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Introduction

Purpose

Solano County is in the process of updating its Housing Element, which is a siate~-mandated
element of the County’s General Plan. In updating the Housing Element, the County must
identify and analyze the housing needs for the Unincorporated Area of Solano County (Housing
Needs Assessment). In addition, the County must review its existing Housing Element’s goals,
policies, and objectives and revise them in light of the updated Housing Needs Assessment. The
Housing Element Progress Report (January 1992) and the Housing Needs Assessment evaluate
the housing needs within the Unincorporated Area of Solano County in 2001 and for the Housing
Element planning period that extends though mid-2006. This document will be a part of a larger
Housing Element Update, which will include revised Housing Element goals, policies, and
objectives, to guide the County’s housing activities for the 2001-2006 planning period. The
County intends to begin work on updating goals, policies, and objectives in the fall of 2002, and
targets adoption of the complete Housing Element update in early Spring 2003.

Authority

Housing elements are required as a mandatory element of General Plans by Section 65580(c) of
the California Government Code. In 1980, the State Legislature passed a bill (AB2853) which
put into statute much of the former advisory guidelines regarding Housing Element content
including: the needs assessment; goals, objectives and policies; and implementation program.
Since that time, the Legislature has made a number of modifications to the law, which are
reflected in this update.

Status

This Housing Element Progress Report and Housing Needs Assessment document is a precursor
to the complete Housing Element Update, which will be submitted to the state for approval. The
County will use this report (Housing Element Progress Report and Housing Needs Assessment)
as background technical information when revising the Housing Element goals, policies, and
objectives that were adopted in January, 1992. In the coming months, Solano County will hold a
series of community workshops to present the findings of the Housing Element Progress Report
and Housing Needs Assessment analysis and to collect public input on revisions to the existing
Housing Element goals, policies, and objectives in light of those findings. Another important
step for Solano County in the Housing Element update process is to hold a series of meetings
with other public agencies regarding inter-jurisdictional cooperation to accommodate regional
housing needs. Solano County will hold discussions with the Solano County cities, Solano
County LAFCo, the Association of Bay Area Governments (ABAG), and the State Department of
Housing and Community Development to determine means for the County to worl with these
other agencies to successfully fulfill the County’s obligations to help plan for adequate residential
development to meet a portion of the regional housing needs through June 2006. After holding
the community workshops and the meetings with other agencies, Solano County staff and
consultants will then draft the complete Housing Element Update for public review and,
ultimately, adoption by the Selano County Board of Supervisors.



Review of Prior Housing Element

This section of the Housing Element provides a brief review of the County’s accomplishments
under the existing Housing Element Progress Report, which was adopted in January 1992, This
section also discusses some of the potential changes to the Housing Element programs that may
increase the efficacy of existing Housing Element goals and policies.

Prior Housing Element Results

The County has made considerable efforts to improve housing conditions within the
Unincorporated Areas of Solano County (Unincorporated Area). The County is using
redevelopment set-aside funds, CDBG rehabilitation grants, Section 8 monies, and other housing
resources to increase housing affordability to needy populations and reduce homelessness in the
County overall. In addition, the County is working to improve infrastructure conditions in
existing residential neighborhoods in the Unincorporated Area.

Due to information constraints, the County was unable to provide detailed estimates regarding the
type and number of housing units produced in the Unincorporated Area from 1992 to January
1999; however, since 1999, the County Department of Environmental Management has improved
its information systems to allow for more detailed permit data tracking, which will assist in
documenting local housing production in the future. In an effort to provide a gross estimate of
housing production from 1992 to 2001, Bay Area Econormics (BAE) obtained from the County
data regarding the total number of housing permits issued from 1992 to November of 2001 and
the total number of demolition permits issued during the same period. Based on this information,
the County added 405 net new housing units during the nine-year period.l Solano County overall
(including the incorporated cities) grew by 10,059 housing units from 1992 to 2001.

Overall, the County has had difficulty meeting all of the housing goals, policies, and objectives
set forth in the Housing Element. The Department of Environmental Management does not have
project management staff whose sole task is to administer Housing Element goals and programs
but instead must also rely on staff who are also responsible all other cwrent advanced planning
functions of the Department of the Environmental Management. In particular, the staff resources
are not adequate to pursue special housing activities, such as seeking and administering state and
federal affordable housing grants that would provide the County with additional resources to help
meet local housing needs. Appendix B summarizes the accomplishments of implementation
programs included in the existing Housing Element. The following sections provide a brief
description of Solano County’s effectiveness in implementing programs to achieve objectives set
in the previous Housing Element.

Rehabilitation Programs. Since 1992, the County has rehabilitated 84 housing units occupied
by very low- or low-income households and 24 housing units occupied by moderate-income
households. The County used housing set-asides from the Homeacres Redevelopment Area funds
to rehabilitate 103 of the units and Community Development Block Grant (CDBG) funds to
rehabilitate another 12 units. The County uses direct mailings to landowners and tenants within

1
Solano County issued 430 housing permits and 25 demolition permits from January 1992 1o November
2001.



target areas as well as newspaper advertisements, newspaper articles, and open houses to notify
residents of availability of housing rehabilitation funds.

Affordability Programs. As discussed previously, the County has not historically kept detailed
records on the number of units developed by income group. Nonetheless, since 1999, the County
has recorded more detailed permitting data by housing type. Based on this information, BAE has
calculated that private developers constructed approximately five very low-income housing units,
two low-income housing units, and 31 moderate-income units. In addition to private
development activities, the County was able fo obtain $758,000 in CDBG funds, has
approximately $400,000 in redevelopment housing set-aside funds, and approximately $1.9
million in Section § vouchers. Through its Section 8 program, the County assists approximately
250 very low- and low-income households.

Due to staff and budget constraints, the County has not coordinated with public and private non-
profit housing organizations to develop housing, with the exception of Mercy Housing California,
which manages the County’s housing rehabilitation funds and redevelopment housing set-aside
funds. In addition, the County did not set up a below market rate housing development fee,
because the County does not have sufficient development activity to generate enough fees to
warrant establishment of such program.

Special Housing Needs. Solano County has worked with the Continuum of Care and the Sclano
County Safety Net Consortium to address homelessness in the County. The Continuum of Care
includes representatives from Solano County cities, homeless providers, the faith community,
Realtors, the business community, and County staff that meet regularly to coordinate
homelessness prevention services and direct homeless services to persons in Solano County, As
part of the Continuum of Care, Solano County’s Department of Health and Human Services
(HHS) runs a winter emergency shelter. The Department of Health and Human Services also
runs a family self-sufficiency program that provides Section § vouchers, job training, and other
social services. Recently, the County’s Homeless Day Center, run by Youth and Family Services,
closed due to a lack of funding. Solano County Youth and Family Services is currently working
on two housing projects. The first project is a six-bedroom transitional living building for women
n recovery, which will be located within the City of Vallejo. The second project is a 30-unit
village for people in recovery and would be located within the Unincorporated Area of
Homeacres.

In addition to homeless services, the County assisted in improving housing conditions at the
Dixon Migrant Center, a migrant farmworker housing project in Dixon. Under a CDBG program,
Solano County and the Dixon Housing Authority made improvements to the center’s water,
sewer, and road infrastructure, as well as gating and replacing 12 substandard units. In 1997, the
HCD Office of Migrant Housing contracted with the County to construct another eight migrant
farmworker units at the Dixon Migrant Center. The County also issued five housing unit permits
for farm laborer housing constructed by private property owners.

" BAE assumes that farm laborer housing is very low-income housing, second units are low-income housing,
and manufactured housing are moderate-income housing. See Appendix F through Appendix I for
development cost assumptions and affordability analyses.



New Housing Development. As discussed earlier, County permit records indicated a net
increase of approximately 405 housing units in the Unincorporated Area from January 1992 to
November 2001, The County was well below its housing production goal of building 931 units,
due — in part — to a lack of suitable residentially zoned land. In the existing Housing Element, the
County had suggested developing a Joint Housing Element with the cities of Solano County, but
the cities chose to develop their own Housing Elements in the early 90°s. Most of the County’s
growth occurred within the incorporated areas, with more than to 10,000 units added within the
cities during this time frame,

The County’s new permit tracking system allows the County to record the number of secondary
dwelling units, accessory units, and companion living units that have been constructed since
January 1999. Based on this tracking information, private developers built eleven of these unit
types over the last three years (January 1999 to November 2001). In addition, the County permits
manufactured homes to be constructed within the Unincorporated Areas, where there are no
Covenants Conditions and Restrictions {CC&Rs} that reduce manufactured home construction
opportunities.  Since January 1999, the County provided 31 permits for placement of
manufactured homes in the Unincorporated Area. The County has recently changed zoning
policies to allow for accessory units which are units that can only be constructed in an Exclusive
Agriculture District. Unlike secondary dwelling units or companion living units, these dweliing
units no tonger need to be attached and have no unit size limitations; therefore, the County
expects to facilitate development of additional accessory units in the coming years. Given that
property owners can build these types of units on their existing property, units can be built more
affordably than if a separate parcel was required for accessory unifs,

Housing Location, Density, and Timing. The County continues to implement building and
zoning codes that comply with its General Plan. The County developed two Specific Plans
during the previous Housing Element period. The English Hills Specific Plan and the Homeacres
Neighborhood Plan addressed infrastructure shortages and development and infill areas where
residential construction could be completed. While the English Hill Specific Plan was completed
in 1994, the plan was never adopted. The Homeacres Neighborhood Plan was completed and
adopted m 1993, but later rescinded as a result of housing lawsuits contesting housing
development. The County anticipates an increase in accessory unit construction as a result of
recently adding accessory units to its zoning code.

Public Facilities and Services. Solano County found the Rural North Vacaville Area to be water
deficient and created a new water district to serve local residents. In the General Plan, significant
portions of the Rural North Vacaville Area are designated as residential; however, water scarcity
in the area prevented many residential property owners from subdividing and developing their
properties for residential use. In response to these water supply issues, LAFCO, the County
Board of Supervisors, and area voters approved the formation of the Rural North Vacaville Water
District. The water district was created in order to supply existing homes with adequate water
and to facilitate land divisions in the area as allowed by the General Pla by providing additional
comnections for new residential development. The District facilities are currently under
construction. As discussed earlier, the County also developed specific plans for Homeacres and
. English Hills, but both plans were not implemented due to legal or neighborhood opposition. The
Board of Supervisors did adopt a list of public facilities improvements in Homeacres and
allocated $1.8 million towards housing rehabilitation.



Environmental Quality. Solano County made considerable efforts to reduce blight in
Unincorporated communities. The County has a franchise agreement with a local sanitation
company in the Homeacres and Starr Subdivision neighborhoods. The company provides five
dumpsters per quarter to the residents of the Homeacres subdivision as part of a clean-up and
code enforcement program. Solano County also established a paint grant and other housing
rehabilitation programs (see Housing Rehabilitation), using CDBG and other public money.

The County enforces Section 17920.3 of the California Health and Safety code regarding
substandard housing and enforces County regulations pertaining to septic and well systems. The
Department of Environmental Management investigates public complaints in addition to
performing routine code enforcement checks throughout the County. The primary environmental
safety enforcement procedure is the issuance of permits for wells and septic systems. The
Division of Environmental Health follows a similar course of enforcement for hazardous
materials issues.

Energy Conservation. Solano County continued its policy of directing urban development to
areas that are already urbanized, which helps reduce energy consumption by controlling sprawl.
The County also encourages energy conservation through its building codes, which contain
minimum energy efficiency requirements for new construction. The County has also allocated
more than $2.5 million dollars towards housing rehabilitation efforts, which includes
weatherizing housing units.

Appropriateness of Goals, Objectives, and Policies

Based on the prior housing element results, the County should update its goals, policies, and
objectives to better reflect current housing conditions, funding capacities, and staff availability.
For the planning period extending through JTune 2006, the County should prioritize its goals and
specify a set of implementation programs that will be manageable with the anticipated staff and
which the County can realistically expect to fund.






Housing Needs Assessment

Introduction

State law requires that in preparing its Housing Element, each California jurisdiction conduct a
Housing Needs Assessment that includes analysis of local housing, economic, and demographic
conditions and analyzes the governmental and non-governmental constraints that discourage
housing development. The Housing Needs Assessment should also assess the demand for
housing for households at all income-levels and for housing suitable for special needs
populations. For Solano County and other counties, the Housing Needs Assessment focuses on
the unincorporated area. By providing this required information as background for the Housing
Element Update, the Housing Needs Assessment will assist Solano County residents,
stakeholders, and policy makers in developing rational goals and programs that can effectively
address housing problems within the Unincorporated Area.

To facilitate an understanding of how the characteristics of the unincorporated parts of Solano
County (hereafter, “Unincorporated Area”) are similar to, or different from other nearby
communities, this Housing Needs Assessment presents data for the Unincorporated Area
alongside comparable data for all of Solano County (including the Unincorporated Area) and for
the San Francisco Bay Area’ as a whole.

This Needs Assessment incorporates data from numerous sources, including the United States
Census; the Association of Bay Area Governments (ABAG); the State of California, Department
of Finance; and Claritas, Inc., a private demographic data vendor. One of the challenges in
providing reliable data for the Housing Needs Assessment is the 2000 Census data release
schedule. A large portion of the 2000 Census results from persons completing the “long form”
will not be released until the summer of 2002, BAE has incorporated available 2000 Census data
into the Housing Need Assessment, but will not be able to include 2000 Census household
income, disability, and other special need information that has not been released by the U.S.
Census Bureau.

Population and Employment Trends

This section presents information regarding changes in the charactenstics of population and
employment in the Unincorporated Area between 1990 and 2000.

Population. Table 1 compares the population counts from 1990 and 2000 in the Unincorporated
Area, Solano County, and the Bay Area based on data from the 1990 and 2000 Census. The
Unincorporated Area averaged a -1.2 percent population decrease annually from 1990 to 2000,
faliing from 21,692 to 19,322 persons. The County overall and the Bay Area grew at annual rates
of 1.5 and 1.2 percent respectively between the two Censuses. While the data are insufficient to

pl
For the purposes of this Needs Assessment, the Bay Area is defined to include the following counties:
Alameda, Conira Costa, Marin, Selano, San Francisco, San Mateo, Santa Clara, Sonoma, Solano.

4

Information obtained through the ‘long from™ includes information on household income, disability, poverty
level, commute times, and a number of other detailed questions. Fhe “fong form™ is a five percent sample
household survey.



make firm conclusions regarding the population decrease in the Unincorporated Area, it may be
safe to assume that the net decrease can be explained by either an undercount by the U.S. Census
Bureau in 2000 or an overcount by the U.S. Census Bureau in 1990. According to the
Unincorporated Area’s permitting records, the County issued 426 housing permits from 1992 to
2000 compared to only 24 demolitions during the same period. In addition, County staff does not
have any records of city annexations of existing neighborhoods that would have reduced the
Unincorporated Area’s overall population. Furthermore, the County’s housing vacancy rate
actually decreased from 1990 to 2000, indicating that more housing units were occupied in 2000
than in 1990. The average household size also remained relatively constant, dropping slightly
from 2.9 in 1990 to 2.88 in 2000, indicating that the net decrease in population could not be
explained by fewer persons occupying the same number of housing units in 2000, The
Department of Finance, 2000 Population and Housing Estimates indicate a net gain of both
housing units and population from 1990 to 2000 in the Unincorporated Area (See Table 4). In
summary, it is likely the Unincorporated Area’s total population increased from 1990 to 2000,
although this is not reflected in the 2000 Census resulis.

Age Distribution. The distribution of population in the Unincorporated Area among the age
categories shown on Table 1 is more weighted toward the older age groups than in the County
overall. The Unincorporated Area has larger concentrations of persons 45 and older compared to
the County, representing approximately 40 percent of the Unincorporated Area’s population
compared to 31 percent of the County’s overall population. The Unincorporated Area also had
significantly smaller concentrations of persons aged 18 to 34, accounting for less than 18 percent
of the Unincorporated Area’s total population compared to 23.4 percent of Solano County’s total
population and 22.§ percent of the Bay Area’s total population.

From 1990 to 2000, the proportion of persons residing in the Unincorporated Area falling into the
45 to 54 age category prew most rapidly, increasing from 13.1 to 17.1 percent of the total
Unincorporated Area’s population, The same age group grew most rapidly as a proportion of the
total population in Solano County and the Bay Area as well. In the Unincorporated Area, the
proportion of residents in the 25 to 34 age category experienced the sharpest decline, going from
15.3 of the total population in 1990 to 9.4 percent in 2000. This is likely due to aging “baby
boomers,” who constitute a significant portion of the total population and have moved out of their
20°s and 30’s and into the middle age groups.

Median Age. The median age for the Unincorporated Area (40.4 years in 2000) was higher than
the medians in both Solano County and the Bay Area, at 33.6 and 36.9 years respectively. In
addition, from 1990 to 2000, the Unincorporated Area experienced the largest increase in median
age, compared to Solano County and the Bay Area, increasing from 33.6 to 40.4 years. While the
median age also increased in Solano County and the Bay Area, the increases were less
pronounced. As a result, the difference in median age between the Unincorporated Area and the
other areas became more pronounced between 1990 and 2000.

Households. A houschold is defined as a person or group of persons living in a housing unit, as
opposed to persons living in group quarters, such as dormitories, convalescent homes, or prisons.
Based on 2000 household estimates furnished by the 2000 U.S Census, there are 6,504
househelds in the Unincorporated Area. As shown in Table 1, between 1990 and 2000, the
number of households in the Unincorporated Area decreased by 847 households or by 1.1
percent. This is in contrast to both Selano County and the Bay Area, which averaged 1.4 and 0.8



percent annual growth respectively from 1990 to 2000. Again, it may be safe to assume that the
net decrease can be explained by either an undercount by the U.5. Census Bureau in 2000 or an
overcount by the U.S. Census Bureau in 1990,

Average Household Size. Average household size is a function of the number of people living
in households divided by the number of occupied housing units in a given area. In the
Unincorporated Area, the 2000 household average size was 2.88, slightly lower than the Solano
County average of 2.90 but higher than the Bay Area average of 2.74 persons. While average
household sizes in Solano County and the Bay Area increased annually, albeit slightly, between
1990 and 2000 at a rate of 0.1 and 0.8 percent, the average household size in the Unincorporated
Area decreased 0.1 percent annually during the same period.

Household Type. Households are divided into two different types depending on their
composition. Family households are those consisting of two or more related persons living
together. Non-family households include persons who live alone or in groups of unrelated
individuals. As shown in Table 1, 77.0 percent of Unincorporated Area households are family
households, compared to 73.8 percent of all Solano County households. Seventy-two percent of
all Bay Area houscholds are families. The relative preponderance of family households in the
Unincorporated Area is likely a function of the limited supply of multifamily homes in the
Unincorporated Area, which tend to have higher proportions of non-family households. Data on
housing stock composition are discussed in detail below.

Household Tenure. As summarized in Table 1, households in the Unincorporated Area, Solano
County overall, and the Bay Area were all more likely to own their homes rather than to rent
them in 2000, Approximately 69.7 percent of households living the Unincorporated Area owned
their homes in 2000. Solano County households overall were less likely to own their homes, with
approximately 65.2 percent of households countywide owning their homes in 2000. Stll, this
figure was higher than the Bay Area homeownership rate of 57.7 percent. Both the
Unincorporated Area and the Bay Area experienced a decrease in homeownership rate from 1990
to 2000, while Solano County overall experienced a slight increase in homeownership rates.

Household Income. According to Claritas Inc., a private demographic research vendor, the
median household income in the Unincorporated Area was approximately $53,563 in 2000.
Overall, the median household income in the Unincorporated Area of the county is greater than
the median household income for Solano County and the Bay Area. In addition, per capita
income in the Umincorporated Area was 31 percent higher than per capita income in Solano
County overall but 17 percent lower than per capita income in the Bay Area.

Table 2 summarizes the distribution of 1990 household incomes and estimated 2000 household
income estimates. In 2000, Unincorporated Area households were more likely to earn over
$60,000 per year compared to Solano County household overall. Approximately 48 percent of
Unincorporated Area households earned $60,000 or more compared to 38 percent of Solano
County households overall. On the other hand, Bay Area households were more likely than
Unincorporated Area households to earn $60,000 or more. Bay Area households were also more
likely to earn $100,000 or more (26 percent) than Unincorporated Area households (20 percent).
In addition, Unincorporated Area households and Bay Area households were lIess likely than
Solano County overall to earn $35,000 or less in 2000.



- Employment Trends. Table 3 provides a summary of the number of employed residents as well
as employment by industry sector and the total number of jobs in each area. The ABAG provides
these employment estimates for the Unincorporated Area, all of Solano County, and the Bay
Area, from 1990 to 2000.

Emploved Residents. As shown in the table, the number of residents in the Unincorporated Area
that held jobs declined from 1990 to 2000, averaging negative 2.0 percent annual change.s Solano
County and the Bay Area on the other hand experienced 1.4 and 1.2 percent growth in the number
of employed residents during the same time period, respectively. According to ABAG, the total
mumber of employed residents decreased from 7,864 to 6,400,

Local Employment Opportunities. The total number of jobs in the Unincorporated Area
decreased from 1000 jobs in 1990 to 940 in 2000 resulting in a negative 0.6 percent average
annual change. The job count in Solano County overall grew at a rate of 0.5 percent while
employment in the Bay Area grew at 1.4 percent. Within the Unincorporated Area, three of the
five job sectors lost jobs between 1990 and 2000. Agricultural and Mining, Manufacturing and
Wholesale, and the Retail sector lost jobs while the number of Service jobs and the “Other” jobs
grew. From 1990 to 2000, the largest absolute gains in employment were in the “Other” jobs
sector (increase of 109 jobs).

Summary of Employment Trends. In 1990, the number of employed residents outnumbered the
number of jobs in the Unincorporated Area, meaning that the Unincorporated Area was “jobs
poor” relative to is population base. By 2000, the number of employed residents had decreased,
averaging a -2.0 percent average decline. The total number of jobs available also decreased
during the past ten years, but at a much slower pace. Based on the employed residents/total jobs
ratio calculated in Table 3, there are 6.81 employed residents for each job available in the
Unincorporated Area. Although it has more employed residents than total jobs available, Solano
County overall has a 1.43 employed residents/total jobs ratio meaning that over this larger area,
there is a better jobs/housing balance compared to looking at the Unincorporated Area in
isolation. Nevertheless, Solano County overall is still a net exporter of workers to other counties.

5
Employed residents are those persons that live in a given jurisdiction and are employed. They do not
necessarily work within the same jurisdiction.



10

"LO0Z ‘soiwoueo esly ABQ 000Z 'SNSURD 'S 0661 Y1 14S 'snsuan ‘s | LO0E oUj SERE|D (5301N05

"UOIINGUISIE BLUIGOL] ploYashoy S Baly palelodioathun sU) Uo paseq uoljewxoidde UE S aWDaL) pjoyasnay uglpals pajeicdioauiuy 2y (9)
"spioyasnal jo Jaquunu |e1o} au} Guipimp pue uonejndod (e1o) ayj woy uolieindod Jepenb dnoib ey Buyoeljgns Aq peje|nojes ele sejewlsa 9zZis ployasnoy abeiaae ay) {(g)
"B|ge] SIU} Ut papniout a5 pue uondipslnl Ag elep pjoyasnoy y ugljejndod pases|al seY neaing snsuan g (B) (910N

Yel2G %0709 %52 GO %529 %/ 69 %bel
%EEr %00t %9 vE Y%hiLE Y%E'0E %aIZ
%082 %0'GE %E B2 AN 4 Y%l 'EZ %0 L2
%0'EL AN %eEL %4h6'GL AT %0'BL
%L 6'9E ¥'EE %60 gee L0€ %91 ¥'of g'ge
%0°00E %0°001L 20001 %0°'001 %000} %0°001
YN AN %66 %18 %6 L1 %6
o%a'g %Z'g %92 %99 %Lt %68
%8 bt %z'LL %0'¥L %6 %l 41 Y%i'El
%0'8E Y LL Y%l %lAL %L Gl %18t
oL8'vL %E 02 Y%EZ bl %61 Y%l 0l %Ee'GE
%08 %6'9 %Z'6 Y0l %9L %L'8
%6 EE %1 e %E'82 %682 %L ST %4692
Y'Y 125'LES 0£9'61% %O'E EOG'6LS 808'v LS %EE Zel'oes GR0'61%
%6'¢ S2T'ess L80'0s% %¥'e ¥91'55% 65G'CrS W¥IN VIN
Y%z ¥ 1256'29% GEQ' LTS %E'T GeZ'6vS SOL'BES %91 (0) £05'ess 129'CrE
62.'9} pye'ie
%560 (@) vi2 192 %L'D (@ o6 BEE %0~ (d) ggz 062
%L zZal'shL'L GS0'8SH't %zt GIE'/E £z1'og Yl - 900's 008's
%830 vag'ser'e ZYT'OvE'Z %t cor'oel GZV'ELY %iL- 56'9 1ge'L
YZL 09/'€8.'9 226'€Z0'9 %Sk Z¥S veE L2P'OVE VArAl 22E'61 269'1Z
00,-06 (e) ooz 0661 00,06 (2} pooz 0661 00,08 (e) ooz 0861
YIMOoI5) |enuuy YIMo.s) jenuuy YIMols |enuuy
ealy Aeg AUnon oue|og E3lY pajejodioauiun

1BUMD
1gjusy
alnua) pjoyasnoy

59| HE]-UON
s3llued
adAj pjoyasnoy

aby ug|pay

E101
+59

¥9-65

¥5-GF

-G

¥e-GZ

¥z-81

81 Japun
uonnglsiq aby

awioou| ejdes Jad

2woal| ployasno Ajjwe Leipapy
awicouj pIoYssnoH UBpay

azIg ployasnoy abelany

spjoyasnoy Apweg
sployasnoH

uopendod [g301

spual] pjoyasnoy pue uonendod :§ sjqel




" LOOZ 'solllouood ealy >mm_. '*ou| sejE|D (S32IN0G

%0°001 r28'255'2 %0'00) Zre'ore'z %0001 BLLLEL %000l BEZY'ELL %0°00} obe's %0001 15e's elel
%1l 18v'662 %0 $08'/9 %J'Z  EHGSE %0 226 %06 73 %a'E £8T 2loL Jo 00a'ns Ly
%lEl GOE'0SE %19 Bol'zel %5/, 9.96 %OE  OOF'E %S0 Zo8 %52 arg 666'6Y1$ 0} 000'00LS
Wltl igs's/e %66 80l'eze %6el  162'gl %a'l  apa's %0'G) Zez't %eE 0l &pL 000'66% 01 000'52%
%6 LL 966208 %Ll 1/5'05T %lvl  oys'gl %S LE ZZ0EL %iel 2001 %iel 596 666'V.% 01 000'09%
%LZL 16e'pee %851 LE6'PSE %89l ¥al'te %ERY  L8F'0T %Ol joi=Ja } %9l ogL't 666'65% 9} poo'shE
%ER BIE'GZT %EEL 6¥1'68C %/'Ll  gsk'gl g5y 86941 %6 z0g %L EL ZE6 666'tr$ 0} 000'SES
%9'g BSE'8LE %Ha'cl €16'¥0E %e'LL  0Z8'bl %Evl  806'9l %66 zig %SLL g8 666'7ES O} 000'STS
Yobr'et TFFELZ %Sz G9g'LEe %LLL  659'%l %E'E€}  0£g'st %6 ¥8. %ETL 08 666'¥es 0} 000'GES
B 6 166'6E2 %051 62Z'LEE %60l ZZEYL %9l 0859l %b'6 ALl %8l [ 000'G1% 1spun

u_.._mu._mn ajews]y ucmu._mn snsuay ._r_wu._mn S]BWIRS] Emuhmn_ snsuan Emu.rmn_ mumEzmm Emu._ma snsuan SLH0oU] Eo:wmno—._

000g 0B61 0002 0663 0002 {8) oBE1
ealy hmm >u:300 ouejog >wc=DU ouejog jo ealy ﬁmnmhnnhnu:_:ﬂ.

awoou| Aq SPIOUasSNoH 10 uonginsiqg 'z s|geL

11



‘100z 'sojllounsg ealy Aeq \gooz ‘nesing shsuan ‘g ‘000z suanaslold 'oyay sa0inog

“JusLIUIBAOE pue sjejsa (ead ‘BIURINSU] ‘BSUEUY 'sayl|In ‘UoRes|unLitiad ‘uojeodsuel) ‘Uoforusuoo Ul sgof sapnjout ()
‘Juawsfeurwl Bupsauifus pue ‘sanjaies [euoljesnpa 'SasjA1as [B|90S ‘9180 jeaY © aajles ssauisng 'Asnpu] oy sy U juawfodiua apnjal Ajelsusb sqof aciuss (p)
‘salloBzjea JUeInejSaI pue Buysiwng 'salols pooj ‘[aredde ‘aspueyssewd (Blaush 'siepaiew Bulping ayy v sqaof jo isisuos Ajjelaualb sgof jlejsy {a)
'spoob sjgeinp-uotl JUE ajqeINp Jo 8pEl} B[ESa[0YM
atf} uj sqof jo 1s|sU0s sqof sjesajoypy uswdinbs pue 'jany '[E1aWL ‘a1 Se Yons sjonpeld jo uajenpesd ay) oy paiejal Alelaual stjo] a1e sgof Buunjorjnuely (q)

"s{any }daoxa S{eIauIL SY[R)EW Lou pue

‘uojjoripis SEB puE o ‘|eoo 'ieew apnjou sqof Bupryy Buidder pue Suyuny ‘Buiysy ‘Ajsaio) 'seolues [ramnouBe ‘uoponpoid [Einnoube Jo saltobajen syt i Aelsualb sqol sapnjou) {e)

sl

860 180

860 £FL gL el g8 £9°7 o8'L
%t | 0ss'agg'e  068'/2Z't  0BO'90T'S %50 0I5'621  0S9'EZl  oas'egl %80~ o6 ooe ooo’t
%20 085'126  080'9F8 094258 %9'0- 09T'vS  OOE'ES 045§ %Egl oyt ) £
%L'E 098'06E'L  os¥'skL'L  oop'Zon't %ol OEg'lE Ovb'oE oog'sR %REZ or ot oe
%80 006'6/5 oLz'Lzs 0D6'PES %0 0Ll  00lL'€E  0sk'vE %0'G- 0z oLl 00z,
%.°0 0lr'es/,  006'€/9  OZ6'BOL %0'E 0ES'SE  Oob'et  0u5'tL %0'G- 0e oz 05
%Z'0 08L'/€ ovl'se 086'0E %90 0ZE'E olve orl'e %} ol9 059 069
%Z| 000'88S'e  aog'/Zl'e  €66'1SL'E %l 00g'sel  009'POL  6IE'ZOL %0'e- 0oF's 0olL'g 98"/
00-06 0002 9661 066LE 00-06 060Z 5661 0661 00-06 000z S661 0661

LHMOID [EnUUYy Ypaolsy lentiryy imoies) lenuuy

eaiy Aeg auyy fjunoo ouelog

Alunog ouejoS Jo Baly pajeiodiosUiun

SCop [0 L jsjuapisay patodiug
sqor ejol

(2} sqor Jayi0

(p) sqor alaies

(3} sgor jleyay

{a) sqor ajesajoypn ¥ BuLn)oejRUEBY
(¥) sqop Buupy pue jeinnauby

sjUapIsay palojduuy

spuai] Juawhojditig ¢ ejqel




Existing Housing Conditions

This portion of the Needs Assessment evaluates the condition of the existing housing units in the
Unincorporated Area. This includes an analysis of the types of housing units found in the
Unincorporated Area using several data sources, including the State Department of Finance, the
1990 U.S. Census, and a visual survey of housing units in Unincorporated Areas with large
proportions of older housing units that, because of their age, are likely to be in need of
rehabilitation.

Housing Stock Characteristics. According to the Department of Finance, a large portion of the
Unincorporated Area’s housing stock is single-family detached housing, accounting for 87
percent of the total housing stock within the Unincorporated Area. As shown in Table 4, only (.2
percent of the total housing units within the Unincorporated Area are in buildings with five or
more units, This can be compared to Solano County overall, where 15 percent of the total
housing units are in buildings that contain five or more units. In addition, the Bay Area has larger
proportions of multifamily units than both the Unincorporated Area and Solano County overall,
where dwellings in buildings with five or more units represent 26 percent of the total housing
stock.

From 1990 to 2000, housing production in the Unincorporated Area was outpaced by the county
averall and the Bay Area, averaging 0.5 percent annual growth compared to 1.4 and 0.8 percent
annual growth for all of Solano County and the Bay Area, respectively. The share of multifamily
units as a proportion of the total housing stock in the Unincorporated Area remained the same
from 1990 to 2000. During that period, single-family housing construction accounted for 90
percent of the total housing units constructed in the Unincorporated Area, and approximately 88
percent of the total housing construction in all of Selane County. In contrast, single-family
housing construction accounted for approximately 60 percent of the total housing units built in
the Bay Area.

The number of mobile homes in the Unincorporated area decreased from 593 to 555 between
1990 to 2000. The loss of mobile home units followed a countywide trend, with the County
losing 44 total mobile home uniis from 1990 to 2000; while the Bay Area overall registered a
slight increase in mobile home units. Even in the Bay Area, mobile home units declined as a
percentage of the total housing stock, from three percent to two percent during the same ten-year
period.

Overcrowding. Data on housing overcrowding are available from the 1990 U.S. Census in the
form of statistics regarding the number of persons per room in occupied housing units. Table 5
compares the data for the Unincorporated Area with data for all of Solano County and for the Bay
Area overall. Typically, a housing unit is considered to be overcrowded if there is more than one
person per room."

In 1990, approximately 93 percent of the Unincorporated Area’s housing units had 1.0 or fewer
persons per room, meaning only 7.0 percent would have been considered overcrowded. Of all
units in the Unincorporated Area, 3.7 percent had between 1.01 and 1.50 persons per room; 1.9

]
The U.S. Census excludes kitchens and bathrooms from its persons per room count.
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percent had between 1.51 and 2.0 persons per room; and only 1.3 percent had more than 2.01
persons per room. These statistics show overcrowding was less of a problem in the
Unincorporated Area than in the Bay Area, where 8.3 percent of all households had more than 1.0
persons per room. Nonetheless, it is likely that overcrowding has increased in Solano County
over the last ten years, considering rising housing costs and decreasing vacancy rates.

When broken out according to tenure, almost two-thirds of the overcrowded households are
renters. Only about 3.1 percent (167) of the Unincorporated Area owner households had 1.01 or
more persons per room while approximately 16.9 percent (344) of the renter households had 1.01
or more persons per room. Solano County overall had slightly higher rates of overcrowding
among owner households (4.4 percent) and lower rates for renter households (11.5 percent), while
Bay Area homeowners and renters were mere likely to live in overcrowded conditions with 4.7
percent of owner households and 13.1 percent of renters household estimated to be living in
housing units with more than 1.0 persons per room.

Physical Condition of Hounsing Stock. Two useful indicators of housing condition are the age
of housing and visual inspection. As summarized in Table 6, 2,835 or approximately 35 percent
of the housing units in the Unincorporated Area were constructed before 1960, Based on
information distributed by the State Department of Housing and Community Development, this
figure can serve as an indicator of the maximum potential housing rehabilitation need within the
Unincorporated Area. Unless maintained diligently, the older housing stock can pose health,
safety, and welfare problems for occupants. Even with normal maintenance, dwellings over 40
years of age can deteriorate, necessitating significant rehabilitation.

The Unincorporated Area contains a significant proportion of renter-occupied units built before
1960. As shown on Table 6, 55 percent of the renter-occupied units in the Unincorporated Area
were constructed before 1960, compared to 31 percent of renter-occupied units within the County
overall. Twenty-eight percent of owner-occupied units in the Unincorporated Area were
constructed before 1960. This Census information may indicate that there is a higher housing
rehabilitation need among renter-occupied housing units in the Unincorporated Area.

The second measure of housing condition is a visual inspection of housing units within the
Unincorporated Area. Mercy Housing California (MHC) performed a survey of housing unit
conditions within the Unincorporated Area during September and October of 2001. Per the
direction of Solano County, MHC performed a housing conditions survey within six
unincorporated communities considered to have higher housing rehabilitation needs than the
Unincorporated Area overall. These communities were Starr Subdivision, Elmira, Old Cordelia,
Maple Street, Midway Road, and Rockville. In total, MHC inspected a sampling of 532 units
within these communities, or approximately eight percent of the Unincorporated Area’s total
housing stock. Below is a summary of the resulis.

Housing Conditions Survey Resulis. The data shown below summarize the overall housing
rehabilitation needs of the six communities surveyed in the Unincorporated Area. Based upon the
sample survey within the specified communities, 47 percent of the communities’ housing stock
are in need of rehabilitation, of which four percent are dilapidated. Two hundred and fifty units
of those surveyed were considered substandard, with the majority in need of moderate or minor
rehabilitation. By extrapolating from the survey results, the six communities” total housing
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rehabilitation need is 346 units. Appendix D contains a complete summary of the Housing
Condition Survey methodology and results.

Summary of Housing Conditions Survey Results

Condition Number of Units Percent of Total
Minor 121 23%

Moderate 99 19%
Substandard 11 2%

Dilapidated 19 4%

Subtotal Substandard 250 47%

Subtotal Standard 282 33%

Total Units 532 100%

Substandard Units by Area

Area Substandard Units  Percent of Total Units Surveyed in Area
Starr Subdivision 137 52%
Elmira 36 51%
0ld Cordelia 18 54%
Rockville 27 30%
Maple Street 15 40%
Midway 17 53%
Total Substandard Units 250 47%

Starr Subdivision, Old Cordelia, and Midway have the largest proportion of units in substandard
condition. Midway Road and Starr Subdivision also have the largest supply of dilapidated units,
accounting for more than half all dilapidated units surveyed in the Unincorporated Area.
Rockville and Maple Street have the lowest need of housing rehabilitation among the areas
surveyed,

’ MHC surveyed nearly all of the housing units within Starr Subdivision, Elmira, Old Cordelia, and
Roclkville, one out of every four housing units in the Maple Street and Midway Road communities. Based on
this methodeology, BAE estimates that the communities contained approximately 700 housing units. Using
the estimated number of housing units by community and the incidence of units that are in substandard
condition, BAE estimates a total housing rehabilitation need of 346 units in these six communities.
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Table 4: Housing Type {(Department of Finance)

UNINCORPORATED AREA OF SOLANOQ COUNTY

1990 2000 Net Annual Growth
Housing Type Number % Number % Production 1990 - 2000
Single-Family Detached 5879 86% 6,322 87% RES 0.6%
Single-Family Attached 187 3% 234 3% cri 1.7%
Multifarnily {2-4 Units) 172 2% 174 2% 2 0.1%
Muitifamily (S+ Units) 13 0% 13 0% - 0.0%
Maohile Home 593 2% 585 B% {38) -0.7%
Total 6,054 100% 7298 160% 344 0.5%
SOLANO COUNTY

1890 2000 Net Annual Growth
Housing Type Number % Number % Production 1986 - 2000
Single-Family Detached BO,985 6B% ag,064 71% 15,075 1.7%
Single-Family Aftached 5,151 4% 5,573 A% 422 0.8%
Multifamily (2-4 Units) 9,827 8% 10,247 B% 420 0.4%
Muitifamily (5+ Units) 18,538 16% 18,776 15% 1,238 0.6%
Mehile Home 4,631 4% 4,587 3% {44) -0.1%
Tatal 118,136 100% 136,247 160% 17,111 1.4%
BAY AREA

1930 2000 Net Annual Growth
Housing Type Number % Numbey % Production 1950 . 2000
Single-Family Detached 1,251,203 53% 1,365,417 53% 114,214 0.9%
Single-Family Attached 204,163 9% 213,200 8% 8,127 0.4%
Multifamily (2-4 Units) 251,709 1% 261,080 10% 8,371 0.4%
Multifamily (5+ Units) 598,855 25% B656,356 26% 59,401 1.0%
Mobile Home 60,896 3% 61,234 2% 338 0.1%
Tatal 2,364,926 100% 2,587,377 100% 192,451 0,8%

Sources: Department of Finance, Hnusing and Population Estimates, 1890-2000; Bay Area Economics, 2001.
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Table 6: Housing Age by Tenure

Unincorporated Area

Solano Gounty

Owner Occupied Number % Number %

19883 io March 1880 375 1% 4,891 6.9%
1885 to 19688 780 14,7% 11,137 15,6%
1980 to 1884 507 9.5% 7,085 11.2%
197010 1879 1,487 28.0% 20,687 29.0%
1960 to 1969 662 12.8% 8928 12.5%
1950 to 1958 £53 12.3% 8974 12.6%
1940 to 1949 370 7.0% 4749 6.7%
1935 or earlier 465 B.7% 3,958 5.6%
Total 5,318 100% 71,309 100%
Owner Occupied Units Built Before 1860 1,488 28% 17,681 25%

Unincorporated Area

Solano County

Renter Occupied Number % Number %
1889 to March 1990 24 1.2% 706 1.7%
1985 to 1988 171 B.4% 7,264 17.2%
1980 to 1984 140 6.8% 4,791 i1.4%
197010 1978 337 16.6% 8,732 23.1%
1960 to 1869 251 12.4% 6361 15.1%
1950 to 1959 351 17.3% 2470 13.0%
1940 to 1949 345 17.0% 3408 8.1%
1938 or earller 413 20.3% 4,388 10.4%
Total 2,032 100% 42120 100%
1,108 55% 13,266 31%

Renter-Occupied Units Built Before 1960

Unincorporated Area

Solano County

Total Unijts Number % Number %

1989 to March 1880 399 5.4% 5,597 4.9%
1985 to 1988 951 12.9% 18,401 16.2%
1980 ta 1984 647 B8.8% 12,776 11.3%
1970 t0 1979 1,824 24.8% 30,419 26.8%
18560 o 1968 933 12.7% 15,289 13.5%
1850 o 1959 1,004 13.7% 14,444 12.7%
1940 to 1949 718 9.7% 8,157 7.2%
1938 or eatlier B78 11.9% 8,346 7.4%
Total 7,351 362% 113,429 260%
Total Units Built Before 1960 2,697 35% 30,947 27%

Sources: 1890 1.5, Census SFT3A; Bay Area Economics, 2001.
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Housing Market Conditions

This section of the Housing Needs Assessment provides information on the current market
conditions for housing in the Unincorporated Area. This information is important, because it
reveals the extent to which the private housing market is providing for the needs of various
economic segments of the local population. The information on housing market conditions is
combined with information on the demographics of the local population to identify those
segments of the population that face difficulties in securing housing in the Unincorporated Area
at costs that do not place them under excessive housing cost burden.

Rental Rates and Trends. BAE conducted an analysis of rental conditions in Solano County by
contacting local property managers, reviewing rental listings available on-line, and purchasing
apartment rent surveys for the incorporated areas of the County. Through this process, BAE was
unable to locate any apartment units that were available for rent within the unincorporated areas
of the county, This is likely a function of limited supply of multifamily rental units in the
Unincorporated Area; however rental units do exist and the market rents for such units, when
available, are likely similar to the rents for comparable units located within the adjacent cities.
As shown in Table 7, most of the available apartments are located within incorporated parts of
Solano County. The Solano County median gross rent adjusted represented in 2000 dollars 1s
approximately $805. BAE calculated the overall average rent for incorporated parts of Solano
County to be $945,

Based on these rental data, a two-person household earning $32,000 or more a year could afford
the average one bedroom unit in Selano County, which is the income limit for a low-income, two-
person household in Solane County, as defined by the State of California, Department of Housing
and Community Development (HCD).S A three- or four-person household would need to eamn
$44,000 or more a year to afford an average two-bedroom unit in Solano County. This income
level is above the income limit set for three- and four-person low-income households. Based the
limited rent information available, it appears that smaller low-income households are more likely
to find an affordable one-bedroom apariment than larger low-income households searching for an
affordable two-bedroom apartment. Tt appears that most very low- and low-income households
cannot rent market rate apartments within the area without paying more than 30 percent of their
incomes for their housing, meaning that these lower-income households would likely benefit
from increased availability of subsidized affordable units.

Rental Rate Trends. After reviewing 1990 U.S. Census data and adjusting the median rent in
1990 to represent 2000 dollars, BAE compared the median rent with those obtained in its rental
survey. The median rent in 1990 — represented in 2000 dollars — was approximately $860 per
month compared to a mean rent of approximately $925 in 2001. Based on these results, it is
likely that apartment rents within the county have not significantly outpaced inflation over the Iast
ten years. Still, the information on market rents compared to area incomes shows clearly that
lower-income households face housing affordability problems within the County.

[

“Afford™ in this context means no morc than 30 percent of the household's gross monthly income, HCD
sets very low-income limits (50 percent of Area Median Income) and low-income limits (80 percent of Area
Median Income) by household size each fiscal year. The low-income limit for 2 two person household is
$34,100.



Home Sales Prices and Trends. BAE obtained single-family property transfer records from July
I, 2000 to July 1, 2001 from First American Real Estate Solutions, Inc. During that 12-month
period, the median single-family sales price in the Unincorporated Area was higher than the
median single-family sales price for the County overall. The median sales price for a home in the
Unincorporated Area was $325,000 compared to Solano County’s overall median sales price of
$207,000. In accordance with higher sale prices, single-family units in the Unincorporated Area
tend to be larger units with significantly more lot area. The average lot size for housing units
sales in the Unincorporated Area was 2.7 acres while the average lot size for single-farnily units
sold in the County overall was approximately one-quarter of an acre.

Te afford the higher housing prices, households intending to purchase homes in the
Unincorporated Areas would require higher incomes than households seeking to purchase homes
in Solano County overall. A household earning more than $108,000 a year would quality to
purchase a home priced at the median for a single-family home in the Unincorporated Area while
a household eaming closer to $69,000 per year would qualify for the median sale price in the
County overall. In the Unincorporated Area, the minimum household income to purchase the
median home is well above the moderate-income himit set by HCD. On the ather hand,
Countywide single-family sales indicate that a household near the upper-end of HCD’s moderate-
mcome limits would be able to purchase the median-priced home in Solano County.

Vacancy Rates and Trends. According to the 1990 Census, the overall housing vacancy rate
was approximately nine percent in the Unincorporated Area and five percent for Solano County
overall.” By 2000, the U.S. Census reported the overall vacancy rate in the Unincorporated Area
had drepped to six percent, indicating a steady decline in the availability of housing units. During
the same period, the County’s overall housing vacancy rate dropped even lower from six percent
in 1990 to three percent in 2000. Only 1.3 percent of the County’s entire housing stock was
available for rent in Solano County with the remaining vacant units available for sale, for migrant
worker use, for recreational use, or for other reasons not codified. The Unincorporated Area had
a slightly higher availability of vacant rental units, at 1.7 percent of the total housing stock, but
both vacancy rates are relatively low and indicate limited opportunities for households searching
for available rental units.

Estimated Number of Houselolds Overpaying for Housing by Income and Houselold Type.
Using 2000 U.S. Census information, the Department of Housing and Urban Development
(HUD) estimated the number of households with housing problems by income category and
household type. HUD defines overcrowding as those households living in overcrowding
conditions paying more than 30 percent of their gross household income towards housing,
and/or living in a unit lacking complete plumbing or kitchen facilities. ~ As shown in Table 9,

&

BAE assumed that 30 percent of inceme could be spent on homeowner costs, based on a ten percent down
payment, a 7.25 interest rate for a 30-year mortgage, a property tax rate of 1.2 percent, and 0.25 percent for
E)ome Insurance.

The overall vacancy rate is the total vacant units, including for-rent, vacation units, migrant units, and other
vlncant units divided by the total housing units {owner-cccupied, renter-oceupied, and vacant units).
1

The 2000 U.S. Census names this category as “all other vacant units™ in its STFTA survey results.
12

HUD defines overcrowding as more than one person per room. Roomns include living rooms, bedrooms,
and kitchens but exclude bathrooms and hallways.



46.9 percent of renters, or approximately 21,256 renter households are ovcrpaying13 for housing.
Thirty two percent of owners, or approximately 27,448 owner households are also overpaying
within Solano County. Renter houscholds are more likely to overpay for housing at a higher rate
compared to owner households, Eighty percent of extremely low income renters are overpaying
compared to 76.5 percent of owners. As income increases these ratios decrease, but renfers
generally continue to overpay at a higher rate than owners. Seventy eight percent of very low
income renters overpay for housing compared to 61 percent of very low-income owners, and low-
income renters and owners overpay at 52.7 and 58.8 percent respectively. A total of 37.4 percent
or 48,732 households in Solano County overpay for housing.

13
HUD defines averpayment for housing as paying 30 percent or more of gross monthly household income
towards housing costs.

[N
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Table 7: Solano County Apartment Characteristics by Jurisdiction

BENICIA

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. income {o be “Affordable"” (a)
Studio 64 496 $B59 $1.73 £34,350
1 bedroom/1bath 264 734 $1,040 $51.42 541,600
2 bedroom/1bath 282 879 51,146 $1.30 545,840
2 bedroom/2 bath 14 1,024 51,220 $1.18 $48,800
2 bedroom townhouse 8 1,000 $1,233 81.23 $49,320
Totals 759 825 $1,100 $1.33 $43,984
DIXON

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” (a}
1 bedroom/tbath 32 684 $653 $0.98 526,100
2 bedroom/Mbath 132 1,044 $895 $0.B6 $35,800
2 bedroom townhouse 32 1,000 $750 $0.75 $30,000
3 bedroom/2 bath 71 1,112 $1,025 %0.82 $41,000
Totals 267 955 $831 30.88 $33,225
FAIRFIELD

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” {a)
Studio 36 439 %680 $1.55 $27,200
1 bedroom/1bath 719 700 $869 $1.24 $34,760
2 bedroom/tbath 758 B6S $888 $1.02 $35,520
2 bedroom/2 bath 557 1,015 51,155 $1.14 $46,200
2 bedroom townhouse 38 1,056 $975 $0,92 £29,000
3 bedroom{2 bath 64 1,289 §1,453 $1.13 $58,120
Totals 2172 859 $965 $1.12 538,600
RIO VISTA

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” (a}
1 bedroom/1bath 23 664 $B52 $0.95 $26,070
2 bedroom/1bath 75 BG4 5728 50.84 $29,131
3 bedroony/2 bath 4 910 %807 $0.89 $32,280
Totals 102 818 §728 50.89 $29,160
Mote:

(a) HCD defines an apartment ta be affordable when the household Is paying 30 percent or less of thelr gross maonthly

Sources: Real Facts 2001, Bay Area Economics, 2001.
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Table “7: Solano County Apartment Characteristics by Jurisdiction, Continued

SUISUN

Average Average Average Minimum Housshold
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” (a)
1 bedroom/1bath 152 641 5883 $1.39 $35,720
2 bedroom/1bath 292 BG4 51,011 $1.17 $40,440
2 bedroom/2 bath 22 919 $1,085 $1.18 $43,400
Totals 466 793 $976 $1.23 $309,040
VACAVILLE

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” {a)
Studio 29 A77 3812 $1.70 $32,480
1 bedroom/1bath 1,044 674 884 $1.31 535,360
2 bedroom/1bath 816 816 3844 $1.16 $37,760
2 bedroom/2 bath 1,098 959 $1,086 $1.13 §43,440
2 bedroom townhouse 103 1,047 $300 $0.86 $36,000
3 bedroom/2 bath 39 1,221 51,341 $1.10 $53,640
Totals 2,929 B29 $978 $1.18 $39,120
VALLEJO

Average Average Average Minimum Household
Unit Mix Units Square Feet Rent Rent/Sq.Ft. Income to be "Affordable” {a}
Studio 40 450 §817 31.82 $32,680
1 bedroom/1bath 1,200 690 $974 51.41 $38,960
2 bedroom/1bath 585 as1 51,019 $1.186 $40,760
2 bedroom/2 hath 1,000 949 $1,129 $1.19 $45,160
2 bedroom townhouse 37 944 $915 %0.97 $36,600
3 bedroom/2 bath 92 1,250 31,074 0,86 $42,960
Totals 2,964 B33 $1,035 $1.24 $41,400
Note:

(2) HCD defines an apartment to be affordable when the househald is paying 30 percent or less of thair gross monthly

Sources: Real Facts 2001, Bay Area Economics, 2001.
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Population and Employment Projections

Projected Population Growth. BAE has utilized ABAG’s Projections 2000 publication as the
basis for population, household, and employment projections used in this Needs Assessment;
however, BAE has adjusted the ABAG projections to incorporate baseline 2000 population and
household data from the 2000 U.S. Census. In Table 10, BAE used the 2000 U.S. Census to
establish the base population for each jurisdiction and projected the growth from this based on the
net gain in population that ABAG had estimated in Projections 2000 from the year 2000 forward.
As shown in Table 10, based on the adjusted ABAG projections, it is anticipated that population
growth in the Unincorporated Area will lag behind Solano County but match the Bay Area,
averaging 1.0 percent growth, annually between 2000 and 2010. Furthermore, the adjusted
projections indicate that the Unincorporated Area will grow an average of 1.2 percent annually
from 2000 to 2005, but will slow down to 0.8 percent annually from 2005 to 2010. Overall,
projections suggest that the Unincorporated Area will accommodate 1,200 new residents from
2000 to 2005 and an additional 800 new residents from 2005 to 2010. The projections indicate
that the incorporated cities will attract more than 98 percent of population growth in Solano
County during this time period.

Projected Household Growth. In Table 10, BAE used the 2000 U.S. Census to establish the
base household count for each jurisdiction and then adjusted the projections based on net gain in
households for any given time period indicated in ABAG’s Projections 2000 publication. Using
this approach, the number of households in the Unincorporated Area can be expected to grow
over the next ten years at a rate of about 0.9 percent per year. This growth rate is below the
projected household growth for Solano County, but the same as the Bay Area’s growth rate. Over
the next ten years, this projection approach suggests that Solano County overall and the Bay Area
will grow annually at an average of 1.2 and 0.9 percent, respectively. As with the population
projections, the adjusted projections indicate that all three areas will experience more of their
household growth in the 2000 to 2005 time period, with growth slowing down between 2005 and
2010.

Projected Employment Growth. BAE has utilized the ABAG Projections 2000 employment
estimates and projections without modification for this part of the Needs Assessment. Among the
three areas studied, ABAG expects the Unincorporated Area to experience the highest average
annual growth rate in total jobs (8.7 percent per year) over the next ten years. During the same
period, ABAG expects the number of jobs in Solano County overall fo grow an average of 2.9
percent annually, compared to an average of 1.4 percent anmual job growth in the Bay Area.
ABAG expects total job growth to occur for the Unincorporated Area between 2000 and 2005 at
an annual job prowth rate of 1.6 percent and then accelerate to 16.3 percent between the years
2005 to 2010. Solano County and the Bay Area, on the other hand, can expect relatively stable
rates of job growth over the next ten years, averaging near 2.9 and 1.4 percent annually
throughout the period, respectively, according to ABAG. The rapid job growth rate in the
Unincorporated Area should be taken into context; from 2005 to 2010 the net projected increase
in employment is 1,150 jobs, which would represent only five percent of the total projected
employment growth in Solano County. In other words, while the employment growth rate for
2005 to 2010 is high in the Unincorporated Area, the total jobs in the Unincorporated Area is low
and would remain a small portion of total employment in Solano County overall.



According to ABAG, Service jobs in the Unincorporated Area will grow at a higher rate than all
other job categories (see Table 10). ABAG’s projections also suggest that the “Other” jobs sector
will have the greatest increase in the net number of new jobs (460 new jobs) between the years
2000 to 2010. Service jobs are projected to grow at an average annual rate of 23.1 percent
between 2000 and 2010, experiencing most of the growth between 2005 and 2010, tapering off
during the second half of the decade. It is also worth noting that ABAG projects the
Manufacturing & Wholesale jobs sector and the “Other” jobs sector will grow at annual growth
rates of 18.2 and 15.7 percent respectively.

From 2000 to 2010, job growth in the Unincorporated Area is expected to slightly outpace the
increase in new employed residents living in the Unincorporated Area. In spite of this, the overall
number of employed residents 1s still expected to greatly outnumber the total number of jobs in
the Unincorporated Area over the next ten years. According to ABAG projections, the
Unincorporated Area will gain about 1,000 employed residents over the next ten years, while
adding 1,230 jobs to the local economy. Most of the job growth will take place between the years
2005 to 2010 m which 1,150 new jobs will be added to the Unincorporated Area. According to
ABAG, there is expected to be a net surplus of 5,230 total local employed residents versus local
jobs. To help measure the change in total jobs versus the change in employed residents, BAE
calculated a ratio using Total Jobs/Employed Residents in Table 10. As shown in the table, while
the ratio remains the same between 2000 and 2005 at 0.15, this ratio almost doubles from 20035 to
2010. This implies that while most of the employed residents in the Unincorporated Area will
commute outside the area for work, a growing number of residents over the next ten years will
have opportunities to find employment in new jobs created in the Unincorporated Area.

Regional Housing Needs Allocations (ABAG)

Pursuant to state law (California Government Code Section 65584) at five-year intervals the State
Department of Housing and Community Development and regional couneils of government
{ABAG for Solano County) must determine each locality's share of regional housing need. In
conjunction with the State-mandated Housing Element update cycle that requires Bay Area
jurisdictions to update their Housing Elements by December 31, 2001, ABAG has allocated
housing unit production needs for each jurisdiction within the Bay Area. These allocations set
housing production goals for the planning period that runs from January 1, 1999 through June 30,
2007,

The following is a summary of ABAG’s housing need allocation for the Unincorporated Area.

Income Level Units Percent
Very Low-Income 500 18.4%
Low-Income 363 13.4%
Moderate-Income 771 28.4%
Above Moderate-Income 1,085 39.9%
Total Units Needed 2,719 100%

The Unincorporated Area’s housing share represents approximately 15 percent of the total
housing units allocated to Solano County for the period. For comparison, Vacaville’s housing
allocation represents approximately 25 percent of the County’s total allocation and Vallejo’s
housing allocation represents 17 percent of the County’s total allocation.



ABAG estimated the Unincorporated Area’s housing share by using the Department of Finance’s
(DOF) 1999 household estimates as the base year and projected household and employment
growth using the data published in “ABAG Projections 2000”. The DOF estimated the
Unincorporated Area’s total 1999 households at 6,272; however, the growth projections for the
Unincorporated Area contained in “ABAG Projections 2000” were predicated on a total estimate
of 9,312 households in the same year, a difference of more than 3,000 households. This becomes
critical since the Repional Housing Need Determination (RIIND) methodology uses the “ABAG
Projections 2000” to estimate the June 30, 2006 household count in the Unincorporated Area and
then subtracts the DOF 1999 houschold estimate to determine household growth for the
Unincorporated Area. Therefore, the discrepancy in ABAG base year household estimates and
DOF base year household estimates adds 3,000 households arbitrarily to the Unincorporated
Area’s projected household growth; and since household growth helps to determine a
jurisdiction’s housing unit allocation, the Unincorporated Area has an inflated housing need
allocation that is due primarily to the difference between ABAG and DOF household estimates.
Based on 2000 Census data, DOF’s population estimates appear to be closer to reality, with the
U.S. Census Bureau reporting 6,558 living in the Unincorporated Area. This only further
demonstrates that the “ABAG Projections” growth numbers for the Unincorporated Area do not
depict current household numbers for the Unincorporated Area nor do the Regional Housing
Need Determinations provide a realistic estimate of the amount of growth that the Unincorporated
Area can reasonably be expected to accommodate by June 2006.
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Speciai Housing Needs

Special populations can require non-conventional housing types that serve both as shelier and
provide services to their residents. Many special populations are on fixed incomes and have
ltmited ability to absorb increased housing costs. In addition, special populations are ofien unable
to find appropriate shelter due to their living condition. This section estimates the extent of
various special housing needs populations found in the Unincorporated Area and discusses their
housing needs.

Large Families. The U.S. Department of Housing and Urban Development defines a large
family as one containing five or more members. Often, low-mcome large families live in
overcrowded conditions and, due to the presence of minor children, require affordable childcare.
Most conventional apartment complexes do not have four-bedroom apartments and many
apartiment developers dedicate only a small portion, if any, of their unit mixes to three-bedroom
unifts suitable for families. Lacking means to purchase larger homes, this forces many low-
income families into smaller dwelling units and overcrowded conditions. According to the 1990
U.S. Census, approximately 37 percent (758 units) of renter occupied units in the Unincorporated
Area contained three or more bedrooms and only eight percent (164 units) of renter occupied
units contained four or more bedrooms, including renter occupied single-family dwellings. Based
on 1990 U.S. Census estimates, there are approximately 4,976 accupied housing units with three
bedrooms or more in the Unincorporated Area, mostly single-family dwellings.

BAE used 2000 family household estimates from Claritas, Inc. to adjust the 1990 U.S. Census
family household by household size data. As shown in Table 11, there are an estimated 956
large families living within the Unincorporated Area or approximately 19.1 percent of all family
households in the Unincorporated Area. The proportion of large family households in the
Unincorporated Area is slightly lower than the overall County proportion, at 20.1 percent, but
slightly higher than in the Bay Area where large family households represent 18.9 percent of
total family households. Considering the large supply of units (4,976 units) with three or more
bedrooms in the Unincorporated Area and the estimated number of large families (956 large
families), there appears to be a sufficient supply of large housing units to accommodate housing
demand for large families. However, the majority of single-family units suitable for large
farnilies may only be affordable to households with above-moderate incomes, meaning that there
is likely unmet need for affordable (i.e., below market rate) housing for large families.

Large Households. Large households are households with five or more persons, including large
family households.” The 2000 U.S. Census provides information on the number of large
households living 1n the Unincorporated Area by tenure. As shown in Table 12, there are
approximately 600 large owner households and 380 large renter households in the
Unincorporated Area, representing 13 percent of total owner households and 19 percent of fotal
renter households in the Unincorporated Area, While large owner households in the
Unincorperated Area make a larger portion of the total households in the Unincorporated Area, a
greater proportion of renter households are large households, and therefore renters in the
Unincorporated Area are mare likely to need larger units. This is counter-infuitive because maost
consider renters to be smaller households in need of one or two bedroom apartments rather than

N Large households should not be confused with large famity households. While both households include
households with five or more persons, large households include family and non-family households.
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larger three- and four-bedroom units. In fact, the conventional wisdom is more valid in Solano
County overall, where owner households are slightly more likely to be large households than
renter households.

Elderly. The elderly population often requires special housing to accommodate part-time or
full-time care and are also more likely to have lower incomes than the population in general.
Simple housing requirements can include modifications to doors and steps to improve
accessibility, and installation of grab bars to make bathing, toileting, and other daily activities
more safe. Housing unit types such as apartments or condominiums that do not entail high
maintenance requirements can also be beneficial as the elderly continue to age and become less
able to perform extensive home maintenance work on their own. The elderly are also commonly
on fixed incomes while expending more of their income on medical care, meaning that
affordable housing is often needed.

According to the 2000 U.S. Census, there are approximately 2,306 persons 65 years and older, or
11.9 percent of the total residents living within the Unincorporated Area. Overall, residents
living within the Unincorporated Area are more likely to be seniors (persons 65 years and older)
than Solano County overall and the Bay Area residents, of which 9.5 and 11.2 percent are 65 and
over. From 1990 to 2000, the senior population in the Unincorporated Area grew by 1.3 percent
annually and 3.0 percent of the population growth occurred in the cohort of persons 75 years and
older. With this growth in the upper ape groups, increasing needs for supportive housing for the
elderly can be expected.

Senior-Headed Households by Tenure, The 2000 U.S. Census also provides data on the number
of senior-headed households by tenure. Senior-headed households are households where the
head of household is 65 years or older. As shown in Table 14, there are approximately 1,200
senior-headed owner households and 187 senior-headed renter households, indicating that the
vast majority of senior-headed households living in the Unincorporated Area are owners. In
addition, & larger proportion of owner households in the Unincorporated Area are senior-headed
households compared to the County overall, Approximately 26 percent of owner households in
the Unincorporated Area are senior-headed households compared to 20 percent of owners in the
County overall.

Senior-Headed Households by Income. According to Claritas, Inc., roughly 43 percent of senior
households living in the unincorporated areas of the county earn less than $35,000, which is at
the upper ceiling low-income limits published by HCD for two-person households in 2001
($35,600). Seniors 75 vears and older are slightly more likely to be low-income compared to
senior households 65 to 74 years. Approximately 42 percent of senior households between 65 to
74 eamn less than $35,000 a year compared to 44 percent of households headed by persons 75 and
older. At $35,000 per year, a household could afford a one-bedroom unit renting for $875 per
maonth, which is slightly above the average rent in Solane County for one-bedroom apartmf:nts.]5

Compared to Solano County overall, seniors living in the Unincorporated Area tend to have
higher incomes. As shown in Table 15, 23 percent of senior households living in the
Unincorporated Area eamn $75,000 or more versus 11 percent of Solano County senior

15
“Affordable rent” is defined as rent set at or befow 30 percent of the household’s gross monthly income.



households overall. Approximately 330 senior households, or 19 percent of senior households in
the Unincorporated Area, have incomes of less than $15,000 year, which is considered to be
very-low income. Another 228 senior households in the Unincorporated Area have income of
less than $25,000 a year. These lower-income senior households are likely to have the greatest
affordable housing need, considering the maximum affordable rent for a houschold earning
$15,000 is $375 a month and the maximum affordable rent for a household earning $25,000 is
$623 a month. Both maximum rents are below market rate rents in Solano County.

People With Disabilities. Disabilities can take many forms and have numerous implications for
housing need. Many disabled people can live in conventional housing without any modifications,
or with only minor modifications, while some disabled people require substantial modifications
and/or on-site care to maintain everyday living, while others may need occasional assistance but
do not require everyday care. Accessible units can be more expensive to build, including costs
for features such as ramps, extra wide doors, handrails, lowered counters, raised toilets, and a
variety of other accessibility enhancements. Compared to the general population, disabled
persons are more likely to live alone, eam less, and be homeless. ’ Overall, the disabled
population has a higher demand for studios and one-bedroom units and would benefit from
accessible and affordable housing.

To produce an estimate of the number of persons with disabilities in the year 2000, BAE used the
1990 U.S. Census disability data and adjusted that data to reflect the growth in the total
population from 1990 to 2000. As shown in Table 16, there is an estimated 882 persons with a
disability living in the Unincorporated Area. Based on 1990 Census data regarding the incidence
of disabilities in the general population, approximately 6.0 percent of persons 16 and older have a
disability that prevent them from working. In addition, 5.6 percent of persons 16 and older have a
mobility limitation (in need of a cane, wheel chair, etc.), a self-care limitation {unable to perform
household chores on their own), or have both a self-care and a mobility limitation. The
Unincorporated Area had proportionately fewer disabled persons than in Solano County overall.
Whereas approximately 16.2 percent of the Unincorporated Area population 16 and over had a
work disability, a self-care limitation, or a mobility limitation, about 17.5 percent of the
population of Solano County overall had one or more of these disabilities.

Because the disabled elderly often have different housing and care needs than those disabled
between 16 and 64 years old, BAE estimated the proportion of people with disabilities that
prevent them from working, with self-care limitations, or with mobility limitations, and between
16 and 64 years of age. As summarized in Table 17, approximately 4.5 percent of residents 16 to
64 in the Unincorporated Area (or 620 persons) have a disability that prevents them from
working, a self-care limitation, or a mobility limitation. These people are likely to have a high
need for affordable housing due to their more severe condition and reduced employment
opportunities.

Single Female-Headed Households. Single female-headed households with children tend to
have a higher need for affordable housing compared to family households in general. Single
fermale-headed households often earn less money than married households with children. In

16

Tootelian, Dennis, Gaedeke, Ralph. The Impact of Housing Availability, Accessibilitv, and Affordability on
Peaple with Disabilities. California State University, Sacramento. State Independent Living Couneil. April
1999,
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addition, single female-headed households with children are more likely fo need childeare since
the mother is often the sole source of income and the sole caregiver for children within the
family. According to the 2000 U.S. Census, there are approximately 260 single female-headed
households with children within the Unincorporated Area, which is considerably less as a
proportion than the County overall. Approximately five percent of family households in the
Unincorporated Area are single female-headed households with children compared to eleven
percent of family households for Solano County overall.

Farmworkers. Some farmworkers tend to have special housing needs due to the seasonal nature
of their work, along with their need to migrate based on seasonal farmworker demand. Solano
County has both a large flux of seasonal workers as well as a substantial base of year ‘round
farmworkers who reside permanently in the County. Based on the Migrant and Seasonal
Farmworker Enumeration Profiles Stua’yh conducted in 2000, there are approximately 6,500
farmwaorkers at peak harvesting season in Solano County each year., Of these, an estimated 3,506
are yearly “seasonal workers” and are likely to remain in Solano County throughout the year.
Another 3,023 workers are “migrant workers” that live temporarily within the County to
accommodate peak season demand and are more in need of migrant farmworlker housing. Along
with the 6,500 estimated farmworkers in Solano County, the Migrant and Season Farmworker
Enumeration Profiles Study estimates another 5,098 non-farmworkers hive within farmworker
households. While these estimates are at the County level and do not estimate specifically to the
Unincorporated Area, 1t 1s likely the vast majonity of farmworkers work within the
Unincorporated Area where most of the agricultural production in the County takes place.

Families and Individuals in Need of Emergency Shelter. According to the 1999 Solano
County Continuum of Care, the County has a shortage of emergency shelter beds, transitional
housing, and permanent supportive housing for both homeless families with children and
homeless individuals. A number of homeless service providers and community support
organizations (e.g.. emergency shelter providers, social service agencies, affordable housing
providers, local government, and private foundations} collaborated on the comprehensive
homeless strategy called the Continuum of Care. The Continuum of Care is a HUD-regulated
document that is submitted in conjunction with local homeless service provider applications for
federal homeless assistance. The Continuum of Care must identify the estimated need and
inventory for shelter, transitional housing, permanent supportive housing, and permanent housing
for families and individuals. According to the 1999 Continuum of Care, the largest homeless
service shortages within the County appear to be in emergency shelter for both families and
individuals. In addition, the Continuum of Care states a significant unmet need for permanent
supportive housing for individuals. Table 19 summarizes the Continuum of Care estimates of
homeless need and inventory for emergency shelter, transitional housing, permanent suppaortive
housing, and permanent housing,.

Military Workers. During community meetings, a few citizens voiced a concern that enlisted
persons at Travis Air Force Base were unable to find affordable housing within close proximity to
the base. The base 18 located south of Fairfield, in the Unincorporated Area. According to
housing staff at Travis Air Force Base, an estimated 3,230 military personnel live in households

17

Larson, Alice C. PhD., Larson Assistance Services, Migrant and Seasonal Farmworker Enmeration
Prafiles Study, prepared for the Migrant Health Program, Bureau of Primary Health Care, and Health
Resources and Services Administration, September 2000.
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off the Air Force base. Approximately 638 households out of the total households live 30
minutes beyond the base. This seems to suggest that the housing allowance provided necessitates
some personnel to locate father from the base due to a lack of nearby affordable housing. In
2001, the Department of Defense increased the housing allowance provided to enlisted persons
and officers. The previously frozen housing allowances in 1999 were increased by approximately
50 percent for enlisted persons without dependents and by approximately 40 percent for enlisted
persons with dependents. Officers have received similar increases in their housing allowance
based on their rank and if they have any dependents. These housing allowance increases have
substantially reduced the number of enlisted persons and officers that use other income to pay for
suitable housing.

BAE compared the off base housing allowances for 2001 with average rent prices in Fairfield as
shown in Table 8. Fairfield is the closest jurisdiction to Travis Air Force Base, Enlisted single
persons are given a housing ailowance between $777 and $1,033, meaning that they should be
able to afford market rate studios. Enlisted single persons of higher rank are able to afford a two-
bedroonvone bath apartment in Fairfield. Persons enlisted with dependents are given between
$916 and $1,268 in housing allowance. These households are able to afford anywhere between a
two bedroom/one bath apartment and a two-bedroom/two-bath apartment depending on rank.
Officers without dependents are given between $994 and $1,258 for housing. A low ranking
single officer can afford a two-bedroom/one-bath apartment or a two-bedroom townhouse in
Fairfield. High ranking officers without dependents are able to afford a two-bedroom/two-bath
apartment. In general, low ranking officers with dependents are given a housing allowance that
enables them to rent a two-bedroom/two-bathroom apartment, while high ranking officers with
families are able to rent three-bedroomy/two-bath housing units. Based on this data, it appears that
higher ranking officers are able to afford nearby housing using solely their housing allowance
while lower ranking enlisted persons with dependents may require additional resources to afford a
sufficient-sized apartment.
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Table 13: Housing Stock by Tenure and Housing Size (1930)

UNINCORPORATED AREAS

Owner Occupied Renter Occupied Total
Number of Bedrooms Number % Number % Number %
No Bedrooms 28 1% 107 5% 135 2%
1 Bedroom 244 5% 519 26% 763 10%
Z Bedrooms 829 18% £48 32% 1,477 20%
3 Bedrooms 2,368 45% 594 29% 2,963 40%
4 Bedroams 1,531 25% 137 7% 1,668 23%
5 Bedrooms 318 6% 27 1% 345 5%
Total 5318 100% 2,032 100% 7,351 100%
SOLANO COUNTY

Owner Occupied Renter Occupied Total
Number of Bedrooms Number % Number % Number %
No Bedrooms 275 0% 1,802 4.3% 2,077 2%
1 Bedroom 2,762 4% 10,468 24.9% 13,231 12%
2 Bedrooms 11,833 17% 16,712 39.7% 28,545 25%
3 Bedrooms 34,321 48% 10,117 24.0% 44,438 39%
4 Bedrooms 19,783 28% 2,824 6.7% 22,607 20%
5 Bedrooms 2,335 3% 185 0.5% 2,531 2%
Total 71,308 100% 42,120 100% 113,429 100%

Sources: U.S. Census STF3A, 1920; Bay Area Economics, 2001.
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Table 14: Senior Population

1880 2000 Annual Growth

UNINGORPORATED AREA Number % of Total Pop. Estimate % of Total Pop. 1880-2000
Total Population 21,682 100.0% 19,322 100.0% -1.2%
Population 65 to 74 1,34 6.2% 1,372 7.1% 0.2%
Population 75 and older 693 3.2% 934 4.8% 3.0%
Total Senior Popuiation 2,034 5.4% 2,308 11.9% 1.3%
1990 2000 Annual Growth

SOLANO COUNTY Number % of Total Pop. Estimate % of Total Pop. 18580-2000
Total Population 340,421 100.0% 394,542 100.0% 1.5%
Population 65 to 74 17,428 5.1% 20,248 51% 1.5%
Population 75 and older 10,258 3.0% 17,180 4,4% 5.3%
Total Senior Population 27,686 8.1% 37,426 9.5% 3.1%
1380 2000 Annual Growth

BAY AREA Number % of Total Pop. Estimate % of Total Pop. 1990-2000
Total Population 6,023,577 100.0% 6,783,760 100.0% 1.2%
Population 85 10 74 387,258 6.4% 389,437 5.7% 0.1%
Population 75 and older 274,240 4.6% 368,070 5.4% 3.0%
Total Senior Population 561,498 11.0% 757,507 11.2% 1.4%

Sources: Claritas Inc., 2000, U.S. Census 1990 & 2000; Bay Area Economics, 2001.
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Table 16: Senior-Headed Households by Income (2000}

UNINCORPORATED AREA

Househeld Income

Seniors 65 to 74

Senior 75 and older

Total Seniors

$0to 14,099
515,000 to 524,999
$25,000 to $34,999
$35,000 to 49,000
$50,000 to 574,589
$75,000 and Greater

Total Households
SOLANO COUNTY

Household income

Estimate Yo
T 1683 16%
144 15%
108 11%
153 15%
169 17%
252 25%
989 100%

Senlors 65 to 74

Estimate %o

167 22%

B4 1%

as 11%
124 16%
148 20%
148 20%
757 100%

Senior 75 and older

Estimate Yo
330 15%
228 13%
194 11%
277 16%
317 18%
400 23%
1,746 100%

Total Seniors

50 1o 14,889
515,000 to $24,9399
525,000 to $34,999
$35,000 to 549,000
$50,000 to $74,859
$75,000 and Greater

Estimate %
2,372 21%
2,081 18%
1,831 16%
1,844 17%
1,729 15%
1,468 13%

Total Househaolds

11,425 100%

Estimate Yo
3,210 5%
1,833 21%
1,214 13%
1,134 12%

911 10%
728 8%
9,130 100%:

Estimate %
5,582 27%
4,014 20%
3,045 15%
3,078 15%
2,640 13%
2,186 11%

20,555 100%

Sources: Claritas inc., 2001; Bay Area Econemics, 2001
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Community Profiles

Several unincorporated areas of the County contain smaller residential communities that have
unique housing and population characteristics. The purpose of this section is to describe these
housing and population characteristics for the eleven communities within the unincorporated
areas of Solano County. The eleven communities included in this section are Homeacres, Starr
Subdivision, Sandy Beach, Cordelia, Rockville, Green Valley, Tolenas, North Vacaville, East
Vacaville, Olive School, and Elmira. Figure 2 is a map of the unincorporated communities and
where they are located within the County. While there are other housing units outside of the
eleven communities, these eleven communities represent the majority and the largest
concentrations of housing units within the Unincorporated Area. Approximately 62 percent of
the Unincorporated Area population lives within one of these eleven communities.

Homeacres

Homeacres is surrounded by the City of Vallejo and contains approximately 300 acres of
umincorporated land, located north and south of Highway 780 between Homeacres Avenue and
Rollingwood Drive {See Figure 3 for a map of Homeacres, Sandy Beach, and Starr Subdivision).
Homeacres is designated in the Solano County General Plan as Low Density Residential with two
to seven units per acre. It is presently zoned under a mixture of residential and commercial
districts. In the area to the north and south of Benicia Road, approximately 102 acres are zoned
as Residential Estate (RE '4), 90 acres Residential Estate {(RE %), 21 acres One-Family Residence
(R-S 6), 28 acres Duplex, and seven acres Multifamily,

Approximately 1,690 people live in Homeacres, which contains 612 housing units. Nearly 30
percent of the persons are under 18 years of age and approximately ten percent are 65 years and
older. As shown in Table 20a, Homeacres has larger proportions of female-headed households
than the Unincorporated Area population in general, representing 12 percent of the total
households in Homeacres compared to five percent in the greater Unincorporated Area.
Homeacres households are also more likely to be single person households than Unincorporated
Area households overall, and simultaneously, are more likely to be large family households
(family households with five or more persons) than both Unincorporated Area households and
County households. On average, Homeacres household tend to be farger than Unincorporated
Area households and County households, averaging 3.0 persons per households compared to 2.88
persons per household for the Unincorporated Area and 2.9 persons per household for the County
overall,

According to the 2000 1).S. Census, Homeacres households are less likely to own their homes
than Unincorporated Area households and County households overall. Approximately 55 percent
of Homeacres households own their home compared to 70 percent of Unincorporated Area
households and 63 percent of County households. Homeacres also has a higher proportion of
vacant housing units compared to the Unincorporated Area with nine percent of its housing stock
vacant.
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Table 20a: Home Acres Population, Household, and Housing Characteristics (2000 U.S. Census Results)

Home Acres Unincorporated Area Solano County

Population Characteristics Number % Number % Number %
Persons under 18 479 28% 4,974 26% 111,852 28%
Persons 18 {o 65 1,040 62% 12,042 62% 245,264 62%
Persons 65 and older 172 10% 2,306 12% 37,426 9%
Total Population 1,691 100% 18,322 100% 304,542 100%
Housahold Population 1,661 98% 18,729 97% 378,568 96%
Group Quarter Population 30 2% 593 3% 15,874 4%

Household Characteristics Number Number % Number %
Average Househoid Size 3.0 N/A 2.88 hHA 2.90 NIA
Total Households 558 100% 6,558 100% 130,403 100%
Single-Person Households 13 23% 1,147 17% 25,525 20%
Family Households 379 68% 5,006 76% 87,375 75%
Female-Headed Households w/Children €5 12% 315 5% 11,054 B%
Large Family Households {5 persons+) 100 18% 956 15% 19,583 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Linits 558 91% 6,558 94% 130,403 7%
Owner Occupied 338 55% 4,570 70% 84,994 63%
Renter Occupied 221 36% 1,088 30% 45,408 34%
Vacant Housing Units 53 9% 409 8% 4110 3%
Avzilable For-Rent 17 3% 102 1% 1,758 1%
Migrant Farmworker Units - % 30 0% 3z 0%
All Other Units 36 6% 277 4% 2320 2%
Total Housing Units 612 -100% 6,967 100% 134,513 100%

Sources: 2000 U.S. Census STF1A, Census Block Data, Bay Area Economics, 2001,
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Starr Subdivision

The Starr Subdivision community contains approximately 97 acres of unincorporated land located
west of Interstate 80 between Benicia Road and Carlson Street, surrounded by the City of Vallejo.
Starr Subdivision is primarily zoned for Duplex Residential (R-I)) with areas along Benicia Road
zoned Neighborhood Commercial (N-C). Approximately 78 acres of land are zoned duplex
residential (R-D). Sixteen acres of Neighborhood Commercial (N-C) also zoned along Benicia
Road. Starr Subdivision is relatively densely populated compared to other urbanized areas in the
County, containing an average population density of 14.4 persons per acre. In comparison, the
City of Vallejo's average population density is six persons per acre.

Approximately 1,400 people live in Starr Subdivision, which contains 455 housing units. As
shown in Table 20b, about 35 percent of the persons are under 18 years of age, which is the
highest percentage of persons under 18 of all the unincorporated communities. Starr Subdivision
containg the highest proportion of female-headed households of any unincorporated communities
discussed in this report, representing 18 percent of the total households in Starr Subdivision
compared to five percent in the Unincorporated Area overall. In addition, Starr Subdivision
containg the highest percentage of large family households of all the unincorporated communities,
representing 26 percent of Starr Subdivision households. Further illustrating the tendency
towards large households within Starr Subdivision is its average houschold size; Starr
Subdivision averages 3.4 persons per household compared to 2.88 persons per household for the
Unincorporated Area and 2.9 persons per household for the County overall.

Starr Subdtvision households are less likely to own their homes than Unincorporated Area
households and County households overall. Approximately 33 percent of Starr Subdivision
households own their home compared to 70 percent of Unincorporated Area households and 63
percent of County households. Starr Subdivision also has a higher proportion of vacant housing
units compared to the Unincorporated Area with nine percent of its housing stock vacant. The
housing conditions survey indicated that approximately three percent of the housing stock is
dilapidated and another two percent is substandard. Based on the housing conditions survey
results, approximately 23 units are in need of major rehabilitation or replacement.

Sandy Beach

Sandy Beach is a small unincorporated area adjacent to the bay along Sandy Beach Road. The
enfire area is zoned single-family residential and is surrounded by the City of Vallejo. There are
approximately 65 people living in 39 housing units within Sandy Beach. Sandy Beach
households tend to be older households without children. As summarized in Table 20c, only two
persons in Sandy Beach are under 18 years, while 23 percent of Sandy Beach’s population are 65
years and older. Overall, Sandy Beach households tend to be smaller than Unincorporated Area
households and County households, averaging 1.9 persons per household compared to 2.88
persons per household for the Unincorporated Area and 2.9 persons per household for the County
overall.

According to the 2000 U.S. Census, the majority of Sandy Beach households own their homes;
approximately 69 percent compared to 70 percent for the Unincorporated Area households
overall.
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Table 20b: Starr Subdivision Population, Household, and Housing Characteristics (2000 U.S. Census Res

Lemon Street Unincorporated Area Solano County

Population Characteristics Number % Number % Number %
Persons under 18 493 35% 4,974 26% 111,852 28%
Persons 18 to 65 806 S8% 12,042 62% 245,264 62%
Persons 65 and older 102 7% 2,306 12% 37,426 9%
Total Population 1,401 100% 18,322 100% 394,542 100%
Househald Population 1,378 98% 18,729 97% 378,568 26%
Group Quarter Population 23 2% 523 3% 15,974 4%

Household Characteristics Number % Number % Number %
Average Household Size 3.4 N/A 2.88 N/A 230 N/A
Total Households 413 100% 6,558 100% 130,403 100%
Single-Person Households az 22% 1,147 17% 25,525 20%
Family Households 208 72% 5,006 76% 87,375 75%
Fermale-Headed Households w/Children 76 18% Ky k) 5% 11,054 B%
Large Family Hotseholds (5 persons+) 107 26% 956 15% 18,589 15%

Housing Characteristics Number % Number % Number %
Oceupied Housing Units 413 H% 6,558 94% 130,403 97%
Owner Occupied 152 33% 4,570 70% 84,094 63%
Renter Occupied 261 57% 1,588 30% 45,409 34%
Vacant Housing Units 42 9% 409 8% 4110 3%
Availahle Far-Rent 25 5% 102 1% 1,758 1%
Migrant Farmworker Units - 0% 30 0% 32 0%
All Other Units 17 4% 277 4% 2,320 2%
Total Housing Units 435 100% 6,867 100% 134,513 100%

Sources: 2000 U.S. Census STF1A, Census Block Data, Bay Area Economics, 2001. ,
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Table 20¢: Sandy Beach Popuiation, Household, and Housing Characteristics (2000 U.S. Census Resulis

Sandy Beach Unincorporated Area Solano County

Population Characteristics Number % Nurnber % Number %
Persuns under 18 2 . 3% 4974 26% 111,852 288,
Persons 18 to 65 48 74% 12,042 2% 245,264 62%
Persons 65 and older 15 23% 2,306 12% 37,426 3%
Total Population 65 100% 18,322 100% 354,542 100%
Household Population g5 100% 18,728 97% 378,568 96%
Group Quarter Population - 0% 533 3% 15,974 4%

Household Characteristics Number % Number % Number %e
Average Household Size 1.9 N/A 2.88 N/A 2.80 N/A
Total Households a5 100% 6,558 100% 130,403 100%
Single-Person Households 8 23% 1,147 17% 25,525 20%
Family Households 21 60% 5,006 76% 87,375 75%
Female-Headed Households w/Children 1 3% 315 S% 11,054 B%
Large Family Households (5 persons+) - 0% a56 15% 19,589 15%

Housing Characteristics Number % Number % Mumber
Occupied Housing Units 35 90% 8,558 . 94% 130,403 97%
Owner Ocoupied 27 68% 4,570 70% 84,994 63%
Renter Occupled B 21% 1,988 30% 45,400 34%
Vacant Housing Units 4 10% 409 &% 4,110 3%
Available For-Rent - 0% 102 1% 1,758 1%
Migrant Farmworker Units - 0% 30 0% 32 0%
All Other Units 4 10% 277 4% 2,320 2%
Total Housing Units 3g 100% 5,967 100% 134,513 100%

Sources: 2000 U.5. Census STF1A, Census Black Data, Bay Ares Economics, 2001.
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0Old Cordelia

Old Cordelia is located south of Interstate 80 and to the east of Interstate 680 (See Figure 4). The
townsite of Old Cordelia was established in the late 1800°s. The townsite consists of
approximately 80 acres located within the City of Fairfield urban growth line under the County
General Plan. The area is identified as a historic townsite and is zoned for Highway Commercial
Development. The community is presently zoned under several residential districts including 27
acres in Residential Estate (RE-'4) and 40 acres in Rural Residential (RR 2Y2). One acre is
presently zoned for Highway Commercial.

According to the 2000 U.S. Census, Old Cordelia has 64 housing units containing 220 residents.
About 28 percent of Old Cordelia residents are under 18 years of age and eleven percent are 65
years and older. As shown in Table 20d, Old Cordelia has larger proportions of female-headed
households than the unincorporated population in general, representing 12 percent of the total
households in Old Cordelia compared to five percent in the greater Unincorporated Area. Old
Cordelia households are also more likely to be single person households than households in the
Unincorporated Area overall. Nearly one quarter of the households are single-person households
(24 percent) compared to 17 percent of Unincorporated Area households overall.

Qld Cordelia is less likely to contain large family households (family households with five or
more persons) than both Unincorporated Area households and County households. On average,
Old Cordelia households tend to be slightly smaller than Unincorporated Area households and
County househoids, averaging 2.7 persons per households compared to 2.88 persons per
household for the Unincorporated Area and 2.9 persons per household for the County overall.

Old Cordelia households are more likely to own their homes but at a lower percentage than
Unincorporated Area households and County households overall. Approximately 56 percent of
Old Cordelia households own their home compared to 70 percent of Unincorporated Area
households and 63 percent of County households. Old Cordelia also has a higher proportion of
vacant housing units compared to the Unincorporated Area, with eight percent of its housing
stock vacant.

The housing conditions survey discussed earlier in this report included portions of Old Cordelia.
According to survey results, approximately 40 percent of the housing stock or 26 units are
substandard and in need of rehabilitation or replacement. While the housing conditions survey
shows lower rates of substandard units in Old Cordelia compared to other communities surveyed,
01d Cordelia has a higher proportion of dilapidated units, with nine percent of the units surveyed
in dilapidated condition.
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Table 20d: Cordelia Population, Household, and Housing Characteristics {2000 U.S. Census Results)

Cordelia Unincorporated Area Solano County

Popuiation Characteristics Number % Number Number %
Persons under 18 61 28% 4974 26% 111,852 28%
Persons 18 to 65 134 6% 12,042 62% 245,264 B2%
Persons 65 and clder 25 11% 2,308 12% 37,426 a%
Total Population 220 100% 19,322 100% 304,542 100%
Househald Paopulation 159 72% 18,729 97% 378,568 96%
Group Quarter Population a1 28% 583 3% 15,874 4%

Housezhold Characteristics Number % Number % Number %
Average Househald Size 27 N/A 2.B8 N/A 280 N/A
Tatzal Households 58 100% £,558 100% 130,403 100%
Single-Person Households 14 24% 1,147 17% 25,525 20%
Farnily Households a8 64% 5,008 76% 47,375 75%
Female-Headed Households w/Children 7 12% 315 5% 11,054 8%
Large Family Househelds (S persons+) 7 12% 956 15% 19,589 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Units 59 92% 6,556 94% 130,403 87%
Owner Occupied 38 56% 4570 70% £84,004 63%
Renter Occupied i 23 36% 1,588 30% 45,408 34%
Vacant Housing Units 5 8% 408 5% 4,110 3%
Avallable For-Rent - 0% 102 1% 1,758 1%
Migrant Farmwoerker Units - 0% 30 0% 32 0%
All Other Uniis 5 8% 277 4% 2,320 2%
Total Housing Units 64 100% 8,967 100% 134,513 100%

Saources: 2000 U.S. Census STF1A, Census Block Data, Bay Area Economics, 2001,
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Green Valley

The Green Valley Community is located to the northwest of Fairfield along Green Valley and
Rockville Roads. Green Valley contains approximately 850 acres designated for residential
development. The General Plan designated 355 acres for rural residential development and 470
acres for suburban residential development. The area is zoned with a mixture of residential
districts. About 150 acres are zoned Residential Estate (RE '4), 35 acres Residential Estate (RE-
%), and 104 acres Residential Estate (RE 1). In addition, there are 263 acres zoned Rural
Residential (RE 2'%) and 46 acres zoned Rural Residential {RR 5). The remainder is zoned under
the Parks, Agricultural and Watershed classification.

Approximately 1,859 people live in Green Valley, which contains 759 housing units. About 21
percent of the persons are under 18 years of age and approximately 20 percent are 65 years and
older. As shown in Table 20e, Green Valley has slightly larger proportions of female-headed
households compared to the Unincorporated Area overall, representing seven percent of the total
households in Green Valley compared to five percent in the greater Unincorporated Area. Green
Valley households are also less likely to be single person households than households in the
Unincorporated Area. Single households represent only 12 percent of total Green Valley
households compared to 17 percent of Unincorporated Area households and 20 percent of County
households overall.  Simultaneously, while Green Valley does not have a significant
concentration of single person households, Green Valley also does not have a large concentration
of large households. According to the 2000 U.S. Census, only six percent of total households are
large family households (family househoids with five or more persons) compared to 15 percent
for both Unincorporated Area households and County households. On average, Green Valley
households tend fo be slightly smaller than Unincorporated Area households and County
households, averaging 2.5 persons per households compared to 2.88 persons per household for
the Unincorporated Area and 2.9 persons per household for the County overall.

According to the 2000 U.S. Census, Green Valley households are more likely to own their homes
than Unincorporated Area households and County households overall. Approximately 85 percent
of Green Valley households own their home compared to 70 percent of Unincorporated Area
households and 63 percent of County households. Green Valley contains the highest proportion
owner occupied housing units of all the unincorporated communities in Solano County. Green
Valley also has a lower proportion of vacant housing units compared to the Unincorporated Area
with three percent of its housing stock vacant.

Rockville

Rockville is a community located north of Interstate 80 along Suisun Valley and Rockville Road.
Rockville is directly southeast of Green Valley and north of Fairfield City limits (See Figure 5).
Approximately 275 acres are zoned for rural residential development. The Rockville Corners is
primarily low density residential units that are within the Fairfield urban growth line.
Approximately 100 acres of Rockville is zoned Rural Residential (RR 2 '4) and Rural Residential
(RR 5). The Rockville Comers consist of approximately 130 acres of Residential Estate (RE 1)
and 11 acres of Neighborhood Commercial (N-C}. The remainder is zoned low and medium
density residential within the Fairfield urban growth line. Rockville Hills Park is zoned for park
and recreation use,
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Rockville has approximately 110 housing units and 243 people. Roclville contains the highest
proportion of persons 65 years and older of the unincorporated cormmunities, representing 25
percent of Rockville’s total population. Comparatively, the 12 percent of the Unincorporated
Area’s population and nine percent of the County’s population are 65 vears and older. As might
be expected by the high proportion of seniors in Rockville, the area has higher proportions of
single households and fower proportions of large family households. The U.S. Census counted
seven large houscholds in Rockville or approximately seven percent of total households.
Furthermore, Rockville households tend to be smaller than Unincorporated Area households and
County households, averaging 2.30 persons per households compared to 2.88 persons per
household for the Unincorporated Area and 2.90 persons per household for the County overall.
Rockville also has slightly smaller proportion of female-headed households than the
Unincorporated Area in general, representing four percent of the total households in Rockville
compared to five percent in the greater Unincorporated Area and eight percent of County
households,

Rockyville households are more likely to own their homes than Unincorporated Area households
and County households overall. Approximately 74 percent of Rockville households own their
home compared to 70 percent of Unincorporated Area households and 63 percent of County
houscholds.
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Table 20e: Green Valley Population, Household, and Housing Characteristics {2000 U.S. Census Results)

Green Valley Unincorporated Area Solano County

Population Characteristics Number % Number % Number %
Persons under 18 394 2t% 4,874 26% 141,852 28%
Persons 18 to 65 1,085 58% 12,042 62% 245,264 62%
Persons 65 and older 380 20% 2,308 12% 37,426 9%
Total Population 1,859 100% 18,322 100% 304,542 100%
Household Population 1,859 100% 18,729 97% 378,568 96%
Group Quarter Population - 0% 593 3% 15,874 4%

Household Characteristics Number % Nurnber % Number %
Average Household Size 25 NIA 2.88 N/A 2.90 NfA
Total Households 735 100% 6,658 100% 130,403 100%
Singie-Persen Households 91 12% 1,147 17% 25,525 20%
Family Households 609 83% 5,008 76% 97,375 75%
Female-Headed Hauseholds w/Children 51 7% 315 5% 11,054 8%
Large Family Households (5 persons+) 47 6% 956 15% 19,589 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Units 735 97% 6,558 54% 130,403 97%
Owner Qccupied 644 85% 4,570 70% 84,894 63%
Renter Ocoupiad 91 12% 1,988 30% 45,408 34%
Vacant Housing Units 24 3% 409 6% 4110 3%
Available For-Rent } 2 0% 102 1% 1,758 1%
Migrant Farmworker Units - 0% 30 0% 32 0%
All Other Units 22 3% 277 4% 2,320 2%
Total Housing Units 738 100% 6,967 100% 134,513 100%

Sources: 2000 U.5. Census STF1A, Census Block Data, Bay Area Economics, 2001.
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Table 20f. Rockvilie Population, Household, and Housing Characteristics (2000 U.S. Census Res

Rockville Unincorporated Area Solano County

Pppulation Characteristics Number % Number % hNumber %
Persons under 18 44 18% 4,874 26%- 111,852 28%
Persons 18to 65 138 57% 12,042 62% 245,264 62%
Persons 65 and older aD 25% 2,306 12% 37 426 9%
Totat Fopulation 243 100% 18,322 100% 304 542 100%
Househald Population 243 100% 18,729 S7% 378,568 08%
Group Quarter Population - 0% 583 3% 15,974 4%

Household Characteristics Nurnber % Number % Number %
Average Household Size 23 N/A 2.88 NIA 2.90 N/A
Total Households 105 100% 6,558 100% 130,403 100%
Single-Person Households 28 24% 1,147 17% 25,525 20%
Family Households 76 72% 5,008 76% 97,375 75%
Female-Headed Households w/Chitdren 4 4% 35 5% 11,054 8%
Large Family Households (5 persons+) 7 7% 858 15% 19,588 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Units 108 85% 6,558 94% 130,403 97%
Ownear Ocoupied B1 T4% 4,570 70% 84,324 63%
Renter Coeupied 24 22% 1,888 30% 45,409 34%
Vacant Housing Units 5 5% 409 5% 4,‘i1CI 3%
Available For-Rent - 0% 102 1% 1,756 1%
Migrant Farmworker Units - D% 30 0% 32 0%
All Other Units 5 5% 277 4% 2,320 2%
Total Housing Units 110 100% 8,967 100% 134,513 1004%

Sources: 2000 U.S. Census STF1A, Census Block Data, Bay Ares Ecanomics, 2001,
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Tolenas

Tolenas is located between the City of Fairfield and Suisun City. It is bounded at the north by
Tabor Avenue, on the east by Travis Air Force Base, and on the south and west by the Suisun
City limits (See Figure 6 for an area map). Tolenas comprises approximately eight hundred and
fifty acres zoned rural residential.

Approximately 488 people live in Tolenas, which contains 163 housing units. About 22 percent
of the persons are under 18 years of age and 16 percent are 65 years and older. As shown in
Table 20g, Tolenas has a slightly smaller proportion of female-headed households than the
unincorporated population in general, representing three percent of the total households in
Tolenas compared to five percent in the greater Unincorporated Area. Tolenas households are
also less likely to be single person households than households in the Unincorporated Area
overall, and simultaneously, are more likely to be large family households (family households
with five or more persons) than both Unincorporated Area households and County households.
On average, Tolenas households tend to be larger than Unincorporated Area households and
County households, averaging 3.10 persons per household compared to 2.88 persons per
household for the Unincorporated Area and 2.90 persons per household for the County overall.

According to the 2000 U.S. Census, Tolenas households are more likely to own their homes
compared to Unincorporated Area households and County households overall. Approximately 80
percent of Tolenas households own their home compared to 70 percent of Unincorporated Area
households and 63 percent of County households. Tolenas also has a slightly lower proportion of
vacant housing units compared to the Unincorporated Area with two percent of its housing stock
vacant.
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Table 20g: Tolenas Population, Household, and Housing Characteristics (2000 U.S. Census Res

Tolenas Unincorporated Area Scolano Gounty

Population Characteristics Number % Number Y Number
Persons under 18 105 22% 4,974 26% 111,882 28%
Persons 18 to 65 303 B62% 12,042 62% 245,264 62%
Persons 65 and older 80 16% 2,306 12% 37,428 9%
Taotal Population 488 100% 19,322 100% 304,542 100%
Household Population 488 100% 18,728 97% 378,568 . 96%
Group Quarter Population - 0% 593 3% 15,974 4%

Household Characteristics Number % Number % Number %
Average Household Size 3.1 N/A 2.88 NIA 2.90 N/A
Total Households 160 100% 6,558 100% 130,403 100%
Single-Persan Households 19 12% 1,147 17% 25,525 20%
Family Households 136 85% 5,006 76% 97,375 75%
Female-Headed Households w/Children 5 3% 315 5% 11,054 8%
Large Family Households (5 persons+) iy 19% 956 15% 19,5689 15%

Housing Characteristics Tolenas Unincorporated Area Solano County
Cccupied Housing Units 160 98% 6,558 94% 130,403 97%
Owner Occupied 13t 0% 4570 70% 84,894 63%
Renter Occupied 29 18% 1,988 30% 45,409 34%
Vacant Housing Units 3 2% 409 6% 4,110 3%
Available For-Rent 1 1% 102 1% 1,758 1%
Migrant Farmworker Units - 0% 30 0% 32 0%
All Other Units 2 1% 277 4% 2,320 2%
Total Housing Units 163 100% 6,967 100% 134,513 100%

Sources: 2000 U.S. Census STF1A, Census Block Data, Bay Area Economics, 2001.
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North Vacaville

North Vacaville is a large rurai residential community located directly north of the City of
Vacaville. A large portion of North Vacaville is zoned Exclusive Agriculture at 20 acres
minimum per parcel, but includes rural residential zones that are 2.5 acres minimum per parcel
and five acres minimum acres per parcel. Only a small area within North Vacaville is zoned
commercial, just northwest of the Vacaville City lints.

According to the 2000 U.S. Census, 4,366 people live in North Vacaville, which contains 1,523
housing units. The population 18 by far the largest of the unincorporated communities in Solano
County discussed in this report. About 26 percent of the persons are under 18 years of age and
approximately 10 percent are 65 years and older. These percentages are similar to propertions for
the Unincorporated Area. As shown in Table 20h, North Vacaville has a slightly lower
proportion of female-headed households compared to the Unincorporated Area, representing
three percent of the total households in North Vacaville compared to five percent in the greater
Unincorporated Area. North Vacaville households are less likely to be single person households
than households in the Unincorporated Area overall. North Vacaville households tend to be
similar in size with Unincorperated Area households and County households, averaging 3.0
persons per households compared to 2.88 persons per household for the Unincorporated Area and
2.9 persons per household for the County overall.

According to the 2000 U.S. Census, North Vacaville households are more likely to own their
homes than Unincorporated Area households and County households overall. Around 84 percent
of North Vacaville households own their home, which is one of the higher ownership rates of the
unincorporated communities. This is in comparison to 70 percent with Unincorporated Area
households and 63 percent of County households. There are 52 vacant housing units in North
Vacaville, which comprise three percent of the total housing units.
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Table 20h: North Vacavilie Population, Household, and Housing Characteristics {2000 U.S. Census Resul

North Vacaville Unincorporated Area Solano County

Population Characteristics Number % Number ) Number %
Persons under 18 1,126 26% 4974 26% 111,852 28%
Persons 18 fo 65 2,803 64% 12,042 62% 245,264 62%
Persons 65 and older 437 10% 2,308 12% 37,426 9%
Tatal Population 4,366 100% 19,322 100% 394,542 100%
Household Papulation 4,344 99% 18,729 97% 378,568 96%
Group Quarter Population 22 1% 593 3% 15,874 4%

Household Characteristics Number % Number % Number %
Average Househald Size 3.0 N/A 2.88 N/A 2.80 NIA
Total Households 1,471 100% 6,558 100% 130,403 100%
Single-Persen Households 170 12% 1,147 17% 25,525 20%
Family Househoids 1,223 83% 5,006 76% 57,375 75%
Female-Headed Households w/Children 50 3% 315 5% 11,054 8%
Large Family Households {5 persons+) 222 15% 956 15% 12,588 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Units 1,471 §7% 6,558 94% 130,403 97%
Owner Occupied 1,273 B4% 4,570 70% 84,594 63%
Renter Occupied 188 13% 1,988 30% 45,408 34%
Vacant Heusing Units 52 3% 409 6% 4110 3%
Available For-Rent 12 1% 102 1% 1,758 1%
Migrant Farmworker Units - 0% a0 0% 32 0%
All Gther Units 40 3% 277 4% 2,320 2%
Total Housing Units 1,523 100% 6,967 100%: 134,513 100%

Sources: 2000 U.S, Census STF1A, Census Block Daia, Bay Area Economics, 2001.
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East Vacaville

East Vacaville 1s located east of Leisure Town Road and Highway 505, and intersected by
Interstate 80. The area is primarily zoned for exclusive agricultural use with rural residential uses
allowed in parcels directly adjacent to the City of Vacaville and north of Interstate 80. A small
swath of land directly north of Interstate 80 is zoned for industrial use with areas further north
and south of the Interstate 80 zoned for exclusive agriculture.

Approximately 1,189 people live in East Vacaville, containing 442 housing units. About 23
percent of the persons in East Vacaville are under 18 years of age and approximately 10 percent
are 65 years and older. These percentages are similar to proportions for the Unincorporated Area.
As shown in Table 201, East Vacaville has a slightly lower proportion of female-headed
households compared with the unincorporated population in general, representing four percent of
the total households in East Vacaville. East Vacaville households are shghtly more likely to be
single person households as households in the Unincorporated Area overall. East Vacaville's
average household size of 2.90 person per household is similar to the Unincorporated Area
households and County households, 2.88 persons per household and 2.90 persons per household,
respectively.

According to the 2000 U.5. Census, East Vacaville households are more likely to be homeowners
than Unincorporated Area households and County households overall. Around 76 percent of East
Vacaville households own their home compared to 70 percent of Unincorporated Area
households and 63 percent of County households. There are 25 vacant housing units in East
Vacaville, which comprise six percent of the total housing units.
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Table 20i: East Vacaville Population, Household, and Housing Characteristics (2000 U.S. Census Results

East Vacaville

Unincorporated Area

Solano County

Population Characteristics Number % Number % Number %
Persons under 18 270 23% 4,974 26% 111,852 28%
Persons 18 to 65 805 68% 12,042 62% 245,264 62%
Persons 65 and older 113 10% 2,306 12% 37,428 9%

Total Papulation 1,189 100% 18,322 100% 384,542 100%

Househald Population 1,184 100% 18,728 87% 378,568 96%

Graup Quarter Papulation 5 0% 593 3% 15,974 4%

Household Characteristics Number %e Number % Number

Average Household Size 2.9 N/A 2.88 N/A 2.80 N/A

Total Hotiseholds 417 100% 6,558 100% 130,403 100%
Single-Person Households 85 20% 1,147 17% 25,525 20%

Family Households 311 75% 5,008 76% 97,375 75%
Female-Headed Households w/Children 17 4% 315 5% 11,054 8%
Large Family Househalds (5 persons+) 60 14% 936 15% 19,589 15%

Housing Characteristics Number % Number % Number %o

Occupied Housing Units 47 54% 6,558 94% 130,403 97%
Owner Occupied 335 76% 4,570 70% B4,994 63%
Renter Oceupled az 19% 1,988 30% 45,409 34%

Vacant Housing Units 25 6% 400 6% 4,110 3%
Available For-Rent 11 2% 102 1% 1,758 1%
Migrant Farmwarker Units - 0% 30 0% 3z 0%
All Other Units 14 3% 277 4% 2,320 2%

Total Housing Units 442 100% 6,967 100% 134,513 100%

Sources: 2000 U.S. Census STF1A, Census Block Data, Bay Area Economics, 2001,
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Olive School

Olive Schootl is the northernmost community discussed in this section, Olive School is west of
Highway 505 and south of Putah Creek. Olive School 1s primarily zoned rural residential with a
minimum parcel size of 2.5 acres. Olive School also includes rural residential areas with a
minimum parcel size of 5 acres and exclusive agricultural areas with a minimumn parcel size of 20
acres.

There are 291 persons residing in Olive School and 122 total housing units. As shown in Table
207, Ohve School has a slightly smaller proportion of female-headed households than the
unincorporated population in general, representing four percent of the total households in Olive
School compared to five percent in the greater Unincorporated Area. Olive School households
are also less likely to be single person households than households in the Unincorporated Area
overall, and simultaneously, are less likely to be large family households (family households with
five or more persons) than both Unincorporated Area households and County households. On
average, Olive School households tend to be smaller than Unincorporated Area households and
County households, averaging 2.50 persons per households compared to 2.88 persons per
household for the Unincorporated Area and 2.90 persons per houschold for the County overall.
Olive School residents are more likely to be seniors than the County overall with 15 percent of
Olive School residents 65 years and older compared to nine percent for the County overall.

According to the 2000 U.S. Census, Olive School households are significantly more likely to own
their homes than Unincorporated Area households and County households overall.
Approximately 81 percent of Olive School households own their home compared to 70 percent of
Unincorporated Area households and 63 percent of County households. Olive School also has a
slightly lower proportion of vacant housing units compared to the Unincorporated Area, with
three percent of its housing stock vacant.
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Table 20j: Olive School Population, Household, and Housing Characteristics (2000 U.S. Census Results)

Olive School Unincorporated Area Solano County

Population Characteristics Number e Number i Number %
Persons under 18 52 18% 4,974 26% 111,852 28%
Persons 18 ta 65 184 67% 12,042 62% 245,264  B2%
Persons 65 and older 45 15% 2,306 12% 37,426 8%
Total Population 291 100% 18,322 100% 394 542 100%
Heusehold Papulation 291 100% 18,729 897% 378,568 06%
Group Quarter Population - 0% 583 3% 15,974 4%

Household Characteristics Number % Number % Number %
Average Hausehold Size 25 NIA 2,88 N/A 2.90 N/A
Tetal Households 118 100% 6,558 100% 130,403 100%
Singte-Person Households 17 14% 1147 17% 25,525 20%
Family Households 94 BD% 5,006 78% 87,375 75%
Femaie-Headed Househelds w/Children 5 4% 3Ms 5% 11,054 B%
Large Famlly Households (5 persons+) 7 6% 866 15% 19,589 15%

Housing Characteristics Number % Number % Number %
Occupied Housing Units 118 97% 6,558 94% 130,403 7%
Owner Oceupied 89 B1% 4,570 70% 84,854 63%
Renter Occupied 19 16% 1,988 30% 45 405 34%
Vacant Housing Units 4 3% 408 6% 4,110 3%
Available For-Rent - 0% 102 1% 1,758 1%
Migrant Farmworker Units .- 0% 30 0% 32 0%
Al Other Units 4 3% 277 4% 2,320 2%
Total Housing Units 122 100% 6,967 100% 134,513 100%

Sources: 2000 LS. Census STF1A, Census Block Data, Bay Area Economics, 2001,
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Elmira

Elmira is located east of Vacaville between Fry Road, Lewis Road, and Interstate 80, adjacent to
the Southemn Pacific rail line. The Elmira Community contains approximately 500 acres. The
Elmira townsite 1s designated suburban residential and mneighborhood commercial and the
surrounding area is designated intensive agriculture. The townsite is primarily zoned residential
estate with a minimum parcel size of ¥4 acre and single-family residential with a minimum lot
size of 5,000 square feet. Elmura also contains approximately three acres of neighborhood
commercial zoned land and 12 acres of general manufacturing zoned land for a wood treating
facility.

Approximately 205 people live in Elmira’s 92 housing units. About 25 percent of the residents
are under 18 years of age and approximately eight percent are 65 years and older. As shown in
Table 20k, Elmira has roughly the same proportion of female-headed households as the
unincorporated population in general, representing six percent of the total households with five
percent in the Unincorporated Area.  Elmira households are more likely to be single person
households than households in the Unincorporated Area overall. There is a smaller proportion of
large family households (family households with five or more persons) than both Unincorporated
Area households and County households. On average, Elmira households tend to be smaller than
Uninecorporated Area households and County households, averaging 2.4 persons per household
compared to 2.88 persons per houschold for the Unincorporated Area and 2.9 persons per
household for the County overall.

According to the 2000 U.S. Census, Elmira households are less likely to own their homes than
Unincorporated Area households and County households overall. Approximately 51 percent of
Elmira households own their home compared to 70 percent of Unincorporated Area households
and 63 percent of County households. FElmira also has roughly the same proportion of vacant
housing units compared to the Unincorporated Area, with seven percent of its housing stock
vacant.
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Table 20k: Elmira Population, Household, and Housing Characteristics (2000 U.S. Census Results)

Elmira Unincorporated Area Solano County

Population Characteristics Number % Number % Number %e
Persons under 18 a1 25% 4,4974 26% 111,852 28%
Persons 18 to 65 137 67% 12,042 62% 245,264 82%
Persons 65 and older 17 8% 2,308 12% 37,428 9%
Total Population 205 100% 15,322 100% 394,542 100%
Household Population 205 100% 18,729 97% 378,568 96%
Group Quarter Population - 0% 593 3% 15,974 4%

Househoid Characteristics Number % Number % Number %
Average Household Size 2.4 N/A 2.88 NIA 200 h/A
Total Households 86 100% 6,558 100% 130,403 100%
Single-Person Households 31 36% 1,147 17% 25,525 20%
Family Households 52 60% 5,006 76% 97,375 75%
Female-Headed Households w/Children 5 6% 315 5% 11,054 8%
Large Family Households {5 persans+) g 10% 856 15% 19,589 15%

Housing Characteristics Number % Number % Number %
Ocoupied Housing Units as 893% 5,558 84% 130,403 97%
Qwner Occupled 47 51% 4570 70% 84,994 63%
Renter Occupied 39 42% 1,988 30% 45,409 34%
Vacant Housing Units 5] 7% 408 6% 4110 3%
Available For-Rent 4 4% 102 1% 1,758 1%
Migrant Farmworker Units - 0% 30 0% az2 0%
Ail Other Units 2 2% 277 4% 2,320 2%
Total Housing Units g2 100% 6,967 100% 134,513 100%

Seurces: 2000 LS. Census STFiA, Census Block Data, Bay Area Economics, 2001,

71






Governmental and Non-Governmental Constraints
Market Constraints on the Production, Improvement, and Maintenance of Housing

The major factors within the private market system that contribute to the direct sale price or rental
cost of new housing include land costs, site improvement costs, construction costs, fmancing
costs, sales costs, and profit.

Land Costs. Due to the very limited data available on vacant residential property sales within
the Unincorporated Area over the last year, BAE contacted housing developers that work in the
Unincorperated Area to ascertain a range of residential land costs in the Unincorporated Area.
Based on the limited land sales and discussion within residential developers, land costs vary
greatly, from as low as $3.00 per square foot to as high as $40 per square foot. Developers
indicated that land prices tend to be slightly lower in eastern County areas compared to land near
Vallejo, Benicia, and Fairfield.

Construction Costs.  BAE estimated construction costs for single-family, townhome,
multifamily, and manufactured home construction. According to the 2007 R.S. Means,
Construction Costs Manual and discussions with local developers, the average construction cost
for a 1,600 square foot single family unit is approximately $170,000 or $106 a square foot, plus
another $34,000 in soft costs, excluding infrastructure, impact fees, and developer profit.lE
Townhome construction costs are slightly less than single-family construction costs at
approximately $95 per square foot. Soft costs for owner-occupied townhomes are higher overall
than for renter-occupied townhomes. This is due partly to the increased cost of construction
defect liability insurance for multifamily units intended for sale, due to the prevalence of
litigation associated with this product type. After comparing the /997 R.S. Means, Construction
Costs Manual and receiving qualitative data on local and regional housing developers, it appears
construction costs increased considerably over the last four years, due in part to increased
canstruction demand. In the short term, construction costs may decrease as the economy slows
and demand for building materials and labor decreases, but overall, developers should not
anticipate a significant reduction in costs that would subsequently reduce the cost of building new
housing,

Manufactured homes can provide significant savings in overall housing cost compared to
traditional stick-built construction. According to Victory Manufactured Homes, a 1,500 square
foot single level home averages $55 per square foot, excluding delivery costs. When including
total delivery, site preparation, set-up, and developer fees, manufactured homes average
approximately $100 per square foot, which is approximately 60 percent the cost of conventional
stick built housing.

Financing. Prevailing low inflation rates and other favorable economic conditions since the early
1990°s have helped to produce relatively low real estate interest rates. Recent single-family
mortgape rates range from 6.25 percent to eight percent, depending on the terms of the loan.
Long-term loans for multifamily developments range from as low as 6.5 percent to over ten
percent. With these relatively low rates, finance costs do not create a severe constraint to housing

k]
See Appendices E for a summary of development assumptions.



production from the standpoints of development costs, homeownership affordability, or operating
costs for multifamily projects.

Overall Housing Production Costs. Based on the factors discussed above, and including land
costs, impact fees, hard costs, soft costs, and developer profit, it is estimated that the cost to
produce a single-family detached home of approximately 1,600 square feet on a relatively small
lot (eight to ten dwelling units per acre) is at least $280,000. The total manufactured housing cost
for a similar sized home and lot (1,500 square feet at eight dwelling units per acre) range from
$160,000 to $180,000 per unit, For multifamily units developed at 20 dwelling units per acre, the
estimated production cost is $140,000 to $180,000 per unit.

Governmental Constraints on the Production, Improvement, and Maintenance of Housing

Local government has few direct influences on housing production cost factors. The one direct
cost affected by local agencies is fees. Lot improvement costs are indirectly influenced by local
standards for streets and other site improvements. Planning densities also indirectly affect
housing costs. The potential for using these governmental influences on housing costs to lower
costs will be discussed in more detail in the Housing Program section of the forthcoming
complete Housing Element Update. These examples represent constraints to housing production
that local government can influence, to some extent, by policies and regulations. Among these
are land use and development controls, building codes and their enforcement, site improvements,
fees and local processing and permit procedures.

Land Use Controls. The County's land use controls offer limited options for new construction of
low- and moderate-income housing. The County's land use policies are firmly based upon the
goal of urban development occurring in urban areas, principally within the seven cities in the
County.

Zoning Regulations. Most of the land in the Unincorporated Area is designated for agriculture.
Where land is designated for residential use in the Unincorporated Area, the County's zoning
ordinance contains several provisions that remove land use constraints. While residential units
are allowed in other zoning categories, the principal zoning categories that allow for residential
development are agricultural, rural residential, residential estate, one family residence, duplex
residence, and muliiple residence.

Accessary units are permitted in exclusive agriculture zones and secondary dwelling units and
companion living units are permitted in residential zones with the exception of multiple residence
districts and duplex residence zones. Accessory units and secondary dwelling units are limited in
size and may be attached or unattached to the existing unit. Manufactured housing is permiited in
residentially zoned areas but must adhere to the same site requirements as any other residential
building constructed on 4 residential lot.

Solano County Measure A. Measure A is a voter initiative that was passed by the voters in 1984
and was reintroduced by a citizens committee in 1994 as the Orderly Growth Initiative. In 1994,
the Orderly Growth Initiative was adopted by the Board of Supervisors and codified into the
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General Plan. The General Plan restricts the conversion of land designated agriculture or open
space in the County’s land use plan to higher density residential uses. The General Plan allows
up to 50 acres of agriculturally zoned land to be converted for residentially zoned uses if the
following criteria are met:
a. The land is immediately adjacent to comparably developed areas that have available
services with sufficient capacity to provide services to the proposed converted site.
. The annexation of the site is not appropriate or possible.
c. All residential units constructed at the site will be affordable to very low-income and
low-income households per the Housing Element,
d. There is no existing residentially designated land available for low and very low-income
housing,
e. The redesignations of land and the construction of very low and low-income housing are
required to comply with state law requirements for provisions of such housing.

Agricultural lands can also be redesignated to rural residential uses at densities of one unit per 2.5
or five acres if the following criteria are met:

a. The higher density will not constitute or encourage piece-meal development.

b. The land is not defined as prime agricultural Jand.

c. The land is not suitable for agricultural due to poor soil, drainage, or terrain.

d. The conversion will not interfere with nearby agricultural uses,

While the General Plan does allow for the conversion of agricultural land, the conversion must
meet a number of criteria that make any conversion of agricultural zoned land to higher density
residential difficult. In summary, while Orderly Growth Initiative intends to limit sprawl and
prevent the conversion of open space and agricultural land, the mitiative also inhibits the ability
to build housing at urban densities in the Unincorporated Area.

Building Codes. Solano County has adopted two amendments to the Uniform Building Codes
that address residential structures. The first requires that all materials applied as roof covering
shall have a fire rating of class “B”. This requirement is to address health and safety by reducing
the potential for the loss of the structure as a result of grass and wild land fires. This change in the
code does not result in a significant increase in the cost of residential structures and will result in
a greater protection of structure during grass and wild land fires. The second amendment allows
the use of a “standard plan” which allows an approved pian to be used on separate parcels which
reduces the cost of the Plan Review Fee for each identical structure.

The Cordelia Fire Protection District, Dixon Fire Protection District, and Vacaville Fire
Protection District have each amended therr fire codes to require residential sprinkler systems
within their Districts. Because of limited water supplies and longer response times to locations
within the unincorporated area, these districts have imposed this requirement to address health
and safety concerns. While residential sprinkler systems increase the cost of residential units,
these fire districts have determined that the increased safety and fire protection provided by the
sprinkler systems out way the increased cost of the residence.

1%
Agricultural lands include Intensive Agriculture and Extensive Agriculture land use designations. Open
Space lands include Park and Recreation, Watershed and Marsh land use designations.
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Code Enforcement, Code enforcement within Solano County is conducted on a complaint basis.
The County seeks voluntary compliance whenever possible. Legal action is only taken when all
voluntary options have been exhausted. Typically upon receipt of a complaint, an inspection is
made with the property owner or tenant and a violation notice describing any violations,
necessary corrective actions and time frame for correcting the violations is issued. The property is
re-inspected and if violations have not been corrected a second notice is issued. If after the third
notice the violations have not been correct, the complaint is referred to County Counsel for legal
action.

Site Improvements. The zoning district regulations set forth the basic site improvement
requirernents, which are summarized in Table 21. These regulations are standard requirements.

Table 21A summaries the County Road Improvement Standards. No road improvements are
required for subdivision of properties under the A-20, A-40, A-80, A-160 zoning districts.
Properties zoned RR-10 and RR-5 are required to meet private road standards if parcels do not
front on a county public road but no public road improvements are required for subdivision.
Subdivisions of properties zoned RR 2- 1/2 or greater density are subject to the public road
mmprovement standards and properties zoned RE-1/2 or greater density required concrete curbs,
gutters and sidewalks,

These improvement standards for subdivisions are equal to or less than those required in
surrounding counties and cities and are not considered to be a constraint to residential
development and the cost of housing,

Fees. Solano County's building and planning fees are shown in Appendix F. Building permit
fees are based upon the Uniform Building Code and are set at levels designed to offset the
County’s cost to monitor building construction activities. Planning fees are also set at or below
cost-recovery levels. County planning fees vary by area, development type, and any special
investigations necessary to process the application. This is common practice in most
jurisdictions. Impact fees are established based at the levels deemed necessary to offset the cost
of providing new development with required infrastructure and public facilities, in accordance
with the nexus requirements of AB 1600. Based on information furnished by the County
Department of Environmental Management, the total planning and building fees for a 1,500
square foot single-family home within English Hills are $18,246 per unit. Fees within Solano
County can vary by area with total planning and building fees for 1,500 square foot single family
home ranging between $13,322 in Unincorporated Areas with no road benefit fee to $18,336 in
Green Valley with a road benefit fee. Residential fees also vary by school district because school
districts within the County charge different fees that range as low as $2.05 per square foot of
living area to as high as $7.25 per square foot of living area due to Mello Roos fees (See
Appendix F-4).

Relative to fees charged in many other jurisdictions, Solano County development fees are below
average. As shown in Table 22, most cities in Solano County charge higher fees for residential
development. This can be partially attributed to water and sewer hook-up fees, which the County
does not charge to residential builders that are building onsite septic and well systems, The lower
permit costs will therefore be at least partially offset by increased construction costs.
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Fees for processing various types of planning applications are provided in Appendix F-5. These
fees are set at cost recovery levels based on the average cost of processing the various types of
planning applications. These fees are comparable to those of surrounding communities and are
not considered a constraint to residential development.

Permit Processing. The permit approval process can have an effect on housing costs. Lengthy
processing of development applications can add to construction costs. Expediting review of
developments that will offer lower and moderate-income housing could be an incentive, The
planning department complies with the Permit Streamlining Act, which sets deadlines for plan
review. In the case of subdivision applications, the planning department has 30 days after the
application is submitted to find if the application is complete.

In the case of parcel map subdivision (a subdivision resulting in four or fewer parceis), once the
application is complete, the Department of Environmental Management will normally take
between 60 to 90 days to process the Tentative Parcel Map, allowing time for review by all
pertinent agencies. Tentative Parcel Maps are subject to a public hearing by the Zoning
Administrator prior to approval. Once a Temtative Parcel map is approved, the applicant
generally has two years to finalize this action through recordation of a Parcel Map, which is
processed through the Department of Transportation (unless a Parcel Map waiver is approved, in
which case the Tentative Map is finalized through recordation of a Certificate of Compliance).

A Final Map subdivision (a subdivision of five parcels or more) is processed generally in the
same way as a parcel map subdivision, except that a Tentative Map is subject to review by the
Solano County Planning Commission as the “advisory agency”, and is subject to approval by the
Board of Supervisors. Once a Tentative map is approved, the applicant generally has two years to
finalize this action through recordation of a Final Map, which is also processed through the
Department of Transportation. All Parcel Maps and Final Maps are approved by the Board of
Supervisors. Based on experience, the Department of Environmental Management estimates the
average final map subdivision application will take anywhere between six to eight weeks longer
than the parcel map subdivision process.

(See Appendix G for a detailed matrix of the development approval process)

Both parcel map and final map subdivisions usually require a Negative Declaration of
Environmental Impact, before they can be approved, although in some cases both parcel map and
final map subdivisions may be required to obtain an Environmental Impact Report.

After the applicant completes the subdivision process, the applicant can submit a building permit
application to the Department of Environmental Management’s Building and Safety Division.
The applicant must submit four sets of plans and normally takes up to two weeks or 10 business
days for review. The plans also must be submitted to the fire district, Environmental Health
Services Division, and to the Planning Services Division for approval. Overall, the Building and
Safety Division estimates a complete building permit application takes approximately one month
to process before a building permit is issued.

In total, approval for construction of a single-family housing unit in an area zoned for single-

family housing development typically take 12 to 16 weeks, assuming no special conditions.
Since the first of January 1999, the fastest residential approval took only 14 calendar days while
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the slowest residential approval took 411 calendar days. Interviews with residential builders
indicated that the Unincorporated Area approval process and timeline was comparable to other
jurisdictions within the County.

In some cases, properties must be rezoned to a residential zoning district consistent with the
General Plan prior to subdivision. The County will process rezoning applications concurrently
with subdivision applications and can be processed within the same time periods as subdivisions.
Rezoning applications are subject to environmental review. The environmental documents
prepared for the rezoning applications also incorporated the subdivision into the same
environmental document.

Multi-family project are allowed uses with the RM zoning districts subject to a building permit,
which are processed in the same manner and timeframe as building permits for single-family
housing units. As part of the building permit review process, the proposed landscape plans for a
multi-family project would be reviewed. There are no other permits or reviews that are required
that would act as a constraint to the provision of multi-family housing.

Infrastructure Availability. A scarcity of community water and sewer facilities in the
Unincorporated Area is a constraint on the production of any significant quantities of new
housing, especially housing constructed at densities that could be affordable to lower- and
moderate-income households. While rural residential development on larger parcels can rely on
septic systems for sewage disposal, single-family and multifamily development at urban densities
must be connected to public sewer systems. In Solano County, these only exist in Homeacres,
Starr Subdivision, Cordelia, Rockville Corners and Elmira. While rural residential parcels can
often be supplied with potable water using on-site wells, producing housing at urban densities in
general, and affordable housing in particular, community water is normally a necessity for
producing housing at urban densities in general and affordable housing in particular. Because
such utilities are not available except in Homeacres, Starr Subdivision, and Green Valley area
supplied by the City of Vallejo; the Rural North Vacaville Area supplied by the Rural North
Vacaville Water District, and certain areas within the Solano Lrigation District (SID) including
Elmira, Gibson Canyon, Qual Canyon, Blue Ridge Oaks, Pleasant Hills Ranch, and Vaca Valley
area. Many of the areas served by SID are provided water with on site treatment system. New
requirements currently limit SID’s ability to provide additional water service connections with on
site treatment systems until new water quality standards are met. City and LAFCO servicing
polices today limit the extension of sewer and water service beyond current city boundaries. This
limits the County’s ability to provide addition water and sewer service to the unicorporated area

Qther Constraints. The Unincorporated Area currently has limited vacant land zoned for
multifamily development in the Homeacres area. While Solano County and local jurisdictions
agree that development should occur within city boundaries, the lack of land zoned for
multifamily development in the Unincorporated Area significantly inhibits lower cost housing
construction. In addition, affordable housing deveiopers, in interviews conducted with BAE,
cited the lack of available funding assistance in Solano County as an impediment towards the
construction of subsidized affordable housing.

Analysis of Potential Constraints Upon the Development, Maintenance, and Improvement
of Housing for Persons with Disabilities. The State of California recently amended housing
element law (Government Code Section 65008) to require local jurisdictions to analyze potential
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and actual constraints upon the development, maintenance, and improvement of housing for
persons with disability as part of their housing element updates. This includes reviewing
permitting processes, zoning, and building codes and jurisdictions’ ability to respond to housing
needs for persons with disabilities. In compliance with these new requirements, Solano County
reviewed its permitting process, existing zoning regulations, and building codes for their ability to
accormmodate housing for persons with disabilities.

Building Regulations. Solano County adopted the California Uniform Building Code in 2001,
which includes accessibility requirements for commercial and public buildings. The County has
had very few, if any requests to retrofit existing commercial buildings in the Unincorporated
Area; bt such retrofits would need to be in ACA compliance. In general, the County does not
receive many —if any- requests for permits to retrofit homes for disabled access or create group
homes for the disabled. This is likely due to the fact that many services that would be desirable
for disabled people do not exist in the more rural unincorporated areas (e.g.: public transit,
commercial centers, community centers, etc.) and these services are more conveniently available
within the incorporated areas of the County.

The County’s building regulations make provisions for the retrofit of homes and the construction
of new homes for disabled. Any application for retrofit of homes or the construction of new
homes for disabled persons would be processed as any building permit with no additional
requirements. The County’s building regulations do not act as a constraint on the provisions of
housing for persons with disabilities.

Site Development Standards. Furthermore, retrofitting homes for disabled access in the County
would not normally violate set-back regulations, as existing lots are sufficiently sized and set-
back requirements are sufficiently shallow to accommodate wheelchair ramps in most cases. In
those unique cases where, due to lot size and building placement in relation to set-backs it is
necessary to build a wheelchair ramp within the required set-back area, wheelchair ramps would
likely be low enough so as not to require that the wheelchair ramp comply with set back
regulations. Such applicants would need a building permit for the improvements, just as other
property owners would require a building permit for most building improvements. If a wheel
chair ramp could not meet set_back requirements, provisions in the zoning code provide for
unenclosed porches or stairwavs to extend into set back areas. These provisions have been
interpreted to include structures for disabled access. However, as part of the zoning code npdate,
the code will be amended to clarify that facilities to provide disabled access for residential and
commercial structures may encroach within the required set back areas. With the proposed
amendment to the zoning code, the County’s site development standards wil| not act as a

constraint on the provisions of housing for persons with disabilities.

Zoning Restrictions. The County allows by right group homes of six persons or less within
single-family zones. Group homes of six persons or less have the same parking requirements as
conventional single-family units. The zoning ordinance permits community care facilities for
seven or more people in residential zoning districts (RR, RE, RS, RD, RM), subject to a
conditional use permit. Conditional use permits require a public hearing with public notice. As
part of this process, the Planning Commission establishes parking requirements after determining
actual parking need; thus, projects that would generate minimal parking demand would not be
held to “standard” parking requirements that might represent an un-necessary constraint.
Community care facilities are defined as “any facility, place or building for seven or more
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persons which is maintained and operated to provide non-medical residential care, day care, or
home finding agency services for children, adults, or children and adults; including but not
limited to the physically handicapped, mentally impaired or incompetent persons; and includes
residential facility, residential care facility for elderly, day care center, home-finding agency, and
foster family home.” The ordinance requires that “community care facilities shall not be located
on any ownership within four hundred feet of any other ownership containing a community care
facility...” The number of persons under care living in such facilities shall not exceed three
percent of the total unincorporated population within the census tract where the facility is located.
If not already obtained, state authorization, certification or licensing by the appropriate agency is
required within six months of issuance of a use permit. If not obtained within six months, the use
permit becomes null and void.

Through the conditional use permit process, the County is able to ensure that a proposed location
is best suited for larger group homes 7 person or greater and that no residential neighborhood
overly impacted with Community Care Facilities. The requirements for a conditional use permit
for community care facilities do not act as a constraint on provision of larger group housing for
persons with disabilities. The county has not had to deny permission to any propesed community
care facility because they could not locate a suitable site that complied with the requirements
stated above. However, the County will further review the provisions for community care
facilities including facilities for persons with disabilities as part of the County Zoning Code
update.

The Zoning Code currently defines Family as “One or more persons occupying a premises and
living as a single, nonprofit housekeeping unit as distinguished from a group occupying a hotel,
club, fraternity or sorority house.. Family shall be deemed to include necessary servants.” The
County will review it’s definition of Family as part of it’s Zoning Code update.

The County specifically addresses disabled persons within its public hearing notices with the
following or similar insert: “The County of Solano, in compliance with the Americans With
Disabilities Act of 1990, will provide accominodations for persons with disabilities who attend
public meetings and or participate in county sponsored programs, services, and activities. If you
have the need for an accommodation, such as, interpreters or materials in alternative forma,
please contact Kristine Letterman, Department of Envirommenial Management, 601 Texas Street,
Fairfield, C4 94533, (707) 421-6765."

Assisted Units at Risk of Conversion to Market Rate

BAE has reviewed the list of federally assisted projected provided by HUD as part of locating any
subsidized projects that may be at-risk of conversion to market rate. Based on this review and
conversations with local planning staff, Solano County does not have any subsidized projects in
the Unincorporated Area.

Although Solano County does not contain subsidized units within the unincorporated area that are
at risk of conversion to market rate, there are other affordable units that could be converted to
above moderate-income housing. First, the county has two mobile home parks, Gandy Dancers
and Neil’s Vineyard, that if redeveloped would displace existing low- and moderate-income
households. These parks were originally established as Recreation Vehicle parks under the

79



County’s Park zoning district. Under the County’s current Park zoning, the sites are protected
from conversion to other residential lands uses, but could be converted to other commercial
recreation land uses. The County recognizes state law which requires the mobile home park
property owner must provide notification to the local jurisdiction of any sale that would displace
park residents. The Housing Element directs the County to require the replacement of these
affordable units if a park is converted to non-affordable housing or other uses.

Second, the County has established requirements rent limitations agreements under the County’s
Housing Rehabilitation Program in the Homeacres and Starr Subdivision area. Under the
Rehabilitation Program, 14 rental units were rehabbed and are subject to the agreement. Under
the agreement, the rents must remain affordable for a period of 15 years. To insure compliance
with these agreements, the County has contracted with Mercy Housing to monitor landowner
compliance with the agreements. No of the rent limitation agreements will expire during the
planning time period.
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TABLE 21A

SUMMARY OF ROAD IMPROVEMENT STANDARDS

Average Traveled Paved Graded Total Surface Right of
Daily Traffic Way Shoulder Shoulder Way
PUBLIC ROADS

250 OR less 20° - 4’ 28’ AC 60°
251-750 24 - 4’ 32 AC 60’
751-4,000 24 2’ 4’ 36° AC 70°
4,001-10,000 24° 4 4 40° AC 80°
More than 10,000 48 8’ 4 72 AC 100°
PRIVATE ROADS

1 parcel (no requirements) 50°
2-10 parcels 20° - 4’ 28’ CS 50°-60°
11 or more parcels (same as public road requirements)

EMERGENCY ACCESS ROAD
122 - - 12° AB 30°

Notes:

i. All figures are minimums. Roadway widths shall be increased to accommodate on-street
parking and/or designated bicycle routes, where warranted. Roads in areas planned or
zoned for commercial or industrial uses shall have a width of traveled way and right-of-
way four feet greater than the minimums shown in the table above. The Director of
Transportation may, where warranted, impose additional or more stringent standards
beyond those shown here.

2

For surface type, AC indicates asphalt concrete pavement, CS indicates double chip seal,
and AB indicates compacted Class 2 aggregate base.

3. Residential streets in areas zoned for RE-1/2 or greater density shall have concrete curbs,
gutters and sidewalks. Concrete curbs, gutters and sidewalks shall also be installed where
a significant number of other properties in the neighborhood have existing curbs, gutters
and/or sidewalks, in commercial and industrial areas where warranted, and in other areas
where required by the Director of Transportation. Roadway widths in areas with curbs,
gutters and sidewalks shall be increased to accommodate on-street parking, where
warranted.
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Table 22: North Bay Residential Development Fee Survey

Approximate Fee Levels

Jurisdiction SFR/Unit MFR/Unit Comments

SOLAND COUNTY JURISDICTIONS

Solano County 318,248 n, avall. Fees jnclude schoal fees and road benefit district. Assumes
1,500 square foot, 3 bedroom/2 Bath floorplan. See Appendix C
for getails.

Fairfield 30,000 186,000 Fees consist of water connection, parks & recreation, sewer

connection, school and county fees. The SFR assumes a
1,700 sq. ft. house The MFR assumes a 2 bedroom apt,

Vacaville $28,908 n. avail. Schaool fees are not collected by the planning depariment.
They are $2.05/sq foot (included in total &t left).

Dixgn n. avail. n. avail. Information not avaitable at time of survey,

Rio Vista $25,058 $18,171 Fees include water, sewer, traffic, municipal park and school
fees {which are not coliected by the planning department).

Benicia $33,200 521,744 According to Building staff, 2 2500 sq. ft. SFR was about
$26,500 excluding schoot Impact fees. Schoal impact fees
are $2.68 per sq, it

NAPA COUNTY JURISDICTIONS

City of Napa $21,000-528,000 $13,000-515,000 These figures are estimates which include outside fees on
typical residential developments. Outside fees include schoaol
and sanlitation fees.

8t Helena n. avail. n. avail, City in process of putting info. together at time of survay.

American Canyaon $20,000-$25,000 n. avail. MFR fees not included since there have been no MFR
developments since incorporation. Fees include huilding
permit, plan check, sewer & water cannection, parkftraffic
fees, inspection fees, and traffic/mitigation fees.

Calistaga $30,000 30,000 These figures are estimates which inciude outside fess,
Outside fees include building permit, schoo! mitigation (sg.
ft.) water, sewer, and public safety (based on valuation of the
property)

Yountville 515,390 $11,450 Fees include water connection, traffic mitigation, sewer, and

utility connection fees. School impact fees are $2.05/sq ft.
and are caloulated into the overall cost afong with CDF fees
{which are not collected by the planning department).

SONOMA COUNTY JURISDICTIONS

Unincarperated Sonoma County $17,33B-$31,631 n, avail. According to staff, a more definitive total could not be
determined because of the wide variation of costs for various
development impact fees.

Petaluma 322,298 519,349 Petaluma assumes a 1400 sq. ft SFR unit,

Santa Rosa 523,915 n. avail. Santa Rosa has not calculated the toial impact cost for
muitifamily residential development. The figure quoted for
5FR is in the southwest area of Santa Resa, Elsewhere,
costs can be as low as $17,815 per SFR,

Windsor $31,481 $23,588 Fire fees $503/unit (SFR) & $347/unit (MFR) & school $2.05/
sq fl.

Cotat $23,795 $12,302

Rohneri Fark $13,277 $9,658 includes water connection, traffic signal, sewer connection,

waste/conservation, capital outlay and school/park.
$1.65/sq ft after 500 sq ft. for school impact fee

Sources; Planning and building depariments of surveyed jurisdictions; Bay Area Economics, 2001,
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Opportugities for Energy Conservation

With respect to residential construction, opportunities primarily take the form of construction of
new homes using energy efficient designs, materials, fixtures, and appliances, or retro-fitting
existing homes to be more energy efficient (e.g., weather stripping, upgrading insulation,
upgrading to more energy efficient fixtures and appliances). At a mimimum, new housing
construction in Solano County must comply with the State of California Title 24 energy
efficiency standards. These requirements are enforced through the building plan check process.

In addition to the design and construction of individual buildings, the development industry is
becoming increasingly aware of opportunities for energy conservation at the site planning level
and even at the community planning level, New developments are increasingly being planned so
that building orientations will take advantage of passive solar energy benefits. Larger scale land
use planning is increasingly considering benefits of compact urban form (i.e., higher densities) as
a means to reduce auto dependency for transportation, and the benefits of mixed-use land use
patterns to make neighborhoods more self-contained so that residents can walk or bicycle to
places of work, shopping, or other services. Compact urban development patterns are necessary
to improve the effectiveness of buses and other forms of public transit. If effective public transit
15 available and convenient, energy will be conserved through reduced auto use.

In addition to the Orderly Growth Initiative, the County and jurisdictions within the County have
followed a general policy of discouraging urban level development outside of existing urban
areas. While the impetus behind these policies was to reduce the consumption of agricultural
land and lower infrastructure costs, an ancillary benefit is that these policies promote energy
efficiency because they encourage new development to locate near existing community facilities,
employment centers, and public transportation routes.
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Appendix A: Definitions
Terms Related to Households
Household: All persons occupying a single dwelling unit.
Family Household: Two or more related persons occupying a dwelling unit.

Non-Family Household: A single person living alone, or two or more unrelated persons sharing a
dwelling unit,

Large Fanuly: A family of five (5) or more persons.
Elderly: Persons 65 years of age or older.

Disabled: Persons legally defined as having a physical impairment or mental disorder which is
expected to be of long continued or indefinite duration and is of such a nature that the person’s
ability to live independently could be improved by more suitable housing conditions.

Very Low-Income Household: A household whose income, with adjustments for househiold size,
does not exceed 50 percent of the County median household income, as published annually by the
State of California, Department of Housing and Community Development,

Low-Income Household: A household whose income, with adjustments for household size, does
not exceed 80 percent of the County median household income, as published annually by the
State of California, Department of Housing and Community Development.

Moderate-Income Household: A household whose income, with adjustment for household size,
falls between 80 percent and 120 percent of the County median household income, as published
annually by the State of California, Department of Housing and Community Development,

Above Moderate-Income Household: A household whose income, with adjustment for household
size, is greater than 120 percent of the County median household income, as published annually
by the State of California, Department of Housing and Community Development.

Terms Related to Housing Units

Dwelling Unit: The place of customary abode of a person or household that is either considered to
be real property under State law or cannot be easily moved.

Affordable Housing: Housing Solano County households can buy or rent without paying over 30
percent of their income.
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Appendix B: Summary of Prior Housing Program Results
(For Period from January 1, 1990 through June 30, 2001)

1. Housing Conservation and Rehabilitation Programs.
Program la. Continue and expand housing rehabilitation programs.

Accomplishment: (See Table)

Number of Rehabilitated Units by Fundmg Source from 1992 to present

Income level CDBG" RDA" VHA”
Moderate 0 24 0
Lowto Very Low 10 79 0

Program 1b. Notify the public of available housing rehabilitation programs.

Accomplishment. Direct mailings to landowners and tenants within target areas, newspaper
advertisements, newspaper articles, and open houses.

2. Housing Costs.

Program 2a. Seek funding for low-income housing assistance through State and Federal
programs, County RDA, and Housing Authority.

Accomplishment. CDBG: $758,500 obtained from 1999 and 2000 disbursemenis. The entire
amount was available for housing rehabilitation projects. $234,065 spent from the 1999
disbursement. None of 2000 disbursement has been spent yet. All grants are awarded to low and
very-low income brackets (80 percent of median income and lower).

RDA: Mercy Housing California administers the County’s RDA fund of $1.8 million for the
Homeacres Neighborhood. Of this amount, $400,000 of housing set-aside funds remains to be
spent. More funding will become available from the Southeast Vallejo Redevelopment District.
Funds are available to all three income categories {(Moderate, low, and very low incomes).

Section 8: 250 units were funded for the 2001-2002 fiscal year: 21 units were funded by
certificates ($156,199), 229 units were funded by vouchers: ($1,721,883). In the future,
certificates will be done away with and only vouchers will be used.

For CDBG and RDA, same numbers as in Program la. For Section 8 (VHA), 21 units received
certificate aid and 229 units received voucher aid.

i}

1999 CDBG grants awarded to the occupant of the dwelling (whether tenant or owner). Occupant must be
dt low or very-low income level (defined as 80 percent of median income or lower).

Umts rehabilitated between 1996-1999. Moderate defined as more than 80 percent of median income;
low/very low defined as 80 percent of median income or lower. RDA projects are located in the Homeacres

neighborhood.
"~ VHA only administers the Section 8 program; it is not involved in County housing rehabilitation.
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Program 2b. Implement provisions of zoning code relative to manufactured homes, companion
living units, and secondary living units to provide housing opportunities for low and moderate-
income households.

Accomplishment. {See Tabie)

Completed dwelling units by type and year 1999 - November 2 2001"

Unit Type 1999 2060 2001
Single-Family 12 g 1
Manufactured

Single-Family Stick-Built 13 30 18
Secondary Living Unit™ 3 0 0
Guest House™ i 0 0
Farm Laborer HousingJﬁ 4 1 0
Companion Living Unit” 2 0 1
Caretaker Mobile 2 1 1
Total 37 40 31

Program 2c. The County will adopt an ordinance establishing a developer fee for the provision of
below market rate housing.

Accomplishment. The County does not typically receive major development proposals, therefore
the County never created this ordinance.

e

The abave numbers were derived through the following process: A query was performed in SCIPS, which
called up final building permits for all residential structures (categorized as either “New Single Family
Dwelling”, “Permanent MFG Home”, or “Mobile Home™). The resulting kst was compared with the
Planning Division’s “Permit Log,” a spreadsheet listing all building permits processed through the Planning
Division. The Permit Log provides a more specific description of the types of residential units applied for,
such as secondary living units, farm laborer housing, and companion living units. For this reason, the [ist
derived from SCIPS was cross-referenced with the Permit Log. Accessory units have not been constructed as
of November 2001 because they are have only recently been added to the zoning code.

* Secondary Living Unit Definition: One additional dwelling unit attached to the principal residence on the
same ownership, providing independent living quarters for rent, including sleeping, eating, cooking and
sanitation facilities except that detached units are permitted in the R-E and R-S Districts provided they are
connected to public sewer. Either the principal residence or secondary living unit shall be owner-occupied.
Qne parking space is required (covered or enclosed parking is preferred).

" Guest House Definition: Detached living quarters of a permanent type of construction, without kitchens or
cooking facilities, clearly subordinate and incidental to the main building on the same building site, and not
ta be rented, let or leased, whether compensation be direct or indirect.

26

Farm Labor Quarters Definition: Rooming houses and beardinghouses and mess halls for any number of
farm help customarily employed on land owned by the owner of the building site occupied by such houses or
halls.

27

Companion Living Unit. A termporary mobilehome subordinate to and detached from the principal
residence on the same ewnership providing independeat living quarters including sleeping, eating, cooking
and sanitation facilities for one or more adult persons who are 60 years of age or over, handicapped or
convalescent. Either the principal residence or companion living unit shail be owner occupied. One parking
space is required for each unit.
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Program 2d. The County will seek to expand its existing supply of assisted housing through the
development of programs in coordination with public and private non-profit housing agencies.

Accomplishment. The County has sought additional Section 8 housing resources. It also
contracts the administration of its CDBG and RDA activities to Mercy Housing California.

Program 2e. The County will support and coordinate with private non-profit housing groups in
the development of below market rate housing for low and moderate income households.

Accomplishment. The County has not coordinated with private non-profit housing groups in the
development of below market rate housing. See answer to Program 2d.

Program 2f. The County will work to ensure coordination between County and other public and
private housing assistance programs.

Accomplishment. Solano County works with the Continuum of Care and the Solano Safety Net
Consortium — Community Action Agency.

The Continuum of Care (C of C) functions primarily during the HUD funding period and lies
dormant in off periods. In the last 2-3 years, the C of C became a regularly scheduled meeting
once a month, tied into a Providers’ Meeting. During the HUD funding period, they meet
separately. During the HUD off period, the two meetings are combined. The C of C includes
representatives from Solano County cities, providers, the faith community, realtors, the business
comumunity, city officials (occasionally) County staff, etc.

The Board of Supervisors recently established the Solano Safety Net Consortium — Community
Action Agency (SSNC-CAA). This group functions with by-laws, a fiscal agent (the County),
staff, and regular monthly meetings. The SSNC-CAA is working with the various housing
authorities in the cities, community based organizations, and the faith community, to bring
together workshops and seminars centered on the housing issues facing Solano County. The first
workshop was held at the end of July (2001) and another is planned for February 2002. A
clearinghouse (the C-Star System) has been established for safety net issues, homeless issues, as
well as housing issues. The C-Star System will soon be operational and will be used to track
client needs throughout Solano County. The SSNC-CAA receives funding from CDBG, HUD,
FESG, EHAP, United Way and other sources. Funds are used to provide housing assistance (in
the form of rental assistance), hotel vouchers, tenant rights assistance, credit clean-up, budget
sessions, job developing, etc. These services are in place to keep housing clients in their homes.

Progiam 2g. The County will notify the public of available assistance programs in coordination
with city housing authorities, redevelopment agencies and other public and private agencies.

Accomplishment. VHA notifies Social Services, Commumity Action Council, and other welfare
and assistance agencies when it opens its Section 8 waiting list.
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3. Special Housing Needs.

Program 3a, The County will seek funding for special groups with specific demonstrated needs
through State and Federal housing programs and in the development of local housing assistance
programs through the County Redevelopment Agency and Housing Authority.

Accomplishment., The County obtained a CDBG grant to upgrade housing conditions at the
Dixon Migrant Center and rehabilitate twelve of its units. Improvements were related to water,
sewer, and road infrastructure, as well as gating. The State Department of Housing and
Community Development Office of Migrant Services contracted with the County to constructed
eight additional migrant housing units at the Dixon Migrant Center.

Program 3b. The County will continue to work with the Dixon Housing Authority in providing
farm labor housing, as well as, providing assistance to private individuals and organizations in
obtaining financial assistance for private farm labor housing.

Accomplishment. The County obtained a CDBG grant to upgrade housing conditions at the
Dixon Migrant Center and rehabilitate twelve of its units. Improvements were related to water,
sewer, and road infrastructure, as well as gating. The State Department of Housing and
Community Development Office of Migrant Services contracted with the County to constructed
eight additional migrant housing units at the Dixon Migrant Center. The Dixon Housing
Authority contracts with the Yolo County Housing Authority for administration of the Migrant
Center,

Propram 3c. The County will continue to assess the magnitude of the homeless problem and to
coordinate and promote housing assistance programs for the homeless through the Solano County
Homeless Task Force.

Accomplishment. The Homeless Task Force no longer exists.

The Community Action Council is trying to establish a new homeless task force that would
consolidate all homeless programs in the County. Solano County HSS recently hired someone to
act as liaison between the various homeless programs in the County.

Program 3d. The County will promote the use of community facilities and service agencies to
provide short-term emergency housing for the homeless (rotating church space, hotel/motel
vouchers, armories, public spaces, emergency shelters for natural disasters and special need
shelters such as battered women’s shelters, sober housing, etc.).

Accomplishment., HSS runs a winter shelter.

The Homeless Day Center, run by Youth and Family Services, was recently closed due to a lack
of funding.

Propram 3e. The County will continue to encourage non-profit housing development
corporations to promote, assist or sponsor housing for the homeless. The County will also
consider the feasibility of using its Community Development Block Grants (CDBG) and
redevelopment funding to provide redevelopment or seed money to assist non-profit agencies in
this effort.
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Accomplishment. Due to staff and budget constraints, the County took no action.

Program 3f. The County will seek to ensure coordination between County and other public and
private assistance programs for those with identified special housing needs.

Accomplishment. The Department of Health and Human Services runs a Family Self Sufficiency
Program which provides programs including: Section 8 vouchers, job training, and other social
services.

Youth and Family Services is working with the County. Youth and Family Services bought a
building in Vallejo with CDBG and HUD money. The building will be used as a six bedroom
transitional living center for women in recovery. Youth and Family Services is also negotiating
with a church in Homeacres to acquire land for a 30-unit (one, two, and three bedroom dwellings)
village for people in recovery. The village would include such on site services as a community
center, childcare facility, and job training.

Program 3g. The County will actively notify the public of available special assistance programs
in coordination with city housing authorities and other public and private agencies.

Accomplishment. Currently no notification has been made.

Program 3h. The County will seek funding to support fair housing counseling service agencies
operating locally, and it will publicize local policies and statements supportive of fair housing.

Accomplishment. The County does not provide such services.

4, Future Housing Development

Program 4a. The County will coordinate its planning and program efforts with the cities to
ensure that adequate quantities of various housing types are provided to meet the County’s total
projected housing needs.

Accomplishment. The County suggested a Joint Housing Element to the Cities, However, the
Cities did not censider the idea.

Program 4b. The County will continue to implement building and zoning codes to accommodate
manufactured dwelling units, secondary units and companion living units within the County.

Accomplishment. (See Table on page 81 in Program 2b Accomplishment explanation)

5. Housing Location, Density, and Timing.

Program 5a. The County shall complete the English Hills Specific Plan and Homeacres
Neighborhood Plan planning programs.

Accomplishment. The English Hills Specific Plan was completed August 1994. Its purpose was
to enable development in the English Hills that would be compatible with continuing agricultural
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operations, that would preserve the existing rural character of the area, and that would not exceed
the capacities of available water resources and public services. The plan was not adopted.

The Homeacres Neighborhood Plan was completed May 1993, It was intended as a basic
framework for housing rehabilitation, infrastructure improvements, and other neighborhood
improvement programs. Programs instituted by the Homeacres Plan would be funded by a
portion of the increment of taxes collected from the Southeast Vallejo Redevelopment District by
the City of Vallejo Redevelopment Agency, as per an agreement between the Redevelopment
Agency and Solano County. The Homeacres Plan was adopted, then unadopted in response to
lawsuits contesting housing developments and infrastructure improvements proposed in the Plan.
In place of the Homeacres Plan, the Board of Supervisors adopted a list of public facilities
projects that would be funded by the five million dollars agreed upon by the County and the
Vallejo Redevelopment Agency. Of the five million dollars, $3.2 million would go towards
public facilities improvements and $1.8 million would go towards housing rehabilitation. In the
coming years, more funding will become available for housing improvements through increment
financing of the Southeast Vallgjo Redevelopment District.

Program 5b. The County shall review residential projects for conformity with General Plan
policies.

Accomplishment. Residential projects are reviewed for conformity with the development
standards of the zoning district in which they are located. Zoning districts must conform to the
General Plan.

Program 5c. The County shall review General Plan amendments and development proposals for
conformity with Housing Element policies.

Accomplishment. The County reviewed the White Wing project for its conformity to Housing
Element policies. In general, residential development proposals are allowed only in conformance
with the Zoning Ordinance, which must conform to the General Plan.

6. Public Facilities and Services,

Program 6a. The County will undertake studies to identify those areas that may have insufficient
water supplies and to explore alternative solutions for providing water service. Particular
attention wiil be given to the following areas:

Green Valley-Rockville Area
Pleasants Valley Area

Accomplishment. No specific groundwater studies were conducted in the Green Valley-
Rockville or Pleasants Valley Areas.

The Rural North Vacaville Area was found to be water deficient. In the General Plan, significant
portions of the Rural North Vacaville Area are designated as residential areas. However, water
scarcity caused several existing residential wells to dry up and limited some residential property
owners from subdividing and developing their properties for residential use, consistent with the
General Plan. In response to these water supply issues, a new water district, the Rural North
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Vacaville Water District was approved through LAFCO and the County Board of Supervisors.
The water district was created in order to supply existing homes with adequate water and to
facilitate the development of new subdivisions consistent with the General Plan. The district is
currently under construction.

A USGS map (attached) indicates where likely groundwater supplies are located in portions of
the Pleasant Valley, Twin Sisters, and Rural North Vacaville Areas. Areas categorized as A and
B zones contain the most marginal water supplies. Developments proposed in these areas must
conduct water tests to demonsirate sufficient water supply.

Program 6b. The County will implement public facility improvements to address the identified
needs within the County residential areas.

Accomplishment. Generally, the County has taken no steps to improve public facilities in support
of residential development, although a few exceptions exist: the County has obtained funding for
road improvements in the Homeacres neighborhood; the County has established the Rural North
Vacaville Water District to address water deficiency issues.

Program 6c. The County will undertake studies of residential development and its impact on
County services and revenues in the unincorporated area.

Accomplishment. The County took no action.

Program 6d. The County will complete the English Hills Specific Plan which includes an
analysis of water supplies in the study area and solutions for providing water service; a program
for funding and providing public facility improvements and services to support residential
development in the area.

Accomplishment. The English Hills Specific Plan was completed in August 1994 but never
adopted, However, the Rural North Vacaville Water District was founded based on the findings
from the study.

Program 6e. The County will complete the Homeacres Neighborhood Plan, which will analyze
needed infrastructure improvements and housing opportunities within the cornmunity.

Accomplishment. The Homeacres Neighborhood Plan was completed May 1993. It was adopted
and then unadopted. The Board of Supervisors then adopted a list of public facilities projects that
would be funded by the five million dollars promised to the County by the Vallejo
Redevelopment Agency. Of the five million dollars, $3.2 miliion would go towards public
facilities improvements and $1.8 million would go towards housing rehabilitation. In the coming
years, more funding will become available for housing improvements through increment
financing of the Southeast Vallejo Redevelopment District.

7. Environmental Quality.
Program 7a. The County will establish and support a definitive program to reduce community

blight including a public/private program of trash removal and establishment of an ordinance for
the removal of abandoned and dilapidated housing units.
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Accomplishment. The County has a franchise agreement with a local sanitation company in the
Homeacres neighborhood and Starr Subdivision. The company provides five dumpsters per
quarter to the residents of the Homeacres subdivision as part of a clean-up and code enforcement

program.

The County established a paint grant and other housing rehabilitation funds using CDBG and
other public money.

Program 7b. The County will continue to enforce health, weed, fire and inoperative antomobile
abatement ordinances.

Accomplishment, Enforcement of Health Ordinances: The County enforces Section 17920.3 of
the California Health and Safety code regarding sub standard housing and enforces local County
regulations pertaining to septic and well systems. Enforcement occurs on a routine and complaint
basis. Complaints filed by the public are investigated by the Department of Environmental
Management. Routine enforcement occurs through the issuance of permits for wells and septic
systems. The Division of Hazardous Materials follows a similar course of enforcement for

hazardous materials issues.

Environmental Health Investigation Requests, 2000 and 2001

Number of Investigation Number of Investigation
Complaint Category Requests 01/01/00-11/30/00  Requests 01/01/01-09/26/01
Housing 411 331
Solid Waste 308 195
Ligquid Waste 97 64
Yector 56 26
Total 872 616

Enforcement of Weed and Fire Abatement Ordinances: Solano County Fire Districts enforce
these and related ordinances.

Inoperative Vehicle Abatement Ordinances: The County operates under an on-view/as-viewed
program and on a complaint basis with regard to abandoned/inoperable/stowed vehicles. If a
code enforcement officer observes an abandoned vehicle in the public right-of-way, the vehicle is
tagged for towing. Otherwise, abandoned vehicles are removed on a complaint basis.

Program 7c. The County shall implement needed public facility improvements through the
County community development and redevelopment programs.

* Although not all complaints are listed as Housing, often complaints in other categories are attributable to
existing housing stock. For example, a liquid waste complaint may be referring to sewage spill froma
residential lateral; a sotid waste complaint may refer to garbage in someone’s yard; a vector may refer to a
gouse or yard attracting rodents to the neighborhood.

" Year-end totals are estimated as follows: Year 2000 Approximately 950 complaints; Year 2001:
Approximately 980 complaints.
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Accomplishment. The Dixon Migrant Center upgrade focused primarily on public facility
improvements (water, sewer, roads). The alternative to the May 1993 Homeacres Neighborhood
Plan focused on public facility improvements as well. All other community development and
redevelopment programs implementing public facility improvements occurred before 1992.

There are deficiencies in the community development and redevelopment programs for the
Homeacres Neighborhood. The County is in the process of implementing a program to address
those deficiencies. The Board of Supervisors approved the Annual Road Improvement Plan on
November 13, 2001. A total of $3.2 million from the Homeacres Settlement Program will pay for
road, drainage, water line and sewer line improvements over the next five years.

Program 7d. The County shall implement architectural review to ensure that future development
within rural communities is harmonious with existing development.

Accomplishment. The County has not implemented Architectural Review for new housing units.
In residential zoning districts, Architectural Review is generally only applied to proposed non-
dwelling structures (accessory buildings) that would exceed the limitations of some development
standard (e.g. the area of a proposed accessory building would exceed the maximum allowed area
for accessory buildings in the zoning district). As the County does not apply architectural review
to dwelling units, architectural review does not create any undue governmental constraints to
housing production.

Program 7e. The County shall review residential projects for conformity with General Plan
policies.

Accomplishment. During the building permitting process, residential projects are reviewed for
conformity with the Zoning Ordinance and with General Plan policies.

8. Energy Conservation.

Program 8a. The County will conduct a public information program on energy conservation
measures and programs.

Accomplishment. Due to staff and budget constraints the County took no action.

Program 8b. The County will incorporate provisions of the California Solar Rights Act of 1978
into the County’s subdivision ordinance and adopt provisions of the State Solar Shade Control
Act to assure that solar access is protected in major and minor subdivisions in residentially zoned
areas.

Accomplishment. Due to staff and budget constraints, the County took no action.

Program 8c. The County will provide landscaping and vegetation guidelines for new residential
units.

Accomplishment. The draft ordinance was prepared. However, given the limited applicability to

the unincorporated area, the County chose not to adopt the ordinance, but rely on the State Model
ordinance.
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Program 8d. The County will continue to support local implementation of Residential Service
Programs to provide free home energy audits to utility customers.

Accomplishment. Due to staff and budget constraints the County took no action.

Program 8e. The County will advocate continued funding for the existing Solano County
Economic Opportunity Council Weatherization Program.

Accomplishment. This program no longer exists.
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Appendix D: Housing Condition Survey Results

Survey Mcthodology and Summary

Bay Area Economics contracted with Mercy Housing California (MHC) for services to conduct
housing conditions surveys in the unincorporated territory. Solano County officials selected the
following areas to be surveyed: Starr Subdivision (Valley area), Old Cordelia, Elmira, Rockville,
Maple Street and Midway Road areas. One in four of the housing units were surveyed in the
Maple Street and Midway Road areas.

The purpose of the housing conditions survey is to provide an assessment of the condition of the
housing stock in the unincorporated areas of Solano County. This information will then be used
to assess the need for housing rehabilitation programs and/or identify specific strategies for low
and moderate-income rental housing and owner-occupied housing. Specifically, the surveys
allow the County to determine the total number of residential units within each of these
unincorporated communities and to categorize the number and types of units according to
rehabilitation need.

Mercy Housing California Rehabilitation Inspector conducted the visual assessment with
information recorded by an assistant in the months of September and October of 2001. Mercy
Housing California’s Project Assistant tabulated the data collected. The survey instrument used
was the housing conditions survey instrument provided by the California's Department of
Housing and Community Development Community Development Block Grant Program. The
assessments were exterior assessments and do not reflect interior assessments of electrical and
plumbing systems.

The housing conditions survey instrument rates the conditions of five housing elements:
foundation, roofing, siding/stucco, windows and electrical. The units are identified by address
and provided with a rating for each element from zero to 25 with zero representing that the
housing element is in good condition and needs no repair to 25, which would warrant
replacement. The total score from each of the five ratings determine the overall assessment,
which is categorized as follows according to the state:

Assessment Points Description

Sound 9 or less Structurally sound - no need of repair or signs of
deferred maintenance

Minor 10-15 Appears structurally sound, but shows signs of deferred
maintenance --
1.e. roof replacement needed

Moderate 16-39 Repairs needed for at least one major component and

other repairs --

1.e. roof replacement, painting, and window repairs
Substantial 40 - 55 Replacement need for several major systems and
possibly other repairs -- i.e. complete foundation work
and roof replacement, along with painting and windows
Dilapidated 56 and over Structurally unsound -- all systems need repair. May
need demolition if not major rehabilitation.
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Housing Conditions Survey Results. Based on the methodology discussed above, Mercy
Housing California found 250 units or 47 percent of the housing units surveyed to be in
substandard condition. The information below summarizes the survey results.

Summary of Housing Conditions Survey Results.

Condition Number of Units Percent of Total
Minor 121 23%

Moderate 99 19%
Substandard 11 2%

Dilapidated 19 4%

Total Substandard 250 47%

Total Standard 282 53%

Total Units 532 100%

Substandard Units by Area.

Area Substandard Units Percent of Total Units Surveyed in Area
Starr Subdivision 137 52%
Elmira 36 51%
0ld Cordelia 18 54%
Rockville 27 30%
Maple Street 15 40%
Midway 17 53%
Total Substandard Units 250 47%

Based upon the sample, countywide 47 percent of the housing units in these six communities are
in need of rehabilitation of which four percent is dilapidated. Two hundred and fifty units were
considered substandard.

The statistics for the six communities in Solano County surveyed are reflected as follows. It is
interesting to note that both ends of Solano County reflected substandard rates of housing than the
overall average. The communities’ closer to the center, Old Cordelia and Elmira, had statistics
that revealed 40 percent or less of the homes were considered substandard.
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Starr Subdivision Area.

Condition Number of Units Percent of Total
Minor 74 28%

Moderate 52 20%
Substandard 5 2%

Dilapidated 6 3%

Total Substandard 137 52%

Total Standard 129 48%

Total Units 266 100%

The Starr Subdivision area is in the southwest quadrant of Highway 780 and Highway 80. It lies
immediately adjacent to homes within the city limits of Vallejo.

More than half of the housing units in the Starr Subdivision area, 52 percent are considered
substandard. One in five are considered as being in need of moderate repair or substandard.

Elmira.
Condition Number of Units Percent of Total
Minor 14 20%
Moderate 17 24%
Substandard 4 6%
Dilapidated 1 1%
Total Substandard 36 51%
Total Standard 34 49%
Fotal Units 70 100%e

Elmira is located on either side of the Southern Pacific Railroad off of Interstate 80, East of the
Highway 5035 Interchange.

Over 51 percent of the housing stock in the community of Elmira is in need of some repair.
Thirty percent are considered in need of moderate to substandard condition. The last housing
conditions survey indicated that 58 percent were substandard.

Old Cordelia,
Condition Number of Units Percent of Total
Minor 5 11%
Moderate 8 18%
Substandard 1 2%
Dilapidated 4 9%
Total Substandard 18 40%
Total Standard 27 60%
Total Units 45 100%

101



Cordelia is located Northeast intersection of Interstate 80 and Highway 680. Like Elmira, it is
located on the Southern Pacific Railroad line.

Forty percent of the homes in Cordelia were considered substandard. Almost ten percent of all
the homes are considered dilapidated.

Maple Street.
Condition Number of Units Percent of Total
Minor 4 14%
Moderate 3 29%
Substandard 0 0%
Dilapidated 3 1%
Total Substandard 15 54%
Total Standard 13 46%
Total Units 23 100%

The Maple Street community lies on either side of Interstate 80 east of Highway 505. The
community lies just east of and includes a portion of Leisure Town Road.

Since the last housing conditions survey, this area had the most dramatic increase in homes
needing repair. Whereas eight percent in 1992 were considered substandard, 54 percent are now

rated as substandard.

Midway Road.
Condition Number of Units Percent of Total
Minor 6 19%
Moderate 5 16%
Substandard 1 3%
Dilapidated 35 16%
Total Substandard 17 53%
Total Standard 15 47%
Total Units 32 100%

The Midway Road area is located just north of the Maple Street community. Its major streets
include Midway, Elizabeth and Meridian Roads.

Fifty three percent of the housing units were considered in need of repair. Of those homes a little
less than one in three are rated as dilapidated.



Rockville.

Condition Number of Units Percent of Total
Minor 18 20%

Moderate 9 10%
Substandard 0 0%

Dilapidated 0 0%

Total Substandard 27 30%

Total Standard 64 0%

Total Units 921 160%

Rockville is a community located west of Fairfield, near Interstate 80. Its major streets include
Suisun Valley Road, Rockville Road, and Oakwood Drive.

Homes needing repair range from minor to dilapidate are scaftered throughout this small
community. Less than one third of the homes are rated as in need of minor or moderate
rehabilitation. No homes are considered substandard or dilapidated. Almost 70 percent of the
homes are rated as standard.
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LB BUUDING CONDELTION SURVEY (Sample)

MAPE ATDRESS

VYacant (—Yes/~—Na)

For Sale (—Yes/—Na) CITY
CONSTRTIICTION T PE STRIICTITRE. TY 2F
Wood Frame Single Family with Detached (Garage
Masonry Single Family with Anached Garage
Mobile Duplex
Modular Mult-Family # of Units
Other Other '

- FRONTAGE IMPROVEMENTS TF APPTICART F:

CURBS PAVED STREET
(—Yes/—No) {—Yes/—No)
GUTTERS SIDEWAILES
{—Yes/—No) (—Yus/—No)
, ADEQUATE SITE DRAINAGE Driveway
{—Yesi—Na) ' ) (—Yes/—No}
# - FOTINDATION: #4 _SWINDOWS:
0 Existing foundation i good condition, 0 Mo repair needed.
i Repairsmeadad 1 Broken window panes
15 Needs a partial foimdadon 3 In need of Tepair,
a3y Mo fonndation oy needs a complete foundarion, 10 In ne=d of zeplacement.
=7 . [ .
0 Does nornead repair 2 -TIHCTRICAT ;.
5 Shingles rrigsing _ 0 Nao repair nseded.
5 . 'Chimmney needs repair 5 Viinor repair,
10 Needsragoofing - ' 10 Repisce main panel.
25 Roof smu:mrenecus rculacemcm and re-roofing. ' ' T T
S qmrfv(-:m'rrrrrn- | Sound. o Porless ]
0 Decs notnesd . {Minor .o 10-15
Tepair.- .
L ‘Meeds re-painting. _{Moderate - 16-39
© 5 . Needstobepatched zndrc-p:-imtcd. ' ~|Substential | 40-35 . _
10 - Needsreplacemenvendpaintng, . - .. |Dilapidated Sﬁand.crver
10 -Asb&smstsan-Ba.scd. ST R - :

56 Dﬂaamared-a it sm’i'cnng from excessive nezlect, where the buflding appears’ souctorally unsoumi and
' maioenance iS. nonexistent, not ft for hwmwan habjtaton in its current condition, may be: considered {or

demolifion or at 2 miniummn: maior rehebilitation will be remrred.
#1 AL ECT =5 TOTAL
Foundation -Roofing- | Siding/ | Windows | Eleciriesl
Sinceo
Points
.. Cormments:

Surveyor Date
Revised 7/98

CDRGGMM.200-

16-35
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Appendix E-1: Single-Family Development Assumptions

DEVELOPMENT ASSUMPTIONS

Single-Family Unit Number Unit Cost Unit Total Cost
Land Cosis
Lot Square Feet 5,000 $10.00 Lot 8q. Ft. $50,000
Site Preparation (a) 5,000 : 5250 Lot 8q. Ft. $12,500
Total Land Costs $62,500
Hard Costs
Living Area (b} 1,600 $92.64 5q.FL 514B,216
Bathrooms 2.00 . $2,015.44 Baths $4,031
Fire Place/Chimney 1.00 $4,077 Fire Place $4,077
Attached Garage 2.00 36,682 Car Garage 513,365
Total Hard Costs 169,689
Scft Cosis
Development impact Fees 1,600 $8.88 Sq. Fi. {c) $14,210
Other Soft Costs 20% as a percent of hard costs $33,838
Total Soft Costs $48,148
Developer Profit
Return on lnvestment 12.5% % of tolal deveionment caosts $35,042
$35,042
Total Development Costs
Land Costs 5,000 $12.50 Lot 8q. Ft 62,500
Hard Cosis 1,600 §$106.06 Sq. Ft. $169,688
Soft Cosis 1,600 $30.09 S8q. Ft $4B,148
Developer Profit 1,600 $21.90 5q. Ft. $35,042
Total Development Costs $280,337
Minimum Qualifying income Calculator
Cown Payment 5% of home value 514,017
Martgage Amount 95% of hame value $266,320
Monthly Housing Payment Manthly Costs
Principal and Interest 6.85% fixed, 30 Year Loan 51,745
Mortgage insurance 1.30% of mortgage $288.51
Property iax rate 1.2% of home value $280.34
Hazard Insurance 0.25% of home value $58.40
Total Monthly Costs 32,372

Income Available For Housing

30% of gross income

Minimum Qualifying Income

$7,808 /month
$94,894 /year

Notes:

(a) Assumes flat surface near utifities without any soil or flooding concerns,
{b) Assumes average construction quality, one story, stucco on wood frame, and air conditioning.
{c) Assumes no road benefit fee and no investigation fee,

Sources: RS Means, Square Foot Costs, 22nd Addition, 2001; Department of Environmental Management, 2001,

Bay Area Economics, 2001,
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Appendix E-2: Manufactured Home Development Assumptions

DEVELOPMENT ASSUMPTIONS

Singie-Family Unit Number Unit Cost Unit Total Cost
Land Costs
Lot Square Feet 5,000 510,00 Lot Sq. Ft. $50,000
Site Preparation (a} 5,000 $2.50 Lot Sq. Ft. $12,500
Total Land Costs $62,500
Hard Costs ’
Living Area (h) 1,500 $45.00 Sqg. FL 567,500
Upgrades 1.00 $7.800 Unit Upgrades $7.,500
Garage 2.00 $4,125 Car Garage $8,250
Total Hard Costs $83,250
Soft Costs
Development Impact Fees 1,500 $8.88 Sq. Ft. (e) 313322
Delivery and Set-Up 1.00 §5,000 Per Unit $5,000
Total Soft Costs 518,322
Total Development Costs
Land Costs 5,000 §$12.50 Lot 8q. Ft. $62,500
Hard Costs 1,500 $55.50 Sq.Ft. §83,250
Soft Costs 1,500 $12.21  Sq. Ft, 518,322
Total Development Costs $164,072
Minimurn Qualifying Income Calculator
Dawn Payment 5% of home value $8,204
Mortgage Amount 95% of homa velue $155,868
Maonthly Housing Payment Manthly Cests
Principal and Interest 6.85% fixed, 30 Year Loan $1,021
Martgage Instrance 1.30% of mortgage $16B.86
Property tax rate 1.2% of home value 5164.07
Hazard Insurance 0,25% of homa value 534.18
Total Monthly Costs $1,388
Income Available For Housing 30% of gross income $4,628 /maonth

Minimum Qualifying Income

$55,538 /fyear

Notes:

(a) Assumes fiat surface near utilities without any soil or floading concerns.
(b} Assumes thee piece manufactured home, three bedreoms and two baths.
(c) Assumes no road benefit fee and no Investigation fee.

Sourees: Victory Manufactured Homes, 2001; Department of Environmental Management, 2001; Bay Area Economics, 2001.
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Appendix E-3: Townhome Development Assumpfions

DEVELOPMENT ASSUMPTIONS

Townhome Number Unit Cost Unit Total Cost
Land Costs
Lot Square Fest 1,500 $15.00 8q. Ft, $22,500
Site Preparation (a) 1,500 $2.50 Lot Bqg. Ft. $3,750
Total Land Costs $26,250
Hard Costs
Living Area (b) 1,250 $B4.85 Sq. FE $106,067
Bathrooms 200 $2,015.44 Baths $4,031
Attached Garage 1.00 38,408 Car Garage 38,408
Total Hard Costs $118,506
Soft Costs
Develapment Impact Fees 1,250 $B.BR B5q. Ft. {c) $11,102
Other Soft Costs 25% % of hard costs $29,626
Total Scft Costs $40,728
Developer Profit
Return on Investment 15% % of total development costs $27,823
$27,823
Total Development Costs
tand Costs 1,500 $17.50 Lot Sq. Ft $26,250
Hard Costs 1,250 $94,80 S8q.Ft $118,508
Soft Costs 1,250 §3258 Sq.Ft 540,728
Heveloper Profit 1,250 $22.26 Sq.Ft. 527,823
Total Development Costs $185,484
Minimum Qualifying Income Calculator
Down Payment 5% of home value 58,274
Mortgage Amount 85% of home value $176,210
Monthly Housing Payment Menthly Costs
Principal and Interest 6.85% fixed, 30 Year Loan $1,155
Mortgage Insurance 1.30% of morigage $190.89
Properiy {ax rate 1.2% of home value $185.48
Hazard Insurance 0.25% of home value $38.64
Total Monthly Costs 51,570
Income Available For Housing 30% of gross income $5,232 /month
Minimum Qualifying Income §62,786 fyear

Notes:

(a) Assumes flat surface near utilities without any soll or floeding concerns.
{b} Assumas average construction quality, one story, stucce on weod frame, and air conditioning.
{c) Assumes no road benefit fee and no investigation fee.

Sources: RS Means, Square Foot Costs, 22nd Addition, 2001; Department of Environmental Management, 2001;

Bay Area Economics, 2001.
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Appendix E-4; Multifamily Development Assumptions

DEVELOPMENT ASSUMPTIONS

Number Unit Cost Unit Total Cost Cost Per Unit
Land Costs
|.ot Square Feet (ane acre) 43,560 $10.00 Sq. Fi. $435,600 $21,780
Total Land Casts $435,600 521,780
Building Detall
Unit Square Fest 17,500
Common Area Square Feet 1,225
Units Per Acre 20
Unit Detail
Average Unit Size 875 $102.59 Sg. Ft. (8) $1,795,360 589,768
Appliances {h) 1.00 $2,875 Per Appliance Set $57,500 52,875
Buitding Amenities
Common Area 1,225 $106259 Sq. Ft $125,675 $6,284
Covered Parking Spaces Per Unit 1.00 $12,000 Covered Space - §240,000 $12,000
Uncovered Parking Spaces Per Unit 1.00 $3,000 Uncovered Space $60,000 $3.000
Total Hard Costs $2,218,535 110,827
Soft Costs
Development Impact Fees 18,725 $8.88 Sg. FL. {b) $166,304 38,315
Other Soft Costs 20% as a percent of hard cosis $443 707 $22,185
Total Soft Costs $610,011 $30,501
Developer Profit
Return on Investment 12.0% % of total develapment costs $391,698 $19,585
$391,698 $19,585
Total Deveiopment Costs
Land Costs 43,550 $10,00 Lot Sq. Ft. $435,600 521,780
Hard Costs 18,725 $11848 Sg.Ft $2,218,535 110,927
Soft Costs 18,725 $3258 Sg. Ft $610,011 $30,501
Daveloper Profit 18,725 $20.52 Sg. Ft §391,698 $19,585
Total Development Costs $3,264,146 $163,207

Notes:

(a) Assumes stucco on concrete block with wood Joists.

{b) Assumes one dishwasher, refrigerator, and che combination oven for each unit.

Sources: RS Means, Square Foot Costs, 22nd Addition, 2001; Department of Environmental Management, 2001;

Bay Area Econornics, 2001.
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Appendix E-5: Secondary Dwelling Unit Assumptions

DEVELOPMENT ASSUMPTIONS
Second Unit Number Unit Cost Unit Total Cost
Land Costs
Lot Square Feet 800 $0.00 Sq. Ft. $0
Site Preparstion (a) 800 $1.50 Lot Sq. Ft. $1,200
Total Land Costs $1,200
Hard Costs
Living Area (b) B0 $92.51 S8g, Ft. 574,011
Total Hard Costs $74,011
Soft Costs
Devalopment impact Fees 800 $10.00 Sq. Ft. 38,000
Other Soft Costs 20% % of hard costs 314,602
Total Soft Costs $22,802
Total Development Costs
tand Costs BOO $1.50 Lat Sq. Ft. $1,200
Hard Costs BOO %9251 8g.Ft. 74,011
Soft Costs 800 $28.50 Sq. Ft $22,802
Total Development Costs . $98,013
Rent Calculator Number Unit Costs Unit Total Costs
Annual Return on Investment Goal {c) $98,013 8,0% of Total Costs $8,821 fYear
Annual Unit Expenses 1 £2,800 /Unit $2,800 /Year
Monthly Return on Investment $98,013 8.0% of Total Cosis/12 months %735 /Month
Manthly Expenses 1 $233 /Unit $233 /Month
Segond Unit Monthly Rent §068 /Menth
Minimum Qualifying Income Calculator
Monthly Rent 3968 /Manth
tncome Available For Housing 30% of gross income $3,228 /month
Minirmum Qualifying Income $38,737 /year
Notes:

{a) Assumes flat surface requring additions to the existing foundation.
{b) Assumes average canstruction quality, wood siding ahd woad frame with air cenditfaning.
{c) Assumes the existing homeowner anly wants to recaver histher costs plus a small profit margin of approximately 300 basis paints.

Sources: RS Means, Square Foot Costs, 23rd Addition, 2002; Department of Envirenmental Management, 2001,
Bay Area Economics, 2001.
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Appendix F-1; Housing Permit Cost Worksheet - General County

Development Assumptions

Unit Type Single-Family
Unit Size 1,500 sq. fi.
Garage 2-car garage @ 480 sq. fi.
Flaor Plan 3 Bedroom/2 Bath

Residential Development Fees

Planning Fees

{please emize typical feas) Ping Supplemental Fee* 232.00
232.00
Building Permit Fees
(please iternize typical fees) Building Permit (a) 1,094.58
Building Plan Check (a) 711.48
Building Supplemental 576.60
Mechanical {b) 200.00
Plumbing (b) 400.00
Electrical (b) 350.00
3,332.06
Development Impact Fees/Utility Connection Fees
(please itemize typical fees) County Cap Imps 2,883.00
Transportation 50.00
Road Benefit () 0.00
School District (d} 5,460.00
8,493.00
Microfilm 8.00
Floodzone Determination 18.00
Strong Motion {&) 13.00
Other Fees Title 24 Plan Checlc 40,00
(piease itemize typical fees) Investigation (i) 0.00
Fire District 150,00
Septic 678.00 ar 1,256.00. If 1,256.00, pay annual fee of 150.00.
VWatar 357.00
1,265.00
TOTAL 13,322.06
Notes:

(a) Based on valuation,
(b) Based on floar plan.

{c) Faor housing built outside of English Hills and Green Valley.

{d) See Schoal District Feas worksheet.
{(e) Variahle, but estimated at between $10-$15.
{f) Assume no investigation fze.

Sources: Caunty of Solano, Depariment of Environmental Management, 2001; Bay Area Economics, 2001.
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Appendix F-2: Housing Permit Cost Worksheet - English Hills (road benefit area)

Development Assumptions

Unit Type Single-Family

Unit Size 1,500 sq. ft.
Garage 2-car garage @ 480 sq. ft.
Floor Plan 3 Bedroon/2 Bath

Residential Developrnent Fees

Planning Fees

(please itemize typical feas) Ping Supplemental Fee* 232.00
232.00
Building Permit Fees
(please itemize typical fees) Building Permit (a) 1,084.58
Building Plan Check (a) 711.48
Bullding Supplemental 576.00
Mechanical {b) 200.00
Plumbing (b) 400.00
Electrical (b} 350.00
3,332.06
Development Impact Fees/Utility Connection Fees
{please itermnize typical fees) County Cap Imps 2,983.00
Transporiation 50.00
Road Benefit (c) 4,826.00
School District {d) 5,460.00
13,419.00
Microfilm 8.00
Flaadzone Determination 18.00
Strong Motion (g) 13.00
Other Fees Title 24 Plan Check 40.00
(please itemize typical fees) Investigation (g) 0.00
Fire District 150.00
Septic 678.00 or 1,256. If 1,256.00, pay annual fes of 150.00.
Water 357.00
1,265.00
TOTAL 18,248.06
Notes:

(a) Based on valuation.

(b} Based on floor plan.

() This fee is adjusied every 6 manths.

(d) See School District Feas worksheet,

(g} Variable, but estimated at between $10-515.
(e} Assume no investigation fee.

Sources: County of Solane, Department of Environmental Management, 20(H; Bay Area Economics, 2001.
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Appendix F-3: Housing Permit Cost Worksheet - Green Valley (road benefit area)

DPevelopment Assumptions

Unit Type Single-Family
Unit Size 1,500 sq. ft.
Garage 2-car garage @ 480 sq. fl.
Ficor Plan 3 Bedroom/2 Bath

Residential Development Fees

Planning Fees

(please itemize typical fees) Ping Supplemental Fee* 232.00
232.00
Building Permit Fees :
(please itamize typical fees) Building Permit (a) 1,004.58
Building Plan Check (a) 711.48
Building Supplemental 576.00
Mechanical {b) 200.00
Plumbing (b) 400.00
Electrical (b) 350,00
3,332.06
Development Impact Fees/Utility Connection Fees
{please itemize typical fees) County Cap Imps 2,983.00
Transportation 50.00
Road Benefit (c) 5014.00
School District (d) 5,460,080
13,507.00
Microfilm 8.00
Floodzone Determination 19.00
Strong Motion (e) 13.00
Other Fees Title 24 Plan Check 40.00
(please itemize typical fees) tnvestigation {&) 0.00
Fire District 150.00
Septle £78.00 or 1,256.00. If 1,256.00, pay annual fee of 150.00.
Water 357.00
1,265.00
TOTAL 18,336.08
Notes:

{a) Based on valuation.

{b) Basad on floar plan.

{c) This fee is adjusted every 6 months.

{d) See Schooi District Fees workshest,

(g) Variable, but estimated at between $10-$15.
{e) Assuime no investigation fee,

Sources: Caunty of Solano, Department of Environmental Management, 2001; Bay Area Economics, 2001.
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Appendix F-4: School District Fees

School District Fee Notes

Benecia 2.67/sqft

Dixon 3,363/ sq ft

Fairfield-Suisun 3.6Vsg fit

River Delta 4.08/sg ft OR 3.51/ sq ft Depends on area

Travis 0.30/sq ft OR 1,100/ac Melio Roos #1
7.25/sq ft lump OR 2.04/sq {t permitting + 0.45/sq ft by homeowner Melio Roos #2
3.40/sq ft

Vacaville 2.05/sq ft

Vallejo 2.05/sq ft

Winters 2.87/sq ft

Note:
Rates change every year. These rates apply to current year, 2001,

Sources: Department of Environmental Management, 2001; Bay Area Economics, 2001.
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Appendix F-5 County Planning Application Fees'

Architectural Review
Development Agreement
General Plan Amendment
Preliminary application
Completed Application
Planned Unit Development Application
Rezoning Application
Specific Plan Review
Building Envelope Modification

Tentative Parcel Map

Tentative Final Map

Use Permit Application (Zoning Admin.)’

Variance Permit Application

$580

$6,032
$2,540
$3,886
$2,610
$2,540
$2,436
51,067
$3,585

$5,462 plus $231 for each additional parcel
after 5 parcels

$1,364

$870

" Includes all County processing costs for Planning Services Division, Environmental Health Services
Division, Pubic Works Division and Building Division review

a2 . - " .« .

* Housing related Use Permits are processed by Zoning Administrator
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