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2000-2004:  * As defined in Ordinance 1178

10.20.2004-present: * As defined in Resolution 04-180
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MEMORANDUM

	To:
	Planning Commissioners
	From:
	Hillary Gitelman

	
	
	
	

	Date:
	March 9, 2012
	Re:
	Napa Pipe – Response to Request for Growth Management System Information


At the meeting on February 21, 2012, the Commission requested additional information about the County’s growth management system, which is the annual residential building permit limit adopted to regulate growth in unincorporated Napa County.  The growth management system was the subject of scrutiny during the 2008 election cycle, when the Responsible Growth Initiative was before the voters, and the information contained in this memo is derived from the study of that initiative prepared by Seifel Consulting Inc.

History

Voters adopted the Napa County Slow Growth Initiative (Measure A) on November 4, 1980. Measure A limited the annual number of residential building permits issued in unincorporated Napa County to reflect an annual population growth rate no higher than that of the Bay Area region or 1 percent, whichever was less.  The measure also stipulated that at least 15 percent of new housing units permitted each year be affordable to persons of average or below-average income. 
When Measure A expired in December 2000, the Napa County Board of Supervisors reaffirmed the Measure’s growth management policies by adopting the Housing Allocation Program in Napa County Code Chapter 8.02 (via Ordinance No. 1178).   In 2004, the Board of Supervisors amended the Growth Management System Element of the General Plan and Housing Allocation Program to comply with federal and state land use and fair housing law, and to be consistent with the 2004 update to the County’s Housing Element.  The General Plan Update, adopted in June 2008, eliminated the stand-alone Growth Management System Element and included a slightly amended Growth Management System as Policy AG/LU-119 in the Agricultural Preservation & Land Use Element. 
How it Works:  Theory and Practice
The Growth Management System allows for a fixed number of new residential building permits annually in unincorporated Napa County.  The number, which currently stands at 115, is updated each time the Housing Element is updated to reflect new population data.  

The Growth Management System exempts non-residential development and some limited types of residential construction, including secondary dwelling units.  Residential building permits subject to the annual limit are divided into four categories:   owner-builders (Category 1), small-scale homebuilders (Category 2), larger housing developers (Category 3), and affordable housing (Category 4).  Pursuant to Measure A, Category 4 permits make up 15% of the 115 total.  There is currently no required percentage for annual allocations in Categories 1-3. 

Unused permit allocations in Categories 1-3 can be carried over for future use for up to three years. Category 4 Affordable Housing permits carry over indefinitely, and at the end of three years, unused Category 1-3 allocations become Category 4 allocations. 
Permits are issued on a first-approved, first-served basis.  In the event that the demand for residential building permits outstrips the supply, permits are issued through a lottery.   There are no regulations or written procedures that govern how a lottery would be conducted.  

Tables 1 & 2, below, show data for population and households in Napa County between the passage of Measure A in 1980 and 2005.  (Data for 2010 is available upon request, but was not included in the 2008 Seifel study.)
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Table 1
Population in Napa County 1980–2005
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Allocation *

2005

2006

2007

Category 1

69

75

53

45

Category 2

14

2

6

8

Category 3

14

0

0

0

Category 4

17

0

0

0

TOTAL 

Applicable Units

114

77

59

53

Exempt Units**

22

17

29

TOTAL UNITS

99

76

82

*As per  definition within Board Resolution No. 04-180, Growth Management System.

**Second Units, Guest Cottages, Commercial, Replacement, and Grandfathered Units 

 are not included as per the Growth Management System.

Source: Conservation, Development, and Planning Building Permits, January 2008.

Building Permits issued 

Table 2
Households in Napa County 1980–2005

In practice, the County has not had to conduct a lottery, since the number of building permits requested each year has not exceeded the allocation, even during years when there was an allocation specific to Categories 1-3 as well as Category 4.  This suggests that other constraints to development (e.g., land supply and development cost) are limiting residential growth. 
Data for the years 1980 through 2007 is presented in Table 3 and 4, below. (Again, data for more recent years is available upon request, but was not included in the 2008 Seifel study.  Also see the Napa Pipe Staff Recommendation report dated February 10, 2012.)
Table 3 
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AMERICAN CANYON

a

2,285

2,647

3,164

4,870

1.48%

1.80%

9.01%

CALISTOGA

1,791

1,953

2,029

2,080

0.87%

0.38%

0.50%

NAPA

19,714

23,830

27,032

28,730

1.91%

1.27%

1.23%

ST. HELENA

2,146

2,156

2,378

2,420

0.05%

0.98%

0.35%

YOUNTVILLE

771

891

1,046

1,080

1.46%

1.62%

0.64%

UNINCORPORATED

9,917

9,708

9,746

10,090

-0.21%

0.04%

0.70%

NAPA COUNTY

36,624

41,185

45,395

49,270

1.18%

0.98%

1.65%

a. American Canyon household total estimated based on Countywide average of 2.5 persons per household.

Sources: 1980 from CA Dept. of Finance, 1990Š2000 from U.S. Decennial Census (STF 3); 

2005 Estimates from ABAG (Projections 2007).

Households

Annual Growth

New Dwelling Units Permitted in Unincorporated Napa County 1980–2007
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AMERICAN CANYON

a

5,712

7,706

9,813

14,600

3.04%

2.45%

8.27%

CALISTOGA

3,879

4,468

5,190

5,200

1.42%

1.51%

0.04%

NAPA

50,879

61,842

72,781

76,400

1.97%

1.64%

0.98%

ST. HELENA

4,898

4,990

5,951

6,100

0.19%

1.78%

0.50%

YOUNTVILLE

2,893

3,259

2,916

3,400

1.20%

-1.11%

3.12%

UNINCORPORATED

30,938

28,500

27,628

28,000

-0.82%

-0.31%

0.27%

NAPA COUNTY

99,199

110,765

124,279

133,700

1.11%

1.16%

1.47%

a. Prior to 1992, American Canyon was an unincorporated Census Designated Place.

Sources: 1980-2000 from U.S. Decennial Census (STF 3); 2005 Estimates from ABAG (Projections 2007).
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Table 4
New Dwelling Units Permitted in Unincorporated Napa County*
2005–2007
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