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Introduction and Final Allocation
Merced County Association of Governments (MCAG) is required to distribute the State determined
regional housing needs for Merced County to the seven jurisdictions in the county. The Regional Housing
Needs Allocation (RHNA) process is mandated by housing law, California Government Code Section
65584. This fifth RHNA cycle began on January 1, 2014 and will conclude on December 31, 2023. The
RHNA plan, once adopted, allocates to each local government a share of regional housing need for use
in updating their General Plan housing element. The housing element must accomodate the total RHNA
for each of four income categories over the designated period.

The three steps in the RHNA process are:
1. California Housing and Community Development (HCD) determines the county wide housing

need, broken down by income category. This occurred December 30, 2013.
2. MCAG develops a methodology describing how to distribute the housing need to each of the

jurisdictions in the region. There is a 60 day review period and public hearing. MCAG adopted a
methodology on February 19, 2015.

3. MCAG prepares a RHNA Plan with an allocation based on the adopted methodology. This also
has a 60 day review period and appeal periods if necessary. The final Plan was adopted, after a
publicly noticed public hearing, on June 18, 2015.

The RHNA allocation and plan is required to be consistent with the following objectives:
1. Increasing the housing supply and the mix of housing types, tenure, and affordability in all cities

and counties within the region in an equitable manner, which shall result in each jurisdiction
receiveing an allocation of units for low and very low income households.

2. Promoting infill development and socioeconomic equity, the protection of environmental and
agricultural resources, and the encouragement of efficient development patterns.

3. Promoting an improved intraregional relationship between jobs and housing.
4. Allocating a lower proportion of housing need to an income category when a jurisdiction already

has a disproporionately high share of households in that income category, as compared to the
countywide distribution of households in that category from the most recent decennial United
States Census.

Applying the methodology described later results in the following final RHNA allocations:

Jurisdiction
Very
Low Low Moderate

Above
Moderate

Total
Allocation

Atwater 429 307 281 748 1,760
Dos Palos 71 27 47 124 292
Gustine 61 56 51 136 320
Livingston 249 178 163 435 1,023
Los Banos 604 431 396 1,049 2,473
Merced 1,351 966 886 2,348 5,537
Merced County 1,085 775 711 1,885 4,445

Sums by Income 3,850 2,740 2,535 6,725 15,850
Percent of Total 24.3% 17.3% 16.0% 42.4%
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RHNA Determination (county wide total)
The RHNA Determination is made by the state Housing and Community Development Department
(HCD). HCD issued the determination to MCAG in a letter dated December 30, 2013 (see Appendix A).
The letter describes the details of the determination. The total regional need is a minimum of 15,850
housing units. Total units by income categories are:

Income Category Housing
Unit Need Percent

Very Low 3,850 24.3%
Low 2,740 17.3%
Moderate 2,535 16.0%
Above Moderate 6,725 42.4%
TOTAL 15,850 100%

RHNA Factors
10 factors are required to be included in developing the RHNA methodology. MCAG addressed these
factors in the following ways:

1. Each member jurisdiction’s existing and projected jobs and housing relationship.
The balance between jobs and housing for all jurisdictions was a component in the regional forecast
process. The RTP projections represent where growth will likely occur so the RTP forecast was used
as the basis for the overall RHNA distribution in the RHNA methodology. The regional growth
forecast is available on the MCAG website.

2. The opportunities and constraints to development of additional housing in each member
jurisdiction, including all of the following:

a. Lack of capacity for sewer or water service due to federal or state laws, regulations or
regulatory actions, or supply and distribution decisions made by a sewer or water service
provider other than the local jurisdiction that preclude the jurisdiction from providing
necessary infrastructure for additional development during the planning period.
The RHNA methodology addressed this factor through the RTP forecast, which incorporates the
land use in local general plans and community plans. As required by State law, each
jurisdiction’s circulation and land use element must consider public utilities and facilities, which
includes capacity for sewer and water service.

b. The availability of land suitable for urban development or for conversion to residential use,
the availability of underutilized land, and opportunities for infill development and increased
residential densities. The council of governments may not limit its consideration of suitable
housing sites or land suitable for urban development to existing zoning ordinances and land
use restrictions of a locality, but shall consider the potential for increased residential
development under alternative zoning ordinances and land use restrictions.
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The RHNA methodology addressed this factor through the RTP forecast and through the 15%
downward adjustment to unincorporated Merced County, detailed below. This recognizes the
opportunities for infill development and increased densities in existing communities and
incorporated cities.

c. Lands preserved or protected from urban development under existing federal or state
programs, or both, designed to protect open space, farmland, environmental habitats, and
natural resources on a long term basis.
The RHNA methodology addresses this factor through the RTP forecast. The RTP forecast is
based on jurisdictions’ General Plans and Zoning, which identify the portions of the County
where growth cannot occur due to being protected via various mechanisms. In other words, the
RTP forecast and the RHNA methodology assume no growth will occur on these protected lands.

d. County policies to preserve prime agricultural land, as defined pursuant to Section 56064,
within an unincorporated area.
The RHNA methodology addressed this factor through the RTP forecast. The RTP forecast took
into consideration policies in the County’s General Plan intended to protect agricultural land.

3. The distribution of household growth assumed for purposes of a comparable period of regional
transportation plans and opportunities to maximize the use of public transportation and existing
transportation infrastructure.
The RHNA methodology addressed this factor through the RTP forecast and through the 15%
downward adjustment to unincorporated areas, detailed below. Both the RTP forecast and this
adjustment reflect the proximity of housing in incorporated cities to public transportation and a
greater variety of employment and service opportunities.

4. The market demand for housing.
The RTP forecast (see Appendix A of the RTP) considered the market demand for housing and the
RTP forecast was the basis for the RHNA methodology. In addition, HCD considered this factor in
their determination for the housing need for the region.

5. Agreements between a county and cities in a county to direct growth toward incorporated
areas of the county.
No such formal agreements exist. Note however that the General Plan of Merced County and the
Local Agency Formation Commission (LAFCO) policies do encourage growth in existing communities,
which includes but is not limited to incorporated areas.

6. The loss of units contained in assisted housing developments, as defined in paragraph (9) of
subdivision (a) of Section 65583, that changed to non low income use through mortgage
prepayment, subsidy contract expirations, or termination of use restrictions.
Based on the data available, there are no risks in the loss of units contained in assisted housing
developments. State law requires housing elements to address the loss of assisted housing
development for lower income households. The Merced County Housing Element (2010) identified
publicly assisted rental housing in the unincorporated part of Merced County and evaluated the
potential of such housing to convert to market rate units. Four complexes provide a total of 147
assisted rental housing units in the unincorporated part of Merced County:
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7. High housing cost burdens.
Based on HCD’s RHNA Determination for the region for the projection period, 41.6% of all units are
affordable (i.e., very low and low income). These affordable units are the minimum required that
need to be addressed in the RHNA Plan and the RHNA Plan meets this minimum. Note that the
income categories of the RHNA are relative to the median income of the region.

8. The housing needs of farmworkers.
According to the 2012 Ag Census, in Merced County there are 1,253 farms, with an annual total of
17,265 hired workers. A breakdown by Days Worked is also provided:

Farmworkers by Days Worked
Farms Workers

Fewer than 150 Days 828 8,817
150 Days or More 811 8,448

Farms with 10 or more Workers 223 6,689
Source: USDA Census of Farmworkers, 2012. http://www.agcensus.usda.gov/index.php

This information is in the 5th Housing Element Data Package provided to the local jurisdictions and
was used as a reference in preparing the methodology. The RTP forecast serves as the basis of the
RHNA methodology and allocation share. The RTP forecast takes into account all residents and
allocation of future growth in the region. Farmworker housing and related data is included in the
Housing Element Data Package, and the housing needs of farmworkers are also addressed by local
jurisdictions in their housing elements.

According to Merced County, in their 2010 Housing Element, the County Housing Authority manages
four seasonal housing centers providing 260 units, and Self Help Enterprises manages one facility in
Planada. The facilities are available during the six month harvest season (April – November) and are
reserved only for farmworkers and their families. The centers include:

Atwater/Livingston – 62 units;
Merced – 50 units;
Los Banos – 48 units; and
Planada – 100 units (Housing Authority 73 units, Self Help Enterprises 37 units)
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9. The housing needs generated by the presence of a private university or a campus of the
California State University or the University of California within any member jurisdiction.
The University of California at Merced is located within the County of Merced. A portion of the
housing need of the University is accomodated on site in student housing, and the rest is assumed
to be distributed in the nearby cities of Merced and Atwater. The RHNA methodology addresses this
through the RTP forecast which assumes higher growth in Merced and Atwater due to the effect of
the University.

10. Any other factors adopted by the council of governments.
No other factors have been adopted by MCAG.

RHNA Methodology
Due to uncertainty in the expected rate of recovery in the local housing markets, MCAG is using a simple
three step approach in distributing the HCD RHNA determination to local jurisdictions.

First, projections for 2020 used in the 2014 Regional Transportation Plan were used to determine each
jurisdiction’s percentage of household population in the County. The RHNA for each jurisdiction will be
derived by applying this percentage to the total countywide RHNA determination. This approach is
consistent with the first and third statutory objectives, as well as market demand, to consider in
distributing RHNA to each local government.

The projected shares of 2020 household population are:

Jurisdiction 2020
Population

Percent
Share

Step 1
Housing

Need
Atwater 31,300 10.3% 1,639
Dos Palos 5,200 1.7% 272
Gustine 5,700 1.9% 298
Livingston 18,200 6.0% 953
Los Banos 44,000 14.5% 2,303
Merced 98,500 32.5% 5,156
Unincorporated County 99,900 33.0% 5,229
TOTAL 302,800 100% 15,850

Second, a downward adjustment of 15% for the unincorporated total will be made, to decrease the
unincorporated share and direct growth toward incorporated areas. This addresses the second and third
statutory objectives, protects agricultural resources, encourages efficient development patterns, and
improves the relationship between jobs and housing.
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After applying this adjustment the shares by jurisdiction are:

Jurisdiction Step 1
Housing Need Adjustment Step 2

Housing Need
Atwater 1,639 +121 1,760
Dos Palos 272 +20 292
Gustine 298 +22 320
Livingston 953 +70 1,023
Los Banos 2,303 +170 2,473
Merced 5,156 +381 5,537
Unincorporated County 5,229 784 4,445
TOTAL 15,850 0 15,850

The last step is the determination of RHNA by income category. Section 65584.(d)(4) says that the
allocation shall be consistent with the objective of “allocating a lower proportion of housing need to an
income category when a jurisdiction already has a disproportionately high share of households in that
income category, as compared to the countywide distribution of households in that category from the
most recent decennial United States census”.

According to the American Community Survey 2008 2012 5 year estimates, the percentages of
households in each income category, for each jurisdiction, are as follows:

Income
Category

County
wide

Unincor
porated

Atwater Dos
Palos

Gustine Livingston Los
Banos

Merced

Very Low 24.3 24.4 24.2 21.0 30.8 20.9 22.3 28.4
Low 17.3 17.1 18.0 31.3 17.1 20.2 14.5 17.4
Moderate 16.0 16.4 18.7 15.4 19.9 19.4 16.4 15.4
Above Mod. 42.4 42.1 39.1 32.3 32.3 39.5 46.8 38.8

Comparing each jurisdictions’ share by income category to the county wide average reveals
disproportionately high shares are present as shown by the yellow highlighted cells in the below table. A
“Disproporionately high” share will be one where the percentage is more than 25% more than the
county wide average.

Income
Category

County
wide

Unincor
porated

Atwater Dos
Palos

Gustine Livingston Los
Banos

Merced

Very Low 100% 99% 87% 127% 86% 92% 117%
Low 99% 104% 181% 99% 117% 84% 101%
Moderate 103% 117% 96% 124% 121% 103% 96%
Above Mod. 99% 92% 76% 76% 93% 110% 91%

Gustine has 27% more households in the very low income category than the county wide average, and
Dos Palos has 81% more households in the low income category.

Therefore this RHNA methodology will use an income distribution of each jurisdiction’s households that
will be the countywide distribution, with two exceptions: Gustine’s share of very low will be reduced by
21.26% (1 / 127%), a reduction of 17 households (from 78 to 61). Also, Dos Palos’ share of low income
will be reduced by 44.75% (1 / 181%), a reduction of 23 households (from 50 to 27). The reductions will
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be spread proportionally amongt the remaining jurisdiction. This distribution meets the first and fourth
statutory objectives for a mix of housing types and affordability and income category allocations based
on countywide distribution of incomes.

The result of applying this methodology is shown on page 1 in the Introduction and Allocation.

Public Review / Approval Process
The draft methodology was released for a 60 day public review period beginning October 17, 2014 and
ending December 16, 2014. The draft methodology was an item on MCAG’s regular committees’
agendas, including the Governing Board at its November 13, 2014 meeting.

A public hearing on the methodology was held November 20, 2014. No comments were received at the
public hearing. One comment letter was received, from California Rural Legal Assistance. In response,
the methodology was revised as follows:

added a written explanation of the 10 “RHNA Factors” considered while developing the
methodology
added an adjustment to account for disproportionate shares by income category by jurisdiction

The methodology was approved by the MCAG Governing Board on Februay 19, 2015. MCAG provided
notice of the adoption of the methodology and the Draft RHNA Plan to the local jurisdictions and to
HCD.

Prior to the approval of the RHNA Plan, jurisdictions had a 60 day period to request a revision to their
share. This period was from February 26, 2015 through April 28, 2015. No revision requests were
received.

MCAG held a publicly noticed public hearing on June 18, 2015 at the Governing Board meeting. No
comments were made.



Appendix A
5th Cycle Regional Housing Need Determination

December 30, 2013 Letter from
Department of Housing and Community Development













Appendix B
Public Notices and Memoranda



NOTICE OF PUBLIC HEARING AND PUBLIC COMMENT PERIOD  
FOR THE DRAFT METHODOLOGY FOR THE MERCED COUNTY

REGIONAL HOUSING NEEDS ALLOCATION (RHNA) 

NOTICE IS HEREBY GIVEN that the Merced County Association of Governments (MCAG) 
will hold a public hearing on November 20 at 3 p.m., at the Merced County Board of Supervisors 
Chambers, at 2222 M St., Merced CA, regarding the Regional Housing Needs Allocation – Draft 
Methodology (RHNA). The purpose of the public hearing is to receive public comments on the 
document. The methodology will be the basis of the final Allocation and RHNA Plan required by 
the state in order for local jurisdictions to prepare updated General Plan Housing Elements. 

Individuals with disabilities may call MCAG (with 3 working-day advance notice) to request 
accommodations.  Spanish translation services will be available at this hearing, upon request.   

A 60-day public review and comment period will commence on October 17, 2014 and conclude 
on December 16, 2014.  The draft document is available for review at the Merced County 
Association of Governments office, located at 369 West 18th St., Merced CA, and on the MCAG 
website at http://mcagov.org/.

Public comments are welcomed at the hearing, or may be submitted in writing by 5 p.m. on 
December 16, 2014, to Matt Fell at the address below. Contact: Matt Fell, Transportation 
Manager, 369 West 18th. St., Merced, CA 95340. Phone: 209-723-3153. Email: 
matt.fell@mcagov.org



PH: 209-723-3153
FAX: 209-723-0322

www.mcagov.org
369 W. 18th Street

Merced, CA 95340

P a r t n e r i n g  f o r  R e g i o n a l  S o l u t i o n s

MEMORANDUM 

DATE:  February 26, 2015 

TO:  Interested Parties 
 
FROM:  Matt Fell, Transportation Planning Manager 
 
SUBJECT:  Adoption of Regional Housing Needs Allocation (RHNA) Methodology and 

Issuance of Draft Allocation
 
 
At its February 19, 2015 meeting, the MCAG Governing Board adopted the Regional 
Housing Needs Allocation (RHNA) Methodology and authorized providing the resulting 
draft allocations to the local jurisdictions. The draft allocations are: 

Jurisdiction 
Very  
Low 

 
Low 

 
Moderate 

Above 
Moderate 

Total 
Allocation 

Atwater 429 307 281 748 1,760 
Dos Palos 71 27 47 124 292 
Gustine 61 56 51 136 320 
Livingston 249 178 163 435 1,023 
Los Banos 604 431 396 1,049 2,473 
Merced 1,351 966 886 2,348 5,537 
Merced County 1,085 775 711 1,885 4,445 

Sums by Income 3,850 2,740 2,535 6,725 15,850 
Percent of Total 24.3% 17.3% 16.0% 42.4%  

Attached is the draft RHNA Plan which includes the RHNA Determination from the 
Department of Housing and Community Development (HCD) and the adopted methodology 
which results in these allocations. Pursuant to Government Code Section 65584.05, a 
jurisdiction has 60 days from the date of issuance to request a revision of its share. 
Revision requests are due to MCAG by April 28, 2015.

If you have any questions or suggestions, please contact me at 209-723-3153 or 
matt.fell@mcagov.org  

Attachment: 
Regional Housing Needs Allocation Plan (Draft) 



NOTICE OF PUBLIC HEARING TO ADOPT  
THE PROPOSED FINAL MERCED COUNTY  

REGIONAL HOUSING NEEDS ALLOCATION PLAN 

NOTICE IS HEREBY GIVEN that the Merced County Association of Governments (MCAG) 
will hold a public hearing on June 18, 2015, at 3 p.m., at the Highway 59 Landfill, 
Administration Building, 7040 N. Hwy. 59, Merced, CA, to consider adoption of the proposed 
final Regional Housing Needs Allocation Plan (RHNA). This public hearing signals the end of 
MCAG’s process to issue the RHNA Plan required by the State of California in order for local 
jurisdictions to prepare updated General Plan Housing Elements. The RHNA Plan has been 
prepared in accordance with Government Code Section 65580 et seq., and maintains a total 
regional housing need, by income category, within the range approved by the State Department 
of Housing and Community Development. 

The proposed final Regional Housing Need Allocation Plan is available for review online at 
http://www.mcagov.org and at the MCAG offices at 369 West 18th St., Merced, CA 95340. 

Individuals with disabilities may call MCAG (with 3 working-day advance notice) to request 
accommodations.  Spanish translation services will be available at this hearing, upon request.  




