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St Helena Housing & Community Report

Executive Summary 

This study is designed to identify, analyze and synthesize the multiple and interrelated 
contributing factors to St. Helena’s housing challenge and to forecast some of the 
consequences of community inaction. It is clear from a review of population, housing 
and employment data that there is a mismatch between housing affordability and 
income for both St. Helena residents and employees. The challenge is to understand its 
impact on St. Helena’s historically diverse community, the local economy and 
environment, and to plan for or mitigate those impacts.  This is not new information, as 
its been reported since the 2004 Housing Element, but the effects of the mismatch are 
showing up in multiple aspects of community metrics.

The analysis of historic and current data related to housing affordability, employment 
projections, and housing production confirms that housing production has not kept 
pace with job growth and is no longer aligned with the income levels of local 
employees.  In addition, due to the continuing escalation in housing sales prices, only 
those with an annual income over $200,000 can afford to purchase the median priced 
single-family dwelling in St. Helena. These trends will likely continue; if left to market 
forces, new housing production favors the high-end home market over serving local 
resident and workforce needs.

While it is tempting to identify a single factor responsible for housing unaffordability, 
for example lack of land availability or cost of construction, the contributing factors are 
complex and interrelated. The challenge is to determine which factors to address and 
how, as well as to establish a base line of desirable housing types and affordability to 
match community needs. The gap between housing supply and local workforce is so 
large now that there is no viable means for serving the entire need.  Community forums 
on affordable housing in the past have expressed a preference for small developments 
with less than 15 units which makes the developments significantly more expensive to 
finance than with the traditional State and Federal subsidy sources.  So what can be 
done and what is a feasible approach that will “maintain, sustain and improve access to 
housing”1 in St. Helena in the future?

This report concludes with a review of the funding and regulatory mechanisms needed 
to encourage a greater diversity of housing types and affordability and to support 
businesses and civic life.  Recommendations vary by complexity, cost and time 
required to enact them with some requiring a community vote while others are City 
Council driven.  Constructing more housing, particularly infill housing, or establishing 
mechanisms to assist would-be home buyers will require a larger and more recurrent 
City funding source than the income stream that currently funds the Affordable 
Housing Trust Fund. 

1 “Maintain, sustain and improve access to housing” is one of five three-year goals that 
the City Council adopted in 2017.
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Funding mechanisms include, but are not limited to the following:

 An earmarked portion of current Transient Occupancy Tax (T.O.T.) revenues 
and/or an increase in the TOT rate;

 Updated inclusionary housing fees that more closely reflect real costs;

 Increase or earmark a portion of sales tax revenue or business license fees;

 Enactment of an equitably designed, voter-approved real estate transfer tax;

 General obligation or other bonds.

The City might incentivize construction of additional and innovative housing types 
through a variety of legislative measures, including, without limitation, the following:

 Zoning overlay district, specific plan area and/or mixed-use zoning district that 
incentivizes housing production in the immediate downtown through density 
and height bonuses, relaxed parking requirements, expedited review and other 
measures;

 Flexible development standards and/or increased concessions intended to 
stimulate production of specific housing types;

 Zoning amendments directed at production of cottage houses, pocket 
neighborhoods, co-housing and clustered development;

 Rent stabilization ordinances;

 Revised inclusionary ordinance to require certain development types to 
construct on-site housing or provide Council approved equivalent action;

 Promotion of accessory dwelling units as rental opportunities;

 Sale or trade of public lands.

Meeting the challenge of maintaining and sustaining the supply of moderately priced 
owner-occupied homes, requires financial support and new programs such as:

 Establishment of a community land trust program that serves as a vehicle for 
deed-restricting occupancy and price escalation of owner occupied homes;

 Provide down payment assistance through a second mortgage program.
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 “The City of St. Helena is dedicated to serving the needs and desires of its citizens by: 
Maintaining and improving our short and long-term economic sustainability,  

Maintaining and encouraging an environmentally sustainable community, and  
Encouraging a wide range of innovative, well-designed housing available to residents of all ages 

and income levels.” 
 

- St Helena Mission Statement, 2016 
 
Executive Summary  
 
This study is designed to identify, analyze and synthesize the multiple and interrelated 
contributing factors to St. Helena’s housing challenge and present multiple strategies to support 
the city’s 3-year goal to “maintain, sustain and improve access to housing”1 Strategies were 
collected from research and from other communities that are experiencing similar housing 
challenges and include funding sources, regulatory changes and production incentives that have 
shown success.    
 
It is clear from a review of population, housing and employment data that there is a mismatch 
between housing affordability and income for both St. Helena residents and its employees. The 
challenge is to understand its impact on St. Helena’s historically diverse community, the local 
economy and environment, and to plan for and mitigate those impacts. This study will not review 
the impact on health and education although studies show there is a strong correlation. This is 
not new information, as its been reported since the 2004 Housing Element, but the effects of the 
mismatch are showing up in multiple aspects of community metrics. 
 
The analysis of historic and current data related to housing affordability, employment 
projections, and housing production confirms that housing production has not kept pace with 
demand and is no longer aligned with the income levels of local employees.  Most notable 
changes include: 
 

• St. Helena is losing its middle class 
• There is a significant gap in household income vs. housing cost 
• There are two local jobs for every local worker (most local employees are commuting 

into St. Helena) 
• Much of job growth in Napa County is in lower income jobs. 

 
Due to the continuing escalation in housing sales prices, only those with an annual income over 
$200,000 can afford to purchase the median priced single family dwelling in St. Helena and only 
those with an annual income of $65,000 can afford the current average rent. These trends will 
continue as new housing production, if left to market forces, favors the high-end home market 
over serving local resident and workforce needs; and land is scarce within the City limits. 
 

																																																								
1 “Maintain, sustain and improve access to housing” is one of five three-year goals that the City Council 
adopted in 2017. 
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While it is tempting to identify a single factor responsible for housing unaffordability, for 
example lack of land availability or cost of construction, the contributing factors are complex 
and interrelated. The challenge is to determine which factors to address and how, as well as to 
establish a base line of desirable housing types and affordability to match community needs. The 
gap between housing supply and local workforce is so large now that there is no viable means for 
serving the entire need.  Community forums on affordable housing in the past have expressed a 
preference for small developments with less than 15 units which makes the developments 
significantly more expensive to finance than with traditional State and Federal subsidy sources.  
So what can be done and what is a feasible approach that will “maintain, sustain and improve 
access to housing” in St. Helena in the future? 
 
This report concludes with a review of the funding and regulatory mechanisms needed to 
encourage a greater diversity of housing types and affordability and to support businesses and 
civic life.  Recommendations vary by complexity, cost and time required to enact them with 
some requiring a community vote while others are City Council driven.  Constructing housing 
that is compatible with St. Helena’s small-town character, particularly infill housing, and 
establishing mechanisms to assist would-be homebuyers will require a larger and more recurrent 
City funding source than the income stream that currently funds the City’s Affordable Housing 
Trust Fund. Encouraging production of diverse housing types that match the diverse career and 
life stages of St. Helena’s residents and supports a thriving community will require strategic 
legislative and regulatory changes. 
 
Potential funding mechanisms for St. Helena housing initiatives include:  
 

• An earmarked portion of current Transient Occupancy Tax (TOT) revenues and/or an 
increase in the TOT rate; 

 
• Updated inclusionary housing and commercial impact fees that more closely reflect real 

costs; 
 

• Increase or earmark a portion of sales tax revenue or business license fees; 
 

• Enactment of an equitably designed, voter-approved real estate transfer tax or real estate 
recording fees; 

 
• General obligation or other bonds; 

 
• Special Use Tax Districts; 

 
• Capture more State Affordable Housing Subsidies through local approvals. 

 
Key legislative and regulatory changes to incentivize production and influence a reduction in 
cost of permanent resident housing in St. Helena include:  
 

• Being strategic about incentives, fee waivers, flexible development standards and/or 
increased concessions intended to stimulate housing production; 



St	Helena	Housing	Update	Report,	2018	 	 5	

 
• Increase diversity of housing types through zoning amendments directed at production of 

cottage houses, pocket neighborhoods, co-housing and clustered development; 
 

• Establish rent stabilization ordinance for senior housing; 
 

• Revise inclusionary ordinance to require certain development types to construct on-site 
housing or provide Council approved equivalent action; 

 
• Promote infill accessory dwelling units as rental opportunities; 

 
• Develop zoning overlay district, specific plan area and/or mixed use zoning district that 

incentivizes housing production in the immediate downtown through density and height 
bonuses, relaxed parking requirements, expedited review and other measures; 

 
• Develop Public/Private Partnership model to accomplish City’s goals; 

 
• Develop policy flexibilities that promote sustainable buildings and specifically approve a 

Green Building Utility Allowance policy; 
 

• Encourage property acquisition with minimal rehabilitation needs; 
 

• Include housing in City’s policy on use of public lands; 
 

• Develop homeownership opportunities. 
 
Maintaining and increasing the supply of moderately priced owner-occupied homes will require 
additional financial support and new programs that include: 
 

• Establish a community land trust program that serves as a vehicle for deed-restricting 
occupancy and price escalation of owner occupied homes; 
 

• Provide down payment assistance through a second mortgage program. 
 
Next steps will include public engagement and strategic action plans.  Appendices following this 
report sort potential key action items by difficulty and time needed to enact them along with 
additional public engagement tools. 
 
 
 



Impacts of Housing Availability 
 
St. Helena is experiencing housing shortages for its employees at multiple income levels, from 
$25,000 to $200,000 not dissimilar from the housing crisis being felt across the Bay Area and 
California as a whole.  To focus on a singular contributor is unlikely to reverse the trend.  
Stabilizing, maintaining and improving affordability across all segments of the market will 
require multiple integrated approaches and could include adoption of approaches that have not 
been tested in other markets.  Determination of local actions will follow from selected objectives 
such as increasing the supply of housing, mitigating rising housing costs and/or decreasing the 
conversion of small and moderate sized homes to high priced homes.   
 
Starting in 2001, St. Helena has been tracking and reporting its housing opportunities consistent 
with the requirements of the State’s Housing Element laws and Regional Housing Needs 
Assessment (RHNA) allocations.  Although the City is on track to produce the number of 
housing units required by RHNA in the current Housing Element cycle, these numbers do not 
reflect the true pressures and demand on housing stock due to local jobs, job growth, lack of 
land, decrease in existing housing stock, lack of new building, increased construction costs and 
desirability as a vacation home market. Below is RHNA projections as reported in St. Helena 
Housing Needs Assessment, 2015. 
 

Community experience and research done since 2001 show a direct correlation between 
communities that don’t provide the right kinds of housing for its workforce and the adverse 
affects on local business health, tax revenue, local services and climate change. Coastal 
California communities as well as tourist destinations like Nantucket, Aspen, and Vail, have 
been struggling with rising housing costs and limited supply or housing site availability for over 
20 years.  St. Helena has an opportunity to learn from the challenges these communities face and 
the cost to the local economy from employers struggling to attract and retain employees to 
residents having less money to spend on non-housing items, less economic output from loss of 
construction activities, and cost to care for increased homelessness. The increase in commuting 
by employees to fill local jobs has a direct effect on air quality and green house gas as the 
California Air Resources Board and other reputable organizations have reported.  Evidence 
shows that placing low-income housing close to employment has a significant effect on reducing 
green house gas emissions. 
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St. Helena has more local jobs than people in the labor force, demanding large number of 
commuters to fill local jobs. Workers commute daily into St. Helena, many because there is no 
local housing that is affordable at the incomes that they make. 36% of St. Helena households 
cannot afford market rents while 70% of St. Helena households cannot afford to purchase a 
home. Paramedics and preschool teachers cannot afford St Helena’s market rents. Teachers, 
registered nurses, winery and hospitality managers and nonprofit directors cannot afford 
homeownership in St. Helena.  
 

 
The impact of this commuter culture is further complicated by the shifting diversity of income 
levels supported by local employers. 
 

The most energetic job growth in the County has been, and will continue to be, at the 
lower end of the wage scale servicing the agriculture, hospitality and retail business 
sectors. Over the next ten years, more than 60 percent of the fastest growing job sectors 
will pay below $14.50/hour, a minimum “living wage” for two adults and two young 
children.2    
 
- Napa County Transportation and Planning Agency 

 
Market research focused on St. Helena confirms these economic trends. St. Helena’s last ten 
years have seen a sustained loss of its middle class.  The limited land availability (in large part 
due to the Agriculture preserve restrictions), market rate developers’ interest in building high end 
homes that generate larger profits, local opposition to housing developments that are seen as 
changing neighborhood character, and high demand for vacation and retirement homes have 
contributed to a supply of housing that is incompatible with both the incomes of St. Helena’s 
residents and the incomes of St Helena’s workforce, especially, at the moderate income level.  
 

																																																								
2 Napa’s Transportation Future (as cited in LeSar, 2013, pg 1) 
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Reviewing statistics indicates trends but not cause or effect.  However, numerous California 
studies done over the last 10 years point to housing affordability as a key factor in resident 
migration and business economic potential. 
 

The cost and availability of housing also matters for the state’s economy, affecting the 
ability of businesses and other employers to hire and retain qualified workers and 
influencing their decisions about whether to locate, expand, or remain in California.3  
 
- California’s High Housing Costs 

 
High housing costs make it difficult and more expensive for employers to recruit and retain 
quality employees.  Some local businesses have moved parts of their manufacturing and 
administration out of town.  Data collected on local employment shows this shift out of 
manufacturing to service and other industries. 
 
Summary of Community Housing Needs 

There have been major changes in income and diversity in St. Helena since the last housing 
element assessment’s review of 2010 census data. The American Community Survey is an 
ongoing survey providing communities with updated data from the US Census Bureau and 
provided the majority of the data cited below. 
 
Key Findings 
 
• Population Trends:  St. Helena 

had a total of 6,154 residents in 
2016, up from 5,987, two years 
earlier.   St. Helena’s population 
had declined for a period of time 
between 2000 and 2010 and then 
grew slightly over the last 6 years.  
Current population is only 3% 
greater than in 2000.  

 
• Median Income: St. Helena’s 

median income increased 1% 
between 2015 and 2016 from 
$85,083 to $86,041.  The San Francisco Bay Area Consumer Price Index (CPI) grew 2.7% 
during that period (between April 2015 and April 2016).  This is lower than the 3.2% CPI 
reported in the prior 12 months (through April 2018). St. Helena residents have seen a 
relatively consistent rise in median income since 2000 of about 1% each year. 

 
• Household Income Trends: The distribution of income for St. Helena households has 

changed significantly since 2000 with the most significant change being the large decline in 

																																																								
3 Taylor, 2015, pg 5 
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the middle-income households. The percentage of St. Helena residents who have incomes 
less than $25,000 remained relatively the same at 18% between 2000 and 2015 while the 
percentage of St. Helena residents with incomes above $100,000 increased 92%. However, 
St. Helena 
households 
earning 
between 
$25,000 and 
$100,000 
experienced 
the largest 
decline, 
actually 
losing 437 
households 
(42% 
decline)  

 
 
• Housing Costs.  The median home sales price in St. Helena was $1,090,000 in 2017, a 

13.5% increase since 2013 when the overall median single-family housing price was reported 
as $960,000.  This continues a trend of increases 
that started in 2000 and has priced moderate-
income households out of the market.  A 
household must earn over $200,000 a year to 
afford the median St. Helena home today.  
When condos are divided out of this equation, 
the 11 condos sold in 2017 had a median sales 
price of $645,000.  The lowest price single-
family home sale that was not a condo sold for 
$650,000, which would require a standard down 
payment of $130,000 and an income of 
$120,000 to cover housing expenses.  

 
• Number of Housing Units: St Helena has less 

housing units available for local employees than 
in 2010.  There were 45 new housing 
construction permits issued since 2010 (18 affordable) but 48 units (all affordable) were lost 
when the Grandview was redeveloped into Las Alcobas Hotel. Additionally, 10 of these 
designated housing units at Magnolia Oaks were second units with no requirements that they 
be made available to the rental market by the new owners. A 2015 Our Town St. Helena 
report found that only 9% of St. Helena’s housing units are restricted for households earning 
between $35,000 and $70,000 a year. 19% of all housing units are rentals. Additionally, there 
are 33 income restricted home-owner units for households earning up to $100,000. (1% of 
total housing units).  

 

Income	needed	to	Purchase	a	Home	

		 Income	 Price	

Moderate	Income	 $79,000	 $369,000	

Above	Moderate	Income	 $129,000	 $600,000	

Lowest	Price	Single	
Family	Dwelling	sold	in	St	

Helena	in	2017	
$139,000	 $650,000	

Median	Priced	Single	
Family	Dwelling	in	St	

Helena	in	2017	
$215,000	 $1,000,000	

	
Source:	St	Helena	Housing	Needs	Assessment	2015	
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• Number of Residents in the Workforce: The actual number of St. Helena residents in the 
workforce has declined by 4% over 15 years (from 2,797 in 2000 to 2,681 in 2015). This is 
an indication of an aging population without an influx of new worker residents. 

 
• Number of Jobs in St. Helena:  The number of jobs in the St Helena area has increased over 

time and recently declined.  In 1990 there were already 4,860 employees working in the St. 
Helena sphere of influence, growing to 6060 in 2000 and 8,096 in 2010 (three times as many 
jobs as residents in the workforce). Note that some of the large wineries and hotels are 
outside the city limits but adjacent. Job growth in St. Helena rose by10% between 2000 and 
2010 and then dropped to where there are less jobs in 2015 than in the year 2000.  
Nonetheless, we still have two times as many jobs in St. Helena as residents in the workforce 
(5,648 jobs for 2,681 residents in the workforce). Interviews with local employers 
emphasized the balance between local residents, demand for retail services, and the effect 
this demand has on local jobs. Note that the county’s job numbers increased by more than the 
3,000 lost in St. Helena between 2011 and 2012 indicating these jobs may have shifted from 
St. Helena to the County.  A closer look at the industries that lost jobs shows the largest loss 
in the manufacturing sector or winery production.   

 
Overview of Challenges to Maintaining, Sustaining & Improving Access to Housing 
 
The housing market needs of a thriving and diverse community will serve its citizens who are at 
different stages of their lives and are pursuing different career paths.  The following summarizes 
St. Helena’s challenges to promoting a housing market that is sustainable, accessible, affordable, 
and equitable. Focus is specific to those challenges that directly or indirectly impact the 
economic and environmental stability of the St. Helena community.   
 
Key Challenges 
 
• High Cost of Development:  Development of housing in St. Helena is expensive due to 

many contributing factors but the primary reasons include the high cost of land, high cost of 
labor, prevailing wage requirements for any publically subsidized housing and the need for 
sophisticated designs to blend with existing neighborhood character.  

  
• Low Density: The City of St Helena is composed of one and two story buildings and is rural 

in character making it challenging to build higher density developments and to build infill 
developments of three and more stories high with smaller set backs. 

 
• Scarcity of Buildable Sites: St. Helena has limited buildable sites due in part to the 

constraints imposed by the Agriculture Preserve and Urban Limit Line.  Additionally, the 
larger vacant parcels at the edge of town are further from transportation and services needed 
by lower income residents. 

 
• Opposition: St. Helena residents are deeply concerned with maintaining the rural character 

of town.  They have an interest in where each potential new housing unit may be proposed, 
how it will look and blend in with its surrounding neighborhoods and how it will affect their 
home values. It is generally felt that recent new development has occurred primarily east of 
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Highway 29 (although the majority of new construction over the last 10 years -Magnolia 
Oaks- has been west of Highway 29.)  Opposition contributes to uncertainty about a project’s 
final cost, unforeseen delays and ultimate feasibility. 

 
• Regulatory Barriers:  Inconsistency in zoning and General Plan designations as well as the 

unpredictability of development design review can lead to uncertainty about what is 
economically and politically feasible.  

 
• Land Use Planning and Policy: Upfront planning documents are costly to produce 

especially given the amount of changes that result from community engagement. Reducing 
documentation during discretionary review and then allowing ministerial approvals for 
detailed plans after conceptual approvals could reduce the riskiest predevelopment costs and 
encourage creative problem solving that supports the community’s housing goals during 
design review. 

 
• Large Affordability Gap: The affordability gap is the amount of subsidy dollars needed to 

bridge the difference between total development costs and the sale or rental price that serves 
the various household income levels in the community.  The high cost of land and labor 
contributes to a large gap between what’s affordable and the actual cost to renovate or build. 

 
• Competitive and Complex State and Federal Funding Subsidies:  Most workforce and 

low-income housing production relies on subsidies that come in multiple forms and usually 
include some form of tax credits.  The complexity of the funding sources as well as cost to 
apply for, receive and monitor those funds requires a critical mass size to achieve the 
economies of scale needed to close the affordability gap. Additionally, competitive funding 
means that developers must layer multiple funding sources. They need long-term land 
options in order to submit multiple applications over the course of several years in the hopes 
that they will eventually be successful.  Competitive funding also frequently requires 
matching funds from a local jurisdiction. 

 
• Funding Subsidy Uncertainties: There has been a decline in federal HOME and CDBG 

funding to California for over 10 years. Programs like the federal tax credit program for 
affordable housing have trended downward as well and become more competitive.  The 
recent tax overhaul has created uncertainty in the tax credit market with tax credits currently 
selling for well below their pre tax reform levels.  On a State level, 15 new bills were signed 
into law in 2017 focused on local land-use authority and discretion and affordable housing 
funding with the goal of building more housing. This is an unprecedented number of 
legislative changes related to housing. The pace at which change is happening combined with 
the large number of changes being proposed and approved adds to the uncertainties that face 
any new housing development.  

 
• Limited Housing Diversity: The conversion of St. Helena’s once diverse housing stock into 

uniquely high-end single-family homes is having a detrimental effect on the specific housing 
needs of certain segments of the population. What once was low-to-moderate cost housing is 
being transformed into high-end, second homes, which will never again be affordable to the 
local workforce. While there is a combination of housing demand from job growth and from 
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replacement of retirees in the workforce there is no equivalent housing production to 
accommodate them. 

 
• Legal Challenges:  Although designed to prevent the needless destruction of historic 

buildings and sensitive environmental habitats, CEQA has increasingly been used to prevent 
housing development.  In St. Helena, neighbors have organized against proposed housing 
developments; resolving CEQA issues as well as other legal precedents have contributed to 
increased costs of proposed housing. 

 
• Growing Impact on Moderate Income Households: Moderate-income households are 

represented by individuals and families in a variety of life cycles of their careers.  They 
include those who are beginning their careers in higher income jobs, those in the majority of 
industries who are in the middle of their careers and those who are in lower income jobs but 
have reached the highest level of income in their fields. Due to the loss of moderately priced 
homes in St. Helena, moderate income households who seek to purchase a home must move 
out of the community.  The ripple effects of this include:  loss of moderate income 
individuals, families and their children from the school system and community groups; 
difficulty attracting highly skilled employees to the local businesses; loss of engagement in 
the community by local employees; and loss of community cohesion as the “roots” of the 
community, local retirees, move out. 

 
• Loss of diversity of housing types:  St Helena is struggling to sustain the diverse housing 

market that once provided its residents with a diversity of economic and social choices and 
was a key element to the “small town feel” that many residents strive to maintain.  The 
historic diversity of housing options organically grew to serve St Helena’s vital workers and 
its disappearance coincides with a large segment of St. Helena’s workforce commuting from 
outside communities.   The following diverse housing types do not exist at reasonable price 
points in St. Helena:  

 
Home ownership for mid career professionals  
Rentals for families of mid career professionals 
Home ownership for first time home buyers 
Rentals for long term, fixed income, residents such as Seniors 
Rentals for young singles 

 
These housing types are in short supply and at risk: 

Home ownership for fixed income Seniors 
Rentals for low-income families 

 
The following creative housing models can provide additional diversity of options:  

Land Trust, Co-Housing and Shared Housing   
Single Room Occupancy (SRO) Housing   
Second Dwelling Units 
Tiny House and Cottage communities 
Self-help Homeownership 
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• Lack of funding resources for diversity of housing types:  The City of St. Helena created a 
Housing Trust fund in 2004.  The City’s inclusionary ordinance and commercial linkage fees 
provide funds to the City’s Housing Trust fund for subsidized very low, low and moderate-
income housing development.  As of April 2018, there is $286,000 available and not 
committed to current development projects. Additionally, there is another $26,320 available 
in a housing impact fee account. With the cost of generating one unit of affordable housing 
between $600,000 and $800,000 in the Bay Area and with typical local community subsidies 
of $80,000 per unit, St. Helena’s current trust fund proceeds are likely to produce less than 
10 low-income units. The Trust Fund is currently dependent on commercial development and 
residential single-family remodel projects of less than 850 square feet to replenish its funds 
making it inconsistent as a significant funding source over the long-term.  

 
• Laws & perceptions of discrimination:  St. Helena City Council adopted a local preference 

policy for affordable housing in October 2005, giving first priority for future affordable 
housing opportunities to individuals and families who live and work in St. Helena. Such 
policies have become increasingly popular across the nation and have come under the 
scrutiny of the Federal Government including policies that give preference to critical civic 
occupations such as police officers, firefighters, teachers or nurses. The general theory is that 
government might avoid conflict with the Federal Fair Housing Act and the Equal Protection 
Clause by structuring local preference ordinances as broadly and inclusively as possible. 
However, a 2016 HUD ruling on a San Francisco neighborhood preference policy 
determined that the City cannot give priority to its neighborhood residents for spaces in 
affordable housing developments, but instead may prioritize for residents who are at a high 
risk of displacement.   
 
St. Helena may have residents at high risk of displacement from time to time who could 
benefit from such preference policies, however this doesn’t benefit residents who are 
working in St. Helena and already commuting from outside communities.  It could be argued 
that a preference policy is not as necessary as originally thought. Studies show that low-
income families are more likely to live close to work and public transportation making it less 
likely that low-income employees from other areas will seek to live in St. Helena.   
 

• Job Growth: St. Helena has been a job center for more than 30 years.  But as the number of 
jobs grew in the St. Helena sphere of influence the number of St. Helena residents in the 
workforce declined.  By 2010 the number of jobs in St. Helena peaked at 8,096 (three times 
as many jobs as residents in the workforce) and then began a decline to where in 2015 there 
were less jobs in St. Helena than in the year 2000.  In 2015 there were twice as many jobs as 
residents in the workforce (5,648 jobs for 2,681 residents in the workforce). Interviews with 
local employers pointed to a tenuous balance between local residents needed to create 
demand for goods and services and local business success.  

 
• Health, Wine & Hospitality industries have large percentage of low-wage jobs:  

According to the City’s last audit, the 10 largest employers in St. Helena represent the 
winery, grocery, restaurant and government industries.  These industries are typically 
represented by a large percentage of low-wage jobs as seen in this 2015 Mean Annual 
Income data for Napa County:
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Sales:       $44,658 
Farm:       $27,584 
Production:      $39,665 
Food Preparation and Serving Related   $27,8764 
 

• Growth Controls: Over two-thirds of cities and counties in California’s coastal areas have 
adopted growth control policies explicitly aimed at limiting housing growth. But they don’t 
necessarily link the housing growth to job growth therefore exacerbating the stress on 
workforce housing as commercial development continues to grow. Research has now 
confirmed that these policies are effective at limiting growth but there is also a direct link 
between growth control and increasing housing costs. One study of these growth controls 
found that each additional growth control measure increased home prices by 3% to 5%.5  
 
Growth controls were first implemented in St. Helena in 1979, as a clear reaction to the 54% 
increase in population that occurred between 1970 and 1980. The purpose of St. Helena’s 
growth control ordinance is “to regulate the residential growth of the city to approximately 
two percent a year” and the means chosen is by capping the number of new homes that may 
be built in a given year to nine.  Meanwhile commercial development, the driver of 
increasing numbers of local jobs, was not restricted, putting increased demand on the existing 
housing stock for new local employees.  Because a portion of existing housing is being 
purchased as second homes and retirement homes, housing availability is reduced to the local 
workforce even more. Census data is likely underreporting this phenomenon but even the 1.4 
% increase in reported housing unit vacancies between 2000 and 2010 translates to 
significant net loss of housing.  These 48 homes removed from the workforce housing market 
would take more than five years to replace under the 9-unit cap of the Growth control 
ordinance.   
 
Housing unit and population data compiled since 1970 shows the impact this policy and 
others have had on St. Helena.  Housing unit production added only 2% new units over a 
combined 10 years (2000-2010) and the population has been virtually stagnant since 1980 
except for one 10-year period between 1990 and 2000 when the City experienced a little 
under the desired 2 percent annual growth. Meanwhile, real estate sales records show that the 
median home price in St. Helena has been rising by annual compounded growth rate of 5.6%.  
Median sales prices rose 35% in the last five years alone.    

 
Solution Areas Defined 
 
The provisions that are necessary to meet St. Helena’s housing needs are complex in nature and 
therefore require multi-pronged approaches. In an effort to increase the supply of housing that 
matches the needs of St. Helena’s existing residents and local employees, each of the 
recommendations below contribute to the larger strategy; to increase diversity of housing types, 
increase infill across the entire community, and protect the integrity, scale and streetscape of 

																																																								
4	California Employment Development Department, Occupational Employment Statistics	
5	Taylor, 2015, pg 16 
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neighborhoods.  These recommendations can be divided into production, preservation and 
financial assistance programs that directly assist renters and owners to be able to afford the 
City’s high cost housing through a variety of means.  Production & preservation can be further 
divided into funding mechanisms and lower production costs. 
 
Key Mechanisms for Raising Funds   
 
Small Infill development will require consistent and reliable local revenue sources to replenish 
the City’s Affordable Housing Trust Fund.  The amount needed can be estimated based on 
calculations from the Napa County Joint City/County Affordable Housing Task Force Report 
from 2013.  This report estimates annual subsidy requirements of $5 million for the creation of 
60 affordable housing units per year or $83,000 in local subsidy needed per new unit of housing.  
This calculation, based on new construction of large multi-unit rental developments, 
underestimates subsidy requirements for the small infill developments that St. Helena desires but 
can, never-the-less, be used as a general guide. The following list of potential new revenue 
sources for the St. Helena Trust Fund was generated from review of measures enacted elsewhere. 

 
Documentary Transfer Tax – These taxes are paid upon the recordation of a deed 
transferring title to real property (land, commercial buildings, single family homes, condos, 
townhomes, etc.), and for General Law cities are limited to $0.55 per $1,000. In order to 
increase this tax, voters in St. Helena would have to (a) approve a ballot measure making St. 
Helena a charter city and (b) approve a local real estate transfer tax by a 2/3 vote. A number 
of California charter cities have approved local real estate transfer taxes significantly higher 
than the 0.055% currently received by St. Helena and other general law cities. 
 
Real Estate Document Recording Fee – A bill passed by State Legislature in 2017, the 
Building Homes and Jobs Act, established a new $75 recording fee on real estate documents 
such as deeds and notices, with a cap of $225 per transaction (excluding new home 
purchases).  This fee creates a permanent source of state funding for affordable housing.  
Over the long-term most of these funds will be distributed to local governments to fund 
affordable housing development, while the first year of funding will primarily support 
homelessness services and capacity building in local government to improve housing 
planning 
 
Housing Inclusionary In-Lieu Fee – St. Helena’s Housing Inclusionary ordinance requires 
20% on-site production of affordable housing for new housing developments but an in-lieu 
fee can be substituted instead of on-site production only in developments of 4 units or less. 
St. Helena’s fees were set in 2004 at 2.5% of cost of construction instead of a square foot 
price.  Cost of construction is often estimated based on national standards to calculate fees 
making this method less reliable. Napa City recently raised theirs to $4.75 per square foot.  

 
Commercial Linkage Fees – These fees are a form of impact fee assessed on new 
commercial developments or major employers based on the need for housing generated by 
new and expanding business.  St. Helena’s Commercial Impact Fees were set in 2004 at 
about 4% of the actual cost for housing assistance.  Therefore, an updated nexus study could 
support fees that reflect the real housing cost of non-residential development. Previous 
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arguments to lower fees in favor of a strong business climate are no longer valid as we see 
that jobs are declining in St. Helena and housing unavailability is likely a leading cause. 
Finally, St. Helena’s adopted Housing Element suggests changing the zoning ordinance to 
create inclusionary requirements instead of fees for non-residential development.  Also, 
called a Growth Management Quota System, some communities are requiring that 
commercial developers provide housing mitigation for up to 60 percent of employees 
generated with new commercial space. 
 
Bond Measures – A Bond measure would allow the City to sell affordable housing bonds to 
develop and preserve housing. As an example, the City of San Diego is proposing a bond 
measure this election cycle that would raise taxes on property owners an average of $72 per 
year to pay for roughly 7,500 subsidized apartments.  By this calculation, St. Helena might 
average between $2-$4 per homeowners per year to serve 200-300 households. Tax 
Increment Financing (TIF) bonds can be issued under special circumstances when cities, 
counties, and special districts pair up to form Enhanced Infrastructure Finance Districts 
(EIFDs) with no voter requirements.  EIFD’s may propose TIF bonds with 55% voter 
approval required.  Recent legislation expands the types of projects that can be funded with 
EIFDs including "the acquisition, construction, or rehabilitation of housing for persons of 
low and moderate income."  
 
Business Tax – The business sectors impacting the need for affordable housing include 
wineries, hospitality, development, healthcare, education, government and retail, therefore, 
business directed fees would allow for direct contributions from the industries that are 
creating a need for housing.  Napa County vineyard owners contribute $15 per acre to 
subsidize affordable housing through a self-imposed tax. In lieu of such a self-imposed 
assessment would need to be generated by the business industries themselves.  Business 
license fees could be updated in St. Helena creating a link between employers and housing 
and raising fees such that businesses generating larger revenues with more employees pay a 
larger share.  Current business license fees have remained stagnant thus producing less 
revenue when adjusted for inflation.  This would require a majority vote. 
 
Dedicated portion of City sales tax – The City’s sales tax revenues are resources committed 
to funding general City operations such as Police, Fire and Public Works. However, some 
tourist destination cities in other states such as Aspen, Boulder, Telluride have utilized a 
portion of their sales tax to spread the cost of subsidizing housing among visitors who 
purchase goods, as well as residents. Today, the City receives 1.5% of every transaction 
resulting in approximately $4.7 million in annual revenue. State law allows California cities 
to increase their sales taxes in increments as small as 1/8 cent (0.125%). St. Helena’s sales 
tax rate is currently 8.25%, which is 0.50% higher than other Napa county cities (as a result 
of the passage of Measure D). While such a measure currently requires majority voter 
approval, an anticipated November 2018 ballot measure would increase the voter approval 
threshold to 2/3rds. 
 
Community Service Areas (CSA 4 Tax District) – Legislation has added language to CSA 
requirements that allows them to serve a community’s affordable housing needs. Therefore, 
St. Helena could explore the possibility of establishing a new CSA to provide public water or 
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sewer as a means to increase the potential for new affordable housing developments where a 
demonstrated need exists and property owners can pay their prorated share of development 
and annual maintenance costs. 
 
Article 34 Authority – Article 34 of the State Constitution prohibits the development of a 
low-income affordable housing project with state or local public financing or assistance 
unless and until a majority of the voters of the jurisdiction has approved it. The voters’ 
approval is usually not obtained for specific projects but for a maximum number of units that 
may be developed anywhere in the jurisdiction by the city or county, or its housing authority.  
As an example, according to San Francisco, Mayor’s Office of Housing website 
(sfmohcd.org/Modules/ShowDocument.aspx?documentid=4877), voters last authorized the 
development of 3,000 units in 1994.  San Francisco banked those 3000 units and over the 
years has allocated them as affordable housing development requests came in. Certain kinds 
of affordable housing project types and funding sources are exempted, however, one funding 
sources that is not exempted but would benefit St Helena because it supports a variety of 
project sizes and types is the State’s Home Investment Partnership Program (HOME).  These 
funds are limited by Article 34, reducing the total funding available for development projects 
in St Helena. Therefore, it would greatly benefit the city to create its own voter authorized 
bank of available units and qualify for the maximum allowable funds under the HOME 
program. 
 
Dedicated portion of City Transit Occupancy Tax (TOT) – St Helena has room to add an 
additional 2% on to its Transit Occupancy Tax for the purpose of subsidizing affordable 
housing goals thereby generating funding from the Hospitality industry.  However, the 
hospitality industry may prefer an alternative method of funding its share of the cost like the 
CSA alternative above.  Additionally, the TOT currently paid from the current 25 Short Term 
Rental permits could be dedicated to housing. 

 
Key Mechanisms to Lower Housing Costs 
 
Maintain Affordable Housing for Seniors – St. Helena has a high ratio of seniors to other 
age groups and it’s growing annually. Housing for fixed income seniors is of critical 
importance to providing diversity of housing and to accommodate all life stages in the 
community.  For example, Vineyard Valley provides both affordable senior housing but also 
opportunity for affordable homeownership and the stability that homeownership provides to 
a community. In order to ensure preservation of this housing type in the community its 
preservation would need to be further incorporated into the City’s housing goals and a rent 
stabilization ordinance considered. It is the only mobile home park in the County that does 
not have a rent stabilization ordinance.   
 
Protections of senior housing could be added under the general goals of the Housing Element 
section called “A Diversity of Housing to Meet Local Needs”.  Follow with a policy 
specifically calling out the preservation of diversity of housing types and affordability that 
embraces all life stages and the entire range of workforce needs.  Change zoning code per 
recommendations in the Housing Element and ensure that protections are in place against 
conversion of land for land ownership opportunities.  
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Rent stabilization is needed to preserve the dependability and predictability of housing 
options for seniors in the community and to encourage full time local residents over 
weekenders.   The goal of a rent stabilization ordinance could be set to assist with rent 
predictability over time so that St. Helena seniors who would like to move out of their family 
homes can have confidence when they buy a Vineyard Valley residence that they understand 
how the rents will rise over time. 
 
According to the Golden State Manufactured-Home Owners League, the ordinances that are 
recommended are from the Cities of San Jose, Marina and Modesto because they have newer 
versions and include month-to-month rental protections, no rent increase on sale of mobile 
home if owners change more than once in a given timeframe (2-5 years) and no rent increase 
upon removal of an older mobile home by its owner and specifics around what costs are 
eligible for pass through. 
 
Increase Diversity of Housing types for Seniors and Singles – Lower development costs 
can be passed onto future homeowners when creative higher density developments are 
approved such as small lots, small clustered cottages, condominium, co-op and cohousing 
models.    
 

Pocket Neighborhoods – Cottage housing is a contemporary “pocket neighborhood” 
concept introduced in Seattle area in the last 20 years and represents a new way to 
develop detached housing through infill lot development.  Cottage housing introduces 
some affordability and housing type variety by allowing empty nesters to give up their 
larger homes and stay in the community and for smaller households to live in smaller 
detached homes. There are published guidelines on how to implement cottage housing 
development zoning ordinances that take into consideration the need for costs savings in 
order to ensure that such infill development serves modest income households. 
 
Condominium Development – Building new condominiums continue be a challenging 
development proposal in California due to construction defect law’s affect on builders’ 
insurance costs.  Nevertheless, there are good reasons to continue to explore its potential. 
St. Helena’s condominium conversion ordinance prevents conversion during periods of 
low vacancy but may also prevent the design and construction of a multi-family building 
whose purpose is to serve the community as a condominium in the future.  This is one 
method of avoiding the increased insurance costs associated with condo development.  

 
Subdivision Regulations – Subdivision regulations often pose obstacles to creative 
housing developments like cottage housing and co-housing where residents are interested 
in sharing infrastructure among households.  For instance a pedestrian oriented 
development with parking on the margins that clusters homes together at the center has 
no need for street-side sidewalks as required by regulation.   
 
St. Helena’s Planned Unit Development (PUD) zoning overlay could ease the burdens of 
zoning on co-housing models but additional language around design elements and goals 
could be added into the Housing Element and General Plan under the goals of providing 
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“Diversity of Housing to Meet Local Needs” and “Efficient Land Use and High Quality 
Neighborhoods”.  This could help justify requests for regulation exemptions for creative 
housing models.  
 
SRO’s – Napa County has successfully created Single Room Occupancy (SRO) 
buildings for its farmworkers and could be a model for St. Helena if the need for seasonal 
hospitality workers grows.  SRO’s are a form of housing aimed at single residents in 
which single rooms are rented out in a building with shared kitchen and bathrooms.  
SRO’s are a viable option for students, single tenants, seasonal workers, empty-nesters, 
or others who do not need or want larger homes.  The small size and shared amenities 
make them a more affordable option in high cost areas. St. Helena would need to amend 
building and zoning codes and permitting procedures to facilitate the development of 
SRO’s where appropriate.  

 
Promote second dwelling units as rentals – St. Helena’s accessory dwelling unit (ADU) 
ordinance has produced new structures but it has not added a significant number of these new 
ADU’s to the City’s rental pool. In order to support the benefits of second dwelling units as 
rental opportunities or extended family accommodations, the ordinance could refocus 
incentives on infill units and tie incentives for new development to rental covenants. For 
example, a new ordinance could provide incentives to existing homeowners to add ADU’s by 
providing technical assistance, reforming the fee structure for second units and adding low-
interest loans to homeowners who agree to rent their second units at affordable rates. 
Additional assistance could come in the form of providing a design template from which 
property owners seeking to build a second unit can choose from and avoid the cost of 
structural design and plan check for a building permit (see City of Santa Cruz).  Current 
incentives for new development could be tied to rental covenants designed to either allow 
homeowners control or have units contributed to a City managed pool of rental units. Units 
needed for family members or caregivers could be addressed separately. 
 
Support acquisition of properties needing little or no rehabilitation - A portion of the 
existing affordable housing stock is in unsubsidized rental properties.  These properties have 
potential for immediate revenue-generation from existing tenants and can be assembled into a 
portfolio with scattered-site property management. Both the Housing Partnership Equity 
Trust and Community Development Trust have successfully used the real estate investment 
trust (REIT) structure to facilitate this type of acquisition and portfolio assembly.  While 
there are limited government subsidies that support property acquisition without 
rehabilitation, there are real potential cost savings compared with building new construction 
or rehabilitation of the properties.  
 
Impact Fee Waiver – St. Helena can encourage 100% affordable housing developments by 
reducing or eliminating impact fees. 
 
Parking Overlay – Parking requirements use up significant amount of land especially on 
small or irregular sized lots and are set the same across all development types.  Yet research 
shows that low-income and senior housing uses fewer cars.  Therefore, the City may adopt a 
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parking overlay to allow senior housing to have a lower parking requirement allowing for 
higher density with smaller footprint.   
 
Green Building Utility Allowance –The City could create the opportunity for affordable 
housing developers to request a green building utility allowance. The Utility Allowance is a 
calculation of standard tenant utility costs that gets subtracted from allowable rents on 
government subsidized affordable housing developments.  This calculation is averaged for 
standard building types and does not take into consideration utility cost savings created by 
green building practices. Creating a utility allowance that accounts for energy efficient 
buildings has the dual benefit of encouraging greener buildings and supporting higher 
conventional debt and less development subsidies in multi-family affordable housing 
developments. 

 
Promote Homeownership Opportunities – Moderate households are moving out of St. 
Helena as seen in the household income trends above which causes a shift felt by local 
businesses, schools, civic engagement and neighborhood culture.  Encouraging moderate-
income households in St. Helena requires both rental and homeownership options and is the 
most difficult to subsidize because moderate-income households do not qualify for most 
State and Federal funding sources.   With a commitment of local funds, the following 
approaches can be used to assist low and moderate-income households in St. Helena. 
 

Down Payment Assistance Program – Napa County designed a Worker Proximity 
Housing loan program to assist low and moderate-income households to purchase a home 
close to their place of work. The purpose is to increase housing opportunities and reduce 
displacement of the proximity workforce who may otherwise choose to purchase homes 
outside of St. Helena where home prices are lower. The program provides a loan that is 
second to the mortgage to assist with up to 10% of the down payment for households 
where at least one member of the household works within a 20 mile radius. 
 
Deed Restrictions Program on existing or new homes – A deed restriction program 
would involve placing limitations or restrictions on real estate when it is sold.  An 
affordability deed restriction is placed on the property to preserve it as a low- and 
moderate-income housing unit. For a deed restricted ownership unit, this means it can 
only be sold to a buyer whose household meets certain income requirements and at a 
price that is affordable to that household.   

 
That price is generally below what the home could be sold for without the deed 
restriction. Should the owner of a deed-restricted home sell the home during the term of 
the deed restriction, which is usually 30 to 45 years, the Monitoring Agent would again 
establish the sales price at an affordable price to a buyer that is income qualified.  The 
owner typically accumulates equity but not as much as with a market rate house. 
 
Affordable Housing Credit Program – (administered by City for private developers) 
A housing credit program, as implemented in Aspen, allows a private developer to build 
housing and sell the units to buyers who have been income qualified by the City and 
determined to work locally.  In exchange, the City issues a certificate of affordable 
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housing credits equal to the number of employees that the developer is housing. The 
developer then sells these housing credits to market rate developers who are required to 
build affordable housing units as part of their Housing or Commercial Inclusionary 
requirements.  See article about recently completed construction of eight new units in the 
Aspen Times: https://www.aspentimes.com/news/affordable-housing-series-how-one-
developer-is-trying-to-keep-up-with-aspens-demand/ 
 

Key Mechanisms for Promoting Housing Production 
 

Commercial Corridor Zoning Overlay District – St Helena has limited land for new housing 
development due in large part to the desired preservation of agricultural vineyard land. The 
neighborhoods at the edge of town where there are vacant parcels are lower density in general 
and neighbors oppose multi-family development.  Therefore, most of the policies to encourage 
housing focus on infill development.  The ultimate infill strategy is to re-imagine under-utilized 
properties in the Commercial Core.  All the research cited earlier points to the desirability of 
placing housing near work and transit.  St. Helena could identify enterprise sites that are key to 
the City’s vision and develop coordinated area plans that support mixed-use development for 
housing, commercial, entertainment and community spaces.  Zoning would change to encourage 
a mix of land uses that contribute to the vitality and walkability of the commercial center, 
increase density, floor area ratio (FAR) and height limits, and adjust parking requirements to 
maximize development feasibility.  St. Helena may look into working with the Napa Valley 
Transportation Authority (NVTA) to designate this core as a Priority Development Area.  This 
program outlined in a May, 2017 NVTA report, Napa County Priority Development Area 
Investment and Growth Strategy Update, encourages growth near transit and prioritizes future 
funding.  A proactive approach would include the development of public and private partnerships 
that promote the dual benefit of businesses and the public.    
    
Use of Public Lands – When considering use of public land, housing could be established as a 
priority use.  As St. Helena examines City owned assets each would be evaluated for its potential 
for housing development both for low and moderate-income rental and for sale.  Due to the 
scarcity of land in St. Helena extra care should be taken when evaluating potential sale of public 
property.  St. Helena could establish a “first look” policy that if a property should be sold, 
affordable housing developers should get a right of first refusal for local public land. To ease 
predevelopment and holding costs, the City can also hold land until it is ready for development. 
And should another private entity purchase the land, there could be a deed restriction that 
requires that affordable housing above the inclusionary requirement be included.  The City might 
even consider purchasing additional property to land-bank it for future housing development. 
 
Incentives – Market rate developers will build moderate and low-income units when appropriate 
and lucrative incentives are available and clearly described.  Ideas include: 
 

• Consider density bonuses and/or concessions including allowing for greater concessions 
for 100% affordable housing developments.   

• Amend the Zoning Code to provide incentives to developers who provide below market 
rate housing, above and beyond what is required by the inclusionary housing ordinance, 



St	Helena	Housing	Update	Report,	2018	 	 22	

such as reduced parking requirements for smaller units, additional height or FAR and 
reduced fees. 

• Consider the use of flexible development standards, including FAR limits in the design of 
projects with a substantial affordable component.  

• Implement an incentive program for properties identified in the Housing Element to 
encourage housing production on those opportunity sites. The incentive could eliminate 
site and design review if the project meets certain criteria to provide a minimum number 
of units, density, and unit size.  

• Provide flexible development standards.  
• Provide incentives to developers such as reduced fees, flexible development standards, to 

encourage the preservation of small housing types such as existing rental properties. 

Adopt Specific Plans – Adopt Specific Plans in selected areas to incentivize and expedite 
construction.  This will effectively streamline the approval process for new development 
proposals in a specified area and for specific project types, reducing costs and eliminating CEQA 
determination making the development less susceptible to legal challenges. A Specific Plan can 
also be a tool used within the commercial corridor area as described above. 
 
No net loss policy – Recent events led to the loss of housing units in St. Helena when the 
Grandview was redeveloped.  By planning ahead for similar development requests, St. Helena 
could implement a No Net Loss Policy that guarantees housing units are retained and also that 
these housing units be added to the City’s portfolio of restricted affordable units.  This policy can 
also take into account nonconforming second dwelling units and the requests for demolition or 
redevelopment of single-family homes. 
 
Targeting local Subsidies toward Land Acquisition - Acquiring land for affordable housing 
development in St. Helena can be a barrier because there are often competing offers for sellers to 
chose from, and some are all cash offers.  St. Helena could consider providing subsidies for land 
acquisition. Such a subsidy would need to be carefully coordinated such that funds could be 
released quickly to allow for timely site control and to condense the predevelopment timeline. 
 
State Regulatory Issues and how they affect St Helena 
 
 State Regulation: SB 35 

 
When jurisdictions have insufficient progress toward their Lower income RHNA (Very Low and 
Low income), these jurisdictions are subject to SB 35 (Chapter 366, Statutes of 2017) 
streamlining for proposed developments with at least 50% affordability.  St. Helena falls on the 
list of jurisdictions that are subject to SB 35 streamlining for proposed developments with ≥ 50% 
affordability that will allow affordable housing developments to get faster approvals.  
 
 Other Recent State Regulations (2017 Housing Package)  
 
California’s housing affordability crisis was a primary focus of the California Legislature in 
2017, culminating in the passage of 15 bills designed to increase affordable housing production.  
Called the Housing Package, these bills can be divided into 5 categories:  
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a) direct financing of affordable housing production, 
b) streamlining of local review processes to facilitate private-market housing production, 
c) local accountability for accommodating a fair share of new housing developments, 
d) harnessing of private funding to pay for affordable housing development through 

inclusionary zoning, and 
e) affordable housing preservation. 

 
Items a-d directly impact St Helena.  The three bills that address direct financing of affordable 
housing production include the Real Estate Document Recording Fee summarized on page 15 of 
this report, a large “Affordable Housing Bond” measure that will be placed on the statewide 
ballot in November 2018, and a modification to the State’s Low Income Housing Tax Credit 
(LIHTC) eligibility for mixed farmworker and non farmworker housing developments.  Where in 
the past, developments had to qualify for eligible farmworker LIHTC funds with 100% of the 
units dedicated to farmworker families, now projects of 50 percent of units for farmworkers are 
eligible.  There is currently $5.5 million available in this fund that has been underutilized in the 
past. 
 
Select bills focus on the complex and lengthy review and permitting processes that block, delay 
and increase project costs for private-market housing developers. SB 35 above falls under this 
category requiring streamlined local review in St Helena.  Additional new legislation provides 
tools that allow local jurisdictions to complete planning and environmental reviews in designated 
areas in advance.  Proposed Housing developments in these designated areas can then be 
approved through a streamlined review process that will not be subject to project-specific legal 
challenges under the California Environmental Quality Act (CEQA). 
 
A number of bills in the housing package focus on ensuring that all local jurisdictions 
accommodate a fair share of the State’s new housing needs.  Several bills make it easier to hold 
local jurisdictions accountable for achieving their housing goals and preparing more realistic 
housing elements. 
 
Finally, Assembly Bill 1505 fixes a court ruling that ruled that inclusionary zoning policies could 
not be applied to rental housing developments.  This bill, called the “Palmer Fix,” allows local 
jurisdictions to once more apply “inclusionary zoning” policies to proposed rental housing 
developments. 
 
Housing legislation continues to be a priority of the State’s policy makers in 2018 and will likely 
generate additional tools for housing production in the future. 
 
Conclusion 
 
After years of continuity in population, job growth, prosperity and diversity, St. Helena is 
experiencing significant changes. Because of economic changes and lack of housing, St. 
Helena’s middle class is moving out, poverty has increased and diversity and local jobs have 
declined.   
 



St	Helena	Housing	Update	Report,	2018	 	 24	

The analysis of historic and current data related to population, housing, employment and income 
paints a picture of a community experiencing changes that will have ripple effects into many 
aspects of community life that are taken for granted.  The City will need to continue to pick up 
the responsibilities of civic engagement once shared by community members and local 
businesses alike, such as the July 4th fireworks that was once hosted by Martini Winery and the 
Harvest Festival and pet parade that were once hosted by community volunteers.  Now both are 
sponsored by the City’s Dept. of Parks and Recreation. Census data confirms a decline in the 
youth population, age 18 and younger. Local retail businesses who are dependent on a regular 
source of income from local residents and their children like the Big Dipper will continue to 
struggle to remain open.  

 
Given this information, there are several approaches that St. Helena could follow: let market 
forces dictate, produce new housing, preserve existing affordable housing, develop worker 
transportation, restrict commercial development or some combination.  Each of these approaches 
come with pros and cons that the City will need to evaluate; the most striking of which is 
whether of not the City desires to remain a close knit community that serves its agriculture 
economy or change to some other guiding purpose.  Tourism has traditionally been a secondary 
industry in St. Helena but it may become a primary.  At the core is the need for community 
members to unite around a common vision towards the change that is occurring.   
 
First steps would involve building community awareness around the changes and their 
interrelated effects on multiple social and economic factors like making connections between 
losing middle-class families, declining school enrollment and lack of students to field a wrestling 
team as reported in the St. Helena Star in January, 2018.  Although individuals speak of their 
personal difficulties obtaining housing they do not necessarily attribute their personal difficulties 
with a community wide need.  Community awareness continues to be a challenge.  Next steps 
would include building awareness and unifying around a common vision that can guide policy 
decisions. The last step is to unroll a set of proposals that will support the vision. 
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Appendix II: Source Data 
 
The analyses in this report have been prepared using the best and most recent data available. 
Local data was used wherever possible. Other sources such as Census data from 1990, 2000, 
2010, the latest estimates from the 2016 five-year American Community Survey, State 
Employment Development Department and the Bureau of Labor Statistics were used extensively.  
 
The following resources were used in the preparation of these estimates. 
 

1. U.S. Census Bureau, Economic Census 
2. U.S. Census Bureau, Population Estimates 
3. U.S. Census Bureau, 2012-2016 American Community Survey 5- year Estimates 
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5. U.S. Bureau of Labor Statistics, Occupational Employment Statistics 
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Appendix III: Solution Areas by Complexity and Timeline 
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Appendix IV: Facts about St Helena (Info graphic Handout) 
 
 



Population only 3% increase since 2000

Year 2000
Population: 5950

Year 2010
Population: 5814

Year 2016
Population: 6154

70% of Residents cannot afford to purchase36% of Residents can’t afford rent

Average rent for 2-bedroom 
apartment:  $1,809 Median home price $1,090,000

 Cost to Live Locally

Population Growth and 
Gap Between Income and 
Housing Costs in St. Helena

Decline of the Middle Class
St Helena Household Income 
Distribution

Percentage of total households in 2000         and in 2015

SAME                    

$25k or
less

$25k to 
$50k

$50k to 
$75k

$75k to 
$100k

$100k or 
more

~18% 18% 8% 12%

43%

24%
18% 16%

22%

Residents with Incomes < $25,000 remained the Same

Residents with Incomes between $25,000-$100,000
declined 42% (loss of 437 households)

Residents with Incomes >$100,000 Increased 92% 
(gain of 490 households)

Trend line showing only 3% increase since 2000

GREW

SHRANK                
SHRANK                SHRANK                



Most energetic job growth in 
Napa County over next 10 years

jobs paying below $20/hour
 40% of the total work force

2015 Mean Annual Income 
for largest employment 
sectors in Napa County

SalesFarmServing

Sales: Serving:Farm:Production:

$44,658 $27,876$27,584$39,665

Local Economy and Jobs Trand

More available jobs than local residents in workforce

5700
jobs

2700 
residents 
in 
workforce
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