
Housing  Opportunity Sites

Site #1 – Hunter Property APN 009-030-020 (Medium Density Residential /17.1 Ac) Unit range:
87-274
This site is located between Adams Street and the City-owned flood control parcel adjacent to the Napa River. 
Development of the site will require improvements to traffic circulation with the extension of Adams Street and 
Starr Avenue as shown on the General Plan.  Water, sewer, and storm drain services may be constructed within 
any required streets. The parcel will not need either a General Plan Amendment or a rezoning for residential 
development.

Site #2 – 567 Pope Street APN 009-070-002 (Medium Density Residential /10 Ac) Unit range: 51-
160
This site is located on Pope Street at the terminus of Starr Avenue. Future development will need to plan for the 
extension of Starr Avenue. Water, sewer, and storm drain lines are available from Pope Street. The site is 
currently developed with by a single residence, a stand of oaks, and a remnant walnut orchard.

Site #3 – 591 McCorkle, APN 009-070-003 (Medium Density Residential /8 Ac) Unit range: 40-
127
This parcel is directly south of Site #2 and contains a residence and vineyards. Development of the site will 
require improvements to traffic circulation with the extension of McCorkle Avenue and Starr Avenue as shown on 
the General Plan.  Water, sewer, and storm drain are available from McCorkle Avenue. Any future extension of 
Starr Avenue may provide additional services to the site. The property will not need either a General Plan 
Amendment or a rezoning for residential development.

Site #4 – 1817 Spring Street, APN 009-322-009 (Medium Density Residential /1.5 Ac) Unit range:
8-24
This site is located on North Crane and is currently occupied by a barn and an oak grove.  Water, sewer, and storm 
drain are available to the site. The parcel will not need either a General Plan Amendment or a rezoning for 
residential development.
Site #5 – Sulphur Springs, APN 009-362-015 (Medium Density Residential /5.3 Ac) Unit range:
27-85
This site is directly west of the Magnolia Oaks project and is currently planted to vineyards.  It is a split zoned lot 
with 5.3 acres zoned as Medium Density Residential and 10 acres zoned as Agriculture. The agricultural portion 
of the site is not completely within the Urban Limit Line. Development of the site would require improvements to 
traffic circulation with the extension of La Quinta Way and a secondary connection to Sulphur Springs Avenue 
and/or South Crane Avenue. Sewer lines would need to be extended to the site. The property, zoned as Medium 
Density Residential, will not need either a General Plan Amendment or a rezoning for residential development.

Site #6 – Spring Street, APN 009-441-023 (Medium Density Residential /4.4 Ac) Unit range: 22-
70
This site is located on Spring Street and is planted to vineyards. Water, sewer, and storm drain are available to 
this site. The property will not need either a General Plan Amendment or a rezoning for residential development.

Site #7 – Pope Street, APN 009-552-001 (Medium Density Residential /4.6 Ac) Unit range: 24-74
This site is located on the northeast corner of Starr Avenue and Pope Street and is currently occupied by a barn 
and a vineyard.  Water, sewer, and storm drain are available to this site. The site contains two legal parcels. The 
parcels would not need either a General Plan Amendment or a rezoning for residential development.
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Site #8 – 684 McCorkle Place, APN 009-502-007 (High Density Residential /.54 Ac) Unit range:
9-12. This site was purchased by the City in 2013 utilizing Housing Trust funds. The City plans to develop 9 to 
12 units of affordable housing on the site within the planning period.

Sites #9 & 10 – 1515 and 1447 Spring Street, APN 009-590-010 and 009-590-003 (High Density
Residential /2.4 total Ac) Unit range: 38-67.  These sites are adjacent to each other with each site containing one 
single family residence. They are located between the Wallis/Voorhees development and homes located on Spring 
Street with access from Spring Street. Water, sewer, and storm drain are available to these sites. The properties 
would not require a General Plan Amendment or a rezoning for residential development.

Site # 11 – 1600 Main Street, APN 009-191-006 (Medium Density Residential /1.75 total Ac) Unit range: 19-28.
This site is located on the northeast corner of Main Street and Fulton Lane and contains 4 single family residences 
and 15 rental units. The site is underutilized and its size and proximity to the center of town make it a prime site 
for increased density.  The site is served by existing water, sewer and storm drains. The property would not 
require a General Plan Amendment or a rezoning for additional residential development.  In 2009, the City 
identified this site for a rezone or split- zoning to accommodate high density residential development.  If this 
property is redeveloped at a density of 16 units per acre, this would result in an additional 9 units on top of the 
existing 19 units.

Site #12 – Adams St Property (CBD & AG /5.6 Ac) Unit range: 30+/-
The total site is 5.6 acres in size. 3.6 acres are designated Central Business. Two acres are outside of the Urban 
Limit Line and designated Agriculture/Urban Reserve.  Development of the site would require improvements to 
traffic circulation with the extension of Adams Street to connect with Starr Avenue as shown in the existing 
General Plan.  Water, sewer, and storm drain are available from Adams Street and Library Lane. The parcel is 
owned by the City of St. Helena.

Summary

In order to address its RHNA, the City must demonstrate that it has sufficient sites to accommodate
8 very low income, 5 low income, 5 moderate income, and 13 above moderate income housing units.  The City 
has already approved development of 25 single family homes, 10 second units, and 8 affordable units. 
Development of these would result in the City fully addressing the moderate and above moderate income RHNA, 
with the need remaining for only 4 very low and 1 low income units.  Development of the City-owned parcel at 
684 McCorkle Place could potentially address this unmet need.

With significant public input, the City identified 11 medium and high density sites as well as one non-residentially 
zoned site as key housing opportunity sites for the 2009 housing element.  Using a conservative approach of 
estimating housing development capacity with the minimum density requirements for each residential zone, the 
available medium density sites could support a total of 259 units and the three avaialbe high density sites could 
support 47 units. Thirty-seven additional units could be created if the City rezoned the 1600 Main Street parcel 
and the Adams Street property.

St. Helena’s Zoning Ordinance allows for a variety of housing types in the City, including multifamily units, 
transitional and supportive housing, single-room occupancy units, manufactured and mobile homes, and second 
units. However, in order to comply with Section 17021.6 of the California Health and Safety Code, St. Helena 
should amend the Municipal Code to allow agricultural employee housing for six or fewer employees as a 
permitted use in all zones that allow single family residential development by right.  St. Helena must also amend 
the Municipal Code to allow transitional and supportive housing developments, consistent with State law. In 
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addition, St. Helena must address the requirements established by SB2 pertaining to emergency shelters by 
permitting emergency shelters by right in the Service Commercial and Industrial zones.
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Summary

The disabled population of St. Helena equals around 12 percent of the total population ages five years and above.  
Napa County has a similar percentage, while the Bay Area as a whole about 10 percent of the total population has 
disabilities.  In St. Helena, people in the 65 and older age category represent the greatest number of people with 
disabilities.

Elderly households represent a higher percentage of the total households in St. Helena, at about 35 percent as 
compared to approximately 26 percent in Napa County and 20 percent in the Bay Area. Elderly owner households 
are more likely to have high housing cost burdens compared to all St. Helena households.
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Large family households in St. Helena constitute about 4 percent of total households, which is much lower than 
the rates in Napa County and the Bay Area.  All of the 55 lower-income large families have excessive housing 
cost burdens.

Single female-headed households with children represent around 5 percent of total St. Helena households.  
Although the number of single female-headed households is small, it is likely that a higher percentage of these 
types of households relative to the general household population in St. Helena have incomes below the poverty 
line.

Finally, St. Helena addresses the needs of both farmworker and homeless needs through countywide cooperation. 
The Napa County Farmworker Housing Needs Assessment concluded that farm labor centers only meet the needs 
of a small subsection of farmworkers.  The majority of farmworkers cited a need for more year-round, affordable 
family housing located close to work sites.

The current supply of emergency shelters, transitional housing, and permanent supportive housing does not meet 
the demand for each of these housing types. To meet its share of the homeless population’s housing needs, St. 
Helena must designate zoning districts adequate to accommodate a an emergency shelter for at least 3 homeless 
individuals. These districts must allow emergency shelters without a conditional use permit.  Program HE1.Q 
committed the City to allowing emergency shelters in the Commercial and Industrial zoning districts as a 
permitted use.

In addition, the City must implement Program HE1.R to amend the Municipal Code to treat transitional housing, 
as defined in Section 50675.2 of the Health and Safety Code, and supportive housing, as defined in Section 
50675.14 of the Health and Safety Code, as residential uses.  As required by state law, transitional and supportive 
housing must be subject only to the same permitting process as other similar residential uses in the same zone 
without undue special regulatory requirements.  For example, a proposed multifamily supportive housing project 
would be subject to the same permitting process as any other similar multifamily development in the same zoning 
district.

S p e c i a l   N e e d  s   P o p u l a t i o n s 
California Government Code Section 65583 (a) (7) requires an analysis of any special housing needs, “such as 
those of the elderly, persons with disabilities, large families, farm workers, families with female heads of 
household, and families and persons in need of emergency shelter.”

This section provides estimates of the prevalence of each of these special needs populations, discusses special 
housing concerns, and analyzes their housing cost burdens within St. Helena to the extent that available data 
allows. Data sources include the 2000 Census, the 2012 American Community Survey, the California Department 
of Finance (DoF), the HUD CHAS dataset, California Employment Development Department (EDD), and the 
Napa County Continuum of Care.

Persons with Disabilities
Disabilities can take many forms and have numerous implications for housing needs.  Many disabled people can 
live in conventional housing without any modifications, or with only minor modifications, while some disabled 
people require substantial modifications and/or on-site care to facilitate everyday living.  Accessible units can be 
more expensive to build, due to features such as ramps, extra wide doors, handrails, lowered counters, raised 
toilets, and a variety of other accessibility elements.  Compared to the general population, disabled persons are 
more likely to live alone, earn less, and be homeless.
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Table 27 presents data on the estimated number of disabled persons in St. Helena, Napa County, and the Bay 
Area. The 2012 estimates are 5-year estimates based on the 2008-2012 American Community Survey. Around 
640 disabled persons over the age of five lived in St. Helena in 2012. This includes approximately 30 persons 
between the ages of 5 and 17, 196 between the ages of 18 and 64, and 411 persons age 65 and older.  St. Helena 
and Napa County have almost the same percentage of disabled persons (around 11 to 12 percent of the total 
population), which is slightly higher than the Bay Area disabled population of approximately 10 percent of the 
total population.

In St. Helena and Napa County, a higher concentration of disabled persons exists among persons in the age 65 and 
over category, relative to the Bay Area. About 11 percent of the population over the age of 18 in St. Helena and 
Napa County are disabled, compared to 9 percent in the Bay Area.  In St. Helena, the age 65 and over group 
features a concentration of sensory disabilities and cognitive, ambulatory and independent living difficulties.  
Furthermore, high rates of hearing, vision, and ambulatory difficulties account for a large part of the 18 to 64 
disabled population.

Persons Living with Developmental Disabilities
A person with a developmental disability has a substantial disability that originates during childhood and can be 
expected to continue through adulthood.  Developmental disabilities include mental retardation, cerebral palsy, 
epilepsy, and autism.

Many developmentally disabled persons can live and work independently within a conventional housing 
environment. More severely disabled individuals require a group living environment where supervision is 
provided. The most severely affected individuals may require an institutional environment where medical 
attention and physical therapy are provided. Because developmental disabilities exist before adulthood, the first 
issue in supportive housing for the developmentally disabled is the transition from the person’s living situation as 
a child to an appropriate level of independence as an adult.

The State Department of Developmental Services currently provides community-based services to approximately 
243,000 persons with developmental disabilities through a statewide system of facilities. The North Bay Regional 
Center provides point of entry to services for people with developmental disabilities in Napa, Sonoma and Solano 
counties. The center is a private, non-profit community agency that contracts with local businesses to offer a wide 
range of services to individuals with developmental disabilities and their families. The Center reports that there 
are a total of 31 individuals with developmental disabilities in the 94574 zip code area, distributed
among age groups as follows: 15 children aged 14 years and under; 5 persons aged 15 to 22 years;
11 adults aged 23-65 years; and no adults aged 65.
There are a number of housing types appropriate for people living with a development disability:
rent subsidized homes, licensed and unlicensed single family homes, inclusionary housing, Section
8 vouchers, special programs for home purchase, HUD housing, and SB 962 homes. The design of housing-
accessibility modifications, the proximity to services and transit, and the availability of group living opportunities 
represent some of the types of considerations that are important in serving this need group. Incorporating ‘barrier-
free’ design in all, new multifamily housing (as required by California and Federal Fair Housing laws) is 
especially important to provide the widest range of choices for disabled residents. Special consideration should 
also be given to the affordability of housing, as people with disabilities may be living on a fixed income.
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Elderly
The elderly population often requires special housing to accommodate part-time or full time care. Meanwhile, the 
elderly are also more likely to have lower incomes than the population in general. Other requirements can include 
modifications to doors and steps to improve accessibility and installation of hand rails and grab bars to make 
bathing, toileting, and other daily activities safer.

Housing types such as apartments or condominiums that do not entail high maintenance requirements can also be 
beneficial as the elderly continue to age and become less able to perform extensive home maintenance work on 
their own. The elderly are also commonly on fixed incomes while expending more of their income on medical 
care, which can result in a need for affordable housing.

Elderly  Households
Table 28 presents data for 2000 and 2012 for age of householder. Table 28 is different from Table 4 in that Table 
4 presents the age of all residents while Table 28 presents the age of the person whose name the unit is owned or 
rented under.

St. Helena, similar to Napa County, had a higher percentage of residents over the age of 65 compared to the Bay 
Area. Around 35 percent of St. Helena households, 26 percent in Napa County, and 20 percent of Bay Area 
households had heads of households over the age of 65 in 2012.  Across all three jurisdictions, more elderly 
households owned rather than rented their homes.

In 2012, among owner-occupied St. Helena households there are 372 households (about 14 percent of total 
households) with a head of household between the ages of 65 and 74, and 305 households (11 percent of total 
households) with a householder age 75 and older.  A smaller number of elderly households in St. Helena live in 
rental units, with 76 households (almost 3 percent of total households) having a householder between ages 65 and 
74, and about  190 households (7 percent of total households) with a head of household age 75 and older.  Napa 
County had a lower percentage of elderly owner-occupied households, with nearly 10.5 percent of total 
households with a head of household between the ages of 65 and 74, and 10 percent of total households headed by 
an individual age 75 or older.  Napa County also had a lower percentage of elderly renter households, with 2.5 
percent and 2.9 percent of total households headed by a householder aged 65 to 74 or age 75 and older, 
respectively. The Bay Area had lower percentages of both owner- occupied households with householders aged 
65 to 74 (about 8 percent of total households), with householders age 75 or older (nearly 7 percent of total 
households) as compared to St. Helena and Napa.  For renter households, 2.6 percent of total Bay Area 
households had a head of household between the ages of 65 and 74, and 2.7 percent were headed by a person age 
75 or older.

Additional data from the 2010 Census reveal that St. Helena has a somewhat disproportionate number of females 
over the age of 64.  In 2010, there were about 440 males (about 8 percent of the total population) and 680 females 
(approximately 12 percent of the total population) over the age of 64.  In Napa, the population over age 64 is 
comprised of the 9,200 males (about 7 percent of the total population) and 11,400 females (just over 8 percent of 
the total population). Therefore, the percentage of females over the age of 64 is slightly higher in St. Helena than 
in Napa.

Elderly Housing Cost Burden
Table 29 contains information from the 2010 Comprehensive Housing Affordability Strategy (CHAS) database.  
Elderly households, which the CHAS database defines as households with at least one person over the age of 62, 
are again much more likely to be owner households (71 percent of total elderly households) than renter 
households (29 percent of total elderly households). The majority of elderly households (58 percent) have 
affordable housing costs, which is defined as housing cost burdens of less than 30 percent. Twelve percent of 
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elderly households have excessive housing costs (defined as paying more than 30 percent but less than 50 percent 
of household income for housing costs), while 28 percent have severe housing cost burdens and pay more than
50 percent of their household income on housing costs.

In comparison to Table 18, which shows the number of total households in St. Helena with high housing cost 
burdens, approximately 45 percent of all households with housing cost burdens are elderly.   All of the extremely 
low and very low income owner households in St. Helena with excessive or severe housing cost burdens are 
elderly, while approximately 37 percent of the extremely low and very low income renter households are elderly.

Among low income households with excessive or severe housing cost burdens, 57 percent of owner households 
and 26 percent of renter households are elderly.   Among moderate and above income households with excessive 
or severe housing cost burdens, 32 percent of owner households with excessive are elderly, while half of renter 
households are elderly.

Additional Elderly  Housing  Needs
Given the high proportion of St. Helena households that are elderly, especially elderly age 75 and older, it is 
important to work to address their housing needs.  In her work with the Area Agency on Aging serving Napa and 
Solano Counties, planner Terry Leeanne Martinson identified a number of needs of the elderly in St. Helena that 
are currently being met as well as those needs which St. Helena could help meet during this Housing Element 
planning period.

Ms. Martinson cited the work of the Rianda house, which provides seniors with a meeting place and valuable 
information on topics ranging from housing and income-assistance to medical referrals, as a welcome and positive 
resource for the elderly in St. Helena.

Large Households
The U.S. Census defines a large family as one containing five or more related members.  The
California Department of Housing and Community Development recommends using this definition
of a large family.  As displayed in Table 30, all large households in St. Helena are family households, and there 
were 120 large family households in 2012, representing just over 4 percent of all households.

As of 2000, St. Helena had about 255 large households, including only one non-family large household, 
representing close to 11 percent of the total households in St. Helena. By 2012, the numbers of large households 
fell by nearly half. This decrease in large families was offset primarily by an increase in 2-person family 
households, which increased by 51 percent. The share of large households in St. Helena in 2012 is much smaller 
than that of Napa County (just over 12 percent) and the Bay Area (about 11 percent).

Large Family Housing  Cost Burden
Table 31 presents the housing cost burdens for large family households in St. Helena by tenure. The total number 
of large family households in Table 31 (190 households) derived from HUD- published 2010 CHAS data is higher 
than the estimate presented in Table 29 (120 households), which is derived from 2012 American Community 
Survey estimates. Across all income levels, the majority of large households (53 percent of large family 
households) have affordable housing costs.

About 45 percent of large households have excessive housing cost burdens, while no large households experience 
severe housing cost burdens. Moreover, there are no large households with extremely low-incomes in St. Helena, 
and no large households with very low income households who own their own home.  On the other hand, all of 
the very-low income large households who rent their homes (15 households) and all of the low income large 
households (40 households) have excessive housing costs burdens. The majority of large households with 
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moderate and above incomes have affordable housing costs, while approximately 22 percent of these households 
have excessive housing cost burdens.

A comparison of all the housing cost burdens for all households in St. Helena from Table 18 with the housing cost  
burdens of large families indicates that a disproportionate share of low income households with excessive cost 
burdens are large households. Half of low income renter
households and 80 percent of low income owner households with excessive housing costs are large
households.

Single Female-Headed Households with Children

Single female-headed households with children tend to have a higher need for affordable housing compared to 
family households in general. In 2012, the poverty rate of female-householder families nationally was 31.8 
percent, which was still significantly above the poverty rate of all families (11.8 percent) and married couples (5.8 
percent). In addition, single female-headed households with children are more likely to need childcare since the 
mother is often the sole source of income and the sole caregiver for children within the family.

The information provided in Table 32 is from the 2000 Census and the 2012 American Community Survey. In 
2012, the percent of single-female headed households with children in St. Helena (4.7 percent of total households) 
was slightly less than the percentages calculated in both Napa County (4.9 percent) and the Bay Area (5.4 
percent). The total number of households in the City of St. Helena rose by 332 households between 2000 and 
2012, while the number of single female-headed households declined by 27 households.

Among St. Helena single-female households in 2012, the entire share of households were renter households (127 
households).  Napa County and the Bay Area have a higher percentage of owner households (1.7 and 1.8 percent 
of total households, respectively) and a lower percentage of renter households (3.2 and 3.7 percent of total 
households, respectively) compared to St. Helena.

The St. Helena Community Food Pantry, a 501(c) (3) nonprofit agency facilitates food distribution
to needy families at the Seventh Day Adventist Church.  In 2013, the Food Pantry served around
200 households with 700 individuals. Sixty-six percent of these households accessed the Food Pantry on a 
monthly basis, which indicates that households’ need is based not on an emergency of crisis but due to ongoing 
food insecurity. The Food Pantry documented that 71 percent of the clients visiting the Food Pantry were 
Hispanic, 37 percent were children under the age of 18, and 16 percent were seniors. The agency also reports that  
20 percent of the clients they served were unemployed, and 9 percent consisted of individuals living in a multi-
family household. In 2013, the Food Pantry received applications from 37 households.
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The 2009 Housing Element contains Program HE1.Q to address St. Helena’s unmet need for emergency shelters. 
The program states the City will amend the Municipal Code to allow emergency shelters as a permitted use by 
right in the Commercial and Industrial zoning districts. The action was supposed to be completed by June 30, 
2010.  Since the City has not yet adopted the required ordinance, it must do so prior to submitting the draft 
element to HCD for streamlined review.
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