October 2009 Draft Housing Element (with final mark up)
Excerpts related to homelessness

Housing Needs Analysis

Individuals and Families Who Are Homeless

Homeless individuals and families have immediate housing needs. There are also many residents who lack stable housing but are not considered homeless; they live doubled up in overcrowded dwellings, often sleeping in shifts or renting closet space or “couch surfing” with family or friends. Although not living on the street, this population often has no means of stable accommodation and may experience periods of being unsheltered. According to the Marin County 2009 Point In Time Count of Homeless Persons, there are 1,770 persons in the County who meet the Marin County Health and Human Services definition of homeless.
 1,077 individuals meet the HUD definition of unsheltered and in immediate need of housing.
 A total of 4,798 individuals meet the broader definitions of homeless used for the McKinney Vento Education of Homeless Children and Youth programs as well as the Substance Abuse and Mental Health Services Administration (SAMHSA), a part of the U.S. Department of Health and Human Services.
 Approximately .01% of Marin’s population is homeless, much higher than in California as a whole. Statewide, the homeless population is estimated at approximately 159,732, or 0.4% of the State’s total population.
 
The County used information from the SB2 Policy and Technical Paper for Marin County Jurisdictions and the 2008 Marin County Continuum of Care funding application submitted to the U.S. Department of Housing and Urban Development to estimate the unmet need for shelter beds and to document the existing resources for homeless families and individuals.  Figure II-26 below provides a summary of the emergency shelter beds and transitional and supportive housing units for homeless people that are located throughout the 12 jurisdictions of Marin County. Located within unincorporated Marin County are the Fireside Affordable Apartments which provides 30 units of supportive housing and potentially additional transitional or supportive units which are unknown due to being provided at scattered sites.  

Figure II-26: Existing Shelter, Transitional and Supportive Housing Units*

	Emergency Shelter
	Transitional Housing
	Supportive Housing

	179
	416
	496


* all Marin County Jurisdictions

Marin County is committed to expanding the resources for homeless individuals in our community, particularly the supply of permanent supportive housing. The Countywide Plan and this Housing Element identify the need for housing for homeless and at risk populations as a high priority. The County, primarily though Health and Human Services provides $13,639,639 in funds targeted to homeless populations. Recently the Department of Health and Human Services (H&HS) has taken a more active role in homeless services. H&HS coordinated the One Day Count of homeless people and the Continuum of Care application which brought almost two million dollars into the County for housing and services for homeless people.  H&HS is in the process of hiring a full time staff person who will act as the Countywide Homeless Services Coordinator. Homeless people in Marin County have access to a wide range of supportive services throughout the community designed to help them gain greater stability and self-sufficiency and to meet their health and behavioral health needs. These services include prevention, outreach and supportive services and are detailed in Appendix D: Inventory of Homeless Housing Resources along with a complete listing of the emergency shelter beds and transitional and supportive housing units for homeless people. 

Number and Characteristics of Homeless People
Using methodology derived in the SB2 Policy and Technical Paper for Marin County Jurisdictions, Marin County estimates that there is an average of 96 unsheltered homeless people in the unincorporated county at any given point in time. Based on countywide percentages, 60% of the homeless population is male and 33% are female, 1% was transgender and the remaining 6% declined to state, the percent who are single male and single female was not available. Countywide, 70% of the homeless people surveyed are single and 20% are families with children under 18, the remaining 10% declined to state or had another living arrangement. These estimates were drawn from the 2009 Marin Homeless Point in Time Count, which counted a total of 351 unsheltered homeless people and 726 sheltered homeless people throughout Marin County on January 29, 2009.  

The 2009 methodology did not include a breakdown of the homeless population by jurisdiction, so estimates are based on the unincorporated County’s share of the total Marin population.  Since 27% of the total population of the county lives in the unincorporated areas of Marin, 27% of the 351 unsheltered homeless population or 96 individuals are estimated to reside in the unincorporated area. Figure II-27 below provides a breakdown of the percentage of subpopulations of homeless people in Marin County, including identification of specific service needs. 

Figure II-27: Homeless Persons by Subpopulations and Service Needs
	Subpopulation/Special Needs
	Percentage

	Chronically Homeless
	91%

	Mentally Ill
	32%

	Chronic Substance Abuse
	1%

	Veterans
	41%

	HIV/AIDS
	0%

	Domestic Violence
	39%

	Unaccompanied Youth (under age 18)
	12%

	Senior (65 or older)
	0%

	Physical Disability
	53%

	Emotional Disability
	0%


Source: 2009 Marin Homeless Point in Time Count

This data demonstrates that homeless people in Marin County are likely to have at least one disability, with over 32% reporting a mental illness and/or a substance abuse issue and 53% reporting a physical disability. The survey found that 91% were chronically homeless, meaning they had a disability and had been homeless continuously for 12 months or had experienced four episodes of homelessness over a three year period.  This data is consistent with national studies that have found high levels of disability among homeless people and suggests that both health and behavioral health services are needed to assist this population.  Consistent with what has been found nationally, Marin’s homeless population also includes a significant number of veterans (41%) and people with domestic violence issues (39%). 

Assessment of Unmet Year Round Need for Emergency Shelter

Marin County estimates that we need a total of 96 year-round emergency shelter beds are needed to meet the needs of the 96 unsheltered homeless people in our community.  

Assessment of Seasonal Need for Emergency Shelter
There is no data presently available documenting the increased level of demand for shelter in Marin County during particular times of the year. Due to the relatively mild climate, the only time of year when increased demand appears to be a factor is during the winter months (December to February).  The biannual homeless count always takes place in the last week of January, a period when demand for shelter typically is at its highest.  Since the year-round need described above is based on that biannual count, we believe that the seasonal need for emergency shelter is no greater than the year-round need.

Assessment of Unmet Need for Supportive Housing
Marin County’s most recent application to HUD for Continuum of Care funding estimates that the county has an unmet need for 15 transitional housing units and 551 supportive housing units across jurisdictions.  There is no breakdown of this unmet need estimate by jurisdiction.  However, Marin County has estimated the needed units based on the percentage of the total number of unsheltered homeless people living in our community. Given the estimate that 27% of the total unsheltered homeless people in the county are residing in unincorporated areas of Marin, the estimated unmet need for transitional housing units is 4 and supportive housing units is 148.

Strategies and Programmatic Responses to Meet Projected Needs

Specific recommendations and SB2 compliance are discussed in the SB2 section under Section IV: Site Inventory Analysis. Additional actions to meet for housing and services needs of homeless or near homeless households have been included in this Housing Element (2.a Encourage Housing for Special Needs Households, 2.d Foster Linkages to Health and Human Services Programs, 2.e Support Efforts to House the Homeless and 2.f Engage in a Countywide Effort to Address Homeless Needs).

Sites Inventory and Analysis
Emergency (Homeless) Shelters, Supportive Housing, and Transitional Housing 
Effective January 1, 2008, SB 2 (Chapter 633, Statutes of 2007) requires every California city and county to engage in a detailed analysis of emergency shelters and transitional and supportive housing in its next Housing Element revision, regulates zoning for these facilities, and broadens the scope of the Housing Accountability Act to include emergency homeless shelters as well as supportive and transitional housing.

Government Code Section 65583(a)(4) requires the County to accommodate the development of at least one year-round emergency shelter within its jurisdiction and to have capacity to accommodate the unmet needs of homeless individuals in emergency shelters.  Effective January 1, 2008, Senate Bill 2 (SB 2) amended State Housing Element Law to require jurisdictions to allow emergency shelters without discretionary approvals (such as a use permit).  

Zoning for Emergency Shelters 

Under current zoning, emergency shelters are exempt from zoning compliance if they meet the criteria in Section 22.06.050 as official activities of the County, State or an agency of the State, or the Federal Government on land owned or leased by a governmental agency.  By March 2011, Marin County will amend the Development Code to accommodate the permitting of emergency homeless shelters within Planned Commercial (CP) and Retail Business (C1) districts so that a conditional permit or other discretionary action is not required for approval, consistent with SB2 requirements (1.m Zone and Provide Appropriate Standards for SRO Units, 1.n Enable Transitional and Supportive Housing, 2.d Foster Health and Human Services Program Linkages, 2.e Support Efforts to House the Homeless, 2.f Engage in a Countywide Effort to Address Homeless Needs). 

Within the Planned Commercial (CP) zoning district there are 73 assessor parcels, comprising 48 acres. The current uses include 10 vacant parcels, 18 publicly owned parcels, 1 private/non-taxed parcel, and 4 industrial parcels. The other 40 parcels support commercial uses or single family dwellings.  The average lot size is 0.69 acres. A land use analysis found that CP is the most feasible district given the adjacent uses, proximity to transit, general location, and status of available land. There are 18 parcels comprising 5.92 acres in the Retail Business (C1) zoning district. The current uses include 2 multi-family parcels, 4 vacant parcels, and 12 parcels with commercial uses. 

Three Marin County shelter locations in the cities of San Rafael and Novato accommodate an average of 125 beds per acre. Based on that average land requirement, these zoning districts can support well over 100 shelter beds, providing adequate capacity to meet the identified need for 96 year-round emergency shelter beds.  
In order to amend the zoning regulations (i.e., permitted uses) of the CP and C1 zoning districts, the following process steps will be followed. The Community Development Agency will initiate an amendment to the Development Code to allow homeless shelters as a principally permitted use in Commercial Planned (CP) and C1 districts. Because the CP district triggers design review, objective standards will be established through the design review exemption process (Chapter 22.42.025) that will allow shelters that conform to the standards to proceed without a discretionary review. The public will have opportunity to provide input to this process through public readings of a proposed ordinance. This amendment to the Development Code will be initiated within one year of adoption of this Housing Element, as required by State law, and no later than March 2011.

There is realistic potential for redevelopment or reuse within the proposed zones. Within the CP and C1 districts, shelters will be subject to the same development and management standards as other residential or commercial uses within the zone and require only design review. The County will also develop objective and predictable standards for shelter operation. Such standards would likely include a maximum number of beds per facility, parking requirements, hours of operation, management requirements, location of waiting/intake areas, proximity to other shelters, lighting, length of stay, and security. 

Zoning for Transitional and Supportive Housing

Marin County treats transitional and supportive housing in the same manner as any other residential use and does not require supportive and transitional housing to obtain any additional types of permits and approvals other than those required of any other residential development. Residential uses, including transitional and supportive housing, are permitted in the following zones: Agricultural and Resource-Related Districts, Single-Family Districts, Multi-Family Districts, Commercial Districts and Planned Office Districts.

To further simplify our existing practice, clarifications in the zoning code will be made, consistent with program 1.n Enable Transitional and Supportive Housing, which will add definitions of transitional housing and supportive housing as a residential use to the Development Code. These definitions can be found below in Figure IV-1. These revisions will be completed within 12 months of adoption of the draft Housing Element and no later than March 2011. 

Figure IV-1: Definitions of Transitional and Supportive Housing

	Definition

	Emergency shelter is defined as “housing with minimal supportive services for homeless persons that is limited to occupancy of six months or less by a homeless person. No person may be denied emergency shelter because of an inability to pay.” Health and Safety Code section 50801(e).

	Transitional housing is defined as “buildings configured as rental housing developments, but operated under program requirements that call for the termination of assistance and recirculation of the assisted unit to another eligible program recipient at some predetermined future point in time, which shall be no less than six months.” Health and Safety Code section 50675.2(h).

	Supportive housing is defined as “Housing with no limit on length of stay, that is occupied by the target population as defined in subdivision (d) of Section 53260, and that is linked to onsite or offsite services that assist the supportive housing resident in retaining the housing, improving his or her health status, and maximizing his or her ability to live and, when possible, work in the community.” Health and Safety Code section 50675.14(b). 


Housing Accountability Act

Marin County’s zoning is in compliance with the Housing Accountability Act. The County limits the denial of housing development for very low, low, or moderate income households to the five criteria listed in CA Government Code Section 65589.5. This policy includes emergency shelter, transitional housing, and supportive housing.

Policies and Programs to Remove Barriers to Transitional and Supportive Housing

Marin County has incorporated into the Housing Element policies and programs that promote development of transitional and supportive housing. These programs include 1.f Amend Development Code to Promote Development Certainty, 1.n Enable Transitional and Supportive Housing, and 2.e Support Efforts to House the Homeless. 

Goals, Policies & Programs

1.f
NEW Promote Development Certainty.  Amend Development Code to promote development certainty and minimize discretionary review for affordable and special needs housing.

a. Allow duplexes through ministerial review within R2 and two-unit multi-family zones and apply similar design review triggers as single-family homes. 

b. Develop standards to facilitate some ministerial permit review of multi-family, transitional and supportive housing developments.

1.m
NEW Zone and Provide Appropriate Standards for Homeless Shelters. Consistent with SB 2, amend the Development Code to allow the development of Homeless Shelters as a permitted, non-conditional use in Commercial Planned (CP) and Retail Business (C1) districts. Establish appropriate parking, development, and management standards.

1.n 
NEW Enable Transitional and Supportive Housing. Add to the Development Code definitions of transitional housing and supportive housing as a residential use to further simplify existing practice and clarify the zoning code. These definitions can be found within this Housing Element update in Section IV: Sites Analysis.

2.d
Foster Linkages to Health and Human Services Programs.  (WAS H4.8)  Continue to seek ways to link together all services for lower income people to provide the most effective response to homeless or at-risk individuals.   

2.e
Support Efforts to House the Homeless.   (WAS H4.7 and H4.9)   Support Countywide programs to provide for a continuum of care for the homeless, including emergency shelter, transitional housing, supportive housing, and permanent housing. Participate in efforts and allocate funds, as appropriate, for County and non-profit programs providing emergency shelter and related support services.  

2.f
Engage in a Countywide Effort to Address Homeless Needs.  (WAS H4.D) Continue to actively engage with other jurisdictions in Marin to provide additional housing and other options for the homeless, supporting and implementing Continuum of Care actions in response to the needs of homeless families and individuals.  

� For the purposes of the 2009 Homeless County, Marin County Health and Human Services included all individuals who meet the definition of unsheltered or sheltered as homeless. Unsheltered is defined as any person that resides in a place not mean for human habitation, such as a car, park, sidewalk, open space or on the street. As part of the “unsheltered” population were individuals living on a boat or in a home lacking electricity or plumbing, in jail or an institution who would not a have a permanent address after release, who stayed temporarily with family or friends the night before the county and identified themselves as homeless on the day of the count. Sheltered refers to individuals residing in an emergency shelter or transitional housing program for homeless persons who originally came from the streets or emergency shelter.


� HUD McKinney Vento supportive housing programs define homelessness as individuals who are living on the streets, in shelters, or in public spaces.


� In addition to the general McKinney Vento definition provided above, the McKinney Vento Education of Homeless Children and Youth programs includes non-permanent or inadequate living situations, such as shared housing, as well as individuals and families that are at risk of homelessness or experiencing housing instability. The SAMHSA defines homelessness as an individual who lacks a primary night-time residence including those in shelters as well as those living “doubled-up” – defined as sharing another person’s dwelling on a temporary basis where continued tenancy is contingent upon the hospitality of the primary leaseholder or owner and can be rescinded at any time without notice.


� National Alliance to End Homelessness, 2007





