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Section | — INTRODUCTION
PURPOSE OF THE HOUSING ELEMENT

The purpose of the 2015-2023 Housing Element is to:
e Reassess housing needs of existing and future residents of the unincorporated area of
Stanislaus County based on the most current data available;
e Propose specific goals, objectives, policies, and programs to meet those needs; and

o Comply with the requirements of state law.

SUBSTANTIVE REQUIREMENTS

The California Legislature has adopted requirements for the contents of Housing Elements.
Among these legislative requirements is the following mandate: “The Housing Element shall
consist of an identification and analysis of existing and projected housing needs and a
statement of goals, policies, quantified objectives, financial resources, and scheduled programs
for the preservation, improvement, and development of housing. The Housing Element shall
identify adequate sites for housing, including rental housing, factory-built housing, mobile
homes, and emergency shelters, and shall make adequate provision for the existing and
projected needs of all economic segments of the community.”

Specifically, the element must contain:
¢ An assessment of housing needs and an inventory of resources and constraints relevant
to the meeting of these needs, including:
Analysis of population and employment trends.
Analysis and documentation of household/housing characteristics.
Inventory of land suitable for residential development.
Identification of a zone or zones where emergency shelters are allowed.
Analysis of potential and actual government constraints.
Analysis of potential and actual non-governmental constraints.

O O O o o o o

Analysis of special housing needs (including persons with disabilities, including a
developmental disability).

Analysis of opportunities for energy conservation.

Analysis of existing housing developments that are eligible to change from low-
income housing during the next 10 years.

o A statement of the community’s goals, quantified objectives, and policies relative to the
maintenance, improvement, and development of housing. The total housing needs
identified may exceed the available resources and the community’s ability to satisfy
those needs.

o A program that sets forth a schedule of actions the local government is undertaking or
intends to undertake during the planning period, including:

o Identifying adequate sites that will be made available with appropriate zoning and
development standards;
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0 Assisting in the development of adequate housing to meet the needs of
extremely low-, very low-, low-, and moderate-income households;

Addressing, and where possible, removing governmental constraints;
Conserving and improving in the condition of existing affordable housing stock;
Promoting housing opportunities for all persons (fair housing program);

Preserving for lower-income households the assisted housing developments;

O O O O o

Including an identification of the agencies and officials responsible for
implementation of the various actions; and

o Including a diligent effort by the local government to achieve public participation
of all economic segments of the community in the development of the housing
element.

PROCEDURAL REQUIREMENTS

The County must consider guidelines adopted by the California Department of Housing and
Community Development (HCD) when undertaking revisions to the Housing Element. The
County will submit a draft of the Housing Element to HCD for review prior to formal adoption.
The County must amend the draft Housing Element taking into consideration HCD’s findings or
make findings as to why the County believes it is in substantial compliance with the law. [This
section will be updated following submittal to HCD]

RELATIONSHIP TO THE GENERAL PLAN

The Housing Element is one of seven mandated elements of the General Plan. State
requirements for the content of the Housing Element are more specific than other parts of the
General Plan, and all parts of the General Plan must be internally consistent. County actions
involving zoning and subdivision approval must be consistent with the Housing Element.

REGIONAL IMPACTS

The provision of adequate housing is a regional issue. Stanislaus County cannot implement a
housing program without recognizing how land use and transportation decisions made by other
jurisdictions affect the County’s share of regional housing needs. Conversely, land use actions
taken by the County may impact other jurisdictions in the area. Because of the regional nature
of housing needs in the greater Stanislaus area, the County’s housing programs require
coordination with other agencies.

DATA SOURCES

A wide variety of data sources are included in the Housing Element in order to obtain the most
up-to-date and comprehensive information available. The California Department of Housing and
Community Development (HCD) developed a data packet for jurisdictions in Stanislaus County
that contains much of the information required for the Housing Needs Assessment of this
Housing Element and is the primary source of data for this document. Where additional
information is required, the 2000 and 2010 US Census, American Community Survey, California
Department of Finance (DOF), California Economic Development Department, Stanislaus CoC
Point in Time (PIT) Homeless Counts, and US Department of Agriculture data sources were
utilized.
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The 2010 US Census did not collect information in several categories that are required for the
Existing Housing Needs section. Where this is the case, historical DOF data is used. Where
DOF data is not available, information from the 2000 US Census is retained. In cases where this
is not feasible or useful, this assessment references US Census Bureau American Community
Survey (ACS) data. The ACS provides estimates of numerous housing-related indictors based
on samples averaged over a five-year period. Whereas the US Census provides complete
counts of various demographic indicators, the ACS provides estimates based on statistically
significant samples. Some ACS data sets have large margins of error. Where ACS data is used,
the numbers should not be interpreted as absolute fact but rather as a tool to illustrate general
proportion or scale.

PUBLIC PARTICIPATION

From its inception, the 2015-2023 update of the Housing Element was designed to include
opportunities for public input in order to involve all economic segments of the community and
create a document that truly addresses the needs of residents and housing service providers in
unincorporated Stanislaus County. Outreach for the 2015-2023 update included homeless
services providers, housing providers, and housing advocates (including California Rural Legal
Assistance (CRLA)). A variety of forums (described below) were offered to maximize
participation. Any and all public input was encouraged and documented throughout the
development of the Housing Element update and considered for incorporation into the
document as appropriate.

SURVEY

A survey was created in order to obtain input on the range of services available to those in
need, from housing and shelter to food and clothing, education and employment, health and
mental health services, counseling and classes, children and youth services, etc. This approach
was taken to get a better sense of what needs were not being met so that problems could be
adequately defined and solutions created to address the housing needs of unincorporated
county residents. The survey was available on the County’s website in English and Spanish. A
hard copy was also available for those who preferred to fill out a written survey. A total of 588
survey responses were received. A summary and analysis of the survey results are included in
Appendix 3.

COMMUNITY WORKSHOPS

A total of four community workshops advertised countywide were offered in October 2014 in
Ceres, Oakdale, Patterson, and Turlock as part of the Stanislaus County/City of Turlock 2015—
2020 Consolidated Plan and Stanislaus County 2015-2023 Housing Element update process.
The workshops included an overview presentation on the Consolidated Plan, Analysis of
Impediments, and Housing Element. Following the presentation, participants were asked to
provide their feedback at a number of “stations” set up around the room. Full summaries of the
workshops are included in Appendix 3.

OTHER OUTREACH
A stakeholders meeting was held with the Stanislaus County Continuum of Care (Stanislaus
CoC) on October 16, 2014, at the Housing Authority of the County of Stanislaus in Modesto.

The presentation and input regarding the Consolidated Plan, Analysis of Impediments, and
Housing Element were part of the agenda for the regularly scheduled Stanislaus CoC meeting.
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The meeting was attended by 33 people from 24 different service providers, public agencies,
and organizations representing a variety of interests relevant to the plans under preparation.

PUBLIC MEETINGS

The adoption process will involve additional public review and input on the draft Housing
Element at widely advertised Planning Commission and Board of Supervisors meetings. [This
section will be updated after more outreach is completed]

WEBSITE

The draft Housing Element will be placed on the Stanislaus County Planning and Community
Development website at stancounty.com/planning for public review and input.
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Section |l = EXISTING HOUSING NEEDS
STANISLAUS COUNTY PROFILE

Stanislaus County, encompassing an area of approximately 1,500 square miles, is located in
the San Joaquin Valley. The county is bounded by San Joaquin County and Calaveras County
on the north, Mariposa County and Tuolumne County on the east, Merced County on the south,
and Santa Clara County and Alameda County on the west.

The population of Stanislaus County and its cities in 2010 was 514,453 (2010 US Census). In
Stanislaus County, there are nine incorporated cities: Ceres, Hughson, Modesto, Newman,
Oakdale, Patterson, Riverbank, Turlock, and Waterford. The largest city in the county is
Modesto with a 2010 population of 201,165. Additionally, the county encompasses many
unincorporated communities and substantial areas of state and federally controlled lands such
as parks, wildlife areas, and other public lands.

Stanislaus County is a large and diverse jurisdiction. Much of the population growth over the last
two decades was due to the county’s location near the San Francisco Bay Area. The
combination of Bay Area job markets and freeway access to inexpensive land for housing
development in Stanislaus County contributed to increased development pressures in the cities
within the county. The explosive residential growth caused the county to become a bedroom
community for the regional job centers of the Bay Area. In the environment of California’s rapidly
urbanizing San Joaquin Valley, the entire county became a focal point of an area that many
forecasters believed would be the fastest growing region in California in the coming decades.

Stanislaus County was hit particularly hard in the recent economic downturn, however, and saw
some of the highest home foreclosure rates in the nation. A total of 10,700 Stanislaus County
homes were lost to foreclosure during 2007 and 2008, equivalent to nearly 9% of all houses and
condominiums in the county. Home values dropped dramatically from their peak in 2005-06.
New construction slowed to nearly a standstill. All of these factors contributed to a variety of
housing challenges during the previous planning period. According to realtytrac.com, in
November 2014, Countywide 1 out of every 1,088 existing housing units was in an active state
of foreclosure. In Salida the number was 1 in every 724 and in Keyes one in every 560. In all
areas of the County reported on by Realty Trac, the foreclosure rate was less than one percent.
Since 2010, the housing market has recovered somewhat but not to pre-recession levels.
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Figure 1
Stanislaus County
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POPULATION, EMPLOYMENT, AND HOUSING CHARACTERISTICS

POPULATION TRENDS/GROWTH RATE

According to the California Department of Finance, the population in the unincorporated limits of
Stanislaus County in 2014 was 110,650. This represents an increase of less than 1% from
2010, when the county’s population was 110,236. The overall annual growth rate from 2000 to
2010 was 0.33%, as shown in Table II-1. Most of the future residential growth in Stanislaus
County is projected to occur within the limits of the incorporated cities as historically
experienced and indicated in Table 1I-2. Any concentrated growth in unincorporated Stanislaus
County is anticipated to take place in the communities of Denair, Diablo Grande, Keyes, and
Salida, which are guided by community or specific plans and are served by special districts
which provide sewer and water, necessary to accommodate development.

DISADVANTAGED UNINCORPORATED COMMUNITIES

Disadvantaged unincorporated communities (DUCs) are inhabited areas meeting certain
income and density criteria in the unincorporated county outside of the spheres of influence of
cities that have been analyzed by the County per Senate Bill 244. This analysis is contained in a
separate document, titled the Stanislaus County Disadvantaged Unincorporated Communities
Report (ICF International, 2015).

As defined under Government Code Section 65302.10, the DUCs within Stanislaus County that
fall within the responsibility of the Stanislaus County General Plan include the communities of
the Cowan Tract, Crows Landing, Grayson, Keyes, Monterey Park Tract, Riverdale Park Tract,
and Westley.

In general, the Stanislaus County DUCs lack certain community infrastructure, water and sewer
service, access to transit, and immediate access to emergency services. The Stanislaus County
Disadvantaged Unincorporated Communities Report provides an overview of the DUC existing
conditions and strategies to address these issues over the long term, including suggested policy
language for inclusion in the Stanislaus County General Plan.

TABLE II-1
POPULATION GROWTH TRENDS — UNINCORPORATED STANISLAUS COUNTY
: Average
Year Population N(l;rr?aenréceal P%ﬁg?]gaege Annual G?owth
Rate
1990 95,756
2000 106,741 10,820 11.3% 1.10%
2010 110,236 3,495 3.27% 0.33%
2020 117,807 7,571 6.87% 0.69%
2030 125,879 8,072 6.85% 0.69%
2040 141,627 15,748 12.51% 1.25%

Source: 1990, 2000, 2010, 2014 DOF (HCD data packet); StanCOG 2040 Demographic Forecast
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TABLE II-2
POPULATION GROWTH TRENDS — STANISLAUS COUNTY INCORPORATED CITIES

Change (2010-2040)
Jurisdiction Name 2000 2010 2040 Number Percentage
Ceres 32,928 45,417 74,256 28,839 63.50%
Hughson 3,615 6,640 9,324 2,684 40.42%
Modesto 188,286 201,165 279,331 78,166 38.86%
Newman 6,385 10,224 18,592 8,368 81.85%
Oakdale 14,952 20,675 34,377 13,702 66.27%
Patterson 10,959 20,413 46,124 25,71 125.95%
Riverbank 14,601 22,678 37,019 14,341 63.24%
Turlock 53,481 68,549 109,154 40,605 59.23%
Waterford 6,776 8,456 14,256 5,800 68.59%

Source: 2000 and 2010 DOF (HCD data packet); StanCOG 2040 Demographic Forecast

Table II-3 details the population of the county unincorporated areas by age in 2000 and 2010. In
general, positive or negative changes in any age group were no greater than 2%, with the
exception of the 35—44 age group, which decreased from 15.4% to 12.8% from 2000 to 2010.

TABLE II-3
POPULATION BY AGE — UNINCORPORATED STANISLAUS COUNTY
2000 2010
Age Group
Number Percentage Number Percentage
0-9 years 18,323 17.6% 17,199 15.6%
10-19 years 18,439 17.7% 18,201 16.5%
20-24 years 6,751 6.5% 7,490 6.8%
25-34 years 14,405 13.8% 14,045 12.7%
35-44 years 16,076 15.4% 14,197 12.8%
45-54 years 12,944 12.4% 15,560 14.1%
55-59 years 4,863 4.7% 6,356 5.8%
60-64 years 3,908 3.8% 5,315 4.8%
65-74 years 4,867 4.7% 6,926 6.3%
75-84 years 3,625 3.5% 3,753 3.4%
85+ years 1,015 1.0% 1,194 1.1%
Total 105,216 100% 110,236 100%

Source: 2000 and 2010 US Census
Note: Total population may vary depending on data source.

EMPLOYMENT TRENDS

This section provides an overview of employment trends in Stanislaus County. The
manufacturing industry continues to be an important employer in Stanislaus County. The top 12
employers in the manufacturing industry in 2014 are listed in Table 11-4.
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TABLE 1I-4

MAJOR MANUFACTURING EMPLOYERS — STANISLAUS COUNTY

Employer Description Number of Employees

Zabaco Winery Winery 1,000—4,999
Foster Farms Poultry Processing Plants 1,000—4,999
Fairbanks Cellars Winery 1,000—4,999
Ecco Domani Winery Winery 1,000—4,999
E & J Gallo Winery Winery 1,000—4,999
Del Monte Foods Canning 1,000—4,999
Con Agra Foods Inc Canning 1,000—4,999
Bartles & Jaymes Company Winery 1,000—4,999
Andre Champagne Cellars Winery 1,000—4,999
Carlo Rossi Winery Winery 1,000—4,999
CVS Caremark Distribution Center Distribution Center 500-999

Modesto Bee Newspaper 500-999

Source: California EDD 2014

Some of the county’s largest employers are also in the non-manufacturing field. The top 13 non-
manufacturing employers for 2014 are listed in Table II-5.

TABLE II-5
MAJOR NON-MANUFACTURING EMPLOYERS — STANISLAUS COUNTY
. Number of
Employer Description Employees
Stanislaus County Government Office 2,000-5,999
Memorial Medical Center Hospital 1,000—4,999
Doctors Medical Center Hospital 1,000—4,999
Emanuel Medical Center Hospital 1,000—4,999
Hornsby's Pub Draft Cider Ltd. Beverages 1,000—4,999
Oak Valley Hospital Hospital 500-999
Frito-Lay Inc. Potato Chips/Snack Foods 500-999
California State University Schools — Universities & Colleges Academic 500-999
Alliance Worknet County Government —Social/Human Resources 500999
w?énen Infants Child Program — Social Service & Welfare Organization 500999
Turlock Irrigation District Electric Company 250-499

Source: California EDD 2014

Table 1I-6 shows the number of persons employed in Stanislaus County by industry type in
2012. The top three industries are education, health and social services; manufacturing; and
agriculture, forestry, fishing, hunting, and mining.
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TABLE II-6
EMPLOYMENT BY INDUSTRY — STANISLAUS COUNTY

Industry Type Number Percentage
Educational, health and social services 6,647 15.9%
Manufacturing 5,264 12.6%
Agriculture, forestry, fishing, hunting, and mining 5,086 12.1%
Retail Trade 4,798 11.5%
Construction 4,002 9.6%
Professional, scientific, management, administration 4,001 9.5%
Transportation, warehousing, and utilities 2,525 6.0%
Arts, entertainment, recreation, and services 2,528 6.0%
Other services 2,039 4.9%
Wholesale trade 1,792 4.3%
Finance, insurance, real estate, rental and leasing 1,664 4.0%
Public Administration 1,185 2.8%
Information 368 0.9%
TOTAL 41,889 100.0%

Source: 2008-2012 ACS (HCD data packet)
Notes: 1. Percentages may not equal 100 due to rounding.

Table II-7 indicates the average annual wages earned in the private sector by industry type in

2012. The highest overall wages were in education and health services, followed by the
manufacturing industry.
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TABLE II-7
WAGES AND EMPLOYMENT — STANISLAUS COUNTY

Employment Percentage of Annual Wages

Total per Employee
Total Private 139,111 100.0%' $39,174
Goods-producing 40,187 28.9% $43,971
Manufacturing 20,610 14.8% $53,759
Natural resources and mining® 13,371 9.6% $27,871
Construction 6,205 4.5% $46,156
Service-providing 98,924 71.1% $37,225
Trade, transportation, and utilities 33,237 23.9% $35,418
Education and health services 23,631 17.0% $56,675
Leisure and hospitality 14,891 10.7% $14,688
Professional and business services 12,878 9.3% $37,919
Other services 7,531 5.4% $19,388
Financial activities 5,426 3.9% $46,739
Information 971 0.7% $48,321
Unclassified 360 0.3% $34,504

Source: 2012 Bureau of Labor Statistics Quarterly Census of Employment and Wages
Notes: 1. Percentages may not equal 100 due to rounding.
2. Includes agriculture, forestry, fishing and hunting workers.

JOBS/HOUSING BALANCE

The jobs/housing balance is the ratio of jobs in a jurisdiction compared to the number of housing
units in that jurisdiction. Jobs and housing are considered to be balanced when there are an
equal number of housing units to jobs within a given area, with an optimal ratio of approximately
1.0. As shown in Table II-8, there were 68,086 employed persons and 36,684 housing units in
Stanislaus County in 2010. This results in a ratio of 0.54 employed workers per housing unit,
which indicates an imbalance in the jobs/housing ratio.

TABLE 1I-8
HOUSING UNIT — JOB PROJECTIONS, 2010-2030 — STANISLAUS COUNTY
Net Change | Percentage
20 AL AL (2010-2030) | Change
Jobs 68,086 76,964 85,843 17,757 26.08%
Housing Units 36,684 38,098 40,567 3,883 10.58%
Housing/Jobs Ratio 0.54 0.50 0.47 — —

Source: StanCOG 2040 Demographic Forecast

Commute distance or time is an important factor in housing availability and affordability and is
also an indicator of jobs/housing balance. Communities with extended commute distances
generally have a poor jobs/housing balance, while those with short average commutes tend to
have a strong jobs/housing balance. The burden of the additional costs associated with
extended commuting disproportionately affects lower-income households which must spend a
larger portion of their overall income on fuel. This in turn affects a household’s ability to occupy
decent housing without being overburdened by cost. Table 11-9 indicates that the vast majority
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of Stanislaus County residents travel less than 30 minutes from home to work. This figure
indicates that many of the jobs are within 20 miles of home, meaning that the available jobs are
within relatively close distance to the employees’ places of residence.

TABLE 11-9
TRAVEL TIME TO WORK — STANISLAUS COUNTY
Travel Time to Work Percentage
Less than 30 minutes 66.1%
30 to 59 minutes 21.4%
60 or more minutes 12.5%
Total 100%

Source: 2008-2012 ACS
HOUSEHOLD GROWTH

A household, as defined by the Census, includes all the people who occupy a housing unit as
their usual place of residence. Stanislaus County has an average household size of 3.07
persons per household (U. S. Census Bureau, American Community Survey, 5-Year Estimates,
2009 — 2013). As can be seen in Table 1I-10, household growth between 2000 and 2040
increased at a greater rate throughout the county as a whole than it did in the unincorporated
areas. A greater rate of growth has historically taken place in the incorporated cities where
services and infrastructure are more readily available. Households are growing at a faster rate
than total population, as shown in Table II-1, indicating a decline in household size in the future.

TABLE II-10
HOUSEHOLD GROWTH TRENDS (2000-2040)

Numerical
2000 | 2010 | 2020 | 2030 | 2040 Change
(2010-2040)

Annual Percentage
Change (2010-2040)

Unincorporated 32,752 33,579 | 38,098 (40,567 | 47,223 13,644 1.4%

Stanislaus County’ |145,146[165,180|194,388220,377|256,535 111,389 2.2%

Source: 2000 and 2010 US Census (HCD data packet); StanCOG 2014 Demographic Forecast
Notes:
1. Included unincorporated and incorporated portions of Stanislaus County.

2. Due to the use of different data sets totals may vary slightly from one data set to another.

Table II-11 indicates that the percentage of owner-occupied households in unincorporated
Stanislaus County remained slightly higher than those countywide from 2000 to 2010. This can
be attributed to the greater occurrence of multiple-family rental units in the incorporated cities,
again where services and infrastructure are more readily available. Recognizing the identified
need for rental housing for a variety of household types, the County will seek both public and
private partnerships to increase the rental inventory in the unincorporated areas, especially
where infrastructure exists or becomes available.
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TABLE II-11
HOUSEHOLDS BY TENURE

2000 2010

Oowner % Renter % Owner % Renter %

Unincorporated 21,757 67% 10,889 33% 21,285 63% 12,294 37%

Stanislaus County 89,911 62% 55,235 38% 99,364 60% 65,816 40%

Source: 2000 and 2010 US Census (HCD data packet)
INCOME

The major factor constraining the ability of households to obtain adequate housing is income,
the ability to pay for adequate housing. A community’s median income is one key indicator used
to determine housing needs. Median income is a statistic that marks the halfway point in a
community’s income distribution: 50% of all households earn more than the median and 50%
earn less.

The US Department of Housing and Urban Development (HUD) and the California Department
of Housing and Community Development (HCD) have established five income classifications
using the county median as a guideline for defining housing needs. The current 2015 Stanislaus
County limits and median income are shown in Table II-12. Income categories are specifically
defined as follows:

TABLE II-12
2015 INCOME LEVELS - STANISLAUS COUNTY
Income Household Size
Category 1 2 3 4 5 6 7 8
TXiremely | $13,050 | $15,930 | $20,090 | $24,250 | $28,410 | $32,570 | $35,300 | $37,600
VeryLow | $21,700 | $24,800 | $27,900 | $31,000 | $35,500 | $36,000 | $38,450 | $40,950
Low $34,750 | $39,700 | $44,650 | $49,600 | $53,600 | $57,550 | $61,550 | $65,500
Moderate | $52,100 | $59,500 | $66,950 | $74,400 | $80,350 | $86,300 | $92,250 | $98,200
o | <852,100 | <859,500 | <§66,950 |<$74,400 | <$80,350 | <886,300 | <$92,250 | <698,200

Area Median Income (AMI): $62,000

Source: 2014 HCD Income Limits

Notes:
1. Extremely Low Income: Less than 30% of the county median

2. Very Low Income: 31 to 50% of the county area median

3. Low Income: 51 to 80% of the county area median

4. Moderate Income: 81 to 120% of the county area median

5. Above Moderate Income: More than 120% of the county area median
6. Area Median Income based on 4-person household
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Table II-13 shows Unincorporated Stanislaus County household income distribution by tenure.
In 2012, a total of 12.4% of the county's unincorporated households earned less than $15,000
per year and 6.7% earned less than $10,000 annually. At the upper end of the spectrum, 18.7%
of Stanislaus County households earn $100,000 or more.

HOUSEHOLD INCOME BY TENURET—AILBJkIIIENIEZé)BRPORATED STANISLAUS COUNTY
Income Range Owner Renter Total Percentage

Less than $10,000 818 1,503 2,321 6.7%

$10,000 to $14,999 874 1,065 1,939 5.6%

$15,000 to $24,999 1,824 2,719 4,543 13.2%
$25,000 to $34,999 2,216 2,015 4,231 12.3%
$35,000 to $49,999 3,065 1,979 5,044 14.7%
$50,000 to $74,999 4,352 1,606 5,958 17.3%
$75,000 to $99,999 2,948 984 3,932 11.4%
$100,000 to $149,999 3,276 570 3,846 11.2%
$150,000 or more 2,384 196 2,580 7.5%

Total 21,757 12,637 34,394 100.0%

Source: 2008-2012 ACS
Note: Due to the use of different data sets totals may vary slightly from one data set to another.

OVERPAYMENT AND OVERCROWDING

According to current standards, households spending more than 30% of their income, including
utilities, are generally considered to be overpaying. Households paying 50% or more of their
gross income for housing are considered to be severely overpaying. Overpayment is more
predominant in lower-income households, especially those who rent. As shown in Table 1I-14, a
total of 8,375 or 39.2% of owner-occupied units in the county overpay for housing in 2012, of
which roughly 60.1% are in the lower-income category. In renter-occupied units, 6,496 or 60.6%
overpay for housing, of which approximately 96.2% are in the lower-income category. The
County will continue to utilize existing programs (Programs 2-7, 4-4, and 4-6) that will better
meet the needs of those overpaying for housing, particularly lower-income renter households.
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TABLE II-14
HOUSEHOLDS OVERPAYING FOR HOUSING — UNINCORPORATED STANISLAUS

COUNTY
Extremely Very Above

Household Low Low Low | Moderate Moderate | Total’ _Lowerz

Income Income income

Income Income Income

Total
ownership 2,180 2,485 3,827 4,248 8,608 21,348 8,492
households
Overpaying
owner 1,559 1,379 2,095 1,614 1,728 8,375 5,033
households
Percentage
of overpaying 71.5% 55.5% 54.7% 38.0% 20.1% 39.2% 59.3%
owners
Total  renter 2,983 2326 | 2,365 1,414 1,587 10,676 | 7,674
households
Overpaying
renter 2912 1,973 1,335 190 59 6,469 6,220
households
Percentage
of overpaying 97.6% 84.8% 56.5% 13.4% 3.7% 60.6% 81.0%
renters
Total 5,163 4811 | 6,192 5,662 10,195 | 32,024 | 16,167
households ! ! ! ! ’ ’ ’
Overpaying 4,471 3,352 | 3,431 1,804 1,787 14,844 | 11,253
households
Percentage
of overpaying 86.6% 69.7% 55.4% 31.9% 17.5% 46.4% 69.6%
households

Source: 2008-2012 ACS (HCD data packet)

Notes:

1. Due to the use of different data sets totals may vary slightly from one data set to another.
2. Lower income includes extremely low-, very low-, and low-income households

AMI in 2012 = $62,000

Overcrowded households are defined by the US Census Bureau as occupied by 1.01 or more
persons per room, excluding bathrooms and kitchens. Units with more than 1.5 persons per
room are considered severely overcrowded. Overcrowding is often tied to income and
household size. Large lower-income families tend to have greater difficulty finding an affordable
dwelling unit appropriate for their family size, which can lead to health and safety concerns. As
shown in Table II-15, a total of 2,413 households (944 owners and 1,469 renters) were
considered overcrowded and 623 households (229 owners and 394 renters) were classified as
severely overcrowded in the county, for an overall average of 8.8% of overcrowded households
in the unincorporated county. Program 2-9, addresses this high rate of overcrowding including
incentives for new affordable housing to include greater numbers of three- and four-bedroom
units and a continuation of support for room additions to existing units as needed in the
County’s housing rehabilitation programs.
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TABLE II-15
OVERCROWDED HOUSEHOLDS — UNINCORPORATED STANISLAUS COUNTY

Owner Renter Total Overcrowded
Per;ggfnper Households | Percentage | Households | Percentage | Households | Percentage
1.00 or less 20,584 94.6% 10,774 85.3% 31,358 91.2%
1.01t0 1.50 944 4.3% 1,469 11.6% 2,413 7.0%
1.51 or more 229 1.1% 394 3.1% 623 1.8%
TOTAL 21,757 100% 12,637 100% 34,394 100%
Percentage
Overcrowded 5.3% 14.7% 8.8%
by Tenure

Source: 2008-2012 ACS (HCD data packet)
Note: Due to the use of different data sets totals may vary slightly from one data set to another.

HOUSING PROBLEMS

Each year the United States Department of Housing and Urban Development (HUD) provides
funding for housing and community development programs. In order to receive these funds,
Stanislaus County must complete a report every three to five years called a consolidated plan,
which assesses, prioritizes, and provides an action plan for affordable housing and community
development needs in the county. HUD developed the Comprehensive Housing Affordability
Strategy (CHAS) to assist jurisdictions in writing their consolidated plans, which provides data
on housing affordability, overpayment, and overcrowding.

According to Table I11-16, in 2011 there were 6,375 owner households and 17,410 renter
households earning less than 50% of the median family income with one or more housing
problems, which includes one or more of the following: incomplete kitchen facilities, incomplete
plumbing facilities, more than one person per room, and a cost burden greater than 30% in the
county as a whole. Data provided is for the whole county as data is not available for the
unincorporated parts or the county only.

TABLE II-16
TOTAL HOUSEHOLD WITH ANY HOUSING PROBLEM — STANISLAUS COUNTY
Income Range Total Total Total
g Renters | Owners | Households
Household Income <30% AMI with Any Housing Problems 9,535 2,715 12,250
o o - -

Household Income >30% to <50% AMI with Any Housing 7.875 3,660 11,535
Problems

Household Income >50% to <80% AMI with Any Housing 4.465 4.920 9.385
Problems

Source: 2007-2011 CHAS
EXTREMELY LOW-INCOME HOUSING NEEDS

Extremely low-income (ELI) households are defined as households with incomes less than 30%
of area median income. The area median income in 2014 in Stanislaus County is $62,000 for a
4-person household. For extremely low-income households, this results in an income of $24,250
or less for a four-person household or $13,050 or less for a one-person household.
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To calculate projected housing needs, it is assumed that 50% of the county’s very low-income
regional housing need should address ELI households. This calculation is per HCD guidance.
Based on the 2014 RHNA allocation, the very low-income need is 538 units, As a result, the
County has a projected need of 50 percent of the low-income need or 269 units for ELI
households. Many ELI households will be seeking rental housing and most likely face
overpayment, overcrowding, or substandard housing conditions. Some could have mental or
other disabilities and special needs. To address these needs, the County will promote a variety
of housing types and will continue its collaboration with other agencies that can help meet the
various needs of ELI households.

HOUSING STOCK CHARACTERISTICS

The following tables and discussion present data regarding housing types, vacancy rates, age
of units, median home values, and median rents.

HOUSING TYPES

As shown in Table II-17, a large portion of the county’s housing units (81.7%) are detached
single-family units in 2014. Multiple-family units with 2 or more dwellings represent only 3.8% of
all housing units in the county. Table 1I-17 also shows vacancy rates from 2000 to 2014.
Vacancy rates in the county increased from 5.0% in 2000 to 8.5% in 2014.

TABLE II-17
HOUSING TYPES AND VACANCY RATES — UNINCORPORATED STANISLAUS COUNTY

Total Detached | Attached | Multiple | Multiple Mobile Percentage
Year | oo Single- Single- Units Units Homes | Occupied Vacantg
Family Family 2-4 5+
2000 | 34,486 27,568 1,110 915 416 4,477 32,751 5.0
2010 | 37,346 30,360 909 1,232 612 4,233 33,579 8.5
2014 | 35,455 28,965 901 1,116 248 4,225 33,060 8.5

Source: California Department of Finance, E-5 City/County Population and Housing Estimates, 2000, 2010, and 2014 (HCD data
packet)

AGE OF HOUSING

Approximately 65% of the unincorporated county’s total housing stock is 30 years old or older
(i.e., was constructed prior to 1979). As noted in Table 11-18, this compares to 60% for the
county as a whole. About 47% of the homes in unincorporated Stanislaus County were built
before 1960, compared to 45% countywide.
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TABLE 1I-18
YEAR STRUCTURE BUILT BY AREA — UNINCORPORATED STANISLAUS COUNTY AND
STANISLAUS COUNTY

Unincorporated Areas Stanislaus County

Number | Percentage | Number | Percentage
Built 2000 to 2014 2,881 7.7% — —
Built 1990 to March 2000 5,371 14.4% 27,053 17.9%
Built 1980 to 1989 4,701 12.6% 32,635 21.6%
Built 1970 to 1979 6,909 18.5% 34,669 23.0%
Built 1960 to 1969 5,083 13.6% 19,656 13.0%
Built 1950 to 1959 4,273 11.5% 16,267 10.8%
Built 1940 to 1949 3,894 10.5% 10,687 71%
Built 1939 or earlier 4,149 11.1% 9,840 6.5%
Total 37,261 100% 150,807 100%

Source: 2000 US Census; County of Stanislaus 2014
Note: Percentage totals may not equal 100% due to rounding.

SALES COST

The median home sale price in Stanislaus County was $175,000 in 2013, an increase of
approximately 27% from the 2012 median of $137,000, after a decrease from 2010 to 2011 and
small gains from 2011 to 2012. Table 1I-19 shows median home sales prices in Stanislaus
County from 2010 through 2013. Assuming a 5.25% interest rate and 10% down payment, a
family of four would need to make approximately $60,000 to afford a house with a sales price of
$175,500. A median-priced home in the county would not be affordable to extremely low-, very
low-, or low-income families but would be affordable to other income categories.

TABLE II-19
MEDIAN HOME SALES PRICE — STANISLAUS COUNTY
Year Median Sales Price Percentage Change
2010 $139,000 —
2011 $130,000 -6.74%
2012 $137,500 5.77%
2013 $175,000 27.27%

Source: Data Quick 2010-2013

Table 11-20 provides sale prices from 2010 through 2013 for selected communities in
unincorporated Stanislaus County. Overall sale prices were higher in Denair and Salida when
compared with Empire and Keyes. Prices fluctuated in all of the communities during the time
period between 2010 and 2012. All communities saw increases in sales prices from 2012 to
2013 consistent with the upward price trends in the state housing market.
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TABLE I1I-20
MEDIAN HOME SALES PRICE — SELECTED STANISLAUS COUNTY COMMUNITIES

Year Denair Denair | Empire | Empire Keyes Keyes Salida Salida
Median % Median % Median % Median %
Sales Change Sales Change Sales Change Sales Change
Price Price Price Price
2010 $152,500 — $59,000 — $85,000 — $157,500 —
2011 $165,000 | 8.20% | $66,500 | 12.71% | $93,500 10.00% | $137,750 -
12.54%
2012 $145,000 | -12.12% | $48,000 | -27.82% | $109,750 | 17.38% | $146,000 5.99%
2013 $215,000 | 48.28% | $76,000 | 58.33% | $110,000 0.23% $190,000 | 30.14%

Source: Data Quick 2010-2013

RENTAL COSTS

Examining the rental housing market is a direct means to identifying rental price information.
Rents are ultimately determined by the interaction of supply and demand in the housing market.
The two most significant factors contributing to rental prices are location and amenities. Table
1I-21 provides samples of “typical” rental housing in Stanislaus County as identified through a
point-in-time survey conducted in September 2014.

TABLE II-21
RENTAL PRICE SURVEY —
UNINCORPORATED STANISLAUS COUNTY AND OTHER
REGIONAL UNINCORPORATED COMMUNITIES®

Unit Size Units Surveyed Median Price
1-bedroom 2 $688
2-bedroom 3 $925
3-bedroom 8 $1,250
4+ bedroom 6 $1,623
Total 19

Source: craigslist.com, September 2014
Note:

1. Survey of the unincorporated communities of La Grange, Knights Ferry, Denair, Salida,
and Crows Landing and may include parcels outside of the Stanislaus County jurisdiction.

Although the monthly cost of rental housing is important, most landlords require the first month’s
rental payment plus a security deposit before a tenant can move in. There may also be
requirements for deposits to connect to services such as water and electricity and possibly extra
charges for additional people or pets. Because of these factors, often the actual cost of moving
into a rental unit is a greater burden.

According to the 2015 income limits prepared by HCD (Table 11-22), a very low-income
household of four could afford up to $775 a month for rent. If this household lived in a three-
bedroom unit in the county, according to the rental survey (Table 1I-21), this household would
be paying approximately $1,250. This rent would not be affordable to someone in the extremely
low- or very low-income categories. This indicates a need for more affordable housing for
households in the extremely low- and very low-income ranges in the county.
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TABLE 1I-22
HOUSING AFFORDABILITY — STANISLAUS COUNTY

Income Category 1-Person 2-Person 3-Person 4-Person
Extremely Low
Annual income limit $13,050 $15,930 $20,090 $24,250
Monthly income $1,088 $1,328 $1,674 $2,021
Max. monthly rent $326 $398 $502 $606
Max. sales price $34,685 $44,530 $58,724 $72,958
Very Low
Annual income limit $21,700 $24,800 $27,900 $31,000
Monthly income $1,808 $2,067 $2,325 $2,583
Max. monthly rent $543 $620 $698 $775
Max. sales price $64,221 $74,845 $85,429 $96,012
Low
Annual income limit $34,750 $39,700 $44,650 $49,600
Monthly income $2,896 $3,308 $3,721 $4,133
Max. monthly rent $869 $993 $1,116 $1,240
Max. sales price $108,852 $125,753 $142,695 $159,596
Moderate
Annual income limit $52,100 $59,500 $66,950 $74,400
Monthly income $4,342 $4,958 $5,579 $6,200
Monthly rent $1,303 $1,488 $1,674 $1,860
Max. sales price $168,170 $193,439 $218,913 $244,388
Above Moderate

Annual income limit >$52,100 >$59,500 >$66,950 >$74,400
Monthly income >$4,342 >%$4.958 >$5,579 >$6,200
Max. monthly rent >$1,303 >$1,488 >$1,674 >$1,860
Max. sales price >$168,170 >$193,439 >$218,913 >$244,388

Source: HCD Income Limits 2015; Monthly mortgage calculation: http://www.realtytrac.com/vcapps

Notes: Affordable monthly rent assumes 30% of gross household income, not including utility cost. Affordable housing sales prices

are based on the following assumed variables: 10% down payment, 30-year fixed rate mortgage at 5.25% annual interest rate.
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HOUSING CONDITIONS SURVEY

In July 2002, the County of Stanislaus commenced a Housing Conditions Survey in
unincorporated portions of the county. This section provides a short summary of the full survey
conducted by Laurin Associates on behalf of Stanislaus County.

The Housing Conditions Survey has enabled the County to evaluate the housing conditions,
types, locations, and number of dwelling units throughout the unincorporated areas and to target
areas most in need of housing rehabilitation. The primary use for the housing condition survey is
to determine whether opportunities exist for securing state, federal, and local funding for
housing and community redevelopment.

AREAS OF SURVEY

The County identified 21 communities and neighborhoods for the survey including
unincorporated communities thought to have development potential. They are:

Airport Neighborhood Monterey Park
Bret Harte Neighborhood North Ceres
Cowan Tract Riverdale Park
Crows Landing Salida

Denair Shackelford Neighborhood
Empire South Ceres
Grayson South Turlock
Hickman Valley Home
Keyes Westley
Knights Ferry West Modesto
La Grange

The results of the survey are presented in a narrative and tabular format for each community
and neighborhood. In each community or neighborhood, its residential housing units are
identified by housing type and housing condition.

The Housing Conditions Survey was conducted from July 2002 to March 2003. A subsequent
2009 windshield survey was conducted to verify that the earlier inventory was still a valid
representation of the unincorporated housing stock. An assessment was completed for each
residential structure found in the designated communities and neighborhoods but omitted
housing units scattered beyond the concentrated neighborhoods. Housing units on large
agricultural parcels and in distant rural areas beyond the concentrated housing tracts were
deemed impractical to assess.
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HOUSING CONDITIONS SUMMARY

A total of 11,000 housing units (68.4%) were in sound condition, with no repairs needed, while
3,593 units (22.3%) needed minor repairs. An additional 1,222 units (7.6%) needed moderate
repairs, and only 185 units (1.2%) required substantial repair. A total of 74 housing units (0.5%)
were found to be dilapidated. As a result, a total of 5,000 (31.1%) of the residential units were
classified as qualifying for rehabilitation due to their state of disrepair.

2015 HOUSING CONDITIONS

The Stanislaus County Environmental Resources Department is responsible for code
enforcement within the jurisdiction. According to County records, since 2012, an average of 60
residential buildings have been reported per year as vacant or abandoned. The County Building
Department’s dangerous and abandoned building program cleans up an average of four
residential buildings per year. Additional information on Stanislaus County housing-related Code
enforcement data for the years 2009 through 2013 is shown in Table 11-23 below and Table II-
24. Comparable information for 2014 to August 2015 follows in Table 1I-25 and Table 11-26.

Although the types of housing-related code violations for the two time periods vary, overall the
County has a small proportion of unincorporated housing that is unlawful and would require
some extent of rehabilitation to be in compliance with County Code. For the entire time period of
2009 to 2013, there were a total of 92 unlawful vacant structures which would need to be
rehabilitated to be in compliance with the County code. This number represents less than one
percent of the total of the 34,455 housing units in the unincorporated County in 2010 per Table
[I-17. This is a much smaller percent than that reported in the detailed housing conditions
survey from 2002 but only reflects cases logged in the County’s complaint-based code
enforcement system.

Several types of housing violations occurred from 2009 to 2013. Violations included unlawfully
occupied travel trailers, non-permitted or unlawful mobile homes, unlawful occupation of an
accessory building, and lack of running water in a dwelling unit. In total, County records indicate
362 housing-related code enforcement records for 2009 to 2013. These violations comprise less
than one percent (0.56 percent) of the total housing units in the unincorporated County. Table
[I-23 presents an annual summary of housing-related code enforcement records from 2009 to
2013. The types of violations reported in this table to housing vary, from potential health-related
hazards such as mold or infestation, to issues related to water and other utility services. As
shown in Table 1I-23, the number of housing-related complaints in unincorporated Stanislaus
County ranges from a low of 47 complaints in 2012 to a high of 107 complaints in 2013. The
County received a total of 362 housing-related complaints from 2009 to 2013 for housing in
unincorporated Stanislaus County. These complaints for the unincorporated area represented
approximately 28.06 percent of all housing-related complaints in the County (including
incorporated cities) for the same time period. Assuming that each complaint indicates the
inadequacy of a single housing unit, the 362 complaints for unincorporated housing would
indicate that approximately 1.05 percent of the 34,455 housing units in the unincorporated
County are inadequate.

Data on housing-related code enforcement records since 2014 are generally similar to the data
reported for 2009 to 2013, with no indication of large growth in either the number of unlawful
structures or reported code enforcement violations. County records indicate 20 incidents of
unlawful vacant structures from January 2014 to August 2015. As shown in Table [I-24, a total
of 116 housing-related code enforcement records occurred during this time, representing
approximately 25.11 percent of total county-wide housing-related code-enforcement records.
Overall, these code records for the unincorporated county grew by just 8 percent above 2013
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levels but comprised less than one-third of total county-wide housing complaints. The 8 percent
annual increase appears consistent with the annual volatility in code enforcement records since
2009, which is shown in Table 11-23.

TABLE 11-23
HOUSING RELATED CODE ENFORCEMENT RECORDS 1/1/2009 THROUGH 12/31/2013 —
STANISLAUS COUNTY

Code Enforcement Records

Year County-wide Records Unincorporated Records Percent of Cour_1ty—wide
Numb Numb Records in
(Number) (Number) Unincorporated County

2009 216 56 25.93%

2010 254 77 30.31%

2011 277 75 27.08%

2012 220 47 21.36%

2013 323 107 33.13%

Total,

2009 - 1,290 362 28.06%

2013

Source: Stanislaus County Environmental Resources Department, 2015.

Note: Records reported in this table are include complaints regarding habitability issues, such as issues regarding sewer, electricity,
heat, and water service, or issues of mold or infestations.

TABLE II-24
HOUSING RELATED CODE ENFORCEMENT RECORDS 1/1/2014 THROUGH 09/30/2015 —
STANISLAUS COUNTY

Code Enforcement Records
Year County-wide Records Unincorporated Records Percenéé)gocigg?:]y-wide
(Number) (Number) Unincorporated County
2014 -
09/30/15 462 116 25.11%

Source: Stanislaus County Environmental Resources Department, 2015

Note: Records reported in this table are include complaints regarding habitability issues, such as issues regarding sewer, electricity,
heat, and water service, or issues of mold or infestations.

Stanislaus County continues to use Neighborhood Stabilization (NSP) Program Income to
remove blighted properties via the Abandoned and Dangerous Building Program (ADB). The
ADB is responsible for investigating requests from the public and public agencies regarding
structures that pose a threat to the health and safety of unincorporated Stanislaus County
communities. The ADB was integrated into the NSP program to effectively address issues of
blight resulting from abandoned and dangerous buildings declared a nuisance in NSP target
areas.
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e A dangerous building is a structure which has been determined to have lost 75% or
more of its value due to neglect and/or damage and is no longer fit for human
inhabitation and, as a result, poses a distinct health and safety threat to the surround
community.

o The first step of the ADB program is to locate the owner(s) of an effected property and
successfully work with the owner to bring resolution to the dangerous building. When the
owner is unwilling to take corrective action or cannot be located, demolition and removal
of the dangerous building is undertaken as a last resort.

e Stanislaus County has established a Dangerous Building Abatement fund to cover
expenses of the ADB program. Revenue for the fund is generated through repayment of
the abatement costs by the parcel owner or at the time of sale when a lien has been
placed on the parcel. Abatement costs are based on actual cost; covering both staff
time and contracted clean-up/abatement activities.

e Increased activity in the ADB program has been attributed to the excessive number of
foreclosed and abandoned homes in the region; however, decreasing cost recovery, as
a result of the economic downturn, have forced a conservative approach in ADB
program administration.

e Since 2011 there have been seven (7) ADB cases resulting in demolition. The average
time to administer each case was 30 hours at an average cost of $2,550. The average
clean-up/demolition cost for each case was $5,500

o All cases are the result of a citizen complaint. The average time from complaint received
to demolition is 8-12 months.

ALL ADB PROGRAM ABATEMENTS ARE SUBJECT TO THE PROPERTY BEING
DECLARED A NUISANCE BY THE COUNTY BEFORE ANY DEMOLITION AND
REMOVAL OF A DANGEROUS BUILDING IS UNDERTAKEN.LEAD-BASED PAINT

According to the National Center for Healthy Housing, childhood lead poisoning is the number
one environmental health hazard facing children. Most children become exposed to lead-based
paint and dust hazards by living in older homes. Older housing that has been improperly
maintained is potentially the most hazardous to young children, since peeling, chipping, or
flaking paint containing high levels of lead may be ingested. Such deteriorating housing units
can be hazardous when they are being renovated as paint is removed by scraping or sanding
that releases lead dust into the air.

Although the use and manufacture of interior lead-based paint declined during the 1950s,
exterior lead-based paint and some interior lead-based paint continued to be available until the
mid 1970s. In 1978, the Consumer Product Safety Commission banned the manufacture of
paint containing more than 0.06% lead by weight for use on interior and exterior residential
surfaces and furniture. Approximately 24,308 homes in Stanislaus County were built prior to
1980.

The incidence of lead hazards in housing is of critical concern to health practitioners. The
National Center for Healthy Housing notes that the ingestion of flaking or peeling lead-based
paint or the inhalation of tiny lead particles in household dust has severe health consequences
for children.
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Although lead was banned from residential paint in 1978, a significant number of pre-1978
housing units still exist. As noted by the National Center, the presence of lead-based paint that
is intact on non-impact, non-friction surfaces constitutes a latent problem that may in the future
be released and cause harm.

The Childhood Lead Poisoning Prevention Program of Stanislaus County, administered through
the Public Health Department, becomes involved with lead-based paint poisoning when
notification of an elevated screening blood level is received from either a laboratory or a
physician. If the blood level is 10ug/dL (micrograms per deciliter), notification is made to the
family. Once a child meets the case definition, an environmental investigation is performed by a
registered environmental health specialist.

If the source of lead exposure is related to the residential physical environment (e.g., peeling
paint that indicates the presence of lead), the Housing Rehabilitation Program may participate in
eradication of the source.

During the implementation of local housing rehabilitation programs, appropriate steps are taken
when lead-based paint is detected. Steps include full encapsulation, complete abatement
(removal), painting, or spot-repair (per HUD-sponsored abatement guidelines).

Any homes purchased by Stanislaus County that were built prior to 1978 are tested for lead-
based paint. If lead-based paint is found, lead abatement will be conducted by qualified
contractors.

ASSISTED HOUSING DEVELOPMENTS AT RISK

Government Code Section 65583(a)(8) requires an analysis of existing assisted multi-family
housing developments for low-income renters that are eligible to change to market-rate units
during the next ten-year period due to termination of subsidy contracts, mortgage prepayment,
or expiration of restrictions on use. The analysis must inventory each development by project
name and address, the type of government assistance received, the earliest possible date of
change from low-income use, and the total number of senior and non-senior units that could be
lost from the local low-income housing stock. In addition, the analysis is required to assess the
conversion risk and displacement of low-income tenants, estimate and analyze the costs of
replacement versus preservation of at-risk units, identify entities qualified to preserve at-risk
units, and identify financing and subsidy resources.

After extensive research of all assisted units in the county provided by the California Housing
Partnership Corporation (CHPC), a private nonprofit organization dedicated to helping
government and nonprofit housing agencies preserve and expand the supply of affordable
homes for lower-income households, it was determined that the unincorporated area of
Stanislaus County has no at-risk units; all at-risk units are located in incorporated areas.

OPPORTUNITIES FOR ENERGY CONSERVATION

According to the US Department of Energy, approximately 14%—-25% of energy consumed in
the typical home in the United States is for water heating, approximately 56% for space heating
and cooling, and approximately 20% for appliances and home electronics. In Stanislaus County,
temperatures range from average lows of 38 degrees in the winter to the 90s and 100s in the
summer. There are many opportunities for active and passive energy conservation, in both the
design of new housing and the rehabilitation of existing homes, from the choice of appliances, to
the use of construction materials, and the location and types of landscaping materials. The
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reduction of home energy costs and conservation go hand in hand and play a part in overall
housing affordability along. Examples of energy conservation include the following:

e Selecting household appliances, heaters, air conditioners, and lighting that are rated
higher for energy efficiency.

e Insulating water heaters and pipes.
¢ Installing energy-efficient windows, doors, and skylights.

o Properly sealing the home’s building envelope (doors, windows, walls, foundation, roof,
and insulation) in order to prevent energy leaks that lead to energy waste and higher
utility costs.

o Utilizing passive solar design techniques in both new and existing structures, such as
structure and window orientation, cooling roof and building materials, overhangs, interior
and exterior blinds, and the appropriate use of landscape materials that maximize
heating and cooling opportunities along with water efficiency.

The Pacific Gas and Electric Company (PG&E), Modesto Irrigation District (MID), and Turlock
Irrigation District (TID) are the three maijor utility companies serving the Stanislaus County area.
These companies all promote energy conservation and have implemented programs to inform
customers of home energy-saving techniques, such as weatherization programs, energy audits,
loan programs to make energy-efficient improvements, rebates for a variety of energy-efficient
appliances, recycling and rebates for old appliances, and rebates for planting shade trees
adjacent to the residence. These utility companies also provide printed materials to promote
energy conservation.

Stanislaus County promotes energy conservation through Section 20.52.250 of the Stanislaus
County Subdivision Ordinance, requiring that to the extent feasible, subdivisions are designed to
provide passive or natural heating and cooling opportunities. The County Zoning Ordinance also
allows the installation and use of a small wind energy system with staff approval on A-2 zoned
property.

Stanislaus County has many opportunities to promote education and inclusion of energy
conservation in the housing programs it offers, as well as in partnerships it has with utilities and
other agencies. One example is with the Habitat for Humanity Stanislaus Windows of Hope
program, which provides assistance to homeowners to purchase energy-efficient windows. In
addition, the housing rehabilitation program through HOME utilizes funds to modernize and
improve energy efficiency and expand educational opportunities in the housing industry. These
services are in the form of rehabilitating or retrofitting acquired units with energy efficienc