
 

AGENDA 

Joint Special Meeting of the 
Scotts Valley City Council  

and the Planning Commission 
In-Person and Remote Access 

Date:  June 28, 2023 
Time:  6:30 PM 

 
CONTACT 
INFORMATION 

MEETING LOCATION POSTING 

City of Scotts Valley 
1 Civic Center Drive 
Scotts Valley, CA 
95066 
(831) 440-5600 

City Council Chambers 
1 Civic Center Drive 
Scotts Valley, CA 95066 
OR 
Zoom Video Conference 
https://us02web.zoom.us/j/86813284631 

The agenda was posted 
on 06-23-2023 at City 
Hall, SV Senior Center, 
SV Public Works Building, 
and on the Internet at 
www.scottsvalley.gov. 

 
ELECTED OFFICIALS CITY STAFF MEMBERS 
Jack Dilles, Mayor 
Randy Johnson, Vice Mayor 
Donna Lind, Council Member 
Derek Timm, Council Member 
Allan Timms, Council Member 

Mali LaGoe, City Manager 
Kirsten Powell, City Attorney 
Taylor Bateman, Community Development 
Director 
Sarah Wikle, Senior Planner 
Cathie Simonovich, City Clerk 

APPOINTED OFFICIALS  
PLANNING COMMISSIONERS 
Lori Gentile, Chair 
Chuck Maffia, Vice Chair 
David Hodgin, Commissioner 
Shawn Mosley, Commissioner 
Steve Simonovich, Commissioner 

 

 
 
MEETING NOTICE AND AGENDA PACKET MATERIALS 
Agenda and Agenda Packet Materials: 
For Special City Council Meetings, the agenda and the complete agenda packet are available 
for review, at last 24 hours prior to the meeting, on the Internet at the City’s website: 
www.scottsvalley.gov and in the lobby of City Hall at 1 Civic Center Drive, Scotts Valley, CA. 
Pursuant to Government Code §54957.5, materials related to an agenda item, submitted after 
distribution of the agenda packet, are available for public inspection in the lobby of City Hall 
during normal business hours, Monday-Friday, 8am-12 pm and 1-5 pm. In accordance with AB 
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1344, such documents will be posted on the City’s website at www.scottsvalley.gov.   
 
Public Participation: 
The meeting will be available on Zoom and livestreamed to the City of Scotts Valley’s YouTube 
channel:  https://www.youtube.com/channel/UCLNTBScelB4wTfidYHrocWA   
For those wishing to participate via Zoom you can join the following ways: 
Zoom Webinar meeting link:  https://us02web.zoom.us/j/86813284631 
Or dial one of these numbers:  (669) 900-9128  or (669) 444-9171 
Webinar ID:  868 1328 4631 
 
Whether attendance is in-person or remote, you will be given opportunities to provide public 
comment at the appropriate times throughout the meeting. The time limit is up to 3 minutes for 
an individual, or 5 minutes for someone who is representing a group of three or more, at the 
discretion of the Mayor. Please note that this is not a question-and-answer time, but simply a 
time to provide comments to the Council. At the appropriate times during the meeting for public 
comment on specific agenda items, the Mayor will announce that public comment will be 
accepted. 
 
How to comment via in-person attendance: 
Please proceed to the public comment podium when the Mayor opens the item for public 
comment. 
 
How to comment via Zoom Webinar: 
Use the webinar attendee option to “raise hand” when the Mayor opens the item for public 
comment. The Clerk will unmute you when it is your turn. If you have joined via Zoom phone 
call, dial *9 or your phone to “raise your hand”, and the Clerk will unmute you when it is your 
turn. 
  

CALL TO ORDER 6:30 PM 
  

PLEDGE OF ALLEGIANCE and MOMENT OF SILENCE 
  

ROLL CALL 
  

REGULAR AGENDA 
Persons wishing to speak on any item may do so by raising their hand to be recognized by the 
Mayor. 
  
 1. 6th Cycle Housing Element Update Review for HCD Submittal 

 

ADJOURNMENT 
  
ADA NOTICE 
The City of Scotts Valley does not discriminate against persons with disabilities. The 
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City Council Chambers is an accessible facility.  If you wish to attend a City Council 
meeting and require assistance such as sign language, a translator, or other special 
assistance or devices in order to attend and participate at the meeting, please call the 
City Clerk's office at (831) 440-5600 five to seven days in advance of the meeting to 
make arrangements for assistance.  If you require the agenda of a City Council meeting 
be available in an alternative format consistent with a specific disability, please call the 
City Clerk’s Office.  The California State Relay Service (TTY/VCO/HCO to Voice: 
English 1-800-735-2929, Spanish 1-800-855-3000; or, Voice to TTY/VCO/HCO: English 
1-800-735-2922, Spanish 1-800-855-3000), provides Telecommunications Devices for 
the Deaf and Disabled and will provide a link between the TDD caller and users of 
telephone equipment. 
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PROCEDURAL INFORMATION FOR THE PUBLIC 

 
 

THE FOLLOWING IS THE PROCEDURE COUNCIL SHOULD TAKE IN 
APPROVAL OF A RESOLUTION: 

 
 1. Move the Resolution number for approval. 
 2. Second the motion. 
 3. Vote by body, a roll call vote is not required. 
 
 

THE FOLLOWING IS THE PROCEDURE COUNCIL SHOULD TAKE IN 
INTRODUCTION/ADOPTION OF AN ORDINANCE: 

 
1. Move the Ordinance number for introduction (or adoption). 
2. Move the Ordinance be introduced by title only and waive the reading of 

the text. 
3. Read the Ordinance title. 
4. Second the motion.  
5. Vote by body, a roll call vote is not required. 

 
 

THE FOLLOWING IS THE PROCEDURE COUNCIL SHOULD TAKE IN 
PUBLIC COMMENT/PUBLIC HEARINGS: 

 
 Unless otherwise determined by the presiding officer of the meeting: 
 
 1. Three minutes allowed per individual to speak. 
 2. Five minutes allowed per individual representing a group of three or more. 
 

❖❖❖❖❖❖❖❖ 
 

The City of Scotts Valley does not discriminate against persons with disabilities. The City 
Council Chambers is an accessible facility.  If you wish to attend a City Council meeting and 
require assistance such as sign language, a translator, or other special assistance or devices in 
order to attend and participate at the meeting, please call the City Clerk's office at (831) 440-
5602 five to seven days in advance of the meeting to make arrangements for assistance.  If you 
require the agenda of a City Council meeting be available in an alternative format consistent 
with a specific disability, please call the City Clerk’s Office. The California State Relay Service 
(TTY/VCO/HCO to Voice: English 1-800-735-2929, Spanish 1-800-855-3000; Voice to 
TTY/VCO/HCO: English 1-800-735-2922, Spanish 1-800-855-3000; or, from or to Speech-to-
Speech, English & Spanish 1-800-854-7787), provides Telecommunications Devices for the 

Page 4 of 271



City Council Meeting Agenda  Page 5 
Date:  June 28, 2023 
 
Deaf and Disabled and will provide a link between the TDD caller and users of telephone 
equipment. 
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CITY OF SCOTTS VALLEY
City Council Staff Report

DATE: June 28, 2023

TO: Honorable Mayor, City Council, and Planning Commission

FROM: Taylor Bateman, Community Development Director

APPROVED: Mali LaGoe, City Manager

SUBJECT: 6th Cycle Housing Element Update Review for HCD Submittal 

BACKGROUND
The Housing Element is one of seven mandated elements of the City’s General Plan. It identifies the 
current and future housing needs of the City with proposed actions to facilitate the provision of housing to 
meet those needs at all income levels. Updates to the Housing Element is required by State law every 
eight years and reflects the State’s housing goal of "attaining decent housing and a suitable living 
environment for every California family," as well as incorporating the unique concerns of the community. 
The current Housing Element, which was adopted by the City Council in March 2016 and certified by the 
State, covers the planning period from 2015 to 2022 (the 5th Cycle). The next Housing Element Update 
(the 6th Cycle) must be adopted by December 2023, to address the period from 2023 to 2031. State law 
establishes a series of very specific requirements as to the scope, content, and process by which a 
Housing Element is updated and adopted, including review and approval (known as certification) by the 
California Department of Housing and Community Development (HCD). 

PUBLIC REVIEW DRAFT HOUSING ELEMENT
On May 19, 2023, the City accomplished a major milestones with the publishing of the Public Review Draft. 
This represents the first complete, public draft which incorporates public comments and recommendations 
from the City Council and Planning Commission. Per State law requirements, the Public Review Draft was 
available for a 30-day review through June 19, 2023, and public comment submittal was available through 
the online Feedback Form.  Following the mandated 30-day review, the City must now compile and consider 
the public comments for a minimum of 10 business days. The Public Review Draft Housing Element 
includes the following chapters and appendices:

• Chapter 1: Introduction
• Chapter 2: Housing Plan
• Appendix A: Review of Past Performance
• Appendix B: Housing Needs Assessment
• Appendix C: Housing Constraints
• Appendix D: Housing Resources
• Appendix E: Affirmatively Furthering Fair Housing
• Appendix F: Candidate Housing Sites
• Appendix G: Community Engagement Summary
• Appendix H: Glossary of Terms

COMMENTS ON THE PUBLIC REVIEW DRAFT HOUSING ELEMENT
Staff received two online feedback form submissions and six letters via email. Comments ranged from 
RHNA sites strategy recommendations to policy program updates to informational comments. Attachment 
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2 provides a table of the comments received.  These comments will be reviewed by staff and as appropriate, 
edits will be incorporated into the HCD Review Draft Housing Element.

125 Bethany Drive

One letter in particular was received from a co-owner of 125 Bethany Drive requesting that their property 
be removed for consideration for rezoning as identified in the Sites Inventory (discussed below). The Public 
Review Draft Housing Element calls for rezoning this 1.35-acre property from C-P Professional to R-H High 
Density to accommodate up to 41 multi-family residential units.

The property owner has submitted a development application to the City to construct a 66,204 square foot 
storage facility; including  42,475 net square feet of storage, and 11,549 net square feet of professional and 
administrative office space

Based on the request from the property owner, and the fact that they have a pending development 
application, staff recommends removing 125 Bethany from the Sites Inventory.

CANDIDATE SITES
Through the Housing Element update, the City must show that it can accommodate its Regional Housing 
Needs Allocation (RHNA). For the 6th Cycle, the City of Scotts Valley was allocated a total of 1,220 housing 
units (as outlined in Table 1). The City is required to identify strategies and exact parcels with the capacity 
to accommodate the entirety of the RHNA, plus a buffer to avoid a “No-Net-Loss” situation. This refers to a 
site developing less units than identified in the Housing Element and thus falling below the required RHNA; 
in that case, the City would have to update its Housing Element and identify new sites to accommodate the 
shortfall. To avoid this, HCD recommends each jurisdiction accounts for buffers of 15 to 30 percent at each 
income category.  

Table 1 – 6th Cycle RHNA
Income Range1

Income Category
Percent of Area 
Median Income 

(AMI) Minimum Maximum

RHNA
(Housing 

Units)

Very Low Income 0 – 50% -- $77,750 392

Low Income 51 – 80% $77,751 $124,750 257

Moderate Income 81 – 120% $124,751 $143,150 154

Above Moderate 
Income

>120% $143,150 -- 417

TOTAL: 1,220 units
 
On April 5, 2023, Staff presented the City Council and Planning Commission a number of strategies to 
accommodate this RHNA and received guidance on preferred methods and recommendations. 
Recommendations included: 1) proceed with including mixed-use development opportunities along Scotts 
Valley Drive, 2) consider additional capacity at Town Center, 3) outreach to current project applications to 
increase unit capacity on respective properties, 4) proceed with studying commercial and residential areas 
for higher density residential development capacity, 5) decrease the total and above moderate-income 
buffer.

Staff also received recommendations from stakeholders and local property owners to increase the mixed-
use residential maximum over the current 50 percent. Based on further guidance from the City Council and 
Planning Commission from the first Joint Study Session, the number of residential units were decreased, 

1 Income range is based on the 2022 HUD Area Median Income (AMI) for Santa Cruz County of $119,300 for a 
family of 4.
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and the number of mixed-use units were increased. The final units associated with the sites inventory and 
their buffer over the RHNA are shown in Table 2. The location of sites are illustrated in Attachment 2.

Table 2 – Public Review Draft RHNA Sites Inventory

Strategies
Very 
Low-

Income
Low-

Income
Moderate-

Income
Above 

Moderate-
Income

TOTAL

6th Cycle RHNA 392 257 154 417 1,220

Existing Residential Capacity 12 2 58 72

Pipeline Projects 51 13 353 417

Projected ADUs 24 12 4 40

Town Center Specific Plan 427 39 191 657

Residential 38 9 48 95
Rezones

Mixed-Use 354 93 444 891

TOTAL 906 168 1,098 2,077

Buffer Over RHNA 40% 9% 163% 70%

Existing Residential Capacity
As a result of guidance to decrease the above moderate-income buffer, Staff has removed all vacant 
residential sites and underutilized residential sites with the capacity to accommodate only above moderate-
income units. Only sites with the existing zoning to accommodate lower and moderate-income units are 
remaining.

Pipeline Projects
The Public Review Draft inventory includes increased Pipeline Project units since the April 5, 2023, Joint 
Study Session. This is a result of discussions with the Valley Gardens applicant to increase the proposed 
units. 

In total, Pipeline Project units increased from 369 total units to 417 total units. 

Accessory Dwelling Units (ADUs)
The Public Review Draft inventory includes increased ADU projections (1.5 times of the 2018 to 2022 
average) for a minimum projection of five ADUs per year, consistent with HCD guidelines. HCD guidelines 
recommend reviewing past construction trends and inclusion of programs that incentivize ADU construction 
to inform ADU projections for the 6th Cycle.   This will be facilitated through a number of program actions 
included in the Housing Plan. Program H-1.1 addresses the City’s total RHNA and its identified housing 
unit capacity through projects in various strategies, including the projected ADU development. Through 
program H-1.4, the City shall facilitate the development of ADUs per State law requirements. The City will 
establish an ADU monitoring program to track ADU development, review ADU production and affordability 
levels annually, and implement actions in this Program as a means of promoting increased ADU 
development. 

Town Center Specific Plan
For the April 5 Study Session, Staff presented a total capacity of 250 units in the Town Center Specific Plan 
area. Upon further analysis, parcels in the Specific Plan area were strategically selected based on 
propensity and ability to control the development of affordable units. This resulted in the selection of three 
City-owned parcels, the METRO Cavallaro transit center parcel, and the Kings Village shopping center 
parcel. A total of 657 units may be accommodated over these five parcels. 
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Rezone Strategies
Through the strategies identified above, the City cannot fully accommodate its lower and moderate-income 
RHNA. As such, two rezone strategies are proposed for select sites; residential and mixed-use rezones. 
The sites selected for rezoning are predominantly located along Scotts Valley Drive and Mount Hermon 
Road – in an effort to affirmatively further fair housing by creating affordable housing development along 
major corridors. Sites were selected based on their likelihood of developing such as vacant parcels, 
underutilized parcels2, and parcels with property owner and developer interest. Attachments 3 and 4 show 
the location of sites selected for rezoning.

Residential Rezone

The first strategy includes the increase of zoning of select parcels to a high-density zoning designation 
allowing 40 dwelling units per acre. In total, 95 units are possible through this residential rezone.

Mixed-Use Rezone

The second strategy includes the increase of zoning of select sites to a mixed-use zoning designation 
allowing 40 dwelling units per acre and with a permitted residential component of 70 percent instead of the 
current 50 percent. In total, 891 units are possible through this mixed-use rezone. 

No-Net-Loss Buffer
It is important to note that the City must not only show it can accommodate its RHNA, but that it also has a 
“buffer.” HCD recommends a buffer between 15 and 30 percent at each income category. This buffer allows 
development to occur at potentially lower rates than anticipated in the Housing Element while maintaining 
adequate sites to accommodate the total RHNA, and thus avoiding “No Net Loss.” If the City were to fall 
below the RHNA (“No Net Loss”), it would need to amend the Housing Element and potentially identify new 
sites to be rezoned to maintain adequate sites to accommodate RHNA throughout the entirety of the 
planning period – as required by SB 166.

At the April 5, 2023, Joint Study Session, City Council and Planning Commission recommended Staff work 
towards decreasing both the above moderate-income and total buffers. Table 3 shows the buffer that was 
proposed during the last Study Session versus what is now included in the Public Review Draft. As shown, 
the two categories were largely decreased, and the lower income category almost doubled.

Table 3 – No-Net-Loss Buffer

Buffer
Very 
Low-

Income
Low-

Income
Moderate-

Income
Above 

Moderate-
Income

TOTAL

April 5 Joint Study Session Buffer 28% 31% 762% 279%

Public Review Draft Buffer 40% 9% 164% 78%

POLICY PROGRAMS
The Chapter 2: Housing Plan establishes the goals, policies, and programs that the City will implement 
throughout the planning period to meet its RHNA, address potential constraints to housing development, 
and affirmatively further fair housing. The programs include concrete actions and timeframes, per HCD 
guidelines. Additional programs have also been added in response to the analysis conducted in the Draft 
Housing Element’s appendices; these include new State law requirements and actions to further facilitate 
affordable housing development and remove development constraints. Further information on updates to 
State Law that are informing a number of the Policy Programs in the Housing Plan can be found in 
Attachment 6. 

2 Parcels are considered underutilized when the land value exceeds the improvement value. Improvements refer to 
buildings and structures constructed on the land. 
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New program topics included in the Housing Plan include:

• Actions to facilitate ADU development; 
• Removal of development constraints, such as parking requirements for multi-family developments;
• Affirmatively Furthering Fair Housing (AFFH);
• Update to the city’s definition of “Family” to remove limitations to the number of unrelated persons 

and differentiation between related and unrelated individuals living together
• Amending zoning to permit employee housing;
• Amending zoning to update parking requirements for emergency shelters, expand the City’s 

definition of “emergency shelters,” and monitor an inventory of sites appropriate to accommodate 
emergency shelters;

• Update the Density Bonus Ordinance to comply with recent update to State law; and
• Amending zoning to permit low barrier navigation centers in compliance with State law.

NEXT STEPS
Staff is continuing to make refinements to the Public Review Draft Housing Element. Staff will also take into 
consideration Planning Commission and Councilmember comments as well as public comment. Staff 
anticipates submitting the HCD Review Draft Housing on July 5th.

Upon submittal, the City will be assigned a reviewer at HCD, and the State is allowed up to 90 days to 
provide comments on the submittal. Staff will seek early and regular feedback from HCD during their review 
period and expects to receive formal comments from the State in October. Staff will address those 
comments and return to City Council prior to the second formal submittal to HCD. HCD will then have 60-
days to respond. Following review by HCD and further revisions based on HCD and subsequent public 
review comments, a final draft Housing Element will go through a formal public hearing process including 
review by the Planning Commission and City Council prior to formal City Council adoption.

The deadline for Housing Element certification is December 2023, and staff is working to present a 
certifiable Housing Element to Council for approval before that date. Based on these review times, there is 
no flexibility for delay in this schedule if the City wishes to have a certifiable Housing Element complete in 
December. In order to meet this timeframe, it is important for the City’s initial submittal to be comprehensive 
to meet or exceed HCD’s expectations. This will minimize back and-forth during the review periods and 
help ensure a smoother path to certification.

The timely development and implementation of a Housing Element is essential to avoid consequences that 
come from failing to do so. Among these could be the inability of the City to qualify for certain state or 
federal funding programs for transportation, infrastructure, and housing; shortened deadlines for completing 
any necessary rezones associated with Housing Element Law compliance; “Builder’s Remedy” projects3; 
lawsuits from third party organizations or the State; suspension of local control on building matters; and 
fines. In a growing effort by the State to increase accountability and enforcement of new State housing laws 
(see Attachment 6) and to better address the housing needs of Californians, HCD increased its 
accountability efforts and formed the Housing Accountability Unit (HAU). The HAU is in charge of holding 
jurisdictions accountable for their Housing Element commitments, as well as compliance with other State 
housing laws. Violations of these laws may lead to consequences including revocation of housing element 
certification and/or referral to the California Office of the Attorney General.

RECOMMENDATION
Staff recommends that the City Council and Planning Commission provide comments on the Draft 6th Cycle 
Housing Element.  

3 Government Code section 65589.5(d)(5) prevents jurisdictions without a substantially compliant Housing Element 
from denying residential projects that meet specific requirements even if they do not comply with the Zoning Code 
or General Plan. These projects must be predominantly made up of residential uses and meet the affordability 
threshold. 
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FISCAL IMPACTS
There are no additional financial impacts anticipated as a result of this action. The cost of the Housing 
Element Update is included as part of the contract agreement approved by City Council on October 5, 2022.

ATTACHMENTS

Attachment 1 – Public Review Draft 2023-2031 Housing Element

Attachment 2 –Public Comments (May 19-June 22) on the Public Review Draft Housing Element

Attachment 3 – Complete Map of Candidate Housing Sites

Attachment 4 – Map of Candidate Housing Sites for Rezoning – Mixed-Use

Attachment 5 – Map of Candidate Housing Sites for Rezoning – Residential

Attachment 6 – Updates to State Law
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The Housing Element identifies and plans for the City 

of Scotts Valley existing and projected housing needs 

for all economic segments of the community, as well 

as maintains compliance with all State housing laws. 

It contains a detailed work program of the City’s 

goals, policies, programs, and objectives that 

preserve, improve, and ensure housing for a 

sustainable future. Each eight-year planning cycle, 

the City is allocated a specific number of housing 

units to plan for – the Regional Housing Needs 

Allocation (RHNA) – and is determined by the 

Association of Monterey Bay Area Governments 

(AMBAG). The RHNA quantifies current and future 

housing growth for all jurisdictions within the region. 

Through research and analysis, the Housing Element 

identifies available candidate housing sites and 

establishes policies and programs to accommodate 

the RHNA.  

  MAY 2023 PUBLIC REVIEW DRAFT 
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S T A T E  R E Q U I R E M E N T S   
California State Housing Element Law (California Government Code Article 10.6) establishes 
requirements for the Housing Element. California Government Code Section 65588 also 
requires that local governments review and revise the Housing Element of their comprehensive 
General Plans not less than once every eight years. 

Section 65580 of the California Government Code states: 

a. The availability of housing is of vital statewide importance, and the early attainment of 
decent housing and a suitable living environment for every Californian, including 
farmworkers, is a priority of the highest order. 

b. The successful development of housing requires cooperative participation of government 
and the private sector to expand housing opportunities and accommodate the housing 
needs of Californians in all economic levels.  

c. The provisions of housing, affordable to low- and moderate-income households, requires 
the cooperation of all levels of the government. 

d. Local and State governments have a responsibility to use the powers vested in them to 
facilitate the improvement and development of housing to make adequate provision for 
housing needs of all economic segments of the community.  

e. The Legislature recognizes that in carrying out this responsibility, each local government 
also has the responsibility to consider economic, environmental, and fiscal factors and 
community goals set forth in the general plan and to cooperate with other local 
governments and the state in addressing regional housing needs. 

f. Designating and maintaining a supply of land and adequate sites suitable, feasible, and 
available for the development of housing sufficient to meet the locality’s housing need 
for all income levels is essential to achieving the state’s housing goals and the purposes 
of this article. 

Table 1-1 summarizes the Housing Element requirements and identifies where these 
requirements are addressed in this document.  
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Table 1-1: Housing Element Requirements 

Housing Element Requirement(s) Government Code 
Chapter 

Section 
Reference 

Analysis of employment trends. Section 65583.a Appendix B 
Projection and quantification of existing and projected housing needs for all 
income groups. 

Section 65583.a Appendix B 

Analysis and documentation of the City’s housing characteristics, including 
cost for housing compared to ability to pay, overcrowding, and housing 
condition. 

Section 65583.a Appendix B 

An inventory of land suitable for residential development including vacant 
sites and sites having redevelopment potential. 

Section 65583.a Appendix F 

Analysis of existing and potential governmental constraints upon the 
maintenance, improvement or development of housing for all income 
levels. 

Section 65583.a Appendix C 

Analysis of existing and potential nongovernmental (private sector) 
constraints upon maintenance, improvement or development of housing for 
all income levels. 

Section 65583.a Appendix C 

Analysis concerning the needs of the homeless. Section 65583.a Appendix B 
Analysis of special housing needs: handicapped, elderly, large families, farm 
workers, and female-headed households. 

Section 65583.a Appendix B 

Analysis of opportunities for energy conservation with respect to residential 
development. 

Section 65583.a Appendix D 

Identification of Publicly Assisted Housing Developments. Section 65583.a Appendix E 
Identification of Units at Risk of Conversion to Market Rate Housing. Section 65583.a Appendix E 
Identification of the City’s goal relative to the maintenance, improvement, 
and development of housing. 

Section 65583.a Chapter 2 

Analysis of quantified objectives and policies relative to the maintenance, 
improvement, and development of housing. 

Section 65583.b Chapter 2 

Identification of adequate sites that will be made available through 
appropriate action with required public services and facilities for a variety of 
housing types for all income levels. 

Section 65583.c(1) Appendix F 

Identification of strategies to assist in the development of adequate housing 
to meet the needs of low and moderate-income households. 

Section 65583.c(2) Chapter 2 

Description of the Public Participation Program in the formulation of 
Housing Element Goals, Policies, and Programs. 

Section 65583.d Appendix G 

Description of the Regional Housing Needs Allocation (RHNA) prepared by 
the Association of Monterey Bay Area (AMBAG) Governments. 

Section 65583.e Chapter 1 

Analysis of Fair Housing, including Affirmatively Furthering Fair Housing.  Section 8899.50 Appendix E 
Review of the effectiveness of the past Housing Element, including the City’s 
accomplishments during the previous planning period. 

Section 65583.f Appendix A 

Source: State of California, Department of Housing and Community Development. 
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R E G I O N A L  H O U S I N G  N E E D S  A L L O C A T I O N  
Government Code Section 65583 sets forth the requirements of local jurisdictions to provide 
their “fair share” of regional housing needs. RHNA is the methodology used for determining 
housing need by income category and is based on trends in population, households, and 
employment. The statewide determination is under the administration of California 
Department of Housing and Community Development (HCD), who reviews, certifies, and 
enforces Housing Elements. The quantified housing need is then allocated among the State’s 18 
Metropolitan Planning Organizations (MPOs) – AMBAG for the City of Scotts Valley.  

In accordance with California Government Code Section 65583, AMBAG is tasked with creating 
a methodology for distributing the RHNA to its member jurisdiction. The City’s RHNA is divided 
into four income categories, which is based on the Santa Cruz County HUD Area Median Family 
Income (HAMFI) for an assumed family of four. Table 1-2 identifies the Scotts Valley’s RHNA by 
household income category for the 2023-2031 planning period.  

Table 1-2: City of Scotts Valley 6th Cycle RHNA by Income Category 

Income Category 
Percent of HUD Area 

Median Family Income 
(HAMFI) 

RHNA  

Very Low-Income 0-50% HAMFI 392 
Low-Income 51-80% HAMFI 257 
Moderate-Income 81-120% HAMFI 154 
Above Moderate-Income >120% HAMFI 417 

Total RHNA  1,220 
*The Scotts Valley AMI is $119,300 for a family of four, according to the 2022 HCD Income Limits.  

R E L A T I O N S H I P  T O  O T H E R  G E N E R A L  P L A N  
E L E M E N T S   
The Housing Element works in tandem with all Scotts Valley General Plan Elements. The 
General Plan was adopted in 1994. In 2012 the City began the process to update the Plan 
through 2040. The other Elements of the Scotts Valley General Plan include those listed below. 
The Housing Element must remain consistent with each of these Element.  

 Land Use 

 Circulation 

 Open Space and Conservation 

 Noise 

 Safety 

 Public Service and Facilities 

 Parks and RecreationsDRAFT
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The Land Use Element is the guide for decision makers on the pattern, distribution, density, and 
intensity of land uses that help the City achieve its vision for the future. By designating 
residential development, the Land Use Element establishes the densities and types of housing 
units constructed in the City. Land use patterns and decisions are influenced by:  

 Population 

 Economic growth (which create 
market demand) 

 Transportation access and 
opportunities 

 Availability of infrastructure  

 Environmental constraints  

 Quality of life reflected in parks 
and recreational actives  

 Look and feel of the City 

 Cultural amenities  

The presence and potential for jobs affects the current and future demand for housing at the 
various income levels in the City.   

The Housing Element also works with the Circulation Element to connect housing, community 
resources and services, employment, and recreation. Scotts Valley’s Circulation Element 
supports continuing programs to improve travel by vehicles, bikes, and walking. It also provides 
guidance on expanding options for transit and active transportation. In conjunction with the 
Housing Element, the Circulation Element provides policies and incentives that consider the 
types of infrastructure essential for residential developments, in addition to mitigating the 
effects of growth in the City.  

The Housing Element has been reviewed for consistency with the other General Plan Elements; 
policies and programs are consistent with the policy direction contained in other parts of the 
Scotts Valley General Plan. As portions of the General Plan are amended in the future, the 
Housing Element will be reviewed to ensure that internal consistency is maintained.  

P U B L I C  P A R T I C I P A T I O N  
Public participation is a vital component to the Housing Element update process. Public 
engagement creates opportunities for community members to provide their input and 
feedback, information which then directs the Housing Element’s goals, policies, and programs. 
Section 65583 of the Government Code states, "local government[s] shall make diligent effort 
to achieve public participation of all economic segments of the community in the development 
of the housing element, and the program shall describe this effort." Community participation 
ensures that a variety of stakeholders and community members are offered a platform to 
engage in the City’s planning process.  

As required by Government Code Section 65585(b)(2), all written comments regarding the 
Housing Element have been provided to each member of the City Council.  Appendix G contains 
all outreach conducted and public comments received during the update process. 

DRAFT

Page 20 of 271



  

 

 

 

 

 

 

 

 

 

 

 

The Housing Element’s fundamental priority is to 

provide housing that fulfills the diverse needs of the 

Scotts Valley community – the Housing Plan provides 

the methodology to achieve that. The goals and 

policies contained in this chapter address Scotts 

Valley’s identified housing needs, which are 

implemented by a series of housing programs. 

Housing programs include current City efforts and 

new initiatives that address the City’s unmet housing 

needs and updates to State housing law.  
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Goals, Policies & Programs 

Goal H-1 Promote a balanced mix of housing types, prices, and 
opportunities by increasing the number of housing units to 
accommodate population and employment growth. 

Policies 

Policy H-1.1 Housing Variety 
Encourage the production of new residential development which provides a 
choice of housing type, density, and cost to meet the housing needs of all 
segments of the community. 

Policy H-1.2 Appropriate Infrastructure 
Ensure that new residential sites have appropriate community services and 
public facilities, including streets and roadways, water, sewer, and other 
needed infrastructure.  

Policy H-1.3 Mixed-Use Development 
Facilitate and encourage the development of mixed-use residential and 
commercial projects at appropriate locations along major corridors, within 
established design guidelines.  

Policy H-1.4 Affordable Housing Development Incentives and Concessions 
Offer regulatory incentives and concessions for affordable housing, such as 
modified development standards, density bonuses, or fee waivers where 
deemed to be appropriate.  

Policy H-1.5 Town Center Specific Plan 
Continue to support the development of Town Center to provide a range of 
housing types, retail, commercial uses, public facilities, and open space that 
serve as the focal point for the community.  

Policy H-1.6 Quality Affordable Housing 
Encourage density levels and incentives, for affordable housing, sufficient to 
facilitate the production of quality affordable housing.   
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Programs 

 
Program H-1.1 6th Cycle Regional Housing Needs Allocation 

The City has a total RHNA of 1,220. State law requires the City to identify 
sites to accommodate its fair share allocation for the 2023-2031 planning 
cycle. The City has identified housing unit capacity through projects in the 
pipeline, projected ADU development, and the Town Center Specific Plan. To 
meet the remaining RHNA need across all income categories, the City has 
identified the rezone actions listed below, including increased density 
residential rezones and mixed-use rezones with higher residential 
percentages at higher densities.  

Additionally, the City shall continue to use the Town Center Specific Plan and 
appropriate zoning to ensure that adequate sites are available (as defined by 
Government Code section 65583) to accommodate the City’s RHNA for all 
income categories.  

The City shall also monitor housing development city-wide on an ongoing 
basis to ensure that the sites identified in Appendix F are developed at 
densities appropriate for fulfilling its RHNA requirement for the 6th Cycle. 
Should a project be approved on a sites with a lower density than that 
identified in the 6th Cycle Housing Element, the City will assess its continued 
ability to accommodate the RHNA. Should the project result in a shortfall in 
sites, the City will address the “No Net Loss” requirements by identifying 
additional sites to replenish the candidate sites inventory in accordance with 
State law within 180 days.   

Actions: 
 Residential Rezones: Adopt a zoning ordinance amendment to 

rezone 1.81 acres on 3 parcels (identified in Appendix F) to permit 
residential uses at an assumed density of 40 dwelling units per acre. 
The rezoning would accommodate 191 units, including 76 lower 
income units.  

 Mixed-Use Rezones: Adopt a zoning ordinance amendment to rezone 
40.35 acres on 33 parcels (identified in Appendix F) to permit mixed-
use developments at an assumed density of 40 dwelling units per acre 
with up to 70 percent residential. The rezoning would accommodate 
796 units, including 316 lower income units.  

 Town Center Specific Plan: Adopt a Specific Plan amendment to allow 
for residential development at the scale established in Appendix F.   DRAFT
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 Continue to implement appropriate zoning to ensure that adequate 
sites are available (as defined by Government Code section 65583) to 
accommodate the City’s RHNA for all income categories.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Adopt rezones within 3 years of the 6th Cycle Housing Element statutory deadline 

 

Program H-1.2 Sites Inventory Monitoring Program 
Establish a Sites Inventory Monitoring Program consisting of an ongoing 
record of the number of units and income categories of the development 
approved on sites listed in the Housing Element, to ensure that the City at all 
times maintains an ongoing supply of available sites with appropriate 
densities to meet projected housing needs for all income categories. Make 
findings required by ‘no net loss’ law (Section 65863) if the City approves 
projects with fewer units or different income categories than shown in the 
Housing Element. If project approval results in fewer units in any income 
category to meet the City’s remaining RHNA, take action within 180 days to 
make adequate sites available.  

Actions: 
 Establish and maintain a Sites Inventory Monitoring Program. 
 Adopt findings with each City approval for residential projects 

identifying the breakdown of units by income category and establish 
whether the City is maintaining enough sites to accommodate the 
remaining RHNA, or if no net loss applies; if it does apply, the City has 
180 days to make adequate sites available.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Establish a Sites Inventory Monitoring Program by January 2025; adopt findings with each 
City-approval for residential projects on a Housing Element site. 

 

Program H-1.3 Planned Development 
Provide development flexibility through the Planned Development District 
(PD). The PD District is designed to enable projects to modify specific 
development standards for a site that facilitate quality development and 
respond to unique site or environmental conditions. For example, a PD 
district allows smaller lots than normally allowed under the Zoning Code to 
preserve trees and sloped areas. In these cases, the PD district provides a 
means of flexibility to secure modifications to otherwise set development 
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standards. PD districts are not pre-established throughout the City; rather, an 
applicant would apply for one if they were seeking to modify specific 
development standards.  

Actions: 
 Continue to provide flexible design through the PD zoning district.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: On a project-by-project basis. 

 

Program H-1.4 Accessory Dwelling Unit Program 
The City shall facilitate the development of Accessory dwelling units (ADUs; 
also referred to as secondary dwelling units or “granny units”) per State law 
requirements. ADUs are accessory to a primary residence and include 
complete independent living facilities. ADUs may be detached or attached to 
the primary structure; converted existing space, such as a garage, storage 
area, or similar use; or a Junior ADU (JADU) which is entirely contained within 
an existing or proposed single-family residence. Existing single-family parcels 
may provide a cost-effective solution for current housing needs through ADU 
development. 

State law updates since 2016 have played an important role in facilitating 
ADU development. The City will amend its current “Secondary Dwelling Unit 
Program” to comply with State law requirements.  

The City will establish an ADU monitoring program to track applications and 
affordability to ensure adequate ADU development is occurring to meet the 
6th Cycle RHNA goals. The City will review ADU production and affordability 
levels annually to determine if assumptions made in the Housing Element are 
accurate. If assumptions are not met, and depending on the results of the 
survey, the City will take additional actions, which could include additional 
public outreach efforts, modifications to processes, further streamlining and 
incentivization, rezoning additional sites, or similar actions. 

The City will also implement the actions listed in this Program as a means of 
promoting increased ADU development, as projected in Appendix F of this 
Housing Element, and facilitating the development of affordable ADUs. 

Actions: 
 Amend the current “Secondary Dwelling Unit Program” in compliance 

with State ADU laws. Submit revised ordinance to HCD in compliance 
with State law.  
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 Establish and promote permit-ready ADU plans to minimize design 
costs, expedite permit processing, and provide development certainty. 

 Establish and maintain an ADU Manual guiding applicants through the 
permitting and construction of an ADU. 

 Establish and maintain an ADU webpage informing the community on 
ADU related codes, processes, and incentives. 

 Establish an incentive program for deed-restricted affordable ADUs 
such as waived permitting fees and/or priority processing.  

 Establish an ADU monitoring program, and biennially review, for 
development trends for potential gaps. If gaps are identified, 
implement changes within one year. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Amend the “Secondary Dwelling Unit Program” by January 2025; Establish permit-ready 
ADU plans, an ADU Manual, an ADU webpage, an incentives program, and an ADU monitoring 
program by January 2026 

 

Program H-1.5 Removal of Residential Development Constraints 
The City shall facilitate housing development, particularly affordable housing, 
by reviewing residential development standards for possible constraints. The 
City will continue to monitor development trends and meet with the 
development community to discuss the permitting and development 
process. 

As of May 2023, the City requires two parking spaces for each multi-family 
dwelling units, plus one space for each five units. Per HCD guidance, this 
requirement may create a constraint to the development of affordable 
housing units. The City will conduct research and adopt changes to the 
parking requirements to address this constraint.  

Actions: 
 Research and adopt an amendment to residential development 

standards to remove constraints from parking requirements for multi-
family developments. 

 Annually review development trends and biennially meet with the 
development community to receive input and feedback. If constraints 
are identified that inhibit the development of affordable housing, 
adopt changes with two years.  
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Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Adopt an amendment to parking standards for multi-family developments by January 
2027; Annually review development trends and biennially meet with the development community; if 
constraints are identified throughout the Planning Period, adopt changes within two years.  

 

Program H-1.6 Mixed-Use Development 
The City shall continue to allow for mixed-use developments along corridors 
to create opportunities for higher density residential paired with commercial 
uses that promote convenient access to jobs, shopping services, recreation, 
and multi-modal transportation. Residents in these developments and 
adjacent neighborhoods may benefit from less dependency on single-vehicle 
occupancy resulting in decreased congestion, reduced emissions, and 
decreased household expenses for vehicle use. 

Through Program H-1.1, the City shall rezone 33 parcels to allow for a density 
of 40 dwelling units per acre and a residential component of 70 percent in 
order to facilitate the development of 796 possible units.  

Actions: 
 Establish development incentives for mixed-use developments along 

corridors. 
 Annually meet with the development community and property owners 

to identify development opportunities and interest. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Establish development incentives in conjunction with the rezones; annually meet with 
the development community and property owners 

 

Program H-1.7 Facilitation of Affordable Housing Development  
In addition to rezoning strategies to facilitate affordable housing 
development, the City shall expand the existing Inclusionary Housing 
Ordinance city-wide.   

The City shall also collaborate with affordable housing developers to identify 
opportunities, incentives, and funding to facilitate affordable housing 
development.  

Actions: 
 Amend the City’s Inclusionary Housing Ordinance to apply city-wide. DRAFT
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 Annually meet with the development community and property owners 
to identify opportunities, incentives, and funding to facilitate affordable 
housing development.  

 Create and maintain information on the City’s website on the 
development of affordable housing.  
 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Amend the Inclusionary Housing Ordinance by January 2027; Meet with the development 
community and property owners annually; create an informational webpage by January 2027 

Goal H-2 Foster high-quality, safe, and livable housing and residential 
neighborhoods through the preservation of Scotts Valley’s current 
housing stock. Preserve the City’s supporting services and 
programs that are intended to maintain and preserve the quality, 
the continued availability, and the affordability of housing and the 
City’s residential neighborhoods. 

Policies 

Policy H-2.1 Property Maintenance Standards  
Maintain the quality of ownership and rental housing through periodic 
revision and enforcement of housing and property maintenance standards.  

Policy H-2.2 Access to Infrastructure 
Continue to support the repair and upgrade of infrastructure, services, and 
public facilities in existing neighborhoods.  

Policy H-2.3 High Quality Residential Design 
Continue to ensure residential projects are of high quality and thoughtful 
design through the implementation of architectural and design standards.  

Policy H-2.4 Preservation of Affordable Housing 
Preserve the supply of affordable rental housing, including mobile home 
parks, and subsidized rental housing, and special needs housing.  DRAFT
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Programs 

Program H-2.1 Code Enforcement 
Continue to enforce City ordinances related to property maintenance, 
building conditions, and other issues through the City’s Building Department. 
Zoning and building codes are designed to preserve housing in good 
condition and maintain the quality of neighborhoods.  

Actions: 
 Continue to implement a proactive code enforcement program 

through the Building Department and inform residents of 
rehabilitation assistance grants when available at City Hall and on the 
City’s website. 

 Conduct a biennial review of code enforcement cases to identify 
potential trends in the location or type of case. Adopt prevention and 
assistance programs if trends are identified to proactively decrease 
future issues. 

Responsible Agency: Planning and Building Departments 
Funding Source: General Fund 
Timeframe: Implement a proactive code enforcement program throughout the Planning Period; 
provide information at City Hall and online by January 2027; Conduct a biennial review of cases – if 
trends are identified adopt prevention assistance programs within one year 

 

Program H-2.2 Design Review 
Continue to require Design Review to ensure that new housing projects 
blend in with the character of the neighborhood, respect topographical and 
environmental features in Scotts Valley, and ensure compatibility with 
surrounding land uses. Design Review is required for mixed-use projects, 
multifamily residential projects, and projects located in the hillside 
combining district.  

Actions: 
 Continue to review projects to ensure consistency with the General 

Plan Zoning Ordinance and area design guidelines. Priority processing 
will go to affordable housing projects. 

 Review the Residential Design Handbook and design review process 
for subjective language and adopt modifications.  

 Adopt objective design standards for all residential uses. 

 

 

DRAFT

Page 29 of 271



H O U S I N G  

 

2 - 1 0  |  H O U S I N G  P L A N  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Review projects and provide priority to affordable housing projects as applications are 
submitted; Review the Residential Design Handbook and design review process by January 2025; 
Adopt objective design standards by January 2025 

 

Program H-2.3 Monitor and Preserve Affordable Housing  
The City will inventory and gather information to proactively monitor publicly 
assisted housing units that have the potential to convert to market rate. 
Appendix E of this Housing Element identifies 22 affordable units at-risk of 
conversion through 2033. 

 The City will continue to monitor the status of projects and provide technical 
and financial assistance as feasible to ensure the projects remain affordable 
for the long-term. 

Actions: 
 Continue to maintain the Affordable Housing Opportunities Database 

with detailed information on all subsidized units, including those that 
have affordability covenants. 

 Pursue funding sources such as HUD Section 208/811 loans, HOPE II 
and II Homeownership Program funds, HOME funds, CDBG funds, 
Low-Income Housing Tax Credit Programs, California Housing Finance 
Agency single-family and multi-family programs, and other similar 
programs to stimulate private developer and non-profit entity efforts 
in the development and financing of housing for lower and moderate-
income households. 

 Pursue partnership opportunities with non-profits to preserve and 
expand affordable housing in the City. 

 Coordinate with property owners to preserve affordable units at risk 
to maintain and extend affordability. This may include technical 
assistance, funding application support, and/or recommending 
agencies or organizations that may provide additional assistance.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Maintain the Affordable Housing Opportunities Database throughout the Planning 
Period; Annually pursue funding sources and partnerships until at-risk units are maintained; Begin 
coordination with property owners upon adoption of the Housing Element and outreach annually 
until at-risk units are maintained 
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Program H-2.4 Mobile Home Park Conversion Ordinance 
Continue to implement the City’s Mobile Home Park Conversion Ordinance 
which recognizes that the unrestricted conversion of mobile home parks to 
other uses can further diminish the availability of mobile home parks and 
rental space and can subject tenants to the costs and inconvenience of 
relocation. The Ordinance provides a formal application procedure for 
mobile home park conversion and requires approval by the Planning 
Commission or City Council.  

Actions: 
 Continue to implement the Mobile Home Park Conversion Ordinance 

in an effort to protect existing mobile home parks and the supply of 
affordable housing, subject to the limitations imposed by State law. 

 Provide information on the Mobile Home Park Conversion Ordinance 
and other fair housing information on the City’s website and at City 
Hall. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Implement the Mobile Home Park Conversion Ordinance throughout the Planning Period; 
Provide information at City Hall and online by January 2027 

 

Program H-2.5 Mobile Home Park Rent Stabilization Ordinance 
Continue to implement the Mobile Home Park Rent Stabilization Ordinance 
which recognizes the need to protect the residents of mobile homes from 
unreasonable space rent increases, while at the same time recognizing the 
need for mobile home park owners to receive a reasonable income and 
return on investment. The City receives, investigates, and holds hearings on 
requests for rent adjustments through the City’s Mobile Home Rent Review 
Commission.  

Actions: 
 Continue to implement the Mobile Home Park Rent Stabilization 

Ordinance in an effort to promote and enhance fairness in the 
economic relationship between mobile home park owners and 
mobile homeowners. 

 Provide information on the Mobile Home Park Conversion Ordinance 
and other fair housing information on the City’s website and at City 
Hall. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Implement the Mobile Home Park Rent Stabilization Ordinance throughout the Planning 
Period; Provide information at City Hall and online by January 2027 
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Goal H-3 Expand and protect a range of housing opportunities for all 
demographic, economic, and special needs groups in the 
community. 

Policies 

Policy H-3.1 Housing for Special Needs Groups 
Encourage the provision of support and housing services for special needs 
groups, including seniors, large families, disabled persons, persons with 
developmental disabilities, single parents, college students, persons 
experiencing homelessness, farmworkers, and others.  

Policy H-3.2 Partnerships with Nonprofit Housing and Service Providers 
Work with nonprofit housing and service providers to ensure that housing 
and supportive service needs of residents are met.  

Policy H-3.3 Promote Equal Housing Opportunities 
Promote equal housing opportunities and discourage discrimination in the 
sale, rental, or occupancy of housing.  

Programs 

Program H-3.1 Promoting Housing Choice Voucher (HCV) Program 
The City shall promote the Housing Choice Voucher (HCV) Program which 
extends rental subsidies to very low-income households. The program offers 
a voucher that pays the difference between the current fair market rent 
established by the Santa Cruz County Housing Authority and what a tenant 
can afford to pay (i.e. 30 percent of household income).  

The HCV Program also includes a homeownership opportunity – renters who 
have participated in the Program for a minimum of one year, are ready to 
buy a house, and are pre- qualified for a mortgage loan from a participating 
lender, may have their monthly housing assistance payment applied to a 
mortgage payment rather than rent. A three percent down-payment is 
required to be paid by the prospective homebuyer. As the City has little 
control over how the County’s programs are administered, the City will 
facilitate information sharing and coordination with the County. 
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Actions: 
 Continue to participate with the Housing Authority of Santa Cruz 

County Voucher Rental Assistance Program. 

 Annually host an informational workshop with the Housing Authority 
of Santa Cruz County for renters, property owners, and prospective 
homeowners to provide information on the voucher program and 
source of income discrimination, as well as increase participating 
properties. 

 Continue to refer residents to the County program and provide 
information at City Hall and on the City’s website.  

 Biennially outreach to property owners and landlords to market the 
voucher program and enforce State law banning source of income 
discrimination.  

Responsible Agency: Planning Department; Housing Authority of Santa Cruz County 
Funding Source: HUD HCD Fund 
Timeframe: Continue to participate in the Housing Authority of Santa Cruz County Voucher Rental 
Assistance Program and refer residents throughout the Planning Period; Annually host a workshop; 
Biennially outreach to property owners 

 

Program H-3.2 Affirmatively Furthering Fair Housing 
Pursuant to Assembly Bill 686 (AB 686), the City shall affirmatively further fair 
housing by taking meaningful actions that foster inclusive communities free 
from barriers that restricts access to opportunities based on protected 
characteristics, as defined by State law.  

Based on analysis in Appendix E, Scotts Valley is made up of high resource 
areas with high economic, education, and in proximity to employment 
sources. Scotts Valley households may currently be defined as mostly White, 
affluent, and with no risk of displacement. Residents in the City also benefit 
from very low environmental burdens. Given the City’s high quality level of 
living and access to resources, this program’s actions aim to create 
opportunities for increased diversity and access to a variety of affordable 
housing options. The actions also aim to protect the City’s existing lower 
income population from possible displacement. In the process, the City shall 
collaborate with the community, stakeholders, and appropriate organizations 
and agencies to address potential fair housing issues.  
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Actions 
Geographic 

Target Timeframe 

Housing Mobility Strategies  
Create and promote informational materials on the location of 
participating voucher properties and availability of voucher 
programs/financial assistance. See Action H-3.1. 

City-wide. By January 2026; 
throughout the Planning 
Period 

Annually outreach to landlords to expand the location of 
participating voucher properties. 

Census tracts 
12.08, 12.09, 
12.12. 

Annually throughout the 
Planning Period 

Partner with the Santa Cruz Housing Authority to host an annual 
educational workshop on voucher programs and source of 
income discrimination. 

City-wide. Annually throughout the 
Planning Period 

Extend housing choice voucher search times for particular 
groups, such as larger families with children or persons with 
disabilities. Aim to assist 20 households with special needs 
access housing choice vouchers. 

City-wide and 
aimed at 
special housing 
needs 
populations in 
the City. 

By January 2026 

Affirmatively market government assistance and new affordable 
housing units, as available, to community organizations and 
agencies assisting lower income households in the region. 
Promote the information in multiple languages on the City’s 
website and at City Hall. 
 

City-wide with 
a goal of 
addressing 
RCAAs. 

As new units and 
resources become 
available; annually 
throughout the Planning 
Period 

New Housing Choices and Affordability in Areas of Opportunity 
Continue to implement the Inclusionary Housing Below Market 
Rate (BMR) Program. 

City-wide and 
on candidate 
sites. 

Throughout the Planning 
Period and as project 
applications are 
submitted 

Facilitate the development of ADUs at affordable rates. See 
Action H-1.3. 

City-wide and 
with added 
focus on single-
family 
neighborhoods. 

Throughout the Planning 
Period 

Facilitate the development of affordable housing units for 
special housing needs population. This may include, but is not 
limited to, technical assistance, support for funding applications, 
permitting fee waivers, and development standards 
concessions, and other similar actions.   

Along Mount 
Hermon Road 
and Scotts 
Valley Drive – in 
close proximity 
to community 
resources and 
services. 

Throughout the Planning 
Period and as project 
applications are 
submitted 

Review future policies and programs for potentially restrictive 
practices that would limit diversity in the Racially Concentrated 
Areas of Affluence (RCAAs). 

Census tracts 
12.08, 12.09, 
12.12. 

Throughout the Planning 
Period  

Establish specific incentives for the development of affordable 
units in the RCAAs including, but not limited to, permit 
streamlining and reduced fees. 
 

Census tracts 
12.08, 12.09, 
12.12. 

By January 2026 DRAFT
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Actions 
Geographic 

Target 
Timeframe 

Place-Based Strategies to Encourage Community Conservation and Revitalization  
Create and promote informational materials on housing 
accessibility, rehabilitation, and maintenance resources. 
Materials to be distributed at the senior center, library, Civic 
Center, and at community events. Aim to provide home repair 
and rehabilitation assistance for at least 20 households. 

City-wide By January 2026; 
materials to be 
distributed and promoted 
annually 

Annually hold a community workshop or webinar with relevant 
community organizations and agencies to discuss and promote 
available resources. 
 

City-wide Annually  

Protecting Existing Residents from Displacement 
Annually hold a community workshop with relevant community 
organizations and agencies to discuss the needs of persons with 
disabilities and identify whether additional resources and 
development concessions are needed. If necessary changes are 
identified, adopt amendments within 6 months. 

City-wide Annually; adopt 
necessary changes within 
6 months  

Establish an accessibility program to improve access to housing, 
transit, public buildings and facilities, sidewalks, pedestrian 
crossings, and businesses for persons with disabilities. 

City-wide By January 2026 

Pursue at least 2 funding opportunities to address accessibility 
for persons with disabilities. 

City-wide Annually 

Provide information and educational materials on fair housing 
services for property owners, apartment managers, and tenants 
at City Hall and online.  

City-wide Annually throughout the 
Planning Period 

Monitor and respond to complaints of discrimination and refer 
tenants to the California Department of Fair Employment and 
Housing for proper intake, investigation, and resolution of fair 
housing complaints.  

City-wide As complaints are 
submitted 

 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: See individual actions 
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Program H-3.3 Childcare and Daycare Facilities 
The City shall continue to make high quality childcare services available, 
affordable, and accessible to those persons who either live or work in the 
City and who desire or need such services. Scotts Valley recognizes that 
children represent our future community, but also recognizes that existing 
childcare services and facilities may not be adequate to meet today’s 
increasing demand. To ignore this fact jeopardizes the long-term quality of 
the City’s social, physical, and economic well-being.  

Actions: 
 Continue to work with childcare providers and the County to promote 

adequate childcare facilities within the community. 

 Provide information at City Hall and on the City’s website on current 
zoning regulations that apply to childcare and daycare facilities. 

 Continue to encourage new development to provide childcare and 
daycare facilities through a variety of activities, including outreaching 
to developers; providing financial assistance, when available; 
providing expedited processing; identifying grant and funding 
opportunities; and providing information on the City’s Density Bonus 
Ordinance. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Continue to work with childcare providers and the County throughout the Planning 
Period; Provide information at City Hall and online by January 2027; Coordinate with developers on a 
project-by-project basis 

 

Program H-3.4 Reasonable Accommodation 
In compliance with Government Code Section 65583, the City shall remove 
potential and actual governmental constraints upon the maintenance, 
improvement, or development of housing for all income levels and for 
persons with disabilities. The Fair Housing Act, as amended in 1988, requires 
that cities and counties provide reasonable accommodation to rules, policies, 
practices, and procedures where such accommodation may be necessary to 
afford individuals with disabilities equal housing opportunities. Reasonable 
accommodation provides a basis for residents with disabilities to request 
flexibility in the application of land use and zoning regulations or, in some 
instances, even a waiver of certain restrictions or requirements from the 
local government to ensure equal access to housing opportunities. In 
general, City Staff takes into consideration the provisions of the California 
Americans with Disabilities Act (Cal ADA) in the review and approval of 
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housing projects and grants modifications and deviations from the Municipal 
Code to accommodate the needs of persons with disabilities. The City shall 
continue to implement the Reasonable Accommodation Ordinance adopted 
in 2014. 

Actions: 
 Maintain updated information online on the reasonable 

accommodation ordinance, including information on the application 
process, fees, and requirements.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: By January 2026 

 

Program H-3.5 Housing for Persons with Developmental Disabilities 
The City shall promote and facilitate the development of housing for persons 
with developmental disabilities. The housing needs of persons with 
developmental disabilities are typically not addressed by Title 24 (California 
Building Standards Code) regulations or local zoning regulations and may 
require modifications to existing units and/or a varying range of supportive 
housing facilities. The design of housing accessibility modifications, the 
proximity to services and transit, and the availability of group living 
opportunities represent some of the types of considerations that are 
important in serving this population. Incorporating “barrier-free” design in all 
new multi-family housing (as required by California and Federal Fair Housing 
laws) is especially important to provide the widest range of choices for 
residents with disabilities. 

Actions: 
 Encourage construction and rehabilitation of housing with supportive 

services by reviewing and identifying regulatory incentives for 
projects proposing housing for persons with developmental 
disabilities. 

 Seek State and Federal funding to support housing construction for 
persons with developmental disabilities. 

 Collaborate with housing developers and local organizations to 
identify the needs of local persons with developmental disabilities.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Review regulatory incentives by January 2027; Annually seek funding opportunities; 
Biennially collaborate with developers and organizations    
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Program H-3.6 Housing for Lower Income Households 
The City shall work with developers and property owners in identifying 
development options to create affordable housing units for extremely low-, 
very low-, and low-income households who may have limited housing 
options in Scotts Valley.  

Actions: 
 Coordinate with housing developers, property owners, and local 

organizations to identify development opportunities, funding 
resources, and incentives. 

 Meet with housing developers to discuss available programs and 
fundings sources to develop housing units affordable to lower income 
households.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Annually coordinate and meet with developers, property owners, and local organizations 

 

Program H-3.7 Definition of Family 
The City shall amend its definition of “Family” to remove limitations to the 
number of unrelated persons and differentiation between related and 
unrelated individuals living together, as prohibited by the California 
Constitution.  

Actions: 
 Adopt a zoning ordinance amendment to update the definition of 

“family” in compliance with State law.  

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: In conjunction with the ongoing General Plan update, which will be completed by the end 
of 2024.  

 

Program H-3.8 Agricultural and Employee Housing 
The City shall adopt a zoning ordinance amendment consistent with the 
requirements of Health and Safety Codes Section 17021.5 and 17021.6. 
Sections 17021.5 and 17021.6 of the State Health Safety Code are part of the 
Employee Housing Act, and it sets standards for the construction, 
maintenance, use, and occupancy of living quarters called “employee 
housing” as defined in Section 17008 of the Health and Safety Code. The 
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intent of these two sections is to broaden opportunities for agricultural 
employee housing in single-family residential zoning districts.  

Actions: 
 Adopt a zoning ordinance amendment consistent with the 

requirements of Health and Safety Codes Section 17021.5 and 
17021.6 as it relates to agricultural and employee housing.  

Responsible Agency: Planning Departments 
Funding Source: General Fund 
Timeframe: By January 2025 

 

Program H-3.9 Emergency Shelters 
The City shall facilitate the development of emergency shelters and similar 
housing types to address the needs of persons experiencing homelessness or 
those at-risk of homelessness.  While persons experiencing homelessness 
represent a small percent of the Scotts Valley population, they represent an 
important segment of the regional population for whom housing and 
assistance must be addressed. No emergency shelters are currently located 
within the City’s boundaries; however, they are permitted without 
discretionary permits in the C-SC, P, and C-S districts.  

Actions: 
 Amend the City’s Zoning Ordinance for parking requirements for 

emergency shelters in compliance with AB 139.  

 Adopt a Zoning Ordinance amendment to expand the definition of 
“emergency shelters” to include other interim interventions, 
including, but not limited to, navigation centers, bridge housing, and 
respite or recuperative care. 

 Create and monitor an inventory of sites appropriate to 
accommodate emergency shelters and work with the appropriate 
organizations to ensure the needs of homeless and extremely low-
income residents are addressed. 

 Prioritize available funding and other available incentives for projects 
that provide housing for homeless and extremely low-income 
residents. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: Adopt amendments and create an inventory of sites to accommodate emergency shelters 
by January 2026; Prioritize funding and other incentives on a project-by-project basis 
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Program H-3.10 Density Bonus Ordinance 
The City shall update its Density Bonus Ordinance to comply with State law, as 
well as promote the Program as a means of developing additional affordable 
housing units. State density bonus law (Government Code Section 65915 et 
seq.) requires a density bonus of up to 50 percent for mixed income projects 
when a qualifying percentage of Below Market Rate (BMR) units are proposed. 
Entirely affordable projects are entitled to unlimited bonuses in some cases 
and up to 80 percent bonuses in other cases. State density bonus law also 
authorizes an applicant to receive incentives/concessions, waivers, and 
parking reductions. 

Actions: 
 Adopt a Density Bonus Ordinance amendment in compliance with 

State density bonus law.  

 Promote the Density Bonus Ordinance to multi-family developers on 
a project-by-project basis to promote affordable housing unit 
development. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: By January 2026; on a project-by-project basis 

 

Program H-3.11 Low Barrier Navigation Centers 
The City shall adopt a zoning ordinance amendment to approve by-right low-
barrier navigation centers that meet State requirements. Low-barrier 
navigation centers are generally defined as service-enriched temporary living 
facilities focused on the transition of persons experiencing homelessness or 
at-risk of becoming homeless into permanent housing. Low-barrier 
navigation centers connect individuals to income, public benefits, health 
services, and housing. Government Code section 65660 et seq. requires by-
right approval of low-barrier navigation centers that meet specified State 
requirements, including: access to permanent housing, use of a coordinated 
entry system (i.e. Homeless Management Information System), use of 
Housing First according to Welfare and Institutions Code section 8255 
(Government Code section 65662).  

Actions: 
 Adopt a zoning ordinance amendment to approve low-barrier 

navigation centers that meet State requirements by-right. 
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Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: By January 2026 

 

Program H-3.12 Condominium Conversion Ordinance 
Rental housing units provide an important part of the City’s housing stock, 
particularly in providing housing affordable to a wider range of the 
community. The City shall adopt a Condominium Conversion Ordinance to 
preserve the existing, and future, rental housing stock by establishing a 
maximum percent of the City’s total housing stock that can be converted 
over a certain period of time. The Ordinance shall also establish tenant 
notification and relocation assistance requirements, limit rent increases once 
a notice of intent to convert has been filed and give tenants the priority to 
purchase units.   

Actions: 
 Adopt a Condominium Conversion Ordinance. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: By January 2026 

 

Goal H-4 Protect its unique sensitive environmental, archaeological, and 
paleontological assets and encourage resource conservation 
measures in all new housing developments. 

Policies 

Policy H-4.1 Resource Conservation 
Work with other local, State, and federal agencies, public utilities, and 
community organizations to implement resource conservation programs and 
ensure that adequate water remains available.  

Policy H-4.2 New Development Impacts 
Ensure that new development proposals are adequately evaluated for their 
impact upon cultural resources, sensitive habitats and species, environmental 
features, and other such factors. 

Policy H-4.3 Development Integration into Natural Landscape 
Require that all residential developments be thoughtfully integrated into the DRAFT
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natural environment, including woodlands, hillsides, viewsheds, wetlands, and 
other features of the natural terrain. 

Programs 

Program H-4.1 Hillside Development and Design 
Scotts Valley is located in the Santa Cruz Mountains and has many areas with 
slopes of varying degrees of steepness. The City shall continue to protect 
environmental resources by implementing the City’s Zoning Code regulations 
and development standards for hillside development. For instance, the Code 
prohibits development on slopes with an average grade of more than 40 
percent. For slopes where development is permitted, the City provides 
design guidelines to the project applicant(s) to ensure that hillsides are 
preserved. For slopes greater than 10 percent, the City has established a 
Hillside Residential Combining District, which requires a variety of 
development and design standards to help preserve and conserve natural 
vegetative and topographic features and open space. City staff and/or the 
Design Review Board (Planning Commission) are responsible to review the 
project to ensure that applicable standards have been fully addressed. 

Actions: 
 Maintain information online and at City Hall on hillside development 

and design.  

Responsible Agency: Planning Department; water and sewer service providers 
Funding Source: General Fund 
Timeframe: Provide information by January 2027; Coordinate with developers on a project-
by-project basis 

 

Program H-4.2 Resource Conservation 
The City shall continue to encourage the conservation of resources in the 
development and improvement of new housing. Buildings should be 
designed to minimize mechanical heating and cooling. Sunlight should be 
used for direct heating and illumination, whenever possible. Natural 
ventilation and shading should be used to cool a building. Active and passive 
solar heating is encouraged. Solar access shall be planned into the site design 
where possible. Solar access shall be reserved, where appropriate, through 
recorded easements or other devices or instruments. Climatic factors such as 
prevailing winds, shade trees, window and door orientation and the 
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positioning of buildings on the site shall all be coordinated to maximize 
energy conservation. 

Actions: 
 Encourage energy conservation measures and devices to be 

incorporated in the development and improvement of housing. Review 
such requirements through the Design Review and Building Permit 
process. 

Responsible Agency: Planning Department 
Funding Source: General Fund 
Timeframe: On a project-by-project basis 

 

Program H-4.3 Water and Sewer Service Providers 
Pursuant to Chapter 727, Statues of 2005 (SB 1087), the City shall deliver its 
adopted Housing Element, and any amendments thereto, to local water and 
sewer service providers. This legislation allows for coordination between the 
City, water, and sewer providers when considering approval of new 
residential projects, and to ensure that the providers have an opportunity to 
provide input on the Element. Additionally review of the Housing Element 
ensures that priority for water and sewer services is granted to projects that 
include units affordable to lower-income households.  

Actions: 
 Submit the adopted 6th Cycle Housing Element, and any subsequent 

amendments, to local water and sewer providers for their review and 
input.  

Responsible Agency: Planning Department; water and sewer service providers 
Funding Source: General Fund 
Timeframe: Immediately upon adoption of the 6th Cycle Housing Element and any subsequent 
amendments 

 

Program H-4.4 Cultural Resources 
The City shall continue to protect sensitive cultural resources. Scotts Valley’s 
location on an ancient seabed has contributed to a wealth of archaeological 
and paleontological resources in the community today. In fact, the present 
City Hall site contains a 10,000- to 15,000-year old archaeological site. The 
General Plan designates various areas throughout the community as 
moderate or high cultural resource sensitivity zones. In these areas, 
development proposals must have appropriate environmental clearance 
pursuant to State and federal laws, which is reviewed by the City’s Cultural DRAFT
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Resource Commission. Procedures and scope of authority of the Commission 
is set forth in Chapter 17.44 of the Scotts Valley Municipal Code. 

Actions: 
 Continue to review cultural resources through the Cultural Resource 

Commission. 

Responsible Agency: Planning Department; water and sewer service providers 
Funding Source: General Fund 
Timeframe: On a project-by-project basis 
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Housing Actions Implementation Summary  
Table 2-1: Housing Program Implementation Summary 

Housing Program Actions 
Responsible 

Agency 
Funding 
Source 

Timeframe 

Goal 1 
Program H-1.1  
6th Cycle Regional Housing Needs Allocation 

Adopt a zoning ordinance amendment to rezone 1.81 acres 
on 3 parcels (identified in Appendix F) to permit residential 
uses at an assumed density of 40 dwelling units per acre. 
The rezoning would accommodate 191 units, including 76 
lower income units. 

Planning 
Department 

General Fund Adopt rezones within 3 
years of the 6th Cycle 
Housing Element statutory 
deadline. 

Adopt a zoning ordinance amendment to rezone 40.35 
acres on 33 parcels (identified in Appendix F) to permit 
mixed-use developments at an assumed density of 40 
dwelling units per acre with up to 70 percent residential. 
The rezoning would accommodate 796 units, including 316 
lower income units. 
Adopt a Specific Plan amendment to allow for residential 
development at the scale established in Appendix F.   
Continue to implement appropriate zoning to ensure that 
adequate sites are available (as defined by Government 
Code section 65583) to accommodate the City’s RHNA for 
all income categories. 

Program H-1.2 
Sites Inventory Monitoring Program 

Establish and maintain a Sites Inventory Monitoring 
Program.  

Planning 
Department 

General Fund Establish a Sites Inventory 
Monitoring Program by 
January 2025; adopt 
findings with each City-
approval for residential 
projects on a Housing 
Element site. 

Adopt findings with each City approval for residential 
projects identifying the breakdown of units by income 
category and establish whether the City is maintaining 
enough sites to accommodate the remaining RHNA, or if no 
net loss applies; if it does apply, the City has 180 days to 
make adequate sites available. 

Program H-1.3 
Planned Development 

Continue to provide flexible design through the PD zoning 
district. 

Planning 
Department 

General Fund On a project-by-project 
basis.  DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source Timeframe 

Program H-1.4 
Accessory Dwelling Unit Program 

Amend the current “Secondary Dwelling Unit Program” in 
compliance with State ADU laws. Submit revised ordinance 
to HCD in compliance with State law. 

Planning 
Department 

General Fund Amend the “Secondary 
Dwelling Unit Program” by 
January 2025; Establish 
permit-ready ADU plans, 
an ADU Manual, an ADU 
webpage, an incentives 
program, and an ADU 
monitoring program by 
January 2026. 

Establish and promote permit-ready ADU plans to minimize 
design costs, expedite permit processing, and provide 
development certainty. 
Establish and maintain an ADU Manual guiding applicants 
through the permitting and construction of an ADU. 
Establish and maintain an ADU webpage informing the 
community on ADU related codes, processes, and 
incentives. 
Establish an incentive program for deed-restricted 
affordable ADUs such as waived permitting fees and/or 
priority processing. 
Establish an ADU monitoring program, and biennially 
review, for development trends for potential gaps. If gaps 
are identified, implement changes within one year. 

Program H-1.5 
Removal of Residential 
Development Constraints 

Research and adopt an amendment to residential 
development standards to remove constraints from 
parking requirements for multi-family developments. 

Planning 
Department 

General Fund Adopt an amendment to 
parking standards for 
multi-family developments 
by January 2027; Annually 
review development 
trends and biennially meet 
with the development 
community; if constraints 
are identified throughout 
the Planning Period, adopt 
changes within two years. 

Annually review development trends and biennially meet 
with the development community to receive input and 
feedback. If constraints are identified that inhibit the 
development of affordable housing, adopt changes with 
two years.  

Program H-1.6  
Mixed-Use Development 
 

Establish development incentives for mixed-use 
developments along corridors. 
 

Planning 
Department 

General Fund Establish development 
incentives in conjunction 
with the rezones; annually DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source 

Timeframe 

Annually meet with the development community and 
property owners to identify development opportunities 
and interest. 

meet with the 
development community 
and property owners. 

Program H-1.7  
Facilitation of Affordable  
Housing Development  
 

Amend the City’s Inclusionary Housing Ordinance to apply 
city-wide. 

Planning 
Department 

General Fund Amend the Inclusionary 
Housing Ordinance by 
January 2027; Meet with 
the development 
community and property 
owners annually; create an 
informational webpage by 
January 2027. 

Annually meet with the development community and 
property owners to identify opportunities, incentives, and 
funding to facilitate affordable housing development.  
Create and maintain information on the City’s website on 
the development of affordable housing. 

Goal 2 
Program H-2.1  
Code Enforcement 
 

Continue to implement a proactive code enforcement 
program through the Building Department and inform 
residents of rehabilitation assistance grants when available 
at City Hall and on the City’s website. 
 

Planning and 
Building 
Departments 

General Fund Implement a proactive 
code enforcement 
program throughout the 
Planning Period; provide 
information at City Hall 
and online by January 
2027; Conduct a biennial 
review of cases – if trends 
are identified adopt 
prevention assistance 
programs within one year. 

Conduct a biennial review of code enforcement cases to 
identify potential trends in the location or type of case. 
Adopt prevention and assistance programs if trends are 
identified to proactively decrease future issues. 

Program H-2.2  
Design Review 
 

Continue to review projects to ensure consistency with the 
General Plan Zoning Ordinance and area design guidelines. 
Priority processing will go to affordable housing projects. 

Planning 
Department 

General Fund Review projects and 
provide priority to 
affordable housing 
projects as applications 
are submitted; Review the 
Residential Design 
Handbook and design 
review process by January 
2025; Adopt objective 

Review the Residential Design Handbook and design review 
process for subjective language and adopt modifications. 
  
Adopt objective design standards for all residential uses. DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source Timeframe 

design standards by 
January 2025 

Program H-2.3  
Monitor and Preserve  
Affordable Housing 

Continue to maintain the Affordable Housing Opportunities 
Database with detailed information on all subsidized units, 
including those that have affordability covenants. 

Planning 
Department 

General Fund Maintain the Affordable 
Housing Opportunities 
Database throughout the 
Planning Period; Annually 
pursue funding sources 
and partnerships until at-
risk units are maintained; 
Begin coordination with 
property owners upon 
adoption of the Housing 
Element and outreach 
annually until at-risk units 
are maintained 

Pursue funding sources such as HUD Section 208/811 
loans, HOPE II and II Homeownership Program funds, 
HOME funds, CDBG funds, Low-Income Housing Tax Credit 
Programs, California Housing Finance Agency single-family 
and multi-family programs, and other similar programs to 
stimulate private developer and non-profit entity efforts in 
the development and financing of housing for lower and 
moderate-income households.  
Pursue partnership opportunities with non-profits to 
preserve and expand affordable housing in the City. 
 
Coordinate with property owners to preserve affordable 
units at risk to maintain and extend affordability. This may 
include technical assistance, funding application support, 
and/or recommending agencies or organizations that may 
provide additional assistance. 

Program H-2.4  
Mobile Home Park Conversion  
Ordinance 

Continue to implement the Mobile Home Park Conversion 
Ordinance in an effort to protect existing mobile home 
parks and the supply of affordable housing, subject to the 
limitations imposed by State law. 

Planning 
Department 

General Fund Implement the Mobile 
Home Park Conversion 
Ordinance throughout the 
Planning Period; Provide 
information at City Hall 
and online by January 
2027 

Provide information on the Mobile Home Park Conversion 
Ordinance and other fair housing information on the City’s 
website and at City Hall. 

Program H-2.5  
Mobile Home Park Rent  
Stabilization Ordinance 
 

Continue to implement the Mobile Home Park Rent 
Stabilization Ordinance in an effort to promote and 
enhance fairness in the economic relationship between 
mobile home park owners and mobile homeowners. 

Planning 
Department 

General Fund Implement the Mobile 
Home Park Rent 
Stabilization Ordinance 
throughout the Planning DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source 

Timeframe 

Provide information on the Mobile Home Park Conversion 
Ordinance and other fair housing information on the City’s 
website and at City Hall. 

Period; Provide 
information at City Hall 
and online by January 
2027. 

Goal 3 
Program H-3.1  
Promoting Housing Choice Voucher  
(HCV) Program 
 

Continue to participate with the Housing Authority of Santa 
Cruz County Voucher Rental Assistance Program. 

Planning 
Department; 
Housing Authority 
of Santa Cruz 
County 

HUD HCD 
Fund 

Continue to participate in 
the Housing Authority of 
Santa Cruz County 
Voucher Rental Assistance 
Program and refer 
residents throughout the 
Planning Period; Annually 
host a workshop; 
Biennially outreach to 
property owners. 

Annually host an informational workshop with the Housing 
Authority of Santa Cruz County for renters, property 
owners, and prospective homeowners to provide 
information on the voucher program and source of income 
discrimination, as well as increase participating properties. 
Continue to refer residents to the County program and 
provide information at City Hall and on the City’s website.  
Biennially outreach to property owners and landlords to 
market the voucher program and enforce State law 
banning source of income discrimination. 

Program H-3.2  
Affirmatively Furthering Fair  
Housing 
 

Housing Mobility Strategies 
Create and promote informational materials on the 
location of participating voucher properties and availability 
of voucher programs/financial assistance. See Action H-3.1. 

Planning 
Department 

General Fund By January 2026; 
throughout the Planning 
Period 

Annually outreach to landlords to expand the location of 
participating voucher properties. 

Planning 
Department 

General Fund Annually throughout the 
Planning Period 

Partner with the Santa Cruz Housing Authority to host an 
annual educational workshop on voucher programs and 
source of income discrimination. 

Planning 
Department 

General Fund 
 

Annually throughout the 
Planning Period 

Extend housing choice voucher search times for particular 
groups, such as larger families with children or persons 
with disabilities. Aim to assist 20 households with special 
needs access housing choice vouchers. 

Planning 
Department 

General Fund 
 

By January 2026 

Affirmatively market government assistance and new 
affordable housing units, as available, to community 
organizations and agencies assisting lower income 

Planning 
Department 

General Fund 
 

As new units and 
resources become 
available; annually DRAFT

Page 49 of 271



H O U S I N G  

 

2 - 3 0  |  H O U S I N G  P L A N  

Housing Program Actions 
Responsible 

Agency 
Funding 
Source Timeframe 

households in the region. Promote the information in 
multiple languages on the City’s website and at City Hall. 

throughout the Planning 
Period 

New Housing Choices and Affordability in Areas of Opportunity 
Continue to implement the Inclusionary Housing Below 
Market Rate (BMR) Program. 

Planning 
Department 

General Fund Throughout the Planning 
Period and as project 
applications are submitted 

Facilitate the development of ADUs at affordable rates. See 
Action H-1.3. 

Planning 
Department 

General Fund Throughout the Planning 
Period 

Facilitate the development of affordable housing units for 
special housing needs population. This may include, but is 
not limited to, technical assistance, support for funding 
applications, permitting fee waivers, and development 
standards concessions, and other similar actions.   

Planning 
Department 

General Fund 
 

Throughout the Planning 
Period and as project 
applications are submitted 

Review future policies and programs for potentially 
restrictive practices that would limit diversity in the 
Racially Concentrated Areas of Affluence (RCAAs). 

Planning 
Department 

General Fund 
 

Throughout the Planning 
Period  

Establish specific incentives for the development of 
affordable units in the RCAAs including, but not limited to, 
permit streamlining and reduced fees. 

Planning 
Department 

General Fund 
 

By January 2026 

Place-Based Strategies to Encourage Community Conservation and Revitalization 
Create and promote informational materials on housing 
accessibility, rehabilitation, and maintenance resources. 
Materials to be distributed at the senior center, library, 
Civic Center, and at community events. Aim to provide 
home repair and rehabilitation assistance for at least 20 
households. 

Planning 
Department 

General Fund 
 

By January 2026; materials 
to be distributed and 
promoted annually 

Annually hold a community workshop or webinar with 
relevant community organizations and agencies to discuss 
and promote available resources. 

Planning 
Department 

General Fund 
 

Annually  

Protecting Existing Residents from Displacement 
Annually hold a community workshop with relevant 
community organizations and agencies to discuss the 

Planning 
Department 

General Fund Annually; adopt necessary 
changes within 6 months  DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source 

Timeframe 

needs of persons with disabilities and identify whether 
additional resources and development concessions are 
needed. If necessary changes are identified, adopt 
amendments within 6 months. 
Establish an accessibility program to improve access to 
housing, transit, public buildings and facilities, sidewalks, 
pedestrian crossings, and businesses for persons with 
disabilities. 

Planning 
Department 

General Fund By January 2026 

Pursue at least 2 funding opportunities to address 
accessibility for persons with disabilities. 

Planning 
Department 

General Fund 
 

Annually 

Provide information and educational materials on fair 
housing services for property owners, apartment 
managers, and tenants at City Hall and online.  

Planning 
Department 

General Fund 
 

Annually throughout the 
Planning Period 

Monitor and respond to complaints of discrimination and 
refer tenants to the California Department of Fair 
Employment and Housing for proper intake, investigation, 
and resolution of fair housing complaints.  

Planning 
Department 

General Fund 
 

As complaints are 
submitted 

Program H-3.3  
Childcare and Daycare Facilities 
 

Continue to work with childcare providers and the County 
to promote adequate childcare facilities within the 
community. 

Planning 
Department 

General Fund Continue to work with 
childcare providers and 
the County throughout the 
Planning Period; Provide 
information at City Hall 
and online by January 
2027; Coordinate with 
developers on a project-
by-project basis 

Provide information at City Hall and on the City’s website 
on current zoning regulations that apply to childcare and 
daycare facilities. 
Continue to encourage new development to provide 
childcare and daycare facilities through a variety of 
activities, including outreaching to developers; providing 
financial assistance, when available; providing expedited 
processing; identifying grant and funding opportunities; 
and providing information on the City’s Density Bonus 
Ordinance. 

Program H-3.4  
Reasonable Accommodation 
 

Maintain updated information online on the reasonable 
accommodation ordinance, including information on the 
application process, fees, and requirements. 

Planning 
Department 

General Fund 
 

By January 2026 DRAFT

Page 51 of 271



H O U S I N G  

 

2 - 3 2  |  H O U S I N G  P L A N  

Housing Program Actions 
Responsible 

Agency 
Funding 
Source Timeframe 

Program H-3.5  
Housing for Persons with  
Developmental Disabilities 
 

Encourage construction and rehabilitation of housing with 
supportive services by reviewing and identifying regulatory 
incentives for projects proposing housing for persons with 
developmental disabilities. 

Planning 
Department 

General Fund 
 

Review regulatory 
incentives by January 
2027; Annually seek 
funding opportunities; 
Biennially collaborate with 
developers and 
organizations     

Seek State and Federal funding to support housing 
construction for persons with developmental disabilities. 
Collaborate with housing developers and local 
organizations to identify the needs of local persons with 
developmental disabilities.  

Program H-3.6  
Housing for Lower Income  
Households 

Coordinate with housing developers, property owners, and 
local organizations to identify development opportunities, 
funding resources, and incentives. 

Planning 
Department 

General Fund 
 

Annually coordinate and 
meet with developers, 
property owners, and local 
organizations. 
 

Meet with housing developers to discuss available 
programs and fundings sources to develop housing units 
affordable to lower income households.  

Program H-3.7  
Definition of Family 
 

Adopt a zoning ordinance amendment to update the 
definition of “family” in compliance with State law. 

Planning 
Department 

General Fund 
 

In conjunction with the 
ongoing General Plan 
update, which will be 
completed by the end of 
2024. 

Program H-3.8  
Agricultural and Employee Housing 
 

Adopt a zoning ordinance amendment consistent with the 
requirements of Health and Safety Codes Section 17021.5 
and 17021.6 as it relates to agricultural and employee 
housing. 

Planning 
Department 

General Fund 
 

By January 2025. 

Program H-3.9  
Emergency Shelters 
 

Amend the City’s Zoning Ordinance for parking 
requirements for emergency shelters in compliance with 
AB 139. 

Planning 
Department 

General Fund 
 

Adopt amendments and 
create an inventory of 
sites to accommodate 
emergency shelters by 
January 2026; Prioritize 
funding and other 

Adopt a Zoning Ordinance amendment to expand the 
definition of “emergency shelters” to include other interim 
interventions, including, but not limited to, navigation 
centers, bridge housing, and respite or recuperative care. DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source 

Timeframe 

Create and monitor an inventory of sites appropriate to 
accommodate emergency shelters and work with the 
appropriate organizations to ensure the needs of homeless 
and extremely low-income residents are addressed. 

incentives on a project-by-
project basis 

Prioritize available funding and other available incentives 
for projects that provide housing for homeless and 
extremely low-income residents. 

Program H-3.10  
Density Bonus Ordinance 
 

Adopt a Density Bonus Ordinance amendment in 
compliance with State density bonus law.  

Planning 
Department 

General Fund 
 

By January 2026; on a 
project-by-project basis. 

Promote the Density Bonus Ordinance to multi-family 
developers on a project-by-project basis to promote 
affordable housing unit development. 

Program H-3.11  
Low Barrier Navigation Centers 
 

Adopt a zoning ordinance amendment to approve low-
barrier navigation centers that meet State requirements 
by-right. 

Planning 
Department 

General Fund 
 

By January 2026. 

Program H-3.12  
Condominium Conversion  
Ordinance 
 

Adopt a Condominium Conversion Ordinance. Planning 
Department 

General Fund 
 

By January 2026. 

Goal 4 
Program H-4.1  
Hillside Development and Design 
 

Maintain information online and at City Hall on hillside 
development and design. 

Planning 
Department; 
water and sewer 
service providers 
 

General Fund 
 

Provide information by 
January 2027; Coordinate 
with developers on a 
project-by-project basis 

Program H-4.2  
Resource Conservation 
 

Encourage energy conservation measures and devices to 
be incorporated in the development and improvement of 
housing. Review such requirements through the Design 
Review and Building Permit process. 

Planning 
Department 

General Fund 
 

On a project-by-project 
basis. 

Program H-4.3  
Water and Sewer Service Providers 
 

Submit the adopted 6th Cycle Housing Element, and any 
subsequent amendments, to local water and sewer 
providers for their review and input. 

Planning 
Department; 
water and sewer 
service providers 

General Fund Immediately upon 
adoption of the 6th Cycle 
Housing Element and any 
subsequent amendments DRAFT
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Housing Program Actions 
Responsible 

Agency 
Funding 
Source Timeframe 

Program H-4.4  
Cultural Resources 
 

Continue to review cultural resources through the Cultural 
Resource Commission. 

Planning 
Department; 
water and sewer 
service providers 

General Fund On a project-by-project 
basis 
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This Appendix provides a Review of Past 

Performance for the 2015-2023 Housing Element. It 

is an evaluation of the 5th Cycle’s Policy Program and 

considers all current and existing programs and 

projects, as well as the most effective and 

appropriate policies and programs for the 2023-2031 

6th Cycle. 
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P R O G R A M  E V A L U A T I O N  F O R  H O U S E H O L D S  
W I T H  S P E C I A L  N E E D S  
As part of analyzing prior programs, this Appendix provides an outline of the effectiveness of 
goals, policies, programs, and objectives in meeting the housing needs of Scotts Valley’s special 
needs population. The following section identifies 5th Cycle accomplishments by special needs 
groups.  

1. Seniors 
The Housing Needs Assessment shows that 20.4 percent (2,463 residents) of Scotts Valley 
residents are over the age of 65. Over the years, the senior population has seen an increase 
from 2010 to 2020. In terms of household characteristics, from 2010 to 2020 householder ages 
65 or above grew 4.4 percent.  

The special needs of seniors can be met through a range of services, including congregate care, 
rent subsides, shared housing, and housing rehabilitation assistance. Affordable housing 
opportunities in Scotts Valley for seniors include:  

 “Oak Tree Villa” (Brookdale Renaissance Senior Living Communities) at 100 Lockewood 
Lane – 204 units for active seniors and assisted living 

 Mystic Oaks at 163 Glenwood Drive – provides assisted living services 

Senior residents can benefit from various classes, activities, and programs offered at the Scotts 
Valley Senior Center. The Senior Center provides a place where seniors may find 
companionship, help and the opportunity to pursue their interests in educational, recreational 
and craft activities. Additionally, the Center assists in promoting the goodwill and public 
interests of the community.  

The Scotts Valley Senior Life Association (SVSLA) also provides services and resources to 
seniors. SVSLA is a non-profit organization established to provide education and support 
relating to the health and welfare of senior citizens living in Scotts Valley. They seek to enhance 
and add enjoyment to lives of seniors in the community, provide educational opportunities with 
a focus on healthy living habits, and provide access to facilities that help seniors create their 
own healthy and fulfilling lives.  

2. Persons with Disabilities 
Disability is a physical or mental condition that substantially limits one or more major life 
activities. Physical and mental disabilities can hinder access to traditionally designed housing 
units as well as potentially limit the ability to earn adequate income. The Housing Needs 
Assessment shows that 12.6 percent of Scotts Valley’s population has a disability. The most 
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common disabilities in Scotts Valley are ambulatory difficulty, independent living difficulty, and 
vision difficulty.  

There is a variety of organizations within and around Scotts Valley that serves individuals with 
disabilities. The San Andreas Regional Center is a non-profit that serves individuals with 
developmental disabilities and their families who reside within Monterey, San Benito, Santa 
Clara, and Santa Cruz Counties. The County of Santa Cruz Human Resources Agency coordinates 
federal, state, and county government funding for programs and services for disabled 
populations in the City of Scotts Valley. The Central Coast Center for Independent Living (CCCIL) 
is a community-based, cross-disability, non-profit organization that is designed and operated 
with people with disabilities. The organization provides a variety of programs from peer 
support, housing assistance, and independent living skills training. 

3. Large Households 
Appendix B shows that about 7 percent of Scotts Valley households have five or more 
members, this includes 5 percent 5-person households, 2 percent 6-person household, and less 
than one percent 7-or-more-person households. The percentage of owner-occupied 
households (288) and renter-occupied households (48) that are large households is 
approximately 8.3 percent and 3.7 percent, respectively.  

Larger, lower income families may qualify for Housing Choice Vouchers.  Housing Choice 
Vouchers go to federally assisted rental housing properties that enable families access to 
subsidized housing below current fair market rental pricing. The City continues to encourage 
affordable housing development for large households through partnerships with developers 
and entities and providing homebuyer assistance. 

4. Single-Parent Households 
Single-parent households often require special consideration and assistance due to their 
greater need for affordable and accessible day care, health care, and other supportive services. 
Single parents make up 10 percent of Scotts Valley households.  

The Scotts Valley Unified School District (SVUD) offers a variety of community resources for 
children and single parents in the community. For instance, Vine Hill and Brook Knoll 
Elementary School provides after school care programs to residents with children and the SVUD 
provides free and reduced-price meals. SVUD serves over 2,000 students from preschool 
through twelfth grade. SVUD includes two elementary schools, one middle school, and one high 
school.   
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5. Persons Experiencing Homelessness 
Homelessness has become an increasingly important issue in the region and throughout 
California. Homelessness is the result of expensive housing or an insufficient income to pay for 
housing. Other possible contributing factors include mental disabilities, domestic violence, and 
alcohol and drug addiction. The 2022 Santa Cruz County Homeless Point-in-Time (PIT) Count 
and Survey identifies where homeless individuals are living in the County. Of the responses 
collected, the top two primary conditions that led to homelessness in Scotts Valley were 
eviction and employment loss; Scotts Valley had a homeless population of 48 in 2022.  

Scotts Valley works to meet the homeless needs through a variety of programs. The City 
permits emergency shelters in Service Commercial districts (C-S) and Shopping Center 
Commercial districts (C-SC); and permits them with a conditional use permit in the 
Public/Quasi-public districts (P). These zoning districts are located along the City’s main 
thoroughfares. Transitional and supportive housing are permitted by-right in all residential 
zones; and permits transitional housing with a conditional use permit in the Light Industrial 
district (I-L).  

The PIT Count and Survey reported the top six services being accessed in Santa Cruz County 
were free meals (64 percent), bus passes (46 percent), health services (46 percent), shelter day 
services (36 percent), mental health services (30 percent), and legal services (27 percent). 
Within the City, Camp Recovery Center provides adults and teens with alcohol and drug 
problems specialized detox, residential, outpatient and aftercare treatment programs. San 
Augustine and St. Philips church have food pantries. AFC Faith Community Shelter rotates its 
shelter program with different churches in Santa Cruz, Scotts Valley, and Aptos.  
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2 0 1 5 - 2 0 2 3  P R O G R A M  A C C O M P L I S H M E N T S  
As required in Government Code 65588, local governments are to review its housing element as frequently to evaluate the appropriateness of the 
housing goals, objectives, and policies in contributing to the attainment of the state housing goal. Table A-1 provides detailed, program-specific 
accomplishments for 2015-2023. The City of Scotts Valley has demonstrated significant effort in working towards accomplishing many of the 
objectives established in the 5th Planning Cycle Housing Element. The City’s successful programs have been identified as on-going for the 6th 
Planning Cycle. Various programs have been modified in the 6th Cycle Housing Plan to account for new requirements and changes in State Law.    

Table A-1: 5th Planning Cycle Program Accomplishments 
Goals and Programs Objective Program Accomplishments Status for Sixth Cycle 

GOAL 1. It is the goal of the City of Scotts Valley to promote a balanced mix of housing types, prices, and opportunities by increasing the number of housing units to 
accommodate population and employment growth.  
Program 1.1 The City Council rezoned 11 acres of residential 
and commercial land to very high density residential, 
allowing densities from 15 to 20 units per acre during the 
2009-2014 planning period. including an additional 12 acres 
was rezoned for mixed residential and commercial uses 
along major corridors. The City has determined that the 
sites inventory previously identified has remaining capacity 
to meet the 2015-2023 RHNA. As discussed in Chapter 4 and 
outlined in Chart 4-4, these sites are located along Scotts 
Valley Drive, Mt. Hermon Road, and specific plan locations, 
such as the Gateway Specific Plan. To ensure sufficient 
residential capacity to accommodate the identified regional 
need for lower income households is maintained, the City 
will develop and implement a formal monitoring program. 
The program will track development approvals on identified 
sites and ensure that no net loss occurs. This means that if 
any of the identified sites are not developed in accordance 
with the development requirements outlined in the Zoning 
Code, an alternative site or sites must be identified and 
rezoned to maintain overall affordable unit capacity.  
 

 

Report on the progress of 
development in the identified 
sites inventory in the Annual 
Progress Report to HCD as 
required pursuant to 
Government Code Section 
65400 and due April 1 of each 
year.  

2015:  
Scotts Valley was preparing its 2015-2016 
Housing Element.  
2016:  
Two developments were approved on -
opportunity sites, The Cove and The Grove.  
2017:  
The construction of The Grove was ongoing. 
Building permits were issued for 3 deed 
restricted lower income units and 4 deed 
restricted moderate income units. 
2018:  
Building permits issued for The Cove and The 
Terrace. An application was submitted for the 
Oak Creek Park opportunity site.  
2019:  
Building permits issued for 12 residential 
units on scattered sites throughout the City.  
Certificates of Occupancy for The Grove was 
issued.  
2020:  

Modify.  
The program is modified to 
meet the 6th Cycle RHNA 
through a variety of 
strategies established in 
Appendix F.  
 

Monitor development 
approvals on identified sites 
and ensure that no net loss 
occurs.  
Continue to implement the 
City’s 15% inclusionary 
housing requirement and Title 
14 Affordable Housing 
Production requirements.  
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Goals and Programs Objective Program Accomplishments Status for Sixth Cycle 
Building permits issued for 10 residential 
units. The construction for the Cove was 
completed.  
 2021 - 2022:  
The City monitored the remaining sites in the 
2016 inventory to assure that land at 
appropriate densities is available to meet any 
unmet RHNA needs. The Town Center 
Specific Plan as listed in the 2016 site 
inventory represented a significant site for 
additional housing opportunities. The City 
continues to implement the 15% Inclusionary 
Housing requirement and is planning to 
evaluate the Inclusionary Housing Ordinance 
and to propose changes as needed to 
increase its effectiveness in producing 
affordable housing. The City has also been 
awarded SB2, LEAP, and REAP funds for 
improved permit processing, updating the 
City’s Housing Element, and revisions to the 
ADU/Second Dwelling Unit Ordinance. 

Program 1.2 The Planned Development District (PD) is 
designed to enable projects to create specific development 
standards for a site that facilitate quality development and 
responds to unique site or environmental conditions. For 
example, a PD district allows smaller lots than normally 
allowed under the Zoning Code to preserve trees and sloped 
areas. In these cases, the Planned Development district 
provides a means of flexibility other than a variance to 
secure modifications to otherwise set development 
standards. A Planned Development district is approved by 
the Planning Commission and City Council. The City has 
successfully used PD districts in recent years to facilitate 
affordable projects including the Baytree Apartments, 

Continue providing flexible 
design through the PD zoning 
district. 

2015:  
The City was preparing the 2015/2016 
Housing Element, which included 
implementation of flexible design standards 
through a PD Zoning District.  
2016 - 2022: 
The City worked with the development 
community by encouraging and supporting 
flexible design standards in the PD Zoning 
District. 

Ongoing.  
The efforts for Program 1.2 
will continue to provide 
flexible design throughout 
the PD Zoning District.   
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Goals and Programs Objective Program Accomplishments Status for Sixth Cycle 
Bluebonnet Condominiums, and Windward single-family 
homes.  
Program 1.3 The City of Scotts Valley could also 
accommodate a significant number of secondary dwelling 
units and guest houses. Since 2000, the City has facilitated 
the development of secondary dwelling units by reducing 
development standards, permitting them by right in 
residential zoning districts, and providing a means to 
address illegal conversion. 

Continue to publicize its 
secondary dwelling unit 
program by developing 
brochures, updating its web 
site, and making available 
brochures available at the 
public counter. 

2015:  
The City was preparing the development and 
implementation of this program.  
2016: 
This City program was still in progress. 
2017: 
The City issued 3 building permits for two 
dwelling units.  
2019 - 2022: 
The City received SB2 grant funds that will be 
used to update the City’s Secondary Dwelling 
Unit Ordinance so that it reflects all of the 
recent legislative changes as mandated by 
the State of California. These include 
Assembly Bill 68, Assembly Bill 881 and 
Senate Bill 13, all of which became effective 
as of January 1, 2020. 

Modify.  
The program is modified to 
amend it’s current 
“Secondary Dwelling Unit -
Ordinance” to comply with 
State law requirements and 
imitations on required 
development standards.  Periodically review program 

and make adjustments as 
feasible to facilitate the 
development of secondary 
dwelling units.  

Program 1.4 In compliance with Senate Bill 2, the City of 
Scotts Valley amended the Zoning Code to allow emergency 
shelters by-right in the Service Commercial (C-S), Shopping 
Center Commercial (C-SC), and Public/Quasi-Public (P) 
zoning districts. These zoning districts were selected due to 
multiple opportunities of underutilized and vacant sites for 
the development of new emergency shelters.  

Continue to monitor the 
inventory of sites appropriate 
to accommodate emergency 
shelters and work with the 
appropriate organizations to 
ensure the needs of homeless 
and extremely low-income 
residents are met.  

2015: 
The City was preparing the development and 
implementation of this program.  
2016: 
In Progress. 
2017:  
This City program was still in progress 
2018 – 2022: 
The City continued to monitor the inventory 
of sites appropriate to accommodate 
emergency shelters and worked with 
appropriate organizations. 

Modify.  
The program is modified for 
the 6th Cycle to meet the 
requirements of AB 139.  
 
 

Prioritize available funding 
and other available incentives 
for projects that provide 
housing for homeless and 
extremely low-income 
residents whenever possible.  

Program 1.5 In compliance with Senate Bill 2, the City of 
Scotts Valley amended the Zoning Code to allow transitional 
and supportive housing by-right in all residential zones, 

Continue to monitor the 
inventory of sites appropriate 
to accommodate transitional 

2015:  
The City was preparing the development and 
implementation of this program.  

Ongoing.  
The efforts for Program 1.5 
will continue to monitor the DRAFT
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subject to only those regulations that apply to other 
residential uses of the same type in the same zone. These 
types of housing provide important housing opportunities 
for the City’s homeless and extremely low-income 
households. 

and supportive housing and 
work with the appropriate 
organizations to ensure the 
needs of homeless and 
extremely low-income 
residents are met.  

2018 – 2022:  
Transitional and Supportive housing are 
permitted by-right in all residential zones.  

 

availability of transitional and 
supportive housing sites in all 
residential zones.  

Prioritize available funding 
and other available incentives 
for projects that provide 
housing for homeless and 
extremely low-income 
residents whenever possible.  

Program 1.6 To facilitate development, the City offers 
developers the opportunity to participate in a Density Bonus 
Program which provides a density increase of 35 percent 
plus development incentives for qualified affordable 
projects to be eligible for the program, the affordable 
project must contain: (1) at least 10 percent of the units 
reserved for low-income households; (2) at least 5 percent 
reserved for low-income households; or (3) an entire 
development reserved for senior households. The unit must 
remain affordable for at least 55 years if the density bonus 
is granted.  

Provide information on the 
Density Bonus Program at City 
Hall and on the City’s website. 

2015:  
The City was preparing the development and 
implementation of this program.  
2018:  
Density Bonus Program information is 
included on page 4 of the City’s 2018 
“Affordable Housing Action Plan Brochure.” 
2019:  
Density Bonus Program information is 
included on page 4 of the City’s 2019 
“Affordable Housing Action Plan Brochure.” 
2020:  
Density Bonus Program information is 
included on page 4 of the City’s 2020 
“Affordable Housing Action Plan Brochure.” 
2021 - 2022:  
The Density Bonus Program information is 
included in Section 17.62 of the SVMC.  
 
 
 

Modify.  
The program is modified to 
include a update of the 
Density Bonus Ordinance in 
compliance with State law 
requirements.  

DRAFT
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GOAL 2. It is the goal of the City of Scotts Valley to foster high-quality, safe and livable housing and residential neighborhoods through the preservation of Scotts Valley’s 
current housing stock that meets the needs of all income segments of Scotts Valley’s community and through the preservation of the City’s supporting services and 
programs that are intended to maintain and preserve the quality, the continued availability and the affordability of that housing and the City’s residential neighborhoods, 
as deemed appropriate by the City. 
Program 2.1 Zoning and building codes are designed to 
preserve housing in good condition and maintain the quality 
of neighborhoods. The City’s Code Enforcement staff 
enforces City ordinances related to property maintenance, 
building conditions, and other issues.  

Continue to implement a 
proactive code enforcement 
program through the Building 
Department and inform 
residents of rehabilitation 
assistance grants when 
available at City Hall and on 
the City’s website.  

2018 - 2022:  
The City continued to implement a proactive 
code enforcement program.  

Ongoing. 
The efforts of program 2.1 
will continue to implement 
the proactive code 
enforcement program. 
Conduct a biennial review of 
code enforcement cases to 
identify potential trends in 
the location or type of case.  
 

Program 2.2 Design review ensures that new housing 
projects are designed to blend in with the character of the 
neighborhood, respect topographical and environmental 
features in Scotts Valley, and ensure compatibility with 
surrounding land uses. Design review is required for 
projects at the tentative map stage and for apartment 
projects and for projects in hillside combining districts and 
other sensitive areas. The City has streamlined the design 
review process in recent years. Design review is presently 
conducted by the City staff and reviewed by the Planning 
Commission, rather than separate commissions in the 
community. City staff assists developers by providing a 
booklet with design guidelines.  

Continue to review projects to 
ensure consistency with the 
General Plan, Zoning 
Ordinance and area Design 
Guidelines. The City will give 
processing priority to 
affordable housing projects.  

2015:  
The City was preparing the development and 
implementation of this program. 
2018 - 2019:  
The City continued to conduct project 
reviews to ensure consistency with the 
General Plan and Zoning Ordinance and 
provided priority process to affordable 
housing projects.  
2020 - 2022:  
The City continued to conduct project 
reviews to ensure consistency with the 
General Plan and Zoning Ordinance and 
provided priority process to affordable 
housing projects as allowed by recent State 
of California legislation.  

Modify. 
The program is modified to 
reflect updates in the design 
review processes.  
 

Program 2.3 The City will inventory and gather information 
to proactively monitor publicly assisted housing units that 
have the potential to convert to market rate. This will 
include an annual review of the conversation status of all 
subsidized housing. Although no affordable project is at-risk 
of conversion during the planning period, the City will 

Develop and maintain an AB 
987 database to include 
detailed information on all 
subsidized units, including 
those that have affordability 
covenants.  

2015:  
The City was preparing the development and 
implementation of this program. 
2018 – 2020:  
The City maintained a data base and annually 
publishes an inventory of affordable housing 

Ongoing. 
The efforts for Program 2.3 
will continue through the 
next cycle. Develop AB 987 
database within one-year of DRAFT
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continue to monitor the status of projects and provide 
technical and financial assistance as feasible to ensure the 
projects remain affordable for the long-term.  

Explore funding sources such 
as HUD Section 208/811 
loans, HOPE II and II 
Homeownership Program 
funds, HOME funds, CDBG 
funds, Low-Income Housing 
Tax Credit Programs, 
California Housing Finance 
Agency single-family and 
multi-family programs, and 
other programs to stimulate 
private developer and non-
profit entity efforts in the 
development and financing of 
housing for lower and 
moderate-income 
households.  

opportunities entitled the “Affordable 
Housing Action Plan Brochure.” The most 
recent brochure was distributed in May 2020. 
The City continues to explore available 
federal and state funding resources that 
would assist private and non-profit 
developers in producing affordable housing. 
The City had an on-going contractual 
relationship with the Housing Authority of 
Santa Cruz County to provide eligibility and 
monitoring assistance of affordable units.  
2021 - 2022:  
The City maintained a data base and annually 
published an inventory of affordable housing 
opportunities 
(https://www.housekeys15.com). The City 
continued to explore available federal and 
state funding resources that would assist 
private and non-profit developers in 
producing affordable housing. The City had 
an on-going contractual relationship with 
HouseKeys to provide eligibility and 
monitoring assistance of affordable units.  

Housing Element adoption 
and update annually. 
  

Continue to monitor at-risk 
developments throughout the 
planning period and pursue 
partnership opportunities 
with non-profits to preserve 
and expand affordable 
housing in the City. 

Programs 2.4 The City’s Mobile Home Park Conversion 
Ordinance recognizes that the unrestricted conversion of 
mobile home parks to other uses can further diminish the 
availability of mobile home parks and rental space and can 
subject tenants to the costs and inconvenience of 
relocation. The ordinance provides a formal application 
procedure for mobile home park conversion and requires 
approval by the Planning Commission or City Council. The 
City will continue to implement the ordinance in an effort to 
protect the community’s existing mobile home parks. 

Continue to implement the 
mobile home park conversion 
ordinance in an effort to 
protect existing mobile home 
parks and the supply of 
affordable housing.  

2018 – 2022: 
The City continued to implement the Mobile 
Home Park Conversion Ordinance to protect 
existing mobile home parks. Information 
about the ordinance and other fair housing 
information was available at City Hall and on 
the City’s web site.  

Ongoing. 
The efforts for Program 2.4 
will continue through the 
next cycle.  

Provide information on the 
mobile home park conversion 
ordinance and other fair DRAFT
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housing information on the 
City’s website and at City hall.  

Program 2.5 The Mobile Home Park Rent Stabilization 
Ordinance recognizes the need to protect the residents of 
mobile homes from unreasonable space rent increases, 
while at the same time recognizing the need for mobile 
home park owners to receive a reasonable income and 
return on investment. The City receives, investigates, and 
holds hearings on requests for rent adjustments through the 
City’s Rent Review Commission. To ensure that conditions 
are preserved to promote and enhance fairness in the 
economic relationship between mobile home park owners 
and mobile home owners the City will continue to 
implement the Mobile Home Park Rent Stabilization 
Ordinance. 

Continue to implement the 
mobile home park rent 
stabilization ordinance to 
ensure that mobile home 
owners and residents are 
protected from unreasonable 
space rental increases while 
recognizing the need of 
mobile home park owners to 
receive a just and reasonable 
return on their investment.  

2018 – 2022: 
The City continued to implement the Mobile 
Home Park Rent Stabilization Ordinance to 
protect existing mobile home parks. 
Information about the ordinance and other 
fair housing information was available at City 
hall and on the City’s web site. In addition, 
the City’s Mobile Home Park Rent Review 
Commission receives, investigates and can 
hold hearings as needed on proposed rent 
adjustments.  

Ongoing. 
The efforts for Program 2.5 
will continue to implement 
and monitor the Mobile 
Home Park Rent Stabilization 
Ordinance throughout the 6th 
Planning Cycle. Provide 
information at City Hall and 
on the City’s website within 
one-year of Housing Element 
adoption. 

Provide information on the 
mobile home park rent 
stabilization ordinance and 
other fair housing information 
on the City’s website and at 
City Hall. 

GOAL 3. It is the goal of the City of Scotts Valley to expand and protect a range of housing opportunities for all demographic, economic, and special needs groups in the 
community.  
Program 3.1 The Section 8 Rental Assistance Program 
extends rental subsidies to very low-income households. 
The program offers a voucher that pays the difference 
between the current fair market rent established by the 
Housing Authority and what a tenant can afford to pay (i.e. 
30 percent of household income). The voucher allows a 
tenant to choose housing that costs above the payment 
standard, provided the tenant pays the extra rent above the 
payment standard. 
The Housing Choice Voucher Program has recently been 
expanded to include a homeownership opportunity. Under 
the new program, renters who have participated in the 
Housing Choice Voucher program for a minimum of one 
year are ready to buy a house, and have pre- qualified for a 
mortgage loan from a participating lender, may have their 

Continue to participate with 
the Housing Authority of 
Santa Cruz County Section 8 
Certificate/Voucher Rental 
Assistance Program.  

2018 - 2020: 
The City continued to participate with the 
Housing Authority of Santa Cruz County and 
provided information about the Housing 
Authority’s services in the City’s 2020 
“Affordable Housing Action Plan Brochure.” 
2021 – 2022:  
The City continued to participate with the 
Housing Authority of Santa Cruz County and 
provides information about the Housing 
Authority’s services.  

Modify. 
The program is modified for 
the 6th Cycle to include 
information on 
homeownership 
opportunities through the 
Housing Choice Voucher 
Program.  

Continue to refer residents to 
the County program and 
provide information at City 
hall and on the City’s website.  DRAFT
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monthly housing assistance payment applied to a mortgage 
payment rather than rent. A three percent down-payment is 
required to be paid by the prospective homebuyer. As the 
City has little control over how the County’s programs are 
administered, the City will be responsible for providing 
information to residents. 
Program 3.2 Since 1992, Scotts Valley has participated in 
the Mortgage Credit Certificate (MCC) program through the 
Housing Authority of the County Santa Cruz. The MCC 
program provides a tax credit of up to 20 percent of the 
annual interest paid on the applicant’s mortgage, reducing 
the amount of Federal income tax the homeowner pays and 
freeing more income to qualify and pay for a loan. The 
Housing Authority also offers a specialized MCC program for 
teachers and principals of eligible schools. Currently the 
schools located in Scotts Valley are not eligible for the 
program. As the City has little control over how the County’s 
programs are administered, the City will be responsible for 
providing information to residents.  

Continue to refer residents to 
the County program and 
provide information at City 
Hall and on the City’s website.  

2017:  
The Mortgage Credit Certificates are no 
longer issued in Santa Cruz County.  
2018 – 2022:  
The Housing Authority of the County of Santa 
Cruz no longer administers a Mortgage Credit 
Certificate (MCC) Program. They continued 
the administration of the Reissued Mortgage 
Credit Certificate (RMCC) program for those 
MCC’s issued by the Housing Authority. 

Modify. 
The program is modified to 
refer residents who were on 
the MCC program to the 
RMCC program.  

Program 3.3 Fair housing is a broad topic that covers topics 
ranging from fair housing services to providing sufficient 
housing opportunities. For fair housing services, the City 
currently refers fair housing discrimination activities to the 
California Department of Fair Employment and Housing 
(DFEH). The mission of the DFEH it to protect Californians 
from employment, housing, and public accommodation 
discrimination. 

Continue to provide 
informational and educational 
materials on fair housing 
services for property owners, 
apartment managers, and 
tenants at City Hall and on the 
City’s website.  

2018 – 2022:  
Fair Housing information is provided on the 
City’s web site and at City Hall as well as 
through the Housing Authority of the County 
of Santa Cruz. This information is available to 
property owners, apartment managers, 
tenants and the general public.  

Ongoing. 
The efforts for Program 3.3 
will continue to monitor and 
respond to fair housing 
discrimination activities 
throughout the 6th planning 
cycle.  

Continue to monitor and 
respond, as appropriate, to 
complaints of discrimination, 
and continue to refer tenants 
to the California Department 
of Fair Employment and 
Housing for proper intake, DRAFT
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investigation, and resolution 
of fair housing complaints.  

Program 3.4 Scotts Valley recognizes that children represent 
our future community, but also recognizes that existing 
childcare services and facilities may not be adequate to 
meet today’s demand and that this demand is increasing. To 
ignore this fact jeopardizes the long-term of the City’s 
social, physical, and economic well-being. Thus, the City is 
committed to making high quality childcare services 
available, affordable, and accessible to those persons who 
either live or work in the City and who desire or need such 
services.  

Continue to work with child 
care providers and the County 
to promote adequate child 
care facilities within the 
community.  

2018 – 2022:  
The City continues to provide information at 
City Hall and on the City’s web site regarding 
current zoning regulations that apply to child 
care and day care facilities. In addition, the 
City continued to encourage the provision of 
child care and day care facilities in all new 
proposed development activities.  

Ongoing. 
The efforts for Program 3.4 
will continue to develop new 
child care facilities within the 
community.  

Provide information at City 
Hall and the City’s website on 
current zoning regulations 
that apply to child care and 
day care facilities.  
Continue to encourage new 
development to provide child 
care and day care facilities 
through a variety of activities, 
including outreaching to 
developers; providing 
financial or in-kind technical 
assistance, when available; 
providing expedited 
processing; identifying grant 
and funding opportunities; 
and providing information on 
the City’s Density Bonus 
Ordinance.  

Program 3.5 Pursuant to Government Code Section 65583, 
the City of Scotts Valley is obligated to remove potential and 
actual governmental constraints upon the maintenance, 
improvement, or development of housing for all income 
levels and for persons with disabilities. The Fair Housing Act, 
as amended in 1988, requires that cities and counties 
provide reasonable accommodation to rules, policies, 
practices, and procedures where such 5-13 accommodation 
may be necessary to afford individuals with disabilities 
equal housing opportunities. Reasonable accommodation 

Provide informational 
handouts and information at 
City Hall and on the City’s 
website about reasonable 
accommodation procedures.  

2018 – 2022:  
Chapter 17.60 of the City’s Municipal Code 
provided Reasonable Accommodation 
standards and procedures. The Municipal 
code is on the City’s website as well as at City 
Hall.  

Modify. 
The program is modified to 
continue reviewing 
reasonable accommodation 
procedures to remove 
potential constraints.  Continue to work with 

developers and individual 
home owners to encourage 
design and construction of 
projects that include features DRAFT
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provides a basis for residents with disabilities to request 
flexibility in the application of land use and zoning 
regulations or, in some instances, even a waiver of certain 
restrictions or requirements from the local government to 
ensure equal access to housing opportunities. The ADA 
Committee continues as a City Commission that identifies 
opportunities to increase ADA accessibility throughout the 
City. In general, City Staff takes into consideration the 
provisions of the California Americans with Disabilities Act 
(Cal ADA) in the review and approval of housing projects 
and grants modifications and deviations from the Municipal 
Code to accommodate the needs of persons with 
disabilities. In 2014, the City adopted a reasonable 
accommodation ordinance per requirements of State law. 

to make the units usable for 
persons with disabilities. 

Program 3.6 The housing needs of persons with 
developmental disabilities are typically not addressed by 
Title 24 Regulations, and requires, in addition to basic 
affordability, slight modifications to existing units, and in 
some instances, a varying range of supportive housing 
facilities. The design of housing accessibility modifications, 
the proximity to services and transit, and the availability of 
group living opportunities represent some of the types of 
considerations that are important in serving this need 
group. Incorporating “barrier-free” design in all new multi-
family housing (as required by California and Federal Fair 
Housing laws) is especially important to provide the widest 
range of choices for residents with disabilities. 

Seek State and Federal 
monies, as funding becomes 
available, in support of 
housing construction and 
rehabilitation targeted for 
persons with developmental 
disabilities.  

2018 – 2022:  
The City continued to seek available funding 
and provide regulatory incentives to assist 
projects for persons with developmental 
disabilities. The City also continued to work 
with nonprofit developers who intend to 
provide housing for persons with 
developmental disabilities. Information on 
housing and services for persons with 
developmental disabilities is available at City 
Hall and on the City’s web site.  

Modify. 
The program is modified to 
amend the Zoning Code to 
permit large Community Care 
Residential Facilities in all 
residential zones to remove 
constraints for persons with 
disabilities.   Provide regulatory incentives, 

such as expedited permit 
processing, and fee waivers 
and deferrals, to projects 
targeted for persons with 
developmental disabilities. 
Work with the San Andreas 
Regional Center to implement 
an outreach program 
informing households within 
the City of housing and 
services available for persons DRAFT
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with developmental 
disabilities. 
Provide information on 
housing and services available 
for persons with 
developmental disabilities at 
City Hall and on the City’s 
website.  

Program 3.7 Extremely low-, and low-income households 
have limited housing options in Scotts Valley. Housing types 
appropriate for these groups include: emergency shelters, 
and transitional and supportive housing. To accommodate 
this population group the City amended the Zoning Code to 
address these housing types per requirements of Senate Bill 
2. The City has amended the City’s Zoning Code to allow 
emergency shelters by-right in at least one zoning district, 
and to permit transitional and supportive housing in all 
residential zones by-right without any discretionary action, 
subject only to those regulations that apply to other 
residential dwelling units of the same type in the same 
zone. 

Encourage the development 
of housing for lower income 
households, including 
extremely low-, very low-, and 
low-income, through a variety 
of activities, such as 
outreaching to housing 
developers; providing 
financial or in-kind technical 
assistance, when available; 
providing expedited 
processing; identifying grant 
and funding opportunities; 
and offering additional 
incentives beyond density 
bonus provisions.  

2018: 
The City encouraged lower income housing 
(including low, very low and extremely low 
income) by providing information and 
assistance to both private and non-profit 
developers. In 2018, the City continued 
discussions with the developer of a proposed 
19 unit project (Bay Photo) to designating 2 
rental units for lower income households.  
2019 – 2022:  
The City encouraged lower income housing 
(including low, very low and extremely low 
income) by providing information and 
assistance to both private and non-profit 
developers. The City also approved the 
Encore and Erba Lane projects during these 
years, with each providing 2 rental units 
affordable to lower income households.  

Ongoing.   
The efforts for Program 3.7 
will continue to encourage 
the development of lower-
income housing and provide 
assistance to developers.  

Program 3.8 The City’s Municipal Code currently defines a 
family as “a person or persons related by blood, marriage or 
adoption or a group of not more than five persons, 
excluding servants, not related by blood, marriage or 
adoption, living together as a single housekeeping unit in a 
dwelling unit.” The City evaluated the current definition and 
found that revisions are necessary to be consistent with 
State and federal fair housing laws.  

Amend, as appropriate, the 
definition of “family” to be 
consistent with State and 
federal fair housing laws.  

2018 – 2022:  
An updated definition of “family” is 
scheduled to be reviewed at the time of the 
General Plan Update.  

Ongoing.  
The efforts for Program 3.8 
will adopt the General Plan 
Update that includes an 
updated definition of 
“family” that complies with 
state and federal fair housing 
laws.   DRAFT
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Program 3.9 Sections 17021.5 and 17021.6 of the State 
Health Safety Code are within part of the Employee Housing 
Act. The act sets standards for the construction, 
maintenance, use, and occupancy of living quarters called 
“employee housing” as defined in Section 17008 of the 
Health and Safety Code. The intent of these two sections is 
to broaden opportunities for agricultural employee housing 
in single-family residential districts and agricultural districts. 
The City will amend the Zoning Ordinance and meet the 
requirements of Health and Safety Codes Section 17021.5 
and 17021.6 as it relates to agricultural employee housing.  

Amend the Zoning Ordinance 
to meet the requirements of 
Health and Safety Codes 
Section 17021.5 and 17021.6 
as it relates to agricultural 
employee housing.  

2018 – 2022:  
The City continued to review Health and 
Safety Codes as they relate to agricultural 
employee housing in order to amend the 
Zoning Ordinance if necessary.  

Ongoing.  
The efforts for Program 3.9 
will continue to amend the 
Zoning Ordinance necessary 
to broaden opportunities for 
agricultural housing in single-
family residential districts.  

GOAL 4. It is the goal of the City of Scotts Valley to protect its unique sensitive environmental, archaeological, and paleontological assets and encourage resource 
conservation measures in all new housing developments.  
Programs 4.1 The City’s Zoning Code enforces certain 
regulations and development standards to ensure that its 
environmental resources are protected. For instance, the 
Code prohibits development on slopes with an average 
grade of more than 40 percent. For slopes where 
development is permitted, the City provides design 
guidelines to the project applicant(s) to ensure that hillsides 
are preserved. For slopes greater than 10 percent, the City 
has established a Hillside Residential Combining District, 
which requires a variety of development and design 
standards to help preserve and conserve natural vegetative 
and topographic features and open space. City staff and the 
Design Review Board (Planning Commission are responsible 
to review the project to ensure that applicable standards 
have been fully addressed.  

Continue to enforce the 
setback, height, and density 
standards identified in the 
Hillside Residential Combining 
District.  

2018 – 2022:  
The City continued to enforce the various 
standards as identified in the Hillside 
Residential Combining District.  

Ongoing. 
The efforts for Program 4.1 
will continue to implement 
standards established in the 
Hillside Residential 
Combining District.  

Program 4.2 The City encourages the conservation of 
resources in the development and improvement of new 
housing throughout the City. Buildings should be designed 
to minimize mechanical heating and cooling. Sunlight should 
be used for direct heating and illumination whenever 
possible. Natural ventilation and shading should be used to 

Encourage energy 
conservation measures and 
devices to be incorporated in 
the development and 
improvement of housing. 
Review such requirements 

2018 – 2022: 
The City reviewed energy conservation 
measures and devices through the Design 
Review and the building permit process.  

Ongoing. 
The efforts for Program 4.2 
will continue to review 
requirements to incorporate 
resource conservation into 
new residential projects DRAFT
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cool a building. Active and passive solar heating is 
encouraged. Solar access shall be planned into the site 
design where possible. Solar access shall be reserved, where 
appropriate, through recorded easements or other devices 
or instruments. Climatic factors such as prevailing winds, 
shade trees, window and door orientation and the 
positioning of buildings on the site shall all be coordinated 
to maximize energy conservation.  

through the Design Review 
and Building Permit process.  

through the Design Review 
and the building permit 
process.  

Program 4.3 Pursuant to Chapter 727, Statues of 2005 (SB 
1087), the City of Scotts valley is required to deliver its 
adopted Housing Element and any amendments thereto to 
local water and sewer service providers. This legislation 
allows for coordination between the City, water, and sewer 
providers when considering approval of new residential 
projects, and to ensure that the providers have an 
opportunity to provide input on the Element. Additionally, 
review of the Housing Element ensures that priority for 
water and sewer services is granted to projects that include 
units affordable to lower-income households.  

Submit the adopted Housing 
Element, and any subsequent 
amendments, to local water 
and sewer providers for their 
review and input.  

2018 – 2022: 
The 2016 Housing Element had been 
submitted to local water and sewer 
providers. Future amendments to the 2016 
Housing Element will also be submitted to 
local water and sewer providers.  

Ongoing. 
The efforts for Program 4.3 
will continue to provide the 
Housing Element to the local 
water and sewer service 
providers.  

Program 4.4 Scotts Valley’s location on an ancient seabed 
has contributed to a wealth of archaeological and 
paleontological resources in the community today. In fact, 
the present City Hall site contains a 10,000- to 15,000-
yearold archaeological site. The General Plan designates 
various areas throughout the community as moderate or 
high cultural resource sensitivity zones. In these areas, 
development proposals must have appropriate 
environmental clearance pursuant to state and federal laws, 
which is reviewed by the City’s Cultural Resource 
Commission. Procedures and scope of authority of the 
Commission is set forth in Chapter 17.44 of the Scotts Valley 
Municipal Code. 

Continue to review proposals 
for new housing to ensure 
that the City’s cultural 
resources are adequately 
protected.  

2018 – 2022: 
The City continued to monitor proposed 
development activity in areas designed as 
“moderate or high cultural resource 
sensitivity zones” in the General Plan.  

Ongoing. 
The efforts for Program 4.4 
will continue to monitor 
proposed development 
activity in areas designated 
as “moderate or high cultural 
resource sensitivity zones” in 
the 6th Cycle.  
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The Housing Needs Assessment provides an 

overview of the City’s housing and population 

characteristics and evaluates the factors that 

contribute to the supply and demand of housing in 

Scotts Valley. To create a comprehensive evaluation 

of Scotts Valley’s housing needs, the housing needs 

assessment discusses population, household, 

economic and housing stock characteristics, and 

presents each of these components in a regional 

context. This assessment serves as the basis for 

identifying the appropriate goals, policies, programs, 

and quantified objectives for the City to implement 

during the 2023-2031 Housing Element Cycle. 
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P O P U L A T I O N  C H A R A C T E R I S T I C S  
Understanding the characteristics of a population is critical to plan for the needs of a 
community. Population growth, age composition, race, and ethnicity, and employment trends 
influence the type and extent of housing needs and the ability of the local population to afford 
housing costs. The following describes and analyzes the various population characteristics and 
trends that affect housing need.  

1. Population Growth 
Table B-1 displays the forecasted population growth for Scotts Valley in comparison to Santa 
Cruz County and surrounding communities. According to the U.S. Census and AMBAG 
Projections, the Santa Cruz County population is forecasted to increase by 8.1 percent through 
2040. From 2015 to 2020, the County experienced a 0.9 percent drop in population. The City’s 
population decreased by 2.1 percent between 2015 and 2020 and is forecasted to increase by 
1.5 percent between 2020 and 2040.  

Table B-1: Population Growth (2010-2040) 

Source: 2022 Regional Growth Forecast AMBAG, Table 8 

2. Age Characteristics 
Housing choices may differ based on the age of residents. Young adults (18 to 30 years old) and 
seniors (65 years or older) typically favor apartments, low- to moderate-cost condominiums, 
and smaller or more affordable single-family residences as they tend to have limited incomes or 
smaller families. As a community’s population ages, housing must also accommodate new or 
adjusted needs. A variety of housing options is needed to accommodate all stages of life to 
produce a well-balanced and healthy community.  

Figure B-1 below displays ACS data for age distribution in Scotts Valley. Age groups from 5 to 9 
years old, 10 to 14 years old, 35 to 44 years old, and 45 to 54 years old saw a decrease from 
2010 to 2020. Older adults 65 years and older saw the most amount of growth with a 7.5 
percent increase from 2010 to 2020. This age group was the largest age distribution in Scotts 
Valley. This is an indication of an aging population. The most significant drop and in age 
distribution was between the 55- to 59-year-old. From 2010 to 2015, the percentage dropped 

Jurisdictions 
Population Percent Change 

2015 
Actual 

2020 
Actual 

2030 
Projected* 

2040 
Projected* 

2015-2020 2020-2040 

Santa Cruz County 273,793 271,233 284,146 293,156 -0.9% 8.1% 
Capitola 10,224 10,108 10,794 11,049 -1.1% 9.3% 
Santa Cruz 64,223 64,424 72,218 78,828 0.3% 22.4% 
Scotts Valley 11,946 11,693 11,837 11,868 -2.1% 1.5% 
Watsonville 52,410 51,515 54,270 55,786 -1.7% 8.3% 
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to 0.08 percent (a 5.92 percent decrease). From 2015 to 2020, the percentage increased to 9.20 
percent.  

Figure B-1: Scotts Valley Age Distribution  

 
Source:  American Community Survey, Table S0101, 5-Year Estimates, 2010, 2015, and 2020 

Table B-2 below shows the age distribution of Scotts Valley residents in comparison to 
surrounding communities. Scotts Valley’s adult population between 35 to 49 represent the 
highest percentages in comparison to neighboring communities. Scotts Valley also has the 
highest percentages of residents under the age of 5 after Watsonville. 

Table B-2: Age Characteristics/Age Distribution 
Jurisdiction Under 5 5 to 19 20 to 34 35 to 49 50 to 64 65 years + 

Santa Cruz County 5.30% 19.3% 22.4% 24.3% 13.7% 15.0% 
Capitola 3.7% 16.1% 20.8% 25.8% 12.9% 20.6% 
Santa Cruz 3.1% 21.0% 33.3% 20.3% 9.7% 12.5% 
Scotts Valley 6.5% 18.2% 18.6% 27.2% 13.3% 16.0% 
Watsonville 9.7% 24.0% 23.8% 23.9% 9.1% 9.6% 

Source:  American Community Survey, Table S0101, 5-Year Estimates, 2020 

3. Race/Ethnicity Characteristics 
Analyzing and understanding the racial and ethnic composition of a community is important as 
different racial and ethnic groups may have varying household characteristics, income levels, 
and cultural backgrounds that may affect their housing needs, housing choice, and housing 
type. Cultural influences may reflect preference for a specific type of housing or other 
characteristics, such as location and mobility.  

It is important to note that while race and ethnicity are used to identify different sections of a 
community’s population, they are not the same and are not mutually exclusive. The data 
identified below shows the racial and ethnic composition of Scotts Valley and nearby 

Under 5
years

5 to 9
years

10 to 14
years

15 to 19
years

20 to 24
years

25 to 34
years

35 to 44
years

45 to 54
years

55 to 59
years

60 to 64
years

65
years +

2010 5.5% 7.8% 8.0% 8.3% 5.8% 9.3% 14.0% 17.2% 6.0% 5.2% 12.9%

2015 5.7% 5.4% 7.0% 8.9% 8.1% 9.7% 12.9% 14.6% 0.1% 0.1% 14.1%

2020 5.1% 5.2% 4.8% 5.2% 8.3% 9.5% 10.0% 14.1% 9.2% 8.2% 20.4%

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%
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jurisdictions using ACS, which allows Census respondents to identify one’s race and ethnicity. 
Therefore, overlap may occur.  

Figure B-2 and Table B-3 show persons who identify as White make up the largest racial group 
in Scotts Valley (76.1 percent), which is larger than that of the County (56.9 percent) and 
neighboring jurisdictions. In contrast, the Hispanic or Latino population made up the second 
largest population group at a much smaller rate of 10.8 percent. Persons who identify as Black, 
American Indian/Alaska Native, Native Hawaiian/Other Pacific Islander, and Some Other Race 
represent less than one percent of the City’s population combined. 

Figure B-2: Racial Ethnic Composition 

 
Source:  American Community Survey, Table B03002, 5-Year Estimates, 2020 

Table B-3: Racial/Ethnic Composition 

Jurisdiction White* Black* 

American 
Indian/ 
Alaska 

Native* 

Asian* 

Native 
Hawaiian

/Other 
Pacific 

Islander* 

Some 
Other 
Race* 

Two or 
More 

Races* 

Hispanic 
or Latino 
(of any 
race) 

Santa Cruz County 56.9% 1.0% 0.1% 4.7% 0.1% 0.3% 3.3% 33.6% 
Capitola 62.0% 0.6% 0.1% 4.8% 0.0% 0.0% 6.7% 25.8% 
Santa Cruz 62.1% 1.8% 0.1% 10.2% 0.1% 0.4% 4.6% 20.7% 
Scotts Valley 76.1% 0.5% 0.0% 6.8% 0.0% 0.3% 3.5% 10.8% 
Watsonville 15.0% 0.4% 0.1% 2.2% 0.0% 0.0% 0.6% 81.7% 

*Non-Hispanic 
Source: American Community Survey, Table B03002, 5-Year Estimates, 2020 

Table B-4 shows mostly moderate changes in racial and ethnic demographics between 2010 
and 2020. Persons that identified as Asian experienced the largest increase from 5.4 percent to 
8 percent. In contrast, those that identify as White decreased from 80.7 percent to 75.6 percent 

White
Black or
African

American

American
Indian and

Alaska
Native

Asian

Native
Hawaiian/O
ther Pacific

Islander

Some
Other Race

Two or
More Races

Hispanic or
Latino
Origin

Scotts Valley 76.1% 0.5% 0.0% 6.8% 0.0% 0.3% 3.5% 10.8%
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a 5.1 percent decrease. Those who identify as Black or African American and Native 
Hawaiian/Other Pacific Islander also experienced similar decrease from 0.1 percent and 0.8 
percent, respectively. The population that identifies as two or more races increased by 1.06 
percent from 2010 to 2020. 

Table B-4: Racial/Ethnic Composition of Scotts Valley (2010-2020) 

Race/Ethnicity 2010 2015 2020 
Change from 
2010 to 2020 

White* 80.7% 78.2% 75.6% -5.1% 
Black or African American* 0.4% 0.8% 0.4% -0.1% 
American Indian and Alaska Native* 0% 0% 0% 0% 
Asian* 5.4% 5.4% 8% 2.6% 
Native Hawaiian/Other Pacific Islander* 0.8% 0% 0% -0.8% 
Some other Race* 0 0.3% 0.9% 0.9% 
Two or more races* 2.8% 4.9% 3.9% 1.1% 
Hispanic or Latino Origin 9.9% 10.4% 11.4% 1.5% 

White alone 6.2% 8.1% 5.8% -0.4% 
Black or African American alone 0.1% 0.1% 0.0% -0.1% 
American Indian and Alaska Native 
alone 

0.3% 0.0% 0.7% 0.4% 

Asian alone 0.3% 0.2% 0.0% -0.3% 
Native Hawaiian and Other Pacific 
Islander alone 

0.0% 0.0% 0.0% 0.0% 

Some other race alone  1.6% 0.7% 2.6% 1.0% 
Two or more races 1.4% 1.2% 2.3% 0.9% 

*Non-Hispanic 
Source: American Community Survey, Table B03002, 5-Year Estimates, 2010, 2015, and 2020 

E C O N O M I C  C H A R A C T E R I S T I C S  

In addition to demographics, economic characteristics may also indicate different housing 
needs. Employment and income trends may indicate a need for more affordable housing units 
and assistance programs. The data in this section provides valuable insight into the Scotts Valley 
community’s ability to access the housing market and to afford housing. Specifically, incomes 
associated with different employment sectors and the number of workers in a household may 
affect housing affordability need and choice. Local employment growth is also linked to local 
housing demand, and vice versa. Therefore, to consider a healthy balance between jobs and 
housing, it is important to consider the employment characteristics of a community. 

1. Employment and Wage Scale 
Employment and income directly affect housing needs as they provide the ability to purchase 
and rent housing, as well as influence the types of housing residents can afford. Job growth 
refers to the number of jobs created in the jurisdiction whereas employment growth refers to 
the number of residents in a jurisdiction that are employed. Table B-5 outlines job growth from 
2015 through 2045 for Scotts Valley and nearby jurisdictions. By 2045, the City is forecasted to 
experience a 14.2 percent job growth from 2015 to 2045 (approximately 1,339 new jobs). The 
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figures in Table B-5 provide a deeper understanding of economic growth as compared to 
forecasted population growth, shown in Table B-1. 

Table B-5: Total Jobs Growth (2015-2045) 

Jurisdiction 2015 2025 2035 2045 
Change 

2015-2045 
Santa Cruz County 130,436 141,391 147,125 153,261 17.5% 
Capitola 11,666 12,376 12,902 13,454 15.3% 
Santa Cruz 40,840 44,317 46,863 49,636 21.5% 
Scotts Valley 9,458 10,185 10,489 10,797 14.2% 
Watsonville 42,069 45,748 47,366 49,071 16.6% 

Source: Association of Monterey Bay Area Governments, 2022 Regional Growth Forecast 

Table B-6: Employment by Sector (2010-2020) 

Industry Sector 
2010 2020 

Change 
2010-2020 People 

Employed 
Percent City 
Employment 

People 
Employed 

Percent City 
Employment 

Agriculture, forestry, fishing and 
hunting, and mining 

0 0% 0 0% 0% 

Construction 362 10.3% 205 5.3% -5% 
Manufacturing 616 17.5% 635 16.5% -1% 
Wholesale trade 61 1.7% 133 3.5% 1.7% 
Retail trade 264 7.51% 401 10.4% 2.9% 
Transportation and warehousing, 
and utilities 

67 1.9% 157 4.1% 2.2% 

Information 137 3.9% 199 5.2% 1.3% 
Finance and insurance, real 
estate, and rental leasing 

316 9% 265 6.9% -2.1% 

Professional, scientific, 
management, and administrative 
services 

485 13.8% 509 13.3% -0.6% 

Education services, health care, 
and social assistance 632 18% 662 17.2% -0.8% 

Arts, entertainment, recreation, 
accommodation, and food 
services 

198 5.6% 149 3.9% -1.8% 

Other services (except public 
administration) 

119 3.4% 98 2.6% -0.8% 

Public Administration 257 7.3% 427 11.1% 3.8% 
Total 3,514 100% 3,840 100% 9.3% 

Source: American Community Survey, 5- Year Estimates, 2010 and 2020 

Economists estimate a 3.5 percent to 4.5 percent unemployment rate as natural as it reflects 
the real voluntary economic forces within a jurisdiction. Table B-7 shows the City of Scotts 
Valley had an unemployment rate of 6.9 percent in 2010 and 4.3 percent in 2020. The rate of 
unemployment went down by 2.6 percent from 2010 to 2020. This puts the City at the lowest 
unemployment rate compared to the surrounding jurisdiction and at a natural rate. 
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Table B-7: Unemployment Rate 

Jurisdiction 
Unemployment Rate* 

Percent Change 2010 2020 
Santa Cruz County 8.3% 6.1% -2.2% 
Capitola  8.6% 1.6% -7% 
Santa Cruz  8.3% 6.9% -1.4% 
Scotts Valley  6.9% 4.3% -2.6% 
Watsonville  11% 8% -3% 

*Population 16 years and over 
Source: American Community Survey, Table DP03, 5-Year Estimates, 2010 and 2020 

The County of Santa Cruz’s median income for a household of four is $199,300, according to the 
2022 State of California Income Limits for Santa Cruz County. Occupations that fall under 
$59,650 would have an average income in the very low-income category. As Table B-8 shows, 
the majority of the occupational salaries in Santa Cruz County fall below 50 percent of the HUD 
Area Median Family Income (HAMFI). Based on these salaries, housing stock in the City would 
need to be affordable to accommodate lower income households. 

Table B-8: Santa Cruz County Median Salary by Occupation 
Occupation Salary 

Legal $96,222 
Computer and Mathematical $87,551 
Architecture and Engineering $86,641 
Management $79,419 
Transportation and Material Moving $77,256 
Life, Physical and Social Sciences $70,746 
Business and Financial Operations $70,708 
Healthcare Practitioners and Technical $66,811 
Arts, Design, Entertainment, Sports and Media $56,649 
Protective Services $54,640 
Education, Training and Library $52,376 
Installation, Maintenance and Repair $50,166 
Community and Social Service $48,070 
Sales $47,973 
Construction and Extraction $43,993 
Production $40,481 
Office and Administration Support $40,014 
Farming, Fishing and Forestry $30,567 
Healthcare Support $30,270 
Building, Grounds Cleaning, and Maintenance $29,735 
Personal Care and Service $28,513 
Food Preparation and Serving Related $25,375 

Source: American Community Survey, 5-Year Estimates, 2020 
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H O U S E H O L D  C H A R A C T E R I S T I C S  

Households include all individuals that occupy a single housing unit in a shared state whether 
they are single occupants, families, or unrelated people sharing a housing unit. Household 
characteristics provide insight on growth and determining a community’s housing needs. 
Income and affordability are best measured at the household level, as well as the special needs 
of certain groups, such as large families, single-parent households, or lower-income 
households. 

1. Household Type 
Table B-9 shows different household characteristics in the City. Scotts Valley contains 4,779 
total households. This represents about 4.96 percent of total Santa Cruz County households. 
About 55.4 percent of total households in Scotts Valley are married-couple family households. 
This population tend to seek occupancy in a single-family residence with multiple bedrooms. In 
contrast, non-family households make up 32.5 percent of total households. This may include 
unrelated persons living together or persons living alone. Non-family households tend to 
occupy multi-family units or seek out more affordable housing options. 

Table B-9: Household Characteristics 

Jurisdiction 
Married-Couple Family 

HH 
Female HH, No Spouse 

Present Non-Family HH 
Total HH 

County % of Total HH County % of Total HH County % of Total HH 
Santa Cruz 
County 

46,297 48.1% 9,718 10.1% 35,405 36.8% 96,275 

Capitola  1,783 38.3% 457 9.8% 2,209 47.4% 4,658 
Santa Cruz 8,006 35.4% 1,680 7.4% 11,950 52.8% 22,644 
Scotts Valley 2,649 55.4% 263 5.5% 1,551 32.5% 4,779 
Watsonville 7,345 51.3% 2,524 17.6% 3,199 22.3% 14,317 
Note: HH = Households  
Source: American Community Survey, Table B11001, 5-Year Estimates, 2020 

Table B-10 illustrates the changes in household types from 2010 through 2020. Scotts Valley 
experienced a growth of approximately 482 new households from 2010 to 2020. During this 
time, householders ages 65 or above grew 4.4 percent. Male households with no spouse 
present experienced a decline by 4.1 percent. 
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Table B-10: Changes in Household Types 

Household Types 
2010 2015 2020 

Count Percent Count Percent Count Percent 
Married-couple Family Households 2,411 56.1% 2,425 56% 2,649 55.4% 
Female Households, No Spouse Present 414 9.6% 417 9.6% 263 5.5% 
Male Households, No Spouse Present 190 4.4% 193 4.5% 316 6.6% 
Non-Family Households 1,282 29.8% 1,297 29.9% 1,551 32.5% 
Householder Ages 65 or Above 468 10.9% 550 12.7% 731 15.3% 

Total Households 4,297 100% 4,332 100% 4,779 100% 
Source: American Community Survey, Table S11001, 5-Year Estimates, 2010, 2015, 2020 

2. Household Size 
Understanding household size helps identify the basic unit of demand for housing as it 
identifies the type and size of housing needed by the community. It is also an indicator of 
population growth and household character. The measure of person per household provides an 
indicator of the number of persons residing in a housing unit.  Average household size can be 
both a result and indicator of housing affordability and other household economic conditions 
and is important in understanding housing need by size and type of housing. 

Table B-11 illustrates the household size for the City and nearby communities. Scotts Valley has 
approximately 2.5 persons per household making it the third largest household size in the area. 
Larger households may require additional bedrooms and may results in overcrowding. 

Table B-11: Average Household Size 

Jurisdiction 
Average Persons per 

Household 
Santa Cruz County 2.7 
Capitola  2.1 
Santa Cruz  2.4 
Scotts Valley  2.5 
Watsonville  3.6 

Source: American Community Service, 5-Year Estimates 2020 

3. Household Income 
Household income is connected to affordability. As household income increases, households 
are more likely to afford market-rate units, larger units, and/or pursue ownership 
opportunities. On the contrary, as household income decreases, households tend to pay a 
disproportionate amount of their income for housing. This could lead to increased incidences of 
overcrowding and substandard living conditions.   
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HCD has identified the following income categories based on the Santa Cruz County HAMFI:  

 Extremely Low-Income: Households earning up to 30 percent of the HAMFI 

 Very Low-Income: Households earning between 31 and 50 percent of the HAMFI 

 Low-Income: Households earning between 51 and 80 percent of the HAMFI 

 Moderate-Income: Households earning between 81 and 120 percent of the HAMFI 

 Above Moderate-Income: Households earning over 120 percent of the HAMFI 

Together, the extremely low-, very low-, and low-income categories are referred to as lower 
income1.   Comprehensive Housing Affordability Strategy (CHAS) estimates based on 2015-2019 
ACS 5-year average data are used below. The CHAS, developed by the Census Bureau for the 
U.S. Department of Housing and Urban Development (HUD), provides detailed information on 
housing needs by income level for different types of households in Santa Cruz. The most recent 
available CHAS data for Santa Cruz was published in May 2022. 

Table B-12 displays the households by income categories. The majority of owners, renters, and 
households all are in the moderate- or above-income category. Homeowners had the highest 
percentage of households in the moderate- or above-income category (74.4 percent). 
Approximately 16.1 percent of Scotts Valley households have a low-income – with 7.9 percent 
earning an extremely low-income. 

Table B-12: Households by Income Category 

Income Category (% of County HAMFI) 
Owner Renter Households 

Total Percent Total Percent Total Percent 
Extremely Low (30% HAMFI or less) 135 4.3% 215 17.1% 350 7.9% 
Very Low (31 to 50% HAMFI) 265 8.4% 145 11.6% 410 9.3% 
Low (51 to 80% HAMFI) 415 13.1% 295 23.5% 710 16.1% 
Moderate or Above (over 80% to 100% HAMFI) 2,355 74.41% 600 47.8% 2,955 66.9% 

Total 3,165 100% 1,255 100% 4,420 100% 
Source: HUD Comprehensive Housing Affordability Strategy, 2015-2019 

The ACS  2020 data shown in Figure B-3 below depicts median household income for the City of 
Scotts Valley, the surrounding jurisdiction, and Santa Cruz County. Scotts Valley has a median 
household income of $103,783, which is $13,797 higher than Santa Cruz County. The City has 
the highest household income in the area. Larger household income allows for more flexibility 
and opportunity of housing choice. Households with lower median incomes are more 
susceptible to housing cost burdens and may have fewer choices. Additionally, lower-income 

 
1 Federal housing and community development programs typically assist households with incomes up to 80 percent of the 
HAMFI and use different terminology. For example, the Federal Community Development Block Grant (CDBG) program refers 
households with incomes between 51 and 80 percent HAMFI as moderate-income (compared to low-income based on State 
definition). 
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households may not be able to afford adequate housing. Low-income households may have a 
challenging time finding housing that can fit the needs of a larger household because larger 
housing tends to be owned, rather than rented, and is more expensive than smaller rental 
units. As a result, cost burden, displacement, and overcrowding may occur.  

Figure B-3: Median Household Income by City 

 
Source: American Community Survey, S1901, 5-Year Estimates, 2020 

Table B-13 shows the median household income of nearby jurisdictions and compares the 
percentage difference with the Santa Cruz County median income. Scotts Valley’s median 
household is 15.3 percent above that of Santa Cruz County; it is the highest of the surrounding 
jurisdictions.  

Table B-13: Median Household Income 

Jurisdiction Median Income 
Difference with 
County Median 

Santa Cruz County $89,986 -- 
Capitola $81,617 -9.3% 
Santa Cruz $86,618 -3.7% 
Scotts Valley $103,783 15.3% 
Watsonville $61,496 -31.7% 

Source: American Community Survey, Table S1901, 5-Year Estimates, 2020 

Figure B-4 below outlines Scotts Valley’s income, broken down by income level. 61.7 percent of 
Scotts Valley households earn an income below $150,000, with 22 percent earning less than 
$50,000, and 5 percent earning less than $10,000. Approximately 23 percent of Scotts Valley 
households earn $200,000 or more annually. 
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Figure B-4: Scotts Valley Household Income Breakdown by Category 

 
Source: American Community Survey, Table S1901, 5-Year Estimates, 2020 

H O U S I N G  P R O B L E M S   
CHAS provides detailed information on housing problems by income level for different types of 
households in the City. The most recent available CHAS data was published in May 2022 and is 
based on 2020 ACS data. Housing problems considered by CHAS include: 

Housing Problems:  

 Units with physical defects (lacking 
complete kitchen or bathroom);  

 Overcrowded conditions (more than 
one person per room); or 

 Cost burdens exceeding 30 percent 
of gross income (including utilities). 

Severe Housing Problems:  

 Units with physical defects (lacking 
complete kitchen or bathroom);  

 Overcrowded conditions (more than 
1.5 persons per room); or 

 Cost burdens exceeding 50 percent 
of gross income (including utilities). 

Types of housing problems in Scotts Valley vary according to household income, type, and 
tenure. Table B-14 shows the housing assistance needs of lower-income households. 
Approximately 22.7 percent of owner-occupied households experience at least one housing 
problem. For renters, 48.9 percent of households experience at least one housing problem. An 
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estimated 22 percent of households in Scotts Valley experience at least one severe housing 
problems. There are a slightly more renters (11.7 percent) than owners (10.3 percent) that 
experience severe housing problem. These findings may reflect the level of control over 
maintenance and repairs. Renters typically rely on property owners and management 
companies to provide repair services and maintenance, which can result in higher levels of 
housing problems. 

Table B-14: Housing Assistance Needs of Lower-Income Households 

Housing Problems Owner 
% of total 

HH 
Renter 

% of total 
HH 

Total 
% of total 

HH 
Housing Problems Overview 

Household has at least one of four 
Housing Problems 

1,005 22.7% 745 16.9% 1,750 39.6% 

Household has no Housing 
Problems or cost burden not 
available, no other problems  

2,160 48.9% 510 11.5% 2,670 60.4% 

Total 3,165 71.61% 1,255 28.4% 4,420 100% 
Severe Housing Problems Overview 

Household has at least one of four 
Severe Housing Problems 

455 10.3% 515 11.7% 970 22% 

Household has no Severe Housing 
Problems or cost burden not 
available, no other problems 

2,710 61.3% 735 16.6% 3,445 77.9% 

Total 3,165 71.6% 1,255 28.4% 4,420 100% 
Source: HUD, Comprehensive Housing Affordability Strategy, 2015-2019 

1. Overcrowding 
“Overcrowding” is generally defined as a housing unit occupied by more than one person per 
room in a unit (including bedrooms, living room, and dining room, but excluding hallways, the 
kitchen, and bathrooms). An overcrowded household results from either a lack of affordable 
housing (which forces more than one household to live together) and/or a lack of available 
housing units of adequate size, especially for large families.  

Overcrowded (more than one person per room) and severely overcrowded (more than 1.5 
persons per room) households can lead to neighborhood deterioration due to the intensive use 
of individual housing units leading to excessive wear and tear, and the potential cumulative 
overburdening of community infrastructure and service capacity. Furthermore, overcrowding in 
neighborhoods can lead to an overall decline in social cohesion and environmental quality. Such 
decline can often spread geographically and impact the quality of life and the economic value of 
property. The combination of lower incomes and high housing costs results in many households 
living in overcrowded housing conditions. 

Table B-15 below illustrates the severity of overcrowding in Scotts Valley by household tenure. 
About 0.7 percent of owner-occupied units experience overcrowding, while 0.8 percent of 
renter-occupied units experience overcrowding. Additionally, there are no owner-occupied 
units that experience severely overcrowded units, while 1.6 percent of renter-occupied units 
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experience severe overcrowding. Overall, 55 units (1.2 percent) experience some form of 
overcrowding in Scotts Valley. Increasing the opportunities for housing for all types and 
appropriate sizes for different households can help mitigate overcrowded units. 

Table B-15: Overcrowding by Tenure in Scotts Valley 

Tenure 

Overcrowded Units 
(1.0 to 1.50 persons/room) 

Severely Overcrowded Units 
(>1.51 persons/room) 

Total Overcrowded 
Occupied Units 

Count 
Percent of Total 
Occupied Units 

Count 
Percent of Total 
Occupied Units 

Count 
Percent of Total 
Occupied Units 

Owner 
Occupied 

24 0.7% 0 0% 24 0.5% 

Renter 
Occupied 

10 0.8% 21 1.6% 31 0.7% 

Total 34 1.5% 21 1.6% 55 1.2% 
Source: American Community Survey, Table B25014, 5-Year Estimates, 2020 

Table B-16 below shows that owner-occupied housing units make up 0.4 percent of the 
overcrowded units in the City. Similarly, renter-occupied units made up 0.5 percent of 
overcrowded units. Scotts Valley has the lowest percentage of renter-occupied overcrowded 
units compared to the nearby jurisdictions.   

Table B-16: Overcrowded Housing Units by Tenure 

Jurisdiction 

Owner-Occupied 
Overcrowded Units  

Renter-Occupied 
Overcrowded Units  

Total Overcrowded Units 

Count Percent Count Percent Total  Percent  

Santa Cruz County 2,028 30.8% 4,563 69.2% 6,591 6.8% 
Capitola 24 0.4% 147 2.2% 171 3.7% 
Santa Cruz 215 3.3% 854 13.0% 1,069 4.7% 
Scotts Valley 24 0.4% 31 0.5% 55 1.2% 
Watsonville 648 9.8% 2,044 31.0% 2,692 6.8% 
Source: American Community Survey, Table B25014, 5-Year Estimates, 2020 

2. Overpayment (Cost Burden) 
State and federal standards indicate that a household paying more than 30 percent of its 
income for housing is overpaying. Overpayment for housing can cause an imbalance on the 
remainder of a household’s budget.  

Table B-17 below summarizes Scotts Valley’s cost burdened households. About 51.8 percent of 
renters are cost burdened, and 33.1 percent are severely cost burdened. In comparison, 31.4 
percent of homeowners are cost burdened, and 11.7 percent are severely cost burdened. As 
shown below, renters are less likely to experience a severe cost burden but still may experience 
a cost burden as their income increases. DRAFT
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Table B-17: Summary of Housing Overpayment 

Income by Cost 
Burden* 

Owner Renter 
Cost 

Burden  
> 30% 

% of 
Owner 

HH 

Cost 
Burden 
> 50% 

% of 
Owner 

HH 

Cost 
Burden  
> 30% 

% of 
Renter 

HH 

Cost 
Burden  
> 50% 

% of 
Renter 

HH 
Household 
Income is < 30% 
HAMFI 

120 3.8% 100 3.2% 200 15.9% 155 12.4% 

Household 
Income is 31% to 
50% HAMFI 

200 6.3% 150 4.7% 145 11.6% 145 11.6% 

Household 
Income is 51% to 
80% HAMFI 

215 6.8% 120 3.8% 175 13.9% 70 5.6% 

Household 
Income is 81% to 
100% HAMFI 

180 5.7% 0 0% 120 9.6% 45 3.6% 

Household 
Income is >100% 
HAMFI 

280 8.9% 0 0% 10 0.8% 0 0% 

Total 995 31.4% 370 11.7% 650 51.8% 415 33.1% 
Note: HAMFI equals HUD area median family income, this is the median-family income calculated by HUD for each jurisdiction, to determine 

Fair Market Rents (FMRs) and income limits for HUD programs. HAMFI will not necessarily be the same as other calculations of median 
incomes (such as a simple Census number), due to a series of adjustments that are made. 

* Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities). For owners, 
housing cost is "select monthly owner costs", which includes mortgage payment, utilities, association fees, insurance, and real estate 
taxes. 

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) 2015-2019 

S P E C I A L  N E E D S  G R O U P S   

Special needs populations include seniors, persons with disabilities, single-parent households, 
large households, farmworkers, persons experiencing homelessness, and students. Special 
needs groups may have lower-incomes because of their conditions. Consequently, certain 
residents in Scotts Valley may experience higher incidences of housing overpayment (cost 
burden), overcrowding, or other housing problems. 

1. Seniors 
The senior population is generally defined as those 65 years or older. They may have several 
concerns such as limited and fixed incomes, high health care costs, higher incidence of mobility 
and self-care limitations, and transit dependency. As a result, the senior population require 
specific housing needs which includes affordable housing, care facilities, and other housing that 
includes planned service components. Table B-18 shows that the City has the second highest 
percentage of persons aged 65 and over, compared to nearby jurisdictions. 
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Table B-18: Persons Aged 65 and Over 
Jurisdiction Population Count Percent 

Santa Cruz County 44,913 16.4% 
Capitola 2,143 21.2% 
Santa Cruz 8,117 12.5% 
Scotts Valley 2,463 20.4% 
Watsonville 5,635 10.8% 

Source: American Community Survey, Table S0101, 5-Year Estimates, 2020 

Table B-19 summarizes the income of senior householders in the City. Of all senior 
householders, 16.5 percent earn less than 30 percent of the HAMFI, and 35.7 percent earn less 
than 50 percent of the HAMFI. In total, 62.1 percent of senior households are considered low-
income and earn less than 80 percent of the HAMFI. 

Table B-19: Elderly Householders by Income 

Income Category Total 
Percent of Total Elderly 

Householders 
Extremely Low (<30% HAMFI) 295 16.5% 
Very Low (31% to 50% HAMFI) 344 19.2% 
Low (51% to 80% HAMFI) 472 26.4% 
Moderate (81% to 100% HAMFI) 119 6.6% 
Above Moderate (>100% HAMFI) 561 31.3% 

Total 1,791 -- 
Note: HAMFI - $103,783 
Source: American Community Survey, Table B19037, 5-Year Estimates, 2020. 

2. Persons with Physical and Developmental Disabilities 
Physical and developmental disabilities can hinder access to traditionally designed housing 
units as well as potentially limit the ability to earn adequate income. Physical, mental, and/or 
developmental disabilities may deprive a person from earning income, restrict mobility, or 
make self-care difficult. Thus, persons with disabilities often have special housing needs related 
to limited earning capacity, a lack of accessible and affordable housing, and higher health costs. 
Some residents suffer from disabilities that require living in a supportive or institutional setting.  

Housing opportunities for persons with disabilities can be addressed through the provision of 
affordable, barrier-free housing. Rehabilitation assistance can be targeted toward renters and 
homeowners with disabilities for unit modification to improve accessibility. 

The ACS identifies six disability types: hearing, vision, cognitive, ambulatory, self-care, and 
independent living. The U.S. Census and ACS provide clarifying questions to determine persons 
with disabilities and differentiate disabilities within the population. The ACS defines a disability 
as a report of one of the six disabilities identified by the following questions: 

 Hearing Disability: Is this person deaf or do they have serious difficulty hearing? 
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 Visual Disability: Is this person blind or do they have serious difficulty seeing even when 
wearing glasses? 

 Cognitive Difficulty: Because of a physical, mental, or emotional condition, does this 
person have serious difficulty concentrating, remembering, or making decisions? 

 Ambulatory Difficulty: Does this person have serious difficulty walking or climbing 
stairs? 

 Independent Living Difficulty: Because of a physical, mental, or emotional condition, 
does this person have difficulty doing errands alone such as visiting a doctor’s office or 
shopping? 

According to the 2020 ACS data, about 12.6 percent of the Scotts Valley population has at least 
one disability (Table B-20). The top three disability types are ambulatory difficulties, 
independent living difficulties, and vision difficulties. 

Table B-20: Disability Status 

Disability Type 

 
Population with a Disability 

 Total 
Percent of 

Population with 
Disability 

Percent of 
Total 

Population 
Under 18  18 to 64  

65 and 
Over 

Population with a 
Hearing Difficulty 

0 183 234 417 12.5% 3.5% 

Population with a 
Vision Difficulty 35 307 243 585 17.6% 4.9% 

Population with a 
Cognitive Difficulty 

0 286 121 407 12.2% 3.4% 

Population with an 
Ambulatory Difficulty 

0 371 388 759 22.8% 6.3% 

Population with a 
Self-care Difficulty 

0 314 101 415 12.5% 3.5% 

Population with an 
Independent Living 
Difficulty 

0 399 346 745 22.4% 6.2% 

Total 35 1,860 1,433 3,328 100% 12.6% 
Source: American Community Survey, Table S1810, 5-Year Estimates, 2020 

The California Department of Developmental Services (CDDS) provides estimates of 69 persons 
with developmental disabilities in ZIP code area 95066 in January 2022, as shown in Table B-21. 
Specifically, this includes 32 children and 37 adults. 
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Table B-21: Developmental Disability Status for ZIP Code 95066 
Disability Type Number of Residents 

Living Arrangement 
Home of Parent/Guardian 59 
Independent/Supported Living 11 
Community Care Facility 11 
Intermediate Care Facility 0 
Foster/Family Home 0 
Other 0 

Age Range 
0-17 Years Old 32 
18* Years Old 37 

Source: CA DDS data by ZIP Code, January 2022 

Many people with developmental disabilities can live and work independently within a 
conventional housing environment. Individuals with more severe developmental disabilities 
may require a group living environment where supervision is provided. The most severely 
affected individuals may require an institutional environment where medical attention and 
physical therapy are provided. Because developmental disabilities exist before adulthood, the 
first issue in supportive housing for persons with developmental disabilities is the transition 
from the person’s living situation as a child to an appropriate level of independence as an adult. 

There are resources that may be beneficial for people living with a development disability, 
including rent subsidized homes, licensed and unlicensed single-family residences, inclusionary 
housing, Section 8 vouchers, special programs for home purchase, HUD housing, and SB 962 
(veterans) homes. The design of housing-accessibility modifications, the proximity to services 
and transit, and the availability of group living opportunities represent some of the types of 
considerations that are important in serving the needs of this group. Incorporating ‘barrier-free’ 
design in new multi-family residences (as required by California and Federal Fair Housing laws) 
is especially important to provide the widest range of choices for residents with disabilities. 
Special consideration should also be given to the affordability of housing, as people with 
disabilities may be living on a fixed income. 

3. Large Households 
Large households are defined as those consisting of five or more members. These households 
comprise a special needs group because many communities have a limited supply of adequately 
sized, affordable housing units. To save for other necessities such as food, clothing, and medical 
care, it is common for lower-income large households to reside in smaller units with an 
inadequate number of bedrooms, which frequently results in overcrowding and can contribute 
to fast rates of deterioration. 

Securing housing large enough to accommodate all members of a household is more 
challenging for renters, because multifamily rental units are typically physically smaller than 
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single-family ownership units. While apartment complexes offering two and three bedrooms 
are common, apartments with four or more bedrooms are rare. It is more likely that large 
households will experience overcrowding in comparison to smaller households. Additionally, 
throughout the region, single-family residences with higher bedroom counts, whether rental or 
ownership units, are rarely affordable to lower-income households. 

Table B-22 below provides a breakdown of large households by tenure in Scotts Valley. The 
data identifies the household size of homeowners and renters living in a large household. Large 
households are units with five or more occupants. About 7.03 percent of all households in 
Scotts Valley are large households. There are more owner-occupied units (288 households) with 
five or more person household than renter-occupied households (48 households). 

Table B-22: Large Households by Tenure 

Source: American Community Survey, Table B25009, 5-Year Estimates, 2020 

4. Single-Parent Households 
Single-parent households often require special consideration and assistance. They have a 
greater need for affordable and accessible day care, health care, and other supportive services. 
Many of the female-headed households are more likely to have lower incomes than similar 
two-parent households.  

The City of Scotts Valley has 579 single-parent households, as shown in Table B-23. Out of the 
total Scotts Valley households, 4.3 percent are single-parent males and 5.7 percent are single-
parent females. In comparison, the county is made up of 4.6 percent households that are 
single-parent males and 9 percent single-parent females. In the City, about 0.8 percent of family 
households were reported to be single-parent household living in poverty in 2020. 

Table B-23: Single Parent Households 

Jurisdiction 
Single-Parent Male, 
No Spouse Present 

Single Parent-
Female, No Spouse 

Present 

Single-Parent HH 
Living in Poverty Single 

Parent HH 
Percent of 
Total HH 

Count Percent1 Count Percent1 Count Percent1 
Scotts Valley 139  4.3% 185 5.7% 25 0.8% 324  10.0% 
Santa Cruz County 2,787 4.6% 5,493 9.0% 1,670 2.7% 8,280 13.6% 
Note: HH = Households 
1. Percent of total Households 
Source: American Community Survey, Table B17010, 5-Year Estimates, 2020 

Table B-24 shows the breakdown of female-headed households in the City. Of the total Scotts 
Valley households, 8.1 percent are single female households with no spouse present. From 

Household Size 
Owner Renter Total 

Count 
Percent of 
Owner HH 

Count 
Percent of 
Renter HH 

Count 
Percent of 
Total HH 

5-Person Household 195 5.6% 38 2.9% 233 4.9% 
6-Person Household 63 1.8% 10 0.8% 73 1.5% 
7-or-More Person Households 30 0.9% 0 0.0% 30 0.6% 

Total 288 8.3% 48 3.7% 336 7.0% 
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those households, 0.8 percent are single parent households living in poverty. These 
percentages are much lower compared to the County.  

Table B-24: Female Headed Households 

Jurisdiction 
Single Female HH, 
No Spouse Present 

Single Female HH 
Living in Poverty 

Single Parent 
Female, No Spouse 

Present 

Single Parent 
Female HH Living in 

Poverty 
Count Percent1 Count Percent1 Count Percent1 Count Percent1 

Scotts Valley 263 8.1% 25 0.8% 185 5.7% 25 0.8% 
Santa Cruz County 9,718 16.0% 1,676 2.8% 5,493 9.0% 1,200 2.0% 

Note: HH = Households 
1. Percent of total Households 
Source: American Community Survey, Table B17012, 5-Year Estimates, 2010 

5. Farmworkers 
Farmworkers are traditionally defined by HCD as people whose primary incomes are earned 
through permanent or seasonal agricultural labor. Generally, permanent farmworkers (working 
150 days or more) work in the fields, processing plants, or support activities on a year-round 
basis. When workload increases during harvest periods, the labor force is supplemented by 
seasonal farmworkers, often supplied by a labor contractor. For some crops, farms may hire 
migrant farmworkers, defined as those whose travel distance prevents them from returning to 
their primary residence daily. Farmworkers have special housing needs because they earn lower 
incomes than many other workers and move throughout the year from one harvest location to 
the next. 

The U.S. Department of Agriculture, National Agriculture Statistics provides data on hired 
farmworkers across the United States at both a state and county level. Within Santa Cruz 
County, there were a total of 16,114 hired farmworkers in 2017. A total of 11,254 are 
considered permanent and 4,860 were considered seasonal (working less than 150 days 
annually). The County also reported a total of 2,254 migrant farmworkers. 

According to the American Community Survey, Scotts Valley residents employed in Farming, 
Fishing, and Forestry occupation earn one of the lowest salaries in comparison to other 
occupations, with an estimated median income of $30,567. This is considered an extremely 
low-income for Scotts Valley. 

6. Extremely Low-Income (ELI) and Poverty Status  
CHAS data indicates there are approximately 710 low-income households and 410 very low-
income households in Scotts Valley. Very low-income households are those households that 
earn 50 percent or less than the HAMFI for Santa Cruz County. Extremely low-income 
households are those households that earn less than 30 percent of HAMFI. Extremely low-
income households are generally more likely to experience overpayment, overcrowding, or 
DRAFT
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substandard housing conditions, and are more likely to include transition and supportive 
housing.  

According to CHAS, there are approximately 350 extremely low-income households in Scotts 
Valley (renters and owners). Table B-25 includes data characterizing affordability and cost 
burden for various income groups. More renters than homeowners are subject to at least one 
housing problem in Scotts Valley. The extremely low-income household need is generally 
estimated as 50 percent of the very low-income RHNA. The City’s very low-income RHNA is 392 
units; therefore, the projected housing need for extremely low-income households is 196 units.  

According to 2020 data, 5.5 percent of Scotts Valley’s population lives in poverty. Figure B-5 
illustrates the percentage of people within each racial and ethnic group living below the 
poverty level. American Indian and Alaska Native experienced the most poverty at 100 percent. 

Figure B-5: Population Below Poverty Level by Race and Hispanic Or Latino Origin 

 
Source: American Community Survey, Table S1701, 2020 
The County of Santa Cruz’s extremely low income for a household of four is $46,650, according to the 2022 State of California Income Limits for 
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Table B-25: Housing Problems by Income Category 

Income Category 

Owner 

Household has 
at least one of 
four Housing 

Problems 

% of Owner HH 

Household has 
no Housing 

Problems OR 
cost burden not 

available 

% of Owner HH 

Extremely Low (< 30% HAMFI) 120 3.8% 15 0.5% 
Very Low (31% to 50% HAMFI) 200 6.3% 65 2.1% 
Low (51% to 80% HAMFI) 225 7.1% 190 6% 
Moderate (81% to 100% HAMFI) 180 5.7% 130 4.1% 
Above Moderate (>100% HAMFI) 280 8.9% 1,765 55.8% 

Total 1,005 31.8% 2,165 68.4% 

Income Category 

Renter 

Household has 
at least one of 
four Housing 

Problems 

% of Renter HH 

Household has 
no Housing 

Problems OR 
cost burden not 

available 

% of Renter HH 

Extremely Low (< 30% HAMFI) 200 15.9% 15 1.2% 
Very Low (31% to 50% HAMFI) 145 11.6% 0 0.0% 
Low (51% to 80% HAMFI) 190 15.1% 105 8.4% 
Moderate (81% to 100% HAMFI) 120 9.6% 80 6.4% 
Above Moderate (>100% HAMFI) 90 7.2% 310 24.7% 

Total 745 59.4% 510 40.6% 
Total Households (Owner and Renter) 1,490 33.7% 1,020 23.1% 

Note: HAMFI equals HUD Area Median Family Income, this is the median family income calculated by HUD for each jurisdiction, to determine 
Fair Market Rents (FMRs) and income limits for HUD programs. HAMFI will not necessarily be the same as other calculations of median 
incomes (such as a simple Census number), due to a series of adjustments that are made. 

Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) 2015-2019 

7. Persons Experiencing Homelessness 
Homelessness has become an increasingly important issue across the State and the region. 
General factors contributing to the rise in homelessness include increased unemployment and 
underemployment, a lack of housing affordable to lower- and moderate-income persons 
(especially extremely low-income persons), reductions in public subsidies to the poor, and the 
de-institutionalization of the mentally ill.  

State law mandates that municipalities address the special needs of homeless persons within 
their jurisdictional boundaries.  “Homelessness” as defined by HUD has been updated to 
include the following descriptions: 

 People who are living in a place not meant for human habitation, in an emergency 
shelter, in transitional housing, or exiting an institution where they temporarily resided.  DRAFT
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 People who are losing their primary nighttime residence, which may include a motel or 
hotel or a doubled-up situation, within 14 days and lack resources or support networks 
to remain in housing.  

 Families with children or unaccompanied youth who are unstably housed and likely to 
continue in that state. This applies to families with children or unaccompanied youth 
who have not had a lease or ownership interest in a housing unit in the last 60 days or 
more, have had two or more moves in the last 60 days, and who are likely to continue to 
be unstably housed because of disability or multiple barriers to employment. 

 People who are fleeing or attempting to flee domestic violence, have no other 
residence, and lack the resources or support networks to obtain other permanent 
housing.  

 These definitions do not include persons living in substandard or overcrowded housing 
units, persons being discharged from mental health facilities (unless the person was 
homeless when entering and is considered homeless at discharge), or persons who may 
be at risk of homelessness. 

The 2022 Santa Cruz County Homeless Point-in-Time (PIT) County and Survey identifies where 
homeless individuals are living in the County. HUD requires communities to conduct the Point-
in-Time Count every two years. The count results are shown in Table B-26. In 2022, the County 
counted 2,299 individuals experiencing homelessness in Santa Cruz County. Of those counted, 
1,774 were unsheltered and 525 were sheltered. The number of individuals who experienced 
homelessness rose by 132 from 2019 to 2022.  Across the two survey years listed above, Scotts 
Valley City had one of the lowest numbers of homelessness compared to nearby jurisdictions. 

Table B-26: Homelessness in Scotts Valley and Surrounding Cities (2019-2022) 

Jurisdictions 
 

Unsheltered Sheltered Total 

2019 2022 2019 2022 2019 2022 
Change  

2019-2022 
Santa Cruz County 1,700 1,774 467 525 2,167 2,299 132 
Capitola 6 35 0 0 6 35 29 
Santa Cruz 865 1,058 332 381 1,197 1,439 242 
Scotts Valley 4 48 0 0 4 48 44 
Watsonville 257 222 113 144 370 366 -4 

Source: Santa Cruz County Homeless Census & Survey Comprehensive Report 2019 

8. Students 
The need for student housing is another significant factor affecting housing demand. Student 
housing often only produces a temporary housing need based on the duration of the 
educational institution enrolled in. The impact upon housing demand is critical in areas that 
surround universities and colleges. Located in close proximity to Scotts Valley is University of 
California, Santa Cruz; Cabrillo College; West Valley College; San Jose State University; and 
others. According to 2020 ACS data, there are 1,267 students enrolled in college or graduate 
school currently living in Scotts Valley.  

DRAFT

Page 94 of 271



H O U S I N G  

 

B - 2 4  |  A P P E N D I X  B  

Typically, students are low-income and are, therefore, affected by a lack of affordable housing, 
especially within easy commuting distance from campus. Therefore, it is important for the City 
to consider and accommodate the student population within the community. They often seek 
shared housing situations to decrease expenses and can be assisted through roommate referral 
services offered on and off campus. A lack of affordable housing also influences choices 
students make after graduating. 

H O U S I N G  S T O C K  C H A R A C T E R I S T I C S  

Scotts Valley’s housing stock includes all housing units located within its jurisdiction. Housing 
stock growth, type, age and condition, tenure, vacancy, and cost are all important factors in 
determining the community’s housing needs. This section details the City’s housing stock 
characteristics to identify how well the needs of current and future residents are addressed. 

1. Housing Growth 
Table B-27 below displays housing stock growth data for Scotts Valley and nearby jurisdictions. 
According to the ACS data, Scotts Valley added 862 additional housing units between 2015 and 
2020, a 19.6 percent increase. Between 2010 and 2015, ACS data reports a decrease in units in 
Scotts Valley – as this data is based on estimates and not City housing data, this is likely not an 
accurate depiction.   

Table B-27: Housing Unit Growth Trends 

Jurisdiction 2010 2015 2020 
Percent Change 

2010 to 2015 
Percent Change 

2015 to 2020 
Santa Cruz County 104,444 105,034 105,819 0.6% 0.7% 
Capitola 5,616 5,112 5,292 -9.0% 3.5% 
Santa Cruz 23,614 23,499 24,250 -0.5% 3.2% 
Scotts Valley 4,661 4,390 5,252 -5.8% 19.6% 
Watsonville 14,498 14,744 14,881 1.7% 0.9% 

Source: American Community Survey, Table DP04, 5-Year Estimates, 2010, 2015, 2020 

2. Housing Types 

Table B-28 provides a breakdown of number of housing units by type of Scotts Valley and Santa 
Cruz County. Majority of the housing in the City is detached single-family (54.4 percent). About 
18.3 percent of the City’s housing units are multi-family residences. Single-family attached 
housing makes up the smallest housing units by type. DRAFT
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Table B-28: Total Housing Units by Type 

Jurisdiction 
Single- Family 

Detached 
Single-Family 

Attached 
Multi-Family 

Mobile Homes, 
Boats, and other 
Types of Housing 

Count Percent Count Percent Count Percent Count Percent 
Scotts Valley  2,600 54.4% 610 12.8% 875 18.3% 694 14.5% 
Santa Cruz County 61,698 64.1% 7389 7.7% 20,879 21.7% 6,309 6.6% 

Source: American Community Survey, Table S2504, 5-Year Estimates, 2020 

3. Housing Availability and Tenure 
Housing tenure and vacancy rates generally influence the supply and cost of housing. Housing 
tenure defines if a unit is owner occupied or renter occupied. The tenure characteristics in a 
community can indicate several aspects of the housing market, such as affordability, household 
stability, and availability of unit types, among others. In many communities, tenure distribution 
generally correlates with household income, composition, and age of the resident. 

Homeowners tend to gravitate towards single-family, detached residences as they are typically 
better suited for larger households and more affordable to home buyers rather than renters. 
Table B-29 shows this is true for Scotts Valley where the majority of homeowners live in single-
family homes. In contrast, renters occupying multi-family units have increased from 40 percent 
in 2010 to 62 percent in 2020. Homeowners also represent a higher percentage of those 
occupying mobile homes as they tend to be ownership units. Renters occupying mobile homes 
and other similar types of housing decreased from 8 percent in 2010 to zero in 2020. 

Table B-29: Housing Types and Ownership (2010-2020) 

Housing Type 
Owner Occupied Renter Occupied 

2010 2020 2010 2020 
Single-Family Detached 64.7% 64.2% 31.4% 28.0% 
Single-Family Attached 11.4% 13.5% 20.1% 10.8% 
Multi-Family 5.9% 2.4% 40.4% 61.3% 
Mobile Homes and Other Types of 
Housing 

18.0% 19.9% 8.1% 0% 

Total Number of Occupied Units 3,240 3,488 1,057 1,291 
Total Percent of Occupied Units 75.4% 73.0% 24.6% 27.0% 

Source: American Community Survey Table B25032, 5-Year Estimates, 2010 and 2020 

Scotts Valley has the smallest average household sizes compared to the nearby jurisdiction. 
Table B-30 shows that the City’s owner-occupied households is similar to that of the County. 
Scotts Valley has about 2.63 persons per owner-occupied household and 2.08 per renter-
occupied household. 
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Table B-30: Average Household Size by Tenure 

Jurisdiction Owner-Occupied 
Households1 

Average Owner 
Household Size 

Renter-Occupied 
Households1 

Average Renter 
Household Size 

Santa Cruz County 60.3% 2.68 39.7% 2.73 
Capitola 47.7% 2.06 52.3% 2.18 
Santa Cruz 46.3% 2.53 53.7% 2.31 
Scotts Valley 73.0% 2.63 27.0% 2.08 
Watsonville 45.0% 3.44 55.0% 3.79 

Source: American Community Survey Table B25010 and B25032, 5-Year Estimates, 2020 

Vacancy rates are also an important housing indicator as they indicate the degree of housing 
choices available. High vacancy rates usually indicate low demand and/or high supply 
conditions in the housing market. High vacancy rates can be difficult for owners trying to sell or 
rent. Low vacancy rates usually indicate high demand and/or low supply conditions in the 
housing market. Low vacancy rates can inflate prices making it more difficult for lower- and 
moderate-income households to find housing. Vacancy rates between two to three percent are 
usually considered healthy for single-family or ownership housing, and vacancy rates of five to 
six percent are usually considered healthy for multi-family or rental housing. Vacancy rates 
must be viewed in the context of all local and regional market characteristics. Scotts Valley has 
the second highest vacancy rate behind Capitola. As shown in Figure B-6, Scotts Valley has a 
vacancy rate of 9 percent. 

Figure B-6: For-Sale and Rental Unit Vacancy Rates by Jurisdiction 

 
Source: American Community Survey Table CP04, 5-Year Estimates, 2020 
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Table B-31 below displays ACS data for types of vacancy rates in Scotts Valley. “Other” vacant 
housing units not mentioned on this table represent the largest percent of vacancy rates in the 
City (59.41 percent). This is followed by seasonal, recreational, or occasional use housing units 
(24.31 percent), which include secondary vacation homes; these homes often do not contribute 
to the housing needs of a community as they are not considered valuable for long-term rental 
or occupancy purposes. 

Table B-31: Scotts Valley Vacant Housing Units by Type  

Type of Housing Estimate Percent of 
Vacant 

For rent 0 0.0% 
Rented, not occupied 0 0.0% 
For sale only 18 3.8% 
Sold, not occupied 59 12.5% 
For seasonal, recreational, or occasional use 115 24.3% 
Other vacant 281 59.4% 

Total 473 100% 
Source: American Community Survey, Table B25004, 5-Year Estimates, 2020 

4. Housing Age and Conditions 
Housing age can be an important indicator of housing conditions within a community. Many 
federal and state programs also use the age of housing as one factor in determining housing 
rehabilitation needs. Figure B-7 illustrates the housing stock age in Scotts Valley. The City 
experience a housing boom between 1970 and 1999 when 61 percent of the City’s housing 
stock was created. Units built over 30 years ago can generally be considered in need of a certain 
level of upgrades or repairs (such as roofing); however, this does not include historic structures 
which are typically well maintained. Approximately 57.9 percent of the City’s housing stock was 
built over 30 years ago. 

Figure B-7: Housing Stock Age  

 
Source: American Community Survey, Table B25034, 5-Year Estimates, 2020 
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Figure B-8 below displays housing units by the year they were built and sorted by whether they 
are currently occupied by homeowners or renters. The data does not point towards a particular 
preference for older or newer units, but renters do not occupy units built since 2010. A higher 
percentage of renters occupy units built between 1990 and 1999.  

Figure B-8: Tenure by Year Structure Built 

 
Source: American Community Survey, Table B25036, 5-Year Estimates, 2020 

The City receives concerns regarding structures in need of rehabilitation or for construction 
without permit, and typically investigate 1 to 2 such cases per month. The City works to correct 
compliance issues which may require entitlements and building permits. A code compliance 
case is deemed to be resolved if the Enforcement Official serves a Notice of Compliance to the 
responsible person or property owner, documenting that all violations have been corrected, all 
necessary penalties have been paid, all permits have been issued and finalized, and all 
administrative fees have been paid. 

5. Housing Costs and Affordability 
Housing costs reflects the supply and demand of housing in a community. The following 
summarizes the cost and affordability of Scotts Valley housing stock.  

Table B-32 below shows the median home value in Scotts Valley was $811,900 in 2020. This is 
above the County median home value at $787,000. Table B-33 shows median monthly rental 
rates for units in Scotts Valley. The monthly rental rates for all unit types increased from 2016 
to 2020, with the highest increase to 3 bedrooms units. The true costs of rent may be higher 

2014 or
later

2010 to
2013

2000 to
2009

1990 to
1999

1980 to
1989

1970 to
1979

1960 to
1969

1950 to
1959

1940 to
1949

1939 or
earlier

Owner Occupied 1.4% 3.5% 12.9% 11.4% 12.9% 13.4% 9.0% 4.6% 2.8% 1.2%

Renter Occupied 0.0% 0.0% 9.5% 37.5% 19.7% 22.3% 5.2% 1.2% 2.2% 2.4%

0.0%

10.0%

20.0%

30.0%

40.0%

50.0%

60.0%

DRAFT

Page 99 of 271



 H O U S I N G   

 A P P E N D I X  B  | B - 2 9  

than the ACS estimates, but the overall trend and increase in rental costs highlights the 
dramatic increase in less than a decade. 

Table B-32: Regional Median Home Values  
Jurisdictions Median Home Value 

Santa Cruz County $787,000 
Capitola  $712,000 
Santa Cruz  $895,800 
Scotts Valley  $811,900 
Watsonville  $500,300 

Source: American Community Survey, Table DP04, 5-Year Estimates, 2020 

Table B-33: Median Gross Rent by Bedroom (2016-2020) 

Unit Type 2016 2017 2018 2019 2020 
% Change  
2016-2020 

Studio $1,363 $1,301 $1,264 $1,102 $1,381 1.3% 
1 bedroom N/A N/A N/A N/A $1,279 0.0% 
2 bedrooms $1,881 $1,921 $1,975 $1,879 $1,976 5.1% 
3 bedrooms $2,705 $2,799 $3,111 $3,155 $3,418 26.4% 
4 bedrooms + $3,103 N/A N/A N/A $3,472 11.9% 

Source: American Community Survey, Table B25031, 5-Year Estimates, 2016, 2017, 2018, 2019, 2020 

Housing affordability can be inferred by comparing the cost of renting or owning a home in the 
City with the maximum affordable housing costs for households at different income levels. 
Taken together, this information can generally show who can afford what size and type of 
housing and indicate the type of households most likely to experience overcrowding and 
overpayment.  

HUD conducts annual household income surveys nationwide to determine a household’s 
eligibility for federal housing assistance. Households in the lower end of each category can 
afford less by comparison than those at the upper end. The maximum affordable home and 
rental prices for residents in Santa Cruz County are shown in Table B-34 and Table B-35.  

The data shows the maximum amount that a household can pay for housing each month 
without incurring a cost burden (overpayment). This amount can be compared to median home 
value (Table B-33) and monthly rental rates (Table B-33) to determine what types of housing 
opportunities a household can afford. 

Extremely Low-Income Households 
Extremely low-income households earn less than 30 percent of the County HAMFI – up to 
$32,700 for a one-person household and up to $50,400 for a five-person household in 2022. 
Extremely low-income households cannot afford market-rate rental or ownership housing in 
Scotts Valley without assuming a substantial cost burden. The affordable purchase cost for an 
extremely low-income household in Scotts Valley is between $97,500 and $141,700 depending 
on household size; the affordable monthly rental cost is between $818 to $1,260.  
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Very Low-Income Housing 
Very low-income households earn between 31 percent and 50 percent of the County HAMFI – 
up to $54,450 for a one-person household and up to $84,000 for a five-person household in 
2022. The maximum affordable price for very low-income households is $196,000 for a one-
person household and $293,600 for a five-person household. A one-person very low-income 
household can afford to pay up to $1,361 in monthly rent and a five-person very low-income 
household can pay up to $2,100 in monthly rent. Given housing costs, very low-income 
households cannot afford market-rate rental or ownership housing in Scotts Valley without 
assuming a substantial cost burden.   

Low-Income Housing 
Low-income households earn between 51 percent and 80 percent of the County’s HAMFI  - up 
to $87,350 for a one-person household and up to $134,750 for a five-person household in 2022. 
The maximum affordable home price for a low-income household is $345,000 for a one-person 
household and $523,250 for a five-person household. A one-person low-income household 
could afford to pay up to $2,184 in rent per month and a five-person low-income household 
could afford to pay as much as $3,369 per month. Low-income households in Scotts Valley 
would not be able to find adequately sized affordable apartment units (Table B-34). 

Moderate-Income Housing 
Persons and households of moderate-income earn between 81 percent and 120 percent of the 
County’s HAMFI – up to $100,200 for a one-person household and up to $154,600 for a five-
person household in 2022. The maximum affordable home price for a moderate-income 
household is $402,930 for a one-person household and $613,120 for a five-person household. 
Moderate income households may be able to purchase a home in Scotts Valley, depending on 
the household size. The maximum affordable rent payment for moderate-income households is 
between $2,505 and $3,865 per month. Appropriately sized, market-rate rental housing is 
generally affordable to moderate-income households. 
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Table B-34: Affordable Housing Costs for Homeowners (2022) 

Annual Income Mortgage Utilities1 Tax and 
Insurance 

Total 
Affordable 
Monthly 

Housing Cost 

Affordable 
Purchase Price 

Extremely Low-Income (30% of HAMFI) 
1-Person $32,700  $458  $237  $123  $818  $97,500  
2-Person $37,350  $540  $254  $140  $934  $115,000  
3-Person $42,000  $593  $300  $158  $1,050  $126,250  
4-Person $46,650  $645  $346  $175  $1,166  $137,500  
5-Person $50,400  $665  $406  $189  $1,260  $141,700  
Very Low-Income (50% of HAMFI) 
1-Person $54,450  $920  $237  $204  $1,361  $196,000  
2-Person $62,200  $1,068  $254  $233  $1,555  $227,500  
3-Person $70,000  $1,188  $300  $263  $1,750  $253,000  
4-Person $77,750  $1,306  $346  $292  $1,944  $278,200  
5-Person $84,000  $1,379  $406  $315  $2,100  $293,600  
Low-Income (80% HAMFI) 
1-Person $87,350  $1,619  $237  $328  $2,184  $345,000  
2-Person $99,800  $1,867  $254  $374  $2,495  $397,600  
3-Person $112,300  $2,086  $300  $421  $2,808  $444,320  
4-Person $124,750  $2,305  $346  $468  $3,119  $490,880  
5-Person $134,750  $2,457  $406  $505  $3,369  $523,250  
Moderate-Income (120% HAMFI) 
1-Person $100,200  $1,892  $237  $376  $2,505  $402,930  
2-Person $114,500  $2,179  $254  $429  $2,863  $464,050  
3-Person $128,850  $2,438  $300  $483  $3,221  $519,200  
4-Person $143,150  $2,696  $346  $537  $3,579  $574,150  
5-Person $154,600  $2,879  $406  $580  $3,865  $613,120  
1. Utilities include garbage, sewer, water, refrigerator, range, water heating, cooking, heating, and general utilities such as lights.  
Source: Santa Cruz County Housing Authority Utility Allowance Schedule; California Department of Housing and Community Development, 2022 

State Income Limits, and Kimley Horn and Associates. 
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Table B-35: Affordable Monthly Housing Cost for Renters (2022) 

Annual Income Rent Utilities1 Total Affordable Monthly 
Housing Cost 

Extremely Low-Income (30% of HAMFI) 
1-Person $32,700  $581  237 $818  
2-Person $37,350  $680  254 $934  
3-Person $42,000  $750  300 $1,050  
4-Person $46,650  $820  346 $1,166  
5-Person $50,400  $854  406 $1,260  
Very Low-Income (50% of HAMFI) 
1-Person $54,450  $1,124  237 $1,361  
2-Person $62,200  $1,301  254 $1,555  
3-Person $70,000  $1,450  300 $1,750  
4-Person $77,750  $1,598  346 $1,944  
5-Person $84,000  $1,694  406 $2,100  
Low-Income (80% HAMFI) 
1-Person $87,350  $1,947  237 $2,184  
2-Person $99,800  $2,241  254 $2,495  
3-Person $112,300  $2,508  300 $2,808  
4-Person $124,750  $2,773  346 $3,119  
5-Person $134,750  $2,963  406 $3,369  
Moderate-Income (120% HAMFI) 
1-Person $100,200  $2,268  237 $2,505  
2-Person $114,500  $2,609  254 $2,863  
3-Person $128,850  $2,921  300 $3,221  
4-Person $143,150  $3,233  346 $3,579  
5-Person $154,600  $3,459  406 $3,865  
1. Utilities include garbage, sewer, water, refrigerator, range, water heating, cooking, heating, and general utilities such as lights.  
Source: Santa Cruz County Housing Authority Utility Allowance Schedule; California Department of Housing and Community Development, 2022 

State Income Limits, and Kimley Horn and Associates. 
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N O N - G O V E R N M E N T A L  C O N S T R A I N T S   
Non-governmental constraints largely affect the cost of housing in Scotts Valley and can 
produce barriers to housing production and affordability. These constraints may include real 
wages, the availability and cost of land for residential development, the demand for housing, 
financing and lending, construction costs, and the availability of labor, which can make it 
expensive for developers to build any housing and especially affordable housing. The following 
highlights the primary market factors that affect the production of housing in Scotts Valley. 

1. Land Costs and Constructions 
Construction costs vary widely according to the type of development, with multi-unit housing 
generally less expensive per unit to construct than single-unit homes. However, there is 
variation within each construction type, depending on the size of the unit and the number and 
quality of amenities provided. An indicator of construction costs is Building Valuation Data 
compiled by the International Code Council (ICC). The International Code Council was 
established in 1994 with the goal of developing a single set of national model construction 
codes, known as the International Codes, or I-Codes. The ICC updates the estimated cost of 
construction at six-month intervals and provides estimates for the average cost of labor and 
materials for typical Type VA wood-frame housing. Estimates are based on “good-quality” 
construction, providing for materials and fixtures well above the minimum required by state 
and local building codes. 

In February 2022, the ICC estimated that the average per square-foot cost for good-quality 
housing was approximately $144.50 for multi-unit housing, $160.35 for single-unit homes, and 
$181.25 for residential care/assisted living facilities. Construction costs for custom homes and 
units with extra amenities, run even higher. Construction costs are also dependent upon 
materials used and building height, as well as regulations set by the City’s adopted Building 
Code. For example, according to the ICC, an accessory dwelling unit (ADU) or converting a 
garage using a Type VB wood framed unit would costs about $150.87 per square foot. Although 
construction costs are a significant portion of the overall development cost, they are consistent 
throughout the region and, especially when considering land costs, are not considered a major 
constraint to housing production in Scotts Valley. 
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Table C-1: Square Foot Construction Costs for Type VA Wood-frame Housing 

Group (2021 International Building Code) VA 
A-1 Assembly, theaters, with stage $244.80 
A-1 Assembly, theaters, without stage $218.59 
A-2 Assembly, nightclubs $183.68 
A-2 Assembly, restaurants, bars, banquet halls $181.68 
A-3 Assembly, churches $223.05 
A-3 Assembly, general, community halls, libraries, museums $179.77 
A-4 Assembly, arenas $216.59 
B Business $172.02 
E Educational  $189.21 
F-1 Factory and Industrial, moderate hazard $92.69 
F-2 Factory and industrial, low hazard $92.69 
H-1 High Hazard, explosives $84.34 
H234 High Hazard $84.34 
H-5 HPM $172.02 
I-1 Industrial, supervised environment $181.25 
I-2 Institutional, hospitals $331.40 
I-2 Institutional, nursing homes $211.75 
I-3 Institutional, restrained $206.24 
I-4 Institutional, day care facilities $181.25 
M Mercantile $123.17 
R-1 Residential, hotels $183.44 
R-2 Residential, multiple family  $144.50 
R-3 Residential, one- and two-family d $160.35 
R-4 Residential, care/assisted living facilities $181.25 
S-1 Storage, moderate hazard $82.34 
S-2 Storage, low hazard $82.34 
U Utility, miscellaneous $63.42 

International Code Council Building Valuation Data, February 2022 
Notes: 1) Private Garages use Utility, miscellaneous, 2) For shell only buildings deduct 20 percent, 3) N.P. = not permitted, 4) Unfinished 
basements (Group R-3) = $23.20 per sq. ft.  

Land costs can also pose a significant constraint to the development of affordable and middle-
income housing and represents a significant cost component in residential development. Land 
costs may vary depending on whether the site is vacant or has an existing site that must be 
removed. Similarly, site constraints such as environmental issues (e.g., steep slopes, soil 
stability, seismic hazards, flooding) can also be factored into the cost of land. Additional costs 
may be associated with redeveloping and/or converting sites which may influence the cost of 
the rental units or home value. 

A Zillow search for vacant lots sold since 2020 returned lots ranging from 0.14 acres to 48 acres. 
Of the lots listed, the costs ranged higher in the southern part of the City near Mt. Hermon 
Road and Scotts Valley Drive, while costs were lower for sites located in the northern, 
undeveloped forest regions. Table C-1 shows the acreage cost of vacant land in Scotts Valley 
compared to neighboring jurisdictions. Scotts Valley’s average cost per square-foot is just below 
the total average for all five of the jurisdictions. Costs are the highest in Felton and Ben Lomond 

DRAFT

Page 106 of 271



H O U S I N G  

C - 4  |  A P P E N D I X  C  

and the lowest in the mountainous areas of Santa Cruz. Given these figures, the cost of land is 
not considered a constraint to development as it is not uniquely high in Scotts Valley and is 
similar to that of the surrounding region for similar communities. 

Table C-1: Average Vacant Land Cost 

Jurisdiction Vacant Lots Sold Average Lot Acreage Average Cost Per Square-
Foot 

Felton 45 9.52 acres $48.38 
Scotts Valley 28 3.98 acres $21.86 
Ben Lomond 16 15.09 acres $53.87 
Boulder Creek 113+ 45.06 acres $14.17 
Santa Cruz1 51 5.07 acres $6.73 

1. Accounts for parcels located in the Santa Cruz Mountain, not along the coast. 
Source: Zillow.com (Accessed February 2023). 

2. Availability of Financing 
The availability of financing in a community depends on a number of factors, including: the type 
of lending institutions active in a community, lending practices, algorithms, rates, and fees 
charged, laws and regulations governing financial institutions, and equal access to such loans. 
Additionally, availability of financing affects a person’s ability to purchase or improve a home.  
Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose 
information on the disposition of loan applications and the income, gender, and race of loan 
applicants. The primary concern in a review of lending activity is to determine whether home 
financing is available to all residents of a community, regardless of income, sex, race, or 
ethnicity.  The data presented in this section include the disposition of loan applications 
submitted to financial institutions for home purchase, home improvement, and refinancing in 
the Santa Cruz-Watsonville Metropolitan Statistical Areas/Metropolitan Divisions (MSA/MD). 

Table C-2 below displays the disposition of loan applications for the Santa Cruz-Watsonville 
MSA/MD per the 2021 Home Mortgage Discloser Act report. According to the data, applications 
in the 100-119 percent of the MSA/MD median had the highest rates of loan approval. Within 
that income category, those who identify as Native Hawaiian or other Pacific Islander had the 
highest approval rates (80 percent), while those who identify as American Indian and Alaska 
Native and Hispanic or Latino had the lowest rates (60 and 65.2 percent, respectively). There is 
no general trend across income categories. Those who identify as White had significantly more 
applications than any other racial or ethnic group. Persons who identify as White accounted for 
81 percent of all applications received. Some racial or ethnic groups only had a handful of 
applications in certain income categories which has skewed the results.  

According to the data, applicants who identify as Black or African American were on average 
more likely than other race to receive a loan approval (70.1 percent). Given the generally high 
rates of loan approvals, home financing is typically available and not considered to be a 
constraint to the provision and maintenance of housing in Scotts Valley. 
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Table C-2: Disposition of Loan Applications by Race/Ethnicity – Santa Cruz-Watsonville MSA/MD 
Applications by Race/Ethnicity Approved Denied Other(1) Total Count 

LESS THAN 50% OF MSA/MD MEDIAN 
American Indian and Alaska Native 21.4% 42.9% 35.7% 14 
Asian 35.7% 31.0% 33.3% 42 
Black or African American 61.5% 23.1% 15.4% 13 
Native Hawaiian or other Pacific Islander 0.0% 100.0% 0.0% 2 
White 48.6% 26.1% 25.3% 1,086 
Hispanic or Latino 41.9% 32.6% 25.6% 227 
50-79% OF MSA/MD MEDIAN 
American Indian and Alaska Native 46.2% 23.1% 30.8% 13 
Asian 46.7% 30.7% 22.7% 75 
Black or African American 50.0% 25.0% 25.0% 12 
Native Hawaiian or other Pacific Islander 66.7% 16.7% 16.7% 6 
White 65.0% 14.9% 20.1% 1,942 
Hispanic or Latino 60.2% 17.1% 22.7% 467 
80-99% OF MSA/MD MEDIAN 
American Indian and Alaska Native 33.3% 66.7% 0.0% 6 
Asian 56.0% 8.0% 36.0% 25 
Black or African American 100.0% 0.0% 0.0% 3 
Native Hawaiian or other Pacific Islander 50.0% 0.0% 50.0% 2 
White 69.1% 8.8% 22.1% 748 
Hispanic or Latino 61.4% 14.3% 24.3% 140 
100-119% OF MSA/MD MEDIAN 
American Indian and Alaska Native 60.0% 20.0% 20.0% 10 
Asian 69.9% 8.7% 21.4% 103 
Black or African American 76.5% 11.8% 11.8% 17 
Native Hawaiian or other Pacific Islander 80.0% 20.0% 0.0% 5 
White 73.6% 8.7% 17.7% 2,212 
Hispanic or Latino 65.2% 10.5% 24.3% 362 
120% OR MORE OF MSA/MD MEDIAN 
American Indian and Alaska Native 65.2% 4.3% 30.4% 23 
Asian 71.3% 6.6% 22.1% 470 
Black or African American 62.5% 12.5% 25.0% 32 
Native Hawaiian or other Pacific Islander 71.4% 7.1% 21.4% 14 
White 74.5% 7.5% 18.0% 7,018 
Hispanic or Latino 68.9% 12.7% 18.4% 550 

Notes: 1. “Other” includes: applications withdrawn, files closed for incompleteness, and purchased loans. 
Source: Consumer Financial Protection Bureau, Disposition of loan applications, by Ethnicity/Race of applicant, 2021.  
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3. Economic Constraints 
Market forces on the economy and the trickle-down effects on the construction industry can 
act as a barrier to housing construction and especially to affordable housing construction. It is 
estimated that housing price growth will continue in the City and the region for the foreseeable 
future. Moving into 2020, the economy was growing, California was seeing a 1.6 percent 
growth in jobs from 2019 and experiencing all-time lows for unemployment rates. The COVID-
19 pandemic had stalled much of the economy in early 2020; however, as Figure C-1 shows, the 
Scotts Valley housing market has maintained overall growth Figure C-2 shows decline in 
number of homes sold in Scotts Valley which may indicate a lack of inventory, which 
contributes to higher median sale prices. 

Figure C-1: Scotts Valley Housing Market Trends – Median Sale Price 2020-2022 

Source: Redfin, Scotts Valley Housing Market Trends (Accessed January 24, 2023). 

Figure C-2: Scotts Valley Housing Market Trends – Number of Homes Sold 2020-2022 

 
Source: Redfin, Scotts Valley Housing Market Trends (Accessed January 24, 2023). 
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An October 2022 California Association of Realtors (CAR) report found that single-family homes 
on the market in Santa Cruz County had a median sold price of $1,362,000 and experienced a 
year-to-year change of 19.9 percent. Santa Cruz County is found in the Central Coast region 
which has a median sold price of $937,500 during the same period. Single-family homes on the 
market in the San Francisco Bay Area had the highest median sold price in the State of 
California at $1,250,000. 

According to a CAR First-Time Buyer Housing Affordability Index report for the third quarter of 
2022, the median home price for a single-family home in Santa Cruz County was $1,066,750 
with monthly payments of $6,120 (including taxes and insurance). This required a minimum 
qualifying income of $183,600. In comparison, the median cost for a single-family home in 
California was $705,300 with monthly payments of $4,050 and a minimum qualifying income of 
$121,500. 

The cost of land and home prices in Scotts Valley may be considered a constraint to the 
development of and access to housing, particularly the development of and access to 
affordable housing; however, as these home and land costs are consistent with jurisdictions in 
the region, and lower than nearby coastal communities, they are not considered a unique 
constraint. 

E N V I R O N M E N T A L  C O N S T R A I N T S  
Scotts Valley may be susceptible to several environmental constraints. Features such as hillsides 
and waterways can present risks due to flood, geologic, and seismic hazards. In addition, 
human-caused risks, such as hazardous materials, can pose risks to community health and 
safety. Effective planning to prepare for and mitigate the adverse effects of these risks can help 
ensure that Scotts Valley maintains a high level of safety for its residents. The City plans and 
engages mitigation techniques through the City’s Safety and Noise Element. 

1. Geological and Seismic Hazards 
Geologic and seismic hazards in Scotts Valley include those related to earthquakes, steep slopes 
and landslides, erosion, and soil subsidence. According to the USGS Interactive Fault Map, 
major faults near Scotts Valley include the Zayante Fault, San Andreas Fault, Butano Fault, and 
Ben Lomond Fault. The Zayante Fault Zone is located approximately 1.5 miles north of Scotts 
Valley and is the closest major fault to the City. Residential development within a seismically 
active zone could expose Scotts Valley residents to adverse effects. 

A lesser geological hazard relates to soil stability in the City. Hillsides located mostly on the 
periphery of the City can be subject to landslides and portions of the City have expansive soil 
types. In addition, some areas may be subject to liquefaction during a seismic event if 
groundwater is present near the surface. To ensure structural stability, seismic and geologic 
DRAFT

Page 110 of 271



H O U S I N G  

C - 8  |  A P P E N D I X  C  

hazards are addressed through the environmental and development review and permitting 
process. The City’s General Plan also establishes policies to address potential hazards. 

2. Flood Hazards 
Potential flooding in Scotts Valley is attributable to heavy rainfalls, localized drainage problems, 
and failures of flood control. The City is principally drained by Carbonera Creek, which begins 
1.3 miles north of the City limits. Insufficient channel capacity to handle peak flood flows and 
obstruction (such as vegetation) in the stream channel can increase flood potential. Scotts 
Valley’s geographic location in proximity to several creeks and waterways contribute to the 
flood risk within the City. Flooding has occurred primarily along Carbonera Creek and Bean 
Creek, which are included as flood hazard areas in existing Federal Emergency Agency (FEMA) 
maps.  

The City, in conjunction with the Army Corps of Engineers, works to improve flood capacity 
along Carbonera Creek. To reduce potential flood hazards, the City’s floodplain management 
ordinance requires flood proofing or elevation of structures above flood heights in federally 
designated flood plains. The City regulates development in flood hazard areas in accordance 
with the floodplain management ordinance. Figure C-3 shows the flood risk throughout the 
City. 
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Figure C-3: FEMA Flood Zones 

 
Source: HCD AFFH Data Viewer – Special Flood Hazard Areas 
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3. Fire Hazards 
Fire hazards are generally categorized as wildland fires and structural fires. Wildland fires 
(large-scale brush and grass fires) post the most risk to the City and particularly neighborhoods 
near areas of high vegetation. The City is surrounded by undeveloped hillsides with high 
vegetation that are at high-risk of human-caused wildfires. The factors contributing to fires 
include highly flammable brush, rugged terrain, dry northeast winds, periods of drought, and an 
expanding population. In addition to wildland fires, the City experiences fires from structural, 
vehicular, utility, and other sources as well. According to the General Plan, fires in Scotts Valley 
tend to be structural year-round while wildland fires in nature occur during summer months. 
CalFire has mapped the fire hazard severity zones for cities in California. The CalFire Map shows 
three severity zones: Moderate, High, and Very High. Figure C-4 shows that portions of the City 
are located in Moderate fire hazard severity zones. While the City is not located in any Very 
High or High fire hazard severity zones, the surrounding area includes areas in Moderate to 
High severity zones, making the City at-risk for potential fire hazards. 

Figure C-4: CalFire Fire Hazard Severity Zones 

 
Source: CalFire Hazard Severity Zones in Local Responsibility Areas – Santa Cruz County 

 
Although the City has identified environmental factors above, they do not impact the City’s 
ability to accommodate the number of units required to meet the RHNA obligation.  

The City has reviewed all sites for the above environmental concerns and considerations as well 
as development regulation and land use restrictions. Additionally, each site has been reviewed 
for access to infrastructure, water, utilities, and additional development constraints. Where the 
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analysis showed increased barriers to development related to environmental concerns, 
infrastructure concerns or existing conditions and development concerns (such as fire hazards, 
hazardous surrounding uses, restrictive development standards, etc.) the sites were removed. 
The result is a list and analysis of sites which are most appropriate for development or 
redevelopment for housing, a complete analysis of the sites is provided in Appendix F. 

G O V E R N M E N T A L  C O N S T R A I N T S   
In addition to market constraints, local policies and regulations also affect the price of 
affordability of housing and the provision of affordable housing. For example, State and Federal 
regulations affect the availability of land for housing and the cost of housing production, 
making it difficult to meet the demand for affordable housing and limiting supply in a region. 
Regulations related to environmental protection, building codes, and other topics may have 
significant, often adverse, impacts on housing cost and affordability. 

While the City has no control over State and Federal policies and regulations that affect 
housing, the City’s Housing Element can address local policies and regulations that create a 
constraint on the development of housing, and particularly affordable housing. 

1. Land Use Controls  
Jurisdictions in California are required by Law to prepare a comprehensive, long-term General 
Plan to guide future development. The Land Use Element of the General Plan establishes 
permitted land uses and development density throughout the City. These land uses provide a 
wide variety of housing types throughout the City, while also ensuring compatibility between 
neighboring uses. Table C-3 lists the land uses that permit residential developments and their 
density ranges with the number of new dwelling units at buildout– this information is readily 
available on the City’s website, in compliance with State transparency requirements. 

Table C-3: Residential Land Uses and Density Ranges 

General Plan Land Uses 
Density Range 

(dwelling unit per 
acre) 

Population Density 
(persons per acre) 

Total Vacant 
Acres 

Number of New 
Dwelling Units at 

Buildout 
Very High Residential R-VH 15.1 – 20 37.7 – 50 11 168 – 220 
High Residential RM-15 9.0 – 15.0 22.5 – 37.5 12.8 115 – 192 
Medium High Residential RM 6 
/ RM 8 

5.0 – 9.0 12.5 – 22.5 25 125 – 225 

Medium Residential R-1-20 2.0 – 5.0 5.0 – 12.5 91 182 – 455 
Low Residential R-1-10 2 5 71 142 
Estate Residential R-1-40 1 2.5 46 46 
Rural Residential RR 2.5 1 1 203 82 
Mountain Residential RMT-5  1 0.5 25 5   

Source: City of Scotts Valley General Plan, Land Use Element, Table LU – 2 Vacant Residential Land 
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2. Zoning Districts 
The City’s Zoning Code establishes the following residential zoning districts: 

 Residential Single-Family Zoning District (R-1) – Designed to provide areas for single-
family residential development where lot sizes and densities are designed to 
accommodate large areas of open space for recreational activities compatible with a 
residential environment.  

 Multiple Residential Zoning District (R-M-6/R-M-8) – Designed to provide areas for 
single-family subdivisions and townhouse and condominium development at lower 
density ranges than the R-H district.  

 High-Density Residential District (R-H) – Designed to provide areas for apartments, 
townhomes, condominiums, and similar development with a maximum of open space 
and other amenities which will enhance the living qualities of the development and 
promote the housing goals of the general plan. 

 Very High-Density Residential District (R-VH) – Designed to provide areas for 
apartments, townhouses, condominiums, and similar development with open space and 
other amenities which will enhance the living qualities of the development and promote 
the housing goals of the general plan. 

 Residential-Rural District (R-R-2.5) – Designed to provide areas for large-lot residential 
living and minor agricultural activities for areas designated in the General Plan as “rural 
residential.” 

 Residential-Mountain District (R-MT-5) – Designed primarily for hillside areas 
designated as “mountain residential” in the General Plan where environmental 
constraints require development at lower densities. 

 Service Commercial (C-S) – Designed to create and maintain areas accommodating city-
wide and regional service that may be inappropriate in neighborhood or pedestrian-
oriented shopping areas and which generally require automotive access for customer 
convenience, servicing of vehicles or equipment, loading or unloading, or parking of 
commercial service vehicles. Multi-family dwelling units are permitted if they are 
located either above the ground-level commercial use or at ground level at the rear of a 
commercial space.  DRAFT
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Figure C-5: City of Scotts Valley Zoning Map 

 
Source: Scotts Valley’s Zoning Map 
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Combining Zoning Districts 
A Combining Zoning District is a regulatory tool that adds special provisions and regulations to 
an area. This may be added to a neighborhood or corridor on a map, or it may apply to the City 
as whole and be applied under certain circumstances. All proposed developments within the 
Combining District must comply with the District’s applicable development standards in 
addition to the Zoning Code standards. In the event of a conflict between the regulations of the 
base zoning district and the regulations of the Combining District, the regulations of the 
Combining District will come first. Combining zoning may be a constraint to the development of 
housing when it sets standards which are more restrictive than the Zoning Code; however, no 
sites have been identifies within these districts as part of the candidate sites analysis. Below are 
Combining Zoning districts present in Scotts Valley: 

 TP Timberland Production Zoning District – Intended to protect and maintain the 
timberland by regulating timberland use. The TP Zoning District is a combining 
district intended to be attached to an open space (OS) base district and allows one 
single-family dwelling, with accessory structures and utilities, on a separate legal 
parcel with a minimum of forty acres. Under a conditional use permit, the district 
permits one or more single-family dwellings, with accessory structures, at a density 
maximum of one dwelling unit per ten acres. 

 ST Special Treatment Combining District – Intended to encourage the incorporation 
of special design considerations into project development to implement a visually 
pleasing environment in areas deemed to be of special importance to the 
community image. Development is subject to the submittal requirements of a 
specific plan. 

 FW Floodway Combining District – Establishes provisions designed to promote the 
public health, safety, and general welfare and to minimize public and private losses 
due to flood conditions. For example, potential buyers must be notified if a parcel is 
in an area of a special flood hazard. The FW Combining District is intended to apply 
to all land within the one-hundred-year flood zone according to federal flood 
insurance rate maps. 

 HR Hillside Residential Combining District – Intended to encourage and provide 
incentives for excellence in design principles and engineering techniques for all 
residential land and parcels on an average slope greater than ten percent while also 
minimizing disturbance to the natural slope. The HR District is intended to provide 
for a variety of dwelling types where consolidation of parcels and unified 
development may be appropriate. 
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3. Variety of Housing Permitted 
Housing Element Law requires jurisdictions to identify sites to be made available through 
zoning and development standards in order to facilitate development of a variety of housing 
types for all socioeconomic levels of the population. Housing types include single-unit 
dwellings, multi-unit housing, accessory dwelling units, factory-built housing, mobile homes, 
employee and agricultural work housing, transitional and supportive housing, single-room 
occupancy units (SROs), and housing for persons with disabilities. Table C-4 shows the various 
housing types permitted throughout the City in zoning districts which permit housing or care 
facility uses. The City is in compliance with all transparency requirements and all zoning 
information, development standards, and fees are available on the City’s website and at the 
Planning Department Counter. 
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Table C-4: Housing Types Permitted 

Residential Uses R-VH R-H R-M-6 R-M-8 R-1 R-R-2.5 R-MT-5 C-S C-SC I-L P OS TP 

Agricultural and Employee Housing - - - - - - - - - - - - - 
Community Care Residential Facility (Small) P P P P P P P - - - P - - 
Community Care Facility and Institution 
(Large) 

CUP CUP CUP CUP CUP CUP - 
- - - 

 
- - 

Day Care Centers CUP CUP CUP CUP CUP CUP CUP - - - CUP - - 
Duplex - - - - - - - - - -  - - 
Emergency Shelter (less than or equal to 25 
occupants) 

- - - - - - - P P 
- 

P 
- - 

Emergency Shelter (more than 25 
occupants) 

- - - - - - - CUP CUP 
- 

CUP 
- - 

Family Child Care Homes (Small) P P P P P P P - - - - - - 
Family Child Care Homes (Large) - - P P CUP CUP CUP - - - - - - 
Foster Homes (Six or Fewer) - - CUP CUP P P P - - - - - - 
Foster Homes (Exceeds Six) - - - - CUP CUP CUP - - - - - - 
Low Barrier Navigation Centers - - - - - - - - - - - - - 
Mobile Home/Manufactured Housing  P P P P - - - - - - - - 
Multi-Family Dwellings P P P P - - - CUP/P* - - - - - 
Student Housing - - - - - - - - - - CUP - - 
Residential Care Facilities - - - - - - - - - - CUP - - 
Secondary Dwelling Units - - - - P P P - - - - CUP P/CUP 
Single-Family Dwellings - P P P P P P - - - P CUP P/CUP 
Transitional And Supportive Housing P P P P P P P CUP - CUP - - - 

Notes: Refer to Scotts Valley Code of Ordinances under Title 17 Zoning for full definitions of each residential use. 
P – Permitted 
CUP – Conditional Use Permit 
*When located above a ground-level commercial use or at ground level at the rear of a commercial space on sites designated in the 5th Cycle Housing Element. CUP required for all other mixed-use multifamily residential 

projects. 
Source: Scotts Valley Municipal Code (SVMC) Title 17 – Zoning DRAFT
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Single-Family Dwelling 
A single-family dwelling is defined as a detached building designed or used for residence 
purposes by one housekeeping unit. Single-family dwellings are permitted as a primary use in 
the R-H, R-M-6, R-M-8, R-1, R-R-2.5, R-MT-5, P, and T districts.

Multi-Family Dwelling 
A multi-family dwelling is defined as a building, or portion thereof, designed or used for 
residence purposes by two or more families or housekeeping units. Multi-family dwellings are 
permitted as a primary use in R-VH, R-H, R-M-6, and R-M-8 districts. 

Multi-family dwellings are a conditionally permitted use in the C-S district when located above a 
ground-level commercial use or at the ground level at the rear of a commercial space. If the 
project site was designated in the Housing Element, then a mixed-use project is permitted as a 
primary use.  

Accessory Dwelling Unit (ADU) 
An accessory dwelling unit, also known as secondary dwelling units, is defined as an attached or 
detached residential dwelling unit that provides complete independent living facilities for one 
or more persons and is located on a parcel with a proposed or existing dwelling. It shall include 
permanent provisions for living, sleeping, eating, cooking, and sanitation on the same parcel as 
the single-family or multi-family dwelling is or will be situated. ADUs also includes the following:  

1. An efficiency unit, as defined in Section 17958.1 of the California Health and Safety 
Code; and 

2. A manufactured home, as defined in Section 18007 of the California Health and Safety 
Code. 

ADUs may be created or occupied only if the unit meets all of the restrictions and standards set 
out in State Law. A program is included in the Housing Plan to ensure the ADU Program 
complies with State housing laws and facilitates development throughout the planning period. 

Manufactured/Mobile Homes 
Manufactured homes, mobile homes, or modular homes are defined as a single-family housing 
units.  They are certified under the National Mobile Home Construction and Safety Standards 
Act of 1974. Furthermore, mobile homes are to be placed on a foundation system, pursuant to 
Section 18551 of the Health and Safety Code or constructed in accordance with the appropriate 
Uniform Building Code, Plumbing Code, Electrical Code, etc., that has been adopted and is in 
effect within Scotts Valley. Mobile home parks are defined as subdivisions that are designed to 
accommodate mobile homes. All manufactured homes shall meet the anchoring standards of 
Section 15.16.180 of the Municipal Code. Manufactured homes and mobile homes are R-VH, R-
H, R-M-6, R-M-8, and R-1 districts. 
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Community Care Residential Facility 
A community care residential facility is any family home, group-care facility, or similar facility 
determined pursuant to State law, for twenty-four-hour non-medical care of persons in need of 
personal service, supervision, or assistance essential for sustaining the activities of daily living 
or for the protection of the individual. A small community care residential facility is one which 
serves six or fewer persons, whereas a large community care facility has seven or more 
residents. Small community care residential facilities are permitted in P, R-VH, R-H, R-1, R-R-2.5, 
R-MT-5, R-M-6, and R-M-8 districts. Large community care residential facilities are permitted in 
P district and conditionally permitted in R-H, R-1, R-R-2.5 districts.  

Supportive Housing  
Supportive Housing is defined as housing with no limit on length of stay, that is occupied by the 
target population, and that is linked to on-site or off-site services that assist the supportive 
housing resident in retaining the housing, improving his or her health status, and maximizing his 
or her ability to live and, when possible, work in the community. Supportive housing is 
considered a residential use and is subject only to the restrictions and standards that apply to 
other residential dwellings of the same type (e.g., single-family residence(s) or multifamily 
development) in the same zone. Supportive housing is permitted in R-VH, R-H, R-M-6, R-M-8, R-
1, R-MT-5, and R-R-2.5 districts. 

Transitional Housing 
Transitional Housing is defined as buildings configured as rental housing developments but 
operated under program requirements that call for the termination of assistance or 
recirculation of the assisted unit to another eligible program recipient at some predetermined 
future point in time, which shall be no less than six months. Transitional Housing is considered a 
residential use and is subject only to the restrictions and standards that apply to other 
residential dwellings of the same type (e.g., single-family residence(s) or multi-family 
development) in the same zone. Transitional housing is permitted in R-VH, R-H, R-M-6, R-M-8, 
R-1, R-MT-5, and R-R-2.5 districts. 

Emergency Shelter 
An emergency shelter is defined as housing with minimal supportive services for homeless 
persons that is limited to occupancy of six months or less by a homeless person. No individual 
or household may be denied emergency shelter because of an inability to pay.   

In compliance with AB 139, emergency shelters with 25 occupants or less are permitted in C-SC, 
P, and C-S districts without approval of any discretionary permits. If an emergency shelter has 
greater than 25 occupants, it is conditionally permitted in C-SC, P, and C-S districts. These three 
zoning districts are located along the City’s two main corridors – Mt. Hermon Road and Scotts 
Valley Drive – which provide for efficient access to community resources, services, and public 
transportation (see Figure C-5). AB 139 also states that jurisdiction may impose parking 
requirements to accommodate emergency shelter staff. Currently, proposed emergency 
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shelters must provide off-street parking at the ratio of one space per three beds, and/or 1 per 
bedroom designated as a family units with children, plus one space per staff member. A 
program is included in the Housing Plan to amend these requirements in compliance with AB 
139. 

Additionally, Figures C-8a and C-8b show hazardous waste generators and percentiles for the 
region and the City. The hazardous waste percentiles for Scotts Valley are 62 and 90, which 
means the number and type of hazardous wase generators and sites throughout the City is 
higher than 62 and 90 percent of the census tracts in California. This represents data collected 
between 2018 and 2020. The specific generators located within the City are: 

 Kaiser Permanente Scotts Valley 
medical offices 

 Threshold Enterprises 
(distributor of fine, natural, 
nutritional, and specialty 
products) 

 Scotts Valley Sportsmen’s Club 
Shooting Range 

 Fox Factory Inc. Racing Shox 
(corporate campus) 

 Palo Alto Medical Foundation 

 Bay Photo Lab 

 Walgreens 

 CVS Pharmacy 

While considered hazardous waste generators, these businesses do not create an environment 
unfit for human habitation. Furthermore, residential units currently safely exist around the 
uses, and residents benefit from their products and employment opportunities. As such, they 
do not pose a threat to the development and use of future emergency shelters.  

Figure C-8a: Regional Hazardous Waste Generators 

 
Source: CalEnviroScreen 4.0 
 

DRAFT

Page 122 of 271



H O U S I N G  

C - 2 0  |  A P P E N D I X  C  

Figure C-8b: Scotts Valley Hazardous Waste Generators 

 
Source: CalEnviroScreen 4.0 

 

Additionally, the Mt. Hermon Road and Scotts Valley Drive corridors have direct access to the 
Santa Cruz METRO routes 35/35E, which provides access throughout the San Lorenzo Valley 
and connects to the City of Santa Cruz (Figure C-9). Highway 17 Express – Amtrak Thruway also 
stops at the Cavallaro Transit Center in the heart of Scotts Valley – connecting the City to San 
Jose and the Bay Area.  Potential emergency shelter occupants are located within a half a mile 
to public transportations with destinations throughout the entire region. 
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Figure C-9: Santa Cruz METRO Route 35/35E 

 
Source: Santa Cruz METRO  

Agricultural and Employee Housing  
California Health and Safety Code Sections 17021.5 and 17021.6 requires agricultural housing to 
be permitted by-right, without a conditional use permit (CUP), in single-family zones for six or 
fewer persons and in agricultural zones with no more than 12 units or 36 beds. A program is 
included in the Housing Plan to ensure the City’s development standards comply with these 
requirements. 

Low Barrier Navigation Centers 
Low-barrier navigation centers are defined as a housing first, low-barrier, service-enriched 
shelter focused on moving people into permanent housing that provides temporary living 
facilities while case managers connect individuals experiencing homelessness to income, public 
benefits, health services, shelter, and housing. Low-barrier navigation centers are required by 
State law as a use by-right in areas zoned for mixed uses and non-residential zones permitting 
multi-family uses if it meets specified requirements. A program is included in the Housing Plan 
to ensure compliance with State law. DRAFT
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4. Residential Development Standards 
The City’s Zoning Code establishes regulations and development standards for each residential 
district to provide a range of housing types. These standards and regulations are intended to 
create, preserve, and enhance residential neighborhood sites for a range of development types 
and lifestyles. The City establishes development standards to regulate development through its 
Zoning Code (Table C-5). All information regarding the City’s zoning and development standards 
are available online pursuant to Government Code §65940.1 (a)(1)(B).  

Table C-5: Scotts Valley Residential Development Standards 

Zone 
Min. Dimensions (Sq. Ft) Min. Yard Setbacks* (Feet) Construction Standards 

Lot Size 
(sf) 

Lot 
Width 

Min. Lot 
Depth (feet) 

Front Side Rear Max. Height 
(feet) 

Max. Density 
(sf/du) 

SiteSite 
coverage 

R-VH 6,000 60 60 10 10 
20% of 

lot depth 
35 2,100 55% 

R-H 6,000 60 60 20 10% of lot width 
20% of 

lot depth 35 3,000** 55% 

R-M-6 6,000 50 100 20 
10% of lot width, 

max 6 feet 
15 35 5,000** 55% 

R-M-8 8,000 60 100 20 
10% of lot width 
with max 8 feet 

15 35 8,000 55% 

R-1-10 10,000 60 100 20 10% of lot width 
with max 10 feet 

15 35 10,000 50% 

R-1-20 20,000 90 125 30 
10% of lot width 
with max 10 feet 

15 35 20,000 50% 

R-1-40 40,000 100 150 30 
10% of lot width 
with max 10 feet 

20 35 40,000 50% 

R-R-2.5 2.5 ac 100 150 40 15 20 35 2.5 ac/du 35% 
R-MT-5 5 ac 100 150 40 20 25 35 5 ac/du 35% 

*Additional yard standards may apply and are provided in the City’s Municipal Code.  
**If, after dividing the area of the lot by the area required per dwelling unit or structure containing a dwelling unit, a remainder of more than 

70 percent of the area required for an additional unit is obtained, one additional dwelling unit may be located on the site. For detailed 
standards, see SVMC Chapter 17. 

Source: Scotts Valley Municipal Code – Title 17 Zoning. 

Definition of Family 
Under the right of privacy, the California Constitution prohibits a restrictive definition of 
“Family” which limits the number of unrelated persons and differentiates between related and 
unrelated individuals living together. The City’s Zoning Code defines “Family” as “a person or 
persons related by blood, marriage, or adoption or a group of not more than five persons, 
excluding servants, not related by blood, marriage, or adoption, living together as a single 
housekeeping unit in a dwelling unit.”  
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Yard Requirements 
The City defines a yard through front, rear, side, side exterior, and side interior yards. Front 
yards are defined as an open space extending the full width of the lot, measured between the 
portion of the building closest to the front lot line and said front lot line. Rear yards are defined 
as an open space extending the full width of the lot between a building and the rear lot line. 
Side yards mean an open space extending from the rear boundary of the front boundary of the 
rear yard. Exterior side yards are side yards that abut a street (corner lots). Interior side yards 
are side yards that abut an adjoining lot. The yard requirements, as established in Table C-5, are 
not considered a constraint to development of housing and are similar regionally.  

Site Coverage and FAR 
Site coverage means the percentage of site area covered by impervious surfaces, including all 
structures, open or enclosed or projections of structures. Floor area is defined as the total 
horizontal area within the exterior walls of a structure. The floor area includes not only the 
ground floor area but also any additional stories or basement of the building. All horizontal 
dimensions should be taken from the exterior faces of the walls, including enclosed porches. 
Floor area does not include the area of inner courts, shaft enclosures, or exterior walls.  

Maximum Building Heights 
The building height refers to the vertical distance above the finish grade and is measured to the 
highest point of roof. Setting limits to the height of buildings avoids bulking and potential 
nuisances on neighboring properties – relating to privacy and/or sunlight and shade. This 
requirement also ensures a compatibility and similar aesthetic amongst uses. 

Parking Standards 
Sufficient off-street parking must be provided to avoid street overcrowding. This is maintained 
through the establishment on parking requirements, which fluctuate depending on the land 
use/housing type and the number of bedrooms. However, high parking requirements may 
constrain development and result in higher development costs. Table C-6 provides the City’s 
parking requirements.  

Construction costs can be higher for covered parking, parking structures, and/or below ground 
parking. Developers may receive concessions or incentives in the form of parking reduction for 
the development of housing affordable to low- and very low-income households as provided in 
the State Density Bonus Law section. Under Chapter 17.62 – Density Bonus, the City offers 
parking incentives for housing developments to meet the criteria for a density bonus listed 
under Section 17.62.030.   

The multi-family parking requirements of 2.2 spaces per unit are considered high and a 
potential constraint. A program is included in the Housing Plan for this requirement to be 
decreased.   DRAFT
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Table C-6: Required Parking Spaces for Residential Uses 
Residential Uses Minimum Number of Spaces Required per Unit 

Single-family Dwelling 3 spaces (two-car garage + one additional covered or 
uncovered space) 

Multi-family Dwelling  2 spaces for each dwelling unit plus one additional space 
for every five units, or fraction thereof 

 All multifamily dwellings containing fifty or more rental 
units shall provide one off-street loading space 

Motels, hotels, lodging houses, bed and 
breakfast establishments, and private clubs 
providing sleeping accommodations 

One space for each living unit or bedroom, whichever is 
greater, plus one space for each six hundred square feet of 
office and storage 

Hospitals, sanitariums, nursing homes and 
charitable and religious institutions providing 
sleeping accommodations 

One space for each three beds. 

Source: Scotts Valley Municipal Code Chapter 17.44.030 – Off Street Parking and Loading Requirements. 

Development Example 
A theoretical parcel zoned R-VH measuring 6,000 square feet (60 feet wide and 100 feet deep) 
has a maximum density of one unit per 2,100 square feet – three total units. With yard 
setbacks, the site parcel is left with a possible 2,800 square foot building footprint. The 
maximum site coverage is 55 percent (3,300 square feet), which leaves ample room. Assuming 
the maximum height of 35 feet creates a three-story structure measuring a total of 8,400 
square feet. 

Parking standards for three permitted units would total 7 spaces and require about 1,197 
square feet (assuming each space measures 8.5 feet by 18 feet). This would leave a total of 
7,203 square feet for possible units and result in seven possible 1,000 square-foot units, which 
is more than that permitted in the zoning district. As such, the City’s standards for lot size, 
setbacks, height, and site coverage are not considered a constraint to reaching the maximum 
units permitted through the zoning district. 

5. Housing for Persons with Disabilities  
Both the Federal Fair Housing Amendment Act (FHAA) and the California Fair Employment and 
Housing Act direct require governments to make reasonable accommodations (that is, 
modifications or exceptions) in their zoning laws and other land use regulations to afford 
disabled persons an equal opportunity to housing. State law also requires cities to analyze 
potential and actual constraints to the development, maintenance, and improvement of 
housing for persons with disabilities. 

The Housing Element Update must also include programs that remove constraints or provide 
reasonable accommodations for housing designed for persons with disabilities. The analysis of 
constraints must touch upon each of three general categories: 1) zoning/land use; 2) permit 
and processing procedures; and 3) building codes and other factors, including design, location, 
and discrimination, which could limit the availability of housing for disabled persons.   
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Reasonable Accommodations  
Reasonable accommodation in the land use and zoning context means providing individuals 
with disabilities or developers of housing for people with disabilities, flexibility in the 
application of land use and zoning and building regulations, policies, practices, and procedures, 
or even waiving certain requirements, when it is necessary to eliminate barriers to housing 
opportunities. For example, it may be reasonable to accommodate requests from persons with 
disabilities to waive a setback requirement or other standard of the Zoning Code to ensure that 
homes are accessible for the mobility impaired. Whether a particular modification is reasonable 
depends on the circumstances.  

The Scotts Valley Zoning Code allows requests for reasonable accommodation to be made by 
any person with a disability, their representative or any entity, when the application of a zoning 
law, building regulation, or other land use regulation, policy, or practice acts as a barrier to fair 
housing opportunities. Reasonable accommodation does not include an accommodation which 
would (1) impose an undue financial or administrative burden on the city or (2) require a 
fundamental alteration in the nature of the city's land use and zoning program. 

No reasonable accommodations requests were submitted during the 5th cycle. A program is 
included in the Housing Plan to ensure that residents have access to information and 
application processes.  

Application Requirements 
Requests for reasonable accommodation shall be submitted on an application form provided by 
the City of Scotts Valley Planning Department and shall contain the following: 

 The applicant’s name, address, and telephone number; 

 Address of the property for which the request is being made; 

 The name and address of the property owner, and the owner's written consent to 
the application; 

 The current use and/or activity of the property; 

 A description of the basis that the individual is considered disabled under the fair 
housing laws: identification and description of the disability which is the basis for the 
request for accommodation, including current, written medical certification and 
description of disability and any effects on the person's medical, physical or mental 
limitations; 

 The policy, program, regulation or standard adopted by the City of Scotts Valley 
applicable to the request for accommodation, including the development standard 
or regulation from which reasonable accommodation is being requested; 

 A description of the specific accommodation request; 
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 A description of the basis by which the accommodation is reasonable and necessary 
for the needs of the affected disabled person(s); 

 Copies of plans, drawings, pictures, and/ other supporting data that provide 
sufficient information to render a decision (plans and drawings will be to standard 
scale); 

 Other reasonable requests for information requested by the city to facilitate the 
rendering of a decision, consistent with fair housing laws 

If the project for which the request for reasonable accommodation is being made also requires 
some other discretionary approval, then the applicant shall submit the reasonable 
accommodation application for determination at the same time with the other applications. 
Any fee required for an application for reasonable accommodation shall be set by resolution of 
the City Council. 

Review Procedure 
The Community Development Director or Designee has the authority to review and decide 
upon requests for reasonable accommodation, including whether the applicant is a disabled 
person as defined by Scotts Valley Zoning Code. The Community Development Director or 
Designee may refer the matter to planning commission at his or her discretion when a 
reasonable accommodation request includes the following items, but not limited to: any 
encroachment into the setback areas, results in a building size increase above what is permitted 
in the applicable zoning district with respect to height, site coverage, or whenever a reduction 
in required parking is requested. The planning commission has the authority to review and 
decide upon requests for reasonable accommodation when referred by the Community 
Development Director.  

A public hearing is not required for a reasonable accommodation request reviewed and decided 
upon by the Community Development Director. Upon deeming the application complete, the 
planning department shall send a notice to the applicant, property owner, the owners and 
tenants of property of the five parcels located closest to the subject property, and to all 
members of the planning commission. The notice shall indicate the date upon which the 
community development director will act on the permit and the intended action to be taken by 
the community development director. Such notices shall be mailed, via first class mail, a 
minimum of fifteen days prior to date that action is to be taken. Requests for reasonable 
accommodation subject to review and decision by the planning commission shall require a 
public hearing pursuant to the advance noticing requirements of Chapter 17.50 of the Scotts 
Valley Municipal Code. 

Findings and Decision 
The written decision to grant or deny a request for reasonable accommodation will be consist 
with the Acts and shall be based on consideration of the following factors: 
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 Whether the housing or housing related facilities will be used by an individual with a 
disability under the Federal Fair Housing Amendment Act (FHAA) and the California 
Fair Employment and Housing Acts; 

 Whether the requested accommodation is necessary to make specific housing 
available to an individual with a disability under the Federal Fair Housing 
Amendment Act (FHAA) and the California Fair Employment and Housing Act; 

 Whether the requested accommodation would impose an undue financial or 
administrative burden on the city; and 

 Whether the requested accommodation does not negatively affect the character of 
the zoning district and intent of adopted city, policies, regulations, programs or laws. 

If the decision for the request of reasonable accommodation is by the Community Development 
Director, then the Community Development Director shall render a decision within 30 days 
after the planning department determines the application is complete. The City shall notify the 
application of the decision and a written decision shall explain the basis of the decision. 

If the application for reasonable accommodation is referred to, or reviewed by, the Planning 
Commission, a decision to approve, approve with conditions, or deny the application shall be 
decided at the scheduled public hearing.  

Appeal of Determination 
An applicant or any party with interest may appeal any determination of the Community 
Development Director to the Planning Commission. The appeal shall be made by filing a notice 
of appeal clearly identifying the determination or decision and stating the grounds for the 
appeal. The notice of appeal shall be accompanied by the payment of a filing fee in such 
amount as established by resolution of the City Council. The notice of an appeal to the Planning 
Commission shall be filed with the Secretary of the Planning Commission. The appellant shall 
file the notice of appeal and pay the filing fee within fourteen calendar days after the date of 
the decision. Upon receipt of the notice of appeal and payment of the filing fee by the secretary 
of the planning commission, the Planning Commission may review by scheduling of hearing, a 
de novo review, or decision by Planning Commission.  

An applicant or any party with interest may appeal any determination of the Planning 
Commission or other reviewer to the City Council. Upon receipt of the notice of appeal and 
payment of the filing fee, the City Clerk shall schedule the matter for hearing at the next 
available regular meeting of the City Council to be held within thirty calendar days after the 
date on which the notice of appeal is filed. The City Council may conduct a schedule of hearing, 
de novo review, or decision by City Council. 
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6. Planned Development Zones 
The Planned Development Zones (PD), also referred to as Planned Development District, are 
individually designed to meet the needs of the property zoned. PD Zones are intended to 
encourage a mixture of uses and shall be combined with an alternative base zoning district or 
districts. PD Zones are adopted by zoning ordinance, which incorporates by reference a general 
development plan for the entirety of the subject property. A PD Zone becomes effective if any 
of the following occur: 

 A valid tentative map in compliance with the PD district is approved; 

 A building permit is issued in compliance with a duly issued PD permit; or 

 Institution of a use consistent with a duly issued PD permit. 

The development regulations shall be specified within the regulations adopted for the specific 
PD zone. Deviation from those regulations shall be permitted only through a zoning 
amendment or the granting of a variance.  

7. Local Ordinances 
An ordinance is a law passed by a municipal government. Local ordinances are enacted to 
maintain or improve public safety, health, and general welfare. Locally adopted ordinances such 
as inclusionary ordinances or short-term rental ordinances may directly impact the cost and 
supply of residential development. Impacts may create governmental constraints to the 
development of housing and may hinder the City from meeting its share of the RHNA and the 
need for housing for persons with disabilities, supportive housing, transitional housing, and 
emergency shelters. 

Density Bonus Ordinance 
In accordance with California State Government Code Section 65915, a housing development 
may increase the number of units above the maximum permitted and/or receive reductions in 
development standards in exchange for reserving units for very low-, low-income, and/or 
moderate-income households or for seniors. These units must be restricted to their level of 
affordable for at least 30 years through a deed-restricted affordable housing covenant. All 
Density Bonus information is available to the public and can be found in the Zoning Code 
Chapter 17.62 Density Bonus. According to the City’s Zoning Code, qualifying housing 
developments which satisfy at least one of the following categories or land dedication 
provisions listed below will be granted a density bonus: 

 At least 10 percent of the total units of a housing development for lower income 
households; 

 At least 5 percent of the total units of a housing development for very low or 
extremely low-income households; 
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 At least 10 percent of the total dwelling units in a common interest development, as 
defined in Civil Code Section 1351, are for households of moderate income, provided 
that all units are offered to the public for purchase; 

 A senior citizen project or a mobile home park that limits residency based on age 
requirements for housing older persons in compliance with Civil Code Section 51.2, 
51.3, 798.76, or 799.5. (Senior citizen projects shall be restricted to occupancy by 
senior citizens in perpetuity.); 

 When an applicant for a residential development agrees to donate land to the city 
for very low-income households; 

 When a development is the conversion of an existing rental apartments to 
condominiums, at least 33 percent of the total units of the proposed condominium 
are for families of low- or moderate-income income as defined in Section 50093 of 
the Health and Safety Code, or at least 15 percent of the total units of the proposed 
condominium project to low-income households as defined in Section 50079.5 of 
the Health and Safety Code, and if the applicant agrees to pay for the administrative 
costs. 

Tables C-7 through C-10 provide the breakdown of density bonuses that may be granted to 
eligible projects. Until 2021, under Government Code Section 65915, known as the Density 
Bonus Law, the maximum bonus was 35 percent. California State Law AB 2345 states that all 
jurisdictions in California are required to process projects proposing up to 50 percent additional 
density as long as those projects provide the additional Below Market Rate units (BMR) in the 
“base” portion of the project, unless the locality already allows a bonus above 35 percent. The 
bill also lowered the BMR thresholds for concessions and incentives for projects with low-
income BMRs. As of 2021, Government Code Section 65915 authorizes an applicant to receive 
two incentives or concessions for projects that include at least 17 percent of the total units for 
lower income households, at least 10 percent of the total units for very low-income 
households, or at least 20 percent for persons or families of moderate income in a common 
interest development. It also allows an applicant to receive three incentives or concessions for 
projects that include at least 24 percent of the total units for lower income households, at least 
15 percent of the total units for very low-income households, or at least 30 percent for persons 
or families of moderate income in a common interest development. 

The City’s density bonus ordinance currently allows a maximum of 35 percent density increase; 
however, AB 2345 requires an allowance of up to 50 percent density bonus when the base BMR 
is proposed. A program is included in Chapter 2: Housing Plan to update the City’s Zoning Code 
in compliance with state legislation. 
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Table C-7: Very Low-Income Density Bonus Calculations 
Percentage Low-Income Units Percentage Density Bonus 

5 20 
6 22.5 
7 25 
8 27.5 
9 30 

10 32.5 
11 35 

Source: City of Scotts Valley Municipal Code, Chapter 17.62 Density Bonus, Table 17.62.030.C.1 

Table C-8: Low-Income Density Bonus Calculations 
Percentage Very Low-Income 

Units 
Percentage Density Bonus 

10 20 
11 21.5 
12 23 
13 24.5 
14 26 
15 27.5 
17 30.5 
18 32 
19 33.5 
20 35 

Source: City of Scotts Valley Municipal Code, Chapter 17.62 Density Bonus, Table 17.62.030.C.2 

Table C-9: Moderate-Income Density Bonus Calculations 
Percentage Moderate-Income 

Units 
Percentage Density Bonus 

10 5 
11 6 
12 7 
13 8 
14 9 
15 10 
16 11 
17 12 
18 13 
19 14 
20 15 
21 16 
22 17 
23 18 
24 19 
25 20 
26 21 
27 22 
28 23 
29 24 
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Percentage Moderate-Income 
Units 

Percentage Density Bonus 

30 25 
31 26 
32 27 
33 28 
34 29 
35 30 
36 31 
37 32 
38 33 
39 34 
40 35 

Source: City of Scotts Valley Municipal Code, Chapter 17.62 Density Bonus, Table 17.62.030.C.3 

Table C-10: Additional Very Low-Income Density Bonus Calculations on Donated Land 
Percentage of 

Very Low-Income Units that 
can be Accommodated on 

Donated Land 

Percentage Density Bonus 

10 15 
11 16 
12 17 
13 18 
14 19 
15 20 
16 21 
17 22 
18 23 
19 24 
20 25 
21 26 
22 27 
23 28 
24 29 
25 30 
26 31 
27 32 
28 33 
29 34 
30 35 

Source: City of Scotts Valley Municipal Code, Chapter 17.62 Density Bonus, Table 17.62.040.C

  DRAFT

Page 134 of 271



H O U S I N G  

C - 3 2  |  A P P E N D I X  C  

In addition to density bonuses, the Zoning Code Chapter 17.62.080 allows for the incentives 
and concessions listed below: 

 One incentive or concession for a project that includes 5 percent of the total units 
are for very low-income households, ten percent of the total units are for low-
income households, or ten-percent of the total units in a common interest 
development are sold to moderate-income households; or, 

 Two incentives or concessions for a project that includes: at least twenty percent of 
the total units affordable to low-income households, at least ten percent of the total 
units affordable to very low-income households, at least five percent of the total 
units affordable to extremely low-income households, or at least twenty percent of 
the total units affordable to households of moderate income in a common interest 
development; or, 

 One additional incentive for a project that is affordable to low-income households 
and provides any of the following: at least twenty-five percent of the units as three- 
or four-bedroom units, at least twenty-five percent of the units accommodate 
disabled persons and are set-aside for occupancy by disabled persons, or at least ten 
percent of the units are affordable to extremely low-income households. 
 

A qualifying project shall be entitled to at least one but no more than three of the following 
incentives: 

 A reduction in the site development standards that results in identifiable, financially 
sufficient, and actual cost reductions. The reduction may include, but is not limited 
to: 

 Reduced minimum lot size; 

 Reduced minimum lot width; 

 Reduced minimum setback; 

 Increased maximum building height; 

 Reduced onsite open-space requirement; 

 Increased maximum site coverage; 

 Increased floor area ratio; or 

 Reduced parking requirement. 

 Approval of mixed-use zoning in conjunction with the housing project if 
nonresidential land uses will reduce the cost of the housing project, and the 
nonresidential land uses are compatible with the housing project; 

 Other regulatory incentives or concessions proposed by the applicant or the city that 
will result in identifiable, financially sufficient and actual cost reductions. 
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In accordance with Zoning Code Chapter 17.62 Density Bonus, the following density bonus 
calculations in Table C-11 will be applied to housing developments that meet the above criteria: 

Table C-11: Density Bonus Incentives and Concessions Summary 
Affordable Housing Types Percent of Affordable Units 

Very Low-Income 5% 10% 15% 
Low-Income 10% 20% 30% 
Moderate-Income 10% 20% 30% 
Maximum incentive(s)/ 
concessions 1, 2, 3 

1 2 3 
1  An incentive or concession may be requested only if an application is also made for a density bonus. 
2  Incentives or concessions may be selected from only one category (very low-, low-, or moderate). 
3  No incentives or concessions are available for land donation.  

Source: City of Scotts Valley Municipal Code Section 17-62.080 

8. Specific Plans 
The purpose of a Specific Plan is to implement the goals and objectives of a City’s General Plan 
in a more focused and detailed manner that is area and project specific. Specific Plans 
promotes consistent and an enhanced aesthetic levels throughout the project community. They 
also contain their own development standards and requirements that may be more restrictive 
than those defined for the City as a whole. 

Scotts Valley Town Center Specific Plan 
The Scotts Valley Town Center Specific Plan (The Plan) is a document designed to guide the 
development of a mixed-use node that will become the heart of the city. The planning and 
design of the Town Center Plan Area has been through multiple iterations. The Plan is the 
culmination of an effort led by the City of Scotts Valley to develop and intensify the Plan Area 
by developing a unique balance of commercial, civic, and residential uses that will attract 
visitors both locally and regionally. The Plan area encompasses approximately 58 total acres 
which includes 15 acres of vacant land centrally located on the site, surrounded by a mix of 
retail and civic uses. The Plan area is generally bounded by Mt. Hermon Road to the south, 
Skypark Drive to the west, Blue Bonnet Lane to the north, and a residential development just 
west of Scotts Valley Drive to the east. 

Residential development is limited to higher densities, such as townhomes, apartments and 
condominiums. Although residential uses are an important component to the success of the 
Plan, it is considered a secondary use intended to support the predominantly retail and 
community serving focus of the area. Figure C-10 illustrates the preferred land uses. DRAFT
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Figure C-10: Town Center Specific Plan – Preferred Land Use Plan  

 
Source: Scotts Valley Town Center Specific Plan 

An important objective of this Specific Plan is to spell out the desired mix of land uses and 
location of these uses. The intent is to customize the land use requirements to encourage 
reinvestment and revitalization of the Town Center Plan Area consistent with The Plan vision. 
The entire plan area is within the City of Scotts Valley’s Redevelopment Agency which requires 
a minimum of 15 percent of all residential units built be affordable. Allowable land uses 
detailed within the Plan include: 

 Mixed-Use/Town Center Core (Commercial/Office/Residential) 
The core of the planning area will be mixed-use, with retail and commercial on the 
ground floor and residential or office above. Diversity and character can be achieved 
with a mix of uses both vertically (residential over commercial), horizontally 
(residential next to commercial), and unit types (affordable and market rate) within 
the Plan area. The appropriate mix of land uses is critical to achieving a successful 
town center environment. A mixing of uses can add variety and vitality to 
commercial centers, neighborhoods, and streets. The addition of residential over 
commercial provides “eyes on the streets” and movement throughout the day and 
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night creating safe and defensible spaces. A vertical and horizontal mix of uses in the 
Plan Area will help achieve the vision for a dynamic center. The Plan proposes new 
commercial development (retail and office), residential development, visitor 
services, and civic uses. With the intent of encouraging pedestrian activity within the 
mixed-use zone, residential and office will not be allowed on the ground floor at 
street frontage or along the paseo of any building except for the entry door for 
offices. Residential and office may be located at the back of a building on the first 
floor, or on the upper floors, but the street frontage is reserved for more pedestrian-
oriented uses. 

 Residential (Stand Alone) 
Residential will be allowed both as a standalone product and as part of an integrated 
mixed-use project concept. Stand Alone residential is located on the periphery of the 
Plan Area adjacent to existing residential on Skypark Drive to Blue Bonnet Lane and 
adjacent to the park. There needs to be a balance of residential units that will 
support the retail development and will help create a lively daytime and evening 
environment. 

Table C-12: Town Center Specific Plan Development Standards 
Category Development Standards 

Mixed-Use, Office Commercial, and Civic 
Max Mixed-Use Residential Density 15-20 DU/acre 
Setbacks (minimum to maximum) 

 Front 
 Side 
 Rear 

 
15-20 feet from curb edge 
0-15 feet  
0 feet 

Max Mixed-Use Height 55 feet  
Max Building Coverage 100% 
Parking Ratios 

 Stand Alone Residential 
 Mixed-Use Residential 

 
2 enclosed spaces/unit, and 1 guest space/5 units 
1 space/studio or 1-bed, 2 spaces/2- or 3-bed 

Medium Density Residential 
Max Stand Alone Residential Density 15-20 DU/acre 
Setbacks (minimum to maximum) 

 Front 
 

 Side 
 Rear 

 
15-20 feet from curb edge to building face, 15 feet minimum 
from curb edge to front porch 
0-26 feet  
10 feet  

Max Height 35 feet (greater heights may be granted through a PD Permit) 
Max Building Coverage 55% 
Parking Ratios 

 Residential 
 

 Senior Housing 

 
1 enclosed space/studio or 1-bed, 2 spaces/2- or 3-bed (1 
enclosed), plus 1 guest space/5 units 
0.5 space/unit 

Source: Scotts Valley Town Center Specific Plan (December 2008) 
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Gateway South Specific Plan 
The Gateway South Specific Plan is intended to address a need for commercial/office 
development to provide employment, housing opportunities for all income levels, and preserve 
the hillsides. The following lists the land use designations, number of parcels, and acreage 
found in the Plan and illustrated in Figure C-11: 

 Very High Density – 4 parcels and 5.99 acres 

 Medium High Density – 1 parcel and 0.58 acres 

 High Density – 4 parcels and 8.31 acres 

 PD/Service Commercial – 2 parcels and 9.59 acres 

 Public/Quasi Public – 1 parcel and 1.49 acres 

 Service Commercial/Open Space – 1 parcel and 17 acres 

Residential uses are predominantly located within Planning Area A, with only one parcel located 
in Planning Area B. The Specific Plan establishes access for these residences to nearby urban 
services and park facilities.  

All proposed projects in the Specific Plan area must go through design review procedures and 
be reviewed by the Planning Commission to ensure the projects are consistent with the site and 
architectural design policies and standards set forth in the Plan.  
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Figure C-11: Gateway South Specific Plan Land Use Plan 

 
Source: Gateway South Specific Plan Amendment  DRAFT
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9. Local Processing and Permit Procedures 
The development community commonly cites the permit processing time as a contributor to 
the high cost of housing. Depending on the magnitude and complexity of the development 
proposal, the time that elapses from application to project approval may vary considerably. 
Factors that can affect the length of development review of a proposed project include the 
completeness of the development application and the responsiveness of developers to staff 
comments and requests for information. 

Approval times are substantially lengthened for projects that are not exempt from the 
California Environmental Quality Act (CEQA), require rezoning or general plan amendments, or 
encounter community opposition. Applicants for all permits or reviews are recommended to 
request a preapplication meeting with the respective department to: 1) confirm City 
requirements as they apply to the proposed project; 2) review the City’s review process, 
possible project alternatives or revisions; and 3) identify information and materials the City will 
require with the application, and any necessary technical studies and information relating to 
the environmental review of the project. 

All permit applications are reviewed by City staff for completeness. Various applications may 
also include public noticing and a public hearing. Single- and multi-family developments are 
subject to the following submittal requirements, depending on what type of development the 
project is: 

1. Submittal of application including the following information: 
a. A legal description of the property; 
b. A location map showing the project site and the general vicinity of the site; 
c. A completed environmental information form as prescribed by the City; 
d. Site plans, elevation plans, floor plans and other maps and data as may be 

necessary to describe the existing conditions on and surrounding the property 
and the proposed plans for the future development of the property. The 
planning commission shall by resolution, maintain a listing of the minimum 
documentation necessary for submittal in support of each type of application; 
and 

e. Such other information specified in this title for the particular entitlement 
requested. 

2. Payment of fees for permit plan check. 
3. Plan check completed by all applicable departments and agencies. Timeline and number 

of reviews can vary. 
4. Permit issued once all comments are satisfied.  

 
Table C-13 provides a list of the Planning applications and the reviewing body for each. 
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Table C-13: Decision-Making Body with Final Approval Authority 

Type of Project 
Public Hearing - 

Action 
Approving 
Authority 

Time Frame 
for Review 

Annexation  
Planning 

Commission 
  

Appeal 
Planning 

Commission 
  

Cultural Resource 
Alteration  City Council  

Design Review  City Council  
General Plan 
Amendment 

Planning 
Commission 

  

New Condominium/ 
Townhomes 

Planning 
Commission 

 3 to 6 months 

New Apartments  
Planning 

Commission 
 3 to 6 months 

Planned Development 
Planning 

Commission 
  

Sign Permit – Design 
Review Application 

 
Planning 

Commission/ 
City Council 

 

Tentative Parcel Tract 
Map 

Planning 
Commission 

  

Use Permit    
Variance    

Zone Change 
Planning 

Commission 
  

Source: City of Scotts Valley – Planning Department 

10. Development Fees 
Residential developers are subject to a variety of permitting, development, and impact fees in 
order to access services and facilities as allowed by State law. The additional cost to develop, 
maintain, and improve housing due to development fees result in increased housing unit cost, 
and therefore is generally considered a constraint to housing development. However, fees are 
necessary to provide planning and public services in Scotts Valley. All information regarding the 
City’s development fees is available on the City’s website as pursuant to Government Code 
§65940.1 (a)(1)(B). 

The location of projects and housing type result in varying degrees of development fees. The 
presumed total cost of development is also contingent on the project meeting City policies and 
regulations and the circumstances involved in a particular development project application. The 
majority of the City planning fees operate on a deposit account basis where time and materials 
are charged against the established account as the project is processed. Table C-14 provides the 
planning fees and Table C-15 provides the development impact fees. DRAFT
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Table C-14: Planning Processing Fees 
Application Type Fee 

Permit Applications 
Amendment $3,548 
Design Review 

 Residential with Hillside 
 Residential 
 Commercial/Industrial 

 
 $7,096 
 $3,548 
 $3,548 

Development Agreement $12,418 
Environmental Assessment $355 
Environmental Impact Report, Administration $26,255 
General or Specific Plan Amendment $12,418 
Land Divisions 
 Subdivision (5 lots or more) 

o Map Entitlement 
o Map Recordation/Approval 

 
 Minor (4 lots or less) 

o Parcel Map – Tentative 
o Parcel Map – Final  

 
 

 $12,418 
 $7,096 
 
 
 $12,418 
 $3,548 

Lot Line Adjustment $707 
Mitigated Negative Declaration $14,192 
Negative Declaration $7,096 
Planned Development $8,870 
Preliminary Review $8,837 
Public Hearing and Radius Noticing $531 
Use Permit 
 Major (excluding residential) 
 Minor 

 
 $7,077 
 $3,538 

Variance $7,096 
Zoning Change/Ordinance Amendment $9,225 
Plan Check $355 

Source: City of Scotts Valley – Fee Schedule FY 2022-2023 
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Table C-15: Development Impact Fees 

Development Fees 
Cost per Unit by Residential Zoning District 

R-MT-5 R-R-2.5 R-1-40 R-1-20 R-1-10 R-M-6/8 R-H 
General Facilities and 
Equipment 

$529 $529 $529 $529 $529 $529 $529 

Streets and Thoroughfares $6,961 $6,961 $6,961 $6,961 $6,961 $4,131 $4,131 
Wastewater Treatment 
Facilities 

$7,385 $7,385 $7,385 $7,385 $7,385 $5,343 $5,343 

Storm Drainage Facilities: 
 Carbonero Creek 
 West Branch 
 Camp Evers Tributary 
 Bean Creek 

 
$0.30/impervious square-foot 
$0.27/impervious square-foot 
$0.14/impervious square-foot 
$0.19/impervious square-foot 

Library Facilities $1,497 $1,405 $1,313 $1,174 $1,035 $1,035 $899 
Law Enforcement Facilities $1,221 $1,221 $1,221 $1,221 $1,221 $1,221 $1,221 
Parks and Recreation Facilities $12,363 $12,363 $12,363 $12,363 $9,566 $9,626 $6,426 
Mount Hermon Road Fair 
Share Trips: 
 Mt. Hermon and SV Drive 
 Mt. Hermon and La 

Madrona 

 
 

$535 
$1,047 

Scotts Valley Unified School 
District 

$3.14/square-foot $3.48/square-foot 

Source: City of Scotts Valley Schedule of Fees FY 2022-2023, Scotts Valley Unified School District 

The development fees associated with each project is dependent on the housing type, density, 
intensity of use, and location. In addition to these direct fees, the total cost of development is 
contingent on the project meeting the City’s policies and standards, as well as the project 
applicant submitting necessary documents and plans in a timely manner. 

Estimated total development and impact fees for a typical single-unit residential project, 
assuming it is not part of a subdivision and is consistent with existing city policies and 
regulations can range from $68,837 to $78,576. Estimated total development and impact fees 
for a typical multi-unit residential project with 20 units, assuming it is consistent with existing 
City policies and regulations range from $525,258 to $544,417.  

Both estimates are illustrative in nature and actual costs are contingent upon unique 
circumstances of individual development project applications. Considering the cost of land in 
Scotts Valley, and the International Code Council (ICC) estimates for cost of labor and materials, 
the combined costs of permits and fees range from approximately 10.2 percent to 11.6 percent 
of the direct cost of development for a single-unit residential project and 8.8 percent to 9.1 
percent for a multi-unit residential project. Direct costs do not include, landscaping, connection 
fees, on/off-site improvements, shell construction or amenities, therefore the percentage of 
development and impact fees charged by the City may be smaller if all direct and indirect costs 
are included. 
DRAFT
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11. On-/Off-Site Improvements 
Site improvements in the City consist of those typically associated with development for on-site 
improvements (street frontage improvements, curbs, gutters, sewer/water, and sidewalks), and 
off-site improvements caused by project impacts (drainage, parks, traffic, schools, and 
sewer/water). Because residential development cannot take place without the addition of 
adequate infrastructure, site improvement requirements are considered a regular component 
of development of housing within the City and may also influence the sale or rental price of 
housing. Majority of cost associated with on and off-site improvements is undertaken by the 
City and recovered in the City’s development and impact fees. 

For single-family residential development on vacant land, examples of typical on-site 
improvements might include stormwater detention facilities (required by the Clean Water Act), 
roads, sidewalks, perimeter walls, fire hydrants, emergency access drives, and recreational 
trails. Multifamily developments may also include common open space and recreation areas, as 
well as lockable storage areas. 

Typical off-site improvements for both single-family and multi-family developments might 
include: new curbs, gutters, and sidewalks, recreational trail facilities, road improvements and 
traffic control needed to serve the development, street trees, and landscaping. Utilities may 
need to be updated or installed to serve the development, including water mains, sewer mains, 
stormwater pollution prevention measures, and undergrounding of electric utilities.  

Infill residential projects may be required to install any of the improvements listed above, 
depending on site-specific circumstances and neighborhood needs. 

Scotts Valley has standard improvements required for subdivision that can be found in the 
City’s Municipal Code. General improvements include the following: 

 Improvement requirements on subdivisions will generally be specified as conditions 
of approval of the tentative map. The criteria for the design of the improvements 
shall be those that are adopted from time to time by the City Council. 

 Streets and highways shall intersect one another at angles as near to a right angle as 
is practical in each specific case, and no intersections shall be at angles of less than 
thirty degrees. 

 Streets intersecting at an angle other than ninety degrees may require the use of 
setback lines, special rounding of corners, traffic circle of other device to assure 
desirable results as to traffic movement, visibility, and safety. 

 If the centerlines of two streets, intercepting the same street from opposite 
directions are offset from each other, said offset shall be a minimum distance of two 
hundred feet measured along the centerline of the street intercepted. DRAFT
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 If the improvements specified for a subdivision for which a final map is required 
have not been completed prior to filing the final map, the subdivider shall, 
concurrent with the acceptance of the final map, enter into an agreement with the 
council agreeing to have the work completed within a specified time. Standard 
agreement forms are available upon demand from the city engineer. 
 

Specific design standards for streets can be found in Master Plans and Specific Plans on the 
City’s website.  

On- and off-site improvements are consistent with requirements of other cities in the region. 
While these improvements may influence the cost of development, they are not considered a 
constraint to the development of housing in Scotts Valley. 

12. Building Codes and Code Compliance 

The City has adopted the 2022 California Building Code, including the ancillary information 
within the tables, attachments, addendums, and footnotes. This would include the California 
Administrative Code, Building Code, Residential Code, Electrical Code, Mechanical Code, 
Plumbing Code, Energy Code, Historical Building Code, Fire Code, Existing Building Code, Green 
Building Standards Code, and California Referenced Standards Code. The adoption California 
Building Code therefore ensures a consistent development standard that would be promoted 
throughout the State. The Code’s intent is to safeguard the public health, safety, and general 
welfare through structural strength, means of egress facilities, stability, sanitation, adequate 
light and ventilation, energy conservation, and safety to life and property from fire and other 
hazards attributed to the built environment and to provide safety to firefighters and emergency 
responders during emergency operations.  

I N F R A S T R U C T U R E  C O N S T R A I N T S  
Another factor that could constrain new residential construction is the requirement and cost to 
provide adequate infrastructure (major and local streets; water and sewer lines; and street 
lighting) needed to serve new residential development.  In most cases, where new 
infrastructure is required, it is funded by the developer and then dedicated to the City, which is 
then responsible for its maintenance.  Because the cost of these facilities is generally borne by 
developers, it increases the cost of new construction, with much of that increased cost often 
“passed on” in as part of home rental or sales rates.   

1. Dry Utilities 
Dry utilities include electric, telephone, TV, internet, and gas service in a community. The 
various utility providers are responsible for providing these necessary resources to new housing 
units. 
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Electrical 
Pacific Gas and Electric Company (PG&E) is responsible for providing service to all existing and 
future development in Scotts Valley. Electrical infrastructure is located aboveground on utility 
poles as well as belowground. PG&E continues to provide energy to customers through a series 
of methods including oil and natural gas, renewable energy resources and alternative diverse 
supplies. The power mix delivered to customers includes the following greenhouse gas-free 
technologies: 

 Non-emitting nuclear generation (43 percent) 

 Large hydroelectric facilities (10 percent) 

 Eligible renewable resources, such as wind, geothermal, biomass, solar and small 
hydro (31 percent) 

 Natural gas (16 percent) 

Natural Gas 
PG&E also provides natural gas services for Scotts Valley. Natural gas pipelines are located 
underground. As a public utility, PG&E is under the jurisdiction of the California Public Utilities 
Commission (CPUC) which regulates natural gas rates and natural gas services, including in state 
transportation over the utilities’ transmission and distribution pipelines system, storage, 
procurement, metering, and billing. PG&E is responsible for providing service to residential, 
industrial, and commercial customers in Scotts Valley. 

2. Water Supply 
Water is provided by the Scotts Valley Water District and the San Lorenzo Valley Water District 
(SLVWD). The Scotts Valley Water District serves a population of approximately 10,700 within a 
service area of six square miles, including a portion of unincorporated land to the north of the 
City. The water service generally follows the boundary of the City with the exceptions of Mt. 
Hermon Road, Pasatiempo Pines and Manana Woods subdivisions, Valley Gardens Golf Course, 
and Vista Del Lago and Spring Lakes Mobile Home Parks. The District is responsible for providing 
a safe and reliable source of water to Scotts Valley households. The District serves an average 
demand of almost 370 million gallons of water a year. The following provides general 
information on water throughout the City; however, more in depth details are available in the 
Conservation Element. 

The San Lorenzo Valley Water District (SLVWD) also supplies water in the San Lorenzo Valley, 
including Scotts Valley. SLVWD supplies water service to approximately 500 customers in the 
Pasatiempo Pines and Manana Woods area of Scotts Valley from three wells located near the 
Santa Cruz Probation Center. Within the Scotts Valley portion of the SLVWD there are three 
major facilities with a combined storage capacity of 390,000 gallons, and approximately 4.5-
mile transmission and distribution system.  
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Scotts Valley Water Source 
The City receives its water supply from groundwater. The District’s groundwater is stored in 
Santa Margarita Groundwater Basin, which is comprised of the Santa Margarita Sandstone, 
Monterey Shale, Lompico and Butano formations. Rainfall is the main source of refilling the 
basin. The City’s main supply of drinking water is supplied primarily through groundwater 
collected through local rainfall. The Santa Margarita Groundwater Basin (SMGB) is the primary 
source of overall water supply for Scotts Valley and covers over 30 square miles in the Santa 
Cruz mountains.  

Water Maintenance and Repair 
The Scotts Valley Water District operates, maintains, and disinfects the water supply. The water 
distribution system includes wells that vary from 350 feet to 1,750 feet deep. Pumped water is 
filtered through a pressurized system of sand, gravel, and anthracite to remove iron, 
manganese, and hydrogen sulfide from the water. Chemicals are introduced before and after 
filtration to oxidize the iron and disinfect the water. 

Water Production 
Groundwater collected from local rainfall supplies the City’s drinking water. There are three 
water treatment plants that serve the Water District: Orchard Run Water Treatment with a 
capacity of 1.08 million gallons per day, El Pueblo Water Treatment Plant with a capacity of 
547,000 gallons per day, and Well 10 with a capacity of 432,000 gallons per day.  

Water Quality 
The Water District is responsible for providing residents with reliable, safe, clean, and potable 
and domestic water supply. The Water District is required to test the quality of the water it 
serves in order to guard the health of our customers and the general public. Federal, state and 
local agencies all have a role to play in setting water quality standards. Water quality samples 
results are compiled in a monthly report and forwarded to the State Water Resources Control 
Board, Division of Drinking Water. 

Water Demand 
In 2020, the Water District provided service to approximately 4,330 connections. Residential 
customers represent 80 percent of the District’s customer base and consume approximately 67 
percent of the potable water produced annually by the Department. The Department currently 
has a total of six production wells with a maximum capacity of 1,400 gallons per minute. 
Approximately 1,100-to-1,200-acre feet per year (AFY) of potable water is delivered to 
customers. 

Wastewater 
The Scotts Valley Water Reclamation Facility (WRF) regularly maintains and improves the City’s 
public sanitary sewer system. The WRF consistently meets the steadily increasing demand for 
recycled water to irrigate local parks, schools, residences, landscape medians, and businesses. 
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Due to the increased use of recycled water, the WRF has been able to decrease the amount of 
treated effluent that is discharged to Monterey Bay during dry weather periods. According to 
WRF, in 2021, the total recycle water produced in the City’s wastewater recycle filter plant was 
64.13 million gallons. The City of Scotts Valley owns and operates seven lift stations at various 
locations throughout the City. The City’s sanitary sewer collection system is made up of 
approximately 40 mile of pipeline.  

3. Fire and Emergency Services 
The Scotts Valley Fire District includes two fire stations to serve nearly 20,000 residents within a 
24 square mile boundary. The District has 28 full-time employees, one part-time employee, and 
seven paid-call firefighters which provide a variety of services which include fire suppression, 
emergency medical services, administration, technical rescue, hazardous materials mitigation, 
public education, fire investigation, and fire prevention. Daily emergency response consists of 7 
firefighters and one Battalion Chief. Additionally, the Fire District has Mutual Aid Agreements 
with neighboring fire suppression organizations to further strengthen the emergency services 
available to residents in case of emergency. 

The Fire District provides the following emergency services: 

 Structure Fire Suppression 

 Wildland Fire Suppression 

 Emergency Medical Services 

 Hazardous Materials Incident 
Response 

 Disaster Response and Education 

Emergency Medical Services (EMS) 
The Scotts Valley Fire District is responsible for keeping up with emergency medical mandates, 
equipment, and program development for both advanced and basic life support education and 
training. Every firefighter in the district has some level of EMS training which requires 
recertification and continued education. Through cooperative agreements within the Santa 
Cruz County EMS system, the District can also provide mutual EMS aid for large scale incidents 
within the County. 

4. Police Services 
The Scotts Valley Police Department (SVPD) acts as the City’s enforcement agency to provide 
general law enforcement. The SVPD has one Chief of Police, two captains, four sergeants, ten 
officers, seven dispatchers, and one administrative secretary and is organized into two 
divisions, the Operations Division and the Administrative Services Division. The Operations 
Division consists of the Patrol Unit, Explorer Unit, Reserve Unit, Traffic Unit, SWAT- Special 
Weapons and Tactics, and the K9 Unit. The Administrative Services Division consists of 
Emergency Dispatch, Records, Investigations and Citizen Volunteers. DRAFT
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Housing Resources and services to assist the 

community in accessing housing which meets their 

needs and income levels. This Appendix provides a 

summary of those resources and services. 
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R E S O U R C E S  F O R  S P E C I A L  N E E D S  G R O U P S  

1. Seniors 
Seniors (persons 65 years of age and older) typically prefer to stay in their own homes as long 
as possible. If family members are nearby, they can also assist with basic care needs, enabling 
seniors to remain in their homes longer. However, this is not always possible. As such, the City 
provides information online about the Senior Center and its services for residents. The Senior 
Center’s purpose is to provide a social network with educational, recreational, and craft 
activities for Scotts Valley senior residents.  

Scotts Valley Senior Life Association (SVSLA) is a local non-profit organization established to 
provide education and health support to senior residents. Examples of SVSLA’s projects and 
programs include a new performing arts center and Senior Life Online workshops that include 
guest speaks, such as artists, council members, and Fire District staff. 

The following resources are provided County-wide and available to Scotts Valley seniors: 
 Senior Network Services: Non-profit agency providing senior citizens and persons with 

disabilities with information, guidance, and assistance in coordinating existing 
resources. 

 Adult and Long-Term Care Division (ALTC): Managed by the County of Santa Cruz 
Human Services Department, ALTC provides case work services and resource programs 
that offer community service and care options. Adult Protective Services provides 
intervention services to protect elderly or dependent adults from abuse, neglect, or 
exploitation. Additionally, ALTC provides In-Home Supportive Services (HSS) to support 
safe independent living for low-income elderly adults and disabled persons of all ages. 

 Meals on Wheels: Meals on Wheels for Santa Cruz County provides meals at five dining 
sites through Santa Cruz County as well as home delivered meal for older adults over 60 
who struggle to meet their own nutritional needs. Meals are delivered once a week, 
frozen and ready to re-heat in order to accommodate varying meal schedules. The 
Scotts Valley dining site is located at the Scotts Valley Senior Center on Wednesdays at 
11:30am.  

 Senior Citizens Legal Services (SCLS): SCLS provides free legal services to elderly 
residents to defend the rights of the elderly to quality housing, government benefits, 
and protection from exploitation and discrimination. 

 Advocacy, Inc.: Independent non-profit agency that manages two main programs: 
Patients’ Rights Advocates and Long-Term Care Ombudsman. The Patients’ Rights 
Advocate Program is a state mandated program charged with rights protection and 
advocacy for all mental health consumers residing in Santa Cruz County, and to assist 
recipients of mental health services to exercise their human and civil rights. Patients’ 
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Rights Advocates represent a client's expressed desire as defined by the client as long 
it’s within the bounds of the law and achievable within the Advocate’s resources. 
Advocates do not determine what is most appropriate for the client, or what may be in 
the client’s best interest. Rather, Advocates advise clients about their options, and the 
implications of those options, and assist the client to make an informed choice. 

 Scotts Valley Senior Life Association (SVSLA): A non-profit organization established to 
provide education and support relating to health and welfare of senior citizens living in 
Scotts Valley. They seek to enhance and add enjoyment to lives of seniors in the 
community, provide educational opportunities with a focus on healthy living habits, and 
provide access to facilities that help seniors create their own healthy and fulfilling lives. 

2. Persons with Disabilities 
Access Santa Cruz County lists social services for persons with disabilities in the County of Santa 
Cruz on its website. The following are social services available to Scotts Valley residents with 
disabilities: 

 Advocacy Inc.: Free services to protect patients’ rights and free advocacy services for 
residents of nursing homes and residential care facilities. The Ombudsman Program is 
charged with advocating for seniors and disabled individuals living in residential care 
facilities for the elderly and skilled nursing facilities.  

 Hospice of Santa Cruz County: Non-profit community-based health project that 
provides health care to individuals of all ages facing the advanced stages of any life-
threatening illness. 

 San Andreas Regional Center: A non-profit that serves individuals with developmental 
disabilities and their families who reside within Monterey, San Benito, Santa Clara, and 
Santa Cruz Counties. The County of Santa Cruz Human Resources Agency coordinates 
federal, state, and county government funding for programs and services for disabled 
populations in the City of Scotts Valley.  

 The Central Coast Center for Independent Living (CCCIL): A community-based, cross-
disability, non-profit organization that is designed and operate with people with 
disabilities. The organization provides a variety of programs from peer support, housing 
assistance, and independent living skill training.   

3. Persons Experiencing Homelessness 
Given its location, Scotts Valley sees much lower occurrences of homelessness than other 
jurisdictions in Santa Cruz County. However, the City still takes part in a countywide 
collaboration with Santa Cruz County, its cities, and nonprofit organizations to prevent and end 
homelessness through the provision of housing and services to persons experiencing and those 
at immediate risk of homelessness. A wide range of homeless assistance programs are 
implemented to form a coordinated, countywide Continuum of Care (CoC) system, which works 
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to resolve the crisis of homelessness, to house people as quickly as possible, and meet service 
needs along the way.  

The City also participates in the Housing for Health Partnership (H4HP), which serves as the 
federally designated CoC for Santa Cruz County. HUD provides over $4 million per year to the 
Santa Cruz County community through the work of the H4HP. 

F I N A N C I A L  R E S O U R C E S  
Providing an adequate supply of decent and affordable housing requires funding from various 
sources, the City has access to the following funding sources. 

1. Section 8 Housing Vouchers 
The Section 8 Housing Choice Voucher program is a Federal government program to assist very 
low-income families, the elderly, and the disabled with rent subsidy payments in privately 
owned rental housing units. Section 8 participants are able to choose any housing that meets 
the requirements of the program and are not limited to units located within subsidized housing 
projects. They typically pay 30 to 40 percent of their income for rent and utilities. The Santa 
Cruz Housing Authority administers and manages the Section 8 Housing Choice vouchers within 
Scotts Valley. The Santa Cruz Housing Authority website lists a comprehensive list of affordable 
rental units in Santa Cruz County.  

2. Community Development Block Grants (CDBG) 
The Community Development Block Grant (CDBG) program provides annual grants on a formula 
basis to cities to develop viable urban communities by providing a suitable living environment 
and by expanding economic opportunities, principally for low- and moderate-income persons 
(up to 80 percent AMI). 

CDBG funds can be used for a wide array of activities, including: 
 Housing rehabilitation; 

 Lead-based paint screening and abatement; 

 Acquisition of buildings and land; 

 Construction or rehabilitation of public facilities and infrastructure, and 

 Public services for low-income households and those with special needs. 

Each year, the City receives CDBG funds from the U.S. Department of Housing and Urban 
Development (HUD). The City and Scotts Valley Chamber of Commerce are responsible for 
administering these funds. The funds must be used to develop viable communities by 
promoting integrated approaches that provide items such as decent housing, a suitable living 
environment, and expand economic opportunities for low- and moderate-income persons.  
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3. Home Investment Partnership Program  
The HOME program provides federal funds for the development and rehabilitation of 
affordable rental and ownership housing for households with incomes not exceeding 80 
percent of area median income. The program gives local governments the flexibility to fund a 
wide range of affordable housing activities through housing partnerships with private industry 
and non-profit organizations. HOME funds can be used for activities that promote affordable 
rental housing and homeownership for low-income households. 

4. Local Early Action Planning (LEAP) Grant  
The City applied for and received a total of $65,000 of LEAP grant funding from HCD. LEAP 
Grants provide funding opportunities for jurisdictions to update their planning documents and 
implement process improvements that will facilitate or accelerate housing productions to meet 
the 6th Cycle RHNA. 

5. SB 2 Grant 
To supplement the cost of the City’s effort to update the streamlining process of affordable 
housing, the City has been awarded an SB 2 Planning Grant Program grant from HCD. The SB 2 
program includes improvements to expedite local planning processes. In 2019, the City received 
$160,000 from the SB 2 Grant. 

6. Affordable Housing Programs 
The City of Scotts Valley provides the following affordable housing programs: First Time 
Homebuyer/Silent Second Mortgage, Security Deposit, Mortgage Credit Certificates, and 
Density Bonus. HouseKeys serves as the City’s Affordable Housing Administrator for the City’s 
Below Market Rate Housing Program.  

The purpose of the affordable housing programs is to: 
 Enhance the public welfare and assure that further housing development contributes to 

the attainment of the City’s housing goals as described in the Housing Element of the 
General Plan, by creating, preserving, maintaining, and protecting housing affordable for 
households of very low-, low- and moderate-income; 

 Assure that the remaining developable land in the City’s planning area is utilized in a 
manner consistent with the City’s housing policies and needs; 

 Increase the number of affordable housing units in Scotts Valley in recognition of the 
insufficient number of existing affordable housing units in relation to the community’s 
current and future needs; and 

 Assure that new affordable housing units that are constructed are distributed 
throughout the City as part of mixed-income developments in order to obtain the 
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benefits that flow from economically diverse communities, increase access to 
opportunity, and affirmatively further fair housing. 

O P P O R T U N I T I E S  F O R  E N E R G Y  C O N S E R V A T I O N  

1. Energy Use and Providers  
Pacific Gas and Electric Company (PG&E) and Central Cost Community Energy (CCCE) provide 
electricity and natural gas services for the City. Natural gas is a “fossil fuel” and is a non-
renewable resource. The natural gas transmission pipelines within the City are owned and 
operated by PG&E. Pacific Gas and Electric Company has the capacity and resources to deliver 
gas except in certain situations that are noted in state law. As development occurs, PG&E will 
continue to extend its service to accommodate development and supply the necessary gas 
lines. Electricity is provided on an as-needed basis to customers within existing structures in the 
City. Every year CCCE expands and improves on existing facilities according to demand. 

PG&E offers programs to promote the efficient energy use and assist lower-income customers. 
This includes participation in the Low-Income Home Energy Assistance Program and Energy 
Savings Assistance Program to help homeowners and renters conserve energy and control 
costs. Eligible customers receive no-cost weatherization, including attic insulation, energy 
efficient refrigerators, energy-efficient furnaces, weather stripping, caulking, low-flow 
showerheads, water heater blankets, and door and building envelope repairs which reduce air 
infiltration. 

2. Energy Conservation  
The primary uses of energy in urban areas are for transportation lighting, water heating, and 
space heating and cooling. The high cost of energy demands that efforts be taken to reduce or 
minimize the overall level of urban energy consumption. Energy conservation is important in 
preserving non-renewable fuels to ensure that these resources are available for use by future 
generations. There are also a number of benefits associated with energy conservation including 
improved air quality and lower energy costs. 

Energy conservation strategies can help reduce consumptions of energy which would reduce 
monthly costs to homeowners and renters. Examples of energy conservation strategies include 
weatherization such as installation of more efficient appliances, and solar energy systems. 
Buildings can also be designed to incorporate energy conservation strategies such as cooling 
materials and building orientation. The City encourages energy conservation strategies in the 
zoning code (17.36.020). DRAFT
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AB 686 established new requirements for all 

California jurisdictions to ensure that local laws, 

programs, and activities Affirmatively Further Fair 

Housing (AFFH).  Under State law, affirmatively 

furthering fair housing means “taking meaningful 

actions, in addition to combatting discrimination, 

that overcome patterns of segregation and foster 

inclusive communities free from barriers that restrict 

access to opportunity based on protected 

characteristics.” These characteristics can include, 

but are not limited to, race, religion, sex, marital 

status, ancestry, national origin, color, familiar 

status, or disability. 
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A S S E S S M E N T  O F  F A I R  H O U S I N G  I S S U E S  

1. TCAC/HCD Opportunity Scores 
The California Tax Credit Allocation Committee (TCAC) and the California Department of 
Housing and Community Development (HCD) developed the TCAC Opportunity Maps to provide 
research and evidence-based policy recommendations to further HCD’s fair housing goals. 
These goals include: (1) avoiding further segregation and concentration of poverty and (2) 
encouraging access to opportunity through land use policy and affordable housing, program 
design, and implementation. Overall, opportunity maps are intended to display which areas, 
according to research, offer low-income children and adults the best chance at economic 
advancement, high educational attainment, and good physical and mental health. The 
opportunity maps also help inform the TCAC to distribute funding more equitably to affordable 
housing in areas with the highest opportunity through the Low-Income Housing Tax Credit 
(LIHTC) Program. 

Figure E-1 shows the TCAC/HCD Opportunity Scores for the City and surrounding 
neighborhoods. The map uses a regional index score to determine categorization of resource 
levels, as detailed below: 

 Highest Resource – Top 20 percent highest-scoring census tracts in the region. 
Residents have the best outcomes in terms of health, economic attainment, and 
educational attainment. 

 High Resource – Top 40 percent highest-scoring census tracts in the region. 
Residents have access to highly positive outcomes in terms of health, economic 
attainment, and educational attainment. 

 Moderate Resource – Top 30 percent of remaining census tracts in the region. 
Residents have access to somewhat positive outcomes in terms of health, economic 
attainment, and educational attainment, or a mix of high and low outcomes in 
certain areas.  

 Moderate Resource (Rapidly Changing) – Moderate resource-scoring census tracts 
that are nearing High Resource status and are experiencing rapid increase in certain 
areas such as housing prices, median income, proximity, etc.  

 Low Resource – Bottom 30 percent of remaining census tracts in the region. 
Residents may have a lack of access to positive environmental, economic, and 
educational opportunities that results in negative outcomes or perpetuated 
outcomes. 

Figure E-1 shows the City is categorized as High to Highest Resource. This is generally consistent 
with the region, aside from the mostly undeveloped region to the west that shows with High 
Resource Scores. DRAFT

Page 157 of 271



 H O U S I N G   

 A P P E N D I X  E  | E - 3  

Figure E-1: TCAC/HCD Opportunity Map 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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2. Patterns of Integration and Segregation 
To inform priorities, polices, and actions, this section contains an analysis of integration and 
segregation, including patterns and trends, relating to people with protected characteristics. 
Segregation is defined as the separation or isolation of a race/ethnic group, national origin 
group, individuals with disabilities, or other social group by enforced or voluntary residence in a 
restricted area, by barriers to social connection or dealings between persons or groups, by 
separate educational facilities, or by other discriminatory means.  

It is important to note that segregation is a complex topic, difficult to generalize, and is 
influenced by many factors. Individual choices can be a cause of segregation, with some 
residents choosing to live among people of their own race or ethnic group. For instance, recent 
immigrants may depend on nearby relatives, friends, and ethnic institutions to help them adjust 
to a new country.  Alternatively, when White residents leave neighborhoods that become more 
diverse, those neighborhoods can become segregated. Other factors, including housing market 
dynamics, availability of lending to different ethnic groups, availability of affordable housing, 
and discrimination can also cause residential segregation. 

Race and Ethnicity 
NEIGHBORHOOD SEGREGATION AND DIVERSITY 
As discussed in the Housing Needs Assessment (Table B-3), the City is made up of a majority 
White population at about 76 percent, followed by a smaller Hispanic or Latino population at 
10.8 percent.  

Figure E-2 illustrates displacement risk for Scotts Valley and the surrounding communities. As 
shown, all of Scotts Valley reports low displacement risk. Comparatively, Santa Cruz has two 
areas of higher risk. A number of displacement factors are detailed in Table E-1 for the City’s 
three census tracts (the census tracts cover area outside of the City’s limits). Scotts Valley is 
generally made up of high median incomes. Census tract 06087120800, south of Mount 
Hermon Road, has the highest percent of low-income households at 27.6 percent but it also has 
the highest median rent and lowest percent of renter-occupied households. Census 
06087120900, west of Green Hills Road and north of Mount Hermon Road, reports the largest 
percent of persons who speak English less than very well and the largest percent of renter 
occupied-households.  
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Table E-1: Neighborhood Segregation Household Data 

Census Tracts Median 
Income 

Low-Income 
Households 

Speak 
English Less 
than Very 

Well 

Renter 
Occupied 

Hot Market Median Rent 

06087120900 $107,500 22.9% 3.5% 28.4% Yes $1,905 
06087121200 $159,643 18.9% 0.4% 20.3% Yes $1,765 
06087120800 $124,000 27.6% 0.5% 19.7% No $2,528 

Source: California Department of Housing and Community Development – AFFH Data Viewer; 2019 ACS data 

Figures E-3a and E-3b map diversity and neighborhood segregation. Figure E-3a illustrates the 
diversification of the City between 2010 and 2018. Over the eight-year period, the City 
experienced an increase in diversity in the Skypark area of the City with the Diversity Index 
score increasing from “Lower Diversity” to a score of 40-55. Figure E-3b maps neighborhood 
segregation by race and ethnicity. The City has one census tract that reports “Latinx-White” 
populations and two remaining census tracts that report “Mostly White.” The first census tract 
is located west of Route 17 and north of Mount Hermon Road. The second census tract is 
located east of Route 17 and the third census tract is located south of Mount Hermon Road.  
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Figure E-2: Displacement Risk 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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Figure E-3a: Diversity Index (2010-2018) 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 

  

2010 

2018 
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Figure E-3b: Neighborhood Segregation  

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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RACIALLY CONCENTRATED AREAS OF POVERTY (R/ECAP) 
Racially and Ethnically Concentrated Areas of Poverty (R/ECAPs) are geographic areas with 
significant concentrations of poverty and minority populations. HUD developed a census-tract 
based definition of R/ECAP that relies on a racial and ethnic concentration threshold and a 
poverty test. The threshold states that an area with a non-White population of 50% or more 
would be identified as a R/ECAP; the poverty test defines areas of extreme poverty as areas 
where 40% or more of the population live below the federal poverty line or where the poverty 
rate is three times the average poverty rate for the metropolitan area (whichever is lower). 
Thus, an area that meets either the racial or ethnic concentration and the poverty test would 
be classified as a R/ECAP. There are no R/ECAPs in the City, nor in the surrounding 
communities. The closest R/ECAPs are located within the City of San Jose.  

RACIALLY CONCENTRATED AREAS OF AFFLUENCE (RCAA) 
R/ECAPs are a long-standing, contributing factor to segregation. However, patterns of 
segregation in the United States show that of all racial groups, the White population is the most 
separated from other racial groups.  Research also identifies segregation of affluence to be 
greater than the segregation of poverty. Racial and economic segregation can have significant 
effects on respective communities, including but not limited to, socioeconomic disparities, 
educational experiences and benefits, exposure to environmental conditions and crime, and 
access to public goods and services. 

Data used in the analysis of Racially Concentrated Areas of Affluence (RCAAs) comes from the 
2015-2019 American Community Survey and measured at the census tract level. HCD has 
created an RCAA metric to reflect California's relative diversity and regional conditions, and to 
aid local jurisdictions in their analysis pursuant to AB 686 and AB 1304. HCD's RCAA metric is 
first calculated using a Location Quotient (LQ) for each census tract that represents the 
percentage of total White population (White Alone, Not Hispanic or Latino) per census tract 
compared to the average percentage of total White population for all census tracts in a given 
Council of Governments (COG). For example, a census tract with an LQ of 1.5 has a percentage 
of total White population that is 1.5 times higher than the average percentage of total White 
population in the given COG region. To determine RCAAs, census tracts with an LQ of more than 
1.25 and a median income 1.5 times higher than the COG Area Median Income (AMI), or 1.5 
times the State AMI, whichever is lower, are assigned a numeric score of 1. A score of 1 
indicates that a census tract is an RCAA. Census tracts that did not meet this criterion are 
assigned a score of 0.  

The nationwide RCAA analysis identifies the following: 

 RCAA tracts have more than twice the median household income of the average 
tract in their metro area. 

 Poverty rates in RCAAs are significantly lower and are, on average, about 20 percent 
of a typical tract. 
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 RCAAs tracts are more income homogenous than R/ECAPs. 

 The average RCAA is about 57 percent affluent, whereas the average R/ECAP had a 
poverty rate of 48 percent. 

The typical RCAA tract has a rate of affluence 3.2 times that of a typical tract, whereas R/ECAPs 
on average had a poverty rate 3.2 times of that of a typical tract. Overall, RCAAs may represent 
a public policy issue to the extent that they have been created and maintained through 
exclusionary and discriminatory land use and development practices. 

Table E-2 below displays the RCAA data for the City. The data shows these RCAAs have 
significantly higher percentage of white residents and median household incomes.  

Table E-2: Median Household Income and White Population of RCAAs 
Census Tract Percent White Population Median Income 

06087121200 85.28% $112,877 
06087120900 78.12% $105,020 
06087120800 85.21% $107,014 

Source: (U.S. Census Bureau) from HCD AFFH Data Viewer, Accessed December 6, 2022. 

Table E-3: Median Household Income by Race and Geography 
Race Scotts Valley Santa Cruz County 

Median Income Population Median Income Population 
White (Not Hispanic 
or Latino) 

$107,971 88.8% $100,259 56.9% 

All Households $108,289 -- $89,986 -- 
Notes: Median income in the past 12 months (in 2019 inflation-adjusted dollars) 
Source: American Community Survey, 5-Year Estimates, 2019. 
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Figure E-4: Racially Concentrated Areas of Affluence 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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HATE CRIMES 
Hate crimes are violent acts against people, property, or organizations because of the group to 
which they belong or identify. The Federal Fair Housing Act makes it illegal to threaten, harass, 
intimidate, or act violently toward a person who has exercised their right to free housing 
choice. 

As shown in Table E-4, between 2015 and 2021, a total of two hate crimes were reported in 
Scotts Valley. The hate crimes reported were based on Race/Ethnicity/Ancestry and Sexual 
Orientation.  

Table E-4: FBI Hate Crimes by Bias (2015-2021) 

Year 
Race/ 

Ethnicity/ 
Ancestry 

Religion 
Sexual 

Orientation 
Disability 

Gender 
Identity 

Multiple 
Bias 

Total 

2015 1 0 0 0 0 0 1 
2016 0 0 0 0 0 0 0 
2017 0 0 0 0 0 0 0 
2018 0 0 1 0 0 0 1 
2019 0 0 0 0 0 0 0 
2020 0 0 0 0 0 0 0 
2021 0 0 0 0 0 0 0 

Total 1 0 1 0 0 0 0 
Source: Federal Bureau of Investigation, Crime Data Explorer, 2015-2021. 

Income 
Household income level plays a significant role in housing choice. The City has experienced a 
relatively small increase in median income over the past decade. Census data reports a 2.1 
percent increase in median income between 2010 and 2020, with the largest growth occurring 
in the last five years. In comparison, the County experienced a 37.9 percent increase, and the 
State experienced a 29.2 percent increase from 2010 to 2020 in median income. 

Table E-5: Median Income by Year and Geography  
Median Income 

by Year 
City of Scotts Valley Santa Cruz County California 

2020 $103,783 $89,986 $78,672 
2015 $101,475 $67,256 $61,818 
2010 $101,673 $65,253 $60,883 

Percent Change 2.1% 37.9% 29.2% 
Source: American Community Survey, 5-Year Estimates, 2010, 2015, 2020. 

Regarding household income, the City had a higher median household income than the County 
and the State from 2010 to 2020. As Table E-6 shows, a large portion of the City’s households 
are higher earning; in total, over 51 percent of households in Scotts Valley earn more than the 
State median-income. Additionally, 23 percent of households in Scotts Valley earn $200,000 or 
more annually. Just under 22 percent of the City residents earn less than $50,000 annually, 
compared to 28.6 percent and 32.6 percent for the County and State, respectively.  
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Table E-6: Households by Median Income by Geography 
Households Income City of Scotts Valley Santa Cruz County California 

Less than $10,000 5.6% 4.4% 4.7% 
$10,000-$14,999 0.8% 3.6% 3.9% 
$15,000-$24,999 4.0% 6.3% 6.9% 
$25,000-$34,999 5.9% 5.5% 7.1% 
$35,000-$49,999 5.7% 8.8% 10.0% 
$50,000-$74,999 11.2% 12.8% 15.3% 
$75,000-$99,999 15.6% 12.9% 12.3% 
$100,000-$149,999 12.9% 16.9% 17.1% 
$150,000-$199,999 15.2% 12.1% 9.4% 
$200,000 or More 23.0% 16.8% 13.3% 

Source: American Community Survey, 5-Year Estimates, 2020. 

To calculate projected housing needs for extremely low-income (ELI) households, the City 
assumes 50 percent of its very low-income RHNA are ELI households. As the City was allocated 
392 very low-income units, approximately 192 units are projected for ELI households. Some ELI 
households could face other housing challenges depending on the age of the householder, 
tenure status, or household characteristics (mental or physical disabilities, household size, 
language proficiency, etc.) that could exacerbate housing problems. 

Figure E-5 shows the median income change from 2014 to 2019 for Scotts Valley and the 
surrounding region. In 2014, all block groups in the City had a median income range greater 
than $125,000. Median income has diversified in 2019 through Block Groups 1 and 3. Block 
Group 1/Census Tract 12081, located west of Whispering Pines Drive and south of Mount 
Hermon Road, had a median income of less than $125,000, while Block Group 3/Census Tract 
1209, located west of Scotts Valley Drive, had a median income of less than $87,100. 

 
 

 

1 Block groups are a subdivision of a census tract – it is the smallest geographic unit for which the Census Bureau tabulates sample data. Census 
tracts are a small subdivision of a county delineated by a local committee of census data users for the purpose of presenting data.  
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Figure E-5: Median Income (2014-2019) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
Source: California Department of Housing and Community Development – AFFH Data Viewer 

 

2014 

2019 

DRAFT

Page 169 of 271



 H O U S I N G   

 A P P E N D I X  E  | E - 1 5  

Disability 
In 1988, Congress added protections against housing discrimination for persons with disabilities 
through the Federal Housing Administration (FHA), which protects against intentional 
discrimination and unjustified policies and practices with disproportionate effects. The FHA also 
includes the following unique provisions to persons with disabilities: (1) prohibits the denial of 
requests for reasonable accommodations for persons with disabilities, if necessary, to afford an 
individual equal opportunity to use and enjoy a dwelling; and (2) prohibits the denial of 
reasonable modification requests. With regards to fair housing, persons with disabilities have 
special housing needs because of the lack of accessible and affordable housing, and the higher 
health costs associated with their disability. In addition, many may be on fixed incomes that 
further limit their housing options. 

Table E-6 displays the data for persons with disabilities in the City, County, and State. Overall, 
about 10.6 percent of the California population reported having at least one disability. In the 
City, about 12.6 percent of persons reported at least one disability. The City reported higher 
than the County at 11.5 percent. Of the 12.6 percent of Scotts Valley residents who reported a 
disability, the most common disabilities were ambulatory difficulties and independent living, 
which could be tied with the City’s senior population. Ease of reasonable accommodation 
procedures and opportunity for accessible housing can provide increased housing security for 
the population with disabilities. 

Table E-6: Population by Disability Type, Compared by Geography, 2020 
Disability  City of Scotts Valley Santa Cruz County California 

Total with a Disability 12.6% 11.5% 10.6% 
Hearing Difficulty 3.5% 3.4% 2.9% 
Vision Difficulty 4.9% 2.4% 2.0% 
Cognitive Difficulty 3.4% 4.9% 4.3% 
Ambulatory Difficulty 6.3% 5.0% 5.8% 
Self-care Difficulty 3.5% 2.3% 2.6% 
Independent Living 6.2% 5.0% 5.5% 

Source: American Community Survey, 5-Year Estimates, 2020. 

The data in Figure E-6 below displays data for disability status in Scotts Valley by census tract. 
The data shows that in the City, all three of the census tracts report 10 to 20 percent of the 
population to have at least one disability. This is consistent with the surrounding region. 

Although there is no significant concentration of the population to have at least one disability, 
it is the policy and practice of the City to take all reasonable steps to ensure its services, 
programs and activities are accessible to all members of the public including persons with 
disabilities. Approximately 45.1 percent of jobs are located within a half-mile of transit. 
Appendix A and Appendix D provide detailed description of services and resources provided for 
persons with disabilities.  
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Figure E-6: Population with a Disability 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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Familial Status 
Under the FHA, housing providers (e.g., landlords, property managers, real estate agents, or 
property owners) may not discriminate because of familial status. Familial status refers to the 
presence of at least one child under 18 years old, pregnant persons, or any person in the 
process of securing legal custody of a minor child (including adoptive or foster parents). 
Examples of familial status discrimination include refusing to rent to families with children, 
evicting families once a child joins the family (through birth, adoption, or custody), enforcing 
overly restrictive rules regarding children’s use of common areas, requiring families with 
children to live on specific floors, buildings, or areas, charging additional rent, security deposit, 
or fees because a household has children, advertising a preference for households without 
children, and lying about unit availability.  

Families with children often have special housing needs due to lower per capita income, the 
need for affordable childcare, the need for affordable housing, or the need for larger units with 
three or more bedrooms. Single parent households are also protected by fair housing law. Of 
particular consideration are female-headed households, who may experience greater housing 
affordability challenges due to typically lower household incomes compared to two-parent 
households. Often, sex and familial status intersect to compound the discrimination faced by 
single mothers. 

Table E-7 displays household type for the State, County, and City. Overall, Scotts Valley has the 
largest percentage of married-couple households (55.4 percent) in comparison to the County 
and State. The City also has the largest percentage (49.2 percent) of households with at least 
one person over the age of 60. Different household types have varying housing needs – senior 
households may benefit from reasonable accommodation procedures and being located near 
medical facilities, single-parent households may benefit from affordable housing options due to 
limited income, and family households may benefit from larger housing units located near 
community areas and schools. 

Table E-7:  Population by Familial Status by Geography 
Familial Status City of Scotts Valley Santa Cruz County California 

Total Households 4,799 96,275 13,103,114 
Married-Couple Family 
Households 

55.4% 48.1% 49.7% 

With Children 17.5% 17.8% 17.8% 
Non-Family Households 32.5% 36.8% 31.4% 
Households with one or more 
people 60 years+ 

49.2% 44.3% 39.9% 

Female Headed Households, No 
Spouse Present with Children 

5.5% 10.1% 12.9% 

Source: American Community Survey, 5-Year Estimates, 2020. 
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3. Access to Opportunities 
Access to opportunity is a concept to approximate the link between place-based characteristics 
(e.g., education, employment, safety, and the environment) and critical life outcomes (e.g., 
health, wealth, and life expectancy). Ensuring access to opportunity means both improving the 
quality of life for residents of low-income communities, as well as supporting residents’ 
mobility and access to ‘high resource’ neighborhoods. 

Mobility 
Access to public transit is of paramount importance to households affected by low-incomes and 
rising housing prices, especially because lower income households are often transit dependent. 
Public transit should strive to link lower income persons, who are often transit dependent, to 
major employers where job opportunities exist. Access to employment via public transportation 
can reduce welfare usage and increase housing mobility, which enables residents to locate 
housing outside of traditionally low-income neighborhoods.  

Transportation opportunities are depicted by two indices: (1) the transit trips index and (2) the 
low transportation cost index. The transit trips index measures how often low-income families 
in a neighborhood use public transportation. The index ranges from 0 to 100, with higher values 
indicating a higher likelihood that residents in a neighborhood utilize public transit. The low 
transportation cost index measures cost of transportation and proximity to public 
transportation by neighborhood. It too varies from 0 to 100, and higher scores point to lower 
transportation costs in that neighborhood.  

AllTransit explores metrics that reveal the social and economic impact of transit, specifically 
looking at connectivity, access to jobs, and frequency of service. According to the data shown in 
Table E-8 and Figure E-9, Scotts Valley scored a 4.4 AllTransit performance score, illustrating a 
low combination of trips per week and number of jobs accessible that enable a moderate 
number of people to take transit to work. In total, 29,207 jobs are accessible within a 30-minute 
trip from Scotts Valley, and 1.42 percent of commuters use transit. Additionally, AllTransit 
identified the following transit related statistics for Scotts Valley: 

 45.1% of jobs in Scotts Valley are located within a half-mile of transit. 

 44.8% of low-income households (earning less than $50,000) live within a half-mile 
of transit.  

 1.17% of workers who commute by walking live within a half-mile of transit. 

 0.34% of workers who commute by bicycle live within a half-mile of transit. 

By comparison, Scotts Valley scored lower than neighboring jurisdictions of Watsonville (6.1) 
and Santa Cruz (7.0). Overall, Scotts Valley has a lower AllTransit score than the Santa Cruz 
County average (4.4 in Scotts Valley and 4.8 in the County).  
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Table E-8: AllTransit Index 

Jurisdiction 
AllTransit 

Performance 
Score 

Transit Trips 
Per Week 

within ½ Mile 

Jobs Accessible 
within 30-

minute trip 

Commuters 
Who Use 
Transit 

Transit Routes 
within ½ Mile 

Scotts Valley 4.4 1,147 29,207 1.42% 3 
Santa Cruz County 4.8 1,269 33,599 2.99% 6 

Source: AllTransit, Transit Scores. Accessed November 29, 2022. 
 

Figure E-9: AllTransit Performance Score (2022) 

 

 
Source: AllTransit Face Sheet, 2022. 

Economic and Employment Opportunities 
The TCAC/HCD Opportunity Maps illustrates opportunity levels based on the following five 
economic factors: 

 Poverty – Percent of population with income above 200 percent of federal poverty 
line. 

 Adult Education – Percent of adults with a bachelor's degree or above. 

 Employment – Percent of adults aged 20-64 who are employed in the civilian labor 
force or in the armed forces. 

 Job Proximity – Number of jobs filled by workers with less than a Bachelor of Arts 
degree that fall within a given radius (determined by the typical commute distance 
of low-wage workers in each region) of each census tract population-weighted 
centroid. 

 Median Home Value - Value of owner-occupied units. 
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Figure E-10 shows economic opportunity scores for Scotts Valley and the surrounding region. 
Overall, the City has a more positive economic outcome rating of 0.75 to 1 compared to the 
surrounding region.  

When comparing economic opportunity scores to proximity to jobs (Figure E-11), Scotts Valley 
residents generally live near employment opportunities. Scotts Valley residents that live closer 
to the City limit line have further proximity to jobs than those who live in the center. However, 
the economic opportunity score is positive for all census tracts in the City. Overall, Scotts Valley 
residents have moderate access to positive economic opportunities. Future housing 
development will add to opportunities for existing and future residents. 
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Figure E-10: Economic Opportunity Scores 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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Figure E-11: Jobs Proximity Index 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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Education Opportunities 
The TCAC/HCD Opportunity Area Maps include education data, as illustrated in Figure E-12. This 
data represents opportunity levels based on the following four factors: 

 Math proficiency – Percentage of fourth graders who meet or exceed math 
proficiency standards. 

 Reading proficiency – Percentage of fourth graders who meet or exceed literacy 
standards. 

 High school graduation rates – Percentage of high school cohort that graduated on 
time. 

 Student poverty rate – Percentage of students not receiving free or reduced-price 
lunch.   

Figure E-12 shows educational scores for the City and the surrounding region. As shown, the 
City scored the highest positive education outcomes. This is consistent with the surrounding 
region, as the surrounding region scored most positive to second most positive education 
outcomes. Overall, Scotts Valley provides good opportunities for education achievement and in 
return Scotts Valley residents show high educational achievements and successes in achieving 
college degrees. Overall, future housing developments within the City will benefit from access 
to high levels of resources, bringing additional opportunities for existing and future residents. 
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Figure E-12: Education Opportunity Scores 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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Environmental Health 
The California Office of Environmental Health Hazard Assessment (OEHHA) developed a 
screening methodology to help identify California communities disproportionately burdened by 
multiple sources of pollution, called the California Communities Environmental Health 
Screening Tool (CalEnviroScreen). In addition to environmental factors (pollutant exposure, 
groundwater threats, toxic sites, and hazardous materials exposure) and sensitive receptors 
(seniors, children, persons with asthma, and low birth weight infants), CalEnviroScreen also 
takes into consideration socioeconomic factors. These factors include educational attainment, 
linguistic isolation, poverty, and unemployment. Research has shown a heightened vulnerability 
of people of certain ethnicities and lower socioeconomic status to environmental pollutants.  

The CalEnviroScreen 4.0 Model is made up of a suite of 20 statewide indicators of pollution 
burden and population characteristics associated with increased vulnerability to pollution’s 
health effects. The model uses the following analysis and calculation to identify areas of health 
risk: 

 Uses a weighted scoring system to derive average pollution burden and population 
characteristics scores for each census tract. 

 Calculates a final CalEnviroScreen score for a given census tract relative to the other 
tracts by multiplying the pollution burden and population characteristics 
components together. 

 Measures the relative pollution burdens and vulnerabilities in one census tract 
compared to others; the score is not a measure of health risk. 

Figure E-12 displays mapped results of the CalEnviroScreen 4.0 for the City and surrounding 
region. The City has low levels of pollution burdens. As shown on Figure E-12, census tract 
6087120900 reports a higher pollution burden than the other two census tracts in the City but 
is still considered a low CalEnviroScreen 4.0 score. In general, new housing opportunities 
throughout the City would have access to low levels of pollution burdens.  
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Figure E-12: CalEnviroScreen 4.0 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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4. Disproportionate Housing Need and Displacement 
The analysis of disproportionate housing needs within Scotts Valley evaluated existing housing 
need, need of the future housing population, and units within the community at-risk of 
converting to market-rate. 

Disproportionate housing needs refer to disparities in cost burden, overcrowding, substandard 
housing, and displacement risk for special needs populations in comparison to the rest of the 
population. Housing needs are assessed by the HUD Comprehensive Housing Affordability 
Strategy (CHAS), based on ACS data. Housing problems and severe housing problems include 
the following elements: 

Housing Problems 

 Incomplete kitchen facilities 

 Incomplete plumbing facilities 

 1+ person per room 

 Cost burden greater than 30 
percent 

Severe Housing Problems 

 Incomplete kitchen facilities 

 Incomplete plumbing facilities 

 1.5+ person per room 

 Cost burden greater than 50 
percent  

Overcrowding 
Additionally, Table E-9 displays data for overcrowding in the State, County, and City over time. 
Overcrowding is defined as between 1.01 and 1.5 persons per room in a household, and severe 
overcrowding is defined as more than 1.51 persons per room. Overcrowding often occurs when 
nonfamily members combine incomes to live in one household, such as college students and 
roommates, it also occurs when there are not enough size appropriate housing options for large 
or multigenerational families. The City experiences a lower rates of overcrowding In 
comparison to the County and the State. According to the data, overcrowding occurs more 
frequently in renter households than in owner households. In Scotts Valley, owner households 
that are overcrowded represent 0.5 percent of all households, and overcrowded renter 
households represent 0.2 percent. In Scotts Valley, owner households have seen a slight 
increase in overall overcrowding while renter households have seen a drop in overcrowding and 
a slight increase in severe overcrowding since 2010.  
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Table E-9: Overcrowding Change Over Time by Geography 

Overcrowding and Tenure 
City of Scotts Valley Santa Cruz County State of California 

2010 2020 2010 2020 2010 2020 
Owner Households 
Overcrowded 
(1.01 to 1.5 persons per room) 

0.0% 0.5% 1.5% 1.7% 1.8% 1.7% 

Severely Overcrowded 
(1.51+ persons per room) 0.0% 0.0% 0.5% 0.4% 0.5% 0.6% 

Renter Households 
Overcrowded 
(1.01 to 1.5 persons per room) 

0.8% 0.2% 2.3% 2.5% 3.5% 3.5% 

Severely Overcrowded 
(1.51+ persons per room) 

0.0% 0.4% 1.6% 2.3% 2.2% 2.4% 

Source: American Community Survey, 5-Year Estimates, 2010 and 2020. 

Cost Burden 
Housing cost burden, or overpayment, is defined as households paying 30% or more of their 
gross income on housing expenses, including rent or mortgage payments and utilities. Renters 
are more likely to overpay for housing costs than homeowners. Housing cost burden is 
considered a housing need because households that overpay for housing costs may have 
difficulty affording other necessary expenses, such as childcare, transportation, and medical 
costs.  

Table E-10 and E-11 shows households that experience cost burden by tenure. In Scotts Valley, 
37.2 percent of all households experience cost burden. Similar to Santa Cruz County, renters 
experience higher rates of cost burdens than owners (51.8 percent to 31.4 percent in Scotts 
Valley). 

Table E-10: Households that Experience Cost Burden by Tenure in Scotts Valley 

Total Number of Households 
Cost burden Percentage of Households that 

Experience Cost Burden  >30% to < 50% > 50% 

Owners Only 3,165 625 370 31.4% 

Renters Only 1,255 235 415 51.8% 
All Households 4,420 860 785 37.2% 
Source: HUD, 2015 - 2019 

Table E-11: Households that Experience Cost Burden by Tenure in Santa Cruz County 

Total Number of Households 
Cost burden Percentage of Households that 

Experience Cost Burden  >30% to < 50% > 50% 

Owners Only 57,560 9,855 7,660 30.4% 
Renters Only 38,255 9,140 11,460 53.8% 

All Households 95,820 18,995 19,120 39.8% 
Source: HUD, 2015 - 2019 
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Substandard Housing 
Incomplete plumbing or kitchen facilities can be used to measure substandard housing 
conditions. Substandard housing is defined by the U.S. Census as: 

 Housing without hot and cold piped water, a flush toilet and a bathtub or shower; 
and 

 Households with kitchen facilities that lack a sink with piped water, a range or stove 
or a refrigerator. 

Table E-13 below shows substandard housing within Scotts Valley, Santa Cruz County, and the 
State of California. The City of Scotts Valley has the highest percent of occupied housing units 
without complete kitchen facilities when compared to the County and State.  

Table E-13: Substandard Housing 

Jurisdiction 
Total Occupied Housing 

Units 
Without Complete Plumbing 

Facilities  
Without Complete Kitchen 

Facilities 

Scotts Valley 4,779 0.0% 1.9% 
Santa Cruz County 96,275 0.35% 1.0% 
California 13,103,114 0.41% 1.2% 
Source: American Community Survey, 5-Year Estimates, 2020 

The current distribution of the age of homes in Scotts Valley also indicates that a majority of 
homes in the City were built prior to the 1990 Americans with Disabilities Act (ADA), which may 
result in a lack of accessible homes for those residents experiencing a disability. The City’s older 
housing stock also reflects a rapidly gaining need to rehabilitate housing to meet minimum 
livability and quality requirements, which is a barrier to many homeowners and residents in 
Scotts Valley who have a lower income or a fixed income. 

Displacement Risk 
Displacement occurs when housing costs or neighboring conditions force current residents out 
and rents become so high that lower-income people are excluded from moving in. UC 
Berkeley’s Urban Displacement Project (UDP) states that a census tract is a sensitive 
community2 if the proportion of very low-income residents was above 20 percent in 2018 and 
the census tracts meets two of the following criteria: (1) Share of renters above 40 percent in 
2018; (2) Share of Non-White population above 50 percent in 2018; (3) Share of very low-
income households (50 percent AMI or below) that are also severely rent burdened households 

 
 

 

2 Sensitive communities are vulnerable communities concerned about exacerbated displacement pressures as “sensitive communities” – place 
that would receive five years for community planning to guide potential up zones towards more equitable outcomes. 
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above the county median in 2018; or (4) Nearby areas have been experiencing displacement 
pressures.  

The potential for economic displacement risk can result from a variety of factors, including 
large-scale development activity, neighborhood reinvestment, infrastructure investments, and 
changes in local and regional employment opportunities. Economic displacement can be an 
inadvertent result of public and private investment, where individuals and families may not be 
able to keep pace with increased property values and market rental rates. 

The U.C. Berkeley Urban Displacement Project developed a neighborhood change database to 
map neighborhood transformations and identify areas vulnerable to gentrification and 
displacement. This data was developed to assist local decision makers and stakeholders better 
plan for existing communities and provide additional resources to areas in need or at-risk of 
displacement and gentrification.  

Figure E-13 shows the City has lower displacement risk. Overall, the City is surrounded by areas 
that are at lower displacement risk.  Communities are considered sensitive communities if the 
neighborhoods with a high proportion of residents are vulnerable to displacement in the case 
of rising housing costs and market-based displacement pressures present in and/or near the 
community. Low displacement risk means that the population isn’t vulnerable to increased 
redevelopment and drastic shifts in housing cost.  

In addition to displacement and gentrification data, the UC Berkeley Urban Displacement 
Project also analyzes the occurrence of anti-displacement policies, as defined below: 

 Just Cause Eviction Ordinance. Just cause eviction statutes are laws that allow 
tenants to be evicted only for specific reasons. These “just causes” can include a 
failure to pay rent or violation of the lease terms. 

 Rent Stabilization or Rent Control. Rent Control ordinances protect tenants from 
excessive rent increases, while allowing landlords a reasonable return on their 
investments. Such ordinances limit rent increase to certain percentages, but State 
law allows landlords to raise rents to the market rate once the unit becomes vacant. 

 Rent Review Board and/or Mediation. Rent review boards mediate between 
tenants and landlords on issues related to rent increases and encourage them to 
come into voluntary agreement. As mediators, the board normally does not make 
binding decisions. 

 Mobile Home Rent Control. Mobile home rent control places specific rent increase 
restrictions on the land rented by mobile homeowners, or the mobile homes 
themselves. 

 SRO (Single-Room Occupancy) Preservation. Single room occupancies, also called 
residential hotels, house one or two people in individual rooms. Tenants typically 
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share bathrooms and/or kitchens. These are often considered a form of permanent 
residence affordable for low-income individuals. SRO Preservation Ordinances help 
to preserve or create new SRO units. 

 Condominium Conversion Regulations. In addition to state laws regulating the 
conversion of multi-family rental property into condominiums, many cities have 
enacted condominium conversion ordinances. These impose procedural restrictions 
and/or substantive restrictions on the ability to convert apartment units into 
condominiums to protect the supply of rental housing. 

 Foreclosure Assistance. Many cities and counties have local programs that assist 
homeowners when they are at risk of foreclosure. These programs may be funded 
with federal grants. 

 Jobs-Housing Linkage Fee or Affordable Housing Impact/Linkage Fee. Affordable 
housing impact/linkage fees are charges on developers of new market-rate, 
residential developments. They are based on the square footage or number of units 
in the developments and are used to develop or preserve affordable housing. 

 Commercial Linkage Fee/Program. Commercial linkage fees are charged to 
developers per square foot of new commercial development. Revenues are used to 
develop or preserve affordable housing. 

 Housing Trust Fund. A housing trust fund is a designated source of public funds—
generated through various means—that is dedicated to creating affordable housing. 

 Inclusionary Zoning/Housing (Below Market Rate Housing). Inclusionary housing 
policies require market-rate developers of rental or for-sale housing to rent or sell a 
certain percentage of units at affordable prices. Some policies include a provision for 
developers to pay “in-lieu fees” in place of building the housing; this revenue is used 
to develop affordable units elsewhere. 

 Density Bonus Ordinance. Density bonuses allow developers of market-rate housing 
to build higher-density housing, in exchange for having a certain portion of their 
units offered at affordable prices. In this inventory, we only include a city as having 
this policy if they allow an additional density bonus beyond that mandated by the 
State. 

 Community Land Trusts. Community land trusts are nonprofit, community-based 
organizations (supported by the city or county) whose mission is to provide 
affordable housing in perpetuity by owning land and leasing it to those who live in 
houses built on that land. 

 First Source Hiring Ordinances. First Source hiring ordinances ensure that residents 
are given priority for new jobs created by municipal financing and development 
programs 
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Table E-14 identifies which of these policies the City has adopted, according to the Urban 
Displacement Project as specified as above. The city is at a low risk for displacement as a result 
of the anti-displacement policies in place.  

Table E-14: Anti-Displacement Policies 

Anti-Displacement Measures Scotts Valley 
Policy Measure 

Just Cause Eviction Ordinance No 
Rent Stabilization or Rent Control No 
Rent Review Board and/or Mediation No 
Mobile Home Rent Control Yes 
SRO Preservation No 
Condominium Conversion Regulations Yes 
Foreclosure Assistance No 
Jobs-Housing Linkage Fee No 
Commercial Linkage Fee No 
Housing Trust Fund No 
Inclusionary Zoning  Yes 
Density Bonus Ordinance Yes 
Community Land Trusts No 
First Source Hiring No 

Source: Urban Displacement Project, University of California Berkeley (2018), and the City of Scotts Valley. 
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Figure E-13: Displacement Risk 

 
Source: California Department of Housing and Community Development – AFFH Data Viewer 
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AFFORDABLE UNITS AT-RISK OF CONVERTING TO MARKET RATE 
Jurisdictions are required by State Housing Element Law to analyze government-assisted 
housing that is eligible to convert from lower income to market rate housing over the next ten 
years. State law identifies housing assistance as a rental subsidy, mortgage subsidy or mortgage 
insurance to an assisted housing development. Government assisted housing may convert to 
market rate housing for several reasons, including expiring subsidies, mortgage repayments, or 
expiration of affordability restrictions. Affordable covenants help to ensure that certain housing 
units remain affordable for an extended period of time. Covenants help balance the housing 
market in a community and provide lasting affordable options to low and very low-income 
households. This section will provide: 

 An inventory of assisted housing units that are at risk of converting to market-rate 
housing, 

 An analysis of the costs of preserving and/or replacing these units, 

 Resources that could be used to preserve at-risk units, 

 Program efforts for preservation of at-risk housing units, and 

 Quantified objectives for the number of at-risk units to be preserved during the 
Housing Element planning period. 

Table E-15 below identifies deed-restricted, assisted rental properties within Scotts Valley, of 
which 22 units are at-risk of converting from affordable to market-rate units between 2023 and 
2033. Consistent with the requirements to analyze impacts of potential conversion of these 
units to market-rate units, this section provides an analysis to preserve these at-risk units. The 
City is committed to working with property owners and utilizing appropriate funds, as available, 
to review covenants set to expire for renewal.  
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Table E-15: Assisted Affordable Housing and At-Risk Units in Scotts Valley 

Project Name 
Assisted 

Units 
Type 

Funding 
Source 

Agreement 
Executed 

Term 
Units  

At-Risk 
Rental Units 
Acorn Court 
Apartments 

4 4 - 2 bed  10/20/1999 30 years – 2029 4 

Bay Tree Apartments 9 
8 - 2 beds 
1 - 1 bed 

RDA monthly 
subsidy 

4/7/1999 30 years – 2029 9 

Brookdale 20 All studios  6/3/1987 Indefinite 0 

Emerald Hill 
Apartments 46 

1 - 1 bed 
7 - 2 bed 

13 - 3 bed 
1 - 4 bed 

CDBG, HOME, 
City 11/22/1996 55 years – 2051 0 

Markell Mixed-Use 
Apartments* 

3 3 - 1 bed 
RDA monthly 

subsidy 
7/20/2005 55 years – 2060 0 

Oak Lane 
Apartments 

1 1 - 2 bed  11/17/2004 55 years – 2059 0 

San Augustine Way 
Apartments 

1 1 - 2 bed Silent Second 11/20/1996 33 years - 2029 1 

Rental Units At-Risk 14 
For-Sale Units  

Acorn Commons  6 2 - 2 bed 
4 - 3 bed 

 3/20/2019 55 years - 2074 0 

Blue Bonnet Lane  5 5 - 2 bed  11/4/2003 45 years – 2048 0 
Cathy Lane Condos  8 8 - 2 bed  10/16/1996 33 years - 2029 8 
Kelly Court 1 1 - 3 bed  4/16/2003 50 years - 2053 0 
2 MacLeod Way 1 1 - 3 bed  5/18/2005 45 years - 2050 0 
Torrey Oaks Condos 2 2 - 3 bed  4/24/2003 33 years - 2036 0 

Town Center  5 
4 - 4 bed 
1 - 3 bed RDA 11/7/2012 45 years - 2057 0 

The Cove  3 3 - 3 bed  5/25/2018 55 years - 2073 0 
The Grove  7 7 - 3 bed Silent Second 6/28/2016 45 years - 2061 0 
The Manor  1 1 - 3 bed  4/22/2015 45 years - 2060 0 
The Terrace  2 2 - 3 bed  3/20/2018 45 years - 2063 0 
Windward Place 2 2 - 2 bed  9/3/2003 45 years - 2048 0 
Woodside  7 7 - 4 bed  6/20/2012 45 years - 2047 0 

Ownership Units At-Risk 8 
TOTAL AT-RISK UNITS 22 

*1-bedroom units rented at studio-level rents. 
Source: City of Scotts Valley, Affordable Housing Action Plan Brochure 

While there are many options to preserve at-risk units including providing financial incentives 
to property owners to extend lower income use restrictions, purchasing affordable housing 
units by a non-profit or public agency, or providing local subsidies to offset the difference 
between the affordable and market rate units, the strategy considered below, for analysis 
purposes, is to provide local rental subsidy to residents. Rent subsidy would provide financial 
assistance to residents if their affordable units converted to market-rate units. To determine 
the subsidy needed, fair market rents were compared to market-rate rents. Table E-16 below 
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outlines an estimated monthly subsidy that would be required to preserve these at-risk units. 
This analysis is not suggestion the City will provide rental subsidy, but it is used to assess the 
difference in cost between potential subsidy and direct replacement of lost affordable units. 
The analysis in Table E-16 shows that it would cost about $1,524 annually to subsidize the at 
risk-units.  

Table E-16: Estimated Monthly Subsidy to Preserve At-Risk Units 

Unit Size 
Monthly Rents Number of 

Units 
At-Risk* 

Difference Monthly 
Subsidy 

Annual 
Subsidy Fair Market 

Rents1 
Market Rate 

Rents 2 

Efficiency $2,212  $1,900  0 - - - 
1-Bedroom $2,502  $2,375  1 ($127) N/A N/A 
2-Bedroom $3,293  $3,300  21 $7 $127 $1,524 
3-Bedroom $4,077  $2,800  0 - - - 
4-Bedroom $4,568  $3,698  0 - - - 

Total $1,524 
Source: HUD FY 2023 Fair Market Rent Documentation System – Santa Cruz-Watsonville, CA HUD Metro FMR Area. 
Kimley-Horn and Associates Analysis. 

In comparison, if the at-risk units are converted to market rate, they would need replacing with 
new construction. Construction cost estimates include all hard and soft cost associated with 
construction in addition to per unit land costs. The analysis assumes the replacement units are 
apartments with concrete block with steel frame buildings and parking provided on-site. Square 
footage estimates are based on estimated size of units to be replaced and assume housing units 
are developed on multi-family zoned properties. Land costs have been determined on a per 
unit basis. Table E-17 below estimates that approximately $3,455,863would be required to 
replace the at-risk units. 

Table E-17: Replacement Cost of At-Risk Units 

Unit Size 
Cost per 

Square Foot1 

Average 
Square Foot 

per Unit2 

Replacement 
Cost per Unit 

Number of 
Units At-Risk* 

Total 
Replacement 

Cost 
Efficiency $160.35 N/A N/A - - 
1-Bedroom $160.35 699  $112,084.65  1  $112,084.65  
2-Bedroom $160.35 993  $159,227.55  21  $3,343,778.55  
3-Bedroom $160.35 1,199  $192,259.65  - - 
4-Bedroom $160.35 1,737  $278,527.95  - - 

Total $3,455,863.20 
Source: International Code Council – August 2022; Kimley-Horn and Associates Analysis. 

A variety of programs exist to help cities acquire, replace, or subsidize at-risk affordable housing 
units. The following summarizes financial resources available: 

 Community Development Block Grant (CDBG) - CDBG funds are awarded to cities 
on a formula basis for housing activities. The primary objective of the CDBG program 
is the development of viable communities through the provision of decent housing, 
a suitable living environment and economic opportunity for principally low- and 
moderate-income persons. Eligible activities include administration, fair housing, 
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energy conservation and renewable energy sources, assistance for economic 
development, public facilities and improvements, and public services. 

 HOME Investment Partnership - Local jurisdictions can receive funds by formula 
from HUD to increase the supply of decent, safe, sanitary, and affordable housing to 
lower-income households. Eligible activities include housing acquisition, 
rehabilitation, development, homebuyer assistance, and rental assistance. 

 Section 8 Rental Assistance Program - The Section 8 Rental Assistance Program 
provides rental assistance payments to owners of private, market-rate units on 
behalf of very low-income tenants, senior citizens, disabled persons, and other 
individuals for securing affordable housing.  

 Section 202/811 Program - Non-profit and consumer cooperatives can receive no-
interest capital advances from HUD under the Section 202 Program for construction 
of very low-income rental housing with the availability of supportive services for 
seniors and persons with disabilities. These funds can be used in conjunction with 
Section 811 funds, which can be used to develop group homes, independent living 
facilities, and immediate care facilities. The capital advance funding can also provide 
project rental assistance for the properties developed using the funds. Eligible 
activities include acquisition, rehabilitation, new construction, and rental assistance.  

 California Housing Finance Agency (CalHFA) Multifamily Programs - CalHFA’s 
Multifamily Programs provide permanent financing for the acquisition, 
rehabilitation, and preservation of new construction of rental housing that includes 
affordable rents for low- and moderate-income families and individuals. One of the 
programs is the Preservation Loan program which provides acquisition/rehabilitation 
and permanent loan financing designed to preserve or increase the affordability 
status of existing multifamily housing projects. 

 Low-Income Housing Tax Credit (LIHTC) - This program provides tax credits to 
individuals and corporations that invest in low-income rental housing. Tax credits 
are sold to those with high tax liability and proceeds are used to create housing. 
Eligible activities include new construction, rehabilitation, and acquisition of 
properties. 

 California Community Reinvestment Corporation (CCRC) - The California 
Community Reinvestment Corporation is a multi-family affordable housing lender 
whose mission is to increase the availability of affordable housing for low-income 
families, seniors, and residents with special needs by facilitating private capital flow 
from its investors for debt and equity to developers of affordable housing. Eligible 
activities include new construction, rehabilitation, and acquisition of properties. DRAFT

Page 192 of 271



H O U S I N G  

E - 3 8  |  A P P E N D I X  E  

The following organizations have the experience and capacity to potentially assist in preserving 
future at-risk units: 

 Eden Housing 

 Mercy Housing 

 Habitat for Humanity 

 Mid-Peninsula Housing Coalition 

 Housing Authority of the County of Santa Cruz 

State law requires that jurisdictions establish the maximum number of units that can be 
preserved over the planning period. The City’s objective is to preserve the 22 affordable units 
at-risk of converting to market-rate units as outlined in the Housing Plan. 

F A I R  H O U S I N G  E N F O R C E M E N T  A N D  O U T R E A C H  
C A P A C I T Y  

Fair Housing Enforcement and Outreach 
Fair housing enforcement and outreach capacity refers to the ability of a locality and fair 
housing entities to disseminate information related to fair housing laws and rights and provide 
outreach and education to community members. Enforcement and outreach capacity also 
includes the ability to address compliance with fair housing laws, such as investigating 
complaints, obtaining remedies, and engaging in fair housing testing.  

California’s Department of Fair Employment and Housing (DFEH) has statutory mandates to 
protect the people of California from discrimination pursuant to the California Fair Employment 
and Housing Act (FEHA), Ralph Civil Rights Act, and Unruh Civil Rights Act (with regards to 
housing). The FEHA prohibits discrimination and harassment on the basis of race, color, religion, 
sex (including pregnancy, childbirth, or related medical conditions), gender, gender identity, 
gender expression, sexual orientation, marital status, military or veteran status, national origin, 
ancestry, familial status, source of income, disability, and genetic information, or because 
another person perceives the tenant or applicant to have one or more of these characteristics.  

The Unruh Civil Rights Act (Civ. Code, §51) prohibits business establishments in California from 
discriminating in the provision of services, accommodations, advantages, facilities and 
privileges to clients, patrons and customers because of their sex, race, color, religion, ancestry, 
national origin, disability, medical condition, genetic information, marital status, sexual 
orientation, citizenship, primary language, or immigration status. The Ralph Civil Rights Act (Civ. 
Code, § 51.7) guarantees the right of all persons within California to be free from any violence, 
or intimidation by threat of violence, committed against their persons or property because of 
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political affiliation, or on account of sex, race, color, religion, ancestry, national origin, disability, 
medical condition, genetic information, marital status, sexual orientation, citizenship, primary 
language, immigration status, or position in a labor dispute, or because another person 
perceives them to have one or more of these characteristics. 

Fair Housing Enforcement 
The Consumer Affairs and Environmental Protection Division of the District Attorney’s Office 
provides a variety of fair housing services. These services include: 

 Telephone counseling and referrals to other agencies that deal with consumer 
issues;  

 Landlord- tenant information, assistance and mediation efforts; and 

 Information and referral service to other agencies. 
 

Approximately 100 to 200 calls are received each month from tenants, landlords, and 
roommates. The most common complaints are about security deposits, evictions, and/or 
housing conditions. The Office primarily provides legal information and self-help advice to 
inquiring clients and makes referrals to other legal and nonprofit agencies. Because of a 
persistent lack of funding, the Office does not have a database that can provide more detailed 
information on the type of calls received. One volunteer is responsible for handling the majority 
of landlord-tenant questions and referrals; no paid staff members are involved in this effort. 

The City refers fair housing discrimination activities to the Civil Rights Department (CRD); 
previously referred to as the State Department of Fair Employment and Housing. Violations of 
the anti-discrimination law include: 

 Refusal to sell, rent, or lease rooms, apartments, condos or houses to protected 
individuals; 

 Refusal to negotiate for the sale, rental, or lease of housing; 

 Representation that a housing accommodation is not available for inspection, sale, or 
rental when it is in fact available; 

 Denial of a home loan or homeowner’s insurance; 

 Cancellation or termination of a sale or rental agreement; 

 Policies, practices, terms, or conditions that result in unequal access to housing or 
housing-related services; 

 Offering inferior terms, conditions, privileges, facilities or services in connection with the 
housing accommodation; 

 Sexual harassment involving unwanted sexual advances or requiring sexual favors for 
housing rights or privileges; 
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 Refusal to permit, at a disabled tenant’s expense, reasonable modifications when 
necessary to accommodate a disability; 

 Refusal to make reasonable accommodations in housing rules, policies, practices, or 
services where necessary to afford a disabled person equal opportunity to use and enjoy 
a dwelling; 

 Retaliation against someone filing a complaint; and, 

 Overly restrictive rules limiting the activities of daily life for families with children, 
including where children are allowed to play. 

Fair Housing and Civil Rights Findings, Lawsuits, Enforcement, Settlements, or Judgements 
The City’s Planning Department works closely with residents, property owners, outside 
agencies, and other City departments to resolve health, safety, and public nuisance conditions 
that adversely affect the quality of life in Scotts Valley. The Planning Department is primarily 
responsible for enforcing the provisions of the Zoning Ordinance and the Building Department 
is primarily responsible for enforcing the provisions of the California Building Codes, the Scotts 
Valley Municipal Code, and the Uniform Housing Code. 

In 2021, the City processed 20 code enforcement complaints relating to housing. These 
complaints addressed issues relating to property maintenance, access to heating and air 
conditioning, construction without building permits, and complete kitchen and plumbing 
facilities. None of the code enforcement complaints received by the City related to fair housing 
issues. During the 5th Cycle Housing Element, the City was not involved in any fair housing 
lawsuits, settlements, or judgments.  

Fair Housing Laws 
The City is in compliance with existing fair housing laws. There have been no findings against 
the City of Scotts Valley from the U.S. Department of Housing and Urban Development (HUD), 
Office of Fair Housing and Equal Opportunity (FHEO), or from the CRD.  

The following lists State and local fair housing laws and specifies how the City complies: 

State 

 California Fair Employment and Housing Act (FEHA): The City continues to 
implement and update programs that promote fair and equal access to housing. The 
City also continues to review standards and requirements that may constrain equal 
access to housing and the development of affordable housing. 

 Government Code Section 65008: The City continues to implement programs that 
encourage affordable housing development. Programs are included in the Housing 
Plan to ensure compliance with the State’s requirement for fair review of affordable 
housing development.   
DRAFT
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 Government Code Section 8899.50: The City implements programs and actions in 
compliance with State law that affirmatively furthers fair housing. As detailed in the 
Housing Plan, the City administers programs to promote equal housing access and 
affordable resources. 

 Government Code Section 11135: The City promotes state-funded programs, such 
as the First-Time Homebuyer Loan Program, on the City’s website and at the public 
counter. The City continues to implement and encourages programs that promote 
full and equal access to all programs and activities. 

 Density Bonus Law: The City has an adopted Density Bonus Ordinance consistent 
with State Density Bonus Law. The City provides incentives to developers to produce 
affordable housing to very low-income households, low-income households, 
moderate-income households, senior citizens, transitional foster youth, disabled 
veterans, and persons experiencing homelessness, as well as for the development of 
childcare facilities.  

 No-Net-Loss Law: The Housing Plan and Appendix F detail how the City maintains 
adequate sites to meet its RHNA. 

 Excessive Subdivision Standards: The City continues to update its Zoning Ordinance, 
waive certain development fees, and offer incentive packages to facilitate housing 
development. 

 Housing Element Law: The City identifies and includes an analysis of existing and 
projected housing needs and a statement of goals, policies, quantified objectives, 
financial resources, and scheduled programs. 

Local 
 Local Ordinances: The City has multiple local ordinances that establish procedures 

for rezoning, development permit processing, affordable housing fees, and other 
programs that encourage fair housing practices. 

 Chapter 2: Housing Plan details the City’s goals, policies, programs, and objectives. 
The City addresses the need to provide additional housing opportunities, remove 
constraints to affordable housing, improve the existing housing stock, and provide 
equal opportunities for current and future residents of Scotts Valley. DRAFT
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C O N T R I B U T I N G  F A C T O R S  
Locally derived knowledge and contributing factors were developed in response to community 
participation in outreach events and through analysis conducted in Affirmatively Furthering Fair 
Housing development and analysis of sites inventory and feedback and comments on the draft 
Housing Element’s data, analysis, and policy program. The contributing factors listed below 
were identified as creating, perpetuating, and/or increasing the severity of fair housing issues in 
Scotts Valley: 

 Housing Conditions and Senior Housing. Affordability, design, and discrimination 
limit the supply of housing for persons with disabilities. Amendments to the Fair 
Housing Act, as well as State law, require ground-floor units of new multi-family 
construction with more than four units to be accessible to persons with disabilities. 
Units built prior to 1989 are not required to be accessible to persons with 
disabilities.  

 Access to Affordable Housing. The City’s average income is the highest in the 
County and median home prices are also high. This may lead to lower income 
households being priced out. When paired with lower affordable housing options, 
lower income households and local employees may not be able to find adequate 
housing within the City and have to commute in from other jurisdictions.   

The City recognizes the fair housing issues that exist within the community and is committed to 
reducing barriers to affordable housing to all persons. The Housing Plan provides goals, policies, 
and programs to increase housing opportunities, remove constraints to affordable housing, 
improve the existing housing stock, and provide equal opportunities for all current and future 
residents of Scotts Valley. 

DRAFT

Page 197 of 271



H O U S I N G

A P P E N D I X  F  | F - 1

The Housing Element is required to identify a 

Candidate Sites Inventory by income category to 

meet the City’s Regional Housing Needs Allocation 

(RHNA). The sites identified within the 2023-2031 

Housing Element represent the City’s ability to 

accommodate housing at the designated income 

levels during the 6th Cycle. All sites have been 

assessed for the highest potential for residential 

development during the Planning Period. DRAFT
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A .  C A N D I D A T E  S I T E S  I N V E N T O R Y  
The Housing Element is required to identify sites by income category to meet the City’s 
Regional Housing Needs Allocation (RHNA). The sites identified within the 2023-2031 Housing 
Element represent the City’s ability to accommodate housing at the designated income levels 
during the 2023-2031 planning period. For the 6th Cycle, the City of Scotts Valley was allocated a 
total of 1,220 units to plan for, as detailed in Table F-1.  

Table F-1: City of Scotts Valley 6th Cycle RHNA by Income Category 

Income Category 
Percent of Area Median Income 

(AMI) 
RHNA 

Very Low-Income  0-50% AMI 392 
Low-Income  51-80% AMI 257 
Moderate-Income 81-120% AMI 154 
Above Moderate-Income >120% AMI 417 

TOTAL RHNA  1,220 
*The Santa Cruz County AMI is $119,300 for a family of four, according to 2022 HCD Income Limits.  

Table F-2 shows the City’s ability to accommodate the 6th Cycle RHNA by income category 
through a variety of methods, including those listed below. Figure F-1 illustrates the location of 
the sites throughout Scotts Valley. 

 Current capacity on residentially-zoned sites; 

 Projects currently in the City’s review pipeline; 

 Accessory dwelling unit (ADU) projections; and, 

 Rezone strategies to accommodate the remaining RHNA. 

Table F-2: 6th Cycle RHNA Sites Inventory Analysis 

Strategies 
Very Low 
Income 

Low 
Income 

Moderate 
Income 

Above 
Moderate 

Income 
TOTAL 

6th Cycle RHNA  392 257 154 417 1,220 

Existing Residential Capacity 12 2 58 72 
Pipeline Projects 51 13 353 417 
Projected ADUs 24 12 4 40 
Town Center Specific Plan 427 39 191 657 

Rezones 
Residential  76 19 96 191 

Mixed Use 316 83 397 796 

TOTAL 906 168 1,099 2,173 

Percent Over RHNA 40% 9% 164% 78% 
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Figure F-1: 6th Cycle Housing Element Sites Inventory – All Sites 
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1. General Plan Consistency 
The City’s current General Plan was adopted in 1994. As of May 2023, efforts are currently 
underway to update the General Plan.  

2. Zoning Consistency 
Candidate housing sites identified in this Appendix propose rezoning options. The City’s Zoning 
Code will, as such, be amended accordingly. The Chapter 2: Housing Plan establishes programs 
and actions to guide these rezones.  

3. CEQA Streamlining 
Candidate housing sites that are consistent with the existing zoning and the City’s objective 
design standards are exempt from review under the California Environmental Quality Act 
(CEQA).  Candidate housing sites that require discretionary review (e.g., a rezone) are subject to 
CEQA and will be evaluated concurrent with each development application.  

4. Access to Transportation 
Current transportation programs, services, and improvements support the proposed units of 
this 6th Cycle Housing Element. The City will continue to work with Santa Cruz METRO to ensure 
that new residential developments are adequately served.  

5. Infrastructure and Public Services Capacity 
Candidate housing sites identified in this Appendix are located in areas that adequately served 
by existing and planned infrastructure and public services. The Policy Plan establishes 
requirements for adequate infrastructure and public services for developments that include 
affordable housing units.  

B .  P R O J E C T E D  D E V E L O P M E N T  

1. Accessory Dwelling Units (ADUs) 
The State Department of Housing and Community Development (HCD) has supported a strategy 
to estimate future ADU development based on the average number of ADUs permitted in 
recent years. Table F-3 displays the City’s past performance in permitting ADUs from 2018 
through 2022. The average over these five years is 3; however, year-by-year, the applications 
submitted and approved have been on the rise.  

The City recognizes ADUs as a cost-effective way of not only adding to the City housing stock, 
but also to provide affordable units in existing single-family neighborhoods. As such, a program 
is included in the Housing Plan with the goal of bolstering ADU development throughout the 6th 
Cycle. The program includes the following actions: 
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 Amend the current “Secondary Dwelling Unit Program” in compliance with State 
ADU laws. Submit revised ordinance to HCD in compliance with State law.  

 Establish and promote permit-ready ADU plans to minimize design costs, expedite 
permit processing, and provide development certainty. 

 Establish and maintain an ADU Manual guiding applicants through the permitting 
and construction of an ADU. 

 Establish and maintain an ADU webpage informing the community on ADU related 
codes, processes, and incentives. 

 Establish an incentive program for deed-restricted affordable ADUs such as waived 
permitting fees and/or priority processing.  

 Establish an ADU monitoring program, and biennially review, for development 
trends for potential gaps. If gaps are identified, implement changes within one year. 

Given these efforts, the City has applied a development projection of 150 percent of the 
average ADUs permitted since 2018. The City anticipates a total of 40 new ADUs between 2024 
and 2031, with approximately 5 ADUs permitted annually. A percentage of ADUs are projected 
to develop at affordable rates based on the Using ADUs to Satisfy RHNA Technical Memo 
produced by the Association of Bay Area Governments (ABAG). ABAG’s analysis consisted of the 
following steps: 

1. Calculated maximum rent limits for RHNA income categories for one-person and 
two-person households by county; 

2. Surveyed rents for ADUs in the ABAG region; 
3. Used survey data to determine proportion of ADUs within each income category; 

and, 
4. Created assumptions of how many persons will occupy each ADU. 

While Scotts Valley is located in the Association of Monterey Bay Area Governments (AMBAG), 
this methodology from ABAG is comparable and can be used for projection purposes. Table F-4 
shows the ADU projections by income category. As established in the Housing Plan’s ADU 
program, the City will establish an ADU monitoring program and will assess trends biennially; if 
gaps are identified between what is anticipated in this analysis and what is built, the City will 
implement changes within a year.  
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Table F-3: ADU Projections   
Year ADUs Permitted 

2018 1 
2019 2 
2020 1 
2021 6 
2022 4 
2023 N/A 

Projection Years 5 units per year 
2024 5 
2025 5 
2026 5 
2027 5 
2028 5 
2029 5 
2030 5 
2031 5 

PROJECTED TOTAL 40 

Table F-4: ADU Projections   
Income Category Percentage Units 

Low- and Very Low-Income 60% 24 
Moderate-Income 30% 12 
Above Moderate-Income 10% 4 

TOTAL 40 

Per Government Code section 65852.2, ADUs must be permitted in any residential or mixed-use 
zone – any zone where residential uses are permitted by-right or by conditional use. 
Additionally, State law states that local governments cannot preclude the creation of ADUs, and 
any limitations should be accompanied by detailed findings of fact explain why ADU limitations 
are required and consistent with these factors. The City has a total of 3,856 parcels which 
currently permit residential uses (C-S, OS, P, R-1-10, R-1-20, R-1-40, R-H, R-M-6, R-M-8, R-MT-5, 
R-R-2.5, R-VH) – this adds up to a total of 2,621.21 acres. As such, the City has an abundance of 
sites with potential to accommodate the total projected 40 ADUs over the following eight 
years.  
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2. Pipeline Projects 
HCD guidance states that residential projects that are in review, approved, permitted, or receive 
a certificate of occupancy after the beginning of the RHNA period may be credited towards 
meetings the RHNA. Table F-5 provides a list of current pipeline projects (only projects with 
proposed affordable units are listed for the purposes of this analysis). The projects are also 
illustrated in Figure F-2. 

Table F-5: Pipeline Projects 

Pipeline Project Acreage Net Units Lower Moderate Above 
Moderate 

Erba Lane  
(APN: 022-481-18) 

0.77 10 1 1 8 
Currently a vacant parking lot near residential neighborhoods. Proposed 10-unit single-family 
development/duets.  

 

Oak Creek Park  
(APN: 022-162-76) 

3.56 52 6 2 44 
Currently vacant parcel proposing a mixed-use development with 52 units and 25,000 square-
feet of commercial space. 
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Pipeline Project Acreage Net Units Lower Moderate 
Above 

Moderate 
Valley Gardens 
(APNs: 021-231-07, 021-221-
02, 021-231-08, 021-231-04, 
021-231-02) 

18.36 171 25 0 144 
The parcels currently include an old, unused, golf course. The mixed-use project currently 
proposes 171 units with 12,000 square-feet of commercial space. The project is subject to the 
City’s 15% Inclusionary Ordinance.  

 

La Madrona – Gateway South 
(APN: 021-141-05) 

17.6 184 19 10 155 
Currently vacant parcel zoned open space proposing a mixed-use development with 184 units, a 
hotel, and 3,500 square-feet of commercial space. The project is subject to the City’s 15% 
Inclusionary Ordinance.  

 

PIPELINE PROJECTS UNIT TOTAL: 417 51 13 353 
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Figure F-2: Pipeline Projects 
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C .  E X I S T I N G  R E S I D E N T I A L  C A P A C I T Y  

1. Residentially Zoned Land 
The City has identified five parcels currently zoned for residential with the capacity to 
accommodate additional housing units. Four of these sites are considered underutilized and 
have a land value that is higher than the improvement value; the sites also have common 
ownership and are considered due to their ability to consolidate to develop a multi-family 
housing development with affordable units. The fifth parcel is a mostly vacant site with a 
structure previously used for a flooring company that is no longer open.  

The projecting out development of these sites, the City assumes a realistic capacity of 70 
percent. This conservative assumptions results in a development capacity of 72 potential units – 
12 affordable to lower income households, 2 to moderate-income households, and 58 to above 
moderate-income households.  
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Figure F-3: Existing Residential Capacity  
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2. Town Center Specific Plan  
The Town Center Specific Plan is designed to be the heart of the city and offer convenient 
proximity between commercial and residential uses near community resources. The Plan area 
encompasses approximately 58 acres, including 15 acres of vacant land, and is surrounded by a 
mix of retail and civic uses. The Plan area is made up of multiple parcels with multiple property 
owners.  

Historically, project applications have been submitted for the Plan, but development was not 
successful. Interest in developing the Town Center area has increased over recent years. Figure 
F-4 shows new developments within the Plan area. In addition, surface soil contamination has 
been an obstacle to development. The City is currently under contract to remediate the soil, 
which should be complete by Spring 2024.  

Figure F-4: Town Center Specific Plan – Recent Developments  

 

New Faultline 
Brewing Company 

New Starbucks Coffee 

New Theatre and 
renovated City 
Library 
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As part of the candidate housing sites analysis, the City has identified three City-owned parcels, 
one METRO-owned parcel (the transit center), and one privately-owned parcel part of the Kings 
Village Shopping Center. The remaining parcels are owned by City of Santa Cruz and other 
public and private owners. The goal in identifying these City-owned parcels is to directly ensure 
affordable housing development – the City will coordinate the development of the parcels with 
affordable housing developers. Regarding the METRO- and privately-owned parcel, the City will 
coordinate with both to facilitate and promote affordable housing development. Table F-6 
provides details on each parcel identified. 

Table F-6: Town Center Specific Plan 
Town 

Center SP 
Parcels 

Acreage Density 
Realistic 
Capacity 

Net Units Lower Moderate 
Above 

Moderate 

022-721-06 2 40 80% 64 64 0 0 
This vacant, City-owned parcel currently covers the Skypark Dog Park and the Scotts Valley Pump Track, as 
well as part of the Skypark Skate Park parking lot. The City anticipates developing the property in coordination 
with an affordable housing developer to create a fully-affordable housing development centrally located near 
public transit, community resource, and open space. 

 

022-212-19 
 

1.07 40 80% 32 32 0 0 
This vacant, City-owned parcel is adjacent to the Scotts Valley Public Library and the new theatre. The City 
anticipates developing the property in coordination with an affordable housing developer  
to create a fully-affordable housing development centrally located near public transit, community resource, 
and open space. 
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Town 
Center SP 

Parcels 
Acreage Density 

Realistic 
Capacity 

Net Units Lower Moderate 
Above 

Moderate 

022-601-01 2.9 40 80% 92 92 0 0 
This vacant, City-owned parcel is adjacent to the post office and vacant land, and it is currently being used 
for trailer storage. The City anticipates developing the property in coordination with an affordable housing 
developer  
to create a fully-affordable housing development centrally located near public transit, community resource, 
and open space. 

 

022-212-16 2.77 40 80% 86 86 0 0 
This parcel contains the METRO Cavallero transit center and the Scotts Valley Park and Ride center. The City 
has been in discussions with METRO about converting the site to affordable residential units with workforce 
components. Redevelopment of the site would result in parking being moved underground or provided 
through a parking structure. This would allow for Transit-Oriented Development (TOD) to occur in partnership 
with the transit center. As mentioned above, the area offers much for community resources, open space, and 
commercial needs. 
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Town 
Center SP 

Parcels 
Acreage Density 

Realistic 
Capacity 

Net Units Lower Moderate 
Above 

Moderate 

022-601-18 13.69 40 80% 383 153 39 191 
This parcel contains the Kings Village shopping center and is owned by the Ow family. The center includes a 
Goodwill Thrift Store, CineLux, Nob Hill Foods, Ace Hardware, UPS Store, Walgreens, various restaurant, 
smaller retail stores, and surface parking. The site has been identified as a candidate site with the vision of 
redeveloping the northern portion of the sites into residential uses. Development is anticipated to include a 
mix of affordable and market rate units.  

 

D .  R E Z O N E  S T R A T E G I E S   

The City cannot fully accommodate the entirety of its RHNA through existing capacity. As such, 
two rezone strategies have been identified to expand the City’s existing mixed-use zoning on 
identified sites and rezone particular parcels to accommodate high density residential 
development.  

The intent of these rezones are to create additional residential development opportunities 
along Scotts Valley Drive and Mount Hermon Road – in areas that provide convenient access to 
community resources and public transportation, and in areas that have development interest. 
The City of Scotts Valley covers a small 4.61 square-miles in the Santa Cruz Mountains with 
steep hillsides and creeks. As such, adequate land suitable for higher density developments are 
minimal and result in more feasible sites requiring redevelopment of existing parcels. The 
following sections detail the City’s plan to accommodate the remaining RHNA.  DRAFT
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1. Residential Rezones 
The City has identified three parcels totaling 1.81 acres to be rezoned to allow high density 
residential at an expected density of 40 dwelling units per acre. In total, the parcels identified 
for rezoning have potential to accommodate 76 very low- and low-income units, 19 moderate-
income units, and 96 above moderate-income units.  
 

Table F-7: Residential Rezones 
Residential 

Rezone 
Parcels 

Acreage Density 
Realistic 
Capacity 

Net Units Lower Moderate 
Above 

Moderate 

024-152-30, 
024-152-25, 
024-152-27, 
024-152-28, 
024-152-29 

1.32 40 80% 54 22 5 27 
These five vacant parcels are located within a single-family neighborhood and have potential to be 
consolidated to allow for a higher density residential development.  

 
 

022-801-17 0.24 40 80% 96 38 10 48 
This parcel has an existing two-story building with small offices and current vacancies. The site is considered 
underutilized with the lot value exceeding the development value. The location of the parcel along Scotts 
Valley Drive, near commercial needs, community resources, and existing residential neighborhoods make it 
an ideal location for higher density residential.  
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Residential 
Rezone 
Parcels 

Acreage Density 
Realistic 
Capacity 

Net Units Lower Moderate 
Above 

Moderate 

023-102-15 1.32 40 80% 41 16 4 21 
This parcel contains an offices and has received redevelopment interest. The site is adjected to Vine Hill 
Elementary School across Tabor Drive, as well as residential uses to the north.  
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Figure F-5: Residential Rezones 
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2. Mixed-Use Rezones 
The City currently allows for mixed-use developments with a maximum residential component 
of 50 percent. The City has identified 33 parcels totaling 40.35 acres to be rezoned to allow for 
higher density, mixed-use residential at an expected density of 40 dwelling units per acre and 
residential components up to 70 percent. Parcels identified for mixed-use rezoning have 
potential to accommodate 316 very low- and low-income units, 83 moderate-income units, and 
397 above moderate-income units. 

These sites were identified for a variety of reasons, including being considered underutilized 
(the land value exceeds the development value), property owner/developer stated interest, 
potential for lot consolidation with adjacent parcels, and/or the site was considered to be in an 
appropriate location in comparison to community resources.  

Increasing the residential components of these sites will create additional opportunities for the 
properties to develop. Property owners along Scotts Valley Drive voiced interest in developing 
residential uses along the corridor and also noted the current 50 percent residential maximum 
was too low and restrictive to allow for worthwhile development. Given the size of Scotts Valley 
and the importance of its two main corridors (Scotts Valley Drive and Mount Hermon Road), 
the City believes it remains important to allow for commercial development to benefit existing 
neighborhoods. As such, increasing the density and allowable residential percentage was 
considered the most appropriate solution.   

Figure F-5 below maps the mixed-use rezone areas in the City. 
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Figure F-5: Mixed-use Rezones 
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E .  A D E Q U A C Y  O F  S I T E S  

1. Availability of Water, Sewer, and Dry utilities 
The City has existing and planned water, sewer, and dry utilities that can accommodate 
potential residential development identified for the 2023-2031 Housing Element. More 
information on utilities is provided in Appendix C.  

Each candidate housing site has been evaluated to ensure there is adequate access to utility 
services and connections, including water, sewer, and dry utilities. Each site is situated with a 
direct connection to a public street that has the appropriate water and sewer mains and other 
infrastructure services.  

2. Larger and Smaller Parcels 
AB 1397 identifies parcels measuring between half-an-acre and 10 acres to be appropriate for 
the development of affordable housing. Parcels that are less than half-an-acre (“smaller”) or 
above 10 acres (“larger”) are not deemed adequate to accommodate lower income housing 
units unless past performance shows a tendency for affordable housing projects to develop on 
these types of parcels. The candidate sites inventory includes affordable units on sites that fall 
outside the size requirements. 

Smaller Parcels 
A total of 15 smaller parcels have been identified with assumed potential to develop lower 
income units. These sites were identified as they are adjacent to one another and may be 
consolidated into a parcel greater than 0.5 acres for the development purposes of a higher 
density residential project. Parcels that are located to one another also have the same property 
owners – facilitating their consolidation.  

The Housing Plan includes a program to facilitate lot consolidation for these parcels. 

Larger Parcels  
A total of two parcels have been identified with assumed potential to develop lower income 
units. One of these parcels includes the Lockhart Gulch storage center. Another parcel includes 
the Kings Village shopping center. As mentioned in its analysis, the entirety of the shopping 
center parcel is unlikely to develop; the vision for the site is the redevelopment of the northern 
half past Nob Hill Foods.  

The Housing Plan includes a program to facilitate parcelization of these two larger sites to 
facilitate development. Additionally, the City will work with the property owners and 
developers in facilitating development. As the list of pipeline project shows, the City is currently 
reviewing two projects on sites that are over 10 acres (18.36 and 17.6 acres, respectively). As 
such, the City is able to show development interest in these types of parcels.  
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3. City-Owned Parcels 
Three parcels identified in the candidate site inventory are owned by the City of Scotts Valley. 
All three of these parcels are part of the Town Center Specific Plan and have been identified at 
fully affordable assumptions. The City anticipates selling the properties to affordable housing 
developers to create opportunity for fully affordable housing projects. In total, these City-
owned parcels would allow for 188 total affordable units over 5.97 acres.  

4. Vacant Parcels 
A total of 12 vacant parcels have been identifies as part of the candidate sites inventory with 
potential to accommodate 336 lower income units. This represents 52 percent of the lower 
income RHNA for Scotts Valley.  

5. Non-Vacant Parcels  
The City has identified 38 non-vacant parcels. These sites were identified for a variety of 
reasons including property owner and developer interest, underutilized uses, and 
appropriateness of the site location in relation to other uses and community resources. 

Lease Analysis 
Existing lease agreements on infill and non-vacant parcels may present potential impediments 
that may prevent residential development, particularly affordable residential development, 
within the planning period. The City made diligent efforts to review existing lease terms in 
evaluating the uses on non-vacant parcels; however, the City does not have access to private 
party lease agreements or other contractual agreement amongst private parties. While the City 
does not have access to lease structures, only sites that showed characteristics indicating they 
are likely to redevelop within the planning period were included. This includes sites that are 
considered underutilized and have not had recent structural improvements. Sites with property 
owner interest were also included.   

6. 5th and 4th Cycle Housing Element Parcels 
State law limits a jurisdiction’s ability to re-use sites from the prior RHNA cycle. Vacant sites 
identified in the last two Housing Element cycles and non-vacant sites identified in the last 
Housing Element cycle may not be counted towards the lower income RHNA unless the sites 
are zones at the “default density” of 20 dwelling units per ace and the sites allow residential 
use by-right for housing developments in which at least 20 percent of the units are affordable 
to lower income households. A “by-right” use in this case refers to permitted residential 
development which does not require a conditional use permit, planned unit development 
permit, or any other discretionary local government review or approval.  

A total of ten parcels were identified in this 6th Cycle inventory which were also identified in the 
4th and 5th Cycles. Two of these sites are pipeline projects, three are City-owned parcels in the 
Town Center Specific Plan area, and five are considered existing residential capacity parcels.
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Low Moderate Above Moderate

021-321-04 27 MT HERMON RD COAST 1031 EXCHANGE INC 1 2.03 Yes - 4th and 5th R-VH Very High 0.7 17.55 24 4 1 19 Low/Very Low Existing Residential Capacity Underutilized Residential Sites This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 70% of the lot is vacant. This parcel is 
adjacent to other residential units.

022-151-03 78 MT HERMON RD 1 JAEGER THEODORE L & GARNET L H/W JT2 1.12 Yes - 4th and 5th R-VH Very High 0.7 17.55 13 2 0 11 Low/Very Low Existing Residential Capacity Underutilized Residential Sites This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 70% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-151-04 68 MT HERMON RD DONATO JAMIE QUINN 1 0.57 Yes - 4th and 5th R-M-8 Med High 0.7 7 2 0 0 2 Above Moderate Existing Residential Capacity Underutilized Residential Sites This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 60% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-151-05 58 MT HERMON RD WARD JONATHAN Z 1 1.69 Yes - 4th and 5th R-VH Very High 0.7 17.55 20 4 1 15 Low/Very Low Existing Residential Capacity Underutilized Residential Sites This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 80% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-151-11 3535 GLEN CANYON RD GREEN VALLEY CORPORATION 1 1.11 Yes - 4th and 5th R-VH Very High 0.7 17.55 13 2 0 11 Low/Very Low Existing Residential Capacity Underutilized Residential Sites This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 90% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-481-18 022-481-22 SV HOUSING LLC 0 Vacant 0.77 Yes - 4th and 5th R-H High N/A N/A 10 1 1 8 Low/Very Low Pipeline Project Currently a vacant parking lot near residential neighborhoods. Proposed 10-unit single-
family development/duets as part of the Erba Lane pipeline project.

022-162-76 3640 GLEN CANYON RD NMSBPCSLDHB 0 Vacant 3.56 Yes - 4th and 5th C-S C-S N/A N/A 52 6 2 44 Low/Very Low Pipeline Project Currently vacant parcel proposing a mixed-use development with 52 units and 25,000 
square-feet of commercial space. The City Council approved the project proposal for this 
site in 2022. 

021-231-07 021-231-02, 021-231-04, 021-231-08, 021-221-02263 MT HERMON RD VALLEY GARDENS GOLF COURSE 0 18.36 C-P C-P N/A N/A 171 25 0 146 Low/Very Low Pipeline Project The parcels currently include an old, unused, golf course. The Valley Gardens mixed-use, 
pipeline project currently proposes 171 units with 12,000 square-feet of commercial space. 
The project is subject to the City’s 15% Inclusionary Ordinance. 

021-141-05 LE GARDEN HOUSE LLC 0 Vacant 17.60 C-S C-S N/A N/A 184 19 10 155 Low/Very Low Pipeline Project Currently vacant parcel zoned open space parcel. The La Madrona pipeline project proposes 
a mixed-use development with 184 units, a hotel, and 3,500 square-feet of commercial 
space. The project is subject to the City’s 15% Inclusionary Ordinance. 

022-721-06 SCOTTS VALLEY CITY OF 0 Vacant 2.00 Yes - 4th and 5th C-S C-S 0.8 40 64 64 0 0 Low/Very Low Town Center The site is currently used as a dog park as an interim use.  The site is part of the larger Town 
Center Specific Plan Area, an area where the City envisions a mix of residential and retail 
uses. 

022-212-19 209 BEAN CREEK RD SCOTTS VALLEY CITY OF 0 Vacant 1.07 Yes - 4th and 5th C-S C-S 0.8 40 32 32 0 0 Low/Very Low Town Center The site is currently vacant. The parcel is adjacent to other candidate sites to the 6th Cycle 
enabling the possibility of consolidation and can be feasible be redeveloped into a higher 
intensity residential use. 

022-601-01 CITY OF SCOTTS VALLEY 0 Vacant 2.90 Yes - 4th and 5th C-S C-S 0.8 40 92 92 0 0 Low/Very Low Town Center The site is currently used as a SV Boat & RV Storage. The parcel is adjacent to other 
candidate sites identified in the 6th Cycle enabling the possibility of consolidation and can 
be feasible be redeveloped into a higher intensity residential use. 

022-212-16 SANTA CRUZ METROPOLITAN TRANSIT DISTRICT ETAL0 Vacant 2.77 P P 0.8 40 86 86 0 0 Low/Very Low Town Center The site is currently used as a surface parking lot for the Santa Cruz Metro. The site is part 
of the larger Town Center Specific Plan Area, an area where the City envisions a mix of 
residential and retail uses.

022-601-18 216 MT HERMON RD A OW DAVID L TRUSTEE ETAL 1 13.69 C-SC C-SC 0.7 40 383 153 39 191 Low/Very Low Town Center There is an existing shopping center on this parcel. Approximately 50% of the lot is 
dedicated towards parking. The site is adjacent to other residential units enabling the 
possibility of consolidation and can be feasible be redeveloped into higher intensity 
residential use. 

024-152-30 024-152-25, 024-152-27, 024-152-28, 024-152-29 BERGMAN MARLYN J 0 Vacant 1.32 R-1-10 Medium 0.8 40 54 22 5 27 Low/Very Low Rezone Residential This site consists of multiple vacant parcels under common ownership. This parcel is 
adjacent to other residential units enabling the possibility of consolidation. 

022-801-17 4404 SCOTTS VALLEY DR MARKELL RODNEY E 6 0.24 C-S C-S 0.8 40 96 38 10 48 Low/Very Low Rezone Mixed-Use There is an existing two story mixed use building with three residential units on this parcel. 
Approximately 60% of the lot is vacant and majority of it is dedicated to surface parking. 
The site is consoidered underutililized, the land value exceeds the improvement value of the 
office structure on the parcel. This parcel is also adjacent to other residential units enabling 
the possibility of consolidation and can be feasible be redeveloped into higher intensity 
residential use. 

022-031-14 5311 SCOTTS VALLEY DR BLADAT LLC 1 0.67 C-S C-S 0.7 40 19 8 2 9 Low/Very Low Rezone Mixed-Use This site is considered underutilized, the land value exceeds the improvement value of the 
structures on the parcel. Apporximately 40% of the lot is vacant. This parcel is adjacent to 
other residential units enabling the possiblity of consolidation and can be feasible be 
redeveloped into higher intensity residential use. 

022-031-13 5297 SCOTTS VALLEY DR LEE JAMES J & RELLA S TRUSTEES 3 0.33 C-S C-S 0.7 40 8 3 1 4 Low/Very Low Rezone Mixed-Use Approximately 60% of this parcel is vacant. This parcel is adjacent to other residential units 
enabling the possibility of consolidation and can be feasible be redeveloped into higher 
intensity residential use. 

022-031-16 5271 SCOTTS VALLEY DR ST PHILIP THE APOSTLE EPISCOPAL CHURCH IN SCOTTS VALLEY0 1.20 C-S C-S 0.7 40 33 13 3 17 Low/Very Low Rezone Mixed-Use There is an existing church on this parcel. Approximately 70% of the site is dedicated 
towards surface parking. The site can feasible be redeveloped into a higher residential use. 

022-031-01 5163 SCOTTS VALLEY DR BFD HOLDINGS 1 LLC 1 1.01 C-S C-S 0.7 40 28 11 3 14 Low/Very Low Rezone Mixed-Use Approximately 60% of this parcel is vacant. This parcel can be feasible be redeveloped into 
higher intensity residential use. 

022-031-09 5215 SCOTTS VALLEY DR A BFD HOLDINGS 1 LLC 13 0.48 C-S C-S 0.7 40 13 5 1 7 Low/Very Low Rezone Mixed-Use Approximately 60% of this parcel is vacant. This parcel is adjacent to another candidate site 
identified for the 6th Cycle enabling the possibility of consolidation can be feasible be 
redeveloped into higher intensity residential use. 

022-031-12 5275 SCOTTS VALLEY DR PERRY KAREN A 1 0.20 C-S C-S 0.7 40 5 2 1 2 Low/Very Low Rezone Mixed-Use Approximately 50% of this parcel is vacant. This parcel is adjacent to another candidate site 
identified for the 6th Cycle enabling the possibility of consolidation can be feasible be 
redeveloped into higher intensity residential use. 

022-491-06 4408 SCOTTS VALLEY DR DOUBLE-O DEVELOPMENTS INC 0 Vacant 0.24 C-S C-S 0.7 40 6 2 1 3 Low/Very Low Rezone Mixed-Use This site is currently vacant. The parcel is adjacent to other residential units enabling the 
possiblity of consolidation and can be feasible be redeveloped into higher intensity 
residential use. 

022-491-04 4444 SCOTTS VALLEY DR DOUBLE-O DEVELOPMENTS INC 9 0.90 C-S C-S 0.7 40 25 10 3 12 Low/Very Low Rezone Mixed-Use There is an existing office building on this parcel. The parcel is adjacent to another 
candidate site enabling the possibility of consolidation and can be feasible be redeveloped 
into higher intennsity residential use. 

Net Units by Income Category
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022-491-27 4402 SCOTTS VALLEY DR FONTANA FAMILY INVESTMENTS LLC 0 0.49 C-S C-S 0.7 40 13 5 1 7 Low/Very Low Rezone Mixed-Use There is an existing  restuarant on this parcel. This parcel is considered underutilized, the 
land value exceeds the improvement value of the structure on this parcel. This parcel is 
adjacent to other residential units enabling the possibility of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

023-113-31 257 GLENWOOD DR ROMAN CATHOLIC BISHOP OF MONTEREY1 4.44 P P 0.8 40 6 2 1 3 Low/Very Low Rezone Mixed-Use There is an existing church on this parcel. Approximately 70% of the site is dedicated 
towards surface parking. The site can feasible be redeveloped into a higher residential use. 

022-491-07 4548 SCOTTS VALLEY DR LUZZI ADRIAN J TRUSTEE ETAL 1 2.40 C-S C-S 0.7 40 67 27 7 33 Low/Very Low Rezone Mixed-Use This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 80% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-491-05 4446 SCOTTS VALLEY DR HOFFMAN EDWARD L TRUSTEE ETAL 1 0.40 C-S C-S 0.7 40 6 2 1 3 Low/Very Low Rezone Mixed-Use There is an existing structure on this parcel. Approximately 70% of the lot is vacant. This 
parcel is underutilized, the land value exceeds the improvement value of the structure on 
the parcel. 

022-871-01  SHADOW OAKS PROFESSIONAL CENTER OWNERS ASSOC0 1.32 C-S C-S 0.7 40 36 14 4 18 Low/Very Low Rezone Mixed-Use There is a variety of offices and retail shops on this parcel. Approximately 60% of the parcel 
is vacant. This parcel is adjacent to another candidate site enabling the possibility of 
consolidation and can feasibly be redeveloped into a higher intensity use. 

022-491-09 4402 SCOTTS VALLEY DR TAYLOR ERIC T & ELAINE M 0 Vacant 0.12 C-S C-S 0.7 40 2 1 0 1 Low/Very Low Rezone Mixed-Use The site is currently vacant. The parcel is adjacent to other candidate sites to the 6th Cycle 
enabling the possibility of consolidation and can be feasible be redeveloped into a higher 
intensity residential use. 

022-491-08 4550 SCOTTS VALLEY DR A TAYLOR ERIC T & ELAINE M 3 1.75 C-S C-S 0.7 40 50 20 5 25 Low/Very Low Rezone Mixed-Use There are existing residential units on this parcel. The parcel is adjacent to other candidate 
sites to the 6th Cycle enabling the possibility of consolidation and can be feasible be 
redeveloped into a higher intensity residential use. 

022-491-12 4602 SCOTTS VALLEY DR 1 SAN LORENZO HOMES LLC 6 0.56 C-S C-S 0.7 40 15 6 2 7 Low/Very Low Rezone Mixed-Use There is an existing two  apartment buildings on this parcel. Approximately 60% of the lot is 
vacant and majority of it is dedicated to surface parking. The site is consoidered 
underutililized, the land value exceeds the improvement value of the structures on the 
parcel. This parcel is also adjacent to other residential units enabling the possibility of 
consolidation and can be feasible be redeveloped into higher intensity residential use. 

022-491-23 4600 SCOTTS VALLEY DR SHAFFER WAYNE & JO H/W CP RS AS TC ETAL0 0.75 C-S C-S 0.7 40 21 8 2 11 Low/Very Low Rezone Mixed-Use There are existing residential units on this parcel. Approximately 60% of the lot is vacant 
and majority of it is dedicated to surface parking. The site is consoidered underutililized, the 
land value exceeds the improvement value of the office structure on the parcel. This parcel 
is also adjacent to other residential units enabling the possibility of consolidation and can 
be feasible be redeveloped into higher intensity residential use. 

022-491-24 4556 SCOTTS VALLEY DR A SHAFFER WAYNE & JO H/W CP RS AS TC ETAL1 1.11 C-S C-S 0.7 40 31 12 3 16 Low/Very Low Rezone Mixed-Use There are existing residential units on this parcel. The parcel is adjacent to other candidate 
sites to the 6th Cycle enabling the possibility of consolidation and can be feasible be 
redeveloped into a higher intensity residential use. 

022-072-33 4865 SCOTTS VALLEY DR FRANICH JOHN ANTHONY & NANCY KATHERINE TRUSTEES6 0.46 C-S C-S 0.7 40 12 5 1 6 Low/Very Low Rezone Mixed-Use There is an existing commercial building. Parcel has surface parking lot and the structure 
takes up approximately 40% of the property. 

022-351-13 4901 SCOTTS VALLEY DR FRANICH JOHN ANTHONY & NANCY KATHERINE1 0.47 C-S C-S 0.7 40 13 5 1 7 Low/Very Low Rezone Mixed-Use There is an existing residential unit on this parcel. The parcel is considered underutilized, 
the land value exceeds improvement value of the residential structure. 

022-072-41 4859 SCOTTS VALLEY DR ROSS LAWRENCE A R & RUTH J 6 0.29 C-S C-S 0.7 40 8 3 1 4 Low/Very Low Rezone Mixed-Use Large parcel with retail store, surface parking lot, store takes up approximately 
022-481-06 4425 SCOTTS VALLEY DR BOWERS ROBERT HOWARD & JANICE KATHLEEN0 0.89 C-S C-S 0.7 40 24 10 2 12 Low/Very Low Rezone Mixed-Use The parcel is large and approximately 20% of the building takes up the lot. The parcel is 

adjacent to other residential units enabling the possibility of consolidation and can be 
feasible be redeveloped into a higher intensity residential use. 

023-102-15 125 BETHANY DR HERITAGE REAL ESTATE VENTURES LLC 0 1.32 C-P C-S 0.8 40 41 16 4 21 Low/Very Low Rezone Residential There is an existing office building on this parcel. The parcel is considered underutilized, the 
land value exceeds the improvement value of the office structure. The parcel is adjacent to 
another candidate site enabling the possibility of consolidation and can be feasible be 
redeveloped into higher intennsity residential use. 

022-231-18 90 LOCKHART GULCH RD STORAGE DEPOT II LLC 780 12.05 C-S C-S 0.8 40 139 56 14 69 Low/Very Low Rezone Mixed-Use The parcel is large and is used as a self-storage with dual zoning and a developable area of 
approximately 4.35 acres. 

021-271-04 75 MT HERMON RD 100 KONTOUDAKIS JOHN & BARBARA H/W JT4 1.90 C-S C-S 0.7 40 53 21 5 27 Low/Very Low Rezone Mixed-Use This parcel is considered underutilized, land value exceeds the improvement value of the 
commercial structures on the parcel. The parcel is adjacent to other residential units 
enabling the possibility of consolidation and can be feasible be redeveloped into a higher 
intensity residential use. 

021-281-07  LEXERTUS LLC 0 Vacant 0.54 C-S C-S 0.7 40 15 6 2 7 Low/Very Low Rezone Mixed-Use This parcel is vacant and adjacent to other residential units. This enables the possibility of 
consolidation for a residential use. 

021-281-08 69 MT HERMON RD LEXERTUS LLC 1 0.30 C-S C-S 0.7 40 8 3 1 4 Low/Very Low Rezone Mixed-Use There is an existing residential unit on this parcel. The parcel is adjacent to other residential 
units enabling the consolidation of sites. 

021-281-09 69 MT HERMON RD LEXERTUS LLC 0 Vacant 0.49 C-S C-S 0.7 40 13 5 1 7 Low/Very Low Rezone Mixed-Use The parcel is vacant and adjacent to other residential units enabling the possibility of 
consolidation and can be feasible be redeveloped into a higher intensity residential use. 

021-281-15 59 MT HERMON RD BEI-SCOTT COMPANY LLC 1 0.62 C-S C-S 0.7 40 17 7 2 8 Low/Very Low Rezone Mixed-Use The parcel is adjacent to other candidate sites to the 6th Cycle enabling the possibility of 
consolidation and can be feasible be redeveloped into a higher intensity residential use.

021-281-14 57 MT HERMON RD BEI-SCOTT COMPANY LLC 1 0.44 C-S C-S 0.7 40 12 5 1 6 Low/Very Low Rezone Mixed-Use This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 60% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. 

022-571-02 2 BEAN CREEK RD SE-CAMP EVERS LLC 1 0.55 C-S C-S 0.7 40 15 6 2 7 Low/Very Low Rezone Mixed-Use There are existing structures on this parcel. Majority of these structures are in need of 
rehabilitation. The site is considered underutilized, the land value exceeds the value of the 
improvement value of the resdiential structures on the parcel. 

022-571-03 50 MT HERMON RD SE-CAMP EVERS LLC 0 0.98 C-S C-S 0.7 40 27 11 3 13 Low/Very Low Rezone Mixed-Use There are existing retail structures on this parcel. This site is considered underutilized, the 
land value exceeds the improvement value of the residential structures on the parcel. This 
parcel is adjacent to other residential units enabling the possiblity of consolidation and can 
be feasible be redeveloped into higher intensity residential use. 

022-571-05 3101 SCOTTS VALLEY DR SE-CAMP EVERS LLC 0 1.49 C-S C-S 0.7 40 41 16 4 21 Low/Very Low Rezone Mixed-Use There are existing retail structures on this parcel. This site is considered underutilized, the 
land value exceeds the improvement value of the residential structures on the parcel. This 
parcel is adjacent to another candidate site enabling the possiblity of consolidation and can 
be feasible be redeveloped into higher intensity residential use. 

022-571-01 6 BEAN CREEK RD SE-CAMP EVERS LLC 1 0.55 C-S C-S 0.7 40 15 6 2 7 Low/Very Low Rezone Residential This site is considered underutilized, the land value exceeds the improvement value of the 
residential structures on the parcel. Apporximately 80% of the lot is vacant. This parcel is 
adjacent to other residential units enabling the possiblity of consolidation and can be 
feasible be redeveloped into higher intensity residential use. DRAFT
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Section 65583 of the Government Code states, “local 

government shall make diligent effort to achieve 

public participation of all economic segments of the 

community in the development of the housing 

element, and the program shall describe this effort.” 

Meaningful community participation is also required 

in connection with the City’s Assessment of Fair 

Housing (AF). As such, a Summary of Community 

Engagement is included within this Appendix. 
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S U M M A R Y  O F  C O M M U N I T Y  E N G A G E M E N T  
Beginning of 2023, the City conducted a variety of outreach and engagement efforts detailed in 
this Appendix. As required by government Code Section 65585 (b)(2), all written comments 
regarding the Housing Element made by the public have been provided to each member of the 
City Council.  

1. Community Workshop #1 
On January 26, 2023, the City held its first virtual community workshop to introduce the 
Housing Element update process and provide details on how the community could stay 
engaged through adoption and certification. The workshop and presentation were made 
available in both English and Spanish, and the recordings for both are available on the City’s 
webpage.  

Participants were able to 
provide thoughts and input in 
real-time through live polling 
activities and a Q&A. Feedback 
received noted the high cost of 
housing in Scotts Valley and the 
lack of housing choices. 
Additionally, participants 
shared that the high cost of 
rent and property costs makes 
it too expensive to live in Scotts 
Valley.  

When it came down to the 
selection of housing types, 
workshop participants noted a 
greater need for affordable 
housing units and multi-family 
housing. As shown below, 
Townhomes, Duplex/Triplex, 
and Housing for Persons with 
Disabilities were also tied as a 
need in housing types within 
the City.  

Lastly, workshop participants were asked about what they valued about Scotts Valley’s existing 
neighborhoods. They emphasized the importance of schools, walkability, proximity of resources, 
open space, parks, and low crime.  
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2. Joint Study Session 
On April 5th, 2023, Staff presented to City Council, Planning Commission, and members of the 
public during a joint Study Session. The presentation provided introductory information on the 
Housing Element Update process, details on the City’s RHNA allocation, and strategies for 
addressing the 6th Cycle RHNA. The Study Session was organized to solicit input and 
recommendations from Planning Commission, City Council, and members of the public. 
Recordings of the meeting is available on the Housing Element Update webpage.  

3. Housing Element Update Webpage 
The City maintains a Housing Element Update webpage that was created to provide background 
information and guide the public to outreach events and resources throughout the course of 
the update process. The website provides information about the update process, key features 
of the housing element, recorded meetings, a project timeline, resources, and contact 
information.  

The website is available at: https://tinyurl.com/th67rbyn 

All outreach materials, reports, and Drafts are available to the public through the Housing 
Element Update webpage.  
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P u b l i c  C o m m e n t s  
This section contains all public comments submitted throughout the Housing Element Update 
process.  
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The Glossary appendix provides definitions of terms 

and a list of acronyms used throughout the Housing 

Element. 
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G L O S S A R Y  
Above Moderate-Income Household. A household with an annual income usually greater than 
120 percent of the area median income adjusted by household size, as determined by a survey 
of incomes conducted by a city or a county, or in the absence of such a survey, based on the 
latest available legibility limits established by the U.S. Department of Housing and Urban 
Development (HUD) for the Section 8 housing program. 

Accessory Dwelling Unit (ADU). A smaller, independent residential dwelling unit located on the 
same lot as a standalone single-family home. The Planning and Zoning Law authorizes a local 
agency to provide, by ordinance, for the creation of accessory dwelling units in single-family 
and multifamily residential zones and requires such an ordinance to impose standards on 
accessory dwelling units, including, among others, lot coverage. Existing law also requires such 
an ordinance to require the ADU to be either attached to, or located within, the living area of 
the proposed/existing primary dwelling, or detached from the proposed/existing primary 
dwelling and located on the same lot as the proposed or existing primary dwelling. 

Agricultural Housing. Dwellings and/or living quarters for farm laborers, or other types of 
dwellings determined to be substantially similar to the above by the Director of Community 
Development. 

Affirmatively Furthering Fair Housing (AFFH).  Taking meaningful actions, in addition to 
combating discrimination, that overcome patterns of segregation and foster inclusive 
communities free from barriers that restrict access to opportunity based on protected 
characteristics. The duty to affirmatively further fair housing extends to all of a public agency’s 
activities and programs relating to housing and community development.  

Affordable Housing Cost. For lower-income households is defined in State law as not more than 
30 percent of gross household income with variations (Health and Safety Code Section 
50052.5). 

Area Median Income (AMI). The midpoint of a geographic area’s income distribution, to 
account for regional differences in cost of living. 

Assisted Housing. Generally multi-family rental housing, but sometimes single-family 
ownership units, whose construction, financing, sales prices, or rents have been subsidized by 
federal, state, or local housing programs. These types of units include,  but are not limited to 
Federal Section 8 (new construction, substantial rehabilitation, and loan management set-
asides), Federal Sections 213, 236, and 202, Federal Sections 221 (d) (3) (below-market interest 
rate program), Federal Sections 101 (rent supplement assistance), CDBG, FMHA Sections 515, 
multi-family mortgage revenue bond programs, local redevelopment and in lieu fee programs, 
and units developed pursuant to local inclusionary housing and density bonus programs.  
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Below-Market-Rate (BMR). Any housing unit specifically priced to be sold or rented to low- or 
moderate income households for an amount less than the fair-market value of the unit. Both 
the State of California and the U.S. Department of Housing and Urban Development set 
standards for determining which households qualify as “low income” or “moderate income.” 
The financing of housing at less than prevailing interest rates. 

Build-Out. That level of urban development characterized by full occupancy of all developable 
sites in accordance with the General Plan; the maximum level of development envisioned by 
the General Plan. Build-out does not assume that each parcel is developed to include all floor 
area or housing units possible under zoning regulations. 

Building Height. The vertical distance from the highest point of a structure to either the natural 
grade or the finished grade of the structure pad, whichever is greater, excluding basements or 
crawl spaces around the structure which are below grade and not created by a fill; provided, 
however, that for the purposes of measuring height, chimneys, flagpoles, and radio and 
television aerials shall not be considered a part of the structure.  

California Department of Housing and Community Development (HCD). The State Department 
responsible for administering State-sponsored housing programs and for reviewing housing 
elements to determine compliance with State housing law.  

Community Care Facility. A 24-hour residential facility providing care for persons, including: the 
elderly, persons in an alcoholism or drug abuse recovery or treatment facility, persons in a 
facility for mentally disordered, handicapped persons or dependent and neglected children, 
persons in an intermediate care facility/developmentally disabled-habilitative, intermediate 
care facility/developmentally disabled-nursing, and congregate living health facilities. A 
Community Care Facility may be located in any type of residence. 

Community Development Block Grant (CDBG). A grant program administered by the U.S. 
Department of Housing and Urban Development (HUD) on a formula basis for entitled 
communities and administered by the State Department of Housing and Community 
Development (HCD) for non-entitled jurisdictions. This grant allots money to cities and counties 
for housing rehabilitation and community development, including public facilities and economic 
development. 

Condominium. A multi-family building where the units are individually owned, and the 
common space is owned collectively by condominium unit owners. A condominium structure 
may have two or more units. 

Covenants, Conditions, and Restrictions (CC&Rs). A term used to describe limitations that may 
be placed on property and its use, and which usually are made a condition of holding title or 
lease. DRAFT
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Density Bonus. A density increases for residential units over the otherwise allowed residential 
density under the applicable zoning and land use designation when a percentage of the units 
provided are for lower income households on the date an application is deemed complete.  

Deed. A legal document which affects the transfer of ownership of real estate from the seller to 
the buyer. 

Developable Land. Land that is suitable as a location for structures and that can be developed 
free of hazards to, and without disruption of, or significant impact on, natural resource areas. 

Discretionary Action. An action or approval which requires the exercise of judgment or 
deliberation when the City decides to approve or disapprove a project. 

Down Payment. Money paid by a buyer from his own funds, as opposed to that portion of the 
purchase price which is financed. 

Dwelling. Any building or portion thereof, designed or used as the residence or sleeping place 
of one or more persons.  

Dwelling, Multifamily. Building, or portion thereof, designed or used for residence purposes by 
two or more families or housekeeping units.  

Dwelling, Single-Family. Detached building designed or used for residence purposes by one 
family or housekeeping unit.  

Dwelling Unit. Any building, or portion thereof, designed or used as the residence or sleeping 
place of one or more persons.   

Emergency Shelters. Housing with minimal supportive services that is limited to occupancy of 
six months or less.  

Extremely Low-Income Household. A household with an annual income that is less than 30 
percent of the area median family income adjusted by household size, as determined by a 
survey of incomes conducted by a city or a county, or in the absence of such a survey, based on 
the latest available eligibility limits established by the U.S. Department of Housing and Urban 
Development (HUD) for the Section 8 housing program. 

Family. A person or persons related by blood, marriage or adoption or a group of not more 
than five persons, excluding servants, not related by blood, marriage or adoption, living 
together as a single housekeeping unit in a dwelling unit.  

Fair Market Price. The rent, including utility allowances, determined by the United States 
Department of Housing and Urban Development for purposed of administering the Section 8 
Program. 
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General Plan. The General Plan is a legal document, adopted by the legislative body of a City or 
County, setting forth policies regarding long-term development. California law requires the 
preparation of seven elements or chapters in the General Plan: Land Use, Housing, Circulation, 
Conservation, Open Space, Noise, and Safety. Additional elements are permitted, such as 
Economic Development, Urban Design and similar local concerns.  

Goal. A general, overall, and ultimate purpose, aim, or end toward which the City will direct 
effort. 

Gross Monthly Income (GMI). Total income before any deductions.  

HAMFI. HUD Area Median Family Income. This is the median family income calculated by HUD 
for each jurisdiction, in order to determine Fair Market Rents (FMRs) and income limits for HUD 
programs. 

Housing and Community Development Department (HCD). The State agency that has principal 
responsibility for assessing, planning for, and assisting communities to meet the needs of low- 
and moderate-income households. 

Housing Choice Voucher Program. (See “Section 8 Rental Assistance Program.”) 

Housing Cost. Commonly includes rent or mortgage payments, utilities (gas, electricity, water, 
sewer, garbage, recycling, green waste), and property taxes and insurance on owner-occupied 
housing.   

Housing Element. One of the seven State-mandated elements of a local general plan, it 
assesses the existing and projected housing needs of all economic segments of the community, 
identifies potential sites adequate to provide the amount and kind of housing needed, and 
contains adopted goals, policies, and implementation programs for the preservation, 
improvement, and development of housing. Under State law, Housing Elements must be 
updated every five years. 

Housing Unit. The place of permanent or customary abode of a person or family. A housing unit 
may be a single-family dwelling, a multi-family dwelling, a condominium, a modular home, a 
mobile home, a cooperative, or any other residential unit considered real property under State 
law. 

HUD (U.S. Department of Housing and Urban Development). An executive departments of the 
U.S. federal government which administers federal housing and urban development laws. Infill 
Development. Refers to building within unused and underutilized lands within existing 
development patterns, typically but not exclusively in urban areas. 

 Jobs-Housing Balance. A ratio used to describe the adequacy of the housing supply within a 
defined area to meet the needs of persons working within the same area. The General Plan 
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uses SCAG’s definition which is a job total equal to 1.2 times the number of housing units within 
the area under consideration. 

Land Use Classification. A system for classifying and designating the appropriate use of 
properties. 

Live-Work Units. Buildings or spaces within buildings that are used jointly for commercial and 
residential purposes where the residential use of the space is secondary or accessory to the 
primary use as a place of work. 

Low Barrier Navigation Centers (LBNC). A “Housing First,” low barrier, temporary, service-
enriched shelter that helps homeless individuals and families to quickly obtain permanent 
housing.  

Lot. Parcel of land consisting of a single parcel of record.  

Lot Coverage. The maximum lot area which may be covered with buildings and structures. 
Buildings and structures include all land covered by principal buildings, garages and carports, 
accessory structures, covered decks and gazebos, and other enclosed and covered areas; but 
not standard roof overhangs, cornices, eaves, uncovered decks, swimming pools, paved areas 
such as walkways, driveways, patios, uncovered parking areas or roads. All areas of coverage 
are computed in terms of net lot area at ground level. 

Low-Income Household. A household with an annual income usually between 51 and 80 
percent of the area median income adjusted by household size, as determined by a survey of 
incomes conducted by a city or a county, or in the absence of such a survey, based on the latest 
available eligibility limits established by the U.S. Department of Housing and Urban 
Development (HUD) for the Section 8 housing program. 

Low-Income Housing Tax Credits. Tax reductions provided by the federal and State 
governments for investors in housing for low-income households. 

Mixed Use. Development that contains both commercial (retail or office) uses and residential 
uses.  

Mobile Home. A vehicle designed and equipped for human habitation, and for being drawn 
behind a vehicle. Such mobile home must either be constructed after September 15, 1971 and 
issued an insignia of approval by the California Department of Housing and Community 
Development and permanently located on a permanent foundation system, or be constructed 
after July 15, 1976, and issued an insignia of approval by the U.S. Department of Housing and 
Urban Development and permanently located on a permanent foundation system, or other 
type of housing determined to be substantially similar to the above. 
DRAFT

Page 240 of 271



 H O U S I N G   

 A P P E N D I X  H  | H - 7  

Mobile Home Park. A development or subdivision of an existing parcel, or contiguous parcels, 
of land for the purpose of separate sale, lease, or financing to allow the installation of mobile 
homes or manufactured homes. 

Moderate-Income Household. A household with an annual income usually between 81 and 120 
percent of the area median income adjusted by household size, as determined by a survey of 
incomes conducted by a city or a county, or in the absence of such a survey, based on the latest 
available eligibility limits established by the U.S. Department of Housing and Urban 
Development (HUD) for the Section 8 housing program. 

Multi-Family Residence. A building or a portion of a building used and/or designed as 
residences for two or more families living independently of each other. This Includes: duplexes, 
triplexes, and fourplexes (detached buildings under one ownership with two, three, or four 
residential units (respectively) in the same building); and apartments (five or more units under 
one ownership in a single building); attached unit projects such as condominiums and 
townhouses; and Boarding House. This use type may include other residential types determined 
to be substantially similar to the above by the City of Scotts Valley Director of Community 
Development, or designee. 

Ordinance. A law or regulation set forth and adopted by a governmental authority, usually a 
city or county. 

Overcrowding. The U.S. Census defines an overcrowded unit as one occupied by 1.01 persons 
or more per room. Units with more than 1.5 persons per room are considered severely 
overcrowded. Overcrowding increases health and safety concerns and stresses the condition of 
the housing stock and infrastructure. Overcrowding is strongly related to household size and 
the availability of suitably sized housing. Overcrowding impacts both owners and renters; 
however, renters are generally more significantly impacted. In 2000, renter households were 
three times more likely than owners to be overcrowded, regardless of household size.  

Parcel. A lot or tract of land. 

Person with a Disability. Any individual (1) with a physical or mental impairment that 
substantially limits one or more major life activities; (2) with a record of such impairment; or (3) 
who is regarded as having such an impairment. A physical or mental impairment includes, but is 
not limited to, conditions such as orthopedic, visual, speech and hearing impairments, cerebral 
palsy, autism, epilepsy, muscular dystrophy, multiple sclerosis, cancer, heart disease, diabetes, 
Human Immunodeficiency Virus (HIV), developmental disabilities, mental illness, drug 
addiction, and alcoholism. 

Planning Area. The area directly addressed by the general plan. A city’s planning area typically 
encompasses the city limits and potentially annexable land within its sphere of influence. DRAFT
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Planned Unit Development (PUD). Form of development usually characterized by a unified site 
design for a number of housing units, clustered buildings and the provision of common open 
space, density increases and a mix of building types and land uses.  

Planning Commission. Planning Commission of the City of Scotts Valley.  

Policy. A specific statement of principle or of guiding action that implies clear commitment but 
is not mandatory. A general direction that a governmental agency sets to follow, in order to 
meet its objectives before undertaking an action program. (See “Program.”) 

Poverty Level. As used by the U.S. Census, families and unrelated individuals are classified as 
being above or below the poverty level based on a poverty index that provides a range of 
income cutoffs or “poverty thresholds” varying by size of family, number of children, and age of 
householder. The income cutoffs are updated each year to reflect the change in the Consumer 
Price Index. 

Program. An action, activity, or strategy carried out in response to adopted policy to achieve a 
specific goal or objective. Policies and programs establish the “who,” “how” and “when” for 
carrying out the “what” and “where” of goals and objectives. 

Quasi-Public Uses. Uses owned or operated by a nonprofit, religious or philanthropic institution 
and providing educational, cultural, recreational, religious or similar types of public programs.  

Recreation, Commercial. Clubs or recreation facilities operated as a business which may or may 
not be open to the general public for a fee.  

Recreation, Private. Clubs or recreation facilities of a noncommercial nature operated by a 
nonprofit organization and open only to bona fide members of such nonprofit organizations.  

Residential. Land designated in the General Plan and zoning ordinance for building consisting of 
dwelling units. May be improved, vacant, or unimproved. (See “Dwelling Unit.”) 

Residential Care Facility. A facility that provides 24-hour care and supervision to its residents  

Retail Service. Use engaged in providing retail sale or rental of items primarily intended for 
consumer or household use, including but not limited to the following: groceries, meat, 
vegetables, dairy products, baked goods, candy and other food products; liquor and bottled 
goods; household cleaning and maintenance products; drugs; cards, stationery, notions, 
tobacco products, cosmetics and specialty items; flowers, plants and garden products; hobby 
materials; toys; handcrafted items; clothing, shoes, apparel, jewelry, fabrics and like items; 
cameras and photography equipment; furniture, furnishings, appliances, antiques, art objects, 
paint and wallpaper, floor coverings and lighting fixtures; office supplies; musical instruments; 
hardware and building supplies; and bicycles, mopeds and automotive parts and accessories.  
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Rezoning. An amendment to the map to effect a change in the nature, density, or intensity of 
uses allowed in a zoning district and/or on a designated parcel or land area. 

Section 8 Rental Assistance Program. A federal (HUD) rent-subsidy program, which is one of 
the main sources of federal housing assistance for low-income households, operates by 
providing “housing assistance payments” to owners, developers, and public housing agencies to 
make up the difference between the “Fair Market Rent” of a unit (set by HUD) and the 
household’s contribution toward the rent, which is calculated at 30 percent of the household’s 
adjusted gross monthly income (GMI). “Section 8” includes programs for new construction, 
existing housing, and substantial or moderate housing rehabilitation. Now referred to as 
Housing Choice Voucher Program. 

Senior Housing. Typically, one- and two-bedroom apartments or condominiums designed to 
meet the needs of persons 62 years of age and older or, if more than 150 units, persons 55 
years of age and older, and restricted to occupancy by them. 

Shared Living Facility. The occupancy of a dwelling unit by persons of more than one family in 
order to reduce housing expenses and provide social contact, mutual support, and assistance. 
Shared living facilities serving six or fewer persons are permitted in all residential districts by 
Section 1566.3 of the California Health and Safety Code. 

Single-Family Dwelling, Attached. A dwelling unit occupied or intended for occupancy by only 
one household that is structurally connected with at least one other such dwelling unit. (See 
“Townhouse.”) 

Single-Family Dwelling, Detached. A dwelling unit occupied or intended for occupancy by only 
one household that is structurally independent from any other such dwelling unit or structure 
intended for residential or other use.  

Single Housekeeping Unit. A residence with two or more members, whose members are a non-
transient interactive group of persons jointly occupying a single dwelling unit, including but not 
limited to the joint use of common areas and sharing household activities and responsibilities 
such as meals, chores, and expenses. 

Single Room Occupancy (SRO). A building or buildings constructed or converted for residential 
living consisting of one-room dwelling units, where each unit is occupied by a single individual 
or two persons living together as a domestic unit, and where the living and sleeping space are 
combined. A one-room dwelling unit is not required to contain a bathroom or a kitchen except 
that if a bathroom or kitchen is not provided within the unit such common facilities shall be 
provided on-site for residents. A unit that contains both a bathroom and kitchen shall be 
considered a studio unit and not a Single Room Occupancy Unit. Common facilities for laundry 
may or may not be provided on-site. DRAFT
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Site Coverage. Percentage of site area covered by impervious surfaces, including all structures, 
opened, or enclosed or projections of structures.  

Special Needs Group. Government Code Section 65583 (a)(7) defines special housing needs 
includes the elderly; persons with disabilities, including a developmental disability, as defined in 
Section 4512 of the Welfare and Institutions Code; large families; farmworkers; families with 
female heads of households; and families and persons in need of emergency shelter.  

Substandard Housing. Residential dwellings that, because of their physical condition, do not 
provide safe and sanitary housing. 

Supportive Housing. Housing with no limit on length of stay, that is occupied by the target 
population, and that is linked to onsite or offsite services that assist the supportive housing 
resident in retaining the housing, improving his or her health status, and maximizing his or her 
ability to live and, when possible, work in the community; as defined by Section 50675 of the 
California Health and Safety Code.  

Target Population. Target population refers to people with low incomes who have one or more 
disabilities, including mental illness, HIV or AIDS, substance abuse, or other chronic health 
condition, or individuals eligible for services provided pursuant to the Lanterman 
Developmental Disabilities Services Act (Division 4.5 (commencing with Section 4500) of the 
Welfare and Institutions Code) and may include, among other populations, adults, emancipated 
minors, families with children, elderly people, young adults aging out of the foster care system, 
individuals exiting from institutional settings, veterans, and people experiencing homelessness. 

Tenure. If a unit is owner occupied or renter occupied.  

Townhouse. A single-family unit constructed in a group of three or more attached units in 
which each unit extends from the foundation to the roof and with its own front and rear access 
to the outside. A townhouse unit can be individually owned. 

Transitional Housing. Temporary rental housing intended for occupancy by target populations 
transitioning to permanent housing that is operated under program requirements calling for 
the termination of assistance and recirculation of the assisted unit to another eligible program 
recipient at some predetermined future point in time, which shall be no less than six months as 
defined in Section 50675.2 of the California Health and Safety Code.  

Use. Purpose for which a site or structure is arranged, designed, intended, constructed, 
erected, moved, altered or enlarged or for which either a site or structure(s) may be occupied 
or maintained.  DRAFT
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Zone or Zoning district. Portion of the territory of the city within which certain uniform 
regulations and requirements or various combinations thereof, apply under the provisions of 
Scotts Valley Municipal Code (SVMC) Title 17.  

Zoning Map. Official zoning map or maps of the City of Scotts Valley, adopted by the city 
council and effective upon the effective date of the ordinance codified in this title, together 
with all amendments thereto hereafter made.  

Zoning Permit. Document signed by the building inspector, as required in this title, as a 
condition precedent to the commencement of a use or the erection, construction, 
reconstruction, restoration, alteration, conversion or installation of a structure or building 
which acknowledges that such use, structure or building complies with the provisions of this 
title.  
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A C R O N Y M S   
AMBAG: Association of Monterey Bay Area 
Governments  
ACS: American Community Survey.  
ADU: Accessory Dwelling Unit 
ACS: American Community Survey 
ADA: Americans with Disabilities Act 
AFFH: Affirmatively Furthering Fair Housing 
AMI: Area Median Income 
BMR: Below Market Rate 
CAR: California Association of Realtors 
CEQA: California Environmental Quality Act 
CCCE: Central Cost Community Energy 
CCCIL: Central Coast Center for 
Independent Living 
CDDS: California Department of 
Developmental Services  
CDBG: Community Development Block 
Grant 
CHAS: Comprehensive Housing Affordability 
Strategy  
CPCU: California Public Utilities Commission 
DFEH: Department of Fair Employment and 
Housing  
ELI: Extremely Low-Income  
FHEO: Office of Fair Housing and Equal 
Opportunity  
FAR: Floor Area Ratio 
FEMA: Federal Emergency Management 
Agency 
FMR: Fair Market Rate 
GMI: Gross Median Income 
HAMI: HUD Area Median Income  
HAMFI: HUD Area Median Family Income 

HCD: Housing and Community 
Development  
HUD: Development Housing and Urban 
Development  
HCVP: Section 8 Housing Choice Voucher 
HH: Household 
HMDA: Home Mortgage Disclosure Act 
HOA: Homeowners Association 
ICC: International Code Council  
LBNC: Low-Barrier Navigation Center 
LEAP: Local Early Action Planning 
LIHTC: Low Income Housing Tax Credit  
MCC: Mortgage Credit Certificate  
MHI: Median household Income  
MSA/MD: Metropolitan Statistical Area/ 
Metropolitan Division 
OEHHA: Office of Environmental Health 
Hazard Assessment  
PIT: Point-in-Time 
PG&E: Pacific Gas and Electric Company 
RMCC: Reissued Mortgage Credit Certificate  
R/ECAP: Racially Concentrated Areas of 
Poverty  
RCAA: Racially Concentrated Areas of 
Affluence  
RHNA: Regional Housing Needs Assessment 
ROI: Regional Opportunity Index 
SRO: Single-Room Occupancy Unit 
SVSLA: Scotts Valley Senior Life Association 
SVMC: Scotts Valley Municipal Code 
SB: Senate Bill 
TCAC: California Tax Credit Allocation 
Committee 
UC: University of California
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Attachment 2 –Public Comments on Public Review Draft Housing Element (May 
19-June 22) 

Public Comment 

Author Comment 

Housing 
Choices 

Affirmatively Further Fair Housing by Producing More Extremely Low-Income 
Housing. 
Not only is disability the highest-ranked source of Fair Housing complaints in Santa Cruz 
County, a growing body of Santa Cruz County data indicates that Black, Indigenous and 
other People of Color (BIPOC) with disabilities experience higher rates of severe rent 
burden than either BIPOC without disabilities or whites with disabilities. Such disparities 
in the experience of severe rent burden, housing instability and displacement from the 
City of Scotts Valley are attributable to the shortage of housing priced to be affordable to 
Extremely Low Income (ELI) households with incomes below 30% of Area Median 
Income. Multiple barriers including high land and construction costs and limited funding 
make it difficult for developers to produce Extremely Low Income units that would help to 
reduce such disparities. Local zoning and other policies that lead to increased production 
of Extremely Low Income units, as well as city staff dedicated to implementing and 
overseeing those policies, will Affirmatively Further Fair Housing in the City of Scotts 
Valley and decrease displacement and homelessness for the most at-risk residents, 
including people with developmental disabilities.  
Suggested Language from Commenter: The City of Scotts Valley’s plans to Affirmatively 
Further Fair Housing for Black, Indigenous and other People of Color, particularly those 
with disabilities, shall include policies designed to increase the production of Extremely 
Low Income units, as well as adequate staff capacity to implement and monitor the 
impact of these policies. 

Establish and monitor a quantitative goal.  
Tracking the City’s success in housing people with developmental disabilities is essential 
to determine whether policies and programs are having an effect in overcoming historic 
patterns of discrimination and exclusion of people with developmental disabilities from 
affordable housing. A goal of 20 new Extremely Low-Income housing units for City of 
Scotts Valley residents with developmental disabilities over the period of the 2023-2031 
Housing Element would represent meaningful progress towards the total unmet housing 
need of this special needs group.  
Suggested Language from Commenter: The City of Scotts Valley shall monitor progress 
towards a quantitative goal of 20 new Extremely Low Income housing units that are 
subject to a preference for people with developmental disabilities needing the 
coordinated services provided by San Andreas Regional Center to live inclusively in 
affordable housing. 
Target City-Owned Land, Land Dedicated to Affordable Housing and City Housing 
Funds to Achieve City-Specific Priorities.  
City-owned land, land dedicated to affordable housing development through a land trust 
or under an inclusionary housing ordinance, and city housing funds are often essential to 
the development of affordable housing that is financially feasible. In creating guidelines 
for the scoring of any competitive proposals for these scarce resources, the City should 
grant additional points to affordable housing projects that address the housing needs of 
the residents who are most difficult to house under existing state and federal housing 
finance programs--for example, by prioritizing proposals with a higher number of 
Extremely Low Income units or that make a percentage of units subject to a preference 
for identified categories of special needs people who would benefit from coordinated 
onsite services, including but not limited to people with developmental disabilities who 
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Public Comment 

Author Comment 
benefit from services of the San Andreas Regional Center. Example: City of San Jose 
Housing Department NOFA; San Mateo County Affordable Housing Fund NOFA 
Suggested Language from Commenter: In publishing requests for competitive proposals 
for any city-owned land, land dedicated to affordable housing or city housing funds, the 
City of Scotts Valley shall grant additional points to proposals that address the city’s most 
difficult to achieve housing priorities, by, for example, providing a greater number of 
Extremely Low-Income units or committing to make a percentage of the units subject to a 
preference for people with special needs who will benefit from coordinated onsite 
services, such as people with developmental disabilities who receive services from the 
San Andreas Regional Center. 

Amend Density Bonus Program.  
Like many state and federal housing finance programs, the state density bonus program 
incentivizes the production of housing at the Low and Very Low Income level. But in 
counties like Santa Cruz County, with one of the highest Area Median Incomes in the 
state, these incentives have the effect of making much of the available affordable housing 
out of reach for residents on fixed incomes (including seniors and persons with 
disabilities) or who are working in low wage jobs and are thus unable to meet minimum 
income requirements to afford the rent assigned to the Very Low Income category. The 
City of Scotts Valley should update its density bonus program to conform with current 
state density bonus law which has increased the maximum density bonus allowed. In 
addition, the city should include in its updated density bonus program incentives which go 
above and beyond the state density bonus law to make it more responsive to the impact 
of Santa Cruz County’s high Area Median Income on the affordability of housing for 
Scotts Valley residents who are Extremely Low Income. The city should also include 
additional incentives for projects that make a percentage of units subject to a preference 
for identified categories of special needs populations who experience the greatest 
barriers to housing access including but not limited to people with developmental 
disabilities who benefit from services of the Golden Gate Regional Center. 
Suggested Language from Commenter: In addition to implementing the California density 
bonus statute, the City shall provide an additional local density bonus, incentives, and/or 
concessions for housing projects that include at least 5% of the units for people at the 
Extremely Low-Income affordability level or commit to make a percentage of the units 
subject to a preference for people with special needs who will benefit from coordinated 
onsite services, such as people with developmental disabilities who receive services from 
the Golden Gate Regional Center. 

Amend Inclusionary Housing Ordinance to Apply Restrictions to Rental Housing.  
California law (AB 1505, the “Palmer Fix”) explicitly allows cities to adopt inclusionary 
housing ordinances that address a range of income levels from moderate-income to 
extremely low-income. The City should take advantage of this authority to make its 
ordinance more responsive to local needs by offering developers of rental housing a 
menu of options for including affordable units, for example, by setting a higher 
percentage of units priced for moderate income and a lower percentage of units priced 
for extremely low income or targeted to special needs populations. Such a menu would 
address a broader range of the City of Scotts Valley’s housing needs, while giving 
developers more options for meeting the inclusionary requirement. Example: San Mateo 
County Inclusionary Affordable Housing Ordinance; Redwood City Affordable Housing 
Ordinance 
Suggested Language from Commenter: The City of Scotts Valley shall revise its 
inclusionary housing ordinance to require developers of rental housing units to restrict 
some units to moderate, low, very low, and/or extremely low-income households. In 
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addition developers will be offered a menu of options for achieving affordability, adjusting 
the percentage of units required to be affordable depending on the degree of affordability 
achieved (moderate-income, low income, very low income, and extremely low income) or 
special needs groups targeted, including, for example, people with developmental 
disabilities who will benefit from coordinated onsite services provided by the San Andreas 
Regional Center. 
Extremely Low-Income Accessory Dwelling Units. As part of a larger plan to increase 
the supply 
of Accessory Dwelling Units (ADUs), the City should consider creating a financing 
program for homeowners who build ADUs and rent them for at least 15 years at 
Extremely Low Income rent levels or that are subject to a preference for identified 
categories of special needs people who would benefit from coordinated onsite services, 
including but not limited to people with developmental disabilities who benefit from 
services of the San Andreas Regional Center. Example: Portland System Development 
Charge Exemptions; LA Backyard Homes Project 
Suggested Language from Commenter: Subject to funding availability, the City shall 
devise a program of financing for Accessory Dwelling Units subject to rent restrictions for 
at least 15 years at Extremely Low-Income rent levels and/or that target special needs 
populations, such as people with developmental disabilities who will benefit from 
coordinated services provided by the San Andreas Regional Center. 

Reduce Parking Requirements for People with Developmental and Other 
Disabilities.  
Because most adults with developmental disabilities do not drive or own a car, the City 
should revise its ordinances to limit parking required for affordable units for people with 
developmental disabilities to 0.5 space for each affordable studio or 1 bedroom unit and 1 
space for an affordable 2 bedroom unit or larger. A similar reduction is recommended for 
affordable, physically accessible units. Example: Sunnyvale Parking Requirements for 
Special Housing Developments 

Suggested Language from Commenter: The City of Scotts Valley shall encourage the 
inclusion of people with developmental and other disabilities in affordable housing by 
recognizing their transit dependence and establishing lower parking ratios for units 
targeted to people with developmental and other disabilities than would otherwise be 
required for affordable housing. 

Affirmative Marketing of Physically Accessible Units:  
Developers are allowed to affirmatively market accessible units to disability-serving 
organizations in Santa Cruz County (i.e. San Andreas Regional Center, Housing Choices 
Coalition for Persons with Developmental Disabilities, Central Coast Center for 
Independent Living and others) but rarely take this step. Affirmative marketing is 
particularly needed by people with developmental disabilities who, because of cognitive, 
communication and social impairment, often rely on housing navigation services funded 
by the San Andreas Regional Center to learn about and apply for affordable housing. 
Suggested Language from Commenter As a condition of the disposition of any city-
owned land, the award of city financing, any density bonus concessions, or land use 
exceptions or waivers for any affordable housing project, the City of Scotts Valley shall 
require that the housing developer implement an affirmative marketing plan for state-
mandated physically accessible units which, among other measures, provides disability-
serving organizations adequate prior notice of the availability of the accessible units and 
a process for supporting people with qualifying disabilities to apply. 
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Letter 
from 
Michael 
Shulman 

It is rather confusing that there is identical numbering for the Policies and the Programs, 
as (for example) Policy H-1.1 speaks to housing variety in general while Program H-1.1 is 
specific to the 6th cycle RHNA. Since this document will be used for the next 10 years, 
there could be some benefit to having some nomenclature distinction between these two 
classes (“PoH-1.1” v “PrH-1.1”, for example). 

Program H-1.1 (RHNA): Table F-2 shows very encouraging numbers that bely publicly 
expressed concerns over the RHNA assigned to SV. Table F-6 takes an appropriately 
expanded view of the housing opportunities at the Town Center, recognizing the potential 
to redevelop certain existing parcels beyond their current singularly commercial purpose. 
The re-zoning opportunities along SV Drive, in addition to offering housing sites, can also 
generate long-needed economic revitalization along this corridor. But it is not clear why 
the rezoning is being proposed for only 33 identified parcels. An overlay zone that allows 
all property owners an ability to participate avoids the potential trap of the City attempting 
to pick winners-and-losers based on the ephemeral and potentially transient reasons 
offered on Page F-19. Identifying just these 33 parcels also creates unjustified inequitable 
development opportunities between adjacent parcels that may put the City on tenuous 
legal footing. We can’t know who will want to redevelop or who will constructively engage 
in lot consolidation; properties can change hands and zoning-based advantages can 
simply raise the perceived value of a parcel rather than necessarily lead to its prompt 
development. 
There should also be more consideration given to allow 100% residential along at least 
some portions of this corridor rather than insist on minimum 30% commercial 
development. There simply may not be a viable market for commercial anytime soon and 
the encumbrance on all properties is counterproductive. The City’s economic viability no 
longer relies on the sales and business tax generation that was the basis for the non-
residential legacy zoning of SV Drive. A high density residential overlay combined with 
PD (planned development) regulations along SV Drive, from Mt. Hermon all the way to 
Victor Square, could simplify and stimulate redevelopment, make great strides towards 
fulfilling our RHNA, and provide more resident wallets that will drive economic growth in 
our existing retail and employment centers. 

Program H-1.4 (ADU) – ADUs are perceived as an easy fix to affordable housing 
challenges because their small size makes them inherently more affordable, and by 
spreading them out within existing neighborhoods it can diffuse the opposition often 
associated with larger residential developments. But we should not overlook the adverse 
impacts they can have on fully developed neighborhoods by introducing more cars and 
traffics without any commensurate expansion of infrastructure, the loss of vegetation and 
open space (which matters, even when on individual parcels), and the crowding of 
structures and potential loss of privacy (depending on how the ADU is sited). ADUs 
should be accommodated where they work well in a particular neighborhood but we 
should be cautious about incentivizing them (as per H-2.2, Design Review). We can 
achieve our RHNA through commercial rezoning and undeveloped residential properties 
without reliance on one-off ADUs that warrant selective support and individual 
consideration; they are essentially a neighborhood-level ‘remodel’ and the incentives 
should focus on retaining the positive qualities of that neighborhood rather than be driven 
by quantity of units. The total number of projected ADUs shown in Table F-2 (40) speak 
to their near irrelevance to meeting SV’s RHNA. Some actions proposed are contrary to 
good planning and pose enforcement challenges -- permit ready ADU plans may conflict 
with the character of a property or neighborhood, and affordability deed restrictions on 
individual property owners are intrusive, difficult to effectively regulate, and can generate 
conflict when the property changes hands. 
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Program H-1.5 (removal of constraints) – This program needs more substance; it only 
says we’ll talk about it and conduct research. Yet despite this ambiguity, it seems to have 
concluded that parking  
requirements are a fair target. Everyone hates parking except when it is a challenge for 
them or their guests / customers to find a space. In MF and commercial developments, 
minimum parking requirements exist for clear and valid reasons. SV has other legacy 
development constraints (building heights, densities, commercial v residential 
percentages, etc.) that do not necessarily have such clear rationale, at least in a broad, 
one-size-fits-all sense; see also my comment on page C-3 below. The concept behind 
this program is worthwhile but the text is insufficiently ambitious. To say “if constraints are 
identified, adopt changes with(in) two years” will not lead to changes if those who have 
maintained the constraints are those who are now supposed to identify them. The Actions 
should identify both the process (who, how, and when) and specific objectives for the 
program. For example, the Planning Commission could be charged with identifying the 
nexus between the residential development standards and our planning objectives, and 
then making recommendations (within one year) for balancing these with our affordable 
housing goals. 

Program H-1.7 (affordable housing) – Applying the inclusion ordinance City-wide doesn’t 
change the financial realities associated with creating lower-cost housing from high-cost 
land. It simply creates a new constraint (see Program H-1.5) on hillside properties or 
existing neighborhoods whose development future is more likely to consist of 
replacement rather than additional housing. Instead, we might consider associating the 
inclusionary ordinance with zoning density and/or project scale, having it apply for all MF 
zones and developments exceeding 5 units where it is much more practical to create 
affordable units. 

Policy H-2.1 (property maintenance) – The Policy (and Program) statements refer to 
property maintenance standards, but it is not clear that local government has an 
enforceable role beyond issues associated with health and safety codes. Zoning and 
building codes are generally applied only during the permitting process. The H-2.1 Policy 
and Program (and its underlying actions) text may need clarification. The City does not 
want neighbors with different aesthetic preferences to drag the City into squabbles over 
paint colors, landscaping, and similar conflicts that can arise and really need to be 
resolved between the parties. 

Policy H-3.1 (special needs groups) – It is not clear whether the expansive identification 
of these groups (as discussed on pages B-15 through B-24) is defined by the State or 
just reflects the opinion of the authors. Large families, single parents, and college 
students have housing affordability challenges that seem quite similar to those of the 
general population. Identifying them as a “special needs group” dilutes our ability to focus 
on the unique affordability challenges of those dependent on special housing 
accommodations (such as seniors, disabled, and extremely low income). While page B-
23 cites 2020 ACS data showing 1,267 college or grad school students living in SV (a full 
10% of our population), it is likely that most live in their family home and have simply not 
yet reached financial independence. That doesn’t make them a special needs group. This 
policy should perhaps be less ambitious so the associated programs and actions can 
have better focus. 

Policy H-3.3 (equal housing opportunity) – housing discrimination is blatantly illegal and 
the City should refer any such matters to the District Attorney rather than just 
“discourage” it. The City’s housing plan shouldn’t soft-pedal such behavior. 
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Housing 
Choices 

Affirmatively Further Fair Housing by Producing More Extremely Low-Income 
Housing. 
Not only is disability the highest-ranked source of Fair Housing complaints in Santa Cruz 
County, a growing body of Santa Cruz County data indicates that Black, Indigenous and 
other People of Color (BIPOC) with disabilities experience higher rates of severe rent 
burden than either BIPOC without disabilities or whites with disabilities. Such disparities 
in the experience of severe rent burden, housing instability and displacement from the 
City of Scotts Valley are attributable to the shortage of housing priced to be affordable to 
Extremely Low Income (ELI) households with incomes below 30% of Area Median 
Income. Multiple barriers including high land and construction costs and limited funding 
make it difficult for developers to produce Extremely Low Income units that would help to 
reduce such disparities. Local zoning and other policies that lead to increased production 
of Extremely Low Income units, as well as city staff dedicated to implementing and 
overseeing those policies, will Affirmatively Further Fair Housing in the City of Scotts 
Valley and decrease displacement and homelessness for the most at-risk residents, 
including people with developmental disabilities.  
Suggested Language from Commenter: The City of Scotts Valley’s plans to Affirmatively 
Further Fair Housing for Black, Indigenous and other People of Color, particularly those 
with disabilities, shall include policies designed to increase the production of Extremely 
Low Income units, as well as adequate staff capacity to implement and monitor the 
impact of these policies. 

Establish and monitor a quantitative goal.  
Tracking the City’s success in housing people with developmental disabilities is essential 
to determine whether policies and programs are having an effect in overcoming historic 
patterns of discrimination and exclusion of people with developmental disabilities from 
affordable housing. A goal of 20 new Extremely Low-Income housing units for City of 
Scotts Valley residents with developmental disabilities over the period of the 2023-2031 
Housing Element would represent meaningful progress towards the total unmet housing 
need of this special needs group.  
Suggested Language from Commenter: The City of Scotts Valley shall monitor progress 
towards a quantitative goal of 20 new Extremely Low Income housing units that are 
subject to a preference for people with developmental disabilities needing the 
coordinated services provided by San Andreas Regional Center to live inclusively in 
affordable housing. 
Target City-Owned Land, Land Dedicated to Affordable Housing and City Housing 
Funds to Achieve City-Specific Priorities.  
City-owned land, land dedicated to affordable housing development through a land trust 
or under an inclusionary housing ordinance, and city housing funds are often essential to 
the development of affordable housing that is financially feasible. In creating guidelines 
for the scoring of any competitive proposals for these scarce resources, the City should 
grant additional points to affordable housing projects that address the housing needs of 
the residents who are most difficult to house under existing state and federal housing 
finance programs--for example, by prioritizing proposals with a higher number of 
Extremely Low Income units or that make a percentage of units subject to a preference 
for identified categories of special needs people who would benefit from coordinated 
onsite services, including but not limited to people with developmental disabilities who 
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benefit from services of the San Andreas Regional Center. Example: City of San Jose 
Housing Department NOFA; San Mateo County Affordable Housing Fund NOFA 
Suggested Language from Commenter: In publishing requests for competitive proposals 
for any city-owned land, land dedicated to affordable housing or city housing funds, the 
City of Scotts Valley shall grant additional points to proposals that address the city’s most 
difficult to achieve housing priorities, by, for example, providing a greater number of 
Extremely Low-Income units or committing to make a percentage of the units subject to a 
preference for people with special needs who will benefit from coordinated onsite 
services, such as people with developmental disabilities who receive services from the 
San Andreas Regional Center. 

Amend Density Bonus Program.  
Like many state and federal housing finance programs, the state density bonus program 
incentivizes the production of housing at the Low and Very Low Income level. But in 
counties like Santa Cruz County, with one of the highest Area Median Incomes in the 
state, these incentives have the effect of making much of the available affordable housing 
out of reach for residents on fixed incomes (including seniors and persons with 
disabilities) or who are working in low wage jobs and are thus unable to meet minimum 
income requirements to afford the rent assigned to the Very Low Income category. The 
City of Scotts Valley should update its density bonus program to conform with current 
state density bonus law which has increased the maximum density bonus allowed. In 
addition, the city should include in its updated density bonus program incentives which go 
above and beyond the state density bonus law to make it more responsive to the impact 
of Santa Cruz County’s high Area Median Income on the affordability of housing for 
Scotts Valley residents who are Extremely Low Income. The city should also include 
additional incentives for projects that make a percentage of units subject to a preference 
for identified categories of special needs populations who experience the greatest 
barriers to housing access including but not limited to people with developmental 
disabilities who benefit from services of the Golden Gate Regional Center. 
Suggested Language from Commenter: In addition to implementing the California density 
bonus statute, the City shall provide an additional local density bonus, incentives, and/or 
concessions for housing projects that include at least 5% of the units for people at the 
Extremely Low-Income affordability level or commit to make a percentage of the units 
subject to a preference for people with special needs who will benefit from coordinated 
onsite services, such as people with developmental disabilities who receive services from 
the Golden Gate Regional Center. 

Amend Inclusionary Housing Ordinance to Apply Restrictions to Rental Housing.  
California law (AB 1505, the “Palmer Fix”) explicitly allows cities to adopt inclusionary 
housing ordinances that address a range of income levels from moderate-income to 
extremely low-income. The City should take advantage of this authority to make its 
ordinance more responsive to local needs by offering developers of rental housing a 
menu of options for including affordable units, for example, by setting a higher 
percentage of units priced for moderate income and a lower percentage of units priced 
for extremely low income or targeted to special needs populations. Such a menu would 
address a broader range of the City of Scotts Valley’s housing needs, while giving 
developers more options for meeting the inclusionary requirement. Example: San Mateo 
County Inclusionary Affordable Housing Ordinance; Redwood City Affordable Housing 
Ordinance 
Suggested Language from Commenter: The City of Scotts Valley shall revise its 
inclusionary housing ordinance to require developers of rental housing units to restrict 
some units to moderate, low, very low, and/or extremely low-income households. In 
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addition developers will be offered a menu of options for achieving affordability, adjusting 
the percentage of units required to be affordable depending on the degree of affordability 
achieved (moderate-income, low income, very low income, and extremely low income) or 
special needs groups targeted, including, for example, people with developmental 
disabilities who will benefit from coordinated onsite services provided by the San Andreas 
Regional Center. 
Extremely Low-Income Accessory Dwelling Units. As part of a larger plan to increase 
the supply 
of Accessory Dwelling Units (ADUs), the City should consider creating a financing 
program for homeowners who build ADUs and rent them for at least 15 years at 
Extremely Low Income rent levels or that are subject to a preference for identified 
categories of special needs people who would benefit from coordinated onsite services, 
including but not limited to people with developmental disabilities who benefit from 
services of the San Andreas Regional Center. Example: Portland System Development 
Charge Exemptions; LA Backyard Homes Project 
Suggested Language from Commenter: Subject to funding availability, the City shall 
devise a program of financing for Accessory Dwelling Units subject to rent restrictions for 
at least 15 years at Extremely Low-Income rent levels and/or that target special needs 
populations, such as people with developmental disabilities who will benefit from 
coordinated services provided by the San Andreas Regional Center. 

Reduce Parking Requirements for People with Developmental and Other 
Disabilities.  
Because most adults with developmental disabilities do not drive or own a car, the City 
should revise its ordinances to limit parking required for affordable units for people with 
developmental disabilities to 0.5 space for each affordable studio or 1 bedroom unit and 1 
space for an affordable 2 bedroom unit or larger. A similar reduction is recommended for 
affordable, physically accessible units. Example: Sunnyvale Parking Requirements for 
Special Housing Developments 

Suggested Language from Commenter: The City of Scotts Valley shall encourage the 
inclusion of people with developmental and other disabilities in affordable housing by 
recognizing their transit dependence and establishing lower parking ratios for units 
targeted to people with developmental and other disabilities than would otherwise be 
required for affordable housing. 

Affirmative Marketing of Physically Accessible Units:  
Developers are allowed to affirmatively market accessible units to disability-serving 
organizations in Santa Cruz County (i.e. San Andreas Regional Center, Housing Choices 
Coalition for Persons with Developmental Disabilities, Central Coast Center for 
Independent Living and others) but rarely take this step. Affirmative marketing is 
particularly needed by people with developmental disabilities who, because of cognitive, 
communication and social impairment, often rely on housing navigation services funded 
by the San Andreas Regional Center to learn about and apply for affordable housing. 
Suggested Language from Commenter As a condition of the disposition of any city-
owned land, the award of city financing, any density bonus concessions, or land use 
exceptions or waivers for any affordable housing project, the City of Scotts Valley shall 
require that the housing developer implement an affirmative marketing plan for state-
mandated physically accessible units which, among other measures, provides disability-
serving organizations adequate prior notice of the availability of the accessible units and 
a process for supporting people with qualifying disabilities to apply. 
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Letter 
from 
Michael 
Shulman 

It is rather confusing that there is identical numbering for the Policies and the Programs, 
as (for example) Policy H-1.1 speaks to housing variety in general while Program H-1.1 is 
specific to the 6th cycle RHNA. Since this document will be used for the next 10 years, 
there could be some benefit to having some nomenclature distinction between these two 
classes (“PoH-1.1” v “PrH-1.1”, for example). 

Program H-1.1 (RHNA): Table F-2 shows very encouraging numbers that bely publicly 
expressed concerns over the RHNA assigned to SV. Table F-6 takes an appropriately 
expanded view of the housing opportunities at the Town Center, recognizing the potential 
to redevelop certain existing parcels beyond their current singularly commercial purpose. 
The re-zoning opportunities along SV Drive, in addition to offering housing sites, can also 
generate long-needed economic revitalization along this corridor. But it is not clear why 
the rezoning is being proposed for only 33 identified parcels. An overlay zone that allows 
all property owners an ability to participate avoids the potential trap of the City attempting 
to pick winners-and-losers based on the ephemeral and potentially transient reasons 
offered on Page F-19. Identifying just these 33 parcels also creates unjustified inequitable 
development opportunities between adjacent parcels that may put the City on tenuous 
legal footing. We can’t know who will want to redevelop or who will constructively engage 
in lot consolidation; properties can change hands and zoning-based advantages can 
simply raise the perceived value of a parcel rather than necessarily lead to its prompt 
development. 
There should also be more consideration given to allow 100% residential along at least 
some portions of this corridor rather than insist on minimum 30% commercial 
development. There simply may not be a viable market for commercial anytime soon and 
the encumbrance on all properties is counterproductive. The City’s economic viability no 
longer relies on the sales and business tax generation that was the basis for the non-
residential legacy zoning of SV Drive. A high density residential overlay combined with 
PD (planned development) regulations along SV Drive, from Mt. Hermon all the way to 
Victor Square, could simplify and stimulate redevelopment, make great strides towards 
fulfilling our RHNA, and provide more resident wallets that will drive economic growth in 
our existing retail and employment centers. 

Program H-1.4 (ADU) – ADUs are perceived as an easy fix to affordable housing 
challenges because their small size makes them inherently more affordable, and by 
spreading them out within existing neighborhoods it can diffuse the opposition often 
associated with larger residential developments. But we should not overlook the adverse 
impacts they can have on fully developed neighborhoods by introducing more cars and 
traffics without any commensurate expansion of infrastructure, the loss of vegetation and 
open space (which matters, even when on individual parcels), and the crowding of 
structures and potential loss of privacy (depending on how the ADU is sited). ADUs 
should be accommodated where they work well in a particular neighborhood but we 
should be cautious about incentivizing them (as per H-2.2, Design Review). We can 
achieve our RHNA through commercial rezoning and undeveloped residential properties 
without reliance on one-off ADUs that warrant selective support and individual 
consideration; they are essentially a neighborhood-level ‘remodel’ and the incentives 
should focus on retaining the positive qualities of that neighborhood rather than be driven 
by quantity of units. The total number of projected ADUs shown in Table F-2 (40) speak 
to their near irrelevance to meeting SV’s RHNA. Some actions proposed are contrary to 
good planning and pose enforcement challenges -- permit ready ADU plans may conflict 
with the character of a property or neighborhood, and affordability deed restrictions on 
individual property owners are intrusive, difficult to effectively regulate, and can generate 
conflict when the property changes hands. 
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Program H-1.5 (removal of constraints) – This program needs more substance; it only 
says we’ll talk about it and conduct research. Yet despite this ambiguity, it seems to have 
concluded that parking  
requirements are a fair target. Everyone hates parking except when it is a challenge for 
them or their guests / customers to find a space. In MF and commercial developments, 
minimum parking requirements exist for clear and valid reasons. SV has other legacy 
development constraints (building heights, densities, commercial v residential 
percentages, etc.) that do not necessarily have such clear rationale, at least in a broad, 
one-size-fits-all sense; see also my comment on page C-3 below. The concept behind 
this program is worthwhile but the text is insufficiently ambitious. To say “if constraints are 
identified, adopt changes with(in) two years” will not lead to changes if those who have 
maintained the constraints are those who are now supposed to identify them. The Actions 
should identify both the process (who, how, and when) and specific objectives for the 
program. For example, the Planning Commission could be charged with identifying the 
nexus between the residential development standards and our planning objectives, and 
then making recommendations (within one year) for balancing these with our affordable 
housing goals. 

Program H-1.7 (affordable housing) – Applying the inclusion ordinance City-wide doesn’t 
change the financial realities associated with creating lower-cost housing from high-cost 
land. It simply creates a new constraint (see Program H-1.5) on hillside properties or 
existing neighborhoods whose development future is more likely to consist of 
replacement rather than additional housing. Instead, we might consider associating the 
inclusionary ordinance with zoning density and/or project scale, having it apply for all MF 
zones and developments exceeding 5 units where it is much more practical to create 
affordable units. 

Policy H-2.1 (property maintenance) – The Policy (and Program) statements refer to 
property maintenance standards, but it is not clear that local government has an 
enforceable role beyond issues associated with health and safety codes. Zoning and 
building codes are generally applied only during the permitting process. The H-2.1 Policy 
and Program (and its underlying actions) text may need clarification. The City does not 
want neighbors with different aesthetic preferences to drag the City into squabbles over 
paint colors, landscaping, and similar conflicts that can arise and really need to be 
resolved between the parties. 

Policy H-3.1 (special needs groups) – It is not clear whether the expansive identification 
of these groups (as discussed on pages B-15 through B-24) is defined by the State or 
just reflects the opinion of the authors. Large families, single parents, and college 
students have housing affordability challenges that seem quite similar to those of the 
general population. Identifying them as a “special needs group” dilutes our ability to focus 
on the unique affordability challenges of those dependent on special housing 
accommodations (such as seniors, disabled, and extremely low income). While page B-
23 cites 2020 ACS data showing 1,267 college or grad school students living in SV (a full 
10% of our population), it is likely that most live in their family home and have simply not 
yet reached financial independence. That doesn’t make them a special needs group. This 
policy should perhaps be less ambitious so the associated programs and actions can 
have better focus. 

Policy H-3.3 (equal housing opportunity) – housing discrimination is blatantly illegal and 
the City should refer any such matters to the District Attorney rather than just 
“discourage” it. The City’s housing plan shouldn’t soft-pedal such behavior. 
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Program H-3.2 (fair housing) – The first sentence of the second paragraph is a bit 
garbled. The entire RCAA discussion (pages E-9 and E-10) tries to discuss patterns of 
discrimination but it just doesn’t work on the scale of SV. The data used here seems to 
have been gleaned from the 2015-2019 ACS which, as noted on B-24 (below), had some 
serious accuracy problems in this timeframe. The statement (page E-10) that “RCAAs 
may represent a public policy issue to the extent that they have been created and 
maintained through exclusionary and discriminatory land use and development 
practices” is a charged accusation that seems reflective of our fraught political 
environment but it does nothing to help SV meet its housing goals. Appendix E overall 
fails to identify “racially concentrated areas of affluence” in SV, and there’s no reason 
given to “establish specific incentives for the development of affordable units in the 
RCAAs” rather than just city-wide. While some of this content may be legally required, it 
reads as an unnecessary and pointless distraction that looks to sound politically correct 
but is indecipherable in practice.  
Also under this program, the first action on page 2-15 suggests the City should “provide 
home repair and rehabilitation assistance for at least 20 households.” Any such 
assistance should be specifically targeted to those needing economic assistance and 
where the repair/rehab has a health or safety component; the City does not have the 
resources to just help everyone with their home improvement projects. 

Program H-3.3 (childcare facilities) – The phrasing here is misleading as the City does 
not “make” these services available, affordable, or accessible. The first sentence should 
be rephrased to “The City shall continue to support the availability of high quality 
childcare services that are affordable and accessible …”. 

Program H-3.6 (housing for lower income households) – This is the core issue and it’s 
unfortunate to find it buried on page 27, with so little discussion and no tangible actions. 
“Coordinate” and “meet with” do not move the ball forward. Relevant actions that are 
cited elsewhere (such as rezoning, incentivizing lot consolidation, removal of 
development constraints, and density bonuses) should at least be referenced here. 

Program H-3.9 (emergency shelters) – the last bulleted action item may be overly 
ambitious and conflicts with our need to prioritize funding and incentives for affordable 
housing writ large. As noted in the Program text, the homeless population in Scotts Valley 
is quite small and prioritizing those housing needs will inherently deprioritize others. It 
should also be clarified as to whether the “projects” referred to in this action are separate 
emergency shelter facilities or programs to support emergency shelter functions at 
existing multi-purpose facilities. 

Program H-3.10 (density bonus) – Along with H-3.6, this program has a potentially large 
role to play in the City’s attainment of its RHNA. But it also can and should be 
coordinated with the otherwise underlying permitted zoning densities, proposed 
elsewhere (Program H-1.1) to permit up to 40 units per acre. Automatically applying PD 
zoning wherever density bonuses are offered can help address site and neighborhood 
compatibility. 

Program H-3.12 (condominium conversion) – Such an ordinance may have value for 
cities with centrally managed buildings full of condominiums; in SV, condominiums are 
individually owned and it is not practical or reasonable to prevent someone from selling 
their property when they no longer wish to maintain it as a rental unit. There is no rational 
means for the city to establish “a maximum percent … that can be converted over a 
certain period of time” nor is there even a suggestion of evidence that this is a problem in 
need of a solution. Table B-29 in fact shows a significant increase (from 2010 – 2020) of 
multifamily homes being rented rather than owned. The trend across the region is of 

Page 257 of 271



City of Scotts Valley Summary of Public Comments on the Public Review Draft Housing Element 

6/22/2023 Page 2-7 

Public Comment 

Author Comment 
wealthier individuals (and corporations) purchasing properties for investment and income 
generation purposes, and not taking them out of the rental market. There is simply no 
need for this ordinance in SV. 

Program H-4.3 (water and sewer service) – Since the City itself is the sewer provider, this 
text should be simplified by removing reference to providing coordination with the sewer 
service provider as if they are a separate entity. 

Page B-7 (economic characteristics) – This page has a typo where it states “The County 
of Santa Cruz’s median income for a household of four is $199,300, according to the 
2022 State of California Income Limits for Santa Cruz County.” That correct number is 
$119,300 in accordance with https://www.hcd.ca.gov/docs/grants-and-
funding/inc2k22.pdf. 

Page B-24 (housing stock characteristics) – The acknowledged inaccuracy of the Table 
B-27 data, which suggests a significant decrease in housing units from 2010 (4661) to 
2015 (4390) raises a question as to the accuracy of other estimates from the ACS 
surveys. It might be worthwhile for the City (or its consultant) to take careful stock of other 
numbers associated with these surveys to ensure that decisions and program choices 
are not being made based on bad or suspect data. 

Tables C-3 (permitted residential densities) and C-5 (development standards) – these are 
the key constraints impacting SV’s ability to meet its diverse and affordable housing 
needs. The ‘very high density residential’ cap of 20 units per acre, 2100 sq ft/unit, and 35 
ft building height have been in place since prior to the 1994 General Plan, when land was 
cheap and the driving force behind increased density was developer profitability. These 
constraints on multifamily developments promote two story, nicely spaced structures with 
plentiful recreational and landscape amenities, which are very nice. But such 
developments are quite low density relative to what is otherwise possible and palatable. 
We can and should allow significantly higher unit densities along the SV Drive and Mt. 
Hermon corridors, recognizing their more urban aesthetic along transportation corridors, 
the different needs of today’s younger, older, and non-traditional households, and the 
financial realities of providing housing for those with lower incomes. 

Page C-44 (water supply) – The top of page C-46 cites only the decreased amount of 
effluent flowing to Monterey Bay as a result of the water reclamation facility (WRF), but 
that fact has only a modest relationship to increasing our housing stock. It would be of 
more value for this document to mention the significant decrease in potable water 
demand since the WRF came online and the positive impacts of various water 
conservation measures that have been implemented (including building code 
requirements for water efficient appliances). A frequent concern cited by those opposed 
to more housing in SV is the potential adverse impact to our sole-source water supply. 
Presenting the data showing how aquifer water levels have recovered since the early 
2000s and discussing the relative water use rates between SF (with landscaping) vs MF 
units would go a long way towards making those discussions more rational and fact-
based. 

Letter 
from C2G 

Analysis included in the letter suggests that developers and property owners will not be 
able to meet the number of units assumed on each Mixed-Use Rezone parcel with the 
30% commercial requirement given parking requirements for both commercial and 
residential. The letter suggests that an increase in the residential component at minimum 
to 90 percent, with 100% residential preferred, would be required for the development to 
be feasible. 
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With Scotts Valley being a transit corridor, these [mixed-use rezone] properties would be 
able to implement the State’s Density Bonus Law. This could allow the density to 
increase by 35% with the affordable housing components required for these sites. This 
could increase the number of units to 54/Acre!  
The Density Bonus Law also reduces the parking requirements. Instead of relying on the 
State Density Bonus Law, it would make more sense for the City to reduce the parking 
requirements for these mix-use zoning areas with the new Housing Element. 
To the last topic, Residential Rezoning. When examining Table F-2 in the Housing 
Element, the RHNA hosing goal is almost achieved without the rezoning of the three (3) 
suggested properties. If the Density Bonus Law was encouraged for the mix-use sites, 
the residential re-zoning would not be needed.  

Also, SB9 and ADU laws should be encouraged by the City Planning staff and proactively 
reach out to the community via social media, local newspapers and local service 
community meetings. This approach would look better (than randomly picking properties 
to rezone with higher density) for the City in our professional opinion. 

Letter 
from 
Charlie 
Eadie 

Add to your mixed use inventory of potential sites two parcels at 4627 Scotts Valley 
Drive, APNs 022-082-34.35. This site consists of just under an acre and would be a 
prime candidate for high density and/or mixed use high density housing. 

Be explicit about the ratio of commercial to residential in mixed use projects in the 
Housing Element. The past policy in the General Plan (not the zoning ordinance) 
interpreted to require a 50/50 ratio (the "50 percent rule" so called), however well-
intended, had the effect of killing numerous proposals for housing/commercial mixed use 
projects. Other jurisdictions are facilitating mixed use by either eliminating floor area ratio 
standards altogether, or setting the mix in a way that makes projects at least theoretically 
possible. For example, the County of SC now has proposed an 80/20 
housing/commercial mix in their Housing Element. 

Address processing issues. In particular, SV processing times have been extraordinarily 
long, and the Housing Element consultants should look into the history of that for various 
projects. One suggestion would be to reduce the high level of detailed engineering and 
other work now required by the City just to get to hearing on land use/design approval. 
This adds significant time and costs to getting a "complete" application, and can leave 
decision-makers frustrated because the project is essentially a "finished product" when 
they finally see it which inhibits their willingness/ability to make changes. Better to have 
the use and design considered and worked out before requiring the nth degree of detail in 
the plans. 

Letter 
from 
Affordable 
Housing 
Now 

While the HE must address housing needs for all income levels, one of the greatest 
challenges is meeting the goals for very-low and low-income housing units. The density 
bonus law provides developers with powerful incentives to build lower income housing 
units. In the City of Santa Cruz, incentivizing the density bonus system has facilitated 
housing production, especially for very-low and low units, as the State law intended. The 
HE recommends updating to AB 2345 requirements (raising maximum bonus from 35% 
to 50%) and increasing the concessions. The reality is that Scots Valley has to compete 
with other jurisdictions to attract developers to deliver units, so it should entice them with 
density bonus incentives. With very few empty large lots available for new housing 
projects, bonus density applications including concessions and incentives will be critically 
important to help the City meets its 6th cycle HE housing goals. 

One incentive successfully used in other jurisdictions that has not been formally used as 
an incentive in Scotts Valley is Section 8 Housing Vouchers. Since for years landlords 
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have shunned using vouchers, the Housing Authority has been aggressive in securing 
dedicated voucher units in new projects and it is even doing its own project in the City of 
Santa Cruz. Both Santa Cruz and Watsonville allow for 5% of their inclusionary unit 
requirement to be met using housing vouchers, although at 20% their inclusionary rates 
are 5% higher than Scotts Valley's. This is a win-win as the developer gets market rate 
rents, but the voucher tenants who are the most needy, help deliver very-low and low 
housing units. 

Affordable Housing NOW is concerned that too many of the RHNA units are tied to the 
Town Center. The HE indicates that 427 of the 649 very-low and low-income units would 
be built at the Town Center, and 657 of the total 1,220 units would be built there. 
Modifying the Town Center Specific Plan is vital. As we have argued before, standalone 
residential units are important, but for affordable housing units trading land for 
inclusionary requirements might yield more. However, the density bonus system would 
need to be employed for that and 100% affordable housing projects would have the 
highest bonuses and concessions. 

The programs and policies included in the HE makes the city well-positioned to pursue 
the California Department of Housing and Community Development's Pro housing 
Designation. The benefit to receiving the prohousing designation includes being given 
preference and additional points when pursuing state grant funds for affordable housing 
projects. Funding for affordable housing is one of the greatest challenges to overcome 
and this designation could give the city a competitive edge when pursuing state funding 
for Affordable Housing and Sustainable Communities and Infill Infrastructure Grants. 
Working to obtain the Prohousing designation will take time, but the payoff would be 
worth it for both funding and the increased production of affordable housing units. 

The city should also not overlook new state laws that have been enacted, or may be 
passed this year, to facilitate construction of affordable housing projects. Reduction of 
parking requirements, ministerial approvals, construction of projects on church property, 
and streamlining permitting and project approvals can all help move projects along and 
reduce the amount of time it takes to complete construction and make affordable units 
available to individuals and families in need of housing. Laws that allow ministerial 
approvals can help the city move forward with much needed larger housing projects that 
can provide workforce housing for our community and help the City reach its RHNA 
housing goals. 

We support the city's plan to meet annually with the development community, although 
more often might be better. Improved communication with developers can help the city 
identify regulations that constrain or create barriers to the construction of new affordable 
housing, especially for extremely low and low income units. Amending ordinances and 
regulations that impede projects from going forward will facilitate increased production of 
those much needed housing units. We also encourage working in collaboration with 
developers in the early stages of project development to maximize potential for housing 
units in the very-low and low-income categories. 

Letter 
from Eli 
May 

Requesting the 125 Bethany site be removed due to: 
Current redevelopment efforts at this property.  
We have been working toward obtaining approvals to redevelop this property for over 3 
years. We have applied for and paid for all application fees in excess of $40,000 as well 
as over $100,000 in additional reports requested by the city. We have been fully engaged 
in an ongoing and responsive exchange with city staff to move forward on the 
redevelopment of this property. This has involved serious and continuous community 
engagement. We have responded to over 100 items from public works and the planning 
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department over the course of several redesigns and resubmittals. In fact, we will be 
entering environmental review for our redevelopment application this month. We have 
engaged in an incredibly lengthy, expensive, and involved process and we don’t feel it’s 
appropriate to include this property on a list to be rezoned for residential while in the 
middle of the application process to be redeveloped. This is particularly true when the 
“community engagement” process employed by consultants for the housing element has 
been seriously lacking in transparency and invalid by comparison to the process we have 
engaged in for a single redevelopment application and taken extensive time to seriously 
implement. We feel that we are legally entitled to proceed with processing our application 
under CEQA and welcome environmental review of our incredibly thoughtful and positive 
redevelopment plan. We are joined by our tenants and neighbors in looking forward to an 
approval for a new building that benefits the community and reduces - not increases - 
impacts. 
Current Uses.  
The current zoning of our property is commercial professional. It currently has ~ 14,000 
gross sq ft, which is 100% occupied by businesses that serve the community. The current 
redevelopment plan would replace the existing amount of office space and create more 
opportunities for local businesses to operate and grow. As part of our resubmission in 
April 2022 we included half a dozen letters from businesses (existing and potential 
tenants) imploring the city to approve our redevelopment. These uses are an important 
part of the local economy and its loss would be a detriment to the community. 
Neglected impacts of the draft designated use 
In the process of applying to redevelop our property, the city asked us to perform a 
number of professional reports to study the impacts of the proposed redevelopment, 
which we did. This included extensive and expensive studies regarding noise, traffic and 
parking, as well as an arborist study and an archeologist study. The results of the studies 
showed that our proposed redevelopment would actually reduce impacts; it does not 
appear any similar studies have been performed to study the impacts of 41 residential 
units for this draft report. 
Parking & Traffic 
The traffic studies we had completed for our redevelopment show a delicate balance of 
parking on this property. 41 residential units at this site would make trip generations 
skyrocket and it would simply not be possible to park all of these units at this site. 
Furthermore, the site is a relative island with a noisy freeway on one side with no other 
parking available in the immediate area, which would be a huge issue. It does not appear 
that our existing study has been reviewed or that a similar study has been conducted for 
the specific use designated in the draft housing plan. Also, this property is at the same 
intersection as Vine Hill Elementary, which already causes significant congestion at the 
intersection during school drop-off and pick-up times. A 41-residential unit site at this 
intersection would further exacerbate traffic in this area, Neighbors who live on Tabor and 
Bethany would face far worse congestion and traffic than they already do. 
Noise 
This site sits along HWY 17, which creates significant noise that would not be acceptable 
for the 41 units without significant noise-barrier walls, and the site simply does not have 
the space for this. It does not appear that a study has been performed on the noise at this 
site for residential use, as we have done for our proposed use. 
Arborist 
We performed an arborist study for our redevelopment and the city has mandated that we 
keep existing mature trees and add more shade trees to the parking area. This condition 
has further inhibited the number of parking spaces we can fit. It does not seem that an 
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arborist study has been performed for the use of 41 residential units at this site as we had 
been tasked with doing, as it would show a lack of necessary parking and the consequent 
elimination of mature trees. These studies would show that the site is simply not 
equipped for this type of residential use. 
Community Engagement 
During the process of our redevelopment efforts, we held meetings with many 
stakeholders in the city including a comprehensive community engagement plan. We built 
a website detailing the redevelopment and sent direct mail to all of our neighbors to 
communicate with them about the project and point them toward the website along with 
contact information. It appears there has been very little community engagement around 
the process to create the housing element draft plan. I was not informed in writing as an 
owner of one of the three properties identified for rezoning. The Scotts Valley Press 
Banner noted the same issue in its article “Scotts Valley Housing Element workshop 
features little community input”. 

Numerous opportunities elsewhere not identified 
It is clear from the many public comments at the April 5th planning commission meeting 
that there are many property owners along Scotts Valley Dr that would be more than 
willing to build more dense residential projects, but are unable to because they would 
need to match 50/50 commercial to residential, which makes the projects not feasible. 
Allowing these property owners to build dense residential projects would create more foot 
traffic for the businesses along Scotts Valley Dr thus attracting more businesses and 
more revenue for the city. Instead, the Draft Housing Report identified only three parcels 
in the entire city for rezoning. We believe the city needs to look closer at other 
commercial parcels along Scotts Valley Dr and beyond to meet its plan. The draft 
housing element failed entirely to aggregate the 50/50 requirement on a larger basis - 
and did not assume anything for the assemblage of parcels. This is an abject failure on 
the part of the consultants to recognize and move on to an obvious solution. 

Furthermore, we believe the draft report missed multiple appropriate and obvious 
opportunities elsewhere. This includes ADUs. Last year, California passed SB9 which 
allows for any single-family residence to build at least one ADU and in many cases more 
than one. Scotts Valley is truly unique in that the city contains numerous older and larger 
residential parcels that can take advantage of SB9 - and do so appropriately within 
existing residential neighborhoods. This would not only capitalize on existing 
infrastructure but will also significantly disperse any impacts from this incremental 
approach. Yet the public draft report used historic ADU origination numbers from the last 
8 years of only 3 ADUs being built per year, without taking into account the tremendous 
growth in ADU construction which is just now occurring from this landmark legislation. 
There are also many other opportunities to account for more housing such as mobile 
home parks, which would be an obvious choice for more dense and affordable housing.  
In conclusion, rezoning the property at 125 Bethany is not appropriate for a myriad of 
reasons, and I formally request this property be immediately removed from the draft plan. 

Letter 
from 
Santa 
Cruz 
YIMBY 

Probability of Meeting Low Income Targets 
“The City of Scotts Valley has facilitated the building of market rate housing in recent 
years, but has made little effort to develop housing for low income workers.” 
According to the site inventory Scotts Valley is expecting that all sites identified for 
rezoning will set aside roughly 50% of their units for very-low, low, or moderate 
income families, while providing little evidence that this level of affordability will be 
realistically produced. Meanwhile, the city’s four pipeline projects consist of only 18% 
affordable units. We would like the city to explain why it expects to achieve this 50% 
target, and how it will enable the development of additional housing if this target is 
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not being met. For comparison, the City of Santa Cruz is projecting a 20% affordability 
rate for most parcels in its site inventory. 
If the city misses its target of 50% affordability, it faces the daunting task of 
identifying other sites to make up the difference under No Net Loss law. With nearly 
half of its very-low and low income units planned for through the Town Center 
Specific Plan, this single project not producing as many units as expected would 
subject the city to this law. Additionally, there is only a 9% buffer for moderate 
income units, HCD recommends a buffer of between 15 and 30 percent. 
In order for Scotts Valley to meet the needs of its most vulnerable residents, it is 
essential that plans for affordable housing not only sound good, but are workable 
and realistic. 
Pipeline Projects 
A significant source of new units for the city during the 6th cycle will be from 
pipeline projects. For jurisdictions relying heavily on pipeline projects, HCD 
recommends6 that “…the element should include programs with actions that 
commit to facilitating development and monitoring approvals of the projects, 
including the number of units and affordability (e.g., coordination with applicants to 
approve remaining entitlements, supporting funding applications, expediting 
approvals and monitoring of project progress, including rezoning or identification of 
additional sites, if necessary).” 
In order to meet this recommendation by HCD, the city should create policies to 
monitor the progress of pipeline projects. This could include automatic entitlement 
extensions until midway through the 6th cycle and proactively reaching out to all 
pipeline project developers to confirm that there is still development interest. 
In recent public meetings, local leaders said that they were contacting developers of 
existing pipeline projects to gauge their interest in resubmitting plans at a higher 
density or with additional units. The La Madrona and Valley Gardens projects 
together represent a vast majority of the city’s pipeline units. We urge the city to 
work with the project developers to increase the amount of multifamily and missing 
middle housing, especially in those areas of the project site closest to Mt Hermon 
Road. The number of units in these two projects alone represents nearly 30%8 of the 
city’s RHNA, and could easily fulfill more if they were revised to have majority 
multifamily units. These sites offer an opportunity for Scotts Valley to demonstrate 
leadership in building mixed density neighborhoods that bring people of different 
income levels together. 
 
Goal H-1 – Housing Production 
With the city’s RHNA increasing nearly tenfold from the 5th cycle, we see significant 
need for policies and programs which enable, not restrict, development. We applaud 
the city for identifying significant commercial and parking requirements as 
constraints to development but strongly disagree with the assertion that “...the City’s 
standards for lot size, setbacks, height, and site coverage are not considered 
[constraints]...” 
As mentioned, the city has accurately identified its limit of 50% residential in 
mixed-use developments to be a constraint and is rezoning select parcels along 
main corridors to increase this cap to 70%.10 We would like to see the city go further 
and either remove this limitation entirely or allow for mixed-use development with 
an option for ground floor commercial only rather than as a percentage of total 
square footage. Additionally, granting this flexibility to all mixed-use projects in the 
city would incentivize development and allow developers to better respond to Scotts 
Valley’s housing shortage. 
We would like to see the city commit to allowing more residential square footage in 
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mixed-use developments if the proposed rezoning does not result in developer 
interest. 
With regards to parking requirements, the city should go much further in reducing 
or even eliminating requirements and the existing programs should have stronger 
language. Currently, program H-1.5 does not commit to lowering parking 
requirements and has a timeline of 2027. We would like to see this timeline moved 
up and a commitment to lowering requirements to no more than half a space per 
unit, uncovered. 
Creation of missing middle housing isn’t mentioned within the policy plan - the city 
should adopt zoning regulations that would incentivize this form of housing. 
Examples include reducing minimum lot size, setbacks, and lot coverage restrictions. 
In Redwood City’s compliant 6th cycle housing element11 amendments such as these 
are anticipated to result in an increase of at least 80 homes. Currently, duplexes are 
not conditionally or principally permitted in any of Scotts Valley’s zoning districts.12 
The City of Scotts Valley should seek to allow a wide variety of housing types including 
duplexes, triplexes, fourplexes and other multifamily project types 
throughout the City. Much of this could be achieved without an EIR thanks to Senate 
Bill 10. 
 
Unaddressed Constraints 
Along with the commercial and parking constraints discussed in the prior section, 
there are other constraints that we believe the city should address to ensure that 
housing can be built. 
We expect projects to make use of State Density Bonus law for feasibility of 
development of affordable housing. Currently, Scotts Valley zoning code includes 
constraints and limitations that could limit affordable multifamily or mixed-use 
housing from achieving assumed base densities. These include but are not limited to 
building height, FAR, and parking requirements. 
The city should better explore to what extent its density restrictions are a constraint 
to development. With the city’s highest density residential zoning district capped at 
20 du/acre, this is likely a significant barrier. We recommend the city expand its 
rezoning efforts to all ‘Very High Residential’ parcels at a minimum and allow up to 
40 du/acre on such parcels. 
There are a number of small sites on the inventory which fall outside of the parcel 
size requirements set forth by AB 1397. These sites may still be included for a variety 
of reasons, in Scotts Valley’s case “…a program to facilitate lot consolidation.” There 
is no such program in the policy plan. 
 
Town Center 
One of the largest projects projected for Scotts Valley’s 6th cycle will be further 
development of the Town Center Specific Plan, encompassing 58 acres in the heart 
of the city. This area is well situated to accommodate a significant amount of housing 
and associated amenities. While we are pleased that the city anticipates 657 units to 
be built on these sites we would like to see more in the housing element to indicate 
that the city is determined to see this housing come to fruition. 
This plan has been in the works since at least 2008 and has not seen a significant 
amount of the proposed housing be built in that time. According to the city, 
“...project applications have been submitted for the Plan, but development was not 
successful. Interest in developing the Town Center area has increased over recent 
years.” Despite these failed developments and increased interest, there is no 
mention or analysis of the reasons for these failures or why development has not 
moved forward for this area in the housing element. 
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Additionally, we would like the city to provide more detail on the affordability 
projections for the Kings Village parcel17 as part of the Town Center plan. While the 
other four parcels are publicly owned (by METRO or the city) this shopping center is 
privately owned. The city estimates that this parcel will produce a 50% affordable 
project, but provides no indication that there is interest from the owner, a developer, 
or any other type of agreement that would be required for housing production to 
happen. 
Mid-cycle Review 
To ensure the city makes appropriate progress towards its 6th cycle goals we would 
like to see a commitment to a mid-cycle review and adjustment (if needed). Tying 
this review to programs to increase housing production such as rezoning, ADU 
incentives, or removing development constraints would allow the city to quickly 
make up lost ground and minimize impacts of falling behind in the 6th cycle. This 
would also be a time to review pipeline projects which have not progressed. 
Additional mid-cycle programs could include: 

• Ministerial approval process for all site inventory projects 
• SB10 upzoning of small sites to 10 units per parcel 
• Tracking commercial occupancy, and if vacancy is too high, relaxing commercial 

requirements in favor of more residential, including live/work units 
Transit Oriented Development 
Despite being home to the Cavallaro Transit Center (CTC), Scotts Valley lacks any 
current or planned high quality transit stops. In the 2040 MTP/SCS the CTC was 
identified as such a site, however, it was subsequently removed in the 2045 
MTP/SCS19. We encourage the city to commit to working with AMBAG in the 2050 
MTP/SCS (scheduled for June 2026) to designate the CTC as a planned high quality 
major transit stop. This designation would incentivise more sustainable, affordable, 
and equitable development in an area identified for a significant amount of new 
housing in the 6th RHNA cycle. 
Scotts Valley is currently not a pedestrian and bike friendly community. The transit 
center is a key connector for jobs and opportunities for low income people that do 
not own cars. Further investment in housing around transit stops has been shown to 
increase ridership on public transit. Denser housing and investments in walking and 
biking infrastructure between the Valley Gardens, Town Center, and the CTC could 
together make great strides in helping Scotts Valley achieve its housing, climate, and 
safety goals while also making it easier for people of all ages, abilities, and incomes to 
access the city. 
Tenant Protections  
As a city with a growing percentage of renters, it is important to have strong tenant 
protections. The housing element notes that “[a]bout 51.8 percent of renters are cost 
burdened, and 33.1 percent are severely cost burdened.” There are a number of 
programs we would like to see implemented or expanded in the city including: 

• Elimination of or cap on rental application fees 
• Creation of a rental registry. This was recently passed by both Salinas and 

Monterey 
• Local preference for people employed in the county COPA and TOPA programs 
• Conduct a disparate impact analysis of non-high(est) resource areas and apply a 

live-work preference if if it matches county demographics 
Online Feedback Form 
Comment 
from 

This is regarding the mixed-use rezones. 
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David 
Duquette 

I own a one acre parcel (5163 Scotts Valley drive) that is being considered for a rezone. 
The increase in the residential component from 50% to 70% is not enough to encourage 
development. 
If I imagine a building with 28 units averaging 850 square feet per unit, that would amount 
to 23,800 square feet. Under the 70% rule I would need an additional 10,200 square feet 
of commercial space. Adding more commercial space to an already saturated market will 
only add more "FOR LEASE" signs to the existing ones up and down Scotts Valley Drive. 
The parking requirements for the commercial space alone would be more than our lot 
could handle. At the standard 1 parking space for every 250 square feet for 
business/professional services, that would be 41 parking spaces for just the commercial. 
Relaxing the parking requirements won't help. I have owned commercial/retail buildings 
with inadequate parking and they are extremely difficult to rent. 
Tastefully designing 28 units on one acre is going to be very difficult by itself. 
This rezone makes Scotts Valley’s housing problem worse. By increasing the density to 
40 units per acre, it forces the property owners to go all in with an unprofitable and much 
larger commercial/retail investment. To make matters worse, we are expected to provide 
50% of the units for low income. I don't see how this formula will make sense for any 
property owner. 
I strongly encourage the city to be more realistic about their needs regarding the amount 
of commercial space on Scotts Valley Drive, as well as the financial viability of asking 
property owners to shoulder such a large portion of affordable housing. 
Under this new zoning change, I will be unable to move forward on any future 
development. 

Comment 
from 
Jeanette 
Cook 

Chapter 2: I do not see environmental sustainability included in any of the policies. Given 
the amount of growth encompassed in this plan, there should be specific actions related 
to mitigating and adapting to climate change. For example, requiring solar panels for new 
buildings. Although covered somewhat by policy Policy H-3.1, given the large number of 
seniors in the City, perhaps a specific goal could be included for new over-55 
communities that are not mobile homes. Some of the larger sites (Valley Gardens, Avisa) 
could be targeted for a higher end senior community like The Villages. 

 

Appendix B: The projected growth in population does not seem to be aligned with the 
increased number of residences. Increase of 1.5% in population by 2040 (175 people) 
compared to the proposed addition of 1220-2000 new residences. Is the goal to attract a 
lot of new residents to the City and if not would not these units be vacant? Some 
perspective on where the people to fill these residences would come from would be 
helpful in understanding the plan and goals. Is it likely that there would be increased 
numbers of people coming from "over the hill" who would purchase single family homes? 
Do you anticipate a growth in jobs with local workers residing in the multi-family rental 
properties? 

 

Appendix F:  Why is the former Avisa site not included in this plan? More ADU's could be 
included and encouraged. Most parcels have room for them. The sites that contain 
existing buildings/use seem unlikely to be converted. Taking half of the Nob Hill shopping 
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Author Comment 
center? Removing the parking from the Transit Center? What would be required to make 
this actually happen? Bank of America on Scotts Valley Drive has a huge underutilized 
site. Why was it not included along with the other unlikely sites? The Lockhart Gulch 
Storage Locker site is problematic from the perspective of the residents of Lockhart 
Gulch and associated roads. Adding 139 new residential units to this already impacted 
intersection will require substantial upgrades to the infrastructure. 

 

Additional comments:  The fact that the state is requiring the City to plan for 1,220 new 
units is utterly ridiculous. It does not take into account environmental factors such as 
terrain, access to water, wildfire risk, etc. I haven't been able to read the entire plan, but 
would like to see more of a push back. This could be particularly important should it 
actually be impossible to implement what is in this plan. I do not see traffic issues 
addressed anywhere. What upgrades to roads will be required to accommodate this 
many new drivers and trips? This aggressive growth plan will change the character of the 
City profoundly. Lots of good things have been implemented over the past 40+ years that 
I have lived here. Could there be some explicit goals that aim to retain the positive 
aspects that we currently enjoy? For example, including some allocation for new parks 
(like Skypark) and green space. 
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Attachment 3 – Complete Map of Candidate Housing Sites 

 

Page 268 of 271



 

 

Attachment 4 – Map of Candidate Housing Sites for Rezoning – Mixed-Use 
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Attachment 5 – Map of Candidate Housing Sites for Rezoning – Residential 

 

Page 270 of 271



 

 

Attachment 6 – Relevant Updates to State Housing Law 

 Adequate Housing Element Sites (AB 1397) - Strengthens local governments’ obligation to 
identify a supply of adequate sites available to meet their share of regional housing needs at all 
income levels.  

 Accelerating By-Right Rezoning Requirement for Noncompliant Housing Elements (AB 
1398) - Requires that, if a city cannot identify sufficient sites adequate to accommodate its regional 
housing need, the Housing Element must commit to rezone properties within three years to allow 
"by right" development of 20 percent BMR projects. AB 1398 requires a locality that fails to adopt 
a housing element that the California Department of Housing and Community Development (HCD) 
has found to be in substantial compliance with state law within 120 days of the statutory deadline 
to complete this required rezoning no later than one year from the deadline for adoption of the 
housing element – and prohibits the Housing Element from being found in substantial compliance 
until that rezoning is completed.  

 Housing Crisis Act (SB 330) - Makes changes to land use and zoning law to encourage housing 
production, by limiting the scope of local review of housing projects to objective design standards 
only for qualifying projects; limiting the ability of cities to change the general plan land use 
designation, specific plan land use designation, or zoning to a less intensive use or reduce the 
intensity of land use within an existing general plan land use designation, specific plan land use 
designation, or zoning district below that which was in effect on January 1, 2018; limiting the number 
of public hearings for projects; and shortening review timeframes.  

 Streamlined Ministerial Approval Process (SB 35) - Requires a streamlined ministerial approval 
process for development in cities that have not yet made sufficient progress towards their allocation 
of their RHNA. Eligible developments must include a specified level of affordability, be on an infill 
site, comply with existing residential and mixed-use general plan or zoning provisions, and comply 
with other requirements.  

 Accessory Dwelling Units (Multiple bills) – In recent years, the State has facilitated the 
development of accessory dwelling units (ADUs) by adopting and updating laws limiting local 
regulation of this housing type. These may be counted toward a local agency’s RHNA through the 
processes established by HCD.  

 Commercially-Zoned Land (AB 2011) – Allows for ministerial, by-right approval for affordable 
housing on commercially-zoned land, and also allows such approvals for mixed-income housing 
along commercial corridors, as long as the projects meet specified affordability, labor, and 
environmental criteria. The bill also requires that all projects seeking approval under its provisions 
ensure all construction workers earn prevailing wages and receive health benefits. 

 Middle Class Housing Act (SB 6) – Deems a housing development project an allowable use on 
a parcel that is within a zone where office, retail, or parking are a principally permitted use if 
specified conditions are met, including requirements relating to density, public notice, comment, 
hearing, or other procedures, site location and size, consistency with sustainable community 
strategy or alternative plans, prevailing wage, and a skilled and trained workforce.  

 Parking Near Public Transit (AB 2097) – Prohibits local jurisdictions from imposing minimum 
parking requirements in a certain proximity to public transit, as defined. (The City of Scotts Valley 
does not have frequent enough transit service for developments to qualify for this provision.) 

 No Net Loss (SB 166) - Requires jurisdictions to maintain adequate sites to always accommodate 
its remaining regional housing needs allocation throughout the housing element planning period, 
rather than only at adoption. 

 Housing Element Enforcement (AB 72) - Allows HCD to review any action or lack of action by a 
jurisdiction that is allegedly inconsistent with its housing element. HCD can revoke housing element 
compliance and notify the California Office of the Attorney General. 
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