HOUSING ELEMENT

CHAPTER 7: HOUSING
ELEMENT

HOUSING BACKGROUND
REPORT

The City of Madera last updated its Hous-
ing Element in March 2004. The Element
was subsequently certified as legally ade-
guate by the California Department of
Housing and Community Development
(HCD). The document was intended to
serve a planning period from 1998 to
2005. This Housing Element is a compre-
hensive update of the 2004 Housing Ele-
ment and is intended to serve a planning
period from 2009 to 2014. Upon its adop-
tion, this Element will become part of the
General Plan, which is being updated in
20009.

OVERVIEW OF STATE REQUIREMENTS

State law recognizes the vital role local
governments play in the supply and af-
fordability of housing. Each local govern-
ment in California is required to adopt a
comprehensive, long-term general plan for
the physical development of the city or
county. The Housing Element is one of the
seven mandated elements of the local
general plan. State law requires local gov-
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ernment plans to address the existing and projected housing needs of all
economic segments of the community through their housing elements. The
law acknowledges that, in order for the private market to adequately address
housing needs and demand, local governments must adopt land use plans
and regulatory systems that provide opportunities for, and do not unduly con-
strain, housing development. As a result, housing policy in the state rests
largely upon the effective implementation of local general plans and, in par-
ticular, local Housing Elements.

The purpose of the Housing Element is to identify the community's housing
needs, to state the community’s goals and objectives with regard to housing
production, rehabilitation, and conservation to meet those needs, and to de-
fine the policies and programs that the community will implement to achieve
the stated goals and objectives.

State law requires cities and counties to address the needs of all income
groups in their Housing Elements. The official definition of these needs is
provided by HCD for each city and county within its geographic jurisdiction.
State housing law (Government Code Section 65580) requires an assess-
ment of housing needs and an inventory of resources and constraints rele-
vant to meeting those needs. The assessment and inventory must include all
of the following:

e Analysis of population and employment trends and documentation of
projections and a quantification of the locality's existing and projected
housing needs for all income levels. Such existing and projected
needs shall include the locality's share of the regional housing need in
accordance with Section 65584.

e Analysis and documentation of household characteristics including
level of payment compared to ability to pay, and housing characteris-
tics including the extent of overcrowding and an estimate of housing
stock conditions.
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o A site-specific inventory of land suitable for residential development,
including vacant and underutilized sites, and an analysis of the rela-
tionship of zoning, public facilities, and city services to these sites.

e Analysis of potential and actual governmental constraints upon the
maintenance, improvement, or development of housing for all income
levels. These constraints include land use controls, building codes
and their enforcement, site improvements, fees and other exactions
required of developers, and local processing and permit procedures.

e Analysis of potential and actual non-governmental constraints upon
the maintenance, improvement, or development of housing for all in-
come levels, including the availability of financing, the price of land,
and the cost of construction.

e Analysis of any special housing needs populations, such as those with
disabilities, the elderly, large families, farmworkers, the homeless, and
single-parent households.

e Analysis of opportunities for energy conservation with respect to resi-
dential development.

The Housing Needs Assessment of the Housing Element identifies the nature
and extent of the City’s housing needs that in turn provide the basis for the
City’s response to those needs in the Policy Document. In addition to identify-
ing housing needs, the Background Report also presents information on the
setting in which the needs occur, which provides a better understanding of
the community and facilitates planning for housing.

The following sections satisfy state housing law requirements and provide the
foundation for the goals, policies, implementation programs, and quantified
objectives. The Housing Element Background Report is organized as fol-
lows:

e Demographics and Employment Characteristics and Trends;
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¢ Housing and Household Characteristics;

¢ Housing Overpayment;

e Future Housing Needs;

e Resource Inventory;

e Energy Conservation Opportunities;

e Current and Past Housing Programs in Madera;

Evaluation of Existing Housing Element Accomplishments.

These chapters draw on a broad range of informational sources. Information
on population, housing stock, and economics comes primarily from the 2000
U.S. Census, the California Department of Finance 2008 projections, and City
of Madera records. In addition to the public databases researched to update
demographic data, the City incorporated projections reported by Claritas.
Claritas is a marketing firm that utilizes an array of original data sources
(Census, postal activity, State Departments and other publicly available data)
as a basis to calculate demographic projections for localities. Claritas is used
as a source throughout Madera’s Housing Element Update for 2008 demo-
graphic updates. Information on available sites and services for housing
comes from numerous public agencies. Information on constraints on hous-
ing production and past and current housing efforts in Madera comes from
City staff, other public agencies, and some private sources.

General Plan and Housing Element Differences

The Housing Element is one of seven state-mandated elements that every
general plan must contain. Although the Housing Element must follow all the
requirements of the general plan, the Housing Element has several state-
mandated requirements that distinguish it from other general plan elements.
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Whereas the state allows local government the ability to decide when to up-
date their general plan, state law sets the schedule for periodic updates (5-
year time frame) of the Housing Element. Local governments are also re-
quired to submit draft and adopted Housing Elements to the California De-
partment of Housing and Community Development to review for compliance
with state law and ensures that the Housing Element meets numerous state
mandates. Upon satisfaction of these requirements, the state will certify that
the City’s Housing Element is legally adequate. Failure to comply with state
law could result in potentially serious consequences (e.g., reduced access to
infrastructure, transportation, and housing funding; vulnerability to lawsuits)
that extend beyond the realm of residential land use planning.

DEMOGRAPHIC AND EMPLOYMENT CHARACTERISTICS AND TRENDS

The purpose of this discussion is to establish the baseline population and
employment characteristics for the City of Madera. Some data is presented
to show a trend over time (2000 to 2008 where possible) and other data is
presented alongside comparable data for Madera County and the State of
California depending on availability of data. This facilitates an understanding
of the City’s characteristics by illustrating how the City is similar to, or differs
from, the county and the state in various aspects related to demographic
characteristics and needs.

Population

Table H-1 indicates the historic population trends for the City of Madera. As
shown in the table, during the past 10 years the City has experienced the
greatest rate of growth since the 1950s. Between 1990 and 2000, the City
experienced a 48 percent population increase. The State Department of Fi-
nance estimates that the annual average population growth between 2000
and 2008 (3 percent) was slower than the growth experienced in the 1990 to
2000 decade (4.8 percent). Claritas projects that the average annual popula-
tion growth between the 5-year time period, 2008 to 2013, will be lower than
the 2000 to 2008 period, signaling that there is a decline in the rate at which
the City will grow.
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TABLE H-1: CITY OF MADERA POPULATION, 1910 - 2013

. Average
FepulEien Annual Change

1910 2,404 - -

1920 3,444 1,040 4%
1930 4,665 1,221 4%
1940 6,457 1,792 4%
1950 10,497 4,040 6%
1960 14,430 3,933 4%
1970 16,044 1,614 1%
1980 21,732 5,688 4%
1990 29,281 7,549 4%
2000 43,207 13,926 5%
2008" 56,710 13,503 3%
20132 65,760 9,050 3%

Source: U.S. Census, 1910- 2000.
1 Estimate derived from State Department of Finance Table 2: E-5 City/County Population and Housing Estimates, 1/1/2008
2 Projection based on Claritas Report of July 28, 2008.

Table H-2 compares 2000 Census and 2008 estimated data for the City of
Madera for a variety of demographic characteristics, including age distribu-
tion, sex, ethnicity, household type, and household tenure.
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FIGURE H-1: POPULATION BY AGE GROUP
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Age

Between 2000 and 2008, the proportion of the City’s population in the 25 to
35 age group grew most rapidly, increasing its share from 15.7 to 17.48 per-
cent of the total. This group was followed by the 35 to 44 age group, which
increased from 12.6 to 13.78 percent of the total. The group with the greatest
decline in share of Madera’s population was the 20 to 24 age group, which
declined from 9 to 6.84 percent. The 2000 to 2008 period saw a decrease in
the population of this age group, although a corresponding pattern was not
observed from 2000 census figures for this cohort. The 15 to 19 age group
population saw an increase of 9.39 percent in 2008. The 55 to 85+ age
population did not change between 2000 and 2008, with 14.4 percent and
14.2 percent respectively. The percentage share of the population between
the ages 25 and 59, shows that over the 8 year period the City experienced
positive growth, which signifies the City’s ability to retain and attract residents
that are typically the highest income earners. For example, in 2000 the total
percentage share for the 25-59 age groups was 41 percent. In 2008 the per-
centage share increased to 46 percent.
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FIGURE H-2: POPULATION BY RACE
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Females and males accounted for 48.87 percent and 51.13 percent, respec-
tively, of the population in the City of Madera in 2008. These percentages
changed only slightly from 2000. In 2000, there were approximately 600
more males than females; currently, the disparity is 1,284 more males than
females in the City.

In terms of race, 44.89 (30 percent less than in the U.S.) percent of the popu-
lation was white in 2008, with 47.4 percent in 2000, down significantly from
57.6 percent in 1990. The “other” population group has also increased, from
43 percent in 2000 to 47 percent in 2008. The black population in Madera
has declined from 3.8 percent in 2000 to 2.9 percent in 2008. The Asian or
Pacific Islander populations also declined from 3 percent in 2000 to 2 percent
in 2008. Related the discussion of race are persons of Hispanic origin (an
ethnic category exclusive of race) showed the greatest increase from 53.2
percent in 1990 to 66.7 percent in 2000 and up to 72.9 percent in 2008. Ac-
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cording to Claritas, the Hispanic population in the U.S. currently accounts for
15.2% of the population.

The increase in total households between 2000 and 2008 was 27.9 percent,
greatly exceeding the increase of households in the U.S. (8.7 percent). The
U.S. Census divides households into two different categories, depending on
their composition.

¢ Family households are those which consist of two or more related
persons living together.

¢ Non-family households include persons who live alone or in groups
composed of unrelated individuals.

Between 1990 and 2000 the share of family households in Madera increased
from 75.9 percent to 78.8 percent. As demonstrated in Table H-2, the ratio of
families to nonfamilies remained unchanged between 2000 and 2008.

TABLE H-2: CITY OF MADERA AGE, SEX, RACE AND ETHNICITY,
HOUSEHOLD TYPE, 2000-2008

Number Percentage Number Percentage

Age distribution

Under 5 4,634 11 6,140 11%
5-9 4,548 11 5,176 9%

10-14 3,770 9 4,768 8%

15-19 3,847 9 5,328 9%

20-24 3,906 9 3,882 7%

25-34 6,803 16 9,921 18%
35-44 5,435 13 7,821 14%
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Number Percentage Number Percentage
45-54 4,058 9 5,645 10%
55-59 1,329 3 2,125 4%
60-64 1,064 3 1,542 3%
65-74 2,012 5 2,119 4%
75-84 1,306 3 1,606 3%
85+ 495 1 677 1%
Total 43,207 100 56,750 100%
Median Age 26.2 -- 28.1 --
Sex
Male 21,904 51 29,017 51%
Female 21,303 49 27,733 49%
Race/ Ethnicity
White 20,804 47 25,474 45%
Black 1,665 4 1,661 3%
American Indian 1,207 3 1,694 3%
Asian or Pacific Islander 1,324 3 1,177 2%
Other 18,869 43 26,744 47%
Total 43,869 100 56,750 100%
Hispanic 29,274 67 41,392 73%
Household Type
Families 9,435 79 12,110 79%
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Number Percentage Number Percentage
Non-Families 2,543 21 3,215 21%
Total 11,978 100% 15,325 100%

Source: U.S. Census, 2000, Claritas Report 2008

Table H-3 shows the income distribution of 2000 and 2008 households for
the City of Madera. All households earning less than $35,000 decreased in
overall percentages in 2008 versus in 2000. Those households earning less
than $15,000 saw the greatest reduction in percentage; in 2000 this group
represented 22 percent of the total population, while in 2008 this group repre-
sented 18 percent. Most of these households would be considered extremely
low-income. Based on the 2008 Madera County State Income Limits, the
Area Median Income, for a family of four considered extremely low-income is
less than $16,500. According to 2008 income information, that would include
all of the households in the “less than $15,000” category and some in the
“$15,000-$24,999” category or approximately 3,002 households. The house-
holds that earn $35,000-$50,000 remained consistent between 2000 and
2008 at 18 percent of the total population. All households earning over
$50,000 have also increased in percentages, with the largest percentage in-
crease realized by those persons earning between $50,000 and $75,000. The
median household income also increased significantly by 27 percent from
$31,033 in 2000 to $39,330 in 2008. These are income figures for the City
based on the 2000 Decennial Census and projections based on those Cen-
sus numbers. The median income is the midpoint of all incomes reported in
the City during the Census. In 2000 the U.S median household income was
$41,994 and in California it was $47,493. In 2008 the U.S. median income is
expected to grow 60 percent and is estimated to be $67,019. The 2008 Cali-
fornia median household income is estimated to be $70,712, which is an in-
crease of 48 percent.
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HCD also publishes annual income limits for each County, which determines
a household’s eligibility for state and federally funded housing assistance
programs. These limits are also used to analyze the income and affordability
characteristics for the City in the absence of current Census numbers that
provide detailed income data. Therefore, while the estimated median income
for the City based on 2000 Census data is $39,330, by Claritas, the 2008
HCD income limits are used to determine what people in the community can
afford to spend on housing since this is the income figure used by most hous-
ing assistance programs. The median income limit for a family of four in 2008
was $53,800. This figure is known was the Area Median Income or AMI for
Madera County, which also applies to the City. The HCD limits are presented
by income level (extremely low-, very low-, low, moderate- and above moder-
ate-income) and by household size in Table H-42 in the Household Income
Characteristics section.
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TABLE H-3: CITY OF MADERA HOUSEHOLD INCOME DISTRIBUTION

{00]0] 2008 Comparison
Household Change in
Households | Percentage Households Percentage Percentage
Change
Share
Less Than .
$15,000 2z 22 2,770 18 698 4%
$15,000-
$24,999 1,631 17 2,323 15 692 2%
$25,000-
$34,999 1423 15 1,764 12 341 -3%
$35,000-
$49,999 1,729 18 2,791 18 1,062 ;
$50,000- .
$74,999 1,465 16 2,866 19 1,401 3%
$75,000- )
$99,999 537 6 1,201 8 754 3%
$100,000- .
$149,999 408 4 983 6 575 2%
$150,000 or 209 ) 537 A 228 -
more
Total House- 9,474 100 15,325 100 5,851 -
holds

Source: 2000 U.S. Census, 2008 Claritas report
Employment

Table H-4 illustrates the labor force data for both the County and City of
Madera. The City of Madera represents approximately one-third of the labor
force of Madera County and has half of the total unemployed persons in the
County. The December 2008 unemployment rate at 15.6 percent for the City
of Madera is significantly higher than the 11 percent rate within the County as
a whole. In June 2007, the County of Madera’s unemployment rate was 7.5
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percent, which compares with an unadjusted unemployment rate of 7.6 per-
cent for California and 6.0 percent for the nation during the same period. Ris-
ing unemployment trends are not unique to Madera, as the U.S and California
are also experiencing a steady increase in unemployment rates. In Decem-
ber of 2008 the California Employment Development Department reported
that the unemployment rate in the U.S. had increased to 7.2 percent and in
California it had increased to 9.3 percent.

TABLE H-4: CITY AND COUNTY LABOR FORCE DATA, DECEMBER 2008

Unemployment

Area Name Labor Force Employment
Number Rate
Madera County 65,600 58,400 7,200 11%
City of Madera 23,200 19,600 3,600 16%

2008 State of California Employment Development Department
N.B. The Census Ratios for Madera County reflect the employed and unemployed persons within the county, based on all
cities/census designated places within the county.

The employment status of persons 16 years and older is as follows:

e 0 percent are in the Armed Forces;

e 49 percent are employed civilians;

o 11 percent are unemployed civilians; and

e 40 percent are not in the labor force.

The demographics of the 49 percent employed civilians identified above are
as follows:

e 27 percent are occupation type blue collar;

e 41 percent are white collar; and
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e 32 percent are service and farmworkers.

Table H-5 shows the employment by major sectors for the City of Madera in
2008. The sales and office sector was the major employment sector for the
City, accounting for 21.62 percent of the City’s employment. As shown in the
table, farming, fishing, and forestry (13.26 percent) was a significant employ-
ment sector for the City, accounting for the City’'s fairly large farmworker
population. The significant employers in all sectors included the City of
Madera, state and federal government, Madera Unified School District, and
the Madera Community Hospital.

TABLE H-5: CITY OF MADERA EMPLOYMENT BY MAJOR SECTOR

City of Madera

Industry
Management, Business, and Financial operations 1,405 7%
Professional and Related Occupations 2,613 13%
Service 3,447 18%
Sales and Office 4,214 22%
Farming, Fishing, and Forestry 2,584 13%
Construction, Extraction and Maintenance 1,650 9%
Production, Transportation and Material Moving 3,578 18%
Total Jobs 19,491 100%

Source: Claritas 2008

Claritas data provides updated employment sector information but the job
categories differ slightly from that in the U.S. Census, making it difficult to
compare the numbers. Nonetheless, Figure H-4 illustrates that in 2008, the
largest percentage of employees within the City of Madera were employed in
the Sales and Office category at 23 percent, equating to 4,214 persons total.
The Production, Transportation or Material Moving sector and the Service
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sector are tied at 18 percent of Madera's employed population. Tied at 13
percent are the Professional and Related Occupations sector and the Farm-
ing, Fishing and Forestry sector. The proportion of the population employed
in the Agricultural sector appears to have decreased from the 2000 popula-
tion (17.8 percent down to 13 percent). This corresponds with an increase of
3 percent for the Construction sector, which experienced an increase due to
the housing boom that occurred within Madera after the 2000 data was col-
lected.

FIGURE H-4: EMPLOYMENT BY SECTOR

7%

@ Management, Business, and
Financial Operations (7%)

m Professional and Related
Occupations (13%)

O Senvice (18%)
8%

O Sales and Office (23%)

18% m Farming, Fishing, and
Forestry (13%)

13% @ Construction, Extraction and
Maintenance (8%)

m Production, Transportation
and Material Moving (18%)

23%

CITY OF MADERA GENERAL PLAN PUBLIC REVIEW DRAFT | APRIL 2009




HOUSING ELEMENT

Table H-6 shows the largest employers in Madera County according to the
Employment Development Department. The majority of employers employ
between 100 and 499 people, with Children’s Hospital, Chukchansi Casino,
and DP Enterprises LLC providing the highest number of jobs.

TABLE H-6: MAJOR EMPLOYERS IN MADERA COUNTY

Madera County Top Manufacturing Employers

Company Name and Product or Service Number Employed
Constellation Wines (Wine & Brandy) 430
Saint-Gobain Containers (Glass Bottles) 370
Baltimore Aircoil Company (Cooling Systems) 235
Certainteed Corporation (Fiberglass Insulation) 225
Evapco West (Evaporative Cooling & Industrial Refrigeration) 199
Brake Parts Inc. (Motor Vehicle Brake System) 150
Georgie-Pacific Corp. (Corrugated Boxes) 150
JBT FoodTech (Food Processing Machinery) 150
Warnock Food Products (Tortilla Chips/Shells) 130
Royal Madera Vineyards (Fruit Packers) 10-600
Rain Creek baking Co. (Eurpean Pastries) 60-350
Lamanuzzi & Pantaleo (Raisin Manufacturing) 75-325
Pacific Gold Marketing, Inc. (Gourmet Nuts & Dried Fruits) 8-120
Children’s Hospital Central CA (Medical Services) 2,700
State of California (State Government Services) 2,400
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Madera County Top Manufacturing Employers

Company Name and Product or Service Number Employed
Madera Unified School District (Education) 1,700
Chukchansi Gold Resort & Casino (Gaming) 1,400
County of Madera (Government Services) 1,500
Madera Community Hospital (Medical Services) 950

U.S. Government (Governmental Services) 500

City of Madera (Government Services) 400

Span Construction & Engineering (Construction) 200
Gottschalks Distribution Center (Retail) 160

Source: Madera County Economic Development Commission, 2009

Table H-7 shows employment projections from 2004 through 2014 for the ten
fastest growing occupation groups in the Madera Metropolitan Statistical Area
(MSA). During the next six years, the Madera Metropolitan Statistical Area
expects new employment to be concentrated in a variety of occupations rang-
ing from construction occupations to healthcare professions. According to
HCD’s annual income limits, the AMI in Madera for a family of four in 2008
was $53,800. Many of the faster growing occupations pay wages that are
lower than this median income figure. For a family with only one income,
these common, lower paying jobs may cause difficulty to afford housing, but
for a family with two able workers and two incomes, two of these jobs would
likely allow that family to afford safe and decent housing. However, it is im-
portant to note that two of the largest employment sectors, Farming, Fishing
and Forestry Occupations, and Office and Administrative Support Occupa-
tions, also pay the least, well below median income.
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TABLE H-7: GROWING OCCUPATIONS IN MADERA COUNTY

Avg. Annual Avg. Annual

Occupation Group Employment Employment '\él:]rgﬁng Pecrﬁgﬂtaege
(2004) (2014) 9 9

Construction and Extraction 2 800 3810 110 36% $38 633
Occupations ' 2 ;
Business and Financial Op- 890 1,170 280 32% $55,464
erations Occupations ’ ’
Lifs; Psiteel, 6t Soek 320 420 100 31% $53,612
Science Occupations
Computer and Mathematical 240 310 20 2994 $60.749
Occupations 0 '
HEElliERyE SUppel CespE: 1,250 1,580 330 26% $28,179
tions ’ ’ ’
Health.care Practltlc_)ners and 2.330 2.900 570 2504 $73,895
Technical Occupations
PO Sl G 1,740 2,080 340 20% $58,530
Farming, Fishing, and For- 8,300 9,830 1530 18% $18,351
estry Occupations
EEEETE, IEg, e - 3,290 3,850 560 17% $44,177
brary Occupations
pales and Related Occupa- 3,070 3,560 490 16% $28,785
Food Preparation and Serv- 0
ing Related Occupation 2,420 2,690 270 11% $21,047
Community and Social Ser- 810 930 120 15% $49.643
vice Occupations '
Architecture and Engineering 0
Occupations 220 250 30 14% $62,144
Installation, Maintenance, 1,450 1,640 190 13% $37,728
and Repair Occupations
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Avg. Annual Avg. Annual NUFETE Percentage

Occupation Group Employment Employment
(2004) (2014)

U S M 2,290 2,560 270 12% $30,405
Moving Occupations

Personal Care and Service

. 1,280 1,430 150 12% $22,861
Occupations
Management Occupations 3,870 4,260 390 10% $79,791
Office and Administrative 5.840 6,370 530 9% $30.828

Support Occupations

Source: California Employment Development Department Occupation Employment Projections, Occupational Employment
(May 2007) & Wage (2008 - 1st Quarter) Data

1 Annual salary is based on mean hourly wage for the Madera MSA for all wage figures

2 Datais unavailable.

HOUSING AND HOUSEHOLD CHARACTERISTICS

Table H-8 shows the Department of Finance-estimated population and hous-
ing units for the City of Madera. As indicated in this table, the City has had a
steady annual increase in population. Between 1990 and 2000 there was a
total population increase of 13,922 and between 2000 and 2008 there was a
total increase of 13,505. The City has also experienced a similar pace in the
growth of its number of housing units during that same period. One can see
a period of growth in both the population and housing units during 2005 to
2007, with 2007 showing a very strong growth rate. In 2008 the City experi-
enced a significant decrease in housing production as did the State and the
U.S. Staff estimates that new housing units in 2009 would reflect less than a
1% growth rate. The limited access to financial capital and increased financial
risk associated with constructing new residential units has led to a decline in
development activity.
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TABLE H-8:
CITY OF MADERA POPULATION AND HOUSING UNITS, 2000-2008

Population Housing Units
Change % Change Change % Change

2000 43,205 -- -- 12,520 -- --

2001 44,386 1,181 2.7% 12,703 183 1%
2002 45,610 1,224 2.7% 12,940 237 1%
2003 47,239 1,629 3.5% 13,342 402 3%
2004 48,807 1,568 3.2% 13,748 406 3%
2005 50,678 1,871 3.7% 14,314 566 4%
2006 52,531 1,853 3.5% 14,997 683 5%
2007 55,475 2,944 5.3% 16,034 1,037 7%
2008 56,710 1,235 2.2% 16,418 384 2%

Source: Department of Finance, 2008

Table H-9 compares the City of Madera with Madera County and California
using the 2000 U.S. Census and 2008 Department of Finance estimates for
population, household, and housing unit growth.

The City of Madera experienced a 4 percent annual average population
growth rate from 2000 to 2008, which is actually somewhat higher than what
was experienced by Madera County (3 percent) and twice the growth rate for
California (2 percent) as a whole during this period. The total number of
households and the number of housing units also increased at a significantly
higher annual rate than was the case with California.

In the City of Madera, the 2000 and 2008 average household size was 3.57
persons, significantly higher than its 1990 size of 2.97. The household size
in the City is somewhat higher than both the Madera County and state aver-
ages of 3.19 and 2.9 persons, respectively.
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HOUSING AND HOUSEHOLD CHARACTERISTICS

Housing Stock Characteristics

Table H-10 presents comparative data on the housing stock in the City of
Madera, Madera County, and California. The table breaks out the total hous-
ing stock in each area according to the type of structures in which units are
located, total occupied units, and vacancy rates.

As shown in the table, single-family detached housing units account for the
majority of housing for the City of Madera, Madera County, and the entire
state. However, the City of Madera has a slightly larger proportion of single-
family detached units than the state. This category for the City of Madera in-
creased from 65 to 70 percent single-family detached units. All other catego-
ries for the City of Madera, County of Madera, and State of California re-
mained consistent from 2000 to 2008.
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TABLE H-9: CITY OF MADERA POPULATION AND HOUSEHOLD TRENDS, 2000-2008

City of Madera Madera County California

Average Average Average

Annual Annual Annual

Growth Growth Growth

Rate: Rate: 2000- Rate: 2000-
2000-2008* 2008* 2008*

Population 43,207 56,710 4% 123,109 150,887 3% 33,871,648 38,049,462 2%
Median Age 26.2 - - 32.7 - - 33.3 - -
Total Households 11,978 16,418 5% 36,155 49,372 5% 11,502,870 12,653,634 1%
Household Population 42,769 56,182 4% 115,009 141,569 3% 33,051,894 37,178,510 2%
Group Quarters Population 438 528 3% 8,100 9,318 2% 819,754 870,952 1%
Persons Per Household 3.57 3.57 - 3.18 3.19 - 2.87 2.938 -
Housing Units 12,521 15,705 3% 40,387 44,353 1% 12,214,549 13,444,455 1%

Sources: 1990 U.S. Census (STF 1A); U.S. Census 2000, Table DP-1 Profile of General Demographic Characteristics: 2000; Table 1 E-5, 1/1/08
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TABLE H-10: HOUSING STOCK BY TYPE AND VACANCY
FOR CITY OF MADERA, MADERA COUNTY AND CALIFORNIA

Single- family
Detached Attached 2to 4

Multi-family
5 Plus

Mobile

Vacant %
Homes

DOF Estimates Occupied

City of Madera

Units - 12,520 8,158 742 1,292 2,027 301 11,977 =
Percentage 100% 65% 6% 10% 16% 2% 95.66% 4%
Units 2008 16,418 11,540 748 1,604 2,224 302 15,705 -
Percentage 100% 70% 5% 10% 14% 2% 95.67% 4%

Madera County

Units

State of California

Percentage

Units

Percentage

2000

2008

Units 66 40,387 30,876 1,336 2,107 2,691 3,377 36,155 =
Percentage 100% 7% 3% 5% 7% 8% 89.42% 11%
Units 2008 49,372 38,773 1,336 2,497 3,026 3,740 44,353 -
Percentage 100% 79% 3% 5% 6% 8% 89.83% 10%

12,214,550 6,883,107 931,928 1,024,896 2,804,931 569,688 11,502,871 -
100% 56% 8% 8% 23% 5% 94.17 6%

13,433,836 7,711,960 965,671 1,064,724 3,106,519 594,962 12,653,045 -
100% 57% 7% 8% 23% 4% 94.18% 6%

Source: California Department of Finance (DOF), City/County Population and Housing Estimates, 2008

* Percentages may not add to 100% because of rounding
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In the absence of a recent housing condition survey, the City must estimate
the condition of its housing stock according to the age of the stock. The U.S.
Census provides data on the age of a community’s housing stock. This data
is an acceptable indicator of the likely condition of the housing stock. Accord-
ing to Claritas and seen in Table H-11, 34 percent of the housing stock was
less than ten years old, a substantial increase from 2000 that accounts for a
strong housing construction cycle the City experienced during this time. Ap-
proximately 43 percent of housing units were built before 1970. It is probable
that many of these older units require some level of rehabilitation and some
would require replacement. A poll of City Staff concluded that as much as 17
percent of the housing stock may need substantial repair or renovation s such
as new roofs, replacement of HVAC systems. Overall, the City of Madera’s
housing supply increased by 4,308 housing units from 1999 when the 2000
Census data was collected to 2008, a 26 percent increase for this area. The
current estimated median year for structures built in the City of Madera is
1985.

TABLE H-11: CITY OF MADERA HOUSING STOCK CONDITIONS (AGE OF HOUSING)

Category as

Year Structure Built All Housing Units Percentage of Total
Housing Units Built 1999 to 2008 4,308 * 26%
Housing Unit Built 1995 to 1998 1,316 7%
Housing Unit Built 1990 to 1994 1,619 9%
Housing Unit Built 1980 to 1989 2,195 13%
Housing Unit Built 1970 to 1979 2,680 16%
Housing Unit Built 1960 to 1969 1,255 7%
Housing Unit Built 1950 to 1959 1,498 9%
Housing Unit Built 1940 to 1949 1,012 6%
Housing Unit Built 1939 or Earlier 669 4%
Total 16,552 100%

Source: 2000 US Census, California State Department of Finance, E-5 Report, 2008

1 The 2000 Census recorded housing units through March 2000 in the “1999 to March 2000” category and the California Department of
Finance provides a housing unit number for the entire year of 2000. The data for the first three months of 2000 cannot be separated so
there may be some overlap, which would explain the slightly different total housing unit number in this table compared to Table H-8.
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Housing Utilization — Overcrowding and Tenure

The number of households in Madera increased by nearly 30 percent be-
tween 2000 and 2007, establishing a strong growth trend until the dramatic
market reduction of production in 2008. The City is expected to host a higher
proportion of owner-occupied households than renter-occupied households.
As shown in Table H-12, between 2000 and 2008, the proportion of owner-
occupied households was estimated to have increased by one percentage
point.

TABLE H-12: CITY OF MADERA HOUSEHOLDS BY TENURE

2000 2008
Percentage Percentage
Owner 6,352 53% 8,316 54%
Renter 5,667 47% 7,009 46%
TOTAL 12,019 100% 15,325 100%

Source: 2000 US Census, 2008 Claritas Report

Data on housing overcrowding are available from the 2000 U.S. Census in
the form of the number of persons per room in occupied housing units. Table
H-13 compares data for Madera with data for the County as a whole. Typi-
cally, a housing unit is considered to be overcrowded if there are more than
1.0 persons per room and is considered severely overcrowded if there are
more than 1.5 person per room. A “room” in this context includes bedrooms
and living rooms but not kitchen or bathroom facilities. A family of five living in
a three bedroom home with one living room would be calculated as 1.25 per-
sons per room and therefore, would technically be considered “overcrowded”.

In total, 74 percent of the City of Madera’s occupied housing units were not
overcrowded (having 1.0 or less persons per room) in 2000, which means 26
percent would be considered overcrowded. This 26 percent is made up of
the following percentage (out of the total housing units):
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o 11 percent had between 1.01 and 1.50 persons per room;

e 7 percent had between 1.51 and 2.0 persons per room; and

e 8 percent had more than 2.0 persons per room.

Regarding tenure, more than 33 percent of the overcrowded households are
owner-occupied. Only 16 percent (1,019) of the owner households had 1.01
or more persons per room, while approximately 37 percent (2,091) of
Madera'’s renter households had 1.01 or more persons per room. County-
wide, 10 percent of owner households and 24 percent of renter households
had more than 1.0 persons per room. These statistics reveal a higher rate of
overcrowding in City of Madera than in the County, which can be expected of
the main urban center in a rural county.

TABLE H-13: OVERCROWDING BY TENURE FOR CITY AND COUNTY OF MADERA

Madera County

Persons Per Room Households Percentage Households Percentage
0.50 or less 3,394 53% 14,779 62%
0.51 to 1.00 1,939 31% 6,964 29%
1.01to 1.50 458 7% 1,174 5%
1.51 to 2.00 308 5% 680 3%
2.01 or more 253 4% 352 2%

Total 6,352 100% 23,949 100%
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Madera Madera County

Renters

Persons Per Room Households Percentage Households Percentage
0.50 or less 1,754 31% 4,379 36%
0.51 to 1.00 1,822 32% 4,507 37%
1.01to 1.50 855 15% 1,428 12%
1.51 to 2.00 569 10% 909 4%
2.01 or more 667 12% 983 8%

Total 5,667 100% 12,206 100%

All Households

Persons Per Room Households Percentage Households Percentage
0.50 or less 5,148 43% 19,158 53%
0.51to0 1.00 3,761 31% 11,471 32%
1.01to 1.50 1,313 11% 2,602 7%
1.51to 2.00 877 7% 1,589 4%
2.01 or more 920 8% 1,335 4%

Total 12,019 100% 36,155 100%

Source: 2000 U.S. Census

Table H-14 shows the number of bedrooms by housing unit in Madera for
2000 and 2008. In 2000, approximately 52 percent of homes in the City con-
tained 3 or 4 bedrooms. In 2008, this number greatly increased to 68 percent
of homes containing 3 or 4 bedrooms. The percentage of 1- and 2-bedroom
homes decreased in 2008, as it would appear the housing market favored the
construction of 3 or more bedroom homes. The 3-bedroom house saw the
greatest increase from 2000 to 2008, at 12 percent.
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FIGURE H-5: BEDROOMS PER HOUSE
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TABLE H-14: CITY OF MADERA NUMBER OF BEDROOMS BY HOUSING UNIT

2000 2008 Percent Share

Change 2000-
Number Percentage Number Percentage 2008
1 Bedroom 1,865 15.90% 1,362 6.99% -9%
2 Bedrooms 3,753 32.00% 4,516 23.19% -9%
3 Bedrooms 4,834 41.30% 10,378 53.29% 12%
4 Bedrooms 1,214 10.40% 2,774 14.25% 4%
5 or More Bedrooms 52 0.40% 443 2.27% 2%

Total 11,718 100.00% 19,473 100.00%

Source: 2000 U.S. Census; 2008 Claritas Report.

N.B. — In 2008, 73 housing units were constructed that contained “No bedrooms.” Although this figure is less than 1 percent of
the housing stock in Madera, it may be interesting to observe if this trend continues, with studio apartments as a viable, afford-
able housing option in the future.
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Housing Vacancy Rates

Vacant units are essential to the healthy function of the housing market. Va-
cancies are necessary to facilitate population mobility. They also have an
important role in market pricing mechanisms. Too few vacancies can have
an undesirable upward effect on prices. Conversely, excessive vacancy
rates can have an inhibiting effect on investment in housing, including main-
tenance of rental properties. There are several types of vacancy rates. For
determining shortages and surpluses in the housing market, the most impor-
tant of these is the “market vacancy rate.” This term refers to the number of
vacant units that are for sale or rent as a percentage of the market (all occu-
pied units and all vacant for sale or rent units).

There is no vacancy rate that is an appropriate market vacancy rate in all
housing markets. However in most urban housing markets, a market vacancy
rate of about 4 percent balances both the mobility needs of consumers and
the investment interest of property owners. An extremely low vacancy rate,
such as 1.5 percent for apartment units, will tend to raise rents and can result
in household overpayment, inability to qualify, and possibly overcrowding.

There are vacant units that are not for sale or rent, such as second homes,
units held off the market, seasonal units, and units for migratory workers.
Collectively, these types of vacant units are often referred to as "other va-
cant" units. The vacancy rates which include these vacant units are called
“gross vacancy rates.”

Five percent is often used as a rule of thumb for a desirable gross vacancy
rate. However, 5 percent is not suitable for use in all geographic areas. A 5
percent total vacancy rate is appropriate in most urban areas because it al-
lows for about a 4 percent market vacancy rate and about a 1 percent “other
vacancy” rate. In areas with significant numbers of second homes or migra-
tory units, however, 5 percent is far too low a total vacancy rate because it
would indicate a serious shortage of market units. A 5 percent rate would
probably be appropriate for Madera.
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To supplement and provide a comparison of the California Department of Fi-
nance (DOF) vacancy data shown in Table H-10, the 2000 Census vacancy
data is shown in Table H-15. As revealed in Table H-15, vacancy rates are
much lower and are most likely a more accurate reflection of the vacancies
that are present in Madera, Madera County, and California. This table also
shows that vacancy rates for the City of Madera are somewhat lower than
Madera County but almost similar to the state as a whole.

TABLE H-15: CITY OF MADERA VACANCY STATUS

Percentage

Owner-Occupied 2%
Renter-Occupied 4%
Owner-Occupied 2%
Renter-Occupied 5%
Owner-Occupied 1%
Renter-Occupied 4%

Source: 2000 U.S. Census

Table H-15a reveals that in 2006 approximately 90 percent of the housing
units in Madera were occupied. The homeowner vacancy rate was 4.7 per-
cent and is consistent with a rate considered appropriate for Madera. The
rental vacancy rate was lower, just over 2 percent, which may be low for this
area and could potentially contribute to higher rents and less affordable hous-
ing options available at that time.
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TABLE H-15A: CITY OF MADERA HOUSING OCCUPANCY

Estimate Percentage

Occupied housing units 17,583 90%
Vacant housing units 1,963 10%
Total housing units 19,546 100%
Homeowner vacancy rate 4.7 --
Rental vacancy rate 2.3 --

Source: 2006 American Community Survey, U.S. Census Bureau

Table H-16 identifies the housing costs reported for the City of Madera in
2006. It is important to note that the greatest majority of the population, ap-
proximately 25 percent, pays between $1,000 and $1,500 per month for
housing costs. At $12,000 to $18,000 per year, this cost can equate to a
large portion of a household’s monthly expenses. Considering that the me-
dian household income in 2008 was $$53,800, these housing costs equate to
22 to 31 percent of a household’s income, not adjusted for inflation. Ap-
proximately 18 percent of the population in 2006 paid more than this for their
housing costs.

TABLE H-16: CITY OF MADERA MONTHLY HOUSING COSTS

Estimate Percentage

Less than $100 133 1%
$100 to $199 245 1%
$200 to $299 840 5%
$300 to $399 850 5%
$400 to $499 693 4%
$500 to $599 1,768 10%
$600 to $699 1,198 7%
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Estimate Percentage

$700 to $799 1,476 8%
$800 to $899 1,355 8%
$900 to $999 1,554 9%
$1,000 to $1,499 4,323 25%
$1,500 to $1,999 1,937 11%
$2,000 or more 984 6%
No cash rent 227 1%
Total: 17,583 100%

Source: 2006 U.S. Census, American Community Survey
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FIGURE H-6: MONTHLY HOUSING COST
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Table H-17 provides a summary of households that overpay for housing as a
percentage of household income. According to the data presented in Table
H-17, 38 percent of households currently overpay for housing. A household
that pays more than 30 percent of gross monthly income for rent or a mort-
gage payment overpays for housing. Households that pay more between 30
and 34 percent on shelter cost are considered to be burdened by the cost of
housing and households paying more than 35 percent on shelter cost are
considered to be severely burdened by the cost of housing. As seen in the
table below, 45 percent of all renter occupied households overpaid for hous-
ing in 2000, which was 14 percent higher than the percentage of owner occu-
pied households (31 percent) overpaying for housing. 2,991 of the 4,336
households that overpaid for housing earned less than $20,000, which repre-
sented 69 percent of all households overpaying. The high percentage of
households earning less than $20,000 overpaying for housing highlights the
housing burden experienced by lower wage earners.

Housing Element law requires the City to quantify the total number of ex-
tremely low-income households that own versus rent their homes. In
Madera, extremely low-income households are those that earn up to $16,150
(4-person household) and as shown in the table below, there are 1,260
households earning between $0 and $10,000 annually and approximately
943 households in the $10,001 to $19,999 category (62 percent of the
$10,001 to $19,999 category would fall into the extremely low category), for
an approximate total of 2,203 extremely low-income households that rent
their homes. Approximately 837 extremely low-income households own their
homes in the City.
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TABLE H-17: CITY OF MADERA MONTHLY
HOUSING COSTS BY TENURE (OWNER VS. RENTER)

% of Households
Income Range Total Households  Overpaying within

30-34% of House- 35%+ of House-

. hold income hold income
income range

Renter Occupied

$0-$10,000 1,260 82% 53 987
$10,001-$19,999 1,521 79% 196 1,007
$20,000-$34,999 1,364 19% 169 96
$35,000-$49,999 839 3% 0 25
$50,000+ 639 0% 0 0
Subtotal 5,623 45% 418 2,115

Owner Occupied

(Occupied Units)

$0-$10,000 414 71% 22 272
$10,001-$19,999 683 66% 35 419
$20,000-$34,999 1,164 46% 116 415
$35,000-$49,999 1,225 3204 179 214
$50,000+ 2,299 6% 69 62
Subtotal 5,785 31% 421 1,382
el (el eshele s 11,408 38% 839 3,497

Source: 2000 U.S. Census
Special Housing Needs
Within the general population, there are several groups of people who have

special housing needs. This section identifies the special needs households
in the City of Madera. This review is essential because a major part of the
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City’s role in providing opportunities for affordable housing is to preclude bar-
riers to residents whose needs are not normally met by the private sector.
This segment of the City’s population is constrained by the housing market
not only because of lower incomes, but also because of the lack of housing
that is suitable to their special needs. When the housing market does not
meet their needs, families or individuals must settle for substandard housing
or must pay more than they can afford. These needs can make it difficult for
members of these groups to locate suitable housing. The following subsec-
tions discuss the special housing needs of six groups identified in state hous-
ing element law (Government Code, Section 65583(a)(7)). Specifically, spe-
cial housing needs groups include:

e senior households;

e persons with disabilities;

e large households;

¢ single-headed households;

o homeless persons;

e farmworkers.

Where possible, estimates of the population or number of households in
Madera falling into each group are presented.

Senior Households

Senior households are defined as households with one or more persons over
the age of 65 years. Table H-18 below presents a comparison of the number
of persons over the age of 65 years in Madera in 2000 and in 2008. The per-
centage of seniors population decreased 2.1 percent to 7.7 percent in
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Madera between 2000 and 2008. The male senior population declined 0.4
percent, the female population declined by 1.7 percent.

In 2000, 495 seniors were 85 years and older, which makes up 1.1 percent
of the Madera population as a whole. In 2008, this number slightly de-
creased, with those 85 years and older representing 1.0 percent of the
Madera population as a whole. According to the 2000 Census data, 946 sen-
iors lived alone (24.8 percent of the senior population).

TABLE H-18: CITY OF MADERA SENIOR POPULATION

2000 2008
Number Percentage Number Percentage
Number of Persons 65 years and over 3,813 8.8% 4,402 7%
Number of Persons 85 years and over 495 1.1% 677 1%
Total Senior Population 3,813 8.8% 4,402 7%
Males 65 years and over 1,400 3.2% 1,877 3%
Females 65 years and over 2,413 5.6% 2,525 4%
Total City Population 43,207 -- 56,750 * --

Source: 2000 U.S. Census. 2008 Claritas report

1 Total population is slightly higher than in previous tables that source the California Department of Finance because the
population by age numbers are not available from that source for 2008 but are available from Claritas projections, which
shows a slightly higher population.

In 2006, the majority of senior households in Madera were homeowners. Of
all 2006 households headed by a person 65 years or older, 76 percent owned
their homes and 24 percent rented. In contrast, the households headed by a
non-senior person are more evenly distributed between owners and renters,
at 50 percent and 49 percent respectively. One can deduce that many sen-
iors have purchased their homes and are less inclined to move than younger
populations.
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Although there are many more senior homeowners, it is the renters who ex-
perience the greatest housing needs due to low, fixed incomes and rising
rental rates. Senior homeowners, however, face the problem of maintaining
their homes, often on fixed incomes.

TABLE H-19: HOUSING TENURE OF SENIOR AND NON-SENIOR HOUSEHOLDS

Household Type and Tenure * Number Percentage
Senior Renter 477 24%
Senior Owner 1,529 76%
Total Senior-Headed Households 2,006 100%
Non Senior Renter 7,762 50%
Non Senior Owner 7,815 50%
Total Households Headed by a Non-Senior Person 15,577 100%
All Renters 8,239 47%
All Owners 9,344 53%
Total All Households 17,583 100%

1 Based on occupied housing units
Source: 2006 U.S. Census Bureau, American Community Survey

According to statistics from the American Community Survey conducted by
the U.S. Census Bureau in 2006, 11,127 households receive Social Security
Income in the Madera MSA, and 2,835 households collected Supplemental
Security Income (SSI) as well. (Note that this figure includes seniors who
may have qualified for SSI before age 65 because of a disability.) Retired
workers in California received an average monthly benefit of $1,002 in 2005.
SSl is a needs-based program that pays monthly benefits to persons who are
65 or older, are blind, or have a disability. Seniors who have never worked or
have insufficient work credits to qualify for Social Security disability often re-
ceive SSI benefits. The federal SSI payment is determined by the recipient's
countable income, living arrangement, and marital status. As of Janu-
ary 2006, the maximum monthly federal SSI payment for an individual living

7-38 CITY OF MADERA GENERAL PLAN PUBLIC REVIEW DRAFT | APRIL 2009




HOUSING ELEMENT

in his or her own household and with no other countable income is $603, and
for a couple, $904. SSI is the only source of income for a number of low-
income seniors. With these maximum monthly benefit amounts, SSI recipi-
ents are likely to have difficulty in finding housing that fits within their budgets
since they can afford to pay only $181 for a single person or $271 for a cou-
ple, which is far below the fair market rent for a 1-bedroom unit ($654) or
even a studio unit ($623) in Madera.

Information from Service Providers

The Senior Services Division, which is part of the City’s Parks and Commu-
nity Services Department, provides services countywide for senior citizens 55
years and older. Services include recreation, meals, special outings, health
services, and information and referral. The Senior Nutrition Program, funded
in part by the Fresno-Madera Area Agency on Aging, serves hot meals at two
centers in Madera, the Frank Bergon Senior Center and the Pan Am Com-
munity Center. The senior coordinator and staff at the centers made the fol-
lowing observations regarding seniors’ housing needs:

e There is not enough affordable housing for seniors. The waiting lists
for the existing senior projects are too long.

e Many seniors have extremely low incomes, such as from SSI, and
cannot afford to pay much rent.

¢ Many of the units with rents low enough so that they are affordable to
seniors with extremely low incomes are substandard.

e Some seniors need more services than are currently provided at the
existing senior developments. They need assistance with housekeep-
ing, transportation to medical appointments, and other supportive ser-
vices that could be arranged through a services coordinator, if such
services were provided for residents.
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There are three existing senior housing developments in Madera, Valle de
Las Brisas, Yosemite Manor, and Madera Garden, with a total of 221 units.
In addition, the Madera Housing Authority manages 70 units of conventional
public housing that are designated for seniors. There are waiting lists for all
of these units.

Persons with Disabilities

Table H-20 presents information from the 2006 American Community Survey
on the disability status of persons 5 years and older. A small portion, 2 per-
cent, of those aged 5 to 15 have a disability. As shown, approximately 13
percent of Madera’s population 16 to 64 years of age has a disability. The
percentage of seniors (65 years and older) with a disability is much larger at
44 percent.

TABLE H-20: COUNTY OF MADERA
NON-INSTITUTIONALIZED DISABLED POPULATION

Number Percentage Percentage of Group
Population 5 years and over 60,145 50% -
With a disability 7,440 6% 12%
Population 5 to 15 years 14,090 12% -
With a disability 223 0.2% 2%
Population 16 to 64 years 41,853 35% -
With a disability 5,357 5% 13%
Population 65 years and over 4,202 4% -
With a disability 1,860 2% 44%
Total Population 120,290 100% -
Total Population with disability 14,880 12% --

Source: 2006 U.S. Census ACS
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The statistics for the SSI program also provide information on the number of
persons with disabilities who may have housing needs because of their low
incomes. As of December 2005, there were 3,284 SSI recipients in Madera
who were receiving benefits because they are blind or disabled. Although
these figures can give a sense of the proportion of the population with differ-
ent types of disabilities, a much smaller proportion of the population may ac-
tually require specially adapted housing to accommodate disabilities.

The Department of Mental Health provides and coordinates housing services
for people who are mentally ill. The department works closely with facility
and service providers in the County, such as the Madera County Community
Action Agency and the Rescue Mission, to ensure that clients receive hous-
ing services and other supportive services.

Housing programs for persons with disabilities are primarily available through
the Madera Housing Authority. Many of the units identified for seniors are
also available to persons with disabilities.

Large Households

According to Table H-21, there were 1,518 large families (five or more mem-
bers) living in Madera in 2000. This total accounts for 29 percent of the total
number of households in the City. These households usually require housing
with 4 or more bedrooms, which is rare especially among apartment units and
rentals in general.

Table H-21 also depicts the updated 2008 figures for all households by
household size within Madera. Two-person households are consistently the
highest percentage of the demographic makeup of the community, although
in 2000 (Table H-2), non-family households had a slightly higher amount of
one-person households. Another trend to note is that in 2008, the one-
person, three-person, and four-person households were each approximately
16 percent of the total households. Madera maintains a consistent percent-
age of five-plus person households, just shy of 30 percent.
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TABLE H-21: CITY OF MADERA HOUSEHOLD SIZE

2000 2008
Percentage Total Percentage

1 Person 2,013 17% 2,440 16%
2 Persons 2,836 24% 3,576 23%
3 Persons 1,866 16% 2,436 16%
4 Persons 1,935 16% 2,434 16%
5 Persons 1,347 11% 1,747 11%
6 Persons 830 7% 1,104 7%

7 Persons or more 1,151 10% 1,588 10%
Total 11,978 100% 15,325 100%

Source: 2000 U.S. Census, Claritas Report 2008

Large households require housing units with more bedrooms than housing
units needed by smaller households. In general, housing for these house-
holds should provide safe outdoor play areas for children and should be lo-
cated to provide convenient access to schools and child-care facilities. These
types of needs can pose problems particularly for large families that cannot
afford to buy or rent single-family houses, as apartment and condominium
units are most often developed with childless, smaller households in mind.

The U.S. Department of Housing and Urban Development (HUD) defines a
large household or family as one with five or more members. According to the
2008 estimates, 4,439 households, or 29 percent of the total households in
Madera, had five or more members. Approximately 10 percent, or 1,588
households, had seven or more members. This is a dramatic increase from
the figures in the 2000 Census, where 6 percent of all households (538) had
seven or more members.
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Table H-22 illustrates changes in tenure that occurred between the 2000
Census and the 2006 American Community survey (this is the most up-to-
date information available on tenure by household size). It appears a change
occurred from 2000, when most of the large households were renters (1,823
or 55 percent) compared to 45 percent (1,507) who were owners. In 2006,
there were 2,261 large households (24 percent) that were owner occupied,
while 2,813 (34 percent) of large households were renter occupied. For both
renter- and owner-occupied households, four-person households tend to be
the most common household size.

TABLE H-22: CITY OF MADERA TENURE BY HOUSEHOLD SIZE

Household Size

Estimate Percentage
Owner occupied 9,344 53%
1 person 1,613 9%
2 persons 1,736 10%
3 persons 1,853 11%
4 persons 1,881 11%
5 persons 732 4%
6 persons 923 5%
7 persons or more 606 4%
Renter occupied 8,239 47%
1 person 1,335 8%
2 persons 717 4%
3 persons 1,394 8%
4 persons 1,980 11%
5 persons 1,482 8%
6 persons 771 4%
7 persons or more 560 3%
Total 17,583 100%

Source: 2006 U.S. Census ACS
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Single-Headed Households

According to the U.S. Census Bureau, a single-headed household contains a
household head and at least one dependent, which could include a child, an
elderly parent, or non-related child. As shown in Table H-23, the 2008 esti-
mate indicated that there are 2,066 households headed by a female, repre-
senting 14 percent of all Madera households. The majority (98 percent) of
these female-headed households (2,040) have children living in them who
are under 18 years of age. Within the households where there are no chil-
dren present, females consistently outnumber males, for both family and non-
family members. This may relate to women generally living longer than men
and residing with either family or non-family members.

Due to lower incomes, single-headed households often have more difficulties
finding adequate, affordable housing than families with two adults. Also, sin-
gle-headed households with small children may need to pay for childcare,
which further reduces disposable income. This special needs group will bene-
fit generally from expanded affordable housing opportunities. More specifi-
cally, the need for dependent care also makes it important that housing for
single-headed families be located near childcare facilities, schools, youth ser-
vices, medical facilities, or senior services.

TABLE H-23: CITY OF FAMILY HOUSEHOLDS

Number Percentage

Households with 1 or more People under Age 18

Married-Couple Family 5,379 35%
Other Family, Male Householder 780 5%

Other Family, Female Householder 2,040 13%
Non-family, Male Householder 70 0.5%
Non-family, Female Householder 26 0.2%
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Number Percentage

Households with No People under Age 18

Married-Couple Family 2,992 20%
Other Family, Male Householder 332 2%
Other Family, Female Householder 587 4%
Non-family, Male Householder 1,334 9%
Non-family, Female Householder 1,785 12%
Total Households 15,325 100%

2008 Claritas Report

Homeless Persons

As elsewhere in the nation, homelessness is usually the end result of multiple
factors that converge in a person's life. The combination of loss of employ-
ment, inability to find a job because of the need for retraining, and high hous-
ing costs lead to some individuals and families losing their housing. For oth-
ers, the loss of housing is due to chronic health problems, physical disabili-
ties, mental health disabilities, or drug and alcohol addictions, along with an
inability to access the services and long-term support needed to address
these conditions. The best available data on the homeless population in
Madera comes from the Continuum of Care survey discussed below.

The cities and counties of Madera and Fresno have joined to form the Fresno
Madera Continuum of Care (FMCoC) to work together to prevent, reduce,
and end homelessness in the San Joaquin Valley. Among the Continuum of
Care’s goals are the following:

o Enhance and stabilize the homeless service and housing provider or-
ganizations within the area.
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¢ Increase the amount of affordable, long-term housing for families that
are completing transitional housing programs.

e Work with Community Development Corporations in Fresno and
Madera to increase the inventory of affordable housing in revitalization
areas.

¢ Implement a Homeless Management Information System to be used
for tracking, reporting and coordinating available resources and need.

o Develop and conduct a Homeless Survey to collect data required for
gaps analysis and to secure funding.

The Continuum of Care sponsored the Homeless Access to Care Survey,
which was conducted March 26-27, 2002, by trained volunteers from multiple
agencies that administered surveys to clients visiting their offices. In addition,
many agencies sent volunteers out to administer surveys on the street in lo-
cations where homeless individuals commonly seek shelter. A total of 1,779
surveys were completed and tabulated for Fresno and Madera counties. Of
the 1,779 persons interviewed, 465 were from Madera County. Some facts
about the homeless population in the area based on the survey responses
are the following:

e Sex — About 52 percent of the homeless population is male.

e Race/Ethnicity — The majority (42 percent) is Latino, with whites at 33
percent and African American at 15 percent.

e Employment Status — Approximately 17 percent of the homeless are
employed.

o Veterans — Veterans make up approximately 17 percent of the home-
less.
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o Ex-Offender — Approximately 20 percent are ex-offenders.

o Domestic — Twenty-four percent are the victims of domestic violence.

e Prior Homelessness — Almost half of those surveyed (49 percent) re-
ported that they had been homeless before.

e Current Housing — Almost 10 percent reported that they were living on
the street or in their vehicle, while 18 percent were living in an emer-
gency shelter. Others reported that they were in transitional housing
(27 percent) or living with a relative or friend (21 percent).

Facilities and services for homeless people in Madera are provided primarily
by the Madera County Community Action Agency, which operates two emer-
gency shelter facilities, a transitional shelter facility, two transitional housing
sites (Mount Laura Shelter and the Martha Diaz Center), and a motel voucher
program within the City. Additional services, such as motel vouchers through
Temporary Assistance to Needy Families (TANF), are provided by the
Madera County Welfare Department.

The biannual Point-In-Time Homeless Street Count was completed in the
Fresno and Madera region on January 26, 2007. This FMCoC study involved
a day-long data collection strategy, using the personal interview method of
individuals on the street, in areas known to be frequented by homeless per-
sons, including the perimeters of emergency shelters, soup kitchens, parks,
railways, and under bridges. More than 100 community members including
homeless service providers, private citizens, public agency representatives,
and justice and social service agencies participated in the one-day Point-In-
Time count of homeless on the street. Approximately 769 persons in Fresno
were interviewed, and 72 persons in Madera were interviewed. The results of
the Madera survey are as follows:

¢ The majority of respondents resided in Madera less than a year, with
54 percent staying at an emergency shelter.
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e Of those respondents who stayed in a shelter, 54 percent claim they
were not offered services to assist with long-term housing.

o Approximately 80 percent of respondents were single, with 70 percent
of respondents being men.

¢ Almost 60 percent of the respondents were aged 31 to 50 years old.

e 53 percent of the population has been homeless for a year or more.

o 44 percent of the respondents graduated from high school, with 17
percent of respondents having some college education.

e 67 percent of the population claimed to make between $0 and $500
per month, with 31 percent of this income derived from food stamps,
followed by Medicaid at 24 percent.

In addition to the shelter options provided by the Madera County Community
Action Agency, the Madera Rescue Mission provides services for men,
women and children, including shelter, three meals a day, showers, and
clothing giveaways. According to the City’'s 2005-2010 Consolidated Plan,
there are 70 beds for individuals with emergency shelter needs, 34 transi-
tional beds for individuals, and no permanent supportive housing beds. For
families, there are currently no emergency shelter or permanent supportive
housing beds, but there are 12 transitional beds for families.

Farmworkers

Farmworkers accounted for 14 percent of the employed persons living in
Madera in 2000. The 2000 Census reported a total of 1,972 Madera residents
who were employed in farming, forestry, and fishing occupations. Projections
for 2008 estimated the number of farming, fishing, and forestry jobs at 2,584,
which was about 13 percent of the workforce (persons aged 16 and older).
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A special report prepared for the Madera Housing Authority and the Darin M.
Camarena Health Centers Inc. provides current information on the needs of
farmworkers in Madera County. The study included surveys of agricultural
workers to assess the current health and housing options for agricultural
workers in Madera and to identify some of the problems that they are facing.
The special study consists of surveys of 200 agricultural workers, the Immi-
grant Voice Survey, and the Agricultural Worker Health and Housing Program
(AWHHP) survey, as well as three focus group sessions to discuss current
and future health and housing needs of these farmworkers.

Findings from this special study include the following:

e Large and Growing Families — Average family size was 5.8 persons.
Most of the households had at least one child under the age of 10.

¢ Household Income — A reasonable estimate of the typical hourly pay
(or piece work equivalent) for these agricultural workers would be
$6.75 to $8 per hour. This, combined with the high level of underem-
ployment, results in very low household incomes. The average
household income for AWHHP participants was $12,055.

e Living Arrangements - The majority of the AWHHP participants were
living in houses (67), followed by apartments (24), single rooms (6),
and mobile homes (1).

e Housing Quality - Almost half of the AWHHP respondents reported
problems with insects or vermin infestation. Other problems included
heating and cooling, plumbing, electrical wiring, and sewer. Approxi-
mately 10 percent in both surveys cited poor quality housing as the
reason for their last move.

e Lack of Affordable Housing - The need for more affordable housing
options, as either apartment complexes or homes, was the focus of
much of the discussion at the three focus group meetings.
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e Exploitation by Landlords - With their low incomes and in some cases
undocumented status, many workers are vulnerable to being exploited
by landlords. Landlords may fail to make necessary repairs, leaving
tenants to make repairs on their own. In addition, rental deposits are
often excessive.

The study points out that the very low wages paid to agricultural workers, the
seasonal nature of farm labor, and the rising housing costs in the Central Val-
ley all pose serious constraints on the ability of Madera’s agricultural workers
to secure decent and affordable housing. The ineligibility of undocumented
workers for government-sponsored housing programs is a serious problem as
well.

According to the City’s previous Consolidated Plan (2000-2005), City and
County staff routinely receive complaints of single-family units being occupied
by groups of farm laborers or families. Investigations by staff showed as
many as 10 to 20 residents in a single unit and adjacent sheds. These cir-
cumstances present serious health and safety problems and substandard
housing conditions, such as electrical hazards and inadequate toilet, shower,
heating, and kitchen facilities.

The Consolidated Plan also reported that approximately 1,500 people live in
substandard and illegal dwelling units during the summer. Because other
people live in legal units that may not be substandard, the total number of
farm laborers may be much higher. Many times farm laborers pay more for
substandard housing than would be paid for renting standard housing. Be-
cause the farm laborer’s stay is limited, standard rental housing is difficult to
obtain.

The City’s most recent Consolidated Plan (2005-2010) did not discuss the
needs of farmworkers at length but one can assume that the needs of farm-
workers are still present. The updated Consolidated Plan does list Housing
Authority homeownership programs, and one program specifically targets
farmworkers, the Down Payment Assistance Program-Farm Worker Housing
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Grant. This program assists qualified farmworkers afford homeownership and
also helps to build and rebuild single-family neighborhoods in the City.

The Housing Authority of the City of Madera is responsible for providing as-
sisted rental housing through its public housing farmworker rental units. The
Housing Authority owns 100 units of farm labor housing. Residency is re-
stricted to farm labor families that are U.S. citizens or have residency. The
Housing Authority also operates the 50-unit Pomona Ranch Housing Center,
which is outside of the City limits, for seasonal farmworkers. In addition, Self
Help Housing operates the 40-unit Cottonwood Farm Labor complex.

Housing Authority

The Housing Authority is the primary provider of affordable housing in
Madera. The Housing Authority’s two main programs, Public Housing and
Housing Choice Vouchers (HCV), provide some housing opportunities for ex-
tremely low-, very low-, low- and moderate- income families and individuals
as well as housing for people with other special needs (senior citizens). The
demand for the Housing Authority’s programs and services is evidenced by
the program waiting lists. Historically the waiting lists have contained thou-
sands of households. For example, according to the 2005-2010 Consolidated
Plan, there were 2,784 families waiting for 260 family public housing units
and 1,410 families were waiting for one of the City’s 725 Housing Choice
Vouchers. Elderly households are small but growing percentages of both
waiting lists. In total, there are more elderly families on the waiting lists than
there are disabled families. From the Housing Authority’s perspective, the
greatest need for housing assistance is among very low-income and moder-
ate- income (working poor), renter-occupied households (particularly large
related households)
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HOUSEHOLD INCOME CHARACTERISTICS

Housing Costs Compared to Ability to Pay

The following section discusses current (as of February 2008) income levels
and ability to pay for housing compared with housing costs. Housing is classi-
fied as “affordable” if households do not pay more than 30 percent of income
for payment of rent (including monthly allowance for water, gas, and electric-
ity) or monthly mortgage (including taxes). Since above moderate-income
households do not generally have problems locating affordable units, these
units are frequently defined as those reasonably priced for households that
are low- to moderate-income. Table 1-24 below shows the definition of hous-
ing income limits as published by the State of California (based upon HUD in-
come limits published annually with some adjustment made for local factors)
as they are applied to housing units in the City of Madera.

Definitions of Housing Income Limits

Extremely Low-Income Unit is one that is affordable to a household whose
combined income is at or lower than 30 percent of the median income for the
Fresno MSA (Fresno and Madera Counties) as established by the U.S. De-
partment of Housing and Urban Development (HUD). For 2008, a Madera
household of four is considered to be extremely low-income if its combined
income is $16,150 or less ($1,346/mo. or $7.76/hr.).

Very Low-Income Unit is one that is affordable to a household whose com-
bined income is between 31 and 50 percent of the median income for the
Fresno MSA as established by HUD. For 2008 a Madera household of four is
considered to be very low-income if its combined income is $26,900 o