
 
HOUSING AUTHORITY OF THE COUNTY OF SANTA CRUZ 

AGENDA OF THE REGULAR BOARD MEETING 
October 28, 2026 at 11:00 a.m. 

HOUSING AUTHORITY OF THE COUNTY OF SANTA CRUZ 
2160 41st Avenue, Capitola, CA 95010 

1. Roll Call 
HOUSING AUTHORITY BOARD OF COMMISSIONERS: 

  
Chairperson Annette Melendrez 4 year term expires, September 29, 2027 
Vice-Chairperson Silvia Morales 4 year term expires, September 1, 2027 
Commissioner Carol Berg 4 year term expires, May 21, 2029 
Commissioner Ligaya Eligio 2 year term expires, October 20, 2028 
Commissioner Providence Martinez Alaniz 4 year term expires, February 10, 2027 
Commissioner Andy Schiffrin 4 year term expires, March 17, 2027 
Commissioner Richard Schmale 2 year term expires, May 12, 2027 

 
2. Consideration of Late Additions and Changes to the Agenda 

 
3. Consent Agenda 

 
A. Minutes of the Regular Meeting held September 23, 2026 

 
Motion to Approve 
 

B. Special December Meeting of Housing Authority Board of Commissioner 
 
Motion to Approve Canceling the Regular Meeting of December 23, 2026 and  
Convening a Special Meeting on December 09, 2026 at 11:00 a.m. 
 

C. Personnel Policies – Addition of Native American Day Holiday 
 
Motion to Adopt Updated Personnel Policies 
 

D. Housing Authority Project Based Voucher Program – FY 2027 Quarter 1 Report 
 
Receive Report 
 

E. Financing for the Acquisition of 2030 17th Avenue 
 

       Motion to Adopt Resolution 2026-07 to Allocate MTW Funds for an Acquisition Loan  
       to New Horizons for Expenses up-to $1,850,000 for 2030 17th Avenue  

 
4. Oral Communications (All oral communications must be directed to an item not listed on this agenda 

and must be within the jurisdiction of the Board.  Presentations must not exceed three minutes in length.  The 
Board will not take action or respond immediately to any Oral Communication presented, but may choose to 
follow up at a later time or schedule item for a subsequent agenda.  The Board may limit the total amount of 
time allowed for oral communication).  Anyone addressing the Board of Commissioners is asked to complete 
a card and leave it with the Board secretary so that their names may be accurately recorded in the Minutes. 

 
5. Unfinished Business 
 



6.  New Business 
 
A. Housing Authority Annual Agency Goals – Quarter 1 Progress Report 

 
Receive Report 

 
7. Written Correspondence  

 
A. Commissioner Eligio’s Re-Appointment Letter from the Board of Supervisors 
 

8. Director’s Report 
 

9. Reports from Board Members 
 (Board members may report on meetings attended, if any, or other items of interest.) 
 
10. Closed Session 

 
11. Report on Closed Session 

 
12. Adjournment 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Housing Authority complies with the Americans with Disabilities Act.  If you are a person with disabilities and 
you require special assistance in order to participate, please contact the Board secretary at 831-454-9455, ext. 201 at 
least 72 hours in advance of the meeting in order to make arrangements.  Persons with disabilities may request a copy 
of the agenda in an alternative format. 
Spanish language translation is available on an as needed basis.  Please make arrangements 72 hours in advance by 
contacting the Housing Authority at 831-454-9455, ext. 280. 
Agendas can be obtained from the Housing Authority of the County of Santa Cruz Administration Department.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                            
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AGENDA ITEM NO. 1  Roll Call   
Chairperson Melendrez called the meeting to order at 11:02 a.m. Members present Chairperson 
Melendrez, Vice-Chairperson Morales, Commissioners Eligio, Martinez Alaniz, Schiffrin and Schmale 
(Commissioner Berg entered the meeting at 11:06 a.m.) 
 
Members Absent 
Commissioner Berg 
 
Staff Present 
Jennifer Panetta, Tom Graham and Courtney Byrd of the Housing Authority 
 
AGENDA ITEM NO. 2     Consideration of Late Additions or Changes to the Agenda 
None. 
 
AGENDA ITEM NO. 3     Consent Agenda 
 
Chairperson Melendrez asked for a motion to approve the Consent Agenda unless any Board of 
Commissioners or members of the public would like to pull an item from the agenda or have 
comments/questions on an item. 
 
Commissioner Schiffrin moved for the Approval of the Consent Agenda; Commissioner Martinez Alaniz 
seconded the motion and it was passed by the following vote: 
 
AYES:  Commissioners Eligio, Martinez Alaniz, Melendrez, Morales, Schiffrin and Schmale 
NOES:  None 
ABSENT:   Commissioner Berg 
ABSTAIN:  None 
 
Agenda Item 3A. Approved Minutes of the Annual Meeting of August 26, 2026 
Agenda Item 3B. Authorized Year-End Interfund Loans from 41st Ave Office Fund 
Agenda Item 3C. Delegated Authority to the Executive Director to Execute a Contract for Roofing  

    Replacement Services with A-One Roof Management, Inc. 
Agenda Item 3D. Approved the Executive Director Employment Agreement and authorized the Board  

    Chair to execute the Agreement 
 
AGENDA ITEM NO. 4    Oral Communications 
None. 
 
AGENDA ITEM NO. 5   Unfinished Business 
None. 
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AGENDA ITEM NO. 6A  Public Hearing, Review Drafts of Significant Amendments to the Agency 

Annual Plan and 5-Year Plan for the Restore-Rebuild Program for the 
Housing Authority of the County of Santa Cruz 

 
Secretary Panetta presented the proposed Significant Amendments to the Agency’s Annual and 5-Year 
Plans to incorporate activities under the Restore-Rebuild Program. The program will support the 
development of affordable housing at 2021 Chanticleer Avenue and 2727 Mattison Lane in Santa Cruz, 
as well as the acquisition of an existing affordable housing development at 750 Bay Avenue in Capitola. 
 
Secretary Panetta explained that the Significant Amendments update the definitions of “Significant 
Amendment” and “Substantial Deviation/Modification” to provide the Agency with greater flexibility in 
implementing Restore-Rebuild  projects while streamlining the approval process for certain project-related 
changes. The amendments also include information regarding the proposed projects, anticipated funding 
sources, planned conversion to Project-Based Vouchers, and applicable tenant protections and regulatory 
requirements. 
 
Secretary Panetta reported that the amendments were made available for public review, published for 
public comment, and discussed with the Resident Advisory Board (RAB). The applicable jurisdictions 
confirmed that the amendments were consistent with their Consolidated Plans. The RAB expressed 
support for the Agency’s Restore-Rebuild goals and provided no comments on the amendments. No public 
comments were received during the review period. A discussion followed. 
 
Chairperson Melendrez Opened the Public Hearing, Review Drafts of Significant Amendments to the 
Agency Annual Plan and 5-Year Plan for the Restore-Rebuild Program for the Housing Authority of the 
County of Santa Cruz at 11:12 a.m. 
 
Public Hearing Comments: 
 
No Public in attendance with comments.  
 
Chairperson Melendrez Closed the Public Hearing, Review Drafts of Significant Amendments to the 
Agency Annual Plan and 5-Year Plan for the Restore-Rebuild Program for the Housing Authority of the 
County of Santa Cruz at 11:13 a.m. 
 
End of Public Comments. 
 
Commissioner Schiffrin made a Motion to Approve Submission to HUD the Significant Amendments of 
Agency Annual and 5-Year Plans. Adopt Resolution No. 2026-06 Authorizing Execution of the PHA 
Certification of Compliance with PHA Plan and Related Regulations; Board Resolution to Accompany 
the Significant Amendments for the Housing Authority of the County of Santa Cruz; Commissioner Berg 
seconded the motion and it was passed by the following vote: 
 
AYES:  Commissioners Berg, Eligio, Martinez Alaniz, Melendrez, Morales, Schiffrin and Schmale 
NOES:  None 
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ABSENT:   None 
ABSTAIN:  None 
 
AGENDA ITEM NO. 7   Written Correspondence 
None. 
 
AGENDA ITEM NO. 8   Report of Executive Director 
 
Deputy Executive Director Graham reported that a contract with California Housing Partnership was 
executed to support the 2021 Chanticleer project’s  pursuit of Low-Income Housing Tax Credits. Design 
coordination continues, and the County accepted Rock Solid Engineering’s geotechnical investigation in 
early September. 
 
Deputy Executive Director Graham informed the Board that staff are searching for a new mid-county 
agency headquarters that meets staff and client needs. A contract with CBRE, Inc. has been executed to 
provide real estate and relocation services. The Board will receive progress updates and participate in key 
decisions regarding site selection, office planning, and relocation. 
 
Secretary Panetta informed the Board that on May 18, 2026, the Housing Authority submitted a local Fair 
Market Rent (FMR) study to HUD for Santa Cruz and San Benito Counties. Following HUD’s review, 
FY 2027 two-bedroom FMRs increased by approximately 1% in Santa Cruz County and 3.5% in San 
Benito County. Staff are collecting supplemental rental data from underrepresented areas for HUD’s 
consideration; however, preliminary results do not indicate a likely increase in FMRs. Current FMRs 
remain sufficient for voucher program administration, though limited increases may constrain additional 
HCV renewal funding. 
 
Secretary Panetta announced the Housing Authority’s “Stay Ready” emergency preparedness campaign 
for HCV families and participating landlords, including preparedness materials and a free October 14 
workshop in partnership with the Santa Cruz County Office of Response, Recovery & Resilience. The 
workshop will cover El Niño, flooding, severe weather, and power outages, with live Spanish translation. 
Households in Housing Authority-owned properties will also receive emergency weather radios to support 
access to critical alerts during emergencies. 
 
Secretary Panetta reported that all EHV families have been notified of continued rental assistance through 
the HCV program following EHV expiration. Staff continue prioritizing EHV households for PBV 
opportunities. Since October 2025, 80 households have exited the program, primarily through transfers to 
other rental assistance programs. Currently, 192 households remain, with eight interested in Harvey West 
Studios and one transferring to another PBV unit. 
 
Secretary Panetta reported that FY 2027 federal appropriations remain pending. The House proposed 
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approximately $71.4 billion for HUD, an 8% reduction from FY 2026. A continuing resolution (CR) funds 
the federal government through December 11, 2026, and authorizes Tenant Protection Vouchers for 
eligible EHV households remaining under lease as of September 30. This provision may reduce the need 
to absorb remaining EHV households into the Housing Choice Voucher program, pending final 
appropriations and HUD guidance. Staff continue monitoring federal funding developments and planning 
for potential impacts on voucher assistance and utilization. 
 
AGENDA ITEM NO. 9  Reports from Board Members 
  
Chairperson Melendrez reported that the Pajaro Valley Shelter Services is having a ground-breaking 
ceremony tonight for a remodel to expand the shelter. The ceremony is at 5:00 p.m. located at 115 Brennan 
Street if any of the Commissioners would like to attend. Commissioners and staff congratulated 
Chairperson Melendrez and her staff on the ground-breaking. 
 
AGENDA ITEM NO. 10    Closed Session  
None. 
 
AGENDA ITEM NO. 11  Report on Closed Session 
None. 
 
AGENDA ITEM NO. 12  Adjournment 
 
The Board of Commissioners meeting was adjourned at 11:45 a.m. 
 
I hereby certify that these minutes were approved by the Housing Authority of the County of  
Santa Cruz, on the Twenty Eighth Day of October 2026. 
    
 

 _______________________   
Chairperson of the Authority 

ATTEST: ____________________ 
 
Secretary of the Authority  
 



 AGENDA ITEM SUMMARY 
______________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 3B 
 

FROM:      Executive Director   
______________________________________________________________________________ 
 
SUBJECT: Special December Meeting of Housing Authority Board of Commissioners  
______________________________________________________________________________ 
 
RECOMMENDATION:  Approve Canceling the Regular Meeting of December 23, 2026 and  

        Convening a Special Meeting on December 09, 2026 at 11:00 a.m. 
______________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
The Housing Authority Bylaws state that the Board of Commissioners does not hold a Regular 
Meeting in November. In consideration of the December holiday schedule, staff recommends 
canceling the Regular Meeting scheduled for December 23, 2026, and convening a Special 
Meeting of the Housing Authority Board of Commissioners on Wednesday, December 9, 2026, at 
11:00 a.m. 
 
RECOMMENDATION:  Approve Canceling the Regular Meeting of December 23, 2026 and  

        Convening a Special Meeting on December 09, 2026 at 11:00 a.m. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

HOUSING AUTHORITY OF THE COUNTY OF SANTA CRUZ 
 



  

 

AGENDA ITEM SUMMARY 
_________________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 3C 
 

FROM: Administrative Services Director   
_________________________________________________________________________________ 
 
SUBJECT: Personnel Policies – Addition of Native American Day Holiday 
_________________________________________________________________________________ 
 
RECOMMENDATION: Adopt Updated Personnel Policies 
_________________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
The Housing Authority’s Personnel Policies state that employees “shall be granted days designated as 
legal holidays by the Governor of the State of California or the President of the United States, if granted 
as a paid holiday for federal or state employees.” 
 
On September 25, 2026, the Governor of the State of California established Native American Day as a 
paid state holiday. Native American Day will be observed annually on the fourth Friday of September 
and recognizes the history, culture, and contributions of California Native American peoples. 
 
Consistent with the Authority’s Personnel Policies, staff recommends adding Native American Day to 
the Housing Authority’s paid holiday schedule beginning in 2027 and updating the Personnel Policies 
accordingly. The enclosed redlined version of the Personnel Policies reflects this proposed revision on 
page 40. 
 
RECOMMENDATION: Adopt Updated Personnel Policies  
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AGENDA ITEM SUMMARY 
_____________________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 3D 
 
        FROM: Executive Director 
______________________________________________________________________________ 
 
SUBJECT: Housing Authority Project Based Voucher Program – FY 2027 Quarter 1 Report  
______________________________________________________________________________ 
 
RECOMMENDATION: Receive Report  
______________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
The Board of Commissioners directed staff to provide quarterly reports on the Project-Based 
Voucher (PBV) Program, including information about the number of projects in various stages of 
the PBV pipeline, as well as projects that are completed and under a Housing Assistance Payments 
(HAP) Contract. The FY2027 first quarter report is attached. The report includes key milestones, 
deadlines, and details about each project.  
 
The report on PBV projects is separated into three key phases, with a separate table for each phase. 
 

1. Conditional Award of Vouchers: The first table includes a list of projects that have 
been conditionally awarded vouchers. This includes new construction projects that 
have not yet executed an Agreement to Enter into a HAP Contract (AHAP) or existing 
housing projects that have not yet executed a HAP Contract. This section includes the 
original date of conditional award, the deadline for execution of the AHAP, and any 
extensions to the AHAP deadline that the project has requested or received pursuant to 
the Housing Authority’s PBV rescission policy. The report will also include the status 
of the environmental review (ER) and subsidy layering review (SLR), which must be 
completed prior to execution of the AHAP. Existing housing projects do not need to 
complete ER or SLR requirements. 
 

2. Projects under an AHAP: The second table lists projects for which an AHAP has 
been executed. This table includes the AHAP effective date, the expected construction 
completion date, and the required construction completion date based on deadline 
provided in the AHAP. This table also notes whether construction is active or on hold. 
The required construction completion date will account for any amendments to the 
AHAP that extended this date. 

 
3. Projects Under a HAP Contract: The final table lists completed projects, for which 

a HAP Contract is in place. These projects are either stably occupied or in the process 
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of initial lease-up. The report on projects under HAP includes the HAP Contract 
effective date and expiration date. 

 
 

RECOMMENDATION: Receive Report
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1. Projects with Conditional Awards (Not Under an AHAP) 

 

Project 
Number 

Project 
Name Address 

Original 
Conditional 
Award Date 

Total 
Number of 

Units 

Number of 
PBVs 

Deadline to 
Execute 
AHAP  

AHAP 
Deadline 
Extension 
Request #1 

AHAP 
Deadline 
Extension 
Request #2 

Environm-
ental 

Review 
Status 

Subsidy 
Layering 
Review 
(SLR) 
Status 

Building 
Permit 
Status 

1 Baler Place 

340 
Bridgevale 
Dr, 
Hollister, 
CA 92117 

2/7/2024 54 25 2/6/2026 
Approved 
through 

08/06/2026 

Approved 
through 

02/06/2027 

Clearance 
received – 
12/29/2025 

SLR 
certification 

received 
05/26/2026 

Anticipated 
October 

2026 

2 150 Felker 
Street 

150 Felker 
St, Santa 
Cruz, CA 
95060 

8/14/2024 44 24 8/14/2026 
Approved 
through 

02/14/2027 
N/A 

Clearance 
received -

05/06/2025 

SLR 
certification 

received 
10/14/2026 

Pending 
receipt  

3 Watsonville 
Metro 

475 
Rodriguez 
St, 
Watsonville, 
CA 95076 

8/14/2024 79 20 8/14/2026 
Approved 
through 

02/14/2027 
N/A 

Clearance 
received – 
05/13/2026 

Under 
review - 

Submitted 
for approval 
10/14/2026 

Pending 
receipt 

TOTAL 177 69 
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2. Projects Under an AHAP 
 

Project 
Number Project Name Address 

Total 
Number of 

Units 

Number of 
PBVs 

AHAP 
Effective 

Date 

 Expected 
Completion 

Date 

Construction 
Completion 

Requirement 

Construction 
Status 

1 Park Haven 
Plaza   

2840 Park Avenue, 
Soquel CA 95073 36 35 10/18/2022 09/30/2027 06/01/2027 Active 

2 Veterans 
Village 

8705 Hwy 9, Ben 
Lomond, CA 
95005 CA 

20 15 12/21/2022 12/31/2027 12/31/2027 Active 

4 Harvey West 
Studios 

119 Coral Street, 
Santa Cruz, CA 
95060 

121 
60  

(and 20 Shelter 
Plus Care) 

05/15/2024 10/15/2026 11/01/2026 Active 

5 Downtown 
Library 

119 Lincoln St, 
Santa Cruz, CA 
95060 

124 31 04/23/2025 02/17/2028 03/03/2029 Active 

6 Westside 
Village 

850 Almar Ave, 
Santa Cruz, CA 
95060 

38 25 06/17/2025 11/01/2026 06/16/2028 Active 

7 4575 Scotts 
Valley Drive 

4575 Scotts Valley 
Drive, Scotts 
Valley, CA 95066 

100 40 07/24/2025 07/01/2027 07/23/2028 Active 

8 831 Water 
Street 

831 Water Street, 
Santa Cruz CA  
95060 

140 64 10/30/2025 06/22/2028 10/29/2028 Active 

9 Beverly 
Gardens 

4408 & 4444 Scotts 
Valley Drive, Scotts 
Valley, CA 95066 

25 24 12/15/2025 05/01/2027 12/14/2028 Active 

10 136 River 
Street 

136 River Street, 
Santa Cruz, CA 
95060 

51 20 02/27/2026 02/01/2028 02/26/2029 Active 

11 Banana Belt 
917, 919, 923 Water 
Street, Santa Cruz, 
CA 95062 

83 25 04/09/2026 04/01/2028 04/08/2029 Active 

12 41st and Soquel 
2755 & 1831 41st 
Ave, Soquel, CA 
95073 

256 91 05/12/2026 02/01/2029 05/11/2029 Active 



3 
 

13 Pinnacle Pass 
75 Mount Hermon 
Rd, Scotts Valley, 
CA 95066 

40 25 05/14/2026 11/01/2027 05/13/2029 Active 

14 525 Water 
Street 

525 Water Street, 
Santa Cruz, CA 
95060 

90 33 05/22/2026 08/01/2028 05/21/2029 Active 

15 Capitola Manor 1098 38th Ave, 
Capitola, CA 95010 52 25 10/01/2026 05/01/2028 09/30/2029 Active 

TOTAL 1,176 
513 (and 20 
Shelter Plus 

Care) 
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3. Projects Under a HAP Contract 
 

Project 
Number Project Name Address 

Total 
Number of 

Units 

Number of 
PBVs 

HAP Contract 
Effective Date 

HAP Contract 
Expiration Date 

1 El Centro 1110 Pacific Ave, Santa Cruz, CA 
95060 45 44 11/1/2014 10/31/2029 

2 Emerald Hill 
Apartments 

101 & 102 Civic Center Drive, Scotts 
Valley, CA 95066 46 7 12/1/2014 11/30/2029 

3 San Andreas 295 San Andreas Road, Watsonville, 
CA 95076 43 5 1/1/2015 12/31/2029 

4 Resetar Residential 
Hotel 

15 W. Lake Ave, Watsonville, CA 
95076 78 52 6/23/2015 5/31/2030 

5 St. Stephens Senior 
Housing 

2510 Soquel Avenue, Santa Cruz, CA 
95062 40 39 5/24/2017 4/30/2032 

6 Pippin Orchards 
Apartments 

56 Atkinson Lane, Watsonville, CA 
95076 41 31 11/15/2018 10/31/2033 

7 Water Street 
Apartments 708 Water St, Santa Cruz, CA 95060 41 33 9/19/2019 8/31/2034 

8 Sunrise Senior 
Apartments 

580 Westside Blvd, Hollister, CA 
95023 49 48 12/11/2019 12/11/2034 

9 Pajaro Valley Shelter 
Services 

110 Kearney Street, 112 Kearney 
Street, 561 Rodriguez Street, 62 
Arista Lane, Watsonville, CA 95076 

4 4 6/17/2020 5/31/2035 

10 La Playa 216 Leibrandt Ave, Santa Cruz, CA 
95060 8 2 5/1/2018 4/30/2038 

11 Sycamore Commons 125 Sycamore St, Santa Cruz, CA 
95060 60 13 5/1/2018 4/30/2038 

12 Woodland Senior 
Apartments 

3050 Dover Dr, Santa Cruz, CA 
95065 68 27 3/16/2020 2/29/2040 

13 Jardines Del Valle 76 Murphy's Crossing Rd, 
Watsonville, CA 95076 18 5 3/18/2020 2/29/2040 

14 Villas Del Paraiso 340A Pariso Drive, Watsonville, CA 
95076 51 15 3/18/2020 2/29/2040 

15 Merrill Road 
Apartments 3201 Merrill Rd, Aptos, CA 95003 15 15 7/1/2023 6/30/2043 

16 Bienestar Plaza 1520 - 1550 Capitola Rd, Santa Cruz, 
CA 95062 65 40 11/13/2023 10/31/2043 

17 Tabasa Gardens 1482 Freedom Blvd, Watsonville, CA 
95076 53 37 3/26/2024 2/29/2044 
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18 Cedar Street Family 
Apartments 

538 Cedar Street, Santa Cruz CA 
95060 65 8 4/22/2024 3/31/2044 

19 LIPH PBVs Various 234 223 5/1/2024 4/30/2044 

20 Pacific Station South 818 Pacific Ave, Santa Cruz, CA 
95060 70 47 11/13/2024 10/31/2044 

21 Cienega Heights 1515, 1615, 1715 Brewington Ave, 
Watsonville, CA 95076 80 37 11/18/2024 10/31/2044 

22 Sparrow Terrace 139 and 141 Miles Lane, Watsonville 
CA 95076 72 43 12/20/2024 11/30/2044 

23 Natural Bridges 
Apartments 

415 Natural Bridges Drive, Santa 
Cruz CA  95060 20 20 1/7/2025 12/31/2044 

24 Tierra Alta 101 - 114 Tierra Alta Drive, 
Watsonville, CA 95076 36 33 2/1/2025 1/31/2045 

25 Jessie Street 316 Jessie Street, Santa Cruz CA 
95060 50 48 3/28/2025 2/28/2045 

26 Bluffs at 44th 4401 Capitola Rd, Capitola, CA 
95010 36 25 11/24/2025 10/31/2045 

27 Casa Pajaro 127 - 193 East Front St, Watsonville, 
CA 95076 34 32 02/01/2026 1/31/2046 

28 Pacific Station North 
902, 912, and 920 Pacific Avenue and 
423 Front Street, Santa Cruz, CA 
95060 

128 51 07/23/2026 6/30/2046 

TOTAL 1,550 984 
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AGENDA ITEM SUMMARY 
__________________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 3E 
 
        FROM: Deputy Executive Director 
__________________________________________________________________________________ 
 
SUBJECT: Financing for the Acquisition of 2030 17th Avenue  
__________________________________________________________________________________ 
 
RECOMMENDATION: Adopt Resolution 2026-07 to Allocate MTW Funds for an Acquisition Loan 
to New Horizons for Expenses up-to $1,850,000 for 2030 17th Avenue  
__________________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
In August 2025, the Board of Directors for New Horizons adopted Resolution 2025-04, authorizing staff 
to purchase property located at 2030 17th Avenue for $1,850,000. The acquisition was completed in late 
August 2026 and funded solely with New Horizons reserves. 
 
2030 17th Avenue was acquired to support the larger new construction project at 2021 Chanticleer 
Avenue. Since acquiring 2030 17th Avenue, New Horizons has amended the NEPA to include this parcel 
and has incorporated the property into the site plans for 2021 Chanticleer. Staff plan to apply for 4% 
Low Income Housing Tax Credits in February 2027 to support the cost of the development project.  
 
Staff are recommending the allocation of up-to $1,850,000 in MTW funds in the form of a loan to support 
New Horizons in the acquisition of this property. This loan will achieve two important objectives. First, 
the use of MTW funds on an eligible activity during calendar year 2026 will fully maximize our baseline 
funding calculation for subsequent years. Second, these funds will be categorized as public funds on the 
application for Low Income Housing Tax Credits. An increase the amount of public funds effectively 
increases the tie breaker score which will make the application more competitive upon review.  
 
This recommendation includes the Housing Authority providing these funds to New Horizons in the 
form of loan, and entering into all documents necessary to provide a loan including but not limited to a 
promissory note and deed of trust. The adoption of Resolution 2026-07 will be used to document the 
Board’s decision to allocate these funds for acquisition expenses associated with development project at 
2021 Chanticleer Avenue.  
 
RECOMMENDATION: Adopt Resolution 2026-07 to Allocate MTW Funds for an Acquisition Loan 
to New Horizons for Expenses up-to $1,850,000 for 2030 17th Avenue. 
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HOUSING AUTHORITY RESOLUTION NO. 2026-07 

 
A RESOLUTION OF THE HOUSING AUTHORITY OF THE COUNTY OF SANTA 

CRUZ AUTHORIZING  
 

At a duly constituted meeting of the Board of Commissioners (the "Board") of the 
Housing Authority of the County of Santa Cruz (the "Authority") held on October 28, 2026, the 
following resolution was adopted:  
 

WHEREAS, in this Resolution, when it states that the Authority shall act, the Board is 
authorizing such action on behalf of the Authority and deems such action to be in the best 
interests of the Authority; and 

 
WHEREAS, the Authority is a duly formed housing authority of the State of California, 

and is vested with the responsibilities set forth in Division 24, Part 2, Article 4 (Sections 34310-
34334) of the California Health and Safety Code (the "California Housing Authority Law"), 
which includes providing low and moderate income housing within its jurisdiction;  

 
WHEREAS, the Authority formed New Horizons Affordable Housing and Development 

Inc. ("New Horizons"), a California nonprofit public benefit 501c3 exempt corporation to help 
support the Authority's mission of developing and operating affordable housing within its 
jurisdiction; 

 
WHEREAS, New Horizons purchased a .236-acre real property located at 2030 17th 

Avenue in the County of Santa Cruz (the "Property");  
 
WHEREAS, New Horizons intends to include the Property in the adjacent development 

located at 2020 – 2031 Chanticleer Avenue to provide units affordable for very-low, low and 
moderate income households (the “Project”) 
 

WHEREAS, to ensure the affordability of the Project, the Authority desires to enter into 
with New Horizons and Record against the Property, a long term-term regulatory agreement 
requiring units in the Project to be rented to low-income households in compliance with 
requirements for the use of HUD Moving To Work (MTW) funds; (the "Regulatory 
Agreement"), recorded in the Official Records in Santa Cruz County; and 
 

WHEREAS, the Authority desires to provide a loan to New Horizons in an amount up to 
up to $1,850,000 of U.S. Department of Housing and Urban Development (HUD) Moving To 
Work (MTW) funds to support the purchase of the property (the "Authority Loan"); and 
 

WHEREAS, the Authority desires to enter into any and all documents necessary for the 
Authority to make the Authority Loan and for New Horizons to borrow the Authority Loan, 
including but not limited to a deed of trust and promissory note (collectively, the "Authority 
Loan Documents"); and 
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WHEREAS, by staff report (the "Staff Report") accompanying this Resolution the 

Authority has been provided with additional information upon which the actions set forth in this 
Resolution are based.  

 
 NOW, THEREFORE, THE BOARD OF THE HOUSING AUTHORITY OF THE 
COUNTY OF SANTA CRUZ DOES RESOLVE AS FOLLOWS: 
 
Section 1: The Board finds and determines that the above recitals are true and correct and 
have served, together with the Staff Report, as a basis in part, for the actions of the Board set 
forth below. 
 
Section 2: The Board approves lending the Authority Funds to support the purchase. 
 
Section 3:  The Board authorizes the Executive Director of the Authority or, in the absence of 
the aforementioned, Chairman of the Board of Commissioners, or any other officer acting alone 
on behalf of the Authority (the "Authorized Officer"), to enter into and execute any and all 
necessary documents listed in and/or contemplated by this Resolution, including, without 
limitation, amendments to the Authority Loan Documents, all in such form as is recommended 
by Authority special legal counsel, and approved by the Authorized Officer, such approval to be 
conclusively evidenced by the execution by the Authorized Officer of such documents, and to 
take any other actions, necessary to enable the provision of the Additional Authority Funds and 
the amending of the Authority Loan, and to do any and all other activities contemplated in this 
Resolution. 
 
Section 4: This Resolution shall take immediate effect upon adoption. 
 
PASSED AND ADOPTED by the Board of Commissioners of the Housing Authority of the 
County of Santa Cruz, by the following vote:   
 

 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
 
 
 
 
       ____________________  
                                                                                   Chairperson of the Authority 
ATTEST: 
 
 

 
Secretary of the Authority   
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_____________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 6A     
 
        FROM: Executive Director         
______________________________________________________________________________ 
 
SUBJECT: Housing Authority Annual Agency Goals – Quarter 1 Progress Report 
______________________________________________________________________________ 
 
RECOMMENDATION: Receive Report 
______________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
Each year, the Housing Authority Board of Commissioners establishes Annual Agency Goals for 
the upcoming fiscal year. A final report on progress towards FY 2026 - 2027 goals will be 
provided to the Board at the August 2027 meeting. Below is a summary of progress towards the 
Annual Agency Goals for Quarter 1: July 1, 2026 – September 30, 2026. 
 
Housing Authority Agency Goals for 2026 - 2027 Fiscal Year 
 
1. Housing Choice Voucher Program:  

 
a. Absorb all remaining EHV households into the Housing Choice Voucher (HCV) 

program. 
 
In August 2026, all remaining EHV households were informed that their rental 
assistance is no longer at risk and that the Housing Authority will transition them to 
other voucher assistance as their EHV assistance ends. 
 
Since that time, there has been a significant development at the federal level. In 
September, Congress enacted a Continuing Resolution (CR) directing HUD to make 
Tenant Protection Vouchers (TPVs) available to households remaining in the EHV 
program as of September 30, 2026. HUD has since confirmed that the Housing 
Authority will receive TPVs for all of its EHV households that were leased as of that 
date. This is welcome news, as it will allow the Housing Authority to preserve rental 
assistance for these households without drawing on its existing HCV resources. TPVs 
will allow all EHV families to receive ongoing rental assistance.  
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b. Maintain high program utilization and honor existing PBV commitments while 
ensuring long-term financial sustainability of the Housing Choice Voucher 
Program and preventing HCV funding shortfall in 2027. 
 
The Agency’s voucher utilization rate is currently 98.17%. Staff continue to carefully 
monitor program attrition, per-unit costs, upcoming Project-Based Voucher (PBV) 
lease-ups, existing PBV commitments, and projected federal funding to maintain high 
utilization while ensuring sufficient resources to meet the Agency’s long-term 
obligations. Over the coming months, voucher utilization is expected to remain 
relatively stable, as new PBV lease-ups offset program attrition. The Agency 
anticipates maintaining a high utilization rate, well above the 95% threshold required 
by HUD for a “High Performer” designation. 
 
Federal Housing Choice Voucher (HCV) funding for calendar year 2027 remains 
uncertain. Although final funding levels have not yet been established, current 
projections indicate that federal funding increases may not keep pace with increases 
in the Agency’s actual Housing Assistance Payment (HAP) costs. Of particular 
concern is HUD’s Renewal Funding Inflation Factor (RFIF), which is used to adjust 
HCV renewal funding for anticipated increases in rental assistance costs. The 
preliminary RFIF for the Santa Cruz area is approximately 0%, despite continued 
increases in local housing costs. This is particularly significant given the Agency’s 
high utilization rate and upcoming Project-Based Voucher (PBV) commitments, 
which leave limited flexibility to absorb funding shortfalls. The availability of Tenant 
Protection Vouchers (TPVs) for households transitioning from the Emergency 
Housing Voucher (EHV) program substantially reduces one anticipated funding 
pressure by eliminating the need to absorb those households into the Agency’s 
existing HCV funding. Nevertheless, current projections indicate that the Agency 
could face a funding shortfall in 2027 if federal funding does not adequately account 
for increases in actual program costs. Staff will continue to refine financial 
projections as additional federal funding information becomes available and will keep 
the Board informed of significant developments. 

 
2. Affordable Housing Supply:  

 
a. Optimize financial resources and funding sources, including MTW and New 

Horizons funds, to acquire property and develop new affordable housing 
projects. 
 
The Housing Authority is planning to provide New Horizons with a loan of 
approximately $1M in MTW funds to support the acquisition of 2030 17th Avenue. 
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The recommendation to authorize the loan is included in the October 2026 Board 
meeting. This loan will optimize the use of MTW funds to increase subsequent HAP 
funding for 2027, and will provide additional public funds to the project which will 
increase the competitiveness of our  Low-Income Housing Tax Credit application. 
 

b. Establish a total of two partnerships on LIHTC projects, to acquire the LIHTC 
experience points that are required in order to apply for tax credits for our own 
future projects. 
 
New Horizons selected MidPen Housing as its development partner for the 2021 
Chanticleer project. The partnership is expected to submit a 4% Low Income Housing 
Tax Credit application in February 2027. Staff are also in discussions with MidPen 
regarding a potential partnership on the Good Shepherd development at 2727 
Mattison Lane in Live Oak.  The Co-Development RFQ remains open, and staff will 
continue to engage with potential development partners to identify additional 
opportunities that will provide New Horizons with the LIHTC experience necessary 
to independently pursue tax credit financing for future projects. 
 

c. Complete pre-development activities for 2021 Chanticleer, which include 
entering a co-development agreement with a development partner, submitting 
an LIHTC application early in 2027, and securing entitlements from the county 
Planning Department. 
 
Staff have made significant progress toward completing key predevelopment 
milestones for the project.  Entitlements have been secured from the County Planning 
Department, and staff have worked with MidPen to formalize the partnership through 
a Joint Development Agreement, which is coming before the Board for approval at 
the October meeting. The project team is now advancing design, financing, and other 
predevelopment activities in preparation for submitting an application for 4% Low 
Income Housing Tax Credits in February 2027. 
 

d. Submit a Multi-Family Development Package to HUD by August 2026 and 
execute a Purchase and Sales Agreement to acquire 750 Bay Avenue to initiate 
the process to reposition the property through the Restore Rebuild Initiative to 
secure 69 Rental Assistance Demonstration Project Based Vouchers. 
 
Staff successfully submitted the Mixed-Finance Development Proposal to HUD on 
August 13, 2026.  Staff also submitted a letter of interest to First Community Housing 
on August 11, 2026, outlining New Horizons’ interest in acquiring the property. First 
Community Housing has not formally responded to the proposal.  Staff will continue 
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to pursue the acquisition and, if an agreement can be reached, advance the necessary 
HUD approvals and other steps required to reposition the property. 
 

3. Expand Programs and Services:   
 

a. Expand utilization of existing New Horizons Programs and Services. 
 
Staff have developed a coordinated outreach strategy to increase awareness and 
utilization of New Horizons programs and services. The goal is to ensure that 
Housing Authority participants are aware of available resources, understand how to 
access them, and have opportunities to participate. The strategy establishes a more 
consistent approach to outreach across programs, while allowing flexibility based on 
the populations served and the nature of each program. 
 
Outreach efforts will use a combination of direct mail, email, social media, website 
updates, community events, webinars, and informational materials displayed in the 
Agency lobby and resident community areas. Communications will be provided in 
English and Spanish, with both online and paper options available to ensure 
accessibility. Staff will also use routine interactions with participants as opportunities 
to share information about available services, with the Client Services Coordinator 
serving as the primary point of contact for participants seeking additional information 
or assistance. Outreach activities will be coordinated among Agency staff and 
community partners to ensure consistent messaging and effective use of resources. 
 
To evaluate the effectiveness of these efforts, staff will implement an Outreach 
Activity Tracker to document outreach activities, households reached, responses 
received, and resulting program enrollment, where applicable. Participant and staff 
feedback will help identify barriers to participation and opportunities for 
improvement. Staff will review outreach results quarterly and adjust strategies based 
on what is most effective. Ultimately, the objective is not simply to increase the 
amount of outreach conducted, but to ensure that outreach translates into greater 
awareness, access, and participation in New Horizons programs and services. 
 

b. Develop output and outcome related measures to evaluate utilization and impact 
of New Horizons Programs and Services. 
 
The following proposed framework identifies key metrics for evaluating the reach, 
effectiveness, and impact of New Horizons programs and services. For each program, 
the proposed measures are organized into two categories: 
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1. Utilization and Outputs: Measures intended to assess how many people are 
participating, the number and types of services delivered, and how program 
funding is being utilized. 
 

2. Outcomes and Impact: Measures intended to assess what difference the 
programs and services are making in participants’ lives, including 
improvements in access, opportunity, stability, and well-being. 

 
Where possible, these metrics will be measured using existing Housing Authority 
data, supplemented by information from service providers and participant surveys. 
 
Staff welcome Board feedback on the proposed framework and metrics and will 
incorporate any recommended changes before beginning quarterly reporting of these 
measures with the Quarter 2 report, which will be presented at the January Board 
meeting. Please note that some of the proposed metrics are already being collected, 
while others will require new data collection methods, including participant surveys 
and additional reporting from service providers. As a result, not all metrics will be 
available in the initial quarterly reports. Staff will develop and implement the 
necessary data collection processes over the course of the first year, with the goal of 
reporting on all identified metrics by the end of the fiscal year in the final report 
presented in the August 2027 meeting. Once established, these measures will be 
included in quarterly reports to the Board, allowing us to track participation, evaluate 
outcomes, and better understand the impact of New Horizons programs and services 
over time. 
 

Program Utilization and Outputs Outcomes and Impact 

New Horizons Scholarship 

 Applicants 
 Scholarship awards 
 First-generation college students 
 Funding utilization 
 Type of academic institution or 

program. 

 Distribution of 
recipients enrolled in 
two-year, four-year, 
and certificate 
programs. 

Summer Enrichment Programs 

 Applicants 
 Participants by age group 
 Participation by program type 
 Funding utilization 

 Parent-reported 
satisfaction, 
increased outdoor 
activity, and social 
connectedness 

HOMEwork Tutoring 

 Applicants 
 Participating households 
 Participating students 
 Tutoring hours provided per 

student 

 Parent reported 
satisfaction 

 Parent reported 
academic 
improvement 

Stuff the Bus Backpacks 

 Applicants 
 Backpacks distributed by age 

group 
 Funding utilization 

No outcome data 
available 
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Housing Mediation Program 
 Referrals 
 Mediation hours provided 
 Funding utilization 

 Cases successfully 
resolved 

 Participant and 
landlord reported 
satisfaction with the 
mediation process. 

Santa Cruz METRO Passes 
 Active passholders 
 Transit rides taken 
 Funding utilization 

 Participant reported 
satisfaction and 
reduction in 
transportation 
barriers 

Opportunity Factory Economic 
Mobility Program 

 Applicants 
 Participants 
 Service hours per participant 
 Funding utilization 

 Number of Resumes 
completed, jobs 
applied for, 
employment secured 

Financial Literacy Workshops 
 Workshops delivered by topic 
 Workshop attendance 
 Funding utilization 

 Participant reported 
increased financial 
knowledge, 
improved 
understanding of 
subject matter, and 
overall satisfaction 

Project: Silver Bells (Care 
Packages) 

 Care packages delivered 
 Donations received 
 NH cost per package 

No outcome data 
available 

Senior Resource Fairs 
 Fairs held 
 Participating partner agencies 
 Attendance 

 Participant reported 
satisfaction, 
improved 
understanding of 
available services, 
and stronger 
community 
connections 

Sunny Side Program – Senior 
Services and Case Management 

 Applicants 
 Participants 
 Services provided 
 Service hours per participant 
 Funding utilization 

 Outcomes and 
Impact data provided 
by Senior Network  

Security Deposit Assistance 

 Households assisted 
 Amount of financial assistance 

provided 
 Funding utilization 

No outcome data 
available 

Loss Mitigation Funds 

 Claims received 
 Claims approved 
 Amounts paid by funding source 

or jurisdiction 
 Budget utilization 

 Landlord reported 
satisfaction with 
HCV program and 
loss mitigation 
program, landlord 
willingness to 
participate in HCV 
again  

High Speed Internet 

 Properties connected 
 Participation rate at connected 

properties 
 Funding utilization. 

 Stakeholder-reported 
improvement in 
internet access bi-
annual survey 
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c. Use output and outcome data, along with information from Stakeholder Survey, 

to provide recommendations about potential changes in New Horizons Programs 
and Services programming. 

 
Recommendations to be provided in Quarter 4. 
 

4. Engage in Activities to Initiate Search for a New Agency Headquarters:  
 

a. Develop an acquisition and relocation strategy for the Agency to secure a new 
permanent mid-county agency headquarters. This includes conducting 
assessments to analyze location, commutes, and space planning. Work with the 
Board, staff, and consultants to ensure the building programming and floor 
plans meet the facility requirements to support efficient operations and provide 
long-term organizational sustainability. 

 
The Housing Authority has selected CBRE, Inc. to provide real estate services to 
assist with the search, acquisition and programming of a new office headquarters. 
Staff are in the early stages of working CBRE, Inc and have held meetings to 
establish search parameters and office needs which includes site location, office 
programming, and local amenities. This activity is expected to continue into next 
calendar year, and staff will provide updates at regular Board meetings.   

 
5. Improve Agency and Program Management:   

 
a. Initiate design and development of a new Housing Authority website that 

improves accessibility, multilingual access, navigation, and stakeholder 
engagement, along with an updated agency intranet to enhance internal 
communication, document management, collaboration, and staff access to 
agency resources.  
 
Work is underway to develop a new Housing Authority website and staff intranet. 
The Housing Authority selected Planeteria Media as the web-developer and held a 
project kickoff meeting in September. Weekly project meetings are underway, with 
accessibility, multilingual access, mobile usability, and clearer navigation identified 
as priorities. A staff stakeholder walkthrough is scheduled for late October to gather 
input on how the website and intranet can better serve participants, landlords, 
community partners, and employees. Staff feedback will guide the design and 
organization of both sites, with a focus on making Agency information and resources 



8 
 

easier to access and use. Development of the website is expected to take 
approximately six to eight months. 
 

b. Improve customer experience by providing customer service and interpersonal 
skills training to all staff agencywide.  
 
The Agency is offering a five-session, all-staff training series focused on 
strengthening communication, engagement, teamwork, productivity, and customer 
service. The first session, Everything DiSC® Workplace, was completed in 
September and established a foundation for understanding and adapting to different 
communication and work styles. The remaining sessions include Interpersonal Skills 
and Emotional Intelligence, Time Management and Organizational Skills, Managing 
Workplace Anxiety, Confidence and Assertiveness, Critical Thinking, and Generation 
Gaps.  
 

c. Develop a report to consider the potential for integration of artificial intelligence 
into agency operations and activities, including potential impacts on current 
staff. 
 
Research in progress. Report to be presented to the Board in the Quarter 4. 

 
RECOMMENDATION: Receive Report 
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_____________________________________________________________________________ 
 
MEETING DATE: October 28, 2026   ITEM NUMBER: 6A     
 
        FROM: Executive Director         
______________________________________________________________________________ 
 
SUBJECT: Housing Authority Annual Agency Goals – Quarter 1 Progress Report 
______________________________________________________________________________ 
 
RECOMMENDATION: Receive Report 
______________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
 
Each year, the Housing Authority Board of Commissioners establishes Annual Agency Goals for 
the upcoming fiscal year. A final report on progress towards FY 2026 - 2027 goals will be 
provided to the Board at the August 2027 meeting. Below is a summary of progress towards the 
Annual Agency Goals for Quarter 1: July 1, 2026 – September 30, 2026. 
 
Housing Authority Agency Goals for 2026 - 2027 Fiscal Year 
 
1. Housing Choice Voucher Program:  

 
a. Absorb all remaining EHV households into the Housing Choice Voucher (HCV) 

program. 
 
In August 2026, all remaining EHV households were informed that their rental 
assistance is no longer at risk and that the Housing Authority will transition them to 
other voucher assistance as their EHV assistance ends. 
 
Since that time, there has been a significant development at the federal level. In 
September, Congress enacted a Continuing Resolution (CR) directing HUD to make 
Tenant Protection Vouchers (TPVs) available to households remaining in the EHV 
program as of September 30, 2026. HUD has since confirmed that the Housing 
Authority will receive TPVs for all of its EHV households that were leased as of that 
date. This is welcome news, as it will allow the Housing Authority to preserve rental 
assistance for these households without drawing on its existing HCV resources. TPVs 
will allow all EHV families to receive ongoing rental assistance.  
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b. Maintain high program utilization and honor existing PBV commitments while 
ensuring long-term financial sustainability of the Housing Choice Voucher 
Program and preventing HCV funding shortfall in 2027. 
 
The Agency’s voucher utilization rate is currently 98.17%. Staff continue to carefully 
monitor program attrition, per-unit costs, upcoming Project-Based Voucher (PBV) 
lease-ups, existing PBV commitments, and projected federal funding to maintain high 
utilization while ensuring sufficient resources to meet the Agency’s long-term 
obligations. Over the coming months, voucher utilization is expected to remain 
relatively stable, as new PBV lease-ups offset program attrition. The Agency 
anticipates maintaining a high utilization rate, well above the 95% threshold required 
by HUD for a “High Performer” designation. 
 
Federal Housing Choice Voucher (HCV) funding for calendar year 2027 remains 
uncertain. Although final funding levels have not yet been established, current 
projections indicate that federal funding increases may not keep pace with increases 
in the Agency’s actual Housing Assistance Payment (HAP) costs. Of particular 
concern is HUD’s Renewal Funding Inflation Factor (RFIF), which is used to adjust 
HCV renewal funding for anticipated increases in rental assistance costs. The 
preliminary RFIF for the Santa Cruz area is approximately 0%, despite continued 
increases in local housing costs. This is particularly significant given the Agency’s 
high utilization rate and upcoming Project-Based Voucher (PBV) commitments, 
which leave limited flexibility to absorb funding shortfalls. The availability of Tenant 
Protection Vouchers (TPVs) for households transitioning from the Emergency 
Housing Voucher (EHV) program substantially reduces one anticipated funding 
pressure by eliminating the need to absorb those households into the Agency’s 
existing HCV funding. Nevertheless, current projections indicate that the Agency 
could face a funding shortfall in 2027 if federal funding does not adequately account 
for increases in actual program costs. Staff will continue to refine financial 
projections as additional federal funding information becomes available and will keep 
the Board informed of significant developments. 

 
2. Affordable Housing Supply:  

 
a. Optimize financial resources and funding sources, including MTW and New 

Horizons funds, to acquire property and develop new affordable housing 
projects. 
 
The Housing Authority is planning to provide New Horizons with a loan of 
approximately $1M in MTW funds to support the acquisition of 2030 17th Avenue. 



3 
 

The recommendation to authorize the loan is included in the October 2026 Board 
meeting. This loan will optimize the use of MTW funds to increase subsequent HAP 
funding for 2027, and will provide additional public funds to the project which will 
increase the competitiveness of our  Low-Income Housing Tax Credit application. 
 

b. Establish a total of two partnerships on LIHTC projects, to acquire the LIHTC 
experience points that are required in order to apply for tax credits for our own 
future projects. 
 
New Horizons selected MidPen Housing as its development partner for the 2021 
Chanticleer project. The partnership is expected to submit a 4% Low Income Housing 
Tax Credit application in February 2027. Staff are also in discussions with MidPen 
regarding a potential partnership on the Good Shepherd development at 2727 
Mattison Lane in Live Oak.  The Co-Development RFQ remains open, and staff will 
continue to engage with potential development partners to identify additional 
opportunities that will provide New Horizons with the LIHTC experience necessary 
to independently pursue tax credit financing for future projects. 
 

c. Complete pre-development activities for 2021 Chanticleer, which include 
entering a co-development agreement with a development partner, submitting 
an LIHTC application early in 2027, and securing entitlements from the county 
Planning Department. 
 
Staff have made significant progress toward completing key predevelopment 
milestones for the project.  Entitlements have been secured from the County Planning 
Department, and staff have worked with MidPen to formalize the partnership through 
a Joint Development Agreement, which is coming before the Board for approval at 
the October meeting. The project team is now advancing design, financing, and other 
predevelopment activities in preparation for submitting an application for 4% Low 
Income Housing Tax Credits in February 2027. 
 

d. Submit a Multi-Family Development Package to HUD by August 2026 and 
execute a Purchase and Sales Agreement to acquire 750 Bay Avenue to initiate 
the process to reposition the property through the Restore Rebuild Initiative to 
secure 69 Rental Assistance Demonstration Project Based Vouchers. 
 
Staff successfully submitted the Mixed-Finance Development Proposal to HUD on 
August 13, 2026.  Staff also submitted a letter of interest to First Community Housing 
on August 11, 2026, outlining New Horizons’ interest in acquiring the property. First 
Community Housing has not formally responded to the proposal.  Staff will continue 
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to pursue the acquisition and, if an agreement can be reached, advance the necessary 
HUD approvals and other steps required to reposition the property. 
 

3. Expand Programs and Services:   
 

a. Expand utilization of existing New Horizons Programs and Services. 
 
Staff have developed a coordinated outreach strategy to increase awareness and 
utilization of New Horizons programs and services. The goal is to ensure that 
Housing Authority participants are aware of available resources, understand how to 
access them, and have opportunities to participate. The strategy establishes a more 
consistent approach to outreach across programs, while allowing flexibility based on 
the populations served and the nature of each program. 
 
Outreach efforts will use a combination of direct mail, email, social media, website 
updates, community events, webinars, and informational materials displayed in the 
Agency lobby and resident community areas. Communications will be provided in 
English and Spanish, with both online and paper options available to ensure 
accessibility. Staff will also use routine interactions with participants as opportunities 
to share information about available services, with the Client Services Coordinator 
serving as the primary point of contact for participants seeking additional information 
or assistance. Outreach activities will be coordinated among Agency staff and 
community partners to ensure consistent messaging and effective use of resources. 
 
To evaluate the effectiveness of these efforts, staff will implement an Outreach 
Activity Tracker to document outreach activities, households reached, responses 
received, and resulting program enrollment, where applicable. Participant and staff 
feedback will help identify barriers to participation and opportunities for 
improvement. Staff will review outreach results quarterly and adjust strategies based 
on what is most effective. Ultimately, the objective is not simply to increase the 
amount of outreach conducted, but to ensure that outreach translates into greater 
awareness, access, and participation in New Horizons programs and services. 
 

b. Develop output and outcome related measures to evaluate utilization and impact 
of New Horizons Programs and Services. 
 
The following proposed framework identifies key metrics for evaluating the reach, 
effectiveness, and impact of New Horizons programs and services. For each program, 
the proposed measures are organized into two categories: 
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1. Utilization and Outputs: Measures intended to assess how many people are 
participating, the number and types of services delivered, and how program 
funding is being utilized. 
 

2. Outcomes and Impact: Measures intended to assess what difference the 
programs and services are making in participants’ lives, including 
improvements in access, opportunity, stability, and well-being. 

 
Where possible, these metrics will be measured using existing Housing Authority 
data, supplemented by information from service providers and participant surveys. 
 
Staff welcome Board feedback on the proposed framework and metrics and will 
incorporate any recommended changes before beginning quarterly reporting of these 
measures with the Quarter 2 report, which will be presented at the January Board 
meeting. Please note that some of the proposed metrics are already being collected, 
while others will require new data collection methods, including participant surveys 
and additional reporting from service providers. As a result, not all metrics will be 
available in the initial quarterly reports. Staff will develop and implement the 
necessary data collection processes over the course of the first year, with the goal of 
reporting on all identified metrics by the end of the fiscal year in the final report 
presented in the August 2027 meeting. Once established, these measures will be 
included in quarterly reports to the Board, allowing us to track participation, evaluate 
outcomes, and better understand the impact of New Horizons programs and services 
over time. 
 

Program Utilization and Outputs Outcomes and Impact 

New Horizons Scholarship 

 Applicants 
 Scholarship awards 
 First-generation college students 
 Funding utilization 
 Type of academic institution or 

program. 

 Distribution of 
recipients enrolled in 
two-year, four-year, 
and certificate 
programs. 

Summer Enrichment Programs 

 Applicants 
 Participants by age group 
 Participation by program type 
 Funding utilization 

 Parent-reported 
satisfaction, 
increased outdoor 
activity, and social 
connectedness 

HOMEwork Tutoring 

 Applicants 
 Participating households 
 Participating students 
 Tutoring hours provided per 

student 

 Parent reported 
satisfaction 

 Parent reported 
academic 
improvement 

Stuff the Bus Backpacks 

 Applicants 
 Backpacks distributed by age 

group 
 Funding utilization 

No outcome data 
available 
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Housing Mediation Program 
 Referrals 
 Mediation hours provided 
 Funding utilization 

 Cases successfully 
resolved 

 Participant and 
landlord reported 
satisfaction with the 
mediation process. 

Santa Cruz METRO Passes 
 Active passholders 
 Transit rides taken 
 Funding utilization 

 Participant reported 
satisfaction and 
reduction in 
transportation 
barriers 

Opportunity Factory Economic 
Mobility Program 

 Applicants 
 Participants 
 Service hours per participant 
 Funding utilization 

 Number of Resumes 
completed, jobs 
applied for, 
employment secured 

Financial Literacy Workshops 
 Workshops delivered by topic 
 Workshop attendance 
 Funding utilization 

 Participant reported 
increased financial 
knowledge, 
improved 
understanding of 
subject matter, and 
overall satisfaction 

Project: Silver Bells (Care 
Packages) 

 Care packages delivered 
 Donations received 
 NH cost per package 

No outcome data 
available 

Senior Resource Fairs 
 Fairs held 
 Participating partner agencies 
 Attendance 

 Participant reported 
satisfaction, 
improved 
understanding of 
available services, 
and stronger 
community 
connections 

Sunny Side Program – Senior 
Services and Case Management 

 Applicants 
 Participants 
 Services provided 
 Service hours per participant 
 Funding utilization 

 Outcomes and 
Impact data provided 
by Senior Network  

Security Deposit Assistance 

 Households assisted 
 Amount of financial assistance 

provided 
 Funding utilization 

No outcome data 
available 

Loss Mitigation Funds 

 Claims received 
 Claims approved 
 Amounts paid by funding source 

or jurisdiction 
 Budget utilization 

 Landlord reported 
satisfaction with 
HCV program and 
loss mitigation 
program, landlord 
willingness to 
participate in HCV 
again  

High Speed Internet 

 Properties connected 
 Participation rate at connected 

properties 
 Funding utilization. 

 Stakeholder-reported 
improvement in 
internet access bi-
annual survey 
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c. Use output and outcome data, along with information from Stakeholder Survey, 

to provide recommendations about potential changes in New Horizons Programs 
and Services programming. 

 
Recommendations to be provided in Quarter 4. 
 

4. Engage in Activities to Initiate Search for a New Agency Headquarters:  
 

a. Develop an acquisition and relocation strategy for the Agency to secure a new 
permanent mid-county agency headquarters. This includes conducting 
assessments to analyze location, commutes, and space planning. Work with the 
Board, staff, and consultants to ensure the building programming and floor 
plans meet the facility requirements to support efficient operations and provide 
long-term organizational sustainability. 

 
The Housing Authority has selected CBRE, Inc. to provide real estate services to 
assist with the search, acquisition and programming of a new office headquarters. 
Staff are in the early stages of working CBRE, Inc and have held meetings to 
establish search parameters and office needs which includes site location, office 
programming, and local amenities. This activity is expected to continue into next 
calendar year, and staff will provide updates at regular Board meetings.   

 
5. Improve Agency and Program Management:   

 
a. Initiate design and development of a new Housing Authority website that 

improves accessibility, multilingual access, navigation, and stakeholder 
engagement, along with an updated agency intranet to enhance internal 
communication, document management, collaboration, and staff access to 
agency resources.  
 
Work is underway to develop a new Housing Authority website and staff intranet. 
The Housing Authority selected Planeteria Media as the web-developer and held a 
project kickoff meeting in September. Weekly project meetings are underway, with 
accessibility, multilingual access, mobile usability, and clearer navigation identified 
as priorities. A staff stakeholder walkthrough is scheduled for late October to gather 
input on how the website and intranet can better serve participants, landlords, 
community partners, and employees. Staff feedback will guide the design and 
organization of both sites, with a focus on making Agency information and resources 
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easier to access and use. Development of the website is expected to take 
approximately six to eight months. 
 

b. Improve customer experience by providing customer service and interpersonal 
skills training to all staff agencywide.  
 
The Agency is offering a five-session, all-staff training series focused on 
strengthening communication, engagement, teamwork, productivity, and customer 
service. The first session, Everything DiSC® Workplace, was completed in 
September and established a foundation for understanding and adapting to different 
communication and work styles. The remaining sessions include Interpersonal Skills 
and Emotional Intelligence, Time Management and Organizational Skills, Managing 
Workplace Anxiety, Confidence and Assertiveness, Critical Thinking, and Generation 
Gaps.  
 

c. Develop a report to consider the potential for integration of artificial intelligence 
into agency operations and activities, including potential impacts on current 
staff. 
 
Research in progress. Report to be presented to the Board in the Quarter 4. 

 
RECOMMENDATION: Receive Report 
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 AGENDA ITEM SUMMARY 
____________________________________________________________________________________ 
 
MEETING DATE: October 28, 2026  ITEM NUMBER:  8   
 
       FROM: Exec. Director; Deputy Exec. Director   
____________________________________________________________________________________ 
 
SUBJECT: Director’s Report – October 28, 2026 
____________________________________________________________________________________ 
 
RECOMMENDATION: Receive Report 
____________________________________________________________________________________ 
 
BACKGROUND SUMMARY: 
Please call or e-mail me with questions you might have on any of the Agenda Items for the October 28, 
2026 meeting.  My phone number is (831) 454-5931 and my email address is jennyp@hacosantacruz.org.   
 
2021 Chanticleer – Staff continue to work with the design team which includes the architect, engineers, 
construction manager and MidPen Inc on refining the construction drawings. The JDA has been prepared 
and will be presented for approval during the New Horizons Board of Directors meeting in October. The 
procurement for the general contractor is scheduled to be initiated in late February 2027 with contract award 
expected in summer of 2027. Staff are planning to submit the project in the first round application for 4% 
Low Income Housing Tax Credit which is typically in February.   
 
Headquarter Search – Staff are in the early stages of conducting a search for a new agency office 
headquarters. Staff have met with CBRE, Inc. to provide information on search parameters and office needs 
which includes site location, office programming, and local amenities. CBRE, Inc. is scheduled to conduct 
a tour of our current office space on October 27. CBRE, Inc. will use this information to further refine their 
search and present a short-list of properties for review.  
 
Data and Innovation Recognition – The Housing Authority recently received recognition for two 
initiatives that demonstrate our commitment to using data to inform decisions, improve program 
performance, measure outcomes, and expand housing opportunities. 
 
 NAHRO Award of Merit for Data Innovation: At the National Association of Housing and 

Redevelopment Officials (NAHRO) National Conference in Denver in October, the Housing 
Authority received an Award of Merit for Data Innovation, recognizing our use of Power BI 
dashboards to monitor and improve agency operations. These dashboards help staff evaluate the 
quality and accuracy of our work, identify disparities and promote equity in program outcomes, and 
measure the impact of our programs and services. The dashboards provide staff with tools to identify 
trends, monitor performance, and make data-informed decisions that improve services to our 
community. 



2 
 

 
 Santa Cruz Sentinel Editorial Highlighting Local Rent Studies: On October 20, the Santa Cruz 

Sentinel published an editorial highlighting the Housing Authority's innovative use of local rental 
market studies to increase federal housing funding. Through our longstanding partnership with 
Applied Survey Research (ASR), the Housing Authority has conducted local rent studies and 
successfully appealed HUD's Fair Market Rent (FMR) calculations when federal estimates have not 
accurately reflected local housing costs. Over the past decade, this strategy has helped secure tens 
of millions of dollars in additional federal funding, allowing hundreds more families to receive 
rental assistance while increasing the purchasing power of housing vouchers in our expensive rental 
market. Together, these initiatives demonstrate how strategic investments in data and research can 
improve program effectiveness, strengthen accountability, and help the Housing Authority serve 
more families and better meet their housing needs. A copy of the editorial is attached for your 
review. 

 
Potential Opening of a Three-Bedroom Project-Based Voucher Waiting List – The Housing Authority 
is experiencing increasing difficulty filling three-bedroom Project-Based Voucher (PBV) units. Many 
affordable housing developments include a significant number of three-bedroom units due to State tax 
credit requirements. However, the average household size on our Housing Choice Voucher waiting list is 
approximately two people. As the size of our waiting list has diminished, we have a relatively small pool 
of remaining applicants that are eligible for three-bedroom units. As a result, staff often must conduct 
multiple rounds of outreach to identify eligible and interested families, delaying occupancy and creating 
challenges for both the Housing Authority and our development partners. 
 
To address this issue, the Housing Authority has already begun limiting the proportion of three-bedroom 
units that may be project based in new developments. However, projects with previously awarded PBVs 
continue to come online with larger numbers of three-bedroom units, and additional developments are 
expected to begin leasing prior to our next Housing Choice Voucher (HCV) waiting list opening. Staff are 
exploring a limited waiting list opening specifically for larger families eligible for three-bedroom PBV 
units. This would expand the pool of eligible applicants, improve our ability to fill available units promptly, 
and help ensure that our limited voucher resources are fully utilized. Staff are evaluating available waiting 
list options and implementation considerations, with the goal of developing an approach that meets the 
needs of applicants, development partners, and the Housing Authority. 
 
Emergency Housing Voucher Program – HUD has confirmed that Tenant Protection Vouchers (TPVs) 
will be provided for all households receiving Emergency Housing Voucher (EHV) assistance as of 
September 30, 2026. Housing Authorities are required to transition these households to TPV assistance in 
November, effective December 1, 2026. Families will experience no interruption or change in their rental 
assistance as a result of this transition. 
 
Unlike the EHV program, which was established as a temporary program, TPVs will provide ongoing rental 
assistance with no time limit for participating households. However, these vouchers cannot be reissued 
when families leave the program, meaning the assistance will gradually phase out through attrition over 
many years. The federal Continuing Resolution (CR) provides funding for these vouchers through 
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December 2026, with ongoing renewal funding to be provided through the regular federal appropriations 
process. 
 
The commitment of TPVs is excellent news for the families served by the EHV program and for the 
Housing Authority. Previously, the Housing Authority had committed to absorbing all remaining EHV 
households into its regular Housing Choice Voucher (HCV) program to ensure that no families would lose 
their rental assistance when EHV funding expired. The availability of TPVs eliminates the need to absorb 
these households into the regular HCV program, preserving HCV funding for other families in need of 
assistance. 
 
Legislative and Funding Updates – The federal appropriations process for Fiscal Year 2027 remains 
unresolved. Congress enacted a Continuing Resolution (CR) that funds the federal government through 
December 11, 2026, generally current funding levels for the time being. This effectively postpones 
appropriations negotiations until after the November elections, when Congress will reconvene for a lame-
duck session. Depending on the outcome of the elections and the progress of negotiations, Congress may 
enact additional short-term CRs, leaving final appropriations decisions to the incoming Congress in 2027 
and prolonging funding uncertainty for Housing Authorities. 
 
As discussed above, the CR also provides funding and authority for HUD to transition eligible Emergency 
Housing Voucher (EHV) households to Tenant Protection Vouchers (TPVs). HUD has confirmed that all 
EHV households receiving assistance as of September 30, 2026, will receive TPVs effective December 1, 
2026. This eliminates the need for the Housing Authority to absorb these households into its regular 
Housing Choice Voucher (HCV) program, improving our projected financial position for 2027. Ongoing 
TPV renewal funding will be provided through the regular federal appropriations process. 
 
However, significant funding challenges remain. HUD has provided a preliminary national Renewal 
Funding Inflation Factor (RFIF) estimate of approximately 2% for 2027. RFIFs are used to adjust HCV 
renewal funding to account for changes in rental assistance costs, and the factors vary by geographic area. 
Given that local Fair Market Rents (FMRs) remained essentially flat this year, we anticipate receiving little 
or no inflation adjustment for 2027. Without an inflation adjustment sufficient to cover rising program 
costs, our current projections indicate that the Housing Authority is likely to narrowly avoid a funding 
shortfall in 2027, even without the additional cost of absorbing EHV households. 
 
As a result, the Housing Authority must continue to postpone issuing new tenant-based and project-based 
vouchers for the foreseeable future, beyond the PBV commitments already made. Once FY 2027 funding 
levels are established, staff will be better positioned to evaluate the program's financial outlook and 
determine whether additional vouchers can be issued. In the meantime, staff are analyzing potential cost-
saving measures that would not adversely affect program participants.  
 
Finally, the Housing Authority continues to advocate for improvements to the federal methodology used to 
calculate RFIFs. Staff are working with the Cambridge Housing Authority in Massachusetts to develop a 
series of legislative requests following discussions with staff from Senator Elizabeth Warren's office. The 
goal is to secure language in the FY 2027 appropriations legislation that would improve the accuracy, 
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transparency, and timing of RFIF calculations, helping ensure that renewal funding more closely reflects 
actual program costs. Once these requests are finalized, we plan to work through the California Association 
of Housing Authorities to seek support from California's congressional delegation. 
 
 
 



Susan Brutschy | Santa Cruz County housing cost: Data drives dollars 

By Santa Cruz Sentinel 

PUBLISHED: October 19, 2026 at 4:30 PM PDT 

 

By Susan Brutschy, Applied Survey Research 

Santa Cruz County has earned a distinction many of you reading this will not be surprised 
by. For the fourth consecutive year, we’ve been ranked the most expensive rental market in 
the country. According to the National Low Income Housing Coalition, a person working 
full-time would need to earn more than $81 an hour to afford a modest two-bedroom 
rental. For many families, that puts stable housing financially out of reach. Housing 
vouchers can be a critical lifeline, helping to bridge a gap between what families can afford 
and the rental market rate. 

In a market as expensive as ours, the need for rental assistance far exceeds the number of 
vouchers available, and even having a voucher doesn’t guarantee finding a home. 

But there’s another challenge. What happens when the data used to determine that 
assistance doesn’t reflect the cost of housing in our community? What happens when the 
numbers fall behind the true cost of living? 

This is where data can make a difference. And right here in Santa Cruz County, we have a 
powerful example of how. 

The Housing Authority of Santa Cruz County provides rental assistance to nearly 6,000 low-
income households through programs like the Housing Choice Voucher program. The 
amount of assistance families can receive is tied to Fair Market Rents, which are 
established by the U.S. Department of Housing and Urban Development. 

But in a housing market like ours, things change quickly. Federal data doesn’t always keep 
pace with rising rents. And when that happens, the assistance intended to help people 
afford housing may not be enough. 

Housing Authority Executive Director Jenny Panetta and her team recognized this gap and 
saw it as an opportunity. Rather than simply accept the federal estimates, they partnered 
with Applied Survey Research to conduct studies documenting what renters were actually 
paying in Santa Cruz County. 

With this data, the Housing Authority was able to successfully appeal HUD’s Fair Market 
Rent calculations and increase the Fair Market Rents to better reflect local market 

https://www.santacruzsentinel.com/2026/10/19/susan-brutschy-santa-cruz-county-housing-cost-data-drives-dollars/


conditions. Over the past decade, this strategy has helped secure tens of millions of dollars 
in additional federal funding, extending housing assistance to hundreds more Santa Cruz 
families. 

“By making sure federal funding reflects the true cost of housing in our community, we’ve 
been able to help more people, and help people more,” said Panetta. “Better data means 
more families can receive assistance, and the vouchers they receive have greater 
purchasing power in our housing market. That’s a pretty extraordinary return on an 
investment in local research.” 

Think about what that means. Data gathered from our own community helped change the 
numbers used to determine housing assistance. It helped make a federal program more 
responsive to the people it was designed to serve. And this wasn’t a one-time effort. The 
Housing Authority has continued conducting local rental studies, using research and data 
to help ensure federal funding keeps pace with our community’s real costs. 

For me, this is what measuring what we treasure is all about. We don’t gather data simply 
to produce reports or describe problems we already know exist. We gather it to challenge 
assumptions, inform decisions and create opportunities for meaningful change. 

There is something powerful about an agency refusing to let outdated numbers define what 
is possible. Jenny and the Housing Authority remind us that good data, paired with 
persistence and a commitment to people, can help change systems. And when systems 
change, lives can change too. 

Santa Cruz, what other opportunities might we uncover if we looked more closely at what 
our community is telling us? Share with us at asrwellbeing.org: How can we use local data 
to advocate for the resources our community needs? 

Resource: Housing Authority – https://hacosantacruz.org/ 

Susan Brutschy is president of Watsonville-based Applied Survey Research. ASR provides 
data to help public agencies and nonprofits measure and improve quality of life. 

Data gathered from our own community helped change the numbers used to determine 
housing assistance. 

 

https://www.asrwellbeing.org/
https://hacosantacruz.org/
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