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Section I: Purpose, Goals, Policies & Programs 
 
A. Purpose  
 
The Housing Element is a statement of Fort Bragg’s vision regarding existing and future housing 
needs.  The previous Housing Element was adopted by the City Council in 2002, updated in 
2004 and certified by the State Department of Housing and Community Development (HCD) in 
2004.  This updated Housing Element achieves the State’s requirement that each community’s 
Housing Element be updated every five years (by 2009).  It consists of two sections.  Section I 
contains the goals, policies and implementation programs.  Section II contains an analysis of the 
housing needs of all economic segments of the community.  The goals, policies and programs 
are based on the needs identified in Section II and State Housing Law. 
 
An essential goal of the Fort Bragg Housing Element is to achieve an adequate supply of safe, 
decent housing for all residents of Fort Bragg.  In order to achieve this goal, the policies and 
programs of the Housing Element set the framework to: 
 
1. Provide additional affordable housing through the implementation of the Inclusionary Housing 

ordinance, pre-approved second unit program, density bonus law, and the development of 
affordable housing projects for a variety of special needs populations. 

2. Maintain and preserve the existing housing stock and retain the character of Fort Bragg's 
residential neighborhoods; 

3. Meet the City's regional housing needs allocations; and 
4. Improve the energy efficiency and sustainability of new housing development and existing 

housing.  
 
The City has a commitment to Fort Bragg residents to maintain the identity and quality of the 
residential neighborhoods.  At the same time, the City must work to meet its share of regional 
housing needs.  The Housing Element articulates Fort Bragg's housing goals and establishes 
policies and programs to guide decision-makers to meet the community’s housing needs.  
 
B. Relationship of the Housing Element to the General Plan 
 
Consistency of the Housing Element with the other elements of the City's General Plan is 
essential to having a complete and legally adequate General Plan.  The Housing Element is one 
of seven required General Plan elements and it complements, and is complemented by, policies 
form the other Elements. For example: 

• The Land Use Element establishes the zoning designations and maximum and 
minimum densities for residential development. It also establishes policies and 
programs regarding the preservation and enhancement of residential neighborhoods 
as well as where best to locate new development.  

• The Public Facilities Element sets forth goals and policies to ensure that new 
residential development is served by public services and that new development pays 
its fair share of the cost of using these services.  

• The Conservation, Open Space, Energy, and Parks Element sets policies and 
goals for the protection of sensitive and natural resources, reducing energy use in 
buildings, encouraging alternative energy, improving water quality establishing, and 
preserving parks and open space.   
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• The Circulation Element identifies the City’s existing circulation system and level of 
service for roads and streets.  It also establishes policies and programs for traffic in 
residential neighborhoods and improving public transit, pedestrian facilities, and 
bikeways. 

• The Community Design Element establishes a number of policies and programs 
that impact housing development and design, including policies and programs related 
to design review, landscaping, siting, property maintenance, exterior lighting, and 
more.  

• The Safety Element identifies areas of the community that are subject to safety 
concerns such as flooding, tsunami events, earthquakes, and slope erosion. It further 
establishes policies and programs to minimize these risks as well as reducing fire 
hazards.  

• The Noise Element establishes noise standards for residential and mixed-use 
neighborhoods, as well as specific types of development such as multi-family and 
single family developments. It also sets requirements for mitigating noise impacts in 
new developments.  

 
No internal inconsistencies have been identified between the goals and policies of the Housing 
Element and the other Elements of the General Plan.  In addition, constraints identified in other 
elements such as limited water supply and natural resource concerns are recognized in the 
Housing Element.  In order to maintain compliance and consistency between Elements, the City 
conducts a consistency analysis when changes are made to the General Plan, the Land Use and 
Development Code, and/or the Citywide Design Guidelines.   
 
 
C. Summary of Findings 
 
Listed below are the key demographic, economic and regulatory findings from Section II: 
Housing Needs Assessment.  
 
Population and Job Growth 
• The City’s population increased slightly since 2000 from 6,814 residents to 6,868 residents 

in 2008.   
• If Fort Bragg’s population grows at the same rate as the County, Fort Bragg will add 654 new 

residents by 2017.   
• In Fort Bragg, future job growth is projected to be primarily in the lower-wage services and 

retail sectors with job declines projected in the relatively better paid resource extraction and 
manufacturing sectors 

 
Income 
• A significant proportion of Fort Bragg’s population is low income and very low income. A 

recently completed household income survey found that, in 2008, 14.4% of households were 
extremely low income (30% Area Median Income (AMI)), 26% were very low income (50% 
AMI), 26% were low income, and 33% were median income. 

• After adjusting for inflation the median household income has declined from $36,006 in 1999 
(equivalent to $46,531 in 2008 dollars) to an estimated $32,127 in 2008.  This represents a 
thirty percent decline in the median household income.    

 
 
 
Housing Availability and Affordability 
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• The City of Fort Bragg’s housing allocation, prepared by the Mendocino Council of 
Governments (MCOG), indicates that Fort Bragg will need to accommodate 256 affordable 
housing units over the five year period of this Housing Element (2010-2015).    

• Low income households in Fort Bragg are more likely to rent, while higher income household 
are more likely to own. However, over 50 percent of Fort Bragg’s extremely low, very-low and 
low income households are also home-owning households.  

• According to area property managers and real estate brokers the average rent, for new 
leases signed within the last six months, in the City of Fort Bragg are as follows $600/month 
for a one-bedroom apartment, $840/month for a two-bedroom apartment, and $1,400 for a 
three bedroom house (see page 24). In addition, rents are steadily declining.  Property 
managers have noted an increase in vacant rental housing that has not been seen in over 12 
years and there are now many more rentals available than renters seeking housing.  Rents 
have decreased by ten to fifteen percent since 2008.  In addition, many units are renting 
below the advertised price.    

• Overall low and moderate income households can afford to rent an appropriately sized 
apartment in Fort Bragg.  Very low income households must pay more than HCD guidelines 
for the maximum affordable rent.   

• The situation for home ownership has not yet stabilized as home prices continue to decline, 
and more foreclosure units come on the market.  In 2008 a total of eight units sold within City 
limits for a median sales price of $220,000 for a two-bedroom unit and $229,000 for a three-
bedroom unit.  Between 2008 and 2009 the median sales prices of a two bedroom unit fell by 
30 percent and the median price of a three bedroom unit fell by 50 percent.    

• Only moderate and above moderate income households can afford to purchase a home in 
Fort Bragg.  However, all moderate income households can currently afford to purchase a 
home in Fort Bragg.  This was not the case as recently as one year ago when home prices 
were significantly higher.  

 
Housing Conditions, Trends, Vacant Land, Emergency Shelters 
• A 2009 Housing Conditions Survey found that housing in Fort Bragg is of sound condition.  

Only 9% of all units require repairs, and half of units requiring repairs only require minor 
repairs.   

• The rate of new residential construction fluctuates significantly from year to year depending 
on market and economic conditions, but overall it averages 21 units per year. 

• The City has sufficient vacant and underdeveloped land to meet its regional housing 
allocation of 256 affordable units, since 1,554 units could be built on vacant parcels within 
City limits given current zoning and environmental constraints.  The majority (1,119) of these 
units could be higher-density multi-family units in high density and mixed use zoning districts.  

• The City of Fort Bragg allows emergency shelters as a permitted use in the General 
Commercial (CG) zoning district.   There are currently 4.8 acres of vacant land zoned as CG.  
This vacant land is more than adequate to meet the community’s need for emergency 
shelters.     

 
Governmental Regulations and Impact on Housing Market 
• Residential land use is currently allowed within six residential zones, and as part of mixed-

use projects in four commercial zones. 
• The City provides for two story development in all zones, and three and four story residential 

development in the majority of zones. In addition, the City’s lot coverage ratios and FAR 
(Floor Area Ratio) requirements allow for compact higher density residential development.  
Setbacks are reasonable given adjacent uses and the character of the community.  A Use 
Permit is required for projects on land zoned for higher densities as is a Coastal 
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Development Permit required for all projects of two units or more that are located within the 
City’s Coastal Zone. 

• Fees for planning applications (e.g. Design Review, Use Permit, Variance, Rezoning, and 
subdivision map approval) range from $150 to $1,695.  The fees charged by the City to 
process and review development applications are lower than comparable market-rate fees for 
technical plan review tasks.  

• Additional fees include school impact and parkland dedication fees, charges levied for 
building, electrical, plumbing, and other permits, and City capacity fees (development impact 
fees).  For a typical three-bedroom, two-bathroom single-family home, City planning fees, 
building fees, and water, sewer and drainage capacity fees total approximately $15,000. 

• The time taken to process development applications affects housing costs, since interest on 
loans must continue to be paid, and the longer it takes for the development to be approved, 
the higher the costs will be.  The time to process residential development applications does 
not constitute a constraint in Fort Bragg.  Typical permits that do not require Planning 
Commission action take from a day to two weeks to process.  Standard permits (Use Permit, 
Design Review, and Coastal Development Permit) that require Planning Commission action 
take from six to ten weeks.   Larger projects can take from four months to a year (projects 
which require a change of zoning, major subdivision approval, or preparation of an 
Environmental Impact Report).  

• Despite the maximum development potential figures, there are potentially significant 
constraints to increased housing development related to the adequacy of the City’s 
infrastructure.  These include the need for more water storage capacity, storm drain 
improvements, and sewer treatment system upgrades. 

 
D. Quantified Objectives 
 
The objectives in this update will be quantified to meet the Regional Housing Needs Allocation 
(RHNA) for the City. The City of Fort Bragg has identified four broad housing priorities: 
 

1. Provide additional affordable housing through the implementation of the Inclusionary 
Housing ordinance, pre-approved second unit program, density bonus law, and the 
development of affordable housing projects for a variety of special needs populations; 

2. Maintain and preserve the existing housing stock and retain the character of Fort Bragg's 
residential neighborhoods; 

3. Meet the City's regional housing needs allocations; and 
4. Improve the energy efficiency and sustainability of new housing development and existing 

housing.  
 
Past trends will provide a good foundation on which to project future housing development in Fort 
Bragg. A total of 352 dwelling units, of which 99 were affordable units, have been constructed in 
Fort Bragg since the 1991 Housing Need Allocations.  Since the 2004 Housing Element, 56 new 
units were added, of which eight were affordable (15 percent). In addition over the past three 
years (the only time frame for which the City has readily accessible records) there was significant 
rehabilitation work completed on a 50 units (17 units in 2008, 13 units in 2007, and 20 units in 
2006). 
 
Based on the trends, goals, policies, and objectives outlined above, and known projects and 
funding for affordable housing project which will be implemented in the next two years, the City 
has established quantified objectives illustrated in Table D-1 below.  Over the next planning 
period, the City’s goal is to have 85 new units constructed, of which 40 will be designated for low 
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and very low-income households. In addition, through the City’s rehabilitation program, the City 
anticipates assisting 25 low and very low income families with home repair and weatherization.  
Given past trends, the City anticipates that an additional 130 units will be repaired/rehabilitated 
with private funds. Finally, the City’s Redevelopment Agency is working with Rural Community 
Housing Development Corporation to conserve a 43-unit very low income housing project 
(Cypress Street).   The total number of units built, rehabilitated or conserved is 283 units for the 
five year period.  
 

Table D-1: Quantified Objectives, City of Fort Bragg, 2009-2014 
Conservation/  Income Category New 

Construction 
Rehabilitation 

Preservation Total 
Extremely Low Income 10  23* + 10 43 ** 86 
Very Low-Income 10  19* +10 0 39 
Low-Income 20 63 0 83 
Moderate-Income 20 20 0 40 
Above Moderate 25 20 0 45 
Total 85 155 43 283 
Source: City of Fort Bragg Community Development Department, 2009  
Notes:      
* indicates units which will be rehabilitated in 2010 with allocated ARRA funding.  
** These at risk units will be preserved through new affordability requirements being placed on 
the property as a consequence of Redevelopment Agency funding for rehabilitation work.  

The Construction objective refers to the number of new units that potentially may be 
constructed using public and/or private sources over the planning period of the element given 
the locality’s land resources, constraints and proposed programs.  

The Rehabilitation objective refers to the number of existing units expected to rehabilitated 
during the planning period.  

The Conservation/Preservation objective refers to the preservation of the existing affordable 
housing stock throughout the planning period.   

 
 
E.  Goals, Policies and Programs 
 
The format of the goals and policies of the Housing Element differs from the rest of the General 
Plan, in large measure to meet the requirements of State Housing Element Law (Government 
Code 365580 et. Seq.).  For every goal there are several policies – each with one or more 
implementation programs that contain the following information: 

• A concise statement of the specific City actions that will be taken to implement the 
program;  

• The City department or other agency responsible for implementation; and 
• The schedule for completion.  

 
Goal H-1 Conserve and improve the existing housing supply to provide adequate, 

safe, and decent housing for all Fort Bragg residents.  
 
Policy H-1.1 Housing Rehabilitation: Continue and expand the City’s housing rehabilitation 
and preservation programs.  
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Program H-1.1.1 Housing Rehabilitation Projects: Seek funding through the Community 
Development Block Grant (CDBG) program and other State and/or Federal programs to 
assist in the rehabilitation and conservation of  multi-family residential projects.  Work 
with non-profit and for-profit affordable housing developers as possible to achieve 
successful rehabilitation of multi-family housing.  

Responsibility:  Community Development Department 
Financing: City, CDBG, HOME 
Scheduling: Annually as an ongoing program 
 

Program H-1.1.2 Target Areas: Continue to identify target areas and specific 
properties where housing rehabilitation is most needed through a periodic update of the 
housing conditions survey which identifies the neighborhoods and areas requiring 
rehabilitation assistance.  

Responsibility:  Community Development Department  
Financing: City or CDBG 
Scheduling: Completed July 2009. Update every five years 
 

Program H-1.1.3 Housing Rehabilitation/Preservation Program: Continue the City’s 
housing rehabilitation program which provides low interest loans for the rehabilitation of 
homes owned or occupied by very-low to moderate-income households. Continue to 
seek funding from CDBG, HOME and other sources for the housing rehabilitation loan 
program.  Facilitate citizen awareness of the City’s rehabilitation loan program.  

Responsibility:  Community Development Department  
Financing: City, CDBG, HOME and other State and Federal funds 
Scheduling: In place and ongoing   
 
 

Program H-1.1.5 Capital Improvement Program: Consider capital improvement projects 
necessary to maintain the community’s older neighborhoods as part of the City Council’s 
annual review of the Capital Improvement Program. 

Responsibility:  Community Development and Public Works Departments 
Financing: City, State and Federal funding sources 
Scheduling: Annually as an ongoing program 
 

Policy H-1.2  Discourage Conversion of Residential Units: Discourage the conversion of 
residential units to other uses.  

 
Program H-1.2.1 Housing Rehabilitation in Non-Residential Areas: Continue to permit 
substantial rehabilitation of, and additions to, existing housing located in zones where it 
is a legal nonconforming use.  Require a conditional Use Permit and Design Review 
approval for substantial renovations.  

Responsibility:  Community Development Department  
Financing: City 
Scheduling: In place and ongoing 

 
Program H-1.2.2 Regulate Conversion of Residential Space for the Cultivate of Medical 
Marijuana: Continue to implement the City’s medical marijuana cultivation ordinance to 
limit the area in a residential structure that can be used for cultivation of Medical 
Marijuana. 

Responsibility:  Community Development Department, Police Department 
Financing: City 
Scheduling: Ongoing 
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Policy H-1.3 Energy Conservation & Green Building: Promote energy conservation 
improvements and green building improvements for existing and proposed residential units.  

 
Program H-1.3.1 Energy Conservation Program: Continue to provide energy 
conservation and green building materials and techniques workshops, display board and 
brochures.  Consider establishing an energy conservation program with a local energy 
audit non-profit to work with home owners to identify energy saving improvements to 
homes.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: Dec 2009 and Ongoing 
 

Program H-1.3.2 Green Building Program: Provide expedited plan review for green 
building projects and provide green building information for the public.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: First Quarter, 2010 and Ongoing 

 
Program H-1.3.3 Incentives for Green Building: Consider revising the Zoning Ordinance 
to allow the City Council to authorize one or more planning incentives for development 
projects that achieve a USGBC LEED Certification rating or higher or that achieve 
compliance with another comparable green building certification program, such as the 
Build It Green program.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: First Quarter, 2010 
 

Program H-1.3.4 Financing for Alternative Energy and Energy Conservation: Consider 
establishing a special improvement district for alternative energy (photovoltaic, wind, etc) 
and energy conservation projects.  With the establishment of a special improvement 
district home and business owners would be able to apply for funding from the City for 
the installation of alternative energy systems and/or energy conservation measures 
(better insulation, appliance upgrades, etc.), and pay the funds back through a special 
district tax amortized over the life of the system.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: 2011 and ongoing 
 
 

Policy H-1.4 Preserve At Risk Units: Work with private and non-profit affordable housing 
developers to preserve at-risk affordable housing projects. 
 

Program H-1.4.1 Develop At-Risk Units Program: Maintain an inventory of at risk 
affordable housing units and work with property-owners and non-profit affordable 
housing organizations to preserve these units by identifying and seeking funds from 
Federal, State and local agencies to preserve the units.  

Responsibility:  Community Development Department  
Financing: HOME Program, Federal Tax Credits, Redevelopment Agency, etc.  
Scheduling: Ongoing 
 

Goal H-2  Provide a range of housing, including single-family homes, townhouses, 
apartments, and other housing types to meet the housing needs of all 
economic segments of the community.  
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Policy H-2.1 Regional Housing Needs: Ensure that adequate residentially-zoned land is 
available to accommodate the City’s Regional Housing Needs Determination as described in 
Section II. 
 

Program H-2.1.1 Inventory of Infill Sites: Maintain the inventory of vacant and 
underdeveloped residentially designated land in the City’s GIS system.  Provide copies 
of the inventory for public distribution on the City website.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: Ongoing 
 

Policy H-2.2 Mixed-Use Development: Encourage the development of residential uses in 
conjunction with commercial enterprises in commercial zones, where the viability of the 
commercial activities would not be adversely affected. 

 
Program H-2.2.1 Mixed Use in the Central Business District: Continue to permit multiple 
family residential units, at a residential density of up to 40 units per acre, above the 
ground floor in the Central Business District (CBD).  

Responsibility:  Community Development Department  
Financing: City 
Scheduling: Ongoing 

 
Program H-2.2.2 Consider Allowing Ground Floor Residential: Consider revising the 
zoning ordinance to allow ground floor residential in mixed-use projects in the CBD 
along the rear of properties that back onto alleys.  

Responsibility:  Community Development Department  
Financing: City 
Scheduling: First Quarter 2010 

 
Program H-2.2.3 Mixed Use Zoning Regulations:  Revise the zoning ordinance to clarify 
permitting and performance standards for commercial uses in mixed-use districts in 
order to minimize conflicts between residential and commercial uses.  

Responsibility:  Community Development Department  
Financing: City 
Scheduling: First Quarter 2010 

 
Program H-2.2.4 Mixed Use Development in Commercial Districts: Continue to provide 
for additional housing development opportunities in commercial districts, through the 
implementation of mixed use zoning which provides for residential density of 24 units per 
acre in the CO, CH and the CG zoning districts with a conditional Use Permit. 

Responsibility:  Community Development Department  
Financing: City 
Scheduling: Ongoing 

 
Policy H-2.3 Secondary Dwelling Units: Continue to facilitate the construction of secondary 
dwelling units on residential properties.  

 
Program H-2.3.1 Secondary Dwelling Unit Design: Continue to implement the City’s 
pre-approved secondary unit program to provide affordable and aesthetically pleasing 
second unit designs for the development of secondary units in Fort Bragg.  

Responsibility:  Community Development Department  
Financing: City and Housing Developers  
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Scheduling:  Third Quarter, 2009 and ongoing 
 

Program H-2.3.2 Parking Requirements for Secondary Units:  Consider revising the 
zoning ordinance so that a new parking space is not required where the establishment of 
the required on-site parking space for a secondary unit would result in a new curb cut 
and the elimination of an on-street parking space.  

Responsibility:  Community Development Department  
Financing: City and Housing Developers  
Scheduling:  First Quarter 2010 
 

Program H-2.3.3 Reduced Development Impact Fees for Secondary Units and Smaller 
Units:  Consider establishing an updated Development Impact Fee for small residential 
units that recognizes the reduced impacts on the City’s sewer, water, drainage, parks, 
and streets of smaller units of one bedroom or less.  

Responsibility:  Community Development Department  
Financing: City and Housing Developers  
Scheduling:  Fourth Quarter 2009 

 
Policy H-2.4 Manufactured Housing: Continue to encourage manufactured homes. 
 

Program H-2.4.1: Continue to apply established design standards to applications for the 
placement of manufactured housing units on permanent foundations in residential 
zoning districts.   

Responsibility:  Community Development Department  
Financing: City and Housing Developers  
Scheduling: Ongoing 

 
Policy H-2.5 Infill Housing: Encourage housing development on existing infill sites in order to 
efficiently utilize existing infrastructure.  

 
Program H-2.5.1: Continue to update the vacant parcels map and provide information to 
potential developers about infill development opportunities in Fort Bragg.   

Responsibility:  Community Development Department  
Financing: City and Housing Developers  
Scheduling: Ongoing 

 
Policy H-2.6 Redevelopment Agency: Utilize Redevelopment Agency housing set-aside funds 
to implement housing programs for lower- income households.1 

 
Program H-2.6.1 Redevelopment Funds: Use the 20 percent Housing Set-Aside Funds 
to assist with the development, conservation, or rehabilitation of affordable housing 
consistent with community housing priorities. 

Responsibility:  Redevelopment Agency  
Financing: City  
Scheduling: Ongoing 
  

Program H-2.6.2 Update the Five-Year Implementation Plan: Revise the 
Redevelopment Five-Year Implementation Plan to include specific criteria for use of the 
20 percent of the tax increment revenues collected which are allocated to the Housing 

                                                 
1  The City had a total balance of $1.2 million in the Redevelopment Housing Fund as of June 30, 2008.   
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Set Aside Fund.  Include criteria for the provision of full or partial fee waivers for 
affordable housing projects. 

Responsibility:  Redevelopment Agency  
Financing: City  
Scheduling: Ongoing 
 

Goal H-3  Expand affordable housing opportunities for persons with special housing 
needs such as the elderly, the disabled, households with very-low to 
moderate incomes, and first time home buyers.  

 
Policy H-3.1 Available Funding Sources: Utilize County, State and Federal programs and 
other funding sources that provide housing opportunities for lower-income and special needs 
households.  

 
Program H-3.1.1 Available Funding: Seek available State and Federal assistance to 
develop affordable housing for seniors, the disabled, lower-income large households, 
and households with special housing needs.  Work with the County Community 
Development Commission (CDC), Rural Community Housing Development Corporation 
(RCHDC), and other non-profits to apply for and implement HCD programs such as the 
California Self Help Housing Program (CSHHP), the Multi-family Housing Program 
(MHP), and/or the HOME Program.  Seek funding for affordable housing from other 
sources such as the United States Department of Agriculture (USDA), Tax Credit 
financing, etc.  

Responsibility: Community Development Department 
Financing: State and Federal sources 
Scheduling: Application for funding as funding cycles occur    

 
Program H-3.1.2 Redevelopment Financing: Require developers utilizing 
redevelopment financing or funding to include language in agreements with the City 
permitting persons and households eligible for HUD Section 8 rental assistance or 
Housing Voucher Folders to apply for below-market-rate units provided in the 
development.  

Responsibility:  Community Development Department 
Financing: City and housing developers utilizing tax-exempt revenue bonds 
Scheduling: Ongoing 

 
Program H-3.1.3 School Facility Reimbursement: Encourage developers of affordable 
housing to apply for the Proposition 1A School Facility Fee Reimbursement Program 
(SFFRP) financed by the California Housing Finance Agency.  Consider making this a 
requirement for development receiving subsidies or density bonuses for very-low rental 
income units.  

Responsibility:  Community Development Department 
Financing: City and housing developers utilizing tax-exempt revenue bonds 
Scheduling: Ongoing 

 
Policy H-3.2 Encourage Senior Housing: Allow affordable and market rate senior housing 
projects to be developed with density bonuses and flexible parking standards where found to be 
consistent with maintaining the character of the surrounding neighborhood.  
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Program H-3.2.1 Flexible Parking: Continue to allow flexible parking requirements and 
a density bonus for affordable and market rate senior housing projects as required by 
law.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Program H-3.2.2 Affordable Senior Housing: Maintain an inventory which identifies 
properties which are potentially well-suited for senior housing.  Work with developers to 
facilitate obtaining funding and construction of senior housing.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 
 

Policy H-3.3 House Sharing: Encourage and facilitate house sharing programs for seniors.  
 

Program H-3.3.1 Senior Shared Housing: Continue to allow the conversion of existing 
residences into shared housing for seniors (i.e., suites with shared living/cooking 
facilities) and separate residential facilities for an on-site manager, with a use permit in 
all residential zones. 

Responsibility:  Community Development Department 
Financing: City to apply for available funding; non-profit organization to 

implement the program. 
Scheduling: Ongoing 
 

Program H-3.3.2 Encourage Co-Housing: Evaluate the Land Use and Development 
Code to determine if the code inhibits the development of co-housing developments in 
the medium, high and very-high density zoning districts.  Consider revising the LUDC to 
better accommodate co-housing developments as needed.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: First Quarter 2010 
 

Policy H-3.4 Increase Affordable Housing Development: Encourage the construction of 
housing units which are affordable to households with very-low to moderate incomes.  
 

Program H-3.4.1 Inclusionary Housing Ordinance: Amend the zoning ordinance to 
adopt the City’s new Inclusionary Housing Ordinance which requires residential 
developments of seven or more units to: 

a) Provide 15 percent of for sale units at prices affordable to moderate and 
median income households. 

b) Provide 15 percent of rental units at prices affordable to very-low, low -
income and median income households. 

c) Construct all required inclusionary housing on-site unless an alternative 
equivalent action is approved by City Council.   

d) Implement the City’s Inclusionary Housing Ordinance which requires the 
construction of one small secondary unit and/or one inclusionary unit in 
projects of four to six units. 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: First Quarter, 2010 
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Program-3.4.2 Support Self Help Housing: Consider revising the Zoning Ordinance to 
allow City Council to provide one or two planning incentives for self-help affordable 
housing based on the level of affordability, project design, and neighborhood character 
and constraints (circulation, scale, parking availability, playground access, etc.) 

Responsibility:  Community Development Department 
Financing: City and developers 
Scheduling:  First Quarter 2010 

 
Program H-3.4.3 Support SRO Housing: Continue to encourage and facilitate Single-
Room Occupancy Units by allowing rooming and boarding with a Minor Use Permit in 
the RM, RH, and RVH zones.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Program H-3.4.4 Prioritize City Services for Lower Income Developments:  Establish 
procedures to grant priority service for sewer and water services to lower-income 
residential developments.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Fourth Quarter, 2010 

 
Policy H-3.5 Density Bonus Incentives: Continue to provide density bonuses to projects that 
provide a required percentage of total units affordable to very-low and low-income households 
and for seniors as required by State Density Bonus law.  

 
Program-3.5.1 Density Bonus Regulations: Revise the Zoning Ordinance as needed to 
incorporate the Density Bonus provisions of State Law requiring the granting of a density 
bonus and additional incentives. Adopt an ordinance setting forth the requirements of 
the Density Bonus Program and defining affordable sales prices and rents, the 
affordability criteria, and additional incentives. 

Responsibility:  Community Development Department 
Financing: City and developers 
Scheduling:  First Quarter 2010 

 
Policy H-3.6 Large Families: Encourage housing for large families.  

 
Program H-3.6.1 Seek Funding to Develop or Rehabilitate Housing for Large Low-
Income Families: Work with CDC, RCHDC, or other affordable housing developer to 
identify a potential new construction or rehabilitation project that will serve large lower-
income families and obtain and administer a HCD HOME grant or CDBG grant 
specifically to accommodate large families. 

Responsibility:  Community Development Department 
Financing: City  
Scheduling: 2012 
 

Policy H-3.7 Housing for the Disabled:  Continue to facilitate barrier-free housing in new 
development.  
 

Program H-3.7.1 Consider Developing a Program to use the HCD Universal Design 
Checklist as part of Design Review for all Multi-family Projects.  HCD’s Universal Design 
Checklist was formulated as a contract between a builder and buyer.  However this 
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checklist may be modified for inclusion into the design review procedure for a subset of 
the units in new multifamily developments.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: 2012 

 
Program H-3.7.2 Consider Adoption of a Universal Design Ordinance.  Develop a 
universal design ordinance that sets types of units which will be covered and what 
features should be included in those units to achieve accessibility for the disabled. 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: 2012 
 

Policy H-3.8 Emergency and Transitional Housing: Continue to allow emergency shelters and 
transitional shelter within the City as a permitted use in the General Commercial (CG) zoning 
district. 

 
Program H-3.8.1 Ongoing Estimates of the Demand for Emergency Housing: Continue 
to work with the Fort Bragg Police Department and homeless service providers in the 
community to maintain ongoing estimates of the demand for emergency housing in Fort 
Bragg and to develop strategies to meet that demand 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Annual update 

 
Program H-3.8.2 Inter-Agency Cooperation: Continue to work with private, non-profit, 
County, and State agencies to provide emergency housing for the homeless. 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Policy H-3.9 First Time Home Buyers: Encourage affordable housing for first time home 
buyers. 

 
Program-3.9.1 First Time Home Buyers: Continue to require through the inclusionary 
housing ordinance, the provision of housing units affordable to first time home buyers 
who qualify for affordable housing.  

Responsibility: Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Program 3.9.2: Funding Sources for First Time Home Buyers: Consider applying for 
funding sources for first time home buyers such as HCD’s HOME Program, and provide 
referrals to FHA programs offered by local lenders and sweat-equity programs operated 
by non-profit housing organizations.  

Responsibility: Community Development Department 
Financing: City 
Scheduling: 2013  
 

Goal H-4 Promote housing opportunities for all persons regardless of race, gender, 
age, sexual orientation, marital status, or national origin. 
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Policy H-4.1 Equal Housing Opportunity: Continue to facilitate non-discrimination in housing in 
Fort Bragg. 

 
Program H-4.1.1 Housing Discrimination Complaints: Continue to facilitate equal 
housing opportunity by referring housing discrimination complaints to the Fair Housing 
Division of HUD.  Continue to distribute information regarding equal housing opportunity 
laws and the equal housing opportunities for Fair Housing at City Hall.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 
 

Program H-4.1.2 Non-discrimination Clauses: Provide non-discrimination clauses in 
rental agreements and deed restrictions for housing constructed with City assistance. 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Policy H-4.2 Improve Accessibility to Housing: Make it easier to develop housing for seniors 
and persons with disabilities. 

 
Program H-4.2.1  Use Housing Funds: Consider using the City’s housing funds to 
subsidize the construction of renovations and improvements that improve the 
accessibility to affordable housing for qualified seniors and persons with disabilities.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
Program H-4.2.2 Reasonable Accommodation for Persons with Disabilities:  Review the 
City’s land use and building regulations to identify constraints that may exist for the 
provision of housing for persons with disabilities, and adopt measures to facilitate 
reasonable accommodations for persons with disabilities.  Publicize revisions to land 
use regulations providing for reasonable accommodation for persons with disabilities.  

Responsibility:  Community Development Department 
Financing: City Housing Funds, Redevelopment Housing Set Aside Funds 
Scheduling: Fourth Quarter 2009 

 
Program H-4.2.3 Reasonable Accommodation: Ensure all new, multifamily construction 
meets the accessibility requirements of the federal and State fair housing acts through 
local permitting and approval processes. 

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Ongoing 

 
 
 
Program H-4.2.4   Revise Zoning Ordinance to permit supportive and transitional 
housing as a residential use and only subject to those restrictions that apply to other 
residential dwellings of the same type in the same zone. 

Responsibility:    Community Development Department  
Financing:          City  
Scheduling:        First Quarter 2010 
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Goal H-5  Increase housing opportunities and improve needed services to expand 
housing development opportunities. 

 
Program H-5.1.1 Revise Zoning Ordinance to Address Lot Coverage Ratio: Revise the 
zoning ordinance so that the maximum Lot Coverage Ratio is 75% for the High Density 
Residential zone.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: First Quarter 2010 
 
 

Program H-5.1.2 Continue to Pursue Strategies to Address Water Storage, Pressure, 
and Supply Issues: Continue to pursue strategies to: 1) add additional water storage 
capacity to the City’s water supply system; 2) identify and fix water leaks in the water 
supply system; 3) address water pressure issues that impact development potentials; 
and/or 4) seek new water supply as opportunities arise.  

Responsibility:  Community Development Department  
Financing: City  
Scheduling: Ongoing 

 
Goal H-6  Adopt and implement a Housing Element that complies with State Law. 
 
Policy H-6.1 Public Participation: Continue to encourage and facilitate public participation in 
the formulation and review of the City's housing and development policies.  

 
Program H-6.1.1 Workshops: Continue to hold workshops and public hearings to 
discuss proposed revisions to the City’s Housing Element. 

Responsibility:  Community Development Department, Economic Development Action 
Committee (EDAC) 

Financing: City 
Scheduling: Annually  

 
Policy H-6.2 Annual Review of Housing Element Implementation: Carry out an annual 
progress report on implementation of the Housing Element.  

 
Program H-6.2.1 Annual Report: Prepare an annual report that describes the amount 
and type of housing constructed, the stock of affordable housing units, demolition 
permits, and conversion of residential units to other uses, and other housing-related 
activities for review by the EDAC, Planning Commission, and City Council.  

Responsibility:  Community Development Department 
Financing: City 
Scheduling: Annually (include with the annual review of the CIP by the Planning 

Commission) 
 
 

F.  Previous Housing Element 
 
The policies and implementing actions of the previous Housing Element adopted in 2004 
concentrated on preserving and rehabilitation of existing housing stock, encouraging the 
construction of secondary dwelling units, mixed-use residential developments, inclusionary 
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housing development, and multi-family and housing development for special populations 
(seniors, large families, the disabled, first time buyers, etc).   
 
The City has successfully achieved most of the goals established by the previous Housing 
Element.    The City has met most of its overall regional housing need: since 2004, 56 new 
housing units were developed in the City of Fort Bragg, and eight of these are affordable for low 
and very-low income households.  In addition the City significantly revised its Zoning Code to 
address the previous deficits in the code.  Specifically, the City now allows or provides: 1) 
higher density housing (24+units/acre) in three of its commercial zones; 2) emergency shelters 
in the General Commercial zone; 3) second units on all residentially zoned properties; 3) Single 
Room Occupancy housing with Minor Use Permit approval in the three higher density residential 
zones; and 4) an inventory of all vacant land. In addition, on the programmatic side the City has 
established: 1) a pre-approved secondary unit program; 2) a housing rehab loan program; and 
3) a green building program.  Finally, the City has created a new half-time position devoted 
entirely to implementation of the Housing Element, particularly affordable housing development.  
 
This 2009 Housing Element builds on the foundation established by the previous Element, but 
contains more specific implementation programs and quantified objectives.  Priorities of the 
revised Housing Element are to: 1) establish and incentivize green building and sustainable 
development; 2) work with housing developers and State and Federal funding sources to 
develop and rehabilitate additional low income housing; 3) encourage the development of 
affordable housing through the implementation of the inclusionary housing ordinance; 4) provide 
additional housing for seniors; and 5) provide programs to advertise, implement, and fund these 
activities. The revised Element recognizes the need to provide stronger incentives for the 
construction of additional affordable housing and green housing.  See Appendix A for an 
evaluation of the programs in the previous Housing Element.  
 
G.  Public Participation 
 
The community participation process for the Housing Element was initiated with the adoption of 
a new Local Coastal Program, which consists of a Coastal General Plan and Coastal Land Use 
and Development Code for the City’s Coastal Zone. The process for formulating and adopting 
the Coastal General Plan included numerous public meetings and hearings throughout 2008.  
Many of the concepts in the revised Housing Element were originally brought forward as part of 
this wider Coastal General Plan discussion.  
 
Public participation specific to this Housing Element Update was undertaken through three 
workshops with the City’s Economic Development Action Committee, Planning Commission, 
and City Council.  Initially a Housing Issues Report was prepared. Staff met with a group of for-
profit and non-profit housing developers, architects, and others interested in affordable housing 
to identify any barriers to the production of housing and reasonable/preferable incentives that 
could be provided as pre-approved incentives for inclusionary housing and affordable housing 
projects generally as well as potential programs and policies for the Housing Element.   In 
June 2009 a public workshop was conducted by the Economic Development Action Committee 
to identify issues that should be addressed in the Housing Element given the identified housing 
issues.  The Housing Element was modified based on this input then brought to a City Council 
workshop on June 22, 2009. The City Council workshop was advertised in the local newspaper 
and notices sent to affordable housing providers and housing advocates in Mendocino County.  
Members of the public, and for-profit and affordable housing developers attended the workshop.  
In addition, one public hearing on the Housing Element was conducted by the Planning 
Commission and one public hearing were conducted by the City Council to solicit public input, 
all of which were broadcast by the Mendocino Coast Television.  
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Comments and input were solicited from the following community members and partners: 

1. Affordable Housing Developers 
• Habitat for Humanity 
• Rural Community Housing Development Corporation 
• Community Development Commission 

2. Low Income and Homeless Service Providers 
• Love in Action 
• Coast Community Center 
• Project Sanctuary 
• The Food Bank 

3. Economic Development Partners  
• Economic Development Action Committee 
• Developers, Architects, Real estate professionals 

4. General Public 
For a complete list of all participants involved in the public process please see Appendix D.  
 
Input from participants at various meetings, hearing, and workshops included the following 
requests and City responses: 
 

1. Request: More active development of affordable housing by the City of Fort Bragg.   
Response: The City is increasing its active role in the development of affordable 
housing.  The City has established a half-time position which will be responsible for the 
implementation of the Housing Element in partnership with the rest of the Community 
Development Department.  Specifically the new Housing and Economic Development 
Coordinator is responsible for pursuing CDBG, Home and other funding sources to fund 
affordable housing projects, housing rehab loan program, and improvements to facilities 
that provide service to the homeless. 

 
2. Request: Assistance from the City in the expansion of services for the homeless, 

particularly through obtaining CDBG funds for Food Bank and Coast Community Center 
expansions and the provision of portable toilets for homeless population. 
Response:  See above 

 
3. Request: Increase the adoption of green building practices for all types of residential 

construction by providing incentives, workshops, and education.  
Response:  The City has added a number of green and sustainable policies and 
programs to the Housing Element. 
 

4. Request: Reduce the fees for hooking up to the public water and sewer systems. 
Response:  The City is in the process of updating its Development Impact Fees and this 
update will result in an increase in fees for all development.  
 

5. Request: Provide preferred planning incentives for affordable housing projects which 
are focused on reducing parking requirements and setback requirements. 
Response:  The City Council adopted by resolution a set of preferred incentives for 
inclusionary housing projects.  
 

6. Request:  Establish a pre-approved second unit program.   
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Response:  This program has been established.  The City currently offers four sets of 
pre-approved second unit plans.  
 

7. Request: Consider revising the zoning ordinance to provide up to two planning 
incentives for self-help affordable housing for low income individuals, so long as the 
incentives do not have a negative impact on the neighborhood.   
Response:  The zoning code currently provides for one planning incentive for low 
income self-help housing and two planning incentives for very low income self-help 
housing.  The new Housing Element directs Council to consider providing a planning 
incentive for projects that comply with the LEED or Build It Green’s green building 
standards.  In this way a low-income green self-help affordable housing development 
would be eligible for two green incentives.  

 
8. Request: The zoning code should provide for a mix of income and housing types within 

a neighborhood.  
Response:   The zoning code currently provides for a full mix of housing types and 
income levels.  Please see the Needs Assessment portion of the Housing Element for a 
list of housing types. 

 
9. Request: The City should examine the feasibility of developing a co-housing project 

given current multifamily zoning regulations.  
Response:  The Housing Element has been revised to include a new program to 
examine the feasibility of developing co-housing in the City’s multi-family zone.  

 
10. Request: The City should work with homeowners to improve energy conservation in 

existing homes. 
Response: The Housing Element includes a program to undertake this activity,  
Program H-1.3.1.  
 

11. Request: Consider creating a special improvement district and financing the purchase of 
solar panels by homeowners with a tax.  
Response:  Program H-1.3.4 provides and opportunity for Council to consider adopting 
such a special improvement district.  
 

12. Comment: Likes pre-approved incentives for inclusionary housing.  
 
13. Request:  Please revise Program 1.3.4 to include consideration of a special 

improvement district for energy conservation in addition to alternative energy.  
Response:  Program 1.3.4 was revised to address this recommendation 
 

14. Request:  Please add a program that includes consideration of zoning changes if 
necessary to accommodate co-housing.  
Response:  Program 3.3.2 was added to address this recommendation.  
 

15. Request:  Include a program that indicated that the City is considering revision 
development impact fees so that small units of one bedroom or less pay a smaller 
development impact fee, which reflects their smaller impact on City infrastructure.   
Response:  Program 2.3.3 was added to address this request. 
 

16. Request:  Include a program to pursue subsidies for the development of farm worker 
housing to serve people who work in community gardens.  
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Response:  This request was not implemented as farm worker housing is a rural need 
that is being meet through the Mendocino County Housing Element. In addition there is 
not sufficient demand for farm worker housing for community gardeners in Fort Bragg, 
as the City only has three small community gardens.  
 

17. Request:  Consider including a vacant land survey for local food production and food 
security.  
Response:  Community gardening, crop production, horticulture, orchards and 
vineyards are permissible uses in all residential zoning districts.   
 

18. Request:  The City should allow workshops on residentially zoned properties.  
Response:  The CLUDC currently allows one accessory structure on residentially zoned 
properties and that accessory structure may be a workshop, second unit, detached 
garage, etc.    
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Section II:  Housing Needs Assessment 
 
This section analyzes the demographic, household, employment and housing stock statistics and 
trends of Fort Bragg.  It is the basis for the City’s housing goals, policies and programs as it 
identifies housing issues, needs and opportunities as required by State Law. Specifically the 
information presented in this chapter summarizes the following:  
 

1. Population and employment trends, qualification of existing and projected housing 
needs for all income levels, quantification of the City’s regional share of housing 
allocation 

2. Household and housing characteristics analysis 
3. Inventory of land suitable for housing development 
4. Indication of zones for emergency shelters 
5. Analysis of potential and actual government constraints upon maintenance 

improvement and development of affordable housing 
6. Analysis of potential and actual nongovernmental constraints, including financing, 

land prices, cost of construction 
7. A Special Housing Needs Analysis 
8. Analysis of opportunities for energy conservation with respect to residential 

development 
9. Analysis of existing affordable housing developments 

 
Information in this analysis is based on the most up-to-date available from the following sources: 
the U.S. Census, the California State Department of Finance, The California Employment 
Development Department, a 2009 income and housing conditions analysis completed in 
conformance with Housing and Community Development (HCD) guidelines, the City’s 
Department of Community Development, and Realfacts. Since the City of Fort Bragg is very 
small (7,000 residents) it is not included in the American Community Survey data set, and for 
some data points the most up to date data is the 2000 census.  
 
While the  General Plan takes a ten-year perspective, the Housing Element projects population 
and housing needs for a five-year time span to comply with State Housing law that requires 
periodic updating of housing elements.   In addition, through a review of this analysis by 
affordable and market rate developers, the City obtained feedback that resulted in a number of 
program changes to the previous Housing Element. 
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1. Population and Employment Trends 

1.1 Historic Population Growth 
 
The population of the City grew by 948 persons between 1990 and 2000, which represents a 16 
percent increase in 10 years.   
 

Table 1.1.1:  Population Growth 1990 to 2008 
Year 1990 1995 2000 2008 
Population 6,078 6,180 7,026 6,868 

Source: U. S. Census, State Department of Finance.  
 
More recently the City’s population growth has slowed, according to data from the State 
Department of Finance.  The City’s population increased slightly since 2000 from 6,814 residents 
to 6,868 residents in 2008.2  Indeed, the average growth rate is 0.14 percent per year.  This 
compares with a more robust county-wide growth rate of 0.55% per year. The slowing in the 
growth of the City of Fort Bragg’s population is primarily due to the decline of the fishing and 
timber industries.  Specifically, the Georgia-Pacific Lumber Mill closed in 2002, eliminating 
hundreds of jobs, and the commercial fishing industry has also experienced steep declines.   
This job loss has been offset in part by growth in the tourism and retirement community.  

1.2  Population Projections 
 
There are no official population projections for the City of Fort Bragg.  The State Department of 
Finance projects that the County of Mendocino will grow from 86,736 people in 2000 to 93,166 
people in 2010, and to 102,017 by 2020.  This represents an average annual increase of 
approximately one percent per year.   If Fort Bragg’s population grows at the same rate as the 
County, Fort Bragg would add 643 new residents by 2017 (see Table 1.2.1).  However if it grows 
at the more recent average rate of 0.14%, the City would add only 100 new residents.  
 

Table 1.2.1 Projected Population Growth 2008 - 2017 
 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 
Fort Bragg 
Population   6,868 

 
6,937 

  
7,006 

  
7,076 

  
7,147 

  
7,218 

  
7,291  

  
7,363  

  
7,437 

  
7,511 

Source:  City of Fort Bragg, 2008 
 
Demographic projections are available from commercial providers and Claritas estimates that 
Fort Bragg’s population will increase by a modest 111 people between 2008 and 2013 (see 
Table 1.2.2 below.  

Table 1.2.2 Projected Population Growth 2008- 2015 
 2000 2008 2013 2015 
Fort Bragg  7,026   7,077   7,188  7,405 
Source:  Claritas, 2008; City of Fort Bragg, 2009  

 
However, it is possible that the City of Fort Bragg will experience higher growth rates, within five 
to ten years, as the former 425-acre Georgia-Pacific Mill Site is rezoned and redeveloped to 

                                                 
2 The State Department of Finance and  US census have different figures for the City’s population in 2000.  
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provide housing and employment opportunities in the community.   Based on proposed land uses 
for the Mill Site, which are currently being shaped through a Specific Plan process, the City 
anticipates that the rezoned Mill Site will accommodate approximately 500 new units of single 
and multi-family residential development.  This rezoning through the Specific Plan will provide 
many new opportunities for the development of market rate and affordable housing. Given the 
current timeline for the completion of the Specific Plan, the City anticipates that by 2015, roughly 
95 new residential units will be built on the Mill Site. By 2015 this would result in net population 
growth of 515 new residents and a total population of 7,405.  

1.3 Employment Trends 
 
The majority of the employment in Fort Bragg is in the trade and services sectors, reflecting the 
City’s role as the commercial hub of the coastal area of Mendocino County. There is very little 
published data for jobs trends in the City of Fort Bragg itself, therefore available data is limited to 
the 2002 Economic Census, which illustrates Fort Bragg’s current economic strengths in retail 
trade, accommodations, and healthcare services (See Table 1.3.1). 
 

Table 1.3.1  Fort Bragg Jobs by  Economic Sector, 2002 
Number of Number of   

NAICS 
code Industry description 

establishment
s 

employee
s   

42 Wholesale trade 4 b   
44-45 Retail trade 93 855   

51 Information 10 117   
53 Real estate & rental & leasing 15 61   
54 Professional, scientific, & technical services 30 82   

56 
Administrative & support & waste 
management & remediation service 11 33 

  

61 Educational services 2 a   
62 Health care & social assistance 51 673   
71 Arts, entertainment, & recreation 4 b   
72 Accommodation & food services 66 662   

81 Other services (except public administration) 24 
78Bottom of 

Form   

Source: 2002 Economic Census     
  Notes: a,b data suppressed to preserve confidentiality.  
 
It is likely that Fort Bragg’s job growth will mirror that of the County. Since 2004 Mendocino 
County has lost four percent of its total jobs, with the largest increase in tourism (+7%) and 
wholesale trade (+4%), and the largest decreases in non-durable goods (-20%) and 
manufacturing (-21%). This structural change has also impacted Fort Bragg where future job 
growth is primarily in the lower-wage services and retail sectors and job declines are in the 
relatively better paid resource extraction and manufacturing sectors.   This ongoing structural 
change to Fort Bragg’s economy has resulted in an overall decline in reported income and thus 
less purchasing power for rents and mortgage.  However, concurrently there appears to be a 
significant increase in the informal and underground economy.3  Although these sectors of the 
economy are not effectively quantified, they contribute significantly to un-reported income and 
                                                 
3 The informal market includes legal activities that are not reported to the government (such as being paid 

“under the table” for construction, landscaping, babysitting, etc.), while the underground economy 
essentially consists of illegal activities (largely of the cultivation of marijuana for commercial sale).  
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thus drive housing prices higher for those who do not participate in the informal/underground 
economy.  
 
Overall the labor force of Fort Bragg has remained fairly stable at around 3,600 employed 
residents over the past eight years (see table below). The transition from a forest and fishing 
based economy to one focused on tourism and retirement has resulted in a decline in Fort 
Bragg’s working and middle class. Income typically provided by jobs in the growing services and 
retail sectors is generally not sufficient to allow households to purchase a dwelling in Fort Bragg. 
However, rentals remain relatively affordable in Fort Bragg, and thus many people of relatively 
low incomes continue to live in the community.   
 

Table 1.3.2 Fort Bragg Labor 
Force 

Year Working Residents 
200
8 3,600 
200
7 3,560 
200
6 3,570 
200
5 3,610 
200
4 3,610 
200
3 3,710 
200
2 3,770 
200
1 3,650 
200
0 3,566 
Source: EDD, 2009 

1.4  Income Distribution for Fort Bragg Residents 
 
Income is the most important factor that influences a household’s ability to secure adequate 
housing.   As shown in Table 1.4.1 below, a significant proportion of Fort Bragg’s population is 
low income and very low income. Indeed after adjusting for inflation the median household 
income has declined from $36,006 in 1999 (equivalent to $46,531 in 2008 dollars) to an 
estimated $32,127 in 2008, which after adjusting for inflation represents a precipitous thirty 
percent decline in the median household income.    
 

Table 1.4.1 Estimated Households by Household 
Income, Fort Bragg, 2008 

 Percentage 
        Income Less than $15,000 20.96 
        Income $15,000 - $24,999 18.81 
        Income $25,000 - $34,999 14.35 
        Income $35,000 - $49,999 16.14 
        Income $50,000 - $74,999 17.86 
        Income $75,000 - $99,999 6.19 
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        Income $100,000 - $149,999 4.40 
        Income $150,000 - $249,999 1.05 
        Income $250,000 - $499,999 0.11 
        Income $500,000 and more 0.14 
Source: Claritas, 2009  

 
 
Household income may decrease further in the future, until a significant new employment base 
or employer is attracted to Fort Bragg.  In addition, declining incomes may well reduce demand 
for for-sale single family homes and increase housing demand for rental and condo units.   
 
PMC recently completed a household income survey for the City of Fort Bragg that conforms to 
the HCD guidelines.  The household income survey found that, in 2008, 14.4% of households 
were extremely low income (30% AMI), 26% were very low income (50% AMI), 26% were low 
income, and 33% were moderate income and above (see table below).  

 
Table 1.4.2 Fort Bragg Household Income,  2009 
  
 Percent 
Extremely low income (0 – 30% Area 
Median Income) 14% 
Very low income (30 – 50% Area 
Median Income) 

26% 

Low income (51% - 80% Area Median 
Income) 

26% 

Total Target Income Group (TIG) 66% 
Moderate income & above (more than 
80% Area Median Income) 

34% 

Source: City of Fort Bragg Income and Transportation 
Survey, PMC, 2009 

1.5  Housing Allocation 
 
The City of Fort Bragg’s housing allocation, prepared by the Mendocino Council of Governments 
(MCOG) for HCD, indicates that Fort Bragg will need to accommodate 256 housing units over 
the five year period of this Housing Element (2009-2014).   As shown in Table 1.5.1 below the 
proportion of the regional housing allocation for extremely low and very low income households 
is equal to the proportion of households in Fort Bragg that are low and extremely low income.  
 

Table 1.5.1 City of Fort Bragg  
Housing Allocation 

Income Level Housin
g Units 
Needed 

Percent 
of Units 

Extremely Low 35 14% 
Very Low 66 26% 
Low 40 16% 
Moderate 40 16% 
Above Moderate 75 29% 
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Total Units  256 100% 
Source: Mendocino County Regional Housing 
Needs Plan, 2008 

 
 
 
2.  Household Characteristics 
 
This section describes the household and housing stock characteristics of the City of Fort Bragg, 
including: 1) housing types, total units by structure types, housing tenure, average rents, ability of 
households to pay for rental housing, average home sales and sales trends, ability of households 
to purchase a home, level of overcrowding in units, and 2) housing age, housing conditions, and 
annual construction of units.  
 

2.1  Housing Types and Tenure 
As indicated in the tables below, Fort Bragg remains predominantly a single-family residential 
community.  The large proportion of single-family homes is typical for a small coastal city located 
in a predominantly rural county. However, relative to many small communities, Fort Bragg has a 
fairly significant number of multi-family units which comprise 30 percent of the total housing 
stock, and another 15% of units are secondary units which are typically rented at affordable 
rates.   In addition, a relatively high proportion of housing in Fort Bragg is renter-occupied.  
 

Table 2.1.1: Housing Types 
Type of Housing Number Percent

Single-family & 
Secondary units 

2,053 65%

Multi-family 945 30%
Mobile Home, Trailer, 
Other 

163 5%

Total 3,161 100%
Source: State Department of Finance, 2009 

 
According to the State Department of Finance, 6.9 percent of Fort Bragg's housing units were 
vacant in 2008. It is generally accepted that an overall vacancy rate of 4 percent is needed to 
provide for normal turnover in housing units.  The recent downturn in the housing market has 
loosened an otherwise fairly tight housing market.  
 
As shown in Table 2.1.2, the majority of multifamily units are in small apartments of 3 to 19 units 
and only 1.5% of units are in multi-family projects of more than 50 units.  This is likely due to the 
fact that most apartment units were developed in Fort Bragg over 30 years ago, when the 
economics of development supported smaller apartment projects.  In the near term the City does 
not anticipate any large developments, because Fort Bragg has relatively few large parcels that 
can accommodate larger multi-family projects.  
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Table 2.1.2 Fort Bragg, Est. Housing 
Units by Units in Structure, 2008 

 Units Percent 
        1 Unit Attached 151 4.92 
        1 Unit Detached 1,982 64.62 
        2 Units 136 4.43 
        3 to 19 Units 449 14.64 
        20 to 49 Units 150 4.89 
        50 or More Units 46 1.50 
        Mobile Home or Trailer 140 4.56 
        Boat, RV, Van, etc. 13 0.42 
Total 3,067 100 
Source: Claritas, 2009   

 
A majority of units in Fort Bragg are renter-occupied, which is unusual for a community 
comprised of 65 percent of single family homes. This is partly because most second units are 
renter-occupied and second units comprise a significant proportion of the single family homes in 
Fort Bragg.  

Table 2.1.3 Housing Tenure 
Type of Housing Number Percent 
Owner Occupied 1,218 42.9 
Renter Occupied 1,622 57.1 
    Total 2,840 100.0 

 Source: U. S. 2000 Census  
Note: the number of households in Table 2.1.3 differs from the number of 
housing units in Table 2.1.2, because some housing units are vacant/ 
unoccupied by households.  

2.2  Ability to Pay for Rental Housing 
 
In general, housing is less affordable for low-income households than for higher income 
households.  However, since many lower income households, especially retirees, may have 
purchased their homes many years ago this is not always the case.   Since many households are 
not exposed to current market rate housing conditions, either because they live in subsidized 
affordable housing or because they purchased their homes some time ago and so have not been 
impacted by the significant increase in housing prices, an ability to pay analysis necessarily is 
focused on the ability of households to afford a unit at today’s rental and purchase prices.  
 
Table 2.2.1 presents the distribution of households by four income categories and illustrates the 
percentage of households that own or rent at each income category.  It is clear from a review of 
the table that low income households in Fort Bragg are more likely to rent, while higher income 
household are more likely to own. However, a majority of Fort Bragg’s extremely low, very-low 
and low income households are also home-owning households.  
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Table 2.2.1 Fort Bragg Household Income and Tenancy, 2009 

 

Percent of 
Household

s 

Renter 
Occupie

d Owner Occupied 
Extremely low income  
(0 – 30% AMI) 14.4% 48% 52% 

Very low income  
(30 – 50% AMI) 26.1% 40% 60% 

Low income  
(51% - 80% AMI) 25.9% 33% 67% 

Moderate income & 
above (> 80% AMI) 33.6% 17% 83% 

Source: City of Fort Bragg Income and Transportation Survey, PMC, 2009 
 
According to area property managers and real estate brokers the high, low and average rent, for 
new leases signed within the last six months (between January and June 2009), in the City of 
Fort Bragg are as follows: 
 

Table 2.2.2 Fort Bragg Rental Rates, May 2009 
  
 High Low Average 
Apartment    

1 bedroom  $        700  $       525   $      600  
2 bedroom  $        900  $       775   $      840  

Single Family Home   
1 bedroom  $        950  $       650   $      800  
2 bedroom  $     1,100  $       800   $      950  
3 bedroom  $     1,800  $     1,000  $   1,400  
Source: Century 21, 2009; Fort Bragg, 2009  

 
In addition, property managers and realtors note that rents are steadily declining.  Property 
managers have noted an increase in vacant rental housing that has not been seen in over 12 
years and there are now many more rentals available than renters seeking housing.  Rents have 
decreased by ten to fifteen percent since 2008.  In addition, many units are renting below the 
advertised price.    
 
Housing affordability is impacted by both a household’s income and size.  In addition average 
rents obscure the range of housing options and rents available.  Thus Table 2.2.3 below 
illustrates by household size and annual income, the availability of units that are affordable to 
rent and size appropriate for each household.  The table illustrates that affordable units of the 
appropriate size are generally available for low and moderate income households.  However 
moderate income households can afford to live in either a single family home or an apartment, 
while most low income households can only afford to rent an apartment. Among very low income 
households, only small family (two-person) households can afford to rent a market rate unit, 
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while the remainder of very low income households cannot afford to rent a market rate unit that 
will fit their household size.  
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Table 2.2.3 City of Fort Bragg, Rental Affordability by Income and Family Size 

Income Group & Family 
Size 

Annual 
Income 

Maximum 
Affordable 
Payment 

Affordable 
Unit 

Available  Type of Rental 
Very Low     

One Person 
$18,85

0  $471  No None 

Small Family 
$24,20

0  $605  Yes 1 BR Apartment 

Medium Family 
$26,90

0  $673  No None 

Large Family 
$29,05

0  $726  No None 
Low     

One Person 
$30,15

0  $566  Yes 1 BR Apartment 

Small Family 
$38,75

0  $726  Yes 1 BR Apartment 

Medium Family 
$43,05

0  $807  Yes 2 BR SFH or 2 BR Apartment 

Large Family 
$46,50

0  $872  No None 
Moderate     

One Person 
$45,20

0  $1,037  Yes 1 BR SFH or 1 BR Apartment 

Small Family 
$58,10

0  $1,331  Yes 2 BR SFH or 2 BR Apartment 

Medium Family 
$64,60

0  $1,480  Yes 3 BR SFH or 3 BR Apartment 

Large Family 
$69,80

0  $1,598  Yes 3 BR SFH or 3 BR Apartment 
Source: State Dept. of Housing and Community Development, 2008 Income Limits; City of Fort Bragg, 2009 

2.3  Ability to Pay for Purchase Housing 
 
The situation for home ownership has not yet stabilized as home prices continue to decline and 
more foreclosure units come on the market.  As shown in Table 2.3.1, in 2008 there were a total 
of eight units that sold within City limits for a median sales price of $220,000 for a two bedroom 
unit and $265,000 for a three bedroom unit.  There was a very significant decline in sales prices 
between 2008 and 2009: the median sales prices of a two bedroom unit fell by 30 percent and 
the median price of a three bedroom unit fell by 50 percent.   Currently there are 53 units actively 
for sale within Fort Bragg, and these units have been on the market for an average of 342 days. 
Given the backlog of unsold homes, many of which have been on the market for longer than a 
year, housing prices will continue to decline in the near term.   
 

Table 2.3.1 Housing Sales, Fort Bragg 2007-2009 
 

Year & 
Type 

Low Sales 
Price 

Median 
Sales Prince 

High Sales 
Price 

Days on 
Market 

2009     
2BR  $  160,000   $    220,000  $    310,000 91 



 

2009 Housing Element     9-   
   
 

30

3 BR  $   250,000  $    265,000  $    275,000 228 
2008     

1 BR  $   229,000  $    229,000  $    229,000 447 
2 BR  $   220,000  $    315,000  $    515,000 228 
3 BR  $   320,000  $    455,000  $    495,000 195 

2007     
2 BR  $   314,000  $    350,000  $    479,000 170 
3+ BR  $   275,000  $    365,000  $    799,000 195 

Source: MLS, 2009; Century 21 Realty, 2009   
 
 
Table 2.3.2 below illustrates the availability of affordable units for households of various sizes 
and income levels.  As shown in the table moderate income households of all sizes can currently 
afford to purchase a home of the appropriate size within the City of Fort Bragg. However, among 
low income households only a small family (two persons) can afford to purchase an appropriately 
sized single family home.  
 

Table 2.3.2:  City of Fort Bragg, Home Purchase Affordability by Income 
and Family Size 

Income Group & Family 
Size 

Annual 
Income 

Maximum 
Affordable 

Price 

Home Available at 
Affordable Purchase 
Price in Fort Bragg 

Size of 
Unit 

Very Low (26% of 
population)     

One Person $18,850 $64,400 No  
Small Family $24,200 $92,800 No  

Medium Family $26,900 
$107,20

0  No  

Large Family $29,050 
$116,00

0  No  
Low (26% of population)     

One Person $30,150 
$120,30

0  No  

Small Family $38,750 
$154,70

0  Yes 2 BR 

Medium Family $43,050 
$171,90

0  No  

Large Family $46,500 
$185,70

0  No  
Moderate & above (36% of 
population)     

One Person $45,200 
$180,40

0  Yes 2 BR 

Small Family $58,100 
$232,00

0  Yes 2 BR 

Medium Family $64,600 
$257,90

0  Yes 3 BR 

Large Family $69,800 
$278,70

0  Yes 3 BR 

Source: State Dept. of Housing and Community Development, 2008 Income Limits; MLS, 
2009, City of Fort Bragg, 2009 
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The 2008 estimated median household income for Fort Bragg was $42,144 which is slightly less 
than the minimum income required to purchase the median-priced home within the City. 
However, as indicated in Table 2.3.2 above, a relatively large segment of Fort Bragg’s population 
(36 percent) can afford to purchase an appropriately sized home.   In addition, many Fort Bragg 
residents purchased their homes many years ago, before the time when affordability became an 
issue, and/or are retired with significant wealth but not necessary significant income, thus many 
lower income households are homeowner households. 
 
Overpayment is clearly a problem for very low income renters and low income households 
seeking to purchase a home within the City of Fort Bragg.  However the continuing decline in 
rental rates and home purchases has put affordable home ownership within the grasp of many 
additional households in Fort Bragg over the past year.   The policies and programs section of 
the Housing Element contains actions that will continue to improve housing affordability.  
 
 
 

2.4   Overcrowded Households 
 
The U.S. Bureau of the Census defines overcrowding as an average of more than one person 
per room in a housing unit (excluding kitchens, porches, and hallways). The percentage of 
overcrowded housing units is a general measure of the availability of housing units with 
adequate rooms for the households who occupy them. In 2000, overcrowding was a housing 
issue in Fort Bragg, with 15 percent of households overcrowded, which compares to a County-
wide rate of eight percent.   Overcrowding was highest among Hispanic households at 
approximately 50 percent of households.  While more recent overcrowding data is not available, 
anecdotal evidence of the relatively significant increase in the Hispanic population over the past 
nine years (according to School District records 50% of school children in Fort Bragg are 
Hispanic), and their relatively large family size and low-income (see Census Data), has likely 
resulted in a higher rate of overcrowding overall in Fort Bragg.  
 

Table 2.4.1 Fort Bragg, Overcrowded Households, 2000 
 Occupants  Percent 

1.00 or less occupants per room 
          

2,640  86% 

1.01 or more occupants per room 
             

448  15% 

Total: 
          

3,083  100 
Source: Census, 2000   

 
Overcrowding can lead to serious health and safety issues and a more rapid deterioration of the 
units.  Overcrowding is best reduced by either increasing the supply of larger affordable units to 
meet the needs of this segment of the population or improving workplace opportunities so that 
they have more earning power.  

2.5  Housing Stock Conditions 
 
Fort Bragg is a predominantly residential community.  The existing housing stock defines the 
character of the City and its neighborhoods and is the City's most valuable resource.  The 
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relatively high number of older homes in the City underlines the need for policies and programs 
which continue to maintain and enhance the quality of older residential areas.  
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2.5.1 Age of Housing Stock 
 
The majority of homes in the City are older dwellings that were constructed prior to 1970, as 
shown in Table 2.5.1.   

 
Table 2.5.1.  2008 Est. Housing Units by Year 

Structure Built 
  Units 

Percen
t 

        Housing Units Built 1999 to 2008 188 6.13 
        Housing Unit Built 1995 to 1998 127 4.14 
        Housing Unit Built 1990 to 1994 130 4.24 
        Housing Unit Built 1980 to 1989 312 10.17 
        Housing Unit Built 1970 to 1979 510 16.63 
        Housing Unit Built 1960 to 1969 305 9.94 
        Housing Unit Built 1950 to 1959 483 15.75 
        Housing Unit Built 1940 to 1949 281 9.16 
        Housing Unit Built 1939 or Earlier 731 23.83 
Total 3,067 100 
Source; Claritas, 2008   

 
2.5.2 Housing Conditions 
 
In 2009, PMC completed a Housing Conditions Survey that complies with HCD guidelines.   The 
survey found that, overall, housing in Fort Bragg is of sound condition.  Only nine percent of all 
units require repairs, and half of units requiring repairs only require minor repairs.  Only one 
percent of all units are dilapidated or require substantial repair.   Please see Table 2.5.2 below 
for a review of the overall housing conditions by unit type.  
 

Table 2.5.2 Overall Housing Conditions, Fort Bragg, 2009 
Structure Type Sound Minor Moderate Substantial Dilapidated Total 
Single Family, detached garage 89.5% 5.0% 4.0% 0.8% 0.8% 100.0%
Single Family, attached garage  95.5% 2.7% 1.6% 0.3% - 100.0%
Duplex 92.1% 7.9% - - - 100.0%
Multi Family 94.4% 4.8% 0.8% - - 100.0%

2nd Dwelling Unit 86.4% 7.1% 5.1% 0.5% 1.0% 100.0%
All types 91.0% 4.7% 3.2% 0.5% 0.5% 100.0%
Source: City of Fort Bragg Housing Conditions Survey Report, PMC, 2009   
 
2.5.3 Annual Construction of Housing Units by Type, 1991-2008 
 
Fluctuations in the type of housing built reflect not only the relative amount of land zoned for 
different types of residential development in the City, but also changes in various economic 
factors such as the real estate market, availability of financing and the local economy.  Table 
2.4.3 indicates the total number of single-family and multi-family homes constructed and 
demolished in Fort Bragg from 1991 through 2008.   
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TABLE 2.5.3: ANNUAL CONSTRUCTION & DEMOLITION OF HOUSING 
UNITS BY TYPE 1991 TO 2008 

Year Single 
Family 
Units 

Percent 
of Total 

Units 
Built 

Multiple 
Family 
Units* 

Percent 
of Total 

Units 
Built 

Demolitions Net 
Housing  
Increase 

1991 35 95% 2 5% 0 37 
1992 34 92% 3 8% 0 37 
1993 11 33% 22 67% 0 33 
1994 6 100% 0 0% 0 6 
1995 28 85% 5 15% 0 33 
1996 28 74% 10 26% 0 38 
1997 19 100% 0 0% 0 19 
1998 5 42% 7 58% 1 11 
1999 16 52% 15 48% 2 29 
2000 9 100% 0 0% 0 9 
2001 16 100% 0 0% 3 13 
2002 NA NA NA NA NA NA 
2003 15 47% 17 53% 0 32 
2004 6 40% 9 60% 1 14 
2005 15 71% 6 29% 3 18 
2006 6 75% 2 25% 1 7 
2007 6 43% 8 57% 1 13 
2008 2 67% 1 33% 0 3 
Total 257 71% 107 29% 12 352 
Annual 
Averag
e 

15 71% 6 29% 1 21 

Source:  City of Fort Bragg Community Development Department, 2009  
Note: * includes second units     

 
As shown in Table 2.5.3, 71 percent of new housing units constructed between 1991 and 2009 
were single-family units.  The rate of new residential construction fluctuates significantly from 
year to year depending on market and economic conditions, but overall it averages 21 units per 
year. 
 



 

2009 Housing Element     9-   
   
 

35

2.5.4 Annual Construction of Housing Units in the Coastal Zone 
 
As shown in Table 2.5.3, residential construction in the Coastal Zone has proceeded at a slower 
pace than that in the City as a whole.  This is likely a function of relatively limited residential 
zoning in the Coastal Zone relative to visitor serving zoning, a further factor may be the 
requirement for Coastal Development Permits.  The City only has readily available data from 
2003 through 2008 for all residential development in the Coastal Zone.  There are some known 
larger development projects, built between 1981 and 2003, for which the City has records, and 
these include: 

• 1985  - 44 units (Multifamily) Duncan Place 
• 1987 – 56 units (Multifamily) Walnut Apartments 
• 1990 – 38 units (Multifamily) Moura Senior Housing 
• 1990s – 70 units  (15 Multifamily and 55 single family development) John Cimolino 

Way Affordable Housing (CDC) and Glass Beach Drive Project 
 

Table 2.5.1 Annual Construction & Demolition of Housing Units by 
Type 2003 To 2009* 

Year Single 
Family 
Units 

Percent 
of Total 

Units 
Built 

Multiple 
Family 
Units* 

Percent 
of Total 

Units 
Built 

Demolition
s 

Net 
Housing  
Increas

e 

2003 6 100% 0 0% 0 6 
2004 1 100% 0 0% 0 1 
2005 0 100% 0 0% 0 0 
2006 0 100% 0 0% 0 0 
2007 1 100% 0 0% 0 1 
2008 1 100% 0 0% 0 1 
Total 9 100% 0 0% 0 9 
Source:  City of Fort Bragg Community Development Department, 2009 
Note: * Data prior to 2003 is not available for the Coastal Zone  
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3. Residential Land Inventory 
 
This residential site inventory identifies parcels potentially suitable for residential use, especially 
multiple-family units. Staff utilized a recent aerial photo, the parcel inventory from the 2004 
Housing Element, and staff knowledge to create an updated map and table with up-to-date 
vacant land which can accommodate residential development.  All parcels are located in 
developed areas within the City with water and sewer service.  
 
As shown in Table 1.5.1, the City’s share of the regional housing need is 256 units. The City is 
responsible for identifying the land that is both suitable for and can accommodate this level of 
residential development. The City is not responsible for the actual construction of the units.  
 
 
3.1 Inventory of Available Land  
 
The City undertook a comprehensive GIS-based analysis to identify the size and number of 
vacant parcels in each zoning district. Overall there are approximately 131 acres of vacant and 
underutilized residential and mixed-use parcels available for development, as shown in Table 
3.1.1.  
 
The residential development potential for each parcel, noted in table 3.1.1 was calculated in two 
ways:  

• Potential Maximum Units illustrates the maximum number of units that are 
developable on the site given the site size and units/acre allowed under the zoning.  
This calculation identifies a theoretical maximum if all land use and infrastructure 
constraints were removed and the property built out to its fullest extent. 

 
• Likely Units Given Development Constraints estimates potential unit buildout given all 

known site constraints (slope, soils condition, botanical resources, access issues, 
etc). The potential units were calculated by taking the area available for residential 
use and multiplying by a factor that represents staff’s estimate of the realistic 
development envelope on the site.  This analysis is necessarily a best estimate given 
staff’s current knowledge.  More or less development may be possible than this 
estimate and can only be determined through the completion of all relevant studies 
and analysis on a parcel-by-parcel basis.  The resulting number was then multiplied 
against the units per acre density allowed by the zoning to arrive at the theoretical 
maximums.  

 
All sites in the analysis are currently served by City water and sewer services.  Some of the 
parcels are sufficiently large that they will require the development of internal circulation (streets) 
which is a significant expense to development and may reduce overall feasibility of some of the 
sites.  
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Table 3.1.1 Vacant Land Analysis for Residential  
Development Potential, Fort Bragg, 2009 

General Plan Designation 
Max 

Units 
Per Acre 

Acres of 
Vacant 
Land 

Max 
Units 

Likely Units 
Given 

Development 
Constraints 

Low Density Residential (RL) 6 24.34 146 120 
Medium Density Residential (RM) 12 6.24 75 67 
High Density Residential (RH) 15 21.81 327 248 
Very-High Density Residential 
(RVH) 

24 55.76 1338 667 

Highway Visitor Commercial 
(CH)* 

24 10.04 241 183 

General Commercial (CG)* 24 4.85 116 105 
Central Business District (CBD)* 40 8.59 344 164 
 Total    131.63 2,587 1,555 
Source: Community Development Department, City of Fort Bragg, 2009  
* note: Likely units assumes that these parcels are built out at the maximum density allowed 
by zoning, which is possible throughout these commercial zoning districts with a Use Permit.  

 
Several conclusions can be drawn from Table 3.1.1.  First, the City has sufficient vacant and 
underdeveloped land to meet its remaining regional housing allocation of 256 units, since 1,555 
units could likely be built within City limits.  The majority (1,119) of these units could be higher-
density multi-family units in very high density and mixed use Zoning Districts.  For a complete list 
of all vacant properties (by parcel number), zoning, and potential units please see Appendix B.  
 
However, despite sufficient vacant and underdeveloped land, a variety of market, infrastructure 
and parcel size constraints continue to limit the actual amount of housing that is built each year.  
These constraints are discussed further in the Constraints to Housing Development section.   
 
State legislation (SB 1019) requires the City to ensure that there are adequate sites with zoning 
that permits multi-family residential uses without a conditional use permit to allow the City to 
meet its housing need for very-low and low income households.  The RVH zoning district permits 
multi-family housing without a conditional use permit, and these vacant sites can accommodate 
up to 667 units.  Additional multi-family housing can be built with a conditional use permit: 
namely, 67 units in the RM District, and 248 units in the RH District. A conditional use permit can 
be obtained if the developer provides a traffic study for the project.  However, a significant 
portion of parcels zoned for higher density housing are located within the Coastal Zone and 
requires a Coastal Development Permit. In addition, all multifamily development of three or more 
units requires Design Review.  
 
In addition, State law requires the City to have sufficient vacant land with zoning to 
accommodate housing for lower-income households (GC Section 65583.2 (c) (3)).  State law 
allows the City to meet this requirement by zoning sufficient vacant land with default densities of 
20 units per acre to encourage the development of housing for lower-income households. As 
shown in table 3.1.2 below, there are currently 87 acres of vacant land within City limits which is 
zoned for 24 units per acre or greater, which is more than adequate to accommodate the needed 
141 units of extremely low, very low and low income affordable housing mandated by our MCOG 
housing allocation.   These vacant properties can accommodate up to 1,160 likely units given 
known site constraints.   
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Table 3.1.2 Vacant Land with Zoning Suitable to 
Accommodate Housing for Lower Income Households 
Zoning with 
Maximum 

Density 
(Units/Acre) Acres 

Potential 
Maximum 
Units 

Likely Units 
Given 
Development 
Constraints 

24 78 
 

1,881                     993  
40 9              347                     167  

Total 87 
 

2,228 
  

1,160  
 
Significant progress has been made toward alleviating the shortage of affordable housing 
through the collaborative efforts of the City and nonprofit housing organizations.  Nonetheless, 
there continues to be a large unmet need for this type of housing in the community.   The City is 
currently in discussions with a number of affordable housing developers to develop additional 
affordable housing in Fort Bragg.  Specifically, the City of Fort Bragg is working with the following 
affordable housing developers: 
 

• Community Development Commission (CDC) of Mendocino County: The 
Community Development Commission serves as the Housing Authority and primary 
public agency in the County for housing assistance. CDC administers the Section 8 
voucher, Mortgage Credit Certificate, Down-payment Assistance, and the County’s 
rehabilitation programs. CDC has used its Article 34 authority to develop several 
public housing and affordable projects within the incorporated cities.   CDC owns an 
acre of high density land in the Coastal Zone.  The City and CDC have initiated a 
feasibility study for this site, and the City will prepare a HOME application this cycle 
for the project.  

 
• Terra Partners LLC is a development company motivated by a “triple bottom-line” – 

to develop properties that provide a fair return to our investors, that are 
environmentally sustainable, and that promote economic and community prosperity. 
Terra’s principals bring over 50 years of combined experience in the design, 
financing, and management of affordable, market-rate, and mixed-use neighborhood 
development initiatives. Terra is an affiliate of Newport Partners, LLC, a national tax 
credit equity provider and investor asset management company that has led in the 
development of over 1,700 units of affordable housing and has participated in over 
$1.2 billion of equity investment in real estate tax credit transactions.” 

 
• Danco Communities is a workforce housing development company providing 

residential leasing. Danco Communities specializes in the use of tax credits, HOME 
funds, CDBG and Redevelopment funds in order to offer rents that, combined with 
tenants’ utilities, do not exceed one third of their monthly income. These projects can 
help cities and counties meet their state mandated housing element and contribute to 
a healthier local economy. Danco Communities’ affiliates maintain ownership of these 
developments for a minimum of 55 years, ensuring that they are extremely well-
managed and well-maintained. 
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3.2  Environmental Constraints to Development of Vacant Land 
 
Environmental constraints to housing development include the following key issues: 
• Botanical resources.  Known and potential botanical and wetland resources on 

undeveloped sites can constrain the development envelope and therefore the total number of 
units on a vacant site.  Where these constraints are known the number of likely units has 
been reduced in Table 3.1.1 above. Within the Coastal Zone this constraint becomes even 
more significant as the Local Coastal program requires a 30 to 100 foot setback from any 
Environmentally Sensitive Habitat Areas.  

• Traffic and access.  A few of the sites are constrained by limitations of access, such as 
requirements for easements for access and limitations by Caltrans on the number of 
additional encroachments onto Route 1.  In addition some sites will require street and 
frontage improvements for development.  These improvements would be required as part of 
the subdivision process, use permit, or coastal development permit process and would be 
borne by the developer. 

• Water storage.  The City of Fort Bragg has a short term water storage issue which may limit 
development of units in the near term.  In order to remedy this issue the City of Fort Bragg is 
in the design, engineering and environmental review phase of the construction of a 45 acre 
foot reservoir which will address this water storage issue for the next five to ten years.  The 
City anticipates completion of the reservoir by 2011.  

• Water pressure.  The south Fort Bragg pressure zone may not be adequate to serve an 
additional large two story development of more than 50 units. The City will need to undertake 
an analysis of the pressure zone to identify a potential solution.  The solution may be 
implemented as part of the City’s regular Capital Improvement Plan or as a condition of 
approval for a significant development that will impact the water pressure in the zone to a 
sufficient degree to impact the City’s ability to fight fires.  

3.3  Existing and Planned Water, Sewer and Dry Utilities 
Most sites have ready access to water, sewer and dry utilities.  All residential development must 
pay for the physical connection to the City’s water and sewer systems, and the cost of this 
connection depends on the distance of the project from the main lines. Within City limits all 
parcels with residential zoning are within a reasonable connection distance for sewer and water.  
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3.4  Map of Vacant Sites 

  
 
Appendix A provides a detailed list of all vacant sites which includes APN numbers, street 
addresses, acreage, and a description of known site specific development constraints such as 
slope, presence of wetlands, bluff retreat buffers, presence of botanical resources, etc.  
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3.5  Zoning for a Variety of Housing Types 

3.5.1  Zoning for Transitional and Supportive Housing 
The City’s  Land Use and Development Code permits residential care facilities, which include 
transitional and supportive housing, for six or fewer clients in all residential zones as a use by 
right without any need for a use permit or design review.  These types of housing uses are 
subject to the same restrictions that apply to other residential dwellings of the same type in the 
same zone.  Residential care facilities with seven or more clients require Minor Use Permit 
approval in the RM, RH, and RVH zones. There are 84 vacant acres of RM, RH and RVH land in 
Fort Bragg which can accommodate up to 925 units.  

3.5.2  Zoning for Single Room Occupancy 
SRO housing (also known as rooming or boarding) is permitted with Minor Use Permit and 
Design Review approval in the RM, RH, and RVH zones.   The City has 84 acres of vacant land 
which can accommodate up to 925 dwelling equivalent units of SRO housing. 

3.5.3  Zoning for Second Units 
Second units are a permitted use in any residential zoning district (RR, RS, RL, RM, RH, RVH) 
so long as the site is at least 6,000 SF and adjacent to a street of width 36 feet or more. Second 
units of more than 18 feet in height require a Minor Use Permit.  All secondary units require 
Administrative Design Review.   There are significant opportunities for secondary units especially 
in single family residential zones which are already developed with single family homes.  Indeed, 
this is one of the most common types of development review that occurs in the City of Fort 
Bragg.  In order to encourage additional second unit production, the City of Fort Bragg and the 
Fort Bragg Redevelopment Agency have established a pre-approved secondary unit program, 
which provides pre-approved free architectural drawings, building permit level detailed plans, 
Title 24 analysis, and structural analysis for any property owner in Fort Bragg who would like to 
construct a second unit.  The second units range in size from 522 SF to 767 SF and include 
efficiency, one and two bedroom designs.  

3.5.4  Zoning for Farmworkers 
Fort Bragg does not have any agriculturally zoned land within City limits and therefore does not 
address farmworker housing specifically.  

3.5.5 Manufactured Housing and Mobilehomes 
A mobile home park is a conditional use requiring a Use Permit in all residential districts. 
Individual mobile homes and manufactured homes are a permitted use in all residential districts. 
Mobile homes outside of mobile home parks must have exterior siding as found in conventional 
residential structures, 12 inch overhangs on roofs, and a foundation. Manufactured homes do not 
have any specific design requirements and are not subject to Design Review.  The City has 37 
acres of property zoned for single family use ( the most likely location for a manufactured home) 
which could accommodate 216 units of manufactured housing.  

3.5.6 Zoning for Multifamily  
The City of Fort Bragg has 84 acres of vacant land which can accommodate multifamily housing 
at a verity of densities. 
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4. Zoning and Vacant Land Available for Emergency Shelters  
 

Emergency shelters provide homeless persons with short-term housing accompanied by limited 
supplemental services. Transitional housing, which provides housing for a period between six 
months and two years, assists individuals and families to move from homelessness to permanent 
housing. Transitional housing facilities usually provide supportive services to assist formerly 
homeless persons. These stages are described in the “Continuum of Care” model utilized by the 
County.  
 
The City of Fort Bragg allows emergency shelters as a permitted use in the General Commercial 
(CG) zoning district.   As shown in Table 3.1.1 above, there are currently 4.8 acres of vacant land 
zoned as CG.  This vacant land is more than adequate to meet the community’s need for 
emergency shelters.    The City does not require any special development or management 
standards for emergency shelters.  Emergency shelters are subject to the same land use and 
zoning controls as any development that is a permitted use within the General Commercial 
zoning district.   
 
In addition, the City of Fort Bragg works extensively with local non-profit service providers to 
develop and expand emergency shelters, transitional housing, and homeless services. A list of 
City Facilities includes the following:  
 

Table 4.1.1: Transitional and Emergency Housing 

Organization Type of Shelter Provided Units/Size 
The Ford Street Project Emergency Housing 

Transitional Housing  
3 beds 
5 beds 

Hospitality House Emergency Housing 20 individual beds, 4 
family beds 

Project Sanctuary Domestic Violence Shelter 3 individuals, 12 family 
beds 

Yellow House  Transitional Housing for families with 
children and disabled individuals 

3 beds 

Harrison Street House Transitional Housing for families with 
children and disabled individuals 

4 individuals, 4 family 
beds 

466 Redwood A & D Transitional Housing for families with 
children  

8 family 

331 N Harrison St 1/2 Transitional Housing for families with 
children 

2 family 

Stewart St House Transitional Housing for families with 
children 

5 family 

Oak Street Apartments Permanent Supportive Housing 10 individuals 
Community  Development Commission Shelter Plus Care voucher program variable 

Source: Mendocino County Housing Element, 2009 
 
These facilities are appropriately located in areas with access to supportive health, welfare, 
social, employment, and public transportation services.  
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5. Analysis of Government Constraints on Housing Development 
 
5.1 Annexation Standards 
 
An important land use regulation affecting development in Fort Bragg, as well as other cities in 
Mendocino County, is the policy adopted by the Mendocino County Local Agency Formation 
Commission (LAFCO) regarding annexation proposals.  
 
The standards and procedures set forth in the LAFCO policy affect its review of requests for City 
annexation of lands proposed for development.  The application of these standards does not 
constitute a constraint to housing development since they do not exceed the annexation 
requirements contained in State law.  
 
5.2 Land Use Controls 
 
5.2.1 Zoning 
 
The Fort Bragg zoning ordinance, the Land Use and Development Code (LUDC), contained 
within the City's Municipal Code, sets forth zoning designations and development requirements 
for construction activity within the City.  State law requires that the zoning ordinance be 
consistent with the General Plan.  The Fort Bragg’s LUDC underwent a comprehensive update in 
2004 to implement the 2004 Housing Element update and the overall 2002 General Plan Update.  
The following changes were made to the  Land Use and Development Code to promote housing 
development:  
 

• Establish the following maximum residential densities and FAR requirements:  
 24 units per acre in the General Commercial (CG) land use designation.  The Floor 

Area Ratio (FAR) of 0.4 can be increased to accommodate the maximum density 
residential development through a use permit;  

 40 units per acre for the Central Business District with an FAR of 2.0; and 
 24 units per acre for the Highway Visitor Commercial (CH) land use district.  The 

FAR of 0.4 can be increased to accommodate the maximum density residential 
development through a use permit. 

 
 Establish zoning and development standards which do not constitute a constraint to 

housing development.  Regulations for residential development (e.g. required setbacks, 
maximum lot coverage, height limits, and minimum lot sizes) are no more restrictive than 
those of surrounding jurisdictions.  Indeed, the CLUDC serves to promote, rather than 
constrain, housing development in the following ways: 

 The RM-Medium Density Residential zoning district allows up to 12 units per acre 
(two units on a lot size of 7,500 square feet with a maximum building height of 35 
feet pursuant to a conditional use permit).  In addition, existing buildings can be 
divided into three units subject to the Subdivision Map Act and building code 
compliance.  This zoning district has encouraged the restoration of older homes and 
the creation of additional infill housing units.  A conditional use permit is required for 
projects with four units or more.  

 The RH-High Density Residential zoning district has a maximum density of 15 units 
per acre and can be increased according to the density bonuses contained in the 
Housing Element when providing affordable housing and meeting other criteria.  
Flexible lot configuration and other site design standards provide an incentive for the 
development of rental and multi-family housing.  
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 The RVH-Very High Density Residential zoning district permits up to 24 units per 
acre without a Use Permit.  In addition, this zoning district allows zero lot lines within 
Planned Unit Developments and a maximum building height of 45 feet.   

 The CLUDC encourages the Planned Development concept.  Fort Bragg’s Planned 
Development process permits housing developments to be built with flexible 
setbacks and zero lot lines. 

 
As shown in Tables 5.2.1, Table 5.2.2 and Table 5.2.3, residential land use is currently allowed 
within six residential zones, and as mixed-use projects in four commercial zones. The City’s land 
use controls are not restrictive and in some cases more permissive of residential development 
than land use controls in similar small towns.  As illustrated in the tables, the City provides for 
two story development in all zones, and three and four story residential development in the 
majority of zones. In addition, the City’s lot coverage ratios and FAR requirements allow for 
significantly compact higher density residential development.  Setbacks are reasonable given 
adjacent uses and the character of the community.  A Use Permit is required for projects on land 
zoned for medium densities or 6-15 units, as is a Coastal Development Permit required for all 
projects with the exception of single family homes that are located within the City’s Coastal Zone. 
A conditional use permit is not required for Very High Density Residential zone which allows 12 
to 24 units per acre.  
 

Table 5.2.1 Permit Requirements by Type of Residential Development 
PERMIT BY DISTRICT 

RESIDENTIAL USES  
R
R RS RL RM RH RVH 

Specific Use 
Regulations 

Condominium conversion - 3 units max/parcel - - - P - -  

Home occupation P P P P P P 18.42.080 

Mobile home park UP UP UP UP UP UP 18.42.110 

Mobile/manufactured home P P P P P P 18.42.110 

Multi-family housing, 2 or 3 units - - - P P P 18.42.120 

Multi-family housing, 4 or more units - - - UP UP P 18.42.120 

Organizational house (sorority, monastery, 
etc.) - - - UP UP UP  

Residential accessory use or structure P P P P P P 18.42.160 

Residential care facility for the elderly (RCFE) - - - UP UP UP  

Residential care, 6 or fewer clients, in a single-
family dwelling P P P P P P  

Residential care, 7 or more clients - - - UP UP UP  

Rooming or boarding, 3 or more persons - - - MUP MUP MUP  

Second units P P P P P P 18.42.170 

Single-family dwelling P P P P P P  
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Table 5.2.2 City of Fort Bragg Current Land Use Controls, 2009 

 

Max 
Units per 

Acre FAR 
Lot 

Coverage 
Minimum 
Lot Size 

Height 
Limit  

Residential       
Suburban Residential  3 NA 25% 15,000 28 ft  
Low Density Residential 6 0.4 40% 6,000 28 ft  
Medium Density Residential 12 0.4 50% 6,000 35 ft  
High Density Residential 15 0.4 A A 35 ft  
Very High Density 

Residential 24 0.4 None A 45 ft  
Commercial       

Central Business District 40 A None 2,000 35 ft  
General Commercial 24 A None 5,000 35 ft  
Highway Visitor Commercial 24 A None 6,000 35 ft  

Notes: A = determined by review authority      
Source:  City of Fort Bragg, 2009       

 
Table 5.2.3 City of Fort Bragg Development Standards, 2009 

 
Front 

Setback 
Side 

Setback 
Rear 

Setback 
Coastal 

Zone 
Residential     

Suburban Residential  25 ft 10 ft 20 ft None 
Low Density Residential 20 ft 5 ft 10 ft None 
Medium Density Residential 20 ft 5 ft 10 ft CDP 
High Density Residential 20 ft 5 ft 10 ft CDP 
Very High Density 

Residential 20 ft 5 ft 10 ft CDP 
Commercial     

Central Business District None None 15 ft CDP 
General Commercial 10 ft 10 ft 5 ft CDP 
Highway Visitor Commercial 15 ft 15 ft 10 ft CDP 

Notes: CDP = Coastal Development Permit required in Coastal Zone  
Source:  City of Fort Bragg, 2009     

 
Taken together, the residential and commercial zones provide for residential development either 
through a Use Permit process or as a permitted use in over 50 percent of the land within City 
limits.  Excluding Timber Resources Industrial zoned land, which is undergoing a specific plan 
process and will soon be rezoned, residential uses are allowed in over 80% of the City. 
 
5.2.2 Subdivision Standards 

 
The standards for on- and off-site improvements contained in the Subdivision Ordinance do not 
constitute a constraint to housing development.  These standards are summarized below and are 
no more restrictive than those typically found in other Mendocino County jurisdictions.  Indeed, in 
some cases, less restrictive standards exist in Fort Bragg, since sidewalks with full curb and 
gutters are not required for all types of residential subdivisions.  
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Table 5.2.4: On and Off-site Improvement Standards 

Sidewalks Sidewalks are required on both sides of the street in residentially zoned 
areas, with the exception that the RS district does not require a sidewalk 
for lots equal or larger than 15,000 square feet.  

Sidewalk Width Sidewalks shall be at least 4 feet with 1/2 foot. for curb, and not less than 
3 5/8 inches thick.  Sidewalks shall be adjacent to curbs unless the 
conditions of tentative map approval provide otherwise.  

Curbs Curbs shall be provided in all residential areas with sidewalks.  
Minimum Street Widths The minimum width of pavement for lots 6,000 square feet - 24 feet with 

curb, gutter and sidewalk; for lots 6,001 to 15,000 square feet - 40 foot 
curb-to-curb is required; for lots >15,001 square feet - 18 feet paved with 
a 2 foot rocked shoulder.  

Cul-de-sacs A paved turn around shall be provided at the ends of cul-de-sac streets.  
The radius for the edge of pavement or curb line shall be 30 to 50 feet 
depending on lot size.  A hammerhead turnaround is allowed on a case-
by-case basis with approval of the Fire Department.  

Standard Radii for Curb 
Returns at Street Corners 

All residential street intersections: 20 foot minimum 

 
 
5.2.3 Inclusionary Housing Requirements 
 
The Inclusionary Housing Program does not constitute a constraint to housing development and 
is an established and proven method to ensure the construction of affordable housing.  There are 
approximately 48 jurisdictions in California with inclusionary housing programs that have led to 
the production of over 20,000 affordable below market rate units.4  The cost of providing 
inclusionary units would either: 1) reduce the profit margin of the developer; 2) be reflected in a 
reduction in the value of the land; 3) be partially compensated by density bonuses, fee 
reductions, or other government incentives; or 4) a combination of these effects.  The allocation 
of this burden would depend on general market conditions and the relative bargaining power of 
the parties.   
 
In addition, the revised Housing Element contains many incentives that would reduce the cost of 
providing inclusionary units, such as density bonuses, a higher density mixed-use land use 
designation, and use of redevelopment and other housing funds.  
 
 
5.2.4  Secondary Dwelling Units 
 
Section 18.42.170 of the Land Use and Development Code sets forth regulations for secondary 
dwelling units which are permitted in all residential zones subject to an administrative review by 
the Community Development Director.  These regulations allow secondary dwelling units 
provided the following standards are met: 

 There may be only one secondary dwelling unit per single-family parcel. 
 The parcel shall have  a minimum lot size of 6,000 SF 
 Secondary dwelling units must meet all standards of the zoning district.  They are limited 

to 18 feet in height, unless located over a garage, in which case they can be 24 feet with 
a minor use permit.  

                                                 
4 Inclusionary Housing Survey Report, San Diego Housing Commission, 1992. 
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 A separate entrance is required. 
 The secondary dwelling unit shall not exceed 960 square feet.  
 Impermeable surfaces shall not exceed 50 percent of the total lot area.  Secondary 

dwelling units are not permitted where access is provided from streets less than 36 feet 
wide.   

The City requires Administrative Design Review of the site and design of second dwelling units to 
ensure neighborhood compatibility. For units that utilize the City’s pre-approved designs, no 
design review is required.  
 
5.2.5  Site and Design Review 
 
Residential development of two or more units requires Design Review.  The intent of the Design 
Review process is to preserve and improve the natural beauty of the City’s setting and ensure 
that the new development is visually harmonious with its surroundings.  The Citywide Design 
Guidelines establish illustrated and objective criteria for site and building design, landscaping, 
lighting and signage. The Design Guidelines clearly state required design element and 
encouraged design elements for incorporation into residential projects.  In addition the illustrated 
and objective design criteria are clearly stated for all types of residential development including:  
single-family, additions, and multifamily development.  Single family homes are not subject to 
design review. The Guidelines do not represent a constraint to housing production in Fort Bragg.  
 
5.2.6  Coastal Act Regulations 
 
In the Coastal Zone, the City’s Local Coastal Program poses limitations on development, 
particularly higher density development. Projects in the Coastal Zone are regulated under the 
City Coastal General Plan, and Coastal Land Use and Development Code. Residential 
development of more than one unit must obtain a Coastal Development Permit (CDP) and a Use 
Permit for conditional uses. A Coastal Development Permit is required for new construction and 
for some additions and expansions. Coastal Development Permits are reviewed by the Planning 
Commission, are appealable to the City Council. The cost of a typical Coastal Development 
Permit is $1,450 and this fee is not charged if the project must also obtain design review or a 
Use Permit. CDP for properties located to the west of the first public road can be appealed to the 
State Coastal Commission. 
 
 
5.3  Development Fees 
 
The City requires payment of various fees such as application, processing, development impact 
fees, connection fees, etc.  All fees are tied to the City's actual costs of providing necessary 
services.  These fees are reviewed and adjusted periodically.  
 
Fees for planning applications (e.g. Design Review, Use Permit, Variance, Rezoning, and 
subdivision map approval) range from $150 to $1,695.  The fees charged by the City to process 
and review development applications are lower than comparable market-rate fees for technical 
plan review tasks.  
 
Additional fees include statutory school impact fees and parkland dedication fees, charges levied 
for building, electrical, plumbing, and other permits, and City capacity fees (development impact 
fees).   
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• For a typical three-bedroom, two-bathroom single-family home, City planning fees, 
building fees, and water, sewer and drainage capacity fees total approximately 
$15,000.  

• For a typical multi-family project the City Planning fees, building fees, water, sewer 
and drainage capacity fees total approximately $12,000.  

 
Fee schedules are available at the Community Development Department. The fees required for 
residential development are based on meeting actual costs of providing City services such as 
fire, police, potable water and wastewater treatment.   
 
5.4 Building Codes & Code Enforcement 
 
Building codes and enforcement do not constrain housing development in Fort Bragg.  As the 
City of Fort Bragg does not maintain its own Building Department, the Mendocino County 
Building Inspection Department provides building inspection and code enforcement service.  
New construction is required to meet the requirements of most recent version of the Uniform 
Building Code (UBC) including the Uniform Housing Code. The code sets forth building 
standards and requires inspections to ensure compliance. In accordance with the federal 
American with Disabilities Act, the City’s building code includes requirements that new residential 
construction have a minimum percentage of units that are fully accessible to the physically 
disabled. While the building codes and their enforcement may increase the cost of housing, they 
are designed to ensure the provision of safe and structurally sound housing.  
 
The County Building Department inspects housing units when an owner seeks a building permit 
for additional construction, or when a specific complaint relating to the health and safety of the 
building occupants is received.   
 
The City’s Code Enforcement officer addresses violations of the City’s codes and receives 
approximately 50 complaints a year. About 10-15 of these cases relate to housing issues.  Most 
involve substandard housing, health and safety complaints, un-permitted construction, and illegal 
travel trailer occupancy.   
 
 
5.5 Processing Time 
 
The time taken to process development applications affects housing costs, since interest on 
loans must continue to be paid and the longer it takes for the development to be approved, the 
higher the costs will be.  The time to process residential development applications does not 
constitute a constraint in Fort Bragg.   
 
The following are estimated processing times for residential development applications for a 
building permit for a dwelling with no special permit or exception to the standards required:  

 Community Development Department - ½  to one hour. 
 Public Works – ½ hr to one week. 
 Building Department - two hours to two weeks.  

 
Review requiring a discretionary permit involving one or more public hearings (e.g. Variance, 
Design Review, and Use Permit): 

 Community Development Department and Planning Commission - six to ten weeks. 
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 Building Department - two hours to two weeks. 
 
Review requiring a change of zoning, major subdivision approval, or preparation of an 
Environmental Impact Review:  

 Community Development Department, Planning Commission, or City Council – four 
months  to one year. 

 Building Department - two hours to two weeks (Includes code compliance, structural, 
grading, and Title 24 review.  Does not include back-up time, rework by applicant, or 
field inspections and varies with the complexities of the plan.  Back-up time varies 
with volume of applications in the department and can be as long as two to three 
weeks.)  

 
Single-family units are a permitted use by right and do not require a conditional use permit or 
Design Review and as indicated above typically take one to two days but  can take up to two 
months if a Variance or a Coastal Development Permit is required.  The City has adopted 
Citywide Design Guidelines with clear illustrations and text to streamline and facilitate this 
process.  
 
Multi-family housing development requires a conditional use permit in the RM and RH zoning 
districts and in all commercial districts. A Use Permit typically takes two to three months to 
process where no CEQA review or other entitlements are required.  The Use Permit requirement 
for multi-family housing provides the City with the opportunity to require a traffic analysis for the 
project.  Specifically the LUDC requires the following: 
 
18.71.060 - Use Permit and Minor Use Permit{tc \l2 "18.71.060 - Use Permit and Minor Use Permit} 
 
 Application filing and processing.  An application for a Use Permit or Minor Use Permit shall be filed and processed in 

compliance with Chapter 18.70 (Permit Application Filing and Processing).  The application shall include the information 
and materials specified in the Department handout for Use Permits, and the following information. 

 
1. Fiscal and economic analysis.  An application for a warehouse retail project as defined in Article 10 (Glossary) shall 

include a fiscal and economic analysis. 
 

2. Traffic Study.  A traffic study shall be required for uses determined by the Director or City Engineer to be high trip 
generators. 

 
a. The traffic study shall identify both cumulative and project-specific traffic impacts. 

 
b. All traffic impacts shall be reduced, to the maximum extent feasible, through compliance with applicable 

development standards and/or conditions of approval.  
 
A traffic study can be completed fairly quickly at a reasonable cost by a consultant and is 
required so that the City can complete the necessary environmental review (compliance with 
CEQA) for projects that are likely to be high trip generators.  This is not a significant inhibitor to 
development and is in necessary so that the City can comply with the requirements of CEQA.  
 
Multi-family housing in the RVH zone only requires Design Review and typically takes two to 
three months from the time of a submission of a complete application.  
 
Second dwelling units are approved administratively.  The typical administrative approval time for 
a second dwelling unit is less than a week.  The time to obtain approvals for single and multi-
family housing does not constitute a constraint on housing development in Fort Bragg. 
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These processing times are comparable to the time taken for processing similar projects in 
surrounding jurisdictions.   
 
5.6 Infrastructure Constraints 
 
Despite the development potential figures mentioned earlier, there are potentially significant 
constraints to increased housing development related to the adequacy of the City’s 
infrastructure.  These include: 
 
 The City’s water storage capacity must be increased to meet current and anticipated growth.    

The City is currently developing a 45 acre raw water reservoir to address this issue. The 
project is in the design and environmental review phase and staff anticipates that it will be 
completed within two to three years.  

 Several areas have inadequate storm drains and others are in need of repair.  This problem 
is being actively assessed by the City.  

 The sewer system was found to have infiltration problems affecting approximately 146 
properties.  The Municipal Improvement District is currently designing a new sand filter.  The 
District is also planning to install a new secondary digester at the plant and make 
improvements to the collection system to address infiltration and inflow problems.  

 The sewer treatment system will be significantly upgraded over the coming ten years with 
significant investments in the equipment, financed through increases in user fees.  

 Financial limitations exist, since the City has a limited retail sales tax base and relies heavily 
on transient occupancy and property taxes for its revenue.  

 
The City's infrastructure problems have received considerable attention over the past five years 
2004-2009).  Recently completed infrastructure projects include:  
 Replace and reconstruct storm drains and sidewalks in coordination with street 

reconstruction projects on Main, Oak, Chestnut, Franklin, and Harold Streets.  
 Improve traffic, parking, and pedestrian circulation in the Central Business District through 

the implementation of a new downtown streetscape project.  
 Construction of a new recreation center and rehabilitation of City Hall and other public 

facilities.  
 
6. Potential and Actual Non-Governmental Constraints  
 
6.1  Cost of Land and Construction 
 
Market constraints include the cost of land and improvements, construction costs, interest rates, 
profit, property taxes and the wide range of factors which determine consumer preference in the 
housing market.  Most of these factors are beyond the control of local governments, although 
occasionally the cost of land and interest rates can be reduced in order to encourage affordable 
housing production.  
 
The availability of financing is a key component in determining the affordability of homes.  Small 
increases in the interest rates can have a significant impact on the amount of monthly mortgage 
payments and thereby limit many people from qualifying for a home loan.  
 
The cost of land and housing construction in Fort Bragg is generally less than in other coastal 
areas in the County.  An informal survey of local real estate brokers and developers indicated the 
following range of costs for construction of a single-family home in the City:  



 

2009 Housing Element     9-   
   
 

51

 
• Land costs   $100,000 to $125,000 for a 6,500 to 7,500 square foot lot. 
• Construction costs $125 to $200 per square foot, although construction costs  

exhibit a high degree of variability depending on the type of 
amenities included 

• Permit and fees  $15,000/unit 
• Total average cost $200/SF5 

 
There is little data regarding land and construction costs for multi-family housing, because few 
market-rate multi-family units have been developed in Fort Bragg in recent years.  However, land 
costs (including wastewater, water, grading, and drainage improvements) for a typical townhouse 
development are in the range of $25,000 to $35,000 per unit, and construction costs average 
approximately $105 per square foot.  According to Terra Partners, construction costs for 
affordable single-family units generally range from $100 to $120 per square foot. Utilizing self-
help programs, single-family unit construction costs can be reduced to $90 to $110 per square 
foot. Multifamily units using tax credit financing range from $130 to $170 and higher per square 
foot. Construction costs and home prices can be reduced by reducing the amount of amenities 
and the quality of building materials. Furthermore, larger developments or higher-density projects 
can reduce the per-unit costs.  
3.1 MARKET CONSTRAINTS  
 
6.2  Cost and Availability of Financing 
 
Financing issues impact sales prices or rental payments in a variety of ways.  
• When the interest rate charged for construction loans is too high, developers will choose to 

forgo a project because it will not be financially feasible.  Typically when construction loans 
get too pricy relative to the sales price for new developments, development as a whole will 
slow or stop.  This constrains supply and increases the prices of existing units.   Currently 
construction loan rates are relatively high in comparison to sales prices and so new 
construction has slowed significantly.  

• The ability to construct affordable Tax Credit financed projects depends on the strength of 
the overall economy and the demand for tax credits.  Currently the demand for tax credits is 
somewhat suppressed because of the overall decline in the economy.  This kind of financing 
may become harder to obtain even for affordable housing developers.  

• The rate charged for a long-term mortgage affects the prospective buyer or renter and is 
fluctuating between 4.5 and 7 percent over the past five years. Rates are currently below 5 
percent. The decline in home prices coupled with low interest rates has resulted in some 
home sales in Fort Bragg in 2009.  

• The amount financed reached record levels during the period of the last housing element. By 
2007 the median cost of housing reached $449,000, lifting average monthly (fixed) mortgage 
costs well beyond what most in the community could afford. Prices have fallen by between 25 
to 50 percent since. Combined with low mortgage rates and federal incentives, housing 
affordability rates have improved dramatically.  

• Financing for new housing development is currently constrained due to the nationwide credit 
tightening.  From 2004 to early 2007, access to home mortgages (and refinancing) was 
greatly eased to the point where nearly anyone could qualify for a loan. The loans 
themselves grew more favorable to borrowers with low payments in the first few years. The 
result was a dramatic increase in home prices as more people bid on a limited number of 

                                                 
5 According to North Coast Builders Exchange 
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units. Towards the end of 2007, lending standards began to tighten, cutting off many 
borrowers who previously qualified. Lending activity dropped steeply in 2008 as the global 
credit crunch left banks deprived of capital to lend. The result was sharp decline in the 
number of mortgages being written as banks limited lending to only the most creditworthy. 
Table 6.2.1 shows the disposition of home loan applications for residents within the Santa 
Rosa Metropolitan Statistical Area (MSA) in 2006, which includes Sonoma and Mendocino 
Counties. Applications are broken down by applicant income level.  

 
Table 6.2.1 Conventional Home Loan Applications  

Santa Rosa Msa (Sonoma And Mendocino Counties), 2006 
Conventional Loans  Applicant Income Level  

% Approved % Denied % Other 
Very Low (<50% Median 
Family Income (MFI))  

39% 42% 19% 

Low (50-80% MFI)  60% 17% 23% 
Moderate (80-120% MFI)  65% 15% 20% 
Upper (120%+ MFI)  57% 17% 26% 
Total  56% 18% 26% 
Source: FFIEC, Home Mortgage Disclosure Act (HMDA) Data, 2006.  
The OTHER column represents mortgage offers extended by the bank but rejected by the borrower (for any 
reason), incomplete applications as well as any other circumstance that could not be construed as a 
“rejection” by the lender.   

 
 
6.3  Community Sentiment 
 
Community attitudes toward housing play a crucial role in determining the type and cost of 
housing that will be built in the City.  City staff works proactively with developers of potentially 
controversial housing projects to help them address legitimate community concerns regarding 
the type of housing proposed, the design, and the impacts of the development on noise, traffic, 
parking, and City services.  Staff works with the developer to involve the community in the early 
phases of a project to inform the developers of the community’s desires.  Typically the City holds 
a pre-application meeting with the applicant and staff. A pre-application workshop with the 
community and Planning Commission can also be held at the applicant’s request on projects that 
are anticipated to be controversial due to their location, size, and/or design.  The pre-application 
meetings are not required. 
 
Overall, the community of Fort Bragg values the historic character of the Central Business 
District and the quietness of its residential neighborhoods.  Most residents would concur that 
housing should be available to all economic segments of the community, and there has been 
little opposition to the many affordable housing units built to date.  
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7.  Special Housing Needs 
 
7.1 The Elderly 
 
Slight changes are occurring in the age structure of Fort Bragg's population.  The City's 
proportion of elderly residents (over 65 years old) has decreased from 17.3 percent of the 
population in 1990 to 13.6 percent in 2008.  This decrease in Fort Bragg's senior population is 
accompanied by a slight increase in the proportion of children and adults (24-54 years).  Table 
7.1.1 shows the age structure of Fort Bragg's population in 2000 and the estimated structure in 
2008.  State projections indicate that the proportion of the elderly population in Mendocino 
County is expected to increase in the next ten years.   Fort Bragg will likely follow this trend.  This 
trend will have an impact on the provision of health and social services, as well as on the 
demand for specialized housing for the growing senior population.  
 

Table 7.1.1 2008 Est. Population by Age (2000 & 2008) 
  2000  2008 Estimate 
Age Group Number 

of 
People 

%  Number 
of 

People 

% 

Age 0 - 4 475 6.8  490 6.9 
Age 5 - 9 473 6.7  468 6.6 
Age 10 - 14 490 7  455 6.4 
Age 15 - 24 946 13.7  908 12.8 
Age 25 - 34 1,000 14.2  1,070 15.1 
Age 35 - 44 1,108 15.8  1,019 14.4 
Age 45 - 54 994 14.1  878 12.4 
 Age 55 - 64 563 8  826 11.7 
Age 65 - 74 419 6  417 5.9 
Age 75 - 84 401 5.7  357 5.0 
Age 85+ 157 2.2   189 2.7 
Source: 2000 Census; Claritas, 2008 

 
A relatively large proportion (21.6 percent) of Fort Bragg’s housing units are occupied by persons 
65 years of age or older.  Table 7.1.2 below shows the affordable housing developments for 
senior citizens.  
 

Table 7.1.2 Affordable Senior Housing 
 
Development 

Number of 
Units 

Income Category 

Moura Senior Housing 41 Very-Low 
Duncan Place (disabled persons and seniors) 43 Very-low to Low 
River Garden Apartments (2 ADA-compliant apartments) 2 Very-Low and Low 
Walnut Apartments (56 apartments, mixed family and seniors) 2 Very-Low 
Ocean Lake Senior Mobile Home Park 70 Moderate and Low 

Total  158  
Source: Community Development Department, City of Fort Bragg, 2009.  
 
The 158 housing units currently set aside exclusively for seniors at low, very-low and moderate 
income levels do not meet the need for this type of housing.  There is a two-year waiting list 
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comprised of 80 households for the Moura Senior Housing.  Similar waiting lists exist for other 
affordable senior housing developments in the community.  Even Ocean Lake, a moderate and 
low income mobile home park, has a significant waiting list.  At present, 25 percent of Fort 
Bragg’s population is comprised of persons aged 55 or older.  However the median age of the 
community has increased only slightly from 36.2 years in 1999 to 36.45 years in 2008.  The 2000 
Census data indicate there were 465 elderly owner households and 221 elderly renter 
households. 
 
Several factors will affect the future number of senior housing and care facilities that can be built: 
 There has not been a commensurate increase in Federal and State funding to provide 

additional affordable housing for seniors.  
 There are vacant bedrooms in the City.  It is difficult to quantify accurately the number of 

such under-utilized housing units.  The diminishing household size since the 1960s combined 
with the large number of existing single-family homes indicates that there could be significant 
source of additional housing for seniors dispersed throughout existing neighborhoods.   

 
Programs to assist seniors who wish to continue living in their own homes would not only provide 
important psychological and social benefits, but also reduce the need to build additional housing.  
The City of Fort Bragg has proposed two programs for this population: 1) provide low interest 
loans to qualifying seniors for maintenance and repair of their homes and 2) matching seniors 
with spare capacity in their homes with other seniors looking for housing.  
 
Recently a developer submitted an application to the City to develop a 102 room assisted living 
facility with 12 units of senior housing. This project would have met a significant need in the 
community.  However the applicant has gone bankrupt, and the property is on the market.  It is 
unclear if the project will go forward as planned or if a new investor will modify it.  
 
7.2. Disabled Persons 
 
The number of disabled persons in a city has important planning and social implications and will 
affect the demand for specialized handicapped access and transportation facilities, certain social 
services, and specialized housing. 
 
The U.S. Census collects information on disabled people based on work disabilities and public 
transportation disabilities.  The most recent 2000 Census information regarding disabled people 
in the City indicated there were 1,467 persons with one or more disabilities of whom 447 were 65 
years and older.   
 
The Redwood Coast Seniors Inc. provides scheduled and on-demand transportation services for 
disabled persons, including seniors, throughout the community and to other locations along the 
coast under contract with the Mendocino Transportation Authority.  This service provides a 
monthly average of 38 one-way trips per day for persons with wheelchairs, of which 18 are for 
non-seniors.  
 
The affordability of housing for disabled people is an important concern for Mendocino County.  
According to the Community Development Commission, most disabled persons entitled to SSDI 
(Social Security Disabled Insurance) and SSI (Social Security Insurance) benefits receive only 
$652 or less each month from these sources.  The average rent in Fort Bragg is $700 per month, 
an amount that exceeds the total monthly benefits typically received by disabled persons.  
Persons receiving Section 8 housing assistance would receive assistance in meeting the market 
rate rents.  
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The City processes requests to retrofit homes for accessibility as follows: 

• A building permit is required for a ramp or a lift. This is done administratively.  
• Substantial modifications to the exterior appearance of a commercial or residential 

structure of more than two units requires Design Review approval by the Planning 
Commission.  Discretionary approval by the Planning Commission is limited to the 
exterior appearance of the structure, and not to the use or to mechanical equipment 
required to improve accessibility.  

 
The City provides opportunities for housing for persons with disabilities as follows:  

• Group homes with less than six residents (exclusive of staff) are allowed in all 
residential zoning districts as a use by right.  A building permit would be required for 
one dwelling, and Design Review and Planning Commission approval for design 
related issues would be required for two or more dwellings.   

• Group homes for six or more residents are allowed in all residential and commercial 
zoning districts with a conditional use permit.   There no are special standards, 
requirements, or performance standards applicable to group homes or for persons 
with disabilities.  The Use Permit requirement does not act as a detriment to 
development for persons with disabilities in Fort Bragg: two such facilities are already 
located in the City; and the typical conditions of approval are no more stringent than 
for other similar residential land uses requiring a conditional use permit 

• The City completed a comprehensive revision of its Zoning and Subdivision 
Ordinances which included changes to ensure compliance with fair housing laws in 
2004.  

• With regard to parking, the City complies with the UBC and CALDAG for the number 
and configuration of handicapped parking spaces.  Disabled individuals can request a 
designated disabled parking space on the street in front of their residence. In addition, 
the Zoning Ordinance provides for flexible parking standards which would allow a 
reduction in parking requirements for persons with disabilities, emergency and 
transitional housing, and other special housing needs, such as senior housing.  

• Neither the Land Use Element nor the Zoning Ordinance contains any regulations 
addressing spacing or siting of special needs housing nor the location of such 
facilities with regard to one another.  

 
 
7.3 Single-Parent Households 
 
Single-parent households, particularly those headed by women, are likely to have greater 
demand than two-parent households for child care and other social services.  There is an clear 
need for more affordable housing for this sector of the community.  The waiting list for Section 8 
housing at the Community Development Commission of Mendocino County is over 600 persons, 
and it typically takes more than two years to obtain housing.  
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Table 7.3.1 Single-Parent Households In Fort Bragg 

Head of Household Number Percent 
Male-Headed Households 65 23.5 
Female-Headed Households 212 76.5 
Total 277 100.0 

Source: US Census, 1999 
 
7.4 Farm and Fisheries Workers  
There are a number of farmworkers employed in nurseries surrounding the City and fisheries 
workers in Noyo Harbor, which is also in the County.  Although the 2000 Census indicated there 
were 259 persons working in agriculture, forestry, fishing and hunting, in Fort Bragg, there are no 
farmworkers in Fort Bragg, since there is no agriculture in the City or Sphere of Influence.  The 
workers identified by the Census are employed in the fishing and forestry sectors, and are 
therefore not eligible for farmworker housing subsidies, such as from CDBG grants.   The County 
does provide a mechanism for farm worker housing in the non-coastal zone portion of the 
County, where agricultural activity takes place.  
 
7.5 Large Households 
Large households are defined as households with five or more members.  The market does not 
provide sufficient housing for large households who often have limited income and require 
additional rooms.  The table below shows that there were 188 large households in Fort Bragg in 
2000.  The number of large households is likely higher today due to the increase in the Hispanic 
population in the City of Fort Bragg 
 

Table 7.5.1: Household Size 
 
Household Size 

Number of 
Households 

 
Percent 

1 person 815 32.5 
2 persons 844 33.6 
3 persons 361 14.4 
4 persons 303 12.0 
5 or more persons 188 7.5 
Total 2,511 100.0 

Source: Spatial Insights Corporation, June 2000 
 
 
The 2000 Census data indicate there were 53 large owner-households and 199 large rental-
households in Fort Bragg.  
 
Demographic trends at the state level indicate that the number of large households will continue 
to increase, particularly in the Hispanic population, thereby increasing demand for housing units 
with more than four bedrooms.  
 
7.6 Emergency and Transitional Housing 
 
Accurate information on the number of homeless persons is not available for the City of Fort 
Bragg.  However, according to the County’s 2007 Continuum of Care Plan, there are around 
1,400 homeless people in Mendocino County’s unincorporated area and cities at any given time, 
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including those in emergency shelters, transitional housing, and permanent supportive housing 
for homeless populations.6 Most of the homeless are located in the urban areas, particularly 
Ukiah and Fort Bragg, where the majority of the emergency shelters and transitional housing are 
located.  Moreover, in 2008 an estimated 12 percent of families in the City (294 families) lived 
below the poverty line. These families are considered at risk of becoming homeless. Homeless 
individuals and families have a range of special housing needs, including: 
• Emergency shelters which provide immediate short-term housing typically limited to less 

than six months.  
• Transitional housing, which provides housing between six-months and two years, often 

coupled with intensive case management, alcohol and drug abuse assessment and 
treatment, mental health treatment, life skills and employment training, and assistance with 
credit worthiness. There are several organizations in the city of Fort Bragg that provide 
transitional housing facilities, notably the Ford Street Project, the Yellow House, and the 
Hospitality House.  They report that the demand for temporary housing exceeds the supply.   

• Permanent supportive housing, which offers a stable residential environment with mental 
health counseling, job training, and case management among other services to reinforce the 
advancements of formerly homeless persons up the ladder of the continuum of care. 

 
Table 7.6.1 Transitional And Emergency Housing 

Organization Type of Shelter Provided Units/Size 
The Ford Street Project Emergency Housing 

Transitional Housing  
3 beds 
5 beds 

Hospitality House Emergency Housing 20 individual beds, 4 
family beds 

Project Sanctuary Domestic Violence Shelter 3 individuals, 12 family 
beds 

Yellow House  Transitional Housing for families with 
children and disabled individuals 

3 beds 

Harrison Street House Transitional Housing for families with 
children and disabled individuals 

4 individuals, 4 family 
beds 

466 Redwood A & D Transitional Housing for families with 
children  

8 family 

331 N Harrison St 1/2 Transitional Housing for families with 
children 

2 family 

Stewart St House Transitional Housing for families with 
children 

5 family 

Oak Street Apartments Permanent Supportive Housing 10 individuals 
Community  Development Commission Shelter Plus Care voucher program variable 

Source: Mendocino County Housing Element, 2009 
 
In most cases, homelessness has occurred because local people are unable to afford housing, 
rather than as the result of an influx of homeless persons from other areas. The magnitude of 
this problem far exceeds the resources of local government, particularly smaller cities.  The City, 
however, has complied with Government Code Section 65583(a)(7) and (c)(1) regarding the 
identification of adequate sites to facilitate the development of emergency shelters and 
transitional housing with programs which identify an area suitable for this use.   
 

                                                 
6 Mendocino County’s Continuum of Care Plan, 2008 Point-in-Time Homeless Population counts taken in 2007. 
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The City has already amended its Zoning Ordinance to allow transitional and emergency housing 
as a permitted use in the General Commercial (CG) district. The CG zoning district is an 
appropriate location for such a facility because:  
 

 There are several underutilized sites within this district; 
 There already exist transitional housing facilities in this zoning district; 
 This area is centrally located and near public services and stores; and 
 Infrastructure, such as water, sewer, roads, and sidewalks, is in place.  

 
The County has taken the initiative to identify the extent of the problem locally and has 
established an organizational framework to coordinate funding and implementation of programs 
for the homeless.  The policies of the Housing Element relating to homelessness are based on 
facilitating and cooperating with this County effort, commensurate with the City's population and 
resources.  
 
 
8.  Opportunities for Energy Conservation 
 
The City encourages energy conservation in residential projects and through long range planning 
activities.  The City has undertaken the following activities to reduce energy use and encourage 
green building practices.  
 

1. Design Review process includes energy use criteria. The building orientation, street 
layout, lot design, landscaping, and street tree configuration of all residential projects and 
subdivision proposals are reviewed in order to maximize solar access and energy 
conservation.   

2. The City has established minimum densities for all medium and high density zoning 
districts.  

3. The City allows flexible parking standards for mixed-use development projects and for all 
projects in the Central Business District.  

4. The City is working with Georgia-Pacific (GP) on the completion of a Specific Plan for the 
former GP Mill Site. The preferred land use plan includes significant higher density 
housing development adjacent to the City’s downtown.  

5. The City has completed a Green House Gas Inventory and is preparing a Carbon Action 
Plan which will identify opportunities to improve energy conservation and reduce green 
house gas emissions throughout the municipal operations.  

6. The City provides green building workshops and green building information to builders 
and homeowners 

7. The City has implemented a housing rehabilitation program which addresses 
underperforming heating and cooling systems in low-income units.  

8. The City has adopted and is implementing a construction and demolition waste recycling 
ordinance which has resulted in significant recycling of materials. 

 
In addition, this Housing Element includes a number of new energy conservation and green 
building programs and incentives which will be implemented over the next five years.    
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9. At Risk Units 
 
There are affordable housing units throughout California which were built 30 years ago with 
Federal low-interest mortgages from the U. S. Department of Housing and Urban Development 
with an agreement that the rents of these units be kept at a level affordable to low income 
households.   
 
State Government Code Section 65863.10 requires owners of such projects to provide at least 
twelve months notice of contract termination or prepayment of Federal assistance to tenants and 
public agencies.  Owners who are proposing to sell or dispose of those properties must also 
provide first right of refusal to purchase those properties to those agreeing to maintain the 
affordability of the units.  
 
There following units in Fort Bragg are listed by the California Housing Partnership Corporation’s 
inventory of Federally Assisted Multifamily Housing.  The units are at risk of conversion to market 
rate during the next ten years.    
 
 

Table 9.1.1 At Risk Affordable Housing Units 

Development Location 
Year 
Built 

Rent 
Assiste
d Units 

Restrictive Clause 
Expiration 

Moura Construction 400 South Street 1990 38 7/20/2008 

Private/Federal Home 
Mortgage Association 

311 Walnut Street 1986 19 7/25/2009 

Section 8 520 Cypress 
Street 

Unknow
n 

42 10/31/2010 

Rural Communities Housing 
Development Corporation 
(RCHDC) 

301 Cypress 
Street 

1980 40 7/26/2005 

Source: California Housing Partnership Corporation    
 
301 Cypress Street 

• Type of Assistance. This project received a loan of $1.5 million in 1984 and the 
restrictive clause expired on the loan in 2005.  

• Units. The project provides 40 very low income rental units.   
• Cost to Preserve. RCHDC is a non-profit affordable housing provider and has no 

intention of converting this project to market rate units as it would be at odds with the 
organization’s mission.  In addition, RCHDC has recently entered into a contract with 
the City of Fort Bragg to rehabilitate these units using Redevelopment funds. The use 
of Redevelopment funds will necessitate a title restriction being placed on the 
property to ensure affordability for an additional 40 years (as required by 
redevelopment law).   Therefore these units are not considered at risk by the City of 
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Fort Bragg. The estimated total cost of purchasing this project is estimated at $4.9 
million.7  

• Entity to work on preservation.  RCHDC 
• Financing. Unnecessary.  

 
520 Cypress Street 

• Type of Assistance. Section 8 
• Units. The project provides 42 very low income units.   
• Cost to Preserve. This project is not at risk as it is owned by RCHDC. RCHDC is a 

non-profit affordable housing provider and has no intention of converting this project 
to market rate units as it would be at odds with the organization’s mission. 

• Entity to work on preservation.  RCHDC 
• Financing. Unnecessary.  

 
400 South Street 

• Type of Assistance. This project received a loan of $1.5 million in 1988, and the 
restrictive clause on the loan was set to expire in 2008.   

• Units. The project provides 38 rent assisted elderly units.  
• Cost to Preserve. The City estimates that the project could be purchase for 

approximately $4.7 million (see footnote #7).  At this time Moura Housing continues to 
be operated as an affordable senior housing development with a fairly long waiting 
list. The property owner continues to invest in the maintenance and management of 
the units.   The property owner appears to be unaware that the affordability 
requirement has expired or is aware and has chosen to maintain the project as an 
affordable senior facility.   

• Entity to work on preservation.  DANCO Community Partners has approached the 
property owner regarding the purchase of the units and an adjacent five acre high 
density parcel.  

• Financing. The City has spoken with DANCO about applying for HOME funding in 
2010 in order to purchase both the at-risk senior housing project and the adjoining 
parcel for the development of additional multi-family units.  Affordable Housing Tax 
Credits are also a very feasible funding option to save these at-risk units.  In addition, 
the City could dedicate housing set-aside redevelopment funds to this project.  

 
311 Walnut Ave.  

• Type of Assistance. This project received a loan of $2 million in 1982. 
• Units. The project provides 56 very low income units.   

                                                 
7 The estimated cost of preserving specific multifamily projects was estimated using a worst case scenario purchase 
price. The City assumed that the units would be purchased at current market rates for market rate housing which 
amounts to $127,000/unit (see Table 9.1). 

Table 9.1 Multi-Family Project Sold, 2007-2008     

Address Price 
Unit

s Price/Unit Year Sold
209 N McPherson Street   $     610,000  5  $      122,000  2007 
449 S McPherson   $     670,000  5  $      134,000  2007 
1041 Chestnut Street   $     300,000  3  $      100,000  2008 
1099 Chestnut Street   $     500,000  4  $      125,000  2008 
395 S Sanderson   $     550,000  4  $      137,500  2008 
Average      $      123,700    
Source: Century 21, MLS, 2009; City of Fort Bragg, 2009   
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• Cost to Preserve. The City estimates that the project could be purchase at current 
prices for market rate housing for approximately $2.3 million (see footnote #7).   

• Entity to work on preservation.  CDD, Danco Community Partners, RCHDC 
• Financing. Home, Tax Credits, Redevelopment funding.  

 
 
The City has one inclusionary unit that will expire in 2038.  The City has no density bonus 
affordable units.  
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 APPENDIX A: EVALUATION OF PREVIOUS HOUSING ELEMENT 

# Program Purpose Evaluation Status 
Program 
H-1.1.1 

Funding Housing Rehabilitation: Seek funding 
through the Community Development Block Grant 
program and other State and/or Federal programs 
to assist in the rehabilitation and conservation of 
existing residential units. 

To improve the quality 
of housing for low 
income and very low 
income residents 

Achieved. The City 
obtained funding for 
and implemented a 
CDBG housing rehab 
loan and grant 
program in 2006 and 
2007 

Retain 

Program 
H-1.1.2 

Target Areas: Continue to identify target areas and 
specific properties where housing rehabilitation is 
most needed.  

To improve the quality 
of housing for low 
income and very low 
income residents 

Achieved.  The City 
completed a housing 
conditions survey in 
2008, which identified 
target areas 

Revise 

Program 
H-1.1.3 

Rehabilitation/Preservation Program: Establish a 
housing rehabilitation program which provides low 
interest loans for the rehabilitation of homes owned 
or occupied by very-low to moderate-income 
households.  Facilitate citizen awareness of this 
rehabilitation loan program by a) making pamphlets 
on this program available at City Hall and at the 
public library, b) contacting neighborhood groups in 
older residential areas with this information, and c) 
continuing building code enforcement in 
cooperation with the Building Department.  

To improve the quality 
of housing for low 
income and very low 
income residents 

Achieved. The City 
obtained funding for 
and implemented a 
CDBG housing rehab 
loan and grant 
program in 2006 and 
2007 

Retain 

H-1.1.4 Housing Rehabilitation in Non-Residential Areas: 
Continue to permit substantial rehabilitation of, and 
additions to, existing housing located in zones 
where it is a nonconforming use.  Require a 
conditional use permit and Design Review approval 
for substantial renovations.  

To improve the quality 
of housing for low 
income and very low 
income residents 

Achieved. The City 
has amended its 
zoning ordinance to 
provide for the 
substantial 
renovation of non-
conforming 
residential uses.  

Delete 

Program 
H-1.1.5 

Capital Improvement Program: Provide for 
consideration of capital improvement projects 
necessary to maintain the community’s older 
neighborhoods as part of the City Council’s annual 
review the Capital Improvement Program. 

To ensure adequate 
services for additional 
residential 
development and 
existing development 

Achieved.  The City 
Council reviews all 
capital improvement 
projects annually. 

Retain 

Program 
H-1.1.6 

Standards for Rehabilitation of Buildings: Consider 
adopting all, or portions of, the Uniform Code of 
Building Conservation establishing standards which 
encourage the rehabilitation of older buildings in the 
community, and making it less burdensome for 
property owners to perform building maintenance.  

Reduce the cost of 
rehabilitation of older 
residential structures 

Not Achieved Retain 

Program 
H-1.2.1 

Residential Conversions: Consider revising the 
Very High Density Residential (RVH) and Medium 
Density Residential (RM) zones to eliminate or 
reduce potential conversion of residential properties 
to commercial uses, except as home occupations in 
conjunction with residential uses.  

Reduce conversions of 
residential properties 
to commercial uses 

Achieved.  The 
CLUDC limits the 
number of 
commercial uses 
through the Use 
Permit process.  

Delete 
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Program 
H-1.3.1 

Energy Conservation Program: Provide energy 
conservation information for public distribution. 

Reduce energy costs 
and use 

Implemented.   Revise 

Program 
H-2.1.1 

Identification of Infill Sites: Develop and maintain an 
inventory of vacant and underdeveloped 
residentially designated land.  Provide copies of the 
inventory for public distribution.  

Improve information 
regarding available 
residential land 

Completed.  Revise 

Program 
H-2.2.1 

Mixed Use in the Central Business District: 
Continue to permit multiple family residential units 
above the ground floor after Design Review in the 
Central Business District (CBD).  

Increase supply of land 
for housing 

Completed and 
ongoing.  

Revise 

Program 
H-2.2.2 

Program H-2.2.2 Zoning Ordinance Revisions: 
Consider the following Zoning Ordinance 
amendments to provide additional housing 
development opportunities: 
• revise the CO and the CG zoning districts to 
include a maximum allowable residential density of 
24 units per acre with a conditional use permit; 
• revise the Highway Visitor Commercial CH District 
to allow residential uses at a density of 24 units per 
acre with a conditional use permit; and 
• revise the Central Business District to allow a 
residential density of up to 40 units per acre as a 
permitted use above the ground floor.  
• establish a procedure which allows for flexibility in 
applying development standards pertaining to 
roadways, setbacks, minimum lot standards, and 
parking requirements for affordable housing 
developments with continuing affordability 
requirements. 
 

Increase the amount of 
land which can 
accommodate 
residential uses and 
thereby reduces the 
cost of land.  

Completed.  Delete 

Program 
H-2.2.3 

Parking Standards: Adopt revised parking 
standards to implement reduced and/or flexible 
standards for residential uses in commercially 
zoned areas that account for day/night uses and 
combined parking facilities.  

Reduce cost of 
developing mixed-use 
projects 

Completed.  Delete 

Program 
H-2.3.1 

Limited Equity Cooperatives and Sweat Equity 
Projects: Seek sponsors to utilize State funds to 
develop a limited equity cooperative (LEC).  
Specific City actions to achieve this objective 
include assessing the viability and process of 
establishing an LEC; making such information 
available at the Community Development 
Department; identifying potential sites for an LEC; 
and seeking cooperation and support for this 
program from non-profit housing organizations.  

Encourage LECs Not Achieved.  Staff 
has not had the time 
to complete this 
program.  

Delete 

Program 
H-2.4.1 

Housing Impacts of Employment-Generating Uses: 
Identify housing impacts of new commercial, office, 
and industrial development that will generate a 
significant amount of housing demand as part of 
the development review process and require 
appropriate mitigating measures.  

Require subsidy from 
commercial 
development to 
encourage housing 
development.  

Not completed.  This 
activity is no longer 
necessary as the City 
has lost over 1,000 
jobs due to the 
closure of the GP Mill 
Site.   

Delete 
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Program 
H-2.4.2 

Consider a Housing Impact Fee: Consider 
implementing a housing impact fee as condition of 
specific plan approval and/or annexation of 
commercial and industrial properties.  

Improve the feasibility 
of housing 
development by 
collecting a housing 
impact fee 

Not completed.  The 
City has adopted an 
inclusionary housing 
ordinance which 
meets the goal of this 
program. 

Delete 

Program 
H-2.5.1 

Secondary Dwelling Unit Design: Review the 
existing Secondary Dwelling Unit Ordinance to 
determine what revisions may be required to 
ensure that new secondary dwelling units are sited 
and designed to be harmonious with adjacent 
dwellings and the surrounding neighborhood.  
Consider amending the Zoning Ordinance to 
require Design Review for secondary dwelling 
units.  

Encourage secondary 
unit development 
harmonious with urban 
fabric.  

Completed with 2004 
CLUDC update, see 
Chapter 18.42.170 

Delete 

Program 
H-2.6.1 

Manufactured Housing: Establish design standards 
for the sitting and design of manufactured homes to 
ensure that they are harmonious with the character 
of the surrounding neighborhood.  Provide 
information and assistance to those interested in 
the use of manufactured housing for residential 
expansion, conversion, or rehabilitation. 

Encourage 
manufactured home 
development 
harmonious with urban 
fabric.  

Completed with 2004 
CLUDC update, see 
Chapter 18.42.110 

Delete 

Program 
H-2.8.1 

Redevelopment Funds: Use the 20 percent 
Housing Set-Aside Funds and other 
Redevelopment funds as available to assist with 
the development, conservation, or rehabilitation of 
affordable housing consistent with community 
housing priorities. 

Increase the quantity 
and/or quality of 
affordable housing 
units.  

The City has 
provided some 
housing set aside 
funds for the 
rehabilitation of 
affordable housing 
units in the City.  

Retain 

Program 
H-2.8.2 

Update the Five-Year Implementation Plan: Revise 
the Redevelopment Five-Year Implementation Plan 
to include specific criteria for use of the 20 percent 
of the tax increment revenues collected which are 
allocated to the Housing Fund.  Include criteria for 
the provision of full or partial fee waivers for 
affordable housing projects. 

Increase supply of 
affordable housing 

Completed Retain 

Program 
H-3.1.1 

Available Funding: Seek available State and 
Federal assistance to develop affordable housing 
for seniors, the disabled, lower-income large 
households, and households with special housing 
needs.  Consider joint applications with the County 
Community Development Commission for HCD 
programs such as the California Self Help Housing 
Program (CSHHP), the Multi-family Housing 
Program (MHP), and/or the HOME Program.  

Utilize state and 
federal funds to 
increase affordable 
housing supply.  

Ongoing.  The City 
has obtained CDBG 
funds to assist with a 
housing rehab loan 
program and the 
remodel of 
emergency housing.  

Retain 

Program 
H-3.1.2 

Tax-Exempt Financing: Require developers utilizing 
tax-exempt financing to include language in 
agreements with the City permitting persons and 
households eligible for HUD Section 8 rental 
assistance or Housing Voucher Folders to apply for 
below-market-rate units provided in the 
development.  

Increase supply of 
affordable rental 
opportunities.  

Not applicable.  
There was no tax 
exempt financing for 
housing development 
in Fort Bragg and 
proposed program 
has no nexus. 

Revise 
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Program 
H-3.1.3 

School Facility Reimbursement: Encourage 
developers of affordable housing to apply for the 
Proposition 1A School Facility Fee Reimbursement 
Program (SFFRP) financed by the California 
Housing Finance Agency.  Consider making this a 
requirement for development receiving subsidies or 
density bonuses for very-low rental income units.  

Improve the feasibility 
of affordable housing 
developments 

Ongoing.  Revise 

Program 
H-3.2.1 

Amend the Zoning Ordinance to address senior 
housing developments: Revise the Zoning 
Ordinance to establish flexible parking 
requirements and to allow density bonuses for 
senior housing projects.  

Improve the feasibility 
of senior housing 
developments 

Not Implemented.  An 
applicant may, 
through a MUP, 
request a lower 
number of spaces 
than required by 
18.71.060 of the 
CLUDC.   

Revise 

Program 
H-3.2.2 

Affordable Senior Housing: Establish and maintain 
an inventory which identifies properties which are 
potentially well-suited for senior housing funded by 
HUD 202 financing or similar program.  Work with 
developers to facilitate obtaining funding and 
construction of senior housing.  

Increase supply of 
senior housing 

Implemented Revise 

Program 
H-3.3.1 

Senior Shared Housing: Amend the Zoning 
Ordinance to allow for conversion of existing 
residences into shared housing for seniors (i.e., 
suites with shared living/cooking facilities) and 
separate residential facilities for an on-site 
manager, with a use permit in all residential zones. 

Increase supply of 
senior housing 

Implemented through 
residential care 
regulation in LUDC 

Revise 

Program 
H-3.4.1 

Program H-3.4.1 Revise the Standards of the City’s 
Inclusionary Housing Ordinance to Increase the 
Inclusionary Housing Requirement from 10 Percent 
to 15 Percent: Amend the Inclusionary Housing 
Ordinance to require developers of residential 
developments of five (5) or more units to: 
a) provide 15 percent of their units at rents or 
purchase prices affordable to very-low to moderate 
income households; or 
b) construct at least 1/3 of the required inclusionary 
housing units and contribute in-lieu fees for the 
remaining units, or 
c) Propose alternative measures so that the 
equivalent of 15 percent of residential development 
of five units or larger will be available to and 
affordable by households of very-low to moderate 
incomes. 

Increase supply of 
affordable housing 

Implemented in the 
2004 Coastal Land 
Use and 
Development Code 
Amendment 

Revise 
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Program 
H-3.4.2 

Inclusionary Housing Standards: Revise the Zoning 
Ordinance to include the following performance 
criteria for inclusionary units:  a) the exterior 
appearance of inclusionary units shall not be 
different than other units in the housing 
development of which they are a part; and 
b) Inclusionary units shall be dispersed or 
distributed throughout the development rather than 
being concentrated in one portion of the 
development.  

Ensure that 
inclusionary housing is 
well integrated within 
the community fabric.  

Implemented in the 
2004 Coastal Land 
Use and 
Development Code 
Amendment 

Delete 

Program 
H-3.4.3 

Revise the Inclusionary Housing Ordinance: Revise 
the Zoning Ordinance incorporating Programs 3.4.1 
and 3.4.2 above establishing income guidelines, in-
lieu fees, purchase or rent levels, and measures to 
assure a minimum 30-year affordability of 
inclusionary units.  

Increase supply of 
affordable housing 

Implemented in the 
2004  Land Use and 
Development Code 
Amendment 

Delete 

Program
-3.5.1 

Density Bonus Regulations: Revise the Zoning 
Ordinance as needed to incorporate the Density 
Bonus provisions of Government Code Section 
65915 requiring the granting of a density bonus of 
25 percent and an additional financial incentive, or 
financially equivalent incentive(s), to a developer of 
housing agreeing to construct at least a) 20 percent 
of the units for lower income households; or b) 10 
percent of the units for very-low income 
households; or c) 50 percent of the units for senior 
citizens or for disabled persons.  Adopt an 
ordinance setting forth the requirements of the 
Density Bonus Program and defining affordable 
sales prices and rents, the affordability criteria, and 
additional incentives. 

Ensure compliance 
with State Housing 
Density Bonus law 

Implemented in the 
2004  Land Use and 
Development Code 
Amendment 

Revise 

Program 
H-3.6.1 

Adopt Continued Affordability Measures: Prepare 
deed restrictions and/or similar covenants to ensure 
the continued affordability of Below Market Rate 
units for a specified minimum period of time for 
rental and ownership units which implement the 
requirements imposed by State and Federal laws. 

Ensure long term 
ownership of 
affordable units 

Implemented Delete 

Program 
H-3.7.1 

County Community Development Commission: 
Work with the County Community Development 
Commission to obtain and administer a HCD 
HOME grant or CDBG grant specifically to 
accommodate large families. 

Increase supply of 
housing for large 
families 

Not implemented Retain 

Program 
H-3.8.1 

Planned Development (PD) Combining Zone: 
Review the Planned Development Combining Zone 
procedures to determine how they can be 
streamlined and simplified to provide more effective 
guidelines for their use. 

Increase ease of 
developing housing 

Implemented in the 
2004  Land Use and 
Development Code 
Amendment 

Delete 
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Program 
H-3.9.1 

Accessible Units for the Physically Disabled:  
Revise the Zoning Ordinance to establish 
requirements that specify a percentage of ground 
floor and other units in new residential projects 
which must be accessible for physically disabled 
persons.  Ensure that these units are barrier-free 
consistent with the American with Disabilities Act 
(ADA) and State standards.  

Increase access to 
housing by disabled.  

Not implemented, 
superseded by state 
law. 

Delete 

Program 
H-3.10.1 

Emergency and Transitional Housing: Revise the 
Zoning Ordinance to permit emergency and 
transitional housing facilities as a permitted use in 
the General Commercial (CG) zone in accordance 
with Government Code Section 65583.  Establish 
flexible parking requirements and apply Uniform 
Housing Code (UHC) space and occupancy 
standards pursuant to Health and Safety Code 
Section 50807. 

Increase opportunities 
for emergency and 
transitional housing 

Implemented in the 
2004  Land Use and 
Development Code 
Amendment 

Delete 

Program 
H-3.10.2  

Ongoing Estimates of the Demand for Emergency 
Housing: Consult with the Fort Bragg Police 
Department and homeless providers in the 
community to maintain ongoing estimates of the 
demand for emergency housing in Fort Bragg. 

Improve information  Ongoing Retain 

Program 
H-3.10.3 

Inter-Agency Cooperation: Work with private, 
County, and State agencies to provide emergency 
housing for the homeless. 

Collaboration with 
relevant agencies 

Ongoing Retain 

Program
-3.11.1 

 First Time Home Buyers: Include in the Density 
Bonus provisions of the Zoning Ordinance 
incentives for the provision of housing units 
affordable to first time home buyers who qualify for 
affordable housing.  

Increase opportunities 
for 1st time 
homebuyers.  

Implemented in the 
2004  Land Use and 
Development Code 
Amendment 

Revise 

Program 
3.11.2:  

Funding Sources for First Time Home Buyers: 
Consider applying for funding sources for first time 
home buyers such as HCD’s HOME Program, and 
provide referrals to FHA programs offered by local 
lenders and sweat-equity programs operated by 
non-profit housing organizations.  

Increase access to 
appropriate housing 

Ongoing Retain 

Program 
H-4.1.1 

Housing Discrimination Complaints: Facilitate equal 
housing opportunity by referring housing 
discrimination complaints to the Fair Housing 
Division of HUD.  Information regarding equal 
housing opportunity laws and the equal housing 
opportunities for Fair Housing shall be distributed to 
the public at City Hall and the public library.  

Increase access to 
appropriate housing 

Ongoing Retain 

Program 
H-4.1.2 

Non-discrimination Clauses: Provide non-
discrimination clauses in rental agreements and 
deed restrictions for housing constructed with City 
assistance. 

Increase access to 
appropriate housing 

Ongoing Retain 



 

2009 Housing Element     9-   
   
 

68

Progra
m H-
4.2.1  

Use Housing Funds: Consider using the City’s 
housing funds to subsidize the construction of 
renovations and improvements that improve the 
accessibility to housing for seniors and persons 
with disabilities.  

Increase access 
to appropriate 
housing 

Ongoing Retain 

Progra
m H-
4.2.2  

Reasonable Accommodation for Persons with 
Disabilities:  Review the City’s land use and 
building regulations to identify constraints that may 
exist for the provision of housing for persons with 
disabilities, and adopt measures to facilitate 
reasonable accommodations for persons with 
disabilities.  Publicize revisions to land use 
regulations providing for reasonable 
accommodation for persons with disabilities.  

Increase access 
to appropriate 
housing 

Implemented 
in the 2004  
Land Use and 
Development 
Code 
Amendment 

Delete 

Progra
m H-
5.1.1 

Workshops: Continue to hold workshops and public 
hearings to discuss proposed revisions to the City’s 
Housing Element. 

improve 
community 
participation in 
policy 
development 

Ongoing Retain 

Progra
m H-
5.2.1 

Annual Report: Prepare an annual report that 
describes the amount and type of housing 
constructed, the stock of affordable housing units, 
demolition permits, and conversion of residential 
units to other uses, and other housing-related 
activities for review by the CDAB, Planning 
Commission and City Council. 

Improve 
information 
regarding 
housing 
development 

Ongoing Revise 

 
 
Comments 
 
Government Code Section 65583(a)(3) requires “an analysis of the differences between what 
was projected or planned in the earlier element and what was achieved." The table above 
indicates that a number of programs in the previous element were not implemented.  This was 
due in part to the City’s limited financial resources.  Land prices and construction costs limit 
development of affordable single-family dwellings.   
 
The revised element has recognized these limitations and contains several new programs which 
will result in the construction of additional affordable housing units, a more stringent inclusionary 
housing ordinance; establishment of a housing fund; establishment of a density bonus program; 
and other programs to meet special housing needs.  These programs recognize that the majority 
of additional units will occur at multi-family densities and includes requirements for affordable 
housing development as a condition of approval.  This approach effectively utilizes the limited 
remaining developable land in the City toward achieving the City’s housing goals.   
 



EXHIBIT B:  PARCEL-SPECIFIC INVENTORY OF VACANT AND UNDERUTILIZED LANDS

APN Address
General Plan 
Designation Zoning

Max Density 
(Units/Acre) Acres

Maximum 
Units

Likely Units 
(Given 

Development 
Constraints)

Ready 
Sewer 
Access

Ready 
Water 

Access
Existing 

Use Potential Development Constraints

018-450-41 1250    DEL MAR DR RH/CH RH/CH 15 18.87 283 226 Yes Yes Vacant

This parcel is relatively unconstrained other than requirements that 
development not negatively impact the isolated Todd Point Aquifer 
from which parcels in the County rely for potable water.  The section 
adjacent to Hare Creek has steep slopes that constitute a small 
percentage of the over all parcel. The CH designation allows 24 units 
per acre.

018-340-04 441    SOUTH ST RVH RVH 24 7.99 192 96 Yes Yes Vacant No known development constraints other than need to upgrade utility 
infrastructure for water and sewer

008-161-08 90 WE REDWOOD AVE CBD/IH CBD/IH 40 3.83 153 92 Yes Yes Vacant Approx. 0.3 acres is a pond. Area undergoing environmental 
remediation. Property owner is interested in selling parcel. 

020-010-43 1184 NO MAIN ST RVH RVH 24 7.55 181 91 No No Vacant Parcel appears to be constrained by Ocean Lake Creek and 
associated riparian area. Approx 4.1 acres appear unconstrained 

008-350-59 900    JOHN CIMOLINO WAY RVH RVH 24 2.47 59 53 Yes Yes Vacant No known constraints

018-440-58 1151 SO MAIN ST CH CH 24 2.73 66 52 Yes Yes Vacant No known development constraints other than utility infrastructure 
upgrade needs

008-350-60 920    STEWART ST RVH RVH 24 3.59 86 43 Yes Yes Vacant Parcel may be constrained by rare plant communities and has a 
required geological setback from the river bluff edge

018-150-61 1190 SO MAIN ST CH CH 24 1.95 47 42 Yes Yes Vacant No known constraints

018-090-02 700    RIVER DR CO CO 24 2.45 59 29 Yes Yes Vacant Approximately half of the parcel may be constrained by wetland 
habitat/vegetation/intermittent stream

018-150-58 No Street Address RVH RVH 24 1.32 32 29 Yes Yes Vacant No known constraints

018-090-16 700    RIVER DR CO CO 24 2.77 67 27 Yes Yes Vacant
Approx. 0.6 acre is roadway/sidewalk associated with healthcare 
facility. Approx 1.25 acres unencumbered, remainder with possible 
wetland/riparian constraints.

008-010-33 1080    GLASS BEACH DR RL RL 6 4.46 27 24 Yes Yes Vacant No known constraints

018-090-13 330    CYPRESS ST CO CO 24 1.98 48 24 Yes Yes Vacant Approximately half of the parcel may be constrained by wetland 
habitat/vegetation

008-172-09 251 SO FRANKLIN ST CG CG 24 1.06 25 23 Yes Yes Vacant No known constraints

008-010-31 1020    GLASS BEACH DR RH RH 15 2.94 44 22 Yes Yes Vacant Parcel may be constrained by rare plant communities and has a 
required geological setback from the river bluff edge

069-241-27 1201 NO MAIN ST CH CH 24 2.26 54 22 No No Vacant Approx. 1.5 acres subject to Haul Road setback req't and wetland 
constraints

018-230-32 425 NO HARBOR DR RH/OS RH/OS 15 4.37 66 13 Yes Yes Vacant
Partially developed, approx 2.5 acres appear constrained by riparian 
habitat and steep slopes and of that 1.3 acres is Open Space 
designation

008-290-73 1329    CEDAR ST RL RL 6 2.40 14 13 Yes Yes Vacant No known constraints

018-113-03 970    CHESTNUT ST RH RH 15 2.05 31 12 Yes Yes Vacant Parcel is very level and exhibits wet areas during the rainy season

008-044-12 705 NO FRANKLIN ST CH CH 24 0.53 13 11 Yes Yes Vacant No known constraints
018-440-50 200 WE OCEAN VIEW DR RM RM 12 1.01 12 11 Yes Yes Vacant No known constraints
008-130-13 440    ALGER ST RVH RVH 24 0.50 12 11 Yes Yes Vacant No known constraints
018-230-12 537    CASA DEL NOYO DR OS/RVH OS/RVH 24 0.48 11 10 Yes Yes Vacant No known constraints
018-440-59 400    OCEAN VIEW DR RM RM 12 0.95 11 10 Yes Yes Vacant No known constraints
018-440-38 350    OCEAN VIEW DR RM RM 12 0.93 11 10 Yes Yes Vacant No known constraints
018-150-55 100 EA OCEAN VIEW DR RM RM 12 0.88 11 9 Yes Yes Vacant No known constraints
018-120-47 851 SO FRANKLIN ST CH CH 24 0.39 9 8 Yes Yes Vacant No known constraints
008-034-07 801 NO MAIN ST CH CH 24 0.39 9 8 Yes Yes Vacant No known constraints

Vacant Parcels
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EXHIBIT B:  PARCEL-SPECIFIC INVENTORY OF VACANT AND UNDERUTILIZED LANDS

APN Address
General Plan 
Designation Zoning

Max Density 
(Units/Acre) Acres

Maximum 
Units

Likely Units 
(Given 

Development 
Constraints)

Ready 
Sewer 
Access

Ready 
Water 

Access
Existing 

Use Potential Development Constraints

018-040-54 790 SO MAIN ST CG CG 24 0.37 9 8 Yes Yes Vacant No known constraints
018-440-49 250 WE OCEAN VIEW DR RM RM 12 0.74 9 8 Yes Yes Vacant No known constraints
008-056-11 441 NO FRANKLIN ST CBD CBD 40 0.22 9 8 Yes Yes Vacant No known constraints
018-040-35 191    SOUTH ST CG CG 24 0.35 8 7 Yes Yes Vacant No known constraints
018-210-33 830 SO FRANKLIN ST CG CG 24 0.34 8 7 Yes Yes Vacant No known constraints
008-350-22 211 WE ELM ST CG CG 24 0.34 8 7 Yes Yes Vacant No known constraints
018-120-48 845 SO FRANKLIN ST CH CH 24 0.34 8 7 Yes Yes Vacant No known constraints
018-120-46 150    SOUTH ST CH CH 24 0.33 8 7 Yes Yes Vacant No known constraints
018-051-20 450 SO MCPHERSON ST RVH RVH 24 0.32 8 7 Yes Yes Vacant No known constraints
008-162-21 127 NO FRANKLIN ST CG CG 24 0.30 7 7 Yes Yes Vacant No known constraints
018-113-22 105    MINNESOTA AVE RH RH 15 0.47 7 6 Yes Yes Vacant No known constraints
018-080-31 630    DUBOIS LN RM RM 12 0.58 7 6 Yes Yes Vacant No known constraints
018-040-29 731 SO FRANKLIN ST CG CG 24 0.28 7 6 Yes Yes Vacant No known constraints
008-162-06 126 NO MAIN ST CBD CBD 40 0.16 7 6 Yes Yes Vacant No known constraints
008-164-36 105 NO MCPHERSON ST CBD CBD 40 0.16 6 6 Yes Yes Vacant No known constraints
008-092-05 416 NO FRANKLIN ST CBD CBD 40 0.16 6 6 Yes Yes Vacant No known constraints
008-164-38 144 NO FRANKLIN ST CBD CBD 40 0.16 6 6 Yes Yes Vacant No known constraints
018-230-11 557    CASA DEL NOYO DR OS/RVH OS/RVH 24 0.26 6 6 Yes Yes Vacant No known constraints
020-490-38 1411    OAK ST RL RL 6 1.03 6 6 Yes Yes Vacant No known constraints
008-163-10 102 SO MAIN ST CG CG 24 0.23 6 5 Yes Yes Vacant No known constraints
018-080-13 630    DUBOIS LN RM RM 12 0.46 6 5 Yes Yes Vacant No known constraints
018-100-42 485 SO LINCOLN ST RL RL 6 0.92 6 5 Yes Yes Vacant No known constraints
018-040-28 721 SO FRANKLIN ST CG CG 24 0.22 5 5 Yes Yes Vacant No known constraints
018-040-27 711 SO FRANKLIN ST CG CG 24 0.20 5 4 Yes Yes Vacant No known constraints
018-030-22 620 SO FRANKLIN ST CG CG 24 0.19 5 4 Yes Yes Vacant No known constraints
018-210-34 840 SO FRANKLIN ST CG CG 24 0.17 4 4 Yes Yes Vacant No known constraints

018-150-56 No Street Address RVH RVH 24 0.75 18 4 Yes Yes Vacant
Parcel drops off steeply toward river and after front yard set backs 
and geologic setback is determined has very small area for 
development - less than 20%

018-210-50 810 SO FRANKLIN ST CG CG 24 0.16 4 4 Yes Yes Vacant No known constraints
008-162-07 120 NO MAIN ST CBD CBD 40 0.10 4 3 Yes Yes Vacant No known constraints
008-047-11 657 NO MAIN ST CH CH 24 0.16 4 3 Yes Yes Vacant No known constraints
018-040-48 No Street Address CG CG 24 0.15 3 3 Yes Yes Vacant No known constraints
008-302-28 1328    CEDAR ST RL RL 6 0.57 3 3 Yes Yes Vacant No known constraints
008-191-27 142 NO MCPHERSON ST RVH RVH 24 0.14 3 3 Yes Yes Vacant No known constraints
008-290-34 1325    CEDAR ST RL RL 6 0.57 3 3 Yes Yes Vacant No known constraints
008-290-83 251    RASMUSSEN DR RL RL 6 0.55 3 3 Yes Yes Vacant No known constraints
018-282-30 530 SO SANDERSON WAY RL RL 6 0.49 3 3 Yes Yes Vacant No known constraints
018-072-10 194    GROVE ST RL RL 6 0.42 3 2 Yes Yes Vacant No known constraints
018-112-24 189    OLSEN LN RL RL 6 0.37 2 2 Yes Yes Vacant No known constraints

018-150-57 N0 Street Address RVH RVH 24 0.41 10 2 Yes Yes Vacant
Parcel drops off steeply toward river and after front yard set backs 
and geologic setback is determined has very small area for 
development - less than 20%

020-510-62 20    SWING TREE LN RL RL 6 0.35 2 2 Yes Yes Vacant No known constraints
018-052-31 430 SO HARRISON ST RM RM 12 0.17 2 2 Yes Yes Vacant No known constraints
008-041-02 745    WEST ST RL RL 6 0.35 2 2 Yes Yes Vacant No known constraints
018-052-30 430 SO HARRISON ST RM RM 12 0.17 2 2 Yes Yes Vacant No known constraints
008-194-07 150 SO HARRISON ST RM RM 12 0.17 2 2 Yes Yes Vacant No known constraints
008-186-10 211 NO CORRY ST RM RM 12 0.17 2 2 Yes Yes Vacant No known constraints
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EXHIBIT B:  PARCEL-SPECIFIC INVENTORY OF VACANT AND UNDERUTILIZED LANDS

APN Address
General Plan 
Designation Zoning

Max Density 
(Units/Acre) Acres

Maximum 
Units

Likely Units 
(Given 

Development 
Constraints)

Ready 
Sewer 
Access

Ready 
Water 

Access
Existing 

Use Potential Development Constraints

008-055-20 100 EA FIR ST CH CH 24 0.08 2 2 Yes Yes Vacant No known constraints
018-040-51 701 SO FRANKLIN ST CG CG 24 0.07 2 2 Yes Yes Vacant No known constraints
008-192-24 301    MADRONE ST RVH RVH 24 0.07 2 1 Yes Yes Vacant No known constraints
018-230-23 550    CASA DEL NOYO DR RVH RVH 24 0.07 2 1 Yes Yes Vacant No known constraints
018-040-30 720 SO MAIN ST CG CG 24 0.07 2 1 Yes Yes Vacant No known constraints
008-302-24 1348    CEDAR ST RL RL 6 0.26 2 1 Yes Yes Vacant No known constraints
008-082-23 619 NO MCPHERSON ST RVH RVH 24 0.06 1 1 Yes Yes Vacant No known constraints
008-250-33 937    CEDAR ST RL RL 6 0.20 1 1 Yes Yes Vacant No known constraints
008-250-05 850    LAUREL ST RL RL 6 0.20 1 1 Yes Yes Vacant No known constraints
018-130-50 440 NO HARBOR DR RL RL 6 0.20 1 1 Yes Yes Vacant No known constraints
018-100-60 430 SO HAROLD ST RL RL 6 0.20 1 1 Yes Yes Vacant No known constraints
008-250-37 1013    CEDAR ST RL RL 6 0.18 1 1 Yes Yes Vacant No known constraints
008-302-29 1342    CEDAR ST RL RL 6 0.18 1 1 Yes Yes Vacant No known constraints
008-302-41 1331 EA OAK ST RL RL 6 0.18 1 1 Yes Yes Vacant No known constraints
008-086-14 634 NO HARRISON ST RL RL 6 0.18 1 1 Yes Yes Vacant No known constraints
008-233-33 136    PARK ST RL RL 6 0.18 1 1 Yes Yes Vacant No known constraints
008-302-38 126 NO SANDERSON WAY RL RL 6 0.17 1 1 Yes Yes Vacant No known constraints
018-100-65 445 SO HAROLD ST RL RL 6 0.17 1 1 Yes Yes Vacant No known constraints
018-210-22 830    WOODWARD ST RL RL 6 0.17 1 1 Yes Yes Vacant No known constraints
018-052-13 471 SO WHIPPLE ST RL RL 6 0.16 1 1 Yes Yes Vacant No known constraints
018-052-33 407 SO WHIPPLE ST RL RL 6 0.16 1 1 Yes Yes Vacant No known constraints
008-042-01 260 WE SPRUCE ST RL RL 6 0.15 1 1 Yes Yes Vacant No known constraints
008-041-01 749    WEST ST RL RL 6 0.15 1 1 Yes Yes Vacant No known constraints
018-120-40 320 NO HARBOR DR RL RL 6 0.14 1 1 Yes Yes Vacant No known constraints
008-350-08 978    STEWART ST RL RL 6 0.12 1 1 Yes Yes Vacant No known constraints
008-181-08 309    REDWOOD AVE CBD CBD 40 0.02 1 1 Yes Yes Vacant No known constraints
008-053-26 451    WEST ST RL RL 6 0.11 1 1 Yes Yes Vacant No known constraints
008-083-17 305 EA BUSH ST RL RL 6 0.10 1 1 Yes Yes Vacant No known constraints

Subtotal Vacant Sites 103 1,918        1,260            
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EXHIBIT B:  PARCEL-SPECIFIC INVENTORY OF VACANT AND UNDERUTILIZED LANDS

APN Address
General Plan 
Designation Zoning

Max Density 
(Units/Acre) Acres

Maximum 
Units

Likely Units 
(Given 

Development 
Constraints)

Ready 
Sewer 
Access

Ready 
Water 

Access
Existing 

Use Potential Development Constraints

Underutilized, Non-Vacant Parcels

018-340-03 601    CYPRESS ST RVH/OS RVH/OS 24 9.08 218 131 Yes Yes 1 SFH
About 2/3 of the parcel is dedicated as open space with steep slopes, 
riparian and wetland vegetation leaving about 33% of the site is 
available for additional development

018-220-02 440    SOUTH ST RVH/OS RVH/OS 24 11.05 265 80 Yes Yes 1 SFH

About half of the parcel is zoned open space with slopes that exceed 
75%, leaving about 30% of the site possible for development. The 
Property owner has completed a minor subdivision creating four 
parcels and hopes to develop 3 SFH and the remainder of the parcel 
with multi-family. 

018-150-59 No Street Address RVH RVH 24 6.95 167 33 Yes Yes
Mobile 

Home Park 
& Vacant

Parcel has mobile home park occupying 1.6 acres of land and a large 
level area of 1.46 vacant acres fronts Boatyard drive and appears 
unconstrained. Steep slopes occupy balance (3.95 acres).  Parcel is 
currently for sale. 

018-113-01 552 SO LINCOLN ST RVH RVH 24 3.20 77 23 Yes Yes 2 SFH
Parcel is very level and exhibits numerous persistent wet areas 
during the rainy season. The existing 2 SHF are in good shape, the 
remainder of the site is undeveloped. 

018-210-29 860    HAZELWOOD ST RL RL 6 2.98 18 16 Yes Yes 1 SFH This site has no known constraints to additional development. The 
SFH is in good condition. 

008-151-23 100 WE LAUREL ST CBD CBD 40 0.99 40 16 Yes Yes
Parking 

Lot, Round 
House

Parcels consists of RR sidings and a portion of the Skunk Train 
roundhouse. Pollution may be present.

008-033-02 925 NO FRANKLIN ST CH CH 24 0.68 16 15 Yes Yes Ware-
house

No known constraints

020-520-22 1600    OAK ST RL RL 6 4.91 29 15 Yes Yes 2 SFH
Virtually entire parcel is wooded. Possible pygmy/high water table 
thought entire parcel. Two existing SFHs are in good condition and 
occupy about 30 % of site. Site is on market.

008-151-22 90 WE REDWOOD AVE CBD CBD 40 2.47 99 10 Yes Yes
Parking 

Lot, Office 
Building

Parcel largely built out with Campbell Timberland Mgmt HQ and 
Skunk Train owned parking lot behind Figuieredo's Company Store. 
Vacant areas may have pollution issues.

008-173-13 350 SO MAIN ST CG CG 24 0.33 8 7 Yes Yes Parking No known constraints

008-055-16 500 NO MAIN ST CH CH 24 0.20 5 4 Yes Yes Car Wash Underutilized car wash in relatively poor condition in CBD.

008-154-23 231    REDWOOD AVE CBD CBD 40 0.11 4 4 Yes Yes Parking No known constraints
008-056-23 412 NO MAIN ST CBD CBD 40 0.09 4 3 Yes Yes Parking No known constraints
008-047-17 627 NO MAIN ST RL RL 6 0.17 1 1 Yes Yes SFH No known constraints

Subtotal Non-Vacant Underutilized Sites 43     951       358          
Total All Sites 146    2,869      1,618         

Note: The data in this Appendix are different than the residential buildout figures contained in the Background Reports and in references to residential buildout in other Elements of the General Plan since it uses more conservative
assumptions for calculating buildout (i.e., it reduces the development potential of multi-family properties by about 75 percent); it includes underutilized parcels; and it includes the residential component of mixed use development.
The unit development potential for each site was further reduced on a case-by-case basis taking into account the existing development on the site and other constraints. 
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APPENDIX C:  AFFORDABLE HOUSING UNITS 
 
Listed below are the affordable housing units built in the City. 
 

AFFORDABLE HOUSING UNITS 
Development Location Year 

Built Units Status 
Income 

Category 
Inclusionary Housing Unit Wipple 2007 1 Protected Low 
Habitat for Humanity Dana Street 2004 1 Protected Low 
Habitat for Humanity Dick Williams Way 2004 & 

2005 
6 Protected Low 

Habitat for Humanity Hocher Lain 2003 8 Protected Low 
Habitat for Humanity Oak Street 2003 2 Protected Very Low 
Rural Communities Housing 
Development Corporation 

Stewart Street  2000 10 Protected Very 
Low/Low 

Rural Communities Housing 
Development Corporation 

Stewart Circle  2000 6 Protected Very 
Low/Low 

Community Development Commission John Cimolino Way  2000 14 Protected Very Low 
Rural Communities Housing 
Development Corporation 

Holmes Lane  1999 7 Protected Very 
Low/Low 

Habitat for Humanity Maple Street 1998 2 Protected Very Low 
Community Development Commission South Sanderson 

Way  
1997 9 Protected Very Low 

Habitat for Humanity South Corry Street  1996 2 Protected Very Low 

Rural Communities Housing 
Development Corporation 

Howland Court  1995 10 Protected Very 
Low/Low 

Habitat for Humanity Oak Street 1994 2 Protected Very Low 
Community Development Commission Cypress Street  1993 19 Protected Very 

Low/Low 
Habitat for Humanity South Harold Street  1991 1 Protected Very Low 

Moura Construction South Street  1990 38 At Risk Senior Very 
Low/Low 

Private/Federal Home Mortgage 
Association 

Walnut Street 1986 56 At Risk Very Low 

Rural Communities Housing 
Development Corporation 

Cypress Street  1980 43 Protected Very Low 

River Gardens  South Street  1979 48 Pending Very Low 
Total Affordable Housing Units 285     

Protected means rental or resale controls are in effect for at least the next ten years. 
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APPENDIX D:  COMMUNITY INPUT & REVIEW 
 
The following community members provided comments and requested changes to the 2009 
Housing Element update: 
 
• Chuck Greenberg, Habitat for Humanity 
• David Youssoupoff, Coast Community Center 
• Paul Clark, Century 21 Fort Bragg Realty 
• Amy Wynn, Permit Agent and Land Use Consultant 
• Jerry Dorsey, Designer 
• Lee Welty, Surveyor 
• Todd Newberger, Architect 
• Tom Pryor, Developer 
• Chris Knoerdel, Economic Development Action Committee 
• Chriss Zaida, Economic Development Action Committee, Small Business Owner 
• Johanna Jensen, Economic Development Action Committee 
• Miles Everett, Economic Development Action Committee 
• George Reinhardt, NHUDG 
• City Council:  

o Mayor Doug Hammerstrom 
o Vice Mayor Dave Turner 
o Councilmember Meg Courtney 
o Councilmember Dan Gjerde 
o Councilmember Jere Melo 

• Planning Commission: 
o Chair Mark Hannon 
o Vice Chair Becky Ellis 
o Commissioner Scott Deitz 
o Commissioner Milt Kuhl 
o Commissioner Georgia Lucas 

 
  
 




