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Karen Tiedemann, Goldfarb and Lipman

From: Kate E. Funk

Date: November 3, 2004

Subject: Demographic Information on Napa Residents and
Workars

The following document summarizes demographic information on Napa County residents and
workers for use in developing preference programs for affordable housing. The jurisdictions of
Napa County have expressed an interest in looking info programs to give preference or priority
to households that either already live or work in the local community. Since preference
programs must stand up to scrutiny in light of fair housing laws, an understanding of tha
demographic profile of Napa residents and workers can help inform the design,
implernentation or administration of such programs.

All the data on existing conditions is drawn from the U.S. Census 2000. Information is
presented for the five cities of Napa County, the unincorporated County area, and Napa
County overall. Since a significant share of workars in Napa County live in Solano County,
information is also provided for Sclano County as a whole, and for Vallgjo and Fairfield
specifically. :

The Census collects information from people by place of their residence and asks people
about where they work The Census then recomputes the information 1o provide tabulations on
where workers in a jurisdiction live. Thus, we know about-commute relationships, but the
Census does not provide demographic information en workers by placs of work per se. In
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other words, we know what share of workers in each Napa jurisdiction five in the various
neighboring counties, but we do not have information on the age, household size, race or
ethnicity of these workers. The best we can say is that if 20% of the workers come from
Solano County, then 20% of the workers are fiksly to have a demographic profile similar to the
residents of Sclano County. Similarly, if we know a significant share of workers in American
Canyon live in Vallejo, we can be mindful of the demographics of Vallegjo in the design and
implemsntation of a program that includes preferences for workers in American Canyan.

The Demographics of Napa Residents

Table 1 provides information on the residents of the various Napa jurisdictions and the County
overall. The data cover the factors that could be relevant to housing - age composition,
percent of households with children, and distribution by race and ethnicity.

Key findings of interest are:
Age

» The age distribution in Napa County does not vary significantly by jurisdiction, with the
exception of Yountvills, where residents are much older, on average. Whereas 24% of
all Napa County residents are under 18 years old, in Yountville, only 11% of residents
are under 18 years.

* Inturn, while only 18% of Napa County residents are 62 years and older, in Yountville,
aimost half of the population (48%) is 62 years or older. Thes 1,200-bed veteran’s
home located in Yountville causes the skew as it accounts for about 40% of

Yountville’s total population.

Households with Children

»  American Canyon's households are more likely to have children under 18 years old
compared to Napa County as a whole, while Yountville's households are less likely. In
Napa County, 34% of households contain children under 18 years old; in American
Canyon, 44% of households do.

Race and Ethnicity

*  American Canyon is significantly more racially diverse than other areas of Napa
County. American Canyon's population is 39% white, while Napa County is 80% whits.
About 16% of American Canyon’s population is Asian, while 7% is Black/African
American. In comparison, 3% of Napa County is Asian, and 1% is Black/African
American.
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= Calistoga has a larger Hispanic/Latino population relative to the rest of Napa Caounty.
Calistoga’s population is 38% Hispanic/Latino, while Napa Ceouniy overall is 24%
Hispanic/Latino. Yountfville's population is enly 10% Hispanic/Latino.

Workers in Napa and Commute Relationships

Tables 2 through 5 previde information on werkers in various Napa jurisdictions and where
they commute from. If preferences are to be offered to workers, then the jurisdiction needs to
bz aware of its housing market area, which is a function of the extent to which its workers
commute from other jurisdictions and the distances these workers are fraveling. Finally, as
explained in the introduction, we do not have demographic information on the workers per se,
but must draw conclusions based on the demographics of wheare the workers now live.

Housing Market Area

A housing market area is loosely defined as the area from which a majority of those seeking
housing will ook for the housing. KMA consulted a number of texts and handbooks for a
precise definition or ane that might put forth precise percentages but found mostly general
descriptions. For example the Urban Land Institute’s (UL Residential Development
Handbook has a section on market areas and market studies that contains language like the
foliowing: “Target market areas define the location where most logical demand for a
contemplated housing project exists. Various factors are considered in delineating a target
market area” and goes on to falk ahout commute times, price structure, physical barriers, and
so forth. The ULl Handbook does define a primary target market area as “where the strongest
potential demand is anficipated. Typically 50 to 75% of the buyers or renters for a given
project come ffom the primarly target markef area.”

Place of work is @ major demand facior. Most people prefer to live near their place of work, all
ofher factors being equal (price of housing, quality of schools, stc.). Multiple workers in the
household working in dispersed locations does complicate the eqguation, but that aside,
workers who now commute are a source of demand for local housing. For a range of public
policy reasons, local jurisdictions want to facifitate local workers’ ability to five in the iocal
community.

Key Findings About Workers

= Table 2 provides an historical overview of commmute patterns to Napa County. The
number and percent of Napa County workers who commute from outside of the County
has increased significantly over the past 40 years. In 1960, only 6% of county workers
lived outside of Napa; by 2000, 26% of county workers did. Many of the workers
commuting inte Napa County live in Solano or Sonoma counties, 14% and 5%,
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respectively. In addition, the number of workers commuting from Conira Costa County
doubled over the 1990s, although it still represents lsss than 2% of Napa workers. No
other county accounts for more than 1% of Napa workers. '

= Table 3 presents the workers in the City of American Canyon and the City of Napa.
We have aggregated the place of residence by county, so it can be seen that 55% of
American Canyon workers come from various places within Napa County, while 35%
come from Solano County, predominantly Vallejo. In the City of Napa, 75% of the
workers live somewhere within Napa County, and only 15% come from Solano County. '

» Table 4 summarizes the findings for the Up Valley cities of Yountville, St. Helena and
Calistoga. In Yountville and St. Helena, 83% of the workers come from somewhere in
Napa County, In Calistoga, the percent of workers who live in Napa County drops to
75% and Sonoma accounts for 15% (which is not surprising given the commute
access).

» Table 5 presents the unincorporated area of Napa County. The percent of workers
from somewhere in Napa is 72% with Solano accounting for another 14%. From the
Table 3 data, we can assume thaf workers in the unincorporated area south.of Napa
city, particularly the Airport Industrial Area, look like a hybrid of American Canyen and
Napa city, or say 65% from somewhere in Napa County and 25% Solano County.

Conclusions

In general; we believe that when 70% or more of the workers come from Napa County, the
county represents the housing market area. Only in the cases of American Canyon and
unincorporated Napa County south of the City of Napa do we have a housing market that
includes workers wha now live in Sclano County to a significant degree. Thus, if these araas
wish to implement a preference based on workers, the demographics of Solano County should
be considered when designing a program that does nct violate fair housing laws.

The workers in all other Napa jurisdictions tend o already live in Napa County somewhere
{where demographic characteristics do not vary much from one place to another); therefore,
housing preferences for local workers would be of less concern.

Solano County Demographics

In the demographics section (Table 1), we dstermined that the demographics of American
Canyon differ from the rest of Napa County in that the city is more diverse, has more
households with children, and is younger on average. As shown in Table 8, the demographics
of Solano County are very similar to those of American Canyon. In Solano County, 45% of
households have children under 18, compared to American Canyon’s 44%. In general, the

CBIEBRATING 30 Y24RS OFSERVICE 10 OUR CLIENTS

002-004.dos | kef
16085002



To: Peter Dreier, Jenny Gomez, and Karsn Tiedemann Novamber 3, 2004
Subject: Demographic [nformation on Napa Residents and Workers Page 5

racial composition of Solane County is similar to American Canyon'’s, aithough Solano County
has a slightly higher percentage of people identifying themselves as Black/African-American.
The age profiles are also similar, although American Canyon does have a higher percentage
of households with individuals 85 years or older (20% of American Canyen households versus

20% of Solana County households).
Additional Information

1. Place of Work for Napa' County Residents

Appendix Tables A and B contain information regarding the places of work for Napa County
resident workers. The key finding of these tables is that most (80%) resident workers of Napa
County work somewhere within the County. Only 20% of resident workers work outside of the
County. Again, American Canyon's resident workers differ from the rest of the County's in that
they are much more likely to work outside of the County.

2. ABAG Projections
Appsndix Table C summarizes ABAG's projections for fotal jobs by jurisdiction and for the
County overail. Key findings are:

* The Association of Bay Area Governments (ABAG) projects that Napa County will
experience strong job growth through 2015, with growth slowing afterwards. By 2030,
ABAG projects that Napa County will have 22,000 new jobs, a 33% increase over the
2000 level. ‘

*  Most of the naw growth will occur in Napa City, although American Canyon and the
Unincorporated Areas will also see significant growth. ABAG projects that Napa City
will gain 13,000 new jobs by 2030. American Canyon can expect 4,400 new jobs,
which would double the current level. The Unincorporated Areas will see 3,700 new

jobs, but will represent a declining share of all jobs in Napa Caunty.
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TABLE 2

WORKERS COMMUTING TO NAPA COUNTY
NAPA HOUSING PREFERENCE 5TUDY
NAPA VALLEY HOUSING AUTHORITY

County of Residence 1860 1970 1980 18390 2000
San Francisco 0 77 4 117 237
San Mateo 0 11 18 0 144
Santa Clara o 75 T4 34 161
Alameda &) 235 72 211 340
Contra Costa ‘ 0 253 343 453 1,094
Soiano 1,000 2 958 2,846 5492 8,256
Napa 17,000 20295 31,808 37,464 44,341
Sopoima 8] 470 1,238 2,026 3,030
Marin 0 115 104 180 380
Bay Area 18,000 24 4809 38,517 45,988 57,680
Neighboring Counties 381 821 1,543
Cther Locations™ 352
Total Workers in Napa 18,000 24,489 36,898 46,807 58,875
Total Who Live Outside of

Napa County 1,000 4,194 5,090 9,343 15,534
Percent of Napa Workers who- ‘

Live Outside County 6% 1% 14% 20% 26%

*nOut-ot-town™ business persons who worked in the Bay Area during the Census

reference week, March 2000.

Source: MTC County-te-County Commusting in the Bay Area, 1960-2000. Based on data from

the US Census Bureau.

Preparsd by Keyser Marston Assodates, inc.
File Name; 16085.002\napa workersls; TableZ; 11/3/2004; hgr



TABLE 3
WORKERS IN SOUTHERN NAPA COUNTY CITIES BY PLACE OF RESIDENCE

NAPA HOUSING PREFERENCE STUDY

NAPA VALLEY HCUSING AUTHORITY

American Canvon Napa City
Number Percent Number | Percent
Total Workers ‘ © 1,648 29,166
Place of Residence
American Canyon 400 24% 700 2%
Napa City 410 25% 17,000 58%
All Other Napa County 84 6% 4,115 14%
" Napa County 904 55% 21,815 ‘ 75%
Vallejo 338 20% 2,040 7%
Fairfield ’ 80 5% 1,050 4%
Vacaville 75 5% 615 2%
All Other Solano County 79 5% 725 2%
Sofanc County 559 35% 4,430 15%
Sonoma County 53 3% 1,130 4%
All Other Counties 122 7% 1,791 5%

Notes!
(1) The data presented in these tables are fom the US Census. The US Census rounds sach entry to the nearest multipie of 5; 1-7 is
rounded to 4 and 0 is kept 0. The US Census does not present these data for places with fewer than 2,500 residents.

Prepared by Keyser Marsten Assodiates, inc.
File Name: 16085.002\Napa County workers.xls\ Down County'11/3/2004\hgr
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TABLES
WORKERS 1IN UNINCORPORATED NAPA COUNTY BY PLACE OF RESIDENCE

NAFA HOUSING PREFERENCE STUDY
NAPA VALLEY HOUSING AUTHORITY

Unincorporated Areas

Numbet Percent
Total Workers 19,716
‘Place of Residence
Youniville 215 1%
St Helenz 780 4%
Calistoga . 490 . 2%
Angwin 1,315 7%
(1) Total Narth Napa County 2,800 14%
Napa City 6,555 33%
American Canyon 354 2%
Total South Napa County 6,939 35%
{2} Unincorporated Napa County 4,465 23%
Al of Napa County 14,204 72%
Solano County *2,803 14%
Sonoma County 1,179 5%
All Other Counties 1,530 8%

Notes:

{1) Does not inciude unincorporated areas, except Angwin where specified,

(2) Except Angwin,

The data presented in these Rbles are from the US Census. The US Census rounds zach entry fo the nearest
muktiple of 5; 1-7 is rounded to 4 and D is kept 0.

Prepared by Keyser Marston Associates, inc,
Fila Name: 16085.002\Napa County workers.x[s\ Unincorparatedyi 1/3/2004hgr
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