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HOUSING ELEMENT

A. Purpose of the Element

Housing Elements are one of seven General Plan Elements required by section 65302(c) of
the California Government Code. Specific requirements for Housing Elements are set forth
beginning at section 65580 of the Government Code, with additional guidance provided by
the State Department of Housing and Community Development (HCD).

The purpose of the Housing Element is to establish a comprehensive plan to address
housing needs in St. Helena over the five-year planning period between July 1, 2009 and
June 30, 2014. The Housing Element sets the community goals, and policies surrounding the
development, rehabilitation, and preservation of housing units to meet the needs of St.
Helena residents (present and future), and every jurisdiction in the State of California is
required to submit a Housing Element to the Department of Housing and Community
Development (HCD) for review and certification. St. Helena is a member of the
Association of Bay Area Association of Governments and, therefore, must submit an
updated Housing Element to HCD by June 30, 2009.

B. Housing Element Update Components

The 2009 St. Helena Housing Element Update consists of two parts; the Housing Needs
Assessment, and this Housing Element Policy Document. The Housing Needs Assessment
identifies and analyzes the existing and projected housing needs for St. Helena and also
provides a list of sites for housing development that are adequate to accommodate the City’s
regional housing needs allocation. The Housing Policy Document states goals, policies,
quantified objectives, and implementing actions for the development, rehabilitation, and
preservation of housing, based upon the findings of the Housing Needs Assessment and
input received through the public outreach that the City incorporated into the Housing
Element Update process. Then, throughout the five-year planning period, St. Helena will
implement the actions specified in the Policy Document to meet the community’s housing
goals.
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C. Key Findings and Recommendations

The following section summarizes the key findings in the Housing Needs Assessment and
outlines the resulting policy recommendations.

Review of Existing Housing Element

Since the City of St. Helena adopted the Housing Element Update in 2002, the City has
successfully removed many of the previously identified governmental constraints to housing
production, maintenance, and rehabilitation, and increased the funding for, and production
of affordable housing, with assistance from the private sector under Municipal Code Chapter
17.146 (Housing Trust Fund, Housing Impact Fee, and Inclusionary/In Lieu Fee
Requirements). The City could improve upon its policies, however, related to special needs
populations including the homeless, disabled, and senior citizens. Review of the City’s
progress since adopting the 2002 Housing Flement indicates that the City has not yet been
able to fully meet these groups’ needs.

Demographic and Economic Trends

Since 2000, the City of St. Helena experienced a slight population decline and an increase in
the number of households, causing the average household size in St. Helena to fall. The
median age of St. Helena residents decreased slightly, while the average age of Napa and Bay
Area residents continued to rise. The median household income in St. Helena ($79,200 in
2008) exceeded the medians of both Napa County and the Bay Area. Many people travel
into St. Helena from the surrounding area for work, and that pattern will continue as local
population and household growth projections lag strong employment growth estimates for
the next three decades.

Existing Housing and Market Conditions

Around 2,750 housing units existed in St. Helena in 2008, an increase of about 40 units since
2000. Almost all of the new homes are single-family units. There is a significant difference
between the income necessary to purchase the median priced single-family home in St.
Helena (nearly $210,000 a year) and St. Helena’s 2008 median household income of $79,200.
Rental units in St. Helena, while limited in supply, provide more affordable options for low-
and moderate-income households, but remain unaffordable to some very low-income
households and all extremely low-income households. This highlights the need for
subsidized affordable housing, to meet the needs of local households in these lower income
categories. While only about seven percent of households in St. Helena live in overcrowded
conditions, most households experiencing overcrowding are renters.

Special Housing Needs

Both St. Helena and Napa County have high concentrations of disabled persons compared
to the Bay Area, with residents ages 65 and over experiencing more than half of the total
disabilities in St. Helena. In addition, a disproportionately large number of St. Helena’s
elderly households have severe housing cost burdens compared to the overall population.
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The percentage of large family households in St. Helena closely aligns with the rates in Napa
County and the Bay Area, but St. Helena has a higher percentage of single female-headed
households. While the number of farmworkers and homeless persons in need of permanent
or transitional housing specifically within the City of St. Helena is unknown, these two
special needs populations have an unmet need for housing in Napa County as a whole and
St. Helena must work with surrounding jurisdictions to meet that need.

Non-governmental and Governmental Constraints

The primary non-governmental constraints that restrict building in St. Helena are the price
of land, the availability of financing with the tightening of the national credit markets, and
the hazards from frequent flooding of the Napa River. The governmental constraints
present in St. Helena include sewer capacity, given that the City has yet to receive approval
for increased capacity from the California Regional Water Quality Resource Board, the
incomplete Flood Protection Project, uncertainty regarding the processing and permitting
procedures for multifamily projects, and failure to create and adopt a Reasonable
Accommodations Ordinance in accordance with Senate Bill 520. Other non-governmental
and governmental conditions such as construction costs, zoning code, General Plan land use
designations, and impact fees do not unnecessarily inhibit housing production.

Sites Inventory Analysis and Zoning for a Variety of Housing Types

The housing sites inventory analysis indicates that St. Helena has a sufficient number of
housing sites to meet the City’s 2007-2014 Regional Housing Needs Allocation (RHNA). St.
Helena received a RHNA of 121 total units distributed across very low-income (30 units),
low-income (21 units), moderate-income (25 units), and above moderate-income (45 units)
categories. Given the 66 units built or approved through December 2008, the City needs
sites for at least 55 more housing units. After accounting for possible site constraints, the
City has the capacity to accommodate between 344 and 933 housing units on 12 sites, which
allows the City to fulfill its RHNA obligations. In addition, although the current St. Helena
Zoning Ordinance allows for a variety of housing types, changes to the codes regarding
agricultural employees, transitional and supportive housing, and emergency homeless shelters
are necessary to comply with State law.
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D. Goals

Based upon the conclusions reached in the Housing Needs Assessment, and information
gathered in the public participation process, St. Helena has defined six overall goals for
responding to housing needs in the City. A goal is a general statement of values or
aspirations held by the community. It is the end towards which the City will direct its
efforts. The goals of the St. Helena Housing Element are:

A Diversity of Housing to Meet Local Needs

Facilitate development of a variety of housing types to meet the full range of housing needs
in our community, with particular emphasis on housing for our local workforce, people with
special housing needs, and people with extremely low, very low, low and moderate incomes.

Efficient Land Use and High Quality Neighborhoods

Make efficient use of land within the Urban Limit Line to protect agricultural lands,
promoting compact, well-designed developments that “fit in” with existing neighborhoods
and contribute to the overall livability of our community. Encourage a balance of housing
types throughout the entire community.

Conservation of Existing Housing

Improve and conserve existing housing, with particular attention to the rehabilitation and
retention of existing affordable units.

Assistance to Support Affordable Housing

Provide technical and financial resources to support development of affordable housing in
our community, especially housing that meets the needs of our local workforce, people with
special housing needs, and people with moderate, low, and very low incomes.

Resource Conservation

Promote resource conservation by encouraging housing types and designs that use fewer
resources (water, electricity, etc.) and therefore cost less to operate over time, supporting
long-term housing affordability.

Equal Housing Opportunities

Assure that housing programs maximize choice, avoid economic segregation and avoid
discrimination based upon age, sex, race, sexual orientation, religion and ethnic background.
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E. Policies, Implementing Actions, and Quantified Objectives

A range of policies, implementing actions, and quantified objectives are outlined below and
organized according to the six Goals:

A Diversity of Housing to Meet Local Needs

Efficient Land Use and High Quality Neighborhoods

Conservation of Existing Housing

Assistance to Support Affordable Housing

Resource Conservation

AN A

Equal Housing Opportunities

For each goal, one or more policies help define how the goal will be interpreted and
implemented. Policies are referenced by goal number. Policy HE1.1 is the first policy
supporting Goal 1; Policy HE1.2 is the second policy, and so on.

Each policy statement is followed by one or more implementing actions that define
exactly what is to be done to put the policies into practice, while working towards the goals.
This might include ongoing programs sponsored by the City; discrete time-specific actions;
or further planning actions. In accordance with requirements of State law, the agencies
and/or officials responsible for implementation are identified for each program in the
Implementation Matrix at the end of the document, along with the timeframe for taking
action.

Quantified objectives are also identified for each group of implementing actions, and
summarized at the end of the document. These identify the number of units to be
constructed, rehabilitated or conserved, and the number of households to be assisted as the
result of implementing actions under each Housing Element goal. 'This provides a measure
for gauging the Housing Element’s success in meeting identified housing needs and
achieving stated goals through the planning period.

The City of St. Helena’s housing goals, policies, implementing actions and quantified
objectives for the July 1, 2009 to June 30, 2014 planning period are presented below, in
response to the housing needs, resources and constraints identified in the Housing Element
Update Housing Needs Assessment and building upon the achievements and experiences
from the City’s previous Housing Element.

Final Housing Element City of St. Helena General Plan Update
9/2/2009 Page 7



Goal 1: A Diversity of Housing to Meet Local Needs

Policies

HE1.1

HE1.2

HE1.3
HE1.4

HE1.5
HE1.6

Ensure that the General Plan’s Growth Management Policies do not limit our
ability to meet regional housing needs.

Focus on key opportunity sites and work with property owners and
developers to facilitate development of new affordable housing.

Ensure that affordable housing gets built.

Address workforce housing needs by supporting an improved jobs/housing
“match.”

Encourage innovative housing types and designs.

Address emergency shelter and transitional housing requirements.

Implementing Actions

HE1.A

HE1.B

HE1.C

Continue to exempt permits for regulated affordable units as well as second
units from the Growth Management System. The objective is to
accommodate production to meet the Regional Housing Needs Allocation
(RHNA) of 121 housing units (30 units for very low-income households, 21
for low-income households, 25 for moderate-income households, and 45 for
above moderate-income households). Developers shall be encouraged to
propose projects that meet this need.

Review and possibly amend the Growth Management System to encourage
the production of regulated affordable and workforce housing units. Review
the Growth Management System (GMS) to make sure that it is not
disproportionately affecting the development of affordable housing.
Exemptions for restricted “workforce” housing units should be explored, in
addition to current exemptions for affordable housing units. Continue to
allow a maximum of 9 market rate units per year and priority allocation of
annual building permit allocations and carryover permits to market rate units
in development projects that include a minimum of 40 percent affordable
units.

Amend the Residential Growth Management System section 17.152.030 to
read:

“The 2000 Census found that the City had 2,708 total dwelling units. With a
limitation of 9 building permits for market rate housing per year, issued over
15 years, the number of dwelling units will be approximately 2,840 by the year
2015, not including regulated affordable units, guest cottages, accessory
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HE1.D

HEL1.E

HE1.F

HE1.G

HE1.H

dwelling units or second units. This number shall not be construed as a goal,
but as a maximum number of units.”

Give projects that include affordable housing units priority access to water
and sewer resources over other new projects should the capacity of the local
water or sewer systems become inadequate to meet the full demand for new
connections

Revise the permitting process to streamline the review of affordable housing
and market rate multifamily projects. The City will establish different design
guidelines for various neighborhoods in the City in order to provide
appropriate guidelines for each neighborhood’s character. The design
guidelines will address parking, tree planting/ presetvation, and vineyard
views, among other design issues. The City will prioritize the adoption of
design guidelines for the Affordable Housing and Mixed-Use overlay zones,
should such zones be adopted. Design guidelines will facilitate and not hinder
the production of units affordable to lower-income households. Upon
adoption of design guidelines for multifamily projects, the City will eliminate
the current requirements for a use permit for multifamily projects in both the
medium and high density residential districts. The City will adopt multifamily
design guidelines and eliminate CUP requirements by no later than June 30,
2012. This timing will allow the City to first complete the update and
adoption of the 2030 General Plan. Once the General Plan is adopted, the
City can begin work on establishing design guidelines for the zones established
in the General Plan.

Amend the General Plan to reconfigure the Urban Limit Line in accordance
with the adopted Adams Street property Preferred Alternative.

Work with private property owners/developers to plan for road and utility
improvements necessary to support housing on key opportunity sites, in the
event these sites are developed. Funding shall be done on a fair share
proportion of the cost.

A Extend Adams Street and Starr Avenue to intersect. Include water, sewer,
and storm drain extensions.

A Construct new road to Paladini property from Sulphur Springs Avenue
(APN 009-362-015), including water, sewer, and storm drain

improvements.

Amend zoning for the Vidovich site (APN 009-180-034) from High Density
Residential to Agricultural Use.
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HE1.I

HE1]

HE1.K

HE1.L

HE1.M

HE1.N

HE1.0

Complete the Flood Protection Project. Complete land purchase and proceed
with construction activity.

Fast-track housing developments that meet lower income and special housing
needs. Ensure that housing development proposals that meet the needs of
lower income households and special needs groups, such as seniors, people
with disabilities, farmworkers, and homeless families and individuals, receive
the highest priority and quickest turn-around possible in the development
review process.

Explore possibility of an affordable housing overlay zone. Identify potential
sites suitable for an affordable housing overlay zone. ~Study possible
incentives and a review process. Incentives to be considered include, but are
not limited to, reduced or waived development fees, reduced parking and/or
other city standards, and an additional density bonus.

Improve and enhance the local preference policy to possibly include people
needed for work during city emergencies. The current local preference policy
gives weighted preference to local residents as regulated affordable housing
units become available. This benefit will be extended to persons employed in
St. Helena that are needed during city emergencies, such as firefighters and
police officers.

Explore a program to address the housing needs of “workforce” households,
which have incomes above 120 percent of AMI, but are still unable to afford
market rate housing. Conduct further study and define the upper income limit
of workforce households. Provide incentives and assistance for new
workforce housing developments. Such incentives may include, but are not
limited to, relaxing site development standards and extending priority for
water and sewer connections to such housing projects. Explore the feasibility
of adding an above moderate-income workforce housing component to the
Inclusionary Housing Ordinance requirements.

Implement a program to provide financial assistance for the development of
second units in exchange for affordability restrictions that will provide
workforce housing. Target 5 second units for development during the
Housing Element planning period. Potential funding sources include, but are
not limited to, Housing Trust Funds and Transient Occupancy Tax revenues.

Encourage development of co-housing, ecohousing, ‘green’ manufactured
homes, and other ‘nontraditional’ forms of housing. Ensure these housing
types are addressed in the development of design guidelines to streamline the
approval process.
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HE1.P

HEL.Q

HE1.R

HE1S

Identify and remove barriers to the permitting of ‘green” manufactured
housing units. Review the Municipal Code and ascertain if any local policies
present barriers to this type of housing. Amend the Municipal Code
accordingly.

Address unmet needs for emergency shelter. Amend the St. Helena Municipal
Code to allow emergency shelters as a permitted use by right in the Service
Commercial and Industrial zoning districts within one year of adoption of the
Housing Element.

Amend the Zoning Ordinance for transitional and supportive housing.
Amend the St. Helena Municipal Code to treat transitional housing, as defined
in Section 50675.2 of the Health and Safety Code, and supportive housing, as
defined in Section 50675.14 of the Health and Safety Code, as residential

uses. Transitional and supportive housing will be subject only to the same
permitting process as other similar residential uses in the same zone without
undue special regulatory requirements. For example, a proposed multifamily
supportive housing project would be subject to the same permitting process as
any other similar multifamily development in the same zoning district.

Amend the Zoning Ordinance to define and permit single-room occupancy
housing development types. Amend the St. Helena Municipal Code to treat
single-room occupancy developments as a permitted use within the High
Density residential zone, subject to the same permitting process and
regulations as any other multifamily development.

Quantified Objectives for the Implementing Actions of Goal 1:

A Construct 15 units of housing affordable to Extremely Low-Income households; 15 units
of housing affordable to Very Low-Income households; 21 units for Low-Income
households, 25 units for Moderate-Income households, and 45 units for Above
Moderate-Income households by June 30, 2014, or the end of the current Housing
Element planning period, as may be amended by state law.

A Provide financial assistance for 5 second units with affordability restrictions for
workforce households by June 30, 2014, or the end of the current planning period, as
may be amended by state law.
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Goal 2: Efficient Land Use and High Quality Neighborhoods

Policies

HE2.1 Encourage higher density development where appropriate.

HE2.2 Ensure that higher density housing opportunity sites are not lost to lower
density uses.

HE2.3 Be more aggressive in promoting mixed-use developments.

HE2.4 Promote second unit production more aggressively.

HE2.5 Allow conversion of single-family homes to multi-unit dwellings.

HE2.6 Promote a balance of types of housing throughout the whole community.

Implementing Actions

HE2.A Provide incentives for higher density housing. Explore possible incentives for
building attached market rate housing units for rent and for sale. Incentives to
be explored include, but are not restricted to, fast tracking development
applications, deferred development fees, reduced parking and/or other city
standards, and density bonuses.

HE2.B Study potential modifications to the Zoning Ordinance to facilitate higher
density housing [and discourage construction of oversize homes]. Modify the
Zoning Ordinance to encourage higher density developments [and restrict
construction of large single-family units], including current floor area ratios
and yard and setback requirements.

HE2.C Amend regulations to discourage exemptions from the minimum density
requirements. The City shall discourage exemptions for minimum density
requirements and establish mitigation measures for exemptions in the Zoning
Ordinance.

HE2.D Modify section 17.100 of the Zoning Ordinance to rename the Mobilehome
Park Overlay District to “Manufactured Housing Overlay District.” Develop
policies to streamline the review process for this overlay district on residential
land for projects that create land-ownership opportunities for residents.
Support giving residents the right of first refusal if an existing park is to be
sold.

HE2.E Amend the “Subdivisions” section of the Municipal Code. The City will
amend Title 16 of the Municipal Code to prevent subdivision activity from
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HE2.F

HE2.G

HE2.H

HE2.1

HE2]

effectively resulting in lower densities and a loss of potential housing units on
the site.

Update the General Plan Lland Use Element in consideration of the
established Housing Element land use goals and policies. Amend General
Plan Elements concurrent with adoption of the General Plan Update as
needed to ensure internal consistency.

Promote both ‘vertical” and ‘horizontal’ mixed-use. Encourage mixed-use
developments that combine compatible uses on the same site, either in the
same structure or adjacent structures. Amend the Zoning Ordinance
accordingly. Amendments to the Zoning Ordinance include permitting the
FAR for the residential component of a mixed-use development to be
‘additive’ rather than within the established FAR for that zone, and allowing
commercial and residential users to ‘share’ their parking, resulting in a lower
overall parking requirement. Requirements for covered parking should also be
reconsidered.

Explore the possibility of allowing mixed use and live/work units in non-
residential zoning districts.

A Explore modifications to non-residential Zones that would permit, either
as of right or as a conditional use, residential uses including integrated
live/work units.

A Analyze requirements that commercial projects provide housing for a
portion of the employment that will be generated on site. The City will
study and determine what portion of employment generated will require
housing, whether housing will be required on-site or allowed off-site, if
pricing for the non-inclusionary units will be tied to anticipated salaries for
employees in the commercial portion of the project, and if in-lieu fees will
be permitted for smaller sized projects.

A Explore development incentives such as higher density and height
allowances, and a streamlined design review process.

Review and revise development standards pertaining to second units. Ensure
that the development of second units is physically and financially feasible in
targeted areas. Give particular attention to parking standards, setbacks, and
impact fees.

Provide financial incentives for second unit development. Incentives might
include low interest loans or fee waivers.
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HE2.K

HE2.LL

HE2.M

HE2.N

HE2.0

HE2.P

HE2.Q

Target specific areas for second unit incentives. Create incentives to construct
second units in the medium density areas near downtown. Incentives to be
explored include, but are not restricted to, fast tracking development
applications, deferred development fees, and reduced parking and/or other
city standards.

Provide public information regarding second units. Develop a guide for
homeowners explaining the benefits and procedures for adding a second unit.

Link financial incentives and development standard variances to affordability
requirements for second units. Require that either the main house or the
second unit is used as a rental unit that is affordable to households with
moderate- or below- moderate incomes whenever the City assists in
development through financial incentives or by granting a variance.

Respond to complaints regarding illegal units. The City will work with the
property owners to help bring illegal units up to code and to abate the use of
non-habitable buildings as living units.

Identity appropriate ‘target’ areas for conversion of single-family homes to
multi-unit dwellings. Identify areas, zoning districts, or specific sites where
conversion would be appropriate or desirable.

Develop criteria and standards and provide public information regarding
conversions of single-family homes to multi-unit dwellings. Identify criteria
for reviewing potential conversion opportunities and standards, including
parking requirements, to ensure that conversions are carried out in a manner
consistent with the character and use of adjacent properties. Develop a guide
tfor property owners explaining the conversion program and procedures.

Develop a program to encourage affordable housing in clusters of 4-6 units on
Infill parcels on west side of town. The City will post an inventory of
potential sites on the City’s web site. In addition the City will explore
incentives to encourage affordable housing clusters, including, but not limited
to priority permit processing, reduced or waived development fees, reduced
patking and/or other city standards, and an additional density bonus.

Quantified Objectives for the Implementing Actions of Goal 2:

Same as the Quantified Objectives listed for Goal 1.
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Goal 3: Conservation of Existing Housing

Policies

HE3.1

HE3.2

Protect the existing stock of affordable and market rate housing,.

Monitor housing conditions.

Implementing Actions

HE3.A

HE3.B

HE3.C

HE3.D

HE3.E

Restrict the conversion of rental units to condominiums. Current policy
allows conversion to condominiums under certain circumstances when the
vacancy rate is high. The presence of second homes within the community
results in an inflated vacancy rate. The policy should be further studied and
revised to reflect a general guiding principal of preserving the affordable
housing stock while eliminating the current linkage to vacancy rates.

Charge an affordable housing impact fee whenever housing units are
converted to other uses. Exempt conversion projects that create affordable
for-sale housing from this impact fee.

Address the potential loss of assisted units. Identify assisted properties at risk
of conversion to market rates and work with the property owners and/or
other parties to ensure that they are conserved as affordable housing. Monitor
the Woodbridge Apartments and establish a funding plan in anticipation of
cither preserving or replacing the 50 units of affordable housing in 2018 when
the Section 8 contract for Woodbridge expires

Continue to prohibit the conversion of market rate housing to vacation
rentals. Abate the use of illegal vacation rentals, including time shares and
fractional interests.

Review housing needs, conditions, achievements and challenges as part of the
City’s regular General Plan review.

Quantified Objectives for the Implementing Actions of Goal 3:

A Conservation of all existing affordable housing units.

A Assist in the acquisition of low-interest loans for rehabilitation, including energy
conservation, of 10 lower-income housing units by June 30, 2014 or the end of the
current Housing Element planning period, as may be amended by state law (2 extremely
low-income, 2 very low-income, 3 low-income, and 3 moderate-income households).
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Goal 4: Assistance to Support Affordable Housing

Policies

HEA4.1

HEA4.2

HEA4.3

HE4.4

HEA4.5

Develop permanent local sources of funding to support affordable housing.
Aggressively pursue and ‘leverage’ State and Federal housing funds.
Address farmworker housing needs.

Support housing that meets special needs, including senior citizens and
persons with disabilities.

Explore methods to increase Housing Trust Fund money.

Implementing Actions

HE4.A

HE4.B

HEA4.C

Review and possibly amend the inclusionary housing ordinance:

A Explore adjusting the inclusionary housing ordinance to require further
distribution of affordable units within the various income categories. For
example, a project required to provide two low-income units under the
current inclusionary housing ordinance could be required to provide one
unit affordable to households with incomes of up to 65 percent of area
median income and one unit affordable to households with incomes of up
to 80 percent of area median income.

A Explore eliminating the linkage fee option and requiring the construction
of housing by larger commercial developments as well as increasing the
linkage fees for small commercial development where requiring residential
construction would not be feasible.

A Explore the possibility of increasing residential construction in-lieu fees
and/or creating a sliding scale for larger houses.

A Explore the feasibility of adding an above moderate-income workforce
housing component to the Inclusionary Housing Ordinance requirements.

Generate Revenues for Affordable Housing through the Transient Occupancy
Tax. Either increase the Transient Occupancy Tax or increase the number of
transient occupancy rooms and apply the increased revenue to support

affordable housing.

Reduce, defer, or waive fees for affordable housing developments. The City
will establish a set of criteria for project eligibility to have fees reduced,
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HE4.D

HEA4.E

HEA4.F

HEA4.G

HE4.H

HEA4.1

HE4.]

HE4.K

deferred, or waived. The City will explore higher incentives for affordable
housing developments with units affordable to extremely low- and very low-
income households.

Prioritize the use of Housing Trust Funds in support of the development and

preservation of regulated affordable units for extremely low-income
households.

Pursue mortgage revenue bonds and/or mortgage credit certificates. Promote

affordable homeownership opportunities for moderate- and lower-income
households.

Continue Section 8 rent subsidy certificates. Work with the City of Napa
Housing Authority to provide continued rental assistance to low-, very low-,
and extremely low-income households.

Explore the possibility of establishing a full-time, shared Housing Coordinator
for the up-valley communities. The position would serve all of the up-valley
communities, including Napa County.

Collaborate with countywide efforts to address farmworker housing needs.
The City will contribute staff time and City resources, as appropriate, to
countywide farmworker housing efforts that may occur during the Housing
Element planning period.

Amend the Zoning Ordinance for farmworker housing. Amend the St.
Helena Municipal Code to clearly state that agricultural employee housing for
six or fewer employees is only subject to the regulations for other types of
residential development and that agricultural employee housing for more than
six employees, with a maximum of 36 employees, shall be subject only to the
regulations for other agricultural uses in accordance with California Health
and Safety Codes 17021.5 and 17021.6.

Establish regulations requiring that a portion of units in all new developments
meet the special housing needs of seniors and persons with disabilities. Target
20% of new housing units to meet senior household needs and 10% accessible
to persons with disabilities.

Reasonable Accommodation. The City shall amend its 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. The purpose of this is to provide a process for individuals with
disabilities to make requests for reasonable accommodation in regard to relief
from the various land use, zoning, or building laws, rules, policies, practices
and/or procedures of the City. Amendments to the Municipal Code will
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HEA4.L

HE4.M

comply with State law and will consider model ordinance language provided

by the California Department of Housing and Community Development.

The City shall participate with mediation between property owners if needed

to facilitate affordable housing. The City will provide staff resources and/or

work with affected parties along with an outside mediator if necessary to
address issues raised by community members in response to affordable

housing development applications.

Explore the potential of using Housing Trust Fund money to purchase

existing housing for conversion to restricted affordable housing. Priority for
use of Housing Trust Fund monies will be given to the creation of housing

affordable to extremely-low-income households.

Quantified Objectives for the Implementing Actions of Goal 4:

A

A

Final Housing Element

Generate adequate funds to support achievement of the City’s new housing construction

objectives, as defined in Policy 1A.

Assist in the acquisition of low-interest loans to 10 first-time homebuyers through June
30, 2014 or the end of the current Housing Element planning period, as may be amended

by state law.
Facilitate the continuance of Section 8 rental assistance to all currently served
households.

20% of new units to meet senior housing needs; 10% accessible to persons with

disabilities.

Purchase of 3 existing housing units and conversion to regulated affordable housing for

lower-income households.

9/2/2009
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Goal 5: Resource Conservation

Policies

HES5.1

HES5.2

Encourage alternative energy sources.

Encourage energy and resource conservation.

Implementing Actions

HES5.A

HE5.B

HE5.C

HE5.D

HE5.E

HES.F

Adopt a Green Building Ordinance. The City shall adopt building code
standards that meet or exceed the State’s Green Building Standards Code. The
Planning and Building Department shall coordinate this effort with the
Climate Protection Task Force.

Encourage use of alternative energy technologies. Create incentives for the
use of solar energy in new and rehabilitated housing. Incentives to be
explored include, but are not restricted to, ensuring a streamlined review
process for applications, deferred fees, and reduced applicable city standards.

Provide public information on alternative energy technologies for residential
developers, contractors, and property owners. The City will provide
information on its web site and/or at City Hall regarding alternative energy
technology options, possible sources of financing, and any applicable
information regarding necessary local permits.

Require cost-effective energy conservation measures in all new and
rehabilitated housing to promote long-term affordability for occupants. The
City will adopt the State’s new Energy Efficiency Standards as part of the 2009
California Building Standards Code and ensure that all new housing units
constructed in the City meet or exceed these standards.

Provide low-interest loans for implementation of energy conservation
measures. The City will identify a source of loan funds to provide energy
conservation assistance to homeowners and home-builders. The City will
explore establishing a local AB-811 program as well as using state and federal
sources of funding to finance local energy conservation measures. Sources of
state and federal funds include, but are not limited to, the California Energy
Commission State Energy Program and Energy Efficiency and Conservation
Block Grant Program, and the Low Income Home Energy Assistance
Program.

Provide public information on energy conservation measures for
homeowners, tenants, developers, contractors and property owners. The City

Final Housing Element City of St. Helena General Plan Update

9/2/2009

Page 19



HES5.G

HE5.H

HES5S.I

HES5 ]

HE5.K

will provide information on its web site and/or at City Hall regarding actions
homeowners, tenants, developers, contractors, and property owners can take
to conserve energy.

Require bicycle and pedestrian amenities and connectivity to surrounding
areas, in all new housing developments. Support programs to develop more
local and regional walking and biking trails. In addition to requiring bicycle
and pedestrian connectivity in all new residential developments, the City will
provide staff time in support of regional trail programs.

Continue to apply Municipal Code provisions pertaining to water resources.
The City will continue to require water-efficient landscaping for new
residential and commercial construction, as well as implementing the Water
Use Efficiency and Use Guidelines.

Promote passive natural heating and cooling opportunities in new
development and insure that solar access is protected for existing
development. Incentives to be explored include, but are not restricted to,
ensuring a streamlined review process for applications, deferred fees, and
relaxing applicable city standards.

Explore feasibility of incorporating efficient on-site alternative wastewater
facilities. The City will study options for on-site alternative wastewater
facilities, including graywater reuse, recycling, and/or on-site treatment. The
City will then ensure that the local Municipal Code does not include
regulations that may unnecessarily present barriers to implementing these
technologies, amending the Municipal Code as appropriate. The City will
explore establishing a local AB-811 program that will include water
conservation technologies which contribute to energy conservation efforts
(see HE5.E).

The City shall explore policies that give local preference in the procurement
process when municipal funds may be used for housing.

Quantified Objectives for the Implementing Actions of Goal 5:

Assist in the acquisition of low-interest loans for rehabilitation, including energy
conservation of 10 lower-income households by June 30, 2014 or the end of the current
Housing Element planning period, as may be amended by state law.
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Goal 6: Equal Housing Opportunities

Policies

HEG6.1 Support equal housing opportunities for all residents of St. Helena.

Implementing Actions

HEG.A Provide educational materials at City Hall, through the press and directly to
interested parties to educate real estate professionals, property owners and
tenants on their rights and responsibilities and the resources available to
address fair housing issues.

HEG6.B Continue to utilize and support Fair Housing Napa Valley for implementing

fair housing programs, receiving complaints, and providing referrals to
available resources when necessary.

Quantified Objectives for the Implementing Actions for Goal 6:

No specific objectives identified.

Final Housing Element City of St. Helena General Plan Update
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Summary of Quantified Objectives

New Construction Objectives

15 units affordable to Extremely Low-Income households
15 units affordable to Very Low-Income households

21 units affordable to Low-Income households

25 units affordable to Moderate-Income households

45 units affordable to Above Moderate-Income households

Rebhabilitation and Conservation Objectives

A
A

Conservation of all existing affordable housing units.

Assist in the acquisition of low-interest loans for rehabilitation and energy conservation
to 10 lower-income housing units (2 extremely low-income, 2 very low-income, 3 low-
income, and 3 moderate-income households)

Alssistance for Special Needs Households

A

Provide financial assistance for 5 second units with affordability restrictions for
workforce households.

Assist in the acquisition of low-interest loans to 10 first-time homebuyers.

20 percent of new units to meet senior needs.

10 percent of new units accessible to persons with disabilities.

Purchase of 3 existing housing units and conversion to regulated affordable housing for
lower-income households.

Quantified Objectives Summary Table

Extremely Very Above
Low Low Low Moderate Moderate

Construction 15 15 21 25 45
Rehabilitation 2 2 3 3 0
Conservation/

_ 0 0 0 0 0
Preservation
Total 17 17 24 28 45
Final Housing Element City of St. Helena General Plan Update
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F. Implementation Matrix

Goal 1
Implementing
Actions Lead Responsibility | Time Frame Related Polices
HE1.A Planning Department | Ongoing HE1.1
HE1.B Planning Department | 2011 HE1.1, HE1.3, HE1.4
HE1.C Planning Department | 2010 HE1.1
HE1.D Planning Department | 2012 HE1.3
HE1l.E Planning Department | June 30, 2012 HE1.3
HEL1.F Planning Department | 2010 HE1.2
HE1.G Planning Department | 2013 HE1.2
HE1.H Planning Department | 2010 HE1.2
HEL.l Planning Department | 2012 HE1.2
HE1.J Planning Department | Ongoing HE1.3
HE1.K Planning Department | 2012 HE1.3
HE1.L Planning Department | 2011 HE1.4
HE1.M Planning Department | 2011 HE1.4
HE1.N Planning Department | 2011 HE1.4
HE1.0 Planning Department | Ongoing HE1.5
HE1.P Planning Department | 2012 HE1.5
HE1.Q Planning Department | June 30, 2010 HE1.6
HE1.R Planning Department | 2010 HE1.6
HE1.S Planning Department | 2010 HE1.5
Final Housing Element City of St. Helena General Plan Update
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Goal 2

Implementing

Actions Lead Responsibility | Time Frame Related Polices
HE2.A Planning Department | 2013 HE2.1
HE2.B Planning Department | 2012 HE2.1
HE2.C Planning Department | 2010 HE2.1
HE2.D Planning Department | 2012 HE2.1
HE2.E Planning Department | 2010 HE2.2
HE2.F Planning Department | 2010 HE2.2
HE2.G Planning Department | 2011 HE2.3
HE2.H Planning Department | 2011 HE2.3
HE2.| Planning Department | 2010 HE2.4
HE2.J Planning Department | 2012 HE2.4
HE2.K Planning Department | 2012 HE2.4
HE2.L Planning Department | 2012 HE2.4
HE2.M Planning Department | Ongoing HE2.4
HE2.N Planning Department | Ongoing HE2.4
HE2.0 Planning Department | 2013 HE2.5
HE2.P Planning Department | 2013 HE2.5
Planning Department
HE2.Q & City Council Ongoing HE2.6
Final Housing Element City of St. Helena General Plan Update
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Goal 3

Implementing

Actions Lead Responsibility | Time Frame Related Polices
HE3.A Planning Department | 2010 HE3.1
HE3.B Planning Department | 2009 and Ongoing HE3.1
HE3.C Planning Department | 2009 and Ongoing HE3.1
HE3.D Planning Department | Ongoing HE3.1
HE3.E Planning Department | Annually HE3.2
Goal 4

Implementing

Actions Lead Responsibility | Time Frame Related Polices
HE4.A Planning Department | 2012 HE4.1, HE4.5
HE4.B Planning Department | 2012 HE4.1, HE4.5
HE4.C Planning Department | Ongoing HE4.1

HE4.D Planning Department | Ongoing HE4.1

HE4.E Planning Department | 2009 and Ongoing HE4.2

HE4.F Planning Department | Ongoing HE4.2

HE4.G Planning Department | 2009 HE4.2

HE4.H Planning Department | Ongoing HE4.3

HEA4.| Planning Department | 2009 HE4.3

HE4.J Planning Department | 2012 HE4.4

HE4.K Planning Department | 2009 HE4.4

HE4.L Planning Department | Ongoing HE4.1, HE4.4
HE4.M Planning Department | 2013 HE4.1

Final Housing Element City of St. Helena General Plan Update
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Goal 5

Implementing

Actions Lead Responsibility | Time Frame Related Polices
HES.A Planning Department | 2010 HES.1
HES.B Planning Department | Ongoing HES.1
HES.C Planning Department | Ongoing HES.1
HES.D Planning Department | August 2009 HES.2
HES.E Planning Department | Ongoing HES.2
HES.F Planning Department | Ongoing HES.2
HES5.G Planning Department | 2012 and Ongoing HE5.2
HES5.H Planning Department | Ongoing HES5.2
HES.I Planning Department | Ongoing HES.2
HES.J Planning Department | 2011 HES.2
HES.K Planning Department | 2010 HES.2
Goal 6
Implementing
Actions Lead Responsibility | Time Frame Related Polices
HE6.A Planning Department | Ongoing HE6.1
HE6.B City Manager 2009 and Ongoing HE6.1
Final Housing Element City of St. Helena General Plan Update
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Appendix A: Definitions

Terms Related to Geography

Bay Area: For the purpose of this Housing Element, the Bay Area is defined to include the
counties of Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Sonoma,
and Solano.

Terms Related to Households
Average Household Size: Average household size equals the number of people living in
households divided by the number of occupied housing units in a given area.

Disabled: “A long-lasting physical, mental, or emotional condition. This condition can make it
difficult for a person to do activities such as walking, climbing stairs, dressing, bathing, learning, or
remembering. This condition can also impede a person from being able to go outside the home
alone or to work at a job or business.”

Elderly: Persons 65 years of age or older according to the 2000 Census. However, the
Comprehensive housing Affordability Strategy (CHAS) Data set, published by the Department of
Housing and Urban Development defines elderly as ages 62 and over.

Family Household: Two or more related persons occupying a dwelling unit.

Household: A person or group of persons occupying a single dwelling unit. This does not include
persons living in group quarters, such as dormitories, convalescent homes, or prisons.

Large Family: A family of five (5) or more persons.

Non-Family Household: A single person living alone, or two or more unrelated persons sharing a
dwelling unit.

Overcrowding: More than one person per room. Also see Room.

Terms Related to Income Levels

Extremely-Low Income Household: A household whose income, with adjustments for household
size, does not exceed 30 percent of the Area Median Family Income (AMFI), as published annually
by the State of California, Department of Housing and Community Development.

105
American Factfinder. http://factfinder.census.gov/servlet/DatasetMainPageServlet?_program=DEC&_su

bmenuld=&_lang=en&_ts=. Accessed June 12, 2008.

Final Housing Element Needs Assessment City of St. Helena General Plan Update
8/27/2009 Page 130



Very Low-Income Household: A household whose income, with adjustments for household size,
does not exceed 50 percent of the Area Median Family Income (AMFI), as published annually by
the State of California, Department of Housing and Community Development.

Low-Income Household: A household whose income, with adjustments for household size, does
not exceed 80 percent of the Area Median Family Income (AMFI), as published annually by the
State of California, Department of Housing and Community Development.

Moderate-Income Household: A household whose income, with adjustment for household size,
falls between 80 percent and 120 percent of the Area Median Family Income (AMFI), as published
annually by the State of California, Department of Housing and Community Development.

Above Moderate-Income Household: A household whose income, with adjustment for household
size, is greater than 120% of the Area Median Family Income (AMFI), as published annually by
the State of California, Department of Housing and Community Development.

Terms Related to Housing Units

Affordable Housing: As defined by federal guidelines, a housing unit is affordable if the
household spends less than 30 percent of its total gross income on the costs of housing, including
rent or mortgage payments.

Room: The 2000 Census defines a room as “whole rooms used for living purposes...including
living rooms, dining rooms, kitchens, bedrooms, finished recreation rooms, enclosed porches
suitable for year-round use, and lodgers' rooms. Excluded are strips or pullman kitchens,
bathrooms, open porches, balconies, halls or foyers, half-rooms, utility rooms, unfinished attics or
basements, or other unfinished space used for storage. A partially divided room is a separate room
only if there is a partition from floor to ceiling, but not if the partition consists solely of shelves or
cabinets.”

Transitional Housing: “A [housing] project that has as its purpose facilitating the movement of
homeless individuals to permanent housing within a reasonable amount of time (usually 24
months). Transitional housing includes housing primarily designed to serve deinstitutionalized
homeless individuals and other homeless individuals with mental or physical disabilities and
homeless families with children.”

106
Department of Housing and Urban Development. http://www.hud.gov/offices/cpd/library/glossary/t/.

Accessed June 12, 2008.
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Terms Related to Employment

Employed Residents: Employed residents equals the number of local area residents who are
currently working. This is not the same as employment, which refers to local jobs that may be
filled by employees that are residents of other jurisdictions.

Employment: Area employment equals the number of jobs in an area for which employers pay
workers wages or salaries. This is not the same as employed residents, since some workers may
commute from outside the jurisdiction in which they work.

Terms Related to Government

Association of Bay Area Governments (ABAG): ABAG is the official comprehensive planning
agency for the San Francisco Bay Area region. ABAG’s mission is to strengthen cooperation and
coordination among local governments located in the nine Bay Area counties of Alameda, Contra
Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma. "

California Building Standards Code: Title 24 of the California Code of Regulations, contains the
regulations that govern the construction of buildings, residential or nonresidential, in the State of
California.

California Code of Regulations: The California Code of Regulations is the official publication of
regulations adopted, amended or repealed by California State agencies under the Administrative
Procedure Act (APA). Regulations that have been properly adopted and filed with the Secretary of
State are considered to have the force of law.

California Energy Code: Section 6 under Title 24 of the California Code of Regulations, the 2005
Edition of the California Energy Code (CEC), sometimes referred to as “Title 24", contains energy
conservation standards applicable to all residential and nonresidential buildings in the State of
California.

Local Agency Formation Commission (LAFCo): LAFCos are responsible for administering
California Government Code Section 56000 et seq., also known as the Cortese-Knox-Hertzberg
Local Government Reorganization Act of 2000. LAFCos are charged with encouraging orderly
formation and development of local governmental agencies, promoting the efficient management
of municipal services, and preserving agricultural lands and open space through municipal service
reviews, annexations, and the establishment of spheres of influence. The Napa County LAFCO is
comprised of two members of the Board of Supervisors, two city council members, and one

107
Association of Bay Area Governments, 2008. http://www.abag.ca.gov/. Accessed June 6, 2008.
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member of the public.108

Napa County League of Governments (NCLOG): Established in early 2002, the purpose of the
NCLOG is to address of common concern, such as transportation, housing, economic development,
agricultural preservation, environmental protection, and social equity. The NCLOG consists of the
cities of American Canyon, Calistoga, Napa, St. Helena and the Town of Yountville, along with the
Unincorporated Area.

Senate Bill 1087: Effective January 1, 2006, this California State Senate Bill “requires local
governments to provide a copy of the adopted housing element to water and sewer providers. In
addition, water and sewer providers must grant priority for service allocations to proposed
developments that include housing units affordable to lower-income households.”""

Senate Bills 221 and 610: These companion measures became effective January 1, 2002. “Under
SB 610, water assessments must be furnished to local governments for inclusion in any
environmental documentation for certain projects (as defined in Water Code 10912(a)) subject to
the California Environmental Quality Act. Under SB221, approval by a city or county of certain
residential subdivisions requires an affirmative written verification of sufficient water supply.”111

Title 24: See California Building Standards Code, and California Energy Code.

108
LAFCO of Napa County. 2008. http://www.napa.lafco.ca.gov/. Accessed June 6, 2008.
109

Napa County League of Governments, 2003. http://www.nclog.org/. Accessed June 6, 2008.
110

Cathy E. Creswell. “Memo to Planning Directors, Public Works Directors, Water and Sewer Service
Providers, Interested Parties, Department of Housing and Community Development”, Sacramento, CA. May
22, 2006. http://www.hcd.ca.gov/hpd/memo_sb1087.pdf. Accessed June 6, 2008.

111

Office of Water Use Efficiency. “Draft Guidebook for Implementation of Senate Bill 610 and Senate Bill
221 of 2001 to assist water suppliers, cities, and counties in integrating water and land use planning, California
Department of Water Resources”. September 25, 2002.
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Appendix B: Acquisition and Preservation Costs for Affordable Housing

Market Rate Value Value Supported by Affordable Rents
Units Units
1-bedroom 48 1-bedroom 48
2-bedroom 2 2-bedroom 2
Median Market Rents for St. Helena Apartments Affordable Rents for St. Helena Apartments
1-bedroom $900 1-bedroom (a) $728
2-bedroom $1,063 (b) 2-bedroom (a) $806
Gross Potential Annual Leasing Revenue $543,900 Gross Potential Annual Leasing Revenue $438,816
Less five percent vacancy $27,195 Less five percent vacancy $21,941
Less operating expenses $163,170 Less operating expenses $163,170
NOI $353,535 NOI $253,705
Cap Rate 4.8% Amount Available for Monthly Payments $21,142
Total Capitalized Value $7,442,842 Maximum Supportable Mortgage (c) $3,526,300
Necessary Subsidy $3,916,542
Notes:

(a) Assumes units are all affordable to very low-income households since Woodbridge is affordable to very-low income households.
(b) This figure is an estimate based on rents for existing 1-bedroom and 2-bedroom units in St. Helena.
(c) Interest Rate, Annual 6%

Loan Period, Years 30

Sources: HCD Income limits for Napa County, 2008; Marcus & Millichap, 2nd Quarter 2008; HCD, 2008; Respective property owners and
managers, 2008; BAE, 2008.



Appendix C: Construction Costs, Recent Affordable Housing Projects

Year Units Average Cost
Affordable Housing Projects Built Address Units by Type Unit Size Total Cost per unit

Vineyard Crossing Apartments 2007 202 Tapestry Ln. 145 24, 1-bedroom; 63, 2-bedroom; 55 957 $40,102,129 $276,566
American Canyon, CA 3-bedroom; and 3, 4-bedroom

Magnolia Park Townhomes 2005 2000 Imola Ave 29 4, studios; 4, 1-bedroom; 5 956 $9,141,931 $315,239
Napa, CA 2-bedroom; 12, 3-bedroom; and 4

4-bedroom

Jefferson Street Senior Housing 2004 3400 Jefferson St. 78 77, 1-bedroom; and 1, 2-bedroom 554 $11,354,616 $145,572
Napa, CA

Palisades 2008 40 and 42 Brannan St 23 14, 1-bedroom; and 9, 2-bedroom Unknown $7,549,715 $328,248
Calistoga, CA

Average Cost per unit $266,406

Median Cost per unit $295,903

@

Note:

(a) Note the land for this development was purchased back in 2000 for a relatively low price.

Sources: Personal communication with Napa Valley Community Housing, Mid-Peninsula Housing Coalition, and Calistoga Affordable Housing Inc., 2008; BAE, 2008.



Appendix D: Potential Rental Subsidy for Affordable housing

Rents for a 2-Person Households 1-bedroom 2-bedroom
Units in the Woodbridge Apartments 48 2
Affordable Rents (a)

Very Low-Income $728 $806
Median Market Rent in St. Helena $900 (b) $1,063 (c)
Monthly Difference

Very Low-Income $172 $257
Annual Subsidy Required for each Very Low-Income Unit $2,061 $3,078
Annual Subsidy for Woodbridge Apartments (d) $98,928 $6,156
Notes:

(a) Based on HUD defined income limits for a 2-person household living in a 1-bedroom or 2-bedroom unit. See Table 23 for further details.
(b) Based on information from local apartment managers. See Table 22 for further details.

(c) This figure is an estimate based on rents for existing 1-bedroom and 2-bedroom units in St. Helena.

(d) Woodbridge features 50 total units including one and two bedroom apartments. Figures assume that units are all affordable to very-low
income households.

Sources: HCD, 2008; HUD, 2008; City of Napa Housing Division, 2008; Respective Property Owners and Managers, 2008; BAE, 2008.



Appendix E: List of Qualified Entities to Assist with Preservation of Affordable Housing

Organization (a) Date Added to List
Affordable Housing Foundation 12/24/98
BRIDGE Housing Corporation 12/28/98
Christian Church Homes of Northern California, Inc. 2/6/01
Housing Corporation of America 6/10/99
Nehemiah Progressive Housing Dev. Corp. 12/24/98
Petaluma Ecumenical Properties Inc. 8/19/03
Rural California Housing Corp 12/28/98
Senior Housing Foundation 12/24/98
Solano Affordable Housing Foundation 1/21/99
Vallejo Neighborhood Housing Services, Inc. 1/13/99
Note:

(a) All listed entities have filed an application with HCD and have met all of the requirements pursuant to Government Code
Section 65863.11, thus establishing them as a qualified entity to purchase units at-risk of conversion.

Sources: HCD Building Blocks to an Effective Housing Element, 2008; BAE, 2008.
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Appendix G: Salaries by Occupation
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Table G1: Select City of St. Helena Public Employee Annual Salary Ranges, FY 2008-2009

Position Salary Range

Accounting Assistant I, Il, & IlI $34,070 to $50,192
Library Assistant | & Il $34,070 to $42,993
Office Assistant $34,070 to $41,413
Maintenance Worker | & Il $34,758 to $51,461
Building Permit Technician I, Il, & IlI $38,504 to $55,741
Senior Library Assistan $40,174 to $48,346
Plant Operator |, I, & Ill - Water & Wastewater $40,780 to $61,904
Librarian 1 & Il $41,396 to $54,912
Administrative Assistant $41,603 to $50,569
Maintenance Lead Worke $43,191 to $52,499
Recreation Superviso $46,203 to $56,160
Accounting Technician $46,550 to $56,582
Senior Librarian $47,018 to $57,150
Equipment Mechanic $47,608 to $57,868
Jr. Engineer $53,004 to $64,427
Assistant Planner $53,004 to $64,427
Public Works Supervisor $54,209 to $65,891
Associate Plannel $57,127 to $69,438
Chief Plant Operator - Water & Wastewatel $59,159 to $71,909
Project Coordinatol $59,604 to $72,449
Assistant Engineel $62,970 to $76,540
Chief Building Official $66,360 to $80,661
Associate Civil Engineel $69,410 to $84,369
Senior Plannel $78,053 to $94,874
Assistant PW Director $80,427 to $97,760

Sources: City of St. Helena Staff, 2009; BAE, 2009

Table G2: Wages by Occupation, Napa County, First Quarter 2008

QOccupation Average Annual Wage
Food Preparation and Serving-Related Occupations $22,851
Building and Grounds Cleaning and Maintenance Occupation $27,492
Farming, Fishing, and Forestry Occupations $27,672
Personal Care and Service Occupation: $27,677
Healthcare Support Occupations $31,130
Transportation and Material Moving Occupation $32,973
Office and Administrative Support Occupations (a $35,294
Sales and Related Occupation: $38,718
Production Occupations $41,180
Arts, Design, Entertainment, Sports, and Media Occupation: $45,551
Protective Service Occupations $45,589
Community and Social Services Occupations $48,741
Installation, Maintenance, and Repair Occupation $49,228
Construction and Extraction Occupations $52,195
Education, Training, and Library Occupations $55,714
Healthcare Practitioners and Technical Occupation: $60,759
Architecture and Engineering Occupations $63,446
Computer and Mathematical Occupations $64,379
Business and Financial Operations Occupation: $68,479
Life, Physical, and Social Science Occupations $73,834
Legal Occupations $85,155
Management Occupations $104,713
Average all Occupations $45,333
Note:

(a) A wage estimate for Napa County could not be provided. An estimate for the State of California is provided instee

Sources: California Employment Development Department, 2009; BAE, 2009



