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Preface located in the norttvest portion of the County.
The City of Hollister has a total popuatiof
35,558(63.4percent and the population of San
San Benito County is located in the California Juan Bautista is2,052 (3.6 percet)!
Coastal Range, containing portions of the Gabilan Development within unincorporated San Benito
and Diablo Mountain Ranges. The San Andreas County is generally located adjacent to thess cit
and Calaveras Earthquake Faults traverse the Or in the unincorporated communities of Aromas
County from soutleast to norttwest and have and Tres Pinos. These communities are also
helped define the valte between the mountain located in the North County area. Development
ranges. The County is located at the southern tip in South County is very sparse, the majority of
of the San Francisco Bay Area and is immediately Which is concentrated in the Paicines/Panoche
south of Santa Clara County and east of Monterey area. In the early 2010883 percentof the
County. County population growth and commute County population resided in the Hollister Civil
patterns are directly related to gwbwth within Division @9,559 with another 18 percentn the
these counties. The County is known for its San Juan Bautista Civil Divisidn894. The
agriculture, which plays an important role in the remainindl.2percentof the population resides in
local economy. Due to its proximity to major the San BenitBitterwater Civil Divisior662.2
transportation nodes, San Benito County has also
become increasingly important as a manufacturing
anddistribution center.

Setting

1U.S. Census Bureau, @13 5Year American
San Benito County has a total land area of 1,389 Community Survelable DPOSemographiend

. . Housing Estimatgs
square miles and population 8,115 The 220092013 5Year American Community Survey

County contains twancorporatedcities, both Table DP05@emographiend Housing Estimates
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Approximately 99percent of the County is
unincorporated land, with approximately 79
percentof that land being in some form of public
or private open spacd.he majority of the open
space lands are in private ownership under
Williamson Act Contract (64p&rcent, with the
remainder in government ownership (13.2
percent. 91percentof 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
Pinnates 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 f@007 through 2014nd

the current program period is fronil2¢hrough

2@3 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
effect since 2M the previous Stateandated
date forHousing Element revision. The state
requires each community to update its Housing
Element on a periodic basis. This document is
partially based on the Statandated Regional
Housing Needs Allocation provided to the local
Council of Governments in July0l2 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 bgcember 31, 2015

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 tle
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 madrs related to housing. State
Housing Law (Government Code Section 65583)
requires that a Ohousi
an identification and analysis of existing and

ng

projected housing needs and a statement of goals,

policies, quantified objectivéaancial resources,
and scheduled programs for the preservation,
improvement, and development of housing. The
housing element shall identify adequate sites for
housing, including rental housing, faebmiit
housing, and mobile homes, and shall make
adeuate provision for the existing and projected
needs of all econonsegments. This report is an
update of the Housing Element previously
adopted by the County in1ZD The assessment
and inventory must include all of the following:

A Analysis of populatio and employment
trends, documentation of projections, and a

CountydQsniGfoR 6 thd locally's 3ting &hd

projected housing needs for all income
levels. Such existing and projected needs
shall include the locality's share of the
regional housing need &tccordance with
Section 65584 of the Government Code.

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

A An inventoryof 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.

Analysis of potential and actual
governnental constraints  upon the
maintenance, improvement, or

development of housing for all income

201 47 2023 Housing Element
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levels, including land use controls, building
codes and their enforcement, site
improvements, fees and other exactions
required of developers, and local proagssin
and permit procedures.

A 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
construabn.

A 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

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

The Housing Element identifies the nature and

extent of t he Countyds housing
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 understling of the community and

facilitates planning for housing.

needs.

By

201 47 2023 Housing Element | April 12,2016
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HOUSING ELEMENT

California State law requires that general plan housing elements beeupdatight yearsin
certain metropolitan areas, including that containing unincorporated San Benitabinaty,
these elements b@proved by the Department of Housing and Community Developtheater
State Government Code 865583:

The housing element shall consfsan identification andnalysis of existing and projected
housing needs and a statement of goals, policies, quantified objectives, financial resources, &
scheduled programs for the preservation, improvement, and development of Hhesing.
housing elment shall identify adequate sites for housing, including rental housingyugictory
housing, mobilehomes, and emergency shelters, and shall make adequate provision for tl
existing and projected needs of all economic segments of the community.
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San Benito County
GENERAL PLAN

Existing Housing Needs

SanBenito County is a locale with growth likely in

Section 5
Housing Element

of industry sectors found in the AMBAG region,

the Counties of Santa Cruz,
The Forecast used this as a partial

its future andwith a need to accommodate

population in new housing and preserved existing
lllustrating this, e Association of
Monterey Bay Area Governments (AMBAG)
2014 prepared its Regional Growth Forecast
giving a picture of population, housing, and

housing.

employment growth through 2035

The figures developed by AMBAG, with local
jurisdictions included in consultations, began with
a projection of job growth in thegien based on
past trends combined with present concentrations

SanBenito.

r el

into account.

Table 1
AMBAG 2014 Regional Forecast for San Benito County

Monterey,

ated to

housing,

San Benito City of City of San Unincorporated
County Hollister Juan Bautista County

Population
2010 55,269 34,928 1,862 18,479
2020 73,103 39,975 1,993 31,135
2025 75,604 41,704 2,015 31,885
2030 78,418 43,551 2,053 32,814
2035 81,332 45,397 2,092 33,843
Annual Growth 1.56% 1.05% 0.47% 2.45%
201@®2035 Change 47.16% 29.97% 12.35% 83.14%
Housing
2010 17,870 10,401 745 6,724
2020 22,620 11,176 834 10,610
2025 23,221 11,534 843 10,844
2030 24,200 12,114 852 11,234
2035 25,057 12,620 861 11,576
Annual Growth 1.36% 0.78% 0.58% 2.20%
201@2035 Change 40.22% 21.33% 15.57% 72.16%
Employment
2010 16,200 10,497 411 5,292
2020 18,513 12,175 490 5,848
2025 18,836 12,449 497 5,890
2030 19,187 12,732 508 5,947
2035 19,546 13,031 516 5,999
Annual Growth 0.75% 0.87% 0.91% 0.50%
201®2035 Change 20.65% 24.14% 25.44% 13.36%
Source: AMBAG 2014 Regional Forecast,
<ambag.org/sites/default/files/documents/FINAL%20Adopted%20Forecast%20and%20Dog
October 10, 2015.

201 47 2023 Housing Element

Existing Housing Needs

| April 12,2016

and

basis for projecting population in addition to
other pgulations considered such as college
students, military, and prison inmates; particular
attention was given to outwdround commuters,
especially those employed in Silicon Valley, whose
residence in the AMBAG regiorsan Benito
County being a clear example thidi is not
directly
population projections became a basis for
projecting growth in
popul ati onsd

t he

with some
residence

regi



San Benito County
GENERAL PLAN

Under the Forecast, San Benito County is viewed
to reach a 2035 population of 81,332, growing
1.6percent annually to a levdlpercent greater
than in 2010; to have 25,057 housing units, 1.4
percent annual growth leading to-pd@ent rise;

and 19,546 jobs, g@rcent growth each year for

a 20.7percent overall increase. Looking
separately at the unincorporated area of San
Benito County in 2035, however, the projection
suggests population would grow 2.5 percent
annually to 8Bercent over 2010 and housing
would increase 2percent each year to
72percent, notably higher than for the San Benito
County as a whole, while eayphent would rise
less, 0.percent annually to p@rcent.

Population Characteristics

The analysis of thdopulation Trendsection
relied onU.S. Census Bureau, 2010 Census data,
while at the same timevery attempt has been
made to include neweata from other reliable
sourcesAlong with Census data, this section also
includes data from thealifornia Department of
Finance (DOF), California Department of
Housing and Community Development (HCD),
Metropolitan Transportaticdommission (MTC),
U.S.Bureau of Labor Statistics and Association
Monterey Bay Area Governments (AMBAG).

Population Growth Trends in San Benitddbdeinty.
2a compares total population and population
growth rate percentages for San Benito County
City of Hollister, City foSan Juan Bautista and
State of California between 1960 and 2010.
According to the U.S. Census Bureau, 2010
Census San Benito County had a total population
of 55,269. The two incorporated cities within the
County which include the City of Hollister had a
total population of 34,928 and San Juan Bautista
had a total population of 1,862 as of 2010. In the

Section 5
Housing Element

County consistent population growth had
occurred from 1960 to 19%hd tha a decrease

in the population growth rate percentage occurred
from 2000 to 201@t just 3.82%. The City of
Hollister had experienced consistent growth from
1960 to 1990and tha a significant decrease in
population growth rate also occurred from 2000
to 2010 at just 1.49%. The City of San Juan
Bautista popul ati onds
consistently increasing except for a decrease from
1990 to 2000; however from 2000 to 2010 growth
has reoccurred back to a consistent rate at
20.20%. From 2000 to 2010 some of the factors
that contributed toward the population growth
rate being relativelywer in the County was the
fact that the City of Hollister which is the most
populated City in our County had a sewer
moratorium that was mandated by the California
Regional Water Quality Control Board from 2002
to 2008 suspending the issuance of building
permits for new construction; therefore
development was stagnant during those years.
Also starting in late 2007 there was a downturn in
the residential real estate market in the County as
our County was one of the hardest hit residential
foreclosure markeis the State of California.

However from 1960 to 2010 the overall
population growthrate percentage in San Benito
County exceeded the State of Califorhablé
29 . San Benito
growth rate percentage from 19602010 was
254.37% and the State of California was at
137.02%. Within Saenito County, the City of
Hollister consistently contributed toward the
largest share of population growth rate percentage
between 1960 and 2010 at 475.32%. Growth rate
percentages from 19602010 in the City of San
Juan Bautista maintained the lowest growth in the
County at 78.01% and even experienced a
population decrease from 1990 to 2000.

201 47 2023 Housing Element
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San Benito County
GENERAL PLAN

Section 5

Housing Element

Table 2a
Total Population and Population Percent Changes 1962010
Population
1960 1970 1980 1990 2000 2010 % Change
196@2010
San Benito County
Total Population 15,596 18226 25,005 36,697 53,234 55,269
Population ~ %| 196@1970 | 197®1980 | 1980-1990 | 199@2000 | 200®2010 | 201@2020 951 370
Change 16.86% 37.19% 46.75% 45.06% 3.82% N/A '
City of Hollister
Total Population 6,071 7,663 11,488 19,212 34,413 34,928
Population ~ %| 19681970 | 197®1980 | 198®1990 | 199@2000 | 200®2010 | 201@2020 475.30%
Change 26.22% 49.91% 67.23% 79.12% 1.49% N/A '
City of San Juan Bautista
Total Population 1,046 1,164 1,276 1,570 1,549 1,862
Population ~ %| 196@1970 | 197®1980 | 198@1990 | 199002000 | 200®2010 | 201@2020 28.01%
Change 11.28% 9.62% 23.04% (-1.33%) 20.20% N/A '
State of California
Total Population 15,717,204 | 19,971,069 | 23,667,764 | 29,760,021 | 33,871,653 | 37,253,956
Population ~ %| 196®1970 | 197®1980 | 198®1990 | 199@2000 | 200@2010 | 201@2020 137.02%
Change 27.06% 18.51% 25.74% 13.81% 9.98% N/A '
Source: California Department of Finance Table Historical Census Populations of Cqg
Cities/Towns@alifornia 1858010

Regional Population Groaltte 2lzompares total
population and population growth rate
percentages for four neighboring counties which
include San Benito County, Santa Clara County,
Monterey County and Merced County between
1980 and 201@-rom 1980 to 2010 San Benito
County experienced the highest population
growth rate percentage at 12h03Merced
County experienced the second highest population

growth rate percentage at 90.09%, Monterey
County was third at 42.90% and Santa Clara
County was fourth at 37.57%he growth rate
from 2000 to 201Gdeclinedin most of the
neighboring counties tates ranging fro®.30%

to 5.88% However Merced County was an
exception as population growth rates remained
stable throughout.
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San Benito County Section 5
GENERAL PLAN Housing Element

Table 2b

Neighboring Counties Total Population and Population Percent Changes
1980 2010

Population %
Change 1980
1980 1990 2000 2010 2010
San Benito County
Total 25,005 36,697 53,234 55,269
Population
Population % 198@1990| 199®2000{ 200@2010{ 201@2020 121.03¢9
Change 46.75% 45.06% 3.82% N/A
Santa Clara County
Total 1,295,071 1,497,571 1,682,584 1,781,641
Population
Population % 19800 1990 19900 2000| 20000 2010{ 20108 2020 37.57%
Change 15.63% 12.35% 5.88% N/A
Monterey County
Total 290,444 355,660 401,762 415,057
Population
Population % 19800 1990 19900 2000| 20008 2010{ 20108 2020 42.90%
Change 22.45% 12.96% 3.30% N/A
Merced County
Total 134,558 178,403 210,554 255,793
Population
Population % 19800 1990 19900 2000| 20008 2010{ 20108 2020 90.09%
Change 32.58% 18.02% 21.48% N/A
Source: California Department of FinaHestofiahleCensus Populatti@minties and Incorp
Cities/Towns iml@ornia 18602010

Lack of Housing in the Bay 8egda Clara Cotyn workforce and significant increasesr@amedian
updated & General Plan in 1980 and 1994 with a income(AMI) in San Benit County and outlying
goal to deter sprawl by limiting néwusing counties

development to the 15 cities within the county.
Since 1973, the policy of the Board of Supervisors Demographic Characteristics

.has.b.een that new urpgn development occurs.gnly The analysis of the Demographic Characteristics
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 Countyand/or the greater Bay AreEhe
shortage of housing in the Bay Area continues to
be a major faot contributing to population
growth, inflation of housing prices for the local

section relied primarily on U.S. Census Bureau,
2010 Census data, whiteluding newer data
from other reliable source$ien possibleAlong

with Census data, this section also includes data
from the Califnia Department of Finance
(DOF), California Department of Housing and
Community Development (HCD), Metropolitan
Transportation  Commission (MTC) and
Association of Monterey Bay Area Governments
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includes ata from the United States
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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 & Emomic Development

Department
Corporation.

and

Economic

Development

Section 5
Housing Element

Population by Age and Tabte 3ashows the San
Benito County populatidoreakdown by age and
sex. The highest population percentages in the
County are in age groups ranging from uBder
years to 17 years old and 25 toT9tere is a drop

off in the population percentages in the age
groups of 18 to 24 and 60 and old&éhe male

and female population is very consistent in
population percentages throughout all age groups.

Table 3a
San Benito County Population by Age and Sex

Age Both Sexes Number Male Number Female Number
and Percentage and Percentage and Percentage

All Ages 55,269 100% 27,629 100% 27,640 100%
Under 5 4,092 7.4% 2,068 7.5% 2,024 7.3%
5t09 4,326 7.8% 2,202 8.0% 2,124 7.7%
10to 14 4,709 8.5% 2,462 8.9% 2,247 8.1%
15to 17 2,939 5.3% 1,456 5.3% 1,483 5.4%
18and 19 | 1,595 2.9% 890 3.2% 705 2.6%
20 771 1.4% 397 1.4% 374 1.4%
21 700 1.3% 374 1.4% 326 1.2%
22to 24 2,036 3.7% 1,033 3.7% 1,003 3.6%
2510 29 3,409 6.2% 1,718 6.2% 1,691 6.1%
30to 34 3,522 6.4% 1,745 6.3% 1,777 6.4%
35t0 39 3,585 6.5% 1,775 6.4% 1,810 6.5%
40 to 44 4,036 7.3% 1,981 7.2% 2,055 7.4%
45 to 49 4,279 7.7% 2,141 7.7% 2,138 7.7%
50 to 54 3,970 7.2% 1,969 7.1% 2,001 7.2%
55 to 59 3,367 6.1% 1,669 6.0% 1,698 6.1%
60and 61 | 1,141 2.1% 559 2.0% 582 2.1%
62 to 64 1,432 2.6% 736 2.7% 696 2.5%
65 and 66 | 803 1.5% 381 1.4% 422 1.5%
67 to 69 1,007 1.8% 496 1.8% 511 1.8%
70to 74 1,168 2.1% 588 2.1% 580 2.1%
75t0 79 935 1.7% 432 1.6% 503 1.8%
80 to 84 749 1.4% 287 1.0% 462 1.7%
85 + 698 1.3% 270 1.0% 428 1.5%
18 + 39,203 70.9% 19,441 70.4% 19,762 71.5%
65+ 5,360 9.7% 2,454 8.9% 2,906 10.5%
Source: U.S. Census Bureau, 2010 Census, Summary File 1
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Median AgeAccording to U.S. Census Bureau, Department of Veteran Affairs (VA) zero down
2010 Census data the median age in San Benitopayment  requirement, Federal Housing
County was 34.3 years of age. The median age inAdministration (FHA) 3.5% down payment
San Benito County increased from 2005 when it requirement and local HOME Investment
was 32.6 years of age and the 2000 median age irPartnerships Program (HOME) down payment
SanBenito County was 31.4 years of age. The assistance progranThe current res@htial real
median age in San Benito County has increased estate and lending market conditions allow many
1.7 years of age since 2000. A factor in the moderatencome households and even some low
median age slightly increasing is that individuals income households to purchase single family
and households that move into San Benito County residences, condominiums or town homes as first
tend to reside for loeg periods of time due to time homebuyers. Condominiums and town
housing affordability compared to surrounding homes listed on thepen market are well below
areas. the current median honmales price with the

average list price of a condominmtownhouse
Youth Under 18ccording to U.S. Census Bureau, peing at approximatelgZ9,000

2010 Census data the population of youth less

than 18 years old in San Benito County is 16,021 65 Years andider Table 3ashows there were a
or 28.98% of the total poputat. Population less total of 5,360 people 65 years of age or older in
than 18 years old is slightly lower in 2010 at San Benito County for a total population

28.98% than 2006 when it was 29.9#éwever, percentage of 9.7%. There was a ttél, 454

San Benito County can still be described as having males and 2,906 females 65 years of age or older
a relatively high percent of people under 18. in San Benito County.

Firsttime Homebuy@ihe age group of 384 is Ethnicity The dominant ethnic group in San

representative of firitme homebuyers in San Benito County continues to be the
Benito County. Persons may be entering the Hispanic/Latino population. The percentage of
housing market as fitsine homebuyers or this ethnic group has remained dominant in San
seeking larger homes for a growing family. Benito County for the past three decades. There
According to CorelLogic as of J2OA5, the was an increase in percentage of population of
median home sales prices in Banito County Hi spanic/ Latino®s i n San
was $430,000, up 8.9 percent over the July 201446.7% in 2000 to 56.4% in 20I8ble 3kshows

figure of $395,000)p 17 percent from June the racial and ethnic composition in San Benito

20130s , &8 @y 72e@edtfrom June County which includes the total number of
2013 $250,000. Despite the current median individuals and percentages. Factors that
home sales price in San Benito Codingg-time contribute toward having a domihan
homebuyesr 8 entry into the HBpanic/L&iron popubatiorC e n$ag Benito

real estate market is feasibléh relatively low Countyos maj or empl oy men
residential mortgage interest ratésse to 4 include agriculture, manufacturing, retail and

percentlow down payment programs such as the education along with affordable housing
United States Department of Agriculture (USDA) compared to neighboring counties. Many
zero down payment requiremebnited States Hispanic/Latinos are employed within these

201 47 2023 Housing Element | April 12,2016 5-7
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employment sectors and due to relatively to live and work within San Benito County.
affordable housing opportunities they can afford

Table 3b
Ethnic Composition of San Benito County
Unincorporated
San Benito County Area

Total: 56,115 100.0% 18,505 100.0%
Not Hispanic or Latino: 24,185 43.1%| 11,723 63.4%
White alone 21,025 37.5%| 10,703 57.8%
Black or African American alone 477 0.9% 114 0.6%
American Indian and Alaska Native alone 188 0.3% 100 0.5%
Asian alone 1,060 1.9% 199 1.1%
Native Hawaiian and Other Pacific Islander alo 0 0.0% 0 0.0%
Some other race alone 181 0.3% 42 0.2%
Two or more races: 1,254 2.2% 565 3.1%
Two races including Some other race 117 0.2% 91 0.5%

Two races excluding Some other race, and
or more races 1,137 2.0% 474 2.6%
Hispanic or Latino: 31,930 56.9%| 6,782 36.6%
White alone 25,747 45.9% 5,184, 28.0%
Black or African American alone 257 0.5% 55 0.3%
American Indian and Alaska Native alone 343 0.6% 18 0.1%
Asian alone 90 0.2% 5 0.0%
Native Hawaiian and Other Pacific Islander alo 0 0.0% 0 0.0%
Some other race alone 4,293 7.7% 1,148 6.2%
Two or more races: 1,200 2.1% 372 2.0%
Two races including Some other race 690 1.2% 158, 0.9%

Two races excluding Some other race, and
Oor more races 510 0.9% 214 1.2%
Source: 20P913 American Community Sifieay Estimates Table BO3002 (Hispanic or Lat

byRace, margins of error not shown)

Languagéimited ability to speak English can be a language; 53 percent reported that did not speak

barrier to finding housing, obtaining assistance in En gl i s h overy well oo (Figure
times of crisis, remedy public health and safety English, Spanish continues to be the second

code violations. Among people at least figesye dominant language in San Benito County.

old living in San Benito County according to the

U.S. Census Bureau, Z®®1 American Household Growth

Community Survey 38 percent spoke a language
other than English at home. Of those speaking a
language other than English at home 91 percent
spoke Spanish and 9 maric spoke some other

TenureHousing tenure is evaluatedd&iermine
whether there is an adequate supply of ewner
occupied units and rentaicupied units. Rental
units are needed for persons that are mobile, those
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who cannot afford a single family home, and for units. In the early 2010s, the countywide vacancy
persons that do not desire home maintenance or rate was 5.2 percenp from 4 percent in 2007
othe reasons. The demand for rental units can and3.7 percent in 2000In the unincorporated
also increase when mortgage interest rates increaserea, ie vacacy ratevas higher, at 6pgrcentn

because fewer people can purchase a home. the early 2010s; however, this rate would have
been higher if excluding the substantially lower

Statewide B4 of all dwelling unit; the early vacancy rates of Aromas, at 3.1 percent, and

2010s werewneroccupied and3% wererenter Ridgemark, at 1.7 percent.

occupied. Countywidethe percent of

owner occupied unitwas slightlyhigher than the
State average %8.4 percenf decreasiom 68
percenin 2000 potentially a result of foreclosures
on city lots Table 4andicates that the percent of
owneroccupied units in the unincorporated area
weas significantly higheéhan countywidext 68.7
percent In the unincorporated area, 91 percent of
owneroccupied units were singdenily detached,
while 64 percent of renteccupied units were
singlefamily detached; the secandst common
rental unit type was mobile homes, and the third
was singlamily attachedl. Table 4bshows the
population per household between owner
occupiedand renteroccupied units within and
arourd San Benito County.

VacancyThe vacancy rate is evaluated to measure
whether the supply of housistpck 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 hawd Ibwincome
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 omarket vacancy raténcludes 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

320092013 American Community Surveyear
Estimate§able B25032rénure By Units In
Structurg

201 47 2023 Housing Element | April 12,2016 5-9
Existing Housing Needs




San Benito County Section 5
GENERAL PLAN Housing Element

Table 4a

Housing Tenure in SanBenito County and Unincorporated Area

San Benito Unincorporated
County Area Aromast Ridgemark Tres Pinos

Total units: 17,930| 100.0%| 6367| 100.0%| 939| 100.0%| 1,287 100.0%| 163| 100.0%
Occupied 16,995 94.8%| 5968| 93.7%| 910| 96.9%| 1,265/ 98.3%| 154| 94.5%
Owner occupied 10,465 58.4%| 4372| 68.7%| 715| 76.1%| 1,008 78.3%| 81| 49.7%
Renter occupied 6,530 36.4%| 1596| 25.1%| 195| 20.8%| 257| 20.0%| 73| 44.8%
Vacant 935| 52%| 399| 6.3% 29| 3.1% 22 1.7% 9 5.5%
Owneshipvacancy rate 2.0% 1.2% 1.7% 3.0%
Rental vacancy rate 5.1% 2.3% 6.1% 4.9%

Source: 26P913 American Community Stfeay Bstimates Tables B25002: (Occupancy Status)
(Tenure), margins of error notCalidernieDepartment of Findhemographic ResearctCéhstus 20
Demographic SummaryMifiler ownership and rental vacancy rates, with data unavailable for the
a whole)

Table 4b
Population per Household

2000 20092013

Owner- Renter Owner- Renter

occupied | occupied | occupied | occupied
California 2.95 2.78 2.98 2.88
San Benito County 3.22 3.53 3.20 3.40
Aromas CDP 3.14 4.07 2.89 3.18
Hollister city 3.53 3.54 3.37 3.56
Ridgemark CDP 2.46 2.49 2.67 2.85
San Juan Bautista cit 2.11 3.00 2.45 2.90
Tres Pinos CDP 2.37 3.15
Unincorporated Area 2.80 3.60 3.02 3.10
Souree Census 2000 Summary File 3 TabI&)015 (Total Population
Occupied Housing Units By) dedurabl¢007 (Tenuje20092013 Americd
Community Sury¥ear Estimates Table B25008 (Total Population
Housing Units By Tenure) and Table S2502 (Demographic Characte
Housing Units)

4Includes am@s outside San Benito County, in Monterey County.
5The Tres Pinos Censdssignated place was created in preparation for the 2010 Census, and no 2000 number is
available.
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Nonfamily household$douseholds listed as
nonfamily in the 2007 represent aki@%, a
slight rise from 2000 of 18.8% of the households
countywide, down from close to 21% in the 1990
Census. Nofiamily households comprised nearly
18% of the households in the unincorporated
area. Approximately four percent of the-non
family housebids in the unincorporated area are
elderly females living alone.

OnePerson Households.percent of San Benito
County households (2,883) were -farson
households in the early 2010s, while 18 percent
(1,059) were orfmerson households in the
unincorpoated area. The City of Hollister had
the majority of 4{pdisen en
households, while San Juan Bautista had the
highest proportion of all places in the whole
County Ridgemark had the highest proportion of
all places in the unincorporhtarea with a
guarter of al |l the -uni
occupancy households Such households
increased as a share of total households over the
previous decade, as 14 percent of San Benito
County households and 16 percent in the
unincorporated a@ewere singleccupancy.

Family Household3he percentage of family
households in San Benito Courdgcreased
slightly from 2000 to the early 2010s from 81 to
79 percent, and in the unincorporated area from
80 to 78 perceft. The majority of the family
households included married couples WitR27

(60 percentcountywide an@,905(65%) in the

620092013 American Community Surveyear
EstimatesTableB1101§Household Type By
Household Size

72000 Census Summary Tape Fllakle P18
820092013 American Community Surveyear
EstimatesTable B11016 (Household Type By
Household Size)

Section 5
Housing Element

unincorporated area.6percent of the family
households in the unincorporated area were living
in poverty irthe early 2010s, up fronp&rcent in
200

Overcrowding

An overcrowded household is considered to be a
household with 1.01 or more (excluding kitchen
and bathroom) persons per room in the
household.The proportion of overcrowded units
dropped significantly from 2000 to the early
2010s, from 14.8 percent to 7.6 percent across the
County and from 10.@ercent to 6.0 percent in
the unincorporated area. Countywide,
overcrowding decreased by a greater proport
fori owmeroCopied tugité sthano the renter
occupied, while little such difference occurred in
the unincorporated aréseelTable 5a

ncorporated areads

920092013 American Community Surveyear
Estimate§able B17019 (Pexty Status In The Past 12
Months Of Families By Household Type By Tenure).
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Table 5a

Section 5
Housing Element

Comparison of Overcrowded Households in San Benito County
(Greater than 1.01 persons psyom)

2000 20092013

Countywide Unincorporated | Countywide | Unincorporated
All 2,351(14.89%)) 593 (10.7%) 1,298 (7.6%) 363 (6.0%)
overcrowdeq
households
Owner 1,063 (45.0%) 252 (42.5%) 456 (35.1%) 156 (43.0%)
occupied
Renter 1,288 (55.0%9 341 (57.5%) 842 (64.9%) 207 (57.0%)
occupied
Source: Census 2000 Summary File 3 (SF 3) Table H020 (Tenure By Occupant8§
2013 American Community SifeayEstimates Table B25014 (Tenure By Occupantg

10percentage of all occupied housing units.
11 percentage of all overcrowded housing units.
12 percentage of all overcrowded housing units.
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Employment and Income influx of commuters to the population base has
contributed to the 125.27% increase in the AMI
Employment of San Benito County from 1990 to 2010

Commute to Higher eWagbs, More Affordable (Tablegh).
HousingA slight majority of employed San Benito

County residents, 51 @rcent, commutes to a

workplace outside the Coutityas detailed in

Table 6a. Of these outward commuters,

95.2percent commut® one of three neighboring

countief to Santa Clara County, with

67.3percent of outwardSan Benito County

commuters; Monterey County, with Ziegent;

or Santa Cruz County, with pecent. With

SantaClara County likely to addbout 208,000

more jobsthrough 203% a 20percent increase

San Benito County is likely to experience pressure

to provide relief for Santa Clara County®ds hous
constraints, even as San Benito County jobs are

likely to rise 2 percentor almost 4,000 jols

In-migrationover recent decadesSan Francisco
Bay Area residentsften seeking more affordable
housinghas contributed to the high proportion of
Santa Clara Courdtpund commuters. San
Benito County residents wbommute to the Bay
Area in turn find a wider variety of job
opportunities, lower unemployment rate, and
higher wagethat they brindpack into San Benito
Countyand itdower cost of livingAs a result the

1320092013American Community Survesyear
EstimatesResidence County to Workplace County
Commuting Flows for the United States and Puerto
Rico Sorted by Residence Geography

14 Caltrans Economic Analysis Branch, Santa Clara
County Economic Forecast,
<www.dot.ca.gov/hg/tpp/offices/eab/socio_ecomi
c_files/2015/Final%20Forecasts/Santa%20Clara.pdf
October 8, 2015.

15 Caltrans Economic Analysis Branch, Santa Clara
County Economic Forecast,
<www.dot.ca.gov/hg/tpp/offices/eab/socio_economi
c_files/2015/Final%20Forecasts/San%20Benito.pdf>
October 8, 28
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Table 6a
San Benito County Commute Work Patterns

Section 5
Housing Element

Number of Commuters
County of County of 2009
Residence Work 1990 2000 2013
San Benito | San Benito | 10,592 | 11,883 | 11,644
San Benito | Santa Clara | 3,767 8,054 8,415
San Benito | Monterey 970 1,604 | 2,646
San Benito | Santa Cruz | 623 715 848
Santa Clara,
San Benito | MONtereY | 5 350 | 10,373 | 11,909
and Santa
Cruz
Sources: Census 2000 data summary phéeidmgublity
Transportation Commission (MTC), published May 200
page 36; American Community Sud28i2@8ar estimal
Residence County to Workplace County Commuting FId

Table 6b
San Benito County Area Median Income (AMI) 1992010

Year San Benito County AMI
1990 $36,000

2000 $53,900

2010 $81,100

AMI % Change (199® 2010) | 125.27%

Source: State Department of Housing and Community Deve

Table 6¢
San Benito County and Neighboring Counties Median Home Sales Prices
July 2015 Median | July 2014 Median

Jurisdiction Home Sales Price | Home Sales Price| % Change
San Benito County $430,000 $395,000 8.9

Santa Clara County | $835,000 $722,000 15.7
Monterey County $437,250 $405,000 8.0

Santa Cruz County | $625,000 $590,000 5.9

Merced County $200,000 $175,000 14.3

Source: Corelogic
http://www.corelogic.com/downritoadadidews/jH015cahomsalactivitpy
city.pdf

Those commuting from San Benito County to CorelLogic as of July Z)the median home sales
higher paying counties such as Santa Clara price for San Benito County was $430,000
County, Monterey County and Santa Cruz County compared to Santa Clara County of $835,000
will enjoy a higher standard of living in the more (Table 6%

costeffective County of San Benito. According to

201 47 2023 Housing Element
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Figure 2ashows that the unemployment rate in  more economical area such as San Benito County.
San Benito County is significantly higher than Figure 2also shows that the average weekly wage
Santa Clara County. Job opportunitiekdarBay for all industries in Santa Clara County is $1,906
Area and higher wages allow Bay Area commuters compared to San Beni@ounty at $794.

to earn higher wages and bring them back into a

Figure 2a
San Benito County and Santa Clara County Unemployment and
Wage Comparisons

Unemployment rates for the San Jose area, Average weekly wages for all industries by county
selected area counties, and the nation San Jose area, 4th quarter 2012
(U.S. = 51,000; Area = §1,888)
Unemployment rates e, .
8.4 i)
United States 2 | SentaClara 4
' 51906 '}

8.9 h 22N
San jose area -\‘_' <
8.9 o 5
PN 9
San Benito 128 ‘
\
Co. 52 ;
L5794
Santa Clara a8 “ ,_
Co, 63 ‘ ’
t /

X SV y
0.0 50 10.0 15.0 |
1N
Win12  Wiun13 »
Source: U.S, BLS, Local Area Unemployment 3iatistics Source: US, BLS, Quarterly Census of Employment and Wages
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Household Income The State recognizes vienw and othetow
income househol ds as
extremely lovincome, very lowncome, and low
income households are more sensitive to gaps in
the housing stock, fluctuations in housing prices
and mortgage ratesHistorically, moderate and
above moderateincome households were
generally considered to have adequate income to

afford housing without subsidy.

"l ow i

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

Extrgmely fami[y "?CO”‘e below 30% of One of the major barriers to housing affordability
low income | median income is th ts of housi | der t id
Low-Income is g costs o ogsmg. n order to prgw e
Very low family income between 30% a housing to lheconomic levels in the community, a
50% of the median income wide variety of housing opportunities at various
Other lower | family income between 50% g prices should be made availabl§able 7a

80% of the median income describes the acceptable monthly payments for

Above Low-Income households (family of four) in the five major

Moderate family incomebetween 80% an . _

120% of the median income income groups: Extremely Ldmcome, Very
Above family income above 120% of | Low, Low, Moderate, and AbeModerate.
Moderate median income Provided below is a breakdown of affordability

income legls and ranges based on the ZHrb
Benito County median household income of

$31,100
Table 7a
2015 San Benito County Median Haehold Incomes (4person household) by Income Ranges
Percentof 2015Median Income Range Monthly
Income Level Median Income Income Amount Payment Range
Extremely Low Less than 30% | $81,100 Less than2$1,330 | Less than@D8
Very Low 30%650% $81,100 $24,338%$40550 | $609$1013
Other Lower 50%680% $81,100 $405519$64880 | $1,0146$1,622
Moderate 80%@®120% $81,100 $648810$97320 | $1,623$2433
Above Moderate | 120% or more $81,100 $97321 and $2,434 and
greater greater
Source: PRCalifornia Tax Credit Allocation Committee, San Beniiihh Gosinggffordability regardg
spending to 30% of income toward gross monthly housing costs.

Based on income ranges,
incomes of less tha#24,38 would be classified
as extremely lemcome. Households with
incomes betwee$24,331 and $40,580uld be

| April 12,2016

households with classified as very low or {owome. Households
with incomes betwed&#0,551 and $64,8&0uld

be classified as other lowsrome. Households
between$64,881 and $97,32@uld be classified
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as moderatmcome. Above moderateome
would be classified as households with income of
$97,3210r greater.

Table 7kcompares the median household income San Benito County 81,10(
with neighboring counties f@015 San Benito Eﬂresn%%ount%/ 22;882
_ . . erced County ,
Qounty has experienced f’:l very highcapita Monterey County $68.700
income growth overprevious decade. A Santa Ciara County $106,300
significant increase in residents commuting to the Santa Cruz County $87,000

Bay Area has contributed t@tincrease in per
capita income, where salahiageexceedd local
wages.Table 7c shows the number of households
at lower income levels, including homeowning and

Section 5
Housing Element

Table 7b
2015MViedian Household Income

for San Benito Couny
and Neighboring Countie

Source: State Department of Hol
Community Developmenn&sate Lim
for 2015

renting households. Table 7dshows median ome Distribution for Householo
incomes for a family of four in San Benito County an benito L0

. . . Owner | Renter | Total
and neighboring counties; notablySanta Clara Extremely Low 7001 1245 1045
County median income givbe earnef$25,200 Very Low 725 1115| 1840
more than the San Benito County median income, ||:0W S 12;2 1%2(5) iggg

. : . ow Moderate ) ,

W.hl|e the median for Fresno and Merced Counties Figh Moderate 70601605 8665
gives the earne2%200 less, and the Monterey Total 10830 6010 16840

County median give&2400less.

Source: United States Department of Housing
Development (HUD) Comprehensive Housing 4
Strategy (CHAS), San Benito Count20C@2012,
<www.huduser.gov/portal/datasets/cp/CHAS/d
ytool_chas.html>, provided by HCD December
Low and high moderate are, respectively, mode
levels below and above area median income.

Table 7d
2019ncome Categories by Family Size for San Benito County

Income Family Size

Category One Two Three | Four Five Six Seven Eight
Extremely Loy 17050| 19500 21950| 24350 28410| 32570| 36730 40890
Very Low 28400 32450 36500 40550| 43800| 47050/ 50300 53550
Low 45,100 51,550 58,000 64,4000 69,600 74,750 79,900 85,050
Median 56,750 64,900 73,000 81,100 87,600 94,100 100,550 107,05C
Moderate 68,100 77,850 87,550 97,300 105,100 112,850 120,650 128,45C
Source: Department of Housing and Oewetapritgnt Official State Income Limits for 2015
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Table 7e
Annual Pay from Jobs in San Benito County

Industriest6

Management Occupations $160,08(
Business and Financial Operations Occupations $95,030
Computer and Mathematical Occupations $123,910
Architecture and Engineering Occupations $111,86(
Life, Physical, and Social Science Occupations $84,800
Community and Social Service Occupations $58,380
Legal Occupations $142,03(
Education, Training, and Library Occupations $62,220
Arts, Design, Entertainment, Sports, and Media Occupatio $70,940
Healthcare Practitioners and Technical Occupations $110,26(
Healthcare Support Occupations $39,220
Protective Service Occupations $50,770
Food Preparation and Serving Related Occupations $24770
Building and Grounds Cleaning and Maintenance Occupal $31,260
Personal Care and Service Occupations $28,520
Sales and Related Occupations $53,010
Office and Administrative Support Occupations $47,380
Farming, Fishing, and Forestry Occupations $23,890
Construction and Extraction Occupations $61,160
Installation, Maintenance, and Repair Occupations $55,110
Production Occupations $40,080
Transportation and Material Moving Occupations $36,700
County Employees

Account Clerkdlll $27,46® $42,612
Office Assistantdlll $24,912 $38,652
Correctional Officerdlll $40,98® $63,612
Correctional Sergeant $57,684 $73,644
Library Assistandll $28,98® $40,572
Mental Health Case Manag# | $40,18® $56,304
Road Maintenance Workétll $30,708) $47,676
Saocial WorkerdlV $38,268) $68,448
Welfare Fraud Investigat@tll $44,10@ $62,076
Schools

Secondary teacher, first year $44,098) $51,662
Instructional Aidedll] 18 $14,278 $20,686
Sources: Bureau of Labor S@distigational Employment Statistics, May 2014
and Nonmetropolitan Area Occupational Employment and Wage Estimates
San Jad®unnyvakanta Clara, CA <www.bls.gov/oes/current/oes_41940.htm
12, 201%for industries in 20$4n Beni@ounty Human Resources Department
employees in 2015); San Benito County Office of Education (for schools in 20

16|ndustry pay is based on data fromSae JosksSunnyva@Santa Clarsletropolitan Statistical Area, which includes

San Benito County and Santa Clara County. Data specific to San Benito County was unavailable or inconsistently
available. Area median income in Santa Clara County in 2014 was 30 percent higher thdtoi€ &amyBend

accordingly these pay figures are likely higher than actual annual pay in San Benito County. The figures also represent a
range of jobs within the field and serve as averages.

17During the 201014 school year.

18184 sixhour work daysqr year (plus holidays).
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Local WorkforceA particular challenge for the
programs of the Housing Element is to ensure
housing affordability for the local workforce. A

combination of data fronthe United States
Bureau of Labor StatisticSan Benito County
Human Resources Departmeand San Beito

County Office of Education was used to provide
the range of salaries for persons employed in San

Benito County listed ifable 7e Most workers

fall in the low or moderatecome category when
measured against California Department of
Housing and Comumity Development 2015

Income limits for San Benito County.

Housing Stock Characteristics

Housing Unisd Type

Table 8ashows how many housing units can be
found in San Benito County and how the
proportions of different housing types have
changed simec2000. These numbers can illustrate

whether any gamxistin housing typeavailable
in the County. Countywide a total 1,930
housing unitsare presenincluding yearound,

vacant, seasonal, and migratory units. The

unincorporated area has a tota,867occupied
and vacant unit¢see Table8g. Overall, the

number ofhousing unit$ncreased in San Benito

County betweeB000 and the eardp10sby 87
percent (notably less than the #2900
35percent increase) The most numerous

increas¢o housing stock into the early 2010s was

in the form of singkamily detachedhomes

Meanwhile, the largest proportion of increase was

reported to be inmultifamily housing units
especially  fivplus  structures in  the
unincorporated area, thougiie small numbers
involved might be more affectedthg survey s
margin of errothan larger numbers mighAs

Section 5
Housing Element

noted earlier, the 2014 AMBAG Regional
Forecast projée 1.36percent housing growth in
San Benito County and 2.20 percent in the
unincorporated area.

A notable gags visibldn the unincorporated area
betwea singlgamily dwelling unit892 percent

of units,and multfamily dwellings2.7percent.

The low proportion of multfamily units is
noteworthy because this type of housing is needed
by renters and special needs groups (elderly, single
head of household, disabled, and-ifmeme
families) although necessary services such as

water and sewer linese difficult to extend to

unincorporated places

It appears that the number of attached dwelling
units may have been underreported in Census
2000 and more recent American Community

Survey estimateCensus 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 developm®ntand the

20092013 American Community Survey reports
256, with a margin of error allowing only for a
maximum of 307.

19 Tract 132 Villa Pachee®9 units; Tract 137 Sunrise
0 12 units; Tract 116 Unit 5 Greegh§0 units; Tract
116 Unit 6 Village® 54 units; Tract 116 Unity 8
Phases | and 8144 lots.
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Table 8a
Housing Units in San Benito County by Type
(2000 and 20@2013Five-Year Averagg

% of | 2009 | % of Net %
Type of Dwelling Unit(s) 2000 | Total 2013 | Total | Change| Change
Countywide
Total: 16,499 100.0% 17,930 100.0% 1,431 8.7%
Singlefamily 13,671 82.9%| 14,662 81.8% 991 7.2%
1, detached 12,644 76.6%| 13,781 76.9% 1,137 9.0%
1, attached 1,027 6.2%| 881 4.9% -146| -14.2%
Multi-family 1,956/ 11.9%| 2,430, 13.6% 474 24.2%
204 1,109 6.7%| 1471 8.2% 362| 32.6%
5+ 847 5.1%| 959 5.3% 112 13.2%
Mobile home 858 5.2%| 838 4.7% 20| -2.3%
Boat, RV, van, etc. 14 0.1% 0 0.0% -14| -100.0%
Unincorporated Area
Total: 5,927| 100.0% 6,367 100.0% 440 7.4%
Singlefamily 5266| 88.8%| 5681 89.2% 415 7.9%
1, detached 4,841 81.7% 5,318/ 83.5% 477 9.9%
1, attached 425 7.2%| 363 5.7% 62| -14.6%
Multi-family 112 1.9% 173 2.7% 61| 54.5%
204 70 1.2% 42 0.7% 28| -40.0%
5+ 42 0.7%| 131 2.1% 89| 211.9%
Mobile home 537 9.1% 513 8.1% 24| -4.5%
Boat, RV, van, etc. 12 0.2% 0 0.0% -12| -100.0%
Source: Census 2000 Summafyabiéel@30 (Unitsin Structyrand20092013 America
Community Survgedr Estimateabld3250244030(Unitsin Structuye

Housing Conditions About 62percentof the housig stock in San
- _ Benito County andabout 6ercent of the
Age and Condition of Housing Steekage of unincorporated ardéaapproaching or beyorgd

homgs is important in the evaluation of the yearsof age(seeTable 8b andrigure3d. The
housing stock because older homes are most “kelyCensusjesignated places ofAromas and

to become substandard. Traditionally housing Ridgemark were almost even in the number of

structurgs have a .design life Of_ about 3_0+ YeArS rasidences that raveached this age, Ridgemark
for roofing, plumbing, landscaping, paving, and having slightly more, but Aromas haerall

electrl.c.al.. If hmes are. .not maintained, major older residences, widhmost double approaching
rehabilitation or demolition may be necessary. or beyond 40 years

Older homes are prone to be less costly than
newer homes and more likely to be converted to
multiple units. These mes are also used as
rentals.
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Table 8b
Year Residence Built
Total 2010 or| 2000to| 1990to| 1980to| 1970to| 1960to| 1950to| 1940to| 1939 or
residences | later0 | 2009 1999 1989 1979 1969 1959 1949 | earlier

San Benito County, 17,930 60| 1591 5197 3,634 2523] 1156/ 1,293 672| 1,804
0.3% 89%| 29.0%| 20.3%| 14.1%| 6.4% 7.2% 3.7%| 10.1%

Unincorporated 6367 1 745 1396| 1227| 1,035 555 493 158 757
0.0% 11.7%| 21.9% 19.3% 16.3% 8.7% 7.7% 2.5% 11.9%
Aromas 939 0 47 175 66 287 122 129 21 92
0.0% 5.0% 18.6% 7.0% 30.6% 13.0% 13.7% 2.2% 9.8%
Ridgemark 1,287 0 108 386 407 307 49 15 0 15
0.0% 8.4%| 30.0%| 31.6%| 23.9% 3.8% 1.2% 0.0% 1.2%
Tres Pinos 163 0 21 49 18 7 0 9 8 51

0.0%| 12.9%| 30.1%| 11.0% 4.3% 0.0% 5.5% 49%| 31.3%
Source0092013 American Community SieayEstimatesbléP04(Selected Housing Characteristic

Figure 3a
Year Residence Built
100% m 2010 or
later
90% | S E— E— S— -
2000 to
s00s || - ] ] ] 2009
1990 to
70% - 1999
60% - m 1980 to
1989
50% 1 1970 to
1979
40% -
1960 to
30% - 1969
m 1950 to
20% 1 1959
10% - 1940 to
1949
0% -
San Benito CountyUnincorporated Aromas Ridgemark Tres Pinos ~ ®1939 or
Area earlier

Sourc0092013 American Community S¥eayEstimaieabldP04(Selected Housing Characteristics

20 Because this table uses208%2013 Amdcan Community SurveyYear Estimateshe number of residences built
from 2010 onward is lower than reality both because of the lackdf(pdsB dat a and t he esti mat
represent i ngyedartarmge anditheclaygihg corfditiongaiitht time as a single value.
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About 38 percent of San Benito County housing taxes, homeowners insurance, mortgage insurance,

stock and 33 percent of unincorporated stock was condo fees, utilities, and site rent for mobile

built from 1990 forward Only 9 percent homes. An individual 8ds hou
countywide and 11 percent in unincorporated amount they are able to pay will vary between

areas were built from 2000 onward, perhaps rental units and home oamship

affected byt h e housing market(_is downturn,
though the lack of a similar statewide drop in Median renin the early 201@sas §,233for San

construction entering the 2000s suggeste Benito County overall Table 9a reflects the
likely factorsverethe 20082008 Hollister sewer current market rental rates for San Benito County,
connection moratoriurandt h e C 00t y 6 Based on information provided by a local realtor
2011annual development caplus other more This represents a rise in rental prices over average
locally specific economic factors rents observed in 2009, which were entirely

outside and below the present mamges shown
Other characteristics of housing stock conditions in Table 9a Meanwhile,ite maximum rent that
are observed by th€ounty This happens can be charged to be considered affordable based
primaily through its Code Enforcement staff, on income iseflected iriTable 9bwhichlists the
which responds toconcerns about deteriorated range of affordable housing rental rates for

housing conditions. However, low staffing various income categories, (extremely low, very
generally limits the responsethiose conditions low, low and moderate)Based on this tabléhe
observed by members of the public who file marketrate rental types of Table 9a are mostly
complaints Typically this i®ased on outward affordable to moderatrcome householdsome

property appearance, and deteriorated conditions apartments and duplexes are affordable to low
might exist in interiors that the County would income households, but households with very low

generally not have authority to inseat abate or extremely low income would find affordable
without a court order Code Enforcemenis marketrate rentals scarce or unavailable without
nevertheless aware of areas in which housing assistance As Table 7e suggests, many
condtionsare more likelgeed improvemeran ocaupations fall into the latter category.

in other locations. Pfogram HOU3-3 addresses

this County function.) _ Table 9a
San Benito County Market Rental Rates

. - Apartments

Housing Affordability One bedroom and flats $700.08$1100.0¢
L : Two bedroom $1000.0851300.0¢

Generally, housing is considered to be affordable Three bedroom $1200.0851500.00

if a family/person does not need to spend more Duplexes
than 3Qpercenbf their annual income for shelter. Two bedroom $1100.0851500.0¢
Shelter is defined as gross rent or gross monthly | Threebedroom $1300.0851800.0C
owner costs. Gross rent is the contract rent, plus Single Family Homes

o ' o P Two bedroom $1200.08%$1600.00
utilities. In most cases, the contract rent includes | Three & four bedroom $1800.0062500.00
payment for water, sewer, and garbage. Gross | Source: The Pivetti Company, October 2015

monthly owner csis include mortgage payments,
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able 90
an Benito Co s Affordable Re Dy Residentia bize

Studio 1 bedroom 2 bedrooms| 3 bedrooms| 4 bedrooms 5 bedrooms
Moderate $1,564 $1,675 $2,011 $2,323 $2,594 $2,860
Low $1,043 $1,116 $1,340 $1,548 $1,729 $1,907
Very Low $652 $698 $838 $968 $1,081] $1,192
Extremely low $391 $419 $503 $581 $648 $715
Source: California Tax Credit Allocation Committee Maximum Rent Schedule 2015, S
(www.treasurer.ca.gov/ctcac/2015/supplenmetidiragge r i ved esti mates based o
income level) and Low (80% income level)

Table 9c
San Benito County Affordable Housing Maximum Purchase Prices
Maximum
Affordable Maximum
HUD 2tIncome | Purchase Priceor Affordable
Income Unit Size/ Adjusted for Single-Family Purchase Pricefor
Group Household Family Size Residenceé2 Conda?
Very Low Studio / 1 $28,400 $132,00( $100,00(
1 Bedroom / 2 $32,450 $152,00( $120,00(
2 Bedroom / 3 $36,500 $170,00( $138,00(
3 Bedroom /4 $40,550 $190,00( $158,00(
4 Bedroom / 5 $43,800 $205,00( $173,00(
Low Studio / 1 $45,100 $210,00( $178,00(
1 Bedroom / 2 $51,550 $240,00( $208,00(
2 Bedroom / 3 $58,000 $270,00( $238,00(
3 Bedroom / 4 $64,400 $300,00( $268,00(
4Bedroom /5 $69,600 $325,00( $293,00(
Moderate Studio / 1 $68,100 $317,00( $285,00(
1 Bedroom / 2 $77,850 $365,00( $330,00(
2 Bedroom / 3 $87,550 $410,00(¢ $375,00(
3 Bedroom / 4 $97,300 $440,000 $420,00(
4 Bedroom /5 $105,10( $475,00( $440,00(
Sourcdiollisteresidentiahohg consultaDttober 2015

21United SatesDepartment of Housing and Urban Development

22 Assumptions for Single Family ResideB86&6 housingo-cost ratio, 30 yr. fixed, 4.00% fixed rate, 5% down
payment, 1.25% pr oper tnmnce, H¥enmortgage hsiEnced faori87cbsdnceme@ed | ns u
below under conventional loan, 0.8% mortgage interest fad@®v f8@dncome and above under FHA loan

23 Assumptions for Condd35% housingo-cost ratio, 30 yr. fixed,00% fixed rate, 5%odn payment, 1.25%

property taxes, . 032 mbrgageiosuraneerfaidadericongentionaloaneexcept 0.8%
under FHA loan for $105,100 incqri200/mo. HOAdues.
201 47 2023 Housing Element | April 12,2016 5-23
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Table 9d
Median Home Sales Prices
in San Benito County4

2015 $459,90(0
2014 $420,00(
2013 $375,00(
2012 $280,00(
2011 $260,00(
2010 $280,00(
2009 $260,00(
2008 $254,00(
2007 $450,00(
2006 $625,00(
2005 $575,00(
2004 $498,00(
2003 $378,00(
Source: California Associa
Realtorand Jason Noble, |
Real Estate

According to the California Association of
Realtorssan Benito Countyds
sales pricevas approximately pe@rcentigher, at
$459,900 in inflatiornadjusted dollars than the
2010 median price of $280,080the same time,
mortgage interest rates dmv by historical
standards, approximeit 4percent at present
The current market conditions allow many
moderaténcome households to purchase single
family residences and/or condominiums as first
time homebuyers.Severalresidential properties
are listed well below thmedian $59,900price
level on the open market generally
condominiums, townhouses, or relatively small
singlefamily residences on small  loteough
mostly within incorporatecHollister ~ With
additional subsidies such as down payment
assistance, low and vl incomehouseholds

24Median prices for singfiemily residences and
residential condominmms in all of San Benito County;
20032008 data represents December of each
respective year, 2@2014 data represents each full
year, and 2015 data represents January through
October.

Section 5
Housing Element

also have an opportunity to purchase single family
residences and/or condominiums as well for the
first time. Prior to 2007, local housing costs and
the lack of housing supply significantly restricted
the ability for low and moderatincome
households to enter the local housing market
while lending is granted less freely -pogY,
lower prices and lower interest rates open
affordability to a wider group of income levels
SeeTable 9dfor a history of median home sales
pricing in San Benitdounty.

Overpaying

Generally, housing is considered to be affordable
if a family/person does not need to spend more
than 3Qpercenbf their annual income for shelter.
An individual 8s housing
are able to pay will vary between rental and home
owhérship unitseSedFigune 4bfar m eange of
income levels by jurisdiction.
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Figure 4a
Range oflIncome Levels by Jurisdiction

m Unincorporated Area
San Juan Bautista city, California
m Hollister city, California

Source: 2@2913 American Community Sieary Estimates Table B19001 (Household Income
12 Months in 2013 Inflatidjusted Dollars)
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RentalsOf the rented housing units in the entirety  (36percent ofextremeltow income households)
of San Benito County in the early 2010s, and renters (Gdercent), and dih renters and
54percent cost their lessees over 30 percent of owners in such households experienced high
their respective annudausehold incomés For incidence of housing problems, such as
the unincorporated area the figure wgseddent, incomplete facilities, overcrowding, high cost
while 5@ercent of Hbister and San Juan burden with 84 percdrof households affected.
Bautista residential rental units were in this

situation. This is described in more detail for

lowerincome households Bable 10a

Homeownerk all of San Benito County the

early 201Qs45percent of all ownerccupied

residences cost their owners ovepedbent of

their respective Bomnusehol dsd annual i ncome.
the unincorporated area,pt8cent fell under this

condition, compared with f@rcent in Hollister

and 53ercent in San Juan Bautisfable 10b

furtherdescribed overpayment by homeowirers

lowerincome households.

Extremely léwcome housiogts According to
HUD data representing 2008 through 2012,
approximately 1,945 extrerdely income
households resided in the County, representing 12
percent oftotal households80 percent of these
households paid more than 30 percent of their
household income toward housing costs; of these
overpaying households, 89 percent paid more than
50 percent of income toward housinghe
proportion was similar between wrners

2520092013 American Community Surveyear
Estimates Table B25106 (fiemBy Housing Costs As
A Percentage Of Household Income In The Past 12
Months).

2620092013 American Community Surveyear
Estimate§able B25091 (Mortgage StatuSé&gcted
Monthly Owner Costs As A Percentage Of Household
Income In The Past 12 Months).

27United StateBepartment of Housing and Urban
DevelopmenfHUD) Comprehensive Housing
Affordability StrategfCHAS),San Benito County,
California20082012
<www.huduser.gov/portal/datasets/cp/CHAS/data_q
uerytool_chas.htm| November 12, 2015.
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Table 10a

Section 5

Housing Element

Lower Income Renter Households Overpaying for Housing as a Percentage of Income (Rent a

Utilities)

San Benito County Unincorporated Area
Percent of Percent of
Total Total
Renter Households Characteristics Number | Households | Number | Households
Total rentetoccupied units (renter households) 6,085 100.0% 1,535 100.0%
Total lower income {80% of HAMFI) renter households 3,785 62.2% 865 56.4%
Lower income renters paying more than 30% but lesS@#an 1,145 18.8% 340 22.1%
Extremely Low Income {80%) 160 2.6% 10 0.7%
Income between 30%0% 475 7.8% 150 9.8%
Income between 50980% 510 8.4% 180 11.7%
Lower income renters paying more than 50% 1,600 26.3% 220 14.3%
Extremely Low Income {80%) 945 15.5% 60 3.9%
Income hetween 30%0% 510 8.4% 75 4.9%
Income between 50980% 145 2.4% 85 5.5%
Lower income renters paying more than 30% 2,745 45.1% 560 36.5%
Extremely Low Income {80%) 1,105 18.2% 70 4.6%
Income between 30%0% 985 16.2% 225 14.7%
Income between 50980% 655 10.8% 265 17.3%
Source: CHAS Data Sets Table $2@x08.huduser.org/portal/datasets/cp.h#ylbased 80052011
American Community Surezy Estimates

Table 10b
Lower Income Owner Households Overpaying for Housing as a Percentage of Income (Rent a

Utilities)
San Benito County | Unincorporated Area
Percentof Percent of
Total Total
Owner Households Characteristics Number | Households | Number | Households
Total owneroccupied units (owner households) 10,700 100.0% 4,385 100.0%
Total lower income {80% of HAMFI) owner households 2,740 25.6% 995 22.7%
Lower income owner households papwey30% under50% | 435 4.1% 145 3.3%
Extremely Low Income {80%) 75 0.7% 30 0.7%
Income hetween 30%0% 75 0.7% 50 1.1%
Income between 50980% 285 2.7% 65 1.5%
Lower income owner households paying more than 50% | 1,220 11.4% 431 9.8%
Extremely Low Income {80%) 505 4.7% 205 4.7%
Income between 30%0% 235 2.2% 75 1.7%
Income between 50980% 480 4.5% 151 3.4%
Lower income owner households paying more than 30% | 1,655 15.5% 576 13.1%
Extremely Low Income {80%) 580 5.4% 235 5.4%
Income between 30%0% 310 2.9% 125 2.9%
Income between 50980% 765 7.1% 216 4.9%
Source: CHAS Data Sets Table $@We8 huduser.org/portal/datasetsjcpdgead on 26R011 Americé
Community Surveéedr Estimates
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Conservation @ AssistedHousing Other AffordalHousing Units
Federally Assisted Housing Projects Inclusionary Housing-Thiree Homebuyer (FTHB)

) ] ProgramThe Countycurrently has 26 moderate
Migrant Center Winter Emergency Biestteare income and 28 loimmcome resale restricted

15 transmonafhousmg units and 15 wmter' homeownership units within the Riverview
emergency shelter units located at the San Benito Estates Subdivision. The County also has 5

County Southside Migrant Center thebld not moderaténcomerestricted homeownership units

be_converted unn.g the 201_452023 program and 8 lowincome deed restricted accessory
per!od unless. equivalent UI’]-I'[S. we.re establl.shed dwelling rental units within the Oak Creek
during that tire  The administration of this subdivision. These units located within the Oak

program has been funded by various Federal, StateCreek and Riverview Estate subdivisions were
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 honesls shelter and 3

transitional trailers, Emergency Food and Shelter The resale pricing, as stated in the Resale and
Program (EFSP), Emergency Housing Assistance Refinance Restriction Agreement, is tied the Area
Program (EHAP) for rental assistance for Median Income (AMI) to ensure continued
emergency shelter, and Low Income Heating & affordability. The AMI specifi¢bat the resale
Energy Assistance Program (LIHEAP) for PG&E  price shall be no more than the initial (affordable)
assistance. hése funding sources help further  purchase price plus an adjustment based on the
provide for additional resourced benefiting annual change in the AMI published by HUD.
residents during the time the facilities are.open Each year, as the AMI rises, the maximum resale
. _ ) _ prices rise at exactly the same rate. Because
Section 8 Housifigie HousingAuthority of the increases in the permissible sales price of the

Couhty of Santa Cru_z administers _a HousING 1o me are tied to increases in income rather than
Choice Voucher (_S_ectlon 8) g;mnm with 344 increases in the prices of marké¢ homes, a
vouchers for the Cities of Hollister and San Juan new buyer with the same income profile should be

Bal_Jt'Sté? The Youchers being portablg from able to purchase the home for this price without
residence to residen@nd also from region 0 . neeq for daitional public subsidy. If the

region this program involves no residences that  oqa1e price is limited so that it does not increase
would directlyrequire conservation as affordable any faster than incomes, the same house can

housing Program HOUl'_7 provides thaBan remain affordable to one working family after
Benito County will coordinate the 20142023 another without any new subsidy

program periodwith the Santa Cruz County

Housing Authority to explore the feasibility of The County required that both developments

establishing Section 8 housing in the jnclude 36/ear resale restrictions that only allow

unincorporated area. the affordable homeownership units be resold as
affordable housing. The 8 laveome accessory

28 Jennifer Panetta, Housing Authority of the County of dweII.ln.g., re.ntal units within - the Oaflk_ Creek
Santa Cruz, October 8, 2015. subdivision include a -$@ar deed restriction as

originally constructed as affordable low and
moderatencome restricted homeownership and
rental units between 1992 and 1997.
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well. The intenof this requirement is to ensure  residence. The homeowners are required to either
that the housing units remain affordable over a drop off or mail in required documentation.

long period of time. The affordable

homeownership units within the Riverview A detailed database has beentemtedor all
Estates and Oak Creek subdivisions will be only at County Inclusionary Housing and HOME
risk of conversion for th@0142023 program Program participants. The database shows all

period due to potential foreclosure liens, mortgage balances, loan types, loan
amounts, interest rates, transaction dates, current

HOME FirsifTime Homebuyer (FTHB) Progmam equity position, owner contact information,
1994 and 1995, the County issued-tiimst compliance status, amits atrisk of conversian
homebuyer loans in amounts between $38r@D0

$50,000 to providdown payment assistance for ~ Staffhasperformed property history reportsn a
19 lowincome homeownership unit&ithin semiannual basi®r County restricted and/or

various subdivisions located in the City of Subsidized homeownership units. Information is

Hollister. Out of the 19 original HOME loans  Verified at the County Recorder office. The
that were issued only 3 HOME loans remain Property history report shows chain of title,
unpaid and will be due and payable between 2009 transaction events, current owner, current lender,
and2010 and will have reached their fifteen year ©riginal loan amount balance andrediorded
maximum maturity date as stated in the original liens

Promissory Note, Loan Provisidgreement, and

Deed of Trust. Finance and Technical Presen&dio Benito

C o u nforgmé Ieclusionary Housing Ordinance
In 1998, San Benito County issued additional first (County Ordinanc&66) required a 3@ar resale
time homebuyer loans in amounts of $25,510 to and deed restriction toensure continuing
provide down payment assistance to 28 low availability of homeownership and rental units to
income households within the Riverview Estates VeY-low-, low, and moderatiacome households
subdivision. The 28 lemvcome homeownership within the Riverview and Oak Creek subdivisions.
units that were subsidized using HOME Funds The Countyds Resale and
included a 33 year deferred payment Note with a Agreement, whichwas recorded against all

shared appreciation feature. affordable homeownerShip units within the
Riverview Estates and Oak Qresbdivisions,
Preservation Methods provi des t he County wi t

o ) _ pur chas eigk ur@tnfrpm arversion to
Monitoring  ActionsThe County has required market rate due to notice of defaults, illegal

annual monitoring of all units that have transfers or nowompliance issues. Under the

participated in the Cougplkdfy rbfiflahde RestiQidhdagréemdhP s |

Program and HOME Progrgm. i$ias involved Countycanglo assign the oopt |
proof through documentation, such as a recent to a qualified noprofit affordable housing

utlityb i 11, homeowner6s I ng§idioded &nfijor Al b hef Yualifidh Lifbladbie

mortgage statement, that the unit is being applicant off of the County waiting list to
occupied as an owrsccupied  principal purchase the -aisk unit. PoliciesHOU-1F and
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HOU-1G authorize the County to camie applicants should an affordable unit become
preservation of affordable housing stock and use available. = The purpose of the foreclosure
of price controls for belomarketrate housing prevention workshopas beerno educate aisk
homeowners on their optioimsorder to preserve
Actions to Assist Borrowldre County Housing their affordable unit. The Counfgesource
and Economic Development Departmend Management Agencyalso refers atsk
City of Hollister Redevelopment Agenopw homeowners to local HUD Approved Certified

respectively thepart of the County Resource  Counseling Agencies along with providing
Management Agency and the Hollister Successor jmportant lender contact information. Fable
Agency, have performed multiple bilingual 11afor a list of dcal HUD Approved Certified
workshops for the publmn homeownership and  Ccounseling Agencies. The County will continue
foreclosure prevention. The purpose of the g provide education to-dsk homeowners and

homeownership workshopsas beerto promote the community darge, on the need to preserve
the avareness of the County Affordable Housing the exiting affordable housing stock.

Program and to establish a waiting list of qualified

Table 11a

Local HUD Approved Certified Counseling Agencies
Organization Address City
Project Sentinel 7800 Arroyo Circle, Bldg.| Gilroy
Monterey County Housing Alliance 134 East Rossi Street Salinas
(MOCHA)
Housing Authority of the County of Santa | 2931 Mission Street Santa Cruz
Cruz
California Rural Legal Assistance 501 Soquel Ave, Suide Santa Cruz
Neighborhood Housing Services Silicon | 1156 North Fourth Street| San Jose
Valley (NHSSV)
Association of Community Organizations ¢ 395 E.Taylor Street SanJose
Reform Now (ACORN)

Source: San Benito County Housing and Economic Development Department

. ) and/or subsidized affordable hawgsunits in the
Costs Analysis order to provide a cost analysis  nincorporated argalthough the County recently

of presariwikiog udndit s, coxhag pBUES sBF to one such
determined for preservation, rehabilitation, and development

new construction. The factors used to analyze the

cost to preserve -atk housing units include  Estimated Costs of Preser@inid a restricted
acquisition, rehabilitatiorand financing costs. low or moderatincome unit become-esk, the
Preservation, rehabilitation, and new construction County coul d ¢wepuirsd aisted

assumptions were based on a 1,500 square foot, ynit as stated in the n i recérded Resale and

single family residential masiae dwelling unit. Refinance Restriction Agreement. The County
There are currently no mtimily restricted Resale and Refinance Restriction Agreement states
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t hat the County has t h$60,@0pdt$l756,000. tifothe LCountg had soe 6

dassign the option to ppesevh ansaiskdestraetaddhbnoeowndyship umigy i n
qualified low or moderatecome applicant from in most cases the current market value would be
an established waiting list to purchase thekat lower than the AMI calculated resale formula

unit. The County Resale and Refinance price.

Restriction Agreement states that thesktunit

shall be purchased at the lower of the Area The County has partnered with local-pafit
Median Income (AMI)aiculated resale formula  affordable housing developers who have
price or current market value, whichever is lower. additional resources should ariskunit become
According to a Broker Price Opinicas of available. In the past, local poafit affordable
February 12, 20p@erformed by Residential Real housing developers such as Community Services
Estate Review, Inc. existing unrestricted 1,500 Development Corporation (CSDC) and South

square foot single family residemtialling units County Housing have assisted the County in the
are valued between $180,080d $195,000. acquisition of atisk homeownership units and
Residential Real Estate Review, Inc. also estimateshave keptthe units in the County Affordable
that restricted low and moderiateome Housing Program.SeeTable 11bfor a list of

homeownership units are valued between local Affordable Housing Developers who would
be interested in acquiringrigk units.

Table 11b
Non-Profit Affordable Housing Organizations
Interestedin Acquiring At-Risk Homeownership Units
Non-Profit Address City
Community Services Development Corporation (CSL 1101 San Felipe Road Hollister
South County Housing 7455 Carmel St Gilroy

Community Housing Improvement Systems and Plan 295 Main Street, Suite 10 Salinas
Association, Inc. (CHISPA)
Source: San Benito County Housing and Economic Development Department

The County also has an established waiting list of moderaténcome household &bur can support a

gualified low and moderateeome homeowners. sales price up to480,000 As a result, qualified
The County could bring in a qualified applicant moderatéancome purchasers would only need a
from the waiting list to acquire asrigk restricted small subsidy in the form of down payment and

unit. Only a small subsidy requirement for down closing costs assistance taiagiecany atisk units.
paymen assistance would be needed to assist a A low-income household size folur earningup
waiting list qualified applicant to purchase -an at to 80percentof area median income can support

risk unit. Area median incom@MI) in 2015 asales price up t880,000 As a result, qualified
being $31,100 in San Benito Countyand low-income purchasers would only need a small
moderateéncome purchasers earning up to subsidy in the form of down payment and closing
120percentof AMI based on househokize a costs assiste@ to acquire any -@&sk units.
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Tables 11c and 11d below estimates the
preservation cost when bringing in a qualified
applicant from the waiting list to acquire arskt
unit.

Table 11c
Moderate-lncome Preservation Costs

Fee/Cost Type Cost perUnit
Est. Market Value $175,000
10% Down Payment $17,500

3% Closing Costs $5,250
Total Costs per Unit $22,750

Source: San Benito Resuyrce Managemer
AgenciResidential Real Estate ReyR299nc

Table 11d
Low-Income Preservation Costs

Fee/Cost Type Cost per Unit
Est. Market Value $160,000
10% Down Payment $16,000

3% Closing Costs $4,800

Total Costs per Unit $20,800

Source: San Benito Gesuyrce Managemer
AgencResidential Real Estate Revi@@)Inc.

Estimated CostRefiabilitatiorThese figures are
estimates since actual costs will depend on
condition, size, location, existing financing, and
the availability of financing. Information from
similar projects, in addition to the cited sources
helped in formulating thenumbers in the

following tables.

Table 11e
Rehabilitation Costs

Fee/Cost Type Cost per Unit
Acquisition $180,000
Rehabilitation $35,000
Total Cost Per Unit $215,000

Source: San Benito County Housing and E¢
Development DepartmenC &mtthHousing
2009

Section 5
Housing Element

Estimated Costs of New Construction/Repleeement
following cost estimates are estimates based on
new construction single family residences in San
Benito County. The actual replacement costs for
any aftrisk units will depend omany variables
such as the number of units, location, density, unit
sizes, on and offite improvements, and both
existing and new financing.

Table 11f
New Construction/Replacement Costs

Fee/Cost Type Cost per Unit

Land $66,000
Construction and $264,000
Development

Total Cost Per Unit $330,000

Source: San Benito GResuyrce Managemer
Agencpouth County Houg009

Units atRisk County staff has performed an
analysis and projection regarding the number of
units which may be at risk of conversion for the
upcoming program period. Staff projects that the
HOME down payment assistance loans provided
in 1994 and 1995 will be the fitst convert.
These loans will be required to be paid in full
between 2008nd2010 due to the maximubs-

year maturity date as stated in the original
Promissory Note, Loan Provision Agreement, and
Deed of Trust. Sé&ble 11g
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Table 11g

Affordable Units at Risk of Conversion in Unincorporated Area of San Benito County

Projected # of
Total # of Units at Risk of
Units Conversionfor
Affordable Project Name Restricted or | Planning Period
Type of Restriction and/or Subsidy Unit Type | Subsidized 2014223
Riverview Estates SubdivisibResale Restriction Agreement
Moderatdncome Units For-sale 26 4
Low-Income Units For-sale 28 2
Oak Creek SubdivisidrResale Restriction Agreement
Moderatdncome Units | Forsale |5 |0
Oak Creek SubdivisidrDeed Restriction
Low-Income Units (Accessory Second Rental 8 0
Dwelling Units)
Riverview Estates Subdivisioh®8 HOME Funds(Down Payment Assistance)
Low-Income Units For-sale 25 1
Total 92 7
Sources: San Benito Commtyunity Services and Workforce Development, San Benito County H
Development and City of Hollister Redevelopment Agency.
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sectionds di scussi on of hou:

Special Housing Needs disabilities describeermitting requirements and

Personswith Disabilities Including regulations regarding such housing.

Developmental Disabilities

According to the U.S. Census Bureau,-2009 _ Table 12a _
American Community Survey there were a total of Disabled Population by Age Cohort in
103 males and 247 females under 18 years old ST B G

_ N _ San Benito County Estimate
with a disability in San Benito County. There were Total Population: 55055 100.0%
a total of 1,132 males and 1,400 females between Total Male Population: 27273 49.5%
the ages of 1&1t64 years old with a disability in Under 18 years: 8,055| 14.6%
San Benito County. There were a total of 865 With.a di;gbility 103 0.2%
males and 997 females 65 years and older with a No disability 7,952 14-42/0
disability in San Benito County (Feble 12a 1810 64 years: 16,721] 30.4%

. C . With a disability 1,132 2.1%
Persons with a disability may have al&simg No disability 15589 28.3%
physical, mental, or emotdncondition that 55 years and over. 5497 45%
prevents them from walking, climbing stairs, With a disability 865 1.6%
dressing, bathing, learning or remembering. No disability 1,632 3.0%
All male with a disability 2,100 3.8%
Affordable housing is a constraint for many Total Female Population: | 27,782] 50.5%
disabled persons because many persons with a | _Under18 years: 1,942 14-4;%
disability rely on public benefits as their sole Wlth_ad|§§blllty 247 0.4%
. . o No disability 7,695 14.0%
source ofricome Persons with a disability may 18 t0 64 years: 16.800 305%
also need to spend a disproportionately high share With a disabilnity 12000 25%
of his/her monthly income on housingfigher No disability 15,400 28.0%
density  mixethcome  developments are 65 years and over: 3,040 5.5%
recommended to help create more affordable With a disability 97| 1.8%
housing opportunities for all incomeelevThese A'I\ka) d'sal‘b'“t};h T ggﬁ 2;2;0
. . emale with a disability : 8%
dgvelo_pme.r.n.s could pr(_)v.lt_:le housing for per§ons Al with a disability 4744 8.6%
with disabilities Accessibility can be a housing Source: U.S. Census Burea202D@@nerican
constraint for some persons with a disability Community Survey

Ease of access can be provided in housing with
widened doorways and hallways, ramps leading to
doaways, madifications to bathrooms and
kitchens (lowered countertops, grab bars,
adjustable shower heads, etc.) and special sensory
devices (smoke alarms, flashing light§an
Benito County allows placement of a temporary
mobile home with a use permit foersons in

need of medical supervision in all residential and
agricultural zoning districts The Constraints
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Persons with Developmental Disabilities The State Department of Developmental
Services (DDS) currently provides community
based services to appmately 243,000
persons with developmental disabilities and
their families through a statewide system of 21
regional centers, four developmental centers,
and two communitipasedacilities.

The State Department of Housing and
Community Development(HCD) describes
developmental disability and its relationship to
housing in this way:

According to Section 4512 of the Welfare and

Institutions Code adévelopmental disability" Table 13a includes ddtam the San Andreas

.me-ar.ms a d'sa_b'“ty that originates bgfore an Regional Centerla nonprofit provider of services
individual attains age 18 years, continues, or in Campbell for people with developmental
can be expected to continue, indefinitely, and disabilities, to help illustrate the local population

.cor?s.tltutes q su.bstantlal disability for t.hat of those with developmental disabiliteso d ef i ne
individual which includes mental retardation, as those with severe, ddeg disabilities

cerebral palsy, epilepsy, and aufiéris term attributable  to mental and/or  physical
shall also include disabling conditions found impairments?o

to be closely related to mental retardation or

to require treatment similar to that required

for individuals with mental retardation, but

shall not include otherhandicapping

conditions that are solely physical in nature.

Many developmentally disabled persons can
live and work independently within a
conventional housing environmentMore
severely disabled individuals require a group
living environment where suyision is
provided. The most severely affected
individuals may require an institutional
environment where medical attention and
physical therapy are providedBecause
developmental disabilities exist before
adulthood, the first issue in supportive
housirg for the developmentally disabled is
t he transition from the personos i ving
situation as a child to an appropriate level of
independence as an adult.

29 Department of Housing and Community
Development memo to Planning Directors, June 21,
2012, svww.hcd.ca.gov/housimplicy

development/noticecoverlttrsb812 pdictober 14, 30 Department of Housing and Community
2015. Development memo, June 21, 2012.
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Table 13b
Active Developmental Service€onsumers by Zip Code

Section 5

Community Home Indep Own Grand
Zip Code Care Prnt/Grdn | ICF | Living Hm Other | Total
95023 14 9 6 14 254 3 300
95043 0 0 0 0 3 0 3
95045 0 0 0 0 14 0 14
95075 0 0 0 0 1 0 1
SourceCalifornia Department of DevelopmenGiie®¢ Deslopment Evaluation Repor|
Januar®, 2014

Table 13c

Active Developmental Service€onsumers by Zip
Code and City

City Zip Code | Consumer Count
Hollister 95023 242
Paicines 95045 3
San Juan Bautista | 95045 9
Source€alifornia Department of Developmen@iepervi
Development Evaluation, Bapoa; 2014

HCD further explainghe needs of this group,
which isaddressed BrogramHOU-2-18

There are a number of housing types
appropriate for people living with a
development disability: rent subsidized
homes, licensed and unlicensed siagiidy
homes, inclusionary housing, Se@ion
vouchers, special programs for home
purchaseHHUD housing, and SB 962 homes.
The  design of  housiragcessibility
modifications, the proximity to services and
transit, and the availability of group living
opportunities represent some of the types of
considerations that are important in serving
thisreed group. .. I ncor por atin
freed design in all,
required by California and Federal Fair
Housing laws) is especially important to
provide the widest range of choices for
disabled residents. Special consideration

should also be given to the affordability of
housing, as people with disabilities may be
living on a fixed income.

Elderly Households

The elderly population cohort may have special
needs due to one or a combination of factors
including
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
U.S. Census Bureau, 2010 Census data is provided
in Table 14aThe 2010 Census data indicates that
gqereﬁiﬁ a }ot@liogf}ﬂ%o individuals 65 years or
fldey, ving, ip B30 Bentn Goynty,, Jhe <5340
individuals 65 years or older living in San Benito
County make up a total of 9.7 percent of the
entire populatianOut of the 65 years or older
population there are a total of 2,454 males and

limited

income,

Housing Element

igal
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2,906 females in San Benito County. In order to
maintain a satisfactory quality of life, elderly
residents of San Benito County must have access
to housing which suits their yiaig needs during
each stage of their lives. As people age, they often
find themselves facing additional housing
problems they may not awad to cope with
previously.

Elderly Facilities

Within San Benito Countyds
the Whispering Pineln provides a 3bed

assisted living facility for the elderly in San Benito
County. The Whispering Pines Inn facility is
licensed for 36 beds serving up to 36 individuals at

any given timeTable 14byeflects the statistics of

the total facilities offed in San Benito County.

Section 5
Housing Element

uni ncorporated
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Table 14a
Elderly Population Statistics in San Benito County

San Benito | Percentage
POPULATION County (%)
Total Population 55,269 100%
Population 65+ 5,360 9.7%
Male 65+ 2,454 4.4%
Female 65+ 2,906 5.3%
Source: U.S Census Bureau, 2010 Census, Summary File 1

Table 14b
Elderly Facilities in San Benito County

Total # of Distance from
Total # of | Individuals Community
Name of Facility Rooms Served Transit Service Services
Whispering Pindan 36 36 Dial-A-RideCounty 2-5 miles
AssistedCare Facility Express
Total 36 36
Source: San Benito County Housing and Economic Development Department

Table 14c
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 centerg

adult day care center, medical and den
appointments.

Jovenes De Antafio In-Home Services Homemaker, chore workers and case
management.

Jovenes De Antafio Al zhei mer 0s | Adultsocial day care, caregiver suppof
groups and community education

Whispering Pines Inn Facility Services Daily Meals, housekeepitignsportation,

activities, recreational programs and
protective supervision.

CommunityFood Bank Meal Service Provides daily meals and nutrition train
programs.

San Benito County In-Home Support Serviceg Cleaning services, transportation, and

Public Authority and Hrlome protective supervision.

Support Services
Source: San Benito County Holsing@nit Development Department

Elderly Services nonprofit organization and has been incorporated
since May 1975. Jovenes de Antafio was
established to encourage, develop, and administer
programs to improve the general welfare of the

There are a multitude of services offered to assist
the elderly population. Jovenes Adeafio is a
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elderly in San Benito County. Jovenes de Antafio
makes thei services available to all elderly,
including people with disabilities and implements
programs focusing on the needs of-ilcmme
individuals and households within our community
through the use of dingualbi-cultural staff,
outreach into our rural a% senior advocacy and
networking with local, regional, and nation
agencies that strive to meet our common
challenges. Jovenes de Antafilo services
approximately 200 individuals per month. The
Whispering Pines Inn facility offers a variety of
services to th elderly which include daily meals,
transportation,  recreational  activites and
protective supervision. The Community Food
Bank is a noprofit organization offering a self
help supplemental food program for-ioeome
families including the elderly innS8&enito
County. The Community Food Bank provides
approximately 1,750 bags of food each week to
over 5,000 residents in San Benito County. Also
the San Benito County Public Authority has a
program called In Home Support Services which
assist the elderly Ipyoviding in home care. The
San Benito County In Home Support Services
program currently assist approximately 540
individuals a month. A listing @flerlyservices is
listed below iTable 14c¢

Grandparents as Caregivers

583 grandparents reported to be responsible for
their grandchildren iB009 through 20E3 with

161 in the unincorporatedreaof San Benito
County. Grandparents as caregivers may not be
elderly. Nevertheless, grandparents may be
limited by retirement incansize of housing and
issues associated with aging.

31U.S. Census Bureau, 22093 5Year American
Community Survey Tal#d0002

Section 5
Housing Element

Large Families and Female Headed
Households

Large 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.
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Table 15a

Large Households by Residential Ownership oRentership

San Benito Unincorporated
County Area
Total occupied housing units: | 16,995 5,968
Owner occupied: 10,465 4,372
5-or-more person household | 1,65215.8% 675(15.4%
Renter occupied: 6,530 1,596
5-or-more person household | 1,448(22.2% 295(18.5%
Source:

200913 American Community Stfgay Bstimates Table B2
(Tenure by Household Size, margins of error not shown)

Table 15b
Large Families Above and Below Poverty Level

San Benito Unincorporated
County Area
All families 13458 4,659
Familiedelow poverty levéd: 1,238 298
Families of 5 or more below poverty level 379 54
% among families below poverty level 30.6% 18.1%
Familiesat or above poverty level: 12,220 4361
Families of 5 or more at or above poverty level 2,459 870
% among families at or above poverty level 20.1% 19.9%
Source: 2@2913 American Community Sliwasy Estimates Table B17013 (Poverty Status
12 Months Of Familied®ysehold Type By Number Of Persons In Family)

2A of ansi layogroup of
income duringthe Mo nt h s

prior

t o

related peopl e
he datads

t

residing

together.
coll ection.
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Figure 5a
Owner-Occupied Households With Five or More Persons by Race/Ethnicity
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California California California
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Source: 2010 Census Summary File 1 Tables H16 and H16A through H16G. Includepoplyatie
locatacial/ethnic groups as reported by the 2010 Census.

Figure 5b
RenterOccupied Households With Five or MorePersons by Race/Ethnicity
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Source: 2010 Census Summary File 1 Tables H16 and H16A through H16G. Includesoplyatie
Iacal racial/ethnic groups as reported by the 2010 Census.
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Just ovel 6 percenpf the households in ti&tate A require day carewith coststhat reduce
of California were largeouseholds irthe 2010 available income for shelter and living
Census. In San Benito County®22percent of expenses for families with young children
householdsvere large, down fro@B8percent in and
2000 In the unincorporated ard¢he proportion A may be subject to housing discrimination

also went down, to Ircent in 2010 from
18percent in 2000 Figures 5a and 5b
demonstrate that Hispafceadingtg the2glg Censysqa togglsop Ffd4

other race aloned (r acifgmale gemefyhgusehalddive in|SansBeritg by t he
Census) householggre noticeably more likely to ~ County making up a total of 21.7 percent of all

have five or more residents thamon total households. There are a total of 2,117
Hispanic/nonLatino white and, to a lesser extent, female headof households with no husband

the general populatiorMeanwhile, in the entire ~ Present in thénousehold in San Benito County

County, 27 percent of renters lived in large making a total of 12.6% of the total household

households compared with 19 percent afensy population. There are a total of 1,203 female

in the unincorporated area, while the proportion head of households with no husband present in

of large households was smaller, the difference the household in San Benito County with children

between renters and owners was somewhat more 18 years or under making a total .@fpercent of
pronounced. all total households.

becausefahildren.

As shown in Table 15b, families in the entire Farmworkers
County living below the poverty level more
frequetly hadfive or more members living as
household residentian those families living at
or above the poverty level. However, the
unincorporated area had distinctly fewer such
families and showed the revepagtern though
with a narrower difference. tiotal, 379 families

in the entire County with five or more members,
or 2.8 percent of all County families, were below
the poverty line; 54, or 1.2 percent, were in the
unincorporated area.

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 permanentLocal employment in
manual labor ith crops on averagemys$10.22

per hour with an annual wage$afL,260while
farmworkers attending tivd animal®n average
earn $13.69per hour with an annual wage of
$28,48@3 Farm workers may live in substandard
housing because of a lack of teraporand

Femaldeaded Households permanent housing.

Another specialeeds group in San Benito
County isémale heads of family households, who

33May 2014 Metropolitan and Nonmetropolitan Area

on average Occupational Employment and Wageniaties, San
JoséSunnyva@Santa Clara, CA (including San Benito
A earn less money County),
http://www.bls.gov/oes/current/oes_41940.htm
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County Data Farm FiguEsstimating the size of within the same day, and thesarkers arrive
the agricultural labor force is challenging as farm during the cultivating or harvesting of cribyen
workers are historically undercounted by the leave when work is not available. Genggally
census and other data sources. Farm workers aremigran laborer will seek housing in a labor camp,
typically  categorized into three roups: rentals, vehicles, overcrowded conditions, or
1) permanent, )Xeasonal, or 3) migrant. substandard facilities if migrant labor facikties
Permanent farm workers are typically employed insufficient A portion of the farmworkers may
year around and fdiime with the same employer.  also be undocumented foreign workers who may
A seasonal farm worker works on average less come to the areduring the hrvest season and
than 150 days a year and earns at least half ofthen leave;mne undocumented foreign workers
his/her earneihcome from farm work. Seasonal  will stay because they lack insufficient funds to
farm workers include persons that reside in the return home.

County fultime but may only work during a

portion of the harvest of one or more crops, According to the United States Department of
and/or migrant farm workers that utilize  Agriculture (USDA) A2 Census of Agricultura
temporary housing only during the harvest an total of 2,169seasonaind migrant farmworkers
then leave the area. A seasonal worker that is aWork on 242 farms located within San Benito
resident may seek other temporary work in the County. A smaller percentage of farnisl.4
off-season and may have difficulty finding Percentemploy 1@mployees or more accounting

affordable housing because periods of for 74.6 percenbf the farmworker pOpuIatlon
employment are Sporadic and the pay is low. Table 16aummarizes data from thel2@ensus

Migrant farm workers are seasdaah workers of Agriculture which surveyedhe number of

whaose travel to farm workmakes the worker farms in San Benito County that hired laborers,

unable toreturn to his/her permanemesidence the size of the farms and the duration of
employment.
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Table 16a
USDA 2012 Farmworker CensugHired Farm Labor
Item San Benito
Hired farm RADOF ..........cicumermmmmmmmimmssmn s FOIMS 242
workers 2.16%
$1,000 payroll 29.24%
Farms with-
WOk s s s e 62
workers 62
2WOIKBIS .o sceeeceicacsrasesmer s mscacas saeameasanesesass ees ATTTIS 23
workers 78
3 OF 8. NOTUIER - s irmsrrmirrsirssmsrsirersrier ST 43
workers 161
OO OIS & 1ainistssnssuioiaissnasibbisansoni sasias aisdasstdinpatinnanss HOPENE 39
workers 248
10 WOrKOrS OF MO .....ooivirierirermrir s sesrssneas s (OIS 55
workers 1619
Weorkers by days worked:
150 days or more ..... 157
1,118
Farms with-
B RO AT B ar
a1
@ WOTKOIE. veos rerwsb i sumemarerbriesistiveshmsssonden rdevun deuva rserenss 39
78
JOF & WOTKEES ..o cvareireiraiirsssnrrarmsmsia rissantsivassrovrerss OIS 23
workers 79
G40 9 WOTKSIS . .oivvrvrarermnisrsrmrsivimmsissntnst srssmrsirisasaiinsves OIS 25
workars 167
10 WOrKSIS OF MOM® ..ovviiiiisiisnsnsississessssnssren oo TBIMS 2%
workers 763
Less than 150 days ...t iianee . TS 150
workers 1.051
Farms with-
R, e i o, T 43
workers 43
R NOTKOME. coerrecoprmevemsrerrperessoptssspietesengisiversentativrersorivie ME D 23
workers 48
O S WOTKONS ...ocvcviininimisarmsiiniaisatssaniar isassassiassssisssssss FIMNS 30
workers 108
5109 WOTKEIS L.ovooiiiciiiiaiisiinsinssiscst bicacsnsnsissssins sens FOITNS 30
workers 180
10 WOTKEIS OF MOME ..o ctcesmeercas semsnamasaimsasiananes TBITS 24
workers 6877
Reported only workers momng
150 days or more . R TS 32
workers 588
$1,000 payroll 13515
Reported only workers working
1885 than 150 BBYS ....oiovuiieiniiiaimiiiiiimissaiaas simsnactisans abons s e TS 85
workers 609
$1.000 payroll 1.724
Reported doth - workers working 150
days or more and workers
working jess than 150 days ... . farms 85
150 days of mon ~orkm 532
less than 150 days, workers 442
$1,000 payroll 14,010
Total migrant workers {See 1ext] .........cooovirrririmrione ., FAMMS 32
workers 807
Migrant farm fabor on farms with hired labor ..., farms 27
workers 707
Migrant farm labor on farms !epomng on|y
contract labor . riesteanamssaansasies oese JEITS s
workers 100
UNpPaid workers (S€ 1eX1) ...........cocooiiimrmimrmsiar srcsmensrivnsaronre s (SIS 259
workers 642

Section 5
Housing Element

Source: USO12Census of AgricuftulieReport VVolume 1, Chapter 2 (County Level): Table 7. Hired Farm L
Workers and Payroll
<www.agcensus.usda.gov/Publications/2012/Full_Report/Volume_1,_Chapter_2_County_Level/Califorria
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Table 16bshows that the totalumber ofSan
Benito Countyfarms in 2012 who hired farm
laborersincreased to 242 pércent over the 228
farms in 2007, though pércent lower than the
280 farms in 2002Also shown is a decreased
number ofSan Benito @untyhired farm laborers

Section 5
Housing Element

in 2012, the figure of 2,169 workers being
26percent lower than in 2007 and 48 percent
lower than in2002. This is due, in part, to the
shifting ownership of many locally run, family
farms to larger, corporate owned farms.

2012 2007| 2002| 1997
Hired Farm Labor (Farms) 242 228 280 212
Hired Farm Labor (Workers) 2,169| 2,945 4,193] 4,097

Source: USD®12Census of Agriculture
http://www.agcensus.usda.gov/Publications/2012/Full_Report
Chapter_2_County_Level/California/st06_2_ 007_007.pdf

Farmworker HousiAglabor camp is defined as a
facility with five or more agricultural employees.
The type of labotamp can vary from a house to
a facility with multiple units.The San Benito
County Community Services and Workforce
Development Department worked with thates
Department of Housing and Community
Development (HCD) Office of Migrant Services
(OMS) to complete the remodel of an additional
bunkhouse (bunkhouse #300) located at the
Southside Migrant Center which was completed in
2010 to expand total capacitynfralé to 68

cabins, 68 roomand 13 legal farm labor trailers
which serve a total of 626 combined individuals
and families dedicated to farmkes housing.In
addtion to the rooms and units located at the
Southside Migrant Center, there are 13 legal farm
labor complexes in the unincorporated area of San
Benito County with a combined capacity to serve
an additional 411 farm workers. A total of 161
combined cabinspoms, trailers and complexes
serve up to 1,037 families andividuals in San
Benito County regarding farmworker housing.
Table 16cshows a summarpf farmworker

rooms for farmworker housinglhe San Benito housing offered in San Benito County.
County Southside Migrant Center now offers 67
201 47 2023 Housing Element | April 12,2016 5-45
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Table 16¢
San Benito County Farmworker Housing

Section 5
Housing Element

Distance from
Cabins/Rooms/ | RESIDENTS | Transit Community
Location Trailers SERVED Service Services
San Benito County Southside Migrant Center
Cabins 67 units 289 Dial-A- 205 miles
Bunkhouse #100 | 24 rooms 272 Ride,
Bunkhouse #200 | 22 rooms County
Bunkhouse #300 | 22 rooms Express
Legal Farm 13 trailers 65
Labor Trailers
Migrant Center total | 148 units 626
ll.:Jernmch);pboorfjtﬁi?SLegal 100units# 411 Varies | Varies
Total _Farmworker 248 1,037
Housing

Source: The San Benito County C8emncestyg. Workforce Development Department, Sal
County Health & Human Services Agency, San Benito County One Stop Career Cente
County Housing & Economic Development Department.

34Estimate of units among 16 complexes.
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Farmworker Additional Servides. 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 local Employment
Development Department is located about five
miles to thenorth. Public schools are more than a
mile from the facility. Southside Roalfligrant
Center services includayt are not limited to,
meals (unaccompanied aduian Benito County
OneStop Career Centerwhich offers job
training, placement programsistance abuse

Section 5
Housing Element

with a network of local service providersalloc
community organians, nomprofits, and held a
public workshop 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, fiigste homebuyer
program and counseling services.

Farmworker Projected Neéedstding to the San
Benito County Community Services and
Workforce Development Department as of

workshops, legal clinic, dental, veteran, behavioral October 2013 the Migrant Center haihe

health and County Express
services.

transportation

Farmworker Funding Sourdé® San Benito

County Southside Road Migrant Center is
primarily funded by the State Department of
Housirg and Community Development (HCD)
Office of Migrant Services (OMS). Additional

resources are funded by various Federal, State an

local grants which includ®ommunity Services
Block Grants (CSBG) for winter shelter salaries,
Community Development Block @&ts (CDBG)

for the homeless shelter ariree 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 (LBAP) for PG&E
assistance.These funding sources help further
provide for additional resourced benefiting
residents during the time the facilities are open.

Farmworker Existing Needmarmworkers are

d

families on the waiting list for farmworker

housing.

Local Workforce

A special housing needs group identified during
public discussion of local housing neiedthe
local worker. The greater Bay Area has
experienced significant job growth over the past
30plus years. San Benito County, along with
many counties on the edge of the Bay Area, has
experienced inflated land prices, significant
increases in housing costs and pressure to provide
housing for the unplanned and unmet needs of
the greaterBay Area The disparity between
incomes for workers iBan Benito County and
the HUD median income is discussedtha
Existing Housing Needs section.

Families and Persons in Need of Emergency
Shelters

Homeless Cenaasording to the 2011 San Benito
County Homeless Census it is estimatedathat

generally considered to have special housing needstotal of 401 personsexperience hoelessness on

because of their limited income and the often

an annual basi3he 2011 San Benito County

unstable nature of their employment (i.e., having Homeless Census was performed using the U.S.
to move throughout the year from one harvest to Department of Housing and Urban Development
the next). San Benito County has collaborated (HUD) recommended practices for counting
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