AGENDA
NEWMAN PLANNING COMMISSION
REGULAR MEETING OF JANUARY 21, 2016
CITY COUNCIL CHAMBERS, 7:00 P.M., 938 FRESNO STREET

1. Call To Order.

2. Pledge Of Allegiance.

3. Roll Call.

4. Approval Of The Agenda.

5. Approval Of Minutes From The November 19, 2015 Meeting. (View Minutes)
6. Items From The Public.

7. New Business

a. Public Hearing
General Plan Amendment No. 2016-01 (View Report)
Applicant: City Of Newman
Description: Formal Approval And Recommendation To The City Council Of General Plan
Amendment No. 16-01 (5t Cycle Housing Element Update) For The Purpose Of HCD
Submittal.
Location: City Of Newman City Limits.

8. Items From Commissioners.
9. Items From Director And Staff.

10. Adjournment.




MINUTES
NEWMAN PLANNING COMMISSION
REGULAR MEETING OF NOVEMBER 19, 2015
CITY COUNCIL CHAMBERS, 7:00 P.M., 938 FRESNO STREET

1. Call To Order - 7:00 P.M.
2. Pledge Of Allegiance.

3. Roll Call PRESENT: Parker, Cardinal And Allan.
ABSENT: Coleman.

4. Approval Of The Agenda

ACTION: On Motion By Parker Seconded By Cardinal, The Agenda Was Approved By The Following
Roll Call Vote: AYES: Parker, Cardinal And Allan; NOES: None; ABSENT: Coleman; NOT
PARTICIPATING: None.

5. Approval Of Minutes From The October 15, 2015 Meeting

ACTION: On Motion By Cardinal Seconded By Parker, The Minutes From The October 15, 2015 Meeting
Were Approved By The Following Roll Call Vote: AYES: Parker, Cardinal And Allan; NOES: None;
ABSENT: Coleman; NOT PARTICIPATING: None.

6. Items From The Public - None.
7. New Business

a. Public Hearing
Conditional Use Permit No. 2015-02
Applicant: South Bay Naturals
Description: Operate A Food Processing (Fruit Juice And Carbonated Soda) Facility,
Including Process And Product Development, In The C-2 District.
Location: The Subject Property Is Located At 1508 Main Street, More Specifically Described
As APN 128-009-021.

City Planner Ocasio Presented And Reviewed Conditional Use Permit No. 2015-02.
Chairperson Allan Opened The Public Hearing At 7:07 P.M.

Dr. Bala Sreenivasan, CEO Of South Bay Naturals, Stated That He Started His Business In 2013 And That
His Company Had Previously Operated A Research And Development Lab In San Jose. Sreenivasan
Noted That He Had Thirty Years Of Experience In The Food Industry And That He Currently Works As
A Consultant For A Top United States Beverage Manufacturer. He Mentioned That He Had Developed
Natural Fruit Juices That Are Rich In Antioxidants. Sreenivasan Explained That The Site Was Perfect For
Food Manufacturing And He Planned To Utilize The Site To Establish His Business, Commercially
Produce His Products And Eventually Expand His Business. He Concluded By Asking For The City’s
Cooperation.

Commissioner Parker Inquired About His Future Expansion Plans.




Dr. Sreenivasan, Stated That He Plans To Make All Of His Products At This Facility And That This
Would Be The Beginning But Hoped To Expand In The Future.

Commissioner Cardinal Asked If Local People Would Be Hired To Work At His Facility.

Dr. Bala Sreenivasan, Stated The Initially He Planned To Hire Two People And That Future Hiring
Would Depend On The Success OF The Business. Sreenivasan Indicated That He Thought The Facility
Would Provide Adequate Room For Expansion.

There Being No Further Public Comment, Chairperson Allan Closed The Public Hearing At 7:10 P.M.

ACTION: On Motion By Parker Seconded By Cardinal, The Planning Commission Approved
Conditional Use Permit No. 2015-02 By The Following Roll Call Vote: AYES: Parker, Cardinal And
Allan; NOES: None; ABSENT: Coleman; NOT PARTICIPATING: None.

b. Public Workshop
Housing Element Workshop
Applicant: City Of Newman
Description: Receive Input From Members Of The Community And Other Housing
Stakeholders For Consideration In The Housing Element Update.
Location: City Of Newman City Limits.

Martin Carver, Coastplans, Conducted The Housing Element Workshop. Carver Spoke To The
Commission About The Schedule, HCD Review Process, Recent Statutory Changes, Local Housing
Conditions And Reviewed 2008 Housing Element Programs. He Mentioned The City’s Regional
Housing Allocation And Explained What The Next Steps Would Be. Carver Asked The Commission To
Identify Issues And Asked For Input Regarding The Housing Element.

Commissioner Allan Stated That The City Needed Additional Affordable Housing.

Commissioner Cardinal Mentioned That She Thought It Was Difficult For Those On Fixed Incomes To
Find Affordable Housing.

Commissioner Parker Noted That The Housing Market Is Driven By The Economy And Noted That The
Economy Will Determine If The City Meets The Regional Housing Allocation. Parker Noted That A 1%
Growth Rate Is Acceptable By Most Long-Time Residents And Indicated That He Thought The City Had
Done A Good Job Meeting Its Housing Needs Previously.

Council Member Murray Day, 739 Gibralter Lane, Noted The Homelessness Issues In Stanislaus County
Including Patterson And Newman Are Being Addressed By A New Countywide Initiative To Develop
Programs For Local Homeless People.

8. Items From Commissioners - None.

9. Items From Director And Staff

City Planner Ocasio Mentioned That She Would Send Mr. Carver’s Contact Information To Each Of The
Commissioners. Ocasio Noted That Staff Would Most Likely Be Asking For A Conceptual Approval Of
The Housing Element In January Of 2016. Ocasio Concluded By Reporting That Staff Was Working On A
New Marijuana Ordinance.

10. Adjournment.

ACTION: On Motion By Cardinal Seconded By Parker And Unanimously Carried, The Meeting Was
Adjourned At 7:49 P.M.



CITY OF NEWMAN
COMMUNITY DEVELOPMENT DEPARTMENT
STAFF REPORT

PLANNING COMMISSION MEETING DATE: January 21, 2016
AGENDA ITEM: 7.a.

GPA No. 16-01
Applicant: City of Newman

CEQA : To be completed at the time of formal adoption.

REQUEST:

Conceptual approval and recommendation to City Council of General Plan Amendment No. 16-01 for
the purpose of HCD submittal and review.

ENVIRONMENTAL ASSESSMENT:
This project will undergo environmental assessment concurrent with HCD review of the updated
Housing Element document and will be available for consideration when the HCD-reviewed Housing
Element document is before the Planning Commission for formal action (anticipated April 2016).
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BACKGROUND:
State law requires each city and county to adopt a general plan containing, at a minimum, seven (7)
mandatory elements, including housing. Unlike the other mandatory general plan elements, the housing
element update period is set forth in state statute and currently is either four (4) or eight (8) years,
depending on the timeliness of adoption by the local jurisdiction (the longer period being available for
jurisdictions that adopt their plans on time). To qualify for the longer update period, the City of
Newman must adopt its updated housing element by April 29, 2016. Newman completed its last
housing element update in August 2010.
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GPA #16-01 January 21, 2016

In order to meet the April 2016 deadline, the City Council awarded a contract for professional services
to Coastplans in October 2015, and Coastplans has been busy preparing the document update since. On
November 19, 2015, Coastplans worked with City staff to organize a public workshop to hear ideas and
concerns from member of the public and public officials. Coastplans also completed a windshield
survey in late 2015 to assess housing conditions in the community. This survey is available to members
of the public upon request.

PROJECT ANALYSIS:
Housing element law mandates that local governments adequately plan to meet the existing and
projected housing needs of all economic segments of the community. The law also mandates that in
order for the private market to adequately address housing needs and demand, local governments must
adopt land use plans and regulatory systems providing opportunities for, and not unduly constraining,
housing development. In short, housing policy in California rests largely upon the effective
implementation of local general plans and, in particular, local housing elements.

Housing elements are subject to detailed statutory requirements and must among other things analyze:
» The results of the previous housing element;
» Housing characteristics and conditions;
* Housing costs and affordability;
» Housing needs, including an analysis of special housing needs;
* Vacant and available land and services;
» Governmental and non-governmental constraints; and
*  Opportunities for energy conservation.

Based on the analysis described above, the housing element must then set forth housing goals, policies,
programs, and quantified objectives. The draft 2015 Housing Element includes the following to meet
these requirements:

1. Population Profile 9. Analysis Of Existing Assisted Housing

2. Housing Stock Characteristics 10. Publicly Owned Surplus Land

3. Employment And Income Data 11. Energy Conservation Opportunities

4. Affordability, Housing Costs And 12. General Plan Consistency
Overpayment 13. Public Participation

5. Housing Needs 14. Housing Goals, Policies, Programs And

6. Availability Of Services And Land Objectives

7. Governmental And Nongovernmental 15. Appendices; Including Analysis Of Last
Constraints Housing Element, Homeless Services, Etc.

8. Housing Programs

Public Comment
A Public Notice for this Planning Commission hearing was published on January 7, 2016. As of
January 14, 2016, no comments have been received.

CONCLUSION:
Staff recommends that the Planning Commission consider General Plan Amendment #16-01 and
recommend conceptual approval of said General Plan Amendment to the Newman City Council for the
purpose of HCD submittal and review.

ATTACHMENTS:
1. Exhibit A — Public Review Draft 2015 Housing Element
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Introduction

Under the requirements of state law, every city and county in California must prepare a housing
element as part of its general plan. The housing element must document in detail existing
conditions and projected needs. It must also contain goals, policies, programs, and quantified
objectives that address housing needs over the planning period. Progress made by the City of
Newman in implementing its 2008 Housing Element and a summary of the market conditions that
exist today in 2015 are discussed below.

PROGRESS SINCE 2008

The housing market has been depressed for much of the period since 2008, with limited new
housing construction, greater demand for rental housing, and the sale/absorption of the hundreds
of housing units that were in foreclosure in 2008-2009. The one bright spot during the period was
the completion in 2010-2011 of the Newman Family Apartments, a 72-unit tax credit project
initiated in 2008 by the Corporation for Better Housing (Sherman Oaks).

Only very recently—in the last year—has there been evidence of interest in new housing
construction. Previously approved subdivisions in the northeast section of the city have now
started to once again pull building permits for moderate-income housing (#8 and #22 in the list of
vacant and available housing sites). In the northwest section, a 40-unit planned development has
also been active building (#11 on the list). Final maps have also recently been approved for
Mattos Ranch (#9 on the list) and a re-tooled Park Villas (#6 on the list).

While the City of Newman implemented Housing Program H-1, which committed the City to
rezone 6.610 acres of land from R-1 to R-3, its progress on other programs has been mixed. A full
analysis of the implementation of 2008 Housing Element is presented in Appendix A.

There are currently 24 properties in Newman that are in some state of foreclosure as of November
2015—10 in pre-foreclosure and 14 bank owned properties (source: (http:/www.realtytrac.com).

This represents less than one (1) percent of the total housing stock in the city. This is a dramatic
improvement over April 2009 when 312 properties in Newman (almost 10 percent) were in some
state of foreclosure. The median sales price of homes in Newman has recovered only slightly,
from a low of $140,000 in 2009 to $166,000 as of January 1, 2015.

The housing market disruption has improved housing ownership affordability in Newman. Lower
prices have made more housing available and affordable to more people in the short-term, and

mortgages are once again available at historic low interest rates. At the same time, the disruption
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has placed pressure on the housing rental market, resulting in low vacancy rates and more

expensive rents.

Population Profile

This section summarizes information about Newman'’s current and future population. The
information in this section comes from the 2010 U.S. Census, the California Department of
Finance (DOF), and the Stanislaus County Council of Governments (StanCOG).

HISTORIC POPULATION AND HOUSEHOLD GROWTH

Newman experienced a relatively low rate of population growth during the last housing element
period. Since the last Housing Element Update adopted in 2008, Newman'’s population grew
slowly at an annual average rate of growth of 0.9 percent, adding 724 persons. Table II-1 shows

historical population and household growth in Newman.

Table 11-1
Historical Population and Household Growth
1980 to 2015

(Annual Average Population Growth Rate (2008 to 2015) = 0.9 Percent)

po;:)'tﬂi on Households Group Quarters
1980 2,785 2,785 0
1990 4,158 4,158 0
1998 6,298 6,247 51
2000 7,092 7,026 66
2003 7,602 7,536 66
2005 8,798 8,732 66
2008 10,029 9,963 66
2010 10,224 10,158 66
2015 10,753 10,687 66

Source: City of Newman Finance Department; California Department of Finance
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RACE AND ETHNICITY

According to the U.S. Census Bureau, approximately 62 percent of Newman'’s population was
Hispanic or Latino in 2010, up from 51 percent in 2000 and 42.4 percent in 1990. This is
significantly more than the percent of total population for Stanislaus County, which was 42
percent in 2010, up from 31.7 percent 2000 and 21.6 percent in 1990. Table II-2 shows the racial

and ethnic composition of Newman and Stanislaus County in 2010.

Table I1-2
Racial Composition in 2010
City of Newman and Stanislaus County

City of Newman Stanislaus County

Number Percent Number Percent
White 6,812 66.6% 337,342 65.6%
Black 234 2.3% 14,721 2.9%
American Indian 106 1.0% 5,902 1.2%
Asian 191 1.9% 26,090 5.1%
Pacific Islander 40 0.4% 3,401 0.7%
Other Single Race 2,287 22.4% 99,210 19.3%
Two or More Races 554 5.4% 27,787 5.4%
Total 10,224 100.0% 514,453 100.0%
Hispanic (of any race) 6,299 61.6% 215,658 41.9%
Non Hispanic 3,925 38.4% 298,795 58.1%

Source:  U.S. Census Bureau, Coastplans

POPULATION AGE STRUCTURE

Another interesting aspect of Newman'’s changing population is the relative increase in middle-age
persons since 2000. According to the U.S. Census Bureau, approximately 25 percent of
Newman’s population was between the ages of 45 and 69 in 2010, up from 19 percent in 2000.
On the other hand, the reduction in younger cohorts that was evident between 1990 and 2000 has
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largely stabilized." This change corresponds to the new and relatively affordable housing built in
Newman in the last couple of decades, which has attracted homebuyers who tend to be middle
age. Figure II-1 shows the population pyramid for Newman in 2010.

Figure I1-1
Newman Population Pyramid
2010
Age

80 to 84 years Male Female

70 to 74 years
60 to 64 years

50 to 54 years
40 to 44 years
30to 34 years
20to 24 years

10to 14 years

Under 5 years | : , ' ‘

T T T T T

5% 4 % 3% 2% 1% 0 1% 2% 3% 4% 5%

Source:  U.S. Census Bureau; Coastplans

PROJECTED POPULATION GROWTH

According to StanCOG’s “2040 Regional Demographic Forecast,” Newman’s 2040 population is
expected to be 18,592 persons, growing at a 2.2 percent annual average growth rate. Newman’s
actual growth rate since the last Housing Element update (i.e., 2008 to 2015) was 1.0 percent.

HouUseHOLD COMPOSITION

Newman is a traditional family city. According to the U.S. Census Bureau, approximately 60
percent of all households in Newman are headed by a married couple. This compares to 53

! According to the U.S. Census, there was a noticeable reduction in population in the age cohorts of 25 to 29 and 30 to
34 between 1990 and 2000 (from 18 percent to 14 percent, respectively). In 2010, this percent was still
approximately 14 percent.
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percent for Stanislaus County as a whole. Newman also has a slightly lower percentage of single-
parent households and persons living alone than Stanislaus County as a whole. Table 1I-3 shows

household composition for Newman and Stanislaus County.

Table I1-3
Household Composition
Stanislaus County and Newman

2010
Newman Stanislaus County
Number Percent Number | Percent

Family households

Husband-Wife Family 1,818 60.5% 88,016 | 53.3%

Male Householder (no wife present) 214 7. 1% 11923 7.2%

Female householder (no husband present) 400 13.3% 24,093 14.6%
Non-family households
Male householder

Living alone 231 7.7% 13,938 8.4%

Not living alone 70 2.3% 5,351 3.2%
Female householder

Living alone 235 7.8% 17,985 10.9%

Not living alone 38 1.3% 3,874 2.3%
Total 3,006 100.0% 165,180 | 100.0%

Source:  U.S. Census Bureau; Coastplans

COMMUTER PATTERNS

The most pronounced change in commuter patterns since 2000 has been the significant increase

in the number of persons working at home. According to an analysis of travel time using U.S.

Census Bureau data, approximately eight (8) percent of Newman residents worked at home in

2010, compared with only one (1) percent in 2000. While the overall, long-term trend is toward

lengthier commutes, there has been a drop in the percentage of Newman residents travelling 60

minutes of greater to work. The most likely explanation for these trends is that many of the

workers who hold jobs in Silicon Valley, where high tech companies promote telecommuting
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arrangements, are managing to do more of their work at home. Figure II-2 shows the change in
travel time to work by Newman residents.

Figure I1-2
Changes in Travel Time
1990, 2000, and 2010

35.0%

30.0%

25.0% S

20.0% -

W 1990
2000
m 2010

15.0% -

10.0% -+

Percent of Commuters

5.0% -

0.0% -

10to 14
15to0 19
20to 24
25t0 29
30to 34
35t044
45t0 59

Less than 10
60 or more

Travel Time (Minutes)

Source: Coastplans; U.S. Census Bureau

Housing Stock Characteristics

This section describes Newman’s housing stock characteristics, with comparisons to surrounding
cities and Stanislaus County. The information in this section comes primarily from the U.S. Census
Bureau, the California Department of Finance, and StanCOG, and the City of Newman.
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HOUSING GROWTH AND VACANCY RATES

Since the last Housing Element Update adopted in 2008, Newman added 163 housing units
resulting in a growth rate of about 0.3 percent. This has resulted in a significant decrease in the
housing vacancy rate from 9.2 percent to 3.3 percent. A community’s vacancy rate provides a
quantified measure of the health of the local housing market. A high vacancy rate indicates an
overabundance of housing stock, which in this case is a reflection of housing prices fell starting in
2008 with the housing market collapse and which have not yet recovered significantly. A low
vacancy rate indicates a tight housing market with few choices and high rents. As a rule of thumb,
a vacancy rate of 4.5 to 5.0 percent indicates a market reasonably well balanced between supply
and demand. Newman’s low vacancy rate is probably a result of the slowdown in housing
construction since 2008, which has led to a tight rental market and higher rental prices.

Table 1I-4 shows housing unit growth and vacancy rates in Newman.

Table I1-4
Housing Unit Growth and Vacancy Rates
1980 to 2015

(Annual Average Housing Growth Rate (2008 to 2015) = 0.3 Percent)

Housing Units

Total Occupied Vacancy Persons per

p Rate Household
1980 1,049 1,007 - 2.700
1990 1,523 1,347 11.6% 3.087
1998 1,978 1,869 5.5% 3.342
2000 2,175 2,078 4.5% 3.381
2003 2,346 2,186 6.8% 3.447
2005 2,775 2,557 7.9% 3.415
2008 3,274 2,973 9.2% 3.351
2010 3,357 3,006 10.5% 3.379
2015 3,437 3,323' 3.3%' 3.473

Note: 'The California Department of Finance reports a vacancy rate of 10.5%; records kept by the

Newman Finance Department suggest this state estimate is probably inaccurate and that there are
114 vacant units— 3.3 percent vacancy rate
Source:  California Department of Finance, Table E5 and E5a
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HOUSING STOCK COMPOSITION

Newman’s housing stock remains predominantly single family, with approximately 86 percent of
all housing stock being single family. When compared to other Stanislaus County jurisdictions,
Newman’s housing stock has a larger proportion of single family housing than the county as a
whole (86 percent versus 79 percent) and a corresponding lower proportion of multi-family
housing (14 percent versus 16 percent). Table II-5 compares Newman'’s housing stock to that of

other Stanislaus County jurisdictions.

Table II-5
Comparison of Housing Stock Composition
Stanislaus County Jurisdictions

2015
Single Famil Multiple Famil
Jurisdiction Total Singlf PerZent Multi : Pecmnt Mobile | Percent
Family | of Total | Family | of Total Homes | of Total

Ceres 13,764 | 11,152 81.0% 1,856 13.5% 756 5.5%
Hughson 2,365 2,029 85.8% 275 11.6% 61 2.6%
Modesto 75,712 | 55,888 73.8% 17,694 23.4% 2,130 2.8%
Newman 3,437 2,948 85.8% 489 14.2% 0' 0.0%
Oakdale 8,019 6,638 82.8% 1,061 13.2% 320 4.0%
Patterson 6,363 5,805 91.2% 425 6.7% 133 2.1%
Riverbank 7,125 6,361 89.3% 468 6.6% 296 4.2%
Turlock 24,779 | 18,722 75.6% 5,432 21.9% 625 2.5%
Waterford 2,665 2,179 81.8% 474 17.8% 12 0.5%
Unincorporated 36,189 30,370 83.9% 1,564 4.3% 4,255 11.8%
Incorporated 144,229 | 111,722 | 77.5% 28,174 19.5% 4,333 3.0%
County Total 180,418 | 142,092 | 78.8% 29,738 16.5% 8,588 4.8%

Note: While the California Department of Finance reports no mobile home units in Newman, Coastplans counts 27 units in one

mobile home park located on M Street.
Source:  California Department of Finance, Coastplans
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If the single family dwelling category is broken down into attached and detached units and
compared with other jurisdictions, it becomes evident that Newman has developed slightly fewer
of the more affordable forms of attached single family housing, such as the halfplex and other
types of zero-lot-line development, than any of its neighboring Stanislaus County cities. On
average, 4.8 percent of the single family housing stock in Newman is attached housing, compared
to 5.3 percent in Stanislaus County. Table II-6 compares attached and detached housing in

Stanislaus County jurisdictions.

Table 11-6
Attached and Detached Single Family Dwelling Units
Stanislaus County Jurisdictions

2015
Jurisdiction Total SFD | Detached Perrcoetr; i Attached Perrcoetr; i
Ceres 11,152 10,436 93.6% 716 6.4%
Hughson 2,029 2,014 99.3% 15 0.7%
Modesto 55,888 52,652 94.2% 3,236 5.8%
Newman 2,948 2,806 95.2% 142 4.8%
Oakdale 6,638 6,216 93.6% 422 6.4%
Patterson 5,805 5,627 96.9% 178 3.1%
Riverbank 6,361 6,111 96.1% 250 3.9%
Turlock 18,722 17,159 91.7% 1563 8.3%
Waterford 2,179 2,118 97.2% 61 2.8%
Unincorporated 30,370 29,469 97.0% 901 3.0%
Incorporated 111,722 105,139 94.1% 6,583 5.9%
County Total 142,092 134,608 94.7% 7,484 5.3%

Source: California Department of Finance, Coastplans

SURVEY OF HOUSING CONDITIONS

Newman’s housing stock is relatively new and in good condition. A windshield survey was
conducted in October 2015 in those neighborhoods of Newman identified in the Newman 2030
General Plan as “mature residential neighborhoods” constructed primarily in the 1940s through
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the 1970s. The survey area contained 987 housing units—most of the pre-1980 housing stock in
the city—which represents approximately 29 percent of the total housing stock in the city. Figure
[1-3 shows the neighborhoods surveyed.

Figure 11-3
Surveyed Neighborhoods
Newman Housing Conditions Survey
2015
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Source: Coastplans; City of Newman

Survey Results

Each of the 987 houses in the survey area were inspected from the street, and where any one of
four categories of problems was detected—foundation, roofing, siding/stucco, and windows—a
survey form was completed for the property. In all, 35 survey forms were completed (see
“Newman 2030 General Plan Housing Element, Housing Conditions Survey).” Only 19 units had

problems that were considered minor or greater. Table II-7 summarizes the results of the survey.

Public Review Draft January 2016



Newman General Plan Housing

Table II-7
Housing Conditions Survey Results
2015
Condition Numerical Score Number of Units
Sound w/ no detectable problems [No Survey Form completed] 953 Units
Sound w/ detectable problems 1 to 9 points 15 Units
Minor problems 10 to 15 points 7 Units
Moderate problems 16 to 39 points 8 Units
Substantial problems 40 to 55 points 2 Units
Dilapidated 56 and over points 2 Units
TOTAL [35 Survey Forms Completed] 987 Units

Source: Coastplans, 2015

Survey Conclusions

Newman’s housing stock in 2015 was in very good to excellent condition overall. The large
majority of units surveyed had no detectable problems. In general, units with problems were not
clustered in any one neighborhood, although P Street and to a lesser degree Fig Street had more

problems than other streets.

Many of the 987 units surveyed had old single-pane windows, which are energy inefficient.
Survey points were not assigned to such units, but it is recommended that all single-pane windows
in the residential housing stock be replaced with energy efficient double-pane windows over the
course of the current housing element period. It is also likely (but not verified) that many houses
have inadequate insulation. This too should be addressed in the coming years. Both of these

measures would increase energy efficiency in Newman’s housing stock.
AGE OF HOUSING STOCK

According to Coastplans, in 2010 the median year in which Newman'’s housing stock was
constructed was approximately 1990. A decade ago, the median year built for Newman’s housing
was 1969. Figure II-4 summarizes information on the age of Newman’s housing stock.

Public Review Draft January 2016

H-11



Newman General Plan

Figure 11-4
Year Structure Built
2010
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Source: Coastplans; U.S. Census Bureau

Housing Tenure

Newman has a high percentage of homeownership. One-third (1,004 units) of Newman’s housing
units were occupied by renters in 2010. This is up from approximately 28 percent in 2000 but is
less than Stanislaus County’s 2010 housing stock as a whole, 40 percent of which is occupied by

renters. Table II-8 shows tenure by housing type for Newman.

Table 11-8
Housing Tenure by Type
2010
Housing Tenure Number Percent
Owner-occupied 2,002 67%
Renter-occupied 1,004 33%
Total Occupied Housing Units 3,006 100%

Source:  Census 2010; Coastplans

Public Review Draft

H-12

January 2016



Newman General Plan Housing

LACK OF OVERCROWDING

Newman does not suffer from a significant overcrowding problem, and the overcrowding rate has
improved since 2008. An overcrowded dwelling unit is defined as one in which more than 1.01
persons per room resides (excluding kitchen and bath), and a severely overcrowded units is more
than 1.50 persons per room. According to U.S. Census Bureau, seven (7) percent of all dwelling
units in Newman were overcrowded in 2012, and less than one-half (1/2) percent were severely
overcrowded. This is less than half the rate estimated in 2000 (approximately 18 percent
overcrowded) and is consistent with the relatively high vacancy rates discussed above. Table 1I-9

summarizes data on overcrowding in 2012.

Table I1-9
Overcrowding
Newman, Stanislaus County and California

2012
Newman Stanislaus County
Number Percent Number Percent

Overcrowded

Owner Occupied 69 2.2% 3,814 2.3%

Renter Occupied 141 4.5% 7,717 4.6%
Severely Overcrowded

Owner Occupied 0 0.0% 796 0.5%

Renter Occupied 12 0.4% 2,135 1.3%
Total Occupied Units 3,155 7.0% 165,999 8.7%

Source:  U.S. Census Bureau (ACS 2008-2012 Table B25014); Coastplans

Employment and Income

EMPLOYMENT

According to the U.S. Census Bureau, Newman’s population had a higher percentage of workers
in agriculture, manufacturing, and professional/scientific jobs than Stanislaus County as a whole in
2012. Table lI-10 shows employment statistics for Newman and Stanislaus County in 2012.
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According to the California Employment Development Department, Newman'’s (seasonally
unadjusted) unemployment rate was 7.2 percent in September 2015, an improvement over the
15.1 percent rate estimated in 2008.

Table I1-10
Employment by Industry
Newman and Stanislaus County

2012

Employment by Industry Newman Stanislaus County

Number Percent |  Number Percent
Agrlcglt.ure, forestry, fishing and hunting, and 186 9.6% 11,004 5 49,

mining

Construction 318 7.9% 15,185 7.4%
Manufacturing 765 19.1% 26,026 12.8%
Wholesale trade 186 4.6% 8,532 4.2%
Retail trade 328 8.2% 26,074 12.8%
Transportation and warehousing, and utilities 156 3.9% 10,762 5.3%
Information 0 0.0% 2,741 1.3%
Finance and insurance, and real estate and 117 9.9% 7 939 399

rental and leasing

Professional, scientific, and management,
and administrative and waste 521 13.0% 16,803 8.2%
management services

Educational services, and health care and

. . 624 15.6% 44,568 21.8%
social assistance
Arts, entertamme.nt, and recreatloq, and 984 2 1% 16,107 7 99,
accommodation and food services
Other services, except public administration 186 4.6% 10,428 5.1%
Public administration 136 3.4% 7,863 3.9%
C|V|g\z:12remp|oyed population 16 years and 4,007 100.0% | 204,032 100.0%

Source:  American Community Survey 2008-2012 Table DP-03
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HUD INCOME LIMITS AND NEWMAN'’S MEDIAN FAMILY INCOME

Housing

Each year the California Department of Housing and Community Development (HCD) publishes
income limits (based on data from U.S. Department of Housing and Urban Development) to be

used in conjunction with state and federal housing programs. State housing law requires housing
developers to use these income limits when defining income for various housing programs (Health
and Safety Code § 50079.5). The median family income for a family of four in Stanislaus County
was $62,000 in 2015. Table II-11 shows HCD income limits for Stanislaus County in 2015.

Table 11-11

2015 Income Limits
Stanislaus County

Median Family Income = $62,000

1 Person 2 Person 3 Person 4 Person
Extremely Low Income (£ 30% of Median) $13,050 $15,930 $20,090 $24,250
Very Low Income (30% to 50% of median) 21,700 24,800 27,900 31,000
Low Income (50% to 80% of median) 34,750 39,700 44,650 49,600
Median (80% to 100% of median) 43,400 49,600 55,800 62,000
Moderate (100% to 120% of median) $52,100 $59,500 $66,950 $74,400

Source:

Department of Housing and Community Development

According to the U.S. Census Bureau, Newman'’s median family income was lower than that of

Stanislaus County in 2014. Therefore, the price established by HCD for a dwelling unit affordable

to any particular income group would be less affordable for families in Newman.
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Affordability, Housing Costs, and Overpayment

The following section reviews affordability, housing costs, and overpayment.
RENTAL AFFORDABILITY AND COSTS

Rental housing in Newman has become less available and more expensive since 2008. According
to the few listings that were available in area websites (i.e., Westside Connect, Oodle.com, and
Craigslist), rent for a one-bedroom unit was in the range of $500 to $600 per month. Two-
bedroom apartments were $750 to $900, and thee and four-bedroom homes were $1,200 to
$1,800. Increases in median income since 2008 have somewhat mitigated higher rental prices.
The family earning the County median family income of $62,000 and spending 30 percent of its
income on housing could afford approximately $1,550 in monthly rent. Table 1l-12 shows rental

affordability for all income groups in Newman.

Table I1-12
Rental Affordability
Stanislaus County

HCD Annual | Affordable
Income Monthly
Limit' Rent’
Extremely Low Income (up to 30%) $24,250 $606
Very Low Income (Up to 50%) 31,000 775
Low Income (50% to 80%) 49,600 1,240
Median (80% to 100%) 62,000 1,550
Moderate (100% to 120%) 74,400 $1,860

Notes:  'Income limit for a four-person family as defined by HCD in 2015
*Assumes 30 percent of monthly income
Sources: Coastplans; California Department of Housing and Community Development

OWNERSHIP AFFORDABILITY AND COSTS

Housing prices in Newman have recovered only slightly since their dramatic fall beginning in
2008, when prices were in the $140,000 range. In 2014, the median sales price of a home in
Newman was $166,250. According to Realtytrac (http://www.realtytrac.com), there are now only
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24 properties in some state of foreclosure in Newman as of November 2015, compared with 312
in April 2009.

The family earning the County median family income of $62,000 and spending 30 percent of its
income on housing can afford a $250,000 house. Table 11-13 shows ownership affordability for

Newman.

Table 11-13
Ownership Affordability
Stanislaus County

Median Housing Price (2014) = $166,250

HCD .
Annual 2 Monthly el
% Area Median Income' Mortgage s | Affordable
Income Payment 4
. . House
Limit
Extremely Low Income (~15%) $9,300 $34,022 $233 $37,802
Very Low Income (~40%) $24,800 $90,724 $620 $100,805
Low Income (~65%) $40,300 $147,427 $1,008 $163,807
Moderate (100%) $62,000 $226,810 $1,550 $252,011
Notes:  'Income limit for a four-person family as defined by HCD in 2015

‘Assumes 30 percent of income for house expense, 2.85 percent interest rate, 15-year fixed-rate mortgage
’Assumes a 10 percent down payment
Sources: California Department of Housing and Community Development; Coastplans

In general, housing prices in Newman are affordable to low- and moderate-income households.

OVERPAYMENT AND OTHER HOUSING PROBLEMS

As a rule of thumb, housing is considered affordable if less than 30 percent of household income is
spent on rent or mortgage. According to the U.S. Census, approximately 62 percent of Newman’s
lower-income owner households and 86 percent of lower-income renter households paid more
than 30 percent of their income in 2010. Table II-14 shows overpayment and other housing
problems in Newman.
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Table I11-14

Overpayment Problems
City of Newman

Housing

2010
Household Ex"i::; \I/_f):z Low | Moderate Mo::)::{: Total
Ownership Households 242 118 381 387 753 | 1,881
Overpaying households 179 113 165 147 235 838
Percentage overpaying 73.8% | 96.0% | 43.3% 37.8% 31.2% | 44.5%
Renter Households 391 225 272 206 30 1,123
Overpaying households 381 225 156 46 0 808
Percentage overpaying 97.6% | 99.7% | 57.4% 22.5% 0.0% | 71.9%
Total Households 632 343 653 593 783 3,005
Overpaying households 560 338 321 193 235 | 1,646
Percentage overpaying 88.5% | 98.4% | 49.1% 32.5% 30.0% | 54.8%

Source: American Community Survey 2008-2012 Table B25106

Housing Needs

This section describes Newman'’s housing needs, with comparisons to surrounding cities and

Stanislaus County. The information in this section comes primarily from StanCOG, the California

Department of Housing and Community Development, the California Department of Finance, the

U.S. Census Bureau, the Stanislaus County Housing Authority, social service providers, and the

City of Newman.

SUMMARY OF DEMOGRAPHIC AND HOUSING RESEARCH

The results of demographic and housing research, which are presented in the sections above, paint

a picture of a small Central Valley town increasingly influenced by the Bay Area economy.

v Newman's rate of growth has been slow since 2008. Since the last Housing Element

Update adopted in 2008, Newman’s population grew at an annual average rate of growth

of 1.0 percent, adding only 724 persons.

v" Almost a third of Newman’s residents moved to the city since 1995.
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v

Newman was hit hard by the collapse of the housing market that began in 2008 but has
made significant steps toward recovery; there were 24 properties in some stage of
foreclosure in 2015, compared with 312 properties in 2009.

Newman residents continue to traveling longer distances to get to work, but there is a
noticeable increase in people working at home.

As Newman’s population has grown, much of the increase has been middle age persons
(age 45 to 69).

Newman is a traditional family city. Approximately 60 percent of all households in
Newman are headed by a married couple compared to 53 percent for Stanislaus County as
a whole. Newman also has a lower percentage of single-parent households and persons
living alone than Stanislaus County as a whole.

Newman’s housing stock is predominantly single family, with approximately 86 percent of
all housing stock being single family (14 percent multi-family).

Newman’s housing stock is relatively new and in good condition. A recent survey found
only 19 units with minor, moderate, or substantial rehabilitation needs. Two units were
dilapidated.

Newman has an increasing percentage of renters. Approximately one-third of Newman’s
housing units were occupied by renters in 2010. This is up from approximately 28 percent
in 2000.

Newman’s vacancy rate significantly decreased since 2008 from about nine (9) percent to

around three (3) percent.

Newman'’s unemployment rate has shown signs of recovery since 2008/2009.
Approximately seven (7) percent of Newman’s labor force was unemployed in 2015,
compared to 15 percent in 2008.

The price of rental housing in Newman has risen but is still generally affordable. Rents for
a one-bedroom unit was in the range of $500 to $600 per month. Two-bedroom
apartments were $750 to $900, and thee and four-bedroom homes were $1,200 to $1,800.

For-sale housing in Newman is generally affordable. The median sales price collapsed in
2008/09 to $140,000 and has only recovered slightly to $166,000 in 2015. The median
income family of four can afford a $250,000 house.
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NEWMAN’S SHARE OF REGIONAL HOUSING NEEDS

Newman’s share of regional housing needs originates with the California Department of Housing
and Community Development (HCD). HCD first estimates a statewide need for housing, which is
broken down into regions, each of which then has an assigned share of estimated housing needs.
The Stanislaus County Council of Governments (StanCOQ) is the local agency mandated by
California Government Code §65554(a) to distribute the “Fair Share Allocation” of the regional
housing need to each jurisdiction in Stanislaus County. The “Fair Share Allocation” of housing is a
specific number of residential units, in different price ranges, assigned to each local jurisdiction
including Newman. Table II-15 shows the official StanCOG allocation.

Table 11-15
Newman'’s Housing Needs Allocation

StanCOG

2014-2023
Percent StanCOG
RHNA
Extremely Low Income' 11.0% 86
Very Low Income 12.9% 100
Low Income 15.3% 119
Moderate Income 17.5% 136
Above Moderate Income 43.3% 337
Total Units 100.0% 778

Note: "This represents 46 % of very low income households (see Table II-15 above)

Source: Stanislaus County Council of Governments; Coastplans

SPECIAL HOUSING NEEDS

An assessment of the housing needs of individuals that may have special needs within the
community is a required part of a Housing Element as mandated by State HCD. Special Need

individuals are defined in the following categories:
v Elderly persons over 65 years of age,

v Persons with disabilities,
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v" Persons with developmental disabilities,

v" Families with female heads of households,

V' Large families,

v" Families or persons in need of emergency shelter or transitional housing; and

v" Farmworkers.

Based on US Census Bureau 2010 data, the total number of persons in Newman within each of the

Special Needs categories is shown in Table [I-16.

Table 1I-16
Summary of Special Needs Housing
2010
Special Needs Category Number
Households with Elderly (65+ years) 424
Large Households (5+ persons) 696
Female Householder Living Below Poverty Level 140
Total Families Living Below Poverty Level 360
Persons Visibly Living in Street Locations 7
Disabled Persons 2,360
Developmentally Disabled Persons 68
Persons in Agriculture Industries (include related industries) 386

Source:  U.S. Census Bureau

Disabled Persons

The term "disabled" refers to a disability (physical, mental, or sensory) which prevents or precludes
a person from doing work either in or outside of the home. This term also refers to those with
developmental disabilities. The number of disabled persons in a community has important
implications for providing certain social services, in the removal of barriers to facilities, and in

developing housing which has specialized access for disabled residents.
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Special needs of disabled persons vary depending upon the particular disability of the person. For
example, the needs of a blind person differ greatly from those of persons confined to wheelchairs.
Special facilities such as ramps, elevators, or specially designed restrooms necessary for
wheelchair access are architecturally features needed to make dwellings suitable for wheelchairs.
Special features needed by ambulatory persons constrained by other disabilities may not be
architectural. Instead, these might be simple alterations to conventional dwelling units for
furnishing and appliances which make ordinary tasks of housekeeping and home life simpler. In
families, the needs of the disabled person, in terms of special features, are fewer than those of a
single person. Nevertheless, a disabled person in a family does have special needs. Special
architectural features could be valuable in giving this person a greater independence, dignity, and
quality of life. Table II-17 summarizes data on persons with disabilities in Newman in 2000 (data

from the 2010 Census was not available at time this plan was prepared).

Table 11-17
Persons with Disabilities
2000

Number | Percent
Total Disabilities Tallied 2,360 | 100.0%
Total Disabilities for Ages 5-64 1,547 65.6%
Sensory Disability 113 4.8%
Physical disability 289 12.2%
Mental disability 250 10.6%
Self-care disability 126 5.3%
Go-outside-home disability 298 12.6%
Employment disability 471 20.0%
Total Disabilities for Ages 65 and Over 813 34.4%
Sensory Disability 169 7.2%
Physical disability 226 9.6%
Mental disability 135 5.7%
Self-care disability 105 4.4%
Go-outside-home disability 178 7.5%

Source: U.S. Bureau of the Census, 2000
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In 2011, Senate Bill 812 took effect in California, requiring Housing Elements to include a focused
evaluation of the special housing needs of persons with developmental disabilities. A
"developmental disability" is defined as a disability that originates before an individual becomes
18 years old, continues, or can be expected to continue indefinitely, and constitutes a substantial
disability for that individual. This includes mental retardation, cerebral palsy, epilepsy, and
autism. The development of affordable and accessible homes is critical to expand opportunities
for persons with developmental disabilities to live in integrated community settings. One of the
biggest obstacles to living independently in the community is a lack of financial resources.
Income is often limited and affordable housing where people can rent homes, apartments,
duplexes, or mobile homes is crucial to the long-term stability of a person with developmental
disabilities. In addition, access to various types of supported living services is critical for persons

with developmental disabilities to live as independently as possible.

According to the California Department of Developmental Services, 68 of Newman's residents had
some sort of developmental disability. Table 1l-18 summarizes data on people with developmental

disability for Zip Code 95360 (Newman and surrounds).

Table 11-18
People with Developmental Disabilities

Zip Code 95360

Age Group Residence Type Number
Oto 14 yrs Own Home 37
15to0 22 yrs Own Home 15
23 to 54 yrs Independent/Supportive Living 1
23 to 54 yrs Own Home 14
55 to 64 yrs Own Home 1
Total 68

Source: California Department of Developmental Services, Quarterly Client Characteristics by
County of Residence

Elderly

Newman has a lower percentage of households with elderly persons than as Stanislaus County as
a whole. According to the U.S. Census Bureau, approximately 13 percent of Newman households
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include persons 65 years or older. The percent in Stanislaus County is almost 20 percent. Table

[1-19 summarizes data on elderly households in Newman and Stanislaus County.

Table I1-19
Elderly Households
Newman and Stanislaus County

2012
City of Newman Stanislaus County
Number Percent | Number Percent

Total Households 3,155 165,999
Owner Occupied
Householder 65 to 74 years 168 12,935
Householder 75 to 84 years 41 7,733
Householder 85 years and over 51 3,515
Subtotal Elderly 260 8.2% 24,183 14.6%
Renter Occupied
Householder 65 to 74 years 136 4,231
Householder 75 to 84 years 28 2,694
Householder 85 years and over 0 1,543
Subtotal Elderly 164 5.2% 8,468 5.1%
Total 424 13.4% 32,651 19.7%

Source: Coastplans; U.S. Census Bureau (ACS 2012, 5-year (B25007)

While older residents are still drawn to Newman because of the city's overall low cost of living,

the stability of the area, and its warm year-round climate, an influx of younger newcomers has

lowered the overall percentage of senior citizens in the community. Nonetheless, many of the

senior citizens that live in Newman have mobility limitations which restrict their access to other

services, such as public transportation, shopping facilities, and senior citizens. Although the West

Side Dial-a-Ride will arrange door-to-door pickup, the service provides only limited service to

Modesto. The Westside Shopping Center, which contains a Nob Hill store, pharmacy, video store,

and other shopping is centrally located on Highway 33, and provides easy access for seniors with
transportation difficulties. The Newman Medical Clinic at 1349 Main Street, the Golden Valley
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Health Center at 637 Merced Street, and various doctor’s offices, provides medical services for the
Newman community.

Large Households

Newman has a higher percentage of large households than as Stanislaus County as a whole.
According to the U.S. Census Bureau, approximately 22 percent of Newman households had five
(5) or more persons. The percent in Stanislaus County was approximately 18 percent. Table [I-20
summarizes data on elderly households in Newman and Stanislaus County.

Table 11-20
Large Households
Newman and Stanislaus County

2012
City of Newman Stanislaus County
Number Percent Number Percent
Total Households 3,155 165,999
Owner occupied
5-person household 238 8,737
6-person household 125 4613
7-or-more person household 43 2789
Subtotal Large Households 406 12.9% 16,139 9.7%
Renter occupied
5-person household 95 6,991
6-person household 125 3709
7-or-more person household 70 2378
Subtotal Large Households 290 9.2% 13,078 7.9%
Total: 696 22.1% 29,217 17.6%

Source: Coastplans; U.S. Census Bureau (ACS 2012, 5-year (B25009)

Household size is an important consideration when it comes to planning for housing. Very
simply, areas which have large concentrations of large households (i.e., five persons or more) need
to assure that units large enough to accommodate such households are available.
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Farmworkers

According to the U.S. Department of Agriculture, Stanislaus County had 14,657 farmworkers in
2012. As the proportion of Hispanic population in Newman is greater than for Stanislaus County
as a whole, it is possible that the city hosts more farmworkers as a percentage of population than
the County as a whole also. As in the case for most low-income households, housing needs of
farm workers far exceeds government's ability to provide assistance. The Farmer's Home
Administration (FmMHA) is the most important provider of permanent housing for farm workers, but
FmHA assistance suffers from its own income qualifying standards and a shortage of staff and
funds. The State HCD and Office of Migrant Services also supplies housing assistance for farm
workers. Because farm workers are usually low-income and their employment status is often
tenuous, they are unable to compete for housing on the open market. The housing that is
available is often of substandard condition and located in areas of the community lacking
adequate services. In relation to their low incomes, farm workers often overpay for substandard
housing and live in crowded conditions.

Throughout Stanislaus County, farm workers are housed predominately in farm labor camps
owned and operated by the Stanislaus County Housing Authority and camps privately owned in
the unincorporated areas. Housing in these camps consists of both permanent residential
buildings and mobile homes. Within areas in the county, permits are issued with the stipulation
that the occupant be employed on a full-time basis in conjunction with the farming operation.
Mobile homes, modest single family homes, multi-family housing, and farm labor camps and other
group housing, provide important housing for seasonal or year round workers who may otherwise
have a difficult time obtaining housing at an affordable price and within close proximity to their
jobs. Within the City of Newman, permanent housing for agricultural workers is a permitted use
in all residential zoning districts, and short-term rooming or boarding houses are allowed as a
conditional use in the R-2 and R-3 Zoning Districts. Per Health and Safety Code §17021.5,
employee housing for six or fewer employees is considered a single family use, and single family
uses are allowed by right in all residential zoning districts in the City. There are no special permit
conditions that apply specifically to farmworker housing in the City of Newman. The City of
Newman solicits input regarding farmworker housing needs from a wide variety of social service,
homeless, and housing advocate organizations during its housing element update process every

five years.

The Stanislaus County Housing Authority maintains an inventory of farm labor and migrant
housing, and this inventory is summarized in Table 1I-21 below.
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Table 11-21
Farm Labor and Migrant Housing
Stanislaus County

Housing

Location of Farm Labor Housing Number of Units Percent
Westley — FmHA Units 85 22.6%
Westley — Mobile Homes/Trailers 20 5.3%
Ceres 104 27.7%
Modesto 91 24.2%
Patterson 76 20.2%
Total 376 100.0%

Source: Stanislaus County Housing Authority

Families Headed by Single Females

The incidence of families headed by single females with children under the age of 18 increased

between 2000 and 2010 and greater than that of Stanislaus County as a whole. The 2010 Census

indicated that 15.1 percent of Newman’s families were headed by single females with children

under 18, compared to 7.9 percent in 2000. Of the families headed by a female, 5.6 percent were

living under the poverty level. Table 11-22 summarizes data on female headed households in

Newman and Stanislaus County.

Table 11-22
Female Headed Households
Newman and Stanislaus County

Newman City Stanislaus County
Householder Type
Number | Percent | Number | Percent
Total Householders 2,489 100.0% | 122,902 | 100.0%
Female Headed Householders 450 18.1% 23,952 19.5%
Female Heads with Own Children 376 15.1% 16,327 13.3%
Female Heads without Children 74 3.0% 7,625 6.2%
Female Headed HH Under the Poverty Level 140 5.6% 8,025 6.5%
Total families Under the Poverty Level 360 14.5% 17,672 14.4%
Source: ACS 2008-2012 B17012
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The California Department of Housing and Community Development identifies the following

distinguishing characteristics for female householder families:

v

v

Low homeownership rate

Younger householder

Children present

Low incomes and a high poverty rate
Overcrowded

High percentage of household income spent for housing

Persons Needing Emergency Shelter and Transitional Housing

Stanislaus County has been active in organizing local jurisdictions and other housing advocates

throughout the county to address homelessness. In September 2015, Stanislaus County officials

organized a “Summit on Homelessness” with the Westside Homeless Action Committee, a group

of public officials and homeless advocates committed to addressing homeless in Western

Stanislaus County. The City of Newman participated in this summit. According to City of

Newman officials, the last census of homeless persons in Newman took place in January 2015, at

which time seven (7) homeless persons were counted. Table II-23 summarizes data on

homelessness in Stanislaus County as a whole.

Table 11-23
Homelessness
Stanislaus County’

2012

Total Sheltered Unsheltered
Homeless Individuals 861 262 599
Homeless Families 609 417 192
Total Homeless 1,470 679 791

Note:  'Turlock/Modesto/Stanislaus County CoC
Source: HUD Point-in-Time Counts
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Throughout California, homelessness has become a major concern. Factors contributing to the
increase in homeless persons and families, and those in need of transitional housing, include:

v" The lack of housing affordable to very-low- and low-income persons

v"Increases in unemployment or underemployment

v" Reductions in government subsidies

v" Deinstitutionalization of the mentally ill

v" Domestic violence

v" Drug addiction

v" Dysfunctional families

The Newman Police Department receives a few complaint calls periodically but the problem is
minor. In addition, the Newman Family Resource Center reported that they are seeing an increase
in the need for assistance in paying monthly utility bills. They also reported that they have not
seen any increase the need for emergency shelter.

As with all communities, Newman has youth that for one reason or another have chosen to run
away from home. According to Veronica Garcia at Hutton House, a youth shelter located in
Modesto, there were two (2) youth from Newman sheltered at Hutton House in 2015.* The City of
Newman posts notices (in English and Spanish) in city hall of shelter services offered by
Community Housing and Shelter Services on the first and third Wednesdays in nearby Patterson at
the Westside Resource Center. A full list of services available to homeless persons is presented in
Appendix C.

Availability of Services and Land

This section evaluates the availability of public services and facilities and the potential for

residential development in Newman.

2
Phone conversation with Veronica Garcia, Program Supervisor, Hutton House on January 12, 2016 at 3:10 pm
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PUBLIC SERVICES

The City of Newman provides water service to areas within the City through a system of municipal
wells and distribution pipes, which provide water to all areas of the city. According to the
Community Development Director, the City installed a new well to expand service capacity in
2011/2012. Accordingly, the City is able to provide water service to all new development within

its primary urban service area.

With regard to sanitary sewer service, the City of Newman maintains a sanitary sewer system that
includes a sewer treatment plant and collection system. The City of Newman calculates its
influent limit at 1.45 MGD and is currently treating around 1.20 MGD. It is permitted to
discharge up to 1.69 MGD and is now in the process to increase this to 2.2 MGD, which would
accommodate growth in the Northwest Master Plan Area and other parts of the Sphere of
Influence. According to City officials’, approximately 33 acres of expansion area are needed for
the waste water treatment plant to accommodate the entire Primary Sphere of Influence, of which
the Northwest Master Plan Area is part. The City has already purchased 342 acres for plant
expansion and is waiting on the state to approve the permit to expand. The Northwest Master Plan
Area will have a wastewater demand of 304,119 gallons per day. The City’s current capacity is
sufficient to serve all new development within the incorporated area. This plant upgrade is
expected to be online in time to proceed with annexation of the area in FY 2016/17.

VACANT AND UNDERUTILIZED RESIDENTIAL SITES

According to a survey completed by Coastplans in December 2015, Newman has approximately
380 acres of vacant and underutilized land available for residential use which can accommodate
approximately 2,381 units. A part of this inventory—approximately 9 acres designated for high-
density residential use and 80 acres designated for medium and low-density use—is in a master
plan area located at the northwest edge of the city.” This area is slated for annexation in 2016 and
should be available for development by the midpoint of the current housing element cycle. The

Newman Zoning Ordinance allows development up to 23 dwelling units per gross acre (i.e., 29

3 . .
Source: Lance Perry, Wastewater Superintendent, City of Newman Waste Water Treatment Plant

* The master plan area is outside the Newman city limits but within its LAFCO primary sphere of influence. Of the 89 acres, 9 acres is
specifically identified for high-density residential development. The remaining 80 acres is designated as Planned Mixed Residential
(PMR), and the Newman 2030 Ceneral Plan requires that no more than 75 percent of units developed in the PMR designation develop
at densities less than six dwelling units per gross acre and that at least 10 percent be developed at a density of at least 12 units per gross
acre. In addition, at least 10 percent of the units built at six dwelling units an acre or less must have at least two dwelling units per lot
(either as a duplex or as a house with a second unit).

Public Review Draft January 2016

H-30



Newman General Plan Housing

dwelling units per net acre) in the R-3 Zoning District and 12 dwelling units per gross acre (15

dwelling units per net acre).

For the purpose of this analysis, residential sites that are designated HDR in the Newman 2030
General Plan were categorized for extremely low-, very low- or low-income housing. MDR sites
and selected mixed-use sites (i.e., D and CR land use designations) were categorized as potential
sites for moderate income housing. LDR sites and the balance of the mixed use sites were

categorized as potential sites for market rate housing.

Of the 380 acres, approximately 26.4 acres are available for extremely low-, very low-, and low-
income housing; approximately 143.2 acres are available for moderate-income housing, and

approximately 209.8 acres are available for market-rate housing. The development potential for
these sites is shown in Table [1-24, which lists Newman’s vacant and underutilized housing sites.

Figure 1I-5 and Figure 11-5a show the location of each vacant or underutilized site in Newman.
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Table 11-24
Vacant and Available Sites
2015
’[:I":.P APN ?,li\zcies) Zoning | GP Density | Units | Comments
Extremely low, Very Low, and Low Income
1 128-060-010 1.580 R-3 HDR 20 25
2 026-041-004 2.500 R-3 HDR 20 40
3 026-041-058 2.530 R-3 HDR 20 40
4 026-031-008 (Part) | 9.000 na HDR 20 144 Master Plan Area (estimate only -- 108 to 270 possible)
5 128-022-016 0.800 R-3 HDR 20 12 Vacant; senior housing to north
6 049-040-008 10.000 | R-3 HDR 20 108 Development agreement in place that sets # of units
Subtotal 26.410 369
Moderate Income -- No Action Required
7 Various 79.850 R-2 PMR 10 638 Master Plan Area (Planned Mixed Residential -- Medium Density)
8 049-059-006 10.590 | R-2 MDR 6.5 69 Heritage Collection; approved project (includes other APNs)
9 026-016-049 (Part) | 13.873 | R-2 MDR 12 106 Mattos Ranch; approved project
10 | 049-064-001-020 | 4.259 R-2 MDR 12 14 6 permits issued in 2007; 14 remain to be issued
11 026-041-070 9.000 PD MDR 12 40 Undeveloped -- approved PD for 40 starter homes
12 128-008-021 0.258 R-3 CR 12 3 Vacant; small size limits potential
13 128-009-024 0.131 C-1 D 12 1 Mixed use upper floor only
14 128-009-073 0.086 C-1 D 12 1 Mixed use upper floor only
15 128-022-010 1.680 I MDR 12 20 Requires rezoning
16 128-050-016 0.189 R-1 MDR 12 2 Vacant; requires rezoning
17 128-060-011 0.880 R-1 MDR 12 10 Underutilized; requires rezoning
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m:.p APN ?/i\zcies) Zoning | GP Density | Units | Comments
18 | 049-050-044 1.930 R-1 MDR 12 23 Underutilized; requires rezoning
19 049-050-045 0.750 R-1 MDR 12 9 Vacant; requires rezoning
20 026-015-014 4.000 - MDR 12 48 Requires annexation
21 026-015-013 15.709 -- MDR 12 188 Requires annexation
Subtotal 143.185 1,172
Market Rate Units
22 049-040-010 106.000 | R-1 PMR 2 235 Underutilized; also includes 049-040-008 and 049-041-017
23 026-056-058 4.970 R-1 LDR 5 24 Underutilized
24 026-059-070 2.020 R-2 LDR 5 10 Underutilized
25 049-042-001 12.800 R-3 LDR 8 104 Underutilized
26 128-003-031 0.258 R-1 CR 5 1 Vacant
27 128-003-033 0.234 R-1 CR 5 1 Vacant
28 128-006-047 0.172 R-1 CR 5 1 Vacant
29 128-006-066 0.259 R-1 CR 5 1 Vacant
30 128-013-017 0.185 R-1 CR 5 1 Vacant
31 128-013-018 0.185 R-1 CR 5 1 Vacant
32 128-013-019 0.167 R-1 CR 5 1 Vacant
33 026-043-019 2.750 R-1 LDR 5 13 Underutilized; odd shaped; poor access; next to RR tracks
7 Various 79.850 R-1 LDR 7 447 Master Plan Area (Planned Mixed Residential -- Low Density)
Subtotal 209.850 840
Total All Unit Types 379.445 2,381
Note:  “This site needs rezoning to R-3 and re-designation to HDR

*This density represents average density to be obtained in the area designated PMR in the Newman General Plan (8,773 units + 1,835 ac); (see GP page 4.11-7 and Figure LU-4)
Sources: Coastplans, City of Newman, County of Stanislaus Assessor
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Figure I1-5
Vacant and Underutilized Residential Sites
City of Newman
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Figure l1-5a
Vacant and Underutilized Residential Sites
Details for Inset Area
City of Newman
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VACANT RESIDENTIAL SITES BY INCOME CATEGORY

In addition to listing all vacant and underutilized sites by qualifying income category, a summary
of sites within each category has been compared to the City RHNA to determine if the City of
Newman has adequate sites for all income categories. As demonstrated in Table 11-24, the City
currently has vacant, available, and appropriately zoned/designated sites to accommodate its
Regional Housing Needs Allocation (RHNA) set by StanCOG. Table [I-25 summarizes the vacant

land inventory by qualifying income category.

Table 11-25
Summary Table of Vacant and Underutilized Land
By Qualifying Income Category

Num!)er Number Housipg StanC(?G Surplus

of Sites | of Acres | Potential | Allocation
Extremely Low, Very Low and Low 6| 26.410 369 305 64
Moderate* 15| 143.185 1,172 136 1,036
Market Rate* 13 | 209.850 840 337 503
Total 33 | 379.445 2,381 778 1,603

Note:  *Site #7 is in the Master Plan Area and contains both moderate- and market-rate housing
Source: Coastplans 2015; City of Newman; StanCOG

FUTURE GROWTH AREAS

In addition to sites identified above in Table 11-24 and Figures 1I-5 and lll-5a, the City of Newman
has approximately an additional 445 acres of land outside its city limits but within its LAFCO
primary sphere of influence that is designated Planned Mixed Residential (PMR) and available for
residential development upon annexation. The Newman 2030 General Plan requires that no more
than 75 percent of units developed in the PMR designation develop at densities less than six
dwelling units per gross acre and that at least 10 percent be developed at a density of at least 12
units per gross acre. In addition, at least 10 percent of the units built at six dwelling units an acre
or less must have at least two dwelling units per lot (either as a duplex or as a house with a second
unit). Using these parameters as guidance, Table [I-26 presents one possible scenario that would
result in the minimum number of higher density units being built. The future growth area (primary

sphere of influence only) is shown in Figure II-6.
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Table 11-26
Housing Potential in Future Growth Areas
Primary Sphere of Influence Only

Housing

Acres Density' Units % of Total

Planned Mixed Residential

Low Density 364 4 1,455 68%

Low Density 2™ Units 18 146 7%

Medium Density 45 7 314 15%

High Density 18 12 218 10%
Subtotal 445 2,133 100%
Notes: 'These are sample densities that fit within the parameters set forth in Newman 2030 General Plan

Sources:  Newman 2030 General Plan; Coastplans

Figure 11-6
Future Growth Areas
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Governmental Constraints

While local governments have little influence on such market factors as interest rates, their policies
and regulations can affect both the amount of residential development that takes place and the
affordability of housing. Since governmental actions can constrain development and affordability
of housing, state law requires the housing element to "address and, where appropriate and legally
possible, remove governmental constraints to the maintenance, improvement, and development of
housing" (Government Code § 65583(c)(3)). The City's primary regulations affecting residential
development and housing affordability include the Land Use Element of its General Plan, the
Zoning Ordinance, and the City's processing procedures, standards, and fees related to
development.

GENERAL PLAN

Discretionary control over land use in Newman is currently exercised by the Planning
Commission, City Council, and the City's Planning Department through the Newman 2030
General Plan, Zoning Ordinance, and other implementing ordinances. These documents and
ordinances are described in Chapter I, Land Use.

The City of Newman's development standards for new residential development are meant to
ensure compatibility between land uses and to maintain the livability and safety of its
neighborhoods. The City has included policies and programs in its zoning regulations and
development standards that address the community's interest in preserving and expanding its
affordable housing stock. Development standards include parking standards, building setback
requirements, and construction of certain on-site and off-site improvements such as curbs, gutters,
and sidewalks. These standards are considered the minimum standards designed to protect the
public health, ensure compatibility between adjacent land uses, and to maintain as well as to
enhance the livability of Newman's neighborhoods. Further, the density bonus provisions provide
the opportunity for flexibility in the development standards when units of affordable housing are
being included in a plan. This allows for evaluation of alternatives and reduces constraints that
may otherwise exist for the development of housing.

As mentioned above, the Newman 2030 Ceneral Plan requires that no more than 75 percent of
units developed in the Primary Sphere of Influence (designated as Planned Mixed Residential or
PMR) develop at densities less than six dwelling units per gross acre and that at least 10 percent be
developed at a density of at least 12 units per gross acre. In addition, at least 10 percent of the
units built at six dwelling units an acre or less must have at least two dwelling units per lot (either
as a duplex or as a house with a second unit).
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Newman has defined a community identity in its older areas and its desire to maintain the
character of the historic districts. The community design element defines the importance of new
and rehabilitated structures that are compatible with existing neighborhood scale and character.
These provisions provide guidance to developers and contractors at the preliminary planning stage
of their projects so that design features reflect the scale and character of adjacent uses. The design
review is incorporated into the standard project review process to avoid delays in the expeditious
processing of projects. Limitations on architectural style are central to the maintenance of the
fabric and character of the neighborhood which make it an asset to the community and a desirable

living environment.

According to the Newman Zoning Ordinance (Section 5.25.040 NMC), architectural and site plan
review is required for projects that could result in the development of new single or multi-family
residences (including in-fill projects and new subdivisions). When considering a site plan review
application, the Planning Commission evaluates:

v" The elevation of the proposed buildings or structures;

v" The location of all the proposed buildings, structures, facilities and open spaces;
v" The location of all on-site vehicular and pedestrian circulation;

v" The location of all on-site parking, garages and/or carports;

v" The location of all land to be dedicated to or reserved for public use;

v" The location and extent of street improvements;

v" The location of all garbage and refuse facilities;

v All dimensions required by any applicable provision of this code;

v" The landscaping and irrigation plan;

v Compliance with standards and requirements of this title and the General Plan;
v" Other information as may be deemed necessary.

The ordinance allows the Planning Commission to deny, approve, or approve with modification,
any application before it, based on the following findings:

v' That the architectural and general appearance of the structures and grounds shall have
architectural unity and be in keeping with the character of the neighborhood as not to be
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detrimental to the orderly and harmonious development of the City, or to the desirability of
investment or occupation in the neighborhood.

v" That the site plan is consistent with all adopted City plans, documents, and ordinances,
including but not limited to this title, any applicable specific and/or master plans, any
adopted development standards and design guidelines, and the General Plan.

While the latitude provided in the ordinance has some potential for abuse (i.e., used to deny
unwanted projects), according to the Newman Planning Director, such review has never resulted
in the denial of a residential project or in the retraction of an application due to unsustainable
financial burdens resulting from attached conditions. Therefore, the ordinance as it has been used

in Newman has not posed an undue constraint on the development of housing in the community.

As with the issue of compatibility of new units in older neighborhoods, the community has also
defined value in the appearance of its gateways and circulation corridors. Landscaping is
proposed to enhance these areas and the overall appearance of the community with potential
provision of a citywide maintenance district to maintain the areas. These amenities may serve as a
constraint on the development of affordable housing, depending on the extent of the
improvements and cost to maintain them. The plan does identify means to minimize maintenance
costs through the selection of materials and irrigation systems. The zoning ordinance affords
opportunity for developers to have density bonuses and other incentives which can offset the cost

of the amenity improvements.
ZONING

In accordance with state law, cities and counties have broad latitude in establishing zoning
standards and procedures. Outside of a general requirement for open space zoning and several
specific requirements governing residential zoning, state law establishes only broadly the scope of
zoning regulations and sets minimum standards for its adoption and administration.

Base Residential Districts

Newman’s Zoning Ordinance has four base residential zoning districts, which allow up to a
maximum of 29 dwelling units per net acre. Table II-27 summarizes residential development
regulations contained in the Zoning Ordinance.
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Table 11-27
Synopsis of Regulations for Base Residential Districts
November 2015
Singlg.:amily R2/R-25 MuII{t-i::)Ie- M
Item . . Duplex Residential . . Mobile Home Park
Rl District Residenyial (Combining) District
District District &
Maximum Allowable
Density (Units/Net Acre) 7 du/net ac 15 du/net ac 29 du/net ac 18 du/net ac
Minimum Area/Unit 6,000 sq. ft. 3,000 sq. ft. 1,500 sq. ft. 2,400 sq. ft.
Apartment,
Sinale Famil Single Family Duplex, Halfplex, Residential
Permitted Residential Uses gle tamily Dwellings, Duplex and Single Family Manufacturing
Dwellings . :
Halfplex Dwelling, and Housing
Triplex

Conditionally Permitted
Residential Uses

Duplex, Halfplex,
Guesthouse, and
Accessory

Triplex, Condominium,
Apartment, Dwelling
Group, Boardinghouse,

Guesthouse, and

Dwelling Group,
Rooming, and

Conditional uses
allowed in base

Dwelling Unit* Accessory Dwelling Boardinghouse district
Unit

Front Yard Setback 20 ft. 15 ft. 15 ft. 25 ft.
Side Yard Setback 5 ft. 5 ft. 5 ft. 5 ft.
Rear Yard Setback 10 ft. 15 ft. 15 ft. 15 ft.
Lot Coverage 40 percent 60 percent 80 percent 60 percent
Building Height 30 ft. 35 ft. 35 ft. 30 ft.
Parking

SFDs 2 spaces 2 spaces 2 spaces 2 spaces

MFDs 2 n/a 2 spaces 2 spaces 2 spaces

MFDs 3 n/a 2 plus 1 per 5 units 2 plus 1 per 5 units | 2 plus 1 per 5 units
Architectural Review Yes Yes Yes No

Notes:

Source: City of Newman Zoning Ordinance

Emergency Shelters and Transitional and Supportive Housing

*Duplex and Halfplex units require 3,000 square feet of lot per dwelling unit

The following sections discuss emergency shelters and transitional and supportive housing.
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Emergency Shelters

The Zoning Ordinance allows emergency shelters, transitional housing, and short-term farmworker
housing as conditional uses in the R-3 Zoning District. The ordinance contains no special
conditions for these uses but allows the imposition of any of the following conditions to ensure
that required findings can be made in favor of the project:

v" Special setbacks, landscape buffers, screening, fences and/or walls
v' Lighting

v" Regulation of hours

v" Regulation of points of ingress and egress

v" Regulation of displays, noise, vibration, and/or odors

v" Provision of public improvements, easements, and/or dedications

v" Any other such conditions as will facilitate the orderly and efficient development in

conformity with the intent and purposes set forth in this title and the General Plan.

To respond to the new requirements imposed by SB 2, the City has included a new housing
program (Program H-17) to amend the New Zoning Ordinance to allow emergency shelters in the
M Light Industrial/Business Park district. According to the Newman 2030 General Plan, there are a
total of 320 acres of land designated for light industrial use. Of this, 250 acres are vacant and
available for development. This distric