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CITY OF WOODLAND
HOUSING ELEMENT UPDATE
PoLicy DOCUMENT
2008 - 2013

INTRODUCTION

The City of Woodland recognizes the vital role logavernments play in the supply and
affordability of housing. Each local government {Dalifornia is required to adopt a
comprehensive, long-term general plan for the maysdevelopment of the city or county. The
housing element is one of the seven mandated etenmérthe local general plan. State law
requires that local governments address the egistiul projected housing needs of all economic
segments of the community through their housingnelgs. The law acknowledges that, in
order for the private market to adequately addnessing needs and demand, local governments
must adopt land use plans and regulatory systeatspitovide opportunities for, and do not
unduly constrain, housing development. As a resutsing policy in the state rests largely
upon the effective implementation of local genepdns and, in particular, local housing
elements

The purposes of the housing element are to idetiigycommunity's housing needs; to state the
community's goals and objectives with regard to siray production, rehabilitation, and
conservation to meet those needs; and to defin@dheies and programs that the community
will implement to achieve the stated goals and atbjes.

State law requires cities and counties to addiesseeds of all income groups in their housing
elements. The official definition of these neeslpiiovided by the Sacramento Area Council of
Governments (SACOG) for each city and county withéngeographic jurisdiction. Beyond
these income-based housing needs, the housing lemest also address special needs groups
such as persons with disabilities, farmworkers, lamheless persons.

The City of Woodland Housing Element consists ob thocuments: Background Report and
Policy Document. The Background Report is desigiwetheet housing element requirements
and to provide the background information and asisalto support the goals, policies, programs
and quantified objectives in the City of Woodlanduding Element Policy Document.

The Policy Document is divided into the followingcsions:

|. Goals, Policies, and | mplementation Programs

This Housing Element Policy Document includes 4| gtetements regarding the following:
A. Development of Housing

B. Maintenance of Housing
C. Equal Opportunity in Housing

March 24, 2009 1 City of Woodland
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D. Energy Conservation

Under each goal statement, the Element sets outigmlthat amplify the goal statement.
Implementation programs are listed at the end @hesub-section and describe briefly the
proposed action, the City agencies or departmeitts primary responsibility for carrying out
the program, and the timeframe for accomplishirggghogram. Several of the implementation
programs also have quantified objectives listed.

The following definitions describe the nature o gtatements of goals, policies, implementation
programs, and quantified objectives as they ard usthe Housing Element Policy Document:

* Goal: Ultimate purpose of an effort stated in aywthat is general in nature and
immeasurable.

* Policy: Specific statement guiding action and lymg clear commitment.

* Implementation Program: An action, procedure,gmm, or technique that carries out
policy. Implementation programs also specify pmyna@sponsibility for carrying out the
action and an estimated timeframe for its accorhpient. The timeframe indicates the
calendar year in which the activity is scheduledbéocompleted. These timeframes are
general guidelines and may be adjusted based oy €dffing and budgetary
considerations.

» Quantified Objective: The number of housing uftitst the City expects to be constructed,
conserved, or rehabilitated; or the number of hbakks the City expects will be assisted
through Housing Element programs and based on glemarket conditions during the
remaining 5%-year/6-year timeframe of the Housitgnient (July 1, 2007 to June 30,
2013).

In this document, the term “affordable housing” medousing affordable to extremely low-,
very low-, low-, and moderate-income households.

Il. Adequate Sites

This section describes the available site capanityvoodland to meet housing needs and is
broken down as follows:

Description of Criteria for Identifying Housing 8#

Inventory of Vacant and Underdeveloped sites

Inventory of Approved On-Line Sites

Total Residential Holding Capacity vs. Projectedetie by Housing Type and Home
Group

Possible Sites for Redesignation

oo wp

m
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[11. Public Participation

This section describes the opportunities the Crgvided for public participation during the
preparation of the updated Housing Element.

V. Consistency with the General Plan

This section describes the internal coordinatiomvben the new Housing Element and the other
elements of the existing General Plan.

March 24, 2009 3 City of Woodland
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|. GOALS, POLICIES, AND IMPLEMENTATION PROGRAMS

A. Development of Housing

Goal 2.A
To promote the provision of adequate housing fopaisons in the City including those with
special housing needs and to emphasize the basiarhneed for housing as shelter.

Policies

2.A.1. The City shall encourage and assist the toactton of a variety of housing types with
varying densities and prices, for both sales amtiate¢hat are affordable to all income
groups, particularly very low income and speciaagegroups.

2.A.2. The City shall continue to approve developtaethat provide housing for all income
groups where consistent with the Housing Elemedtzoning Ordinance.

2.A.3. The City shall assure that new housing ity uses land and causes minimum
environmental impact.

2.A.4. The City of Woodland shall formulate an alefscattered site” housing policy for all
assisted housing, including publicly and privati@éianced housing projects.

2.A.5. The City shall continue to use the Planneevdlopment Overlay Zone (P-D) to
encourage creative solutions to housing design arahtation, consolidation of open
spaces and both sensitive and reasonable increassidential densities.

2.A.6. The City shall encourage private builderd davelopers to participate in federal, state or
other programs that assist in providing and manmagi housing affordable to very low
income and special needs groups.

2.A.7. The City shall participate, whenever eligibh federal, state or other programs that assist
in providing and maintaining housing affordableviry low income and special needs
groups.

2.A.8. The City shall assist and cooperate with-pmofit housing development corporations
and self-help housing sponsors.

2.A.9. The City shall continue to work cooperatywelith neighboring cities, Yolo County and
the Sacramento Area Council of Governments (SAC@®@nsure that Woodland plans
for its “fair share” of housing needs.

2.A.10.The City shall cooperate with and seek dleice of developers, builders, financial
institutions, community groups, nonprofit agenciaad interested citizens on housing
needs and the solutions to housing problems.

March 24, 2009 4 City of Woodland
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2.A.11.The City shall ensure that there is suffitiland zoned for a variety of housing types,
residential densities and housing prices that milet the needs for projected growth
while providing flexibility on the identificationfdiousing sites.

2.A.12.The City shall allow residential uses ogeemmercial uses in the Central Commercial
area.

2.A.13.The City shall review homeless needs witlloYCounty and other cities in the county
and participate in coordinated programs to meaettified needs.

2.A.14.The City shall provide emergency housing floe health and safety of Woodland
residents.

2.A.15.The City shall require, through specificaqd, neighborhood design standards and
development review, a mix of housing types, deesjtdesigns and prices/rents in each
planning area where land is available.

2.A.16.The City shall disperse lower, moderate higher cost housing throughout the City,
each planning area and each subdivision wherebleasile to the availability of land and
adequate service facilities.

2.A.17.The City shall assure that residential lasd designations are consistent with SACOG
household projections by income group.

2.A.18.The City shall coordinate Redevelopment maye infill housing programs with
community wide housing needs.

I mplementation Programs

TABLE 1

SUMMARY OF QUANTIFIED OBJECTIVES
Program ELI VLI LI M AM Total
New Construction 8 184 218 99 -| 509
Rehabilitation 12 12 20 - - 44
Conservation / Preservation 144 145 - - L 2891
1 — total of Section 8 units at-risk of converstormarket rate units to be preserved
March 24, 2009 S City of Woodland
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2.1. The City shall continue to cooperate with addise developers in the use of the P-D
Planned Development Overlay Zone to reduce housiogfs by utilizing various
technigues such as: zero lot lines, cluster devedop, private streets, higher densities,
mixed uses, parking and setback variations andr atim@vative approaches. The City
shall establish guidelines to promote alternatarelluse development.

Responsibility: Community Development Departinen
City Manager
Planning Commission
City Councill

Time Frame: ongoing

2.2. The City shall continue to cooperate with adgise developers in the use of the City’'s
Density Bonus Incentive Program as contained inZR25 of the Zoning Ordinance.
Bonus incentives are available to developers folutling lower income units in their
projects. Housing projects with 5 or more unitsergible by reserving 10 percent of the
total number of proposed units for lower-income d$eholds; 5 percent of the total
number of proposed units for very low-income howsgét a senior citizen housing
development, as defined in Sections 51.3 and 5a&flthe Civil Code; or at least 10
percent of the total dwelling units in a condommiproject as defined in subdivision (f)
of the Civil Code Section 1351 or in a planned dgw@ent as defined in subdivision (k)
of Civil Code Section 1351, for persons and farsilt¢d moderate, ad defined in Health
and Safety Code Section 50093.

Responsibility: Community Development Departinen
City Manager
Planning Commission
City Councill

Time Frame: ongoing

2.3. The City shall continue to cooperate with Yd&@ounty, other cities in the County,
developers and builders and with financial insimio$ to secure tax-exempt mortgage
revenue bonds.

Responsibility: Community Development Departinen
City Councill
Planning Commission

Time Frame: ongoing

2.4. The City shall annually review its eligibilifpr various federal and state programs that
will provide rehabilitation and maintenance assistafor 258 low-income units and
special needs groups. The City shall submit apptias for programs for which the City
is eligible, as appropriate.

Responsibility: Community Development Departinen
Time Frame: annually
March 24, 2009 6 City of Woodland
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2.5.  The Planning Commission shall hold a meetiagheyear to review the Housing
Monitoring Report and make a report to the City Gmb
Responsibility: Community Development Departinen
Planning Commission
City Councill
Time Frame: annually
2.6. The City shall accommodate development okastl an additional 34 units at densities
that will facilitate production of housing affordabto moderate-income households by
redesignating sufficient vacant land as Medium Dhgn&esidential (MDR: 8-16
units/gross acre). If, at any time, the supplyitdsszoned for multi-family housing falls
below the quantity of land required to accommodla¢eCity’s remaining need for sites to
accommodate higher density multi-family housingiigithe Housing Element planning
period, the City shall initiate redesignations agzionings to provide additional land. The
City shall ensure that future sites designatechigher-density housing are large enough
to provide for economies of scale in constructiowl are located near transit stops or
arterial streets by maintaining an inventory ofgmbial sites that meet those criteria.
Procedures to increase residential densities inSipieng Lake Specific Plan shall be
reviewed for possible city-wide application. The deeelopment Agency will also
consider rezones from commercial districts to mixed districts to allow for residential
densities. Where feasible and appropriate, the €2iall also consider the redesignation
of vacant land as High Density Residential (HDR:2B6units/gross acre).
Responsibility: Community Development Departinen
Redevelopment Agency
Planning Commission
City Councill
Time Frame: ongoing monitoring of availabildf/sites
2.7. The City shall seek financial assistance feord cooperation with the City of Woodland
Redevelopment Agency to provide financing to adsigtsing construction of very low-
income units, low-income units, and moderate-incounés that serve families and
special needs groups using its 20 percent housihgssde funds, HOME, CalHome, and
other Federal and State funding sources.
Responsibility: Community Development Departinen
City Manager
City Councill
Redevelopment Agency Board of Directors
Time Frame: annually
Quantified Obijective: 21 very low-income unitd7 low-income units, and 5
moderate-income units
March 24, 2009 7 City of Woodland
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2.8. The City shall allocate CDBG funds for the \psmn of extremely low-income, very
low-income units, low-income units, and moderatasme housing units. The City shall
support the Redevelopment Agency in the identificabf sites, the establishment of
partnerships, and the pursuit of CDBG funds.

Responsibility: Community Development Departinen
Redevelopment Agency
City Manager
City Councill
Time Frame: annually
Quantified Objective: 8 extremely low-units, &ry low-income units, 7 low-
income units, and 3 moderate-income units

2.9. The City shall allocate funds for transitiohalising and other special-needs housing.

Responsibility: Community Development Departinen
City Councill
Time Frame: ongoing
Quantified Objective: 7 low-income units

2.10. The City shall continue to implement 86A-3{3(fordable Housing - Incentives) of its
Municipal Code that states that the City Councilymafter review by the Planning
Commission, grant incentives to developers of dfibte housing that it deems
appropriate, including but not limited to the fallmg: 1) waiver and/or deferral of all or
a portion of City development fees; 2) waiver ordification of City development
standards; or 3) assistance in obtaining such d&dstate, or local financing and/or
subsidies.

Responsibility: Community Development Departinen
City Councill
Planning Commission

Time Frame: ongoing on a case-by-case basis

2.11. The City shall continue to facilitate the yisiton of emergency shelter beds through its
participation in the countywide Homeless CoordimatProject that provides services to
the homeless in Yolo County. The Project includesndless Coordination and the Cold
Weather Shelter.

Responsibility: Community Development Departinen
Time Frame: ongoing
March 24, 2009 8 City of Woodland
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2.12.

2.13.

2.14.

2.15.

The City shall review the HUD Section 8 voerciprogram administered by the Yolo
County Housing Authority and encourage the Houshghority to raise its payment
standard to 110 percent of HUD Fair Market Rent M

Responsibility: Community Development Departinen
Time Frame: ongoing

The City shall continue to contract for thervices of Yolo County's Homeless
Coordinator. Program to be funded through the @Gdrfeund and Housing Monitoring
Funds.

Responsibility: Homeless Coordinator
Redevelopment Agency
City Councill

Time Frame: ongoing

The City shall require relocation assistamceompliance with State law to tenants
relocated as a result of removal of housing byGitg or the RDA.

Responsibility: Community Development Director
Redevelopment Agency
Time Frame: ongoing as needed

The City shall continue to enforce the priavis of its Affordable Housing Ordinance
(Chapter 6A of the Municipal Code) that requiretth@ percent of all new for-sale units
in any residential project consisting of eight oore units shall be affordable to low-
income households. For multifamily rental projewith ten or more units, 10 percent of
all new units shall be affordable to low-income &®lolds, and an additional 20 percent
shall be affordable to very low-income householdis.the alternative, a developer may
elect to make 25 percent of the multifamily renialts affordable to very low-income
households.

The City shall continue to enforce the provisiohthe Southeast Area Specific Plan that
require corner lots to provide split-lot duplex Bog with an overall goal of providing
10 percent of the for-sale units affordable to nmatieincome households. 25 percent of
multi-family units shall be affordable to low-incenmouseholds with 10 percent reserved
for very low-income households. To the extent dffferdable housing requirements in
the Southeast Area Specific Plan differ from thgumeements of Chapter 6A, the
provisions of the specific plan shall govern.

The City shall enforce the provisions of the Spiiadge Specific Plan that require that 10
percent of the units in a for-sale residential @cojshall be affordable to low-income
households. For multifamily rental projects, 20geat of the units shall be affordable to
very-low income households, and 10 percent of thiesushall be affordable to low-
income households. In the alternative, a developay make 25 percent of the units
affordable to very-low income households. To the¢eet the affordable housing

March 24, 2009 9 City of Woodland
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requirements in the Spring Lake Specific Plan diffem the requirements of Chapter
6A, the provisions of the specific plan shall gover

Responsibility: Community Development Departinen
Time Frame: ongoing
Quantified Objective: 155 very low-income unitg,7 low-income units, and 91

moderate-income units

The following table presents an estimation of prtgesubject to the City’s inclusionary
housing requirements that are expected to be apgrawmd constructed in Woodland
during the current housing element period.

March 24, 2009 10 City of Woodland
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TABLE 2
ESTIMATED MULTI-FAMILY INCLUSIONARY

HOUSING UNITS
Very L ow-
Project Name For-Salel | ¢ Units | Income | -OW-Income
Rental s Units
Units
Eaglewood Apartments* rental 156 4 36
Acacia Glen Senior Apartments* rental 41 8
505 Community Lane Apartmentg* rental 29 3 4
Stonehaven Subdivision for-sale 86 0
Spring Lake Single-Family :
Housing for-sale 640 (est.) 0 64 (est.)
Spring Lake Multifamily Housing rental 180 (est. 85 (85t.)
Hutchinson Valley Subdivision for-sale 22 0 2
*Pipeline projects subject to Pre 2004 Chapter fAates.
Note: Hutchinson Valley is a single-family proie
TABLE 3
MULTI-FAMILY PROJECTS COMPLETED SINCE
THE ADOPTION OF CHAPTER 6A
Very
. Year Total L ow- M od-
Az Eee LIS Completed Units el Income Income
Income
Acacia Glen 2003-2005 8 8 0 0
Eaglewood Apartments 2003-2005 40 4 36 0
New Dimensions 2004-2005 15 15 0 0
Multifamily Housing
505 Community Lane 2004-2005 7 3 4 0
Heritage Oaks 2005-2006 120 12 108 0
Heritage Village
(Monley Cronin) 2005-2006 9 0 9 0
Spring Lake Inclusionary 2006-2007 53 0 53 0
Terracina Apartments 2007-2008 156 85 71 0
Total 408 127 281 0

Notes: Heritage Oaks was a preservation prajedtsingle-family units were constructed at Heggt¥illage.
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2.16.

2.17.

2.18.

The City shall amend Chapter 25 of the MuyaciCode to permit transitional and

supportive housing as a residential use and ordjestito those requirements that apply
to other residential uses of the same type in #imeszone as required by Senate Bill 2,
which took effect in 2008.

Responsibility: Community Development Director
Planning Commission
City Councill
Time Frame: within one-year of Housing Elemestification

The City shall amend East Street Specifia Rlaallow emergency shelters as a permitted
use in the Mixed Use Residential/Commercial (Ardaa@d the General Commercial
(Area E) Areas of the East Street Corridor Spedii@n (ESCSP). Emergency shelters
will be subject to the same development and managestandards as other permitted
uses in the Areas C and E of the ESCSP. Suffideemd is available for at least 1
emergency shelter and objective standards to regudenergency shelters shall be
developed as provided for under SB 2.

Responsibility: Community Development Director
Planning Commission
City Councill
Time Frame: within one-year of Housing Elemestification

The City shall contact non-profit buildersdaagricultural stakeholders to identify
suitable and available sites for the developmenmarant and seasonal farm worker
housing in the Multiple-Family Residential Zone ¥R; the Duplex Residential Zone (R-
2), and the Agricultural Zone (A-1). In additiahge City shall amend zoning consistent
with Health and Safety Code Section 17021.5 an®1.Bto further facilitate housing
for farmworkers. Other programs to facilitate tthevelopment of affordable housing
may include fee waivers and reduced developmemidatds. Financial and technical
assistance will be sought from HCD’s Office of Magt Services, the Joe Serna Jr.
Farmworker Housing Grant Program, the Californix Taedit-Allocation Committee’s
Farmworker Housing Assistance Program, and the UBD#Aal Development Program.

Responsibility: Redevelopment Agency
Time Frame: annually
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2.19.

The City shall consider options to allow Kesitial Care Homes with more than six
mentally disordered or otherwise handicapped person dependent and neglected
children as a permitted use in the Multiple-FanRlysidential Zone (R-M).

Responsibility: Community Development Director
Planning Commission
City Councill
Time Frame: within one-year of Housing Elemestification
2.20. The City shall amend Chapter 25 of the My@cCode to allow single-room occupancy
(SRO) in the A2, A3, and E2 Districts of Downtowpe8ific Plan (DSP). Development
standards will be established that will allow antt@urage the construction of new
SROs.
Responsibility: Community Development Director
Planning Commission
City Councill
Time Frame: within one-year of Housing Elemestification
2.21. The City shall provide flexibility on the id&ication of sites for accommodating its
Regional Housing Needs Plan (RHNP) Allocation. exane request of a site counted
towards meeting the City’s RHNP Allocation shaltlude findings that justify the rezone
and identify an adequate replacement site(s) thiadtprovide the minimum number of
units by income level for accommodating the CitRldNP Allocation and is developable
during the term of the Housing Element planningqukr
Responsibility: Community Development Director
Planning Commission
City Councill
Time Frame: ongoing as needed
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B. Maintenance of Housing

Goal 2.B

To encourage the preservation, maintenance andowaprent of existing housing and the
replacement of unsafe or dilapidated housing.

Policies

2.B.1.

2.B.2.

2.B.3.

2.B.4.

2.B.5.

The City shall continue rehabilitation ofbstandard residential units using federal and
state subsidies for low and moderate-income houdgho

The City shall continue code compliance liy Building Inspection Division and other
appropriate agencies of the Building, Electricatl &ire Codes; and Health and Safety
Regulations.

The City shall continue to require the replaent of unsafe or dilapidated housing units.

The City shall periodically survey housirmmnditions to identify substandard residential
units.

The City shall continue to support a mixtoferesidential and commercial uses in the
downtown area that will allow housing to be retdime re-established.

I mplementation Programs

2.22. The City shall continue rehabilitation anglaeement (where required) of substandard
residential units using the CDBG program and otneilable government programs,
continue to provide information to all residentgarding available home rehabilitation
programs, and increase public awareness of sgifdra rehabilitation programs through
outreach programs.

Responsibility: Redevelopment Agency
Time Frame: ongoing
Quantified Objective: 12 extremely low, 12 véow, and 20 low-income units
2.23. The City shall continue to include funds & operating budget for building code and
blight enforcement programs.
Responsibility: Community Development Departinen
City Councill
Time Frame: ongoing
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2.24.

2.25.

2.26.

2.27.

The City shall review its eligibility for Fechl and State home repair, renovation, and
replacement programs annually and apply for progras appropriate.

Responsibility: Community Development Departinen
Time Frame: ongoing

The City shall continue to periodically upslahe status of housing conditions to
determine the need for housing rehabilitation dedremoval of unsafe units.

Responsibility: Community Development Departinen
Code Enforcement
Building Inspection

Time Frame: ongoing

The City will commit assistance to the renmraand rehabilitation of existing mobile
home parks in the East Street Corridor through zone to eliminate their non-
conforming status, for the purposes of preservaaoa maintenance of affordable
housing for very low-, low-, and moderate-incomes$eholds.

Responsibility: Community Development Departinen
Time Frame: ongoing

The City will contact property owners of snit-risk of converting to market rate
housing within one year of affordability expiratitmdiscuss the City’s desire to preserve
complexes as affordable housing. Participatiomnfi@gencies interested in purchasing
and/or managing units at-risk will be sought. Hagdssistance, which can be leveraged
with outside sources by the non-profit or for-prafeveloper to either transfer ownership,
or provide rent subsidies to maintain affordabjlgiall utilize all available federal, state,
and local financing sources. Property owners egeired to give a nine-month notice of
their intent to opt out of low-income use restoos. The City will work with tenants to
provide education regarding tenant rights and ceiwe procedures pursuant to
California law.

Responsibility: Community Development Departinen
Redevelopment Agency
Time Frame: ongoing
Quantified Obijective: 144 extremely low, 145w&w-income units
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2.28. The City shall continue to strive for greatemergy conservation in residential
development. Through the Redevelopment Agency, GDBonies are available for
energy efficiency work through their housing religddion program for lower-income
households. Additionally, the City will continue provide information to all residents
regarding available home rehabilitation progranmgl emcrease public awareness of self-
help and rehabilitation programs through outreadgmms.

Responsibility: Redevelopment Agency
Time Frame: ongoing
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C. Equal Opportunity in Housing

Goal 2.C

To assure that housing opportunities are openl teitdout regard to income, source of income,
marital status, familial status, age, sex, sexuntation, religion, creed, color, race, national
origin, ancestry, or disability.

Policies

2.C.1. The City shall ensure that all laws and l&guns prohibiting discrimination in lending,
the sale of homes, and rental practices are emforce

2.C.2. The City shall promote housing programs thakimize equal opportunity and avoid
economic segregation.

2.C.3. The City shall continue to fund and suppleetCity’s Fair Housing Hotline Program.

2.C.4. The City shall support housing discriminatcase processing and enforcement of Fair
Housing laws through the State Department of FaiplByment and Housing.

2.C.5. The City shall assess housing programsstiaragqual opportunity in housing.

I mplementation Programs

2.29. The City shall continue to distribute Fairudimg brochures and booklets indicating what
the Fair Housing laws are and where advice, assistand enforcement activities can be
obtained. The City will provide this informatioa &ny person who feels they have been
discriminated against in acquiring housing withie tCity and to any housing provider
who requests such information. Information willibe@de available at the City’s website
and at the City’s Homebuyer Education Seminars.

Responsibility: Fair Housing Specialist
Time Frame: ongoing

2.30. The City shall affirmatively further fair heiag by contracting with the Fair Housing
Hotline Project provided through Legal ServicedNofthern California.

Responsibility: Community Development Departinen
City Councill
Time Frame: ongoing
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2.31.

2.32.

2.33.

2.34.

2.35.

The City shall facilitate an Annual Fair HogsOpen House for rental property owners
and various social services organization and agsertoi discuss mechanisms to evaluate
tenant applications according to fair housing law.

Responsibility: Community Development Departinen
Time Frame: ongoing

The Community Development Department shédirrair housing complaints to the Fair
Housing Hotline Project provided through Legal $s#s of Northern California and
State Department of Fair Employment and Housingdeolution.

Responsibility: Community Development Departinen
Time Frame: ongoing

The City shall initiate a change to the GahPtan and Zoning Ordinance to allow for
additional mobile home units to be located in a iedtbome park.

Responsibility: Community Development Departinen
Planning Commission
City Councill

Time Frame: ongoing

The City shall affirmatively further fair heiag by contracting with the Fair Housing
Hotline Project provided through Legal ServicedNofthern California.

Responsibility: Community Development Director
City Councill
Time Frame: ongoing

The City shall review and amend its MuniciBalde as necessary to provide individuals
with disabilities reasonable accommodation in rufedicies, practices and procedures
that may be necessary to ensure equal access sngouThe purpose of this is to
provide a process for individuals with disabilitit®® make requests for reasonable
accommodation in regard to relief from the varidausd use, zoning, or building laws,
rules, policies, practices and/or procedures ofite

Responsibility: Community Development Departinen
City Councill
Time Frame: ongoing
March 24, 2009 18 City of Woodland

Policy Document Housing Element Update



2.36. The City shall develop measures to encoudmyelopers to use barrier-free design in
new housing developments. Such measures couldid@cldensity bonuses, fee
reductions or other incentives. The City shallelep and make available information
showing recommended barrier-free design featuneefadential projects.

Responsibility: Community Development Departinen
City Councill
Time Frame: FY 2009

2.37. The City shall increase its educational @adhneefforts by assuring that all flyers are
available in both English and Spanish regardingHausing issues as related to migrant
and seasonal farmworkers. Financial and techrasslistance may be sought from
California Rural Legal Assistance, the Farm worldestice Fund, the USDA Rural
Development Program, and HCD’s Office of Migrant\iees.

Responsibility: Community Development Departinen
Time Frame: ongoing
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D. Energy Conservation

Goal 2.D

To establish development and construction standatdsh encourage energy conservation in
residential uses.

Policies
2.D.1. The City shall require energy-conservingstarction, as required by state law.

2.D.2. The City shall encourage innovative siteigies and orientation techniques, which
incorporate passive and active solar designs atdlataooling techniques.

2.D.3. The City shall promote a weatherization agtdofit program for existing housing units
that fall below current state performance standéoddenergy efficiency.

2.D.4. The City shall promote opportunities for a$aolar energy by assuring solar access.

2.D.5. The City shall promote energy efficient lande planning by incorporating energy
conservation as a major criterion for future derignaking.

2.D.6. The City shall promote energy conservationugh education and outreach programs.

I mplementation Programs

2.38. The City shall enforce Title 24 provisions tbe California Administrative Code for
residential energy conservation measures.

Responsibility: Community Development Departinen
Time Frame: ongoing

2.39. The City shall encourage the continued a#bildy of both rental and ownership
housing by encouraging energy conservation inxafitieg development. The City will
make available an informational fact sheet forrthstion that will describe the measures
that can be instituted in homes for little cost ankdlsave energy and utility expenses.

Responsibility: Community Development Director
Building Division
Time Frame: ongoing
March 24, 2009 20 City of Woodland

Policy Document Housing Element Update



2.40. The City shall apply its energy conservafoaticies in the Spring Lake Specific Plan
citywide. These policies include but are not lgditto the use of energy efficient air
conditioners, light-colored roofing materials, phwvatltaic energy systems, and Energy
Star appliances.

Responsibility: Community Development Director
Public Works Director
Building Division

Time Frame: FY 2009
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|l. ADEQUATE SITES

The following section provides an analysis of adegusites available for affordable housing
development in Woodland.

A. Description of Criteriafor Identifying Housing Sites

The City identified all vacant and potentially redpable (as of December 2007) residentially
designated and commercially designated parcelsmiitte City of Woodland limits and outside
of Specific Plan areas. The City provided Willdaith the locations of these parcels along with
a citywide parcel database. Willdan also conduatgdrcel-by-parcel housing conditions survey
(December 2007) and inventoried vacant parcelbarrésidentially zoned area of the City. The
identified vacant/underdeveloped parcels were detigd on top of parcel basemap information
in an ArcView GIS (geographic information systenBarcel acreages by land use designation
were calculated in the GIS.

Parcels in the inventory fall into five categories:
1) Parcels that are vacant and available for devedmnt.

2) Parcels that are underutilized and are suitfablessidential redevelopment. Underutilized
parcels are defined as those where a portion dfitbas vacant and there is development
potential, or where there are older or low-valuesuwith the potential to be redeveloped
within the Housing Element timeframe (i.e., by J80g 2013).

3) Vacant/underutilized parcels that already haptaaned project.
4) Parcels that are vacant, but are not suitableefdential development.
5) Parcels that are underutilized but are not blgtéor residential redevelopment.

Parcels in the first two categories are classifiedlevelopable. All identified developable land
designated for residential use (all residentialdlarse designations in the General Plan) is
considered available for residential developmentidiionally, land within the Central
Commercial (CC) designation is also consideredlaks for residential development. The Land
Use Element of the General Plan permits residentias above the ground floor at densities of
5.0 to 12.0 units per gross acre in the CC desmgmaihe Zoning Ordinance permits single-
family dwellings, duplexes, and multifamily units the C-2 Zone (General Commercial Zone) —
which implements the General Commercial (GC) design — by use permit.

B. Inventory of Vacant and Under developed Sites

Table 4 provides a summary of estimated develodahkd within Woodland’s City limits for all
residential and commercial General Plan land usedations as of January 2008. Also shown
are the residential density ranges for each desmnand the holding capacity for residential
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units based on 80% of maximum density for eachgiesion. The table breaks down the
developable land into two categories: 1) vacantglarand 2) underutilized parcels available for
residential development. All land that is summedlizn Table 4 is within the city limits and
served by a backbone infrastructure for water, sewmads, and drainage. Basic municipal
services such as police and fire are also availab#l of these areas. As shown in the table,
there is a total holding capacity of 860 residdntiaits on vacant and redevelopable parcels
based on current land use designations and develdgpccurring at 80% of maximum
densities.

Table A.1 in Appendix A shows the full parcel listm which the data in Table I1.4 is derived.

TABLE 4
SUMMARY OF VACANT AND REDEVEL OPABLE LAND INVENTORY
BY GENERAL PLAN DESIGNATION

GP DESIGNATION L.U. ZONE MAXIMUM VACANT REDEVELOPABLE TOTAL RESIDENTIAL
DENSITY ACREAGE ACREAGE ACREA HOLDING
UnNite/ GE CAPACITY
ACRE) (UNITS)
CENTRAL CcC CBD 12 N/A 0.18 0.18 2
COMMERCIAL
EAST STREET ESD ESD 25 2.72 18.33 21.05 421
CORRIDOR SPECIFIC
PLAN ESCSP
GENERAL GC C-2 N/A 191 9.1 11.01 N/A
COMMERCIAL
HiGH DENSITY HDR R-M 25 7.59 1.82 9.41 188
RESIDENTIAL
MEDIUM DENSITY MDR R-2 16 217 N/A 217 28
RESIDENTIAL
MEDIUM-L oW MLDR R-1 12 0.68 0.59 1.27 12
DENSITY RESIDENTIAL
NEIGHBORHOOD NC C-1 N/A 0.46 N/A 0.46 N/A
COMMERCIAL
NEIGHBORHOOD NP N-P 8 0.33 0.59 0.92 6
PRESERVATION
SERVICE COMMERCIAL SC C-3 N/A 0.46 N/A 0.46 N/A
SPRING LAKE SPECIFIC SLSP R-25 25 5.14 N/A 5.14 103
PLAN
SPRING LAKE SPECIFIC SLSP R-20 20 6.25 N/A 6.25 100
PLAN
TOTAL - - - 27.89 30.43 58.32 860

Notes: 1) Vacant/redevelopable parcels in albdesgtial and commercial land use designationsrarieided in this inventory.
2) Numbers for the Residential Hold®apacity have been rounded.
3) Residential units are allowed witltihe C-1, C-2 and C-3 Zones with a conditional peemit. Since there are certain criteria and
restrictions that must be met to obtain a use fgeth@ projected unit count was not included witis survey.
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C. Inventory of Approved/On-Line Units

Table 5 inventories parcels that have approvedanned residential units (as of July 2008) in
the Southeast Area Specific Plan area, the Spriake LSpecific Plan area, the Downtown
Specific Plan area, and other areas. The tabke pisijected residential units by income group.
There is a total capacity of 1,645 approved/on-lings in Woodland, including 398 classified as
either very low or low-income.

The largest project, the Reynen & Bardis Subdivisieill add 663 housing units in the Spring
Lake Specific Plan area. When the project is cetepl, 43 very low income (through the
Rochdale Grange multifamily project) and 68 lowane units will be available. In the
Southeast Area Specific Plan area, 9 low-incomesurdve been approved as part of the 90-unit
Gibson-Ogden Subdivision. There are several pi®jalso listed in the Other areas category.
The largest contributor of very low- to low-incomeits (133) in this section of Woodland is the
Casa Del Sol Mobile Home Park.

March 24, 2009 24 City of Woodland
Policy Document Housing Element Update



TABLES
APPROVED/ON-LINE UNITSASOF JULY 2008

Extremely Low|Very|Low |Moderate/Combined Notes
Income Low and Extremely, Very
Above |Low, Low,
Moderate, and
Above Moderate
Southeast Area Specific Plan (1)
Gibson/Ogden 0 9 81 90 Approved
Hanson Ranch 0 0 0 24 24 Construction completed for 12 un
12 units unconstructed.
pring L ake Specific Plan (6)
Arbors (Centex Home|O 0 19 |63 82 Design Review pending.
AKA-Beeghly Ranch)
Reynen & Bardis 0 43 | 68| 552 663 Tentative Subdivision Map approve
Final Map pending.
DR Horton (AKA-Solarg0 0 10 |84 94 Site Plan and Design Revig
Ranch) approved.
Rochdale Grang0 See |0 See Note| See Note Site Plan and Design Revig
(Neighborhood Partners) Note approved. (Units 43 very low and
above moderate included in Reyne
& Bardis entry.)
Parkside 0 0 17 | 145 162 Site grading in progress.
Heidrick Ranch Phase | 0 0 6 33 39 Constructionmeted for 10 units
Downtown Specific Plan (3)
Capitol Hotel/Saloon 0 0 0 5 5 Under Constructicesidenial and
commercial uses).
City Center Lofts 0 0 17 | 153 170 Planning  Commission  approv|
project at its June 19, 2008 meeting.
Other
Maxwell School 0 0 0 8 8 Tentative maps approved. Final M
pending.
3 College Street 0 0 0 2 2 Conditional Use nher approved
Design Review approval pending.
Castro Apartments 0 0 0 5 5 Approved by Zoning Administratg
Building plans also approved. Prope
is being marketed.
Hutchinson Valley Lang0 0 2 20 22 Construction completed for 10 un
12 units unconstructed.
Arjmand Duplexes 0 0 0 4 4 Building permits pemdin
Country Oaks 0 0 4 34 38 Approved Tentative Subdivision M
and Conditional Use Permit. Fir
Map pending.
Ordonez 0 0 0 1 1 Tentative Map approval. Final M
pending.
Tovar Mixed Use (41|0 0 0 2 2 Tentative Map approved. Twear
West)* Map Extension of time approved.
Tovar Mixed Use (300 2 1 7 10 Site Plan and Design Revig
Main)* approved. Applicant to file CUP
meet new downtown  parkir
standards.
Fair Plaza East BWes|0 14 |53 |1 68 Senior complex to be rehabilitated
Clover Street)
Casa Del Sol 0 94| 39| 23 156 Mobile home park proceeding wi
rehabilitation project  financin
Construction on Phase | of the proj
began in June 2008.
Total 0 153 | 245]| 1,247 [1,645
Source: City of Woodland Community Development, 200
Note: * Located within the Redevelopment Agencyj@cbarea.
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TABLEG6
RESIDENTIAL DEVELOPMENT PROJECTSASOF JULY 23, 2008

Project Name

Description

Status

Notes

Mall  Expansion
Site, NE corner of

Construction of senior, gated commun
with 247 single-family units. Project wi

tyProject applicant submitted a
| tentative subdivision map on August 1

revisedProperty
2replaced K. Hovnanian

owner

has

East Street and include 25 units for low-income 2008. Homes as the projegt
Road 24A households. applicant.
Heritage R-15| Rezone of 35,000 square feet from R-3 tAugust 8, 2008 project resubmittal wadroject located in the

Site, SW corne
of Marston Drive
and Meikle
Avenue

R-15 and tentative subdivision map f
98 attached and detached alley-loag
small lot single-family units. Project wi
include 10 wunits for lower-incom

led
I

2}

pfound incomplete.

Spring Lake Specific Plan

Area.

households.

Source: City of Woodland Community Development)&0

D. Total Residential Holding Capacity vs. Projected Needs by
Housing Type and Income Group

Table 7 provides a summary of residential holdiagazity in Woodland compared to the City’s
assigned housing need. The figures for total RHMNIBcation, units built, units under
construction, and net allocation to be met are fiitable 7. The figures for approved/on-line
units and holding capacity on vacant and redevélepdand are from Tables 4 and 5,
respectively.

TABLE 7
WOODLAND RESIDENTIAL HOLDING CAPACITY ANALYSIS 2006-2013
Very Low Low Moder ate Combined Above Total
Very Low, M oder ate
Low, and
Moder ate
Total RHNP Allocation (2006-|425 266 238 929 942 1,871
2013) (see Table 1.25)
Units Built/Under Constructiol85 71 0 156 44 200
July 2007- March 2008
Approved/Onktine Units (se(153 245 23 421 1,224 1,475
Table I1.5)
Holding Capacity -Vacant an(- - - - - 860
Redevelopable Land (see Ta
11.4) (1)
Remaining Need (2) |-187 [+33 [-215 -369 [+173 [+664 (3)

(1) Vacant/redevelopable parcels in all residérstiad commercial land use designations are includetthis inventory. Of the commercial
designations, only the CC designation permits esttidl development.

(2) The deficit of 187 units for the very low irmoe category can be addressed with the R-25 (5188 &t size) and R-20 (6.25 acres in size)
sites located in the Spring Lake Specific Plan Afiegble 4 of Policy Document and Appendix A of Baakund Report).

(3) The net surplus of 664 units is calculatedolews: 860 — 187 (deficit of very low income us)it+ 33 (surplus of low income units) — 215
(deficit of moderate income units) + 173 (surplfigloove moderate income units).
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TABLE 8
WOODLAND RESIDENTIAL HOLDING CAPACITY ANALYSIS 2002-2007

Very Low Low M oder ate Combined Above Total
Very Low, M oder ate
Low, and
Moder ate
Total RHNP Allocation (2002-|643 389 580 1,612 1,229 2,841
2007)
Units Built: January 2003une53 161 24 238 1,007 1,245
2007
Net Allocation to be Met:|590 228 556 1,374 222 1,596
January 2002-June 2007

Note: Numbers pertain to the 2002-2007 SACOG Reatiblousing Need Plan allocation.

As shown in Table 7, the holding capacity of 839igsired into the total amount of available
units. Accordingly, the City can apply its affold@ housing ordinance to distribute these units
toward the appropriate housing needed. Woodlasdaharojected remaining capacity need for
187 very low-income houses. The City also hasfigitlen the moderate-income housing group.
The same idea above could be applied to reducghibréage.

The Neighborhood Preservation (NP), Medium-Low Dgn&esidential (MLDR), Medium
Density Residential (MDR), High Density Residen{idDR), Planned Neighborhood (PN), and
Central Commercial (CC) land use designations ocaieg allow multifamily residential
development. The MLDR (maximum density of 12 uaitse), MDR (maximum density of 16
units/acre), HDR (maximum density of 25 units/acrapnd CC (maximum density of 12
units/acre) designations permit densities thasapportive of affordable multifamily housing.

In compliance with the requirements of Governmeodl€Section 65583(c)(1), the General Plan
land use element should provide a sufficient parbbland in the MLDR, MDR, HDR, and CC
designations that permit residential developmenné®t its obligation to provide sites suitable
for the production of needed housing affordablevésy low-, low-, and moderate-income
households.

E. Possible Sitesfor Redesignation

Implementation Program 2.6 calls for the City ta@cammodate development of at least an
additional 34 units at densities that will facitégoroduction of housing affordable to moderate-
income households by redesignating sufficient vadand Medium Density Residential
(MDR).” The measure also requires the City to temlsthat future sites designated for higher-
density housing are large enough to provide fomenues of scale in construction and are
located near transit stops or arterial streets.”

This section identifies the potential sites tha&t @ity will consider for redesignation to meet the
Implementation Program 2.6 goal and Woodland’s reimg RHND for the Housing Element

planning period. The City of Woodland has identfi®0 sites that may be suitable for
redesignation or rezoning under Implementation Rimwmg2.6. These sites are listed in Table 9
below and the City will use this list as the paarh which to select sites for redesignation. Full
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analysis of development potential and environmentaistraints for individual sites will be
conducted by the City before redesignation/rezaning

The Casa Del Sol Mobile Home Park project will teguthe rehabilitation of 126 existing units
and the installation of 30 additional units. Tloat cost of the project which also includes
infrastructure improvements and the constructionaotommunity center are estimated at
$16,000,000. A 55-year affordability restrictionllvibe place on all of the units. Of the total
number of units (156), 94 will be restricted toywé&w-income households, 39 restricted to low-
income households, and 23 restricted to moderatame households. When the project is
complete, the 126 rehabilitated units can be caliake “preserved units” toward meeting the
City of Woodland’s regional housing fair share nartbbased on the meeting the conditions of
Government Code Section 65583.1(c)(2)(c). Appratety 76 very low, 31 low, and 19
moderate income units will be rehabilitated. lcle@nstance, the number of rehabilitated units
for each household income category representsthess 25 percent of the City’'s Regional
Housing Needs Allocation for the specific househnttbme category.
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TABLE9

POTENTIAL SITESFOR REDESIGNATION/REZONING

APN# Address GP Zoning |Status Total| Vacant/|Notes
Acres| redevelop-
able acres

006-025-041412-420 MAIN ST GC C-2 redevelopable 0.16  0.16 Woodland shopping center; owner is
interested in exploring housing options.

006-025-051402-440 MAIN ST GC C-2 redevelopable 436  4.36)Woodland shopping center; owner is
interested in exploring housing options.

064-140-041139 W COURT ST GC C-2 redevelopable 0.47  0.47/underutilized; parking lot

064-140-081110 W MAIN ST GC C-2 redevelopable 0,58 0.58 underutilized center

064-140-091112-120 W MAIN GC C-2 redevelopable 1|62 1.62underutilized center

064-140-101140 W MAIN ST GC C-2 redevelopable 0,50 0.50 underutilized

064-140-111154 MAIN ST GC C-2 redevelopable 2,70 2.70

064-170-051315 CR 98 GC C-2 redevelopable 1.05  1.05Brown's corner; underutilized Future
Extension Court (Possibly) determined by
Traffic Engineer - if traffic flow increases to
warrant extension

064-170-061362-372 W MAIN & |GC C-2 redevelopable 4.60 4.60Brown's corner; underutilized

384-392 W MAIN

064-170-301no address listed GC C-2 redevelopable 0.50 0.50Brown's corner; underutilized

064-170-481275 CR 98 GC C-2 redevelopable 492  4.92underutilized; E 1/2 of site vacant, entire site
redevelopable; infil MDR CUP

065-010-141no address listed - GC C-2 redevelopable 1.49 1.49 CalTrans

corner of Main &
Cottonwood

065-010-201317 W MAIN ST GC C-2 redevelopable 2|22 2.22old Chevy site; infill MDR CUP

027-560-361255 W KENTUCKY |LDR |R-1 redevelopable 3.84 3.84floodplain

066-050-031616-630 BOURN D LDR | R-1 redevelopable 1.38  1.38building on south end

005-720-081135 WOODLAND AV | MDR |R-M redevelopable 13.65 4.51northern 1/3 of site is vacant

063-060-051no address listed MDR ESD redevelopable 451 3.02east 2/3 of site (around 3 ac.); MDR infill
ESD area E (CUP) RFP; Yolo County
Housing Authority; Part of Armfield Study
Area

063-060-061 C & ARMFIELD MDR |ESD redevelopable 2.85 2.85 MDR infill ESD area E (CUP) RFP; Part of
Armfield Study Area

066-021-041534 JOHNSTON ST | NP ESD redevelopable 2.17 2.17/LDRinfill ESD area A

- no address listed SC ESD redevelopable 2.75 2.75(long, narrow railroad parcel north of E
Main)

- no address listed SC ESD redevelopable 2.17 2.17(long, narrow railroad parcel north of E
Main)

005-705-031470 KENTUCKY AV |SC C-3 redevelopable 264 1.772/3 of site; MDR infill; ZAP; proposed
duplex project; P.Hanson has talked to
proposed applicant

063-060-011119-123 EAST ST SC ESD redevelopable 1.33 1.33SC infill MDR (CUP) ESD zone; Possible
site for the community center

063-060-081 EAST ST SC ESD redevelopable 1,22  1.22SCinfill MDR (CUP) ESD
zone(Community Center); Part of Armfield
Study Area

063-060-091145 EAST ST SC ESD redevelopable 2.15 2.15SC infill MDR (CUP) ESD zone
(Community Center); Part of Armfield Study
Area

063-071-041301 EAST ST SC ESD redevelopable 0.13  0.13 RFP; Part of Armfield Study Area

063-071-051303 EAST ST SC ESD redevelopable 0.13  0.13 RFP; Part of Armfield Study Area

063-071-061308 A ST SC ESD redevelopable 0.13  0.13 RFP; Part of Armfield Study Area

063-071-071306 A ST SC ESD redevelopable 0.12 0.12 RFP; Part of Armfield Study Area

063-071-081309 A ST SC ESD redevelopable 0.26  0.26| RFP; Part of Armfield Study Area

063-071-091306 B ST SC ESD redevelopable 0.12  0.12 RFP; Part of Armfield Study Area

063-071-101308 B ST SC ESD redevelopable 0.14  0.14 RFP; Part of Armfield Study Area

063-071-111309 B ST SC ESD redevelopable 0.14  0.14 RFP; Part of Armfield Study Area

063-071-121307 B ST SC ESD redevelopable 0.12 0.12 RFP; Part of Armfield Study Area

063-071-131306 C ST SC ESD redevelopable 0.12  0.12 RFP; Part of Armfield Study Area

063-071-141308 C ST SC ESD redevelopable Q.14  0.14 RFP; Part of Armfield Study Area

063-072-011301 C ST SC ESD redevelopable 0.10 0.10 RFP; Part of Armfield Study Area

063-072-041309 C ST SC ESD redevelopable 0.13  0.13 RFP; Part of Armfield Study Area

063-072-051311 C ST SC ESD redevelopable Q.13 0.13 RFP; Part of Armfield Study Area

063-072-061318 D ST SC ESD redevelopable 0.08  0.08 RFP; Part of Armfield Study Area
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APN# Address GP Zoning |Status Total| Vacant/|Notes
Acres| redevelop-
able acres

063-072-081310 D ST SC ESD redevelopable .54  0.54 RFP; Part of Armfield Study Area
063-072-121305 C ST SC ESD redevelopable .14  0.14 RFP; Part of Armfield Study Area
063-072-131313 C ST SC ESD redevelopable .13 0.13 RFP; Part of Armfield Study Area
063-073-011309 D ST SC ESD redevelopable .33 0.33 RFP; Part of Armfield Study Area
063-073-021311 D ST SC ESD redevelopable 22  0.22 RFP; Part of Armfield Study Area
063-073-031313 D ST SC ESD redevelopable 20  0.20 RFP; Part of Armfield Study Area
063-073-041315.5 D ST SC ESD redevelopable .11 0.11 RFP; Part of Armfield Study Area
063-073-051315 D ST SC ESD redevelopable 11  0.11 RFP; Part of Armfield Study Area
063-074-011317 D ST/1243 A SC ESD redevelopable .13 0.13 RFP; Part of Armfield Study Area

063-074-0211245 ARMFIELD A | SC ESD redevelopable 12 0.12 RFP; Part of Armfield Study Area

063-074-0311247-49 ARMFIEL SC ESD redevelopable 23  0.23 RFP; Part of Armfield Study Area

063-075-0111233-35 ARMFIEL SC ESD redevelopable 27  0.27 RFP; Part of Armfield Study Area

063-075-0211237 ARMFIELD A | SC ESD redevelopable 14 0.14 RFP; Part of Armfield Study Area

063-075-0311239 ARMFIELD A | SC ESD redevelopable 14 0.14| RFP; Part of Armfield Study Area

063-075-0411241 ARMFIELD A | SC ESD redevelopable 0.13 RFP; Part of Armfield Study Area

063-076-0111223-29 ARMFIEL SC ESD redevelopable 54  0.54 RFP; Part of Armfield Study Area

063-076-021312 C ST SC ESD redevelopable .14 0.14 RFP; Part of Armfield Study Area

063-077-0111211 ARMFIELD A | SC ESD redevelopable 26 0.26| RFP; Part of Armfield Study Area

063-077-0211213 ARMFIELD A SC ESD redevelopable 13 0.13 RFP; Part of Armfield Study Area

063-077-0311215 ARMFIELD A | SC ESD redevelopable
063-077-0411219 ARMFIELD A | SC ESD redevelopable

14 0.14 RFP; Part of Armfield Study Area
13 0.13 RFP; Part of Armfield Study Area

063-078-011315 EAST ST SC ESD redevelopable .13 0.13 RFP; Part of Armfield Study Area
063-078-0211207 ARMFIELD A | SC ESD redevelopable 42 0.42 RFP; Part of Armfield Study Area
063-078-031310 A ST SC ESD redevelopable 14  0.14 RFP; Part of Armfield Study Area

063-079-0111229 E MAIN ST/ SC ESD redevelopable 69  0.69 RFP; Part of Armfield Study Area

065-250-571 W LINCOLN AVE GC C-2 vacant

[N

5 1.15

065-280-231no address listed GC C-2 vacant .58 0.58

oy olkolol0o0000|nlol000ololfglolololololalalo
= ¢ ¢
w

065-280-401448 CALIFORNIA GC C-2 vacant 0.48 0.48

027-560-351 W KENTUCKY AVE |[LDR |R-1 vacant 2.60 2.60 floodplain
065-370-061882 W SOUTHWOOD| LDR | R-1 vacant 0.32 0.32/vacant
065-370-071886 W SOUTHWOOD| LDR | R-1 vacant 0.37 0.37/vacant
066-280-4811559-63 HUTCHIS LDR | R-1 vacant 2.0 2.90

065-221-051 ELIZABETH WAY  |[MDR |R-M vacant 0.27 0.27

065-221-061 ELIZABETH WAY MDR |R-M vacant 0.14 0.14

065-221-071 ELIZABETH WAY |[MDR |R-M vacant 0.14 0.14

065-221-081 ELIZABETH WAY  |[MDR |R-M vacant 0.14 0.14

065-221-091 ELIZABETH WAY  |[MDR |R-M vacant 0.14 0.14

065-221-101 ELIZABETH WAY  |[MDR |R-M vacant 0.14 0.14

065-221-111 ELIZABETH WAY MDR |R-M vacant 0.29 0.29

065-221-121 CALIFORNIA ST MDR |R-M vacant 0.21 0.21

065-221-131 CALIFORNIA ST MDR |R-M vacant 0.25 0.25

066-021-261615 EAST ST MDR | ESD vacant 0.26 0.26

005-604-061317 BEAMER ST MLDRR-2 vacant 0.49 0.49 SC MDR-mixed use
005-715-071224 N FREEMAN S MLDRR-2 vacant 0.25 0.25

006-533-151 PACIFIC ST NP N-P vacant 0.13 0.13 NP LDR infill NP zone
005-703-041 N WALNUT ST SC C-3 vacant 0.48 0.48

063-090-1911216 E BEAMER S SC ESD vacant 0,22 0.22

063-090-29125 EAST ST SC ESD vacant 0,97 0.97

066-030-211 MATMOR RD SC C-3 vacant 3.22 3.22'SC vacant MDR infill (CUP)
066-030-331 MATMOR RD SC C-3 vacant 1.03 1.03 SC vacant MDR infill (CUP)

Note: This table includes all sites classifiedrasant or redevelopable in Table A.1 in the Hou&fgment Background Report, including sites
already designated MDR.
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[Il. PUBLIC PARTICIPATION

State law requires cities and counties to makeilayédt effort” to achieve participation by all
segments of the community in preparing a housirgmeht (Section 65583 (c) (6) of the
California Government Code). This diligent efforrislates into local jurisdictions doing more
than issue the customary public notices and corstacidard public hearings prior to adopting a
housing element. State law requires cities and toesiho take active steps to inform, involve,
and solicit input from the public, particularly lemwcome and minority households that might
otherwise not participate in the process. The Catytinued to solicit public input throughout the
update process, beginning with City Council awagdihe contract for preparation of the
Housing Element, during the development of the DEdément, during public review of the
Draft Element, and during the adoption process.

During preparation of the Woodland Housing Elemém, City decided to solicit input early in
the process, prior to actually beginning preparatibthe Draft Element. This was done in order
to identify issues upfront and then include sohsiopolicies, and programs in the Draft Element
that would address the citizens and stakeholdemseros. The Housing Element contract was
awarded by the City Council at their November @)2@earing, in which a City Councilmember
took the item off the consent calendar at this vaéténded and televised meeting, to clarify a
number of concerns for the public, identify theqass, and explain the City’s desires to continue
to meet its fair share of the provision of afforigabousing.

Following the City Council hearing a meeting waglhen November 8, 2007 with key City staff
who administers housing programs, work with stakidrs, and will be directing the preparation
of the Housing Element update. On December 19, ZG7staff met with HCD staff to review
the existing Housing Element, new legislation, o/ best to approach addressing the housing
needs of Woodland’s citizens. Site visits were cmbeld to evaluate housing conditions,
vacant/underutilized sites, and new housing prsjedthin the City and Redevelopment Agency.

The public workshop was held on February 26, 2008ha Woodland Library (which is
accessible to individuals with mobility impairmentBecause of the large Hispanic population
working and residing in the City, the City wanted make access to the public workshop as
convenient and welcoming as possible. Thereforéce® were prepared in both English and
Spanish. Additionally, a Spanish language integsrattended the workshop to assist residents in
understanding the purposes of the workshop anceley rtheir input. Because future public
hearings before the Planning Commission and CitunCib will be held at night, the City
intentionally scheduled this public workshop fotelafternoon. This late afternoon workshop
allowed for workers to come by the library on theay home from work, community members
to attend after school was out and prior to spmsic activities, and it allowed for the
stakeholders to come as part of their respectiveék ways, rather than come back at night after
working all day.

The businesses and organizations invited by thei@tuded public service providers, churches,
developers, apartment managers, and non-profitingasivocates. More than 100 notices were
provided to interested groups and individuals. €hestices were sent out via direct mail two
weeks in advance of the workshop, provided via maikenotice one week in advance of the
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workshop, and noticed in the local newspaper. Tidip workshop notice was also posted at
City Hall one week prior to the workshop.

The public workshop was attended by Woodland ressle Planning Commission
representatives, Planning Commission Housing Subdtee members, representatives from St.
John’s Retirement Village/Stollwood Convalescenspital, Yolo Community Care Continuum,
Yolo Association of Realtors, Sacramento Valley #&nging Committee, and a City
Councilmember. This workshop was conducted earlghénhousing Element update process to
obtain input from the community and housing advesabn their concerns, share ideas on
housing types, and discuss preliminary findings.

Brochures identifying the City’s Housing Rehabiiba Assistance Program and other
Affordable Housing Programs were made availabldh@tworkshop. Also available and handed
out to workshop participants were a Service Praviflarvey and a Workshop Comments
Survey. Following the workshop, the City receivednpleted surveys from the following: Yolo
County Housing Authority, Housing Now (seeks affaote and accessible housing for people
who are developmentally disabled), Community Hogisbpportunities Corporation (affordable
housing in multifamily, senior apartments, and abiteohome park), St. John’s Retirement
Village/Stollwood Convalescent Hospital (senioristesl living and convalescent skilled nursing
services), Yolo Community Care Continuum (mentalltieservices for low income adults), and
United Christian Centers of the Greater Sacramektea (services to the homeless and
chronically poor of Yolo County).

Summary comments from these surveys and the pwblikshop included:

« There are long wait lists for affordable rentalgedies.

« The number of services being accessed has increased

% Demand for affordable housing has increased 25%tbeepast 5 years.

+« Demand for housing services has increased 25%tbggrast 5 years.

% The cost to provide affordable housing continuesitoease.

+ The cost to provide housing services is high.

% The demand for housing for seniors, both affordallé market rate is high.

+«+ The City should adopt an Inclusionary Housing Oadice.

% The City should establish a trust fund financedlige on commercial development.

« The City should conduct an annual analysis of tkistieg housing stock to keep an
updated database for rehabilitation and preservgtiograms.

Following receipt of the surveys and the public kebrop, the Planning Commission, at its April
3, 2008 meeting, received a report on the Housilegnent from City staff. Staff presented an
update on the input received from the public wodgsland the status of the update. The City
Council at its May 15, 2008 meeting also receiveéort on the Housing Element from staff.
All Planning Commission and City Council meeting® anoticed, published on the City’s

website, and televised; allowing the public additibaccess to the Housing Element process.
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On July 17, 2008 City staff met with representaiftem Legal Services of Northern California.
Comments and concerns were discussed along withidvaveorporate changes into the Housing
Element programs and policies that will addressall&grvices comments.

The Planning Commission Housing Committee alsowit City staff on July 17, 2008. At this
meeting City staff reviewed the status of the Hogdtlement, public comments received thus
far, and comments from Legal Services of Northeatif@nia. Committee members provided
comments to City staff on the Housing Element aadiewed different housing program
opportunities available to the City and Redevelopmgency for consideration as part of this
update process. The City Council Affordable HousBupcommittee met with staff on August
27, 2008. At the meeting, subcommittee membersudgar the parcel inventory and asked staff
to provide a copy of the Draft Housing Element teepresentative of the California Building
Industry Association. The Planning CommissiontatNovember 6, 2008 meeting received a
report on the Housing Element from staff.

The information received throughout the public jgsation process has been incorporated into
different sections of the 2008-2013 Housing Element

Upon completion of the draft Housing Element, tmaftdHousing Element was placed on the
City’s website prior to being submitted to HCD. eTHraft was also submitted to HCD for
review and comment.

Public hearings are held on the housing elememtrédfoth the Planning Commission and City
Council. Notification is published in the localvmgpaper in advance of each hearing, and direct
notices are mailed to interested groups and indal&l Public hearings are televised, allowing
greater access to individuals unable to attendensgn. A copy of the Housing Element was
placed on the City’s website and a copy was maddable at the Community Development
Department.
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V. CONSISTENCY WITH THE GENERAL PLAN

State Law requires that the Housing Element beistam with other elements of the City of

Woodland’'s General Plan. Policies and programswieveloped subject to the constraints of
the policies and programs contained in the othere@d Plan elements. Of all the other General
Plan elements, the Housing Element is most clossbted to the Land Use and Community
Design Element in the General Plan because the Useland Community Design Element

specifies the lands within the City that may béizg¢d for housing development.

Areas available for residential development alonth whe range of allowable densities and
direction on appropriate housing types are desggh#ttrough the Land Use Diagram and the
land use definitions in the Land Use and Commuiiigsign Element, thereby laying the
foundation for all other goals, policies, and pags related to the provision of housing. The
Land Use and Community Design Element also providdgker detail in the implementation of
many Housing Element policies. The policies angl@mentation programs contained under the
“Residential Development” and “New Residential N#igrhoods” sections of the Land Use and
Community Design Element discuss providing a varedthousing types and encouraging infill
development, while preserving the quality and ctiareof existing neighborhoods.

The Housing Element proposes one modification ® lthnd Use and Community Design
Element. Implementation Program 2.6 in the Housklgment calls for the City to
“accommodate development of at least an additi®@alunits at densities that will facilitate
production of housing affordable to moderate-inconeeiseholds by redesignating sufficient
vacant land as Medium Density Residential (MDRY.he City of Woodland has identified 90
sites that may be suitable for redesignation uhagtementation Program 2.6. These potential
sites are shown in Table 9.

Other elements in the General Plan also discussypdirections for residential development.
For example, the Economic Development Element stdie is crucial that economic
development be balanced with adequate housingitioresident workers and that it contributes
to the character and quality of life in WoodlandPolicy 9.C.4 in the Economic Development
Element calls for the City to “actively pursue tleeation of significant new housing
opportunities within the Downtown Central Busin&sstrict.”

The expression of the community’s goals and objestiregarding housing production are
embodied in this document. This Housing Elementidles an effective framework to address
the housing needs and demands for future housivgjaEment, rehabilitation, and conservation
through its policies and programs.
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CITY OF WOODLAND
HOUSING ELEMENT UPDATE
BACKGROUND REPORT
2008-2013

INTRODUCTION

The City of Woodland was incorporated in 1871, amndhe county seat of Yolo County.
Woodland is located approximately 20 miles northwdsSacramento along Interstate 5. The
City occupies an area of approximately 14.5 squaites, and according to 2007 census data,
has a population of 54,060. Historic buildings dan found throughout Woodland, and are
testament to the City’s historical background.

The community is known for its agriculture, whiclays an important role in the local economy.
Due to its proximity to major transportation nod&#¥podland has also become increasingly
important as a manufacturing and distribution cente

State Housing Law (Government Code Section 6558G)ires that a “housing element shall
consist of an identification and analysis of exigtand projected housing needs and a statement
of goals, policies, quantified objectives, finamaiesources, and scheduled programs for the
preservation, improvement, and development of mgusiThe housing element shall identify
adequate sites for housing, including rental haysfactory-built housing, and mobilehomes,
and shall make adequate provision for the exisaimg) projected needs of all economic segments
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of the community”. This report is an update of Heusing Element previously adopted by the
City of Woodland in 2003.

The assessment and inventory must include alleofdtiowing:

Analysis of population and employment trends, doentation of projections, and a
guantification of the locality's existing and pretied housing needs for all income levels.
Such existing and projected needs shall include Iticality’'s share of the regional
housing need in accordance with Section 65584efXbvernment Code.

Analysis and documentation of household charatiesi including level of payment
compared to ability to pay, housing characterisiiesluding overcrowding, and housing
stock condition.

An inventory of land suitable for residential demment, including vacant sites and sites
having potential for redevelopment, and an analgsihe relationship of zoning, public
facilities, and city services to these sites.

Analysis of potential and actual governmental t@msts upon the maintenance,
improvement, or development of housing for all imeo levels, including land use
controls, building codes and their enforcemente sihprovements, fees and other
exactions required of developers, and local pracgsand permit procedures.

Analysis of potential and actual non-governmergahstraints upon the maintenance,
improvement, or development of housing for all imeolevels, including the availability
of financing, the price of land, and the cost afistouction.

Analysis of any special housing needs, such asetlwd the handicapped, elderly, large
families, farm workers, the homeless, and familvith female heads of households.

* Analysis of opportunities for energy conservatiath respect to residential development.

The Background Report of the Housing Element idiesstithe nature and extent of the City’s
housing needs. By examining these needs, thec@ityprovide a response to how they will meet
these needs in the Policy Document. In additiordémtifying housing needs, the Background
Report also presents information on the settingvimch the needs occur. Additionally, it

provides a better understanding of the community/fanilitates planning for housing.
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|. HOUSING NEEDSASSESSMENT

A. Demographic and Employment Characteristics and
Trends

The existing 2003 City of Woodland Housing Elemesis an update to the Housing Element
previously adopted in 1991. The analysis in th®3®ousing Needs Assessment relied
primarily on 2000 U.S. Census data. Because dedtamid-2000 Census data will not be
available during the 2008-2013 Housing Element Wpgaocess, this update has been based on
2000 Census data, while at the same time, evezynptthas been made to include newer census
from other reliable sources. Along with Censusadétis section also summarizes population,
housing, and employment data published by the @ald& Department of Finance (DOF), and
the Sacramento Area Council of Governments (SACOG).

The data for Woodland is presented whenever passddbngside comparable data for Yolo
County and the State of California. This facik®tan understanding of Woodland's
characteristics by illustrating how the City is ganto, or differs from, the county and state in
various aspects related to demographic charadtsrend housing conditions and needs.

1) General Demographic and Employment Characteristis and Trends

The purpose of this discussion is to establish baseline population and employment
characteristics for the City of Woodland.

Table 1.1 compares Woodland with Yolo County andif@aia from 2000-2007, for a variety of
population and household variables, including t@@pulation, median age, total households,
and average household size (for the populatiorouséholds).

Woodland’s population grew at an average annueal o&tl.37 percent during the 2000 to 2007.
This is lower than the 2.02 percent and 1.53 péraenual average population growth rates for
Yolo County and California, respectively, duringsteame time period.

Woodland’s median age in 2007, of 25, was lowen titee California median of 33.8 years, and
lower than the Yolo County median of 32 years.

A household is defined as a person or group ofgmerdéiving in a housing unit, as opposed to
persons living in-group quarters such as dormitogeprisons. Woodland’'s household growth
rate was slightly lower than its population growdte from 2000 to 2007, a result of increasing
average household sizes.

Average household size is a function of the nunolbg@eople living in households divided by the
number of occupied housing units in a given areaWoodland, the 2007 average household
size was 2.75 persons, slightly lower than theestiale average of 2.93 persons, and higher still
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than the County average of 28&rsons. Average household size in Woodland dsedefiom
2.78 to 2.75 from 2000 to 2007.
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Table I.1
Population and Household Trends for Woodland, Y&bointy, and California, 2000-2007

City of Woodland Yolo Count California
2000 2007 Average 2000 2007 Average 2000 2007 Average
Annual Annual Annual
Growth Rate Growth Rate Growth Rate
2000-2007 2000-2007 2000-2007
Population 49,151 54,06( 1.37% 168,66( 193,983 2.02% 33,871,648 37,662,518 1.53%
Median Age 32.4 25.0 - 29.5 32.0 - 33.3 33.8 -
Total Households 16,751 59,375 11,502,870
Household Population 48,361 52,8672 1.28% 161,145 185,009 2.00% 33,051,894 36,798,383 1.55%
Group Quarters 790 1,378 8.27% 7,515 8,974 2.57% 819,754 864,135 .76%
Population
Persons Per Household 2.89 2.75 - 2.71 2.67 - 2.87 2.93 -
Housing Units 17,120 18,963 1.47% 61,587 71,755 2.21% 12,214,549 13,312,456 1.24%

Source: Sacramento Area Council of Government<(@Sa), 2007.
Source: State of California, Department of Finafe®é Population and Housing Estimates for Citigsynties and the State, 2001-2007, with 2000 Beackin$acramento, California, May 2007.

Note: All figures have been rounded.
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Table 1.2 compares 2000 Census data for a varfetigmographic characteristics including age,
sex, and race and ethnicity for Woodland and Yolo.

In 2000, the proportion of Woodland’s populatiomgang from 20-24 was only 6.7 percent as
opposed to 12.3 percent for Yolo County. Yolo Qguaiso had a younger median age of 29.5
compared to 32.4 for Woodland.

Females and males accounted for 51 percent anc@m, respectively, of the population in
Woodland in 2000. These percentages are almosticdéfor Yolo County, differing by only
0.1 percent in both categories.

In terms of race, both Woodland and Yolo Countyehapproximately the same percentage of
whites at 71 and 72 percent. Woodland’s 2000 Ap@pulation was 5.0 percent, substantially
lower than the 11.7 percent in the County. Theobinsc population of 38.8 percent in Woodland

was moderately higher than the 25.9 percent in Gmanty.
Table I.2
Woodland and Yolo County
Age, Sex, and Race and Ethnicity 2000

2000
Woodland Yolo County
Age distribution  |Number |Percent Age distribution |[Number |Percent
Under 5 3,958 8.1% Under 5 10,964 6.5%
5-9 4,204 8.6% 5-9 12,264 7.3%
10-14 4,074 8.3% 10-14 12,177 7.2%
15-19 3,786 7.7% 15-19 17,219 10.2%
20-24 3,293 6.7% 20-24 20,797 12.3%
25-34 7,174 14.6% 25-34 23,677 14%
35-44 7,704 15.7% 35-44 23,866 14.2%
45-54 6,241 12.7% 45-54 20,301 12%
55-59 2,014 4.1% 55-59 6,647 3.9%
60-64 1,537 3.1% 60- 64 4,966 2.9%
65-74 2,430 4.9% 65-74 8,056 4.8%
75-84 1,925 3.9% 75-84 5,753 3.4%
85+ 811 1.7% 85+ 1,973 1.2%
Total 49,151 100.0% Total 168,660 [99.9%
Median Age 32.4 - Median Age 29.5 -
Sex Sex
Male 24,099 49.0% Male 82,451 48.9%
Female 25,052 51.0% Female 86,204 51.1%
Race/ Ethnicity® Race/Ethnicity®
White 34,885 71% White 121,479 72%
Black or African|859 1.7% Black or African4,378 2.6%
American American
American Indian 1,282 2.6% American Indiar3,752 2.2%
and Alaska and Alaska
Native Native
Asian 2,453 5% Asian 19,737 11.7%
Native Hawaiian 231 0.5% Native Hawaiiaml,069 0.6%
and Other Pacifi and Other Pacifi¢
Islander Islander
Some other race 11,983 24.4% Some other nace 27,596.4%
Total 49,151 100.0% Total
\Hispanic 19,084 38.8% Hispanic 43,707 25.9%

Source: U.S. CensuseBu, Summary File 1 (SF 1) and Summary File 335F
Note: Race alone or in combiorativith one or more other racés
Note: All figures have been rounded.
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The U.S. Census divides households into two differeategories, depending on their
composition. Family households are those that sbradi two or more related persons living
together. Non-family households include person® Wie alone or in groups composed of
unrelated individuals. As shown in Table I.2A, Wtodl had a larger percentage of family
households (73.6 percent) than Yolo County (63rtqrg). Additionally, it also had less non-
family households equaling 26.7 percent of theltatats, compared to the County’s 36.9
percent.

Table 1.2A
Woodland and Yolo County Household Type 2000
Woodland Yolo
Household Type Household Type
Families 12,308 73.6% Families 37,468 63.1%
Non-Families 4,418 26.4% Non-Families | 21,907 36.9%
Total 16,726 100.0% Total 53,375 100%

Source: U.S. Census Bureau, Summary File 1 (3fad) Summary File 3 (SF 3).
Note: All figures have been rounded.

Table 1.2B shows the rate of home ownership in Matiwas 58.5 percent in 2000, slightly
higher than the 53.1 percent in Yolo County.

Table 1.2B
Woodland and Yolo County Housing Tenure 2000
Woodland Yolo
Household Tenure Household Tenure
Owner 9,799 | 58.5% Owner 31,506 53.1%
Renter 6,952 | 41.5% Renter 27,869 46.9%
Total 16,751 | 100.0% Total 59,375 100%

Source: U.S. GenBureau, Summary File 1 (SF 1) and Summary H®&F33).
Note: All figures have been rounded.

Table 1.3 shows the DOF-estimated population angimg units in Woodland for each year
from 1997 to 2007.

Table 1.3
Department of Finance Yearly Estimates — Woodland PopulatidrHousing Units, 1997-2007
Population Housing Units
# Change % Change # Change % Change
1997 43,912 - - 16,271 - -
1998 44,456 544 1.2% 16,500 229 1.4%
1999 45,207 751 1.7% 16,770 270 1.6%
2000 46,300 1,093 2.4% 17,016 246 1.5%
2001 50,824 4524 9.8% 17,750 734 4.1%
2002 51,367 543 1.1% 17,798 48 27%
2003 51,639 272 .53% 17,874 76 .43%
2004 52,581 942 1.8% 18,117 243 1.3%
2005 53,355 774 1.5% 18,446 329 1.8%
2006 53,016 -339 -.6% 18,584 138 1%
2007 54,060 1044 2.0% 18,963 379 2.0%

Source: State of California, Department of Finan€el Population Estimates for Citie€ounties and the State, 2001-2007, with 2000
Benchmark. Sacramento, California, May 2007.
Note: All figures have been rounded.

Table 1.4 shows the distribution of 1999 househdddsording to their 1998 incomes for
Woodland, Yolo County, and California. Woodland Baghtly higher income distributions than
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Yolo County and California, with large proportiookits respective households clustered in the
income range of $35,000 to $74,999 per year. Waoathnd the County differed from the State
slightly, having lower proportions of householdghe highest household income categories.

In 1999, Woodland had a median household incomd,482) that was $3,635 higher than in
Yolo County, and $3,044 less than in Californiaowéver, according to the 2008 State Income
Limits, the median income for a family of four irod County was $71,000.

Table 1.4
Household Income Distribution for Woodland, Yolo @bty and California, 1999
Woodland Yolo County California

Households Percent Households Percent Households Percent
Less than $10,000 1,221 7.3% 6,810 11.5% 967,089 8.4%
$10,000 to $14,999 849 5.1% 4,006 6.7% 648,78( 5.6%
$15,000 to $24,999 2,154 12.9% 7,871 13.3% 1,318,246 11.5%
$25,000 to $34,999 2,080 12.4% 7,027 11.8% 1,315,085 11.4%
$35,000 to $49,999 3,199 19.1% 9,273 15.6% 1,745,961 15.2%
0$50,000 to $74,999 3,790 22.7% 10,660 18.0% 2,202,873 19.1%
$75,000 to $99,999 1,896 11.3% 5999 10.1% 1,326,569 11.5%
$100,000 to $149,999 1,177 7.0% 5,109 8.6% 1,192,618 10.4%
$150,000 to $199,999 108 1.29% 1,515 2.6% 385,24¢ 3.3%
$200,000 or more 162 1.0% 1,088 1.8% 409,551 3.6%
Total Households 16,726 100.0% 59,358 100.0% 11,512,020 100.0%

- q 3

Median Household 44,449 ) 40,769 i 47,493 i
Income

Source: U.S. Census Bureau, Census 2000 Summang FMatrices P30, P32, P33, P43, P46, P49, P50, R, P53, P58, P62, P63, P64,
P65, P67, P71, P72, P73, P74, P76, P77, P82, BB7PRT47, PCT52, and PCT53.

Source: www.huduser.org, Income limits are baseBY2008 Fair Market Rent (FMR) areas.

Note: All figures have been rounded.

Table 1.5 shows the projected employment by magmta for Woodland and Yolo County
during 2005-2030. It also shows the number of jdashousehold for each area.
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Table 1.5
Employment by Major Sector for Woodland and Yolo Cou6Q5-2030

Woodland 2005 2010 2015 2020 2025 2630 Projected
Average
Annual
Change 2005
2030
Retail 5,361 5,854 6,260 7,009 7,359 7,965 1.6%
Office 4,161 5,338 6,808 8,458 9,493 11,667 4.2%
Medical 2,096 2,206 2,384 2,695 2,815 3,030 1.5%
Education 1,586 1,685 1,828 1,986 2,088 2,237 1.4%
Manufacturing | 3,488 4,580 5,365 5,945 6,375 7,412 1963
Other 7,942 8,572 9,281 10,198 10,878 11,768 1.6%
Total Jobs 24,634 28,235 31,926 36,291 39,008 894,07 |2.3%
Total 18,775 20,372 21,964 24,326 25,878 28,039 1.6%
Households
Total 1.3 1.4 1.5 1.5 1.5 1.6 -
Jobs/Household
Ratio
Yolo County |2005 2010 2015 2020 2025 2030 Projected
Average
Annual
Change 2005
2030
Retail 14,370 17,548 19,255 22,037 23,721 27,414 5%2.
Office 23,937 29,660 34,714 41,488 46,979 55,833 4903,
Medical 4,403 5,072 5,602 6,445 6,862 7,824 2.2%
Education 24,464 26,660 28,860 31,510 34,109 37,103 |1.7%
Manufacturing | 11,390 14,320 16,554 18,720 20,580 , 998 3.0%
Other 31,291 33,973 35,643 37,779 39,813 42,334 %1.2
Total Jobs 109,855 127,233 140,628 157,979 172,064 (194,502 2.3%
Total 68,907 75,555 82,642 90,380 97,062 106,550 1.7%
Households
Total 1.6 1.7 1.7 1.7 1.8 1.8 -
Jobs/Household
Ratio

Source: Sacramento Area Council of Government (S&EQ006.

Note:® Data for 2030 are extrapolated using the projeatediage annual growth rate between 2005 and 2025.

Note: Data for all geographies are based on piojextreported for SACOG minor zones. These figutesnot completely align with
published jurisdiction-level SACOG data. Howevewth rates in both data sets do correlate. Thdabgldiscrepancies in the two data sets
remain unexplained, the minor zone data is usethi;manalysis to enable the study of specific gaphies within unincorporated Yolo
County, with an emphasis on growth trends rathan tibsolute numbers.

Note: All figures have been rounded.

Woodland had a total of 24,634 jobs in 2005 anutagected to have 19,445 more by 2030. The
total projected annual change for job growth rat®ioodland from 2005 to 2030 is 2.3 percent
and this mirrors the job growth rate for Yolo Coumluring the same period. However, the
projected job growth outpaces household growth inoWNand as the growth of households
during the 2005 — 2030 period is estimated to grow rate of 1.6 percent per year. The ratio of
total jobs to households’ annual growth rates iaseel from 1.3 during 2005, and to 1.6 during
in 2030. This is comparable to Yolo County’s rataf 1.6 in 2005 and 1.8 in 2030.

The industry sectors in Woodland with the highesigrted growth rates from 2005 to 2030 are
office and manufacturing. It was interesting tadfithe same trend occurring in Yolo County,
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with office jobs increasing annually at 3.4 percemtd manufacturing at 3.0 percent. Medical
and education had the lowest percentages of agnoxath rate during this same period.

Woodland’s office, manufacturing, and other (in@adindustries such as construction;
transportation, communications, and utilities; fin@, insurance, and real estate (FIRE); and
government) sectors are projected to have gre&i@res of total employment than in Yolo

County during 2005-2030. In contrast, retail, nsafliand education sectors are projected to
have lesser shares of employment in Woodland th&foio County as a whole.

2) Potential Population Change and Job Growth Impats on Housing Need

Table 1.6 is the Sacramento Area Council of Govesmis (SACOG) summary of projected
population, households, housing units, and employrfee Woodland and Yolo County during
the 2005-2030 period.

As shown in the table, SACOG projects Woodland’gysation to more than double from 2005-
2030, and have an average annual change of 3.8nter€ompared to Yolo County’s annual
population change of 1.7 percent, Woodland is jgtepto grow at a much higher annual rate,
with a difference of 1.6 percent.

From 2005-2030, Woodland is expected to have 9ti#itional households, increasing at 1.6
percent per year. Yolo County households are ptejeto increase by 1.7 percent annually,
slightly higher than that of Woodland.

The projected annual average growth rate for enrmpéoyt in Woodland during 2005-2030 is 2.3
percent. Yolo County’s is expected to increaséheysame percentage.
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Table 1.6
Summary of Population, Employment, and Housing Projestfor
Woodland and Yolo County, 2005-2030

Woodland
Projected Average
2005 2010 2015 2020 2025 2330 | Annual Change
2005-2025
Population 40,032 48,408 | 57,730 66,937 77,103 90,832 3.3%
Households 18,775 20,372 | 21,964 24,362 25,878 28,039 1.6%
Housing Units 19,333 20,979 | 22,689 25,121 26,728 28,982 1.6%
Total Employment 24,634 28,235 | 31,926 36,291 39,008 43,758 2.3%
Jobs/Household Ratio 1.3 1.4 1.5 15 1.5 1.6 -
Yolo County
Projected Average
Annual Change
2005 2010 2015 2020 2025 2630 2005-2025
Population 191,218 | 209,035 227,126 247,897 266,384 291,471 1.7%
Households 68,907 75,555 | 82,642 90,38( 97,062 106,550 1.7%
Housing Units 70,899 | 77,745| 85,120  93,10( 100,004 109,814 1.7%
Total Employment 109,855| 127,233| 140,628 157,979 172,064 193,164 2.3%
Jobs/Household Ratio 1.6 1.7 1.7 1.7 1.8 1.8 -

Source: Sacramento Area Council of Government (S&LQ006.

Note:* Data for 2030 are extrapolated using the projeatedage annual growth rate between 2005 and 2025.

Note: Data for all geographies are based on piiojeztreported for SACOG minor zones. These figad@sot completely align with published
jurisdiction-level SACOG data. However, growth saie both data sets do correlate. Though the giaor@es in the two data sets remain
unexplained, the minor zone data is used in thidyais to enable the study of specific geographiigsin unincorporated Yolo County, with an
emphasis on growth trends rather than absolute atsnb

Note: All figures have been rounded.

The following is a description of impact of demqgghn& trends on housing types needed in
Woodland and a description of housing demand agdspacial needs associated with the types
of employment growth projected.

According to the Bay Area Economics’ 19%®using and Strategic Analysis Pldar the
Woodland Redevelopment Agency, Woodland’s strongeacy towards family households has
resulted in the continuing demand for larger siffglaily housing units. Since the income
distribution shown in Table 1.4 is comparable te gurrounding region, demand for housing will
be representative of the demand for housing fobrmlighout the region.

According to the Bay Area Economics report, Woodlaas not historically attracted commuter
households because of the availability of housheg ts just as affordable, but closer to other
employment centers in the region. However, ret@mds indicate that a small number of new
homebuyers commute to jobs in Davis, the Sacramara, and the Sacramento International
Airport.
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B. Existing Housing Needs

1) Housing Stock Characteristics and Conditions

Table 1.7 presents comparative data on the housiogk in Woodland, Yolo County, and
California for 2000 and 2006. The table breaks th& total housing stock in each area
according to the type of structures in which uaits located, total occupied units, and vacancy
rate.

As shown in the table, the majority of housing irodlland during 2006 was single-family
detached housing, which accounted for 62.2 peroérdll units. This is a slightly larger
proportion of the total in the State overall, wherdy 57.3 percent of all units are single-family
detached. With 57.5 percent of single-family detathinits in 2006, Yolo County has a higher
proportion of single-family detached units than 8tate, but slightly lower than Woodland.

Multifamily units make up the next largest segmehtVoodland’s housing stock, comprising
approximately 27.1 percent of the total. This pmipn of multifamily units is slightly lower
than that in both Yolo County and the State. Thapertion of mobilehome units is also less
than found in Yolo County and in the State overall.

Table 1.7 also shows the number and percentageafpied units and the percentage of vacant
units. It is important to note that these countdude all vacant units, including those units held
vacant for seasonal use; not all of the vacantsuaie actually offered for sale or for rent.
Woodland is shown as having a 2.16 percent vaceateyin 2006, compared to 3.84 percent in
Yolo County and 5.87 in California.

Table 1.7
Housing Stock by Type and Vacancy
for Woodland, Yolo County and California, 2000-2006

Mobile

DOF Estimates Total Single- family Multifamily Homes Occupied | Vacant %

Detached | Attached 2704  5Plus
Woodland
Units 2000 17,016 10,637 1,168 948 3,668 595 16,305 4.18%
Percentage 100.0% 62.5% 6.9% 5.6% 21.6% 3.5% 95.8% -
Units 2006 18,584 11,563 1,313 1,149 3,878 681 18,183 2.16%
Percentage 100.0% 62.2% 7.1% 6.2% 20.9% 3.7% 97.8%
Yolo County
Units 2000 61,550 34,226 4,294 4,298 15,062 3,670 59,262 3.72%
Percentage 100.0% 55.6% 7.0% 7.0% 24.5% 6.0% 96.3% -
Units 2006 70,5472 40,542 4,996 4,727 16,592 3,685 68,088 3.48%
Percentage 100.0% 57.5% 7.1% 6.7% 23.5% 5.2% 96.5% -
California
Units 2000 12,242,576 6,853,693 840,801 1,012,613 2,950,373 585,096 11,335,419 7.41%
Percentage 100.0% 56.0% 6.9% 8.3% 24.1% 4.8% 92.6% -
Units 2006 13,140,388 7,533,408 949,741 1,051,594 3,018,657 586,988 12,368,706 5.87%
Percentage 100.0% 57.3% 7.2% 8.0% 23.0% 4.5% 94.1% -

Source: California Department of Finance (DOF}yfounty Population and Housing Estimates, 2006.
Note: All figures have been rounded.
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The U.S. Census provides only limited data thatlmnsed to infer the condition of Woodland’s
housing stock. In most cases, the age of a contgmihiousing stock is a good indicator of the
likely condition of the housing stock. Accordirgthe 2000 Census data shown in Table 1.8, 1.5
percent of Woodland’s 2000 housing stock was apprately nine or fewer years old. The
2007 California Department of Finance estimate&)9&3 housing units in Woodland (see Table
I.1) represents an increase of 1,947 units over0@9 figure of 17,016. These housing units
added to the 2,719 housing units built from 1992060 and represent a total of 6,113 units built
from 1980 to 2000 (note: this calculation does amatount for demolished units). An estimated
total of 15.8 percent of Woodland’s housing sto@sW8 years old or less in 2000.

The City’'s Community Development Department cordcwith Willdan to conducted a
housing conditions survey (December 2007) as agfalhte City’s Housing Element update and
pursuant to State Housing Law AB 2348 (Mullin) 2000f the parcels surveyed, staff rated
most residential areas to be in sound conditiohe fajority of the existing house stock was
considered to be in good to fair condition with ab®4 percent of those houses with conditions
ranging from poor to needs improvement. These ¢immdi were based on criteria such as the
foundation, siding, windows, roof, etc. Upon contigle of this survey these conditions were
given a numerical total based on the amount of edrkeeded to be done with categories
ranging from; Excellent/Good (1-10) Average/Faifl{40), Poor/Needs Improvement (21-30)
and finally Needs Immediate Improvements (31-Abové@he survey covered the entire city,
which supplements the Census information and pesvadsnapshot of housing conditions in the
City (see Table 1.8A).

In addition to the housing age data, informatiohat bottom of Table 1.8 indicates that nearly
all Woodland housing units (99.6 percent) had cetepblumbing facilities in 2000.

Table 1.8
Woodland Housing Stock Conditions, 2000

Age of Structure

Year Structure Built All Housing Units|  Category as Percentage of Total
1999 to March 2000 265 1.5%
1995 to 1998 1,204 7.0%
1990 to 1994 1,250 7.3%
1980 to 1989 3,394 19.8%
1970 to 1979 4,485 26.2%
1960 to 1969 2,469 14.4%
1940 to 1959 2,624 15.3%
1939 or earlier 1,410 8.2%
Total 17,101 100.0%
Plumbing Facilities All Housing Units|  Category as Percentage of Total
Units With Complete Plumbing Facilities 17,101 99.6%
Units Lacking Complete Plumbing Facilities 75 0.4%
Total 17,176 100.0%

Source: Census Bureau, Census 2000 Summary File 3.
Note: All figures have been rounded.
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Table 1.8A
Woodland Housing Stock Conditions, 2007

Condition Condition # Amount of Housing Total
Excellent/Good (1-10) 1 266
10 515 781
Average/Fair (11-20) 11 109
15 72
16 28
20 47 256
Poor/Needs Improvement (21-30) 21 17
25 45
26 6
30 14 82
Needs Immediate Improvements 31 2
(31-Above) 35 19
36 4
40 3
41 1
45 4
5 142
50 1
6 63
65 1
75 2 242

Source: Willdan Housing Survey, 2007
2) Overpaying

A household is considered to be overpaying when 80%ore of its gross income is spent on
rental or mortgage costs. Severe housing cost burdeurs when a household pays more than
50% of its income on housing. The prevalence ofaygment varies significantly by income,
tenure, household type, and household size. Thep@dmansive Housing Affordability Strategy
(CHAS) provides detailed information on housingdeeby income level for different types of
households. Detailed CHAS data that is based 08@06 U.S Census is displayed in the tables
below.

Table 1.9 lists income ranges and the percentagigose incomes that Woodland’s owners and
renters pay toward housing costs.
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Table

1.9

2000 Housing Cost as a Percentage of Household Income

OWNER-OCCUPIED UNITS

Income Range Total % of Total |Less than 20920-29% of HH30-34% of HH 35+% of HH
Households | Households [of HH Income Income Income Income
Less than $10,000 256 2.9% 0 22 0 205
$10,000-19,999 465 5.3% 106 108 12 239
$20,000-34,999 1,003 11.5% 391 94 70 448
$35,000-49,999 1,612 18.5% 447 408 226 531
$50,000 -74,999 2,559 29.3% 844 1,021 420 274
$75,000-99,999 1,519 17.4% 914 523 34 48
$100,000+ 1,306 15.0% 793 166 17 13
Subtotal 8,720 99.9% 3,495 2,342 779 1,758
RENTER-OCCUPIED UNITS
Income Range Total % of Total |Less than 209420-29% of HH30-34% of HH 35+% of HH
Households | Households |of HH Income Income Income Income
Less than $10,000 881 12.60% 9 64 28 674
$10,000-19,999 1,419 20.40% 55 109 105 1,107
$20,000-34,999 1,914 27.50% 275 779 306 510
$35,000-49,999 1,354 19.40% 586 581 78 70
$50,000 -74,999 1,014 14.60% 783 200 0 7
$75,000-99,999 244 3.30% 15 0 0 0
$150,000+ 140 2.00% 0 0 0 0
Subtotal 6,966 99.80% 1,723 1,733 517 2,368

Source: U.S. Census, 2000.

Note:“Not Computed” households are not included.

Table 1.9A lists the total number of owner (2,3@8y renter (4,408)-occupied households whose
incomes were less than 80% of the Area Median IrcORMI) in 2000. The second column lists
the total number of owner (2,537) and renter (288%upied units paying 30% or more of their
incomes to housing costs. Column three lists thegmeages of households paying 30% or more
of their incomes on housing (29.1% owner occupreti41.4% renter-occupied).
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Table 1.9A
Percentage of Low-Income Households in
Woodland Overpaying for Housing in 2000
Owner-Occupied Units
Households with |Paying 30% or More of HH Incomdercent Paying 30% or Mo

D

incomes less than 80Po of HH Income
AMI
2,303 2,537 29.1%

Renter-Occupied Units
Households with |Paying 30% or More of HH Incomdercent Paying 30% or Mo

D

incomes less than 80P6 of HH Income
AMI
4,408 2,885 41.4%

Source: U.S. Census, 2000@HAS Data, 2000.
Note: AMI (Area Median Income).

CHAS also provides a comprehensive listing of hogigiosts and related housing burdens that
have a direct impact on the incomes of owners anders. Table 1.9B shows that in 2000, of
Woodland’'s 1,300 extremely low-income renters, 8b.lexperienced some type of
overcrowding and/or had incomplete kitchens or fung facilities. Additionally, 69.5% had a
cost burden of over 50%. In this same income caje@d the 499 owners, 78% had some type
of housing problem and 53.1% had a cost burdenwastover 50%. Of the City’s very low-
income renters, 83.7% had some sort of overcrowdmgther housing related problem, while
17.4% had a cost burden of more than 50%. There W8d owners in this same income
category and 65% experienced housing problems.
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Table 1.9B
2000 Household Income and Cost Burden for
Woodland’s Renters and Owners

Total Renters |Total Owners | Total Households
Household Income <=30% MHI 1,30¢ 499 1,799
% with any housing problems 85.1% 78.09 83.19
% Cost Burden >30% 83.2% 71.99 80.19
% Cost Burden >50% 69.5% 53.19 65.09
Household Income >30% to <=50% MHI 1,407 434 1,834
% with any housing problems 83.T% 65.09 79.29
% Cost Burden >30% 73.3% 53.79 68.79
% Cost Burden >50% 17.4% 32.09 20.99
Household Income >50% to <=80% MHI 1,706 1,37( 3,076
% with any housing problems 57.0% 58.09 57.49
% Cost Burden >30% 31.5% 48.29 38.99
% Cost Burden >50% 1.6% 19.49 9.6%

Source: CHAS Data, 2000.

Notes: The following are CHAS definition#Any housing problems: cost burden greater than 30% of income and/or
overcrowding and/or without complete kitchen ormhing facilities.Other housing problems: overcrowding (1.01 or more
persons per room) and/or without complete kitcheplombing facilities.Elderly households:1 or 2 person household, either
person 62 years old or oldeRenter: Data does not include renters living on boatsRMs, or in vans. This excludes
approximately 25,000 households nationwidest Burden: Cost burden is the fraction of a household's @tass income spent
on housing costs. For renters, housing costs iechedit paid by the tenant plus utilities. For ovepdrousing costs include
mortgage payment, taxes, insurance, and utilities.

3) Housing Utilization — Overcrowding and Tenure

Data on housing overcrowding are available from 2000 U.S. Census in the form of the
number of persons per room in occupied housinguniable 1.10 compares data for Woodland
with data for California. Typically, a housing ungét considered overcrowded if there is more
than 1.0 person per room.

In total, 92.9 percent of Woodland’s occupied hogsinits had 1.0 or fewer persons per room
in 2000 (meaning only 7.1 percent would be congdeovercrowded). Of all units in
Woodland, 57.8 percent had .50 or less personsoeen. These statistics show overcrowding
was less of a problem in Woodland than in Califarowerall during 2000, where 13.4 percent of
all households had more than 1.0 person per room.

When broken down according to tenure, 23.7 peradnthe overcrowded households in
Woodland were renters. Only 8 percent (782) of Wawd’'s owner households had 1.01 or
more persons per room, while approximately 23.Cqar (1,649) of the renter households had
1.01 or more persons per room. Statewide, 8.6epexf owner households and 23.9 percent of
renter households had greater than 1.0 persoroper.r Based on this information, it does not
appear that Woodland had an above average neadddronal large housing units in 2000.
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Table 1.10
Overcrowding by Tenure for Woodland and California, 2000

Owners

Woodland California
Persons Per Room Households % of Total Households % of Total
0.50 or less 6,099 62.5% 4,210,011 64.3%
0.51t0 1.00 2,880 29.5% 1,774,21 27.1%
1.01to0 1.50 419 4.3% 278,471 4.3%
1.51 or more occupants per room 363 3.7% 283,545 4.3%
Total 9,398 100.0% 6,262,692 100.0%
Renters

Woodland California
Persons Per Room Households % of Total Households % of Total
0.50 or less 2,799 40.2% 2,012,19 40.6%
0.51t0 1.00 2,518 36.1% 1,758,107 35.5%
1.01to 1.50 683 9.8% 421,839 8.5%
1.51 or more occupants per room 966 13.9% 764,497 15.4%
Total 6,000 100.0% 4,192,136 100.0%
All Households

Woodland California
Persons Per Room Households % of Total Households % of Total
0.50 or less 8,898 57.8% 6,222,201 59.5%
0.51t01.00 5,398 35.1% 3,632,317 33.8%
1.01to 1.50 1,102 7.2% 700,31C 6.7%
1.51 or more occupants per room 1,329 8.6% 1,048,042 6.7%
Total 15,398 100.0% 10,454,828 100.0%

Source: 2000 U.S. Census
Note: All figures have been rounded.

According to Table 1.11, there were 1,400 largeilas (five or more members) living in family

households in Woodland in 2000. This total accedat 11.4 percent of the total number of
family households. In non-family households, ngéafamilies with five or six members were
present. Of the 4,418 non-family households, 3,6@he households were occupied by 1

person.
Table .11
Number of Persons by Household Type, 2000

Total % of Total
Family Households 12,308 -
2 Persons 4,171 33.9%
3 Persons 2,711 22.0%
4 Persons 2,770 22.5%
5 Persons 1,400 11.4%
6 Persons 718 5.8%
7 or more 538 4.4%
Total 12,308 100.0%
Non-Family Households 4,418 -
1 Person 3,54( 80.1%
2 Persons 750 17.0%
3 Persons 89 2.0%
4 Persons 28 .6%
5 Persons 0 0%
6 Persons 0 0%
7 or more 11 .2%
Total 4,418 100.0%

Source: 2000 U.S. Census
Note: All figures have been rounded.
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Table 1.12 shows the number of bedrooms by housinig in Woodland as of 2000. As
indicated, approximately 39 percent of homes in Waad contain 4 rooms or less.

Table 1.12
Number of Bedrooms by Housing Unit, 2000

# % of Total
1 room 441 2.6
2 rooms 1,366 8.0
3 rooms 2,513 14.7
4 rooms 2,342 13.7
5 rooms 3,617 21.2
6 rooms 3,627 21.2
7 rooms 1,697 9.9
8 rooms 973 5.7
9 or more rooms 525 3.1
Median (rooms) 5.0 -
Total 17,106 100.0%
Source: U.S. Census Bureau, Census 2000 Summiar$.Fi
Note: Data for 0 rooms was not available from 2008. Census Bureau.
Note: - indicates non-applicable or unavailableda
Note: All figures have been rounded.
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4) Housing Costs Compared to Ability to Pay

Table I-13 gives the definitions for each incomeeleas established by the U.S. Department of
Housing and Urban Development (HUD).
Table 1.13
HUD-SACOG - City of Woodland Definitions of Housihigcome Limits

Extremely Low-Income Unit is one that is affordable to a household whoseboosa
income is at or lower than 30% of the median incdaneYolo County as established by
the U.S. Department of Housing and Urban Developr(tdédD). A household of four i$
considered to be very low-income in Yolo Countytsf combined income is $21,300 or
less for the year 2008.

Very Low-Income Unit is one that is affordable to a household whosebooead income
is at or lower than 50% of the median income fofoY@ounty as established by the U|S.
Department of Housing and Urban Development (HUB).household of four is
considered to be very low-income in Yolo Countytsf combined income is $35,500 pr
less for the year 2008.

Low-Income Unit is one that is affordable to a household whose aozcbincome is at
or between 50% to 80% of the median income for Yobunty as established by HUD.
A household of four is considered to be low-incomeYolo County if its combined
income is $56,800 or less for the year 2008.

Median-Income Unit is one that is affordable to a household whose coashincome is
the income distribution into two equal groups, biaging incomes above the median, and
the other having incomes below the median for Yotunty as established by HUD. |A
household of four is considered to be median incam&olo County if its combineg
income is $71,000 or less for the year 2008.

Moderate-Income Unitis one that is affordable to a household whosebioed income
is at or between 80 % to 120% of the median incon&’olo County as established by
HUD. A household of four is considered to be moteeracome in Yolo County if its
combined income is $85,200 or less for the yeaB200

Above Moderate-Income Unitis one that is affordable to a household whosebtoaa
income is above 120% of the median income for Yobointy as established by HUD. A
household of four is considered to be moderatearem Yolo County if its combined
income exceeds $85,201 for the year 2008.

Affordable Units are affordable if households do not pay more B@# of their gross
income for payment of rent (including monthly allawce for water, gas, and electricity)
or monthly mortgage. Since above moderate-incomesédiwolds do not generally have
problems in locating affordable units, affordableitsi are frequently defined as those

reasonably priced for households that are low- ddenate-income.
Source: SACOG 2006-2013 Regiormalising Needs Plan and FY 2008 Income Limits forov@bunty, CA — HUD).
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Table 1.14 shows the 2008 HUD-defined family incolngts for Extremely Low-, Very Low-,
Low-, Median, Moderate-, and Above Moderate-Incohmiseholds in the Yolo, California
HUD Metro Fair Market Rent (FMR) Area and from theetropolitan Core-Based Statistical
Area (CBSA) which includes Woodland by the numbgipersons in the household. It also
shows maximum affordable monthly rents and maxinaffordable purchase prices for homes.
For example, a four-person household is classdedow-Income (80 percent of median) with
annual income of up to $56,800. A household whik thcome could afford to pay $1,420 for
monthly gross rent (including utilities) or to phese a $223,367 house.
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Table .14
City of Woodland Ability to Pay for Housing for Veryolv, Low,
and Moderate Income Households, and Fair Market Rents

Extremely Low-Income Households at 30% of 2008 Medn Family Income

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persons 1 2 3 4 5 6
Income Level $14,900 $17,05( $19,15( $21,300 $23,000 $24,700
Max. monthly gross rent (1 $372/50 $426.25 $478.75 $532.5( $575.0( $617.5(
Max. purchase price (2) $58,594 $67,049 $75,308 $83,763 $90,448 $97,133
Very Low-Income Households at 50% of 2008 Median Faily Income

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persol 1 2 3 4 5 6
Income Leve $24,85( $28,400 $31,95( $35,50( $38,35( $41,20(
Max. monthly gross rent ( $621.25 $710.0( $798.75 $887.5( $958.75 $1,030.0
Max. purchase price ( $97,723 $111,683 $125644 $139,604 $150,812 $162,02(
Low-Income Households at 80% of 2008 Median Familincome

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persons 1 2 3 4 5 6
Income Level $39,750 $45,45( $51,10( $56,80( $61,35( $65,90(
Max. monthly gross rent (1 $993.75 $1,136.25 $1,277.5 $1,420.00 $1,533.7% $1,647.5
Max. purchase price (2) $156,318 $178,733 $200,952 $223,367 $241,26( $259,153
Median-Income Households at 100% of 2008 Median Faily Income

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persons 1 2 3 4 5 6
Income Level $49,700 $56,80( $63,900 $71,000 $76,68( $82,36(
Max. monthly gross rent (1 $1,242 $1,420 $1,597 $1,775.00 $1,917 $2,059
Max. purchase price (2) $195,446  $223,367 $251,28¢ $279,20$ $301,545% $323,882
Moderate-Income Households at 120% of 2008 Mediandfily Income

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persons 1 2 3 4 5 6
Income Level $59,640 $68,16( $76,68( $85,20( $92,016 $98,837
Max. monthly gross rent (1 $1,491 $1,704 $1,917 $2,130 $2,300 $2,470
Max. purchase price (2) $234,535 $268,04( $301,545% $335,05( $361,854 $388,65¢
Above Moderate-Income Households above 120% of 2008zdian Family Income

Studio 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 4 Bedroom
Number of Persons 1 2 3 4 5 6
Income Level $59,641 $68,161 $76,681 $85,201 $92,017 $98,833
Max. monthly gross rent (1 $1,491 $1,704 $1,917 $2,130 $2,300 $2,470
Max. purchase price (2) $234,539 $268,044 $301,549 $335,054 $361,85¢ $388,662

Source: HUD FY 2008 Income Limits (February 19020
Notes: (1) 30% of income devoted to maximum magntbht, including utilities
Note: All figures have been rounded.

Table 1.15 below shows HUD-defined Fair Market Rienvels (FMR) for the Yolo HUD Metro

FMR Area for 2008 as well as the FMR rents for 2008 general, the FMR for an area is the
amount that would be needed to pay the gross seettér rent plus utilities) of privately owned,
decent, safe, and sanitary rental housing of a stqden-luxury) nature with suitable amenities.
FMRs are estimates of rent plus the cost of w8itiexcept telephone.
market-wide estimates of rents that provide opputies to rent standard quality housing
throughout the geographic area in which rental imgusnits are in competition. The rents are

FMRs are housing
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drawn from the distribution of rents of all unitgat are occupied by recent movers. Adjustments
are made to exclude public housing units, newlyt lbmits, and substandard units.

Comparing this table to Table 1.14, a four-persondehold classified as Extremely Low-Income
(30% of median) with an annual income of up to 320, could afford to pay $532.50 monthly

gross rent (including utilities), while a four-pershousehold classified as Low-Income (80% of
median) with an annual income of up to $56,800 @¢@iford to pay $1,420 monthly gross rent
(including utilities). The 2008 HUD FMR for a 2dmom unit is $1,013.00, which is affordable

to the household assuming that such units werdadaiin Woodland. However, a four-person
household classified as Very Low-Income (50% of ey with an annual income of up to

$35,500 could afford to pay only $887.50 monthlgsgrent. A FMR 2-bedroom unit would not

be affordable to this household. The table beluhciates the FMRs by number of bedrooms for
Yolo County.

The 2008 FMRs reflect the increase in rental ratehis market and the widening gap between
rental rates and the amount that extremely low \aargt low-income households can afford to
pay. The low rental vacancy rate in Woodland, 288cent according to SACOG projections,
increases the difficulty of finding an affordableitu

Table I.15
Final FY 2008 FMRs by Unit Bedrooms

Bedrooms in Unit
Efficiency | One-Bedroom | Two-Bedroom| Three-Bedroom Four-Bedrom

Final FY 2008 FMR $783 $829 $1,013 $1,476 $1,570

Source: HUD - Yolo County Metro FMR Area, 2000 €es Base Rent of $712.00 and a Final FY 2008 2 dedrFMR: $1,013 as of
September 24, 2007.

Table 1.16 is an abbreviated list of occupationd annual incomes for Woodland residents such
as city employees, retired individuals, and minimwage earners. The table shows the amounts
that households at these income levels could affophy for rent as well as the purchase prices
that they could afford to pay to buy a home.
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Table 1.16
Affordable Rents and Housing Prices and

Incomes for Selected Families and Occupations, for Yolo @amt Woodland 2007

Category Annual Monthly Affordable House
County of Yolo Income Affordable Rent (1) Price (2)
Retail Salesperson $25,269 $632 $98,66
Maintenance & Repair Workers, General $36,07 $902 $141,84
Accountant & Auditors $62,410 $1560 $245,428
Registered Nurse $80,84 $2021 $317,94
City of Woodland
Police Officer $52,51 $1313 $142,01
Police Sergeant $88,79 $222( $203,40
Firefighter $52,02 $1301 $215,34
Fire Chief $126,31 $31568 $496,72
Two Wage Earners
Police Officer and Retail Salesperson $77,779 $1944 $305,86
Firefighter and Maintenance/Repair Worker $88,09 $2202 $346,41
Fire Chief and Registered Nurse $207,16 $5179 $857,572
Retired - Average Social Security
One person household with only SS $12,660 $317 $49,786
/Aged Couple, Both Receiving Benefits- only S§ $20,661 $517 $81,262
Minimum Wage Earners (effective 1/1/07)
Single Wage Earner $14,40 $36( $56,62
Two Wage Earners $28,80 $72( $113,25
SSI (Aged or Disabled)
One person household with only SSI $10200 $255 $40,11

Source: California State Employment Developmentddenent, 2007. The City of Woodland. Social Segu@nline, 2008.
Note: All figures have been rounded and are stilbpechanging State Housing Guidelines.
Note: (1) Assumes 30% of income devoted to monthiy, including utilities. (2) Assumes loan at @¥erest, 30-year term, .4 percent tax and
.4 percent insurance, no debt, and 20 percent down.
Note: 2007 wage figures for Retail, Maintenancec@untant, and Nurse occupations were not availsl&Voodland. As a result, Yolo

County data was used.

12007 figure was calculated by subtracting 2.3% ahimcrease from 2008 total monthly payment.

Table I.16A lists HUD’s affordable housing pricesskbd on FY 2008 Fair Market Rent (FMR)
areas in Yolo County. Income levels are based famdly of four.
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Table 1.16A

Affordable Rents and Housing Prices for Yolo County&00

Annual Monthly Affordable House
Income Affordable Rent (1) Price (2)
HUD-Defined Income Groups (4-person HH)
Extremely Low-income (below 30%) $21,300 $533 $83,763
Very Low-Income (below 50%) $35,500 $88¢ $139,604
Low-Income (below 80%) $56,800 $1,42 $223,367
Moderate-Income (to 120%) $85,200 $2,13( $335,05

Source: California State Employment Developmenpddgnent, 2007. HUD (Income Limit areas are based-¥ 2008 Fair Market Rent
(FMR) areas).

Note: All figures have been rounded and are stilbpechanging State Housing Guidelines.

Note: (1) Assumes 30% of income devoted to monthiy, including utilities. (2) Assumes loan at @¥erest, 30-year term, .4 percent tax and
.4 percent insurance, no debt, and 20 percent down.

Note: 2007 wage figures for Retail, Maintenance¢@untant, and Nurse occupations were not avaifablé/oodland so was substituted with
Yolo data.

12007 figure was calculated by subtracting 2.3% ahimcrease from 2008 total monthly payment.

Background on Housing Market

According to “Locked Out 2008: The Housing Boom aRdyond” (a study done for the
California Budget Project), the story of housing@alifornia in recent years is one of both
dramatic change and fundamental continuity. Chamge been most striking in California’s
home sales and prices, which boomed for severakyaal then sank when demand for homes
plunged starting in late 2005. These occurrencesteally give way to a rising wave of
foreclosures that could exacerbate the state’®otigconomic slowdown. Below is an overview
of the report.

Home prices have boomed and exceed what many @adifts can affordCalifornia’s median
home price boomed between 2000 and 2006, moredihainling from $200,000 in March 2000
to $470,000 in March 2006. Although the median hqriee stabilized somewhat beginning in
2006 and began to decline in late 2007, it remaios of reach even for middle-income
Californians. The income needed to purchase theiamgiced home exceeds the median
household income throughout the state and is niiane double the median household income in
14 counties, 13 of which are in the San Francisay Brea and/or on the coast.

California’s homeownership rate is relatively lolbyt increased modestly during the housing
boom.Fewer than six out of ten California household&4%ercent) owned their homes in 2006
— compared to more than two-thirds (67.3 percehthauseholds in the nation as a whole.
Despite the rapid escalation in home prices, Qalifds homeownership rate increased modestly
in recent years, from 56.9 percent in 2000 to $p@rtent in 2006 — a 1.5 percentage point gain.
Homeownership rates increased among both youngnamnewhite Californians during this
period.

How did Californians manage to buy homes during theusing boom? Increased
homeownership was aided by the fact that lenddéosvat borrowers to put little or no money
down and to provide few or no details about theaoime and assets. Lenders also promoted a
variety of loans that allowed homebuyers to bortavger sums than they could have with a
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conventional fixed-rate loan as well as to quafdy financing despite having credit problems.

These loans include Adjustable Rate Mortgages shthrt-term teaser rates; interest-only loans;
and “subprime” loans, which are generally providedyorrowers with weak credit histories and

those who choose not to specify their income asétasvhen they apply for a loan. Subprime
loans were often structured as ARMs with low praoml interest rates. Other factors that

helped Californians purchase homes during the hgusoom include the decline of mortgage

interest rates after 2000, the migration of maniff@aians to less expensive areas of the state,
and the substantial income gains of the state’dtiieat residents during the past decade.

Home sales have plunged and the state’s median pdogehas begun to declinBetween 2005
and 2007, August home sales declined by more thH#n(38.8 percent), falling from 73,285 in
August 2005 to 33,887 in August 2007. August hoalessin 2007 were at the lowest level since
1992, when California was struggling to recovemfra severe recession. Rapid home-price
appreciation began to slow significantly in 2006hasne sales plunged. The statewide median
home price reached a peak of $487,500 in May 2@8d7tzen declined to $402,000 in December
2007, which marked the fifth consecutive month e&ryover-year price declines.

Tens of thousands of California homeowners facedosure As introductory mortgage interest
rates expire, payments are increasing to unafféedaels for many homeowners with ARMs,
including homeowners with subprime loans. Many howreers who bought their homes or
refinanced their mortgages in 2005 find themsel@ked in” to loans they cannot afford: they
are unable to refinance their loans or sell themas because the amount they owe exceeds the
current market value of their home. Research sugdleat more than 1 million US homeowners,
including more than 190,000 in California, coulddatheir homes as introductory rates reset to
higher levels. The state and federal government® lpmomoted initiatives to help stem the
increase in foreclosures among homeowners withrsuBpARMs. However, unless such relief
efforts are expanded, the number of foreclosurékely to increase as California’s homeowners
face higher mortgage payments at the same timecthdit standards tighten and home prices
soften, making it harder to sell a home or refirataca more affordable loan.

Table 1.17 lists the average sale prices for homé&'oodland from September 2007 to August
2008. As indicated in the table, the average sglese decreased from $383,577 in
September/October 2007, to $260,579 in July/Aug@088. The current average sale price as of
September 1, 2008 is $241,774. Although prices hsteadily declined, they are still not
affordable to 3 out of 4 one-wage workers listedtfe City (Table 1.16). Additionally, none of
the low-income earners listed in Table 1.16 caorafhomes in Woodland as well.
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Table .17
Average Sale Prices for Homes in Woodland,
September 2007 Through August 2008

Periods AVERAGE SALE PRICE

September/October 2007 $383,577
November/December 2007 $317,992
January/February 2008 $313,514
March/April 2008 $297,843
May/June 2008 $264,852
July/August 2008 $260,579
Current Pending as of 09/01/2008 $241,774

Source: City of Woodland, 2008.
Note: Based on sales reported to the MLS includieg home sales in Spring Lake.

As previously mentioned, foreclosures are occurangund the state and sales for all homes
have declined. This is not the case in the Citywadodland however. Table I.17A gives a

breakdown of homes sold in the City from August2@@ough August 2008. This period shows

an increase of more than 53% in the number of hasoks The lower average sale prices can
also be linked to houses staying on the markesharter periods of time (only 70 days during

08/31/2007, compared to 90 during 08/31/2008).

Table I.L17A
Statistics on Residential Sales in Woodland,
August 2007 Through August 2008

Year to Date Year to Date Percent Change
08/31/2007 08/31/2008

Number Sold 238 363 +53%

Median Price $367,343 $270,000 -27%

Average Days on Market (DOM) 91 70 -21%

Average Price $394,252 $276,826 -30%

Source: City of Woodland, 2008.
Note: Based on sales reported to the MLS includiegy home sales in Spring Lake

Table 1.18 indicates rents for multi-family resideh developments in Woodland as of August
2007. As indicated, rents vary widely based onniln@ber of bedrooms. In 2007, the mean rent
in Woodland was $700 for a 1-bedroom, while the isreavas $718. The mean for a 2-bedroom
was $847 and the median was $826. Those rentsuaref reach for many of the workers and
retirees shown in Table 1.16. For example, a hieoisewith two minimum wage workers
earning $28,800 annually can afford to spend $780nmwnthly housing costs (including
utilities). This affordability range only includdsbedroom units. The affordability gap for a
person, whose only income source is Supplemen@lrig Income, as is the case with many
disabled persons or seniors, is even greater. 38thas the only source of income, an individual
could afford to pay $255 for monthly housing costs.

Table 1.18
Rental Rates for Apartments in Woodland, 2007
1-Bedroom 2-Bedroom 3-Bedroom
Mean $700 $847 $996
Median $718 $826 $915
Source: City of Woodland, 2007.
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5) Special Housing Needs

Within the general population, there are severaugs of people who have special housing
needs. These needs can make it difficult for membéthese groups to locate suitable housing.
The following subsections discuss these speciasinguneeds of six groups identified in State
housing element law (Government Code, Section 6@583). Specifically, these include senior

households, persons with disabilities househoblitgel households, farm workers, families with

female heads of households, and the homeless. Vplosmble, estimates of the population or
number of households in Woodland falling into egobup is presented.

a) Persons with Disabilities

Currently, very little data is available on Woodi#anhdisabled population. Table 1.19 presents
information derived from the 2000 U.S. Census. (RCEensus data on disabilities are not yet
available.)

Table 1.19 examines the number of males within eagdngroup that have one type of disability,
two types of disabilities, or no disability. A s analysis of the chart reveals an increase in the
percentage of males with disabilities with eachgpessing age group. This is accurate for both
one disability and two disabilities.

Table 1.19 Sex by Age by Types of Disability for the Ganil
Non-Institutionalized Male Population 5 Years and Ovep(20

Male Age 5to 15 Years 16-20 Years 21-64 Years | 65 Years and Older
Number | Percent | Number| Percent | Number| Percent | Number| Percent

Total 4,532 100% 1,897 100% 13,417 100% 1,963 100%

Population of

Age Group

With one type 297 6.6% 187 9.9% 1,691 12.6% 469 23.9%

of disability

With two or 100 2.2% 100 5.3% 1,428 10.6% 365  18.6%

more types of

disability

No disability 4,135 91.2% 1,610 84.9% 10,298 76.8% 1,129 57.5%

Source: Census 2000 Summary File 3 (SF3) — Sabgtie
Note: All figures have been rounded.

Table I.19A examines age groups among femaleshthat one type of disability, two or more
types of disabilities, or no disability. Similar the analysis found in Table I.19A, with
increasing age, a greater percentage of disabititeur.
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Table 1.19A
Sex by Age by Types of Disability for the Civilian Nomstitutionalized
Female Population 5 Years and Over, 2000

Female Age| 5to 15 Years 16-20 Years 21-64 Years 65 Years and Older

Number |Percent | Number | Percent| Number| Percent | Number|Percent

Total 4,492 100% 1,857 100% 13,71800% 2,908 [100%

Population of

Age Group

With one type162 3.6% 139 7.5% 1,560 11.3% 689 23.7%

of disability

With two or |60 1.3% 111 6.0% 1,269 |9.2% 771 26.5%

more types of

disability

No disability (4,270 95.1% |1,607 86.5% [10,958 | 79.5% |1,448 49.8%

Source: U. S. Census 2000 Summary File 3 (SF&mp& Data.
Note: All figures have been rounded.

The statistics for the SSI program also providermiation on the number of persons with
disabilities who may have housing needs becaudbenf low-incomes. Currently, the Social
Security Administration does not provide recipienimbers for the individual City, but instead
reports the recipient data by zip code. Consequettite total numbers might also include SSI
recipients that are located outside the city limifss of 2007, the two zip codes assigned to the
City of Woodland are 95695 and 95776, and the tatatber of SSI recipients was 1,520.

The Alta California Regional Center, which has &iice in Woodland, coordinates services for

persons with developmental disabilities (mentahnddtion, cerebral palsy, epilepsy, autism,
etc). As of February 2008, there were 238 aduéintd in Woodland. There is no information

available on their housing arrangements. Whileesbve independently, it is assumed that most
are living with parents or other family members.

The “Statewide Independent Living Needs AssessmieP®03-2004" utilized several methods
to directly involve people with disabilities, espaly those who are unserved or underserved, in
the needs assessment process. Disabled partgidentified housing as a critical issue, below
is two of several concerns voiced to the (SILC gtighm):

1. Adequate, affordable, safe housing is a basic reedcommunity living. Many
respondents discussed the need for housing, eBpediausing located near
transportation and services. The built environmeriuding the relationship between
housing, and transportation systems, can creatiisato independent living.

2. Section 8 has provided opportunities for living epeéndently, but participants
mentioned several concerns. Waiting times expeeerby some were very longlt
takes 2 or 3 years to get in."Participants mentioned inadequate sizes of thadivi
units, and the difficulty of finding 2 or 3-bedroamits for larger families.

In-Home Supportive Services (IHSS) is the prograimiaistered by the County. It helps
disabled and elderly people who need assistand¢epeitsonal care and/or housework to remain
safely in their own homes with independence anditlig IHSS pays providers to do household
tasks such as cooking, shopping, and cleaning hasvpersonal care such as help with bathing,
bathrooming, getting dressed, transferring, andemgy To be eligible for IHSS an individual
must meet both income and program requirements.
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As of April 10, 2008, IHSS was providing supportwsees to 192 disabled persons over the age
of 65 in District 1 (Woodland, Winters, Espartodabavis), with the majority of the clients in
Woodland. According to Yolo County, there are 288S recipients over 65, and 198 under 65
receiving services in Woodland. Summer House, pmovides housing for developmentally
disabled adults and has 4 units. New Dimensions eanpleted in 2004, and is a 15-unit
project that serves very low-income residents wigocaronically mentally ill.

b) Senior Households

Senior households are defined as households wéloomore persons over the age of 65 years.
Table 1.20 below shows the number of persons dweage of 65 years as well as the number of
households in which a person over the age of 6ileesApproximately 18.7 percent of all
households in Woodland included one or more sendviduals, and 10.5 percent of all persons
living in Woodland are seniors. Women make up appmnately 6.3 percent of the total
population, while senior males equal 4.2 percent.

Table 1.20
Number of Seniors, 2000
Number of Persons 65 years and over 5,166
Number of Households with Individuals 65 Years &ner 3,135
Percentage of All Households 18.7%
Seniors as a Percentage of the Total Population 5%0.
Percentage Male 4.2%
Percentage Female 6.3%

Source: 2000 U.S. Census.
Note: All figures have been rounded.

As of 2000, the majority of senior households indand were homeowners as shown in Table
[-21. Of all 2000 households headed by a persoyeghs or older, 73.4 percent owned their
homes and 26.6 percent rented.

Table .21
Housing Tenure of Woodland’s
Senior and Non-Senior Households, 2000

Household Type and Tenurée Number Percent
Senior-Headed Households 3,135 100%
Renter 835 26.6%
Owner 2,300 73.4%
Households Headed by a Non-Senior Person 13,616 100%
Renter 6,117 44.9%
Owner 7,499 55.1%

Source: 2000 U.S. Census.
'Based on occupied housing units.
Note: All figures have been rounded.

As shown in Table I-22, of the 835 total seniorteerhouseholds, 114 (13.7 percent) paid 30
percent or more of their incomes for housing costisthe homeowners’ category, 6.0 percent of
senior households were considered below povertypaoed to 3.8 percent of non-seniors.
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Table 1.22

Housing Tenure and Poverty Level, 2000

Households Below Poverty Level Total | Households Below Poverty Level

Age Category Total Renters Renters| Homeowners Homeowners
Number Number Percentage Number Number Percentage

less then 6! 6.117 1,164 19.0% 7,499 286 3.8%
year: ’
65 years and 835 114 13.7% 2,300 139 6.0%
over
Total 6,952 1,278 18.4% 9,799 425 4.3%

Sources: 2000 U.S. Census. Willdan.
Note: With public assistance income or Social Sigcincome.
Note: All figures have been rounded.

The 2000 census data indicates a need in Woodlanddditional programs to assist senior
renters. Although there are more senior homeowitdssthe renters who experience the greatest
housing challenges because of fixed incomes andgrigental rates. Senior homeowners,
however, do face the problem of maintaining themkes, often on fixed incomes as well.

According to statistics from the Social Securitymdistration, as of December 2006, there were
1,914 Supplemental Security Income (SSI) recipiébtyears and over in Yolo County. SSlis a
needs-based program that pays monthly benefitersops who are 65 or older, blind, or have a
disability. Seniors who have never worked or hiasgafficient work credits to qualify for Social
Security disability often receive SSI benefits. fact, SSI is the only source of income for a
number of low-income seniors. With the maximum thinbenefit of $635 as of January 2008,
SSiI recipients are likely to have difficulty in éimg housing that fits within their budgets since
they can only afford to pay $255 a month for rent.

Information from Service Providers

In March of 2007, the City of Woodland opened itsvn51,000 square foot Community and

Senior Center that also includes a community part sports park complex. The Center
provides additional recreation and meeting spacthiocommunity.
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referral information.

The Elderly Nutrition/Meals on Wheels Program préeso the health, well-being and
independence of elder adults by providing hot, dag-meals. ENP served meals to 641 seniors
in Woodland last fiscal year (2006/07). This isuenduplicated count, which includes 190 elder
adults who received hot, home-delivered meals, 461d mobile seniors who ate their meals at
the Woodland Senior Center. On average the progemwed 35 seniors per day at the senior
center and 81 through home delivery. ENP providdstious meals five days a week to many
seniors who are at risk in general. The directahe program observed that many seniors are
struggling to remain in their current housing. ®eare rising, but most seniors live on fixed
incomes. Other expenses, such as medicine antiestilare increasing as well. Some seniors
choose to go without heat or air conditioning teesan bills or save on gasoline costs by not
driving. They cannot afford to move to assistednlj residences that would provide the
additional services needed.

In-Home Supportive Services (IHSS) serves low-ine@ged, blind, or disabled persons who
are unable to perform the activities of daily ligiand cannot remain safely in their own homes
without help. The services provided, such as frartation, shopping, and household
management enable these clients to continue tanitkeeir own homes or apartments. As of
April 10, 2008, IHSS was providing support servite492 disabled persons over the age of 65
in District 1 (Woodland, Winters, Esparto, and Rywith the majority of the clients in
Woodland. According to Yolo County, there are 2d3S recipients over 65, and 198 under 65
receiving services in Woodland.

Although there are several senior housing developsne Woodland, there are no HUD Section
202 projects, which are targeted to very low-incaseaiors. In addition, there are no projects
with supportive services or assisted-living typejgcts that serve low- and very low-income
seniors who cannot afford to pay the market rasetidusing and services

c) Large Households
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Large households require housing units with mordrd@ms than housing units needed by
smaller households. In general, housing for theseséholds should provide safe outdoor play
areas for children and should be located to proem®/enient access to schools and child-care
facilities. These types of needs can pose probleanscularly for large families that cannot
afford to buy or rent single-family houses, as apant and condominium units are most often
developed with childless, smaller households indnin

The U.S. Department of Housing and Urban Developr{ldblD) defines a large household or
family as one with five or more members. Accordinghe 2007 Census, 2,667 households, or
15.9 percent of the total households in Woodlaradi five or more members. Approximately
3.3 percent of all households (549) had seven oemMmzmbers.

Table 1.22-1
Tenure for Large Households, 2000
1-4 person 5-or-more person
household: Percent household Percent Total Percent
Owner occupied 8,401 86.07 1,36( 13.98 9,761 10000
Renter occupied 5,719 82.10 1,247 17.9D 6,966 100J00

Source: Census Bureau (2000 Census SF 3:H17)
d) Farm Workers

Farm Workers are traditionally defined as persohsse primary incomes are earned through
permanent or seasonal agricultural labor. Permarfem laborers work in the fields, in
processing plants, and other support activitiesaogear-round basis. During the workload
increases of harvest periods, the labor force pplemented with seasonal workers, many of
whom are hired by a labor contractor. For some grégrms may hire migrant workers who are
defined as those whose travel prevents them frdormeg to their primary residence every
evening.

In 2002, agricultural employment for farm workersrking 150 days or more resulted in a
payroll of $7,090 (Yolo County). For those workitegs than 150 days, earnings were reported
to be $688. According to the U.S. Department ofiégture, hired farm labor in Yolo County
accounted for an annual average of 6,722 jobshiatdame time, a total of 315,336 acres were
harvested countywide.

Yolo County Farmworker Data Figures

Estimating the size of the agricultural labor foregroblematic as farm workers are historically
undercounted by the census and other data soufoesnstance, the government agencies that
track farm labor do not consistently define farrbde (e.g., field laborers versus workers in
processing plants), length of employment (e.g.meeent or seasonal), or place of work (e.qg.,
the location of the business or field).

Farm workers are typically categorized into threeugs: permanent, seasonal, and migrant.
Permanent farm workers are typically employed yeand by the same employer. A seasonal
farmworker works on average less than 150 dayy@ar and earns at least half of their earned
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income from farmwork. Migrant farm workers are cdesed seasonal farm workers who have
to travel to the job, and are unable to returrhtartpermanent residence within the same day.

Currently there are 6,722 permanent, seasonalimagcint farm workers working on 759 farms
located in Yolo County. The majority of farms (8%B employing less than 10 employees
accounted for 25.6% of the farmworker populatio2@02 (Table 1.22A).
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Table 1.22A
Yolo County Permanent and Seasonal Farm Workers (2002)

Farm Workers Farms

Farm operations with fewer than 10 employees
Permanent 799 256
Seasonal (e.g., fewer than 150 days) 923 357
Total 1,722 613
Farm operations with 10 or more employees
Permanent 2,460 62
Seasonal (e.g., fewer than 150 days) 2,540 84
Total 5,000 146

GRAND TOTAL (FEWER THAN 10 AND MORE THAN 10 (6,722 759

EMPLOYEES)

Source: USDA 2002 Census of Farm Workers.

The number of farms and farm workers in Yolo Coumdg increased slightly during the last 10
years (Table 1.22B). From 1992 to 2002, farms iase&l by 8%, while the number of employed
farm workers increased by 4.7%.

Table 1.22B
Yolo County Farms and Farm Labor Workers
1992 1997 2002
Farms 458 457 498
Workers 6,408 6,295 6,722

Source: USDA 2002 Census of Farnti#&fcs.
Woodland Farm/Ranch Worker Data Figures

Table 1.22C lists the names and locations of 1im$&and ranches located near Woodland. Four
of the listings have addresses within the City t&nihowever, three of them appear to be

business offices or mailing locations with the attiarm operations located outside of the City

in unincorporated Yolo County. Other informatiogtailed in the table includes the type of farm

or ranch, the number of employees, housing avéitlgband permanent or seasonal worker

status.

Counts for the number of employees were obtainedn fthe Employment Development
Department (EDD) and then verified by contactingheéarm or ranch owners or managers.
When contact was not possible, EDD’s numbers wesairaed current and correct. Further,
seasonal status was rated as four or fewer workeds,permanent as more than four workers.
These assumptions were chosen for two reasons,was consistently found that farms and
ranches retained fewer workers permanently andldragr numbers employed during harvest
(seasonally), and 2) it was of the upmost imporathat every person be counted to adequately
assess Woodland’s farm/ranchworker housing needs.

As of September 2008, there were 17 farms andfahes that employed 428 to 470 permanent
and seasonal workers located within a few milesfi@oodland. The different types of farms
and ranches include vineyards, crop farms, a dand other miscellaneous types. With
exception of one dairy farmer that provides apprately six housing units to his workers, no
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other housing was reported. According to a few @iddland’s “old-time” farmers and ranchers,
stringent laws and expensive fines forced many osvie shut down any kind of housing that
was once offered.
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Table 1.22C
2008 Woodland Area Farm/Ranch Seasonal and Year Round
Workers and Available Housing

FARM/RANCH
TYPE OF FARM OR | NUMBER OF PERMANENT &
NAME LOCATION RANCH EMPLOYEES WORKER HOUSING- SEASONAL
YES OR NO
YOLO County Road |Grape Vineyards 10-19 employes 10-19 permanent
VINEYARDS 95
HOWALD Howald Dr. | All Other Miscellaneous [10-19 employeesNo answef” 10-19 seasonal
FARMS Crop Farming
AOKI GEO State HighwayAll Other Miscellaneous [1-4 employees | Information was not  |1-4 permanent
FARMS INC 16 Crop Farming disclosed”
BEEMAN Not listed All Other Miscellaneous|9 employees N 9 permanent
FARMING CORP Crop Farming (approximately 10.5
months)
DANOR FARMS |N East St. All Other Miscellaneous1-4 employees | Wrong number listed [1-4 permanent
INC Crop Farming
DETTLING D Cedar Ln. All Other Miscellaneous|40 employees N 4 permanent & 36
SHOP Crop Farming seasonal
FGH FARMS INC|County Road |All Other Miscellaneous [1-4 employees | N 1-4 permanent
97 Crop Farming

GEORGE AOKI [Casa Linda DnrAll Other Miscellaneous |10 employees Information was not |10 seasonal
FARMS INC Crop Farming disclosed”

HUFF DON Casa Linda DrAll Other Miscellaneous [1-4 employees | N 1-4 permanent
FARMS Crop Farming

JOE MULLER & [County Road [All Other Miscellaneous (100 employees | N 25 permanent &75
SONS 95 Crop Farming seasonal

PAYNE FARMS | County Road |All Other Miscellaneous [50 employees N 50 seasonal

102

Crop Farming

PLOCHER HD |County Road [Dairy Cattle and Milk 9 employees Y-2 trailers and 4 houseés 9 permanent
DAIRY 96A Production

CIRCLE G County Road |All Other Animal 20-50 employeefiN 20-25 permanent & 5(
RANCH INC 24 Production seasonal

TANAKA County Road |All Other Animal 5-9 employees | No answeét 5-9 seasonal
BROTHERS 17 Production

RANCH

BARRIOS County Road [Farm Management 30 employees N 30 seasonal
FARMS INC 98 Services

JIM BORCHARD [County Road [Farm Management 1-4 employees | No answet 1-4 permanent
FARMING 99 Services

JOE HEIDRICK [County Road [Farm Management 30-50 employeefiN 30 permanent & 50
ENTERPRISES |24 Services seasonal

INC

Source: Woodland’s Area Farm/Ranch Owners and/ardders & Workers, 2008. EDD, 2008.
(1) EDD information on counts assumed correct. Fodewer employees are counted as permanent.
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Identification of Needs for Farm Workers

Farm Workers are generally considered to have aphousing needs because of their limited
income and the often unstable nature of their eympént (i.e., having to move throughout the
year from one harvest to the next). While no loaaiveys are available which document the
specific housing needs of farm labor in Yolo Couryatewide surveys provide some insight
into the demographic characteristics and housirgdseof farm workers. Among the major
findings are:

» Limited Income:Farm workers typically fall within extremely lommg¢omes groups.
According to the Rural Community Assistance Corfiora three-fourths of California’s
farm workers earned less than $10,000 a year i0.200ly one out of seven earned more
than $12,500 annually.

* Overcrowding: Because of their very low incomes, farm workeryehdimited housing
choices and are often forced to double up to afferds. Local surveys have mot been taken
of farmworker housing, but a statewide survey iaths that overcrowding is prevalent and a
significant housing problem exists among farm woskéCalifornia Institute for Rural
Studies, 1997).

» Substandard Housing Conditiomgany farm workers live in overcrowded conditiomsla
occupy substandard housing, including informal kbaitlegal garage units, and other
structures generally unsuitable for occupancy (@atlia Institute for Rural Studies, 1997).
Given the importance of agriculture and its lalwcé, the provision of adequate farmworker
housing is a critical issue for the State as mdrifi@se workers are believed to be living in
poor housing conditions and face the problems efmayment and/or overcrowding.

Existing Resources for Farm/Ranchworkers in Woodlad

Historically, many migrant agricultural workers ided in farm labor camps throughout Yolo
County. It was not uncommon to see rows of housingbile homes, or trailers at the job site
where workers lived. When contacting Woodland'srfaand ranch owners, those that had been
in the business for many decades spoke of simdasing types around the City. This scenario
was also common throughout California’s farming amaching communities.

As of September 2008, there were no publicly owfaech/ranchworker housing in Woodland.
An examination of Table 1.22D reveals that only éewen has privately owned housing that farm
workers occupy.

Table 1.22D
Woodland Area Privately Owned Farm/Ranchworker Housing

Privately Owned Farm/Ranchworker Housing
Facility Name Location Number of Units

Plocher HD Dairy Woodland 6
Source: Woodland Area Farm/Ranch Owners and/or lytensa& Workers, 2008. EDD, 2008.
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The supply of farm/ranchworker housing remains @tpgte in Woodland. Based on discussions
with local community members, many of the permariarh/ranchworkers live at the Casa Del
Sol Mobile Home Park (Table 1.22E). The Casa DdliS@ 126-unit mobile home park where
most of the occupants are farm/ranchworker familsadditional 30 units will be added to the
park. As mentioned previously in this report, thas& Del Sol is an affordable mobile home
park, which has been approved for rehabilitatione park has gained much attention in the
media as an alternative way for a community to ®v¥armworker housing where none exists.
The Yolo County Housing Authority operates the Maadi Migrant Center, which is located in
Madison at 29289 Highway 16, for migrant farm waskand their families. The Center has 88
housing units and is less than 10 miles from Waudii@able 1.22E).

Table .22E
Woodland'’s Privately Owned
Farm/Ranchworker Other Housing (2008)

Privately and Publicly Owned Farmworker Housing
Facility Name Location Number of Units
Casa Del Sol Mobile Home Park Woodland 126
Madison Migrant Center Madison 88
Total Units 214

Source: Woodland'srRéRRanch Owners and/or Managers & Workers, 2008D EID08.

Table 1.22F lists the total number of Woodland’'smpanent and seasonal workers and the
current inventory of units available for each. Thare 112 to 141 permanent farm/ranchworkers
and 132 private housing units currently availabl@he number of private housing units will
increase to 162 during the 2008 — 2013 Housing Etgrperiod with the addition of 30 units at
Casa Del Sol.) This is equivalent to 1.1 persarsdgvelling unit (well below the City’s average
of 2.89 per du). The City has 316 to 329 seasowakevs with zero (0) units available. In order
to meet the need for these individuals, 118 uniistrbe made available.

Table 1.22F
Identified Farm/Ranchworker Housing Needs (2008)
Permanent Workers Seasonal Workers
Total Current Persons Per Total Seasonal Current Persons Per
Permanent | Inventory of Dwelling Unit Farm/Ranchworkers Inventory of Dwelling
Farm/Ranch | Units Available Units Available | Unit
workers
112-141 132 1.1 perdu 316-329 0 N/A
Actual Units 50 at 2.8 per du 118 at 2.8 per du
Needed

Source: City of Woodland, 2008. Woodland’s Farnm&aOwners and/or Managers & Workers, 2008. EOID82
Note: 2.8 per du unit was taken from Woodland'srage household size of 2.89 per du.

Zoning for Farmworker Housing and Programs Relatedto the Needs of Farm Workers

Housing for migrant and seasonal/short-term famuoiaorkers is an urgent need of the City
given the large amount of agricultural activity. Asf this housing element update,
farm/ranchworker housing was not addressed in ttyes@oning ordinance.
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For those agricultural workers in the Woodland véne full-time residents, housing needs are
best met through the provision of permanent affoleldnousing. The City has become acutely
aware of the need for permanent housing suitalblé&fon workers, and has over 971 affordable
rental units as well as the Casa Del Sol Mobile HoRark (Table 11.9). Woodland has
established the provision of larger units (3+ bedms) as a high priority to address the needs of
farmworker families and continues to provide furgdsupport for affordable projects for large
families. Where possible these units should betéatan town and near services.

In addition to expanding the stock of housing peremdly available and affordable to farm
workers, it is important to retain the existingckt@f affordable housing that has been financed
by federal and state sources. The USDA Section ®hal housing program, while not
specifically targeted to farm workes;ovides low-cost housing in rural areas. More tha®00
units of Section 515 housing in California alone at-risk of conversion because the property
owners can prepay their mortgage and convert t&etaate rents. A loss of any of these units
would further worsen housing issues for farm woskd@rhe City will continue to monitor the
status of these units and take all necessary dtemsure that a project remains in or is
transferred to an organization capable of maimagiraffordability restrictions for the life of the
project.

This housing element will include a program to litetie the provision of additional affordable

housing for migrant and seasonal farm workers tireg$ the needs of this group including fee
waivers for and reduced development standards domvorker housing developed in the

Multiple-Family (R-M), Duplex Residential (R-2), dgricultural (A-1) Zones.

The City will also increase its educational outreadforts on fair housing issues related to
frequent housing discrimination faced by farm waoskelue to their ethnicity and type of
employment. The Employee Housing Act will be incgded into the overall outreach. The
City’s educational outreach efforts will be aimed landlords, developers, and farm/ranch
workers.

e) Female-Headed Households

Children living in female-headed households are emitkely than others to live below the
poverty level. Single mothers have a greater ridlling into poverty than single fathers, due to
such factors as the wage gap between men and wdiméed training, required education for
higher-wage jobs, and inadequate child support.oAting to a study (“California Boom or
Bust”) on female wage earners in 2003, “During @m®nomic boom of the late 1990s and
continuing through 2002, women in California machportant economic gains. Wages increased
for female workers across the earnings spectrunmems employment in higher earning
occupations increased, and the share of women amilege degrees continued to grow. Sitill,
women earned 83 cents for every dollar earned by im&002, and many female workers and
their families lacked health and pension coverage.”
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Table 1.22G compares California’s median wagesféonale and male workers from 1989 to
2002 by job title. While women have experiencedighsincrease in wage since 1989, they still
earn far less than their male counterparts.
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Table 1.22G
California Median Hourly Occupational Wages of Women and NM&0Z Dollars)

Industry 1989 2002 Percent Change, 1989
to 2002
Median |Median Female to-|Median Median Female to-|Median Median
Wage of |Wage of |Male Wage of |Wage of |Male Wage of |Wage of
Female |Male Median Female Male Median Female Male
Workers |Workers |Wage RatipiWorkers |Workers |Wage Ratiogworkers [Workers
Manufacturing (Non- $10.85 $16.8( 64.6% $1200 $16.4( 73.2% 10.6% -2.4%
durables)
Manufacturing $14.0( $19.61 71.4% $14.42 $20.0( 72.1% 3.0% 2.0%
(Durables)
Services $14.0( $17.51] 80.0% $15.0( $18.56 80.8% 7.1% 6.0%
Retail Trade $8.40 $12.27 68.5% $10.0d $12.0( 83.3% 19.0% -2.2%
Finance, Insurance, $14.0( $21.01 66.7% $16.73 $25.62 65.3% 19.4% 22.0%
and Real Estate
Transportation and $15.82 $19.61 80.7% $16.65 $19.0( 87.6% 5.2% -3.1%
Utilities
Government $15.25 $21.01 72.6% $17.31 $23.0¢ 75.0% 13.5% 9.9%

Source: California Boom or Bust, 2003.

Table 1.22H lists percentages for a comparisorenfdles and males earning between $6.75 and
$7.75 per hour. During 2002, women accounted foragority of the low-wage work force, but
had a higher level of college education than mBespite these facts, men received more hours
of work per week.
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Table 1.22H

California’s Low Wage Earners

(2002 Hourly Wages Between $6.75 and $7.75)

Women Men
Percentage of Low-Wage 52.9% 47.1%
Workers
Age
16 to 19 Years Old 16.2% 16.0%
20 to 24 Years Old 24.6% 25.9%
25 and Older 59.2% 58.1%
Hours of Work
35 Hours or More per Week 50.7% 69.6%
Less than 35 Hours per Wegk 49.2% 30.5%
Education
Less Than High School 35.4% 43.0%
High School 28.0% 25.6%
Some College and Higher 36.6% 31.3%
Race/Ethnicity
White 36.2% 31.7%
Latino 46.7% 53.1%
Black, Asian, and Other 17.0% 15.2%
Major Industry
Agriculture, Forestry, and 3.8% 16.0%
Fisheries
Manufacturing 10.5% 10.2%
Retail Trade 40.7% 33.9%
Services 36.1% 23.3%
Other 9.0% 16.6%

Source: Calif@arBoom or Bust, 2003.

According to other recent studies, single motharsvelfare rarely find full-time, permanent jobs
with adequate wages. Recent welfare legislation fbassed on child support enforcement.
However, full payment of child support only const#ts a small portion of the total cost of
raising a child.

Description of Need

Of the 16,727 households in 1999, females with usbhands present headed 12.3% of the City’s
homes. Further examination shows that 7.4% hadiremlunder 18, and 4.9% had no children
under the age of 18. Table 1.22] also shows tr&%o6of Woodland’s families were living below
the poverty level and females headed 422 of thosedholds.
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Table 1.22]

1990-1999 Female-Headed Households

Householder Type Number Percent
Total Households 16,727 100%
Total Female-Headed Householders (no husband 2,062 12.3%
present)

Female Heads with Children under 18 (own children| 1,239 7.4%
and no husband present)

Female Heads without Children under 18 (no husbanf823 4.9%
present)

Total Families Under the Poverty Level 1,135 6.8%
Female-Headed Households Under the Poverty Leve] @29 2.5%

husband present)

Source: U.S. Census, 2000.
Note: All percentages have been rounded.

The economic problems facing female-headed houdsh@ve serious policy implications with
respect to housing. According tdhe Widening Divide California has the worst rental
affordability problem in the U.S., with a more sevshortage of low-priced units than any other
state. Since 1970 there has been a 25% incredlse mumber of poor renter households paying

50% or more of their income towards re

nt.

Housing costs are usually the greatest expensdéefoale-headed households. Single female
renters often pay rents that exceed their affofiigdbevel. During 1999, Woodland’'s median
female-headed household income was $28,858 (TaP®J)l Affordable rental cost for the
City’s female median income households was $721dédimed by HUD). Woodland’s median
gross rent for 2000 was $655. Although the City'ssg rent of $655 is well below the median
income affordable rental rate of $721, as showiable 1.22J, a large percentage of female-
headed households had incomes below the media@88%8. According to HUD, those with
incomes below the median are classified as havitrgmely low- or very low-incomes. In 2000,
Woodland’s extremely low-income female householdexdd only afford rents of $278, and the
very low-income females could only afford $463.
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Table 1.22J
Woodland’s Income Levels for Female Householders

1999INCOME LEVELS FOR FEMALE HOUSEHOLDER, NO HUSBAND PRESENT

NUMBER PERCENT
Total 2,062 100%
Less than $10,000 314 15.2%
$10,000 to $14,999 217 10.5%
$15,000 to $19,999 147 7.1%
$20,000 to $24,999 173 8.4%
$25,000 to $29,999 238 11.5%
$30,000 to $34,999 187 9.1%
$35,000 to $39,999 122 5.9%
$40,000 to $44,999 165 8.0%
$45,000 to $49,999 96 4.7%
$50,000 to $59,999 180 8.7%
$60,000 to $74,999 103 5.0%
$75,000 to $99,999 82 4.0%
$100,000 to $124,999 4 0.2%
$125,000 to $149,999 0 0.0%
$150,000 to $199,999 34 1.6%
$200,000 or more 0 0.0%
Median Income 28,858 -
Mean Income 33,585

Source: U.S. Census, 2000.
Note: All percentages have been rounded.

Historically, mothers receiving welfare benefitssédeen unable to rent decent housing in the
private market. As of 2008, a CalWORKS (formallyokm as Aid for Dependent Children
(AFDCQC)) family, which receives $821 (family of 4gpmonth, is not able to afford the 2008 Fair
Market Rent of $1,013 (2 bedroom) in Yolo Countf \hich Woodland is a part). Using 30%
of the gross income as an affordability threshtids family could only afford $246 per month
for rent.

The housing need for this special needs groupss @cumented by the fact that as of April 1,
2008, 412 households in Woodland were receivingateassistance from the Housing Choice
Voucher Program (formerly known as Section 8). Adotg to the Yolo County Housing
Authority (YCHA), of this total, female-headed hetwlds held approximately 301 of the
vouchers. The YCHA administers affordable housinggpams for Woodland and other cities,
which are funded by HUD. The program subsidizeshii@ance of the rental cost in excess of
30% of a renter's gross income.

As the owner and landlord of 132 units, the YCHABoaprovides additional affordable housing
in Woodland (Yolano Village). As of April 1, 2008dre were 2,024 households on the waiting
list for these units which range from one to foadiboms.

It has often been reported by different shelteas lomelessness amongst families is most severe
when headed by a single mother. The decline inaselbenefits, coupled with increases in the
cost of living (which includes housing), largelypdain the increasing incidence in homelessness
among families.
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The difficulty that female heads of households heweountered in obtaining affordable housing
has often led to homelessness for both them arnddhigdren. The Yolo County Homeless &
Poverty Action Coalition (HPAC) conducted a couhtlee homeless on January 30, 2007 and
reported 45 women and 41 children where homele¥g¢oodland.

Projected Housing Needs for Female-Headed Househsld

Based on a household of 2.8 persons per dwelliitg 186 units are needed to accommodate the
2,062 female-headed households.

Table 1.22K
Summary of Projected Needs for Female-Headed Households
No. of Female-Headed Households Projected Dwelling Units Households or Persons / DU
2,062 736 2.8

Source: U.S. Census, 2000.

Strategies and Programmatic Responses to Meet Prajied Needs

To address both the housing and supportive sermgeds of female-headed households,
additional multi-family housing should be developédt include childcare facilities (allowing
single mothers to actively seek employment).

In addition, the creation of innovative housing female-headed households could include co-
housing developments where childcare and meal m#pa responsibilities can be shared. The

economies of scale available in this type of hagiswould be advantageous to this special needs
group as well as all other low-income householdugso Limited equity cooperatives sponsored

by non-profit housing developers are another fim@nstructure that could be considered for the

benefit of all special needs groups.

f) Homeless Persons

Effective January 1, 200&overnment Code Section 65583(a)(4) requires thmstification of a
zone or zones where emergency shelters are allawedoermitted use without a conditional

use or other discretionary permit. The identifi@he or zones shall include sufficient capacity to
accommodate the need for emergency shelters igehitif paragraph (7) of Government Code
Section 65583(a), except that each local governmsieait identify a zone or zones that can
accommodate at least one year-round emergencyesh@overnment Code Section 65583(c)(1)
requires “As part of the analysis of available sita jurisdiction must include an analysis of
zoning that encourages and facilitates a variethaising types...including emergency shelters
and transitional housing.”

The City’s existing zoning ordinance does not dipeadly list supportive housing, transitional
housing, or emergency shelters. City approved faatilities in which two did not require a
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conditional use permit. As of 2008, the City of ¥dtand continues to provide both sheltered
and transitional housing, which may qualify themder the HCD’s classification, as “Good
Actors”.

The Yolo County Homeless & Poverty Action Coaliti@dPAC) (formerly the Yolo County
Homeless Coalition) conducted a count of the hosselen January 30, 2007. The count
included a survey component and was a collaboratifcet of community volunteers, including
homeless and formerly homeless individuals, and EIRAember and partner agencies. The
Department of Housing and Urban Development (HUEjuires that a point-in-time homeless
count occur within specific guidelines in order daalify for Continuum of Care Supportive
Housing Program (SHP) funding. Yolo County homeglssrvices providers currently receive
about $412,000 annually in SHP funding. The hos®lgount also provides information that
allows service providers to target services to nibetspecific needs of the homeless in our
communities.

It is important to recognize that this is a poimtime count osnapshatreflecting those persons
identified as homeless on the day of the countndua limited timeframe; it is not an absolute
number. Many individuals and families move in and of homelessness over the course of a
year. The Corporation for Supportive Housing estésahat 5 to 10 percent of low-income
households in a community may experience homelsessat some point during a 12-month
period. Applying this to Yolo County using datarfr the 2000 U.S. Census, between 1,119 and
2,238 people in the community may experience hossekess over the course of a year.

HUD requires that the following definitions be useéd collecting data to complete the
application.

1) A person is considerdtbmeles®nly when he/she is:
» living in places not meant for human habitation
* living in an emergency shelter
* living in transitional housing for the homeless buginally came from the streets or an
emergency shelter

2) A chronically homeless persast
e an unaccompanied homeless individual
* who has either been continually homeless for atlagear, or
* has had at least four episodes of homelessnels ast three years, and
* has a disabling condition, including:
- diagnosable substance use disorder
- serious mental illness
- developmental disability, or
- chronic physical iliness or disability such as tleeoccurrence of two or more of
these conditions

Table I-23 gives combined totals for both the greli and unsheltered homeless populations.
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Table I-23
2007 Yolo County Sheltered and Unsheltered Homeless Popu@dunts

SHELTERED & UNSHELTERED COUNT
Rural Davis West Sac. WoodlandTotal
Households with Dependent Children 0 1o 9 18 37
Number of Persons in these Households 0 27 31 64 122
Households without Dependent Children 7 59 98 115 279
Number of Persons in these Households 9 59 107 117 292
Chronically Homeless Individuals R 23 48 b4 137
Men 5 47 82 95 229
Women 1 21 36 45 103
Gender Unknown 3 1 0 0 4
Children 0 17 20 41 78
Total 9 86 138 181 414

Source: The Yolo County Homeless and PovertyoficCoalition 2007.
Note: There were no homeless people identifigtle City of Winters on the day of the surveytise City is not included.

As shown above, counts for the homeless populagitsghest in the City of Woodland. Of the
181 total, 18 include households with dependertiam. The total number of homeless children
is 41. During this survey, there were 64 chronycdibmeless individuals in the City. West
Sacramento had the second highest homeless paomglati 138 persons including 20 children.

Table I-23A shows the total amount of homeless fadjmn that is unsheltered. Of the three
cities and the rural area, West Sacramento haisigihest count followed by Woodland and then
Dauvis.

Table | -23A
2007 Yolo County Unsheltered Homeless Population Counts

UNSHELTERED COUNT
Rural Davis West Sac. Woodland | Total

Households with Dependent Children 0 0 0 1 1
Number of Persons in these Households 0 0 0 4 4
Households without Dependent Children 7 33 98 31 169
Number of Persons in these Households 9 33 107 33 182
Chronically Homeless Individuals b :IJ4 48 i3 77
Men 5 28 78 27 138
Women 1 4 29 7 41
Gender Unknown 3 1 0 0 4
Children 0 0 0 3 3
Total 9 33 107 37 186

Source: The Yolo County Homeless and Poverty AcGoalition 2007.

Note: There were no homeless people identifietiénCity of Winters on the day of the survey sodity is not included.
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The current Federal definition of a chronically heless person does not include persons in
families. Many service providers believe that thefinition should be expanded to include
persons that meet the other conditions of chromimdiessness but are part of a family unit.
These family members may face many of the samdeciggs as single individuals, while also
dealing with family maintenance issues. Table I-288udes a total count of all the sheltered
homeless in Woodland. Among the homeless shelanmedO veterans in the City of Woodland,
and 4 in Davis. Victims of domestic violence acdeanfor 56 in Yolo County, with 33 of the
total residing in Woodland.

Table 1-23B
2007 Yolo County Sheltered Population Counts

SHELTERED COUNT
Rural Davis West Sac. Woodland Total

Households with Dependent Children 0 4 0 0 4
Number of Persons in these Households 0 13 0 013
Households without Dependent Children 0 15 0 33 48
Number of Persons in these Households 0 15 0 3348
Households with Dependent Children 0 6 9 17 32
Number of Persons in these Households 0 14 31 6005
Households without Dependent Children 0 11 0 51 62
Number of Persons in these Households 0 11 0 5162
Chronically Homeless Individuals 0 9 0 51 60
Severely Mentally I 0 3 5 23 31
Chronic Substance Abuse 0 13 6 72 91
Veterans 0 4 0 10 14
Persons with HIV/AIDS 0 0 ( 1 1
Victims of Domestic Violence ( 19 A 33 56
Unaccompanied Youth (Under 18) 0 0 0 0 O
Men 0 19 4 68 91
Women 0 17 7 38 62
Gender Unknown 0 ( D D 0
Children 0 17 20 38 75
Total 0 53 31 144 224

Source: The Yolo County Homeless and Pov&ctjon Coalition 2007.
Note: There were no homeless people ideadtifi the City of Winters on the day of the surgeythe City is not included.

As the report noted, the City of Woodland suppartd funds an array of special services for the
homeless. The City participates in the countywibeneless Coordination Project that provides
services to the homeless in Yolo County. The Rtdjecludes Homeless Coordination and the
Cold Weather Shelter. The intent of the Homelessr@ination Project is to improve and
expand services to the homeless and very low-incoi@iduals, increase funding for local
agencies serving these individuals, and increaseefficiency with which grant funds are
obtained and managed. The Cold Weather Shelterda® shelter to homeless individuals

March 24, 2009 49 City of Woodland
Background Report Housing Element Update



during the four coldest months (120 nights) fromvBimber through February. There are beds
for 24 persons each night and provisions for owverfl The City of Woodland provides funding
for the shelter.

City of Woodland’s programs for homeless servicesude the following:
Yolo Wayfarer Center (Cold weather shelter senjicése singles’ shelter program provides 14

transitional beds and 30 beds for residential tneat. The family shelter program provides 10
apartments, 4 three-bedroom duplexes, and a 5-tsdnammen’s house.

Crossroads Housé'his program, operated by the Woodland Youth 8esy provides shelter
services to children who are temporarily homeldts &#eing abandoned, neglected, or abused.
In 2007, the City committed $11,000 to this progravhich assisted eight children during the
2006/2007 fiscal year.

Short Term Emergency Aid Committee (STEAThis organization provided assistance through
2005 to 2006 assisting 87 families with moving iltog-term housing.

Countywide Homeless Coordinatdrhe City provides funds annually to support thvities of
the Homeless Coordinator. Through 2007 to 2008ty continued to contract for the services
of Yolo County's Homeless Coordinator.

C. Projected Housing Needs

1) Regional Fair Share Allocation

In addition to the existing needs identified in grevious section (e.g., demographics, housing
conditions, overcrowding, housing costs, overpayinehe housing element must document
projected housing needs and special housing needs.

The Sacramento Area Council of Governments (SAC@&)ed its Final Regional Housing
Needs Plan (RHNP) and Regional Housing Needs Alilmes: (RHNA) on February 21, 2008.
The RHNP is part of a State-wide mandate to addressing issues that are related to future
growth in the SACOG region, and is required by &tatv. The RHNP allocates to cities and
counties their “fair share” of the region’s progdthousing needs by household income group
over the planning period of each jurisdiction’s $ing element.

The core of the RHNP is a series of tables whidhicate for each jurisdiction the distribution of
housing needs (RHNA) for each of four householdoine groups, and the projected new
housing unit targets by income group for the endiatg of the plan. These units are considered
the basic new construction need to be addressawibgdual city and county housing elements.
The allocations are intended to be used by jurigniis when updating their housing elements as
the basis for assuring that adequate sites anchgare available to accommodate at least the
number of units allocated.
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The total number of units allocated to each juasdn for the January 1, 2006 to June 30, 2013
(RHNA) planning period are derived from Califorridepartment of Housing and Community
Development (HCD) which are based on populatioredasts produced by the California
Department of Finance. SACOG also took each jiatisoh’s draft percentage share of growth
forecasted in the Metropolitan Transportation R P) for the period from 2005 to 2013, and
multiplied that percentage by the overall regiohalising needs determination provided by
HCD. The allocations for each income group are dasetrending each jurisdiction towards a
long-term (50-year) regional average in each incoategory.

As shown in Table 1.24, SACOG, in its Regional HogsNeeds Allocations (RHNA) figures,
allocated Woodland a total of 1,871 housing units the January 1, 2006 — June 30, 2013
RHNA period, a 7%2-year planning period. The altmrais equivalent to an average yearly need
of 249 housing units. While the RHNA does not urdg an allocation for extremely low,
Government Code Section 65583(a)(1) requires thatisdiction’s housing element include a
calculation on the subset of extremely low incoigel} households either using existing data or
presume that 50 percent of the very low income \Miduseholds qualify as ELI households.
The City has calculated its ELI at 213 units orfladl the VLI since adequate data was not
available for projecting ELI.

Table 1.24
Woodland Regional Housing Needs Allocations
(RHNA) by Income, 2006-2013

Total Very Low Low Moderate| Above Moderate  Average Yearly,
Need (7.5 years)

1,871 425* 266 238 942 249

100% 22.7% 14.2% 12.7% 50.3% -

Source: Sacramento Area Council of Government$3@S@), Regional Housing Needs Allocations 2006-28ll8cation, February 21, 2008.
* The Very Low Income Housing Need includes a stilo Extremely Low Income. The ELI has been clalad at 213 units.

Table 1.25 shows the total to 2006-2013 RHNA hogasinit count for Woodland, Yolo County,
and the entire SACOG region.

Woodland’s RHNA represents 19.6 percent of the Yotunty RHNA (Yolo County and the
cities of Woodland, West Sacramento, Winters, ar#i€) of 9,522 units. This share is 25
percent of the total Yolo County housing stock @0&-2013. Woodland’'s housing stock
represented 1.57 percent of the total 2006 —20138(33 Region housing supply. Woodland has
been assigned a RHNA equivalent of 1.57 percetiteofegional total of new housing units.
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Table 1.25
RHNA for City of Woodland, Yolo County,
and SACOG Region, 2006-2013
Regional Housing Needs (Units

Allocation - Current Allocated
Jurisdictional Boundaries SACOG MTP 2013 Est. Housig Units Growth
Jurisdiction Total % of % of| Average 2013 % of % of % Total
County| Regional Yearly| Housingl County| Regional Growth:

Share Share Need (7.5 Units Share Share  2006-2013
years) (SACOG

MTP)
Woodland 1,871 19.6%  1.57% 249 19,776 25.09%  0.18% 9.4%
Yolo County 9,522 100.00% 8.0% 1,270 78,791 100.00%  7.92% 129%
SACOG
Regional Total 118,652 100.00% 100.00% 15,820 994,211 -/ 100.009 11.9%

Sources: Sacramento Area Council of Gaweints (SACOG), Regional Housing Needs 2006-201&cation California
Department of Finance.

Table 1.26 shows the previous RHNP (RHNA) allocaty income and the units built and under
construction in Woodland from January 1, 2002 tgtodune 2007 under the 2003 Housing
Element Planning period 2002-2007. A total of Bi&subuilt since 2002 fall into the very low-
category, 161 units fall into the low-category, a®87 units fall into the above-moderate
category. A total of 125 above-moderate units argeu construction. The table also shows the
net RHNP allocation to be met after accountingtier built and under construction units. A net
total of 3,256 (1,541 + 1,715) additional units ché@ be built by June 2013 to meet Woodland’s
RHNP (RHNA).

Table 1.26
Adjusted Woodland Regional Housing Needs Plan by Income
Very Low Low Moderate Combined Above Total
Very Low, Moderate | (Combined +
Low, and Above
Moderate Moderate)
Total RHNP Allocation (2002 tg 643 389 580 1,612 1,229 2,841
2007)
Units Built: July 2002-June 2003 11 4 11 26 297 323
Units Built: July 2003-June 2004 12 36 0 48 395 443
Units Built: July 2004 to June 18 4 0 22 131 153
2005
Units Built: July 2005 to June 12 117 0 129 69 198
2006
Units Built: July 2006-June 2007. O 0 13 13 45 58
Under Construction (2): 0 0 0 0 125 125
Net Allocation to be Met: 590 288 556 1,374 167 1,541
January 2002 — June 2007
Total RHNP Allocation (2006- 425 266 238 929 942 1,871
2013)
Units Built/Under Construction 85 71 0 156 44 200
(3): July 2007- March 2008
Net Allocation to be Met: 340 195 238 773 898 1,671
January 2006-June 2013

Source: City of Woodland Community Development Brément 2008.

Notes: (1) Sycamore Pointe Apartments: 11 very-lamd 124 low-income units; Woodmark Apartments:véry low-income and 154 low-
income units; Lincoln Gardens Senior Apartmentgdehl: 4 low-income units; 102 other above-modetatits

(2) 119 units in Southeast Area (Meyers Homes A28&gnon - 30, & Maplegrove - 60); & 6 units in FaPark (as of January 1, 2002).

(3) 156-unit affordable apartment complex in their8pLake Specific Plan area (Terracina Apartmenthen completed, 85 very low-income
units and 71 low-income units will be available.
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2) Units At-Risk of Conversion

Assisted Rental Housing Eligible for Conversion

California housing element law requires jurisdiogoto include a study of all low-income
housing units, which may at some future time be thee to the expiration of affordability
restrictions. The law requires that the analysi stady cover a ten-year period, and be divided
into two periods, coinciding with updates of thaubimg element. There are three general cases
that can result in the conversion of public asdisieits:

» Prepayment of HUD Mortgages: Section 221(d) (3xtiSa 202, and Section 236 —
Section 221 (d) (3) is a privately owned projecteveh HUD provides either below-
market interest rate loans or market-rate loank wisubsidy to the tenants. With Section
236 assistance, HUD provides financing to the owoeeduce the costs for tenants by
paying most of the interest on a market rate mgegadditional rental subsidy may be
provided to the tenant. Section 202 assistanceig@esva direct loan to non-profit
organizations for project development and rent isiyo®r low-income elderly tenants. It
also provides assistance for the development ofsufar physically handicapped,
developmentally disabled, and chronically mentdllisesidents.

» Opt-outs and Expirations of Project-Based Secti@o8tracts — Section 8 is a federally
funded program that provides subsidies to the owherpre-qualified project. Subsidies
make up differences between what the tenant’s ble ta pay, and the actual cost of
contract rent. Opt-outs occur when the owner of phgect decides to opt-out of a
contract with HUD by pre-paying any remaining magdg. Usually the likelihood of opt-
outs increases as market rents exceed contrast rent

» Other — Expiration of the low-income use periodvafious financing sources which
may include one or more of the following: Low-incerdlousing Tax Credit (LIHTC),
bond financing, density bonuses, California Housiigance Agency (CALHFA),
Community Development Block Grant (CDBG), HOME, aretlevelopment funds.
Generally, bond-financing properties expire acaoydio a qualified project period or
when the bonds mature. The qualified project periodthe City’s bond financed
multifamily properties is 15 years. Density bonumstsi expire in either 10 or 30 years,
depending on the level of incentives. No densitpusoproperty was found with a 10-
year affordability term. Also, properties fundedraigh the City of Woodland’s
redevelopment agency generally require an affohtiaberm of 20 years.

Table 1-27 lists all government assisted rentalpprbes in the City. Generally, the inventory
consists of HUD, the City of Woodland Redevelopm&géncy, and Yolo County multifamily
bonds and density bonus properties. Target lenelsde the very low- and low-income groups.
A total of 1,488 assisted housing units were ideatiin Woodland.

The California Housing Partnership Corporation jes an inventory of federally subsidized
rental units at-risk of conversion. The 2007 updates identified three (3) at-risk assisted
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housing developments. The at-risk complexes inclGterry Glen Apartments that has 44
Section 8 units (affordability contract expires awer 28, 2012), Crosswood Apartments with
44 Section 8 units (affordability contract expired September 30, 2007 with a maturity date of
February 1, 2011), and Summertree Apartments that 91 Section 8 units (affordability
contract expires November 30, 2008 with a matut#ie of January 1, 2040).

Table I-27 lists assisted rental units in the @tywWoodland along with their at-risk status. As
mentioned above, the City currently has 1,488 dtbte housing units. These units include two
apartment complexes for the disabled (SummerhondeNaw Dimensions). The Leisureville
and Casa Del Sol Mobile Home Parks both providerdéfble housing to the community. Of the
21 affordable apartment buildings, Cherry Glen,98veood, and the Summertree Apartments are
currently at-risk. According to the California Hawg Partnership Corporation, Crosswood
Apartments is due to expire on September 30, 2008.

No other assisted rental units funded through CDB@nies, mortgage revenues bonds,
Redevelopment Agency (RDA) funds, density bonusCatifornia Housing Finance Agency
(CHFA) funds were found within the City of Woodland
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Assisted Rental Units/ Section 8 and At-Risk Housm

Table 1.27

Assisted Rental Units

Project Name Address Owner/Contact Total | Total Type Expiration Date- | Subsidy Type of
Units Assisted Restrictive Clause Conversion
Units Expiration Date Risk
Cherry Glen 762 W Lincoln 44 44 Family 2012 CHFA Tax- At-Risk
Avenue Exempt Bonds,
Section 8
Crosswood 646 3rd Street| FPI Management 48 44 Family 2008 HBgbtion At-Risk
Apartments 236 Section 8
Hotel Woodland 436 Main Community Housing | 76 76 Individuals/ -- RDA, CDBG, Not At-Risk
Apartments Street Opportunities Couples Tax Credits
(CHOC)
The Greenery 505 W. Cross AF Evans 95 95 Family Tax Credits Not At-Risk
Street Preserved
Terracina Spring Lake USA Properties/lUSA | 156 156 Family -- HOME Not At-Riski
Family Apartments Multi-Family
Management
Heritage Oaks 186 Muir 120 120 Family - Tax-Exempt Not At-Risk
Street Bonds
Eaglewood 1975 Maxwell | American Property 156 40 Family -- -- Not At-Risk
Apartments Ave Development
Skylark Apartments -- -- 29 7 Family -- -- Not AfgR
Sycamore Point 521 Pioneer | -- 136 135 -- Density bonus Not At-Risk
Apartments Ave Family
Woodmark 7000 -- 173 171 Family -- Tax Credits Not At-Ris
Apartments Kincheloe
Court
925 North Street 925 North Development 7 7 Family -- CDBG Tax Not At-Risk
Street Assistance Corp. Credits Tax-
(DAC) Exempt Bonds
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Summertree 555 -- 93 91 -- 2011 -- At-Risk
Apartments Community
Lane
Fair Plaza East Senior 35 West USA Properties 68 67 Senior -- HELP, Bonds| Not At-Risk
Apartments Clover Street Tax Credits
Lincoln Gardens 800 West PCC Properties 86 32 Senior 2012 Tax-Exempt| Not At-Risk
Lincoln Bonds Density
Avenue Bonus Section 8
Cottonwood Meadows 120 N. -- 47 14 Senior -- Section 8 Tax | Not At-Risk
Cottonwood Credits
Street
Courtside 320 West -- 102 102 Senior -- Density bonus Not At-Ris
Towers/Village Court Street
Acacia Glen Senior | 615 Acacia -- 41 8 Senior -- -- Not At-Risk
Apartments Way
Fowler Commons 135 Third -- 5 5 Senior -- In perpetuity Not At-Risk
Street
Summer House Inc. -- 3 3 Persons with -- CDBG Not At-Risk
Project Disabilities
New Dimensions 580 Kentucky -- 15 15 Persons with | -- HUD Section Not At-Risk
Avenue Disabilities 811 MHP
CDBG
Stella Senior -- -- 24 24 Senior -- -- --
Apartments — 25 West
Lincoln Avenue
Leisureville Mobile 1313 E Gibson| Resident-owned 150 76 -- -- CDBG/HOMHE Not At-Ris
Home Park Road
Casa Del Sol 709 East Street CHOC 156 156 Family -- HELP funds | Not At-Risk
Mobilehome Park Tax-Exempt
Bonds
CalHOME
Source: CA Housing Partnership Corporation, Ma@&0
(1)Rural Development Units, Farmer's Home Section 515.
- - data that was not yet available or was unadta@
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In order to provide a cost analysis of preservitigisk units, costs must be determined for
rehabilitation, new construction, or tenant-basental assistance. From 2005 to 2007, the City
of Woodland funded the new construction of a miaiiily development, and the rehabilitation
of an existing multi-family building. The followingext and tables discuss these undertakings.

Rehabilitation Costs— The primary factors used nalyze the cost of preserving low-income
housing includes acquisition and rehabilitatioongl with financing and other related fees. From
2005 to 2006, the Heritage Oaks multi-family builglwas acquired and rehabilitated at a cost of
$17,500 per unit. The project consisted of 120su(i®? for very low-income households, and
108 for low-income households). Table I.27A givaseatimated per unit preservation cost based
on the 120-unit Heritage Oaks Apartments. The tatuisition and rehabilitation cost is
$2,100,000. The total financing cost for a 30-ykan with a 6.5% interest rate would total
$2,678,435. This means that total rehabilitatiost qguer unit for the Heritage Oaks Apartments
was $39,820.

Table 1.27A
Rehabilitation Costs
Fee/Cost Type Amount
Acquisition and Rehabilitation (Purchase of an existingpler) $2,100,000
Financing/Other $2,678,435
Total Estimated Cost Per Unit $39,820

Source: Yolo County Homes and Land, 2008. Freddie,N2008.
(1) Financing/Other is based on a 30-year loan ter &5% interest. A financial calculator tool wasized for the calculation.

New Construction/Replacement Costs — New constmictd replace a similar affordable
multifamily building like those listed as at-risk iTable 1.27 must include the same number of
units and have similar amenities. In 2007, the @tyWoodland processed the Terracina at
Spring Lake Family Apartments project and the depedent of the facility cost a total of
$32,000,000 for 156 units (the price did not inelddnd). The Terracina at Spring Lake Family
Apartments included 85 very low-income units andla@-income units. Table 1.27B lists the
total cost per unit to construct a new apartmeiiting with 156 units. Comparison of the cost
for construction ($207,443 per unit) to that ofablfitation ($39,820 per unit) reveals that the
later would be a more cost effective approach tdwhe preservation of at-risk units. It should
be noted however, that at-risk units might also greserved through tenant-based rental
assistance

Table 1.27B
New Construction/Replacement Costs
Cost/Fee Type Cost Per Unit
Acquisition (Land) $359,600
Construction and Financing/ Other $32,000,000
Total Estimated Per Unit Cost $207,443

Source:yolo County Homes and Land, 2008. The McGraw Hill Canips, 2008.
Based on a 30-year loan term. Acquisition (Land)ads)0.70 acres. At the time of this housing ele@mgpdate, no multi-family
parcels were listed for the City of Woodland. Aseault, the price of land in Table 1.27B is basedaanulti-family parcel listed for

sale in a nearby city.
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Tenant-Based Rental Assistance — This type of praten largely depends on the income of the
family, the shelter costs of the apartment, andnineber of years assistance is provided. If a
very low-income family with rental assistance eaf$85,500 (approximately 50% of Yolo
County’s median 2008 FY Income), then the familyldoafford $888 per month for shelter
costs. The difference between $888 and the typieat for a three-bedroom apartment in
Woodland of $996 would require a monthly assistantes108. For comparison purposes,
typical affordable housing developments carry dordability term of at least 20 years, which
would bring the total cost to $25,920 per family.

According to HUD, “The HOME Program allows partiatphg jurisdictions to create flexible
programs that provide financial assistance to iddi@l households in order to enable them to
rent market-rate units. These rental subsidieskaosvn as "tenant-based rental assistance” or
TBRA".

For the five-year period of this housing elemerttal of 179 units are considered high priority
at-risk units. The total cost of producing 179 newd comparable units is estimated at
$37,130,566, while rehabilitation is estimated 4t187,832. Providing tenant-based rental
assistance is estimated at $4,639,680 for a 20peréd for 179 units.

To address at-risk units, the City will add a peogrthat implements the following: monitoring
of at-risk units, insurance of compliance with notg requirements, establish partnerships with
entities qualified to acquire and manage at-risksyrand provide assistance and education to
tenants.

Further, the City of Woodland is strongly committiedthe preservation of affordable housing
units and therefore has identified the followingaerces in an effort to save such at-risk units.

Preservation Resources

Efforts by the City to retain low-income housing shibe able to draw upon two basic types of
preservation resources that include organizatiandl financial assistance. Qualified non-profit
and for-profit entities need to be made aware ef plossibilities of units becoming at-risk.
Groups with whom the City has an ongoing assocgiadee the logical entities for future
participation. There are several non-profit andgmfit organizations active in the Yolo County
region and other areas that have the manageriatitggo own and manage affordable housing.
These groups have expressed an interest in beiifgedavhen assisted rental housing becomes
available. Table 1.27C lists 12 non-profit and B3-profit organizations that are interested in
affordable rental housing in Woodland.
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Table 1.27C
Non-Profit and For-Profit Housing Organizations
Interested in Acquiring At-Risk Rental Housing

NON-PROFIT

ACLC, Inc. 42 N. Sutter St., Ste. 206 Stockton

C. Sandidge and Associates 143 Scotts Valley Hercules
Christian Church Homes of Northern California, Inc.  3@®jehberger Road, Ste. 201 Oakland
Community Housing Opportunities Corporation 1490 Dfevenue Davis

Eskaton Properties Inc. 5105 Manzanita Ave Carmichael
Mercy Housing California 3120 Freeboard Drive, Suite 202| West Sacramento
Nehemiah Progressive Housing Development Cotp. 1851 Helitage, Ste. 201 Sacramento
Rural California Housing Corp 3120 Freeboard Drive, 30@. West Sacramento
Sacramento Mutual Housing Assoc. 3451 Fifth Ave Sacramento
Sacramento Valley Organizing Community 3263 1st Ave Sacrament
Senior Housing Foundation 1788 Indian Wells Way Clayton
Solano Affordable Housing Foundation 2400 Hillborn Roler Level Fairfield

Yolo Mutual Housing Association No contact informationyided

FOR-PROFIT

AF Evans 1000 Broadway, Suite 300 Oakland

Gala Construction 269 Technology Way, Suite B1 Rocklin
Neighborhood Partners 516 Rutgers Drive Davis

Pacific Housing, Inc. 1801 L Street, Ste 245 Sacramento
Pacific West Builders 8700 Technology Way Reno, Nevada
St. Anton Partners 1801 | Street, Suite 202 Sacramento
Simpson Housing Solutions 320 Golden Shore, Suie 20 Long Beach

USA Properties Fund 2440 Professional Drive Roseville
Wasatch Advantage Group 26522 La Alameda, Suite 260 MiSSEpo
CyrusYoussefi 1001 Sixth St. Suite 200 Sacramento

Source: City of Woodland, 2008. HCD, September8200

Strategies to Retain Affordable Units

The following is a list of potential financial rasces considered a part of the City’s overall
financial plan to deal with retaining affordableitsnThe number and availability of programs to
assist cities and counties toward increasing angraming their affordable housing stock is
limited, and public funding for new projects is wegictable. Listed below are some federal,
state, and local programs.

» City Funds Deferred Fee and Developer Pass: Thg Rinds Deferred Fee and
Developer Pass is a program ran by the City. Aigorof the total fees listed below,
represents affordable housing in-lieu fees for Yewincome units that were paid by the
developers. The total amount of City Funds Deferfe@ and Developer Pass funds
expended on affordable housing and/or related progrfrom 2002 through 2007 are
$2,454,122.

» HOME Program: HOME funds are made available toGhg of Woodland on an annual
competitive basis. These funds help make it possibldevelop and support affordable
rental housing and home ownership assistance. ifiesiv include acquisition,
rehabilitation, construction, and rental assistaridee City of Woodland uses HOME
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funds primarily for first-time homebuyers (down pagnt assistance), owner-occupied
rehabilitation and rental-rehabilitation. The Cityas also done some multifamily
acquisition/rehabilitation. The total amount of HBMunds expended on affordable
housing and/or related programs from 2002 thro@}¥ zare $4,189,000.

» Housing Enabled by Local Partnerships (HELP): HEuRds are made available to the
City of Woodland as an unsecured loan from CalHBA Up to 10 years at a simple
interest per annum, and carry minimal restricti@m&l conditions. HELP funds are
intended to help the City address its unmet affolelaousing needs. The total amount of
HELP funds expended on affordable housing andlate@ programs from 2002 through
2007 are $2,800,000.

» Tax Credit Allocation Committee (TCAC): TCAC fundse made available from federal
tax credits to the City of Woodland. The total amioof TCAC funds expended on
affordable housing and/or related programs from22®@ough 2007 are $23,629,332.

» Yolo County Housing (YCH): The YCH administers tiousing Choice Voucher
Program (HCV) that is formerly known as Section 8nRl Assistance. This is a
federally funded rental assistance program for ileesme families. Very low-income
persons and/or families are defined as having icatror below 50% of the area median
income as established by HUD. The program’s primauypose is to provide rental
assistance to very low-income families for affori@allecent, safe, and sanitary housing.
Recipients of the assistance receive a voucheertbhromes in the private market. The
voucher covers a portion of the rent and the terspkpected to pay the balance. The
tenant's share of the rent is an affordable peagenof their income, which is generally
between 30% to 40% of the monthly income for remt atilities. The program is based
on income and ranges from a household size of @feur persons. As of April 1, 2008,
412 households in Woodland were receiving rentsistnce from this program.

Redevelopment Agency Tax Increment Funds: As requay State law, the City of Woodland’s
redevelopment agency sets aside 20% of the grossntaement revenues into a low- to
moderate- income housing fund for its affordable@diog activities. The total amount of funds
expended on affordable housing and/or related progifrom 2002 through 2007 are $91,000.
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[l. RESOURCEINVENTORY

A. Availability Of Land And Services

1) Inventory of Regulatory Requirements and Incentives

Zoning ordinance and other regulations can supibertdevelopment of affordable housing by

helping to reduce development costs or provide rotheentives to development. Relevant

regulations that can address this include redupiaidking requirements, increasing densities,
requiring inclusionary units, relaxing developmeténdards for second units, and modifying

other standards, such as those that govern mohielparks and mixed-use development. Since
regulations can lower development costs while atsame time they do not require additional

financial subsidies, they are a very useful medmanior cities that endeavor to increase the
supply of affordable housing.

a) General Plan Designation and Zoning

As shown in Table II.1 below, the General Plan larsg designations that allow residential
development include eight residential designatibas permit a range of residential development
types from Rural Residential development (densftyw@ units per acre) up to High Density
Residential (density of 16 to 25 units per acrdje Tentral Commercial designation also allows
residential units above the ground floor at 5 tauf2s per acre.

March 24, 2009 61 City of Woodland
Background Report Housing Element Update



Table 11.1
General Plan Land Use Designations Permitting Residentiadl®@ment

General Plan Residential Use Density Range Corresponding Zoninpistricts
Designation
Rural Residential RR Single family detached |0-2.0 units/ gross acre Used outside city limits

homes, second units.
Very Low Density VLDR |Single family detached 1.0-4.0 units/ gross acre Used outside city limits
Residential homes, second units.

Low Density LDR Single family detached and3.0-8.0 units/ gross acre R-1

Residential attached homes, second R-2
units.

Neighborhood NP Single family detached and3.0-8.0 units/ gross acre N-P

Preservation attached homes, duplexes

existing triplexes and
fourplexes, existing
multifamily units.
Medium-Low Density |MLDR |Single family detached and5.0-12.0 units/ gross acre] R-1

Residential attached homes, second R-2
units.

Medium Density MDR  |Single family detached and8.0-16.0 units/ gross acre| R-2

Residential attached homes, duplexes R-M

triplexes and fourplexes,
multifamily units, group
quarters, mobilehome parks.

High Density HDR Triplexes, fourplexes, 16.0 to 25.0 units/gross |R-M

Residential multifamily units, group  |acre
guarters, mobilehome parks.

Planned Neighborhood PN Single family detached ahd-25.0 units/ gross acre.Replaced with primary land use
attached homes and Overall average residentiadlesignation prior to annexation.
multifamily units. density shall not exceed 7

units/ gross acre
Central Commercial CC Residential units above tf%e0-12.0 units/ gross acre| C-2

ground floor.
Source: City of Woodland General Plan.

As shown in Table 11.2 below, there are four resit® zoning districts in Woodland. The table
shows the residential uses permitted in each distxs well as the minimum lot sizes for each
district.
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Table 1.2
Residential Zoning D

istricts

Zoning District

Residential Uses Permitted

MinimumLot Area

Single Family R-1 Single family dwellings, second 6,000 sq. ft. — corner lot (single-family (SF))
Residential attached residential unit, duplexes 06,000 sq. ft. — interior lot (SF)
corner lots, mobilehome parks. 7,000 sq. ft. — corner lot (duplex)
coverage: 50%
Duplex Residential R-2 Single family dwellings, dexes, 6,000 sq. ft. — corner lot (SF)
mobilehome parks. 5,000 sq. ft. — interior lot (SF)
7,000 sq. ft. — corner lot (duplex)
6,000 sq. ft. — interior lot (duplex)
coverage: 50%
Neighborhood N-P Single family dwellings, duplexes, |6,000 sq. ft. — corner lot (SF)
Preservation mobilehome parks, existing 5,000 sq. ft. — interior lot (SF)
apartments and multiple family 7,000 sq. ft. — corner lot (duplex)
dwellings. 6,000 sq. ft. —interior lot (duplex)
coverage: 50%
Multiple Family R-M Single family dwellings, duplexes, 6,000 sq. ft.= lot area
Residential apartments, multiple family dwellingsl,500 sq. ft. max. lot area per dwelling unit

and mobile home parks (Subject to

4,000 sq. ft. min. lot area per dwelling unit

Section 25-21-50).

coverage: 50%

Source: City of Woodland Zoning Ordinance.

b) Parking Requirements

The City of Woodland requires a minimum two parkisgaces per unit for single-family

dwellings. Parking requirements for multifamily fsong are lower at 1.5 spaces per unit plus
one guest parking space for each five units. kalfified senior citizens housing, one space for
each two dwelling units is required. The parkieguirement for a second unit is 1 space for

each bedroom not to exceed 2 spaces.

The City Council adopted revised downtown parkitendards in April 2008. The downtown
parking standards now use an urban-based modeam@ndhtended to encourage and promote
investment and the re-use and renovation of hdstorildings, enhance the vitality, and

encourage mixed use in the downtown. The ordinaedeced parking ratios and the City

Council separately established a parking in-lieuifeApril 2008 by resolution.

¢) Bonus Densities and Inclusionary Zoning

The City offers developers density bonuses if thesing development consists of five or more

dwelling units and is:

(1) At least ten percent of the total units of a hogsievelopment for lower-income
households, as defined in Health and Safety CodedBes0079.5; or

(2) At least five percent of the total units of a hagsdevelopment for very low-
income households, as defined in Health and S&fete Section 50105; or

(3) A senior citizen housing development, as defineBantions 51.3 and 51.12 of the
Civil Code; or

(4) At least ten percent of the total dwelling unitaisondominium project as defined
in subdivision (f) of Civil Code Section 1351 orarplanned development as
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defined in subdivision (k) of Civil Code Section5l3 for persons and families of
moderate- income, as defined in Health and SafetieCSection 50093.

In addition, financial concessions may be offeradluding City construction of supporting
public infrastructure, using government funds tuee costs, and waiving City fees.

Inclusionary zoning is another way that a zonindecoan be used to promote affordable housing
development. Under inclusionary zoning, market-rdevelopers of projects exceeding a
specified unit threshold (e.g., 5, 10, 15, or 2@)rare required to provide some percentage of
these units at affordable prices or rents.

In 1995, the City adopted an Affordable Housing i@adce. This inclusionary housing
ordinance formalized the goals and policies of tHeusing Element and provided an
administrative structure for the sale and moniriaf affordable housing units. The
requirements of the Affordable Housing Ordinance laased on both the type of housing, for-
sale or multifamily rental units, and the geograploication, defined as Phase | and all other
areas. Phase I is the area within the city limitshe time of adoption of the ordinance, including
the Southeast Area. The ordinance applies to gsogEceight or more for-sale units and at least
ten units for multifamily rental projects.

The Affordable Housing Ordinance requires that &cent of all multifamily rental units shall
be affordable to low-income households and 20 perskall be affordable to very low-income
households; or 25 percent of the units shall berdéible to very low-income households. These
requirements shall apply to all multifamily renfabjects of at least 10 units. The Affordable
Housing Ordinance has a separate requirement fosale residential units. Under the
Ordinance, ten percent of all units in new subdtvis of eight units or greater need to be set
aside for low- or moderate-income households.

The City requires that all inclusionary units mbst built on the site of the residential project,
unless approved otherwise by the City Council atahfiing Commission. Where the City

determines that a development is not suitablerfolusionary units because of various factors,
the developer may contribute in-lieu fees or dedidand that may be suitable for development
of inclusionary units.

According to the Affordable Housing Update repdtis€al Year 2005/2006), for-sale units for
moderate-income households were developed in th& @esignated as Phase I, including the
Southeast Area. This includes 44 units in the &gt area and 13 units in other Phase | areas.

Consistent with State law, the City of Woodland Haseloped several programs to help remove
barriers to creating affordable housing. In 200% City amended its Municipal Code, to
include Ordinance 1393 (Ch. 6A. Affordable HousingJhis amendment applied the same
inclusionary housing requirements being implememtethe Spring Lake Specific Plan area to
the remainder of the City. Since the adoption adi@ance 1393, to date, 307 units have been
built or existing units preserved for people wigrylow- and low-incomes. Included in this total
is 15 very low-income units at the New DimensionsmAments, 3 very low- and 4 low-income
units at the Skylark Apartments, 4 very low- and I8@-income units at the Eaglewood
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Apartments, and 8 very low- income units at the dd@aGlen Senior Apartments. Table 11.3
gives the total number of units that were produaedier the Affordable Housing Ordinance from
2004 to present.

Table 1.3
Units Produced under Affordable Housing Ordinance, 22028

Name Total No. of Units|  No. of Affordable Units Year Built
New Dimensions 15 15 Very Low 2004
Skylark Apartments 29 3 Very Low and 4 Low 2005
Eaglewood Apartments 156 4 Very Low and 36 Low 2005
Acacia Glen Senior Apartments 41 8 Very Low 2005
Terracina Spring Lake Family 156, 85 Very Low and 71 Low 2008
Apartments

Total 397 226

Source: The City of Woodland Community Developnigapartment, 2008.
Note: The table does not include existing unitsprved.

On May 20, 2003, the Woodland City Council adoptied Affordable Housing Plan for the
Spring Lake Specific Plan area. The Plan estadaish detailed inclusionary housing program
specific to implementation within the Spring Lakeea A copy of this document has been
included in the Appendices of the Housing Element.

Although the Spring Lake Affordable Housing PlanLABIP) is similar in terms of developer
requirements as the 6A Ordinance, there are diftag as well. The SLAHP does not
differentiate by use, just by density. In the SUAHIl single family zoned parcels (R-8 and
below) require that ten percent of the units bd sollow- and moderate-income households. All
multifamily zoned parcels (>R-8) must provide tesrgent low-income units and twenty percent
very low-income units or twenty-five percent vepmwtincome units to meet the requirement.
These rules apply whether or not the units ares&be-or rental.

In December of 2007, the Woodland City Council @vpd revisions to both the 6A Ordinance
as well as the Spring Lake Affordable Housing Plarese changes included allowing for the
affordable low-income units to be sold to housebadrning median income (100% AMI) as
well as moderate-income (120% AMI) if the City wast able to identify low-income
households within 90 days of the units being madelable for sale. If the City is not able to
identify a buyer after 210 days of the unit beimgikable, the developer is then allowed to sell
the unit on the open market and is seen as me#iwig requirements under the Plan and/or
Ordinance.

2) Survey of Available Land

Housing element law requires an inventory of landtakle for residential development
(Government Code Section 65583(a)(3)). An impdnmampose of this inventory is to determine
whether a jurisdiction has allocated sufficientddor the development of housing to meet the
jurisdiction’s share of the regional housing naadluding housing to accommodate the needs of
all household income levels.
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This section provides an analysis of the land ab#&l within the City of Woodland for
residential development. In addition to asses#iegquantity of land available to accommodate
the City’s total housing needs, this section atsesalers the availability of sites to accommodate
a variety of housing types suitable for househalith a range of income levels and housing
needs.

a) Description of Criteria for Identifying Housing Sites

The City identified all vacant and potentially redpable (as of January 2008) residentially-
designated and commercially-designated parcelsirwiMfoodland’s City Limits. The City
provided Willdan with a citywide parcel databaseassist in locating parcels for this update.
The identified vacant/underdeveloped parcels weeénehted on top of parcel basemap
information in an ArcView GIS (geographic infornati system), which was provided by the
City. Parcel acreages by land use designation eadoglated in the GIS.

Parcels in the inventory fall into five categories:
1) Parcels that are vacant and have the potdatidevelopment.

2) Parcels that are underutilized and are suitafde residential redevelopment.
Underutilized (or underdeveloped) parcels are @efias those where a portion of the site
is vacant and there is development potential, cerevlthere are older or low-value uses
with the potential to be redeveloped within the Biog Element timeframe (i.e., by June
30, 2013).

3) Vacant/underutilized parcels that already hay#anned project. This means the project
may have entitlements either pending approval eetaready been approved by their
authoritative body.

4) Parcels that are vacant but are not suitalleeidential development. This means that
there may have certain constraints, either throngtural or legislative, that would
restrict any potential housing development froomgeionstructed on that site.

5) Parcels that are underutilized but are noabietfor residential redevelopment.

Parcels in the first two categories are classifisddevelopable. All identified developable land
designated for residential use (all residentialdlarse designations in the General Plan) is
considered available for residential developmentdifonally, land within the Central
Commercial (CC) designation is also consideredlals for residential development. The Land
Use Element of the General Plan permits residensals above the ground floor in the CC
designation. The Zoning Ordinance permits singtaHfa dwellings, duplexes, and multifamily
units in the C-2 district (General Commercial Zone)which implements the General
Commercial (GC designation — by use permit.
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b) Inventory of Vacant and Underdeveloped Sites

Table 1.4 provides a summary of estimated devdigpdand within the city limits for all
residential and commercial General Plan land useydations as of January 2008. Also shown
are the residential density ranges for each desmmnand the holding capacity for residential
units based on maximum density for each designatibime table breaks down the developable
land into two categories: 1) vacant parcels andrigderutilized parcels available for residential
development. All land that is summarized in Tablé Is within the city limits and served by
backbone infrastructure for water, sewer, roadd,drainage. Basic municipal services such as
police and fire are also available in all of theseas. As shown in the table, there is a total
holding capacity of 860 residential units on vacamtl redevelopable parcels based on current
land use designations and development occurriB@%t of maximum densities.

Table A.1 in Appendix A shows the full parcel listm which the data in Table I1.4 is derived.

Table 1.4
Summary of Vacant and Redevelopable Land Inventory
by General Plan Designation

GP Designation LU (2)| Zone (2 Maximum Vacant | Redevelopable| Total Residential
Density Acreage Acreage Acreage Holding
(Units/ Capacity
Acre) (Units) (1)
Central CcC CBD 12 0.18 n/a 0.18 2
Commercial
East Street Corridor ESD ESD 25 2.72 18.33 21.05 421
Specific Plan
(ESCSP)
General GC C-2 n/a 1.91 9.1 11.01 n/a
Commercial
High Density HDR RM 25 7.59 1.82 9.41 188
Residential
Medium Density MDR R-2 16 2.17 n/a 2.17 28
Residential
Medium-Low MLDR R-1 12 0.68 0.59 1.27 12
Density Residentia
Neighborhood NC C-1 n/a 0.46 n/a 0.46 n/a
Commercial
Neighborhood NP N-P 8 0.33 0.59 0.92 6
Preservation
Service SC C-3 n/a 0.46 n/a 0.46 n/a
Commercial
Spring Lake SLSP R-25 25 5.14 n/a 5.14 103
Specific Plan
(SLSP)
Spring Lake SLSP R-20 20 6.25 n/a 6.25 100
Specific Plan
(SLSP)
Total - - - 27.89 30.43 58.32 860

Note: Vacant/redevelopable parcels in all residéahd commercial land use designations are imzlud this inventory.

1) Numbers for the Residential Holding Capacityehaeen rounded. The residential yield was caledlat 80% of maximum density. Based
on typically constructed densities, a residentieldyof 80% is a conservative approach.

2) Residential units are allowed within the C-12@nd C-3 Zones with a conditional use permitc8itnere are certain criteria and restrictions
that must be met to obtain a use permit, the pt@jeenit count was not included with this survey.
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c) Realistic Development Capacity

The majority of the vacant residentially zonedssite Woodland is less than an acre in size, and
can accommodate an average density between omneotartits. Although the General Plan’s
maximum density for Low Density Residential is 38tanits per acre, zoning restrictions for a
minimum 5,000 square foot interior lot and 6,000as@ foot corner lot limit the amount of units
for the smaller parcels within the R-1, R-2, RMddaaSD zones. This difficulty of achieving
maximum build-out in lower density zones shoulddoenpensated by the larger size parcels
located within the Spring Lake Specific Plan, Eageet Corridor Specific Plan, and C-2 Zone.
Although there are development standards thaticedtie high-density parcels from also
achieving their maximum densities, few infrastruetar environmental constraints would hinder
development at high densities.

The realistic capacity for development in each lué sites is listed in the residential sites
inventory (Appendix A), and summarized in Tablé IIThis realistic capacity used a variety of

methodologies including the zoning designation wattrresponding development standards
(Table Table lll.1a and Table Ill.1b), developmergnds and other land use constraints to
calculate the total amount of potential housing.eDwo these standards and development
constraints, very few sites can achieve the maxindensities allowed by their land use

designation.

Because many of these low-density sites are smalke, most are unable to be developed at the
maximum density permitted under the General Plaity 6taff has evaluated the realistic
development potential on each of the vacant saespunting for parcel size, development
densities and land use controls within each zone.

Most of the sites in the lower density residentabs (R-1 and R-2) designations are vacant
single-family residential infill lots capable of @mmmodating one to two units. These lots meet
the minimum lot size and are already subdividechvgitipporting infrastructure. Since new

many of these R-1 and R-2 lots are within developezhs and could be considered infill, the
approval for a development permit by the City wsthbsequent building permits, increases the
likelihood of development within the planning petidSince infrastructure and environmental

constraints would have been addressed during ttial idevelopment of the land, design would

be the largest factor as new development would taeelhere to zoning requirements as well as
design criteria applicable to single family housinghese parcels range in size from

approximately one-quarter to one-half acre. ForRkE R-2, and R-M Zones, the vacant parcels
acreage is approximately 10.44 acres while the il@ngaparcels consist of older structures and
homes not built to their full residential potential

d) Inventory of Approved/On-Line Units

Table 11.5 inventories parcels that have approveplanned residential units (as of April 2008)
in the Southeast Area Specific Plan area, the §drake Specific Plan area, the Downtown
Specific Plan area, and Other areas. The tabke pistjected residential units by income group.
There is a total capacity of 1,475 approved/on-limits in Woodland, including 1,094 units
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classified as moderate- and above moderate-incoBme of the largest projects that will add
663 units to the City’s housing stock is the ReygeBardis Subdivision. When the project is
completed, 43 very low- and 68 low-income unitsl Wi constructed. In the Southeast Area
Specific Plan location, 9 low-income units haverbapproved. There are several projects also
listed in the Other areas category. The largedtribartor of very low- to low-income units (156)
in this section of Woodland is the Casa Del Sol NoHome Park.

March 24, 2009 69 City of Woodland
Background Report Housing Element Update



Table 1.5
Approved/On-Line Units as of May 2008

Extremely Low |Very |Low [Moderate Combined Notes
Income Low and Extremely, Very
Above Low, Low,
Moderate, and
Above Moderate
Southeast Area Specific Plan (1)
Gibson/Ogden 0 0 9 81 90 Approved.
Hanson Ranch 0 0 0 24 24 Construction completed for 12 units
12 units unconstructed.
Spring Lake Specific Plan (6)
Arbors (Centex Homes:|0 0 19 |63 82 Design Review pending.
AKA-Beeghly Ranch)
Reynen & Bardis 0 43 | 68| 552 663 Tentative Subitinidlap approved.
Final Map pending.
DR Horton (AKA-Solara0 0 10 |84 94 Site Plan and Design Review
Ranch) approved.
Rochdale Grange 0 See |0 See Note| See Note Site Plan and Design Review
(Neighborhood Partners) Note approved. (Units — 43 very low and|1
above moderate — included in Reynen
& Bardis entry.)
Parkside 0 0 17 | 145 162 Site grading in progress.
Heidrick Ranch Phase | 0 0 6 33 39 Constructionmeted for 10 units.
Downtown Specific Plan (3)
Capitol Hotel/Saloon 0 0 0 5 5 Under Constructi@sidential and
commercial uses).
Other
Maxwell School 0 0 0 8 8 Tentative maps approvétalPMap
pending.
3 College Street 0 0 0 2 2 Conditional Use Perpyiraved.
Design Review approval pending.
Castro Apartments 0 0 0 5 5 Approved by Zoning Adstrator.
Building plans also approved. Prope
is being marketed.
Hutchinson Valley Lane0 0 2 20 22 Construction completed for 10 units,
12 units unconstructed.
Arjmand Duplexes 0 0 0 4 4 Building permits pemngdin
Country Oaks 0 0 4 34 38 Approved Tentative Subitin Map
and Conditional Use Permit. Final
Map pending.
Ordonez 0 0 0 1 1 Tentative Map approval. FinapM
pending.
Tovar Mixed Use (417 |0 0 0 2 2 Tentative Map approved. Two-year
West)* Map Extension of time approved.
Tovar Mixed Use (304 |0 2 1 7 10 Site Plan and Design Review
Main)* approved. Applicant to file CUP or
meet new downtown parking
standards.
Fair Plaza East (35 Wedd 14 |53 |1 68 Senior complex to be rehabilitated|and
Clover Street) 55-year affordability deed restriction
to be placed on units.
Casa Del Sol Mobile |0 94 |39 |23 156 Mobile home park proceeding with
Home Park rehabilitation project financing.
Total 0 153 | 228 | 1,094 1,475
Source: City of Woodland Community DevelopmentQ&0
Note: *Located within the Redevelopment Agencyj€cbArea.
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Table 11.6 below shows the residential land by mgntategory and residential holding capacity
based on zoning within the Spring Lake SpecifimPlAs shown in the table, there is a capacity
for 1,071 multifamily units within zoning districtsith a minimum of 15 units per acre density.
This figure does not account for possible densiguses. With a density bonus of 25 percent,
there is a capacity for 1,339 multifamily units.Il &f this land is suitable for the production of
housing for very low-income, low-income, and modesimcome households. In comparison,
the Spring Lake Specific Plan has a planned builded 1,171 multifamily units.

In December 2007, the City Council adopted an @mte amending affordable housing Section
6A. The Ordinance updated the City’'s Affordable using Ordinance to address issues
encountered during implementation of the Spring d.akffordable Housing Plan and the
Community Development Block Grant Action Plan. Aton of the changes is expected to ease
the process for construction, distribution, andupamncy of affordable housing units.

Table 11.6
Spring Lake Specific Plan
Summary of Residential Holding Capacity by Zone

Zone Maximum Density Acreage Residential Holding Capacity

(Units/ Acre) (Units)
Single Family - 592.3 2,863
R-3 3.0 127.0 381
R-4 4.0 73.0 292
R-5 5.0 315.9 1,579
R-8 8.0 76.4 611
Multifamily - 60.5 1,071
R-15 15.0 32.7 491
R-20 20.0 22.8 455
R-25 25.0 5.0 125
Total - 652.8 3,934

Source: City of Woodland Spring Lakge&ific Plan.

Table 1.7 provides a summary of residential hajdizapacity in Woodland compared to the
City’s assigned housing need. The figures forltBiNP allocation, units built, units under
construction, and net allocation to be met are fii@ble 1.26. The figures for approved/on-line
units and holding capacity on vacant and redevélepéand are from Tables 1.4 and 1.5,
respectively.

Because Woodland’s total need for new housing elsés capacity for housing production,
during this new Housing Element planning periogyrimary objective for the City will be to
provide adequate sites to accommodate the housrdsnof very low-, low-, and moderate-
income households. The California Department ofustttgy and Community Development
(HCD) assumes, in general, that the higher theigertke more affordable the housing. It is
HCD’s position that local jurisdictions can fadlie and encourage affordable housing
development by allowing development at higher desssiwhich helps to reduce per unit land
costs.
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Table I1.7
Woodland Residential Holding Capacity Analysis 2006-2013

Very Low Low Moderate Combined Above Total
Very Low, Moderate
Low, and
Moderate
Total RHNP Allocation (2006- 425 266 238 929 942 1,871
2013)(see Table 1.25)
Units Built/Under Construction:|85 71 0 156 44 200
July 2007- March 2008
Approved/On-Line Units (see |153 228 23 404 1071 1,475
Table 11.5)
Holding Capacity - Vacant and |- - - - - 860
Redevelopable Land (see Table
11.4) (1)
Remaining Need (2) | -187 | +33 | -215 | -369 | 4173 | +664

(1) Vacant/redevelopable parcels in all residérgiad commercial land use designations are includetthis inventory. Of the commercial
designations, only the CC designation permits egidl development.

(2) The City can apply its affordable housing aetice to distribute this total number (664) towtelappropriate housing needed.

(3) The 187 unit deficit for the very low incomaits is being addressed through the two Spring LSiecific Plan multi-family parcels listed
on Appendix A (Parcel Inventory). The sites arB45acres (R-25, 25 units/acre) and 6.25 acres (R2Qnits/acre) in size.

Table 11.7A
Woodland Residential Holding Capacity Analysis 2002-2007
Very Low Low Moderate* Combined Above Total

Very Low, Moderate

Low, and

Moderate
Total RHNP Allocation (2002- (643 389 580 1,612 1,229 2,841
2007)
Units Built: January 2002-June |53 161 24 238 1,007 1,245
2007
Net Allocation to be Met: 590 228 556 1,374 222 1,596
January 2002-June 2007

Note: Numbers pertain to 2002-2007 Regional Hauslreds Allocation.

As shown in Table 1.7, the holding capacity of G64igured into the total amount of available

units. Accordingly, the City can apply its affoldi& housing ordinance to distribute these units
toward the appropriate housing needed. A portibthe 664 units (through the Spring Lake

5.14- acre R-25 and 6.25-acre R-20 sites) has hpphed to the City’s projected remaining

capacity need for 187 very low-income houses. Titg also has a deficit in the moderate-

income housing group. The holding capacity candel also to reduce this shortage.

The Neighborhood Preservation (NP), Medium-Low Dign&esidential (MLDR), Medium
Density Residential (MDR), High Density Residen{idDR), Planned Neighborhood (PN), and
Central Commercial (CC) land use designations caieg allow multifamily residential
development. The MLDR (maximum density of 12 ulaise), MDR (maximum density of 16
units/acre), HDR (maximum density of 25 units/acrahd CC (maximum density of 12
units/acre) designations permit densities thasapportive of affordable multifamily housing.

In compliance with the requirements of Governmeod€Section 65583(c)(1), the General Plan
land use element should provide a sufficient partbland in the MLDR, MDR, HDR, and CC
designations that permit residential developmenné®t its obligation to provide sites suitable
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for the production of needed housing affordablevésy low-, low-, and moderate-income
households.

e) Land Available for Other Types of Housing and Sélter

State law (Government Code Section 65583(c)(a)kires that local land use regulations
accommodate a range of housing types, as well @ltiés for people in need of emergency
shelter and transitional housing. The followinguibrief analysis of the availability of land for
other types of housing.

i) Manufactured Housing

Manufactured homes on permanent foundations avevadl in all residential zoning districts and
the A-1 and CBD zones. Mobilehome parks are altbimeall residential zoning districts and the
A-1 zone. The Zoning Ordinance establishes stalsdar mobilehomes in Section 25-21-50.

In November 2001, Woodland voters approved a mbbitee rent control ordinance (Measure
T). Under the ordinance current rents were rolladkbto 1996 levels and then increased by
adding 3 percent per year, or 75 percent of thai@nimcrease in the Consumer Price Index
(CPI), whichever is lower. The measure restricisual rent increases to the CPI or a cap of 3
percent.

During 2004 to 2005, the City allocated approxirha$i45,000 in CDBG funds to assist in the
completion of onsite infrastructure improvements foe Casa Del Sol Mobile Home Park
project. This project involves the rehabilitatioha 126-unit mobile home park and the addition
of 30 new units with rents affordable to very lowsw-, and moderate-income households and
will include construction and installation of impements to infrastructure, including roads,
water, and sewer. During 2004, the City also setar81,000,000 Section 108 loan through the
CDBG program for the project. A total of 30 newubllewide manufactured homes will be
added to the existing 126-unit mobile home park.he TSacramento Area Council of
Governments (SACOG) awarded the City a $494,000r@anity Design Program grant for the
Casa Del Sol project on March 16, 2006. The gnaifit be used to assist with the off-
site/streetscape improvements required for theeptoj Construction began in June 2008 on a
15,000 square foot community center to serve thieleats of Casa Del Sol.
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ii) Transitional Housing

Pursuant to Government Code Section 65583(c)(1)ineg|'As part of the analysis of available
sites, a jurisdiction must include an analysis @hing that encourages and facilitates a variety
of housing types...including emergency shelters aadsitional housing.” The City of
Woodland’s Affordable Housing Ordinance (City Cdslection 6A-3-30) states: “Specify if any
or all of the affordable dwelling units will be spal needs housing for seniors, disabled,
homeless persons or other special needs popukatidnif so, the unique features or services that
are appropriate for that special needs populatidhe City will participate in securing funding
for those projects that provide special needs Imgushits. The City’s special needs housing
demand will be addressed as guided by the housemgeat, and based on any new information
regarding increased need or demand for specialsneaasing as it becomes available from the
census or other sources.” Currently, transitior@aiding is allowed as a conditional use in a

number of residential and commercial zones.

Additionally, the City’s Bonus Incentive Ordinan¢€ity Code Section 25-21-25) which was
updated in July 2005 to reflect changes in State alows the City to grant incentives to

developers of projects that contain a minimum anafnaffordable housing. The City has

continued to implement its policy for granting dinsonuses, regulatory relief, or financial

incentives to developers that meet the City’s isidoary housing requirements. For example,
the City approved a 25% bonus density in 2006 fog Terracina Spring Lake Family

Apartments project.

The City’s transitional housing facilities are édtbelow. Woodland also provides funding for
several programs (listed in the “Programs Sectitimé} help the homeless as well as low-income
families.

Safe Harbor House- (CDBG)A total of $180,000 in CDBG funds were allocated $afe
Harbor House from 2001 to 2003. The project addedew low-income “supportive housing”
apartments for adults with mental illness. AddiabCDBG funds, in the amount of $38,683,
were allocated to help complete the project dugdg6é to 2007.

Cache Creek Lodge Women’s Residential TreatmentHmgsing Facility — (CDBG) During
2004 to 2005, the City committed $90,000 in CDB@dsi for Phase | of the Cache Creek Lodge
Women’s Residential Treatment and Housing Facil®hase | included the demolition of three
structures and construction of a 6,000 squareldoidling to house services for women, and a 5-
plex to house those undergoing drug/alcohol treatmaethe facility.

iii) Emergency Shelters

Government Code Section 65583(a)(4) requires tleatification of a zone or zones where
emergency shelters are allowed as a permitted ufieoww a conditional use or other
discretionary permit. The identified zone or zonmgsall include sufficient capacity to
accommodate the need for emergency shelters ightif paragraph (7) of Government Code
Section 65583(a), except that each local governmabatl identify a zone or zones that can
accommodate at least one year-round emergencyeshéelhe City of Woodland’'s Affordable
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Housing Ordinance (City Code Section 6A-3-30) stat8&pecify if any or all of the affordable
dwelling units will be special needs housing fonises, disabled, homeless persons or other
special needs population and, if so, the uniqutufea or services that are appropriate for that
special needs population. The City will participatesecuring funding for those projects that
provide special needs housing units. The City’'ssppeneeds housing demand will be addressed
as guided by the housing element, and based onemynformation regarding increased need or
demand for special needs housing as it becomesablairom the census or other sources.”
Currently, emergency shelters are allowed as aittondl use in a number of residential and

commercial zones.

The City’'s emergency shelters are listed below. Wad also provides funding for several
programs (listed in the “Programs Section”) thalphthe homeless as well as low-income
families.

Friends of the Mission- (CDBG) During 2003 to 2005, a total of $89,4600DBG funds were
allocated to Friends of the Mission for the condinn of a year-round homeless shelter in
Woodland. The City provided an additional $90,00@DBG funds for the program in Fiscal
Year 2005-2006. The homeless shelter project rseived $65,992 in CDBG funds in Fiscal
Year 2006-2007. Construction of the shelter wanpmeted in Fall 2006. The shelter features a
5,000 plus square foot facility with a cold weathsdrelter area/dining room for over 100
homeless individuals.

Yolo Wayfarer Center Homeless Shelter (cold weastelter services)The singles’ shelter
program provides 14 transitional beds and 30 bedsekidential treatment. The family shelter
program provides 10 apartments, 4 three-bedroontegep, and a 5-bedroom women’s house.
The City receives an annual allocation of Suppertilousing Program funds from HUD. In
2005-2006 this grant was $175,151.

Wallace and Vannucci Domestic Violence Shekemhis shelter opened in 1999, to provide
domestic violence shelter services for women anidreim. Emergency shelter includes 98 days
of comprehensive programs for battered women agid thildren. The facility currently has 25
beds.

iv) Programs

The City supports and funds an array of specialices for the homeless. The City participates
in the countywide Homeless Coordination Project iravides services to the homeless in Yolo
County. The Project includes Homeless Coordinatod the Cold Weather Shelter. City
programs for homeless services include the follgwin

1) Yolo Wayfarer Center: The City sponsored the Bayvices Program at the Friends of the
Mission Yolo Wayfarer Center to serve the homepegsulation of Woodland.

2) Crossroads House and the Shelter Home: Thigrgmo is operated by Woodland Youth
Services and provides shelter services to childvbn are temporarily homeless after
being abandoned, neglected, or abused. The Ceakssflouse provides services for
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females and can house up to 6 individuals. ShEltene provides services for males and
can house up to 10 individuals.

3) Short Term Emergency Aid Committee (STEAC): iDgr2005 to 2006 (most current
annual report), this organization assisted 104viddals with Rental Assistance Program,
19 people with the Emergency Shelter Program, &8l viith the Eviction Prevention

Program. STEAC offers several other services tholy the Free Food and Clothing
Programs.

4) Countywide Homeless Coordinator: The City pde funds to support the activities of
the Homeless Coordinator.

The following programs in the existing Housing E&srthare supportive of emergency shelters:

* Program C.3p in the existing Housing Element ireguthe City “To allocate CDBG
funds for transitional housing.” CDBG funding haseh used for the Wayfarer Center.

* Program C.3r commits the City to “Continue toilitate the provision of emergency
housing.”

* Program C.3w states that “The City will continieecontract for the services of Yolo
County's Homeless Coordinator through a joint pavegreement. Program to be funded
through Redevelopment Funds.”

V) Second Units

The City permits second units in all of the Genétaln residential land use designations and in
the following zoning districts:

 Single Family Residential Zone (R-1)

» Duplex Residential Zone (R-2)

* Neighborhood Preservation Zone (N-P)
» Multiple Family Residential Zone (R-M)

Second attached residential units are also allowethe A and C Zones of the East Street
Specific Plan at a maximum of 10% of the existingqb area.

f) Sites Suitable for Redevelopment for Residentidlse

As described previously, the analysis of developédohd includes both vacant land and land that
is classified as “underdeveloped” and is availdbteedevelopment for residential uses.
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3) Adequacy of Public Facilities and Infrastructure

a) Roads

The General Plan indicates the City must manageo#dways to maintain a Level of Service
(LOS) C or better on all roadways, except withiredralf mile of State or Federal highways and
freeways and within the Downtown core. In thesagsran LOS D or better must be maintained.
The General Plan further states that all new deweénmt projects are required to construct or
fund improvements necessary to mitigate any traffipacts resulting from the project. In
addition, the 1998 City of Woodland Street MastelanP Update identifies roadway
improvements required through 2020 to accommodede/ty as proposed under the General
Plan.

The City is in the process of updating its 1998 tda®lan, which is scheduled to be completed
in the winter of 2009. The Master Plan uses revisaffic counts to update the traffic model,
which projects future traffic patterns based orldmuit land use estimates and resulting level of
service (LOS), and develops a future project list avaluates policy considerations and project
priority.

b) Water

The City of Woodland is the only provider of water domestic, commercial, and industrial use
within the city limits with groundwater as the C#ysole source of water supply. There are a
total of 20 groundwater wells located throughowt @ity, and an elevated water tank is located
at Beamer and Walnut Streets. According to the difow Public Works Department, the City
pumped approximately 5.4 billion gallons of grourader (or 16,573 acre-feet) in 2007. In 2000,
the City pumped approximately 5.376 billion gallafsgroundwater (or 16,500 acre-feet). As
new development has occurred new wells have bedaddto provide capacity for growth.
However, as existing wells have failed, replacemegits have not been provided.

While the City’s groundwater currently meets Stegquirements, its decreasing water quality
will soon require major improvements to severallsyahe drilling of new wells, use of storage
tanks with booster pumps, and/or nitrate treatnterdgtay in compliance. Similar actions are
also caused by the aging of wells. The Public Wdbepartment is currently working on a
Water Focus Study that will assess water quality@oduction problems.

The Davis/Woodland Water Supplgroject will provide treated surface water from the
Sacramento River to the Woodland and Davis comnasngnd UC Davis. In November 2007,
the City Council adopted and certified the EIR tfoe Water Supply Project (after the Davis City
Council adopted and certified the EIR in Octobe®@?20 Completion of an EIR for this project
allows the project partners (Woodland, Davis, ar@@l Davis) to pursue obtaining water rights
permits.

In January 2006, a State law became effective ribaqiires water suppliers to install water
meters and charge for water services based onlaalumne of water delivered. Specifically,
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the City is required, by January 1, 2010, to instater meters and charge for water based on the
meter reading for service connections establisHied 4992. For connections established prior
to 1992, the City has until January 1, 2025, taalhgneters and charge by the meter readings.
The City plans to start the first phase of the wateter installations, which would cover
approximately 5,000 water meter installations, ytaar.

c) Sewer

The City of Woodland maintains the collection systecilities that distribute wastewater to the
City’s wastewater treatment plant (WWTP), whichlasated in the southeastern portion of
Woodland. The wastewater collection system comsibpipelines ranging from 6 to 48 inches
in diameter. There are three main collection systeontrolled by gravity flow to the Woodland
WWTP: the Kentucky Trunk System, Beamer Trunk Systand Gibson Trunk System. The
Beamer Trunk sewer system has adequate capacitythmtCity reaches buildout in 2020.
According to the Wastewater Collection System Ma&tan Report, while the Kentucky and
Gibson Trunk Systems had adequate capacity asQff, 2Bese systems may reach capacity in
the future because of new development occurrintherCity edges.

The City completed the WWTP Stage 2 Expansion,idmgrtTreatment Improvements, and
Flood Protection Projects in 2008 at a constructimst of more than $27 million. The
expansion project increased the average dry wedlbwr capacity of the WWTP from 7.8
million gallons per day (mgd) to 10.4 mgd, the itext treatment improvements included the
installation of a ultraviolet disinfection systemmda new cloth-disc filters, and the flood
protection work resulted in the construction ofdes around the WWTP Mechanical Plant site
and Overflow Pond to provide flood protection framl00-year Cache Creek flood event as well
as the improvement of levees around the remainamgip to protect against a localized 100-year
flood event. Development impact fees funded alltred work associated with the WWTP
expansion in order to address new growth.

d) Infrastructure Financing

Existing master plans have been revised or newanatins completed to cover major capital

facilities. The City’s Capital Improvement Prograi@IP), which schedules projects through

2020, is based on existing development impact feBse development impact fee is updated
periodically to ensure that sufficient funds areeated to finance new development’s share of
the CIP.

B. Inventory of Local, State, and Federal Housing rad
Financing Programs

1) Current Programs

The City of Woodland utilizes local, State, and &md funds to implement its housing strategy.
Because of the high cost of new construction, niiwa@ one source of public funds is required to
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construct an affordable housing development. Titg @oes not act as a developer in the
production of affordable units, but relies upon ghevate sector to develop new units with the
assistance of various funding sources.

As an entitlement community under the Community &epment Block Grant (CDBG), the
City of Woodland receives an annual grant from Hidise to meet the objectives of the CDBG
program. The City receives approximately $570,800ually in CDBG funds. These funds are
used to fund a variety of housing and communityetlgyment related activities. The City does
not have entitlement status under the HOME, ES@, HOPWA programs. However, in the
past the City has applied for and received HOMEgré&om the State. These funds have been
used to fund the construction of affordable muttily housing projects as well as to assist first-
time homebuyers purchase single-family homes.

The Woodland Redevelopment Agency is also an impbrsource of funds for the City's
housing programs. The Agency’s housing set-asadenues through June 30, 2007 totaled
$1,185,206 as shown in Table 11.8 below.

Table 11.8
Projected Housing Set-Aside Revenues
Balance June 30, 2001 $205,00
2001/02 80,740
2002/03 77,861
2003/04 139,992
2004/05 173,106
2005/06 246,805
2006/07 261,70
Subtotal 2001/02-2006/07 $980,20
Total $1,185,20

Source: City of Woodland.

The City funds a number of housing programs thatsammarized below:

« HOME, Single-Family Homebuyer Programin 2003 and 2004, the City received
first time homebuyer funds in the amount of $1,800,and has closed nine loans in
the amount of $509,000 for low income householtts.2007, the City received a
grant of $800,000 and to date has committed tolda&os in the amount of $120,000
for low-income households.

« HOME, Multi-Family Construction— During the 2006 - 2007 period, the City
received a HOME grant in the amount of $4,000,088 @rovided these monies and
$189,000 in HOME Program Income funds for the T@ma Spring Lake Family
Apartments project. HCD recommended HOME fundimg the amount of
$4,000,000 in December 2006 for the 44-unit Roahdatange affordable housing
project located in the Spring Lake Specific Plagear

e CalHome, Single-Family Homebuyer Prograrm 2007, the City received $600,000
in first time homebuyer funds. To date, the Ci&g Itlosed four loans for low-income
households in the amount of $125,000. In additiba,City has committed funding
for five additional loans in the amount of $140,060low-income households.
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» Single-Family Rehabilitation Assistaneelhe City currently offers assistance to low-
income households to rehabilitate existing singleify units. This program, which
is funded by CDBG funds, is designed to correctltheand safety hazards in
deteriorated owner-occupied units. The maximurm laemnount for the program is
$75,000 per housing unit. Over the past decad€lityehas approved and conducted
over 85 housing rehabilitation loan projects foalified households. As of April 24,
2008, the City had 13 outstanding loans, althougistnare deferred for varying
lengths of time. The source of funding for the hogsrehabilitation loans comes
from program income generated through the repayroérihese loans as well as
through direct funding from the CDBG program.

» Fair Housing Services CDBG funds are used to contract with Legal S®&wviof
Northern California to provide fair housing sendcéo residents of all income
categories, including counseling related to tetemdiord rights and responsibilities,
fair housing complaint process, investigation arefemral, and fair housing
workshops.

» Homeless Prevention ProgranThe Short Term Emergency Aid Committee receives
CDBG funds from the City of Woodland for rental pagnt assistance to low-income
households.

 Emergency Shelter Home Between 2001 and 2003, the City committed d tfta
$180,000 in CDBG funds for Safe Harbor House. Tphisject resulted in the
construction of 15 new low-income “supportive hoggsi apartments for adults with
mental illness. In 2004-2005 the City committe® $®0 in CDBG funds for Phase |
of the Cache Creek Lodge Women'’s Residential Treatrand Housing Facility that
was completed in 2006. The City has allocated COB&Is totaling $245,442 to
Friends of the Mission for the construction of aryeound homeless shelter that was
completed in 2006.

» Daily Services Program CDBG funds have been used to provide daily maats
grocery bags to low-income and homeless househbldsigh the Yolo Wayfarer
Center.

« BEGIN Program— The City received a $600,000 BEGIN award in 23004
affordable units that were built by Monley CronimdaRussell Ranch. The City used
$570,000 of the funds for 19 affordable units.J&muary 2008, the City identified 18
units in the Spring Lake Specific Plan area that tme BEGIN Criteria and received
$540,000 for homebuyer activities. To date, they @as committed funding for
thirteen loans in the amount of $390,000 for low aroderate-income households.

e Spring Lake Specific Plan Inclusionary Units Prciiion (Single-Family)- To date,
42 units have been closed with deeds of trustitgta4,247,781 (silent seconds) for
low- income households in Spring Lake as a reduh® City’s Inclusionary Housing
Program.
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Woodland residents may benefit from affordable hmygprograms administered by the Yolo
County Housing Authority (YCHA), which are funded Ithe United States Department of
Housing and Urban Development (HUD). The Housiri€e Voucher Program (formerly

known as Section 8) provides rental assistanceugfirgrivate landlords. As of April 1, 2008,

412 households in Woodland were receiving rentsistence from this program. The waiting
list for the Housing Choice Voucher program, whiskcurrently closed, was opened for three
weeks in March 2007. The Housing Authority recdivaver 2,000 applications countywide

during this period.

YCHA also provides additional housing as the owaed landlord of 132 units in Woodland
called Yolano Village. As of April 1, 2008 thereere 2,024 households on the waiting list for
these units which range from 1 to 4 bedrooms. Udpnoits non-profit subsidiary New Hope
Community Development Corporation, YCHA operatest@wvood Meadows, a complex for
senior or disabled residents. The 47-unit complexides rental assistance for 14 units and
rents 33 units at market rate.

2) Assisted/Affordable Housing Projects

In June 2004, the City adopted an amendment toitysvide inclusionary housing ordinance
(Chapter 6A. Affordable Housing). This amendmesgestially applied the same inclusionary
housing requirements being implemented in the §pkizke area to the remainder of the City.
Any new housing project, for-sale or rental, pragti@nywhere in the City is now required to
provide affordable units, thereby implementing theattered sites” (affordable units shall be
located (scattered) throughout the plan area t@tbatesfeasible extent) policy citywide. The
Spring Lake Specific Plan Scattered Site Prograsa e¢quires the development of each market
rate unit to pay an “offsite” fee of $1,100 per kedrrate unit. This fee will be used to assist
with an additional 74 units of affordable housimywahere in the City, including Spring Lake as
long as the parcels meet the affordability requeeta under the Spring Lake Specific Plan and
the Spring Lake Affordable Housing Plan.

In December 2007, the City Council adopted an @mdte amending affordable housing Section
6A. The Ordinance updated the City’s Affordable using Ordinance to address issues
encountered during implementation of the Spring d.akffordable Housing Plan and the
Community Development Block Grant Action Plan. Aton of the changes is expected to ease
the process for construction, distribution, andupamncy of affordable housing units.

The City is in the process of developing an Infiludy and Design Standards to address
residential, commercial and affordable projects tiwanot fit the standard suburban development
criteria.

Subsidized housing projects in Woodland, excepsdhaperated by the Yolo County Housing
Authority, are summarized in Table I1.9.

In addition, there are a total of 132 units of puliiousing in Woodland. The Yolo County
Housing Authority administers these units, which krcated in the center of the City, north of
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Lemen Avenue at Yolano Village and Donnelly Circl&€here are 16 studio and one-bedroom
units, 56 two-bedroom units, and 60 units that itavee or four bedrooms.

The City has funded or is currently funding a numbgaffordable housing projects that are
summarized below:

» Hotel Woodland- (Redevelopment, CDBG Section 108, and HOME) Asitian
and rehabilitation of the Hotel Woodland in the Duown core of the City was a
major redevelopment project completed in 1996. atidition to redevelopment
housing set-aside funds, the City provided CDBG ld@ME funding for the project.
The Community Housing Opportunities Corporation (@E) and Engstrom Hotel
Corporation restored this historic structure, whiobw provides 76 single-room
occupancy studio units. Occupancy is limited widents at or below 40 percent of
area median income.

e Sycamore Point Apartments (HOME) The City contributed an $885,000 loan in
HOME funds to Sycamore Woodland L.P. for the camgion of Sycamore Point
Apartments. The 136-unit affordable multifamilyopct was completed in 2000.

» Greenwood Subdivision (Redevelopment Agency) The Woodland Redevelopmen
Agency, in an agreement with builder Dave Snow Hgmeitiated and funded a
down payment assistance program for low and moelénabme single-family home
purchasers. The City offered 8 moderate-income 4nidw-income households’
assistance in purchasing a home in the Greenwobdi8sion. Up to $15,000 in
down payment assistance was available to each eoflth homebuyers while an
additional amount of up to $40,000 was availablé&4 low-income homebuyers.

» Casa Del Sol Mobile Home PariEast Street Corridor Mobile Home Park
Renovation) — (HUD Section 108) This project idijiastarted off with the
acquisition of the Woodland and Dana mobile hom&gp&om the owners, in order
to renovate and maintain them as a source of affded housing for existing
residents. The City worked closely with the depeloof the project, CHOC, to
secure a variety of funding sources for the projétte City offered CHOC a $1
million loan funded through a HUD Section 108 logmarantee to help with the
project financing. The City has been using Redgv@ent Housing Tax Increment
(set-aside revenues) for two years (2007 and 2608)ay off the loan. Upon
completion, the project will result in the rehataition of 126 units and the addition of
30 new units with rents affordable to very low-wlp and moderate-income
households. In 2008, construction began on a D5s@0are foot community center
to serve the residents of Casa Del Sol.

» Terracina Apartments (HOME) The construction of the 156-unit aparttreymplex
located in the Spring Lake Specific Plan area byAUBoperties was funded with
Mortgage Revenue Bonds and HOME funds provided Hey €ity as the major
funding sources. The project provides affordaleding for 85 very low- and 71
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low-income households was completed in December7 28td fully occupied in
March 2008.
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Assisted Housing Projects in Woodland, March 2008

Table 11.9

Q)

Total | Number of
Name of Year | Sponsor/ Number | Affordable | Type of Funding Expiration | Waiting List
Development Built | Manager of Units Units | Units Target Group(s) Source(s) Date (March 2008) Comments
Family Rental Housing
Hotel Woodland | 1928 | Community 76 76| All studios | 40% of median incom&kDA, CDBG, |-- Undetermined wait; Acquisition and
Apartments - Housing Tax Credits 4 people. rehabilitation project of
426 Main Street Opportunities historic building in the
(CHOC) Redevelopment Project
Area. Completed in 1996
Sycamore Pointe 2000 | -- 136 1351, 2, 3, and| 11-50% of median Density bonus | -- 1to 6 months; 8 | Subject to City's
Apartments - 4-bedroom | 122-60% of median people. Affordable Housing
521 Pioneer 2-80% of median Ordinance
Avenue
Woodmark 2000 -- 173 171|1, 2, 3, and| 17-50% of median Tax Credits - 4 to 6 weeks; 25 —| Subject to City's
Apartments - 4-bedroom | 154-60% of median 30 people (2- Affordable Housing
700 Kincheloe bedroom units) & 120rdinance
Court to 24 months; 100
people (3-bedroom
units).
925 North Street  1994Development 7 7|-- Very low and Low- |CDBG Tax - --
Assistance income Credits Tax-
Corp. (DAC) Exempt Bonds
Heritage Oaks - | 1985 -- 120 120{1 and 2- | Very low (12) and Tax-Exempt | -- 6 to 8 months; 5 Market-rate complex was
186 Muir bedroom | Low-income (108) Bonds people. rehabilitated in 2005-200
and now all of the units
are deed restricted as
affordable units.
Cherry Glen - 1983 -- 44 44| -- All 40% of median CHFA Tax- |2014 6 months; 44
762 Lincoln Exempt Bonds people.
Avenue Section 8
Crosswood 1970 | FPI 48 44| -- Low-income HUD Section |9/30/2001 | --
Apartments - Management 236 Section 8
646 3rd Street
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320 West Court

Street

number of people.

The Greenery - | -- AF Evans 95 95| -- All 30% of median Tax Credits Preserved 12 menfd This former HUD 236

505 W. Cross people (1-bedroom) project (Cottonwood

Street & 12 months; 55 | Apartments) with subsidy

people (2-bedroom).that expired in 2000 was

preserved under new
ownership.

Leisureville 1976| Resident- 150 76| Mobile- Low-income (76) and | CDBG/HOME | -- -- Acquired by residents wi

owned homes Moderate-income (74 the assistance of the City.

Skylark 2005 29 7|2-bedroom | Very low (3) and Low- No one on waiting

Apartments — income (4) list (3/12/08).

505 Community

Lane

Eaglewood 2005 | American 156 40| 1, 2, and 3-| Very low (4) and Low- No waiting list

Apartments — Property bedroom |income (36)

1975 Maxwell Development

Avenue

Terracina 2007 | USA 156 156 Very low (85) and HOME Undetermined wait| City Bonus Incentive

Apartments — Properties/US Low-income (71) (Note: Facility Program used for 31 of

1620 Miekle A Multi- opened recently); | units.

Avenue Family 300 people.

Management

Subtotal 1190 971

Senior Rental Housing

Fair Plaza East | 1978 | USA 68 67|1-bedroom| Very low and Low- |HELP, Bonds, |2063 -- Acquisition rehabilitation

Senior Properties income Tax Credits financing closed 4/10/08.

Apartments — 35

West Clover

Street

Lincoln Gardens| 1988 | PCC 86 32|1 and 2- Low and Moderate- | Tax-Exempt |2012 No waiting list One unit is handicap

- and | Properties bedroom |income Bonds Density (Lincoln I) and more accessible.

800 West 1991 Bonus Section than a year; 20

Lincoln Avenue 8 people (Lincoln I1).

Cottonwood 1987 | -- 47 14| 1-bedroom | Low-income Section 8 Tax-- Undetermined wait;| Five units are handicap

Meadows- Credits 200 people for accessible.

120 N. affordable units and

Cottonwood 7 people for non-

Street affordable units.

Courtside 1988 | -- 102 102|1 and 2- Low and Moderate- | Density bonus| -- Informal waiting

Towers/Village — bedroom |income list; undetermined
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Acacia Glen 2005 41 8|/1and 2- |Very low-income (8) Undetermined wait;
Senior bedroom 18 people for
Apartments — affordables and 20
615 Acacia Way for market rates.
Fowler ? | Lawson 10 5?2 ? In - Senior unit agreement.
Commons — 135 Properties perpetuity
Third Street Brenda
Mahoney
Subtotal 354 228
Housing for Persons
with Disabilities
Summer House | 2001 | Summer 3 3|1-bedroom| Very low-income CDBG - -- Renovation and
Inc. Project House Inc. developmentally conversion of an existing
disabled adults single-family home.
New Dimensions 2004 | CHOC and 15 15|12 studios | Very low-income HUD Section |-- 2 to 4 years Project includes
— 580 Kentucky Yolo and 3 chronically mentally ill 811 MHP (estimate); 15 supportive services for
Avenue Community 1-bedroom CDBG people. residents.
Care
Continuum
Subtotal 18 18
Under Construction or
Planned
Casa Del Sol CHOC 156 156| Mobile- Very low-income HELP funds |- -- CHOC seeking funding tg
Mobilehome homes farmworker families | Tax-Exempt replace $3.5 million HUD
Park- 709 East Bonds commitment; staff
Street CalHOME preparing analysis for Cit
Council on project
options.
Subtotal 156 156
Total 1718 1373

Source: City of Woodland, Community DevelopmerpBrtment, 2008.
Notes: Extremely Low-income = 30% Median Incoméelow; Very Low-Income = 50% Median Income or beldww-Income = 51% to 80% Median Income; Median-Ineom100% Median

Income, and Moderate-Income = 80% to 120% Medmoihe.
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3) Other Funding Programs

There are several local, state, and federal fundnograms that can be used to assist first-time
homebuyers, build affordable housing, and helpisp@eeds groups, such as seniors and large
households. Because of the high cost of new cariginy more than one source of funds is
usually required to construct an affordable houslegelopment. Funds provided may be low-
interest loans, or in some instances, grants anaged that do not require repayment.

In most cases other entities, including for-praiitd non-profit developers, apply for funds or
other program benefits. For example, developemyagirectly to HUD for Section 202 and
Section 811 loans or to the California Tax Credlbgation Committee (TCAC) for low-income
tax credits. The City of Woodland does not acaaeveloper in the production of affordable
units, but relies upon the private sector to dgv@lew units with the assistance of these various
funding sources, such as CHOC’s New Dimensionseptphich received a capital grant from
HUD’s 811 program and CDBG funds from the City.

The City can help sponsor grant and loan applinatiprovide matching funds, or furnish land at
below-market cost. However, there are also prograsuch as CalHFA’'s HELP program, to
which the City applies directly. Finally, thereeaa few programs, such as the Mortgage Credit
Certificate (MCC) Program or the Lease Purchasegf@am, to which individual households
apply to directly.

City financial support of private sector applicasofor funding to outside agencies is very
important. Funding provided by the City can beduss matching funds required of some
programs. Local funding is also used for levera@ity support of private sector applications
enhances the competitive advantage of the apmitsti

C. Energy Conservation Opportunities

State Housing Element Law requires an analysifi®@fopportunities for energy conservation in

residential development. Energy efficiency hasdiapplication to affordable housing because
the more money spent on energy, the less avaitablent or mortgage payments. High energy
costs have particularly detrimental effects on ioneeme households that do not have enough
income or cash reserves to absorb cost increagksnany times must choose between basic
needs such as shelter, food, and energy.

Pacific Gas and Electric (PG&E) provides gas amdtekity services for the City of Woodland.
PG&E assists low-income, disabled, and senioragitizustomers through numerous programs
and community outreach projects that include thieviong:

CARE (California Alternate Rates for Energy) — TBARE program provides a 20 percent
discount on monthly bills for qualified low- or fxl-income households and housing
facilities. Qualifications are based on the numiiiepeople living in the home and total
annual household income
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FERA (Family Electric Rate Assistance) — Family dile Rate Assistance is PG&E'’s rate
reduction program for large households of threemore people with low- to middle-
income.

Energy Partners Program — The Energy Partners &rogrovides qualified low-income
customers free weatherization measures and enéfigyset appliances to reduce gas and
electricity usage.

Medical Baseline Allowance — Residential custonwas get additional quantities of energy at
the lowest (baseline) price. To qualify for Mediddaseline, a California-licensed
physician must certify that a full-time resident the home has a serious medical
condition such being dependent on life-support @meint while at home.

Low-Income Home Energy Assistance Program (LIHEAPTYhe program is funded by the
federal government and the State Department of Qamiyn Services & Development
(CSD) administers LIHEAP. The federal DepartmehiHealth and Human Services
distributes funds to states annually to assist witkrgy bills and offset heating and/or
cooling energy costs for eligible low-income houwsldk. California’s annual share is
approximately $89 million which CSD distributes tmntracted community energy
service providers.

Relief for Energy Assistance through Community HEREACH) — This is a one-time energy-
assistance program sponsored by PG&E and admmesterough the Salvation Army
from 170 offices in Northern and Central Californidhose who have experienced an
uncontrollable or unforeseen hardship may receiweenergy grant of up to $300.
Generally, recipients can receive REACH assistamty once within a 12-month period,
but exceptions can be made for seniors, the phHiysid@allenged, and the terminally ill.

Third-Party Notification — If a person gives care & relative, friend, or client who could
overlook paying his or her PG&E bill because oheks, financial hardship, language
difficulties, or other issues, PG&E's Third-PartytNication can help. Under this
program, PG&E will notify the customer or any otlpsrson designated as a third party
when the person the customer is concerned aboutesgives a late notice for an unpaid
PG&E bill. The designated person is not respoesidt paying the bill, but might want
to contact PG&E to help resolve the problem.

We Connect — Provides information on programs, atio, and other resources.

All new buildings in California must meet the stands contained in Title 24, Part 6 of the

California Code of Regulations (Energy Efficiendai®&lards for Residential and Nonresidential
Buildings). These regulations were established9@8 and most recently updated in 2007
(effective January 1, 2008). Energy efficiencyuiegments are enforced by local governments
through the building plan check and inspection gssc All new construction must comply with

the standards in effect on the date a building geaxpplication is submitted.
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Solar Access

The California Subdivision Map Act (Government Ca8ections 66473-66498) allows local
governments to provide for solar access as follows:

66475.3. For divisions of land for which a tentatimap is required pursuant to Section
66426, the legislative body of a city or county niyordinance require, as a condition
of the approval of a tentative map, the dedicatibneasements for the purpose of
assuring that each parcel or unit in the subdimidmr which approval is sought shall

have the right to receive sunlight across adjapantels or units in the subdivision for

which approval is sought for any solar energy swystprovided that such ordinance
contains all of the following:

(1) Specifies the standards for determining theeedamensions and locations of such
easements.

(2) Specifies any restrictions on vegetation, bogd and other objects, which would
obstruct the passage of sunlight through the easeme

(3) Specifies the terms or conditions, if any, unghich an easement may be revised
or terminated.

(4) Specifies that in establishing such easemeaisideration shall be given to
feasibility, contour, configuration of the parcellie divided, and cost, and that such
easements shall not result in reducing allowablesities or the percentage of a lot
which may be occupied by a building or a structuneler applicable planning and
zoning in force at the time such tentative maplésif

(5) Specifies that the ordinance is not applicablecondominium projects, which
consist of the subdivision of airspace in an exgtuilding where no new structures
are added.

Planning and Land Use Energy Conservation:

The City’s Community Design Standards addresspéening for new residential development

and modifications to existing buildings, as well povide standards for landscaping and
screening techniques to enhance the streetscaesintent of the Design Standards is to create
better neighborhoods, reduce emphasis on the abiterend encourage alternative modes of
transportation.  Currently, the City is in the pFes of reviewing potential development

standards to optimize the best aspects of infidl anstreamline the review process.

The Spring Lake Specific Plan (SLSP) area developrdesign guidelines are patterned around
the Neo-Traditional neighborhood. The SLSP aléona for residential compact development,
requires that the maximum number of residentialllilmgeunits to be oriented in a north or south
direction (within 30 degrees), and provides for thstallation of roof-mounted photovoltaic
energy or alternative energy systems for a portibithe residential units. The landscaping
requirements stipulate the use of drought tolepdemt species and the planting of a shade tree
canopy for all streets within the SLSP.
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Opportunities for Energy Conservation (HCD recommemlations to consider if City is not
already doing so.):

Provide incentives to build housing that exceedte T4 requirements (Green Building
techniques — LEED certification process).

Adopt policies and incentives to promote energyceint retrofits prior to resale of
homes.

Streamline and expedite approval process for hgudinilt using green building
standards and specific energy standards.

Require recycling for a specified percentage olktmction wastes.
Promote use of recycled content aggregate for ways.

Apply for or support applications for affordableusing funds from agencies that reward
and incentivize good planning. Examples include #CD’s Multifamily Housing
Program (MHP) and California Tax Credit Allocatiddommittee resources which
provide competitive advantage for affordable infidusing and affordable housing built
close to jobs, transportation, and amenities.

Promote Location Efficient Mortgage (LEM) and Energfficient Mortgage (EEM)
programs. These programs provide homeowners \ifitihdable mortgage assistance if
they purchase a home in specified location efficemeas or by meeting certain energy
conservation standards.

Promote broad public outreach, including educatiggmagrams and the marketing of
energy-saving incentives.

Target local funds, including redevelopment resesirand CDBG, to assist affordable
housing developers incorporate energy efficienigtssand features.
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[Il. POTENTIAL HOUSING CONSTRAINTS

A. Potential Governmental Constraints
1) Land Use Controls — General Plan Land Use Desigtions and Zoning

By definition, local land use controls constrainubimg development by restricting housing to

certain sections of the City and by limiting themrher of housing units that can be built on a
given parcel of land. The City of Woodland Gend?hin establishes land use designations for
all land within the City’s boundaries. These daatipns specify the type of development that
the City will permit. The General Plan includes/ese designations that permit a range of
residential development types (see Table lll.gmfrRural Residential development (density of

2 units per acre) up to High Density Residentiah@lty of 16 to 25 units per acre).

Table 111.1
City General Plan Residential Land Use Designations
General Plan Designation Description |
Rural Residential (RR) Single family detached homwes second units at a maximum density of 2 umits p
acre.
Very Low Density Residential (VLDR) |Single family detached homes and second unitsavitansity range of 1 to 4 units
acre.
Low Density Residential (LDR) Single family detadrend attached homes and second units with a geasige of 3
to 8 units per acre.
Neighborhood Preservation (NP) Single family degachnd attached homes, duplexes, triplexes angléxas,
existing multifamily units (as of 1979), with a d#ty range of 3 to 8 units per acre
Medium-Low Density Residential Single family detached and attached homes and degtts with a density range ofi 5
(MLDR) to 12 units per acre.

Medium Density Residential (MDR) Single family delted and attached homes, duplexes, triplexes amgléxes,
multifamily units, group quarters, and mobile hopaeks with a density range of 8 to
16 units per acre.

High Density Residential (HDR) Triplexes, fourplexes, multifamily units, and groggarters with a density range of
to 25 units per acre.
Planned Neighborhood (PN) Single family detachetlattached homes, multifamily units, and secontbatia

maximum density of 7 units per acre.

Source: City of Woodland General Plan.
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Zoning Designation outlined within section 25.4.10Fable 1 Specific Plans
Al |O-S| R-1| R2| N-P| R-M| C-1|CBD|C-2| ESD|C-3|C-H| | |Down- | Spring East
town lake Street
Corridor
Requires a
Use Permit fo Yes| Yes Yes |Yes
Residential No| N/Af No| No| No No | NJAT(m) | () | (n) [(1) [NJA*| N/A| **** No Fhkk
Minimum Lot
Width
Corner Lot - - 60’ 60’ 60’ 60’ - - - - - - - - - -
Interior Lot 125 - 50’ 50'| 50’ - - - - - - - . - - -
Minimum
Setbacks
Front]
housegaragg 35’ - 25’ 25" | 25 20 - | * | 25115/20| 25| - - xxk xxk rxx
Sidsg 5-
interior/Streef10/20’'| - | 5/15’| 5/15’| 5/15|7.5'/10"| - ik el = i - - o o ol
Rear 40’ - 20" | 20 20’ 20 S| | R 200 | R - - il rork i
Maximum
Height -
Dwelling 35’ - 35’ 35’ 40’ 40’ K _ 65| *=* |40 - _ Hkk Hokk Hkk
Accessor|
structures 12’ - 12'| 12| 12 12’ | 12'| 12'| 12 - 121127 | - 12’ - 12’
Maximum
FAR - - - - - - - - - - 4 - - - - -
Min. Lot 6,000/
Area/Unit 21/2 6000 6000| 6000| 1,500
Corner/interioracres| - |5,000|5,000|5,000|per unif - - - | w - - - - - -
Maximum %
Lot Coverage 40 - 50 50 50 50 - L - **60| 50 | - - - -

* Residential use not permitted.

** Setbacks to conform with adjacent residentiaheo

*** Requirement depends on zone within the spegifen

**+x Parmitted within certain zones within the spc plan; see Specific Plan

Note: The following special conditions apply to $kdand uses indicated by corresponding letteminld (a) Existing uses in N-P zone on
December 6, 1979. These uses may be replaced ®itrstructures containing the same number of, buadditional, dwelling units, rooms or
beds than existed on December 6, 1979. Nursingandalescent homes may be expanded or enlargedngtional use permit;

(b) Conditional use permit required if for moreritex guests or persons;

(c) Permitted on corner lots only. Each entrancstrfront on a separate street;

(d) Conditional use permit required;

(e) Accessory use, incidental to principal use;

(f) See Section 25-7-50;

(g) Conditional use permit subject to Section 253R1

(h) Subject to Section 25-21-50;

(i) Residence must be located in the building eftke. If use is open storage that has no buildang®bile home is permitted;

(j) Office must be converted to residences wheessattivity ceases;

(k) Conditional use permit required. Only allowadneighborhood preservation/transitional overlayez(NP/T);

() Zoning administrator permit required;

(m) Refer to downtown specific plan and the lane aea matrix contained in Article 14.5;

(n) Conditional use permit required and subje¢h#following restrictions:

(1) Such use must be located more than one thodsahffom any other such use.

(o) Refer to East Street corridor specific plan #raland use area matrix contained in Article 15.5

(p) Permitted use if in compliance with zoning regments and community design standards, site ptahdesign review by the planning
commission is required. (Ord. No. 1024, § 2; Ord. N050, § 1; Ord. No. 1147, § 10; Ord. 1157, §drt); Ord. No. 1180, § 2; Ord. No. 1238, §
1 (part); Ord. No. 1254, § 4; Ord. No. 1314, § 4dNo. 1372, § 2; Ord. No. 1394, § 3 (part).)

The table shows that the development standardsimefa@ly constant across all residential
zoning districts. One exception to note is that theimum lot area per unit decreases as
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allowable development intensity increases fromRhe, single family residential zone to the R-
M, multiple family residential. Likewise the frosetback requirement becomes less restrictive
as permitted density increases. That is the Ryt fyard is 25 feet while the R-M zone required
front setback is reduced to 20 feet. In additiamme specific plans, such as the Spring Lake
Specific Plan and Downtown Specific Plan, allow ajee¢ unit density and less restrictive
setbacks for mixed use and multi-family residentraljects.

The maximum building height for all residential awg districts is between 30 to 40 feet. This
allows for development to exceed two stories irzahes for all residential housing types. The
zoning code also contains a provision for exceetlregmaximum height limit for architectural
features and projections such as domes and cup&aspet walls can extend four feet above
the maximum height limit.

Residential parking standards in the City of Woadlare based on the number of units for both
single and multi-family developments. All singlaafily residences, and duplex dwelling units
are required to provide a minimum of 2 parking gsafor each unit. Apartments and multiple-
family dwellings are required to provide 1.5 parkispaces plus one guest parking space for
each five units. Qualified senior citizen housiregjuires one parking space for each two
dwellings. The downtown parking standards encoeigagd promote mix-use in the downtown.
The ordinance reduced parking ratios and the GiyrCil established a parking in-lieu fee.

The zoning code also has separate parking requitsnfer senior housing, boarding and
roominghouses, and group quarters housing thaireetpwer parking spaces than the standard
multi-family residential parking requirements.

While all of the base residential development stadsl are listed above, the City’s zoning code
contains other provisions that provide flexibilfiyr many of the base standards, which allows
property owners and developers to maximize devedopnon their lots without requiring
discretionary action. For instance, certain aedtitral features may project into required yards
and courts such as canopies, chimneys, cornicegsgeaain gutters and other architectural
features supported from the structure may projeenty-four inches into a required yard or
court. Also, balconies, fire escapes, handicappetps and outside stairways may project into a
required yard. The zoning code also allows pativecsy sunshades and similar structures
attached to the main building, may utilize up temty percent of the required rear yard area.

Other provisions that provide flexibility includesecond-story additions may be constructed in
the side yard, relocation of rear yard setbackctoner lots, and reduced setbacks for accessory
structures.

The city’s residential development standards haseserved as constraint to the provision of
housing as a number of residential housing projecaging in size from smaller 3-unit
developments in the R-3 zone to the 663-unit Rey&a@ardis city development located in the
Spring Lake Specific Plan area, have achieved theimum permitted densities. However, it
should be noted that not all residential projects @ble to achieve maximum densities due to
other constraints specific to the site, such apelaad topography of the lot, soil/environmental
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conditions and locations. These constraints aseudsed further for vacant sites in the realistic
development capacity analysis in Section 4C.

The City of Woodland has adopted numerous provssionts Zoning Ordinance that facilitate a
range of residential developments types and engewrHordable housing:

Bonus Incentive Projects. As stated, the City updated its Bonus Density @adce to reflect
changes in Government Code Section. 65915. Imemn applicants of residential projects of
five or more units may apply for a density bonusl aaditional incentive(s) if the project
provides for construction of one of the following:

a. Ten percent (10%) of the total units of a housireyedlopment for lower income
households as defined by Health and Safety Codieo8ex0079.5; or

b. Five percent (5%) of the total units of a housirgyelopment for very low income
households; or

c. A senior citizen housing development as define8eaations 51.3 and 51.12 of the Civil
Code; or

d. Ten percent (10%) of the total dwelling units incammon interest development
(condominium) for persons and families of modemt®me.

The amount of density bonus to which the applicsentitled varies according to the amount by
which the percentage of the affordable housing sumikceeds the minimum percentage
established in this section, but generally ranges f20-35% above the specified General Plan
density. In addition to the density bonus, eligigbrojects may receive 1-3 additional
development incentives, depending on the proportibaffordable units and level of income
targeting. The incentives are offered:

a. Use of federal, state or local affordable housingdk to subsidize the cost of the
qualifying project;

b. Waiver or reduction of city building permit, plaheck and inspection fees (excluding re-
inspection fees);

c. Waiver and/or deferral of city impact fees untguance of a certificate of occupancy for
the qualifying project;

d. Reduction of local zoning standards that indireatlyrease housing costs, including, but
limited to, to off street parking requirements, miom square footage, height limitations
or setback requirements;

e. Construction by the city of such public improvenseas streets, sewers and sidewalks,
street name and traffic signs, water mains, storand and street lights in association
with the project;

f. Approval of mixed-use zoning in conjunction withethhousing project if commercial,
office, industrial or other land uses will redube tost of the housing development and if
the commercial, office, industrial or other landesisare compatible with the housing
project and the existing or planned developmerthéarea where the proposed housing
project will be located,;

g. For projects that are composed exclusively of dtibie housing units, averaging of
development impact fees due for the number of yretsnitted prior to calculation of the

March 24, 2009 94 City of Woodland
Background Report Housing Element Update



density bonus and such fees are averaged oveptdlenumber of units in the project
including both the original units and the densibynbs units;

h. Other regulatory incentives or concessions propdsedhe developer or the city that
result in identifiable, financially sufficient arattual cost reductions.

Development Standards for Senior housing Required off-street parking for senior citizen
housing developments may be reduced to one spa@adh two dwelling units if the project is

owned by a public agency, a charitable organizatmmnis financed by one of the various

programs specifically designated for senior citibensing and committed to said program for a
minimum of twenty-five years. Conversion of senditizens housing to standard housing will
not be permitted unless additional off-street pagkis provided to comply with the parking

requirements for standard housing in effect atithe of conversion.

Inclusionary Zoning: As stated, the City of Woodland has had an inch&y housing
requirement since the mid 1990s. Under inclusiozarying, market-rate developers of projects
exceeding a specified unit threshold (e.g., 5,1H),or 20 units) are required to provide some
percentage of these units at affordable pricesmisr

In 1995, the City adopted an Affordable Housing i@adce. This inclusionary housing
ordinance formalized the goals and policies of tHeusing Element and provided an
administrative structure for the sale and moniriaf affordable housing units. The
requirements of the Affordable Housing Ordinance laased on both the type of housing, for-
sale or multifamily rental units, and the geograploication, defined as Phase | and all other
areas. Phase | is the area within the city limitdhe time of adoption of the ordinance, including
the Southeast Area. The ordinance applies to pgeofceight or more for-sale units and at least
ten units for multifamily rental projects.

The Affordable Housing Ordinance requires that &€cent of all multifamily rental units shall
be affordable to low-income households and 20 perskall be affordable to very low-income
households; or 25 percent of the units shall berdéfble to very low-income households. These
requirements shall apply to all multifamily renfabjects of at least 10 units. The Affordable
Housing Ordinance has a separate requirement fosale residential units. Under the
Ordinance, ten percent of all units in new subdtvis of eight units or greater need to be set
aside for low- or moderate-income households.

The City requires that all inclusionary units mbst built on the site of the residential project,
unless approved otherwise by the City Council afahiting Commission. Where the City

determines that a development is not suitablerfolusionary units because of various factors,
the developer may contribute in-lieu fees or dedidand that may be suitable for development
of inclusionary units.
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The City of Woodland has had its 10 percent inclnary requirement in place since the mid
1990s, and the requirement has not served as aomndin development. The City’s ordinance
provides an effective mechanism to integrate a#blel units within market rate developments,
with 57 affordable units produced through the Gits¢quirement for fiscal year 2005/2006.

Affordable Housing Ordinance. In 2004, the City amended its Municipal Code,irnolude
Ordinance 1393 (Ch. 6A. Affordable Housing). Tamendment applied the same inclusionary
housing requirements being implemented in the §drake Specific Plan area to the remainder
of the City. Since the adoption of Ordinance 1383jate, 307 units have been built or existing
units preserved for people with very low- and lomames. Included in this total is 15 very low-
income units at the New Dimensions Apartments, & Vew- and 4 low-income units at the
Skylark Apartments, 4 very low- and 36 low-inconmats at the Eaglewood Apartments, and 8
very low- income units at the Acacia Glen SenioaAments.

On May 20, 2003, the Woodland City Council adoptied Affordable Housing Plan for the
Spring Lake Specific Plan area. The Plan estaddish detailed inclusionary housing program
for implementation within the Spring Lake area.

Although the Spring Lake Affordable Housing PlanABIP) is similar in terms of developer
requirements as the 6A Ordinance, there are diftag as well. The SLAHP does not
differentiate by use, just by density. In the SUAHIl single family zoned parcels (R-8 and
below) require that ten percent of the units bd sollow- and moderate-income households. All
multifamily zoned parcels (>R-8) must provide tergent low-income units and twenty percent
very low-income units or twenty-five percent vepwtincome units to meet the requirement.
These rules apply whether or not the units aresébe-or rental.

In December of 2007, the Woodland City Council awpd revisions to both the 6A Ordinance
as well as the Spring Lake Affordable Housing Plarmese changes included allowing for the
affordable low-income units to be sold to housebadrning median income (100% AMI) as
well as moderate-income (120% AMI) if the City wast able to identify low-income
households within 90 days of the units being madglable for sale. If the City is not able to
identify a buyer after 210 days of the unit beimgikable, the developer is then allowed to sell
the unit on the open market and is seen as metiwig requirements under the Plan and/or
Ordinance.

Condominium Conversions. As a means of maintaining the supply of rentaitsumnd
preserving the affordable housing stock, the Cidguires a Conditional Use Permit for
conversion of existing dwelling units to condomimisiand new condominium construction. The
conversion requirements mandate relocation assistafor eligible tenants and anti-
discrimination policies in the sale of convertedtsin The conversion also requires an economic
report on availability of comparable rental unitsenilar rental rates remaining within the city,
including vacancy rate information. Several repares required for condominium conversion: a
report outlining the available low and moderateoime housing within the city; a report on the
feasibility of providing all or a portion of the eersion units for sale to low and moderate
income individuals or families; and a report on feasibility of retaining a portion of the total
units for rental occupancy.
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Since adoption of the updated ordinance , the K@itgived inquiries about conversion of several
apartment complexes to condominiums, although phcgtions have been filed.

Small Lot Development: The Spring Lake Specific Plan provides standardssfoall lot
developments (lots less than 4,000 square fedte standards act as an alternative to attached
housing in multi-family districts. They apply tdd amall lot subdivisions, whether the tentative
map is designed with single or multiple units petr (condominium). By providing greater
development flexibility and allowing smaller lozss, the ordinance facilitates development and
reduces development costs. Development standardssrhall lot development can be
summarized as follows:

Specific | Minimum Lot Front Setback| Side Setbackl Rear Height
Plan Land| Lot Size | Dimensions| House/Garage Interior/Streetf Yard
Use (Gross) Setback
R-15 2904 40 x76 10'/20° 5710’ 10’ 35’
R-20/R- 2178 30 x 62 6'/6’ 3.5'710’ 10 35’
25

2) Growth Controls/Growth Management

The City of Woodland manages growth primarily thgbuthe specific plan process and the
requirement for development to be consistent wigm&al Plan goals and policies. In addition,
the General Plan defines an urban limit line whelen development can occur until 2020 (time
frame of the 1996 General Plan). The City doeshaote a specific growth control ordinance
which could serve as a constraint to affordableshmau Policy 1.A.7 in the Land Use Element
of the General Plan states:

“The City shall manage residential growth at aereand reasonable pace, so as to not
exceed a population of 60,000 in the year 2015.”

Based on a 2007 U.S. Census population figure 9684 the 60,000 population goal is
equivalent to a 1.4 percent annual average groatehfor the timeframe of 2007 to 2015.
Program 1.3 in the Land Use Element of the Geri®eal implements this policy:

“The City shall monitor housing and population\gtbh and regional growth projections
and report annually to the City Council regarding need to take any actions so as to not
exceed the growth projections of Policy 1.A.7.”

Page 13 of th&pring Lake Specific Plan (SLSP) Financing Ptantains the following text:

“The City of Woodland’s General Plan land use @eb and the Specific Plan limit the
average annual citywide development/growth ratel.to percent. This growth rate
restriction will control the pace of the SLSP depenent. It is estimated that an average
of 360 units per year will be developed in they@if Woodland, although there will be
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annual variations in response to market demdfigure 5 shows an estimate of growth
through the first 10 years of the SLSP based emtaximum allowed unit count”.

Figure 5 in theSLSP Financing Plarshows a cumulative total of 2,719 building permits
anticipated for all projects in the City (includigd.SP units and all other projects) from the start
of Fiscal Year 2000 to the end of Fiscal Year 200his is an average of 340 permits per year
for the eight-year period.

Section 8.0 (Implementation) of the SLSP anticipatecitywide population of 64,084 by 2015
and 69,719 by 2020. It also shows an anticipatentage of 360 new housing units per year
from 2001 to 2020. It states “this maintains thawalized 1.7 percent growth rate, but results in
a citywide total in excess of the 60,000 populatt@p sometime in 2011, and in excess of
66,000 population cap sometime in 2016.” SinceSh8P is adopted City policy, the City has
clearly committed to exceeding the 60,000 poputakvel before 2015, based on maintaining a
1.7 percent annual growth rate. Thus, it has implged Program 1.3 in the Land Use Element
by maintaining a commitment to a 1.7 percent anmuaivth rate, but allowing the 60,000
population level to be exceeded before 2015.

Growth Controls/Growth Management

While no changes occurred in this area, it showdnbted that the City amended its growth
policy 1.A.7, on May 17, 2005, to state that restdd# growth shall occur at an even and

reasonable pace so that single family residenta@istuction in new planned residential

neighborhoods does not exceed 5,000 houses bye#re2020 per approved Specific Plans. The
intent is to encourage growth to progress at eoredde and even pace, but not to limit infill and

multi-family development. This process provides &m average of 312 single-family permits

per year through 2020 and is consistent with comeniit to a 1.7 percent growth rate.

The reason for the change is centered on the axtopfithe SLSP and the SLSP EIR, which
indicated a higher 2002 buildout population of 816SP Area and Master Plan Remainder area.
It also represents a shift on the focus of grow#nagement from being based on population to
being based on the number of dwelling units.

This cap applies primarily to the Spring Lake Spe@®lan area, where it is anticipated that more
than 2,800 new single-family units, R-3 to R-8 zapiwill be constructed by the year 2020. It
also affects any newly annexed residentially zotedl. The effect is that the cap would

prohibit new residential development until after2@0 or would require amendment of the
General Plan policy. SACOG projects Woodland'sigation to increase from 40,032 in 2005,

to 77,103 in 2025, an average annual growth rat8.8fpercent. The SACOG-projected

household growth rate is higher than this at anuahmate, indicating a decreasing average
household size. Thus, the population growth rateloiser than household growth and

accompanying housing unit needs.

The housing unit allocation for each jurisdictioithin the SACOG region for the 2006 to 2013
RHNP planning period is derived from SACOG's officprojections. Woodland’s growth rate
based on SLSP projections does not constrain piulgrowth based on SACOG's projections.
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The growth policy, therefore, does not represenbmstraint on Woodland meeting its RHNP
housing allocation.

3) Site Development Standards and Performance Staacts

Through its Zoning Ordinance, the City enforcesimimm site development standards for new
residential uses. These include: maximum numbedvedlling units, minimum lot size, lot
width, setbacks, and lot coverage; maximum buildiegght; and minimum parking standards.
These standards are comparable to those in othemauaaities, and do not pose undue
constraints on the development of housing in Wadilla

The City’s land use and zoning regulations — intlgdhe standards for setbacks, lot coverage,
open space, building height, and parking requirdmenare not so restrictive as to preclude

opportunities for higher density housing. Theealdbelow summarize the basic standards for the
City’s residential zoning districts.

Table 111.2
City of Woodland Zoning Ordinance Development Standards
Zone Description Zone Setbacks Coverage Height Parking
(Front/Rear/Side) (ft.) (spaces per unit)
(ft.)

Single Family Residential R-1 25/20/5 50% 30 2 appd off-street
Duplex Residential R-2 25/20/5 50% 30 2 approvddiéet
Neighborhood Preservati N-P 25/20/5 50% 40 2 approved off-stree
Multiple Family Residential R-M 20/20/7.5 50% 41863 or 40 feet 1.5 spaces/unit +

1 space per every 5

Source: City of Woodland, Community DevelopmenpBment.
Note: Front yard setbacks of 20 ft are permittethe R-1, R-2, and N-P zones when the garageauipged with roll-up doors
and under other conditions.

Table 111.3
City of Woodland Southeast Area Specific Plan Developme@uidelines
Zone Description Land Use Setbacks Coverage| Open Space Height
Category|(Front/Rear/Side) (ft.)
(ft.)
Single Family Residential LDR-4 20/20/5 50% - 30
Single Family Residential LDR-5 20/20/5 50% - 30
Single Family Residential LDR-7 20/20/5 50% - 30
Multiple Family Residential MDR-20 20/20/10 - 25% 40
Table 111.4
City of Woodland Spring Lake Specific Plan Development Guidlines
Zone Description Land Use Setbacks Height
Category|(Front/Rear/Side) (ft.)
(ft.)

Single Family Residential R-3 20/25/5 35
Single Family Residential R-4 17/20/5 35
Single Family Residential R-5 15/20/5 35
Single Family Residential R-8 12/15/5 35
Multiple Family Residential R-15 10/10/5 35
Multiple Family Residential R-20 10/20/5 35
Multiple Family Residential R-25 10/20/5 35
Source: City of Woodland.
March 24, 2009 99 City of Woodland

Background Report Housing Element Update



4) Building Codes and Enforcement

New construction in Woodland including additions sncomply with the 2007 California

Building Codes (CBC) and the City of Woodland Flptain Ordinance. The City of Woodland
adopted the 2007 CBC with no major revisions, magthat there are no extraordinary building
regulations that would adversely affect the abtiittyconstruct housing in Woodland.

With regard to existing residences, the City of \llaod does not require compliance with
current codes, with one exception. The Fire Depant inspects all apartment buildings
annually to ensure that the units comply with sisdety requirements, such as having appropriate
smoke detectors and emergency exits. Other tlam#pections of apartments, City inspectors
will only inspect existing residences in responsedmplaints of substandard housing or life
safety conditions received from the public. Insthecases, the City takes enforcement action
only in cases where the dwelling in question dagscomply with the Uniform Housing Code,
which specifies minimum standards for the healtdfety, and welfare of residents. These
standards are less stringent than the current ©@B@efw construction.

Existing residences may be remodeled or expandeddad that the existing structure has no
obvious sanitary or safety hazards, all buildingleeaequirements have been met, and the
necessary permits have been issued. Additions coagply with the current building codes.

5) On/Off Site Improvement Requirements

The City of Woodland requires that developers catgptertain minimum site improvements in
conjunction with new housing development. Requiredrovements include the installation of
water mains, fire hydrants, sewer mains, stormndige mains, and streetlights and the
construction of streets, curbs, gutters, and sitlewa These standards are typical of many
communities and do not adversely affect the prowigif affordable housing in Woodland.

Table 1ll.4A
2008 Lot Improvement Costs for the City of Woodland

Lot | Front| Street| Curb | Side-| Water | Water| Storm| Storm| Sewer| Sewer| St | Land-| Road| Total

Width | Set- | Width & walk | (lot) (st) | Drain | Drain | (lot) (st) Lts | scape

back | (2) | Gutter (lot) (st)
30'() | 2% 35’ 916 | 999 | 400 | 1243 | -0- 1709 | 400 | 1320 | 983 | 750 | 1130 $9850
50’ 25’ 35’ 1527 | 1665| 667 | 1243 | -O- 1709 | 667 | 1320 | 1639| 1250 | 1884 | $13,571
60’ 25’ 35’ 1832 | 1998| 800 | 1243 | -O- 1709 | 800 | 1320 | 1967 | 1500 | 2261 | $15,430
70 25’ 35’ 2137 | 2331| 933 | 1243 | -0- 1709 | 933 | 1320 | 2295| 1750 | 2638 | $17,289

Source: City of Woodland (Standard Specificationd Betails 2007), 2008.
Notes: Cost data is derived from the Beeghly Ra&whdivision which is located in the Spring Lake Sfie Plan area and is
assumed to represent the average lot improvemstd far a detached single family development.
(1) Small lot product.

(2)Includes easements.
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6) Development Fees and Other Exactions Required Bfevelopers

Table II1.5 indicates the development impact femsd typical 1,200 square foot single family
home outside of the Spring Lake Specific Plan amale 111.5A shows what it would cost inside
the SLSP area. In December 2008, the City Counmir@aved reductions in Spring Lake
Infrastructure Fees (SLIF) and Major Projects Fanag Plan Fees (MPFP — development impact
fees). The fee reductions which became effectivéanuary 2009 have been incorporated into
Tables II1.5, IlI.5A, and I11.5B. The City Councédpproved an urgency ordinance in December
2008 to allow the deferral of development impaasfdMPFP fees) for residential and non-
residential projects. The ordinance is effectt®tigh June 30, 2011 and for residential projects
allows the City to defer seven development impaetsf(General City, Library, Police, Water,
Roads, Administration, and Storm Drain) for a maximperiod of 12 months. The City Council
may extend the deferral period. For residentiajguts, the deferred fees are due at final
inspection, but no later than the maximum defegpeiod, whichever occurs first. Residential
deferrals do not incur interest charges.

A comparison of the fees shows a $36,256 differdmeteveen the SLSP area and non-SLSP
locations for a typical 1,200 square foot singlaifg home. This difference is attributable to the
payment of the Spring Lake Infrastructure Fee ($laikd payment of other Spring Lake-related
fees (fiscal deficit fee, fire operations & mairaeee fund fee, habitat education fee, offsite
affordable housing fee, and public transit fee)bailding permit issuance. The SLIF was
established as a financing mechanism for the comimackbone infrastructure required for the
SLSP. Because of the SLSP area’s distant locdtiom existing City infrastructure, a
significant amount of infrastructure was instaltedconnect the SLSP area to the existing City
infrastructure. Developers who have financed amsttucted SLIF facilities are able to take fee
credits against nearly 70% of the SLIF fees atdmg permit issuance. As a result, using fee
credits would reduce the payment of fees due ahijpéssuance. It should be noted that SLIF
credits can be transferred.

Table ll.5
Development Impact Fees Outside of Spring Lake Specificd Area

City Development Impact Fees for Single Family Unit
General City $720
Fire $1,110
Library $45
Police $950
Wastewater $5,210
Water $2,900
Parks & Recreational Facilities $5,980
Roads $4,800
Major Projects Financing Plan Administration Fee $163
TOTAL DEVELOPMENT IMPACT FEES DUE AT BUILDING PERMI T $21,878
ISSUANCE
Non-City Development Impact Fees
Yolo County Facilities & Services Authorization Fee $2769.8(
Woodland Joint Unified School District Fees (basadl,200 square foot home
Southeast Area Specific Plan Area $6,296.32
All other areas of City (not including Springhe Specific Plan Area) $6,336

Notes: Totaboes not include the Storm Drain Facilities Imdaet which ranges from $1,349 to $9,747 per acrsifigle
family development. Plan Check and Building IngjmecFees not included in table.
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Table III.5A
Development Impact Fees for Spring Lake Specific Plan Area

City Development Impact Fees for Single Family Unit

General City $720
Fire $1,110
Library $45
Police $950
Wastewater $5,210
Water $2,900
Parks & Recreational Facilities $3,290
Roads $4,800
Major Projects Financing Plan Administration Fee $143
Total Development Impact Fees $19,168
Spring Lake Infrastructure Fees (SLIF) (Due at Buiding Permit Issuance)

Roadway* $16,47¢
Water* $2,004
Sewer* $1,980
Drainage* $7,433
Parks $6,022
On-going Administration Costs $1,378
Total SLIF Fees $35,296
Fiscal Deficit Fee (Due at Building Permit Issuance $1,500
Fire Operations & Maintenance Fund Fee (per unit) $771
Habitat Education Fee (per unit) $56
Offsite Affordable Housing Fee (applies only to maket-rate single family) $1,100
Public Transit Fee (per unit) $243
TOTAL FEES DUE AT BUILDING PERMIT ISSUANCE $58,134
Non-City Development Impact Fees

Yolo County Facilities & Services Authorization Fee $2769.8(
Woodland Joint Unified School District Fees (basadl,200 square foot home $4,956

Notes: *Allowed to be used for SLIF credits. No Stormmaih Development Impact Fees for Spring Lake. Rlaeck and
Building Inspection Fees not included in table.

Table 111.5B lists the development impacts feesdonstruction of a multi-family development.
Similar to fees for single-family developments (Teahll.5A), the cost is higher within the
Spring Lake Specific Plan Area. The total developimenpact fees within Spring Lake are
$39,831, while those outside are $16,995. Thess &e due at building permit issuance;
however, a portion of MPFP fees (General City, ailgr Police, Water, Roads, Administration,
and Storm Drain) can be deferred. The differeretevben the multi-family development impact
fees in Spring Lake and outside of Spring Lakettisbautable to the payment of the Spring Lake
Infrastructure Fee (SLIF) and payment of other i8piiake-related fees (fiscal deficit fee, fire
operations & maintenance fund fee, habitat educaté®, and public transit fee) at building
permit issuance.
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Table 111.5B
Development Impact Fees for Multi-Family Development

City Development Impact Fees for a Multi-Family Unt in Spring Lake
Specific Plan Area

General City (per unit) $600
Fire (per unit) $832
Library (per unit) $38
Police (per unit) $792
Wastewater (per unit) $4,342
Water (per unit) $1,779
Parks & Recreational Facilities (per unit) $2,742
Roads (per unit) $3,502
Major Projects Financing Plan Administration Feer(pnit) $110
Storm Drainage Facilities Fee (per unit) $0
Spring Lake Infrastructure Fee (per unit) $23,294
Fiscal Deficit Fee (per unit) $1,050
Fire Operations & Maintenance Fund Fee (per unit) $540
Habitat Education Fee (per unit) $40
Public Transit Fee (per unit) $170
TOTAL DEVELOPMENT IMPACT FEES DUE AT BUILDING PERMI T $39,831

ISSUANCE (Spring Lake Specific Plan Area)

City Development Impact Fees for a Multi-Family Unt outside of Spring
Lake Specific Plan Area

General City (per unit) $600
Fire (per unit) $832
Library (per unit) $38
Police (per unit) $792
Wastewater (per unit) $4,342
Water (per unit) $1,779
Parks & Recreational Facilities (per unit) $4,983
Roads (per unit) $3,502
Major Projects Financing Plan Administration Feer(pnit) $127
Storm Drainage Facilities Fee (per acre) $2,025 - $11,355
TOTAL DEVELOPMENT IMPACT FEES DUE AT BUILDING PERMI T $16,995

ISSUANCE (Outside of Spring Lake Specific Plan Areadoesn’t include
Storm Drainage Facilities Fee)

Non-City Development Impact Fees

Yolo County Facilities & Services Authorization Fger unit) $2,033.9

Woodland Joint Unified School District Fees

Areas Outside of Southeast Area Specific Plan & $5.28
Spring Lake Specific Plan Area (per squarg)foo

Southeast Area Specific Plan (per unit) $2,638.76

Spring Lake Specific Plan Area (per square foot) $4.20

Source: City of Woodland, 2008.
Notes: Plan Check and Building Inspection Feesiaténcluded in table.

Table 111.5C identifies the estimated fees and tlgw@ent costs per unit that would be collected
for a new 1,200 square foot home and a 156 uniti+fawrhily complex. The single-family home
is counted as one unit for comparison. In 2007, Tieacina at Spring Lake Family Apartments
development was completed at a cost of $32 millibhe 156 units are targeted for 85 very low-
income household and 71 low-income households.

As of December 2008, the total estimated developnmepact fees per unit for a single-family
home inside the Spring Lake area is $58,134 andyttieal estimated cost of development per
unit is $271,985. The estimated development imfeetper a multi-family unit in the Spring
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Lake Area is $39,831, and the typical estimated abdevelopment per unit is $205,128 (based
on the Terracina at Spring Lake Family Apartment§he overall cost of developing a multi-
family unit is $85,160 less than a single-familytun

TABLE II1.5C
Impact Fees and Development Costs Per Unit for
Single-Family and Multi-family Developments in the Sprlrake Area

Development Cost for a Typical Unit New New
Single-Family Multi-family
Total estimated development impact fees per unit $58,134 $39,831
Typical estimated cost of development per unit $271,985Y $205,128”
Estimated proportion of fee cost to overall development 17.6% 16.3%
cost (development impact fees and construction costs) per
unit

Source: City of Woodland, 2008.

Note: Total estimated development impact fees pegnuere taken from the total development impaesfdue at building permit issuance (Table
I11.5A & 111.5B).

(1) Typical estimated cost of development per taritNew Single-Family was derived from taking $34%87 from Table 111.8 (inside the Spring
Lake area), subtracting estimated fees per ung,($3l) = $271,985, and dividing by 1 (unit) = $285.

(2) Typical estimated cost of development per unittfee New Multifamily is based on the developmenttdos Terracina at Spring Lake
Family Apartments (2007).

Table 1l1.6 details the Community Development Dépent’'s processing fees for common
planning entitlements. One or more of the entidata would be required to process a
residential project.

Table II1.6
City of Woodland Planning Fees, 2008

Permits/Entitlements

Conditional Use Permit $3,452
General Plan Amendment $5,025
Variance $1,822
Zone Change $4,844
Site Plan Review (Multifamily) $2,073
Design Review (Multifamily) $1,076
Design Review (Single Family) $329
Design Review (Subdivision >10 $2,292
units)

Environmental

Categorical Exemption $466
Initial Study $5,582
Negative Declaration $1,744
Mitigated Negative Declaration $3,603
Land Division

Certificate of Compliance $250
Lot Line Adjustment $590
Lot Merger $855
Tentative Parcel Map $3,041
Tentative Subdivision Map $7,266 + $25/lat

Source: City of Woodland Community Development 8ément, 2008.

Notes: Each fee represents the total processefpfeplanning, public works, fire, police, and kar
Some development projects will be deemed “majojegte” and will be charged time and materials.
Major projects include projects requiring an EIR.
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7) Processing and Permit Procedures

Table 1l1.6A lists which housing types Woodland’enmg districts allow. The Planning
Commission considers uses that require a Conditldsa Permit (CUP).

Table 111.6A
Housing Types Permitted by Zoning District
RESIDENTIAL USE ZONE
CONDITIONAL
A-1 R-1 R-2 N-P [R-M] CBD | C-2 | ESD | C-3

Yes =C | No =X

Single-Family/Duplex (1) X X X X X 2) (3) (4) (5)
3+DU - - - (6) X (7) C (8) C
Residential Care <6P - X X X X - - (9) -
Residential Care >6P C C C C - - (10) -
Emergency Shelter (1) - - - - - (11) - - -
Manufactured Homes/l\'/loblle-Home‘ X X X X X X ) (12) i
on Permanent Foundations

Mobile Home Parks X X X X X (13)
Transitional Housing - - - - - (11) - - -
Farmworker Housing (14) - - - - - - - - -
Supportive Housing (15) - - - - - - - - -
2nd Unit X X X X X - X -

Source: City of Woodland, 2008.

Notes: (1) Duplexes not permitted in A-1, peradtton corner lots of R-1. (2) Permitted use in iistC (of CBD) and permitted use in
Districts D and E (portion of district). If perfmance standards cannot be met, conditional usesimid®s D and E. (3) Zoning Administrator
Permit (ZAP) required. (4) Permitted use in ZondoA ESD) and ZAP required for Zones C — F. (5) Zfdguired. (6) Existing uses as of
December 6, 1979 are permitted. These uses magpleced with new structures containing the sanmmbau of, but no additional, dwelling
units, rooms or beds than existed on December B.19ursing and convalescent homes may be expamdenlarged by CUP. (7) Permitted
use in Districts A, B, D, and E if minimum standamet. Otherwise, CUP required. (8) Existing usesf December 6, 1979 are permitted in
Zone A. These uses may be replaced or expandad @liiP. Conditional use in Zone C. (9) Permittsd in Zone A. (10) Conditional use in
Zone A. (11) Temporary housing provided on a notgiofit basis, which may include, but is not ligdtto emergency housing on a short-term
basis or temporary transitional basis until permarteusing is available is a conditional use. (P2rmitted use in Zones A and B. (13)
Permitted use in Zone A and ZAP required for ZongIB}) Currently, the City has no public farmworkesusing. (15) The City’s Zoning
Ordinance does not specifically list supportive $ing.

Permit Processing

The time required to process a project varies rdatm one entitlement to another and is
directly related to the size and complexity of gveposal, as well as the number of actions or
approvals needed to complete the process. Tabi@litlentifies the typical processing times for
most entitlements followed by the reviewing bodyshould be noted that each project does not
necessarily have to complete each step in the pso@e., small scale projects consistent with
general plan and zoning designations do not gdgemaduire Environmental Impact Reports
(EIR)), General Plan Amendments, Rezones, or Vaeghn Also, certain review and approval
procedures may run concurrently. For example, asteinal review for a single-family home
would be processed concurrently with the designerevThe City also encourages the joint
processing of related applications for a singlejgmto For example, a rezone petition may be
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reviewed in conjunction with the required site plantentative tract map, and any necessary
variances. These procedures save time, money,fanmtifeom both the public and private sector
and could decrease the costs for the developes byugh as 30%.

Table 111.6B
Timelines for Permit Procedures (Estimates)
Type of Approval or Permit Processing Time Reviewing Body
Site Plan Review 2 - 6 weeks City Staff (Planning Commission if CUP required andg
then 8 to 12 weeks)
Zoning Administrator Permit 6 - 8 weeks Community Development Director
Conditional Use Permit 8 - 12 weeks Planning Commission
Variance 8 - 12 weeks Planning Commission
Zone Change 12 - 24 weeks City Council
General Plan Amendment 12 - 24 weeks City Council
Architectural/Design Review — minor 2 - 6 weeks City Staff
Architectural/Design Review — Major| g _ 12 weeks Planning Commission
Final Subdivision Map 6 weeks City Council
Tentative Subdivision Map 10 -16 weeks Planning Commission
Parcel Map 8 -12 weeks Planning Commission
Negative Declaration 8 - 16 weeks Planning Commission
Final Parcel Map 6 weeks Community Development Director/City Engineer
Environmental Impact Report 4 - 6 months Planning Commission

Source: City of Woodland, 2008.

City staff avoids any unnecessary timing consteaon development by working closely with
developers to expedite approval procedures. Fompeal project, an initial pre-consultation
meeting is arranged with the involved departmeatsliscuss the development proposal. The
next step in the process usually includes subnuaftah application for the proposed entitlement.
The application includes instructions that are mearsimplify the process for the applicant by
providing steps on how to proceed. Once staff isfgad that all required information has been
submitted to the City, and the application is cstasit Woodland’'s General Plan and Zoning
Ordinance, an initial study will soon follow. Dugrthe initial study period, many departments
will review the project and provide comments. A¢ tlame time, planning staff is likely to be
preparing other documents to expedite the procespreviously mentioned. All scheduling,
noticing, and correspondence with interested macgially coincides with this period. After the
project is approved, the building department penfoplan checks and issues building permits.
Larger projects requiring minor use permits aret $erthe Community Development Director.
Minor use permit hearings are publicly noticed &adee place at the discretion of the Community
Development Director. Throughout construction, bivdding department will perform building
checks to monitor the progress of the project. phaxess does not put an undue time constraint
on most developments because of the close worlkilagionship between City staff, developers,
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and the decision-making body. Table 111.6C outlitgsical approval requirements for a 30-unit
subdivision and a 50-unit multi-family project.

Table 111.6C
Typical Processing Procedures by Project Type
Subdivision Multifamily
Units
Tentative Subdivision Map Site Plan
Final Map -
Initial Study Initial Study
Design Review
Site Plan Review Variance
Design Review Negative Declaration
Estimated Total Processing Time 6 months 6 months

Source: City of Woodland, 2008.
Second-Unit Ordinance

In 2004, in compliance with Government Code sectt®852.2, Woodland’s Second-Unit
Ordinance was updated. The ordinance includesstinés for residents who wish to construct a
second-unit on their property. In accordance wittatés law, applications are reviewed
ministerially, and approved at the staff level. Tdrdinance set forth criteria for the application
of second units including the definition of a sedtamit, the maximum allowable square footage,
and the development standards for these unitse$irecadoption of this ordinance, the City does
receive inquiries about second-units from time itoet however, only a few have been
constructed. When the City does receive an inqtiny prospective applicant is advised to also
consider a “guest cottage” option. A guest cottagdifferent from a second unit in that it does
not include a kitchen; however, it can have a Mathr. In addition, the development
standards/requirements for a guest cottage aréHasshat for a second unit. For example, off-
street parking is not required for a guest cottaige school facility fees would not be assessed
since the guess cottage in typically less thandsfiire feet in size. As a result, the availability
of a guest cottage option partially explains whylyoa few second-units are constructed.
Another potential explanation is that the City’s@ed unit ordinance requires that the property
owner either reside in the principal residenceherecond-unit; however, the City has received
a number of inquiries from property owners who @b currently live in the principal residence
and only want to construct the second-unit as ano#imtal unit. Therefore, these criteria do not
appear to pose a constraint to the developmerdanirgl units. Criteria for second units include:

No more than one additional dwelling unit is alla@n any one legal lot or parcel.

Second units must conform to setback requiremehte zoning district applicable to primary
residence.

The second dwelling unit shall incorporate the samsimilar architectural features as the primary
residence.
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One on-site parking spot (uncovered) is requiradupé.
Residential Design Guidelines

The City of Woodland's Community Design Standatopted in 1998 and updated in 2004)
were prepared to aid designers, the public, antsideemakers by expressing the community's
shared vision for the level of quality and attreetiess expected from new development. The
City’s Community Design Standards include spedaifsign objectives that serve as standards by
which staff evaluates residential development. tRetdial projects must obtain approval from
the Planning Commission or City staff dependingtioa project. Figures 2 and 3 illustrate the
City’s design review process. Figure 2 lists thepstfor projects that require a discretionary
permit, such as a conditional use permit. Figuomnly lists the process for projects that require
building permit approval. As with all other devefent-related matters in Woodland, design
review is handled by the Community Development D@pant. Anyone considering a
development project is instructed to make an appw@nt to discuss the project and design
standards with a member of the Community Develogrbapartment staff. The staff member
will help explain the City’s development procedueesl determine if design review is required.
The staff member can also provide an approximatettible for the processing of the project
and describe any other permits or approvals thgtleaequired.

Design review is not a separate process apart @tber discretionary approvals such as site plan
review or a conditional use permit. To the extdiiveed by the City’'s codes and ordinances,
any additional planning or building permits willualy be processed concurrently.
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Figure 1
Woodland’'s Design Review for Discretionary Approval(s)
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Source: City of Woodland, 2008.
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Figure 2
Woodland’s Design Review and Building Permit Process

Design Review Process Building Permit Process

Building permit application
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Source: City of Woodland, 2008.
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The guidelines include objective parameters fohbgihgle-family and multi-family projects
including emphasizing entryways, deemphasized garagsing appropriate window forms,
varying roof styles, and emphasizing the approgrigde of trim, materials, and colors where
appropriate. Multi-family projects are required uee a variety of materials and colors with
architecture variations. Staff works closely witte tarchitects to ensure designs conform with
existing guidelines. While there are no cost priovis within the guidelines, the purpose of these
design standards is not to be cost prohibitive loelp developers during the initial design
process.

One of the goals of the City’s design review pracissto preserve and enhance buildings and
districts that have historical value by virtue tf architecture, historic association, or age. For
example, when converting a Victorian house to efficit would be unacceptable to replace
wood-sash windows with modern materials such amialum, and signage would need to

respect the style of the building and neighborhood.

Design review approval typically takes 2-6 weeks rfignor projects and 8-12 weeks for major
projects, which require more of staff's time. Marilding projects, such as large scale commercial
or subdivisions over 100 units require hearing®ieethe Planning Commission and can take 8-12
weeks. The Commission meets twice a month. Thegserpf the review is to determine compliance
with adopted design guidelines that are intendezhttance the appearance and value of property and
the livability of neighborhoods. These design stadd do not represent a constraint to development,
but are simply to ensure orderly and safe developinehe City.

8) Local Efforts to Remove Barriers

Consistent with State law, the City of Woodland Haseloped several programs to help remove
barriers to creating affordable housing. In 200% City amended its Municipal Code, to
include Ordinance 1393 (Ch. 6A. Affordable HousingJhis amendment applied the same
inclusionary housing requirements being implemeimettie Springs Lake area to the remainder
of the City. Since the adoption of Ordinance 1383Jate, 307 units have been built or existing
units preserved for people with very low- and lowemes.

Woodland also continues to upgrade and presenadfdaedable housing stock. According to the
FY 2006-2007 Consolidated Annual Performance andluation Report, the Redevelopment
Agency’s Housing set-aside money, and State andriedrant funds are the primary sources of
funding for these actions. Furthermore, the Cityntowes its partnership with various

community-based organizations and non-profit esditto maintain and increase affordable
housing.

9) Persons with Disabilities

Persons with disabilities normally have a numberhofising needs that are related to the
following: accessibility of dwelling units, acce$s transportation, employment, commercial
services, and alternative living arrangements itheltide on-site or nearby supportive services.
Woodland ensures that new housing developments lgowith California building standards
(Title 24 of the California Code of Regulationsidrederal requirements for accessibility.
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Procedures for Ensuring Reasonable Accommodations

The City of Woodland currently has several reguolai and practices for accommodating
persons with disabilities. These are listed below:

» The City amended its Municipal Code in July 2004daol Section 25-21-85, “Reasonable
Accommaodation for Persons with Disabilities.” Thedidance establishes a process and
provides criteria for reviewing reasonable accomatioth requests for persons with
disabilities. Section 25-21-85 states “A request feasonable accommodation may
include a modification or exception to the rulesnslards, and practices for the site,
development, and use of housing-related facilitieat would eliminate regulatory
barriers and provide a person with a disability agopportunity to housing of their
choice.”

» The City adopted the 2007 version of the CaliforBizlding Code (CBC) in January
2008; this includes Title 24 regulations that addraccessibility for disabled persons.

» The City adopted a comprehensive update of itsigigoah ordinance in 2002. As a part
of this update, the City reviewed its regulations ¢onsistency with fair housing law.
The City has reviewed its current zoning ordinamceensure that regulations are
consistent with fair housing. This review also ud#d making sure supportive housing
and other group living situations are able to bsated with a minimum of regulatory
barriers.

Efforts to Remove Regulatory Constraints for Persos with Disabilities

City Municipal Code Section 25-3-10 defines a “Rlesitial Care Home” as a state authorized,
certified or licensed family care home, foster hooregroup home serving six or fewer mentally
disordered or otherwise handicapped persons omdepé and neglected children on a twenty-
four-hour basis. The City currently allows “Resitlal Care Homes” in the R-1, R-2, N-P, and
R-M zones as a permitted use without further digzmary entitlements.

Currently, “Residential Care Homes” with more thsimx mentally disordered or otherwise
handicapped persons or dependent and neglecteldechdre allowed in the R-1, R-2, N-P, R-M,
and ESD zones with a conditional use permit (CU®)remove this constraint, the City will
need to amend the zoning ordinance to permit aitlRatial Care Home” that allows more than
six (6) guests in its R-M zone.

The State has removed any city discretion for revid small group homes for persons with
disabilities (six or fewer residents). The City daet impose additional zoning, building code,
or permitting procedures other than those allowe&tate law.

The City also allows residential retrofitting tacrease the suitability of homes for persons with
disabilities in compliance with accessibility reggments. Such retrofitting is permitted under
Chapter 11, of the 1998 version of the Californiailing Code. The City amended the
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Municipal Code in July 2004 to add Section 25-21-8&asonable Accommodation for Persons
with Disabilities.”

Information Regarding Accommodation for Zoning, Pemit Processing, and
Building Codes

Woodland implements and enforces Chapter 11, ol 888 California Building Code. The City
provides information to all interested parties relgay disabled accommodations within the
zoning ordinance, the permitting processes, andagipdication of relevant building codes for
housing for persons with disabilities.

Zoning and Other Land Use Regulations

As part of Woodland’s previous housing element tgdthe City conducted a comprehensive
review of its zoning laws, policies and practicesdompliance with fair housing laws. The City
has not identified any zoning or other land-useul@gry practices that could discriminate
against persons with disabilities and impede thailawlity of such housing for these

individuals.

Examples of the ways in which the City facilitatemusing for persons with disabilities through
its regulatory and permitting processes are:

» City Municipal Code Section 25-23-30 (Special Psouis) of the City’'s zoning
ordinance requires that access and parking forhthalicapped must conform to the
requirements of Chapter 2-71, Title 24, CaliforA@ministrative Code.

» The City amended the Municipal Code in July 2004 add Section 25-21-85,
“Reasonable Accommodation for Persons with Disadsli. The Ordinance establishes a
process and provides criteria for reviewing reabnaaccommodation requests for
persons with disabilities. Section 25-21-85 stat8s request for reasonable
accommodation may include a modification or exeeptio the rules, standards, and
practices for the site, development, and use ofsingerelated facilities that would
eliminate regulatory barriers and provide a penstth a disability equal opportunity to
housing of their choice.”

» The City adopted a comprehensive update of itsigigioh ordinance in 2002. As part
of this update, the City reviewed its regulations ¢onsistency with fair housing law.
The City has reviewed its current zoning ordinamceensure that regulations are
consistent with fair housing laws. This review aisgluded making sure supportive
housing and other group living situations are ablébe located with a minimum of
regulatory barriers.

» The City permits housing for special needs groupsuding individuals with disabilities,
without regard to distances between such useseontdimber of uses in any part of the
City. The Land Use Element of the General Plan dassrestrict the siting of special
needs housing.

March 24, 2009 113 City of Woodland
Background Report Housing Element Update



The Woodland Zoning Ordinance provides the follaywtefinition of “family”.

One (1) or more persons occupying a premises and living as a single housekeeping
unit, as distinguished from a group occupying a boarding house, lodging housing, or
hotel, as herein defined.

The Zoning Ordinance’s definition of family doestnwmonstrain housing for persons with
disabilities.

Permits and Processing

The City does not impose special permit procedaresequirements that could impede the
retrofitting of homes for accessibility. The Citysequirements for building permits and
inspections are the same as for other residentigjeqgs and are straightforward and not
burdensome. City officials are not aware of anytanses in which an applicant experienced
delays or rejection of a retrofitting proposal &mcessibility to persons with disabilities.

As discussed above, the City allows group homessxobr fewer persons by right, as required by
State law. The City does not require a CUP or ofipercial permitting requirements for group
homes of six or fewer persons. The City does; hawnerequire a CUP for “Residential Care
Homes” that house more than six mentally disordeyeatherwise handicapped persons or
dependent and neglected children in the R-1, R-B, R-M, and ESD zones. To remove this
constraint, the City will need to amend its zonaagle to permit a “Residential Care Home” that
allows more than six guests in its R-M zone.

Lastly, as previously mentioned, Section 25-21-&&asonable Accommodation for Persons
with Disabilities” allows the disabled in Woodlanth make a request for reasonable
accommodation that may include a modification ocegtion to the rules, standards, and
practices for the site, development, and use okingurelated facilities that would eliminate
regulatory barriers and provide a person with allgy equal opportunity to housing of their
choice.

Building Codes

Woodland provides reasonable accommodation foropersvith disabilities in the enforcement
of building codes and the issuance of building pesxnfror new construction, the City’s building
department requires new housing to comply with#8@88 amendment to the Fair Housing Act,
with multi-family development also subject to theméricans with Disabilities Act (ADA)
standards. These standards assure that all newnagmarbuildings are subject to requirements
for unit “adaptability” on ground floor units. Ad&gble units are built for easy conversion to
disabled access, such as doorway and hallway widthd added structural support in the
bathroom to allow the addition of handrails.

Universal Design Element
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Assembly Bill 2787 (Chapter 726 of Statutes of 208Qopted Section 17959 of the Health &
Safety Code. This law required the California Dépant of Housing and Community

Development (HCD) to develop and certify one or enanodel universal design ordinances
applicable to new construction and alterations/fduntary adoption by local governments.

In 2005, HCD certified a "Model Universal Designdab Ordinance" which, among other things,
requires that various universal design featuresotfered to homebuyers. As part of the
ordinance, builders must install those universaigte features that are requested by the buyer,
provided the buyer pays the homebuilder’s corredpmnupgrade costs.

Woodland has not adopted a universal design ordengoverning construction or modification
of homes using design principles. The City willerefo the HCD website to develop guidelines
and a model ordinance consistent with the prinsipleuniversal design.

B. Potential Non-Governmental Constraints

1) Availability of Financing

According to the “Economic Forecast Report” pregdrg California State University, Fullerton,
existing home sales in California slumped by 128pent in August of 2007 (on a year-over-
year basis) and were down by 7 percent comparéuetpervious year. Housing starts declined
by 20 percent in August 2007 compared to the same ih 2006, and were expected to decline
by an average of 16 percent during the remaindet06f7. The slowdown in housing starts,
residential construction and house prices, althdikgity to remain a drag on economic growth
for the remainder of 2007 and 2008, are expecteditimize the large gap between consumer
demand for housing and excess supply, bringinghfartmore sustainable equilibrium in the
housing market.

During 2007, the Conference of State Bank Supersigoartnered with the American
Association of Residential Mortgage Regulators @égallop more uniform enforcement of rules
in the highly fragmented market of brokers and &8sd Congress is considering tax relief for
certain real estate losses related to refinancifitpe Federal Reserve issued principle-based
guidance describing the standards that banks slioildgv to ensure that borrowers are provided
loans, which they can afford to pay. The BoardGafvernors of the Federal Reserve has
launched a pilot program to review underwritinghstards and consumer protection practices for
nonbank subsidiaries of bank holding companies,dapasitory institutions, independent
mortgage lending companies, and mortgage brokers.

As a consequence of the slowing housing marketldpment has slowed in Woodland and in
other cities throughout California.
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2) Land Costs

According to Remax Reality, in 2008 the averagechipland cost for property in the Spring
Lake Specific Plan area is $86,667. Although thesexe no listings for property in the
remaining areas of Woodland, Remax estimated thatt @utside the Spring Lake Specific Plan
area would typically be $20,000 to $25,000 ($86-;68@,000/$25,000 = $66,667/$61,667) less
because of other associated fees.

3) Development Costs

a) Required Site Improvement Costs (Finished Lots)

Upon securing the raw land, a residential developewld have to make certain site
improvements to “finish” the lot before a home abalctually be built on the property. Such
improvements would include the installation of wateains, fire hydrants, sewer mains, storm
drainage mains, and street lights and the consgtruof streets, curbs, gutters, and sidewalks. In
addition, the developer is required to provide pad# for street trees pursuant to the City fee
schedule for a lot's street frontage. In 2008,ocadimg to the City of Woodland, the site
improvement costs for a single-family lot in Woadl#ais estimated at $25,000 to $30,000. This
estimate does not include the cost of land.

b) Construction Costs

According to the City, construction costs in thgiom have increased over the past several
months due to increases in building materials cadtsvever, labor costs in general have
actually remained stable. In 2008, constructiostx@including materials and labor) range from
$125 to $150 per square foot ($150,000 - $180,00 typical 1200 square foot single-family
home in Woodland.

c) Total Housing Development Costs

As shown in Table 111.8, the total of all housingw&lopment costs discussed above for a typical
entry-level single-family home (1,200 square feet)cluding land, site improvements,
construction costs, fees and permits (as shownainleTl11.6). This figure does not include
developer profit, marketing, or financing costs.
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Table 111.8
City Of Woodland Estimated

Single-Family Housing Development Costs, 2008

IFinished Lot Price

$25,000 - $30,00

Land Costs Spring Lake Specific Plan Area

$86,661

Land Costs Remaining Areas

$61,667/$66,66

Total Construction Cost

$150,000 - $180,00

Total Development Impact Fees Spring Lake SpePifim Area +Yolo County
Development Impact Fees

$58,134 + 2,769.80 = $60,903

Total Development Impact Fees Remaining Areas - Yasunty Development
Impact Fees

$21,878 + 2,769.80 = $24,647

Permit Fees (Plan Check & Building Inspection) $2,592
Developer Fees (School) Spring Lake Specific PleaeA $4,956
Developer Fees (School) Southeast Specific Plaa Are $6.296.3
Developer Fees (School) All Other Areas of City ’$6 3.36

Total Housing Development Cost Spring Lake & Remaiimg Areas’

Spring Lake Area $330,119 - $365,11
Southeast Area  $270,203 - $310,2
Remaining Areas $270,243 - $310,24

Source: City of Woodland Community Development Bxément, Remax Reality.

9
03
3

Notes: Prices based on a new 1,200 square foglesiamily residence with 450 square foot garagetal Housing Development Costs do not
include the Storm Drain Facilities Impact Fee whiainges from $1,349 to $9,747 per acre for singhaily development; the Spring Lake

Specific Plan Area does not pay the fee.
!Finished Lot Price does not include cost of land.
Total numbers have been rounded off to the nedmistr.

The specifications for the hypothetical house usedhis analysis here were chosen to define it

as an entry-level family home.

March 24, 2009 117

Background Report

City of Woodland
Housing Element Update



V. STATUS AND EVALUATION OF EXISTING
PROGRAMS/ELEMENT

A. Effectiveness of the Element

The following section reviews and evaluates they’€iprogress in implementing the 2003

Housing Element. It reviews the results and eiffeckess of programs, policies, and objectives
from the previous Housing Element planning periddol covered the period of 2000 to 2007.

It also analyzes the difference between projectassimg need and actual housing production.

Table IV.1 below shows the total number of all hogsunits (single-family and multifamily
units) permitted in the City of Woodland by yeaorfr 2000 to 2007 (these are the number of

permits issued and do not take into account thebeumf units occupied).

Table IV.1

Annual Housing Production
(Single-Family and Multifamily Units), 2000-2007

Year Jan 2000 |Jan 2002 |July 2002(July 2003 |July 2004 |July 2005 [July 2006 to |Jan 2007 to|Total
toDec [toJune |[toJune |toJune |[toJune (|toJune |December |July 2007 |Permits
2001 2002 2003 2004 2005 2006 2006 from Jan
2000 to
July 2007
Building Permits/Units 412 70 347 491 327 117 121 2,060

Source: City of Woodland Community Development xément.

Table IV.2 below shows a comparison between the G&ssigned regional fair share
allocation of housing units and the housing produoe the 2000 to 2007 period.

Comparison of Housing Need to Housing Production,

Table IV.2

Previous Housing Element Planning Period, 2000-2007

Housing Period | Very Low- Low- Moderate- Combined-VL, Above Total
Income Income Income L&M Moderate Units

1Jan00 — 28 278 0 306 13 319

31Dec00

1Jan01 — 0 0 0 0 106 106

31Dec01

1Jan02 — 0 0 0 0 70 70

30Jun02

1Jul02 — 30Jun03 11 4 11 26 297 323

1Jul03 — 30Jun04 12 36 0 48 395 443

1Jul04 — 30Jun0% 18 4 0 22 131 153

1Jul05 -30Jun06| 12 117 0 129 69 198

1Jul06 — 30Jun0f O 0 13 13 45 58

Total 81 439 24 544 1126 1670

RHNA 643 389 580 1,612 1,229 2,841

Allocation

% of Need Met 12.6% 112.9% 4.1% 33.7% 91.6% 58.8%

Source: Willdan, 2008.
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As noted in Table 1V.2, the City exceeded its hngsieeds for low-income households, nearly
met its housing needs for above moderate-incomedimids, and did not meet its housing
needs for very low- and moderate-income househol@lse 156-unit Terracina Spring Lake
Family Apartments which provides affordable housfog 85 very low- and 71 low-income
households was not completed during the reportergpg@ (January 1, 2000 — June 30, 2007) and
is therefore not included in the table. Howevée tlevelopment was permitted during the
reporting period (2006) and completed in Decemi&72

Tables 1IV.3 and V.4 below provide an evaluation edfisting City of Woodland Housing

Element (2003) policies and implementation programs

Table IV.3
Evaluation of Existing City of Woodland Housing ElemPuwlicies
[Policy | Evaluation
2A- Development of Housing
2.A.1 | The City shall encourage and assist the caction of ONGOING
a variety of housing types with varying densitied a | The Affordable Housing Ordinance conditions thevision of
prices, for both sale and rental, that are affdeltd | affordable units. The City has approved a varnitiousing
all income groups, particularly very low-income and projects including the Terracina Spring Lake Family
special needs groups. Apartments complex, Eaglewood Apartments, Rochdale
Grange, Parkside, and Country Oaks where affordatite are
required.
2.A.2 | The City shall continue to approve developta¢hat [ONGOING
provide housing for all income groups where Since 2004, the City adopted an amendment totiteicle
consistent with the Housing Element and Zoning | inclusionary housing ordinance (Chapter 6A. Affdriga
Ordinance. Housing). This amendment essentially applied &mees
inclusionary housing requirements being implemeimete
Spring Lake area to the remainder of the City. Aaw
housing project, for sale or rental, produced arenethin the
City is now required to provide affordable unitseiteby
implementing the “scattered sites” policy citywide.
2.A.3 | The City shall assure that new housing effitly uses ONGOING
land and causes minimum environmental impact. | The Spring Lake Specific Plan was adopted with\aage ne
residential density of 6 du/ac. In 2005, the @tyuncil
amended Chapter 7 of the Downtown Specific Plaalltav
housing densities of 10-30 du/ac in the GatewayitRi@ation
Area of the Downtown Specific Plan.
2.A.4 | The City of Woodland shall formulate an odera  |ONGOING
“scattered site” housing policy for all assistedisiag,| The citywide inclusionary housing ordinance rega@ey
including publicly and privately financed housing | new housing project to provide affordable unitsdidnally
projects. the City has amended its citywide inclusionary logis
ordinance to correct issues that were encountertfei
implementation of the Spring Lake Affordable HousPlan
and the CDBG Action Plan.
2.A.5 | The City shall continue to use the P-D Plahne ONGOING
Development Overlay Zone to encourage creative | 3 single-family developments have been construatitiding
solutions to housing design and orientation, the P-D Planned Development Overlay Zone. Thed«&lay
consolidation of open spaces, and both sensitide anallows for resourceful and inventive use of thellas an
reasonable increases in residential densities. alternative to traditional zoning regulations. eTliberty
Village, Heritage Village, and Hutchinson Valleywatopments
were permitted to utilize shared parking and oblégmer
residential densities allowing for a reductiontie tost of
housing.
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Policy

Evaluation

2.A.6 | The City shall encourage private builders and
developers to participate in federal, state ormothe
programs that assist in providing and maintaining
affordable housing to very low-income and special

needs groups.

ONGOING

The Sycamore Pointe Apartments and Woodmark Apantisne
developments utilized revenue bond financing feirth
construction. CalHFA HELP and Low Moderate
Redevelopment Housing funds are being used tot agsis
the rehabilitation of the 68-unit Fair Plaza Eastier
apartment complex where the developer also agrekeep
the units affordable for a 55-year period. CDB@Gds are
targeted for housing rehabilitation and for firisté
homebuyer programs. The City also held a CDBG
application workshop in January 2008 in preparafiorthis
year’s round of funding.

2.A.7 | The City shall participate, whenever eligjbte
federal, state, or other programs that assistamiging
and maintaining housing affordable to very low

income and special needs groups.

ONGOING

CDBG funding was used for the New Dimensions (1% V@w-
income units built in 2004) and Summer House 18agry
low-income units built in 2001) projects, and viié used for
the planned renovation of the Casa Del Sol Mobibend Park.
In January 2008, the City submitted a BEGIN graqligation
for 18 residential units in the Spring Lake Speciian area.
The City also monitors HOMBssisted projects. As part of t
Spring Lake Specific Plan, the City has implemeraed
affordable housing fee of $1,100 per market rate urhis fee
will help to fund an additional 74 units of affotdla housing
anywhere in the City, including Spring Lake as lasgthe
parcels meet the affordability requirements unterSpring
Lake Specific Plan and the Spring Lake Affordabtauking
Plan. Currently, the City estimates this fund &vd1$1,016,40
to further this goal.

In November 2007, the City Council approved theasse of
revenue bonds by the Association of Bay Area Gaverts
(ABAG) for the purpose of financing the Fair Pldzast senior
apartments rehabilitation and to keep it afforddbtea period o
55-years. HELP funds in the amount of $1,250,0GDranre
than $100,000 Redevelopment Housing funds were tosassis
in the rehabilitation of the 68-unit apartment cdemp

housing prices that will meet the needs for praect

2.A.8 | The City shall assist and cooperate with poufit ONGOING
housing development corporations and self-help | The City has partnered with the non-profit Commynit
housing sponsors. Housing Opportunities Corporation (CHOC) for thes€®el
Sol project. CHOC is developing the project.
2.A.9 | The City shall continue to work cooperativelith ACCOMPLISHED
neighboring cities, Yolo County, and the Sacrament@ompleted through the adoption of the SACOG Rediona
Area Council of Governments (SACOG) to ensure |thédusing Needs Plan “fair share” housing numbers for
Woodland plans for its “fair share” of housing need Woodland. Although the City was short in certdifomlable
units during the last RHNP cycle, the City contisite work
with developers, non-profit groups, and servicevjaters to
provide affordable housing.
2.A.10|The City shall cooperate with and seek the advice ®NGOING
developers, builders, financial institutions, commityi | The City conducts affordable housing workshopsiaradso in
groups, nonprofit agencies, and interested citiens| the process of revising the Affordable Housing ropTax
housing needs and the solutions to housing problem&sssessment.
In 2005 the City amended its Bonus Incentives Gnaae to
comply with SB 1818. The Bonus Incentive Progrdiowsed
for a 156-unit affordable housing apartment in$ipeing Lake
Specific Plan area to be financially feasible. Tity provided
$4 million in HOME funds for the project.
2.A.11|The City shall ensure that there is sufficient landed ONGOING

for a variety of housing types, residential depsitand

The City contracted with Willdan to conduct an ujgda
Housing Conditions survey that included a vacadt an

growth.

underutilized parcel analysis in 2007.
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Policy

Evaluation

2.A.12

The City shall allow residential uses over commadrg
uses in the Central Commercial area.

ACCOMPLISHED

The Downtown Specific Plan and the East Streetipd&dan
allow residential uses over commercial uses irCéetral
Commercial area. An example is the “Center Cityt&’bf
project. This project is a mixed-use, 5-story depment that
will contain both residential condominiums and coenamal
retail space.

2.A.13

The City shall review homeless needs with Yolo
County and other cities in the county and partigpa
coordinated programs to meet identified needs.

ONGOING

The City continues to participate in events spoedday the
Yolo County Homeless Coordinator such as the Yaar@y
Homeless Summit. Funding is also provided to treyfater
Center. The City is in thgrocess of adopting the Homeless
Poverty Action Coalition (HPAC) 2006-2010 StrateBien
along with the submittal of the Continuum of Cat®C)
application.

2.A.14

The City shall provide emergency housing for the
health and safety of Woodland residents.

ONGOING

Along with events sponsored by the Yolo County Hase
Coordinator, Woodland participates in the hometeast as
required by HUD for Continuum of Care (CoC) assista
Funds from the Bonus Incentive Ordinance are tisteid for
transitional housing and other special-housing seed

2.A.15

The City shall require, through specific plans,
neighborhood design standards and development
review, a mix of housing types, densities, desam
prices/rents in each planning area where land is
available.

ONGOING

The Spring Lake Specific Plan design standardgesidential
land use regulations require a mix of housing tygres lot
sizes. A separate affordable housing plan has héepted for
the Spring Lake Specific Plan.

2.A.16

The City shall disperse lower, moderate and highe
cost housing throughout the City, each planning ari
and each subdivision where feasible due to the
availability of land and adequate service faciitie

FONGOING
eThe Spring Lake Specific Plan development standargisire a

mix of housing types and lot sizes.

2.A.17

The City shall assure that residential land use
designations are consistent with SACOG househo
projections by income group.

ONGOING

dThe Spring Lake Specific Plan area and areas autsi®pring
Lake contain adequate sites to address the honseds of
households with a diverse range of income levels.
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Policy Evaluation

2.A.18|The City shall coordinate Redevelopment Agency |[ONGOING

infill housing programs with community wide housiribhe Planning Commission approved the City Centdsliafill,
needs. mixed-use project on June 19, 2008. The five-spooject will
result in the construction of 170 condominium umitduding 17
low-income units and 32,069 square feet of comméficst
floor space at a 2.1-acre site located at 333 \B#ieet. The
project will bring the first market-rate residehtimits to the
Main Street corridor of the Downtown Specific Pkrea in
many years. The City funded a portion of the cpheca design
work for the project and also applied for fundihgough the
Proposition 1C Infill Infrastructure Grant Programthe amoun
of $4,476,000 for capital improvements to suppaty Center
Lofts. Although the City’s application was unsusstil, the
City plans to submit another funding application.

The City revised its downtown parking standardsipgroving
Ordinance No. 1493 on April 15, 2008 to add Sec#b+23-15
to the Woodland Municipal Code. The downtown pagki
standards now use an urban-based model and aneléat¢o
encourage and promote investment and theseeand renovatic
of historic buildings, enhance the vitality, andcearage mixed
use in the downtown. The ordinance reduced panidtigs and
the City Council established a parking in-lieu teeApril 1,
2008 through the adoption of Resolution No. 4906e City
Center Lofts project benefited from the changehéodowntow!
parking standards and adoption of a parking infliesusince a
portion of the project’s required off-street parkiwill be met
through the payment of in-lieu fees.

2B- Maintenance of Housing

2.B.1 | The City shall continue rehabilitation of staindard |[ONGOING

residential units using federal and state subsfdies | The City prepared and adopted the Housing Re heatilit
low and moderate-income households. Program Guidelines in 2001. The City provided $8%3,for
31 rehabilitation home loans and allocated $80f60¢he
Lead Based Paint Abatement program. The City coasro
utilize CDBG funds that are earmarked for the rdfiation
of substandard residential units. The City devetba
revolving loan fund to assist private commercialparty
owners with the seismic upgrade of unreinforcedanas
(URM) buildings. Assistance for URM masonry builgs is
considered on a case-by-case basis. New secand flo
rehabilitation financing program is now in placghe City
Council allocated $600,000 for the URM program oly B1,
2007.

2.B.2 | The City shall continue code compliance tgy th ONGOING

Building Inspection Division and other appropriate | The City has continued to implement the Woodland
agencies of the Building, Electrical and Fire Coded Improving Neighborhoods (WIN) neighborhood services
Health and Safety Regulations. team to respond to neighborhood concerns. Thigrarois a
multi-departmental proactive program that addrepsgsical
Building Code issues, Public Improvements, and €rirfihe
City departments involved include Police, Code Etdment,
and the Redevelopment Agency.

2.B.3 | The City shall continue to require the reptaent of [ONGOING

unsafe or dilapidated housing units. The City continues to monitor and provides asstsan the
replacement of unsafe or dilapidated housing dhitsugh its
Housing Rehabilitation and Neighborhood Clean-upgPams.

2.B.4 | The City shall periodically survey housingditions |[ONGOING

to identify substandard residential units. The City contracted with Willdan, and completed @uking
Conditions Survey in 2007, as part of the housiegds
analysis for the 2008 Housing Element update.
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Policy

Evaluation

2.B5

The City shall continue to support a mixtafe

that will allow housing to be retained or re-esist®d.

residential and commercial uses in the downtowa ar€éhe Downtown Specific Plan and the East Street i§p&dan

ACCOMPLISHED

allow residential uses over commercial uses irGéetral
Commercial area. An example of this is the “Cefigy Lofts”
project. This project is a mixed-use, 5-story depment that
will contain both residential condominiums and coencial
retail space. In 2005, the City Council establishehousing
density of 10 to 30 units per acre for the 27-&&ateway
Revitalization Area of the Downtown Specific Plan.

2C-E

ual Opportunities in Housing

2.C1

The City shall ensure that all laws and ragphs
prohibiting discrimination in lending, the sale of
homes, and rental practices are enforced.

ONGOING

The City provides funding for the Fair Housing Him!
Program which is administered by Legal ServiceNathern
California. The City is also in the process ofiseyg the
affordable housing policies administrative manual.

2.C.2

The City shall promote housing programs that
maximize equal opportunity and avoid economic
segregation.

ONGOING
See the evaluation in 2.C.1.

2.C3

The City shall continue to fund and supplogt €ity’s
Fair Housing Hotline Program.

ONGOING
See the evaluation in 2.C.1.

3.C4

The City shall support housing discriminatiase
processing and enforcement of Fair Housing laws
through the State Department of Fair Employment
Housing.

ONGOING
See the evaluation in 2.C.1.
and

2.C5

The City shall assess housing programs to assuiad
opportunity in housing.

ONGOING

Periodic implementation review and support of F&using
Hotline Program. The City also amended its Murdtipode in
2004 to add §25-21-85. Reasonable Accommodation for
Persons with Disabilities. The Ordinance estabksh process
and sets criteria for reviewing reasonable acconatioa
requests for persons with disabilities.

2D- Energy Conservation

2Dh.1

The City shall require energy-conserving tamsion,
as required by state law.

ONGOING

The City requires energy-conserving constructioadoordanc
with the Title 24 Uniform Building Code. The Ciagopted the
2007 Building Codes including Part 6—Energy, inuzag 2008

2D.2

The City shall encourage innovative site glesiand
orientation techniques which incorporate passive a
active solar designs and natural cooling technique:

ONGOING

nThe City’'s Community Design Guidelines, the Ease&t

5 Specific Plan policies, and the Spring Lake Spedifan
Design Guidelines are examples of how the City arages
innovative site designs. These adopted guidelnéspolicies
include building orientation techniques, tree canopverage,
and provisions to address passive and active dekigns.

2D.3

The City shall promote a weatherization aateofit
program for existing housing units that fall below
current state performance standards for energy
efficiency.

ONGOING

The City uses CDBG funds for the Improvement Rebate
Program. Weatherization is an eligible activityheTCity also
uses the Energy Partners Program, which providakfiga
low-income customers free weatherization measurds a
energy-efficient appliances to reduce gas andriégtusage.

2D.4

The City shall promote opportunities for e$solar
energy by assuring solar access.

ONGOING

Examples include the East Street Specific Plarcigdli(4.4.K.
Energy Efficiency), Community Design Guidelinesgdepring
Lake Specific Plan Design Guidelines. Examplespeftic
policies include utilizing a “modified grid” residéal street

pattern and staggered building setbacks.
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Policy Evaluation

2.D.5 | The City shall promote energy efficient larsd ONGOING
planning by incorporating energy conservation as & The City has adopted energy efficient land userptan
major criterion for future decision making. practices with the approval of the East Street pdlan

policies (4.4.K. -Energy Efficiency), Community Dgs
Guidelines, Spring Lake Specific Plan Design Guigs, and
street tree-planting program. Examples of spepifiicies
include utilizing a “modified grid” residential stet pattern ang
staggered building setbacks.

2.D.6 | The City shall promote energy conservationugh |ONGOING

education and outreach programs. Information on PG&E’s Residential New Construct®rogram
for energy efficiency features is provided at ttanf counter of
the City’'s Community Development Department. Tliy @lso
participates in the Annual Home and Garden Shaweal olo
County Fairgrounds.

Source: City of Woodland Community Development rément.
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Table IV.4

Summary of Accomplishments under
Existing City of Woodland Housing Element
Implementation Programs

Implementation Program/ Summary of Program

| Status

| Mtes

2A- Development of Housing

«Q

to

2.1 The City shall continue to cooperate with an@NGOING The Liberty Village, Heritage Village, and
advise developers in the use of th® Plannec Hutchinson Valley developments were constructed
Development Overlay Zone to reduce housing utilizing the P-D overlay.
costs by utilizing various techniques such as:
zero lot lines, cluster development, private
streets, higher densities, mixed uses, parking
and setback variations and other innovative
approaches.

2.2 The City shall continue to cooperate with an@NGOING The Bonus Incentives Ordinance was amended in
advise developers in the use of the City’s 2005 in compliance with SB 1818. The Bonus
Bonus Incentive Program as contained in §25- Incentives program assisted with the financial
21-25 of the Zoning Ordinance. Bonus feasibility of the 156-unit Terracina Spring Lake
incentives are available to developers for Family Apartments affordable housing project. The
including lower income units in their projects. project was constructed in the Spring Lake area
Housing projects with 5 or more units are
eligible by reserving 20% of the total number
of proposed units for lowéncome household
10% of the total number of proposed units for
very low-income households, or 50% of the
total number of proposed units for qualifying
residents (senior citizens of any income level).

Condominium conversions that include at least
33% low-income units or 15% very low-
income units are also eligible.

2.3 The City shall continue to cooperate with YORNGOING Mortgage Revenue Bonds were a primary fundin
County, other cities in the County, developers source for the developers of the Terracina Spring
and builders and with financial institutions tg Lake Family Apartments. City and
implement tax-exempt mortgage revenue Redevelopment Agency staff actively work with
bonding. affordable housing developers interested in mult

family housing bonds.

2.4 |The City shall annually review its eligibility ffONGOING The City actively pursues applications to augment
various federal and state programs providing the affordable housing stock of Woodland. HOME
assistance to low income and special needs funds were awarded for the Terracina Spring Lake
groups and shall submit applications for Family Apartments and the Rochdale Grange
programs for which the City is eligible, as projects. State HELP funds have been awarded to
appropriate. aid with the rehabilitation and acquisition of thair

Plaza East apartments.

25 The City shall establish a comprehensive |ACCOMPLISHED |The adoption of the Affordable Housing Monitoring
annual housing monitoring program and Program Policies and Procedures allows the City
produce an annual Housing Monitoring Repprt monitor affordability agreements of specified
to determine housing affordability and income affordable properties.
levels for all new units built, including those
created by the housing market without the use
of incentives or mandates. As a part of the
Housing Monitoring Report, the City shall also
maintain an updated vacant land inventory
(including an inventory of potential infill sites),
and monitor and evaluate the achievement of
the goals, policies, programs and quantified
objectives contained in the Housing Element
with suggested modifications to the Housing
Element as needed.

2.6 The Planning Commission shall hold a meet@i¢GOING The City Council has received and will continue to
each year to review the Housing Monitoring receive annual Housing Monitoring Reports.
Report and make a report to the City Council.
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Implementation Program/ Summary of Program Status Ntes

2.7 The City shall accommodate development ¢PAIGOING As of 2006, the City had a sufficient amount of
least an additional 27 units at densities that |will vacant land zoned for multifamily housing to meet
facilitate production of housing affordable to its remaining need during the Housing Element
moderate-income households by redesignating planning period.
sufficient vacant land as Medium Density
Residential (MDR). If, at any time, the supply
of sites zoned for multi-family housing falls
below the quantity of land required to
accommodate the City’s remaining need for
sites to accommodate higher density multi-
family housing during the Housing Element
planning period, the City shall initiate
redesignations and rezonings to provide
additional land. The City shall ensure that
future sites designated for higher-density
housing are large enough to provide for
economies of scale in construction and are
located near transit stops or arterial streets by
maintaining an inventory of potential sites that
meet those criteria.

2.8 The City shall amend the General Plan text/ AG€OMLISHED The General Plan was updated to allow for 8-16
map to change the density range of the Mec du/ac in the MDR designation and 16-25 du/ac in
Density Residential (MDR) designation from 8 the HDR designation. The requirement for a
to 25 units/acre to 8 to 16 units/acre and add a conditional use permit for multi-family projects in
new High Density Residential (HDR) multi-family zoned areas has been eliminated. This
designation that permits densities from 16 t¢ also applies to projects achieving above 25 du/ac
units/acre. Densities greater than 25-units/acre through density bonuses. The Downtown Spegific
in the HDR zone may be allowed subject to|a Plan was amended to allow housing densities of/ 10
conditional use permit. All existing MDR- — 30 du/ac in the Gateway Revitalization Area.
designated land outside of specific plan areas
shall be re-designated as HDR.

29 The City shall implement its “scattered siteSACCOMLISHED The citywide inclusionary housing ordinance states
policy in the Spring Lake Specific Plan that any new housing project within the City is
citywide to distribute assisted housing required to provide affordable units. The City has
throughout the City. also amended the ordinance to address problems

encountered during the implementation of the
Spring Lake Affordable Housing Plan and the
CDBG Action Plan.

2.10 | The City shall seek financial assistance fron®NGOING Revenue received by the Redevelopment Agency in
and cooperation with the City of Woodland 20% housing set-aside funds is leveraged with gther
Redevelopment Agency to provide financing to local, State, and Federal funds to assist with the
assist housing construction for units serving advancement of affordable housing not only in
very-low, low, and moderate income families Redevelopment Project Areas but throughout the
and special needs groups using its 20 percent City as well.
housing set-aside funds.

2.11 | The City shall allocate CDBG funds for the ACCOMPLISHED |Each April the City Council makes funding

provision of new extremely low-, very low-,
low-, and moderate-income housing units.

decisions as to how the CDBG funds will be
allocated. Allocations have been made to the €
Housing Rehabilitation Program.
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Implementation Program/ Summary of Program

Status

Ntes

2.12

The City shall allocate funds for transitional
housing and other special-needs housing.

ONGOING

From 2003 to 2005 a total of $89,450 in CDBG

funds were allocated to Friends of the Mission far

the construction of a year-round homeless shedter i

Woodland. An additional $90,000 in CDBG funds

was allocated to this program during 2005 to 20
This project also received an additional $65,992
CDBG funds for the 2006-2007 fiscal year.

Construction was completed in fall of 2006. The

shelter features a 5,000 plus square foot faailiti
cold weather shelter area/dining room for over 1
homeless individuals.

In 2006-2007, $38,683 of CDBG funds was
allocated to help complete Safe Harbor House.
project added 15 new low-income “supportive

housing” apartments for adults with mental illness.

During 2004-2005, the City provided $90,000 in

06.
in

00

This

CDBG funds For Phase | of the Cache Creek Lodge

Women'’s Residential Treatment and Housing

Facility. Phase | included the demolition of three

structures and construction of a 6,000 square fo
building to house services for the women and a
plex to house women undergoing drug/alcohol
treatment at the facility.

=3

O
B5-

2.13

The City shall continue to implement §6A-3
(Affordable Housing - Incentives) of its

fQOGOING

Municipal Code that states that the city council

may, after review by the planning commissi
grant incentives to developers of affordable

housing that it deems appropriate, including

not limited to the following: 1) waiver and/or
deferral of all or a portion of city developme
fees; 2) waiver or modification of city
development standards; or 3) assistance in
obtaining such federal, state, or local financ
and/or subsidies.

on,

=3

n

ng

The City continues to grant density bonuses,
regulatory relief, and/or other financial incensve
for projects meeting inclusionary housing
requirements.

2.14

The City shall continue to facilitate the
provision of emergency housing. The City s
continue to participate in the countywide
Homeless Coordination Project that provide

services to the homeless in Yolo County. Th

Project includes Homeless Coordination an
the Cold Weather Shelter.

ONGOING

s

(¢}

0

The City has maintained its contract with the
Yolo County Homeless Coordinator. The City
participates in events hosted by the Homeless
Coordinator, such as the annual Yolo County
Homeless Summit and semiannual homeless
count that is required by HUD for Continuum of
Care assistance. See 2.12 above.

2.15

The City shall monitor the HUD Section 8
voucher program administered by the Yolo
County Housing Authority. The City shall

encourage the Housing Authority to raise its

payment standard to 110% of HUD Fair
Market Rent (FMR).

NOT
ACCOMPLISHED

No Action from 2002 to 2007.

2.16

The City shall adopt a Second Unit Ordinané€COMPLISHED

that meets minimum State standards to
encourage the production of infill units.

The 2004 Second Dwelling Unit Ordinance is in
compliance with State standards.
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Implementation Program/ Summary of Program

Status

Ntes

2.17

The City shall review and, as necessary,

multifamily units, and mixed-use
developments, in order to encourage
development of these units. Modifications m
include modifying requirements for second
units so they only have to provide one

uncovered off-street parking space in addition

to the parking requirements for the primary
dwelling.

ACCOMPLISHED
modify its parking standards for second units,

ay

The Second Dwelling Unit Ordinance allows fg
reduction in parking requirements and allows
greater flexibility in the siting of a second dvireg
unit. The City Council adopted revised downtd
parking standards in April 2008 to encourage
promote investment and the wuse and renovation
historic buildings, enhance the vitality, &
encourage mixed use in the downtown.

ordinance reduced parg ratios and the Ci
Council separately established a parkindien-fee
in April 2008 by resolution.

2.18 | The City shall continue to contract for the |ONGOING The City has maintained its contract wiib t
services of Yolo County's Homeless Yolo County Homeless Coordinator. The City
Coordinator. Program to be funded through participates in events hosted by the Homeless
Redevelopment Funds @iHousing Monitoring Coordinator, such as the annual Yolo County
Funds. Homeless Summit and semiannual homeless

count that is required by HUD for Continuum of
Care assistance.

2.19 | The City shall require relocation assistannce ©NGOING The residents of 42 units in the Heritage Oaks
tenants relocated as a result of removal of Apartments were relocated by the Redevelopment
housing by the City or the RDA. Agency through the help of CalHFA HELP funds|.
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Implementation Program/ Summary of Program Status Ntes

2.20 | The City shall continue to enforce the ONGOING Since 2004, the City adopted an amendnueits t
provisions of its Affordable Housing Ordinar citywide inclusionary housing ordinance (Chapt
(Chapter 6A of the Municipal Code) that 6A. Affordable Housing). This amendment
require that 10% of all new fordsaunits in any essentially applied the same inclusionary housi
residential project consisting of eight or morg requirements being implemented in the Spring
units shall be affordable to low-income Lake area to the remainder of the City. Any ne
households. For multifamily rental projects housing project, for-sale or rental, produced
with ten or more units, 10% of all new units anywhere in the City is now required to provide
shall be affordable to low-income households, affordable units, thereby implementing the

and an additional 20% shall be affordable to
very low-income households. In the

alternative, a developer may elect to make 25%

of the multifamily rental units affordable to
very low-income households.

The City shall continue to enforce the
provisions of the Southeast Area Specific P
that require corner lots to provide split-lot
duplex housing with an overall goal of
providing 10% of the for-sale units affordabl

e

to moderate-income households. 25% of multi-

family units shall be affordable to low-incom
households with 10% reserved for very low-
income households. To the extent the
affordable housing requirements in the
Southeast Area Specific Plan differ from the
requirements of Chapter 6A, the provisions
the Specific Plan shall govern.

The City shall enforce the provisions of the
Spring Lake Specific Plan that require that 1
of the units in a fosale residential project sh
be affordable to low-income households. F
multifamily rental projects, 20% of the units
shall be affordable to very low-income
households, and 10% of the units shall be

affordable to low-income households. In the

alternative, a developer may make 25% of t
units affordable to very low-income
households. To the extent the affordable
housing requirements in the Spring Lake
Specific Plan differ from the requirements o
Chapter 6A, the provisions of the Specific P
shall govern.

e

of

DI

an

“scattered sites” policy citywide. The Spring
Lake Specific Plan Scattered Site Program also
requires the development of each market rate u
to pay an “offsite” fee of $1,100 per market rate
unit. This fee is to be used to assist an addition
74 units of affordable housing anywhere in the
City, including Spring Lake as long as the parce
meet the affordability requirements under the
Spring Lake Specific Plan and the Spring Lake
Affordable Housing Plan.

2.21

The City shall designate staff time and/or
funding for the activities of grant
writer/affordable housing coordinator.
Responsibilities will include applying for
housing-related-funding and coordinating
housing issues and programs for the City.

ACCOMPLISHED

A Redevelopment Manager and two Associate
Housing Analysts have been assigned by both tf
City and the Redevelopment Agency to write an
manage grants, administer inclusionary housing
policies, assist in the management of housing
projects, and to coordinate housing activities.

2B- Maintenance of Housing

2.22

The City shall continue rehabilitation of

substandard residential units using the CDBG

program and other available government
programs, continue to provide information tg
all residents regarding available home
rehabilitation programs and increase public
awareness of self-help and rehabilitation
programs through outreach programs.

ONGOING

The City uses the CDBG Home Rehabilitation L
Program and the Lead Based Paint Abatement
Program. Information regarding rehabilitation
programs are available at City Hall and are

1
=

g

<

nit

Is

ne

pan

publicized by the City at various community events.
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Implementation Program/ Summary of Program

Status

Ntes

2.23

The City shall continue to include funds 81 ifONGOING

operating budget for building code and blight
enforcement programs.

Code Enforcement’s Neighborhood Enhancement

Program is funded by CDBG. Voters passed a 4

2

cent sales tax increase in 2006 to generate finads t

will be used to supplement the program.

2.24

The City shall review its eligibility for Fed#

annually and apply for programs, as
appropriate.

ONGOING
and State home repair and renovation programs

The Redevelopment Agency (RDA) funded
housing rehabilitation projects for lower-income
households with $294,198 in CDBG entitlement

funds during the period of 2002 to June 30, 2008.

In 2008, RDA staff applied for CalHOME
funding that can be used for housing
rehabilitation. The grant funds have not yet bee
awarded.

2.25

The City shall continue to periodically updat@NGOING

the status of housing conditions to determine
the need for housing rehabilitation and the
removal of unsafe units.

In November 2007, the City Council approved

5

the issuance of revenue bonds by the Association

of Bay Area Governments (ABAG) for the
purpose of financing the Fair Plaza East senior
apartments rehabilitation and to keep it affordal
for a period of 55-years (14 very low and 53 low
income units). HELP funds in the amount of
$1,250,000 and more than $100,000
Redevelopment Housing funds are being used
assist in the rehabilitation of the 68-unit
apartment complex. The rehabilitation included
the installation of new energy efficient HYAC
units and appliances. In addition, the existing

windows were replaced with new energy efficient

windows. These improvements will improve the
energy efficiency of the dwelling units by at leas
25 percent and reduce energy costs for the
residents.

2.26

The City shall initiate a program to poteityia|]NOT
allow existing illegal nonconforming units the?CCOMPLISHED

meet basic health and safety standards to

continue to be used as dwelling units subject to

issuance of a conditional certificate of
compliance that includes a requirement to
maintain affordable rent levels.

No Action from 2002 to 2007.

2.27

The City will commit assistance to the
renovation and rehabilitation of existing nilel;
home parks in the East Street Corridor for the
purposes of preservation and maintenance of
affordable housing for very low, low, and
moderate-income households.

ONGOING

The City has worked closely to assist Community

Housing Opportunities Corporation with the Cas
Del Sol Mobile Home Park project. Funds were
contributed by the City, the Redevelopment
Agency, a HELP loan, a HUD Section 108 loan
guarantee, CDBG funds, and SACOG's
Community Design Grant Program.

2C-E

ual Opportunities in Housing

2.28

The City shall continue to distribute Fair
Housing brochures and booklets indicating
what the Fair Housing laws are and where
advice, assistance and enforcement activities
can be obtained. The City will provide this
information to any person who feels they have
been discriminated against in acquiring hou
within the City and to any housing provider
who requests such information.

ONGOING

Information such as Fair Housing brochures are
published in English and in Spanish and are on
display at the Fair Housing kiosk at the City
Community Development Department office.

2.29

The City shall affirmatively further fair housiilONGOING

by contracting with the Fair Housing Hotline
Project provided through Legal Services of
Northern California.

e

o

—

Legal Services of Northern California is contracted

by the City to provide the Fair Housing Hotline
Project. Quarterly updates are reported by Lega
Services of Northern California.
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Implementation Program/ Summary of Program

Status

Ntes

2.30

The City shall review and amend its Munici
Code as necessary to provide individuals wi
disabilities reasonable accommodation in ru
policies, practices and procedures that may
necessary to ensure equal access to housin
The purpose of this is to provide a process f

individuals with disabilities to make requests

for reasonable accommodation in regard to
relief from the various land use, zoning, or
building laws, rules, policies, practices and/
procedures of the City

sCCOMPLISHED
th

les,

be

g.

or

D

DI

Reasonable Accommodation for Persons with
Disabilities was added to the Municipal Code in
2004 (825.21.85).

2.31

The City shall develop measures to encour
developers to use barrier-free design in new
housing developments. Such measures cou
include density bonuses, fee reductions or ¢
incentives. The City shall develop and make
available information showing recommende
barrier-free design features for residential
projects.

QNGOING

Id

Barrier-free design information from HUD is
available from the City. The prograetducates
building and design industries about accessibility
provisions of the Fair Housing Act.

2.32

The City shall facilitate an Annual Fair

Housing Open House for rental property
owners and various social services organize
and agencies to discuss mechanisms to eve
tenant applications according to fair housing
law.

ONGOING

A workshop facilitated by Legal Services of
Northern California was held in April 2006, which

allowed both landlords and tenants to get questions

answered regarding fair housing.

2.33

The Community Development Department
shall refer fair housing complaints to its fair
housing consultant for resolution.

ONGOING

Fair housing issues are referred to the Fair
Housing Hotline Project for resolution.

2D- Energy Conservation

D

2.34 | The City shall enforce Title 24 provisions of ONGOING In November 2007 the City adopted the 2007
the California Administrative Code for California Building Standards Code including Tit
residential energy conservation measures. 24, Part 6 — Energy.

2.35 | The City shall encourage the continued ONGOING Information on PG&E'’s Residential New
affordability of both rental and ownership Construction Program for energy efficiency
housing by encouraging energy conservation in features is provided at the front counter of the
all existing development. The City will make City’s Community Development Department. In
available an informational fact sheet for Fiscal Year 2006-07, the City offered a cash
distribution which will describe the measures rebate for residents who replaced their existing
which can be instituted in homes for little cost standard-efficiency clothes washer with a High
and will save energy and utility expenses. Efficiency Clothes Washer. Recently, in 2008, a

PG&E consultant briefed Community
Development Department staff on PG&E'’s
California Multifamily New Homes Program, a
program that facilitates energy-efficient design
and construction in multifamily housing through
design assistance and cash incentives. Staff
provided the consultant with contact information
for multifamily projects.

2.36 | The City shall apply its energy conservationNOT The energy conservation policies have not beer

policies in the Spring Lake Specific Plan
citywide.

ACCOMPLISHED

adopted citywide; however, the California
Building Standards Commission approved a
“green” building code in July 2008. The code

imposes new, increased requirements in the areas

of energy efficiency, water conservation, indoor
air quality, and moisture control. The code will

be phased in between 2009 and 2011 for cities
and counties. The requirements of the code are
similar if not more stringent than the energy
conservation provisions of the Spring Lake

Specific Plan.

Source: City of Woodland Community Development Dépant.
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B. Progress in Implementation

As shown in Table IV.3, a total of 33 programs frolne 2003 Housing Element have been
accomplished or are ongoing. Programs 2.15, 26, 2.36 were not accomplished in the
previous housing element planning period.

C. What Was Learned from the Previous Element

During the 2000 - 2007 RHNA planning period, asvetan Table V.2, the City of Woodland’s
housing production was 1,068 affordable housingsustiort of their RHNA allotment. Though
the City did not meet its housing needs for very-land moderate-income households in 2000 —
2007, the policies identified in Table IV.4 havesiated the City in acquiring additional
affordable housing units. These units have metptiegious affordable housing goals for low-
income households and almost met the housing rfeedbove moderate-income households.

As of January 2008, various affordable residergiajects were being processed. One such
project, Terracina Spring Lake Family Apartmentevides affordable housing for 85 very low-
and 71 low-income households was not completechduhe reporting period (January 1, 2000 -
June 30, 2007) and was not included in the RHNArd#ble unit count. However, completed in
December 2007, and was accounted towards the ¢@066 - 2013 RHNA planning period.

In the 2003 Housing Element, extremely low-incorgel} residential units were not addressed
pursuant to AB 2634 (2006). Under the 2008 Housgllegnent, ELI residential units have been
analyzed in the background report. As a recomméndan the 2008 Housing Element,

guantified objectives for ELI units have been iduoed for Policy 2.10, 2.11, 2.12, 2.20 and
2.22. Note that Single-Room Occupancy (SRO’s) aogportive housing count towards

providing ELI housing needs. Woodland containshb8RO’s and supportive housing needs
such as Hotel Woodland, Safe Harbor House, Cackekdrodge, and Wayfarer Center.

Emergency shelters and transitional housing (SBv&)e also not addressed in the previous
element. SB 2 was adopted in 2007 with recent dments that became effective January 1,
2008. Government Code 865583(a)(4) requires lpeadictions to strengthen provisions for
addressing the housing needs of the homelessinttiisdes the identification of zones where
emergency shelters are allowed as a permitted u#isow a conditional use or other
discretionary permit.

The 2003 Housing Element indicated that the Cityrht fully implement inclusionary housing
requirements, especially in the Southeast Area ifipdelan area under the 1991 Housing
Ordinance. Since 2004, the City adopted an amenditoeits citywide inclusionary housing
ordinance (Chapter 6A. Affordable Housing). Thimemdment essentially applied the same
inclusionary housing requirements being implemenmtetthe Spring Lake area to the remainder
of the City. Any new housing project, for-salerental, produced anywhere in the City is now
required to provide affordable units, thereby impdmting the “scattered sites” policy citywide.
The Spring Lake Specific Plan requires all singlmily market rate units to pay a fee of $1,100
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per unit. This fee is to be used to assist antiatdl 74 units of affordable housing anywhere in
the City, including Spring Lake as long as the plreneet the affordability requirements under
the Spring Lake Specific Plan and the Spring LaKerdable Housing Plan.

V. OTHER REQUIREMENTS

Government Code Section 65300.5 statés: construing the provisions of this article, the
Legislature intends that the general plan and eisnend parts thereof comprise an integrated,
internally consistent and compatible statement ailicges for the adopting agency.”
Additionally, Government Code Section 65583 (cxgquires the identification of “means by
which consistency will be achieved with other gahefan elements and community goals.”

A. Consistency with General Plan and Policies

The housing element of a general plan sets outys @verall long-range planning strategy for
providing housing for all segments of the communitjhe California Government Code requires
general plans to contain an integrated, consiseinof goals and policies. The housing element
is, therefore, affected by policies contained iheotelements of a general plan. The housing
element is most intricately related to the land eleenent. The land use element establishes the
framework for development of housing by laying dbé land designations for residential
development and indicating the type and densityngeed by a city. Working within this
framework, the City of Woodland’s Housing Elemedéntifies priority goals, objectives, and
program actions for the next five years that diyeatldress the housing needs of Woodland’s
existing and future residents. The policies comdiin other elements of the City’s General Plan
affect many aspects of life that residents enjajhsas the amount and variety of open space; the
preservation of natural, historic and cultural teses; permitted noise levels in residential areas;
and the safety of the residents in the event o&taral or man-made disaster. The Housing
Element has been reviewed for consistency withGitygs other General Plan Elements and the
policies and programs in this Element reflect tbécy direction contained in other parts of the
General Plan. As portions of the General Plan arengled in the future, the Housing Element
will be reviewed to ensure that internal consisyesanaintained.

1) Relationship to Other City Plans and Policies

The Housing Element identifies priority goals, atiees, policies and action programs for the
next five years that directly address the houseegds of Woodland. These are briefly described
below and include the City's Municipal Code, Spedilans, General Development Plans, and
Redevelopment Plans.

2) Woodland Municipal Code

The Woodland Municipal Code (WMC) consists of & tregulatory ordinances and certain
administrative ordinances of the City, codified suant to the provisions of Sections 50022.1
through 50022.8 and 50022.10 of the Government Cdde WMC includes the City's
Subdivision Ordinance and Zoning Ordinance.
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3) Subdivision Ordinance

The City’s Subdivision Ordinance regulates the giestlevelopment and implementation of land
division. Pursuant to Chapter 21, the proposéhisfordinance are listed below:

A. To implement and supplement the California Suisibn Map Act and may be cited as
the “Woodland Subdivision Ordinance.” (Ord. No. 328 1 (Exh. A)(part).)

B. A report prepared by the community development depnt, as to conformity to the
Woodland area general plan as the result of a gexpdivision of land, may be included
as part of, and considered at the same time asactien taken by the planning
commission on such division of land.

No such report shall be required for a proposedisigion which involves (1) the
disposition of the remainder of a larger parcelchhivas acquired and used in part for
street purposes; (2) acquisitions, dispositionab@ndonments for street widening; or (3)
alignment project, provided that the planning cossiun expressly finds that any such
dispositions for street purposes, acquisitionspaBgions, or abandonments for street
widening, or alignment projects are of a minor matuOrd. No. 1203, § 1 (Exh.

A)(part).);

4) Zoning Ordinance

The City’s Zoning Ordinance is the primary tool fionplementing the General Plan, and is
designed to protect and promote the public heatifety, comfort, convenience, prosperity and
general welfare of the people. It includes a zommgp designating various districts that are
described in the text of the document and outlilespermitted, conditionally permitted, and
prohibited uses for each zone district. Finallge tZoning Ordinance provides property
development standards for each zone district andratlv administrative and legislative

procedures.

5) Redevelopment Plans

The adoption of redevelopment plans by citieslmaad by the State Legislature under the State
of California's Community Redevelopment Law (CRLRedevelopment plans are intended to
reverse deteriorating economic and physical camakti redevelop blighted, underutilized, and

vacant properties; improve infrastructure and putacilities; and produce revenues through the
development of job generating properties. Becaresevelopment projects must be in

conformance with a general plan, redevelopmentspdaia one of the more powerful means cities
have to implement the goals and policies set fiortheir general plans.

While growth has occurred in new areas of the Gitjpodland's Redevelopment Agency has
remained focused on enabling the City to grow idamérough the improvement and re-use of
existing structures and properties. Woodland’'seRetbpment Plan encompasses much of the
historic downtown. As of 2008, the Redevelopmegercy is working on a project to design
and develop a new outdoor courtyard behind retasirnesses along Main Street. Woodland’s
Redevelopment Plan remains in compliance with Agtit6.5 of the California Community
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Redevelopment Law (Health and Safety Code, Se&80%0 et seq.) and is therefore consistent
with the City’s Housing Element.

6) Specific Plans

Specific plans are customized regulatory documehtt provide focused guidance and
regulations for a particular area. They generaliglude a land use plan, circulation plan,
infrastructure plan, zoning classifications, depetent standards, design guidelines, phasing
plan, financing plan, and implementation plan. \Waad has four approved specific plans. The
specific plan is designed to allow for developmémta manner that is compatible with
surrounding areas, and the general character o€ityeof Woodland. These plans are listed
below:

« Downtown Specific Plan
« Spring Lake Specific Plan and Design Standards
- East Street Corridor Specific Plan

« Southeast Area Specific Plan

B. Priority for W ater and Sewer

Per Chapter 727, Statues of 2004 (SB 1087), upoplagion of an amended or adopted housing
element, a local government is responsible for idiately distributing a copy of the element to

area water and sewer providers. In addition, wartel sewer providers must grant priority for

service allocations to proposed developments thetide housing units affordable to lower-

income households. Chapter 727 was enacted toowapthe effectiveness of the law in

facilitating housing development for lower-inconaariilies and workers.

To facilitate and expedite the notification procespdates or amendments to the housing
element should be sent within a month after adaptioThe Department of Housing and
Community Development further recommends the inclusf a summary/quantification of the
local government’s regional housing need allocateomd any other appropriate housing
information when submitting copies of the housitgneent to service providers. Moreover, to
effectively implement the law, local governmentswdd consult with water and sewer providers
during the development and update of the housiegheht, as well as sending copies of the
adopted plan. This will facilitate effective coordtion between local planning and water and
sewer service functions to ensure adequate water sewer capacity is available to
accommodate housing needs, especially housing¥artincome households.

Local public and/or private water and sewer promsdenust adopt written policies and

procedures that grant a priority for service hopk-uo developments that help meet the
community’s share of the regional need for loweareime housing. In addition, the law prohibits
water and sewer providers from denying, conditigrtime approval, or reducing the amount of
service for an application for development thatiudes housing affordable to lower-income
households, unless specific written findings areea
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Urban water management plans must include projegtater use for single-family and
multifamily housing needed for lower-income houddbeo This law is useful in areas with

limited available sewer or water hook-ups.

As mentioned in the Adequacy of Public Facilitiegl dnfrastructure section on pages 50 ((b)
water), and 51 ((c) sewer) the City of Woodlandves water and sewer services for the area.

City of Woodland
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RESOURCES

List of Agencies and Organizations Contacted

Alta Regional Center

California Housing Partnership Corporation

City of Woodland

Department of Housing and Community DevelopmentyC
Department of Housing and Urban Development (HUD)
Elderly Nutrition Program

Legal Services of Northern California, Yolo Couffice
Remax Realty

Rural Communities Assistance Corporation

Sexual Assault & Domestic Violence Center of YolouGty
Woodland Joint Unified School District

Woodland Senior Center

Woodland Youth Services

Yolo County Homeless Coordinator

Yolo County Housing Authority

Yolo County Adult Protective Services, In-Home Sogtservices (IHSS)
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APPENDIX A: PARCEL INVENTORY

Table A.1
Parcel Inventory
# |ADDRESS Parcel # Acreage GP Zoning Status RealisiCapacity* Notes
ZoneR-1
1 |1022 WEST ST 006-281-30-1 0.27 MLDR R-1 Redevaig| 2
2 |1006 COTTONWOOD ST 065-175-21-1 0.16 MLDR R-1 Rezlopable 2
3 |506 CHAPMAN CIR 065-211-22-1 0.16 MLDR R-1 Redeypable Duplex
4 |11 AMHERST PL 039-361-05-1 0.33 MLDR R-1 Vacant 3
5 [883 W SOUTHWOOD DR 065-370-06-1 0.35 MLDR R-1 ¥ac 3
ZoneR-2
6 |ELLIOT ST 005-540-29-1 0.43 MDR R-2 Vacant 6
7 |318 BEAMER ST 005-604-06-1 0.52 MDR R-2 Vacant 7
8 |COLLEGE ST 005-615-17-1 0.21 MDR R-2 Vacant
270 PALM AVE/808
9 |KENTUCKY 005-692-59-1 0.27 MDR R-2 Vacant 3
10 |268 PALM AVE 005-692-61-1 0.22 MDR R-2 Vacant 3
11 |225 FREEMAN ST 005-715-07-1] 0.26 MDR R-2 Vacant 3
12 316 WOODLAND AVE 005-716-09-1 0.13 MDR R-2 Vatan
13 |204 N COLLEGE ST 005-716-10-1 0.13 MDR R-2 Vdcan
Zone RM
14 609 COMMUNITY LN 065-300-04-1 0.89 HDR R-M Redsdopable) 18
15 622 CALIFORNIA ST 065-300-24-1 0.23 HDR R-M Redbpable 5
16 |626 CALIFORNIA ST 065-300-25-1 0.48 HDR R-M Redlmpable 10
17 |509 CALIFORNIA ST 065-290-39-1 0.22 HDR R-M Redbpable 5
18 |ELIZABETH WAY 065-221-05-1 0.26 HDR R-M Vacant 6
19 |ELIZABETH WAY 065-221-06-1 0.14 HDR R-M Vacant 3
20 |ELIZABETH WAY 065-221-07-1 0.14 HDR R-M Vacant 3
21 |ELIZABETH WAY 065-221-08-1 0.14 HDR R-M Vacant 3
22 |ELIZABETH WAY 065-221-09-1 0.14 HDR R-M Vacant 3
23 |ELIZABETH WAY 065-221-10-1 0.14 HDR R-M Vacant 3
24 |ELIZABETH WAY 065-221-11-1 0.27 HDR R-M Vacant 6
25 |CALIFORNIA ST 065-221-12-1 0.2 HDR R-M Vacant 4
26 |CALIFORNIA ST 065-221-13-1 0.26 HDR R-M Vacant 6
27 |531 COMMUNITY LN 065-290-07-1 0.44 HDR R-M Vadan 9
28 |MATMOR RD 066-030-33-1 1.09 HDR R-M Vacant 22
Vacant Part
29 136 WOODLAND AV 005-720-08-1 4.37 MDR R-M Vacant 87 of Parcel
SLSP (Zone R-20)
30 ‘HERITAGE PARKWAY ‘ 042-010-84-1 ‘ 6.25 ‘ SLSP ‘ R-20 ‘ WAt ‘ 100 In SLSP
SLSP (Zone R-25)
31 ‘FARMERS CENTRAL AV ‘ 042-533-01-1 ‘ 5.14 ‘ SLSP ‘ R-25 ‘ acdnt ‘ 103 In SLSP
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ZoneC-1

32 |335 FREEMAN ST 005-705-07-1 0.46 NC C-1 Vacant /la n
Zone C-2

384-392 W MAIN ST & CR

33 |99 064-170-06-1 4.29 GC C-2 Redevelopgble n/a

34 |276 CR 98 064-170-48-1 4.81 GC C-2 Redevelogable n/a

35 |420 GRAND AVE & 419 1/2 006-024-01-1 0.21 GC C-2 Vacant n/a

36 |W LINCOLN AVE 065-250-57-1 1.2 GC C-2 Vacant n/a

37 |CALIFORNIA ST 065-280-23-1 0.48 GC C-2 Vacant an/

38 |CALIFORNIA ST 065-290-27-1 0.02 GC Cc-2 Vacant an/
ZoneC-3

39 |327 N WALNUT ST | 005-703-04-1| 0.46 | SC | C-3 Vacant| n/a
CBD

40 |514-518 MAIN ST | 006-561-06-1| 0.18 | cc | CBD Redepab|e| 2 In RDA
N-P

41 |1495TH ST 005-162-45-1 0.25 NP N-P Redevelapabl

42 |528 WALNUT ST 006-582-07-1 0.34 NP N-P Redevahip

43 |170 1ST ST 005-632-14-1] 0.14 NP N-P Vacant

44 |167 1ST ST 005-633-12-1 0.19 NP N-P Vacant 2
ESD

45 |119-123 EAST ST 063-060-01-1 1.4 ESCSP| ESD Redeable 28

46 | LEMEN AV 063-060-05-1 4.35 ESCSP ESD Redevditima 87

47 |25 EAST ST 063-090-31-1 0.97 ESCSP ESD Redeablep 19

48 |301 EAST ST 063-071-04-1 0.14 ESCSP ESD Redeable 3

49 |303 EAST ST 063-071-05-1 0.14 ESCSP ESD Redeable 3

50 |308 AST 063-071-06-1 0.14 ESCSP ESD Redevelepab 3

51 |306 AST 063-071-07-1 0.14 ESCSP ESD Redevelepab 3

52 |306 B ST 063-071-09-1 0.14 ESCSP ESD Redevelepab 3

53 |308B ST 063-071-10-1 0.14 ESCSP ESD Redeveepab 3

54 |309B ST 063-071-11-1 0.14 ESCSP ESD Redevelepab 3

55 |307B ST 063-071-12-1 0.14 ESCSP ESD Redeveiepab 3

56 |306 C ST 063-071-13-1 0.14 ESCSP ESD Redevdmpab 3

57 |308CST 063-071-14-1 0.14 ESCSP ESD Redevdmpab 3

58 |301CST 063-072-01-1 0.1 ESCSP ESD Redevelepabl 2

59 |309CST 063-072-04-1 0.14 ESCSP ESD Redevdmpab 3

60 |311CST 063-072-12-1 0.14 ESCSP ESD Redevdmpab 3

61 |318D ST 063-072-06-1 0.07 ESCSP ESD Redeveiepab 2

62 |310DST 063-072-08-1 0.59 ESCSP ESD Redevelepab 12

63 |305CST 063-072-12-1 0.15 ESCSP ESD Redevdmpab 3

64 |313CST 063-072-13-1 0.14 ESCSP ESD Redevdmpab 3

65 |309D ST 063-073-01-1 0.33 ESCSP ESD Redeveepab 6

66 |311D ST 063-073-02-1 0.21 ESCSP ESD Redevelepab 4

67 |313DST 063-073-03-1 0.21 ESCSP ESD Redeveiepab 4
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68 |3161/2D ST 063-073-04-1 0.1 ESCSP ESD Redpable 2
69 |316 D ST 063-073-05-1 0.1 ESCSP ESD Redevelepabl 2
70 |318 D ST/1243 ARMFIELD 063-074-01-1 0.13 ESCSP SDE Redevelopable 2
71 1246 ARMFIELD AVE 063-074-02-1 0.11 ESCSP ESD d&elopable 2
Remodel in
72 |1247-49 ARMFIELD AVE 063-074-03-1 0.24 ESCSP ESD | Redevelopable 5 Progress
73 |1233 ARMFIELD AVE 063-075-01-1 0.26 ESCSP ESD d&elopable
74 11237 ARMFIELD AVE 063-075-02-1 0.13 ESCSP ESD dRelopable
1240 ARMFIELD AV/1239
75 |12 063-075-03-1 0.13 ESCSP ESD Redevelopable 2
76 1242 ARMFIELD AVE 063-075-04-1 0.13 ESCSP ESD dRelopable 2
77 11223-29 ARMFIELD AVE 063-076-01-1 0.53 ESCSP ESD | Redevelopable 10
78 |313CST 063-076-02-1 0.13 ESCSP ESD Redevd®pab 2
79 1211 ARMFIELD AVE 063-077-01-1 0.26 ESCSP ESD d&e=lopable 6
80 |[1213 ARMFIELD AVE 063-077-02-1 0.13 ESCSP ESD dRelopable 2
81 |1215 ARMFIELD AVE 063-077-03-1 0.13 ESCSP ESD d&elopable 2
82 |[1219 ARMFIELD AVE 063-077-04-1 0.13 ESCSP ESD dRelopable 2
83 |316 EAST ST 063-078-01-1 0.13 ESCSP ESD Redeable 2
84 |1208 ARMFIELD AVE 063-078-02-1 0.4 ESCSP ESD Ralopableg 8
85 |311AST 063-078-03-1 0.13 ESCSP ESD Redevelepab 2
86 |535 JOHNSTON ST 066-021-04-1 2.14 ESCSH ESD \Réojeable 43
87 1225 EAST OAK ST 066-021-27-1] 1.17 ESCSP ESD eReldpableg 23
88 |1237 EAST OAK ST 066-021-28-1 1.52 ESCSP ESD eReldpable 30
89 |145 EAST ST 063-060-10-1 15 ESCSP ESD Vacant 30
90 |[145 EAST ST 063-060-12-1 0.94 ESCSP ESD Vacant 9 1
91 |613 EAST ST 066-021-25-1 0.28 ESCSP ESD Vacant 6
TOTAL ACREAGE 58.32 864 TOTAL UNITS

Note: A residential yield of 80% was used for fhreperties on Appendix A (Parcel Inventory). Basedtypically constructed densities, a
residential yield of 80% is a conservative approach
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