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Stanislaus County/City of Oakdale/City of Patterson
Community Development Block Grant (CDBG) Consortium
FY 2002/2007 Consolidated Plan

EXECUTIVE SUMMARY

INTRODUCTION

The Consortium’s Consolidated Plan outlines the goals and policies for utilizing CDBG funds to
assist low income households and persons in the areas of housing, associated infrastructure and
economic development.

The three specific goals of the CDBG program are: 1) Provide decent housing; 2) Provide a suitable
living environment; and, 3) Expand economic opportunities.

For FY 2002/03, the Consortium will spend approximately $2,160,000 of CDBG funds on the
following activities: Facilitate the construction of public infrastructure; Assist in the construction
of public facilities; Provide program administration; Assist public service agencies; Provide fair
housing services; and Provide program delivery costs.

Stanislaus County and the cities of Oakdale and Patterson (the Consortium) represent almost 134,000
people located in the Central San Joaquin Valley of California. Since 1990, it is estimated that the
Consortium has increased by 15% in population. The Central Valley’s prime farmlands, soils and
moderate climate have made this the country’s leading agricultural region. The agricultural setting
of the Central Valley has historically provided the basis for the area’s primary industries of food
processing and related agricultural services.

PLAN PREPARATION AND PROCESS

The preparation of the Consolidated Plan utilized consultation and coordination among various
government agencies, private groups (for- and non-profit) and individuals. Relationships with these
resource providers consisted of both written contacts and face-to-face meetings, both public and
informal. Most important among them were the meetings with the Consortium partners and the input
from the membership of the Stanislaus County Housing and Support Services Collaborative.

Once prepared, the Draft Plan was presented to the Stanislaus County Board of Supervisors and the
City of Oakdale and Patterson. Following that presentation, the Draft Plan is available for a 30-day
review to solicit input from the public with formal adoption by the Board of Supervisors following.

CITIZEN PARTICIPATION

Public participation in the Consolidated Plan process included several public comment meetings held
at various locations and times throughout the Consortium jurisdictions. Input was sought from
citizens and local service agencies on the needs of the unincorporated areas of Stanislaus County,
as well as the cities of Oakdale and Patterson. Four public hearings will be held. The first meeting
to be held on March 26 will consider the Draft Plan. One subsequent public hearing will be held in
each of the other jurisdictions of the Consortium, and the final meeting is scheduled for early May -



for the Board of Supervisors to consider the adoption of the Final Consolidated Plan.
HOUSING NEEDS

California’s housing supply and affordability crisis most severely impacts families struggling to
provide a safe and healthy home for their children. This problem also impacts lower paid workers
in the industries and occupations crucial to California’s economy and prosperity. Prices and rents
have increased faster than supply. Californians must consistently devote more of their income to
housing than residents of other states. This is certainly true for families in Stanislaus County.

Housing needs are determined by a combination of factors including population trends and
projections, the rate of household formations, household size and type, and household income. The
relationship between housing supply and demand is also an important factor.

Specifically, in Stanislaus County the jobs-housing imbalance is becoming a growing problem.
There is rapid rate of growth in the county’s population, that combined with insufficient affordable
housing, has created a serious concern for the public, as well as service providers. There is the
concern that there is a lack of affordable housing for persons who live in the area, and too many
higher-priced homes in newer parts of the jurisdictions.

Within the Consortium jurisdiction, the following housing and household data has been determined
to be important in developing a housing strategy: household size has increased from 2.13 to 3.03
persons; lower income households spend proportionately more for housing than higher income
households; large-related households (5 or more people) have difficulty in locating suitable housing;
major obstacle to first time home buyersis accumulating money for down payment and closing costs;
median home price approximately $158,500; additional 5,438 units will be required between 2001
and 2008; additional beds will be needed for special population groups that include the elderly,
mentally ill, physically disabled, substance abusers, homeless; farmworker housing faces shortages;
and, a portion of 311,500 homes built prior to 1980 may face lead-base paint protection/abatement
issues.

COMMUNITY DEVELOPMENT NEEDS

There are areas within the Planning Area that are generally populated with lower income households.
These areas lack the basic infrastructure that has become standard in newer development. This
community and neighborhood condition does not promote quality of life nor does it bear positive on

the value of the individual properties.

Typical types of public infrastructure that are lacking include: sewer and water; street
improvements; sidewalks; recreational facilities; and, health facilities.

PUBLIC SERVICES NEEDS

There are programs and services that can be more efficiently and economically provided by others.
Categories that would be appropriate for these funds would include, but not be limited to, the
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following: services to the homeless population; transportation vouchers; mental health assistance
programs; substance abuse recovery; food and clothing services; educational training; and, workforce
development.

FAIR HOUSING

The Consortium will contract with Project Sentinel for the provision of fair housing services, which
include: Tenant/landlord counseling and dispute resolution; Outreach and education; Information
and referral; Legal services referral; and, Public service announcements

STRATEGY

The members of the Consortium will continue to use their redevelopment housing set aside and their
Home Investment Partnership (HOME) funds to address the variety of housing needs within the
jurisdiction.

Community Development Block Grant funds, linked with other funding opportunities (Tobacco
Settlement, General Fund) will be allocated for public infrastructure and community facilities.

Additionally, a portion of CDBG funds will be allocated to a competitive grant cycle to which public
service providers can apply. Individual grants will not exceed $20,000.

CONCLUSION

The CDBG Entitlement Program is one more opportunity for funds to use to address needs and
challenges that are faced by the members of the Consortium. If any member of the public has a
question regarding the full Consolidated Plan, please call Jim Duval or Ana Rocha at 209-525-6330,
or come to the Stanislaus County Department of Planning and Community Development at 1010 10®
Street, Suite 3400, Modesto, CA between the hours of 8:00 a.m. and 5:00 p.m., Monday through
Friday.

A copy of the Draft Consolidated Plan will be available for review during the month of April at the
following locations: Stanislaus County Planning Department, 1010 10™ Street, Suite 3400, Modesto;
Oakdale Planning Department, 455 So. 5™ Avenue, Oakdale; Patterson Planning Department, 33 S.
Del Puerto Avenue, Patterson; Main Library, 1500 I Street, Downtown Modesto; Oakdale Branch
Library, David F. Bush Library, 151 So. 1* Avenue, Oakdale; and, Patterson Branch Library, 46 N.
Salado Avenue, Patterson.

C:\Documents and Settings\rochaa\My Documents\Con Plan\con plan executive summary notice.wpd
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INTRODUCTION

This document, known as the Stanislaus County Consolidated Plan, is the result of a
consolidated planning process for a grant program administered by the U.S. Department
of Housing and Urban Development’s (HUD) Division of Community Planning and
Development (CPD): Community Development Block Grants (CDBG). It also constitutes
the actual application for those funds for the upcoming program year, which starts on
July 1, 2002.

The general goal of the grant program is to strengthen partnerships among all levels of
government and the private sector, including for-profit and non-profit organizations, to
enable them to provide decent housing, establish and maintain a suitable living
environment, and expand economic opportunities for every American, particularly for
very low- and low-income Americans (meaning those with incomes below fifty percent
and eighty percent of the area’s median income, respectively). The specific goals of the
grant programs are as follows:

> Provide Decent Housing
Included within this broad goal are the following objectives: to assist homeless
persons to obtain affordable housing; retain the affordable housing stock; increase
the availability of permanent housing that is, without discrimination, affordable to
low-income Americans; and increase supportive housing that includes structural
features and services to enable persons with special needs to live in dignity.

> Provide a Suitable Living Environment
This goal includes the objectives of improving the safety and livability of
neighborhoods; increasing access to quality facilities and services; reducing the
isolation of income groups within areas by de-concentrating housing opportunities
and revitalizing deteriorating neighborhoods; restoring and preserving natural and
physical features of special value for historic, architectural, or aesthetic reasons;
and conserving energy resources.

> Expand Economic Opportunities
Included in this goal are the objectives of creating jobs accessible to low-income
~ persons; providing access to credit for community development that promotes
long-term economic and social viability; and empowering low-income persons to
achieve self-sufficiency in federally assisted and public housing.

The Consolidated Plan is intended to further the above goals and objectives through a
collaborative process, whereby a community establishes a unified vision of needed
community development actions. Consolidating the submission requirements offers local
jurisdictions an effective opportunity to shape the various programs into effective,
coordinated neighborhood and community development strategies. It also creates the
opportunity for strategic planning and citizen participation to take place in a
comprehensive context and to reduce duplication of effort at the local level.
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II.

PROCESS USED IN PREPARATION OF THE
CONSOLIDATED PLAN

A.

PROCESS, STRUCTURE/MECHANISMS

The preparation of the Consolidated Plan utilized a housing and community
development planning process that provided a unified framework to offer new
opportunities for collaboration and collective problem solving. Partnerships
among government agencies and between government and private groups, both
for- and non-profit, are encouraged to achieve the intended public purposes. This
section of the document describes the consultation and coordination processes that
were involved in the development of the Consolidated Plan.

Lead Agency: Federal regulations require each jurisdiction receiving funding
under these HUD programs to designate a lead agency for preparation and
submission of the Consolidated Plan. Stanislaus County has designated its
Planning and Community Development Department, which administers the
programs on its behalf, to also serve as the lead agency for preparation of the
Consolidated Plan. The Consolidated Plan was prepared by staff from the
Planning and Community Development Department’s Housing Programs
Division, with the assistance of staff from the cities of Oakdale and Patterson.
Staff from the County’s Human Services Agency, Public Health Services, Health
Services Agency, and Behavioral Health and Recovery Services, along with staff
from the Housing Authority of the County of Stanislaus, also provided significant
assistance in the preparation of this document. The Stanislaus County Housing
and Support Services Collaborative, which in addition to some of the
organizations mentioned above, includes representatives from the County’s
homeless shelters and service providers, also provided input.

Relationships with the above mentioned resource providers consisted of both
written contacts and face-to-face meetings, both public and informal, with both
public and private sector agencies and service providers. The former were
generally utilized to generate data and update previously provided information.
The latter, generally taking the form of informal meetings between staff and
occasional formal public hearings, were used to review draft documents and
receive public comments on those documents, respectively. Additional
information regarding coordination is contained in the remaining paragraphs in
this section of the document, as well as in the chapter of the Consolidated Plan
entitled “Citizen Participation.”

Institutional Structure: The Stanislaus County Board of Supervisors must adopt
the Consolidated Plan and the document must, in turn, be approved by HUD prior
to implementation of the goals and objectives of the document’s first year Action
Plan. The Board of Supervisors delegated the responsibility of preparing and
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implementing the Consolidated Plan to the County’s Planning and Community
Development Department because of its experience with programs, such as
Community Development Block Grant since 1991, HOME since 2000, and
Redevelopment since 1988.

The remaining participants consist of public agencies with on going
responsibilities for providing housing and related services and private agencies
receiving HUD funds. Those public and private agencies are identified later in
this document in the chapter entitled “Housing and Community Development
Strategic Plan.” Monitoring for compliance with the goals and objectives of the
Consolidated Plan will be the primary responsibility of the Planning and
Community Development Department, with selected monitoring to be undertaken
by specific public- and private-sector agencies. Additional information on the
monitoring process is located in the “Monitoring’ section of the Annual Action
Plan (Chapter VIII).

The strengths of the delivery system are related to the fact that the responsible
public agencies have been involved in program administration and
implementation for quite some time. If there are weaknesses in the delivery
system, it would involve the previous lack of direct communication between
public and private service providers. In addition, both the public and private
sector agencies previously involved in the delivery of services have been unaware
of the functions of and services provided by the other. This shortcoming was
addressed during development of the Housing and Support Services Collaborative
that created an extensive listing of public and private service providers.

OVERVIEW OF CONSOLIDATED PLAN PLANNING AREA

The Stanislaus County Consolidated Plan Planning Area is comprised of the
unincorporated portions of Stanislaus County and the cities of Oakdale, and
Patterson (see map in Appendix D). The Planning Area is located just south and
east of the San Francisco-Oakland metropolitan region and east of the San
Jose/Silicon Valley area. It is bordered to the north by San Joaquin County, the
east by Tuolumne and Calaveras Counties, and the south by Merced County. In
the environment of California’s rapidly urbanizing San Joaquin Valley, the entire
County is a focal point of an area that many forecasters believe will be the fastest
growing region in the State of California in the coming decades.

State Route 99 and Interstate 5, two of the State’s major north/south roadways,
pass through the County, offering excellent access in both these directions. Due to
the presence of the Union Pacific and the Burlington Northern and Santa Fe
railroads, available Amtrak Service, an intercity bus line, a metropolitan airport,
the County is strategically located to continue its major role in intra-and interstate
trade. This regional transportation network in conjunction with relatively low land
and power costs has attracted nonagricultural-related industrial development.
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Historically, food processing has been one of the area’s largest manufacturing
activities.

The increasingly close ties to the San Francisco Bay Area, the Sacramento
metropolitan area, and the larger Central Valley have resulted in more inter-
regional travel and has strained the County’s roadways. Several deficiencies in the
circulation system have become evident in recent years. Projections for the
current two lane Interstate indicate that it will need to be widened to handle
additional commuters traveling to and from and over the Altamont Pass each
workday. If the County is to sustain this growth and achieve a more diversified
economic base, alternative financial and regulatory mechanisms must be
established to ensure timely and cost-efficient provision of, and improvements to,
the County’s infrastructure.

DESCRIPTION OF THE LOCAL JURISDICTION

Oakdale

The City of Oakdale located in the northeasterly portion of the county, on the
south bank of the Stanislaus River is at the intersection of State Highways 108
and 120. It is approximately twenty miles from the County Seat of Modesto. It is
home to the Western United States Hershey Chocolate Plant and is known as the
Cowboy Capital of the World.

In 1990, the City of Oakdale contained 2,544 acres. Of that total, 1103 or 43% is
residential; 6% or 167 acres is commercial and 636 acres, or 25% is Industrial.
The remaining 26% is open space and public facilities. Residential growth has
occurred both on the east and west sides of the city; industrial on the south side,
and commercial on Highway 108 and 120.

Patterson

The City of Patterson is situated in western Stanislaus County on Highway 33
between Interstate 5, three miles to the west, and the San Joaquin River, about
three miles to the east. Patterson is approximately 15 miles west of Modesto, the
county seat and proclaims itself the “Apricot Capital of the World”.

In 1990, the City of Patterson contained 736 acres. Of that total, 77% or 567 acres
is residential, 8%, or 57 acres is commercial and 14%, or 104 acres is industrial.
The remainder is Planned Development. The new growth in Patterson has
occurred on the west side of the city.

Stanislaus County

The county is a combination of both urban and rural development. There are
thirteen (13) communities that are home to 106,790 citizens that reside in the
unincorporated limits of the county. There are subdivisions, businesses, industrial
parks, Highway Commercial Corners, Public open space and facilities and farms,
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both large and small. For the most part, residential urban development has most
-recently occurred in Salida. But, older and larger residential neighborhoods are
adjacent to the City of Modesto, the seat of Stanislaus County Government.'

GENERAL GROWTH TRENDS AND ACTIVITIES

Growth

The Planning Area has been experiencing significant changes in recent years.
Population and employment growth were most noticeable during the 1990's.
Growth rates exceeded that of both the State and the San Francisco Bay Area.
Much of the population growth has come from Bay Area residents in search of
more affordable single-family housing. The Patterson - Salida portions of the
Planning Area have captured a substantial amount of this type of growth in the
Stanislaus County Planning Area.

The impact on housing costs of the increasing number of Bay Area residents
coming to the central Valley in search of affordable housing has been two-fold:
one, home prices have risen in response to a greater demand for housing due to a
willingness on the part of Bay Area workers to pay more for that housing: and
two, local residents are less able to afford the increasingly expensive housing
because local wages are lower than those in the Bay Area.

Historically, the economy of Stanislaus County, including the Planning Area, has
been tied to agriculture. While agriculture is still a major industry in the County, it
is a number of retail businesses locating in Oakdale including Big 5 Sporting
Goods, Holiday Inn Express, Washington Mutual and a large office building
finishing up tenant improvements. Likewise, in Patterson a Neighborhood
shopping center was recently finished as well as an upscale Highway.Commercial
center at the I-5 interchange. This population growth is also expected to generate
significantly more growth in finance, insurance, health, and real estate services (as
well as local governmental services) than previously ex1sted

This diversification of the local economy will help alleviate the unemployment
situation that has affected the Planning Area. The unemployment rate in the
Planning Area has consistently been higher than the Statewide rate, reflecting the
wide seasonal employment fluctuations normally attributed to agriculture and
agriculturally-related employment. For those who are unemployed and without
other resources, no housing is affordable. Even without the diversification of the
economy in the Planning Area, agricultural employment is expected to decline
over the next several years. According to the State Employment Development
Department, the decline in agricultural employment will be triggered by a number
of issues facing growers during the 1990's: increasing opposition to pesticide use;
conversion of farmland to industrial, commercial, and residential use; increased
government regulation; competition -in the world markets; and increasing
competition for water. Additionally, a December, 2001 Modesto Bee article stated
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that rising costs of energy, land, and operations will also have an impact to the
-agricultural growth of the economy, However, there will still be a significant
unmet need for housing for migrant farmworkers for the foreseeable future.

Adoption of New General Plans

The cities in the Planning Area have adopted general plans to accommodate the
population and employment growth expected to occur within the next ten to
fifteen years. '

Growth Limitations Activities

The general plans represented in the Planning Area-are, for the most part
compatible. As a city positions itself to grow, adjacent unincorporated territory is
annexed from spheres of influence. It remains to be seen whether the local
Agency Formation Commission (LAFCO) develops new policies that would
hinder or encourage future annexations. Other than general economic factors,
there are not any constraints on the development of housing.

. The 1990 Census indicated a total of 3,005 multiple housing units in the Planning
Area. The 1998 Census indicated an increase of 246 units or 8%. This minimal
increase has not kept up with the demand. Currently, the vacancy rate in the
Planning Area is less than 2%. The influx of Bay Area households searching for
affordable housing has diminished the inventory in both housing types (single and
multi-family). This low vacancy rate illustrates the need for additional rental
units. :

POPULATION CHARACTERTISTICS

Change in Population

In January 2000 the population of the Consolidated Plan planning area was
estimated to be 133,899. This is an increase of approximately fifteen (15) percent
over the 1990 census figure of 116,552 and represents an annual growth rate of
1.5 percent. This increase compares to a approximated fourteen (14) percent
increase in population that occurred between 1980 and 1990, during which time
the annual growth rate was 1.4 percent. Although single-family residential
construction appeared to be significant during growth spurts, the rate of increase
stayed constant over the course of two decades.

Minority Population

From 1990 to 2000, there was a dramatic increase in the minority population.
Although comprising only 29% of the total population of the Planning Area in
1990, the minority population accounted for over 45% the growth during this
period. The most dramatic changes occurred in the Hispanic, Asian, and Black
populations, which increased seventy-nine percent, seventy-one percent, and
sixty-four percent, respectively. By comparison, the white (non-Hispanic)
population increased twenty-six percent during the 1980-1990 period.
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Areas of Minority Concentration

Areas of Minority Concentration are depicted on the maps included in Appendix
A, entitled “Stanislaus County and the Cities of Oakdale and Patterson Areas of
Low Income and Minority Concentration.” By local definition, these are areas in
which the total 1990 Census minority population exceeds 29% the total
population of a given census block group. The 29% figure represents the average
minority percentage in the Planning Area.

Areas of Low-Income Concentration

Similar in geographic location to areas of minority concentration are areas of low-
income concentration. Areas of low-income concentration are defined as areas
where at least 51% of the population of a 1990 Census block group consists of
persons of low- and moderate-income. The minority concentrations of these areas
are shown on the maps in Appendix D, entitled “Stanislaus County and the Cities
of Oakdale and Patterson Areas of Low-Income and Minority Concentration.”
The following is a description of the areas shown in Appendix D.

La Grange- is a small historic town located in the eastern portion of the county
that developed during the Gold Rush. It generally lacks public infrastructure with
water as the only utility. According to the 2000 Census information, La Grange’s
largest minority concentration is Hispanic at 44%, and a median household
income of approximately $23,916.

Salida- 1s a community that is now larger than most incorporated cities within the
county. It’s central core is undergoing construction of storm drainage
infrastructure. Water and sewer service is already available. The community of
Salida has a Hispanic minority concentration of 25%, and 14% of its population
reported “Other Race” as their choice amongst those provided by the US Census
Bureau. The median household income is $57,874, which reflects the commuter
nature of the community of Salida. This community consists of 87% homeowners
and 13% renters. The significant population growth in Salida over the years has
been due mostly to bay area commuters that have relocated to this community.

Westley- is a very small town, Westley is 2 miles due west of Grayson. It has few
residences and a small distinct commercial corridor along Highway 33. Water is
provided by the City of Modesto and sewer service by a Community Services
District. This small town has a median household income of $20,417. The town
has a small population of approximately 747 people, with an average household
size of 4.49, the highest in the unincorporated areas of the county. 77% of
householders in this area are renters, while 23% are homeowners.

Grayson- is a residential enclave that is located adjacent to the San Joaquin River.
This area has water and sewer services. This community has a high Hispanic
minority concentration of 43%. The median household income in this area is
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$47,841, with an average household size of 4.03. In this area 72.6% of the
householders are homeowners, while 27.4% are renters.

West Modesto- is an irregularly shaped area that includes county islands that do
not have public mnfrastructure such as curb, gutter, sewer and storm drainage.
Water is provided by the City of Modesto. A portion of this area (Robertson
Road) is identified as the major project for the CDBG funds during FY 2002-
03.The area of West Modesto has a high Hispanic minority concentration of 35%.
The median household income for this area is $30,132, with an average household
size of 3.89. In this area, 58.2% of the householders are homeowners while 41.8
are renters.

Bret Harte- is a residential neighborhood adjacent to the southwest of the City of
Modesto. The Stanislaus County Redevelopment Agency recently concluded
construction of sewer service infrastructure for the 1000+ residential properties
that ultimately connected to the Modesto Municipal Sewer Service District. Other
infrastructure such as storm drainage, curb, gutter and sidewalks are not present.
According to the 2000 Census, this neighborhood has a high Hispanic minority
concentration of 45%, and 31% of the population reported ‘other race” for their
ethnicity. The median household income in this area is $26,588. The area also has
an average household size of 4.49, which is one of the largest in the
unincorporated areas of the county. In this neighborhood 57.2% of the
householders are homeowners, and 42.8% are renters.

Airport Neighborhood- is adjacent to Modesto, this residential area has water
service only and is provided by the city. The median household income in this
neighborhood is $36,020. There is a high Hispanic minority concentration in this
neighborhood.

South 7" & South 9" Street- Each of these areas is known by a local street and
includes a mix of housing, commercial and industrial enterprises. Both have water
but not sewer service. These areas are tucked between the cities of Modesto and
Ceres. Hispanics have a high minority concentration of 37% in this area. The
average household size is 3.66, and the median household income is $27,582. In
these areas 64.5% of the householders are homeowners, and 35.5% are renters.

Shackelford- is a residential area adjacent to the City of Modesto that is lacking
in public infrastructure. Water is provided by the City of Modesto. Municipal
sewer service 1s planned for. conmstruction by the Stanislaus County
Redevelopment Agency during 2002-03. The median household income in this
area is $23,289, and the average. Family size 4.25.There is also a high Hispanic
minority concentration of 42%. In this area 44.9% of the householders are
homeowners, and 55.1% are renters.

Empire- is a town located adjacent to the City of Modesto on its east side on
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Highway 132. Water and sewer services are provided by the City of Modesto.
This town has an average household size of 3.52 and a median household income
of $27,500. In this town there is a high Hispanic minority concentration of 31%,
and 19% “other race”. In this town 67.8% of householders are homeowners and
32.2% are renters.

Hickman- is a small, rural community on the eastern side of the county with only
public water. The median household income in this area is $33,333, and an
average household size of 3. There is a high Hispanic minority concentration in
the area. In this community 72.7% of the householders are homeowners, and
27.3% are renters.

Denair- is a full service town east of the City of Turlock. Recently, the
Community Services District prepared a water system development and
rehabilitation program and is beginning implementation. Sewer service is
provided by the City of Turlock. In this town the average household size is 3.27,
and the median household income is $41,399. There is also a high Hispanic
minority concentration in this area. In this town 77.5% of the householders are
homeowners, while 22.5% are renters.

Keyes- is a town situated between the cities of Ceres and Turlock. It receives
sewer service from the City of Turlock and has its own Community Service
District that provides water. Due to the high water table, storm drainage is an
issue in that area. Preliminary design work sponsored by the Stanislaus County
Redevelopment Agency will commence during the FY 2003-2003. The town of
Keyes has a minority concentration of 30% Hispanics, and 22% “Other Race”.
The average household size is 3.73, and the median household income is $31,734.
74% of the householders are homeowners, while 26% are renters.

Cowan Tract- is a neighborhood of rural one acre lots with mostly mobile homes
as residences. There are no public services available. This neighborhood has a
median household income of $27,619. There is a minority concentration of 20%
Hispanic, and 16% African-American. According to the US Census, 49% of the
householders in this area are renters while the other 51% are homeowners.

Monterey Park- is a small, rural community developed prior to WWII by
African-American families. Water is provided by a Community Services District
for this area. The median household income for this area is $26,406. According to
the 1990 Census information there were an estimated 449 persons living in this
community, and 147 households. 15% of the area’s households are renters, and
85% are homeowners. The highest minority concentration in this area is 40%
African-American. There is no current Census 2000 information available on this
area.

Crows Landing- is a rural community located on the westside of the county
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adjacent to Highway 33. Generally lacking in public infrastructure, the local
Community Service District provides water from an old and repair-burdened
water system. The median household income is $20,250. A total of 54% of the
householders in this area are renters, while the other 46% are homeowners. There
1s no overall high minority concentration in this area.

Employment
Compared to the improvement in the unemployment rate that occurred between

1980 and 1990, the unemployment rate remained relatively stable between 1990
and 2000. In 1980, the unemployment rate was 10%; by 1990, the unemployment
rate had dropped to 7.7 percent; in 1999, it was at 8.5 percent.

Although the 1990 unemployment rate was considerably better than the overall
countywide rate of 10.3%, it still exceeded the statewide rate of 6.6%. The
employment situation reflects the fact that the growth of two of the areas of the
Planning Area, Patterson and Salida, was fueled by transplanted Bay Area
households who chose to commute to their jobs in the Bay Area while residing in
Stanislaus County. A stable unemployment rate combined with an increasing
population indirectly results in more people needing affordable housing and/or
supportive services. ‘

The majority of jobs within Stanislaus County are in its Urban Areas. First of all
within the Modesto/Ceres urbanized area, and the large industrialized parks
within their unincorporated sphere’s of influence, and then within the Turlock
urbanized area. Following that are the Oakdale, Patterson, and Riverbank areas.
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I1I.

CITIZEN PARTICIPATION

The Citizen Participation Plan was developed by staff of the Planning and Community
Development Department using guidelines from the Department of Housing and Urban
Development and included in the draft Consolidated Plan, for the purpose of encouraging
comment by interested persons, groups and agencies. Comments are included in the Final
Draft Consolidated Plan.

The Consolidated Plan is being prepared using the following Citizen Participation Plan.

The intent of the Citizen Participation Plan is to encourage, in conjunction and

consultation with the Housing Authority of Stanislaus County, the County Department of

Mental Health Services, and other public and private agencies involved in the provision

of housing and related services, the participation of residents of public- and assisted-
housing developments in the process of developing and implementing the Consolidated

Plan. The results of these consultations are contained in the Consolidated Plan with

specific references being made to the particular agencies where applicable. The Citizen

Participation Plan is also intended to encourage the participation of other low-income

residents of targeted revitalization areas in the County.

A. PARTICIPATION

The involvement of the extremely low-, and very low-, and low-income
population and interested groups is encouraged through the use of newspaper
publications and the mailing list of interested persons, agencies, and organizations
first developed during establishment of the Housing and Support Services
Collaborative and which is continually being expanded. The list contains
numerous agencies that serve the needs of specific minority groups and advocacy
groups for populations living in distressed and blighted areas (including
farmworker groups, community and senior centers, low-income advocacy
programs, advocacy groups for those on General Relief, homeless assistance and
outreach programs, shelters, and refugee assistance programs) in the Planning
Area. The list has been maintained and periodically updated to reflect changes in
names and addresses and increased to add the names of individuals and agencies
who have expressed an interest in becoming involved in the process of developing
the Consolidated Plan. The Planning and Community Development Department
has also consulted with the Housing Authority of Stanislaus County, the County
Department of Mental Health Services, and the County Department of Public
Health Services in the development of this document.
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Any interested persons, agencies, and organizations that desire to be added to the
Consolidated Plan mailing list or would like to update existing information on the
list may do so by contacting:

Stanislaus County Planning
and Community Development Department
Housing Programs Division
1010 10™ Street, Suite 3400
Modesto, CA 95354
(209) 525-6330
FAX: (209) 525-5911

In order to foster citizen participation in the development of the Consolidated
Plan, the Planning and Community Development Department has participated in a
number of presentations and informational meetings with public and private
sector agencies and groups, as well as with advisory committees and groups of
citizens who might or will benefit from program-funded activities. The two cities
of the Consolidated Plan Planning Area have conducted similar meetings and
presentations with groups that provide services to their jurisdictions and to
citizens that will or might benefit from program-funded activities.

ACCESS TO MEETINGS

Notices for meetings are generally placed in The Modesto Bee ten days before the
meeting. The two cities in the Planning Area are also requested to provide similar
public notices in their local newspapers before meetings in the specific city, as
well as for meetings affecting the entire Planning Area. The notices indicate the
specific dates by which both written and oral comments must be received. Notices
include a telephone number for those who are deaf, hard of hearing, or speech
disabled to receive relay communications services. That service is provided by the
California Relay Service using the following phone numbers: 1 (800) 735-2929
(text telephones) and 1 (800) 735-2922 (voice). The Notices also include the
statement that translator services should be provided by the person requiring such
service.

ACCESS TO INFORMATION

All publication notices include a discussion of any documents that are the subject
of a meeting, along with a summary of the document, proposed funding levels,
and a listing of the locations where the documents may be reviewed. Documents
are available at the Planning and Community Development Department’s
information counter during regular business hours and at similar locations in each
of the two cities in the Planning Area, as well as in the reference section of the
County public library. The notices indicate that documents and other information
can be mailed on request in those cases when it is not possible for the interested
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person to view one of the public copies. In the case of the draft and final
Consolidated Plan, the notices also include a reference to displacement that may
result from activities associated with the document. All public records and
documents associated with development of the Consolidated Plan will be
maintained at the Planning and Community Development Department at the
above address for a period of no less than five (5) years.

TECHNICAL ASSISTANCE

Notices include the statement that technical assistance from staff is available to
groups and individuals wishing to develop proposals for Consolidated Plan
activities, as well as to those wishing additional information. Technical assistance
received from HUD in the form of comments on documents and other
submissions is incorporated into subsequent documents and provided at future
public hearings.

PUBLIC HEARINGS

For all documents requiring adoption by the Board of Supervisors, two public
hearings will be held:

> at a time and in a location that is convenient for people who might or will
benefit from program funds,

> accessible to people with disabilities, and

» adequately publicized.

The hearings will be scheduled to obtain the views of citizens, public agencies,
and other interested parties and will respond to proposals and comments at all
stages of the Consolidated Plan development process. The latter will be
accomplished by identifying housing and community development needs,
reviewing proposed uses of funds, and reviewing program performance. The
County will hold at least two public hearings during each program year cycle,
including at least one of which will be held before the proposed Consolidated
Plan documents (either the actual Consolidated Plan or future annual
amendments) is published for comment.

PUBLISHING THE PLAN

The County will publish all proposed Consolidated Plan documents so that
affected citizens have sufficient opportunity to review it and provide comments.
The requirement may be met by publishing a summary of the proposed
consolidated document in one or more newspapers of general circulation and
making copies of the proposed document available at advertised libraries,
government offices, and in public places. Any summary will describe the contents
and purpose of the consolidated document, along with a list of the locations where
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copies of the entire document may be examined.
COMMENTS

Prior to the submittal of documents, citizens will be provided a minimum 30-day
period in which to comment on the draft document. The County will consider the
views of citizens, public agencies, and other interested parties - both written and
oral - in preparing the final Consolidated Plan and attach a summary of such
comments to the final submission to HUD. The summary will include a written
explanation of comments not accepted and the reason why these comments were
not accepted.

The public will also be given an opportunity to comment on annual performance
reports that are prepared and submitted to the U.S. Department of Housing and
Urban Development (HUD). A minimum fifteen (15) day comment period on all
draft performance reports will be preceded by the publishing of a public notice as
described above. All written comments, as well as oral comments received during
any public hearings on draft performance reports, submitted during the comment
period will be considered during preparation of the final performance report. A
written summary of comments received and responses will be attached to the
performance report that is submitted to HUD.

Prior to the submission of any substantial change in the proposed use of funds,
which is defined as the reallocation of 10% or more of total annual CDBG or
HOME funds from one eligible use to another, citizens and other interested
parties will be given a two-week notice period prior to a minimum thirty-day
comment period to submit written comments on the proposed substantial
amendment to the Consolidated Plan. The noticing procedures will be consistent
with the procedures previously described and the comments received will be
processed according to the procedures described above in “Comments.”

TIMELY RESPONSE TO WRITTEN COMPLAINTS

Complaints from citizens and interested parties relating to the Consolidated Plan,
substantial amendments, and performance reports shall be submitted to the above-
noted contact person at the Planning and Community Development Department in
writing, along with the name of a contact person and a mailing address for
response. A written response to each complaint shall be prepared and returned to
the contact person within fifteen working days, unless not otherwise practical. In
the event that a response will not be prepared and returned within that period of
time, the Planning and Community Development Department will notify the
contact person in writing to identify the reason for delay and the anticipated date
for preparation and return of the written response.
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PROCESS

Public Meeting

The first public meetings for the Consolidated Plan were a series of meetings to
inform both the public in general and service providers about the Consolidated
Plan development process and to provide a forum for identifying and assessing
housing and other community development needs in the County. These meetings
were held in Empire, Salida, Keyes, Patterson, Oakdale, and Modesto.

The notices for this series of meetings were published in the Modesto Bee,
Patterson Irrigator, The Oakdale Leader and El Sol. The notices contained
information describing the purpose of the meeting, its time and location, and
contacts for additional information.

Public Hearing No. 1

The first public hearing for the document was before the Board of Supervisors on
March 26, 2002. The purpose of this hearing was to review the needs and
establish the preliminary priorities of the five-year plan and to introduce the Draft
Annual Plan that recommends projects for implementation during 2002-03. A
notice of the public hearing was published in The Modesto Bee.

Public Hearing No. 2

The second public hearing for the document, at which time the Board of
Supervisors adopted the final document, was held on May 7, 2002, and was
preceded by the required thirty-day review period for the draft Consolidated Plan.
The review period began on April 1, 2002, and ended on April 30, 2002. In
accordance with the “Elements of the Citizen Participation Plan,” copies of the
draft document were circulated to appropriate agencies and a public notice
regarding the comment period on the draft document was published in The
Modesto Bee.

Public Participation Procedures for the Two Jurisdictions

As the participating jurisdiction, Stanislaus County is required to adopt a Citizen
Participation Plan that complies with all of the requirements of the Department of
Housing and Urban Development. The two cities, on the other hand, are not
required to comply with those requirements. The following descriptions of the
citizen participation plans in each of the two cities in the planning area indicate
how the cities’ procedures further encourage participation by low- and very low-
income individuals in the development of the Consolidated Plan.

Oakdale and Patterson

Public participation is encouraged by a noticed public hearing before the City

Council. The advertisement of the meeting consists of a public notice in the local
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newspapers, The Oakdale Leader, and The Patterson Irrigator, respectively. That
notice specifies details regarding the time and place of the meeting, gives the
amount of funding available for the program year, outlines the public’s
opportunity to give testimony regarding the use of those funds, and states that
assistance is available to help disabled persons attend and participate in the
meeting. At the conclusion of that public hearing, the City Councils make their
decisions on activities and projects to be funded in the upcoming program year.
As discussed above, an informal meeting prior to the public hearings was held in
January. The cities participate in the County’s public hearing process by testifying
at its public hearing and by providing local notice of the County’s hearing.
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IV. HOUSING AND COMMUNITY DEVELOPMENT NEEDS

California’s housing supply and affordability crisis most severely impacts families struggling to
provide a safe, decent and healthy home for their children. This problem also impacts lower paid
workers in industries and occupations crucial to California’s economy and prosperity. Prices and
rents have increased faster than supply. Californians must consistently devote more of their
income to housing. Between 1969-1999 housing costs in California have increased at an average
annual rate of 7.5%.

Whenever possible, information on Stanislaus County’s unincorporated area is presented
separately. In some areas of Chapter 4 and 5 the information covering the entire County is
provided. Census 2000 information is used in the majority of both chapters, although at the point
of publication only a certain amount of Census 2000 information was available. Thus, in some
parts of both chapters there is information from the 1990 Census. The distinction is clearly made
between both time frames of information.

A. HOUSING NEEDS

Influencing Factors of Housing Needs

Housing needs are determined by a combination of factors including population trends
and projections, the rate of household formations, household size and type, and
household income. The relationship between housing supply and demand is also an
important factor.

Specifically, in Stanislaus County the jobs-housing imbalance is becoming a growing
problem. For over a decade both counties and cities have welcomed jobs without first
ensuring that the workers could afford to live in the area. Resistance to growth, higher
land and permitting costs, and other factors have caused housing construction to fall way
behind. This is the main reason why the housing demand, driven by job and population
growth in the Bay Area and other regions of the state still far outweighs the supply of
homes.

There is rapid rate of growth in the county’s population that combined with insufficient
affordable housing has created a serious concern for the public as well as service
providers. There is the concern that there is a lack of affordable housing for persons who
live in the area, and too much high-priced homes in newer parts of the jurisdictions.
These issues will be discussed further in this chapter.

Total Population/Projections

According to the 2000 Census data, the total population of Stanislaus County is 450,976.
This represents a 1.9% increase from 1990, when the County’s population was at
370,522. The county’s population is estimated to increase to 585,519 persons by 2010.
The City of Oakdale has 15,614 persons, which includes 2,608 families. In comparison to
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their 1990 population of 11,961, Oakdale experienced a growth rate increase of 1.3%
during the ten-year period. (See Table IV-1)

Patterson has sustained a fast pace of growth at 2.7% annually over the last ten years,
greater than Stanislaus County that grew at 1.9%. Patterson has represented 3.3 % of the
County growth over the last ten years, while comprising 2.5% of the County’s total
population. The City is expected to play a substantial role in the County’s growth,
especially with respect to growth to the west, with an estimated 11,693 persons.
Patterson has had a steady rate of growth over the last ten years, adding approximately
230 persons per year, on average. Meanwhile the County has added 70,842 persons or
1.9% per year.

Table IV-1: Housing and Population Estimates 2000

TOTAL OCCUPIED
TOTAL HOUSING | HOUSING | PERCENT
JURISDICTION POPULATION UNITS UNITS VACANT
OAKDALE 15,614 5,795 5,600 3.36
PATTERSON 11,693 3,229 3,114 3.56
UNINCORPORATED 108,182 34,499 32,763 5.03
TOTAL SERVED 135,489 43,523 41,477 4.70
TOTAL COUNTY 450,976 150,346 144,699 3.76
Source: California Department of Finance, 2000

Household Population and Household Size/Projections

Stanislaus County’s household population in 2000 is estimated at 145,146 persons, which
is approximately 32% of the total population. In 2000, 61.9% of all householders in
Stanislaus County were homeowners and 38% were renters. Fewer than two percent of
the population lived in non-household situations (group quarters such as nursing homes,
correctional institutions and college dormitories) or were homeless on the census data.
The formation of households is impacted by a variety of factors. The aging of the
populations, young adults leaving home, and divorce are some of the many circumstances
that can cause household growth even in relatively static periods of population growth.

The change in the average household size over time is another important factor in
determining housing needs. The average household size in Stanislaus County is estimated
to have slightly increased between 1990 and 2000 from 2.13 in 1990 to 3.03 in 2000. An
increase in household size is particularly evident in low-income areas where families are
often forced to “double-up” to share housing expenses.
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Table IV-2: Tenure By Household Size- 2000

Jurisdiction Owner Owner Renter Renter
1- 4 Persons 5 + Persons 1- 4 Persons 5 + Persons
Oakdale 2,948 378 1,969 315
Patterson 1,610 577 607 352
Unincorporated 26,465 5,781 14,686 4,199
Total Served 31,023 6,736 17,262 4,866
Stanislaus County 74,135 15,751 44,562 10,698

Census 2000

HOUSEHOLD CHARACTERISTICS- RENTER

Elderly Households

Elderly renter households in general and low-income elderly renter households in
particular often have significant needs for housing assistance. Elderly households and
families forced to spend more money on housing necessarily spend less money on local
goods and services that comprise the fuel for a vibrant economy. Approximately 44% of
the elderly households in the unincorporated areas of Stanislaus County own their home.
Many, due to a fixed income and limited resources, are faced with repairs that are too
costly thus causing their homes to be in substandard conditions.

According to Census 2000 data there are 5,669 senior (65 years of age and over) renters
in Stanislaus County, while 19,572 are homeowners (See Table IV-3). These
householders make up 10% of the renters in Stanislaus County and 35% of the
homeowners in Stanislaus County. In Patterson, the older age groups over 65 years of age
are experiencing growth. In 1990, persons 65 years of age and over comprised 8.9% of

the population.

Table IV-3: Householders Over the Age of 65

Jurisdiction Renter Owner
Oakdale 293 778
Patterson 95 357
Unincorporated Area 1,886 7,479
Total Served 2,274 8,614
Stanislaus County 5,669 19,572
Census 2000
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There are several types of rental housing opportunities available for senior citizens in the
city of Oakdale: market rate rental units, subsidized rental units, residential care facilities;
second units/accessory units and senior mobile home parks.

According to the 1990 Census, 16.3% of the total renters were aged 65 and over. There
are several apartment complexes that offer subsidized rental units. The Housing
Authority of Stanislaus County provides assistance in the form of the Section 8 program
is currently full and there is a two year waiting list. In addition to specific Section 8
subsidy assistance, there are housing developments that are subsidized and have
affordable rents.

Small Related

In analyzing 2000 Census data, it was found that very low-income and low-income small
related rental households experience a certain degree of housing problems. Over the last
ten years, the City of Patterson has accommodated 539 households, resulting in 3,096
households in 2000. The household growth rate has consistently been Iess than the
population growth rates, which could indicate an increasing household size and family
formation.

Table IV-4: Households

Jurisdiction 1990 2000
Patterson 2,657 3,146
Oakdale 4,418 5,610
Unincorporated Areas 30,961 32,752
Stanislaus County 125,731 145,146
Total 37,936 41,508

Large Related
HUD defines a large household as one that consists of five or more members. As of 2000,

there were 26,449 households in Stanislaus County with five or more people. The
majority of these large households were owner occupied, as well as low-income. Large
households tend to require housing units with more bedrooms, but in many situations that
is not possible and overcrowding occurs. Large households that rent face a more difficult
time finding units that are large enough to accommodate their needs. Large, low-income
renter families have limited housing options.
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Table IV-5: Income Characteristics

1990 Income Characteristic Stanislaus County | % of Total
Median Household Income $29,793
Per Capita Household Income $12,731
Total Families Above Poverty 84,374 88.6%
Total Families Below Poverty 10,890 11.4%
Married-couple family with children under 18 4,081 9.8%
Married-couple family with no children under 18 1,212 3.5%
Male-headed family with children under 18 647 21.1%
Male-headed family with no children 18 95 5.0%
Female-headed family with children under 18 4,511 45.6%
Female-headed family with no children under 18 344 8.0%

Source: 1990 Census

In comparison to the other household categories, large related households face the same
degree of difficulty, as do elderly households. It was found that large related households
are in need of greater housing and services need. While only 18% of owners in the entire
County live in households of 5 or more people, 43% of the people in the planning area
live in large related households (See Table IV-2). In Patterson, large related households
1,546 accounted for 49% of the households in 2000. Patterson’s number of households
increased from 2,557 to 3,156 an 18.9% increase. (See Table IV-4).

In 1990, large households represented 29% of the households in Oakdale. Developers of
both single and multi-family housing are encouraged by the City of Oakdale to provide
3+ bedroom units, to accommodate the need for housing for larger families. In the 1990
Census data showed that 3,256 families (4,418 households) resided in Oakdale, and of
that number 2,489 households resided in owner occupied units and 1,929 households live
in rental units. In comparison to 2000, there were 4,052 families and 5,610 households in
Oakdale an increase of an average 20% over ten years.

Table IV-6: Families

Jurisdiction 1990 2000
Patterson 2,110 2,608
Oakdale 3,256 4,052
Unincorporated Areas 24,818 26,053
Stanislaus County 95,264 109,517
Total 30,184 32,713
Source: U.S Census
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Other Renter Households

In the category of Other Renter Households, which includes non-family households,
unmarried partner households, and unmarried-couple households it was also found that
they have significant housing needs. Data from Census 2000 indicates that single
households, especially females, were more likely to be in need of assistance of housing
and services than any other group. The need for housing and/or services becomes even
greater for single households with children.

Table 1V-7: Poverty Status of Single Parent Households

Single Parent Stanislaus County

Households with Children

Under 18

Above Poverty

Male-Headed 2,413
Female-Headed 5,379
Total 7,792
Below Poverty

Male-Headed 647
Female-Headed 4,511
Total 5,158
Total Single Parent

Households 12,950
Percent Female 76.4%
Percent Below Poverty 39.8%

Source: 1990 Census

Cost Burden and Severe Cost Burden

Stanislaus County

A household paying more than 30% of its income on all housing costs (including utilities)
1s considered to be cost burdened. A household paying more than 50% of its income for
housing is considered to have a severe cost burden. The average renter in Stanislaus
County has experienced a rapid increase in rent. As a group large related households have
more housing problems. Even as income rises, almost all large households continued to
experience housing problems. An estimated 80% of all large-related, renter households
had a housing problem as of 1990, regardless of their household income. There was also
a high proportion of elderly 1 to 2 member renter households that also experienced
housing problems, regardless of their household income. About 50% of all renter
households in Stanislaus County, regardless of income, experienced housing problems in
1990.

22



Another important income characteristic is the drastic rise in rent prices in Stanislaus
County. In 1990, the median gross rent in Stanislaus County was $482, which has more
than doubled in 2000.

Cities of Oakdale and Patterson

In 1990, 56.2% of Oakdale renters, and 7.2% of its owner households were overpaying.
Of Oakdale’s total households, 19.2% were overpaying in 1990. According to the 1990
Census, a total of 20.1% of renters were found to be overpaying, while 26% of the owner
households were overpaying in Patterson. In Oakdale, 25% of renters were found to be
overpaying, and 23.8% of homeowners were found to be overpaying. Generally, renters
usually experience a higher degree of overpayment. A larger proportion of owners were
overpaying in the City of Patterson. One reason could be a strong preference for home
ownership combined with fairly reasonable prices.

Overcrowding
Overcrowding is defined by the Census as more than one person per room. Naturally,

large related households experienced greater rates of overcrowding than other family
types. The amount of households that were overcrowded was highest for the extremely
low-income household group. In Stanislaus County, 16.8% of all renter households and
10.1% of owner occupied households were overcrowded in 1990 (See Table IV-8).

Table IV-8: Households by Overcrowding

Jurisdiction Renters Owners Total
Oakdale 56.2% 8.8% 19.2%
Patterson 34.9% 6.7% 15.6%

Stanislaus County 16.8% - 5.8% 10.1%
Source: 1990 Census

According to the 1990 Census, 15.6% of Patterson’s occupied housing units were
overcrowded. This percent was higher than the county, which was at 10.1%. Although
Oakdale’s total percent was much higher at 19.2%.

Substandard Housing Conditions

The number of renter households living in substandard housing continues to be a source
of concern, particularly with respect to very low-and low-income renter households.
There also seems to be a direct link between overcrowding and housing units being
affordable. Homeowners or renters with large families are unable to afford larger
dwellings; thus, children are usually the largest percentage of persons living in
substandard conditions.

Definition of Substandard Housing
Standard housing units are defined as those whose conditions meet or surpass Section 8
Existing Housing Quality Standards. Substandard units are defined as those deteriorated
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housing units that fail to meet the Uniform Building Code Standards and that result in
unsafe or inadequate shelter for the occupants. Critical defects that may indicate
substandard units include termite damage, unsafe mechanical, structural, or electrical
conditions, deteriorated roofs, and inadequate kitchen or bathroom facilities.

Substandard units suitable for rehabilitation are those whose deteriorated conditions can
be corrected to meet housing quality standards at a cost not exceeding 50% of the value
of the unit. If rehabilitation costs don’t exceed 50% of the replacement value, the unit
should be considered for replacement. Unfortunately, there is no Census or other data
based on this local definition of substandard housing.

Housing Condition Estimate Based on Census Data

The U.S. Census no longer collects direct data on housing condition. Available measures
of housing conditions are not very comprehensive. For example, one measure is the
presence of complete plumbing and kitchen facilities. The condition of these facilities is
not provided by the Census.

Based on 1990 Census information on a kitchen and plumbing facilities measure, there
were approximately 885 housing units in Stanislaus County without kitchen facilities and
845 housing units without plumbing facilities as of 1990, or less than 1% of the occupied
housing stock.

HOUSEHOLD CHARACTERISTICS- OWNER

Elderly Households

There are 19,472 elderly households that were owner occupants in 1990, they accounted
for 26% of all homeowners in Stanislaus County. In comparison, there were 83,946 non-
elderly homeowner households.

Elderly homeowners were twice as likely to be low-income. The difference in the
prevalence of low-income between elderly and non-elderly homeowners may be
explained by the fixed incomes upon which many elderly homeowners rely. The degree
to which elderly homeowners need housing assistance is dependent, not surprisingly, on
the income group to which they belong.

According to the 1990 Census, 31.7% of the total owner-occupied housing in Oakdale
belonged to persons 65 years of age and older. The majority of owners live in single-
family residences, but there are also several senior mobile home parks occupied by senior
citizens. The senior population in the City of Patterson is at 8.2%, has increased to over
10% of it’s population.

Elderly households have special housing needs, such as: housing that is physically
accessible, as well as nearby shopping and transportation services. Typically, many
senior citizens are on fixed incomes and may need assistance if their rents and/or cost of
their utilities rise.
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According to the Housing and Community Development Department, California’s senior
population (age 65 and older) is projected to increase by 3.2 million people between 1990
and 2020. Seniors will account for 21% of the State’s 1990-2020 population growth.

Cost Burden and Severe Cost Burden

Census data regarding the extent to which cost burden and severe cost burden are being
experienced by different owner household income groups shows that very low-income
owner households are the most affected. There is a lower cost burden among elderly
homeowners due to the fact that many purchased their homes at an earlier time.
Therefore, they either have lower mortgage payments, since prices were lower or they
have since paid off their mortgages. The percentage of low-income owners with high cost
burdens is lower than the percentage of low-income renters with high cost burdens. In all
cases, owners had fewer problems than renters.

‘QOvercrowding
The incidence of overcrowding among low-income non-elderly, low-income

homeowners was higher in comparison to all homeowner§. However, homeowners are
drastically less overcrowded than renters (See Table IV-9).

NEEDS OF MINORITY OWNER/RENTER HOUSEHOLDS

California is a diverse state, and Stanislaus County is reflecting this reality every year
more and more. Language barriers and difficulty in acculturation add to problems in
obtaining decent housing, particularly for the older adults. Overcrowding is common
because large extended families tend to live together in one or two bedroom apartments.
Homelessness among most minority populations is not as common, due to the cultural
characteristic of taking in relatives and friends who are in need of shelter.

Hispanics, both native born and immigrant account for 64.5 % of the state’s population,
while in Stanislaus County Hispanics (141,871) make up about 32% of the total county
population (446,997). Therefore, 20.1%, or 12,214, of renters in Stanislaus County are
Hispanic, while only 14% of homeowners are Hispanic.

The second largest population group in California is Asians and together with Native
Americans accounted for 24.6% of the state’s population between 1990-2020. In the 2000
Census, the population estimate for Asians and Native Americans in Stanislaus County is
estimated to be 26,053, (6%) of the county’s total population. While 5.5% of Asians and
Native Americans account for renter households, only 4.1% make up owner households
in the county.

African-Americans will account for 4.5% of the state’s projected 1990-2020 population
growth. This population group is expected to increase by 700,000 persons between 1990
and 2020 in the state. While in Stanislaus County African-Americans account for 3%
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(11,521) of the total county population, making it the third largest minority group. This
group accounted for 3.7% of the renters in Stanislaus County with only 1.6% as
homeowners.

According to the 2000 Census, Whites comprised the largest percent of both renters and
owners in Stanislaus County. A higher percentage of units are occupied by White owners
in comparison to the percentage of units occupied by White renters. There is also a
slightly higher percentage of renters than owners in all minority groups.

If disproportionate housing needs of various racial/ethnic groups exist, they may be
explained by lower incomes to a greater extent and housing discrimination to a lesser
extent. In regards to income differences, Table IV-9 below represents 1990 Census
information on per capita incomes by race in Stanislaus County. This table shows that all
minority groups earned substantially lower incomes than did Whites in 1990.

Table IV-9: Median Incomes By Racial Group

Racial Group 1990 Median
Income
White $13,968
Hispanic $10,998
African-American $9,177
Asian/Pacific Islander $7,581
Native American $11,471
Other $7,088

Source: 1990 Census
NEED FOR HOMEOWNERSHIP FOR FIRST-TIME HOMEBUYERS

First time homebuyers as a group have become the largest segment of the home buying
market in recent years. A depressed housing market for existing homes in the Bay Area
has meant that sales of upper end housing in the Stanislaus County CDBG Planning Area
(generated to a great extent by Bay Area workers in search of more affordable housing in
the Central Valley) have declined and that developers have begun to adjust both the price
and size of their single family homes in order to be more responsive to the housing
demands of local workers.

Discussions with housing professionals indicate that between 70% and 80% of all homes
purchased in the Planning Area are made by first time homebuyers. For many families,
home ownership provides a sense of control. It creates an emotional and physical
investment of the family in the community. Through these roots of home ownership,
neighborhoods are stabilized and strengthened. Unfortunately, in today’s economy home
ownership is becoming more difficult for many families. This is especially true for
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limited income working families who may not have all the skills necessary to buy and
maintain a home.

According to local realtors and mortgage lenders, the major obstacle faced by first time
homebuyers is accumulating the money for the down payment and closing costs. A
detailed housing market study produced annually by the California Association of
Realtors reported that the median price of a home in California hit a record $280,000 this
year. Homebuyers often have sufficient income to afford the debt represented by
mortgage payments, but do not have enough savings for the down payment. Of those that
do qualify, it is estimated that as many as 65% have received gifts of money from parents
for the down payment. All housing professionals that were contacted indicate that there is
a “huge” demand for housing by first time homebuyers.

HOUSING VALUES AND RENTS

Single-Family Homes

Stanislaus County benefits from lower housing costs relative to other areas in California,
especially the coastal areas. Home sales price data for Stanislaus County are available
from the Central Valley Association of Realtors and are presented below in (Table IV-9).

Table IV-10: Median Home Prices

City/ County | Q12002 Q42001 Q42000 % Change
| Stanislaus County|  $178,558/,  $159,000|  $140,000| +13.6%
|Oakdale | $287377] $175000| $165000|  +6.1%
[Patterson [ $217,500]  $177,500]  $170,000 | +4.4%

Source: Central Valley Association of Realtors

Although Stanislaus County’s housing costs rose during the 1990°s, the increases
observed in sales price data provided by the Central Valley Association of Realtors for
the last three years are not as great as they have been for other California cities. It is
because of this price difference that a growing percentage of workers employed in the
Bay Area are now commuting from Stanislaus County. HUD’s median income estimate
for Stanislaus County as of Spring 2000 was $43,900.

Rental Housing

In 1990, the median gross rent for Stanislaus County was $482. HUD’s fair market rents
(FMR’s) are supposedly set at the rental market’s 40™ percentile. For low and very low-
income households there is clearly a lack of supply of affordable rental units, particularly
larger units able to house families. There also has been a serious slowdown in the
construction of new multifamily units. According to building permit data there were only
256 permits issued from July 1, 2000 through June 30™ 2001, and 917 single-family
permits issued.
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HOUSING DEMANDS

In 1950, Stanislaus County could be described as rural. Only 28.2% of the County’s
population lived in its cities. Since that time, Stanislaus County has experience rapid
population growth, and in the process has become more urban as well as more
economically and demographically diverse.

In 2000, the four and five person household categories represented almost half of the total
households in Patterson, which could indicate a strong demand for three and four
bedroom housing units. One of the major findings of the Analysis to Impediments to Fair
Housing was the lack of rental units in Stanislaus County. Due to the high cost of land
and lack of adequate land for development there, are currently no known plans for rental
units in the cities of Oakdale and Patterson or the unincorporated areas of Stanislaus
County. There is currently no conventional public housing within the unincorporated
areas of Stanislaus County.

HOUSING CONDITION

By local definition, a substandard housing unit is defined as one having a condition rating
of three or more on a scale of one to five. Generally, the higher the number, the greater
the incidence of building code and health issues that exist. A housing unit considered
suitable for rehabilitation is defined as having a condition rating of three or four. A
housing unit regarded as not suitable for rehabilitation is defined as having a condition
rating of four or five.

Housing Cost (By Type and Number of Bedrooms)
The cost of housing can be expressed either in terms of the rent paid or purchase price, or
in terms of affordability of rental or homeownership housing.

Cost of Rental Housing

The HUD Section 8 Fair Market Rents (FMRs) provides an indication of relative rent
levels. In 2000, HUD determined that the FMR for a non-bedroom unit in the Stanislaus
County is $500; for a one-bedroom unit it is $537; for a two-bedroom unit it is $655; for
a three-bedroom unit it is $913 and for a four-bedroom unit it is $1,077.

With respect to affordability of home ownership, 1990 Census data shows that
households earning 50% or less of the 1990 median family income are much less able to
afford a two or three bedroom rental unit. Approximately one-fifth of all two bedroom
homes and less than three percent of all three-or more bedroom homes are affordable to
these households.
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