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Second Units

Second units can be an important source of affordable housing since they can be constructed relatively
cheaply because of no associated land costs and most often do not require government subsidies to bridge
the affordability gap. In addition, second units provide other benefits, such as supplemental income to the
homeowner and “lifecycle housing” for seniors.

Thirty-four second units have been built since 2004, averaging seven units per year (see Table 47). If this
trend continues, Visalia could expect approximately 40 units by 2014. However, since the City has
committed to more aggressive policies and programs (see Section HE-3 of the Policy Document) to
promote the development of second units, it is assumed that an additional 60 units can be expected by
2014. Without direct governmental subsidies and deed restrictions, these units are likely to provide
housing for moderate-income households

TABLE 47
PROJECTED SECOND UNIT POTENTIAL
Visalia
2009
Actual Production Units
2004 9
2005 7
2006 8
2007 6
2008 4
2004-2008 Average 7
Projected Production Units

2009 7
2010 7
2011 7
2012 7
2013 7
2014 3
Total Projected 2nd Units 38
Additional Units expected with

Focused Second Unit Programs 60
TOTAL INVENTORY FOR

SECOND UNITS 98

Source: City of Visalia Planning Division
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Total Residential Holding Capacity vs. Projected Needs

The City of Visalia has sufficient capacity to meet the RHNA for extremely low-, very low-, low- and
moderate income units. The total capacity identified in the sites inventory is 6,745 units for extremely
low-, very low-, and low-income units and 922 moderate-income units. As shown in Table 48 the city’s
total residential holding capacity exceeds the overall RHNA by 1,801 units.

TABLE 48
SITES INVENTORY
Visalia
2009
Extremely
Low, Above
Very Low Low’ Moderate Moderate

Adjusted Need
RHNA 2,308 1,848 2,279 7,400
Built and Approved Projects (see Table 40) 98 39 347 2,272
Adjusted Need 2,210 1,809 1,932 5,128
Adjusted Need for Site Inventory 4,019 1,932 5,128
Sites Inventory
Vacant Sites (see Table 42 and 43) 2,786 824 5,213
Underutilized Sites/Redevelopment

Downtown 904 - -

East Downtown 1,393 - -

South Mooney Boulevard 1,662 - -
Second Units - 98 -
Total Sites Inventory 6,745 922 5,213
Remaining Need
Adjusted Remaining Need 2,726 1,010 -85
Total Remaining Need 0
Surplus Capacity® 1,801

"Units for extremely low- and very low-income units can be counted for low-income based on default density standards.
Surplus capacity for lower-income groups can be used toward meeting higher income groups (i.e., moderate-income

group).
Source: City of Visalia, 2009

Adequacy of Public Facilities and Infrastructure

This section addresses the adequacy of public facilities and services (i.e., water and sewer services) to
accommodate planned residential growth through the end of the Housing Element planning period (June
30, 2014). The following information regarding the adequacy of public facilities and infrastructure is
based largely on information provided directly from the California Water Services Company and the
Superintendent of the City of Visalia Wastewater Treatment Plant.

Water

The California Water Services Company is the water service provider for the City of Visalia. The City’s
water supply system consists of a total of 73 groundwater wells and an underground network of
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interconnected subsystems located throughout the city. The total number of wells that are operational at
any given time depend on current water demands and routine maintenance of the wells. There is an
overall pumping capacity of about 69 million gallons per day (mgd). In 2008, the average pumping
capacity was about 30 mgd. During the last year, California Water Services Company constructed three
new wells and a treatment system. Construction of two one-million-gallon storage tanks will begin in
2009. These improvements will ensure that the water delivery system is adequate to meet future water
demands.

According to Steve Johnson at the California Water Services Company, Visalia is not facing any critical
water supply issues, nor any supply issues within the Housing Element planning period. However, future
supply needs to be carefully monitored. The city is currently in a Stage 1 drought plan due to the drop in
static rainfall levels of about 20 inches in the last five years. The city occasionally has low pressure
issues during peaking hours during the summer but nothing that would interrupt fire protection. Planned
construction of two storage tanks will help with the peak hour demand. According to Mr. Johnson, if
rapid growth continues demand will reach current supply capacity. If there is not sufficient drought relief
during the next five to ten years, additional capacity concerns will need to be addressed.

Sewer

The City of Visalia owns and operates a wastewater treatment facility that provides sewerage service to
about 110,000 residents of Visalia and Goshen. According to Jim Ross, Superintendent of the treatment
plant, the average daily flow in February 2009 was 13 million gallons per day (mgd). The plant has a
maximum design capacity of 22 mgd, which is more than sufficient to meet the needs of the current
(2009) and projected populations. According to Mr. Ross, no capacity issues are anticipated over the time
frame of this Housing Element.

Inventory of Local, State, and Federal Housing and Financing
Programs

The City of Visalia utilizes local, State, and Federal funds to implement its housing strategy. Because of
the high cost of new construction, more than one source of public funds is required to construct an
affordable housing development. The City of Visalia does not act as a developer in the production of
affordable units, but relies primarily upon the private sector to develop new units with the assistance of
these various public funding sources.

Local Agency and Administrative Resources

The Visalia Housing and Economic Development Department, Tulare County Housing Authority, are the
two major agencies responsible for local housing programs. In addition, Community Services and
Training, Inc (CSET) and Visalians Interested In Affordable Housing are non-profit organizations
involved in affordable housing funding and programs in the city. This section describes the roles of the
City’s Housing and Economic Development Department, Tulare County Housing Authority, and the
funding and programs they both administer.
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City of Visalia

The Visalia Housing and Economic Development Department includes the Redevelopment Division and
Affordable Housing Division. The mission of the Department is to aggressively target neighborhood
revitalization and downtown development, and these two divisions are primarily responsible for
affordable housing activity in the city of Visalia. The Redevelopment Division, established in 1968 for
the primary purpose of eliminating of blighted conditions and developing a strong economic base, guides
growth primarily through the development of new public improvements, commercial and industrial
projects, and affordable housing. In 1970, the Redevelopment Division formed its first Urban Renewal
District comprised of a small section of Visalia’s Downtown and a small residential part of North Visalia.
Since then, three additional redevelopment project areas have been formed with the purpose of promoting
sustainable growth; reverse deteriorating trends through financial and technical assistance; and improving
the overall image of the city. Currently (April 2009), there are four redevelopment project areas in
Visalia: Downtown, East Visalia, Central Visalia and Mooney Boulevard.

Redevelopment relies on several major sources of funding to accomplish its housing goals including: Low
and Moderate Income Housing Funds (LMIHF) (i.e., Redevelopment Set-Aside Funds), HOME funds,
CBDG, and Neighborhood Stabilization funds. The City of Visalia is an entitlement community under
the Community Development Block Grant (CDBG) program and a participating jurisdiction under the
guidelines of the Housing Investment Partnership (HOME) program. The City received a grant allocation
of approximately $1,185,800 of CDBG funds and $491,691 of HOME funds for FY 2008-09. This
funding has been allocated for the following housing projects as follows:

®  Paradise & Court. In partnership with Tulare County Housing Authority and Kaweah
Management Company, this project will develop nine new two-story units and rehabilitate
eleven existing single-story units with $500,000 HOME Community Housing Development
Organization (CHDO) funds, $500,000 Redevelopment set-aside funds, and 4-9 percent tax
credits for Kaweah Management Company.

" Sierra Meadows. In partnership with Christian Church Homes, progress on the 42-unit
senior complex continues with additional funding of $5,694,000 for construction and
$970,000 for rental assistance from Section 202 HUD grant.

Table 49 shows the Visalia Redevelopment Agency’s projected revenues, by fiscal year, for the Low and
Moderate Income Housing Fund (LMIHF) (i.e., Redevelopment Set-Aside Funds) through the end of the
Housing Element planning period.

TABLE 49
PROJECTED LOW AND MODERATE INCOME HOUSING FUNDS

Fiscal Year Annual Revenue
2009-10 $1,913,620
2010-11 $2,031,620
2011-12 $2,142,620
2012-13 $2,257,620
2013-14 $2,375,620
2014-15 $2,500,620

Source: City of Visalia, Midterm Review of the Visalia Redevelopment Agency’s
Implementation Plan, November 17, 2008.
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Programs and proposed projects funded from the LMIHF include multi-family new construction and
substantial rehabilitation projects, affordable ownership new construction programs, and land acquisition
programs. The Redevelopment Agency is in the process of preparing the 2010-2015 Consolidated Plan.
Following adoption of the Consolidated Plan, the Agency will begin preparing the updated
Redevelopment Implementation Plan. The updated Plan will contain information on projected
expenditures by program; however, this information is not available at this time.

Housing Authority of the County of Tulare (HATC)

The Housing Authority of the County of Tulare (HATC) was established in 1945 pursuant to the United
States Housing Act of 1937 and state enabling legislation. By the mid-1950s the Housing Authority had
assumed the management responsibilities of two farm labor housing centers, which were built in the late
1930s by the Federal government.

HATC provides funding and programs for below moderate-income households: the Housing Choice
Vouchers Program (HCVP), Public Housing, Farm Labor Centers, and Senior Housing. The Public
Housing Program provides rental assistance in four main areas: Visalia, Tulare, Porterville and the north
county area. Through the Farm Labor Centers the Housing Authority manages five farm labor housing
developments throughout the county.

Community Services and Training, Inc

Community Services and Training (CSET) is a non-profit organization that provides a variety community
services for Tulare County. Their mission is to strengthen youth, families, and communities and reduce
the causes of poverty. Established in 1976, CSET has partnered with the City of Visalia on multiple
affordable housing programs including: foreclosure counseling, first-time homebuyer programs
(CalHOME funds), weatherization programs, utility assistance, housing assistance, and senior home
repair.

Funding Programs and Financial Resources

The City of Visalia has access to a variety of existing and potential funding sources available for
affordable housing activities. During Fiscal Year 2007-2008, the City of Visalia Housing and Economic
Development Department completed a multi-family rental development; negotiated and committed
HOME CHDO and Redevelopment funds to a new twenty (20) multi-family rental development;
expended HOME funds; obtained State CalHome funds; and assisted non-profit partners with applications
for Section 202 and Tax Credit projects. The City was also very effective in leveraging Federal and local
housing funds (i.e., CDBG, HOME and Redevelopment Set-Aside Funds) to assist non-profit developers
in delivering affordable housing in the city. Described below are the major funding sources the City uses
for housing production, rehabilitation, or preservation:

Central Visalia Homeownership Loan Program (CVHL). The CVHL program provides qualified
applicants with second loans to use toward down payment for the purchase of a home (up to a matching
down payment, not to exceed $40,000) within the boundaries of the Washington School and Oval Park
targeted neighborhoods.
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Emergency Food and Shelter Program (EFSP). The Emergency Food and Shelter Program (EFSP) is a
Federal initiative that meets the needs of the nation’s hungry and homeless, along with those at risk of
becoming homeless due to emergency and/or economic downturn. Federal funds are used to supplement
the work of local agencies providing food, shelter, and utility assistance. Administered by CSET, the
EFSP program is available to low-income Tulare County residents. The program has specific eligibility
guidelines and families can utilize rental assistance once a year.

Emergency Repairs and Basic Needs Program. This program provides low/moderate-income, owner
occupants with a low-interest loan (2 percent) up to $10,000 to make emergency repairs, and provide
assistance for addressing housing code violations.

Fair Housing Hotline. The Tulare County Housing Authority administers the City's Fair Housing Hotline
Program. Residents can call or access information through the Housing Authority.

Free Foreclosure Counseling. Starting in 2008, Self-Help Enterprises began offering weekly foreclosure
counseling seminars in both English and Spanish and a foreclosure hotline.

First-Time Homebuyers Program. In this program, low- and moderate-income families may qualify for
low interest (3 percent) second mortgage loan up to $40,000 that can go toward the purchase of a home.
This program is administered through CSET.

Housing Choice Vouchers Program (HCVP). The Housing Authority manages the Section 8 housing
voucher program. The Section 8 vouchers provide assistance to help low-income residents of Tulare
County, including residents of Visalia, afford safe, decent, and sanitary rental housing. The program
offers a voucher that pays the difference between the current fair market rent and what a tenant can afford
to pay (e.g., 30 percent of their income). The voucher allows a tenant to choose housing that may cost
above the payment standard, but the tenant must pay the extra cost. The Housing Authority allows CSET
to refer/enroll a maximum of three families a month for Section 8§ assistance.

Housing Rehabilitation Program. This program provides a matching grant to low-income homeowners
to make exterior improvements or repairs to their homes to improve their health and safety. This program
provides a low interest, two-percent loan to low- and moderate-income, owner occupants, up to $60,000,
to rehabilitate their home and bring the it up to building code and HUD compliance. The property and
home owner must meet the City’s underwriting requirements.

Mortgage Credit Certificate Program. This program, administered by the Tulare County Housing
Authority and the City of Visalia, is offered to eligible first-time homebuyers who are interested in buying
a home anywhere in Tulare County. A Mortgage Credit Certificate (MCC) provides an annual tax credit
for homebuyers (MCC holder), thus reducing the amount of Federal income tax they pay. This reduction
in income taxes provides more available income to homebuyers to qualify for a mortgage loan and to
make their monthly mortgage payments. The tax credit can be taken by MCC holders as long as they
maintain their original mortgage and live in the home as their principal residence. Under the MCC
program, the maximum tax credit available is 20 percent of the annual interest paid on the MCC holder’s
mortgage.

Neighborhood Stabilization Program. As part of the Housing and Economic Recovery Act of 2008, the
Federal Government established the Neighborhood Stabilization Program (NSP) to deal with the national
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foreclosure crisis. The U.S. Department of Housing and Urban Development (HUD) allocated a total
$3.92 billion to all states and particularly to hard-hit areas. California received a total of nearly $530
million in NSP funds. HUD has already directly distributed most of the funds (about $385 million) to
some of the hardest hit cities and counties in the state. The remaining $145 million will be distributed by
the state on a competitive basis.

The Neighborhood Stabilization Program provides targeted emergency assistance to state and local
governments to acquire and redevelop foreclosed properties that might otherwise become a source of
abandonment and blight. State and local governments can use the NSP grants to acquire land and
property, demolish or rehabilitate abandoned properties, and offer down payment and closing cost
assistance to low- and moderate-income homebuyers. Through the NSP, governments can also create
"land banks" that public authorities can use to acquire, hold, manage, and develop foreclosure properties.
The NSP also seeks to protect future homebuyers from foreclosures by requiring that new homebuyers
receive housing counseling and obtain a mortgage loan from a lender who agrees to comply with sound
lending practices.

Congress directed that NSP grant funds must be obligated for specific activities within 18 months. The
Housing and Economic Recovery Act of 2008 established specific requirements for state and local
governments implementing the NSP. First, all funds must be used for persons or families at or below 120
percent area median income. Second, at least 25 percent will be used to purchase and redevelop
abandoned or foreclosed properties for persons or families at or below 50 percent area median income.

The City of Visalia received $2,388,331 in NSP funds to address foreclosures, vacant and abandoned
properties, and other eligible uses. The NSP funds have been targeted for priority neighborhoods with the
greatest need. For 2008-09 two neighborhoods, Washington School and Lincoln Oval, have been targeted
to address building home ownership, code enforcement, and public improvement. NSP funds will be
supplemented by 2008-09 CBDG funding as follows:

" $1,550,000 to purchase, rehabilitate, and resell properties to families with 50 to 120 percent
AMI;

" $600,000 to purchase, rehabilitate, and resell properties to families with income not
exceeding 50 percent AMI; and

" $238,331 for administration and planning activities.

Senior Repair and Handicapped Program (SHARP). The Senior Repair and Handicapped Program
assists extremely-low and low-income senior households with health and safety repairs to their homes.
The CDBG Funds allocated for FY 2008-09 are in the amount of $91,000. The City anticipates that 180
persons will be assisted and 600 service repairs will be made.

Senior Home Minor Repair Program. The Senior Home Repair Program provides quality home repairs
for adults over 55 and or disabled living within the Visalia city limits. The types of repairs vary widely
including: broken windows, cooler maintenance, door repair, floor repair, plumbing, minor roof repair,
deadbolt lock installation, and screens. Eligible participants are responsible for the cost of parts and
material, but labor is provided at no cost.
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Additional State and Federal Housing Programs

In addition to the funding programs available through the City and County, there are several State and
Federal funding programs that assist first-time homebuyers, build affordable housing, and help special
needs groups, such as seniors and large households. In most cases other entities, including for-profit and
non-profit developers, apply for funds or other program benefits. For example, developers apply directly
to USDA for Section 515 loans, to HUD for Section 202 and Section 811 loans, or to the California Tax
Credit Allocation Committee (CTCAC) for low-income housing tax credits. In general, the City of
Visalia relies upon the private sector to develop new affordable units. The following is a description of
some of the most significant State and Federal funding programs that are available to fund affordable
housing opportunities.

Building Equity and Growth in Neighborhoods (BEGIN) Program. Sponsored by the California
Department of Housing and Community Development (HCD), the BEGIN program is a homeownership
program that provides grants to local governments that reduce regulatory constraints to housing. The
grants are used for down payment assistance, in the form of a low-interest loan, to low- and moderate-
income first-time homebuyers. The maximum amount of the loan is $30,000 or 20 percent of the
purchase price, whichever is less.

Infill Incentive Grant (IIG) Program. Sponsored by HCD, the Infill Incentive Grant program (also
referred to as the Infill Infrastructure Grant Program) provides funds to local government to make
infrastructure improvements that are necessary to encourage the development of infill housing.
Infrastructure improvements for infill development include: park creation; water, sewer, or other public
infrastructure; transportation improvements; traffic mitigation; and brownfield cleanup. Grants allocated
to qualifying infill projects range from $500,000 to $20 million. For qualifying infill areas, grants range
from $2 million to $30 million.

Section 811 Program. The Section 811 program, sponsored by HUD, provides interest-free capital
advances and rental assistance funds to private, non-profit sponsors to help finance the development of
housing for persons with disabilities. Public sponsors are not eligible to apply for Section 811 funds. The
capital advance can cover the construction, rehabilitation, or acquisition of supportive housing. The
sponsor does not have to repay the capital advance as long as the project serves the target population for
40 years. Additionally, rental assistance funds are provided for three years to cover the difference
between the HUD-approved operating cost for the development and the rent paid by tenants—usually 30
percent of adjusted income. These three-year contracts are renewable based on the availability of funds.

Section 202 Program. The Section 202 program, also sponsored by HUD, is similar to the Section 811
Program; however, the target population for the Section 202 program is the very low-income elderly. The
same capital advance and rental assistance is available to private, non-profit sponsors of affordable
elderly housing. As with the Section 811 program, public sponsors are not eligible for the Section 202
program.

Low-Income Tax Credits. The Low-Income Housing Tax Credit (LIHTC) program was created in 1986
by the Federal Government as a method for funding affordable housing. Depending on the project, the
program gives either a 4 percent or 9 percent income tax credit over a 10-year period to the housing
developer to help leverage the private costs of construction and rehabilitation of affordable housing units.
Since the amount of credit available to the developer often exceeds the amount that the developer can use,
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private investors frequently participate in the LIHTC project through a syndication process and receive
Federal tax credits in return for an upfront investment.

Applying for the LIHTC program is a competitive process. Projects are ranked relative to each other
based on criteria in the State’s Qualified Allocation Plan (QAP). The QAP considers factors such as cost,
amenities, and project location, when comparing proposed projects. To qualify for the LIHTC program,
projects must also meet specific minimum requirements. These requirements are as follows:

B At least 20 percent of the residential units must be affordable to individuals whose income is
50 percent or less of the area median income; or

B At least 40 percent of the residential units must be affordable to individuals whose income is
60 percent or less of the area median income; and

®  The housing units must remain affordable for a 30-year period.

Additional Private Funding. The Community Reinvestment Act of 1977 (CRA) directs the Department
of the Treasury, the Federal Reserve System, the Federal Deposit Insurance Corporation, and the Federal
Home Loan Bank Board to encourage and assist the institutions they regulate to meet the credit needs of
their communities. These agencies must assess the records of their member institutions when evaluating
applications for a charter or other regulated transactions. As a result of the CRA, many major financial
institutions have elected to actively participate in funding low- and moderate-income housing
developments developed by non-profit corporations.

The Federal Home Loan Bank provides direct project financing through its member institutions as part of
its Affordable Housing Program. The Savings Associations Mortgage Company (SAMCO), which is an
organization of savings institutions, also provides financing for affordable housing developments. The
California Community Reinvestment Corporation (CCRC) was formed to pool the resources of the state's
banks to assist in financing affordable housing. Finally, the Federal National Mortgage Association
(Fannie Mae) provides permanent financing for affordable housing development by purchasing or
securitizing the lender-originated first mortgages on mutually agreeable terms.

Assisted Housing Projects Eligible for Conversion

The expiration of housing subsidies may be the greatest near-term threat to California’s affordable
housing stock for low-income families and individuals. Rental housing financed 30 years ago with
Federal low interest mortgages are now, or soon will be, eligible for termination of their subsidy
programs. Owners may then choose to convert the apartments to market-rate housing. Also, HUD
Section 8 rent supplements to specific rental developments may expire in the near future. In addition,
State and local subsidies or use restrictions are usually of a limited duration.

State law requires that housing elements include an inventory of all publicly assisted multi-family rental
housing projects within the local jurisdiction that are at risk of conversion to uses other than low-income
residential during the current planning period (January 1, 2007, through June 30, 2014) and the
subsequent five years (July 1, 2014, through June 30, 2019).

California Government Code Section 65863.10 requires that owners of Federally-assisted properties must
provide notice of intent to convert their properties to market rate at twelve months prior to, and again at
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six months prior to the expiration of their contract, opt-outs, or prepayment. Owners must provide notices
of intent to public agencies, including HCD, the local redevelopment agency, and the local public housing
authority, and to all impacted tenant households. The six-month notice must include specific information
on the owner’s plans, timetables, and reasons for termination. Under Government Code Section
65863.11, owners of Federally-assisted projects must provide a Notice of Opportunity to Submit an Offer
to Purchase to Qualified Entities, non-profit or for-profit organizations that agree to preserve the long-
term affordability if they should acquire at-risk projects, at least one year before the sale or expiration of
use restrictions. Qualified entities have first right of refusal for acquiring at-risk units.

Qualified entities are non-profit or for-profit organizations with the legal and managerial capacity to
acquire and manage at-risk properties that agree to maintain the long-term affordability of projects. The
following are organizations that can serve as qualified entities in Tulare County:

e  Christian Church Homes of Northern California, Inc, 303 Hegenberger Road, Suite 201, Oakland,
CA 94621, (510) 632-6714

o Self-Help Enterprises, P.O. Box 351, Visalia, CA 93279, (559) 651-1000

Table 50 lists publicly assisted multi-family rental housing projects in the city. Of the housing complexes
in Visalia that receive government assistance, there are only two (The Meadows and Clark Court) that
could expire over the next ten years. While these units are considered “at risk”, both Christian Church
Homes and Housing Authority of the County of Tulare (HATC) have made a firm commitment to
continue the affordability of these two complexes. Glena Saunders from Christian Church Homes stated
that The Meadows will be renewed for a HUD Section 236 to ensure 30 years of continued affordability.
HATC has also committed to keeping Clark Court affordable. Both HACT and Christian Church homes
have the financial and staff resources necessary to ensure the continued affordability. Nevertheless, the
City will monitor the status of the affordable housing projects and contact owners concerning their plans
to continue in or opt out of the subsidy programs (see Program 3.18 in the Policy Document).
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PROJECTS RECEIVING GOVERNMENT ASSISTANCE

Visalia

HOUSING ELEMENT

2008

Name of Year Built/ Expiration # of Target Income
Development Sponsor Funding Sources | Rehabilitated Date Units Groups Description
Half-way house for Very low-income units
Clark Court HATC Rental Hqusmg 1983 2013 24 mentgl.ly 1.11 te?nants with onsite mental health
Construction Program (Plans to renew) transitioning in to open o
. facility.
market housing.
City of Visalia, HOME funds, Set-
Paradise & Court Visalians Interested | Aside Central Und Rehabilitation of 11 units,
Multi-Family In Affordable Redevelopment Low- cor;lsi;uc tion 2038 20 | 20 very low-income construction of 9 new
Development Housing, Kaweah | Mod Funds, Tax units.
Management Credits
Goshen Avenue Habltat_for HOME funds Under . 2053 3 | Very low-income New single-family house
Humanity construction
Christian Church HUD Section 236, 2017 . . Studio and 1-bedroom
The Meadows Homes RDA for rehab. 1974 (Plans to Renew) 99 | 99 low-income seniors apartments at 50% AMI
Visalia Garden 1 A HUD Section 236 and. | ;3¢ 1957 2042 6o | 80 very low-andlow-— 1) 45 bedroom units
Villas Section 8 income seniors
Town Meadows Christian Church HUD Section 202 1980 2054 100 90 lovx{-lncome seniors l-b_edrooms units for
Homes 9 low-income disabled seniors and disabled
. HATC and Kaweah | Tax Credits, Bonds, 94 very low-income Duplexes and four-plexes
Kimball Court Management HUD Section 202 2000 2054 93 seniors. on gated 9.7 acre site.
Christian Church
Oak Meadows | Homes and Visalia | HUD Section 202 2002 2055 98 | 98 low-income seniors 1-bedroom units
Senior Housing 11
Christian Church
Oak Meadows 11 Homes and Visalia | HUD Section 202 2004 2043 60 | 59 low-income senior 1-bedroom units
Senior Housing I1
Mental Health 1 4y pc HUD Section 202 | 2004 2058 19 | 18 very low-income 2-bedroom units
Living Center
N. Locust Habltat.for HOME funds 2006 2050 1| 1 very low-income New single-family house
Humanity
Mill Creek Buckingham 35 very low-income, 2-, 3- and 4-bedroom
Parkway Family Property LMIH 2007 2062 70 | 34 low-income, family units with two-story
Apartments Management 1 above moderate townhouse designs.
Robinwood Court | Tulare County HOME and CDBG 2 very .low-mcome, Covenants placed on units
. . . 2008 2037 10 | 5 low-income, . .
Senior Apartments | Housing Authority | funds . to restrict ownership.
3 moderate-income
Summers Street Habitat for HOME funds 2008 2053 4 | 4 very low-income New single-family houses
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TABLE 50
PROJECTS RECEIVING GOVERNMENT ASSISTANCE
Visalia
2008
Name of Year Built/ Expiration # of Target Income
Development Sponsor Funding Sources | Rehabilitated Date Units Groups Description
Humanity
Habitat for Redevelopment . . .
W. Harold Humanity Low/Mod funds 2008 2053 2 | 2 very low-income New single-family houses
Kaweah HOME, HOME- Rehabilitating existing
. . Management, CHDO, . units for as supportive
Encina Triplex Central Valley Redevelopment Low- 2008 2063 3| 3 very low-income housing for persons with
Regional Center Mod Set Aside Funds developmental disabilities.
E. Houston Habltat.for HUD Section 202 2008 2053 1|1 very low-income New single-family house
Humanity
- HUD Section 202,
Sierra Meadows Christian Chgrch HOME funds, Low- Under . Construction started in
. Homes, Visalia ; . 2062 43 | 42 very low-income .
Senior Apartments . . Income Housing Tax | construction. Spring 2009
Senior Housing Credit
Fairview HATC HUD Section 236 1994 2049 8 | Very low 8 units

Source: City of Visalia; Tulare County Human Services Agency, Retirement Housing, April 1, 2008; Mintier Harnish.
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Energy Conservation Opportunities

State housing law requires an analysis of the opportunities for energy conservation in residential
development. Energy efficiency has direct application to affordable housing because the more money
spent on energy, the less available for rent or mortgage payments. High energy costs have particularly
detrimental effects on low-income households that do not have enough income or cash reserves to absorb
cost increases and may have to choose between basic needs such as shelter, food, and energy. In addition,
energy price increases since 2004 have led to a renewed interest in energy conservation.

New Residential Energy Standards

All new buildings in California must meet the standards contained in Title 24, Part 6, of the California
Code of Regulations (Building Energy Efficiency Standards for Residential and Nonresidential
Buildings). These regulations respond to California's energy crisis and need to reduce energy bills,
increase energy delivery system reliability, and contribute to an improved economic condition for the
state. They were established in 1978 and most recently updated in 2005 (effective date of October 1,
2005). Through the building permit process, local governments enforce energy efficiency requirements.
All new construction must comply with the standards in effect on the date a building-permit application is
made. The standards found in Title 24 create energy savings of approximately 50 percent over residential
construction practices used prior to the standards. The City of Visalia adopted the 2007 California
Building Code, Title 24, Part 2 as the building code for the city, but has not adopted Part 6, Building
Energy Efficiency Standards for Residential and Nonresidential Buildings.

Weatherization Activities

Southern California Edison (SCE) provides natural gas and electric services for the City of Visalia. SCE
offers a variety of programs to increase energy conservation and reduce monthly energy costs for lower-
income households. The following programs are aimed at increasing energy efficiency and are available
to SCE customers in Visalia:

" CARE/FERA Rate Programs. The California Alternate Rates for Energy (CARE)
program offers income-qualified customers a discount of 20 percent or more off their
monthly electric bill. The Family Electric Rate Assistance program (FERA) also provides a
discount rate on monthly SCE bills for families of 3 or more who fall within certain income
guidelines and exceed their baseline usage by 30 percent or more. Tenants of sub-metered
residential facilities and non-profit group living facilities also qualify for CARE and FERA.

"  Energy Management Assistance Program. The Energy Management Assistance Program
(EMA) helps income-qualified households by paying all the costs of purchasing and
installing energy-efficient appliances and equipment, which are free to eligible customers.
Both homeowners and renters qualify for the program.

"  Energy Assistance Fund. The Energy Assistance Fund (EAF) helps customers in need pay
their SCE bill through donations by SCE customers, employees, and shareholders. SCE has
partnered with United Way of Greater Los Angeles to raise and disburse EAF funds. A
maximum of $100 is made available to qualified customers once in a 12-month period.
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Community Services and Employment Training (CSET) provides a weatherization program at no cost to
low-income families who own or rent an apartment, house, or mobile home in Tulare County. The goal
of the weatherization program is to help low-income households reduce heating and energy costs by
improving the energy efficiency of their homes. Clients are given valuable information on how to
conserve energy and improve efficiency with minor repairs or installing: weather stripping all exterior
doors; water restrictors and low-flow shower heads; water heater blankets; switch and outlet gaskets;
lighting retrofits; carbon monoxide detectors; and new glass windows.

In addition to the local programs described above, the California Department of Community Services and
Development (CSD) administers the Federally-funded Low-Income Home Energy Assistance Program
(LIHEAP). This program provides two types of assistance: Home Energy Assistance and Energy Crisis
Intervention. The first type of assistance is a direct payment to utility bills for qualified low-income
households. The second type of assistance is available to low-income households that are in a crisis
situation. CSD also offers free weatherization assistance, such as attic insulation, caulking, water heater
blankets, and heating and cooling system repairs to low-income households.
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V. POTENTIAL HOUSING CONSTRAINTS

State housing law requires local governments to review both governmental and non-governmental
constraints to the maintenance and production of housing for all income levels. Since local governmental
actions can restrict the development and increase the cost of housing, State law requires the Housing
Element to “address and, where appropriate and legally possible, remove governmental constraints to the
maintenance, improvement, and development of housing” (Government Code Section 65583(c)(3)).

Potential Governmental Constraints

Local governments have little or no influence upon the national economy or Federal monetary policies;
yet these two factors have some of the most significant impacts on the overall cost of housing. State law
requires that housing elements contain an analysis of the governmental constraints on housing
maintenance, improvement, and development (Government Code, Section 65583(a)(4)). The Housing
Element must also analyze potential and actual constraints upon the development, maintenance, and
improvement of housing for persons with disabilities.

It is in the public interest for the government to regulate development to protect the general welfare of the
community. At the same time, governmental regulations can potentially constrain the supply of housing
available in a community if the regulations limit the opportunities to develop housing, impose
requirements that unnecessarily increase the cost to develop housing, or make the development process so
arduous as to discourage housing developers. By reviewing local conditions and regulations that may
impact the housing market, the local government can prepare for future growth through actions that
protect the public’s health and safety without unduly adding to the cost of housing production

The City of Visalia’s primary regulations and procedures that could affect residential development and
housing affordability include land use controls, development processing procedures and fees, impact fees,
on- and off-site improvement requirements, and building codes and enforcement. This section discusses
these standards and assesses whether any serve as a constraint to affordable housing development.

General Plan Land Use Designations and Policies

General Plan land use designations and zoning can create significant housing constraints in a city or
county. By definition, local land use controls constrain housing development by restricting housing to
certain sections of the city and by restricting the number of housing units that can be built on a given
parcel of land.

The 1996 General Plan includes four residential land use designations that permit a range of residential
development types with densities that range from 2 units per acre to 29 units per acre. The General Plan
does not specify if residential uses are allowed in non-commercial designations. Table 51 shows the
density range and consistent zoning district for each residential land use designation: Rural Residential
(RA), Low-Density Residential (RLD), Medium Density Residential (RMD), and High-Density
Residential (RHD).
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TABLE 51
GENERAL PLAN LAND USE DESIGNATIONS ALLOWING RESIDENTIAL USES
Visalia
2007
Residential | Consistent
Densit¥ Zoning
LU Designation Description Range Districts

Rural Residential RA Very low intensity residential up to 2 R-A

development where all urban services units/acre

(i.e., storm drainage, sidewalks, street

lights, etc.) may not be required.
Low-Density RLD Single-family detached homes. Visalia’s 2t0 10 R-1-20,
Residential traditional land use and density range. units/acre R-1-12.5,

R-1-6,
R-1-4.5

Medium Density RMD | Typically consists of duplex, triplex, and 10 to 15 R-M-2
Residential four-plex development. units/acre
High-Density RHD | Multi-family apartment style housing 15 to 29 R-M-3
Residential units/acre
Community Center | CC Provide a wide range of commercial Min 20 acres | C-CM

goods and services and multi-family

development.

"Densities are based on dwelling units per net acre
Source: City of Visalia General Plan, 1996.

The 1996 General Plan has been amended multiple times since adoption. In 2005, the General Plan was
amended to increase the number of multi-family units allowed as a permitted use from 11 units to 40 units
per site (GP Amendment No. 2005-16) in RMD and RHD land use designations.

General Plan policies in the Land Use Element provide a more detailed picture of the intent and
application of the land use designations. The City of Visalia General Plan policies encourage new mixed
use development in the downtown and community centers; higher densities for infill and affordable
housing development; new higher density residential development along major corridors and at major
intersections; and redevelopment of vacant or underutilized sites, as follows:

Encourage comprehensively planned new residential development in or near the downtown,
including single-family, multi-family, and housing for special populations. (Source: City of
Visalia, 1996 General Plan, Land Use Element, Policy 1.1.8)

Encourage projects which incorporate mixed land uses. (Source: City of Visalia, 1996
General Plan, Land Use Element, Policy 2.3.2)

Density shall not exceed the underlying zoning provision. Density increases may be granted
in accordance with Zoning Ordinance such as density bonuses or for infill projects, or for
affordable housing. (Source: City of Visalia, 1996 General Plan, Land Use Element, Policy
4.1.3.5)

Encourage higher density residential development near employment centers, commercial
developments, and parks. (Source: City of Visalia, 1996 General Plan, Land Use Element,
Policy 4.1.9)
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" Provide for the continued viability of existing single-family areas in the Core Area of the
community and encourage medium and high density residential development in the Central
Business District where such uses do not conflict with existing neighborhoods. (Source: City
of Visalia, 1996 General Plan, Land Use Element, Policy 4.1.10)

" Integrate multi-family development with commercial and professional office uses in
Community Centers. (Source: City of Visalia, 1996 General Plan, Land Use Element, Policy
4.1.12)

" Low-density development in excess of 7 units per acre shall only be permitted where it will
promote the fulfillment of unmet housing needs for low- or moderate-income households.
Usage of duplex or halfplex units shall be encouraged to increase overall densities where
they are made to be compatible with the overall residential development. (Source: City of
Visalia, 1996 General Plan, Land Use Element, Policy 4.1.18)

" Locate High Density Residential development (up to 58 persons per acre — 15 to 29 dwelling
units per net acre) throughout the City at the arterial, collector, and CBD locations
according to the following criteria:

" Arterial intersections — 200 unit maximum on sites ranging from 6.5 to 13.5 acres;

" Arterial/collector intersections — 150 unit maximum on sites ranging from 5 to 10 acres;

" Mid-block arterials — 100 unit maximum on sites ranging from 3.5 to 6.5 acres;

" CBD - at infill locations which do not jeopardize the viability of existing single family areas;

" High density residential developments may also be used in in-fill areas where they can be
made to be consistent with adjacent properties through the conditional use permit process
and conditional zoning. Consistency and compatibility with adjacent properties shall be
evaluated based on issues including but not limited to: adjacent zoning, adjacent land use,
proposed building mass, and the adequacy of public facilities available to the site.

B Densities in excess of 20 units per acre will be reviewed on a case-by-case basis and may be
approved through a conditional use permit where measureable community benefit is
demonstrated and where infrastructure including mass transit facilities is available (or can
be made available) to accommodate impacts of increased density. Projects in excess of 11
units shall also require a conditional use permit. (Source: City of Visalia, 1996 General
Plan, Land Use Element Policy 4.1.20)

" Promote development of vacant, underdeveloped, and/or redevelopable land where urban
services are available. (Source: City of Visalia, 1996 General Plan, Land Use Element
Policy 6.1.1)

Zoning

Zoning for a Variety of Housing Types

State Housing Element Law (Government Code Section 65583(c)(1) and 65583.2(c)) requires that local
governments analyze the availability of sites that will “facilitate and encourage the development of a
variety of types of housing for all income levels, including multi-family rental housing, factory-built
housing, mobile homes, housing for agricultural employees, supportive housing, single-room occupancy
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units, emergency shelters, and transitional housing.” This section discusses the availability of sites and
relevant regulations that govern the development of the types of housing listed above and also discusses
sites suitable for redevelopment for residential use (as required by Government Code Section
65583(a)(3)) and second units.

Residential Zoning Standards

Land use controls provided in the Zoning Ordinance influence housing production in several ways. The
permitted and conditionally permitted uses in each district guide new development and provide both
developers and the public with an understanding of how vacant land will develop in the future. This
includes the density of development that will occur within a particular zone, the compatibility of planned
uses in a given area, and the range and type of buildings and uses that will be located throughout the city.

The City regulates the type, location, and scale of residential development primarily through the Zoning
Ordinance. Table 52 lists and describes the eight residential zoning districts in Visalia’s Zoning
Ordinance that allow residential development.

Table 52 and 53 also show the setback, lot coverage, and maximum height requirements for residential
zones. The existing ordinance includes side-yard setback requirements designed to ensure access to the
rear-yard for large recreation vehicles. These development standards are typical for most Central Valley
and California communities and do not pose any potential constraints to the development of affordable
housing in Visalia; however, the height restriction of 30 feet in the R-M-2 would limit development in
this zone to two stories. This could potentially limit development from achieving maximum densities in
this zone.

TABLE 52
RESIDENTIAL ZONING DISTRICTS

Visalia
2008

Minimum Total
Zoning District Code Allowed Residential Uses Lot Area (sq. ft.)
Agriculture A Agricultural zone. No more than one 871,200 (20 acres)
dwelling per a parcel
Rural Residential R-A Single-family dwellings, mobile homes, and 43,560
mobile home parks
Single-Family Residential District R-1-20 Single-family dwellings, mobile homes, and 20,000
mobile home parks
Single-Family Residential District | R-1-12.5 | Single-family dwellings 12,500
Single-Family Residential District R-1-6 Single-family dwellings 6,000
Single-Family Residential District R-1-4.5 Single-family and Multi-family dwelling 4,500
units, and mobile home
Multi-Family Residential District R-M-2 Multi-family and Multi-family dwelling 3,000
units, mobile homes and mobile home parks
Multi-Family Residential District R-M-3 Multi-family and Multi-family dwelling 1,500
units, mobile homes and mobile home parks
Planned Commercial P-C Retail, offices, services, allows residential as None
a conditional use

Source: City of Visalia Community Development Department, 2009.
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TABLE 53
RESIDENTIAL SETBACKS AND HEIGHT LIMITS
Visalia
2009
Minimum Minimum
Front Side Rear Maximum
Zone Setback Setback Setback Height
A 351t 15 ft 25 ft 35 ft.
R-A 351t 12 ft 25 ft 35 ft.
R-1-20 35 ft 10 ft 25 ft 35 ft.
R-1-12.5 30 ft 5 ft 25 ft 35 ft.
R-1-6 15 ft 5 ft 25 ft 35 ft.
R-1-4.5 15 ft 5 ft per story 20 ft 45 ft
R-M-2 15 ft 5 ft per story 25 ft 30 ft.
R-M-3 15 ft 5 ft per story 15 ft 35 ft.
P-C None None None None

Source: City of Visalia Community Development Department, 2009.

The Visalia Municipal Code does not have any development standards (e.g., density, height, setbacks,
coverage, yards, frontage) for planned commercial districts. There are eight planned commercial zones:
Convenience Commercial (CC), Neighborhood Commercial (CNC), Shopping/Office (CSO), Community
Commercial (CCM), Central Business District Retail (CDT), Regional Retail Commercial (CR), Highway
Commercial (CH), and Service Commercial (CS). According to Section 17.18.030 of the Visalia
Municipal Code, a planned development permit must be obtained for all development in all P-C zones
(i.e., CC, CN, CSO, CCM, CR, CDT, CH, CS). New residential unit or expansions, which may or may
not be associated with a commercial activity, are permitted as a conditional use in all P-C zones.

Multi-Family Rental Housing

Multi-family residential units are a permitted use in three residential zoning districts: the R-1-4.5 district
allows for 2 to 10 units per acre; the R-M-2 district allows for 10 to 15 units per acre; and R-M-3 allows
for 15 to 29 units per acre. Multi-family housing projects over 40 units in size require a Conditional Use
Permit, which could potentially act as a constraint to the development of some projects. Multi-family
developments up to 29 units per acre are allowed in non-residential zones (e.g., CDT, CS) with a
conditional use permit. Applicants can request a density greater than 30 units per acre as long as the
project is compatible with the surrounding neighborhood. However, these commercial zones lack specific
development standards residential uses which could complicate the review process.

Manufactured Housing

Manufactured housing can serve as an alternative form of affordable housing in low-density areas where
the development of higher-density multi-family residential units is not allowed.

Manufactured Homes on Lots

California Government Code Sections 65852.3 and 65852.4 specify that a jurisdiction shall allow the
installation of manufactured homes on a foundation on all “lots zoned for conventional single-family
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residential dwellings.” Except for architectural requirements, the jurisdiction is only allowed to “subject
the manufactured home and the lot on which it is placed to the same development standards to which a
conventional single-family residential dwelling on the same lot would be subject.” The architectural
requirements are limited to roof overhang, roofing material, and siding material.

The only two exceptions that local jurisdiction are allowed to make to the manufactured home siting
provisions are if: 1) there is more than 10 years difference between the date of manufacture of the
manufactured home and the date of the application for the issuance of an installation permit; or 2) if the
site is listed on the National Register of Historic Places and regulated by a legislative body pursuant to
Government Code Section 37361.

Visalia’s Municipal Code is consistent with State law. Manufactured homes that are placed on permanent
foundations are allowed in any zoning district allowing single-family homes, and multi-family housing is
allowed in residential zones allowing multi-family housing (i.e., R-1-4.5, R-M-2, and R-M-3).

Mobile Home Parks

Section 69852.7 of the California Government Code specifies that mobile home parks shall be an allowed
use on “all land planned and zoned for residential land use.” However, local jurisdictions are allowed to
require use permits for mobile home parks. Chapter 17.32 of Visalia’s Municipal Code describes the
City’s regulations of mobile home parks. According to Visalia’s Municipal Code, mobile homes may be
placed on individual lots in all single-family residential zones except on lots located within the city
historic preservation district. Mobile homes must be attached to a foundation system in compliance with
all applicable building regulations and subject to review including consideration of roof overhang, roofing
material, and siding material to assure aesthetic compatibility with traditional single-family housing
structures.

Farmworker Housing

The provisions of Section 17020 (et seq.) of the California Health and Safety Code relating to employee
housing and labor camps supersede any ordinance or regulations enacted by local governments. Such
housing is allowed in all jurisdictions in California pursuant to the regulations set forth in Section 17020.
Section 17021.5(b) states, for example:

“Any employee housing providing accommodations for six or fewer employees shall be deemed a
single-family structure with a residential land use designation for the purposes of this section. For
the purpose of all local ordinances, employee housing shall not be included within the definition of a
boarding house, rooming house, hotel, dormitory, or other similar term that implies that the
employee housing is a business run for profit or differs in any other way from a family dwelling. No
conditional use permit, zoning variance, or other zoning clearance shall be required of employee
housing that serves six or fewer employees that is not required of a family dwelling of the same type
in the same zone.”

Section 17021.6, concerning farmworker housing, states that:

“no conditional use permit, zoning variance, or other zonming clearance shall be required of
employee housing that serves 36 or fewer employees and is not required of any other agricultural
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activity in the same zone.”

Visalia’s Municipal Code defines farm labor housing as: “living quarters, including dwellings with
sleeping accommodations and dining facilities, maintained for occupancy by persons employed
principally in farming and related pursuits on land owned, leased or rented by the owner, lessee, or tenant
of the site on which the farm employee housing is located; excepting a labor camp or trailer park.” The
Code does not prohibit or constrain the provision of farm labor housing. Farm labor and employee
housing is treated like any other single-family home or group housing project, depending on the type of
development. Farm employee housing is allowed in agricultural districts, incidental to a permitted or
conditional use.

Emergency Shelters

SB 2, passed in 2007 and in effect as of January 1, 2008, amended State housing law (California
Government Code Sections 65582, 65583, and 65589.5) regarding shelter for homeless persons. This
legislation requires local jurisdictions to strengthen provisions for addressing the housing needs of
homeless persons, including the identification of a zone or zones where emergency shelters are allowed as
a permitted use without a conditional use permit.

California Health and Safety Code Section 50801(e) defines “emergency shelters” as:

“housing with minimal supportive services for homeless persons that is limited to occupancy of
six months or less by a homeless person. No individual or household may be denied emergency
shelter because of an inability to pay.”

The new legislation added provisions to State housing law (Section 65583(a)(4)(A)) that require local
governments to identify:

“a zone or zones where emergency shelters are allowed as a permitted use without a conditional
use or other discretionary permit. The identified zone or zones shall include sufficient capacity to
accommodate the need for emergency shelter identified in paragraph (7), except that each local
government shall identify a zone or zones that can accommodate at least one year-round
emergency shelter. If the local government cannot identify a zone or zones with sufficient
capacity, the local government shall include a program to amend its zoning ordinance to meet the
requirements of this paragraph within one year of the adoption of the housing element. The local
government may identify additional zones where emergency shelters are permitted with a
conditional use permit. The local government shall also demonstrate that existing or proposed
permit processing, development, and management standards are objective and encourage and
facilitate the development of, or conversion to, emergency shelters.”

The provisions go on to discuss that emergency shelters “may only be subject to those development and
management standards that apply to residential or commercial development within the same zone” along
with a list of exceptions that may be made. Local governments that already have one or more emergency
shelters within their jurisdiction or “pursuant to a multijurisdictional agreement” that accommodates that
jurisdiction’s need for emergency shelter are only required to identify a zone or zones where new
emergency shelters are allowed with a conditional use permit.
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Under the current (2009) Municipal Code, emergency shelters are allowed in the Multi-Family
Residential (R-M-2 and R-M-3), Central Business District (CDT), Light Industry (I-L), and Heavy
Industry (I-H) zones as a conditional use.

The conditional use permit (CUP) process has been used to ensure that the size of the site and its
improvements are sufficient to accommodate the number of persons expected to be residing at the site and
to ensure that there will be an acceptable level of site maintenance and upkeep. The CUP process has not
acted as a constraint to the development of emergency shelters or transitional housing facilities in Visalia.
The City has approved two Visalia Rescue Mission emergency shelters without any overly restrictive
conditions. However, since the City of Visalia’s Municipal Code does not allow emergency shelters
without a conditional use permit in any zone, the City does not meet the new State requirements
established by SB 2.

To ensure compliance with State law, the City has included Program 1.8, which states that the City will
amend the Zoning Code use matrix to allow emergency shelters “by right” (i.e., as a permitted use,
without discretionary approval) in the IL zone. There are currently (2009) about 75 acres of vacant land
in this zone, with a variety of parcel sizes. Parcel sizes generally break down as follows:

B Less than 0.5 acres: 51 parcels
" 0.5-1 acres: 49 parcels

B 1-5acres: 29 parcels

B 5-20 acres: 1 parcel

" Larger than 20 acres: 2 parcels

While the IL zone is an industrial zone, it is relatively close to services such as food, parks, social
services, and schools. The IL zone emphasizes low-intensity research and development, warehousing,
and limiting manufacturing. It is not a heavy industrial zone. The zone also permit other compatible uses
such as restaurants, fast food restaurants, medical clinics, churches and other religious institutions, and
residential units associated with a commercial activity. There is abundant land in this zone with adequate
infrastructure to support new development, and land costs are generally lower in this zone than in
commercial or residential zones. There are several vacant or available industrial buildings in this zone
that could be converted to emergency shelters. For example, the Olive Plant Warehouse on Tulare
Avenue at Bridge Street and several service commercial buildings, approximately 5,000 square feet on
average, along Pershing Avenue near Shirk Road. The Zoning Code currently (2009) allows emergency
shelters in this zone with a conditional use permit.

Transitional Housing

While SB 2 added specific new requirements for local governments to meet in terms of planning for
emergency shelter facilities, Government Code Section 65583(a)(5) also states that “transitional housing
and supportive housing shall be considered a residential use of property, and shall be subject only to those
restrictions that apply to other residential dwellings of the same type in the same zone.”

Transitional housing is designed to assist homeless individuals and families in moving beyond emergency
shelter to permanent housing. California Health and Safety Code Section 50675.2(h) defines “transitional
housing” and “transitional housing development” as:
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“buildings configured as rental housing developments, but operated under program requirements
that call for the termination of assistance and recirculation of the assisted unit to another eligible
program recipient at some predetermined future point in time, which shall be no less than six
months.”

According to Section 5116 (“Zoning Preemption”) of the California Welfare and Institutions Code
(Zoning of Homes or Facilities for Mentally Disordered, Handicapped Persons, or Dependent and
Neglected Children), transitional housing is considered a residential use if there are no more than six
residents. For transitional housing facilities that do not involve group living, location of transitional
housing facilities is subject to the same land use regulations as other housing developments of similar
type, size, and density. Transitional housing for 6 or fewer persons is a permitted use in all zoning
districts in the city. Transitional housing is also permitted in all commercial and industrial zones except
C-S for 7 to 12 persons; it requires a conditional use permit for more than 13 persons. Base on these
regulations, the City of Visalia complies with State law.

Supportive Housing

Supportive housing is permanent rental housing linked to a range of support services designed to enable
residents to maintain stable housing and lead fuller lives. Typically, a part of the housing is targeted to
people who have risk factors such as homelessness, or health challenges such as mental illness or
substance addiction. Supportive housing comes in all shapes and sizes. It could be a renovated motel
offering furnished single-room occupancy (SRO) apartments; a multi-family development where tenants
with disabilities live alongside other families with low incomes; a small, more service-intensive building;
or scattered-site apartments. Whatever the configuration, all of the housing allows tenants to access
support services that enable them to live as independently as possible.

California Health and Safety Code Section 53260(c) defines “supportive housing” as:

“housing with no limit on length of stay, that is occupied by the target population, and that is
linked to onsite or offsite services that assist the tenant to retain the housing, improve his or her
health status, maximize their ability to live and, when possible, to work in the community. This

’

housing may include apartments, single-room occupancy residences, or single-family homes.’

Section 5116 (“Zoning Preemption™) of the California Welfare and Institutions Code (Zoning of Homes
or Facilities for Mentally Disordered, Handicapped Persons, or Dependent and Neglected Children)
states:

“Pursuant to the policy stated in Section 5115, a state-authorized, certified, or licensed family
care home, foster home, or group home serving six or fewer mentally disordered or otherwise
handicapped persons or dependent and neglected children, shall be considered a residential use
of property for the purposes of zoning if such homes provide care on a 24-hour-a-day basis. Such
homes shall be a permitted use in all residential zones, including, but not limited to, residential
zones for single-family dwelling.”

The Visalia municipal code permits 24-hour care facilities for 6 persons or fewer in all residential zones.
The City complies with State law for the provision of supportive housing.
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Second Units

A second unit is an additional self-contained living unit, either attached to or detached from the primary
residential unit on a single lot. It has cooking, eating, sleeping, and full sanitation facilities. Second
dwelling units can be an important source of affordable housing since they can be constructed relatively
cheaply and have no associated land costs. Second units can also provide supplemental income to the
homeowner, allowing the elderly to remain in their homes or moderate-income families to afford houses.

To encourage establishment of second units on existing developed lots, State law requires cities and
counties to either adopt an ordinance based on standards set out in the law authorizing creation of second
units in residentially-zoned areas, or where no ordinance has been adopted, to allow second units on lots
zoned for single-family or multi-family use that contain an existing single-family unit subject to
ministerial approval (“by right”) if they meet standards set out by law. Local governments are precluded
from totally prohibiting second units in residentially-zoned areas unless they make specific findings
(Government Code, Section 65852.2).

In the City of Visalia second units are a permitted use in all single-family residential zoning districts (i.e.,
A, RA, and R-1). The Zoning Code limits the construction of second units to lots with an area of 6,000
net square feet or larger, requires that the floor area of second units not exceed 850 square feet or 30
percent of the main dwelling unit, whatever is greater, and shall be used as an accessory to the primary
building. The same residential development standards, including setbacks, height limits, and maximum
lot coverage apply to second units. The City of Visalia meets State requirements for second units.

According to the City of Visalia, there have been about 35 second units (an average of 7 units per year)
constructed since 2004.

Single-Room Occupancy Units

Single-room occupancy (SRO) units can provide affordable private housing for lower-income individuals,
seniors, and persons with disabilities. An SRO unit usually is small, between 200 to 350 square feet.
These units can serve as an entry point into the housing market for formerly homeless people.

The Visalia Zoning Ordinance does not define SROs. However, SROs would be considered “residential
motels,” that fall into the category of “boarding houses and transient occupancy facilities” and are
allowed as a conditional use in R-M-2, R-M-3, and all commercial and industrial zones, except C-DT.

Growth Controls/Growth Management

The City of Visalia has adopted growth management policies that are based upon the adoption of three
Urban Development Boundaries that identify which lands may be developed and when the lands will be
eligible to be developed. The boundaries are referred to as Urban Development Boundaries for a
population of 98,700, 129,000, and 165,000. The boundary that the City is currently operating within is
also usually referred to as the current Urban Development Boundary.

Since 1975, Visalia has used a vacancy or "flexibility factor" of 30 percent to help determine future
residential urban land demand. Residential land supply needs are therefore calculated at 130 percent of
actual or projected developed property. This 'flex' factor accounts for variables, such as property owner
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preferences for non-urban uses, legal complications making land unavailable for immediate development,
price competition, and contingency for higher than projected growth rates. The flexibility factor ensures
that the boundaries serve their intended purpose of directing the location of growth without actually
constraining growth.

Land Use Element policies assume the boundaries are in 10-year increments, but call for the boundaries
to be amended based on combined thresholds of population and the amount of land that has been used
inside the boundaries (“build-out”). Allowing the boundaries to be expanded based on achieving the
thresholds rather than scheduling the amendment to occur in a certain year allows the change to be
responsive to the actual development needs that occur in the community, when they occur. When the
thresholds of build-out are met, then growth is allowed to occur in the next boundary. For example, the
City allowed growth only within the 98,700 population boundary from 1991 to 2003. In December 2003
the thresholds for expansion were met and since December 2003 growth has been allowed within the
larger 129,000 population boundary. When the build-out and population thresholds are met in this
boundary, growth will then be allowed within the 165,000 population boundary. This program is planned
to allow growth to 2020, when it is projected that the City’s population will be around 165,000 persons.

The number of dwelling permits that is allocated under the growth management policies is sufficient to
meet the projected housing needs in the city as identified in the Regional Housing Needs Allocation. In
addition, affordable housing units are exempt from the growth cap. The Growth Management Ordinance
is not a constraint in meeting the projected housing needs for existing and future Visalia residents.

Building Codes

Building codes and their enforcement influence the style, quality, size, and costs of residential
development. Such codes can increase the cost of new housing construction and impact the feasibility of
rehabilitating older properties that must be upgraded to current code standards. In this manner, building
codes and their enforcement can act as a constraint on the supply of housing and its affordability.

The City of Visalia has adopted the 2007 California Building Code (CBC) based on the 2006
International Building Code. Visalia has not amended the CBC requirements, nor added its own
requirements. The minimum requirements of the CBC and other model codes may have added to the cost
of housing over the years. However, governmental agencies at all levels as well as organizations
representing building officials have decided that these requirements are necessary to achieve a minimum
level of health and safety.

The City’s building codes are consistent with the codes applied in other jurisdictions throughout
California and do not negatively impact the construction of affordable housing.

Processing and Permit Procedures

Similar to other jurisdictions, the City has several procedures it requires developers to follow for
processing development entitlements and building permits. Although the permit approval process must
conform to the Permit Streamlining Act (Government Code Section 65920 (et seq.)), housing proposed in
the city is subject to one or more of the following review processes: environmental review, zoning,
subdivision review, and building permit approval.
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Many of the City’s review procedures are handled at the staff level. For example, site plan and design
review, minor zone modifications, and variances are conducted by the Community Development Director,
except when the site plan is part of a larger project that requires Planning Commission Review.

When a project is exempt from CEQA review, use permit applications are reviewed and acted upon by the
planning director. If a use permit is not exempt from CEQA review, then the use permit application is
reviewed and acted upon by the Planning Commission. Table 54 shows permitted and conditionally
permitted residential uses by zoning district in Visalia.

TABLE 54
PERMITTED AND CONDITIONALLY PERMITTED RESIDENTIAL USES
Visalia
Residential Use Type R-A | R1-20 | R-1-12.5 | R1-6 | R-1-4.5 | R-M-2 | R-M-3

Multi-Family Apartments' - - - - P’ P’ P’
Community Care Facility (6 people or less) P P P P P P P
Community Care Facility (more than 6 people) | C C C C P P P
Condominium, Townhouse Style - - - - P P P
Condominium, Apartment Style - - P P P
Duplex - c’ c c’ p P P
Convalescent Care Facilities (not including C C C C P P P
psychiatric, drug abuse and alcoholism cases.)

Convalescent Care Facilities - - - - C C C
Secondary Residential Units P P P P P - -
Senior Citizen Housing Development - C C C C C C

Notes: P = permitted use; C = conditionally permitted use

! Expansion or reconstruction of legally existing multiple-family units allowed in all zones if number of units does not increase.
2 Multi-family dwellings are permitted uses only on projects up to 40 units, more than 40 units requires a conditional use permit.
*Duplexes permitted on corner lots only.

Source: Visalia Municipal Code: Title 17 Zoning

Residential uses are allowed in all zoning designations with a Conditional Use Permit on a case-by-case
basis; however, development standards currently are not specified in the City’s Municipal Code for
residential units located outside of areas zoned for residential uses. For example, the Oak Meadows
senior housing facility was constructed on an infill site within the downtown core of Visalia.

For conditional use permits, the decision-making authority may approve or conditionally approve an
application for a use permit if it finds all of the following:

®  The proposed use is consistent with the goals and policies of the General Plan and any
applicable specific plan;
®  The proposed use is consistent with the purpose of the applicable district or districts;

®  The proposed use is listed as a use subject to a use permit in the applicable zoning district or
districts or a use determined to be similar to a listed conditional use;
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®  The proposed use meets the minimum requirements of the Zoning Code applicable to the use
and complies with all other applicable laws, ordinances and regulations of the city and state;
and

®  The proposed use will not be materially detrimental to the health, safety and welfare of the
public or to property and residents in the vicinity.

Currently (January 2009), the City requires a Conditional Use Permit (CUP) for all projects over 40 units
in size. The conditional use permit process involves a review by City Staff of the proposed development
to ensure that it meets City standards and policies, including the policies of the Housing Element. A
public hearing is held before the Planning Commission. The site plan review and conditional use permit
process allow the City to ensure that the site is effectively and efficiently served by water, sewer, solid
waste pick-up, fire and police protection, and other city services. The process also ensures that the
approved development is appropriately integrated into the existing neighborhood. None of the conditions
placed on the project have served as an impediment to development nor substantially increased the price
of housing. For instance, in 2005 the City approved a CUP for a 146 multi-family residential units in the
High Density Residential (R-M-3) zone on approximately seven acres (i.e., Quail River Apartments). The
City required the following conditions: review and approval of the landscaping and irrigation plans by the
City as a part of the building permit package, modification of a cul-de-sac to provide a typical street
character along the street through the use of landscape islands, routinely maintaining an existing vinyl
fence along the property line, and consistency with city codes and ordinances.

The processing time for projects in the City of Visalia varies based upon the type of activity involved. If
a negative declaration is required under the California Environmental Quality Act, there is a mandatory
review period. Following Planning Commission approval, there is a 10-day appeal period. Finally, the
developer must submit detailed plans to the City’s Building and Safety Division to ensure compliance
with the building code. Combined, these items can easily add up to several months. In order to avoid
project delays, Planning Division staff works with developers throughout the process, presenting options
such as reducing plan check time by working with building officials early on to ensure that plans meet
code requirements when they are submitted.

Processing and permit procedures do not constitute a development constraint in Visalia. However, the
City could consider amending the Zoning Code to reflect a policy of streamlining the permit process for
affordable housing projects as an incentive for the development of affordable housing.

Development Fees and Other Exactions

The City collects various fees from developers to cover the costs of processing permits, environmental
review, building inspections, and capital improvements. Certain residential projects that require General
Plan amendments, zoning code changes, or other planning-related functions require fees in addition to
those listed above. Some of these typical fees are summarized in Table 55.

Building permit and planning fees are the method the City uses to defray the cost of the Planning and
Building Departments. These fees can impact the cost of constructing affordable housing. Basic
planning and building fees for the City of Visalia are listed below. Building permit fees are based on the
square footage of the property, and multi-family apartment complexes cost less per square foot to inspect
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than single-family unit. The building and planning fee rate for a “typical” multi-family and single-family

is difficult to define, but Table 55 estimates comparable costs.

The City collects development impact fees in accordance with California Government Code Sections
66000-66025 for the provision of services such as water, sewers, and storm drains. These fees are
generally assessed based on the number of units in a residential development. When raising fees, the City

complies with applicable provisions of the government code.

TABLE 55
TYPICAL PLANNING AND DEVELOPMENT FEES

Visalia
July 1, 2009

Single-Family Unit

Multi-Family Unit

Fees (Low-Density)" (High-Density)?
Development Impact Fees
Park Acquisition and Fee $1,496.70 $1,318.06
Park Development Fee $1,718.74 $1,513.60
Public Facility Impact Fee $466.49 $414.70
Sewer Main Facilities Connection Charge (to City sewer sys‘[em)3 - $203
Trunk Line Capacity Charge $646.87 $365.85
Treatment Plant Connection Capacity Charges $641.44 $641.44
Storm Drainage Fee" $670.25 $199.52
($2,681.54/ac) ($4,988/ac)
Waterway Acquisition Fee $616.50 $183.52
($2,466/ac) ($4,588/ac)
Transportation Impact Fee $4,803 $3,373
Police Facilities Fee $354.44 $243.13
($1,417.74/ac) ($6,078.16/ac)
School Impact Fees’ $5,055 $2,696
Fire Facilities Fee $387.42 $61.99
($1,549.68/ac) ($1,549.68/ac)
Subtotal per Unit 316,857 811,214
Planning Fees
Conditional Use Permit - $72
Tentative Subdivision Map $129 -
Plan Check (part of building permit fee) $165 $297
Inspection (part of building permit fee) $1,110 $414
Fire Plan - $58
Parking Lot Inspection Fee - $140
Subdivision Improvement Plan Check and Inspection $142 -
Final Subdivision Filing Fee $30 -
Construction Permit Fee $60 §52
Subtotal per Unit 81,801 31,033
TOTAL PER UNIT $18,493 $12,247

'Single-family fees based on a low-density, 1,500 square foot (living area) single-family, single-story detached entry level home
with three bedrooms, two full baths, and an attached two-car garage (400 square feet) on a 0.25 acre lot in a subdivision of 50

single-family homes.

*Multi-family fees based on a 50-unit multi-family development on 2 acres with an average unit size of 800 square feet and total

building square footage of 45,000.

3 Sewer connection fee generally does not apply to single-family tract homes since. For multi-family project, assumes 290 feet of

sewer line at $35 per liner foot for a total project cost of $10,170.

* Storm Drainage and Water Acquisition fees are on a per-parcel basis
3$3.37per square foot.

Sources: City of Visalia; Visalia Unified School District
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The estimated cost of development impact fees and planning fees is $18,493 per single-family unit and
$12,247 per multi-family unit. The City of Visalia’s development impact and planning fees are similar, if
not less than, those of surrounding jurisdictions and do not represent a significant constraint to the
production of affordable housing.

On/Off Site Improvement Requirements

On/off-site improvement standards establish infrastructure or site requirements to support new residential
development such as streets, sidewalks, water and sewer, drainage, curbs and gutters, street signs, park
dedications, utility easements and landscaping. While these improvements are necessary to ensure that
new housing meets the local jurisdiction’s development goals, the cost of these requirements can
represent a significant share of the cost of producing new housing.

The City has residential development requirements for residential streets, sidewalks, solar access,
landscaping, walls, street lighting, and parking. The City adopted these standards to ensure that minimum
levels of design and construction quality are maintained and adequate levels of street and facility
improvements are provided.

While many of the City’s development standards are similar to those in other jurisdictions, there may be
some standards that exceed the level necessary to ensure adequate circulation and parking, drainage,
environmental protection, and protection from visual nuisances. The City’s standards are summarized
below. The standards included in this summary are those with the greatest potential to affect housing
costs.

Residential Streets (widths, curbs, gutters, and sidewalks): Chapter 16.12.010 of the Visalia
Municipal Code describes the development standards for streets in residential subdivisions. The City
requires the following rights-of-way for streets:

®  Divided arterial streets: at least 110 feet wide;

®  Undivided arterial streets: at least 84 feet wide;

B Collector streets/local streets: at least 56 feet wide;

®  Minor loop streets: at least 52 feet wide;

B Cul-de-sac streets: at least 52 feet wide;

®  Frontage roads: at least 50 feet wide; and

B Residential alleys: minimum dedicated width of 20 feet.

The City requires full-width street improvements including curb, gutter, matching paving, and parking
lanes. Curbs and gutters are required to be installed at all grades for all locations for any site within a
subdivision. Sidewalks are also required except on double fronting lots, where sidewalks are only
required along one frontage, and for a corner lot where a fence or wall is constructed along the street-side
lot line.

Parking: Since off-street parking often requires large amounts of land, parking requirements are one of
the development standards that can most negatively impact the development of affordable housing. Off-
street parking requirements increase the cost of development, limiting the funds available for providing
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housing. Most municipalities have adopted parking standards that exceed the actual parking needs of the
population.

Visalia’s off-street parking standards for residential uses are summarized in Table 56. The City requires
two parking spaces (one covered) per single-family unit. For multi-family units, 1.5 parking spaces per
unit is required except under the following conditions:

B Senior citizen multi-family housing development requires one parking space per unit; and

®  Planning Commission has the authority to require an additional 0.25 parking spaces per unit
for guest parking if on-street parking is not available to provide the 0.25 spaces, more than
50 percent of the units are 2 or 3 bedroom units, or the development does not require
planning commission review.

TABLE 56
REQUIRED OFF-STREET PARKING SPACES
Visalia
Residential Use Parking Requirements
Single-family dwelling 2 spaces (one covered) for each dwelling

Townhouses, condominiums, and apartments 1.5 spaces for each dwelling

Senior citizen multi-family housing 1 space for each dwelling

Source: Visalia Municipal Code, Chapter 17 Zoning, Section 17.34.020 Required parking spaces.

The City allows for reduced parking standards for other types of uses. For example group homes are
required to provide one parking space for every three beds. The Municipal Code does not specify any
reductions in parking spaces for affordable housing projects.

Other Improvements: Section 16.36 of the Visalia code requires that storm drains, water mains, fire
hydrants, and fire department access must be provided at the expense of the subdivider. Connections to
existing city sewer system must be provided for each lot in a subdivision. In addition, street lights must
be installed at a minimum on all arterial roadways at intervals of 220 feet for along both sides, and local
roadways must have street lights at intersections. The City does not have landscaping, circulation
improvement, or level of service requirements associated with subdivisions.

Off-site requirements can be considered regulatory barriers to affordable housing if the jurisdiction
determined requirements are greater (and hence, more costly) than those necessary to achieve health and
safety requirements in the community. While Visalia’s standards are similar to other jurisdictions, the
City offers modified residential standards for affordable housing (i.e., from one to 120 percent of the area
median income); infill development (e.g., single vacant lots, underutilized lots); or lots that are difficult to
develop because of size, shape, or vicinity. The modified residential standards also allow for substantial
aesthetic and/or functional improvement over what is permitted by the underlying residential zone. In
Section 17.30.280, Article 6, Modified Residential Standards, the City permits a variation of front yard
setbacks to provide more interesting streetscape options and allows flexibility in side yards to permit
different groupings of units. The modified standards ensure that design features achieve the intent of
conventional R-1-6 standards of privacy, open space, adequate parking and compatibility with
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neighborhood, as well as, or better than, the standards themselves. The density of sites approved under
modified standards cannot exceed the density allowed under the underlying zone. The modified standards
cannot be applied in the R-1-4.5 zone. The City of Visalia subdivision regulations for off-site
improvements are similar to other jurisdictions, and do not present a constraint to the development of
affordable housing. In addition, the City offers flexibility for affordable projects that serves to reduce the
number and type of requirements and encourages aesthetic and/or functional improvements over what is
permitted.

Open Space and Park Requirements

Open space and park requirements can decrease the affordability of housing by increasing developer fees
and/or decreasing the amount of land available on a proposed site for constructing units. Chapter 12.36 of
Visalia’s Municipal Code describes open space and park requirements. All housing units constructed in
the city must pay a park acquisition and improvement fee to fund the development of neighborhood and
community parks. As of January 2009, the combined park acquisition and development fee is $3,214 per
single-family unit and $2,831 per multi-family unit.

The park dedication requirement, the park improvement fees, and the open space requirements do not
represent excessive constraints on residential development.

Density Bonus

A density bonus is the allocation of development rights that allows a parcel to accommodate additional
square footage or additional residential units beyond the maximum for which the parcel is zoned. On
January 1, 2005, SB 1818 revised California’s density bonus statutes by reducing the number of
affordable units that a developer must provide in order to receive a density bonus. The bill also increased
the maximum density bonus to 35 percent. The new minimum affordability requirements are as follows:

B The project is eligible for a 20 percent density bonus if at least 5 percent of the units are
affordable to very low-income households, or 10 percent of the units are affordable to low-
income households; and

B The project is eligible to receive a 5 percent density bonus if 10 percent of for-purchase units
are affordable to moderate-income households.

The law also established a sliding scale, which determines the additional density that a project can
receive. A developer can receive the maximum density bonus of 35 percent when the project provides
either 10 percent very low-income units, 20 percent low-income units, or 40 percent moderate-income
units. In 2005, SB 435 was passed. This legislation served to clarify California’s density bonus law by
explaining that a project can only receive one density bonus.

Prior to SB 1818 and SB 435, jurisdictions were required to grant one incentive, such as financial
assistance or development standard reductions, to developers of affordable housing. The new laws require
that cities and counties grant more incentives depending on the percentage of affordable units developed.
Incentives include reductions in zoning standards, reductions in development standards, reductions in
design requirements, and other reductions in costs for developers. Projects that satisfy the minimum
affordable criteria for a density bonus are entitled to one incentive from the local government. Depending
on the amount of affordable housing provided, the number of incentives can increase to a maximum of
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three incentives from the local government. If a project utilizes less than 50 percent of the permitted
density bonus, the local government must provide an additional incentive.

Additionally, the new laws provide density bonuses to projects that donate land for residential use. The
donated land must satisfy all of the following requirements:

®  The land must have general plan and zoning designations which allow the construction of
very low-income affordable units as a minimum of 10 percent of the units in the residential
development;

®  The land must be a minimum of one acre in size or large enough to allow development of at
least 40 units; and

®  The land must be served by public facilities and infrastructure.

SB 1818 also imposes statewide parking standards that a jurisdiction must grant upon request from a
developer of an affordable housing project that qualifies for a density bonus. The developer may request
these parking standards even if they do not request the density bonus. The new parking standards are
summarized in Table 57. These numbers are the total number of parking spaces including guest parking
and handicapped parking.

TABLE 57
STATEWIDE PARKING STANDARDS FOR
AFFORDABLE HOUSING

California
Number of Number of On-Site
Bedrooms Parking Spaces
0 to 1 bedroom
2 to 3 bedrooms 2
4 or more bedrooms 2

Source: Goldfarb & Lipman, LLC., SB 1818 Q & A, 2007.

The Visalia Zoning Ordinance will grant a 25 percent density bonus over the housing unit density allowed
by the existing zoning if the developer agrees to meet one of the following conditions:

B Atleast 20 percent of the units are for low-income households;
B Atleast 10 percent of the units are for very low-income households;

A developer who agrees to construct both 20 percent of the total units within a housing development for
low-income households and ten percent of the total units for very low-income households is entitled to
only one density bonus and at least one additional concession or incentive identified in Section
17.32.220(B). The City offers incentives including: a reduction in site development standards or a
modification of zoning code requirements (e.g., reduction in setback and square footage requirements or
in parking space requirements); approval of mixed-use zoning; other regulatory incentives or concessions
which result in identifiable cost reductions. The City does not provide direct financial incentives or
publicly-owned land for the housing development, or waive fees or dedication requirements. Table 58
describes the differences between City of Visalia requirements and State Law:
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TABLE 58
SB 1818 DENSITY BONUS REQUIREMENTS

California and Visalia

2009
State Law Visalia
Percent Units Density Bonus Percent Units
by Income by Income Density
Group Minimum | Maximum Group Bonus
10% Very Low - 35% 10% Very Low 25%
20% Low - 35% 20% Low 25%
40% Moderate - 35% - -
5% Very Low 20% - - -
10% Low 20% - - -
10% Moderate 5% - - -

Source: Mintier Harnish, 20009.

While the City of Visalia offers a density bonus program for developers that are willing to build
affordable housing, it needs to update Title 17.32, Article 2 (Density Bonuses and Other Incentives), to
allow for a maximum density bonus of 35 percent to be consistent with SB 1818.

Article 34

Article 34 of the State Constitution requires voter approval for specified “low rent” housing projects that
involve certain types of public agency participation. Generally, a project is subject to Article 34 if more
than 49 percent of its units will be rented to low-income persons. If a project is subject to Article 34, it
will require an approval from the local electorate. This can constrain the production of affordable
housing, since the process to seek ballot approval for affordable housing projects can be costly and time
consuming, with no guarantee of success.

The provisions of Article 34 allow local jurisdictions to seek voter approval for “general authority” to
develop low-income housing without identifying specific projects or sites. If the electorate approves
general parameters for certain types of affordable housing development, the local jurisdiction will be able
to move more quickly in response to housing opportunities that fall within those parameters.

Potential Non-Governmental Constraints

The availability and cost of housing is strongly influenced by market forces over which local
governments have little or no control. Nonetheless, State law requires that the Housing Element contain a
general assessment of these constraints, which can serve as the basis for actions to offset their effects.
The primary non-governmental constraints to the development of new housing in Visalia can be broken
into the following categories: availability of financing and development costs.

All resources needed to develop housing in Visalia are subject to the laws of supply and demand, meaning
that these resources may not always be available at prices which make housing development attractive.
Thus, cost factors are the primary non-governmental constraints upon development of housing in Visalia.
This is particularly true in the case of housing for low- and moderate-income households, where basic
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development cost factors such as the cost of land, required site improvements, and basic construction are
critical in determining the income a household must have in order to afford housing.

Availability of Financing

Financing has historically been available for credit-worthy projects, with interest rates determined largely
by the monetary policy of the Federal Reserve Board. Beginning in the 1990s, rising housing values and
a growing housing industry boosted investor and homebuyer portfolios and contributed to a sense of
security that encouraged continued investment in the housing market. Alternative mortgage products
increased the number of homebuyers, especially investors who purchased single-family homes as non-
primary residences. Virtually every business or profession related to homes sales, construction,
mortgages, and titles had increased business opportunities during this period.

The use of alternative or “creative” mortgage products, such as graduated payment mortgages, variable
and adjustable rate mortgages, interest-only loans, “stated income” loans with no income verification, and
zero down payment loans allowed consumers to purchase high-priced housing without the qualifications
required by a traditional loans, such as sufficient income level. These mortgage products increased
homeownership rates—a goal of affordable housing advocates. Even during periods of higher interest
rates, homeownership and home sales increased.

Starting in 2006, home prices in Visalia and throughout California began to level off and then declined for
both new and existing homes (see Figure 5). The subprime mortgage crisis precipitated when borrowers
who purchased homes found that they owned more on their homes than their homes were worth. The
mortgage market collapse also impacted borrowers with “jumbo” loans, relatively large loans that are not
Federally backed. A jumbo mortgage is a loan amount above conventional conforming loan limits set by
Fannie Mae and Freddie Mac, Federally-chartered financial institutions that purchase the bulk of
residential mortgages in the U.S. Resets of interest rates and mortgage payments in the subprime
mortgage market have resulted in huge waves of foreclosures.

Each month the number of subprime mortgages in default increases. Visalia and the other jurisdictions in
Tulare County are some of the areas hardest hit by this problem. Housing prices have fallen so
dramatically that the housing market has basically collapsed back to 2003 levels. However, tightening of
loan underwriting practices has not permitted low-income homebuyers to take advantage of lower house
prices. As a direct result of the credit collapse, stricter mortgage industry standards also require larger
down-payments when purchasing a home.

Due to the current financial condition of the national and international banking system, it is not possible
to forecast what will happen to interest rates during this Housing Element planning period. If interest
rates rise, not only will it make new construction more costly (since construction period loans are short
term and bear a higher interest rate that amortized mortgages), but it will also lower the sales price that
buyers can afford to pay.

Fannie Mae estimates that up to 50 percent of all borrowers with a subprime loan could have qualified for
a lower-cost prime loan. As of October 2008, the California Attorney General settled with Bank of
America and their subsidiary, Countrywide Loan, to refinance 400,000 subprime loans.
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The U.S. Census American Community Survey provides data at the county-level regarding overpayment.
During 2007, 43.8 percent of homeowners in Tulare County spent more than 30 percent of their gross
income on housing costs compared to 14 percent of renters (U.S. Census, American Community Survey,
2007). The high percentage of homeowners spending a disproportionate percentage of income on
housing, combined with a large number of troubled subprime loans suggests that homebuyers in Tulare
County will continue to face challenges in affordable housing, and the assumption that homeownership is
a more affordable option will continue to be challenged.

Development Costs

Land Costs

Costs associated with the acquisition of land include both the market price of raw land and the cost of
holding the property throughout the development process. Land acquisition costs can account for over
half of the final sales price of new homes in small developments and in areas where land is scarce.

The main determinant of land value is market demand. During the housing boom, raw residential land
(without site improvements) received upwards of $200,000 per acre in Visalia. During the current market
recession (2009), the value of land has declined as home building continues to slow. According to many
local housing developers, 2009 residential land costs have dropped down to 2002-2003 levels. The
general consensus among home builders in Visalia is that raw residential land costs are between $35,000
and $45,000 per acre depending on location.

Site Improvement Costs

Upon securing the raw land, a residential developer would have to make certain site improvements to
“finish” the lot before a home could actually be built on the property. Such improvements include
connections to existing utility systems, rough grading, construction of streets, installation of water and
sewer lines, and construction of curbs, gutters, and sidewalks. Site improvement costs for a single-family
home in Visalia were estimated as ranging between $25,000 and $35,000 per lot.

Development Impact and Planning Fees

As previously discussed in the section on Development Fees and Exactions, the City collects various fees
from developers to cover the costs of processing permits and providing necessary services and
infrastructure. The development impact fees vary on a case-to-case basis but for the purposes of this
discussion, it is estimated that fees for a single-family home would be $18,493 and $12,247 for a multi-
family unit (refer to Table 55).

Construction Costs

Housing construction costs can act as a constraint to the affordability of new housing. However, the cost
of construction varies with the type, size, location, and amenities of the development. “Entry-level”
homes have fewer amenities than other higher priced units. According to a local developer, an entry-
level, 1,500 square foot, three-bedroom, two-bath home costs $45 to 55 per square foot to build, totaling
$67,500 to $82,500 in construction costs. Middle income homes average $55 to $60 per square foot,
which amounts to $90,000 in construction costs at $60 per square foot. Generally wood-frame
construction at 20 to 40 units per acre is the most cost-efficient method of residential development. The
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increased use of prefabricated factory-built or manufactured housing, which is permitted in all residential
districts throughout the city (consistent with California State law), may provide for even lower-priced
housing by reducing construction and labor costs.

Despite the foreclosure crises, a handful of projects are moving forward in the city. From January to
March 2009, 113 building permits for new single-family attached and detached units have been pulled
with March showing the most activity (i.e., 50 building permits). While this is far below the average
number of building permits pulled during the past five years (e.g., in 2005 an average of 110 building
permits were pulled every month) it indicates that there is still some level of construction occurring in the
city.

There is little that the City can do to mitigate the impacts of high construction costs except by avoiding
local amendments to uniform building codes that unnecessarily increase construction costs without
significantly adding to health, safety, or construction quality. Because construction costs are similar in
the City to those in other Central Valley areas, the cost of construction is not considered a major
constraint to housing production.

Total Housing Development Costs

High construction costs coupled with high land costs make it difficult for private sector developers to
provide housing for lower-income residents. Subsidies, incentives, and other types of financial assistance
are available to private sector developers to bridge the gap between actual costs of development and the
sale price of affordable housing.

As shown in Table 59, the total of all housing development costs discussed above for a typical entry-level
single-family home (1,500 square feet on at 0.25 acre lot) is $127,500 to $160,000, including site
improvements, construction costs, and fees and permits (as shown in Table 59). This figure does not
include developer profit, marketing, or financing costs.

A J A O D OP O
l'l 8
Type of Cost Estimated Cost
Land' $35,000-$40,000 per acre
Site Improvements $25,000-$35,000 per lot
Development Impact and Planning Fees” $25,200 per unit
Construction’ $67,500-90,000 per unit
TOTAL $126,450-$160,000 per unit

TAssumes a quarter-acre lot.

?Refer to Table 55 for a break-down of development impact and planning fees.
3 Assumes a 1,508sq ft lot.

Source: Tulare/King Counties HBA, Magnano Homes, McMillin Homes.

The specifications for the hypothetical house used for analysis here were chosen to define it as an entry-
level family home. As noted earlier in Table 24, recent (December 2008) sales prices for new single-
family detached homes in Visalia averaged around $175,000; however, home building has declined
significantly and foreclosure-priced homes continue to drive down housing prices.
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Housing Accomplishments

The City continues to meet the 2005 Housing Element goals and programs. The City has accounted for
the full balance of affordable land inventory constructed within the effective period of Housing Element
(i.e., 2001 to 2007). While some potential density was lost in favor of superior development-ready
projects, all lost densities were accounted for with density transfers and upzoning on several parcels not
previously included in the Available Lands Inventory.

Since the last Housing Element the City has made significant efforts to encourage innovative, high
density and affordable housing in key areas of the city. In 2003, Oak Meadows, a six-story, 60-unit
housing project that accommodates very-low income seniors, was constructed on a 0.6 acre site at a
density of 100 units per acre. The senior apartments were developed in the Downtown area under the
Central Business District designation. This project has resulted in new interest and focus on new
construction in the downtown area. The City sponsored the Southeast Area Specific Plan and East
Downtown Plan to encourage compact attached housing and has entitled several small lot subdivision
projects totaling over 200 single-family houses. The Planning Department provides expedited service to
any proposed high density projects in the Downtown area. Upon recovery of the housing market, the City
feels that other downtown sites could develop/redevelop with projects with a comparable density.

Over the previous Housing Element period the City has worked to amend the General Plan and Zoning
Ordinance to encourage more affordable and mixed-use developments. In 2005 the City amended the
Zoning Ordinance to allow multi-family residential development by right for projects under 40 units. The
City has also reduced Site Plan Review written response time back to applicants from average 14 weeks
in May 2005 to less than two weeks by December 2007. The City continues to work with non-profit
affordable housing developers like Kaweah Management (TCHA), Habitat for Humanity, and Christian
Group Homes of California to ensure the success of affordable housing in the city.

Through a combination of successful partnerships with the Housing Authority and other local non-profits,
the City continues to administer successful programs that provide funding and support for affordable
housing. The City continues to work with the Housing Authority of Tulare County in administering the
Section 8 program. The Housing Authority also works with CSET to refer/enroll a maximum of three
families a month for Section 8 assistance. The City continues to provide funding for the Emergency
Repairs and Basic Needs Program, the Senior Repair and Handicapped Program, and the Senior Minor
Repair Program.

Review of Existing (2005) Housing Element

The following section reviews and evaluates the City’s progress in implementing the 2005 Housing
Element. It reviews the results and effectiveness of policies and programs for the previous Housing
Element planning period.
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New Construction
Program Designate for The City shall designate sufficient land at Community General FY 2006, N/A The City has accounted for the
1.0 Sufficient Land various densities to allow for the construction of | Development Fund review full balance of affordable land
sufficient housing to meet its TCAG regional Department annually inventory constructed within the
housing needs allocation (RHNA) between effective period of this Housing
2003 and 2008. The City shall review, as Element. Some potential density
needed, the amount of land designated for was lost in favor of superior
various residential uses in conjunction with the development-ready projects.
amount and types of housing produced in the However, all lost densities were
previous year to determine if any changes in the accounted for with density
General Plan may be needed to meet City transfers and upzoning on
housing needs. A review of the supply of several parcels not previously
vacant land and development patterns over the included in the Available Lands
preceding year will be incorporated into each Inventory.
annual evaluation of the City's implementation
of its Housing Element programs.
Program Cal The City shall ensure that developers fully Community Cal HFA FY 2005, N/A City received $600,000 in 2006
1.1 HFA/FHA/HUD utilize available Cal HFA/FHA/HUD programs. | Development Ongoing to assist with this program.
PROGRAMS The City shall utilize an information resources Department
pool to enable local housing projects to use
these programs and incorporate them into a
first-time homebuyers program as appropriate.
Program Inventory The City shall conduct an inventory of older Community CDBG, FY 2005 N/A This program has not been
1.2 Downtown Housing | residential units in the Core Area to identify Development Redevelopm implemented yet due to staff and
buildings that could be restored or rebuilt as Department ent set aside funding constraints.
higher density multi-family residential funds
development.
Program Incentives for The City shall provide one or more incentives Community General FY 2006 N/A The Planning Department
1.3 Downtown Housing | for high density housing in downtown, such as: | Development Fund provides expedited service to
fee waivers, reductions, and/or deferrals; Department any proposed high density
provision of priority reviews and processing, projects in the Downtown area.
abbreviated or modified processing (where These projects are generally
permissible by law). CEQA Categorically Exempt
under section 15332 (In-fill).
Cash incentives and fee waivers
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have been impractical to date but
may improve as City finances
improve with an improving state
and national economy.
Program Downtown To ensure that there is no net loss of residential | Community General Ongoing N/A Location 4 was developed as an
1.4 Underutilized Sites | development potential for the 11 underutilized Development Fund office building. The 267
sites identified on page 1-33 of the Background | Department potential units will be added to
Report, the City shall identify an additional the new AH land inventory
underutilized site with equivalent capacity for requirements.
every one of the 11 sites developed solely as a
commercial use. The City shall chose sites that
can realistically be developed within the
Housing Element timeframe.
Program Second Units The City shall amend the Zoning Ordinance to Community General FY 2005 25 second units | The City has amended its
1.5 ensure that its second unit provisions are Development Fund annually Zoning Ordinance to allow
consistent with State law (i.e., AB 1866), which | Department second units as permitted uses in
requires that second units be allowed by right. all single-family zoning districts.
Program Contact with City The City shall accept and consider written Community General Ongoing N/A This program is proactive and
1.6 Officials requests to examine specific City land use Development Fund ongoing.
controls and building standards which are Department
deemed by the local housing industry to
discourage innovative design or that exclude
low and moderate income households from the
local housing market. Such requests will be
reviewed with the appropriate City agency and a
response provided on the request's disposition.
Program Sweat Equity The City shall continue to support sweat equity | Private Non- Redevelopm | As needed Assist 50 first- | City shall continue to support its
1.7 Program programs by providing land at little or no cost to | Profit Services ent set aside time lower local non-profit agencies.
various non-profit housing entities, including (lead), funds, income home
Self-Help Enterprises, Habitat for Humanity, Federal buyers over the
VIAH, CVC, and other non-profit agencies. Grants next five years
to purchase a
home
Program New Housing The City shall investigate new housing Construction General As available N/A The City has permitted two
1.8 Techniques techniques as they become available and Review Fund mixed-use projects in
examine the feasibility of amending building Committee, Downtown and encourages this
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codes to accommodate new construction Community trend. The City is sponsoring
methods. Development the Southeast Area Specific Plan
Department and East Downtown Plan to
encourage compact attached
housing and has entitled several
small lot subdivision projects
totaling over 200 single-family
houses. The City sponsors
energy rehab program in its
CDBG program and has a
Conservation Committee that is
helping to develop voluntary
"green" building design
standards to achieve an at least
15 percent improvement over
Title 24 energy standards. The
City complies with State laws
that permit siting and minimal
design requirements to place
manufactured homes in all
residential zones.
Program Multiple-Family The City shall encourage, facilitate, and Community General Annually 100 multi- The City maintains in contact
1.9 Developments expedite the construction of a minimum of 100 | Development Fund family units with market-rate and not-for-
affordable and market rate multiple-family Department per year (15 profit developers and encourages
dwelling units each year through providing (lead), Private very low, 15 and supports maximum density
special incentives (e.g., reduced parking Sector low, and 20 and value construction through
standards, waiver of fees) and modified zoning moderate, and the Site Plan Review (SPR)
provisions, where appropriate, and through 50 above permit process.
priority permit processing of CUPs and Site moderate)
Plan Review applications. The City shall
conduct an annual marketing campaign to
inform local developers of the incentives to
encourage affordable housing. The mailing
shall describe the regulatory and financial
incentives the City provides for multi-family
housing, as well as, include an inventory of
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vacant, residentially-designated sites.
Program Multiple-Family To ensure the community's concerns are Community General As Needed N/A The 40-unit threshold adopted
1.10 Developments addressed, the City shall sponsor community Development Fund by ordinance in January 2007.

charrettes/workshops on a project-by-project Department

basis for multi-family development proposals

that contain over 40 units. The purpose of the

charrettes will be to build a consensus on design

features so that the project is integrated with the

surrounding neighborhood.
Program Conditional Use To ensure that the conditional use permit Community General Annually N/A The 40-unit threshold adopted
1.11 Permit Process process for multi-family projects of greater than | Development Fund by ordinance in January 2007.

40 housing units does not impact the timing, Department

cost, or supply of multi-family development, the

City shall monitor the conditional use permit

process on multi-family applications to

determine whether or not the process impacts

the development of multi-family units. During

the annual report to the Planning Commission,

an assessment shall be made of multi-family

projects considered during the year. Ifiit is

determined that the conditional use permit

process impacts the timing, cost, or supply of

multi-family housing, the City shall reconsider

its position on this matter and adopt mitigations,

which could include eliminating the conditional

use process, within six months.
Program Streamlined Permit | In conjunction with the adoption of the East Community General In conjunction | N/A This program has not been
1.12 Process Downtown Strategic Plan, the City shall create Development Fund with the East implemented.

a streamlined permit process, such as a site plan | Department Downtown

review, for multi-family development in the Strategic Plan

East Downtown Strategic Plan area.
Program Multiple-Family The City shall create a brochure and Community General FY 2005 N/A The City has created a
1.13 Developments presentation/slide show that describes the myths | Development Fund presentation/slide show, but not

and realities of multi-family and affordable Department a brochure.

housing and shows examples of modern multi- (lead), Housing
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family and affordable housing development at Advocates
various densities. The City shall make copies of
the brochure available at the permit counter and
work with local housing advocates in making
presentations to local HBA, Chamber of
Commerce, civic groups, etc. on the myths and
realities for multi-family and affordable
housing.
Program Multiple-Family The City shall revise the Zoning Ordinance to Community General FY 2005 An additional This was completed in 2005,
1.14 Developments by allow multi-family residential development by Development Fund 30 units with Zoning Ordinance text
Right right for projects under 40 units. Department approved per amendment 2005-16.
Redevelopment year
Agency
Program Multiple-Family The City shall create a design review process Community General FY 2005 N/A Project compatibility review is
1.15 Developments for multi-family residential development to Development Fund conducted on all projects
focus on neighborhood compatibility. The Department Site whether allowed by right (SPR
review process shall not be used to reduce the Plan Review Approval only required), or
number of units allowed under the Zoning Committee conditionally allowed by CUP
Ordinance or to unnecessarily increase the cost approval. However,
of housing. architectural design review is an
advisory service to applicants
and compliance with a particular
design is not required of
applicants.
Program Mixed Use The City shall identify and create an inventory Community Redevelopm | Ongoing N/A The City has not conducted this
1.16 Development structures and sites within the Visalia Development ent funds specific study due to personnel
community that are financially and physically Department and fiscal constraints. However,
feasible of being converted to or constructed the City has acted on the
into mixed use developments, or appropriate for Downtown Visalia Building
historical rehabilitation, and on a request basis, Renovation and Housing Re-Use
assist in the implementation of such projects. Study (by Rodino Associates) by
facilitating two mixed use
projects and active promotion of
similar mixed use projects in the
greater Downtown area-
including the East Downtown
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Master Plan area.
Program Project Status The City shall continue to run its reporting Community General Ongoing N/A City has reduced Site Plan
1.17 Report system to track the progress of development Development Fund Review written response time
processing and shall, through the staff project Department back to applicants from average
coordinator, maintain a scheduled contact with (lead), Private 14 weeks in May 2005 to less
individual applicants regarding the status and Sector than two weeks by December
progress of their project. 2007.
Program Reporting on The City shall annually review and report on the | Community General Annually N/A Reporting to the City Council
1.18 Housing Element implementation of the Housing Element Development Fund has been done as part of the
Implementation programs and the City's effectiveness in Department CDBG Home annual program
meeting the programs. reports. However, formal
reporting to the state has not
been done consistently. This will
be corrected with the new
Housing Element cycle.
Program Agency The City shall solicit involvement from the Community General 2005, as N/A Staff provides information
1.19 Coordination Visalia Association of Realtors and the HBA Development Fund needed regarding its housing programs
and periodically inform real estate organizations | Department to Visalia Association of
of the City's need for lower income housing Realtors on a re-occurring basis.
sites and incentive programs available to
encourage the creation of such housing.
Program Comprehensive The City shall establish and implement a Community General FY 2005; N/A This program has not been
1.20 Annual Monitoring | comprehensive annual monitoring program to Development Fund annually implemented directly for the
Program document the sales price or rental rates for all Department, East Downtown area.
new units constructed in the previous year and Redevelopment
to determine housing affordability levels. The Agency
City shall also regularly monitor housing sales
price trends of existing units.
Program Development Fee The City shall review its fee structure and study | Community Redevelopm | FY 2005 N/A This program has not been
1.21 Reduction/ the feasibility of reducing or deferring Development ent set-aside implemented due to staffing and
Deferment development and building permit fees on new Department funds development revenue shortfalls.
affordable housing projects. The City shall
consider using redevelopment set-aside funds
and other outside funds to compensate for the
loss in fees to the City.
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Encouraging Affordable Housing
Program Section 8 Housing The City shall work with the Tulare County Community Federal Ongoing Assist 550 The City continues to work with
2.0 Assistance Program | Housing Authority (TCHA) in administering the | Development Funds lower income the Housing Authority in
Section 8 Housing Assistance Program which Department families with administering the Section 8
includes certificates and vouchers for low- and (lead), Tulare rental housing | program. The Housing Authority
very low-income households. County Housing assistance also works with CSET to
Authority annually refer/enroll a maximum of three
(Resource) families a month for Section 8
assistance.
Program Rental As funding resources becomes available, the Community CDBG As funding Assist 20 lower | This program is no longer
2.1 Rehabilitation City shall continue to provide low cost Development becomes income rental available.
Program financing to minimize the necessity for Department available units per year
landlords to increase rents as a direct result of (lead), Tulare
CDBG rehabilitation activities. The intent of County Housing
this program is to keep rents at an affordable Authority
level when developments have received CDBG | (resource)
rehabilitation funds.
Program Equity Sharing The City shall continue to operate its equity Private Sector Redevelopm | Ongoing Assist 50 first- | The City offers down payment
2.2 Program sharing program to assist home buyers with (lead), ent set-aside time lower assistance, but no longer offers
down payments. The City shall assist lower Community funds income home equity share programs.
income households in purchasing a home by Development buyers over the
working with housing sponsors, such as the City | Department next five years
of Visalia, Visalia Community Redevelopment to purchase a
Agency, the Tulare County Housing Authority home
(TCHA), or other participating agency to share
the down payment and purchase costs to buy a
house.
Program Inform the Public of | The City shall continue to publicize housing All City General Ongoing Distribute 500 | The City shall continue to
2.3 Local, State, and opportunities in Visalia through a marketing Departments Fund brochures market its programs as specified.
Federal Housing campaign associated with housing programs,
Programs Available | including, for example, brochures,
within the City. advertisements, articles, direct mail, municipal
reports, and placing information of the City's
website.
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Program Availability of The City shall continue to participate in federal, | Community Federal and Ongoing N/A City continues to participate in
2.4 Funding Programs state, and local housing assistance programs. Development State funds Federal, State and local housing
The City shall continue to utilize funds from the | Department assistance grant opportunities.
following agencies: Federal Department of The city utilizes HOME,
Housing and Urban Development (HUD), State CALHOME and RDA funds for
Housing and Community Development (HCD), its down payment assistance
Visalia Community Redevelopment Agency, programs.
Cal HFA, and Tulare County Housing Authority
(TCHA).
Program Loan Program The City shall continue to hold meetings with Private Sector, General Ongoing Hold 4 The City meets with and shall
2.5 Education government, realtors, home buyers, and other Community Fund quarterly continue to meet with its local
financial agencies regarding loan programs Lending meetings to real estate industry; providing
currently available. Council educate education regarding its housing
realtors, home | programs
buyers, and
others of
available
programs
Program Mortgage Revenue The City shall continue to participate in the Private Sector State and FY 2005 Provide The City coordinates with non-
2.6 Bonds, Mortgage issuance of tax exempt revenue bonds, (lead), Finance Federal technical profit housing developers to
Credit Certificates, mortgage credit certificate projects, and low Department, funds assistance for pursue tax credit allocations.
Low Income Tax income tax credit projects to provide below Community the issuance of
Credits market rate financing, where there is sufficient Development one mortgage
private participation. Department revenue bond,
mortgage
credit
certificate, or
low income tax
credit funded
project.
Special Needs
Program Legislative The City shall, through its state and federal All City General Ongoing N/A The City will continue the
3.0 Awareness representatives, stay abreast of housing Departments Fund practice of letter writing in

legislation and programs which might affect the
City's special needs groups and, as warranted,

support or opposition of
legislation. The City is also a
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comment upon legislation. The City shall member of the League of Cities
continue its practice of writing letters of support and will continue to work with
or opposition as warranted. this organization in support of its
interests.
Program Homeless Shelter The City shall encourage private sponsors to Community Federal and | FY 2005 Assist 600 The City will continue to work
3.1 Program provide shelters for the homeless and granting Development State funds homeless with Continuum of Care.
incentives such as design flexibility, parking Department persons per
reductions, and permit fee waivers. The City year Visalia Rescue Mission
shall work with the Continuum of Care and expansion of offices and
promote the use of Building Industry dormitory spaces was approved
Association's Home Aid Program, the in 2007. Approval included
McKinney Emergency Shelter Act and other reduced parking and landscape
federal, state, and local financing programs as standards to facilitate the
possible funding sources. project.
Program Financially Support | The City shall continue to provide project- All Affected CDBG FY 2005, Assist 600 The City no longer administers
3.2 Existing Shelters related financial assistance to agencies which City Ongoing homeless this program.
support emergency shelters in the City of Departments persons per
Visalia. The City shall use CDBG funds to year
assist these agencies and continue to assist
agencies that provide comprehensive services to
homeless persons, where such services
emphasize the conversion from transitional to
permanent housing.
Program Grant Application The City shall work with agencies in the Community General FY 2005 Provide Not applicable.
33 Technical community who are providing services to the Development Fund technical
Assistance disabled population and will provide technical Department assistance for
assistance as necessary to agencies to apply for the application
and develop housing to meet the special needs of one housing
of the disabled population in the community. project to serve
the disabled
community
Program Land Write-Down The City shall provide incentives such as land Community Redevelopm | As needed N/A Not applicable.
34 Program and improvement cost write-downs to decrease | Development ent Agency
the total cost of the housing project. Department funds
Program Reasonable The City shall review and amend, if necessary, Community General FY 2005 N/A This program has not been
3.5 Accommodation its Municipal Code to provide individuals with Development Fund implemented.
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disabilities reasonable accommodation in rules, | Department
policies, practices, and procedures that may be
necessary to ensure equal access to housing.
Program Reasonable The City shall create a public information Community CDBG FY 2005 N/A This program has not been
3.6 Accommodation brochure on reasonable accommodation for Development implemented.
disabled persons and provide that information Department
on the City's website.
Program Land Banking The City shall investigate the potential of Community General FY 2005 N/A This program is being evaluated
3.7 developing a land banking program where the Development Fund, for its cost effectiveness.
City purchases land and donates it to the Department Redevelopm
Housing Authority or a non-profit affordable ent set-aside
housing developer to build affordable housing funds
units.
Program Senior Rental The City shall facilitate the construction of Community Set-Aside FY 2005 10 very low- The City assisted with the
3.8 Housing affordable rental housing for very-low and low- | Development Funds, income units, construction of Oak Meadows
income seniors by providing regulatory (density | Department CDBG funds 10 low-income | (2002-2004) which provides
bonus, expedited permit processing, deferred units 157 units of affordable housing
fees, or relaxed parking requirements) and for low-income seniors. The
financial incentives (RDA set-aside funds). City also provided $900,000 in
Redevelopment Set-Aside Funds
in 2007 for 42 units of
affordable housing at Sierra
Meadows.
Program Rehabilitation The City shall assist elderly homeowners in Community Set-Aside FY 2006 5 very low- The City provides funding for
3.9 Assistance for rehabilitating their homes to address health and | Development Funds, (following the income units, 5 | the Emergency Repairs and
Senior Homeowners | safety repairs, accessibility needs, and energy Department HOME implementation | low-income Basic Needs Program, the Senior
efficiency improvements. Program, of Program units Repair and Handicapped
CDBG 4.5) Program, and the Senior Minor
Repair Program.
Program Large Families The City shall promote the construction of Community Set-Aside FY 2005 16 units per The City continues to support
3.10 affordable for sale and/or rental housing units Development Funds, state year (8 very local non-profit agencies and
with three or more bedroom units affordable to Department and federal low- and 8 programs, including project
very low- and low-income families. The City tax credits, low-income management partnership and
shall publicize financial and regulatory CDBG units) funding wit Kaweah
incentive opportunities (e.g., expediting permit Management (TCHA), Habitat
processing, deferred fees, density bonuses, or for Humanity, and Christian
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use of set-aside funds) to developers for these Group Homes of California.
unit types including promote the need for three
or more bedroom units during pre-application
meetings, contacting affordable housing
developers, and creating informational fliers at
the Community Development Department and
in all general application packets.
Rehabilitation/Conservation
Program Preservation of The City shall continue to utilize CDBG and Community CDBG and FY 2005, 40 units per The City will continue to look
4.0 Existing Assisted Cal HFA funds to upgrade substandard rental Development Cal HFA annually year for building opportunities.
Rental Housing facilities including the installation of smoke Department thereafter
Developments detectors, reinforced structures, City building
inspections, etc.
Program Alternative Funding | The City shall investigate alternative funding Finance General Ongoing N/A Program is ongoing as City
4.1 Sources sources to fund programs for correction of Department Fund incorporates this effort into
building unit deficiencies. (lead), CDBG program and seeks other
Community grant funding programs as they
Development become available.
Department
Program Enforcement of The City shall review, upgrade, and maintain Community General Ongoing N/A Ongoing with renewed focus on
4.2 Housing and City codes, ordinances, regulations, and Development Fund the distressed Washington
Building Codes development standards to ensure health and Department Elementary School and Lincoln
safety of occupants and maintain the existing Oval Park neighborhoods where
housing stock. there are high percentages of
renter-occupied houses in
designated historic districts.
Program Redevelopment The City shall continue to provide Community Redevelopm | FY 2005, Provide The City will continue providing
4.3 Incentives Programs | redevelopment incentives (e.g., Homebuyers Development ent funds Ongoing incentives for assistance.
Assistance Program, direct funding to housing Department, the
projects) in order to better utilize existing Redevelopment development of
resources, revitalize lower income Agency one project per

neighborhoods, and provide private-market
housing which is readily available to very low,

low, and moderate income households. The City

shall continue to use a combination of planning

every two
years (75 units)
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techniques and financial assistance. The City
shall continue to implement these incentives
through the Redevelopment Agency's
Neighborhood Development Program, and shall
include correction of infrastructure deficiencies,
resubdivision of underutilized lots, density
bonuses, land assembly, development of vacant
lots, and rehabilitation of over- and under-
occupied units, and working with landlords to
improve their properties.
Program Rehabilitation and The City shall assist, as appropriate, in the Community State and Ongoing Rehabilitate 5 Ongoing with renewed focus on
4.4 Adaptive Reuse rehabilitation and adaptive reuse of historically- | Development Federal historical the distressed Washington
significant structures. This shall include Department funds homes and Elementary School and Lincoln
assisting private property owners of historically- upgrade 20 Oval Park neighborhoods where
significant structures in applying for and units per year there are high percentages of
utilizing state and federal assistance programs renter-occupied houses in
as appropriate. designated historic districts.
Program Rehabilitation/ The City shall initiate a study to assess the need | Community General FY 2005 N/A This program is on-hold due to
4.5 Demolition and feasibility for significant rehabilitation or Development Fund funding and staffing constraints.
demolition of dilapidated housing units and Department
identify potential funding sources to fund
rebuilding efforts.
Program Preservation of At- The City shall monitor the status of the Community Redevelopm | FY 2005, 17 very low- The City will continue to work
4.6 Risk Units affordable housing projects and contact owners | Development ent Agency Ongoing and 31 low- with qualified entities such as
concerning their plans to continue in or opt out Department set-aside income units Christian Church Homes and
of the subsidy programs. As necessary, the City funds Self-Help Enterprises to ensure
shall identify potential buyers of at-risk that at-risk units remain
projects, such as the Tulare County Housing affordable.
Authority, and possible sources of City funding,
such as low/mod funds, to supplement primary
state and federal sources. The City shall also
respond to any required State or federal notices.
Housing Discrimination Prevention
Program Fair Housing In an effort to reduce discrimination and Community General FY 2005, N/A The City has and will continue
5.0 provide equal housing opportunities to all Development Fund Ongoing to maintain its contract with the

MARCH 15, 2010

PAGE 125




PART 1. BACKGROUND REPORT

CITY OF VISALIA

HOUSING ELEMENT

TABLE 60
EVALUATION OF 2005 HOUSING ELEMENT PROGRAMS
Visalia
2009
Responsible Quantified
Program Title Action Agency Funding | Timeframe Objective Evaluation
Visalia residents, the City shall maintain its Department Housing Authority to ensure Fair
contract with the Tulare County Housing Housing practices.
Authority to maintain a fair housing hotline to
ensure that the City affirmatively furthers fair
housing through lenders, landlords, realtors, and
the community as a whole and handle fair
housing complaints. The City shall post
information on fair housing law and the hotline
phone number on its website and at local
libraries, social security offices, and senior
centers.
Energy Conservation
Program Energy The City should continue to work with local Community General FY 2005, N/A The City Conservation
6.0 Conservation utility companies to implement energy Development Fund Ongoing Committee is preparing a
awareness programs. Department voluntary "green" building
(lead), Private program for achieving at least 15
Utility percent better than Title 24
Companies, energy conservation
Self-Help requirements.
Enterprises,

Proteus, C-SET
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CITY OF VISALIA PART 2. POLICY DOCUMENT

HOUSING ELEMENT

INTRODUCTION

Under California law, the housing element must include the community's goals, policies, quantified
objectives, and housing programs for the maintenance, improvement, and development of housing.

This Housing Element includes nine goal statements. Under each goal statement, the element sets out
policies that amplify the goal statement. Implementation programs are listed at the end of the
corresponding group of policies and describe briefly the proposed action, the City agencies or
departments with primary responsibility for carrying out the program, funding source, and the time frame
for accomplishing the program. Several of the implementation programs also identify quantified
objectives.

The following definitions describe the nature of the statements of goals, policies, implementation
programs, and quantified objectives as they are used in the Housing Element Policy Document:

Goal: Ultimate purpose of an effort stated in a way that is general in nature and immeasurable.
Policy: Specific statement guiding action and implying clear commitment.

Implementation Program: An action, procedure, program, or technique that carries out policy.
Implementation programs also specify primary responsibility for carrying out the action and an
estimated time frame for its accomplishment. The time frame indicates the fiscal year in which
the activity is scheduled to be completed. These time frames are general guidelines and may be
adjusted based on City staffing and budgetary considerations.

Quantified Objective: The number of housing units that the City expects to be constructed,
conserved, or rehabilitated; or the number of households the City expects will be assisted through
Housing Element programs based on general market conditions during the time frame of the
Housing Element.

The housing element law recognizes that in developing housing policy and programs, identified housing
needs may exceed available resources and the community's ability to satisfy these needs. The quantified
objectives of the housing element, therefore, need not be identical to the identified housing need but
should establish the maximum number of housing units that can be constructed, rehabilitated, and
conserved or households assisted over a five-year time frame.
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HOUSING ELEMENT

NEW CONSTRUCTION

In 2008 single-family detached housing units accounted for the majority of housing in Visalia. At about 75
percent of the total housing stock, single-family detached units in Visalia make up a much larger share of the
total than in the state overall, where only 57.4 percent of all units are single-family detached. From 2000 to
2008, over 8,700 single-family detached units were built in Visalia, making up nearly 94 percent of all new
units constructed. The vast majority of these single family homes constructed within the past ten years in
Visalia are occupied by homeowners. However, in many of the older sections of the city, including the Oval
Park and Washington School neighborhoods, more than two thirds of the single-family homes are occupied by
renters. Visalia has managed to address its’ demand for affordable and rental market housing through the
retention of single-family homes as evidenced in the older neighborhoods throughout the city.

Based on the city’s changing demographic profile, the City will need to provide a variety of housing types to
meet the needs of its diversifying population. Therefore, the City will need rely less on large single family
residential units and more on other types of units (e.g., townhomes, apartments, live-work units, small lot
single family, etc.) to meet the housing needs of its population.

To provide for a broad range of housing types and densities to meet the
needs of all Visalia residents.

Policies

HE Policy 1.1 The City shall ensure that sufficient land is available and zoned at a range of residential
densities to accommodate the City’s regional share of housing.

HE Policy 1.2 The City shall encourage the development of new residential projects that are designed to
facilitate non-automobile modes of travel.

HE Policy 1.3 The City shall encourage the consolidation of parcels designated for multi-family residential
development when it facilitates efficient development of the parcels.

HE Policy 1.4 The City shall encourage a mix of residential development types in the city, including single
family homes on a variety of lot sizes, as well as townhomes, row houses, live-work units, planned unit
developments, and multi-family housing.

HE Policy 1.5 The City shall encourage housing developers to provide community outreach for all their
housing projects to address concerns about the project.

HE Policy 1.6 The City shall work to educate the public regarding the myths and realities of multi-family and
affordable housing.

HE Policy 1.7 The City shall promote development standards that ensure that new residential developments
are long-term assets to the City, make effective use of land, and are compatible with adjacent land uses.

HE Policy 1.8 The City shall maintain well-defined processing procedures and timelines that provide for
adequate review of public concerns and issues while reducing unnecessary complexity or lengthy processing
times.

HE Policy 1.9 The City shall continue to provide assistance by and access to City Staff, in person or by
phone, so as to encourage increased public awareness and understanding of the City’s housing regulations and
standards.
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Programs

HE Program 1.1 DESIGNATE FOR SUFFICIENT LAND

The City shall maintain a sufficient supply land at various densities to allow for the construction of sufficient
housing to meet its TCAG regional housing needs allocation (RHNA) between 2003 and 2008. The City shall
review, as needed, the amount of land designated for various residential uses in conjunction with the amount
and types of housing produced in the previous year to determine if any changes in the General Plan may be
needed to meet City housing needs. A review of the supply of vacant land and development patterns over the
preceding year will be incorporated into each annual evaluation of the City's implementation of its Housing
Element programs.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2009, review annually

Quantified Objective: N/A

HE Program 1.2 CONTACT WITH CITY OFFICIALS

The City shall accept and consider written requests to examine specific City land use controls and building
standards which are deemed by the local housing industry to discourage innovative design or that exclude low
and moderate income households from the local housing market. Such requests will be reviewed with the
appropriate City agency and a response provided on the request’s disposition.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 1.3 NEW HOUSING TECHNIQUES
The City shall continue to investigate new housing techniques as they become available and examine the
feasibility of amending building codes to accommodate new construction methods.

Responsibility: Construction Review Committee, Community Development Department
Funding: General Fund

Timeframe: As needed

Quantified Objective: N/A

HE Program 1.4 MULTIPLE-FAMILY DEVELOPMENTS BY RIGHT
The City shall revise the Zoning Ordinance to allow multi-family residential development by right for projects
under 60 units.

Responsibility: Community Development Department, Redevelopment Agency
Funding: General Fund

Timeframe: FY 2010-11

Quantified Objective: N/A
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HE Program 1.5 CONDITIONAL USE PERMIT PROCESS

To ensure that the conditional use permit process for multi-family projects of greater than 60 housing units
does not impact the timing, cost, or supply of multi-family development, the City shall continue to monitor the
conditional use permit process on multi-family applications to determine whether or not the process impacts
the development of multi-family units. During the annual report to the Planning Commission, an assessment
shall be made of multi-family projects considered during the year. If it is determined that the conditional use
permit process impacts the timing, cost, or supply of multi-family housing, especially affordable housing
projects, the City shall reconsider its position on this matter and adopt mitigations, which could include
increasing the project size threshold based on typical affordable housing projects or eliminating the conditional
use process, within six months.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: Annually

Quantified Objective: N/A

HE Program 1.6 HOUSING EDUCATION

In an effort to educate the public regarding the myths and realities of multi-family and affordable housing, the
City shall partner with local housing advocates in making presentations to civic, neighborhood, and
community groups.

Responsibility: Community Development Department (lead), Local Housing Advocates
Funding: General Fund

Timeframe: As needed

Quantified Objective: N/A

HE Program 1.7 PROJECT STATUS REPORT

The City shall continue to run its reporting system to track the progress of development processing and shall,
through the staff project coordinator, maintain a scheduled contact with individual applicants regarding the
status and progress of their project.

Responsibility: Community Development Department (lead), Private Sector
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 1.8 ZONING ORDINANCE AMENDMENTS

The City shall make the following amendments to the Zoning Ordinance to ensure consistency with changes to
State law and mitigate potential constraints to the availability and cost of housing for all segments of the
population:

e Allow transitional and supportive housing as a permitted use in residential zoning districts;

e Allow emergency shelters “by right” (i.e., as a permitted use, without a conditional use permit or other
discretional review process) in the IL zone. The City shall adopt development standards for
emergency shelters that encourage and facilitate the development of emergency shelters, and only
subject emergency shelters to the same development and management standards that apply to other
allowed uses within the same zone;

e Update the density bonus requirements to be consistent with SB 1818 and SB 435; and

o Ensure that various special needs housing types, such as single room occupancy housing, are defined
and listed as permitted uses in appropriate zoning districts and specify the conditions and process
required to develop such housing.

o Redefine “family” as one or more persons living together in a dwelling unit, with common access to,
and common use of all.”
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Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2009-10

Quantified Objective: N/A

HE Program 1.9 INCREASE HEIGHT IN R-M-2 ZONE
The City shall amend the Zoning Ordinance to increase the maximum allowable height in the R-M-2 zone to
35 feet, to ensure that development can achieve up to three stories.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2010-11

Quantified Objective: N/A

MIXED USE, INFILL, AND DOWNTOWN DEVELOPMENT

The City of Visalia has made a serious commitment to accommodate its regional housing need over the next
five years within the existing city limits. This strategy relies primarily on promoting infill development,
revitalizing economically underutilized commercial districts as mixed-use neighborhoods, and intensifying
Visalia’s Downtown core. Not only will this approach provide hundreds of new housing opportunities, it will
also have a myriad of other benefits, including:

Reducing urban sprawl;

Reducing energy consumption;

Reducing emissions that contribute to climate change;

Reducing costs for public services and infrastructure;

Providing opportunities for people to live near public transit and jobs;
Supporting existing local businesses

Rejuvenating struggling neighborhoods and districts;

Enhancing Visalia’s character and sense of place;

Preserving open space, natural resources, and prime agricultural land; and
Creating new vibrant, and pedestrian-friendly neighborhoods and districts.

m To promote mixed use, infill, and Downtown development in Visalia.

Policies

HE Policy 2.1 The City shall provide regulatory incentives to promote infill development on vacant and
underutilized land within the city limits. The City shall also consider financial incentives for infill
development, such as partial reduction of permit and impact fees, when feasible to do so and with no net loss
of revenue to the affected department/agency or enterprise fund.

HE Policy 2.2 The City shall encourage the development of vertical and horizontal mixed-use development
projects as a means to increase housing supply while promoting diversity and neighborhood vitality.

HE Policy 2.3 The City shall plan for and assist in the development of infill and applicable redevelopment
sites for new housing and neighborhood conservation.
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HE Policy 2.4 The City shall provide a wide range of housing types (e.g., mixed use, flats, podium
townhouses, row houses, small-lot single-family residential, and live-work lofts) in the East Downtown area,
as well as encourage both affordable and market-rate housing opportunities.

Programs

HE Program 2.1 INFILL SITE INVENTORY

The City shall maintain a citywide inventory of potential residential infill sites. The sites will consist of vacant
and underutilized lots that allow residential uses. To ensure that developers are aware of all potential multi-
family residential sites, the inventory will identify non-residential land use designations that allow multi-
family residential uses. The City shall make this information available to the public by posting the inventory
on the City’s website and providing the inventory at the Community Development Department counter.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2009, review annually

Quantified Objective: N/A

HE Program 2.2 INCENTIVES FOR DOWNTOWN HOUSING

The City shall provide one or more incentives for high density housing in Downtown, such as fee waivers,
reductions, and/or deferrals (when financially feasible); provision of priority reviews and processing; and/or
abbreviated or modified processing (where permissible by law).

Responsibility: Housing and Economic Development Department
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 2.3 INFILL INCENTIVE GRANT PROGRAM

The City shall apply for Infill Incentive Grants through the Department of Housing and Community
Development to assist with infrastructure improvements for qualifying projects in key infill areas, such as
Downtown, East Downtown, and the South Mooney Boulevard corridor.

Responsibility: Housing and Economic Development Department
Funding: Staff time, General Fund

Timeframe: As needed

Quantified Objective: N/A

HE Program 2.4 MIXED USE DEVELOPMENT

The City shall identify and create an inventory of structures and sites within the Visalia community that are
financially and physically feasible of being converted to or constructed into mixed use developments, or
appropriate for historical rehabilitation, and on a request basis, assist in the implementation of such projects.

Responsibility: Community Development Department
Funding: Redevelopment funds

Timeframe: Ongoing

Quantified Objective: N/A
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HE Program 2.5 IDENTIFYING POTENTIAL LENDERS
The City shall identify potential lenders who are receptive to mixed-use development projects and provide
referrals for interested developers.

Responsibility: Housing and Economic Development Department
Funding: General Fund

Timeframe: FY 2009-10, Ongoing

Quantified Objective: N/A

HE Program 2.6 STREAMLINED PERMIT PROCESS

To support the development of housing envisioned in the East Downtown Strategic Plan, the City shall create a
streamlined permit process, such as a site plan review, for multi-family development in the East Downtown
area.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2011-12

Quantified Objective: N/A

HE Program 2.7 INFILL SITE ASSEMBLY

The City shall work with local property owners and developers to assist in the consolidation, assembly, and
development of infill parcels for residential and mixed-use projects. The City shall allow lot consolidation
requests (i.e., lot line adjustments) that include deed restricted affordable housing to be processed ministerially
and shall provide incentives for lot consolidation and infill development, which could include flexibility in
development standards, expedited processing, and/or reduced processing fees related to the consolidation. The
City shall post information on the City’s website about the lot consolidation procedure and incentives for infill
development.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2010-11

Quantified Objective: N/A

ENCOURAGING AFFORDABLE HOUSING

Between 2006 and 2009, Visalia home prices have dropped to half of their value which has raised the
affordability index. Although Visalia’s housing stock is considered relatively affordable by California
standards, there still exists a sizable demand for quality, affordable housing for a significant part of Visalia
population. Despite the plummeting home prices, there have been a number of economic factors that have been
limited opportunities to obtain affordable housing. The tightening of loan underwriting practices and larger
required down payments has limited the ability of many homebuyers to take advantage of lower house prices.
Since the early 1980s, the personal income gap between the Visalia-Porterville MSA and California has been
growing wider. It was three times greater in 2006 than what it was in 1984. In addition, Visalia’s County’s
unemployment rate was 15 percent as of April 2009.

There is no best strategy for providing affordable housing in Visalia. Most affordable housing projects require
multiple subsidies to bridge the affordability gap. Through a combination of successful partnerships with other
public agencies (e.g., Housing Authority) and other local non-profits (i.e., CSET, Self Help Enterprises,
Habitat for Humanity, and Christian Group Homes), the City continues to administer successful housing
programs, as well as provide millions of dollars in funding for affordable housing.
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Goal HE-3 To encourage construction and maintenance of affordable housing in
Visalia.

Policies

HE Policy 3.1 The City shall encourage the development of housing that is affordable by design, such as small
lot single family units, second units, and manufactured homes.

HE Policy 3.2 The City shall formulate a cooperative effort between the public sector, private sector, and
non-profit affordable housing entities to increase the supply of affordable housing for low- (below 80 percent
of median income), very low- (below 50 percent of median income), and extremely low-income (below 30
percent of median income) households.

HE Policy 3.3 The City shall continue to provide a wide range of financial and regulatory (e.g., Density
Bonus Ordinance, PUD Ordinance, and Flexible Lot Design Ordinance) incentives for the production of
affordable housing.

HE Policy 3.4 The City shall continue to provide support and financial assistance to first-time homebuyers.

HE Policy 3.5 The City shall continue to promote the participation of non-profit housing organizations in the
construction of new affordable housing.

HE Policy 3.6 The City shall, in a leadership role, utilize all available funds to subsidize the development of
affordable housing for low- and very low-, and extremely low-income households.

HE Policy 3.7 The City shall encourage and support proactive communications with potentially affected
neighborhood residents and business owners during the planning and implementation of new multi-family
residential projects.

HE Policy 3.8 The City shall ensure that information on available housing programs will be more accessible
to the public.

HE Policy 3.9 The City shall strive to preserve existing subsidized rental units.

HE Policy 3.10 The City shall strive to ensure that low- and moderate-income housing is located within
walking distance of public transit and services.

HE Policy 3.11 The City shall continue to support and facilitate the construction of second units on single
family designated and zoned parcels as a means of proving affordable housing.

HE Policy 3.12 The City shall provide for the development of second units, as required by State law, while
protecting the single family character of neighborhoods.

HE Policy 3.13 The City shall encourage home builders to use multi-family designated land for the highest
allowed density housing to make more efficient use of land and facilities and provide more affordable housing
opportunities.

HE Policy 3.14 The City shall continue to support the consortium of local lending institutions in pooling their
resources to provide new construction for lower income housing.

HE Policy 3.15 The City shall continue to encourage and promote efforts with various non-profit housing
entities, including Self-Help Enterprises, Habitat for Humanity, Central Valley Christian Housing Corporation
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(CVOQ), Visalians Interested in Affordable Housing (VIAH), Housing Authority of Tulare County and other
non-profit agencies in the construction of affordable residential units through sweat equity programs.

HE Policy 3.16 Since many financing programs are not utilized because they are perceived as too difficult to
obtain/access or are unknown, the City shall seek opportunities to inform government, realtors, home buyers,
and other financial agencies regarding existing financing programs that may not be fully understood by the
homebuyer.

HE Policy 3.17 The Redevelopment Agency shall coordinate efforts with non-profit housing advocacy
organizations, such as the Housing Authority, Kaweah Management, Visalia Senior Housing, Self-Help
Enterprises, VIAH, CVC, COS, Habitat for Humanity, Catholic Social Services, Visalia Rescue Mission,
Proteus, C-SET, and other non-profit agencies, to produce a wide range of affordable housing opportunities for
Visalia’s citizens.

HE Policy 3.18 In accordance with the provisions of State law, the City shall grant density bonuses for
qualifying projects as an incentive for the development of lower-income housing.

HE Policy 3.19 The City shall continue to inform and educate the public regarding myths and realities of
multi-family and affordable housing.

HE Policy 3.20 The City shall provide priority permit processing of deed-restricted affordable housing
projects, including priority for building plan check, subdivision map review, improvement plans for roadways
and utilities, and environmental impact analysis.

HE Policy 3.21 When necessary, the City shall work with mobile-home park owners and residents to resolve
rent level issues.

HE Policy 3.22 The City shall monitor the status of projects with expiring affordability covenants and contact
owners concerning their plans to continue or opt out of the programs.

Programs

HE Program 3.1 LEGISLATIVE RELIEF

The City shall, through its State and Federal representatives, advocate for higher State and Federal financial
commitments to low and moderate income housing programs to allow provide local governments with greater
financial resources to meet Federal and State housing mandates. The City shall pursue housing legislation that
establishes a permanent statewide fund to address the city’s housing need. The City shall continue its practice
of writing letters of support or opposition as warranted.

Responsibility: All City Departments
Funding: General Fund

Timeframe: FY 2012-13

Quantified Objective: N/A

HE Program 3.2 MULTIPLE-FAMILY DEVELOPMENTS

The City shall encourage, facilitate, and expedite the construction of affordable and market rate multiple-
family dwelling units through providing special incentives (e.g., reduced parking standards, waiver of fees)
and modified zoning provisions, where appropriate, and through priority permit processing of CUPs and Site
Plan Review applications. The City shall conduct an annual marketing campaign to inform local developers of
the incentives to encourage affordable housing. The publishing shall describe the regulatory and financial
incentives the City provides for multi-family housing, as well as, include an inventory of vacant, residentially-
designated sites.
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Responsibility: Community Development Department (lead), Private Sector

Funding: General Fund

Timeframe: Annually

Quantified Objective: 500 multi-family units (25 extremely low, 50 very low, 75 low, and 100
moderate, and 250 above moderate)

HE Program 3.3 FIRST-TIME HOMEBUYER PROGRAM
The City shall continue to partner with CSET in assisting low- and moderate-income families qualify for low
interest second mortgage loan that can go toward the purchase of a home.

Responsibility: Housing and Economic Development Department

Funding: HOME, CalHome

Timeframe: Ongoing

Quantified Objective: Assist 50 low- and moderate-income first-time homebuyers over the next five
years to purchase a home

HE Program 3.4 MORTGAGE REVENUE BONDS, MORTGAGE CREDIT CERTIFICATES, LOW
INCOME TAX CREDITS

The City shall continue to participate in the issuance of tax exempt revenue bonds, mortgage credit certificate
projects, and low income tax credit projects to provide below market rate financing, where there is sufficient
private participation.

Responsibility: Private Sector (lead), Finance Department, Housing and Economic Development
Department

Funding: State and Federal funds

Timeframe: Ongoing

Quantified Objective: Provide technical assistance for the issuance of one mortgage revenue bond,
mortgage credit certificate, or low income tax credit funded project.

HE Program 3.5 CENTRAL VISALIA HOMEOWNERSHIP LOAN PROGRAM (CVHL)

The City shall continue to offer the Central Visalia Homeownership Loan Program (CVHL) which provides
qualified applicants with second loans to use toward down payment for the purchase of a home within the
boundaries of the Washington School and Oval Park targeted neighborhoods.

Responsibility: Housing and Economic Development Department
Funding: Redevelopment funding

Timeframe: Ongoing

Quantified Objective: Assist 30 low-income households

HE Program 3.6 Cal HFA/FHA/HUD PROGRAMS

In order to encourage developers to fully utilize available Cal HFA/FHA/HUD programs, the City shall
continue to utilize an information resources pool to enable local housing projects to use these programs and
incorporate them into a first-time homebuyers program as appropriate.

Responsibility: Housing and Economic Development Department
Funding: Cal HFA

Timeframe: Ongoing

Quantified Objective: N/A
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HE Program 3.7 SECTION 8 HOUSING ASSISTANCE PROGRAM

The City shall continue to work with the Tulare County Housing Authority (TCHA) in administering the
Section 8 Housing Assistance Program which includes certificates and vouchers for low-, very low-, and
extremely low-income households.

Responsibility: Housing and Economic Development Department (lead), Tulare County Housing
Authority (resource), CSET

Funding: Federal funds

Timeframe: Ongoing

Quantified Objective: Assist 550 lower income families with rental housing assistance annually.

HE Program 3.8 INFORM PUBLIC OF LOCAL, STATE, AND FEDERAL HOUSING PROGRAMS
The City shall continue to publicize housing opportunities in Visalia through a marketing campaign associated
with housing programs, including, for example, brochures, advertisements, articles, direct mail, municipal
reports, and placing information of the City’s website.

Responsibility: All City Departments

Funding: General Fund

Timeframe: Ongoing

Quantified Objective: Distribute 500 brochures

HE Program 3.9 LOAN PROGRAM EDUCATION
The City shall continue to hold meetings with government, realtors, home buyers, and other financial agencies
regarding loan programs currently available.

Responsibility: Private Sector, Community Lending Council

Funding: General Fund

Timeframe: Ongoing

Quantified Objective: Hold 4 quarterly meetings to educate realtors, home buyers, and others of
available programs

HE Program 3.10 AGENCY COORDINATION

The City shall solicit involvement from the Visalia Association of Realtors and the Home Builders Association
and periodically inform real estate organizations of the City’s need for lower income housing sites and
incentive programs available to encourage the creation of such housing.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: 2005, as needed

Quantified Objective: N/A

HE Program 3.11 AVAILABILITY OF FUNDING PROGRAMS

The City shall continue to participate in Federal, State, and local housing assistance programs. The City shall
continue to utilize funds from the following agencies: Federal Department of Housing and Urban Development
(HUD), State Housing and Community Development (HCD), Visalia Community Redevelopment Agency, Cal
HFA, and Tulare County Housing Authority (TCHA).

Responsibility: Housing and Economic Development Department
Funding: Federal and State funds

Timeframe: Ongoing

Quantified Objective: N/A
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HE Program 3.12 LAND WRITE-DOWN PROGRAM
The City shall provide incentives, such as land and improvement cost write-downs, to decrease the total cost of
the housing project.

Responsibility: Housing and Economic Development Department
Funding: Redevelopment Agency funds

Timeframe: As needed

Quantified Objective: N/A

HE Program 3.13 DEVELOPMENT FEE REDUCTION/DEFERMENT

The City shall review its fee structure and study the feasibility of reducing or deferring development and
building permit fees on new affordable housing projects. The City shall consider using redevelopment set-
aside funds and other outside funds to compensate for the loss in fees to the City.

Responsibility: Community Development Department
Funding: Redevelopment set-aside funds

Timeframe: FY 2005

Quantified Objective: N/A

HE Program 3.14 SWEAT EQUITY PROGRAM

The City shall continue to support sweat equity programs by providing land at little or no cost to various non-
profit housing entities, including Self-Help Enterprises, Habitat for Humanity, VIAH, CVC, and other non-
profit agencies.

Responsibility: Private Non-Profit Services (lead),

Housing and Economic Development Department Funding: Redevelopment set aside funds, Federal
Grants

Timeframe: As needed

Quantified Objective: Assist 50 first-time lower income home buyers over the next five years to
purchase a home

HE Program 3.15 LAND BANKING

The City shall investigate the potential of developing a land banking program where the City purchases land
and donates it to the Housing Authority or a non-profit affordable housing developer to build affordable
housing units.

Responsibility: Housing and Economic Development Department
Funding: General Fund, Redevelopment set-aside funds

Time Frame: FY 2011-12

Quantified Objective: N/A

HE Program 3.16 PROMOTING SECOND DWELLING UNITS

The City shall promote the development of second dwelling units by providing information regarding permit
requirements, changes in State law, and benefits of second dwelling units to property owners and the
community. The City shall create a brochure for the Community Development Department’s front counter and
post information on the City's website.

Responsibility: Community Development Department
Funding: General Fund

Time Frame: FY 2010-11; Ongoing

Quantified Objective: 20 second units annually

PAGE 12 MARCH 15, 2010



CITY OF VISALIA PART 2. POLICY DOCUMENT

HOUSING ELEMENT

HE Program 3.17 SECOND UNIT BIBLIOGRAPHY

The City shall provide a bibliography of technical assistance resources for second dwelling unit applicants.
The bibliography shall include prototype plan sets, instructional video tapes, Internet resources, and “how to”
manuals.

Responsibility: Community Development Department
Funding: General Fund

Time Frame: FY 2010-11; Ongoing

Quantified Objective: 20 second units annually

HE Program 3.18 ASSISTED HOUSING PROJECTS ELIGIBLE FOR CONVERSION

The City shall monitor the status of the affordable housing projects (e.g., The Meadows and Clark Court) with
expiring affordability covenants and contact owners concerning their plans to continue in or opt out of the
subsidy programs. If necessary, the City shall identify potential buyers of at-risk projects, such as the Tulare
County Housing Authority, Christian Church Homes of Northern California, Inc., Self-Help Enterprises, and
possible sources of City funding to supplement primary State and Federal sources. The City shall refer to
HCD's Internet site (www.hcd.ca.gov) for the listing of individuals and organizations interested in the first
right of refusal program.

Responsibility: Housing and Economic Development Department
Funding: General Fund

Timeframe: As needed.

Quantified Objective: N/A

HE Program 3.19 PLANNING FOR LARGE SITES

The City shall allow for further subdivision or development of specific plans for large sites that are identified
in the Housing Element sites inventory and shall facilitate development at the expected affordability level for
the sites. The City shall employ a range of tools and techniques, potentially including outreach to property
owners and stakeholders, City financial resources (e.g., RDA, CDBG funds), expedited processing, and other
incentives to facilitate development on these sites.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: Annually

Quantified Objective: N/A

HE Program 3.20 TARGETING EXTREMELY LOW-INCOME DEVELOPMENTS

The City shall seek State and Federal funding specifically targeted for the development of housing affordable
to extremely low-income households, such as the State Local Housing Trust Fund program and Proposition 1-
C funds. Additionally, the City shall identify development opportunities and provide incentives for the
development of housing for extremely low-income households (e.g., priority processing, fee waivers or
deferrals). The City shall promote the benefits of this program to the development community by posting
information on its webpage and creating a hand out to be distributed with development applications.
Additionally, the City shall conduct outreach to extremely low-income service providers, on at least an annual
basis, to encourage the development of housing for extremely low-income households.

Responsibility: Housing and Economic Development Department
Funding: State and Federal funds

Timeframe: Ongoing

Quantified Objective: 50 extremely low-income units

MARCH 15, 2010 PAGE 13



PART 2. POLICY DOCUMENT CITY OF VISALIA
HOUSING ELEMENT

FORECLOSURES

Following a decade of exponential growth in the housing market, housing growth began to crash in 2006 after
one of the biggest financial crises of the past half century. Declining home values and sharp interest rate
resets have combined to drive foreclosures to record levels, and the losses to homeowners, communities, and
investors have thrown the economy into recession. California has been one of the hardest hit states in the
nation with California’s foreclosure rate being nearly twice the national average. Home prices in the Central
Valley have been plummeting due in large part to the high rates of foreclosure and oversupply of new homes.
As of December 31, 2008, there were about 1,700 pre-foreclosed, auctioned and foreclosed properties in
Visalia. These foreclosures have led to a number of problems including neighborhood blight, increased crime
activity, declining property values, loss in property tax revenue for the City, overcrowding, and numerous
economic impacts.

In the wake of the national mortgage crisis, preventing or mitigating foreclosures and facilitating recovery
from the damage they cause have become tremendous challenges for local governments. Local government,
community groups, and the local private sector by themselves can only do so much to address rising
foreclosures. The root causes of the foreclosure crisis, including lending and regulatory policies and practices,
lie at a much larger geographic scale than a particular city or metropolitan area, and local governments are
typically limited in their ability to do things like regulate lending or change foreclosure processes. However,
there are a number of foreclosure mitigation strategies available to local governments, such as:

e Reaching out to distressed borrowers and those facing resets to prevent additional foreclosures;
Expanding access to services to households who are in the foreclosure process to ensure that they
receive help in finding rental housing, credit repair services; and

e Mitigating the negative impact of foreclosures and REO properties on neighborhoods.

In September 2008, the Federal government established the Neighborhood Stabilization Program to combat the
foreclosure crisis throughout the United States. Several cities and counties across the nation were granted
funds to address the blighted conditions resulting from the abandonment and loss of homeowners. The City of
Visalia received a $2.3 million grant from U.S. Department of Housing and Urban Development to acquire,
rehabilitate, and resell foreclosed homes. Home purchases have been targeted in low/mod areas primarily in
the central Visalia where homes tend to be older and in disrepair. The City plans to purchase and rehabilitate
between 30 and 50 foreclosed homes and then resell them to moderate- to low-income buyers. The City is
targeting 3-bedroom, 2-bath homes selling between $55,000 and $125,000. The intent of this program is to
minimize blighted conditions in neighborhoods and boost homeownership rates while assisting homeowners in
securing fixed rate mortgages.

Goal HE-4 To prevent foreclosures, protect affected families, and stabilize
neighborhoods impacted by foreclosures.

Policies

HE Policy 4.1 To preserve homeownership and promote neighborhood stability, the City shall attempt to
alleviate individual and community issues associated with foreclosures.

HE Policy 4.2 The City shall support the efforts of non-profit organizations [e.g., Community Services
Employment Training (CSET), Self Help Enterprises, Inc.] and businesses in providing housing counseling
services for families needing assistance with foreclosure counseling.

HE Policy 4.3 The City shall support the efforts of non-profit organizations [e.g., Community Services
Employment Training (CSET), Self Help Enterprises, Inc.] and businesses in providing homebuyer education
services.
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HE Policy 4.4 The City shall pursue State and Federal funding, including, but not limited to, the
Neighborhood Stabilization Program (NSP), to acquire foreclosed properties and preserve them as affordable
housing for lower- and moderate-income homebuyers.

HE Policy 4.5 The City shall strive to preserve and restore the appearance of its neighborhoods most impacted
by foreclosures through basic upkeep for vacant properties and by supporting neighbors and community
groups in performing regular lawn maintenance and clean-ups.

HE Policy 4.6 The City shall use Neighborhood Stabilization Program funds to increase home ownership and
address code enforcement and public improvements. The City shall focus their efforts on neighborhoods with
the greatest need.

Programs

HE Program 4.1 HOMEBUYER EDUCATION PROGRAM OUTREACH

The City shall support the efforts of non-profit organizations [e.g., Community Services Employment Training
(CSET), Self Help Enterprises] and businesses (e.g., Kaweah Management) in providing homebuyer education
services by promoting their services on the City website, through brochures available at the City offices, and/or
in local newspaper advertisements.

Responsibility: Housing and Economic Development Department
Time Frame: Ongoing

Funding: General Fund (Staff Time)

Quantified Objective: N/A

HE Program 4.2 FORECLOSURE PREVENTION RESOURCES

The City shall promote foreclosure prevention resources by posting information on the City website about
foreclosure prevention hotlines and services offered by HUD-approved housing counseling agencies (e.g.,
Self-Help Enterprises).

Responsibility: Housing and Economic Development Department
Time Frame: FY 2009/2010

Funding: General Fund (Staff Time)

Quantified Objective: N/A

HE Program 4.3 NUISANCE ABATEMENT IN IMPACTED NEIGHBORHOODS

To help secure and maintain vacant, foreclosed properties, the City shall expand code enforcement in the areas
most impacted by foreclosures. The City shall strive to effectively follow up on code violations to ensure that
problems are addressed.

Responsibility: Building Department, Finance Department, Redevelopment Agency
Funding: General Fund, Neighborhood Stabilization Program

Time Frame: Ongoing

Quantified Objective: N/A
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HE Program 4.4 FORECLOSURE REGISTRATION ORDINANCE

To ensure that foreclosed homes are not a source of blight, the City shall explore the feasibility of adopting an
ordinance that requires owners of foreclosed homes, including banks, mortgage lenders, or any other holder of
a deed of trust, to register their properties with the Building Department and pay a fine if the properties fall
into disrepair. The City shall establish an electronic registration system through the City’s website that would
allow neighboring homeowners to report problem homes.

Responsibility: Building Department, Community Development Department
Funding: General Fund, Neighborhood Stabilization Program

Time Frame: FY 2010-11

Quantified Objective: N/A

HE Program 4.5 FORECLOSURE ACQUISITION

The City shall continue to work with qualified non-profit partners to acquire foreclosed properties, rehabilitate
properties if necessary, and redevelop properties as affordable housing. The City may use other housing
programs, such as the first time homebuyer down-payment assistance program, in conjunction. In some cases,
the City may demolish foreclosed homes and re-use the land for mixed-use or non-residential purposes when
the demolition will create an opportunity to create more amenities and carry out a comprehensive rebuilding or
revitalization strategy.

Responsibility: Housing and Economic Development Department
Time Frame: Ongoing

Funding: Neighborhood Stabilization Program Funds, CDGB Funds
Quantified Objective: N/A
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SPECIAL NEEDS

Within the general population there are several groups of people who have special housing needs. These
special needs can make it difficult for members of these groups to locate suitable housing. Visalia’s special
needs groups include the following:

Seniors. With the overall aging of society, the senior population (persons over 65 years of age) will
increase in most communities. Consequently, the need for affordable and specialized housing for older
residents will grow. Typical housing types used to meet the needs of seniors include smaller attached
or detached housing for independent living (both market-rate and affordable), second units, shared
housing, age-restricted below-market-rate rental developments, congregate care facilities, life-care
facilities, residential care homes licensed by the State, and skilled nursing homes.

Homeless Persons. Homeless individuals and families have perhaps the most immediate housing
need of any group. They also have one of the most difficult set of housing needs to meet, due to both
the diversity and complexity of the factors that lead to homelessness, and to community opposition to
the siting of facilities that serve homeless clients.

Single-Parent Households. Single-parent households need affordable housing with day care and
recreation programs on-site or nearby, in proximity to schools and with access to services. Households
with single-parent heads, like large households, may have difficulty in finding appropriate-sized
housing. And despite fair housing laws and programs, discrimination against children may make it
more difficult for this group to find adequate housing.

People with Disabilities. People with disabilities represent a wide range of different housing needs,
depending on the type and severity of their disability as well as personal preference and lifestyle.
“Barrier-free design” housing, accessibility modifications, proximity to services and transit, and group
living opportunities represent some of the types of considerations and accommodations that are
important in serving this need group.

Large Households. Large households, defined in the 1990 census as households with five or more
persons, have special housing needs. Large households tend to have difficulties purchasing housing
because large housing units are rarely affordable and rental units with three or more bedrooms may
not be common in many communities.

Farmworkers. Farmworkers are an essential component of Tulare County’s agricultural sector of the
economy. Farmworkers tend to be relatively young, predominantly male, and almost always members
of a minority group, primarily Hispanic. While a number of farmworkers are single men, many have
family members accompanying them, especially after the recent changes in immigration laws. Most
farmworkers have high rates of poverty, live in overcrowded housing units, and have a low
homeownership rate.

Extremely Low-Income Households. Extremely low-income households are defined as those
households with incomes under 30 percent of the area median income. Extremely low-income
households typically consist of minimum wage workers, seniors on fixed incomes, the disabled, and
farmworkers. This income group is likely to live in overcrowded and substandard housing conditions.
This group of households has specific housing needs that require greater government subsidies and
assistance, housing with supportive services, single room occupancy (SRO) and or shared housing,
and/or rental subsidies or vouchers.
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Goal HE-5 To provide a range of housing types and services to meet the needs of
households with special needs within the city.

Policies

HE Policy 5.1 The City shall encourage the development of housing for elderly, persons with disabilities,
single-parent households, and farmworkers, where compatible with surrounding land uses and where site
conditions and service capabilities permit. Sites considered especially appropriate for these uses are those
accessible to day care and transit, commercial, and medical services.

HE Policy 5.2 The City shall encourage the development of housing types that meet the needs of baby-
boomers and seniors, such as housing on smaller lots with modest building footprints.

HE Policy 5.3 The City shall encourage and facilitate private sector development of affordable housing for
special needs households through the use of development incentives. The City shall reduce or defer
development review fees (as appropriate) to facilitate development of affordable housing for special needs
groups.

HE Policy 5.4 The City shall continue to support the Tulare County Housing Authority’s efforts in developing
affordable housing and providing rental assistance to very low and moderate-income seniors.

HE Policy 5.5 The City shall continue to partner with agencies, developers, and non-profit organizations in
the construction of affordable senior housing.

HE Policy 5.6 The City shall facilitate and encourage the creation, by public or quasi-public agencies, of
emergency shelters in the community.

HE Policy 5.7 The City shall continue to work with the Kings/Tulare County Continuum of Care to address
homeless needs and promote the use of local, State, and Federal financing programs for homeless assistance
services in the city.

HE Policy 5.8 The City shall provide reasonable accommodation for individuals with disabilities to ensure
equal access to housing. The purpose of this is to provide a process for individuals with disabilities to make
requests for reasonable accommodation in regard to relief from the various land use, zoning, or building laws,
rules, policies, practices and/or procedures of the City.

HE Policy 5.9 The City shall support alternative housing types and living arrangements to serve the needs of
persons with disabilities who are unable to live on their own.

HE Policy 5.10 The City shall consider incentives for the development of new housing units (both publicly-
and privately-sponsored) to be physically accessible to the disabled.

HE Policy 5.11 The City shall support the use of available Federal, State and local resources to provide and
enhance housing opportunities for farm workers.

HE Policy 5.12 The City shall continue to support Tulare County Housing Authority‘s labor housing
program, which rents units to non-migratory farmworkers.
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Programs

HE Program 5.1 LEGISLATIVE AWARENESS

The City shall, through its state and federal representatives, stay abreast of housing legislation and programs
which might affect the City’s special needs groups and, as warranted, comment upon legislation. The City
shall continue its practice of writing letters of support or opposition as warranted.

Responsibility: All City Departments
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 5.2 HOMELESS SHELTER PROGRAM

The City shall encourage private sponsors to provide shelters for the homeless and granting incentives, such as
design flexibility, parking reductions, and permit fee waivers. The City shall continue to work with the
Continuum of Care and promote the use of Building Industry Association’s Home Aid Program, the McKinney
Emergency Shelter Act and other Federal, State, and local financing programs as possible funding sources.

Responsibility: Community Development Department
Funding: Federal and State funds

Timeframe: Ongoing

Quantified Objective: Assist 600 homeless persons per year

HE Program 5.3 RESONABLE ACCOMMODATION

The City shall review and amend, if necessary, its Municipal Code to provide individuals with disabilities
reasonable accommodation in rules, policies, practices, and procedures that may be necessary to ensure equal
access to housing.

Responsibility: Community Development Department
Funding: General Fund

Time Frame: FY 2009-10

Quantified Objective: N/A

HE Program 5.4 RESONABLE ACCOMMODATION
The City shall create a public information brochure on reasonable accommodation for disabled persons and
provide that information on the City's website.

Responsibility: Community Development Department
Funding: CDBG

Time Frame: FY 2009-10

Quantified Objective: N/A

HE Program 5.5 SENIOR RENTAL HOUSING

The City shall continue to facilitate the construction of affordable rental housing for very-low and low- income
seniors by providing regulatory (e.g., density bonus, expedited permit processing, deferred fees, or relaxed
parking requirements) and financial incentives (e.g., RDA set-aside funds).

Responsibility:  Housing and Economic Development Department, Community Development
Department

Funding: Set-Aside Funds, CDBG funds

Time Frame: Ongoing

Quantified Objective: 10 very low-income units, 10 low-income units
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HE Program 5.6 REHABILITATION ASSISTANCE FOR SENIOR AND DISABLED
HOMEOWNERS

The City shall continue with the Senior Repair and Handicapped Program (SHARP) and Senior Home Minor

Repair Program, which assists low-income elderly homeowners in rehabilitating their homes to address health

and safety repairs, accessibility needs, and energy efficiency improvements.

Responsibility: Housing and Economic Development Department
Funding Source: Set-Aside Funds, HOME Program, CDBG

Time Frame: Ongoing

Quantified Objective: 180 persons assisted, and 600 service repairs

HE Program 5.7 LARGE FAMILIES

The City shall promote the construction of affordable for-sale and/or rental housing units with three or more
bedroom units affordable to very low- and low-income families. The City shall publicize financial and
regulatory incentive opportunities (e.g., expediting permit processing, deferred fees, density bonuses, or use of
set-aside funds) to developers for these unit types including promote the need for three or more bedroom units
during pre-application meetings, contacting affordable housing developers, and creating informational fliers at
the Community Development Department and in all general application packets.

Responsibility: Housing and Economic Development Department Funding Source: Set-aside funds,
State and Federal tax credits, CDBG

Time Frame: FY 2010

Quantified Objective: 16 units per year (8 very low- and 8 low-income units)
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NEIGHBORHOOD PRESERVATION/HOUSING REHABILITATION

There is often public anxiety based on the misperception that affordable and multi-family housing will devalue
the neighborhoods in which they are established. Careful design and enforcement of design standards can
ensure compatibility with surrounding neighborhoods and reduce opposition. Recent affordable housing
projects in Visalia have helped to dispel misperceptions of affordable and multi-family housing by maintaining
high-quality standards.

While it is important to encourage the development of new affordable housing, reinvestment in the existing
supply of housing is equally important. Since approximately 25 percent of the City’s housing stock was built
before 1970, there are number of these units that are in need of some form of rehabilitation. There are several
neighborhoods and mobile home parks that are in need of substantial rehabilitation.

In the past the City and its Redevelopment Agency have been successful in using HOME, CDBG, and
Redevelopment set-aside funds to addressing homes in need of rehabilitation. These funds have supported to
following programs:

Emergency Repairs and Basic Needs Program.
Housing Rehabilitation Matching Grant Program.
Low-Income Rental Rehabilitation Program.

Senior Repair and Handicapped Program (SHARP).
Senior Home Minor Repair Program.

Goal HE-6 To create and maintain healthy neighborhoods by improving the condition
of the existing housing stock and providing for a variety of housing types,
sizes, price ranges, and densities compatible with the existing character and
integrity of residential neighborhoods.

Policies

HE Policy 6.1 The City shall strive to ensure the quality of existing and proposed residential areas and
promote a sense of community integrity throughout the city.

HE Policy 6.2 To create a balanced community, the City shall promote mixed-income neighborhoods by
encouraging innovative design.

HE Policy 6.3 The City shall promote quality design and appearance of all new multi-family units so that they
add value to the community’s built environment and reduce potential for community objection.

HE Policy 6.4 The City shall encourage ongoing property maintenance to sustain neighborhood vitality,
value, and overall sense of community pride.

HE Policy 6.5 The City shall encourage physical design, building structure, and lot layout relationships
between existing and new construction to help the new developments complement the surrounding
neighborhoods.

HE Policy 6.6 To create a balanced community, the City shall promote mixed-income neighborhoods by
encouraging innovative design (e.g., second units, co-housing, halfplexes, zipper lots, zero-lot lines, alley-
loaded parking, six pack subdivisions, and live-work units).
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HE Policy 6.7 The City shall encourage adaptive use of historic buildings to residential uses consistent with
their preservation. Where possible, the City shall make amendments to building codes and regulations to
facilitate the restoration and maintenance of historic structures.

HE Policy 6.8 The City shall continue an active property maintenance, inspection, and code enforcement
program in partnership with the community to promote healthy neighborhoods.

HE Policy 6.9 The City shall continue to support the consortium of local lending institutions in pooling their
resources to provide rehabilitation for lower income housing.

HE Policy 6.10 The City shall pursue funding sources, such as CDBG funds, to correct building deficiencies.
HE Policy 6.11 The City shall continue to promote the maintenance of existing mobile homes.

HE Policy 6.12 The City shall continue to promote the maintenance of rental housing consistent with City
housing and building codes.

HE Policy 6.13 The City shall continue to provide a conduit for local community banks, and State- and
Federally chartered financial institutions to meet their Community Reinvestment Act (CRA) objectives.

HE Policy 6.14 The City shall continue to enforce its Model Good Neighbor policies (see Appendix F) to
ensure that all multi-family projects adhere to basic maintenance and management procedures.

Programs

HE Program 6.1 HOUSING REHABILITATION PROGRAM

The City shall continue to enhance the quality of owner-occupied single-family housing and encourage private
investment in the city’s residential areas through the Housing Rehabilitation Program. The program provides
low-interest loans to low-income homeowners to make exterior improvements or repairs to their homes to
improve their health and safety.

Responsibility: Housing and Economic Development Department
Funding: CDBG

Timeframe: Ongoing

Quantified Objective: Assist 25 low-income homeowners

HE Program 6.2 LOW-INCOME RENTAL REHABILITATION PROGRAM

The City shall continue to promote and maintain rental housing affordability through the Low-Income Rental
Rehabilitation Program. The program provides owners of rental properties a forgivable loan for external
improvements in return for commitments to offer the units at affordable rents.

Responsibility: Housing and Economic Development Department
Funding: CDBG

Timeframe: Ongoing

Quantified Objective: Assist 40 low-income homeowners
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HE Program 6.3 EMERGENCY REPAIRS AND BASIC NEEDS PROGRAM
The City shall continue to provide low/moderate-income, owner occupants with low-interest loans to make
emergency repairs and provide assistance for addressing housing code violations.

Responsibility: Housing and Economic Development Department
Funding: CDBG

Timeframe: Ongoing

Quantified Objective: Assist 50 low-income homeowners

HE Program 6.4 PRESERVATION OF EXISTING ASSISTED RENTAL HOUSING
DEVELOPMENTS

The City shall continue to utilize CDBG and Cal HFA funds to upgrade substandard rental facilities including
the installation of smoke detectors, reinforced structures, City building inspections, etc.

Responsibility: Housing and Economic Development Department
Funding: CDBG and Cal HFA

Timeframe: Ongoing

Quantified Objective: 40 units per year

HE Program 6.5 ALTERNATIVE FUNDING SOURCES
The City shall continue to investigate alternative funding sources to fund programs for correction of building
unit deficiencies.

Responsibility: Finance Department (lead), Housing and Economic Development Department
Funding: Other funding sources

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 6.6 ENFORCEMENT OF HOUSING AND BUILDING CODES
The City shall continue to review, upgrade, and maintain City codes, ordinances, regulations, and development
standards to ensure health and safety of occupants and maintain the existing housing stock.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A

HE Program 6.7 REDEVELOPMENT INCENTIVES PROGRAMS

The City shall continue to provide redevelopment incentives (e.g., Homebuyers Assistance Program, direct
funding to housing projects) in order to better utilize existing resources, revitalize lower income
neighborhoods, and provide private-market housing that is readily available to very low, low, and moderate
income households. The City should consider using a combination of planning techniques and financial
assistance. The City should implement these incentives through the Housing and Economic Development
Department, including correction of infrastructure deficiencies, resubdivision of underutilized lots, density
bonuses, land assembly, development of vacant lots, and rehabilitation of over- and under-occupied units, and
working with landlords to improve their properties.

Responsibility: Housing and Economic Development Department

Funding: Redevelopment funds

Timeframe: Ongoing

Quantified Objective: Provide incentives for the development of one project per every two years (75
units)
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HE Program 6.8 REHABILITATION AND ADAPTIVE REUSE
The City shall assist, as appropriate, in the rehabilitation and adaptive reuse of historically-significant
structures. This shall include assisting private property owners of historically-significant structures in applying
for and utilizing State and Federal assistance programs as appropriate.

Responsibility: Community Development Department

Funding: State and Federal funds

Timeframe: Ongoing

Quantified Objective: ~ Rehabilitate 5 historical homes and upgrade 20 units per year

HE Program 6.9 REHABILITATION/DEMOLITION

When funding becomes available, the City shall initiate a study to assess the need and feasibility for significant
rehabilitation or demolition of dilapidated housing units and identify potential funding sources to fund
rebuilding efforts.

Responsibility: Community Development Department
Funding: General Fund

Timeframe: FY 2010-11

Quantified Objective: N/A

HE Program 6.10 HOUSING CONDITIONS SURVEY
To get an accurate assessment of Visalia’s existing housing stock, the City shall pursue State and Federal
grants to assist in funding a housing conditions survey.

Responsibility: Community Development Department
Funding: State and Federal funds

Timeframe: FY 2012-13

Quantified Objective: N/A
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EQUAL OPPORTUNITY HOUSING AND DISCRIMINATION PREVENTION

According to California State Law, all households have the right to rent or purchase housing without
discrimination. State law also requires local governments to “promote housing opportunities for all persons
regardless of race, religion, sex, marital status, ancestry, national origin or color.” Local governments are
prohibited from discriminating against low-income persons, subsidized housing, and homeless shelters.

The City has continued to ensure equal housing opportunity through the enforcement of fair housing practices
and the dissemination of fair housing information throughout the community. The City’s support for the
Tulare County Housing Authority in the operation of its fair housing counseling services has proven to be an
effective means for addressing housing issues and ensuring fair housing in the city.

Goal HE-7 To provide decent housing and a quality living environment for all Visalia
residents regardless of age, religion, race, creed, gender, sexual orientation,
marital status, ancestry, national origin, disability, economic level, and other
arbitrary factors.

Policies

HE Policy 7.1 The City shall not condone any unlawful discrimination or segregation in housing.

HE Policy 7.2 The City shall promote housing opportunities for all persons regardless of age, religion, race,
creed, gender, sexual orientation, marital status, ancestry, national origin, disability, economic level, and other
arbitrary factors that prevent choice in housing.

HE Policy 7.3 The City shall continue to support and enforce laws and programs that promote equal housing
opportunities and provide fair housing and rental mediation services.

Programs

HE Program 7.1 FAIR HOUSING

In an effort to reduce discrimination and provide equal housing opportunities to all Visalia residents, the City
shall continue to maintain its contract with the Tulare County Housing Authority to maintain a fair housing
hotline to ensure that the City affirmatively furthers fair housing through lenders, landlords, realtors, and the
community as a whole and handle fair housing complaints. The City shall continue to post information on fair
housing law and the hotline phone number on its website and at local libraries, social security offices, and
senior centers.

Responsibility: Housing and Economic Development Department, Tulare County Housing Authority
Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A
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ENERGY CONSERVATION

Energy conservation and efficiency is not only environmentally responsible and economically efficient, but it
has direct application to affordable housing. The more money spent on energy, the less there is available for
rent or mortgage payments. High energy costs have particularly detrimental effects on low-income households
that do not have enough income or cash reserves to absorb cost increases and must choose between basic needs
such as shelter, food, and energy.

In addition to reducing residential energy costs which makes housing more affordable, there are a number of
benefits to providing better design and building practices and energy conserving technologies, including:
providing enormous reductions in demand for fossil fuels and emissions of greenhouse gases (GHG); and
addressing environmental challenges such as natural resource depletion; waste disposal; and air, water, and soil
pollution.

Goal HE-8 To encourage energy efficiency in all new and existing housing.

Policies

HE Policies 8.1 The City shall encourage the use of energy conservation devices and passive design concepts
which make use of natural climate to increase energy efficiency and reduce housing costs.

HE Policies 8.2 The City should promote an increase in the energy efficiency of new and existing housing
beyond minimum State requirements.

HE Policies 8.3 To reduce the long-term costs associated with basic utility bills such as electric, gas, water,
etc., the City shall encourage the use of alternative building materials, water meters, weatherization methods,
increased insulation, and other methods to conserve energy.

HE Policies 8.4 The City should work with local utility companies to promote energy efficiency.

HE Policies 8.5 The City shall support the use of renewable energy sources, such as solar, in residential,
structures.

HE Policies 8.6 The City should encourage the use of water efficient landscaping, such as xeriscaping.

Programs

HE Programs 8.1 ENERGY CONSERVATION
The City should continue to work with local utility companies to implement energy awareness programs.

Responsibility: Community Development Department (lead), Private, Utility Companies
Self-Help Enterprises, Proteus, C-SET

Funding: General Fund

Timeframe: Ongoing

Quantified Objective: N/A
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HE Programs 8.2 GREEN BUILDING DESIGN STANDARDS
The City shall develop voluntary green building design standards to achieve an at least 15 percent
improvement over Title 24 energy standards.

Responsibility: Community Development Department (lead), Conservation Committee
Funding: General Fund

Timeframe: FY 2010-11

Quantified Objective: N/A

MARCH 15, 2010 PAGE 27



PART 2. POLICY DOCUMENT CITY OF VISALIA
HOUSING ELEMENT

IMPLEMENTATION MONITORING

The City is committed to addressing the various housing needs of its residents. Communication between City
departments and close monitoring of progress is needed to ensure that the policies and programs contained in
this Housing Element are implemented to the greatest extent feasible.

Goal HE-9 To ensure that Housing Element programs are implemented on a timely basis
and progress of each program is monitored and evaluated annually.

Policies

HE Policy 9.1 The City shall continually work to improve the day-to-day implementation of Housing Element
programs.

HE Policy 9.2 The City shall track affordability levels in the city by monitoring changes in housing sales
prices and rental rates.

Programs

HE Program 9.1 IMPLEMENTATION REPORTING
The City shall annually review and report on the implementation of the Housing Element programs and the
City’s effectiveness in meeting the programs’ goals.

Responsibility: Community Development Department, Redevelopment Agency
Timeframe: FY 2009-10, Annually

Funding: General Fund

Quantified Objective: N/A

HE Program 9.2 IMPLEMENTATION TRACKING MATRIX
The City shall use the Implementation Tracking Matrix (see Table 2) to continually track the progress of
Housing Element programs.

Responsibility: Community Development Department
Timeframe: FY 2009-10, Ongoing

Funding: General Fund

Quantified Objective: N/A

HE Program 9.3 PROGRESS MEETING
City staff members involved in the implementation of Housing Element programs shall meet biannually to
review progress in addressing housing issues, especially issues relating to affordable housing.

Responsibility: ~ Community Development Department, Housing and Economic Development
Department

Timeframe: Biannually

Funding: General Fund

Quantified Objective: N/A

PAGE 28 MARCH 15, 2010



CITY OF VISALIA PART 2. POLICY DOCUMENT
HOUSING ELEMENT

HE Program 9.4 COMPREHENSIVE ANNUAL MONITORING PROGRAM

The City shall establish and implement a comprehensive annual monitoring program to document the sales
price or rental rates for all new units constructed in the previous year and to determine housing affordability
levels. The City shall also regularly monitor housing sales price trends of existing units.

Responsibility: Community Development Department, Redevelopment Agency
Funding Source: General Fund

Timeframe: FY 2010; annually

Quantified Objective: N/A

HE Program 9.5 REDEVELOPMENT AGENCY FIVE-YEAR IMPLEMENTATION PLAN
The City shall continue to revise the Redevelopment Agency Five-Year Implementation Plan to be consistent
with the 2009 Housing Element.

Responsibility: Community Development Department, Housing and Economic Development
Department

Timeframe: FY 2009-10

Funding: General Fund

Quantified Objective: N/A
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QUANTIFIED OBJECTIVES

One of the requirements of State law (California Government Code Section 65583[b]) is that the Housing
Element contain quantified objectives for the maintenance, preservation, improvement, and development of
housing. State law recognizes that the total housing needs identified by a community may exceed available
resources and the community’s ability to satisfy this need. Under these circumstances, the quantified
objectives need not be identical to the total housing needs. The quantified objectives shall, however, establish
the maximum number of housing units by income category that can be constructed, rehabilitated, and
conserved over a five-year time period. Table 1 summarizes the quantified objectives for the construction,
rehabilitation, or conservation of units during the remaining time frame of the Housing Element (2009-2014).

TABLE 1
SUMMARY OF QUANTIFIED OBJECTIVES
Above-
Objective Category/Program Extremely Low Very Low Low Mod. Mod. Total
New Construction
HE Program 3.2: Multiple-Family Developments 25 50 75 100 250 500
HE Program 3.16: Promoting Second Dwelling Units - - 50 50 - 100
Subtotal 25 50 125 150 250 600
Encouraging Affordable Housing
HE Program 3.3: First-Time Homebuyer Program. B - 25 25 - 50
HE Program 3.5: Central Visalia Homeownership Loan Program - - 30 . . 30
(Cvhl)
HE Program 3.7: Section 8 Housing Assistance Program. 175 175 200 - - 550
HE Program 3.14: Sweat Equity Program - - 50 - - 50
HE Program 3.20: Targeting Extremely Low-Income Developments >0 50
Subtotal 225 175 305 25 0 730
Special Needs
HE Program 5.5: Senior Rental Housing - 10 10 - - 20
HE Program 5.6: Rehabilitation Assistance for Senior and Disabled - 60 60 60 _ 180
Homeowners.
HE Program 5.7: Large Families - 40 40 - - 80
Subtotal - 110 110 60 0 280
Rehabilitation / Conservation
HE Program 6.1: Housing Rehabilitation Program. B 10 15 - - 25
HE Program 6.2: Low-Income Rental Rehabilitation Program. - - 40 - - 40
, ‘ - - 50 - - 50
HE Program 6.3: Emergency Repairs and Basic Needs Program.
HE Program 6.4: Preservation of Existing Assisted Rental Housing - 125 125 50 = 200
Developments.
Subtotal - 135 230 50 0 415
TOTAL 250 470 770 285 250 2,025
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APPENDIX A: REFERENCES

Agencies, Organizations, and Persons Contacted
Steve Johnson, California Water Services Company. Personal communication via email. March 30, 2009.

Jim Ross, Superintendent, City of Visalia Wastewater Treatment Facility. Personal communication via
email. February 10, 2009.

Kyle Melton, Housing Authority of the County of Tulare. Personal communication. April 16, 2009.
Glena Saunders, Christian Church Homes. Personal communication. April 13, 2009.

Websites

California Association of Realtors. http://www.car.org/.

California Department of Housing and Community Development. http://www.hcd.ca.gov.
California Employment Development Department. http://edd.ca.gov.

California Department of Finance. http://www.dof.ca.gov.

City of Visalia. http://www.ci.visalia.ca.us/

Department of Commerce, Bureau of Economic Analysis, 2008.

United States Census Bureau. http://www.census.gov.

United States Social Security Administration. http://www.ssa.gov.

Tulare County Association of Governments (TCAG). www.tularecog.org.

California Water Services Company: http://www.calwater.com, February 10, 20009.
Realty Trac. http://www.realtytrac.com. December 15, 2008 and April 1, 2009.
Reports/Documents

California Community Redevelopment Law, Section 33413.

HUD SOCDS, Comprehensive Housing Affordability Strategy (CHAS) database, 2000
City of Visalia General Plan, 2003.

City of Visalia Municipal Code, 2008.

Tulare County Association of Governments (TCAG), Population and Employment Projections 2004.
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Tulare County Association of Governments (TCAG), Regional Housing Needs Allocation (RHNA) Final
RHNA Methodology (August 28, 2008).

Tulare County 2006-2007 Consolidated Annual Performance and Evaluation Report, September 2007.
Tulare County 2007-2008 Consolidated Annual Performance and Evaluation Report, September 2008.

Tulare County Human Services Agency, Retirement Housing, April 1, 2008.
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APPENDIX B: RESIDENTIAL LAND INVENTORY
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TABLE B-1
SITES INVENTORY: CAPACITY ON VACANT LAND
Visalia
GPLU GPLU Number of | Number of | Environmental
Minimum | Maximum Affordable | Affordable Constraints
GP LU Allowable | Allowable Typical Units at Units at Inventoried
Designation | Zoning Density Density Density GIS Maximum Typical Flood Income
APN Code Code (DU/acre) | (DU/acre) | (DU/acre) | acres Density Density zones | Other? Level Notes
| High-Density Residential Sites
Small site, could
accommodate a small
096321012 RHD R-M-3 15 29 23 0.3 10 8 - - | Moderate multi-family complex
0.33 3 adjacent parcels: 2
098180026, 0.42 vacant, 1 lot with
98180027, 0.33 abandoned, dilapidated
098180028 RHD R-M-3 15 29 23 1.1 31 25 Yes - | ELI, VLI structure.
087090035 RHD R-M-3 15 29 23 1.3 39 31 - - | ELIL, VLI
097272032 RHD R-M-3 15 29 23 1.5 42 33 - - | ELIL, VLI
PA R-M-
123220002 RHD 3 15 29 23 4.6 133 105 - - | ELI, VLI
126100012 RHD R-M-3 15 29 23 5.9 173 137 - - | ELI, VLI
119730005 RHD R-M-3 15 29 23 9.7 282 224 - - | ELIL, VLI
Subtotal 24.4 710 563 -
Medium-Density Residential Sites
QP R-16
000003858 RMD R-M-2 10 15 12 5.0 76 60 - - | Low
A QP R-
000003860 RMD | 16 R-M-2 10 15 12 1.4 21 17 - - | Low
0.96 2 adjacent vacant
000008908, CCM R- 0.36 parcels
000008909 RMD M-2 10 15 12 1.3 20 16 - - | Low
000008911 RMD R-M-2 10 15 12 4.6 70 56 - - | Low
R-16 R-
077100079 RMD M-2 10 15 12 5.0 75 60 - - | Low
077640012 RMD R-M-2 10 15 12 4.9 73 58 - - | Low
078120008 RMD R-M-2 10 15 12 12.9 193 154 - - | Low
078120009 RMD R-M-2 10 15 12 15.8 238 190 - - | Low
078120011 RMD R-M-2 10 15 12 15.5 233 187 - - | Low
079071011 RMD 10 15 12 15.0 224 180 - - | Low
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GPLU GPLU Number of | Number of | Environmental
Minimum | Maximum Affordable | Affordable Constraints
GP LU Allowable | Allowable Typical Units at Units at Inventoried
Designation | Zoning Density Density Density GIS Maximum Typical Flood Income
APN Code Code (DU/acre) | (DU/acre) | (DU/acre) | acres Density Density zones | Other? Level Notes
0.94 4 adjacent vacant
087060007, 0.48 parcels
087060008, 1.69
087060009, 1.05
087060010 RMD R-M-2 10 15 12 4.2 62 50 - - | Low
0.34 2 adjacent parcels
087090015, 0.37
087090022 RMD R-M-2 10 15 12 0.7 11 9 - - | Low
089030031 RMD R-M-2 10 15 12 4.7 71 57 - - | Low
089030032 RMD R-M-2 10 15 12 5.8 87 70 - - | Low
089030033 RMD R-M-2 10 15 12 2.4 36 28 - - | Low
CSO R-
090060019 RMD M-2 10 15 12 5.8 87 70 - - | Low
090060041 RMD R-M-2 10 15 12 4.7 71 56 - - | Low
090300032 RMD R-M-2 10 15 12 2.7 40 32 - - | Low
090310001 RMD R-M-2 10 15 12 1.9 28 23 - - | Low
090310002 RMD R16 10 15 12 0.9 13 11 - - | Low
0.52 2 adjacent parcels
093021027, 0.52
093021028 RMD R-M-2 10 15 12 1.0 15 12 - -
095090022 RMD R-M-2 10 15 12 2.4 35 28 Yes - | Low
0.97 4 adjacent parcels
097241001, 0.45
097241013, 0.62
097241014, 0.09
097241016 RMD R-M-2 10 15 12 2.1 32 26 - - | Low
0.82 2 adjacent parcels
097261010, 0.48
097261045 RMD R-M-2 10 15 12 1.3 19 15 - - | Low
R-16 R-
098030002 RMD M-2 10 15 12 5.6 83 67 Yes - | Low
098060027 RMD R-M-2 10 15 12 1.5 22 18 Yes - | Low
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TABLE B-1
SITES INVENTORY: CAPACITY ON VACANT LAND

Visalia

GPLU GPLU Number of | Number of | Environmental
Minimum | Maximum Affordable | Affordable Constraints
GP LU Allowable | Allowable Typical Units at Units at Inventoried
Designation | Zoning Density Density Density GIS Maximum Typical Flood Income
APN Code Code (DU/acre) | (DU/acre) | (DU/acre) | acres Density Density zones | Other? Level Notes

098060038 RMD R-M-2 10 15 12 1.7 26 21 Yes - | Low
100050012 RMD R-M-2 10 15 12 1.9 29 23 - - | Low
100390001 RMD R-M-2 10 15 12 4.6 69 55 - - | Low

R-16 R-
100390002 RMD M-2 10 15 12 3.8 57 46 - Low
101050013 RMD R-M-2 10 15 12 0.9 13 11 Yes - | Low
103290029 RMD R-M-2 10 15 12 0.9 14 11 Yes - | Low

R-16 R-
119060072 RMD M-2 10 15 12 1.9 29 23 - - | Low
119650026 RMD R-M-2 10 15 12 4.0 61 49 Yes - | Low

R-16 R-

M-2 R-
126100012 RMD M-3 10 15 12 7.9 118 95 - - | Low
126120050 RMD R-M-2 10 15 12 2.3 34 27 - - | Low
126120065 RMD R-M-2 10 15 12 4.9 74 59 - - | Low
126120066 RMD R-M-2 10 15 12 6.3 94 75 - - | Low
126470008 RMD R-M-2 10 15 12 1.9 29 23 - - | Low

QP R-M-
126530001 RMD 2 10 15 12 7.2 109 87 - - | Low
126560060 RMD R-M-2 10 15 12 2.5 38 30 - - | Low
126590008 RMD R-M-2 10 15 12 1.4 21 17 - - | Low
126640074 RMD R-M-2 10 15 12 2.1 32 26 - - | Low
0.36 3 adjacent parcels
126670002, 1.10
126670003 1.11
126670004 RMD R-M-2 10 15 12 2.6 38 31 - - | Low
Subtotal 188.0 2,785 2,231
Low-Density Residential Sites
103180056 RLD R-1-4.5 2 10 8 0.5 5 4 - - | Moderate
103330048 RLD R-1-4.5 2 10 8 1.6 16 13 - - | Moderate
098050043 RLD R-1-4.5 2 10 8 1.8 18 14 Yes - | Moderate
103260021 RLD R-1-4.5 2 10 8 2.4 24 19 - - | Moderate
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GPLU GPLU Number of | Number of | Environmental
Minimum | Maximum Affordable | Affordable Constraints
GP LU Allowable | Allowable Typical Units at Units at Inventoried
Designation | Zoning Density Density Density GIS Maximum Typical Flood Income
APN Code Code (DU/acre) | (DU/acre) | (DU/acre) | acres Density Density zones | Other? Level Notes
103330050 RLD R-1-4.5 2 10 8 2.9 29 23 - - | Moderate
103210035, 3 adjacent parcels
103260019,
103260020 RLD R-1-4.5 2 10 8 3.2 32 26 Yes - | Moderate
098050064 RLD R-1-4.5 2 10 8 3.5 35 28 Yes - | Moderate
091040025, 2 adjacent parcels
091333044 RLD R-1-4.5 2 10 8 5.2 52 41 - - | Moderate
101060008 RLD R-1-4.5 2 10 8 13.6 136 109 - - | Moderate
098050044, 4 adjacent parcels
098050051,
098050058,
098050063,
098050065 RLD R-1-4.5 2 10 8 67.4 674 539 - - | Moderate
Subtotal 102.1 1,021 816
TOTAL EXTREMELY LOW- AND VERY LOW-INCOME 24.1 700 555
TOTAL LOW-INCOME 187.9 2,785 2,231
TOTAL MODERATE-INCOME 102.4 1,031 824
GRAND TOTAL 314.4 4,516 3,610
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TABLE B-2
SITES INVENTORY: EAST DOWNTOWN VISALIA
Visalia
2009
Site GP LU GIS Typical Typical Inventoried Inventoried
Number APN Code | Zoning | Acres | Density Units Units* Income Level Comments
Neighborhood 1: Santa Fe
1 094305003, CDT EDV1 0.4 40 47 24 | Lower One parcel is vacant. Other parcels contain
094305008, 0.5 marginal uses.
094305009 0.3
1.2
2 094295008 CDT EDVI 0.8 40 31 16 | Lower Site is mostly occupied by a parking lot and
vacant area. Restaurant on small portion of site.
3 094285008 CDT EDV1 0.7 40 30 15 | Lower Industrial use. Adjacent to the Downtown Visalia
Transit Center.
4 094284004 CDT EDV1 1.0 40 39 20 | Lower Dilapidated industrial site
5 094274005, CDT EDV1 40 38 19 | Lower Vacant, dilapidated building
094274006 0.9
6 094250038, CS EDV1 1.6 40 65 33 | Lower A quarter of the property is vacant and the rest
094250039 0.1 consists of a sign shop. The property owner has
1.6 contacted the City and has expressed interest in
redeveloping the site as a mixed-use development.
7 094240001, CS EDV1 0.3 40 70 35 | Lower Industrial/warehouse with large parking area.
094240002, 0.5
094240033 1.0
17
8 094231001, CDT EDVI 0.03 40 33 17 | Lower -
094231014, 0.4
094231021, 0.04
094231023 0.4
0.8
9 094221010 CDT EDV1 0.6 40 23 12 | Lower Parking lot for adjacent industrial building
10 094221006 CDT EDV1 0.3 40 11 5 | Moderate** Vacant lot
SUBTOTAL - NEIGHBORHOOD 1 9.6 - 387 194 --
Neighborhood 2: East Main
1 094222030 CS EDVI 1.1 40 43 32 | Lower Industrial/warehouse
2 094222029 CS EDV1 34 40 137 103 | Lower Industrial/warehouse
3 094222001, CS EDV1 0.3 40 30 23 | Lower Sites 3 and 4: Vacant land owned by City RDA.
094222002, 0.1 Site recently being cleared with federal
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TABLE B-2
SITES INVENTORY: EAST DOWNTOWN VISALIA
Visalia
2009
Site GP LU GIS Typical Typical Inventoried Inventoried
Number APN Code | Zoning | Acres | Density Units Units* Income Level Comments
094222003 0.3 Brownfields grant. fully developable.
0.8
4 094222004 CS EDV1 23 40 90 68 | Lower
5 094222019 CS EDV1 1.1 40 46 34 | Lower Industrial/warehouse.
6 094222018 CS EDVI 1.3 40 52 39 | Lower Industrial/warehouse.
7 094222015 CS EDVI 0.9 40 35 26 | Lower Vacant lot.
8 094222006, 8; 34 | Lower Industrial/warehouse.
094222023, CS EDV1 0'2 40 46
094222024 I. 7
9 094211025, CS EDV1 0.5 40 30 22 | Lower Industrial/warehouse.
094211026 0.3
0.7
10 0.2 20 | Lower Vacant lot
094211021,
094211024 CS EDV1 (())57 40 27
11 094203004, CS EDV1 0.3 40 30 22 | Lower Industrial/warehouse.
094203005, 0.1
094203006 0.3
0.7
12 094203001, CS EDV1 0.1 40 30 22 | Lower Industrial/warehouse.
094203002, 0.1
094203007, 0.3
094203008 0.1
0.7
13 094211009 CS EDV1 0.2 40 8 6 | Moderate** Industrial/warehouse.
14 094211005 CS EDVI 0.2 40 7 5 | Moderate** Industrial/warehouse.
15 094204007 cs EDVI1 0.3 40 11 9 | Moderate** Vacant lot
16 094233014 CS EDV1 0.3 40 10 8 | Moderate** Parking lot.
17 094234004, 0.7 39 | Lower Industrial/warehouse.
094234005, CS EDV1 0.1 40 53
094234014, 0.2
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TABLE B-2
SITES INVENTORY: EAST DOWNTOWN VISALIA
Visalia
2009
Site GP LU GIS Typical Typical Inventoried Inventoried
Number APN Code | Zoning | Acres | Density Units Units* Income Level Comments
094234015 0.3
1.3
18 094231008 0.3 17 | Lower Sites 18 an.d 19: Parking lot apd abandonedA car
094231 009’ cs EDVI 0.1 40 23 sales lot. Site appears clear w1t‘hout constraints.
09423101 0’ 0.1 Fgatures thru lots between Main St. and Center St.
0.6 with useable alleyway.
19 094231026 CDT EDVI 0.6 40 24 18 | Lower
20 094232001 0.1 27 | Lower Sites. 20 and 21: Metal building with parl.<ing lot
09 4232003’ 0.3 on glte. Existlpg car wjndpw repair and.tmting
09423200 5: CS EDV1 8; 40 35 bus_glests_ oln-s1(tie. Nlo mgmft'lcant constraints for
. residential re-development.
094232016 0.9
21 094232006, 8;1 36 | Lower
094232007, CS EDVI 0'5 40 49
094232008 .
1.2
22 094201001 0.2 41 | Lower Sites 22 and 23: Sites have improved alleyway.
09420101 9’ 0.7 One warehouse. on parcels, 'anc'i one small car sales
094201 020’ CS EDV1 0.2 40 55 office (underutilized). No significant constraints.
09420102f 0.2
1.4
23 094201005, CS EDVI 0.5 40 48 36 | Lower
094201026 0.7
1.2
24 094201027 Cs EDVI1 2.2 40 88 66 | Lower Vacant lot.
25 094240029 CcCS EDV1 0.9 40 35 26 | Lower Sites 25 and 26: Large paved area. One mature
26 094240005 CCS| EDVI 02 20 31 23 | Lower oak (species unk) on east side. One portable
09424003 9’ 02 bu_1ld1ng on largest lot. Classm brick bylldlng
02 being used for auto repair - great candidate for
0'2 integration with new residential and reuse. Needs
0' 3 powerline undergrounding which is addressed in
’ EDT Infrastructure Plan.
Site 27: Used car lot. No constraints.
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TABLE B-2
SITES INVENTORY: EAST DOWNTOWN VISALIA
Visalia
2009
Site GP LU GIS Typical Typical Inventoried Inventoried

Number APN Code | Zoning | Acres | Density Units Units* Income Level Comments

27 094190001 CCS EDV1 04 40 15 12 | Lower Industrial/warehouse.
SUBTOTAL - NEIGHBORHOOD 2 27.3 - 1,088 814
Neighborhood 4: Central Park

1 094250031 CS EDVI 0.7 40 28 21 | Lower Vacant site

2 094250015 CS EDV1 0.8 40 34 26 | Lower Industrial/warehouse.

3 094180007 CCS EDV1 4.8 40 191 143 | Lower Vacant site

4 094180006 CCS EDV1 6.6 40 262 197 | Lower Vacant site
SUBTOTAL - NEIGHBORHOOD 2 12.9 514 386
TOTAL ALL NEIGHBORHOODS 49.9 1,989 1,393
TOTAL LOWER-INCOME 48.5 1,943 1,360
TOTAL MODERATE-INCOME 1.4 47 33

Notes: *Inventoried capacity varies by neighborhood:
Neighborhood 1: Santa Fe — inventoried at 50 percent capacity
Neighborhood 2: East Main — inventoried at 75 percent capacity
Neighborhood 4: Central Park — inventoried at 75 percent capacity
**Sites smaller than 0.5 acres inventoried as available for moderate-income based on expected project size for these sites

MARCH 15, 2010

PAGE A-11




PART 3, APPENDICES CITY OF VISALIA
HOUSING ELEMENT

APPENDIX C: RESPONSES TO SB520 ANALYSIS QUESTIONS

In accordance with SB 520 (Chapter 671, Statutes of 2001), Visalia City staff has analyzed the potential
and actual governmental constraints on the development of housing for persons with disabilities, and
demonstrated the City’s effort to remove such constraints.

The following shows the City’s responses to the “SB 520 Analysis Tool” prepared by HCD.

SB 520 Analysis Tool

Over-arching and General

®  Does the locality have any processes for individuals with disabilities to make requests for
reasonable accommodation with respect to zoning, permit processing, or building laws?

Yes.
" Describe the process for requesting a reasonable accommodation?

The City has a permanent Disability Advisory Committee that meets monthly. The Committee
offers advice to handicapped persons and promotes full access throughout the city.

®  Has the City made any efforts to remove constraints on housing for persons with disabilities, such
as accommodating procedures for the approval of group homes, ADA retrofit efforts, an
evaluation of the zoning code for ADA compliance or other measures that provide flexibility?

The City has adopted a program designed to improve access for persons with disabilities. This
program, known as the “Visit-Able Home Program”, was adopted in cooperation with the South
Valley Center for Independent Living, and the Building Industry Association of Tulare-Kings
Counties, and the City’s Building Division. This program includes the following construction
standards for new single-family homes:

e One 36-inch, zero step entrance at the front door, garage, or patio with a maximum one-
inch threshold.

o A 32-inch wide door clearance into the ground floor bathroom.

o  Placement of 2-inch wide backing within walls adjacent to the water closet, to support
grab bars, if they should become necessary to install.

These improvements add minor cost to initial construction, and avoid more significant
remodeling costs for the homeowner in the future.

®  Does the City make information available about requesting a reasonable accommodation with
respect to zoning, permit processing, or building laws?

Yes, handicapped accommodation is including in all public meeting notices.
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Zoning / Land Use

Has the City reviewed all of its zoning laws, policies and practices for compliance with fair
housing law?

Yes.

Are residential parking standards for persons with disabilities different from other parking
standards? Does the City have a policy or program for the reduction of parking requirements for
special needs housing if a project proponent can demonstrate a reduced need for parking?

The City has the ability to use affordable housing incentive provisions and the Conditional Use
Permit and/or Variance process to allow a reduction from the standard number of parking spaces
for facilities that show a reduced need for parking. This has been done in the past for facilities
such as assisted living facilities.

Does the City restrict the siting of group homes? How does this effect the development and cost
of housing?

Licensed group homes for six individuals (in addition to any residing family) are permitted by
right within all of the City's residential zones. Group homes for more than six individuals are
conditionally permitted in all residential zones. In addition, group homes of any size are
conditionally permitted in the City’s Professional/Administrative Office (PA) zone. The City
processing fees for conditional use permits currently range from about 3656 if the project is
being proposed in an existing building, to approximately $3,460 if the project is being proposed
in a new building not yet constructed.

What zones allow groups homes other than those residential zones covered by state law. Are
group homes over six persons also allowed?

Group homes of any size are conditionally permitted in the City’s Professional/Administrative
Office (PA) zone.

Does the City have occupancy standards in the zoning code that apply specifically to unrelated
adults and not to families? Do the occupancy standards comply with Fair Housing Laws?

The code does not treat families and unrelated adults differently. The City’s zoning code includes
up to five unrelated adults in its definition of a family. Occupancy standards comply with Fair
Housing Laws.

Does the land use element regulate the siting of special need housing in relationship to one
another? Specifically, is there a minimum distance required between two (or more) special needs
housing?

The City has no siting requirements other than those dictated by state law. Per state law,
Community Care Facilities of the same type can not be located within 300 feet of one another.
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Permits and Processing

How does the City process a request to retrofit homes for accessibility (i.e., ramp request)?

All ADA retrofit requests are processed in the same manner as other types of improvements
requiring building and/or planning permits.

The City has adopted a program designed to improve access for persons with disabilities. This
program, known as the “Visit-Able Home Program”, was adopted in cooperation with the South
Valley Center for Independent Living, and the Building Industry Association of Tulare-Kings
Counties, and the City’s Building Division. This program includes the following construction
standards for new single-family homes:

e One 36-inch, zero step entrance at the front door, garage, or patio with a maximum one-
inch threshold.

o A 32-inch wide door clearance into the ground floor bathroom.

o  Placement of 2-inch wide backing within walls adjacent to the water closet, to support
grab bars, if they should become necessary to install.

These improvements add minor cost to initial construction, and avoid more significant
remodeling costs for the homeowner in the future.

The City included the CDBG funded, Senior Handicap and Repair Program (SHARP) in the 2009
Action Plan. Through a contract with Self Help Enterprises (SHE) the City has aggressively
promoted SHARP which has been successful. SHE and City staff acknowledge that there were
challenges with the Housing Rehabilitation and Repair Program.

Does the City allow group homes with fewer than six persons by right in single-family zones?
What permits, if any, are required?

Yes, as permitted by State Law licensed facilities with six or fewer persons are allowed by right in
all residential zones. No additional permits are required.

Does the City have a set of particular conditions or use restrictions for group homes with greater
than 6 persons? What are they? How do they effect the development of housing for persons with
disabilities?

The City has no particular conditions or use restrictions for group homes. Any conditions would
be project/site specific, and would be determined during the conditional use permit approval
process.

What kind of community input does the City allow for the approval of group homes? Is it
different than from other types of residential development?

Because homes with 6 or fewer persons are allowed by right, there is no community input. For
group homes for which a conditional user permit is required (7 or more persons), a public
hearing would be held and residents within a 300-foot radius of the proposed home would be
notified.
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®  Does the City have particular conditions for group homes which will be providing services on-
site? How may these conditions affect the development or conversion of residences to meet the
needs of persons with disabilities?

The City has no particular conditions or use restrictions for group homes of any kind. Any
restrictions would be determined during the conditional use permit approval process.

Building Codes

®  Has the City adopted the Uniform Building Code? What year? Has the City made amendments
that might diminish the ability to accommodate persons with disabilities?

The City adopted the 2007 California Building Code (a.k.a. UBC), and has made no amendments.
®  Has the City adopted any universal design elements in the building code?

No.

Does the City provide reasonable accommodation for persons with disabilities in the enforcement
of building codes and the issuance of building permits?

All City office facilities are compliant with ADA design standards.
Accessibility/Design Issues

B Has the locality reviewed and approved architectural designs, platting, sidewalks, curb cuts, etc.
to ensure compliance?

Yes, all plans submitted for planning and building approval are reviewed for ADA compliance.

Will local government conduct on-site review during construction to ensure compliance with
designs as submitted?

Yes. Building and grading inspections are completed for all building permits.

® [s there a mechanism to review and bring into compliance any builder not following requirements
of ADA or the Fair Housing Act?

Routine inspections are carried out for all building permits. If a builder is found to be out of
compliance with the approved plans, he or she is made to stop work and remedy the violation. In
addition, compliance with project specific conditions must be met prior to issuance of occupancy
certificates.

B s retro-fitting required when a builder is found to be in non-compliance?

Yes

What unit of government oversees compliance with the Fair Housing Act for new construction,
substantial rehabilitation, remodeling of commercial and multi-family housing, etc.?
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All documents related to projects carried out or funded by the City and/or Agency contain fair
housing/equal opportunity language, and enforcement is carried out by the Resource
Management Agency. If the City were to discover discriminatory language and/or practices in the

course of project review, a report would be made to the Department of Housing and Urban
Development.
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APPENDIX D: COMMUNITY/STAKEHOLDER WORKSHOP
PARTICIPANTS

TABLE D-1

COMMUNITY/STAKEHOLDER WORKSHOP
PARTICIPANTS

Stakeholder Workshop #1

January 27, 2009

Name Organization/Affiliation
Brandon Smith City of Visalia
Mauna Ekema --
Paul Scheibel Visalia
Phil Mirwald Cal Water
Bob Keenan HBA TK
Ken Kugler Tulare Co Housing Authority
Mary Wheeler --
Beatsy Murphy HFH
Mike Lane Advisory
Maria Helm --
Robert Lee --
Chris Tavarez --

Stakeholder Workshop #2

June 2, 2009

Name Organization/Affiliation
Ken Kugler Tulare Co Housing Authority
Jose Landeros Proteus, Inc.
Phil Mirwald Cal Water
Ricardo Noguera City of Visalia
Bob Keenan HBA TK
Betsy Murphy HFH
Paul Scheibel Visalia
Brandon Smith City of Visalia
Mary Wheeler City of Visalia
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APPENDIX E: GLOSSARY

Acre: a unit of land measure equal to 43,650 square feet.
Acreage: Net: The portion of a site exclusive of existing or planned public or private road rights-of-way.

Affordability Covenant: A property title agreement which places resale or rental restrictions on a
housing unit.

Affordable Housing: Under State and federal statutes, housing which costs no more than 30 percent of
gross household income. Housing costs include rent or mortgage payments, utilities, taxes, insurance,
homeowner association fees, and other related costs.

Affordable Units: Units for which households do not pay more than 30 percent of income for payment of
rent (including monthly allowance for utilities) or monthly mortgage and related expenses. Since above
moderate-income households do not generally have problems in locating affordable units, affordable units
are often defined as those that low- to moderate-income households can afford.

Annexation: The incorporation of land area into the jurisdiction of an existing city with a resulting
change in the boundaries of that city.

Assisted Housing: Housing that has been subsidized by federal, state, or local housing programs.

Assisted Housing Developments: Multifamily rental housing that receives governmental assistance
under federal programs listed in subdivision (a) of §65863.10, state and local multifamily revenue bond
programs, local redevelopment programs, the federal Community Development Block Grant Program, or
local in-lieu fees. The term also includes multi-family rental units that were developed pursuant to a local
inclusionary housing program or used to a quality for a density bonus pursuant to §65915.

At-Risk Housing: Multi-family rental housing that is at risk of losing its status as housing affordable for
low and moderate income tenants due to the expiration of federal, state or local agreements.

Below-Market-Rate (BMR): Any housing unit specifically priced to be sold or rented to low- or
moderate- income households for an amount less than the fair-market value of the unit. Both the State of
California and the U.S. Department of Housing and Urban Development set standards for determining
which households qualify as "low income" or "moderate income." The financing of housing at less than
prevailing interest rates.

California Department of Housing and Community Development - HCD: The State Department
responsible for administering State-sponsored housing programs and for reviewing housing elements to
determine compliance with State housing law.

California Environmental Quality Act (CEQA): A State law requiring State and local agencies to
regulate activities with consideration for environmental protection. If a proposed activity has the
potential for a significant adverse environmental impact, an environmental impact report (EIR) must be
prepared and certified as to its adequacy before taking action on the proposed project.
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California Housing Finance Agency (CHFA): A State agency, established by the Housing and Home
Finance Act of 1975, which is authorized to sell revenue bonds and generate funds for the development,
rehabilitation, and conservation of low- and moderate-income housing.

Census: The official United States decennial enumeration of the population conducted by the federal
government.

City: City with a capital "C" generally refers to City of Visalia government or administration. City with a
lower case "c" generally refers to the geographical area of the city.

Community Development Block Grant (CDBG): A grant program administered by the U.S.
Department of Housing and Urban Development (HUD) on a formula basis for entitlement communities,
and by the State Department of Housing and Community Development (HCD) for non-entitled
jurisdictions. This grant allots money to cities and counties for housing rehabilitation and community
development, including public facilities and economic development.

Compatible: Capable of existing together without conflict or ill effects.

Condominium: A building or group of buildings in which units are owned individually, but the structure,
common areas and facilities are owned by all owners on a proportional, undivided basis.

Consistent: Free from variation or contradiction. Programs in the General Plan are to be consistent, not
contradictory or preferential. State law requires consistency between a general plan and implementation
measures such as the zoning ordinance.

Contract Rent: The monthly rent agreed to, or contracted for regardless of any furnishings, utilities, or
services that may be included.

Dedication, In lieu of: Cash payments that may be required of an owner or developer as a substitute for
a dedication of land, usually calculated in dollars per lot, and referred to as in lieu fees or in lieu
contributions.

Density: The number of dwelling units per unit of land. Density usually is expressed “per acre,” e.g., a
development with 100 units located on 20 acres has density of 5.0 units per acre.

Density, Residential: The number of permanent residential dwelling units per acre of land. Densities
specified in the General Plan may be expressed in units per gross acre or per net developable acre.

Density Bonus: The allocation of development rights that allows a parcel to accommodate additional
square footage or additional residential units beyond the maximum for which the parcel is zoned. Under
Government Code Section 65915, a housing development that provides 20 percent of its units for lower
income households, or ten percent of its units for very low-income households, or 50 percent of its units
for seniors, is entitled to a density bonus and other concessions.

Developable Land: Land that is suitable as a location for structures and that can be developed free of
hazards to, and without disruption of, or significant impact on, natural resource areas.
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Development Impact Fees: A fee or charge imposed on developers to pay for a jurisdiction’s costs of
providing services to new development.

Development Right: The right granted to a land owner or other authorized party to improve a property.
Such right is usually expressed in terms of a use and intensity allowed under existing zoning regulation.
For example, a development right may specify the maximum number of residential dwelling units
permitted per acre of land.

Dwelling, Multi-family: A building containing two or more dwelling units for the use of individual
households; an apartment or condominium building is an example of this dwelling unit type.

Dwelling, Single-family Attached: A one-family dwelling attached to one or more other one-family
dwellings by a common vertical wall. Row houses and town homes are examples of this dwelling unit

type.

Dwelling, Single-family Detached: A dwelling, not attached to any other dwelling, which is designed for
and occupied by not more than one family and surrounded by open space or yards.

Dwelling Unit: A room or group of rooms (including sleeping, eating, cooking, and sanitation facilities,
but not more than one kitchen), that constitutes an independent housekeeping unit, occupied or intended
for occupancy by one household on a long-term basis.

Elderly Household: As defined by HUD, elderly households are one- or two- member (family or non-
family) households in which the head or spouse is age 62 or older.

Element: A division or chapter of the General Plan.

Emergency Shelter: An emergency shelter is a facility that provides shelter to homeless families and/or
homeless individuals on a limited short-term basis.

Emergency Shelter Grants (ESG): A grant program administered by the U.S. Department of Housing
and Urban Development (HUD) provided on a formula basis to large entitlement jurisdictions.

Encourage: To stimulate or foster a particular condition through direct or indirect action by the private
sector or government agencies.

Enhance: To improve existing conditions by increasing the quantity or quality of beneficial uses or
features.

Environmental Impact Report (EIR): A report that assesses all the environmental characteristics of an
area and determines what effects or impacts will result if the area is altered or disturbed by a proposed
action.

Fair Market Rent: The rent, including utility allowances, determined by the United States Department of
Housing and Urban Development for purposes of administering the Section 8 Existing Housing Program.

Family: (1) Two or more persons related by birth, marriage, or adoption [U.S. Bureau of the Census]. (2)
An individual or a group of persons living together who constitute a bona fide single-family housekeeping
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unit in a dwelling unit, not including a fraternity, sorority, club, or other group of persons occupying a
hotel, lodging house or institution of any kind [California].

Feasible: Capable of being accomplished in a successful manner within a reasonable period of time,
taking into account economic, environmental, social, and technological factors.

First-Time Home Buyer: Defined by HUD as an individual or family who has not owned a home during
the three-year period preceding the HUD-assisted purchase of a home. Jurisdictions may adopt local
definitions for first-time home buyer programs which differ from non-federally funded programs.

General Plan: The General Plan is a legal document, adopted by the legislative body of a City or County,
setting forth policies regarding long-term development. California law requires the preparation of seven
elements or chapters in the General Plan: Land Use, Housing, Circulation, Conservation, Open Space,
Noise, and Safety. Additional elements are permitted, such as Economic Development, Urban Design and
similar local concerns.

Goal: The ultimate purpose of an effort stated in a way that is general in nature and immeasurable.

Green Building: Any building that is sited, designed, constructed, operated, and maintained for the
health and well-being of the occupants, while minimizing impact on the environment.

Gross Rent: Contract rent plus the estimated average monthly cost of utilities (water, electricity, gas) and
fuels (oil, kerosene, wood, etc.) To the extent that these are paid for by the renter (or paid for by a
relative, welfare agency, or friend) in addition to the rent.

Group Quarters: A facility which houses groups of unrelated persons not living in households (U.S.
Census definition). Examples of group quarters include institutions, dormitories, shelters, military
quarters, assisted living facilities and other quarters, including single-room occupancy (SRO) housing,
where 10 or more unrelated individuals are housed.

Home Mortgage Disclosure Act (HMDA): The Home Mortgage Disclosure Act requires larger lending
institutions making home mortgage loans to publicly disclose the location and disposition of home
purchase, refinance and improvement loans. Institutions subject to HMDA must also disclose the gender,
race, and income of loan applicants.

HOME Program: The HOME Investment Partnership Act, Title II of the National Affordable Housing
Act of 1990. HOME is a Federal program administered by HUD which provides formula grants to States
and localities to fund activities that build, buy, and/or rehabilitate affordable housing for rent or home
ownership or provide direct rental assistance to low-income people.

Homeless: Unsheltered homeless are families and individuals whose primary nighttime residence is a
public or private place not designed for, or ordinarily used as, a regular sleeping accommodation for
human beings (e.g., the street, sidewalks, cars, vacant and abandoned buildings). Sheltered homeless are
families and persons whose primary nighttime residence is a supervised publicly or privately operated
shelter (e.g., emergency, transitional, battered women, and homeless youth shelters; and commercial
hotels used to house the homeless).
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Household: All those persons—related or unrelated—who occupy a single housing unit.

Household Income: The total income of all the persons living in a household. A household is usually
described as very low income, low income, moderate income, and upper income based upon household
size, and income, relative to the regional median income.

Households, Number of: The count of all year-round housing units occupied by one or more persons.
The concept of household is important because the formation of new households generates the demand
for housing. Each new household formed creates the need for one additional housing unit or requires that
one existing housing unit be shared by two households. Thus, household formation can continue to take
place even without an increase in population, thereby increasing the demand for housing.

Housing and Community Development, Department of (HCD): The State agency that has principal
responsibility for assessing, planning for, and assisting communities to meet the needs of low- and
moderate-income households.

Housing and Urban Development, U.S. Department of (HUD): A cabinet-level department of the
federal government that administers housing and community development programs.

Housing Authority, Local (LHA): Local housing agency established in State law, subject to local
activation and operation. Originally intended to manage certain federal subsidies, but vested with broad
powers to develop and manage other forms of affordable housing.

Housing Problems: Defined by HUD as a household which: (1) occupies a unit with physical defects
(lacks complete kitchen or bathroom); (2) meets the definition of overcrowded; or (3) spends more than
30% of income on housing cost.

Housing Subsidy: Housing subsidies refer to government assistance aimed at reducing housing sales or
rent prices to more affordable levels. Two general types of housing subsidy exist. Where a housing
subsidy is linked to a particular house or apartment, housing subsidy is “project” or “unit” based. In
Section 8 rental assistance programs the subsidy is linked to the family and assistance provided to any
number of families accepted by willing private landlords. This type of subsidy is said to be “tenant
based.”

Housing Unit: The place of permanent or customary abode of a person or family. A housing unit may be
a single-family dwelling, a multi-family dwelling, a condominium, a modular home, a mobile home, a
cooperative, or any other residential unit considered real property under State law. A housing unit has, at
least, cooking facilities, a bathroom, and a place to sleep. It also is a dwelling that cannot be moved
without substantial damage or unreasonable cost.

Impact Fee: A fee, also called a development fee, levied on the developer of a project by a city, county,
or other public agency as compensation for otherwise-unmitigated impacts the project will produce.

Inclusionary Zoning: Provisions established by a public agency to require that a specific percentage of
housing units in a project or development remain affordable to very low-, and low-, or moderate income
households for a specified period.
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Implementation Program: An action, procedures, program, or technique that carries out general plan
policy. Implementation programs also specify primary responsibility for carrying out the action and a
time frame for its accomplishment.

Income Category: Four categories are used to classify a household according to income based on the
median income for the county. Under state housing statutes, these categories are defined as follows: Very
Low (0-50% of county median); Low (50-80% of county median); Moderate (80-120% of county
median); and Upper (over 120% of county median).

Infill Development: Development of vacant land (usually individual lots or left-over properties) within
areas that are already largely developed.

Jobs/Housing Balance; Jobs/Housing Ratio: The availability of affordable housing for employees. The
jobs/housing ratio divides the number of jobs in an area by the number of employed residents. A ratio of
1.0 indicates a balance. A ratio greater than 1.0 indicates a net in-commute; less than 1.0 indicates a net
out-commute.

Large Household: A household with five or more members.

Lease: A contractual agreement by which an owner of real property (the lessor) gives the right of
possession to another (a lessee) for a specified period of time (term) and for a specified consideration
(rent).

Low-income Housing Tax Credits: Tax reductions provided by the federal and State governments for
investors in housing for low-income households.

Manufactured Housing: Housing that is constructed of manufactured components, assembled partly at
the site rather than totally at the site. Also referred to as modular housing.

Market-Rate Housing: Housing which is available on the open market without any subsidy. The price
for housing is determined by the market forces of supply and demand and varies by location.

Mean: The average of a range of numbers.
Median: The mid-point in a range of numbers.

Median Income: The annual income for each household size within a region which is defined annually
by HUD. Half of the households in the region have incomes above the median and half have incomes
below the median.

Mitigate, v.: To ameliorate, alleviate, or avoid to the extent reasonably feasible.

Mixed-use: Properties on which various uses, such as office, commercial, institutional, and residential,
are combined in a single building or on a single site in an integrated development project with significant
functional interrelationships and a coherent physical design. A "single site" may include contiguous
properties.
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Mobile Home: A structure, transportable in one or more sections, built on a permanent chassis and
designed for use as a single-family dwelling unit and which (1) has a minimum of 400 square feet of
living space; (2) has a minimum width in excess of 102 inches; (3) is connected to all available permanent
utilities; and (4) is tied down (a) to a permanent foundation on a lot either owned or leased by the
homeowner or (b) is set on piers, with wheels removed and skirted, in a mobile home park.

Mortgage Revenue Bond (MRB): A state, county or city program providing financing for the
development of housing through the sale of tax-exempt bonds.

Multi-family Dwelling Unit: A building or portion thereof designed for or occupied by two or more
families living independently of each other, including duplexes, triplexes, quadplexes, apartments, and
condominiums.

Overcrowding: Households or occupied housing units with 1.01 or more persons per room.

Parcel: A lot in single ownership or under single control, usually considered a unit for purposes of
development.

Physical Defects: A housing unit lacking complete kitchen or bathroom facilities (U.S. Census
definition). Jurisdictions may expand the Census definition in defining units with physical defects.

Poverty Level: As used by the U.S. Census, families and unrelated individuals are classified as being
above or below the poverty level based on a poverty index that provides a range of income cutoffs or
"poverty thresholds" varying by size of family, number of children, and age of householder. The income
cutoffs are updated each year to reflect the change in the Consumer Price Index.

Project-Based Rental Assistance: Rental assistance provided for a project, not for a specific tenant. A
tenant receiving project-based rental assistance gives up the right to that assistance upon moving from the
project.

Public Housing: A project-based low-rent housing program operated by independent local public
housing authorities. A low-income family applies to the local public housing authority in the area in
which they want to live.

Quantified Objective: The housing element must include quantified objectives which specify the
maximum number of housing units that can be constructed, rehabilitated, and conserved by income level
within a five- year time frame, based on the needs, resources, and constraints identified in the housing
element (§65583 (b)). The number of units that can be conserved should include a subtotal for the
number of existing assisted units subject to conversion to non-low-income households. Whenever
possible, objectives should be set for each particular housing program, establishing a numerical target for
the effective period of the program. Ideally, the sum of the quantified objectives will be equal to the
identified housing needs. However, identified needs may exceed available resources and limitations
imposed by other requirements of state planning law. Where this is the case, the quantified objectives
need not equal the identified housing needs, but should establish the maximum number of units that can
be constructed, rehabilitated, and conserved (including existing subsidized units subject to conversion
which can be preserved for lower- income use), given the constraints.

MARCH 15, 2010 PAGE A-25



PART 3, APPENDICES CITY OF VISALIA
HOUSING ELEMENT

Redevelop: To demolish existing buildings; or to increase the overall floor area existing on a property; or
both; irrespective of whether a change occurs in land use.

Redevelopment Agency: California Community Redevelopment Law provides authority to establish a
Redevelopment Agency with the scope and financing mechanisms necessary to remedy blight and
provide stimulus to eliminate deteriorated conditions. The law provides for the planning, development,
redesign, clearance, reconstruction, or rehabilitation, or any combination of these, and the provision of
public and private improvements as may be appropriate or necessary in the interest of the general welfare
by the Agency. Redevelopment law requires an Agency to set aside 20 percent of all tax increment dollars
generated from each redevelopment project area for increasing and improving the community’s supply of
affordable housing.

Regional Housing Needs Plan (RHNP): The Regional Housing Needs Plan (RHNP) is based on State of
California projections of population growth and housing unit demand and assigns a share of the region’s
future housing need to each jurisdiction in California. These housing need numbers serve as the basis for
the update of the Housing Element in each California city and county.

Regional Housing Needs Share: A quantification by a COG or by HCD of existing and projected
housing need, by household income group, for all localities within a region.

Rehabilitation: The repair, preservation, and/or improvement of substandard housing.

Residential, Multiple Family: Usually three or more dwelling units on a single site, which may be in the
same or separate buildings.

Residential, Single-family: A single dwelling unit on a building site.

Rezoning: An amendment to the map and/or text of a zoning ordinance to effect a change in the nature,
density, or intensity of uses allowed in a zoning district and/or on a designated parcel or land area.

Second Unit: A self-contained living unit, either attached to or detached from, and in addition to, the
primary residential unit on a single lot. "Granny Flat" is one type of second unit intended for the elderly.

Section 8 Rental Assistance Program: A federal (HUD) rent-subsidy program that is one of the main
sources of federal housing assistance for low-income households. The program operates by providing
"housing assistance payments" to owners, developers, and public housing agencies to make up the
difference between the "Fair Market Rent" of a unit (set by HUD) and the household's contribution
toward the rent, which is calculated at 30 percent of the household's adjusted gross monthly income
(GMI). Section 8 includes programs for new construction, existing housing, and substantial or moderate
housing rehabilitation.

Seniors: Persons age 65 and older.

Service Needs: The particular services required by special populations, typically including needs such as
transportation, personal care, housekeeping, counseling, meals, case management, personal emergency
response, and other services preventing premature institutionalization and assisting individuals to
continue living independently.
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Shall: That which is obligatory or necessary.
Should: Signifies a directive to be honored if at all feasible.

Site: A parcel of land used or intended for one use or a group of uses and having frontage on a public or
an approved private street. A lot.

Small Household: Pursuant to HUD definition, a small household consists of two to four non-elderly
persons.

Special Needs Groups: Those segments of the population which have a more difficult time finding
decent affordable housing due to special circumstances. Under California Housing Element statutes, these
special needs groups consist of the elderly, handicapped, large families, female-headed households,
farmworkers and the homeless. A jurisdiction may also choose to consider additional special needs
groups in the Housing Element, such as students, military households, other groups present in their
community.

Subdivision: The division of a tract of land into defined lots, either improved or unimproved, which can
be separately conveyed by sale or lease, and which can be altered or developed.

Subdivision Map Act: Section 66410 et seq. of the California Government Code, this act vests in local
legislative bodies the regulation and control of the design and improvement of subdivisions, including the
requirement for tentative and final maps.

Subsidize: To assist by payment of a sum of money or by the granting of terms or favors that reduce the
need for monetary expenditures. Housing subsidies may take the forms of mortgage interest deductions or
tax credits from federal and/or state income taxes, sale or lease at less than market value of land to be
used for the construction of housing, payments to supplement a minimum affordable rent, and the like.

Substandard Housing: Residential dwellings that, because of their physical condition, do not provide
safe and sanitary housing.

Substandard, Suitable for Rehabilitation: Substandard units which are structurally sound and where
the cost of rehabilitation is economically warranted.

Substandard, Needs Replacement: Substandard units which are structurally unsound and for which the
cost of rehabilitation is considered infeasible, such as instances where the majority of a unit has been
damaged by fire.

Supportive Housing: Housing with a supporting environment, such as group homes or Single Room
Occupancy (SRO) housing and other housing that includes a supportive service component such as those
defined below.

Supportive Services: Services provided to residents of supportive housing for the purpose of facilitating
the independence of residents. Some examples are case management, medical or psychological
counseling and supervision, child care, transportation, and job training.
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Tenant-Based Rental Assistance: A form of rental assistance in which the assisted tenant may move
from a dwelling unit with a right to continued assistance. The assistance is provided for the tenant, not for
the project.

Transient Occupancy Buildings: Buildings that have an occupancy of 30 days or fewer, such as
boarding houses, hospices, hostels, and emergency shelters.

Transit Occupancy Tax: A tax imposed by a jurisdiction upon travelers to the area, collected by hotel,
bed and breakfast, and condominium operators.

Transitional Housing: Transitional housing is temporary (often six months to two years) housing for a
homeless individual or family who is transitioning to permanent housing. Transitional housing often
includes a supportive services component (e.g. job skills training, rehabilitation counseling, etc.) to allow
individuals to gain necessary life skills in support of independent living.

Universal Design: The creation of products and environments meant to be usable by all people, to the
greatest extent possible, without the need for adaptation or specialization.

U.S. Department of Housing and Urban Development (HUD): The cabinet level department of the
federal government responsible for housing, housing assistance, and urban development at the national
level. Housing programs administered through HUD include Community Development Block Grant
(CDBG), HOME and Section 8, among others.

Vacant: Lands or buildings that are not actively used for any purpose.

Zoning: The division of a city or county by legislative regulations into areas, or zones, which specify
allowable uses for real property and size restrictions for buildings within these areas; a program that
implements policies of the General Plan.
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APPENDIX F: MODEL GOOD NEIGHBOR ORDINANCE POLICIES

In November 2006 the City adopted the Model Good Neighbor Policies which requires all multi-family
projects to adhere to basic maintenance and management procedures. The Model Good Neighbor Policies
read as follows:

1. That the owner/operator(s) of all multiple family residential units shall be subject to the following
conditions:

A. Operational Management Plan Required

Before issuance of a building permit for any unit, an operational management plan (Plan) shall be
established for the long term maintenance and management of the project. The Plan shall include but not
be limited to the following:

a. The maintenance of landscaping for the associated properties;
b. The maintenance of private drives and open space parking;

c. The maintenance of the fences, on-site lighting and other improvements that are not along the
public street frontages;

d. Enforcing all provisions covered by covenants, conditions and restrictions that are placed on
the property; and

e. Enforcing all provisions of the model Good Neighbor Policies as specified by Resolution of
the Planning Commission.

B. Plan Shall Be Recorded

Before issuance of a building permit for the project, applicant shall record with the Tulare County
Recorder the form of the Good Neighbor Policies incorporated into the Plan that has been reviewed and
approved by the City Planner.

C. Maintenance and Operations

1. All development standards, City codes, and ordinances shall be continuously met for this
apartment/residential complex. Buildings and premises, including paint/siding, roofs, windows, fences,
parking lots, and landscaping shall be kept in good repair. Premises shall be kept free of junk, debris.

2. Provide a regular program for the control of infestation by insects, rodents, and other pests at the
initiation of the tenancy and control infestation during the tenancy.

3. Where the condition is attributable to normal wear and tear, make repairs and arrangements necessary
to put and keep the premise in as good condition as it by law or rental agreement should have been at the
commencement of tenant occupation.

4. Maintain all electrical, plumbing, heating, and other facilities in good working order.
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5. Maintain all dwelling units in reasonably weather tight condition and good exterior appearance.
6. Remove graffiti within 24 hours of it having been observed.

7. Recreation facilities shall be for tenant use only.

8. Provide 24 hour access for Visalia Police Department to Maintenance and/or Management Staff.
Maintenance and/or Management Staff shall be available by telephone or pager at all times, with phone
numbers to be provided to the Police Department dispatch center and kept current at all times.

9. Establish and conduct a regular program of routine maintenance for the apartment/residential complex.
Such a program shall include, but not necessarily be limited to: regular inspections of common areas and
scheduled re-paintings, re-plantings, and other similar activities that typically require attention at periodic
intervals but not necessarily continuously.

10. The name and phone number of the management company shall be posted in a prominent location at
the front of the property.

D. Landscape Care and Maintenance
1. Automatic irrigation systems shall be maintained.

2. All plant materials (trees, shrubs, and groundcover) shall be maintained so that harm from physical
damage or injury arising from vehicle damage, lack of water, chemical damage, insects, and other pests is
minimized.

3. It is the responsibility of the property owners to seek professional advice and spray and treat trees,
shrubs, and groundcover for diseases which can be successfully controlled if such untreated diseases are
capable of destroying an infected tree or other trees within a project.

4. Maintain decorative planting so as not to obstruct or diminish lighting level throughout the
apartment/residential complex. Landscaping shall not obscure common areas.

E. Parking

The parking of inoperative vehicles on-site, and boats, trucks (one-ton capacity and over), trailers, and/or
recreational vehicles in the apartment/residential complex is not allowed.

F. Tenant Agreement
The tenant agreement for the complex must contain the following:

1. Standards of aesthetics for renters in regard to the use and conditions of the areas of the units visible
from the outside (patios, entryways).

2. Hours when noise is not acceptable, based upon Community Noise Standards, additional standards
may be applied within the apartment/residential complex.
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3. Rules for use of open areas/recreational areas of the site in regard to drinking, congregating, or public
nuisance activities.

4. Prohibition on inoperable vehicles on-site, and boats, trucks (one-ton capacity and over), trailers
and/or recreational vehicles.

5. Standards of behavior for tenants that could lead to eviction.

6. All tenants shall read and receive a copy of the Tenant Agreement.
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