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1 Executive Summary

1.1 Purpose of the Analysis of Impediments to Fair Housing Choice Plan

This Analysis of Impediments to Fair Housing Choice (Al) examines policies and practices that
may limit Salinas residents’ ability to choose housing in an environment free from discrimination.
The purpose of the Al is to assemble fair housing information, identify any existing barriers that
limit housing choice, and propose actions to overcome those barriers.

The U.S. Department of Housing and Urban Development (HUD) defines impediments to fair
housing choice as:

e Any actions, omissions or decisions taken because of race, color, religion, sex, disability,
familial status or national origin which restrict housing choices or the availability of housing
choices;

or

e Any actions, omissions or decisions that have the effect of restricting housing choices on the
basis of race, color, religion, sex, disability, familial status or national origin.

HUD requires funded jurisdictions to develop and update an Analysis of Impediments as needed.
This report updates the City of Salinas Al prepared in 1996.

1.2 Format of the Al

The Analysis of Impediments to Fair Housing Choice is divided into seven chapters. Following
the Executive Summary and Introduction,

e Chapter 3 describes the demographic profile of Salinas and compares population and
household trends to the County and the State.

e Chapter 4 examines characteristics of the housing stock in Salinas, including housing
supply and housing condition. This section also analyzes indicators of housing
affordability such as trends in home sale prices, rents, vacancy rates, and overcrowding.

e Chapter 5 describes fair housing laws at the State and Federal level, as well as the
process for filing a fair housing complaint. In addition, this section analyzes data on the
number and type of fair housing complaints filed in the City of Salinas from 2000 to
2005.

e Chapter 6 discusses potential sources of impediments to fair housing in Salinas
including housing affordability, linkages between housing and employment centers,
home mortgage lending practices, City policies and procedures, and accessibility for
persons with disabilities.

e Chapter 7 concludes by identifying actions to address impediments to fair housing and
outlining measures the City can take to remove these barriers.



1.3 Overview of Salinas

The City of Salinas lies at the center of Monterey County’s $3.0 billion agriculture industry. The
agriculture industry drives the City’s economy, and mainly provides relatively low-skilled and
low-wage jobs. While the City has endeavored to attract light industrial firms to complement the
agriculture industry and offer higher paying jobs, the City recognizes and appreciates its
agricultural base and history.

Between 1990 and 2000, the U.S. Census reports that Salinas’ population expanded over 32
percent, from 108,777 to 143,776 persons. This population growth occurred without annexing
any developed areas, and accounted for 92 percent of Monterey County’s total population
increase. The City’s General Plan anticipates this growth to continue, and plans to accommodate
213,000 persons at full build-out.

The strong demand for housing and lack of available land have led to dramatic housing price
increases in recent years. The City of Salinas currently ranks as one of the least

affordable housing markets in the nation, with housing sale prices rising well beyond local
incomes.

1.4 Fair Housing Laws

Fair housing laws are in place at the federal and state levels. Federal, state, and local
governments all share a role in enforcing these laws, as well as conducting activities to
affirmatively further fair housing.

Title VIII of the Federal Civil Rights Act of 1968 prohibits housing discrimination based on race,
color, national origin or ancestry, sex, or religion. The 1988 Fair Housing Amendments Act
added familial status and mental and physical handicap as protected classes.

The California Fair Employment and Housing Act prohibits discrimination and harassment in all
aspects of housing including sales and rentals, evictions, terms and conditions, mortgage loans
and insurance, and land use and zoning. The Act also requires housing providers to make
reasonable accommodation in rules and practices to permit persons with disabilities to use and
enjoy a dwelling and to allow persons with disabilities to make reasonable modifications of the
premises.

1.5 Number and Type of Complaints

The California Department of Fair Employment and Housing reports that between 2000 and 2005
there were 23 fair housing complaints filed against a respondent in the City of Salinas.' The
average annual per-capita rate for Salinas is 27 complaints per million people per year, which is
only nominally more than the State’s annual per-capita average of 25 complaints per million. The
most commonly cited alleged acts were eviction (17 cases) and harassment (11 cases). Other

! The statistics for 2005 reflect complaints filed and/or closed as of June 30, 2005.



alleged acts included unequal terms, denied reasonable accommodations, refusal to rent, refusal
to sell, and unequal access.’

The most common basis of complaints was national origin (7 cases), followed by disability and
harassment (6 cases each). Other bases of complaints were retaliation, familial status, sex, race,
and marital status.

1.6 Barriers to Housing Choice

1.6.1 Housing Affordability

In discussions with local service providers and housing advocates, the high cost of housing
emerged as the main barrier to housing choice in Salinas. High housing costs disproportionately
impact the City’s Latino residents and other low-income segments of the population.

U.S. Census data indicate that a significant portion of Salinas households are cost burdened,
defined as paying more than 30 percent of household income towards housing costs. Almost 38
percent of renter households and 30 percent of owner households are cost burdened. The problem
is particularly pronounced at the lower income levels.

In general, larger households experience a lesser cost burden than smaller households, due to the
distribution of expenses among more household members. However, large households
experience more “housing problems,” which include overcrowding. The overcrowding in large
households suggests that households are combining and living in inadequately sized units to ease
their cost burdens.

1.6.2 Linkages Between Housing and Employment Centers

The majority of affordable housing projects are in Eastern Salinas, which has a large
concentration of low income households. However, there are also a significant number of
affordable projects dispersed throughout much of the rest of the City. Overall, the geographic
patterns do not suggest a problem with the siting or distribution of affordable housing in Salinas.

Many of Salinas’ major employers are located in the southern half of the City, concentrated
around the central business district and the regional industrial center. Another major employment
center is the region serving Northridge Mall and surrounding retail. The location of these
employers and employment centers do not suggest a problem in terms of accessibility from
affordable housing sites. Ease of transit between housing and job sites appears to be adequate
when considered in conjunction with local public transportation routes.

Overall, the public transportation system in Salinas appears to be satisfactory. While there is
certainly room for improvement in terms of the number of routes offered, more discounted fares,
and the hours of service, there do not seem to be any egregious problems, and Salinas’ public
transportation is superior to most other locations in the County.

? The number of alleged acts is greater than the total number of cases filed because a case can be filed on
more than one act.
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1.6.3 Home Mortgage Lending Practices

Mortgage lenders who work in Salinas and are familiar with local fair housing issues were
interviewed about successes and concerns with regard to fair housing in Salinas.
Overwhelmingly, the largest concern for all lenders was the disparity between home sale prices
and local incomes. This was identified as the primary challenge that lenders face when trying to
get people into homes, significantly overshadowing all other obstacles. Lenders were then asked
about secondary barriers such as language barriers, undocumented status, and predatory lending
practices.

None of the lenders interviewed believed that language presented itself as a barrier to fair
housing. Precisely because of the large Latino demographic, it appears that all lending
institutions in Salinas have a number of bilingual lenders and brokers on staff to assist their
Spanish-speaking clientele. However, in addition to Spanish-language services, two lenders
reported a need for the ability to serve clients who speak native Latin-American languages such
as Quechua.

Undocumented applicants may encounter some obstacles when applying for a mortgage in
Salinas. One lender identified this as an issue for her institution, while others reported that lack
of documentation does not present a problem for them. While unverified income used to be a
larger impediment to approving loans, some banks are now able to process those applications
without trouble.

Predatory lending can be undertaken by creditors, brokers, or even home improvement
contractors. It involves engaging in deception or fraud, manipulating the borrower through
aggressive sales tactics, or taking unfair advantage of a borrower’s lack of understanding of loan
terms. When prompted, most lenders voiced a concern about predatory lending in Salinas. Some
lenders reported that they have noticed an increase in predatory lending, particularly targeted at
Latino homebuyers, especially with the dramatic escalation in home prices in recent years.

1.6.4  City Policies and Procedures

City documents including the General Plan Housing Element, Land Use Element, and Zoning
Ordinance were reviewed and found not to include any policies that impede fair housing. There
are several City policies and procedures in place, such as annexation of the Future Growth Area
in conjunction with developing a more aggressive inclusionary housing ordinance, to help address
the barriers to affordable housing.

1.7 Actions to Address Impediments: Conclusions and Recommendations

1.7.1  Fair Housing Education and Outreach

Fair housing education and outreach is an effective way of addressing impediments to housing
choice such as predatory lending or resistance to making modifications to accommodate disabled
persons. In order to protect consumers and increase compliance with fair housing laws,
information must be widely disseminated and understood. Towards this end, the City will:

e Continue to support consumer education and counseling programs such as first-time
homebuyer workshops and ongoing fair housing presentations and training.

v



1.7.2

Continue to provide information to the public on the Salinas’ affordable housing
programs.

Continue to encourage that fair housing and equal opportunity information is available
throughout the city of Salinas.

Accessible Housing

Federal law requires housing providers to make reasonable accommodations for persons with
disabilities. The City of Salinas is committed to supporting federal guidelines and ensuring an
adequate supply of accessible housing for persons with disabilities. As evidence of this
commitment, the City will:

1.7.3

Continue to offer Housing Accessibility assistance grants.

Conduct a housing needs assessment of disabled persons in Salinas.

Continue to support organizations that serve disabled people and assist with their housing
needs. Continue to support the development of housing that serves disabled persons.
Consider instituting a “visitability” ordinance in Salinas.

Work to create a public listing of landlords or property managers that have accessible
units.

Affordable Housing

Affordability is the most pressing housing issue in Salinas. The City of Salinas will continue its
efforts to maintain the diversity of the city by ensuring a supply of housing affordable to all
income levels. Specific actions include:

Update the City’s Inclusionary Housing Ordinance to require a greater percentage of
affordable units.

Continue to implement the City’s First Time Homebuyer Program.

Continue to support the efforts of local affordable housing developers building rental and
ownership housing in Salinas.

Ensure that the inclusionary housing lottery remains an open, public process.

Continue to encourage non-City programs that support affordability for low-income
residents.



2 Introduction

2.1 Purpose of the Analysis of Impediments to Fair Housing Choice Plan

This Analysis of Impediments to Fair Housing Choice (Al) examines policies and practices that
may limit Salinas residents’ ability to choose housing in an environment free from discrimination.
The purpose of the Al is to assemble fair housing information, identify any existing barriers that
limit housing choice, and propose actions to overcome those barriers.

The U.S. Department of Housing and Urban Development (HUD) defines impediments to fair
housing choice as:

e Any actions, omissions or decisions taken because of race, color, religion, sex, disability,
familial status or national origin which restrict housing choices or the availability of housing
choices;

or

e Any actions, omissions or decisions that have the effect of restricting housing choices on the
basis of race, color, religion, sex, disability, familial status or national origin.

HUD requires funded jurisdictions to develop and update an Analysis of Impediments as needed.
This report updates the City of Salinas Al prepared in 1996.

2.2 Methodology

In spring of 2005, the City of Salinas initiated the process of updating the Analysis of
Impediments to Fair Housing Choice. Staff from Housing and Community Development (Office
of the City Manager) worked with consultants at Bay Area Economics to:

e Analyze data, documents, current programs and practices;
e Identify barriers to fair housing choice; and
e Develop strategies for removing impediments and affirmatively furthering fair housing.

Complaints about fair housing violations are one indicator of the presence of impediments to fair
housing choice. Data on fair housing complaints and cases from 2000 to 2005 from the
California Department of Fair Employment and Housing was obtained and analyzed.

To identify additional variables that could indicate barriers to fair housing, data was analyzed on
variables such as population and household trends, age, household income, concentration of
minority populations, housing affordability indicators, overcrowding, and geographic distribution
of affordable housing and employment centers.

In addition to analyzing quantitative data, City planning documents, policies, and ordinances
were analyzed to determine any direct or indirect impact on fair housing. Interviews were



conducted with local service providers, advocates, and mortgage lenders to elicit feedback about
barriers to fair housing in Salinas and existing work directed at removing those barriers.
Additionally, a public meeting was held on June 29, 2005 to provide an opportunity for
community input and public comment.

2.3 Format of the Al

The Analysis of Impediments to Fair Housing Choice is divided into seven chapters. Following
the Executive Summary and Introduction,

Chapter 3 describes the demographic profile of Salinas and compares population and
household trends to the County and the State.

Chapter 4 examines characteristics of the housing stock in Salinas, including housing
supply and housing condition. This section also analyzes indicators of housing
affordability such as trends in home sale prices, rents, vacancy rates, and overcrowding.
Chapter 5 describes fair housing laws at the State and Federal level, as well as the
process for filing a fair housing complaint. In addition, this section analyzes data on the
number and type of fair housing complaints filed in the City of Salinas from 2000 to
2005.

Chapter 6 discusses potential sources of impediments to fair housing in Salinas
including housing affordability, linkages between housing and employment centers,
home mortgage lending practices, City policies and procedures, and accessibility for
persons with disabilities.

Chapter 7 concludes by identifying actions to address impediments to fair housing and
outlining measures the City can take to remove these barriers.



3 Demographic Profile

3.1 Overview of Salinas

The City of Salinas lies at the center of Monterey County’s $3.0 billion agriculture industry. The
agriculture industry drives the City’s economy, and mainly provides relatively low-skilled and
low-wage jobs. While the City has endeavored to attract light industrial firms to complement the
agriculture industry and offer higher paying jobs, the City recognizes and appreciates its
agricultural base and history.

Salinas also houses many of the workers that commute to Monterey County’s coastal areas,
where housing prices exceed service workers’ pay scales. In recent years, Salinas has also
become a potential refuge for Santa Cruz County and southern Bay Area residents in search of
more affordable housing. Rapidly escalating home values in these areas have effectively
expanded Santa Cruz and Bay Area commute zones to encompass Salinas.

These factors have contributed to a significant population growth rate in Salinas. Between 1990
and 2000, the U.S. Census reports that Salinas’ population expanded over 32 percent, from
108,777 to 143,776 persons.” This population growth occurred without annexing any developed
areas, and accounted for 92 percent of Monterey County’s total population increase. The City’s
General Plan anticipates this growth to continue, and plans to accommodate 213,000 persons at
full build-out.

With this rapid growth, Salinas has largely been built out; little vacant land remains for residential
development within the City limits. As such, the General Plan projects that most new residential
development over the next 20 years will occur to the north and east of Salinas in the zone
designated as the “Future Growth Area.” The Future Growth Area contains 3,525 acres, and
currently remains unincorporated and outside the City’s sphere of influence. The General Plan
states the City’s intent to work with the Local Agency Formation Commission (LAFCo) to
extend Salinas’ sphere of influence and subsequently incorporate this area. This process is
currently in its early stages, with the City, LAFCo, and local land owners establishing the plans
for the Future Growth Area.

The strong demand for housing and lack of available land have led to dramatic housing price
increases in recent years. The City of Salinas currently ranks as one of the least

affordable housing markets in the nation, with housing sale prices rising well beyond local
incomes. Consequently, many households pay excessive portions of their income towards
housing costs, and crowd into units to share rent and mortgage payments. The Housing Profile
section of this Al documents these trends in greater detail.

* The 2000 Census originally reported that Salinas had a population of 151,060. In April 2003 this number
was corrected to 143,776 due to an error in the geographic assignment of prison population group quarters.
However, because the decrease in population was limited to a downwardly-revised prison population, this
change did not affect data points such as household size or median household income. The Census did not
correct other statistics such as race/ethnicity and age, which may contain minimal errors.



3.2 Population and Household Trends

According to the U.S. Census, the total population in Salinas increased from 108,777 in 1990 to
143,776 in 2000. This constitutes a 32 percent population growth over the ten year period, with
an average annual growth rate of 2.8 percent. Salinas experienced a significantly faster growth
rate than either the County or the region,” which had 1.2 and 1.3 percent annual growth rates,
respectively. During this time, the average household size in Salinas increased from 3.21 to 3.66
people per household (see Table 1). Since 2000 the Salinas population has continued to grow,
with an estimated 2004 average household size of 3.74, and an estimated 2004 population of
158,630 individuals comprising 39,565 households.

Salinas is predominately made up of family households, defined by the Census as two or more
individuals who are related by birth, marriage, or adoption, although they also may include other
unrelated people. Non-family households consist of people who live alone or who share their
residence with unrelated individuals. Claritas Inc., a private data vendor, estimates that families
comprised 78 percent of Salinas households in 2004, six percent higher than the County and
nearly ten percentage points higher than the region as a whole.

The population of Salinas is also younger on average than that of the County or region, with 62
percent under the age of 35. For comparison, 55 percent of the County and 53 percent of the
region is under age 35 (see Table 2). This finding parallels the data on household size and
composition discussed above, as Salinas’ large household size and preponderance of families
point toward a younger average age.

At $49,220, the 2004 estimated median household income in Salinas is $5,389 less than the
County median and $8,804 less than the regional median household income (see Table 3).
Despite this, approximately one half (50%) of Salinas households still manage to own their home,
up from 46 percent in 1990. The percentage of owner-occupied households in Salinas is slightly
lower than the County (55%) and the region (58%).

Salinas’ rapid expansion, large households, and low incomes point to the need for additional
supply of housing in Salinas overall, as well as a particular need for both larger and affordable
units.

3.3 Location of Racial/Ethnic Minority Populations
According to the 2000 Census, approximately 76 percent of the Salinas population is an ethnic

minority, with 64 percent being Hispanic or Latino.” By comparison, 53 percent of the California
population is an ethnic minority, and 32 percent are Hispanic or Latino. The next largest ethnic

* The Monterey region is defined as Monterey County, Santa Cruz County, and San Benito County.

> In discussing racial categories as defined by the U.S. Census and the federal government, it is important
to note that Hispanic or Latino is not a racial category. In fact, Hispanics or Latinos can be of various
races. Hispanic or Latino refers to an ethnicity. The Census addresses this issue by offering aggregated
data on Hispanic individuals of all races, as well as data for Non-Hispanic individuals of each race. This
report adheres to this convention when referring to racial and ethnic categories.



group in Salinas is comprised of Asians, who make up 6 percent of the population, followed by
Black or African-Americans, who constitute 3 percent of the City’s residents. Each of the other
ethnic groups—American Indian and Alaska Native, Native Hawaiian and Other Pacific Islander,
and Other races—compose less than one percent of Salinas’ population.

A minority or ethnic “concentration” is defined here as any census tract in which the percent of
an ethnic group’s population within that tract is at least 20 percent greater than in Salinas as a
whole.® For example, if Salinas had a population that was 15 percent Asian overall, a census tract
would need to be 25 percent Asian to qualify as a tract with a “concentration” of Asians. Ethnic
concentrations were found only for the Hispanic or Latino population, in census tracts 5, 6, 7, 8,
9, and 106.02. These tracts are all adjacent to each other on the east side of Salinas (see Table 4
and Figure 1).

% These definitions of “minority concentration” and related terms are specified by the U.S. Department of
Housing and Urban Development (HUD) and are applied on a national basis.



Table 1: Population and Household Trends, 1990-2004

City of Salinas

Population
Households
Average Household Size

Household Type
Families
Non-Families

Tenure

Owner
Renter

Monterey County

Population
Households
Average Household Size

Household Type
Families
Non-Families

Tenure

Owner
Renter

Monterey Region (a)

Population
Households
Average Household Size

Household Type
Families
Non-Families

Tenure
Owner
Renter

Average
Annual
Change
1990 2000 1990-2000 2004 (est.)
108,777 143,776 2.8% 158,630
33,360 38,298 1.4% 39,565
3.21 3.66 3.74
75.0% 78.4% 78.0%
25.0% 21.6% 22.0%
46.3% 50.1%
53.7% 49.9%
355,660 401,762 1.2% 418,102
112,965 121,236 0.7% 125,049
2.96 3.14 3.18
73.5% 72.5% 72.0%
26.5% 27.5% 28.0%
50.6% 54.6%
49.4% 45.4%
622,091 710,598 1.3% 729,997
207,953 228,260 0.9% 232,263
2.85 2.98 3.01
70.1% 69.2% 68.9%
29.9% 30.8% 31.1%
54.9% 57.7%
45.1% 42.3%

Notes: (a) Monterey Region is defined as Monterey County, Santa Cruz County, and San Benito County.

Sources: 1990 & 2000 U.S. Census; Claritas, 2005; Bay Area Economics, 2005.



Table 2: Age Distribution, 2000

Monterey Monterey
Age City of Salinas County Region (a)
Under 15 26.3% 23.9% 22.6%
15t0 19 7.9% 7.7% 7.7%
20 to 24 8.2% 7.7% 7.8%
25 to 34 17.4% 15.9% 15.3%
35 to 44 15.2% 15.4% 15.9%
45 to 54 9.9% 12.3% 13.6%
55 to 61 3.9% 5.3% 5.6%
62 to 74 8.1% 7.1% 6.8%
75 to 84 2.3% 3.5% 3.5%
85 + 0.8% 1.2% 1.3%
Total 100.0% 100.0% 100.0%
Median Age 28.5 31.7 32.8

Notes: (a) Monterey Region is defined as Monterey County, San Benito County, and

Santa Cruz County.

Sources: 2000 U.S. Census; Bay Area Economics, 2005.



Table 3: Household Income Distribution, 2004

Monterey Region

Estimated Income City of Salinas Monterey County (a)

Less than $15,000 11.2% 10.1% 10.1%
$15,000 to $24,999 10.5% 9.5% 8.8%
$25,000 to $34,999 12.5% 11.3% 10.5%
$35,000 to $49,999 16.7% 15.2% 14.2%
$50,000 to $74,999 21.5% 21.1% 19.9%
$75,000 to $99,999 13.3% 13.1% 13.5%
$100,000 to $149,999 10.4% 11.9% 13.4%
$150,000 to $249,999 3.0% 5.3% 6.8%
$250,000 to $499,999 0.6% 1.6% 2.0%
$500,000 and over 0.3% 0.9% 0.9%
Total 100.0% 100.0% 100.0%
Median Household Income (b) $49,220 $54,609 $58,024
Notes:

(a) Monterey Region is defined as Monterey County, San Benito County, and Santa Cruz County.
(b) These figures may differ slightly from those reported by HUD, as they are not broken down by
household size.

Sources: Claritas, 2005; Bay Area Economics, 2005.



Table 4: Minority Population Census Tracts

% Needed to
Qualify as

Minority/Ethnic Group Citywide % "Concentration" Tracts with Minority Concentration
Hispanic or Latino 64.1% 84.1% Tracts 5, 6, 7, 8, 9, 106.02
Asian 5.9% 25.9% None

Black or African American 3.0% 23.0% None

American Indian or Alaska Native 0.4% 20.4% None

Native Hawaiian or Pacific Islander 0.2% 20.2% None

Some Other Race 0.3% 20.3% None

Two or More Races 1.9% 21.9% None

Total Minority Population 75.8% 95.8% Tract 7

Sources: 2000 Census; BAE, 2005.
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4 Housing Profile

4.1 Housing Supply

According to the 2000 U.S. Census, there are 39,659 housing units in Salinas, a 15 percent
increase from 1990. In 1990, 54 percent of the Salinas housing stock consisted of rental units,
while the other 46 percent were owner-occupied. By 2000 this distribution had changed to 50
percent renter-occupied and 50 percent owner-occupied.

The Census reports that the largest proportion of owner-occupied homes have three bedrooms
(42%), followed by two bedroom units (21%), and four bedroom units (18%) (see Table 5). At
the same time, the vast majority (85%) of rental units in Salinas have two or fewer bedrooms.
This leaves only 15 percent of the rental stock to serve households needing more than two
bedrooms, a necessity for larger families.

In all, only 39 percent of all units have three or more bedrooms. Large families, therefore, may
encounter difficulty finding a home in Salinas without resorting to overcrowding. The short
supply of large affordable units is of particular concern in Salinas because of the City’s large
household sizes and low incomes.

Table 6 displays residential building permits from 2000 to 2004. Construction of every type of
unit declined during this period. The number of units for which residential building permits were
issued diminished annually by an average of 20 percent during these years. The result was that
the number of units issued permits in 2004 was less than half the number permitted in 2000. This
trend occurs as Salinas reaches its build-out capacity and less land remains for residential
development. Again, this limited housing supply has contributed to the escalation in local
housing prices.

4.2 Housing Condition and Age of Housing Stock

The 2000 Census reports that 22 percent of owner-occupied units were built between 1990 and
2000. Another 12 percent of owner-occupied units were built during the 1980s, 19 percent during
the 1970s, 19 percent during the 1960s, and 28 percent were constructed before 1960.

The age of the renter-occupied housing stock is somewhat older: only 11 percent of renter-
occupied units were built during the 1990s, compared with 21 percent and 27 percent constructed
during the 1980s and 1970s, respectively. Some 18 percent of rental units were built during the
1960s and 26 percent were built prior to 1960 (see Table 7). These numbers imply that the
production of rental units has slowed since 1990, a finding supported by anecdotal concerns of
low-income service providers.

The exact number of housing units in Salinas needing rehabilitation is difficult to estimate.
According to the 2000 Census, 307 units in the City lack complete plumbing facilities and 362
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lack complete kitchen facilities. Each figure makes up less than one percent of total units, and
may be duplicative, with some units lacking both plumbing and kitchen facilities.

In reviewing this data, however, it is important to note that the U.S. Census likely undercounts
more makeshift housing units. Undocumented Salinas residents are also less likely to respond to
Census inquiries, and are more prone to living in substandard housing. The Census also does not
account for other more subtle housing problems, such as inadequate wiring, leaks, or heating.

A Housing Condition Survey conducted in 1991 by the Salinas Department of Community
Development found that 29 percent of existing units were in need of rehabilitation. The survey
also found that 51 percent of units exhibited a minor degree of blight, such as failing paint or
deteriorated roof covering. The study was conducted 14 years ago, and over 7,000 new housing
units have been constructed in the interim, most of which would still be in relatively good
condition.” Also, very few dwellings have been demolished during this period.* Assuming that
all 7,000 units built since 1991 remain in good condition, approximately 25 percent of Salinas
units, or about 10,000 units, suffer from a lack of maintenance and rehabilitation.

4.3 Sale Prices

Tables 8 and 9 contain recent fully verified and confirmed sales of single-family residences
(SFRs) and condominiums in Salinas. The median sale price of SFRs sold between August and
November of 2004 was $518,000. Condominiums are generally more affordable, although they
often have fewer bedrooms and thus may not be suitable for families with more than one or two
children. An analysis of condominiums sold in Salinas during the same time period reveals a
median sale price of $305,000.

Salinas home prices have risen significantly in recent years. As illustrated in Table 10, median
sale prices both in Salinas and Monterey County have appreciated by an annual average of nearly
15 percent each year for the past five years. This trend appeared to slow slightly in 2001 and
2002, but 2004 once again showed a 22 percent increase in median sale price over the previous
year in Salinas, and a 24 percent increase for the County.

These housing sale price data suggest that even moderate-income households have an extremely
limited ability to purchase a home in Salinas. The disparity between local incomes and these
rapidly escalating sale prices leads to households paying too large a share of their income for
housing expenses, overcrowding, and other problems. These issues are discussed below in more
detail.

" Housing production number based on U.S. Census data from 1990 and 2000 and Salinas Housing Element
Table H-2, Housing Production Since January 2000.

¥ Only five units were demolished from 1995 to 2004, according to the Salinas Development and
Engineering Services Department.



4.4 Rents

In contrast to home sale prices, Salinas rents have remained relatively stable in recent years.
Between 2002 and 2003, rents grew by 1.7 percent, and then increased by another 0.3 percent
between 2003 and 2004. In the fourth quarter of 2004, the average rental price of a unit was $878
for a one bedroom, one bath unit; $1,077 for a two bedroom, one bath unit; and $1,350 for a three
bedroom, one bath unit (see Table 11).

Despite relatively moderate rent increases in recent years, very low and low income households
in Salinas will still encounter difficulty in locating an adequately-sized affordable unit. Assuming
30 percent of household income is dedicated to rent and utilities, four-person households up to 80
percent of AMI can only afford $1,170 a month in rent, exclusive of utilities. This rent still falls
below the median rent of $1,350 for a three-bedroom, one-bath apartment in Salinas.

4.5 Vacancy Rates

From the mid-1990s to 2000, Salinas experienced increasing demand for housing, as reflected in
the extremely low vacancy rates. The 2000 U.S. Census reported that the overall vacancy rate in
Salinas was 3.4 percent. The vacancy for ownership units was only 1.0 percent, significantly
lower than the rate of 3.8 for rental units. Housing economists suggest that vacancy rates of 1.5
to 2.0 percent for ownership units and 5.0 to 6.0 percent for rental units allow for adequate
mobility, create sufficient incentive to maintain housing, and prevent price escalation due to
scarcity of housing. Salinas’s low vacancy rates during this time, therefore, indicated a strong
demand for housing and challenges for households in search of affordable housing.’

In more recent years, the tight rental housing market in Salinas has eased somewhat. As
illustrated in Table 11, vacancy rates for rental units in Salinas have increased slightly each year
since 2001. As of the fourth quarter of 2004, 5.5 percent of rental units in Salinas were
unoccupied, compared to 2001°s vacancy rate of 3.0 percent. Unfortunately, post-2000 Census
figures are not available for the ownership market. However, the rapid escalation of home sale
prices point to a limited supply of new housing units and low vacancy rates.

4.6 Overcrowding

Households often cope with high housing costs by living in overcrowded conditions. HUD states
that overcrowding occurs when the number of persons in a household exceeds the number of
habitable rooms in a unit."’ A household is defined as “severely overcrowded” when it contains
over 1.5 persons per habitable room. Table 12 shows 2000 Censu