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. INTRODUCTION

THE PURPOSE OF THE HOUSING ELEMENT

The City of American Canyon’s Housing Element is a comprehensive statement of its
current and future housing needs including proposed actions to facilitate the provision
of housing to meet the needs of all income levels. State law requires that the Housing
Element establish specific goals, policies, and objectives to achieve its “fair share” of
housing needs and to adopt an action plan toward accomplishing this end. The
policies contained in this element are an expression of the statewide housing goal of
“attaining decent housing and a suitable living environment for every California family,”
as well as a reflection of the unique concerns of the community. In addition, the
element identifies and analyzes housing needs, resources and constraints to meeting
those needs while being consistent and compatible with other General Plan Elements.

State law requires that the City of American Canyon’s respective Council of
Government (COG) address and assign the City’s “fair share” of regional housing
needs. The Association of Bay Area Governments (ABAG) is the official COG for the
City, which establishes the Regional Housing Needs Plan (RHNP) to accommodate
the City’'s share of the regional housing need based on population growth and
projections (Government Code 65584). The RHNP provides a standard for evaluating
the adequacy of governmental policies and practices to ensure each local government
is providing sufficient land and opportunities to address population growth and job
generation.

Government Code Sections 65580 through 65589 states that all housing elements
must address:

+ Contain goals, policies, quantified objectives and scheduled programs to
preserve, improve and develop housing;

+« Address governmental constraints to housing maintenance, improvement, and
development;

+ Identify and analyze existing and projected housing needs for all economic
profiles;

+« ldentify “adequate sites” that are zoned and available within the 5 year housing
cycle to meet the city’s fair share of regional housing needs at all income levels;

+ Be “certified” by the State Department of Housing and Community Development
(HCD) as complying with state law;

+ Be internally consistent with other parts of the General Plan (and is critical to
having a legally adequate General Plan); and

Examine strategies to foster more affordable housing development to meet all housing
needs.
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The City of American Canyon Housing Element consists of a Policy Document with a
supplemental Background Report. The Background Report provides an assessment of
current City issues, demographics, and housing needs that reflect the goals, polices,
and programs within the Policy Document. This Policy Document is divided into the
following sections:

l. Introduction
The Introduction provides a brief summary of the purpose of the Housing Element, the
format of this Housing Element, and certification process.

[l. Public Participation
This section describes the outreach efforts that were taken to achieve positive
community input in the creation of this updated Housing Element.

lll. Progress Toward Implementation

This section examines the effectiveness of the previous element and provides an
overview of current the Housing Element, including a review of all goals, objectives,
and the status on their implementation by responsible agency and/or City department.
After a review of the previous element all opportunities and constraints within the City
will be reviewed to determine how they affect current and future housing stock. This
section will address opportunities and constraints that influence the demand and need
for future housing.

IV. Appropriateness of Policies and Implementation Programs

Section IV includes eight housing categories: Housing Supply, Balance of Housing
Types, Livable Neighborhoods, Affordable Housing Development, Preservation of
Affordability, Housing for Special Needs, Existing Housing Needs, and Energy
Conservation.

Each housing category contains a set of Goals, with subsequent policies, that are
addressed the Background Report's assessment of the City’'s needs and provide
direction for future housing development. Implementation programs are listed at the
end of each category and describe the proposed action, the Group, Department,
and/or agency responsible for carrying out the program, including the timeframe for
accomplishing the actions.

The following definitions describe the nature of the statements of goals, policies,
implementation programs, and quantified objectives as they are used in the Housing
Element Policy Document:

+ Goal: Is the guiding intent and purpose for current and future housing stock. A
Goal is general in nature and represents a central City issue by outlining the
ultimate purpose for an effort stated in a way that is general in nature and
immeasurable.

+ Policy: Specific statement of action that adheres a clear commitment to achieve
the Goal in which it was intended.
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s Implementation Program: An action, procedure, program, or technique that
carries out the policy. Implementation programs also specify primary
responsibility for carrying out the action and an estimated timeframe for its
accomplishment. The timeframe indicates the calendar year in which the
activity is scheduled to be completed. These timeframes are general guidelines
and may be adjusted based on City staffing and budgetary considerations.

s Quantified Objective: The number of housing units that the City expects to be
constructed, conserved, or rehabilitated; or the number of households the City
expects will be assisted through Housing Element programs and based on
general market conditions during the remaining 5-year timeframe of the Housing
Element (July 1, 2007 to June 30, 2013).

« “Affordable Housing” means housing affordable to extremely low-, very low-,
low-, and moderate-income households. negotiable

V. Quantified Objectives
This section involves housing projections for the next 5 years and their compliance with
regional needs.

VI. Consistency with the General Plan
This section involves the internal consistency between the updated Housing Element
with the other elements within the General Plan.

INFORMATIONAL SOURCE FOR THE HOUSING ELEMENT

The 2009 City of American Canyon Housing Element was prepared using a variety of
different sources including the previous housing element. Since the 2010 Census
information is not complete and ready for public use, a majority of the demographics in
this update were taken from the 2000 Census data and the State Department of
Finance yearly population count. Data was also taken from various Napa County
documents and reports including information from the City of Napa Housing Authority,
in which the City of American Canyon has an existing contract for housing monitoring
related services. Other sources of information include:

¢ Various local Real Estate survey, companies, and websites that provide housing
market information such as amount of sales, pricing, rents, and types of housing
available.

« The Association of Bay Area Governments (ABAG) 2007-2014 Regional
Housing Needs Assessment (RHNA), which provides information on existing
and projected housing needs.

s The Comprehensive Housing Affordability Strategy (CHAS) prepared by the US
Department of Housing and Urban Development (HUD).

% The previous Housing Element Update from 2002 (amended in 2004).

++ Housing information obtained through various field surveys in compliance with
State law.
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% All other related documents for the City of American Canyon. This includes
other elements within the General Plan, the Municipal Code, Zoning Ordinance,
and other pertinent documents regarding development and City guidelines.

THE REVIEW PROCESS FOR CERTIFICATION

In accordance with Government Code Section 65585, the City of American Canyon
must submit copies of their draft and adopted housing elements to the Department of
Housing and Community Development (HCD) for review. HCD will review the draft
and report its findings to the local government to discuss the element and their review
prior to submitting final written findings to the jurisdiction. After adoption of the
element, the jurisdiction is required to submit the adopted element to HCD for review.
There is a 60-day review for a draft element and a 90-day review period for the
adopted element. In the preparation of its findings, HCD may consult with any public
agency, or group, and must consider any third party comments regarding the draft
under review.
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Il. PUBLIC PARTICIPATION

State law requires cities and counties to make a diligent effort to achieve participation
by all segments of the community in preparing a housing element. Section 65583 of
the California government Code requires that:

“The local government shall make a diligent effort to achieve public participation of all
economic segments of the community in the development of the housing element, and
the program shall describe this effort.”

To meet the requirements of State law for public outreach and community involvement,
the City of American Canyon held public workshops in addition to public hearings held
by both the Planning Commission and City Council.

During the preparation of the American Canyon Housing Element a number of public
outreach resources were utilized. City officials, the Department of Housing and
Community Development (HCD), and various social services agencies were contacted
and consulted. The following meetings were held to garner public input:

June 2009: Public Workshop
December 2010: Planning Commission public hearing
January 2011: City Council public hearing

All of these meetings were formally noticed in the local newspaper the Vallejo Times
Herald.

Prior to the first workshop, City staff held several meetings to review the City’s Existing
Housing Element. Site visits were also conducted to evaluate housing conditions,
vacant/underutilized sites, and new housing projects within the City and Urban Limit
Line.

The public workshop was held on June 30, 2009 at 3:00 p.m. at the American Canyon
Recreation Center, located at 2185 Elliott Drive, American Canyon, CA 94503 (which is
accessible to individuals with mobility impairments). Notification of this workshop was
provided in both English and Spanish. Additionally, Spanish and Tagalog language
interpreters were available to assist residents in understanding the purposes of the
workshop and to relay their input.

The businesses and organizations invited by the City included public service providers,
churches, developers, apartment managers, and non-profit housing advocates. These
groups were notified to attend the workshop through a direct mailing sent on June 19,
2009 to over 100 people/organizations. The public workshop notice was also posted
at City Hall one week prior to the workshop and the City posted the notice on the City's
website.
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Those attending the public workshop included concerned citizens, service providers,
Napa County Housing Authority representative, an apartment complex manager,
American Canyon Chamber of Commerce representative, the media, City staff, a Napa
Sanitation District representative, and a Napa County Transportation and Planning
Agency representative.

Summary comments from the City’s public workshop included:

e Why is the City mandated to prepare a Housing Element with the state of the
economy so poor?

e Many job opportunities in American Canyon are in the food preparation
categories which are the lower paying jobs.

e Concerns with allowing housing along Highway 29.

e The City’'s zoning ordinance allows for a mix of residential and commercial
along the Highway 29 corridor.

e Are the vacant homes included as part of the City’s affordable housing stock.

e Are the foreclosed homes considered affordable housing now that the prices
have dropped so much?

e How does the City continue to meet the RHNA numbers after 2014 when there
is not any land left to develop?

e Where can people in our community go for services such as affordable child
care.

e Don't the developers have to pay for infrastructure?

Doesn't the City get credit for providing for Napa County’s affordable housing

need.

Requests for copies of the Draft Housing Element and all updates.

What is the definition of a home and meeting affordable housing numbers.

We have mobile home parks that provide affordable housing for seniors.

The Housing Element should include more service programs that integrate

more support such as housing needs and financial assistance.

e Inthe past 3 years there has been a 100% increase in the requests for financial
assistance and housing needs assistance.

e There has been an increased demand, in the past 3 years, for apartments,
bonus density program, and Section 8 vouchers. In 2009 we have seen an 80%
increase that is due to the housing crash.

e In one apartment complex alone there has been an increase in demand for
apartments, a lower turnover rate, and long waiting lists.

Following the public workshop a meeting was held with City staff to discuss firsthand
several of the City’'s affordable housing projects, future sites for shelters and
transitional housing, and the Urban Limit Line area. The meeting also included
discussions on the City’s accomplished goals and programs, new programs required in
light of new Legislation, and constraints facing the American Canyon community.
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The information received through the public participation process has been
incorporated into different sections of the 2007-2014 Housing Element. This includes a
new policy regarding affordable child care services.

Upon completion of the draft housing element, the City circulates a Notice of
Availability to a variety of interested organizations. The Notice identifies a 30-day
review and comment period, and identifies locations for review of the draft document
including the American Canyon library, the Senior Center, City Hall, and the
Community Development Department. In addition, the draft Housing Element was
placed on the City’s website prior to the public workshop and prior to being submitted
to HCD. The draft was also submitted to HCD for review and comment.

Public hearings are held on the Housing Element before both the Planning
Commission and City Council. Notification is published in the local newspaper in
advance of each hearing, and direct notices are mailed to interested groups and
individuals. Public hearings are televised, allowing greater access to individuals
unable to attend in person.
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I1l. PROGRESS TOWARD IMPLEMENTATION

EFFECTIVENESS OF HOUSING ELEMENT

Effectiveness of the element is a description of the actual results or outcomes of the
prior element’s goals, objectives, policies, and programs. Government Code Section
65588 requires: “Each local government shall review its housing element as frequently
as appropriate to evaluate all of the following: (1) the appropriateness of the housing
goals, objectives, and policies in contributing to the attainment of the state housing
goal. (2) The effectiveness of the housing element in attainment of the community's
housing goals and objectives. (3) The progress of the city, county, or city in
implementation of the housing element.”

This review and revise requirement is an important feature of the Housing Element
update. A thorough review facilitates a comprehensive update and ensures the
Element can be effectively implemented within the next planning period. Policies within
this Element address the following:

« Maintaining a supply of developable land adequate to accommodate the
amount and type of projected household and job growth.

« Promoting residential development in the various Residential Districts and
Commercial Districts.

+« Promoting a diversity of housing types.

s Creating neighborhoods that have a high degree of livability, and protecting
existing neighborhoods from the adverse effects of development.

% Promoting affordable housing in suitable locations.

« Preserving the City’s existing affordable housing stock.

% Providing and maintaining housing for special needs groups.

The following is a summary of several of the City’'s achievements under the 2002
Housing Element. A full analysis and evaluation of the City’s 2002 policies, program
actions, and objectives is included in Appendix A of the Background Report.

During the period of 2002-2007, the City approved a number of projects which provide
affordable housing for City residents. Most notable is the Vineyard Crossing Apartment
complex which was completed and now provides 103 units for very low income, 41
units for low income, and 1 unit for moderate income households.

Another project, which was completed, is the Napa Junction Apartment complex,
known as The Lodge at Napa Junction. This project not only provides affordable
housing, but also provides for a mixed income complex with 11 units for very low
income, 11 units for low income, 97 units for moderate income, and 97 units for above
moderate income households.
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As part of the City’s goal to provide a mixture of housing opportunities, the Vineyard
Place project was approved, and constructed. This project consists of single family
zero lot line and town homes. There are 5 homes available to very low income, 18
homes available to low income, 13 homes available to moderate income, and 9 homes
available to above moderate income households.

There have been 97 building permits issued in the Vintage Ranch project since
January 1, 2007. These include 49 single family homes available to moderate and 48
homes available to above moderate income households.

OPPORTUNITIES

Vacant Land and Underutilized Land

The City of American Canyon General Plan Land Use Element and Zoning Ordinance
currently provide for enough land zoned for residential land uses at varying densities to
accommodate the RHNA housing units. Additionally, the City continues to accomplish
its affordable housing goals by implementing Zoning Ordinance Section 19.28, the
Inclusionary Housing Requirements. The units constructed for the very-low and low
income households are monitored by the City and Napa County Housing Authority to
assure that they are providing the required amount of housing at the appropriate
income levels. With these requirements in place and the implementation of the
monitoring program, the City has additional opportunities, with future housing projects,
to require and assure that affordable housing will not only be constructed, but also that
the affordability will be maintained.

11
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Collection of In-Lieu Fees

The City has the potential to collect additional housing funds through implementation of
the Inclusionary Housing Program. The current (2009) fee is $10,250 per unit. These
fees are required in-lieu of providing on-site affordable housing. This money will assist
in the construction of extremely low-, very low-, low-, and moderate-income housing.

Town Center

Development of the Town Center project will bring a variety of jobs and housing types
into the City. The Town Center project is anticipated to be designed with a main
pedestrian hub, which would contain mixed use affordable housing, parks, and
neighborhood businesses.

Lower Home Prices

The current downturn in the Housing Market has reduced housing prices for new and
existing homes. These reduced prices make many homes more affordable than 3 to 5
years ago.

Existing Utilities

All new housing units within the housing zoning overlay in the Commercial zoning
districts will be constructed in areas with infrastructure and services available. This
does not include the development within the Town Center project, which will need to
provide new infrastructure to serve these uses.

Cooperative Partnerships
The City will continue to work with the Napa Valley Housing Authority on the First-time
Homebuyer Program loans and rental subsidies.

CONSTRAINTS

Land Values

Land values in American Canyon remain comparable to the cities of Vallejo and
Vacaville, and construction material costs and labor costs for a wood framed, 2,400
square-foot single-family house are approximately $55 per square foot.*

Multi-Family Housing Stock

The City’s multi-family housing stock represents a percentage of the housing surplus.
There may be an unmet market need for more medium- to high-density housing in the
form of townhouses and condominiums affordable to residents earning less than the
median income.

CDBG Funding

A parcel-by-parcel survey was conducted of housing conditions throughout the City to
assess older neighborhoods that may be suffering from blight. The City offers a Home
Repair Loan Program funded by a CDBG grant to qualified property owners who may

! Information gathered from www.realtor.com.

12
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be eligible to receive a low interest loan for home repairs and improvements. This
Program is part of the City’s effort to preserve and improve the housing needs of low to
moderate-income families. Examples of eligible work include foundation, structural,
electrical, mechanical, plumbing, windows, flooring, painting, insulation, and termite
repairs.

In addition to providing low interest loans to eligible applicants, the City and the
Housing Rehabilitation Specialist (HRS) offer assistance throughout the application,
loan, and construction phases of work, including contractor appropriation and
construction management. The HRS performs home inspections, prepares a scope of
work to initiate the contractor bidding process, assists the applicant in selecting a
contractor, monitors the construction activities, and administers all payments,
documents, and closing statements necessary to ensure satisfactory completion of the
work.

Past outreach efforts included sending bilingual (English and Spanish) Program flyers
in the water bills of all property owners, newspaper articles, and providing Program
information at City offices and mobile home parks. The City also collaborates with local
agencies to spread the word, and maintain the City’s website with bilingual Program
information.

Jobs Housing Balance

Based on employment growth projections, new jobs will be created in all income
categories, generating demand for a variety of housing opportunities. Since the last
housing element update, affordable projects such as Vineyard Place, Vineyard
Crossing, and The Lodge at Napa Junction Apartments have been constructed that
provide affordable housing. These projects include multimodal linkages that encourage
pedestrian travel and reduce drive time for residents who work within the City's
boundaries.

EVALUATION OF PREVIOUS HOUSING ELEMENT

The Evaluation of the previous Housing Element illustrates accomplishments that were
achieved from the City’'s adopted 2002 Housing Element. To determine which goals
and programs should be incorporated into the City’s 2007-2014 Housing Element, an
examination of the previous housing element was completed. A brief summary of the
previous Housing Element’s Goal, Objectives, Policies, and Programs can be found in
the Background Report while a complete report is included in Appendix A of the
Background Report.

13
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V. APPROPRIATENESS OF POLICIES &
IMPLEMENTATION PROGRAMS

The following presents an analysis of housing policies and implementation programs
for the City of American Canyon. This is a description of the appropriateness of the
housing goals, objectives, and policies in contributing to the attainment of the state
housing goal, the effectiveness of the previous housing element and the progress of
the City’'s implementation of the housing element. The updated Housing Element will
incorporate what has been learned from the results of the previous element,
(Government Code Section 65588). Listed at the end of each policy is a capital “I” and
number(s) in parentheses, which refer(s) to the associated implementation program(s)
in the following section. Goal 1 of the General Plan can be found within the Land Use
Element.

HOUSING SUPPLY

Goal 2

Provide for housing in an amount sufficient to accommodate the City’s fair share
of projected growth, and to facilitate mobility within the ownership and rental
markets.

Objective 2.1

Maintain a supply of developable land in Residential and Commercial Districts
adequate to accommodate the amount and type of projected household and job
growth, and to facilitate vacancy rates that allow turnover with relative ease.

Policy 2.1.1

Provide through the General Plan Land Use Plan Map and the Land Use Element for
the number and type of dwelling units projected to be needed during the planning
period.

PROGRAM 2.1.1
Continue to implement the General Plan Land Use Plan that:

a. Provides for a sufficient amount of land designated at appropriate
densities to accommodate projected household and job growth
through 2014.

b. Applies an appropriate residential land use designation to existing
mobile home parks to prohibit their conversion to other uses.

14
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Responsibility: City Council
Funding Source: General Fund
Schedule: Current and on-going

Policy 2.1.2

Ensure that the densities of residential projects fulfill the intent of applicable land use
designations.

PROGRAM 2.1.2

Sustain residential land use designations that:

a. Include a minimum density for each designation’s range of permitted
densities.

b. Allow flexibility in the types of units that may be constructed in
master-planned communities and other planned developments.

c. Include a density category that, when combined with an affordable housing
density bonus, is sufficiently high enough to facilitate the development of
lower-income housing.

Responsibility: City Council
Funding Source: General Fund
Schedule: Current and on-going

Quantified Objective: 5 extremely low, 12 very low, 18 low, 250 moderate,
and 200 above moderate income

Policy 2.1.3

Protect residentially designated sites from reclassification to nonresidential
designations.

Objective 2.2

Ensure that residential sites are served by adequate infrastructure and services.
Policy 2.2.1

Facilitate the provision of infrastructure needed to support anticipated residential
development, and ensure the continuation and proper integration of all services.

15
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PROGRAM 2.2.1 (A)

When changes are made to the Land Use Plan affecting the location and/or amount of
residential development, amend, if necessary, appropriate portions of the General Plan
to ensure that required services and infrastructure would be provided.

Responsibility: City Council
Funding Source: General Fund
Schedule: On-going, as changes to the Land Use Plan are made

PROGRAM 2.2.1 (B)

Continue to assess development fees, establish assessment districts and utilize
development agreements to provide for adequate infrastructure.

Responsibility: City Council and Public Works Department
Funding Source: General Fund for administration costs
Schedule: Current and on-going, as projects are submitted

PROGRAM 2.2.1(C)

The City shall provide flexibility on the identification of sites for accommodating its
Regional Housing Needs Plan (RHNP) Allocation. A rezone request of a site counted
towards meeting the City's RHNP Allocation shall include findings that justify the
rezone and identify an adequate replacement site(s) that will provide the minimum
number of units by income level for accommodating the City’'s RHNP Allocation and is
developable during the term of the Housing Element planning period.

Responsibility: Community Development Director and Planning
Commission

Funding Source: General Fund for administration costs
Schedule: Current and on-going, as projects are submitted

Policy 2.2.2

Maintain internal consistency among the General Plan’s elements to provide the
necessary services and infrastructure for residential development.

Objective 2.3

16
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Maximize attainment of the Housing Element’s goals and programs.
Policy 2.3.1

Provide an active leadership role in fulfilling the programs of the Housing Element.

PROGRAM 2.3.1

Follow through on the actions and programs prescribed in the Housing Element in a
timely manner and monitor progress annually. To ensure adequate sites are available
throughout the planning period to meet the City's RHNA, the City will continue to
annually update an inventory that details the amount, type, and size of vacant and
underutilized parcels to assist developers in identifying land suitable for residential
development and that also details the number of extremely-low, very low-, low and
moderate-income units constructed annually. The primary source for accommodating
these units shall be within infill commercially zoned properties with residential overlay
identified within the background report of this update. These commercial parcels were
used to accommodate the City share of housing needs, however, should a shortfall
exist due to a shortfall in new affordable housing construction or the construction of
uses other than residential on commercially zoned sites identified in Table 46, the City
shall identify parcels within this supplemental area which meet the requirements of
Government Code 65583.2 and are appropriate and available within the planning
period to accommodate mixed-use, multifamily development and affordable housing
that is consistent with all applicable City standards. These shall be identified on a
project-by project manner and outlined within the City’s annual housing report.

To ensure sufficient residential capacity is maintained to accommodate the RHNA
need, the City maintain a formal ongoing project-by-project evaluation for housing
projects pursuant to Government Code Section 65863 (No-Net Loss) for its impact on
housing supply for multiple income levels. Should an approval of commercial
development result in a reduction of capacity within mixed use zones below the
residential capacity needed to accommodate the remaining need for lower-income
households, the City will identify and, if needed, zone sufficient sites to accommodate
the shortfall. In particular, if one of the 4 commercially zoned sites identified as allowing
for exclusively residential uses (i.e. sites 20, 22, 23 or 25) is developed with uses other
than residential or only a portion of the site is developed with residential units so as the
projected units are below the capacity assumed in Table 46, the City will identify
additional sites within the City which will allow for exclusively residential uses. The
outcomes of this evaluation and monitoring shall be contained within the City annual
housing reports submitted to HCD as required pursuant to GC Section 65400.

Responsibility: As designated by Program
Funding Source: As designated by Program

17




CITY OF AMERICAN CANYON 2009-2014 HOUSING ELEMENT

Schedule: Review is current and ongoing, pursuant to Government
Code 65863 with annual reporting pursuant to Government Code
Section 65540.

Policy 2.3.2

Expedite the processing and approval of residential projects that meet General Plan
policies and City regulatory requirements.

PROGRAM 2.3.2

Maintain City staffing or contracted services at levels that are adequate to ensure the
continued prompt consideration of residential development applications.

Responsibility: City Council
Funding Source: General Fund
Schedule: Current and on-going

BALANCE OF HOUSING TYPES

Goal 2A

Provide for a range of housing types within the community to accommodate a
variety of incomes and lifestyles, and to enable residents to remain in American
Canyon throughout their lives.

Objective 2.4

Promote a diversity of housing types, including large-lot development, single-family
detached and attached residences, mobile homes, manufactured homes, multi-family
rental and ownership units, second units, and units combined with nonresidential uses.

Policy 2.4.1
Allow flexibility in the type of units developed on vacant, residentially designated

properties in master-planned communities and other planned developments.

Policy 2.4.2
Require larger projects to include a mix of housing types.

PROGRAM 2.4.2
Facilitate the development of market rate rental housing through the following:

e Use of housing set-aside funds for mixed income housing projects that include
units affordable to extremely low-, very low-, and low-income households;

18
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e Regulatory incentives, such as expediting permit processing, deferred fees,
and/or reduced parking requirements based on the bedroom mix of the project;
and

e Provide a 25 percent density bonus when at least 20 percent of the units are
affordable to low-income households or 10 percent of the units are affordable to
extremely low- and very low-income households.

The City will publicize the above incentives for market rate housing to developers
and/or other interested parties by providing informational fliers at the Community
Development Department's counter and in the general development application
packet.

Responsibility: Community Development Department
Funding Source: General Fund

Schedule: Within one year of Housing Element certification, then
ongoing.

Quantified Objective: 5 extremely low, 10 very low, 10 low, 150
moderate, and 200 above moderate income

Policy 2.4.3

Encourage the development of residential uses in association with compatible
nonresidential uses.

Policy 2.4.4

Promote the development of second or accessory units on owner-occupied lots with
single-family detached units through appropriate regulatory action.

LIVABLE NEIGHBORHOODS

Goal 2B

Create neighborhoods that have a high degree of livability, and protect existing
neighborhoods from the adverse effects of development.

Objective 2.5

Promote residential design that is functional, people and pedestrian-oriented,
aesthetically pleasing, and contributes to a sense of community through the sensitive
arrangement of buildings, open space (public and private), and circulation (vehicular
and pedestrian). Encourage innovative and creative design in residential projects.

19
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Policy 2.5.1
Ensure that new residential development fulfills the above objective through the

establishment and application of comprehensive design guidelines and development
standards.

PROGRAM 2.5.1

Review the design of new residential development to ensure consistency with any
adopted design guidelines. These design guidelines are within the General Plan
Policies for each land use and are intended to provide design principles for new and
existing development that implement the goals and vision of the community. These
guidelines include objective standards such as size, color, facade articulation, front
porches, and massing, and will be approved by the appropriate approving authority.

Responsibility: Community Development Department and Planning
Commission
Funding Source: General Fund

Schedule: Ongoing

Objective 2.6

Minimize the adverse effects of development on existing neighborhoods, to the
maximum extent feasible.

Policy 2.6.1

Ensure that development is integrated with residential neighborhoods in a way that
minimizes adverse impacts on privacy, noise levels, and traffic.

Policy 2.6.2

Encourage the physical design elements of development (e.g., scale, street and
circulation design, architectural elements) to complement and respect that of existing
residential neighborhoods.

Objective 2.7
Maintain a high quality environment in existing neighborhoods.

Policy 2.7.1
Use appropriate regulatory tools to maintain neighborhood quality.

Policy 2.7.2
Support neighborhood cleanup efforts.
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Policy 2.7.3
Establish incentives for well-maintained properties.

PROGRAM 2.7.3

Neighborhood Preservation Program

a. The City will continue to enforce Neighborhood Preservation (Chapter

9.04 of the Municipal Code) through the following actions designed to
ensure that individual properties within neighborhoods are maintained
at levels that protect property rights of both individual property owners
and general neighborhoods and minimize potential nuisances and
impacts to the public health, safety, and welfare.
In choosing among financing and design alternatives for public
improvements in existing neighborhoods, select those that minimize, to
the extent practical, financial costs on existing affordable housing and
low-income households.

b. The City will continue street, sidewalk, and other infrastructure
maintenance, and expand its neighborhood cleanup program. The City
will establish an incentive program, such as awards for well-maintained
residential properties.

Responsibility: Community Development Department, Planning
Commission and City Council

Funding Source: General Fund

Schedule: Ongoing

Quantified Objective: 2 extremely low, 3 very low, 10 low, 15 moderate,
and 20 above moderate income

AFFORDABLE HOUSING DEVELOPMENT

Goal 2C

Address the housing needs of all economic segments of the present and future
community, including the City’s fair share of the regional housing need.

Objective 2.9

Give primary consideration to the City’s fair share of the regional housing need, as
determined by the Association of Bay Area Governments, in the land use planning
process and the development of housing strategies.

Policy 2.9.1
Use the City’s fair share of housing as a basis for determining its Quantified Objectives
for Housing.
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Objective 2.10
Minimize governmental constraints on the provision of affordable housing.

Policy 2.10.1
Designate sufficient vacant land and underutilized sites with maximum densities high

enough to facilitate the development of housing affordable to lower-income
households.

PROGRAM 2.10.1

To promote the development of affordable housing units, the City will promote housing
opportunities and assist developers and property owners with the consolidation of lots
and the construction of affordable housing through the following actions:

a. Selling City owned land at a reduced cost to developers to build
affordable housing through a Request for Proposals process. The City
will notify developers of opportunity sites and incentives through the
City’'s web site, informational brochures available at City Hall, and the
distribution of Requests For Proposals as sites become available.

b. Providing financial assistance from the Housing Fund for the
construction of affordable housing.

c. Offering density bonuses for developments that include at least 20%
low-income units, 11% very-low-income units, or 50% for senior units
that are low-income and a flat 10% density bonus for condominiums
with 20% moderate incomes.

d. Offering to reduce or defer fees in accordance with Program 2.10.3.

e. Making every reasonable effort to expedite processing of permit
approvals and conduct concurrent review of multiple permits whenever
possible.

f. Negotiating alternative development standards through its planned
development process, such as alternative parking standards, street
improvement standards, maximum density, and lot coverage and
height limits.

g. Offering assistance in accessing local, state, and federal funding for
affordable housing by applying for such funding when feasible on
behalf of the affordable-housing developer or by providing technical
assistance or documentation necessary to support an application for
funding.

h. Offering the incentives described above to owners of small and under-
utilized properties for the consolidation and/or re-use of small lots to
create larger parcels with greater residential development potential.
The City will post information on its website and distribute information
to owners of small lots informing them of available incentives for lot
consolidation.
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Responsibility: Community Development Department
Funding Source: Inclusionary Housing Fund, CDBG
Schedule: Ongoing

Quantified Objective 10 low income

Policy 2.10.2

Prohibit the development of single-family dwelling units in areas designated for
multi-family dwelling units by the General Plan Land Use Element.

PROGRAM 2.10.2

Discourage proposals for residential down-zonings or reclassifications of residentially
designated property to nonresidential uses that would impact the City’s potential to
meet its Quantified Objectives for affordable housing. Any proposal must demonstrate
adequate alternatives and methods that would help minimize and mitigate any loss in
potential housing for multiple income groups.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund

Schedule: Ongoing

Policy 2.10.3

Ensure that the City’s policies, regulations, procedures and design standards do not
add unnecessarily to the costs of producing housing, while assuring the attainment of
other City objectives.

PROGRAM 2.10.3

The City will reduce or waive building permit fees, impact fees, and sewer and water
connection fees for affordable housing projects when the developers can show that the
waivers or reductions in adopted fees are necessary for the financial feasibility of the
project and the targeted housing. The City Council may also use funds in the
Affordable Housing Fund for this purpose.

Responsibility: City Council

Funding Source: General Fund, Inclusionary Housing Fund
Schedule: Ongoing

Quantified Objective: 2 extremely low, 4 very low, 5 low income
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Policy 2.10.4

Expedite decisions on housing projects to the extent feasible by minimizing the
discretionary aspects of project review through implementation of detailed
development guidelines.

The City will record the following information for each multifamily development
application submitted to the City:
The number of days from the submittal of a complete application to:
» Completion of staff review and scheduling of a public hearing before the
Planning Commission
» Planning Commission approval
> Final approval by the City Council (if the Planning Commission’s decision
is appealed);
Conditions of development approval (other than compliance with development
standards of the Zoning Ordinance);The number of dwelling units approved in
relation to the number originally proposed by the applicant and the number of
dwelling units permitted under the Zoning Ordinance

Based on an annual review of project records, the City will determine whether the CUP
process results in unreasonable delays, adds conditions that significantly affect project
costs, or results in projects with significantly lower numbers of housing units/densities
than originally proposed by the applicant or permitted by the Zoning Ordinance.

If, based on an annual review, the City determines that the CUP process has resulted
in unreasonable delays, project costs, or reductions in residential densities, the City will
revise the CUP process and requirements prior to the next annual review to mitigate
these constraints.

Policy 2.10.5

Expedite the processing and approval of projects that include housing affordable to
extremely low-, very low-, and low-income households.

PROGRAM 2.10.5 (A)

Priority shall be given to projects that propose to make at least half their units
affordable to lower-income households (any combination of extremely low-, very low-,
and low-income households).

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: Ongoing

PROGRAM 2.10.5 (B)
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Use the following criteria for projects involving the development of affordable housing,
giving the highest priority to sites or projects that have or will have:

a. Adequate vehicular and pedestrian access.

b. Convenient access to transit (or provision of transit by the project to
meet the needs of its prospective residents).

c. Convenient access to neighborhood services and facilities, as needed
by the prospective residents.

d. Convenient access to neighborhood recreation facilities, or onsite
provision of adequate facilities.

e. Minimal environmental constraints or cost-effective mitigation of
constraints.

f. Cost-effective provision of services and utilities to the site and onsite.

g. Adequate site area to provide sufficient parking, open space, setbacks
and building separations.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund

Schedule: Current and on-going, as projects are submitted for City
approval.

Policy 2.10.6
Provide regulatory and financial incentives to offset costs associated with the
development of housing that is affordable to lower-income households.

PROGRAM 2.10.6
Amend the American Canyon Municipal Code Section 19.27 to reflect changes to
Government Code 65915-65918 regarding Density Bonuses.

Responsibility: Community Development Department

Funding Source: Community Development Department

Schedule: Upon 1 year after Certification

Objective 2.11
Make the maximum use of resources available for the development of affordable
housing.

Policy 2.11.1
Use federal, state, local and private funding assistance, to the extent that these

opportunities exist, and are appropriate to American Canyon’s needs, to encourage the
development of affordable housing.
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PROGRAM 2.11.1

Continue to partner with the City of Napa Housing Authority or similar entity to take
advantage of administrative resources and receive a reasonable share of federal, state
and private funding for housing. Housing Authority administered programs that City
residents will continue to benefit from include the Rental Assistance and Section 8
Programs; programs in the foreseeable future may include CDBG funds.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Ongoing
Quantified Objective: 10 extremely low, 12 very low, 11 low income

Policy 2.11.2

Fully use the resources and abilities of nonprofit housing corporations in the provision
and construction of affordable housing.

Policy 2.11.3

Preserve the affordability of subsidized rental housing to extremely low-, very low-,
and low-income households.

PROGRAM 2.11.3

Monitor apartments for Section 8 status, and prepare a plan for the preservation of
these units as affordable rental housing. The plan will state the City’s proposed
actions for assisting the current property owner in preserving these affordable units, or
assisting in the acquisition by a non-profit entity dedicated to permanently preserving
the affordability of these rental units.

Responsibility: Community Development Department and City Council
Funding Source: General Fund
Schedule: 2007-2014

Objective 2.12
Promote affordable housing in suitable locations.

Policy 2.12.1
In providing City assistance to projects involving the development of affordable

housing, give priority to those with the most suitable sites.

Objective 2.13
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Offset the impacts of market-rate housing and nonresidential development on the
supply of affordable housing.

Policy 2.13.1
Ensure that the City maintains an adequate supply of affordable housing for extremely
low-, very low-, and low-income households.

PROGRAM 2.13.1

Require all residential projects of ten or more above moderate-income units to include
affordable units.

Responsibility: Community Development Department and City Council
Funding Source: General Fund and Inclusionary Housing Program
Schedule: Ongoing

PRESERVATION OF AFFORDABILITY

Goal 2D

Preserve the City’s existing affordable housing stock, and ensure the long-term
affordability of subsequent affordable units.

Objective 2.14
Preserve the affordability of the City’s existing affordable housing stock.

Policy 2.14.1

Ensure that the City’s policies, regulations, procedures and design standards do not
threaten the affordable nature of existing housing, while assuring the attainment of
other City objectives.

Policy 2.14.2
Offset the loss of affordable units due to development or demolition.

PROGRAM 2.14.2

Require the replacement of housing units occupied by, and affordable to, very low- or
low-income households that are removed or converted to market-rate housing units as
a condition of development approval. The applicant for development approval will be
responsible for providing replacement housing. The City will consider regulatory and
other incentives to increase the feasibility of providing replacement housing (see
Density Bonus Program in the Programs Section relating to density bonuses and other
incentives).
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Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Ongoing

Policy 2.14.3

Control the conversion of apartments to ownership units through the regulatory tools
available under state law.

PROGRAM 2.14.3

Continue to impose resale or rent controls for not less than 30 years on all units that
receive City financial assistance or affordable housing density bonuses.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Ongoing
Quantified Objective: 5 very low, 10 low

Policy 2.14.4

Protect the residents of mobile home parks from involuntary displacement and
unreasonable rent increases.

PROGRAM 2.14.4

The City will continue to protect the interests of residents living in existing mobile home
parks by enforcing the Mobilehome Park Rent Stabilization Program (Chapter 15.04 of
the Municipal Code, adopted 1995). Measures include rent stabilization, strict
conversion standards, and relocation assistance and compensation to residents if
parks are converted to another use. Work with residents of mobile home parks to
attain greater stability in housing costs and permanence of residency by pursuing
cooperative or condominium forms of ownership if the opportunity arises.

Responsibility: Community Development Department, Planning
Commission, City Council

Funding Source: General Fund
Schedule: Ongoing
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Policy 2.14.5
Work with residents of mobile home parks to attain more stability in housing costs and
permanence of residency.

Objective2.15
Preserve the affordability of units developed or provided through City assistance.

Policy 2.15.1
Ensure that long-term rent/price and income restrictions are imposed on affordable

units that receive City assistance.
PROGRAM 2.15.1

The City will continue support for the Rental Assistance Program at the state and local
level by maintaining membership in the Napa Housing Authority.

Responsibility: City Council
Funding Source: General Fund

Schedule: City will seek funding for rental assistance when available
through the Napa Housing Authority or similar entity.

Quantified Objective: 2 extremely low, 4 very low, 4 low income

HOUSING FOR SPECIAL NEEDS

Goal 2E

Promote housing opportunities for special needs groups and for all people
regardless of race, religion, gender, marital status, ancestry or national origin.

Objective 2.16

Promote the provision and maintenance of housing for special needs groups.

Policy 2.16.1
Encourage the construction of rental units containing adequate numbers of bedrooms

to accommodate families with children.

Policy 2.16.2
Encourage the provision of disabled-accessible units.
PROGRAM 2.16.2

Facilitate the construction of affordable rental housing for extremely low-, very low-,
and low-income persons. The City currently manages an Affordable Home Renovation
Program that assists low-income households to perform necessary maintenance and
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repairs to residences within the city limits. The City will help qualified homeowners with
low-interest loans as well as construction assistance. Applicants must be very low-
income or low-income households and meet home ownership requirements.

Funding is available to repair or replace deficiencies to residential structural,
mechanical, plumbing and electrical systems, roofing, water damage, energy
conservation, correction of health and safety issues and accessibility/mobility
modifications.

Responsibility: Community Development Department

Funding Source: Inclusionary Housing Program, State and Federal tax
credits, and CDBG funds.

Schedule: 2009-2014

Policy 2.16.3A
Address the physical, financial, and lifestyle needs of older adults in the City.

PROGRAM 2.16.3B

The City will provide assistance through the following financial and regulatory
incentives:

Use of housing set-aside funds for mixed income housing projects that include units
affordable to very low- and low-income households;

Regulatory incentives, such as expediting permit processing, deferred fees, and/or
parking requirements based on the bedroom mix of the project;

A 35 percent density bonus when at least 20 percent of the units are affordable to low-
income households or 11 percent of the units are affordable to very low-income
households; and

Assistance in accessing state and/or federal subsidies or tax credit programs for new
construction.

Responsibility: Community Development Department

Funding Source: Inclusionary Housing Program, State and Federal tax
credits and CDBG funds

Schedule: 2009 — 2014

Quantified Objective: 59 extremely low, 59 very low, and 78 low income
units.

PROGRAM 2.16.3C

Assist elderly homeowners in rehabilitating their homes to address health and safety
repairs, accessibility needs, and energy efficiency improvements.
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Responsibility: Community Development Department
Funding Source: CDBG
Schedule: 2009 — 2014

Quantified Objective: 1 extremely low, 3 very low, 8 low, 8 moderate
income

Policy 2.16.4

Address the physical, financial, and supportive service housing needs of persons with
disabilities.

PROGRAM 2.16.4

Facilitate the construction of subsidized rental housing affordable to extremely low-,
very low- and low-income persons that meet the physical and supportive service needs
of persons with disabilities such as:

¢ Handicapped accessibility; and
e On-site supportive services and/or daily living assistance; and

e Transportation.

The City publicizes financial and regulatory incentive opportunities to developers
and/or other parties interested in the construction of subsidized rental housing that
meets the needs of persons with disabilities by providing informational fliers at the
Community Development Department and in all general development application
packets.

Responsibility: Community Development Department

Funding Source: Inclusionary Housing Program funds and State
and Federal tax credits.

Schedule: 2009 — 2014

Quantified Objective: 2 extremely low, 4 very low, and 5 low-income
units.

PROGRAM 2.16.4 (A)
Assist disabled homeowners in making modifications for improved accessibility.

Responsibility: Community Development Department
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Funding Source: CDBG
Schedule: 2009 — 2014
Quantified Objective: 1 extremely low, 2 very low, 4 low income

PROGRAM 2.16.4 (B)

Amend Chapter 19 of the American Canyon Municipal Code to allow a variety of
housing types including group homes and boardinghouses as a permitted use in the
City’'s Residential High (RH) Zoning District. Group homes and boarding houses will
not be subject to additional requirements or conditions beyond what is set forth in the
American Canyon Municipal Code as required by Senate Bill 2, which took effect in
2008.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

PROGRAM 2.16.4 (C)

Continue to allow group homes/residential facilities of 6 or fewer persons as a
permitted use by right in all districts in which single-family homes are allowed, including
housing within the City’s Residential High (RH) Zoning District for multiple group
guarters. Subject to the provision of the American Canyon Municipal Code, group
home/residential facilities will be held to the same standards and permit processing as
single-family homes.

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: Ongoing

PROGRAM 2.16.4 (D)

The City will conduct an analysis of governmental constraints affecting access to
housing and supportive services and affordability of housing for persons with
disabilities based on guidelines prepared by the California Department of Housing and
Community Development (SB 520 [2001] Analysis Tool). The analysis will address the
City’s permit process, zoning and other regulatory standards, code enforcement,
access to public participatory processes, and other relevant topics relating to access
for persons with disabilities. Should any constraints be identified, the City will adopt
appropriate programs that will mitigate the impediments to housing for persons with
disabilities.

Responsibility:  Community Development Department, Planning

Commission, and City Council
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Funding Source: General Fund
Schedule: Within one year of Housing Element certification.
PROGRAM 2.16.4 (E)

The City shall amend Chapter 19 of the Municipal Code to allow single room
occupancy (SRO) in the Residential High (RH) zone district. Development standards
will be established that will allow and encourage the construction of new SRO'’s.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.
PROGRAM 2.16.4 (F)

Amend City Municipal Code Title 19 to develop formal procedures for reasonable
accommodation for housing for persons with disabilities in accordance with fair housing
and disability laws. Include provisions for clear rules, policies, and procedures, for
reasonable accommodation in order to promote equal access to housing. Policies and
procedures should be ministerial and include but not be limited to identifying who may
request a reasonable accommodation (i.e., persons with disabilities, family-members,
landlords, etc.), timeframes for decision-making, and provision for relief from the
various land-uses, zoning, or building regulations that may constrain the housing for
persons of disabilities.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund

Schedule: Within one year of Housing Element certification

PROGRAM 2.16.4 (G)

Amend City Municipal Code Title 19 to adopt a new ordinance relating to Universal
Design Element pursuant to Health and Safety Code Section 17959. The ordinance
shall address the full cycle of use of housing without regard to the physical abilities or
disabilities of a home’s occupants or guest in order to accommodate a wide range of
individual preferences or physical abilities. Include provisions for clear rules, policies,
and procedures, for Universal Design in order to promote equal access to housing.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund

Schedule: Within one year of Housing Element certification

Policy 2.16.5
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Address the special housing needs of large families to alleviate overcrowding in the
City.

PROGRAM 2.16.5

Facilitate the construction of housing that includes 3- and 4-bedroom units affordable to
extremely low-, very low-, and low-income families.

The City will publicize financial and regulatory incentive opportunities to developers
and/or other parties interested in the construction of housing that includes 3- and 4-
bedroom affordable units by providing informational fliers at the Community
Development Department and in all general development application packets.

Responsibility: Community Development Department

Funding Source: Inclusionary Housing Program, State and Federal
tax credits, and CDBG funds.

Schedule: Within one year of Housing Element certification
Quantified Objective: 2 extremely low, 4 very low, 4 low income

PROGRAM 2.16.5 (A)

Continue to allow bedroom and bathroom additions under the City’s Housing
Rehabilitation Program.

Responsibility: Community Development Department

Funding Source: CDBG

Schedule: Ongoing

Quantified Objective: 1 extremely low, 3 very low, 4 low income

Policy 2.16.6

Address the financial, physical, and supportive service needs of female-headed
households in the City.

PROGRAM 2.16.6

Continue to support female-headed households in the City with the permitting of child
day care facilities as outlined in Chapter 19 of the Municipal Code.

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: Ongoing

Policy 2.16.7
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Assist in the financial needs of low-income first-time homebuyers.
PROGRAM 2.16.7

Continue to implement the City’s First-Time Homebuyer Assistance Program. This
program is designed to provide second mortgages that act as “gap” financing, meaning
the second mortgage is making up the cost difference between what the buyer can
afford for a first mortgage and the price of a home. The second mortgage is a “silent”
second (i.e. payments are deferred with a low interest rate until an agreed upon time
period ends or the home is sold).

Eligible participants must have an annual gross income at or below 80 percent of the
Napa County median income, adjusted for family size, as defined by the Department of
Housing and Urban Development. This program is available citywide and properties
eligible include newly constructed or existing single-family detached housing,
condominiums, and mobile homes placed on permanent foundations.

The City will establish the following three main sources for advertising the First-Time
Homebuyer Program under an affirmative fair housing marketing plan:

e Publish ads in the home or real estate sections of the
American Canyon Eagle newspaper offering free homebuyer
seminars.

e Distribute Spanish and English language flyers to local
community resource agencies and community groups working
with minority and low-income households.

e Educate local real estate agents and lenders about the
program and provide first-time homebuyer seminars for those
who qualify.

Responsibility: Community Development Department
Funding Source: CDBG, Mortgage Credit Certificates (MCCSs).
Schedule: 2007 — 2014

Quantified Objective: 1 very low, 4 low, 4 moderate income

Policy 2.16.8
Promote adequate housing for farm-worker housing.

PROGRAM 2.16.8

The City shall contact non-profit builders and agricultural stakeholders to identify
suitable and available sites for the development of migrant and seasonal farm worker
housing in the Residential Medium (RM); Residential High (RH), Commercial
Neighborhood (CN), and Community Commercial (CC) zones. In addition, the City
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shall amend zoning consistent with Health and Safety6 Code Section 17021.5 and
17021.6 to further facilitate housing for farm workers. Other programs to facilitate the
development of affordable housing may include fee waivers and reduced development
standards. Financial and technical assistance will be sought from HCD’s Office of
Migrant Services, the Joe Serna Jr. Farm Worker Housing Grant Program, the
California Tax Credit-Allocation Committee’s Farm Worker Housing Assistance
Program, and the USDA Rural Development Program.

Background: Seasonal or migrant farm worker housing is provided in
the unincorporated areas of Napa County while the City of American
Canyon will provide housing opportunities for permanent farm workers
and other lower income households. The City actively participates in the
Napa County Farm Worker Oversight Committee and the Napa Valley
Housing Authority to assist in providing housing opportunities for
seasonal and permanent farm workers.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

Objective 2.17
Maintain living conditions in residential care homes at acceptable levels.

Policy 2.17.1
Support the efforts of state and local agencies to achieve and maintain acceptable
living conditions in residential care homes.

PROGRAM 2.17.1(A)

Review, on an annual basis, the conditions of approval of those residential care homes
(group care facilities) operating under a previously approved conditional use permit for
compliance, and actively enforce applicable conditions of the use permit. Report
unlicensed residential care homes and unacceptable living conditions identified in such
facilities to the responsible county or state agencies for abatement or fulfillment of
licensing requirements.

Responsibility: City Building Official, Community Development
Department, Napa Valley Community Housing Agency

Funding Source: General Fund and CDBG Housing Rehabilitation
Program

Schedule: Ongoing

PROGRAM 2.17.1 (C)
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The City shall amend Chapter 19 of the Municipal code to permit transitional and
supportive housing as a residential use and only subject to those requirements that
apply to other residential uses or the same type in the same zone as required by
Senate Bill 2, which took effect in 2008.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

Objective 2.18
Continue to support efforts to provide housing for the homeless.

PROGRAM 2.17.1 (B)

The City shall consider options to allow Residential Care Homes with more than six
mentally disordered or otherwise handicapped persons or dependent and neglected
children as a permanent use in the Residential High (RH) zone district.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

Policy 2.18.1

Support the efforts of local agencies in preventing homelessness and providing
housing for the homeless.

Policy 2.18.2

Facilitate the development of emergency and transitional shelters.
PROGRAM 2.18.2 (A)

The City shall amend Chapter 19 of the Municipal Code to allow emergency shelters
as a permitted use in the Community Commercial (CC) and Light Industrial (LI) zone
districts. With approximately 72 acres of land in the CC and LI zone districts there is
sufficient land available for at least one emergency shelter. Taking into account
existing development, surround land uses, access, and availability of infrastructure,
the City still has 22 acres of land available to accommodate an emergency shelter.
Emergency shelters will not be subject to additional development standards or
conditions beyond those set forth in Chapter 19 for the CC and LI zone districts as
provided for by Senate Bill 2, which took effect January 1, 2008. In addition to
amending Chapter 19 to identify specific zone districts, the City shall also adopt
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objective standards to regulate emergency shelters as provided for under Senate Bill
2.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund

Schedule: Within one year of Housing Element certification.

PROGRAM 2.18.2 (B)

Provide information regarding the Napa Valley Shelter System to City personnel and
others (newspapers, churches, etc.) likely to be in contact with those needing shelter.
Direct personnel to refer such persons as appropriate.

Responsibility: City personnel

Funding Source: General Fund

Schedule: Ongoing

Policy 2.18.3

Maintain the quality of life within neighborhoods by maintaining an adequate level of
community facilities, such as day care centers, and municipal services.

PROGRAM 2.18.3

Continue to implement the large family day care ordinance, Chapter 19.33 and
evaluate other areas of the Zoning code where incentives for the provision of childcare
can be established, possibly including the use of expedited entittements.  Provide
additional density bonuses in conjunction with affordable housing projects as provided
under State law.

Responsibility: City personnel
Funding Source: General Fund
Schedule: Within one year of Housing Element certification

Objective 2.19
Discourage discriminatory housing practices.

Policy 2.19.1
Report complaints of unfair housing actions to the appropriate agencies.

PROGRAM 2.19.1
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Provide information about the Napa County Rental Information and Mediation Service
(NCRIMS) and similar entities to City personnel likely to receive fair housing
complaints. Direct employees to refer such persons as appropriate. Distribute fair
housing information to public agencies and establishments in American Canyon with
information on the Napa County Rental Information and Mediation Service (NCRIMS)
or any similar entity. Include fair housing information at least annually in City mailings
to residents and on the City’s web site.

Responsibility: City personnel.
Funding Source: General Fund
Schedule: Ongoing

Policy 2.19.2

Publicize fair housing programs throughout the community.
PROGRAM 2.19.2 (A)

Annually sponsor a fair housing event in collaboration with the Napa County Rental
Information and Mediation Service (NCRIMS) or any similar entity targeted to
community organizations serving residents who may experience housing
discrimination, rental property owners, real estate industry representatives, and
lenders.

Responsibility: City personnel

Funding Source: General Fund

Schedule: Ongoing
PROGRAM 2.19.2 (B)
Post information regarding local, state and federal fair housing programs on community
signs, churches, and in such public places as the city hall, fire station, and post office.

Responsibility: Community Development Department

Funding Source: General Fund

Schedule: Ongoing

EXISTING HOUSING NEEDS

Goal 2F

Address the housing needs of existing City residents.

Objective 2.20
Encourage the maintenance of the existing housing stock.
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Policy 2.20.1

Maintain the infrastructure of older neighborhoods in good condition.

Policy 2.20.2

Promote the reduction of fire hazards and the correction of unsafe living conditions.

Policy 2.20.3

Continue rehabilitation efforts in the older residential neighborhoods.
PROGRAM 2.20.3

Housing Rehabilitation and Improvement. The City will complete the following action
from the Housing and Rehabilitation Program:

a.

The City will annually evaluate the need for HOME funds for the First-
time Homebuyer Program and CDBG funds for rehabilitation and apply
for the next funding cycle. CDBG funds can assist lower-income
elderly and disabled households in the maintenance of their homes by
performing minor exterior repairs and rehabilitation, yard cleanup and
maintenance, and minor household repairs. The City provides no
interest loans, assists the client with the selection of a contractor, and
provides standard contract documents.

Subsidize permit fees for units rehabilitated through the CDBG Housing
Rehabilitation Program.

Identify units in need of hazards correction and interior rehabilitation
during other improvement activities and provide rehabilitation loan
information to qualifying owners. Provide loan information to owners of
units cited for substandard conditions.

Continue weatherizing units rehabilitated through the CDBG
Rehabilitation Program.

City code enforcement efforts and the results of those efforts shall be
incorporated into the City’s Housing Rehabilitation Program.

Responsibility: Community Development Department and the City of
Napa Housing Authority

Funding Source: CDBG Housing Rehabilitation Program and CDBG
funds

Schedule: Ongoing

Quantified Objective: 5 extremely low, 10 very low, 15 low, 10
moderate income
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Policy 2.20.4

Use federal and state funding assistance for residential rehabilitation to the fullest
extent possible.

Policy 2.20.5

Assist in the conservation and improvement of residential neighborhoods.
PROGRAM 2.20.5

The City will contact property owners of units at-risk of converting to market rate
housing within one year of affordability expiration to discuss the City’s desire to
preserve complexes as affordable housing. Participation from agencies interested in
purchasing and/or managing units at-risk will be sought. Property owners are required
to give a nine-month notice of their intent to opt out of low-income use restrictions. The
City will work with tenants to provide education regarding tenant rights and conversion
procedures pursuant to California law.

Responsibility: Community Development Department

Funding Source: CDBG funds
Schedule: Ongoing

PROGRAM 2.20.5 (A)

Continue the City’s building code enforcement program for residential housing units.
The City’s full-time Code Enforcement Officer manages code enforcement activities
on a case-by-case complaint basis. The owners of residential housing units
identified as needing code enforcement actions shall also be provided with
information on the City’s various housing programs including funding sources from
CDBG.

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: 2010-2014
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ENERGY CONSERVATION

Goal 2G

Encourage energy conservation in new housing and existing housing

Objective 2.21
Promote the use of energy conservation features in the design of residential
development.

Policy 2.21.1
Ensure that the design of development is consistent with state laws regarding energy

conservation.
Policy 2.21.2

Promote the planting of trees in residential areas to provide cooling during the summer
months.

Policy 2.21.3

The City shall encourage innovative site designs and orientation techniques, which
incorporate passive and active solar designs and natural cooling techniques.

Policy 2.21.4

The City shall promote energy efficient land use planning by incorporating energy
conservation as a major criterion for future decision making.

Objective 2.22
Improve energy conservation in existing residential development.

Policy 2.22.1
Promote the weatherization of existing residential units.

Policy 2.22.2

The City shall promote a weatherization and retrofit program for existing housing units
that fall below current state performance standards for energy efficiency.

Policy 2.22.3

The City shall promote opportunities for the use of solar energy by assuring solar
access by expediting solar installation through a ministerial review.

Policy 2.22.4
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The City shall promote energy conservation through education and outreach programs
provided by the Community Development Department.

PROGRAM 2.22.4 (A)

The City will continue to encouraging new residential development and rehabilitation
projects to incorporate sustainable building design and siting, construction, and
operation. The City promotes the reduction of energy consumption through the use of
recycled water for new large residential, commercial, and industrial landscaping
projects; requires adherence to the City’s zero water footprint policy that requires new
development to reduce water consumption to a level sustainable with the city’s long
term water supplies, or provide off-site water conservation measures to reduce overall
citywide water consumption; and participates in the regional trash recycling programs.

Responsibility: Community Development Department

Funding Source: General Fund

Schedule: Ongoing.

PROGRAM 2.22.4 (B)

The City will consider new standards for proposed residential and mixed use
development projects that incorporate bicycle lanes, and multi-modal opportunities.
The city has submitted a Focus grant to provide funding for the Highway 29 Corridor —
an area of the city with zoning that permits high density housing and residential mixed
use.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund, Focus Grant
Schedule: Within one year of Housing Element certification.

PROGRAM 2.22.4 (C)

The City shall enforce Title 24 provisions of the California Administrative Code for
residential energy conservation measures.

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: Ongoing.

PROGRAM 2.22.4 (D)
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The City shall encourage the continued affordability of both rental and ownership
housing by encouraging energy conservation in all existing development. The City will
make available an informational fact sheet for distribution that will describe the
measures that can be instituted in homes for little cost and will save energy and utility
expenses.

Responsibility: Community Development Department
Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

PROGRAM 2.22.4 (E)

The City shall consider preparation, adoption, and implementation of policies for new
development projects that include but are not limited to the following: energy efficient
air conditioners, light-colored roofing materials, photovoltaic energy systems, and
Energy Star appliances.

Responsibility: Community Development Department, Planning
Commission, and City Council

Funding Source: General Fund
Schedule: Within one year of Housing Element certification.

ADDITIONAL PROGRAMS

The following programs are intended to implement the policies contained in the
preceding subsection and will illustrate significant differences and accomplishments
between what was projected and/or planned in the previous element and what was
achieved for this element update. This analysis is essential to determine where the
previous housing element met, exceeded, or fell short of what was anticipated within
the planning period. This section contains detailed descriptions of programs referred to
in the implementation measures.

Density Bonus Programs

A density bonus is an increase in the maximum residential density allowed for a project
site by its General Plan designation and zoning district. It may be granted by the City in
exchange for a developer providing such things as a desirable type of housing,
significant public facilities and improvements, and/or superior residential design. Each
of these density bonuses is described below.
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State Density Bonus Program
According to Government Code Section 65915 through 65917, the City must grant a
density increase of up to 25 percent when the developer of a residential project
proposes to target a percentage of the units for certain occupants, as follows:
% At least 20 percent of the proposed units will be provided for lower-income
households,
% At least 10 percent of the proposed units will be provided for very low-income
households,
% At least 50 percent of the proposed units will be provided for senior housing.
(However, these units are not required to be affordable.)

In addition to the density bonus, the City is required by State law to grant (subject to
certain exceptions) one or more of the following regulatory concessions or incentives to
ensure that the project will be produced at a reduced cost.

% A reduction in site development standards, or a modification of Zoning
Ordinance requirements or architectural design requirements.

% Approval of mixed-use zoning in conjunction with the residential project if
nonresidential uses would reduce the cost of the housing development, and if
they would be compatible with the proposed residential uses and the existing or
planned development in the vicinity.

Other regulatory incentives or concessions proposed to the City by the developer that
would result in identifiable cost reductions.

City Density Bonus Program
The City’s housing program allows the granting of the following density bonuses.

s Affordable senior housing: A bonus of up to 50 percent may be granted for
projects comprised entirely of units targeted to very low- and low-income
seniors. In determining the size of the bonus, consideration is to be given to the
relative proportion of very low-income units in the project.

% Large rental units: A density bonus of up to 10 percent for rental projects that
include units with three or more bedrooms to accommodate larger families in
the rental market and reduce overcrowding. The size of the bonus is to be
based upon the number of large units provided.

% Disabled-accessible units: An increase of up to 10 percent for projects
containing more than the legally required number of disabled-accessible units.
In determining the size of the bonus, consideration is to be given to the number
of units that would be provided above the legally required amount.

One or both of the first two density bonuses may be granted only if the project qualifies
for the State’s affordable housing bonus, or the City’s affordable senior housing bonus.

INCLUSIONARY HOUSING PROGRAM

The inclusionary housing program is intended to further the City’s achievement of its
Quantified Objectives for lower-income housing, and offset the negative effects of new
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market-rate housing on the provision of affordable housing. The inclusionary provision
within the City’s Zoning Ordinance Section 19.28 applies to all residential projects
containing five or more parcels, excluding all final maps and subdivisions in the
building permit process. Ownership projects shall provide a number of inclusionary
units equal to at least 10 percent of the applicable project units at prices or rents
affordable to lower-income households and can include both home ownership and
rental occupancy. In rental projects, at least half of the inclusionary units must be
affordable to lower-income households while the other half shall be designated to very
low-income households. These inclusionary units shall be counted toward meeting the
City’s affordable housing needs, unless an alternative action can be approved to allow
some flexibility in the percentage. The City shall ensure that the inclusionary units are
occupied by or sold to the appropriate target households and remain affordable to the
target income groups for a minimum of 30 years.

The intent of the Inclusionary Alternatives is to provide options for developers while still
meeting the City’'s affordable housing demand. Alternatives to providing on-site
inclusionary units are 1) the provision of the units at an acceptable off-site location or 2)
payment of in-lieu fees to the City’'s Housing Fund, to be used in the provision of
housing affordable to lower-income households, or 3) the dedication of suitable land to
the City for future inclusionary units, or 4) if the project exceeds its required
inclusionary amount, the project owner may request inclusionary credits be counted
toward another project subject to the approval of the City Manager.

This requirement is based on the findings that the construction of above moderate-
income housing depletes the amount of available residential land, while contributing to
rising land prices because of a greater scarcity of developable sites. This unchecked
development also exacerbates the affordable housing problem by creating greater
needs for goods and services typically provided by low-income employees. By limiting
the inclusionary requirement to 10 percent, applying it only to above moderate-income
units, and providing alternative means of compliance, the program does not seem as
an undue or onerous constraint on the provision of above moderate-income housing.

Included within Zoning Code Chapter 19.28 Inclusionary Housing Requirements is
Section 19.28.050, Inclusionary Alternatives. Subsection B.2. states:

+« Provided, however, that the following alternatives to providing inclusionary units
on-site may be approved by the decision-making body if it finds that evidence
presented by the applicant shows that on-site inclusionary units are infeasible
due to project size, location or site characteristics, or that the alternative would
further housing opportunities for lower-income households to an equal or
greater extent:

0 The provision of some or all of the required inclusionary units at an off-
site location.

% The payment of an in-lieu contribution to the City equal to $10,250.00 per unit in
an ownership project. (The in-lieu contribution alternative is not available to
rental projects.)

s All fees shall be updated annually to adjust for market conditions.

+«+ Dedication of suitable land can be accepted as a substitute for payment of fees.
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The in-lieu contribution shall be paid to the City prior to the close of escrow for each
unit. Such contribution shall be deposited in the City Housing Fund and used to provide
housing affordable to lower-income households.

The housing impact fees are deposited in the City’s Housing Fund and used solely to
provide or assist affordable housing.

DEVELOPMENT AGREEMENTS

In accordance with the provisions of the Zoning Ordinance Section 19.28 for
Inclusionary Housing, if a Development Agreement is required to meet the guidelines
(Zoning Ordinance Section 19.28.080) for the Inclusionary Housing policy and fee
assessment, an agreement must be reviewed by the Community Development
Director, who shall make the recommendation to the decision making body for final
approval. Once approved, the agreement or memorandum shall be recorded and the
conditions filed on the parcel and/or parcels prior to final map approval. These
conditions shall be binding to all future owners.
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V. QUANTIFIED OBJECTIVES

State law requires that the Housing Element contains quantified objectives for the
maintenance, preservation, improvement, and development of housing (Government
Code Section 65583b). State law recognizes that the total housing needs identified by
a community may exceed available resources and the community's ability to satisfy this
need. Under these circumstances, the quantified objectives need not be identical to
the total housing needs.

Table 1

Remaining need based on units Built / Under Construction

Very Low Low Moderate Above
income (VLI)- | MCOMe | jncome (vi)- | _Moderate
Income (AM)-

. (N ;
169 units 116 units 143 units 300 units

285 443 728

Total

RHNA to be met:
2007-2014

Low Density
Residential 11 102 113
(Table 46 #1-15)
Medium Density
Residential 1 13 14
(Table 46 #16-17
Neighborhood
Commercial-CN 86 0 86
(Table 46 #18-19)
Community
Commercial-CC 414 0 414
(Table 46 #20-31)
Approved Projects
yet to be
Constructed. (Table
46 #32-34)

Parcels Under
Construction from
1/1/07 to 12/31/09
(Table 46 #35)
subtotal 538 549 1,087

26 260 286

174 174

Housing Surplus 253 106 359

Source: The Association of Bay Area Governments (ABAG) 2007-2014 Regional Needs Housing Plan and City Housing Survey
2009.

Note (1): The parcels with Approved Units Includes

The gquantified objectives shall however, establish the maximum number of housing
units by income category that can be constructed, rehabilitated, and conserved over a
five-year period. However because the ABAG Regional Housing Needs Assessment
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Plan (RHNP) covers a 7%2-year period, the information is provided for the time period
covering January 1, 2007 to June 30, 2014.

The Background Report includes detailed information identifying this time period, the
RHNP assigned housing need, the units constructed, the approved/on-line units, and
the holding capacity of identified vacant and redevelopable properties. Table 1 above
provides a summary of residential holding capacity in American Canyon compared to
the City’s assigned housing need. As shown, the City has a total residential capacity of
359 units in excess of its allocation to be met. Large portions of the approved and
online units are for moderate- to above moderate housing.

Table 2 provides a summary of the income group breakdown in American Canyon for
this Housing Element planning period for new construction, rehabilitation, conservation,
and preservation.

Table 2

Quantified Objectives

Income Groups New Rehabilitation Conservation and
Construction Preservation

Extremely Low and Very Low 50 17 33

Low 52 20 35

Moderate 400 8 19

Above Moderate 400 0 20

TOTAL 902 45 107
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VI. CONSISTENCY WITH THE GENERAL PLAN

State law requires that the Housing Element contain a statement of “the means by
which consistency will be achieved with other general plan elements and community
goals” (California Government Code, Section 65583). There are two aspects of this

analysis:

1. An identification of other General Plan goals, policies, and programs that could
affect implementation of the Housing Element or that could be affected by the
implementation of the Housing Element, and

2. An identification of actions to ensure consistency between the Housing Element
and affected parts of other General Plan elements.

The City of American Canyon adopted the General Plan in 1994 and amended it in
2006. The City’s General Plan was based on the following Vision Statement:

The community vision regarding the future of American
Canyon provides the framework for the policies of the
General Plan. The community vision addresses the
intentions regarding the fundamental role which the City
should assume within the region (who should be served?,
what type of land uses?), the form and character of
physical development, and the direct relationship of growth
to environmental resources, and the supporting
infrastructure and public services. In many respects, the
vision comprehensively addresses and integrates the
diversity of issues which are addressed throughout all

General Plan elements.

In addition to the Housing Element the other Elements comprising the City of American

Canyon General Plan are the following:
+ Land Use
s Economic Development
+«+ Circulation
% Ultilities
+«+ Public Service and Facilities
% Parks and Recreation

« Natural and Historic/Cultural
Resources

s Geology
+ Flood Hazards
+ Noise

During preparation of the 2007-2014 Housing Element the policies and constraints of
the other City of American Canyon General Plan Elements were reviewed. Of all of the
General Plan Elements, the Housing Element is most closely related to the City’s Land
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Use Element because the Land Use Element specifies the lands within the City that
may be utilized for residential development.

The diversity of significant environmental resources, including foothills and canyons,
woodlands and grasslands, riparian corridors, wetlands, and wildlife habits were all
contributing factors to the formation of the City’s land use plan adopted in the City’s
General Plan Land Use Element. These factors along with infrastructure availability
and a number of other factors determined which areas would be available for
residential development and the range of residential densities that would be
considered. This then lays the foundation for all of the other policies and programs
related to the provision of housing.

The policies contained in the other elements of the City's General Plan affect many
aspects of life that residents enjoy such as the amount and variety of open space; the
preservation of natural, historic and cultural resources; permitted noise levels in
residential area; and the safety of the residents in the even of a natural or man-made
disaster. The Housing Element has been reviewed for consistency with the City’s other
General Plan Elements and the policies and programs in this Element reflect the policy
direction contained in other parts of the General Plan. As portions of the General Plan
are amended in the future, the Housing Element will be reviewed to ensure that internal
consistency is maintained.

Other Elements of the General Plan also discuss directions for residential
development. For example the Economic Development Element includes the following
policy: “Adopt a Specific Plan for the designated Town Center (in conjunction with the
Highway 29 Plan) to serve as a guide for future developments. Provide for a cohesive
urban design which reflects the image and identity the City would like to project.”

The expression of the City’s goals and objectives regarding housing production are
embodied in this Housing Element. This document provides an effective framework to
address the housing needs and demands for future housing development,
rehabilitation, preservation, and conservation through its policies and programs.
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INTRODUCTION

HOUSING NEEDS ASSESSMENT PURPOSE

The purpose of the Housing Needs Assessment is to serve as a background for the
Goals, Objectives, Policies, and Programs outlined within the Policy document. In
accordance with State Housing Element Law, this background document reviews the
previous Housing Element and analyzes local housing issues, demographics and
market conditions to project the City’s future housing needs corresponding to its
“fair-share” of regional housing need.

State Housing Law (Government Code Section 65583) requires that a “housing
element shall consist of an identification and analysis of existing and projected
housing needs and a statement of goals, policies, quantified objectives, financial
resources, and scheduled programs for the preservation, improvement, and
development of housing. The housing element shall identify adequate sites for
housing, including rental housing, factory-built housing, and mobile homes, and shall
make adequate provision for the existing and projected needs of all economic
segments of the community”.

This Background Report is an update of the Housing Element previously adopted by
the City of American Canyon in 2002. A minor amendment was made to the housing
document in 2004 to reassess some of the housing projections corresponding to the
City’s regional need.

This assessment and inventory includes all of the following:

R/
°e

A housing needs assessment of population and employment trends,
household characteristics including existing households, households
overpaying, household income breakdown, housing conditions, overcrowding,
costs, vacancy, and special housing needs for multiple groups within the
community (Government Code 65583). These existing and projected needs
shall adhere to the locality's share of the regional housing need outlined by
ABAG.

+« Analysis of opportunities for energy conservation for housing development.
This includes existing and future housing development, large and small-scale
residential projects, and other green building practices that involve the
conservation of residential water, electricity, and gas.

+ Analysis of existing assisted housing projects at risk of converting to non-low
income uses. This analysis includes an inventory, assessment, costs, and
identification of qualified entities and funding.

% An inventory of land suitable for residential development that includes vacant

sites, areas having potential for redevelopment, and an analysis of the

relationship of zoning, public facilities, and City services to project a realistic
residential capacity to meet the regional housing projection within the

planning period (Government Code 65583).
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% Analysis of zoning for housing types such as multifamily rentals, agricultural
employees, emergency shelters, transitional housing, supportive housing,
single room occupancy and mobile homes (Government Code 65583).

« Analysis of potential and actual governmental constraints upon the

maintenance, improvement, and development of housing for all income

levels. This reviews land use controls, building codes and their enforcement,
site improvements, fee, exactions, and local processing of permits and their
effects on the timing and cost of residential development.

Analysis of potential and actual non-governmental constraints upon the

maintenance, improvement, or development of housing for all income levels,

including the availability of financing, the price of land, and the cost of
construction.

Comparison to other General Plan Elements for consistency and water

availability for new residential development.

X/
L X4

X/
L X4

By examining the aforementioned items, the City can provide a response to how
they will meet these residential needs within the Policy Document. In addition, the
Background Report also presents current information on the factors and settings in
which these needs have occurred, and provides a better understanding of the
community to help facilitate the planning for these needs.
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PROJECTED HOUSING NEEDS

REGIONAL HOUSING NEEDS DETERMINATION

State Law requires Councils of Governments (COG) to prepare regional housing
allocation plans that assign a share of a region’s housing construction need to each
City and County (Government Code 65584). The Association of Bay Area
Governments (ABAG) prepared a new regional housing allocation plan in 2007,
called the Regional Housing Needs Plan (RHNP). The RHNP identifies each
jurisdiction’s future housing construction need for a seven and one-half year period
beginning in 2007 and ending in 2014. Each jurisdiction’s housing construction need
is based on a number of factors that include housing development potential from
vacant land, housing replacement need, and vacancy rates. The exact amount of
housing needed is called the City’s Regional Housing Needs Allocation or RHNA.
The RHNA also establishes each City’s and County’s existing unmet need based on
overpayment and overcrowding.

The City of American Canyon must use the numbers allocated under the RHNA to
identify measures (policies and ordinances) that are consistent with accommodating
the new housing construction goals contained in the allocation plan. The RHNA is
not meant to be a quota or requirement for the development of housing by the City,
rather, the City must attempt to facilitate and accommodate the construction of
housing to meet the RHNA allocation through zoning and other policies.

According to the RHNA, the City of American Canyon has a total housing
construction need of 728 units between 2007 and 2014, or an annual need of 98
units. American Canyon'’s planning period allocation is shown in Table 1 below.

Table 1

Regional Housing Need Allocation

Income Category New Construction Need
Very Low (0-50% of AMI) 169
Low (51-80% of AMI) 116
Moderate (81-120% of AMI) 143
Above Moderate (over 120% of AMI) 300
TOTAL UNITS 728

Source: The Association of Bay Area Governments (ABAG) 2007-2010 Regional Needs Housing
Plan. AMI = Average Median Income
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EXISTING HOUSING NEEDS

POPULATION AND EMPLOYMENT TRENDS

The analysis in the 2002 Housing Needs Assessment relied primarily on 2000 U.S.
Census data. During this 2009 Housing Element update, new U.S. Census data will
not be released until 2010. As a result, some of the 2000 U.S. Census was retained
in this housing element update. With this in mind, every attempt was made to include
newer data from other reliable sources as well as to incorporate as much 2004 U.S.
Census data for Napa County. Along with census data, this section also summarizes
population, housing, and employment data published by the California Department
of Finance (DOF) and the Association of Bay Area Governments (ABAG).

Background

The City of American Canyon is located at the southern end of Napa County, just
north of Solano County and the City of Vallejo. The City is located approximately 45
miles west of Sacramento along Interstate 1-80 and is approximately 3.5 square
miles in size.

The City of American Canyon incorporated in 1992 from Napa County. Although the
City incorporated after the 1990 Census, information from that census is available
for much of American Canyon as an unincorporated “Census Designated Place”
(CDP), as defined by the U.S. Census Bureau. In 1990 the Census Bureau reported
the population of the American Canyon CDP as 7,706 (Table 2), while the California
Department of Finance (DOF) prepared population estimates for cities and counties,
the population one year after the time of incorporation (1993) was 8,517.

DOF estimates that the City of American Canyon had a population of 16,293 in
2008. Between the 2000 Census and the DOF 2008 population estimate, the City
had a 66.7 percent increase with an average growth rate of 8.3 (Table 2).

Table 2

Population Growth Trends

Average

Population Annual
Year (American Canyon) | Numerical Change |Percent Change| Growth Rate
1990 Census 7,706 NA NA NA
2000 Census 9,774 2,068 2.7 0.27
2008 DOF Estimates 16,293 6,519 66.7 8.3

Source: Department of Finance (DOF) 2008 Projection.

Since the 2000 Census the City has increased residential development within its
only specific plan and added a large amount of business and commercial expansion
along the Highway 29 corridor.
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Population Trends

The City of American Canyon is part of the Association of Bay Area Governments
(ABAG), which is comprised of nine counties that include Alameda, Contra Costa,
Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma County.
Other cities within Napa County include Yountville, St. Helena, Napa, and Calistoga.
Table 3 illustrates the City’'s population change in comparison to neighboring
jurisdictions. Within these time periods, the countywide rate of increase in
households was higher than in American Canyon during the 1990s, while the City’s
had the fastest growth percentage occurring within the 2000 to 2008 time period.
The City of Napa had the second highest growth rate, while the most populous City
within Napa County continued to be the City of Napa.

Over the past 16 years the City of American Canyon has significantly increased its
population without significantly expanding its boundaries. A large portion of this
increase is a result of development within the Southeast Specific Plan, new housing
along the Napa River/estuary site at the west end of the City, and mixed use within
the commercial district. Due to a severe drop in the housing market and related
industries, ABAG projects lowered growth rate projections for the new housing cycle.
Although a severe housing downturn in the nation has left many cities with a
decrease in housing sales, the City of American Canyon has seen an increase of
sales recently due to the drop in sale prices. This drop in sales prices may be a
result of the national economic downturn, which has seen many home builders
reduce housing prices to increase sales.

Table 3

Population Trends - Neighboring Jurisdictions

Change (1990-2000)

Jurisdiction Name 1990 2000 2008 Number |Percent
City of Calistoga 4,468 5,190 5,302 722 16.2
City of Napa 64,865 72,585 77,106 10,720 17.3
City of St. Helena 4,990 5,950 5,924 960 19.2
City of Yountville 3,259 3,297 3,263 33 1.2
Napa County 110,165 124,279 136,704 12,425 10.0
City of American Canyon 7,706 9,774 16,293 6,519 67.0

Source: Department of Finance (DOF) 2008 Projection.

Age of Population

Between 1990 and 2000 there was an increase from 2,167 to 3,050 persons for
persons under 18; however, there was a slight percentage increase for all adults 65
and over between this same period. In 2000, American Canyon had the highest
percentage of adults 35 to 44, followed by persons 10-19 years of age, and then
persons 0-9 years of age (Table 4).
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Overall, the numbers seem to show a population consisting of mostly individuals 25-
54 years of age and children 0-19 years of age. This would indicate that there is a
strong probability that a majority of the households within the City consist of families
with parents in the late 20’s to early 40’s and children ranging from toddler to high
school. Individuals in their early 20’s and residents 60 years of age and older seem
to be the smallest age demographic. Since the 2010 Census has not been
completed and the City incorporated after the 1990 survey, 2000 Census data was
used for this portion of the update. The DOF does provide population information;
however, it does not specify age as with the Census surveys (Table 4).

Table 4

Population by Age

1990 2000

Age Group Number Percent Number Percent

0-9 years 1,116 13.7 1,436 14.5
10-19 years 1,051 12.9 1,614 16.6
20-24 years 756 9.3 467 4.8
25-34 years 1,264 15.5 1,081 11.1
35-44 years 1,289 15.9 1,668 17.1
45-54 years 877 10.8 1,325 13.6
55-59 years 382 4.7 477 4.9
60-64 years 400 4.9 400 4.1
65-74 years 655 8.1 728 7.4
75-84 years 295 3.6 453 4.6

85+ years 44 0.5 125 1.3

Source: 2000 Census for City of American Canyon.

Demographics

The composition of American Canyon’s population has historically differed from the
countywide and statewide populations, with a smaller percentage of individuals of
Hispanic origin and a larger percentage of individuals of Asian/Pacific Islander origin;
however, the Hispanic population has seen an increase within the last update.
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Table 5

Comparison of Race by City, County, and State Population

Race

American
Canyon - 1990

American
Canyon - 2000

Napa County
2000

California
2000

\White / Non-Hispanic

68%

53%

69%

60%

Black / African American

6%

7%

1%

7%

Native American

<1%

<1%

<1%

1%

IAsian/Pacific Islander

15%

17%

3%

11%

Other Race

1%

<1%

<1%

17%

Two or More Races

na|

5%

2%

5%

18%

Hispanic or Latino 10% 24% 32%

Source: 2000 Census for City of American Canyon.

Table 5 compares the ethnic composition of the City’s population to the countywide
and statewide populations. In 2000, Whites/Non-Hispanic (68 percent) and
individuals of Asian/Pacific Islander ancestry (15 percent) represented the two
largest population groups in the American Canyon. According to the 2000 Census,
countywide and statewide, Whites/Non-Hispanic, followed by persons of Hispanic
origin were the two largest population groups. Of American Canyon’s population
composition, the two largest percentage point changes in population were of
Hispanics (8 percent increase) and Whites (15 percent decrease).

Employment Trends

In 2000, the largest percentage of employed residents in American Canyon held jobs
in administrative, managerial, and clerical positions (Table 6). Significant
percentages of workers were also employed in service and production industries. Of
the 4,119 people who were employed in 2000, approximately 18 percent were
employed in education, with other occupations consisting of retail, construction, and
manufacturing.

There were a total of 7,210 persons above 16 years of age that were capable of
employment within the City. Of this, 326 stated that they were unemployed, 26 were
in the Armed Forces, while 2,659 stated that they were no longer in the workforce.
The unemployment rate for the City in 2000 was 4.5 compared to the county, which
was 2.7 (2000 Census “Unemployed-Civilian Labor Force”). This group of 2,659
people includes stay-at-home parents, retirees, persons with disabilities that restrict
their capabilities at work, and other groups no longer looking for employment. Due
the current State and Federal economic recessions, the unemployment rate in the
City has drastically increased. Recent projections released by the state’s
Employment Development Department (EDD) show American Canyon’s
unemployment at 14.7 percent in March 2009, which is up from an estimated 13.8
percent in January 2009.
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Table 6

Employment by Industry for American Canyon

2000
Industry Type Number Percent
Agriculture 51.0 1.2
Construction 423.0 10.1
Manufacturing 416.0 9.8
\Wholesale trade 154.0 3.7
Retail 465.0 111
Transportation and Warehouse 307.0 7.3
Information 146.0 3.5
Finance, Insurance, Real Estate 325.0 7.7
Professional, Scientific, Management 306.0 7.3
Educational 756.0 18.0
Art, Entertainment, Recreational 326.0 7.8
Other 243.0 5.8
Public Administration 281.0 6.7
Total 4,199.0 100.0

Source: 2000 Census for City of American Canyon.
Note: Table only illustrates the employed workforce for the City of American Canyon for individuals 16 years of age or older.

Of the employed workforce, 3,054 persons commuted to work alone with a mean
drive time of 31.5 minutes one way. Due to the relatively small geographic size of
the City, this indicates many of the City’s residents commute to jobs outside of the
City. These drive times are similar to the county’s average of 23.4 minutes, and
seem to indicate a slight job to housing imbalance for the City (Table 7).

Table 7

Average Drive Times (2000)

Minutes Land Ar_ea (square
miles)
City of American Canyon 315 4.3
Napa County 234 754

Source: 2000 Census (Mean travel to work-Employed Workforce)

The largest areas for employment within the City of American Canyon would be the
Industrial area to the northwest of the City, and the Commercial District along both
sides of Highway 29, which bisects the middle of the community (Figure 1). The
major employers of these areas include Wal-Mart, numerous restaurant services,
offices, industrial warehouses for manufacturing, storage and wine production,
Adobe Lumber, hotel facilities, and various landscaping establishments. As stated
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above, the average drive times in relation to geographic size of the community
seems to indicate that most of the population does not work within the City limits.
This conclusion could indicate that since a majority of the City’s residents do not
work in the City, that the labor industries within the City are mostly employing
individuals who are not residents of American Canyon.

Since 2000, the City has begun to fully develop the Southeast Specific Plan with
residential housing in close proximity to commercial development east of Highway
29. This commercial area includes many new businesses such as Wal-Mart, new
hotels, and retail sales with adjacent restaurants. New bike lanes and pedestrian
paths have been constructed to encourage the employees in these businesses to
consider living in the residential developments closest to the commercial areas.
These residential developments are higher in density and are suited to provide
housing for lower income levels. Just north of the Specific Plan, is the Town Center
proposal which includes mixed uses, more affordable housing, and shared
pedestrian areas that seek to foster a more central community center for the City.
o~ ; Expansion of the Industrial area to
Figure 1: include a master plan business
Commercial and Industrial Areas district has been a priority for the
City; however, constraints exist that
restrict the implementation for an
overall plan for this district. Large
scale improvements to existing
mdustrialArea _ infrastructure, aircraft compatibility
restrictions due to proximity to the
adjacent Napa County Airport,
environmental constraints, and
financing have all restricted the City
from formulating a master plan to
fully develop this district. Although,
a master plan has not been created
for the Industrial area, it continues
to expand bringing in new large-
scale warehouses that produce and
transport wine throughout Napa
County.

i Commercial
| . i
Y Corridor ——-o_ __

The City’'s employment and industry is similar to Napa County and are often
supportive of each other due to the large wine industry within the entire region.
According to the California Employment Development Department (EDD), 2006
projections for Napa County, the largest occupations in the County are
manufacturing and government. Figure 2 illustrates that approximately 21,401
people were employed in these occupations in 2006. Napa County is known world
wide for its wine industry, which would support the large employment categories of
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agricultural, manufacturing, and supportive leisure and hospitality possible due to the
supportive tourist activities for the incoming travelers interested in Napa’s wine
production (Table 8).

Table 8

Employment by Industry for Napa County

2007
Industry Type Number Percent
Agriculture 4,711.0 7.0
Information 673.0 1.0
Other services 1,817.1 2.7
Leisure and Hospitality 8,412.5 125
Educational and Health 7,806.8 11.6
Government 10,027.7 14.9
Professional and Business Services 5,720.5 8.5
Financial Activities 2,826.6 4.2
Trade, Transportation and Utilities 8,883.6 13.2
Manufacturing 11,373.7 16.9
Natural Resources, Mining and Construction 5,316.7 7.9

Source: 2007 California Economic Development Department Labor Market Information for Napa County.

Figure 2.

Napa County Employment by Industry
2006 Annual Average

Agriculture Information

Natural Resources, Mining, =00, f 1.0%
G 7.0% / Other Services

2 70

& Construction —~— L / P

7.9%

Leisure & Hospitality
- 12.5%

. ]
Manufacturing

16.9% Educational & Health

— Services

Trade, Transportation, & o
11.6%

Utilities _
13.2%

~_ Government
Financial Activities / Professional & Business 14.9%
4.2% Services

8.5%

2006 Industry Employment total: 67,300

Source: 2006 California Economic Development Department (EDD) Labor Market Information for Napa County.

Since 2010 Census information is not available to determine change from 2000 we
can assume that if employment trends in American Canyon are similar to countywide
trends, most jobs expected to be created over the next five years will be in industries
employing low- and moderate-income individuals in retail, services and lower-skilled
production industries. However, because American Canyon’s employment base is
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relatively small, a single, or small number of large employers moving to, or
expanding in, the City could significantly affect the local employment mix.

Employee Wages

Economic Development Department (EDD) produced an Occupational Employment
and Wage Data spreadsheet for Napa County in 2007, which stated the median
hourly wage as $17.04 an hour with an annual mean wage of $44,280 (Table 9).

Table 9

Employment by Industry for Napa County

2007

Industry Type Median Hourly Mean Hourly Mean Annually
Management Occupations $44.68 $49.09 $102,100.00
Business and Financial Operations $29.40 $32.10 $66,770.00
Occupations
Computer and Mathematical Science $28.68 $30.18 $62,780.00
Occupations
/Architecture and Engineering $29.14 $29.75 $61,870.00
Occupations
Life, Physical, and Social Science $29.39 $34.62 $72,000.00
Occupations
Community and Social Services $22.67 $22.85 $47,530.00
Occupations
Legal Occupations $32.40 $39.92 $83,040.00
Education, Training, and Library $26.40 $26.12 $54,330.00
Occupations
IArts, Design, Entertainment, Sports, $18.44 $21.36 $44,420.00
and Media Occupations
Healthcare Practitioner and Technical $24.93 $28.49 $59,250.00
Occupations
Healthcare Support Occupations $13.96 $14.61 $30,380.00
Protective Service Occupations $17.81 $21.39 $44,490.00
Food Preparation and Serving Related $9.18 $10.72 $22,300.00
Occupations
Building and Grounds Cleaning and $11.79 $12.90 $26,830.00
Maintenance Occupations
Personal Care and Service $11.24 $12.99 $27,010.00
Occupations
Sales and Related Occupations $13.84 $18.39 $38,240.00
Office and Administrative Support nal na na
Occupations (1)
Farming, Fishing, and Forestry $11.90 $12.89 $26,810.00
Occupations
Construction and Extraction $23.52 $24.31 $50,570.00
Occupations
Installation, Maintenance, and Repair $22.50 $23.09 $48,030.00
Occupations
Production Occupations $16.59 $19.42 $40,400.00
Transportation and Material Moving $14.03 $15.49 $32,230.00
Occupations

Source: Bureau of Labor Statistics, Napa County 2007.
Notes :( 1) =Information not released for this industry.
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The National Low Income Housing Coalition’s Out of Reach Report and the Center
for Housing Policy’s Paycheck to Paycheck report indicate Napa County has higher
wages than the State average; however, the cost of living is significantly higher with
the average home price for the county around $356,000 and rental cost around
$997/month for a 1 bedroom and $1,295/month for a 2 bedroom. This data does not
include median wages for American Canyon; however, it does provide useful wage
information for industries similar to the ones in the City. Table 9 indicates that
management, legal, and life assistance jobs had the highest wages, followed by
computer and engineering related fields. The lowest wages occurred in the
farm/agricultural, healthcare, food and retail services.

EXISTING HOUSEHOLDS

The characteristics of the City's household can be further evaluated by examining
the number of households, household size, composition, age, the proportion of
family households (two or more related persons), the proportion of families with
children, the number of single parent households, and the age of householders. A
change in any of the above characteristics can signify what the current and future
demand of housing will be. These are important indicators in comparing
demographic and population growth to housing demand type.

Household Trends

The number of households has dramatically increased from the last housing update.
Table 10 illustrates the numerical change in household growth, including the annual
percentage of change within each year. A majority of this housing growth has come
from residential development within the Southeast Area Specific Plan and the west
portions of the City limits along the Napa River/Estuary site. Although a majority of
this development is single family detached housing, multifamily apartments and
townhomes were constructed that included higher density detached housing.

According to the DOF, the number of households in American Canyon increased
from 2,339 to 3,274 (20 percent) between 1990 and 2000 (Table 10).

Table 10

Household Growth Trends (1990 - Current)

Annual Percent
Year Households Numerical Change Change
1990 2,339 928 na
2000 3,274 548 2
2008 5,591 2,317 8.8

Source: 2000 and 1990 Census Bureau, Department of Finance E-5 Report

In 2000, two-person households had the highest percentage of the City's
households. Throughout the County the proportion of single-person households was
greater than in American Canyon, while the City had a higher percentage of
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households with three to seven members. This distribution of households by size is
consistent with the assumption that the City houses more families with children. The
lower proportion of older adults in the City vs. countywide estimates was also a
factor in 2000, as older adults tend to comprise mostly single-person or two-person
households.

In 1990, about 12 percent of households in American Canyon contained five or more
persons. Most of these households were family households of two or more related
individuals. It is estimated that the percentage of large households in 2000 increased
slightly from the 1990 level, by about one percentage point.

Table 11

Number of Persons in Household

City - 1990 City - 2000 County - 2000
1 Person 18% 20% 25%
2 Persons 34% 34% 36%
3 Persons 19% 19% 16%
4 Persons 17% 16% 14%
5 Persons 8% 6% 6%
6 Persons 3% 3% 2%
7+ Persons 1% 2% 1%

Source: 2000 and 1990 Census Bureau, Department of Finance E-5 Report

Table 11 illustrates the number of persons per household in the City compared to
the county. The largest percentage of household in the City was 2 to 3 persons per
household, which supports the indication that American Canyon has a large
percentage of families when compared to the age projection. When comparing Table
11 and Table 4, the City has percentage of 2-3 person households, with the largest
age percentages consisting of ages 0-19 and 25-54.

According to the 2000 Census, the average household is 3.4 persons per
households. The average size of owner-occupied units was 2.96 and the average
size of a renter-occupied unit was 3.29. This means larger family households with
more family members per unit, opted to rent within the City than to purchase. In
addition to household size, there are different types of households based on family
relationship. The 1990 Census reported that over two-thirds (76 percent) of all
households in the City were family households, a higher percentage than
countywide (Table 12). Most people lived within family households. The City had
slightly higher percentages of female householders than did the County.
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Table 12

Household Composition by Type (2000)

Number of People Percent of People
Household Type City | County City County
Total Households
Family Households 2,452 30,694 76.40% 67.60%
\With own children under 18 years 1,223 14,245 38.10% 31.40%
Married-couple family 1,863 24,153 58.10% 53.20%
\With own children under 18 years 908 10,593 28.30% 23.30%
Female householder, no husband 404 4,496 12.60% 9.90%
\With own children under 18 years 216 2,566 6.70% 5.70%
Non-family households 757 14,708 23.60% 32.40%
Householder living alone 600 11,733 18.70% 25.80%
Householder 65 years and over 298 5,253 9.30% 11.60%
Total Households 3,209 45,402 - --*
Group Quarters
Institutionalized persons 29 3,054 22% 58%
Non-institutionalized persons 105 2,179 78% 42%
Total in group quarters 134 5,233 100% 100%,

Source: 2000 U.S Census Bureau
* Totals not calculated because the table includes the total for each household type and their subcategories.

Overcrowding and Overpayment

The analysis of existing housing needs helps local governments to identify existing
conditions that may present certain burdens such as cost or unmet need.
Government Code Section 65583 requires “...an analysis and documentation of
household characteristics, including level of payment compared to ability to pay,
housing characteristics, including overcrowding, and housing stock condition”. This
update includes the analysis of these characteristics including the total number of
persons, households, needs, and how the City plans to address these issues.

Overcrowding

The Census defines overcrowding as a unit having 1.01 persons or more occupy a
single room excluding bathrooms and kitchens. Rooms with more than 1.5 persons
are considered severely overcrowded and can lead to increased health and safety
concerns. Increases in the intensity of persons within a given space can place
additional stress on existing housing stock and infrastructure. Factors for
overcrowding include household size, for large families who require suitably sized
housing that is both spacious and affordable. This relation to housing size and
overcrowding affects owners and renters; however, renters are generally more
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impacted by overcrowding due to the inability to find large houses that are
reasonably affordable.

Between 1980 and 1990, the percentage of overcrowded households in California
nearly doubled from 6.9 percent to 12.3 percent. In 2000, more than 15 percent of
California households were considered severely overcrowd with rental households
three times more likely to be overcrowded, with low-income families. Overcrowding
typically results when either: 1) the housing costs of available housing with a
sufficient number of bedrooms for larger families exceeds a family’s ability to afford
such housing, or 2) unrelated individuals (such as students or low-wage single adult
workers) share dwelling units due to high housing costs. This can lead to
overcrowding if the housing unit is not large enough to accommodate the number of
occupants effectively.

Overcrowding is a measure of the ability of existing housing to adequately
accommodate residents and can result in deterioration of the quality of life within a
community. As stated, extreme overcrowding is usually considered to exist if more
than 1.5 persons per room occupy a dwelling unit.

Table 13

Persons Per Room in All Occupied Housing Units
Compared to Napa County(2000)

Percent of Percent of

Persons City Occupied Total County Occupied Total
Owner Occupied

0.50 or less 1,591 57.4 21,596 73.0
0.51to 1.00 937 33.8 6,541 22.1
1.01 t01.50 144 5.2 871 3.0
1.51 t0 2.00 78 2.8 410 1.4
2.01 or more 21 0.8 146 0.5
Total 2,771 100.0 29,564 100.0
Renter Occupied

0.50 or less 165 37.3 7,850 49.6
0.51to 1.00 244 55.3 5,306 33.5
1.01 t01.50 25 5.6 1,039 6.6
1.51 t0 2.00 8 1.8 800 5.0
2.01 or more 0 0.0 843 5.3
Total 442 100.0 15,838 100.0

Source: 2000 U.S. Census Bureau.

* Totals not calculated because the table includes the total for each household type and their subcategories.

Although American Canyon had slightly higher percentages of Owner Occupied
overcrowding compared to Napa County, the County does seem to have more
Renter Occupied overcrowding than the City (Table 13). The extent of overcrowding
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is consistent with rising average household sizes consisting of larger families, many
of whom are low-income.

Table 14

Summary of Overcrowded Households in American Canyon

Persons per Owner Renter Total Overcrowded
Room
Households Percent Households Percent Households Percent
1.00 or less 2,528 91.2 409 92.5 2,937 91.4
1.01to 1.50 144 5.2 25 5.7 169 5.3
1.51 or more 99 3.6 8 1.8 107 3.3
TOTAL 2,771 100.0 442 100.0 3213 100.0
% 243 8.8 33 7.5 276 8.6
Overcrowded
by Tenure

Source: American Canyon 2000 U.S. Census of Population and Housing, Summary Tape File 3- H20 Tenure by Occupants
per Room.

With the construction of primarily single-family homes with three or more bedrooms
since 2000, overcrowding is expected to decline as a percentage of all occupied
dwelling units. The problem will persist in older neighborhoods with smaller homes
and fewer rooms as long as there are low-income families who cannot afford to
purchase or rent housing of adequate size. Detailed information is not available by
household type or income to further evaluate the nature or causes of overcrowding.

Since 2000, the City continues to issue building permits for homes within the
Southeast Area Specific Plan for families looking to purchase in American Canyon.
Currently market declines for new housing has increase the surplus of developed
and non-developed (but approved) housing available to interested buyers within the
Specific Plan. The City has also approved rental projects such as The Lodge at
Napa Junction, Vineyard Crossing, and Vineyard Place, which provide one, two, and
some three-bedroom options for interested renters. Also, in 2008 the City has seen
an increase in the amount of available detached homes for rent as the declining
market has left homeowners renting to make extra income and real estate brokers
looking to fill homes they could not sell.

Overpayment

With most families, housing cost (either renter or owner) is the largest monthly
expense in relation to gross household income. Households that spend more than
30 percent of their income are generally considered to be overpaying, while homes
that spend 50 percent or more of their gross income are considered severe
overpayment. Although families with large incomes can suffer as a result of
overpaying, the impacts are generally greater with low-income households.

In 1995, California had approximately 2.5 million low-income renting households that
had paid more than half of their income for rent, while 1.6 million very low-income
renters were paying more than half of their income for rent. In 2006, The National
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Low Income Housing Coalition projected that low-income households in California
can only afford monthly rents of up to $827, while the fair market rent for a two
bedroom unit was $1,189.

Table 15

Income Definitions

50% or less of the Napa County median
“Very low-income” = income.

51% to 80% of the Napa County median
“Low-income” = income.

81% to 120% of the Napa County median
“Moderate-income” = income.

121% or more of the Napa County median
“Above moderate-Income” = income.

Source: 2007 HUD Income Guidelines and the Association of Bay Area Governments (ABAG)

Table 15 provides 2007 poverty thresholds for several types of households.
“Extremely low-income” households include persons below the poverty level. The
poverty rate is a federally defined level of income for minimum subsistence.

Those who pay 30 percent or more of their income on housing may experience
difficulty in affording other basic necessities; however, to truly evaluate housing
affordability, individual circumstances and factors must be taken into account.
Factors include long-term debt, mortgage interest rates, the number of children in a
household, and other large, ongoing expenses (such as medical bills). Since it is
impossible to consider each household’s individual circumstances, the 30 percent
rule-of-thumb provides a general measure of housing affordability for the average
household.

Table 16

Number of Households Paying Over 30 Percent of Income on Housing

Income Owners Renters Total
Very Low-Income 88 101 189
Lower-Income 140 65 205
Total 228 166 394

Source: 2007 Department of Finance

Some households choose to pay over 30 percent of their income for various
reasons, such as location, aesthetics, or other features. Other households choose to
pay higher percentages of their income on housing because they may receive tax
advantages or are investing with the knowledge that their income will increase, thus
shortening the percentage of payments against their monthly income on a long-term
basis. In contrast, some households are forced to pay a large percentage of their
income either because they cannot afford anything less, or they are limited to certain
costs due to a lack of available low-cost housing options.
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Table 17

Housing Cost as a Percentage of Household Income

Income <$10,000 $10,000- $20,000- $35,000- $50,000+ Total
$19,999 $34,999 $49,999 Households

Owners

30%+ 12% 24% 5% 8% 12% 161

35%+ 73% 13% 35% 39% 7% 380

Total Households 65 23 140 172 141 541

Renters

30%+ 19% 0% 26% 0% 0% 36

35%+ 81% 92% 30% 0% 0% 130

Total Households 32 69 65 0 0 166

Source: 2000 Census SF3 HO43A

Table 17 shows the number of households paying over 30 percent of their income
on housing by income level while Table 18 illustrates the income limits per
household size (i.e.: people per household).

Table 18

Income Limits per Household Size (2001)

Household Size Extremely Low-Income | Very Low-Income Low-Income
(30% of Median) (50% of Median) (80% of Median)
1 Person $11,700 $19,500 $31,200
2 Persons 13,350 22,300 35,650
3 Persons 15,050 25,050 40,100
4 Persons 16,700 27,850 44,550
5 Persons 18,050 30,100 48,100
6 Persons 19,400 32,300 51,700
7 Persons 20,700 34,550 55,250
8 Persons 22,050 36,750 58,800

Source: HUD 2001 Income Guidelines

An income below $31,200 for a single person was considered low-income according
to the Housing and Urban Development Department (HUD). An income of $58,800
for an eight-person household was also considered low-income.

Beginning in 2005 the housing market began to give way due to irresponsible
lending to less than substantially qualified homeowners. To make housing more
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affordable to would-be homeowners, who generally would have fallen into the 30
percent category of overpayment, lenders began to offer sub-prime loans to
individuals wanting to purchase a home. These sub-prime loans consisted of
mortgages at reduced rates for individuals with little money down as equity and/or a
bad financial history, which had altered their credit scores to below the standard
averages. These reduced rates were not permanent and would increase to a more
accurate percentage after a certain amount of time had elapsed on the basis that the
owners could put more money into the equity in order to reduce this change in rate.

As the time periods for these low rates expired, homeowners saw their interest rates
dramatically increase. An example of this is a homeowner who had a 5-year, 3%
sub-prime loan ending in 2005, could have seen their $1,000 monthly mortgage
payment increase to a new $2,000 monthly mortgage payment at 8% interest. Years
and years of sub-prime mortgage lending began to culminate around 2005 and are
still present in 2009, which has seen the worst housing market decline in decades.
Although sub-prime loans are not the only factor leading to this housing downturn,
they are a very large reason why many homeowners are overpaying for housing
compared to the last planning period ending in 2002.

Although this lending practice is not limited to the City, this has impacted the housing
demand and lowered property values for many surrounding Cities. The surplus of
housing stock resulting from foreclosures and this dip in the housing demand can
make housing more affordable for interested buyers. Even though lenders have
become more selective, home builders are offering lower prices and more options
for potential owners they deem as financially stable. These Ilower prices
accompanied with safer lending practices have helped to minimize the increase of
overpayment within the City while increase the amount of housing sold within the
last few years, making housing cost more manageable with a household monthly
budget.

Household Tenure

Housing tenure is the ratio between homeowners and renters within each
household. The decision to rent and own can be affected by factors such as housing
cost, housing financing, housing supply and other constraints which have influenced
individual decisions on whether to purchase or rent. Housing tenure is an important
element in understanding how the increases or decreases in a population have
affected housing stock due to consumer’s decisions to buy or rent. Table 19 gives an
analysis of 2000 Census data on “tenure by age” in American Canyon. The analysis
reveals that adults age 55 to 64 own the highest percentage of homes, while
younger adults ages 25 to 34 rented the highest percentage of homes (Table 23).
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Table 19

Households by Tenure 2000

2000
Number Percent
Owner 2,755 98
Renter 454 2
TOTAL 3,209 100

Source: 2000 U.S Census Bureau

The 2000 Census listed 2,755 homeowners with 454 renters (Table 19). This large
portion of owners to renters was predominantly single family detached housing
within the Southeast Specific plan and residential subdivisions along the Napa
River/estuary site at the west end of the City. Although the percentage of renters
compared to owners is relatively low, the City has developed higher density
residential housing, which is affordable to lower incomes. Higher density projects
such as Vineyard Crossing, Vineyard Place, and The Lodge at Napa Junction
provide 1 to 3 bedroom units that are affordable to individuals interested in renting
within the City.

Table 20

Existing Housing Stock- Number of Bedrooms by Tenure

Owner Renter Vacant All
Households Households Units Households
Bedroom
Type # % # % # % Number Percentage
0 0% 0 0%
0 BR 13 0.5 9 2.0
21 16% 261 9%
1BR 78 2.8 77 17.4
17 13% 805 28%
2 BR 776 28.0 189 42.8
67 51% 1,253 44%
3 BR 1,158 41.8 107 24.2
26 20% 538 19%
4 BR 703 25.4 60 13.6
0 0% 0 0%
5+ BR 43 1.5 0 0.
TOTAL 2,771 100.0 442 100.0 131 100.0 2,857 100.0

Source: 2000 Census (2000 Census SF 3: H42)

Table 20 illustrates 2000 Census data regarding the tenure in relation to the number
of bedrooms per household, including vacant units. The majority of homes in
American Canyon are 3 bedroom households followed by 2 bedroom households.
Table 21 includes household composition, which indicates that a majority of the
households in the City consist of married couples followed by unmarried families.
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Table 21

Household Composition by Type (2000)

Number of People

Percent of People

Household Type City | County City County
Total Households
Family Households 2,452 30,694 76.40% | 67.60%
With own children under 18 years 1,223 14,245 38.10% | 31.40%
Married-couple family 1,863 24,153 58.10% | 53.20%
With own children under 18 years 908 10,593 28.30% | 23.30%
Female householder, no husband 404 4,496 12.60% 9.90%
With own children under 18 years 216 2,566 6.70% 5.70%
Non-family households 757 14,708 23.60% | 32.40%
Householder living alone 600 11,733 18.70% | 25.80%
Householder 65 years and over 298 5,253 9.30% | 11.60%
Total Households 3,209 45,402 ¥ ¥
Group Quarters
Institutionalized persons 29 3,054 22% 58%
Non-institutionalized persons 105 2,179 78% 42%
Total in group quarters 134 5,233 100% 100%

Source: 2000 U.S Census Bureau

* Totals not calculated because the table includes the total for each household type and their subcategories.

Table 22 illustrates the tenure by ethnicity for the City and County in 2000. The
largest amounts of owners in the City were White/non-Hispanic followed by

Asian/Pacific Islander, then Black or African American.

Table 22

Tenure by Race and Hispanic Origin (2000)

Race City | County

Owner occupied: 2,771 29,564
Householder who is White alone 1,887 26,572
Householder who is Black or African American alone 173 214
Householder who is American Indian and Alaska Native alone 12 134
Householder who is Asian alone 407 840
Householder who is Native Hawaiian and Other Pacific Islander alone 8 24
Householder who is Some other race alone 164 1,160
Householder who is Two or more races 120 620

Renter occupied:
Householder who is White alone 265 12,843
Householder who is Black or African American alone 42 91
Householder who is American Indian and Alaska Native alone 15 153
Householder who is Asian alone 53 278
Householder who is Native Hawaiian and Other Pacific Islander alone 0 35
Householder who is Some other race alone 40 1,832
Householder who is Two or more races 27 606

Source: 2000 U.S Census Bureau Table H11
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Table 23 illustrates tenure by age of each person within a household. The largest
group of owners was 35 to 44 years of age followed by 45 to 54, and 65 to 74 years
of age. The largest group of renters was for individuals 35 to 44 years of age,
followed by 25 to 34, and then 45 to 54 years of age.

Table 23

Tenure by Age of Householder

Age City County

Owner occupied: 2,771 29,564
Householder 15 to 24 years 35 152
Householder 25 to 34 years 183 1,944
Householder 35 to 44 years 720 5,364
Householder 45 to 54 years 711 7,574
Householder 55 to 59 years 231 2,993
Householder 60 to 64 years 222 2,374
Householder 65 to 74 years 381 4,427
Householder 75 to 84 years 218 3,705
Householder 85 years and over 70 1,031

Renter occupied: 442 15,838
Householder 15 to 24 years 20 1,029
Householder 25 to 34 years 95 3,925
Householder 35 to 44 years 98 4,198
Householder 45 to 54 years 95 2,881
Householder 55 to 59 years 28 769
Householder 60 to 64 years 36 599
Householder 65 to 74 years 21 798
Householder 75 to 84 years 21 983
Householder 85 years and over 28 656

Source: 2000 U.S Census Bureau

Table 24 indicates that a majority of the homes in American Canyon had 2 persons,
followed by 3 persons, then 1 and 4 persons per household. This data seems to
suggest there are a higher percentage of families in the City of American Canyon
than couples or individuals living together.

Table 24

Number of Persons in Household

City - 1990 City - 2000 County - 2000
1 Person 18% 20% 25%
2 Persons 34% 34% 36%
3 Persons 19% 19% 16%
4 Persons 17% 16% 14%
5 Persons 8% 6% 6%
6 Persons 3% 3% 2%
7+ Persons 1% 2% 1%

Source: 1990 and 2000 Census Bureau Data.
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Income Characteristics and Needs

In evaluating income levels, four standard measures are often used, expressed as a
percentage of the countywide median income: “very low-income,” “low-income,”
“moderate-income,” and “above moderate-income.” These income levels are
expressed as a percentage of the area median income (the mid-point at which half
of all households earn more and half earn less) and are usually adjusted for
household size. Thus, a “low-income” household of four has a higher income than a
“low-income” household of two. According to the 2000 Census, the median
household income in American Canyon was $52,105. City median income was
above the countywide median of $51,738. The distribution of income in 2000
indicated that the City was home to a wide range of income groups. Table 25
describes the largest percentage of income was $50,000 to $74,999 which seems to
correlate to the median income of $52,105. Although, 53.5 percent of the
households make around the median, 30.8 percent seems to make under $35,000 a
year and could be considered low-income compared to the average.

Table 25

2000 Household Income

Income 2000 Total 2000 Percent of
Total
Less than $10,000 268 8.5%
$10,000 - $14,999 153 4.8%
$15,000 - $24,999 246 7.8%
$25,000 - $34,999 307 9.7%
$35,000 - $49,999 496 15.7%
$50,000 - $74,999 762 24.1%
$75,000 - $99,999 607 19.2%
$100,000 - $149,999 294 9.2%
$150,000 or $199,999 22 0.7%
$200,000 - more 9 0.3%

Note: 2000 U.S. Census

Based on the estimated distribution of incomes in American Canyon in 2000, the
percentage of households in the moderate- to above moderate-income levels is
increasing as the price of housing increases too. This could help explain the
increase in the supply of larger homes and more expensive homes within the
Southeast Specific Plan area. As more individuals enter the City making higher
incomes, they are able to afford larger homes at higher prices. Although the Specific
Plan area has seen an increase in development of larger homes since the last
planning period, the market for affordable housing has increased as well, allowing
projects such as Vineyard Crossing and Vineyard Place to accommodate
households that have lower incomes. Table 26 illustrates the differences between
home owner incomes and renter incomes.
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Housing Cost as a Percentage of Household Income

Table 26

OWNER-
OCCUPIED UNITS:
SF3- H97
0-20% 20-29% | 30-34% | 35+% of
Income Range Total % of Total of HH of HH of HH HH
Households | Households | Income | Income | Income Income
$0-10,000 95 0 8 0 8 38
$10,000-19,999 81 9 24 0 0 48
$20,000-34,999 186 56 8 26 8 88
$35,000-49,999 278 60 8 45 34 131
$50,000 + 1,337 603 303 22 142 77
Subtotal 1,974 728 351 283 192 382
RENTER-
OCCUPIED UNITS:
SF3- H73
0-20% 20-29% | 30-34% | 35+% of
Total % of Total of HH of HH of HH HH
Income Range Households | Households | Income | Income | Income Income
$0-10,000 280 7 0 0 7 51
$10,000-19,999 76 0 7 0 8 54
$20,000-34,999 85 24 9 0 0 37
$35,000-49,999 47 14 8 13 12 0
$50,000 + 154 112 12 7 0 4
Subtotal 442 157 36 20 27 146
TOTAL 2,416 885 387 303 219 528

Source: U.S. Census, 2000 Population and Housing, Summary Tape File 3A- H73 and H97; Household Income in 1999 for
specified renter-occupied housing units by gross rent as a percentage of household income, and Household Income in 1999 for
specified owner-occupied units by selected monthly owner costs as a percentage of household income.

Note: Some households are not accounted for; therefore, figures may slightly differ for other U.S. Census estimates for Total
Households.

Fifteen percent of the County’s population was below the poverty level. About 40
percent of the impoverished were Whites/Non-Hispanic; other ethnicities had a
poverty rate of 34 percent, Black/African American had a poverty rate of 16 percent,
Asian/Pacific Islanders made up 10 percent, and Native Americans were less than 1
percent of the impoverished population.

2000 Census data for the State revealed that approximately 18 percent of the total
population was below the poverty level. Nearly two-thirds of those below the poverty
level (64 percent) were White/Non-Hispanic, 17 percent were “Other,” 11 percent
Black/African American, 7 percent Asian/Pacific Islander, and 1 percent Native
American. Black/African Americans and “Others” in the State represented a higher
percentage of people below the poverty level than did Whites and Asian/Pacific
Islanders. Table 26 gives a breakdown of poverty rates for the various groups
throughout the City.

Although poverty does not warrant an individual to be homeless, severe poverty can
be a major factor in determining whether or not a person is homeless. American
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Canyon’s homeless population is discussed further in the “Special Housing Needs”
portion of this document, including the “Zoning for a Variety of housing Types”, and
the “Programs” section.

Housing Costs and Rental Rates

American Canyon’s sales prices of existing homes range from $250,000 on up for a
variety of different sized units and age of the unit. House rentals can range from
$650 to $2,000 per month depending on the amount of rooms and age of the facility.
Apartment rentals range from $950 to $975 per month. New homes that are being
built will typical sell for around $350,000 and up. Fair market rents for Napa County
and California in 2009 are provided in Table 27.

Table 27

Fair Market Rents for Napa County

Area 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom
Napa County $997 $1,295 $1,791 $2,034
California $1,056 $1,291 $1,789 $2,089

Source: National Low Income Housing Coalition 2009.

Home Prices

Housing prices in American Canyon have, historically, been substantially below
those in nearby communities and the countywide average. In recent years, however,
new homes constructed in the City have been larger and more expensive; therefore
the City’s median housing price for single-family homes is approaching the regional
average for the Vallejo-Napa area.

Table 28

Home Prices in American Canyon

| Bedrooms |  Units For Sale | Range | % of Total
Single-Family Homes
1 - - -
2 2 $99,000-$275,000 4%
3 25 $85,000-$1,367,500 45%
4 17 $147,250-$629,000 31%
5+ 11 $310,000-$504,022 20%
Total -- 55 - 100%
Modular Housing
1 - - -
2 2 $109,000-$110,000 67%
3 1 $125,000-$200,000 33%
4+ - - -
Total -- 3 - 13%

Source: www.realtor.com 2009




Table 28 lists prices of homes for sale as of November 11, 2007. The listing comes
from a Multiple Listing Service provided to all the Realtors in American Canyon and
the online service, www.realtor.com. There were housing units for sale with the
highest percentage of homes being three and four bedroom, single-family units. The
average size homes ranged from 1,200 to 1,600 square feet.

Table 29

Median Value/Rent

1990-2000 Percent

Value/Rent 1990 2000 Change
Median Home Value 135,500 177,600 3.11
Median Gross Rent 760 924 21.6

Source: 2000 Census SF3 HO43A

Note: 2000 Census data uses income ranges that do not correspond exactly to the income categories. Therefore, there are
people in the low-income category that actually fall into the moderate-income category and likewise between the very low- and
low-income categories. The numbers in the table include more persons than are actually in those categories.

Table 29 indicates the median value and rent for 1990 and 2000 for American
Canyon, while Table 30 shows average pricing per bedroom for the multifamily
establishments within the City.

Table 30

Rental Rates in American Canyon

Name/Type Amount
Apartments (1 to 3 bed) $900-2,000
Home Rental (2 to 4 bed) $1,200-$2,200

Source: www.realtor.com and City Survey 2009

Table 31 gives an inventory of the existing mobile home parks, the number of units
and their average monthly rents.

Table 31

Mobile Home Park Space Rental Rates

Name Total Spaces Average Monthly Rent

American Canyon Mobile Home Park 191 $395-$456
Fairgrounds Mobile Estates 230 $675-$975
Las Casitas Mobile Home Park* 96 $300
Olympia Mobile Lodge 190 Not Available

Source: www.realtor.com



http://www.realtor.com/�
http://www.realtor.com/�

The City permits manufactured homes (on permanent foundations) as a means for
affordable housing in the City. An example of this is the constructed World Marine
Estates and the approved Valley Vista projects. The World Marine Estates is a
gated community consisting of homes with a swimming pool and clubhouse. There
are currently 126 units in this gated community. The Valley Vista project is an
approved 35 unit project within the Residential Medium Zone. For more detail on this
project see the “Site Inventory Analysis” section of this report.

Most of the manufactured subdivisions and mobile home parks have been in
existence since the time of incorporation with no current applications for additional
mobilehome parks.

Table 32

Maximum Affordable Housing Expense per Size of Household

Maximum Monthly Rental Expense

Number of Persons in Household

Household 1 2 3 4 5 6
Income

Very Low $280 $320 $360 $400 $431 $464
Low $466 $533 $600 $666 $720 $773
Moderate $746 $853 $960 $1,066 $1,151 $1,236

Maximum Housing Price”

Number of Persons in Household

Household 1 2 3 4 5 6
Income

Very Low $33,440 $38,217 $42,994 $47,772 $51,504 $55,386
Low $56,612 $64,656 $72,852 $80,896 $87,423 $97,640
Moderate $94,322 $107,752 $121,339 $134,769 $145,512 $156,256

Source: www.Realtor.com and Prudential Professional Realty 2007. 2000 Census

Tables 32 and 33 show the relationship of income to the amount of money spent on
housing either for rental or ownership. Table 33 compares the rental rents to rental
income. Both of these tables focus more on the lower income individuals and the

amounts they pay for housing in the City.
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Table 33

Affordability of Rental Housing in Relation to Income

FY 2007 Median | FY 2007 1 2 & 4 5 6 7 8
Income Income | Income Person Person Person Person Person Person Person Person
Limit Limit
Area Category
Very Low
(50%)
Income
Limits $26,550 | $30,300 | $34,100 | $37,900 | $40,950 | $43,950 | $47,000 | $50,050
Extremely
Low (30%)
Income
Limits $15,950 | $18,200 | $20,500 | $22,750 | $24,550 | $26,400 | $28,200 | $30,050
Low (80%)
Napa, Income
CA $75,800 | Limits $41,700 | $47,700 | $53,650 | $59,600 | $64,350 | $69,150 | $73,900 | $78,650
Source: Realtor.com and Prudential Professional Realty 2000.

1 Units include single-family homes and modular homes.

Affordability Trends

Table 33 shows the median gross rent in relation to income in 2000. Within this 2000
survey, people with very low incomes had few affordable housing options, as only 17
percent of apartment units in the City had rents below 30 percent of the low-income
threshold. Additionally there were few owner-occupied homes at prices affordable to
a very low-income household. People with low incomes had more options than those
with very low incomes, but there were still an insufficient number of lower-cost units
available to these households. Since this 2000 survey the City has constructed
multifamily projects such as The Lodge at Napa Junction and Vintage Crossing
which cater to multiple income groups.

Table 34

Units® Affordable to Lower-Income Households (2009)*

Income Group Affordability Homes for Sale in Percent of All Houses For
Level 2000 Sale

Very Low- $86,112 1 1.8%

Income

Low-Income $137,778 7 12.7%

Moderate- $206,667 10 18.1%

Income

Source: Realtor.com and Prudential Professional Realty 2009.
1 Units include single-family homes and modular homes.
Note: The percentage of housing for each income level does not include the homes for sale in the previous income group.

Table 34 also provides an estimate of the number of affordable rental units at each
income level. Table 35-A shows that based on the homes currently for sale within
the last years, and affordability rates at 3.0 times the annual income of a four-person
household, there were no homes affordable to a four-person households in the very
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low-income category. It is important to note that subsidized or assisted housing is
not included in these housing costs as they are not likely to be listed in local papers.

Table 35-A

Housing Problems for All Households-CHAS Data Book

Total Renters

Total Owners

Total Households

Household Income <=30% MFI 13.7 288 425
% with any housing problems 89.1 74.0 78.8
% Cost Burden >30% 81.8 74.0 76.5
% Cost Burden >50% 67.9 67.0 67.3
Household Income >30% to 52 297 349
<=50% MFI

% with any housing problems 53.8 61.6 60.5
% Cost Burden >30% 53.8 56.6 56.2
Household Income >50% to 61 470 531
<=80% MFI

% with any housing problems 19.7 51.1 47.5
% Cost Burden >30% 13.1 40.4 37.3

Source: HUD CHAS 2000.

Table 35-B expands on the 2000 Comprehensive Housing Affordability Strategy
(CHAS) data outlined in Table 35A for the City of American Canyon. This data is
used by state and federal housing agencies to show housing problems for multiple
income groups both renting and owning.
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Table 35-B

Housing Problems for All Households-CHAS Data Book

Household by Type, Renters Owners
Income, & Housing Elderly Small Large Small Large
Problem Related Related | Elderly Related Related All Total Total
(1&2 (Rto4 (Sormore | (1 g2 (2to 4 (5 or more Househol
members) members) members) | members) members) members) Other Owners ds
A) ®) © | F) G) (H) (1) Q) (K)
1. Household Income <= 42 100 43
50% MF 275 168 49 93 585 774
2. Household Income 38 60 35
<=30% MFI 155 54 4 75 288 425
3. % with any housing 60.5 100 100
problems 77.4 44.4 100 86.7 74 78.8
0, 0,
4., % Cost Burden >30% 60.5 83.3 100 774 444 100 86.7 74 76.5
0, 0,
5. % Cost Burden >50% 50 58.3 100 71 a4.4 100 733 67 67.3
6. Household Income 4 40 8
>30 to <=50% MFI 120 114 45 18 297 349
7. % with any housing 0 50 100
problems 41.7 64.9 100 77.8 61.6 60.5
0, 0,
8. % Cost Burden >30% 0 50 100 41.7 64.9 66.7 77.8 56.6 56.2
9. % Cost Burden >50% 0 25 50
16.7 52.6 22.2 22.2 31.6 30.9
10. Household Income 4 14 4
>50 to <=80% MFI 125 195 85 65 470 531
11.% with any housing 0 28.6 100
problems 32 51.3 76.5 53.8 51.1 475
0, 0,
12.% Cost Burden >30% 0 28.6 0 32 38.5 471 53.8 40.4 37.3
13. % Cost Burden >50% 0 0 0 8 128 0 15.4 96 85
14. Household Income 0 104 35
>80% MFI 280 915 395 155 1,745 1,908
15.% with any housing N/A 135 28.6
problems 14.3 16.9 34.2 25.8 21.2 20.6
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11.% with any housing 0 28.6 100

problems 10.3 19.7 32 51.3 76.5 53.8
0, 0,

12.% Cost Burden >30% 0 28.6 0 103 131 32 385 471 53.8
0, 0,

13. % Cost Burden >50% 0 0 0 0 0 8 12.8 0 15.4

14. Household Income 0 104 35

>80% MFI 24 163 280 915 395 155

15.% with any housing N/A 135 28.6

problems 0 14.7 14.3 16.9 34.2 25.8
0, 0,

16.% Cost Burden >30% N/A 9.6 0 0 6.1 14.3 15.8 76 258

17. % Cost Burden >50% | N/A 0 0 0 0 0 1.1 0 0

18. Total Households 46 218 82 67 413 680 1,278 529 313

19. % with any housing

problems 50 45 69.5 11.9 45 36.8 27.6 47.1 49.2

20. % Cost Burden >30 50 38.5 52.4 11.9 38.3 36.8 24.9 19.7 49.2

21. % Cost Burden >50 41.3 20.6 47.6 6 25.9 20.6 9.3 2.6 22

Source: HUD CHAS 2000.




HOUSING CHARACTERISTICS

Government Code 65583 (a)(2) requires an analysis and documentation of
household characteristics that include housing stock conditions. The section below
identifies the number of substandard housing that require rehabilitation and homes
that could qualify for City assistance with Community Development Block Grant
(CDBG) Programs for housing improvements.

The composition of the housing stock countywide remained fairly constant between
1993 and 2000, with the housing stock consisting of mostly single-family detached
houses, multifamily housing of five or more units, mobile homes, multi-family units of
two to four units, and single-family attached houses. Analysis of the City's housing
units shows that most units were single-family detached, followed by mobile homes,
multi-family housing of five or more units and, multi-family housing of two to four
units and single-family attached units.

In 2000 the amount of detached units was nearly equal, a larger percentage of units
in the City were mobile home units. Virtually all of these mobile homes are located
in mobile home parks. Since then, the Department of Finance estimates the number
of mobile homes in American Canyon to have remained about the same since
incorporation.  As the City develops, the percentage of the housing stock
represented by mobile homes will inevitably decline, but the existing homes will
continue to represent a significant percentage of the overall housing stock.

Since 2000, most of the new units constructed in the City were single-family
detached housing units with 2 multifamily projects. Although demand for new single
family detached housing has declined due to the current economic downturn, rental
spaces have seen a consistent demand as households seek affordable housing cost
in an uncertain job market.

Age and Condition of Existing Housing Stock

The age and condition of the housing stock provides additional measures of housing
adequacy and availability in many communities. Although age does not always
correlate with substandard housing conditions, neighborhoods with a preponderance
of homes more than 40 years old are more likely than newer neighborhoods to have
a concentration of housing problems related to deferred maintenance, inadequate
landscaping care, outdated utilities or interior amenities, and a need for housing
rehabilitation.

The year a structure was built can be an indicator of the current condition of the
housing unit. Homes of sound construction typically show signs of deterioration and
need repair after 30 years if not adequately maintained—some even sooner
depending on the construction technique and weather conditions. Table 36 shows
that about 60 percent of the City’s housing stock have been constructed since 1970
and is probably in sound condition. About 40 percent of the housing stock is more
than 30 years old, however, and nearly one in five homes are more than 50 years
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old. Since these numbers reflect housing from 2000, they do not include the large
percentage of new housing within the City. Since this new housing is less than 10
years old, it is unlikely that they would be in poor condition due to age, but could
suffer from neglect from poor maintenance or abandonment due to a foreclosure.

Table 36

Age of Housing Units

Number of Units Percentage
1939 or earlier 16 <1%
1940 to 1949 69 2%
1950 to 1959 617 18%
1960 to 1969 682 20%
1970 to 1979 531 16%
1980 to March 1990 942 28%
1990 to 1999 512 15%
Total 3,369 100%

Source: California Department of Finance, 1993-2000 City/County Population and Housing Estimates.
* Totals not calculated because the table includes the total for each household type and their subcategories.

Housing Conditions Survey

In most cases, the age of a community's housing stock is a good indicator of the
likely condition of the housing stock. The U.S. Census provides only limited data
that can be used to infer the condition of American Canyon’s existing housing stock.
A survey of housing conditions in neighborhoods with concentrations of homes
greater than 20 years old and in mobile home parks was conducted to document
housing conditions and the magnitude of the City’s housing rehabilitation needs. In
accordance with the definitions of housing condition types listed in the CDBG Grant
Manual, the 2009 parcel by parcel windshield survey ranked the housing condition
based on certain criteria. This ranking falls into the following categories:

» Sound: A unit that appears new or well maintained and structurally intact.
The foundation should appear structurally undamaged and there should be
straight roof lines. Siding, windows, and doors should be in good repair with
good exterior paint condition. Minor problems such as small areas of peeling
paint and/or other maintenance items are allowable under this category.

» Minor: A unit that shows signs of deferred maintenance, or which needs only
one major component such as a roof.

» Moderate: A unit in need of replacement of one or more major components
and other repairs, such as roof replacement, painting, and window repairs.

» Substantial: A unit that requires replacement of several major systems and
possibly other repairs (e.g., complete foundation work, roof structure
replacement and re-roofing, as well as painting and window replacement).

» Dilapidated: A unit suffering from excessive neglect, where the building
appears structurally unsound and maintenance is non-existent, not fit for
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human habitation in its current condition, may be considered for demolition or
at minimum, major rehabilitation will be required.

The City conducted a housing conditions survey in 2009 as a part of the City’s
Housing Element update and pursuant to State Housing Law AB 2348 (Mullin) 2004.
The survey identified 19 units in sound condition, 36 units in minor condition, and
112 units in moderate condition. All of these units were single family detached
homes within some of the older developments within the City limits. With the help of
the Rental Rehabilitation Program, the City will be able to work with those residents
in need.

Table 37

Housing Condition Survey

Total Amount
Housing | Condition Amount of per Condition
Condition Type Type # Housing Type
Sound (9 or less) SFR 1 53
SFR 5 14
SFR 6 17
SFR 7 9 19
Minor (10 to 15) SFR 10 6
SFR 11 3
SFR 15 2 36
Moderate (16 to 39) SFR 16 3
SFR 20 2
SFR 21 1
SFR 25 1
SFR 30 1 112
Substantial (40 to 55) na na na na
Dilapidated (56 and Over) na na na na

Source: 2009 City Housing Conditions Survey

Housing Units by Type

Table 38 indicates the projected household change from 2000 to January 2008. The
largest increases in housing for the city occurred in single family households and
households of 5 or more units. This increase seems to be consistent with the
development within the Specific Plan and the 3 new multifamily projects that have
been constructed since the previous update in 2002.
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Table 38

Housing Units by Type- Department of Finance E-5 Report

2000 2008 Change
Percent
Unit Type Number Percent% Number Percent% Number %
Single- 2,362 72.0 4,467 79.9 2,105 7.9
Family
2 to 4 Units 70 2.2 68 13 -2 -0.9
5+ Units 61 1.9 277 4.9 216 3.0
Mobile- 781 23.9 779 13.9 -2 -10.0
Homes
Totals 3,274 100.0 5,591 100.0 2,317 na

Source: 2008 Department of Finance E-5 Population and Housing Estimates

Vacancy Rates and Housing Occupancy

According to the California Department of Finance, approximately 110 housing units
were vacant in 2008, with an overall vacancy rate of 1.97 percent. By comparison,
the countywide vacancy rate was 6.23 percent. The owner-occupied vacancy rate
reported by the Census in 2000 was 1 percent, while the rental vacancy rate was 3
percent, excluding unoccupied dwellings that were not available for sale or rent
(second homes, units already sold or rented but awaiting occupancy, etc.). The
2000 Census also reported 46 vacant mobilehomes, about 5.5 percent of all
mobilehomes in American Canyon.

Table 39

Housing Occupancy

Housing Units
Total Single Multiple .
; Mobile . Percent
Area Houslng Homes Occupied | Vacant Vacant
Units 2to0 5
Detached | Attached 4 Plus
American | g g4 4,444 23 68 | 277 | 779 5,481 110 1.97
Canyon
Napa 53,950 36,246 3,585 3,738 | 6,400 3,981 50,588 3,362 6.23
County

Source: 2008 Department of Finance

The 2000 Census indicated that 86 percent of the housing units in the City were
owner occupied and 14 percent were renter occupied. Table 39 shows that
American Canyon had a smaller percentage of vacant housing than Napa County.
This percentage of vacancy increased approximately 1 percent from 2000.

Vacancy through Foreclosures
Due to the negative impacts from numerous Sup-Prime lending practices, severe
drop in housing demand, rising unemployment, and State and Federal economic
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recession, foreclosures are at an all time high. Based on preliminary calculations by
the CALIFORNIA ASSOCIATION OF REALTORS®, the number of foreclosures in
the state was expected to exceed 220,000 in 2008 and remain elevated in the first
half of 2009. As such, home prices will continue to face downward pressure through
the year because of the presence of foreclosures/distressed sales.

As stated within the “Overpaying” section of this report, foreclosures have increased
since a large amount of homeowners suddenly found themselves severely
overpaying for mortgages based on severely fluctuating rates. A recent study for the
county found that the City of American Canyon had a projected unemployment of
around 13 percent with a steadily increasing foreclosure supply. Although this has
not been good for housing related industries, this has been good for potential home
owners who are now seeing housing prices fall as a result of the increase in housing
supply. Although these foreclosed and vacant homes are a source for potential
housing for the City, they have not been included within this update. This is due to
rapidly changing market conditions and purchases, which have made it difficult to
accurately track the amount of foreclosed and vacant housing.

The trends outlined above seem to indicate the vacancy rate for the City has been
increasing since 2000. The increase in the City’s vacancy rate indicates an increase
in the housing supply, which may mean the housing demand, did not match the
housing supply increase from 2000. This seems to correspond to the State and
National drop in housing demand including the current economic downturn. The City
will continue to work with Real Estate agents, developers, and the public to provide
information to all interested residents who wish to occupy a vacant home.

Building Permit Activity

Table 40 summarizes building permit activity in American Canyon since 1999. The
majority of housing units built in this period are privately owned single dwelling units.
Building activity has remained steady, with slight variations from year to year
depending on market demands. These demands can influence the number of
building permits in such ways as when the demand for new housing is down, permit
requests for improvements to existing housing can go up.

The Community Development Department tracks annual activity and status of all the
approved and pending projects going on in the City. A majority of the projects
approved before January 1, 2007, had building permits issued that were mostly
single-family homes within the Residential Suburban (RS) and Specific Plan areas.
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Table 40

Housing Permits Issued 1999- 2007

Single- Multifamily

Family 2-4 units 5+ Units (1) TOTAL
1999 75 75
2000 164 164
2001 547 547
2002 375 375
2003 312 312
2004 439 439
2005 208 208
2006 226 226
2007 41 503 544
Total 2,387 503 2,890

Source: Construction Industry Research Board, Building Permit Summary, California Cities and Counties Data, Calendar
Years 1999-2007.

Note (1): Amounts based on total units for projects and not the total amount of projects constructed. See Table 48 for project
details.

Table 41 indicates the amount of housing built within each decade. These amounts
correspond to the Housing Conditions survey which stated a majority of the housing
in American Canyon has been constructed since 1970.

Table 41

Year Structure Built: Census Tracts

Time Built Total Housing Units
Built 1999 to March 2000 13
Built 1995 to 1998 106
Built 1990 to 1994 509
Built 1980 to 1989 856
Built 1970 to 1979 584
Built 1960 to 1969 561
Built 1950 to 1959 526
Built 1940 to 1949 70
Built 1939 or earlier 54

Source: H34. Year structure built
Data Set: Census 2000 Summary File 3 (SF 3)

SPECIAL HOUSING NEEDS

Government Code Section 65583 (a)(3) requires analysis of any special housing
needs, such as those for the persons with disabilities, elderly, large families,
farmworker, female-headed household, and people in need of emergency shelters.
Special housing needs arise due to physical, economic, social, or cultural
characteristics or conditions that are present in a substantial percentage of the local
population. These characteristics or conditions distinguish individuals from the
general population and lead to housing or supportive services needs that are not (or

B-39




cannot) be met by the private market acting alone. Examples of special housing
needs include accessibility for the mobility impaired, transitional housing for those
leaving a homeless environment, and housing specifically designed for the physical
and social needs of older adults.

Characteristics such as age or physical limitations may be present in a large portion
of the population. It is important for the community to accommodate a variety of
housing types to serve such special needs groups. For example, handicap
accessible housing or units that are designed to aid the physical limitations of the
elderly may be needed in a community with large populations of this age group.
Conversely, a community may have a population of low-income families that need
adequately sized housing at a low cost. Affordability issues are also important to
groups such as female-headed households, college students, farm workers, or
military personnel. Therefore, the City needs to evaluate the types of special needs
groups in order to address the special housing needs. Potential funding sources can
include HOME funds, Low Income Housing Tax Credits, Federal funds targeted to
Homeless, and increased assistance from non-profit groups within the region.

Goal 1E of the City’s General Plan Land Use element outlines this need within the
“Housing for Special Needs” section. Objective 1.13 of this section states that the
City must provide housing for senior citizens, the physically-challenged and other
populations with special needs. General Plan Land Use Policy 1.13.1 expands on
this by stating that residential development must meet the special needs of low-and
moderate income levels and provide a variety of multifamily housing and mixed-use
that complies with State Law and adjacent uses. This Housing Element includes
Goal 2A, Policy 2.4.1, Program 2.4.2 in the Policy Document which provide for a
range of housing types including mobile homes. In the City of American Canyon the
existing mobile home parks have a large percentage of senior citizens occupying the
homes and the City is committed to retaining this housing type. Policy Document
Policy 2.16.3A and Program 2.16.3 specifically address assisting elderly
homeowners in rehabilitating their homes.

Persons with Disabilities

The 2000 Census reported approximately 38.9 percent (3,809) of the City’s non-
institutionalized residents have physical conditions that can affect their ability to live
independently in conventional residential settings. This is higher than Napa County’s
which had 30 percent for both the County as a whole as well as just the
unincorporated areas. Table 42 illustrates persons with disability by type of disability
and age. This 2000 Census data illustrates the largest age group with disability
appears to be individuals between the ages of 16 and 64, while the second highest
is persons over the age of 65.
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Table 42

Persons with Disability by Age and Disability

Type of Disability by Age Number
Total disabilities tallied: 3,809
Total disabilities tallied for people 5 to 15 years: 142
Sensory disability 22
Physical disability 10
Mental disability 78
Self-care disability 32
Total disabilities tallied for people 16 to 64 years: 2,629
Sensory disability 151
Physical disability 505
Mental disability 287
Self-care disability 149
Go-outside-home disability 515
Employment disability 1,022
Total disabilities tallied for people 65 years and over: 1,038
Sensory disability 189
Physical disability 430
Mental disability 157
Self-care disability 82
Go-outside-home disability 180

Source: 2000 Census Bureau, P41

A disability can impact a person’s ability for employment leaving many disabled
individuals on fixed incomes or jobs with wages that are lower than that of the non-
disabled population. Table 43 indicates that individuals between the ages 16-64 had
the highest percentage of unemployment at 9.2 percent followed by seniors above

the age of 65 at 6.1 percent.

Table 43

Persons with Disability by Employment Status

Number Percent
Age 5-64, Employed Persons with a Disability 1,462 14.9
Age 16-64, Not Employed Persons with a 906 9.2
Disability
Persons Age 65 Plus with a Disability 594 6.1
Total Persons with a Disability 2,191 22.4
Total Population (Civilian Non-institutional) 9,075 *100.0

Source: 2000 Census Bureau
* 1005 does not include persons without disabilities

These individuals have mobility impairments, self-care limitations, or other conditions

that may require special
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Individuals with such disabilities can have a number of special needs that distinguish
them from the population at large, including:

e Individuals with mobility difficulties (such as those confined to wheelchairs)
may require special accommodations or modifications to their homes to allow
for continued independent living. Such modifications are often called
“handicapped access.

e Individuals with self-care limitations (which can include persons with mobility
difficulties) may require residential environments that include in-home or on-
site support services ranging from congregate to convalescent care. Support
services can include medical therapy, daily living assistance, congregate
dining, and related services.

e Individuals with developmental disabilities and other physical and mental
conditions that prevent them from functioning independently may require
assisted care or group home environments.

e Individuals with disabilities may require financial assistance to meet their
housing needs because a higher percentage than the population at large are
low-income and their special housing needs are often more costly than
conventional housing.

Some people with mobility and/or self-care limitations are able to live with their
families or others who can assist in meeting housing and daily living needs. A
segment of the disabled population, particularly low-income and retired individuals,
may not have the financial capacity to pay for needed accommodations or
modifications to their homes. In addition, even those able to pay for special housing
accommodations may find them unavailable in the City.

Disabled persons often require special housing features to accommodate physical
limitations. Some disabled persons may have financial difficulty due to the cost of
having their special needs met or because of difficulty in finding appropriate
employment. Although the California Administrative Code (Title 24) requires that all
public buildings be accessible to the public through architectural standards such as
ramps, large doors, and restroom modifications to enable handicap access, not all
available housing units have these features.

Both the federal Fair Housing Act and the California Fair Employment and Housing
Act impose affirmative duty on local governments to make reasonable
accommodations (i.e. modifications or exceptions) in their zoning and other land use
regulations when such accommodations may be necessary to afford disabled
persons an equal opportunity to use and enjoy a dwelling. Program 2.16.4 (F) of the
Policy document provides for an amendment to the Municipal Code to develop
formal procedures for reasonable accommodations for housing for persons with
disabilities in accordance with the fair housing and disability laws. Program 216.4
(G) provides for an amendment to adopt a new ordinance relating to the Universal
Design Element pursuant to Health and Safety Code Section 17959.
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According to the Napa Housing Authority, American Canyon currently has 48 heads
of households with disabilities receiving rental subsidies, while there are 56
households on the waiting list for assisted rental housing. The number of persons
on this list with disabilities is not known.

Currently there are eight (8) adult care facilities in the City of American Canyon that
look after individuals with special needs. The needs may be a result of a mental of
physical disability, which requires additional support. These facilities are:

+ Adondi's Residential Care Home, 557 Canyon Meadows Dr, (3 beds) (707)
648-7374

+« Christopher House, 230 Andrew Rd (6 beds) (707) 567-6596

s James Road House, 126 James Rd (10 beds) (707) 552-6012

+ One Step Beyond Care Home, 154 Entrada Cir (4 beds) (707) 552-8588

s Sacred Heart Care Home #2, 1513 Rio Grande St (6 beds) (707) 246-4565

% Sacred Heart Care Home #3, 241 Landana St (6 beds) (707) 647-2260

% Via La Paz, 14 Eisenhower Ct (4 beds) (707) 644-1402

« PENDING: Saint Lucia Residential Care, 134 Landana St (8 beds) (707) 553-
2378

On January 1, 2002 SB 520 became effective and required local jurisdictions to
analyze local government constraints on developing, maintaining, and improving
housing for persons with disabilities. In accordance with SB 520 and Government
Code 65583(a) (7) the City recognizes the importance of providing housing for
persons with disabilities. The City has since included a review of all development
applications for their adherence to the Title 24. This review is included during the
entitlement processing stage as well as during the issuance of building permits for
minor alterations. Goal 2E of this Housing Element addresses Housing for Special
Needs. Policy 2.16.4 specifically pertains to persons with disabilities.

The City does also recognize SB2 which seeks to provide “by-right” shelters and
transitional housing for the homeless population. This is to allow shelters to operate
without unnecessary discretion in designated zones. Although housing for homeless
individuals is discussed in the sections below, there can be a strong correlation
between a person’s ability to work and their housing status. These disabilities can be
both mental and physical and can limit their opportunities for employment and their
ability to find income for housing.

Elderly

As is the case in many suburbs, the numbers and percentages of the elderly
population has increased in American Canyon over the years. According to the
2000 Census, 13.4 percent (1,306) of the population was above the age of 65.
Current development trends suggest that, while the number of older adults and their
needs will remain significant in the City over the next five years, their proportion of
the total population will decline as more families with children move into new
residential neighborhoods.
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In 2000, the incidence of poverty was higher among the population over 65 years of
age (10.6 percent) than it was for the population between the ages of 18 and 64 (8.5
percent). In most communities, older adults tend to have a lower poverty rate
(young families with children, especially single mothers, usually have the highest
poverty rate).

Tenure is also important when analyzing the needs of seniors. Table 23 from the
previous “Household Tenure” section, illustrates that the number of seniors living in
owner-occupied housing. Two-thirds of all elderly homeowners paid more than 30
percent of their income for housing expenses, which is not surprising given the
relatively low incomes of many seniors.

In combination with mobility limitations or the need for supportive services (such as
medical or meal assistance), it can become very challenging for the elderly to
adequately meet their housing needs. A more senior population living in an aged
housing stock leads to a need for rehabilitation programs for existing units, as well
as the creation of affordable senior housing units. The City has collected specific
data on the age and condition of housing units; however, this does not include a
specific breakdown of homes occupied by seniors. The City contains a large
number of mobile homes, the majority of which are occupied by older adults.
Because mobile homes tend to deteriorate faster than site-built homes, and seniors
face the added financial burden of space rents, many seniors find it difficult to
maintain their homes and keep up with rising space rents and utility costs.

There are 8 State Department of Social Services licensed elderly care facilities
providing services in American Canyon. These facilities are:

% Greenhills Care Home, 115 Thayer Way (24- Beds) (707) 558-8487

+« American Canyon Villa, 39 Via Marciana (6 beds) (707) 648-7983

s Bay Manor Luxury Residential Care, 10 Ford Dr (6 beds) (707) 731-1650

« EFE Canyon Care, 220 Hummingbird Way (6 beds) (707) 342-1161

s H&C Retirement Home, 303 Benton Way (6 beds) (707) 645-8657

% Landana Care Home, 122 Landana St (6 beds) (707) 980-7879

% Young at Heart Home Care, 161 Spikerush Circle (5 beds) (707) 557-5606

+ Golden Age Retirement Homes, 56 James Road (15 beds) Not listed as of
yet.

According to the Napa Valley Housing Authority, 26 senior headed households
currently receive rental subsidies, while there are 16 seniors on the waiting list for
this assistance. Policy 2.16.3 of the housing element states that the City will promote
the use of incentives for affordable senior housing, while Policy 2.16.3 (A) will seek
to maintain the elderly and disabled residence within the City.
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Large Families (Five or More Persons)

Large families often face special challenges in the housing market because they
need to find housing of sufficient size (three or more bedrooms) and do not always
have sufficient income to purchase or rent such housing. Large families are defined
as households of five or more related individuals. Table 35 of the “Housing Cost and
Rental Rates” illustrates that of the larger households of 5 or more persons per
house, 92 made less than 50% of the median family income (MFI), while 39 made
less than 30% of the MFI. Table 20 of the “Household Tenure” section illustrates the
amount of bedrooms per house while Table 24 indicates the percentage of large
family households within the City. Table 20 indicates 1.5% of the 2000 housing stock
(43 homes) had 5 or more bedrooms per house, while Table 24 states that 11%
(1,075 households) contained 5 or more people within a single household. This
difference illustrates that there is not enough supply of home with multiple bedrooms
to accommodate the amount of large households based on 2000 Census data.

In 2000, American Canyon had 609 households of five or more persons. There
were 518 owner-occupant households of five or more persons and 91 renter
households of five or more persons (Table 44).

Table 44

Household by Size and Tenure

Type Number

Owner occupied:
1-4 person household 2253
5 or more person household 518
Total: 2,771

Renter occupied:
1-4 person household 351
5 or more person household 91
Total: 442

Source: 2000 Census Bureau, SF3 H17

Policy 2.16.5 of this Housing Element states that the City will facilitate the
construction of housing that includes 3-and 4- bedroom units affordable to extremely
low-, very low-, and low-income families. The City of American Canyon recognizes
that finding adequate and convenient child care is critical to maintaining quality of life
for many households in the City. Program 2.18.3 of the Housing Element continues
to implement the large family day care ordinance, Chapter 19.33 and evaluate other
areas of the Zoning code where incentives for the provision of childcare can be
established, possibly including the use of expedited entitlements.
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Farmworkers

The California Employment Development Department includes in the “farmworker”
category the following: farm workers, nursery workers, delivery truck drivers for
produce and flowers, horticulturists, landscapers, tree trimmers, and lawn gardeners.
Currently, there is no housing in American Canyon specifically designated for
farmworkers or employee housing for farmworkers. Although there are agricultural
activities in Napa County, the City itself does not contain enough land that could
suite the demands of agriculture due to the smaller geographic size of the City.
Although the Sphere of Influence includes some land designated for agricultural
uses, the City does not have any agriculturally designated properties. Of those
American Canyon residents employed in agriculture, the vast majority are year-
round residents who commute to jobs outside of the City Limits.

The City of American Canyon is within Napa County, where agriculture is the
predominant land use by area. A significant percentage of farmworkers employed in
the County are migrant (seasonal) workers who may require special
accommodations during their temporary stay. Such housing is extremely limited in
Napa County. As a result, many migrant workers live in substandard housing
conditions, such as motel units, illegally converted garages or secondary dwelling
units, vehicles, and older mobilehomes and trailers.

Due to its location in Napa County, the City will facilitate the provision of housing
opportunities for farmworkers. As a part of the Implementation Measures for this
Housing Element, the City will continue to recognize Health and Safety Code
17021.6 and allow farmworker housing as a permitted use in any District where
multi-family housing is allowed. These Districts are:

% Permitted
o Residential Medium (RM);
o Residential High (RH);
+« Conditionally Permitted
o Commercial Neighborhood (CN); and
o0 Community Commercial (CC). The City will require approval of a
Conditional Use Permit to ensure for housing within the residential
overlay areas of the Commercial Districts with conformance to all
applicable Development Standards of the underlying Zoning District.

Program 2.16.8 seeks to adhere to the Health and Safety Code by promoting
adequate housing for farmworkers. Since the City contains rental complexes with
affordable rents, any farmworker housing need lasting for a long period of time
should be, satisfied by the existing housing stock.

Female Headed Family Households

Most female-headed households are either single elderly women or single mothers.
Traditionally, these two groups have been considered special needs groups because
their incomes tend to be lower, making it difficult to obtain affordable housing, or
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because they have supportive services needs related to housing (such as child care
or assisted living support). Single mothers, in particular, tend to experience difficulty
in obtaining suitable, affordable housing because of their low incomes and the need
for two or more bedrooms. Of the 3,209 households in 2000, 404 (13 percent) were
female householders with no husband (Table 21 of “Household Tenure”). Of the 404
female-headed households, 216 had children under the age of 18. Of the 2,647
households in the City in 1990, 393 (about 15 percent) were female-headed
households.

According to the 2000 Census, 55 of the City's female-headed households (14
percent) had incomes below the poverty level, giving this group the highest poverty
rate in the City. Approximately 35 percent (19) of these were female-headed family
households with children. It may be assumed that most of these households are
overpaying for housing (i.e. more than 30 percent of their income), or are
experiencing other unmet housing needs because of their extremely low incomes
and the rising cost of housing.

Program 2.16.6 addresses Female-Headed households by supporting the permitting
of Child Care Facilities within the City.

Homeless Population and Persons in need of Emergency Housing

Government Code Section 65583(a)(7) requires an analysis of housing needs for
homeless individuals and for local governments to address any need for emergency
shelters and transitional housing. Homelessness can result from a number of social
and economic factors that include a breakdown of traditional social relationships,
chronic unemployment, a shortage of affordable housing in relation to income,
chronic substance abuse, and a physical or mental disability that limits the person’s
ability to find adequate work. By definition, a homeless person lacks consistent and
adequate shelter and can be considered residents of a community (those remaining
in an area year-round), or transient, depending on their residence before becoming
homeless and the length of time they spend in a community. The three types of
housing that accommodate these needs are emergency housing, transitional
housing, and supportive housing. They are defined as:

» Emergency Shelter/Housing- housing with minimal supportive services for
homeless persons that is limited to occupancy of six months or less by a
homeless person. No individual or household may be denied emergency
shelter because of an inability to pay (Health and Safety Code 50801).

» Transitional Housing- Buildings configured as rental housing developments,
but operate under program requirements that call for the termination of
assistance and recirculation of the assisted unit to another eligible program
recipient at some predetermined future point in time, which shall be no less
than six months (Health and Safety Code 50675(h)).

» Supportive Housing- Housing with no limit on length of stay, that is occupied
by the target population as defined in subdivision (d) of Section 53260, and
that is linked to onsite or offsite services that assist the supported resident in
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retaining housing, improving his or her health status, and maximizing their
ability to live and work in the community (Health and Safety Code 50675(b)).

Emergency shelters can provide a short-term solution to homelessness that involve
limited supplemental services, while transitional shelters are directed toward
removing the basis for homelessness. Shelter is provided for an extended period,
and is combined with other social services and counseling to assist in the transition
to self-sufficiency. The 2007, Napa County Continuum of Care (CoC), expanded
upon the countywide 2005 Ten Year Plan to End Homelessness. The CoC
documented that there were 146 Unsheltered and 199 Sheltered facilities in Napa
County (345 total). Below is a summary of the Unsheltered and Sheltered facilities.

Summary of Sheltered Data Summary of Unsheltered Data

- 199 sheltered homeless - 102 people counted in field count

- 126 in emergency shelter - 56 counted by survey (12 duplicates

- 73 in transitional programs from field count)

- 49 children, 30 between the ages of 0-5, - 8 families with 12 children

8 ages 6-11, 13 ages 12-17 - 41 people counted by the survey were
- 24 families of 2 or more chronically homeless

- 67 chronically homeless - Estimated that as many as 82 people

The 2007 survey illustrated that although the county contained 274 active beds, the
potential need for emergency shelter, transitional, and permanent supportive was
430 beds. This leaves an approximate county (including cities) need for 156 beds
that includes 63 for individuals and 93 for families. There is no accurate figure for the
number of homeless persons in the American Canyon Planning Area. The 2000
Census reported 13 persons living in “other units,” which could include railroad cars,
campers and vans. However, Census counts are not generally accepted as an
accurate reflection of homelessness. The nature of the homeless population makes
exact counting difficult. As of January 12, 2010 the Police Department as well as the
Community Development Department confirmed that there were no “homeless”
residents within the City of American Canyon.

The City proposes to amend portions of its Municipal Code to comply with SB2 and
provide sufficient housing options for the homeless population includes families in
need of emergency housing. This is discussed within the “Zoning for Variety of
Housing” section of this document. Since the City shares a boarder with the City of
Vallejo, it is not inconceivable that the City of American Canyon could see an
increase due to a Homeless migration from Vallejo to American Canyon. Since the
City of Vallejo is within Solano County and not Napa County like American Canyon,
the City would cooperate with the City of Vallejo, Solano County, and Napa County
to address any migration and redirect those individual to the appropriate facility.
Some of the facilities in the City of Vallejo include:

e House of Joy Transitional, 1106 Marin St, Vallejo 707-554-8800
o Homeless Shelter Napa Valley, 2521 Old Sonoma Rd, Napa 707-253-6145
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e Baptist Church of Vallejo, 2025 Sonoma Blvd. 707-644-4064
¢ The Salvation Army of Vallejo, 630-632 Tuolumne St. 707-643-8621

Residents of Mobile Home Parks

Residents of mobile home parks are not usually considered a special needs group
per se, but mobile homes represent a significant portion of American Canyon’s
housing stock—more than one of every four dwelling units (900 homes as of 2000).
The issues and challenges facing mobile home park residents are substantially
different than those of either owners or renters of site-built housing. The special
needs of mobile home park residents result from the following circumstances:

+ Most residents have incomes below 80 percent of the countywide median
income and are elderly, retired, and/or disabled on limited pension, social
security, and/or public assistance income.

% Mobile home residents typically own their homes but rent the spaces on
which these homes are located. Many residents also pay directly to the park
owner for public and private utility services. As a result, mobile home
residents have less control over their housing costs than do other owner-
occupants.

++ Unlike other forms of housing, mobile homes typically decline in real value
with age, rather than appreciate. The value of a mobile home is linked to the
condition, amenities, and cost of the park in which it is located. Even a well-
maintained, high value mobile home will suffer a significant decline in value if
the park in which it is located does not offer superior value and amenities in
relation to other parks in the community.

A significant percentage of mobile homes in American Canyon are estimated to be
more than 20 years old. Some of these homes are more than 30 years old and were
manufactured prior to the adoption of minimum state and federal standards for
manufactured housing. Older mobile homes tend to require more substantive repair
and rehabilitation sooner than do site built homes of comparable age. The feasibility
and cost-effectiveness of rehabilitating mobile homes is often much lower than for
site-built homes, however HCD offers Mobile Home Park Resident Ownership
Program (MPROP) to assist resident organizations, non-profit housing providers, or
local public agencies to acquire and own mobile home parks. This program offers
short and long-term 3 percent interest loans for the purchase or rehabilitation of a
mobile home park.

Mobile home owners often face additional challenges in obtaining financing for
repairs, although new private, state and federal lending programs adopted over the
past 20 years have reduced the financing gap relative to homes attached to real

property.

In theory, mobile homes can be relocated, however the cost of doing so is often
disproportionate to the value of the home. Additionally older mobile homes can
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suffer significant damage during a move. Mobile home owners are, therefore, limited
in their options when faced with financial difficulties, most cannot simply pick up their
mobile homes and move.

The combination of these factors has prompted many communities to establish
financial assistance programs, and rent control procedures specifically oriented to
mobile home park residents and owners. Inspection programs are also done by the
state. To address the potential problem of the “permanence” of the location of
mobile home parks, the City has established a mobile home park overlay district
(MHP) as well as a Mobile Home Conversion Ordinance and a Rent Stabilization
Ordinance. Purposes of this district include protecting mobile home parks from
speculative pressures to convert to other uses, designation of appropriate areas of
the City for mobilehome parks, ensuring adequate park design and residential
environment, and achieving design compatibility with surrounding residential areas.
Chapter 19.34, “Conversions of Senior Housing to Non-Senior Housing”, establishes
necessary and appropriate policies related to conversion of Senior Housing projects
to non-Senior Housing projects.

OPORTUNITIES FOR ENERGY CONSERVATION

Government Code Section 65583(a)(7) requires that the assessment of current
housing needs and resources includes an analysis of opportunities for energy
conservation for residential development. The Housing Element must inventory and
analyze opportunities that incorporate energy saving features, materials, systems,
and practices that provide for residential uses. These features can help reduce
housing costs for residents by lowering the cost of living associated with extended
commute times, bills associated with energy consumption, and development costs
that can influence the cost of housing. Also, recent updates in State Law have been
created to reduce Green House Gases that have a negative effect on the
environment. Methods that seek to save energy can not only reduce the cost of
living, but help mitigate negative environmental effects caused by development.

The City of American Canyon continues to encourage energy conservation in new
housing and existing housing. This energy conservation can be in the form of water,
electric, gas, or any other amenity usage which helps to power a home. Construction
of energy efficient buildings does not lower the price of housing; however, housing
with energy conservation features should result in reduced monthly occupancy costs
as consumption of fuel and energy is decreased. Similarly, retrofitting existing
structures with energy-conserving features can result in a reduction in utility costs.
Examples of energy conservation opportunities include weatherization programs and
home energy audits; installation of insulation; installation or retrofitting of more
efficient appliances, and mechanical or solar energy systems; and building design
and orientation which incorporates energy conservation considerations.

Land Use and Planning
Planning through effective land use decisions can be another way to achieve
conservation of material including minimizing their impacts on the environment and
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reducing housing costs. The City has multiple constraints, which have influenced
where residential development could be achieved. Constraints such as Highway 29
which bisects the City, strict development restrictions from the airport’s flyover zones
to the north, the City of Vallejo’s limits directly to the south, natural constraints to the
east and west, and an Urban Limit line agreement with the County of Napa which
restricts the City’s ability to expand outward.

With all of these restrictions influence where housing can be achieved, land use
planning has been crucial to integrate important design. Higher density projects
within the Southeast Specific Plan have been designed to include multimodal means
of transportation to allow residents to avoid excessive use of automobiles to help
reduce carbon emissions from car exhaust. These affordable housing projects have
been located to adjacent to commercial centers to encourage pedestrian access to
potential jobs, services, and amenities. By locating high density housing close to
areas of employment, not only do we reduce the commute times and Vehicle Miles
Traveled (VMT), but we maximize existing resources and residential land as well.

The Town Center Project which has been proposed along the east side of the City is
currently utilizing land use and planning methods that seek a more centralize urban
core for the City. This project seeks to maximize the land and resources by adding
higher density housing to business and commercial uses. The center will include
pedestrian friendly streets and walkways, energy efficient homes and businesses,
mixed uses, and a site layout that encourages a more walkable community. See the
land assessment portion of this element for more details.

In addition to existing practices the City maintains active Public Participation for all of
its housing related projects. Public input has been vital in developing new residential
developments that best serve the community. Community workshops have been
held with recent development applicants to help address the needs of the
community. These workshops touch on land use issues such as housing layout,
circulation, pedestrian safety, and housing design.

This public participation has lead to the City’s most recent amendment to monitor
and reduce any unnecessary usage of potable water within the City’'s service
boundary. In 2008 the American Canyon City Council approved a “Zero Water
Footprint” for the City. This resolution addressed the growing concern for new
development to conserve potable water supply while minimizing the impact and
demand for existing uses. This is addressed in more detail within the Adequate
Infrastructure and Resources section of this document.

Building Materials
Many modern design methods used to reduce residential energy consumption are
based on proven techniques. These techniques can be categorized in three ways:
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1.

Building design that keeps natural heat in during the winter and keeps
natural heat out during the summer. Such design reduces air conditioning
and heating demands. Proven building techniques in this category include:

% Location of windows and openings in relation to the path of the sun to
minimize solar gain in the summer and maximize solar gain in the
winter;

% Use of “thermal mass,” earthen materials such as stone, brick,
concrete, and tiles that absorb heat during the day and release heat
at night;

< “Burying” part of the home in a hillside or berm to reduce solar
exposure or to insulate the home against extremes of temperature;

% Use of window coverings, insulation, and other materials to reduce
heat exchange between the interior of a home and the exterior;

+« Location of openings and the use of ventilating devices that take
advantage of natural air flow (particularly cool evening breezes); and,

%+ Use of eaves and overhangs that block direct solar gain through
window openings during the summer but allow solar gain during the
winter.

Building orientation that uses natural forces to maintain a comfortable
interior temperature. Examples include:
% North-south orientation of the long axis of a dwelling;
% Minimizing the southern and western exposure of exterior surfaces;
and
+ Location of dwellings to take advantage of natural air circulation and
evening breezes.

Use of landscaping features to moderate interior temperatures. Such
techniques include:
% Use of deciduous shade trees and other plants to protect the home;
% Use of natural or artificial flowing water; and
s Use of trees and hedges as windbreaks.

In addition to natural techniques that have been used for millennia, a number of
modern methods of energy conservation have been developed or advanced during
the present century. These items seek to not only conserve energy, but to reduce
environmental impacts and any potential health risk to individuals. Materials and
practices can include:

) 7
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Use of solar energy to heat water;

Use of solar panels and other devices to generate electricity;
Window glazing to repel summer heat and trap winter warmth;
Weather-stripping and other insulation to reduce heat gain and loss;
Use of energy efficient home appliances; and
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¢ Green Building materials such as bamboo flooring, paint with little or no
Volatile organic compounds (VOC), and material that have been recycled
such as wood for construction or aggregate for driveways

State Building Code Standards

Program 2.22.4 (C) of this Housing Element requires compliance with Title 24 as
discussed below. Compliance with Title 24 will enable homeowners to reduce
energy consumption.

The California Energy Commission was created in 1974 by the Warren-Alquist State
Energy Resources Conservation and Development Act (Public Resources Code
25000 et seg.). Among the requirements of the new law was a directive for the
Commission to adopt energy conservation standards for new construction. The first
residential energy conservation standards were developed in the late 1970s (Title
24, Part 6 of the California Code of Regulations) and have been periodically revised
and refined since that time.

Residential site design and construction techniques that can reduce the amount of
energy used for space cooling would significantly reduce overall energy demand. As
discussed above, a number of traditional and modern techniques can decrease
energy used for space cooling, including:

+« The orientation of buildings and windows with respect to the path of the sun;

% Landscaping to shade insulated buildings;

+« Insulation in walls and ceilings;

s Thermal mass to absorb solar energy during the day and release it at night;
and

s Window treatments to reduce solar gain during the day.

General Plan

Goal 2G of the Housing Element Policy document states that the City will,
“Encourage energy conservation in new and existing housing.” Policies for the
success of this goal include:

» Policy 2.21.1-Ensure that the design of development is consistent with state
laws regarding energy conservation.

» Policy 2.21.2 -Promote the planting of trees in residential areas to provide
cooling during the summer months.

> Policy 2.21.3 -The City shall encourage innovative site designs and
orientation techniques, which incorporate passive and active solar designs
and natural cooling techniques.

> Policy 2.21.4-The City shall promote energy efficient land use planning by
incorporating energy conservation as a major criterion for future decision
making.

> Policy 2.22.1-Promote the weatherization of existing residential units.
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> Policy 2.22.2 -The City shall promote a weatherization and retrofit program for
existing housing units that fall below current state performance standards for
energy efficiency.

> Policy 2.22.3-The City shall promote opportunities for the use of solar energy
by assuring solar access by expediting solar installation through a ministerial
review.

> Policy 2.22.4-The City shall promote energy conservation through education
and outreach programs provided by the Community Development
Department.

More programs and potential funding sources for Energy Conservation can be found
within the Programs section of this document.

ANALYSIS OF AT RISK UNITS

California Housing Element Law requires jurisdictions to include a study of low-
income assisted housing units that are eligible to change from low-income housing
uses during the next ten years due to termination of subsidy contracts, mortgage
payment, or expiration of restricted use (Government Code 65583). These units risk
the termination of various subsidy groups which could convert certain multifamily
housing from affordable to market rate. State law requires housing elements to
assess at-risk housing in order to project any potential loss of affordable housing.
Canyon Manor Apartments and the Valley Green Apartment Complex are both two-
bedroom apartment complexes with no vacancies, while the Lodge at Napa Junction
currently contains 35 vacancies.

According to HUD, as of October 2008, the City of American Canyon did not have
assisted rental housing that would be in danger of conversion within the next ten
years. This information was confirmed by a City survey of multifamily housing to
clarify that they did not receive any Federal, State, or local subsidies. Recent
affordable housing projects such as Vineyard Crossing, Vineyard Place, and Valley
Vista received subsidies for their affordable units; however, they are at the beginning
of their subsidy contracts and do not risk conversion within this planning period.
Canyon Manor has an existing Affordable Housing Agreement providing ten units at
low-income rents for 30 years.

The City does contain affordable housing which are currently under contract with the
City and the Napa Housing Authority to allow the sale and transfer of housing that is
affordable to qualified buyers. Any sale or transfer of these homes must be released
and approved by both the City of American Canyon and the Housing Authority.
Table 45 indicates these homes, by APN, Address, associated project approval,
including their valuation.

B-54




Table 45

Summary of At-Risk Units

APN St#| Street Address Project Building Final | Closing Date | Purchase Price
059150051000 | 8 | Bethany Drive | Chesapeake 12/06/01 04/12/02 $217,600.00
059280041000 | 14 | Bethany Drive | Chesapeake 06/18/02 06/27/02 $217,600.00
059280038000 | 20 | Bethany Drive | Chesapeake 06/18/02 06/14/02 $217,600.00
059280034000 | 26 | Bethany Drive | Chesapeake 06/06/02 06/14/02 $217,600.00
059280031000 | 32 | Bethany Drive | Chesapeake 06/05/02 07/16/02 $217,600.00
059150034000 | 9 Karen Drive Chesapeake 01/30/02 02/18/05 $281,117.00
059150037000 | 15 Karen Drive Chesapeake 01/30/02 02/18/05 $281,140.00
059280012000 | 21 Karen Drive Chesapeake 03/22/02 01/26/07 $285,315.00
059280017000 | 29 Karen Drive Chesapeake 03/22/02 03/22/02 $217,600.00
059280028000 | 4 Michael Lane | Chesapeake 06/05/02 06/21/02 $217,600.00
059280025000 | 10 | Michael Lane | Chesapeake 04/09/02 04/30/02 $217,600.00
059280022000 | 16 | Michael Lane | Chesapeake 04/03/02 07/30/02 $217,600.00

Spring Mountain

059141018000 | 772 Heritage Park 12/21/00 12/30/03 $241,680.00

Ln
059141015000 |784 | SP"N9 m"“mam Heritage Park |  12/29/00 02/28/01 $190,000.00
059141009000 |80 | SP"N9 m"“mam Heritage Park |  05/08/01 06/17/04 $252,092.00
059141005000 |824 | SP"N9 m"“mam Heritage Park |  05/16/01 06/08/01 $190,000.00
059138007000 |856 | SP"N9 m"“mam Heritage Park |  06/27/01 01/04/07 $275,000.00
059142003000 | 708 Westpark Heritage Park 12/12/00 01/19/01 $190,000.00
059142006000 | 720 Westpark Heritage Park 12/12/00 03/09/01 $190,000.00
059142009000 |732| Westpark | Heritage Park|  12/11/00 12/06/00 $190,000.00

Source: The City of American Canyon 2009
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SITE INVENTORY AND ANALYSIS

INVENTORY OF LAND SUITABLE FOR RESIDENTIAL DEVELOPMENT

State Law requires an inventory of land suitable for residential development
(Government Code Section 65583(a)(3)). An important purpose of this inventory is
to determine whether a jurisdiction has allocated sufficient land for the development
of housing to meet the jurisdiction’s share of the regional housing need, including
housing to accommodate the needs of all household income levels.

This section provides an analysis of the land available within the City of American
Canyon for residential development. In addition to assessing the quantity of land
available to accommodate the City’s total housing needs, this section also considers
the availability of sites to accommodate a variety of housing types suitable for
households with a range of income levels and housing needs.

In 2008, The City of American Canyon identified all vacant and underutilized sites for
zones that would allow residential development either by right or with the use of a
Conditional Use Permit for all parcels within the City Limits. The identified
vacant/underdeveloped parcels were delineated on top of parcel base map in GIS
(geographic information system). Parcel acreages by land use designation were
calculated using the GIS system.

Parcels in the inventory fall into five categories:

% Parcels that are vacant and have the potential for new development.

+ Parcels that are underutilized and are suitable for residential redevelopment.
Underutilized (or underdeveloped) parcels are defined as those where a
portion of the site is vacant and there is development potential, or where there
are older or low-value uses with the potential to be redeveloped within the
Housing Element timeframe (i.e.2014).

% Vacant/underutilized parcels that already have a planned project. This means
the project may have entitlements either pending approval or have already
been approved by their authoritative body.

+ Parcels that are vacant but are not suitable for residential development. This
means that there may be certain constraints, either through natural or
legislative, that would restrict any potential housing development from being
constructed on that site.

« Parcels that are underutilized but are not suitable for residential
redevelopment.

Parcels in the first two categories are classified as developable. All identified
developable land designated for residential use (all residential land use designa