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Preface

Setting

San Benito County is located in the California Coastal Range, containing portions of the
Gabilan and Diablo Mountain Ranges. The San Andreas and Calaveras Earthquake Faults
traverse the County from south-east to north-west and have helped define the valleys
between the mountain ranges. The County is located at the southern tip of the San
Francisco Bay Area and is immediately south of Santa Clara County and east of Monterey
County (Figure 1-1). County population growth and commute patterns are directly related to
job growth within these counties. The County is known for its agriculture, which plays an
important role in the local economy. Due to its proximity to major transportation nodes, San
Benito County has also become increasingly important as a manufacturing and distribution
center.

San Benito County has a total land area of 1,389 square miles and population of 57,784.
The County contains two incorporated cities, both located in the north-west portion of the
County (Figure 1-1). The City of Hollister has a total population of 37,051 (64.12%) and the
population of San Juan Bautista is 1,874 (3.24%) (Figure 1-2). Development within
unincorporated San Benito County is generally located adjacent to these cities, or in the
unincorporated communities of Aromas and Tres Pinos. These communities are also located
in the North County area. Development in South County is very sparse, the majority of which
is concentrated in the Paicines/Panoche area. In Census 2000, 88% of the County
population resided in the Hollister Civil Division (46,901) with another 10% in the San Juan
Bautista Civil Division (5,437). The remaining 2% of the population resides in the San Benito-
Bitterwater Civil Division (896). Figure 1-2 shows the boundaries of these Civil Divisions.

Approximately 99% of the County is unincorporated land, with approximately 79% of that
land being in some form of public or private open space. Figure 1-3 shows that the majority

Preface \



San Benito County 20072014 Housing Element

of the open space lands are in private ownership under Williamson Act Contract (64.5%), with
the remainder in government ownership (13.2%). 91% of government land in the County is
federally owned, the majority of which is located in South County and held by the Bureau of
Land Management land (105,403 acres) or Pinnacles National Monument (approximately
26,000 acres).

Program Period

The state requires each community to update its Housing Element on a periodic basis. The
last County update was for 2001 through 2008, and the current program period is from 2007
through 2014. This revision has been prepared to address the housing needs of the
unincorporated area of the County. The current Housing Element has been a part of the
County’s General Plan and in effect since 2004, the previous State-mandated date for
Housing Element revision. The state requires each community to update its Housing
Element on a periodic basis. This document is partially based on the State-mandated
Regional Housing Needs Allocation provided to the local Council of Governments in July
2007 and subsequently divided among local jurisdictions for inclusion in their respective
Housing Elements. The updated Housing Element is required by the State to be adopted by
August 31, 2009.

Purpose
The San Benito County Housing Element is a state mandated document that provides local

strategies for addressing state and local housing needs. The Housing Element is the major
Local Housing Strategy Document intended to provide citizens and public officials with the
understanding of the housing needs of the community. This element sets forth policies and
programs aimed at attainment of defined goals. This element will serve not only as a
programmatic expression of a local commitment to act, but will also provide guidance for
decision making in all matters related to housing. State Housing Law (Government Code
Section 65583) requires that a “housing element shall consist of an identification and analysis
of existing and projected housing needs and a statement of goals, policies, quantified
objectives, financial resources, and scheduled programs for the preservation, improvement,
and development of housing. The housing element shall identify adequate sites for housing,
including rental housing, factory-built housing, and mobile homes, and shall make adequate
provision for the existing and projected needs of all economic segments. This report is an
update of the Housing Element previously adopted by the County in 2004. The assessment
and inventory must include all of the following:

e Analysis of population and employment trends, documentation of projections, and a
quantification of the locality's existing and projected housing needs for all income
levels. Such existing and projected needs shall include the locality's share of the
regional housing need in accordance with Section 65584 of the Government Code.

¢ Analysis and documentation of household characteristics, including level of payment
compared to ability to pay, housing characteristics, including overcrowding, and
housing stock condition.

e An inventory of land suitable for residential development, including vacant sites and
sites having potential for redevelopment, and an analysis of the relationship of zoning,
public facilities, and city services to these sites.

e Analysis of potential and actual governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including land use
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controls, building codes and their enforcement, site improvements, fees and other
exactions required of developers, and local processing and permit procedures.

e Analysis of potential and actual non-governmental constraints upon the maintenance,
improvement, or development of housing for all income levels, including the
availability of financing, the price of land, and the cost of construction.

e Analysis of any special housing needs, such as those of the handicapped, elderly,
large families, farmworkers, the homeless, and families with female heads of
households.

e Analysis of opportunities for energy conservation with respect to residential
development.

The Housing Element identifies the nature and extent of the County’s housing needs. By
examining these needs, the County can provide a response to how it will meet these needs
in the Policy Document. Additionally, it provides a better understanding of the community and
facilitates planning for housing.
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1. POPULATION TRENDS

The analysis of the Population Trends section relied primarily on 2000 U.S. Census data.
Because detailed mid-2000 Census data will not be available during the 2007 - 2014 Housing
Element Update process, this update has been based on 2000 Census data, while at the
same time, every attempt has been made to include newer census from other reliable
sources. Along with Census data, this section also includes data from the California
Department of Finance and Association of Monterey Bay Area Governments (AMBAG).

Population Growth Trends in San Benito County

The population growth in San Benito County exceeded the growth rate of the State of
California and neighboring counties for the past three decades. The City of Hollister
consistently contributed to the largest share of population growth in San Benito County
between 1970 and 2000. Growth rates in the City of San Juan Bautista more closely
mirrored statewide trends except in the last decade where population decreased. Population
growth in the unincorporated area of the county exceeded the statewide average until the
past decade. Between 1990 and 2008, the unincorporated population increased by 9%,
slightly below the statewide average of 13.6%. (See Tables 1-1, 1-2, and 1-3).

Population Growth in the Region

Table 1-2 compares growth in San Benito County with neighboring counties in the region
between 1980 and 2008. During the 1980’s, the population growth rate in neighboring
counties ranged from 22 to 32% (except Santa Clara County 15.6%). The state averaged a
growth rate of 25.7%. The growth rate in the 1990’s declined in all neighboring counties to
rates ranging from 11% to 20%. San Benito County exceeded growth patterns in the region
and state with a growth rate of 46.7% in the 1980’s and 45% in the 1990’s.

Table 1-1
Population Growth in San Benito County 1950 — 2008

Jurisdiction 1950 1960 1970 1980 1990 2000 2008 ?;,%t‘_;ggg
San Benito 14370 15596 18226 25005 36,697 53234 57,784 217%
County (256%) (85%) (16.9%) (37%)  (46.8%)  (45%)
Unincorporated 8,436 8,479 9, 399 12,241 15,809 17,272 18,859 100%

(226%) (05%) (10.9%) (302%) (291%) (9.25%)
Hollister 4903 6071 7663 11488 19181 34,413 37,051 383%

(263%) (238%) (262%) (49.9%) (67%) (79.4%)
San Juan 1031 1046 1164 1276 1570 1549 1874 61%
Bautista (B2%)  (15%) (113%) (96%)  (23%) (-1.34%)

Source: Census 2000 and Cadlifornia Department of Finance Table E-1: City/County Population
Estimates with Annual Percent Change

Chapter 1 Population Trends 1
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Table 1-2
County Population Growth 1980 — 2008

s % Change
Jurisdiction 1980 1990 2000 2008 1980-2008
San Benito County 25,005 36,697 53,234 57,784 131%
Santa Clara County 1,295,071 1,497,577 1,682,585 1,837,075 42%
Monterey County 290,444 355,660 401,762 428,549 48%
Fresno County 514,621 667,490 799,407 931,098 81%
Merced County 134,560 178,403 210,554 255,250 90%

Source: Census 2000 and California Department of Finance Table E-1: City/County Population Estimates with

Annual Percent Change

Table 1-3
Comparison of Percent Change in Population
with Counties Neighboring San Benito County

\ \ \ \ \
1990-2000 |

San Benito County

2000-2008

Santa Clara County |

]

Monterey County |

]

Merced County |

Fresno County |

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%
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Lack of Housing in the Bay Area:

Santa Clara County updated its General Plan in 1980 and 1994 with a goal to deter sprawl by
limiting new housing development to the 15 cities within the county. Since 1973, the policy of
the Board of Supervisors has been that new urban development occurs only in cities. More
specifically each of the 15 cities allows urban development only within established areas
scheduled to be annexed to the City. There was no parallel plan or policy to provide housing
for the unprecedented job growth within Santa Clara County and/or the greater Bay Area.
The shortage of housing in the Bay Area continues to be a major factor contributing to
population growth, inflation of housing prices for the local workforce and significant increases
in median income in San Benito County and outlying counties (Stanislaus, San Joaquin,
Merced).

Table 1-4 shows that local job growth in San Benito County was dwarfed by a 118% increase
in the local workforce commuting to the Bay Area. This increase is due to the in-migration of
Bay Area residents seeking more affordable housing in San Benito County. The influx of
commuters to the population base has contributed to the 57% increase in the median income
of San Benito County over the past decade (Census 2000).

The percentage of the commuting workforce increased from 24% to 36% between 1980 and
1990 and rose to nearly half the workforce (49%) by 2000. The median income for a family
of four nearly doubled increasing from $18,600 in 1980 to $57,469 by 2000.

Projected Population and Employment Growth

The population growth rate expected in San Benito County during the 2001-2008 period will
be significantly less than the last two decades due to wastewater and water infrastructure
constraints and resultant local growth management programs. The Association of Monterey
Bay Area Governments 2004 Population and Employment Forecasts were based on a
growth model with adjustment for General Plan policies (Table 1-5). Forecasts prepared for
an Inter-Regional Partnership Study predict that San Benito County will repeat growth
patterns of the last two decades with residential growth outpacing job growth (Table 1-6).

Association of Monterey Bay Area Government Forecasts:

The Association of Monterey Area Bay Area Governments has approved population and
employment forecasts for Santa Cruz County and San Benito County and Monterey County
for 2008. The forecasts for San Benito County are presented in Table 1-5. The forecasts
predict a population loss in the unincorporated area from annexation of residential
unincorporated islands into the cities. Overall, the county population between 2010 and 2020
is expected to increase by 22%.

Chapter 1 Population Trends 6
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Table 1-4
Regional Influences on San Benito County Employment, Income, Housing

Location of Work for Percent
San Benito County 1980 1990 2000 1950-2000 Change
Residents g 1990 - 2000
Bay Area By County: 1420 3980 8702 4722 118.6%
Santa Clara 1340 3767 8054 4287
San Francisco 12 17 82 65
San Mateo 17 65 178 113
Alameda 55 114 299 185
San Benito 7079 10592 11909 1317 12.4%
= Percent of

Workforce 24% 36% 49%

Commuting
= Median

Household $18,600 $36,473 $57,469 $20,996 57.6%

Income

Sources: 1. 1980, 1990, 2000 Census
2. Growth in Interregional Commutes to Bay Area 1980 — 2000
mtc.ca.gov/datamart/census/county2countytableScoco.htm

Table 1-5

Association of Monterey Bay Area Governments

2008 Population and Employment Forecasts

s@gﬁﬁg{'to Hollister SS:u\tji:;n Unincorporated

Population
2010 62,431 40,415 1,937 20,079
2015 68,471 44,613 2,121 21,737
2020 76,140 49,064 2,356 24,720
2030 89,431 59,259 2,743 27,429

(43%) (47%) (42%) (37%)
Employment
2010 17,380 10,898 220 6,262
2015 18,090 11,393 233 6,465
2010 19,050 12,056 248 6,745
2030 20,980 13,398 283 7,299
Housing Units
2010 19,187 11,544 764 6,879
2015 21,110 12,816 2,121 7,457
2020 23,483 14,085 2,356 8,471
2030 27,674 17,108 2,743 9,482

Source: Association of Monterey Bay Area Governments, 2008 AMBAG Population, Housing Unit &
Employment Forecasts

Monterey Bay Area Silicon Valley Inter-Regional Partnership Study:

A study was prepared in partnership with the Association of Monterey Bay Area Governments
and the Association of Bay Area Governments. This study predicts the San Benito County
population will increase by 60% between 2000 and 2020 and the county will continue to

Chapter 1 Population Trends 7
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house employment centers outside the county. The ideal jobs/housing balance would be 1.5
jobs per household in a jurisdiction. Table 1-6 indicates that in 2000 there were 0.75 jobs for
every housing unit in San Benito County. The study predicted this trend would worsen over
the next twenty years with the ratio of local jobs diminishing to 0.61 for every housing unit by
2020 in San Benito County. At the other end of the spectrum, the study predicted Santa
Clara County will continue to maintain a surplus of jobs to housing with the 2000 ratio of 1.93
jobs per housing unit increasing to 1.99 jobs per housing unit in 2020.

The study forecasted that both Santa Cruz and Monterey County would have jobs to housing
ratios less than the ideal of 1.5. The imbalance is expected to slightly improve in Santa Cruz
County with a ratio of 1.17 jobs per housing unit in 2000 changing to 1.23 in 2020. The ratio
is not expected to recover in Monterey County with a ratio of 1.19 jobs per housing unit in
2000 diminishing to 1.12 in 2020.

The forecasts in Table 1-6 point out that the Bay Area will continue to exert tremendous
pressure on San Benito County to provide unmet housing needs for the next 20 years. The
regional housing crisis will continue to elevate local housing costs independent of the local
economy and land use decisions. The demand for housing and the weak economic base in
San Benito County poses a continued challenge for the provision of basic public services and
infrastructure improvements/costs.

Table 1-6
Projected Population and Job Growth
Monterey Bay Area Silicon Valley Inter-Regional Partnership Study

Change from

San Benito County 2000 2020 2000-2020 % Change
Population 50,163 80,653 30,490 60.8%
Jobs 13,407 17,530 4,123 30.8%
Housing 17,831 28,820 10,989 61.6%
Jobs/Housing Ratio 0.75 Jobs/House  0.61 Jobs/House
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2. DEMOGRAPHIC CHARACTERISTICS OF POPULATION

The analysis of the Demographic Characteristics of Population section relied primarily on
2000 U.S. Census data. Because detailed mid-2000 Census data will not be available during
the 2007 - 2014 Housing Element Update process, this update has been based on 2000
Census data, while at the same time, every attempt has been made to include newer census
from other reliable sources. Along with Census data, this section also includes data from the
United States Department of Agriculture (USDA), San Benito County Community Services &
Workforce Development Department, San Benito County Health & Human Services Agency,
San Benito County One Stop Career Center, San Benito County Housing & Economic
Development Department, and Economic Development Corporation.

Age

Median Age:
The population division of the Census Bureau estimates in 2005 that the median age in San

Benito County is 32.6 years of age. The median in San Benito is less than the median in
California of 34.4. Since 2000, the area has experienced an increase in the median age,
when it was 31.4 years of age.

Population of Youth - less than 18:

The population division of the Census Bureau estimates a total of 29.9% of the population in
the year 2006 is made up of individuals less than 18 years old. In California, a total of 26.1%
of the population in the year 2006 is made up of individuals less than 18 years old. San
Benito County can be described as having a relatively high percent of people under 18.

First-time homebuyer 25 — 44:

The age group of 2544 is representative of first-time homebuyers in San Benito County.
Persons may be entering the housing market as first-time homebuyers or seeking larger
homes for a growing family. According to the California Association of Realtors, December
2008 median home sales prices in San Benito County were down 38.2% to $254,000 from
2007 when the median home sales price was $411,000. With recent, median home sales
prices declining in San Benito County the market for moderate-income first-time homebuyers
has increased. In addition, recent mortgage interest rates have been historically low,
averaging approximately 5.00%. With median home sale prices in San Benito County down
to $254,000 and mortgage interest rates averaging approximately 5.00%, the current market
conditions allow many moderate-income households to purchase single family residences
and/or condominiums as first-time homebuyers. There are several single family residences
and/or condominiums listed well below the median $254,000 price level on the open market
as well. With additional subsidies such as down payment assistance, low and very-low
income households also have an opportunity to purchase single family residences and/or
condominiums for the first time. Prior to 2007, local housing costs and the lack of housing
supply significantly restricted the ability for very low, low, and moderate-income households to
enter the local housing market. Table 2-1 indicates that just over one quarter of the
unincorporated population (27%) was in this age cohort in the 2000 Census. The largest
proportion of this age cohort, 33.8%, resided in Hollister in 2000.

Population 65 years and older:
The 2000 unincorporated population of persons 65 years of age or older increased to 11.5%.
This unincorporated population segment is slightly higher than the statewide average of
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10.6%. Overall, the countywide average of persons 65 years of age or older was 8.1%. The
Ridgemark census designated place in the unincorporated area had a higher proportion of
persons 65 years of age or older (20.6%).

Table 2-1
Distribution of Age in San Benito County by Jurisdiction
Total % of incor- % of . ; San 9
Age County County lljoglrr‘:!‘t::; County Hollister Cé)u?ifty B;ﬂ?igta Ccf)u?lfty
Under 5 4705 8.8 1147 6.6 3442 10 116 7.5
5-9 5015 94 1392 8.1 3504 10.2 119 7.7
10-14 4766 9 1414 8.1 3215 9.3 137 8.8
15-19 4152 7.8 1278 7.3 2782 8.1 92 5.9
20- 24 3213 6 883 5.1 2248 6.5 82 53
25-34 7782 14.6 1922 111 5649 16.4 21 13.6
35-44 8994 16.9 2766 16 5981 174 247 15.9
45-54 6612 124 2723 15.8 3672 10.7 217 14
55-59 2192 4.1 1035 6 1063 3.1 94 6.1
60 - 64 1,488 2.8 717 42 706 21 65 42
65-74 2,379 45 1049 6 1235 3.6 95 6.1
75-84 1,473 2.8 726 42 685 2 62 4
85+ 463 0.9 220 12 231 Ve 12 0.8
Under 5 4705 8.8 1147 6.6 3442 10 116 7.5
5-19 13933 26.2 4084 23.6 9501 27.6 348 22.5
25-44 16776 31.5 4688 27.1 11630 33.8 458 29.5%
20-64 30281 56.8 10046 58.2 19319 56.1 916 59.1
65+ 4,315 8.2 1995 11.6 2151 6.3 169 10.9

Source: Census 2000
Ethnicity

The fastest growing ethnic groups in the State for the past three decades were Asians and
Hispanics/Latinos. The percentage of Hispanics in the State increased to 32.4% in 2000.
The dominant ethnic group in San Benito County continues to be the Hispanic/Latino
population. The percentage of this ethnic group has remained nearly the same for the past
three decades with a slight increase to 46.7% in 2000. The Hispanic/Latino population
represented over half of the population of Hollister (55%) and nearly half of the population of
San Juan Bautista (47.3%) in the 2000 Census. By contrast, the proportion of the Hispanic
or Latino population in unincorporated San Benito County was about one third of the
population in 2000 (33.8%).

Table 2-2 shows the racial and ethnic composition of San Benito County, the unincorporated
area and the two cities of Hollister and San Juan Bautista. The racial composition of other
ethnic groups in the unincorporated areas were about one half percent to one percent less
than in the countywide population and the cities of Hollister and San Juan Bautista. Black,
American Indian, Alaska, Asian and Native Hawaiian other Pacific Islander each represented
from nearly one half a percent to 1.6% of the unincorporated population.
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Limited ability to speak English can be a barrier to finding housing, obtaining assistance in
times of crisis, remedy public health and safety code violations, and access to home
renovation programs. Data from Summary Tape File 3 of the 2000 census indicates that
there are an estimated 1,797 linguistically isolated households in San Benito County with 451
in the unincorporated area. About 45% (205) of the unincorporated linguistically isolated
households listed Spanish as the primary language while there was 39% (176) listed as
Other Indo-European and the remaining 16% (70) as Asian. The San Benito County Health
Department has also reported that there are some farm workers from Central and South
American that speak their indigenous language rather than Spanish.

Table 2-2
Ethnic Composition of San Benito County

San Benito San Benito Unincorporated Hollister San Juan
County County Area Bautista
Total Population 5 and Over 48623 16041 31254 1328
Hispanic or Latino 4315 1995 2151 169

65 and older 519 85 429 5
Asian and Pacific Islander 94 31 63 0
Languages

65 and older 21 0 21 0
Indo-European Languages 65 40 25 0

65 and older 11 9 2 0
Other languages 0 0 0 0
Total 5025 2160 2691 174
Percent of Total Population 5 and 10% 13% 9% 13%
over
Total of Population 65 and over 551 94 452 5
Percent of Population 65 and 13% 5% 21% 3%
over

Source: Census 2000

Special Needs Housing

Elderly Households:

The elderly population cohort may have special needs due to one or a combination of factors
including limited income, physical disabilities/limitations (wheelchair access, access to local
services), health care costs, homeowner repair, and/or maintenance costs. A profile of the
population age cohort 65 years and older from 2000 Census data is provided in Table 2-3.
The 2000 Census indicates that 352 persons or 8% of the San Benito County residents 65
years of age or older, are living in poverty (2000 Census Summary Tape File 3, P87). The
proportion of elderly persons living in poverty in the unincorporated area was slightly higher at
nine percent. In order to maintain a satisfactory quality of life, elderly residents of San Benito
County must have access to housing which suits their varying needs during each stage of
their lives. As people age, they often find themselves facing additional housing problems
they may not have had to cope with previously.
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Table 2-3
Characteristics of Elderly Population and Households
POPULATION Saé\oﬁﬁ?;to (%) Unincorporated (%)
Total 2000 Population 65+ 4,315 8% 1,995 11.5%
Male 65+ 1,907 3.6% 924 5.3%
Female 65+ 2,408 4.5% 1,071 6.2%
DISABLED
Disabled 65+ Population 1,509 35% 607 30.4%
HOUSEHOLDS
Households with person 65+ 3049 19.2% 1229 61.6%
Householder alone 65+ 853 5.4% 342 17%
Households 65+ 2558 16% 1085 7%
Owner-occupied 2043 13% 955 6%
Renter-occupied 545 3% 160 1%
POVERTY
Individuals Below Poverty Level 65+ 352 8.2% 187 9.4%
Owner —occupied Households 154 1% 77 0.5%
Rental Households 71 0.4% 15 0.09%
Grandparents as caregivers 467 180
LANGUAGE
Speak English “not well” or “not at all” 551 13% 94 5%
Hispanic 519 12% 85 23%
Asian/Pacific Islander 21 0.5% 0 0%
Indo-European 11 0.25% 9 0.45%

Source: Census 2000 Summary Tape Files 1 and 3

Elderly Services:

Within San Benito County’s unincorporated area the Whispering Pines Inn provides assisted
senior housing to the elderly. The Whispering Pines Inn facility is licensed for 36 beds
serving up to 36 individuals at any given time. Table 2-4 reflects the statistics of the total
facilities offered in San Benito County.

Table 2-4
Elderly Facilities in San Benito County
Name of Facility Total # of Total # of Transit Distance from
Rooms Individuals Service Community

Served Services
Whispering Pines 36 36 Dial-A-Ride 2-5 miles
Assisted Care Facility County Express
Total 36 36

Source: San Benito County Housing and Economic Development Deparfment

There are a multitude of services offered to assist the elderly population which are primarily
provided by Jovenes de Antafio a local non-profit service provider. Jovenes de Antafio is a
non-profit organization and has been incorporated since May of 1975. Jovenes de Antafo
was established to encourage, develop, and administer programs to improve the general
welfare of the elderly in San Benito County. Jovenes de Antafio makes their services
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available to all elderly, including people with disabilities 18 years and older, and implement
programs focusing on the needs of the frail, low-income, Latino community, through the use
of bi-lingual/ bi-cultural staff, outreach into our rural areas, senior advocacy and networking
with local, regional, and national agencies that strive to meet our common challenges. The
Community Pantry is a non-profit organization offering a self-help supplemental food program
for low-income families including the elderly in San Benito County. The Community Pantry
serves approximately 1,377 individuals and families each month with approximately 594
being elderly households. A listing of additional Elderly services is listed below in Table 2-5.

Table 2-5
Elderly Services and Resources in San Benito County
Name of Provider Type of Service Description
Jovenes De Antafio Nutrition Dining centers, daily meals, nutrition education and
counseling services
Jovenes De Antafio Transportation Provide transportation to dining centers, adult day
care center, medical and dental appointments.
Jovenes De Antafio In-Home Services Homemaker, chore workers, and case management.
Jovenes De Antafio Alzheimer’s Day Care Adult social day care, caregiver support groups and
community education
Community Pantry Meal Service Provides daily meals and nutrition training programs.
San Benito County Public In-Home Support Cleaning services, transportation, and protective
Authority and In-Home Services supervision.

Support Services

Source: San Benito County Housing and Economic Development Department

Female head of households 2000 Census:

Female heads of family households are considered a special need group because on
average females in San Benito County — 1) earn less money, 2) day care costs for families
with young children can reduce available income for shelter and living expenses, and 3)
children may be subject to housing discrimination. Female full-time year round workers
earned $29,524 in Census 2000 which is 34% less than the male full-time year round
workers income of $44,158.

Census data indicates that the percentage of female head of households in San Benito
County as a whole, and the unincorporated area was nearly the same at 7.2%. Over 75% of
the female head of households were located within the two cities of the county according to
the Census 2000.

The percentage of female head of households living in poverty decreased between 1990 and
2000 in the unincorporated area from 26% to 18%. Nearly three quarters of the female head
of households in this category had related children less than 18 years of age.

Grandparents as Caregiver:

About 460 grandparents reported to be responsible for their grandchildren in Census 2000,
with 173 in the unincorporated area (37.6%) of San Benito County. Grandparents as
caregivers may not be elderly. Nevertheless, grandparents may be limited by retirement
income, size of housing and issues associated with aging.

Disabled:
Census 2000 indicates that about 15.5% of the countywide population has a disability. About
one-third of this special needs group resides in the unincorporated area. Table 2-6 indicates
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that the proportion of elderly persons with a disability was nearly double the countywide
average of 22.5% at the Ridgemark Census designated place (40%). Persons with a
disability may have a long-lasting physical, mental, or emotional condition that prevents them
from walking, climbing stairs, dressing, bathing, learning, or remembering.

Affordable housing is a constraint for many disabled persons because many persons with a
disability rely on public benefits as their sole source of income. The disabled may also need
to spend a disproportionately high share of his/her monthly income on housing. As
documented in Housing Crisis Continues, Findings from Price Out in 2000 Opening Doors
(June 2001), as a national average, a disabled person needs to spend 98% of this/her
monthly income to rent a one-bedroom apartment. To address the issue of high rental costs,
the Central Coast Center for Independent Living recommends high-density mixed income
developments. These developments could provide housing for disabled persons that do not
meet the Department of Housing and Urban Development Standards, as well as those that
do.

Accessibility can be a housing constraint for some persons with a disability. Ease of access
can be provided in housing with widened doorways and hallways, ramps leading to
doorways, modifications to bathrooms and kitchens (lowered countertops, grab bars,
adjustable shower heads, etc.) and special sensory devices (smoke alarms, flashing lights).

Generally, incorporated areas or urban areas with urban services are the best location for
group homes and/or residential facilities for the disabled. The Central Coast Center for
Independent Living anticipates that the need for access to affordable housing could increase
as implementation of the American with Disability Act (ADA) ensures that more people with a
disability can live with in the community instead of being restricted to institutions, nursing
homes, or psychiatric hospitals.

There are limited resources for disabled individuals and households in San Benito County.
San Benito County allows placement of a temporary mobile home with a use permit for
persons in need of medical supervision in all residential and agricultural zoning districts. The
housing provision opportunities for disabled persons in San Benito County are discussed in
detail in Chapter 7.

Table 2-6
Disabled Population by Age Cohort in San Benito County

Disabled Population = Disabled Population Disabled Population  Disabled Population

All Ages 5-20 21-64 65+
San Benito County 8266 (15.5%) 1132 (14%) 5625 (68%) 1509 (18%)
(%) Employed* 59.5%
Unincorporated 2701 (33%) 368 (13.5%) 1726 (64%) 607 (22.5%)
(%) Employed* 64%
Aromas CDP 557 (6.7%) 85 (15%) 363 (65%) 109 (20%)
(%) Employed* 66.4%
Ridgemark CDP 370 (4.5%) 24 (6.5%) 202 (54.5%) 144(40%)
(%) Employed* 72.3%
City of Hollister 5309 (64%) 736 (14%) 3743 (70.5%) 830 (15.5%)
(%) Employed* 57.8%
City of San Juan Bautista 256 (3%) 28 (8.5%) 156 (19%) 72 (42%)
(%) Employed* 52.6%
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Source: Census 2000 Summary Tape File 3 — Table DP-2 Profile of Selected Social Characteristics CDP
(Census Designated Place)

*The % of non-disabled persons employed in the age cohort 21-64 was 74.1% in San Benito County,
72.7% in the unincorporated area, 74.8% in Hollister, San Juan Bautista, 77.9% in Aromas and 71.5% in
Ridgemark.

Farmworker:

Farm workers are considered a special needs group because the income earned is generally
low, job skills are limited, the periods of labor are often seasonal, and the need for housing
varies from transitory to permanent. Farm workers may live in substandard housing because
of a lack of temporary and permanent housing. The May 2003 Agricultural Bulletin reported
that the average hourly wage in the Central Coast area for agricultural worker was $8.49 per
hour.

County Data Farm Figures:

Estimating the size of the agricultural labor force is challenging as farm workers are
historically undercounted by the census and other data sources. Farm workers are typically
categorized into three groups: 1) permanent, 2) seasonal, 3) migrant. Permanent farm
workers are typically employed year round and full-time with the same employer. A seasonal
farm worker works on average less than 150 days a year and earns at least half of his/her
earned income from farm work. Seasonal farm workers include persons that reside in the
County full time but may only work during a portion of the harvest of one or more crops,
and/or migrant farm workers that utilize temporary housing only during the harvest and then
leave the area. A seasonal worker that is a resident may seek other temporary work in the
off-season and may have difficulty finding affordable housing because periods of employment
are sporadic and the pay is low. Migrant farm workers are seasonal farm workers who have
to travel to do the farm work so that he/she is unable to return to his/her permanent residence
within the same day. Migrant farm workers arrive during the cultivating or harvesting of crops
and leave when work is not available. Generally, a migrant laborer will seek housing in a
labor camp, rentals, vehicles, overcrowded conditions, or substandard facilities if there are
insufficient migrant labor facilities. A portion of the farmworkers may also be undocumented
foreign workers who may come to the area during the harvest season and then leave. Some
undocumented foreign workers may stay because they lack insufficient funds to return home.

According to the United States Department of Agriculture (USDA) 2002 Census of Agriculture
there are 4,193 permanent, seasonal, and migrant farmworkers working on 280 farms
located within San Benito County. A smaller percentage of farms (31%) employ 10
employees or more accounting for (83%) of the farmworker population. Table 2-7
summarizes data from the United States Department of Agriculture (USDA) 2002 Census of
Agriculture which surveyed the number of farms in San Benito County that hired laborers, the
size of the farms and the duration of employment.
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Table 2-7
Summary of USDA 2002 Farmworker Census
Item San Benito
Hired farmlabor ... ... ... ... .. .. ... ... . 'ic'ee'ev..... farms 280
workers 4,193
$1,000 payroll 36,159
Farms with-
TWwWorker . ... ... ... ... farms 46
workers 46
2 workers . farms 63
workers 126
3 or 4 workers ... farms 19
workers 62
5 to 9 workers ... farms 65
workers 462
10 workers or more ... farms ay
workers 3,497
Workers by days worked:
150 days Or MOMe | . ... .. .. i e s s nsennnn. .., fArMS 138
workers 1,710
Farms with-
Tworker ... ... ... ... .. ¢ iieiereennanen... farms 19
workers 19
2 workers ... farms a7
workers 94
3 or 4 workers ... farms 29
workers 111
5 to 9 workers ... farms 14
workers 96
10 workers or more ... farms 29
workers 1,380
Less than 150 days ... farms 238
_ waorkers 2483
Farms with-
T WOTKET . . . . .. i e e e .., fArMSs 38
workers 38
2 workers ... farms 53
workers 106
3 or 4 workers ... farms as
workers 120
5 to 9 workers ... farms 39
workers 248
10 workers or more ... farms 73
workers 1,971
Reported only workers working
1530 days ormore .. .. ... ... . farms 42
workers 820
51,000 payroll 16,549
Repaorted only workers warkmg
less than 150 days . . .. . farms 142
workers 1,341
£1,000 payroll 1,385
Reported both - workers working 150
days or more and workers
working less than 150 days . farms 96
150 days or more, workers 890
less than 150 days, workers 1,142
£1,000 payroll 18,225
Migrant farm labor on farms with hired
labor(seetext) ... ... ..... ... ...... ... . iii'ieco.... farms 87
Migrant farm labor on farms reportlng ‘c:nnl',,nI
contract labor (see text) . .. . farms 1
Source: USDA 2002 Census of

http://www.agcensus.usda.gov/Publications/2002/Volume

Agriculture
1, Chapter 2 County Level/Cadlifornia/st

06 2 007 007.pdf

Table 2-8 shows that the number of hired farm laborers has increased slightly since 1997.
This is due, in part, to the shifting ownership of many locally run, family farms to larger,

corporate owned farms.

Chapter 2 Demographic Characteristics of Population



San Benito County 20072014 Housing Element

Table 2-8
San Benito County Farm Labor Summary
San Benito County 2002 1997 1992
Hired Farm Labor (Farms) 280 212 231
Hired Farm Labor (Workers) 4,193 4,097 5,813

Source: USDA 2002 Census of Agriculture http://agcensus.mannlib.corell.edu/show2.php

Farmworker Services:

The United States Bureau of the Census defines a housing unit as a house, an apartment, a
mobile home, a group of rooms, or a single room that is occupied (or if vacant, is intended for
occupancy) as separate living quarters. The San Benito County Southside Migrant Center
Housing facility currently offers two Bunkhouses. Bunkhouse #100 offers 24 group rooms
(housing units) and Bunkhouse #200 offers 22 group rooms (housing units). Each group
room consists of 4 individual bedrooms. Although each group room has four individual
bedrooms, San Benito County identifies each group room as a single housing unit for
purposes of meeting the US Census definition and Regional Housing Needs Allocation
(RHNA). The San Benito County Community Services and Workforce Development (CSWD)
Department is currently working with the Office of Migrant Services (OMS) to oversee a
remodel of an additional Bunkhouse (Bunkhouse #300) located at the County Farmworker
Migrant Center which is scheduled to be completed by June, 2010. Bunkhouse #300 is
proposed to add 22 additional group rooms (housing units) to expand total capacity from 46
to 68 total group rooms (housing units). The County Farmworker Migrant Center would
increase its capacity to serve up to 272 individuals for farmworker housing between
Bunkhouse #100, Bunkhouse #200 and Bunkhouse #300.

The Southside Migrant Center Housing facility also offers a total of 67 cabins (housing units)
which serves up to an additional 289 individuals for farmworker housing. Although, each
cabin houses more than one individual, San Benito County identifies each cabin as a single
housing unit for purposes of meeting the US Census definition and Regional Housing Needs
Allocation (RHNA).

In addition to the Bunkhouses and cabins located at the County Farmworker Migrant Center,
there are 13 legal farm labor complexes in the unincorporated area offering 102 mobile home
trailers with a capacity to service an additional 411 farmworkers. Although each mobile home
trailer houses more than one individual, San Benito County only identifies each mobile home
trailer as a single housing unit for purposes of meeting the US Census definition and
Regional Housing Needs Allocation (RHNA). For the purposes of RHNA, San Benito County
identifies the total number of farmworker housing units Countywide as follows: 68 group
rooms plus 67 cabins plus 102 mobile home trailers, totaling 237 housing units. Table 2-9
reflects total number of farmworker housing units offered in San Benito County.

Chapter 2 Demographic Characteristics of Population 17



San Benito County 20072014 Housing Element

Table 2-9
San Benito County Farmworker Migrant Center Housing
. # of Housing .
# of Housing . . - . Distance from
Location Units/Group ﬁO_ftsl';guil_ng Umlt_fl Mobile ;’ran_s it Community
Rooms nits/Cabins ome ervice Services
Trailers
San Benito County Farmworker Migrant Center
Bunkhouse #100 24 Dial-A- 2-5 miles
Ride
County
Express
Bunkhouse #200 22 Dial-A- 2-5 miles
Ride
County
Express
Bunkhouse #300 (construction 22 (est.) Dial-A- 2-5 miles
in process to be completed in Ride
June, 2010) County
Express
San Benito County Farmworker Migrant Center
Cabins 67 Dial-A-Ride 2-5 miles
County
Express
13 Legal Farmworker Complexes
Mobile Home Trailers 102 Dial-A- 2-5 miles
Ride
County
Express
Total 68 67 102

Source: The San Benito County Community Services & Workforce Development Department, San
Benito County Health & Human Services Agency, San Benito County One Stop Career Center San
Benito County Housing & Economic Development Department, and Economic Development
Corporation.

The San Benito County Southside Road Migrant Center is located on unincorporated
property about a mile south of a grocery store, Hazel Hawkins Hospital, and medical facilities.
The Employment Development Department is located about five miles to the north. Public
schools are slightly more than a mile from the facility. The Southside Road Migrant Center
services include; but are not limited to, meals (unaccompanied adults), One Stop Career
Center which offers job training, placement programs, substance abuse workshops, legal
clinic, dental, veteran, behavioral health, and County Express transportation services.

Farmworker Funding Sources:

The San Benito County Southside Road Migrant Center is primarily funded by the California
Office of Migrant Services (OMS). Additional resources are funded by various Federal, State
and local grants which include; but are not limited to, Community Services Block Grants
(CSBG) for winter shelter salaries, Community Development Block Grants (CDBG) for
homeless shelter and 3 transitional trailers, Emergency Food and Shelter Program (EFSP),
Emergency Housing Assistance Program (EHAP) for rental assistance for emergency shelter,
and Low Income Heating & Energy Assistance Program (LIHEAP) for PG&E assistance.
These funding sources help further provide for additional resources benefiting residents
during the time the facilities are open.
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Farmworker Existing Needs:

Farmworkers are generally considered to have special housing needs because of their
limited income and the often unstable nature of their employment (i.e., having to move
throughout the year from one harvest to the next). San Benito County has collaborated with
a network of local service providers, local community organizations, non profits, and held a
Special Needs Housing Workshop open to the public to gather data on this subject. Among
the major findings are: family support services in education, health, housing, tax preparation,
English classes, flu shots, AIDS prevention, financial literacy, first-time homebuyer program
and counseling services.

Farmworker Projected Needs:

According to the San Benito County Community and Services and Workforce Development
Department, in 2008 the Migrant Center had approximately 30 families projected to serve
120 individuals on the waiting list for farmworker housing needs. However, the upcoming
addition of Bunkhouse #300 at the Southside Migrant Center will help fill the demand for
future farmworker housing.

Homeless:

The homeless are considered a special needs group because loss of shelter can result in a
loss of a sense of well being. Persons and families that become homeless may lose all of
their possessions. The shelter needs for these persons vary from temporary shelter,
transitional shelter, and counseling and support services. Special facilities may be needed for
substance abusers, persons suffering from AIDS, the mentally ill and persons/families
displaced by job loss and or lack of affordable housing. Table 2-10 shows a summary of
homeless housing provided in the County.

Table 2-10
San Benito County Emergency Shelter/Transitional Housing
Distance
. Total # of
. Rooms/ Cabins/ L . . from
Location Bunkhouse Trailers Inglé/x:gls Transit Service Community
Services
San Benito County Southside Migrant Center
1) Transitional Housing 15 75 Dial-A-Ride 2-5 miles
County Express
2) Winter Emergency Shelter 15 87 Dial-A-Ride 2-5 miles
County Express
3) Homeless Shelter 24 24 Dial-A-Ride 2-5 miles
County Express
Emmaus House 10 20 Dial-A-Ride Approx. 1
County Express mile
Total County Wide 34 30 206

Source: The Community Services & Workforce Development, County Health & Human Services
Agency, San Benito County One Stop Career Center, San Benito County Housing & Economic
Development Department and Economic Development Corporation.

Homeless Services:

The San Benito County Southside Migrant Center offers three homeless service components
on site such as, transitional housing, winter emergency shelter, and homeless shelter. The
15 unit transitional housing component is currently operated and managed by Community
Services Development Corporation (CSDC) a local non profit corporation. The 15 unit Winter
Emergency Shelter component is currently operated and managed by Community Services
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& Workforce Development, a County Department. The fifteen cabins at the County Migrant
Center are used temporarily during the winter months (see Table 2-10). The 24 bedroom
bunkhouse homeless shelter component is currently operated by the Homeless Task Force
of San Benito County. In addition, the Emmaus House is a local non-profit organization
which offers a year round domestic violence shelter to both the City of Hollister and County of
San Benito residents. The Emmaus House services up to 10 homeless families at any given
time. During the program period over 100 clients accessed the “Emmaus House” for
domestic violence related services. The Emmaus House makes available a shelter facility
providing a furnished room and meals for women assisted during the program period.

The San Benito County Southside Road Migrant Center is located on unincorporated
property about a mile south of a grocery store, Hazel Hawkins Hospital, and medical facilities.
The Employment Development Department is located about five miles to the north. Public
schools are slightly more than a mile from the facility. Between the three homeless
components located at the San Benito County Migrant Center, services and resources
include; but are not limited to, meals, job training programs, substance abuse workshops,
legal clinic, flu shots, dental, veteran, behavioral health, daycare, and County Express
transportation services.

Homeless Funding Sources:

The San Benito County homeless units and services are funded by various Federal, State
and local grants which include; but are not limited to, Community Services Block Grants
(CSBG) for winter shelter salaries, Community Development Block Grants (CDBG) for
homeless shelter and 3 transitional trailers, Emergency Food and Shelter Program (EFSP),
Emergency Housing Assistance Program (EHAP) for rental assistance for emergency shelter,
and Low Income Heating & Energy Assistance Program (LIHEAP) for PG&E assistance.
These funding sources help further provide for additional resources benefiting residents
during the time the facilities are open.

Homeless Existing Needs:

San Benito County has collaborated with a network of local Homeless service providers, local
community organizations, non profits, and held a Special Needs Housing Workshop open to
the public. Between these methods, San Benito County has identified existing needs for
homeless such as, identifying a site for a permanent year round homeless shelter that will
accommodate families, singles, adults, and children.

Homeless Projected Needs:

This past year approximately 35 families with average family sizes of 3 totaling 105
individuals were on the waiting list for Homeless shelter and services throughout San Benito
County. It is important to recognize that this is a point-in-time count or snapshot, reflecting
those persons identified as homeless on the day of the count during a limited timeframe; it is
not an absolute number. Many individuals and families move in and out of homelessness
over the course of a year. In order to meet this demand, San Benito County will establish a
program during the upcoming program period which identifies specific zoning/sites as
required by Senate Bill No. 2 for a year round homeless shelter to help meet future demand.
See Chapter 10 Program 1-9 for more details.

Households Overpaying for Housing:
Generally, housing is considered to be affordable if a family/person does not need to spend
more than 30% of their annual income for shelter. An individual's housing costs and the
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amount they are able to pay will vary between rental and home ownership units. See Table
2-11 for a range of income levels by jurisdiction.

Table 2-11
Range of Income Levels by Jurisdiction
Income Range Sa(:r:gﬁgl,to Unincorporated Hollister s;‘:u‘tjil;g'
Less than $34,999 28% 27% 28% 1%
$35,000 - $49,000 14% 13% 15% 17%
$50,000 - $74,900 22% 19% 23% 20%
$75,000 or more 36% 41% 34% 23%

Source: Census 2000

Rentals:

Data from Census 2000 indicates that on average 42% of the rental households overpaid for
housing in San Benito County. The proportion of rental households overpaying for housing
was 28% in the unincorporated area but was much higher in the two cities (47% Hollister —
53% San Juan Bautista). At least 85% of the rental households in each jurisdiction spent
more than 35% of their income on housing (see Table 2-12).

Homeowners:

The percentage of owner-occupied households that overpaid for housing was nearly the
same countywide at 36% in both the unincorporated County and the City of Hollister (see
Table 2-13). The proportion of homeowners that overpaid for housing in San Juan Bautista
was lower at 33%.

Extremely-low income Existing Needs:

According to the Comprehensive Housing Affordability Strategy (CHAS) data released in May
of 2000, approximately 2,412 extremely-low income households resided in the County,
representing 15% of total households. Approximately 63% of extremely-low income
households owned their home in 2000. Both renters and owners of extremely-low income
households experienced high incidence of housing problems according to the CHAS data.

Extremely-low income Projected Needs:

To calculate the projected housing needs, the County assumed 50 percent of its very-low
income regional housing needs are extremely-low income households. As a result, from the
very-low income need of 364 units, the County has projected a need of 182 units for
extremely-low income units. To address this need, the County will employ a detailed housing
strategy to promote a variety of housing types such as Single-Room Occupancy units and
transitional housing units. The ability of the County to address extremely low-income
households by these housing types is discussed later in Chapter 6, Constraints on
Residential Development. Additionally, Programs 2-5 and 2-6 detail the steps the County will
take, including attainment of funding to assist housing construction of extremely-low income
household units, in Chapter 10, Quantified Objectives.
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Large Family Households:

A large family household is considered to be a household with five or more persons. Large
family households generally require more rooms, which in turn increases the cost of
purchasing or renting a house. Large families on limited income may live in overcrowded
conditions in order to pay for living expenses.

Nearly 16% of the households in the State of California were large family households in
Census 2000. Table 2-14 indicates that the percentage of large family households in San
Benito County increased to 23%. The percentage of large family households in the
unincorporated area, however, dropped by 1% over the past decade to 18%. 2000 Census
data indicates that there was a significantly higher percentage of Hispanic/Latino large family
households countywide and in the unincorporated area.

Table 2-14
Large Family Households in San Benito County

Total Large Family Households By San Benito

Types (>/=5 persons) County % Unincorporated %
2000 Census 3598 23% 998 18%
Hispanic/Latino 2261 39% 494 37%
Native Hawaiian/other Pacific 8 36% 3 13.6%
Islander
Owner Occupied 2284 14% 614 1%
Hispanic/Latino 1244 21% 21 16%
Renter Occupied 1314 8.5% 384 7%
Hispanic/Latino 1017 17% 283 21%

Source: 2000 Census Summary Tape File 1 Tables H15 and H15H
Note: The percentage of large Hispanic/Latino Households is derived from the total number of
Hispanic or Latino Households.

Overcrowded Housing:

An overcrowded household is considered to be a household with 1.01 or more (excluding
kitchen and bathroom) persons per room in the household. There was a nominal increase in
the countywide rate of overcrowding to 14.8%. The rate of overcrowding in the
unincorporated decreased to 10.7% in 2000. About 55% of the overcrowded housing were
rental units (see Table 2-15).

Table 2-15
Comparison of Overcrowded Households in San Benito County
(Greater than 1.01 persons per room)

Area Countywide Unincorporated
All Households 2351 (14.8%) 593 (10.7%)
Owner-occupied 1063 (45.0%) 252 (42.5%)
Renter-occupied 1288 (55.0%) 341 (57.5%)

Source: Census 2000

Local Workforce:

A special housing needs group identified during the public review process for the 2007-2014
update is the local worker. The greater Bay Area has experienced significant job growth over
the past 30+ years. San Benito County, along with many counties on the edge of the Bay
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Area, has experienced inflated land prices, significant increases in housing costs and
pressure to provide housing for the unplanned and unmet needs of the greater bay area.
The disparity between incomes for workers in San Benito County and the HUD median
income is discussed in Chapter 4.
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3. HOUSING CHARACTERISTICS

The analysis of the Housing Characteristics section relied primarily on 2000 U.S. Census
data. Because detailed mid-2000 Census data will not be available during the 2007 - 2014
Housing Element Update process, this update has been based on 2000 Census data, while
at the same time, every attempt has been made to include newer census from other reliable
sources. Along with Census data, this section also includes data from the American
Community Survey 2007.

Housing Units

Changes in the types of housing units over the past decade and the proportional share of
housing types have been analyzed to determine whether or not there are any gaps in the
types of housing units available in the County. Countywide there is a total of 16,499 housing
units including year-round, vacant, seasonal, and migratory units. The unincorporated area
has a total of 5,927 occupied and vacant units (see Table 3-1). Overall, the number of
households increased in San Benito County between 1990 and 2000 by 35%. The most
significant increase was in the production of single family homes. By 2007, the total number
of housing units rose to 17,786, an 8% increase from 2000. The largest increases in types of
housing include attached single-family dwelling and 5+ multi-family housing units by 25%
from 2000 to 2007. San Benito County households are projected to continue increasing over
the period between 2008-2013 by approximately 1.3 percent annually.

Table 3-1 summarizes the quantity of households in San Benito County by type from Census
2000 data. There is a notable gap in the unincorporated area between single family dwelling
units 89% and multi-family dwellings — 2%. The low proportion of multi-family units is
noteworthy because this type of housing is needed by renters and special needs groups
(elderly, single head of household, disabled, and low-income families). Table 3-1.1
summarizes the quantity of households in San Benito County from American Community
Survey 2007. There was an increase in multi-family housing units by 299 units from 2000 to
2007, which have been in decline in the 1980’s and 1990’s.

It appears that the number of attached dwelling units may have been underreported in
Census 2000. Census 2000 reports that there are 251 attached units in the Ridgemark
Census Designated Place, which is less than the 309 attached condominium townhouses
constructed within the Ridgemark development.” By American Community Survey 2007
data, the number of attached single-family units has risen by 923 since 2000, this assumes
the Ridgemark development is included in this estimate.

" Tract 132 Villa Pacheco - 39 units; Tract 137 Sunrise — 12 units; Tract 116 Unit 5 Greens — 60 units;
Tract 116 Unit 6 Villages — 54 units; Tract 116 Unity 8 Phases | and |l —144 |ots.
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Table 3-1
Housing Units in San Benito County and Unincorporated Area by Type (1990 and 2000)
. . Net (%)
Type of Dwelling Units 1990 (%) 2000 (%) Change Change
Countywide
Single Family Dwellings 9,412 7% 13,671 83.0% 4,269 45%
Attached 713 8% 1,027 6.2% 1,027 44%
Detached 8699 92% 12,644 76.6% 3,945 45%
Multi-Family Dwellings 1657 14% 1956 12.0% 299 18%
2-4 Units 1016 8% 1109 6.7% 93 9%
5+ 641 5% 847 5.0% 206 32%
Mobile Homes 1,161 9% 858 4.7% -303 -3%
Boat RV Van 14 0.1%
Countywide All Dwelling Units 12,230 16,499 35%
Unincorporated
Single Family Dwellings 4,521 81% 5,266 89% 745 17%
Attached 383 7% 425 7% 42 11%
Detached 4138 74% 4,841 82% 703 17%
Multi-Family Dwellings 339 6% 112 2% -227 2
2-4 Units 303 5% 70 1% -233 -76%
5+ 36 1% 42 1% 6 16%
Mobile Homes 732 13% 549 9% -183 -25%
Boat, RV, Van 12 0.2%
Unincorporated All Dwelling Units 4,592 5,960 1368 30%

Source: Census 2000

% A Quonset hut was destroyed by fire and a ten unit apartment building was annexed that could account
for the loss of 18 multi family units. There is not a record of demolition of multi-family units or annexation
of 200+ multi-family units.
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Table 3-1.1
Housing Units in San Benito County by Type (2000 and 2007)
. . Net (%)
Type of Dwelling Units 1990 (%) 2000 (%) Change Change
Countywide
Single Family Dwellings 13,671 83.0% 14,594 82.1% 923 7%
Attached 1,027  6.2% 774 4.4% 253 25%
Detached 12,644 76.6% 13,820 77.7% 1,176 10%
Multi-Family Dwellings 1,956  12.0% 3,192 14.5% 299 15%
2-4 Units 1,109 6.7% 1,322 7.5% 93 9%
5+ 847 5.0% 1,248 7.0% 206 25%
Mobile Homes 858 4.7% 614 3.5% -244 -29%
Boat RV Van 14 0.1% 8 0.0%
Countywide All Dwelling Units 16,499 17,786 8%

Source: American Community Survey 2007

Housing Tenure:

Housing tenure is evaluated to determine whether there is an adequate supply of owner-
occupied units and rental-occupied units. Rental units are needed for persons that are
mobile, those who cannot afford a single family home, and for persons that do not desire
home maintenance or other reasons. The demand for rental units can also increase when
mortgage interest rates increase because fewer people can purchase a home.

Statewide 57% of all dwelling units are owner-occupied and 43.1% are renter-occupied.
Countywide the percent of owner- occupied units is higher than the State average at nearly
67.3% down from 68% in 2000. Table 3-2 indicates that the percent of owner-occupied units
in the unincorporated area is significantly higher at 72%. Of the renter-occupied units in the
unincorporated area, 67% are single family dwellings and 30% are single family attached
rentals. (Census 2000 table QT-H10 Housing Units) Table 3-3 shows the population per
household between owner-occupied renter-occupied units within and around San Benito
County.

Vacancy Rate:

The vacancy rate is evaluated to measure whether the supply of housing stock is meeting the
demand. If a vacancy rate is too low in an area, this can artificially increase the costs for
housing which is particularly hard for low-income persons. Conversely, a high vacancy rate
can be indicative of a surplus of housing stock and the cost of housing may be artificially low.

The "market vacancy rate" includes only vacant units that are for sale or rent. Generally, a
market vacancy rate of five percent (5%) is considered to be desirable for a normal turnover
in housing units. The Census 2000 countywide vacancy rate was 3.7% in 2000 and 4% in
2007. The vacancy rate in the unincorporated area was six percent (6%) in 2000. Hollister
had the lowest vacancy rate at 2.1% in 2000 and 5.5% by 2007.
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Table 3-2
Housing Tenure in San Benito County and Unincorporated Area

San Benito County:
Owner 10,830 (68%) (1.0%)
Renter 5,055 (32%) (2.7%)
Vacant 614 (3.7%)
Total 15,885 16,499
Unincorporated:
Owner 4,020 (72%)
Renter 1,582 (28%)
Vacant 358 (6%)
Total 5,602 5,960
Hollister:
Owner 6,506 (67%) (0.6%)
Renter 3,210 (33%) (2.3%)
Vacant 208 (2.1%)
Total 9,716 9,924
San Juan Bautista:
Owner 304 (53.6%) (3.5%)
Renter 263 (46.4%) (4.0%)
Vacant 48 (7.8%)
Total 567 615
Source: Census 1990 and 2000
Table 3-3

Population Per Household (Census 2000)
Population per Household

Geographic Area Owners Occupied Renters Occupied
Aromas Census Designated Place 3.13 3.20
Hollister, City 3.51 3.55
San Juan Bautista, City 2.56 2.93
Ridgemark, Census Designated Place 247 248
Unincorporated San Benito County 3.25 344

Source: Census 2000

Age and Condition of Housing Stock:

The age of homes is important in the evaluation of the housing stock because older homes
are most likely to become substandard. Traditionally housing structures have a design life of
about 30+ years for roofing, plumbing, landscaping, paving, and electrical. If homes are not
maintained, major rehabilitation or demolition may be necessary. Older homes are prone to
be less costly than newer homes and more likely to be converted to multiple units. These
homes are also used as rentals.
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About one third (36%) of the housing stock in San Benito County and the unincorporated
area (31%) is more than 30 years old (see Table 3-4). By 2007, Census data found 47.8% of
housing stock county-wide is more than 30 years old. The Aromas Census designated place
had the highest concentration of older housing stock in the unincorporated area with 43.6%
of the dwelling units 30 years or more in 2000. The Ridgemark Census designated place by
contrast only had three 3.4% of the housing stock being 30 years or more in 2000.

Table 3-4
San Benito County Age of Housing Stock in Years (2000)
1-10 1-30 31-40 41 -60 61+

Jurisdiction Years Years Years Years Years
Unincorporated 1,302 2,445 614 836 730
(5924) (22%) (41%) (10%) (14%) (12%)
Aromas CDP 128 388 99 133 154
912) (14%) (42.5%) (10.9%) (15.7%) (17%)
Ridgemark CDP 479 642 33 4 4
(1162) (41.2%) (55.2%) (2.8%) (0.3%) (0.3%)
County Total 5,082 6,263 1,610 1,955 1,589
(16449) (30.8%) (38%) (9.7%) (11.8%) (9.6%)

Source: Census 2000 Summary Tape File 3 - DP-4 Profile of Selected Housing Characteristics: 2000

Thirty percent of the housing stock in San Benito County was constructed over the past
decade (1990 —2000), only 9.7 of the housing stock constructed between 2000 and 2007.
This downturn in construction may be an indication in the downturn of the housing market.
The Census 2007 American Community Survey reported owner occupied units with a
mortgage as 35% or more of the household income at 36%. Of the unincorporated housing
stock, 22% was constructed between 1990 and 2000.

The County planning and building department conducted a windshield survey in targeted
communities within the county, where census data showed housing stock to be 30 years or
older (San Juan Valley, Tres Pinos, Aromas, unincorporated subdivisions in Hollister’'s east
planning area). Results of the survey indicate that less than 50 dwelling units were
categorized as in need of repair (moderate — dilapidated).

Households Type

Non-Family Household:

Households listed as non-family in the 2007 represent about 20.2%, a slight rise from 2000 of
18.8% of the households countywide, down from close to 21% in the 1990 Census. Non-
family households comprised nearly 18% of the households in the unincorporated area.
Approximately four percent of the non-family households in the unincorporated area are
elderly females living alone.

One-Person Household Census 2000:

Fourteen percent (2,245) of the households in San Benito County were one-person
households in Census 2000. There were 876 one-person households in the unincorporated -
16% of the households. Nearly one quarter (23%) of the single occupancy households were
in the Ridgemark Census Designated Place (CDP) (Summary Tape File 1, Table P18).
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Family Households 2000 Census:

The percentage of family households in San Benito County increased between 1990 and
2000 from 75% to 81%. There was a slight decrease in family household in the
unincorporated area over the past decade, going from 82% in 1990 and 79.5% in 2000.

The majority of the family households included married couples with 10,429 (65.7%)
countywide and 3,803 (85%) in the unincorporated area. Three percent of the family
households in the unincorporated area were living in poverty in 2000. (2000 Census,
Summary Tape File 3, Table P30).
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4. HOUSEHOLD INCOME AND AFFORDABILITY

The analysis of the Household Income and Affordability section relied primarily on data from
the State Department of Housing and Community Development (HCD), California Tax Credit
Allocation Committee, Employment Development Department (EDD), California Association
of Realtors (CAR), San Benito County Community Services & Workforce Development
Department, San Benito County Behavioral Health Department, San Benito County Human
Resources Department, San Benito County Joint Union High School District, San Benito
County Housing & Economic Development Department and Economic Development
Corporation.

Household Income

The monthly income of a family or a household is a major determinant in how much can be
paid for shelter and what type of shelter a family can afford. Some persons and families are
required to double-up in order to pay for shelter. The following income levels establish a
benchmark for affordability and are as follows:

Extremely Low-Income

Extremely-low: family income below 30% of the median income
Low-Income

Very-low: family income between 30% and 50% of the median income
Other Lower: family income between 50% and 80% of the median income

Above Low-Income
Moderate: family income between 80% and 120% of the median income
Above Moderate:  family income above 120% of the median income

The State recognizes very-low and other-low income households as "low income.” Generally,
extremely low-income, very low-income, and low-income households are more sensitive to
gaps in the housing stock, fluctuations in housing prices and mortgage rates. Historically,
moderate and above moderate income households were generally considered to have
adequate income to afford housing without subsidy.

One of the major barriers to housing affordability is the costs of housing. In order to provide
housing to all economic levels in the community, a wide variety of housing opportunities at
various prices should be made available. Table 4-1 describes the acceptable monthly
payments for households (family of four) in the five major income groups: Extremely Low-
Income, Very-Low, Low, Moderate, and Above-Moderate. Provided below is a breakdown of
affordability income levels and ranges based on the 2008 San Benito County median
household income of $78,000.
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Table 4-1
2008 San Benito County Median Household Incomes (4 person household) by Income Ranges
Income Level % of Median 2008 Median Income Range Monthly Payment
Income Income Amount Range
Extremely Low Less than 30% $78,000 Less than $23,400 Less than $585
Very Low 30% - 50% $78,000 $23,401 - $39,000 $585 - $975
Other Lower 50% - 80% $78,000 $39,001 - $62,400 $975 - $1,560
Moderate 80% - 120% $78,000 $62,401 - $93,600 $1,560 - $2,340
Above Moderate 120% or more $78,000 Greater than Greater than $2,340

$93,601

Source: 2008 California Tax Credit Allocation Committee, San Benito County
Note: Affordable Housing is up to 30% of income used tfoward gross monthly housing costs.

Based on income ranges, households with incomes of less than $23,400 would be classified
as extremely low-income. Households with incomes between $23,401 and $39,000 would
be classified as very low or low-income. Households with incomes between $39,001 and
$62,400 would be classified as other lower-income. Households between $62,401 and
$93,600 would be classified as moderate-income. Above moderate-income would be
classified as households with income of $93,601 or greater.

Table 4-2 compares the median household income with neighboring counties for 2008. San
Benito County has experienced a very high per capita income growth over the past decade.
A significant increase in residents commuting to the Bay Area has contributed to the increase
in per capita income, where salaries significantly exceed local wages.

Table 4-2
Comparison of 2008 Median Household Incomes
Between San Benito County and Neighboring Counties

Geographic Area 2008 Median
grap Household Income
Fresno County $53,800
Merced County $53,800
Monterey County $64,800
Santa Clara County $105,500
Santa Cruz County $81,300
San Benito County $78,000

Source: Department of Housing and Community Development Official State Income Limits for 2008

The 2008 median income for a family of four in San Benito County has risen to $78,000 (see
Table 4-3). The rise in median income can also be attributed in part to an increase in
commuters working in the Bay Area. Table 4-2 also shows that the 2008 median household
income in Santa Clara County exceeded San Benito County by $27,500. Santa Cruz County
exceeded San Benito County by only $3,300. San Benito County exceeded greater
populated counties such as Monterey County by $13,200, Fresno County by $24,200 and
Merced County by $24,200 in 2008 median household income.
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Table 4-3
2008 Income Categories by Family Size for San Benito County

Income Family Size

Category One Two Three Four Five Six Seven Eight
Extremely Low 16,400 18,700 21,050 23,400 25,250 27,150 29,000 30,900
Very Low 27,300 31,200 35,100 39,000 42,100 45,250 48,350 51,500
Low 43,050 49,200 55,350 61,500 66,400 71,350 76,250 81,200
Median 54,600 62,400 70,200 78,000 84,200 90,500 96,700 103,000
Moderate 65,500 74900 84,200 93,600 101,100 108,600 116,100 123,600

Source: Department of Housing and Community Development Official State Income Limits for 2008

Local Workforce

A challenge identified during the public
outreach process for the Housing Element
Update was to ensure that programs
provide housing that is affordable to the
local workforce. A combination of data from
California  Employment  Development
Department, San Benito County Human
Resources Department, San Benito County
Joint Union High School, and local
employers was used to provide the range of
salaries for persons employed in San
Benito County listed in Table 4-4. Most
workers fall in the low or moderate-income
category when measured against California
Department of Housing and Community
Development 2008 Income limits for San
Benito County.
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Table 4-4

Comparison of 2008 Annual Pay from Jobs in
San Benito County

Major Industry Type

Average Annual Pay

INDUSTRIES (1)
Agriculture Forestry & Fishing
Farm Worker
Construction —average
Manufacturing - average
Wholesale Trade - average
Retail Trade - average
Finance, Insurance, Real Estate
COUNTY EMPLOYEES (2)
Account Clerk I - Il
Office Assistant | — IlI
Correctional Officer |- Il
Correctional Sergeant
Librarian Assistant/Librarian -1l
Mental Health Case Manager I-ll
Road Maintenance Worker |- Il
Social Worker | - IV
Welfare Fraud Investigator | - Il
SCHOOLS (3)
Secondary teacher first year
Instructional Aide

$21,523
$16,934
$43,142
$34,713
$58,884
$64,492
$66,278

$30,564 - $37,176
$27,732 - $33,708
$45,624 - $55,476
$64,236 - $70,824
$32,268 - $35,388
$44,748 - $54,144
$34,212- $41,592
$42,612- $59,700
$49,104 — $54,144

$42,447 - $46,516
$24,400 - $35,700

Sources:

1. Employment Development Department,
Labor Market Information, San Benito County

California.

2. San Benito County Human Resources

Department.

3. San Benito County Joint Union High

School District.
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Housing Affordability

Generally, housing is considered to be affordable if a family/person does not need to spend
more than 30% of their annual income for shelter. Shelter is defined as gross rent or gross
monthly owner costs. Gross rent is the contract rent, plus utilities. In most cases, the
contract rent includes payment for water, sewer, and garbage. Gross monthly owner costs
include mortgage payments, taxes, homeowners insurance, mortgage insurance, condo
fees, utilities, and site rent for mobile homes. An individual's housing costs and the amount
they are able to pay will vary between rental units and home ownership.

According to the 2000 Census, the median rent was $715 for San Benito County. Based on
information provided by a local realtor, the current average market rents range from $800 for
a two-bedroom unit to $1,400 for a four-bedroom unit. Home rentals are somewhat more
expensive, and range from $1000 to $2,100. The maximum rent that can be charged to be
considered affordable based on income is reflected in Table 4-6. Table 4-6 lists the range of
affordable housing rental rates for various income categories, (extremely low, very low, low
and moderate). Table 4-5 reflects the current market rental rates for San Benito County.
Despite the trend for increasing rents, San Benito County remained relatively affordable. For
instance, while households within the very low-income categories could not afford the
average market rates within the County, most market rate rents are affordable to those
households within the low-income category.

Rental Units
Table 4-5

San Benito County Market Rental Rates
Bedroom Type  Average Market Rents

Two-Bedroom $900
Three-Bedroom $1,150
Four-Bedroom $1,400

Source: The Pivetti Company, February 2009

Table 4-6
San Benito County Affordable Housing Rental Rates
Income Group Unit Size Max. Monthly Rent
Extremely Low Studio <$409.50
1 bedroom <$438.00
2 bedrooms <$526.00
3 bedrooms <$607.00
4 bedrooms < $678.00
Very Low Studio $682.00
1 bedroom $731.00
2 bedrooms $877.00
3 bedrooms $1,013.00
4 bedrooms $1,131.00
Low Studio $1,091.00
1 bedroom $1,169.00
2 bedrooms $1,403.00
3 bedrooms $1,620.00
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Income Group Unit Size Max. Monthly Rent
4 bedrooms $1,809.00
Moderate Studio $1,636.00
1 bedroom $1,818.00
2 bedrooms $2,104.00
3 bedrooms $2,431.00
4 bedrooms $2,714.00
Above Moderate Studio > $1,636.00
1 bedroom > $1,818.00
2 bedrooms > $2,104.00
3 bedrooms > $2,431.00
4 bedrooms > $2,714.00

Source: California Tax Credit Allocation Committee Maximum Rent Schedule 2008, San Benito County

Homeownership Units

Table 4-7

San Benito County Affordable Housing Maximum Purchase Prices

HUD Income

Income Unit Size/ . . Maximum Affordable Maximum Affordable
Group Household Adjustegim;c;r Family Purchase Price - SFR  Purchase Price - CONDO
Very Low Studio/ 1 $ 27,300 $ 90,000 $ 65,000
1 Bedroom/ 2 $ 31,200 $ 105,000 $ 80,000
2 Bedroom/ 3 $ 35,100 $ 120,000 $ 95,000
3 Bedroom/ 4 $ 39,000 $ 135,000 $ 110,000
4 Bedroom/ 5 $ 42,100 $ 145,000 $ 120,000
Low Studio/ 1 $ 38,220 $ 135,000 $ 110,000
1 Bedroom/ 2 $ 43,680 $ 165,000 $ 130,000
2 Bedroom/ 3 $ 49,140 $ 175,000 $ 150,000
3 Bedroom/ 4 $ 54,600 $ 195,000 $ 170,000
4 Bedroom/ 5 $ 58,940 $ 210,000 $ 185,000
Moderate Studio/ 1 $ 60,060 $ 215,000 $ 190,000
1 Bedroom/ 2 $ 68,640 $ 245,000 $ 220,000
2 Bedroom/ 3 $ 77,220 $ 275,000 $ 250,000
3 Bedroom/ 4 $ 85,800 $ 305,000 $ 285,000
4 Bedroom/ 5 $ 92,620 $ 340,000 $ 310,000

Source: San Benito County Housing and Economic Development Department.

Notes: Assumptions for Single Family Residence - 35% housing-fo-cost ratio, 30 yr. fixed, 7.00% fixed
rate, 5% down payment, 1.25% property taxes, .03% homeowner's insurance, .59% Mortgage
Insurance factor. Assumptions for Condo - 35% housing-to-cost ratio, 30 yr. fixed, 7.00% fixed rate, 5%
down payment, 1.25% property taxes, .03% homeowner's insurance, .59% Mortgage Insurance factor,
$200/mo. HOA Dues.

According to Realtytrac.com, a