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1 Introduction

1.1 PURPOSE AND SCOPE OF THE HOUSING ELEMENT

The Housing Element, a component of the City of Turlock’s General Plan, presents a
comprehensive set of housing policies and actions for the years 2007-2014. It builds on an
assessment of Turlock’s housing needs (including the Regional Housing Needs Allocation
distributed by the State through the Stanislaus Council of Governments) and an evaluation of
existing housing programs, available land, and constraints on housing production.

Major programs being continued include the City’s First-Time Homebuyers, Mobile Home
Rental Assistance, and Housing Rehabilitation Loan programs; the underwriting of Capital
Facilities Development fees for affordable housing developments; and City financial assistance
for affordable housing and service providers. New initiatives proposed to facilitate ongoing
provision of affordable and market-rate housing in the city include the acquisition and
rehabilitation of foreclosed homes; land banking; targeted reinvestment programs; County island
incorporation; an RFP process to facilitate non-profits’ access to City housing funds; and
coordination with low-wage employers to provide housing assistance information.

Typically, the State requires an update of a jurisdiction’s Housing Element every five years. The
time period covered by the current Regional Housing Needs Allocation extends from January 1,
2007, to June 30, 2014.

This Housing Element is organized to address all of the topics required by State law. Specifically,
the Element describes:

e A review the accomplishments over the last Housing Element cycle (Chapter 2),

e Population and employment trends (Chapter 3),

e Households characteristics and housing stock characteristics (Chapter 3),

e Special housing needs (Chapter 3),

e Opportunities for energy conservation (Chapter 3),

e Existing assisted housing and potential risk of conversion to market rates (Chapter 3),

e A detailed site inventory addressing availability and suitability for affordable housing de-
velopment (Chapter 4),

e Quantified objectives that estimate the maximum number of units, by income level, to be
constructed, rehabilitated or conserved over the planning period of the element (Chapter
4),

e Governmental and non-governmental constraints (Chapter 5), and

e A new five-year housing program with goals, policies, and implementation programs
(Chapter 6) (Government Code Section 65583).

Please see Appendix C for a complete summary of State law requirements and where these
requirements are addressed in this Housing Element.
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Turlock Housing Element

1.2 RELATIONSHIP TO OTHER GENERAL PLAN ELEMENTS

The Turlock Housing Element was last comprehensively updated, certified, and adopted in 2003.
The Housing Element must be consistent with the other elements in a city’s general plan.
Turlock’s current General Plan was adopted in 1993, partially revised in 2002, and is now in the
process of being comprehensively updated (2008-2011). This Housing Element is consistent with
the current General Plan; as the General Plan is updated, the City will ensure continued
consistency with the Housing Element.

1.3 INFORMATION SOURCES

The information for this Housing Element Update came from a variety of sources. Sources used
include, but are not limited to: the U.S. Census (Censuses 1990 and 2000), the 2007 American
Community Survey, the Stanislaus County Housing Authority, the California Economic
Development Department, the U.S. Department of Housing and Urban Development, and
Turlock city staff.

1.4 PUBLIC PARTICIPATION AND OUTREACH

An important source of guidance in the development of this Housing Element was the wider
Turlock community. Public outreach conducted as part of this Housing Element update included:

e Housing Stakeholders/Community Forum. On April 24, 2009, the City of Turlock held a
forum for community members and stakeholders in the Turlock Housing Element. The
forum took place at City Hall in from 9:00am until 10:30am. An invitation was extended
by postal mail, phone and/or email to 17 non-profit organizations, eight religious groups,
and six city and/or county agencies, as well as to 162 individuals who had signed up for
General Plan Update email alerts. Notices of the forum were also placed in the local
newspapers and on the General Plan Update website. As a result of this effort, 20 mem-
bers of the community attended the forum.

e Housing Policy Workshop. A draft of the Housing Element programs chapter was made
available to the public on June 12, 2009. Members of the public were invited to review
the draft programs and attend a presentation on June 18, 2009, during which time they
could offer feedback on the proposed policies. An invitation to the workshop was extend-
ed to the same organizations as the Housing Stakeholders/Community Forum, the at-
tendees of the April 24 forum, and those individuals who had signed up for General Plan
Update email alerts. Notices of the workshop were also placed in the local newspapers
and on the General Plan Update website.

e City Council/Planning Commission Study Sessions. As a follow-up to the community fo-
rum and policy workshop, study sessions on the Housing Element for the Planning
Commission and City Council were conducted on July 16, 2009, and July 28, 2009, re-
spectively. At these sessions, the Council and Commission were briefed on the Housing
Element update process, recent housing trends, and stakeholders’ concerns. Members
were asked for their feedback and able to discuss the major issues and policies proposed.

e City Council/Planning Commission Hearings. The Planning Commission’s Public Hear-
ing regarding the adoption of the Draft Housing Element is scheduled for January 5,
2012. The City Council’s Public Hearing regarding the adoption of the Draft Housing EI-
ement and is scheduled for January 10, 2012.
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Chapter 1: Introduction

COMMUNITY FEEDBACK
Stakeholders/Community Forum

The results of the Stakeholder/Community Forum were compiled for City staff. Participants
discussed the following questions:

1. What are the City’s greatest housing needs?
2. What are the major challenges or constraints to meeting those needs?
3. What can the City do to remove these constraints?

4. What actions or programs should the City consider to address its housing needs? Should
existing programs be maintained, or should there be changes?

5. What types of affordable housing should be added in Turlock over the next seven years?
Where is it needed?

Forum attendees included residents, representatives from CSU-Stanislaus, members of the real
estate community, Stanislaus County officials, a member of the Turlock Unified School District,
leaders from several local nonprofit housing service providers, and others. The discussion
covered the above questions, and focused on identifying needs and constraints in the community.

Participants named several key housing needs in Turlock. These included emergency shelter and
transitional housing for the homeless; housing built with accessible universal design features for
the elderly and disabled; and affordable units for low-income households and especially units
appropriately sized for large families. In particular, participants brought up concerns about the
impacts of the current economic recession on residents’ ability to afford and remain in adequate
housing. While the neediest groups mentioned included the elderly, disabled, and chronically
homeless, emphasis was placed on the general need for affordable housing for low-income
individuals and families (independent of any other condition) who were currently falling on hard
times. They pointed out that large families in this situation often end up doubling up in housing
units, leading to overcrowded conditions. Regarding the homeless population, those familiar with
the situation called attention to the need for a range of housing and support services for this
population—emergency, supportive, and transitional housing—in order to help residents break
the cycle of homelessness.

Many of the constraints discussed during the forum focused on the cost of development, such as
the price of land (specifically, the difference between land inside and outside city limits) and
permitting fees. Both developers for market-rate and affordable housing raised the issue of the
cost of fees. The combination of these factors—Iland and permitting costs—was perceived to
make development of high density, rental, and/or affordable housing financially infeasible in
Turlock for many developers. Another constraint cited was the lack of public acceptance of
affordable housing developments.

The suggestions from this forum, as well as from other public input, were used to identify
Housing Element priorities and new programs, as well as to tailor existing programs to better
serve the community.



Turlock Housing Element

Housing Policy Workshop

On June 18, 2009, after the initial draft of the Housing Programs chapter was completed, the City
held a Housing Policy Workshop for interested parties to comment upon the proposed policies
and programs. The draft chapter was made available on the City’s General Plan Update website
and distributed to the organizations that had been invited to the Stakeholders/Community Forum
in April.

The presentation to the participants included a brief overview of the Housing Element process, a
summary of feedback from the April Forum, and an explanation of what major programs were
being continued and what new policy initiatives were being introduced. Participants were asked:

1. What should the City’s top funding priorities be, regarding housing programs and
services?

2. Do you have any comments on the proposed programs? You can also comment on how
existing programs could be improved.

3. Do you have any additional suggestions for new programs?

Approximately 20 community members attended the workshop, including some who had
attended the April Forum as well as some participating in the process for the first time.

Regarding funding allocation, participants listed housing and services for the homeless,
Extremely Low and Very Low income households, persons with disabilities, and Moderate
Income households as top priorities. Several community members emphasized the need for
funding for the purchase and rehabilitation of foreclosed properties as well as foreclosure
prevention. Additionally, several participants reiterated the need for funding for a permanent
homeless shelter and more homeless services, mentioning the difficulty with which homeless
services were maintained over the past winter season.

The new programs proposed were generally well received, and participants at the workshop
offered several suggestions for strengthening and clarifying the draft. As a result of the feedback,
additions were made to the programs for the predevelopment meeting (1-1-3B), First Time
Homebuyers (1-2-1), RFP process (2-2-1B), land banking (3-3-4), and foreclosed properties (4-1-
2). The suggestion of a potential in-lieu fee for affordable units generated considerable
discussion, and that program was reworked substantially such that the City would consider
multiple incentive-based options for achieving the goal of affordable unit provision. Presenters
also led a more in-depth discussion on the City’s new efforts to comply with Senate Bill 2 and
meet the needs of homeless individuals.
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2 Program Accomplishments

The California Department of Housing and Community Development requires jurisdictions to
review their existing Housing Elements in order to evaluate:

1. “The effectiveness of the Housing Element in attainment of the community’s housing
goals and objectives,”

2. “The progress of the City, County, or City and County in implementation of the Housing
Element,” and

3. “The appropriateness of the housing goals, objectives and policies in contributing to the
attainment of the state housing goal.” (Government Code Section 65588(a))

The following sections address these State requirements.

2.1 EFFECTIVENESS OF PREVIOUS HOUSING ELEMENT

This section discusses the City of Turlock’s successes in implementing the quantified objectives
of the previous Housing Element. Table 2.1-1 summarizes the City’s effectiveness in each of the
areas outlined in the Housing Element: new construction, preservation, rehabilitation, and family
assistance. Each topic is discussed in greater detail below.

Table 2.1-1 Achievement of 2003 Quantified Objectives

Type Objective Number Achieved Number Effectiveness
New Construction® 5,833 4,440 76%
Preservation 70 (1 development) 70 (1 development) 100%
Rehabilitation 25 20 80%
Assisted Households® NA NA NA

1. See Table 2.1-2 below for a breakdown of new construction units by income group.

2. The 2003-2008 Housing Element did not quantify objectives for assisting families. However, family assistance
efforts that occurred are described in the section below.

Source: City of Turlock

NEW CONSTRUCTION AND PERMITTING

The State’s housing goal is met by an assignment of allocations of housing unit goals to regional
governments, which in turn allocate the housing unit goals to counties and cities. The document
produced by regional governments that allocates housing unit goals is referred to as the
“Regional Housing Needs Assessment” (RHNA). The RHNA for Turlock’s existing Housing
Element covered the years 2001 through 2008.

During the last Housing Element cycle, the City of Turlock was able to designate adequate sites
for meeting its RHNA requirement and did not have to zone any land to do so. Moreover, the
City saw the construction of 4,440 new housing units during the planning period, amounting to
76 percent of its RHNA objective. Many uncontrollable factors influenced the City’s
effectiveness. Over the seven-year Housing Element period, various factors such as market
fluctuations, available programs, willing lenders, qualified developers and the political climate,
all combined to influence the amount of new housing built in the city. Table 2.1-2 shows the
breakdown of housing units permitted or constructed in each income group in Turlock during the
last planning period.
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Turlock Housing Element

Table 2.1-2 Achievement of RHNA New Construction Goal, City of Turlock, 2001-2008

Actual New Percent of Goal
Income Group RHNA Goal  Construction/Permitting Achieved
Very Low 1,283 383 30%
Low 991 326 33%
Moderate 1,225 636 52%
Above Moderate 2,334 3,095 133%
Total 5,833 4,440 76 %

Source: Stanislaus Council of Governments 2000 RHNA, and City of Turlock Building Permit records

The beginning of the previous planning period was marked by a recession, but housing
production increased dramatically during the boom period between 2003 and 2006. Construction
activity declined significantly in Turlock in 2007 and 2008, in concert with the national housing
market. From 2003 through the middle of 2005, 3,263 units were permitted in Turlock; in
contrast, from 2006 through 2008, 838 units were permitted.

PRESERVATION

The only publicly-assisted housing development identified at risk of converting to market rate
rents in the previous planning period was the 70-unit Denair Manor Apartments, which serves
senior households and disabled adults, and is financed by Project-Based Section 8 funds. The
owners renewed their affordability restrictions, which are now in place through January 2029,
thus the complex is no longer considered to be at risk.

REHABILITATION

Program 4-2-1a of the 2003-2008 Housing Element stated that it was the City’s goal to
rehabilitate 25 units during the planning period through rehabilitation loans. The City continued
marketing the rehabilitation program to qualifying low and moderate income households and
funded the repair of 20 single family homes—three Very Low Income, five Low Income, and 11
Moderate Income. The homes required substantial repairs, thus limiting the number of families
receiving assistance to 20, rather than 25.

HOUSEHOLD ASSISTANCE

The 2003-2008 Housing Element did not quantify its objectives for aiding households. However,
the City did act upon numerous programs that prescribe strategies for assisting Low and
Moderate income households. For instance, 136 households (five Low Income, 131 Moderate
Income) received down payment assistance through the City’s First Time Homebuyer Program.
The City funded and implemented curb, gutter, and sidewalk improvements benefiting 42
households in a neighborhood designated for necessary public improvements. Thirteen families
received relocation assistance to mitigate the impacts of having to move while publicly-funded
housing was rehabilitated.
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Chapter 2: Program Accomplishments

2.2 IMPLEMENTATION PROGRESS

The following matrix lists all of the goals, objectives, and policies of the City of Turlock’s 2003-
2008 Housing Element, the City’s accomplishments for each, units constructed, and any other
relevant comments.

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

GOAL 1: HOUSING OPPORTUNITIES AND ACCESSIBILITY

Continuation

Objective 1-1: Seek assistance under federal, state, and other programs for eligible activities
within the City that address affordable housing needs.

Policy 1-1-1: Continue to apply to HUD and State HCD for grant funds that may be used for housing-
related programs.

1-1-1a

Program: The City
will increase its
coordination with
the State HCD staff
to ensure that it will
be among the first
jurisdictions to
apply for the new
funding which will
be made available
through the
recently approved
Proposition 46.

The City of Turlock
has applied for any
funding that is
available to assist
families.

Proposed to assist 15
households.

City of Turlock was
awarded $900,000 in
CalHOME funds.

Continue program.
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Turlock Housing Element

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

1-1-1b

Program: The City
of Turlock receives
an entitlement of
approximately $2.1
million dollars a
year in federal
assistance. The
City of Turlock
through the
Housing Division
must prepare a
five-year
Consolidated Plan
to describe the
types of projects
the City is
proposing. Each
year a specific
Annual Action Plan
is required to
further refine the
goals and projects
originally proposed
in the Consolidated
plan.

Funding will continue
to be used to provide
affordable housing
and supportive
service projects.

All funds used to
assist households at
or below 80% of the
median area income
for Stanislaus County.

Continue program.

1-1-1c

Program: Prepare
a funding booklet
outlining available
funding, deadlines,
housing
rehabilitation, first
time homebuyers
and other housing
related programs.
Make available to
public by placing
the brochure on
the City’s website
and having
brochures
available at the
Community Dev.
Department.

City has created a
Community Resource
Handbook, most
recently revised in
2007. It provides a
description of all the
agencies providing
programs in Turlock
and surrounding
areas.

The First Time
Homebuyer and
Rehabilitation
Programs information
has been placed on
the city web site in
English and Spanish.

Handbook does not
list available funding
or deadlines.

Continue program;
establish new update
schedule.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

Chapter 2: Program Accomplishments

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 1-1-2: Continue to allocate Redevelopment Agency Low to Moderate Income (LMI) funds to direct
housing-related programs through the Housing Trust Fund.

1-1-2a

Program: The City
of Turlock
Redevelopment
Agency sets aside
approximately $4.5
million per year for
low to moderate
income housing
programs including
financing,
infrastructure
improvements,
land acquisition,
and construction.

Housing Division

purchased land for
the construction of
affordable housing:

Montana Estates -
applying for state
funding for the
construction of 22 self
help units.

Montana property—
Non-profit applying for
funding to assist with
the construction of 28
affordable single
family residences.
The City provided the
primary loan for the
land purchase.
Linwood property -
purchased for
creation of affordable
housing, but may be
sold.

Crane Terrace, 44
units of senior
housing — funded
through Redev.
Agency and TCAC

5 units at 30% of AMI
7 units at 45%

21 units at 50%

10 units at 60%

1 manager unit

Montana Estates - 22
single family homes to
be constructed
through Self Help
Enterprises. The
nonprofit is applying
for state funding for
the construction of
single family
residences.

Linwood — Future of
site not yet
determined. Possible
sale.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Turlock Housing Element

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 1-1-3: Provide technical assistance to developers, nonprofit organizations, or other qualified
private sector interests in the application and development of projects for federal and state financing.

1-1-3a  Program: Prepare CDBG grant Information is provided

a Project applications are to interested parties
Information Booklet | placed on the city web on a one-on-one
outlining City site annually, but the basis.

participation and
incentives, housing
needs from the
Housing Element
(or other market
source), a
definition of the
state and federal
funding for which
the City is willing to
apply and other
pertinent
information.
Distribute the
booklet to local
non-profit and for
profit development
groups, and
regional agencies.

City did not prepare a
Project Information
Booklet as described.

Revise program;
change to publication
of a pamphlet listing of
projects receiving
funding.
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Chapter 2: Program Accomplishments

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit
prices if income
unknown)
1-1-3b  Program: Continue | The City continues to Continue program.

to offer weekly
predevelopment
meetings to
developers with a
proposed project
where developers
have an
opportunity to meet
with various City
staff representing
numerous City
departments to
strategize about
project design, City
standards,
necessary public
improvements, and
funding strategies.

offer predevelopment
meetings, held on
Wednesday
afternoons, to anyone
wishing to discuss a
development proposal
with staff.

Staff provides
customers with
development
requirements as well
as information
regarding land
entitlement and permit
processes.

The City also created
promotional materials
and a
predevelopment “tip
sheet” that helps
guide prospective
developers through
the process.

Policy 1-1-4: Seek federal and state financial assistance to facilitate the provision of necessary public
improvements, including, but not limited to water, sewer, storm drainage, and transportation
infrastructure benefiting new residential development.

1-1-4

No program
specified. Please
comment on the
policy stated
above.

Funding has been
provided through the
CDBG program to
assist with curb,
gutter and sidewalk
improvements in
designated areas.
This program also
makes older parts of
town ADA-compliant.

42 units benefited by
improvements made
to targeted
neighborhood.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Turlock Housing Element

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Objective 1-2: Provide homeownership opportunities whenever possible.
Policy 1-2-1: Continue to allocate HOME funds to the first time homebuyer program.

1-2-la  Program: Continue | Assistance in the 0-30%-= 0 families A combination of
to use HOME amount of up to 31- 50%= 5 families HOME, CDBG, and
funds to assist $80,000 continues to | 51_80u%= 131 families | RPA funds have been
households with be provided to used for program.
first time qualifying families.
homebuyer down Continue program;
payment revise funding
assistance of up to guidelines to tailor
$80,000 for each loan amounts to gap
qualified financing needed by
household. each qualified

applicant.

1-2-1b  Program:; House prices have

Investigate raising declined and

the First Time
Homebuyers loan
amount in order to
address the rising
cost of housing in
the City of Turlock.

increasing the amount
of subsidy was not
necessary during this
planning period.

Delete program.

Policy 1-2-2: Continue to find p

rograms to facilitate very

low income families becoming home owners.

1-2-2a

Program: Consider
the feasibility of an
inclusionary zoning
program for the
development of
affordable housing.

Staff held a workshop
with the Planning
Commissioners to
discuss inclusionary
zoning; however, it
was determined that
other types of
programs to address
the provision of
affordable units may
be more effective for
Turlock.

Delete program.
Consider replacing
with other funding
mechanism.
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Chapter 2: Program Accomplishments

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

Policy 1-2-3: Direct a portion of CDBG Income to develop a program to monitor the extent of residential,
commercial, and industrial development on an annual basis. Sufficient detail should be provided to
monitor employment growth and housing production.

1-2-3a

Program: Arrange
an annual meeting
with
representatives of
the Board of
Realtors, and other
community
development
agencies to track
regional
development.
Sufficient detail
should be provided
to monitor
employment
growth and
housing
production.

Staff has attended the
annual BIA
conferences and
participated in
discussions on trends
and projections.

Staff will continue to
attend meetings to
inform realtors and
lenders of changes to
existing or new
programs.

Delete program;
replace with email
notification to BIA
when City policies
change.

Objective 1-3: Encourage the development of housing and programs to assist special needs

persons.

Policy 1-3-1: Assess the need for emergency shelters.

1-3-1a

Program: Contact
homeless service
providers to
determine the
number of
homeless persons
who have been
residents of
Turlock. Prepare a

Community Inquiry:
Homeless Shelter
Study 2007 was
prepared by the
Stanislaus State
University Center for
Public Policy to
determine the needs
of shelter services in

Action committee will
provide housing
vouchers to eligible
homeless families.

Revise: continue
participation in
homeless survey;
discontinue housing

comprehensive Turlock. Report voucher component.
report with completed in 2008.

recommendations An action committee

for submittal to the | is in the process of

City Council. being created in order

to review and
recommend a
strategic plan to
present to City
Council.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Turlock Housing Element

(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit
prices if income
unknown)
1-3-1b  Program: Actively The City purchased WeCare, a local The 400 B St. property

support efforts of
homeless service
providers in
establishing
additional short-
term beds for all
segments of the
homeless
population
including
specialized groups
such as the
mentally ill, and
chronically
disabled by
organizing the
purchase of land to
be used as a
homeless shelter
using RDA set-
aside monies to
fund the project.
Acquire three
dwelling units for
rehabilitation to be
used as transitional
housing using
HOME consortium
funds.

three foreclosed
properties for the
purpose of creating
transitional housing
but is still determining
the appropriate
course of action. The
properties will
probably be deeded
to a local nonprofit for
operation and
management.

nonprofit offering
shelter and services
to the homeless,
provided shelter to an
average of 237
unduplicated clients
for FY 07-08 using
funding from the City.

(City-owned parcel
where the municipal
homeless shelter was
operated in previous
years) is in the
process of being sold.
A local faith-based
organization will focus
on housing single
women and women
with children with
housing for the cold
winter months.

WeCare provided a
shelter for single men
during the cold winter
months.

Revise program to
ensure compliance
with SB 2 and to
provide more specific
courses of action for
facilitating the
provision of
emergency,
supportive, and
transitional shelter for
the homeless.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Chapter 2: Program Accomplishments

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 1-3-2: Provide housing to single individuals, working poor, homeless, senior citizens, students and
others in need of basic, safe housing to prevent or reduce the incidence of homelessness in areas near

service providers, public transportation, and service jobs.

1-3-2a  Program: Staff continues to Continue program.
Investigate encourage the
incentives and development of
reporting housing for the
procedures that special needs
can be population.
implemented to
encourage and
monitor the
development of
housing
opportunities for
specialized
housing needs.
1-3-2b  Program: Publish a | A list of affordable List will be modified as

comprehensive
listing of housing
developments in
the City, which
have units
reserved for lower
income, and
disabled
households.

housing projects in
the area for families at
or below 80% of the
AMI, has been
created and will
continue to be
updated on an annual
basis.

A resource handbook
was created and is
available on the city
web site.

changes occur.

Continue program;
update listing.

Policy 1-3-3: Continue to provide for housing for persons

with disabilities.

1-3-3a

Program: Use
federal and state
funds to provide
new units of
supportive housing
for persons with
disabilities using
HOME and CDBG
funds.

Staff is working with
local non-profits to
construct affordable
housing units for
persons with
disabilities.

44 units were created
at Crane Terrace

5 units at 30% of AMI
7 units at 45%

21 units at 50%

10 units at 60%

1 manager unit

Continue program.
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Turlock Housing Element

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit
prices if income
unknown)
1-3-3b  Program: Continue | The City of Turlock Delete program; no

to permit persons
with disabilities of
any age to locate
in senior citizen
independent living
facilities that are
funded with federal
funds.

has continued to allow
persons with
disabilities in senior
citizen facilities. It will
also continue to
provide financial
assistance to a non-
profit agency that
works with low
income households
with any
discrimination
complaints.

longer necessary.

Policy: 1-3-4: Provide accessib

ility and mobility enhancing device grants to perso

ns with disabilities.

1-3-4a

Program: Amend
the City’s current
housing
rehabilitation
program guidelines
to include a grant
to very low income
disabled persons
and senior citizens
to improve
accessibility and
safety.

Continue with the
current housing
rehabilitation
program, which
provides low income
disabled persons and
seniors to improve
accessibility and
safety issues in their
homes.

Continue program.

Program will be
amended to allow
grants to families
beginning July 1,
20009.

Policy 1-3-5: Ensure that the C

code).

ity complies with the provisions of SB 520 (Chapter 671 of the government

1-3-5a

Program: Regularly
monitor the City’s
ordinances, codes,
policies, and
procedures to
ensure that they
comply with the

Turlock allows all
licensed residential
care facilities,
regardless of the
number of residents,
in residential zoning
districts “by right.”

Revise; amend
program to bring
zoning code into
compliance with
“Reasonable
Accommodations”
requirements within

“reasonable Turlock uses the 2007 one year of Element’s
accommodation” CA Building Code; adoption.
for disabled Chapter 11 for
provisions. compliance with
accessibility
concerns.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Chapter 2: Program Accomplishments

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 1-3-6: Assess the need for farm worker housing in

the City.

1-3-6a

Program: Work
with farm owners
and central labor
providers to
determine the
number of farm
workers who may
need housing. The
resulting report
should address:
permanent
workers, seasonal
resident workers,
and migrant
workers. In
addition, in
conjunction with
local developers,
the City will identify
potential sites
and/or provide or
seek financial
assistance to
prospective
developers of the
housing for farm
labor through the
Joe Serna
Farmworker Grant
Program.

City is not eligible for
the funding provided
for rural areas of the
county.

Zoning does provide
the opportunity to
develop farm worker
housing within the
City Limits.

Delete program; farm
worker housing not a
priority need within the
City limits
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Turlock Housing Element

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 1-3-7: Support the further development of student

housing.

1-3-7a

Program: Continue
working with
California State
University
Stanislaus (CSUS)
to increase the
supply of student
housing in Turlock
both on and off the
CSUS campus.
Support Board of
Trustees’ efforts to
construct “Campus
Life Village IIl,” a
75 unit (300 bed)
student housing
complex.

City staff meets with
CSUS personnel on a
quarterly basis to
discuss University
plans for on-site
construction projects
in order to assess
related infrastructure
needs.

Turlock has promoted
off-site student
housing by
purchasing 24
affordability
covenants at a
rehabilitated hotel.
The rooms have been
remodeled into studio
apartments, providing
additional housing for
students.

24 Low income units

Continue program;
add supporting private
developers’ building of
rental dormitories near
campus.

Objective 1-4: Assist the Housing Authority of the County of Stanislaus to meet the growing
demand for public housing units and rental assistance through the Voucher programs.

Policy 1-4-1: Continue to support the efforts of the Stanislaus Housing Authority in its administration of
certificates and vouchers.

1-4-1a

Program: Work
with the Stanislaus
Housing Authority
and use all the
influence the City
has to obtain more
Housing Vouchers
for the Housing
Authority.

City of Turlock
continues to work
closely with the
Stanislaus Housing
Authority in obtaining
additional housing
vouchers.

No additional
vouchers were
granted to Turlock.

Continue program.

2-14



Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Chapter 2: Program Accomplishments

(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

GOAL 2: REMOVE CONSTRAINTS

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

Objective 2-1: Provide the citizens in the City of Turlock with reasonably priced housing
opportunities within the financial capacity of all members of the community.

Policy 2-1-1: To preserve affordability, allow and encourage developers to "piggyback" or file concurrent

applications if multiple approvals are required, and if consistent with applicable processing requirements.

2-1-1 No program
specified. Please
comment on the

The City processes
Design Review in
conjunction with

Continue program.

policy stated General Plan

above. Amendments,
Rezones, and
Planned

Developments if these
actions are also
necessary to approve
a project.

Policy 2-1-2: To preserve affordability, provide incentives to developers of residential projects who agree
to provide the specified percentage of units mandated by State law at a cost affordable to Very Low
and/or Low income households. In addition, propose zoning and permit processing changes to further
reduce housing costs and average permit processing time.

2-1-2a Program:
Underwrite a

portion of the

This goal is
accomplished through
fee deferrals or other

100 Low income
rental units (The
Palms)

Continue program.

methods. This was
done for The Palms, a
100-unit apartment
development.

Capital Facility
Development fees
to developers of
low and moderate
income housing

using CDBG, In addition, see 1-2-
HOME, RDA, and | 5 above.

other eligible

funds.
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Turlock Housing Element

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

Policy 2-1-3: Encourage the de

housing opportunities.

velopment of second dwelling units to provide add

itional affordable

2-1-3a Program: Amend The TMC has been Delete program;
the Turlock amended to allow objective
Municipal Code to | second dwelling units accomplished.
reflect the recent by right in all
changes in state residential zoning
law pertaining to districts. At the same
the construction of | time, the City does
second dwelling impose some
units (AB 1866 requirements for the
Wright) development,
including the addition
of one parking space
on the lot.
2-1-3b  Program: The North Turlock Continue program.
Encourage Master Plan,

developers to
include second
dwelling units as
an integral part of
their project and to
plan for second
dwelling units in
the design of their
projects.

developed in 2001 -
2003, included single-
family home master
plans which
incorporated second
dwelling units as an
option.
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Chapter 2: Program Accomplishments

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 2-1-4: Encourage developers to employ innovative or alternative constructi

housing costs and increase housing supply.

on methods to reduce

2-1-4a

Program: Prepare
a Project
Information Booklet
outlining City
participation and
incentives, housing
needs from the
Housing Element
(or other market
source), a
definition of the
state and federal
funding for which
the City is willing to
apply and other
pertinent
information.
Distribute the
booklet to local
non-profit and for
profit development
groups, and
regional agencies.

This information is
available on the City
web site.

Delete program.
Repeated above in
Program 1-1-3a.

2-1-4b

Program: Provide
incentives (e.g.
density bonuses,
fee reduction, etc.)
to developers who
agree to construct
at least 15 percent
of very low and low
income units or
senior citizen
affordable units.

see 1-2-2A above

Revise density bonus
program to comply
with State legislation
requirements.

2-17



Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

Turlock Housing Element

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Objective 2-2: Provide technical assistance to developers, nonprofit organizations, or other
gualified private sector interests in the application and development of projects for federal and
state housing programs/grants.

Policy 2-2-1: Ensure that the development community (both non-profit and for profit) is aware of the
housing programs and technical assistance available from the City.

2-2-1a

Program: Publish
the City’s Housing
Element and
updates, Annual
Action Plan,
Annual
Redevelopment
Agency Report and
respective notices.
Provide an annual
funding application
workshop for
interested
agencies and
developers.

The Housing Element
is available on the
City’s website
(Planning
Division/General
Plan). The other
documents are not
currently available,
but should be added
in the near future.

Replace program with
a new RFP process
for nonprofit agencies
seeking City housing
funds; include
outreach and seminar
components.

GOAL 3: PROVIDE AND MAINTAIN AN ADEQUATE SUPPLY OF SITES FOR THE DEVELOPMENT
OF NEW AFFORDABLE HOUSING

Objective 3-1: Provide information to profit and non-profit developers and other housing
providers on available vacant land.
Policy 3-1-1: Ensure that the development community (both non-profit and for profit) is aware of the
housing programs and technical assistance available from the City.

3-1-1a

Program: Monitor
and update the
inventory of vacant
lands.

A Vacant Land
Inventory Map is
available on the City’s
website and is
updated quarterly.

Continue program.
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Chapter 2: Program Accomplishments

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

Objective 3-2: Provide opportunities for mixed use developments.

Policy 3-2-1: Ensure the development of housing that has, to the extent possible, a support structure of
shopping, services, and jobs within easy access.

3-2-1a

Program:
Encourage
development of
well planned and
designed projects
that provides for
the development of

Turlock encourages
smart growth
principles by requiring
an area-wide Master
Plan prior to
annexation of land.
Master Plans typically

The North Turlock
Master Plan was
completed in 2001; the
Northeast Turlock
Master Plan was
completed in 2004, the
Northwest Triangle

compatible include a variety of Specific Plan was
residential, land use designations updated in 2004; and
commercial, in order to develop the East Tuolumne
industrial, neighborhoods that Master Plan was

institutional, or
public uses within
a single project or
neighborhood by
continuing to
provide incentives
such as allowing
higher building
intensities, reduced
parking
requirements,
reduced set-back
and yard
requirements,
allow for a higher
building height,
and greater floor
area ratios in these
zones. In addition,
the City will work
closely with the
developer of these
projects to
expedite
processing and
permit procedures.

provide opportunities
for jobs, shopping,
and recreation, as
well as safe
residential
environments. Master
Plans may include
deviations from
development
standards in order to
encourage higher
density, but most
often, deviations are
permitted through the
Planned Development
process.

completed in 2005.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Turlock Housing Element

(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit

prices if income

unknown)

3-2-1b  Program: Mixed-use type Continue program.
Encourage development in

development of
mixed use projects
to maximize
residential
components by
model future
projects on past
office/ residential
mix use
accomplishments.

Turlock has typically
been a “horizontal
mix” of commercial
and residential uses.
A model project is the
Campus Vista
commercial center,
which includes a
neighborhood grocery
store, restaurants,
and personal services
within close proximity
to single-family
homes.

Objective 3-3: Provide a sufficient amount of zoned land to accommodate development for all
housing types and income levels.
Policy 3-3-1: Monitor the amount of land zoned for all types of housing and initiate zone changes if
necessary.

3-3-1a

Program: Monitor
the amount of land
zoned for both
single family and
multifamily
development and
initiate zone
changes to
accommodate

affordable housing.

With the exception of
the Northeast Turlock
Master Plan, which
focused on fulfilling
General Plan policies
regarding the
transition from an
urban environment to
the countryside,
master plans include
medium or high
density residential
zoning districts, as
well as single-family
lots.

439 homes permitted.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003

Chapter 2: Program Accomplishments

(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 3-3-2: Using eligible funding sources, acquire property to construct afforda

ble housing.

3-3-2a

Program: Acquire a
site of at least five
acres in size for
the development of
at least 50
affordable housing
units to preserve
the inventory of
land available for
affordable housing.

Self Help Enterprises
is currently
processing
applications for 11
homes in the first
phase of an
affordable housing
project.

11 Low Income
homes

Self Help Enterprises
is currently working
with CalHFA and the
City for the primary
financing for the units
in the first phase.

Delete current
program; replace with
land banking initiative.

Policy 3-3-3: Preserve and protect residentially zoned sites needed to accommodate residential

development consistent with th

e City of Turlock Regional Housing Needs Assess

ment (RHNA).

3-3-3a

Program: Continue
to implement the
minimum
development
densities
established for
each residential
zoning district and
prohibit
development at a
lower density.
Unlike most cities,
Turlock requires a
minimum
development
density in all of its
residential zoning
districts,
specifically: LDR =
3-7 du/ acre; MDR
=7-15 du / acre;
and HDR = 15-30
du / acre.
Residential
development below
the stipulated
densities is strictly
prohibited.

The City has held to
its minimum density
standards for each
residential zoning
district.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

Turlock Housing Element

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit
prices if income
unknown)
3-3-3b  Program: In response to AB Continue program.

Implement the
provisions of AB
2292 (Dutra) and
prevent the down-
zoning of a
residential property
without a
concomitant up-
zoning of a
comparable

property.

2292, the City
maintains a record of
all rezones, including
some that were
approved prior to the
legislation. Turlock
has not allowed the
down-zoning of
property without
documentation that
the loss of dwelling
units can be made up
for elsewhere in the

City.

Policy 3-3-4: Seek federal and state financial assistance to facilitate the adequate provision of necessary
public improvements, such as water, sewer, storm drainage, and transportation infrastructure to
accommodate future residential growth.

3-3-4

[No program
specified.]

CDBG funds have
been used for curb,
gutter and sidewalk
improvements in
designated census
tracts.

Delete program;
duplicate of Program
1-1-4.
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Chapter 2: Program Accomplishments

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

GOAL 4: PRESERVE, REHABILITATE, AND ENHANCE EXISTING HOUSING AND

NEIGHBORHOODS

Objective 4-1: Preserve existing neighborhoods.

Policy 4-1-1: Protect existing stabilized residential neighborhoods from the encroachment of incompatible
or potentially disruptive land uses and/or activities.

4-1-1a

Program: Continue
to promote orderly
growth through the
Planning Area
Quadrants
established by the
Quadrant Policy
that focuses
annexations and
growth to one area
at a time to allow
for timely and
efficient use of
infrastructure and
use of resources.

The City has
continued to
implement the
guadrant system as it
pertains to
annexations and
orderly growth.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and
Programs

(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 4-1-2: Establish code en

support code enforcement programs.

forcement as a high prior

ity and provide adequate

funding and staffing to

4-1-2 [No program

specified]

Turlock currently has
three staff members
that specifically
address all code
enforcement issues
throughout the city.
Additionally, other
divisions, including
Building and
Planning, take part in
code enforcement
matters. Atthe
current time,
development is slow,
and other divisions
have more time to
help with code
enforcement.
However, when
development picks
up, most of the
workload falls on the
three code
enforcement officers,
which is not sufficient
staff.

Continue program.
Augment staffing as
needed (if possible).

Policy 4-1-3: Promote energy conservation activities in all residential neighborhoods.

4-1-3 Program: Supply
energy
conservation
awareness
brochures in all

public meeting

The City has adopted
a “100 Ways to Go
Green” program that
is promoted on its
website and in hand-
outs in City Hall.

places.

Continue program;
augment with
promoting energy
conservation
techniques in home
rehabilitations.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

Policies and
Programs
(abbreviated)

No.

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 4-1-4: Install and upgrade public service facilities

(streets, curb, gutter, dral

inage facilities, and

utilities) to encourage increased private market investment in declining or deteriorating neighborhoods.

4-1-4a  Program: Continue
to use
Redevelopment
and CDBG funds
for public

infrastructure.

The City uses “Safe
Routes to Schools”
grants to install
sidewalks in
deteriorated
neighborhoods.

Continue program.

Objective 4-2: Maintain, preserve and rehabilitate the existing housing stock in the City of

Turlock.

Policy 4-2-1: Provide technical and financial assistance to eligible homeowners and residential property
owners to rehabilitate existing dwelling units through grants or low interest loans.

4-2-1a  Program: Continue
to make available
and aggressively
market CDBG
single family
housing
rehabilitation
funds. Rehabilitate
25 units during the
five-year lifespan
of the Housing
Element.

Continued marketing
the rehabilitation
program to qualifying
low to moderate
income households.

VL- 0-30% =3
L- 31-50% =6
M- 51-80% = 11

Homes have required
substantial repairs,
limiting the number of
families receiving
assistance.

Continue program but
reevaluate the number
of households to be
assisted.

Policy 4-2-2: Provide technical

rehabilitate existing dwelling units through low interest or deferred loans.

and financial assistance to all eligible multifamily complex owners to

4-2-2a  Program: Expand
rehabilitation
program eligibility
to include rental
properties.

Continued providing
information to
investors that provide
affordable rental units
to low-moderate
income households.

2 complexes

Program assistance is
based on equity.
Current housing
market makes it
difficult for investors to
rehabilitate rental
properties.

Continue program.
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Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Continuation

Objective 4-3: Preserve at-risk housing.

Policy 4-3-1: Preserve the existing affordable rental housing stock in the City of T

urlock.

4-3-1la  Program: Continue | Notification of Revise program to
regular contact properties has been utilize Housing
with the California received in housing Element
Housing offices. However, updates/annual

Partnership
Corporation, the
agency that
monitors the at-risk
units and owner
notifications of
intent to opt-out.
Request to be
placed on their
email notification
list.

monitoring of at-risk
units is generally
accomplished through
Housing Element
updates and annual
reports, rather than
with CHPC.

reports rather than
CHPC.

Policy 4-3-2: Closely monitor the status of at-risk properties.

4-3-2a  Program: Continue | Completed 1 complex Denair Manor is no
regular contact longer at risk; new
with the owner/ affordability covenants
operators of the expire in 2029.
Denair Manor
Apartments. Delete program.
4-3-2b  Program: Provide Worked with Denair 1 complex Continue program.

technical
assistance to

Manor owners to
renew affordability

potential covenants, which are
purchasers, now in place until
including non- 2029.

profits, developers,
and tenants of
affordable
properties that
could potentially
convert to market
rate.

2-26
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(Based on 2003 Turlock Housing Element)

Chapter 2: Program Accomplishments

No. Policies and What has the City Units produced by Comments and
Programs accomplished? Income Category, Recommendations for
(abbreviated) 2003-2008 (VL=Very | Program’s

Low, L=Low, Continuation
M=Moderate; unit
prices if income
unknown)
4-3-2¢c  Program: Meet Meetings with the Delete program.

with the
Community
Reinvestment Act
Lenders Group
organized by the
Turlock Community
Development
Department to
discuss future
housing needs and
applicability of the
Community
Reinvestment Act.

group have been held
on a regular basis.

GOAL 5: PROVIDE HOUSING FREE FROM DISCRIMINATION

Replace with program
for coordination with
lenders on marketing
and outreach of
available properties,
low interest loans,
funding availability,
etc.

Objective 5-1: Eliminate Housing Discrimination
Policy 5-1-1: Support the letter and spirit of equal housing opportunity laws.

5-1-1a

Program: Require
that all recipients of
locally
administered
housing assistance
funds acknowledge
their understanding
of fair housing law
and affirm their
commitment to the
law.

All recipients of
housing assistance
funds are provided
materials and training
to help with the
understanding and
compliance of fair
housing laws.

No trainings were
held.

Continue program.

2-27



Turlock Housing Element

Table 2.2-1 City Progress Report: Evaluating Accomplishments Since 2003
(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

5-1-1b

Program: Continue
participation in
Project Sentinel as
per the HOME
Consortium
Consolidated Plan.
Project Sentinel
disseminates fair
housing
information through
flyers, and
attending
educational
meetings. Flyers
with information
are available, at
the library, senior
centers, the
Department of
Vocational
Training, City
offices, the
hospital,
government
agencies, and in
some apartment
complexes. This
information is
published in
English, Spanish
and Hmong.

Project Sentinel
continues to receive
funding
(approximately
$20,000 annually) in
order to disseminate
fair housing
information to Turlock
agencies, investors
and residents.

Continue program.

5-1-1c

Program: Conduct
regular workshops
on the fair housing
laws to educate
property owners
and managers and
real estate
professionals
about race and
disability
discrimination and
familial status
protections.

Annual workshops to
address issues
relating to Fair
Housing laws are
provided by Project
Sentinel.

Continue program.
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(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Objective 5-2: Reduce the incidence of displacement.

Policy 5-2-1: In development of public projects, require an analysis of potential displacement of existing
residences with an emphasis on minimizing both temporary displacement and relocation.

5-2-1a

Program: Continue
to use CDBG or
HOME funds when
necessary to
mitigate temporary
and permanent
relocation during
the construction or
rehabilitation of
publicly funded
housing.

Funds are set aside to
assist families with
the cost of relocation,
when necessary

VL- 0-30% =1
L- 31-50%= 6
M- 51-80%=6

Policy has changed to
provide up to $1,000
as a grant to families.
Any additional funds
will be added as part
of the loan.

Continue program.

GOAL 6: ENCOURAGE AND ENHANCE COORDINATION

Objective 6-1: Maximize coordination and cooperation among housing providers and program
managers.
Policy 6-1-1: Continue to support the Housing Authority of the County of Stanislaus to provide housing
assistance to extremely low, very low, low and moderate-income households.

6-1-1a

Program: Maintain
membership in the
Housing Authority
to qualify city
residents for
Section 8- existing
housing assistance
administered by
the Housing
Authority. Provide
information on the
availability of
Housing Authority
programs to
qualified residents.

Program information
is available to the
public at the Housing
Program Services
office and online.
Staff attends monthly
Collaborative
meetings to discuss
the needs of the city.

Continue program.
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(Based on 2003 Turlock Housing Element)

No.

Policies and
Programs
(abbreviated)

What has the City
accomplished?

Units produced by
Income Category,
2003-2008 (VL=Very
Low, L=Low,
M=Moderate; unit
prices if income
unknown)

Comments and
Recommendations for
Program’s
Continuation

Policy 6-1-2: Continue to support non-profit cooperation

in the development of affordable housing.

6-1-2a

Program: Compile
a list of non-profit
organizations,
which the City has
worked with in the
past to establish
cooperative
agreements with
nonprofit housing
corporations as a
support agency to
the City.

A list is updated
annually.

Continue; amend to
include providing a
notice of funds
available.

Objective 6-2: Achieve a jobs/housing balance.
Policy 6-2-1: Cooperate with large employers, and major commercial and industrial developers to identify
and implement programs to balance employment growth with the ability to provide housing opportunities
affordable to the incomes of the newly created job opportunities and consider the effects of new
employment, particularly in relation to housing demands, when new commercial or industrial
development is proposed.

6-2-2a

Program:
Coordinate annual
workshop with
Employers,
members of the
housing community
and city officials to
identify the housing
needs of
community.

Not completed.

Delete program;
replace with using
CDBG-R funding to
coordinate with low-
wage employers to
provide housing
assistance and job
training information to
workers.

ADDITIONAL PROGRAMS

The City also established two more housing programs during the 2003-2008 planning period, in
addition to the original programs enumerated in the table above. These programs responded to
specific needs that arose during that timeframe. The first was the Mobile Home Rental Assistance
program, which enables owners of mobile homes to make their increasingly expensive rental
payments to mobile home park owners. The City recognizes mobile homes as an important
source of affordable housing, and there are at least five mobile home parks in Turlock. Using
Redevelopment Agency funds, the City assists residents with rent payments that exceed 30
percent of their income. The Mobile Home Rental Assistance program will be continued for the
next planning period.
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The second additional program established was the Hotel Voucher program. After ceasing to
fund the homeless shelter, the City instead decided to provide vouchers to homeless individuals
and families that could be used at local hotels for a maximum of three nights. Funding for the
program came from the Redevelopment Agency Housing Set-Aside. However, no one took
advantage of the Hotel Voucher program when it was offered, and the program is being
discontinued.

2.3 APPROPRIATENESS OF GOALS, OBJECTIVES, AND POLICIES

The City of Turlock has been generally effective in accomplishing the goals laid out in the 2003-
2008 Housing Element. The City successfully sought and was awarded over $3 million in federal
and State funding for assisting low and moderate income families. Some of this funding was used
to continue the City’s successful First Time Homebuyers Program and the Rehabilitation
Program, as well as for necessary public infrastructure improvements in designated
neighborhoods. Information about these programs, the new comprehensive Community Resource
Handbook, and a list of affordable housing developments are all now available on the City’s
website.

Numerous affordable housing developments serving diverse population groups were built and
permitted during this period as well. For example, the 44-unit Crane Terrace was completed, and
serves seniors and persons with disabilities of any age. Turlock also worked with CSU-Stanislaus
to purchase affordability covenants at a rehabilitated hotel, which was been remodeled into
affordable studio apartments for students. The City also permitted and/or constructed 76 percent
of the housing units allocated to it by the RHNA, although a higher percentage of Above-
Moderate Income units were built than in the other income categories. The City has also
maintained “no net loss” of property for residential development through down-zoning.

A pressing problem that was not adequately addressed during the last planning period, and which
will be prioritized in this planning period, is that of providing emergency shelter and housing for
the homeless. Programs under Policy 1-3-2 in this Housing Element will address this issue and
ensure compliance with SB 2.

The goals, objectives, and policies established for the 2003-2008 Housing Element were
appropriate for the City of Turlock and serve as the basis for the policies in the 2007-2014
Housing Element. City staff has carefully reviewed the effectiveness and appropriateness of the
existing policies; successful ones are kept, and less successful and/or obsolete policies are
amended or removed. In addition, new policies have been introduced that respond to community
and stakeholder concerns, major identified needs and constraints, and the current economic
climate. The policies in this Housing Element have also been updated to comply with recent
changes in relevant legislation.
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3 Housing Needs Assessment

The purpose of this chapter is to summarize and analyze the existing population, employment,
and housing conditions and identify specific housing needs in the City of Turlock. It consists of
six major sections: population and employment trends, household trends, housing stock
characteristics, special housing needs analysis, energy conservation opportunities, and projected
housing needs.

3.1 POPULATION AND EMPLOYMENT TRENDS

It is important to analyze demographic variables, such as population, employment, and
households, in order to assess the present and future housing needs of the City of Turlock. This
section utilizes sources, such as the 1990 and 2000 U.S. Census Reports, the 2007 American
Community Survey, State Department of Finance (Demographic Research Unit), Bureau of
Labor Statistics, and Stanislaus County Council Governments (StanCOG).

POPULATION TRENDS
County Population Growth Trends

The City of Turlock is part of the Stanislaus Council of Governments (StanCOG). StanCOG is
comprised of nine cities and Stanislaus County. Between 2000 and 2007, Stanislaus County
population increased by 14 percent or 64,266 persons. In 2007, Stanislaus County had an
estimated population of 511,263. Annual growth from 2000 to 2007 was 1.9 percent. Five
counties surround Stanislaus County: San Joaquin, Santa Clara, Merced, Tuolumne, and
Calaveras. As shown in Table 3.1-1, of these counties, Stanislaus County had the third highest
percentage growth since 2000. Stanislaus County is the third most populated county in the
region, behind Santa Clara and San Joaquin.

Table 3.1-1 Population Trends - Stanislaus and Neighboring Counties, 2000 and 2007

Change (2000 — 2007)

2007 Annual
County 2000 Census Estimate Number Percent Growth
Stanislaus 446,997 511,263 64,266 14% 1.9%
San Joaquin 563,598 670,990 107,392 19% 2.5%
Santa Clara 1,682,585 1,748,976 66,391 4% 0.6%
Merced 210,554 245,514 34,960 17% 2.2%
Tuolumne 54,501 55,806 1,305 2% 0.3%
Calaveras 40,554 46,844 6,290 16% 2.1%

Source: 2000 Census, 2007 American Community Survey.

Public and private entities that project population cite a variety of factors driving the recent
growth in the Central Valley in general and Stanislaus County in particular. According to the
Public Policy Institute of California (PPIC), over half of the growth in the Central Valley has
been due to migration. Job growth, affordable housing, and strong family relationships are the
primary reasons for migrating to the Central Valley. Although most of the migration comes from
coastal California where housing is less affordable, an additional component is also generated
from outside the U.S. (e.g. Latin America, Asia). Additionally, the Central Valley’s newest
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residents are more likely than those who move away from the region to be married and have
children.

This trend is supported by analysis from the Center for the Continuing Study of the California
Economy (CCSCE). According to the CCSCE, net migration (the difference between
immigration into and emigration from the area) now accounts for the majority of the population
growth in the San Joaquin Valley. Additionally, net migration has been the largest component of
growth in the Stanislaus County since 2000.

According to the Stanislaus County of Governments (StanCOG), another factor driving
population growth in the County is a significant growth in interregional commuters. Specifically,
the County is expected to expand its role as a “bedroom community” for residents who commute
to their jobs to areas such as the Bay Area. Overall, StanCOG projects that about 60,000
residents will hold jobs outside of the region by 2030, compared to 14,000 in 2000. However,
more localized data suggest that this trend may be driven by Modesto, the County’s largest city,
given its closer proximity to employment centers outside the County. It appears less applicable
to Turlock.

City Population Growth Trends

Turlock, with an estimated population of 69,330 in 2007, is the second most populated city in the
region behind Modesto, with 198,456 people. The City of Turlock added 13,520 people from
2000 to 2007, 24 percent growth. This accounts for 21 percent of the growth within Stanislaus
County. By contrast, Modesto grew by just five percent over the same time period. Table 3.1-2
compares Turlock’s growth to that of its neighboring cities.

Table 3.1-2 Population Trends - Neighboring Cities and Communities

Change (2000-2007)

gg);ncr)l:unity 2000 Census 2007 Estimate® Number Percent
Turlock 55,810 69,330 13,520 24.2%
Patterson 11,606 N/A N/A N/A
Ceres 34,609 N/A N/A N/A
Modesto 188,856 198,456 9,600 5.1%
Hughson 3,980 N/A N/A N/A
Denair 3,446 N/A N/A N/A

1. The American Community Survey only covers cities with populations of 50,000 or greater. Therefore,
Turlock and Modesto are the only municipalities in the study area for which data are available.

Source: 1990 and 2000 Census;2007American Community Survey.

Projected Population Growth

As demonstrated in Table 3.1-3, Turlock’s annual percentage growth has remained relatively
steady since 1990, at just over three percent growth per year. Economic & Planning Systems
(EPS) developed population projections for Turlock using a combination of historical data, recent
trends of city versus county growth, and various public and private county-level demographic
projection data sources (projection data is not available at the city level). Given the various
demographic and other external factors that could influence population growth in Turlock (such
as the housing market, new jobs, etc.), this analysis relies on these countywide forecasts to
provide a high and low range estimate for the City to bracket potential outcomes.
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Table 3.1-3 Population Trends - City of Turlock

Year Population Change % Change Annual %
Change

1980 26,287

1990 42,198 15,911 60.5% 6.1%

2000 55,810 13,612 32.2% 3.2%

2007 69,330 13,520 24.2% 3.1%

Source: 1990 and 2000 Census; 2007 American Community Survey

The low and high end population projection for Turlock developed as part of this analysis is
summarized in Table 3.1-4. As shown, the City is estimated to gain between 36,000 to 53,700
new residents by 2030.

Table 3.1-4 Summary of Historical and Projected Population (1990-2030)

Historical Projected
City/County 1990 2000 2008 2010 2020 2030
Existing Data Sources
Stanislaus County
Caltrans - 451,025 544,327 568,439 682,708 -
Claritas 370,522 446,997 528,525 550,755 - -
Census 370,522 446,997 - - - -
DOF 370,522 446,997 525,903 559,708 699,144 857,893
StanCOG - 446,997 567,645 693,600 821,963
Woods & Poole 375,312 449,933 531,172 533,800 610,469 734,192
County Average 371,720 448,158 532,482 556,069 671,480 804,683
City of Turlock
Census 42,198 55,810 - - - -
Claritas 43,565 55,810 70,837 74,639 - -
DOF 42,224 55,811 70,158 - - -
City Average 42,662 55,810 70,498 74,639 - -
Turlock Population Projections®
Lower Range: Uniform County Growth 74,015 89,842 106,535
Higher Range: Turlock Centered-Growth 74,639 96,278 124,191
City Average 74,237 93,060 115,363

2. Projected by EPS.

Sources: Caltrans, Claritas, U.S. Census Bureau, Department of Finance, StanCOG, Woods & Poole
Economics, Inc., and EPS.

EPS considered multiple sources of forecast data at the County level in determining a range of
potential population growth outcomes for the City of Turlock. The low end forecast projects
106,500 people by 2030, or a 51percent increase over current levels; this forecast assumes the
City’s percentage share of County population of 13.2 percent remains constant.

In contrast, the high end forecast projects 124,000 people by 2030, or a 76 percent increase over
current levels; this forecast assumes that the change in the City’s population growth rate relative
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to historic trends will mirror the projected change in the County’s population growth rate. In
both cases, County population growth is based on the average projection figures derived from
StanCOG, California Department of Transportation (Caltrans), California Department of
Finance, Claritas, and Woods & Poole Economics, Inc.

It is important to note that current economic conditions have placed a strain on the Central Valley
that may require a longer recovery period than other areas of the State. The Central Valley’s
relatively high growth rates over the last twenty-five years is largely attributable to its role in
providing low-cost housing and employment opportunities that are particularly attractive to
immigrant populations, primarily related to agriculture and food processing. At this time, Central
Valley towns are experiencing unemployment rates three to four times the national average; these
rates are reflective of overall national conditions as well as more severe local conditions,
including numerous cities with some of the highest foreclosure rates in the Country. These
conditions are exacerbated by drought issues—an ongoing lack of water continues to prevent
farmers from planting crops and has created even more job losses." Until these conditions
stabilize, growth will likely occur at a substantially slower rate in the short-term. Assuming that
water issues can be overcome—which is a large assumption—growth rates will probably increase
in the medium and long term.

Nevertheless, current economic conditions suggest the possibility of relatively slow growth over
the next three to five years, reducing the total growth that occurs by 2030. Thus, a relatively
conservative “slow growth” scenario would result in between 98,000 and 112,000 in total
population by 2030, which represents about 8,000-12,000 fewer new residents than the baseline
projections, or a 25 percent reduction.

Age

The age groups showing the most growth from 2000 to 2007 were ages 15 to 24, followed by 45
to 64, representing children of and members of the baby boom generation, respectively. The
senior population, age 65 and over, which represented approximately nine percent of the
population, showed a slight decrease from 2000. Table 3.1-5 shows the breakdown of Turlock’s
population by age in 1990, 2000, and 2007, with the age cohorts showing the greatest growth
from 2000 to 2007 highlighted.

! The New York Times, February 22, 2009. “Drought Adds to Hardships in California” by Jesse
McKinley.www.nytimes.com
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Table 3.1-5 Population by Age Trends - City of Turlock

Age 1990 Census 2000 Census 2007 Estimate
Cohorts Number Percent Number Percent Number Percent
0-4 years 3,770 8.9% 4,505 8.1% 3,872 5.6%
5-9 years 3,604 8.5% 4,816 8.6% 5,031 7.3%
10-14 years 3,323 8.0% 4,677 8.4% 5,761 8.3%
15-19 years 2,868 6.8% 4,448 8.0% 6,843 9.9%
20-24 years 3,585 8.5% 4,545 8.1% 7,261 10.5%
25-34 years 7,590 18.0% 8,063 14.4% 9,406 13.9%
35-44 years 5,949 14.1% 8,040 14.4% 10,014 14.4%
45-54 years 3,369 8.0% 6,352 11.4% 9,400 13.6%
55-59 years 1,491 3.5% 2,095 3.8% 3,087 4.5%
60-64 years 1,316 3.1% 1,664 3.0% 2,353 3.4%
65-74 years 2,747 6.5% 3,121 5.6% 3,198 4.6%
75-84 years 1,866 4.4% 2,411 4.3% 1,908 2.8%
85+ years 720 1.7% 1,073 1.9% 998 1.4%
Total 42,198 100.0% 55,810 100.0% 69,132 100.0%
Median Age 29.3 30.9 30.3

Source: 1990 and 2000 Census; 2007 American Community Survey.

Between 1990 and 2000, the median age in Turlock increased from 29.3 to 30.9 years of age,
which implies a slowly aging population. The median age in 2007 is estimated at 30.3. The City
and County median age has been consistently slightly lower than that of the State. In 2000, when
the State median age was 33.3 years, while the City and County median ages were 30.9 years and
31.7 years, respectively. Over the past seven years, the median age in the County and the City
has stayed nearly constant, while the State median age increased by over one year to 34.7, as
shown below in Chart 3.1-1.

Figure3.1-1 Median Age Trends

37
35 33.3
) 33 205 315
<31 a3
29
27
1990 2000 2007
Year
O Turlock @ Sanislaus County B Cdifornia

Source: 1990 and 2000 Census; 2007 American Community Survey.
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Race

According to the 2007 American Community Survey, persons who categorized themselves as
white represented 62 percent of the Turlock population and 50 percent of the Stanislaus County
population. In the City, 28 percent are of Hispanic origin (of any race), versus 39 percent in the
County. Table 3.1-6 shows race and ethnicity of Turlock and Stanislaus County in 2007.

Table 3.1-6. Population by Race and Ethnicity — City of Turlock and Stanislaus County, 2007

Stanislaus County City of Turlock
Number Percent Number Percent
Race
White alone 256,243 50.1% 42,689 61.6%
Black or African American alone 13,915 2.7% 1,794 2.6%
American Indian and Alaska Native alone 2,923 0.6% 573 0.8%
Asian alone 24,889 4.9% 3,688 5.3%
Native Hawaiian and Other Pacific Islander 2,454 0.5% 204 0.3%
alone
Some other race alone 428 0.1% 0 0.0%
Two or more races: 10,868 2.1% 1,291 1.9%
Two races including some other race 299 0.1% 0 0.0%
Two races excluding some other race, and 10,569 2.1% 1,291 1.9%
three or more races
Total 511,263 100% 69,330 100%
Ethnicity
Hispanic or Latino 199,543 39.0% 19,091 27.5%
Not Hispanic or Latino: 311,720 61.0% 50,239 72.5%
Total 511,263 100.0% 69,330 100.0%

Source: 2007 American Community Survey

EMPLOYMENT TRENDS
Employment by Industry

Turlock’s employment composition is reflective of the County as a whole (Table 3.1-7).
Turlock’s major sectors are State and Local Government (15 percent), Retail Trade (14 percent),
Manufacturing (14 percent), Health Care and Social Assistance (12 percent) and Hotel and Food
Services (10 percent). For the County, Manufacturing, Retail Trade, and Health Care and Social
Assistance represent the largest employment sectors. These three sectors account for about 40
percent of total jobs in Turlock and 45 percent Countywide.
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Table 3.1-7 Employment Industries — Stanislaus County and Turlock, 2007

Stanislaus County City of Turlock

Major Industry * Number  Percent Number Percent
Accommodation & Food Services 13,629 9.4% 2,693 9.5%
Admin & Support & Waste Mgmt. 7,732 5.3% 1,140 4.0%
Ag., Forestry, Fishing & Hunting 12,880 8.9% 1,840 6.5%
Arts, Entertainment, & Recreation 1,660 1.1% N/A N/A
Construction 11,164 7.7% 1,793 6.3%
Educational Services® 2,246 1.5% 100 0.4%
Federal Government 41 0.0% 90 0.3%
Finance & Insurance 3,985 2.7% 725 2.6%
Health Care & Social Assistance 19,821 13.7% 3,398 12.0%
Information 2,331 1.6% 203 0.7%
Local Government 280 0.2% 2,908 10.3%
Mgmt. of Companies and Enterprises 1,866 1.3% 207 0.7%
Manufacturing 22,771 15.7% 4,004 14.2%
Mining 29 0.0% 0 0.0%
Non-Classified 71 0.0% N/A N/A
Other Services 7,595 5.2% 1,211 4.3%
Professional, Scientific, & Tech Skills 5,460 3.8% 676 2.4%
Public Administration 66 0.0% 0 0.0%
Real Estate & Rental & Leasing 2,166 1.5% 252 0.9%
Retail Trade 22,111 15.3% 4,018 14.2%
State Government (Includes CSU Stanislaus)® 95 0.1% 1,227 4.3%
Transportation & Warehousing 892 0.6% 1,034 3.7%
Utilities 0 0.0% 0 0.0%
Wholesale Trade 6,027 4.2% 739 2.6%
Total Employment (All Industries) 144,918  100.0% 28,258 100.0%
Total Employment as a % of County 100.0% 19.5%

1. Based on the annual average employment for each industry. N/A represents confidential data.

2. According to the U.S. Census NAICS code for 2007, public schools and college universities are generally
categorized in the Educational Services industry. However, California EDD included the primary and
secondary public schools in Local Government and higher education (e.g. CSU Stanislaus) employees in
the State Government category.

Sources: California EDD and EPS

The leading employers in Turlock and the County reflect the trends described above. As shown
in Table 3.1-8, the Turlock Unified School District (TUSD) employs the highest number of
employees in the City with 2,200 employees. Emanuel Medical Center is second, with over
1,500 employees. The City’s two poultry processing plants, Foster Farms and Valley Fresh
Foods, are among the top employers with the City with a total of 1,760 employees. Overall, the
top ten employers employ a total of 8,330 employees in the City or close to 30 percent of the
total. Additionally, four of the top County employers, California State University (CSU)
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Stanislaus, Emanuel Medical Center, Foster Farms, and Stanislaus County Community Services,
are located in Turlock.

Table 3.1-8 Major Employers in Turlock

Employer Industry Number of Employees
Turlock Unified School District School District 2,202
Emanuel Medical Center Healthcare Facility 1,549
Foster Farms Poultry Processor 1,500
CSU, Stanislaus Public University 1,100
Turlock Irrigation District Water and Electric Utility 495
Wal-Mart Retailer 415
City of Turlock City Government 351
Valley Fresh Foods Poultry Processor 260
Mid-Valley Dairy (Sunny Side Farms) Dairy Products 215
Sensient Dehydrated Flavors Food Manufacturer 180

Source: Indicators (Stanislaus Economic Development & Workforce Alliance) and City of Turlock

For the most part historical employment growth has reinforced the economic patterns described
above and substantiates the declining importance of agriculture both regionally and locally.
Specifically, population driven sectors such as State and Local Government, Health Care &
Social Assistance, and Accommodations & Food Services have provided the largest contributions
to employment growth in Turlock and the County as a whole since 2000. Meanwhile, agriculture
was the only sector to experience declining employment across all jurisdictions during this
period. Turlock also experienced a significant decrease in Manufacturing (with 1,105 jobs) and
Construction (with 300 jobs). Table 3.1-9 shows change in share of employment by industry
sector in Stanislaus County and Turlock from 2000 to 2007.
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Table 3.1-9 Employment Growth by Industry Sector — Stanislaus County and Turlock,

2001-2007
Stanislaus County City of Turlock

Major Industry” Number Percent Number  Percent

Accommodation & Food Services 1,886 13.2% 703 13.1%
Admin & Support & Waste Mgmt. (259) (1.8%) 421 7.9%
Ag., Forestry, Fishing & Hunting (1,222) (8.5%) (169) (3.2%)
Arts, Entertainment, & Recreation 440 3.1% N/A N/A
Construction (15) (0.1%) (301) (5.6%)
Educational Services 1,528 10.7% 17 0.3%
Federal Government 5 0.0% 90 1.7%
Finance & Insurance 532 3.7% 232 4.3%
Health Care & Social Assistance 3,227 22.5% 1,589 29.7%
Information 123 0.9% (137) (2.6%)
Local Government 40 0.3% 550 10.3%
Manufacturing 77 0.5% (1,205) (20.6%)
Mgmt. of Companies and Enterprises (2,846) (19.9%) 185 3.5%
Mining 4 0.0% 0 0.0%
Non-Classified 60 0.4% N/A N/A
Other Services 1,395 9.7% 172 3.2%
Professional, Scientific, & Tech Skills 1,357 9.5% 265 5.0%
Public Administration 66 0.5% 0 0.0%
Real Estate & Rental & Leasing 252 1.8% (26) (0.5%)
Retail Trade 862 6.0% 683 12.8%
State Government (110) (0.8%) 410 7.7%
Transportation & Warehousing (2,832) (19.8%) 421 7.9%
Utilities (221) (1.5%) 0 0.0%
Wholesale Trade 550 3.8% 251 4.7%
Total Employment 14,321  100.0% 5,352 100.0%

1. Based on the annual average employment for each industry. N/A represents confidential data.

Sources: California EDD and EPS

Labor Force Trends

According to the Bureau of Labor Statistics, there were approximately29,400 persons in the
Turlock labor force in 2008. Recently, the unemployment rate is approaching its ten-year high of
11 percent (which was in 1998), though as Table 3.1-10 demonstrates, Turlock has experienced
periods of much lower unemployment in the intervening years. The City experienced its lowest
periods of unemployment, generally around six percent, in 2000-2001, and more recently in
2005-2006. The latter period likely represents the recent growth period in the residential real
estate industry. As the nation’s economy began to decline in 2008, Turlock’s unemployment rate
increased to 10.3 percent by December 2008.
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Table 3.1-10 Labor Force Trends — Turlock, 1998-2008

Year Labor Force Employed Unemployed Unemployment Rate
1998 23,392 20,866 2,526 10.8
1999 23,532 21,335 2,197 9.3
2000 25,769 24,275 1,494 5.8
2001 26,537 24,882 1,655 6.2
2002 27,181 25,209 1,972 7.3
2003 27,550 25,508 2,042 7.4
2004 27,865 25,935 1,930 6.9
2005 28,367 26,572 1,795 6.3
2006 28,261 26,576 1,685 6.0
2007 28,603 26,722 1,881 6.6
2008 29,400 26,400 3,000 10.3

Source: U.S. Bureau of Labor Statistics, California Employment Development Department

According to the 2007 American Community Survey, just over half (51 percent) of the labor
force that lived within the City worked there as well. Approximately 84 percent of all employed
persons worked in the County. As shown in Table 3.1-11, approximately 75 percent of these
workers commute less than 30 minutes, and 44 percent commute less than 15 minutes.

Table 3.1-11 Employment by Commuting Patterns — Turlock, 2000-2007

2000 2007

Commuting Pattern* Number Percent Number Percent
Worked in Turlock 10,018 46.0% 15,930 50.8%
Worked outside Turlock 11,746 54.0% 15,426 49.2%
Worked in the County 17,834 81.9% 26,343 84.0%
Commute Time to Work

0-14 Minutes 9,216 43.5% 12,942 43.6%
15-29 Minutes 6,990 33.0% 9,933 33.5%
30-44 Minutes 2,711 12.9% 3,819 12.9%
45 Minutes or more 2,249 10.6% 2989 10.1%

Source: 2000 Census; 2007 American Community Survey. *Numbers are not mutually exclusive.

Jobs to Housing Balance

Between 1980 and 2000, the City and County’s jobs per household ratio remained fairly similar.
In general, the City has a slightly higher jobs per household ratio compared to the County.
Between 1980 and 1990, the ratio rose approximately seven percent, then remained stable from
1990 to 2000. Chart 3.1-2 shows that both the City and the County experienced a net increase in
jobs between 2000 and 2007, raising the ratios to 1.40 and 1.34, respectively.
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Figure3.1-2 Jobs per Household Trends — Turlock and Stanislaus County

1.30 +

1980 1990 2000 2007
Year

—a— City —— County

Source: 2000 Census; 2007 American Community Survey.

3.2 HOUSEHOLD TRENDS

The change in the number and types of households in a city is one of the prime determinants of
the demand for housing. Households can form and change even in periods of static population
growth through adult children leaving home, divorce, and with the aging of the population.

HOUSEHOLD SIZE AND FORMATION
Total Households

Annual household growth in Turlock has been stronger over the last seven years than in the
1990s, but not as high as the historical rate of five percent per year between 1980 and 1990.
Stanislaus County also experienced its highest (in the examined time period) annual household
growth between 1980 and 1990, at three percent per year.

Between 2000 and 2007, the number of households in Turlock increased by 3.2 percent per year,
approximately the same rate as population growth, which has been 3.1 percent per year. By
contrast, annual population growth in Stanislaus County has outpaced household growth,
increasing at 1.9 percent per year versus 1.1 percent per year for households. This data
corresponds with Stanislaus County experiencing an increase in persons per household over the
same time period. Table 3.2-1 shows household formation trends in Turlock and Stanislaus
County since 1980.
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Table 3.2-1 Household Formation Trends — Turlock and Stanislaus County

Year Households Change % Change Annual %
Change

City of Turlock

1980 9,918

1990 14,689 4,771 48.1% 4.8%

2000 18,408 3,719 25.3% 2.5%

2007 22,933 4,525 24.5% 3.2%

Stanislaus County

1980 94,842

1990 125,375 30,533 32.2% 3.2%

2000 145,253 19,878 15.8% 1.6%

2007 157,262 12,009 8.3% 1.1%

Source: 1980, 1990, and 2000 Census; 2007 American Community Survey.

Household Size

Along with the persons-per-household figures, household size helps to determine the size of
housing units needed within a jurisdiction. In the City of Turlock, “large” households containing
five or more persons represented 12 percent of all households in 2007, whereas 51 percent were
“small” households with one or two persons. According to the 2007 American Community
Survey, the number of large households decreased between 2000 and 2007, from 16 percent in
2000 to 12 percent in 2007. The number of small households remained relatively constant, while
three- and four-person households increased from 33 percent to 37 percent of the total.

Household sizes in Stanislaus County vary only slightly from those in the City of Turlock.
Roughly 50 percent of the households in the County were “small” in 2007. While “large”
households made up a somewhat larger share of the total in Stanislaus County than in Turlock
(16 percent versus 12 percent), this share also decreased since 2000. Table 3.2-2 shows
household size trends in Turlock and Stanislaus County.
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Table 3.2-2 Household Size Trends — Turlock and Stanislaus County

1990 2000 2007
Household Number Percent Number Percent Number Percent
Size
City of Turlock
1 Person 3,138 21.4% 3,911 21.2% 5,151 22.5%
2 Person 4,550 31.0% 5,352 29.2% 6,543 28.5%
3-4 Person 5,013 34.1% 6,166 33.4% 8,561 37.3%
5+ Person 1,988 13.5% 2,979 16.2% 2,678 11.7%
Stanislaus County
1 Person 24,792 19.8% 28,211 19.4% 32,160 20.4%
2 Person 38,157 30.4% 41,630 28.8% 47,180 30.0%
3-4 Person 43,120 34.4% 48,856 33.6% 53,314 33.9%
5+ Person 19,662 15.8% 26,449 18.2% 24,608 15.6%

Source: 1990 and 2000 Census; 2007 American Community Survey

Persons per Household

The number of persons per household ratio is an important indicator of the relationship between
population growth and household formation. For example, if the number of persons per
household is decreasing, then households are forming at a faster rate than population growth.
Conversely, if population is growing faster than households, then the persons per household
would be increasing.

As shown in Table 3.2-3, between 1980 and 1990, the number of persons per household slightly
increased for the City of Turlock and Stanislaus County. Specifically, the City of Turlock rose
from 2.6 persons per household to 2.9 persons per household. The increase in persons per
household indicates that population increased at a faster pace than the household formation
between 1980 and 1990.

More recently, the persons per household ratio has become more static in the City of Turlock and
Stanislaus County. According to the 2000 Census, there were 3.0 persons per household in the
City, which is an increase of 0.1 since 1990. The ratio increased slightly in Turlock to 3.1 in
2007.Stanislaus County, on the other hand, has maintained a greater upward trend in persons per
household, with ratios of 3.1 in 2000 and 3.3 in 2007.

Table 3.2-3 Persons per Household Trend — Turlock and Stanislaus County

Year City of Turlock Stanislaus County
1980 2.6 2.6
1990 2.9 2.9
2000 3.0 31
2007 3.1 3.3

Source: 1980, 1990,2000 Census; 2007 American Community Survey.
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HOUSING TENURE

Tenure, or the number of homeowner and renter households, can be affected by many factors,
including housing cost (influenced by interest rates, economics, land supply, and development
constraints), housing type, housing availability, job availability, public agencies and consumer
preference.

During the period 1980 to 1990, the proportion of renter households increased from 46 percent of
the households to 48 percent of the City of Turlock. However, since 1990 the percentage of
renter households has been steadily declining, reaching 42 percent in 2007. This decrease in
renter households can be primarily attributed to the City of Turlock’s housing boom of the late
1990s through 2007, when many single family home subdivisions were built.

Stanislaus County has consistently had a lower proportion of renter households than the City of
Turlock. Table 3.2-4 compares household tenure of Turlock and Stanislaus County. Renter
households accounted for approximately 38 percent of the total between 1980 and 2000,
dropping slightly to 36 percent in 2007. Traditionally, college students attending California State
University, Stanislaus account for Turlock’s higher proportion of renter households.

Table 3.2-4 Household Tenure - Turlock and Stanislaus County

City of Turlock Stanislaus County

Number Percent Number Percent
1980
Owners 5385 54.3% 59,181 62.4%
Renters 4533 45.7% 95,661 37.6%
1990
Owners 7,712 52.5% 76,103 60.7%
Renters 6,992 47.6% 49,272 39.3%
2000
Owners 10,272 55.8% 89,912 61.9%
Renters 8,136 44.2% 55,341 38.1%
2007
Owners 13,395 58.4% 100,425 63.9%
Renters 9,538 41.6% 56,837 36.1%

Source: 1980, 1990 and 2000 US Census; 2007 American Community Survey

HOUSEHOLD INCOME
Median Household Income

The median household income in the Turlock is estimated at $48,077 in 2007. Table 3.2-
5compares Turlock’s and Stanislaus County’s median household income in real dollars from
1980 to 2007. The data show that between 2000 and 2007, median household income in Turlock
increased slower than the county as a whole (3.0 versus 3.4 percent per year), while it had
outpaced County income growth in previous years.
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Table 3.2-5 Median Household Income Trends - Turlock and Stanislaus County

Year Income Change % Change Annual%
Change

City of Turlock

1980 $14,710

1990 $27,293 $12,583 85.5% 8.6%

2000 $39,050 $11,757 43.1% 4.3%

2007 $48,077 $9,027 23.1% 3.0%

Stanislaus County

1980 $16,074

1990 $29,793 $13,719 85.3% 8.5%

2000 $40,101 $10,308 34.6% 3.5%

2007 $50,616 $10,515 26.2% 3.4%

Source: 1980, 1990 and 2000 US Census; 2007 American Community Survey

Households by Income

Generally, the proportion of households in the City of Turlock with incomes less than $15,000
has decreased significantly since 2000, from 19 percent in 2000 to eight percent in 2007.
Additionally, according to the 2007 American Community Survey, just over 21 percent of
households in Turlock earn over $100,000 per year. The proportion of households earning
between $15,000 and $35,000 increased slightly from 26 percent to 29 percent. Table 3.2-6
shows household income by cohort.

Table 3.2-6 Households by Income — Turlock, 1990-2007

1990 2000 2007
Income Ranges Number Percent Number Percent Number Percent
Less Than $10,000 2,166 14.7% 2,036 11.1% 776 3.4%
$10,000-$14,999 1,637 11.1% 1,370 7.5% 1,049 4.6%
$15,000-$24,999 2,159 14.7% 2,662 14.5% 4,019 17.5%
$25,000-$34,999 2,658 18.1% 2,163 11.8% 2,555 11.1%
$35,000-$49,999 2,614 17.8% 3,106 16.9% 3,266 14.2%
$50,000-$74,999 1,914 13.0% 3,709 20.2% 3,496 15.2%
$75,000-$99,999 513 3.5% 1,833 10.0% 2,914 12.7%
$100,000+ 352 2.4% 1,506 8.2% 4,858 21.2%

Source: 1990 and 2000 Census; 2007 American Community Survey

INCOME COHORTS

The US Department of Housing and Urban Development (HUD) and the California Department
of Housing and Community Development (HCD) estimate Area Median Incomes (AMI) annually
for each county or metropolitan area. In turn, these AMIs are used to create qualifying criteria in
many housing programs, such as the Community Development Block Grant (CDBG), HOME
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Investment Partnerships, and Low Income Housing Tax Credits (LIHTC). HUD defined the 2008
AMI for a family of four in the Modesto MSA (defined as Stanislaus County) as $56,500.

In addition to estimated annual income, HCD has established standard income groups. They are
defined as: (1) Extremely Low Income, which are households earning less than 30 percent of
AMI; (2) Very Low Income, which are households earning between 30 and 50 percent of the
AMI; (3) Low Income, for households earning between 50 percent and 80 percent of the AMI,
(4) Moderate Income, for households earning between 80 percent and 120 percent of the AMI,
and; (5) Above Moderate Income are households earning over 120 percent of the AMI.
Generally, these categories are used to determine household eligibility for federal and local
programs.

Table 3.2-7 shows the income ranges for each income category based on the fiscal year 2009
Stanislaus County AMI for a four-person household, which is $56,500. This table also shows the
estimated distribution of all Turlock households by these income categories for 2000 and 2007.
However, it is important to note that not every household in each income category has four
people. For instance, while in 2007 2,661 households in Turlock had annual incomes less than
$17,900, some of those are households of only one or two people, while others are households of
three, four, or more people. The category descriptor “Extremely Low” in this case only applies to
those households making $17,900 or less and that also have four or more people.

Table 3.2-7 Households by 2009 Income Categories — Turlock, 2007
2009 HCD Area Median Income: $59,600 (four person household)

Income Category Income Range Number Percent
Extremely Low Less than $17,900 2,991 13.0%
Very Low $17,901 - $29,800 4,080 17.8%
Low $29,801 - $47,700 4,105 17.9%
Moderate $47,701 - $71,500 3,496 15.2%
Above Moderate Greater Than $71,500 8,261 36.0%

Source: 2007 American Community Survey; Dyett & Bhatia

Due to the limitations of this income data, we supplement it with some general estimates of the
distribution of households in 2000 by HCD income categories, this time from a different source
(Comprehensive Housing Affordability Strategy, or CHAS, data). These are reflected in Table
3.2-8 below.

Table 3.2-8 Turlock Households by HCD Income Category (2000)

Moderate and
Above Moderate

13% 12% 17% 58%

Source: HUD State of the Cities Data System: Comprehensive Housing Affordability Strategy (CHAS) Data,
2000

Extremely Low Very Low Low

Comparing Tables3.2-7 and 3.2-8, we see that the two data sources and time periods show
relatively similar breakdowns of Turlock households by income category. Both sources consider
all household sizes, rather than just four-person households; therefore, they both likely
overestimate the number of larger households in the Extremely Low and Very Low income
cohorts. In line with this data, Turlock expects the share of households with Extremely Low
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incomes to remain about the same in the future as measured in 2000 and 2007: around13 percent
of all households.

CHAS data also provides information on the tenure of Extremely Low income households. In
2000, 75 percent of Extremely Low income households were renters, and 25 percent were
OWners.

OVERPAYMENT

Overpayment is an important measure of the affordability of housing in the City of Turlock.
Overpayment for housing considers the total shelter cost for a household compared to their
ability to pay. Specifically, overpayment is defined as monthly shelter costs in excess of 30
percent of a household's income. According to the Census, shelter cost is the monthly owner
costs (mortgages, deeds of trust, contracts to purchase or similar debts on the property and taxes,
insurance on the property, and utilities) or the gross rent (contract rent plus the estimated average
monthly cost of utilities).

The American Community Survey did not tabulate overpayment by owner and renter households
for the City of Turlock in 2007. However, HUD’s State of the Cities Data System tracks housing
cost burden through its Comprehensive Housing Affordability Strategy (CHAS) data, the most
recent of which is based off of the 2000 Census. Table 3.2-9 shows renter and owner households
in Turlock grouped into income categories.

Over 80 percent of both owner and renter households earning less than 30 percent of MFI paid
more than 30 percent of their incomes in housing costs; 70 percent of this lowest income group
experienced a housing cost burden of over 50 percent. Even those earning 30 to 50 percent of
MFI overpaid (62 percent of owners, 84 percent of renters), as did those earning 50 to 80 percent
of MFI (51 percent of owners, 37 percent of renters). The number of cost-burdened households
drops as income increases, though renters were consistently more cost-burdened than owners.
Overall, in 2000, 27 percent of owners and 44 percent of renters had a cost burden of over 30
percent.

Table 3.2-9 Households Overpaying by Income and Tenure — Turlock, 2000

Cost Burden Greater Cost Burden Greater
Total Households than 30% of Income than 50% of Income

Income Owners Renters Owners  Renters Owners Renters
Extremely Low 587 1,754 86% 83% 72% 70%
Very Low 715 1,514 62% 84% 42% 30%
Low 1,387 1,689 51% 37% 16% 11%
Moderate and Above 7,553 3,104 14% 5% 1% 1%
Moderate

Total 10,242 8,061 27% 44% 10% 22%

Source: HUD State of the Cities Data System: Comprehensive Housing Affordability Strategy (CHAS) Data, 2000

More recent data on overpayment is available for renter households only in Stanislaus County
through the 2007 American Community Survey. As Table 3.2-10 indicates, approximately 24
percent of all renter households in the county were overpaying in 2007. While this is
substantially lower than the 44 percent of Turlock renter households overpaying in 2000, it is
notable that 45 percent of renter households earning less than $35,000 were overpaying in
Stanislaus County in 2007.
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Table 3.2-10 Renter Households by Income by Overpayment — Stanislaus County, 2007

Renters
Income Range Number of Households Overpaying Percent of all Renter Households
Less than $10,000 4,931 8.7%
$10,000-$19,999 10,954 19.3%
$20,000-$34,999 9,483 17.3%
$35,000-$49,999 2,752 4.8%
Greater than $50,000 1,159 2.0%
Total 29,639 23.6%

Source: 2007 American Community Survey

FORECLOSURES

In the current economic conditions, many communities have seen an increase in the number of
home foreclosures. California has one of the highest rates of foreclosure in the country, and the
Central Valley is no exception. In Stanislaus County, nearly nine percent of homes experienced
foreclosure in 2007 and 2008; the City of Modesto experienced an eight percent foreclosure rate
during that time period, and the City of Patterson’s foreclosure rate was nearly 20 percent.
Comparatively, Turlock’s foreclosure rate was low, at seven percent. However, Turlock saw a 60
percent increase in notices of default (the first step in the foreclosure process) from 2007 to 2008,
and a 180 percent increase in actual foreclosures finalized.

Foreclosure is a serious concern for Turlock, and statistics and trends indicate that foreclosure
activity may continue to increase. Many residents have seen the value of their homes decline
below the original purchase price. Combined with job loss, this situation can lead to foreclosure.
The City is committed to developing policies and programs that will help residents avoid
foreclosure and stay in their homes. It has applied for Neighborhood Stabilization Program (NSP)
funds, HUD’s new emergency assistance program that helps state and local governments acquire
foreclosed properties that might otherwise become sources of blight, and received $1.5 million.
The City has numerous resources for helping households facing foreclosure, which are published
on the Housing Program Services website and available at City Hall. Additionally, residents may
call 211—the County help line for non-emergencies—for further assistance with foreclosure
problems.

3.3 HOUSING STOCK CHARACTERISTICS

HOUSING UNITS

According to the 2007 American Community Survey, Turlock had a total of 22,933 housing
units. Of these units, 13,395 were owner occupied and 9,538 were renter occupied. The highest
percentage of both owners and renters lived in single-family residences. Over 90 percent of
owner households lived in single-family detached homes. In renter households, 32 percent lived
in single-family detached homes, 16 percent lived in single-family attached homes, and 17
percent lived in 3-4 unit buildings. Table 3.3-1 displays housing type for owners and renters in
2007.
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Table 3.3-1 Housing Type by Tenure-Turlock, 2007

Owners Renters Total
Units in Structure Number Percent Number Percent Number Percent
1, detached 12,131 90.6% 3,090 32.4% 15,221 66.4%
1, attached 366 2.7% 1,535 16.1% 1,901 8.3%
2 84 0.6% 562 5.9% 646 2.8%
3or4 48 0.4% 1,659 17.4% 1,707 7.4%
5t09 0 0.0% 854 9.0% 854 3.7%
10to 19 70 0.5% 683 7.2% 753 3.3%
20to 49 77 0.6% 392 4.1% 469 2.0%
50 or more 0 0.0% 763 8.0% 763 3.3%
Mobile home 619 4.6% 0 0.0% 619 2.7%
Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0%
Total 13,395 100.0% 9,538 100.0% 22,933 100.0%

Source: 2007American Community Survey

VACANCY

The 2007 American Community Survey does not provide vacancy rate by tenure; the Survey’s
estimate of overall vacancy for Turlock in 2007 was 7.8 percent. However, the California
Department of Finance estimates that the overall vacancy rate for Turlock in 2007 was just 3.6
percent. The 2000 Census provides the most detailed information on vacancy rates by tenure. In
2000, the overall vacancy rate in Turlock was 3.7 percent. Four percent of units for rent were
vacant, and 1.8 percent of units for sale were vacant. Additionally, 107 (15 percent) out of the
701 total vacant units were for recreational, seasonal, or other occasional use. Table 3.3-2
displays the 2000 Census data for vacancy status by tenure in Turlock for the year 2000.

Table 3.3-2 Vacancy Status by Tenure — Turlock, 2000

Housing Units Percent of All  Percent of For-Sale or

Units Rental Units
Total Housing Units 19,044 100.0%
Total Occupied 18,343 96.3%
Owner-Occupied 10,228 53.7%
Renter-Occupied 8,115 42.6%
Total Vacant 701 3.7%

Vacant For-Sale 184 1.0% 1.8%

Vacant Rental 326 1.7% 4.0%
Sold or Rented, Not Occupied 34 0.2%
For Seasonal/ Recreational Use 107 0.6%
For Migrant Workers 0 0.0%
Other Vacant 50 0.3%

Source: 2000 Census
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OVERCROWDING

Overcrowding is defined by the Census as more than one person per room living in a housing
unit (excluding kitchens, hallways, and porches). Generally, a room is defined as living room,
dining room, bedroom(s) and finished recreation room.

Table 3.3-3 compares overcrowding in 1990, 2000, and 2007. In 1990, 10.3 percent of the
households in the City were considered overcrowded. By 2000 that percentage increased to 14.1
percent, or 2,589 overcrowded units. The 2007 American Community Survey reports only 637
(2.8 percent) Turlock housing units as overcrowded, which is possibly due to the homebuilding
boom of the late 1990s to 2007. However, a greater number of overcrowded households were
owner-occupied (65 percent) than renter-occupied (35 percent). Table 3.3-4 displays
overcrowding by tenure.

Table 3.3-3 Overcrowding Trends — Turlock and Stanislaus County, 1990-2007

1990 2000 2007
Number of Percent Number of Percent Number of Percent
Overcrowded of Total Overcrowded of Total Overcrowded of Total
Units Units Units Units Units Units
Turlock 1,519 10.3% 2,589 14.1% 637 2.8%
Stanislaus 13,274 10.6% 20,120 13.9% 7,869 5.0%

County

Source: 1990 and 2000 Census; 2007 American Community Survey

Table 3.3-4 Overcrowding by Tenure — Turlock, 2007

Household Size Overcrowded Overcrowded  Total Overcrowded

Owner Households  Renter Households Households
1.01 — 1.50 persons 272 223 495
1.51 - 2.00 persons 142 0 142
2.01 + persons 0 0 0
Total 414 223 637
Percent of Overcrowded HHs 65.0% 35.0% 100%

Source: 2007 American Community Survey

HOUSING CONDITIONS
Housing Age and Value

As Turlock’s population grew rapidly since 1970, so did the housing stock. As shown in Table
3.3-5, 56 percent of the owner-occupied housing and 72 percent of the renter-occupied housing
was built between 1970 and 2000. Since 2000, Turlock has experienced increased construction of
owner-occupied housing, adding 3,266 units, but saw a substantial decline in the construction of
rental housing, with only 700 units added. As of 2007, the median value of an owner-occupied
home in Turlock was $363,400, and median monthly rent was $888. New for-sale homes
constructed in the past seven years are valued significantly above the median, while rents have
been cheaper. This is likely due to the very strong housing market over the last few years, which
was characterized by escalating prices and the proliferation of large single-family homes. Rents
during this period fell.
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Table 3.3-5 Housing Prices by Tenure and Year Built — Turlock, 2007

Owner-Occupied Renter-Occupied

Year Unit Built Number Percent Median Number Percent Median Monthly

Value Rent
Built 2005 or later 887 7% $661,100 444 5% $749
Built 2000 to 2004 2,379 18% $439,200 257 3% $789
Built 1990 to 1999 2,971 22% $385,200 1,981 21% $1,020
Built 1980 to 1989 2,578 19% $330,300 2,882 30% $873
Built 1970 to 1979 1,982 15% $301,600 2,032 21% $886
Built 1960 to 1969 953 7% $371,400 612 6% $688
Built 1950 to 1959 699 5% $328,100 394 1% $775
Built 1940 to 1949 97 1% N/A 652 7% $1,074
Built 1939 or earlier 849 6% $284,600 284 3% $829
Total 13,395 100% $363,400 9,538 100% $888

Source: 2007 American Community Survey

Housing Units In Need of Rehabilitation or Replacement

In 2003, Laurin Associates conducted a citywide survey of residential property to assess general
housing conditions. Units were evaluated by an exterior survey of quality, condition, and
improvement action. Table 3.3-6 lists the type of information gathered by the survey and the
scoring system. The results are summarized in Table 3.3-7. As the table shows, 99.8 percent of
housing units in Turlock are either in sound condition or in need of minor repairs, such as
patching paint or replacing a window or roof patch. The City administers a rehabilitation loan
program through its Housing Division for households earning 80 percent of AMI or below, and it
has been successful at maintaining the city’s housing stock.
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Table 3.3-6 Housing Condition and Improvement Survey Factors

Factor

Criteria

Housing Type

Units in Structure
Improvement Action

Housing Condition Rating
Sound

Minor

Moderate
Substantial

Dilapidated

Single Family

Duplex

Moderate-Multiple Minor

Four-Plex

Five-Plex

Multi-Family Apartments

Multi-Family Condominiums

Mobile homes

Other (e.g., motel, residential hotel, etc.)

Actual number within structure or complex.

Each residential structure was scored according to structural criteria
established by the State Department of Housing and Community
Development (HCD). There are five structural categories; foundation,
roofing, siding, windows, and electrical and two supplemental
categories; frontage improvements and additional factors. Within each
category, the housing unit is rated from “no repairs needed” to
“replacement needed.” Points are aggregated for each unit and a
designation is made as follows:

9 or less points: no repairs needed, or only one minor repair needed
such as exterior painting or window repair

10 to 15 points: one or two minor repairs needed, or only one minor
repair needed such as patching and painting of siding or roof patching
or window replacement.

16 to 39 points: two or three minor repairs needed.

40 to 55 points: repairs needed to all surveyed items: foundation, roof,
siding, window, and doors.

56 or more points: the costs of repair would exceed the cost to replace
the residential structure.

Source: Laurin Associates, Turlock Housing Element, 2003

Table 3.3-7 Housing Condition Survey Summary, 2003

Type and Single Family Multifamily Duplex Mobile Home Total

Condition # # % # % # % # %
Sound 9,445 68.2% 2,487 67.7% 456 49.1% 299 92.3% 12,687 67.6%
Minor 4,366 31.5% 1,186 32.3% 466 50.1% 4  1.1% 6,022  32.0%
Moderate 34 0 0% 6 0.6% 6 1.9% 46 0.2%
Substantial 1 0 0% 2 0.2% 7 22% 10 0.1%
Dilapidated 2 0 0% 0 0.0% 8 25% 10 0.1%
Total 13,848 3,673 100% 930 100% 324 100% 18,775 100%

Source: Laurin Associates, Turlock Housing Element, 2003

No similar survey of the city’s housing stock has been conducted since 2003. The closest
approximation for more recent data is from the 2007 American Community Survey, which tracks
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the number of housing units with incomplete plumbing and kitchen facilities. According to the
Survey, less than one percent of units in Turlock had incomplete plumbing and/or Kitchen
facilities in 2007. Data on incomplete plumbing and/or kitchen facilities are shown in Table 3.3-
8.

Table 3.3-8 Housing Units with Incomplete Plumbing and/or Kitchen Facilities — Turlock, 2007

Housing Units Number Percent
Total Housing Units 24,872 100.0%
Plumbing Facilities
Complete Plumbing Facilities 24,712 99.4%
Incomplete Plumbing 160 0.6%
Facilities

Kitchen Facilities
Complete Kitchen Facilities 24,663 99.2%
Incomplete Kitchen Facilities 209 0.8%

Source: 2007 American Community Survey

Current Housing Prices

Since the 2007 American Community Survey was conducted, the housing market has shifted.
More recently, home prices of both new and older units have fallen. DQ News, an online real
estate data and information source, reports that in January 2009, the median sales price of homes
in Stanislaus County was $258,000, which represents a 19 percent decrease from January 2008.
(Information for Turlock specifically was not available from DQ News).

The real estate market overview from Trulia Real Estate Search (www.trulia.com) reported that
the median sales price of homes sold in Turlock during the quarter ending February 2009 was
$182,600. This represents a 29 percent decrease from the same period last year. Approximately
1,200 homes were sold during that period. As of March 4, 2009, 217 homes were currently listed
for sale in Turlock in Trulia’s database, with an average listing price of $272,400. Additionally,
Trulia listed 755 homes in the pre-foreclosure, bank-owned, or auction stage of the foreclosure
process.

Assuming a 10 percent down payment, a 30 year term, and a five percent interest rate, monthly
payments on a $182,600 home (the average sales price in Turlock for December 2008 through
February 2009) would be approximately $882. Property taxes and homeowners’ insurance would
add approximately $225 per month, resulting in a monthly payment of approximately $1,110.
The gross annual income required to afford such a home, assuming that no more than 30 percent
of gross income is spent on total housing costs, would be $44,400. The household would also
need $18,260 in cash for the 10 percent down payment. In Turlock, the cutoff between “low” and
“moderate” income for a four-person household is $44,800. Therefore, a four-person household
in Turlock would essentially need to have a “moderate” income (per HUD/HCD definition) in
order to afford a house at current market prices. According to the 2007 American Community
Survey, in 2007, approximately 56 percent of households earned $40,000 annually or greater and
would therefore be able to afford to purchase the average house in Turlock as of March 2009.
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Current Rental Rates

A survey of apartment listings in March 2009 on www.craigslist.org and www.move.com for the
City of Turlock showed average rents ranging from around $600 per month for a studio
apartment to approximately $1,450 for a four-bedroom apartment or house. The majority of
listings were for two- and three-bedroom units. Every fiscal year, HUD defines Fair Market
Rents (FMR) for metropolitan area in order to determine standard payment amounts for its
Housing Choice Voucher program (formerly Section 8). HUD FMR for the Modesto
MSA/Stanislaus County, of which Turlock is a part, were $664 for a studio, $734 for a one-
bedroom unit, $864 for a two-bedroom unit, $1,239 for a three-bedroom unit, and $1,431 for a
four-bedroom unit. Market rents in Turlock are almost exactly on par with the HUD FMR.
However, HUD’s FMR estimates are for gross rent, including utilities, whereas most rental
listings do not include all utilities in the monthly price. If we assume an average monthly utility
payment of $75 for renters, the actual gross cost of rent for the market listings is slightly higher
than the FMR established for the County, as shown in Table 3.3-9.

Table 3.3-9 Actual Market Rent versus HUD Fair Market Rent — Turlock, 2009

March 2009 Average Including

March 2009 Average $75 per month for Utilities HUD 2009 Fair Market Rent
Studio $604 $679 $664
1B $715 $790 $734
2B $875 $950 $864
3B $1,137 $1,212 $1,239
4B $1,448 $1,523 $1,431
Average $926 $1,030 N/A

Source: www.craigslist.org, www.move.com, HUD FY 2009 Final Fair Market Rents for Existing Housing

Assuming that a household did not spend more than 30 percent of its gross income on rent plus
utilities, an income of approximately $41,200 is needed to afford an apartment at the March 2009
average gross rent of $1,030. This value falls roughly in the middle of the HUD/HCD-designated
Low income bracket for Turlock, meaning that Extremely Low, Very Low, and some Low
Income households would not be able to afford the average rent for a two- or three-bedroom
apartment. According to the 2007 American Community Survey, in 2007, 63 percent of
households earned $35,000 annually or greater; therefore, most of these households would be
able to afford the average apartment in Turlock as of March 2009.

Housing Affordability by Household Size

In order to avoid overcrowding and overpayment, households must have access to affordable
housing that is appropriate for their household size. In other words, one cannot assume that the
housing needs of a three-person household are adequately served if they are only capable of
affording the average apartment rent for a one-bedroom unit.

Table 3.3-10 shows the affordable home price and monthly rental rate for individuals, small
families, and large families of different income levels. Based on this matrix, singles, small
families, and large families with Extremely Low and Very Low incomes would not be able to
afford the average rental unit appropriate to their family size in Turlock. Appropriately-sized
rental units are affordable to families with Low and Moderate incomes. Current average pricing
of homes for sale in Turlock is not available by number of bedrooms, but the average-priced
home would be affordable to, at minimum, a Low income large family.
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Table 3.3-10 Housing Affordability Matrix

Income Levels Maximum Affordable Price
Income Annual Affordable Appropriate
Group® Income® Payment Ownership® Rental®  Unit Size
Extremely Low
One Person $12,550 $314 $49,400 $264  Studio, 1B
Small Family $16,100 $403 $63,300 $328 2B
Large Family $19,350 $484 $76,100 $384 3+B
Very Low
One Person $20,850 $521 $82,000 $471  Studio, 1B
Small Family $26,800 $670 $105,400 $595 2B
Large Family $32,200 $805 $126,600 $705 3+B
Low
One Person $33,400 $835 $131,300 $785  Studio, 1B
Small Family $42,950 $1,074 $168,900 $999 2B
Large Family $51,500 $1,288 $202,500 $1,188 3+B
Moderate
One Person $50,050 $1,251 $196,800 $1,201 Studio, 1B
Small Family $64,350 $1,609 $253,000 $1,534 2B
Large Family $77,200 $1,930 $303,600 $1,830 3+B

1. Small Family = 3 persons, Large Family =5 persons.
2. Incomes based on HCD-established income limits for Stanislaus County, 2009.

3. Affordable home price based on down payment of 10%, annual interest of 5%, 30 year term, and monthly
payment of 30% of gross household income. Monthly payment includes property taxes and insurance.
Assumes 1% annual property tax and 0.5% annual homeowners insurance, averaging $215.

4. Monthly affordable rent based on total payments not exceeding 30 percent of household income,
including utilities of $50 for one person, $75 for a small family and $100 for a large family.

Source: Dyett & Bhatia

AFFORDABLE UNITS AT RISK OF CONVERSION

HCD defines assisted housing as multifamily rental developments that receive governmental
assistance under one of a number of programs, including project-based assistance under Section
8, tax increment financing under Community Redevelopment Law, supportive housing for the
elderly under Section 202, federal and state tax credits, and others. Localities must verify that
none of the assisted housing developments in their jurisdictions are at risk of being converted to
market-rate units in the 10 year period following the Housing Element’s adoption (the current
five year period plus the following one).

Table 3.3-11 lists assisted housing developments in Turlock, the status of their affordability
covenants or restrictions, and their presumed level of risk of conversion. There are eight assisted
housing developments in Turlock, half of which specifically serve seniors. None of these
developments will convert to market rate during this planning period. The earliest date that any
of the current affordability restrictions will expire is 2019 (Lake Park Apartments and Parkwood
Apartments), which is at the end of the subsequent five year planning period. Therefore, none of
the assisted housing developments in Turlock are considered to be at-risk at this time.
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Table 3.3-11 Assisted Housing Developments in Turlock

Date Date
Covenants/ Covenants/
Project Total Target Type of  Restrictions Restrictions
Name Address Units Market  Subsidy Recorded Expired At Risk?
Cherry 139 W. 105 Seniors/ RDA, 5/4/1999 9/23/2029 No
Tree Minnesota Large Section
Village Ave. Families 42,
TCAC
Crane 1318 E. 44 Seniors RDA 4/29/2005 4/29/2060 No
Terrace Canal Dr.
Palms 1119 24 All RDA 2/25/2009 2/25/2064 No
Apartments  Pedras
Rd.
Lake Park 381 W. 103 Families LIHTC 1999 2019 No
Apartments Hawkeye Section
Ave. 42,
TCAC
Parkwood 3800 178 Families LIHTC 1999 2019 No
Apartments  Crowell Section
Rd. 42,
TCAC
Denair 550 70 Seniors, Project- January 2009 January 2029 No
Manor Wayside Disable Based
Apartments Dr. d Section
8
Silvercrest 865 80 Seniors HUD January 2002 January 2042  No
Lander Section
Ave. 202

Sources: HUD, City of Turlock Redevelopment Agency, individual housing developments.

3.4  SPECIAL HOUSING NEEDS ANALYSIS

As noted in Government Code Section 65583(a)(6), there are segments of the population that
require special consideration within the overall housing needs assessment. These are generally
low income people who have less access to housing choices. These special housing needs groups
include the elderly, disabled, female heads of households, large families, farm workers, and the
homeless.

ELDERLY

Many elderly households live in housing that costs more than 30 percent of their income or live
in housing that does not accommodate specific needs for assistance. Due to various
circumstances, an elderly household may have difficulties staying in their home community or
near family. The purpose of this section is to determine the housing needs for all characteristics
of the elderly community, defined as persons over the age of 65 years.

As the numbers of seniors and senior households increase, so do their collective needs. In 1980,
there were 3,350 seniors in Turlock, which represented approximately 13 percent of the total
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population in the City. Between 1980 and 1990, the senior population increased by 6 percent
annually. From 1990 to 2000, the senior population increased by an additional 23.9 percent to
6,605. The 2007 American Community Survey showed a slight decrease in the number of seniors
between 2000 and 2007, resulting in an estimated 6,104 seniors in 2007, or nine percent of the
City’s population. Table 3.4-1 summarizes senior population trends in Turlock.

However, while the percentage of seniors in the population may have decreased since 2000, the
number of households that include one or more seniors has continued to grow. New senior
households can be created by an elderly relative moving in with the younger family household,
for example. Turlock added 718 senior households from 2000 to 2007, a total increase of 18.8
percent. In 2007, there were 4,532 senior households estimated in the City of Turlock. While the
senior population only represents nine percent of the total population, senior households
represent approximately one fifth of the City’s total households.

Table 3.4-1 Senior Population Trends (65+) — Turlock

Year Number Change % Change Annual % Change
1980 3,350

1990 5,333 1,983 59.2% 5.9%
2000 6,605 1,272 23.9% 2.4%
2007 6,104 (501) (7.6%) (1.1%)

Source: 1980, 1990, and 2000 Census; 2007 American Community Survey

In 1990, 29 percent of the senior households in Turlock were renters. In the State, 28 percent of
senior households were renters and 12 percent were renters in Stanislaus County. Change in the
proportion of senior renters is dependent on the quantity of housing options. In 2000, the
proportion of the City’s senior renters had increased to 32 percent; this is partly due to the
increased renter opportunities created by Silvercrest Manor and Cherry Tree Village, two
affordable housing projects recently constructed in Turlock. By 2007, the number of senior renter
households had increased by ten percentage points, to 42 percent of all senior households. Crane
Terrace, an affordable apartment complex for seniors, was completed in 2006. Table 3.4-2
summarizes senior household trends in Turlock, and Chart 3.4-1 shows senior households by
tenure.

Table 3.4-2 Senior Household Trends (Households with one or more persons aged 65+) —

Turlock
Year Number Change % Change  Annual % Change
1980 2,149
1990 2,990 841 39.1% 3.9%
2000 3,814 824 27.6% 2.8%
2007 4,532 718 18.8% 2.5%

Source: 1980, 1990, and 2000 Census; 2007 American Community Survey
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Figure3.4-1Senior Households by Tenure (1990, 2000, and 2007)
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In the 2007 American Community Survey, a majority of the senior population, 56 percent, lived
alone. Just over 42 percent lived in family households, which are defined as a householder living
with one or more persons related by birth, marriage or adoption. The American Community
Survey did not report the percentage of the population living in group quarters for the City of
Turlock in 2007, though the 2000 Census reported that 12percent of the senior households in
Turlock were living in group quarters. Table 3.4-3 shows Turlock seniors’ household status in
2007.

Table 3.4-3 Seniors by Household Status — Turlock, 2007

Household Status® Number® Percent
One Person Household 2,555 56.4%
Two-or-more-person Household 1,977 43.6%
Family Households 1,913 42.2%
Non-Family Households 64 1.4%
Total Households with One or More 4,532 100.0%

People Aged 65+

1. Group Quarters population for Turlock not reported in the 2007 American Community Survey.
2. Numbers are not mutually exclusive.

Source: 2007 American Community Survey.

Table 3.4-4 compares senior household income in 2000 and 2007. In 2000, 22 percent of all
senior citizen households had incomes below $15,000. According to the American Community
Survey, this segment has decreased to 14 percent in 2007. Over 38 percent have an income below
$25,000. The greatest gain was in the income cohort of $25,000 to $35,000, where the percentage
of senior households earning that amount increased from 11 percent to 27 percent. The
percentage of senior households earning over $50,000 stayed approximately the same from 2000
to 2007, at approximately 22 percent.
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Table 3.4-4 Senior Households by Income — Turlock, 2000-2007

2000 Census 2007 Estimate Change 2000- Percent
Income Range Number Percent Number Percent 2007 Change
Less than $10,000 499 13.1% 87 2.1% -412 -82.6%
$10,000 to $14,999 355 9.3% 521 12.4% 166 46.8%
$15,000 to $24,999 1105 29.0% 1,028 24.4% =77 -7.0%
$25,000 to $34,999 404  10.6% 1,118 26.5% 714 176.7%
$35,000 to $49,999 621 16.3% 513 12.2% -108 -17.4%
$50,000 to $74,999 350 9.2% 504 12.0% 154 44.0%
$75,000 to $99,999 350 9.2% 234 5.6% -116 -33.1%
$100,000+ 130 3.4% 209 5.0% 79 60.8%
Total 3,814 100.0% 4,214 100.0%

Source: 2000 Census; 2007 American Community Survey

Eligibility for federal programs is based on the median income of the county or statistical area in
which the project or program is located. In this case, eligibility will be based on the 20090HCD
Median Income of $47,700 for a two person household in the Modesto MSA. Using that as the
basis, Table 3.4-5 shows the breakdown of senior households by HCD income category. The
largest percentage of senior households, approximately one third, is considered Low Income. Just
over 12 percent of senior households earn less than 50 percent of AMI and are therefore
considered Extremely Low Income. These households are generally in the greatest need of
housing assistance. Over two-thirds of senior households are Low, Very Low, or Extremely Low
Income.

Table 3.4-5 Senior Households by HUD Income Category — Turlock, 2007

2009 Income Range (for a Number of Senior
Income Category two-person household) Households Percent
Extremely Low $13,500 or less 535 12.7%
Very Low $13,501 - $22,400 988 23.4%
Low $22,401 - $35,900 1,339 31.8%
Moderate $35,901 - $53,800 461 10.9%
Above Moderate Greater than $53,800 892 21.2%

Source: Estimated number of households by income (from 2007 American Community Survey) applied to HUD
AMI

Overpayment by senior households must also be considered, especially because many seniors
live on fixed incomes. Overpayment is defined as monthly shelter costs in excess of 30 percent of
a household’s gross income.

According to the 2000 Census, 70 percent of the senior renter households in Turlock were in
overpayment situations and 24 percent of senior owner households were overpaying for shelter.
In California, 64 percent of the senior renters and 18 percent of senior owner households
overpaid for shelter. In Stanislaus County, 64 percent of the senior renters and 26 percent of the
senior owners overpaid for shelter.
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The 2007 American Community Survey did not tabulate overpayment for owner households in
the City of Turlock, but data is available for renter households. In 2007, the Survey estimated that
1,297 senior renter households were overpaying, or 84 percent. This indicates that the vast
majority of senior renter households are cost burdened by their housing and would greatly benefit
from public assistance for housing and/or other services. Table 3.4-6a shows shelter payment for
all senior households in 2000, and Table 3.4-6b shows shelter payment for just renter senior
households in 2007.

Table 3.4-6a Senior Households by Shelter Payment —Turlock, 2000

Percent of Income to Shelter Senior Renters Senior Owners
Number Percent Number Percent
Less than 20% 150 12.5% 1,646 63.0%
20 to 24% 101 8.4% 256 9.8%
25 to 29% 107 8.9% 78 3.0%
30 to 34% 193 16.1% 57 2.2%
Greater than 35% 650 54.1% 575 22.0%
Total* 1,201 100.0% 2,613 100.0

1. 111 households were not computed.

Source: 2000 Census

Table 3.4-6b Senior Renter Households by Shelter Payment® — Turlock, 2007

Senior Renters

Percent of Income to Shelter Number Percent
Less than 20% 55 3.6%
20 to 24% 146 9.4%
25t0 29% 50 3.2%
30 to 34% 253 16.3%
Greater than 35% 1044 67.4%
Total 1,548 100.0%

1. The 2007 American Community Survey did not calculate shelter payment for owner
households in the City of Turlock.

Source: 2007 American Community Survey.

According to the 2007American Community Survey, 68 percent of the senior population has a
disability. The majority of seniors that were reported to have disabilities had a physical disability.
Only six percent of seniors had a self-care disability. Disability type is important to consider in a
housing needs assessment because new housing built for seniors in particular may have to have a
high percentage of accessibility features and/or personal care and support. Table 3.4-7 shows
seniors’ disability types.
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Table 3.4-7 Seniors by Limitation Type — Turlock, 2007

Limitation Type Number* Percent
Sensory disability 725 11.9%
Physical disability 1,745 28.6%
Mental disability 633 10.4%
Self-care disability 388 6.4%
Go-outside-home disability 585 9.6%
With no disability 1,954 32.0%

1. Numbers are not mutually exclusive.

Source: 2007 American Community Survey

There are several types of services and facilities available for senior citizens in Turlock,
including:

Care Facilities: Assisted living and skilled nursing facilities include Lifespring Senior Campus,
St. Thomas Retirement Center, and Covenant Village Care Center. There are several more
assisted living facilities and skilled nursing facilities in Turlock, but these are not exclusively for
seniors.

Senior Housing: Subsidized senior rental housing includes: the Denair Manor Apartments, 70
units; the Cherry Tree Apartments, 48 units; the Alpha-Bothun Manor, 82 units; the Silvercrest
Manor, 80 units; and Crane Terrace, 44 units, completed in 2006. The Arbor Manor Senior
Apartments consists of 48 units and is not subsidized.

Senior Center: The senior center is operated by the Turlock Community Services Department.
The center offers activities such as exercise classes, art classes, and music programs.

Services: The California Rural Legal Assistance Senior Citizens Law Project provides free legal
services to seniors in Stanislaus County. Services include helping seniors maintain their income,
housing, and health. The center is located in Modesto, 13 miles north of Turlock. The Center for
Senior Employment provides older worker training, employment assistance, on-the-job training,
and support to the Senior Program Adult Protective Services. The center is also located in
Modesto. The Salvation Army in Turlock provides meals, senior housing, programs and
activities, and an immunization clinic. There is also a Meals-on-Wheels program in Turlock,
which prepares and delivers meals five days a week to homebound seniors.

Transportation: The City of Turlock operates a fixed route and dial-a-ride bus system; both
systems offer significant fare reductions for seniors, students, and low-income individuals. There
is also a Dial-a-Ride service operated by Emmanuel Hospital for seniors that provides
transportation by appointment.

DISABLED PERSONS

Three types of disabled persons are considered as having special housing needs: Physically,
Mentally, and Developmentally Disabled. Each type is unique and requires specific attention in
terms of access to housing, employment, social services, medical services and accessibility
within housing.
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As shown in Table 3.4-8, in 2007, a total of 8,324 persons in the City of Turlock had some type
of disability, which represents 12 percent of the City’s population. Of these, 72.5 percent or
6,035 persons were between the ages of5 and 64 and the remaining 2,289(27.5 percent) were 65
years of age or older.

Table 3.4-8 Disabled Persons by Age — Turlock, 2007

Age Number with a Percent of Total

Disability Disabled
Age 5to 64 6,035 72.5%
Age 65 and older 2,289 27.5%
Total 8,324 100.0%
Percent of Total Population 12.0%

Source: 2007 American Community Survey

According to the 2007 American Community Survey, 27.5 percent of persons 16 to 64 years of
age with a disability were employed. In Stanislaus County, there are several organizations that
offer employment services such as the Disability Resource Agency for Independent Living and
the Howard Training Center. With no means to support daily living, those disabled persons who
are not employed may be in need of housing assistance. Table 3.4-9 shows the employment status
of Turlock’s working-aged disabled population.

Table 3.4-9 Disabled Persons by Employment Status — Turlock, 2007

16-64 years
Work Disability Status Number Percent
Not Employed 3,787 72.5%
Employed 1,463 27.5%
Total 5,223 100.0%

Source: 2007 Community Survey

Of the disabled working-age population (those aged 16-64 years), the most common limitation
types are physical disabilities (66 percent) and mental disabilities (33 percent). Those with
physical disabilities are most likely to require housing with accessible features. Residents with
mental and other types of disabilities may also require specialized housing and services,
including group homes.

Table 3.4-10 Disabled Persons by Limitation Type, Ages 16-64 — Turlock, 2007

Limitation Type Number* Percent
Total Disabled, Ages 16-64 5,223 100.0%
Sensory disability 900 17.2%
Physical disability 3,446 66.0%
Mental disability 1,773 33.9%
Self-care disability 965 18.5%
Go-outside-home disability 1,111 21.3%

1. Numbers are not mutually exclusive.

Source: 2007 American Community Survey
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LARGE FAMILIES

For the purposes of this Housing Element, a large family is defined as a household consisting of
five or more persons. In some cases, the needs of larger families are not targeted in the housing
market, especially in the multifamily market. This sub-section explores the availability of larger
housing units in Turlock.

According to the 2007 American Community Survey, 12 percent or 2,678 of the households in
the City of Turlock consisted of five or more persons. At the same time, 16 percent of Stanislaus
County households and 14 percent of State households were considered large. Chart 3.4-2
compares the percent of large families in Turlock, Stanislaus County, and California.

Figure3.4-2 Large Family Comparison, 2007
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Source: 2007 Community Survey

Both the City’s ownership and rental housing stock includes units that may be acceptable for
large families. As Table 3.4-11 shows, of the owner-occupied housing, 76.3 percent has three or
four bedrooms, and 5.5 percent has five or more bedrooms. Approximately 30 percent of the
renter-occupied housing has three or four bedrooms (which is a relatively high percentage), and
one percent has five or more bedrooms.

Table 3.4-11 Households by Tenure by Bedrooms — Turlock, 2007

Owner-Occupied Renter-Occupied
Bedroom Type Number Percent Number Percent
No bedroom 0 0.0% 303 3.2%
1 bedroom 344 2.6% 1,683 17.6%
2 bedrooms 2,094 15.6% 4,526 47.5%
3 bedrooms 6,532 48.8% 2,390 25.1%
4 bedrooms 3,688 27.5% 537 5.6%
5 or more bedrooms 737 5.5% 99 1.0%
Total 13,395 100% 9,538 100%

Source: 2007 American Community Survey
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According to the 2007American Community Survey, there were 2,678 large households in the
City and 13,983 housing units of three or more bedrooms, indicating that Turlock has an
adequate number of larger housing units. Around 3,000 of these housing units are rentals, and
there were approximately 700 five- or six-person renter households in Turlock in 2007.(Table
3.4-12 shows household size by tenure.) Therefore, provision of rental housing for large families
is not perceived to be a significant unmet need in Turlock.

Table 3.4-12 Household Size Distribution — Turlock, 2000 and 2007

2000 2007

Percent of Total Percent of Total
Household Size Owner Renter Households Owner Renter Households
1-person 1,800 2,111 21.2% 2,822 2,329 22.5%
2-person 3,268 2,084 29.1% 3,611 2,932 28.5%
3-person 1,627 1,395 16.4% 2,251 2,218 19.5%
4-person 1,921 1,223 17.1% 2,732 1,360 17.8%
5-person 970 706 9.1% 1,450 461 8.3%
6-person 380 344 3.9% 471 238 3.1%
7-0r-more person 309 270 3.1% 58 0 0.3%
Total 10,275 8,133 100.0% 13,395 9,538 100.0%
Total Households 18,408 22,933

Source: 2000 Census; 2007 American Community Survey

The 2007 American Community Survey indicates that the number of large families has decreased
in Turlock since 2000. However, adequate provision of appropriately-sized dwelling units for
these families is still important, for both owner and renter households. In the City of Turlock, six
multifamily complexes have units with three or more bedrooms. The Cherry Tree Apartments is a
Low Income Housing Tax Credit project where 52percent of the units are targeted toward large
families.

Provision of appropriately-sized owner-occupied housing is also important for large families.
While single family homes intended for owner-occupancy made up the majority of the new
construction in Turlock over the last Housing Element cycle, the largest of these homes were
generally too expensive for low income large households. Indeed, Table 3.3-4 above shows that
65 percent of overcrowded households in Turlock are owners. Feedback from housing and
service providers at the Housing Community/Stakeholders Forum held in April 2009 confirmed
that families have been increasingly doubling or even tripling up in single family homes in order
to cut costs.

FARMWORKERS

Estimating farmworkers and those households associated with farm work within the State is
extremely difficult. Generally, the farmworker population contains two segments of
farmworkers: permanent and migratory (seasonal) farmworkers. The permanent population
consists of farmworkers who have settled in the region and maintain local residence and who are
employed most of the year. The migratory farmworker population consists of those farmworkers
who typically migrate to the region during seasonal periods in search of farm labor employment.
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Traditional sources of population estimates, including the 2000 Census, have tended to
significantly underestimate farmworker population. Moreover, different employment estimation
techniques result in diverse estimates of local agricultural employment. Nonetheless, a range of
estimates of farmworkers in the State can be derived. By applying assumptions derived from
surveys specifically targeted to farmworkers, aggregate population (both workers and
households) can be estimated. These estimates indicate that average annual employment of
farmworkers in California is about 350,000, with peak period employment of about 450,000
within the State. This employment demand is filled by between 650,000 and 850,000
farmworkers in the State. Total population (including family members) associated with these
workers is between 900,000 and 1.35 million persons.

While the City of Turlock’s primary industries are services and manufacturing, the City is located
in the heart of the San Joaquin Valley, which is prime agricultural land. Stanislaus County is a
leading producer of almonds, apricots, boysenberries, chickens, cling peaches, dry beans, peas,
dairy, walnuts and fruit, nut and grape nursery products.

According to the California Employment Development Department (EDD), there were 1,840
persons employed in the farming, fishing and forestry occupations in the City of Turlock in 2007,
which is an increase of around 600 persons since the 2000 Census, as shown in Table 3.4-13.
There are no fishing or forestry industries in the City and therefore it is assumed that all 1,840
persons were employed as farmworkers. This equals 6.5 percent of all employed persons in the
City.

Table 3.4-13 Farm Workers — City of Turlock

1990 2000 2007
Percent of Percent of Percent of
Total Total Total
Number Employment Number  Employment Number Employment
Farming, 1,399 7.8% 1,223 5.5% 1,840 6.5%
Fishing and
Forestry

Source: 1990 and 2000 Census; CA EDD

The City of Turlock has no particular zoning designation for farm worker housing. Rather, it
welcomes the development of farmworker housing in any zone that permits the type of housing
being built (i.e., multifamily or single family) without any special conditions. Farmworkers
currently may choose to live in a wide variety of single family and multi-family housing within
Turlock. If the housing were to be built in the form of a labor camp, group quarters, or interim
housing, it would be subject to the zoning regulations for these housing types. A labor camp is
allowed with a Conditional Use Permit (CUP) in the Agricultural zoning district. Group quarters
are allowed with a Minor Discretionary Permit (MDP) in Agricultural and Commercial Office
zones and by right in residential zones. Interim housing is permitted with a CUP in Residential,
Commercial Office, and Heavy Commercial zones.

Because the percent of the City’s farmworker population is small, the housing needs of this group
are addressed through its standard affordable housing strategies. Turlock is an urbanized area,
and there is no special identified need for farmworker housing within the city away from the
agricultural production lands. At the same time, if a farm worker housing project were to be
proposed in the City, it would be permitted. While there is currently no housing designated for
farmworkers within the City of Turlock, farmworker housing can be found in the nearby
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unincorporated communities of Westley and Empire. Table 3.4-14 is a list of the migrant and
permanent farmworker designated housing in Stanislaus County.

Table 3.4-14 Farmworker Housing

Name Type Number of Units Location
Empire Migrant Center Seasonal 96 Empire
Westley Migrant Center Seasonal/Permanent 94 Westley
Patterson Migrant Center Seasonal/Permanent 42 Patterson
Ceres Farm Labor Permanent 104 Ceres
Modesto Farm Labor Permanent 91 Modesto
Westley Farm Labor Permanent 85 Westley
Patterson Farm Labor Permanent 76 Patterson

Source: Stanislaus County Housing Authority

SINGLE-PARENT HOUSEHOLDS

Single-parent households have special housing needs due to the need for reasonable day care,
health care, and affordable housing. The most significant portion of this group is the female-
headed households. Female-headed households with children often have lower incomes, limiting
their access to available housing. Many housing experts believe these households are especially
at risk of housing cost burden or homelessness.

The 2007 American Community Survey counted 10,170 family households with children 18
years old and under in the City of Turlock. Of these households, 2,469, or 24.3 percent, are
headed by females (Table 3.4-15).

Table 3.4-15 Household Type and Presence of Children18 Years Old and Under —Turlock, 2007

Household Type Number Percent
Family Households 10,170 100.0%
Married-couple family 7,081 69.6%
Other family: 3,089 30.4%
Male householder, no wife present 620 6.1%
Female householder, no husband present 2,469 24.3%
Nonfamily Households 0 0.0%

Source: 2007 American Community Survey

As Table 3.4-16 shows, in 2007, approximately 5.4 percent of the total family households in the
City of Turlock had incomes in the last year below the poverty level. Most of these households
were married couple families. However,28 percent (245 households) were female-headed
households and the majority of those (210 households) had related children under 18 years old.
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Table 3.4-16 Poverty by Household Type - City of Turlock, 2007

Families Types with Income in Past 12 Months Below

Poverty Level Number Percent
Married-couple family 639 72.3%
With related children under 18 years 581 65.7%
Male householder, no wife present 0 0.0%
With related children under 18 years 0 0.0%
Female householder, no husband present 245 27.7%
With related children under 18 years 210 23.8%
Total Families 884 100.0%

Source: 2007 American Community Survey

PERSONS EXPERIENCING HOMELESSNESS

Due to their transient nature, it is difficult to count the homeless in any one area. It should also
be noted that there are generally two types of homeless - the "permanent homeless” who are the
transient and most visible homeless population and the “temporary homeless™ who are homeless
usually due to eviction and may stay with friends, family, or in a shelter or motel until they can
be assisted with finding a more permanent residence.

Homeless Population Trends

Data on the homeless population in Stanislaus County is available beginning in 2005.The
censuses are conducted every other year. From 2005 to 2007, the county’s homeless population
remained nearly constant, around 1,600 individuals. From 2007 to 2009, the number increased to
1,800. Each year, approximately half of the individuals counted also completed a survey about
their condition. While the survey does not record the location in which each person was
identified, it does ask what city the person was from originally. The percentage of respondents
stating that they were originally from Turlock has increased slightly each year, but remains
around eight percent of respondents. Additionally, in each year, the top three reasons cited by
individuals for their homelessness were unemployment, being unable to pay rent or mortgage,
and alcohol or substance abuse. Table 3.4-17 shows trends in the homeless population in
Stanislaus County since 2005.

Table 3.4-17 Homeless Population Trends — Stanislaus County, 2005-2009

2005 2007 2009

Homeless Individuals 1,613 1,593 1,800

Total Households 1,192 1,145 1,326
Individuals Originally

from Turlock 59 62 80
Percent of those

Surveyed 7% 8% 9%

Source: Turlock/Modesto/Stanislaus County CoC, 2005, 2007, 2009
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Homeless Population Estimates

Stanislaus County

The most recent point-in-time unduplicated count of homeless persons was conducted on January
29, 2009, by the Turlock/Modesto/Stanislaus County Continuum of Care (CoC). At that time, the
survey counted 1,800 homeless individuals in 1,326 households in Stanislaus County. Of these,
801 were sheltered, either in emergency or transitional housing, and 999 were unsheltered. Of the
total households, 277 were households with dependent children. The survey also counted 11
unaccompanied youth under the age of 18, all of whom were sheltered. Tables 3.4-18, 3.4-19,
and 3.4-20 summarize the type and condition of homeless persons counted in the January 2009

survey.

Table 3.4-18 Homeless Households by Shelter Type — Stanislaus County, January 29, 2009

Sheltered
Emergency Shelter  Transitional Housing  Unsheltered Total
Households with Dependent 68 44 165 277
Children
Households without 302 203 544 1,049
Dependent Children
Total Households 370 247 709 1,326
Source: Turlock/Modesto/Stanislaus County CoC, 2009
Table 3.4-19 Homeless Individuals in Households by Shelter Type — Stanislaus County,
January 29, 2009
Sheltered
Emergency Shelter  Transitional Housing  Unsheltered Total
Persons in Households with 161 127 365 653
Dependent Children
Persons in Households 302 211 634 1,147
without Dependent Children
Total Homeless Persons in 463 338 999 1,800

Households®

1. Assumes one person per individual household.

Source: Turlock/Modesto/Stanislaus County CoC, 2009
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Table 3.4-20 Condition of (Sheltered) Homeless Persons Surveyed- Stanislaus County,
January 29, 2009

Condition Individuals
Chronically Homeless 65
Severely Mentally I 38
Chronic Substance Abuse 44
Veteran 25
With HIV/AIDS

Victim of Domestic Violence
Unaccompanied Youth Less than 18 Years Old 11

Source: Turlock/Modesto/Stanislaus County CoC

City of Turlock

The surveys conducted by the CoC do not specify the city in which homeless individuals were
located. While the survey asks for individuals’ most recent place of residence, this does not paint
an accurate picture of how many homeless persons are in a particular city at the point in time of
the survey, as many move around after becoming homeless. Therefore, we must rely upon
different data sources to estimate the homeless population in Turlock.

In March 2008, the Turlock Community Services Agency estimated the homeless population in
Turlock to be at least 466 individuals over the course of that year. At that same time, the Turlock
Union School District reported that 224 students were classified as homeless.

Examining the number of unduplicated individuals that homeless shelters have served also
provides some information on the homeless population; however, it does not account for the
unsheltered population. Table 3.4-21 shows the number of unduplicated individuals served by the
emergency shelter in Turlock from 2002 through 2009. For Fiscal Years 02-03 through 07-08,
the city’s shelter served both men and women; in 08-09, it served only men.

Table 3.4-21 Homeless Individuals Served at Turlock Emergency Shelter, 2002-2009

Fiscal Year Unduplicated Individuals Served
02-03 102
03-04 157
04-05 242
05-06 250
06-07 266
07-08 237
08-09" 133

1. Men only. All other years include women and men.

Source: City of Turlock

However, from this and the CoC data, we can extrapolate to estimate the total homeless
population in Turlock over the course of a year. In general, in the CoC censuses, approximately
55 percent of those counted were sheltered, and 60 percent were men. If the Turlock shelter
served 133 individual men in FY 08-09, then using those percentages we can estimate that there
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were just over 400 homeless individuals altogether in Turlock during that time period. That
estimate is similar to the City’s 2008 estimate of approximately 466.

A more accurate indicator of the housing needs for homeless individuals on any given night can
be derived through a review of the usage statistics gathered during the operation of the Turlock
cold-weather shelter from 2004 to 2008 and by reviewing the demand for homeless shelter
provided by nonprofit organizations currently. From winter 2004 through spring 2008, the cold-
weather shelter was housed at a nearby city-owned facility at 400 B Street. Based on the
attendance logs collected by the shelter operator (We Care), this facility served an average
nightly population of 59 people, both male and female. The maximum number housed during this
period was 73 people per night, and the minimum was 43. After closure of the cold-weather
facility, a homeless facility for men operated by the We Care program accommodated up to 34
men and a sheltering program operated by faith-based organizations reported that approximately7
to 10 women and children are placed in overnight facilities under their program, nightly.
Testimony given during the adoption of the zoning ordinance amendment to respond to Senate
Bill 2, these organizations reported that the nightly demand for emergency homeless shelter
could be as high as 100 to 125 beds per night.

Housing Assistance and Shelters
Stanislaus County

Generally, services for the homeless are provided on a County or regional basis. As a result, the
information for homeless facilities and shelters is collected and reported for the County as a
whole. Table 3.4-22 summarizes all of the emergency shelters, transitional housing, and
permanent  supportive  housing in  Stanislaus County, as surveyed by the
Turlock/Modesto/Stanislaus County CoC in 2007. As of that date, there were 422 year-round and
287 seasonal beds in emergency shelters, 349 year-round beds in transitional housing, and 253
full-time beds in supportive housing, for a total of 1,024 year-round beds and 287 seasonal beds
in the County. None of the facilities reported an overflow population or voucher use. However,
the CoC January 2009 homeless survey counted a total of 1,800 homeless individuals. With a
total of 1,024 year-round beds, these numbers indicate that there is an unmet need for emergency,
supportive, and transitional housing for individuals experiencing homelessness in Stanislaus
County.
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Table 3.4-22 Shelter Facility Type and Capacity — Stanislaus County, 2007

Family Individual Year-Round Seasonal
Population Served Family Units Beds Beds Beds Beds
Emergency Shelter
Families 44 139 0 139 0
Mixed Populations 30 90 150 240 187
Singles 0 0 10 10 100
Youth (under 18) 0 0 33 33 0
Subtotal 74 229 193 422 287
Emergency Shelter
Transitional Housing
Families 47 162 0 162 N/A
Mixed Populations 19 38 35 73 N/A
Singles 0 0 114 114 N/A
Subtotal 66 200 149 349 N/A
Transitional
Housing
Permanent Supportive Housing
Mixed Populations 36 121 33 154 N/A
Singles 0 0 99 99 N/A
Subtotal 36 121 132 253 N/A
Permanent
Supportive Housing
Total 176 550 474 1,024 287

Source: HUD Community Planning and Development, Turlock/Modesto/Stanislaus County CoC

City of Turlock

The City of Turlock recognizes its need for shelters and homeless services. In the City, homeless,
emergency and transitional shelters are allowed in all residential zones, and in the commercial
zones C-0O and C-C, with a conditional use permit but not by right. The City has amended the
zoning ordinance to allow churches to provide temporary shelter for up to six individuals, but it
will have to make further revisions to its zoning ordinance in order to comply with SB 2 and
further facilitate the construction of shelter facilities. Please refer to Chapter 5, Constraints, and
Chapter 6, Housing Programs, for a discussion of Turlock’s efforts to comply with SB 2.

Currently, all shelter facilities operating in the City are run by non-profit organizations. Through
the Housing Program Services Division, non-profits historically applied for up to $20,000 of
CDBG funds to provide homeless assistance. In 2009-2010, the program was modified to reduce
the maximum award to $10,000 to allow more nonprofit organizations to participate in funding.
Since the year 2000, the City of Turlock has allocated $20,000 dollars of CDBG monies to the
United Samaritan Foundation (USF) per year to provide shelter and homeless services.

The We Care program, a Turlock-based non-profit organization, runs a cold-weather shelter for

men aged 18 and older in a building owned by USF at 219 South Broadway. The facility has 34
beds, is open seven days a week from 6:30pm to 8:00am, and serves dinner every night. The
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shelter also provides drug counseling, AA meetings, and life skills training. It operated from
November 2008 through March 2009. Its funding consists of $20,000 from the City of Turlock’s
CDBG funds, another $20,000 from Stanislaus County CDBG, $15,000 from the federal
Emergency Food and Shelter Program, and donations.

From winter 2004 through spring 2008, the cold-weather shelter was housed at a nearby city-
owned facility at 400 B Street that housed 65 to 70 people, both male and female. It also received
up to $100,000 from Turlock Redevelopment Agency funds per year over several years. When
the City decided to discontinue operating the shelter at that location, the shelter services were
shifted to nonprofit and faith-based organizations. Please refer to Table 3.4-20 above for the
number of homeless individuals served over the past seven years.

Emergency shelter for women and children, and men are provided by different organizations. In
2008-2009, We Care provided winter shelter services to approximately 34 men. Women and
children were offered shelter by the coalition of faith-based organizations spearheaded by the
Turlock Gospel Mission. This shelter did not have a permanent location and instead moved from
church to church on a weekly basis. Capacity is generally seven to 10 women, depending on
location. There are two providers of transitional housing in Turlock, both of which serve those
suffering from substance abuse. Men and women are served in numerous separate small facilities
across the city, and services include counseling and self-help programs. Table 3.4-23 summarizes
all emergency shelters and transitional housing facilities in Turlock.

Table 3.4-23 Shelter Facility Type and Capacity — City of Turlock, 2009

Year-Round Seasonal

Facility Operator Population Served Beds Beds Location

Emergency Shelters

We Care Men Aged 18+ 0 34 219 S. Broadway

Coalition of Faith- Women/Children 0 7-10 Rotating; housed at different

Based Organizations churches each week

(Turlock Gospel

Mission)

Subtotal Emergency 0 41-44

Shelter

Transitional Housing

Solidarity Fellowship  Men and Women in 64 0 12 facilities across the city
separate facilities

Steps to Freedom Men and Women/ 42 0 Seven facilities across the
Children in city; six for men, six for
separate facilities women, one for families

Subtotal Transitional 106 0

Housing

Total 106 41-44

Source: Local providers

Given that there are now just 44 emergency shelter beds available in the City of Turlock (as the
larger 400 B Street shelter is no longer operational), and the data from previous shelter
occupancy and testimony by non-profit service providers indicate a nightly need of at least 100 to
125 beds, we conclude that there is significant unmet need for emergency shelter facilities for the
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homeless population in Turlock. Additionally, given that substance abuse is the third most
common cause of homelessness in the county, we can reasonably conclude that the services and
shelter provided for these individuals in supportive and transitional housing are also in high
demand. The feedback from service providers at the April 24 community/stakeholders housing
forum confirms this needs assessment—participants mentioned year-round emergency shelter
and transitional housing as two of Turlock’s most pressing needs.

Other Homeless Services

There are other services besides shelter provided to the homeless in both the City of Turlock and
in Stanislaus County. In Turlock, the United Samaritans Foundation offers washers and dryers,
showers, and a temporary address for homeless persons. Daily Bread Ministries delivers lunches
to the homeless in Turlock in 12 locations. Community Housing and Shelter Services offers the
Home Base Program which places homeless families in private rental housing and provides
services to the families. The Stanislaus County Homeless Assistance Program provides homeless
families on Temporary Assistance to Needy Families (TANF) with money for housing,
temporary shelter, and/or first and last month’s rent and deposit.

3.5 ENERGY CONSERVATION OPPORTUNITIES

Conservation of energy is an important issue in housing development today not only due to the
cost of energy, which can be a substantial portion of monthly housing costs for both owners and
renters, but also due to an emerging interest in sustainable development, energy independence,
and reduction of greenhouse gas emissions in line with new legislation such as the Global
Warming Solutions Act of 2006 (AB 32).

Conservation can be accomplished by reducing the use of energy-consuming items, or by
physically modifying existing structures and land uses, and by designing buildings to be more
energy efficient. The California Energy Commission first adopted energy conservation standards
for new construction in 1978. These standards, contained in Title 24 of the California
Administrative Code, contain specifications relating to insulation, glazing, heating and cooling
systems, water heaters, swimming pool heaters, and several other items. Specific design
provisions differ throughout the State depending upon local temperature conditions. Title 24
energy requirements are consistently reviewed in all building applications processed in the City.

Although the energy regulations establish a uniform standard of energy efficiency, they do not
ensure that all available conservation features are incorporated into building design. Additional
measures may further reduce heating, cooling, and lighting loads, and overall energy
consumption. While it is not suggested that all possible conservation features be included in
every development, there are often a number of economically feasible measures that may result
in savings in excess of the minimum required by Title 24.

While construction of energy efficient buildings does not lower the purchase price of housing,
housing with energy conservation features should result in reduced monthly occupancy costs as
consumption of water 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 that incorporates energy conservation
considerations. Rebate programs run by the local and State utilities are described below.
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The City of Turlock is currently engaged in a comprehensive update of its General Plan. In order
to comply with AB 32 and SB 375, the City will be incorporating numerous new policies and
programs into the updated General Plan, aimed at reducing energy consumption and greenhouse
gas emissions in buildings and through sustainable land use and transportation planning. New
residential development that takes place in the City will have to comply with these new policies
as well.

INTEGRATING LAND USE AND TRANSPORTATION PLANNING

The City of Turlock seeks to minimize energy consumption through integrating land use and
transportation planning in its General Plan policies. Infill development, mixed uses, and higher
density development enable residents to access goods and services without a car, or in shorter
and fewer car trips; dense, pedestrian-oriented areas encourage walking and cycling. High
density residential projects also use less energy per unit for heating and cooling than single
family homes. Policies in the Land Use, Transportation, and City Design Elements of the current
General Plan encourage development that, by nature of its design, reduces energy consumption.

By virtue of its location, compact development pattern, and by the presence of several large local
employers, residents of Turlock tend to work locally as compared with many other Central
Valley cities. Approximately half of the city’s employed residents work in Turlock, and 80
percent work in Stanislaus County. Additionally, approximately 75 percent of residents commute
less than 30 minutes to work. Under the current General Plan, new neighborhoods have been
developed with local-serving retail and a mix of housing types, including small-lot single family
and multifamily developments. As the General Plan undergoes its current comprehensive update,
the City intends to build on these successes and further integrate policies that strengthen the
bicycle network, create mixed use neighborhoods, and promote an even greater jobs/housing
balance.

BUILDING DESIGN AND CONSTRUCTION

Many modern design methods used to reduce residential energy consumption are based on
proven techniques that have been known to humans since the earliest of days of collective
settlement. These methods can be categorized in three ways:

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:

e Locating 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;

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

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

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

e Locating openings and using ventilating devices to take advantage of natural air flow;
and

e Use of eaves and overhangs that block direct solar gain through window openings during
the summer but allow solar gain during the winter.
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2. Building orientation that uses natural forces to maintain a comfortable interior temperature.
Examples include:

¢ North-south orientation of the long axis of a dwelling;
e Minimizing the southern and western exposure of exterior surfaces in hot climates; and
e Location of dwellings to take advantage of natural air circulation and evening breezes.

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

e Use of solar energy to heat water;

e Window glazing to repel summer heat and trap winter warmth;

e Weather-stripping and other insulation to reduce heat gain and loss; and
e Use of energy-efficient home appliances.

Turlock’s abundant sunshine provides an opportunity to use solar energy techniques to generate
electricity, heat water, and provide space heating during colder months, as well. Natural space
heating can be substantially increased through the proper location of windows and thermal mass.

City Policies

Within the Open Space and Conservation Element of the City of Turlock’s current General Plan,
the City outlines several goals and policies pertaining to Energy Conservation. As part of the
residential design review process, all developments must be evaluated against the Energy
Conservation Guidelines. These guidelines include that all residential developments should be
oriented to be within 22.5 degrees of the east-west axis to maximize south-wall and minimize
west-wall exposure, roof overhangs, wood trellises and other sunshade devices should be
provided to shape the east and west building surfaces and windows, deciduous tree cover should
be provided to shade streets and parking areas and to reduce summer heat radiation, use of solar
collectors of water, space and swimming pool heating should be encouraged, and construction
material conservation is to be encouraged.

The City is currently in the process of updating its General Plan, but it is anticipated that these
policies will be retained.

REBATE PROGRAMS

The City also has a policy to support Turlock Irrigation District (TID) and Pacific Gas and
Electric (PG&E) programs to encourage retrofit measures such as weather-stripping and
insulation. PG&E provides gas, and TID provides electric service to Turlock residents. These
companies offer company a variety of energy conservation programs and information services
that are available to residents.
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PG&E Rebates

Weatherization. If homes and apartments are not sealed tightly, energy used for heating and
cooling can be wasted. Weatherization helps to decrease energy costs and increase comfort.
Weatherization services may include attic insulation, weather stripping and caulking around areas
where air leakage occurs, exhaust fan dampers, air duct repair, water heater blankets, and low-
flow showerheads. Approved low income residences may be eligible for free weatherization
services.

Home Improvements. High-performance windows can help reduce energy costs, condensation
and color fading due to sunlight, and increase the comfort of the home. Customers of PG&E can
receive a rebate of $0.50 per square foot of high-performance dual-paned replacement windows
purchased and installed in the home. In addition, qualified costumers can receive a rebate of
$0.15 per square foot by purchasing and installing attic or wall insulation for the home.

Home Appliance Rebate Program. PG&E offers rebates on the purchase of ENERGY STAR
and other high efficiency home appliances. Customers of PG&E are eligible for rebates on
cooling systems of $20-$600, depending on the needed appliance, heating systems rebates of
$100-$300 and appliance rebates of $25-$75.

California 20/20 Program. If PG&E costumers reduce their electricity use by 20 percent, they
receive a credit equal to 20 percent of their summer electric bills from the Department of Water
Resources under California 20/20 Rebate Program.

Multifamily Program. PG&E’s Multifamily Program is for property owners and managers of
existing residential dwellings or mobile home parks that contain five or more units. The program
encourages the installation of qualifying energy efficient products in individual tenant units, and
for common areas of residential apartments, mobile home parks and condominium complexes.

Rebates are offered on a first-come, first-served basis. Some products may require installation by
an appropriately licensed contractor. This program may be reinstated for 2003 and the subsequent
years. The following is a partial list of qualifying products and their rebates, based on category:
Apartment Improvements

e ENERGY STAR Labeled Ceiling Fans with Compact Fluorescent Lights (CFL) - $20

e Screw-In CFL - $8-$10/unit

e Photocells - $10/unit

e Occupancy Sensor - $10/unit

e High Efficiency Clothes Washers - $35-$75/unit, $135 for coin-op

e High Efficiency Dishwashers - $30-$50/unit

e ENERGY STAR Room Air Conditioners - $50/unit

e ENERGY STAR Labeled Programmable Thermostats - $20

¢ High Performance Dual Paned Windows - $0.75/square foot

e Attic and/or Wall Insulation - $0.15/square foot

Mechanical Improvements and High Efficiency Cooling and Heating Equipment
e Multifamily Central System Natural Gas Boilers - $1,500/unit
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e Central System Natural Gas Hot Water Heaters/Space Heating - $500/unit

e Energy Efficient Package Terminal Air Conditioners and Heat Pumps - $100
e 92 AFUE Central Natural Gas Furnace - $200/unit

e 94 AFUE Central Natural Gas Furnace - $300/unit

¢ Natural Gas Storage Water Heater - $30/unit

e ENERGY STAR Labeled Room Air Conditioners - $50/unit

TID Rebates

Turlock receives its electricity supply from TID. TID has developed numerous energy efficiency
and demand reduction programs for its customers, both residential and commercial. The
residential customer programs are as follows:

¢ Residential Energy Audits: Free in-home audits

¢ Residential Rebate Programs: Rebates for purchasing and installing energy-efficient
appliances including Energy Star refrigerators, room air conditioners, and clothes
washers; whole house fans, and shade screens

o Refrigerator Recycling: Financial incentives for replacing and recycling older
refrigerators

e Shade Tree Rebate: Rebates for the purchase of up to three trees plants for shade
purposes

e CFL Rebates: Rebates for purchase and installation of CFL bulbs
e New Construction Rebates: Rebates for home builders who exceed Title 24 requirements

e Weatherization: Provides weatherization measures and Energy Star refrigerators to
income-qualified customers

e “Energy Wise” Education Program: Program provides energy saving education materials
to 6th grade classes in the service area

e Education Specialist: Outreach provided to community groups and schools

ALTERNATIVE ENERGY DEVELOPMENT

Solar energy is a viable alternate energy source for the City of Turlock. There are two basic types
of solar systems: active and passive.

Active Solar Systems

Active solar systems typically collect and store energy in panels attached to the exterior of a
house. This type of system utilizes mechanical fans or pumps to circulate the warm/cool air,
while heated water can flow directly into a home’s hot water system. Solar cells absorb the sun’s
rays to generate electricity and can substantially reduce electric bills. Technological
improvements have made the cells increasingly efficient and reduced their cost.

TID Tools and Solar Rebates

Photovoltaic (PV) systems can cost around $30,000 to install, but numerous state and local
incentive programs are in place to help offset the expenses and lower the payback period.
Additionally, by leaving the residence “on the grid,” the resident can potentially sell power back
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to the utility company. TID’s Solar Rebate Program aims to promote the installation of PV panels
on residences by helping to offset the purchase cost. TID offers one of the highest solar rebates in
the state, at $4 per megawatt. On a $30,000 residential system, TID’s initial rebate would reduce
the cost by $12,000; the household could also receive a $5,400 tax credit from the state.
Depending on the amount paid up front, payback for the system can range from 10 to 15 years.
TID has a comprehensive online tool, the Clean Power Estimator, which helps residents
determine whether installation of a PV system makes sense for them. One can enter financial
assumptions, energy use, home orientation, and tax considerations and receive information on net
costs, payback period, carbon dioxide emission reduction, and cash flow of the proposed system.

Passive Solar Systems

In passive solar systems, the structure itself is designed to collect the sun’s energy, then store and
circulate the resulting heat similar to a greenhouse. Passive buildings are typically designed with
a southerly orientation to maximize solar exposure, and are constructed with dense material such
as concrete or adobe to better absorb heat. Properly placed windows, overhanging eaves, and
landscaping can all be designed to keep a house cool. Although passive solar systems generally
maximize use of the sun’s energy and are less costly to install, active systems have greater
potential application to cool and heat a house and to provide it with hot water and electricity.
This may mean lower energy costs for Turlock residents.

3.6 PROJECTED HOUSING NEED

Regional Housing Needs Allocation

For each Housing Element statutory planning period, the Stanislaus Council of Governments
(StanCOG) prepares a Regional Housing Needs Assessment (RHNA) that is a minimum
projection of the number of housing units each jurisdiction must provide to accommodate its
share of regional growth. The RHNA is distributed across all income categories to ensure that
growth in each income level is accounted for. For the planning period of January 2007 through
June 2014, StanCOG estimates that at total of 25,602 housing units will need to be provided
across all jurisdictions. The City of Turlock is responsible for identifying sites with capacity for
3,461 units, or 13.5 percent of the County total. Table 3.6-1 shows Turlock’s RHNA allocation
broken down into income categories.

Table 3.6-1 Regional Housing Need Allocation — Turlock, January 2007-June 2014

Income Category RHNA
Very Low (0-50% of AMI) 805
Low (51-80% of AMI) 562
Moderate (81-120% of AMI) 666
Above Moderate (over 120% of AMI) 1,428
Total 3,461

Source: Stanislaus Council of Governments (StanCOG)

Units Built, Under Construction, and/or Approved During Planning Period

Jurisdictions may take credit for units built, under construction, and/or permitted during the
planning period of the Housing Element prior to the statutory due date. As Turlock’s Housing
Element is due in August 2009, the City may credit units for which building permits have been
issued on or after January 1, 2007 against its RHNA requirements. In order to credit units built
for very low, low, or moderate income households, affordability must be demonstrated through
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presence of subsidies, financing, or other methods that ensure affordability; or actual rents or sale
prices.

Since January 1, 2007, 595 units have been issued building permits in Turlock. With the
exception of The Palms, a 100-unit multifamily rental complex affordable to Low income
households, and a handful of individual homes that received CDBG funding, the permitted
housing has been primarily affordable to Above Moderate income households. Of the 483 Above
Moderate units permitted, 211 are part of the Sierra Oaks Apartments. While Sierra Oaks is a
high density multifamily development, it is a luxury product and its rents fall into the Above
Moderate category. The remaining Above Moderate permitted units have been individual single
family homes. For the full list of residential development units and projects permitted since
January 1, 2007 that Turlock can apply towards fulfillment of its RHNA, refer to Appendix A.

Table 3.6-2 shows the remaining units needed over the course of the planning period once units
built, under construction, or approved are subtracted.

Table 3.6-2 Remaining Need Based on Units Built, Under Construction, or Permitted

Units Built, Under

Income Category RHNA  Construction, or Approved  Remaining Need
Extremely Low (less than 30% of 346 0 346
AMI)

Very Low (30-50% of AMI) 461 0 461
Subtotal Extremely Low and Low 807 0 807
Low (51-80% of AMI) 566 110 456
Moderate (81-120% of AMI) 667 2 665
Above Moderate (over 120% of AMI) 1,421 483 938
Total 3,461 595 2,866

Source: Stanislaus Council of Governments (StanCOG), City of Turlock

While the StanCOG RHNA does not differentiate between Extremely Low and Very Low
income housing production expectations, HCD requires that these two income categories be
broken out. Therefore, the remaining need splits the category into two cohorts, based
proportionately on the current number of households in the Extremely Low and Very Low
income groups. Table 3.2-7 shows that Extremely Low income households account for 42
percent of the sum of Extremely Low and Very Low income households. Therefore, 42 percent,
or 346 out of 807 units, of the RHNA for Very Low income housing units are allocated to
Extremely Low. These numbers are also reflected in Section 4.8, Quantified Objectives.

In summary, Turlock has already made considerable progress (17 percent) towards meeting its
RHNA requirements for Low and Above Moderate income housing. Chapter 4, Sites Inventory
and Analysis, identifies appropriate sites to accommodate the remainder of its allocation across
all income categories.

3-49



Turlock Housing Element

This page intentionally left blank.

3-50



4  Sites Inventory and Analysis

This chapter identifies sites that have the adequate capacity to accommodate the City of
Turlock’s Regional Housing Need Allocation. It includes a discussion of zoning districts that
allow residential development of appropriate densities, the vacant land inventory, environmental
and infrastructure constraints, and consideration of housing for special needs groups.

4.1 CITY OF TURLOCK ZONING REGULATIONS

BASE RESIDENTIAL ZONES

The City of Turlock’s Zoning Ordinance, last updated in 2007,allows for a broad array of
residential types and densities by right, ranging from 0.2 to 30 dwelling units per acre. Second
dwellings are permitted in every residential zone, as are family home day cares, group homes,
and small residential care facilities. Table 4.1-1 summarizes the allowable density in each of the
residential zones.

Table 4.1-1 Allowable Densities in Base Residential Zones

Residential Zone Allowable Density (dwelling units per acre)
Estate Residential (RE) 0.2-3.0
Low Density Residential (RL) 3.0-7.0
Low Density Residential 4.5 (RL 4.5) 5.0-10.0
Medium Density Residential (RM) 7.0-15.0
High Density Residential (RH) 15.0-30.0

Source: City of Turlock Municipal Code

Estate Residential (RE) -The purpose of this district is to provide living areas that combine
advantages of urban and rural locations and to provide transition or buffer areas between intense
urban uses and agricultural preserves. Single family dwellings, family home day care, second
dwellings, small residential care facilities, manufactured homes, and group homes are permitted
in this designation. Boarding houses, duplexes, interim housing, and large residential care
facilities are permitted with a Conditional Use Permit (CUP). Multifamily dwellings are not
permitted. Allowable densities range from 0.2 to three dwelling units per acre.

Low Density Residential (RL & RL 4.5)- The purpose of this district is to provide appropriately
located areas for single family dwellings; provide adequate light, air, privacy, and open space for
each dwelling unit; and achieve design compatibility through the use of site development
standards. Group homes, manufactured homes, family home day care, small residential care
facilities, second dwellings, and single family dwellings are permitted in this designation. Interim
housing, mobile home parks, and large residential care facilities are permitted with a CUP.
Duplexes are permitted with a Minor Discretionary Permit (MDP). Duplexes are not permitted in
the zone designated RL 4.5.Allowable densities range from three to seven dwelling units per acre
for RL and five to ten dwelling units per acre for RL 4.5.

Medium Density Residential (R-M) - The purpose of this district is to limit the expansion of the
City by maintaining a compact urban form in order to preserve agricultural lands and to provide
appropriately located areas for single family and medium density multifamily dwelling units.
Duplexes, family home day care, group homes, small residential care facilities, second dwellings,
and single-family dwellings are permitted within this designation. Interim housing, mobile home
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parks, planned developments, and large residential care facilities are permitted with a CUP.
Boarding houses, manufactured housing, and multifamily development are permitted with a
MDP. Allowable densities range from seven to 15 dwelling units per acre.

High Density Residential (R-H)- The purpose of this district is to provide appropriately located
areas for high density multiple family dwellings units, to provide affordable housing for all
economic segments of the community, and to conserve land. Duplexes, family home day care,
group homes, small residential care facilities, second dwellings, and single-family dwellings are
permitted within this designation. Interim housing, manufactured housing, mobile home parks,
and large residential care facilities are permitted with a CUP. Boarding houses and multifamily
dwellings are permitted with a MDP. Allowable densities range from 15 to 30 dwelling units per
acre.

Planned Development (PD)- Planned Development zoning districts allow for the use of special
design criteria for maximum utility of the site and maximum design flexibility within density
limitations. Their purpose is to encourage variety and avoid monotony in developments through
the use of alternative development standards. They also provide a mechanism through which the
City can authorize developments consistent with the General Plan. Conditions of approval are
ultimately determined by the City Council using adopted planning practices and standards.
Within these project areas, special residential development strategies such as clustering and
density transfers are encouraged. Development regulations follow the baseline standards of the
General Plan; thus, for the purpose of the Housing Element, available sites that are zoned PD
assume the allowable density of the underlying General Plan land use designation.

DOWNTOWN OVERLAY REGULATIONS

The Downtown Overlay Regulations, which apply to the downtown area as defined by the
Downtown Design Guidelines and Zoning Regulations document, exist to maintain and promote
Turlock’s downtown as a pedestrian-oriented, economically sound “heart” of the city while
preserving its historic architecture and character. Residential development is encouraged
downtown, as it helps businesses and allows residents to live in a convenient, central location. In
many cases, allowable density is expressed in terms of Floor Area Ratio (FAR) rather than
dwelling units per acre. In these cases, assumed residential density is specified based on likely
development configuration and actual density of existing residential developments in each zone.
Table 4.1-2 summarizes the zones in the Downtown Overlay Regulations and the residential
densities permitted or assumed.

Table 4.1-2EstimatedResidential Densities in Downtown Overlay Zones*

Estimated Density

Zone (dwelling units per acre)
Downtown Core (DC) 45.0
Downtown Core Transition (DCT) 15.0
Transitional Commercial (TC) 10.0
Industrial Residential (IR) 10.0
Office Residential (RH) 10.0

1. Densities in Downtown Overlay zones are regulated by Floor Area Ratio(FAR.)
The densities in terms of dwelling units per acre are estimated based on allowed
FARs for each zone.

Source: Dyett and Bhatia
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Downtown Core (DC) — The Downtown Core is Turlock’s historic center, and the DC overlay
zone aims to encourage an urban feel with a mix of residential, commercial, and office uses.
Residential units are permitted on the second story of buildings and higher. Density is expressed
in Floor Area Ratio (FAR), specifying FAR 3.0 for mixed use development. Building heights can
extend to 60 feet, with 100 percent lot coverage. Residential development built as part of a mixed
use project in the DC zone is estimated at approximately 45 dwelling units per acre (before
affordable housing density bonuses). Densities could be higher depending on unit size and lot
size.

Downtown Core Transition (DCT) — The goal of the Downtown Core Transition zone, located
northeast of the Downtown Core along the East Main corridor, is to preserve the area’s low
intensity residential scale while providing a gateway and transition to the more urban downtown
area. Single and multifamily residential uses are permitted, and density and form regulations
follow those of the RM district (15 dwelling units per acre).

Transitional Commercial (TC) — The Transitional Commercial zones lie to the north, west, and
south of the Downtown Core, and while their purpose is to contain office and commercial uses
that serve the auto-oriented consumer, single and multifamily residential uses are permitted.
Nursing homes, interim housing and assisted living facilities require a CUP. Density is
expressed as 0.6 FAR, which is estimated to correspond to 10 dwelling units per acre.

Industrial Residential (IR)-This zone lies southwest of the Downtown Core, and its purpose is
to encourage economically viable reuse of agricultural and industrial buildings while avoiding
land use conflicts. Single and multifamily residential uses are permitted by right; emergency
shelters, mixed use projects, and transitional housing are permitted with a CUP. Zoning
regulations specify a maximum FAR of 0.75 for residential uses, which is estimated to
correspond to 10 dwelling units per acre.

Office Residential (OR) — The Office Residential zone allows a lower density mix of uses in the
areas northeast and east of the Downtown Core. Single and multifamily residential uses, as well
as mixed use developments, are permitted by right. Emergency shelters and transitional housing
are permitted with a CUP. Permitted FAR ranges from 0.6 to 0.8, which is estimated to
correspond to 10 dwelling units per acre.

ZONING AND AFFORDABILITY
Default Density for Very Low and Low Income Units

HCD defines default densities for Very Low and Low Income housing based on jurisdictions’
population, type of urban development pattern, and location in the state. In other words, if
housing is built to the specified density, it is assumed to be affordable to Very Low and Low
Income households. For cities of Turlock’s size in Stanislaus County, the default density for Very
Low and Low Income units is 20 dwelling units per acre. In Turlock, the only base residential
zone where density of 20 dwelling units per acre is allowed by right is High Density Residential
(RH), which allows densities between 15 and 30 units per acre. The Downtown Overlay zone of
Downtown Core (DC) also allows development at this density, as does the Commercial
Office/High Density Residential (CORH) designation. Properties zoned CORH may be
developed either with office or with high density residential uses. For mixed use zones (DC and
CORH), the sites inventory analysis assumes that only 50 percent will be developed with
residential uses (See Appendix D for a list of projects approved on mixed use sites within the last
three years, showing that at least 50 percent have been residential).
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Likely Density for Moderate Income Units

HCD does not define minimum default densities for Moderate and Above Moderate Income
units. Instead, in order to determine which vacant sites are likely to produce housing affordable
to Moderate-income households, an analysis of the sale prices and densities of recently sold
properties was conducted. Using HCD’s definition of the annual income limits for Moderate-
income households in Turlock ($47,700 to $71,500), and assuming these households spend 30
percent of their income on housing costs, the affordable moderate-income home price in Turlock
is between $160,500 and $240,000. In March 2009, many single family homes were selling in
this price range. These units are on 5,000 to 7,000 square foot lots, corresponding to a gross
residential density of around five to six units per acre. Therefore, it is reasonable to assume that
homes built in zones that allow five units per acre or greater will be affordable to Moderate
income households in Turlock. This density corresponds with the base residential zones of
Medium Density Residential (RM) and Low Density Residential 4.5 (RL 4.5), where
development is allowed at 7-15 units per acre and 5-10 units per acre, respectively. All of the
Downtown Overlay zones also permit residential development of around 10 units per acre: TC,
OR, and IR allow 5 to 10 units per acre, and DCT allows 7 to 15. For mixed use zones (TC, OR,
and IR), the sites inventory analysis assumes that only 50 percent will be developed with
residential uses.

4.2 SITE INVENTORY AND DEVELOPMENT CAPACITY

This section describes the inventory of land available for new housing and analyzes its capacity
for development of units of different income groups based on zoning and/or General Plan land
use designation.

SITES ON VACANT, PROPERLY-ZONED CITY LAND

Determining the initial set of sites appropriate for new housing development was based upon the
vacant opportunity sites identified by the City in the Existing Conditions and Key Issues Report
written for Turlock’s General Plan update. From this set, sites outside of city limits were
eliminated, and then those whose zoning allows residential development (RE, RL, RL 4.5, RM,
RH, DC, DCT, TC, OR, IR, CORL, CORH were selected. Sites zoned PD were also included if
the underlying General Plan designation allowed residential uses.

There are also some underutilized sites within city limits that may be redeveloped with new
housing projects. However, most of these were not included in the sites inventory because there
was more than enough capacity to meet the RHNA on vacant sites. Only sites on which
redevelopment is considered likely to occur were included. All of these are also already zoned for
residential uses. The conditions of these individual sites are listed in Appendix B.

Altogether, 285parcels totaling 408acres were identified. Table 4.2-1 and Figure 4-1 show the
breakdown of vacant sites within city limits by zoning. Appendix B provides a list of all of the
parcels individually and indicates their APN, zoning, and existing land use.

In addition, the City of Turlock is currently undertaking a comprehensive update of its General
Plan. As part of the existing conditions research completed for this effort, a buildout and
development capacity analysis was completed for the entire Study Area (which includes the city
limits as well as over 4,000 acres just outside the city boundary designated “Urban Reserve”).
The study concluded that the land within the Study Area is more than adequate to accommodate
the City’s projected growth over the next 20 years, even when developed at relatively low
densities. Therefore, even more sites for future housing development will be available in the
coming years beyond those identified in this Element.
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Table 4.2-1 Vacant Housing Opportunity Sites within City Limits by Zoning

Number of Total Acres®

Current Zoning Parcels

RE Residential Estate 18 77
RL Low Density Residential 125 144
RL45 Low Density Residential - 4.5 5 27
RM Medium Density Residential 20 25
RH High Density Residential 13 64
OR Office Residential 4 2
IR Industrial Residential 2 1
CORH Community Commercial/High Density Residential 2 6
DC Downtown Core 4 2
TC Transitional Commercial 1 1
PD! Planned Development 85 58

(with Residential GP designation)
Total 279 407

1. Acreage for PD-zoned sites is distributed amongst other categories based on the underlying GP
designation. Three sites are VLDR, totaling 14 acres; 69 sites are LDR, totaling 15 acres; and 13 sites are
MDR, totaling 20 acres.

Source: City of Turlock, Dyett & Bhatia

As discussed in the Needs Assessment chapter, units built, under construction, or permitted since
January 2007 have been subtracted from the RHNA. Turlock has a remaining need for 2,011 new
housing units through 2014: 807 Very Low, 456 Low, 665 Moderate, and 938 Above Moderate
income units. The City must demonstrate that the sites it has identified can accommodate its
projected housing need.

HCD requires a parcel-specific inventory of sites available for future residential development that
are capable of accommodating the city’s RHNA. Table 4.2-2 summarizes the sites’ development
capacity by zoning district, and Appendix B contains a full list of the 279 sites identified. Table
4.2-2 also sums the unit capacity of the zones that correspond to each income level. Sites with
zoning appropriate for Extremely Low, Very Low, and Low income housing have the capacity
for 1,537 dwelling units built at the average allowable density. Sites with zoning appropriate for
Moderate income housing can support 724 dwelling units built at the average allowable density.
Sites with zoning appropriate for Above Moderate income housing can accommodate 957 units
built at the average allowable density. Figure 4-1 maps the location of the identified sites.

Realistic Development Capacity

The realistic development capacity of the opportunity sites is assumed to be the average
allowable density for each zoning district. This assumption is validated by the actual densities of
several recently permitted and built residential projects that are representative of the range of
residential zoning districts. Summerfield, an 81-lot single family subdivision on 11.35 acres in
the Northeast Turlock Master Plan area, includes both low density and medium density
residential homes. The low density residential portion was built at six units per acre (average
allowable density is five units per acre). The medium density portion was built at nine units per
acre (average allowable density is 10 units per acre). Sierra Oaks is a recently completed high
density residential development in the Northwest Triangle Specific Plan area. The average
allowable density in this zoning district is 22.5 dwelling units per acre, and Sierra Oaks was built
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at 22 dwelling units per acre. The development also received a height exemption, allowing
portions of the project to be built to 45 feet instead of the standard allowable 35 feet. Numerous
other high density residential projects have received a similar exemption, including Balboa Park
condominiums and the Park Villas mixed use development. However, all of these exemptions
were granted for aesthetic purposes. The buildings are built at three stories, which is consistent
with the height necessary to achieve the required density. Balboa Park was built at 18 dwelling
units per acre, and Park Villas (which is permitted but not yet constructed) is approved for 20
units per acre and a commercial center at 0.27 FAR.

Table 4.2-2 Summary of Sites’ Dwelling Unit Capacity

Density (gross units/acre) Available Dwelling Unit Capacity
Current Zoning® Low High Average Acres Low High Average
High Density Residential 15 30 22.5 64 963 1,925 1,444
Commercial Office/High
Density Residential 15 30 22,5 6 44 89 67
Downtown Core 15 45 30 2 13 39 26
Subtotal for Extremely Low, Very Low, Low 72 1,020 2,053 1,537
Income Units (RH, CORH, DC):
Low Density Residential 4.5 5 10 7.5 27 137 274 206
Medium Density Residential 7 15 11 45 323 692 507
Office/Residential 5 10 7.5 1 3 7 5
Industrial/Residential 5 10 7.5 1 2 5 4
Transitional Commercial 5 10 7.5 1 2 4 3
Subtotal for Moderate Income Units (RL45, 76 468 981 724
RM, OR, IR, TC):
Residential Estate 0.2 3 1.6 100 20 299 159
Low Density Residential 3 7 5 159 478 1,116 797
Subtotal for Above Moderate Income Units 259 498 1,415 957
(RE, RL):
Total 407 1,986 4,449 3,218

1. For parcels zoned Planned Development, the residential densities associated with the underlying General Plan
designation were used.

Source: City of Turlock, Dyett & Bhatia

Table 4.2-3 compares the opportunity sites’ realistic dwelling unit capacity for each income
category to the units required in the RHNA for Turlock. In each category, the housing
opportunity sites could accommodate more units than the RHNA calls for, even with the sites
developed at their average, rather than maximum, allowable densities.

4-8



Chapter 4: Sites Inventory and Analysis

Table 4.2-3 Sites’ Capacity and RHNA Requirements

Realistic (Average)

Income Level Dwelling Unit Units in RHNA
(Zoning) Available Acres Capacity Requirement Surplus
Extremely Low, 72 1,537 1,263 274

Very Low, Low
(RH, CORH, DC)

Moderate (RL45, 76 724 665 59
RM, OR, IR, TC)

Above Moderate 259 957 938 19
(RE, RL)

Total 407 3,218 2,866 352

Source: Dyett & Bhatia

Vacant Land for Extremely Low, Very Low and Low Income Units

Turlock is obligated to identify sites that can accommodate 807 units of Very Low Income
housing and 456 units of Low Income housing(1,263 units of Very Low and Low combined) at a
density of at least 20 units per acre. As described above, the RH, DC, and CORH zones allow
densities at or above this default density. Within city limits, 19 vacant sites have these zoning
designations, totaling 72 acres. If these sites were to be built out at the average allowable density
(22.5 units per acre), they could accommodate 1,537 units of Extremely Low, Very Low and
Low Income housing. If built to the maximum allowable density, these sites could support over
2,000 units. Therefore, vacant land zoned RH, DC, and CORH is sufficient to accommodate the
1,263 units of Very Low and Low income housing that Turlock must show that it can provide.
Table 4.2-3 shows the surplus.

The City must also demonstrate that the sites identified for high density, low income housing
have characteristics that make it reasonable to expect that affordable units could feasibly be
developed upon them. Developers experience economies of scale, and the more units that a site
can support, the more likely it is that they can be sold or rented at below-market rates. Therefore,
larger sites provide greater certainty of affordable housing development than smaller ones. Of
the 14 available sites zoned RH, six are greater than one acre in size, and three are greater than 10
acres in size. If developed at the average allowable density of 22.5 units per acre, the smallest of
these could accommodate 40 units and the largest could accommodate over 300. Together, the
nine largest RH sites could be reasonably developed with just over 1,400 units at an average
allowable density, which alone is more than enough to fulfill the City’s remaining need for
Extremely Low, Very Low and Low income units. These nine sites are also all currently vacant
(one is used for agriculture), and have no development constraints.

Smaller sites zoned for high density residential development also show feasible development
potential. Of the four RH sites that are less than one acre in size, three are adjacent to each other
and could be assembled to create one larger site of 2.6 acres. Another 0.3 acre RH parcel is
surrounded on three sides by a vacant, 5.5 acre parcel zoned CORH. Several other vacant or
nearly vacant CORH parcels are adjacent to the larger parcel as well. Assembled, these comprise
8.7 acres, capable of accommodating at least 100 units.

Extremely Low Income Housing Provision

It is estimated that approximately 3,000 households in Turlock qualify as Extremely Low
income, with annual household incomes less than $17,900 for a family of four. Some of the
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RHNA requirement for Very Low income housing must fulfill the needs of the Extremely Low
income group. Many of these residents are seniors, disabled individuals, or others living on fixed
incomes. The City of Turlock has traditionally addressed the needs of this population through
provision of housing with affordability covenants or property-based Section 8 status, such as at
the Denair Manor Apartments. Additionally, some of the individuals qualifying as Extremely
Low income in Turlock have no income at all and/or are homeless. Housing for this segment of
the population would be provided through supportive and transitional housing with services
available to help residents move into more permanent living situations.

It is also feasible that through a combination of financial subsidy and appropriate project design,
housing for Extremely Low income households can be provided on the vacant properties zoned
for high density development in Turlock. For instance, many studio and one-bedroom apartments
at The Palms, a 100-unit redevelopment of an old motel, are affordable to Very Low income
households even with no affordability covenants. With an additional subsidy and affordability
covenants, units at a development similar to The Palms could be affordable to Extremely Low
income households.

Vacant and Underutilized Land for Moderate Income Units

As discussed above, market analysis shows that housing developed at a density of five units per
acre or greater is likely to be affordable to Moderate income households in Turlock, which
corresponds to the RM, RL 4.5, OR, IR, and TC zones. Table 4.2-2 shows that 77 acres of land
with these zoning designations are currently vacant or underutilized and likely redevelopment
candidates. (Section B.2 of Appendix B provides more specific detail on the development
capacity of the underutilized sites.) These sites could accommodate 724 housing units if built out
at the average allowable densities for these zones (7.5 units per acre for RL 4.5, OR, IR, and TC;
11 units per acre for RM). This calculation takes into account an assumption that mixed use sites
would only be built with 50 percent residential uses. If built to the maximum allowable densities,
these sites could accommodate nearly 1,000 units. Therefore, opportunity sites zoned RL 4.5,
OR, IR, TC, and RM are sufficient to meet the requirements of the RHNA for Moderate income
housing, as Turlock is required to identify land to accommodate 665 units at this income level.
Table 4.2-3 shows the sites’ capacity compared to the RHNA, and the surplus.

A significant seven acre parcel zoned RM is located just south of CSU-Stanislaus along Monte
Vista Avenue. It is adjacent to a similarly-sized parcel zoned RH, and an application for student
housing on the site is pending. It is likely that the student housing will be built at the high end of
the allowable density (15 units per acre), meaning that the site could support over 100 Moderate
income units.

While many of the sites zoned RM are less than one acre in size, they are generally clustered,
allowing assemblage. For example, eight parcels along Stanislaus and Almond Streets, just
behind several community commercial properties on the east side of Geer Road, are adjacent to
each other and comprise 4.6 acres. Built at the average allowable density of 11 units per acre,
these sites could hold 51 units (or a maximum of 69 if built at 15 units per acre). Several more
clusters of small parcels zoned RM are found along the Geer Road corridor. Centrally located
and proximate to local services, they provide viable opportunities for Moderate income housing
despite their size.

As the home price analysis indicated, because Turlock is a relatively inexpensive housing market
compared to many other parts of the state, many modest single family homes are likely to be
affordable to Moderate income households. Therefore, assembling large parcels that can
accommodate many multifamily dwellings is not as critical for the development of this type of
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housing. Stand-alone parcels of half an acre or less can viably be developed with affordable
duplexes, four-plexes, or a small number of townhouses. Moreover, the City of Turlock has seen
a considerable amount of that type of housing being built on infill parcels in the area south of
Downtown and in the Westside neighborhood. The majority of this development has occurred on
individual parcels zoned RL4.5, OR, and IR. Many sites identified as appropriate for Moderate
income housing are located in these same areas, and it is reasonable to expect that the same type
of housing can and will be built there.

Underutilized Land

Several of the sites identified for Moderate income housing are underutilized, meaning that while
they are not vacant, the value of the structure on the property is less than 75 percent of the value
of the land on which it sits. All of these underutilized sites are already zoned for residential uses.
The existing structures are non-conforming and date to before 1950. The City has good reason to
believe that these properties will be redeveloped within the next five years; underutilized sites not
likely to redevelop have not been included. Further details on these properties, including a
detailed description of property status, development capacity, and a photograph, are included in
Appendix B, Section B.2.

As stated above, Turlock has seen an increasing number of underutilized properties developed
with housing projects that are of the appropriate (higher) density allowed on the property. In
some cases, the existing structure was torn down, and in others, it remained. The following are
several examples of these types of redevelopment projects:

e 1130 Pioneer - Construction of a triplex on an existing single family lot (project is in
Building Department for plan check review)

e 937 Vermont - Construction of 13 attached residential units on an existing single family
lot (completed January 2009)

e 837 E. Glenwood - Construction of 13 single family residential units, existing house
remained (completed in 2005)

e 3237, 3315, 3331 Colorado - Construction of 20 single family lots, 3 existing homes
remained (completed 2006)

Vacant Land for Above Moderate Income Units

Above Moderate housing can be developed in any residential zoning district; it is likely to occur
at the lowest densities. The City of Turlock has a number of large development sites, many over
10 acres, zoned RL and RE. Some of these parcels are already entitled parts of existing master
plans in the northeast and eastern parts of the city, where development has slowed in the recent
economic downturn. It is anticipated that when the housing market rebounds in the next several
years, development of these parcels will proceed as planned. For instance, entitled undeveloped
parcels in the East Tuolumne Master Plan can accommodate around 200 units, and entitled
undeveloped parcels in the Northeast Turlock Master Plan can accommodate approximately 235
units.

Numerous other large parcels zoned for low density residential development, many of which are
over 15 acres, are scattered throughout the city. These parcels are located outside of existing
master plans—near Monte Vista Crossings, along Canal Drive, near Linwood Avenue in the
southern end of town—»but represent good opportunities for new residential development given
their size and location. Altogether, the vacant sites for Above Moderate income residential
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development could support 957 units if built out at their average allowable density, which is
enough to accommodate the 938 units specified in Turlock’s RHNA.

4.3  ZONING FOR A VARIETY OF HOUSING TYPES

In addition to examining the regulations on standard development types in the Zoning Ordinance,
it is important to consider the extent to which the City’s zoning allows for a greater variety of
housing types that may be more typical of affordable developments than to market rate
developments. Government Code Section 65583 requires the Housing Element to identify
adequate sites for a variety of housing types including multifamily rental housing, factory-built
housing, mobile homes, housing for agricultural employees, supportive housing, single-room
occupancy units, emergency shelters, and transitional housing. This section clarifies where the
aforementioned housing types are allowed in Turlock’s zoning districts, which correspond with
the housing opportunity sites identified above.

MULTIFAMILY RENTAL HOUSING

Multifamily rental housing is probably the most typical form of affordable housing provided in
Turlock. Multifamily dwellings of any tenure are not permitted in the RE, RL, and RL 4.5
districts. They are permitted with a minor discretionary permit in the RM and RH districts, where
allowable densities (seven to 15 units per acre and 15 to 30 units per acre, respectively) are high
enough to support the development of multifamily housing. Multifamily rental housing is often
affordable to Very Low and Low income households. Section 4.2 above describes the zoning and
capacity of sites in Turlock that can accommodate this type of development.

EMERGENCY SHELTERS, TRANSITIONAL AND SUPPORTIVE HOUSING

Senate Bill 2 (Cedillo), in Chapter 633, Statutes of 2007, revises Housing Element law to ensure
zoning encourages and facilitates emergency shelters, and transitional and supportive housing
under the Housing Accountability Law. The law now requires that all jurisdictions have at least
one zone which permits at least one year-round emergency shelter without a conditional use
permit or any discretionary permit requirements. If such zoning does not exist, a local
government is required to designate zoning within one year of the adoption of the Housing
Element. Alternatively, the local government can enter into a multi-jurisdictional agreement with
no more than two adjacent jurisdictions, in which the communities’ shelter needs are addressed
collectively. In the multi-jurisdictional agreement, a site(s) must be designated and a shelter(s)
built within two years of the Element’s adoption that can adequately serve the combined
jurisdictions’ shelter requirements.

In addition, emergency shelters, transitional housing, and supportive housing must be considered
a residential use of property, and be subject only to those restrictions that apply to other
residential dwellings of the same type in the same zone. If these conditions do not currently
apply, a programmatic action must be taken within one year of the adoption of this Housing
Element to address the constraint. As appropriate, efforts to remove governmental constraints,
especially relating to single-room occupancy units, supportive housing, transitional housing, and
emergency shelters should be included.

As of July 12, 2011, the Turlock Municipal Code (TMC) has been amended to include the
following definitions:

e “Emergency shelter” shall mean 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.
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e "Supportive housing" shall mean housing with no limit on length of stay, that is occupied by
the target population, and that is linked to onsite or offsite services that assist the supportive
housing resident in retaining the housing, improving his or her health status, and maximizing
his or her ability to live and, when possible, work in the community, as defined in California
Health and Safety Code 50675.14.

e "Transitional housing" shall mean buildings configured as rental housing developments, but
operated 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, as defined in California Health
and Safety Code Section 50675.2.

In addition, the definitions of single family dwellings and multi-family dwellings have been
amended to specify that they shall include dwellings constructed for the purposes of providing
supportive and transitional housing.

“Group Quarters” is regulated as a separate land use category. Group Quarters are permitted by
right in all base residential zones in Turlock. The City’s Municipal Code defines Group Quarters
as “shared living quarters without separate kitchen or bathroom facilities for each room or unit.
This classification includes boardinghouses, dormitories, fraternities, sororities, employee
housing, and private residential clubs.” Supportive housing with the appropriate services
associated with it could be classified as Group Quarters, but is not limited to this use.

The zoning code amendments adopted on July 12, 2011 bring the City into compliance with SB
2. Please refer to Policy 1-3-2. Please refer to this policy, and the full text of the ordinance
amendment included as an attachment to this document for greater detail.

SINGLE-ROOM OCCUPANCY

The Turlock Municipal Code defines Group Quarters as “shared living quarters without separate
kitchen or bathroom facilities for each room or unit. This classification includes boardinghouses,
dormitories, fraternities, sororities, employee housing, and private residential clubs.” Under this
definition, single-room occupancy (SRO) housing may be defined as Group Quarters or a group
home. SROs can fill an important role in the provision of affordable housing, as they can
generally serve Extremely Low and Very Low Income residents and are often constructed
through the rehabilitation of older buildings such as hotels. Group quarters are permitted by right
in all base residential districts in the City of Turlock.

If an SRO is built such that it has individual kitchen and bathroom facilities, then it would be
considered a multifamily development like any other and permitted in the appropriate zone based
on its density (likely RH).

HOUSING FOR AGRICULTURAL EMPLOYEES (PERMANENT AND SEASONAL)

Farm worker or “employee” housing may take many forms. The July 12, 2011 amendment to the
TMC clarifies the definition:

“Employee housing” shall be as defined in Section 17008 of the California Health and Safety
Code and shall include farm worker housing. In non-agricultural residential zones,
accommodations for six or fewer employees shall be deemed a single-family structure pursuant
to Section 17021.5 of the California Health and Safety Code. In agricultural zones,
accommodations of no more than 36 beds in a group quarters or 12 units or spaces designed for
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use by a single family or households shall be deemed a permitted agricultural land use pursuant
to Section 17021.6 of the California Health and Safety Code.

Employee housing is also included in the definition of group quarters.

Section 9-3-102, Use Classifications, specifies that “Employee, supportive, and transitional
housing serving six (6) or fewer people is permitted by right as a single-family dwelling.
Transitional housing and supportive housing shall be considered a residential use of property, and
shall be subject only to those restrictions that apply to other residential dwellings of the same
type in the same zone” and “Any employee housing consisting of no more than 36 beds in a
group quarters or 12 units or spaces designed for use by a single family or household shall be
deemed an agricultural use and subject to the same permitting requirements.” Designed as a
single family structure, employee housing is permitted in all residential districts.

MOBILE HOMES AND MANUFACTURED HOUSING

Government Code Section 65852.3(a) requires that with the exception of architectural
requirements, local governments shall only subject manufactured housing to the same
development standards to which a conventional single-family residential dwelling on the same lot
would be subject. Manufactured housing is permitted by right in the RE, RL, and RL 4.5 zones,
permitted with an MDP in the RM zone, and permitted with a CUP in the RH zone. No additional
development standards apply that are not also applicable to conventional housing in these zones.

Furthermore, mobile home parks are allowed by CUP in every base residential district except for
Residential Estate. The City recognizes mobile homes and manufactured housing as an important
source of affordable housing in Turlock. The City is continuing a successful program that
provides assistance to mobile home owners who have difficulty meeting the rent payments for
the mobile home park land on which their dwelling sits (see Policy 1-2-2).

4.4 SECOND UNITS

Assembly Bill 1866 (Wright) amended Section 65583.1(a) of the Government Code to allow
local governments to meet a portion of their adequate sites requirement through the provision of
second dwelling units. The Element must then estimate the development potential of second units
over the planning period based on trends over the previous planning period, realistic capacity,
and resources available that would encourage their development.

Second dwelling units are permitted by right in all residential zoning districts, as described
above, as long as they meet the standards laid out in Section 9-2-119 of the Turlock Zoning
Ordinance. This section was amended on July 12, 2011 to clarify that second dwelling units may
be built on lots zoned for single family or multifamily residential development, provided that the
lot contains an existing single family home, and to clarify that the unit may be occupied by a
renter. The City also removed the size limitations and owner occupancy requirement for second
units, making the construction of second units less restrictive. Several recent residential
development projects have incorporated second dwelling units into their site design, such as the
Rose Circle subdivision in the North Turlock Master Plan.

Because the City of Turlock is able to meet its adequate sites requirement through identification
of vacant and underutilized residentially-zoned land, it is not relying on development of second
units as a means of meeting its RHNA. However, the City encourages the development of second
dwelling units as appropriate. Policy 2-1-3 encourages developers to design for and
accommodate second units in their projects. The action program under this policy also includes
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working with developers during the pre-application process to determine how second units could
be added to residential development projects.

45  ADEQUATE SITES ALTERNATIVE

According to Government Code Section 65583(c)(1), local governments may meet up to 25
percent of their adequate sites requirement through making available affordable units through
conversion, rehabilitation, or preservation of existing housing. The City of Turlock is able to
identify enough vacant or underutilized residentially-zoned land to meet its requirement, so it
does not require the alternative adequate sites methodology.

However, the City still expects that its supply of affordable, high quality housing will be
maintained through rehabilitation and preservation. To facilitate the maintenance of these
properties, the City is continuing its successful Home Rehabilitation Loan program (Policy 1-3-
4) and will target rehabilitation and reinvestment funding towards lower income neighborhoods
and census tracts (Policy 4-1-4). Foreclosed homes will also be able to be rehabilitated through
the use of federal Neighborhood Stabilization Program funding, of which Turlock has received
$1.5 million (Policy 4-1-2).1t is estimated that this funding will allow five to six foreclosed
homes to be purchased, rehabilitated, and subsequently used for affordable housing.

4.6 ENVIRONMENTAL CONSTRAINTS

As an agricultural community in California’s Central Valley, there are virtually no environmental
constraints on development. It is not located in a floodplain or in a seismically active area and is
not in a wildfire hazard zone. None of the housing sites are known to contain special status
wildlife species or their habitat.

Turlock’s greatest environmental resource is its soil; most of the soil in the planning area is
categorized as Prime Farmland or Farmland of Statewide Importance. If additional housing
development is to occur outside of the already urbanized area, it will come at the expense of high
quality farmland and may be subject to mitigation measures by Stanislaus County. However, the
majority of the housing sites identified are infill parcels within the existing city limits, where
development will occur in a more compact manner and preserve the surrounding farmland.
Additionally, redevelopment of infill sites at medium and high densities promotes reduced
automobile travel, and, consequently, reduced greenhouse gas emissions.

None of the sites identified are in areas that are currently subject to adopted mitigation measures
pursuant to CEQA. Development of the housing opportunity sites will be considered at a
programmatic level in the EIR for Turlock’s General Plan Update. The Existing Conditions and
Key lIssues Report, completed as part of the General Plan Update process, provides maps and
analysis of the environmental resources and constraints in Turlock. This research will inform the
relevant sections of Turlock’s forthcoming General Plan Update and associated EIR.

Recent statutory changes to Government Code Section 65302 (Chapter 369, Statues 207 [AB
162]) require amendment of the safety and conservation elements of the general plan to include
analysis and policies regarding flood hazard and management upon the next revision of the
housing element on, or after, January 1, 2009. The City of Turlock is currently in the process of
updating its General Plan, and the required analysis and revisions to the safety and conservation
elements will be completed in accordance with the statute. As Turlock is not located in a flood
zone and has virtually no risk of flooding, it is anticipated that current policies will be adequate
to address flood hazards and management.
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4.7  ADEQUATE INFRASTRUCTURE

Turlock’s water and sewer infrastructure extends to all of the housing opportunity sites that are
located within city limits. (Infrastructure is not extended to the unincorporated County “islands”
located within city boundaries.) All of the properties identified in the inventory of adequate sites
in this chapter are located within Turlock city limits. The majority are infill parcels served by all
of the City’s utility providers. Developers of new housing development in areas where
infrastructure is not yet extended, and for subdivisions of larger parcels within city limits, are
required to provide improvements such as water and sewer infrastructure, utility connections,
drainage, landscaping, sidewalks, curb/gutter and streets (where necessary) as standard
conditions of approval.

Pursuant to SB 1087 (Florez), the City of Turlock will deliver the adopted Housing Element to
the water and sewer providers within one month after the Element’s adoption, and request that
the service providers grant priority for service allocations to developments that include affordable
housing.

POTABLE WATER CAPACITY

The City of Turlock is located within the Turlock groundwater basin. All of the City’s current
potable water supply comes from groundwater. The City has 24 potable water wells that produce
a total water supply of about 55 million gallons per day (mgd)®. These wells draw water from a
deep aquifer, and have casing depths of about 200 to 580 feet. These wells have capacities of 650
to 2,800 gallons per minute (gpm)?. The use of groundwater by the City and for adjacent
agricultural purposes has resulted in periods of lowered groundwater levels near the City. Since
the mid-1990s, the groundwater levels near the City have fallen by about 15 feet.?

The City is evaluating a Surface Water Project (SWP) that would supply treated Tuolumne River
water from the Turlock Irrigation District (TID). This SWP would initially provide up to 10
million gallons per day (mgd), but is expected to increase to a supply of 15 mgd by the year
2020* (11,200 to 16,800 acre feet per year). The SWP facilities would include a surface water
treatment plant and water transmission mains. This potential water supply represents about 35 to
45 percent of the City’s future water needs.

In the past, the City has pumped as much groundwater as needed by its residents and businesses;
consequently the City’s available supply has matched its demands. As noted above, the
groundwater levels have fallen about 15 feet in the last 10 to 15 years. The decline in
groundwater levels has raised concerns about the sustainability of the groundwater resource to
meet future water demands. With SWP, the City will still use groundwater, but at a lower rate.
Thus, the City’s use of both surface and groundwater supplies will be able to meet the anticipated
demands. With the SWP, the City will have a sufficient, reliable, high quality water supply that
can meet is future water needs. Conversely, without the SWP, it is unclear how the City will
provide water for it future growth.

! Municipal Service Review for the City of Turlock Sphere of Influence, Proposed Amendment for the Westside
Industrial Specific Plan, July 2007, Prepared for the Stanislaus County Local Area Formation Commission by
The City of Turlock Planning Division.

2 City of Turlock Water Master Plan Update, Technical Memorandum, Final August 2003, prepared by Carollo
Engineers.

% Council Synopsis, January 13, 2009, from Dan Madden, prepared by Michael Cooke, provides a summary of
potential water supply options and their approximate costs per acre foot of water.

4 City of Turlock, Urban Water Management Plan, 2005, Table 4 as revised and provided by Dan Madden on
December 18, 2008.
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The City’s water is distributed through over 250 miles of water pipelines ranging in size from 6
to 16 inches in diameter. The City currently has plans for expansion of the distribution system
for the growth of the City both with and without the SWP.

WASTEWATER TREATMENT CAPACITY

The wastewater collection system generally flows from the northeast to the southwest to the
Turlock Regional Water Quality Control Facility (TRWQFC), where it is treated and then
discharged to the Harding Drain. The sanitary sewer collection system consists of about 220
miles of sewer pipes ranging in size from six inches to 48 inches, and 20 pump stations.

The sanitary sewer system serving the north part of Turlock was sized for only the current area of
the City and does not have capacity for any growth north of Taylor Road.®> None of the housing
opportunity sites identified in this document are located north of Taylor Road, and the City
intends to keep Taylor Road as the northern boundary of future development through 2030. City
staff conducted a flow observation study in the Zeering Road trunk sewer and concluded that this
sewer is flowing near its full capacity. This sewer includes the flow from Denair and will include
flow from future development beyond the northeast corner of the City. To accommodate this
future flow, the flow from Denair will likely be redirected south and into an existing sewer
system in Hawkeye Avenue®.

A study of the Monte Vista Avenue and Tully Road trunk sewer showed that many segments of
the this sewer are currently flowing at or above their design capacity’. To eliminate this problem,
the City will construct a new 48-inch sewer for about 2,100 feet upstream of the TRWQCF and a
new influent pump station to lift the wastewater from the sewers up into the TRWQCF.

The current average dry weather flow to the TRWQCF is about 13 million gallons per day (mgd).
This includes flow from Turlock, Keyes and Denair. The TRWQCF also treats 1 mgd of
partially treated wastewater from Ceres, and the flow from Ceres is expected to increase to 2 mgd
in the future. With the construction of planned improvements, the TRWQCF could treat a flow of
about 20 mgd from Turlock, Keyes and Denair and about 2 mgd of partially treated flow from
Ceres. Thus, the proposed improvements would provide capacity for about a 50 percent increase
in the flow to the plant, and the flow is expected reach 23 mgd near the year 2030.

The current and planned treatment facilities will only occupy about 60 acres of the 140 acre site.
Consequently, there is room for the plant to expand well beyond a capacity of 23 mgd, thus
allowing for growth of the City beyond the year 2030, and sewage treatment is not expected to be
a constraint on new residential development on the opportunity sites in Turlock.

® Personal Communications with Dan Madden, Municipal Services Director, on October 9, 2008 and December
12, 2008.

5 personal Communications with Dan Madden, Municipal Services Director, on December 12, 2008.

! Tully Road Monte Vista Avenue sewer study, letter report to Mr. Dan Madden from Michael J Britten (Carollo
Engineers), dated June 4, 2007.
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4.8 QUANTIFIED OBJECTIVES

The following table (4.8-1) summarizes the City of Turlock’s quantified objectives for housing
production by income level over the time frame of the element.

Table 4.8-1 Quantified Housing Objectives — Turlock, 2007-2014

Extremely Very Above
Low Low Low Moderate Moderate
New Construction 346 459 452 664 945
Rehabilitation
Single Family Homes — Rehab 0 25 25 0 0
Loans
Foreclosures
Multifamily
Conservation/Preservation* 0 0 0 0 0
Total 354 492 488 667 945

1. There are no units at risk of converting from affordable to market-rate during this Housing Element cycle.

Source: Dyett & Bhatia
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5 Constraints

The purpose of this chapter is to analyze potential and actual governmental and non-
governmental constraints on the maintenance, improvement and development of housing in the
City of Turlock. A discussion of Turlock’s efforts to remove constraints is included.

5.1 GOVERNMENTAL CONSTRAINTS

STATE AND FEDERAL POLICY

Actions or policies of governmental agencies, whether involved directly or indirectly in the
housing market, can impact the ability of the development community to provide adequate
housing to meet consumer demands. For example, the impact of federal monetary policies and
the budgeting and funding policies of a variety of departments can either stimulate or depress
various aspects of the housing industry. Local or state government compliance or the enactment
of sanctions (sewer connection or growth moratoriums) for noncompliance with the federal Clean
Air and Water Pollution Control Acts can impact all types of development.

State agencies and local government compliance with state statutes can complicate the
development of housing. Statutes such as the California Environmental Quality Act and sections
of the Government Code relating to rezoning and General Plan amendment procedures can also
act to prolong the review and approval of development proposals by local governments. In many
instances, compliance with these mandates establishes time constraints that cannot be altered by
local governments.

LOCAL LAND USE CONTROLS

Local governments exercise a number of regulatory and approval powers which directly impact
residential development within their respective jurisdictional boundaries. These powers establish
the location, intensity, and type of units that may or may not be developed. The City's General
Plan, zoning regulations, project review and approval procedures, development and processing
fees, utility infrastructure, public service capabilities, and development attitudes all play
important roles in determining the cost and availability of housing opportunities in Turlock.

The General Plan is the primary land use control document. This policy document not only
establishes the location and amount of land that will be allocated to residential development, but
also establishes the intensity of development (in terms of unit densities and total number of units)
that will be permitted. While nearly all components or elements of the General Plan contain goals
and policies that influence residential development, it is the Land Use Element that has the most
direct influence.

The current General Plan Land Use Element defines a four land use classifications that are
exclusively residential (Very Low Density, Low Density, Medium Density, and High Density
Residential), as well as several others that allow residential uses. The residential classifications
allow densities ranging from 0.2 units per acre to 30 units per acre, exclusive of second units and
density bonuses for affordable housing. As discussed in Chapter 4, there are currently adequate
sites for new housing in each of the land use categories. Therefore, the residential land use
regulations in the General Plan are not to be viewed as a constraint. As the General Plan
undergoes its comprehensive update, this range of permissible densities is expected to be
maintained; moreover, the City has expressed interest in allowing greater densities and/or more
variety in residential unit types in the new General Plan.
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The current General Plan is implemented through the Zoning Code. The City of Turlock
development standards contained in the Zoning Code do not contain any unduly restrictive
provisions. Building height, setbacks, lot areas, and parking are generally within the range of
other similar sized cities in the State. Table 5.1-1 summarizes the density, size, and parking
requirements of the residential zoning districts.

Table 5.1-1 Development Standards for Zones Permitting Residential Use

Yard Setback (ft.) Lot Area/
Dwelling
Unit Parking
(square Spaces
Bldg Minimum feet), or per
Height Lot Area max Dwellin
Zoning District (ft.) Front Side Rear (sq. ft.) density* Unit® Open Space
Base Residential Districts
Residential 35 30 10 20 14,500 14,500 2 NA
Estate (RE)
Low Density 35 15 5 10 5,000 5,000 2 NA
Residential (RL)
Low Density 35 15 0-10 10 4,500 4,500 2 900 sf
Residential 4.5
(RL 4.5)
Medium Density 35 20 10-20 10/story 6,000 15 du/ac 15 500 sf
Residential (RM)
High Density 40 20 10-20 10/story 7,500 30du/ac 15 500 sf
Residential (RH)
Downtown Overlay Districts
Downtown Core 60 0 0 0 NA  30du/ac None None
(DC)
Downtown Core 45 10 5 10 NA 15du/ac 1for SF, 25% of lot
Transitional 0.75 for area
(DCT) MF  landscaped
Transitional 35 15 5 10 NA 10 du/ac 2 for SF, 25% of lot
Commercial (TC) 1.5for MF area
landscaped
Industrial/ 35 15 5 10 NA 10 du/ac 2 for SF, 25% of lot
Residential (IR) 1.5 for MF area
landscaped
Office/Residential 35 15 5 10 NA 10 du/ac 2 for SF, 25% of lot
(OR) 1.5for MF area
landscaped

1. Du/ac = Residential dwelling units per acre
2. SF = Single Family; MF = Multifamily

Source: City of Turlock Zoning Ordinance

Compliance with numerous governmental laws or regulations can also add to the cost of housing.
Requirements that relate to site coverage, parking, and open space within developments can
indirectly increase costs by limiting the number of dwelling units which can occupy a given piece
of land. This is especially true with larger units when the bulk of the buildings and increased
parking requirements occupy an increasing share of the site. In some instances, developers must
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decide whether or not to build smaller units at the maximum allowable density or fewer larger
units at a density less than the maximum. Either solution can have different impacts on the
housing market. Building a higher number of smaller units can reduce costs and provide
additional housing opportunities for smaller households but does not necessarily accommodate
the needs of larger families. Larger units can be made available to families, but because of their
size and lower density, the cost of these units is higher.

Landscaping

Landscaping is required for all zoning districts. Residential districts require 30 percent of the site
to be landscaped. Such landscaping would include, but not be limited to, shrubbery, trees, grass
and decorative masonry walls. Landscaping contributes to a cooler and more aesthetic
environment in the city by providing relief from developed and paved areas. It also improves
water quality by filtering surface water runoff. All landscaping is installed by the developer and
must be approved prior to occupancy of any building. Additionally, subdivisions must, to the
extent possible, promote energy conservation through passive/natural heating and cooling.
Landscaping that provides shade helps achieve that design consideration.

Parking

As Table 5.1-1 demonstrates, no more than two off-street parking spaces per unit are required in
low density residential districts, and no more than 1.5 spaces per unit are required for medium
and high density residential districts (plus one guest space per four dwelling units). Residential
development in the Downtown Core and transition areas is facilitated by reduced parking
requirements. In the DC zone, no off-street parking provision is required; in the DCT zone,
parking requirements are half of what the base residential zones require.

Constraints Removal Efforts: Height Limits

In the R-E, R-L, R-L4.5, and R-M residential districts in Turlock, building heights of up to 35
feet (generally three stories) are allowed, and in the R-H district, building heights of up to 40 feet
are allowed (per the July 12, 2011 zoning ordinance amendment, adopted to address this
constraint). In the Downtown Core and Downtown Core Transition areas, heights up to 60 feet
and 45 feet, respectively, are allowed. In the Downtown Overlay districts, lot size is not
specified, and density is expressed in FAR. Allowable FAR ranges from 0.6 in the TC zone to
3.0 in the DC zone. In addition, numerous recent high density residential development projects
(Sierra Oaks, Balboa Park, and Park Villas) have applied for and received exceptions to the
standard height limitation, thus allowing structures to reach 45 feet instead of 35 feet (the
maximum allowed at the time of submittal). However, these exemptions were requested and
received for aesthetic purposes. The buildings are built at three stories, which is consistent with
the height necessary to achieve the required density. Height and bulk restrictions do not pose
constraints on the development of multifamily housing in Turlock.

Constraints Removal Efforts: Allowable Density

The City provides cost reductions to developers through its adopted Density Bonus Ordinance
when Low and Very Low income housing units are proposed. Policy 2-1-4reflects the City’s
updated Density Bonus ordinance, specifying that the City will follow the criteria set forth in
California Government Code Section 65915 regarding density bonus requests for affordable
housing, in compliance with SB 1818. Further cost reductions occur in the form of increased
densities and concessions such as flexibility in site development standards and zoning code
requirements, deferment in development fees, financial aid from the Redevelopment Agency,
and/or accelerated plan check. In addition, the General Plan update process will explore land use
classifications that allow a greater variety of medium and high density housing types.
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Cost reductions occur through the more efficient use of land in mixed use zones and the Planned
Development (PD) program. For example, the PD residential districts of the zoning code allow
design flexibility through, but not limited to, small lots, zero lot line, cluster developments,
mixed unit types, and high-rise apartments. Second units are also already permitted by right in all
residential zones.

GROWTH CONTROLS

Following the City’s rapid growth in the 1980s, the City of Turlock implemented several
strategies for controlling the type, pace, and location of urban development. A growth
management program was adopted in the early 1990s, which was later replaced in 1998 with a
Residential Annexation Policy that focuses annexations and growth to one quadrant of the city at
a time. Residential development in the northwest and northeast quadrants has proceeded since the
1990s via several Master and Specific Plan processes. This is in accordance with policies put in
place in the current General Plan (adopted in 1993 and updated in 2002), which require that
unincorporated areas for new development be pre-zoned prior to city annexation, that adequacy
of public facilities be established, and that new development be contiguous to existing
development. The General Plan update underway (2008-2011) is expected to continue the policy
of master planning one area for residential development at a time, which allows for timely and
efficient use of infrastructure and resources.

The City does not have a limit on the number of building permits that can be issued in a given
year. Research informing the General Plan update shows that ample vacant land exists for
residential development within the City’s study area boundary to accommodate projected future
population and employment growth over the next 20 years (see details in Chapter 4, and
Appendix D: Growth Capacity Analysis of Planning Area Boundary). Therefore, growth controls
do not pose constraints on housing development in Turlock.

Additionally, the City has adhered to the provisions of AB 2292, which prevent the down-zoning
of a residential property without the concomitant up-zoning of a comparable property. The City
has not engaged in any systematic down-zoning of residential property, and keeps a record of all
rezones, including some that were approved prior to the legislation. Down-zoning has not been
permitted without documentation that the loss of dwelling units can be recaptured elsewhere in
the city. Records of the City’s “no net loss” efforts are reported in the Housing Element Annual
Reports.

DEVELOPMENT REVIEW PROCESS, FEES, AND EXACTIONS

Part of the cost associated with developing residential units is related to the fees or other
exactions required of developers. The development review process includes required permits
needed to obtain project approval and the time required to conduct project review and issue land
use entitlements. Developers often contend that lengthy review periods increase financial and
carrying costs, and that fees and exactions increase expenses. These costs are in part passed onto
the prospective homebuyer in the form of higher purchase prices or rents, and can therefore affect
affordability. However, it is the City’s policy that all development “pay its own way,” and not be
subsidized by the General Fund. Impact fees have been established in order to provide adequate
public facilities and services to support new development. The City of Turlock has numerous
provisions by which the burden of fees can be eased for affordable housing developments.

Processing and Permit Procedures

The time allowed for project review and approval is consistent with that provided by State law.
Depending on the conformity of a project application with the General Plan and the Zoning
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Ordinance, and magnitude and complexity of a development proposal, the time required to
process a project varies greatly from one project to another. Factors which can affect the length
of development review on a proposed project include a rezoning or General Plan amendment
requirement, public meetings required for Planning Commission or City Council review, or a
required Negative Declaration or Environmental Impact Report (EIR).

Table 5.1-2 identifies the most common steps in the entitlement process. It should be noted that
each project does not necessarily have to complete every step in the process (i.e., small scale
projects consistent with General Plan and zoning designations do not generally require
Environmental Impact Reports, General Plan Amendments, Rezones, or Variances). A residential
project on an appropriately-zoned parcel would only require a Minor Discretionary Permit (staff-
level review) and Design Review.

Design Review is required of all residential development proposals (with the exception of single-
family homes on infill lots and interior remodels or tenant improvements). The review is
conducted by the Planning Services Director or other staff, for the purpose of ensuring that the
project will not unreasonably interfere with the use and enjoyment of existing or future
neighboring development; will not result in pedestrian or vehicular hazards; and is architecturally
compatible with the surrounding neighborhood. Evaluation is based upon the adopted City of
Turlock Design Guidelines, or, if the project is located downtown, the Downtown Design
Guidelines. No additional fee is charged for Design Review. Neither the City of Turlock Design
Guidelines nor the Downtown Design Guidelines represent a constraint to development; the
documents do not impose unreasonable restrictions on housing developers, and the neighboring
jurisdictions of Modesto, Ceres, Patterson, and Hughson have design guidelines for residential
development and/or a design review process as well.

Certain review and approval procedures may run concurrently. Since the majority of
Environmental Impact Reports (EIRS) are prepared in response to a General Plan Amendment
request, these two actions are typically processed simultaneously. The City encourages the joint
processing of related applications for a single project. For example, a rezone petition may be
reviewed in conjunction with the required site plan, a tentative tract map, and any necessary
variances. Such procedures save time, money, and effort for both the public and private sector.
However, it is important to note that processing timelines, comply with the Permit Streamlining
Act, and could not be made much shorter, if at all, without violating State laws, particularly as
they relate to public noticing, compliance with the California Environmental Quality Act, etc.
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Table 5.1-2 Development Review and Approval Procedures — Turlock

Action/Request and Fee Processing Comments
Time

Environmental Impact Report See Processing and review time limits controlled

(Fee: 10% of EIR Cost) Comment through CEQA: 30 day review period for

Negative Declaration
(Fee: $2,140 for neg. dec. or mitigated

1 month (plus
public review

neg. dec; $3,185 for mitigated neg. time for
dec. with special studies) document
preparation)
General Plan Amendment 4 months
(Fully Burdened Hourly Rate (FBHR)
applied to deposit of $8,275)
Rezone 4 months
(FBHR with minimum deposit of
$4,495 for <5 ac, and $5,990 for >5
ac)
Tentative Parcel Map 3 months
(FBHR with minimum deposit of
$1,725)
Tentative Subdivision Map 3 months
(Fees: 0-10 ac $5,070, 11-20 ac
$7,230, 21-50 ac $9,315, >50 ac
$11,190)
Variance (Application Fee: $1,875) 3 months
Conditional Use Permits (Fees: minor 3 months
$2,830, medium $4,480, major
$6,510)
Minor Discretionary Permit (MDP) 2 months
(Fees: minor $2,050, medium $2,825,
major $5,635, amendment $1,430
Design Review (no fee) 2 months,
concurrent
with other
permits

Notice of Preparation; 30-60 day review
period for Draft EIR; 30 day review period
for Notice of Determination.

Processing time can be extended if the
project has a longer review and approval
period or if mitigations are required.
Adopted by decision-making body.

Gov. Code Section 65358 limits the number
of times any element of the General Plan
can be amended each calendar year to four.
Requires a public hearing for the City
Council and Planning Commission.

Requires a public hearing for the City
Council and Planning Commission.

Requires a staff-led public hearing. May be
referred to Planning Commission for
additional review, if necessary.

Requires a public hearing before the
Planning Commission.

Requires approval by Planning Commission
Requires a public hearing before the
Planning Commission

Staff Level Review

Staff Level Review

Source: City of Turlock Planning Division

Table 5.1-3 shows the typical planning processing procedures by project type for a single family
unit, a subdivision, a multifamily project with less than 20 units, and a multifamily project with
more than 20 units. Generally, multifamily development projects take six to eight weeks to

process and require only a staff-level review.
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Table 5.1-3 Typical Processing Procedures by Project Type, Turlock

Single Family Unit Subdivision Multifamily < 20 Multifamily > 20
units units
Permit Type Building Permit Vesting Minor Minor
Tentative Discretionary Discretionary
Subdivision Map Permit Permit
CEQA Review Ministerial act; Mitigated Mitigated Negative Mitigated Negative
CEQA Exempt Negative Declaration Declaration
Declaration (typical)
(typical)
Authority Staff-level review  Requires review  Staff level review Staff level review
and approval as  and approval by and approval for and approval
part of the building Planning compliance with for compliance
permit process for Commission development  with development
compliance with standards and standards and
City standards design of design of
and/or Planned structures structures
Development, if
applicable
Est. Total 15-30 minutes 2.5-3 months 6-8 weeks 6-8 weeks
Processing
Time

Source: City of Turlock Planning Division

Pre-Application Review

When developers have a project proposal, the City invites them to a Predevelopment Meeting.
These meetings, held each week free of charge, provide developers with an opportunity to meet
with various City staff representing numerous City departments (e.g. planning, building, housing,
redevelopment, engineering, fire, etc.) to strategize about project design, City standards,
necessary public improvements, and funding opportunities (where appropriate).

Application Fees

A brief survey shows that the City of Turlock charges somewhat above-average planning
application fees when compared to its neighboring jurisdictions. For example, Turlock requires a
deposit of $8,275 for a General Plan amendment, while Modesto, Stanislaus County, Ceres, and
Patterson fees are all less. In Turlock, the average cost for a 20-lot subdivision would be between
$5,070 and $7,230, while in Patterson, Ceres, and Stanislaus County, the total cost is several
thousand dollars less. However, Turlock’s fees are designed to recover costs for all City
departments, not just the Planning Division’s costs of reviewing the application. Table 5.1-4
details the planning application fees of Turlock and its neighboring jurisdictions.

It is important to point out that Turlock has enough vacant residentially-zoned land to
accommodate its housing needs, so it is unlikely that a General Plan amendment or a zoning
change would be necessary for new housing development built in the City. Any housing built on
the opportunity sites identified in the Sites Inventory chapter would only need a Minor
Discretionary Permit (MDP) and Design Review, with no review by the City Council or Planning
Commission. Therefore, it is more relevant to consider the fees and processing procedure for a
properly-zoned parcel. The processing time is approximately two months, and the fee for a
medium-sized project is $2,825.
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Table 5.1-4 Planning Application Fees — Turlock and Surrounding Jurisdictions

General Plan Tentative Tract

Jurisdiction Amendment Rezone Map Variance
Turlock Actual cost at Fully  Actual Cost at Actual cost at $1,875
Burdened Hourly Rate FBHR with FBHR with
(FBHR) with $8,275 minimum  minimum deposit of
deposit deposit: $5,070 - $11,190
$4,495 (based on acreage)
(for < 5ac) or
$5,990
(for > 5ac)
Modesto Actual cost with a $2,827 $6,195 $330 for single
$5,000 deposit family, $4,900 for
all others
Patterson $2,760 $3,050 $3,390 $930
Ceres Actual cost at FBHR $1,768 $1,020 $696
with $2,000 deposit
Stanislaus Actual cost with a $3,620 $4,170 + $30/lot $2,590
County $3,620 deposit

Source: City and County Planning Departments, Dyett & Bhatia

Impact Fees

Impact fees, land dedications, or improvements are also required in most instances to provide an
adequate supply of public parkland and to provide necessary infrastructure (streets, sewers, and
storm drains) to support new development. While such costs are charged to the developer, most,
if not all, additional costs are passed to the ultimate product consumer in the form of higher home
prices or rents.

The significance of the necessary infrastructure improvements in determining final costs varies
greatly from project to project. The improvements are dependent on the amount of existing
improvements and nature of the project. A Capital Facility Development Fee to offset the cost of
transportation, police, general government, and fire protection is assessed to each new housing
unit constructed in the city. The amount of the fee is determined by the land use type and the
quadrant in which the project is located. On average, the per-unit fee cost is $8,993 for low
density residential and $6,472 for high density residential. This fee can be deferred for projects
with affordable units if it can be clearly demonstrated that the fee (alone) will increase the cost of
the housing so that it is no longer affordable to low income households.

Table 5.1-5 lists the development impact fees charged for a representative single family unit (at 6
dwelling units per acre and with a unit size of 2,000 square feet) and multifamily unit (at 20
dwelling units per acre and with a unit size of 1,000 square feet). Due to some efficiencies
associated with developing multifamily housing, the total fee amount for the multifamily unit is
nearly $9,000 lower than the single family unit ($21,800 versus $30,600).
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Table 5.1-5 Development Impact Fees (As of December 31, 2008)

Single Family
(assumes 6 Multifamily
du/ac and a (assumes 20
2,000 SF du/ac and a
Fee unit) 1,000 SF unit) When Due
Water Grid $2,457 $2,457 Building Permit
Water Frontage $30 $30 Map Recording or Building Permit
Water Connection $2,250 $2,250 Building Permit or Water Permit
Waste Water Plant
Capacity $2,197 $2,197 Building Permit
Sewer Frontage $1,262 $25 Building Permit or Sewer Permit
Sewer Connection $1,800 $1,800 Sewer Permit
Sewer Trunk Capacity $180 $180 Building Permit
Master Storm Development $899 $472 Final Map
Capital Facilit%/
Development Building Permit
SE Quadrant $8,638 $6,252
SW Quadrant $9,394 $6,721
NE Quadrant $8,966 $6,455
NW Quadrant $9,590 $6,842
Northwest Triangle SP
Area $8,378 $6,091
Average $8,993 $6,472
School? $9,120 $4,560 Building Permit
Building Permit Tax® $125 $100 Building Permit
Park Improvement $1,268 $1,268 Building Permit
Total Fees per Unit* $30,582 $21,812

1. Community Facilities Development fee includes transportation, police, fire, and general government.

2. School fees based on Turlock Unified School District rate of $4.56 per square foot. Some land within Turlock
city limits lies in the Denair Unified School District, where fees are $2.97 per square foot.

3. Covers water well, transportation, traffic signal, public safety, and park development. Fee is based on
number of bedrooms; calculation assumes 3 bedrooms for single family and 2 bedrooms for multifamily.

4. Total includes the average Capital Facility Development fee.

Source: City of Turlock Development Services

Additionally, there are development impact fees associated with the Master and Specific Plan
areas in which much new residential development occurs. These fees generally cover additional
sewer, storm drainage, transportation, and water infrastructure above the standard development
impact fees levied by the City, to reflect the cost of extending services to newly developed
residential areas. In the past, these fees have ranged from $3,000 per unit for the Northwest
Triangle Specific Plan Area to over $55,000 per unit in the East Tuolumne Master Plan Area.
New development occurring on vacant parcels in these areas would be subject to these additional
fees; however, the housing sites identified in this document for affordable housing are located
outside of the existing Master and Specific Plan Areas in the northwest and northeast.
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The Turlock Unified School District (TUSD) and the Denair Unified School District (DUSD)
serve the City of Turlock. TUSD and DUSD have school impact fees on new development of
$4.56 and $2.97 per square foot, respectively. These fees can add significantly to the cost of
development, but they are consistent with the amount established by California Government
Code Section 65995 et seg. Senior housing is exempt from school fees because it does not impact
the demand for schools.

Fees as a Percentage of Development Costs

The following table (5.1-6) illustrates the total development costs for a typical single family
home in Turlock, taking the sample unit used in Table 5.1-4 above as an example: a 2,000 square
foot home built at a density of six units per acre. The analysis assumes the unit is part of a 50-lot
subdivision in a master plan area with average impact fees. As the table shows, total fees make
up approximately 11 percent of the total development cost for a typical single family unit in
Turlock.

Table 5.1-6 Total Development Cost and Fee Percentage for One Typical Single Family Home

Development Component Fee or Cost Percent of Total Development Costs
Construction* $156,000 55.8%
Land? $77,167 27.6%
Impact Fees® $30,580 10.9%
Permitting Fees® $277 0.1%
Subtotal: Fees $30,857 11.0%
Other Soft Costs® $15,600 5.6%
Total $279,624 100.0%

1. Assumes construction costs of $78 per square foot. See section 5.2 below.

2. Assumes average residential land price of $463,000 (see section 5.2 below) developed at six units per
acre.

3. Assumes the average impact fee for a single family home. See table 5.1-4 above.

4. Assumes fees for parcel map, subdivision map, and Minor Discretionary Permit for a 50-unit subdivision.

5. Assumes that other soft costs (besides fees), including architecture, administrative, etc. are approximately
10 percent of construction costs.

Source: Dyett & Bhatia

Constraints Removal Efforts: Fees

The City of Turlock has instituted actions aimed at reducing the impact of the public sector role
in housing costs. The City's processing policies regarding concurrent review of related
applications for a single project also reduce overall time and costs. Policy 2-1-1 continues this
practice. A predevelopment “tip sheet” was also created to help guide applicants through the
permitting process.

Although the City's processing and development fee structure accounts for only a fraction of the
final costs, cost implications for developers of below market-rate housing can be significant
when any increase inhibits the ability to provide units affordable to their clients. To offset
developer’s costs, the City can defer payments of the development fees and can also underwrite a
portion of the Capital Facility Development fees for affordable housing developments using
CDBG and RDA funds (see Policy 2-1-2). In the previous planning period, the City underwrote
these fees for The Palms, a 104-unit multifamily complex affordable to Low income families. In
addition, the City’s Capital Facility Development fees are significantly less for multifamily

5-10



Chapter 5: Constraints

projects than for single family projects, averaging $6,500 per unit versus $9,000 per unit,
respectively. The City will also explore the feasibility other incentive methods to encourage the
development of affordable housing (see Policy 2-1-2).

BUILDING CODES AND ENFORCEMENT

As of January 1, 2008, the City of Turlock adopted the 2007 Uniform Building Code (UBC),
Uniform Housing Code, and the Uniform Code for the Abatement of Dangerous Buildings. New
structures must conform to the standards of the UBC. When a project is plan checked, it is
reviewed for minimum compliance with the 2007 California Building Codes (CBC). This
includes Electrical, Plumbing, Mechanical (heating & cooling), Structural, Energy Compliance,
Non-Structural (building exits, interior environment, etc.) and Disabled Access (commercial
buildings). The Uniform Housing Code is not applicable to structural modifications or additions.
The Uniform Code for the Abatement of Dangerous Buildings applies to all buildings, old or
new. These building codes ensure structural integrity, and facilitate the City’s efforts to maintain
a safe housing supply.

OFF-SITE IMPROVEMENTS

Developers of residential subdivisions are required to provide each lot with connections to the
City sanitary sewer system, the City domestic water supply, and gas, electric, telephone, and
cable television services. Subdivisions must also be provided with storm drainage facilities, or
pay a fee, in accordance with the City’s adopted Storm Drain Master Plan. Subdivisions must
also include sidewalks (in most cases, except where very low density zoning permits their
exclusion), paved streets, and street trees. Such improvements are required as a condition of the
subdivision map, or if there is no required map, improvements are required as part of the building
permit. These on- and off-site improvements promote the health, safety and general welfare of
the public.

Curbs, gutters, and drainage facilities direct storm and runoff water out of residential
developments. City roadways are required to be paved. Pavement creates an all-weather roadway,
facilitates roadway drainage, and reduces dust. It also produces a high speed circulation system
and facilitates relatively safe traffic movement. Roadways are classified by the City according to
traffic needs. They are as follows:

Acrterial - Six lanes, 100-110 feet right-of-way, with left turn median

Major Collector- Four lanes, 94 feet right-of-way, with two bicycle lanes

Collector — Two lanes, with a 60 foot right-of-way

Local - Two lanes, 50-54 foot right-of-way

Avrterials and collectors are designated on the General Plan according to existing and projected
needs. Developers are responsible for the development of roadways associated with the
residential project and also participate in regional transportation system improvements through
payment of the Capital Facility Development fee (see table 5.1-4 above).

PERSONS WITH DISABILITIES

Zoning and Reasonable Accommodations Procedure

Compliance with SB 520 (Article 10) is met by permitting supportive multifamily or single
family housing for the disabled in any residential zone that permits non-designated single or
multifamily housing. One assisted housing development, Denair Manor, houses the elderly as
well as disabled adults of any age. In addition, as part of the Home Rehabilitation Loan program,
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the City provides rehabilitation grants to disabled persons to improve access and mobility in their
homes.

The City of Turlock offices are handicapped accessible. Disabled applicants are treated with the
same courtesy as all applicants. They are provided one-on-one assistance to complete the forms
for zoning, permits, or other building applications. The City will accommodate any specific
verbal or written request for assistance. Applications for retrofit are processed over-the-counter in
the same process as for improvements to any single family home.

The City of Turlock continually reviews its ordinances, policies, and practices for compliance
with fair housing laws. The City now has a broadened and revised definition of “family” to
include State and federal definitions relating to unrelated adults living together as a household
unit.

Constraints Removal Efforts: Reasonable Accommodations

The Housing Element includes a policy that recognizes the City’s efforts to come into
compliance with federal law that requires reasonable accommodation of requests to improve
physical access to structures for disabled persons, even if these requests (for example, a covered
wheelchair ramp extending into a setback alongside a single-family house) violate the City’s
zoning ordinance. The July 12, 2011 amendment to the TMC revised Section 9-3-103 to allow
deviations from the setback and height requirements for the purpose of providing accommodation
for disabled access to an existing structure upon approval of a Minor Administrative Approval
pursuant to Article 3 of TMC Chapter 9-5.

Parking Requirements

All multifamily complexes are required to provide handicapped parking at a rate of one for every
20 non-handicapped spaces. One parking space is provided for each dwelling unit designed for
people with disabilities. The City works with the developers of special needs housing and will
reduce parking requirements if the applicant can demonstrate a reduced need for parking.

Group Homes

The City permits group homes with six or fewer persons in any residential zone, as well as the
agricultural and commercial office districts, without restriction or additional permits. This allows
proponents to locate these facilities in any area they can afford without additional development or
permit costs. The development of group homes is therefore a market issue, not a regulatory issue.

State-licensed group homes are permitted by right in residential districts, in the agricultural
district with a conditional use permit, and in the commercial office district with a staff-level
minor discretionary permit. There are no regulations relating to the siting of special needs
housing in relationship to distance or location to one another.

The City of Turlock holds public hearings for every change or amendment to any ordinance,
policy, program, procedure, funding, or other similar action. There is no public comment
requirement for the establishment of a state-licensed group home, regardless of size. The zoning
ordinance (last amended in 2007) states (in part) that State licensed group homes, foster homes,
residential care facilities, and similar state-licensed facilities, regardless of the number of
occupants, are deemed permitted by right in a residential zoning district, pursuant to state and
federal law.
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There are no special conditions for group homes that also provide services, such as counseling, if
there will be six persons or fewer in residence, or if the larger facility is located in a commercial
zone or civic center. However, if the larger facility is planned in a residential zone, the service
component will become a part of the Use Permit process outlined above.

HOUSING FOR INDIVIDUALS EXPERIENCING HOMELESSNESS

Interim housing, which includes (but is not limited to) short term emergency shelters, women’s
shelters and other emergency shelters, transitional shelters, and halfway houses, is currently
permitted in all residential zones with a CUP but not by right. New State legislation (SB 2
(Cedillo)) now requires that all jurisdictions have at least one zone (where residential uses are
allowed) in which at least one year-round emergency shelter is permitted by right. To meet the
requirements of this legislation, the City must either amend its zoning ordinance or enter into a
multi-jurisdictional agreement to provide a homeless shelter, as well as provide financial
assistance to nonprofit agencies for the establishment of emergency, supportive, and transitional
housing. Policy 1-3-2 includes programs that describe the City’s compliance with SB 2. Please
see Section 4.3 and Policy 1-3-2 (in Chapter 6) for more details on the City’s new policies to
provide housing for individuals experiencing homelessness.

Constraints Removal Efforts: Emergency, Supportive, and Transitional Housing

The City of Turlock recognizes the need to address constraints to the establishment of
emergency, supportive, and transitional housing in the City. Policy 1-3-2 contains four programs
that will address the current constraints and bring the City into compliance with the requirements
of SB 2 (Cedillo).

Program A implements the City’s recent amendment to its zoning ordinance to allow emergency
shelters by right per SB 2 requirements. The City initiated the amendment by seeking community
input on a general “SB 2 Study Area” within which a specific location for an overlay zone for
emergency shelters would be identified. Community members who participated in the SB 2
workshops identified access to services for the homeless, access to bus service, the ability to walk
to services and commercial businesses, and the availability of land as the primary factors for
selecting an area. The Planning Commission directed staff to engage nonprofit and business
organizations that either serve the homeless community or have been involved in planning for
homeless facilities to help develop a draft set of development standards, permissible under SB 2,
for consideration. The SB 2 Technical Advisory Committee was formed consisting of
representatives from City staff and representatives of the Turlock Downtown Property Owners'
Association, the Turlock Gospel Mission, the We Care program, and Disability Resource Agency
for Independent Living (DRAIL). On February 8, 2011, the City Council and Planning
Commission held a joint meeting to review the draft standards and to provide more specific
direction to staff on the boundaries for the proposed zoning overlay district, and set the cap on
the number of beds to be provided to 200.

Senate Bill 2 requires a demonstration that sufficient capacity exists within the SB 2 zoning
boundary to meet the homeless sheltering needs of the City of Turlock. Staff conducted a
windshield survey and collected real estate listings to prepare an initial list of available
properties. The criteria for inclusion on this list includes sites that are currently undeveloped (no
buildings), sites with large portions of undeveloped land (underdeveloped properties), and sites
that are listed for sale or lease. In addition, property owners contacted staff to add their properties
to the list. With the potential size limitations for each district in mind, and based upon the
available land within each zoning district within the overlay area, staff calculated that
approximately 1,200 beds could be developed within the proposed zoning district boundary.
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