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Community Profile

The City of Woodlake is located in the northwest section of Tulare County within the 
southern section of San Joaquin Valley, butted against the foothills of Sequoia National 
Park.  The community of Woodlake was founded in 1912 by Gilbert Stevenson as a planned 
community with citrus orchards as the primary driver of the local economy.  In 1940, 
Woodlake residents voted to incorporate as a city within Tulare County.  The City is roughly 
10 miles northeast of the city of Visalia, the county seat.  Woodlake’s population of 7,891 
(DOF Estimate, 2019) resides within 2.25 square miles and is surrounded by agricultural 
land, primarily citrus orchards.  In 2018, Woodlake’s housing stock consisted of 2,273 total 
housing units, where 138 of those units were vacant.  This Housing Element will review and 
assess the City of Woodlake’s status for accessibility of affordable housing.  

The urban growth has extended in all directions from the original 1910 town site.  Wood-
lake’s downtown and its older residential neighborhoods are concentrated around its main 
intersection, Valencia and Naranjo Boulevards.  These intersecting boulevards divide Wood-
lake into four quadrants each with its own mix of land uses.

The southeast quadrant is dominated by Bravo Lake, a 350-acre lake used to store water 
for irrigation and operated by the Wutchumna Water District, the Bravo Lake Botanical Gar-
den (10 acres) and residential neighborhoods that back up to the west and southwest sides 
of the Lake.  The Lake’s southern and eastern borders are dominated by olive and citrus 
groves.

The southwest quadrant contains all of Woodlake’s industrial users as well as the Wood-
lake Airport (80 acres), the Woodlake Charros (an 8.5 acre rodeo facility), and Woodlake’s 
waste water treatment facility, which includes a 30-acre plant site and olive groves.  Major 
industrial users located in this quadrant include Golden State Packers, Bradford Steel, Fruit 
Growers Supply, U.S. Towers, and Dryvit Industries.  This quadrant also contains about 200 
residential units, mostly single family dwellings. 

The northwest quadrant contains the Woodlake Cemetery (12 acres), Woodlake Memo-
rial Building (4.13 acres), Woodlake High School (27 acres), Woodlake Middle School (18.5 
acres), F.J. White Elementary School (10 acres), and Woodlake Adult and Preschool (10 
acres).  This quadrant contains the largest number of single family dwellings as well as a 
substantial number of apartments, over 150 units.  A portion of Woodlake’s downtown 
commercial development is located along the north side of Naranjo Boulevard and the west 
side of Valencia Boulevard.  This quadrant also contains the largest number of churches.

The northeast quadrant contains Woodlake’s seven parks –Miler-Brown Park, Rubra Park, 
Willow Court Park, Valencia Heights Park, and Castle Rock Communities Parks.  This quad-
rant also contains most of Woodlake’s public buildings, including Woodlake City Hall, U.S. 
Post Office, and Woodlake Fire District.  Castle Rock Elementary School (grades 3 through 
5) and ten acres of adjacent playing fields is also located in this quadrant.  Woodlake’s sole 
shopping center is located in this quadrant along with retail, office and service commercial 
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uses that line the north side of Naranjo Boulevard and the east side of Valencia Boulevard.  
This quadrant contains the second largest concentration of single family dwelling but hous-
es the largest concentration of apartments, over 200 units.  This quadrant is bounded on 
the north and east by various types of agriculture, including olives, citrus, and grazing lands.  
The Wells Tract, a county service area that contains about 50 rural residential units, is situ-
ated just east of the city limits and just north of Naranjo Boulevard.  
Introduction

The Housing Element is a component of the General Plan with the purpose of assessing 
the housing needs of all socioeconomic levels of community members within the City of 
Woodlake.  The Housing Element lays the groundwork for the City to approach a resolution 
to these needs by defining goals and programs that would implement policies over the next 
Housing Element cycle.

Government Code Section 65580 declares:

“The availability of housing is of vital statewide importance, and the early attainment of decent 
housing and a suitable living environment for every Californian, including farmworkers, is a prior-
ity of the highest order … Local and state governments have a responsibility to use the powers 
vested in them to facilitate the improvement and development of housing to make adequate 
provision for the housing needs of all economic segments of the community.

State law also recognizes the most critical decisions about supply and affordability of hous-
ing occur at the local level.  The Housing Element renewal process will provide current 
housing data for the City of Woodlake, as well as identify needs for all community members 
of Woodlake.  In addition, the Housing Element will address Woodlake’s fair share of afford-
able housing needs within Tulare County. 

In general, a housing element must include the following components:
(http://www.hcd.ca.gov/housing-policy-development/housing-resource-center/plan/he/
heoverview.pdf)

Housing Needs Assessment:

Existing Needs — The number of households overpaying for housing, living in overcrowded 
conditions, or with special housing needs (e.g., the elderly, large families, homeless), the 
number of housing units in need of repair, and assisted affordable units at-risk of converting 
to market-rate.

Projected Needs – The city or county’s share of the regional housing need as established 
in the RHNP prepared by the COG.  The allocation establishes the number of new units 
needed, by income category, to accommodate expected population growth over the plan-
ning period of the housing element.  The RHNP provides a benchmark for evaluating the 
adequacy of local zoning and regulatory actions to ensure each local government is provid-
ing sufficient appropriately designated land and opportunities for housing development to 
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address population growth and job generation.

Progress Made - The progress made on meeting the RHNP benchmarks during the first four 
years of the current cycle. 

Sites Inventory and Analysis:

The element must include a detailed land inventory and analysis including a site specific 
inventory listing properties, zoning and general plan designation, size and existing uses; 
a general analysis of environmental constraints and the availability of infrastructure, and 
evaluation of the suitability, availability and realistic development capacity of sites to ac-
commodate the jurisdiction’s share of the regional housing need by income level.  If the 
analysis does not demonstrate adequate sites, appropriately zoned to meet the jurisdictions 
share of the regional housing need, by income level, the element must include a program to 
provide the needed sites including providing zoning that allows owner-occupied and rental 
multifamily uses “by-right” with minimum densities and development standards that allow at 
least 16 units per site for sites.  

Analysis of Constraints on Housing:
	
Governmental – Includes land-use controls, fees and exactions, on-and off-site improve-
ment requirements, building codes and their enforcement, permit and processing proce-
dures, and potential constraints on the development or improvement of housing for per-
sons with disabilities.

Housing Programs:

Programs are required to identify adequate sites to accommodate the locality’s share of the 
regional housing need; assist in the development of housing for extremely low, lower- and 
moderate-income households; remove or mitigate governmental constraints; conserve and 
improve the existing affordable housing stock; promote equal housing opportunity; and 
preserve the at-risk units identified.

Quantified Objectives:

Estimates the maximum number of units, by income level, to be constructed, rehabilitated, 
and conserved over the planning period of the element.

General Plan Consistency:
 
The Woodlake General Plan serves as a blueprint for the planning and development in the 
City and indicates the community’s vision for the future.  This long-range planning docu-
ment describes goals, policies, and programs to guide decision-making.  Once the general 
plan is adopted, all development-related decisions in the City must be consistent with the 
Plan. State law also requires a community’s General Plan to be internally consistent. This 
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means that the Housing Element, although updated more frequently, must function as an 
integral part of the overall General Plan, with consistency between it and the other General 
Plan elements. 

The Housing Element is most directly related to the Land Use Element since it functions 
as a plan for residential development within the City.   Several Goals and Policies listed in 
Woodlake’s Land Use Element that relate to the Housing Element are as follows:

Housing:   Provide safe and decent housing for its citizens is a fundamental objective.  
Housing need is a complex issue, consisting of at least three major components: housing 
affordability, housing quality, and housing quantity.  Several of the policies provided for 
consistency are as follows:

•	 To develop through public and private channels, sufficient new housing to insure the 
availability of affordable housing for all households in Woodlake.

•	 To provide a choice of housing locations for all residents.

•	 To maintain and improve the quality of the existing housing stock and the neighbor-
hoods in which it is located.

•	 To promote equal access to safe and decent housing for all economic groups.

•	 City shall work with Self-Help Enterprises to identify substandard homes that can be 
demolished and replaced with new residential units.
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SECTION I  |  PUBLIC PARTICIPATION

Public Hearing 1:  
The public was notified of the presentation of the draft Woodlake Housing Element at the 
September 9th City Council meeting.  The agenda was published on the City of Woodlake’s 
website and the local paper (Exhibit 1.1)

Public Hearing 2:  
The City Council of Woodlake heard the presentation of the draft Housing Element and 
adopted the draft on November 25th and the public hearing information was published in a 
local paper. (Exhibit 1.1)

Both notices were published in English and Spanish and the City provided Spanish transla-
tion services at the meeting. Woodlake will  post the housing element on its web site in 
order to solicit additional public input.  
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EXHIBIT 1.1: Stakeholder Public Notices
(779-36)

CITY OF WOODLAKE
NOTICE OF PUBLIC 
HEARING FOR THE 
2019-2023 WOOD-
LAKE HOUSING 

ELEMENT
NOTICE IS HEREBY 
GIVEN that the City of 
Woodlake will conduct 
a public hearing to dis-
cuss the updates to 
the Woodlake Housing 
element for 2019-2023.

PUBLIC HEARING
DATE: September 9th 
2019
TIME: 6:30 p.m.
PLACE: Woodlake 
Community Center
145 N. Magnolia St., 
Woodlake, CA 93286
The City of Woodlake 
will update their General 
Plan Housing Element 
for the 2019-2023 cycle. 
Prior to preparing the 
plan, the City is seek-
ing public comments 
on current and future 
housing goals, policies 
and program initiatives 
in the City of Wood-
lake. The 2019-2023 
Housing Element does 
not propose significant 
changes to any other 
element of the City’s 
adopted General Plan.
If you require special 
accommodations to 
participate in the pub-
lic hearing, please 
contact Jason Waters, 
350 N. Valencia Blvd., 
Woodlake, CA 93286 
or call (559) 564-8055.
If you are unable to at-
tend the public hearing, 
you may direct written 
comments to the City of 
Woodlake at 350 N. Va-
lencia Blvd., Woodlake, 
CA 93286, or you may 
telephone Jason Wa-
ters at (559) 564-8055. 
In addition, information 
is available for review 
at the above address 
between the hours of 
8:00 a.m. and 5:00 
p.m. Monday – Friday.
The City of Woodlake 
promotes fair hous-
ing and makes all its 
programs available to 
Low/Mod persons re-
gardless of age, race, 
color, religion, sex, 
national origin, sexual 
preference, marital 
status or handicap.

CIUDAD DE
 WOODLAKE

AVISO DE AUDIENCIA 
PÚBLICA PARA EL 

ELEMENTO DE VIVI-
ENDA WOODLAKE 

2019-2023
POR LA PRESENTE 
SE AVISA que la Ciudad 
de Woodlake llevará 
a cabo una audiencia 
pública para discutir 
las actualizaciones del 
Elemento de Vivien-
das para 2019-2023.
AUDIENCIA PÚBLICA
FECHA: 9 de septiem-
bre de 2019

HORA: 6:30 p.m.
LUGAR: Woodlake 
Community Center
145 N. Magnolia St., 
Woodlake, CA 93286
La Ciudad de Wood-
lake actualizará su El-
emento de Vivienda del 
Plan General para el 
ciclo 2019-2023. Antes 
de preparar el plan, la 
Ciudad busca comen-
tarios públicos sobre 
los objetivos, políticas 
e iniciativas de pro-
gramas de vivienda 
actuales y futuros en la 
Ciudad de Woodlake. El 
Elemento de Vivienda 
2019-2023 no propone 
cambios significativos 
a ningún otro elemento 
del Plan General adop-
tado por la Ciudad.
Si necesita adaptacio-
nes especiales para par-
ticipar en la audiencia 
pública, comuníquese 
con Jason Waters, 
350 N. Valencia Blvd., 
Woodlake, CA 93286 o 
llame al (559) 564-8055.
Si no puede asistir a 
la audiencia pública, 
puede enviar comen-
tarios por escrito a la 
Ciudad de Woodlake al 
350 N. Valencia Blvd., 
Woodlake, CA 93286, 
o puede llamar a Jason 
Waters al (559) 564-
8055. Además, la infor-
mación está disponible 
para su revisión en la 
dirección anterior entre 
las 8:00 a.m. y las 5:00 
p.m. Lunes Viernes.
La ciudad de Wood-
lake promueve la vivi-
enda justa y pone to-
dos sus programas a 
disposición de las per-
sonas con baja o modi-
ficación, independiente-
mente de su edad, raza, 
color, religión, sexo, 
origen nacional, pref-
erencia sexual, estado 
civil o discapacidad.

Sun-Gaz -- 9/4/19
–––––––––––––––––

(1025-46)
CITY OF WOODLAKE
NOTICE OF PUBLIC 
HEARING FOR THE 

ADOPTIONG OF 
THE DRAFT 2019-
2023 WOODLAKE 

HOUSING ELEMENT
NOTICE IS HEREBY 
GIVEN that the City of 
Woodlake will conduct 
a public hearing to 
discuss the adoption of 
the DRAFT Woodlake 
Housing element for 
2019-2023.
 
PUBLIC HEARING
DATE: November 25th 
2019
TIME: 6:30 p.m.
PLACE: Woodlake 
 Community Center
 145 N. Magnolia St.,  
 Woodlake, CA 93286

The City of Woodlake 
has completed the 
DRAFT General Plan 
Housing Element for the 
2019-2023 cycle. The 
City is seeking public 
comments on current 
and future housing goals, 
policies and program 
initiatives in the City of 
Woodlake. The 2019-
2023 Housing Element 
does not propose 
significant changes to 
any other element of the 
City’s adopted General 
Plan. 
If you require special 
a c c o m m o d a t i o n s 
to participate in the 
public hearing, please 
contact Jason Waters, 
350 N. Valencia Blvd., 
Woodlake, CA 93286 or 
call (559) 564-8055.   
 If you are unable 
to attend the public 
hearing, you may direct 
written comments to 
the City of Woodlake at 
350 N. Valencia Blvd., 
Woodlake, CA 93286, 
or you may telephone 
Jason Waters at (559) 
564-8055. In addition, 
information is available 
for review at the above 
address between the 
hours of 8:00 a.m. and 
5:00 p.m. Monday – 
Friday.
The City of Woodlake 
promotes fair housing 
and makes all its 
programs available 
to Low/Mod persons 
regardless of age, race, 
color, religion, sex, 
national origin, sexual 
preference, marital 
status or handicap. 

CIUDAD DE 
WOODLAKE

AVISO DE AUDIENCIA 
PÚBLICA PARA EL 
DRAFT ELEMENTO 

DE VIVIENDA 
WOODLAKE 2019-

2023
POR LA PRESENTE 
SE AVISA que la Ciudad 
de Woodlake llevará 
a cabo una audiencia 

pública para discutir 
las actualizaciones del 
Elemento de Viviendas 
para 2019-2023.
 
AUDIENCIA PÚBLICA
FECHA: 25 de 
noviembre de 2019
HORA: 6:30 p.m.
LUGAR: Woodlake   
 Community Center
 145 N. Magnolia St.,  
 Woodlake, CA 93286

La Ciudad de Woodlake 
actualizará su Elemento 
de Vivienda del Plan 
General para el ciclo 
2019-2023. La Ciudad 
busca comentarios 
públicos sobre los 
objetivos, políticas e 
iniciativas de programas 
de vivienda actuales y 
futuros en la Ciudad de 
Woodlake. El Elemento 
de Vivienda 2019-2023 
no propone cambios 
significativos a ningún 
otro elemento del Plan 
General adoptado por la 
Ciudad.
Si necesita adaptaciones 
especiales para 
participar en la audiencia 
pública, comuníquese 
con Jason Waters, 
350 N. Valencia Blvd., 
Woodlake, CA 93286 o 
llame al (559) 564-8055.
Si no puede asistir a la 
audiencia pública, puede 
enviar comentarios 
por escrito a la Ciudad 
de Woodlake al 350 
N. Valencia Blvd., 
Woodlake, CA 93286, 
o puede llamar a 
Jason Waters al (559) 
564-8055. Además, 
la información está 
disponible para su 
revisión en la dirección 
anterior entre las 8:00 
a.m. y las 5:00 p.m. 
Lunes Viernes.
La ciudad de Woodlake 
promueve la vivienda 
justa y pone todos sus 
programas a disposición 
de las personas con 
baja o modificación, 
independientemente 
de su edad, raza, color, 
religión, sexo, origen 
nacional, preferencia 
sexual, estado civil o 
discapacidad.

Sun-Gaz 11/13/19
–––––––––––––––––
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SECTION II  |  EXISTING HOUSING NEEDS
Population, Employment, and Housing Characteristics

Government Code Section 65583(a) requires “An assessment of housing needs and an inventory 
of resources and constraints relevant to the meeting of these needs.”  This assessment includes an 
analysis of population and employment trends (GC 65583 (a)(1)0 and household characteristics 
(GC 65583 (a)(2)).

A. Population

Woodlake is located in a rural portion of Tulare County, and, unlike other larger cities in the 
county, has not experienced rapid growth in population.  This has put pressure on the exist-
ing housing stock and has increased demand for housing.  Between 2000 and 2010, the 
City’s population increased 9.4 percent.  Since 2010, Woodlake has continued to experience 
a slow growth rate and has reached an estimated population of 7,891 as of January 1, 2019.
 
Although Woodlake is the smallest of the eight cities in the County, the percentage popu-
lation growth of Woodlake from 2010 to 2019 was the sixth highest in the County at 7.8 
percent (California DOF).
		
Woodlake’s ethnic composition in 2017 was 92.8 percent Hispanic, 6.9 percent White, and 
.3 percent Other (American Indian, Asian, and Black).  The Hispanic population in Woodlake 
has steadily risen since 1980 when it was 73 percent of the population (U.S. Census Bureau, 
2017 American Community Survey).

From 2000 to 2017 the median age of the total population in Woodlake has risen from 
25.3 to 28.4 (years). Overall, the population has risen from 6,651 in 2000 to 7,891 in 2019.  
However, from 2000 to 2017 the most significant change among age groups is from ages 
30-49 (30-34, 35-39, 40-44, 45-49), each group declining in population over the last 10 
years.  This decline is a significant trend as this population is typically the age range for higher 
wage earners.  

1.	  Employment:
Historically, agriculture has been the dominant industry in Woodlake.  However, since the 
mid-1990s, Woodlake has become more diversified, increasing employment in the manu-
facturing, whole sale trade, and educational service sectors.  In 1990, agriculture was the 
dominant employer in Woodlake, employing 39 percent of Woodlake’s labor force.  By 2000, 
this figure had dropped to 26 percent and down to 20.8 percent in 2010, then 20.3 percent 
in 2017.  The education services, health care and social assistance sectors are second to the 
agriculture industry in 2017 at 18.2 percent.  

2.	 Household Characteristics:
Household formation can be influenced by population growth, adult children living at home, 
divorce, and an aging population.  Between 2000 and 2010, Woodlake increased by 127 
households.  From 2010 to 2017 Woodlake added another 293 households. There is an 
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estimated 2,135 households in Woodlake in 2017. 

a.)	 Household Incomes:  Median Family Incomes (MFI) and Income Group Limits are es-
timated and published annually by the U.S. Department of Housing and Urban Development 
(HUD).  Income group limits are based on Metropolitan Statistical Area (MSA) and adjusted 
for Census and Bureau of Labor Statistics data.  The HUD MFI and Income Limits Table are 
used to determine eligibility for all government housing assistance programs nationwide.  
Woodlake is in the Tulare County MSA.  The MFI for Woodlake in 2017 was estimated at 
$35,556 (U.S. Census Bureau, 2017 American Community Survey). 

The established standard income groups are generally defined as: (1) Very Low-Income:  
households earning less than 50 percent of the Median Income; (2) Low-Income: households 
earning between 50 percent and 80 percent of the Median Income; (3) Moderate Income: 
households earning between 80 percent and 120 percent of the Median Income; and (4) 
Above Moderate-Income: households earning over 120 percent of the Median Income.  

b.)	 Household Size:  In 2010, the estimated number of occupied housing units was 1,842, 
where 52.3% of the occupied housing units had 4 or more persons per household.  In 2014, 
there were 2,004 occupied housing units where 47.7% of the occupied housing units had 
4 or more persons per household. In 2017, there were 2,135 household units where 47.5% 
had 4 or more persons per household.

c.)	 Housing Tenure:  Household tenure can be affected by many factors, such as hous-
ing costs, interest rates, supply, development constraints, income status, job availability, and 
consumer preference.  As an example, when interest rates are low and there is an ample sup-
ply of affordable single family homes, the percentage of owner-occupied homes increases.  
Of Woodlake’s occupied housing units, owner-occupied units were almost evenly divided in 
2017 – 53.4 percent owner-occupied, 46.6 percent renter-occupied. 

d.)	 Vacancy Rates:  Vacancy rates are a general indicator of the availability of a particular 
type of housing in a community.  A low vacancy rate suggests that individuals or families may 
have difficulty finding a certain type of housing within their price range; a high vacancy rate 
may indicate either the existence of deficient units undesirable for occupancy or an oversup-
ply of a certain type of housing.

The percent of vacancy housing units in a community represents only a snapshot in time.  
During any given year, the housing vacancy rate can vary depending on numerous factors, 
including interest rates, housing construction activity, housing code enforcement, and unem-
ployment rates.  In 2017, Woodlake’s vacancy percentage was at 6.1 percent.
	
B.  Overpayment & Overcrowding

Government Code Section 65583(a) requires “…an analysis and documentation of household 
characteristics, including level of payment compared to ability to pay, housing characteristics, 
including overcrowding, and housing stock condition”, (Government Code 65583(a)(2)).
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Identifying and evaluating existing housing needs are a critical component of Woodlake’s 
housing element.  This analysis will help Woodlake identify existing housing conditions that 
require addressing and households with housing cost burdens or unmet housing needs.

This analysis will include a quantification of the total number of persons, households or units 
in Woodlake; a quantification and qualitative description of Woodlake’s housing needs; and 
identification of potential solutions and resources to address the housing need.  Information 
on tenure characteristics (owner or renter) will also be included.  Tenure information in im-
portant because it affects the nature of housing problems encountered as well as the types 
of programs or resources needed to address them.

According the 2017 U.S. Census ACS, there were 2,135 occupied housing units.  Of that 
total, 35 percent owned with a mortgage or a loan, 17 percent owned free and clear, while 
47 percent of the housing units were renter-occupied.

1.	 Overpayment:
Housing is generally the greatest single expense for California families.  Current standards 
measure housing cost in relation to gross household income: households spending more than 
30 percent of their income, including utilities, are generally considered to be overpaying or 
are cost burdened.  Severe overpaying occurs when households pay 50 percent or more of 
their gross income for housing.

The impact of high housing costs falls disproportionately on extremely low-, very low-income 
households, especially renters.  While some higher-income households may choose to spend 
greater portions of their income for housing, the cost burden for lower-income households 
reflect choices limited by a lack of a sufficient supply of housing affordable to these house-
holds.

Low-income households who are overpaying for housing frequently have insufficient resourc-
es for other critical essentials including food and medicine.  This is a significant hardship for 
many workers, families and seniors, but it also impacts local economies as money that might 
otherwise be spent in local stores generating sales tax revenues are being spent on housing.

The prevalence of overpayment varies significantly by income, tenure, household type, and 
household size.  In 2017, Woodlake households with an income of less than $20,000 per 
year and $20,000-$34,999 per year tended to overpay more than households with higher 
income (71% and 60% of households in the two lower income categories overpaid for hous-
ing, whereas only 17% overpaid within the next higher three income categories).  It could be 
said that there is not adequate affordable housing for families with income below $35,000 
per year. 

In general, overpayment disproportionately affects lower income households in Woodlake, 
especially lower income renter households.  This emphasizes the affordability gap between 
market rents and affordable housing costs for lower income households.  For example, market 
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rate rents of $750 for a two-bedroom unit are out of reach for lower income households who 
can only afford approximately $500.

An analysis of households overpaying in Woodlake is represented in Table 2.1.  The analysis 
shows the total number of renter- and owner- households that are overpaying (over 30% of 
household income).  The notably high percentage of renters who are overpaying for hous-
ing (60% of all renters in Woodlake) highlights the need for affordable rental options within 
Woodlake.

Table 2.1:

      30 percent or more 0
    $75,000 or more: 12
      30 percent or more 0

    $35,000 to $49,999: 106
      30 percent or more 18
    $50,000 to $74,999: 99

      30 percent or more 234
    $20,000 to $34,999: 360
      30 percent or more 204

  Renter-occupied housing 995
    Less than $20,000: 315

      30 percent or more 75
    $75,000 or more: 307
      30 percent or more 5

    $35,000 to $49,999: 262
      30 percent or more 71
    $50,000 to $74,999: 260

      30 percent or more 109
    $20,000 to $34,999: 147
      30 percent or more 101

Total: 2,135
  Owner-occupied housing 1,140
    Less than $20,000: 164

(Source: U.S. Census Bureau, 2017 American Community Survey)

To address overpayment, Woodlake will pursue a variety of programs to expand affordabil-
ity.  With a strong prevalence of overpayment by rental households, Woodlake will focus 
some of its redevelopment set-aside funds towards assisting the Housing Authority of Tulare 
County with its purchase and upgrades of existing multi-family complexes.  Also, Woodlake 
will continue to work closely with developers who construct multi-family tax credit projects.  
To date, six tax credit projects have been constructed or have been approved in Woodlake, 
containing approximately 340 units.  With the most recently approved tax credit project 
(Valencia Heights – a 70 single-family unit subdivision) Woodlake approved a Density Bonus 
and granted a deviation from the front yard setback standard for the zone district in which 
the project was located.
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Other strategies include outreach to Self-Help Enterprises and the Housing Authority of 
Tulare County by Woodlake in support of funding applications for new multi-family construc-
tion and housing rehabilitation.  At the same time, the Housing Authority will continue its 
Section 8 housing assistance for rental assistance. 

2.	 Overcrowding:
Overcrowding is typically defined as more than one person per room, based on the Census 
Bureau’s definition of “room,” which excludes bathrooms, porches, balconies, foyers, halls, or 
half-rooms.  Severe overcrowding occurs when there are more than 1.5 persons per room.  
Overcrowding can result when there are not enough adequately sized units within a commu-
nity, or when high housing costs relative to income force too many individuals or families to 
share housing.  Overcrowding can also accelerate deterioration of the housing stock.

In 2017 overcrowded households in Woodlake represented 8.3 percent of total households 
(177 overcrowded households), down significantly from 2000’s level of 41 percent.  Also, 
the American Community Survey categorizes households to be severely overcrowded if they 
are over 1.5 occupants per room, and Woodlake had 29 households that fit that criterion in 
2017.  

An analysis of households in Woodlake that are considered overcrowded is represented in 
Table 2.2. Again, this highlights the need for affordable single family and multi-family residen-
tial units within Woodlake.

Table 2.2

(Source: American Community Survey 2017)(Source: American Community Survey 2017)

To address overcrowding, the Element includes programs to relax development standards 
in Woodlake’s second unit ordinance, increase the supply of multifamily units with three or 
more bedrooms, and expand affordability by working with nonprofits to assemble land and 
write down costs.

C.  Extremely Low-Income Households Housing Needs

Government Code (GC) Section 65583(a) requires “Documentation of projections and a 
quantification of the locality’s existing and projected housing needs for all income levels, 
including extremely low-income households (GC 65583 (a)(1))”.

Chapter 891, Statutes of 2006 requires quantification and analysis of existing and projected 

91.7%
6.9%
1.4%

OCCUPANTS PER ROOM
    Occupied housing units 2,135
      1.00 or less 1,958
      1.01 to 1.50 148
      1.51 or more 29
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housing needs of extremely low-income (ELI) households.  ELI is a subset of the very low-
income and is defined as 30 percent of area median and below, which is also considered 
below the poverty level.

The 2017 area median income in Tulare County was $44,871.  Median household income in 
Woodlake in 2017 was $32,375. 

1.	 Existing Needs:
In 2017, approximately 2,810 individuals in Woodlake were below the poverty level, repre-
senting 36.9 percent of the total population of Woodlake.  Most individuals below the pov-
erty level were renters and experienced a high incidence of housing problems.  For example, 
extremely low-income households faced housing problems associated with the burden of 
overpayment, overcrowding, or housing without complete kitchen or plumbing facilities.

2.	 Projected Needs:
Based on projections from Tulare County Regional Housing Needs Assessment (RHNA) for 
2014-2023, Woodlake’s affordable housing allocation accounts for 1% of the amount re-
quired for Tulare County.  The total housing allocation projected for Woodlake is a total of 
372 housing units, ranging from “very low income” to “above moderate income” households. 

To fulfill Woodlake’s Affordable Allocation housing needs, RHNA projected the City of Wood-
lake will need to provide 30.1% of its total housing allocations to be affordable.  To achieve 
this, Woodlake will need to provide 41 low-income units and 71 units for very low-income 
units.  Many very low-income households will be seeking rental housing and most likely 
will be facing an overpayment, overcrowding or substandard housing condition.  Some very 
low-income households could have members with mental disabilities or other special needs.  
(Tulare County Association of Governments 2014-2023.)

To address the range of needs, Woodlake will employ a detailed housing strategy including 
promoting a variety of housing types, such as second residential units, senior housing apart-
ments, and transitional care facilities.  

To calculate the projected housing needs for households below the poverty line, the City of 
Woodlake assumed 50% of its very low-income regional housing need are extremely low-
income households.  As a result, from the very low-income need of 71 units, Woodlake has 
a projected need of 36 units for extremely low-income households.  Many extremely low-
income households will be seeking rental housing and most likely facing an overpayment, 
overcrowding or substandard housing condition.  Table 2.3 provides examples of typical jobs 
within Tulare County that provide poverty-level wages.  
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Occupation Title Median Hourly Wage Median Annual Income

Personal Care Aides $9.28 $19,307

Hotel, Motel, and Resort Desk Clerks $10.66 $22,165

Dishwashers $8.98 $18,682

Waiters and Waitresses $9.04 $18,793

Graders and Sorters, Agricultural Products $9.01 $18,741

Farmworkers and Laborers, Crop, Nursery, and Greenhouse $9.01 $18,731

Food Preparation and Serving Related Occupations $9.22 $19,166

Table 2.3 Occupations with Poverty-Level Wages

(Source: 2012-2022 Occupational Employment Projections. Employment Development 
Department, Labor Market Information Division. March 2015.)

To address the housing needs of very low-income households, Woodlake will identify and 
meet with nonprofit builders who specialize in building housing for extremely low-income 
households and supportive housing.  This effort is designed to build a long-term partnership 
in development; gain access to specialized funding sources, including applying for funding 
sources that gain access to specialized funding sources, including applying for funding sources 
that support deeper targeting; identify the range of local resources and assistance needed to 
facilitate the development of housing for extremely low-income households; and, promote a 
variety of housing types, including higher density, multifamily supportive and shared housing.

As part of this effort, Woodlake will develop an action plan with its nonprofit partners to 
develop housing for very low-income households.  Activities include assisting with site iden-
tification and acquisition, local financial resources, assisting and streamlining entitlements and 
providing concessions and incentives through the Density Bonus law.

D. Housing Stock Characteristics

Government Code Section 65583 (a) requires an analysis and documentation of household 
characteristics, including overcrowding, and housing stock condition, (Section 65583 (a)(2)).

1.	 Housing Condition Surveys:
Woodlake conducted its first housing condition survey in 1992, where the entire community 
was surveyed using a housing survey protocol provided by Self-Help Enterprises, a non-profit 
housing organization that promotes self-help housing and housing rehabilitation in communi-
ties throughout the Central Valley.  The survey classified 1,585 residential dwelling units as 
to their condition.  Each dwelling unit was classified as either sound, deficient, deteriorated 
or dilapidated.  Most of the unsound (deficient, deteriorated, dilapidated) units were located 
in the northeast and southwest quadrants of Woodlake.  Since 1992, Self-Help Enterprises, 
private developers, and the City of Woodlake have been working together to rehabilitate 
substandard dwellings or demolish dilapidated dwellings and replace them with new residen-
tial units.  The following are definitions of housing condition types as listed in CDBG’s Grant 
Manual:
•	 Sound: A unit that appears new or well maintained and structurally intact.  The foun-
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dation should appear undamaged and there should be straight roof lines.  Siding, windows, 
and doors should be in good repair with good exterior paint condition.  Minor problems such 
as small areas of peeling paint and/or other maintenance items are allowable under this cat-
egory.
•	 Minor:  A unit that shows signs of deferred maintenance, or which needs only one 
major component, such as a roof.
•	 Moderate: A unit in need of replacement of one or more major components and other 
repairs, such as roof replacement, painting, and window repairs.
•	 Substantial: A unit that requires replacement of several major systems and possibly 
other repairs (e.g., complete foundation work, roof structure replacement and re-roofing, as 
well as painting and window replacement).
•	 Dilapidated:  A unit suffering from excessive neglect, where the building appears 
structurally unsound and maintenance is none-existent, not fit for human habitation in its 
current condition, may be considered for demolition or at minimum, major rehabilitation will 
be required.

Since 1992, two additional housing surveys (2000 and 2008 surveys) have been conducted 
by Woodlake.  The results of these surveys show a positive trend in regards to housing con-
ditions in Woodlake.  The percentage of sound units has increased from 69 percent of the 
housing stock to 82 percent while the percentage of dilapidated units has decreased from 8 
percent to three percent of the total housing stock.

From 2014 to 2018, approximately 38 residential units were constructed in Woodlake con-
structed of 38 single family dwellings.  During this time period, 4 dilapidated residential units 
were demolished.

An updated housing condition survey was completed in 2008, where the findings show the 
percentage of sound housing units had increased from 75 percent to 82 percent and that the 
dilapidated percent had dropped from 8 percent to three percent.  Both of these figures were 
positive trends in regards to improved housing conditions in Woodlake.  

Most of the homes that were demolished since 2008 were dilapidated and were replaced 
with new single family homes or apartments.  The rehabilitation efforts, managed by Self-
Help Enterprises, generally involved housing units that were deteriorated.  The private sector 
has also played a significant role in the rehabilitation of deficient and deteriorated dwelling 
units.  The private sector’s efforts, which utilize private capital and not State grants or loans, 
pays for a wide variety of improvements that make the dwelling unit safer and more habitable.  
These improvements range from a new roof to the installation of duel-paned windows, and 
from the addition of an extra bedroom to new plumbing in the kitchen.  All of these improve-
ments make dwelling units in Woodlake less deficient.

Woodlake continues to maintain a significant percentage of its dwelling units in the “sound” 
category. Using CDBG funds and investments from the private sector, dwelling units in the 
“deteriorated” category will continue to be rehabilitated pushing these units into the “sound” 
category.  Programs which assist lower-income and /or elderly homeowners with home main-



WOODLAKE HOUSING ELEMENT  |  5TH CYCLE

SECTION II  |  HOUSING NEEDS PAGE 20

tenance and repair will continue to be an important component of Woodlake’s housing pro-
gram.

Woodlake takes a proactive approach toward housing conditions through its housing reha-
bilitation programs managed by Self-Help Enterprises.  Woodlake has used CDBG funds and 
CDBG program income to provide rehabilitation assistance.  Woodlake has been averaging 
about seven rehabilitations per year since 2008. 

2.	 Housing Stock Characteristics:
The percentage of single-family units as a percentage of total housing units has decreased 
over time from 82 percent in 1980 to almost 73 percent in 2008, 75.7 percent in 2010 and 
71 percent in 2017. The percentage of multi-family units as a percent of total housing units 
has increased over time from 14.5 percent in 1980, 25 percent in 2008, 21.8 percent in 
2010 and 26 percent in 2017 The percentage of mobile home units to total housing units 
has remained relatively consistent, between two and three percent.   The percentage of 
multi-family units as a percent of total housing stock was increased substantially as a result of 
numerous tax credit developers constructing apartment complexes in Woodlake.  These units 
provide affordable rental stock for very-low and low-income households in the community.

In Woodlake, renter households are more likely to live in units that are overcrowded or lack-
ing complete plumbing facilities.  This supports the need for rehabilitation programs to assist 
both renter- and owner-occupied households.   Woodlake, working with Self-Help Enter-
prises, has utilized funds to rehabilitate approximately 16 residential dwelling units between 
2015 and 2018. 

3.	 Residential Construction Trends:
An average of 9 residential units per year were constructed in Woodlake over the last four 
years, 2015 to 2019.  Owner-occupied residential units totaled 38.  Most of the single family 
homes constructed during this time period were affordable to moderate-income households.

4.	 Vacancy Trends
Vacancy trends in housing are analyzed using a “vacancy rate” which establishes the rela-
tionship between housing supply and demand.  For example, if the demand for housing is 
greater than the available supply, then the vacancy rate is low, and the price of housing will 
most likely increase. Additionally, the vacancy rate indicates whether or not the City has an 
adequate housing supply to provide choice and mobility.  HUD standards indicate that a va-
cancy rate of five percent is sufficient to provide choice and mobility.

The 2017 American Community Survey reported a vacancy rate for all housing units in 
Woodlake at 6.1 percent (138 vacant units).  The breakdown of the overall vacancy is split 
between homeowner and rental units where homeowner vacancy was at 0 percent and a 
rental vacancy rate at 7.6 percent.

In 2008, Woodlake surveyed the local realtors to secure data on apartments, vacancy rates 
and rental rates.  According to the results of a housing survey conducted in September of 



WOODLAKE HOUSING ELEMENT  |  5TH CYCLE

SECTION II  |  HOUSING NEEDS PAGE 21

2008, the overall apartment vacancy rate was very low, less than two percent.  Based on 
the 2017 American Community Survey, these vacancy rates have not changed significantly.  
Because of the housing crisis and the following recession, lower-income households and 
moderate-income households flocked towards affordable rental housing stock, especially 
units that are subsidized.  Vacancy rates are especially low for three-and four-bedroom units 
because large families need these types of units for their children.  In  the two  apartment  
complexes owned  by  the Tulare County  Housing Authority,  there  was an extensive  waiting  
list  for  each complex and  no vacancies existed.    Low vacancy rates often stimulate higher 
rental rates, and as a result, very low- and low-income households often pay more than 30 
percent of their income towards rent.  For the month of November 2019, local realtors es-
timate that there is one home for rent. Average rent is estimated to be $575 to $800 for a 
two bedroom one bathroom unit. 

According to local Woodlake realtors, there was a total of 32 single-family homes listed 
for-sale in November 2019.  The estimated 2017 vacancy rate for Woodlake’s single-family 
dwellings is around one percent.   This indicates a tight housing market, which has resulted 
from Woodlake’s aggressive infill and annexation policies.  As a result there a few vacant 
homes in the community as compared to surrounding communities that over built.  

5.	 Housing Costs and Affordability
One of the major barriers to housing availability is the cost of housing.  In order to provide 
housing to all economic levels in Woodlake, a wide variety of housing opportunities at vari-
ous prices should be made available.  The following table describes the acceptable monthly 
payment for households in the four major groups: very low-, low-, moderate- and above 
moderate-income, based on Tulare County’s median income.

Single-Family Units:  The 2017 ACS survey indicates that the median value of a home in 
Woodlake is $141,300 versus $136,600 in 2010. Woodlake is still very affordable when 
compared to the State as a whole, which had a median price of $371,400 in late 2014.

Rental Units:  The 2017 American Community Survey estimated the median rent for mul-
tifamily dwellings at $681.  Rents ranged from less than $200 for subsidized apartments 
(Housing  Authority and Section 515 units)  to   approximately $800 for  three-bedrooms.

Affordability is defined as a household spending 30 percent or less of household income for 
shelter.  Shelter is defined as gross rent or gross monthly owner costs. Gross rent is the con-
tract rent, plus utilities.   In most cases, the contract rent includes payment for water, sewer 
and garbage. “Gross monthly owner costs” includes mortgage payments, taxes, insurance, 
utilities (including gas and electric), condominium fees, and site rent for mobile homes.  In 
2017, 45.8 percent of renter households in Woodlake paid in excess of 30 percent of their 
income for shelter.  

In 2017, 31.6 percent of owner-occupied households in Woodlake paid in excess of 30 
percent of their income for housing.  Typically, households that are purchasing a home can 
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spend more on housing than households that are renting, often up to 35 percent of gross 
income.   Unfortunately, that lending practice coupled with sub-prime financing has led to 
many households in California and across the country to losing their home to foreclosure.

While shelter costs for rental units are generally figured to be affordable at 30 percent of 
gross income, households are able to obtain a mortgage loan based on 35 percent of gross 
income.   This is subject to individual credit and budgeting conditions and those with less re-
volving loan-type debt can generally find financing for a more expensive home.  For instance, 
using the income categories, very low-income households in Woodlake could afford a home 
up to $50,339; however, currently there are no homes available at that price.

Since 2000, home prices and rents in Woodlake have increased at a faster rate than house-
hold income. In 2000, 41.1 percent of renter households and 35.6 percent owner- occupied 
households spent more than a third of their income on housing.    In 2017, these percent-
ages have most likely increased because as previously mentioned home prices and rents 
have increased faster than household incomes.  To mitigate this trend, Woodlake will need to 
continue to attract developers that construct tax-credit rental projects.  On the homebuyer 
front, Woodlake must continue to work with the private sector towards the construction of 
entry level housing supported by first-time homebuyer loans.

E.  Identification and Analysis of Developments At Risk of Conversion

Pursuant to Government Code Section 65583, subdivision (a), paragraph (8), this subsec-
tion should include an analysis of existing assisted housing developments (as defined by the 
statute) that are eligible to change from low-income housing uses during the next ten years 
due to termination of subsidy contracts, mortgage prepayment, or expiration of restrictions 
on use.

Thousands of publicly assisted housing units in California are eligible to change from low-
income to market-rate housing during the next decade due to the termination of various gov-
ernment subsidy programs and/or restrictions on rental rates. These units, known  as at-risk  
units,  are a  valuable  source of  affordable  housing  for  families statewide and as a result,  
the housing element must  include a detailed analysis and proactive policies and programs to 
preserve at-risk units.

For the purpose of housing element law, assisted housing developments or at- risk units  are 
defined  as multifamily  rental  housing complexes that receive government assistance under  
any of the following federal, State, and/or  local programs  (or any combination of rental as-
sistance, mortgage insurance, interest reductions, and/or direct loan programs) and which  
are eligible to convert to market-rate due to termination (opt-out)   of  a  rent  subsidy  con-
tract  (e.g., Housing  Choice  Vouchers  [Section 8] mortgage prepayment (e.g., FHA), or other 
expiring use restrictions (e.g., State or local programs) within  the current and subsequent 
5-year planning period of the housing element.

“Assisted housing development”, according to Government Code Section 65863.10, means a 
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multifamily rental housing development that receives governmental assistance under one of 
many programs, including Section 8, HOME, CDBG, or redevelopment funds.

If there are no units at-risk of conversion in the locality during the ten-year period, the ele-
ment must include a description of how the locality determined and verified no units are at-
risk during. The locality should verify that there are no federal, State, or locally funded units 
at-risk of conversion.

1.	 Inventory of At-Risk Units:
California housing element law requires all jurisdictions to include a study of all low- income  
housing  units  which  may  at  some future  time  be  lost  to  the  affordable inventory by 
the expiration of some type of affordability restrictions.  The law requires that the analysis 
and study cover a ten-year period, and be divided into two periods, coinciding with updates 
of the housing element. There are three general cases that can result in the conversion of 
public assisted units:

a.)	 Prepayment of HUD Mortgages:  Section 221(d(3)), Section 202 and Section 236.  
Section 221(d(3)) is a privately owned project where the U.S. Department of Housing and 
Urban Development (HUD) provides either below market interest rate loans or market rate 
loans with a subsidy to the tenants.  With Section 236 assistance, HUD provides financing 
to the owner to reduce the costs for tenants by paying most of the interest on a market rate 
mortgage.  Additional rental subsidy may be provided to the tenant.  Section 202 assistance 
provides a direct loan to non-profit organizations for project development and rent subsidy 
for low-income elderly tenants.  Section 202 provides assistance for the development of 
units for physically handicapped, developmentally disabled, and chronically mentally ill resi-
dents.

b.)	 Opt-outs and Expirations of Project-Based Section 8 Contracts:    Section 8 is a feder-
ally funded program that provides for subsidies to the owner of a pre-qualified project for the 
difference between the tenant’s ability to pay and the contract rent. Opt- outs occur when 
the owner of the project decides to opt-out of the contract with HUD by pre-paying the 
remainder of the mortgage.   Usually, the likelihood of opt- outs increase as the market rents 
exceed the contract rents.

c.)	 Other:  Expiration of the low-income use period of various financing sources, such as 
Low-Income   Housing  Tax  Credit  (LIHTC),   bond  financing,   density  bonuses, California 
Housing Finance Agency (CALHFA), Community Development Block Grant (CDBG) HOME 
and redevelopment funds.  Generally, bond financing properties expire according to a quali-
fied project period or when the bonds mature.

2.	 Inventory of Affordable Rental Housing Units:
The following inventories include all government assisted rental properties in Woodlake.  
Generally, the inventory consists of HUD, Woodlake Redevelopment Agency, Tulare County 
multifamily bonds and density bonus properties.  Target levels include the very low-income 
group and the low-income group.  A total of 348 assisted housing units were identified in 
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Woodlake .  

The Inventory of Federally Subsidized Low-Income Rental Units at Risk of Conversion, pre-
pared by the California Housing Partnership Corporation.  Only two Woodlake housing 
complexes were listed in this inventory, Castle Rock Estates and Woodlake Manor.  Both 
were funded under HUD’s Section 515 program.  Castle Rock was constructed in 1985 and 
Woodlake Manor in 1989. Each of these complexes, as per the requirements associated with 
the Section 515 program, were required to remain affordable for 30 years. In other words, 
rents will remain affordable until the year 2015 for the Castle Rock development and 2018 
for the Woodlake Manor development.  
 
In Woodlake, the use of tax credits, under IRS’s Section 42, was used for the last four multi-
family housing projects in Woodlake.  Valencia House, a 47-unit senior housing project locat-
ed in downtown Woodlake, was built using tax credits and redevelopment funds.  Conditions 
attached to the Valencia House project indicated that the complex would remain affordable 
to seniors for a time period of 40 years. This project will not be “at-risk” until 2035.  The 
Walsberg project, which also used tax credits and redevelopment funds, will not be “at-risk” 
until 2036, based on conditions attached to this project by the City of Woodlake.

The two most recent tax credit projects were built in 2007 and 2008. Pacific Associates 
constructed a 24-unit family rental project that provides affordable rental units to very low- 
and low income households.  These units, which were subsidized with HOME funds, must 
remain affordable for 55 years.   The second project, constructed by California Corporation 
for Better Housing, has provided 56 affordable rental units.  The City of Woodlake granted a 
25 percent density bonus for this project as well as some development standard concessions.

Valencia Heights, a subsidized 70-single-family-unit project in Woodlake, was approved in 
2015 by the City of Woodlake.  Self-Help Enterprises will be the developer, keeping the 
housing costs at affordable rates.  The project is currently under development.

The most  prevalent  type  of  at-risk  conversion  in  Woodlake  is the  termination  of Sec-
tion 8 contracts. The Section 8 contract provides rent subsidy to 40 apartments in Woodlake. 
The rent is the difference between the tenant’s ability to pay and the HUD contract rent.   In 
2016, the waiting list for Section 8 housing had a 5-year estimated waiting period for Tulare 
County.  With this level of pent up demand, it is unlikely that the number of Section 8 units 
in Woodlake will be reduced.  In fact, it is more likely that the number of available Section 8 
units will increase over the new planning period, 2019 to 2023.

There are no units at-risk in Woodlake; however, there will be two developments that will be 
“at-risk” - Castle Rock development and Woodlake Manor development, containing a total of 
88 units.  Given that these two housing developments are owned by private entities, there 
is the possibility that the units could become “at-risk”.   The likelihood of conversion to con-
dominium units would be difficult because of the current layout of each development - lack 
of covered parking, units built over another, no parking that is dedicated to individual units, 
and no common area that could attract persons to a condominium development.   Given 
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these design flaws, these two developments will most likely remain rental units.  They could 
be converted to market rate rentals. This shift would potentially force 88 families out of their 
apartments because of a substantial increase in rental rates.

It would be consistent with the goals and policies of Woodlake’s Housing Element to contact 
the owners of the aforementioned apartment developments to seek a strategy to maintain 
the units as affordable rental units.  These potential strategies will be discussed in upcoming 
chapters of the Element. 

3.	 Cost Analysis:  
In order to provide a cost analysis of preserving at-risk units, costs must be determined for 
rehabilitation, new construction or tenant-based rental assistance.  

a.)	 Rehabilitation:  The primary factors used to analyze the cost of preserving low- in-
come housing include:  acquisition, rehabilitation and financing.  Actual acquisition costs de-
pend on several variables such as condition, size, location, existing financing and availability 
of financing (governmental and market). The following are estimated per unit preservation 
costs for Woodlake, according data provided by private developers.

b.)	 New Construction:  New construction implies construction of a new property with the 
same number of units and similar amenities as the one removed from the affordable housing 
stock.  Cost estimates were prepared by using local information and data. The following table 
describes new construction costs for a typical two-story apartment complex in Woodlake.   

The rehabilitation of existing units instead of new construction is the most cost effective 
approach toward the preservation of at-risk units.  It should be noted however, that at- risk 
units may also be preserved through tenant-based rental assistance.

c.)	 Tenant-based Rental Assistance: This type of preservation largely depends on the 
income of the family, the shelter costs of the apartment and the number of years the assis-
tance is provided.  If the typical family that requires rental assistance earns $16,609 then the 
family could afford approximately $375 per month for shelter costs.  The difference between 
the $375 and the typical rent for a two bedroom apartment of $500 would be the necessary 
monthly assistance of $125 a month or $1,500 per year.  For comparison purposes, typical 
affordable housing developments carry an affordability term of at least 20 years, which would 
bring the total cost to $30,000 per family.

For the 7-year period of this housing element, a total of 84 units are considered high priority 
at-risk  units  - Woodlake  Manor  and  Castle Rock Estates The total  cost of producing  new  
and comparable units is estimated at $8,315,328 (84 x $98,992) while rehabilitation is esti-
mated at $5,788,020 (84 x $68,905). Providing tenant-based rental assistance is estimated 
at $2,520,000 (84 x $1,500 x 20) for a 20-year period.

To address at-risk units, Woodlake will add a program to monitor these units, ensure com-
pliance with noticing requirements, and will establish partnerships with entities qualified to 
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acquire and manage at-risk units.  Woodlake is strongly committed to the preservation of 
affordable housing units and therefore has identified the following resources in an effort to 
save such at-risk units.

4.	 Identity Entities Qualified to Preserve At-Risk Units:
The City of Woodlake has identified the Housing Authority of Tulare County as the most 
appropriate non-profit organization who has the managerial capacity to acquire and manage 
at-risk projects. The Housing Authority would most likely agree to long-term affordability 
controls consistent with Government Code Section 65583(a)(8)(C).

5.	 Identify Financing and Subsidy Resources:
Woodlake can utilize federal Community Development Block Grant (CDBG) Program funds, 
tax increment funds from  its redevelopment agency, and HOME funds towards the preserva-
tion of assisted housing development  consistent with  Government  Code Section 65583(a)
(8)(D).   The  most  likely   source  of  funds  that  will   be  used  for preservation of at-risk 
units will  come from  CDBG program income.  Originally, these CDBG funds were used for 
housing rehabilitation  and first-time homebuyers, however, some of these program funds 
could be used for preservation of at-risk units should the previously  apartment projects seek 
to become market-rate units.  To date the owners of these apartment complexes have not 
expressed a desire to transition to market-rate units.

6.	 Preservation Resources:
Efforts by Woodlake to retain low-income housing must be able to draw upon two basic 
types of preservation resources: organizational and financial.  Qualified, non-profit entities 
need to be made aware of the future possibilities of units becoming “at-risk”. Woodlake has 
identified the Housing Authority of Tulare County has the public entity most likely to provide 
both organization and financial resources to affect the preservation of “at-risk” housing units.

The following is a list of potential financial resources considered a part of Woodlake’s overall 
financial plan to deal with retaining affordable units.     The following programs are managed 
locally by Woodlake through funds accessed directly from HUD.

Strategies to Retain Affordable Units
The following is a list of potential financial resources considered a part of Woodlake’s overall 
financial plan to deal with retaining affordable units.  The following programs are managed 
locally by Woodlake through funds accessed directly from HUD.

The following is a list of potential financial resources considered a part of Woodlake’s overall 
financial plan to deal with retaining affordable units.  The following programs are managed 
locally by Woodlake through funds accessed directly from HUD.

a.)   HOME Program: This Program was created under Title II of the Cranston-Gonzales Na-
tional Affordable Housing Act enacted on November 28, 1990. For the Woodlake, HOME 
funds are made available on an annual competitive basis through HCD small cities program.  
Approximately $200,000 is available to develop and support affordable rental housing and 
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home ownership affordability.   Woodlake has used HOME funds primarily for first-time 
homebuyers (down payment assistance) and tax credit projects.

b.)  Housing Authority of Tulare County  (HATC):  The  HATC   administers  two programs: 
1) Conventional  Housing  or Low  Rent Public Housing  (Willow Court,  11 units; Magnolia  
Senior Complex,  5 units, and Pine Street Complex,  14 units) and, 2) Section 8 Certificate and 
Voucher Program  (40 Section 8 housing units).  The Conventional Housing Program includes 
housing developments that are managed and maintained by HATC.  The Section 8 Certificate 
Program is a tenant-based rental subsidy administered by HATC.

Qualified families are selected and certified from a waiting list.  The qualified family can uti-
lize the Certificate for any “decent, safe and sanitary housing.” The tenant’s portion of the 
rent is based on 30 percent of the adjusted family gross income. HATC subsidizes the differ-
ence between the tenant’s portion and the rent.  The actual rent is restricted by Fair Market 
Rents (FMR), as determined by HUD.   The Section 8 Voucher Program is basically the same 
as the Certificate Program, except the tenant’s housing choice is not restricted by the Fair 
Market Rents.  As of March 2016, HATC serves 40 families through Section 8 certificates 
and vouchers.  In addition, HATC has an estimated 5-year waitlist for Section 8 housing for 
Tulare County.

c.)  Community Development Block Grant (CDBG) Funds:  Woodlake is a non- entitlement 
city.  In other words, Woodlake must annually apply for CDBG funds.  In the past, Woodlake 
has used CDBG funds for rental and owner housing rehabilitation activities   and infrastruc-
ture   improvements.  Proceeds from   those activities   are deposited into   a revolving loan 
fund established from low interest loans for rehabilitation and could be a resource for pres-
ervation activities.  

d.) Redevelopment Agency Tax Increment Funds:  As required by State law, all RDA entities 
have been dissolved as of February 2012 (AB26) the Woodlake Redevelopment Agency 
(RDA) has been absorbed by the Woodlake Successor Agency but continues to maintain pay-
ments due for enforceable obligations.   This includes 20 percent of the gross tax increment 
revenues received into a low- to moderate- income (LMI) housing fund for affordable housing 
activities. 

F.  Opportunities for Energy Conservation

Government Code Section 65583(a)(7) requires “an assessment of housing  needs and inven-
tory of resources  and constraints relevant to  the meeting  of these  needs.  The assessment 
and inventory shall include the following: An analysis of opportunities for energy conserva-
tion with respect to residential development.”

This section of the element will  inventory  and analyze the opportunities  to encourage the  
incorporation  of  energy  saving  features, energy  saving materials,  and energy efficient 
systems and design for residential development.  Planning to maximize energy efficiency and 
the incorporation of energy conservation and green building  features can contribute  to  re-
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duced  housing  costs for  homeowners  and  renters,  in  addition to promoting sustainable 
community  design and reduced dependence on vehicles.  Such planning and development 
standards can also significantly contribute to reducing greenhouse gases.

Woodlake General Plan Policies

• Woodlake, through its Land Use and Housing elements, will  implement goals, policies and  
action  programs  that  will   provide  an adequate supply  of  housing  to  ensure affordable 
housing for  full range of income  groups.   This will   reduce commutes by persons searching 
for affordable housing.    In 2017, Woodlake was one of the most affordable cities in Tulare 
County based on median home value.

• Woodlake, through its Land Use and Housing elements, will implement goals, policies and 
action programs that will promote increased employment in the community.  This increased 
employment will reduce the need for persons in Woodlake to commute out of town for em-
ployment purposes.  In 2014, the median commute time to work was 24 minutes; nearly 80 
percent of the Woodlake workforce commuted to work via car, truck or van by themselves.

• Woodlake is promoting higher residential densities in its Land Use Element.  This Element 
promotes housing affordability, maximizes existing land resources, reduce pressure to convert 
agricultural resources, and conserve habitat and environmentally sensitive areas. According 
to the Urban Land Institute   publication  Growing Cooler, “conserving or developing infill 
housing within  a more urban core has been shown to reduce primary energy  consumption  
an average of 20 percent per household over newer sprawl developments”

• Woodlake’s Land Use and Circulation Elements will layout future land uses and Circulation 
improvements will result in fewer Vehicle Miles Traveled (VMT).  The Elements are intended 
to promote pedestrian-friendly design (e.g. bike paths, shaded sidewalks, and street connec-
tivity) and residential infill, both of which reduce vehicle miles traveled, reduce air pollution 
and reduced transportation costs.

• In Woodlake’s General Plan Update,   policies throughout   the document promote en-
ergy and water conservation. Proper orientation of residential units, planting of street trees, 
reduced street widths, and use of xerophytic landscaping all serve to conserve valuable re-
sources within the planning area.

Conservation Incentives for Residents

• Woodlake, using CDBG funds, has assisted existing residents with energy conservation 
retrofits and    household weatherization in many of its older neighborhoods.    From 2015 
to 2019, 16 single family residential units have been rehabilitated, many of which, included 
weatherization and installation of double-paned windows and insulation.

In Woodlake’s General Plan Update,   policies throughout the document promote energy 
conservation, conformance with Title 24 standards, passive solar orientation, and effective 
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tree shading.

Energy Conservation

• In Woodlake’s General Plan Update, water conservation will be promoted through reduced 
lawn area and planting of xerophytic plants.

• Promote increased energy conservation in the General Plan planning area by encouraging 
developers to exceed California Title 24 standards.

• Encourage initiatives to increase the use of solar in multifamily developments with a goal 
of decreasing energy consumption.  Any multi-family tax credit projects that will be located in 
the planning area will be designed to incorporate solar panels in the development.

Woodlake Conservation Element Polices

• Woodlake shall work   with   residential developers to insure that each home constructed 
exceeds Title 24 standards. Passive solar orientation, reduced street widths, and installation 
of Energy Star appliances will significantly reduce energy consumption per household.

• Woodlake shall work with residential developers to incorporate innovative water conserva-
tion strategies into all development, including reduced lawn areas, installation of xerophytic 
plants, utilization of low impact development (LID) strategies, incorporation of rain barrels, 
and installation of smart irrigation technology.

• Woodlake  shall support  the installation  of  photovoltaic  systems on single  family resi-
dential  units  and  multi-family  tax  credit  projects,  which  will   result  in  more affordable, 
long-term rental rates.

Woodlake General Plan Programs

1. New Single and Multi-family development:
New single family and multi-family development in Woodlake will be designed and built to 
reduce water consumption.  The incorporation   of  water  efficient  devices, drought  toler-
ant  landscape, a reduction  in  lawn  area and  the utilization of  Smart Irrigation, will  signifi-
cantly reduce water consumption as well as the energy needed to pump water.  These water 
conservation techniques will be exhibited in the Valencia Heights development, which is a 
planned residential infill development that contains 70 units. 

2. Energy Conservation:
New single family and multi-family development in Woodlake will be designed and built to 
reduce energy consumption.   New residential development will incorporate many of the de-
sign features detailed below.  A residential infill project, called the Olive Lane development, 
will incorporate numerous energy conservation features, including solar panels, passive solar 
orientation, natural lighting, and the installation of Star Energy appliances.
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• Subdivisions will orient streets in an east/west direction.

• Residential development will utilize passive solar design.

• All residential streets will be narrowed and will be tree-lined.

• Garages will be sited on the lot so that they serve as an insulating mass for living areas.

• Use of solar panels will be encouraged.

• Pedestrian-friendly design will encourage persons living in the planning area to walk, ride 
their bike or take more direct pathways to shopping centers.

3. Landscape Design Ordinance:
Woodlake will implement a citywide landscape design ordinance, which encourages the use 
of plant materials to reduce heat island effects and requires drought tolerant plants and low-
flow irrigation systems. The irrigation systems must include rain sensing devices to shut irri-
gation off during rainy periods and soil sensing devices to measure the amount of moisture in 
the soil.    The standards contained in this ordinance are being incorporated into the Valencia 
Heights development, which is a residential infill development that will contain 70 small-lot 
single family homes. The landscaping in this development will be drought tolerant.   In addi-
tion, rain barrels might be incorporated into the drainage plan of each home so that storm 
water runoff is minimized and water for irrigation is conserved.

4. Energy Star Appliances:
Woodlake   shall  encourage  all  new  residential  development   constructed  in  the com-
munity   to  install  Star  Energy  appliances in  each residential  unit.    All of the residential 
units in the proposed Valencia Heights development will include these types of appliances.

5. Solar City Partnership Program:
Woodlake will encourage residential developers to  enter into solar leases with  Solar City.  
Under this program, Solar city installs solar panels on residential dwellings at no charge to the 
home owner.  The owner leases the solar panel for a period of 15 years. During this period 
of time, the owner’s utility bill and solar lease is less than the owner’s utility bill without the 
installation of solar panels.

G.  Review and Revise - Progress Made from 2014 to 2018

Woodlake built or permitted a total of 69 units during the 2014-2018 planning period. The 
majority of the units built or permitted were affordable units. The City continues to struggle 
to build and attract housing that meet the moderate and above moderate RHNA categories. 
A full accounting of the units built can be found in Program 26.

Listed below are the programs from the prevoius housing elment with an update on their 
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status:

Program Overview & Review

1.	 Time Period:  2017
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding:  General fund
	
The City of Woodlake will allow residential infill development by allowing lot sizes less than 6,000 
square feet when using Woodlake’s existing Planned Unit Development zone district or the pro-
posed Smart Development zone district. The use of these zone districts will provide incentives to 
developers in the form of increased densities and more flexible development standards. Developers 
will be made aware of these potential incentives when they meet with planning officials regarding 
the residential development of properties inside the city limits.  For example, the City of Woodlake 
recently approved the Valencia Heights Tentative Subdivision Map, in which the developers utilized 
the Planned Unit Development zoning to create smaller lot sizes from the typical 6,000 square 
feet down to 5,000 square feet in order to increase the density of the project to above the typical 
density of 5 dwelling units / acre or less (6.63 du/a), effectively allowing for the project to be made 
affordable to future homeowners with low income.  In 2017 the Planning Department shall add the 
Mixed-Use and Smart Development zone districts to the Zoning Ordinance.  

Review: Program will be carried over from previous housing element because this pro-
gram has been utilized in the previous cycle and proved to promote affordable housing in 
Woodlake.

2.	 Time Period: To be adopted 2016
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding:  General fund

The City will amend the Woodlake Zoning Ordinance to add emergency shelters to the permitted 
list of the City’s central commercial, service commercial and industiral zone districts.  The Zoning 
Ordinance will also be amended to add farm labor housing to the permitted list in single family resi-
dential zone district. A review of Woodlake’s land inventory for vacant service commercial and cen-
tral commercial lands shows that there are four acres of vacant service commercial land and .75 
acres of vacant central commercial land. The service commercial land could easily accommodate 
emergency shelters. Most of Woodlake’s vacant service commercial land is located on abandoned 
railroad right-of-way, situated on the south side of State Route 216 west of State Route 245.

Review: The City adopted an updated emergency shelter ordinance in 2016, consistent 
with the housing element program.

3.	 Time Period: 2016-2017
	 Responsible Agency: City of Woodlake, Planning Department 
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	 Funding: General Fund

Woodlake Zoning Ordinance has an adopted Zoning Ordinance to allow transitional and supportive
housing to permitted use in all residential zones and subject to only those standards/ regulations 
that apply to other residential dwellings of the same type in the same zone list of the City’s single 
family residential zone districts. The City of Woodlake will update its Zoning Ordinance to bring it 
into compliance with State Planning and Health and Safety codes. In addition, the Ordinance will 
also introduce new planning concepts such as Smart Growth development standards and a new 
small-lot residential zone district.

Review: Program will be carried over from previous Housing Element in order to keep 	
special housing needs a priority in Woodlake, and this program has been utilized.

4.	 Time Period: 2016
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding: General Fund

Amend the Woodlake Zoning Ordinance to add single-room occupancy (SROs) living units to the 
permitted use list of the CC (Central Commercial) zone district. The City of Woodlake is in the pro-
cess of rewriting its Zoning Ordinance to bring it into compliance with state Planning and Health 
and Safety codes. In addition, the Ordinance will also introduce new planning concepts such as 
Smart Growth development standards and a new small-lot residential zone district.

Review: Program will be carried over from previous Housing Element 

5.	 Time Period: 5th Cycle
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding: General Fund

Woodlake will work with developers and employers in identifying farmworker housing needs. The 
City will also support applications for funding to assist in the development of farmworker housing. 
Amend the Woodlake Zoning Ordinance to add housing for farmworkers in all of Woodlake’s single 
and multi-family residential zone districts by right. This listing will permit “six or fewer” farmworkers 
to occupy a single or multi-family residence (California Health & Safety Code 17060).

The City of Woodlake is in the process of rewriting its Zoning Ordinance to bring it into compliance 
with state Planning and Health and Safety codes. In addition, the Ordinance will also introduce new 
planning concepts such as Smart Growth development standards, a new small-lot residential zone 
district as well as including farmworker housing into Woodlake’s residential zone districts.  

Review: Program will be adopted in 2016 and reviewed annually.
 
6.	 Time Period: Semi-Annual
	 Responsible Agency:  City of Woodlake
	 Funding:   LMI funds
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Woodlake will contact Self-Help Enterprises to continue to encourage them to utilize their HELP 
funds to construct homes for first-time home buyers. The City could in turn provide funds to pro-
vide down-payment assistance and/or waiver of development impact fees. This program provides 
financial assistance to low to moderate income families for the purchase of newly constructed 
homes.  Self-Help Enterprises is currently working towards construction of a 70 lot subdivision.  
The project is approved with the City and has an estimated construction time of June 2016.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

7.	 Year:   Annually
	 Responsible Agency: City of Woodlake and Self-Help Enterprises 
	 Funding: HELP funds

Woodlake and Self-Help Enterprises will continue to work together construct single family homes 
that are affordable to low-and moderate income households. These homes will be constructed on 
in-fill residential lots some of which may have originally contained dilapidated homes that have 
been demolished. Woodlake and Self-Help Enterprises have used HELP funds to implement this 
program in the past and will continue in the future as long as HELP funds are available.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

8.	 Year:  Ongoing
	 Responsible Agency: City of Woodlake and Self-Help Enterprises 
	 Funding: CDBG and HELP funds.

The City of Woodlake will encourage private developers who are proposing residential develop-
ment to seek a SD (smart development) or a PRD (planned residential development) zone district. 
These districts allow for greater flexibility in residential design and better utilization of land. These 
opportunities allow the developer to potentially provide a more affordable housing product. The 
city will encourage the use of these zone districts by providing information that shows that they 
will increase the density of a residential development while at the same time reducing improvement 
costs and impact fees per residential unit.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

  9.	 Year:  Ongoing
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding:  General fund
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The City of Woodlake will assist the Tulare County Housing Authority implementation of the con-
ventional Public Housing Rental Program and the Section 8 Existing Program, which provides rent 
subsidies directly to participating landlords, and will support that Agency’s attempts to secure ad-
ditional funding for expanded programs. Currently, the Housing Authority manages 33 Section 8 
housing units in Woodlake.

The Woodlake Building Department will identify for the Housing Authority additional rental housing 
stock that can be used for the Section 8 Program.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

10.	 Year:  Annual review
	 Responsible Agency:  City of Woodlake
	 Funding: LMI, HOME funds; and Infrastructure Infill grant

Woodlake has amended the Zoning Ordinance to bring its Second Unit section into compliance 
with Government Code Section 65852.150.   Woodlake second units provide affordable housing 
for many farmworkers in the community. This amendment will make it easier to construct second 
units in Woodlake’s residential zone districts.  Woodlake will continue to monitor the second unit 
applicaitons and determine if additional amendments to the ordinance will be beneficial.

Review: The City adopted an ordinance but further updates are needed an a new program 
addressing ADUs has been added.

11.	 Year:  Annual review
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Work with developers to obtain available sources of funding and prioritize available funds, as ap-
propriate, for projects including units affordable to extremely- low income households. Woodlake 
will continue to market the community for multi- family tax credit projects. To make the project 
even more affordable for extremely low-income households, the City should process a density 
bonus on each tax credit project in order to increase density, promote affordability and provide 
units with three or more bedrooms for large family households.  Lot consolidation will be utilized as 
necessary to increase density of RM2 and RM3 properties.

Discussion: Of the last three tax credit projects processed in Woodlake, about 10 percent of the 
units were affordable to extremely low-income households. This type of housing product is the most 
effective means of providing affordable housing for this income group. About 20 percent of these 
units contained three or more bedrooms. This feature provided housing for large family households.

Review: Program will be carried over from previous Housing Element because this pro-
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gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

12.	 Time Period: Annually
	 Responsible Agency: City of Woodlake
	 Funding: General Fund

Conserve and improve the condition of the existing affordable housing stock, which may include 
addressing ways to mitigate the loss of dwelling units demolished by public or private action (Gov-
ernment Code Section 65583.(c)(4)).

Woodlake’s existing affordable housing stock is a valuable resource and the element includes pro-
grams to conserve and improve this affordable housing stock.  Improvement includes programs that 
enhance existing housing stock using rehabilitation strategies.  Conservation includes maintenance, 
such  as code enforcement in deteriorating buildings, or in response to improvements to the housing 
stock such as weatherization programs that helps reduce housing costs.

The City of Woodlake shall facilitate residential development in Woodlake that is well designed and 
maintained, attractive and affordable. Affordable housing will be accomplished through increased 
unit densities; attractive design through architectural review and the city’s site plan review process, 
requiring conditions such as maintenance through a landscaping and lighting district.
	
Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

13.	 Year:  Annually
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City will continue to identify dilapidated housing units in Woodlake that require demolition. The 
City will notify the property owner of this requirement. Once the lot is vacant, the city will work with 
the property owner to facilitate the construction of a new residential unit on the lot. The City, as in 
the past, will work with Self-Help Enterprises to utilize HELP funds to construct single family homes 
that are affordable to low- and moderate-income households. 

Woodlake will continue to annually apply for CDBG funds for rehabilitation of housing in Woodlake. 
The City will contract with Self-Help Enterprises to provide this service. From 2008 to 2015, Self-
Help Enterprises rehabilitated 76 substandard single family dwellings. During the planning period, 
Woodlake working with Self-Help will rehabilitate six dwellings per year.

Discussion: Self-Help prepares a list of potential clients by speaking to families in target neighbor-
hoods about the benefits of working with Self-Help Enterprises for rehabilitation services. Self-Help 
can provide low-interest loans as well as qualified contractors that have extensive experience in 
rehabilitation construction.
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Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the	 community.

14.	 Year:  2017-2018
	 Responsible Agency: Woodlake Site Plan Review Committee 
	 Funding:  General Fund

New, affordable housing project in Woodlake consisting of 70 lots.  Project developer: Self-Help 
Enterprises

The City of Woodlake shall continue to work on preparation and adopt a Smart Growth Zoning 
District. This district could be applied to any property zoned residential in Woodlake.

Review: Program will be carried over from previous Housing Elementbecause this program  
has been utilized in the previous cycle and provided for affordable housing projects in the 
community.

15.	 Year:  Daily, Ongoing
	 Responsible Entities: City of Woodlake 
	 Funding:  General Fund

Woodlake will continue to employ a code enforcement officer in its police department who will 
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insure that neighborhoods are free of blight, including abandoned   cars, weed infested lots, and 
dwellings that accumulate junk and debris. The Officer will  inspect 10 sites per week.

Review: The City conducted 10 site visits per week and this program has been modified for 
this update to move the responsibility to a code enforcement officer.

16.	 Year:  Ongoing
	 Responsible Entities: City of Woodlake /Tulare County Housing Authority
	 Funding:  LMI funds

Preserve Units At-Risk of Conversion to Market Rate Uses

Preserve for lower income households the assisted housing developments identified pursuant to 
paragraph (8) of subdivision (a). The program for preservation of the assisted housing developments 
shall utilize, to the extent necessary, all available federal, state, and local financing and subsidy 
programs identified in paragraph (8) of subdivision (a), except where a community has other urgent 
needs for which alternative funding sources are  not available. The  program may include strategies 
that involve local regulation and technical assistance (Government Code Section 65583(c)(6)).

The nature of conversion risk varies significantly among projects depending  on  the type of subsidy 
and related affordability controls. During the previous Housing Element cycle (4th), 128 affordable 
apartment units have been constructed in Woodlake, each utilizing different types of financing - 
Section 515, HOME and tax credits. Each of these projects have different long-term affordability 
requirements. The City monitors  these  complexes  to insure that they do not get converted to 
market-rate units. To date, there have been no conversions to market-rate housing.  The City will 
continue to utilize different types of financing options to preserve affordable housing within Wood-
lake.

Woodlake has not experienced a significant increase in Section 8 units over the last 8 years.  To 
improve on this trend, Woodlake has been working with private contractors to construct single 
family homes on infill lots that have had previously contained a dilapidated home that has been 
demolished. These units can become Section 8 units so long as they receive certification from the 
Housing Authority.

The City will work with local contractors to construct or rehabilitate single family homes that can 
be made available for Section 8 households. Woodlake will work to increase the number of Section 
8 units in Woodlake by two units per year over the planning period. 

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

17.	 Year:  Ongoing
	 Responsible Entities: City of Woodlake, Building Department 
	 Funding: General Fund
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The Woodlake Redevelopment Agency will work with the Tulare County Housing Authority to work 
with households that are displaced by owners of Section 8 units that opt-out of the program. The 
Agency will use some of its CDBG funds to rehabilitate homes that can be made available for Sec-
tion 8 housing. The Agency will rehabilitate one potential Section 8 unit per year during the plan-
ning period.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

18.	 Year:  Annually, Ongoing
	 Responsible Entities: Woodlake Redevelopment Agency
	 Funding: Agency funds

The City of Woodlake will preserve all existing units in the at-risk properties.  Woodlake will monitor, 
every year, the status of any HUD receipt/approval of Notices of Intent and Plans of Action filed by 
property owners to convert to market-rate units.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

19.	 Year: Ongoing
	 Responsible Entities: City of Woodlake  
	 Funding: General Fund

The City of Woodlake will assist tenants of existing rent restricted units to obtain priority status on 
Section 8 waiting lists. Presently, Woodlake has 30 Section 8 units in the community. The City will 
also provide tenants in at-risk projects information regarding Section 8 rent subsidies through the 
Tulare County Housing Authority, and other affordable housing opportunities in the City.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

20.	 Year:  2016/2017
	 Responsible Entities: City of Woodlake 
	 Funding: LMI funds

Address and, where appropriate and legally possible, remove governmental constraints to the main-
tenance, improvement, and development of housing, including housing for all income levels and 
housing for persons with disabilities. The program shall remove constraints to, or provide reasonable 
accommodations for housing designed for, intended for occupancy by, or with supportive services 
for, persons with disabilities (Government Code Section 65583(c)(3)).
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Woodlake’s choice of programs reflect the results of its housing need analyses, identification of 
available resources including land and financing, and the mitigation of identified governmental and 
non-governmental constraints.

The Woodlake Planning Department shall amend its Zoning Ordinance to add a Smart Develop-
ment zone district, which will provide greater design flexibility and/or densities so as to encourage 
more affordable housing. This zone district will employ numerous design standards that will en-
courage higher residential densities, more sustainable design, and energy and water conservation. 
Features that will be included in this new district are zero lot line opportunities, low impact develop-
ment, xerophytic landscaping, reduced turf area, parkways and street trees, and reduced setbacks 
and street widths.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the	 community.

21.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City of Woodlake will reduce development impact fees, excluding school impact fees, if the 
project is a single family residential infill project, multi-family project, or a downtown mixed-use 
project that includes an affordable residential component.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

22.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City of Woodlake contracts with Planning Consultants, to provide planning services for the 
community. All planning projects are streamlined from submittal of the application to the final 
decision-making step.  It is the role of the consulting firm to insure that the design of the project 
meets good urban design standards and that the project is processed in an expeditious manner. 
The consulting firm is responsible for all matters pertaining to the processing of the project, includ-
ing public hearing notices, staff reports, resolutions/ordinances, environmental documents, and 
presentations before the Commission and City Council.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.
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23.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City of Woodlake will continue to process State licensed group homes administratively.  To 
date, the processing of this type of home can be completed in about two weeks.  

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

24.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Promote housing opportunities for all persons regardless of race, religion, sex, marital status, an-
cestry, national origin, color, familial status, or disability (Government Code Section 65583(c)(5)).

Fair Housing laws make it illegal to discriminate against any person because of race, color, religion, 
sex, disability, familial status, national origin, ancestry, marital status, sexual orientation, source 
of income and age in the rental or sale, financing, advertising, appraisal, provision of real estate 
brokerage services, etc., and land-use practices. Government Ceode Section 65008 also expressly 
prohibits localities from discriminating against residential development or emergency shelters if the 
intended occupants are low-income or if the development is subsidized.

In Woodlake’s housing element, a local equal housing opportunity program must provide a means 
for the resolution of local housing discrimination complaints and should include a program to dis-
seminate fair housing information and information about resources throughout the community.

Woodlake will work with Tulare County Housing Authority to provide  a local Fair Housing Informa-
tion Program.  This Program will distribute educational materials to property owners, apartment 
managers, and tenants, and it will respond to complaints of discrimination (i.e., in-taking, investiga-
tion of complaints, and resolution) by referring the affected party to the appropriate agencies.  The 
City of Woodlake will also make this information readily available at City Hall and will be displayed 
on the City website.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

25.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Foreclosure Counseling Program
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The City will continue partnering with Self-Help Enterprises for Foreclosure Counseling.  Self-Help 
Enterprises is a HUD-approved counseling agency.  To preserve families in the community and sta-
bilize neighborhoods, Self-Help offers free counseling services to assist homeowners in preserving 
homeownership, preventing foreclosure and to help families get through the difficult transition pe-
riod if keeping their home is not an option. Self-Help Foreclosure Counselors provide homeowners 
with accurate information allowing them to make good choices and help themselves through their 
problems. Self-Help Enterprises also provides access to an attorney to discuss options related to 
home preservation. This consultation is free and done over the telephone. During the consultation, 
homeowners learn valuable information helping them make the best decision about their home and 
finances.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

26.	 Year:  2016-2017
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Lot Consolidation
The City will encourage lot consolidation when smaller, underutilized parcels adjacent to each other 
are redeveloped. Staff will work with applicants on a preliminary basis for no cost prior to applica-
tion submittal. The lot consolidation procedure will be posted on the City website and discussed 
with developer during the informal review process. The City will continue its sliding scale density 
that allows higher density with consolidation of lots in the R3 and R2 zoning district. 

Encourage lot consolidation of smaller parcels to accommodate projects to provide a minimum of 
16 units per project.
Provide incentives and entitlement assistance, when feasible.
Promote use of density bonus to increase maximum density of potential projects.

A review of Woodlake’s past efforts in the above housing categories shows that using the funding 
types mentioned above has proved very successful.  The mix  of LMI funds with CDBG, HOME and 
HELP funds has led to demolition of dilapidated housing units, rehabilitation of substandard units 
and the construction of infill units.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

27.	 Year: 2017, reviewed annually
	 Responsible Agency: Woodlake Plannig Department
	 Funding: General Fund

Consistency with General Plan
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The City’s Planning department will review the 5th Cycle Housing Element (this document) to en-
sure consistancy with the City’s General Plan.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the	 community.

28.	 Year: 2017
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

The City will ammend the Zoning Ordinance for the following programs:
Providing sewer and water as a priority to new affordable housing projects.  
The Zoning Ordinance will also be amendend to show the City’s involvement with the San Joaquin 
Valley Fair Housing & Equity Assessment.  
The City’s Zoning Ordinance will include updated policies for the current fire and flood hazard man-
agement standards (GC Section 65302(g)).  
The City’s Zoning Ordinance will include disadvanteged communities outside of City limits, within 
the sphere of influence in the updated policies for fire and flood hazard management standards.  

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the	 community.

29.	 Year: Adopt by end of 2017
	 Responsible Agency: Woodlake Planning and Building Department
	 Funding: General Fund	

The City will provide “fast track” permit processing for housing developments affordable to lower-
income households and other priority housing needs, such as projects for extremely low-income 
households, large families, persons with disabilities and farmworkers.  

Review:  All permits were processed immediately upon receipt. The City is continuing this 
program but the program was effective during the previous cycle.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing projects 
in the community.

30.	 Year: Development of outreach program by end of 2017
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

The City of Woodlake will work with the Central Valley Regional Center to implement an outreach 
program that informs families within the City on housing and services available for persons with de-
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velopmental disabilities.  The program could include the development of an informational brocure, 
including information on services on the City’s website, and providing housing-related training for 
individuals/families through workshops.

Review:  The City is continuing this program but the City was not able to work with CVRC 
during the previous period.

31.	 Year: Annually
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

The city will look for funding and programs to address the overpayment of housing by lower income 
Woodlake residents.

Quantified Objectives

HCD requires all jurisdictions to provide an estimate on how many units are likely to be construct-
ed, rehabilitated, or conserved by income level during the Housing Element planning period.  The 
quantified objectives do not place a restriction on maximum development, rather, sets a target goal 
for the jurisdiction to achieve based on available resources and constraints of the local housing 
market.  These development targets vary from the RHNA allocation for that jurisdiction by predict-
ing the capacity for new units rather than actual unit construction.   The following table shows the 
RHNA allocation along with the projected development of housing within City of Woodlake.

Category Extremely Low (50% of Very Low) Very Low Low Affordable Moderate Above Moderate

Construction
Program 6, 7: Subsidized 
Housing (Self Help) 10 11 (21) 0 0 0 0

Program 8:  SD & PRD 0 0 70 70 124 0

Rehabilitation

Program 13: CDBG Rehab Funds 13 13 (26) 25 25 0 0

Conservation

Program 12: Code Enforcement 6 6 (12) 15 15 10 0

TOTAL 29 30 110 110 134 0

*Note: The total RHNA Allocation for "Extremely Low Income" Households is calculated as 50% of "Very Low 
Income" Households

QUANTIFIED OBJECTIVES

Woodlake Fair Share Allocation:  
2014-2023 RHNA Allocation 35 36 (71) 41 112 69 191



Woodlake 
Housing Element

SECTION III:  SPECIAL HOUSING NEEDS
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SECTION III  |  SPECIAL HOUSING NEEDS

A.	 Persons with Developmental Disabilities

Government  Code Section 65583(a)(7))  requires  “An analysis of any special housing 
needs, such as those of the elderly, persons with disabilities, large families, farmworkers, 
families with female heads of households, and families  and persons in need of emergency 
shelter...”

Special needs are those associated with specific demographic or occupational groups which 
call for very specific program responses, such as preservation of second units or the devel-
opment of units with larger bedroom counts. The statute specifically requires analysis of the 
special housing needs of the elderly, the disabled, female-headed households, large fami-
lies, farmworkers and homeless persons and families.   These special needs groups often 
spend a disproportionate amount of their income to secure safe and decent housing and 
are sometimes subject to discrimination based on their specific needs or circumstances.

In addition to the groups listed above, the analysis of special needs should also include any 
other group the locality deems appropriate.

Persons with disabilities in Woodlake face unique problems in obtaining affordable and 
adequate housing.   This segment of the population, which includes individuals with men-
tal, physical, and developmental disabilities, need affordable, conveniently located housing 
which, where necessary, has been specially adapted for wheelchair accessibility along with 
other physical needs.

The living arrangements for persons with disabilities depend on the severity of the disabil-
ity.  Many persons live at home in an independent environment with the help of other fam-
ily members.  To maintain independent living, disabled persons may require assistance.  This 
can include special housing design features for the physically or developmentally disabled, 
income support for those who are unable to work, and in-home supportive services for 
persons with medical conditions.

Accessible housing can also be provided via senior housing developments.  The majority of 
persons with disabilities live on an income that is significantly lower than the non-disabled 
population.   Many disabled individuals live on a small fixed income which severely limits 
their ability to pay for housing.   The Task Force on Family Diversity estimates that at least 
one-third of all persons with disabilities in the United States lives in poverty.  Persons with 
disabilities have the highest rate of unemployment relative to other groups.  For most, their 
only source of income is a small fixed pension afforded by Social Security Disability Insur-
ance (SDI), Social Security Insurance (SSI), or Social Security Old Age and Survivor’s Insur-
ance (SSA), which will not adequately cover the cost of rent and living expenses even when 
shared with a roommate.  In addition, persons with disabilities oftentimes experience dis-
crimination in hiring and training. When they find work, it tends to be unstable and at low 
wages.
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Table 3.1 Disabilities  Table 3.1 Disabilities        

(Source: American Community Survey 2017)(Source: American Community Survey 2017)

According to the 2014 American Community Survey, an estimated 328 individuals (6.3%) ofAccording to the 2014 American Community Survey, an estimated 328 individuals (6.3%) of
Woodlake’s workforce population (5,197 individuals 16 years and over) were labeled with a Woodlake’s workforce population (5,197 individuals 16 years and over) were labeled with a 
disability. The State Department of Developmental Services (DDS) currently provides com-disability. The State Department of Developmental Services (DDS) currently provides com-
munity based services to approximately 243,000 persons with developmental disabilitimunity based services to approximately 243,000 persons with developmental disabilities es 
and their families through a statewide system of 21 regional centers, four developmental and their families through a statewide system of 21 regional centers, four developmental 
centers, and two community-based facilities.  The Central Valley Regional Center serves centers, and two community-based facilities.  The Central Valley Regional Center serves 
Fresno, Kings, Madera, Mariposa, Merced and Tulare Counties.  The Central Valley Regional Fresno, Kings, Madera, Mariposa, Merced and Tulare Counties.  The Central Valley Regional 
Center is one of 21 regional centers in the State of California that provides point of entry Center is one of 21 regional centers in the State of California that provides point of entry 
to services for people with developmental disabilities.  The center is a private, non-profit to services for people with developmental disabilities.  The center is a private, non-profit 
community agency that contracts with local businesses to offer a wide range of services to community agency that contracts with local businesses to offer a wide range of services to 
individuals with developmental disabilities and their families. As of 2019, the location near-individuals with developmental disabilities and their families. As of 2019, the location near-
est to Woodlake is located in Visalia at 5441 W. Cypress, Visalia, CA 93277est to Woodlake is located in Visalia at 5441 W. Cypress, Visalia, CA 93277

The City of Woodlake will work with the Central Valley Regional Center to implement an 
outreach program that informs families within the City on housing and services available for 
persons with developmental disabilities.  The program could include the development of an 
informational brochure, including information on services on the City’s website, and provid-
ing housing-related training for individuals/families through workshops.

B.	 Elderly
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Government  Code Section 65583(a)(7))  requires   “An  analysis of any special housing  needs, 
such  as those of the elderly, persons with disabilities, large families, farmworkers, families with 
female heads of households, and families  and persons in need of emergency shelter...”

The 2000 Census figures indicated that there were approximately 35 million persons aged 
65 and older (or 12 percent of the U.S. population).   The number of elderly persons as a 
percentage of total U.S. population is expected to continue to increase due to the aging of 
the “Baby Boom” generation, lower birth rates in recent years, and extended life expectan-
cies. Persons aged 65 years and older comprised of 13.1 percent of the U.S. population in 
2010, and predicted to be 22 percent by 2030 (or 65 million).

In order to maintain a satisfactory quality of life, residents of Woodlake must have access 
to housing which suits their varying needs during each stage of their lives.  As people age, 
they often find themselves facing additional housing problems they may not have had to 
cope with previously.  Senior households have special housing needs primarily due to three 
major concerns; namely - physical disabilities/limitations, income and health care costs.

According to the 2017 American Community Survey, 8.5 percent of the Woodlake’s popu-
lation were age 65 years or older.  

As a special needs group, the elderly are in some respects unique.  In 2017, 30.7% of 
households had one or more people 60 years and over. According to the 2017 ACS survey 
13.4% of the elderly population was living below the poverty level. 

Social Security is the main source of income for elderly households.  With Social Security 
earnings of approximately $1,415/month ($16,991 annual earnings), paying 30 percent of 
income towards rent would mean an elderly household would have $424 to put towards 
housing costs. Woodlake remains relatively affordable for seniors who receive social secu-
rity income. Unfortunately, there are very few one bedroom/one bathroom and two bed-
room/one bathroom units available for rent.  As the senior population increases over time, 
this deficiency will become more apparent, especially for women.

Women are particularly impacted because they live longer and have lower average incomes 
($9,092). Women receive an average of $758 per month from SSI benefits, which is notably 
less than the average amount received by men ($978 per month) due to their historically 
lower wages or housewife status.

Elderly households have additional physical and social needs. The greatest needs of the 
elderly above the need for affordable housing are for transportation, case management (so-
cial service referrals), financial assistance/employment, long-term care for the homebound, 
medical services and day care.  The elderly often have no immediate family, lack mobility 
either through physical impairments or lack transportation alternatives, and can easily be-
come isolated.

Woodlake has few organizations which provide services to the elderly and assist with the 
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specific housing needs of elderly households. A listing of these organizations is provided 
below:

Woodlake Senior Resources

The Woodlake Food Bank provides meals to families and individuals that live in the area.  
The Woodlake  Senior Citizens Center is a social club  for  senior citizens and provides  
referral  services to  seniors  who  may  be in  need of  assistance  as well  as transportation  
services through  its Dial-A-Ride.   The Center also provides Meals on Wheels for home-
bound persons.

Lacking in Woodlake, like many other smaller cities, is housing services for the elderly, 
including facilities for adult day care, short-term institutionalization, and short-term foster 
care. These would provide residential care and supportive services to elderly residents who 
are unable to care for themselves, as well as respite care to family members.  Many of these 
services are provided in the nearby city of Visalia, about 20 minutes driving time.

Census data shows that about 54 percent of Woodlake’s elderly households live in their 
homes.  Research, such as the 1990 AARP survey, shows that older Americans want to 
remain in their community homes and to age in place.

The increasing number of elderly persons in the Woodlake population will create a demand 
for more affordable housing in the long-term. Long-range planning must recognize this 
need and design innovative programs to address the demand.  A long- term approach to 
minimizing this problem would to be construct tax-credit, senior housing in or near Wood-
lake’s downtown.  With this general location, senior residents of this complex could access 
the Senior Center, the post office, Woodlake’s two grocery stores, and the local Dial-A-Ride 
system. Connecting senior units with services, transportation and social community centers 
offer opportunities for social interaction for the elderly.

Additional housing types considered appropriate for the elderly include one-story duplexes 
and second residential units (granny flats).   Congregate housing, which provides services 
on-site such as a common  dining  room  and kitchen  with  support services, allows  the 
elderly  to  maintain  their  independence  without  burdening  their family. Unfortunately, 
there is a lack of facilities of this type in Woodlake.  These types of facilities are only lo-
cated in Visalia.

In addition to promoting new construction of a variety of housing types to meet the needs 
of the growing elderly population, Woodlake utilizes some of its CDBG funds to rehabilitate 
housing occupied by seniors for minor retrofit and ADA modifications to these persons to 
remain in their home. These funds are also available for insulation for attic and walls, weath-
er-stripping for doors and windows, energy efficient windows, security lighting, security 
doors as well as smoke detectors and carbon monoxide detectors.
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C. Large and Female-Headed Households

Government  Code Section  65583(a)(7)  requires   “An  analysis of any special housing  
needs, such  as those of the elderly, persons with disabilities, large families, farmworkers, 
families with female heads of households, and families  and persons in need of emergency 
shelter....”

1.	 Large Households:
An analysis of the special housing needs for large households (households with 5 or more 
persons) is provided below.  The analysis will consider the following:

		  • Number of large households with lower-incomes.

		  • Number of large households by tenure.

		  • Housing stock by number of bedrooms.

		  • Analysis of the impacts on larger household families where the housing 		
		  market does not meet the needs.

Large family households are defined by U.S. Census Bureau as households containing five 
or more persons.  Due to the limited supply of adequately sized units to accommodate 
large family households, large families face an above-average level of difficulty in locat-
ing adequately-sized, affordable housing.  Even when larger units are available, the cost is 
generally higher than that of smaller units.   The lack of supply, compounded with the low-
incomes of larger families, results in many large families living in overcrowded conditions.

The 2010 Census figures report that large family households account for 32.1 percent of 
all households in Woodlake.  The number of owner large family households is slightly larger 
than that of renter households (i.e., 15.3 percent renter households vs. 16.8 percent owner 
households).

The 2010 Census data figures show a reduction in the number of large family households 
since 2000 (34 percent of all households in 2000 versus 32 percent in 2010). In 2010, 
only 11.3 percent of Woodlake’s housing units had four or more bedrooms.   A review of 
the rental housing stock showed only 8 percent of the rental units had four or more bed-
rooms. Because there are so few housing units in Woodlake that contain four or more bed-
rooms, large family households are often forced to live in overcrowded conditions.  To avoid 
overcrowding, large family households generally focus on renting single family dwellings 
some of which contain four or more bedrooms.  Rental rates for single family dwellings are 
higher than apartments.  This condition places an added economic burden on large family 
households especially if they fall into the lower-income categories.
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To respond to this issue of overcrowding, Woodlake should foster the construction of single 
family homes and apartments that have a percentage of units that have four or more bed-
rooms. This would reduce overcrowded conditions in Woodlake.

As with  other  special needs groups,  large families  would  benefit  from  innovative multi-
family housing  development  such as co-housing units which  may  include child care facili-
ties.  Large families should also have adequate recreational areas for children and adults 
near their residences. Housing for large families should also be located near public transit.

2.	 Female-Headed Households:
Single parent households, especially female-headed households, generally have lower-
incomes and higher living expenses, often making the search for affordable, decent and 
safe housing more difficult.  In addition to difficulties faced by these households in finding 
and maintaining affordable housing, these households also typically have additional special 
needs relating to access to day care/childcare, health care and other supportive services.

In 2010, 33.4 percent of all households in Woodlake were headed by a single females age 
18-64 (657 households).  In 2014, 52.1 percent of families with female householders were 
below the poverty level for Woodlake, based on the 2014 American Community Survey.  
These figures further underscore the need for more affordable housing within Woodlake.

Housing costs are usually the greatest expense for single heads of household.  Single fe-
male renters have an extreme cost burden, with rents exceeding 50 percent of their in-
come.  

Homeownership is not a realistic option for most female-headed households. Only 7.3 
percent of Woodlake homeowners are female-only households (no husband present, aged 
15-64). Comparatively, 24.3 percent of Woodlake renters are female-only households, no 
husband present, aged 15-64.  
Historically, mothers receiving welfare benefits have been, for the most part, unable to rent 
decent housing in the private market. An AFDC (Aid to Families with  Dependent Children)  
family which  received $632 per month  in 1995 was not  able to afford  the median  rental  
rate of  $375 in  Woodlake.   Using 30 percent of gross income as an affordability thresh-
old, this family could only afford $239 per month for rent.

The housing need for  this special needs group  is also documented by  the fact that ap-
proximately  15 female heads of  household in  Woodlake  receive Section 8 rental subsidy  
assistance  –  representing  nearly  45 percent  of  all available vouchers.   The Section 8 
program   administered by the Housing Authority of Tulare County currently provides hous-
ing assistance payments to private landlords throughout the county.  The program subsidiz-
es the balance of the rental cost in excess of 30 percent of the renter’s gross income.  The 
certificate program enables the prospective tenant to take the subsidy out to the private 
market to search for rental housing. The Housing Authority has a waiting period of 5 years 
for applicants for Section 8 housing in Woodlake.  This waiting list indicates that the de-
mand for this type of housing, especially for female-headed households, is very high.
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To address both the housing needs and the supportive service needs of female-headed 
households, additional multifamily housing should be developed and include child care fa-
cilities  to  allow  single  mothers  to  secure gainful  employment  outside  the home. 

The Housing Element intends to facilitate programs that will lead to the construction of ad-
ditional affordable housing for female-headed households.  The construction of new multi-
family tax credit projects in recent years has provided affordable rental housing opportuni-
ties for female-headed households.   Woodlake will continue to promote the addition of 
Section 8 housing units for the 374 families that were on the waiting list in 2008. 

D.  Farmworkers

Government Code Section 65583(a)(7)) requires  “An  analysis of any special housing needs, 
such  as those of the elderly, persons with disabilities, large families, farmworkers, families 
with female heads of households, and families  and persons in need of emergency shelter...”

Farmworkers are traditionally defined as persons whose primary incomes are earned 
through permanent or seasonal agricultural  labor.  Permanent farm laborers work  in the 
fields, processing plants, or support activities on a generally year-round basis. When work-
load increases during harvest periods, the labor force is supplemented by seasonal workers, 
often supplied by a labor contractor.  For some crops, farms may hire migrant workers, de-
fined as those whose travel prevents them from returning to their primary residence every 
evening.

Agricultural employment accounted for an annual average of approximately 32,000 jobs or 
19.3 percent of Tulare County’s job base in 2014, according the American Community Sur-
vey.  In terms of total harvested acres annually, the agricultural  business in Tulare County  
produces a variety of agricultural products including milk, citrus, cattle and calves, nuts, tree 
fruit, nursery stock and feed, valued in excess of $4 billion harvested annually.

The State Department of Employment Development (EDD) estimated that there were ap-
proximately 33,100 farm workers employed in agriculture in Tulare County in 2002 and 
approximately 37,100 in 2008.  HUD estimated that there were 39,100 farm workers in 
Tulare County in fiscal year 2011-2012.  This amount reflects an approximately 4.3 percent 
increase in agricultural employment from 2008.  Additionally, the number of farm workers is 
predicted to increase to 41,600 by 2020 (RHNA), an increase of 10.4 percent.  This num-
ber includes farm workers who were unpaid, regular and seasonal hired domestic workers, 
and/or agricultural workers brought to California under contract from outside the United 
States.  In Tulare County, the 2012 level of agricultural production is important to the 
manufacturing segment of employment, providing approximately 55 percent of the manu-
facturing jobs.

Estimating the size of the agricultural  labor force is problematic as farmworkers are histori-
cally  under counted  by  the census and other  data sources.  For  instance, the govern-
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ment agencies that track farm labor do not consistently define farm labor (e.g., field laborers 
versus workers  in processing plants), length of employment    (e.g., permanent or seasonal), 
or place of work (e.g., the location of the business or field).

Farmworkers  are typically  categorized into three groups:   1) permanent, 2) seasonal and, 
3) migrant.   Permanent farmworkers  are typically  employed year round by the same em-
ployer.  A seasonal farmworker  works on average less than 150 days per year and  earns  
at  least  half  of  his/her  earned  income  from   farm  work. Migrant farmworkers are 
seasonal farmworkers who have to travel to do the farm work so that he/she is unable to 
return to his/her permanent residence within  the same day.

Currently there are 32,994 permanent, seasonal and migrant farmworkers working on farms 
located within Tulare County (this figure includes all Agriculture, forestry, fishing and hunt-
ing, and mining jobs as well).  The number of farmworkers in Tulare County has increased 
by 4,632 employees since 2010, about a 14 percent increase. An estimated 617 farmwork-
ers live in Woodlake according to the 2018 ACS. 21% of Woodlake’s employed labor force 
works in agriculture. 

Farmworkers are generally considered to have special housing needs because of their 
limited income and the often unstable nature of their employment (i.e., having to move 
throughout the year from one harvest to the next). While no local surveys are available 
which document the specific housing needs of farm labor in Tulare County, Statewide 
surveys provide some insight into the demographic characteristics and housing needs of 
farmworkers.  Among the major findings are:

• Limited Income:  Farmworkers typically fall within extremely low-incomes groups. Accord-
ing to the Rural Community Assistance Corporation, three-fourths of California’s farmwork-
ers earned less than $10,000 a year in 2000.  Only one out of seven earned more than 
$12,500 annually.  The USDA, Economic Research Service estimated the annual medium 
income for crop farmworkers to be $20,020 in 2011.  

• Overcrowding:     Because of their very low incomes, farmworkers have limited hous-
ing choices and often are forced to double up to afford rents.  No local surveys have been 
taken of farmworker housing, but a statewide survey indicates that overcrowding    is   
prevalent   and   a   significant   housing   problem    exists among farmworkers (California 
Institute for Rural Studies, 1997).

• Substandard Housing   Conditions:     Many   farmworkers    live   in overcrowded condi-
tions and occupy substandard housing, including in storage sheds, illegal garage units, and 
other structures generally unsuitable for occupancy (California Institute for Rural Studies, 
1997).

Given the importance of agriculture and its labor force, the provision  of adequate farm-
worker  housing is a critical issue for  Woodlake and Tulare County  as many of these work-
ers  are believed  to  be living   in  poor  housing  conditions  and face the problems of 
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overpayment and/or overcrowding.

Historically, many migrant agricultural workers resided in farm labor camps throughout 
Tulare County.  However,  similar  to areas throughout  the State, many farm operators 
have shifted away from hiring their own workers, and instead use farm labor  contractors  
to  provide  needed agricultural  labor,  particularly for  migrant  or seasonal labor.   In the 
Woodlake area, farm labor is involved in providing pruning, thinning and picking services as-
sociated with tree fruit, citrus, olives and vines.

The supply of farmworker housing remains inadequate, largely because area growers only 
offer limited housing facilities to employees.  For farmworkers in Woodlake to secure af-
fordable housing, a number of farmworkers will rent a single family dwelling or apartment.   
Sometimes up to five farmworkers will live in a single dwelling, resulting in overcrowding.

In addition to privately-owned farm employee housing facilities, the Tulare County Hous-
ing Authority operates and owns two farmworker housing facilities - Linnell and Woodville 
Labor Camps.  Currently, all of these publicly-owned farmworker housing centers are cur-
rently running at full capacity and have no further room for migrant families or individuals.   
The Linnell Labor Camp is about nine miles southwest of Woodlake while the Woodville 
Camp is approximately 23 miles south of Woodlake.

Housing for migrant and seasonal/short-term farmworkers is an urgent need in Woodlake 
given the large amount of agricultural activity.  Housing for farmworkers is not specifically 
spelled out in Woodlake’s Zoning Ordinance.  Farmworkers are permitted to rent single or 
multi-family residential units; however, farm labor camps and farm-related group-care facili-
ties are not specifically listed in Woodlake’s Zoning Ordinance.  For seasonal farmworkers 
living in the Woodlake area, the most effective approach to securing affordable housing has 
been for three or more farmworkers to jointly rent a residential dwelling.  So long as the 
number of seasonal farmworkers living in a dwelling  does not severely overcrowd the unit, 
and as long as these types of housing units are not overly concentrated in any one sec-
tion of the community,  this approach to  housing  farmworkers has been common in cities 
throughout the San Joaquin Valley.

For those agricultural workers in Woodlake who are full-time residents, housing needs are 
best met through the provision of permanent affordable housing, in almost all cases, rental 
stock. The most effective approach to providing affordable rental housing would be for 
Woodlake to attract an entity that could construct family apartments.  A tax credit devel-
oper or the Tulare County Housing Authority would be excellent entities to construct this 
type of rental housing.

In 2007 and 2008, Woodlake facilitated the construction of two, multi-family tax credit 
projects. In total, 80 apartment unit were constructed, providing affordable rental housing 
for very low- and low-income households, including full-time agricultural workers.  In 2015, 
a subsidized 70-unit subdivision was approved by Woodlake and construction started in 
2019, providing further relief to an overcrowded housing market.
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In addition to expanding the rental stock of affordable housing for farmworkers, it is also 
important to retain the existing stock of affordable housing that has been financed by fed-
eral and State sources. The USDA Section 515 rental housing program, while not specifi-
cally targeted to farmworkers, provides low cost housing for residents in Woodlake, includ-
ing many farmworker households.  As of September 2015, there are 240 apartment units 
in Woodlake that have been financed under USDA’s Section 515 Program.   To date, these 
apartment units remain affordable to very low- and low- income families, including farm-
worker families.

Section 515 housing in California is potentially at-risk of conversion because the property 
owners can prepay their mortgage and move to market rents.  A loss of any of these units 
would further worsen the housing crisis for farmworkers in Woodlake.  The City will con-
tinue to monitor  the status of these units and take all necessary steps to ensure that the 
three Section 515 apartment complexes remains affordable or is transferred to an organiza-
tion capable of maintaining affordability restrictions.

The Housing Element intends to establish programs that will facilitate the construction of 
additional affordable housing for farmworkers. Specifically, the City of Woodlake will work 
with the Tulare County Housing Authority and tax credit developers to address the needs 
of this group.    Because these potential apartment developments would be marketed to 
very low- and low-income households, including farmworkers, the City could grant various 
considerations such as a waiver of development impact fees, granting a density bonus, or a 
reduction in development standards.

The City permits farmworker housing within the Service Commercial zone and will com-The City permits farmworker housing within the Service Commercial zone and will com-
ply with the Employee Housing Act (HSC 17021.5 and 17021.6) which defines employee ply with the Employee Housing Act (HSC 17021.5 and 17021.6) which defines employee 
housing accommodations for five or more employees. Pursuant to the act between 5 and housing accommodations for five or more employees. Pursuant to the act between 5 and 
6 employees is considered a single family residence. Housing of up to 36 agricultural em-6 employees is considered a single family residence. Housing of up to 36 agricultural em-
ployees in group quarters and up to 12 dwelling units would be considered the same use ployees in group quarters and up to 12 dwelling units would be considered the same use 
as commercial agriculture and permitted in the same way. as commercial agriculture and permitted in the same way. No additional requirements will No additional requirements will 
be implemented when these conditions are met. be implemented when these conditions are met. Currently, there are no properties within Currently, there are no properties within 
Woodlake which meet this threshold.  Woodlake which meet this threshold.  

E. Families and Persons in Need of Emergency Shelters

Government  Code Section  65583(a)(7)  requires   “An  analysis of any special housing  
needs, such  as those of the elderly, persons with disabilities, large families, farmworkers, 
families with female heads of households, and families and persons in need of emergency 
shelter.  The need for emergency shelter shall be assessed   based   on annual and seasonal 
need.  The need for emergency shelter may be reduced by the number of supportive hous-
ing units that are identified in an adopted 10-year plan to end chronic homelessness and 
that either vacant or for which funding has been identified to allow construction during the 
planning period.”
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The City of Woodlake uses the Census definition of a family: “A family is a group of two The City of Woodlake uses the Census definition of a family: “A family is a group of two 
people or more (one of whom is the householder) related by birth, marriage, or adoption people or more (one of whom is the householder) related by birth, marriage, or adoption 
and residing together; all such people (including related subfamily members) are considered and residing together; all such people (including related subfamily members) are considered 
as members of one family. Beginning with the 1980 Current Population Survey, unrelated as members of one family. Beginning with the 1980 Current Population Survey, unrelated 
subfamilies (referred to in the past as secondary families) are no longer included in the count subfamilies (referred to in the past as secondary families) are no longer included in the count 
of families, nor are the members of unrelated subfamilies included in the count of family of families, nor are the members of unrelated subfamilies included in the count of family 
members. The number of families is equal to the number of family households, however, the members. The number of families is equal to the number of family households, however, the 
count of family members differs from the count of family household members because family count of family members differs from the count of family household members because family 
household members include any non-relatives living in the household.”household members include any non-relatives living in the household.”

Homelessness in California is a continuing crisis that demands the effective involvement   
of both the public and private sectors.  California has the highest population of home-
less - affecting almost one in every 100 California residents. According to the 2013 Annual 
Homeless Assessment Report to Congress, 22 percent of the nation’s homeless individuals 
and families live in California even though the State is home to only 12 percent of the na-
tion’s total population.  Included in the State’s homeless population is an estimated 15,469 
unaccompanied children and youth, 79.2 percent of whom were unsheltered.

Homeless persons are those in need of temporary or emergency shelter.   They are indi-
viduals who lack a fixed income and regular nighttime residence. Some are in need of short-
term (immediate crisis) shelter, while others have long-term (chronic) needs. The homeless 
represent a broad category including single men and women, couples, families, displaced 
youths without parents, and seniors.  They can include individuals who  are victims of eco-
nomic dislocation, physically  disabled, teen parents with  their children, veterans, hospital 
and jail discharges, alcohol and drug abusers, survivors  of domestic violence, persons with 
AIDS, immigrants, refugees, and farm labor workers.

Homelessness is Woodlake is extremely low, with only one person in the City experienc-
ing homelessness. However, recent state law changes ,(AB 101) now require Low Barrier 
Navigation Centers (LBNC) to be enumerated as a permitted use by right in areas zoned for 
mixed use, and nonresidential zones permitting multifamily uses, if they meet specified re-
quirements. A LBNC is defined as a “Housing First, low barrier, temporary, service-enriched 
shelter focused on helping homeless individuals and families to quickly obtain permanent 
housing. Low barrier includes best practices to reduce barriers to entry, such as allowing 
partners, pets, storage of personal items, and privacy.“ 

A Continuum of Care survey conducted in 2019 provided the information contained in 
Tables 3.2 and 3.3 below.  For the Kings/Tulare County area there were 770 year-round 
beds that could potentially be used by the homeless population.  A significant amount of 
this housing is located in Visalia, the largest city in the 2-county area, and approximately 15 
miles west of Woodlake.
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Table 3.2 Homeless Facilities

 

(Source: Kings/Tulare County Continuum of Care Annual Report 2019)

More permanent housing with two meals a day is provided by the Visalia Rescue Mission, 
located   15 miles west of Woodlake in Visalia.   For homeless families with young children, 
Catholic Social Services, also located in Visalia, offers a similar service. Both institutions pro-
vide limited meals and medical care.  Homeless individuals and families can take the Tulare 
County transit bus from Woodlake to Visalia to take advantage of these programs.  The bus 
runs twice a day between Visalia and Woodlake.

Table 3.3 Homeless Population

(Source: Kings/Tulare County Continuum of Care Annual Report 2019)

The following is a list of agencies and programs offering assistance to the homeless popula-
tion in Tulare County:

•	 CalWORKs provides one-time-in-lifetime funds to individuals on public assistance for 
rent and utility payments, funded through Temporary Assistance for  Needy Families 
(TANF).

•	 Child Protective Services (CPS) provides emergency rent and utility assistance for fami-
lies with children who have an open case with CPS.

•	 Self-Help Housing Corporation provides housing referrals and housing advocacy to low- 
income and homeless families and individuals.

Homelessness is a multifaceted problem that affects men, women and children of all ages 

Sheltered Unsheltered Total

188 741 929

101 34 135

0 0 0

289 775 1064

Persons in hsouholds with only 
children
Total 

Persons in Housholds without 
children

Persons in households with at least 
one adult and one child

Family Beds AdultOnly 
Beds

Child Only 
Beds

Total Year 
Round Beds

Seasonal

105 129 0 234 0
48 123 0 171 0

103 157 0 260 0
34 71 0 105 0

290 480 0 770 0

Permanet Supportive Housing
Rapid Re-Housing
Total Units

Facility Type

Emergency Shelter
Transtional Housing
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and ethnicities; veterans; the disabled; and those who are employed.  In Woodlake, the 
homeless population ranges from a couple of individuals to no homeless persons at all.   
Based on this information, Woodlake does not propose any unique programs that will be 
geared towards the homeless.  Fortunately, Woodlake has an abundance of rental stock 
that is affordable to very low- and low- income households.  With some type of employ-
ment, these types of households can find housing in Woodlake.  The Visalia Rescue Mission 
and Catholic Social Services facilities in Visalia are the most prepared to serve the home-
less in that they provide an assortment of services, including housing, jobs training, meals, 
counseling, and clothing.

Woodlake will support the local faith community to plan, develop, and manage proactive 
programs to meet the challenges of the condition of homelessness.  Woodlake’s housing 
element will contain programs that address long-term solutions to homelessness, includ-
ing work skills assessment, job training/placement, and permanent housing with supportive 
services.
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SECTION IV:  REGIONAL HOUSING NEEDS ALLOCATION

The element shall contain an analysis of population and employment trends and docu-
mentation of projections and quantification of the locality’s existing and projected hous-
ing needs for all income levels.  These projected needs shall include the locality’s share of 
the regional housing need in accordance with Section 65584 (Government Code Section 
65583(a)(1)).

HCD is required to allocate the region’s share of the statewide housing need to Councils of 
Government (COG) based on Department of Finance population projections and regional 
population forecasts used in preparing regional transportation plans.  The COG develops 
a Regional Housing Need Plan (RHNP) allocating the region’s share of the statewide need 
to cities and counties within the region in an equitable manner; promote infill development 
and socioeconomic equity, the protection of environmental and agricultural resources, and 
the encouragement of efficient development patterns; and promote an improved interre-
gional relationship between jobs and housing.

Housing element law recognizes the most critical decisions regarding housing development 
occur at the local level within the context of the periodically updated general plan.  The 
RHNP component of the general plan requires local governments to balance the need for 
growth, including the need for additional housing, against other competing local interests.  
The RHNP process of housing element law promotes the state’s interest in encourag-
ing open markets and providing opportunities for the private sector to address the State’s 
housing demand, while leaving the ultimate decision about how and where to plan for 
growth at the regional and local levels.  The process maintains local control over where and 
what type of development should occur in local communities while providing the opportu-
nity for the private sector to meet market demand.  While land-use planning is fundamen-
tally a local issue, the availability of housing is a matter of statewide importance.  The RHNP 
process requires local governments to be accountable for ensuring that projected housing 
needs can be accommodated and provides a benchmark for evaluating the adequacy of 
local zoning and regulatory actions to ensure each local government is providing sufficient 
appropriately designated land and opportunities for housing development to address popu-
lation growth and job generation.

A.	 Regional Housing Needs Allocation

Housing element law requires a quantification of each jurisdiction’s share of the regional 
housing need as established in the RHNP prepared by the COG.  The Regional Housing 
Need Allocation (RHNA) is a minimum projection of additional housing units needed to 
accommodate projected household growth of all income levels by the end of the housing 
element’s statutory planning period, 2023 in the case of the City of Woodlake.  Each local-
ity’s RHNA is distributed among four income categories to address the required provision 
for planning for all income levels.  The distributed RHNA should be provided in the housing 
element as follows:
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Table 4.1
City of Woodlake

Regional Housing Need Allocation (1/1/2014 – 9/30/2023)

Income Category				    New Construction Need
Very Low (0-50% of AMI)				    71 units
Low (51-80% of AMI)				    41 units
Moderate (81-120% of AMI)			   69 units
Above Moderate (over 120% of AMI)		  191 units
Total Units						      372 units

Units Constructed/Permitted 1/1/2014 - 1/1/2019
Income Category				    Units Constructed/Permitted
Very Low (0-50% of AMI)				    19 units
Low (51-80% of AMI)				    42 units
Moderate (81-120% of AMI)			   7 units
Above Moderate (over 120% of AMI)		  1 units
Total Units						      69 units

Remaining Regional Housing Need Allocation (1/1/2019-9/30/2023)
Very Low (0-50% of AMI)				    52 units
Low (51-80% of AMI)				    0 units
Moderate (81-120% of AMI)			   62 units
Above Moderate (over 120% of AMI)		  190 units
Total Units						      303 units

B.	 Units Built, Under Construction and/or Approved During Planning Period

A jurisdiction may take credit for units constructed or under construction between the base 
year of the RHNA period and the beginning of the new planning period.  Units which have 
been issued building permits on or after January 1 of the year falling two years prior to the 
due date of the jurisdiction’s housing element may be credited against the RHNA to deter-
mine the balance of site capacity that must be identified.  For example, for housing ele-
ments due June 30, 2019, units for which permits were issued on or after January 1, 2017 
may be credited against the RHNA.

To credit units affordable to lower- and moderate-income households against the RHNA, a 
jurisdiction must demonstrate the units are affordable based on at least one of the follow-
ing: subsidies, financing or other mechanisms that ensure affordability (e.g., MHP, HOME, or 
LIHTV financed projects, inclusionary units or RDA requirements); actual rents; and actual 
sales prices. 

Woodlake approved an affordable housing subdivision (Valencia Heights) in 2015 that will 
include 71 single family units to be developed by Self Help Enterprises.  The following let-



WOODLAKE HOUSING ELEMENT  |  5TH CYCLE

SECTION IV  |  REGIONAL HOUSING NEEDS ALLOCATION PAGE 61

ters provide a detailed explanation of how Self Help has made this subdivision affordable 
to low and very-low income households.  Specifically, Self Help is leveraging the USDA 502 
Direct Financing Loan Program as the primary mortgage for program participants.  USDA 
502 provides a path to homeownership for low and very-low income families living in rural 
areas.  In addition, Self Help will also utilize USDA Rural Development 523 grant funding 
for this project.  USDA RD 523 requires that 40% of the housing product developed with 
their funds be affordable to very-low income households.  In the case of Valencia Heights, a 
minimum of 28 single-family units will be sold to very-low income households, with the re-
mainder being sold to low income households. The project is currently under construction.

In 2016, Woodlake’s City Council approved the development of 124 single family units 
(Greenwood Subdivision).  These units have not been identified or designated as afford-
able housing, but there is a potential for the future developer to designate a portion of the 
units to be allocated as affordable housing especially with Program incentives from the City 
of Woodlake.  The City worked with the developer to increase the density of the project 
by utilizing Planned Unit Development (PUD) zoning, creating 75 units (60% of project) 
that are below the standard lot size for Woodlake, ultimately increasing the density to 8.14 
dwelling units per acre (for Woodlake, single-family residential zoning has 5 du/a maximum 
density).   As stated above, these units are not specifically reserved as affordable housing, 
however the City hopes the increase in density will make the future housing more acces-
sible to low income families. 

The City has also a 59 unit subdivision that are under development (Castle Rock, Phase 
III). The units are not specifically reserved as affordable housing but many buyers are us-
ing USDA financing which improves affordability and allows low income families to buy 
homes. The City worked with the developer to increase the density of the project by utiliz-
ing Planned Unit Development (PUD) zoning, creating a number of units that are below the 
standard lot size for Woodlake.

C. . Reivew of Sites Inventory and Development DensitiesReivew of Sites Inventory and Development Densities

An analysis of housing production for the 2014-2019 time period indicates that there were An analysis of housing production for the 2014-2019 time period indicates that there were 
69 residential units built or permited during that time period. All 69 units were single fam-69 residential units built or permited during that time period. All 69 units were single fam-
ily homes. None of the construction affected the densities identified in 2014-2019 sites ily homes. None of the construction affected the densities identified in 2014-2019 sites 
inventory. There was no construction during the 2014-2019 time period that requested a inventory. There was no construction during the 2014-2019 time period that requested a 
lesser density than identified in the 2014-2019 sites inventory.lesser density than identified in the 2014-2019 sites inventory.

All of the single family homes were built within the R-1-7 and were either part of an ap-All of the single family homes were built within the R-1-7 and were either part of an ap-
proved subidvision (Valencia Heights) or, in the case of a few of the single family homes, proved subidvision (Valencia Heights) or, in the case of a few of the single family homes, 
were built on scattered individual small lots. All homes were built at densities allowed in the were built on scattered individual small lots. All homes were built at densities allowed in the 
City’s General Plan. The development of these single family homes did not reduce the R-1-City’s General Plan. The development of these single family homes did not reduce the R-1-
7 densities provided in the sites inventory.7 densities provided in the sites inventory.
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11/25/2019 Housing Element Tracking System :: Annual Progress Report

https://apr.hcd.ca.gov/APR/fileUpload.do?aprID=44208&jursCogUid=11779&ppUid=38430&year=2018 2/4

  TABLE B - Regional Housing Needs Allocation Progress   

Permitted Units Issued by Affordability
Total Units
to Date
(all years)

Total
Remaining
RHNA
by Income
Level

Income
Level

RHNA
Allocation Restrictions Year 1 -

2015
Year 2 -
2016

Year 3 -
2017

Year 4 -
2018

Year 5 -
2019

Year 6 -
2020

Year 7 -
2021

Year 8 -
2022

Year 9 -
2023

Very Low* 71 Deed restricted 10 0 4 0 0 0 0 0 0 19 52Non-Restricted 0 3 2 0 0 0 0 0 0

Low 41 Deed Restricted 11 2 0 0 0 0 0 0 0 42 0Non-Restricted 0 3 1 25 0 0 0 0 0

Moderate 69 Deed Restricted 0 0 0 0 0 0 0 0 0 7 62Non-Restricted 6 1 0 0 0 0 0 0 0
Above

Moderate 191 0 0 1 0 0 0 0 0 0 1 190

Total
Units   27 9 8 25 0 0 0 0 0 69

Total
RHNA 372  Total Remaining Need for RHNA Period 303

*Note: Units serving extremely low-income households are included in the very low-income permitted units totals

  TABLE C - Sites Identified or Rezoned to Accommodate Shortfall Housing Need   
No Data Available

  TABLE D - Program Implementation Status   

ProgramProgram
DescriptionDescription Housing Programs Progress Report - Government Code Section 65583Housing Programs Progress Report - Government Code Section 65583

Name ofName of
HousingHousing
ElementElement
ProgramProgram

ObjectiveObjective Timeframe in H.E.Timeframe in H.E. Status of Program ImplementationStatus of Program Implementation

 Infill Lots To allow for homes on lots less tham 6,000 sf. 2017 Ongoing
Emergency

Shelters
To ammend ordinance to add emergency shelters
in commercial and industrial zones and include
farm labor housing to residential zoning.

2016 Ongoing

Transitional
Housing

To adopt an ordinance to allow transitional and
supportive housing to allow for smart growth and
small lot residential zone districts

2016 -2017 Ongoing

 Single
room

Occupancy

To ammend ordinance to permit single room
occupancy use to Central commmercial zones to
allow for smart growth and small lot residential
zone districts

2016 Ongoing

Farmworker
Housing

To work with developers to identify and develp
farmworker needs

5th Cylce Ongoing

 First
Tme Home

Buyers

To work with Dself-Help to encourage and utilize
funds to construct homes for first time home
buyers

Semi- Annual Ongoing

 Assist in
Development

To continue to work with Self-Help to build
affordable housing with HELP funds

Annually Ongoing

 Assist in
Development

To work with developers who are proposing
residential development to seek Smart
Development snd Planned Residential
Development zone districts

Ongoing from previous cylce Ongoing

Project Identifier Affordability by Household Income - Building Permits
Building
Permits

Date
Issued

# of
Units

Issued
Building
Permits

Current
APN

Street
Address

Local
Jurisdiction
Tracking ID

Very Low-
Income
Deed

Restricted

Very Low-
Income

Non Deed
Restricted

Low-
Income
Deed

Restricted

Low-
Income

Non
Deed

Restricted

Moderate-
Income
Deed

Restricted

Moderate-
Income

Non Deed
Restricted

Above
Moderate-

Income

061-
220-040

593 N. Citrus
st. 4507 0 0 0 1 0 0 0 07/02/2018 1

061-
220-042

589 N. Citrus
st. 4508 0 0 0 1 0 0 0 07/02/2018 1

061-
220-039

595 N. Citrus
st. 4519 0 0 0 1 0 0 0 07/24/2018 1

060-
020-076

802 N.
Acacia st. 4562 0 0 0 1 0 0 0 10/29/2018 1

Totals 0 0 0 25 0 0 0  25
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SECTION V.  ADEQUATE SITES INVENTORY AND ANALYSIS

INVENTORY OF LAND SUITABLE FOR RESIDENTIAL DEVELOPMENT

Government Code Section 65583(a)(3) requires local governments to prepare an inven-
tory of land suitable for residential development, including vacant sites and sites having the  
potential for redevelopment, and an analysis of the relationship of zoning and public facili-
ties and services to these sites. The inventory of land suitable for residential development 
shall be used to identify sites that can be developed for housing within the planning period 
(Section 65583.2).

A.	 Available Sites Inventory

The purpose of the land inventory is to identify specific sites suitable for residential de-
velopment in order to compare the local government’s regional housing need allocation 
with its residential development capacity. The inventory will assist in determining whether 
there are sufficient sites to accommodate the regional housing need in total, and by income 
category. Preparing the inventory and accompanying site suitability analysis consists of a 
two-step process - site suitability and appropriate density statutory tests.

In January 2014, the Tulare County Association of Governments approved the Regional 
Housing Needs Plan (RHNP). Woodlake was assigned a portion of the regional housing 
need for a total of 372 new housing units as follows:  71 very low-income units, 41 low-
income units, 69 moderate-income units, and 191 above moderate-income units.

This section of the element addresses the requirements of Government Code Sections 
65583 and 65583.2, requiring a parcel-specific inventory of appropriately zoned, available, 
and suitable sites that can provide realistic opportunities for the provision of housing to all 
income segments within the community.

Woodlake’s share of the regional housing need will be met through the implementation of a 
variety of strategies (e.g., available and appropriately zoned land, units built since the begin-
ning of baseline Regional Housing Needs Allocation (RHNA) period, second units). How-
ever, the primary method for addressing the adequate  sites requirement will be addressed 
through the identification of available vacant  and non-vacant sites that are suitable and 
appropriately zoned.

Woodlake’s evaluation of adequate sites begins with a listing of individual sites by zone and 
general plan designation. The sites suitability analysis will demonstrate these sites are cur-
rently  available   and  unconstrained  so  as  to   provide  realistic   development opportuni-
ties prior to June 30, 2023 (the end of planning period). To demonstrate the realistic devel-
opment viability of the sites, the analysis also discusses: (1) whether appropriate zoning is in 
place, (2) the applicable development standards and their impact on projected development 
capacity and affordability, (3) existing constraints including any known environmental issues, 
and the (4) availability of existing and planned public service capacity levels.
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Woodlake’s land inventory was developed with the use of a combination of resources 
including updated Assessor’s data, field surveys, and review of the city’s Land Use Element 
and Zoning Ordinance.  The compilation resulted in not only an identification of sites, but 
also an estimate of potential development capacity for these sites. The majority of the land 
available for residential development is located in: (1) the core area of Woodlake, and (2) 
three of Woodlake’s four quadrants - northeast, northwest and southwest. The inventory 
includes both small and large residentially and non- residentially zoned parcels and parcels 
which are substantially vacant or under utilized which could be developed for more intense 
residential uses.  This has remained similar case since 4th cycle Housing Element.  The City 
is currently processing a 124 lot single family subdivision to consist of smaller affordable 
lots and larger lots.

Woodlake has approximately 184 acres available for single family development (R-1-10, 
R-1-7, and Urban Reserve). The 184 acres should accommodate approximately 650 Units.

Woodlake’s parcels that can accommodate multi-family total parcels total approximately 16 
acres. Conservatively, Woodlake’s vacant, multi-family parcels could accommodate about 
229 multi-family residential units. 

Realistic capacity on residential-only sites. Development standards such as building height 
restrictions, minimum setbacks, and maximum lot coverage requirements may make it dif-
ficult for developers to build to the maximum density allowed by the General Plan and Zon-
ing Code on a particular site.   The maximum number of residential units has been estimat-
ed with this understanding and represents a more realistic capacity for the parcels.  

Common ownership and potential for lot consolidation.  Although some sites may be
Comprised of multiple parcels, the entire site is considered together due to the
limited number of owners present and the likelihood that the parcels would be
developed together as a single project. 

The City of Woodlake encourages lot consolidation by allowing for higher density devel-
opment on smaller parcel areas.  For example, in the R2 District, a 18,000 square foot 
parcel can accommodate six units (3,000 square feet of lot area per unit). However, for 
each additional 1,000 square feet of lot area, a developer can build one residential unit. A 
one-acre parcel (43,560 square feet) would be able to accommodate 31 units, or one unit 
for every 1,405 square feet.   This increased density program compared to the standard 
density allowed for the district would yield a difference of 16 additional units/acre. As these 
examples show, this system of increased densities by parcel size provides incentives for lot 
consolidation by allowing developers to reach a particular site’s greatest potential in terms 
of density and total number of units when individual parcels are consolidated into one 
larger site. In addition, this Housing Element includes a Program to encourage lot consolida-
tion through new marketing brochures and technical assistance.
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APN Acres LU/Zoning Capacity Income Constraints Status
060-133-014 0.25 LDR/R-3 2 Low Vacant
060-141-013 0.71 LDR/R-2 2 Low Vacant
060-240-037 0.17 LDR/R-2 2 Low Vacant
061-182-010 0.41 LDR/R-2 4 Low Vacant
061-170-010 0.34 LDR/R-2 3 Low Vacant
061-170-033 0.17 LDR/R-2 2 Low Vacant
061-160-034 0.22 LDR/R-2 2 Low Vacant
061-123-006 0.19 LDR/R-1-7 1 Low Vacant
060-170-080 12.62 MDR/R-1-7 67 Low Vacant
060-170-081 3.95 MDR/R-1-7 14 Low Vacant
060-170-082 2.27 MDR/R-1-7 8 Low Vacant
060-170-076 12.42 MDR/R-1-7 56 Low Vacant
061-060-019 4.83 MDR/R-2 17 Low Vacant
061-090-004 9.38 MDR/R-2 33 Low Vacant
061-100-008 0.48 HDR/R-3 5 Low platting Partially Vacant
061-100-010 0.48 HDR/R-3 5 Low platting Partially Vacant
061-100-013 0.77 HDR/R-3 8 Low platting Partially Vacant
061-100-011 0.23 HDR/R-3 2 Low platting Partially Vacant
061-100-012 0.23 HDR/R-3 2 Low platting Partially Vacant
061-140-024 0.48 HDR/R-3 5 Low Vacant
061-140-023 0.49 HDR/R-3 5 Low platting Partially Vacant
061-140-022 0.46 HDR/R-3 7 Low platting Vacant
061-140-021 0.46 HDR/R-3 5 Low platting Partially Vacant
061-140-020 0.46 HDR/R-3 5 Low platting Partially Vacant
061-140-049 0.8 HDR/R-3 8 Low platting Vacant
061-140-018 0.46 HDR/R-3 5 Low Partially Vacant
061-140-017 0.47 HDR/R-3 5 Low Partially Vacant
061-140-051 0.17 HDR/R-3 3 Low Vacant
TOTAL 54.37 283

APN Acres LU/Zoning Capacity Income Constraints Status
061-170-001 1.71 LDR/R-3 34 Very Low Vacant
061-170-038 0.45 LDR/R-3 8 Very Low Vacant
060-134-004 0.24 LDR/R-3 5 Very Low Vacant
061-133-038 0.25 LDR/R-3 5 Very Low Vacant
061-133-017 0.41 LDR/R-3 8 Very Low Vacant
061-133-016 0.44 LDR/R-3 8 Very Low Vacant
061-020-043 7 HDR/R-1-7 105 Very Low platting Vacant
061-020-042 1.75 HDR/R-1-7 26 Very Low platting Vacant
060-170-102 1.06 HDR/R-2 30 Very Low Vacant
TOTAL 13.31 229

Table 5.1 - Site Inventory by Income
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APN Acres LU/Zoning Capacity Income Constraints Status
060-090-065 3.78 LDR/R-1-7 11 Moderate Vacant
060-090-010 0.27 LDR/R-1-7 1 Moderate Vacant
060-090-069 0.2 LDR/R-1-7 1 Moderate Vacant
060-101-002 0.23 LDR/R-1-7 1 Moderate Vacant
061-090-021 0.21 LDR/R-1-7 1 Moderate Vacant
060-080-022 7.17 LDR/R-1-7 22 Moderate Platting Vacant
060-080-024 2.11 LDR/R-1-7 6 Moderate Platting Vacant
061-020-035 31.39 UR/UR 110 Moderate Platting Vacant
061-040-001 9.78 MDR/R-1-7 34 Moderate Vacant
TOTAL 55.14 187

APN Acres LU/Zoning Capacity Income Constraints Status
061-190-027 6.45 VLDR/RA 10 Above Mod flooding Vacant
060-020-081 8.46 LDR/R-1-7 25 Above Mod Vacant
060-020-078 0.56 LDR/R-1-7 2 Above Mod Vacant
060-010-069 0.67 LDR/R-1-7 2 Above Mod Vacant
060-020-079 0.61 LDR/R-1-7 2 Above Mod Vacant
060-010-003 0.2 LDR/R-1-7 1 Above Mod Vacant
060-010-002 0.19 LDR/R-1-7 1 Above Mod Vacant
060-010-001 0.19 LDR/R-1-7 1 Above Mod Vacant
060-010-045 0.21 LDR/R-1-7 1 Above Mod Vacant
060-010-041 0.19 LDR/R-1-7 1 Above Mod Vacant
060-010-042 0.18 LDR/R-1-7 1 Above Mod Vacant
060-010-043 0.2 LDR/R-1-7 1 Above Mod Vacant
060-192-027 0.22 LDR/R-1-7 1 Above Mod Vacant
061-020-028 37 MDR/R-1-10 130 Above Mod Vacant
061-030-002 20 MDR/R-1-7 70 Above Mod Vacant
TOTAL 75.33 249

Table 5.1 - Site Inventory by Income (Cont.)
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A number of parcels listed in Table 5.1 indicated that platting constraints could prevent the 
effective build out of these multi-family parcels.  Planning staff generally encourages per-
sons interested in building apartments on in-fill parcels to explore the opportunity to merg-
ing their parcel with an adjacent vacant parcel or under utilized parcel.  

Conclusion

If Woodlake doesn’t annex any additional land during the planning period, 2019 to 2023, 
it will still be able to meet its regional housing needs numbers. In fact, Woodlake has more 
than enough residential lands available for a range of housing types. It is conservatively 
estimated that Woodlake has enough residentially zoned land within its city limits to meet 
its housing obligations for the next 15 years.

Site Suitability

Woodlake recognizes that the higher density residential districts (R-2 and R-3) provide 
the potential for lower construction costs because of economies of scale created and are 
therefore most suitable for development of housing affordable to very low- and low- in-
come households.  Those parcels are identified in Table 5.1 above. Information contained 
in these tables shows that there are 54 acres that could accommodate low income housing 54 acres that could accommodate low income housing 
and 13.31 acres that could accommodate very low income housing, most of which are in and 13.31 acres that could accommodate very low income housing, most of which are in 
the R-3 or R-2 zone district.the R-3 or R-2 zone district.  These parcels provide the greatest potential to accommodate 
housing affordable to lower-income households in that the districts permit densities that 
range from 14 to 29 dwelling units per acre (R-2 has a maximum density of 15 du/a and R-2 has a maximum density of 15 du/a and 
R-3 has a maximum density of 29 du/a).R-3 has a maximum density of 29 du/a). The City of Woodlake has also utilized the Planned 
Development option over the past few years to allow a higher density of 5,000 square foot 
lots in standard single family zones to allow for a more affordable housing project.  One ex-
ample is the Valencia Heights project that is set for construction June 2016 with Self-Help 
Enterprises.  Another project, Greenwood Subdivision, is also utilized the Planned Develop-
ment overlay to allow for 5,000 square foot lots (approved May 2016).

In addition, Woodlake’s Zoning Ordinance provides the use of a Density Bonus for residen-In addition, Woodlake’s Zoning Ordinance provides the use of a Density Bonus for residen-
tial zones.  The Density Bonus allows for up to an additional 35% of to maximum density of tial zones.  The Density Bonus allows for up to an additional 35% of to maximum density of 
a zoning district; R-2 zones with a maximum density of 15 du/a applying the density bonus a zoning district; R-2 zones with a maximum density of 15 du/a applying the density bonus 
of 35% will increase the density of a project to 20.25 du/a, a density level considered to of 35% will increase the density of a project to 20.25 du/a, a density level considered to 
be affordable.  This Density Bonus allowance was applied to the Bravo Village apartments be affordable.  This Density Bonus allowance was applied to the Bravo Village apartments 
in Woodlake, which was zoned for R-2.  The without the Density Bonus, the project would in Woodlake, which was zoned for R-2.  The without the Density Bonus, the project would 
have been limited to around 45 dwelling units based on the parcel size.  The Density Bo-have been limited to around 45 dwelling units based on the parcel size.  The Density Bo-
nus raised the allowed number of units to 60 dwelling units, effectively making the project nus raised the allowed number of units to 60 dwelling units, effectively making the project 
viable for the developers to produce housing that was affordable to lower income house-viable for the developers to produce housing that was affordable to lower income house-
holds.holds.

As displayed in Table 5.1, Woodlake will be relying primarily on multi-family zoned sites to 
accommodate its share of the regional housing need for lower-income units.  Woodlake 
has already met significant success in promoting the construction of multi-family develop-
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ment on parcels of land zoned to either the R-2 or R-3 zone district.  For example, and as 
discussed in the following section Realistic Development Capacity, the development of the 
Bravo Village and Sierra Village multi-family projects shows the ability of the City to work 
with developers in order to create quality affordable housing. 

Second Units

Government Code Section 65583.1(a) allows a city or county to identify sites for second 
units based on the number of second units developed in the prior housing element plan-
ning period whether or not the units are permitted by right, the need for these units in 
the community, the resources or incentives available for their development, and any other 
relevant factors, as determined by the department. Nothing in this section reduces the re-
sponsibility of a city or county to identify, by income category, the total number of sites for 
residential development as required.

Consistent with Chapter 1062, Statutes of 2002 (AB 1866), Woodlake permits second 
units by right in all residential zones. However, permit approval is subject to a planning 
staff level review of the site and building plans to ensure compliance with height, setbacks, 
maximum floor area, and parking requirements. Depending on workload, planning staff can 
review and approve a second unit application within a week as can the building department. 
A summary of the development standards for a second unit in Woodlake is as follows:

1) 	 A second unit may be attached or detached to the primary residence on the residen-
tial parcel.
(2)	 A second unit shall not exceed 640 square feet.
(3)	 A paved area that can accommodate one additional off-street parking space shall be 
provided for each lot containing an second-unit. As defined, paved area can be a combina-
tion of garage space, carport, and/or driveway.
(4)	 The design of the second unit shall be consistent with the primary residence, includ-
ing roof pitch, siding, roof material, and window and door types.

The rental rates for second residential units are less than small apartment units in that they 
are typically smaller, often are created from an existing garage, and are connected to sewer 
and water by means of the primary lines that connect to the primary residence. Rental rates 
for second units in Woodlake range from $350 to $450 per month, less than a small apart-
ment that rents for $550 to $700.

Adequate Infrastructure Capacity

Government Code Section 65583.2(b)(5) requires a general description of existing or 
planned water, sewer, and other dry utilities supply, including the availability and access to 
distribution facilities.  This information need not be identified on a site-specific basis.

Sites identified for residential development in the City were analyzed to determine their 
relationship to public facilities, services and existing or potential physical constraints to 
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potential development.

Public Facilities and Services: The short- and long-term development viability of the vacant 
and redevelop able sites in the inventory is directly linked to the availability and capacity 
of public facilities and services. Total capacity for water and sewer facilities to accommo-
date Woodlake’s share of the regional housing need is addressed in its master plans for 
waste water treatment and collection facilities, water, and storm drainage. Each master plan 
addresses current service levels and defines how services will be expanded to meet the 
demands of future urbanization. Woodlake’s master plans for its infrastructure systems have 
been updated at different times over the last 10 years.

Waste Water Treatment Facility:  Woodlake updated its master  plan  for  its waste water 
treatment facility (WWTF) in 2004. This master plan was prepared by QUAD/Knopf.   In 
2008, Eco:Logic prepared construction plans for the WWTF that are consistent with 
QUAD/Knopf’s master plan. The master plan indicated that the city will be required to 
make significant improvements to its plant in order  to  increase  the plant’s capacity as well 
as to bring it into compliance with the requirements of the California Regional Water Qual-
ity Control Board (Note: The plant will be designed to meet California Title 22 standards for 
disinfected secondary 2.2 recycled  water).  The City increased the plant’s capacity to 1.38 
and a second phase expansion would increase it to 1.92 mgd. With a .78 mgd, the WWFT 
is operating at 57% capacity.

Water:  In 2006, Woodlake’s Water System Master Plan was updated by Quad Knopf. The 
master plan reviewed the city’s production and water delivery systems. Contained within 
the Plan are recommendations that must implemented by the City to insure a reliable water 
source for domestic use, fire suppression and industrial use.  Many of the Plan’s recommen-
dations have already been implemented, including installation of a 500,000 gallon water 
tank in the northeast quadrant of the city to enhance water storage and water pressure, 
installation of a new domestic well near the St. Johns River and replacement of some ag-
ing water lines.  An increase in development impact fees was instituted within the adopted 
master plan to accommodate for future water connections as needed for future growth.  
The adopted master plan provides plans for water capacity to accommodate the required 
RHNA requirements for the 5th cycle Housing Element. The City also installed water me-
ters citywide in 2014.

Storm Drainage: Woodlake’s Storm Drainage Master Plan was updated in 2010 by Quad 
Knopf Engineering. This master plan detailed drainage improvements that would be re-
quired throughout the community to facilitate proper storm water drainage during periods 
of precipitation. Improvements will be installed by persons developing property within the 
city limits or by the City of Woodlake using funds from its storm water drainage fund. This 
fund receives development impact fees from persons developing property in Woodlake. 
With the installation of storm water drainage improvements that are consistent with the 
master plan, development of the parcels of land listed in Table 5.1 will not be constrained.

Dry Utilities: All sites within the site inventory have access to dry utilities including cable 
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and telephone services.

Environmental Constraints

Government Code Section 65583.2(b)(4) requires a general description of any environmen-
tal constraints to the development of housing within the jurisdiction, the documentation for 
which has been made available to the jurisdiction. This information need not be identified 
on a site- specific basis.

To determine whether any significant environmental features exist that would impact or 
preclude future development of the various parcels listed in Table 5.1 planning staff has 
conducted an assessment of various environmental features and conditions that exist in 
Woodlake, including slope, flooding, biotic factors, airport protective zones, cultural/histori-
cal  resources, noise  and soil  conditions.   A review of these environmental constraints and 
how they might prevent the full development of the residential parcels listed in Table 5.1.

Slope: The northeast quadrant of the community contains some sloping terrain. The steep-
est slopes are designated “agriculture” or “urban reserve”. Other residential properties in this 
quadrant are situated on sloping terrain, however, with an engineered grading plan, prop-
erty in this quadrant can be developed to its full capacity albeit more expensive because of 
grading requirements.

Flooding: There is no land within a 100-year floodplain that is designated for residential de-
velopment, however, there are residential lands that exist within the 100-year shallow flow 
floodplain. Residential development is permitted in this shallow flow floodplain so long as 
the base floor elevation is equal to or above the flood contour line. This requirement does 
increase the cost of residential development because of the increased fill requirement.

Biotic Factors: Most of the special status plant and animal species that exist in Woodlake 
are found on or near the banks of Bravo Lake or the St. Johns River.  There are no parcels 
of land adjacent to these two bodies of water that are designated for residential uses. There 
are some minor waterways that flow north to south through Woodlake. Land adjacent to 
these waterways will be placed in permanent open space so as to protect and preserve any 
unique plant or animal species that exist in or along these natural features.

Airport Protective Zones: The Woodlake has airport protection zones adjacent to and off 
the end of the runways. All of the land in and around the Woodlake Airport is designated 
for “agriculture” or “airport”, neither of which, permit residential uses.  All of Woodlake’s land 
that is designated for residential uses are generally located north of the airport.

Cultural/Historical Resources: Cultural sites have been catalogued in and along the St. 
Johns River and in the local foothills. None of these environs are designated for residen-
tial uses. There are some historical sites in the Woodlake area but they are located in the 
downtown or along the abandoned right-of-way of the Visalia Electric Railroad.
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Noise: The Noise Element of the General Plan identifies the state highways, the Woodlake 
airport, and local industries as the major noise sources in Woodlake. However, Woodlake 
applies standard mitigation measures to residential development that may abut these noise 
sources, including the installation of 6-foot solid block walls, double-paned windows, insula-
tion and landscaping, to name a few.

Industrial and airport uses are separated from planned residential uses by the Woodlake 
General Plan. The industrial uses are restricted to Woodlake two industrial parks, either of 
which, are near planned residential development.

Realistic Development Capacity

Government Code Section 65583.2(c) requires, as part of the analysis of available sites, 
a local government to demonstrate the projected residential development capacity of the 
sites identified in the housing element can realistically be achieved. Based on the informa-
tion provided in subdivision (b), a city or county shall determine whether each site in the 
inventory can accommodate some portion of its share of the regional housing need by 
income level during the planning period, as determined pursuant to Section  65584.  The 
number  of  units calculated shall be adjusted as necessary, based on the land use controls  
and  site improvements requirement identified in paragraph (4) of subdivision (a) of Section 
65583.

Table 5.1 have estimated the number of housing units that can  be accommodated on each 
site listed in the land inventory. The housing unit capacity is based on the size of the par-
cel and the amount of land area subtracted for roadway purposes. Examples are provided 
below:

Example:

The recent Valencia Heights project located at the southeast corner of Valencia Ave and 
Naranjo Ave.  The parcel 061-020-034 is approximately 14.0 acres zoned as R-1, single 
family residential (Typical 7,000 SF lots).  The project was recently approved with a Planned 
Development overlay to allow for 5,000 SF lot minimums on site.  The total units provided 
are 70 lots, which provides a net density of 6.63 units/acre.  This allowed for a more afford-
able typical single family zoning area.

The Corporation for Better Housing has developed two multi-family development projects 
within R-2 (medium density ) zoning in Woodlake.  Bravo Village Apartments (250 Oaks 
Street) is a 60-unit development comprised of 16 one-bedroom units, 24 two-bedroom 
units, and 20 three-bedroom units on 3 acres. Sierra Village (702 W Sierra Avenue) is a 68-
unit development comprised of 5 buildings with 2- and 3-bedroom units on 2.75 acres. The 
Corporation For Better Housing developed and manages these multi-family developments 
and provides each unit at affordable for low income families, utilizing funding from USDA 
515 Loan, HCD HOME Loan, AHP Loan, and Tax Credit Equity.  These projects show the 
viability of developing affordable multi-family housing within R-2 (medium density) zoning.  
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A 35% density bonus was applied to these projects through an existing program within the 
City’s zoning ordinance (discussed in a later section).

Recent and historical development has resulted in average housing density of approximately 
5.8 units per acre for single family developments and 15 units per acre for multifamily 
developments. This average yield reflects development needs for right of way and common 
areas but excludes park space.

Analysis of Non-Vacant and Under utilized Sites

The inventory sites that have potential for residential developed can include non- vacant 
and under utilized sites (Section 65583.2(b)(3)). The element must include an explanation 
of the methodology for determining the realistic build out potential of these sites within the 
planning period (Section 65583.2(g)).

Housing market conditions in Woodlake play a vital role in determining the feasibility or 
realistic potential of non-vacant sites and/or under utilized sites for residential develop-
ment. The housing market in the San Joaquin Valley ranks high among regions throughout 
the country in the rate of foreclosures. Woodlake has a significant amount of land that is 
already zoned for residential development as well as a number of vacant residential lots. 
The demand for non-vacant sites and/or under utilized sites for residential development is 
not high because of the surplus of vacant residential land and lots.

If a multifamily site is non-vacant the city may be able to add additional units if the site pro-
vides space. Any demolished units on a non-vacant sites will meet the replacement require-
ments in Government Code, section 65915, subdivision (c)(3).

Given the amount of vacant residential land and lots in Woodlake, the city’s effort to pro-
vide planned financial assistance or regulatory concessions to facilitate residential develop-
ment on non-vacant and under utilized sites has been minimal. However, Woodlake would 
consider financial assistance or certain zoning ordinance concessions if the residential 
proposal and the subject property met the following criteria:

•	 The housing project proposed would provide affordable housing for lower-income 
households, consistent with Woodlake’s Housing Element.
 
•	 The housing project would not be incompatible with existing, surrounding land uses.

•	 The housing project could be properly served with infrastructure and public services, 
including police, fire and ambulance.

•	 The potential residents of the proposed housing project would not be exposed to 
hazardous environmental conditions including noise, air emissions, hazardous waste, and 
vibrations.
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Zoning Appropriate to Accommodate the Development of Housing Affordable to Lower-
Income Households

The densities of sites identified in the inventory must be sufficient to encourage and fa-
cilitate the development of housing affordable to lower-income households (Section 
65583.2(c)(3)(A) &(B).

Table 5.1 have identified the residential sites in Woodlake that could accommodate the 
Woodlake’s share of the regional housing need for lower-income households. The tables 
demonstrate that Woodlake has sufficient land zoned for multi- family development that 
can accommodate lower-income households.  These tables show a comprehensive list of all 
residential zones available for affordable housing opportunities.

Woodlake also has a number of “partially vacant” multi-family sites where the parcel is being 
underutilized or is only partially developed and may accommodate additional units and still 
comply with Woodlake’s municipal code and zoning ordinance. 

Zoning For Emergency Shelters and Transitional Housing

Government Code Section 65583(a)(4) and requires the identification of 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 shelters identified in paragraph (7) of Government 
Code Section 65583(a), except that each local government shall identify a zone or zones 
that can accommodate at least one year-round emergency shelter. Government Code 
Section 65583(c)(1) requires “As part of the analysis of available sites, a jurisdiction must 
include an analysis of zoning that encourages and facilitates a variety of housing types...
including emergency shelters and transitional housing.”  

Emergency Shelters

State law requires jurisdictions to provide for a variety of housing types including emer-
gency shelters and transitional/supportive housing.  Senate Bill 2 of 2007 requires all 
jurisdictions to allow emergency shelters by-right in at least one zone.  Emergency shelters 
are defined by the State 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” (Health and 
Safety Code Section 50801 (e)).

Specifically, State law requires that at least one zoning district be identified where emergen-
cy shelters will be allowed “by right”, that is without a conditional use permit (CUP) or other 
discretionary City approval.  The zones identified must provide sufficient capacity to meet 
the City’s identified homeless need, and must have a realistic potential for development or 
reuse opportunities.
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The City of Woodlake Zoning Ordinance has been updated and has had its second reading 
with City of Woodlake on 12/12/2016 to be consistent with SB 2 and allow emergency 
shelters as a by-right permitted use in Service Commercial districts.  The City provided the 
Department (HCD) a copy of the updated ordinance. The City of Woodlake currently allows 
emergency shelters as a conditional use in the RM Multi-Family districts, however the state 
law requires at least one district to allow emergency shelters by-right.
Special Use Regulations would be amended to identify specific standards and requirements 
applicable to homeless shelters.  Standards and requirements identified pertain to:
•	 Parking

•	 Lighting
•	 Overnight occupancy limits
•	 Shelter location
•	 Length of stay, hours of operation, security, and staffing

The City ordinance requires that an operation plan and site plan be submitted to the City 
demonstrating that specified requirements have been met.  This will be a ministerial matter 
approved by the City Planner.

Currently, there is approximately 13.5 acres of land zoned for Service Commercial within 
Woodlake. The Service Commercial zone is located adjacent to Woodlake’s Downtown and 
is within walking distance of transportation, groceries, laundromats and banking services. Of 
the 13.5 acres of land, approximately 2 acres are completely vacant land and the remaining 
areas contain some commercial businesses with parking lots.

To date, Woodlake has not experienced a need for emergency shelters, either temporary 
or year-round. There are no non-profit or faith  based organizations that have expressed a 
desire to establish an emergency shelter in Woodlake. 

Transitional Housing

Transitional housing is a permitted by right  in Woodlake’s R-2 and R-3 zone districts in ac-
cordance with AB 2162. Woodlake does not distinguish between one, two, three or more 
family dwelling units and a dwelling unit that is occupied by a person who is from a home-
less situation to a permanent housing condition. A homeless person may live in  a transi-
tional apartment for up to two-years while receiving supportive services that enable inde-
pendent living. 

Woodlake also allows as a permitted use in its R-1 zone district, community care facilities or 
intermediate care facility/developmentally disabled serving six or fewer persons. Planning 
staff would make the finding that transitional housing for the homeless would be consistent 
with any of the aforementioned uses so long as it was six or fewer persons.

Adequate Sites Alternative
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Government Code Section 65583.1 (a) and (c) allows second units and, under prescribed 
conditions, units that are substantially rehabilitated, converted from market rate to afford-
able, or where unit affordability is preserved to be counted towards the adequate sites  
requirement.  In addition, manufacture homes shall be a permitted use with Design Guide-
line requirements, not requiring a conditional use permit.  Manufactured homes act as a less 
expensive alternative to traditionally constructed homes.

Local governments can employ a variety of development strategies and/or commitments to 
specific program actions to address the  adequate  sites  requirement. As provided in Gov-
ernment Code Section 65583 (c)(1), in addition to identifying vacant or under utilized land 
resources, local governments can meet up to 25 percent of the site requirement to provide 
adequate sites by making available affordable units through rehabilitation, conversion and/
or preservation.



Woodlake 
Housing Element

SECTION VI:  GOVERNMENTAL CONSTRAINTS
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SECTION VI:  GOVERNMENTAL CONSTRAINTS

Government Code Section 65583(a) requires “An analysis of potential and actual governmen-
tal constraints upon the maintenance, improvement, or development of housing for all income 
levels,...including land use controls, building codes and their enforcement, site improvements, fees 
and other exactions required of developers, and local processing and permit procedures...”.

A.	 Land-Use Controls

Although local ordinances and policies are enacted to protect the health and safety of citi-
zens and further the general welfare, it is useful for Woodlake to periodically reexamine its 
ordinances/policies to determine whether, under current conditions, they are accomplishing 
their intended purpose or if in practice constitute a barrier to the maintenance, improve-
ment or development of housing for all income levels.

Such an examination may reveal that certain policies have a disproportionate  or negative 
impact on the development of particular housing types (e.g., multi-family) or on housing 
developed for low- or moderate-income households. This may violate State and federal fair 
housing laws which prohibit land-use requirements that discriminate or have the effect of 
discriminating against affordable housing.

This analysis of potential governmental constraints will describe past or current efforts to 
remove governmental constraints. Where the analyses identifies existing constraints, the 
element will include program responses to mitigate the effects  of  the constraint. Each 
analysis will use specific objective data, quantified where possible.  A determination will 
be made for each potential constraint as to whether it poses as an actual constraint. The 
analysis will identify the specific standards and processes and evaluate their impact, includ-
ing cumulatively, on the supply and affordability of housing.

Woodlake’s Housing Element will identify all relevant land-use controls, discuss impacts on 
the cost and supply of housing and evaluate the cumulative impacts of standards, including 
whether development standards impede the ability to achieve maximum allowable densi-
ties. The analysis will make a determination whether land-use controls constrain the de-
velopment of multi-family rental housing, factory-built housing, mobile homes, housing for 
agricultural employees, supportive housing, single-room occupancy units, emergency shel-
ters, and transitional housing.

1.	 Residential Development Standards:
Basic residential development standards for  Woodlake  are  summarized  in  Table  7.1.  
The table indicates the minimum lot size requirements, minimum site area per unit, set-
backs, height restrictions, and open space requirements that apply in each of the Wood-
lake’s residential zoning districts.

Woodlake has five residential base districts, RA (Residential-Rural, one unit per 20,000 
square feet), R-1-7 (Residential Single-Family, one unit per 7,000 square feet), R-1-10 (Resi-
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dential Single-Family, one unit per 10,000 square feet), R-2 (Multi-Family Residential, one 
unit per 3,000 square feet), and R-3 (Multi-Family Residential, one unit per 1,500 square 
feet).  In Woodlake’s Zoning Ordinance, the city has also provided  for a PD (planned devel-
opment) combining district. This District can be attached to any of Woodlake’s residential 
zone districts. The purpose of this combining district is to promote effective and creative 
residential designs, which may involve clustering of dwelling units, deviation from zoning 
standards, an integration of open space and/or density bonuses. Woodlake has employed 
the PD combining district with  four approved residential subdivisions. Using this combin-
ing district has resulted in higher average residential densities when compared to the same 
subdivisions if they were processed under Woodlake’s traditional residential districts (e.g. 
R-1-7 zone district). 

Woodlake has employed the PD combining district to promote higher average residential Woodlake has employed the PD combining district to promote higher average residential 
densities when compared to traditional subdivision designs. In 2020, the City will amend densities when compared to traditional subdivision designs. In 2020, the City will amend 
the PD zone to allow it to be ministerially approved at the Site Plan level via SB2 funding.the PD zone to allow it to be ministerially approved at the Site Plan level via SB2 funding.

The RA district applies only to some large residential lots located along the St. Johns River 
and east of the Woodlake Airport. These lots average over 20,000 square feet in size. R-1-
7 district includes most of the single family neighborhoods in Woodlake. The District was 
specifically created to retain the low density character of these areas and its development 
standards are structured accordingly. Minimum lot sizes are 7,000 square feet for interior 
lots and 7,500 square feet for corner lots. Setbacks are  25  feet in the front yard, 5 feet 
in the side yards, and 20 feet in the rear yard. Slightly larger requirements apply for corner 
lots. A 30’ height limit applies.

A subset of the R-1-7 district, R-1-10, applies to a future neighborhood north and east of 
Castle Rock School. This district provides for large lots that have wider and deeper lot stan-
dards. This future 30-acre neighborhood is located on sloping land that is not conducive 
for small residential lots. It is worth noting that much of Woodlake’s traditional single family 
residential development in the last 10 years has been processed under the PD combining 
district. This combining district allowed these sites to be developed with  more  flexibility, 
achieving the  same overall densities but  with smaller lots and in some cases new parks 
and open spaces.

The R-2 zone district has been applied to scattered sites throughout Woodlake,  almost all 
of which are already developed with medium density housing. The district has a minimum 
lot size requirement of 6,000 square feet but requires only 3,000 square feet of site area 
per dwelling. Setbacks are 20 feet in the front yard, 5 feet in the side yards, and 10 feet in 
the rear yard. A 35’ height limit applies. The R-2 zone district can support projects as small 
as a duplex and as large as a 56-unit tax credit, multi-family project.

The R-3 zone district has also been applied to the core of the community. Most of the 
parcels are already developed with high density housing. The district has a minimum lot 
size requirement of 5,000 square feet but requires only 1,500 square feet of site area per 
dwelling. Setbacks are 10 feet in the front yard, 5 feet in the side yards, and 10 feet in the 
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rear yard. A 35’ height limit applies. The R-3 zone district can support projects as small as a 
triplex and as large as a 56-unit tax credit, multi-family project.

Table  7.1

Development Standards in Woodlake’s Residential Zone			

As previously mentioned, the PD (planned development) combining district can be applied 
to any of the above residential districts. The application of this combining district requires 
a conditional use permit and a public hearing before the Woodlake Planning Commission. 
As stated, this zoning tool has been used with four previously approved subdivisions. The 
result was higher average residential densities that resulted from deviations from various 
zone standards, like lot width and front yard setbacks.
 
Since 2008, 131 multi-family residential units have been built in the community. The size of 
the two multi-family projects was around 60 units each. None of the development stan-
dards detailed above constrained the projects so that they became unaffordable to rent-
ing households. Affordable, multi-family development is achievable in Woodlake because 
residential land is inexpensive relative to other cities in Tulare County and the San Joaquin 
Valley, processing of multi-family projects is done administratively, and development impact 
fees are low compared to other local cities.

Table 7.2 Housing Allowances by Zone

Zone Districts RA R-1-7/10 R-2 R-3
Development Standards 20,000 sf 7,000/10,000 sf 3000/unit 1500/unit
Minimum Lot Width 80 feet 70 feet / 100 feet 60 feet 50 feet
Minimum Lot Depth 120 feet 100 feet / 120 ffeet 100 feet 100 feet
Coverage 50 percent 50 percent 50 percent 80 percent
Frony Yard Setback 30 feet 25 feet 20 feet 10 feet
Rear Yard Setback 20 feet 20 feet 10 feet 10 feet
Side Yard Setback 10 feet 5 feet 5 feet 5 feet
Height 30 feet 30 feet 30 feet 40 feet
Parking 2 per unit 2 per unit 1.5 per unit 1.5 per unit

Residential Zones Non Residential Zones
Zone Districts R-A R-1-7 R-1-10 R-2 R-3 A CC CS CN UR A ML O PF PO AP
Single Family X X X X X X NO C C X X NO NO NO NO NO
Multi Family NO NO NO X X NO X NO NO NO NO NO NO NO NO NO
ADU X X X NO NO X NO NO NO X X NO NO NO NO NO
Manufactured Homes X X X NO NO X NO NO NO X X NO NO NO NO NO
Mobile Home Park C C C C C C NO NO NO C C NO NO NO NO NO
Care Facility NO X X X X NO NO NO NO NO NO NO NO NO NO NO
Emergnecy Shelter NO NO NO C C NO NO X NO NO NO NO NO NO NO NO
Supportive Housing NO X X X X NO NO NO NO NO NO NO NO NO NO NO
Transitional Housing NO X X X X NO NO NO NO NO NO NO NO NO NO NO

X - Allowed C - Allowed with CUP NO - Not Allowed
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Conclusions

Woodlake’s residential development standards have not constrained housing develop-
ment nor have they been an obstacle to the development of affordable units. The densities 
generally match the General Plan land use categories. The setback and height requirements 
relate well to the densities permitted. Lot size requirements also are reasonable.

One possible change to ensure that the City’s supply of R-1-7 land is efficiently used would 
be to establish a subset zone district, R-1-6 (Single Family Residential, one unit per 6,000 
square feet), that would promote higher residential densities, 14 percent, than what would 
be permitted under the R-1-7 zone district. This recommendation is included as a program 
in Chapter IX of this Element.

2.	 Allowances for Residential Uses in Non-Residential Zoning Districts
Because some of Woodlake’s potential housing sites are on land that is non-residentially 
zoned, it is important to consider potential constraints to housing development in the non-
residential districts. Table 47 shows the parameters for residential uses in the city’s com-
mercial zones. Woodlake does not permit residential uses in its industrial districts because 
of potential land use conflicts and environmental concerns  (e.g. noise, vibrations and 
odors).

Woodlake adopted a Mixed Use Zone (Zoning Ordinance 17.21) into their ordinance that 
can be utilized in the downtown area, (CC and CN zones) which allows multi-family use.  
The minimum parcel size is 5,000 square feet with the density related to the proposed type 
of residential use (R-1, R-2, or R-3). Each potential residential site must be properly evalu-
ated through the use permit process to insure that it does not create problems for exist-
ing commercial uses. The potential development standards that would be applied to these 
residential uses would emulate the standards that would be applied to the commercial uses, 
except for off-street parking requirements.

Residential development mixed with central and neighborhood uses is appropriate given 
current day events - climate change, cost of fuel and a faltering economy. By potentially 
placing high density residential uses adjacent to existing commercial uses, residents would 
be able to walk to adjacent commercial establishments, such as grocery stores, post office, 
beauty/barber shops and restaurants. This design feature helps save residents the cost of 
gas, it reduces the resident’s carbon foot print and it brings business to local commercial 
establishments.

Height limits in the CC and CN zones are quite generous and allow three-story (35 feet) 
construction. Maximum lot coverage in CC and CN is not a building constraint because 
there is no lot coverage limits in these zones, however, new developments are required to 
provide on-site parking. Typically, high density residential uses require one and one-half 
stalls per living unit; one stall for senior projects. With the conditional use permit require-
ment, the project would be subject to the City’s site plan review process.
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Conclusions

Zoning revisions to Woodlake’s commercial districts are needed to facilitate the develop-
ment of high density residential uses in these districts. This is particularly true in the CC 
and CN zones.  To achieve this objective, Woodlake’s Zoning Ordinance shall be amended 
to add multi-family residential uses to the conditional use list of these zone districts. The 
density standard for these potential multi-family uses will be one unit per 1,500 square feet 
of lot area. All other development standards will comply with the standards of the respec-
tive commercial zones, including setback distances, building heights and lot coverage. These 
potential amendments to the Zoning Ordinance are supported by Woodlake’s recent update 
to its General Plan.

3.	 Zoning Standards: Parking
Parking standards are set forth in Chapter 17.72 of the Woodlake Zoning Ordinance. These 
standards are summarized in Table 7.3. The requirements vary depending on the type of 
dwelling. The basic requirement for a single family house is that two off-street, covered, 
non-tandem spaces be provided. The single family parking requirements are generally not a 
development constraint and are comparable to those in jurisdictions throughout the county.
 
Multi-family requirements are 1.5 spaces per unit, half of the units must be covered. Al-
though the covered parking requirement may provide a constraint to the production of 
affordable housing, it does represent a design feature that is coveted by residents of multi-
family projects. Woodlake has approved two multi-family senior projects where the parking 
standard was reduced to one-half stall per unit, the rationale being that many seniors do 
not own or drive a car.

Table 7.3
Parking Requirements for New Housing

Unit Type Parking Required
Second Residential Unit One uncovered parking stall
Single Family Home two non-tandem covered spaces
Duplex 1.5 spaces per unit, one must be covered
Single Family Home w/ Second Unit two non-tandem + one uncovered
Multi-Family (3+ Units) 1.5 spaces per unit, one must be covered
Senior Housing .5 spaces per unit

4.	 Standards for Special Housing Types
Table 7.3 identifies provisions in the Woodlake Zoning Ordinance for four particular types 
of housing that often serve lower income households: second units, mobile/manufactured 
homes, residential hotels, and homeless shelters.

Second units are permitted in all single family zones, subject to the granting of a building 
permit and site plan review. Woodlake requires the owner to live on the property (either in 
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the second unit or in the primary residence).  The design of the second unit must be com-
patible with the primary residence. The unit must be no more than 640 square feet. Wood-
lake receives about three or four applications per year for second residential units. None of 
the requirements detailed above have dissuaded persons from making an application for a 
second unit.  Woodlake began accepting applications in 1992.   These units have become 
affordable housing for farm workers, very low-income households, seniors, persons who are 
disabled and housing for more than one family.

Table 7.4
Development Requirements for Special Housing Types 

Unit Type Requirements
Second Unit Requires building permit and site plan review

Manufactured Home Requires building permit and compliance with 
design
standards

Residential Hotels Requires building permit and site plan review; a
permitted use in Woodlake’s Central Commer-
cial district

Homeless Shelter Requires a conditional use permit in Woodlake’s
multi-family and central commercial zone dis-
tricts

Mobile and manufactured homes on foundations are permitted in all of Woodlake’s residen-
tial districts, consistent with state law. Such homes require a building permit and they must 
conform to design standards provided in the Zoning Ordinance, including standards that 
regulate roof overhang, roofing material, siding material, and roof design.

There have been no residential hotels or homeless shelters constructed in Woodlake nor is 
there the possibility that any will be constructed within the planning period, 2019 to 2023.

Conclusions

Revisions to Woodlake’s second unit standards are not required. The current standards and 
processing procedures for this type of housing unit has not discouraged their construc-
tion. In fact, second units in Woodlake have become an affordable source of housing for 
farmworkers, seniors, the disabled, and very low-income households. Because of the city’s 
design standards, it is difficult to distinguish these units from adjacent stick- built homes.
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B.	 Fees and Exactions

Government Code Section 65583(a) requires “An analysis of potential and actual govern-
mental constraints upon the maintenance, improvement, or development of housing for all 
income levels...including...fees and other exactions required of developers, and local pro-
cessing and permit procedures...”.

Housing in Woodlake is subject to two types of fees or exactions:

•	 permit processing fees for planning and zoning; and

•	 impact fees or exactions, imposed to defray all or a portion of the public costs re-
lated to the development project.

Fees and exactions can impact the cost, and feasibility of housing development. Excessive 
planning and site development fees can impact property owners’ ability to make improve-
ments or repairs, especially for lower-income households. In Woodlake, new residential 
projects are subject to development impact fees from the City and Woodlake’s two school 
districts. For both processing fees and impact fees, State law specifies procedural and nexus 
requirements:

•	 Government Code Section 66020 requires that planning and permit processing fees 
do not exceed the reasonable cost of providing the service, unless approved by the voters; 
agencies collecting fees must provide project applicants with a statement of amounts and 
purposes of all fees at the time of fee imposition or project approval.

•	 Government Code Section 66000 et. seq. (Mitigation Fee Act) sets forth procedural 
requirements for adopting, and collecting capital facilities fees and exactions, and requires 
they be supported by a report establishing the relationship between the amount of any 
capital facilities fee and the use for which it is collected.

•	 	 Government Code Section 65589.7(a) requires that any jurisdiction immediately 
deliver water and sewer services for municipal and industrial uses, including residential, 
within that jurisdiction.  Each public agency or private entity providing water or sewer 
services shall grant a priority for the provision of these services to proposed develop-
ments that include housing units affordable to lower income households.  Program 28 
will ensure the zoning ordinance is amended to ensure sewer and water services are 
prioritized for affordable housing developments

1.	 Planning and Permit Processing Fees:
To insure that Woodlake’s planning permit fees keep pace with the actual cost of processing 
planning applications, the city regularly revaluates its planning fee schedule and currently 
average about $2,000 per single family unit. Permit fees are posted on the City’s website.

2.	 Development Impact Fees:
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Development impact and engineering/building permit fees constitute a larger percentage of 
the cost of a housing unit than do the planning permit fees mentioned above. Development 
fees cover improvements such as water, sanitary sewer, storm drainage, parks, schools, traf-
fic, and engineering/building plan review and field inspection.

Table 7.5Table 7.5
Development Impact Fees for a Single Family Home  in WoodlakeDevelopment Impact Fees for a Single Family Home  in Woodlake

Planning, building permit and plan check		  $ 2,000.00 (est.)Planning, building permit and plan check		  $ 2,000.00 (est.)
Park Impact Fee					     $ 1,319.67Park Impact Fee					     $ 1,319.67
Water Connection Fee				    $ 2,001.00Water Connection Fee				    $ 2,001.00
Sewer Connection Fee				    $ 4,483.00Sewer Connection Fee				    $ 4,483.00
Storm Drainage					     $ 683.00Storm Drainage					     $ 683.00
School Impact Fee ($3.48 per sq. foot)		  $ 5,000.00 (est.)School Impact Fee ($3.48 per sq. foot)		  $ 5,000.00 (est.)
Total							       $15,486.67Total							       $15,486.67

Table 7.6Table 7.6
Development Impact Fees for a Multi-Family Unit  in WoodlakeDevelopment Impact Fees for a Multi-Family Unit  in Woodlake

Building permit and plan check			   $  2000.00 (est.)Building permit and plan check			   $  2000.00 (est.)
Park fee						      $  1,250.88Park fee						      $  1,250.88
Water Connection					     $  2001.00Water Connection					     $  2001.00
Sewer Connection					     $  4483.00Sewer Connection					     $  4483.00
Storm Drainage					     $  683.00Storm Drainage					     $  683.00
School Impact Fee ($3.48 per sq. foot)		  $  3,000.00 (est.)	School Impact Fee ($3.48 per sq. foot)		  $  3,000.00 (est.)	
Total							       $  13,417.88Total							       $  13,417.88
		
The development impact fees charged to each unit in a recently constructed 68-unit, multi-
family tax credit project makes it more difficult to provide rental rates affordable to lower-
income households. Fortunately, apartments constructed using tax credit financing have the 
ability to absorb these impact fees while still providing affordable rental rates for extremely 
low-, very  low-  and  low-income households. For example, the most recently constructed 
tax credit project in  Woodlake, Corporation for Better Housing, constructed in 2008, 
provided eight extremely low- income units, 30 very low-income units and 30 low-income 
units. In the case of tax credit projects, even with high development impact fees, afford-
able rental housing can still be provided. Also, the City of Woodlake granted  the  project  a 
density bonus, which lifted the number of permitted units from 40 to 68.
 
C.	 Processing and Permit Procedures

Government Code Section 65583(a) requires “An analysis of potential and actual govern-
mental constraints upon the maintenance, improvement, or development of housing for 
all income levels,...including land use controls, building codes and their enforcement, site 
improvements, fees and other exactions required of developers, and local processing and 
permit procedures...”.
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Processing and permit procedures can pose a considerable constraint to the production and 
improvement of housing. Common constraints include lengthy processing time, unclear per-
mitting procedures, layered reviews, multiple discretionary review requirements, and costly 
conditions of approval. These  constraints increase  the final cost of housing, uncertainty in 
the development of the project, and overall financial risk assumed by the developer.

The Woodlake Zoning Ordinance stipulates the types of residential uses permitted, permit-
ted with a site plan review permit, conditionally permitted, or prohibited in each residential 
zone district. Permitted uses are those uses allowed without discretionary review except for 
plot plan review, so long as the residential dwelling(s) complies with all development stan-
dards.

Permitted uses with a site plan permit is an administrative process in that only the site plan 
review committee must approve the project. Approval by  the Committee  clears the ap-
plicant to apply for a building permit on the residential project. Conditional use permits are 
approved by the Planning Commission unless appealed.  Residential projects appealed to 
the City Council get priority scheduling. There is no fee for appealing a matter to the City 
Council. Typical findings for a CUP include consistency with the General Plan, compatibility 
with surrounding uses, and the addressing basic public health, safety, and general welfare 
concerns.

1.	 Permit Processing
The time required to process a project varies greatly from one project to another and is 
directly related to the size and complexity of the proposal and the number of actions or 
approvals needed to complete the process. It  should  be noted  that  each project does not 
necessarily have to complete each step in the process (i.e., small scale projects consistent 
with general plan and zoning designations do not generally require environmental impact 
reports (EIRs). Also, certain review and approval procedures may run concurrently. For ex-
ample, a ministerial review for a  single-family home would be processed concurrently with 
the plot plan review. Since the majority of EIRs are   prepared  in   response   to   a  gen-
eral   plan  amendment   request   they   are often processed simultaneously. Woodlake also 
encourages the joint processing of related applications for a single project. As an example, a 
rezone petition may be reviewed in conjunction with the required site plan, a tentative tract 
map, and any necessary variances. Such procedures save time, money, and effort for both  
the  public  and private sector. 

On average, basic permits are issued within 48 hours of being requested. Typically permits On average, basic permits are issued within 48 hours of being requested. Typically permits 
begin to be processed within 24 hours and the timeframe in which they are completed begin to be processed within 24 hours and the timeframe in which they are completed 
is dictated by the required processes. The City does not have permitting software and all is dictated by the required processes. The City does not have permitting software and all 
permits are processed as soon as they are received and the City will issue permits as soon permits are processed as soon as they are received and the City will issue permits as soon 
as the entitlement process is completed and all requirements are met.as the entitlement process is completed and all requirements are met.



WOODLAKE HOUSING ELEMENT  |  5TH CYCLE

SECTION VI  |  GOVERNMENTAL CONSTRAINTS PAGE 91

Tentative Subdivision Map

Woodlake works closely with developers to expedite approval procedures so as not to put 
any unnecessary timing constraints on residential subdivisions. For a typical residential 
subdivision, an initial pre-consultation meeting with the planning department, public works, 
city engineer and the fire department is arranged to discuss the residential proposal. Then 
the tentative subdivision map, application and project description is filed with the plan-
ning department along with an application fee. The map and application is first reviewed by 
the planning department and other agencies such as public works for consistency with the 
zoning and subdivision ordinances and general plan guidelines. The subdivision is then ap-
proved at the staff level. Depending on the complexity of the map (and underlying land use 
issues), the project is approved in 12 to 24 weeks from  date of map submission.  Final ap-
proval if the tentative map comes  at the Planning Commission and City Council after public 
hearings have been held.
 
After the tentative subdivision map is approved by the Planning Commission and City 
Council, the applicant must submit a final subdivision map with improvement drawings to 
the city engineer for review and approval. This review process, which involves extensive 
plan and calculation checks, can require up to four months. Once approved, the final subdi-
vision map can be reviewed and approved by the city council.

The building department performs plan checks and issues building permits for the residen-
tial plans submitted to the department. Throughout  the  construction process, the build-
ing department will perform building checks to monitor the progress of the project. This 
process does not seem to put an undue time constraint on most developments because of 
the close working relationship between the building department and contractors. Table 49 
outlines typical approval requirements for a single-family residential subdivision and a 56-
unit multi-family project.

Multifamily projects take an average of three months to process, usually because of mul-
tiple meetings with staff. If the subject site is properly zoned for multi-family uses, no public 
hearings are required and the matter is decided  administratively.  If the subject property 
is not properly zoned or requires a variance from the  zoning ordinance, the process could 
take up to six months. Both of these applications require public hearings before the Plan-
ning Commission and City Council.

Second-Unit Ordinance

Consistent with Government Code Section 65852.2, Woodlake adopted a Second-Unit Or-
dinance. This ordinance developed guidelines for residents who wish to construct a second-
unit on their property. In accordance with State law, these applications are reviewed and 
approved at the staff level. The ordinance set forth criteria for the application of second 
units including the definition of a second-unit, the maximum allowable square footage, and 
the development standards for  these units.  Woodlake has processed approximately six 
building permits for second units since 2001. This level of activity indicates that the city’s 
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second-unit ordinance has not constrained development of second units.   Criteria for sec-
ond units include:

•	 No more than one additional dwelling unit is allowed on any one legal lot or parcel.
•	 The second-unit may be attached to detached.
•	 The total floor area of the second-unit can not exceed 640 square feet.
•	 Second units must conform to setback requirements of the zoning district.
•	 The second dwelling unit shall incorporate the same or similar architectural features 
as the 	primary residence.
•	 One on-site parking spot (uncovered) is required per unit.

D.	 Codes and Enforcement

The City of Woodlake utilizes the 2016 Uniform Building Code (UBC) for processing build-
ing projects within the city limits. The city has not amended the UBC or State housing law.

Woodlake gives financial consideration to persons or entities  (Self-Help Enterprises) that 
are rehabilitating housing in Woodlake. Other than financial support from the Woodlake 
Redevelopment Agency or City of Woodlake, using CDBG funds, Woodlake does not devi-
ate from the standards contained in the 2016 Uniform Building Code.

On/Off-Site Improvement Standards

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. These im-
provements are necessary to ensure that new housing meets the Woodlake’s development 
goals, however, the cost of these requirements can   represent a significant share of the 
cost of producing new housing in Woodlake.

As stated in HUD’s study of Subdivision Requirements as a Regulatory Barriers, such re-
quirements can reasonably be considered regulatory barriers to affordable housing if Wood-
lake determines that the requirements are greater (and hence, more costly) than those 
necessary to achieve health and safety requirements in the community.

Woodlake requires developers of housing to install a wide range of infrastructure im-
provements, including streets; curb, gutter, and sidewalks; water and sewer connections; 
landscaping; and storm drainage lines and basins. All of these improvements are required 
by local ordinance to insure public health, safety  and welfare in addition to quality of life 
measures. For example, by requiring the housing developer to install sidewalks, school-aged 
children and adults living in the development can safely walk to school and other destina-
tions.

The other improvements mentioned above such as streets and sewer and water connec-
tions are typical requirements that all cities in California generally require. The cost of these 
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improvements are built into the cost of the housing or rental unit. Given that Woodlake has 
some of the lowest home prices and residential rental rates  in the San Joaquin Valley, it is 
very apparent that on/off-site improvements required of Woodlake’s housing projects do 
not have a significant adverse impact on the cost of housing.

Specific standards and requirements for a typical residential subdivision are identified in 
Woodlake’s Subdivision Ordinance and Improvements Manual. All lots are required to be 
graded so that each building pad is 12 inches above curb elevation. Streets generally have a 
60-foot right-of-way and a curb width of 40  feet.  All lots shall be fitted with curb and gut-
ter and a 4-foot sidewalk. All lots require a paved driveway leading from the street to the 
garage. Each lot is connected to the  city’s sewer system with a 6-inch sewer lateral and to 
the city’s water system by a 3/4-inch water line. These improvements increase the cost of a 
single family home by about 12 to 17 percent, not including the cost of land.

E.	 Constraints-Housing for Persons with Disabilities

Government Code Section 65583(a)(4) requires: “an analysis of potential and  actual gov-
ernment constraints upon the maintenance, improvement or development of housing... for 
persons with disabilities as identified in the analysis pursuant to paragraph (4)  of subdivi-
sion (a), including land use controls, building codes and their enforcement, site improve-
ments, fees and other exactions required of developers, and local processing and permit 
procedures. The analysis shall also demonstrate local efforts to remove governmental 
constraints that hinder the locality from meeting ... the need for housing for persons with 
disabilities.

Government Code Section 65583(c)(3) requires the housing element provide a program to 
”address and where appropriate and legally possible, remove governmental constraints to 
the maintenance, improvement, and development of housing for persons with disabilities. 
The program shall remove constraints to and provide reasonable accommodations for hous-
ing designed for, intended for occupancy by, or with supportive services for, persons with 
disabilities.”

As noted in the Special Needs section of the Housing Needs Assessment  Report, persons 
with disabilities have a number of housing needs related to accessibility of dwelling units; 
access to transportation; employment, and commercial services; and alternative living ar-
rangements that include on-site or nearby supportive services.  

Woodlake ensures that new housing developments comply with California building stan-
dards (Title 24 of the California Code of Regulations) and federal requirements for acces-
sibility.

1.	 Procedures for Ensuring Reasonable Accommodations:
To provide exception in zoning and land-use for housing for persons with disabilities, 
Woodlake has an adopted “Reasonable Accommodations” ordinance that was passed in 
2011.
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The ordinance indicates that the City will comply with the Fair Employment and Fair Hous-
ing Act and facilitate the development of housing for person needing accommodations.

The ordinance further specifies that any eligible person may request a reasonable accom-
modation in land use, zoning and building regulations, policies, practices and procedures. An 
application for reasonable accommodation shall be made to the planning department on a 
form prescribed by the department. 

Any information identified by an applicant as confidential shall be retained in a manner so 
as to respect the privacy rights of the applicant and shall not be made available for public 
inspection.

2.	 Permits and Processing:
Woodlake does not impose special permit procedures or requirements that  could impede 
the retrofitting of homes for accessibility.  Woodlake’s  requirements  for building permits 
and inspections are the same as for other residential projects and are straightforward and 
not burdensome. City officials are not aware of any instances in which an applicant experi-
enced delays or rejection of a retrofitting proposal for accessibility to persons with disabili-
ties.

As discussed above, Woodlake allows group homes of six of fewer persons by right, as re-
quired by State law. No CUP or other special permitting requirements apply to such homes. 
Woodlake does require a CUP for group homes of more than six persons in all residential 
districts. The CUP process requires a public hearing before the Planning Commission. In 
addition, persons within 300 feet of the subject property are invited to testify before the 
Planning Commission.

Woodlake provides reasonable accommodation for persons with disabilities in the enforce-
ment  of building codes and the issuance of building permits through its  flexible ap-
proaches to retrofitting or converting existing buildings and construction of new buildings 
that meet the shelter needs of persons with disabilities. The City adopted and implements 
the 1997 Uniform Building Code (UBC) and 1998 California Code, which incorporates and 
amends the 1997 UBC.

Woodlake has not adopted a universal design ordinance governing construction or modi-
fication of homes using design principles that allow individuals to remain in those homes 
as their physical needs and capabilities change. Woodlake has added the development of a 
Universal Design Element as a program during this planning period.
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VII NON-GOVERNMENTAL CONSTRAINTS

Government Code Section 65583(a)(6) requires “an analysis of potential and actual non-
governmental constraints upon the maintenance, improvement, or development of housing 
for all income levels, including the availability of financing, the price of land, and the cost of 
construction.”

Although nongovernmental constraints are primarily market-driven and generally outside 
direct government control, localities can significantly influence and offset the negative 
impact of nongovernmental constraints through responsive programs and policies.  Analyz-
ing specific housing cost components including the cost of land, construction costs, and 
the availability of financing assists the locality in developing and implementing housing and 
land-use programs that respond to existing local or regional conditions.  While the cost of 
new housing is influenced by factors beyond a locality’s control, local governments can cre-
ate essential preconditions (favorable zoning and development standards, fast track permit 
processing, etc.) that encourage and facilitate development of a variety of housing types 
and affordable levels.

A.	 Residential Land and Site Development Costs:
Due to the wide availability of land in the Woodlake area, developers do not compete for 
new properties; land is much cheaper on average than in the rest of Tulare County.
Land costs for single-family housing in 2019 in Woodalke are about $30,000 per acre. Site 
work (grading and infrastructure improvements) would total approximately $25,000 per lot.  
The cost of a finished lot in 2019 was about $55,000. 

B.	 Construction and Soft Costs:
Total construction costs for a 1,500 square foot single-family house average about 
$135,000.  

Woodlake’s two recently constructed multi-family tax credit projects averaged around 
$65.00 per square foot; market-rate apartments are less expensive because the amenities 
are less expensive and the labor is being paid prevailing wage.

C.	 Availability of Financing:
Current (2019) interest rates for home loans are around 3.75 to 4.0 APR for 30-year fixed 
mortgage, depending on the terms of down payment.  In general, creditworthy buyers in 
Woodlake do not have difficulty obtaining loans; however, it is difficult for low- and mod-
erate- income homebuyers to acquire sufficient savings and income to pay for a down-
payment, closing costs, monthly mortgage, and tax/ insurance payments.  To address this 
problem, Woodlake administers the First Time Home Buyer program (FTHB), a special low-
interest, deferred-payment loan program designed to provide “silent” second mortgages of 
up to $40,000, funded by the Home Investment Partnerships Program.  Applicants must 
demonstrate financial need and pre-approval for a first mortgage; the second mortgage will 
be financed as a three-percent-interest, 30-year deferred loan payment.  



WOODLAKE HOUSING ELEMENT  |  5TH CYCLE

SECTION VII  |  NON-GOVERNMENTAL CONSTRAINTS PAGE 97

Woodlake’s Housing Rehabilitation Program, funded through the Community Development 
Block Grant (CDBG) and administered by Self-Help Enterprises, distributes loans to lower-
income households to achieve cost-effective repairs.  Priority is accorded to health and 
safety needs, followed by energy conservation needs, extension of the unit’s useful life, and 
converting to the Uniform Building Code.  The maximum loan amount it $40,000 for single 
family homes.  Costs will be financed as a three-percent-interest amortized loan for owner-
occupied properties.  

D.	 Rental Housing in Woodlake:
From 2008-2019, Woodlake realized the construction of 131 multi-family units, all of 
which were affordable for very low and low income renters.  The construction of these 
units has satisfied the rental needs of lower-income households.  
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SECTION VIII:  PROGRAM OVERVIEW & QUANTIFIED OBJECTIVES

Program Overview & Review

1.	 Time Period:  5th Cycle
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding:  General fund
	
The City of Woodlake will allow residential infill development by allowing lot sizes less than 
6,000 square feet when using Woodlake’s existing Planned Unit Development zone dis-
trict or the proposed Smart Development zone district. The use of these zone districts will 
provide incentives to developers in the form of increased densities and more flexible devel-
opment standards. Developers will be made aware of these potential incentives when they 
meet with planning officials regarding the residential development of properties inside the 
city limits.  For example, the Valencia Heights Development utilized the Planned Unit Devel-
opment zoning to create smaller lot sizes from the typical 6,000 square feet down to 5,000 
square feet in order to increase the density of the project to above the typical density of 5 
dwelling units / acre or less (6.63 du/a), effectively allowing for the project to be made af-
fordable to future homeowners with low income.

Review: Program will be carried over from previous housing element because this pro-
gram has been utilized in the previous cycle and proved to promote affordable housing 
in Woodlake.

2.	 Time Period: 2021
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding: General Fund

Amend the Woodlake Zoning Ordinance to add single-room occupancy (SROs) living units 
to the permitted use list of the CC (Central Commercial) zone district. The City of Woodlake 
is in the process of rewriting its Zoning Ordinance to bring it into compliance with state 
Planning and Health and Safety codes. In addition, the Ordinance will also introduce new 
planning concepts such as Smart Growth development standards and a new small-lot resi-
dential zone district.

Review: Program will be carried over from previous Housing Element 

3.	 Time Period: 2021
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding: General Fund

Woodlake will work with developers and employers in identifying farmworker housing 
needs. The City will also support applications for funding to assist in the development of 
farmworker housing. Amend the Woodlake Zoning Ordinance to add housing for farmwork-
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ers in all of Woodlake’s single and multi-family residential zone districts by right. This listing 
will permit “six or fewer” farmworkers to occupy a single or multi-family residence (Califor-
nia Health & Safety Code 17060.5 and 17060.6). Housing of up to 36 agricultural employ-Housing of up to 36 agricultural employ-
ees in group quarters and up to 12 dwelling units would be considered the same use as ees in group quarters and up to 12 dwelling units would be considered the same use as 
commercial agriculture and permitted in the same way. commercial agriculture and permitted in the same way. No additional requirements will be No additional requirements will be 
implemented when these conditions are met. implemented when these conditions are met. 

The City of Woodlake is in the process of rewriting its Zoning Ordinance to bring it into 
compliance with state Planning and Health and Safety codes. In addition, the Ordinance will 
also introduce new planning concepts such as Smart Growth development standards, a new 
small-lot residential zone district as well as including farmworker housing into Woodlake’s 
residential zone districts.  

Review: Program will be adopted in 2021 and reviewed annually.
 
4.	 Time Period: Semi-Annual
	 Responsible Agency:  City of Woodlake
	 Funding:   CDBG Funds

Woodlake will contact Self-Help Enterprises’ services to continue to encourage them to 
utilize their funds to construct homes for first-time home buyers. The City could in turn 
provide funds to provide down-payment assistance and/or waiver of development impact 
fees. This program provides financial assistance to low to moderate income families for the 
purchase of newly constructed homes.  Self-Help Enterprises is currently constructing of a 
70 lot subdivision.  The project completion is expected in 2020.

Review: Program will be carried over from previous Housing Element because this pro-
gram  has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

5.	 Year:   Annually
	 Responsible Agency: City of Woodlake and Self-Help Enterprises 
	 Funding

Woodlake and Self-Help Enterprises will continue to work together construct single family 
homes that are affordable to low-and moderate income households. These homes will be 
constructed on in-fill residential lots some of which may have originally contained dilapi-
dated homes that have been demolished. Woodlake and Self-Help Enterprises have used 
HOME and CDBG funds to implement this program in the past and will continue in the 
future as long as funds are available.

Review: Program will be carried over from previous Housing Element because this pro-
gram  has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community. The City expects that a total of 40 Self Help (Valencia Heights) 
and CDBG/HOME funded homes will be built. 
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6.	 Year:  Ongoing
	 Responsible Agency: City of Woodlake and Self-Help Enterprises 
	 Funding: CDBG and HOME funds.

The City of Woodlake will encourage private developers who are proposing residential 
development to seek a PRD (planned residential development) zone district. These districts 
allow for greater flexibility in residential design and better utilization of land. These oppor-
tunities allow the developer to potentially provide a more affordable housing product. The 
city will encourage the use of these zone districts by providing information that shows that 
they will increase the density of a residential development while at the same time reducing 
improvement costs and impact fees per residential unit.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

7.	 Year:  2021
	 Responsible Agency: City of Woodlake, Planning Department 
	 Funding:  General fund

The City of Woodlake will assist the Tulare County Housing Authority implementation of 
the conventional Public Housing Rental Program and the Section 8 Existing Program, which 
provides rent subsidies directly to participating landlords, and will support that Agency’s at-
tempts to secure additional funding for expanded programs. Currently, the Housing Author-
ity manages 33 Section 8 housing units in Woodlake.

The Woodlake Building Department will identify for the Housing Authority additional rental 
housing stock that can be used for the Section 8 Program.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

8.	 Year:  Annual review
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Work with developers to obtain available sources of funding and prioritize available funds, 
as appropriate, for projects including units affordable to extremely- low income households. 
Woodlake will continue to market the community for multi- family tax credit projects. To 
make the project even more affordable for extremely low-income households, the City 
should process a density bonus on each tax credit project in order to increase density, pro-
mote affordability and provide units with three or more bedrooms for large family house-
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holds.  Lot consolidation will be utilized as necessary to increase density of RM2 and RM3 
properties.

Discussion: Of the last three tax credit projects processed in Woodlake, about 10 percent 
of the units were affordable to extremely low-income households. This type of housing 
product is the most effective means of providing affordable housing for this income group. 
About 20 percent of these units contained three or more bedrooms. This feature provided 
housing for large family households. The City expects that there may be one tax credit mu-
litfamily property built during the planning period. 

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

9.	 Time Period: 2021
	 Responsible Agency: City of Woodlake
	 Funding: General Fund

Conserve and improve the condition of the existing affordable housing stock, which may in-
clude addressing ways to mitigate the loss of dwelling units demolished by public or private 
action (Government Code Section 65583.(c)(4)).

Woodlake’s existing affordable housing stock is a valuable resource and the element in-
cludes programs to conserve and improve this affordable housing stock.  Improvement 
includes programs that enhance existing housing stock using rehabilitation strategies.  Con-
servation includes maintenance, such  as code enforcement in deteriorating buildings, or in 
response to improvements to the housing stock such as weatherization programs that helps 
reduce housing costs.

The City of Woodlake shall facilitate residential development in Woodlake that is well de-
signed and maintained, attractive and affordable. Affordable housing will be accomplished 
through increased unit densities; attractive design through architectural review and the 
city’s site plan review process, requiring conditions such as maintenance through a land-
scaping and lighting district.
	
Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

10.	 Year:  Annually
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City will continue to identify dilapidated housing units in Woodlake that require demoli-
tion. The City will notify the property owner of this requirement. Once the lot is vacant, the 
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city will work with the property owner to facilitate the construction of a new residential unit 
on the lot. The City, as in the past, will work with Self-Help Enterprises to utilize CDBG and 
HOME funds to construct single family homes that are affordable to low- and moderate-
income households. 

Woodlake will continue to annually apply for CDBG funds for rehabilitation of housing in 
Woodlake. The City will contract with Self-Help Enterprises to provide this service. 

Discussion: Self-Help prepares a list of potential clients by speaking to families in target 
neighborhoods about the benefits of working with Self-Help Enterprises for rehabilitation 
services. Self-Help can provide low-interest loans as well as qualified contractors that have 
extensive experience in rehabilitation construction.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

11.	 Year:  2021
	 Responsible Agency: Woodlake Site Plan Review Committee 
	 Funding:  General Fund

New, affordable housing project in Woodlake consisting of 70 lots.  Project developer: Self-Help Enterprises
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The City of Woodlake shall continue to work on preparation and adopt a Smart Growth 
Zoning District. This district could be applied to any property zoned residential in Woodlake.

Review: Program will be carried over from previous Housing Element because this 
program 	 has been utilized in the previous cycle and provided for affordable housing 
projects in the community.

12.	 Year:  Daily, Ongoing
	 Responsible Entities: City of Woodlake 
	 Funding:  General Fund

Woodlake will continue to employ a code enforcement officer who will insure that neigh-
borhoods are free of blight, including abandoned cars, weed infested lots, and dwellings 
that accumulate junk and debris. The Officer will inspect at least 10 sites per week and is-
sue warning and provide resources prior to financial citations.

13.	 Year:  Ongoing
	 Responsible Entities: City of Woodlake /Tulare County Housing Authority
	 Funding:  LMI funds

Preserve Units At-Risk of Conversion to Market Rate Uses

Preserve for lower income households the assisted housing developments identified pursu-
ant to paragraph (8) of subdivision (a). The program for preservation of the assisted hous-
ing developments shall utilize, to the extent necessary, all available federal, state, and local 
financing and subsidy programs identified in paragraph (8) of subdivision (a), except where a 
community has other urgent needs for which alternative funding sources are  not available. 
The  program may include strategies that involve local regulation and technical assistance 
(Government Code Section 65583(c)(6)).

The nature of conversion risk varies significantly among projects depending  on  the type of 
subsidy and related affordability controls. During the previous Housing Element cycle (4th), 
128 affordable apartment units have been constructed in Woodlake, each utilizing different 
types of financing - Section 515, HOME and tax credits. Each of these projects have dif-
ferent long-term affordability requirements. The City monitors  these  complexes  to insure 
that they do not get converted to market-rate units. To date, there have been no conver-
sions to market-rate housing.  The City will continue to utilize different types of financing 
options to preserve affordable housing within Woodlake.

Woodlake has not experienced a significant increase in Section 8 units over the last 8 years.  
To improve on this trend, Woodlake has been working with private contractors to construct 
single family homes on infill lots that have had previously contained a dilapidated home 
that has been demolished. These units can become Section 8 units so long as they receive 
certification from the Housing Authority.
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The City will work with local contractors to construct or rehabilitate single family homes 
that can be made available for Section 8 households. Woodlake will work to increase the 
number of Section 8 units in Woodlake by two units per year over the planning period.

The City will work with HCD Qualified Entities to preserve at-risk units in the Tulare County The City will work with HCD Qualified Entities to preserve at-risk units in the Tulare County 
Area. As of 2020, Self-Help Enterprises and ROEM provide that service for the Tulare Area. As of 2020, Self-Help Enterprises and ROEM provide that service for the Tulare 
County region.County region.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

14.	 Year:  Ongoing
	 Responsible Entities: City of Woodlake, Building Department 
	 Funding: General Fund

The Woodlake Redevelopment Agency will work with the Tulare County Housing Author-
ity to work with households that are displaced by owners of Section 8 units that opt-out of 
the program. The Agency will use some of its CDBG funds to rehabilitate homes that can 
be made available for Section 8 housing. The Agency will rehabilitate one potential Section 
8 unit per year during the planning period.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

15.	 Year:  Annually, Ongoing
	 Responsible Entities: Woodlake Redevelopment Agency
	 Funding: Agency funds

The City of Woodlake will preserve all existing units in the at-risk properties.  Woodlake will 
monitor, every year, the status of any HUD receipt/approval of Notices of Intent and Plans 
of Action filed by property owners to convert to market-rate units. The City will ensure that 
tenants are notified of the conversion of units to market-rate units and that resources are 
provided that help them understand the process and their rights as tenants.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

16.	 Year: Ongoing
	 Responsible Entities: City of Woodlake  
	 Funding: General Fund

The City of Woodlake will assist tenants of existing rent restricted units to obtain priority 
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status on Section 8 waiting lists. Presently, Woodlake has 30 Section 8 units in the com-
munity. The City will also provide tenants in at-risk projects information regarding Section 8 
rent subsidies through the Tulare County Housing Authority, and other affordable housing 
opportunities in the City.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

17.	 Year:  Ongoing17.	 Year:  Ongoing
	 Responsible Entities: City of Woodlake 	 Responsible Entities: City of Woodlake 
	 Funding: General Fund	 Funding: General Fund

Woodlake will require replacement housing units subject to the requirements of Govern-Woodlake will require replacement housing units subject to the requirements of Govern-
ment Code, section 65915, subdivision (c)(3) on sites identified in the site inventory when ment Code, section 65915, subdivision (c)(3) on sites identified in the site inventory when 
any new development (residential, mixed-use or non-residential) occurs on a site that has any new development (residential, mixed-use or non-residential) occurs on a site that has 
been occupied by or restricted for the use of lower-income households at any time during been occupied by or restricted for the use of lower-income households at any time during 
the previous five years. the previous five years. 

This requirement applies to:This requirement applies to:
•	 Non-vacant sites•	 Non-vacant sites
•	 Vacant sites with previous residential uses that have been vacated or demolished•	 Vacant sites with previous residential uses that have been vacated or demolished

Responsible Parties: Planning and Community Development DepartmentResponsible Parties: Planning and Community Development Department
Objectives: In order to mitigate the loss of affordable housing units, require new housing Objectives: In order to mitigate the loss of affordable housing units, require new housing 
developments to replace all affordable housing units lost due to new development.developments to replace all affordable housing units lost due to new development.
Timeframes: The replacement requirement will be implemented immediately and applied as Timeframes: The replacement requirement will be implemented immediately and applied as 
applications on identified sites are received and processed.applications on identified sites are received and processed.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

18.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City of Woodlake will reduce development impact fees, excluding school impact fees, 
if the project is a single family residential infill project, multi-family project, or a downtown 
mixed-use project that includes an affordable residential component.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community. The City expects that there may be one or two opportunities for 
this program.
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19.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

The City of Woodlake will continue to process State licensed group homes administratively.  
To date, the processing of this type of home can be completed in about two weeks.  

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

20.	 Year:  202120.	 Year:  2021
	 Responsible Agency: Woodlake Planning Department 	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund	 Funding:  General Fund

Promote housing opportunities for all persons regardless of race, religion, sex, marital sta-Promote housing opportunities for all persons regardless of race, religion, sex, marital sta-
tus, ancestry, national origin, color, familial status, or disability (Government Code Section tus, ancestry, national origin, color, familial status, or disability (Government Code Section 
65583(c)(5)) and promote housing opportunities consistent with the Fair Employment and 65583(c)(5)) and promote housing opportunities consistent with the Fair Employment and 
Housing Act (FEHA) (Gov. Code, §12900 et seq.) which prohibits harassment and discrimi-Housing Act (FEHA) (Gov. Code, §12900 et seq.) which prohibits harassment and discrimi-
nation because of the race, religious creed, color, national origin, ancestry, physical disabil-nation because of the race, religious creed, color, national origin, ancestry, physical disabil-
ity, mental disability, medical condition, genetic information, marital status, sex, gender, gen-ity, mental disability, medical condition, genetic information, marital status, sex, gender, gen-
der identity, gender expression, age, sexual orientation, and military and/or veteran status of der identity, gender expression, age, sexual orientation, and military and/or veteran status of 
any person. The City will Affirmatively Further Fair Housing (AFFH), consitent with (Part 2.8 any person. The City will Affirmatively Further Fair Housing (AFFH), consitent with (Part 2.8 
(commencing with Section 12900) of Division 3 of Title 2), Section 65008, and any other (commencing with Section 12900) of Division 3 of Title 2), Section 65008, and any other 
state and federal fair housing and planning law. state and federal fair housing and planning law. 

Fair Housing laws make it illegal to discriminate against any person because of race, color, Fair Housing laws make it illegal to discriminate against any person because of race, color, 
religion, sex, disability, familial status, national origin, ancestry, marital status, sexual ori-religion, sex, disability, familial status, national origin, ancestry, marital status, sexual ori-
entation, source of income and age in the rental or sale, financing, advertising, appraisal, entation, source of income and age in the rental or sale, financing, advertising, appraisal, 
provision of real estate brokerage services, etc., and land-use practices. Government Code provision of real estate brokerage services, etc., and land-use practices. Government Code 
Section 65008 also expressly prohibits localities from discriminating against residential de-Section 65008 also expressly prohibits localities from discriminating against residential de-
velopment or emergency shelters if the intended occupants are low-income or if the devel-velopment or emergency shelters if the intended occupants are low-income or if the devel-
opment is subsidized.opment is subsidized.

In Woodlake’s housing element, a local equal housing opportunity program must provide In Woodlake’s housing element, a local equal housing opportunity program must provide 
a means for the resolution of local housing discrimination complaints and should include a a means for the resolution of local housing discrimination complaints and should include a 
program to disseminate fair housing information and information about resources through-program to disseminate fair housing information and information about resources through-
out the community.out the community.

Woodlake will work with Tulare County Housing Authority to provide  a local Fair Housing Woodlake will work with Tulare County Housing Authority to provide  a local Fair Housing 
Information Program.  This Program will distribute educational materials to property own-Information Program.  This Program will distribute educational materials to property own-
ers, apartment managers, and tenants, and it will respond to complaints of discrimination ers, apartment managers, and tenants, and it will respond to complaints of discrimination 
(i.e., in-taking, investigation of complaints, and resolution) by referring the affected party (i.e., in-taking, investigation of complaints, and resolution) by referring the affected party 
to the appropriate agencies.  The City of Woodlake will also make this information readily to the appropriate agencies.  The City of Woodlake will also make this information readily 
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available at City Hall and will be displayed on the City website. The City will also investigate available at City Hall and will be displayed on the City website. The City will also investigate 
fair housing complaints and enforces fair housing laws. City Staff will field complaints and fair housing complaints and enforces fair housing laws. City Staff will field complaints and 
will work with local fair housing groups to further fair housing rights. The City will develop will work with local fair housing groups to further fair housing rights. The City will develop 
a proactive code enforcement program that holds property owners accountable and pro-a proactive code enforcement program that holds property owners accountable and pro-
actively plans for resident relocation, when necessary. Provide education to the community actively plans for resident relocation, when necessary. Provide education to the community 
on the importance of completing Census questionnaires.on the importance of completing Census questionnaires.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

21.	 Year:  Ongoing
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Foreclosure Counseling Program
The City will continue partnering with Self-Help Enterprises for Foreclosure Counseling.  
Self-Help Enterprises is a HUD-approved counseling agency.  To preserve families in the 
community and stabilize neighborhoods, Self-Help offers free counseling services to assist 
homeowners in preserving homeownership, preventing foreclosure and to help families 
get through the difficult transition period if keeping their home is not an option. Self-Help 
Foreclosure Counselors provide homeowners with accurate information allowing them to 
make good choices and help themselves through their problems. Self-Help Enterprises also 
provides access to an attorney to discuss options related to home preservation. This con-
sultation is free and done over the telephone. During the consultation, homeowners learn 
valuable information helping them make the best decision about their home and finances.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

22.	 Year:  2019-2023
	 Responsible Agency: Woodlake Planning Department 
	 Funding:  General Fund

Lot Consolidation
The City will encourage lot consolidation when smaller, under utilized parcels adjacent to 
each other are redeveloped. Staff will work with applicants on a preliminary basis for no 
cost prior to application submittal. The lot consolidation procedure will be posted on the 
City website and discussed with developer during the informal review process. The City will 
continue its sliding scale density that allows higher density with consolidation of lots in the 
R3 and R2 zoning district. 

•	 Encourage lot consolidation of smaller parcels to accommodate projects to provide a 
minimum of 16 units per project.
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•	 Provide incentives and entitlement assistance, when feasible.
•	 Promote use of density bonus to increase maximum density of potential projects.

A review of Woodlake’s past efforts in the above housing categories shows that using the 
funding types mentioned above has proved very successful.  The mix of LMI funds with 
CDBG, HOME and HELP funds has led to demolition of dilapidated housing units, rehabili-
tation of substandard units and the construction of infill units. The City expects 1 to 2 lot 
consolidations during the planning period.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

23.	 Year: 2020, reviewed annually
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

Consistency with General Plan
The City’s Planning department will review the 5th Cycle Housing Element (this document) 
to ensure consistency with the City’s General Plan.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

24.	 Year: 2021Year: 2021
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

The City will amend the Zoning Ordinance for the following programs
•	 The Zoning Ordinance will also be amended to show the City’s involvement with the 

San Joaquin Valley Fair Housing & Equity Assessment.  
•	 The City’s Zoning Ordinance will include updated policies for the current fire and flood 

hazard management standards (GC Section 65302(g)).  
•	 The City’s Zoning Ordinance will include disadvantaged communities outside of City 

limits, within the sphere of influence in the updated policies for fire and flood hazard 
management standards.  

•	 The City’s Zoning Ordinance will include language related to Environmental Justice GC 
65302(h)

•	•	 Providing sewer and water as a priority to new affordable housing projects.Providing sewer and water as a priority to new affordable housing projects.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.
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25.	 Year: Adopt by end of 2021
	 Responsible Agency: Woodlake Planning and Building Department
	 Funding: SB2

The City will provide “fast track” permit processing for housing developments affordable to 
lower-income households and other priority housing needs, such as projects for extremely 
low-income households, large families, persons with disabilities and farmworkers.  

Review: The City will review the effectiveness of fast-tracking permitting for affordable 
housing developments annually.

Review: Program will be carried over from previous Housing Element because this pro-
gram has been utilized in the previous cycle and provided for affordable housing proj-
ects in the community.

26.	 Year: Annually
	 Responsible Agency: Woodlake Planning Department
	 Funding: General Fund

The city will look for funding and programs to address the overpayment of housing by 
lower income Woodlake residents. The City will use HOME and CDBG funds and issue ap-
proximately 10 first time homebuyer loans.

Quantified Objectives

HCD requires all jurisdictions to provide an estimate on how many units are likely to be 
constructed, rehabilitated, or conserved by income level during the Housing Element plan-
ning period.  The quantified objectives do not place a restriction on maximum develop-
ment, rather, sets a target goal for the jurisdiction to achieve based on available resources 
and constraints of the local housing market.  These development targets vary from the 
RHNA allocation for that jurisdiction by predicting the capacity for new units rather than 
actual unit construction.   The following table shows the RHNA allocation along with the 
projected development of housing within City of Woodlake. 

27.	 Year: Adopt by end of 2020

QUANTIFIED OBJECTIVES
Category Extremely Low (50% of Very Low) Very Low Low Affordable Moderate Above Moderate
RHNA Allocation 35 36 (71) 41 112 69 191
Built or Permitted 3 16 42 61 7 1
Remaining Fair Share Allocation 32 20 0 51 62 190
Construction
Program 6,7: Subsidized Housing 5 10 0 15 0 0
Program 8: SD & PRD 0 0 45 45 40 0
Rehabilitation
Program 13: CDBG Rehab Funds 3 5 5 13 0 0
Conservation
Program 12: Code Enforcement 3 2 1 6 0 0
Total 11 17 51 79 40 0
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	 Responsible Agency: City of Woodlake
	 Funding: SB2

Supportive Housing
The City shall review and amend the Zoning Code to integrate all applicable provisions of 
AB 2162 pertaining to supportive housing. 

28. 	 Year: Adopt by end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

Residential Project Density Bonus
The City will amend the Zoning Code to comply with Government Code § 65915, to 
equally provide for density bonuses in all zoning districts where residential uses are permit-
ted. This shall include provisions relative to density bonuses, incentives, and concessions as 
required by state code. In addition, this amendment with specifically address density bonus 
requirements of Government Code § 65915(c)(3) pertaining to replacement of affordable 
units (for low or very-low income households) on non-vacant sites and vacant sites with 
previous residential uses that have been vacated or demolished with in the last five years.

29. 	 Year: Adopt by end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

Low Barrier Navigation Centers
The City shall review and amend the Zoning Code as necessary to comply with recent state 
law requirements for Low Barrier Navigation Centers, so that these uses are considered a 
permitted use by right in areas zoned for mixed use and in nonresidential zones permitting 
multifamily uses if it meets specified requirements. These changes are intended to extend 
options for homeless individuals and families. 

30.	 Year: Adopt by end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

Streamlined Ministerial Approval Process (SB 35)
The City shall review and amend the Zoning Code as necessary to comply with recent state 
law requirements for Streamlined Ministerial Approval Processes (SB 35). These changes 
are intended to streamline housing construction for jurisdictions that fail to meet their fair 
share housing construction obligations. 

31. 	 Year: Adopt by end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2
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Inclusionary Zoning
The City will adopt an inclusionary zoning standard that establishes a requirement for de-
velopers to constructed a certain percentage of units that will be affordable to moderate 
and lower-income levels. 

32. 	 Year: Adopt by end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2
	
Accessory Dwelling Unit
The City will adopt an updated Accessory Dwelling Unit Ordinance that meet current state 
law and simplifies the process by which residents may add ADUs to their property. 

33. 	 Year: Adopt by the end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: General Fund

The City of Woodlake will work with the Central Valley Regional Center to implement an
outreach program that informs families within the City on housing and services available for
persons with developmental disabilities. The program could include the development of an
informational brochure, including information on services on the City’s website, and provid-
ing housing-related training for individuals/families through workshops.

34. 	 Year: Adopt by the end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

The City of Woodlake will update the land use and zoning for parcels where the zoning is 
inconsistent with the land use. 

35. 	 Year: Adopt by the end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

The City of Woodlake will update the zoning ordinance to include transitional and support-
ive housing in every zone that allows single family or multifamily uses.

36. 	 Year: Adopt by the end of 2020
	 Responsible Agency: City of Woodlake
	 Funding: SB2

The City of Woodlake will update the zoning ordinance to allow manufactured homes in 
every zone that allows single family uses. 


