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April 26, 2016

Department of Housing and Community Development
Division of Housing Policy Development

P.O. Box 952053

Sacramento, CA 94252-2053

To Whom It May Concern,

Pursuant to Section 65400 of the California Government Code, enclosed please find the City of
Hughson’s 2015 Annual General Plan Progress Report and the City’s 2015 Housing Element
Annual Report, as well as the accompanying Resolution.

On April 19, 2016, the Hughson Planning Commission adopted Resolution No. PC 2016-01,
accepting the 2015 Annual General Plan Progress Report and the 2015 Annual Housing Element
Progress Report. Subsequently, on April 25, 2016, the Hughson City Council reviewed and
accepted said reports.

Regards,

Ja;L French

Community Development Director
City of Hughson



2015
ANNUAL REPORT

City of Hughson General Plan

INTRODUCTION

California Government Code Section 65400 requires each municipality to present
an annual report on its General Plan to its legislative body, i.e. City Council, the Office of
Planning and Research (OPR), and the Department of Housing and Community
Development (HCD) by April 1 of each year.

The purpose of the Annual Report is to 1) provide an assessment or status update on
the City's progress towards implementing the General Plan and 2) provide an assessment of
the progress in meeting the City's share of regional housing needs; and must include local
efforts to remove governmental constraints to the maintenance, improvement, and
development of housing, the degree to which its approved general plan complies with
the guidelines developed and adopted pursuant to Section 65040.2 as well as the date

of the last revision to the general plan.

This report will serve to assess how the General Plan is being implemented in
accordance with adopted goals, policies and implementation measures; identify any
necessary adjustments or modifications to the General Plan as a means to improve local
implementation; provide a clear correlation between land use decisions that have been
made during the 12-month reporting period and the goals, policies and implementation
measures contained in the General Plan; and provide information regarding local agency

progress in meeting its share of regional housing needs.
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GENERAL PLAN

Hughson’s General Plan was adopted on December 12, 2005. The General Plan
contains the seven State-required elements: land use, circulation, housing, conservation,
open space, noise and safety. The latest Housing Element was adopted by the Hughson City
Council on December 14, 2015. The State allows the combining of elements or the addition
of new elements as long as the required seven elements are present in some fashion.
Hughson's General Plan combines the required conservation and open space elements and
adds a public services and facilities element. The Hughson General Plan therefore contains

the following elements:

- Land Use - Safety
- Circulation - Noise
- Conservation and Open Space - Housing

- Public Services and Facilities

Local governments are required to keep their General Plans current and internally
consistent. There is no specific requirement that a local government update its General
Plan on a particular timeline, with the exception of the Housing Element, which is
required to be updated every eight (8) years. The City will next update its Housing
Element by the year 2023.

The following represents the progress the City has made toward implementing
the goals and guiding policies of the General Plan during this reporting period. The list

is organized to correspond with the elements of the Hughson General Plan.
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LAND USE

Amendments

There were no amendments to the City of Hughson General Plan Land Use Element in
2015; however, there were two (2) amendments to the City’s Zoning Code that could
affect land use in the coming years. These are described below. Further, the City
Council adopted an update to the City's Housing Element, which was subsequently
certified by the California Department of Housing and Community Development (HCD).

Progress

Reasonable Accommodations Ordinance
(Hughson City Council Ordinance No. 2015-07)

The federal Fair Housing Amendments Act of 1988 and the California Fair Employment
and Housing Act (“Acts”) prohibit discrimination against individuals with disabilities and
requires that cities take affirmative action to eliminate regulations and practices that
deny housing opportunities to individuals with disabilities.

In regards to Reasonable Accommodations, the Acts require that cities seek to provide a
procedure for individuals with disabilities, or their representatives, to request reasonable
accommodation in seeking equal access to housing in the application of zoning laws
and other land use regulations, policies and procedures.

Further, California Senate Bill 520 (SB 520) requires that all cities and counties establish a
reasonable accommodation procedure in their zoning ordinance. The ordinance should
provide the ability for exceptions in zoning and land use for housing for persons with
disabilities. A request for reasonable accommodations can be made by an individual
with a disability protected under fair housing laws.

On July 27, 2015, the Hughson City Council approved adding a new chapter to the
Hughson Municipal Code, §17.03.062, establishing a procedure to request reasonable
accommodation, in an effort to reflect the City’s intention to encourage fair and
equitable housing for the disabled and to simplify the land use review process.
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Transitional and Supportive Housing Ordinance
(Hughson City Council Ordinance No. 2015-08)

Pursuant to Senate Bill 2 (SB 2), the City must explicitly allow both supportive and
transitional housing types in all zones that allow residential development. Transitional
and supportive housing is intended to provide temporary housing, often with
supportive services, to formerly homeless persons for a period that is typically between
six (6) months and 24 months. The supportive services, such as job training,

rehabilitation and counseling help individuals gain life skills necessary for independent
living.

On July 27, 2015, the Hughson City Council approved Ordinance No. 2015-08 ensuring
that transitional and supportive housing is allowed by right (i.e. is a permitted use) in all
zones in which residential uses are allowed and subject to only the same restrictions as
residential uses contained in the same type of structure. In essence, the Council ensured
that it was no more difficult to obtain approval for the development of transition and
supportive housing than residential housing. Under this Ordinance, the City will: 1)
Update the transitional housing element in Table 17.02.032.1, Allowed Uses in Zoning
Districts; and 2) Revise the definition of Transitional Housing to state it is allowed in all
residential zones; and 3) Add a definition for Supportive Housing, as well as a definition
for Target Population which accompanies Supportive Housing.

2015 Housing Element Update

On December 14, 2015, the Hughson City Council adopted the 2015 Update to the
Hughson General Plan Housing Element (5™ Cycle). The City's Housing Element was last
adopted in 2009. A housing element is one of the seven mandated elements of a local
general plan. Housing element law, enacted in 1969, mandates that local governments
adequately plan to meet the existing and projected housing needs of all economic
segments of the community. The law acknowledges that, in order for the private market
to adequately address housing needs and demand, local governments must adopt land
use plans and regulatory systems which provide opportunities for, and do not unduly
constrain, housing development. As a result, housing policy in the State rests largely
upon the effective implementation of local general plans and, in particular, local housing
elements.

The City of Hughson is required to adopt and submit a Housing Element to HCD for
review and certification by December 31, 2015. The Housing Element, which covers the
planning period between December 31, 2015 and December 31, 2023, must show how
the City of Hughson will accommodate the region’s RHNA Allocation.
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The Housing Element has several unique requirements that set it apart from the other
six General Plan elements. State law (Government Code Sections 65580 et seq.) specifies
in detail the topics that the Housing Element must address and sets a schedule for
regular updates (currently every eight years). The Housing Element is also the only
element reviewed and certified by the State for compliance with State law. The California
Department of Housing and Community Development (HCD) is the State agency
responsible for this certification. The purpose of the Housing Element is to identify the
community's housing needs, to state the community's goals and objectives with regard
to housing production, rehabilitation, and conservation to meet those needs, and to
define the policies and programs that the community will implement to achieve the
stated goals and objectives.

The proposed 2015 Housing Element Update consists of two parts: a Background Report
(Executive Summary, Introduction, and Sections I through IV) and a Policy Document
(Section V). The Background Report identifies the nature and extent of the City's
housing needs, which in turn provides the basis for the City's response to those needs in
the Policy Document. The Background Report also presents information on the
community setting in order to provide a better understanding of its housing needs.

On January 6, 2016, HCD provided the City with a Letter of Compliance, certifying the
City's Housing Element for the next eight (8) years.

CIRCULATION
Amendments

There were no amendments to the Circulation Element in 2015.

Progress

A. On May 11, 2015, the Hughson City Council awarded a contract for the Tully
Road Rail Road Crossing Project, which is part of the larger Tully Road
reconstruction project, which spanned from Whitmore Avenue to Santa Fe
Avenue. On October 26, 2015, the City Council accepted the Tully Road
Railroad Crossing Project improvements and authorized the City Clerk to file
the Notice of Completion.

The larger project, while the contractor has completed their work, is still
outstanding due to gas transmission vaults that were located by Pacific Gas &
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Electric (PG&E) staff in the Tully Road right-of-way. Therefore, this portion of

the project has been left untouched until such time that PG&E can relocate
these gas lines.

On July 27, 2015, the Hughson City Council awarded a contract for the
Hughson Avenue Improvement Project to McFadden Construction, Inc., which
included the reconstruction of Hughson Avenue from 7" Street to the east
end as well as the installation of sidewalk on the north side of the roadway.
This work was completed in late-2015. The City Council accepted the

improvements and directed the City Clerk to file the Notice of Completion on
March 14, 2016.

In late 2015, Embree Asset Group, the project proponent for the Hughson
Dollar General retail store, constructed roadway and sidewalk improvements
at the intersection of Hughson Avenue and 4™ Street. These improvements
were constructed as part of the construction of the retail store.

In 2014, the City of Hughson was awarded Active Transportation Program
(ATP) funds to construct a sidewalk infill project on Fox Road from Charles
Street to Tully Road. Preliminary engineering, design and environmental work
continued in 2015. This project will be completed in Fiscal Year 2016-2017.

CONSERVATION AND OPEN SPACE

Amendments

There were no amendments to the Conservation and Open Space Element in 2015.

Progress

A.

On September 28, 2015, the Hughson City Council authorized the City
Manager to enter into a Memorandum of Understanding (MOU) with the
members of the Turlock Groundwater Basin Association (TGBA) for the
purposes on coordinating activities for compliance with the Sustainable
Groundwater Management Act (SGMA).

SGMA was signed by Governor Brown in September 2014 and went into effect
January 1, 2015. SGMA has a number of tasks and deadlines associated with
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it, including creating a Groundwater Sustainable Agency (GSA) by June 30,
2017 and adopting a Groundwater Sustainable Plan (GSP) by December 2020.

The TGBA decided to create a Post-SGMA MOU to set forth an approach to
the SGMA compliance, including: Turlock Sub-basin’s governance structure
(single or multiple GSAs), preferred planning method of a GSP, as well as
tools, resources, education, and outreach methods that need to be developed
to inform stakeholders. Another purpose of the Post-SGMA MOU is to help
increase the TGBA's voice in local groundwater management and to display
good faith efforts in working together on a local level.

The TGBA and a new group called the West Turlock Subbasin Group continue
to meet frequently to discuss matters necessary to comply with SGMA. The
WTSG is in the process of preparing a Joint Powers Agreement (JPA) for the
formation of the GSA.

B. In August 2014, the City Council declared a water 'shortage’ emergency and
amended the Hughson Municipal Code, Chapter 13 to ensure the City is
conserving as much water as possible. In 2015, the City continues to enforce
the water restrictions set then. The restriction limits outdoor irrigation to two
(2) days a week—Tuesdays and Saturday for even numbered addresses and
Wednesdays and Sundays for odd numbered addresses.

PUBLIC SERVICES AND FACILITIES
Amendments
There were no amendments to the Public Services and Facilities Element in 2015.

Progress

A. In early 2014, the City of Hughson received Notice of Application Acceptance for
a State Revolving Loan for the Well #7 Replacement Project. This project is
intended to replace City of Hughson Well #7, which recently was removed from
the municipal water distribution system due to high arsenic levels. The project
includes the drilling of a new City well, Well #9, and the re-drilling of an existing
City well, Well #5, as well as central arsenic treatment between the two wells.
This project is being implemented to address a cease-and-desist order served by
the State regarding arsenic levels in the City's municipal water system.
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B.

In 2015, the City continues to coordinate with the State on the overall project and
in particular the financing agreement. Currently, at the request of the State
Water Board, the City is completing additional environmental analysis for the
project. Once complete, the State will finalize the financing agreement and the
City can begin construction efforts.

Additionally, the City continues to provide the State Water Board with quarterly
progress reports on the City's efforts to address the arsenic compliance order.

The City of Hughson prepared a Spill Response Plan for Hazardous/Non-
Hazardous Materials and Wastes to provide guidelines for the control and
mitigation of non-storm water spills that enter the City’s storm water conveyance
system. The plan focuses on processes and procedures for responding to non-
storm water spills involving hazardous/non-hazardous materials and waste.

SAFETY

Amendments

There were no amendments to the Safety Element in 2015.

Progress

A.

NOISE

The Planning Commission or City Council did not approve a project in calendar

year 2015, which would constitute implementation of the Safety Element of the
General Plan.

Amendments

There were no amendments to the Noise Element in 2015.

Progress

The Planning Commission or City Council did not approve a project in calendar year
2015, which would constitute implementation of the Noise Element of the General Plan.
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HOUSING

Amendments

The Hughson City Council adopted the Housing Element and Amended the General Plan

to incorporate the 2015 Housing Element Update on December 14, 2015 through
Resolution No. 2015-34.

Progress

California housing element law, enacted in 1969, mandates that local governments
adequately plan to meet the existing and projected housing needs of all economic
segments of the community. The law acknowledges that, in order for the private market
to adequately address housing needs and demand, local governments must adopt land
use plans and regulatory systems which provide opportunities for, and do not unduly
constrain, housing development. As a result, housing policy in the State rests largely

upon the effective implementation of local general plans and, in particular, local housing
elements.

The Housing Element is one of seven required elements of the General Plan; however,
the Housing Element has several unique requirements that set it apart from the other six
General Plan elements. State law (Government Code Sections 65580 et seq.) specifies in
detail the topics that the Housing Element must address and sets a schedule for regular
updates (currently every eight years). The Housing Element is also the only element
reviewed and certified by the State for compliance with State law. The California

Department of Housing and Community Development (HCD) is the State agency
responsible for this certification.

The City of Hughson is required to adopt and submit a Housing Element to the State
Department of Housing and Community Development (HCD) for review and certification
by December 31, 2015. The Housing Element, which covers the planning period
between December 31, 2015 and December 31, 2023, must show how the City of

Hughson will accommodate the region’s Regional Housing Needs Assessment (RHNA)
Allocation.

According to the Final Regional Housing Needs Plan (RHNP) for Stanislaus County,

2014-2023, the City of Hughson's share of the total region’s allocation is 218 housing
units.
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The City submitted a Draft 2015 Housing Element to HCD for a 60-day review period on
July 27, 2015 and in September 2015 HCD submitted informal comments to the City.
City staff and its consultant, Mintier Harnish responded to the comments by making
revisions to the Housing Element on September 15, 2015, and September 24, 2015. HCD
confirmed, in a conditional approval letter sent on September 25, 2015, that the Draft
Housing Element, with the revisions, meets the statutory requirements of State housing
element law. The letter states that barring significant changes to the Draft Housing
Element, HCD will certify the document following approval by the City Council.

An Initial Study/Negative Declaration was prepared for the General Plan Amendment
through adoption of the 2015 Housing Element Update in accordance with the
requirements of the California Environment Quality Act (CEQA). This was made available
for public review and comment for 30 days starting on September 30, 2015.

After the December 14, 2015 adoption of the Housing Element, HCD provided a Letter
of Compliance dated January 6, 2016.
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