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Appendix A: Community Engagement 
and Outreach 

Public and Stakeholder Outreach 
Table 1: Timeline Summary and Metrics for Outreach Activities 

Date Event Number of Participants 

2018 –2019 Request for public input on sites for 
housing 

42 individual email responses for 
site nomination 

Dec 2021 to Feb 
2022 Stakeholder Interviews 5 participants 

Dec 30, 2021 Housing Element Kick-Off 
Workshop at Planning Agency Open to public (virtual) 

Dec 2021 to May 
2022 

Housing Advisory Committee (HAC) 
– 4 meetings with stakeholders 20 participants 

Jan 10 to Feb 14 
2022 

Sonoma County Housing Needs 
and Opportunities Survey - English 
and Spanish 

1,929 responses – English 
81 responses - Spanish 

Jan to Apr 2022 Focus Groups  8 Community Based 
Organizations 

Feb 12 and 15 2022 Public Workshops 140 participants 

Mar 1 – 29 2022 
Sonoma County Housing 
Preferences Survey – English and 
Spanish 

1,599 responses – English 
94 responses - Spanish 

Apr 21 2022 Planning Commission Workshop Open to public (virtual) 
May 2022 Developer Input Survey 4 responses 

July 26 2022 Sonoma County Housing Policy 
Survey 2,767 responses 

Aug 9 2022 Board of Supervisors Public 
Workshop Open to public (virtual) 

Nov 3 – Dec 5 2022 Public Comment Period  47 written comments 
Nov 16 2022 District 4 Workshop Open to public (virtual) 
Nov 17 2022 District 5 Workshop Open to public (virtual) 
Nov 17 2022 Planning Commission Workshop Open to public (virtual) 
Nov 30 2022 Workshop at SVCAC (District 1) Open to public (virtual) 
Dec 1 2022 Workshop for District 2, 3, and 4 Open to public (virtual) 

 

Summary of Outreach and Engagement Activities 

In addition to the promotion of the County’s 2023 Housing Element Update activities on the 
County’s website and through social media, Permit Sonoma made significant efforts to engage 
and activate community members and encourage full participation from all economic segments 
of the community with a special emphasis on engaging priority equity communities. This section 
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lists the outreach and engagement activities in chronological order. Specific input received is 
provided in the following section, and a table providing summaries of comments heard and how 
they helped to shape the Housing Element is included at the end of this Appendix.  

Nomination of Sites for Housing: Preparation for the 2023 Housing Element began in 2018 
by asking the public to nominate sites that they thought would be appropriate for housing. Over 
100 sites were nominated, but many were either located within cities where the County does 
not have jurisdiction or were not in areas served by public sewer and water. Once the site 
nomination period closed in April 2019, County staff evaluated sites for basic eligibility criteria 
including the availability of public utilities, location in relation to nearby Urban Growth 
Boundaries, and proximity to jobs, transit, services, and schools. Additional eligible sites were 
added from the 5th cycle Housing Site Inventory, and a final total of 59 sites with capacity for 
up to 2,200 units were evaluated in the 2023 Housing Element’s Environmental Impact Report 
(EIR). 
Housing Element Kick-Off Workshop: On December 30, 2021, the Sonoma County 
Planning Agency hosted a virtual Workshop to kick off the 2023 Housing Element Update. The 
Workshop featured a presentation from the Napa-Sonoma Housing Collaborative and included 
information on Housing Element requirements, new laws, and opportunities for public 
involvement throughout the process.  
Stakeholder Interviews: Stakeholder interviews were conceived as a way to open the 
dialogue with stakeholders to help frame public participation activities to come.  Emails were 
sent to 37 stakeholder groups representing broad swaths of community interests in housing, 
advocacy, and social services. From December 2021 – February 2022, the County conducted six 
stakeholder meetings with Santino Garcia of California Human Development; Chris Grabill of St. 
Vincent de Paul; Benjamin Wickham of Burbank Housing; Robin Stephani of 8th Wave, an 
architecture and planning firm; Paula Cook of Community Housing Sonoma County; and Ronit 
Rubinoff of Legal Aid of Sonoma County. A summary of comments is provided below.  
Housing Advisory Committee: The Housing Advisory Committee (HAC) was created to 
deepen engagement with key community leaders representing different types of housing 
providers, from for- and non-profit developers to people with a lived experience of 
homelessness and farmworker service providers, and to advise Permit Sonoma on the Housing 
Element. 
Recruitment for the HAC occurred through email, social media, a November 8, 2021, press 
release, and personal outreach. Digital posts on Facebook encouraging people to apply 
garnered 1,424 impressions. Emails about how to join the Housing Advisory Committee were 
sent to 519 people. 
Overall, Permit Sonoma had 75 applicants for the Housing Advisory Committee.  Candidates 
were chosen based on the completeness of their answers to the survey, leadership positions in 
local organizations, and ensuring that all positions of the committee were filled. 
Membership of the Housing Advisory Committee was comprised as follows: 
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Table 2: HAC Members and Affiliation 
Role Name Affiliation 

Renter Fred Allebach Sonoma Valley Housing Group 
Developer or builder Bruce Shimizu LACO Associates, The Housing Company 
Developer or builder (nonprofit) Lauren Fuhry MidPen Housing 

Developer or builder (nonprofit) Rebecca Vazquez 
Heitkamp Burbank Housing 

Member with lived experience of 
homelessness Scott Braun Homeless Action Sonoma 

Non-profit organization (1) Mary Eble Northbay Housing 
Non-profit organization (2) Sarah Cardona Greenbelt Alliance 
Non-profit organization (3) Margaret DeMatteo Legal Aid of Sonoma County 
Faith-based community Diana Bell-Kerr First Congregational United Church of Christ 

Agricultural community Guadalupe Flores 
Medina Bevill Vineyard Management 

Farm labor Santino Garcia California Human Development 
Community Member 
Supervisorial District (1) Joanne Brown Fish of Sonoma Valley, SVCAC 

Community Member 
Supervisorial District (2) Dev Goetschius Housing Land Trust of Sonoma County 

Community Member 
Supervisorial District (3) Evan Wiig Community Alliance with Family Farmers 

Community Member 
Supervisorial District (4) John Cash Geyserville Planning Committee; 

Geyserville Community Foundation 
Community Member 
Supervisorial District (5) 

Renee Whitlock 
Hemsouvanh Sonoma County Child Care Planning Council 

At Large Rue Furch Sierra Club, Housing Advocacy Group 
At Large Lisa Badenfort North Bay Realtors 
At Large Betzy Chavez Community Development Commission, Los Cien 

At Large Crista Barnett 
Nelson Senior Advocacy Services 

Planning Agency (observational) Belén Lopez-Grady Planning Commission 
 
From December 2021 through May 2022, Permit Sonoma held four meetings with the 20-
member Housing Advisory Committee (HAC). The HAC was created to advise the department on 
the Housing Element. The HAC members advised staff, reviewed draft concepts and policies, 
helped to prioritize contributing factors, and served as community ambassadors. While the 
committee was not a decision-making body, members’ experiences related to housing needs, 
constraints on housing development, and feasibility of policies and programs were integrated 
into the County’s Housing Element. 
Focus Groups: From January through April 2022, Permit Sonoma worked with Civic Edge 
Consulting to partner with eight Community-Based Organizations (CBOs) and conduct a series 
of focus groups to hear people’s lived housing experiences and their hopes for the future of 
housing in Sonoma County. Permit Sonoma used the focus groups and the online community 
survey to inform the Sonoma County Housing Element update.  
To connect with equity priority communities in a meaningful way, partnerships were formed 
with local Community-Based Organizations (CBOs) that serve, organize, and represent those 
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communities. The County built relationships with CBO leaders, which boosted the success of 
surveys and focus groups and provided long-term active feedback to County staff. The County 
provided a stipend to each participant and an additional stipend to each CBO for co-organizing 
focus groups.  
Equity Working Group: From January through March 2022, the subregional Equity Working 
Group held six sessions discussing barriers, obstacles, and constraints to affordable housing 
within the Napa Sonoma region and provided recommendations for addressing these issues. 
The full report is provided below. 
Sonoma County Housing Preferences Survey (Survey #1): An online public survey was 
conducted from January through February 2022 and was available in English and Spanish. As 
noted above, the survey was shared on social media and in various e-newsletters. One 
thousand seven hundred ninety-three online surveys were completed, including 1,599 in English 
and 194 in Spanish. Fifty-seven CBOs were contacted to promote the survey and were offered 
stipends for their participation. The Permit Sonoma email list was also used to promote the 
survey, reaching over 4,000 people. 
Housing Element Public Workshops: On February 12 and 15, 2022, Permit Sonoma staff 
hosted two virtual workshops to ask housing-related questions of members of the community. 
The workshops were held virtually, with more than 140 people attended the two workshops. 
Permit Sonoma used the Housing Advisory Committee, social media promotion, and Permit 
Sonoma’s email list to drive turnout.  Invitations were also emailed to everyone who had taken 
a previous Housing Element Survey. 
Sonoma County Housing Needs and Opportunities Survey (Survey #2): An online 
public survey was conducted during March 2022 and was available in English and Spanish. The 
survey was shared on social media and in various e-newsletters. A total of 2,010 online surveys 
were completed, 1,929 in English and 81 in Spanish. The approach for recruitment of CBOs was 
the same as earlier surveys. 
Planning Commission Workshop on Housing Policy Options. On April 12, 2022, the 
Sonoma County Planning Commission held a virtual public workshop to receive an update on 
the Housing Element efforts and to consider policy options for addressing unmet housing needs 
and meet new statutory requirements. Public input was welcomed and policy direction from the 
Planning Commission helped to form the Draft Housing Strategy. 
Developer Panel: In April 2022, a Developer Panel was established and developers of all 
housing types provided input on the suitability of parcels to be included in the County’s Housing 
Site Inventory. The Unincorporated County sites received 79 individual responses from local 
developers with development experience with similar sites. These responses are included within 
Appendix D.  
Sonoma County Developer’s Survey: Local housing developers and builders were invited to 
take an online 2023 Sonoma County Housing Element Update Survey to provide input on 
constraints and opportunities for housing development. Information was collected from four 
developers, including two nonprofit developers and two for-profit developers. This information 
was gathered in May 2022 was used to help inform the constraints analysis. 
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Sonoma County Housing Policy Survey (Survey #3). Following completion and public 
release of the Draft Housing Strategy, on online public survey was conducted from July to 
August 2022 to provide input on the County’s proposed housing policies. The survey collected 
2,767 responses in English and Spanish, and results were used to demonstrate community 
support for many new programs. The approach for recruitment of CBOs was the same as earlier 
surveys. 
Board of Supervisors Workshop on the Draft Housing Strategy. On August 9, 2022 the 
Sonoma County Board of Supervisors held a public workshop to review and receive comment on 
the Draft Housing Strategy. The workshop was attended virtually by members of the public and 
results from Survey #3 were presented. 
Release of Public Review Draft Housing Element. The complete Public Review Draft 
Housing Element was released on November 4, 2022 following a November 3, 2022 Press 
Release. The Draft was posted on the County’s website and a link was emailed to the County’s 
mailing list and all individuals and organizations that had previously requested to receive a 
copy. The Draft was made available for public comment through December 5, 2022. 
Planning Commission Workshop. On November 17, a public workshop was held at the 
Planning Commission to provide a forum for public engagement and discussion of the Public 
Draft Housing Element. This workshop included a discussion of public outreach, policies and 
programs, and housing sites. Public comments provided during this workshop were considered 
and integrated along with written comments and are identified in Table 4 and Table 5. 
Presentations to Local Advisory Committees. During the public comment period, four 
community workshops were held in conjunction with local advisory committee meetings 
throughout the County.). These allowed the County to reach a broader audience, provided 
additional opportunities  for public engagement, and facilitated community discussion of the 
housing needs and concerns in different regions of the County. 
Release of Draft Environmental Impact Report (DEIR). The DEIR was released on 
December 28, 2022 and made available for public comment through February 13, 2023.  
Release of the Final Environmental Impact Report (FEIR) and Planning Commission 
Adoption Draft Housing Element. The Final EIR with responses to comments, along with 
the Planning Commission Adoption Draft Housing Element with Technical Background Report 
and Appendices, were released and posted on June 30, 2023.  
Planning Commission Public Hearing. The Sonoma County Planning Commission held a 
duly-noticed Public Hearing on July 13, 2023 and July 20, 2023 to consider certification of the 
EIR and adoption of the 2023 Housing Element, including responses to HCD’s comments on the 
Draft Housing Element. 
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Summary of Focus Groups  
Table 3: Focus Group Attendees 

CBO Name Target Population Language Attendees Venue 

California Human 
Development  

Farmworkers  Spanish 8 In-person at CHD HQ 

California Human 
Development  

People with disabilities 
(mostly developmental) 

English 7 In-person at CHD HQ 

St. Vincent De Paul Housing-insecure 
population 

English 8 Zoom (recording link)  
Passcode: 9myPp7*+ 

Senior Advocacy 
Services 

Seniors  English 7 Zoom (recording link)  
Passcode: oeFDN6t% 

Disability Services 
& Legal Center 

People with disabilities 
(mostly mobility-related) 

English 8 Zoom (recording link) 
Passcode: ^txU7?Z5 

Graton Day Labor 
Center 

Day laborers Spanish 8 In-person at GDLC HQ 

North Bay 
Organizing Project 

Latina women Spanish 8 Zoom (not recorded) 

Sonoma County 
Black Forum 

Black / African American 
population 

English 10 Zoom (recording link) 
No passcode needed 

 

Key Findings By Focus Group  

California Human Development - Farmworkers  

Challenges and concerns:  
• High cost of housing (rent) 
• High cost of applying for new housing (fees and deposits)  
• Quality/conditions of housing, especially rodents, cockroaches, and mold  
• Safety in current neighborhood  
• Experiences with, and fear of, landlord-to-tenant intimidation and retaliation  
• Racial and linguistic discrimination  
• Small size of housing, especially with Latinx households often being larger and multi-

generational  
• Lack of access to low-income housing programs  
• Lack of access to credit  
• Lack of access to important information about new housing and housing assistance 

programs  
• Squeezed between not qualifying for low-income housing and also not having high enough 

income to be accepted for normal rent applications  

https://us06web.zoom.us/rec/share/U9m4uaPQjWibsswuUwMFeU3f_m5KbbM_ETXX4JrL7TrHDY5q1TUlKEe_8GhxeeKm.GHPvKHu8Td3aQ0Z8?startTime=1644876239000
https://us06web.zoom.us/rec/share/ftCac8xLxpVHa0Y3OMzjPxvAtyeSo8p28jQTub_I8L_4x4TVI4sTqtbW9V_HH2zb.ziycEjHGJTJh7Hbj?startTime=1644351687000
https://us06web.zoom.us/rec/share/5iDu-UgskgWZRv2cpOVE4G_eIH8N2OVNsMRcAqIF4Nu633NDqTmrZze110myXEEQ.9lqgkhGdreiAVM3Y
https://www.dropbox.com/s/urzxw0pblmxxoab/Sonoma%20County%20Black%20Forum%20-%203.31.22%20Focus%20Group.mp4?dl=0
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Aspirations and preferences:  
• Aspirations for houses or apartments without roommates, and ideally a standalone house  
• Achieve a basic level of decency and cleanliness in terms of housing conditions  
• Safe, crime-free neighborhood in an affordable home without pests and mold  
• Proximity to parks, stores, medical facilities, schools, and downtown/urban area  
• Other:  
• Suggestion to have more housing-related information go through the media that Spanish-

speaking consume: radio, CBO workshops and newsletters, and Facebook  
• Suggested locations of new and/or improved housing: Mark West, Healdsburg, Sebastopol 

Road near downtown, or any central location near essentials for everyday life and not too 
far from the fields  

Quotes from participants:  
• “I don’t have any credit, and there is no way for me to get any credit. If you don’t have 

papers (and sometimes even if you do), credit is impossible to obtain.” 
• “We all have different needs and different situations but at least we can all agree on safety 

and cleanliness with no rodents as essential for a place that feels like home.” 
• “Very few of us work on the same farms every year, or even every season. So, it makes 

most sense for us to live in a central location near essentials, somewhere safe and decent.” 
 
California Human Development - People with developmental disabilities 
Challenges and concerns:  

• Lack of access to low-income housing programs, specifically long waiting lists   
• High cost of housing  
• Landlord discrimination of tenants using low-income housing programs  
• Inconsistency of city buses and high reliance on paratransit, which can be hard to plan if 

you aren’t familiar with the system  
• Aspirations and preferences:  
• Aspirations for apartments  
• Safe, crime-free, communal, quiet neighborhood  
• Proximity to medical facilities, grocery, entertainment, accessible bus stops, parks, jobs, 

malls, and restaurants  
Other:  

• Paratransit works great for most participants  
• Overall, there is a lot of pessimism and hopelessness around their inability to navigate 

and get approved for affordable housing programs  
Quotes from participants:  

• “If I had to find new housing today, I wouldn’t know where to live and would have a very 
hard time figuring out where to go. I’d probably go to a shelter.”  

• “Landowners don’t want to rent to people on subsidized housing. Owners have had bad 
experiences with tenants mistreating their property.” 

• “Affordable housing waiting lists take too much time and almost nobody gets through. His 
rent has been going up steadily and is close to being unaffordable.” 
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St. Vincent De Paul - Housing-insecure population 
Challenges and concerns:  

• High cost of housing (rent) 
• High cost of applying for new housing (fees and deposits)  
• (Lack of) rental history and credit  
• Lack of funds for mandatory rental deposit  
• Few landlords accept Section 8 housing applications  
• Discrimination against homeless people  
• Lack of access to low-income housing programs, specifically long waiting lists  
• Disconnect between homeless people and housing staff trying to help them  

Aspirations and preferences:  
• Aspirations for apartments or houses without roommates  
• Safe, communal, quiet neighborhood without crime, traffic, and fire danger  
• Proximity to medical facilities, grocery, public transportation, parks, gardens, and green 

space  
• Other:  
• Broad alignment on Windsor/Larkfield area being a good place for new housing because 

of its proximity to everything while also having a smaller-town feel  
Quotes from participants:  

• “There are many challenges: Rental history, deposit, not enough landlords accept the 
vouchers. Landlords sometimes don’t know about Section 8. They think all homeless 
people are thieves and criminals.”  

• “Vouchers seem like the only option because everything else is a dead end. We’ve been 
pointed in many directions, and the only people having any success are people with 
vouchers.” 

• “The County needs more people working with homeless people. In fact, let’s train 
homeless people to be the outreach workers that are assigned to homeless people. It 
requires a lot of patience to be homeless and try to get out of homelessness, and that is 
the hardest part.” 

 

Senior Advocacy Services - Seniors 
Challenges and concerns:  

• High cost of housing (rent) 
• High cost of applying for new housing (fees and deposits)  
• Low availability of housing  
• Health / safety, specifically black mold and asbestos  
• Long waiting lists for affordable and senior housing  

Aspirations and preferences:   
• Safe, accessible, central, community-focused neighborhood in newer buildings without 

mold and asbestos  
• Proximity to grocery shopping, medical facilities, green space/parks, and family members  
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Other:  
• Recommendations that new housing should avoid the airport and rural areas, since they 

are not accessible/central for seniors  
Quotes from participants:  

• “The rent is really high in Sonoma County – if I can’t find something I’m going to move to 
Florida and live with my daughter” 

• “Where we lived in Sonoma was owned by the city, but Burbank took it over. There was 
black mold and we had to move. I had put in an application with Marin Housing, so we 
were able to move to San Rafael with Marin Housing.” 

• “Right now I am on the waiting list. It’s hard – I did apply for Housing Authority and they 
closed the list and made it a lottery. I put my name in for the lottery but didn’t get it. I 
have to wait for another year to reapply. It’s a bummer sometimes, looking for affordable 
housing. The rent is really high and there is no rent control.”  

 
Disability Services & Legal Center - People with disabilities (mostly mobility-related)  
Challenges and concerns:  

• High cost of housing, especially in more urban areas which are often the only areas where 
mobility-challenged people can live and get around  

• Low availability of housing, especially visitable/accessible housing  
• New construction not being visitable/accessible enough  
• Discrimination by home sellers, and property managers  
• Lack of accessible sidewalks  
• Lack of accessible public transportation  
• Ignorance of mobility challenges in the real estate industry  
• Lack of access to low-income housing programs  
• Fire danger and difficulty evacuating with limited mobility  
• Aspirations and preferences:  
• Aspirations for visitable/accessible houses or apartments  
• Accessible, safe, central neighborhood  
• Proximity to accessible sidewalks, evacuation routes and emergency transportation, 

grocery stores, green space, (mental and physical) health facilities, fire department  
Other:  

• Property managers are often ignorant of the needs of mobility-challenged people; 
recommendation for trainings  

• Recommendation for more low-income housing allocation and properties owned by non-
profits  

Quotes from participants:  

• “In my home search, I needed wide doorways and low or zero-step entrance. At least a 
half bath in lower level. I had a very difficult time finding homes with those minimum 
specs.”  

• “The extra cost is very small to build new buildings to be visitable for disabled people and 
wheelchair users. On the other hand, it is expensive to renovate existing buildings. My 
current home won’t work for me much longer, and it’s hard to find a single-story, 
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accessible/visitable home. I think too many homes are multi-story and would like more 
NEW homes to be built accessibly.” 

• “Adequate sidewalks are key. Our road and sidewalk are partly paved by Cotati, but the 
part that is in unincorporated Sonoma County is falling apart, with no maintenance and 
no response from the County when requests are made.”  

 

Graton Day Labor Center - Day laborers 

Challenges and concerns:  
• High cost of housing (rent) 
• High cost of applying for new housing (fees and deposits)  
• Quality/conditions of housing  
• Safety in current neighborhood  
• Experiences with, and fear of, landlord-to-tenant intimidation and retaliation  
• Racial and linguistic discrimination 
• Small size of housing, especially with Latinx households often being larger and multi-

generational  
• Lack of access to low-income housing programs  
• Lack of access to credit  
• Lack of access to important information about new housing and housing assistance 

programs  
• Lack of access to / literacy of the internet for rental applications and paperwork  
• Squeezed between not qualifying for low-income housing and also not having high enough 

income to be accepted for normal rent applications  
Aspirations and preferences:   

• Aspirations for stand-alone houses or mobile homes and property ownership if possible  
• Safe, accessible, quiet neighborhood  
• Proximity to work, schools, parks, and open spaces for youth recreation  

Other:  
• Strong sense of communal pride among the group for Sonoma County; they don’t want 

to leave but many are feeling forced out  
• There are Latinx people with indigenous ethnicities whose first language is not Spanish or 

English; these people struggle with housing application processes  
Quotes from participants:  

• “Out of fear, we don't want to report illegal things. When people are undocumented, they 
are more afraid to report things that are not worth it even more so if one does not speak 
the language.” 

• “I applied for a regular apartment and was told I couldn't qualify because my husband's 
income wasn't enough. They asked for $3,000 for the deposit and $75 for the application. 
I did not qualify, and they did not give me back the $75. I also applied for low-income 
housing… they didn't accept us either." 

• “We want a mobile home rather than an apartment. Let us at least fool ourselves into 
thinking that it is our own house, with fewer requirements (than apartment rentals) and 
an area for children to play.”  



Sonoma County Housing Element    August 2023 
Appendices 
 
 

 

 APP-11 

North Bay Organizing Project - Latina women   
Challenges and concerns:  

• High cost of housing (rent) 
• High cost of applying for new housing (fees and deposits)  
• Lack of access to low-income housing programs  
• Squeezed between not qualifying for low-income housing and also not having high enough 

income to be accepted for normal rent applications  
• Lack of access to credit  
• Safety in current neighborhood  
• Experiences with, and fear of, landlord-to-tenant intimidation and retaliation  
• Lack of access to important information about new housing and housing assistance 

programs  
Aspirations and preferences:   

• Aspirations for stand-alone houses and property ownership if possible  
• Safe, central, accessible, quiet neighborhood not near bars, vape pen stores, homeless 

encampments, or casinos  
• Proximity to schools, parks, jobs, grocery stores, and hospitals  
• Other:  
• Report of severe displacement of Latinx population in Healdsburg caused by rising housing 

prices  
• Interest in “build to live” programs like Habitat for Humanity but the labor demands are 

unrealistic while maintaining other income  
• Visible frustration with wealth inequality and second-home owners  
• Reports that low-income housing isn’t meeting needs of local communities 
• Disillusionment with long waitlists and low-income housing applications  

Quotes from participants:  
• “In Healdsburg, there are a lot of people who work in the vineyards, wineries, hotels, and 

they have to live in another place because it’s too expensive where they work… The fact 
that people are coming from other locations and buying up property, and the people living 
here have to move to other places… It sounds bad for me to say it, but it feels like they 
want to make ghettos, where they want to make these housing buildings where all of the 
Hispanics are going to live, and not be around white people, because we can’t afford the 
other housing. Low-income housing is currently NOT low-income housing. Low-income 
housing should be dignified.”  

• “To get a place for low-income, perhaps we qualify but the waiting lists are extensive. I’ve 
been on the waiting list for 10 years.”  

• “It would also be nice if they made housing that is not necessarily low income, because 
there are families that are not ''low income'‘, but we cannot afford to pay what they are 
asking for rents because I consider myself low income.”  
 

Sonoma County Black Forum - Black / African American population  

Challenges and concerns:  
• Systemic and personal racism  
• Anti-Blackness, especially in housing systems and processes   
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• High cost of housing  
• Lack of racial and cultural diversity / very small and disperse Black community  
• Fire danger and trauma  
• Lack of access to low-income housing programs  

Aspirations and preferences:   
• Aspirations for tiny homes and co-ops  
• Safe, central, accessible neighborhood with a police force that reflects the demographics 

around it  
• Proximity to other Black people, parks, groceries, and cultural meeting spaces 

Other:  
• Several people advocated for more low-income units (to be allocated of the 3,800)  
• Examples of racism and anti-Blackness shared: Confederate flags, disproportionately low 

Black homeownership, constant feeling of danger in public, police altercations with local 
Black people, and 10 years lower life expectancy for Black people in Sonoma  

Quotes from participants:  
• “Racial discrepancies have gotten to the point where they’re almost unbearable… Recent 

racial occurrences have confirmed it would only take a little nudge to pack up and get 
out… the racial climate is almost unbearable.”  

• “I hope this wasn’t another check of the box of data and information that we are typically 
a part of… Come back to us with plans and show how you incorporated feedback and 
made changes as a result. This will be on my radar because my own kids can’t afford to 
live here; until that changes it’s not equitable and inclusion is not happening.”  

• “Previous programs that created opportunities for homeownership through things like 
sweat equity are no longer available; they need to be brought back as they were especially 
beneficial to people of color as a way toward homeownership… concerned about the 
effects on community due to losing people who bring culture to Sonoma because they 
can’t afford to live here.” 
 

Summary of Stakeholder Interviews 
California Human Development Corporation (Nonprofit) 
Funding for rural housing, applications ask about infrastructure, which is normally lacking.  

• Expand infrastructure in rural areas where feasible 
• Funders don’t recognize the benefit of service delivery in rural areas 
• USDA Rural Development provides grants, support for rural area housing (equivalent to 

HUD in urban areas) – however, USDA doesn’t provide a service coordinator that links 
residents to service because ‘they don’t see the value’ (HUD does provide for service 
coordinators). 

• Need for soft services to help connect services with those that need/would benefit from it 
for rural areas helps provide a leg up to poor. 

• People living in subsidized housing are still poor and will continue to need the subsidies 
or some other solution 

• Manage and operate properties as client centered and service-oriented. A USDA funded 
property does this and found that “tenant retention rates improve, the quality of life 
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improves for the residents, the property is better taking care of, you have a property that 
people are happy to have that project or that property and their community really becomes 
a part of the community, as opposed to this stigmatized property” 

• With regard to opposition to affordable housing, engage NIMBY, show them success 
stories, address/educate them about stigmas, most are not accurate.  

• Affordable housing is most regulated type of housing there is with respect to screening 
criterial, rules and regulations, etc to help educate/make neighbors more comfortable with 
the project. 

Income limits for farmworker housing 
• Need to raise income limits because farmworkers are paid better in Napa and Sonoma 

counties, but still cannot afford or qualify for market rate 
• As it is these are usually households with more than two full time workers 
• Higher sliding scale in high cost of living counties like Sonoma and Napa? This is a common 

issue for developers with farmworker housing finding eligibility is a challenge for many 
workers 

Cost to develop 
• Fee waivers for affordable housing because it is so expensive to develop 
• Review regulations for potential softening to make development more feasible  

Zoning 
• Pre-zoning to allow for farmworker housing by right 
• Applying for zoning change is expensive and takes a long time and can be derailed with 

CEQA, NIMBYs 
• Zoning waivers for 100% affordable – look at housing needs locally, be flexible in zoning 

– maybe not necessary to change the entire zoning code but be open to rezoning in areas 
to address a problem. Shaded on map and prioritized.  

Location 
• Need to survey – some want to live in urban areas where services are but also don’t want 

to commute an hour to get to work in far flung areas so rural housing is probably also 
needed. But what do the farmworkers want? 

• If development is outside urban area there will eventually be buildup of housing, 
infrastructure and capacity because more people will need/want to live there. 

• Higher density in rural that honors the environment – think about it creatively and come 
up with solutions –  

o permanent Community Land Trust parcels  
o allow for a Community Land Trust overlay? 

• Smart code development for current unincorporated towns (e.g. Guerneville) that could 
allow for development that works well for the town. 

Organizations want to partner with Permit Sonoma 
• Funding from CSBG to “do these public hearings, we go out to the communities, we go 

out to some of the communities that are underrepresented, and typically don't have a 
voice, like the farm worker community, for example, Spanish speaking. And we put out 
surveys and we engage with them in a public setting, you know, we make them feel 
comfortable to speak to us about what their needs are.” (identified as unknown speaker.)  
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Legal Aid Sonoma County (Legal Services)  
Supporting / rehabilitating current housing 

• A coalition to help support and upgrade the housing to reduce/eliminate substandard 
housing. Example of tenants can’t complain to landlords and / or landlords worried they 
will get found out happening in many places throughout rural parts of the county 

• Community Land Trust could help manage properties – protecting the affordable housing 
while improving it 

Homes for Sonoma/ 8th Wave Design + Consulting (ADUs) 
Creative zoning solutions 

• Create overlays of eco villages, intentional communities, permanently compost/alt toilet 
types, etc. to experiment on a larger scale (than Occidental Arts and Ecology). Allow for 
progressive system(s) and monitor it, talk about it, learn about it, then allow what works 
in more places. 

• Participants sign a waiver and work with the County 
• Housing flexibility different types of housing 
• Up zone from SFD to multi 
• Help aging homes / infrastructure that is not energy efficient – encourage solar, heat 

pumps, etc. like what Sonoma Energy Independent provides – more education about the 
programs, more experimentation 

Burbank Housing Development Corporation (Nonprofit) 
Funding 

• There needs to be more funding and more thoughtfulness in terms of the funding, for 
example if loans expected to be repaid or not that needs to be known at the beginning 
not at the end of the process. 

• Can more things be grants rather than loans which is simpler? 
Permitting 

• Every time there is slippage in timelines it ends up being expensive.  Having an 8 week 
process become a 12 week process which becomes a 16 week process makes it harder to 
meet our funding deadlines and can jeopardize projects 

Community Housing Sonoma County (Supportive Housing) 
• The provincial nature of Sonoma County makes it hard to get things done. 
• Need to prioritize the sites that are actually buildable. 
• CEQA is used to kill projects in bad faith. 
• When you start serving the hardest cases, people that people don’t feel bad for, it makes 

it even harder to get community support. 
St. Vincent de Paul (Homeless Services) 

• Housing upzoning should be near things like markets and bus stops similar to what SB35 
suggests. 

• Implementation needs to take into account the needs of the housing insecure. 
• We should try to as many small projects as we can rather than only larger sites.  We need 

a lot more cottage and easy to achieve housing for low income people. 
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Equity Working Group Report 
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Integration of Input 
Through the early and ongoing outreach to community groups, nonprofits, service providers, 
and local organizations, the County collected input on housing needs and solutions from low-
income and special needs residents and the organizations that represent them. This input was 
used in the formation of the Housing Element policy and analysis, as shown in the table below. 
Table 4: Input received from focus groups, stakeholders, and the Equity Working 
Group representing special needs and low-income populations 

Population 
Represented  

Input Incorporation 

Housing-insecure 
population, seniors, day 
laborers, Latina women, 
Black / African American 
population, farmworkers, 
people with disabilities 

Housing costs are unaffordable, 
including rental costs and 
application costs  

Expand programs to 
increase housing choices 
and affordability in 
moderate and high 
opportunity areas (Program 
12) 
Increase the number of 
ADUs allowed per site 
(Program 25g)  
Modify permitting levels for 
cottage housing 
development projects to 
allow four cottages by right. 
(Program 15d) 
Increase opportunities for 
housing land trusts 
(Program 18) 
Develop additional by-right 
multifamily housing in 
unincorporated areas 
(Programs 15e, 15h) 

People with disabilities, 
housing-insecure 
population, seniors, day 
laborers, Latina women, 
Black / African American 
population, vulnerable 
populations 
Farmworkers, 

Lack of available affordable 
housing 

Farmworkers, day 
laborers 

Lack of large units See Program 15c 

People with disabilities, 
housing-insecure 
population, day laborers, 
Black / African American 
population, low-income 
households, vulnerable 
populations 

Discrimination is a barrier to 
housing  

See Program 29, 31 

Farmworkers, day 
laborers 

Lack of access to or awareness of 
important housing programs and 
related information 

See Program 29 and 31 

Farmworkers Housing-related information go 
through the media that Spanish-
speaking consumes: radio, CBO 

See Program 29  
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workshops and newsletters, and 
Facebook 

Farmworkers, housing-
insecure population, 
people with disabilities, 
day laborers, Latina 
women, low-income 
households  

Housing conditions need to be 
improved  

See discussion of 
substandard housing in 
Section 4.5 
 

Farmworkers, people 
with developmental 
disabilities, housing 
insecure population, day 
laborers, Latina women 

Housing should be centrally located 
near essentials and jobs. 

Housing sites and programs 
prioritize housing near 
transit and amentiies 

Seniors, people with 
disabilities,  

Need for accessible housing and 
housing centrally located in 
accessible locations 

Housing sites and programs 
prioritize housing near 
transit and amentiies 

Farmworkers, people 
with disabilities, Latina 
women, Black / African 
American population 

Long waiting lists for and lack of 
access to low-income housing 
programs  

Programs to increase 
housing stock, including 
Program 7, 12,16, 25 

Farmworkers, day 
laborers 

Difficult navigating affordable 
housing programs, including 
language access 

See Program 31 

Day laborers, vulnerable 
populations  

Need for a pathway to access 
homeownership 

See Program 18 

Latina women, 
vulnerable populations 

Need to address displacement Require replacement 
housing in targeted 
growth/Specific Plan/PDA 
areas and on sites identified 
to accommodate the 
housing needs of lower 
income households 
(Program 5 and 5b) • Utilize 
Specific Plans and master 
plans to target investment 
(Program 5c) • Utilize 
affirmative marketing 
strategies in marketing 
plans for subsidized housing 
projects (Program 5d) • 
Continue to implement the 
County’s density bonus 
ordinance and the Rental 
and Ownership Housing 
Opportunity Programs that 
expand on state programs 
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and requirements (Program 
7) 

Day laborers, Black / 
African American 
population, homeless 
services, low-income 
households, vulnerable 
populations  

Desire for more housing types and 
solutions (mobile homes, tiny 
homes, co-ops, land trusts) to 
serve needs 

See Program 23 

Homeless services, 
vulnerable populations 

Need for upzoning See Program 4 

Housing-insecure 
population, low-income 
households, vulnerable 
populations 

Long processing timelines impact 
availability and development of 
affordable housing 

See Program 12 

 
 
Table 5: Input received from the public during the preparation of the Housing Element 

Comment/Theme Submittal 
Method 

Consideration/Integration 

Comments from community members 
Support for City-centered growth Public 

comment 
at 
workshop 

Sites are located in urbanized 
unincorporated areas and in areas 
near incorporated cities 

Need for accessible housing Public 
comment 
at 
workshop 

See Program 26 

Concerns about infrastructure availability 
on inventory sites 

Public 
comment 
at 
workshop 

See discussion of availability 
infrastructure in Appendix D 

Need for mediation committee to resolve 
conflicts of interest around homelessness  
Support for greenspace, mixed use 
development, additional ADU development  

Public 
comment 
at 
workshop 

Committee outside of HE scope, 
but see Program 27: 
Interjurisdictional Housing 
Committee and  Program 31: 
Housing Equity and Action Plan 
ODS are planned; minimum OS 
per unit already required, tree 
planting will be considered within 
ODS Program 12b 
Mixed uses allowed/no response 
needed 
Additional ADUs would be 
supported by Program 25g 
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Support for more ADUs, but only within 
existing USAs. 
Concern that residential development in 
Airport Area will displace industrial uses 
Support vacancy tax, housing land trust, 
housing preservation, rental registry, just 
cause eviction ordinance 

Public 
comment 
at 
workshop 

Additional ADUs would be 
supported by Program 25g Airport 
Area SMART Station Specific Plan  
is being planned under a separate 
process with a separate EIR. 
Once sites are rezoned,  they will 
be eligible for inclusion in 
inventory. 
Tenant protections now discussed 
within Program 31 
 

Support for more ADUs per lot 
Concern about too many vacation rentals 

Public 
comment 
at 
workshop 

See Program 8: Protect 
Residential Lands and Units that 
disucsses vacancy tax and 
vacation rental limits 

Sonoma County should not be part of 
ABAG 

Public 
comment 
at 
workshop 

See Program 6 Development of 
Subregion for 7th Cycle RHNA 

Comment about Springs Plan Written 
Comment 

Not a part of the Housing 
Element Update 

Fee restructuring should be prioritized early 
in planning period 

Written 
Comment 

Current fees do not pose a 
constraint 
See Program 17b: Development 
Fees and Transparency  
Requirements 

Concern about overreliance on ADU 
assumptions 

Written 
Comment 

See monitoring component in 
Program 25g 

Encourage bold programs and planning for 
more than the RHNA 
Increase actions for for ELI, VLI, LI cohorts 

Written 
Comment 

County will meet statutory 
requirements 

Asked if there is somebody people should 
talk to at PS who are interested in having 
their property added to inventory 

Public 
comment 
at 
workshop 

No response necessary 

Support for tenant protections Email to 
Board of 
Supervisors 

Incorporated within Program 31 

References to Geyserville Planning 
Committee survey results. Support for 
direct consultation on upcoming GP 
update, and support for a Geyserville 
Specific Plan 

Email to 
Director 

Considered and incorporated 
where appropriate 

Support for vacancy tax Public 
comment 

See Program 8: Protect 
Residential Lands and Units that 
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at 
workshop 

disucsses vacancy tax and 
vacation rental limits 

Comments on behalf of organizations 
HAC Need for farmworker housing Written 

Comment 
See discussion in 4.2.2 

Napa 
Sonoma 
ADU Center 

Recommendations for a 
variety of programs and 
policies to encourage and 
support ADU development 

Written 
Comment 

See Program 25 

HAC Support for sites in rural 
downtowns and in parcels 
adjacent to UGBs 
Fair housing concerns - lower-
income RHNA should be 
located in wealthier and 
higher resource 
unincorporated areas, not just 
lower resource areas 

Public 
comment 
at 
workshop 

Sites are located in urbanized 
unincorporated areas and in areas 
near incorporated cities. 
LI capacity put in higher resource 
areas where infrastructure and 
environmental conditions allow 
for high density housing   
Discussed in 4.5.7 

Sonoma 
County 
Legal Aid 

Support for policies that 
maintain, preserve, and 
improve rental housing, 
including just cause eviction, 
rent control, rental registry, 
proactive inspection, mobile 
home protections 

Public 
comment 
at 
workshop 

Tenant protections now discussed 
within Program 31 
Mobilehome protections within 
Program 3  

Disability 
Services and 
Legal Center 

Support for Housing Land 
Trust, mixed-use housing, 
especially in the Sonoma 
Valley 
Need for accessible housing  
AMI does not provide a full 
picture of who can afford 
housing in different sections 
of the county.  
Concern about emergency 
evacuations 

Public 
comment 
at 
workshop 

See Programs 11, 18, 26,  
Needs addressed within Section 
4.2.2: Special Needs Housing 
Analysis 
Evacuation needs addressed 
within the Emergency Operations 
Plan, Environmental Justice 
Element, and Safety Element 

Greenbelt 
Alliance 

Support for requirements or 
incentives for climate-friendly 
development, including use of 
greenbelts, green 
infrastructure, infill 
development 

Public 
comment 
at 
workshop 

New building codes require all 
newly constructed single family 
homes and ADUs to be all-
electric, with an exception for 
cooking appliances. 
Further addressed through CEQA 
- Mitigation measure requires 
projects on inventory sites to not 
use natural gas appliances or 
plumbing 
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Location of identified sites 
supports infill development where 
possible 

Community 
Alliance with 
Family 
Farmers 

Support for ADUs, infill, 
clustering, and development 
in the Airport area. 
Concerns about second 
homes, vacation rentals, and 
influx of wealthy remote 
workers from out of the area. 

Public 
comment 
at 
workshop 

See Program 8: Protect 
Residential Lands and Units that 
disucsses vacancy tax and 
vacation rental limits 
Airport Station Area SP and EIR 
underway 

Generation 
Housing 

Support prohousing 
designation, Housing Land 
Trust of Sonoma County, 
Napa Sonoma ADU 
Needs more supportive 
actions for BIPOC residents 

Public 
comment 
at 
workshop 

Prohousing application has been 
submitted. 
See Programs 20 (Prohousing), 
18 (Housing Land Trust), 25 
(ADUs), 31 (communities of color) 

Housing 
Land Trust  

Needs for first time 
homeowners, local workforce  
Support for integrated 
affordable housing (for 
example, on site inclusionary) 
and prohousing designation 

Public 
comment 
at 
workshop 

See Programs 18, 20 
Inclusionary requirements 
ongoing 

Sonoma 
Valley 
Collaborative  

Document and process should 
be easier for community 
members and organizations to 
understand 
Provide information for 
upcoming public input 
opportunities well in advance 

Public 
comment 
at 
workshop 

Document edits made for 
increased readability. 
Meeting dates, comment periods 
all on County website as soon as 
they are known - interested 
parties sign up for notifications; 
press releases and ennouncement 
made 

Greenbelt 
Alliance 

Support for tenant protections 
and affordability (point to San 
Rafael as example), more 
anti-displacement programs, 
rent stabilizations expanded 
past mobile home parks  
Want to see the connection 
between housing and related 
things like transit 

Public 
comment 
at 
workshop 

Tenant protections now discussed 
within Program 31 
Discussion of access to 
opportunity, including 
transportation, within the Fair 
Housing Assessment 

Disability 
Services and 
Legal Center 

Need for affordable housing 
for people on SSDI 
Support for more accessible 
housing, including visitability , 
zero step entrances, low 
lightswitches, grab bars (point 
to Petaluma's ordinance) 

Public 
comment 
at 
workshop 

County has existing universal 
design and density bonus 
incentives for accessible housing. 
See Programs 25 and 26. 
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Sonoma 
County HE 
Working 
Group 

Recommendations on public 
engagement following HCD 
initial review.  

Email to 
Director 

County will meet statutory 
requirements 

 
During the public comment period, the County received 47 written comments on the Housing 
Element, and over 30 comments provided at various public workshops. The incorporation of 
these comments is detailed in the table below. 
 
Table 6: Comments received on the Public Draft Housing Element 

Comment/Theme Submittal 
Method 

Consideration/Integration 

Comments from community members 
Wants to see VLI/ELI/LI disaggregated in 
sites chart 
Wants to see how units are broken down 
by planning area for planning area 9 

Public 
comment at 
workshop 

Sites discussion expanded in 
Section 3 and Appendix D 

Want more community comments 
integrated into the Housing Element 
Supports prohousing designation 
Concerns about parking costs, sewer 

Public 
comment at 
workshop 

Appendix A describes 
integration of public comments 
Program 20 supports 
Prohousing Designation 
Constraints discussed in 4.4 

Document is too complex to be understood 
by public 

Written 
Comment 

Several changes have been 
made to the Housing Element 
to improve transparency and 
readability of the document 

Wants soundproof walls in affordable 
housing.  
Wants affordable income limits to be 
adjusted for inflation. 

Written 
Comment 

Not under County’s purview 

Add inventory of affordable units by AMI 
category for Planning Area 9, all planning 
areas. 

Written 
Comment 

Sites identified with capacity 
for lower-income housing on 
the inventory are not 
separated within lower-income 
category as allowed to create 
flexibility for No Net Loss. 

Glen Ellen sites should be removed. Cites 
SDC specific plan, the Glen Ellen local 
design guidelines, and GP consistency as 
basis. 

Written 
Comment 

County will meet statutory 
requirements for GP 
Consistency, as well as for 
AFFH 

Vacation rental operator. Wants better data 
on county vacancy rates and how many 
vacant homes are vacation rentals. Wants 
better distinction between vacant units and 
vacation rentals. 

Written 
Comment 

Available vacancy data 
provided in Section 1.10. Data 
specifically for vacation rentals 
is not available from the 
Census. 
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Historic pattern of segregation in sonoma 
valley. Site inventory should be reorganized 
to depict affordable units by income 
category, by planning area. Springs Specific 
plan housing sites are not in the HE site 
inventory. Address Springs disadvantaged 
unincorporated community in document. 
Eight pages of comments. 

Written 
Comment 

County will meet statutory 
requirements for GP 
Consistency, as well as for 
AFFH 

Comments on behalf of organizations 
Sonoma 
Valley 
Housing 
Group 

Housing element should 
describe poverty in the Sonoma 
Valley in contrast with nearby 
RCAA. Support for tenant 
protection measures. Consider 
increased inclusionary 
ordinance requirements. 
Support upzoning in USAs. 
unincorporated urban service 
areas. Support deed restrictions 
for ADUs, density bonuses for 
100% affordable projects, 
public banking to support 
housing development, 
partnerships with 100% 
affordable housing developers 

Public 
comment at 
workshops 

Considered and incorporated 
where appropriate within 
discussion of segregation and 
integration and 
disproportionate housing 
needs. 
See Programs 4, 7, 25, 31, 32  

Bay Area 
HE working 
group 

Recommendations on public 
engagement following HCD 
initial review.  

Email to 
Director 

County will meet statutory 
requirements 

Legal Aid 
Support for Rental registry 
Need for Farmworkers 
Lack of concrete plans with 
deadlines 

Public 
comment at 
workshop 

Tenant protections now 
discussed within Program 31 
Farmworker needed discussed 
in section 4.2.2. 
All plans have dates 

Gen H 

Support for Program 17 
Clarify what the ODDS will be 
used for 
Streamlining and removing 
discretionary oversight should 
be priority for beginning of 
Cycle 

Public 
comment at 
workshop Considered and incorporated 

where appropriate 

NAACP SR 
Tourism 
Board 
Community 
Advisory 
Board SR 

Housing need for Black 
residents, veterans, service 
staff 
Support for County creating 
own programs not just using 
regionally available resources 
Mortgage Tax Credit not 

Public 
comment at 
workshop Topics will be considered and 

addressed under Program 31. 
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sufficient for first time 
homebuyer program 

Sonoma 
Applied 
Village 
Services 

Streamline permitting for 
homeless shelters. Create new 
definitions for "temporary 
homeless housing" and 
"permanent homeless housing" 
to facilitate permitting process. 

Public 
comment at 
workshop 

Streamlined permitting for 
homeless shelters exist. 
Provisions for emergency 
shelters and permanent 
supportive housings are in 
Program 15 

Comments from Commissioners 
ADU affordability projections seem high Comment at 

workshop 
Monitoring component 
included in Program 25g 

Need program to help with ADU 
development costs if they will be provided 
as affordable 

Comment at 
workshop 

See Program 25 

Needs discussion of veteran housing needs 
and veterans included in outreach 

Comment at 
workshop 

Veterans with special housing 
needs are addressed under 
existing programs for special 
needs populations and 
included in Program 31 

Should refer to full County as  "Sonoma 
County including its Cities" 

Comment at 
workshop 

We have addressed these 
conventions in the document 
and made some edits for 
clarity 

Needs discussion of tourism-serving 
community and sevice workers 

Comment at 
workshop 

Added section on tourism 
industry, service workers, and 
progams address these 
housing needs 

Need more incentives for seniors to 
downsize to smaller units and leave larger 
homes for families 

Comment at 
workshop 

See Program 26 

Support for more programs for 
development of senior housing 

Comment at 
workshop 

See Program 26 

Wants to use sites from Springs Plan and 
Airport Plan and SDC, wants no more 
development in UGBs, no development in 
rural areas, City-centered growth urban 
development only 
Opposed to zoning code amendments like 
15g that increase development capacity in 
rural areas 
Rehab and Retrofit Table QOs are 
confusing 
Supports program for affordability for Black 
residents if something exists, rental 
inspection program idea if it's a practical 

Comment at 
workshop 

Springs, Airport and SDC are 
separate projects that have not 
yet resulted in the rezoning of 
sites suitable for inclusion in 
the County's initial housing 
sites inventory 
Tenant protections now 
discussed within Program 31 
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idea to implement, and promoting use of 
HCVs 
Supports rural development for those who 
work in rural economies 
Support allowances for nontraditional 
homes 
Supports composting toilets 

Comment at 
workshop 

Program 23 supports 
accommodation of alternative 
housing types 
Building code updates 
reference waterless toilets  

Supports City-centered growth, Airport 
redevelopment 
Concerns about Vacation Rentals,  water, 
and carrying capacity 

Comment at 
workshop 

Airport SP not part of HE 
Update. County must meet its 
statutory obigation to zone 
adequate sites for housing 
withi unincorporated County. 
See Program 8: Protect 
Residential Lands and Units 
that disucsses vacancy tax and 
vacation rental limits 

Supports HE, thinks it does a good job at 
seeking to accommodate the breadth of 
individuals who want to live in the County 

Comment at 
workshop 

No response needed 
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Appendix B: Housing Needs Data Report 
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The Bay Area continues to see growth in both population and jobs, which means more housing of 
various types and sizes is needed to ensure that residents across all income levels, ages, and abilities 
have a place to call home. While the number of people drawn to the region over the past 30 years has 
steadily increased, housing production has stalled, contributing to the housing shortage that 
communities are experiencing today. In many cities, this has resulted in residents being priced out, 
increased traffic congestion caused by longer commutes, and fewer people across incomes being able 
to purchase homes or meet surging rents. 

The 2023-2031 Housing Element Update provides a roadmap for how to meet our growth and housing 
challenges. Required by the state, the Housing Element identifies what the existing housing conditions 
and community needs are, reiterates goals, and creates a plan for more housing. The Housing Element 
is an integral part of the General Plan, which guides the policies of Unincorporated Sonoma County. 

1 INTRODUCTION 
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2 SUMMARY OF KEY FACTS 

• Population – Generally, the population of the Bay Area continues to grow because of natural 
growth and because the strong economy draws new residents to the region. The population of 
Unincorporated Sonoma County decreased by 7.8% from 2000 to 2020, which is below the 
growth rate of the Bay Area. 

 
• Age – In 2019, Unincorporated Sonoma County’s youth population under the age of 18 was 

23,386 and senior population 65 and older was 33,616. These age groups represent 16.5% and 
23.7%, respectively, of Unincorporated Sonoma County’s population. 

 
• Race/Ethnicity – In 2020, 71.7% of Unincorporated Sonoma County’s population was White 

while 0.7% was African American, 2.2% was Asian, and 20.9% was Latinx. People of color in 
Unincorporated Sonoma County comprise a proportion below the overall proportion in the Bay 
Area as a whole.1 

• Employment – Unincorporated Sonoma County residents most commonly work in the Health & 
Educational Services industry. From January 2010 to January 2021, the unemployment rate in 
Unincorporated Sonoma County decreased by 7.3 percentage points. Since 2010, the number of 
jobs located in the jurisdiction increased by 10,340 (25.0%). Additionally, the jobs-household 
ratio in Unincorporated Sonoma County has increased from 0.69 in 2002 to 0.96 jobs per 
household in 2018. 

 
• Number of Homes – The number of new homes built in the Bay Area has not kept pace with the 

demand, resulting in longer commutes, increasing prices, and exacerbating issues of 
displacement and homelessness. The number of homes in Unincorporated Sonoma County 
decreased, 4.1% from 2010 to 2020, which is below the growth rate for Sonoma County and 
below the growth rate of the region’s housing stock during this time period. 

 
• Home Prices – A diversity of homes at all income levels creates opportunities for all 

Unincorporated Sonoma County residents to live and thrive in the community. 
 

– Ownership The largest proportion of homes had a value in the range of $500k-$750k in 
2019. Home prices increased by 79.7% from 2010 to 2020. 

 
– Rental Prices – The typical contract rent for an apartment in Unincorporated Sonoma 

County was $1,340 in 2019. Rental prices increased by 30.2% from 2009 to 2019. To 
rent a typical apartment without cost burden, a household would need to make 
$53,800 per year.2 

 
 
 
 
 

1 The Census Bureau’s American Community Survey accounts for ethnic origin separate from racial identity. The 
numbers reported here use an accounting of both such that the racial categories are shown exclusive of Latinx 
status, to allow for an accounting of the Latinx population regardless of racial identity. The term Hispanic has 
historically been used to describe people from numerous Central American, South American, and Caribbean 
countries. In recent years, the term Latino or Latinx has become preferred. This report generally uses Latinx, but 
occasionally when discussing US Census data, we use Hispanic or Non-Hispanic, to clearly link to the data source. 
2 Note that contract rents may differ significantly from, and often being lower than, current listing prices. 
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• Housing Type – It is important to have a variety of housing types to meet the needs of a 
community today and in the future. In 2020, 81.5% of homes in Unincorporated Sonoma County 
were single family detached, 4.0% were single family attached, 4.0% were small multifamily (2- 
4 units), and 3.7% were medium or large multifamily (5+ units). Between 2010 and 2020, the 
number of multi-family units increased more than single-family units. Generally, in 
Unincorporated Sonoma County, the share of the housing stock that is detached single family 
homes is above that of other jurisdictions in the region. 

 
• Cost Burden – The U.S. Department of Housing and Urban Development considers housing to be 

affordable for a household if the household spends less than 30% of its income on housing costs. 
A household is considered “cost-burdened” if it spends more than 30% of its monthly income on 
housing costs, while those who spend more than 50% of their income on housing costs are 
considered “severely cost-burdened.” In Unincorporated Sonoma County, 20.0% of households 
spend 30%-50% of their income on housing, while 18.9% of households are severely cost burden 
and use the majority of their income for housing. 

 
• Displacement/Gentrification – According to research from The University of California, 

Berkeley, 27.1% of households in Unincorporated Sonoma County live in neighborhoods that are 
susceptible to or experiencing displacement, and 3.4% live in areas at risk of or undergoing 
gentrification. 38.2% of households in Unincorporated Sonoma County live in neighborhoods 
where low-income households are likely excluded due to prohibitive housing costs. There are 
various ways to address displacement including ensuring new housing at all income levels is 
built. 

 
• Neighborhood – 6.5% of residents in Unincorporated Sonoma County live in neighborhoods 

identified as “Highest Resource” or “High Resource” areas by State-commissioned research, 
while 41.7% of residents live in areas identified by this research as “Low Resource” or “High 
Segregation and Poverty” areas. These neighborhood designations are based on a range of 
indicators covering areas such as education, poverty, proximity to jobs and economic 
opportunities, low pollution levels, and other factors.3 

• Special Housing Needs – Some population groups may have special housing needs that require 
specific program responses, and these groups may experience barriers to accessing stable 
housing due to their specific housing circumstances. In Unincorporated Sonoma County, 13.0% 
of residents have a disability of any kind and may require accessible housing. Additionally, 8.2% 
of Unincorporated Sonoma County households are larger households with five or more people, 
who likely need larger housing units with three bedrooms or more. 8.2% of households are 
female-headed families, which are often at greater risk of housing insecurity. 

 
 
 

3 For more information on the “opportunity area” categories developed by HCD and the California Tax Credit 
Allocation Committee, see this website: https://www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to 
which different jurisdictions and neighborhoods have access to opportunity will likely need to be analyzed as part 
of new Housing Element requirements related to affirmatively furthering fair housing. ABAG/MTC will be providing 
jurisdictions with technical assistance on this topic this summer, following the release of additional guidance from 
HCD. 

Note on Data 

https://www.treasurer.ca.gov/ctcac/opportunity.asp
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Many of the tables in this report are sourced from data from the Census Bureau’s American 
Community Survey or U.S. Department of Housing and Urban Development’s 
Comprehensive Housing Affordability Strategy (CHAS) data, both of which are samples and 
as such, are subject to sampling variability. This means that data is an estimate, and that 
other estimates could be possible if another set of respondents had been reached. We use 
the five-year release to get a larger data pool to minimize this “margin of error” but 
particularly for the smaller cities, the data will be based on fewer responses, and the 
information should be interpreted accordingly. 

Additionally, there may be instances where there is no data available for a jurisdiction for 
particular data point, or where a value is 0 and the automatically generated text cannot 
perform a calculation. In 

these cases, the automatically generated text is “NODATA.” Staff should reword these 
sentences before using them in the context of the Housing Element or other documents. 

Note on Figures 

 
Any figure that does not specify geography in the figure name represents data for 
Unincorporated Sonoma County. 
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3 LOOKING TO THE FUTURE: REGIONAL HOUSING 
NEEDS 
3.1 Regional Housing Needs Determination 

The Plan Bay Area 20504 Final Blueprint forecasts that the nine-county Bay Area will add 1.4 million 
new households between 2015 and 2050. For the eight-year time frame covered by this Housing 
Element Update, the Department of Housing and Community Development (HCD) has identified the 
region’s housing need as 441,176 units. The total number of housing units assigned by HCD is separated 
into four income categories that cover housing types for all income levels, from very low-income 
households to market rate housing.5 This calculation, known as the Regional Housing Needs 
Determination (RHND), is based on population projections produced by the California Department of 
Finance as well as adjustments that incorporate the region’s existing housing need. The adjustments 
result from recent legislation requiring HCD to apply additional adjustment factors to the baseline 
growth projection from California Department of Finance, in order for the regions to get closer to 
healthy housing markets. To this end, adjustments focus on the region’s vacancy rate, level of 
overcrowding and the share of cost burdened households, and seek to bring the region more in line 
with comparable ones.6 These new laws governing the methodology for how HCD calculates the RHND 
resulted in a significantly higher number of housing units for which the Bay Area must plan compared to 
previous RHNA cycles. 

3.2 Regional Housing Needs Allocation 

A starting point for the Housing Element Update process for every California jurisdiction is the Regional 
Housing Needs Allocation or RHNA – the share of the RHND assigned to each jurisdiction by the 
Association of Bay Area Governments (ABAG). State Housing Element Law requires ABAG to develop a 
methodology that calculates the number of housing units assigned to each city and county and 
distributes each jurisdiction’s housing unit allocation among four affordability levels. For this RHNA 
cycle, the RHND increased by 135%, from 187,990 to 441,776. For more information on the RHNA 
process this cycle, see ABAG’s website: https://abag.ca.gov/our-work/housing/rhna-regional-housing-needs- 
allocation 

 
Almost all jurisdictions in the Bay Area are likely to receive a larger RHNA this cycle compared to the 
last cycle, primarily due to changes in state law that led to a considerably higher RHND compared to 
previous cycles. 

In January 2021, ABAG adopted a Draft RHNA Methodology, which is currently being reviewed by HCD. 
For Unincorporated Sonoma County, the proposed RHNA to be planned for this cycle is 3,881 units, a 
slated increase from the last cycle. Please note that the previously stated figures are merely 
illustrative, as ABAG has yet to issue Final RHNA allocations. The Final RHNA allocations that local 

 
 

4 Plan Bay Area 2050 is a long-range plan charting the course for the future of the nine-county San Francisco Bay 
Area. It covers four key issues: the economy, the environment, housing and transportation 
5 HCD divides the RHND into the following four income categories: 
Very Low-income: 0-50% of Area Median Income 
Low-income: 50-80% of Area Median Income 
Moderate-income: 80-120% of Area Median Income 
Above Moderate-income: 120% or more of Area Median Income 
6 For more information on HCD’s RHND calculation for the Bay Area, see this letter sent to ABAG from HCD on June 
9, 2020: https://www.hcd.ca.gov/community-development/housing-element/docs/abagrhna-final060920(r).pdf 

https://abag.ca.gov/our-work/housing/rhna-regional-housing-needs-allocation
https://abag.ca.gov/our-work/housing/rhna-regional-housing-needs-allocation
https://www.hcd.ca.gov/community-development/housing-element/docs/abagrhna-final060920(r).pdf
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jurisdictions will use for their Housing Elements will be released at the end of 2021. The potential 
allocation that Unincorporated Sonoma County would receive from the Draft RHNA Methodology is 
broken down by income category as follows: 

 

Table 1: Illustrative Regional Housing Needs Allocation from Draft Methodology 
 

 
Income Group Unincorporated 

Sonoma Units 

Sonoma 
County 

Units 

Bay 
Area 
Units 

Unincorporated 
Sonoma Percent 

Sonoma 
County 
Percent 

Bay Area 
Percent 

Very Low 
Income (<50% 

of AMI) 

 
1036 

 
3999 

 
114442 

 
26.7% 

 
27.5% 

 
25.9% 

Low Income 
(50%-80% of 

AMI) 

 
596 

 
2302 

 
65892 

 
15.4% 

 
15.8% 

 
14.9% 

Moderate 
Income (80%- 
120% of AMI) 

 
627 

 
2302 

 
72712 

 
16.2% 

 
15.8% 

 
16.5% 

Above 
Moderate 

Income (>120% 
of AMI) 

 
1622 

 
5959 

 
188130 

 
41.8% 

 
40.9% 

 
42.6% 

Total 3881 14562 441176 100.0% 100.0% 100.0% 

Source: Association of Bay Area Governments Methodology and tentative numbers were approved by ABAG’s Executive board on 
January 21, 2021 (Resolution No. 02-2021). The numbers were submitted for review to California Housing and Community 
Development in February 2021, after which an appeals process will take place during the Summer and Fall of 2021. 
THESE NUMBERS SHOULD BE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE PER HCD REVIEW 
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4.1 Population

The Bay Area is the fifth-largest metropolitan area in the nation and has seen a steady increase in 
population since 1990, except for a dip during the Great Recession. Many cities in the region have 
experienced significant growth in jobs and population. While these trends have led to a corresponding 
increase in demand for housing across the region, the regional production of housing has largely not 
kept pace with job and population growth. Since 2000, Unincorporated Sonoma County’s population has 
decreased by 7.8%; this rate is below that of the region as a whole, at 14.8%. In Unincorporated
Sonoma County, roughly 11.6% of its population moved during the past year, a number 1.8 percentage 
points smaller than the regional rate of 13.4%.

Table 2: Population Growth Trends

Geography 1990 1995 2000 2005 2010 2015 2020

Unincorporated Sonoma 160186 152872 150223 151509 145363 149301 138532

Sonoma County 388222 416776 458614 475703 483878 500640 492980

Bay Area 6020147 6381961 6784348 7073912 7150739 7595694 7790537

Universe: Total population
Source: California Department of Finance, E-5 series
For more years of data, please refer to the Data Packet Workbook, Table POPEMP-01.

In 2020, the population of Unincorporated Sonoma County was estimated to be 138,532 (see Table 2). 
From 1990 to 2000, the population decreased by 6.2%, while it decreased by 3.2% during the first 
decade of the 2000s. In the most recent decade, the population decreased by 4.7%. The population of 
Unincorporated Sonoma County makes up 28.1% of Sonoma County.7

7 To compare the rate of growth across various geographic scales, Figure 1 shows population for the jurisdiction, 
county, and region indexed to the population in the year 1990. This means that the data points represent the 
population growth (i.e. percent change) in each of these geographies relative to their populations in 1990.

POPULATION, EMPLOYMENT AND
CHARACTERIST



 
 
Sonoma County Housing Element    August 2023 
Appendices 
 

 

 APP-267 

 
 
 

Figure 1: Population Growth Trends 

Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the 
jurisdiction, county, and region indexed to the population in the first year shown. The data points represent the relative 
population growth in each of these geographies relative to their populations in that year. 
For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census counts. 
DOF uses the decennial census to benchmark subsequent population estimates. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-01. 

 

4.2 Age 

The distribution of age groups in a city shapes what types of housing the community may need in the 
near future. An increase in the older population may mean there is a developing need for more senior 
housing options, while higher numbers of children and young families can point to the need for more 
family housing options and related services. There has also been a move by many to age-in-place or 
downsize to stay within their communities, which can mean more multifamily and accessible units are 
also needed. 

 
In Unincorporated Sonoma County, the median age in 2000 was 39.7; by 2019, this figure had 
increased, landing at around 48 years. More specifically, the population of those under 14 has 
decreased since 2010, while the 65-and-over population has increased (see Figure 2). 
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Figure 2: Population by Age, 2000-2019 

Universe: Total population 
Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census Bureau, 
American Community Survey 5-Year Data (2015-2019), Table B01001 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-04. 

 

Looking at the senior and youth population by race can add an additional layer of understanding, as 
families and seniors of color are even more likely to experience challenges finding affordable housing. 
People of color8 make up 7.3% of seniors and 28.4% of youth under 18 (see Figure 3). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

8 Here, we count all non-white racial groups 
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Figure 3: Senior and Youth Population by Race 

Universe: Total population 
Notes: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, and an 
overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the stacked bar chart. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-G) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table SEN-02. 

 

4.3 Race and Ethnicity 

Understanding the racial makeup of a city and region is important for designing and implementing 
effective housing policies and programs. These patterns are shaped by both market factors and 
government actions, such as exclusionary zoning, discriminatory lending practices and displacement 
that has occurred over time and continues to impact communities of color today9. Since 2000, the 
percentage of residents in Unincorporated Sonoma County identifying as White has decreased – and by 
the same token the percentage of residents of all other races and ethnicities has increased – by 7.3 
percentage points, with the 2019 population standing at 101,922 (see Figure 4). In absolute terms, the 
Other Race or Multiple Races, Non-Hispanic population increased the most while the White, Non- 
Hispanic population decreased the most. 

 
 
 
 
 
 
 
 
 

9 See, for example, Rothstein, R. (2017). The color of law : a forgotten history of how our government segregated 
America. New York, NY & London, UK: Liveright Publishing. 
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Figure 4: Population by Race, 2000-2019 

Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate from 
racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as 
having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph 
represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data (2015- 
2019), Table B03002 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-02. 

 

4.4 Employment Trends 
 

4.4.1 Balance of Jobs and Workers 
 

A city houses employed residents who either work in the community where they live or work elsewhere 
in the region. Conversely, a city may have job sites that employ residents from the same city, but more 
often employ workers commuting from outside of it. Smaller cities typically will have more employed 
residents than jobs there and export workers, while larger cities tend to have a surplus of jobs and 
import workers. To some extent the regional transportation system is set up for this flow of workers to 
the region’s core job centers. At the same time, as the housing affordability crisis has illustrated, local 
imbalances may be severe, where local jobs and worker populations are out of sync at a sub-regional 
scale. 

 
One measure of this is the relationship between workers and jobs. A city with a surplus of workers 
“exports” workers to other parts of the region, while a city with a surplus of jobs must conversely 
“import” them. Between 2002 and 2018, the number of jobs in Unincorporated Sonoma County 
increased by 30.7% (see Figure 5). 
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Figure 5: Jobs in a Jurisdiction 

Universe: Jobs from unemployment insurance-covered employment (private, state and local government) plus United States 
Office of Personnel Management-sourced Federal employment 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files, 2002-2018 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-11. 

 

There are 69,104 employed residents, and 64,488 jobs10 in Unincorporated Sonoma County - the ratio of 
jobs to resident workers is 0.93; Unincorporated Sonoma County is a net exporter of workers. 

Figure 6 shows the balance when comparing jobs to workers, broken down by different wage groups, 
offering additional insight into local dynamics. A community may offer employment for relatively low- 
income workers but have relatively few housing options for those workers - or conversely, it may house 
residents who are low wage workers but offer few employment opportunities for them. Such 
relationships may cast extra light on potentially pent-up demand for housing in particular price 
categories. A relative surplus of jobs relative to residents in a given wage category suggests the need 
to import those workers, while conversely, surpluses of workers in a wage group relative to jobs means 
the community will export those workers to other jurisdictions. Such flows are not inherently bad, 
though over time, sub-regional imbalances may appear. Unincorporated Sonoma County has more low- 
wage residents than low-wage jobs (where low-wage refers to jobs paying less than $25,000). At the 

 
 
 
 
 

10 Employed residents in a jurisdiction is counted by place of residence (they may work elsewhere) while jobs in a 
jurisdiction are counted by place of work (they may live elsewhere). The jobs may differ from those reported in 
Figure 5 as the source for the time series is from administrative data, while the cross-sectional data is from a 
survey. 
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other end of the wage spectrum, the city has more high-wage residents than high-wage jobs (where 
high-wage refers to jobs paying more than $75,000) (see Figure 6).11 

 
 

Figure 6: Workers by Earnings, by Jurisdiction as Place of Work and Place of 
Residence 

Universe: Workers 16 years and over with earnings 
Source: U.S. Census Bureau, American Community Survey 5-Year Data 2015-2019, B08119, B08519 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-10. 

 

Figure 7 shows the balance of a jurisdiction’s resident workers to the jobs located there for different 
wage groups as a ratio instead - a value of 1 means that a city has the same number of jobs in a wage 
group as it has resident workers - in principle, a balance. Values above 1 indicate a jurisdiction will 
need to import workers for jobs in a given wage group. At the regional scale, this ratio is 1.04 jobs for 
each worker, implying a modest import of workers from outside the region (see Figure 7). 

 
 
 
 
 
 
 
 
 
 
 
 

11 The source table is top-coded at $75,000, precluding more fine grained analysis at the higher end of the wage 
spectrum. 
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Figure 7: Jobs-Worker Ratios, By Wage Group 

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment 
Notes: The ratio compares job counts by wage group from two tabulations of LEHD data: Counts by place of work relative to 
counts by place of residence. See text for details. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs); 
Residence Area Characteristics (RAC) files (Employed Residents), 2010-2018 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-14. 

 

Such balances between jobs and workers may directly influence the housing demand in a community. 
New jobs may draw new residents, and when there is high demand for housing relative to supply, many 
workers may be unable to afford to live where they work, particularly where job growth has been in 
relatively lower wage jobs. This dynamic not only means many workers will need to prepare for long 
commutes and time spent on the road, but in the aggregate it contributes to traffic congestion and 
time lost for all road users. 

If there are more jobs than employed residents, it means a city is relatively jobs-rich, typically also 
with a high jobs to household ratio. Thus bringing housing into the measure, the jobs-household ratio in 
Unincorporated Sonoma County has increased from 0.69 in 2002, to 0.96 jobs per household in 2018 
(see Figure 8). 
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Figure 8: Jobs-Household Ratio 

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment; households in a jurisdiction 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. The ratio compares place of work wage and salary jobs with 
households, or occupied housing units. A similar measure is the ratio of jobs to housing units. However, this jobs-household 
ratio serves to compare the number of jobs in a jurisdiction to the number of housing units that are actually occupied. The 
difference between a jurisdiction’s jobs-housing ratio and jobs-household ratio will be most pronounced in jurisdictions with 
high vacancy rates, a high rate of units used for seasonal use, or a high rate of units used as short-term rentals. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs), 
2002-2018; California Department of Finance, E-5 (Households) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-13. 

 

4.4.2 Sector Composition 
 

In terms of sectoral composition, the largest industry in which Unincorporated Sonoma County residents 
work is Health & Educational Services, and the largest sector in which Sonoma residents work is Health 
& Educational Services (see Figure 9). For the Bay Area as a whole, the Health & Educational Services 
industry employs the most workers. 
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Figure 9: Resident Employment by Industry 

Universe: Civilian employed population age 16 years and over 
Notes: The data displayed shows the industries in which jurisdiction residents work, regardless of the location where those 
residents are employed (whether within the jurisdiction or not). Categories are derived from the following source tables: 
Agriculture & Natural Resources: C24030_003E, C24030_030E; Construction: C24030_006E, C24030_033E; Manufacturing, 
Wholesale & Transportation: C24030_007E, C24030_034E, C24030_008E, C24030_035E, C24030_010E, C24030_037E; Retail: 
C24030_009E, C24030_036E; Information: C24030_013E, C24030_040E; Financial & Professional Services: C24030_014E, 
C24030_041E, C24030_017E, C24030_044E; Health & Educational Services: C24030_021E, C24030_024E, C24030_048E, 
C24030_051E; Other: C24030_027E, C24030_054E, C24030_028E, C24030_055E 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24030 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-06. 

 

4.4.3 Unemployment 
 

In Unincorporated Sonoma County, there was a 7.3 percentage point decrease in the unemployment 
rate between January 2010 and January 2021. Jurisdictions through the region experienced a sharp rise 
in unemployment in 2020 due to impacts related to the COVID-19 pandemic, though with a general 
improvement and recovery in the later months of 2020. 
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Figure 10: Unemployment Rate 

Universe: Civilian noninstitutional population ages 16 and older 
Notes: Unemployment rates for the jurisdiction level is derived from larger-geography estimates. This method assumes that the 
rates of change in employment and unemployment are exactly the same in each sub-county area as at the county level. If this 
assumption is not true for a specific sub-county area, then the estimates for that area may not be representative of the current 
economic conditions. Since this assumption is untested, caution should be employed when using these data. Only not seasonally- 
adjusted labor force (unemployment rates) data are developed for cities and CDPs. 
Source: California Employment Development Department, Local Area Unemployment Statistics (LAUS), Sub-county areas 
monthly updates, 2010-2021. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-15. 

 

4.5 Extremely Low-Income Households 

Despite the economic and job growth experienced throughout the region since 1990, the income gap 
has continued to widen. California is one of the most economically unequal states in the nation, and 
the Bay Area has the highest income inequality between high- and low-income households in the 
state12. 

In Unincorporated Sonoma County, 53.8% of households make more than 100% of the Area Median 
Income (AMI)13, compared to 10.8% making less than 30% of AMI, which is considered extremely low- 
income (see Figure 11). 

 
 
 

12 Bohn, S.et al. 2020. Income Inequality and Economic Opportunity in California. Public Policy Institute of 
California. 
13 Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area 
(Napa County), Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area 
(Marin, San Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), 
Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this 
chart are based on the HUD metro area where this jurisdiction is located. Households making between 80 and 120 
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Regionally, more than half of all households make more than 100% AMI, while 15% make less than 30% 
AMI. In Sonoma County, 30% AMI is the equivalent to the annual income of $29,450 for a family of four. 
Many households with multiple wage earners – including food service workers, full-time students, 
teachers, farmworkers and healthcare professionals – can fall into lower AMI categories due to 
relatively stagnant wages in many industries. 

 

Note on Estimating the Projected Number of Extremely Low-Income Households 
 

Local jurisdictions are required to provide an estimate for their projected extremely low-income households in 
their Housing Elements. HCD’s official Housing Element guidance notes that jurisdictions can use their RHNA for 
very low-income households (those making 0-50% AMI) to calculate their projected extremely low-income 
households. For more information, visit HCD’s Building Blocks page on Extremely Low-Income Housing Needs. 

 
This document does not contain the required data point of projected extremely low-income households, as Bay 
Area jurisdictions have not yet received their final RHNA numbers. Once Unincorporated Sonoma County receives 
its 6th Cycle RHNA, staff can estimate the projected extremely low-income households using one of the following 
three methodologies: 

Option A: Assume that 59.8% of Unincorporated Sonoma County’s very low-income RHNA is for extremely low- 
income households. 

 
According to HCD’s Regional Housing Need Determination for the Bay Area, 15.5% of the region’s housing need is 
for 0-30% AMI households while 25.9% is for 0-50% AMI households. Therefore, extremely low-income housing need 
represents 59.8% of the region’s very low-income housing need, as 15.5 divided by 25.9 is 59.8%. This option aligns 
with HCD’s guidance to use U.S. Census data to calculate the percentage of very low-income RHNA that qualifies 
for extremely low-income households, as HCD uses U.S. Census data to calculate the Regional Housing Need 
Determination. 

 
Option B: Assume that 50.9% of Unincorporated Sonoma County’s very low-income RHNA is for extremely low- 
income households. 

According to the data shown below (Figure 11), 12,473 of Unincorporated Sonoma County’s households are 0-50% 
AMI while 6,354 are extremely low-income. Therefore, extremely low-income households represent 50.9% of 
households who are 0-50% AMI, as 6,354 divided by 12,473 is 50.9%. This option aligns with HCD’s guidance to use 
U.S. Census data to calculate the percentage of very low-income RHNA that qualifies for extremely low-income 
households, as the information in Figure 11 represents a tabulation of Census Bureau Data. 

 
Option C: Assume that 50% of Unincorporated Sonoma County’s very low-income RHNA is for extremely low- 
income households. 

HCD’s guidance notes that instead of using use U.S. Census data to calculate the percentage of very low-income 
RHNA that qualifies for extremely low-income households, local jurisdictions can presume that 50% of their RHNA 
for very low-income households qualifies for extremely low-income households. 

 
 
 
 
 
 

 

percent of the AMI are moderate-income, those making 50 to 80 percent are low-income, those making 30 to 50 
percent are very low-income, and those making less than 30 percent are extremely low-income. This is then 
adjusted for household size. 
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Figure 11: Households by Household Income Level 

Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. The data that is reported for the Bay Area is not based on a regional AMI but instead refers to the 
regional total of households in an income group relative to the AMI for the county where that household is located. Local 
jurisdictions are required to provide an estimate for their projected extremely low-income households (0-30% AMI) in their 
Housing Elements. HCD’s official Housing Element guidance notes that jurisdictions can use their RHNA for very low-income 
households (those making 0-50% AMI) to calculate their projected extremely low-income households. As Bay Area jurisdictions 
have not yet received their final RHNA numbers, this document does not contain the required data point of projected extremely 
low-income households. The report portion of the housing data needs packet contains more specific guidance for how local staff 
can calculate an estimate for projected extremely low-income households once jurisdictions receive their 6th cycle RHNA 
numbers. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table ELI-01. 

 

Throughout the region, there are disparities between the incomes of homeowners and renters. 
Typically, the number of low-income renters greatly outpaces the amount of housing available that is 
affordable for these households. 

In Unincorporated Sonoma County, the largest proportion of renters falls in the Greater than 100% of 
AMI income group, while the largest proportion of homeowners are found in the Greater than 100% of 
AMI group (see Figure 12). 
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Figure 12: Household Income Level by Tenure 

Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-21. 

 

Currently, people of color are more likely to experience poverty and financial instability as a result of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents.14 These economic disparities also leave communities of color at higher 
risk for housing insecurity, displacement or homelessness. In Unincorporated Sonoma County, American 
Indian or Alaska Native (Hispanic and Non-Hispanic) residents experience the highest rates of poverty, 
followed by Other Race or Multiple Races (Hispanic and Non-Hispanic) residents (see Figure 13). 

 
 
 
 
 
 
 
 
 

14 Moore, E., Montojo, N. and Mauri, N., 2019. Roots, Race & Place: A History of Racially Exclusionary Housing the 
San Francisco Bay Area. Hass Institute. 
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Figure 13: Poverty Status by Race 

Universe: Population for whom poverty status is determined 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income. For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx 
ethnicity. However, data for the white racial group is also reported for white householders who are not Hispanic/Latinx. Since 
residents who identify as white and Hispanic/Latinx may have very different experiences within the housing market and the 
economy from those who identify as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The 
racial/ethnic groups reported in this table are not all mutually exclusive. Therefore, the data should not be summed as the sum 
exceeds the population for whom poverty status is determined for this jurisdiction. However, all groups labelled “Hispanic and 
Non-Hispanic” are mutually exclusive, and the sum of the data for these groups is equivalent to the population for whom 
poverty status is determined. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17001(A-I) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table ELI-03. 

 

4.6 Tenure 

The number of residents who own their homes compared to those who rent their homes can help 
identify the level of housing insecurity – ability for individuals to stay in their homes – in a city and 
region. Generally, renters may be displaced more quickly if prices increase. In Unincorporated Sonoma 
County there are a total of 55,822 housing units, and fewer residents rent than own their homes: 31.2% 
versus 68.8% (see Figure 14). By comparison, 38.5% of households in Sonoma County are renters, while 
44% of Bay Area households rent their homes. 
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Figure 14: Housing Tenure 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-16. 

 

Homeownership rates often vary considerably across race/ethnicity in the Bay Area and throughout the 
country. These disparities not only reflect differences in income and wealth but also stem from 
federal, state, and local policies that limited access to homeownership for communities of color while 
facilitating homebuying for white residents. While many of these policies, such as redlining, have been 
formally disbanded, the impacts of race-based policy are still evident across Bay Area communities.15 In 
Unincorporated Sonoma County, 64.8% of Black households owned their homes, while homeownership 
rates were 77.5% for Asian households, 38.6% for Latinx households, and 71.8% for White households. 
Notably, recent changes to state law require local jurisdictions to examine these dynamics and other 
fair housing issues when updating their Housing Elements. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

15 See, for example, Rothstein, R. (2017). The color of law : a forgotten history of how our government segregated 
America. New York, NY & London, UK: Liveright Publishing. 



 
 
Sonoma County Housing Element    August 2023 
Appendices 
 

 

 APP-282 

 
 

Figure 15: Housing Tenure by Race of Householder 

Universe: Occupied housing units 
Notes: For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the 
white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as white 
and Hispanic/Latinx may have very different experiences within the housing market and the economy from those who identify 
as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in 
this table are not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of 
occupied housing units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, 
and the sum of the data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003(A-I) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-20. 

 

The age of residents who rent or own their home can also signal the housing challenges a community is 
experiencing. Younger households tend to rent and may struggle to buy a first home in the Bay Area 
due to high housing costs. At the same time, senior homeowners seeking to downsize may have limited 
options in an expensive housing market. 

In Unincorporated Sonoma County, 62.5% of householders between the ages of 25 and 44 are renters, 
while 15.3% of householders over 65 are (see Figure 16). 
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Figure 16: Housing Tenure by Age 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25007 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-18. 

 

In many cities, homeownership rates for households in single-family homes are substantially higher 
than the rates for households in multi-family housing. In Unincorporated Sonoma County, 77.0% of 
households in detached single-family homes are homeowners, while 10.2% of households in multi-family 
housing are homeowners (see Figure 17). 

 



 
 
Sonoma County Housing Element    August 2023 
Appendices 
 

 

 APP-284 

Figure 17: Housing Tenure by Housing Type 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25032 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-22. 

 

4.7 Displacement 

Because of increasing housing prices, displacement is a major concern in the Bay Area. Displacement 
has the most severe impacts on low- and moderate-income residents. When individuals or families are 
forced to leave their homes and communities, they also lose their support network. 

 
The University of California, Berkeley has mapped all neighborhoods in the Bay area, identifying their 
risk for gentrification. They find that in Unincorporated Sonoma County, 27.1% of households live in 
neighborhoods that are susceptible to or experiencing displacement and 3.4% live in neighborhoods at 
risk of or undergoing gentrification. 

Equally important, some neighborhoods in the Bay Area do not have housing appropriate for a broad 
section of the workforce. UC Berkeley estimates that 38.2% of households in Unincorporated Sonoma 
County live in neighborhoods where low-income households are likely to be excluded due to prohibitive 
housing costs.16 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
16 More information about this gentrification and displacement data is available at the Urban Displacement 
Project’s webpage: https://www.urbandisplacement.org/. Specifically, one can learn more about the different 
gentrification/displacement typologies shown in Figure 18 at this link: 
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png. Additionally, one can view 
maps that show which typologies correspond to which parts of a jurisdiction here: 
https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement 

https://www.urbandisplacement.org/
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png
https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement
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Figure 18: Households by Displacement Risk and Tenure 

Universe: Households 
Notes: Displacement data is available at the census tract level. Staff aggregated tracts up to jurisdiction level using census 2010 
population weights, assigning a tract to jurisdiction in proportion to block level population weights. Total household count may 
differ slightly from counts in other tables sourced from jurisdiction level sources. Categories are combined as follows for 
simplicity: At risk of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive 
At risk of or Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification 
Stable Moderate/Mixed Income: Stable Moderate/Mixed Income Susceptible to or Experiencing Displacement: Low- 
Income/Susceptible to Displacement; Ongoing Displacement Other: High Student Population; Unavailable or Unreliable Data 
Source: Urban Displacement Project for classification, American Community Survey 5-Year Data (2015-2019), Table B25003 for 
tenure. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-25. 
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5.1 Housing Types, Year Built, Vacancy, and Permits 

In recent years, most housing produced in the region and across the state consisted of single-family 
homes and larger multi-unit buildings. However, some households are increasingly interested in 
“missing middle housing” – including duplexes, triplexes, townhomes, cottage clusters and accessory 
dwelling units (ADUs). These housing types may open up more options across incomes and tenure, from 
young households seeking homeownership options to seniors looking to downsize and age-in-place. 

 
The housing stock of Unincorporated Sonoma County in 2020 was made up of 81.5% single family 
detached homes, 4.0% single family attached homes, 4.0% multifamily homes with 2 to 4 units, 3.7% 
multifamily homes with 5 or more units, and 6.8% mobile homes (see Figure 19). In Unincorporated 
Sonoma County, the housing type that experienced the most growth between 2010 and 2020 was 
Multifamily Housing: Two to Four Units. 

 
 

Figure 19: Housing Type Trends 

Universe: Housing units 
Source: California Department of Finance, E-5 series 

For the 
data table behind this figure, please refer to the Data Packet Workbook, Table HSG-01. 

 

Production has not kept up with housing demand for several decades in the Bay Area, as the total 
number of units built and available has not yet come close to meeting the population and job growth 
experienced throughout the region. In Unincorporated Sonoma County, the largest proportion of the 
housing stock was built 1960 to 1979, with 21,849 units constructed during this period (see Figure 20). 
Since 2010, 2.4% of the current housing stock was built, which is 1,594 units. 

5 HOUSING STOCK CHARACTERISTICS 
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Figure 20: Housing Units by Year Structure Built 

Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25034 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-04. 

 

Vacant units make up 17.2% of the overall housing stock in Unincorporated Sonoma County. The rental 
vacancy stands at 4.6%, while the ownership vacancy rate is 1.5%. Of the vacant units, the most 
common type of vacancy is For Seasonal, Recreational, Or Occasional Use (see Figure 21).17 

Throughout the Bay Area, vacancies make up 2.6% of the total housing units, with homes listed for 
rent; units used for recreational or occasional use, and units not otherwise classified (other vacant) 
making up the majority of vacancies. The Census Bureau classifies a unit as vacant if no one is 
occupying it when census interviewers are conducting the American Community Survey or Decennial 
Census. Vacant units classified as “for recreational or occasional use” are those that are held for short- 
term periods of use throughout the year. Accordingly, vacation rentals and short-term rentals like 
AirBnB are likely to fall in this category. The Census Bureau classifies units as “other vacant” if they 
are vacant due to foreclosure, personal/family reasons, legal proceedings, repairs/renovations, 
abandonment, preparation for being rented or sold, or vacant for an extended absence for reasons such 
as a work assignment, military duty, or incarceration.18 In a region with a thriving economy and housing 
market like the Bay Area, units being renovated/repaired and prepared for rental or sale are likely to 

represent a large portion of the “other vacant” category. Additionally, the need for seismic 
retrofitting in older housing stock could also influence the proportion of “other vacant” units in some 
jurisdictions.19 
 
17 The vacancy rates by tenure is for a smaller universe than the total vacancy rate first reported, which in principle 
includes the full stock (17.2%). The vacancy by tenure counts are rates relative to the rental stock (occupied and vacant) 
and ownership stock (occupied and vacant) - but exclude a a significant number of vacancy categories, including the 
numerically significant other vacant. 
18 For more information, see pages 3 through 6 of this list of definitions prepared by the Census Bureau: 
https://www.census.gov/housing/hvs/definitions.pdf. 

https://www.census.gov/housing/hvs/definitions.pdf
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Figure 21: Vacant Units by Type 

Universe: Vacant housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25004 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-03. 

 

Between 2015 and 2019, 1,666 housing units were issued permits in Unincorporated Sonoma County. 
58.5% of permits issued in Unincorporated Sonoma County were for above moderate-income housing, 
20.5% were for moderate-income housing, and 21.1% were for low- or very low-income housing (see 
Table 3). 

 

Table 3: Housing Permitting 
 

Income Group value 

Above Moderate Income Permits 974 

Moderate Income Permits 341 

Low Income Permits 236 

Very Low Income Permits 115 

Universe: Housing permits issued between 2015 and 2019 

Notes: HCD uses the following definitions for the four income categories: Very Low Income: units affordable to households 
making less than 50% of the Area Median Income for the county in which the jurisdiction is located. Low Income: units 
affordable to households making between 50% and 80% of the Area Median Income for the county in which the jurisdiction is 
located. Moderate Income: units affordable to households making between 80% and 120% of the Area Median Income for the 
county in which the jurisdiction is located. Above Moderate Income: units affordable to households making above 120% of the 
Area Median Income for the county in which the jurisdiction is located. 
Source: California Department of Housing and Community Development (HCD), 5th Cycle Annual Progress Report Permit 
Summary (2020) 
This table is included in the Data Packet Workbook as Table HSG-11. 
19 See Dow, P. (2018). Unpacking the Growth in San Francisco’s Vacant Housing Stock: Client Report for the San Francisco 
Planning Department. University of California, Berkeley. 
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5.2 Assisted Housing Developments At-Risk of Conversion 

While there is an immense need to produce new affordable housing units, ensuring that the existing 
affordable housing stock remains affordable is equally important. Additionally, it is typically faster and 
less expensive to preserve currently affordable units that are at risk of converting to market-rate than 
it is to build new affordable housing. 

 
The data in the table below comes from the California Housing Partnership’s Preservation Database, 
the state’s most comprehensive source of information on subsidized affordable housing at risk of losing 
its affordable status and converting to market-rate housing. However, this database does not include 
all deed-restricted affordable units in the state, so there may be at-risk assisted units in a jurisdiction 
that are not captured in this data table. There are 810 assisted units in Unincorporated Sonoma County 
in the Preservation Database. Of these units, 3.7% are at High Risk or Very High Risk of conversion.20 

 

 

Table 4: Assisted Units at Risk of Conversion 
 

Income Unincorporated Sonoma Sonoma County Bay Area 

Low 780 7195 110177 

Moderate 0 68 3375 

High 0 267 1854 

Very High 30 149 1053 

Total Assisted Units in Database 810 7679 116459 

 
20 California Housing Partnership uses the following categories for assisted housing developments in its database: 
Very-High Risk: affordable homes that are at-risk of converting to market rate within the next year that do not 
have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, 
mission-driven developer. 
High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a 
known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, 
mission-driven developer. 
Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not 
have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, 
mission-driven developer. 
Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a 
large/stable non-profit, mission-driven developer. 

Note on At-Risk Assisted Housing Developments 

 
HCD requires that Housing Elements list the assisted housing developments at risk of converting to 
market-rate uses. For more information on the specific properties that are at Moderate Risk, High Risk, 
or Very High Risk of conversion, local jurisdiction staff should contact Danielle Mazzella, Preservation & 
Data Manager at the California Housing Partnership, at dmazzella@chpc.net. 

mailto:dmazzella@chpc.net
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Universe: HUD, Low-Income Housing Tax Credit (LIHTC), USDA, and CalHFA projects. Subsidized or assisted developments that 
do not have one of the aforementioned financing sources may not be included. 
Notes: While California Housing Partnership’s Preservation Database is the state’s most comprehensive source of information on 
subsidized affordable housing at risk of losing its affordable status and converting to market-rate housing, this database does 
not include all deed-restricted affordable units in the state. Consequently, there may be at-risk assisted units in a jurisdiction 
that are not captured in this data table. Per HCD guidance, local jurisdictions must also list the specific affordable housing 
developments at-risk of converting to market rate uses. This document provides aggregate numbers of at-risk units for each 
jurisdiction, but local planning staff should contact Danielle Mazzella with the California Housing Partnership at 
dmazzella@chpc.net to obtain a list of affordable properties that fall under this designation. California Housing Partnership 
uses the following categories for assisted housing developments in its database: Very-High Risk: affordable homes that are at- 
risk of converting to market rate within the next year that do not have a known overlapping subsidy that would extend 
affordability and are not owned by a large/stable non-profit, mission-driven developer. High Risk: affordable homes that are 
at-risk of converting to market rate in the next 1-5 years that do not have a known overlapping subsidy that would extend 
affordability and are not owned by a large/stable non-profit, mission-driven developer. Moderate Risk: affordable homes that 
are at-risk of converting to market rate in the next 5-10 years that do not have a known overlapping subsidy that would extend 
affordability and are not owned by a large/stable non-profit, mission-driven developer. Low Risk: affordable homes that are at- 
risk of converting to market rate in 10+ years and/or are owned by a large/stable non-profit, mission-driven developer. 
Source: California Housing Partnership, Preservation Database (2020) 
This table is included in the Data Packet Workbook as Table RISK-01. 

 

5.3 Substandard Housing 

Housing costs in the region are among the highest in the country, which could result in households, 
particularly renters, needing to live in substandard conditions in order to afford housing. Generally, 
there is limited data on the extent of substandard housing issues in a community. However, the Census 
Bureau data included in the graph below gives a sense of some of the substandard conditions that may 
be present in Unincorporated Sonoma County. For example, 1.5% of renters in Unincorporated Sonoma 
County reported lacking a kitchen and 0.7% of renters lack plumbing, compared to 0.3% of owners who 
lack a kitchen and 0.4% of owners who lack plumbing. 

 

Note on Substandard Housing 

 
HCD requires Housing Elements to estimate the number of units in need of rehabilitation and 
replacement. As a data source for housing units in need of rehabilitation and replacement is not 
available for all jurisdictions in the region, ABAG was not able to provide this required data point in this 
document. To produce an estimate of housing needs in need of rehabilitation and replacement, staff 
can supplement the data below on substandard housing issues with additional local information from 
code enforcement, recent windshield surveys of properties, building department data, knowledgeable 
builders/developers in the community, or nonprofit housing developers or 

organizations. For more information, visit HCD’s Building Blocks page on Housing Stock Characteristics. 

mailto:dmazzella@chpc.net
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Figure 22: Substandard Housing Issues 

Universe: Occupied housing units 
Notes: Per HCD guidance, this data should be supplemented by local estimates of units needing to be rehabilitated or replaced 
based on recent windshield surveys, local building department data, knowledgeable builders/developers in the community, or 
nonprofit housing developers or organizations. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25053, Table B25043, Table B25049 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-06. 

 

5.4 Home and Rent Values 

Home prices reflect a complex mix of supply and demand factors, including an area’s demographic 
profile, labor market, prevailing wages and job outlook, coupled with land and construction costs. In 
the Bay Area, the costs of housing have long been among the highest in the nation. The typical home 
value in Unincorporated Sonoma County was estimated at $761,130 by December of 2020, per data 
from Zillow. The largest proportion of homes were valued between $500k-$750k (see Figure 23). By 
comparison, the typical home value is $691,580 in Sonoma County and $1,077,230 the Bay Area, with 
the largest share of units valued $500k-$750k. 

 
The region’s home values have increased steadily since 2000, besides a decrease during the Great 
Recession. The rise in home prices has been especially steep since 2012, with the median home value 
in the Bay Area nearly doubling during this time. Since 2001, the typical home value has increased 
104.8% in Unincorporated Sonoma County from $371,690 to $761,130. This change is below the change 
in Sonoma County, and below the change for the region (see Figure 24). 
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Figure 23: Home Values of Owner-Occupied Units 

Universe: Owner-occupied units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25075 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-07. 

 

 

Figure 24: Zillow Home Value Index (ZHVI) 

Universe: Owner-occupied housing units 
Notes: Zillow describes the ZHVI as a smoothed, seasonally adjusted measure of the typical home value and market changes 
across a given region and housing type. The ZHVI reflects the typical value for homes in the 35th to 65th percentile range. The 
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ZHVI includes all owner-occupied housing units, including both single-family homes and condominiums. More information on the 
ZHVI is available from Zillow. The regional estimate is a household-weighted average of county-level ZHVI files, where 
household counts are yearly estimates from DOF’s E-5 series For unincorporated areas, the value is a population weighted 
average of unincorporated communities in the county matched to census-designated population counts. 
Source: Zillow, Zillow Home Value Index (ZHVI) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-08. 

 

Similar to home values, rents have also increased dramatically across the Bay Area in recent years. 
Many renters have been priced out, evicted or displaced, particularly communities of color. Residents 
finding themselves in one of these situations may have had to choose between commuting long 
distances to their jobs and schools or moving out of the region, and sometimes, out of the state. 

In Unincorporated Sonoma County, the largest proportion of rental units rented in the Rent $1000- 
$1500 category, totaling 35.0%, followed by 23.2% of units renting in the Rent $1500-$2000 category 
(see Figure 25). Looking beyond the city, the largest share of units is in the $1000-$1500 category 
(county) compared to the $1500-$2000 category for the region as a whole. 

 
 

 
 

Figure 25: Contract Rents for Renter-Occupied Units 

Universe: Renter-occupied housing units paying cash rent 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25056 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-09. 

 

Since 2009, the median rent has increased by 30.2% in Unincorporated Sonoma County, from $1,130 to 
$1,340 per month (see Figure 26). In Sonoma County, the median rent has increased 22.7%, from 
$1,200 to $1,470. The median rent in the region has increased significantly during this time from 
$1,200 to $1,850, a 54% increase.21 

 

21 While the data on home values shown in Figure 24 comes from Zillow, Zillow does not have data on rent prices 
available for most Bay Area jurisdictions. To have a more comprehensive dataset on rental data for the region, the 
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Figure 26: Median Contract Rent 

Universe: Renter-occupied housing units paying cash rent 
Notes: For unincorporated areas, median is calculated using distribution in B25056. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data releases, starting with 2005-2009 through 2015-2019, 
B25058, B25056 (for unincorporated areas). County and regional counts are weighted averages of jurisdiction median using 
B25003 rental unit counts from the relevant year. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-10. 

 

5.5 Overpayment and Overcrowding 

A household is considered “cost-burdened” if it spends more than 30% of its monthly income on housing 
costs, while those who spend more than 50% of their income on housing costs are considered “severely 
cost-burdened.” Low-income residents are the most impacted by high housing costs and experience the 
highest rates of cost burden. Spending such large portions of their income on housing puts low-income 
households at higher risk of displacement, eviction, or homelessness. 

 
 
 
 
 
 
 
 
 
 

 

rent data in this document comes from the U.S. Census Bureau’s American Community Survey, which may not fully 
reflect current rents. Local jurisdiction staff may want to supplement the data on rents with local realtor data or 
other sources for rent data that are more current than Census Bureau data. 
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Figure 27: Cost Burden by Tenure 

Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25070, B25091 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-06. 

 

Renters are often more cost-burdened than owners. While the housing market has resulted in home 
prices increasing dramatically, homeowners often have mortgages with fixed rates, whereas renters are 
more likely to be impacted by market increases. When looking at the cost burden across tenure in 
Unincorporated Sonoma County, 25.6% of renters spend 30% to 50% of their income on housing 
compared to 17.3% of those that own (see Figure 27). Additionally, 25.6% of renters spend 50% or more 
of their income on housing, while 14.7% of owners are severely cost-burdened. 

In Unincorporated Sonoma County, 18.9% of households spend 50% or more of their income on housing, 
while 20.0% spend 30% to 50%. However, these rates vary greatly across income categories (see Figure 
28). For example, 75.0% of Unincorporated Sonoma County households making less than 30% of AMI 
spend the majority of their income on housing. For Unincorporated Sonoma County residents making 
more than 100% of AMI, just 3.0% are severely cost-burdened, and 81.7% of those making more than 
100% of AMI spend less than 30% of their income on housing. 
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Figure 28: Cost Burden by Income Level 

Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-05. 

 

Currently, people of color are more likely to experience poverty and financial instability as a result of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents. As a result, they often pay a greater percentage of their income on 
housing, and in turn, are at a greater risk of housing insecurity. 

Hispanic or Latinx residents are the most cost burdened with 26.2% spending 30% to 50% of their 
income on housing, and American Indian or Alaska Native, Non-Hispanic residents are the most severely 
cost burdened with 50.3% spending more than 50% of their income on housing (see Figure 29). 
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Figure 29: Cost Burden by Race 

Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having 
Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent those 
who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-08. 

 

Large family households often have special housing needs due to a lack of adequately sized affordable 
housing available. The higher costs required for homes with multiple bedrooms can result in larger 
families experiencing a disproportionate cost burden than the rest of the population and can increase 
the risk of housing insecurity. 

In Unincorporated Sonoma County, 24.4% of large family households experience a cost burden of 30%- 
50%, while 13.6% of households spend more than half of their income on housing. Some 19.6% of all 
other households have a cost burden of 30%-50%, with 19.3% of households spending more than 50% of 
their income on housing (see Figure 30). 
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Figure 30: Cost Burden by Household Size 

Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-09. 

 

When cost-burdened seniors are no longer able to make house payments or pay rents, displacement 
from their homes can occur, putting further stress on the local rental market or forcing residents out of 
the community they call home. Understanding how seniors might be cost-burdened is of particular 
importance due to their special housing needs, particularly for low-income seniors. 64.0% of seniors 
making less than 30% of AMI are spending the majority of their income on housing. For seniors making 
more than 100% of AMI, 81.8% are not cost-burdened and spend less than 30% of their income on 
housing (see Figure 31). 
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Figure 31: Cost-Burdened Senior Households by Income Level 

Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Cost burden is 
the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities). For owners, 
housing cost is “select monthly owner costs”, which includes mortgage payment, utilities, association fees, insurance, and real 
estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly income, while 
severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income. Income groups are 
based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine 
county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose- 
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table SEN-03. 

 

Overcrowding occurs when the number of people living in a household is greater than the home was 
designed to hold. There are several different standards for defining overcrowding, but this report uses 
the Census Bureau definition, which is more than one occupant per room (not including bathrooms or 
kitchens). Additionally, the Census Bureau considers units with more than 1.5 occupants per room to be 
severely overcrowded. 

Overcrowding is often related to the cost of housing and can occur when demand in a city or region is 
high. In many cities, overcrowding is seen more amongst those that are renting, with multiple 
households sharing a unit to make it possible to stay in their communities. In Unincorporated Sonoma 
County, 2.1% of households that rent are severely overcrowded (more than 1.5 occupants per room), 
compared to 0.6% of households that own (see Figure 32). In Unincorporated Sonoma County, 7.4% of 
renters experience moderate overcrowding (1 to 1.5 occupants per room), compared to 1.8% for those 
own. 
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Figure 32: Overcrowding by Tenure and Severity 

Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-01. 

 

Overcrowding often disproportionately impacts low-income households. 1.5% of very low-income 
households (below 50% AMI) experience severe overcrowding, while 0.6% of households above 100% 
experience this level of overcrowding (see Figure 33). 
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Figure 33: Overcrowding by Income Level and Severity 

Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. Income groups are based on 
HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine county 
Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda 
and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa 
Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano 
County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-04. 

 

Communities of color are more likely to experience overcrowding similar to how they are more likely to 
experience poverty, financial instability, and housing insecurity. People of color tend to experience 
overcrowding at higher rates than White residents. In Unincorporated Sonoma County, the racial group 
with the largest overcrowding rate is Other Race or Multiple Races (Hispanic and Non-Hispanic) (see 
Figure 34) 
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Figure 34: Overcrowding by Race 

Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. For this table, the Census 
Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the white racial group is also 
reported for white householders who are not Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may 
have very different experiences within the housing market and the economy from those who identify as white and non- 
Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in this table are not 
all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of occupied housing 
units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the 
data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25014 
For the data table behind this figure, please refer to the Data Packet Workbook, Table OVER-03. 
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6.1 Large Households 

Large households often have different housing needs than smaller households. If a city’s rental housing 
stock does not include larger apartments, large households who rent could end up living in 
overcrowded conditions. In Unincorporated Sonoma, for large households with 5 or more persons, most 
units (57.1%) are owner occupied (see Figure 35). In 2017, 15.8% of large households were very low- 
income, earning less than 50% of the area median income (AMI). 

 

 
Figure 35: Household Size by Tenure 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25009 
For the data table behind this figure, please refer to the Data Packet Workbook, Table LGFEM-01. 

 

The unit sizes available in a community affect the household sizes that can access that community. 
Large families are generally served by housing units with 3 or more bedrooms, of which there are 
30,984 units in Unincorporated Sonoma County. Among these large units with 3 or more bedrooms, 
16.8% are owner-occupied and 83.2% are renter occupied (see Figure 36). 

6 SPECIAL HOUSING NEEDS 
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Figure 36: Housing Units by Number of Bedrooms 

Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25042 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HSG-05. 

 

6.2 Female-Headed Households 

Households headed by one person are often at greater risk of housing insecurity, particularly female- 
headed households, who may be supporting children or a family with only one income. In 
Unincorporated Sonoma County, the largest proportion of households is Married-couple Family 
Households at 50.2% of total, while Female-Headed Households make up 8.2% of all households. 
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Figure 37: Household Type 

Universe: Households 
Notes: For data from the Census Bureau, a “family household” is a household where two or more people are related by birth, 
marriage, or adoption. “Non-family households” are households of one person living alone, as well as households where none of 
the people are related to each other. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B11001 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-23. 

 

Female-headed households with children may face particular housing challenges, with pervasive gender 
inequality resulting in lower wages for women. Moreover, the added need for childcare can make 
finding a home that is affordable more challenging. 

In Unincorporated Sonoma County, 21.2% of female-headed households with children fall below the 
Federal Poverty Line, while 12.6% of female-headed households without children live in poverty (see 
Figure 38). 
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Figure 38: Female-Headed Households by Poverty Status 

Universe: Female Households 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17012 
For the data table behind this figure, please refer to the Data Packet Workbook, Table LGFEM-05. 

 

6.3 Seniors 

Senior households often experience a combination of factors that can make accessing or keeping 
affordable housing a challenge. They often live on fixed incomes and are more likely to have 
disabilities, chronic health conditions and/or reduced mobility. 

 
Seniors who rent may be at even greater risk for housing challenges than those who own, due to 
income differences between these groups. The largest proportion of senior households who rent make 
Greater than 100% of AMI, while the largest proportion of senior households who are homeowners falls 
in the income group Greater than 100% of AMI (see Figure 39). 
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Figure 39: Senior Households by Income and Tenure 

Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Income groups 
are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the 
nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose- 
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release 
For the data table behind this figure, please refer to the Data Packet Workbook, Table SEN-01. 

 

6.4 People with Disabilities 

People with disabilities face additional housing challenges. Encompassing a broad group of individuals 
living with a variety of physical, cognitive and sensory impairments, many people with disabilities live 
on fixed incomes and are in need of specialized care, yet often rely on family members for assistance 
due to the high cost of care. 

 
When it comes to housing, people with disabilities are not only in need of affordable housing but 
accessibly designed housing, which offers greater mobility and opportunity for independence. 
Unfortunately, the need typically outweighs what is available, particularly in a housing market with 
such high demand. People with disabilities are at a high risk for housing insecurity, homelessness and 
institutionalization, particularly when they lose aging caregivers. Figure 40 shows the rates at which 
different disabilities are present among residents of Unincorporated Sonoma County. Overall, 13.0% of 
people in Unincorporated Sonoma County have a disability of any kind.22 

 

22 These disabilities are counted separately and are not mutually exclusive, as an individual may report more than 
one disability. These counts should not be summed. 
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Figure 40: Disability by Type 

Universe: Civilian noninstitutionalized population 18 years and over 
Notes: These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one 
disability. These counts should not be summed. The Census Bureau provides the following definitions for these disability types: 
Hearing difficulty: deaf or has serious difficulty hearing. Vision difficulty: blind or has serious difficulty seeing even with 
glasses. Cognitive difficulty: has serious difficulty concentrating, remembering, or making decisions. Ambulatory difficulty: has 
serious difficulty walking or climbing stairs. Self-care difficulty: has difficulty dressing or bathing. Independent living difficulty: 
has difficulty doing errands alone such as visiting a doctor’s office or shopping. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B18102, Table B18103, Table B18104, 
Table B18105, Table B18106, Table B18107. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table DISAB-01. 

 

State law also requires Housing Elements to examine the housing needs of people with developmental 
disabilities. Developmental disabilities are defined as severe, chronic, and attributed to a mental or 
physical impairment that begins before a person turns 18 years old. This can include Down’s Syndrome, 
autism, epilepsy, cerebral palsy, and mild to severe mental retardation. Some people with 
developmental disabilities are unable to work, rely on Supplemental Security Income, and live with 
family members. In addition to their specific housing needs, they are at increased risk of housing 
insecurity after an aging parent or family member is no longer able to care for them.23 

In Unincorporated Sonoma County, of the population with a developmental disability, children under 
the age of 18 make up 44.7%, while adults account for 55.3%. 

 
 

23 For more information or data on developmental disabilities in your jurisdiction, contact the Golden Gate 
Regional Center for Marin, San Francisco and San Mateo Counties; the North Bay Regional Center for Napa, Solano 
and Sonoma Counties; the Regional Center for the East Bay for Alameda and Contra Costa Counties; or the San 
Andreas Regional Center for Santa Clara County. 



 
 
Sonoma County Housing Element    August 2023 
Appendices 
 

 

 APP-309 

 
 

Table 5: Population with Developmental Disabilities by Age 
 

Age Group value 

Age 18+ 560 

Age Under 18 453 

Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the coordination and delivery of 
services to more than 330,000 Californians with developmental disabilities including cerebral palsy, intellectual disability, 
Down syndrome, autism, epilepsy, and related conditions. The California Department of Developmental Services provides ZIP 
code level counts. To get jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block 
population counts from Census 2010 SF1 to determine the share of a ZIP code to assign to a given jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP Code and Age Group (2020) 
This table is included in the Data Packet Workbook as Table DISAB-04. 

 

The most common living arrangement for individuals with disabilities in Unincorporated Sonoma County 
is the home of parent /family /guardian. 

Table 6: Population with Developmental Disabilities by Residence 
 

Residence Type value 

Home of Parent /Family /Guardian 743 

Independent /Supported Living 139 

Community Care Facility 67 

Foster /Family Home 30 

Intermediate Care Facility 17 

Other 15 

Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the coordination and delivery of 
services to more than 330,000 Californians with developmental disabilities including cerebral palsy, intellectual disability, 
Down syndrome, autism, epilepsy, and related conditions. The California Department of Developmental Services provides ZIP 
code level counts. To get jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block 
population counts from Census 2010 SF1 to determine the share of a ZIP code to assign to a given jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP Code and Residence Type (2020) 
This table is included in the Data Packet Workbook as Table DISAB-05. 

 

6.5 Homelessness 

Homelessness remains an urgent challenge in many communities across the state, reflecting a range of 
social, economic, and psychological factors. Rising housing costs result in increased risks of community 
members experiencing homelessness. Far too many residents who have found themselves housing 
insecure have ended up unhoused or homeless in recent years, either temporarily or longer term. 
Addressing the specific housing needs for the unhoused population remains a priority throughout the 
region, particularly since homelessness is disproportionately experienced by people of color, people 
with disabilities, those struggling with addiction and those dealing with traumatic life circumstances. In 
Sonoma County, the most common type of household experiencing homelessness is those without 
children in their care. Among households experiencing homelessness that do not have children, 71.2% 
are unsheltered. Of homeless households with children, most are sheltered in emergency shelter (see 
Figure 41). 
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Figure 41: Homelessness by Household Type and Shelter Status, Sonoma County 

Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HOMELS-01. 

 

People of color are more likely to experience poverty and financial instability as a result of federal and 
local housing policies that have historically excluded them from the same opportunities extended to 
white residents. Consequently, people of color are often disproportionately impacted by homelessness, 
particularly Black residents of the Bay Area. In Sonoma County, White (Hispanic and Non-Hispanic) 
residents represent the largest proportion of residents experiencing homelessness and account for 
64.7% of the homeless population, while making up 74.8% of the overall population (see Figure 42). 
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Figure 42: Racial Group Share of General and Homeless Populations, Sonoma 
County 

Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. HUD does not disaggregate racial demographic data by Hispanic/Latinx ethnicity for people experiencing 
homelessness. Instead, HUD reports data on Hispanic/Latinx ethnicity for people experiencing homelessness in a separate table. 
Accordingly, the racial group data listed here includes both Hispanic/Latinx and non-Hispanic/Latinx individuals. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HOMELS-02. 

 

In Sonoma, Latinx residents represent 28.2% of the population experiencing homelessness, while Latinx 
residents comprise 26.5% of the general population (see Figure 43). 
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Figure 43: Latinx Share of General and Homeless Populations, Sonoma County 

Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. The data from HUD on Hispanic/Latinx ethnicity for individuals experiencing homelessness does not specify racial 
group identity. Accordingly, individuals in either ethnic group identity category (Hispanic/Latinx or non-Hispanic/Latinx) could 
be of any racial background. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HOMELS-03. 

 

Many of those experiencing homelessness are dealing with severe issues – including mental illness, 
substance abuse and domestic violence – that are potentially life threatening and require additional 
assistance. In Sonoma County, homeless individuals are commonly challenged by chronic substance 
abuse, with 1,015 reporting this condition (see Figure 12). Of those, some 80.5% are unsheltered, 
further adding to the challenge of handling the issue. 

 

Note on Homelessness Data 

Notably all the data on homelessness provided above is for the entire county. This data comes from the 
Department of Housing and Urban Development’s (HUD) Point in Time count, which is the most 
comprehensive publicly available data source on people experiencing homelessness. HUD only provides 
this data at the county- level and not for specific jurisdictions. However, Housing Element law requires 
local jurisdictions to estimate or count of the daily average number of people lacking shelter. Therefore, 
staff will need to supplement the data in this document with additional local data on the number of 
people experiencing homelessness. If staff do not have estimates of people experiencing homelessness 
in their jurisdiction readily available, HCD recommends contacting local service providers such as 
continuum-of-care providers, local homeless shelter and service providers, food programs, operators of 
transitional housing programs, local drug and alcohol program service providers, and county mental 
health and social service departments.24 
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Figure 44: Characteristics for the Population Experiencing Homelessness, Sonoma 
County 

Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. These challenges/characteristics are counted separately and are not mutually exclusive, as an individual may 
report more than one challenge/characteristic. These counts should not be summed. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019) 
For the data table behind this figure, please refer to the Data Packet Workbook, Table HOMELS-04. 

 

In Unincorporated Sonoma County, the student population experiencing homelessness totaled 267 
during the 2019-20 school year and increased by 493.3% since the 2016-17 school year. By comparison, 
Sonoma County has seen a 12.9% decrease in the population of students experiencing homelessness 
since the 2016-17 school year, and the Bay Area population of students experiencing homelessness 
decreased by 8.5%. During the 2019-2020 school year, there were still some 13,718 students 
experiencing homelessness throughout the region, adding undue burdens on learning and thriving, with 
the potential for longer term negative effects. 

The number of students in Unincorporated Sonoma County experiencing homelessness in 2019 
represents 44.4% of the Sonoma County total and 1.9% of the Bay Area total. 

 
 
 

24 For more information, see HCD’s Building Blocks webpage for People Experiencing Homelessness: 
https://www.hcd.ca.gov/community-development/building-blocks/housing-needs/people-experiencing- 
homelessness.shtml 

https://www.hcd.ca.gov/community-development/building-blocks/housing-needs/people-experiencing-homelessness.shtml
https://www.hcd.ca.gov/community-development/building-blocks/housing-needs/people-experiencing-homelessness.shtml
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Table 7: Students in Local Public Schools Experiencing Homelessness 
 

AcademicYear Unincorporated Sonoma Sonoma County Bay Area 

2016-17 45 690 14990 

2017-18 284 1445 15142 

2018-19 13 345 15427 

2019-20 267 601 13718 

Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 30), 
public schools 
Notes: The California Department of Education considers students to be homeless if they are unsheltered, living in temporary 
shelters for people experiencing homelessness, living in hotels/motels, or temporarily doubled up and sharing the housing of 
other persons due to the loss of housing or economic hardship. The data used for this table was obtained at the school site 
level, matched to a file containing school locations, geocoded and assigned to jurisdiction, and finally summarized by 
geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), Cumulative 
Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020) 
This table is included in the Data Packet Workbook as Table HOMELS-05. 

 

6.6 Farmworkers 

Across the state, housing for farmworkers has been recognized as an important and unique concern. 
Farmworkers generally receive wages that are considerably lower than other jobs and may have 
temporary housing needs. Finding decent and affordable housing can be challenging, particularly in the 
current housing market. 

 
In Unincorporated Sonoma County, the migrant worker student population totaled 74 during the 2019- 
20 school year and has decreased by 2.1% since the 2016-17 school year. The trend for the region for 
the past few years has been a decline of 2.4% in the number of migrant worker students since the 2016- 
17 school year. The change at the county level is a 3.5% increase in the number of migrant worker 
students since the 2016-17 school year. 

 

Table 8: Migrant Worker Student Population 
 

AcademicYear Unincorporated Sonoma Sonoma County Bay Area 

2016-17 94 825 4630 

2017-18 91 789 4607 

2018-19 74 738 4075 

2019-20 92 854 3976 

Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 30), 
public schools 
Notes: The data used for this table was obtained at the school site level, matched to a file containing school locations, 
geocoded and assigned to jurisdiction, and finally summarized by geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), Cumulative 
Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020) 
This table is included in the Data Packet Workbook as Table FARM-01. 
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According to the U.S. Department of Agriculture Census of Farmworkers, the number of permanent 
farm workers in Sonoma County has increased since 2002, totaling 6,715 in 2017, while the number of 
seasonal farm workers has decreased, totaling 7,664 in 2017 (see Figure 45). 

 

 
Figure 45: Farm Operations and Farm Labor by County, Sonoma County 

Universe: Hired farm workers (including direct hires and agricultural service workers who are often hired through labor 
contractors) 
Notes: Farm workers are considered seasonal if they work on a farm less than 150 days in a year, while farm workers who work 
on a farm more than 150 days are considered to be permanent workers for that farm. 
Source: U.S. Department of Agriculture, Census of Farmworkers (2002, 2007, 2012, 2017), Table 7: Hired Farm Labor 
For the data table behind this figure, please refer to the Data Packet Workbook, Table FARM-02. 

 

6.7 Non-English Speakers 

California has long been an immigration gateway to the United States, which means that many 
languages are spoken throughout the Bay Area. Since learning a new language is universally 
challenging, it is not uncommon for residents who have immigrated to the United States to have 
limited English proficiency. This limit can lead to additional disparities if there is a disruption in 
housing, such as an eviction, because residents might not be aware of their rights or they might be 
wary to engage due to immigration status concerns. In Unincorporated Sonoma County, 4.0% of 
residents 5 years and older identify as speaking English not well or not at all, which is below the 
proportion for Sonoma County. Throughout the region the proportion of residents 5 years and older 
with limited English proficiency is 8%. 
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Figure 46: Population with Limited English Proficiency 

Universe: Population 5 years and over 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), 
Table B16005 For the data table behind this figure, please refer to the Data Packet 
Workbook, Table AFFH-03. 
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Appendix C: Progress in Implementation of 5th Cycle Programs 
 

5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 1: Continuation 
of Housing Production 
and Housing Funding 
Programs 
 

Successful. Funding policies were 
revised in 2017 to allow a maximum 
income limit of 50 percent AMI and 
allows household income to rise to 80% 
AMI. County couples CFH funds with 
Permanent Local Housing Allocation 
(PLHA) to increase funding to affordable 
projects. A greater pool of funds 
available provides opportunity for 
greater impact by funding more projects 
or distributing larger awards.  

During the 5th cycle, 875 units 
were assisted with CFH funds 
with an average of 28 ELI units 
per year. The policy revision did 
not decrease the number of 
extremely low-income units built.  
The County will continue to 
couple funding programs to 
increase award pool for 
affordable housing projects with 
local, state, and federal funding 
programs.  

The CFH Program will continue 
to be implemented, but the 
actions in this program have 
been completed and deleted. 

Program 2: Retention of 
Affordable Units 
(up to 35 affordable units 
that may be lost from the 
affordable housing supply 
due to expiring affordability 
restrictions) 
 

Not successful. Affordability covenants 
for 35 units expired during the 5th cycle 
planning period. 

The County was not successful in 
convincing property owners to 
extend restrictions. 

Two projects (five units) are at 
risk of conversion during the 6th 
Cycle Housing Element planning 
period. The retention program 
will be continued in the 6th Cycle 
Housing Element and 
strengthened to add additional 
outreach.  

Program 3: Discourage 
Conversion of Mobile 
Home Parks 
 

Successful. The County’s Zoning 
Ordinance was amended in 2018 to 
extend protections to renters. 

 Program implements existing 
state law and has been deleted.  

Program 4: Retention of 
Rental Housing Stock – 
Condo Conversion 
Ordinance 
 

Successful. Program was implemented 
with adoption of a condominium 
conversion ordinance (Section 26-88-193 
of the County’s Zoning Code). 

 
The Program is complete and 
has been deleted. 

https://library.municode.com/ca/sonoma_county/codes/code_of_ordinances?nodeId=CH26SOCOZORE_ART88GEEXSPUSST_S26-88-193COCO
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 5: Review 
Density Bonus and 
Housing Opportunity 
Programs 
 

Partially successful. The Housing 
Opportunity Area Programs were 
reviewed in 2015. A change was made to 
the Rental Housing Opportunity Area 
Program to lower the threshold for 
participation from five units to two units, 
increasing viability for small projects and 
incentivizing the development of or 
addition of units to very small parcels.  

Rapidly escalating real estate 
prices have disrupted use of the 
Ownership Housing Opportunity 
Program during the 5th Cycle. 
Program may need to be 
combined with Housing Land 
Trust solutions to become viable 
again. 

The Program component to 
evaluate and make needed 
modifications to the Ownership 
Housing Opportunity Program 
has been continued to the 6th 
cycle. 

Program 6: Review 
Vacation Rental 
Ordinance 
(limit conversion of 
permanent housing stock to 
visitor-serving uses) 

Successful. Program 6 was completed 
with revisions to the Vacation Rental 
Ordinance in 2016 and 2022 to further 
restrict the use of homes as vacation 
rentals and to prohibit the use of urban 
lands for this purpose 

Sonoma County continues to have 
a very high “occasional use” 
census vacancy rate compared to 
other jurisdictions in the County 
and the region. 

The Program was completed 
and has been deleted.  

Program 7: Summary of 
Housing Sites & Site 
Data Sheets 
 

Successful. Information about housing 
sites is available through the County’s 
website, electronic version of the 5th 
Cycle Housing Element, and GIS viewer, 
completing Program. 

A 2023 Napa-Sonoma 
Collaborative (NSC) project will 
include a comprehensive online 
mapping resource for all housing 
sites in the region, making 
specific site information and 
development criteria easily 
available to all developers. 

This Program has been replaced 
by new programs to monitor the 
status of sites in inventory and 
ensure that remaining sites are 
sufficient to address the 
remaining housing need, 
consistent with No Net Loss 
requirements. See also the 
Proactive Community Outreach 
Program.  

Program 8: Information 
about Affordable 
Housing 
 
 

Successful. The CDC and Permit 
Sonoma regularly provide information 
about affordable housing programs on 
their websites and in pre-application 
meetings.  

The Covid-19 global pandemic 
taught that electronically 
available, easily accessible 
information is vital.  

The Program has been modified 
to include a proactive outreach 
component. 

Program 9: Priority 
Processing for 
Affordable Housing 
 

Partially successful. Program has 
been codified and is implemented across 
the Planning and Building Divisions of 
Permit Sonoma. Sonoma County 

DTPW currently does not provide 
a clear mechanism for fast-
tracking of affordable housing 
projects.   

The Program has been modified 
to provide adequate staffing 
across divisions and to provide 
multidivisional training related to 
priority processing, fast-
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Department of Transportation and Public 
Works (DTPW) has not implemented.  

tracking, and streamlined 
project approval for SB 35 
projects, SB 9 projects, and 
others.   

Program 10: Staff for 
Housing Implementation 
& Processing 
 

Successful. Dedicated staff are 
available to fast-track affordable housing 
projects and ADUs through the planning 
and building permit processes. In 2019, 
an ADU-dedicated counter was opened.  

Dedicated funding for housing 
implementation at Permit Sonoma 
and the CDC is needed to achieve 
full implementation of the 
Housing Element.  

The Program will continue.  

Program 11: Additional 
Sites for Housing 
 
 

Successful. The Workforce Housing 
Combining District was created and 
adopted into the Code in 2018. 

Multiple applications have been 
received from developers 
requesting that the overlay be 
applied to their properties. 
Rezoning of some inventory sites 
will include this designation as 
well.  

The Program has been deleted.  

Program 12: Continued 
Mitigation Opportunities 
for Housing Sites 
 

Successful. The County continues to 
participate in the Santa Rosa Plain 
Conservation Strategy and its update 
currently underway. 

Safe harbor agreement for 
vineyard maintenance recently 
published. SRPCS update is still in 
formative stages, no change to 
housing. 

The Program will continue. 

Program 13: Utility 
Providers Responsibility 
to Prioritize Service 
 

Successful. Program was completed 
when the 5th Cycle Housing Element was 
distributed to providers in 2014.  

 
The Program is completed but 
remains a statutory 
requirement. See Proactive 
Outreach Program.  

Program 14: Review 
Growth Management 
Programs 
 

Partially successful. The GM programs 
of the 2008 General Plan were not 
included in General Plan 2020. Zoning 
Code has not been updated to remove 
relevant sections, but the programs are 
not implemented pursuant to state law.  

 
The Program has been modified 
and continues.  

Program 15: Review LOS 
Standards 
 

Not started. Program was not 
implemented during the planning period. 
The General Plan will be amended to 
comply with SB 1000 before or during 

The planned update to GP 2020 
was delayed by the 2017 wildfire 
recovery efforts, floods, the 2019 

Program 15 is obsolete following 
change in State law and has 
been deleted. 
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

the upcoming General Plan Update. SB 
743 (2013) also changed the way LOS 
can be used to evaluate impacts under 
CEQA as of 2020. 

and 2020 fires and then the 
COVID-19 pandemic. 

Program 16: Review “Z” 
Combining District 
 

Successful. Program 16 was completed 
in 2020 with the removal of the “Z” 
Combining District from 1,924 parcels. 

 Program is complete and has 
been deleted.  

Program 17: Remove 
constraints to Single 
Room Occupancy 

Successful. In 2018, the County 
adopted zoning changes to reduce 
permitting requirements for SRO 
facilities. 

 
Program is complete and has 
been deleted.  

Program 18: Encourage 
Development and 
Retention of Shared and 
Congregate Housing 

Successful. In 2015 County adopted 
Building HOMES: A Policy Maker’s 
Toolbox and in 2019 completed 
construction of the Veterans Village 
project on the County’s admin campus, 
consisting of 14 tiny homes for 
chronically homeless veterans with on-
site supportive services. 
 

 
  

Program is complete and has 
been deleted, but replaced with 
a Program to provide objective, 
transparent standards for 
residential care facilities.  

Program 19: Long Term 
Residency in 
Campgrounds 
 

Successful. Program was completed in 
2015 with adoption of the VR Visitor 
Residential Combining Zone, which 
allows mixed occupancies including long-
term occupancies of RVs, travel trailers, 
park models and other mixed 
occupancies.  

To date, only one applicant has 
taken advantage of the new 
provisions.  

Program is complete and has 
been deleted. See Proactive 
Outreach Program 

Program 20: Additional -
AH Sites for Housing 
 

Successful. Program is ongoing upon 
request. County also adopted –WH 
Program which requires lower levels of 
affordability and provides additional 
flexibility. 

The Program may need to be 
better advertised to increase 
interest with non-profits. 

The Program is ongoing and is 
continued as Program 16: 
Expand AH Combining District. 
Better advertisement will be 
addressed through the Proactive 
Outreach Program.  
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 21: Fund 
Permanent Affordable 
Housing Stock (The 
County will devote at least 
20 percent of the tax 
increment revenue received 
from dissolution of 
Redevelopment specifically 
to the production and 
rehabilitation of affordable 
housing and 
will consider increasing the 
20 percent allocation as 
funding is available)  

Partially successful. While boomerang 
funds continue to flow to the County, 
since 2017 there has not been a set 
percentage devoted to affordable 
housing.  

While the County continues to 
receive a portion of tax increment 
revenue annually, there has not 
been a 20 percent dedication set. 
County desires to maintain 
flexibility in this funding source. 

The Program has been modified 
and continued (see Programs 
1c, 32f)  

Program 22: County-
Owned Land for 
Affordable Housing 

Successful. Program was completed 
with the 2019 completion of the 
Veterans Village project on the County’s 
admin campus, consisting of 14 tiny 
homes for chronically homeless veterans 
with on-site supportive services  

 
Program is complete and has 
been deleted. 

Program 23: Support 
Resident-Owned Mobile 
Home Parks 
 

Not used. Changes to state law protect 
residents. County staff will continue to 
provide information and resources to 
non-profits and residents should a 
request to utilize Gov. Code § 66428.1 
be made. 

Gov. Code § 66428.1 may not be 
well known and should be 
promoted 

The Program is no longer 
needed and has been deleted, 
but Gov. Code § 66428.1 will be 
promoted via the Proactive 
Outreach Program. 

Program 24: Funding 
Preference to Non-
profits 

Obsolete. The County’s CFH now allows 
project sponsors to be for-profit or 
nonprofit, as federal funding policies 
allow CDBG funds to be used by for-
profit organizations, and qualifying for-
profit entities can use HOME funds. 

In May 2017, the CFH policy was 
modified to provide more 
flexibility in the use of funds, 
including allowing both for-profit 
and nonprofit entities to leverage 
CFH funds.  This has reduced 
affordability of assisted units to 
some extent, because nonprofit 
developers typically provide 

The Program will be continued 
(as Program 19b), and the CFH, 
LMIHAF, and HOME funding 
policies have been revised to 
once again give funding priority 
to non-profit developers.  
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

deeper levels of affordability and 
maintain those levels as long as 
they own the units. 

Program 25: Utilize 
Community Land Trust 
Model 
 

Successful. The County’s ownership 
housing policy allows community land 
trusts to access funds for ownership 
projects. 

The Housing Land Trust has 
become increasingly active in the 
County and the role in the 
provision of affordable ownership 
an senior housing is increasing 

The Program is complete and 
has been replaced with other 
programs to facilitate the use of 
CLTs. 

Program 26: Provide 
Predevelopment Funding 
 

Successful. Policies are now in place to 
provide that predevelopment activities 
are eligible uses of federal and local 
funds. Nine projects have accessed 
CDBG, HOME, Low and Moderate-
Income Housing Asset Funds (LMIHAF), 
and CFH funds for predevelopment 
activities during the planning period.  

 
The Program is complete and 
has been deleted 

Program 27: Recreation 
and Visitor-Serving Uses 
(A portion of Transient 
Occupancy Tax [TOT] funds 
will be earmarked for an 
array of affordable housing 
programs to identified 
housing needs) 

Partially successful. TOT funds are 
still allocated to affordable housing 
programs through the Board’s 
Community Investment Fud Policy. 
However, a minimum set-aside or 
earmark of this funding source was not 
achieved. 

The Board has continued to 
dedicate significant TOT monies 
to affordable housing programs. 
An annual allocation would allow 
planning and staffing for a 
broader, proactive and more 
equitable community outreach 
program and should be explored. 

The Program has been modified 
and continued (see Programs 
1c, 32f) 
  

Program 28: County 
Employee Housing 
Assistance 
 

Successful. Program is ongoing. During 
the previous planning period, 81 
employees were assisted, for a total of 
$2,348,829. Payoffs during this time 
totaled $1,116,216. 

 
The Program will continue and 
be modified to include 
measurable outcomes. 

Program 29: Tiered Fee 
Structure 
 

Not successful. A fee study was done 
for DTPW and Parks fees in 2018-2019 
but it did not support a tiered fee 
structure.  

Changes in state law (AB 602) 
now make this mandatory. 

The Program has been replaced 
with Program 17, requiring 
impact fees to be proportional 
to the size of a housing unit in 
compliance AB 602. 
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 30: Inter-
Jurisdictional Housing 
Committee 
 

Successful. The SCTA/RCPA hosts bi-
monthly housing meetings, including 
representatives of all Sonoma County 
jurisdictions and the Association of Bay 
Area Governments. The County 
participates in the Napa-Sonoma 
Collaborative (NSC), a subregional 
planning effort that brings together all of 
the jurisdictions within Napa and 
Sonoma counties to share experiences 
and resources related to housing 
(www.nsc-housing.org). 

 
The Program will be continued 
on an ongoing basis  

Program 31: Homeless 
Survey 
 (Ongoing PIT) 

Successful. The Annual Homeless 
Census and Survey is conducted by the 
Continuum of Care for Sonoma County, 
Santa Rosa, and Petaluma, in 
accordance with the U.S. Department of 
Housing and Urban Development 
regulations. 

 The Program described normal 
operations required by federal 
regulations and will not be 
continued.  

Program 32: Residential 
Care Facilities and Group 
Homes 
 
 

Partially completed. While County 
staff worked with service providers to 
identify any changes that might be 
necessary, no conclusions were reached 
and no definitive action was sought. 

A lack of consistent staffing 
contributed to these efforts being 
unfinished.  

The Program has been modified 
to address potential constraints 
to large residential care 
facilities. 

Program 33: Reasonable 
Accommodations 
 

Successful. Program is ongoing. 
Reasonable Accommodations are simple 
and free to request and processing time 
is as short as 1 hour. 

 
Program has been continued as 
ongoing with a staff training 
component added.  

Program 34: Funding for 
Fair Housing Program  
 

Successful. Fair Housing Programs 
were funded throughout the 5th cycle. 

There may be a mismatch 
between some of the limitations 
from funders and the needs of 
the community.  

The Program has been deleted 
and replaced by new policies 
and programs in the Housing 
Element to address Fair Housing 
issues as identified in the Fair 
Housing Assessment. 

http://www.nsc-housing.org/
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 35: Fair 
Housing Information & 
Referrals 
 

Successful. Fair Housing referrals were 
made throughout the 5th cycle. 

 
The Program has been deleted 
and replaced by new policies 
and programs in the Housing 
Element to address Fair Housing 
issues as identified in the Fair 
Housing Assessment. 

Program 36: Curtail 
Abatement of Affordable 
and Farmworker 
Housing 
 

Successful. The County has continued 
to ensure that any code enforcement 
activities related to affordable and 
farmworker housing units are primarily 
intended to abate unsafe conditions and 
facilitate continued occupancy and 
availability. 

Ongoing staff training is an 
important component of this 
program.  

The Program has been 
continued with a training 
component.  

Program 37 Consider 
Assessment for 
Farmworker Housing 
 
 

Not started. Shortly after the adoption 
of this Program, the funding structure 
after which it was modeled was 
demonstrated to be less viable in 
Sonoma County. 

Despite the lack of this Program, 
183 beds in bunkhouses, 44 ag 
employee units, and 2 farm family 
units were provided during the 
planning period. 

The Program was not completed 
and has been deleted, but other 
Programs are proposed to 
provide for farmworker housing 
needs.  

Program 38: Revised 
Standards for 
Farmworker Bunkhouses 
 

Successful. Program was completed 
with the adoption of new regulations in 
FY 2015-2016. Since that time, the 
County has permitted 183 bunkhouse 
beds for farmworkers. 

 
Program 38 is complete and has 
been deleted.  

Program 39: Permitting 
for Transitional and 
Supportive Housing as 
Residential Uses 
 

Successful. Program was completed 
with adoption of Zoning Ordinance 
amendments in 2018. 

 The Program is complete and 
has been deleted. 

Program 40: 
Farmworker Housing 
Task Force 

Successful. A task force met during the 
early part of the planning period, and 
included realtors, growers, bankers, and 
advocates. Since then, other housing 
advocacy groups have emerged and 
filled this role. 

 
The Program has been deleted 
but is replaced with other 
Programs to address special 
needs.  
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Housing Program 41: 
Pilot Program Using 
Non-traditional 
Structures for Housing 
 

Program was completed with the 
construction of two “tiny home” projects 
on County-owned property.  
Veterans Village was sponsored by 
Community Housing Sonoma County. 
The project was built on the County 
administrative campus in 2019. Another 
tiny home project was completed in 
January 2020 at a parking lot of the 
County’s Los Guilicos campus. The 
project houses up to 60 persons in 
separate small manufactured housing 
units and includes a navigation center.  

This model seems to work well to 
move residents away from 
homelessness.  
At Los Guilicos, the navigation 
center provides a direct onsite 
connection with services that can 
help people into permanent 
housing and provides supportive 
services.  
However, this project model has 
been more costly than first 
planned  and having ongoing 
“buy-in” to fund it locally has 
been a challenge.  
For both projects, appropriate 
short- and long-term planning in 
place will be effective in assisting 
persons seeking permanent 
supportive housing.  

The Program is complete and 
has been deleted. 

Program 42: 
Weatherization & 
Rehabilitation 
Assistance 
 

Successful. The CDC continues to offer 
low-cost rehabilitation loans to owner-
occupied and rental properties, providing  
$2,913,433 in rehabilitation assistance to 
61 mobile homes and nine single-family 
homes during the 5th cycle. The Sonoma 
County Energy Independence Program 
(SCEIP) offers Property Assessed Clean 
Energy (PACE) financing for energy 
efficiency, water conservation, 
renewable generation, wildfire safety, 
and seismic strengthening projects.  

 The Program will continue and 
be modified to reflect new 
CalGreen standards and include 
other agencies that implement 
these programs. 

Program 43: Energy & 
Water Conservation & 
Efficiency 
 

Successful. Green building information 
is displayed in the Permit Center at 
Permit Sonoma and on multiple 
websites. 

Program should be combined with 
outreach program.  

The Program continues through 
the Proactive Outreach Program. 
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5th Cycle Housing 
Element Program 

Progress In Implementation Lesson Learned  Update Action 

Program 44: CFH Priority 
to Efficient & Green 
Projects 
 

Successful. In 2017, the Board of 
Supervisors adopted a change to the 
CFH funding policy to include these 
provisions. 

 
The Program is complete and 
has been deleted.  

Program 45: Checklists 
for Residential 
Developers 
 

Successful. Checklists are available for 
residential developers on the County’s 
website and at the Permit Center. 

The User’s Guide was developed 
during 2014-2015 but was not 
found to be as useful as had been 
anticipated.  

The Program is complete and 
has been deleted. 
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Appendix D: Housing Sites 
California law (Government Code § 65583 (a)(3)) requires that the Housing Element contain an 
inventory of land suitable for residential development, including vacant sites and nonvacant (i.e., 
underutilized) sites having potential for development. State law also requires an analysis of the 
relationship to zoning and services to these sites as well as identifying sites throughout the 
community in a manner that is consistent with its duty to Affirmatively Furthering Fair Housing 
(AFFH). A jurisdiction must demonstrate in its Housing Element that its land inventory is adequate 
to accommodate its share of the region’s projected growth. This section assesses the adequacy 
of the County’s land inventory in meeting future housing needs. 

REGIONAL HOUSING NEEDS ASSESSMENT REQUIREMENT 
State Housing Element Law (Gov. Code § 65580 et seq.) requires regional Metropolitan Planning 
Organizations (MPOs) to identify each member jurisdiction’s “fair share allocation” of the RHNA 
provided by the California Department of Housing and Community Development (HCD). Each city 
and county must then demonstrate their capacity to accommodate their local share of regional 
housing needs in its housing element. Each jurisdiction holds the responsibility for meeting its 
share of the RHNA during the housing element planning period. The Association of Bay Area 
Governments (ABAG), the MPO for Sonoma County, adopted its 6th cycle RHNA Allocation 
Methodology in December 2021. ABAG considered several factors for determining the allocation, 
which weighed both projected and existing housing need. Projected housing need was informed 
by household growth, future vacancy need, and replacement need, while existing need considered 
transit accessibility, jobs accessibility, and residual need in disadvantaged communities weighing 
several socio-economic factors. The distribution of the RHNA across all four income categories 
factored in a social equity adjustment which allocated a smaller portion of the Lower-Income 
RHNA to jurisdictions with high concentrations of disadvantaged households, and inversely, 
allocated a greater share to jurisdictions without existing concentrations of Lower-Income 
households. The social equity adjustment also accounts for fair housing considerations, which 
adjusted the distribution of RHNA in jurisdictions with either very low- or very high-resource 
areas. Table 7 shows Sonoma County’s RHNA. 
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Table 7: Sonoma County Regional Housing Needs Allocation 
Income Category (% of Sonoma  
County Area Median Income [AMI]) Number of Units Percent of Total Units 
Extremely Low (< 30% of AMI)* 518 13% 
Very Low (30 to 50% of AMI) 518 13% 
Low (51 to 80% of AMI) 596 15% 
Moderate (81% to 120% of AMI) 627 16% 
Above Moderate (> 120% of AMI) 1,622 42% 
Total  3,881 100% 

Source: Final Regional Housing Needs Allocation, ABAG, 2022 
*The RHNA does not project the need for extremely Low-Income units. However, pursuant to State law (AB 2634), 
the County must project its extremely Low-Income housing needs by assuming 50 percent of the Very Low-Income 
units required by the RHNA as extremely low-income units. For purposes of identifying adequate sites for the RHNA 
allocation, State law does not mandate the separate accounting for the extremely low-income category. 

Projected housing needs are broken down by income level categories based on definitions in the 
California Health and Safety Code (§ 50079.5). HCD calculates the household income for each 
category (“Extremely Low,” “Very Low,” “Low,” “Moderate,” and “Above Moderate”), based on 
the area median income (AMI) for each county.  

Sonoma County’s share of the region’s future housing needs is 3,824 total units for the January 
2023 through January 2031 planning period.1 In the 5th Cycle planning period (2015-2023), 
Sonoma County was initially allocated 936 housing units; however this RHNA was reduced to 515 
units upon annexation of the Roseland area to the City of Santa Rosa. The County’s share of the 
6th Cycle RHNA represents an increase of more than 600 percent over the previous RHNA cycle. 
While the County is not responsible for the actual construction of these units, the County is 
responsible for ensuring that there is adequate land zoned to accommodate its share of the 
housing need and for creating the regulatory framework in which the private market could build 
the number of units and unit types included in the RHNA. This includes the creation, adoption, 
and implementation of policies, zoning standards, municipal code changes, and/or economic 
incentives to encourage and facilitate the construction of various types of units at all income 
levels. 

In previous Housing Element cycles, RHNA responsibility for unincorporated land within a City’s 
Sphere of Influence (SOI) was assigned to the City, in anticipation of annexation. For the 6th Cycle 
RHNA, responsibility for the unincorporated land within a City’s SOI was instead assigned to the 
Unincorporated County. Under this methodology, the transfer of RHNA responsibility would take 
place between the City and County at the time of annexation. State law (Gov. Code § 65584.07) 
allows for a City to accept some of a County's RHNA responsibility in the time period between the 
assignment of RHNA numbers and the statutory due date of the Housing Element. In 2022, 
Sonoma County and Cloverdale reached an agreement to transfer the RHNA responsibility 
associated with recent annexations, and the County’s RHNA was decreased by 57 units, 
distributed across income categories in compliance with Gov. Code § 65584.07(a). The transfer 

 
1 Original RHNA Allocation was 3,881 units. This was reduced by 57 units through a RHNA transfer with the City of Cloverdale. 
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decreased the County’s Lower-Income RHNA by 24 units and Above Moderate-Income RHNA by 
33 units, as shown in Table 8. The RHNA transfer was approved by the ABAG Executive Board on 
November 17, 2022. 

Table 8: Unincorporated Sonoma County Revised RHNA Allocation, 2023-2031 
 

Very Low-
Income 

Low-
Income 

Moderate
-Income 

Above 
Moderate
-Income Total 

Unincorporated Sonoma County 
Original RHNA Allocation  

1,036 596 627 1,622 3,881 

Transferred RHNA 12 12 0 33 57 
Unincorporated Sonoma County 
Revised RHNA Allocation 

1,024 584 627 1,589 3,824 

While the RHNA is assigned based on the four income categories above, Housing Element law 
also requires that communities plan for the needs of Extremely Low-Income (ELI) households, 
defined as those making less than 30 percent of the county AMI. The housing need for ELI 
households is generally considered to becalculated at one-half of the Very Low-Income need.  

Housing Site Inventory Methodology 
The Housing Element employs a comprehensive and iterative methodology to identify vacant and 
underutilized sites and estimate dwelling unit capacity on each site. As required by State law, the 
methodology must identify sites that have a high potential to be developed with housing in the 
planning period and the assumed capacity must reflect a reasonable estimate informed by past 
trends and substantial evidence. The inventory was developed by identifying:  

• Accessory dwelling units assumed to be built during the planning period;  
• Projects in the planning process but not yet built; and  
• Sites suitable for residential development. 

In addition, the County will adopt, with this Housing Element update, zoning changes for 52 328 
sites that will allow residential development that meets the default density standards for Sonoma 
County. 

New residential development is expected to occur primarily in urban areas located in seven six of 
the County’s nine identified Planning Areas established by the County’s General Plan Land Use 
Element (see Figure 1): 

• Planning Area 2 – Cloverdale/N.E. County 
• Planning Area 4 – Russian River 
• Planning Area 5 – Santa Rosa 
• Planning Area 6 – Sebastopol 
• Planning Area 7 – Rohnert Park/Cotati 
• Planning Area 9 – Sonoma Valley 
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Figure 1: Planning Area Boundaries 
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Site Selection Criteria 
State law requires that jurisdictions demonstrate in the Housing Element that the Site Inventory 
is adequate to accommodate that jurisdiction’s share of the regional growth. State law and HCD 
guidance establish criteria for including sites in the Site Inventory, which include:  

Improvement-to-Land Value Ratio 

A parcel’s improvement-to-land value ratio (ILV) can help identify properties that are potentially 
underutilized. A ratio of less than 1.0 indicates that the land value itself has a higher value than 
the improvements built on that land. These underutilized parcels represent opportunities for 
property owners and developers to invest in further improvements that increase the overall value 
of the property. Approximately 8081 percent of the units identified on the Site Inventory are on 
sites with an ILV of less than 1.0. The Site Inventory includes ILV calculations for each opportunity 
site.  

Existing Use vs. Zoned Use 

A comparison of the current use of a site to the use for which it is officially zoned can identify 
underutilized or non-conforming properties. For example, a parcel currently occupied by a parking 
lot or single-family home which is zoned for high density housing or a single-story commercial 
development which is zoned for mixed-use represents an opportunity for the property owner to 
convert the property to a higher value use.  

Existing vs. Allowed Floor Area Ratio 

Existing non-residential uses with a floor area ratio (FAR) less than what is allowed in the zone 
indicates underutilization. Conversely, developed sites with higher floor area ratios are less likely 
to redevelop as the land and demolition costs would be high. 

Age of Structure 

The age of a structure is useful in demonstrating likelihood of a site to redevelop. New 
construction on a site indicates that a property owner is unlikely to invest in additional 
improvements or redevelop the site in the near future even though other factors may indicate a 
higher likelihood of redevelopment. Sites with structures less than 30 years old are not being 
considered as housing inventory sites.  

Likelihood of Redevelopment 

Sites were identified if they align with local and regional development trends. Uses such as surface 
parking and marginally operating commercial uses have a high likelihood of redevelopment. Sites 
with existing multifamily uses are less likely to redevelop and are not being considered as housing 
inventory sites. 

Developer Interest 

Sonoma County received input from local developers on the feasibility of residential development 
of selected housing inventory sites (see Table 7). This feedback was used in assessing the 
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feasibility of developing sites with varying sizes, constraints, and land use allowances and was 
used to select appropriate sites and in determine realistic affordability assumptions.  

Density and Size Requirements  
State law has established a “default” density of 20 units per acre that can be used to estimate 
the potential for development of housing in the Low- and Very Low-Income categories. In 
addition, the California Legislature established size requirements for parcels intended to support 
the development of Lower-Income units. Gov. Code § 65583.2 establishes that sites between 0.5 
and 10 acres in size which are zoned for residential development at greater than 20 units per 
acre are suitable for Lower-Income projects. Very small parcels, even when zoned for high 
densities, may not facilitate the scale of development required to access competitive funding 
resources. Conversely, typically lower-resource affordable housing developers may be unable to 
finance the scale of project necessitated by very large parcels. All sites that accommodate Lower-
Income units meet these criteria with the exception of the sites located within the State-owned 
Sonoma Development Center. 

Realistic Affordability 
As shown in the summary of development trends below, there is a documented track record of 
projects developing with 100 percent affordable housing. However, for purposes of this Site 
Inventory analysis, the County assumed that, on sites deemed appropriate for Lower-Income 
housing, projects would develop with a mix of incomes, as opposed to allocating all units to one 
income category. The following income spread on these sites is as followsdemonstrates a more 
realistic development scenario which avoids concentrations of Lower-Income units and furthers 
the County’s fair housing goals: 

Income spread for sites in High Resource areas: 

o 750 percent of the units allocated to the Lower-Income category 

o 120 percent of the units allocated to the Moderate-Income category 

o 230 percent of the units allocated to the Above Moderate-Income category 

Income spread for sites in Low-to-Moderate Resource areas 

o 60 percent of the units allocated to the Lower-Income category 

o 20 percent of the units allocated to the Moderate-Income category 

o 20 percent of the units allocated to the Above Moderate-Income category 

This demonstrates a more realistic development scenario which avoids concentrations of Lower-
Income units and furthers the County’s fair housing goals. It isThese assumptions are also 
consistent with the County’s Rental Housing Opportunity Area Program. The Rental Housing 
Opportunity Area Program applies to parcels zoned for medium- and high-density housing and 
provides an automatic doubling of the mapped density for any project that provides at least 40 
percent of total project units as affordable to lower-income households. Incentives are also 
provided for these projects as required by Gov. Code § 65915, even if a density bonus is not 



Sonoma County Housing Element  August 2023 
Appendices 

 

 APP-333 

requested. The Rental Housing Opportunity Program is a popular and award-winning affordable 
housing program and is used by both non-profit developers to provide 100 percent affordable 
projects and by for-profit developers to provide mixed-income projects, often without need for 
public subsidy. Both non-profit and for-profit stakeholders indicate strong support for this housing 
program.  

The County also utilizes a Workforce Housing (WH) Overlay which can be applied to commercially 
and industrially zoned properties to increase housing opportunities in areas close to employment 
and transit. Based on the County’s experience with multifamily developments over the last 15 
years (see Table 12) the County anticipates that the addition of the WH Overlay will provide a 
high enough density allowance (16 to 24 units per acre) to encourage and facilitate the 
development of Lower-Income and workforce housing within the community. Therefore, sites 
utilizing the WH overlay were assigned to the Moderate- and Above Moderate-Income categories. 

Affirmatively Furthering Fair Housing 
Housing Element law requires local jurisdictions to evaluate their Housing Element sites 
inventories through the lens of AFFH. This law requires that the Site Inventory be used to identify 
properties throughout the community consistent with the local jurisdiction’s duty to affirmatively 
further fair housing. In an effort to equitably distribute units and avoid concentrations of either 
poverty or affluence, sites that meet size and density criteria for lower-income units also include 
a mix of moderate- and above moderate-income units.  

The Housing Site Inventory does not exacerbate or create R/ECAPS, RCAAs, or racial or ethnic 
isolation or segregation; nor does it overly concentrate sites appropriate for development of 
lower-income housing in any single area of the county. The housing sites detailed in this chapter 
will affirmatively further fair housing by providing opportunities for housing development for 
lower-income households in areas with high opportunity and good access to jobs, transportation, 
and a healthy environment.  

Existing Uses 
The Housing Element must analyze the extent to which existing uses may impede additional 
residential development. As shown on Table 9, most of the units on the Site Inventory are 
accommodated on vacant sites. Additionally, over 50 percent of the identified Lower-Income units 
are accommodated on vacant sites, indicating that existing uses are not an impediment to 
affordable housing development. The remaining units are accommodated on nonvacant sites. 
Nonvacant sites were identified with uses that could be converted to a higher value use such 
large residential sites, older commercial and retail uses, excess surface parking, and office and 
professional buildings that could support high-density residential projects. Excluding vacant sites, 
most units are identified on sites with existing low-density residential (32 27 percent), followed 
by industrial/ manufacturing (10 7 percent) and warehouses religious institutions (57 percent). 
Sites currently being used for residential are generally larger than 0.5 acre and would yield a 
significant number of units. Other remaining uses (surface parking, warehouse, auto storage) 
make up a negligible portion of the total inventory and typically have low FAR and ILV values, 
indicating underutilization.  



Sonoma County Housing Element  August 2023 
Appendices 

 

 APP-334 

Table 9: Existing Uses on Housing Inventory Sites 

Existing Use 
Number of 

Sites Total Acres 
Number of 

Units 
Percent of 
Inventory 

Vacant 19 42.82727.62 8531,223 5330% 
Surface parking 1 5.26 89 4% 
Commercial/retail 14 6.980.16 1172 <15% 
Warehouse 15 11.50.65 17610 <17% 
Industrial/manufacturing 25 17.189.43 248162 710% 
Auto Storage 24 7.063.96 10376 34% 
Religious institution 2 6.15 109123 54% 
Residential 3224 53.3439.82 838632 2732% 
Lodging 1 6.26 100 4% 

Total 7252 150.29794.
05 

2,5332,32
8 100% 

Sonoma County’s residential development trends indicate that there has also been successful 
redevelopment of existing residential (Siesta Senior Housing, Los Pinos) and non-residential 
(Boyes Food Center, Daybreak Apartments) uses. The sites selected for inclusion in the Site 
Inventory were chosen because they represent the highest potential for becoming available for 
residential development and add significant quantities of units to the county’s housing stock. 

Realistic Development Capacity 
To determine the extent to which a site contributes to meeting the County’s RHNA, the County 
must estimate the number of units likely to develop on a particular site, depending on the site’s 
zoning capacity, physical characteristics of the site, and development trends in the county. The 
following subsections outline the basis for the County’s assumptions that sites will develop at 85 
percent of the maximum density allowed by zoning. The County assumed that the realistic 
development capacity of the chosen sites may be less than the full development capacity allowed 
by the parcel’s zoning or land use designation. The County used base (minimum) densities for 
each zoning to assume a conservative realistic buildout for each site. Residential zones are 
unrestricted by maximum allowable densities. No Lower-Income units were assumed on sites 
designated for Workforce Housing, which would allow for both residential and nonresidential uses 
and has a maximum allowable density of 24 dwelling units per acre. Table 10 shows the realistic 
allowable densities assumed for each zone district.  

Table 10: Realistic Allowable Density By Zone District 

Zone District 
Minimum (Base) 

Allowable Density 
Maximum Allowable 

Density 
Realistic Allowable 

Density 
R1 4 4 11 4 
R1 4.8 4.8 11 4.8 
R1 5 5 11 5 
R2 11 11 22 11 
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R3 6 6 No Max 6 
R3 7 7 No Max 7 
R3 8 8 No Max 8 
R3 13 13 No Max 13 
R3 20 20 No Max 20 
LC WH 16 24 16 
M1 WH 16 24 16 
M2 WH 16 24 16 
M3 WH 16 24 16 

All parcels in the Site Inventory were analyzed for physical constraints to development. Where 
portions of a site would not be suitable for construction of housing, that constrained acreage was 
removed. This includes constraints related to floodways, floodplains, utility easements, access 
easements, and freeway setbacks. These identified constraints may not preclude all development, 
and may allow for the development of parking, common areas, single-story buildings, or elevated 
buildings. The assumptions used in the analysis reflect a conservative realistic capacity. This 
conservative assumption is based on site specific conditions and development standards that may 
reduce the development potential of a given site. Slopes, protected wetlands or watercourses, 
open space or parking requirements, and irregularly shaped parcels all impact the ability to 
achieve the maximum density allowed by the zoning code.The County therefore assumes the 
realistic capacity of the Site Inventory to be 85 percent of the maximum density under the 
applicable zoning or general plan designation. This is a conservative assumption, as projects 
routinely develop at levels higher than 100 percent of the maximum allowable density. Buildable 
area assumptions were adjusted on sites constrained by environmental factors. 

To further justify these development assumptions, the County analyzed all new multifamily (3+ 
units) projects that have been developed in Unincorporated Sonoma County over the last 15 
years. Some projects have been annexed into cities since their development. Table 11 reflects 
the projects as they were developed to establish realistic development trends based on actual 
local experience. Past residential development in Sonoma County indicates an average achieved 
density of nearly 24 dwelling units per acre for 100 percent affordable projects. This realized 
density exceeds the realistic allowable density assumed on inventory sites. 

The County has a demonstrated trend of approving projects that exceed 20 units per acre through 
the Rental Housing Opportunity Area program. This program provides an automatic 100 percent 
increase above the mapped (minimum) density for rental projects that provide at least 40 percent 
of total units as affordable to low- or very low-income households. Changes to the program were 
made during the last housing element period to reduce the number of units required to participate 
in the program to three. Sites eligible for this program have a medium- or high-density residential 
general plan designation (Urban Residential, 6 to 15 units per acre density) and are zoned R2 
(Medium Density Residential) or R3 (High Density Residential) and are located within a designated 
Urban Service Area (USA). Development Standards used for these projects allow increased height, 
reduced parking, and less stringent setbacks so long as privacy is maintained.  
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Table 11: Typical Densities of Multifamily Projects 

Project Information 
Total 
Units 

Lower-
Income 

Units 
Percent 

Affordable Zoning Acres 
Density 

Achieved 

Base 
(Minimum) 

Density  
Maximum 
Density 

% of 
Base 

Density 
Achieved 

Siesta Senior Housing 
18503 Hwy 12, Sonoma 
APN: 056-511-029 and 056-511-046 
(year) 

90 90 100% R2 10  
LC AH 

2.29 39.30 10 24 164% 

Sonoma Ranch Apartments 
4490 Old Redwood Hwy, Santa Rosa 
APN: 058-050-042 

96 6 6% R2 11 5.44 17.65 11 No Max 160% 

129 Dana Carlton Ln, Santa Rosa 
APN: 058-171-053 through -055 

18 2 11% R2 11 0.83 21.69 11 No Max 197% 

Redwood Apartments 
3424 Santa Rosa Ave, Santa Rosa 
APN: 134-13-070 

96 96 100% R3 13 4.11 23.36 13 No Max 180% 

3127 Santa Rosa Ave, Santa Rosa 
APN: 044-101-005 

49 20 41% R3 13 1.99 24.62 13 No Max 189% 

Celestina Gardens Senior Apartments 
125 Dorene Way, Sonoma 
APN: 056-201-100 

40 40 100% PC 1.65 24.24 7 No Max 346% 

14637 Jomark Ln, Occidental 
APNs: 074-350-001 through -004 

4 0 0% PC 0.44 9.09 4 No Max 227% 

4040 Alexander David Ct, Santa Rosa 
APN: 058-171-072 

4 1 25% R2 11 0.34 11.76 11 No Max 107% 

Ortiz Plaza I 
5352 Old Redwood Hwy, Windsor 
APN: 039-012-055 

30 30 100% C3 AH 1.75 17.14 16 24 107% 

Crossroads Apartments 
841 Liana Dr, Bellevue 
APN: 125-421-019 

79 79 100% RR 4 AH 3.87 20.41 16 24 128% 

Fetters Hot Springs Apartments 
500 Louis Way, Sonoma 
APN: 056-201-101 

60 60 100% PC 2.74 21.90 7 No Max 313% 
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Project Information 
Total 
Units 

Lower-
Income 

Units 
Percent 

Affordable Zoning Acres 
Density 

Achieved 

Base 
(Minimum) 

Density  
Maximum 
Density 

% of 
Base 

Density 
Achieved 

Sonoma Gardens Apartments 
1300 Rodeo Ln, Santa Rosa 
APN: 044-101-014 

60 60 100% R3 13 3.89 15.42 13 No Max 119% 

Fife Creek Commons 
16376 5th Street, Guerneville 
APN: 070-020-022 

48 48 100% R3 15 1.64 29.27 15 No Max 195% 

14620 Jomark Ln, Occidental 
APN: 074-350-007 

3 0 0% PC 0.46 6.52 4 No Max 163% 

Average     63%     20.17    No Max 185% 
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DEVELOPMENT TRENDS 
The conditions and characteristics of the underutilized commercial sites in the Site Inventory are 
similar to those that have been redeveloped in recent years. For example, the Boyes Food Center 
project redeveloped a 1.26-acre parcel formerly occupied by a convenience store with a parking 
lot and several detached cottages. The convenience store will remain as part of the mixed-use 
development. Given current development trends, the County anticipates further interest in the 
redevelopment of underperforming commercial sites at densities similar to those achieved by the 
projects listed below. Therefore, it can be reasonably assumed that further redevelopment would 
occur on nonvacant sites throughout the areas discussed in the Site Inventory. 

Recycling activities are also likely to occur on sites zoned for mixed-use. Development trends in 
the County show that a vast majority of projects on land zoned for mixed use have a large 
residential component with a relatively small square footage devoted to commercial use. None of 
the proposed projects in mixed-use zones are 100 percent devoted to non-residential purposes. 
Therefore, it can also be reasonably assumed that further residential development would continue 
to occur in areas zoned mixed-use to accommodate both residential and non-residential uses.  

Sites included in the inventory of this Housing Element for the 6th cycle RHNA are very similar to 
the select projects described above in terms of size, existing conditions, and uses. Recycling sites 
in existing communities is desirable to help achieve the State Legislature’s goal of alleviating 
California’s housing crisis. According to HCD, during the last ten years, housing production 
averaged fewer than 80,000 new homes each year, and ongoing production continues to fall far 
below the projected need of 180,000 additional homes annually.2 The lack of supply and high 
rent costs suggests that unit recycling activities is a method to consider when addressing housing 
needs. 

Example Projects 
Recycling activities described below have taken place since the certification of the 5th Cycle 
Housing Element and are representative of the conditions within each of the neighborhoods 
included in the Housing Site Inventory. xamples of recent The characteristics of recent projects 
that included redevelopment of existing nonvacant uses are summarized in Table 12.  

Table 12: Recent Nonvacant Projects 

Example Project Previous Use 

ILV of 
Previous 

Use 

Year Built 
of Previous 

Use 

FAR of 
Previous 

Use 
Siesta Senior Housing, 18503 
Hwy 12, APN: 056-511-029, -046 

Mobile Home Park 0.08 1954 0.01 

 
2 California Department of Housing and Community Development. 2020. Addressing a Variety of Housing Challenges. -
https://www.hcd.ca.gov/policy-research/housing-challenges.shtml. 
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Sonoma Ranch Apartments, 4490 
Old Redwood Hwy, APN: 058-
050-042 

Fire Damage 
Apartments 

N/A 1980 0.13 

129 Dana Carlton Ln, APN: 058-
171-053 through -055 

Attached townhomes N/A N/A 0.42 

3127 Santa Rosa Ave, APN: 044-
101-005 

Restaurant N/A 1969 0.04 

Celestina Gardens Senior 
Apartments, 125 Dorene Way, 
APN: 056-201-100 

School Play Field N/A N/A 0.00 

14637 Jomark Ln, APNs: 074-
350-001 through -004 

Single Family 
Residential 

N/A N/A 0.08 

4040 Alexander David Ct, APN: 
058-171-072 

Attached townhomes N/A N/A 0.42 

Ortiz Plaza I, 5352 Old Redwood 
Hwy, APN: 039-012-055 

Single Family 
Residential 

N/A N/A 0.05 

Sonoma Gardens Apartments, 
1300 Rodeo Ln, APN: 044-101-
014 

Single Family 
Residential 

N/A 1974 0.16 

Fife Creek Commons 16376 5th 
Street, APN: 070-020-022 

Auto-related use and 
12 apartments 

N/A Various pre-
1980 

0.14 

14620 Jomark Ln, APN: 074-350-
007 

Single Family 
Residential 

N/A N/A 0.08 

Verano Family Housing, 175 
Verano Ave, APN: 127-071-005, -
012 

Ballfield  0.00 N/A 0.00 

River Road Mixed Use, 15190 
River Rd, APN: 070-130-033 

Gas Station  2.26 1960 0.13 

Boyes Food Center, 18283 Hwy 
12, APN: 056-415-016, -017, -
018, -020 

Grocery Store and 
Apartments 

3.74 Various 
beginning in 

1948 

0.20 

Hanna Boys MU Project, 810 W. 
Agua Caliente Road, APN: 133-
112-020 

Single Family with 
Extra Land 

0.20 1974 
 

0.01 

14030 Mill Street, APN: 070-030-
078 

Single Family 
Residential 

2.28 1926 0.09 

Average  1.44  0.12 
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Examples of recent projects that align with inventory assumptions are discussed in detail below: 

Boyes Food Center: This project is located along Sonoma Highway 12 with Arroyo Road to the 
north and Calle Del Monte to the south, in Sonoma. The project would remodel the existing mixed-
use building, demolish the existing detached residences, construct two new townhouse buildings 
with eight dwellings total, and construct a new detached mixed-use building with ground floor 
commercial uses and residences on the second and third floor. A tenant relocation plan is included 
in the proposed affordable housing plan, including temporary on-site or off-site relocation if 
necessary and matching of current rents during relocation. Of the 37 proposed dwellings, eight 
would be deed-restricted, affordable housing for rent at low-income levels: one townhome and 
seven apartments. Figure 2 shows an artist rendering of the Boyes Food Center project at 
completion. 

Figure 2: Artist Rendering of Boyes Food Center Project 

 

Daybreak Apartments (3172/3164 Santa Rosa Avenue): This project is under construction 
in unincorporated Santa Rosa. The development consists of a three-building apartment complex 
providing 49 housing units on a 1.08-acre parcel on the eastern side of Santa Rosa Avenue south 
of Bellevue Avenue in unincorporated Santa Rosa. The project required a zone change, General 
Plan amendment, and design review. The site was previously developed with a restaurant and 
parking area that was previously demolished. 

Los Pinos (3496 Santa Rosa Avenue): This project is a 50-unit rental housing project 
currently under construction on a 2.49-acre parcel in unincorporated Santa Rosa. Multifamily 
housing is a permitted use onsite, subject to design review only. The project utilized a 20 percent 
State Density Bonus to achieve the proposed density in exchange for providing three units onsite 
for Very Low-Income households. The site was previously used as a single-family home. 
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Ortiz Plaza (5352 Old Redwood Highway): Ortiz Plaza was completed in 2017. All 30 units 
are affordable farmworker housing for employees of vintners in the Santa Rosa area. The project 
is located in the unincorporated Larkfield area and consists of two-story residential buildings and 
a single-story community building as shown in Figure 3. The project was developed on a 
previously disturbed but vacant 1.75-acre site used for industrial purposes.  

Figure 3: Ortiz Plaza I 

 

Ortiz Plaza II (5340, 5330, and 5328 Old Redwood Highway): Ortiz Plaza II is a 38-unit 
affordable rental housing for farmworker households. It will adjoin the existing 30-unit Ortiz Plaza 
completed in 2017, with the two phases sharing community amenities and services. Phase II 
more than doubles the capacity of the original development, accommodating a wider range of 
unit types, income levels and growing families. Ortiz Plaza II includes 9 one-bedroom, 17 two-
bedroom, and 12 three-bedroom units for households with incomes from 30 to 60 percent AMI. 
There are seven accessible units: four for persons with mobility impairments (two-1 bed, one-2 
bed, and one-3 bed); and three units for those with sensory impairments (one each unit type). 
The 1.54-acre site was previously disturbed but vacant. This project is in the pre-application 
stage.  

Verano Family Housing (175 East Verano Avenue and 135/155 West Verano Avenue): 
Verano Family Housing consists of an affordable housing development and a hotel in the Springs, 
in unincorporated Sonoma, on a vacant 5.9-acre site along a creek with a riparian setback. The 
project required a General Plan amendment, a zone change, a Use Permit for the new hotel use, 
and design review. The developer requested an increase to the building height limit and a 
reduction of the front setback. This project was approved and is anticipated to be completed in 
2025. 

Siesta Senior Housing: Siesta Senior Housing is a 90-unit affordable rental housing project for 
seniors on 2.29 acres. The project utilized the AH zoning designation and the Rental Housing 
Opportunity program. The site was previously used as a mobile home park. This project is 
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currently under construction. Figure 4 shows an artist rendering of the Verano Family Housing 
project at completion. 

Figure 4: Rendering of Verano Family Housing 

 

Developer Input 
Sonoma County received input from experienced local developers on the feasibility of residential 
development of selected housing sites in unincorporated areas of the county (see Table 13). The 
79 responses received were used to assess the feasibility of developing sites with varying sizes, 
constraints, and land use allowances. Feedback was also used to select appropriate sites and 
determine realistic affordability assumptions to further justify the inclusion of these sites in the 
Site Inventory. 

In April of 2023, staff again met with members of the development community to gain their 
perspectives about how much existing uses impede redevelopment or additional development. 
Answers were largely predicted on 1) the extent and value of the existing development; and 2) 
the sales price of the site. The location of existing uses on the site was also indicated as a factor 
for additional development. One developer indicated that non-vacant sites may be easier to 
redevelop because there is less of a CEQA process. In general, the consensus among developers 
was that it depends on the circumstances on each particular site and sales negotiation. All 
developers involved in the sites review indicated that they would consider any of the listed sites, 
regardless of existing uses. 
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Table 13: Developer Panel Site Feedback 
APN Site Address Which of the following housing types would be suitable for development on this site? 
019-090-004 1155 Bodega Ave 

Unincorporated Sonoma, CA 94952 
Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

019-090-053 1103 Bodega Ave 
Unincorporated Sonoma, CA 94952 

Market-Rate Housing, Mixed-Income Housing, Rental Units, Ownership Units 

039-025-028 175 Airport Blvd 
Unincorporated Sonoma, CA 95403 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

039-025-053 5200 Fulton Rd 
Unincorporated Sonoma, CA 95403 

Market-Rate Housing, Mixed-Income Housing, Rental Units, Ownership Units 

039-320-051 5146 Old Redwood Hwy 
Unincorporated Sonoma, CA 95403 

Market-Rate Housing, Mixed-Income Housing, Mixed-Use Development, Rental Units, Ownership Units 

039-390-019 5243 Faught Rd 
Unincorporated Sonoma, CA 95403 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Ownership Units, Other 

039-390-022 5224 Old Redwood Hwy 
Unincorporated Sonoma, CA 95403 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units, 
Other 

043-153-021 3345 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, Rental Units 

044-101-007 3180 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, 100% Affordable Housing, Rental Units 

047-153-004 220 Hatchery Rd 
Unincorporated Sonoma, CA 94951 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

047-173-016 9989 Oak St 
Unincorporated Sonoma, CA 94951 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units 

047-213-009 79 Ely Rd N 
Unincorporated Sonoma, CA 94954 

Market-Rate Housing, Mixed-Income Housing, Mixed-Use Development 

047-214-005 5520 Old Redwood Hwy 
Unincorporated Sonoma, CA 94951 

Market-Rate Housing, Mixed-Income Housing, Mixed-Use Development 

052-272-011 458 Craig Ave 
Unincorporated Sonoma, CA 95433 

Mixed-Income Housing, 100% Affordable Housing, Rental Units 

056-531-006 211 Old Maple Ave 
Unincorporated Sonoma, CA 95476 

100% Affordable Housing, Rental Units 

083-073-010 12050 Hwy 116 
Unincorporated Sonoma, CA 95436 

Market-Rate Housing, Ownership Units 

083-073-017 6555 Covey Rd 
Unincorporated Sonoma, CA 95436 

Mixed-Income Housing, Mixed-Use Development, Rental Units 
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APN Site Address Which of the following housing types would be suitable for development on this site? 
083-120-062 Nolan Rd 

Unincorporated Sonoma, CA 95436 
Market-Rate Housing, Mixed-Income Housing, Ownership Units 

084-020-003 6475 Packing House Rd 
Unincorporated Sonoma, CA 95436 

Market-Rate Housing, Mixed-Income Housing, Ownership Units 

084-020-004  6194 Forestville St 
Unincorporated Sonoma, CA 95436 

Market-Rate Housing, Mixed-Income Housing, Ownership Units 

084-020-011 6250 Forestville St,  
Unincorporated Sonoma, CA 95436 

Market-Rate Housing, Mixed-Income Housing, Ownership Units 

130-090-009 Ross Rd 
Unincorporated Sonoma, CA 95472 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

130-146-003 3280 Hicks Rd 
Unincorporated Sonoma, CA 95472 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units 

130-165-001 9001 Donald St 
Unincorporated Sonoma, CA 95444 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units 

130-176-013 3022 Hwy 116 
Unincorporated Sonoma, CA 95444 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units, Other 

130-180-079 3155 Frei Rd 
Unincorporated Sonoma, CA 95472 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units, Other 

134-072-038 3270 Dutton Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, 100% Affordable Housing, Rental Units 

134-072-040 3284 Dutton Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, Ownership Units 

134-111-068 298 W Robles Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, Mixed-Income Housing, Ownership Units 

134-123-003 3753 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-123-010 3515 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, 100% Affordable Housing, Rental Units 

134-123-024 35 E Todd Rd 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-132-013 3534 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, 100% Affordable Housing, Rental Units 

134-132-017 3454 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, Mixed-Use Development, Rental Units 

134-132-034 3509 Brooks Ave 
Unincorporated Sonoma, CA 95407 

Market-Rate Housing, 100% Affordable Housing, Rental Units, Ownership Units 
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APN Site Address Which of the following housing types would be suitable for development on this site? 
134-132-056 Brooks Ave 

Unincorporated Sonoma, CA 95407 
Market-Rate Housing, 100% Affordable Housing, Rental Units, Ownership Units 

134-171-059 150 Todd Rd 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-181-026 3977 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-181-046 3855 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-181-047 3845 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, 100% Affordable Housing 

134-192-016 4028 Santa Rosa Ave 
Unincorporated Sonoma, CA 95407 

Mixed-Income Housing, Rental Units 

140-100-004 80 Depot St 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Ownership Units, Other 

140-150-001 21421 Geyserville Ave 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

140-150-004 21413 Geyserville Ave 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

140-150-008 21403 Geyserville Ave 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units 

140-150-012 21322 Geyserville Ave 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Mixed-Use Development, 
Rental Units, Ownership Units 

140-160-011 Redwood Hwy 
Unincorporated Sonoma, CA 95441 

Market-Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

140-180-035 21837 Geyserville Ave 
Unincorporated Sonoma, CA 95441 

Mixed-Income Housing, 100% Affordable Housing 

039-040-040 201 Wikiup Dr 
Unincorporated Sonoma, CA 95403 

Market Rate Housing, Mixed-Income Housing 

058-090-022 Fulton Rd. 
Unincorporated Sonoma, CA 95403 

Market Rate Housing, Mixed-Income Housing, 100% Affordable Housing, Rental Units, Ownership Units 

039-380-018 5495 Old Redwood Hwy 
Unincorporated Sonoma, CA 95403 

Market Rate Housing, Mixed-Income Housing, Rental Units 

161-020-065 Los Amigos Rd 
Unincorporated Sonoma, CA 95492 

Market Rate Housing, Mixed-Income Housing, Rental Units, Ownership Units 

130-090-042  3400 Ross Rd 
Unincorporated Sonoma, CA 95472 

100% Affordable Housing, Rental Units 
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Residential Site Inventory 
This section describes the entitled and proposed developments, expected ADU construction, 
and housing inventory sites that will meet the County’s share of the RHNA.  

Entitled and Proposed Developments 
Residential developments approved and permitted, but not yet built (“pipeline projects”) can 
be credited towards the County’s RHNA for the 6th Cycle Housing Element provided it can be 
demonstrated that the units can be built by the end of the 6th Cycle’s planning period. 
Similarly, units included in projects which have received a building permit as of June 30, 2022, 
can also be credited towards the County’s RHNA. Affordability (the income category in which 
the units are counted) is based on the actual or projected sale prices, rent levels, or other 
mechanisms establishing affordability of the units within the project. Single-family homes are 
usually sold at market-rate prices, with no affordability covenants attached to the land. 
Multifamily or single-family developments that use density bonuses, public subsidies, or other 
mechanisms that restrict rents or sales prices would be restricted to specified below-market 
rate prices affordable to households in the various income categories described above. Local, 
state, or federal rules would establish rules for which income categories must be served by 
each development.  

Of projects currently approved or in review, three consist solely of market-rate units 
affordable to above-moderate households, while eleven 15 projects have an affordability 
component. These projects are generally clustered in Planning Areas 2, 4, 5, and 9. All 
projects with affordability components have restricted rents or sales price required by County 
regulations or state, federal, or local funding policies. In some cases, the project has also 
been approved for a density bonus. Rents are restricted by an affordable housing rental 
agreement while resale prices are restricted by a resale restriction agreement. All projects are 
expected to receive Certificates of Occupancy before the end of the 6th Cycle planning period. 
The only known barrier to development that could preclude or delay development of a project 
is the need for utility hookups to be installed prior to the construction of the project at 6705 
Petaluma Hill Road, Penngrove. In the last 15 years, 100 percent of housing projects with 
affordable components have moved forward to completion. Table 14 shows the mechanisms 
that ensure affordability for each project. The approved or pending projects that are credited 
towards meeting the County’s RHNA are listed in Table 15. The locations of these projects 
are symbolized with the corresponding Map ID numbers on Figure 5. 

Table 14: Affordability Mechanisms for Pipeline Projects 
Project Name Address Affordability Mechanism 
Siesta Senior Housing 18503 Highway 12 and 171 Siesta Way 

Sonoma 
Rental Housing Opportunity Area 
Program; -AH Overlay 

Los Pinos Apartments 3496 Santa Rosa Avenue 
Santa Rosa 

State Density Bonus 

Carlton Assisted Living Facility 4732 Old Redwood Highway 
Santa Rosa 

No affordable units proposed 
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Project Name Address Affordability Mechanism 
Redwood Apartments 3422 Santa Rosa Avenue 

Santa Rosa 
Low-Income Housing Tax 
Credits, Local Density Bonus 

Boyes Mixed-Use 18283 Highway 12 
Sonoma 

Inclusionary Requirements/long-
term Affordable Housing 
Agreement (AHA) 

Verano Family Housing 175 Verano Avenue 
Sonoma 

Rental Housing Opportunity Area 
Program, Workforce Housing 
Inclusionary Requirements/AHA 

Homeless Action Sonoma Low 
Barrier Navigation Center 

18820 Highway 12 
Sonoma 

Project Homekey 

Redwood West Residences 4614 Old Redwood Highway 
Santa Rosa 

State Density Bonus/AHA 

River Road Mixed-Use 15190 River Road 
Guerneville 

No affordable units proposed 

Walnut Avenue Cottage 
Housing 

654 Walnut Avenue 
Sonoma  

No affordable units proposed  

Hanna Boys Mixed-Use Project 810 W. Agua Caliente Road 
Sonoma 

Inclusionary and Local Density 
Bonus/AHAs (160 lower-income 
units) Unknown (project in pre-
application status) 
 

Mill Street 14030 Mill Street 
Guerneville 

Unknown (project in pre-
application status) 

Geyserville Ave 21249 Geyserville Avenue 
Geyserville 

Unknown (project in pre-
application status) 

6705 Petaluma Hill Road 6705 Petaluma Hill Road 
Penngrove 

Inclusionary and Local Density 
Bonus/AHAs 

8525 Graton Road 8525 Graton Road, Graton Inclusionary and Local Density 
Bonus/AHAs 

175 Airport Boulevard 175 Airport Boulevard, Santa Rosa Inclusionary and Local Density 
Bonus/AHAs 

201 Wikiup Drive 201 Wikiup Drive, Santa Rosa Inclusionary and Local Density 
Bonus/AHAs 
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Table 15: Planned, Approved, and Pending Projects (20232) 
Map 
ID Project Name and Address 

ELI* 
Units 

VLI* 
Units 

LI* 
Units 

MI* 
Units 

AMI* 
Units 

Total 
Units 

Estimated 
Completion Status 

1 21249 Geyserville Avenue, Geyserville – – 1 – – 1 2028 Approved 9/8/22 
2 8525 Graton Road, Graton 0 0 16 24 0 40 2028 SB 330 Pre-app received 
3 River Road Mixed-Use, 15190 River Road, 

Guerneville 
– – - – 7 7 2028 Revised application 

submitted 2/10/23 
4 14030 Mill Street, Guerneville – – – 29 9 38 2028 Pre-app 
5 Carlton Assisted Living Facility, 4732 Old 

Redwood Highway, Santa Rosa 
– - – – 134 134 2025 Approvals extended; in 

condition compliance 
6 Redwood Apartments, 3422 Santa Rosa Avenue, 

Santa Rosa 
10 53 32 1 0 96 2023 Grading complete 

4/11/23 
7 Redwood West Residences, 4614 Old Redwood 

Highway, Santa Rosa 
– 8 - – 32 40 2026 Entitlement approval 

hearing June 2023 
8 175 Airport Boulevard, Santa Rosa 0 0 6 6 45 57 2028 SB 330 Pre-app received 
9 6705 Petaluma Hill Road, Penngrove 0 0 30 0 11683 11314

6 
2028 SB 330 Pre-app received 

10 Los Pinos Apartments, 3496 Santa Rosa Avenue, 
Santa Rosa 

– 3 – – 47 50 2024 Plan Check complete 
4/12/23 

11 Siesta Senior Housing, 18503 Highway 12 and 
171 Siesta Way, Sonoma 

– 66 25 – – 91 2023 Building Permits Issued 
8/9/22 

12 Boyes Food Center (mixed-use rental housing), 
18283 Highway 12, Sonoma 

– - 7 – 14 21 2023 Plan check complete 
1/12/23 

12 Boyes Food Center (townhomes), 18283 
Highway 12, Sonoma 

– - 1 – 10 11 2023 Grading Plan resubmittal 
2/2/23 

13 Verano Family Housing, 175 Verano Avenue, 
Sonoma 

– 11 60 – 1 72 2023 Building permits issued 
12/15/22 

14 Homeless Action Sonoma Low Barrier Navigation 
Center, 18820 Highway 12, Sonoma 

– - 10 – 19 29 2024 Entitlement approval 
hearing June 2023 

15 Hanna Boys Mixed-Use Project, 810 W. Agua 
Caliente Road 

– – 160 – 50840
0 

66853
0 

2028 SB 330 Pre-app received 

16 Walnut Avenue Cottage Housing, 654 Walnut 
Avenue, Sonoma 

– – - – 5 5 2028 Entitlements in process 

17 201 Wikiup Drive, Santa Rosa 0 0 2 0 6 8 2026 SB 330 Pre-app received 
18 2580/2590 Roberts Road, Petaluma – – 2 – 10 12 2026 SB 330 Pre-app received 
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Map 
ID Project Name and Address 

ELI* 
Units 

VLI* 
Units 

LI* 
Units 

MI* 
Units 

AMI* 
Units 

Total 
Units 

Estimated 
Completion Status 

Total Units 10 141 2963
22 

3060 7868
5 

1,481
388 
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Figure 5: Planned or Approved Projects 
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Accessory Dwelling Units 
Accessory dwelling units (ADUs) anticipated to be built between 2023 and 2031 are also 
credited towards the County’s RHNA. An ADU is a secondary dwelling unit located on 
residentially zoned property that has an existing single-family or multifamily residence.  

The number of junior and accessory dwelling units (ADUs) built in the county has increased 
since the passage of legislation in 2018 that reduced barriers to the development of these 
accessory units. Annual ADU permits have averaged 73.5102 units per year between 2018 
and 20221 (Table 16). Given the average over the last few years, this Housing Element credits 
588 816 ADUs toward the County’s share of the RHNA for the 6th Cycle planning period.  

Table 16: Number of ADUs Permitted, Sonoma County, 2018-2021 
Year Number of ADUs Permitted 
2018 68 
2019 63 
2020 68 
2021 95 
2022 216 
Annual average 73.5102 
Assumed for eight-year 6th Cycle planning period 588816 

In 2020, the Center for Community Innovation at the University of California at Berkeley (UC 
Berkeley) undertook a comprehensive, statewide survey of ADUs, resulting in a document 
entitled “Implementing the Backyard Revolution: Perspectives of California’s ADU 
Homeowners,” released on April 22, 2021. The Association of Bay Area Governments (ABAG) 
expands upon that research and provided a memo for Bay Area jurisdictions to use as they 
consider ADU affordability levels while developing their Housing Element site inventory 
analyses. The study concluded that the assumptions listed in Table 17 are generally applicable 
across Bay Area jurisdictions.3 

Table 17: Percent of ADUs Affordable to Different Income Categories 
Affordability Category ABAG Recommended Percentage Estimated ADUs 
Very Low 30% 176244 
Low 30% 176245 
Moderate 30% 176245 
Above Moderate 10% 6082 
Total 100% 588816 

 
3 Association of Bay Area Governments (ABAG) Using ADUs to Satisfy RHNA Technical Memo. 2022. 
https://abag.ca.gov/sites/default/files/documents/2022-06/ADUs-Projections-Memo_final.pdf 
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Identification of Additional Sites Suitable for Housing 
After counting anticipated units from pipeline projectsentitled and proposed developments 
and ADUs, the County must demonstrate its ability to meet its remaining housing needs 
through the identification of sites suitable for housing development. Table 18 shows the 
remaining RHNA after accounting for units that are pending or approved as of June 30, 2022, 
and the number of ADUs assumed to be permitted between 2023 and 2031. 

Table 18: Remaining Share of RHNA 
Affordability 
Category 

RHNA 
Allocation 

Entitled and Proposed 
Developments 

Estimated 
ADUs 

Remaining 
RHNA 

Very Low 1,024 141151 176244 
819646 

Low 584 296322 176245 
Moderate 627 3060 176245 421322 
Above Moderate 1,589 786855 6082 743652 
Total 3,824 1,481253 588816 1,62098

3 

After accounting for planned and approved units and projected ADU development, the County 
has satisfied approximately almost 52 60 percent of its total allocation for the 2023-2031 
planning period. The County must demonstrate the availability of sites with appropriate zoning 
and development standards that allow and encourage the development of an additional 
1,620527984 units. This total includes 820 646 Lower-Income, 421 322 Moderate-Income, 
and 743 652 Above Moderate-Income units.  

The county is largely rural with limited urban areas. There are strong General Plan policies 
that protect voter-approved Community Separators and Urban Growth Boundaries and 
facilitate city- and community-centered growth within General Plan-designated Urban Service 
AreaUSAs where public sewer and water are available and higher densities of housing could 
be built. The selection of sites must be consistent with those policies and the availability of 
services. As described in the following subsections, sites were selected from undeveloped 5th 
Cycle inventory sites, underutilized sites that meet the criteria described above, and sites that 
are appropriate for rezoning.  

Sites Used in Previous Planning Periods 
Some sites in the County’s 5th Cycle Housing Element site inventory were not developed during 
the planning period. Seventeen identified in this 6th Cycle Site Inventory were used in the 
County’s 5th Cycle Housing Element, with capacity for 272 total units. A deficit of 1,712 units 
remained after counting these sites.  

Gov. Code § 65583 requires that, on sites used in prior housing element periods (vacant 
parcels that were consecutively used for Lower-Income units in both the 4th and 5th cycles 
or nonvacant parcels that were used for Lower-Income units in the 5th Cycle), a jurisdiction 
must allow residential use by right for housing developments in which at least 20 percent of 
the units are affordable to Lower-Income households. Only one identified site (APN: 134-132-
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022) is subject to this requirement.Because the County already allows by-right multifamily 
development on all inventoried residential parcels, an additional program is not needed to 
comply with Gov. Code § 65583. Program 4b is included to address this State requirement. 

Underutilized Sites (Vacant/Nonvacant Sites) 
The County used geospatial data to identify additional underutilized sites that currently allow 
for residential development. Nonvacant parcels were chosen as sites likely to be redeveloped 
during the next eight years, based on development trends. This analysis identified three 13 
sites for inclusion in the residential site inventory, with capacity for 128 198 total units. A 
deficit of 1,329584 units remained after counting the capacity of these sites.  

Rezone Sites 
To accommodate the shortfall of capacity, the County began seeking input on sites 
appropriate for rezoning for housing in late 2018. The County asked for the public’s help in 
identifying sites, accepted nominations, and over 100 sites were nominated. County staff 
evaluated all nominated sites to determine if they met the basic eligibility criteria. Of those 
original sites, the County narrowed the list to 59 Potential Sites that were studied in the EIR. 
Of these 59 sites, most 38 sites were determined to be adequate for inclusion on the Site 
Inventory. Rezones are planned to be adopted concurrently with the Housing Element. 
Rezone sites meet the following four basic requirements: 

• Site must be located in the Unincorporated County; 

• Site must be located within an established Urban Service AreaUSA where public 
sewer and water service is available; 

• Site must not be located within a Community Separator; and, 

• If a site is near an incorporated city, it must not be located outside of a city's Urban 
Growth Boundary. 

In addition to these criteria, the County considered 5th Cycle Housing Element policies and 
programs that directed housing development to areas with proximity to jobs, transit, services, 
and schools. 

Eight sites to be rezoned were used in the County’s 5th Cycle Housing Element site inventory 
at lower densities. Rezoning those sites would allow them to be included in this 6th Cycle 
Housing Element site inventory without the additional restrictions described above. 

Publicly-Owned Sites 
While the vast majority of identified opportunity sites are privately owned, three sites owned 
by the County have been identified as having high redevelopment potential and have been 
included on the Site Inventory. One of these sites (APN: 084-020-004) is currently vacant. 
The County will follow all requirements of the Surplus Land Act, Article 8 (commencing with 
Section 54220) of Chapter 5 of Part 1 of Division 2 of Title 5, including holding a public hearing 
designating the properties as “surplus properties” under California law. The other two sites 
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(APNs: 054-090-001 and 054-150-005) are located in the Sonoma Development Center 
Specific Plan area, which is owned by the State of California and exempt from the Surplus 
Land Act. The State has selected a developer to build housing on these sites. lIn the event 
that these sites do not develop in this time frame, the County will identify alternative sites to 
accommodate the RHNA.  

Summary of Adequate Sites 
Sonoma County can accommodate a total of 2,328602 total units on vacant, nonvacant, and 
rezone inventory sites (see Table 19). The following subsections describe the planning areas 
and capacity of sites identified in Planning Areas 2, 4, 5, 6, 7, and 9. Figure 6 through 
Figure 11 show the locations of the housing inventory sites by Planning Area that have been 
identified as part of this Housing Element.  

Table 19: Adequate Sites to Meet RHNA 

  

Very 
Low-

Income 
Low-

Income 
Moderate
-Income 

Above 
Moderate
-Income Total 

RHNA Allocation 1,024 584 627 1,589 3,8245 
Planned and Approved Units 141151 296322 3060 786855 1,388253 
ADUs 176244 176245 176245 6082 588816 
Remaining RHNA After Credits 819646 421322 743652 1,620983 
Unit Capacity of Sites in Inventory 1,190857 484639 878832 2,552328 
Unit Surplus 371211 63317 135180 2,596708 
Total % Buffer above RHNA 
Allocation 

3345% 1598% 2818% 4429% 

Sites Discussion by Planning Area 
The following section shows the distribution of housing sites by Planning Area. Sites included 
in the Site inventory with their current zoning designation are identified on Table 20. Sites 
that are being rezoned through the County’s current rezoning project are identified on 
Table 21 and sites that will be subsequently rezoned through Program 4 to accommodate the 
County’s RHNA shortfall are shown on Table 16Table 22. Each site is designated with a 3-
letter code that indicate the following areas: 

• GEY – Geyserville 

• GUE – Guerneville 

• LAR – Larkfield 

• FOR – Forestville 

• GRA – Graton 

• SAN – South Santa Rosa 

• GLE – Glen Ellen 

• AGU – Agua Caliente 



Sonoma County Housing Element  August 2023 
Appendices 

APP-357 

• PEN – Penngrove 

• PET – Petaluma 

• SON – Sonoma City 

All parcels in the Site Inventory were analyzed for physical constraints to development. Where 
portions of a site would not be suitable for construction of housing, that constrained acreage 
was removed. This includes constraints related to floodways, floodplains, utility easements, 
access easements, and freeway setbacks. All USAs other than Forestville currently have 
adequate water and wastewater capacity accommodate identified sites. In the Forestville 
USA, the County performed a site-specific analysis to determine which parcels could feasibly 
be served within the planning period (see Table 24). 

Planning Area 2 – Cloverdale/N.E. County 
The Cloverdale/Northeast County Planning Area includes the City of Cloverdale and the 
community of Geyserville. This Planning Area consists mainly of agricultural and 
manufacturing; however, there has been growth in retail sectors throughout the area due to 
increased tourism. Residential growth in the planning area is expected to occur primarily 
within the City of Cloverdale’s Sphere of Influence, with limited development in Geyserville. 
Figure 6 shows the location of the sites in this area included on the Site Inventory. 

Fair Housing 

Inventory sites in Planning Area 2 are all located in a Moderate Resource area. Sites are in 
Geyserville, with access to services and jobs. Education scores are low, but despite proximity 
to Highway 101, environmental scores in for sites in Planning Area 2 are high.  

Infrastructure 
Inventory sites in Planning Area 2 are in the Geyserville Urban Service AreaUSA and have 
access to water and sewer service. Water service in the Geyserville area is provided by 
California American Water. Wastewater service is provided by Sonoma Water. There are no 
moratoriums or service interruptions in this Planning Area. Some extensions or upgrades of 
existing infrastructure would be needed to support all future development within the housing 
element and would be assessed on a case-by-case basis. See Water and Wastewater in the 
Infrastructure and Services section below for more details.  

Environmental Constraints 

There are no known environmental issues on the inventory sites in Planning Area 2 that would 
preclude the development of housing. The unincorporated community of Geyserville is just 
east of Highway 101, but overall pollution burden is low. The town is near moderate and high 
fire hazard severity zones (FHSVs), but inventory sites are not in any state-designated FHSVs.  

Planning Area 4 – Russian River 
The Russian River Planning Area extends from the Laguna de Santa Rosa westward to Austin 
Creek, and includes the communities of Guerneville, Forestville, and Monte Rio. Figure 7 
shows the location of the sites in this area included on the Site Inventory. 
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Fair Housing 

Inventory sites in Planning Area 4 are in Moderate Resource areas. Educational scores are 
low, but environmental scores in for sites in Planning Area 4 are high.  

Infrastructure 
Inventory sites in Planning Area 4 are in the Guerneville and Forestville Urban Service 
AreasUSAs, with access to sewer and water service. There are no moratoriums or service 
interruptions in this Planning Area. Some extensions or upgrades of existing infrastructure 
would be needed to support all future development within the housing element and would be 
assessed on a case-by-case basis. See Water and Wastewater in the Infrastructure and 
Services section below for more details. 

Environmental Constraints 

As described further in Environmental Constraints to Sites, below, the Russian River area is 
prone to flooding. No inventory sites in Planning Area 4 are located entirely within flood zones. 
Some sites are partially in the flood plain and therefore subject to additional construction 
requirements, but none that would preclude the development of housing. All sites have been 
evaluated to ensure that they have sufficient buildable site areas to support development at 
the densities listed. Overall pollution burden is low on sites in Planning Area 4. Inventory sites 
are in the moderate fire hazard severity zone.4  

Planning Area 5 – Santa Rosa 
The Santa Rosa Planning Area includes the flat terrain of the Santa Rosa Plain, several small 
valleys surrounded by rolling hills and the more rugged mountainous areas of the Sonoma 
and Mayacamas Mountain ranges. There are significant amounts of rural residential developed 
in isolated pockets of the planning area, and the population in this Planning Area is projected 
to grow more than other planning areas. Figure 8 shows the location of the sites in this area 
included on the Site Inventory. 

Planning Area 5 includes the Lance Drive subdivision (APNs: 036-111-009, 036-111-010, and 
036-111-016). This 30-acre property is currently in the unincorporated area of Sonoma 
County but has been pre-zoned by the City of Santa Rosa consistent with its adopted North 
Station Area Specific Plan and related EIR. These parcels will be rezoned to County zone 
districts consistent with the City’s prezoning. The Site Inventory assumes buildout on these 
sites consistent with the City of Santa Rosa’s established zoning standards for these sites, 
which range from 18 to 30 dwelling units per acre.  

Fair Housing 

Inventory sites in Planning Area 5 are primarily in low-resource areas, though some sites in 
the northern part of the Planning Area (Larkfield) are in Moderate Resource areas.  

 
4 Sonoma County Zoning and Land Use ActiveMap, 2022. 
https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962  

https://sonomacounty.maps.arcgis.com/apps/webappviewer/index.html?id=06ac7fe1b8554171b4682dc141293962
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Infrastructure 
Inventory sites in Planning Area 5 are in the Santa Rosa and Larkfield Urban Service 
AreasUSA, with access to public services. In the Santa Rosa Urban Service AreaUSA, services 
are provided by the City of Santa Rosa (water) and Sonoma Water (sanitation). In Larkfield, 
services are provided by California American Water. There are no moratoriums or service 
interruptions in this Planning Area. Some extensions or upgrades of existing infrastructure 
would be needed to support all future development within the housing element and would be 
assessed on a case-by-case basis. See Water and Wastewater in the Infrastructure and 
Services section below for more details. 

Environmental Constraints 

Planning Area 5 is partially within the Santa Rosa Plain, which is described in more detail in 
Environmental Constraints to Sites. Development in the Santa Rosa Plain requires additional 
studies and potentially mitigation, but these requirements would not preclude the 
development of housing; many parcels in Planning Area 5 and in the Santa Rosa Plain have 
been developed with affordable and market-rate housing. Inventory sites in the southern part 
of the planning area are near Highway 101 creating a high pollution burden in the area. 
Alternatively, the pollution burden is lower in the Larkfield area.  

Planning Area 6 – Sebastopol  
The Sebastopol Planning Area includes the City of Sebastopol, the communities of Graton, 
Bloomfield and Valley Ford, and portions of the Laguna de Santa Rosa. Most area residents 
live in single-family homes on lands designated Rural Residential, mixed with small farms and 
orchards. Land use policies for this area are intended to maintain its rural quality with limited 
commercial, industrial, and urban residential uses.  shows the location of the sites in this area 
included on the Site Inventory. 

Fair Housing 

Inventory sites in Planning Area 6 are in a Moderate Resource area. Environmental and 
education scores are also high.  

Infrastructure 

Inventory sites in Planning Area 6 are in the Graton Urban Service AreasUSA, with access to 
public services. The Graton USA is a small area served by a municipal water system, the 
Graton Mutual Water District, but the majority of Planning Area 6 uses private on-site wells 
for water supply. Water service for the sites located in Planning Area 6 would be supported 
by construction of on-site private wells. See Water and Wastewater in the Infrastructure and 
Services section below for more details. 

Environmental Constraints 

Inventory sites in Planning Area 6 do not have environmental constraints that would preclude 
the development of housing.  
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Planning Area 7 – Rohnert Park/ Cotati 
The Rohnert Park/Cotati Planning Area is in central Sonoma County along the Highway 101 
corridor and includes Rohnert Park, Cotati, and Penngrove. This is the smallest of the nine 
planning areas but has the highest population density. Figure 10 shows the location of these 
sites. 

Fair Housing 

Sites in Planning Area 7 are in Moderate and High Resource areas. Economic, environmental, 
and economic scores are lower in the moderate-resource areas as well.  

Infrastructure 

Sites in Planning Area 7 are in the Penngrove Urban Service AreasUSAs, with access to public 
services provided by Sonoma Water and California American Water. Sites in Planning Area 7 
are adequately served by the existing water service and the existing conveyance system. 
Upgrades needed to accommodate specific projects may include pipe upsizing or extensions. 
See Water and Wastewater in the Infrastructure and Services section below for more details. 

Environmental Constraints 

Planning Area 7 is partially within the Santa Rosa Plain, which is described in more detail in 
Environmental Constraints to Sites, below. Development in the Santa Rosa Plain requires 
additional studies and potentially mitigation, but these requirements would not preclude the 
development of housing; many parcels in the Santa Rosa Plain have been developed with 
affordable and market-rate housing and required mitigation. Land west of Old Redwood 
Highway is a moderate fire hazard severity zone.  

Planning Area 8 – Petaluma  

The Petaluma Planning Area, in the southwest portion of the county, extends from south of 
Penngrove to the Marin County line and from the Sonoma Mountains to Two Rock. With its 
proximity to Marin and San Francisco, the area has seen a significant increase in population. 
As this area grows, the goal is to avoid extension of Petaluma's Urban Service Boundary and 
limit urban residential development to the Urban Service Area when annexed by the City.  

Fair Housing 

Inventory sites in Planning Area 8 are located just outside of the city of Petaluma in a high-
resource area. Environmental scores are high, but economic and education scores are low in 
this area. However, the sites are located near services and schools.  

Infrastructure 

Inventory sites in Planning Area 8 are in the Petaluma Urban Service Areas, with access to 
public services, provided by the City of Petaluma. The water system used to support inventory 
sites located in Planning Area 8 may require pipe upsizing. A hydraulic analysis will be 
performed per the City of Petaluma standards in order to determine the diameter the pipe 
needs to be upsized to. In order to provide wastewater and sewer service to the sites in 



Sonoma County Housing Element  August 2023 
Appendices 

APP-361 

Planning Area 8, Petaluma City Ccouncil action will be needed to amend the current Outside 
Service Area Agreement policy. See Water and Wastewater in the Infrastructure and Services 
section below for more details. 

Environmental Constraints 

Inventory sites in Planning Area 8 do not have environmental constraints that would preclude 
the development of housing.  

Planning Area 9 – Sonoma Valley 
The Sonoma Valley Planning Area extends from Bennett Valley and Kenwood south to San 
Pablo Bay and from the crest of the Sonoma Mountains east to the Sonoma-Napa County line. 
Population is concentrated in Sonoma and in the adjacent unincorporated communities of 
Agua Caliente, Fetters Hot Springs, El Verano and Boyes Hot Springs. Figure 11 shows the 
location of these sites.  

Planning Area 9 includes the Sonoma Developmental Center (APNs: 054-090-001 and 054-
150-005), which is located about six miles north of the City of Sonoma and about 15 miles 
south of Santa Rosa, between the unincorporated communities of Glen Ellen and Eldridge. 
The County’s near-term (one to five years) adopted Specific Plan and EIR for this area include 
breaking ground on the first housing units west of Arnold Drive and working with non-profit 
affordable housing partners and project sponsors to develop and finance affordable housing 
projects.  

Fair Housing 

Inventory sites in Planning Area 9 are in Moderate Resource areas. Environmental scores are 
high, but education and economic scores are lower.  

Infrastructure 

Inventory sites in Planning Area 9 are in the Sonoma and Sonoma Valley Urban Service 
AreasUSAs, with access to public services. In the Sonoma Urban Service AreaUSAs, services 
are provided by the City of Sonoma. In Sonoma Valley, services are provided by Sonoma 
Water (Sonoma Valley County Sanitation District). Some extensions or upgrades of existing 
infrastructure would be needed to support all future development within the housing element 
and would be assessed on a case-by-case basis. See Water and Wastewater in the 
Infrastructure and Services section below for more details. 

Environmental Constraints 

No inventory sites are in fire hazard severity zones but nearby areas with steep slopes are in 
a high fire hazard severity zone.  
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Table 20: Housing Site Inventorys That Allow Residential Use Under Current Zoning 

Map ID Address APN 
Land 
Use Zoning 

Parcel 
Size 

Develop
able 

Acres 
Existing 
Uses Density 

New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate 

Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

 2 - Cloverdale/N.E. County 
GEY-5 80 Highway 128 140-100-

004 
UR 6 R3 6 0.87 0.87 Residential 6 4 0 0 4 Low 0.93 1908 

GEY-6 21322 
Geyserville Ave 

140-150-
012 

UR 6 R3 7 1.46 1.4 Residential 6 7 0 0 7 Low 0.85 1938 

GEY-7 Geyser Rd 140-160-
011 

UR 4.8 R1 4.8 1.11 1.11 Vacant 4.8 5 0 0 5 High 0 N/A 

 5 - Santa Rosa 
SAN-11 3372 Santa 

Rosa Ave 
044-101-
023 

UR 13 R3 13 1.26 1.26 Residential 13 15 0 11 4 Low 0.6 1880 

SAN-12 358 E Robles 
Avenue 

134-132-
022 

UR 20 R3 20 1.12 1.12 Residential 20 21 13 4 4 Low 0.36 1940 

LAR-9 5200 Fulton Rd 039-025-
053 

UR 11 R2 11 3.04 2.29 Residential 11 24 0 17 7 Low 1 1880 

LAR-10 5368 Fulton Rd 039-380-
027 

UR 5 R1 5 1.04 1.04 Residential 5 4 0 0 4 Low 0.37 1954 

SAN-15 3454 Santa 
Rosa Ave 

134-132-
017 

UR 13 R3 13 4.1 4.1 Vacant 13 53 0 37 16 Low 0 N/A 

SAN-16 3445 Brooks 
Avenue 

134-132-
067 

UR 20 R3 20 0.95 0.95 Auto 
storage 

20 28 17 6 5 Low 0 N/A 

SAN-17 388 E Robles 
Ave 

134-132-
025 

UR 20 R3 20 0.75 0.75 Residential 20 21 13 4 4 Low 0.89 1963 

 7 - Rohnert Park/Cotati 
PEN-10 10004 Main St 047-173-

016 
UR 6 R3 8 1.36 1.36 Residential 6 7 0 0 7 Low 0.85 1956 

 9 - Sonoma Valley 
ELD-1 15577 

Brookview Dr 
054-381-
010 

UR 4 R1 4 1.26 1.26 Residential 4 4 0 0 4 Moderate 0.43 1956 

AGU-4 17881 Riverside 
Dr 

133-150-
038 

UR 5 R1 5 1.37 1.37 Residential 5 5 0 0 5 High 0 N/A 
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Map ID Address APN 
Land 
Use Zoning 

Parcel 
Size 

Develop
able 

Acres 
Existing 
Uses Density 

New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate 

Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

GLE-3 15000 Arnold Dr 054-090-
001 

SDCSP SDCSP 584.4 584.4 SDC Site 30 100 20 0 80 Moderate N/A 1891 

GLE-4 14785 Arnold Dr 054-150-
005 

SDCSP SDCSP 90.66 90.66 SDC Site 30 100 20 0 80 Moderate N/A 1891 

Total     694.75 693.94   398 83 79 236    

* Site Capacity has been reduced to account for site specific constraints. 

Table 21: Rezone Sites 

Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

2 - Cloverdale/N.E. County 
GEY-1 21837 

Geyserville 
Ave 

140-180-
035 

LC LC, AH UR 20 R3 20 5.11 4.5 Vacant 20 90* 63 9 18 High 0 N/A 

GEY-3 21413 
Geyserville 
Ave 

140-150-
004 

UR 4.8 R1 4.8 UR 20 R3 20 1.07 1.07 Residential 20 19 14 2 4 High 1.58 N/A 

GEY-4 21421 
Geyserville 
Ave 

140-150-
001 

UR 4.8 R1 4.8 UR 20 R3 20 5.86 1.31 Residential 20 19 18 3 4 High 0.94 1910 

4 - Russian River 
FOR-1 6555 Covey 

Rd 
083-073-
017 

LI MP, AH UR 20 R3 20 2.86 2.86 Light industrial 20 57 40 6 11 High 5.9 N/A 

GUE-4 16050 
Laughlin 
Road 

069-230-
007 

UR 2 RR 2 UR 20 R3 20 4.23 4.23 Residential 20 19* 50 17 16 Moderate 0.06 1943 

FOR-3 6194 
Forestville 
Street 

084-020-
004 

UR 2 R1 2 UR 20 R3 20 1.66 1.66 Vacant 20 33 23 3 7 High 0 1936 

FOR-4 6090 Van 
Keppel Road 

083-073-
010 

UR 2 RR 2 UR 20 R3 20 3.55 3.55 Residential 20 70 49 7 14 High 0 N/A 

5 - Santa Rosa 
LAR-1 5146 Old 

Redwood 
Highway 

039-320-
051 

LC, UR 11 LC UR 20 R3 20 3 3 Religious 
Building 

20 20* 36 12 12 Low 3.3 1983 
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Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

LAR-3 1 Airport 
Boulevard 

039-025-
060 

LC CO, AH UR 20 R3 20 0.45 0.45 Vacant 20 9 0 4 5 Low 0 N/A 

LAR-4 245 Airport 
Blvd 

039-025-
026 

UR 9 R2 9 UR 20 R3 20 0.29 0.29 Vacant 20 5 0 2 3 Low 0 1924 

LAR-7 5495 Old 
Redwood 
Highway 

039-380-
018 

UR 5 R1 5 UR 20 R3 20 1.51 1.51 Residential 20 19 17 6 6 Low 0.29 1914 

LAR-8 5224 Old 
Redwood 
Hwy 

039-390-
022 

LC CO LC CO WH 0.46 0.46 Vacant 16 7 0 4 3 Low 0 N/A 

SAN-4 3345 Santa 
Rosa Avenue 

043-153-
021 

GC PC LC LC WH 6.26 6.26 Motel & 
commercial 

16 100 0 50 50 Low 0.5 1967 

SAN-6 3824 Dutton 
Avenue 

134-072-
040 

GI M1 GI M1 WH 3.01 3.01 Auto storage 16 48 0 24 24 Low 0 N/A 

SAN-7 3280 Dutton 
Avenue 

134-072-
038 

GI M1 GI M1 WH 3.01 3.01 Vacant 16 48 0 24 24 Low 0 N/A 

SAN-8 3427 
Moorland 
Avenue 

134-111-
020 

UR 5 RR UR 20 R3 20 1.02 1.02 Residential 20 18 11 4 3 Low 2 1967 

SAN-9 150 Todd 
Road 

134-171-
059 

LI M3 GI M3 WH 6.57 6.57 Light 
manufacturing  

16 105 0 53 52 Low 0.79 1965 

6 - Sebastopol 
GRA-1 9001 Donald 

St 
130-165-
001 

UR 5 R1 5 UR 20 R3 20 1.12 1.12 Vacant 20 20 15 2 5 Highest 0 N/A 

GRA-3 3155 Frei Rd 130-180-
079 

RR 2 RR 2 UR 20 R3 20 1.18 1.18 Residential 20 19 15 2 5 Highest 1.38 1985 

7 - Rohnert Park/Cotati 
PEN-2 635 Goodwin 

Ave 
047-152-
020 

UR 2 RR 1 UR 20 R3 20 1.01 1.01 Vacant 20 20 12 4 4 Low 0 N/A 

PEN-3 10070, 
10078, 
11790 Main 
Street 

047-174-
008 

GC C2 LC C2 WH 0.16 0.16 Single Story 
Store 

16 2 0 1 1 Moderate 0.84 1900 

PEN-4 635 Goodwin 
Ave 

047-152-
019 

UR 2 RR 2 UR 20 R3 20 1.72 1.72 Vacant 20 20 20 7 7 Low 0 N/A 

PEN-6 355 Adobe 
Road 

047-091-
013 

UR 1 RR 1 UR 20 R3 20 1.95 1.95 Residential 20 18 22 7 8 Low 1.04 1965 

PEN-7 220 Hatchery 
Road 

047-153-
004 

UR 2 RR 2 UR 20 R3 20 5 5 Residential 20 99 59 20 20 Low 1.12 1920 
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Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

PEN-8 202 Main 
Street 

047-166-
023 

GC C3 GC C2 WH 0.65 0.65 Warehouse 16 10* 0 5 5 Moderate 0.32 1918 

9 - Sonoma Valley 
AGU-2 211 Old 

Maple Ave 
056-531-
006 

UR 1 R1 1  UR 20 R3 20 6.74 2.81 Vacant 20 20* 34 11 11 Low 0.64 1910 

AGU-3 18621 
Railroad 
Avenue 

052-272-
011 

UR 5 R1 5 UR 20 R3 20 3.15 3.15 Religious 
Building 

20 54 38 13 12 Low 2.19 N/A 

SON-1 20549 
Broadway 

128-311-
015 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 0.21 1948 

SON-2 20559 
Broadway 

128-311-
016 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 0.34 1960 

SON-3 20535 
Broadway 

128-311-
014 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 3.36 1945 

SON-4 20563 
Broadway 

128-311-
017 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 19 11 4 4 Low 1.6 1934 

Total       76.6 67.51   1,245 580 318 347    
*Site Capacity has been reduced to account for site specific constraints. 

 
Table 22: Sites to be Rezoned Through Program 4: Actions to Meet RHNA 

Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres  Existing Uses Density 
New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

5 - Santa Rosa 
SAN-18 Lance Dr 036-111-

009 
Medium 
High Density 
Residential 

R-3-30 UR 20 R3 20 6 6 Vacant 25.5 153 61 46 46 Low 0 N/A 

SAN-18 Lance Dr 036-111-
009 

Medium 
Density 
Residential 

R-3-18 UR 11 R2 11 8 8 Vacant 15.3 122 0 61 61 Low 0 N/A 

SAN-19 Lance Dr 036-111-
010 

Medium 
Density 
Residential 

R-3-18 UR 11 R2 11 4.82 4.82 Vacant 15.3 73 0 36 37 Low 0 N/A 

SAN-20 Lance Dr 036-111-
016 

Medium 
High Density 
Residential 

R-3-30 UR 20 R3 20 10 10 Vacant 25.5 255 102 76 77 Low 0 N/A 



Sonoma County Housing Element  August 2023 
Appendices 

APP-366 

Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres  Existing Uses Density 
New 
Units 

Lower-
Income 

Units 

Moderate-
Income 

Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

SAN-20 Lance Dr 036-111-
016 

Retail and 
Business 
Services 

CN LC C2 WH 1.5 1.5 Vacant 25.5 38 0 19 19 Low 0 N/A 

6 - Sebastopol 
GRA-2 3400 Ross 

Road 
130-090-
009 

GI M1 GI R3 20 2.28 2.28 Industrial 20 44 31 4 9 Highest 0 N/A 

Total       32.6 32.6   685 164 242 244    

* Site Capacity has been reduced to account for site specific constraints. 
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Figure 6: Planning Area 2 – Cloverdale/N.E. County 
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Figure 7: Planning Area 4 – Russian River 
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Figure 8:  Planning Area 5 – Santa Rosa 
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Figure 9:  Planning Area 6 - Sebastopol 
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Figure 10: Planning Area 7 – Rohnert Park/Cotati/Penngrove 
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Figure 11: Planning Area 9 – Sonoma Valley 
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Conversion from Non-Affordable to Affordable  
Sonoma County is pursuing the acquisition and conversion of existing multifamily rental units 
from non-affordable to affordable through the implementation of its Housing Element 
Program 21. In this model, the County would join a Joint Powers Authority (JPA) and authorize 
the JPA to issue bonds on behalf of the County. The JPA would then acquire a market-rate 
apartment complex, through issuance of tax-exempt municipal bonds, and set rents to be 
affordable to Very Low-, Low-, and Moderate-Income households. The model has been proven 
in other jurisdictions throughout California, including Santa Rosa.  

Affordable units added through this program meet the definition of conversion of multifamily 
rental units from non-affordable to affordable. Through this program, the County seeks to 
acquire and convert properties during the planning period. These units will meet the standards 
of Gov. Code § 65583.1(c)(2)(B), as follows: 

• Acquired units will be made affordable to very low-, low-, and Moderate-Income 
households. 

• Units converted to Very Low-Income will not be deed restricted as affordable to Very 
Low-Income households at the time they are identified for acquisition. 

• Units converted to low-income will not be deed restricted as affordable to low-
income households at the time they are identified for acquisition. 

• Unit converted to moderate-income will not be deed restricted as affordable to 
Moderate-Income households at the time they are identified for acquisition. 

• The model does not force existing residents to move at the time of acquisition. 
Rather, the units in which households that meet very low-, low-, and Moderate-
Income standards are converted to affordable units immediately, and the units in 
which above-moderate households reside are converted upon attrition. Because 
there is no displacement of current residents occurs as a result of acquisition, no 
relocation is necessary. 

• The units will be decent, safe, and sanitary upon occupancy. 

• The affordability and occupancy restrictions will be maintained for 55 years. 

• The County met part of its Lower-Income RHNA in the previous planning period. 
Section 1.15 provides a discussion of Sonoma County’s progress in meeting 5th Cycle 
housing goals. 

These units will be eligible to count towards the County’s RHNA during the Annual Progress 
Report process but are not being used to demonstrate adequate capacity to meet the RHNA.
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Infrastructure and Services 

Water and Wastewater 
The General Plan Land Use Element establishes 12 Urban Service AreasUSAs in the 
Unincorporated County, where County policies allow urban services to be established and 
extended. All inventory sites are located in Urban Service Areas USAs. Table 23 shows each USA 
that includes inventory sites along with the water and sewer providers that service each area. 

Table 23: Water and Wastewater Agencies 
Urban Service Area  Water Service Provider  Sewer Service Provider 
Agua Caliente Valley of the Moon Water District Sonoma Valley County Sanitation 

District (Sonoma Water) Glen Ellen  
Sonoma City City of Sonoma 
Forestville  Forestville Water District  Forestville Water District 
Geyserville  California American Water - 

Geyserville 
Geyserville Sanitation Zone (Sonoma 
Water) 

Graton  Individually Owned Wells Graton Community Services District 

Guerneville Sweetwater Springs Water 
District/California Water Service – 
Armstrong Valley 

Russian River County Sanitation District 
(Sonoma Water) 

Larkfield  California American Water – 
Larkfield 

Airport/Larkfield/Wikiup Sanitation Zone 
(Sonoma Water) 

Penngrove  Penngrove/Kenwood Water 
Company 

Penngrove Sanitation Zone (Sonoma 
Water) 

Petaluma  City of Petaluma City of Petaluma 

Santa Rosa  City of Santa Rosa City of Santa Rosa and South Park County 
Sanitation District (Sonoma Water) 

Source: Sonoma County Rezoning Sites for Housing Project Water and Sewer Study 2022 

The Urban Service AreasUSAs are served by a total of 22 water and wastewater service providers 
that are not under the jurisdiction of the County of Sonoma. Each unincorporated community and 
each sewer or water system is unique in terms of size, geography, topography, water sources, 
age and condition of lines and equipment, rate structure, and current status of long-range 
planning. Development enabled by the rezoning of sites may connect to public services but would 
bear the cost of extending physical infrastructure to a site if it is not existing, or, upgrading 
existing infrastructure if it is found to be insufficient. Constraints to housing development related 
to infrastructure are described in more detail in the Technical Background Report.  
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As part of the ongoing project to rezone 59 potential sites for residential use, the County prepared 
a Water and Sewer Study5 that analyzed available infrastructure on a site-by-site basis. Table 24 
shows the number of inventory units for each USA along with the water and sewer, and overall 
category as defined below: 

• Category 1 – Adequate as is to support rezoning 

• Category 2 – Adequate, however some improvements are likely 

• Category 3 – Inadequate as is, requires significant improvements. 

 

A Category 1 site has both water and sewer infrastructure directly adjacent to the parcel, both 
the water and sewer systems have available capacity, and there are no supply or treatment 
deficiencies. These sites can be re-developed with minimal to no infrastructure improvements 
required. 

For a Category 2 site, there is both water and sewer infrastructure within the general vicinity of 
the site, however the infrastructure may need to be extended or upsized. Category 2 sites may 
have system deficiencies identified, however plans to mitigate the deficiency are planned by the 
agency.  

Category 3 sites will have more extensive concerns, such as no water and/or sewer service in the 
vicinity of the parcel or have supply or treatment deficiencies that cannot be easily mitigated. 
These parcels will require significant improvements or actions to provide water and/or sewer 
service. 

The information gathered to determine each category includes, but is not limited to, infrastructure 
condition, excess capacity, supply and storage availability, and system specific issues. All USAs 
except for Forestville have an overall category of 2, indicating that there is adequate infrastructure 
with some improvements likely needed. Due to an overall categorization of 3 in Forestville, which 
indicated inadequate infrastructure, the County performed a site-specific analysis to determine 
which parcels could feasibly be served within the planning period. 

 
5 Sonoma County Rezoning Sites for Housing Project Water and Sewer Study. 2022. 
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Table 24: Water and Wastewater Availability by Service Area 

Urban Service 
Area 

Lower Income 
Units 

Moderate 
Income Units 

Above 
Moderate 

Income Units 
Water 

Category 
Sewer 

Category 
Overall 

Category TCAC Resource Level 
Forestville 112 16 32 2 3 3 High Resource 
Geyserville 95 14 42 2 2 2 High Resource 
Graton 58 26 36 N/A 2 2 Highest Resource 
Guerneville 50 17 16 2 2 2 Moderate Resource 
Larkfield 53 28 29 2 2 2 Low Resource; Moderate 

Resource 
Penngrove 113 46 54 1 2 2 Low Resource; Moderate 

Resource; High 
Resource 

Santa Rosa 217 576 541 1 2 2 Low Resource; Moderate 
Resource; High 
Resource 

City of Sonoma 44 16 13 1 2 2 Moderate Resource 
Sonoma Valley 122 31 199 2 1 2 Moderate Resource 
Category 1 – Adequate as is to support rezoning 

Category 2 - Adequate, however some improvements are likely 

Category 3 - Inadequate as is, requires significant improvements 

Source: Sonoma County Rezoning Sites for Housing Project Water and Sewer Study, 2022 
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Storm Water and Drainage 
Unincorporated Sonoma County falls under the jurisdiction of two State Regional Water Quality 
Control Board (SRWQCB) regions, depending on the ultimate drainage of the watershed, and two 
Municipal Separate Storm Sewer Systems (MS4s) permits. The County’s Permit and Resource 
Management Department (Permit Sonoma) administers these requirements for all new 
development. The County, together with the City of Santa Rosa and the Sonoma County Water 
Agency, has established a Storm Water Management Program, which includes efforts to raise 
awareness of stormwater quality issues through public education and outreach, providing 
information and resources to the construction and development industries to promote better 
stormwater management, with the goal of reducing polluted runoff in the county. 

Circulation System 
The Circulation and Transit Element of the Sonoma County General Plan outlines the long-term 
plan for roadways, including numbers of lanes, right-of-way, and general operating conditions. It 
also provides guidance relating to the transit system, goods movement system, and nonmotorized 
travel, including bicycle and pedestrian travel and serves as a comprehensive transportation 
management strategy to ensure adequate transportation infrastructure is in place to meet 
population growth.  

Dry Utilities 
PG&E supplies electricity and gas within Sonoma County. The County General Services 
Department Energy and Sustainability Division is responsible for planning, evaluating, and 
administering the Countywide Energy Management and Sustainability Program. Telephone, 
internet services, and cable television are serviced by contracted providers, including AT&T and 
Xfinity.  

Environmental Constraints to Sites 
There are four appreciable environmental constraints to the development of housing in the 
unincorporated area of Sonoma County. These include the potential for flooding along certain 
portions of the Russian River and its tributaries; steep slopes in some rural areas; poor septic 
suitability in some rural areas; and the presence of sensitive species, including the California Tiger 
Salamander (CTS) and possibly listed plants within the Santa Rosa Plain. All four types of 
environmental constraints have been accounted for in the housing site inventory. 

Flooding 
The Guerneville area is subject to flooding from the Russian River and its tributaries. Smaller 
areas of flooding from urban creeks also exist within Unincorporated Sonoma County. While the 
Guerneville Urban Service AreaUSA allows high enough densities to support affordable housing 
development, many parcels within this area are subject to at least some flooding during a 100-
year flood event. While County Code does prevent construction within the F1 (Floodway) Zone, 



Sonoma County HCD Review Draft Housing Element    August 2023December 2022 
Appendices 
 
 

APP-378 

construction is allowed within the F2 (Flood Plain) Zone so long as the finished floor elevation is 
at least one foot greater than the 100-year flood elevation. This was taken into consideration 
when the housing site inventory was compiled; parcels that were located entirely within the F1 
floodway were not included in the inventory. All inventoried parcels in the Guerneville area, as 
well as within other designated 100-year flood areas, have been evaluated to ensure that they 
have sufficient buildable site areas to support development at the densities listed. 

Steep Slopes and Septic Suitability 
Much of Unincorporated Sonoma County’s more remote land area is characterized by steeply 
wooded slopes which provide poor building sites and poor septic suitability. Allowable densities 
within these steep wooded areas are very low, on the order of one unit per 160 to 640 acres of 
land. While there is some development activity within these areas, they were not included in the 
housing inventory. 

Sonoma County is known to have poor septic suitability in much of its land area. The residential 
Site Inventory does not contain any rural sites for which a septic system or other on-site sewage 
disposal systems would be required. All sites are in urban areas with access to public sewage 
systems.  

California Tiger Salamander (CTS) 
Some housing sites within the Santa Rosa Plain are identified as potential habitat for the California 
tiger salamander (CTS). The U.S. Fish and Wildlife Service (FWS) published the Santa Rosa Plain 
Conservation Strategy in 2005, and it provides the biological framework for conservation of the 
CTS and four rare plant species found in conjunction with wetland habitat on the Santa Rosa 
Plain. It identifies conservation areas and mitigation requirements for development projects that 
will impact the habitat of protected species. The Conservation Strategy has not been fully 
implemented, but Sonoma County uses the mitigation guidelines contained in the FWS Interim 
Guidance and the Programmatic Biological Opinion (PBO) for projects that require environmental 
review pursuant to CEQA. The mitigation standards described below apply to discretionary 
projects. 

For projects proposed in areas that have Strategy Designations or are within the 2011 FWS 
designated Critical Habitat area that indicate the possible presence of CTS, an applicant may 
assume the presence of CTS and use the mitigation requirements contained in the PBO as 
summarized below, or hire a qualified professional biologist (typically an individual possessing a 
FWS Recovery Permit) to conduct a CTS Site Assessment (in accordance with Interim Guidance 
on Site Assessment and Field Surveys for Determining Presence or a Negative Finding of the 
California Tiger Salamander, October 2003). The FWS and/or California Department of Fish and 
Wildlife will make one of three findings based upon the Site Assessment, which will result in a 
corresponding County action as follows: 

• Determine that the project will not likely result in take of CTS and CTS habitat. The 
County will not require further information or mitigation for CTS. 
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• Determine that a protocol survey for CTS is needed and direct the applicant to 
undertake the survey. If the survey is negative, the County will not require further 
information or mitigation for CTS. If the survey finds CTS, the applicant will be required 
to mitigate as appropriate, based upon the Interim Mitigation Guidelines. 

• If a survey is infeasible or the applicant simply wishes to assume CTS presence and 
mitigate, the applicant can obtain all necessary permits and implement mitigations as 
outlined within the PBO Mitigation Guidelines. To compensate for the loss of habitat, 
applicants may mitigate by purchasing credits in local mitigation banks, with projects 
closer to known breeding sites required to mitigate at a higher level. 

Local mitigation banks have been developed, and projects routinely purchase mitigation credits 
to allow development within the potential CTS range. Presence/Absence Surveys, if chosen by 
the applicant, can be accomplished within two years; mitigation credits can be purchased within 
a matter of months. 

While mitigating for CTS does add to the development costs of projects, County Fund for Housing 
(CFH) funding may be available to assist affordable projects. Additionally, the county’s largest 
non-profit housing developer, Burbank Housing Development Corporation, has undertaken the 
development of its own mitigation bank. 
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Exhibit 2A-1a Appendix D Errata Table 

Table 1: Rezone Sites 

Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 
Units 

Moderate-
Income 
Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

2 - Cloverdale/N.E. County 
GEY-1 21837 

Geyserville 
Ave 

140-180-
035 

LC LC, AH UR 20 R3 20 5.11 4.5 Vacant 20 90* 63 9 18 High 0 N/A 

GEY-3 21413 
Geyserville 
Ave 

140-150-
004 

UR 4.8 R1 4.8 UR 20 R3 20 1.07 1.07 Residential 20 20 14 2 4 High 1.58 N/A 

GEY-4 21421 
Geyserville 
Ave 

140-150-
001 

UR 4.8 R1 4.8 UR 20 R3 20 5.86 1.31 Residential 20 25 18 3 4 High 0.94 1910 

4 - Russian River 
FOR-1 6555 Covey

Rd 
 083-073-

017 
LI MP, AH UR 20 R3 20 2.86 2.86 Light industrial 20 57 40 6 11 High 5.9 N/A 

GUE-4 16050 
Laughlin 
Road 

069-230-
007 

UR 2 RR 2 UR 20 R3 20 4.23 4.23 Residential 20 83* 50 17 16 Moderate 0.06 1943 

FOR-3 6194 
Forestville 
Street 

084-020-
004 

UR 2 R1 2 UR 20 R3 20 1.66 1.66 Vacant 20 33 23 3 7 High 0 1936 

FOR-4 6090 Van 
Keppel Road 

083-073-
010 

UR 2 RR 2 UR 20 R3 20 3.55 3.55 Residential 20 70 49 7 14 High 0 N/A 

5 - Santa Rosa 
LAR-1 5146 Old 

Redwood 
Highway 

039-320-
051 

LC, UR 11 LC UR 20 R3 20 3 3 Religious 
Building 

20 60* 36 12 12 Low 3.3 1983 

LAR-3 1 Airport 
Boulevard 

039-025-
060 

LC CO, AH UR 20 R3 20 0.45 0.45 Vacant 20 9 0 4 5 Low 0 N/A 

LAR-4 245 Airport 
Blvd 

039-025-
026 

UR 9 R2 9 UR 20 R3 20 0.29 0.29 Vacant 20 5 0 2 3 Low 0 1924 

LAR-7 5495 Old 
Redwood 
Highway 

039-380-
018 

UR 5 R1 5 UR 20 R3 20 1.51 1.51 Residential 20 29 17 6 6 Low 0.29 1914 

LAR-8 5224 Old 
Redwood 
Hwy 

039-390-
022 

LC CO LC CO WH 0.46 0.46 Vacant 16 7 0 4 3 Low 0 N/A 

SAN-4 3345 Santa 
Rosa Avenue 

043-153-
021 

GC PC LC LC WH 6.26 6.26 Motel & 
commercial 

16 100 0 50 50 Low 0.5 1967 

SAN-6 3824 Dutton
Avenue 

 134-072-
040 

GI M1 GI M1 WH 3.01 3.01 Auto storage 16 48 0 24 24 Low 0 N/A 
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Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 
Units 

Moderate-
Income 
Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

SAN-7 3280 Dutton 
Avenue 

134-072-
038 

GI M1 GI M1 WH 3.01 3.01 Vacant 16 48 0 24 24 Low 0 N/A 

SAN-8 3427 
Moorland 
Avenue 

134-111-
020 

UR 5 RR UR 20 R3 20 1.02 1.02 Residential 20 18 11 4 3 Low 2 1967 

SAN-9 150 Todd 
Road 

134-171-
059 

LI M3 GI M3 WH 6.57 6.57 Light 
manufacturing  

16 105 0 53 52 Low 0.79 1965 

6 - Sebastopol 
GRA-1 9001 Donald 

St 
130-165-
001 

UR 5 R1 5 UR 20 R3 20 1.12 1.12 Vacant 20 22 15 2 5 Highest 0 N/A 

GRA-3 3155 Frei Rd 130-180-
079 

RR 2 RR 2 UR 20 R3 20 1.18 1.18 Residential 20 22 15 2 5 Highest 1.38 1985 

7 - Rohnert Park/Cotati 
PEN-2 635 Goodwin 

Ave 
047-152-
020 

UR 2 RR 1 UR 20 R3 20 1.01 1.01 Vacant 20 20 12 4 4 Low 0 N/A 

PEN-3 10070, 
10078, 
11790 Main 
Street 

047-174-
008 

GC C2 LC C2 WH 0.16 0.16 Single Story 
Store 

16 2 0 1 1 Moderate 0.84 1900 

PEN-4 635 Goodwin 
Ave 

047-152-
019 

UR 2 RR 2 UR 20 R3 20 1.72 1.72 Vacant 20 34 20 7 7 Low 0 N/A 

PEN-6 355 Adobe 
Road 

047-091-
013 

UR 1 RR 1 UR 20 R3 20 1.95 1.95 Residential 20 37 22 7 8 Low 1.04 1965 

PEN-7 220 Hatchery 
Road 

047-153-
004 

UR 2 RR 2 UR 20 R3 20 5 5 Residential 20 99 59 20 20 Low 1.12 1920 

PEN-8 202 Main 
Street 

047-166-
023 

GC C3 GC C2 WH 0.65 0.65 Warehouse 16 10* 0 5 5 Moderate 0.32 1918 

9 - Sonoma Valley 
AGU-2 211 Old 

Maple Ave 
056-531-
006 

UR 1 R1 1  UR 20 R3 20 6.74 2.81 Vacant 20 56* 34 11 11 Low 0.64 1910 

AGU-3 18621 
Railroad 
Avenue 

052-272-
011 

UR 5 R1 5 UR 20 R3 20 3.15 3.15 Religious 
Building 

20 63 38 13 12 Low 2.19 N/A 

SON-1 20549 
Broadway 

128-311-
015 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 0.21 1948 

SON-2 20559 
Broadway 

128-311-
016 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 0.34 1960 

SON-3 20535 
Broadway 

128-311-
014 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 18 11 4 3 Low 3.36 1945 
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Map ID Address APN 
Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres Existing Uses Density 
New 
Units 

Lower-
Income 
Units 

Moderate-
Income 
Units 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built 

SON-4 20563 
Broadway 

128-311-
017 

RR 3 RR 3 UR 20 R3 20 1 1 Residential 20 19 11 4 4 Low 1.6 1934 

Total       76.6 67.51   1,245 580 318 347    

*Site Capacity has been reduced to account for site specific constraints. 
 
Table 2: Sites to be Rezoned Through Program 4: Actions to Meet RHNA 

Above 
Moderate-

Income 
Units 

TCAC 
Resource 
Level ILV 

Year 
Built Map ID Address 

5 - Santa Rosa 
APN 

Current 
Land Use 

Current 
Zoning 

New 
Land 
Use 

New 
Zoning 

Parcel 
Size 

Develop
able 

Acres  Existing Uses Density 
New 
Units 

Lower-
Income 
Units 

Moderate-
Income 
Units 

SAN-18 Lance Dr 036-111-
009 

Medium 
High Density 
Residential 

R-3-30 UR 20 R3 20 6 6 Vacant 25.5 153 61 46 46 Low 0 N/A 

SAN-18 Lance Dr 036-111-
009 

Medium 
Density 
Residential 

R-3-18 UR 11 R2 11 8 8 Vacant 15.3 122 0 61 61 Low 0 N/A 

SAN-19 Lance Dr 036-111-
010 

Medium 
Density 
Residential 

R-3-18 UR 11 R2 11 4.82 4.82 Vacant 15.3 73 0 36 37 Low 0 N/A 

SAN-20 Lance Dr 036-111-
016 

Medium 
High Density 
Residential 

R-3-30 UR 20 R3 20 10 10 Vacant 25.5 255 102 76 77 Low 0 N/A 

SAN-20 Lance Dr 036-111-
016 

Retail and 
Business 
Services 

CN LC C2 WH 1.5 1.5 Vacant 25.5 38 0 19 19 Low 0 N/A 

6 - Sebastopol 
GRA-2 3400 Ross 

Road 
130-090-
009 

GI M1 GI R3 20 2.28 2.28 Industrial 20 44 31 4 9 Highest 0 N/A 

Total       32.6 32.6   685 194 242 249    

* Site Capacity has been reduced to account for s ite specific constraints. 
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