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3.1 Introduction

The 2019-2024 Housing Element provides for the identification and analysis of existing and projected housing needs
and articulates the City’s official policies for the preservation, conservation, improvement, and production of housing
within the City of Sonora. The Housing Element is the only General Plan Element that requires review and
certification by the State of California.

Purpose and Content of Housing Element

The Housing Element describes and analyzes the housing needs of Sonora residents and the issues confronted by
the City. This Housing Element also outlines the official City response to addressing the community's housing needs
in relation to availability, adequacy, and affordability.

The Housing Element is a five-year plan for the 2019-2024 period, which differs from other General Plan elements
that are intended to govern development of the City through 2020. The Housing Element serves as an integrated
part of the General Plan, but is updated more frequently to ensure its relevancy and accuracy.

California Government Code Section 65583 requires a jurisdiction’s Housing Element include the following
components:

s Areview of the previous Element’s goals, policies, objectives, and programs to ascertain the effectiveness
of each of these components, as well as the overall effectiveness of the Housing Element;

¢ An assessment of housing need and an inventory of resources and constraints related to meeting these
needs;

* A statement of goals, policies, and quantified objectives related to the maintenance, preservation,
improvement, and development of housing; and

s A policy program that provides a schedule of actions that the City is undertaking or intends to undertake
implementing the policies set forth in the Housing Element.

State Requirements

State law requires housing efements to be updated at least every five years (unless otherwise extended by State law)
to reflect a community's changing housing needs. A critical measure of compliance with the State Housing Element
Law is the ability of a jurisdiction to accommodate its "fair share" of the regional housing needs as established in the
Regional Housing Needs Plan (RHNP}. The term "fair share” refers to the fair and equitable distribution of growth
between cities and unincorporated areas as well as the fair and equitable diversity of different income groups within
a community.

General Plan Consistency

The California Government Code requires internal consistency among the various elements of a General Plan.
Section 65300.5 of the Government Code states that the General Plan’s various elements shall provide an integrated
and internally consistent and compatible statement of policy. City staff has reviewed the other elements of the
General Plan and has determined that this Housing Element provides consistency with the other elements of the
General Plan. The City will maintain this consistency as future General Plan amendments are processed by evaluating
proposed amendments for consistency with all elements of the General Plan. The City of Sonora is not recognized
as having a disadvantaged population base.
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preservation versus replacement costs, as it is very difficult to anticipate what governmental programs will be in place in
2030 to assist with preservation. Likewise, it is very difficult to estimate replacement costs nine years into the future.

Current funding programs that can assist in the preservation of at-risk projects include:

1) The Home Program

2} Multi-Family Housing Program {MHP)

3} Preservation Opportunity Program

4}  Community Development Block Grant Program

5} Low-Income Housing Tax Credit Program

6) The Preservation Financing Program

7) USDA Section 515 — Rural Rental Housing Program

To maintain the existing affordable housing stock, the City must either preserve the existing assisted units or facilitate the
development of new units. State Government Code Section 65863.10 requires owners of federally and state funded
affordable housing projects to provide at least a twelve-month notice of contract termination or prepayment of Federal
assistance to tenants and public agencies. Depending on the circumstances of at-risk projects, different options may be
used to preserve or replace the units. Preservation options typically include: 1} transfer of project to non-profit ownership;
2) provision of rental assistance to tenants using non-federal funding sources; and 3} purchase of affordability covenants.
Based on current housing trends, it is assumed to be cheaper to preserve the existing housing units than it would be to
build new units.

Identification of Policies to Preserve Affordable Housing

In an effort to preserve all 257 affordable housing units the City will retain Policy 1.4 and 1.6 from the 2014 Housing
Element, Additionally, this Housing Element establishes the following new programs in support of unit retention.

¢  Policy 1.2 Monitor Units At-Risk. 122 units are currently at risk in the City of Sonora. All units are guaranteed
to remain affordable through 2029. The City will monitor annually the units that are at risk in the 2030
decade to ensure that they remain affordable.

¢ Policy 1.5 Work with Potential Purchasers. Establish contact with public and nonprofit agencies interested in
purchasing and / or managing units at-risk in the 2029 timeframe to inform them of the status of these projects.
Where feasible, provide technical assistance and support to these organizations with respect to acquisition.
Consider reducing or waiving development fees associated with preservation or replacement of at-risk units.
Assist property owners with grant applications for funding for mortgage refinancing, acquisition, rehabilitation
and gap funding for affordable development.

Special Housing Needs Assessment Analysis

Certain groups have greater difficulty in finding decent, affordable housing due to their unique needs and/or
circumstances. Special circumstances may be related to one's household characteristics, disability, employment and
income, among others. As a result, certain segments of Sonora residents are more likely to be lower income and face
housing cost burden, overcrowding, and/or other housing problems.

The State Housing Element law identifies the following "special needs" groups: senior households, disabled persons,
large households, single-parent headed households, families and persons in need of emergency shelter, and
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Homeless Support Services
David Lambert Community Center/Drop-in Center

This facility provides a place for socialization for the mentally ill and other homeless individuals. The center is located
in the former Department of Motor Vehicles office at 347 W. Jackson St., Sonora.

American Red Cross

The Tuolumne County office of the American Red Cross assists residents with temporary housing, food, and clothing
in response to disasters. In addition to assisting individual households, the American Red Cross has played an
important role in the county in response to county disasters, in particular, wildfires.

Churches/Salvation Army/Dorcas Society: Meals/Food Pantries/Clothing/Computer

Other organizations within the City have limited funds set aside for 1-2 night motel accommodations for the
homeless {e.g., St. Patrick’s Church, the Salvation Army}. Free community meals are provided at the Red Church, St.
Patrick’s Church and at a local coffee house, the Heart Rock Café. Food pantries are available in the City limits at: the
Dorcas Society, Red Church, Sonora Baptist Church and St. Patrick’s Church. Clothing, linens and toiletries can be
obtained in the City at the Dorcas Society, Red Church, St. Patrick’s Church and Salvation Army Reach. Computer
access is available at the David Lambert Drop in Center in the City and at the main branch of the Tuolumne County
Library in Sonora. The Salvation Army Reach program also provides auto repair, assistance with energy and utilities,
minor home repairs, transit tickets and related services. The Dorcas Society provides similar assistance with rent and
utilities.

Amador-Tuolumne Community Actian Agency (ATCAA)

ATCAA offices are based in the cities of Sonora (for Tuolumne County) and Jackson {for Amador County). ATCAA also
works with the Calaveras-Mariposa Community Action Agency to implement programs in Calaveras County. ATCAA
operates a homeless shelter in the City of Sonora. ATCAA has assisted the homeless in Sonora and Tuolumne County
since 1981 and ohtained its first shelter in 1984. ATCAA successfully worked with the City to acquire ownership of
the existing homeless shelter and undertake shelter rehabilitation. ATCAA provides adults and children with
emergency and transitional shelter in Tuolumne County, Homeless Prevention rent and utility assistance and
Housing and Budget Counseling.

ATCAA provides a deposit assistance program that provides funding for individuals and families covering the
necessary funds required for security deposits on rental units. The program provides an opportunity for people to
enter into rental housing who are not able to afford the initial investment of a security deposit and first month rent
payment,

ATCAA operates the county food bank, based in Jamestown. The food bank solicits, transports, stores and distributes
emergency and supplemental foods to individuals and families. The food bank assists community church pantries
with emergency food supplies. ATCAA also implements a Home Energy Assistance Program {HEAP} assisting with
energy-saving home improvements such as home weatherization, appliance replacement and providing education
on reducing energy costs.
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Center for a Non-Violent Community

The Mountain Women's Resource Center has been providing services to victims of domestic violence and sexual
assault in Tuolumne County since 1978. Initial funding for a shelter was obtained in 1980. Since that time, shelter
usage has increased from 75 women and children in 1981 to an annual population of 200. The shelter is owned by
the City of Sonora and is offered to the Center for a Non-Violent Community rent free. The principal funding sources
for the shelter are the Office of Criminal Justice Planning, Community Development Block Grants, and fund raising.
The average client profile is a white married woman under 30 with at least one child under the age of six, in the very
low income category. As with the homeless shelter, clients are offered a variety of counseling services and life skills.
The Battered Women's Shelter provides 11 beds and the length of stay is 30 days. The Center for a Non-Violent
Community also operates a transitional housing facility in the County which provides 20 beds. This facility was funded
with an Emergency Housing and Assistance Program Capital Development loan.

Farmworkers

Farmworkers are traditionally defined as persons whose primary incomes are earned through permanent or seasonal
agricultural labor. Permanent farm laborers work in the fields, processing plants, or support activities on a generally
year-round basis. When workloads increase during harvest pericds, the labor force is supplemented by seasonal
labor, often supplied by a labor contractor. For some crops, farms may hire migrant workers.

According to the Census American FactFinder, there were 42 people employed in agriculture, forestry, fishing and
hunting, and mining occupations — less than 1% of the City’s employed population. Consistent with the 2019-2024
Regional Housing Needs Assessment, the City of Sonora will provide approximately 18% of the county’s total housing.

Given the extended distance between the City and agricultural destinations for workers, and that migrant and
seasonal workers are often without private transportation; farmworker housing units should be located along
primarily public transportation routes which provide regular service to Twain Harte and higher elevations so that
workers may meet with other workers to be transported to work sites by their employers. Implementation Program
3.D.j {Facilitate the Provision of Farm Worker Housing) establishes the City’s strategy and implementation program
removing governmental constraints to the provision of farm worker housing.

Opportunities for Energy Conservation

State law requires local government, in preparing a housing element, to address energy conservation measures with
respect to residential developments within their jurisdiction. The City of Sonora has taken several measures to implement
energy conservation programs in residential projects. The building orientation, street layout, ot design, landscaping, and
street tree configuration of all residential projects are reviewed to maximize solar access and energy conservation.

Energy conservation is achieved through implementation measures on different levels. The first level includes requiring
new residential development to meet applicable energy standards of Title 24 of the California Administrative Code.
Building additions or alterations must also meet Title 24 standards if they increase the heated or cooled floor space of the
building. Builders of these units may achieve compliance either by calculating the energy performance in a prescribed
manner or by selecting from alternative component packages that prescribe a fixed method of energy compliance. The
City's Building and Code Compliance Division checks all proposed residential units for design and construction compliance
with Title 24 energy standards.

The level of energy conservation implementation occurs during review and approval of residential subdivisions to ensure
they are designed to maximize passive or natural heating and cooling opportunities. This can be achieved by encouraging
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the incorporation of techniques to maximize use of sclar energy. Passive cooling opportunities are listed and included in
the design of lots to allow the appropriate orientation of a structure to take advantage of prevailing breezes or available
shade. Passive heating opportunities include design of lots to allow structures to he aligned in an east-west direction for
southern exposure. Section 66473.1 of the State Subdivision Map Act requires that the design of a subdivision for which
a tentative map is required shall provide, to the extent feasible, for future passive or natural heating or cooling
opportunities in the subdivision. Although no precise standards are given, the State Attorney General issued an opinion
in 1981 that “a tentative map of a subdivision must be disapproved if it fails to meet the design requirement of
Government Code Section 66473.1."

Another way to advance energy conservation is through implementation of various programs that encourage
weatherization of residential structures {i.e., to improve conditions of existing structures and to decrease their energy
demand). The most common techniques for increasing building efficiency are: insulation of ceilings, heating-ventilating
air conditioning ducts and hot water heaters; weather stripping and caulking; thermostats at night; low-flow shower
heads; window treatment to provide shade; and furnace efficiency modifications. The Department of Energy,
Weatherization Assistance Program {DOE WAP} has long served as the core program for delivering energy conservation
services to lower-income Californians. The Weatherization Assistance Program reduces the heating and cocling costs for
lower-income families by improving the energy efficiency of their homes and ensuring their health and safety. Among
low-income households, the program focuses on those with elderly residents, individuals with disabilities, and families
with children. The City also provides assistance to lower income homeowners for rehahilitation, including weatherization.
In addition, each new residential unit built must have solar included in the build.

Pacific Gas & Electric provides electricity to residential consumers in Tuolumne County, including the City of Sonora. PG&E
also participates in several other energy assistance programs which help qualified homeowners and renters conserve
energy and control costs. These include:

e The California Alternate Rates for Energy Program (CARE) provides a 20% monthly discount on energy rates to
income qualified households, certain non-profits, facilities housing agricultural employees, homeless shelters,
hospices and other qualified non-profit group living facilities.

*  The Relief for Energy Assistance through Community Help {(REACH} Program is administered by the Salvation
Army and provides one-time energy assistance to lower-income customers. Those who have experienced an
uncontrollable or unforeseen hardship may receive an energy credit up to $200, credit amount based on the past
due amount of the bill. REACH assistance may be available once within an 18 month pericd, but exceptions can
be made for seniors, the physically challenged and the terminally ill.

e Family Electric Rate Assistance {FERA} provides a menthly discount on electric bills for income qualified
households of three or more people.

Regional Housing Needs

Future housing need refers to the share of the regional housing need that has been allocated to the City. The State
Department of Housing and Community Development {HCD) provides a regional housing goal number. In allocating the
region’s future housing needs to jurisdictions, the following factors must be taken into consideration pursuant to Section
65584 of the State Government Code:

*  Market demand for housing;

+« Employment opportunities;

*  Availability of suitable sites and public facilities;
¢ Commuting patterns;
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advertised in both the local newspaper and radio encouraging residents to participate. Numerous written comments
were received and have been included within the Housing Condition Survey included within Appendix A.

The draft Housing Element has been available in City Hall and was posted on the City's website for review and
comments. At the workshop, seven people from the public attended, noting interest in a variety of housing types
and the inclusion of residential units in historic structures. Details of the public participation process, including
letters, notices and public agency information, can be referenced in the Appendix of this document.

The City will actively engage the community in the progress of the Housing Element implementation, including
specifically working with developers, service providers and other community interests to accomplish the various
implementing programs.
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Availability and Adequacy of Public Services and Infrastructure

Infrastructure necessary to support future development is in place within the City of Sonora. All vacant land designated
for single-family, medium-high or high-density residential use is served by sewer and water lines, streets, storm drains,
telephone, electrical lines or they can be extended to serve the properties. To ensure the availability and adequacy of
public facilities and services for future development, the City, along with other providers of public services, will continue
to carry out regular infrastructure improvements and upgrading.

As shown in Table 3-24, the City has an adequate array of sites which have the appropriate densities and are
unencumbered by development constraints to meet the current Regional Housing Needs Assessment {RHNA)
requirements. State law (SB 1019} requires the City to zone an adequate number of sites that permit multi-family
residential uses without a conditional use permit to all the City to meet its housing need for very-low and low income
households. Multifamily units are permitted by right in the R-3 district. Likewise, state law (Government Code
65583.2{c){3)} requires sufficient vacant land for lower-income households.

The Lemke site, included in the inventory, is large enough to accommodate 106 units, far in excess of the 45 units {25
very-low and 20 low) in the City’s RHNA. This parcel was created in 2012 and rezoned to R-3, as such, it was not included
within the City’s Cycle 4 Housing Element. In total the City has sufficient vacant property that once developed would
result in 212 units across the income categories which is more than enough to satisfy the 115 units in the current RHNA.

CEQA: Likely Level of Environmental Review Required for Each Vacant Parcel

Sites located within the City of would likely be subject to a negative declaration or mitigated negative declaration. Two of
the three site have previously gone through the entitlement process and have associated CEQA documentation. The third
site has been part of pre-development discussion and has had a number of technical studies completed including biological
and cultural resources. Additionally, for affordable housing projects, many of the sites would be exempt from CEQA. None
of the vacant parcels are subject to pending litigation on environmental grounds that could impact the availability for
development over the next eight years.

Non-Vacant Site Analysis

As the City has adequate vacant sites to accommodate the RHNA for low income units, the City has not included a non-
vacant site analysis in the report as it is not necessary.

Financial Resources For Housing

Sonora has access to a variety of existing and potential funding sources available for affordable housing activities. These
include programs from local, State, federal and private resources. The following section describes the primary housing
funding sources available to the City of Sonora for housing production, rehabilitation, or preservation: HUD CDBG funds,
and Section 8 Housing Choice Vouchers program.

Housing And Urban Development (HUD)/Community Development Block Grant {CDBG) Funds

The HUD CDBG program provides funds for a range of community development activities. The program is flexible in that
the funds can be used for a range of activities. The eligible activities include, but are not limited to: acquisition and/or
disposition of real estate or property, public facilities and improvements, relocation, rehabilitation and construction
{under certain limitations) of housing, homeownership assistance, and also clearance activities.
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The City will have to submit a competitive grant application to the State Department of Housing and Community
Development {HCD) for CDBG funding through the Small Cities program.

Section 8 Housing Choice Voucher Program

The Section 8 Housing Choice Voucher Program is a federal program that provides rental assistance to very low-income
persons in need of affordable housing. The program offers a voucher to income-qualified tenants that pays the difference
between the payment standard (an exception to fair market rent} and what a tenant can afford to pay (e.g. 30% of their
income). A voucher allows a tenant to choose housing that may cost above the payment standard, with the tenant paying
the extra cost.

Habitat For Humanity

Habitat for Humanity is a non-profit, faith-based private, non-governmental organization dedicated to building affordable
housing and rehabilitating homes for lower-income families. Habitat builds and repairs homes with the partner families
and the help of volunteers. Habitat homes are sold to partner families at no profit with affordable, no-interest loans.
Volunteers, churches, businesses, and other groups provide most of the labor for the homes. Government agencies or
individuals usually donate land for new homes.
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Mobile Home Parks

Mobile homes offer an affordable housing opticn to many low and moderate income households. According to the State
Department of Finance (2017), approximately >1% of Sonora's housing stock consists of mobile homes, Mobile home
parks are permitted in the CO zone with the approval of a use permit, subject to the following criteria:

¢ A minimum of 3 acres

¢ Minimum area of 3,000 square feet per mobile home site, exclusive of the roadway
¢ One community open space of a minimum 200 square feet per mobile home site

¢  Mobile home should be set back a minimum of 5 feet from the interior roadway

¢  Solid wall or fence six feet high on project boundaries

s No structure within 6 feet of the mobile home

e Roadway and public utilities provided to the mobile home sites.

Manufactured Housing/Mobile Homes

Manufactured housing units/mabile hames are permitted within all single-family residential districts and should comply
with all of the following criteria:

o Only be used as a single-family residence

* Subject to provisions of zoning applicable to a residential structure

* Attach to a permanent perimeter foundation system

*  Minimum width of twenty feet

*  Compatibility with the architectural design of two-thirds of conventional homes within two hundred feet:
o Pitched roof

Eave overhangs

Roofing material

Siding material

c o o 0

Number of stories
Community Care Facilities

Sections 5115 and 5116 of the California Welfare and Institutions Code declare that mentally and physically disabled
persons are entitled to live in normal residential surroundings. The use of property for the care of six or fewer disabled
persans is a residential use for the purpose of zoning. A State-authorized, certified or licensed family care home, foster
home, or group home serving six or fewer disabled persans or dependent and neglected children on a 24-hour-a-day basis
is considered a residential use that is permitted in all residential zones.

The City of Sonora does not currently define group quarters {group homes for the disabled) nor does it specify zoning
districts for the location of these facilities. Currently the City does not distinguish between these uses and other residential
uses in residential districts. The City will continue to comply with State law with regard to group homes and State licensed
community care facilities and group home residency among unrelated persons.

Multifamily Housing

According to the Census {2019), multi-family housing made up approximately 38% of the existing housing stock in Sonora.
The Zoning Ordinance expressly permits multifamily residential in the R-2, R-3, CO and C zones, They may also be included
within a Planned Unit Development (PD}). Multifamily units are allowed above the ground floor in the downtown. The
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downtown area consists of the area designated as the Historic Area which is all property between Elkin Street, Church
Street, Stewart Street and Green Street. This area includes the historic multi-story buildings facing North Washington
Street. The Zoning Ordinance allows for an unlimited number of units above the ground level. Many of the existing
structures in this area have space on the second floor for residential units that is used for office space or is currently
vacant, Approximately 75 buildings are located within this Historic Area that could have residential units on the upper
floor.

Being a historic community that relies heavily on tourism, new multifamily residential projects require a site plan review,
This process has fee of $950 and requires the project layout to be approved by the Planning Commission. The City of
Sonora Zoning Ordinance requires a site plan for any new development. Due to this requirement most all development
related projects are heard befare the Planning Commission. Therefore, unlike in many other cities, the public meeting and
public review process for development projects is a common occurrence and does not bring undue focus to multi-family
projects. The City's site plan/design review process does not change the density of a project that would be allowed, but
instead focuses on the integration of the project with historic context of the overall City to ensure that new projects fit
within the aesthetics of the community. Given the City’s success in providing multi-family housing, development standards
and permit processing pracedures are not unduly onerous or serve to constrain multi-family housing development. The
City of Sonora is requesting funding through SB2 to develop Design Guidelines that would provide guidance in developing
new projects and would allow some projects to be approved ministerially depending on the improvement.

Farmworker Housing

Despite the limited number of farmworkers in the City and surrounding area, the City allows employee housing, including
housing for farmwarkers, consistent with Health and Safety Code Section 17021.5 and 17021.6. The City has no strictly
agricultural only land use designation. Correspondingly, the Zoning Ordinance does not expressly address housing for
agricultural workers. According to the Housing Survey, 2.3% of Sonora residents were employed in agriculture, forestry,
fishing and hunting, and mining. The majority of farmwarkers in Tuolumne County are employed in reforestation after
timber harvesting. Reforestation activities generally occur in the county's higher elevations {above 3,000 feet) and are
often seasonal. As a result, the demand for farm worker housing for those employed in reforestation activities is normally
greatest at elevations of 3,000 feet and above.

In contrast, many of the county’s non-forest agricultural crops can be found below 3,000 feet, but not necessarily within
the city limits. Therefore, the primary emphasis on farm worker housing in the City of Sonora is focused on the provision
of housing for farm workers employed in the production of non-forest crops and farm commodities {e.g., grapes, apples,
turkeys). Within the city limits, households associated with agricultural workers are most likely to have large households.
The City does provide apportunities for multifamily housing and a variety of housing types for the larger family households.

Emergency Shelters

An emergency shelter is a facility that provides shelter to homeless families and/or homeless individuals on a limited
short-term basis. The City’s Zoning Ordinance permits emergency shelters via a use permit in the Commercial (C) zone.
Currently there is approximately 56.59 acres of vacant land available in those zoning districts where these facilities would
be permitted as a residential use. The vacant land is more than adequate to meet the community’s need for emergency
shelters. These facilities would be located in areas with access to supportive health, welfare, social, employment, and
transportation services.
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Transitional and Supportive Housing

The City's Zoning Ordinance treats transitional and supportive housing in all residential and commercial zoning districts as
regular residential use and subject only to those restrictions that apply to other residential uses of the same type in the
same zone. Along with group quarters with beds, single-family homes, and multi-family apartments and single room
occupancy units address the housing needs of extremely-low households.

Traditional single and multi-family units being used as transitional and supportive housing meeting the H&S Code
definitions will be treated as regular residential uses and permitted according to the same restrictions for similar uses in
the same zone. Currently, Sierra Hope, a local non-profit, is working in cooperation with private property owners and the
County Behavior Health to provide Supportive Housing.

Low-Barrier Navigation Centers and Supportive Housing

AB101 requires that Low-Barrier Navigation Centers are a use by right in areas zoned for mixed use and nonresidential
zones permitting multifamily uses. AB 2162 requires supportive housing projects meeting specific criteria are a by right
use in zones where multifamily and mixed uses are permitted, inciuding nonresidential zones permitting multifamily uses.
The City will review its zoning code and approval processes, and revise them as needed to comply with AB101 and AB2162.

Single Room Occupancy Units {SROs)

An SRO unit is a one-room unit intended for occupancy by a single individual. It is distinct from a studio or efficiency unit,
in that a studio is a one-room unit that must contain a kitchen and bathroom. Although an SRO unit is not required to
have a kitchen or bathroom, many SROs have one or the other. This housing type along with the Transiticnal and
Supportive Housing and multifamily units address the housing needs of extremely low-income households. Even prior to
AB2634, Sonora has a long history of providing SROs thorough the use of Roominghouses and Boardinghouses which are
permitted in the Limited Multifamily Residential (R2), Multifamily Residential (R3}, Tourist and Administrative {CQ), and
Commercial (C) zones. They may also be included within a Planned Unit Development (PD).

Transient Use Ordinance

The City of Sonora allows for the transient use of either rooms or whole units. The City currently has 19 transient use
permits. At this time there is not a limitation on the number of permits that are issued. Some of the permits are for
individual rooms within a shared house and others are for the entire unit. At this time, the City does not see this as having
a negative impact on available housing due to the low number of units. However, the City will continue to monitor the
permits and reevaluate if the number of permit requests increase substantially.

Development Permit Procedures

The processing time needed to obtain development permits and required approvals is commonly cited by the
development community as a prime contributor to the high cost of housing. The development process begins with
submittal of the formal planning application along with the proper documents and fees. The Community Development
Department accepts the application and is responsible for routing it to other City departments and outside agencies for
review and comment. The Community Development Department is also responsible for keeping the applicant informed
about any significant comments and requirements or conditions received from other departments and agencies. In
addition, the Community Development Department is responsible for determining the type of environmental document
that would be needed for the project.
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For applications, such as multi-family projects and planned development projects which plan to vary the regulations, that
require a hearing before the Planning Commission or City Council, staff will discuss the staff recommendation and schedule
the public hearing. As discussed previously, the City of Sonora's fees are nominal {$950) and do not create an obstacle to
development. Projects that have been determined to have potential environmental impacts (i.e., not exempt from the
California Environmental Quality Act {CEQA) will not be scheduled for a public hearing until after the appropriate
environmental document has been prepared, circulated for public review and finalized. The applicant or a designated
representative must be present at any hearing to explain requests and to answer questions. A favorable decision
frequently includes conditions of approval that are necessary to carry out the provisions and intent of the Zoning
Ordinance.

If an application included a tentative subdivision or parcel map that was approved during the public hearing process, the
applicant can submit the final map, grading plans, and final improvement plans to the Engineering Division for plan check.
The Engineering Division reviews the plans for compliance with City engineering standards and to ensure that all relevant
Planning Commission or City Council conditions imposed on the project have been included. The map and plans are also
routed to other appropriate departments such as fire and utility agencies for review and comment as applicable.

After the public hearing for a building project, the applicant’s architect and/or engineer can submit working drawings to
the Community Development Department for plan check. The Community Development Department is responsible for
routing the plans to other appropriate departments for review and comment. Developers are permitted to submit building
plans to the Community Development Department prior to the public hearing; however, they do so at their own risk as
the reviewing body may reject the proposal or require revisions to the plan set,

Once the necessary permits have been obtained from the Community Development Department and construction
commences, the staff is responsible to inspect the development for the following:

¢ Compliance with conditions of approval imposed by the City Council and Commission;

¢« Compliance with the Zoning Ordinance;

+ Compliance of architectural detail, materials and colors as approved;

¢« Compliance with requirements for screening of mechanical equipment, outdoor lighting fixtures, landscape
completion, parking requirements and signage; and

* Compliance with environmental mitigation imposed on the project.

When the permitted work is complete, the applicant requests a final inspection from the Community Development
Department. A staff planner will visit the project to ensure that all Planning provisions have been completed. A similar
Fire Department and Engineering Division inspection may also be required. Once completed, final clearance for issuance
of a Certificate of Occupancy is given.

As indicated in Table 3-31, the planning processing time is approximately four to six months for apartments. These are
reasonable timeframes, especially compared to communities where it could take years to process and approve multi-
family developments. Sonora’s development permit procedures are necessary to ensure proposed projects meet the City's
established standards and regulations and do not unduly constrain or delay the develcpment of housing.

The City has not had much development in the last decade. The last parcel map that was processed by the City took
approximately six months from time of submission to recordation of the final map. Building permits were pulled within a
month of final entitlement for a low income single family house on the newly created parcel.
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Site Plan 5240 $950 51,660 $2,372
Design Review 5240 5428 $616 $805
Development Agreement | $590 plus cost of $2,118 plus cost | $3,646 plus $5,175 plus
City Attorney and of City Attorney | cost of City cost of City
City Engineer and City Attorney and | Attorney and
Engineer City Engineer | City Engineer
Landscape Plan Review 550 5233 plus 5416 plus $600 plus
Landscape Arch. | Landscape Landscape
fee Arch. fee Arch. fee
Land Divisions
Tentative Parcel Map (4 5325 -2 lots $1,088 -2 lots 51,850 -2 lots | 2,615 -2 lots
parcels or less) 5375 -3 lots 51,138 -3 [ots $1,900 -3 lots | 52,665 -3 lots
$590 -4 lots $1,353 -4 lots 52,116 -4 lots | $2,880 -4 lots
Tentative Subdivision 5590 +55 alot 51,909 $3,228 54,547
Map
Vesting Tentative 5590 52,232 $3,874 $5,517
Subdivision Map
Final Map (Parcel) 5125 5448 $771 51,094
Final Map (Subdivision) 5125 +55 a lot 5561 5997 51,433
Boundary Line 5590 5867 51,144 51,423

Adjustment (Lot Line
Adjustment)

California Environmental Quality Act — no change. Continue to charge cost from consultant plus 10%
admin fee

Building permit fees already are adjusted for the size of the home. Based on these factors, permit fees and mitigation fees
in the City are not considered a constraint to the development of housing for all income levels.

Building Codes and Enforcement

The California Building Codes establish standards and require inspections at various stages of construction to ensure code
compliance and minimum health and safety standards.

The City’s Community Development Department carries out code enforcement and inspection activities as a means to
preserve and maintain the livability and quality of neighhorhoods. The City does not have a formal code enforcement
program and code enforcement occurs only on a complaint basis. The part-time City Building Inspector is responsible for
inspecting the property after a complaint is received. The majority of the complaints the received by the City are for
tenant based properties and tenants are advised of their rights at the time of the complaint. They are also provided with
Fair Housing information and with the contact information for those agencies within Tuclumne County who provide rental
assistance. The property owner/landlord is also notified about any code viclations are required to bring the property into
compliance,

City staff investigates violations of property maintenance standards as defined in the Municipa! Code as well as other
complaints. Although these standards and the time required for inspections increase housing production costs and may
impact the viability of rehabilitation of clder properties which are required to be brought up to current code standards,
the intent of the codes is to provide structurally sound and safe housing.
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Housing for Persons with disabilities including persons with developmentol disabilities

Both the federal Fair Housing Amendment Act {FHAA) and the California Fair Employment and Housing Act direct local
governments to make reasonable accommodations (i.e., modifications or exceptions) in local zaning laws and other land
use regulations when such accommodations may be necessary to afford disabled persons an equal opportunity to use and
enjoy a dwelling.

Building Code

The City enforces the 2019 California Green Building Codes, which are based on the International Building Codes. The
City’s building code requires new multi-family residential construction to comply with FHAA, which specifies that ground
floor dwelling units in new developments must be adaptable to the physically disabled. The requirements include: 1)
adaptive design features for the interior of the units; 2) accessible public use and common use areas; and 3) sufficiently
wider doors to allow wheelchair access.

Reasonable Accommodation Procedures

Pursuant to the FHAA, a disabled person or representative may request reasonable accommodation relating to the various
land use, zoning, or building codes, rules, and paolicies, practices, and/or procedures. For rehabilitation projects, such as
installation of ramps or interior modifications, the City processes these requests for reasonable accommadation over the
counter. No special review is required and therefore, will not constrain the rehabilitation of housing. Some projects require
modifications to development standards to accommodate persons with disabilities including persons with developmental
disabilities. The City reviews requests for reasonable accommodation at the staff level. Often requests are processed
within one week. Furthermore, the City provides zoning flexibility for rehabilitation of existing nonconforming housing.
Some requests for reasonable accommodation may be processed under these provisions.

The City will continue to place literature regarding the extent of and procedures for requesting reasonable
accommodation at public counters. The City will also continue to monitor its development codes and procedures to ensure
that no conditions exist to unduly constrain the development of housing for persons with disabilities including persons
with developmental disabilities. When constraints are identified, the City will work to mitigate or eliminate such
constraints.

Zoning Ordinance

The enforcement of the Sonora Zoning Ordinance complies with the Lanterman Developmental Disabilities Services Act in
addressing community residential care facilities for persons with disabilities including persons with developmental
disabilities. Community care facilities serving six or fewer residents are permitted by rightin all residential zones. However,
the Zoning Ordinance will be revised to specifically list this as a permitted use,

Definition of Family

Local governments may restrict access to housing for households failing to qualify as a “family” by definition specified in
the Zoning Code. Specifically, a restrictive definition of “family” that limits the number of and differentiates between
related and unrelated individuals living together may illegally limit the development and siting of group homes for persons
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with disabilities including persons with developmental disabilities but not for housing families that are similarly sized or
situated.? The City of Sonora will amend its Zoning Ordinance to remove the definition of “family”.

Conclusion

The amendments to the City's Zoning Ordinance related to persons with disabilities including persons with developmental
disabilities and the removal of the definition of family would enable the policies to be less restrictive to the development
of housing.

ENVIRONMENTAL CONSTRAINTS

A community’s environmental setting affects the feasibility and cost of developing housing. Environmental issues range
from the availability of water and preservation of oak trees to the suitability of land for development due to potential
exposure to seismic, flooding, wildfire and other hazards. This section summarizes these potential constraints in Sonora.
(Refer to the Safety Element and Open Space, Conservation and Recreation Element of the General Plan for more detailed
analyses and mitigating policies that address environmental issues or hazards within the Sonora area.)

Water Supply

Tuolumne Utilities District (TUD) serves all of the City of Sonora. TUD maintains three water storage and treatment
facilities within or adjacent to the City limits:

¢  Greenley Road water tank adjacent to Sonora Hills — 2.7 million gallons storage

+  Sonora Water Treatment Plant water storage tanks on Bald Mountain Road - Storage capacity 2 million
with potential expansion to 3 million gallons

* Sonora Reservoir at the end of Reservoir Road — 60,000 gallons

TUD has three primary sources of water:

*  Surface water
*  Groundwater

TUD obtains more than 96% of its water from surface water supplied for the South Fork of the Stanislaus River through a
1983 purchase agreement with PG&E. Sonora’s water supply travels from Lyons Reservoir, fed by the Stanislaus River, to
Phoenix Lake which is the nearest water storage body serving Sonora, From Phoenix Lake, water travels to TUD's Sonora
Water Treatment Plant {located within the Sonora City Limits) by underground pipe. Between Lyons Reservair and Phoenix
Lake, water is transported by numerous miles of ditch. Annual water supply is dependent upon natural flow of the South
Fork of the Stanislaus River which yields 100,000+ acre feet including 24,000+ acre feet of combined storage in Strawberry
{Pinecrest) and Lyons Reservoirs. Historically, the amount of water supplied through the system has been more than twice
the amount of water consumed.

Groundwater provides 5% of domestic or treated water annually. TUD assumes it could sustain 1,075 acre-feet over a
nine-month period, annually. Recycled water is used by private landowners for irrigating 713+ acres of farm and

3 California court cases (City of Santa Barbara v. Adamson, 1980 and City of Chula Vista v. Pagard, 1981, etc.) have ruled an ordinance as invalid
if it defines a “Family” as (a) an individual; (b) two or more persons refated by blood, marriage, or adoptien; (<} a group of not more than a
specific number of unrefated persons as a single housekeeping unit. These cases have explained that defining a family in a manner that
distinguishes between blood-related and non-blood related individuals does not serve any legitimate or useful objective or purpose recognized
under the zoning and land use planning powers of a municipality, and therefore violates rights of privacy under the California Constitution.
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pastureland. Per TUD, available water supplies for new development are currently dependent upon when water is
requested. Presently, there is a sufficient volume of water available to supply existing needs for the City of Sonora. Water
service in the City of Sonora is provided by TUD; a copy of this Housing Element was provided to TUD for their review and
comment,

The Public Facilities and Services Element includes policies to facilitate water conservation to help maintain adequate
water supply for the community.

Topogrophy

Topography in the foathills restricts the overall density of housing units that can be accommoedated both physically and
economically. Within the City limits, slopes vary from 0% to in excess of 30%. To address this issue, the City of Soncra has
adopted a Hillside Preservation Ordinance that includes slope/density requirements and flexible standards for hiliside
development. Topography also provides challenges for sidewalk construction and in meeting grade requirements for
wheelchair accessibility.

In addition, the General Plan has assigned land use designations to lands based, in large part, on topography. Specifically,
land with fewer topographic constraints were designated for higher density development or as Mixed Use to allow for
increasing densities on portions of the site with gentle topography and limiting density on the steepest slopes while
achieving an overall density of at least 15 dwelling units per acre.

Sewer Capacity

TUD provides public sewer service to the majority of the City. TUD operates a sewer treatment plant in the southwestern
corner of the City adjacent to City-owned property - {Sonora Wastewater Treatment Plan — WWTP). The facility currently
provides service to 23,000% people with a design capacity of 2.6 million gallons per day (mgd). The average dry weather
flow at the facility is approximately 1.7 mgd. The plant produces secondary treated and disinfected effluent is discharged
to a large storage reservoir, Quartz Reservoir, prior to distribution for reclamation by agricultural end-users.

During winter months, input at the WWTP may increase to more than 2.6 mgd exceeding the facility’s capacity to clarify
and digest the input. The additional flow is stored on-site in ponds until it can be treated TUD has adopted a reclamation
strategy, currently under review by the state that includes:

* All biosolids are trucked out of Tuclumne County
® Increasing storage capacity {(140z% acres has been acquired for additional storage expected to come on-line in the
year 2015, dependent on funding)

Private septic systems are regulated through the Tuolumne County Environmental Health Department and are of limited
distribution. Private systems are concentrated southwest of J.S. West and Symons and near the northern City limits with
limited numbers scattered in areas outside the public sewer service areas. Thin soils and porous rock {e.g., limestone) are
two identified hazards associated with failed septic systems within the City's sphere of influence. However, age has been
the primary reason for septic system failure within the City according to the Tuolumne County Environmental Health
Department. Most of these older failing systems have been replaced with public sewer service from TUD.

Sewer service in the City of Sonora is provided by TUD; a copy of this Housing Element was provided to TUD for their
review and comment.

Londscape Requirements
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Sonora’s oak woodlands are an important part of the City’s heritage and constitute a valuable natural resource within the
community. The cak woodlands provide habitat for wildlife, contribute to the City's beauty and varied scenery, provide
shade in parks as well as in developed areas, and enrich soils and protect watersheds and streams from erosion. To address
the decline of oak woodlands due to urbanization, the City adopted landscaping requirements that strives to balance
preservation with the social benefits of private property ownership and development. The City’s regulations establish a
comprehensive design review process for new development, offer incentives for tree preservation, and provide feasible
alternatives and options to removal where practicable, consistent with the Sonora General Plan Conservation and Open
Space and Recreation Elements of the Sonora General Plan.

Seismic Safety

The Sonora area is subject to moderate to strong ground shaking from large earthquakes on active faults in the Lake Tahoe
area and the Coast Ranges/San Francisco Bay area. An earthgquake on the potentially active Foothills Fault Zone, is less
likely, but would probably produce much stronger motion due to the proximity of the Foothills Fault Zone to the Sonora
area.

Historically, seismic activity in the San Joaquin Valley has been slight in comparison to the rest of California. Throughout
recorded history, no major movement has occurred. Earthquakes felt locally are from seismic disturbances to the west of
the valley and include the San Andreas, Calaveras and Hayward faults.

Flooding

Flood threats exist within the Sonora area on occasion. Perennial streams flowing through the Sonora area, including
Sonora Creek and Woods Creek, do not ordinarily carry large velumes of water. The City requires new development to
detain drainage to maintain peak flow runoff at pre-development levels. Detention can be provided either on or off-site,
provided it can be demonstrated that the detention facility will effectively meet City adopted goals and policies with
respect to drainage.

Fire Protection

According to the California Department of Forestry and Fire Protection {CalFire), the City of Sonora is mostly located within
a very high fire hazard severity zone. Areas where homes are located near dense vegetation and forest land have higher
risks from wildfires. The Sonora Fire Department provides service to the City of Sonora. Significant amount of oak
woodland exists within the Sonora planning area. Fire danger is especially high in the summer months in these areas. This
area is susceptible to wildland fires that can move quickly if there is a stiff breeze. Several wildland fires have occurred
within Tuclumne County in recent years. The Rim Fire in 2013 impacted the Sonora area due to the heavy smoke and the
reduction in visitors which resulted in a loss of tourism revenue for the businesses in Sonora.

The Scnora Fire Department and TUD are responsible for reviewing all development proposals within the City to ensure
the proper sizing of infrastructure, provision of adequate access for firefighting equipment, and identification of fire
hazard areas. The City encourages the restriction of construction of new buildings within 100 feet of designated fire hazard
areas unless fuel modification measures are included in the design. Fire hazard areas are those that create excessive
firefighting problems due to lot and street configuration, landscaping materials and vegetation overgrowth.

1SO Rating

The Insurance Services Office {ISO) is an independent crganization that serves insurance companies, fire departments,
insurance regulators, and others by providing information about risk. 1SO’s Public Protection Classification (PPC} service
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gauges the quality of local fire departments by collecting information on a community’s public fire protection and then
analyzing the data using a Fire Suppression Rating Schedule {FSRS). ISO then assigns a PPC from 1 to 10. Class 1 represents
the best public protection and Class 10 indicates no recognized protection. The Sonora Fire Department currently has an
I1SO Public Protection Classification rating of 4.
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3.5 HOUSING PLAN

This section of the Housing Element contains objectives and policies the City will implement to address a number of
important housing-related issues.

The section also contains quantified abjectives for housing construction, rehabilitation, and the preservation of affordable
housing, with a five-year program of actions that:

+ Conserves and improves the condition of the existing affordable housing stock, which may include
addressing ways to mitigate the loss of dwelling units demolished by public or private action;

¢ Assists in the preservation of housing developments for lower-income households;

*  Assists in the development of adequate housing to meet the needs of lower- and moderate-income
households;

*  Provides regulatory concessions and incentives and uses available local, state, and federal financial
resources to support the development of affordable housing;

+ Identifies adequate sites with appropriate zoning, development standards, services and facilities to
encourage the development of a variety of housing types for all income levels;

¢ Addresses and, where appropriate and legally possible, removes governmental constraints to the
maintenance, improvement, and development of housing, including housing for all income levels and
housing for persons with disabilities including persons with developmental disabilities;

+  Promotes regional cooperation to expand housing opportunities and services to lower and moderate
income households, including extremely low income households and the homeless; and

+ Encourages housing opportunities for all persons regardless of race, religion, sex, marital status,
ancestry, national origin, color, familial status, or disability.

The Community Development Department staff regularly reviews Housing Element programs, objectives, and progress
towards accommodating the City’s share of the regional housing need. An annual implementation report will be prepared
and provided to the California Office of Planning and Research and California Department of Housing and Community
Development, Depending on funding availability, the City will cansider modifications to Housing Element programs as
necessary and appropriate to implement General Plan goals and policies.

This 2019-2024 Housing Plan builds upon the City’s experience in implementing the previous Housing Element. Existing
housing programs were evaluated for progress, continued appropriateness and modified, as necessary, for the new
planning period. New housing programs have been added to respond to new issues and concerns, changing needs, and
updated laws. This evaluation of existing housing programs is presented in Appendix B.

Goals and Policies

The following Housing Element goals and policies have been developed in response to the community’s identified housing
needs.

Housing Conservatian
Goall WMaintain and improve the quality of existing housing and residential neighborhoods in Sonora.

Policy 1.1 Promaote increased awareness of the impartance of property maintenance to long-term housing
quality and engage the community to preserve neighborhoods.
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Policy 1.2 Monitor Units At-Risk. 122 units are currently at risk in the City of Sonora. All units are guaranteed
to remain affordable through 2028. The City will monitor the units that are at risk in the 2030 decade to ensure
that they remain affordable.

Policy 1.3 Provide assistance to inspect and identify code viclations in residential structures.

Policy 1.4 Work with for-profit developers and non-profit housing corporations to identify existing affordable
housing and develop strategies to maintain its affordability.

Policy 1.5 Wark with Potential Purchasers, Establish contact with public and nonprofit agencies interested in
purchasing and / or managing units at-risk in the 2028 timeframe to inform them of the status of these projects.
Where feasible, provide technical assistance and support to these organizations with respect to acquisition.
Consider reducing or waiving development fees associated with preservation or replacement of at-risk units.
Assist property owners with grant applications for funding for mortgage refinancing, acquisition, rehabilitation
and gap funding for affordable development.

Policy 1.6 Preserve the existing stock of affordable housing through City regulations and other forms of
assistance.

Housing Production

The City of Sonora encourages the production of a diversity of housing types to meet the needs of all segments of the

community. Housing diversity is important to ensure that all households, regardless of age, income level, and household

type, have the opportunity to find housing suited to their need and lifestyle. New construction is a major source of housing

for prospective homeowners and renters but generally requires public sector support for the creation of units affordable

to lower income households, including extremely low-income households. The following goals and policies support the

expansion of housing opportunities in Sonora.

Goal 2: Facilitate the provision of a range of housing types to meet the diverse needs of the community.
Policy 2.1 Provide quality housing opportunities for current and future residents with a diverse range of
income |evels.
Policy 2.2 Provide expanded housing opportunities for the community’s workforce.
Policy 2.3 Encourage both the private and public sectors to produce or assist in the production of housing,
with particular emphasis on housing affordable to lower income households, including extremely low income
households, as well as housing suitable for seniors, large families, single-parent headed households, the
homeless, and persons with disabilities including persons with developmental disabilities.
Policy 2.4 Encourage the provision of housing affordable to extremely low income households when
reviewing proposals for new affordable housing developments.
Policy 2.5 Facilitate the provision of second units as a means of providing affordable rental housing
opportunities in existing neighborhoods.
Policy 2.6 Encourage diversity of unit size and number of bedrooms within housing developments to expand
lower cost rental opportunities for seniors, large families and all family types.
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Provision Of Adequate Housing Sites

A key element in satisfying the housing needs of all segments of the community is the provision of adequate sites for
housing of all types, sizes, and prices. The City’s General Plan and Zoning Ordinance determine where housing may locate,
thereby affecting the supply of land available for residential development.

Goal 3 Provide adequate housing sites through appropriate land use and zoning designations to accommodate the City’s
share of the regional housing needs,

Policy 3.1 Identify vacant parcels and provide to interested developers in conjunction with information on
available development incentives. Encourage new development to provide housing that is affordable to all
segments of the community.

Policy 3.2 Ensure new residential projects are developed at densities consistent with the density ranges
established for each residential district in the Land Use Element.

Policy 3.3 Facilitate the development of multi-family housing on vacant parcels designated for medium-high
and high density residential uses.

Policy 3.4 Consider walkability and distance to transportation nodes and public facilities, such as schools,
when determining whether land is suitable for multi-family housing development.

Policy 3.5 Continue to work with developers requesting General Plan Amendments converting
nonresidential designation to residential uses or from a higher density residential category to a lower density
residential category to incorporate affordable housing as a component of the overall development. As an
objective, target up to ten percent of the units as affordable, depending on the level of affordability or other
amenities provided. Pursue the inclusion of extremely low income units in the negotiated target number of
affordable units.

Removal of Governmental Constraints

State law requires that housing elements address, and where appropriate and legally possible, remove governmental
constraints to the maintenance, improvement, and development of housing. The City will continue to monitor its
development process and zoning regulations to identify and remove constraints to the development of housing affordable
to lower- and moderate-income households, including housing for families, seniors, and persons with special needs.

Goal4 Mitigate or remove potential governmental constraints to housing production and affordability.

Policy 4.1 Provide regulatory and/or financial incentives, where appropriate, to offset or reduce the costs of
affordable housing development, including density bonuses and flexibility in site development standards.

Policy 4.2 Periodically review City regulations, ordinances, departmental processing procedures, and
residential fees related to rehabilitation and/or construction to assess their impact on housing costs, and revise
as appropriate,

City of Sonora 3-47 Final
2019-2024 Housing Element Adopted



Regional Coordination

The City seeks to take an active role in cooperating with Tuolumne County to resolve housing problems and issues facing
Sonora that are primarily regional in nature, Homelessness and limited supply of and funding for affordable housing are
examples of major housing issues that should be addressed at the local as well as regional level.

Goal 5 Coordinate and cooperate with surrounding jurisdictions to address regional housing issues, including the supply
of affordable housing and homelessness.

Policy 5.1 Coordinate with surrounding jurisdictions in the provision of housing assistance and related services
to lower and moderate income households, homeless persans, and other persons with special needs.

Palicy 5.2 In conjunction with surrounding jurisdictions, actively pursue State, Federal, and other funding sources
for affordable housing activities.

Equal Housing Opportunity

The City seeks to promote housing opportunities for all persons in Sonara, regardless of race, religion, sex, family size,
rarital status, ancestry, national origin, color, age, physical or mental disability, sexual orientation, or source of income.
In order to make adequate provision for the housing needs of all segments of the community, the City must alsc ensure
equal and fair housing opportunities are available to all residents.

Goal6 Promote equal opportunity for all residents to reside in the housing of their choice.

Policy 6.1 Support the enforcement of fair housing laws prohibiting arbitrary discrimination in the building,
financing, selling or renting of housing on the basis of race, color, ancestry, nationa! crigin, gender, religion,
marital status, family status, physical or mental disability, or other arbitrary factors.

Paolicy 6.2 Support organizations that offer fair housing and mediation services to Sonora residents.

Policy 6.3 Promote housing that meets the special needs of the homeless, seniors, large families, and persons
with disabilities including persons with developmental disabilities.

PROGRAMS

The goals and policies outlined in the prior section address Sonora’s identified housing needs, and are implemented
through a series of housing programs offered primarily through the City’s Community Development Department. Housing
programs define the specific actions the City will undertake to achieve the stated goals and policies. The City’s housing
programs for addressing community hausing needs are described according to the following six issue areas.

* Housing Conservation

*  Production of Housing

+  Provision of Adequate Housing Sites

*  Removal of Governmental Constraints

+ Promotion of Regional Coordination

*  Promotion of Equal Housing Opportunity

The housing programs presented on the following pages include existing programs as well as various revised and new
programs that have been added to address the City's unmet housing needs.
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Conservation Of The Existing Supply Of Housing
3.A.1  Encourage the Establishment of Small, Affordable Housing Units Distributed Throughout the City

Review active City Housing Programs annually to help ensure that there is no unintended bias towards applicants and that
the affordable units are not concentrated in lower-income areas or areas of minority concentration. Reduce community
opposition to high-density affordable housing complexes through the provision of smaller {e.g., duplex, triplex} infill
projects in appropriately zoned districts.

The City will facilitate the provision of affordable housing in infill areas through implementation of the following programs:

i. Maintain a map of vacant parcels zoned R-2, R-3, and CO throughout the City and make the map available for
developers at the Community Development public counter or on the City’'s website

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund
Timeframe: Ongoing
Program Goal: Establishment affordable housing units using the preceding incentives on land within the City limits

3.A.2 Modify Parking Requirements to Establish Housing Opportunities near the City’s Commercial Centers

Rehabilitate deteriorating buildings and encourage residential units above commercial establishments in appropriately
zoned districts through implementation of the following incentive programs:

Revise Section 17.42.060 of the Sonora Municipal Code to:

i. Allow for reduced parking for new commercial developments when development plans include affordable
housing units pursuant to an agreement with long-term affordability covenants and restrictions to maintain the
housing for low, very low or extremely low income housing;

ii. Within the historic commercial district, if the landowner enters into an agreement with long-term affordability
covenants and restrictions to maintain the housing for extremely low, very low and low income housing waive
in-lieu parking fees for second-story residential uses located above commercial establishments within the historic
commercial district.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Provide draft ordinances to the Sonora Planning Commission prior to June 30, 2021

Program Goals: Establish three new residential units above existing commercial uses within the historic

commercial district. Receipt of one new commercial development application including on-site
housing.
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3.A.4 Continue to Pursue Grant Funding Supporting the Provision of Affordable Housing

Continue to pursue grant funding in support of affordable housing. In particular, the City would pursue funding to assist
with housing for the extremely low-income. Current conditions within the City indicate that the following programs will
receive high priority for funding:

i. Preservation of At-Risk Housing
ii. Housing Rehabilitation Assistance
iii. Infrastructure Improvements in Support of low-income households

Responsible Entity: City of Sonora Special Programs Department

Funding Sources: CDBG and HOME

Timeframe: Annually apply for funding when eligible

Program Goals: Obtain grants to assist with the preceding programs for 5 housing units.

3.A.5  Facilitate the Exchange/Consolidation of the Region’s Housing Assistance Information

Facilitate the exchange/consolidation of the region’s housing assistance information through implementation of the
following program:

Expand, on the City website, a page with links and contact information to the region’s housing assistance organizations.
Continue to include information related to the City’s housing programs and including, where feasible, on-line applications.
The website also shall include contact and referral information for Sonora residents regarding how and where to file
housing complaints (brochures with similar information shall continue to be made available at the public counter at the
Sonora Community Development Department).

Responsible Entity: City of Sonora Special Programs Department

Funding Sources: General Fund

Timeframe: By 12/21/2021

Program Goal: Provide a “one-stop” information source for affordable housing information for City residents.

3.A.6  Continue to Provide the City Employee Down Payment Assistance Program

Continue to offer City employees home ownership incentives in conjunction with City employment.

Responsible Entity: City of Sonora Special Programs Department

Funding Sources: General Fund

Timeframe: Ongoing
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Program Goal: Assist in achieving an appropriate jobs/housing balance

Governmental Constraints

3.B.1 Continue to Provide Flexible Standards for On and Off-Site Improvements for the Construction of Extremely
Low-to-Moderate Income Housing

Consistent with health and safety; continue to provide flexible standards for on and off-site improvements for extremely
low-to-moderate income housing projects including, but not limited to: reduced parking requirements for senior housing;
reduced street widths, use of rofled curbs and gutters, and the flexible development standards contained in the City’s
Hillside Preservation Ordinance.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund, CDBG Planning/Technical Assistance Grant

Timeframe; Ongoing

Program Goal: Continue to provide flexible standards for development of affordable housing

3.B.2  Continue to Waive or Reduce Certain Fees for Extremely Low, Very Low and Low Income Housing Projects

Continue to work with the County to encourage waiving the Tuolumne County Services Impact Mitigation Fee for
extremely low, very low and low income housing projects with long-term affordability covenants,

Responsible Entity: Sonora Community Development Department, Finance Director
Funding Sources: Not Applicable

Timeframe: Ongoing

Program Goal: Reduce development costs for providing affordable housing.

3.8.3  Maintain and Promote the City’s Density Bonus Program

Promote the availability of density bonuses through handouts at the public counter and by including information related
to density bonuses on the City’s website.

Responsible Entity: City of Sonora Administration, Sonora Community Development Department, Sonora Special
Programs Department

Funding Sources: General Fund

Timeframe: Ongoing.

Program Goal: Provide a variety of housing types affordable to all income levels.
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3.B.4  Encourage the Establishment of Single-Room Occupancy Housing

Recognize the historical nature of boarding houses and other single-room occupancy structures as consistent with the
historic character of the City's central commercial district and as an appropriate alternative use for abandoned multi-room
or dormitory-type structures {e.g., hospitals, jails}. Single-room occupancy housing should include a community eating
area. City staff should facilitate discussion when development applications are discussed.

Responsible Entity: City of Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Expand opportunities for a wide variety of housing types and permit one single-room

occupancy housing project over the planning period.
3.8.5  Pursue Development Standards and Design Guidelines for Multi-Family Residential Projects

Establish a process to provide consistent and predictable policy direction for project applicants through objective

development and design standards.

Responsible Entity: City of Sonora Community Development Department

Funding Sources: General Fund / 5B2 grant funding request has been submitted.
Timeframe: Prior to 2023

Program Goal: Reduce development costs for providing affordable housing.

Housing Conservation
3.C.1  Continue to Apply the State Historic Building Code for Qualified Buildings

Continue to apply the State Historic Building Code for qualified historic buildings listed in the City’s historical inventory
{(Marvin, et. Al., 2003, as may be amended} unless a health or safety hazard would result consistent with the provisions of
Health & Safety Code Section 17922{d). Refer to the State Historic Building Code for guidance, where pertinent.

Responsible Entity: City of Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Recognize the existence of the State Historic Building Code as a mechanism for facilitating

rehabilitation of qualified historic buildings to maintain them in the housing stock.

3.C.2 Continue to Pursue Projects Promoting Neighborhoad Improvements in Conjunction with Housing
Rehabilitation
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Continue to pursue projects promoting neighborhood improvements in conjunction with housing rehabilitation (e.g.,
upgrading storm drains; replacement of curbs, gutters and sidewalks and similar projects. Specifically, maintain and/or
earmark funds including, but not limited to the following projects:

i, Storm drain replacement & enhancements;

ii. Pedestrian/bicycle path enhancements in areas linking high density residential developments to shopping,
schools and other high-use locations {generaily within % mile of each other};

ili. Neighborhood cleanup/beautification projects

Responsible Entity: Community Development Department

Funding Sources: Genera! Fund and CDBG

Timeframe: Ongoing

Program Goal: Improve the City infrastructure to facilitate the provision of affordable housing

3.C.3 Continue to Monitor the Status of At-Risk Units, and Inform Agencies Able to Pursue Purchase and Support
Acquisition Efforts

Continue to annually visit the internet to remain apprised of the California Housing Partnership’s list of Affordable Housing
At-Risk of Conversion prepared by the California Coalition for Rural Housing. Contact at-risk property owners/managers
annually to remain apprised of any changes in the project’s status and needed assistance for preservation._ Notify the
agency or agencies established in the following program when at-risk units are identified within the City limits. Post the
City's inventory of at-risk units on the City’s web site and provide a link from the City’s web site to the California Housing
Partnership’s website. Three projects are at-risk during the next ten years.

In addition, assist and support agencies gualified to acquire at-risk units {and maintain these units as affordable housing)
through letters of support or similar actions or by providing funding assistance for the acquisition of at-risk units should
such funding be available.

The City will work with tenants of at-risk units and provide them with education regarding tenant rights and conversion
procedures. The City will also provide tenants in at-risk projects information regarding Section 8 rent subsidies through
the Housing Authority, and other affordable housing opportunities in the City.

The goal of this program is to provide a reliable and easily-accessible source of information to organizations interested in
the purchase and maintenance of at-risk housing for target income groups and to provide city support for those efforts.

Responsible Entity: City of Sonora Special Programs Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Provide a reliable and easily-accessible source of information to organizations interested in the

purchase and maintenance of at-risk housing for low-to-moderate income households.
Preserve the 122 units at-risk for conversion from low-income to market-rate rental projects.
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3.C.4 Continue to Coordinate with the Amador-Tuolumne Community Action Agency (ATCAA) to Promote Energy
Conservation for Housing Rehabilitation Projects

In coordination with ATCAA, encourage low-income homeowners or renters to apply for free energy audits and home
weatherization through programs conducted in partnership with local service agencies through implementation of the
following programs:

i. Continue to provide information at the public counter regarding the availability of energy-conservation programs
available through ATCAA

ii. Add information on the City’s website regarding available weatherization programs, contacts for the programs
or a link to the ATCAA web page describing weatherization programs

Responsible Entity: Sonora Building Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Increase the number of individuals with access to information regarding weatherization

programs and funding assistance for those programs

3.C.5 Continue to Enforce State Energy Efficiency Standards for Residential Buildings

Continue to enforce state energy efficiency standards for residential buildings in compliance with the provisions of
Government Code Title 24, Part 6.

Responsible Entity: Sonora Community Development Department
Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Reduce home heating and cooling costs

3.C.6  Support the Reduction of Contamination Hazards in Older Buildings

Support the reduction of contamination hazards {e.g., lead-based paint, asbestos} during the rehabilitation of clder
buildings by providing information at the public counter regarding sources of contamination.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing
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Program Goal: Provide safe housing options in older homes.
3.C.7 Climate/Green/Energy Programs
Pursue implementing the following program:

i Implement the California Green Building Code or establish a similar program for reuse or recycling of
construction and demolition materials

ii. Encourage safe sustainability practices through the collection of rainwater and the use of grey water
systems in order to reduce the impact on the environment and promote water conservation. Post
information on the website concerning grey water and rainwater design and permit procedures.

il Encourage and support local agencies’ individual and collaborative efforts to improve in-home energy
conservation and efficiency. Promote the widespread distribution of information on methods and
alternatives for improving in-home energy conservation and efficiency.

Responsible Entity: City of Sonora Community Development Department
Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Expand opportunities for a wide variety of housing types

3.C.8 Flood Hazards and Flood Management Analysis

Continue to analyze and implement programs in the Conservation and Open Space Element and Safety Element of the
General Plan addressing flood hazards and flood management in compliance with Government Code Section 65302 and
consistent with the City’s floodplain management ordinance {Chapter 15.36 of the Sonora Municipal Code). Review the
Land Use Element of the General Plan for those areas subject to flooding as identified by flood plain mapping prepared by
the Federa! Emergency Management Agency {FEMA) or the State Department of Water Resources. Continue to review
the Housing Element for consistency with the Conservation and Open Space Element, Safety Element, Land Use Element
and the City’s floodplain management ordinance relative to flood hazard and flood management in conjunction with any
changes to those elements or ordinance. Continue to identify alternative sites for target income group housing should
existing target sites be identified as subject to threats from flooding.

Responsible Entity: Sonora Community Development Department, Administration {in cooperation with Police
Department, Fire Department, Emergency Response Agencies)

Funding Sources: General Fund
Timeframe: Ongoing
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Equal Opportunity Housing
3.0.1 Support Senior Housing

Continue to support the provision of congregate care, convalescent, and long-term care facilities and small facilities
providing senior housing consistent with the equitable distribution of senior housing between the City and county.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: To provide senior housing options throughout the City to address the various needs of the

senior population

3.0.2 Maintain an Emergency Shelter

Continue to coordinate with the Amador-Tuolumne Community Action Agency and the Mountain Women's Resource
Center to maintain an emergency shelter within the City limits.

Responsible Entity: Sonora Community Development Department

Funding Sources: Facility Lessee

Timeframe: Ongoing

Program Goal: Continue to provide housing for those in need of emergency shelters, transitional shelters and

homeless shelters

3.D0.3 Maintain a Transitional Shelter

Coordinate with the Amador-Tuolumne Community Action Agency, the Mountain Women's Resource Center, and other
suitable agencies to maintain a transitional shelter within the City limits.

Responsible Entity: Sonora Community Development Department

Funding Sources: Facility Lessee

Timeframe: Ongoing

Program Goal: Continue to provide housing for those in need of emergency shelters, transitional shelters and

homeless shelters
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3.0.4 Maintain a Homeless Shelter

Continue to coordinate with the Amador-Tuolumne Community Action Agency and other suitable agencies to maintain a
homeless shelter.

Responsible Entity: Sonora Community Development Department with subsequent responsibility by the Amador-
Tuolumne Community Action Agency

Funding Sources: Facility Lessee
Timeframe: Ongoing
Program Goal: Continue to provide housing for those in need of emergency shelters, transitional shelters and

homeless shelters

3.0.5 Facilitate the Provision of Transitional Shelters or Housing, Supportive Housing, Emergency and Homeless
Shelters

Facilitate the provision of emergency and homeless shelters, transitional shelters or housing and suppertive housing
within the City through implementation of the following programs:

i Reguire all Special Housing Needs facilities to Register with the City {(withaut the payment of registration fees in
accordance with state law), providing:

a. Ifthelandowner of record is not the designated emergency contact, the name of an emergency contact
individual {or individuals) that can be reached 24 hours a day, 7 days a week shall be provided to the
City. The City shall make contact information available to emergency response agencies (e.g., police and
fire).

b. Evidence of compliance with all required state licensing requirements,

¢. Details related to facility capacity to be included in ongoing updates of the City’s Housing Element and
Housing Needs assessments.

ii. Permit Emergency and Homeless Shelters in the R-3, C or an equivalent zening district. Or as an alternative
establish an overlay district that permits Emergency and Homeless Shelters: Amend all applicable sections of the
Sonora Municipal Code to permit, by right, emergency and homeless shelters, in the Multi-Family Residential {R-
3) zoning district, in the Commercial {C} zoning district or equivalent zoning district, or establish an overlay district
that permits emergency and homeless shelters by right:. Clarify that these uses are subject only to standards,
including any state licensing requirements, that apply to other residential uses within the same zoning districts,
and any applicable combining or overlay districts, respectively.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Adopt ordinance revisions by June 2020

Program Goal: Eliminate the necessity for discretionary entitlements within the specified zoning districts for
proposals for emergency and homeless shelters, transitional shelters or housing and supportive
housing
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3.D.6 Fuair Housing Act

Ensure that the disabled have adequate access to housing. Continue to enforce the provisions of the federal and State
Fair Housing Act for households with special needs by ensuring that construction meets the accessibility requirements of
the FHA through installation of accessibility modifications in handicapped-adaptable units, to the extent that such
modified units are in demand far households with special needs

Responsible Entity: Sonora Community Development Department
Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Ensure equal housing opportunities for the disabled.

3.D.7 Provide information for Renters

Continue to make available [e.g., on the City website and at the Sonora Community Development Department public
counter] published materials and resource referral information for renters on the following subjects: housing
discrimination, landlord-tenant relations, access to legal aid services for housing complaints, information on housing
advocacy programs and similar information, Continue to designate the Community Development Director, or his or her
designee, shall be the primary contact for referring tenants and potential tenants to the appropriate agencies.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: To disseminate information to City residents concerning housing issues

3.D.8 Fucilitate Cooperative City/County Efforts to Achieve Housing Gools

Wark with Tuolumne County staff to facilitate information exchange and planning for future housing needs between City
and county staff and officials.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Promote cooperation and information exchange between the City and County and to promote

joint efforts to address the region’s housing needs
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3.0.9 Facilitate the Provision of Farm Worker Housing

The City will review and revise its current ordinance and/or processes not incompliance with the Employment Housing
Act, California Health and Safety Code Sections 17021.5 & 17021.6.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Draft ordinance completed by December 2021 and ordinance adopted by December 2022,
Program Goa!: Provide suitable locations for farm-worker housing

3.D0.10 Woater and Waostewater Service Priorities for Target Income Groups

Continue to submit the City’s Housing Element and Regional Housing Needs Assessment alfocation requirements for target
and non-target income groups to the Tuolumne Utilities District {TUD) in compliance with Government Code Section
65589.7 and keep apprised of TUD’s policies and procedures for granting priority to proposed developments with hausing
for target income groups and prohibiting denial or conditioning of approvals or reducing the amount of service for
developments with housing for target income groups unless specific written findings are made.

Responsible Entity: TUD, City Council, Community Development Department
Funding Sources: General Fund
Timeframe: Ongoing

3.D.12 Plan and Develop Supportive Housing Facilities

Support the efforts of the Amador-Tuolumne Community Action Agency and the Central Sierra Continuum of Care to plan
and develop supportive housing facilities for people with developmental disabilities in Tuolumne County.

Responsible Entity: Sonora Community Development Department
Funding Sources: General Fund

Timeframe: Ongoing

Program Goal: Continue to provide housing for those with disabilities.

3.D.13 low-Barrier Navigation Centers and Supportive Housing
The City will review its zoning code and approval processes, and revise them as needed to comply with AB101 and AB2162.

Responsible Entity: Sonora Community Development Department
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Funding Sources: General Fund
Timeframe: Review and evaluate current zoning code and processes by 12/31/2020,

Program Goal: Revise zoning code for consistency with State laws by 12/31/2020.

3.D.14 SB35 Streamlining Process

The City will revise the Zoning Code to specify the SB35 streamlining approval process and standards for eligible projects,
as set forth under Government Code Section 65913.4

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Review and evaluate current zoning code and processes by 12/31/2020.
Program Goal: Revise zoning code for consistency with State laws by 12/31/2020.

3.D.15 Reasonable Accommodation Procedures

The City will continue to place literature regarding the extent of and procedures for requesting reascnable
accommedation at public counters. The City will continue to monitor its development codes and procedures to ensure
that no conditions exist to unduly constrain the development of housing for persons with disabilities including persons
with development disabilities. When constraints are identified the City will work to mitigate or eliminate such constraints.

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: On going

Program Goal: Continue to provide reasonable accommeoedation information and monitor for constraints.

3.D.16 Definition of Family

The City will revise the Zoning Code to remove the definition of “family”

Responsible Entity: Sonora Community Development Department

Funding Sources: General Fund

Timeframe: Adopt ordinance by December 2020.

Program Goal; Revise zoning code for consistency with State laws by 12/31/2020.
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APPENDIX A

Public Participation






INTRODUCTION

The Housing Condition and income Survey was a jurisdiction wide study of the City of Sonora's
housing needs funded through a $35,000 Community Development Block Grant Planning and
Technical Assistance Grant. The overall objective for the grant is to benefit Target Income Group
(low-income) households and any work which results from the grant must principally benefit
these households. Previous Housing Condition and ncome Surveys funded with CDBG grants
were completed in 2003 and 2014Q.

The purpose of this survey was to provide the City with a current picture of the needs of the City’s
households and the housing issues that they face, the condition of City's housing stock, and the
City’s housing environment as a whole. The information collected will assist the City in creating
and continuing programs to address the City’s housing needs. Additionally, the data collected
and programs to assist households have been included within the City’s 2019-2024 Housing
Element, currently being reviewed by the State Department of Housing and Community
Development.

SURVEY PROCESS AND METHODOLOGY

Survey Process

1. Staff developed the survey instruments {Attgchment A} to address:
¢ Housing Condition — Input received from occupant as to the condition of the
home’s windows, roof, exteriar siding/stucco, plumbing, electrical, interior walls
and ceilings, flooring and other health and safety issues.
o Needs Assessment of Households — Input received from occupant as to housing
expenses, overcrowding, tenure, type of occupancy, occupant status and special
needs of the occupant.

2. Accessor’s Parcel Maps were coded to identify all residential properties within the City.
All surveys were identified by this code which allowed for the confidentiality of the

respondents.

3. City Staff received the necessary training in interviewing technigues.



4, Survey packets were prepared for the initial mailed surveys and for field work.

5. Prior to the survey being conducted, the public was informed of the survey process and
asked to assist in the completion of the survey. This allowed citizens the opportunity to
contact the City with any questicns and also let them know that the surveyors were truly
representing the City. The City received no comments or concerns.

6. Surveys were mailed to resident in May 2019 and completed by July 2019. Staff
completed on-site surveying of multifamily sites in July 2019.

7. Upon completion of field work and survey process, data was compiled and analyzed.
8. Datawas prepared to be included within the 2019-2024 City of Soncra Housing Element.

9. Staff prepared this comprehensive Final Report to be used for planning housing programs
and projects. This report also serves as the final product to be submitted to the State
Department of Housing and Community Development.

Survey Methodology

A syrvey was developed to gather information on demographics of household, condition of
structure, information regarding second accessory dwelling units and owner-occupied status. The
packet included a survey with instructions and a self-addressed stamped envelope which was
mailed to every residential address in Sonora.

The survey was used to determine the housing condition as no repair needed, minor repair
needed, and replacement needed. The interior and exterior condition of the units were
determined by the surveys completed by the occupants on their own,

In order to have the complete survey information be accepted as reliable by HCD, the City had to
obtain an adequate sampling size. The minimum sample size required was 350 respondents. The
City sample size was 734, well above the minimum. In addition, staff conducted on-site interviews
with the apartment complexes in town.



HOUSING CONDITION DATA

Number of Housing Units within the City -

Number of Single-Family Units -

Number of Multifamily Units -

Number of Housing Units for Sale -

Number of Completed Surveys -

Total Occupants

Number of Units by Structure Type

Single-Family — Detached Garage
Single-Family — Attached Garage
Single-Family — Without Garage
Duplex

Multi-Family

Accessory Dwelling Unit {2™ unit)

2,399

1,661

738

37

734 (30% of Units)

1423 {1.93 persons/housing unit)

(% of Total Units in Survey)

26 (4%)
289 (39%)
161 (22%)
28 (4%)
115  (16%)

54 (3% of SF units)

Number of Units by Housing Condition (% of Total Units in Survey)

Window Condition

No Repair Needed
Minor Repair
Replacement Needed

Roof Condition

No Repair Needed
Minor Repair
Replacement Needed

Home Exterior Siding /Stucco

*

No Repair Needed
Minor Repair/Needs Re-Painting
Replacement Needed

487 (67%)
134  (19%)
98  (14%)

514 (72%)
114 (16%)

80 (11%)
426 (60%)
253 (36%)

30 (4%)



Interior Housing Condition{information Provided by Occupants}

Home Plumbing

* No Repair Needed
s Minor Repair
s Replacement Needed

Home Electrical

¢ No Repair Needed
e Minor Repair
¢ Replacement Needed

Home Walls and Ceilings

e No Repair Needed

* Needs Repainting

e Needs to be Patched and Re-Painted
¢ Needs Replacement and Painting

Home Flooring

¢ No Repair Needed

Minaor Repair

¢ Floor Coverings Needed

e Structural Repairs Needed

HOUSING NEEDS ASSESSMENT DATA

{% of Completed Surveys)

Total Owner-Occupied Households

Total Rental Households

Total Households with Children 18 and Under

Total Households with Qccupants Qver the Age of 65
Total Households, Mentally or Physically Handicapped

Total Female Head of Households

528
137
46

549
125
42

516
94
77
22

503
201

519
203
113
358
150

315

(74%)
(19%)
(6%)

(76%)
(17%)
{6%)

(72%)
(13%)
(11%)
(3%}

(70%)
(28%)
(1%)
(1%)

(71%})
(28%)
(15%)
(49%)
(20%)
(43%)



Overpayment — Households with Monthly Housing Costs over 35% of Monthly Income

e Owner Occupied Households Overpaying: 183  (25%)
* Rental Households Overpaying: 116  (16%)

Miscellaneous Information

Period of Time Living in Unit: (% of Respondents)

* Under 12 Months 38 {6%)
e 1to5 Years 213 (32%)
s 5to 10 Years 146 (22%)
¢ 11to 20 Years 174  (8%)
¢ 21to 30 Years 56 (8%)
¢ Over 30 Years 74 (11%)

Households Vacating in Next 12 Months 69 {9%)

Reason for Leaving:

e« Moving Within County 14 (20%)
* Moving out of County 11 (16%)
¢ |ess Expensive Housing 7 (10%)
s Job Related 2 (3%)

s Other (smaller unit, divorce, etc.} 35 {51%)

Primary Heat Source (% of Respondents)

¢  Wood 103 (14%)
+ Pellets 23 (3%)
« Propane/Gas 403  (55%)
+ Flectric 257  (35%)
¢ Other 5 {1%)

Number of Households Employed in Agriculture and Timber: 20 (3%)



HOUSING NEEDS AND SPECIFIC PROJECTS/PROGRAMS

Utilizing the information collected through the surveying process, a thorough analysis of the
City's current housing condition and the needs of the households was conducted. The analysis
included household characteristics, needs, housing costs in relation to the ability to pay, special
housing needs, housing stock availability and condition, and type of housing. Along with this,
current and proposed housing programs/projects were evaluated as well as any constraints, both
governmental and private, to housing. The information was included within the City’s 2019-2024
Housing Element. The following highlights this analysis of the Housing Survey responses:

* 16% of rental households are paying more than 359% of their monthly income for
housing costs (rent and utilities).

» 43% of respondents were Female Head of Households. This is a 3% decrease from 2010
and a 5% increase from 2003,

¢ Asindicated in the following table, the population of Sonora is aging.

2003 2010 2019

65 or older 31% 26% 49%

Households with 5% 31% 15%
children under 18

* 11%have livedin their current house for more than 30 years. The majority of respondents
have purchased their homes within the last ten years.

» According to the survey respondents, approximately three-fourths of the structures are
in good condition and do not need substantial repairs to the identified interior items of
walls, flooring, electrical or plumbing.

* Only 3% of the respondents had a second or accessory dwelling unit on their property. As
an affordable option for housing, this would be an area that could provide options for
additional affordable units.

¢ A third of respondents rented their housing. The vacancy rate in the rental market for
both single-family units and multi-family units is very low with only 2 multi-family units
available and approximately 10 single-family units.



APPENDIX

Additional Comments Received on Surveys

inadequate insulation

Slight water accumulation in winter. Have a pump. Need door light on side door.
Property taxes too high. Purchased at height of housing boom. Price dropped over
half the purchase value of home, Taxes eventually reduced but now going back up but
at a higher rate than the value of the house and the houses in the neighborhood.
Much damage to our home from past renters and homeless living in our home while
we were at work during day.

Backyard trees need trimming, overgrown, and lying on power lines! Possible hazard!
Called PG&E and no action taken

Want to see fewer homeless and more affordable housing avallable

The flooding in my neighborhood!

Apts need off street parking

Lack of city storm drain capacity caused flooding in our basement, yard, and garden in
March. We are working to increase our home's fire preparedness. It would be great if
the city had an action list of things residents could do to make homes more fire safe,
High cost of building due to fees and lots of unnecessary regulations.

Property backs/ sides onto occupied/incorporated heavily wooded land

Homeowners insurance impossible to find in our area, which is near downtown and
within city limits

Just installed solar - still on the grid. Ask about defensible space!

The neighborhood's street water (Meyers Hill Area - Jackson St) runs through our
backyard in large rainstorms, causing flooding of the yard and our home's crawl space.
The culvert system on the northern end of E. Oakside Drive needs to be fixed.

Love our house. Would add on to side but set back lines are too close would have to
g0 up which is costly and would make weird floor plan. Did get estimate to add on
from engineer. Adding what we wanted would over build us for the area 1 believe.
Rise in housing pricing is frightening. City needs to consider alternate solutions such as
tiny homes or other auxiliary units. Currently, regulations and laws pertaining to
alternative housing are ambiguous and confusing. City/county needs to endorse and
streamline the process.

Criveway repair

Fire safety, clearance. Public safety. Code compliance {nelghbors not compliant,
placing neighborhood at risk for fire). We need more senior housing, not "affordable”
housing for tweekers and young people who don't want to work

Not enough rental properties. Would be nice to have condominiums.

Possible asbestos



Need much more affordable housing. Need to address the issue of homelessness due
to lack of affordable housing.

Fire - neighbors around don't maintain proper clearance. Across the street are
multiple lots overgrown and overly crowded. | would appreciate ordinance to
maintain property

My husband and I own the home but do not live there. It is the primary residence for
my 91 yr old mother and 88 y old stepfather. My stepfather is just entering hospice
care at home.

Older house needs updating, electrical issue - don't own the house. Also there are
some fire issues in the backyard that could take some electrical wires out if the tree
falls

Poor city street maintenance and evacuation clearance, inadequate drainage,
neighboring lots/parcels need brushing and treework - fire danger

Interested in trash abatement re neighbor's frant yard {301 Bonanza road)
TWEAKERS!

Toilet and extractor of heat in the roof of the bathroom and oven is not working right.
Trimming of bushes and trees in neighbarhood for fires safety.

Basement is a mess

| would like to convert a small building out back into a small rental, but was told that it
is in non-compliance because it is too close to the property line

We were fortunate enough to buy the house we were renting this year. If we hadn't,
we would have been hard pressed to find another rental. We anticipate senior
parents will be moving to the area in the next few years. More options for senior
living/assisted living would be desirable similar to a smaller version of Rossmoor in
Walnut Creek. Not many homes available for aging in place without serious
renovation.

Parking on streets

Please make Sonora a fire safe community. All residents should set this as a city goal
and when achieved receive reduced fire / insurance rates. Weekend efforts supported
by professionals can work from downtawn to the perimeter of the community and
work together to thin the fire load of brush and slash. My 2 cents :)

City must address the homeless problem. Should be looking at alternative housing
options

Rude neighbor

Concerned of homeless people scattered near our house.

An abandoned lot with a wrecked trailer house on it that is a large hazard to my
home. Lots of weeds and downed tree

Need road repairs - and sight distance from leaving our streets.

What plans do the city have to regulate or control excessive trash/debris in
neighborhoods?



Neighbor's large pine tree overhanging my roof. They have removed the smaller
branches but have not hired a professional to take out the larger ones or the whole
tree. Driveway needs repaving.

We are surrounded by overgrown brush. Road is not swept often enough to remove
dead leaves and grass. Overgrown brush on sides of roads needs trimming

I am concerned about the condition of vacant field behind our home. It is currently for
sale. There are numerous dead trees on it numerocus fallen trees, at least 5 ft tall grass
and weeds, a total fire hazard. It needs upkeep immediately before a horrible fire on
it. I have brought this to the attention of the real estate and Sonora fire with no
results.

Tree removal

Shortage of affordable. Poorly maintained rental and mobile parks. Few alternatives
for homeless seniors

Grants, consultations, etc, on how to make homes more fire safe, in light of climate
change, Not just raking leaves and taking down trees, but research-based
improvements - such as specific attic vents

Interested in solar

Help in making it easier to remove and dispose of property's fuel loading {brush, dead
branches)

Taxes are too high

Need trees trimmed

Need a door on back porch. Back porch faces street and is on the street so anyone can
come at night and use the washer and dryer. The management won't put one up
because of a "code issue"

Accessing affordable homeowner's insurance due to fire threat

Retalning wall in driveway has collapsed. Causing issues. Siding is criginal 1927 cedar
shingles. We are going to be trying to save money to replace.

The cost of water/sewer is too high. Hard to understand why

Maintaining the house on a fixed income grows more and more difficult. PG+E keeps
rising water and sewer keep rising, groceries keep rising, my physical ability to keep
up the house work, the yard, and the house itself is so discouraging and 1 do not have
the money to hire these necessities out. My income is too high for low income
housing, my bills are becoming too high to keep up. Other are worse off than | am and
I am at a loss of what to do. My supplemental insurance is very high as even the cost
of my partially covered prescriptions. What will | do when pre-existing conditions are
no longer covered? There isn't an apartment } could rent for [ess than my house
payment and that would not decrease all my other expenses. | also suggest you
realize that a small garbage can is over $200 for 2 months water is $190 for 2 month- 1
don't have a dishwasher, | take a shower every 3 days and | haven't watered the yard
at all and plants until this week. PG&® is rising propane | divide by 12 months and just
received my new monthly amount $190 a month. Is it a surprise that we have so many
homeless? And, in closing, as you should know, there isn't enough affordable housing
in this area. There are also very few jobs that pay enough for housing at our growing



rate. Does the City of Sonora realize how many elderly adults can't afford housing?
These people are everywhere, living in vans and cars, taking showers at the shower
bus, eating senior citizens and going without adequate healthcare. Oh yes and talk of
cutting social security.

Upkeep + utility costs. PG+E is a heavy burden and water continues to rise. After
several years - we finally plan to fix our yard, but we are concerned with water costs.
Air conditioning

Increased rent costs and personal income

Rent is too high for the property and lack of money made in this area. The windows
are nearly falling out of the panes. The heater only heats the living and dining area. It
could use a lot of work interior.

Housing costs in Tuolumne County far exceed the average income range. We are very
fortunate here; our landlord is very generous. The home could easily rent for $1,100 -
way beyond what we could pay.

Cost of fire/ homeowner's insurance/ half of windows have already been replaced
Accessibility for disabled life

Lack of senior and affordable housing

More senior housing! More help with paying rent for seniors!

No air cooling. House is worth less than | bought it for would need to short sale.

Fire prevention in neighborhood

We need more affordable rentals in our county that persons in the 35k-45k income
range can comfortably pay

The city needs to charge less for building permits. Also, | would like to do the addition
myself. What kind of incentives are there for me to do the work myself so that | may
stay a resident? | will NOT hire a contractor.

Rising property taxes, overhead utility lines, high city water pressure + continued
safe/clean water, increasing cost, street traffic, high-cost garbage pick up

As a senior, finding low maintenance condo or townhouse w/in city limits would be
like sighting a unicorn playing with and elf riding a griffin. One story for safety - w/in
easy access of necessary services and grocery stores, What makes sense is condensing
populations that are willing to be condensed instead of permitting people moving into
areas that are indefensible in a fire.

An ordinance is needed for trees as big on my neighbor's property be on a slope an
old huge oak tree stands. |'ve always been concerned in a storm or storms like we had
this year and other years the tree would uproot and could damage or destroy 3 or 4
homes underneath, When | first moved here, | talked to my neighbor about removing
the big huge oak tree and I'd pay for half the cost of the removal of the tree or
defensible space, but we didn't get it removed.

We have a real problem here. You wonder why we have homeless people here. We
need more affordable housing. My rent for this postage stamp of a house is 900 a
month, | make 981 on 5.5 a month. If | wasn't blessed to be on Sec 8, | too would be
hemeless.
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Tuolumne County has high housing prices and little to no availability for the people’s
income. People cannot afford to buy a home or rent a home here unless you are rich
and retired. Rent is out of control and home buying costs are out of reach for the
middle class trying to live. People are leaving especially younger people no jobs,
housing!!l no affordable housing!!

Proliferation of trees in the neighborhood, suggesting potential fire damage.

Trees- overgrown on property and alang street. Cannot afford to cut down without
assistance,

Cost of keeping our home. Cost of living is becoming a concern with our standard of
living costs.

Steps and deck safety very old air conditioning and windows screens. Screens need
replaced. Air - heating no air in bedroom too hot and cold to use

My TUD sewer connector is 60 yards uphill. There is a pump under the house. This
always concerns me. Homeowners insurance concerns me neighbor's hill fell down on
the street a couple of years ago due to rain - there is a drainage problem above her
property | don't want her garage to fall next.

Desperately need more lower income housing - rentals or sales. | have a friend who
has been homeless for a year because she couldn't find anything to rent.

We would be interested in low income senior housing in Sonora in this area.

The house next door is in terrible condition. Pieces of the roof have been blowing into
our yard for 1,5 years now. It is in need of paint/siding repair also. It is a rental
property.

Possible flooding due to incline roads of downtown. 2 220-volt outlets w/ power and
no idea how to remove power. Turned off all power in house and stifl had power
Trees in power lines. Street/road needs to be paved, road gets lots of city use and it's
destroyed the street. Not to mention when the fair is town all the street traffic puts
lots of wear and tear. P.S. the new light in Jamestown sucks!! 10-20 minutes to get
through Jamestown? Imagine holiday traffic to come!

Difficulties of future fire insurance increases? Students disrespectful

Overgrown and dangerous trees in area

Tax rates are too high. Health insurance costs are out of controll}

We are in a residential neighborhood on a high hill. I would like help from city crews
to clear the lower story {ground cover) under the oak trees around our neighborhood.
We have cleared 30 feet from our house, but there are lots of dried brush in the
woods below the house. {(Morningstar subdivision)

Cost of annual homeowners’ ins due to state fires is rising dramatically. Retirement
and on fixed income-taxes high and cost of living increasing not income

Water and sewer base rate for only 1 person. Waste management - every other week
aption (change rate of utilities as it is expensive for only 1 person to make it in
Sonora). Cont. tax increases in all areas of living in CA, limits abilities to fix and update
home,

The homeless are allowed and encouraged to live/squat nearby and [ worry about
their unregulated fires escaping and burning down my house.
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Fire protection, insurance, fire breaks, help with clearing

Other properties near mine are not well kept

Rising property taxes in Sonora!

Introduce ordinances to prevent people from piling junk in their front yards
Insurance is exceptionally high!!

There is a weak spot in the gutters and roof. | have a plumbing issue in the second
bathroom with the toilet. I have just purchased a replacement toilet but am saving up
to have it installed. A few other minor issues, as noted ahove. | love this little home
and hope to be here for the rest of my life.

Just completed major repair of Federal Pacific panel and subpanel. After purchasing
the house, we called an electrician because of an outlet seemed faulty. They
discovered the panel and subpanel were substandard, manufactured by Federal
Pacific, which has been associated with many fires. In addition, the subpanel was in
the bedroom closet, which was allowed at the time but is now not permitted by code.
We placed these panels at a cost of about $6,000, Other housing in Sonora may have
similar fire dangers.

Home settling severely, moisture leaks, some concerns about possible mold

2 rooms with carpet flooring 1 living room and 1 bedroom both have not been
replaced in over 10 years that I'm aware of. Hard wood flooring throughout the rest of
house has some minor repairs needed.

Driveway repair

We have a 2nd with the city that prevents us from taking out an equity loan to repair
major items on our home. We have no way to pay for the costly repairs needed.

No rentals available in county. Housing price increases decreases ability to find less
expensive options for senlor citizens.

No fire insurance!

| do not believe burn permits should be used in city limits, | have seen on more than
one occasion where people have burns going too close to trees and bush.

Increased taxes

Several dead trees near house that are not on our property. Lot not large enough to
clear 100’ fire protection

The garden is difficult for me to maintain. Picket fence in need of repair and paint
This is a rental property for us

Want sidewalks

Fire concerns. There needs to be more ordinances and enforcement of defensible
space around homes in Sonora. My home is cleared and ready for fire, but my
neighbors have done any clearing.

Itis cold in winter / hot in summer

Trees in the city right of way are a potential fire hazard and traffic hazard.

We need to build more low-income housing/apartments for the middle - low class
people that are moving to Sonora and for all the people that are now homeless and
on the streets!!! Board of Committee needs to approve many more low-income
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apartments seriously!!! This is a huge problem, Sonora could turn into San Francisco
with homeless if we don't.

My apartment floor and carpet is gross

No or inadequate insulation. ATTCA helped with major leaks but the house was built
(1929) before insulation was put in walls and ceiling. Tt gets cold and hot. It is difficuit
for me to keep up the maintenance an old house needs!

Roofs being fixed this summer. Main sewer line by next summer hopefully. Power
poles in neighborhood need replacing. Lines need to be restrung through trees. Road
is falling apart! The Oakside Dr Road was repaved years ago, East Bald Mtn Rd is
disintegrating, The corner has a sinkhole forming water comes through it every day by
fire hydrant down by the small overgrown creek.

Neighbor in adjoining unit is very untidy- front porch is dirty and untidy- they never
clean it. Mine is clean with lots of blooming flowers

The house is poorly insulated and loses heat rapidly in winter which resulted in our
freezing or holing up in a single room with a portable heater to stay warm.

Lack of low-income housing. Lack of rentals that are affordable single individuals and
families.

I've learned through conversations that some low-income apartments in our area are
not re-evaluating tenants for income changes. So, when their income increases their
rent stays at the low-income level. Thus, low income apts do not become available to
people who need it.

Hot water heater

Streets need surfacing. Snell to Racetrack is in very bad shape. From what { heard and
read in the paper, there are no plans to repair and resurface that street anytime soon.
It really needs to be done. Ans for pedestrian safety it needs a sidewalk.

It's been good living here as well as not so good. Some neighbors need to learn to
keep their noses out of other people's business. Maintenance was very good at
getting repairs done in a timely manner. Manager is understanding and very nice.
Gutters need to be cleaned on roof and repaired because some of them break. Tree
limbs need to be cut away from roof.

Termites and corner foundation sinking

Management issues, outlets and wiring need looked at, outside unit light's never on,
drain at base of stairs floods when rains, lots of mold.

Was homeless for 8 months before receiving this apartment. We were on the waiting
list for nearly 2 years. | know many people who have nowhere to go because no
affordable housing is available. They can't even find an affordable room to rent. Many
could get an RY or trailer but there is no available place to park them. All lots are full.
Parking

Passibly black mold under the bathroom floor, Security light not replaced. Laundry
room lights need replacing

Needs new screens. The doors need to be updated. There are not enough rental
options,
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Safe active transportation options are needed. It would help to develop mare infill
housing where people work, shop, and recreate. More of these trip generators could
be supported by a walking and biking network. The new development should support
these projects, as well as the city of Sonora and County of Tuclumne. Shaw's Flat
really needs a sidewalk for kids to get to school on foot and a shoulder on the uphill
travel lane to provide space for motorists to pass bicyclists when they are traveling
slowly. Currently, there is no space to do this and there have been many close call
head on collisions.

Affordable housing and limited rentals. Rent hikes

Lack of affordable housing forcing families to rent units that do not have enough
bedrooms for everyone,

Want to stay in low income housing

There is not enough affordable housing in Sonora. | am very fortunate to have this
apartment. Disahility forced a very early retirement. Income is [ow.

No pets allowed :(

The walls have very little insulation. The windows need replacing and reframing.
Exterior door needs new sealing. Drawers and cupboards are very old. Refrigerator
needs to be replaced. Dishwasher is extremely inefficient. The other 3 units have been
renovated and upgraded not mine and paying same. Rent is extremely reasanable,
but cost of living is high due to needed upgrades

My concerns are for proper smoke detectors and carbon monoxide detectors in each
apt. Needs double paned windows. Parking drive is in need of major repair. Lots of
things not up to code. Apts at end flood during heavy rain

Needs kitchen tile and rug replaced

Overpriced for what it is. The apartment complex is Sonora Terrace built in 1987

All faucets are leaky, both windows need updating, appt has serious sagging of floor
ceiling and walls.

Minimal affordable rentals available in Sonora

Housing cost not on par w/ county pay

The porch is in need of repair. It's a split level 4 plex. The boards are being eaten by
termites and all the nails are sticking up on walkways.

Many trees are behind building and concern me for fire

Walls are thin and need more wood on them. You even hear neighbors next to me.
Not bad but could be better

Too many rent increases

The cost of rent is outrageously high in this county for the low income that is offered.
There are no good paying Jobs with benefits. This county seems to encourage
unemployment or low income because then you can get public assistance. | work 40
hours/week at a "decent" job and still struggle to make ends meet. I have a Bachelor's
degree and have considered moving from my home town because of the lack of
opportunity here {
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"Air BnB's" need to be limited somehow-small units that are affordable to the working
class are being turned into air BnBs. Who will be here to serve food, retail, etc if we
can't afford to live in Tuolumne Co.?

Apartment complex was built in the late 70s, electric hasn't been evaluated in the ten
total years I've resided here with my girlfriend. Some outlets in both our current and
former apartments have either worked, sparked, or do not work at all. Plumbing also
needs to be evaluated and redone. Windows have some seal issues during heavy rain,
in addition to not being energy efficient. Many apartments in the complex {of the
ground floor units) are not 100% ADA compliant/accessible, this is partly due to the
floor plan which as far as either of us have found out hasn't been renovated/updated
since the original construction of the complex. My girlfriend has tried several times to
at this point (as have |) to have these issues addressed/resolved only to be met with
excuses and nonaction on the part of both management and the company which
previously owned the complex. A new company now owns the complex but as far as
we know management hasn't shared with them any of the many concerns/issues of
any of the residences of the complex. Additional info included on single sheet of
binder paper. Other additional concerns: Laundry room retains the smell of
detergents due to lack of ventilation which has made folks sick if they are in there too
long {(more than 15 minutes). Possibility for wall fires due to sparing outlets (which
clearly show that they are experiencing shorts somewhere in wall}. Lack of ADA
compliance/accessibility - only front doors are wide enough to accommodate a
wheelchair - All interior doors are too narrow to allow entrance to the room by
wheelchair. - Bathroom and bedrooms do not accommodate wheelchair use nor does
kitchen - For the ground floor units the windows are to be used in the event of
emergency evacuation, only one window is low enough to accommodate proper and
speedy exit all others are at or over 18" high which is impossible for mobility
challenged people to get out of. - On the exterior there are rocks and/or plants that
pose a hazard should someone need to escape their apartment via window in an
emergency. - Exterior walkways are uneven and need to be redone. - Staircases and
railing need to be assessed and replaced. - Complex needs to be assessed to see about
replacing/redoing insulation. Rooms aside from the living room and dinette are often
times much colder, at least in the case of two-bedroom units. - Appliances in the
kitchens should be assessed for energy efficiency and age-related issues and replaced
with brand new replacements as needed. These are all things that have been told to
management only to be dismissed, ignored, or have a halfhearted attempt at fixing
the problem. {'ve written down the number included at the top of the survey justin
case. Thank you for the opportunity to make known our cencerns! Complaints to
people that will actually take action in getting things sorted out.

Electrical problems with outlets and circuit breakers, Had one fire already and still
have problems. Bathtub has cracks and leaks. Bathroom floor is bad and is sinking.
Need fire inspection. There is seven units here with problems. Landlord won't help.
No low income or any housing available
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There are severe structural cracks in the concrete outside, the driveway has several
big potholes which need to be fixed, the roof on my building leaks and is not being
fixed, they don't do much to improve the place. And behind my building there are
several trees and nasty bushes which need to be trimmed and the insects from the
trees come in through the screens it needs to be sprayed. Windows are old and they
fill with water in the cold weather which causes mold. | have black mold painted into
the window frame. And if you complain, they serve you with a notice or just ignore it.
More affordable housing is needed. And paint streets - striping and wording

Others use my trash can, mail goes missing, cars drive badly on my street, no guest
parking, Landlord charges for basic repairs / maintenance.

Expired fire extinguishers. Carpet is 5+ years old. Please fix the housing crisis rent is
too expensive!!

Rent high for a low-income housing apt. complex. Rent raised $92 last month, Rent
raised well before the one-year renting of the unit.

Rent is too high! The cost of buying houses is absurd!

We need more low-cost rentals

Rent is very high for what you get in Sonora

Rent in this county is insane! The rent prices are equivalent to living 30 minutes from
the beach. Last | checked, this wasn’t Monterey. The place | live now is a few years old
and poorly constructed. My apt has flooded twice since living here and the ceiling has
leaked. My car has been hit once in the poorly designed parking lot.

I work and my take home pay is $1500 and the average rent is 800 a month and their
adding other basic utilities and cost of Medicare I'm lost at what to do when this
building sells and we are given 30 days to find a new place to go.

Rent is very expensive. We need more assistance from city, county, state.

Kitchen cabinets are very old. Prior tenant was a heavy smoker, Been waiting over a
year for the inside of cabinets to be sealed to block cigarette smoke. Drawers and
tracking are worn out, Drawers won't stay on tracking. One drawer has nails on
outside that my clothes catch on. None can have blinds hanging outside to block heat
because they don't match the apt color but yet new white windows and sliding doors
are being installed that stand out way more than the shades.

I wish they would clean the carpet after living there for 10 years.
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