
B.  Overpayment and Overcrowding 

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”, (Government Code 65583 (a)(2)).

Identifying and evaluating existing housing needs are a critical component of the 
housing element.  This analysis will help Exeter identify existing housing conditions that 
require addressing and households with housing cost burdens or unmet housing needs. 

This analysis will include a quantification of the total number of persons, households or 
units; a quantification and qualitative description of the need; and identification of 
potential solutions and resources to address the need.   Information on tenure 
characteristics (owner versus renter) will also be included.  Tenure information is 
important because it affects the nature of housing problems encountered, as well as the 
types of programs or resources needed to address them.

Housing is generally the greatest single expense item for California families.  Current 
standards measure housing cost in relation to gross household income:  households 
spending more than 30 percent of their income, including utilities, are generally 
considered to be overpaying or cost burdened.  Severe overpaying occurs when 
households pay 50 percent or more of their gross income for housing.

The impact of high housing costs falls disproportionately on extremely low-, very low-
income and low- households, especially renters.  While some higher-income households 
may choose to spend greater portions of their income for housing, the cost burden for 
lower-income households reflect choices limited by a lack of a sufficient supply of 
housing affordable to these households.

In 1995, according to the American Housing Survey, 52 percent of California's 2.5 
million low-income renter households paid more than half of their income for rent.  Of 
the State's 1.6 million very low-income renters, 72 percent paid more than half of their 
income for rent in 1995.  According to the National Low Income Housing Coalition, 
low-income households in California can only afford monthly rents of up to $827, while 
the fair market rent in 2006 for a two bedroom unit was $1,189.  Low-income 
households, who are overpaying for housing, frequently have insufficient resources for 
other critical essentials including food and medicine.  This is a significant hardship for 
too many workers, families and seniors, but it also impacts local economies as money 
that might otherwise be spent in local stores generating sales tax revenues are being 
spent on housing. 
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1.  Overcrowding 

Overcrowding is typically defined as more than one person per room, based on the 
Census Bureau’s definition of “room,” which excludes bathrooms, porches, balconies, 
foyers, halls, or half-rooms.  Severe overcrowding occurs when there are more than 1.5 
persons per room.  Overcrowding can result when there are not enough adequately 
sized units within a community, or when high housing costs relative to income force 
too many individuals or families to share housing. Overcrowding can also accelerate 
deterioration of the housing stock. 
 
In 2000, overcrowded households in Exeter represented 13.7 percent of the total 
households, 411 households, a significant need that disproportionately effects renter 
households.  Of the 411 overcrowded households in 2000, approximately 62 percent 
were renters, 257 households.  Even more so, renter households make up 12.5 percent 
of the 138 severely overcrowded households in Exeter.  This disproportionate impact 
on renter households emphasizes the need to establish priority in policies and 
programs to increase a variety of housing types and proactively assist in the 
development of affordable housing.   
 
To address overcrowding, this element includes programs to relax development 
standards in Exeter’s second unit ordinance, increase the supply of multifamily units 
with three or more bedrooms in Exeter’s General Plan planning area,  and expand 
affordability by working with nonprofits to assemble land and write down costs.   
 

Table 9
 Household Overcrowding 

Owner Renter Total 

Occupied Units 1,889 1,112 3,001

Overcrowded   90 119    209  
Severely Overcrowded   64 138    202

Source: 2000 Census, STF3 (H20) 

2.  Overpayment 
 
A household is considered to be overpaying for housing (or cost burdened) if it spends 
more than 30 percent of its gross income on housing.  Severe housing cost burden 
occurs when a household pays more than 50 percent of its income on housing. The 
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prevalence of overpayment varies significantly by income, tenure, household type, and 
household size. The Comprehensive Housing Affordability Strategy (CHAS) provides 
detailed information on housing needs by income level for different types of 
households.    Detailed CHAS data based on the 2000 Census is displayed in the tables 
below.  In 2000, 31 42.7 percent of all Exeter Exeter’s lower-income households 
overpaid for housing.  This overpayment condition was evenly split between owner-
occupied and renter-occupied households.    
 
 

Table 10
Total Households Overpaying (2000)  

Households Renters Owners TOTAL
 
All Households 1,112 1,889 3,001

Number of Lower-Income Households    666   616 1,282
 
Number of Lower-Income Households
Overpaying       411               277      688

Percent of Lower-Income Households   59.9 percent 32.6 percent 42.7 percent
Overpaying*

Source: State of the Cities Data Systems: Comprehensive Housing Affordability Strategy (CHAS) 
Data

*  Overpaying:  paying  more than 30 percent of ones income towards housing 
 
Of the 930 1282 households overpaying in Exeter, 688 households or 37  54 percent 
were paying more than 30 percent of their income towards housing.  These households 
were almost evenly split between owner-occupied and  renter households.  
 
In general, overpayment disproportionately effects lower income households in Exeter, 
especially lower income renter households. This emphasizes the affordability gap 
between market rents and affordable housing costs for lower income households.  For 
example, market rate rents of $850 for a two-bedroom unit are out of reach for lower 
income households who can only afford approximately $600.  The situation for very 
low-income renter households is even worse.  These families can only afford $400 a 
month for rent. 

In general, overpayment disproportionately effects lower income households in Exeter, 
especially lower income renter households. This emphasizes the affordability gap 
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between market rents and affordable housing costs for lower income households.  For 
example, market rate rents of $850 for a two-bedroom unit are out of reach for lower 
income households who can only afford approximately $600.  The situation for very 
low-income renter households is even worse.  These families can only afford $400 a 
month for rent.   
 
To address overpayment, Exeter will pursue a variety of programs to expand 
affordability.  With a strong prevalence of overpayment by rental households, Exeter 
will focus some of its redevelopment set-aside funds for the new construction of multi-
family developments.  Also, Exeter will continue to work closely with developers who 
construct multi-family tax credit projects.  To date, only one tax credit project has been 
constructed in Exeter, containing approximately 48 units.  That project was constructed 
in the mid-1990s.   Exeter is currently courting two developers who are interested in 
building multi-family tax credit projects in the community.
 
Other strategies include outreach to Self-Help Enterprises and the Tulare County 
Housing Authority by Exeter in support of funding applications for new multi-family 
construction and housing rehabilitation.  At the same time, the Housing Authority will 
continue its Section 8 housing assistance for rental assistance.  
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C.   Extremely Low-Income Households Housing Needs 
 
Government Code (GC) Section 65583(a) requires “ Documentation of projections and a 
quantification of the locality's existing and projected housing needs for all income levels, 
including extremely low-income households (GC 65583 (a)(1))”.  
 
 
Chapter 891, Statutes of 2006 requires quantification and analysis of existing and 
projected housing needs of extremely low-income (ELI) households.  ELI is a subset of 
the very low-income and is defined as 30 percent of area median and below. 
 
Extremely low-income is defined as households with income less than 30 percent of 
area median income.  The area median income in Tulare County is $33,983.  For 
extremely low- income households, this results is an income of $10,194 or less for a 
four-person household or $12,050 or less for a one-person household.  Households with 
extremely low-income have a variety of housing situations and needs.  For example, 
most families and individuals receiving public assistance, such as social security 
insurance (SSI) or disability insurance are considered extremely low-income 
households.  At the same time, a minimum wage worker could be considered an 
extremely low-income household with an annual income of approximately $12,480 or 
less.  The following are examples of occupations with wages that could qualify as 
extremely low income households.   
 
Occupation Title  Median Hourly Wage 
Child Care Workers   $9.00 
Housekeepers   $9.50 
Nursery Worker   $8.25
Agricultural Field Worker   $8.00
Packing House Worker   $8.25
Education, Training and Library Workers   $8.16 
Agricultural Graders and Sorters   $8.75
Waiters and Waitresses   $8.05 
Food Preparation and Serving Related Workers             $8.50
 
  
Existing Needs 
 
In 2000, approximately 376 extremely low-income households resided in Exeter, 
representing 12.5 percent of the total households.  Most extremely low-income 
households were renters and experienced a high incidence of housing problems.  For 
example, extremely low-income households faced housing problems associated with 
the burden of overpayment,  overcrowding or housing without complete kitchen or 
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plumbing facilities.     
 
  
 

Table 11
Housing Needs for Extremely Low-Income Households 

 
Renters Owners Total 

Total Number of ELI Households 347 29 376 
Percent with Cost Burden (30% of income)   85 percent 85 percent  

Source: HUD Comprehensive Housing Affordability Strategy (CHAS) May 2004 
 
 
Projected Needs 
 
To calculate the projected housing needs, Exeter assumed 56 percent of its very low-
income regional housing needs are extremely low-income households.  As a result, 
from Exeter’s very low- income need of 142 units, the City has a projected need of 79  
units for extremely low-income households.  Many extremely low-income households 
will be seeking rental housing and most likely facing an overpayment, overcrowding or 
substandard housing conditions.  Some extremely low-income households could be 
with mental or other disabilities and special needs. 
 
To address the range of needs, Exeter will employ a detailed housing strategy including 
promoting a variety of housing types, such as second residential units, senior housing 
apartments, and transitional care facilities.
    
To address the housing needs of extremely low-income households, Exeter will identity 
and meet with nonprofit builders who specialize in building housing for extremely low-
income households and supportive housing.  This effort is designed to: 
 
• build a long-term partnership in development, 
 
• gain access to specialized funding sources, including applying for funding sources that 
support deeper targeting, 

• identify the range of local resources and assistance needed to facilitate the 
development of housing for extremely low-income households, and 
 
• promote a variety of housing types, including higher density, multifamily supportive,   
and shared housing.   
 

City of Exeter
Housing Element

____________________________________________________

43



As part of this effort, Exeter will develop an action plan with its nonprofit partners to 
develop housing for extremely low-income households.  Activities include assisting 
with site identification and acquisition, local financial resources, assisting and 
streamlining entitlements and providing concessions and incentives through the 
Density Bonus Law.
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