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1.

Introduction

1.1. Purpose of Housing Element
The Housing Element is one of seven General Plan
Elements required by the State of California. Per State
Housing Element law, the document must








Outline a community’s housing production
objectives;
List policies and implementation programs to
achieve local housing goals;
Examine the need for housing resources in a
community, focusing in particular on special
needs populations;
Identify adequate sites for the production of new
housing serving various income levels;
Analyze potential constraints to production; and
Evaluate the Housing Element for consistency
with other components of the General Plan.

Updated every five to seven years, this document serves as the guide for residential development
and addressing housing needs in the Town of Windsor.

1.2. Community Outreach
Recognizing the need and value of public participation in the Housing Element planning process,
the following steps were taken to solicit input from community members and other stakeholders:
Community Workshops. The Town hosted two workshops to engage the community in the
planning process. At the first workshop, preliminary housing needs data was presented to initiate a
discussion on local housing needs for the community at large and special needs populations.
Participants also offered input on potential policies and programs to address these needs. At the
second workshop, participants commented on the Public Draft Housing Element, focusing
particularly on the Policies and Programs section of the document.
To draw a variety of economic segments of the community to these workshops the Town’s
outreach efforts included:
 Posting of flyers on the Town website, City Hall, Library, Community Center, Senior
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Center, and banners in other public locations.
Mailing of the flyer to a series of stakeholders, as listed in Appendix A
Announcement of the workshops on the Town’s cable access television channel
A banner announcing the workshops at the Town’s main gateway
Distribution of the Public Draft Housing Element via the City website

Public Participation. The Town held two stakeholder meetings during the Housing Element
update process in which a wide variety of stakeholders were invited. Advertising of the meetings
included notification in water bills, banners posted in highly-visible locations throughout the Town,
and announcements placed on the Town’s website and public access television stations. In
addition, the Town sent notifications to several developers and housing advocate groups.
At the public meetings, Town staff provided of description of housing needs and asked for input on
special needs housings. The Town also asked the public to comment on the challenges associated
with development of housing in Windsor and discussed efforts to alleviate constraints on
development. The Town recorded all public comments. Additionally, the Town’s Housing
Element consultant conducted a series of key informant interviews with a range of housing
advocates, service providers for special needs populations, market rate and affordable housing
developers, experts on various constraints to production, and other stakeholders. Findings from
these one-on-one interviews were folded into the Housing Needs Assessment and Housing
Constraints and Incentives sections of the document. Appendix A lists the organizations and
individuals interviewed throughout the Housing Element Update process.
The Town will continue to make a committed effort to include all economic segments of the
community throughout the revision, adoption, and implementation of the Housing Element.
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2.

Review and Revision of Existing
Housing Element

This section reviews the policies and implementation programs of the 2002 Housing Element. It
evaluates the effectiveness of these implementation programs, as well as progress towards the
Town’s stated quantified production and preservation goals from the prior Housing Element.
The 2002 Housing Element includes 55 different implementation programs that the Town has
enacted to varying degrees. Table 2.1 identifies each implementation program from the 2002
Housing Element, describes the actual achievements of each program, assesses the level of
progress made, and discusses proposed modifications for future implementation. The
implementation programs focused on issues surrounding production, rehabilitation, housing
conservation, and energy conservation.
The Town has reassessed the appropriateness of its 2002 goals, objectives, and programs and has
consolidated several implementation measures. The subsequent Housing Objectives, Policies, and
Program section therefore reflects a more streamlined approach to housing programs. For example,
Program A-15 in the previous Housing Element, related to mortgage revenue bonds, is now
included within Program 3.B in this Housing Element, which addresses affordable housing
funding more broadly. Similarly, Program A.18 in the previous Housing Element, which discusses
funding for homeless shelters, is included under Program 6.B in this Housing Element, a more
comprehensive program which addresses the local supply of emergency shelter space. As another
example, Program B.4 of the prior Housing Element calls for ongoing code enforcement and
response to complaints. This activity is implicitly part of the Windsor Building Inspection
Department’s daily duties, and is therefore not called out as a discrete program in this Housing
Element. The objective of this approach is to facilitate future review of the Housing Element’s
programs, while still accomplishing the same implementation objectives.
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Table 2.1: Implementation of Programs from Prior Housing Element
Policy A.1 Strive to me et the Tow n’s fair share of the regional housing need.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents

Progress Asse ssment

Continue/Modify/Delete

A.1 Residential Land S upply

The Town shall, th rough its Ann ual Growth
Control Report, monitor the sup ply of
re sid ential l and to ensure sufficien t
d evel opable land is planne d a nd zone d for
singl e family and multi -famil y residential
d evel opment.

This i s an ongoi ng program that the To wn
add resses every year in its Annua l G rowth
Control Re port.

This obj ective has be en
acco mplished.

Continue

A.2 Multi-Family Housing Sites

The Zoning Ord inance sh all accommod ate
d evel opment o f an additiona l 52 1 mul tifamily housing units at densities that would
facilitate p roducti on of housing affordable to
very l ow- and low-income househol ds.

This i s an ongoi ng program in whi ch the
Town continue s to mon ito r the supply o f
sites zoned for mu ltifamily housing to
ensure that the quan tity of land requi red to
accommodates the Town 's region al
hou sin g share .

This obj ective has be en
acco mplished.

Continue

The To wn upda tes th e Capital Improvement
Pla n o n a yearly b asis.

This obj ective has be en
acco mplished.

Continue

A.3 Capital Imp rove ment Pro gram The Town shall imple me nt a five-year
Capital Improvement P rogram to gui de
d evel opment o f public fa cil itie s requi red by
n ew residential deman d a nd to improve
e xisti ng facilities in n eed of upg rading.
A. 4 Devel opment Impact Fee
Review

The Town shall review its curr ent
d evel opment imp act fe e pr ogram to confirm
the appro priate leve l of impact fees to
charg e for multi-family residen tial un its and
second units based on the deman d they
create for p ublic facilities and infrastructure.

In 2007, the Town comple ted a nexus study
on its develop ment impa ct fee s. The study
concluded that W indsor’s fees we re d irectly
rela ted to the amou nt of service th at is
requ ired per unit.

The Town has n ot
acco mplished th is
objective .

Continue

A.5 Fee Defe rrals

The Town shall ado pt a policy of deferring
p aymen t of fees on a case-by case basis
u ntil hou sin g u nits are sold, rea dy for
o ccupan cy, or lon g-te rm financing is in
p lace , as a mea ns of provi ding assi stance
to developers of affordabl e h ousing.

The To wn actively defers fees for affordable
hou sin g pr ojects. In 2 008, the Town
deferred impa ct fee s on a 64-uni t affor dable
hou sin g pr oject.

This obj ective has be en
acco mplished.

Continue

In 2004 th e Town adopted an In clu sio nary
Housing Ordin ance.

The Town amended the
Ordin ance in 20 08 and
fo rmulated an in-lieu fee.

Modify per revise d i ncl usi onary
housing and in- lieu fee
progra m.

A.7 Inclusionary Zon ing Ordina nce P repare for adoption an In clu sio nary Zoning
O rdinance wh ich would requ ire a po rtio n o f
h ousing units in new subd ivision s or
mul tifamily h ousing projects to be
a ffordabl e to ve ry low-, low-, an d mod eratein come ho use holds.
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Table 2.1: Implementation of Programs from Prior Housing Element (cont’d)
Policy A.1 Strive to me et the Tow n’s fair share of the regional housing need.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents
A.8 Housing Density Bonus
Ordinan ce

Continue to implement its Ho usi ng Den sity
B onus O rdinance and review its provi sio ns
a nd a dministr atio n for consistency with
S tate law.

In 2004 th e Town increased its density
bon us to 50% for lo w- and very low-income
hou sin g pr ojects, a nd a 25 % bonus for
moder ate -income p rojects.

Progress Asse ssment

Continue/Modify/Delete

This obj ective has be en
acco mplished.

Continue

This obj ective has be en
acco mplished.

Continue

In 200 5, the To wn bega n the process of
amend ing th e Town’s Density Bon us
Ord inance to meet the standards set forth
in SB 181 8.
A.9 Zoning O rdinance

Review reg ulations to ensure that
supp orti ve housing and other grou p l iving
situations with more tha n six be ds are abl e
to be located with a min imum o f regula tory
b arriers.

In 2005 th e Town added the definition of
“suppo rtive housing” to the Zoning
Ord inance and allows the use i n a ll
residen tial zoning districts, similar to
daycare fa cili ties.

A dd a d efin itio n o f “supportive h ousing” to
the Zoning Ordi nance.

The Zo ning Ordin ance p ermits residential
care and supportive housing fa cili ties with
seven or mo re clien ts to locate in
Residential Zoning Districts with a minor
use permit.

A.1 0 P lanning A ssista nce to
Afforda ble Hou sin g Develope rs
and Develop ers Ad dressi ng
Oth er S pecial Ne eds

W ork with de velo pers of afford able housing
a nd h ousing fo r special need s grou ps to
p lan and develop housing proje cts that will
b e an asset to th e communi ty.

The To wn provides fin ancial and planni ng
assistan ce to a ffordab le housing
develop ers. In 20 07 alone, the Town
app lied for a $1.5 million HELP loan an d a
$4.5 million RDL P loan, a nd provi ded $1.45
millio n in RDA Set-Aside Fu nds for
affordable hou sin g p rojects.

This obj ective has be en
acco mplished.

Continue

A.1 1 Rede velo pment Housing
Set-Aside Fu nds

The Town shall continue to u tili ze available
Rede velo pment Housing Set-Aside funds to
a ssist affordable hou sin g p roducti on b y
p rivate developer s.

This i s an ongoi ng program in whi ch the
Town pr ovid es funding to clo se the
feasibility ga p of afford able housing
proj ects.

This obj ective has be en
acco mplished.

Modify - con sid er i ncre asing
the sha re o f housing set aside
funds from 20 percent to 30
percent of tota l tax in creme nt.

A.1 2 CDBG Funds

Continue to use a vaila ble Commu nity
Developmen t Block Grant ( CDBG) funds to
a ssist affordable hou sin g p roducti on.

In 2007, the Town pu rsu ed a CDBG grant
for a 4 1-unit r enta l p roject.

This obj ective has be en
acco mplished.

Continue

A.1 3 Mortgage Credit Cer tificate
Program

The Town shall continue to p arti cip ate in
the Mortg age Cr edit Certifi cate (MCC)
P rogram to pro vide assista nce to first-time
lo wer- and mode rate -income homebuyers.

This i s an ongoi ng program in whi ch the
Town pa rticipa tes eve ry year. Since the
prog ram's inception in Novemb er 1 993,
more than 77 MCCs ha ve been issued in
Win dso r.

This obj ective has be en
acco mplished.

Continue
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Table 2.1: Implementation of Programs from Prior Housing Element (cont’d)
Policy A.1 Strive to me et the Tow n’s fair share of the regional housing need.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents

Progress Asse ssment

Continue/Modify/Delete

A.1 4 S ection 8 Rental Hou sin g
Subsidies

The Town shall continue agre ements with
the Son oma Coun ty Housing A utho rity to
make Section 8 rental housing subsidies
a vaila ble to qua lifie d W indsor residents
whene ver available .

The To wn makes S ection 8 rental housing
subsidies available to q ualified Windsor
residen ts on a re gular basis.

This obj ective has be en
acco mplished.

Continue

A.1 5 Mortgage Revenue Bond
Program

W hen requested by a develope r, the Town
shall explore using mortgage revenue bo nd
p rograms to help create additional
a ffordabl e h ousing opportunities.

The To wn Council has p assed two
resolutions to secure mortgage revenue
bon d finan cin g throu gh the California
Housing Finance Agency.

This obj ective has be en
acco mplished.

Continue

A.1 6 A dditional State and
Fed eral Fu nding

The Town shall work to se cu re a dditional
fundi ng from sta te and federal sources that
can be used to he lp incr ease the supply of
a ffordabl e h ousing.

On an ann ual basis, th e Town see ks
add itio nal fun ding fro m State so urces such
as the California Housing Finance Agency
and the Ca lifo rnia Ho usi ng Loan In sur ance
Fund.

This obj ective has be en
acco mplished.

Continue

A.1 7 A gricultural Worker Ho usi ng W ork with ho usi ng d eve lopers to expand
the supply o f affo rdable housing for both
mig rant an d re sid ent agr icul tura l workers.

Ag ricu ltur al W orker Housing is defined in
the Zo ning Ordina nce an d i s allowed in both
Ligh t and Heavy Industri al zonin g
design atio ns. Furthermor e, a proposed
affordable proj ect, "Windsor Redwoods”
contains a farmworker comp onent. Th e
Town ha s contributed gap-financing to th is
proj ect.

This obj ective has be en
acco mplished.

Continue

A.1 8 E mergency S helters

Whi le W indsor has Redevelop ment Se tAside Funds to suppo rt area homel ess
service s and facilities, the Town has n ot yet
utilized th ese resour ces.

This obj ective has no t
been accomplished.

Continue

Win dso r de sig ned a tran sitiona l ho usi ng
facility to be constructed on Town p roperty.
Constr uction bid s came in too high , forci ng
the To wn to a bandon the project.

This obj ective has no t
been accomplished.

Modify - The Town will support
developer s of transitional
housing prog rams pro posed in
Windsor.

The Town shall continue to p rovi de fina nci al
supp ort for area homeless services, and if
a ppropria te support a r egional effort to
d evel op h omeless facilities.

A.1 9 Transitional Housing Facility The Town shall explore the possib ility of
d evel oping or su pporting th e d eve lopment
o f a local tran sitiona l ho usi ng facility.
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Table 2.1: Implementation of Programs from Prior Housing Element
Policy A.1 Strive to me et the Tow n’s fair share of the regional housing need.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents

Progress Asse ssment

Continue/Modify/Delete

A.2 0 Housing Density.

P repare a report recommending increa sed
d ensitie s in areas su ch as th e Downto wn,
S hiloh Road, A rata La ne, Ol d Redwood
Highway, and the railroa d corrid or for high d ensity resi dential/mixed used
d evel opment.

The To wn has amended its Zonin g
Ord inance to permi t mixed -use
develop me nt in all commercial and light
indu strial zoning districts. This amendment
significantly increases th e Town’s
residen tial de velo pment po ten tial.

This obj ective has be en
acco mplished.

Continue

A.2 1 P arking Req uirements

S tud y th e feasibil ity of modifying its parking
re quirements for second units to require
o nly one uncovered off-street parking space
in ad diti on to the parking require me nts fo r
the existing prima ry dwelling.

In 2003 th e Town reduced th e p arking
sta ndards to req uire one uncovered off
str eet space fo r second units. Th e Town
offers flexi ble parking stand ards for both
mixed-use projects and affordable hou sin g
proj ects, i.e., shared parking and re duced
parking .

This obj ective has be en
acco mplished.

Modify - further explore
oppor tun ities to re duce p arking
stan dards a s appr opriate.

The To wn amend ed i ts Zon ing Ordina nce
to lower the parking sta ndards for second
units.
A.2 2 A ffordab ility Mo nitoring

The Town shall study the fea sib ility of
imp lementing a comp rehensive a nnual
mon itor ing program to d ete rmine housing
a ffordabi lity and income leve ls for all new
u nits built.

The To wn completed an afford ability
monitorin g re port ea ch year fro m 200 2200 7. The report examin es the sa le p rice s
of all houses sold in Wind sor.

This obj ective has be en
acco mplished.

Continue

A.2 3 Job/Housing Linkage

The Town shall use th e re su lts of the
jo bs/hou sin g n exus study being unde rtaken
b y Sonoma County in 200 1 to determine if
h ousing fee s for i ndustri al, commercial, a nd
o ffice d evel opments should be req uired.

The Co unty of S onoma ended its
jobs/housing linkag e study. The Town wil l
continue to mo nito r the process.

This obj ective has be en
acco mplished.

Given th e state o f th e
economy, a jobs-hou sin g
linkage prog ram is not
appro priate a t this time. The
progra m will be reconsidered in
the n ext Hou sin g E lement
Update.

A.2 4 P ermit Streaml ining

The Town shall evaluate its developme nt
re view procedures and provide fast-track
p ermit procedu res to encourage affordable
h ousing projects includin g coho using sel fh elp, an d community h ousing.

The To wn actively se eks to exempt
affordable hou sin g p rojects fro m CEQA
when possible. The Town de fers fe es for
affordable proj ects and actively seeks
add itio nal grants.

This obj ective has be en
acco mplished.

The Town will continue this
acti vity, fo cusing in particular
on th e Design Review process
and associate d o pportunities
for streamlini ng.

A.2 5 Design Revi ew Procedu res

The Town shall review its p rocedures and
imp lement mea sur es to ensure tha t all
in come level housing pro jects are not
imp acted adversely b y th e S ite Pl an and
Design Revi ew process while maintainin g
communi ty d esi gn valu es.

The To wn has undertaken an analysis of
this g oal. By compa ring the Town’s Design
Standa rds to oth er commun itie s, a
determina tio n will be made whe the r
Win dso r could impro ve its standards.

This obj ective has be en
partially accompli she d.

Continue
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Table 2.1: Implementation of Programs from Prior Housing Element (cont’d)
Policy A.1 Strive to me et the Tow n’s fair share of the regional housing need.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents
A.2 7 S tud io Apartments

Consider all owing pa irs of studio
a partme nts of 50 0 squa re feet or less to b e
coun ted as one unit for purp ose s of
calculating den sities and fe es.

The To wn Council granted this
consideration in 200 7 to projects containin g
stu dio apartments.

Progress Asse ssment

Continue/Modify/Delete

This obj ective has be en
acco mplished.

Continue

Policy B.1 E nc ourage and assist in the rehabilita tion of housing units in need of repair and occupie d by very low- and low -income Winds or residents. Maintain the ove rall
quality of Winds or’s hous ing st ock .
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents
Progress Asse ssment
Continue/Modify/Delete
B.1 CBDG Ho usi ng and Mob ile
Home Rehabil itation Pr ogram

Use the Town's $100 ,00 0 CDBG allocation
from Sono ma County to fu nd approximately
three (3) to six ( 6) a dditional low-income
re habilitation projects.

The To wn is p ursues CDBG grants o n a
regu lar basis for vari ous affordable
develop me nt proj ects.

This obj ective has be en
acco mplished.

Continue

B.2 CDBG Earthqua ke
Rein forced Bra cin g S ystem
Program

This program installs E arthquake
Reinforced Bracing S ystems (ERBS ) on
mob ile homes to help sta bilize the home
d uring an earthquake.

To-date, 1 02 ERB S have b een instal led on
mobil e ho mes of income-eligib le
hou seh olds.

This obj ective has be en
acco mplished.

Continue

B.3 Redevelop me nt
Neig hborhoo d Clean up Program

The Town shall continue its current
n eighborh ood cl eanup progr am to assist
very l ow- and low-income househol ds with in
the Redevelopmen t Proje ct Area.

Due to lack of community interest a nd
bud getary constra ints this pro gram has
bee n e liminated.

This obj ective has be en
acco mplished.

The Town will discontinue this
progra m.

B.4 En for ceme nt Actions

The Town shall continue to r esp ond to
compla ints of un sa fe housing an d take
e nfor ceme nt action where ver necessary to
p rote ct the hea lth , safe ty, and welfare of
o ccupan ts.

The To wn's cod e e nfor ceme nt sta ff
involves bo th the Buildi ng a nd Planni ng
dep artme nts which activel y respond to code
enforcement ca ses.

This obj ective has be en
acco mplished.

The Town will continue this
acti vity, th ough th e u pdated
Housing Element does not call
it ou t as a discrete program.

B.5 Ad ditional State a nd Fede ral
Fun ds

The Town shall seek fun ds from state a nd
feder al sour ces to au gment lo cal funds for
h ousing rehabili tation.

The To wn actively se eks funding and has
received fu nds from: the HELP, BEG IN,
Pro p 1 C infill program, an d MHP state
prog rams for the constructio n o f afford able
hou sin g.

This obj ective has be en
acco mplished.

Continue

B.6 Coordi nati on with Fire
Inspection

The Town shall continue to sup port the
W indsor Fire Pr ote ction District’s apa rtmen t
in spe ction prog ram to identify and aba te
u nsa fe
cond itio ns in rental housing.

The To wn works closely with the Fi re
Marshal to en sure the safe ty o f rental
hou sin g in Wi ndsor.

This obj ective has be en
acco mplished.

Continue

The To wn adop ted a fire spr inkler
ordi nance in 2 004.
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Table 2.1: Implementation of Programs from Prior Housing Element (cont’d)
Policy C.1 P re serv e the Tow n’s 803 spaces in five existing mobile home parks as s ources of nons ubsidized a ffordable housing. Ensure that qualif ying households occupy
Windsor's stock of below market rate housing. Se ek to pres erv e, or if nece ssary, replace publicly assisted m ultifamily units affordable to very low-incom e households whic h
are at risk of conversion to m arket rate s during this Hous ing E lem ent planning period.
Im pleme ntat ion P rogram s

O bjectives

Ac hievem ents

Progress Asse ssment

Continue/Modify/Delete

C.1 Mob ile Home Pa rk
Con version Ord inance

The Town shall continue to a dministe r its
Mobil e Home Park Co nve rsio n O rdinance
to limit circumsta nce s unde r which existing
mob ile home parks may b e converted to
o ther uses.

The To wn, along with the Sonoma County
Community Development Commission,
continues to admi nister the Mob ile Home
Pa rk Conversion Ordinan ce. The Town ha d
one mobi le h ome p ark closure durin g the
previous housing eleme nt plan ning period .
A conversion impact repo rt wa s submitte d
to the Town a nd sup port services were
supplie d to the r esi dents.

This obj ective has be en
acco mplished.

Continue

C.2 Mon ito ring of Rental Uni t
Con version

The Town shall monitor local tr ends in
re nta l un it conversion and co nsider
a doption of an ordi nance which wo uld
re gulate the conversion of existin g re nta l
u nits to owner-o ccupan cy.

The To wn actively monitors an d d ocu ments
rental unit co nver sio ns.

The o bjecti ve has been
partially accompli she d.

Modify - per the Town’s Mobile
Home Conversion ordi nance,
the Town sh all regulate th e
conversi on of existing rental
units to own er-occupancy.

C.3 Mon ito ring of Assisted
Hou sing Developmen ts

The Town shall monitor the afforda bility
status of all publicly assisted ho usi ng
d evel opments in Wind sor to ensure
wherever possible th at qua lifying modera teo r lower-in come hou se holds o ccupy
a ssiste d u nits.

The To wn requ ires the submittal of an
ann ual report from all publi cly assisted
hou sin g. Th e re port is require d to co nta in
details on who is livi ng in the units a nd how
they in come qua lify to live in the un it. Thi s
include s copies of W2’ s to verify income of
residen ts.

This obj ective has be en
acco mplished.

Continue

C.4 Preservati on of Assisted
Hou sing S tock

The Town shall work with o ther
g overn mental a nd non-profit o rganizations
to utilize availa ble resources in the
p rese rvation or repla ce me nt of existing
a ffordabl e h ousing developments in
W indsor where ver conversion to market
ra te rents would result in excessive rent
b urdens for mode rate - or lower-income
tenan ts.

Given that no ne o f the Town’s afforda ble
hou sin g stock is o lder th en 1 5 years,
Win dso r ha s not had any ren tal affordable
hou sin g at risk of con verting to ma rke t rate.
Win dso r ha s used Redevelopment Fu nding
to purchase and resell afforda ble for sale
units.

This obj ective has be en
acco mplished.

Continue

C.5 Mob ile Home Pa rk Rent
Sta bilizatio n

The Town shall continue to p rovi de for the
a dministra tion an d e nfor ceme nt of the
p rovision s of the Town ’s mobile ho me pa rk
re nt control ordinan ce.

The To wn has been acti vely administering
the mobile home rent co ntro l or dinance.
Over th e cour se of last housing eleme nt
plan ning period , the Town co ntra cted with
the Sonoma County Community
Development Commission to cond uct th ree
rental arbitration hear ings.

This obj ective has be en
acco mplished.

Continue
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Table 2.1: Implementation of Programs from Prior Housing Element (cont’d)
Policy C.1 P re serv e the Tow n’s 803 spaces in five existing mobile home parks as s ources of nons ubsidized a ffordable housing. Ensure that qualif ying households occupy
Windsor's stock of below-m arke t rate housing. Seek to preserve, or if ne cessary, replac e publicly assisted multifam ily units a ffordable to v ery low -income households which
are at risk of conversion to m arket rate s during this Hous ing E lem ent planning period.
Im pleme ntat ion P rogram s

O bjectives

Ac hievem ents

Progress Asse ssment

Continue/Modify/Delete

C.6 Afford ability Terms

The Town shall consider increasing the
le ngth o f its affo rdability term restrictions for
re sal e h ousing units from 3 0 years to 40
years to allo w th ese un its to be inventoried
a s conserve d p er the requ irements of
G ove rnment Code, Section 65583.

The To wn amend ed i ts afforda bility term
requ irements from 30 to 45 years for forsale single-family u nits, and 55 yea rs for
multi-family un its.

This obj ective has be en
acco mplished.

As this Progr am ha s been
accomplished and furth er
acti on i s not required , th is
progra m will be eliminated.

Policy D.1 E ns ure that a ll new residential de velopment mee ts or e xceeds current s tate ene rgy e fficiency standards and encourage the retrofitting of ex isting developm ent to
im prove ene rgy eff iciency a nd conse rvat ion. Encourage a dev elopment pa ttern and form t hat w ill prom ote energy cons erv ation.
Im pleme ntat ion P rogram s
O bjectives
Ac hievem ents
Progress Asse ssment
Continue/Modify/Delete
D.1 - D.14

The Ene rgy Conservati on i mplementation
p rograms i ncl ude a ra nge of ob jectives
in ten ded to promo te wate r an d re sou rce
conservation, r educe waste g enerated by
constructio n, and increa se ene rgy effi cie ncy
in bu ildings, as we ll a s other practices that
p romote pre se rvation and impro vemen t to
the Town 's natural and built environment.

The To wn adop ted a Gree n B uilding
Ord inance in 2007 wh ich instituted
manda tor y Green Bu ilding Standa rds.
Under these S ta ndards, all ne w residential
develop me nt must achie ve a minimum of
fifty (5 0) p oints on the GreenP oint ra ting
system for proj ect approval. As a
consequen ce of the mand ato ry Standar ds,
the To wn has been able to enact its En ergy
Conservati on i mplementation programs.
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These o bjectives have
been accomplished.

Continue

Table 2.2 compares the Town’s 2002 Quantified Objectives to actual housing production. The
Town’s objectives for the period from 1999 to 2006 were 1,217 total units, including 173 very lowincome, 178 low-income, 16 moderate-income, and 850 above moderate-income units. As shown
in Table 2.1, within that period, Windsor accomplished a total of 1,883 housing units, exceeding its
objectives by 666 for units at all income levels combined. However, the Town fell slightly short of
its objectives for very low- and low-income units and significantly underperformed with regard to
its objectives for rehabilitated and conserved units.
In terms of meeting Regional Housing Needs Allocation (RHNA) goals, the Town met 91 percent
of its total RHNA during this period through new construction. However, most of these units
served above moderate-income households. The Town produced only 37 percent, 74 percent, and
six percent of RHNA units serving very low-, low-, moderate-income households, respectively.
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Table 2.2: Progress Towards Meeting Prior Housing Objectives
RHNA, 19 99-2006
Income Group

No. of Units

Very Lo w
Low
Mod erate
Above Mod erate
Total

430
232
559
850
2,071

QUANTIFIED OBJECTIVE S, 200 2 HOUSING ELEMENT
New
Construction

Rehabilit ation
& Cons erv ation

Total
Objec tive s

118
119
7
850

55
59
9
0

17 3
17 8
16
85 0

1,094

1 23

1 ,21 7

Housing
Permits Issued

Rehabilit ation
& Cons erv ation

Total
Accomplished

Very Lo w
Low
Mod erate
Above Mod erate

161
171
33
1,516

0
2
0
0

16 1
17 3
33
1 ,51 6

Total

1,881

2

1 ,88 3

Income Group
Very Lo w
Low
Mod erate
Above Mod erate
Total
ACCOMP LISHMENTS, 199 9 to 2006
Income Group

Sources: Town of W indsor, 2 008; W indsor Hou sin g E lement, 20 02; Association of B ay
Area Governmen ts, A Pl ace to Ca ll Home; 2006; BAE, 2008.
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3.

Housing Objectives, Policies, and
Programs

This section outlines the Town of Windsor’s quantified objectives for new unit construction,
conservation, and rehabilitation during the 2007-2014 planning period. It then presents policies
and programs to meet these objectives and address local housing needs. The policies and programs
are grouped under the following major categories:









New Housing Development
Assistance to Households
Conservation and Improvement of Housing Stock
Preservation of Affordable Units at Risk of Conversion to Market Rate Housing
Addressing, Removal, or Mitigation of Constraints to Production
Equal Housing Opportunities and Special Needs
Redevelopment Agency Housing Fund and Project Areas
Opportunities for Energy Conservation

This section also identifies the responsible party and provides a timeline for each implementation
program.
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3.1. Quantified Objectives
The following table outlines the Town’s proposed housing production, rehabilitation, and
conservation objectives for the current Housing Element planning period. As a comparison, it also
summarizes the Town’s 2007-2014 Regional Housing Needs Allocation (RHNA).
Table 3.1: Quantified Objectives, January 2007 to June 2014

Units Approved, Completed, or Under
Construction as of August 2008 (a)

Extr. Low (b)

Very Low (b)

Low

Moderate

Above
Moderate

Total

24

0

244

86

668

1022

31

86

70
10
10

500

687
10
10

Production Goal
New Construction
Rehabiliation
Conservation
Total Units

24

31

330

176

1,168

1,729

RHNA Units

99

99

130

137

254

719

Notes:
(a) See Table 5.3.
(b) Since ABAG does not provide a RHNA for extremely low-income units, the low-income RHNA units (198) are
divided in half and distributed between both categories.
Source: ABAG, 2008; Town of Windsor, 2008; BAE, 2008.

3.2. New Housing Development
Policies
1.1
Ensure that sufficient land is available to accommodate Windsor’s share of regional
housing needs, including land needed to accommodate the Town’s share of very low-, low-, and
moderate-income housing.
1.2
Encourage development of a range of housing types affordable to various income groups,
including single-family and multifamily dwellings, “move-up” housing, senior housing, secondary
and other smaller units, and special needs housing.
1.3
Facilitate the construction of units affordable to very low-, low-, and moderate-income
households.
Implementation Programs
1.A
Inclusionary Housing Ordinance. The Town of Windsor’s Inclusionary Housing
Ordinance requires new residential developments of five or more units to set aside either:
(a) 20 percent of units for moderate-income households;
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(b) 15 percent of units for low-income households; or
(c) 10 percent of units for very low-income households.
The Town recently amended its ordinance to allow developers to satisfy their inclusionary housing
requirement through payment of an in-lieu fee, land donation, or off-site construction. Also as part
of this amendment, exemptions for mixed-use and multifamily projects were eliminated and the
required affordability period was extended from 20 to 45 years. (Planning; ongoing)
1.B
Housing Density Bonus Ordinance. The Town shall continue to implement its Housing
Density Bonus Ordinance and review its provisions and administration for consistency with State
law. In implementing this Ordinance, the Town shall consider zoning concessions as incentives to
affordable housing production. (Planning; ongoing)
1.C
Assistance to Affordable Housing Developers and Developers Addressing Other
Special Needs. The Town shall work with developers of affordable housing and housing for
special needs groups to plan and develop projects that will be an asset to the community. Such
work may include, but not be limited to, support in applications for state and federal funding,
design review workshops, site location assistance, and direct financial assistance. Financial
support may come in the form of redevelopment housing set-aside funds, Community Development
Block Grant (CDBG) funds, and other state and federal sources that the Town will continue to
pursue in partnership with local developers. The Town is currently in the process of applying for
funding under the American Recovery and Reinvestment Act (ARRA), which has multiple
deadlines depending on the particular program. In particular, the Town is partnering with Burbank
Housing on its application for ARRA funds to support the Windsor Redwoods project Countydisbursed CDBG funds are applied for on an annual basis to support particular affordable housing
projects being proposed in Windsor. This application process typically occurs in November for
disbursement of funds in the following fiscal year. (Town Manager, Planning; annually)
1.D
Annual Growth Control Report. The Town shall, through its Annual Growth Control
Report, monitor the supply of residential land to ensure sufficient developable land is planned and
zoned for single-family and multifamily residential development. This program helps achieve the
objective of blended densities and integrated neighborhood design, and works toward meeting
projected housing needs for the planning period extending through June 2014. If, at any time, the
supply of sites zoned for multifamily housing falls below the quantity of land required to
accommodate the Town’s remaining need for higher density multifamily housing, the Town shall
initiate rezonings to provide additional land. (Planning; annually)
1.E
Annual Housing Report. The Town shall continue to monitor its supply of affordable
housing through the Annual Housing Report. The Report documents the supply, state, and expiry
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dates of the Town’s affordable housing units. In addition, it summarizes the Town’s affordable
housing activities. (Planning; annually)
1.F
Secondary Dwelling Units. The Town shall continue current regulations to permit second
units on single-family residential lots. As an objective, the Town shall aim to add another 20
secondary dwelling units over the course of this planning period. (Planning, ongoing)
1.G
Manufactured Housing. The Town shall continue to permit manufactured housing in the
residentially-zoned districts of the Town. (Planning; ongoing)
1.H
Encourage Affordable Housing Development at Shiloh Road Village. The Town shall
make an effort to publicize opportunities for the development of housing at the Shiloh Road
Village site. This effort shall include organizing special marketing events geared toward the
development community and posting the site inventory and other updates pertaining to Shiloh Road
Village on the Town’s website. In addition, the Town will promote Redevelopment Housing SetAside Funds to assist affordable housing production for Shiloh Road Village as well as for other
sites. As an objective, the Town will aim to support the development of at least 200 affordable
units at Shiloh Road over the course of this planning period. (Planning: ongoing)
1.I
Support the Development of Rental Housing and Housing Affordable to Extremely
Low-Income Households. The Town will prioritize funding identified in Program 1.C for
development of housing affordable to extremely low-income households. The Town will
encourage developers to utilize the density bonus incentive provided in Program 6.F to encourage
the development of single-room occupancy rental units. Further, the Town will commit a portion
of the in-lieu fees from Program 1.A to partner with non-profit housing development organizations
to build high-density residential and mixed-use housing that includes units affordable to extremely
low-income households. (Planning: ongoing)

3.3. Assistance to Households
Policies
2.1
Assist extremely low-, very low-, low-, and moderate-income households in renting or
purchasing a home in Windsor.
Implementation Programs
2.A
Silent Second Mortgage Program. The Town shall expand its Silent Second Mortgage
activities. During this planning period, the Town shall aim to assist five additional households
through this initiative, and will partner with affordable housing developers to increase access to the
Program. Information about the program will be made available on the Town’s website and other
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public locations. (Planning; ongoing)
2.B
Additional State Funding. The Town shall augment its Silent Second Mortgage Program
through additional funding from State agencies for homebuyer assistance, such as the Building
Equity and Growth in Neighborhoods Program (BEGIN) from the California Department of
Housing and Community Development. These funds are typically applied for on an as-needed
basis in partnership with the sponsors of proposed affordable housing projects. Funding timelines
and application dates vary by program. In recent years, the Town has applied for RDLP and
BEGIN funds to support the Terra Green and Manzanita affordable projects. (Planning; annually)
2.C
Mortgage Credit Certificate Program. The Town shall continue to participate in the
Mortgage Credit Certificate (MCC) Program to provide assistance to first-time lower and
moderate-income homebuyers. This program is administered by the County of Sonoma and is part
of a Joint Powers Agreement between cities in Sonoma County and the County. The availability of
this program should continue to be publicized locally. Since the program's inception in November
1993, more than 77 MCCs have been issued in Windsor. (Redevelopment Agency, Sonoma County
Community Development Commission; ongoing)
2.D
Section 8 Rental Housing Subsidies. The Town shall continue agreements with the
Sonoma County Housing Authority to make Section 8 rental housing subsidies available to
qualified Windsor residents whenever available. (Town Manager, Sonoma County Housing
Authority; ongoing)

3.4. Maintenance and Improvement of Housing Stock
Policies
3.1
Encourage property owners to rehabilitate housing units in deteriorating or critical
condition by marketing and offering grants, loans, and other funds for this purpose.
3.2
Provide financial assistance to encourage low- and moderate-income property owners to
maintain and rehabilitate their property.
Implementation Programs
3.A
CDBG Housing and Mobile Home Rehabilitation Program. The Sonoma County
Community Development Commission administers Community Development Block Grant
(CDBG) funding for housing rehabilitation. Since 1988, the Town has issued $1.2 million in
grants and loans through this program. This program also installs Earthquake Reinforced Bracing
Systems (ERBS) on mobile homes. To-date, 102 ERBS have been installed on mobile homes of
income-eligible households. The Town will publicize the availability of funding for rehabilitation
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via the Town’s website and will encourage residents to consider applying for funds through code
enforcement cases. (Town Manager, Planning, Sonoma County Community Development
Commission; ongoing)
3.B
Additional State, Federal, and Other Funds. The Town shall continue to seek funds
from state and federal sources to augment local funds for housing rehabilitation. This effort can
include partnerships with affordable housing developers to access funds such as the Multifamily
Housing Program (MHP) from the California Department of Housing and Community
Development. In addition, the Town will secure mortgage revenue bonds through the California
Housing Finance Agency at the request of developers. CDBG funds may also be used for
rehabilitation purposes. The Town applies for CDBG funds from the County Community
Development Committee on an annual basis, in partnership with sponsors of affordable housing
projects in Windsor. This application process typically occurs in November for disbursement of
funds in the following fiscal year. (Town Manager, Planning; annually) .
3.C
Coordination with Fire Inspection Programs. The Town shall continue to support the
Windsor Fire Protection District’s apartment inspection program to identify and abate unsafe
conditions in rental housing. The Town shall cooperate with the fire district to ensure inspections
are conducted for all rental housing on an annual basis. (Building; ongoing)
3.D
Energy and Water Efficiency Rehabilitation. The Town shall continue to participate in
a new countywide program that allows property owners to finance energy efficiency, water
efficiency, and renewable energy improvements through a voluntary assessment. The assessments
will be attached to the property, not the owner, and will be paid back through the property taxes
over time, making the rehabilitation program more affordable to low-income households. The
Town shall perform significant outreach to market the program via its website and printed
materials, and will encourage owners whose homes are subject to code enforcement to take
advantage of this opportunity. Thus far, in the program’s first year, the Town has received permit
aplications for approximately 15 retrofits that would be financed through this manner. The Town
will aim to process an average of at least 15 retrofits a year under the program over the course of
this planning period.. In addition, the Town will participate in the Countywide Building Retrofit
Program, which is funded by the Energy Efficiency and Block Grant Conservation Program, and in
the initial stages of development. The Program aims to retrofit 80 percent of the County’s nonefficient building stock by 2015. The financing program described above will represent a major
part of this effort. (Building; ongoing)
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3.5. Preservation of Affordable Units At-Risk of Conversion
Policies
4.1
Preserve the Town’s supply of mobile home units as sources of nonsubsidized affordable
housing, and work with developers to replace these units as very low- and low-income homes
should any redevelopment of the mobile home parks occur.
4.2
Assist in the preservation of housing units produced through the Inclusionary Housing
Program or by affordable housing developers as affordability terms expire.
Implementation Programs
4.A
Mobile Home Park Conversion Ordinance. The Town shall continue to contract with
the Sonoma County Community Development Commission to administer its Mobile Home Park
Conversion Ordinance to provide financial assistance to occupants in the relocation process, and to
discourage circumstances under which mobile home parks may be converted to other uses.
Following closure of the Windsorland mobile home park, the Town shall aim to replace up to 131
of those units with affordable homes at the same site. (Planning; ongoing)
4.B
Mobile Home Park Rent Stabilization. The Town shall continue to provide for the
administration and enforcement of the Town’s Mobile Home Park Rent Stabilization Ordinance.
(Planning; ongoing)
4.C
Monitoring of Rental Unit Conversion and Affordable Unit Supply. The Town shall
monitor local trends in rental unit conversion and examine the feasibility of a condominium
conversion ordinance to preserve the supply of rental units. This monitoring occurs as part of the
subdivision mapping process, which would alert the Town to a proposed condominium conversion.
As part of this program, the Town shall also continue to monitor its supply of affordable units,
associated affordability expiration dates, and local sales prices for homes. Monitoring occurs in
tandem with the Town’s Annual Housing Report, which examines the physical condition and
affordability terms of local affordable housing projects (see Program I.E). (Planning; ongoing)
4.D
Preservation of Assisted Housing Stock. The Town shall work with other governmental
and non-profit organizations to utilize available resources in the preservation or replacement of
existing affordable housing developments in Windsor, particularly publicly-assisted units. The
Town shall strengthen relationships with other governmental and non-profit organizations to
develop a strategy for preservation of the Windsor’s affordable housing stock as affordability terms
expire and the need arises. The Town shall also work with project owners and sponsors to ensure
that once units are noticed to convert to market-rate, tenants receive proper notification. As stated
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in Program 4.C, this monitoring process occurs in tandem with the Town’s Annual Housing
Report. As part of this program, the Town will also continue to record first rights of refusal to
purchase all affordable owner-occupied units. During the sale process, the title company alerts the
Town to the transaction, and allows it first right of refusal. To the extent possible, the Town will
continue to purchase units threatened for conversion and subsidize the resale with the use of a
silent second mortgage. (Planning, Redevelopment Agency; ongoing)

3.6. Addressing, Removal, or Mitigation of Constraints
Policies
5.1
Maintain municipal land use controls and development standards that allow for financially
feasible residential development.
5.2
Maintain entitlement procedures that provide the Town sufficient oversight of the
development and design process while offering residential developers a fair, timely, and
predictable process.
5.3
Ensure adequate infrastructure and public services to serve existing and planned residential
development.
5.4
Ensure that the Town’s Growth Control Ordinance does not negatively impact the
production of housing affordable to lower-income households.
Implementation Programs
5.A
Design Review Process. The Town shall evaluate its Design Review process to assure
developers a reasonable and fair approach to the application of the Town’s Design Standards. This
evaluation will include a detailed analysis of the Town’s current design review guidelines to
identify better requirements and approval procedures and will analyze the impacts of the guidelines
and process on housing costs and approval certainty. The evaluation will result in a series of
recommended actions to streamline this process, as well as an identification of responsible agencies
and a timeline for implementation. As part of this process, the Town will aim to set a maximum of
two Planning Commission meetings for Design Review. Fast-track permit procedures to encourage
affordable housing projects including cohousing, self-help, and community housing will also be
considered. (Town Attorney, Planning; December 2010)
5.B
Tree Preservation and Protection Ordinance. The Town shall maintain a flexible
approach towards implementation of the Ordinance. The Town shall work with residential
developers to craft reasonable solutions on a case-by-case basis that support financially feasible
development while preserving and protecting the Town’s trees. (Planning; ongoing)
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5.C
Development Impact Fee Review. The Town shall review its current development
impact fee program to confirm the appropriate level of impact fees to charge for multifamily
residential units and second units based on the demand they create for public facilities and
infrastructure. As justified by this review, the Town shall reduce fees for multifamily units, second
units, co-housing, and self-help housing units to encourage their construction. As appropriate, the
Town shall also reduce fees for lower-income housing on a sliding scale related to the level of
affordability during the next impact fee review. Again, as merited by the review of its fees, the
Town shall adopt a sliding-scale fee for affordable housing developments depending on the size of
the unit or “locking” fees to the time of approval. (Public Works; Administrative Services;
Planning; December 2010)
5.D
Fee Deferrals. The Town shall continue the policy of deferring payment of fees on a caseby-case basis until housing units are sold, ready for occupancy, or long-term financing is in place,
as a means of assisting affordable housing projects. (Planning; ongoing)
5.E
Annual Growth Control Report. The Town shall continue to conduct an Annual Growth
Control Report that evaluates the capacity of the Town’s infrastructure and service systems (i.e.,
roads, drainage, water, recycled water, parks, public safety, schools) and outlines strategies to
expand these systems to serve new development. (Planning; ongoing)
5.F
Capital Improvement Program. The Town shall continue to update and implement its
five-year Capital Improvement Program to guide development of public facilities required by new
residential demand and to improve existing facilities in need of upgrading. (Town Manager,
Administrative Services; updated annually)
5.G
Parking Requirements. The Town shall evaluate its parking requirements, particularly
for multifamily, affordable, homeless, and farmworker housing, to examine the feasibility of
requiring fewer parking spaces per unit, thereby lowering development costs and supporting
financial feasibility. This review will result in a series of recommendations for adjusting the
Town’s parking standards, as appropriate. (Planning; December 2009)
5.H
Exemption of Moderate-Income Households from Growth Control. The Town shall
amend its Growth Control Ordinance to exempt moderate-income households from the annual
growth control unit allocation. To date, the Town Council has regularly waived moderate-income
units from the annual unit allocation. This change would make this waiver unnecessary.
(Planning; 2010)
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3.7. Equal Housing Opportunities and Special Needs
Policies
6.1
Facilitate and encourage the construction of a variety of housing types to provide
alternatives to single-family detached housing and to address special housing needs.
6.2
Ensure that locations are available within the Town to accommodate any future need for
emergency shelters, supportive housing, or transitional housing.
Implementation Programs
6.A
Agricultural Worker Housing. The Town shall cooperate with housing developers to
secure additional funding for farmworker projects from sources administered by the California
Department of Housing and Community Development, including the Farmworker Housing Grant
Program, the State Office of Migrant Services, and the federal Farmers Home Administration. The
Town shall also continue to allow farmworker housing by right in IH (Heavy Industrial) and LH
(Light Industrial) districts. Over the course of this planning period, the Town shall support the
construction of at least 10 units of farmworker housing. (Planning; ongoing)
6.B
Emergency Shelters. The Town shall continue to provide financial support for area
homeless services, and if appropriate support a regional effort to develop homeless facilities. In
compliance with SB2, the Town shall make the necessary zoning change to allow for emergency
shelters as a permitted use in the CC (Community Commercial) District. (Town Manager,
Community Services, Planning; 2010)
6.C
Zoning for Transitional and Supportive Housing. In accordance with SB 2, the Town
shall treat transitional and supportive housing as residential uses subject to the same restrictions
and permitting processes as other housing types in the same zones, regardless of the number of
persons served. In doing so, the Town shall add the definition “transitional housing” to the Zoning
Ordinance and shall make the necessary zoning changes to allow for transitional and supportive
housing facilities as a permitted use in those zones where comparable housing is a permitted use.
(Town Manager, Community Services, Planning; 2010)
6.D
Transitional Housing, Supportive Housing, and Residential Care Homes. The Town
shall support developers of transitional and supportive housing facilities through applications for
state and federal funding, design review workshops conducted in conjunction with the Annual
Growth Control Report, site location assistance, and direct financial assistance, as necessary and
appropriate. Through these efforts, the Town shall strive to create permanent supportive housing
for its share of Sonoma County’s homeless and disabled population, per the County’s 10-Year
Homeless Action Plan. (Planning; ongoing)
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6.E
Universal Design. The Town shall examine the feasibility of adopting elements of the
model Universal Design Code established by the California Department of Housing and
Community Development as a voluntary component of the Town Building Code. (Planning; 2013)
6.F
Smaller Units. The Town shall continue to allow pairs of studio apartments of 500 square
feet or less to be counted as one unit for purposes of calculating densities and fees. (Planning;
ongoing)
6.G
Reasonable Accommodation. The Town will amend to the Municipal Code to provide
exception for individuals with disabilities reasonable accommodation in rules, policies, practices
and procedures that may be necessary to ensure equal access to housing. This provision would
allow for variances in land use and zoning regulations to make development of housing for
disabled people feasible. Procedures for reasonable accommodation shall include the following
decision-making criteria:
 The request for reasonable accommodation will be used by an individual with a disability
protected under fair housing laws.
 The requested accommodation is necessary to make housing available to an individual with
a disability protected under fair housing laws.
 The requested accommodation would not impose an undue financial or administrative
burden on the Town.
 The requested accommodation would not require a fundamental alteration in the nature of
the Town's land-use and zoning program.
(Planning; December, 2013)
6.H
Review of Land Use Regulations for Discrimination Against Disabled Persons. The
Town shall conduct a review of its existing zoning laws, policies, and practices for compliance
with fair housing law. (Planning; 2013)
6.I
Promote Equal Housing Opportunities. The Town shall continue to continue to make
referrals to Fair Housing of Sonoma County (FHOSC) to assist with housing discrimination
complaints and for landlord/tenant mediation services. The Town shall also make available written
materials on fair housing education to tenants and landlords at community and senior centers,
recreation centers, and at the Town’s Planning and Community Services offices. These materials
include the publications by the Department of Fair Employment and Housing, posted on the
following site: http://www.dfeh.ca.gov/DFEH/Publications/publications.aspx (Planning;
Community Services; 2010)
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3.8. Redevelopment Agency Fund and Project Areas
Policies
7.1
Continue to direct Redevelopment Agency resources and property tax increment towards
the production of affordable housing in Windsor.
Implementation Programs
7.A
Housing Set-Aside Fund. The Town shall consider increasing the share of housing set
aside funds from 20 percent to 30 percent of total tax increment. (Redevelopment Agency;
Planning; 2010)
7.B
Redevelopment Housing Set-Aside Funds. The Town shall continue to utilize available
Redevelopment Housing Set-Aside Funds to assist affordable housing production by private
developers. The Redevelopment Agency estimates a total of approximately $700,000 will be
committed to providing property owner and developer assistance within the Redevelopment Area
each year through fiscal year 2016-2017 when the Redevelopment Project Area expires. The Town
expects to accrue $3.5 million by the end of the planning period for the Housing Element covering
2007-2014. Based on recent projects, which required approximately $50,000 per unit in
redevelopment subsidies, these funds could assist with the development of approximately 210
additional affordable housing units by the end of the Housing Element planning period.
(Redevelopment Agency; ongoing)

3.9. Opportunities for Energy Conservation
Policies
8.1
Ensure that all new residential development meets or exceeds the standards contained in
Title 24, Part 6 of the California Code of Regulations (Energy Efficiency Standards for Residential
and Nonresidential Buildings) and the Town’s Green Building Ordinance, and encourage the
retrofitting of existing development to improve energy and conservation.
8.2
Establish a development pattern that helps reduce vehicle miles traveled and promotes
transit ridership, and pedestrian and bicycle access.
Implementation Programs
8.A
Green Building Ordinance. The Town shall continue to implement its Green Building
Ordinance, which aims to create a more sustainable community by incorporating mandatory green
building measures into the design, constructions, and maintenance of new commercial and
residential buildings. Under this Code, all commercial buildings receive must achieve a minimum
of twenty (20) credits on the LEEDTM rating system during the planning entitlement review to
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receive project approval. Residential buildings must achieve a minimum of fifty (50) points on the
GreenPoint rating system for project approval. (Planning, Building; ongoing)
8.B
Infill Design Standard. The Town shall continue to implement its Infill Standard which
allows higher densities and encourages compact development patterns which in turn promote
housing affordability, maximize existing land resources, reduce pressure to convert agricultural
resources, and conserve habitat and environmentally sensitive areas. (Planning; ongoing)
8.C
Flexibility for Development on Infill Parcels. Wherever appropriate, the Town shall
grant flexibility to allow development on infill parcels where adopted development standards
would preclude development feasibility. This program can be applied on a case-by-case basis in
tandem with Design Review procedures. (Planning; ongoing)
8.D
Sustainability Element. The Town shall craft a Sustainability Element as an additional
component to its General Plan. The Element would link together Circulation, Housing, Economic
Development, Land Use, and other Elements of the General Plan, identifying policies and
programs that facilitate and encourage an environmentally-sensitive development pattern and
community. (Planning; 2013)
8.E
Old Redwood Highway Area Plan. The Town shall develop an Area Plan for Old
Redwood Highway that brings a sustainable approach to economic development, land use
planning, urban design, and transportation along the corridor. The Area Plan would build on the
work of the American Institute of Architects (AIA) Sustainable Design Area Team (SDAT). As a
major arterial through Windsor, the land use form along Old Redwood Highway would establish
the principal form for new development in the community. (Planning; 2013)
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4.

Housing Needs Assessment

4.1. Demographic Trends
A moderately-sized community in suburban
Sonoma County, the Town of Windsor currently
has approximately 26,600 residents and 9,100
households (see Table 4.1). Since its
incorporation in 1992, Windsor has expanded
rapidly, outpacing growth in both Sonoma
County and the Bay Area. The Town’s
population almost doubled between 1990 and
2008 (99 percent increase), compared to a 23
percent and 18 percent increase in the County
and Bay Area, respectively. Windsor’s
households followed a similar trend, with the number of households rising by 87 percent between
1980 and 2008. In contrast, the County and the Bay Area experienced a 20 percent and 14 percent
increase, respectively.
Windsor has been and remains a family-oriented community, where, for the last 18 years, families
have represented approximately three quarters of all households. In the County and the Bay Area,
families make up only 65 percent of households. While the average household size has grown in
all three areas, it has remained comparatively high in Windsor, with an average of 2.91 persons per
household in 2008. In comparison, the County and Bay Area have average household sizes of 2.59
and 2.72, respectively.
The Town also has a high homeownership rate. Approximately 80 percent of households currently
own their homes, compared to 64 percent in the County and 58 percent in the Bay Area.
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Table 4.1: Population and Household Trends, 1990-2008
Town of Windsor
Population (a)
Households (a)
Average Household S ize (a)

199 0
13 ,37 1
4 ,85 8
2.7 3

2000
22,744
7,589
2.98

2008 (es t.)
26,564
9,098
2.91

Household Type
Families
Non-Families

74%
26%

76%
24%

76%
24%

Tenure
Owner
Rente r

78%
22%

80%
20%

80%
20%

% Change
199 0-2008
98.7%
87.3%

Sonoma County
Population
Households
Average Household S ize

388 ,222
149 ,011
2.55

458,614
172,403
2.60

476,532
179,301
2.59

Household Type
Families
Non-Families

67%
33%

65%
35%

65%
35%

Tenure
Owner
Rente r

63%
37%

64%
36%

64%
36%

22.7%
20.3%

Bay Area (b)
Population
Households
Average Household S ize

6,023 ,559
2,246 ,236
2.55

6,783,760
2,466,019
2.69

7,092,031
2,556,790
2.72

Household Type
Families
Non-Families

65%
35%

65%
35%

65%
35%

Tenure
Owner
Rente r

56%
44%

58%
42%

58%
42%

17.7%
13.8%

Notes:
(a) For 199 0 figure s, popula tio n, househ olds, and hou se hold si ze based on 1990 U.S. Census which counts
Windsor as a Census Designa ted P lace.
Popula tion an d h ousehold figures fro m CA De partment of Fi nance.
(b) A lameda, Co ntra Costa, Marin, Napa , San Francisco, Sa n Mateo, S anta Clar a, Sol ano, an d S onoma Counties
Sources: Cl aritas, 2008; CA Depa rtment of Finan ce; BAE 20 08.

In line with the Town’s high homeownership rate, Windsor households have higher incomes than
households in the County and the Bay Area as a whole. Windsor has a 2008 median household
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income of $78,800, approximately 23 percent higher than the median household income in the
County and six percent higher than in the Bay Area. Over half of Windsor’s households (53
percent) earn over $75,000, whereas only 41 percent of County households and 50 percent of Bay
Area households fall into this income category. At the other end of the spectrum, 29 percent of
Windsor households make under $50,000 annually, compared to 38 percent of County households
and 33 percent of Bay Area households. Table 4.2 summarizes this information.
Although these figures may suggest that Windsor is more affluent than the County and Bay Area,
the Town actually has a lower per capita income than either the County or region. Windsor has a
2008 per capita income of just over $31,000, compared to $31,300 in the County and $36,300 in
the Bay Area. Given Windsor’s relatively large household sizes, a smaller per capita income
suggests that less discretionary income is available for many Windsor families.
Table 4.2: Household Income Distribution, 2008
Town of Windsor
Household Income

Sonom a County

Num be r

Percent

Less than $15,000
$15,000 to $2 4,9 99
$25,000 to $3 4,9 99
$35,000 to $4 9,9 99
$50,000 to $7 4,9 99
$75,000 to $9 9,9 99
$100,000 to $ 149,999
$150,000 to $ 249,999
$250,000 to $ 499,999
$500,000 and over

5 51
3 99
5 40
9 80
1,6 05
1,5 15
1,9 53
8 23
1 78
64

6.4 %
4.6 %
6.3 %
1 1.4 %
1 8.6 %
1 7.6 %
2 2.7 %
9.6 %
2.1 %
0.7 %

14,643
13,605
15,556
24,690
36,984
26,075
30,058
12,696
3,554
1,440

8.2%
7.6%
8.7%
13.8%
20.6%
14.5%
16.8%
7.1%
2.0%
0.8%

208,322
163,949
177,443
291,229
450,515
362,903
474,017
292,620
89,355
46,437

8.1%
6.4%
6.9%
11.4%
17.6%
14.2%
18.5%
11.4%
3.5%
1.8%

Total (b)

8,6 08

1 00.0%

179,301

100.0%

2,556,790

100.0%

Me dian Household Income

Num be r

$78,785

$63,944

Percent

Bay Area
Number

P erc ent

$ 74,256

Notes:
(a) A lameda, Co ntra Costa, Marin, Napa , San Francisco, Sa n Mateo, S anta Clar a, Sol ano, an d S onoma Counties.
(b) Total does not ma tch Ta ble 3.1 du e to diffe ring data sou rce .
Sources: Cl aritas, 2008; BAE 20 08.

As shown in Table 4.3, Windsor has a relatively young population. As of 2008, residents have a
median age of 35.1, compared to 39.0 years in the County and 38.1 years in the Bay Area. The
Town’s large average household size and large share of families also point to presence of large
number of children. In fact, minors under 18 years represent 30 percent of Windsor’s population,
while only 23 percent belong to this age group in the County and the Bay Area. At the same time,
the elderly population (65+ years) makes up only 11 percent of Windsor, a slightly lower portion
than in the County (13 percent) and the Bay Area (12 percent).
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Table 4.3: Age Distribution, 1990-2008
Town of Windsor
Age Cohort
17 a nd under
18 to 34
35 to 54
55 to 64
65 to 84
85 +
Total
Me dian Age

Sonom a County

Bay Area

Num be r
7,7 86
5,2 33
7,6 45
2,7 74
2,2 32
4 39

Percent
30 %
20 %
29 %
11 %
9%
2%

Num be r
1 08,030
1 06,609
1 37,915
61,711
51,796
10,471

Percent
2 3%
2 2%
2 9%
1 3%
1 1%
2%

Number
1,644,471
1,562,871
2,211,205
820,904
727,094
125,486

P erc ent
23%
22%
31%
12%
10%
2%

2 6,1 09

10 0%

4 76,532

1 00%

7,092,031

100%

3 5.1

3 9.0

38.1

Notes:
(a) A lameda, Co ntra Costa, Marin, Napa , San Francisco, Sa n Mateo, S anta Clar a, Sol ano, an d
Sonoma Counties.
Sources: Cl aritas, 2008; BAE 20 08.

4.2. Employment Trends
Windsor benefits from a relatively modest, but expanding economy, with rising employment and
growing industry diversification. As of the second quarter of 2007, Windsor had approximately
6,800 jobs (see Table 4.4). These were concentrated in manufacturing (23 percent), retail (15
percent), construction (11 percent), and government (10 percent). County employment was
concentrated in government (15 percent), retail (12 percent), manufacturing (11 percent), and
1
healthcare (11 percent).
Employment in Windsor has grown rapidly in comparison with the County. Between the second
quarters of 2003 and 2007, Windsor added approximately 1,200 jobs. This represents a 20 percent
increase, well above job growth in the County, which only grew by two percent over the same
period. The industries in Windsor experiencing significant gains during the four year study period
include real estate (88 percent), professional services (86 percent), administrative services (72
percent), and food and accommodation (67 percent).
Employment trends show a large concentration of people employed by the retail, construction, and
manufacturing industries within Windsor and Sonoma County. These jobs typically offer a lower
wage scale, suggesting the need for moderate- and lower-income housing in Windsor.

1

Q2 2007 represents the latest data available from the California Employment Development Department.
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Table 4.4: Jobs by Sector, Windsor and Sonoma County, 2003-2007 (a)

Industry Sector

Q2 2003 (b)
Jobs % Total

Town of Windsor
Q2 2007 (c)
Jobs % Total

% Change
2003-2007

Sonoma County
Q2 2003 (b)
Q2 2007 (c)
Jobs
% Total
Jobs
% Total

% Change
2003-2007

Agriculture, Forestry, Fishing and Hunting
Mining (d)
Construction
Manufacturing
Utilities (d)
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises (d)
Administrative and Waste Services
Educational Services (d)
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services, except Public Administration
Unclassified
Government (d) (e)

280
0
850
1,153
0
163
940
187
28
97
85
179
0
229
0
228
66
333
130
0
702

5%
0%
15%
20%
0%
3%
17%
3%
0%
2%
2%
3%
0%
4%
0%
4%
1%
6%
2%
0%
12%

219
0
739
1,583
0
237
1,018
198
33
128
161
333
0
394
0
218
50
555
175
0
706

3%
0%
11%
23%
0%
3%
15%
3%
0%
2%
2%
5%
0%
6%
0%
3%
1%
8%
3%
0%
10%

-22%
n/a
-13%
37%
n/a
45%
8%
6%
19%
31%
88%
86%
n/a
72%
n/a
-4%
-25%
67%
34%
n/a
1%

5,960
238
12,773
25,644
558
6,127
23,470
3,161
3,895
7,262
3,135
7,575
2,025
9,078
2,253
19,757
3,048
16,802
7,611
20
30,122

3%
0%
7%
13%
0%
3%
12%
2%
2%
4%
2%
4%
1%
5%
1%
10%
2%
9%
4%
0%
16%

6,042
209
14,372
22,040
820
7,788
23,552
3,745
3,027
6,576
2,870
12,379
1,704
9,206
2,236
20,664
3,154
17,982
8,045
3
28,770

3%
0%
7%
11%
0%
4%
12%
2%
2%
3%
1%
6%
1%
5%
1%
11%
2%
9%
4%
0%
15%

1%
-12%
13%
-14%
47%
27%
0%
18%
-22%
-9%
-8%
63%
-16%
1%
-1%
5%
3%
7%
6%
-85%
-4%

Total

5,673

100%

6,831

100%

20%

190,514

100%

195,184

100%

2%

Notes:
(a) Includes all wage and salary employment covered by unemployment insurance.
(b) Represents employment for second quarter, 2003.
(c) Represents employment for second quarter, 2007.
(d) Local employment for mining (2003 only), Management of Companies and Enterprises, Federal government (2007 only), utilities, and education (2003 and 2007)
was suppressed by EDD due to the small number of firms in Windsor reporting in this category. Total employment includes jobs in these categories.
(e) Government employment includes workers in all local, state and Federal sectors, not just public administration. For example, all public school staff are in
the Government category.
Sources: California Employment Development Department, 2008; BAE, 2008.

4.3. Population and Employment Projections
The Association of Bay Area Governments (ABAG) projects Windsor’s population to increase
from 25,600 to 32,700 between 2005 and 2035, a 28 percent increase over 30 years. Household
growth is expected to be even greater, rising from 8,680 households to 11,320, a gain of 30
percent. These projections reflect the growing need for residential development in Windsor.
While the Town’s growth remains similar to Bay Area-wide projections, it significantly exceeds
anticipated growth rates for the County, whose population and number of households are expected
to grow by 19 percent and 21 percent, respectively, between 2005 and 2035 (see Table 4.5).
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Table 4.5: Population, Household, and Job Projections, 2005 to 2035
Town of Windsor
Population
Households
Jobs

2005
25,600
8,680
5,970

2010
27,200
9,170
6,680

2015
28,400
9,680
7,730

2020
29,600
10,190
8,850

2025
30,800
10,670
10,030

2030
31,700
11,010
11,460

2035
32,700
11,320
12,690

Total Change
2005 - 2035
7,100
2,640
6,720

% Change
2005 - 2035
28%
30%
113%

Sonoma County
Population
Households
Jobs

478,800
181,800
220,460

509,100
192,660
237,000

522,300
199,730
256,170

535,200
206,840
276,780

548,900
212,380
298,350

558,900
216,320
320,070

568,900
219,980
344,290

90,100
38,180
123,830

19%
21%
56%

7,096,100 7,412,500 7,730,000 8,069,700 8,389,600 8,712,800 9,031,500
2,583,080 2,696,580 2,819,030 2,941,760 3,059,130 3,177,440 3,292,530
3,449,640 3,693,920 3,979,200 4,280,700 4,595,170 4,921,680 5,247,780

1,935,400
709,450
1,798,140

27%
27%
52%

Bay Area (a)
Population
Households
Jobs

Notes:
(a) Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma Counties.
Sources: Association of Bay Area Governments, 2008; Bay Area Economics, 2008.

4.4. Housing Characteristics
Housing Stock Conditions
A shown in Table 4.6, Windsor has a fairly young housing stock. Almost half of the Town’s
housing units are less than 20 years old, with the highest percentage of homes built between 1990
and 1994. Only nine percent of the Town’s housing units are 40 years or older, and therefore may
require more regular maintenance and repair. In particular, the southeastern corner and the
northern most section of Windsor, east of Highway 101, feature high concentrations of housing
built before 1960.
Table 4.6: Housing Units by Year Built, Windsor, 2000
Year Built
1999 to March 2000
1995 to 1998
1990 to 1994
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959
1940 to 1949
1939 or earlier
Total

Number
233
1,055
2,491
2,186
1,068
288
182
93
140

Percentage
3%
14%
32%
28%
14%
4%
2%
1%
2%

7,736

100%

Sources: US Census, SF3-H34, 2008; BAE, 2008.

Table 4.7 illustrates that virtually all of Windsor’s housing units contain complete plumbing and
kitchen facilities. The 2000 Census indicates that less than one percent of the Town’s units lack
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these facilities. Windsor’s Planning Department reports that the Town’s housing stock is generally
in good condition with very few houses or apartment buildings in need of major maintenance or
repair. The Town’s 2007 Annual Housing Report confirms this, stating that a physical inspection
of the Town’s affordable stock revealed that most of its units were well-maintained and in good
condition.
Based on a windshield survey, the Town’s planning staff estimates that approximately 35 units, or
about five percent of the Town’s older housing stock is in need of repair. This estimate is similar
to the number of housing units lacking complete plumbing and/or kitchen facilities, as
demonstrated in Table 4.7 below.
Table 4.7: Housing Conditions, Windsor, 2000
Plumbing Facilities
Owners
Complete plumbing facilities
Lacking complete plumbing facilities

Number

Percent of Total

6,107
26

80.3%
0.3%

Renters
Complete plumbing facilities
Lacking complete plumbing facilities

1,456
14

19.2%
0.2%

Total

7,603

100.0%

Kitchen Facilities
Owners
Complete kitchen facilities
Lacking complete kitchen facilities

6,126
7

80.6%
0.1%

Renters
Complete kitchen facilities
Lacking complete kitchen facilities

1,449
21

19.1%
0.3%

Total

7,603

100.0%

Sources: US Census, SF3-H48 and H51, 2000; BAE, 2008.

The number of housing units in Windsor grew by 18 percent from 2000 and 2008, more than twice
the growth in the County and the Bay Area. During this period, Windsor saw a notable surge of
new multifamily homes. The number of units in two- to four -unit buildings grew 51 percent;
homes in complexes with five or more units grew by 41 percent. It is important to note, however,
that a significant share of these multifamily units occurred in a single major project around
Windsor’s newly developed Town Green. In comparison to Windsor, the County and the Bay Area
have not seen the same rate of growth among either single- or multifamily homes (see Table 4.8).
Even with this recent spike in the number multifamily units, detached single-family units still
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comprise the majority of Windsor’s homes, representing 79 percent of the Town’s housing stock.
In contrast, only 68 percent of County’s units and 54 percent of the Bay Area’s units occur in
single-family homes.
Table 4.8: Housing Units by Type, 2000 - 2008

Town of Windsor
Single Family Detached
Single Family A ttached
Multifamily 2 to 4 Units
Multifamily 5 +Units
Mob ile Home
Total

Sonoma County
Single Family Detached
Single Family A ttached
Multifamily 2 to 4 Units
Multifamily 5 +Units
Mob ile Home
Total

Bay Area
Single Family Detached
Single Family A ttached
Multifamily 2 to 4 Units
Multifamily 5 +Units
Mob ile Home
Total

Num be r of Units
5,934
460
171
341
822

200 0
Percent of Tot al
7 7%
6%
2%
4%
1 1%

20 08
Number of Units
Percent of Total
7 ,242
79%
461
5%
258
3%
482
5%
691
8%

7,728

1 00%

9 ,134

100%

Num be r of Units
125,436
13,955
11,706
20,676
11,380

Percent of Tot al
6 8%
8%
6%
1 1%
6%

Number of Units
134 ,808
14 ,842
12 ,501
24 ,319
11 ,437

Percent of Total
68%
7%
6%
12%
6%

183,153

1 00%

197 ,907

100%

Num be r of Units
1,376,861
224,824
266,320
623,388
61,011

Percent of Tot al
5 4%
9%
1 0%
2 4%
2%

Number of Units
1,466 ,501
233 ,612
272 ,843
699 ,127
61 ,328

Percent of Total
54%
9%
10%
26%
2%

2,552,404

1 00%

2,733 ,411

100%

Sources: CA Depa rtmen t of Finan ce , 2008; BAE , 2008 .

Building permit trends show that although Windsor experienced a significant addition of
multifamily homes from 2000 to 2007, new residential development has largely focused on
detached single-family homes. In the eight year period, the Town issued 1,344 building permits
for single-family homes, compared to only 138 permits for all duplex and multifamily units
combined (see Table 4.9).
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Table 4.9: Building Unit Permits by Building Type in Windsor, 2000-2007
Building Type
Single Family
2 Units
3 & 4 Units
5 o r More Units
Total

2000 2 001 2002 2 003 2004 20 05

2006

2007

Total

322
26
9
11

104
0
0
13

185
0
9
0

152
20
24
0

181
0
0
18

2 28
0
0
6

130
0
0
0

42
2
0
0

1,3 44
48
42
48

368

117

194

196

199

2 34

130

44

1,4 82

Sources: U.S . Census, 200 8; BA E, 200 8.

Table 4.10 presents housing vacancy conditions in Windsor, per the 2000 Census. A low vacancy
rate indicates that the demand for housing exceeds the available supply, typically resulting in
higher housing prices. As of 2000, Windsor had a two percent vacancy rate, lower than the six
percent rate in the County and State. Rental units, in particular, experienced particularly low
vacancies, with a vacancy rate below one percent. Housing economists generally consider a five
percent rental vacancy rate as sufficient to provide adequate choice and mobility for tenants. These
data point to a relatively constrained housing market in the Town.
Table 4.10: Housing Occupancy and Vacancy Status, Windsor, 2000
Occupancy Status
Occupied Housing Units
Vacant Housing Units
For rent
For sale only
Rented or sold, not occupied
For seasonal, recreational or occasional use
For migrant workers
Other vacant (a)
Total

Windsor
Number
Percent
7,603
98%
133
2%
9
0%
42
1%
27
0%
33
0%
0
0%
22
0%
7,736

100%

Sonoma County
Number
Percent
172,403
94%
10,750
6%
1,228
1%
1,151
1%
871
0%
6,532
4%
29
0%
939
1%
183,153

100%

California
Number
Percent
11,502,870
94%
711,679
6%
201,388
2%
115,343
1%
54,785
0%
261,950
2%
2,194
0%
76,019
1%
12,214,549

Note:
(a) If a vacant unit does not fall into any of the classifications specified above, it is classified as "other vacant." For example,
this category includes units held for occupancy by a caretaker or janitor, and units held by the owner for personal reasons.
Sources: US Census, SF3-H6 and H8, 2000; BAE, 2008.
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100%

4.5. Housing Affordability
Residential Market Overview
Home values in Windsor have increased significantly since the Town’s incorporation. According
to DataQuick Information Systems, the median sale price for single-family homes in Windsor rose
from $191,000 to $416,500 between 1990 and 2008, representing an average annual appreciation
of over 10 percent. During the same period, condominiums experienced an average annual
appreciation rate of 17 percent (largely driven by the development of the higher value Town Green
project which began construction in 2001).
More recently, however, the Town’s
home values have declined, paralleling
state and national downturns. Since
the high in 2005 for single-family
homes and in 2006 for condominiums,
median sales prices fell by 31 percent
for single-family homes and 21
percent for condos through the first
quarter of 2008. (see Figure 4.1).
Over the course of year, prices have
continued to wane. As of December
2008, DataQuick reported that Windsor had a median sales price of $338,500, compared to
2
$458,250 from 12 months ago, a 26 percent decline. Sonoma County as a whole saw the median
sales price fall from $415,000 to $300,000 over the same period, a 27 percent decrease.
Reduced sales volume corresponds with these falling prices. Windsor saw a 139 percent drop-off
in the number of single family homes sold between 2005 and 2007 (see Figure 4.1). As of 2007,
home sales in Windsor were at their lowest point in almost two decades, with a total of only 296
single-family homes and 34 condominiums sold.
Although these trends show that the for-sale housing market has weakened considerably in recent
years, Windsor’s high quality of life and relative proximity to employment centers such as Santa
Rosa and northern Marin County will help the Town rebound from the current housing slump, once
the housing market cycle begins turn upwards. In addition, population, household, and job growth
projections point to significant future demand for housing in Windsor. These factors still point to
the importance of planning for local affordable housing needs in upcoming years.
2

Includes condominiums and single-family homes.
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Figure 4.1: Sales Volume and Annual Median Home Price for Windsor, 1990-2008
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Source: DataQuick Information Systems, 2008; BAE, 2008.

Due to the lack of reliable data on residential rents in Windsor, Santa Rosa was used as a proxy for
examining the Town’s rental market. Although Santa Rosa data will exhibit slightly higher rents
due to its proximity to employment, services, and other amenities, these findings still speak to
general trends in Windsor.
In response to falling home values and tightening credit standards, many households are remaining
in the rental market, thereby driving up rents. As of the first quarter of 2008, the average rent was
$1,178, up 4.7 percent from 2007. At the same time, occupancy rates have escalated in recent
years, growing from 91.9 percent to 95.3 percent between 2005 and 2008 (see Table 4.11).
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Table 4.11: Overview of Rental Housing Market for Santa Rosa, Q1 2008 (a)
CURRENT MARKET DATA:
Unit Type
Studio
Jr 1BR/1BA
1 BR/1 BA
2 BR/1 BA
2BR/1.5 BA
2 BR/2 BA
2 BR Townhouse
3 BR/1.5 BA
3 BR/2 BA
3 BR/3 BA
3 BR Townhouse

Number
87
172
2,347
671
275
1,337
297
10
209
14
37

Percent
of Mix
2%
3%
43%
12%
5%
25%
5%
0%
4%
0.3%
1%

Avg.
Sq. Ft.
450
520
672
884
997
972
976
1,400
1,214
1,416
1,277

Avg.
Rent
$740
$987
$1,043
$1,192
$1,133
$1,376
$1,159
$1,375
$1,702
$2,101
$1,452

Avg.
Rent/Sq. Ft.
$1.64
$1.90
$1.55
$1.35
$1.14
$1.42
$1.19
$0.98
$1.40
$1.48
$1.14

5,456

100%

824

$1,178

$1.43

Totals

AVERAGE RENT HISTORY:
Unit Type
studio
jr 1bd
1bd 1bth
2bd 1bth
2bd 2bth
2bd TH
3bd 2bth
3bd TH

2006
$714
$914
$949
$1,075
$1,286
$1,074
$1,602
$1,446

2007
$718
$950
$1,005
$1,146
$1,338
$1,118
$1,648
$1,459

2006-2007
Change
0.6%
3.9%
5.9%
6.6%
4.0%
4.1%
2.9%
0.9%

2008 (b)
$740
$987
$1,043
$1,192
$1,376
$1,159
$1,702
$1,452

2007-2008
Change
3.1%
5.2%
5.3%
6.4%
5.3%
5.7%
7.5%
-1.0%

All

$1,093

$1,144

4.7%

$1,178

4.7%

OCCUPANCY RATE:

Year
2004
2005
2006
2007
2008

Average
Occupancy
92.4%
91.9%
95.6%
95.3%
95.3%

AGE OF HOUSING INVENTORY (by Project):

Year
1960s
1970s
1980s
1990s
2000s

Percent of
Projects
11%
23%
34%
11%
20.5%

Notes:
(a) Represents only housing complexes with 50 units or more.
Sources: RealFacts, Inc., 2008; Bay Area Economics, 2008.
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Affordability
This section examines housing affordability in
Windsor according to overpayment rates, the
ability of low- and moderate-income households
to rent and purchase a home in the Town, and
overcrowding.
Overpayment
The Department of Housing and Urban
Development (HUD) establishes that a household
is “cost-burdened” (i.e., overpaying for housing) if it spends more than 30 percent of gross income
on housing-related costs. A “severe housing cost burden” occurs when a household pays more than
50 percent of its income on housing costs. The prevalence of overpayment varies significantly by
income, tenure, household type, and household size. The Comprehensive Housing Affordability
Strategy (CHAS) data provides detailed information in this regard for different types of
households.
In 2000, 34 percent of all Windsor households overpaid and 12 percent severely overpaid for their
housing. Renters experienced particularly high overpayment rates, with 42 percent of households
being cost-burdened and 16 percent of households being severely cost-burdened (see Table 4.12).
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Table 4.12: Households Overpaying, Windsor, 2000 (a)
Percent
Overpaying

Renters
Number of Renter Households
Number of Households with 30%+ Cost Burden
Number of Households with 50%+ Cost Burden

Number
1,460
606
234

Owners
Number of Owner Households
Number of Households with 30%+ Cost Burden
Number of Households with 50%+ Cost Burden

6,127
1985
668

32%
11%

All Households
Number of Households
Number of Households with 30%+ Cost Burden
Number of Households with 50%+ Cost Burden

7,587
2595
903

34%
12%

42%
16%

Notes:
(a) Figures reported above are based on the HUD-published CHAS 2000 data series, which uses reported 1999 incomes.
CHAS data reflect HUD-defined household income limits for various household sizes, which are calculated for Windsor.
(b) Households that overpaid spent 30 percent or more of their total gross income spent on housing costs.
(c) Severely Overpaying is a subset of Overpaying Households. Households that severely overpaid spent 50 percent or more
of their total gross income spent on housing costs.
Definitions:
Renter: Data do not include renters living on boats, RVs or vans. This excludes approximately 25,000
households nationwide. For renters, housing costs include rent paid by the tenant plus utilities.
For owners, housing costs include mortgage payment, taxes, insurance, and utilities.
Sources: HUD, State of the Cities Data System: Comprehensive Housing Affordability Strategy (CHAS) special
tabulations from Census 2000; BAE, 2008.

In general, overpayment disproportionately affects lower-income households. Figure 4.2 shows the
relationship between low-income households and the varying degrees of cost burden. The data
show that while generally, homeowners in Windsor have lower cost burden rates compared to
renters overall, lower-income homeowners actually experience a higher rate of overpayment than
all other income groups. In 2000, 78 percent of extremely low-income, 59 percent of very lowincome, and 56 percent of low-income homeowners were cost-burdened. At the same time, 77
percent of extremely low-income, 49 percent of very low-income, and 51 percent of low-income
3
renters were cost burdened.

3

The larger number of households in the Median and Above income group is responsible for bringing up the
average overpayment rate for owners. As a result, homeowners have a lower overpayment rate overall
compared to renters, while having a higher overpayment rate in each income group.
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Figure 4.2: Housing Cost Burden by Household Income Level, 2000 (a)
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Sources: HUD, State of the Cities Data System: Comprehensive Housing Affordability Strategy (CHAS) special
tabulations from Census 2000; BAE, 2008.
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Ability to Purchase/Rent Homes
The table below shows affordability scenarios for four-person very low-, low- and moderateincome households. The analysis compares the maximum affordable sales price for each of these
households to market-rate prices between May 2007 and May 2008. The affordable sales prices
were calculated using household income limits published by the California Department of Housing
and Community Development (HCD), conventional financing terms, and assuming that households
spend 30 percent of gross income on housing costs (see Appendix B).
As shown in Table 4.13, both very low- and low-income households can only afford 2.5 percent of
the single-family homes available for sale in Windsor during the sample period. Condominiums
remain somewhat more affordable, but generally fall out of reach for these buyers as well. Very
low-income households and low-income households can only afford 3.2 percent and 9.7 percent of
condominiums, respectively. Moderate-income households can only afford 20 percent of the
single-family homes and 19.4 percent of condominiums on the market. This analysis indicates that
very low- to moderate-income households would likely encounter difficulty in purchasing an
affordable home in Windsor, and would have to direct a larger share of income towards principal,
interest, taxes, and insurance, or assemble a larger down payment to reduce mortgage costs.
Moreover, this analysis assumes a 20 percent down payment, a conservative assumption reflecting
today’s tighter underwriting standards. Many households cannot provide this level of equity, and
would therefore have even greater difficulty buying a home in the area.
For rental housing, the analysis suggests that very low-income households would encounter
difficulty finding an affordable home in Windsor. These households can afford a monthly rent of
$800, or just over half of the average market rate rent of $1,375. Low- and moderate-income
households can afford monthly rents that approximate or exceed average market rate rents. As
such, these households would have less difficulty finding an affordable rental unit in Windsor.
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Table 4.13: Affordability of Market Rate Housing in Windsor (a)
FOR-SALE

Max. Affordable
Sale Price (b)

Percent of SFRs
on Market within
Price Range (c)

Percent of Condos
on Market within
Price Range (c)

Very Low-Income (Up to 50% AMI)

$157,977

2.5%

3.2%

Low-Income (Up to 80% AMI)

$249,758

2.5%

9.7%

Moderate-Income (Up to 120% AMI)

$379,307

20.0%

19.4%

Single-Family
Residence (c)

Condominiums (c)

$512,500

$450,000

Median Sale Price
RENTAL
Max. Affordable
Monthly Rent (d)
Very Low-Income (Up to 50% AMI)

Average Market
Rent (e)

$800

$1,375

Low-Income (Up to 80% AMI)

$1,365

$1,375

Moderate-Income (Up to 120% AMI)

$2,162

$1,375

Notes:
(a) Affordable sale price and rent based on a four-person household income, as defined by CA HCD for Sonoma County.
(b) Assumptions used to calculate affordable sale price.
Annual Interest Rate (Fixed)
6.6% Freddie Mac, ten-year average.
Term of mortgage (Years)
30
Percent of sale price as down payment
20%
Initial property tax (annual)
1.10%
Mortgage insurance as percent of loan amount
0.00% Assumes 20% down payment.
Annual homeowner's insurance rate as percent of sale price
0.16% CA Dept. of Insurance, average, assuming $150K coverage.
Percent of household income available for PITI
30%
PITI = Principal, Interest, Taxes, and Insurance
(c) Based on all full and verified sales of units with 3 bedrooms in Windsor between May 2007 and May 2008.
(d) Assumes 30 percent of household income spent on rent and utilities, based on Sonoma County Housing Authority utility allowance.
(e) For three-bedroom units in Santa Rosa, per RealFacts. Based on rent survey from first quarter 2008.
Sources: Data Quick, 2008; RealFacts, 2008; Sonoma County Housing Authority, 2007; CA HCD, 2008; BAE, 2008.

Augmenting this analysis, the household incomes of select occupations were analyzed to evaluate
these workers’ ability to afford a home in Windsor. Figure 4.3 summarizes the household incomes
for a range of occupations in Sonoma County, based on 2000 Census data, with all incomes
adjusted to 2008 dollars. For this analysis, retail and construction workers were selected due to
their high representation in Windsor’s workforce. Police officers, teachers, and nurses were
selected because these occupations are often considered fundamental to the daily functions and
safety of a community. Agricultural workers were chosen due to the lack of housing for these
households in Sonoma County, their key role in the local economy, and because they are
considered a “special needs” population who often spend a disproportionate amount of income to
secure safe and decent housing.
The analysis shows that agricultural workers have the lowest household incomes among the

42

selected occupations. Building off the analysis in Table 4.13, 84 percent of these households had
incomes at the moderate level or below, and would therefore have difficulty purchasing a home in
Windsor. In addition, 34 percent of these households would not be able to afford average market
rents. A significant portion of construction and retail households would also have difficulty in
locating affordable housing, particularly in the for-sale market. Approximately 73 percent of
construction households and 57 percent retail households were at the moderate-income level or
below.
The majority of households with police officers, teachers, and nurses have above moderateincomes and would therefore have greater chances of locating affordable homes. Nevertheless,
between 24 and 45 percent of these households have moderate-incomes, and are therefore priced
out of most homes for sale in Windsor.
Since this analysis was conducted, home values in Windsor have continued to fall, thereby
increasing affordability. The affordable sales price for a four-person moderate-income household
($379,000) now exceeds the median sales price from December 2008 ($338,500), suggesting that
these families now have a much stronger ability to purchase a home in the Town. Four-person
very-low and low-income households, however, still cannot afford the median priced unit in
Windsor. These households can afford homes of $158,000 and $250,000, respectively, still well
below the current median sales price.
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Figure 4.3: Household Income of Select Occupations, Sonoma County, 2000 (a)

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
Agricultural
Workers (b)

Construction
Laborers (c)

Retail Workers
(d)

Teachers (e)

Police Officers (f)

Nurses (g)

Extremely Low Income (30% or less AMI)

Very Low Income (31%-50% AMI)

Low Income (51%-80% AMI)

Median Income (81%-100% AMI)

Moderate Income (101%-120% AMI)

Above Moderate Income (121%+ AMI)

Notes:
a) Based on an analysis of 2000 Public Use Microdata Samples (PUMS) from the US Census.
To build an income distribution, households were selected by the presence of a worker in a given occupation, who live in
Sonoma County.
Incomes were inflated to 2008 dollars and compared to 2008 income limits.
This analysis accounts for household size when grouping households into income categories.
(b) Bureau of Labor SOC Codes 45-20XX, agricultural workers, including animal breeders.
(c) Bureau of Labor SOC Code 47-2061, construction laborers.
(d) Bureau of Labor SOC Codes 41-1011, 41-2031, and 41-2011, first line supervisors of retail sales, retails sales clerks, and
cashiers.
(e) Bureau of Labor SOC Codes 25-1000, 25-2010, 25-2020, 25-2030, 25-2040, and 25-3000, post-secondary, preschool,
primary, secondary, special education school teachers, and other teachers and instructors.
(f) Bureau of Labor SOC Code 33-3050, police officers.
(g) Bureau of Labor SOC Codes 29-1111 and 29-2061, registered nurses and licensed practical and licensed vocational nurses.
Sources: Public Use Microdata Sample (PUMS), US Census, 2000; California Department of Housing and Community
Development, 2008; Bureau of Labor Statistics, 2008; BAE, 2008.

Overcrowding
As a result of the lack of affordable housing in the Town, many Windsor households are compelled
to live in overcrowded conditions. The U.S. Census defines an “overcrowded” household as 1.01
or more persons per room, excluding bathrooms, porches, balconies, foyers, halls, and half-rooms.
“Severe overcrowding” occurs in households with more than 1.5 persons per room. The figure
below indicates overcrowding rates among renters and owners in Windsor. In 2000, eight percent
of all households in Windsor lived in overcrowded conditions, with four percent living in severely
overcrowded homes. Windsor’s renters suffered greater overcrowding rates than owners. Almost
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20 percent of renter households were overcrowded, and 11 percent were severely overcrowded. By
comparison, only five percent of Windsor’s owners were overcrowded, and two percent were
severely overcrowded.
Figure 4.4: Overcrowded Households, Windsor, 2000 (a)
25%

Percent Overcrowded

20%
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0%
Owners
1.01 to 1.50 (Overcrowded)

Renters
1.51 or more (Severely Overcrowded)

Notes:
(a) The U.S. Census defines an overcrowded unit as one occupied by 1.01 persons or more per room
(excluding bathrooms and kitchens).
Units with more than 1.5 persons per room are considered severely overcrowded.
Sources: U.S. Census, SF3-H20, 2000; BAE, 2008.

Units At-Risk of Conversion
“At-risk units” are defined as multifamily rental housing developments that receive government
assistance under federal, State, and/or local programs, and which are eligible to convert to marketrate due to termination of a rent subsidy contract, mortgage prepayment, or other expiring use
restrictions within the current and subsequent five-year planning period of the housing element.
According to HCD, thousands of publicly assisted housing units in California are eligible to change
from low-income to market-rate housing during the next decade.
According to the Town of Windsor’s 2007 Annual Housing Report, the earliest possible conversion
of affordable units to market rate is for four units in 2016, which is beyond the current Housing
Element’s planning period. Other affordable units are eligible for conversion in 2022 and beyond.
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Table 4.14: Assisted Housing Eligible for Conversion
50% AMI
Town Green Village
Forest Winds Apts.
Twin Oaks
Alden Court
Windsor Park Apts.
Bell Manor II
Esmond Place
Wintercreek
Vinecrest
Los Amigos
Total

80% AMI

120% AMI
4

Number of
Senior Units

47
27
10
80
42
27
24
59

42

16
60
17

247

102

4

Affordability
Expiration
2016
2022
2023
2023
2030
2033
2033
2043
2047
2051

102

Sources: Town of Windsor, 2008; BAE, 2008.

4.6. Special Needs Populations
This section evaluates the housing needs of
sub-sections of the population that have
distinct economic, social, and physical
conditions that lead to particular housing
concerns.
Elderly
Elderly households face a unique set of
circumstances that affect their needs for
housing, primarily due to physical
disabilities/limitations, fixed incomes, and
health care costs. Unit size, accessibility,
affordability, and proximity to health care, transit, and other services represent key housing
concerns for the elderly. Often Social Security Income (SSI), even when supplemented by a
pension and savings, does not cover the cost of living, requiring seniors to either continue to work
or apply for the State Supplementary Payment (SSP).
Identified Needs and Available Resources
In 2000, 10 percent of Windsor’s population and 22 percent of Windsor’s householders were over
the age of 65. Of these householders, 81 percent were owners and 19 percent were renters,
reflecting the same trends as non-elderly households.
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Table 4.15: Elderly Households by Tenure and Age, Windsor, 2000
15-64 years
Owner
Renter

Number
4,799
1,157

Percent
81%
19%

Total

5,956

100%

65+
Owner
Renter

1,334
313

81%
19%

Total

1,647

100%

Total Householders
Percent Householders 65+

7,603
22%

Sources: US Census, SF3-H14; BAE, 2008.

In 2000, Windsor had 415 extremely low-income elderly households, with 195 renters, and 220
owners. As shown below, elderly renters with incomes from low to extremely low levels totaled
89 percent of all elderly renters, while elderly owners in the same income categories totaled 52
percent of all elderly owners.
Table 4.16: Household Income Level of Elderly Households by Tenure, 2000 (a)
Elderly Renter Households
Extremely Low Income
Very Low Income
Low Income
Median and above
Total
Elderly Owner Households
Extremely Low Income
Very Low Income
Low Income
Median and above
Total

Number
195
105
20
40

Percent
54%
29%
6%
11%

360

100%

Number
220
154
349
670

Percent
16%
11%
25%
48%

1,393

100%

Notes:
(a) Figures reported above are based on the HUD-published CHAS 2000 data series, which uses
reported 1999 incomes. CHAS data reflect HUD-defined household income limits, for various
household sizes, which are calculated for Windsor.
Sources: HUD, State of the Cities Data System: Comprehensive Housing Affordability Strategy
(CHAS) special tabulations from Census 2000; BAE, 2008

Generally, elderly households tend to pay a larger portion of their income to housing costs. Elderly
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renters in Windsor are particularly affected by this trend. In 2000, among elderly renters in
Windsor, 57 percent overpaid and 32 percent severely overpaid for housing. In comparison, 30
percent of elderly homeowners overpaid, and 17 percent of elderly homeowners severely overpaid
for housing.
Low-income elderly renters had the highest rates of overpayment, with all (100 percent) directing
more than 50 percent of income towards housing. At the same time, only 29 percent of very lowincome elderly renters and 69 percent of extremely low-income elderly renters overpaid. This
pattern suggests that that eligible income limits for subsidy programs like Section 8 may be too low
for a portion of elderly renters. In addition, as staff from Sonoma County Senior Advocacy
Services reported, Section 8 waiting lists can have as long as an 18-month wait, making it difficult
for elderly renters to receive subsided housing.
Table 4.17: Housing Cost Burden by Household Income by Elderly, Windsor, 2000 (a)

Elderly Renter Households
% with any housing problems
% Cost Burden >30%
% Cost Burden >50%

Extr. Low
195
74%
69%
33%

Very Low
105
29%
29%
29%

Low
20
100%
100%
100%

Median +
40
50%
50%
0%

All Elderly
Households
360
60%
57%
32%

Elderly Owner Households
% with any housing problems
% Cost Burden >30%
% Cost Burden >50%

220
73%
73%
57%

154
55%
55%
36%

349
20%
20%
13%

670
15%
15%
2%

1,393
30%
30%
17%

Notes:
(a) Figures reported above are based on the HUD-published CHAS 2000 data series, which uses reported 1999 incomes.
CHAS data reflect HUD-defined household income limits, for various household sizes, which are calculated for Windsor.
Definitions:
Any housing problems: cost burden greater than 30% of income and/or overcrowding and/or without complete kitchen or
plumbing facilities.
Renter: Data do not include renters living on boats, RVs or vans. This excludes approximately 25,000 households nationwide.
Cost Burden: Cost burden is the fraction of a household's total gross income spent on housing costs. For renters, housing
costs include rent paid by the tenant plus utilities. For owners, housing costs include mortgage payment, taxes, insurance,
and utilities.
Sources: HUD, State of the Cities Data System: Comprehensive Housing Affordability Strategy (CHAS) special tabulations
from Census 2000; BAE, 2008

The need for elderly housing is addressed through a variety of sources in Windsor and Sonoma
County. Windsor has three independent living facilities. Brooks Creek offers market rate
independent living units for seniors aged 55 and above. In addition, Burbank Housing manages
two affordable independent living communities, currently with open waiting lists. These include
Bell Manor, with 95 units renting between $450 and $771 per month, and Vinecrest which has 59
units and charges 30 percent of adjusted gross income for rent. Staff at the Windsor Senior Center
report that there is a need for more low-cost senior housing in Windsor. They provide an average
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of three housing referrals per month, and generally refer people to Vinecrest and Bell Manor.
In terms of assisted living facilities, Senior Advocacy Services (SAS) operates a Residential Care
Counseling program to educate families on their options for assisted living care in Sonoma County.
SAS maintains an updated profile of assisted care facilities which includes costs, services, and
vacancies that they provide to families seeking care. Staff from SAS reported a growing demand
for assisted living homes serving low-income seniors, and a priority need for 24-hour assisted care
facilities. Currently, Windsor has 14 homes with a total of 153 assisted living beds that provide 24hour assisted care. Thirteen of these homes have up to eight beds, and one (Chancellor House) has
84 beds. According to SAS staff, the median monthly cost for assisted care currently ranges from
$3,089 for shared living accommodations to $3,300 for private living accommodations in Sonoma
County. SAS staff also stated that these costs fall out of reach of lower-income elderly households
who depend on SSI.
Staff from the Sonoma County Housing Authority reported that a total of 1,033 seniors are
currently on the waiting list for the Section 8 Voucher program. As about five percent of the
County’s Section 8 Voucher holders live in Windsor, one could assume that five percent of 1,033
senior households on the County’s waiting list reside in Windsor. This suggests that approximately
52 senior households in Windsor remain on the waiting list for the Section 8 voucher program.
Table 4.18: Senior Resources in Windsor and Sonoma County
Organization
Sonoma County Area Agency on Aging

Resources
Provides information and assistance, case management programs
(Linkages and Multipurpose Senior Services Program), fall prevention
programs, and the elder abuse prevention project.

Senior Advocacy Services

Provides information and assistance to seniors to help select appropriate
housing and insurance options for their needs and protecting the rights
and well-being of people living in long-term care facilities.

Windsor Senior Center

Provides housing referrals, classes, and variety of programs and services.

Council on Aging Services for Seniors

Legal Assistance Program provides seniors vital information and
education on issues related to eviction, Social Security, MediCal and
Medicare payments, durable power of attorney and restraining orders for
their protection.

Catholic Charities

Manages an Alzheimer's Day Care Resource Center that offer day care
for persons with Alzheimer's disease (and other related dementia) who
are often unable to be served by other programs. The centers provide
respite as well as training and support for families and professional
caregivers.
Sources: Sonoma County Area Agency on Aging , 2008; BAE, 2008
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Strategies and Programmatic Responses to Meet Projected Needs
As noted in the Housing Objectives, Policies, and Programs section, the Town can address the local
need for elderly housing, particularly for very low- to moderate-income households, by supporting
affordable housing developers through applications for state and federal funding, design review
workshops, site location assistance, and direct financial assistance. Implementation programs that
address Design Review, parking standards, impact fees, and the treatment of studio units in parking
requirements also facilitate the production of senior housing by allowing for more financially
feasible development.
In addition, adopting the Universal Design Code established by the California Department of
Housing and Community Development (HCD) as a voluntary component of the Town Building
Code would increase accessibility of new residential development to seniors.
Finally, ongoing support of the Town’s Senior Center also offers residents a portal to affordable
housing and other services.
Persons with Disabilities
A disability is a physical or mental
impairment that substantially limits one or
more major life activities. This segment of
the population often needs affordable
housing that is located near shopping,
services, and public transit. In some cases,
persons with disabilities require units
equipped with wheelchair accessibility or
other special features that accommodate
physical or sensory limitations. Depending
on the severity of the disability, people may
live independently with some assisted care
in their own homes, or may require assisted living and supportive services in special care facilities.
Many persons with disabilities tend to have a small fixed income and rely on Social Security
Disability Insurance (SDI), Social Security Insurance (SSI), State Supplementary Payment (SSP),
or Social Security Old Age and Survivor's Insurance (SSA), which rarely covers the cost of
housing. In addition, persons with disabilities have the highest rate of unemployment relative to
other groups and often experience discrimination in hiring and training.
Identified Needs and Available Resources
In Windsor, 2,790 persons, or 13 percent of the Town’s non-institutionalized population, had one
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or more types of disability in 2000. About half of the people with a disability under the age of 65
in Windsor are unemployed, representing four percent of Windsor’s non-institutionalized
population. Disabled seniors age 65 and over made up five percent of the Town’s noninstitutionalized residents.
Table 4.19: Persons with Disabilities by Employment Status, 2000

Age 5-64, Employed Persons with a Disability
Age 5-64, Not Employed Persons with a Disability
Persons Age 65+ with a Disability
Total Persons with a Disability
Total Population (Civilian Non-institutionalized 5 years +)

Number
834
838
1,118

Percent of
Total
Population
4%
4%
5%

2,790

13%

21,154

100%

Sources: U.S. Census, SF3-P42, 2000; BAE 2008.

As of the 2000 Census, physical disabilities represented the most pervasive disability for both
seniors and people under the age of 65, accounting for 29 percent of all disabilities and affecting
1,489 Windsor residents. As the second most common disability, 1,458 residents reported a
condition that prevented them from leaving their home to shop, visit the doctor, or access other
services (a “go-outside-home disability”). Mental disabilities affected 649 Windsor residents,
comprising the third most pervasive disability.
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Table 4.20: Persons with Disabilities by Disability Type, 2000

Number
2,905
223
713
432
112
491
934

Percent of
Total
Disabilities
57%
4%
14%
9%
2%
10%
18%

Total Disabilities for Ages 65 and Over
Sensory Disability
Physical disability
Mental disability
Self-care disability
Go-outside-home disability

2,168
406
776
217
245
524

43%
8%
15%
4%
5%
10%

Total Disabilities Tallied

5,073

100%

Total Disabilities for Ages 5-64
Sensory Disability
Physical disability
Mental disability
Self-care disability
Go-outside-home disability
Employment disability

Sources: U.S. Census, SF3-P41, 2000; BAE 2008.

The housing coordinator from the Sonoma County Department of Mental Health reported that 100
of their clients reside in Windsor, not accounting for the mentally ill homeless population. He also
reported that 95 percent of their clients seeking housing desire to live independently in standard
small one-bedroom and studio apartments. The Department’s housing coordinator reported that
most of these clients are unemployed and receive SSI, qualifying them for units affordable to
households at 30 percent of AMI. He also reported that Windsor generally lacks these units, and
that vacancies remain scarce due to high demand from the general low-income population. People
with mental health disabilities often rely on the Department of Mental Health or their contracted
agencies (e.g., Community Support Network, Buckaloo, and Telecare) to assist in getting on
housing waiting lists, talking to landlords, and securing appropriate rental assistance.
As another resource for the disabled, the North Bay Regional Center, a contractor for the California
Department of Rehabilitation, provides family support, crisis intervention, referral, and other
services to clients with developmental disabilities including people with mental retardation,
cerebral palsy, autism, and epilepsy. The Center serves approximately 2,600 people from Sonoma
County, with approximately 500 of those currently reside in boarding care facilities. In total, the
Center serves 203 individuals with developmental disabilities that live in Windsor. Center staff
echoed comments from the Department of Mental Health, and indicated that many of their clients
would prefer to live independently in unrestricted housing. However, due to long Section 8 waiting
lists and competition for affordable housing, they often have no choice but to live in care facilities.
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According to the California Department of Social Services Community Care Licensing Division,
Windsor has eight adult residential facilities (ARF), with a total capacity for 40 adults that provide
24-hour non-medical care for adults ages 18 through 59 who are unable to provide for their own
daily needs. These facilities, listed below, cater to adults that are physically handicapped,
developmentally disabled, and/or mentally disabled.
Table 4.21: Adult Residential Facilities, Windsor
Facility
A Better Living Experience (Able#1)
9591 Kristine Way
County Gardens Care Home
2680 Woolsey Road
Dupray House
174 Fulton Place
J. Wesley House
134 Windsor Palms Drive
Laughlin County Home
2565 Laughlin Road
My Father’s Garden Adult Residential Care
475 Windsor River Road
Thrushwing Home
128 Thrushwing Avenue
Windsor House
1386 Sanders Road

Capacity
4
10
2
4
6
6
4
4

Total Capacity
Sources: California Department of Social Services Community Care Licensing
Division, 2008; BAE, 2008
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Strategies and Programmatic Responses to Meet Projected Needs
Many of the strategies and programmatic responses that address elderly housing also apply to
disabled persons’ housing needs. The Town can support housing developers through applications
for state and federal funding, design review workshops, site location assistance, and direct financial
assistance. Implementation programs in the Housing Objectives, Policies, and Programs section
that address Design Review, parking standards, impact fees, and the treatment of studio units in
parking requirements also allow for more financially feasible development.
In addition, adopting the Universal Design Code established by HCD as a voluntary component of
the Town Building Code would increase accessibility of new residential development to disabled
persons.
Large Households
The U.S. Census Bureau defines large households as having five or more persons. Large
households often encounter difficulty in finding adequately-sized, affordable housing due to the
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limited supply of large units in many jurisdictions. In addition, large units generally cost more to
rent and buy than smaller units. For larger families with low incomes, this can result in
overcrowded conditions and/or overpayment for housing.
Identified Needs and Available Resources
In 2000, large households accounted for 16 percent of all households, or 1,224 households in
Windsor. Owners and renters represented 76 and 24 percent, respectively, of the large households.
Renters comprised only 19 percent of all Windsor households, indicating that large households
were more likely to rent that the Town’s population as a whole.
Table 4.22: Household Tenure by Household Size, Windsor, 2000

Owner Households
Renter Households
Total

1-4 persons
Number
Percent
5,169
81%
1,196
19%
6,365

100%

5+ Persons
Number
Percent
933
76%
291
24%
1,224

100%

Total
Number
Percent
6,102
80%
1,487
20%
7,589

100%

Sources: U.S. Census, SF1-H15, 2000; BAE, 2008.

Among large households, renters have a greater likelihood of have low incomes and requiring
affordable housing. Of the large renter households in Windsor, 47 percent had either low-, very
low-, or extremely low-incomes. In comparison, among large owner households, only 24 percent
had low-, very low-, or extremely low-incomes.
At the same time, however, large households that own their homes suffer from slightly higher
overpayment rates. Of all large renter households in Windsor, 27 percent overpaid and five percent
severely overpaid for housing. In comparison, 31 percent of all large owner households overpaid,
while five percent severely overpaid for housing. Extremely low-income households had the
highest rates of overpayment, with 100 percent of both renters and owners overpaying for housing.
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Table 4.23: Cost Burden by Household Income Level for Large Households, 2000 (a)
Large Renter Households (b)
% with any ho usi ng problems
% Cost B urden >30%
% Cost B urden >50%
Large Owner Hous holds (b)
% with any ho usi ng problems
% Cost B urden >30%
% Cost B urden >50%

E xtr. Low
29
100%
100%
48%

Very Low
29
10 0%
8 6%
0%

Low
89
5 8%
0%
0%

Median +
16 5
58%
0%
0%

All Large
Housholds
3 12
71 %
27 %
5%

10
100%
100%
100%

33
10 0%
8 8%
1 2%

174
9 1%
7 1%
1 7%

67 4
35%
17%
0%

8 91
49 %
31 %
5%

Notes:
(a) Figures reported abo ve are based on the HUD-publi she d CHAS 2000 da ta series, which uses rep orte d 1 999 incomes.
CHAS data reflect HUD-de fine d h ousehold income limits, for vario us hou seh old si zes, which are ca lcu lated for Win dso r.
(b) Five or more person per househol d.
Definitions:
Any ho usi ng p roblems: cost bu rden greater than 30% of i nco me a nd/or o vercrowding and /or with out comple te kitche n o r
plumbing facilities.
Ren ter: Da ta do not include renters livin g o n b oats, RV s or va ns. Th is excl udes a pproximately 25,000 hou se holds n ati onwi de.
Cost B urden: Co st burden is the fraction of a househo ld's total g ross income spent o n h ousing co sts. For renters, housing
costs includ e re nt pai d b y th e tena nt plus utilities. For o wner s, housing costs include mortgage payment, taxe s, insurance,
and uti litie s.
Sources: HUD, State of the Citie s Data Syste m: Comp rehensive Hou sin g A ffordab ility Strategy (CHAS) special ta bulations
from Census 20 00; B AE, 2 008

In 2000, just over 10 percent of Windsor’s rental housing stock and over 34 percent of ownership
housing had four bedrooms or more. This limited number of larger units suggests that a significant
number of large renter households may live in overcrowded situations. When planning for new
multifamily housing developments, the provision of three- and four-bedroom units is an important
consideration due to the likely demand in Windsor for affordable, larger multifamily rental units.
Table 4.24: Existing Housing Stock by Number of Bedrooms, Windsor, 2000
Bedroom Type
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms
Total

Owner Households
Number
Percent
16
0.3%
239
3.9%
872
14.2%
2,901
47.3%
1,862
30.4%
243
4.0%
6,133

100%

Renter Households
Number
Percent
182
12.4%
357
24.3%
350
23.8%
430
29.3%
141
9.6%
10
0.7%
1,470

100%

Sources: US Census, SF3-H42, 2000; BAE, 2008.

Strategies and Programmatic Responses to Meet Projected Needs
The Town’s efforts to facilitate the development of second units can assist large multi-generational
households. For example, the Town permits second units by right on single-family residential lots.
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In 2003 the Town reduced the parking standards to require only one uncovered off street space for
second units.
As another strategy, the Town, in its discussions with developers producing affordable housing
units under the Inclusionary Housing Program or development agreements, can also encourage the
provision of larger units.
Female-Headed Households
According the 2006 American Community Survey, nationwide, 43 percent of single parent femaleheaded households nationwide live at or below the federal poverty level, compared to a national
poverty rate of 10 percent. Single mothers have a greater risk of falling into poverty than single
fathers due to factors such as the wage gap between men and women, insufficient training and
education for higher-wage jobs, and inadequate child support. Households with single mothers
also typically have special needs related to access to day care/childcare, health care and other
supportive services.
Identified Needs and Available Resources
In 2000, single-parent female-headed households made up six percent of Windsor’s households.
There were 175 families living in Windsor with incomes below poverty level. Of these, 42 were
single parent female-headed households, representing 24 percent of all families living in poverty.
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Table 4.25: Family Characteristics, Windsor, 2000

Number

Percent
of Total

1-person household:
Male householder
Female householder

1,392
552
840

18%
7%
11%

2 or more person household:
Family households:
Married-couple family:
With own children under 18 years

6,274
5,952
4,888
2,832

82%
78%
64%
37%

1,064
323
169
741
491

14%
4%
2%
10%
6%

322
195
127

4%
3%
2%

7,666

100%

175
42

100%
24%

Household Type

Other family:
Male householder, no wife present:
With own children under 18 years
Female householder, no husband present:
With own children under 18 years
Nonfamily households:
Male householder
Female householder
Total Households
Total Families Under Poverty Level
Female Headed Households with Children Under Poverty Level
Sources: U.S. Census, SF3-P10 and P90, 2000; Bay Area Economics, 2008.

Strategies and Programmatic Responses to Meet Projected Needs
Access to affordable and convenient day care services can prove a significant challenge to single
working mothers. To help address this need, the Town allows projects that include an on-site child
day care center to receive (a) a density bonus of residential space that is equal to or greater than the
amount of space in day care center; or (b) an additional incentive that contributes significantly to
the economic feasibility of the day care center construction.
Town support for affordable cooperative housing developments, where child care and chores are
shared among several families, would also help respond to the needs of single mothers.
Farmworkers
Farmworkers form a critical part of Sonoma County’s wine industry, with many living in the
County for short periods of time during the peak harvest. Farmworkers encounter special housing
needs because of their limited income, the often unstable nature of their employment (i.e., having
to move throughout the year from one harvest to the next), concerns around immigration issues,
and the difficulty in building farmworker housing due to due to lack of resources and community
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support. Many farmworkers live in unsafe, substandard and/or crowded conditions, including
garages, sheds, barns, and temporary structures. Housing needs for farmworkers include both
permanent and seasonal housing for single men and women, as well as permanent family housing.
The U.S. Department of Agriculture (USDA) categorizes farmworkers into three groups: 1)
permanent, 2) seasonal and, 3) migrant. Permanent farmworkers are typically employed year
round by the same employer. A seasonal farmworkers works an average of less than 150 days per
year and earns at least half of his/her earned income from farm work. Migrant farmworkers form a
subset of seasonal farmworkers, and include those who have to travel to their workplace, and
cannot return to their permanent residence within the same day.
Identified Needs and Available Resources
The USDA 2002 Census reported a total of 15,467 permanent and seasonal farmworkers in
Sonoma County. As shown below, seasonal and permanent workers represented 64 percent and
36 percent of the County’s farmworkers, respectively.
Table 4.26: Farmworker Employment, Sonoma County, 2002

Permanent
Seasonal (work less than 150 days)
Total

Number
5,597
9,870

Percent
of Total
36%
64%

15,467

100%

Notes: Includes hired farm labor (workers and payroll).
Source: USDA Census of Agriculture, Table 7, 2002; BAE, 2008.

The Migrant and Seasonal Farmworker Enumeration Profiles Study provides information at the
county level for migrant and seasonal farmworkers and the number of children living in those
households in 2000. The study reported 15,717 migrant and seasonal workers, with an additional
12,252 non-farmworkers living in farmworker households in Sonoma County. The study also
reported that children under the age of 18 represented 55 percent of the non-farmworker population
in migrant and seasonal farmworker households in California. These findings indicate a need for
affordable single-family and multi-family units that provide sufficient space for migrant and
seasonal farmworker households and their families.
The California Human Development Corporation (HDC) reports that affordable housing for
farmworkers remains in very short supply in the County. While the Sonoma Farmworker Housing
Group reports that local growers have expanded the supply of ranch-based housing, the sharp
expansion in the labor force at harvest time still leaves many farmworkers homeless. The Housing
Group also stated that the community recognizes this need, but many view the lack of farmworker
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housing as a “grower” concern primarily.
Compounding this housing need, immigration
concerns and a lack of familiarity with housing
resources can often impact farmworkers’ willingness
and ability to contact agencies who might offer
assistance. A recent report based on a 2003-2004
survey of 2,344 California farmworkers found that 42
percent of farmworkers in California earned less than
4
$10,000 per year. Yet, two different surveys indicated
that only four to five percent of farmworkers utilized
5
public housing subsidies in the State.
HDC offers a number of services for farmworkers in
Sonoma County, including the Healdsburg Day Labor
Center, which assists farmworkers with finding jobs
and housing. Staff at the Center reported that about 20 of the 50 undocumented immigrant workers
visiting the Center each day come from Windsor. Staff also reported that throughout the year,
about 100 individuals come from Windsor seeking work and/or housing.
The Center Director and other farmworker advocates reported a particularly severe housing
shortage for single male farmworkers. The Director indicated that while many Sonoma County
vineyards offer housing to seasonal, undocumented immigrant workers, a vast need still remains.
Burbank Housing Corporation operates two developments in Sonoma County for farmworkers, but
these cater only to permanent and legally documented families. The projects include Harvest
Grove in Healdsburg with 44 units, and Sonoma Valley in the City of Sonoma with 16 units. Only
25 of these units are specifically set aside for agricultural workers and their families.
Vineyard Worker Services is another nonprofit organization dedicated to assisting farmworkers and
their families with housing needs as well as with translation services, job placement, ESL classes,
and referrals. The Executive =Director of Vineyard Worker Services reported that Sonoma County
severely lacks affordable and safe housing, with several thousand farmworkers in the County
insufficiently housed. Vineyard Worker Services offers two seasonal migrant worker camps during
the grape harvest season in the Sonoma Valley. The camps have a total of 60 beds, offered at five

4

Aguirre International. The California Farm Labor Force Overview and Trends from the National Agricultural Workers
Survey. June 2005.

5

California Institute for Rural Studies. The Need for Targeted Surveys of Farmworkers: A Comparison of the California
Health Interview Survey (CHIS) and the California Agricultural Worker Health Survey (CAWHS). April 2005.
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dollars each, including meals and limited health care services. These facilities are located in the
County’s rural areas, providing easy access to vineyard work, but isolating workers from
transportation, shopping, and other services.
According to the Executive Director of Vineyard Worker Services, given the lack of affordable
housing in the area, Sonoma County farmworkers often seek housing in Napa County, which
currently has four camps operated by the Napa Valley Housing Authority. These facilities have a
capacity for approximately 200 seasonal farmworkers.
Strategies and Programmatic Responses to Meet Projected Needs
In Windsor, Agricultural Worker Housing is defined in the Town’s Zoning Ordinance and is
allowed in both Light and Heavy Industrial zoning districts. A proposed affordable project, “The
Windsor Redwoods,” contains a farmworker component and the developers are currently applying
for a Joe Serna Grant from HCD. This grant would finance up to 10 units for low-income
farmworkers.
The Town also works with housing developers to expand the supply of affordable housing for both
migrant and resident agricultural workers. Where available, the Town cooperates with housing
developers to secure additional funding for farm worker projects from sources administered by
HCD, the State Office of Migrant Services, and the federal Farmers Home Administration.
Homeless
The homeless population has a wide variety of
needs that impact access to housing, including
physical and mental disabilities, HIV, and
substance abuse. Depending on an
individual’s circumstances, these needs may
be addressed via emergency shelters,
transitional, or supportive housing.
Emergency shelters are defined as housing
offering minimal supportive services, with
occupancy limited to up to six months.
Transitional housing is configured as rental
housing, and operates under program requirements that call for the termination of assistance and
recirculation of the assisted unit to another eligible tenant after six months. Supportive housing
puts no limit on the length of stay, and offers on- or off-site services that assist residents in
retaining their housing, improving health, and maximizing their ability to live and work in the
community.

60

Identified Needs and Available Resources
According to 2007 Sonoma County's Ten-Year Homelessness Action Plan, more than 2,200 people
self declared homelessness for HUD’s homeless count on January 26, 2005. Of these, 1,737 met
the HUD definition of homelessness (i.e., sleeping in a place not fit for human habitation, or in
emergency or transitional housing for homeless people). The Action Plan states that 897 of these
homeless persons were in individual households and 849 were in families with children.
The Action Plan reported that approximately two-thirds of the 1,737 individuals had been
homeless for more than one year. Over half lived in either emergency or transitional housing, and
45 percent reported that they did not have a place to live. Of those in shelters, 29 percent suffered
from chronic substance abuse and 16 percent had some form of mental illness.
HUD defines a “chronically homeless” person as an unaccompanied individual with a disabling
condition who has either been continuously homeless for a year or more, or has had at least four
episodes of homelessness in the past three years. The Action Plan stated that chronic homeless
individuals are severely underserved in Sonoma County shelters and transitional housing. More
than half of those who declared they were unsheltered also declared chronic homelessness.
Table 4.27: Continuum of Care Homeless Population, January 26, 2005 (a)

Persons in Individual Households (b)
Persons in Family Households with children
Total Homeless Persons in Households

Homeless subpopulations (c)
Chronically Homeless
Severely Mentally Ill
Chronic Substance Abuse
Veterans
Persons with HIV or AIDS
Victims of Domestic Abuse
Unaccompanied Youth less than 18 years

Sheltered
Emergency Shelter
Transitional Housing
374
104
237
239
613
341

Unsheltered
419
364
783

Total
897
840
1,737

Sheltered

Unsheltered

Total

38
151
281
97
1
102
1

306
158
186
100
0
0
14

344
309
467
197
1
102
15

Notes:
(a) The above figures represent a point-in-time count on the day of the survey for Santa Rosa/Petaluma/Sonoma County. Since many
individuals and families move in and out of homelessness over the course of a year, the above figures may understate the
homeless population in Sonoma County jurisdictions.
(b) HUD assumes one person per individual household.
(c) Sums may not equal total homeless persons in households figures because one homeless person can be part of one
or more homeless subpopulations.
Sources: HUD, 2008; BAE, 2008.
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The Action Plan additionally reports that in Sonoma County alone, approximately 600 new people
become homeless every year due to losing rental housing or being discharged from prisons, mental
health institutions, hospitals, or foster care. While this figure does not represent a net increase in
the County’s homeless population, service and housing providers report that they are unable to
keep up with the growing rate of homelessness in the County.
In addition to the number of Sonoma County agencies that provide homeless services, the County
has a network of 14 housing shelters and over 40 service programs. The Action Plan identifies a
total of 953 beds for individuals and 667 beds available to people in families. An additional 334
permanent supportive housing beds are available for individuals, and 74 are available for people in
family households. While it may appear that a sufficient number of beds exists for the 897
individuals counted as homeless, the number of beds for the 840 people in families was severely
lacking at the time of the count. Additionally, the need for beds is difficult to assess, as the net
homeless population grows each year, and point-in-time counts often underestimate the number of
homeless as people tend to move in and out of homelessness over time.
Table 4.28: Homeless Facilities in Sonoma County, 2007
Facility Type
Emergency Shelter
Transitional Housing
Permanent Suportive Housing
Total

Number of Beds
for Individuals
380
239
334

Number of Beds
for Families
234
359
74

953

667

Sources: Sonoma County's Ten-Year Homelessness Action Plan, 2007; BAE, 2008.

Beyond emergency shelters, interviews with area homeless advocates, including staff from
Catholic Charities and Community Housing for Sonoma County, also indicate that the County
suffers from a lack of supportive housing. There are a limited number of local organizations with
the capacity to develop and operate supportive housing. These service-enriched units, while often
effective at addressing chronic homelessness, are costly to operate.
Service providers report that homeless people generally locate in communities where assistance is
readily available. Due to the lack of services and homeless shelters in Windsor, the Town appears
to have a relatively small homeless population. Catholic Charities, located in Santa Rosa, operates
a Homeless Service Center which serves about 2,000 people each year. Their six homeless shelters
have a total of 298 beds and received 3,000 visits from chronically homeless people in 2007. Staff
estimate that in an average year they provide housing for 15 individuals and three families that self
identify from Windsor.
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Strategies and Programmatic Responses to Meet Projected Needs
The Town can also address local homeless housing needs by providing assistance to developers of
transitional and supportive housing through applications for state and federal funding, design
review workshops, site location assistance, and direct financial assistance.
To facilitate the provision of homeless housing in Windsor, in 2005, the Town added the definition
of “supportive housing” to the Zoning Ordinance. Currently, the Zoning Ordinance provides that
supportive housing developments with up to six clients are permitted in all residential zoning
districts, except the CR (Compact Residential) district. A minor use permit is required for
supportive housing projects with seven or more clients in all residential zoning districts, except the
CR district, in which it is not permitted.
As noted in the Housing Objectives, Policies, and Programs section, the Town shall add the
definition “transitional housing” to the Zoning Ordinance and make the necessary zoning change to
treat transitional and supportive housing, regardless of the number of people served, as residential
uses subject to the same restrictions and permitting processes as other housing types in the same
zones. This change would bring the Town in compliance with SB 2.
In addition, as noted in the Housing Objectives, Policies, and Programs section, the Town shall
make the necessary zoning change to allow for emergency shelters as a permitted use in the CC
(Community Commercial) District. This change would also bring the Town in compliance with SB
2. Currently, emergency shelters require a use permit in the CC District.
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5.

Projected Housing Needs

5.1. Regional Housing Need Allocation
Housing Element law requires a quantification of Windsor’s share of the regional housing need as
established by the Association of Bay Area Governments (ABAG) in its Regional Housing Need
Plan (RHNP). The Regional Housing Need Allocation (RHNA) for Windsor represents the
minimum projection of additional housing units needed to accommodate household growth of all
income levels by the end of the housing element’s statutory planning period (June 30, 2014). As
shown in Table 5.1, the Town must demonstrate that it can accommodate a total of 719 new
dwelling units distributed among four income categories by 2014.
Table 5.1: Regional Housing Needs Allocation for Windsor, 1/1/07 – 6/30/14
Income Category
Very Low (0-50% of AMI)
Low (51-80% AMI)
Moderate (81-120% of AMI)
Above Moderate (over 120% of AMI)
Total Units

Projected Need
198
130
137
254
719

Sources: Association of Bay Area Governments, 2008; BAE, 2008.

Windsor may count housing units constructed, approved or proposed since January 1, 2007 toward
satisfying its RHNA goals for this planning period. Tables 5.2 shows the total number of units
constructed, approved, or proposed in Windsor from January 1, 2007 to August 31, 2008. This
table is further broken down to identify the project name, affordability level and method of
affordability determination for these units.
Units constructed, approved or proposed since January 1, 2007 may be subtracted from Windsor’s
RHNA to identify the Town’s remaining housing need for the planning period. As shown in Table
5.2, 952 units are constructed, approved, or proposed within this planning period. Of these, 53 are
affordable for very low-, 186 are affordable for low-, 72 for moderate- and 641 for above
moderate-income households. Of the proposed projects, all have applications on file and have been
reviewed by staff. Table 5.2 shows the status of each project.
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Table 5.2: Units Constructed, Approved, and Proposed from 1/1/07 – 8/31/08

Project Nam e
Sta tus
Los Ami gos
Constructe d
Bennett, 55 4th St
Constructe d
Khiroya ORH, 9963 Old Redwood Hig hway So. Constructe d
Vintage Green s IV
Constructe d
Vintage Green s V
Constructe d
Vintana VII
Constructe d
Vintana VIB, Wi ndsor Rd.
Constructe d
Town Green III K, Wi ndsor Rd.
Constructe d
Town Green III N
Constructe d
Town Green V O
Constructe d
Town Green V P
Constructe d
Town Green V Q
Constructe d
Town Green V U
Constructe d
Town Green V T
Constructe d
Town Green III P
Constructe d
Ultimo, Mitchell Lane
Constructe d
Palino, Mitchell Lane
Constructe d
General
Constructe d
Second units
Constructe d
Windsor Mil l, Bell Road
A pproved
Town Green Vi llage #7, O ld Red wood Highway A pproved
Manzanita
A pproved
Windsor Re dwoo ds, Old Redwo od High way S A pproved
Windsor Villag e
A pproved
Shiloh Sustainab le V illage, Los A migos Rd.
A pproved
The Overloo k
P roposed
Live + Wo rk, Old Redwo od High way
P roposed
Corn ell Village
P roposed
Windsor Gatewa y
P roposed
Windsor Bowl, Conde Lane
P roposed
Town Green Vi llage # 6
P roposed
Simpson Vintage Oaks Housing
P roposed
Total

Total
Units
17
2
1
2
32
8
9
8
4
6
3
2
5
1
4
19
10
2
9
20 3
15
22
65
16
13 6
12
12
44
11 9
8
11 6
40
95 2

Units by Income Level
VL
L
M
AM
17
2
1
2
32
8
9
8
4
6
3
2
5
1
4
19
10
2
9
40
1 63
15
22
24
41
1
15
76
60
12
12
11
22
11
1 19
8
1 16
29
11
53
186
72
6 41

Sources: To wn of W indsor, 20 09; DC&E, 2 008, B AE, 2 009.
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Entitlem ent
St atus of Proposed

Methodology of
Aff ordability Determination
De ed Restricted S elf Help

Average rents for smaller units
De ed-restricted per inclusiona ry prog.
De ed Restricted S elf Help
LIHTC re quirement
De ed-restricted per inclusiona ry prog.
LIHTC re quirement
Pend ing su bdivisio n ma p
Pend ing use p ermit, su bdivisi on ma p
Pend ing use p ermit, su bdivisi on ma p
De ed-restricted per inclusiona ry prog.
Pend ing use p ermit, design review
Pend ing buildin g p ermit (existing bld g)
Affor dability agr eement with Town
Fully entitled
Pend ing use p ermit, GP amend., zone change LIHTC re quirement

Table 5.3 below shows that Windsor has fulfilled its housing need for low- and above moderateincome households. The remaining need is 145 units for very low-income households and 65 units
for moderate-income households. Chapter 6 of this report demonstrates that Windsor can provide
adequate sites to accommodate these remaining units.
Table 5.3: Remaining Housing Need

Constructed Units
Approved Units
Proposed Projects
Total
2009-2014 RHNA
Surplus/(Deficient) Units
Remaining Need

VL
0
24
29
53

Units by Income Level
L
M
17
9
139
41
30
22
186
72

AM
118
253
270
641

Total
Units
144
457
351
952

198

130

137

254

719

(145)

56

(65)

387

233

145

0

65

0

Sources: Town of Windsor, 2008; DC&E, 2008.

5.2. Housing Needs for Extremely Low-Income Households
The Department of Housing and Urban Development (HUD) defines an extremely low-income
household as earning less than 30 percent of Area Median Income (AMI). These households
encounter a unique set of housing situations and needs, and often include any combination of
special needs populations and/or often represent families and individuals receiving public
assistance, such as social security insurance (SSI) or disability insurance.
The California Department of Housing and Community Development (HCD) establishes a 2008
AMI in Sonoma County of $77,800. For extremely low-households, this results in an income of up
to $23,350 for a four-person household.
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Table 5.4: Household Income Limits, Sonoma County, 2008
Income Category
Extremely Low
Very Low
Low
Median
Moderate

Definition
as % of AMI
0% to 30%
31% to 50%
51% to 80%
81% to 100%
101% to 120%

Top of Income
Range (a)
$23,350
$38,900
$61,500
$77,800
$93,400

Notes:
(a) Based on HCD 2008 Household Income Limits a household of four in Sonoma County.
Sources: California Department of Housing and Community Development, 2008; BAE, 2008.

As shown in Table 5.5 below, in 2000, approximately 646 extremely low-income households lived
in Windsor, or nine percent of the Town’s total households. Renters represented approximately
half (49 percent) of these households. Approximately 22 percent of the Town’s renter households
and five percent of owner households were extremely low-income.
Extremely low-income renters experienced housing problems at a slightly higher rate than (81
6
percent) than their homeowner counterparts (78 percent). However, extremely low-income owners
had higher rates of overpayment, with 78 percent being cost-burdened and 59 percent reporting a
severe cost burden.
Table 5.5: Housing Needs for Extremely Low-Income Households

Total Number of ELI Households
Percent with Any Housing Problems
Percent with Cost Burden (30% of income)
Percent with Severe Cost Burden (50% of income)
Total Number of Households
Percent ELI Households

Renters

Owners

Total

317
81%
77%
45%

329
78%
78%
59%

646
79%
77%
53%

1,460
22%

6,127
5%

7,587
9%

Sources: HUD, State of the Cities Data System: Comprehensive Housing Affordability Strategy
(CHAS) special tabulations from Census 2000; BAE, 2008.

To estimate housing need for extremely low-income households, 50 percent of Windsor’s 198 very
low-income RHNA units are assumed to serve extremely low-income households. Based on this
methodology, the Town has a projected need of 99 units for extremely low-income households.
Extremely low-income households often rely on supportive housing as a means of transitioning
6

HUD defines “housing problems” as paying more than 30 percent of income to housing costs and/or
overcrowding and/or lacking complete kitchen or plumbing facilities.
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into stable, more productive lives. Supportive housing typically offers services such as childcare,
after-school tutoring, and career counseling. In 2005, the Town added the definition of “supportive
housing” to the Zoning Ordinance, allowing the use in all residential zoning districts.
To further address the housing needs of extremely low-income households, in 2008 the Town
adopted a policy that encourages studio apartment or Single-Room Occupancy units (SRO). This
new policy will allow pairs of studio apartments of 500 square feet or less to be counted as one unit
for the purposes of calculating density bonuses.
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6.

Sites Inventory and Analysis

6.1. Inventory of Land Suitable for Residential Development
This section demonstrates Windsor’s ability to meet its identified housing need for this planning
period. Windsor will meet this need through units constructed, approved and proposed since
January 1, 2007 (as shown in Section 5); available residentially-zoned sites, and new second units.
This section also identifies environmental and infrastructure constraints applicable to identified
sites and discusses Windsor’s ability to accommodate a variety of housing types for all income
levels.
Table 6.1 identifies selected sites that are available for residential development in Windsor. The
locations of these sites are shown in Figure 6.1. Sites for projects constructed, approved or
proposed as identified in Table 5.2 are excluded from this inventory.
The sites identified in Table 6.1 can accommodate an estimated 1,811 units. Of these units, 309 are
affordable for very low-, 309 for low- and 307 for moderate-income households. All of these sites
are presently zoned for residential uses and suitable for residential development. As discussed
subsequently, there are no significant environmental or infrastructure constraints that would
prohibit the development of these sites within this planning period.
The sections below describe the sites identified in Table 6.1. These descriptions include
information on land use characteristics (existing uses, general plan designation and zoning) and the
realistic development capacity for each site. General information on environmental and
infrastructure constraints applicable to these sites is provided in Section 6.4.
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Table 6.1: Available Sites for New Housing
Units by Income Level

Size
(acres)
27

GP
Land Use
Mo bile Ho me
Park

2. Vacant L ot/Ple asa nt Ave. 16 2-02004

17

3. Vinecrest Rd.

16 2-02029

4. Vacant l ot/Victory Rd.

16 3-13030 ,
16 3-13032

Sit e/Location
1. Windsor Land

APN
16 1-07036

Permitted
Density
(per ac re)
8-12

Zoning
Medium
Density
Residential

Ex ist ing Use
Former
mobile home
park

Surro unding
Re sid ential

Su rroundi ng
Residential

Agriculture
with one
buildi ng and
ancillary
buildi ngs

3 -6

87

87

44

Surro unding
Re sid ential

Su rroundi ng
Residential

Agricultural
land with one
2 story h ouse
with
seco ndary
buildi ngs

3 -6

2 24

224

16

Hi gh Den sity
Re sid ential

High Density
Residential

Lot with
sever al o ne
story
buildi ngs

12 -16

2 18

218

All site s
sparsely
developed
residential &
commercial

Up to 3 2

1,007

5. Shiloh V isio n P lan Area

G arden Cottag es

(b)

5

S hiloh Townhomes

(b)

3

K endall Courtyards

(b)

2

Mixed Use
(n orth a nd sou th)
V illage Townhomes/
Wyste ria Cottages

(b)

20

(b)

12

Villag e
Re sid ential
Hi gh Den sity
Re sid ential

Vi llage
Residential
High Density
Residential

Co mpa ct
Re sid ential
Boule va rd
Mixe d Use
Co mpa ct
Re sid ential

Compact
Residential
Bo ulevard
Comme rcia l
Compact
Residential

VL

M

309

309

307

82

8

0

0

0

37

37

16

0

0

0

45

45

32

20

20

19

0

59

32

1 78

17 8 17 8

0

534

32

1 11

11 1 11 0

0

332

Tota l

309

309

Notes:
(a) Realistic de velo pment po ten tial assumes build-ou t at 8 5 p erce nt of the maximum permitted by th e Zonin g Code .
(b) S ee Appen dix C for site pa rcel nu mbers.
Source: Town of Windsor, 2009; DC&E , 2009; BAE , 2009 .
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L

Total
Rea listic
Deve lopment
AM Potential (a)
2 75
275

307

8 86

1,811

Figure 6.1: Available Sites for Residential Development

Sources: Town of Windsor, 2008; DC&E, 2008
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Windsorland
This 27-acre site is designated Mobile Home Park in the General Plan and zoned Medium Density
Residential. The site is currently occupied by the Windsorland Mobile Home and RV Park. The
current property owner has been in consultation with the Town regarding redevelopment of the site.
In February of 2008, the property owner submitted a Conversion Impact Report to the Town to
close down the Mobile Home Park. Current plans for the redevelopment of the site include up to
500 units at density of approximately 20 units per acre. The Town anticipates that the property
owner will submit an application to redevelop the site in early 2009. As a conservative measure,
this analysis only applies the current allowed density to the site, and assumes that 85 percent of the
maximum capacity will be developed. This results in a potential for 275 units, all assumed to serve
above moderate-income households.
Pleasant Avenue
This 17-acre site is designated Surrounding Residential in the General Plan and zoned Surrounding
Residential. The site is currently in agricultural use. The site currently features one two-story
single-family house with secondary buildings accessed by a driveway to the south of the site. The
site is suitable for development because it is large, primarily vacant and flat. This site can
accommodate 87 units, conservatively assuming that 85 percent of the maximum capacity will
occur.
Vinecrest Road
This 44-acre site is designated Surrounding Residential in the General Plan and zoned Surrounding
Residential. The site is currently in agricultural use. One accessory structure is located on the site.
Permitted density is three to six units per acre. Realistic development potential on a site of this size
is 224 units, conservatively assuming that 85 percent of the maximum capacity will occur.
Victory Road
This 16-acre site is designated High Density Residential in the General Plan and zoned High
Density Residential. The site is located on the south side of Victory Road near Wal-Mart and
Home Depot and is occupied by five buildings clustered in three groups. Permitted density is 12 to
16 units per acre. Realistic development potential on a site of this size is 218 units, conservatively
assuming that 85 percent of the maximum capacity will occur.
Shiloh Vision Plan Area
In 2002 the Windsor Town Council approved the Shiloh Road Village Vision Plan. The Plan area
includes 80 acres located along Shiloh Road between Highway 101 and Old Redwood Highway.
The Plan calls for relatively high-intensity mixed-use development following New Urbanist design
principles. The Plan calls for a variety of housing types at densities of up to 32 units per acre
within a number of pedestrian-oriented neighborhoods. In 2005 the Town Council adopted
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General Plan and Zoning Code amendments that implement the Vision Plan.
Since Plan adoption two development projects have been approved within the Plan area: Windsor
Redwoods and Shiloh Sustainable Village. These two projects feature 201 units combined as
previously identified in Table 5.2. Excluding these two projects, there are 64 acres remaining in
the Plan area that are available for housing development. Figure 6.2 shows the individual parcels
and Plan neighborhoods located within these 64 acres.
As shown in Table 6.1, the Shiloh site can accommodate an estimated 1,007 units. Of these total
units, 925 are assumed affordable for moderate-income households and below and 82 are assumed
to be market-rate. Like all other sites, the number of units conservatively assumes build-out at 85
percent of the maximum permitted by the Zoning Code. Units identified as affordable are provided
for by sites zoned to allow residential densities of up to 32 units per acre. Details on each parcel
within the Shiloh site are provided in Appendix C.
The Shiloh site, as identified in Figures 6.1 and 6.2, excludes portions of the Vision Plan where
environmental constraints are present. The southwest portion of the site, known as the Vicini site,
is located within the 100-year flood plain and contains wetland areas. The Vision Plan envisions
up to 200 units in this area. However, due to the presence of environmental constraints, these units
are not included in the sites inventory for this Housing Element.
The Shiloh site represents an ideal location for new affordable housing units in Windsor. The site
is subject to a Vision Plan which presents a community-based vision for the redevelopment of the
area. Preparation of the Vision Plan involved extensive public participation, including a multi-day
design charette, a visual preference survey and numerous additional public meetings. Parcels
within the Plan area are either vacant, partially vacant, or substantially underutilized. Most
importantly, the approval of two development projects in the Plan area featuring 201 multi-family
units demonstrates the viability of the Plan area for redevelopment within the 2007-2014 planning
period. As the economy recovers, the Town expects that additional projects similar to the Windsor
Redwoods and Shiloh Sustainable Village will be proposed for the Shiloh site.
Additional information about each neighborhood within the Shiloh site, as shown in Figure 6.2, is
provided below.
Garden Cottages. Land within the Garden Cottages area is designated Village Residential in the
General Plan and is zoned RV. Approximately two acres of the 5.5 acre area is undeveloped.
Developed portions of the Garden Cottages area include four residential units. The maximum
permitted residential density in this area is eight units per acre. The assumed realistic development
potential of this area is 37 single-family dwelling units.
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Shiloh Townhomes. Land within the Shiloh Townhomes area is designated High Density
Residential in the General Plan and is zoned RH. Approximately 1.2 acres of the 3.3 acre area is
undeveloped. Developed portions of the Shiloh Townhomes area include three residential units.
The maximum permitted residential density in this area is 16 units per acre. The assumed realistic
development potential of this area is 45 townhomes.
Kendall Courtyards. Land within the 2.2 acre Kendall Courtyards area is designated Compact
Residential in the General Plan and is zoned RC 24. Developed portions of the Kendall Courtyards
area include six residential structures. The maximum permitted residential density in this area is 32
units per acre. The assumed realistic development potential of this area is 59 townhomes.
Mixed Use (north and south). Land with the Mixed Use area is designated Boulevard Mixed Use
in the General Plan and is zoned CB. Developed portions of the 20-acre Mixed Use area include
15 residential structures and structures associated with agricultural uses. The maximum permitted
residential density in this area is 32 units per acre. The assumed realistic development potential of
this area is 534 multi-family dwelling units.
Village Townhomes/Wysteria Cottages. Land with the Village Townhomes and Wysteria
Cottages area is designated Compact Residential in the General Plan and is zoned RC-24. All of
the land with the Wysteria Cottages designation is undeveloped. There are two residential
structures on land designated as Village Townhomes, though the majority of the area is
undeveloped. The maximum permitted residential density in this area is 32 units per acre. The
assumed realistic development potential of this area is 332 units.
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Figure 6.2: Available Sites for Residential Development in Shiloh Vision Plan Area

Source: Town of Windsor, 2009; DC&E, 2009.
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Very Low- and Low-Income Need
To offer a more fine-grained analysis of the realistic capacity and suitability of the Shiloh Road
Vision Plan Area to accommodate the Town’s need for very low- and low-income units, this
section examines a particular site where the development may occur.
Specifically, the largest parcel in the area – 059-310-057 – is identified as having potential to
accommodate the Town’s remaining lower-income need of 145 units (as calculated in Table 5.3).
The Wsyteria Cottages sections of the parcel is currently vacant, and based on realistic capacity
assumptions could accommodate a total of 158 units (see Appendix C). The Village Townhomes
section currently contains two units, and based on realistic capacity assumptions could
accommodate a total of 132 units. Altogether, this parcel would accommodate the need for 290
units, above and beyond the need for 145 units. Zoning on parcel 059-310-057 will allow for
exclusively residential uses, and access to the site could be gained from Shiloh Road via the
Village Townhomes area of the parcel.
Although the Village Townhomes section does currently contain two units, the fact that this parcel
totals 10.6 acres and is largely undeveloped suggests it is highly underutilized, and a candidate for
redevelopment. Consistent with this finding, the Sonoma County Assessor has assigned the full
value of the site to the land, with no value assigned to improvements, another indicator of the
property’s redevelopment potential.
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6.2. Second Units
The Town of Windsor permits second units as-of-right in all residential districts provided that the
lot is occupied by an existing residential structure. Zoning Code Section 27.34.180 establishes
standards for second units in Windsor. Policy 3.2.2 in this Housing Element calls for the Town to
encourage the development of second units and Implementation Program 1.F requires the City to
continue current regulations that permit second units on residential lots.
During the prior housing element planning period, 28 new second units were constructed in
Windsor. The Town has counted these units as affordable for moderate-income households.
Because the Windsor Zoning Code limits the maximum size of a second unit to 840 square feet, the
Town assumes that monthly rents for second units are equivalent to a 1 BR/1BA unit or smaller. As
shown in Table 4.11 of this Element, average rents in Windsor in 2008 were estimated at $740 for
a studio apartment, $987 for a junior 1BR/1BA and $1,043 for a 1BR/1BA. All of these rents are
affordable to moderate-income households in Windsor. In fact, the affordable rent for a twoperson moderate-income household in Windsor is approximately $1,800 including a utility
allowance. Even a second unit renting for $700 more than the average 1BR/1BA unit would
remain affordable to moderate-income households.
Based upon the number of new second units constructed during the prior planning period, the
Town assumes that an average of four second units will be constructed in Windsor per year during
the 2007-2014 planning period. A total of 20 second units are anticipated over the five year period.
For the reasons explained above, the Town assumes that these new second units will be affordable
to moderate-income households.

6.3. Total Housing Resources
Table 6.2 summarizes Windsor’s ability to meet it housing needs for the 2007-2014 planning
period. Through units constructed, approved and proposed since January 1, 2007, available
residentially-zoned sites, and new second units Windsor can meet its housing need for all income
groups. In fact, Windsor provides sufficient sites to accommodate a 2,064 unit surplus for this
planning period.
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Table 6.2: Total Housing Resources, 2007-2014
Unit Production
Income Category
Very Lo w (0-50% o f AMI)
Low (51- 80% AMI)
Mod erate (8 1-120% of AMI)
Above Mod erate (o ver 120 % of AMI)
Total Units

Total
Need (a)
1 98
1 30
1 37
2 54

Units 1/2007
to 8/2 008 (b)
53
186
72
641

7 19

952

Unit s on
Available Sites (c)
30 9
30 9
30 7
88 6
1,81 1

Se cond
Units
20
-

Total
Units
362
495
399
1,527

Surplus
Units
164
365
262
1,273

20

2,783

2,064

Notes:
(a) S ee Ta ble 5.1
(b) S ee Ta ble 5.2
(c) See Table 6.1
Sources: Associ atio n o f Bay Area Governmen ts, 20 08; Town o f Wind sor , 2008; DC&E , 200 8.

6.4. General Environmental Constraints
Potential environmental constraints to housing development in Windsor include the presence of
sensitive species, flood hazards and noise impacts from the Sonoma County Airport. Chapter 7 of
this Element provides a detailed discussion of these constraints.
Sensitive species with the potential to occur in Windsor include four plant species: Burke’s
goldfields, Sonoma sunshine, Sebastopol meadow foam and many-flowered navarretia. Potential
sensitive wildlife includes California linderiella, northwestern pond turtle, and California tiger
salamander. A biological survey of the Vicini site prepared for the Shiloh Road Village Plan Draft
EIR found that these wildlife species could be present on the Vicini site, and that a portion of the
site is occupied by seasonal wetlands. The Draft EIR concluded that significant impacts to
sensitive species and wetland habitat could be mitigated through coordination with the California
Department of Fish and Game, the U.S. Army Corp of Engineers and the U.S. Fish and Wildlife
Service. For this reason, the Vicini site has not been included in the sites inventory for this
planning period.
Areas in Windsor subject to flood hazards are primarily located near the five creeks within the
town. The Windsor General Plan identifies land within the 100-year floodplain of these creeks as
Flood Hazard Areas. A portion of the Vicini site is designated as a Flood Hazard Areas and is
subject to the regulations of the Floodplain Combining District. The Floodplain Combining
District prohibits development in the floodway of a creek but allows development in the floodway
fringe with the incorporation of mitigation measures to reduce risk to the public. Again, for this
reason, the Vicini site has not been included in the sites inventory for this planning period.
The Charles M. Schulz-Sonoma County Airport is located to the south of the Town of Windsor.
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Areas within airport safety zones are subject to limited residential densities. None of the sites
identified in Table 6.1 are located within an airport safety zone.

6.5. Infrastructure Constraints
As discussed in Section 7 of this Housing Element, the supply of potable water is a possible
constraint on housing development in Windsor. To address this constraint, the Town is developing
a new storage pond, the Eastside Road Storage Project, to expand the supply of recycled water for
irrigation uses. Expanded use of recycled water will increase the supply of potable water for
residential uses. Completion of the new storage pond will ensure adequate water supply to service
new residential development identified in Table 6.1. Other infrastructure needed for new
residential development, such as storm water and wastewater systems, are anticipated to be
adequate to serve housing produced to meet Windsor’s housing need for this planning period.

6.6. Zoning to Accommodate Housing Affordable to LowerIncome Households
State law requires Windsor to identify sites that can accommodate the Town’s housing need for
very low and low-income households. As discussed in Chapter 5, Windsor has satisfied its housing
need for low-income households through projects constructed, approved or proposed since January
1, 2007. Windsor’s remaining housing need for lower-income households for this planning period
is 198 units for very-low-income households.
As permitted by State law, Windsor may utilize “default” density standards to demonstrate that
sites are adequate for lower-income households. As a “suburban” jurisdiction within the Bay Area
Metropolitan Statistical Area, Windsor’s default density standard is 20 units per acre. In other
words, if a site in Windsor permits residential densities of at least 20 units per acre, units associated
with that site may be counted as meeting the housing need for lower-income households.
Three zoning districts in Windsor allow residential densities of at least 20 units per acre: Compact
Residential (RC), Boulevard Commercial (CB) and Regional Commercial (CR). The Shiloh site
identified in Table 6.1 features a total of 55 acres that are zoned RC, CR, and CB. The Town
estimates that the realistic development capacity for the entire Shiloh site, excluding the Vicini
property, is 1,115 units. Of these, 1,033 units satisfy the Town’s need to provide adequate sites for
lower-income households during this planning period.
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6.7. Zoning for Emergency Shelters and Transitional Housing
State law requires Windsor to permit emergency shelters housing without discretionary approval in
at least one zoning district in the town. As an alternative to this requirement, the Town may enter
into a multi-jurisdictional agreement with an adjacent jurisdiction to develop a year-round
emergency shelter by June of 2011. Windsor also is required to identify zoning districts that allow
the development of transitional housing and to limit regulatory requirements for the approval of
transitional housing to the same requirements that apply to other forms of housing in the zone.
Presently, emergency shelters are permitted in the Community Commercial (CC) zone with
approval of a use permit. To comply with state law, Program 6.B commits the Town to amend its
zoning ordinance to allow emergency shelters as-of-right in the CC zone. This zoning district is
applied to areas appropriate for a range of local- and community-serving retail and commercial
uses, including restaurants, shops, and personal and business services. As such, areas zoned CC
provide those who would use an emergency shelter ready access to the goods and services (such as
food, transit, and jobs) that are required to regain self-sufficiency. The CC zone applies to a
number of areas along the Town’s main corridor on Old Redwood Highway. The Town has
inventoried multiple vacant and/or underdeveloped sites zoned CC on this corridor which represent
sufficient capacity to accommodate at least one year-round shelter in Windsor, as required by State
law.
The Town’s Zoning Code includes transitional housing under the “Residential Care Homes”
definition. Residential Care Homes with up to six clients are permitted in all of the Town’s
residential districts by right. Residential Care Homes with more than six clients require a Minor
Use Permit (MUP). All Residential Care Homes, regardless of size, require a MUP in the
following commercial districts: CN, CC, CT, CB, and CR.
In accordance with SB 2, the Town must treat transitional housing as a residential use subject to the
same restrictions and permitting processes as other comparable housing types in the same zones,
regardless of the number of persons served. In doing so, the Town shall add the definition
“transitional housing” to the Zoning Ordinance and shall make the necessary zoning changes to
allow for transitional housing as a permitted use in those zones where comparable housing is a
permitted use. Program 6.C of this Housing Element addresses this change to the Town’s code to
comply with SB 2.

6.8. Zoning for a Variety of Housing Types
State law requires this Housing Element to identify adequate sites for a variety of housing types,
including housing for farmworkers, mobile homes and factory-built housing, single-room
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occupancy units and supportive housing.
Farmworker Housing
As detailed in Chapter 4 of this Element, there is shortage of adequate housing for farmworkers in
Sonoma County. To help address this issue, the Town of Windsor permits agricultural worker
housing by right in the Heavy Industrial (HI) and Light Industrial (LI) zoning districts. Sites zoned
HI or LI apply to a number of areas within southwest Windsor. The Town has inventoried a large
portion of these zones as vacant and/or underdeveloped sites, representing sufficient capacity to
accommodate Windsor’s appropriate share of additional farmworker housing. Moreover,
residentially-zoned sites can also be used for farmworker housing, as illustrated by the Windsor
Redwoods project (see Table 5.2) which contains a farmworker family component. In addition,
Program 6.A in this Element calls for the Town to cooperate with housing developers to secure
additional funding for farmworker projects from sources administered by the California
Department of Housing and Community Development, including the Farmworker Housing Grant
Program, the State Office of Migrant Services, and the federal Farmers Home Administration.
Mobile Houses and Factory-Built Housing
The Windsor Zoning Code permits mobile homes and factory-built housing on any single family
lot. Mobile Home Parks are permitted with a Minor Use Permit in all residential zoning districts.
In addition, this Housing Element includes policies and programs to protect and promote mobile
homes as an important form of affordable housing in Windsor. Policy 4.1 calls for the preservation
of Windsor’s supply of mobile home units as sources of nonsubsidized affordable housing, and for
the City to work with developers to replace these units with very low- and low-income homes
should any redevelopment of the mobile home parks occur. Program 4.A requires the Town to
continue to administer its Mobile Home Park Conversion and Program 4.B requires the Town to
continue to provide for the administration and enforcement of its Mobile Home Park Rent
Stabilization Ordinance.
Multifamily Rental Housing
Multi-family housing is permitted in all residential and commercial zoning districts in Windsor,
except for the Estate Residential (RE) zone. Multi-family housing also is permitted in the Light
Industrial (IL) zone. In the commercial and IL zones, multi-family housing is allowed only on
upper levels above non-residential ground floor uses. To preserve existing multi-family rental
housing in Windsor, Program 4.C of this Element calls for the Town to monitor local trends in
rental unit conversion and consider adoption of an ordinance which would regulate the conversion
of existing rental units to owner-occupancy.
Single-Room Occupancy (SRO) Units
Single-room occupancy (SRO) units are a possible form of private affordable housing for lower-
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income individuals, seniors and persons with disabilities. SRO units are often small, between 200
to 350 square feet. The Town permits SRO units in all zones that allow multi-family housing. To
promote studio apartments and SRO units as a form of affordable housing in Windsor, Program 6.F
in this Housing Element calls for the Town to continue to allow pairs of studio apartments of 500
square feet or less to be counted as one unit for the purposes of calculating density bonuses.
Supportive Housing
Supportive housing with up to six clients is permitted in all residential zones in Windsor except for
the Compact Residential (CR) zone. Supportive housing with seven or more residents requires
approval of a minor use permit. Supportive housing is defined as permanent rental housing
providing a range of services for seniors, people with disabilities or long-term illnesses, farm
workers and the formerly homeless. Services provided may include medical and mental health
care, vocational and employment services, substance abuse treatment, childcare, and independent
living skills training.
In accordance with SB 2, the Town must treat supportive housing as a residential use subject to the
same restrictions and permitting processes as other comparable housing types in the same zones,
regardless of the number of persons served. In doing so, the Town shall make the necessary zoning
changes to allow for supportive housing as a permitted use in those zones where comparable
housing is a permitted use. Program 6.C of this Housing Element addresses this change to the
Town’s code to comply with SB 2.

82

7.

Housing Constraints & Incentives

This section addresses potential constraints to new housing production in Windsor. These are
organized into:





Governmental Constraints
Non-Governmental Constraints
Environmental Constraints
Infrastructure Constraints

Specific policies and programs to address these constraints are outlined in the Housing Objectives,
Policies, and Programs section of this Housing Element Update. In addition, this section
summarizes opportunities for energy conservation, as they relate to new residential development in
Windsor.

7.1. Governmental Constraints
This section outlines local governmental policies and regulations which can affect the cost of
housing production in Windsor.
Town Zoning Ordinance
Through its Zoning Ordinance, the Town of Windsor enforces minimum site development
standards for new residential uses. These include maximum number of dwelling units per acre,
minimum lot size, lot width, setbacks, and lot coverage; maximum building height; and minimum
parking requirements. These standards are summarized in Appendix D. Appendix E describes the
zoning districts in which residential uses are allowed and the type of permit required for various
housing types in those districts.
The Town’s residential zoning districts and their respective permitted densities are summarized
below:


RE (Estate Residential) – This district is intended for extremely low density single-family
residential development sited on larger land parcels. An acre of land will accommodate 0.2
to three units.



RS (Surrounding Residential) - Appropriate for a mixture of housing types, this lowdensity district incorporates single family residences, duplexes, and triplexes. An acre of
land will accommodate three to six dwelling units.
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RV (Village Residential) - This transitional-density district bridges lower-density RS and
RE residential districts with higher-density RM and RH districts sited near neighborhood
centers and transit stops. A mixture of housing types is allowed in these smaller lots,
incorporating five to eight dwelling units per acre.



RM (Medium Density Residential) - This medium-density district handles a variety of
housing types, including single-family residences, row houses, townhomes, and small
apartment complexes. Typically sited near activity centers and along major thoroughfares,
RM zoning allows eight to 12 dwelling units per acre.



RH (High Density Residential) - Townhomes and apartment complexes populate this
high-density zoning district, which allows 12 to 16 units per acre.



RC(Compact Residential) - These compact high-density residential districts are generally
located near transit corridors or stops, and associated with mixed-use development. Units
typically include apartments, condominiums, and townhomes. RC zoning includes RC-24,
allowing between twelve and twenty-four dwelling units per acre, and RC-32, allowing up
to thirty-two units per acre.

In addition to these residential zoning districts, all commercial zoning districts permit multifamily
dwellings with a use permit or minor use permit only above the second floor of a non-residentialuse building. Live-work facilities are permitted by right in all commercial districts, with the
exception of the CG district, in which they require a use permit. The Town’s commercial zoning
districts are summarized below:


CN (Neighborhood Center Commercial) - This district is appropriate for commercial
thoroughfares, and is often located adjacent to medium-density RM zoning districts.
Retail, child care, and public uses may be incorporated into either the site or building.



CC (Community Commercial) - The CC district permits a range of local- and
community-serving retail and service land uses, including restaurants, shops, personal and
business services.



CT (Town Center Commercial) – This district is intended to provide attractive areas
within the Old Town where the community can socialize, shop, recreate, and live. Highdensity residential complexes may be incorporated with retail, public uses, hotels, and
office buildings.



CS (Service Commercial) - The CS districts consist of land intensive personal and
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business services such as auto repair shops, equipment sales, service stations, and outdoor
recreational uses.


CG (Gateway Commercial) - Located near heavily-trafficked areas, such as freeways,
these districts are visually prominent entryways into town, with region-serving commercial
land uses.



CB (Boulevard Commercial) - The CB district incorporates mixed-use development with
extensive pedestrian-oriented frontage on a built-up boulevard street. This destinationcenter is often located near transit stops, and is intended to serve local residents and
businesses. Compatible land uses include public facilities or plazas, residential, retail,
office, and childcare.



CR (Regional Commercial) - Regional commercial centers provide residents, visitors,
and regional-residents with a convenient one-stop for residential, shopping, visitor-serving,
and institutional uses. This district allows a mix of diverse and compatible land uses
including public facilities, plazas, retail, higher density residential, hotel, motel,
conference, health services and offices.

As outlined below, the Town’s industrial zoning districts also allow residential uses to a more
limited extent.


IBP (Industrial/Business Park) - The IBP zoning district is applied to areas appropriate
for light industrial and business park land uses, including low-intensity manufacturing and
assembly processes, research and development, and corporate headquarters offices. Land
uses in this district are often organized as a business park, with tenants that may include
some commercial activities. This district allows live-work housing with a minor use
permit.



IL (Light Industrial) - Light industrial uses in this district produce limited noise, smoke,
odor, dust, noxious gases, glare, heat, vibration, or industrial waste, which would
negatively affect residents. As such, multifamily housing is permitted in a mixed-use
format with a use permit. This district allows live-work housing with a minor use permit.



PI (Public Institutional) - This is a special purpose zoning district and is applied to areas
appropriate for public facilities, utilities, and public gathering facilities including: public
schools, libraries, and government offices. This district allows residential care homes with
a use permit and caretaker housing with a minor use permit.
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Based on interviews with local affordable and market rate developers, the Town’s zoning
regulations appear comparable to those in other communities, and most do not pose any undue
constraints to housing development in Windsor. In fact, one developer praised Windsor’s
progressive development standards in and around the downtown, as they allow for higher densities
and heights and more contemporary residential product types.
Parking
Excessive parking requirements may serve as a constraint on housing development by increasing
development costs and reducing the amount of land available for project amenities such as child
care, open space, attractive design, or additional units. As shown in Appendix D, residential
parking requirements vary by housing type.
According to some multifamily housing developers, Windsor’s parking standards are relatively
high in comparison with other Sonoma County cities. One developer suggested that 1.7 spaces per
unit is a generally accepted standard for multifamily affordable housing in many communities, and
that their projects in Windsor have required on average three spaces per unit. To alleviate these
concerns, in accordance with the State density bonus law, the Town currently offers flexible
parking standards to mixed-use and affordable housing projects by evaluating projects on a caseby-case basis to determine if shared parking and/or reduced parking is feasible. State density
bonus law allows projects with at least five percent very low-income units or 10 percent low- or
moderate-income units to qualify for parking requirement reductions. As an example of the
application of this policy in Windsor, the Town’s most recent project that qualified for a density
bonus was Windsor Redwoods, which received a density bonus of 20 units and a parking reduction
from 2.5 spaces per unit to 1.6 spaces per unit. Program 5.G of this Housing Element seeks to
formalize these parking concessions by providing that the Town will evaluate its parking standards
and subsequently adjust its requirements to allow for fewer parking spaces per unit, particularly for
multifamily, affordable, homeless, and farmworker housing,
Town Design Standards
In addition to Windsor’s Zoning Ordinance, in 1997, the Town adopted Design Standards to
establish a vision for the how the Town’s physical character shapes the public realm. The
Standards serve as a bridge between the goals, policies, and programs set forth in the General Plan
and the requirements of the zoning code. While the Standards are not prescribed requirements,
they serve as a basis for project approval during design review. Projects may propose an
alternative means of achieving a given standards if they demonstrate that the basic intent of the
standards can be met. Exemptions may apply to encourage infill development or where existing
conditions physically preclude conformance.
Despite these accommodations, some developers perceive the Design Standards as inflexible and
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commented that they can unduly draw out the entitlement process. For example, one developer
reported that the “front entrance” standard (under section 3.2.3 of Windsor Design Standards),
which encourages front doors to face the street, led to cumbersome and excessive design revisions
for a particular multifamily project where back door entry was a preferable design.
Tree Preservation and Protection Ordinance
In 2007, the Town adopted a Tree Preservation and Protection Ordinance that regulates protection,
preservation, maintenance and removal of protected trees. This Ordinance aims for “no net loss” of
the canopy of protected trees and requires a replacement tree for all protected trees that are
approved for removal. If development sites are insufficient in size or use to plant any or all
replacement trees, the Town accepts in-lieu fees which are applied to the Town’s Oak Tree Fund.
For development sites with significant canopy coverage, these mitigation requirements can impose
a constraint on development feasibility. According to local developers, on-site replacement is
frequently considered a more financially feasible mitigation option, but development sites are often
not large enough to accommodate the required number of trees. This compels developers to
contribute in-lieu fees to the Oak Tree Fund which can affect the financial feasibility of a project.
Growth Controls
In January 1998, Town of Windsor enacted an Urban Growth Boundary (UGB), also known as
Measure A. The UGB extend until 2017 and is designed to accommodate all of the units projected
for the time horizon of the General Plan (2015). Policy B.5.1 in the Community Development
Chapter of the General Plan allows expansion of the UGB by no more than 10 acres per year if
necessary for the provision of very low- and low-income housing to meet Windsor’s share of
regional housing need and if other land is not available within the UGB.
In 1997, due to concerns about rapid growth, the Town Council enacted a Growth Control
Ordinance (last amended in 2007). The Growth Control Ordinance limits residential unit growth to
two to three percent per year. In practice, the actual growth rate could be higher than two to three
percent, based on waived and exempted units and previously approved projects.
Under the Growth Control Ordinance, each year the Town Council establishes the number of
growth control allocations to be reserved. The number of allocations is set based on the findings
and determinations in the Annual Growth Control Report. This report reviews the status and
capacity of infrastructure; the fiscal conditions of the Town; the status of housing production;
recommended development incentives; and recommendations regarding modifications of the
Growth Control Ordinance. The annual allocation also accounts for the number of entitled units in
the development pipeline. It is not a formulaic allocation, but rather one based on demand (i.e.,
entitled projects). In effect, this process helps assure that there is a sufficient allocation to meet
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demand from builders. Since 2000, the allocation has been about 130 to 150 units annually, and
this has been enough to accommodate entitled projects.
All residential dwelling units must obtain reserved growth control allocations unless the units are
exempt or if the developer obtains a waiver. Developers requesting reserved growth control
allocations must submit an application to the Town. Allocation applications are reviewed through
a merit process which evaluates criteria such as:
 the number of units meeting existing RHNA targets;
 the project’s contribution to infill development and whether it is located in a priority area;
 opportunities for walking and bicycling;
 whether it is located in an area that requires hazardous mitigation;
 the project’s sustainable design features; and
 the project’s proposed density (higher density is given preference).
The Town releases reserved allocations upon final discretionary approval of the project.
Allocations are tied to the project and its entitlements. Thus, they can only be used for the project
in which they were initially meant to serve and which received necessary entitlements. Any
unused allocations expire and new projects would need to reapply for allocations in the same
manner as all other new projects.
The following types of units are not required to obtain reserved growth control allocations:
 Second Dwelling Units
 Very Low/Low-Income Units
 Previously Approved Projects (Projects that were approved prior to 1997.)
 Single Units
The Town also issues “priority waivers” for units beyond the allocation. This is done primarily in
the Downtown area. However, the Town can, by resolution, establish additional “priority
development areas” where developers may request a waiver. In addition, the Town can establish a
pre-determined quantity of allocations for small projects of up to four new residential units as an
incentive for infill residential development. Otherwise, if there are no allocations available for a
project or if there are not sufficient allocations for an entire project, the project is put on a waiting
list. A project can only be developed with a full allocation. Historically, the Town Council has
also granted waivers to moderate-income units as an exemption to the growth control allocation.
Based on its Growth Control Ordinance, the Town Council established an annual allocation of 143
units in 2007, 131 units in 2008, and 108 units for 2009. The Growth Control Ordinance does not
constrain the development of very low and low-income units. In addition, the Town Council may,
by resolution, establish a maximum number of moderate-income units to be waived in any one
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year. As such, the Ordinance is not seen as a significant constraint on the production of very lowto moderate-income units.
Inclusionary Housing
In 2004, the Town of Windsor adopted an Inclusionary Housing Requirement (Chapter 27.23) as
part of its Zoning Ordinance. Developers wanting to build five of more housing units are required
to set aside and build a portion of their projects for affordable housing. In projects of five or more
dwelling units, a 20 percent inclusionary requirement applies if the inclusionary units are
constructed for moderate-income households, a 15 percent requirement applies if the inclusionary
units are constructed for low-income households, and a ten percent 10 requirement applies if the
inclusionary units are constructed for very low-income households.
Although concerns exist that inclusionary housing may constrain production of market rate homes,
studies have shown evidence to the contrary. The cost of an inclusionary housing requirement
must ultimately be borne by either (1) developers through a lower return, (2) landowners through
decreased land values, or (3) other homeowners through higher market rate sale prices. In fact, the
cost of inclusionary housing and any other development fee “will always be split between all
7
players in the development process.” However, academics have pointed out that, over the long
term, it is probable that landowners will bear most of the costs of inclusionary housing, not other
homeowners or the developer (Mallach 1984, Hagman 1982, Ellickson 1985).
In addition, a 2004 study on housing starts between 1981 and 2001 in communities throughout
California with and without inclusionary housing programs evidences that inclusionary housing
programs do not lead to a decline in housing production. In fact, the study found that housing
production actually increased after passage of local inclusionary housing ordinances in cities as
8
diverse as San Diego, Carlsbad, and Sacramento.
Despite these findings, the Town of Windsor recognizes the need for a financially feasible program
that does not constrain production. As such, the Town recently amended its Inclusionary Housing
Ordinance in 2008 to allow developers to satisfy their inclusionary housing requirement through
payment of an in-lieu fee, land donation, or off-site construction. The Town also offers a series of
developer incentives, per State Density Bonus Law, that help offset the added cost of the
inclusionary units. Finally, the Town’s Inclusionary Housing Ordinance allows for developers to
seek modification of the requirements due to undue hardship. These policies are in line with
recommendations in On Common Ground: Joint Principles on Inclusionary Housing Policies ,
7

W.A. Watkins. "Impact of Land Development Charges." Land Economics 75(3). 1999.
8

David Rosen. “Inclusionary Housing and Its Impact on Housing and Land Markets.” NHC Affordable Housing
Policy Review 1(3). 2004

89

published by the Non-Profit Housing Association of Northern California (NPH) and the Home
Builders Association of Northern California (HBA) in 2005. The report points to the need for
flexible inclusionary housing requirements, such as those established by Windsor, to allow for
financially feasible residential development.
Fees and Exactions
The Town charges residential developers fees for entitlement services performed by Town staff.
These fees are listed in Table 7.1. Within the Town of Windsor, developers of new residential
projects also pay various impact fees to finance improvements to infrastructure and public facilities
needed to serve new housing. Development impact fees shown in the Table 7.2, except for the
school impact fee, are assessed on a per-unit basis and are not adjusted for the size of the unit.
However, amounts do vary based on building use, meter size, front footage, and average daily trips
generated. Development impact fees can total over $38,000 for single-family units and over
$31,000 per unit for multifamily development projects.
Interviews with local developers indicate that the Town’s permitting and impact fees remain
comparable to other Sonoma County communities. While these fees do impact the feasibility of
new residential development, developers are familiar with them, and can incorporate these costs
into their preliminary pro-formas and land purchase negotiations. As such, they are not perceived
by developers as undue constraints to production. Moreover, it is recognized that the impact fees,
in particular, pay for valuable public infrastructure and services that serve residential development
in the Town.
In addition to fees that support infrastructure and public facilities, fees for habitat mitigation can
reach up to $1,600,000 per acre depending on the species conservation area. These fees are
discussed in detail below under the section titled “Environmental Quality Constraints.”
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Table 7.1: Town of Windsor Planning Fees
Type of Fee
Design Review
Administration Fee- Design Review
Design Review- Residential
Design Review- Commercial, Indust. Level 1

Fee Amount

$270
$1,210- $1,510 plus $25 each lot.
$1,510- $2,260

Planned Unit Development
Zoning Permits (w.o. posting)
Address Amendment
Road Name Change
Signs- Non-Commercial
Extension of Time
Revision to File
Workshop/Presentation
Pre/ Conceptual Review

Time and Materials
$150
$75
$650
$15
$650
$790
$560
$879

Planning and Zoning
Plan Amendment
Development Agreement
Variance
Extension of Time: Variance
Revision to File
Use Permit
Zone Change

Time and Materials
Time and Materials
$590
$520
$280
$1,160-$1,680
Time and Materials

Lot Line Adjustment and Subdivision
Certificate of Modification
Lot Line Adjustment
Administration Fee
Time Extension for Lot Line Adjustment
Revision to File
Time Extension for Subdivision
Major Subdivision
Minor Subdivision
Extension of Time
Revision to File
Fire Plan Check Fee
Environmental
Environmental Impact Report
Special Studies
Negative Declaration
Referral to Regional Archaeology Lab

$730
$800
$300
$550
$470
$580
$1,510
$1,070 plus $40 per lot
$580
$720
$110/hour

Time and Materials
Time and Materials
$600
$20

Sources: Town of Windsor, 2008; BAE, 2008.
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Table 7.2: Town of Windsor Impact and Mitigation Fees
Impact

Multifamily

Single-Family

Public Facilities Impact Fee
Fire Facilities Impact Fee
Park Development Impact Fee
Water Capacity Fee – 1” Meter
Drainage Impact Fee
Water Reclamation Capacity Fee
Traffic Impact Fee
School

$1,814
$778
$10,494
$1,506
$2,639
$12,789
$8,137
$2.63/sq. ft.

$1,251
$538
$7,238
$1,506
$2,639
$12,789
$5,388
$2.63/sq. ft.

Sources: Town of Windsor, 2008; BAE, 2008

Processing and Permit Procedures
Table 7.3 indicates the permits required for different housing projects, while Table 7.4 describes
the approximate time required and the reviewing body for the Town’s various permitting
procedures. As described below, the entitlement process can impact housing production costs, with
lengthy processing of development applications adding to financing costs. As such, the Town will
consider expediting the review for developments offering lower and moderate-income housing as
an incentive to production. In general, however, developers interviewed for this study indicated
that the Town’s entitlement timeline is largely in line with other jurisdictions in the area.
In terms of processing and approval of residential uses by zone, Appendix E lists the necessary
permit requirements of various housing types within each of the Town’s relevant zoning districts.
Table 7.3 and 7.4 then outline the typical timelines for each permit requirement.
Building Permit. Plan check and actual building permit issuance takes approximately three to five
weeks after submittal of plans with planning approval. An additional one to two weeks may be
required if the plans require revision. Once a building permit is issued, construction may
commence immediately. Minor use permits generally require a four-week review period, and
conditional use permits require a six- to eight-week review period.
With the exception of Design Review, Windsor's processing and permit procedures are reasonable
and comparable to those in other California communities. The permit process only increases in
complexity and duration when the circumstances of individual projects warrant extra consideration
on the part of local staff and officials. This is especially true of the environmental review
component of the process. However, the Town of Windsor has little flexibility to change this,
since the California Environmental Quality Act specifies procedures that local jurisdictions must
observe in reviewing the impacts of development projects.
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As shown in Section 6.1 and Appendix C, the Town’s remaining need for lower-income
households is expected to be accommodated in the RV, RC, CB, and RH zoning districts. These
districts have an emphasis on residential and mixed-use development; multifamily housing is a
permitted use in RC, CB and RH districts, and requires a use permit in the RV district. As such,
the Town’s permitting and processing procedures in these areas are expected to conform to the
timelines in Tables and 7.4, and would not experience an undue delay in entitlement.
Subdivision Approval. The Town of Windsor's subdivision process follows the statutory
requirements of the State Subdivision Map Act, which ensures that local jurisdictions adhere to a
reasonable time schedule when acting on subdivision applications. According to the Subdivision
Map Act, local jurisdictions must approve or deny a subdivision application within one year if an
EIR is required, and within six months if a negative declaration or automatic approval is possible.
The subdivision approval process could lengthen further due to several factors. If the project
would potentially create environmental impacts, the Town may determine that an EIR must be
prepared before acting on the application. If an EIR is required, the process could be lengthened up
to approximately one year, depending on the scope of the required EIR.
Design Review for Multifamily and Mixed-Use Projects. Chapter 27.42.030 of the Zoning
Ordinance requires Site Plan and Design Review approval for residential projects of two or more
dwellings within a Planned Development (PD) or multifamily zoning district. Mixed-use projects
are subject to the same Design Review and permitting requirements as multifamily developments.
Since Design Review for projects of 11 or more dwelling units requires Planning Commission
review, this process has the potential to considerably slow down the approval process for
multifamily projects designed for lower-income households. In fact, local developers have
commented on the Town’s lengthy design review process as a notable cost during the development
process. The Town should implement measures to ensure that such projects are not impacted
adversely by the Site Plan and Design Review process. In response to this constrain, under
Program 5.A of this Housing Element, the Town will evaluate current design review guidelines to
identify better requirements and approval procedures.
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Table 7.3: Town of Windsor Processing Procedures by Project Type
Single Fam ily Unit

Estimated Total
Proces sing Time

Subdivision

Multifam ily < 2 0 unit s

Multifamily > 20 units

Buil ding Permit Only

S ubdivision Ma p
E nvi ronmental Re vie w

Use Permit ( a)
Design Review
E nvi ronmental Re view

Use Permit (a)
Design Review
E nvi ronmental Re view

3-5 weeks

6 -8 weeks

6 -8 weeks

6 -8 weeks

Notes:
(a) Multifamily ho using is a permitted use in the RM, RC, an d RH d istricts.
Sources: Town of W indsor, P lannin g Depar tment, 2 009; B AE, 2009.

Table 7.4: Town of Windsor Timelines for Permit Procedure
Type of Approval or P ermit
Mino r Use Permit
Mini sterial Review
Use Permit
Zon e Chan ge
General P lan Amendmen t
Site P lan Re view
Architectural /Design Revie w
Parcel Ma ps
Initial En viron mental S tu dy
Environmental Imp act Report

Typical P rocess ing Tim e
4 weeks
4 weeks
6-8 weeks
8 weeks
8 weeks
6-8 weeks
6-8 weeks
6-8 weeks
6-8 weeks
6 mo nth s

Approval Body
P lanning Director
P lanning Director
P lanning Commission
Town Council
Town Council
P lanning Commission
P lanning Commission
P lanning Commission
P lanning Commission
Town Council

Sources: Town of W indsor, P lannin g Depar tment, 2 009; B AE, 2009.

Codes and Enforcement
New construction in Windsor must comply with the Uniform Building Code (UBC) of 1997-98
which was adopted with no major revisions. Thus, there are no extraordinary building regulations
that would adversely affect the ability to construct housing in Windsor.
Due to limited staff capacity, the Town conducts code enforcement primarily on a case-by-case
basis as requested by neighbor complaints. While Windsor has not developed a formal
rehabilitation program, the Town is participating in a new countywide program that allows
property owners to finance energy efficiency, water efficiency, and renewable energy
improvements through a voluntary assessment. The assessments will be attached to the property,
not the owner, and will be paid back through the property taxes over time, making the
rehabilitation program affordable to low-income households. The Town plans on conducting
significant outreach to market the program and will encourage owners whose homes are subject to
code enforcement to take advantage of this opportunity (see Program 3.D).
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On/Off Site Improvement Standards
The Town of Windsor requires that developers complete certain minimum site improvements in
conjunction with new housing development. Required on-site improvements include grading and
installation of water, sewer, storm drainage, gas, electricity, and cable utilities. Required off-site
improvements include curbs, gutters, sidewalks, full street sections, and street lighting. Along
subdivision edges that face collector or arterial streets, the Town of Windsor requires construction
of one-half plus ten feet of the road section along the length of the frontage. The Town also
requires that developers install any necessary landscaped buffer strips (typically 20 feet wide with
sound walls) between the back property line of homes and arterial or collector streets.
Based on conversations with local developers, these site improvement standards are typical of
many communities, and do not adversely affect housing production in Windsor. Again, developers
can include these costs in preliminary pro-formas, and account for them in their site acquisition
costs.
Housing for Persons with Disabilities
In addition to the analysis on person with disabilities in the Housing Needs Assessment Report, the
discussion below highlights the potential government constraints to development, improvement,
and maintenance of housing for this special needs population.
Procedures for Ensuring Reasonable Accommodation. Program 6.G of this Housing Element,
provides that the Town will amend the Municipal Code to provide individuals with disabilities
reasonable accommodation in rules, policies, practices and procedures that may be necessary to
ensure equal access to housing. Town’s General Plan also proposes this measure. This provision
would allow for variances in zoning regulations to make development of housing for disabled
person feasible.
Zoning and Other Land Use Regulations. To identify any zoning or other land-use regulatory
practices that could discriminate against person with disabilities and impede the availability of
housing for this special needs population, the Town should consider conducting a review of its
existing zoning laws, policies, and practices for compliance with fair housing law.
Current examples of ways in which the Town facilitates housing for persons with disabilities
through its regulatory and permitting process follow below:


As per the State Health and Safety Code (Sections 1267.8, 1566.3, and 1568.08), the Town
permits residential care and supportive housing facilities with six or fewer clients in all
Residential Zoning Districts by right. Residential care and supportive housing facilities
with seven or more clients are required to acquire a minor use permit to locate in
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Residential Zoning Districts.


Residential care homes are permitted on second or higher floors, above nonresidential uses
in all Commercial Zoning Districts, except Service and Gateway Commercial Districts,
with a minor use permit.



In Special Purpose Zoning Districts, residential care homes are allowed in
Public/Institutional Districts with a use permit.



The Town’s Zoning Code stipulates that all mixed-use residential units shall be located on
second or higher floors. Accessible residential units (as defined by the Town’s adopted
Building Code) that comply with ADA requirements may be located on the ground floor.



Parking spaces for the disabled are required to be in compliance with the Uniform Building
Code (UBC). These spaces count toward fulfilling the off-street parking requirements.



Parking requirements for residential care facilities are less than those required for other
residential development. The requirement is two spaces for facilities with six or less
clients. For facilities with seven or more clients, the Town requires one space for each two
residential units, plus one space for each four units for guests and employees.



The current Zoning Ordinance does not include regulations regarding the siting or
separation of special needs housing such as group homes. The Town may wish to adopt
language in the Zoning Ordinance to ensure that no unnecessary discretionary regulatory
requirements are placed on such facilities.

Building Codes and Permitting. The Town’s Building Code does not include any amendments to
the Uniform Building Code that might diminish the ability to accommodate persons with
disabilities. However, the Town may want to consider adoption of universal design elements as a
standard part of the building code.
The Town’s Building Code stipulates that one time alterations or additions made solely for the
purpose of complying with the Americans with Disabilities Act are exempt from requirements for
newly constructed buildings. The Town may wish to establish a clear set of procedures to provide
reasonable accommodation for persons with disabilities in the enforcement of building codes and
the issuance of building permits.
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7.2. Non-Governmental Constraints
Decline in the Housing Market
Local residential developers report that the recent decline in the national, regional, and local
housing market represents the single greatest constraint to new housing production in the short
term. Since the high in 2005 for single-family homes and in 2006 for condominiums, median
home sales prices in Windsor have declined by 45 percent for and 27 percent, respectively.
Nevertheless, as of the first quarter of 2008, prices still remained above 2000 levels, when prices
started their five-year climb.
Declines in sales volume correspond with these waning prices. Windsor saw a 138 percent dropoff in the number of units sold between 2007 and 2005. As of 2007, home sales in Windsor were
at their lowest point in almost two decades, with a total of only 330 homes sold.
In response to these trends, building permit activity has slowed considerably in recent years. As
shown below, in 2007, the Town only issued a total of 44 permits, compared to a high of 368 in
2000.
The current economic downturn has also occurred in tandem with tightened credit markets, leading
to more difficulty in securing financing. Interviews with developers suggest lenders are currently
offering loans up to 50 percent of the building value, compared to 70 to 90 percent historically.
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Figure 7.1: Residential Building Permits in Windsor, 1999-2007
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Sources: U.S. Census, 2008; BAE, 2008.

Notwithstanding these trends, Windsor’s high quality of life and relative proximity to employment
centers such as Santa Rosa and northern Marin County will help the Town rebound from the
current housing slump, once the housing market cycle begins turn upwards. In addition,
population, household, and job growth projections point to significant future demand for housing in
Windsor.
Land Costs
Local developers stated that land values in Windsor, as in most of Sonoma County, escalated in
tandem with the run-up in housing prices through 2005. Developers reported current land values
ranging from $600,000 to $700,000 an acre for “fully-mitigated” property with all environmental
constraints addressed.
However, developers also note that many land owners have held their properties for an extended
period of time, and therefore remain resistant to lowering their asking prices in response to the
recent housing market declines. As such, while home values remain in a slump, land prices
currently do not allow for financially feasible residential development.
This dynamic commonly occurs in areas where developable land remains in relatively short supply.
Over time, however, depending on the extent and scale of the housing market downturn, land
owners will eventually reconsider their asking prices, allowing for corrections in the land market.
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In addition, as noted above, Windsor’s strong real estate fundamentals will eventually support a
rebound in home values, allowing residential development to become financially feasible once
more.
Construction Costs
In recent months, key construction costs have fallen in conjunction with the residential real estate
9
market. For example, between 2005 and 2008, average lumber prices have fallen by 34 percent.
10
Drywall prices have also declined by approximately six percent from last year. Moreover,
interviews with developers suggest that the construction trades have greater capacity, and increased
labor competition has led to lower bids on residential projects.
At the same time, however, other construction materials continue to rise due to demand from other
development sectors. For example, public works and commercial projects continue to drive prices
11
for concrete, which rose by almost four percent between May 2007 and May 2008.
As a whole, developers report that while construction costs have generally come down, they have
not declined to a level that makes up for significantly lower sales prices. Therefore, new
residential construction still remains largely infeasible in today’s market.

7.3. Environmental Constraints
Santa Rosa Plain Endangered Species
In 2005, the U.S. Fish and Wildlife Service along with local public and private interest groups,
developed the Santa Rosa Plain Conservation Strategy that identifies areas within the Santa Rosa
Plain that should be conserved to benefit four endangered plant species and the California tiger
salamander, a State species of concern. The plant species (Burke’s goldfields, Sonoma sunshine,
Sebastopol meadow foam, and many-flowered navarretia) are confined almost entirely to vernal
pools within the Santa Rosa Plain which encompasses the entire Town of Windsor to the north and
portions of Santa Rosa and Rohnert Park to the south. No occurrences of the California tiger
salamander were identified in the Windsor area.
The Santa Rosa Plain Conservation Strategy Map indicates areas in Windsor with potential impacts
to endangered plan habitat. These areas are generally distributed throughout the Town on
undeveloped land. The U.S. Fish and Wildlife Service (under the Endangered Species Act) and
California Department of Fish and Game (under the California Endangered Species Act) evaluate
9

Random Lengths, 2008.
U.S. Department of Labor, Producer Price Index, 2008.
11
Bureau of Labor Statistics, Portland Cement Association, June 2008.
10
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project proposals for this area on a case by case basis to determine whether mitigation will be
required.
To determine the extent of any necessary mitigation
for a project, the California Department of Fish and
Game would need to evaluate the project site.
Should sites need mitigation, the Redevelopment
Agency regularly provides gap funding to affordable
housing development projects that can be applied
towards mitigation costs. For example, in 2007
alone, the Town applied for a $1.5 million HELP
loan and a $4.5 million RDLP loan, and provided
$1.45 million in RDA Set-Aside Funds for affordable
housing projects. Should sites identified for new
housing in Section 6.1 require habitat mitigation,
these funds would be available to apply to mitigation
costs for future lower-income projects in these areas.
The November 2007 U.S. Fish and Wildlife Service biological opinion provides the framework
upon which development and mitigation must occur for impacted areas. The Opinion requires that
any projects on potential endangered plan habitat must mitigate by preservation of an equal or
greater acreage of existing habitat. Projects filling potential endangered plant habitat must mitigate
by preservation of an equal acreage on a 1:1 ratio for occupied and/or established habitat and 0.5:1
ratio for established habitat. For sites that have documented extant populations of an endangered
plant, projects are required to preserve existing occupied habitat on a 3:1 basis for presence of
Burke’s Goldfield and Sonoma sunshine, and a 2:1 basis for presence of Sebastopol meadowfoam.
Mitigation can be satisfied by purchasing mitigation credits from an approved mitigation bank or
protecting the appropriate amount of habitat at a mitigation site by funding restoration and
management plan implementation activities. The cost for mitigation credits is set by mitigation
banks and is market driven. In 2008, local mitigation banks set costs at approximately $900,000
per acre for Burke’s Goldfield credits, $160,000 to $300,000 per acre for Sebastopol meadowfoam
credits, and $225,000 to $400,000 per acre for Sonoma sunshine credits. Funds directed to
conservation banks are used to acquire, restore, and enhance habitat.
The Santa Rosa Plain Conservation Strategy identifies the Windsor Plant Conservation Area as a
location for potential preserves. The Conservation Area is largely outside of the Town boundaries
and identifies where mitigation for project-related impacts to the endangered species should be
directed. The preserve goal for this Conservation Area is 75 to 300 acres. Designation of an
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individual property as being within the conservation area does not change that property’s land use
designation or zoning, or otherwise restrict the use of that property. In addition, a property in a
conservation area is not automatically suitable for species conservation. If any land is to be
developed in a conservation area, the impacts generally must be mitigated within that same
conservation area.
Floodplain
A 100-year flood is the level of flood water expected to be equaled or exceeded every 100 years on
average. The 100-year flood, which is the standard used by most federal and state agencies, is used
by the National Flood Insurance Program (NFIP) as the standard for floodplain management and to
determine the need for flood insurance. The Federal Insurance Administration identified areas of
special flood hazard in the Flood Insurance Rate and Flood Boundary and Floodway Maps for
Windsor. The Flood Hazard Overlay District identified in the Windsor Zoning Ordinance is based
on these maps and is distributed throughout the Town along various open space corridors and
existing development in residential, commercial, and industrial districts.
Areas of special flood hazard in Windsor are subject to the Town’s Flood Plain Management
Ordinance which requires all new constructions, improvements, additions or repairs to existing
structures, to obtain a development permit if it is located in any area of special flood hazard.
Permit approval is contingent on required flood-proofing standards. Development permits must
specify the flood-proofing methods for the proposed structure and describe the extent to which any
watercourse will be altered or relocated as a result of proposed development.
With the exception of the southeast corner of the Town, due to the built-out nature of the areas
subject to the Town’s Flood Hazard Overlay, the Flood Plain Management Ordinance will only
minimally affect new residential development.
Airport Influence Zone
The Charles M. Schulz-Sonoma County Airport is a primary air carrier airport located in
unincorporated Sonoma County immediately south of the Town of Windsor. A mixture of
commercial/industrial and open space provides a buffer between the airport and residential areas in
Windsor.
Noise Exposure. The State of California Noise Standard applies the 65 decibel (dB) Community
Noise Equivalent Level (CNEL) contour to define an airport's noise impact area. Windsor’s Public
Health and Safety Element contains three policies that deal with airport and residential
compatibility. These include:
 Policy D.1. New residential development should not be permitted within the 60 CNEL
contour.
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Policy D.2. The Town shall require appropriate mitigation measures for new development
proposed with the airport’s 65 CNEL contour.
Policy D.3. Applications for new noise-sensitive development within the 60 CNEL
contour shall be accompanied by an acoustical analysis.

According to the 2010 Noise Exposure Map in the Sonoma County Comprehensive Airport Land
Use Plan, the highest CNEL expanding into the Town limits is the 60 CNEL contour. The only
areas where a 60 CNEL contour is present are a small portion of the southwest corner of the
Windsor Golf Course and a small portion of existing residential development immediately north of
Reiman Lane. Therefore, airport noise will generally not affect new residential development.
Safety Zones. The Comprehensive Airport Land Use Plan for Sonoma County also identifies a
series of airport safety zones where residential densities are limited to reduce risks to persons on
the ground. These zones, which extend to varying degrees from the Charles M. Schulz-Sonoma
County Airport, limit densities to 0.2 to five dwelling units per acre. These zones also require a
minimum amount of useable open space to minimize risks to people on board aircraft and limit
damage to property in the event of a forced landing.
The safety zones around the Charles M. Schulz-Sonoma County Airport extend to cover a
significant portion of the southwest corner of the Town of Windsor, thereby limiting higher density
residential development in these areas. However, this part of Windsor is largely built out with
single-family homes, the Windsor Golf Club, and the Town’s Wastewater Treatment Plant. Few
development sites remain in these areas. As such, the airport safety zones do not represent a
significant constraint to new housing development in Windsor.

7.4. Infrastructure Constraints
Potable and Recycled Water
The supply of potable water represents a possible constraint on the production of any significant
quantities of new housing, especially housing constructed at densities that could be affordable to
lower- and moderate-income households.
Windsor’s community water supply is facilitated through a system of five large wells located
adjacent to the Russian River, one active off-river well, two emergency wells, a direct connection
to the Sonoma County Water Agency aqueduct, and 16 reservoirs.
In recognition of a projected water supply shortfall by 2010 and a threat of impending water
scarcity in throughout California, the Town is pursuing a three-pronged strategy to improve
Windsor’s potable water capacity. According to Windsor’s 2005 Urban Management Plan,
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approved in 2007, the Town’s immediate strategies which involve improving supply, conservation,
and recycling, will provide the Town with sufficient water capacity to accommodate population
growth projections.
The Town has three water supply sources: the Russian River Well Field, the Sonoma County Water
Agency transmission system, and one off-river groundwater well. To improve water supply, the
Town’s well replacement program will implement infrastructure improvements. Implementation of
improvements began in 2007 and will be completed by 2012.
The Town’s Water Conservation Program implements a number of California Urban Water
Conservation Council Best Management Practices (BMPs) to limit demands on the community
water system. Conservation measures include residential and commercial conservation programs,
new development standards, building efficiency retrofitting, water system audits, landscape
conservation incentives, appliance efficiency rebate programs, public information programs, and a
water reclamation facility that provides recycled water to irrigate agricultural lands, recreational
facilities, schools, and residential yards.
The Town’s use of recycled water has successfully limited the amount of water that is drawn from
potable water resources. However, the existing water reclamation system is presently operating
near the overall rated capacity. To reliably operate the system, including meeting irrigation
demands of existing recycled water customers, the Town is developing a new storage pond, the
Eastside Road Storage Project (ERSP), as part of the existing recycled water program. By storing
recycled water in the spring and fall for irrigation use in the summer or discharge during winter,
this project will assure the reliability of the Town’s water and wastewater utility services to both
current and planned future residents. It would allow more of the Town’s recycled water resources
to be used to offset potable water demand on the Russian River watershed system. Additionally,
the Town’s recycled water system needs storage to meet its National Pollutant Discharge
Elimination System (NPDES) permit requirements for current and future users. Without additional
storage, the Town would be at risk of violating its NPDES discharge permit.
The Town issued a Draft Supplemental Environmental Impact Report (SEIR) for the ERSP in 2008
but does not anticipate completion of the project until after 2012.
Per State requirements (Chapter 727, Statutes of 2005, SB 1087), the Town will immediately
furnish local water and sewer service providers with a copy of the adopted Housing Element, and
inform them of requirements for priority service to proposed developments serving lower-income
households.
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Storm Water Treatment
The North Coast Regional Water Quality Control Board (RWQCB) certifies projects for water
quality impacts under standards established by the National Pollution Discharge Elimination
System (NPDES). Projects
that disturb one or more acres
of soil or that disturb less
than one acre but are part of a
larger common plan of
development that in total
disturbs one or more acres,
are required to obtain a
Construction General Permit
for discharges of storm water
associated with construction
activity.
The Construction General
Permit requires the
development and implementation of a Storm Water Pollution Prevention Plan (SWPPP). Among
other required content, the SWPPP must list Best Management Practices (BMPs) the discharger
will use to protect storm water runoff and the placement of those BMPs. The RWQCB encourages
specific low impact development (LID) techniques, tools, and materials to control the amount of
impervious surface, increase infiltration, improve water quality by reducing runoff from developed
sites, and reduce costly infrastructure. These practices include bioretention facilities or rain
gardens, grass swales and channels, vegetated rooftops, rain barrels, cisterns, vegetated filter strips,
and permeable pavements.
Though studies have shown that LID techniques are less expensive to develop and maintain than
conventional storm water treatment facilities, according to some developers, acquiring enough
developable space to implement these techniques can be a limiting factor. For example grass
swales require a minimum area that is six- to eight-foot wide. Designing residential development
to accommodate the swales, parking spaces, and an adequate number of housing units can inhibit a
project’s financially feasibility.

7.5. Opportunities for Energy Conservation
Planning to maximize energy efficiency and the incorporation of energy conservation and green
building features can contribute to reduced housing costs for homeowners and renters. In addition,
these efforts promote sustainable community design, reduced dependence on vehicles, and can
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significantly contribute to reducing green house gases.
All new buildings in California must meet the standards contained in Title 24, Part 6 of the
California Code of Regulations (Energy Efficiency Standards for Residential and Nonresidential
Buildings). These regulations were established in 1978 and most recently updated in 2005 with
amended standards going into effect in 2009. Energy efficiency requirements are enforced by local
governments through the building permit process. All new construction must comply with the
standards in effect on the date a building permit application is made.
This section summarizes the Town’s policies related to energy conservation and residential
development.
Municipal Building and Housing Code
In 2007 the Town of Windsor adopted an ordinance that amended the Town’s Municipal Building
and Housing Code by adding the article, “Green Building Standards and Ratings for Commercial
and Residential Green Buildings.” The new article aims to create a more sustainable community
by incorporating mandatory green building measures into the design, constructions, and
maintenance of new commercial and residential buildings. The ordinance encourages the
following building practices:
 Resource conservation
 Reduced waste generated by construction projects
 Increased energy efficiency
 Health and productivity of residents, workers, and visitors of the Town
Under this Code, all commercial buildings receive must achieve a minimum of twenty (20) credits
on the LEEDTM rating system during the planning entitlement review to receive project approval.
Residential buildings must achieve a minimum of fifty (50) points on the GreenPoint rating system
for project approval.
Existing Housing Element Policies for Energy Conservation
The previous Town of Windsor Housing Element contains six policies (D1-D6) and 14
implementation programs (D1-D-14) under Section D of the Housing Element. The Housing
Objectives, Policies, and Programs section of this Housing Element lists additional policies and
implementation programs in this regard.
Housing Element Implementation for Energy Conservation
According to Windsor’s 2007 General Plan Annual Report, several steps have been taken to
implement Housing Element goals related to energy conservation. First, adoption of the Town’s
Green Building Standards and Ratings for Commercial and Residential Green Buildings has
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allowed implementation of the following Housing Element goals:
Local Energy Standards. Energy efficiency standards for new residential construction, as
contained in Title 24 of the California Code of Regulations, shall be periodically reviewed to
identify opportunities for adopting standards, which more closely respond to local conditions.
Landscaping Standards. The Town
shall review and, if necessary, modify
the landscaping standards and
requirements contained in its Zoning
Ordinance and Design Standards to
ensure that they adequately support the
use of climate-appropriate trees and
landscaping to provide maximum
shading for summer cooling and to
allow for winter lighting and passive
solar heating in new homes.
Energy Performance of Existing
Housing. The Town should consider the feasibility of adopting a residential energy conservation
ordinance that requires dwelling units to meet minimum energy efficiency requirements at the time
of re-sale or major renovation.
Design Guidelines. The Town shall establish design guidelines through amendments to the
Town’s Design Standards and the Town's Subdivision Ordinance to increase the opportunity for
passive solar energy and future use of renewable energy sources. These guidelines should address
solar use, site development and building orientation for solar energy use and winds, orientation or
provision of adequate structural support for solar collectors, appropriate trees for landscaping, and
use of cogeneration facilities (see Implementation Program H.4 in Section H (Energy) of Chapter
6. In early 2008 Town Council will consider an amendment to the Design Standards incorporating
Green Standards including building orientation, photovoltaic panels and Green building materials.
Swimming Pools. The Town shall require solar water heating systems where practical and pool
covers for new heated residential swimming pools.
Solar Access. The Town shall implement a solar access Ordinance that states that no building
permit shall be issued for any construction, if, when completed, it would interfere with solar access
to the rooftop of any structure or to any preexisting active solar collector on nearby property.
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Pavement Shading. The Town shall review and, if necessary, modify the landscaping standards
and requirements contained in its Zoning Ordinance and Design Standards to ensure that they
adequately support the use and placement of climate-appropriate trees for maximum shading of
dark, heat absorbing pavements, such as asphalt streets and parking areas.
Incentives for Construction that Exceeds Minimum Title 24 Standards. The Town should
study the feasibility of providing incentives for new developments that exceed California Energy
Efficiency Standards (Title 24). Incentives could include project permit processing expedition, plan
check fast-tracking, and reduced fees. If such studies are favorable, the Town should establish such
programs.
Promotion of Energy Conservation Programs. The Town should provide information about
available energy conservation programs, such as the PG&E Comfort Home/Energy Star new homes
program, to interested property owners and developers.
Roofing Materials. The Town shall continue to encourage builders and property owners to use
cool roofing materials. The Town shall promote federal, state, and utility cool roof programs such
as the California Energy Commission’s Cool Savings Program
Renewable Energy Systems. The Town should promote existing federal, state and utility
incentives for installation of renewable energy systems, such as rooftop photovoltaic systems,
available to property owners, builders and developers such as the California Energy Commission’s
Emerging Renewable Energy Buy Down Program.
Roofing Materials. The Town shall continue to encourage builders and property owners to use
cool roofing materials. The Town shall promote federal, state, and utility cool roof programs such
as the California Energy Commission’s Cool Savings Program.
As another step towards implementing energy conservation goals in the Housing Element, in 2003,
Windsor adopted an Infill Standard which has encouraged energy conservation. These standards
allow higher densities and encourage compact development patterns which in turn promote housing
affordability, maximize existing land resources, reduce pressure to convert agricultural resources,
and conserve habitat and environmentally sensitive areas. This standard has allowed
implementation of the following Housing Element goal:
Flexibility for Development on Infill Parcels. Wherever appropriate, the Town should grant
flexibility to allow development on infill parcels where adopted development standards would
preclude development feasibility.
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8.

Analysis of Consistency with
General Plan Requirements

The Town’s various General Plan components were reviewed to evaluate their consistency with the
policies and programs outlined in the Housing Element Update. The following sections summarize
the goals of each General Plan element and identify supporting Housing Element policies and
programs. This analysis demonstrates that the policies and programs of this Housing Element
provide consistency with the policies set forth in the General Plan and its associated elements.
In addition, as established in Chapter 6 of this Housing Element, the Town of Windsor has a
sufficient number of sites to accommodate its RHNA for all income groups without amendments to
the Zoning Ordinance or General Plan.

8.1. Community Development
Community Design
 Create a Town identity.
 Encourage neighborhoods and districts which foster and promote a friendly, familyoriented community, and support an active, diverse, and involved citizenry.
 Preserve the Town's aesthetic quality and small town atmosphere and improve its overall
physical image.
Supporting Housing Element Policies:
1.2; 1.3; 3.1; 3.2; 5.2; 6.1; 8.1
Supporting Housing Element Programs:
1.A; 1.B; 1.C; 1.D; 1.F; 1.G; 3.A; 3.B; 3.C; 5.A; 5.B; 5.C; 5.G; 6.D; 8.A; 8.B; 8.C; 8.E
Community Development Pattern
 Provide for orderly development within the Windsor Planning Area that creates an urban
development pattern within the Town and a rural, undeveloped pattern in the Planning
Area's periphery.
Supporting Housing Element Policies:
1.1; 5.3; 5.4; 6.2; 8.2
Supporting Housing Element Programs:
1.B; 1.D; 1.F; 5.E; 5.F; 5.G; 6.A; 6. B; 6.C. 6.E; 8.B; 8.C; 8.E
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Economic Development
 Provide an open and inviting business climate for new and existing businesses, a balanced
economic environment, and diverse tax base.
Supporting Housing Element Policies:
5.1; 5.2
Supporting Housing Element Programs:
5.A; 5.C; 5.D; 5.F; 5.G; 8.E
Transportation
 Provide an efficient circulation system to accommodate the movement of people and goods
including rail, vehicular, pedestrian, and cyclist movement.
Supporting Housing Element Policies:
5.3; 8.1; 8.2
Supporting Housing Element Programs:
5.C; 5.E; 8.A; 8.B; 8.C; 8.E
Community Services and Facilities
 Provide adequate public services and facilities concurrent with development.
Supporting Housing Element Policies:
5.3; 6.2
Supporting Housing Element Programs:
5.C; 5.E; 5.F; 6.B; 6.C

8.2. Environmental Resources









Manage and conserve open space resources for current and future Windsor residents.
Protect the agricultural resources within the Planning Area.
Protect the water resources within the Planning Area.
Preserve the Planning Area’s sensitive biological resources.
Preserve the Planning Area’s cultural resources.
Protect the primary extractive resources in the Planning Area.
Practice principles of sustainability and conservation.
Protect the Planning Area’s scenic resources.
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Supporting Housing Element Policies:
5.2; 8.1
Supporting Housing Element Programs:
3.D; 5.B; 8.A; 8.B; 8.C

8.3. Public Health and Safety


Provide a safe and healthy environment for all Windsor residents, employees, and visitors.

Supporting Housing Element Policies:
1.2; 1.3; 2.1; 3.1; 3.2; 4.1; 4.2; 5.2; 5.3; 5.4; 6.1; 6.2; 8.1; 8.2
Supporting Housing Element Programs:
1.A; 1.B; 1.C; 1.E; 1.F; 1.G; 2.A; 2.B; 2.C; 2.D; 3.A; 3.B; 3.C; 4.A; 4.B; 4.C; 4.D; 5.A; 5.8;
5.F; 6.A; 6.B; 6.C; 6.D; 6.F; 6.G; 8.A
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Appendix A: Organizations Contacted
and Interviewed
Organization
Food Banks
Windsor Service Alliance
Clinics
Alliance Medical Center
Sonoma County Public Health Clinic
Southwest Community Health Clinic
Persons with Disabilities
Old Adobe Developmental Services
Community Resources for Independence
Amber House
Community Support Network
North Bay Housing Coalition
North Bay Regional Center
Sonoma County Health Services, Mental Health
Elderly
Senior Advocacy Services
Sonoma County Community Development Commission
Windsor Senior Center
Vintage House
Santa Rosa Senior Center
Russian River Senior Center
Rohnert Park Senior Center
Filipino American Community of Sonoma County
Youth
California Children’s Services
Social Advocates for Youth
Farmworkers
CA Human Development Corporation
CA Human Development Corporation/
Santa Rosa Farmworkers Services
Sonoma County Farm Bureau
Sonoma County Housing Coalition
Sonoma County Farmworker Housing Group
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Contact
§

§
§
§

§
§

Christine Woltering
Rita Larson *
Mary Eble §
Alfonso Carmona*
Gary Pierce* §
Kathy Baldassaire*
Carol Turner
Ava Corbin *
§
§
§
§
§

§
§

Tony Silver*
Nathan Acuna*
Lex McCorvey
Pat Kilkeny
David Rosas *

Organization
Vineyard Worker Services
Homeless
Catholic Charities
Catholic Charities
Community Housing for Sonoma County
Sonoma County Task Force for Homeless
Affordable Housing Developers
Burbank Housing Development Corporation
Burbank Housing Development Corporation
Market Rate Housing Developers
Theissen Homes
Constraints
Town of Windsor, Public Works
Town of Windsor, Public Works
Town of Windsor, Planning
U.S. Fish and Wildlife Service, Coast Bay Delta Branch

*
§

Interviewed.
Received notice by mail.
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Contact
Kenneth Ramirez*
Nick Baker*
Marcel Davis
Margo Merck*
Georgia Berland
Chaney Delaire*
Lisa Yoshida*
Orin Theissen*
Craig Scott*
Stuart Hayre*
Pauletta Cangston*
Vincent Griego*

Appendix B: Calculation of Affordable
Sales Price
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Appendix B: Affordable Mortgage Calculator for SFR, 2008
Household
Income (a)

S ale
Price

Down
Payme nt (b)

Tota l
Mortgage ( b)

Monthly
Paym ent

Monthly
Property
Tax (c)

Mort gage
Insurance (d)

Hom eowner's
Insurance (e)

Total
Monthly
PITI (f)

Extremely Low Income (30 % AMI)
4 Person HH

$23,350

$94,827

$18 ,96 5

$ 75,861

$484 .50

$86 .92

$0.00

$1 2.3 3

$5 83.75

Very Low Income (50% AMI)
4 Person HH

$38,900

$157,977

$31 ,59 5

$1 26,381

$807 .15

$144 .81

$0.00

$2 0.5 4

$9 72.50

Low Incom e (8 0% AMI)
4 Person HH

$61,500

$249,758

$49 ,95 2

$1 99,806

$1,276 .08

$228 .94

$0.00

$3 2.4 8

$1,5 37.50

Me dian Income (100% AMI)
4 Person HH

$77,800

$315,954

$63 ,19 1

$2 52,763

$1,614 .29

$289 .62

$0.00

$4 1.0 8

$1,9 45.00

Moderate (120% AMI)
4 Person HH

$93,400

$379,307

$75 ,86 1

$3 03,445

$1,937 .98

$347 .70

$0.00

$4 9.3 2

$2,3 35.00

Notes:
(a) P ublished by Californi a Tax Credi t Allocation Committee and HUD. Income limits for S onoma
(b) Mortgage terms:
An nual In tere st Rate (Fixed )
Term of mortgage (Ye ars)
Pe rcen t of sale price as down pa yment
(c) Initial property tax (ann ual)
(d) Mortgage Insurance as p erce nt of loan amount
(e) A nnual homeo wner 's insurance rate a s percent of sale price
(f) PITI = Prin cipa l, Inte rest, Taxes, and Insurance
Pe rcen t of h ousehold income available for PITI

County. <http://www.h cd .ca.gov/hp d/h rc/rep/sta te/inc2k8.pdf>

Sources: CA HCD 2 008; Fredd ie Mac 2008; CA Department of Insurance, 20 08; BA E 2008.
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6.6 0%
30
20.0%
1.1 0%
0.0 0%
0.1 6%
30.0%

Appendix C: Shiloh Vision Plan
Detailed Sites Inventory
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Appendix C: Shiloh Vision Plan Detailed Sites Inventory
Village Plan LU
APN
Acres
163-171-020
0.59 Garden Cottages
163-171-021
0.73 Garden Cottages
163-171-022
0.71 Garden Cottages
163-171-023
0.64 Garden Cottages
163-171-034
1.84 Garden Cottages
0.97 Garden Cottages
163-171-035
163-171-025
0.32 Kendall Courtyards
163-171-026
0.21 Kendall Courtyards
163-171-027
0.26 Kendall Courtyards
163-171-031
0.48 Kendall Courtyards
163-171-032
0.40 Kendall Courtyards
163-171-036
0.49 Kendall Courtyards
0.27 Mixed Use
059-310-033
059-310-038
0.77 Mixed Use
059-310-039
0.78 Mixed Use
0.88 Mixed Use
059-310-044
059-310-052
2.17 Mixed Use
1.12 Mixed Use
059-310-056
1.05 Mixed Use
059-310-057
059-310-058
0.05 Mixed Use
0.43 Mixed Use
059-310-059
059-310-060
0.64 Mixed Use
059-310-061
0.78 Mixed Use
0.51 Mixed Use
163-171-017
163-171-018
0.30 Mixed Use
163-171-021
0.97 Mixed Use
163-171-022
0.91 Mixed Use
163-171-023
0.52 Mixed Use
0.39 Mixed Use
163-171-024
163-171-025
0.83 Mixed Use
0.60 Mixed Use
163-171-026
0.68 Mixed Use
163-171-027
163-171-029
0.35 Mixed Use
1.40 Mixed Use
163-171-036
163-171-037
3.23 Mixed Use
163-171-018
0.06 Shiloh Townhomes
0.37 Shiloh Townhomes
163-171-019
163-171-020
0.28 Shiloh Townhomes
163-171-021
0.93 Shiloh Townhomes
163-171-022
0.86 Shiloh Townhomes
0.82 Shiloh Townhomes
163-171-023
059-310-033
0.23 Village Townhomes
059-310-038
0.28 Village Townhomes
059-310-039
0.29 Village Townhomes
059-310-044
0.33 Village Townhomes
059-310-056
0.42 Village Townhomes
4.84 Village Townhomes
059-310-057
059-310-058
0.02 Village Townhomes
059-310-057
5.80 Wysteria Cottages
Total
42.8
Notes:
(a) Realistic development potential assumes build-out
Source: Town of Windsor, 2009; DC&E, 2009.

GP LU
Village Residential
Village Residential
Village Residential
Village Residential
Village Residential
Village Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
Boulevard Mixed Use
High Density Residential
High Density Residential
High Density Residential
High Density Residential
High Density Residential
High Density Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential
Compact Residential

Zoning
RV
RV
RV
RV
RV
RV
RC 24
RC 24
RC 24
RC 24
RC 24
RC 24
CB
CB
CB
CB
CB
CB
CB
CB
CB
CB
CB
BC
BC
BC
BC
BC
BC
BC
BC
BC
BC
BC
BC
RH
RH
RH
RH
RH
RH
RC-24
RC-24
RC-24
RC-24
RC-24
RC-25
RC-24
RC-24

Existing Maximum
Number of
Realistic
Units Unit/Acre Dwelling Units Dev Potential (a)
2
8
5
4
0
8
6
5
0
8
6
5
0
8
5
4
1
8
15
13
1
8
8
7
1
32
10
9
1
32
7
6
1
32
8
7
1
32
15
13
1
32
13
11
1
32
16
13
1
32
9
7
1
32
25
21
1
32
25
21
1
32
28
24
0
32
69
59
1
32
36
30
0
32
34
29
0
32
1
1
1
32
14
12
1
32
20
17
0
32
25
21
1
32
16
14
1
32
9
8
0
32
31
26
0
32
29
25
1
32
17
14
1
32
13
11
0
32
27
23
0
32
19
16
0
32
22
19
2
32
11
10
0
32
45
38
2
32
103
88
0
16
1
1
1
16
6
5
0
16
5
4
1
16
15
13
1
16
14
12
0
16
13
11
0
32
7
6
0
32
9
8
0
32
9
8
0
32
10
9
0
32
13
11
2
32
155
132
0
32
0
0
0
32
186
158
30
1,007

at 85 percent of the maximum permitted by the Zoning Code.
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Appendix D: Windsor Zoning Districts Allowing Residential Land Use

Zone District
Residential
RE
RS
RV
RM
RH
RC 24
RC 26
Commercial (d)
CN
CC
CT
CS
CG
CB
Industrial (d)
IBP
IL

Max. Bldg.
Ht. (ft.) (a)

Lot
Width (ft.)

35
35
35
35
35
4 stories
4 stories

80
60
60
50
50
20
20

20
15
13
13
13
5
5

5
5
5
5
5
5
5

20
20
20
15
15
10
5

NA
NA
NA
NA
NA
NA

0
0-10
None
0-10
0-10
None

Up to 10
10
10
15
15
None

10
10
10 None req'd

35
45
20-57
45
45
2-4 stories (e)

50
50

100
100

Min. Lot
Area (sf)

Max. Density
(DU's per acre)

Site
Coverage

Parking Spaces
for Res. Uses

35
25
18
5
5
5
5

10,000
6,000
5,000
5,000
5,000
3,500
3,500

0.2 to 3
3 to 6
5 to 8
8 to 12
12 to 16
12 to 24
16 to 32

35%
40%
50%
50%
50%
80%
100%

SFR: 2 covered spaces per unit

10
5
10
10
10
0

NA
NA
NA
NA
NA
NA

6,000
2,000
2,000
10,000
10,000
5,000

16
16
16
16
16
16

60%
60%
No max
50%
50%
100%

TBD by Director, based on
requirements above.

10
10

NA
NA

10,000
10,000

16
16

50%
50%

TBD by Director, based on
requirements above.

Minimum Setback (ft.)
Front (b)
Side (b) Rear
Garage

MFR: 2 covered spaces per unit
minimum plus 1 additional space
per each bedroom unit over 3. In
addition, 1 uncovered guest
parking space per unit.

Notes:
(a) Maximum height requirement for a new principal structure on site's premises.
(b) Minimum side setback between two buildings, not facing the street. In addition, the minimum distance between residential structures is listed as 10 feet between 1-story
structures and increased to 15 feet between 2-story structures. Where one or both walls face a window, an additional 5 feet is added to these distances.
(c) Residential multifamily open space may be a combination of common open space accessible to all residents, or private open space for the exclusive use of a single dwelling.
However, no unit shall have less than 50 square feet of private open space when in deck/balcony form, or less than 100 square feet when in green space-form at ground level.
Additionally, under RC zoning designation, a minimum of 200 square feet of usable open space per dwelling unit shall be provided.
(d) In all commercial and industrial zoning districts, residential uses are permitted only above the first floor of a non-residential-use building.
(e) In the CB district, the first floor façade must be a minimum of twelve feet in height. Building height is limited to two stories within 150 feet
of Old Redwood Highway/Shiloh Rd intersection in CB district; buildings within 150 and 300 feet of this intersection are limited to two or three stories in CB district.
Sources: City of Windsor Zoning Ordinance; BAE, 2009.
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Appendix E: Housing Types Permitted by Zoning District
Residential Use
Single Family Dwellings
Multi-family Dwellings
Residential Care > 6P (b)
Residential Care < 6P (b)
Mobile-Homes and Factory-Built Home
Emergency Shelter
Farmworker Housing
Supportive Housing > 6P
Supportive Housing < 6P
Second Units

Residential Zones
RE
RS
RV RM
RC
RH
P
P
P
P
UP
UP
P
P
P
P
P
P
P
P
P
MUP MUP MUP MUP MUP MUP
UP
UP
UP
UP
P
P
P
P
P
MUP MUP MUP MUP
P
P
P
-

Commercial Zones
CN
CC
CT
CS
CG
CB
CR
UP (a)
P (a)
P (a) UP (a) UP (a)
P (a)
P (a)
MUP (a) MUP (a) MUP (a)
- MUP (a) MUP (a)
MUP (a) MUP (a) MUP (a)
- MUP (a) MUP (a)
UP
-

P=Permitted; UP =Use permit; MUP=Minor Use Permit
Notes:
(a) Residential uses may be permitted only on second or higher floors, above nonresidential uses.
(b) Includes transitional housing.
Sources: Town of Windsor Zoning Ordinance, 2009; BAE, 2009.

120

Industrial Zones
IH
IL
UP (a)
P
P
-

