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MY POSITION 

 

Housing is much more than shelter. It is 
also home to our dreams, our ambitions, 
and our vision of our community. As San 
Benito County’s next District 2 Supervisor 
it is important to let you know that I 
have been thinking critically about what 
it takes to be proactive on these complex 
and nuanced issues our county faces. 

To that end, I have built a team of local thought leaders who have years of 
experience developing and building affordable housing. They all work for non-
profit agencies and have expertise in land acquisition, financing and building 
affordable housing in San Benito County and throughout the greater Bay Area. 

I have relied on their depth of understanding the complex issues involved in 
providing affordable housing. I am proud to share my platform of solutions.  I 
know how important it is to retain our local land use authority and I want to 
maintain the voice of our residents as we collectively approach infrastructure 
challenges and growth throughout our community. 

My opponent is running on a slow growth platform. I understand that in our 
community that may be appealing as we are experiencing frustrations with our 
current state of non-strategic growth. What he is not telling you is that his 
stance will risk local control and our land use authority.  

I am your proactive leader who understands state legislation and the state 
Housing and Community Development’s (HCD) ability to enforce compliance with 
assigned local growth goals embodied in the Regional Housing Needs Allocation 
(RHNA). I will work to the best of my ability to prevent developers from using 
tools such as SB35 to bypass local land use authority and environmental review 
as we strive to gain compliance with state regulations.  We only need to look to 
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enforcement actions in the South Bay Area to know the state is able and willing 
to enforce laws. 

Growth in our community should serve our community. This growth must be 
sustainable and accompanied with policy to require local hiring and livable wage 
goals as well as “reach” goals to reduce greenhouse gas emissions. I aim to 
ensure our community benefits from strategic and smart growth.  We all want 
our children and grandchildren to be able to live and thrive in the communities 
in which they grew. I am the candidate best equipped to make that a reality. 
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MY PLAN 

One of the hardest challenges in building 
attainable and affordable housing is the 
lack of local matching funding sources 
needed to complete required full funding. 

As your Supervisor, I will work to gain 
support of our local jurisdictions and their 
leaders to establish a San Benito County 
Housing Trust to leverage joint resources 
for developing a sustainable, long-term, local affordable housing finance source. 
Anticipated funding sources for the new regional San Benito County Housing 
Trust would include: inclusionary housing in-lieu fees, commercial linkage fees, 
hotel tax, Community Development Block Grant, Home Investment Partnership, 
discretionary local revenue, loan repayments and commercial development 
loans. 

Our San Benito County Affordable Housing Ordinance and General Plan are both 
due for some strategic updates. My goals as your Supervisor would be to revise 
those plans to help progress production and RHNA compliance.  Some key 
adjustments include the following. 

Key San Benito County Housing Ordinance Updates 

We should require 40% of all units built here be targeted for and attainable to 
our community. The current building pattern of only building above moderate 
single-family units is causing displacement in our community.  Our children and 
grandchildren are being forced to move to outlying areas such as Los Banos and 
even further—out of state. The following breakdown details how the 40% would 
cover our existing community’s affordability needs and uses 2020 income 
thresholds in the examples. 
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● 10% affordable to households earning 80% of Area Median Income (AMI)
and below with an average affordability of 65% AMI or less

○ For example, for every 100 homes built 10% or 10 would be sold
to people making less than $71,760 with the majority sold to those
making $58,305 (65% of AMI)

● 10% affordable to 80% - 120% with an average affordability of 100% or
less

○ For example, for every 100 homes built 10% or 10 would be sold
to people making less than $89,700 with the majority sold to those
making $89,700 (100% of AMI)

In these first two groups, these 
units would be deed restricted with 
resale restriction or equity sharing 
agreement with note payable to the 
County. County’s note equals the 
difference between sales price and 
appraised value.  The County would 
recirculate these funds through the 
San Benito County Housing Trust so 
that we have a long-term 
sustainable source of financing. 

● In addition, we would have a
missing middle reach goal with an additional 20% affordable requirement
for households earning between 120% to 150% of AMI, with an average
affordability of 135% or less. (See Figure 1.)

For example, for every 100 homes built 20% or 20 would be sold to people 
making less than $134,550 with the majority sold to those making $121,095 
(135% of AMI).  

Figure 1 
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This group of homes to be “affordable by design” and sold without resale 
restriction.  This missing middle-income range is a very important group of 
residents that is being overlooked in most municipalities. 

A Note on Area Median Income 

The Federal Government determines income by County.  From that data they 
calculate median or middle income for the County.  Amounts above and below 
that middle designate a resident’s income qualification for certain home buying 
or rental assistance programs.  The categories range from Extremely Low 
Income (10-30%), Very Low Income (40 to 50%), Low Income (60 to 80%), 
Moderate Income (90 to 120%), Middle Income (130 to 160%) and High 
Income (170% and Above).  This is also based on family size and typically a 
family of four is used when using this data.  For more information please see 
https://www.huduser.gov/portal/datasets/il.html#2020. 

General Plan Strategies 

Accessory Dwelling Units (ADU’s) and other additional voluntary units that will 
by appropriate approvals and strengthened through an update to our general 
plan will allow for streamlined infill development to occur on our existing single 
family home lots.  These units will provide additional housing opportunity 
choices in our community.  The County can reduce fees, relax parking 
requirements, and set up an ADU permit processing office to help expedite 
voluntary infill growth.  The San Benito Housing Trust can also be leveraged as 
a funding source to help finance some of these affordable-by-design solutions. 

Pertinent legal information and a brief background on housing follows. 

Join me.  Let us work together to make home 
ownership for all of San Benito County residents 
a reality. 

https://www.huduser.gov/portal/datasets/il.html#2020
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LEGAL INFORMATION 
In the past several years the State legislature has consistently taken aim at 
addressing the statewide housing crisis by passing new laws that target local 
land use authority for jurisdictions that are not actively building out  their 
Regional Housing Needs Allocations (RHNA).  In 2014, HCD issued a letter to 
San Benito County identifying County RHNA at 2,194 units for a 10 year period 
starting In January 2014 and ending December 2023.  Please review the 
following links for more information. 

State legislation aimed at encouraging housing/ taking away local and 
use authority: 

SB330 
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201920200SB330 

SB 35 
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201720180SB35 

AB 72 
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201720180AB72

HCD’s role in planning for and enforcing regional housing needs: 

https://www.hcd.ca.gov/community-development/housing-
element/index.shtml 

https://www.hcd.ca.gov/community-development/accountability-enforcement.shtml 

None of our local jurisdictions in San Benito County are RHNA compliant.  That 
puts our local land use authority at risk with recent legislation such as SB 35, 
SB 330 and AB 72.  The permits that have been approved have been for new 
single-family homes that are mostly unattainable to our existing San Benito 
County Residents. Continuing the cycle of only approving permits for housing 
that is only affordable for those who work in Silicon Valley exacerbates traffic 
congestion and local frustration. 

https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201920200SB330
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201720180SB35
https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=201720180AB72
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://www.hcd.ca.gov/community-development/housing-element/index.shtml
https://www.hcd.ca.gov/community-development/accountability-enforcement.shtml
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What local politicians that are campaigning on anti- or slow-growth platforms 
are not telling you is that their stance (while it may be appealing at a superficial 
level) puts our local land use authority in jeopardy.  Continued anti-growth 
decisions will allow developers to utilize tools such as SB 35 to bypass local land 
use authority and even CEQA review in areas without RHNA compliance.   

As noted above, as your Supervisor I will work to gain support among our local 
jurisdictions and leaders to establish a San Benito County Housing Trust to 
leverage joint resources for developing a sustainable, long-term, local affordable 
housing source. Anticipated funding sources for the new regional San Benito 
County Housing Trust would include: Inclusionary Housing in-lieu fees, 
commercial linkage fees, hotel tax, Community Development Block Grant, Home 
Investment Partnership, discretionary local revenue, loan repayments and 
commercial development loans. 

For more information on how I will establish the Housing Trust, please see 
additional details at: 

https://www.ca-ilg.org/sites/main/files/file-
attachments/resources__Local_Housing_Trust_Fund_0.pdf 

https://www.ca-ilg.org/sites/main/files/file-attachments/resources__Local_Housing_Trust_Fund_0.pdf
https://www.ca-ilg.org/sites/main/files/file-attachments/resources__Local_Housing_Trust_Fund_0.pdf
https://www.ca-ilg.org/sites/main/files/file-attachments/resources__Local_Housing_Trust_Fund_0.pdf
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Background and More Housing Statistics 

The United States has been officially involved in housing since at least 1892 
when Congress authorized $20,000 (more than ½ million today) to look at slum 
conditions.  Since that time, through regulations and agencies the Federal, State 
and Local Governments have played a large role in supporting housing and 
rents, including but certainly not limited to: Middle-income housing loans 
through the Federal Housing Assistance Program; Direct loans to non-profit 
developers through the Section 202 and other Federal programs; Low-Income 
Tenants, Seniors and the Disabled through the Section 8 rental assistance 
program; multi-family housing through local Public Housing Agencies (PHA); and 
Low Income Housing Tax Credits to entice investors and developers to build 
more affordable housing.  These programs have evolved over time and are 
administered at the Federal Level by the U.S. Department of Housing and Urban 
Development and executed by various State and Local Public Housing Agencies 
(PHAs).  Currently, there are approximately 1.2 million households living in 
public housing units, managed by some 3300 PHAs.  

(https://www.hud.gov/program_offices/public_indian_housing/programs/ph) 

So what are the characteristics of San Benito County and its role in 
supporting and providing housing?  

COUNTY DETAILS 

County Seat:       Hollister 
Year Organized:       1874 
Total Square Miles:     1,388 
2018 Population:       61,537 
Persons/Square Mile: 44 

https://www.hud.gov/program_offices/public_indian_housing/programs/ph
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COUNTY STRUCTURE 

Government Type:      County 
Authority:        Dillon's Rule 
Legislative Body:       Board of Supervisors 
Size of Legislative Body: 5 

DEMOGRAPHICS 

2018 Population:       61,537 
25 to 64 Years of Age 52.02% 
65 Years of Age and Older 12.90% 

ECONOMY, 2018 

Gross Domestic Product (GDP): $2.5 B 
Labor Force       30,869 
Unemployment Rate       5.10% 

As our population has 
grown, home ownership is 
less likely to be affordable 
for those that grew up 
here.  A review of the 
housing stock that is 
available and the housing 
price-points make it clear 
that the local job incomes 
do not equate to the 
ability to support the 
mortgages and rents. 
(See Figure 2.) 

Some recent statistics on the burden placed on owners reflects that problem. 

Figure 2 
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The data reflects that the cost of home ownership and unit rental expense place 
a high burden on the owners and renters. (See Figure 3.) 

Data provided by: National Association of Counties https://ce.naco.org as of 
2018 with the exception of the Median Household Income provided by HUD as 
of 2020. 

This made it necessary for the State of California to step in and require that 
Cities and Counties add housing stock that is more affordable.  As noted in the 
chart above, the household middle or AMI for all homeowners is $89,700 (based 
on a family of four).  In order to determine affordability for those below and 
above that level, the Federal and State standards use a percentage of that 
average income.  In the chart below AMI is Area Median Income which again, in 
our County is $89,700.  

● Extremely low income:  0-30% of AMI

● Very low income:  40% to 50% of AMI

● Lower income:  60% to 80% of AMI

● Moderate income:  90% to 120% of AMI

Figure 3 

https://ce.naco.org
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The California Department of Housing and Community Development, commonly 
known as the HCD, has set requirements that the Counties and Cities of 
California must provide permits to build to support these income levels.  Below is 
a chart that reflects San Benito County, the City of Hollister, and the City of San 
Juan Bautista progress in issuing building permits across the incomes below and 
above the average income. The following charts reflect the progress that San 
Benito County, the City of Hollister and the City of San Juan Bautista have made 
in issuing the permits required by the HCD. (See Figures 4-6.) 

As can be seen in these charts, that housing that is being built is supporting 
incomes at or above the average incomes of the residents, which puts the 
County and the Cities in a non-compliant position with the State of California. 

Figure 4 
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As noted in the legal section, this non-compliance could result in fines and or the 
loss of control of our land use authority.   

Figure 5 

Figure 6 
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The building of these affordable homes does not mean adding to the “urban 
sprawl” that many are concerned about.  The City and County can work together 
on infill projects.  There are specific grants that can provide development dollars 
along with the new proposed housing trust. 

Please see https://www.hudexchange.info/grantees/allocations-awards/ for 
recent HUD awards and potential for the Housing trust and affordable projects. 

A note should be made regarding the current effort to house farm workers.  
These are specific dorm type units that the developer leases to the farmer(s) to 
house the workers.  There is no ownership to the farm worker.  The model is 
built on a unique set of circumstances and advantages to the housing developer 
and the farmer. The program is extremely beneficial to the transitory workers, 
farmers and developers. There may be an application for dorm type units for the 
homeless in the County, but there would need to be funds to pay for the leasing 
of the housing and that currently does not exist. 

For more information or to ask questions, please see my website at: 

https://www.waynenorton.com/ 

Or look for us on Facebook at: 

https://www.facebook.com/Norton4Supervisor2020/ 

https://www.hudexchange.info/grantees/allocations-awards/
https://www.waynenorton.com/
https://www.facebook.com/Norton4Supervisor2020/
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CONTRIBUTORS 

Jessie O’Malley Solis 

Jessie is a Manager of Transit-Oriented Development 
(TOD) at the Santa Clara Valley Transportation Authority 
(VTA) is a real estate executive with 20 years of 
commercial real estate development experience. 

At VTA she is leading the TOD Program to create mixed 
use and mixed income TOD opportunities throughout 
Santa Clara County.  The TOD Program is made up of 29 
sites and spans from Gilroy to Mountain View touching 
most cities in between. The Portfolio is an excellent 
opportunity for Jessie to advance her passion in building 
and creating great TOD spaces.  The TOD Affordable Housing Policy allows for 
Jessie to focus on solutions to the current bay area wide affordable housing crisis. 

Jessie is a proud Slug graduating from University of California, Santa Cruz with a 
Degree in Environmental Studies in 2000.  In 2012, she continued her education in 
legal studies earning a Paralegal Certificate from the American Bar Association 
accredited De Anza College.  She is a lifelong learner and has taken course work 
through the Mineta Transportation Institute at San Jose State in Transportation 
Management and is an Alumni of Leadership San Jose Class of 2018.  

Jessie is a resident of San Juan Bautista. She enjoys serving her community by 
giving back through service with the Rotary Club of San Juan Bautista and serving 
on the City of San Jose 4 Year General Plan Task Force.  Her highest honor is to 
serve as wife, mother and grandmother of a beautiful, blended family of 8 children 
and 3 grandchildren.  She enjoys adventure and exploration, and adamantly 
believes that “anything is possible”. 
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Seth Capron 

Seth Capron was a general contractor/home builder 
before joining an affordable housing nonprofit, South 
County Housing, in 1995. SCH produced most of the 
affordable housing built in San Benito County during the 
20 years he worked there. Mr. Capron managed the 
development of low-income apartments, permanent 
homeless housing, farmworker housing, mutual self-help 
housing and large mixed income subdivisions combining 
low income, below marker rate and market rate homes, 
with total budgets of $150 Million. This work included 
more than 400 low and very low-income mutual self-
help homes in San Benito County, constructed with the sweat equity of the owner-
builders working together on their neighborhood. Mr. Capron has always been a 
leader in green, energy efficient construction, and continues to pursue those 
interests in work to turn back climate change, including representing San Benito 
County on the Monterey Bay Community Power (now Central Coast Community 
Energy) Citizens Advisory Council. 

Jonathan Casey 

Jon is a Vice President of Finance – Affordable Housing 
at Covia Communities. He joined Covia in 2007 and 
directs the financial planning, growth and development 
for Covia’s affordable housing group of affiliate 
communities, which consists of 10 communities and over 
1,000 units.  During his tenure, he has managed the 
consolidation of the affordable communities under one 
common member and supported the integration of a life-
plan community into Covia Communities.  During his 
career he has been on the Board of several non-profit 
community engagement organizations.  He has spoken 
at several national conferences. 

Jon earned his MBA and BA, both with Honors, from St. Mary’s College of California.  
He is green belt certified in Six Sigma process improvement. 




