
D.  Housing Stock Characteristics 
 
Government Code Section 65583(a) requires an analysis and documentation of household 
characteristics, including level of payment compared to ability to pay, housing characteristics, 
including overcrowding, and housing stock condition, (Section 65583 (a)(2)). 
 
Housing Condition Surveys

Contained within this update is information on the condition of housing in Exeter.   In 
1-1-92, 1585 residential dwelling units were surveyed as to their condition.  Each unit 
was  classified as either sound, deficient, deteriorated or dilapidated.  Most of the 
unsound (deficient, deteriorated  dilapidated) units were located in a triangular-shaped 
section of the community that is bounded on the south by Firebaugh Avenue, the west 
by Filbert Street and the east by G Street.  This part of town is located in the Exeter’s 
original  townsite just west of the Southern Pacific Railroad that bisected the original 
townsite.    

Three housing condition surveys have been conducted in Exeter since 1991.  The tables 
listed below show the housing condition trends in Exeter over the last 17 years.

 
Table  12 

  Exeter Housing Conditions
(1-1-91)

sound deficient deteriorated dilapidated total
number of units 1731 274 251   26 2282
percentage of total     76                  12                          11                      1 100 %

Source:  Collins & Associates, 1991

Table 13  
  Exeter Housing Conditions

(7-1-2002)

sound deficient deteriorated dilapidated total
number of units 2627 137 182     8 2954
percentage of total     89                    4.6                         6                     .2 100 %
 
Source:  Collins & Schoettler, Planning Consultants, 2002

City of Exeter
Housing Element

____________________________________________________

45



An updated housing condition survey was completed 7-1-2002. This survey indicated 
that the percentage of sound housing units had increased form 76 percent to 89 percent 
and that the dilapidated percent had dropped slightly from 1 percent to .2 percent.  Both 
of these figures were positive trends in regards to improved housing conditions in 
Exeter. 

From 1-1-2001 to 7-1-2008, Exeter has accomplished the following in regards to various 
housing objectives:  412 new single family homes and 37 multi-family units have been 
constructed,  31 single family dwellings have be rehabilitated,  16 substandard housing 
units have been demolished, and the Tulare County Housing Authority manages 60 
Section housing units in the city with 402 families on the waiting list. 

Most of the homes that were demolished were deteriorated or dilapidated and were 
replaced with new single family homes or apartments.  The rehabilitation efforts, 
managed by Self-Help Enterprises, generally involved housing units that were deficient 
or deteriorated.   An updated snap shot of the condition of housing in Exeter, using the 
aforementioned housing statistics, is reflected in the table below.  The City has 
determined that approximately 50 percent of the dwelling units that were rehabilitated 
came from the deficient category and 50 percent from the deteriorated category.  Of the 
16 dwelling units that were demolished, four of them came from the dilapidated 
category and 12 from the deteriorated category.   Since the last housing condition 
survey in 2002, some housing units have fallen from the “sound” category to the 
“deficient” and some from the “deficient” to the “deteriorated”.  The private sector has 
eliminated many of the units were dilapidated by demolishing them and replacing them 
with typically new single family dwelling units or duplexes. 

Table 14  
  Adjusted Exeter Housing Conditions

(7-1-2008)

sound deficient deteriorated dilapidated total
number of units 3062 288 252     4 3606
percentage of total     85                    8                            7                     .01 100 %
 
 Source:  Collins & Schoettler, Planning Consultants, 2008

Conclusions 

Exeter continues to maintain a significant percentage of its dwelling units in the “sound” 
category.  Using CDBG funds and investments from the private sector, dwelling units in 
the “deteriorated” category will continue to be rehabilitated pushing these units into 
the “sound” category. 
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Exeter’s housing stock is in good condition, 85 percent sound.  However, 39 percent the 
City’s housing stock is more than 40 years old and may require more regular 
maintenance and repair.  Some of the more recent housing stock may also be in need of 
rehabilitation, particularly small multi-family dwellings.  Programs which assist lower-
income and/or elderly homeowners with home maintenance and repair will continue 
to be an important component of Exeter’s housing program.

Table 15
Year Structure Built

 
Year Built Number Percentage 
   
Built 1995 to 2000 257 8.1 percent  
Built 1990 to 1994 318            10.0  
Built 1980 to 1989 597            18.9  
Built 1970 to 1979 580            18.3  
Built 1960 to 1969 351            11.1
Built 1950 to 1959 368            11.6  
Built 1940 to 1949 283  8.9  
Built 1939 or earlier 412                        13.0 
 
Total  

Source: H34. Year structure built Data Set: Census 2000 Summary File 3 (SF 3) 
  

Exeter takes a proactive approach toward housing conditions through its housing 
rehabilitation programs managed by Self-Help Enterprises.  Exeter has used 
Community Development Block Grant (CDBG) funds and CDBG program income to 
provide rehabilitation assistance. The goal of the 2007-2014 period is for the 
rehabilitation of four units per year.
 
The following are definitions of housing condition types as listed in CDBG’s Grant 
Manual:  
 
SOUND - A unit that appears new or well maintained and structurally intact.  The 
foundation should appear structurally undamaged and there should be straight 
roof lines.  Siding, windows, and doors should be in good repair with good 
exterior paint condition.  Minor problems such as small areas of peeling paint 
and/or other maintenance items are allowable under this category.  
 
MINOR - A unit that show signs of deferred maintenance, or which needs only 
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one major component such as a roof.  
 
MODERATE - A unit in need of replacement of one or more major components 
and other repairs, such as roof replacement, painting, and window repairs.  
 
SUBSTANTIAL - A unit that requires replacement of several major systems and 
possibly other repairs (e.g., complete foundation work, roof structure replacement 
and re-roofing, as well as painting and window replacement).  
 
DILAPIDATED - A unit suffering from excessive neglect, where the building 
appears structurally unsound and maintenance is none-existent, not fit for human 
habitation in its current condition, may be considered for demolition or at 
minimum, major rehabilitation will be required. 

Housing Stock Characteristics 
 
 
The percentage of single-family units as a percentage of total housing units has 
increased over time from 78 percent in 1980 up to almost 84 percent in 2008.  
Conversely, the percentage of multi-family units as a percent of total housing units has 
decreased over time from 15.3 percent in 1980 down to 11 percent in 2008.  The 
percentage of mobile home units to total housing units has remained relatively 
constant, about five percent. 
  

Table 16
Housing Unit Types

Housing Units Type 1980 (percent) 1990 (percent)    2000 (percent) 2008 (percent) 

Single-Family 1,700 (78 %) 2,020 (76.2 %) 2,454 (79.5 %) 3021 (83.7%)
  

Multi-Family   327 (15.3)   444 (16.7)   459 (14.9)   397 (11) 

Mobile Homes   105 (4.9)    187 (7.1)   174 (5.6)   188 (5.2) 
   
Totals 2132 units 2651 units 3087 units 3606 units

Source:  1980, 1990 and 2000 US Census, 2006 American Community Survey 
 

Substandard housing indices, without physical inspection, can generally be judged as 
overcrowding, units lacking complete plumbing, and constructed before 1940 without 
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diligent maintenance.  In Exeter, renter households are more likely to live in units that 
are overcrowded or lacking complete plumbing facilities.  In addition, 13 percent of 
total housing was built before 1940.  This supports the need for rehabilitation programs 
to assist both renter and homeowner housing.  In Exeter, 411 households were  
overcrowded in 2000.   
 

Table 17
Indicators of Substandard Housing - 2000 

 
 

Households  
Indicators 

Number Percent  
Overcrowded   411   13.7   
Lacking Complete
Plumbing Facilities      62      2.0      
Built 1939 or Earlier    412    13.7   

Residential Construction Trends 
 
An average of 58 residential units a year were constructed in Exeter over the last seven 
years.  Of the new homes 91 percent were conventional single-family units, and 9  
percent were multifamily units in large complexes containing structures with more than 
five units.  Of the new single-family units constructed during this time period Exeter 
estimates that approximately 2 percent also constructed second dwelling units on the 
property. 

Table 18
Building Permits By Year 

Year Single-Family Units 2-4 units 5+ Multifamily Units 

2001   33   5
2002   42
2003   39 
2004   50   5 9
2005 100 8
2006    90   5
2007   50   5
7/1/08     8   

Total  412 20 17 
           Source:  Exeter Building Permit Records Through July, 2008. 
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Table  19
Pending Housing Developments 

1/1/08
Subdivision Developed Lots  Vacant lots Tent. Map Lots  Zoning     Acreage  Lots/Acre
Kirksey 0 0 13 R-1-7.5 3.4 3.82  
Townsend 19 0 0 RM-1.5 2.17 5.52  
Fugate 0 0 164 R-1-6/RM-3 38.03 4.31  
Montgomery 1 4 0 R-1-10 2.31 2.16  
Richard 0 12 0 R-1-6 3.46 3.75  
Country View 41 1 R-1-10 17.59 2.39  
Camden Place 39 0 R-1-7.5 9.09 4.29  
Pheasant Run 54 0 R-1-7.5 16.29 3.31  
Quince Park Estates 74 0 R-1-7.5 33.72 2.19  
Woodland Estates 95 12 0 R-1-7.5 29.58 3.62  
Cosart IV 24 0 0 R-1-7.5 6.37 3.78  
Johnson Land Manor 16 0 R-1-7.5 3.89 4.11  
Awbrey Estates 10 0 R-1-6 2.35 4.26  
The Grove 0 0 186 PD 63.31 2.9  
Bitterlan Subdivision. 93 12 0 R-1-10 35.7 2.94  
Atkinson Subd 56 2 0 R-1-7.5 18.32 3.17  
Wild Rose Estates 79 0 R-1-7.5 19.4 4.07  
Hamar Subd. 151 10 0 R-1-6 35.94 4.4  
Turner 28 2 0 R-1-7.5 10 3.0  
Kap sue Davis 35 2 0 R-1-6 9.73 3.8  
Turner no. 2 13 15 0 R-1-7.5 10 2.8  
Cosart V 15 18 0 R-1-7.5 7.99 3.0  
TOTAL 843 90 363 378.64 3.4

 Sources:  City, and discussions with developers 
 
Vacancy Trends 
 
Vacancy trends in housing are analyzed using a “vacancy rate” which establishes the 
relationship between housing supply and demand.  For example, if the demand for 
housing is greater than the available supply, then the vacancy rate is low, and the price 
of housing will most likely increase.  Additionally, the vacancy rate indicates whether or 
not the City has an adequate housing supply to provide choice and mobility.  HUD 
standards indicate that a vacancy rate of five percent is sufficient to provide choice and 
mobility. 
 
In 2000, the Census reported a vacancy rate of 5.3 percent.  The State Department of 
Finance (DOF) Population Research Unit publishes an annual estimate of population, 
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housing units, vacancy, and household size for all incorporated cities in the State.  In 
2004, the DOF estimated the vacancy rate for all housing units in Exeter was 5.26 
percent.   

In 2008, Exeter surveyed the local realtors to secure data on apartments, vacancy rates 
and rental rates.   According to the results of  a housing survey conducted in October of 
2008,  the overall apartment vacancy rate was very low, less than one percent.  Because 
of the housing crisis and the impending recession, lower-income households and 
moderate-income households have flocked towards affordable rental housing stock, 
especially units that are subsidized.   Vacancy rates are especially low for two- and 
three-bedroom units because families need these types of units for their children.      
Low vacancy rates often stimulate higher rental rates, and as a result, very low- and 
low-income households often pay more than 30 percent of their income towards rent.
  
The vacancy rates for single-family home in Exeter has been increasing as a result of 
foreclosures, according to the housing survey conducted in October. Families who have 
been foreclosed on, make too much money to qualify for a subsidized rental unit or 
have poor credit, have sought single family homes especially when they have two or 
three children.  Local realtors estimate that there are some ten single family units for 
rent.  Average rent is estimated to be $900 to $1,100 for a three bedroom two bathroom 
unit.  For a two bedroom one bathroom unit, rents have ranged from $600 to $700.
 
According to local Exeter realtors, there were a total of 60 single-family homes listed 
for-sale in October, 2008; ninety vacant lots were for available for purchase.  The 
estimated vacancy rate for Exeter’s 3,021 single-family dwellings is less than two 
percent.   This indicates a tight housing market, which has resulted from Exeter’s 
aggressive infill and annexation policies.  As a result there a few vacant homes in the 
community as compared to surrounding communities that over built.   The decreased 
demand for housing to purchase has enhanced the affordability of single-family 
housing when compared to prices as recent as one year ago.

 
 
Housing Costs and Affordability 
 
One of the major barriers to housing availability is the cost of housing.  In order to 
provide housing to all economic levels in the community, a wide variety of housing 
opportunities at various prices should be made available.  The following table describes 
the acceptable monthly payment for households in the four major groups: very low-, 
low-, moderate- and above moderate-income. 
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Table  20
Income Groups By Affordability (2007) 

Income Group Income Range Ideal Monthly Payment *
 
Very Low Less Than $16,991 Less Than $424.78
Low $16,992 - $27,186 $425 to $687
Moderate $27187 - $40,779 $688 to $1,030
Above Moderate Greater Than $40,780 Greater Than $1,030
Source: 2007 Tulare County Median Income at $33,983; * 30% of income equal to monthly payment 

 
Single-Family Sales Units 
 
Since 2000, the median single-family home sale price ranged from a low of $94,800 to a 
peak high of $250,000 and a current median sale price of $185,000.  This means that 
median home prices peaked in 2006 with an increase of about 260 percent over 2000 
values.  Since 2006, the housing slump has caused median home prices to fall about 25 
to 40 percent.  Even with this recent fall off in median home prices, local income growth 
has only increased at about 3.5 percent per year.  In other words, incomes have not 
kept pace with home prices.  Even with decreases in median home prices in Exeter, the 
community is still very affordable when compared to the State as a whole, which had a 
median price of $497,110 in late 2007.  
 
Rental Units 
 
In 2000, the median rent in Exeter was  $522; the County of Tulare was $516. In a recent 
October 2008 survey, conducted by the Exeter Planning Department,  the median rent 
for multifamily dwellings was $700.  Rents ranged from $415 for subsidized apartments 
(Housing Authority and Section 515 units) to $600 for two-bedroom apartments to 
$1,100 for three-bedroom, two-bathroom single family homes. 
  

Table 21
Current Median Rents* 

Bedroom Type Median Tax Credit Rents Median Market Rents 
One-Bedroom $350    NA
Two-Bedroom $415   $600 
Three-Bedroom $700 $1,100 

Note* Rents are net rents, apartment utilities are  $54 for a 1-bedroom, $63 for 2-bedroom, $75 for 3-
bedroom, and $90 for 4-bedroom 
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Affordability 
 
Affordability is defined as a household spending 30 percent or less of household income 
for shelter.   Gross rent is the contract rent, plus utilities.  In most cases, the contract rent 
includes payment for  water, sewer and garbage.  “Gross monthly owner costs” 
includes mortgage payments, taxes, insurance, utilities (including gas and electric), 
condominium fees, and site rent for mobilehomes.   
 
In 2000, 40.4 percent of renter households in Exeter paid in excess of 30 percent of their 
income for shelter.  To put this in perspective, Table 22, Affordable Rental Rates, shows 
2000 income ranges based on the Area Median Income (AMI) of $33,983 along with the 
“affordability range.”  For instance, a very low-income family of four could generally 
afford a total of $380 a month for rent and $63 for utilities in a two-bedroom apartment.  
Most of these households live in subsidized apartments, either Section 515 apartments 
or units operated by the Tulare County Housing Authority.  In older sections of Exeter, 
often two families will rent one single family home thereby dividing the rent in half, or 
one family will live in the primary residence on a lot and a second family will in a 
converted garage or granny flat at the rear of the primary residence. 
  

Table 22
Affordable Rental Rates 

Maximum Affordability Income Range  Two Bedroom Three Bedroom Four Bedroom 

Less Than $16,991 $380 $371 $361
$16,992 - $27,186 $635 $626 $616  
$27,187 - $40,779 $975 $966 $956
Greater Than $40,780  >$975 > $966 > $956

Apartment utilities are $54 for a 1-bedroom, $63 for 2-bedroom, $75 for 3-bedroom, and $90 for 4-
bedroom.  
 
While shelter costs for rental units are generally figured to be affordable at 30 percent 
of gross income, households are able to obtain a mortgage loan based on 35 percent of 
gross income.  This is subject to individual credit and budgeting conditions and those 
with less revolving loan-type debt can generally find financing for a more expensive 
home.  For instance, using the income categories, very low-income households in 
Exeter could afford a home up to $50,339; however, currently there are no homes 
available at that price.
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Conclusions 
 
Since 2000, home prices and rents in the City have increased at a faster rate than 
household income.  Many households in 2000 spent more than a third of their income 
on housing.  The number of households that can comfortably afford the median priced 
home in Exeter, $94,800,  and the number that can afford the median priced apartment, 
$522, has declined since 2000.  Programs to assist moderate-income first-time buyers 
and lower-income renters could help narrow the affordability gap. 
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