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Alisal Neighborhood  
Revitalization Strategy Area  
Background 

The Alisal Homeownership and Neighborhood Revitalization Strategy (Alisal HNR Strategy) was 
first established in 1993 as supplement to prior community-based planning initiatives developed to 
improve safety, economic, and housing conditions for residents in the Alisal area of Salinas.   

Why a Neighborhood Revitalization Strategy Area (NRSA)? 

Under the Community Development Block Grant (CDBG) program, the U.S. Department of 
Housing and Urban Development (HUD) offers a special tool to deliver focused revitalization 
activities through the Neighborhood Revitalization Strategy Area (NRSA) regulations.  Typically, 
expenditure of CDBG funds must meet strict eligibility and recordkeeping requirements.  
Communities with approved NRSAs are offered enhanced flexibility in undertaking economic 
development, housing, and public service activities with CDBG funds within the NRSAs. This 
flexibility is designed to promote innovative programs in economically disadvantaged areas of the 
community. 

Areas of Enhanced Regulatory Flexibility 

A key flexibility offered by the NRSA designation is the ability to qualify activities for CDBG funds 
using area-wide benefit.  Specifically: 
 

 The City may classify job creation or retention efforts focused on the targeted neighborhood 
as meeting the Low and Moderate Income (LMI) Area benefit national objective 
requirements. 

o Businesses that receive such assistance need not track the specific income of newly 
hired employees to demonstrate LMI benefit.  

o This provision reduces the administrative burden to the business and is intended to 
provide an incentive to businesses to participate in the community’s job 
creation/retention programs. 

 The City is allowed to aggregate housing units for which CDBG funds were obligated during 
each program year and treat them as a single structure.  

o At least 51 percent of total number of units must be occupied by LMI households. 
This permits greater flexibility in applying the LMI housing national objective criteria 
for the housing category, instead of qualifying on a per unit basis. 

o For example, households with incomes slightly above the LMI level may also qualify 
for rehabilitation assistance to fix up their homes. 

o However, homeownership assistance must only be provided to households that meet 
the LMI limits. 
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 Economic development activities carried out in the NRSA may be excluded from the 
“aggregate public benefit” standards.1 This reduces recordkeeping requirements. This affords 
greater flexibility in selecting and implementing economic development activities, and 
reduces the amount and scope of information that must be collected and documented. 

 All public services offered within the NRSA and carried out as part of qualified projects 
under the NRSA by a Community-Based Development Organization (CBDO) are exempt 
from the Citywide 15-percent public services “cap” for spending CDBG funds whereby no 
more than 15 percent of the City’s total CDBG grant can be spent on public services. This 
permits the City to offer a more intensive level of services with the targeted neighborhood, 
as needed to stimulate revitalization. This flexibility includes job training and other 
employment related services and as such, it can provide an important foundation for 
economic opportunity for neighborhood residents. 

What Area is Qualified as a NRSA? 

In order to be designated as a NRSA, the targeted neighborhood must be a contiguous area and 
primarily residential.  The area must also contain a high percentage of low and moderate income 
(LMI) households. 

Why Update the Alisal NRSA? 

The NRSA is required by HUD to be updated periodically to reconfirm eligibility, reflect the 
changing needs of the neighborhood, and to update the community’s strategy and priorities for the 
area and to adjust the boundaries if necessary and appropriate. 

Alisal NRSA Geographic Area 

The Alisal NRSA is located in the heart of Salinas, the county seat and largest municipality in 
Monterey County.  With new Census tract and block group boundaries, available housing and 
demographic data, and opportunities for improvements, the City proposed an expansion of the 
NRSA area.  The updated Alisal NRSA covers approximately 2.6 square miles, or about 11 percent 
of the whole City.  The updated NRSA includes all or portions of nine contiguous Census tracts and 
24 block groups. These are: 
 

 Census tract 5.01 block groups 1 and 2 

 Census tract 5.02 block groups 1 and 2 

 Census tract 6 block groups 1, 2, 3, and 4 

 Census tract 7.01 block groups 1, 2, and 3 

 Census tract 7.02 block groups 1, 2, and 3 

 Census tract 8 block groups 1, 2, and 3 

                                                 
 
1  Public Benefit standards: The CDBG authorizing statute requires that activities qualifying under particular 

categories of eligibility must meet standards of Public Benefit established by HUD in regulations. Specifically, it 
requires that an activity carried out under the category of economic development must meet the standards of Public 
Benefit set forth in 24 CFR 570.482(f). In general, for every $35,000 in CDBG funds expended on economic 
development activities, at least one full-time equivalent job must be created or retained.  
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 Census tract 9 block groups 1, 2, and 3 

 Census tract 106.07 block groups 1 and 2 

 Census tract 106.08 block groups 2 and 3 
 
The Alisal NRSA, located just east of Highway 101, is predominately residential (76 percent), most 

of which is lower-density residential. Medium-density residential uses are located in the northeastern 

and southeastern portions of the NRSA. Higher-density uses are located in these areas, as well as 

along the major corridors such as Williams Road, Sanborn Road, Laurel Drive, and Alisal Street. 

Commercial and mixed use areas are located along the NRSA’s three major corridors (Williams 

Road, Sanborn Road, and Alisal Street).   Figure 1 provides a comparison between the existing and 

the proposed NRSA boundaries.  The expansion is also intended to capture a future opportunity to 

provide improvements to an existing park that serves primarily Alisal residents. 

 

Figure 1: Comparison between Existing and Proposed NRSA Boundaries 
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Neighborhood Profile 

General Overview 

Examination of demographic characteristics provides insight regarding the needs in a community.  
The Alisal NRSA includes some of the most distressed residential neighborhoods in Salinas and 
qualifies as a NRSA based on the high percentage of low to moderate income (LMI) residents. The 
NRSA faces challenges such as inadequate public infrastructure, high levels of unemployment, high 
levels of poverty, and violent criminal activity. This demographic profile highlights the disparity 
between the NRSA and the City of Salinas as a whole. Specific findings included in this profile are 
highlighted below. 
 

 The NRSA had a much higher proportion of large households compared to the City as a 
whole. 

 More than half of residents (62 percent) speak English “less than very well.” 

 Per capita income in all 24 block groups was lower than the City median per capita income 
of $17,396. 

 Within the Alisal NRSA, a third (33.3 percent) of all residents lives in poverty, a higher 
proportion than the City overall (21 percent). 

 Two of the NRSA’s nine census tracts are identified by HUD as racially/ethnically 
concentrated areas of poverty, and are the only areas in the City to be identified as such. 

 Close to half of NRSA residents work in low-paying industries. 

 There is a higher proportion of renter households in the NRSA compared to the City as a 
whole. 

 The NRSA’s housing stock is older, with more than three-quarters of all housing units (75.7 
percent) built before 1979 (36 or more years old). 

 In the NRSA, there is a slightly higher incidence of “cost burden” (proportion of income 
spent on rent or homeownership) compared to all City households. 

 Overcrowding is significantly more prevalent in the NRSA compared to the City as a whole. 
In fact, overcrowding in the NRSA is more than twice the level of overcrowding seen 
citywide. 

 Nineteen of the 22 public housing complexes owned and administered by the Housing 
Authority of the County of Monterey (HACM) in Salinas are located within the NRSA. 

 In 2014, 17 of the 27 homicides in Salinas occurred in the 93905 ZIP code that includes the 
Alisal NRSA. In 2014, 15 of the 18 homicides occurred in the same area.2 

  

                                                 
 
2  Gatlin, Allison. “Agencies Aim to Bolster Public Safety in Alisal”. Salinas Californian. November 16, 2014. 
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Low and Moderate Income Areas 

HUD CPD Notice 96‐01 indicates that the NRSA must be primarily residential and contain a 

percentage of low and moderate income residents that is equal to the "upper quartile percentage" or 

70 percent, whichever is less but, in any event, not less than 51 percent. HUD LMI data indicates 

that the Alisal area is made up of 72.6 percent low and moderate income residents (compared to the 

overall average of 53.2 percent for the City of Salinas), which exceeds the low to moderate income 

requirements of HUD CPD Notice 96‐01. The average percentage of LMI residents is above the 51 

percent requirement for NRSAs and significantly exceeds the upper quartile percentage for Salinas, 

which is 67.8 percent. The LMI population by block group for the NRSA is shown in Figure 2 and 

Table 1.  Close to 41 percent of all LMI residents in Salinas live within the Alisal NRSA.   

 

Figure 2: Low and Moderate Income Areas (2014) 
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Table 1: Income Characteristics (2009-2013) 

Block Group 

Low and Moderate 
Income(LMI) 
Population 

Total 
Population 

% LMI 
Population 

Median 
Household 

Income 

Median Per 
Capita 
Income 

Census Tract 5.01, BG 1 1,920 2,065 93.0% $28,750 $7,726 

Census Tract 5.01, BG 2 1,625 1,895 85.8% $26,211 $8,972 

Census Tract 5.02, BG 1 1,520 2,685 56.6% $54,602 $15,290 

Census Tract 5.02, BG 2 1,075 1,550 69.4% $36,480 $12,305 

Census Tract 6, BG 1 1,810 2,325 77.8% $41,362 $14,449 

Census Tract 6, BG 2 1,505 1,925 78.2% $42,237 $12,094 

Census Tract 6, BG 3 1,190 1,485 80.1% $34,506 $9,631 

Census Tract 6, BG 4 765 1,345 56.9% $46,250 $14,201 

Census Tract 7.01, BG 1 1,540 1,710 90.1% $23,250 $8,018 

Census Tract 7.01, BG 2 1,970 2,415 81.6% $42,417 $9,131 

Census Tract 7.01, BG 3 1,635 1,870 87.4% $26,771 $7,157 

Census Tract 7.02, BG 1 1,470 1,940 75.8% $41,520 $10,028 

Census Tract 7.02, BG 2 1,665 1,775 93.8% $26,875 $5,897 

Census Tract 7.02, BG 3 2,120 2,545 83.3% $33,244 $9,638 

Census Tract 8, BG 1 410 1,140 36.0% $50,703 $16,094 

Census Tract 8, BG 2 1,015 1,645 61.7% $55,521 $13,748 

Census Tract 8, BG 3 1,280 1,880 68.1% $33,938 $12,610 

Census Tract 9, BG 1 1,185 1,750 67.7% $34,492 $11,698 

Census Tract 9, BG 2 1,320 1,345 98.1% $43,226 $10,078 

Census Tract 9, BG 3 1,580 2,790 56.6% $36,953 $14,450 

Census Tract 106.07, BG 1 685 2,205 31.1% $47,212 $12,945 

Census Tract 106.07, BG 2 1,940 2,495 77.8% $37,143 $7,863 

Census Tract 106.08, BG 2 900 1,540 58.4% $38,625 $7,788 

Census Tract 106.08, BG 3 705 905 77.9% $57,277 $9,594 

Total NRSA 32,830 45,225 72.6%   

Total City of Salinas 80,310 150,835 53.2% $49,264 $17,396  

Source: U.S Department of Housing and Urban Development (HUD), 2014. American Community Survey, 2009-2013. 

Population Profile 

Population Growth 

Census 2010 data show that 46,736 persons lived in the Alisal NRSA. According to the Census, 
Salinas’ population grew 5.4 percent between 2000 and 2010 but within the NRSA area, there was 
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almost an 8.8 percent drop in the number of residents.3 A disproportionate number of low and 
moderate income residents live in the Alisal NRSA. While NRSA residents made up 31 percent of 
the City’s population, they represented 41 percent of the City’s low and moderate income residents. 
The Alisal NRSA has a very high population density, approximately 17,975 persons per square mile, 
or more than twice the population density for the City of Salinas (6,500 persons per square mile).  
 

Table 2: Population Growth (2000-2010) 

 
Year 

City of Salinas Alisal NRSA 

Population % Change Population % Change 

2000 142,685 -- 51,222 -- 

2010 150,441 5.4% 46,736 -8.8% 
Note: 2000 Census block groups for the Alisal NRSA do not correspond exactly to 
the updated NRSA boundary. The 2000 block group includes a small residential 
area that is not included in the 2010 block groups. The drop in population can be 
seen across the whole area even when the inconsistent block groups are not 
included. 
Source: Bureau of the Census, 2000 and 2010. 

Age Composition 

In general, Alisal NRSA residents tend to be younger than residents citywide. In 2010, close to 70 
percent of the area’s residents were between five and 44 years of age (compared with 63.7 citywide). 
The NRSA also has a significantly lower proportion of older residents (over 55 years of age).   
 

Table 3: Age Distribution (2010) 

Age Group 
City of 
Salinas Alisal NRSA 

0 - 4 Years 9.5% 11.9% 

5 - 17 Years 21.8% 23.9% 

18 - 24 Years 12.0% 13.8% 

25 - 44 Years 29.9% 31.8% 

45 - 54 Years 11.5% 8.7% 

55 - 64 Years 7.8% 5.4% 

65+ 7.5% 4.5% 

Total 100% 100% 

Source: Bureau of the Census, 2010. 

                                                 
 
3  The exact reasons for the drop in population cannot be determined.  However, possible explanations may be related 

to undercounting in the Census due to people living in illegal arrangements such as converted garages, or multiple 
families/individuals living together to save on housing costs but did not participate in the Census as part of the 
household. 
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Race and Ethnicity 

Similar to the City, Alisal residents are predominately Hispanic. While three quarters of the City’s 
population is Hispanic, almost all (95 percent) of Alisal residents are Hispanic. The most striking 
difference between the racial and ethnic makeup of the City and the NRSA is among White and 
Asian residents (Table 4). 
 

Table 4: Race/Ethnicity (2010) 

Race/Ethnicity 
City of 
Salinas Alisal NRSA 

Non-Hispanic White  15.5% 3.0% 

Black or African American 1.6% 0.3% 

Hispanic or Latino 75.0% 95.1% 

American Indian or Alaska Native 0.3% 0.1% 

Asian/Pacific Islander 6.0% 0.9% 

Other 0.1% 0.2% 

Two or more races 1.5% 0.3% 

Total Population 100% 100% 

Source: Bureau of the Census, 2010. 

 
Figure 3 shows concentrations of minority households by Census block group in the NRSA.  A 
"concentration" is defined as a block group whose proportion of minority households is greater than 
the overall Salinas 2010 minority average of 84.5 percent. As shown on Figure 3, all block groups in 
the NRSA have a minority population greater than 84.5 percent. In fact, all but one block groups 
has minority population higher than 95 percent. Race and ethnicity have implications on housing 
choice in that certain demographic and economic variables correlate with race.  For example, some 
minority groups tend to live in larger households, and minority workers tend to have lower incomes 
than White residents.   
 
Reflective of the demographics in the area, close to 90 percent of residents over the age of five 
speak Spanish at home (ACS, 2009-2013) compared with 64 percent of residents citywide. Among 
Spanish speakers in the Alisal area, 62 percent spoke English “less than very well.” Linguistic 
isolation can hamper access to employment, transportation, medical and social services, voting, and 
schooling. 
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Figure 3: Minority Concentration Areas 
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Household Type and Size 

Different household types generally have different housing needs. In the NRSA, households are 
predominantly families with children. Family households comprise the majority (89 percent) of 
households in the Alisal NRSA, a higher proportion than the City as a whole (Table 5).  Families 
with children account for close to 70 percent of all households in the area.  The percentage of 
seniors living alone (3.9 percent) is lower compared to all City households (6.4 percent). Over 17 
percent of households have at least one elderly (65+ years) member.  
 
Single-parent households often require special consideration and assistance as a result of their 
greater need for affordable housing, as well as accessible day care, health care, and other supportive 
services. In the Alisal NRSA, 22.7 percent of families with children were headed by single parents. 
  

Table 5: Household Type (2010) 

Household Type 
Alisal 
NRSA 

City of 
Salinas 

Families   89.0% 78.0% 

Families with Children 69.7% 46.0% 

Married Families With Children 47.0% 31.5% 

Male Headed Families with Children 8.5% 4.5% 

Female Headed Families with Children 14.2% 10.1% 

Non Family Households 11.0% 22.0% 

Senior Living Alone 3.9% 6.4% 

Households with Elderly (65+ years) Members 17.3% 20.4% 
Source: Bureau of the Census, 2010. 

 
The majority (52.3 percent) of households in the NRSA include five or more members.  Households 
with five or more members are considered large households. These households are usually families 
with two or more children or families with extended family members such as in-laws or 
grandparents. It can also include multiple families living in one housing unit in order to save on 
housing costs. Large households face more limited housing options as adequately sized, affordable 
housing units are often limited.  To save for necessities such as food, clothing, and medical care, 
lower- and moderate-income large households may reside in smaller units, resulting in overcrowding. 
The NRSA had a much higher proportion of large households compared with the City (30.4 
percent).  
 

Table 6: Household Size (2010) 

 
HH Size 

Alisal NRSA City of Salinas 

Owner-
Occupied 

HHs 

Renter-
Occupied 

HHs All HHs 

Owner-
Occupied 

HHs 

Renter-
Occupied 

HHs All HHs 

1 - 2 Person HHs 26.7% 13.6% 17.8% 40.7% 35.0% 37.6% 

3 - 4 Person HHs 26.1% 31.7% 29.9% 31.5% 32.4% 32.0% 

5+ Person HHs 47.2% 54.7% 52.3% 27.8% 32.6% 30.4% 

Source: Source: Bureau of the Census, 2010. 
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Income and Labor Force Profile 

Income Distribution 

The median income in Salinas in 2013 ($49,264) was 17 percent lower than the County median 
income of $59,168. In the Alisal NRSA, only four of the 24 block groups had a higher median 
household income than the City. More than half of all NRSA block groups had median household 
incomes under $40,000. Median income in the NRSA ranged from a low of $23,250 (tract 7.01 block 
group 1) to a high of $57,277 (tract 106.08 block group 3) (Table 1). Per capita income in all 24 
block groups was lower than the City median per capita income of $17,396 (Table 1). 
 
Figure 4 shows that the distribution of income in the NRSA is skewed toward the lower end. The 
NRSA has a higher proportion of households earning under $50,000 and a lower proportion of 
households earning over $50,000. 
 

Figure 4: Income Distribution 

 
Source: American Community Survey 2009-2013 

Poverty 

In Salinas, 21 percent of residents were found to be living below the poverty level (according to 
2009-2013 ACS data). In the Alisal NRSA, a third (33.3 percent) of all residents were living in 
poverty. In two areas of the NRSA, the proportion of residents living in poverty was twice the 
proportion citywide (21 percent).  Identifying concentrations of poverty is important, as research 
indicates that this concentration of poverty can result in higher crime rates, underperforming public 
schools, and poor housing and health conditions, as well as limited access to private services and job 
opportunities. The consequences of poverty are particularly harmful to children. Children who grow 
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up in densely poor neighborhoods and attend low income (and/or nonperforming) schools face 
many barriers to academic and occupational achievement. 
 
In an effort to identify racially/ethnically concentrated areas of poverty (RECAPs), HUD has 
identified census tracts with a majority non-White population (greater than 50 percent) and has a 
poverty rate that exceeds 40 percent or is three times the average tract poverty rate for the 
metro/micro area (in 2010), whichever threshold is lower. In the City of Salinas, the two RECAPs 
identified by HUD are located within the Alisal NRSA. Specifically, census tracts 5.01 and 7.01 are 
identified as RECAPs (see Figure 5). 
 

Figure 5: Poverty Concentration 
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Educational Attainment 

Low educational attainment may be a key contributor to low earnings for residents in the NRSA. 
Figure 6 shows that in the Alisal NRSA, close to 65 percent of residents (over the age of 25) have 
less than a high school degree. This proportion is very high in comparison with residents citywide 
(39.4 percent with less than a high school degree).  The proportion of residents with college degrees 
in the NRSA is three times less that at the City level. 
 

Figure 6: Educational Attainment 

 
Source: American Community Survey, 2009-2013. 
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Table 7 shows the distribution of employment among different industries and median earnings 
within the City of Salinas and the NRSA. Census data confirm that Salinas’ economy is centered on 
agriculture, healthcare, and education. Over 40 percent of employed residents within the NRSA 
worked in the agriculture industry in 2013 and nine percent worked in retail jobs, both industries 
that typically offer lower compensation and benefits. This is a significant fact as this indicates that 
close to half of NRSA residents work in low-paying industries with limited or no benefits.  In 
addition, farmworker households tend to have high rates of poverty, live disproportionately in 
housing which is in the poorest condition, have very high rates of overcrowding, have low 
homeownership rates, and are predominately members of minority groups. The proportion of 
NRSA residents employed in the three industries with the highest earnings (public administration, 
finance and insurance and real estate and rental and leasing, and information) is significantly lower 
compared to the proportion citywide. 
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ACS 2009-2013 data indicate that within the NRSA, 14.8 percent of persons in the civilian labor 
force were unemployed. The proportion of unemployed NRSA residents was higher compared to 
the City (11.6 percent), County (11 percent), and State (11.5 percent) during the same time period. 
 

Table 7: Industry and Earnings (2009-2013) 

Industry 

Percent of Total Employment City 
Median 

Earnings  
City of 
Salinas Alisal NRSA 

Agriculture, Forestry, Fishing/Hunting, and Mining 21.1% 41.5% $16,612 

Construction 5.4% 3.8% $32,019 

Manufacturing 5.6% 5.3% $29,978 

Wholesale Trade 3.5% 4.4% $23,438 

Retail Trade 11.1% 9.0% $20,545 

Transportation and Warehousing, and Utilities 4.1% 4.0% $37,986 

Information 1.2% 0.4% $42,592 

Finance and Insurance, and Real Estate/Rental/Leasing 3.2% 1.6% $44,156 

Professional, Scientific, and Management, and 
Administrative and Waste Management Services 

7.8% 7.2% $25,462 

Educational Services, and Health Care/Social Assistance 18.4% 8.8% $32,326 

Arts, Entertainment, Recreation, and Accommodation and 
Food Services 

7.9% 7.7% $15,122 

Other Services, Except Public Administration 5.3% 4.1% $22,263 

Public Administration 5.4% 2.1% $55,869 

Total 100.0% 100.0% $24,433 
Source: American Community Survey, 2009-2013 

Housing Profile 

Housing Growth 

As shown in Table 8, housing growth in the City of Salinas outpaced the County. In the NRSA, 
however, the number of housing units dropped by just less than one percent between 2000 and 
2010. According to the 2010 Census, there were 9,984 housing units in the NRSA, a decrease of 
about 51 units from 2000.  
 

Table 8: Housing Unit Growth 

City/County 
# of Units 

2000 
# of Units 

2010 
% Change 

2000  to 2010 

Alisal NRSA 9,935 9,884 -0.5% 

Salinas 39,659 42,651 7.5% 

 Monterey County  131,708 139,048 5.6% 
Note: 2000 Census block groups for the Alisal NRSA do not correspond exactly to the updated 
NRSA boundary. The 2000 block group includes a small residential area that is not included in 
the 2010 block groups. The drop in housing unit growth can be seen across the whole area 
even when the inconsistent block groups are not included. 
Sources: Bureau of the Census, 2000 and 2010 Census 
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Housing Stock Characteristics 

The housing stock in Salinas includes three categories: single-family dwelling units, multi-family 
dwelling units, and other types of units such as mobile homes.  Single-family detached units 
comprise a substantial majority of the NRSA’s housing stock (46.4 percent) followed by multi-family 
developments with five or more units (Figure 7). Compared to the City, the NRSA has more multi-
family housing. Correspondingly, there is a higher proportion of renter-households in the NRSA 
compared to the City as a whole. According to ACS, in the NRSA, 67.6 percent of households were 
renter-occupied and 32.4 percent of households were owner-occupied (compared to 45.1 percent 
and 54.9 percent, respectively, in the City of Salinas). Citywide, a substantial income and housing 
disparity exists between owner- and renter-households.  HUD data indicate that Salinas renters are 
more likely to be lower and moderate income and are more likely to experience housing problems 
such as cost burden and substandard housing conditions.  
 

Figure 7: Housing Unit Type (2009-2013) 

 
Source: American Community Survey, 2009-2013 

Housing Age and Conditions 

Housing age can indicate general housing conditions within a community. Housing is subject to 
gradual deterioration over time. Deteriorating housing can depress neighboring property values, 
discourage reinvestment, and eventually impact the quality of life in a neighborhood. In general, 
most homes begin to require major repairs or have significant rehabilitation needs at 30 or 40 years 
of age. Furthermore, housing units constructed prior to 1979 are more likely to contain lead-based 
paint.  
 
The housing stock in the NRSA is considered older, with more than three-quarters of all housing 
units (75.7 percent) built before 1979 (36 or more years old) (Figure 8). The median year built for all 
units in the City was 1975. In comparison, the median year built for units in more than 70 percent of 
block groups in the NRSA was older than the citywide median (1975). In  general, residential areas 
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in the northern part of the NRSA, north of Sanborn Road, tend to be newer, with a median year 
built that ranged from 1976 (39 years old) to 1983 (32 years old). Given the age of the housing stock, 
housing rehabilitation needs in the Alisal neighborhood can be expected to increase substantially in 
the upcoming decade. 
 

Figure 8: Housing Unit Age (2009-2013) 

 
Source: American Community Survey, 2009-2013 

Housing Cost 

The Salinas Metropolitan Statistical Area (MSA) ranks as the fifth least affordable region in the 
United States in 2014.  In 2014 (third quarter), only 16.7 percent of the homes sold in the Salinas 
MSA were affordable to a family earning the area’s median income.4 The City of Salinas itself also 
ranked as the third worst place in the country for first-time homebuyers.5 According to the Zillow 
website, the median home value (as of January 2015) in the 93905 ZIP code (which includes the 
NRSA) is $278,200 (compared to $359,000 for the City of Salinas). Home values in the 93905 ZIP 
code have increased 17.5 percent over the past year. The median price of homes currently listed in 
the 93905 ZIP code is $339,900, while the median price of homes that sold is $328,529. The median 
rent price in the ZIP code 93905 is $1,600, which is higher than the Salinas median of $1,276. 

Housing Problems 

Cost Burden 
According to the federal government, when a household spends more than 30 percent of its income 
on housing, that household is considered cost burdened. A cost burden of 30 to 50 percent is 
considered moderate; payment in excess of 50 percent of income is considered a severe cost burden. 
Cost burden is an important housing issue because paying too much for housing leaves less money 
available for basics such as food and living expenses as well as for emergency expenditures.  
Housing cost burden typically is linked to income levels.  The lower the income, the larger 

                                                 
 
4  National Association of Home Builders, The NAHB/Wells Fargo Housing Opportunity Index: Complete History 

by Metropolitan Area (1991-2014). 

5  2014′s Best and Worst Cities for First-Time Home Buyers. WalletHub.com.  
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percentage of a household’s income is allotted to housing costs.  Cost burden by low income 
households tends to occur when housing costs increase faster than income.  In the NRSA, there is a 
slightly higher incidence of cost burden compared to all City households. Cost burden in the NRSA, 
and Citywide, was more prevalent for renter-households. A third of renter-households in the NRSA 
use 30 to 50 percent of their income for housing costs, and 30 percent of NRSA households use 
more than half of their income to pay for housing. 
  

Table 9: Housing Cost Burden (2009-2013) 

Household 
Cost Burden 

(30 – 50%) 

Severe Cost 
Burden 
(50%+) 

Alisal NRSA Households 

Owner-Occupied 22.0% 19.1% 

Renter-Occupied 33.5% 29.8% 

All Households 30.0% 26.6% 

All City Households 

Owner-Occupied 25.1% 18.4% 

Renter-Occupied 30.9% 27.8% 

All Households 28.4% 23.7% 

Source: American Community Survey, 2009-2013 

Overcrowding 
According to State and federal guidelines, an overcrowded housing unit is defined as a unit with 
more than one person per room, including dining and living rooms but excluding bathrooms, 
kitchens, hallways, and porches. Severe overcrowding is described as households with more than 1.5 
persons per room. Household overcrowding is reflective of various living situations: 1) a family lives 
in a home that is too small; 2) a family chooses to house extended family members; or 3) unrelated 
individuals or families are doubling up to afford housing. However, cultural differences also 
contribute to the overcrowded conditions since some cultures tend to have larger households and 
have a range of attitudes about intergenerational living and preventing street homelessness by 
sharing home spaces, no matter how small. Also, recently arrived immigrants may stay with relatives 
on a temporary basis until they get established. 
 
Approximately 36.6 percent of all households in the Alisal NRSA were overcrowded and 12.2 
percent were severely overcrowded. Overcrowding is significantly more prevalent among renter- 
households than owner-households (Table 10). Overcrowding is significantly more prevalent in the 
NRSA compared to the City as a whole. In fact, overcrowding in the NRSA is more than twice the 
level of overcrowding seen citywide. 
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Table 10: Overcrowding (2009-2013) 

Area 

Overcrowded 
(1+ occupants per room) 

Severely Overcrowded 
(1.5+ occupants per room) 

Renter Owner Total Renter Owner Total 

Alisal NRSA 44.8% 17.9% 36.6% 14.6% 6.8% 12.2% 

City of Salinas 23.5% 9.6% 17.5% 7.2% 2.4% 5.1% 

Source: American Community Survey (ACS), 2009-2013 

 

Assisted Housing 

The Housing Authority of the County of Monterey (HACM) owns and administers 22 public 
housing complexes (372 units) in Salinas, most of which are located within the NRSA. As of 2015, 
there were 19 housing developments with a total of 202 units in the NRSA. 
 
Housing developments utilizing federal, State, and/or local programs—including State and local 
bond programs, Low-Income Housing Tax Credits (LIHTC), density bonus, or direct assistance 
programs—are often restricted for use as low-income housing and provide another source of 
affordable housing. A number of developments located within the NRSA have been identified 
where some or all of the units are affordable for low to moderate income households. Together, 
these projects provide 390 units of affordable housing. 
 

Table 11: Affordable and Public Housing in the Alisal NRSA 

Name Address Funding Source 
Total 
Units 

Non-Public Housing Affordable Development 

Jardines Del Monte 1253 Del Monte Avenue HOME, SRA, Inclusionary 11 

La Gloria Apartments 539 E. Market Street 
HOME, SRA, Inclusionary, 
Density Bonus 

22 

Las Casas de Madera 510 East Market Street 
CDBG, Salinas Housing 
Trust Fund 

75 

Loma El Paraiso 541 Roosevelt Street CDBG 43 

Los Abuelitos Senior 
Apartments 

528 East Market Street 
Low Income Housing Tax 
Credit 

25 

Roosevelt Street 
Townhomes II 

504 Roosevelt Street 
Low Income Housing Tax 
Credit 

22 

Roosevelt Townhomes 522 Roosevelt Street 
Low Income Housing Tax 
Credit 

22 

Salinas Point (aka Los 
Padres) Apartments 

1260 John Street HOME, SRA 164 

Wesley Oaks 138 Carr Ave 
HOME, Salinas Housing 
Trust Fund, Inclusionary 

6 

Public Housing Development (HACM) 

Del Monte Manor 1415 Del Monte Avenue Public Housing 44 

Del Monte Townhomes 1259 Del Monte Avenue Public Housing 17 

Scattered Site 1011 E. Laurel Drive Public Housing 15 
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Table 11: Affordable and Public Housing in the Alisal NRSA 

Name Address Funding Source 
Total 
Units 

Scattered Site 1029 Rider Avenue Public Housing 4 

Scattered Site 1111 Alamo Way Public Housing 2 

Scattered Site 1112 Alamo Way Public Housing 4 

Scattered Site 1062 N. Sanborn Road Public Housing 10 

Scattered Site 540 Williams Road Public Housing 3 

Scattered Site 312 Williams Road Public Housing 3 

Scattered Site 737 Mae Avenue Public Housing 4 

Scattered Site 1113 D Street Public Housing 6 

Scattered Site 24 N. Wood Street Public Housing 4 

Scattered Site 775 Elkington Avenue Public Housing 6 

Scattered Site 780 Elkington Avenue Public Housing 7 

Scattered Site 1012 N. Sanborn Road Public Housing 11 

Rider Manor 1030 Rider Avenue Public Housing 18 

Sanborn Arms 1058 N. Sanborn Road Public Housing 16 

Sanborn Estates 1025 N. Sanborn Road Public Housing 14 

Sanborn Plaza 1039 N. Sanborn Road Public Housing 14 

Sources: HACM; AMBAG Data Package for Housing Element Update; City of Salinas Housing Division. 

Public Safety 

An issue of continued concern within the Alisal NRSA is crime and violence. In 2014, 11 of the 27 

homicides in Salinas occurred in the Alisal NRSA.  While the number of violent crimes in the area 

has generally remained at the same level, the number of economic crimes (burglary, auto theft, and 

robbery) is trending upward (Figure 9). 

According to local law enforcement, Monterey County has an estimated 5,000 certified and affiliated 
gang members, with approximately 3,000 of them living in the City of Salinas. There are 
approximately 71 gangs countywide, with 16 street gangs and two prison gangs in Salinas. Monterey 
County has two California State Prisons: the Salinas Valley State Prison and the Correctional 
Training Facility. Both are approximately 30 miles south of Salinas, which contributes to local gang 
problems. Gang associates and family members often move to cities like Salinas to be close to 
incarcerated gang members. This has led to multigenerational and intergenerational sibling gang 
members in communities such as East Salinas (Alisal). 6   
 

  

                                                 
 
6  Community Alliance for Safety and Peace. “Salinas Comprehensive Strategy for Community-wide Violence 

Reduction 2013-2018.”  



  City of Salinas 
Page 20  Alisal Neighborhood Revitalization Strategy Area (NRSA)  

Figure 9: Crime Statistics (2010-2014)  

 
 
Root causes of crime include social and economic disadvantage (e.g., poverty and poor educational 
and employment opportunities), unsupportive social environments (e.g., inequality and 
discrimination, lack of leaders and mentors, under-resourced neighborhoods, and overlooked mental 
health issues), and unstable family or support networks (e.g., high-conflict, low communication, low 
trust, and low responsibility and expectations). Neighborhoods with a deficit of educational and 
economic opportunities often experience higher crime levels and higher incarceration rates, which 
then lead to fewer opportunities and increased crime. According to one study, a 10 percent decrease 
in an individual’s wages is associated with 10 to 20 percent increase in his or her criminal activity and 
the likelihood of incarceration. 
 
Furthermore, the City and many nonprofit organizations assist in the prevention, intervention, and 
the reduction of youth violence by providing youth and parents a number of healthy alternatives to 
destructive behavior.
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Community Outreach 

The Alisal NRSA update was conducted in conjunction with a number of the City’s planning 
initiatives: 

 

 FY 2015-FY 2019 Consolidated Plan 

 2015 Analysis of Impediments to Fair Housing 
Choice 

 2015-2023 Housing Element  
 
An extensive and comprehensive outreach program was 
implemented to solicit input from Salinas residents.  This 
outreach program included five community workshops, 
stakeholder interviews, and a housing and community needs 
survey.  The complete summaries of the various outreach 
methods are included as an appendix to the Consolidated 
Plan and are not repeated in this report.  Survey results that 
isolate the responses from ZIP Code 93905 are included as 
Appendix B to this report. 

Community Workshops 

Two of the community workshops were targeted for 
residents in the Alisal NRSA: 
 

Alisal Needs 
Thursday, Jan. 29, 2015 
Maria J. Torres-Gil Community Center 
245 Calle Cebu 
 
Housing Policies and Needs 
Thursday, Feb. 26, 2015 
National Steinbeck Center, 1 Main Street 

 
These meetings were conducted in Spanish with English translation.  More than 100 residents and 
community stakeholders attended the two Alisal workshops. 

Comments from Workshop Participants 

The following were common themes identified by participants of all five community workshops: 
 

 Affordable Rental Housing - Under the Housing priority issue area, affordable rental 
housing was voted as the top spending priority in every workshop. This result is indicative of 
the great need for affordable housing in Salinas given the relatively high cost of living in 
relation to income. This need was also emphasized prominently in the group discussions 
during all the workshops, as well as the other outreach activities. 
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 Emphasis on Youth – Within the Community Programs category, youth-related programs 
were voted as a top priority in three of the five workshops. The emphasis on youth 
development was also evident throughout all outreach activities. 

 Jobs - Job creation and job training were the top two issues within Economic Development 
issue area throughout all the workshops. In many of the workshops, residents explained that 
part of the issue with housing was not only that it was unaffordable but the lack of well-
paying jobs made the cost of housing more unbearable. 

 
However, participants at the two workshops targeted for the Alisal neighborhood also identified a 
few distinct needs: 

 Housing for Large Families in Alisal - Participants in the Alisal Needs Assessment 
workshop were the only group that indicated housing for large families as an important 
housing priority. This trend reflects the small group discussions, during which many 
residents described overcrowding and high density in the Alisal neighborhood. 

 Health Priorities in Alisal - For community facilities, residents from Alisal voted health 
care clinics as their number one community facilities priority. Access to healthy foods and 
health care services were voted as the second and third top spending priorities for 
community programs. These results indicate that improved health conditions are an 
important priority for Alisal residents. 

 Lighting for Safety - Finally, lighting improvements came in as a number one 
neighborhood improvement priority in both of the Spanish-language workshops, suggesting 
that residents from Alisal in particular have street lighting concerns. 

How to Invest Your HUD Dollars? 

As part of the workshops, participants were asked to each invest their “HUD bucks” on a range of 
housing and community development needs.  Based on this exercise, participants’ investment 
preferences were summarized in Table 12.   
 

Table 12: Investment Priorities by Workshop Participants 

Category Top 3 Needs in Category 
Percent of Investment 

within Category 

Housing 

Affordable Rental Housing 28.2% 

Senior Housing 14.0% 

Homeownership Assistance 13.6% 

Community Facilities 

Health Care Clinics 13.1% 

Youth Centers 11.8% 

Parks and Recreation 11.3% 

Community Programs 

Youth Programs 10.7% 

Crime Prevention Programs 9.0% 

Emergency Rental/Utility Assistance 8.8% 

Economic Development 

Job Creation 36.8% 

Job Training 26.8% 

Small Business Loans 12.1% 
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Table 12: Investment Priorities by Workshop Participants 

Category Top 3 Needs in Category 
Percent of Investment 

within Category 

Neighborhood Improvements 

Lighting Improvements 17.6% 

Road Improvements 13.9% 

Water/Sewer Improvements 12.2% 

  
When looking at the various needs across the categories, the top ten needs are: 
 

1. Affordable Rental Housing 
2. Job Creation 
3. Health Care Clinics 
4. Youth Programs 
5. Youth Centers 
6. Parks and Recreation 
7. Senior Housing 
8. Homeless Shelters 
9. Homeownership Assistance 
10. Crime Prevention Program 

Survey Results 

A total of 362 people responded to the housing and community needs survey.  While the survey did 
not specifically asked respondents for their address, ZIP Code information was requested.  Among 
the respondents, 87 came from ZIP Code 93905, which encompasses mostly the East Salinas area.  
The majority of respondents from this ZIP Code were Latino (75 percent) and 60 percent were 
renters.  With regard to household characteristics, the following were reported: 
 

 37 percent included children under the age of 12 

 32 percent included farmworkers 

 29 percent were single-parent households 

 28 percent included elderly members 

 21 percent were female-headed households 

 15 percent included extended family members 

 12 percent included disabled family members 
 
Table 13 summarizes the responses from ZIP Code 93905. 
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Table 13: Priority Needs Identified by Survey Respondents (ZIP Code 93905)  

Category Top 3 Needs in Category 

Housing 

Affordable Rental Housing 

Housing for Large Families 

Permanent Supportive Housing for the Homeless 

Community Facilities 

Youth Centers 

Homeless Shelters 

Child Care Centers 

Community Programs 

Youth Programs 

Neighborhood Cleanups 

Homeless Services 

Economic Development 

Job Training 

Job Creation 

Store-Front Improvement 

Neighborhood Improvements 

Road Improvements 

Sidewalk Improvements 

Lighting Improvements 

 
When looking at the various needs across the categories from the survey respondents, the top ten 
needs are: 
 

1. Youth Programs and Activities 
2. Neighborhood Cleanups 
3. Youth Centers 
4. Homeless Services 
5. Homeless Shelters 
6. Crime Prevention 
7. Affordable Rental Housing 
8. Lighting Improvements 
9. Road Improvements 
10. Child Care Centers 

Stakeholder Interviews 

A total 18 agencies and organizations participated in the stakeholder interviews.  While the 
interviews were primarily for citywide issues.  Some comments were particularly relevant to the 
Alisal neighborhood: 
 

 Concentration of affordable housing in the area due to lower land costs.  The City should 
work to de-concentrate affordable housing in the community. 

 Overcrowding is a substantial and important issue to address.  It was suggested that the City 
should encourage secondary units and to legalize unpermitted units. 

 Affordable child care through the Family Friend & Neighbor model. 
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Strategies and Objectives 

In establishing the strategies and objectives for the Alisal NRSA, several factors are considered: 
 

 This document provides guidance primarily for the use of CDBG funds; 

 The strategies and objectives must be realistic relative to the level of funding available; and 

 Programs and activities must be consistent with the Council goals and CDBG regulations. 
 
Alisal residents would continue to be eligible to participate in programs that are offered citywide.  In 
addition, this updated strategy for the Alisal NRSA is designed to take full advantage of the benefits 
afforded by the NRSA designation.  The NRSA will be implemented through the Consolidated Plan 
Annual Action Plan process.  Upon the close of each program year, the City will provide a summary 
of progress in implementing the Consolidated Plan, including the NRSA. In response to the housing 
market conditions and issues/concerns voiced by Alisal residents, the City has identified the 
following strategies for the Alisal area: 

Public Services 

Support local nonprofit organizations to establish CBDO status to provide public services 
focused in the Alisal NRSA. 

 
The CDBG program limits the expenditure of CDBG funds on public services to 15 percent of the 
City’s total annual allocation.  However, a Community-Based Development Organization (CBDO) 
working in a NRSA is exempt from this 15 percent cap.  In order to qualify as a CBDO, an 
organization must have the following characteristics:  
 

 Is organized under State or local law to engage in community development activities in a 
specific geographic area within the community;  

 Has as its primary purpose the improvement of the physical, social, economic environment 
of its service area by addressing one or more critical problems in the area, with particular 
attention to the needs of LMI persons;  

 If a for-profit organization, the profits to shareholders or members are incidental to its 
operations;  

 The governing body’s membership consists of 51 percent LMI residents of its service area or 
owners or officers of entities located in the service area or representatives of LMI 
organizations in the service area;  

 Is not an agency or instrumentality of the grantee (City), and no more than one-third of the 
board is elected or appointed public officials or employees of the grantee; and  

 The governing body is nominated by the general membership of the organization. 
 
Objectives, Milestones, and Performance Measures:   

 Engage in capacity-building activities to identify entities that can be organized as CBDO to 
provide services targeted for the Alisal NRSA, with the objective of establishing at least one 
CBDO by 2017. 



  City of Salinas 
Page 26  Alisal Neighborhood Revitalization Strategy Area (NRSA)  

 Once CBDO(s) are organized, set aside CDBG funding for public services, especially youth 
and employment training services, with the objective of beginning setting aside additional 
CDBG Public Service dollars in Fiscal Year (FY) 2017. 

 Between FY 2017 and FY 2019, provide additional CDBG Public Service dollars to assist 
920 Alisal residents. 

Residential Rehabilitation 

Provide rehabilitation assistance to LMI and median income households in the Alisal 
NRSA. 

 
Under the general CDBG program, using CDBG funds to provide housing rehabilitation assistance 
to individual households must meet the strict LMI requirements.  Households must have incomes at 
or below 80 percent of the Area Median Income (AMI) to qualify for assistance.  Households with 
income exceeding this LMI level, even slightly, are typically not eligible.  However, within the 
NRSA, households assisted are aggregated in a manner that as long as 51 percent of the households 
assisted during a program year meet the LMI requirements, the program can benefit some 
households with slightly higher incomes.  This is especially important for ownership housing 
rehabilitation assistance.  Citywide, only 28 percent of the existing homeowners are LMI and many 
households that earn below the median income within the Alisal neighborhood would also benefit 
for rehabilitation assistance.  Therefore, the City would consider expanding the housing 
rehabilitation programs within the Alisal NRSA to benefit some households with incomes below the 
AMI (i.e., extending assistance to median income homeowners that earn between 81 and 100 
percent of the AMI. 
 
Objectives, Milestones, and Performance Measures:   

 Raise the qualifying income level for rehabilitation assistance to 100 percent of the AMI by 
2016. 

 Expand marketing of housing rehabilitation assistance with the objective of assisting to 10 
households over five years.  This equates to 25 percent of the City’s overall goal of housing 
rehabilitation loan assistance for the entire City. Overall, the households to be assisted 
should be primarily LMI with the flexibility of assistance a limited number of median income 
households. 

 Promote accessibility grants.  

Economic Development 

Provide economic development activities in the Alisal NRSA. 

 
The City will develop new economic development programs targeted for the Alisal NRSA.  
Specifically, two programs would be considered. 
 
1. Micro Business Assistance 

Financial assistance between $5,000 and $10,000 may be provided to micro businesses (with five or 
fewer employees).  Eligible activities include: 
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 Grants, loans, loan guarantees and other forms of financial support, for the establishment, 
stabilization, and expansion of micro businesses. Typical uses include purchase of new 
equipment or restocking of inventory.  Other uses may also include obtaining the proper 
training and licensing required to operate a small home care center in order to expand 
affordable child care services in the area. 

 Technical assistance, advice, and business services to owners of micro businesses; and 

 General support to micro business owners, including child care, transportation, counseling 
and peer support groups. 

 
2. Commercial Rehabilitation Assistance 
 
This program would provide loans up to $30,000 to business owners or property owners to address 
code compliance, tenant improvements, exterior improvements, etc. 
 
Objectives, Milestones, and Performance Measures:   

 Develop new programs by 2019. 

 Marketing new programs with the objective of assisting four businesses in the Alisal NRSA 
in FY 2019. 

Neighborhood Improvements 

Pursue public facility and infrastructure improvements in the Alisal NRSA. 

 
Through the Capital Improvement Program, the City will undertake a range of community facility 
and infrastructure improvements in the Alisal NRSA, including parks and recreational facilities, 
streetlight installation, sidewalk improvements, etc.  The selection of improvement projects should 
be consistent with the City’s various planning efforts, including the Bikeway Master Plan, and the 
Salinas Urban Greening Plan. 
 
The City purchased 1081 Buckhorn Drive with HUD Economic Development Initiatives (EDI) 
funds with the specific objective to develop a child care center. While this 0.8-acre property is 
located immediately outside of the Alisal NRSA, it is expected that this child care center would 
primarily serve Alisal residents. 
 
Objectives, Milestones, and Performance Measures:   

 Pursue public facility and infrastructure improvements in the Alisal NRSA with the objective 
of completing one improvement project between FY 2015 and FY 2019. 

 Pursue the development of a new child care center at 1081 Buckhorn Drive, partnering with 
a nonprofit organization, by FY 2019.   
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Appendix A: Acronyms Guide 

 
AMI  Area Median Income 

ACS  American Community Survey 

CBDO  Community Based Development Organization  

CDBG  Community Development Block Grant  

CPD  Community and Planning Development 

HACM Housing Authority of the County of Monterey  

HOME HOME Investment Partnerships Grant 

HUD  Housing and Urban Development (U.S. Department) 

LMI  Low and Moderate Income 

MSA  Metropolitan Statistical Area 

NRSA  Neighborhood Revitalization Strategy Area 

SRA  Successor Redevelopment Agency  
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Appendix B: Survey Responses (ZIP Code 93905) 
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