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1.  Introduction and Public Participation  

Introduction  

California Housing Element Law (Government Code Section 65580 (et seq.)) mandates that local 

governments must adequately plan to meet the existing and projected housing needs of all 

economic segments of the community. State law also recognizes the vital role local governments 

play in the supply and affordability of housing. It acknowledges that in order for the private market 

to adequately address housing needs and demand, local governments must adopt land use plans 

and regulatory systems that provide oppor tunities for, and do not unduly constrain, housing 

development. As a result, housing policy in the State rests largely upon the effective implementation 

of local general plans and local housing elements in particular. 

This 6th-cycle Housing Element Update is a comprehensive update of the 5th-cycle Housing Element 

Update and 2019 mid-cycle update that were originally prepared for the eight -year planning period 

from December 31, 2015, to December 31, 2023. The 6th-cycle Housing Element plans to meet 

housing needs from December 21, 2023, to December 31, 2031. The purpose of the Housing 

Element is to identify the communityôs housing needs, to state the communityôs goals and objectives 

with regard to housing production, rehabilitation, and conservation to meet those needs, and to 

define the policies and programs that the community will implement to achieve the stated goals and 

objectives. As required by California Housing Element Law (Government Code Section 65583(a)) the 

assessment and inventory for this Housing Element includes the following: 

¶ Analysis of population and employment trends and projections. 

¶ Analysis and documentation of household characteristics, including level of payment 

compared to ability to pay, housing characteristics, including overcrowding, and housing 

stock condition. 

¶ An inventory of land suitable and available for residential development, including vacant 

sites and sites having realistic and demonstrated potential for redevelopment during the 

planned period to meet the localityôs housing need for a designated income level, and an 

analysis of the relationship of zoning and public facilities and services to these sites. 

¶ The identification of a zone or zones where emergency shelters are allowed as a 

permitted use without a conditional or other discretionary permit.  

¶ Analysis of potential and actual governmental constraints upon the maintenance, 

improvement, or development of housing for all income levels and for persons with 

disabilities, including land use controls, building codes and their enforcement, site 

improvements, fees and other exactions required of developers, and local processing and 

permit procedures. Analysis of local efforts to remove governmental constraints.  

¶ Analysis of potential and actual non-governmental constraints upon the maintenance, 

improvement, or development of housing for all income levels, including the availability of 

financing, the price of land, and the cost of construction.  
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¶ Analysis of any special housing needs for the elderly, persons with disabilities (including a 

developmental disability), large families, farmworkers, families with female heads of 

households, and families and persons in need of emergency shelter. 

¶ An analysis of opportunities for energy conservation with respect to residential 

development. 

¶ An analysis of existing assisted housing developments that are eligible to change from 

low- income housing uses during the next 10 years due to terminations of subsidy 

contracts, mortgage prepayment, or expiration of restrictions on use.  

¶ An Assessment of Fair Housing (AFH) and program(s) that promote and affirmatively 

further fair housing opportunities throughout the community for all persons regardless of 

race, religion, sex, marital status, ancestry, national origin, color, familial stat us, or 

disability, and other characteristics protected by the California Fair Employment and 

Housing Act (FEHA), Government Code Section 65008, and any other state and federal 

fair housing and planning law.  

These items are contained within  the following seven chapters of the Element. They identify the 

nature and extent of the cityôs housing needs, which in turn provides the basis for the Cityôs 

response to those needs in Chapter 6 containing the goals, policies and programs. 

General Plan and Housing Element Consistency 

The Housing Element is one of the state-mandated Elements that every General Plan must contain. 

Although the Housing Element must follow all the requirements of the General Plan, the Housing 

Element has several state-mandated requirements that distinguish it from other Elements.  The 

Housing Element is required to be internally consistent with the other Elements of the General Plan. 

The City of Visalia adopted its comprehensive General Plan Update and Program Environmental 

Impact Report in October 2014. This Housing Element Update has been analyzed for consistency 

with the Cityôs adopted General Plan and has been found to be fully consistent with all other 

Elements of the General Plan. 

In conjunction with the 6 th-cycle Housing Element Update, the City is preparing technical revisions to 

the Safety Element and a new Environmental Justice Element. These changes to the General Plan 

are required by State law to incorporate new data and analyses, as well as to ensure internal 

consistency with the 6 th-cycle Housing Element. 

Public Participation 

As part of the Housing Element update process, the City implemented the Stateôs public participation 

requirements in Housing Element law, set forth in Government Code Section 65583(c)(7), wherein 

jurisdictions ñéshall make a diligent effort to achieve participation of all economic segments of the 

community in the development of the housing element.ò 

In response to the need for public participation, City planning staff worked with the consultants to 

develop a robust community engagement program tailored to ensure the community and other 



Adopted  City of Visalia | 2023-2031 Housing Element Update 

December 18, 2023 3 

stakeholders are engaged in the process and are given ample opportunities to provide input. The 

key objective of the community engagement program is to maximize opportunities for everyone 

interested in the Housing Element to participate. The engagement pro gram included branding, a 

project website, newsletters and e-blasts, announcements on the City website and social media, two 

community workshops, a housing needs survey, Housing Technical Advisory Committee meetings, 

and Planning Commission and City Council study sessions and hearings. This section summarizes our 

engagement program. 

Project Branding and Logo  

A branding package was prepared for the Housing and General Plan Updates. This included a project 

logo and styles to be used on all work products, maps, presentations, and publicity materials. The 

common branding helps to build recognition for the project and ensure that this effort is distinct in 

the minds of the community. The logo to the right has been and will be used on all materials 

developed for all elements being updated during the Housing and General Plan Updates.  

 

Project Website (housevisalia.com)  

During the development and review of the Housing Element, the City created, established, and 

maintained a website dedicated to the 2023-2031 Housing Element Update and associated General 

Plan Updates. This webpage provided easy access to information on the project, including the 

Housing Element information and details about the Housing Element workshops, surveys, and 

events. Project documents were posted to the website and comments were encouraged through the 

provided "Comments" button on each page. A link on the website allowed residents to sign up for 

the email list. To enhance accessibility, the project website included a built -in translator to convert 

the website to Spanish and provided a range of accessibility tools to enhance website accessibility in 

compliance with the Americans with Disabilities Act (ADA). An image of the Project website is 

included on the following page. 
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A:  Language Menu: This menu allows users to view the website in Spanish.   

.Υ !ŎŎŜǎǎƛōƛƭƛǘȅ ²ƛŘƎŜǘΥ ¢Ƙƛǎ ōǳǧƻƴ ŀƭƭƻǿǎ ǳǎŜǊǎ ǘƻ ƛƴŎǊŜŀǎŜ ǘŜȄǘ ǎƛȊŜΣ ŎƻƴǘǊŀǎǘΣ ŀƴŘ ƻǘƘŜǊ ŀǧǊƛōǳǘŜǎ ǘƻ ƛƴŎǊŜŀǎŜ ŀŎŎŜǎǎƛōƛƭƛǘȅΦ  

/Φ 9Ƴŀƛƭ ŀƴŘ /ƻƳƳŜƴǘ .ǳǧƻƴǎΥ ¢ƘŜǎŜ ōǳǧƻƴǎ ŀƭƭƻǿ ǳǎŜǊǎ ǘƻ Ƨƻƛƴ ǘƘŜ ǇǊƻƧŜŎǘ ŜƳŀƛƭ ƭƛǎǘ ƻǊ ǇǊƻǾƛŘŜ ŀ ŎƻƳƳŜƴǘ ǘƻ ǘƘŜ tǊƻƧŜŎǘ ¢ŜŀƳΦ  

 

! . 

/ 
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Newsletters  

During the Housing and General Plan Element Updates, two newsletters were developed and 

distributed. The newsletters were designed to give the community a better understanding of the 

Update process and the Draft Housing Element. 

 

¶ Newsletter #1: Housing & General Plan 

Updates Overview  

Newsletter #1 describes what a housing element 

is, how and why it is being updated, the project 

schedule, and how to get involved in the Update 

process. The newsletter also describes the other 

components of the project, including Environmental 

Justice and Safety Element updates. The newsletter 

publicizes the creation of the project website and 

encourages readers to visit the website for more 

information.  

 

 

 

 

 

 

 

¶ Newsletter #2: Public Review Draft Housing 

Element  

Newsletter #2 provides a summary of the Public 

Review Draft Housing Element, including an 

explanation of each chapter within the Element. The 

newsletter also announces the July 19, 2023, City 

Council work session and includes information on 

ways to participate in the Project .  
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Housing Element Factsheet  

During the Housing Element development, the Housing Element Team produced informational 

materials to inform the public about the Housing Element Update and associated events. During this 

time, a fact sheet was created to give the community a better understanding of the Update process 

and the draft Housing Element.  

The fact sheet describes what a housing element is, how and why it is being updated, what the 

Regional Housing Needs Allocation (RHNA) is, and how to get involved in the Update process. The 

fact sheet also includes information about the Cityôs obligations to fulfill State requirements and 

consequences if requirements are not fulfilled. 
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eMail Notifications (e -Blasts)  and Social Media Announcements  

The City sent multiple email notifications (e -blasts) to announce upcoming events and the release of 

project-related documents. Email addresses were compiled from those requesting notification from 

the City and from those signing up on the project website and at project events. As of June 2023, 

the Housing Element email list includes 42 subscribers and 121 local agencies including local 

schools, churches, social clubs, non-profits, and local organizations. In addition to eblasts, the City 

also announced Project events and milestones using social media platforms to reach a wider 

audience. As of July 2023, the City had more than 20,000 followers on Facebook and nearly 13,000 

on Instagram.  

Housing  Element  Technical  Advisory  Committee  

To provide independent direction and oversight of the Housing Element Update, including providing 

technical expertise and direct key constituent representation throughout the development of the 

Housing Element Update, the City Council appointed an eleven-member Housing Technical Advisory 

Committee (TAC), consisting of one at-large representative along with representatives from the 

following organizations: 

¶ Visalia Planning Commission 

¶ C-SET 

¶ Housing Authority of Tulare County 

¶ Self-Help Enterprises 

¶ Kings Tulare Homeless Alliance 

¶ RH Community Builders 

¶ Central California Legal Services 

¶ Tulare County Association of Realtors 

¶ Building Industry Association of Tulare & Kings Counties 

¶ Tulare County Health & Human Services Agency 

The TAC oversaw the City staffôs incremental work program throughout the process, including the 

public outreach efforts, the sites inventory and residential capacity, and the Administrative Draft 

Housing Element and implementation actions. The TAC held three virtual meetings between 

October 2022 and May 2023, organized as follows: 

HTAC Meeting #1: Project Overview  

On Wednesday, October 26, 2022, the City held the first workshop on the Housing & General Plan 

Updates. The City provided an overview of the Housing Element process and the overall project 

schedule. The City sought input on expectations for the project and insights on housing issues, 

priorities, and concerns. 

Comments received: 

¶ Affordable units are needed across all income levels; not enough units in inventory . 

¶ Shelters are needed, as capacity does not meet the existing need. 
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¶ Workforce housing is needed near jobs, such as near the industrial park. 

¶ Farmworker housing is needed near food, education, health care, and services.  

¶ Currently 80 residents have vouchers but cannot find units. There is a need for additional 

units that accept vouchers.  

¶ Consider site criteria for low-income tax credit subsidies in the selection of low-income 

sites within the sites inventory.  

¶ Limiting by-right processing to projects with a maximum of 80 units is a constraint. 

Increase or remove this standard.  

¶ There are opportunities for mixed use development in Visalia. The Sequoia Mall has 

potential.  

¶ When demand is high, landlords increase rental costs and are more likely to use 

discriminatory criteria, such as income, race, or family size, to reject applicants. This is a 

constraint to fair housing access.  

¶ ADU financing is a constraint. Interest rates are much higher than for primary residence. 

Sample plans are needed to reduce costs. The City could also meet with financial 

institutions and banks to talk about interest rates. The City has an opportunity to 

establish a Revolving Loan Fund or Housing Trust Fund through Permanent Local Housing 

Allocation (PLHA), Regional Early Action Planning (REAP), Community Development Block 

Grant (CDBG). 

¶ Consider workforce housing to include up to 160 percent of the area median income 

(AMI). 

¶ Talk to for -profit market rate developers about constraints. What are the incentives 

needed for mixed use, missing middle, and other housing types.  

¶ Large multifamily complexes sometimes evict all tenants to make substantial renovations. 

When the units come back on the market, they are not available to the original tenants, 

and certainly not at the previous affordability.  

HTAC Meeting #2: Vacant and Underutilized Sites Assessment  

On Tuesday, January 31, 2023, the City held the second HTAC meeting to discuss housing sites and 

residential capacity in Visalia. The City summarized early results of the vacant and underutilized sites 

assessment for HTAC review and discussion. The Committee also reviewed the next steps in the 

Update with a focus on the Administrative Draft Housing Element.  

Comments received:  

¶ Distribute sites, and particularly lower -income sites, throughout the city. Lower income 

sites should be within a quarter mile of a transit stop and near services and resources.   

¶ Consider TCAC Opportunities Areas in choosing sites to meet lower income goals. Sites in 

high resource areas qualify for LIHTC and other funding.  

¶ Affordable homeownership should be a priority for the community. Include programs 

supporting affordable homeownership.  

¶ High density housing should be located near jobs. 

¶ Lower- and moderate-income sites should be centrally located rather than on the 

periphery of the City.  
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¶ The Caldwell Avenue corridor immediately east of State Route 99 is being developed with 

a commerce center with many lower wage jobs and may be appropriate for lower income 

housing capacity.  

¶ Sites should be infill sites. The majority of funding programs want infill sites in proximity 

to goods and services.  

¶ The Visalia Parkway area near Mooney (e.g., behind Target) has potential as an infill site 

for higher density housing.  

¶ The south side of Visalia Parkway is not in the current growth tier, but some parcels are 

within city limits.  

¶ The southwest quadrant is difficult because itôs nearly built out.  

¶ Flood zones and required insurance make housing unaffordable due to costs. The City 

should overlay the flood zones to make sure sites are feasible. 

¶ The City should consider impact fee waivers to incentivize affordable development. 

¶ Consider lifting the maximum unit requirement for by -right processing. Currently anything 

over 80 units cannot be processed ministerially. This is a constraint to large site 

development. 

¶ The Toys R Us site and the Sequoia Mall have potential, as they are underutilized infill 

locations.  

¶ The newly permitted gas station on the corner in front of the Toys R Us limits capacity on 

the site. 

¶ The City should remove barriers to LIHTC eligibility faced by developers in pursuit of 

affordable housing funding.  

¶ Funding is prioritized for sites in high resource areas; itôs hard to compete if not in a high 

resource area.  

HTAC Meeting #3: Draft Housing Element  

On May 31, 2023, the City held the third HTAC meeting. During the meeting the City presented 

information on  the results of the Affirmatively Furthering Fair Housing Analysis, as well as changes 

to the Policy Document (Chapter 6). The HTAC reviewed the information and discussed the potential 

changes to the Administrative Draft Housing Element. The City concluded by providing information 

to the HTAC related to the timing of the Public Review Draft Housing Element and ways to view and 

comment on the Draft. During the meeting HTAC members asked clarifying questions, related to the 

process and next steps, the difference between ñopportunity areasò and ñresource areas,ò and 

constraints related to parking requirements for smal l units and affordable developments. Two 

comments were received during the meeting including:  

¶ Displacement risk:  An HTAC member noted that one area with increased displacement 

risk is an area where the cemetery district is considering expansion. The HTAC member 

suggested that the Housing Element might include a program action committing the City to 

engaging the district and local community to explore options to provide for local needs 

without increasing displacement pressures.  
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¶ Location of affordable housing . HTAC members suggested that the Housing Element 

continue to site affordable units near transit stops and services to provide better access and 

to ease issues related to parking. 

Stakeholder Interviews  

Throughout December 2022 and January 2023, Mintier Harnish, consultants for the City, conducted 

one-on-one and small group interviews with local housing developers, agencies, and housing and 

community health advocates to gain an understanding of the housin g conditions, issues, and 

opportunities in the city. The input received during these interviews provides context to the 

consultants on housing needs and constraints in the community. The interviews included 12 

participants, identified below.  

Who We Spoke to:  

Name   Details 

Greg Nunley  Developer, Swift Homes 

Darlene Mata  Planning Consultant 

Bear Nunley  Developer, Swift Homes 

Blaze Nunley  Developer, Swift Homes 

Malorie Barragan Director, Special Programs, Family Health Care Network (FHCN) 

Miriam Sallam  Director, Basic Needs Program, College of the Sequoias 

Jessica Hoff Berzac President and Principal, UPholdings 

Dr. Omar Guzman Program Director, Kaweah Health Street Medicine Program 

Rebecca Peter  Family Services Director, Family Services of Tulare County 

Stephanie Burrage CFO Family Services, Interim CEO, Family Services of Tulare County 

Hannah Giles  Division Director, Family Services, Family Services of Tulare County 

Adam Peck Executive Director, Tulare Workforce Investment Board; Vice Chair, Planning 

Commission 

Input Received  

Each interview lasted approximately one hour and was conducted via conference call or Zoom. After 

the consultants provided a brief project overview, stakeholders were encouraged to provide their 

thoughts on housing conditions and needs in the city. Althoug h a broad range of opinions and ideas 

were expressed during the interviews, comments can be generally summarized into the following 

four categories: 

1. Local development context and trends 

2. Housing needs 

3. Issues 

4. Opportunities 
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Please note that the opinions expressed in this summary are those of the stakeholders and do not 

necessarily reflect the opinions of the City of Visalia, City staff, or the consultants. All comments are 

paraphrased and presented without attribution.  

Local Development Context and Trends 

¶ Stakeholders reported that working with the City through the entitlement process has been 

positive.  

o The site plan review was reported to be timely.  

o The City recently began allowing remote attendance at hearings and assigning a 

specific hearing time for each matter. This was reported to save time and associated 

costs and is appreciated by stakeholders. 

¶ Infill areas are often developed with single -family homes; multifamily developments take 

longer and can be held up by opposition.  

¶ The top end of the allowed density ranges for multifamily zones are often seen as 

extreme by the public. Projects can face opposition if they reach the upper limits of 

allowable density, though it is completely legal.  

¶ Developers in the area are more comfortable with single-family products than multifamily 

or mixed-use products. Education and outreach are needed. 

¶ Some developers have looked to smaller units with a greater number of bedrooms to 

address affordability and overcrowding issues.  

¶ New State laws are often perceived as overreach, which encourages the City to respond 

through policy that works to maximize local power. This can lead to conflicts between 

State goals and local policy.  

¶ Visalia has approved by-right projects. These projects have been good for the city and for 

developers.  

¶ By-right processing avoids public opposition and discretionary hearings that increase the 

costs and certainty of achieving approval. 

¶ Generally, it was reported that the City takes a developer -friendly approach that 

encourages housing production of both single-family and multifamily products.  

¶ A low-barrier navigation center, as well as the Salt and Light tiny home facility, are 

opening soon, but more is needed to meet the needs of local unhoused and extremely 

low-income households. 

¶ In the last five years, home prices have risen such that young professionals cannot afford 

to buy a home.  

¶ With rising costs, many local residents are being priced out.  

¶ Further, investors from outside the area are buying homes in Visalia, increasing costs, 

and decreasing availability of units for local residents. This is causing displacement 

pressures.  

¶ The county is a medically underserved area. Recruitment is challenged by the high cost of 

living and lack of accessible housing in the county, further compounding the issue.  

¶ Most collaborations with non-profit agencies are being led by the County, not by the City.  

¶ It is difficult to find City or public support for rezones that lead to density increases when 

the parcel(s) are adjacent to low -density, large lot single-family uses. 
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Housing Needs 

¶ Stakeholders reported that, per capita, Tulare County has one of the largest unsheltered 

populations in the state.  

¶ Residents are living under bridges, along riverbanks, in open fields, and in small caves 

and impromptu shelters. Safety issues abound. 

¶ All shelter beds in the county are currently occupied. Unhoused individuals often look to 

the Emergency Room for food and shelter; approximately 20 patients are treated each 

night and discharged back onto the street.  

¶ Residents are living in cars throughout the City, but particularly in the commercial and 

downtown areas.  

¶ 600+ College of the Sequoias students are housing insecure, mostly aged 18-24. 

¶ Some living in cars, some couch surfing, some in overcrowded housing. Unsheltered 

students may enroll but rarely meet their educational goals.  

¶ Workforce housing is needed in the community. Distribution, industrial, and service sector 

jobs are present, including an increase of industrial and warehouse jobs in recent year, 

but units are needed to meet housing demand;  

¶ Many jobs in the county are lower -paying or entry -level; the area needs higher paying 

jobs and housing for skilled and professional workers. 

¶ The local economy is constrained by lack of housing, which hurts recruiting efforts to 

bring talent to  the county. 

¶ Many residents commute to Fresno County for work; there is a net export of workers in 

the area. 

¶ Overcrowding is an issue. Residents often live in overcrowded households with multiple 

families to make ends meet. These households are not considered ñunshelteredò but still 

need assistance and resources.  

¶ Housing is a social determinant of health; unhoused residents have greater health 

problems and issues. Health starts with safe and sanitary housing.  

¶ Housing costs are so high that many residents choose between paying rent and receiving 

health care or attending school. 

¶ Those experiencing housing insecurity are often in a survival mentality, which challenges 

mental health, happiness, and ability to achieve. 

¶ Affordable housing developers need the City to proactively plan for multifamily 

development on parcels feasible for affordable housing development.  

¶ Housing is needed near stores with healthy food. There are some food deserts in Visalia 

where healthy food is not accessible.  

¶ Newer affordable developments were noted in Goshen and Ivanhoe where services and 

stores are not currently established. Affordable housing in the region should be 

concentrated in urban areas with the ability to support lower -income households without 

excluding them to the periphery or unincorporated county.  

¶ More innovative housing types are needed to provide for the income and household sizes 

in the community.  

¶ Zoning could be revised to ensure that small homes/units, manufactured and modular 

housing, and ADUs are encouraged and incentivized. 



City of Visalia | 2023-2031 Housing Element Update Adopted 

December 18, 2023 13 

Issues 

¶ Projects with more than 80 units cannot be approved ministerially. This is reported to be 

a constraint to the development of large multifamily projects.  

¶ Local jobs are needed to support the workforce.  

¶ Currently students cannot cover expenses with low-wage or part -time work.  

¶ Following training/education, graduates are moving away from the county to find good 

jobs.  

¶ Students are not pursuing continued education beyond what is available locally. Many 

canôt or donôt move on to a four-year school due to cost.  

¶ There is some sentiment in the community that affordable housing is inequitably 

concentrated within areas of Visalia. 

¶ Circulation issues were also mentioned as a potential constraint to housing development 

near the edges of the city. Circulation issues are sometimes used as justification for 

opposition to a project. Infrastructure improvements in roadways are needed to 

overcome this.  

¶ Family Services of Tulare County has recently lost some funding from the State related to 

transitional housing and has had to cut some programs that assisted clients (beyond 

housing) and cut staff.  

¶ Unhoused residents, particularly those with children or a family member with a disability, 

often avoid seeking out resources for fear their children will be taken away or family will 

be split up.  

¶ Adult men cannot enter shelters with children and cannot be housed in shelters with 

families. This is not the case in other jurisdictions.  

¶ Resources, such as a warming or cooling shelter, need to be placed in proximity to the 

unhoused population, services, and transportation routes. Resources are often placed far 

from the city center, which constraints access.  

¶ Local warming and cooling centers open late in their respective seasons and only provide 

shelter for a portion of the day or night. These shelters are needed throughout a greater 

portion of the calendar year, as well as around the clock during periods of t he coldest or 

hottest weather conditions.  

¶ Health care services are not provided in local shelters.  

¶ The county is segregated by income, including areas of Visalia where wealth is reported 

to be concentrated in the northwest quadrant.  

¶ Zoning maps, the General Plan, and Housing Element often lack cohesion and a 

connection to actual realities on the ground. Incentives and actions are hard to 

understand or locate. 

¶ Past Housing Elements have lacked priorities, specifically related to funding and 

assistance efforts.  

¶ Additional actions should be required of jurisdictions not meeting RHNA production goals.  

¶ Mixed-income developments are not eligible for LIHTC tax credits, but 100 percent 

affordable developments are constrained by public opposition.   

¶ COVID impacted health care and housing providers due to changing practices, lack of in-

person efforts, and other complicating factors.  
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¶ Resource gap: Lower-income residents with chronic conditions went untreated, leading to 

greater health issues.  

¶ There is no centralized resource information system or database related to available 

resources. 

¶ No direct connections between local agencies, non-profits, and local jurisdictions; 

everyone is working independently. 

¶ There is a lack of involvement by the City, which does not distribute information to those 

in need or take a leadership role in providing or coordinating efforts.  

¶ Barrier to entry: Many local landlords require that applicants earn a monthly income 

equivalent to at least three times the rent. With the high cost of rental housing and lower 

wages in the area (when compared to major urban areas of California), it is ver y difficult 

for local working-class residents to afford rent.  

¶ With high competition for housing, landlords and property managers can create extreme 

barriers to entry, such as requiring higher monthly income, that discriminate against 

lower-income applicants. This was reported to be a constraint to accessing affordable 

housing in the city.  

¶ Housing that costs $1,000 per month is not affordable to local students or extremely low -, 

very low-, and low-income households. Only subsidized or substandard housing units fit 

this affordability criteria.  

¶ Rising interest rates pose a constraint to multifamily development. Investment groups are 

often needed to finance medium and large multifamily projects, and when interest rates 

rise (and profit margins fall) investment in multifamily development is seen as  less 

attractive. 

¶ It was reported that conditions of approval that arenôt required by the zoning code, such 

as to provide a small park within a subdivision project, are occasionally attached to 

projects. This type of request creates additional project costs and potential ch allenges, 

while passing the costs of both the park and the ongoing maintenance to the 

homeowners, which impacts affordability.  

¶ Rear yard setback and minimum yard area requirements were reported to be a constraint 

to development on small lots. Stakeholders suggested that a five feet minimum setback 

was more appropriate for small lots. A minimum requirement of more than 15 feet was 

considered to be a constraint.  

¶ Impact fees constrain affordable housing development. Waivers are needed to incentivize 

affordable development. Improvement plans often get caught in engineering review for 

longer than allowed by the State. Plans can get caught in review for more than a ye ar.  

¶ While some back and forth is expected by developers in the Cityôs plan check process, it 

was reported that more than four rounds of review and revision is excessive and 

extremely costly. 

Opportunities  

¶ By-right development permit processing is seen as an opportunity to overcome public 

opposition and decision-maker discretion that can hold back affordable multifamily 

projects. 
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¶ Local agencies need places within the community to meet with clients, provide classes, 

and distribute resources. The City may have an opportunity to donate meeting spaces 

through partnerships with local organizations.  

¶ Residents need assistance with transportation to meetings, services, and classes provided 

by local non-profits. The City may be able to work with local transportation authorities to 

provide free public transportation to events aimed at serving the local lo wer-income 

individuals/households. 

¶ Life-skills classes are needed for those transitioning from homelessness or supportive 

housing to independent units. There is an opportunity for the City to donate staff time or 

a meeting place for regular classes (one-on-one or in a group setting) in part nership with 

local agencies. 

¶ ñSafe Place to Parkò facilities are needed to provide acceptable and safe parking locations 

for individuals and families living in cars or tents at night. The location should be centrally 

located and should include bathrooms and showers, at minimum, plus access to laundry, 

meals, and information on available resources. The City has an opportunity to identify 

appropriate space, policies, and staff time in cooperation with local agencies to provide 

such a facility. 

¶ Education and outreach are needed to overcome discrimination rooted in assumptions 

made about lower-income households, unhoused residents, and families, and those with 

a chronic medical condition (HIV was mentioned specifically). The City has an opportunity 

to take a leadership role in education and outreach efforts.  

¶ The City could add a housing assistance page to its website. This page could serve as a 

one-stop database that documents all available community resources in a single online 

location.  

¶ Permanent locations for shelters and warming/cooling centers are needed to better serve 

the local community. The City could assist in establishing permanent locations, extending 

hours of use, or ensuring that centers open timely each year.  

¶ The City could establish an advisory committee to oversee policy related to unhoused 

individuals, extremely low-income households, and households with special housing 

needs. The committee could:  

¶ Provide ongoing advisement with the City. 

¶ Help create more informed policy decisions. 

¶ Assist with education and outreach efforts to combat discrimination.  

¶ With a high population of residents identifying as Latinx/Hispanic, representation is 

needed in City efforts and those of non -profit agencies.  

¶ The area needs physicians, executives, and staff who are culturally competent and 

understand the community.  

¶ The City has an opportunity to consider community representation in the establishment of 

committees related to housing, employment, health, environmental justice, and safety.  

¶ The Housing Element could include a policy or program action committing the City to 

actively pursuing a diverse and representative workforce in all hiring decisions. 

¶ There is an opportunity to plan for a mix of income levels, abilities, and household types 

through the Housing Element and other land use planning efforts.  



Adopted City of Visalia | 2023-2031 Housing Element Update 

16 December 18, 2023 

¶ Housing types, as well as resources, such as parks, should be distributed equitably 

throughout the community. These efforts can work to undue historic trends that have 

segregated the community historically. 

¶ There is an opportunity for the City to work with the local health care providers to better 

understand the health impacts and downstream effects of zoning and land use policies 

and segregation. 

¶ Inclusionary Zoning provides an opportunity to expand the cityôs affordable housing 

inventory. 

¶ A universal model for requiring lower income units in developments is needed to help 

encourage market rate developers to begin providing affordable units.  

¶ By establishing an inclusionary housing policy, the City could ensure that all multifamily 

developments include affordable housing units or pay in-lieu fee that can be used to 

assist in the development of affordable housing. 

¶ The City should partner with developers to encourage and incentivize affordable housing 

development. As part of this effort, the City could:  

¶ Identify funding to assist development.  

¶ Guarantee HOME funds (and other funding associated with specific projects) through the 

planning and entitlement process. 

¶ Work to overcome perceptions that the City is not developer friendly.  

¶ Evaluate, revise, and apply incentives that meaningfully assist in the development of 

affordable housing.  

¶ The Family Health Care Network and other agencies provide educational and 

informational materials through outreach efforts in the community, including outreach to 

Spanish-speaking residents. The City has an opportunity to partner with these groups to 

provide coordinated outreach and engagement related to housing and health.   

¶ Downpayment assistance programs are needed to help local lower- and moderate-income 

households transition into homeownership. Local residents canôt save enough for high 

costs of downpayment, even if they can afford month to month costs.  

¶ Assistance is needed for moderate-income households, in addition to unsheltered and 

lower-income households.  

¶ Local health agencies and non-profits encourage partnerships with the City to:  

¶ Prepare and distribute information and resources, including through a coordinated central 

resource library accessible to the public (this was mentioned as an urgent need by 

multiple stakeholders). 

¶ Provide direct financial assistance or partner in the pursuit of grant funding.  

¶ Provide meeting locations and/or staffing for events, classes, and meetings. 

¶ Investigate opportunities to expand services to more residents.  

¶ Identify gaps in resources and work to find coordinated solutions.  

¶ Stakeholders reported that the City has an opportunity to increase density in historically 

low-density single-family zones to allow for additional units and missing middle housing 

types in infill and redevelopment projects.  
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¶ When a master storm drain basin is not in place, subdivisions are required to provide a 

temporary subbasin. This cost could be avoided if the City would commit to purchasing 

the land for a master subbasin in conjunction with project construction to avoid t he need 

to construct a temporary solution.  

¶ The City does not currently allow improvement plans to be submitted for review until 

entitlements are in place. Stakeholders request that the City review these concurrently to 

help projects break ground in a timely manner.  

Community Workshops  

Community Workshop #1: Introduction to the Housing Element & General Plan 
Updates  

On Wednesday, October 26, 2022, the City held the first workshop on the Housing & General Plan 

Updates. The virtual workshop included an introductory presentation, a live poll conducted in three 

parts throughout the workshop, and an opportunity for the pub lic to provide input on housing 

needs, issues, and opportunities in Visalia. For those unable to attend the event, a video of the 

workshop and a corresponding Housing Needs Survey were posted to the Project website: 

housevisalia.com. 

Live Poll  
During the presentation, participants were asked to respond to poll questions to provide input on 

housing needs and opportunities in the city. Questions and responses are included below.  

Please note: Responses summarized here include only those that completed the live poll. For those 

unable to attend the event, an online survey has been created using these polling questions. 

Residents can complete the survey at housevisalia.com. Complete survey results are provided later 

in this chapter.  



Adopted City of Visalia | 2023-2031 Housing Element Update 

18 December 18, 2023 

 

FINDINGS: Nearly 50 percent of 

participants live in family households 

with children living at home. Twenty -

nine percent live in couple households 

without children, 18 percent live alone, 

and six percent are single but living in 

households with roommates. This data 

provides insight on the households 

participating in the live poll.  
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FINDINGS: The largest barriers to 

housing identified by participants include 

the lack of available units and high costs 

associated with rent, a mortgage, or up -

front costs (security deposit or down 

payment). Two residents also felt that the 

lack of accessible units is a barrier in 

Visalia, and one participant reported 

discrimination by landlords as a 

constraint. This indicates that the largest 

reported constraints are caused by a 

general lack of units and the current cost 

of accessing housing in the city. 

 

 

 

 

FINDINGS: Participants provided a 

variety of answers related to the housing 

types the City needs most. This indicates 

that a variety of housing types are 

needed to meet the diverse needs of the 

community, including rental units, 

affordable homes for purchase, small 

units, large units for multigenerational 

households, workforce housing, 

emergency, transitional or supportive 

housing, and housing for residents with 

special needs. 
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FINDINGS: When asked about the 

potential of various housing types, 

participants voted most heavily for mixed 

uses (57 percent). Lot splits that allow 

owners to build another home on a 

single-family lot also received a high 

number of votes (50 percent). This data 

indicates that a variety of opportunities 

are needed to meet the needs of a 

diverse community.  

 

 

 

 

 

 

FINDINGS: Property owners showed 

significant interest in accessory dwelling 

units. Property owners indicated that 

assistance with applications and fees may 

be most helpful.  
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FINDINGS: Among renters, the 

largest concerns related to renting an 

accessory dwelling unit included, 

ñWhat is the neighborhood likeò and 

rental cost. Data indicates that more 

than 78 percent would consider renting 

an ADU if the neighborhood, price, and 

unit size fits their need.  

 

 

 

 

 

 

 

FINDINGS: When asked to identify 

areas appropriate for multifamily 

development, participants voted most 

highly for: within walking distance of a 

bus stop (71 percent) and on 

underutilized or vacant commercial 

land (64 percent). Additionally, near 

high performing schools, near 

employment opportunities, and near 

shopping centers were each selected 

by 50 percent of participants. The data 

indicates that residents feel that 

circulation issues and proximity to jobs 

and services are critical to lower-

income households.  
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FINDINGS: When asked to identify the 

amenities participants would like to see 

near multifamily developments, 

participants prioritized: Parks and play 

areas (69 percent), a bus stop (69 

percent), grocery stores (62 percent), 

or community centers, library, or public 

facility (62 percent). Based on the 

collected data, lower income sites 

should be prioritized based on proximity 

to transit, parks, shopping, and 

community facilities.  

 

 

 

 

 

 

 

 

 

FINDINGS: When asked, ñWould you 

be open to new types of housing in 

your neighborhood as a way to address 

the housing shortage?ò participants 

overwhelmingly responded ñyesò (58 

percent). Four participants stated 

ñmaybeò (33 percent), and one chose 

ñnoò (8 percent).   
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Public Comments from Workshop #1  
During the workshop, the Project Team facilitated a group discussion on housing needs and the 

Housing Element Update. Comments received are paraphrased below.  

¶ Density is a big factor in affordability. Ensure that density is appropriate for lower -income 

affordability.  

Å The City has included residential capacity for lower-income sites that reach up to 

35 dwelling units per acre in the R-M-3 zone, above the Stateôs default density 

threshold for lower -income capacity of 30 dwelling units per acre. 

¶ Walkability is important. Sites should be selected that provide the best options to increase 

walkability. 

¶ Housing near a variety of transit options is a need.  

¶ The City considered walkability in the selection of sites with lower -income 

capacity. These sites were included throughout the city but  focused on areas 

within walking proximity of transportation routes, grocery and retail stores, and 

local services. 

¶ Sites need to be feasible.  

Å The City considered feasibility in the selection of sites to include in the sites 

inventory. In addition to choosing sites appropriate for immediate development, 

the City has incentivized development on these sites through Programs 2.2, 2.5, 

3.2, and 3.11. 

¶ There is potential to reduce parking requirements to allow for greater unit production.  

Å The City has committed to providing parking reductions as an incentive for 

housing development through Programs 2.2, 3.2, 5.5, and 5.9.  

¶ The City should analyze environmental impacts and environmental justice in the selection 

of housing sites. 

Å The City has evaluated environmental constraints in this Housing Element and 

environmental impacts in the associated CEQA document. The City has also 

considered environmental justice in the selection of lower -income capacity, and 

has included program actions to work to overcome environmental burdens 

related to pollution burden through Program 7.3. 

¶ Water and landfill capacity are critical. Consider the impacts of additional housing capacity 

on utilities and existing systems.  

Å Current infrastructure capacity is discussed within the Housing Element in 

Chapter 5: Site Inventory and Analysis.  

¶ Strike a balance between the housing need, air quality, and safety, and transportation.  

Å The City is currently updating the Housing Element and Safety Element and 

creating a new Environmental Justice Element. Through this process the City has 

been able to address housing needs in combination with safety and 

environmental justice issues, including air quality. Transportation concerns were 

considered in the selection of lower-income sites to ensure the City is providing 

sites within proximity to public transportation, goods, and services.  

¶ Many residents are currently experiencing homelessness. There is a need for resources 

and services.   
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Å Program 3.18 commits the City to seeking funding targeted for the development 

of housing affordable to extremely low -income households. 

Å Program 5.2 commits the City to providing financial assistance and supportive 

services towards the providing of shelters and services for persons experiencing 

homelessness. 

¶ The cost of water is a constraint to affordable housing development.  

Å Through the Housing Element, the City has worked to reduce constraints to 

housing production, including Program 8.1 commits the City to continue to assist 

residents to implement energy and water conservation measures awareness 

programs and include the most current goals, policies, and programs into new 

affordable housing projects. 

Community Workshop #2: Vacant and Underutilized Sites Assessment  

On Wednesday, March 15, 2023, the City held the second community workshop on the Housing & 

General Plan Updates. The purpose of the workshop was to review and discuss the sites assessment 

methodology, present findings, and describe implications for rezoning. Input was collected through 

group discussion and an online mapping exercise poll. Following Workshop #2 the sites inventory 

and implementation programs were revised to respond to input received, including the following 

changes: 

¶ Lower income sites were prioritized for high opportunity areas/ RCAAs to the extent 

possible. 

¶ ADUs were not assumed as lower-income RHNA capacity due to expected rental costs. 

¶ Sites were prioritized near commercial services and transportation opportunities. 

¶ Programs related to infrastructure and community revitalization were prioritized for lower 

income areas. 

Housing Needs Survey 

The outreach program included the development of a housing needs survey, which was distributed 

digitally and in hardcopy at events and city offices.  The surveys were accessible to the public from 

November 1, 2022, to January 15, 2023. Additionally, in-person informational tables were set up at 

three locations: a monthly community food pantry hosted by Family Services in December 2022, 

during a weekly Visalia Farmers Markets in January 2023, and a Visalia Home & Garden show in 

February 2023.  At these locations, the public could obtain information and complete the survey 

either through hard copies distributed and collected or digital surveys made available through QR 

codes. 

A total of 273 residents completed the English survey, and 19 residents completed the Spanish 

survey. A summary of responses for each survey is included below. In addition to informing the 

Housing Needs and Constraints Analyses, input received through the survey informed the 

development of the policy document. For each survey conclusion listed below, Housing Element 

programs that directly address the issue are provided.  
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English Survey Results  

¶ Forty-three (43) percent of respondents ranked the cost of rent as the number one 

barrier to accessing housing. (Program 3.6) 

¶ Thirty-seven (37) percent of respondents ranked affordable homes for purchase as the 

most needed housing type, followed by rental units of all types (31%) and smaller 

affordable housing types (11%).  (Homebuying - Programs 3.3 and 4.1; rent ï Program 

3.6)  

¶ Forty-eight (48) percent of respondents would like to see accessory dwelling units for 

housing family members, friends and extended family pursued throughout the city.  

¶ Accessory dwelling units for rent were ranked the least favorable residential development 

projects with support from only 28 percent of residents.  (Programs 3.12 and 3.15) 

¶ Easy permitting process was ranked the most important factor in encouraging 

respondents to add an ADU to their home. (Streamlining - Programs 3.2, 5.9, and 5.10)  

¶ Twenty-eight (28) percent of respondents were concerned about the affordability of ADUs 

for renters.  (Programs 3.12 and 3.15) 

¶ Areas within walking distance to a transit stop were ranked as the best suited areas for 

multifamily developments, which was closely followed by areas in proximity to major 

employers and underutilized or vacant commercial areas. (Programs 2.1 and 2.2)  

¶ Parks and play areas were ranked the most favorable housing amenities near multifamily 

residential development, followed by grocery stores and schools. (Program 7.2) 

¶ Fifty-two (52) percent of respondents said they are open to new types of housing in their 

neighborhood to address the housing shortage. Twenty-seven (27) percent said ñnoò 

while the remaining twenty (20) percent said ñmaybeò. (Programs 5.7, 5.9, and 7.2)  

Spanish Survey Results  

¶ Eighty-eight (88) percent of respondents ranked the cost of rent as the largest barrier to 

housing. (Program 3.6) 

¶ Rental units of all types were ranked the most needed housing type in Visalia (35%), 

followed by affordable homes for purchase (22%).  (Rent ï Program 3.6, variety of 

housing types ï Programs 5.7, 5.9, and 7.2) 

¶ Accessory dwelling units for rent (38%) were ranked as the most favorable type of 

housing development, followed by more multifamily developments with larger units 

(33%).  (Programs 3.12 and 3.15)  

¶ Developments with a mix of commercial and residential uses were the least favorable 

type of housing development (11%) along with ADUs for family and friends (11%).  

(Mixed use ï Program 2.1 and 2.4) 

¶ When asked if the respondent would consider adding an ADU to their home, forty -six (46) 

percent stated that they are not interested, or it doesnôt apply to their living situation.  

¶ Twenty-eight percent of respondents considering ADU rentals were most concerned about 

the neighborhood (28%) and its affordability (21%).  (ADUs ï Programs 3.12 and 3.15) 
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¶ Neighborhoods in proximity to employment opportunities (42%) were ranked the most 

favorable areas for multifamily development, followed by areas near high performing 

schools (35%). (Infill ï Programs 2.1, 2.2, 2.5; improving place-based strategies ï 

Program 7.3) 

¶ Parks and play areas were ranked the most favorable housing amenities near multifamily 

residential development (66%), followed by schools and healthcare providers.  (Program 

7.2) 

¶ Seventy-eight (78) percent of respondents said they are open to new types of housing in 

their neighborhood to address the housing shortage. Seven (7) percent said ñnoò while 

fourteen (14) percent said ñmaybeò. (Programs 5.7, 5.9, and 7.2)  

Public Noticing  

Staff provided announcement flyers for the workshops and online surveys. The Cityôs website 

(http://www.visalia.city ), project website (housevisalia.com), weekly email blasts, and social media 

outlets (i.e. Facebook) were also used to publicize the survey and to promote upcoming meetings.   

Email Notifications  

Email notifications (eblasts) were sent out to announce events and the release of project -related 

documents.  Email addresses were compiled from those requesting notification from the City and 

from those signing up on the project website and at project eve nts. 

Agencies/Organizations Contacted  

In addition to the Project email list, the Project Team sent email notifications to the local and 

regional agencies and organizations, including:  

Able 
ACT for Women and Girls 
Annie R. Mitchell Elementary School 
Arts Visalia 
Assistance League of Visalia 
Bethlehem Center 
Boys and Girls Club of the Sequoias 
Building Industry Association of Tulare/Kings Counties 
CASA 
Central CA Legal Services 
Central California Food Bank 
Central Valley Regional Center 
Chamber of Commerce 
Charter Home School Academy 
College of the Sequoias (Architecture Department) 
Community Water Center Action Fund 
Conyer Elementary School 
Cottonwood Creek Elementary School 
Creative Center 
Creekside Community Day School 
Crestwood Elementary School 
Crowley Elementary School 

O.L.A. Raza Inc. 
Oak Grove Elementary  
PFLAG Tulare-Kings Counties 
Pinkham Elementary 
Pipeline Church 
Pro Youth 
Proteus, Inc. 
ProYouth 
Read for Life 
Redwood High School 
RH Community Builders 
Ridgeview Middle School 
Riverway Elementary 
Royal Oaks Elementary 
Salt N Light 
Schrank's Clubhouse 
Self-Help Enterprises 
Sequoia High School 
Sequoia Parks Conservancy 
Sequoia Riverlands Trust 
Seven Oaks Church 
Shannon Ranch Elementary 

http://www.visalia.city/
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CSET 
Denton Elementary School 
Divisadero Middle School 
Dolores Huerta Foundation 
Downtown Visalia 
El Diamante High School 
Fair Housing Council of Central CA 
Family Services 
First 5 of Tulare County 
FoodLink of Tulare County 
Four Creeks Elementary 
Gateway Church 
Global Learning Charter School 
Golden Oak Elementary School 
Golden West High School 
Green Acres Middle School 
Habitat for Humanity of Tulare/Kings Counties 
Hands in the Community 
Heart of the Valley 
Highland Elementary 
Housing Authority 
Hurley Elementary 
Kaweah Health Foundation 
Kings Tulare Homeless Alliance 
Kings View 
Kings/Tulare Area Agency on Aging 
La Joya Middle School 
Lali Moheno & Associates 
Linwood Elementary 
Manuel F Hernandez Elementary 
Mental Health Systems 
Mineral King Elementary 
Mountain View Elementary 
Mt. Whitney High School 
NAMI Tulare County 

Source (LGBT+ Center) 
Southern Sierra Conservancy 
St. Paul's Church 
The Source LGBT+ Center 
Tulare & Kings Master Gardeners 
Tulare and Kings Counties Builders Exchange 
Tulare County Board of Supervisors 
Tulare County Economic Development Corporation 
Tulare County Farm Bureau 
Tulare County Health & Human Services Agency 
Tulare County League of Mexican American Women 
Tulare County Medical Society 
Tulare County Office of Education 
Tulare Kings Hispanic Chamber of Commerce 
Turning Point of Central CA 
United Way of Tulare County 
Upholdings 
Valley Oak Middle School 
Veva Blunt Elementary 
Visalia Chamber of Commerce 
Visalia Charter Independent Study 
Visalia Community Church of Christ 
Visalia Community Rotaract 
Visalia County Center Rotary 
Visalia Economic Development Corporation 
Visalia Emergency Aid Council 
Visalia Gleaning Seniors 
Visalia Rescue Mission 
Visalia Rescue Mission 
Visalia Technical Early College High School 
Visalia Unified School District 
Washington Elementary 
Willow Glen Elementary 
WomxnWise 

 

Planning  Commission  and  City  Council   

The City will hold a total of  two work sessions with the City Council, with Planning Commission 

members invited to attend and comment.  

City Council Study Session #1: Introduction to the Housing Element and General Plan 

Updates  

On September 19, 2022, City staff and consultants (Project Team) facilitated a study session with 

the City Council and participating Planning Commissioners to present an overview of the Project, 

answer any questions, and receive direction on their expectations. The study session included a 

presentation that provided:  
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¶ an introduction to housing element updates and related Safety Element update and 

preparation of a new Environmental Justice Element, 

¶ a summary of the project phases and anticipated schedule,  

¶ and explanation of housing goals and the Regional Housing Needs Allocation, and 

¶ an outline of the community engagement strategy.  

Following the presentation, Council members asked clarifying questions of the Project Team related 

to the scope and schedule of the Update and new State requirements. No comments were provided 

at this meeting.  

City Council Study Session # 2: Public Review Draft Housing Element  

On June 19, 2023, City Staff held a work session with the City Council to discuss the Public Review 

Draft Housing Element and public comments received to-date. 
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2.  Existing & Special Housing Needs 

Assessment  

This section discusses the existing housing needs of the city based on housing, demographic, and 

employment characteristics and summarizes the housing needs of ñspecialò population groups as 

defined in State law. Data for Visalia is presented in tables alongside data for Tulare County and the 

state of California, where applicable, for comparison.  

Demographic and Employment Profile  

The purpose of this section is to establish ñbaselineò population, employment, and housing 

characteristics for Visalia. The main sources of the information in this section are the  5th cycle City 

of Visalia Mid-Cycle Housing Element (adopted December 2019), the 2020 and 2010 U.S. Census, 

the California Department of Finance (DOF), and the Tulare County Association of Governments 

(TCAG). Other supplemental sources of information include the following: the California Employment 

Development Department (EDD); the U.S. Department of Housing and Urban Development (HUD); 

and the U.S. Census American Community Survey (ACS). 

Demographics 

Table 1 shows historic population trends and growth rates for Visalia. As shown, Visaliaôs compound 

annual growth rate (CAGR) rose from 2 to 6 percent between 1930 and 1980. The city experienced 

its highest CAGR between 1970 and 1980 when the population grew at an CAGR of 6.2 percent. 

Visaliaôs population growth slowed slightly between 1980 and 1990 to 4.3 percent. Growth rates 

continued to diminish from 1990 to 2000 ( 1.96 percent), increased slightly from 2000 to 2010 

(3.08 percent), and experienced a sharp decrease between 2010 and 2020 (1.29 percent). 

Table 1   
Historical Population Change  

Visalia  
1920 to 2020  

Year Population Change CAGR 

1920 5,753 - - 

1930 7,263 1,510 2.36% 

1940 8,904 1,641 2.06% 

1950 11,749 2,845 2.81% 

1960 15,791 4,042 3.00% 

1970 27,268 11,477 5.61% 

1980 49,729 22,461 6.19% 

1990 75,659 25,930 4.29% 

2000 91,891 16,232 1.96% 

2010 124,442 32,551 3.08% 

2020 141,384 16,942 1.29% 

Source: U.S. Census Bureau, Census 1980, 1990, 2000, 2010, 2020. 
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Table 2 shows population growth in Visalia, Tulare County, and California State from 2000 to 2020. 

From 2000 to 2010, both Visalia (3.08 percent CAGR) and Tulare County (1.85 percent CAGR) grew 

at a faster rate than the state (0.95 percent CAGR). From 2010 to 2020 the rate of the CAGR 

decreased in Visalia (1.29 percent CAGR), as well as in Tulare County (0.69 percent CAGR) and 

California (0.60 percent CAGR). Visaliaôs population has grown at over two times the state average 

from 2000-2020. Visaliaôs population growth has remained moderate to low since 2010 (1.29 

percent CAGR) when compared to growth rates between 2000 and 2010 (3.08 percent CAGR) and in 

the second half of the 20 th century (CAGR between 3.0 and 6.19, as shown on Table 1). However, 

the City continues to grow proportionately higher than that of Tulare  County and the State. 

Table 2   
Population Change  

Visalia, Tulare County, and California  
2000, 2010, 2020  

 Visalia Tulare County California 

2000 2010 2020 2000 2010 2020 2000 2010 2020 

Population 91,891 124,442 141,384 368,021 442,179 473,117 33,871,648 37,253,956 39,538,223 

Growth from 
Previous 
Period 

- 32,551 16,942 - 74,158 30,938 - 3,382,308 2,284,267 

CAGR from 
Previous 
Period 

- 3.08% 1.29% - 1.85% 0.69% - 0.95% 0.60% 

Source: U.S. Census Bureau, Census 2000, 2010; Social Explorer tables for Census 2020. 

Age 

Table 3 compares Visaliaôs population by age to Tulare County and California. As shown, both 

Visalia and Tulare County are younger than the population statewide, particularly among residents 

aged 5 to 17 years. Residents aged 5 to 17 make up 20.6 percent of the population in Visalia and 

22.8 percent in Tulare County, compared to just 16.6 percent in California. Additionally, comparing 

residents aged 35 to 85, both Visalia and Tulare County have lower percentages than California in 

each category. Categories summarizing residents aged 18 to 24, 25 to 34, and over 85 show similar 

trends locally and statewide (less than 1 percent variation).  
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Table 3   
Population  by Age  

Visalia,  Tulare  County,  and  California  
2020  

 

Visalia Tulare County California 
 

Population Percent Population Percent Population Percent 

Total: 133,100  463,955  39,346,023  

Under 5 Years 11,221 8.4% 36,942 8.0% 2,409,082 6.1% 

5 to 17 Years 27,393 20.6% 105,835 22.8% 6,547,559 16.6% 

18 to 24 Years 12,318 9.3% 46,977 10.1% 3,724,239 9.5% 

25 to 34 Years 20,711 15.6% 66,018 14.2% 6,007,913 15.3% 

35 to 44 Years 16,830 12.6% 58,804 12.7% 5,233,903 13.3% 

45 to 54 Years 13,807 10.4% 50,818 11.0% 5,039,155 12.8% 

55 to 64 Years 13,308 10.0% 45,735 9.9% 4,739,675 12.0% 

65 to 74 Years 9,960 7.5% 31,033 6.7% 3,270,380 8.3% 

75 to 84 Years 4,377 3.3% 14,220 3.1% 1,609,373 4.1% 

85 Years and Over 3,175 2.4% 7,573 1.6% 764,744 1.9% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B01001. 

According to the 2020 census, the 2020 median age in Visalia was 32.5, which was slightly older 

than Tulare County residents (31.2), but considerably younger than California (37.3). Table 4 shows 

a detailed breakdown of the population by age and gender. The data indicates that, by comparison 

to Tulare County and the State of California, the population in Visalia has a slightly larger proportion 

of female residents, with a higher concentratio n of female residents aged 25 to 44 than in Tulare 

County, and a higher concentration of female residents under 18 than statewide.   

Table 4   
Population by Age Group (Detailed)  

Visalia, Tulare County, California  
2020  

  
±ƛǎŀƭƛŀ tŜǊŎŜƴǘ 

¢ǳƭŀǊŜ 

/ƻǳƴǘȅ 
tŜǊŎŜƴǘ /ŀƭƛŦƻǊƴƛŀ tŜǊŎŜƴǘ 

Total: 133,100   463,955   39,346,023   

   Male: 64,536 48.5% 231,958 50.0% 19,562,882 49.7% 

      Under 5 Years 5,470 4.1% 19,024 4.1% 1,233,088 3.1% 

      5 To 9 Years 5,246 3.9% 20,756 4.5% 1,242,495 3.2% 

      10 To 14 Years 5,100 3.8% 21,274 4.6% 1,328,272 3.4% 

      15 To 17 Years 3,055 2.3% 12,017 2.6% 774,841 2.0% 

      18 And 19 Years 1,782 1.3% 7,099 1.5% 525,740 1.3% 

      20 Years 791 0.6% 3,296 0.7% 285,907 0.7% 

      21 Years 948 0.7% 3,615 0.8% 281,350 0.7% 

      22 To 24 Years 2,261 1.7% 9,861 2.1% 821,103 2.1% 

      25 To 29 Years 5,593 4.2% 17,486 3.8% 1,594,429 4.1% 
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Table 4   
Population by Age Group (Detailed)  

Visalia, Tulare County, California  
2020  

  
±ƛǎŀƭƛŀ tŜǊŎŜƴǘ 

¢ǳƭŀǊŜ 

/ƻǳƴǘȅ 
tŜǊŎŜƴǘ /ŀƭƛŦƻǊƴƛŀ tŜǊŎŜƴǘ 

      30 To 34 Years 5,209 3.9% 16,131 3.5% 1,505,530 3.8% 

      35 To 39 Years 4,754 3.6% 16,020 3.5% 1,377,089 3.5% 

      40 To 44 Years 4,087 3.1% 13,678 2.9% 1,265,725 3.2% 

      45 To 49 Years 2,916 2.2% 12,987 2.8% 1,264,479 3.2% 

      50 To 54 Years 3,532 2.7% 12,505 2.7% 1,245,267 3.2% 

      55 To 59 Years 3,289 2.5% 11,558 2.5% 1,216,743 3.1% 

      60 And 61 Years 1,312 1.0% 4,814 1.0% 470,895 1.2% 

      62 To 64 Years 1,632 1.2% 5,951 1.3% 618,484 1.6% 

      65 And 66 Years 933 0.7% 3,897 0.8% 378,972 1.0% 

      67 To 69 Years 1,343 1.0% 4,078 0.9% 499,096 1.3% 

      70 To 74 Years 2,261 1.7% 6,743 1.5% 643,905 1.6% 

      75 To 79 Years 1,383 1.0% 4,065 0.9% 427,222 1.1% 

      80 To 84 Years 682 0.5% 2,284 0.5% 278,926 0.7% 

      85 Years And Over 957 0.7% 2,819 0.6% 283,324 0.7% 

   Female: 68,564 51.5% 231,997 50.0% 19,783,141 50.3% 

      Under 5 Years 5,751 4.3% 17,918 3.9% 1,175,994 3.0% 

      5 To 9 Years 5,354 4.0% 20,069 4.3% 1,189,152 3.0% 

      10 To 14 Years 5,349 4.0% 20,077 4.3% 1,269,171 3.2% 

      15 To 17 Years 3,289 2.5% 11,642 2.5% 743,628 1.9% 

      18 And 19 Years 1,925 1.4% 6,751 1.5% 503,863 1.3% 

      20 Years 1,312 1.0% 3,229 0.7% 259,140 0.7% 

      21 Years 923 0.7% 3,330 0.7% 259,522 0.7% 

      22 To 24 Years 2,376 1.8% 9,796 2.1% 787,614 2.0% 

      25 To 29 Years 4,670 3.5% 16,735 3.6% 1,489,607 3.8% 

      30 To 34 Years 5,239 3.9% 15,666 3.4% 1,418,347 3.6% 

      35 To 39 Years 4,102 3.1% 15,244 3.3% 1,333,091 3.4% 

      40 To 44 Years 3,887 2.9% 13,862 3.0% 1,257,998 3.2% 

      45 To 49 Years 3,921 2.9% 12,867 2.8% 1,272,718 3.2% 

      50 To 54 Years 3,438 2.6% 12,459 2.7% 1,256,691 3.2% 

      55 To 59 Years 3,677 2.8% 12,858 2.8% 1,268,744 3.2% 

      60 And 61 Years 1,582 1.2% 4,634 1.0% 493,428 1.3% 

      62 To 64 Years 1,816 1.4% 5,920 1.3% 671,381 1.7% 

      65 And 66 Years 1,096 0.8% 3,844 0.8% 418,129 1.1% 

      67 To 69 Years 1,760 1.3% 4,857 1.0% 569,190 1.4% 

      70 To 74 Years 2,567 1.9% 7,614 1.6% 761,088 1.9% 

      75 To 79 Years 1,388 1.0% 4,633 1.0% 524,400 1.3% 
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Table 4   
Population by Age Group (Detailed)  

Visalia, Tulare County, California  
2020  

  
±ƛǎŀƭƛŀ tŜǊŎŜƴǘ 

¢ǳƭŀǊŜ 

/ƻǳƴǘȅ 
tŜǊŎŜƴǘ /ŀƭƛŦƻǊƴƛŀ tŜǊŎŜƴǘ 

      80 To 84 Years 924 0.7% 3,238 0.7% 378,825 1.0% 

      85 Years And Over 2,218 1.7% 4,754 1.0% 481,420 1.2% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B01001. 

Race and Ethnicity  

Table 5 shows the population of Visalia, Tulare County, and the State by race and ethnicity. As 

shown, Visalia, like Tulare County, has higher proportions of Hispanic or Latino populations than the 

state average. Conversely, Visalia and the State of California have a significantly higher proportion of 

White populations than Tulare County. Visalia also has slightly larger Black and Asian populations 

than the county, but significantly lower proportions than the state.  

Table 5   
Population by Race and Ethnicity  

Visalia, Tulare County, and California  
2020  

 
Visalia Percent 

Tulare 
County 

Percent California Percent 

Total: 133,100   463,955   39,346,023   

Hispanic or Latino 69,107 51.9% 301,919 65.1% 15,380,929 39.1% 

   White Alone1 50,565 38.0% 128,751 27.8% 14,365,145 36.5% 

   Black Or African American Alone1 2,877 2.2% 5,923 1.3% 2,142,371 5.4% 

   American Indian And Alaska Native 
Alone1 541 0.4% 2,592 0.6% 131,724 0.3% 

   Asian Alone1 7,574 5.7% 15,857 3.4% 5,743,983 14.6% 

   Native Hawaiian And Other Pacific 
Islander Alone1 

62 0.0% 528 0.1% 135,524 0.3% 

   Some Other Race Alone1 118 0.1% 1,472 0.3% 124,148 0.3% 

   Two Or More Races: 1 2,256 1.7% 6,913 1.5% 1,322,199 3.4% 

1Not Hispanic or Latino 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B02001. 

Table 6 compares population by race by Hispanic origin. This data shows that, when compared to 

the county as a whole, Visalia has fewer residents identifying as Hispanic or Latino (51.9 percent vs 

56.1 percent countywide) and more residents identifying as Asian ( 5.7 percent vs 3.4 percent). 

When compared to the state, Visalia has more residents identifying as Hispanic or Latino (51.9 

percent vs 39.1 percent statewide) and fewer residents identifying as Black, Asian, Native Hawaiian 

or other Pacific Islander, or tw o or more races but not Hispanic or Latino.   
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Table 6   
Population by Race by Hispanic Origin  
Visalia, Tulare County, and California  

2020  

  Visalia Percent 
Tulare 
County 

Percent California Percent 

Total: 133,100   463,955   39,346,023   

   Not Hispanic Or Latino: 63,993 48.1% 162,036 34.9% 23,965,094 60.9% 

      White Alone 50,565 38.0% 128,751 27.8% 14,365,145 36.5% 

      Black Or African American     
      Alone 2,877 2.2% 5,923 1.3% 2,142,371 5.4% 

      American Indian And Alaska  
      Native Alone 541 0.4% 2,592 0.6% 131,724 0.3% 

      Asian Alone 7,574 5.7% 15,857 3.4% 5,743,983 14.6% 

      Native Hawaiian And Other  
      Pacific Islander Alone 62 0.0% 528 0.1% 135,524 0.3% 

      Some Other Race Alone 118 0.1% 1,472 0.3% 124,148 0.3% 

      Two Or More Races: 2,256 1.7% 6,913 1.5% 1,322,199 3.4% 

         Two Races Including Some  
         Other Race 101 0.1% 455 0.1% 98,006 0.2% 

         Two Races Excluding Some  
         Other Race, And Three Or  
         More Races 2,155 1.6% 6,458 1.4% 1,224,193 3.1% 

   Hispanic Or Latino: 69,107 51.9% 301,919 65.1% 15,380,929 39.1% 

      White Alone 37,400 28.1% 181,047 39.0% 7,688,576 19.5% 

      Black Or African American  
      Alone 562 0.4% 1,683 0.4% 108,591 0.3% 

      American Indian And Alaska  
      Native Alone 794 0.6% 3,363 0.7% 179,905 0.5% 

      Asian Alone 861 0.6% 1,453 0.3% 90,329 0.2% 

      Native Hawaiian And Other  
      Pacific Islander Alone 21 0.0% 90 0.0% 14,112 0.0% 

      Some Other Race Alone 22,333 16.8% 84,036 18.1% 5,499,599 14.0% 

      Two Or More Races: 7,136 5.4% 30,247 6.5% 1,799,817 4.6% 

         Two Races Including Some  
         Other Race 5,626 4.2% 26,434 5.7% 1,374,229 3.5% 

         Two Races Excluding Some  
         Other Race, And Three Or   
         More Races 1,510 1.1% 3,813 0.8% 425,588 1.1% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B02001. 

Household  Income  

Table 7 shows the distribution of household incomes for Visalia, Tulare County, and California over a 

12-month span. Visalia has a higher percentage of households with income levels above $50,000 

than Tulare County. Tulare County has a higher percentage of households than Visalia for all income 

levels between $10,000 and $50,000. On the high end of the income spectrum, 27.4 percent of 

Visalia households earned more than $100,000 in 2020, compared to 22.1 percent of households in 

Tulare County and 39.8 percent of households in the state. 
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Table 7 also shows the median household and median family incomes in 2020 for Visalia, Tulare 

County, and California. Visaliaôs median household income ($66,668) was higher than that of Tulare 

County ($52,534), but considerably lower than that of California ($78, 672). Median family incomes 

followed the same pattern, but were higher for the city, county, and the state.  

Table 7   
Household  Income  Distribution  and  Median  Income  

Visalia,  Tulare  County,  and  California  
2020  

Income Visalia Tulare County California 

Households Percent Households Percent Households Percent 

Under $10,000 2,018 4.60% 8,621 6.20% 615,846 4.70% 

$10,000-$14,999 1,272 2.90% 7,508 5.40% 511,021 3.90% 

$15,000-$24,999 3,597 8.20% 15,573 11.20% 904,115 6.90% 

$25,000-$34,999 4,211 9.60% 14,461 10.40% 930,321 7.10% 

$35,000-$49,999 5,001 11.40% 19,744 14.20% 1,310,311 10.00% 

$50,000-$74,999 8,291 18.90% 24,611 17.70% 2,004,776 15.30% 

$75,000-$99,999 7,457 17.00% 17,798 12.80% 1,611,683 12.30% 

$100,000-$149,000 6,668 15.20% 17,937 12.90% 2,240,632 17.10% 

$150,000-$199,999 3,071 7.00% 7,091 5.10% 1,231,693 9.40% 

$200,000 or more 2,281 5.20% 5,701 4.10% 1,742,714 13.30% 

TOTAL 43,867 100% 139,044 100% 13,103,114 100% 

 Visalia Tulare County California 

Median Household 

Income 

$66,668 $52,534 $78,672 

Median Family Income $73,108 $55,395 $89,798 

Source: U.S. Census, American Community Survey, 2020 (5-year estimate), S1901; B13113. 

Employment  

Table 8 shows the top employers for Visalia together with the number of employees and type of 

industry. As the county seat and largest city of Tulare County, six of the top  ten largest employers 

in Visalia are in the industries of medical/healthcare, government, and educational services. The 

remaining large employers largely pertain to distribution, construction, and manufacturing, which 

can largely be attributed to Visaliaôs Industrial Park which focuses on such industries. 
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Table 8   
Top Employers  

Visalia  
2022  

Employer Number of Employees Industry 

Kaweah Delta Health Care District 4,550 Medical 

County of Tulare 4,311 Government 

Visalia Unified School District 3,248 Education 

Visalia Mall 1,200 Retail 

Amazon 1,200 Distribution 

VF Outdoor 1,012 Distribution 

Walmart 840 Retail 

Graphic Packaging (Intl. Paper Co.) 757 Manufacturing 

College of the Sequoias 705 705 Education 

City of Visalia 659 659 Government 

UPS  600 Distribution 

Family Healthcare Network 515 Medical 

American Inc. 425 Construction 

California Dairies, Inc.  400 Agriculture 

Lowe's Home Improvement 324 Retail 

Save Mart 321 Retail 

Costco 320 Retail 

Pro-Youth Heart 319 Medical 

Proteus Inc. 315 Education  

Target 300 Retail 

Cigna 300 Medical 

Groppetti Automotive Family 300 Automotive 

JoAnn Fabrics DC 300 Retail 

McDonald's 268 Foodservice 

Visalia Medical Clinic 250 Medical 

Source: City of Visalia, Economic Development Department. 

Table 9 shows the employment by industry for Visalia in the years 2010, 2015, and 2020.  As shown, 

Visalia had 57,818 persons employed in 2020, with the largest industries being educational services 

and health care and social assistance (27.7 percent of all employees), followed by retail trade (10.8 

percent) and manufacturing (8.8 percent). Th e largest industry segment represented here 

(education and health care) correlates with those in Table 8, which focuses on regional services and 

supporting government and educational services for Visalia. While Tulare County as a whole has a 

significant economy supported by agriculture and forestry professions, many of those employed in 

these populations reside in the county unincorporated areas or in smaller cities closer to the 

workplace. Visalia does not anticipate any significant changes in employment trends and is not 

aware of any new large-scape employers coming to Visalia during the planning period. 
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Table 9   
Employment  by  Industry  

Visalia  
2010, 2015, and 2020  

 

 

Civilian employed population, age 16+ 

2010 2015 2020 

Number Percent Number Number Number Number 

Agriculture, Forestry, Fishing and Hunting, And 
Mining 

2,409 4.9% 2,455 4.7% 2,481 4.3% 

Construction 3,726 7.5% 2,690 5.1% 3,784 6.5% 

Manufacturing 3,569 7.2% 4,765 9.0% 5,083 8.8% 

Wholesale Trade 1,883 3.8% 1,834 3.5% 1,268 2.2% 

Retail Trade 5,551 11.2% 5,890 11.2% 6,265 10.8% 

Transportation And Warehousing, And Utilities 2,301 4.7% 2,763 5.2% 2,928 5.1% 

Information 564 1.1% 565 1.1% 1,119 1.9% 

Finance And Insurance, And Real Estate, And 
Rental and Leasing 

3,134 6.3% 2,834 5.4% 2,384 4.1% 

Professional, Scientific, And Management, And 
Administrative, And Waste Management Services 

4,011 8.1% 4,220 8.0% 4,612 8.0% 

Educational Services, And Health Care and Social 
Assistance 

11,444 23.2% 13,338 25.3% 16,007 27.7% 

Arts, Entertainment, And Recreation, And 
Accommodation and Food Services 

4,068 8.2% 4,745 9.0% 4,486 7.8% 

Other Services, Except Public Administration 2,318 4.7% 2,637 5.0% 3,253 5.6% 

Public Administration 4,388 8.9% 3,987 7.6% 4,148 7.2% 

TOTAL 49,366 100.0% 52,723 100.0% 57,818 100.0% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table C24050. 

According to the U.S. Census American Community Survey in 2020, of the population 16 years of 

over in Visalia (98,645), the labor force included 57,818 civilians were employed and 3,294 

unemployed, representing a 5.3 percent unemployment rate for 2020. This compared to a 9.9 

percent unemployment rate in Tulare County and a 6.2 percent unemployment rate in California 

during the same year. Since 2020, Bureau of Labor Statistics Data indicates that unemployment 

rates have decreased significantly in Visalia and California. As of November 2022, the unemployment 

rate for Visalia was 4.8 percent and 4.1 percent statewide, however the unemployment rate in 

Tulare County remained high at 8.5 percent. 

Table 10 shows the employment estimates, average hourly wage and average annual wage for 

employment industries in the Visalia-Porterville Metropolitan Statistical Area (MSA) in 2022. 

According to the table, the occupations offering the lowest wages are food prepar ation and serving- 

related, healthcare support occupations, and farming, fishing, and forestry.  The largest percentage 

of employed civilians in Visalia are in the health care, education, and public administration, as shown 

on Table 9. All of these have varying wages based on the type (e.g., practitioners vs. support 

services, community services vs. office support, etc.). 
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Table 10   
Wages by Employment Industry  

Visalia -Porterville MSA  
May 2022 (Employment) & 2022 1st Qtr. (Wages)  

 

Occupational Title 

1st Quarter 2022 

Employment 
Estimates 

Mean Hourly 
Wage 

Mean Annual 
Wage 

Total all occupations  149,590  $25.06 $52,126 

Management Occupations  6,400  $52.92 $110,075 

Business and Financial Operations Occupations  4,400  $35.81 $74,485 

Computer and Mathematical Occupations  1,110  $40.47 $84,174 

Architecture and Engineering Occupations  900  $42.11 $87,583 

Life, Physical, and Social Science Occupations  1,260  $33.77 $70,251 

Community and Social Service Occupations  2,790  $28.33 $58,927 

Legal Occupations  470  $48.41 $100,698 

Educational Instruction and Library Occupations  12,000  $33.88 $70,468 

Arts, Design, Entertainment, Sports, and Media Occupations  730  $25.92 $53,913 

Healthcare Practitioners and Technical Occupations  7,880  $49.38 $102,687 

Healthcare Support Occupations  8,690  $17.28 $35,947 

Protective Service Occupations  2,510  $30.94 $64,358 

Food Preparation and Serving Related Occupations  10,420  $16.62 $34,572 

Building and Grounds Cleaning and Maintenance Occupations  4,000  $18.79 $39,092 

Personal Care and Service Occupations  1,500  $18.19 $37,824 

Sales and Related Occupations  13,300  $20.21 $42,030 

Office and Administrative Support Occupations  14,520  $21.83 $45,393 

Farming, Fishing, and Forestry Occupations  21,220  $15.60 $32,451 

Construction and Extraction Occupations  5,230  $28.07 $58,381 

Installation, Maintenance, and Repair Occupations  5,360  $26.89 $55,920 

Production Occupations  8,990  $20.68 $43,019 

Transportation and Material Moving Occupations  15,910  $19.80 $41,182 

Source: California Employment Development Division, Occupational Employment (May 2021) & Wage (2022 - 1st 

Quarter) Data. 

Household Characteristics and Housing Supply 

The section provides an analysis of household characteristics and housing supply. The first part of 

this section analyzes household characteristics, such as household population, composition, size, 

tenure, and overcrowding. More simply stated, it summarizes the profile of Visalia residents living in 

private households, whether they are renters or owners, how many people live in a household, and 

if it is overcrowded. The second section analyzes the cityôs housing inventory and supply, including a 

discussion of vacant units. 

The discussion of the housing stock in Visalia uses a significant amount of data from the 2019 and 

2020 American Community Survey estimates as well as U.S. Department of Housing and Urban 

Development Comprehensive Housing Affordability Strategy (CHAS) data. This data was compiled 

and provided in an HCD pre-approved data package by the San Joaquin Regional Early Action 

Planning (SJV REAP) program. The City has supplemented this data with more recent local data 

where appropriate and available. 
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Household Characteristics  

This section analyzes household characteristics including household population, tenure, and 

household composition. 

Household  Population  

Household population is an important measure for establishing the number of persons residing in 

private households. Per the 2019 State Department of Finance Population and Housing Estimates 

(Report E-5), Visalia had a total population of 141,214 and a total household population of 139,511. 

The difference is 1,703 persons living in group quarters.  

Persons in institutional or group quarters are not included in the count of household population. 

Between 2009 and 2010 there was a significant decrease in group quarters population in Visalia, 

from 1,622 to 1,326.  The group quarter population remained stable until 2019, when the population 

rose in one year from 1,375 to 1,760 (1.27 percent of Visalia residents). By 2022, however, the 

number of residents in groups homes decreased to 1,448, similar to trends prior to 2009.  

In terms of planning for the housing needs of all segments of the population, three group quarter 

categories hold special interest: inmates of correctional institutions, persons staying in nursing 

homes, and persons in other group quarters. 

Household  Composition  

The U.S. Census divides households into two different categories, depending on their composition: 

family and non-family. Family households are those consisting of two or more related persons living 

together. Non-family households include persons who live alone or in groups composed of 

unrelated individuals. 

Housing composition has remained relatively constant for the county and state, though for Visalia  

the composition has seen a slight decline in the percentage of family households. In 2012, family 

households as a percentage of total households in Visalia were 72.8 percent. As shown on Table 11, 

by 2020 the ratio had risen to 73.4 percent. The number remains higher than the percentage of 

family households in the State (68.6 percent) and lower than Tulare County (77.9 percent).  
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Table 11   
Family and Non -Family Households  

Visalia, Tulare County, and California  
2012 and 2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

2012 

Family Households 31,875 72.8% 107,034 77.8% 8,895,486 68.4% 

Non-Family Households 11,910 27.2% 30,542 22.2% 4,109,611 31.6% 

TOTAL 41,717 100.0% 132,614 100.0% 12,552,658 100.0% 

2020 

Family Households 32,188 73.4% 108,328 77.9% 8,986,666 68.6% 

Non-Family Households 11,679 26.6% 30,716 22.1% 4,116,448 31.4% 

TOTAL 43,867 100% 139,044 100% 13,103,114 100% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B11016. 

Tenure  

Tenure, or how many units are owner -occupied versus renter-occupied, is a measure of the rate of 

homeownership in a jurisdiction. Tenure for housing type and number of bedrooms can help 

estimate demand for a diversity of housing types.  

Home equity is the largest single source of household wealth for most Americans. Median net wealth 

for renters is about 3 percent of that of homeowners. The national homeownership rate rose from 

around 40 percent before World War II to around 65 percent in the 1990s. The rate plateaued at 

approximately 69 percent around 2005, fell to approximatel y 63 percent around 2016, and has 

increased again to over 66 percent in 2022.  

Table 12 shows rates of homeownership and renter occupancy in Visalia, Tulare County, and 

California in 2012 and 2020. In the year 2012, Visalia had a slightly higher rate of homeownership 

(56.9 percent) than the county (56.6 percent) and state (54.0 percent).  Between 2012 and 2020, 

Visaliaôs homeownership rate rose far above that of the county. Specifically, homeownership rates 

rose 2.3 percent in Visalia to 59.2 percent but just 1.3 percent in the state to 55.3 percent, and 

0.5 percent to 57.1 percent in the county.  
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Table 12   
Owner -Occupied and Renter -Occupied Housing Units  

Visalia, Tulare County, and California  
2012 and 2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

2012 

Owner-Occupied 23,721 56.9% 75,044 56.6% 6,781,817 54.0% 

Renter-Occupied 17,996 43.1% 57,570 43.4% 5,770,841 46.0% 

TOTAL 41,717 100.0% 132,614 100.0% 12,552,658 100.0% 

2020 

Owner-Occupied 25,950 59.2% 79,353 57.1% 7,241,318 55.3% 

Renter-Occupied 17,917 40.8% 59,691 42.9% 5,861,796 44.7% 

TOTAL 43,867 100% 139,044 100% 13,103,114 100% 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25009. 

Table 13 shows household size by tenure for Visalia, Tulare County, and California in 2020. It 

should be noted that large households are those with five or more persons and are considered a 

special needs group due to the general shortage of housing units that are adequately sized and 

affordable to these households. In 2020, Visalia had a lower percentage of large households than 

Tulare County for owners (13.9 percent vs. 19.5 percent) and renters (18.8 percent vs. 

23.7 percent). Overall, Visalia has a much higher percentage of renters living in large households 

(18.8 percent) than owners (13.9 percent).  
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Table 13   
Household Size by Tenure  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Owner Occupied 

1-person household 5,194 20.02% 13,658 17.21% 1,416,913 19.57% 

2-person household 8,597 33.13% 24,164 30.45% 2,403,865 33.20% 

3-person household 4,059 15.64% 13,286 16.74% 1,235,833 17.07% 

4-person household 4,492 17.31% 12,791 16.12% 1,182,987 16.34% 

5-person household 2,070 7.98% 8,116 10.23% 567,528 7.84% 

6-person household 891 3.43% 4,101 5.17% 238,866 3.30% 

7-or-more person 647 2.49% 3,237 4.08% 195,326 2.70% 

TOTAL 25,950 100.00% 79,353 100.00% 7,241,318 100.00% 

Renter Occupied 

1-person household 4,558 25.44% 11,008 18.44% 1,697,906 28.97% 

2-person household 4,097 22.87% 12,640 21.18% 1,579,529 26.95% 

3-person household 2,862 15.97% 11,334 18.99% 954,485 16.28% 

4-person household 3,025 16.88% 10,564 17.70% 822,078 14.02% 

5-person household 1,918 10.70% 7,507 12.58% 458,328 7.82% 

6-person household 835 4.66% 3,896 6.53% 201,263 3.43% 

7-or-more person 622 3.47% 2,742 4.59% 148,207 2.53% 

TOTAL 17,917 100.00% 59,691 100.00% 5,861,796 100.00% 

All Households 

1-person household 9,752 25.01% 9,752 23.37% 9,752 22.23% 

2-person household 12,694 32.56% 12,694 30.42% 12,694 28.94% 

3-person household 6,921 17.75% 6,921 16.59% 6,921 15.78% 

4-person household 7,517 19.28% 7,517 18.01% 7,517 17.14% 

5-person household 3,988 10.23% 3,988 9.56% 3,988 9.09% 

6-person household 1,726 4.43% 1,726 4.14% 1,726 3.93% 

7-or-more person household 1,269 3.25% 1,269 3.04% 1,269 2.89% 

TOTAL 38,989 100.00% 41,730 100.00% 43,867 100.00% 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25009. 
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Table 14 shows the number of bedrooms by housing unit by tenure in Visalia in 2020. Renter-

occupied units tend to have a smaller number of bedrooms than owner -occupied units, and this was 

the case in Visalia in 2020. In Visalia, 93.0 percent of occupied housing units contained two or more 

bedrooms, including 94.4 percent of renter -occupied units and 98.6 percent of owner-occupied 

units. In contrast, the percentage of units in Visalia with four or more bedrooms is 3.9 percent for 

renter-occupied units compared to 19.1 percent for owner -occupied units. 

Table 14   
Tenure  by  Bedrooms  

Visalia,  Tulare  County,  and  California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Total: 43,867   139,044   13,103,114   

No Bedroom 750 1.7% 2,322 1.7% 547,466 4.2% 

1 Bedroom 2,329 5.3% 7,462 5.4% 1,686,731 12.8% 

2 Bedrooms 10,016 22.8% 33,867 24.4% 3,527,970 26.9% 

3 Bedrooms 20,671 47.1% 67,094 48.3% 4,418,085 33.7% 

4 Bedrooms 8,900 20.3% 25,533 18.4% 2,336,619 17.8% 

5 Or More Bedrooms 1,201 2.7% 2,766 2.0% 586,243 4.4% 

Owner - Total 25,950 59.2% 79,353 57.1% 7,241,318 55.3% 

Owner - No Bedroom 132 0.3% 565 0.4% 50,963 0.4% 

Owner - 1 Bedroom 504 1.1% 1,164 0.8% 173,846 1.3% 

Owner - 2 Bedrooms  2,339 5.3% 10,111 7.3% 1,307,148 10.0% 

Owner - 3 Bedrooms 14,594 33.3% 44,751 32.2% 3,228,533 24.6% 

Owner - 4 Bedrooms 7,303 16.6% 20,441 14.7% 1,964,487 15.0% 

Owner - 5 or More Bedrooms 1,078 2.5% 2,321 1.7% 516,341 3.9% 

Renter - Total 17,917 40.8% 59,691 42.9% 5,861,796 44.7% 

Renter - No Bedroom 618 1.4% 1,757 1.3% 496,503 3.8% 

Renter - 1 Bedroom 1,825 4.2% 6,298 4.5% 1,512,885 11.5% 

Renter - 2 Bedrooms  7,677 17.5% 23,756 17.1% 2,220,822 16.9% 

Renter - 3 Bedrooms 6,077 13.9% 22,343 16.1% 1,189,552 9.1% 

Renter - 4 Bedrooms 1,597 3.6% 5,092 3.7% 372,132 2.8% 

Renter - 5 or More 
Bedrooms 

123 0.3% 445 0.3% 69,902 0.5% 

Source: U.S. Census, American Community Survey, 2020 (5-year estimate), B25042. 

Household  Size 

Average household size is a function of the household population (the group quarters population is 

not counted) divided by the number of occupied housing units. Table 15 shows the average 

household size for Visalia, Tulare County, and California. The average number of persons per 

household (i.e., persons per occupied housing unit) has reduced overall in Visalia between 2007 and 
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2020, though owner and renter -occupied units experienced increases over certain periods. The 

average household sizes in Visalia were approximately 0.37 persons lower than those in Tulare 

County during this time. Average household sizes in Tulare County were 0.42 persons larger than the 

statewide average. Based on the information regarding housing unit and household sizes, Visalia has a 

relatively smaller need for large housing units than Tulare County.  

Table 15   
Average Household Size by Tenure  

Visalia, Tulare County, and California  
2007, 2012, and 2020  

Tenure Visalia Tulare County California 

2007 2012 2020 2007 2012 2020 2007 2012 2020 

All Households 3.03 3.01 2.99 3.38 3.36 3.30 2.93 2.97 2.94 

Owner Occupied 2.98 2.92 2.92 3.27 3.23 3.23 3.01 3.00 3.01 

Renter Occupied 
3.10 3.12 3.09 3.55 3.53 3.38 2.80 2.93 2.85 

Source: U.S. Census, American Community Survey, 2007, 2012, and 2020 (5-year estimate), B25010. 

Overcrowding  

U.S. Census standards define a housing unit as overcrowded when the total number of occupants is 

greater than one person per room, excluding kitchens and bathrooms. Units with more than 1.5 

persons per room are considered severely overcrowded and should be recognized as a significant 

housing problem. 

Table 16 compares housing overcrowding data for Visalia with data for Tulare County and California. 

In 2020, 6.23 percent of Visaliaôs housing units were overcrowded: 4.68 percent had between 1.01 

and 1.50 persons per room; 0.46 percent had between 1.51 and 2.0 persons per room; and 1.09 

percent had more than 2.0 persons per room.  These statistics show that overcrowding was less of a 

problem in Visalia than in Tulare County where 8.69 percent of all households had more than 1.0 

person per room and in California where 8.19 percent of households were considered overcrowded. 

Overcrowding is typically more of a problem in rental units than owner -occupied units. When broken 

out by tenure, 90.13 percent of the overcrowded households in Visalia were renter households. Only 

0.61 percent (293) of Visaliaôs owner households had 1.01 or more persons per room, compared to 

5.62 percent (2,677) of the renter households.  In Tulare County, 2.62 percent of owner households 

and 6.07 percent of renter households were overcrowded. Statewide, overcrowding was more 

similar to Tulare County with 2.38 percent of owner households and 5.81 percent of renter 

households having more than 1.0 person per room. 
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Table 16   
Tenure by Occupants Per Room (Overcrowding)  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Owner occupied: 

0.50 or less occupants per room 17,717 37.17% 48,882 34.05% 5,018,270 37.37% 

0.51 to 1.00 occupants per room 7,774 16.31% 29,595 20.62% 2,164,664 16.12% 

1.01 to 1.50 occupants per room 205 0.43% 3,196 2.23% 234,322 1.74% 

1.51 to 2.00 occupants per room 88 0.18% 424 0.30% 57,947 0.43% 

2.01 or more occupants per room 0 0.00% 136 0.09% 27,503 0.20% 

Total: 25,784 54.10% 82,233 57.29% 7,502,706 55.87% 

Renter occupied: 

0.50 or less occupants per room 10,107 21.21% 23,767 16.56% 2,714,092 20.21% 

0.51 to 1.00 occupants per room 9,092 19.08% 28,830 20.08% 2,432,448 18.11% 

1.01 to 1.50 occupants per room 2,027 4.25% 5,943 4.14% 436,889 3.25% 

1.51 to 2.00 occupants per room 130 0.27% 1,461 1.02% 244,730 1.82% 

2.01 or more occupants per room 520 1.09% 1,307 0.91% 98,198 0.73% 

Total: 21,876 45.90% 61,308 42.71% 5,926,357 44.13% 

All Occupied 

0.50 or less occupants per room  27,824  58.38%  72,649  50.61%  7,732,362  57.58% 

0.51 to 1.00 occupants per room  16,866  35.39%  58,425  40.70%  4,597,112  34.23% 

1.01 to 1.50 occupants per room  2,232  4.68%  9,139  6.37%  671,211  5.00% 

1.51 to 2.00 occupants per room  218  0.46%  1,885  1.31%  302,677  2.25% 

2.01 or more occupants per room  520  1.09%  1,443  1.01%  125,701  0.94% 

Total: 47,660 100.00% 143,541 100.00% 13,429,063 100.00% 

Source: U.S. Census, American Community Survey, 2020, (5-year estimate), B25014. 

Housing  Supply  

While the previous section discussed the characteristics of persons living in households, this section 

provides information about the total supply of existing housing in Visalia.  This section includes 

information about the total number housing units available in the city, changes in vacancy, and 

structural condition of the units.  

Housing Units  

Table 17 shows comparative data on the housing stock in Visalia, Tulare County, and California in 

2014 and 2020. The table shows the total housing stock in each area according to the type of 

structures in which units are located.  

Single-family detached housing units have historically accounted for a majority of housing in Visalia.   

In 2020, single-family detached units accounted for 74.4 percent of the housing stock in Visalia and 

75.0 percent in Tulare County. These represent a much larger proportion than in the state overall, 

where only 57.7 percent of all units are single -family detached. Multifamily housing with two to four 
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units makes up the next largest segment of Visaliaôs housing stock, with 11.1 percent of the total 

units in 2020. 

Table 17   
Housing  Stock  by  Type  

Visalia,  Tulare  County,  and  California  
2014  & 2020  

Year Total Units 
Single-Family Multifamily 

Mobile 
Homes Detached Attached 2 to 4 5 plus 

Visalia 

2014 
Number 45,316 34,175 1,474 5,029 3,034 1,604 

Percent 100.0% 75.4% 3.3% 11.1% 6.7% 3.5% 

2020 
Number 46,139 34,316 1,631 5,194 3,836 1,162 

Percent 100.0% 74.4% 3.5% 11.0% 8.0% 2.5% 

Tulare County 

2014 
Number 144,870 109,319 3,893 12,046 9,088 10,524 

Percent 100.0% 75.5% 2.7% 8.3% 6.3% 7.3% 

2020 
Number 150,079 112,528 4,416 11,640 12,236 9,096 

Percent 100.0% 75.0% 2.9% 8.0% 8.0% 6.1% 

California 

2014 
Number 13,845,509 8,038,265 973,059 1,119,289 3,154,899 559,997 

Percent 100.0% 58.1% 7.0% 8.1% 22.8% 4.0% 

2020 
Number 14,210,945 8,206,621 1,009,488 1,113,840 3,350,125 515,666 

Percent 100.0% 57.7% 7.1% 7.8% 23.6% 3.6% 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25024. 

Building Permits  
The Cityôs building permit data for single-family (attached and detached) and multifamily residential 

activity, shown in Table 18, gives greater detail for housing unit growth for the City in  the last two 

decades, from 2000 to 2019. In the 2000s building permit activity for single and multi - family rose 

and fell, experiencing its lowest point in the year 2012. This trend followed a similar pattern  to other 

regional, state, and national trends. Permit activity returned to  a steady level starting in 2013, 

ranging between 415 and 678 single-family residential permits issued each year between 2013 and 

2019. Multifamily permits have followed a similar trend, with little or no activity  experienced 

between 2010 and 2014, and then bouncing back with between 20 and 130 multifamily residential 

permits issued each year between 2015 and 2019. Overall, single-family and multifamily residential 

permit activity increased between 2013 and 2015 but has failed to achieve even 50 percent of the 

peak residential permit activity in 2005.  

As shown in Table 18, there were 4,396 single-family detached and attached units and 424 

multifamily units built in Visalia in the 10 -year period from 2010 to 2019. The period from 2010 to 

2019 saw a significant reduction of permitted units as compared to the previous 10 -year period from 

2000 to 2009, which saw 8,965 and 1,330 units respectively.  
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Table 18   
Building Permits Issued  

Visalia  
2000 through 2019  

Year 
No. New SFD 
Attached & 
Detached 

No. New 
Multifamily Units 

 
Year 

No. New SFD 
Attached & 
Detached 

No. New Multi-
Family Units 

2000 660 14 2010 320 11 

2001 818 18 2011 269 10 

2002 860 69 2012 252 0 

2003 994 86 2013 429 0 

2004 1,104 165 2014 415 20 

2005 1,450 100 2015 509 106 

2006 1,317 429 2016 575 130 

2007 869 326 2017 483 70 

2008 496 46 2018 466 74 

2009 397 77 2019 678 3 

Total 8,965 1,330 Total 4,396 424 

Source: City of Visalia Building Permits Issued, 2000-2019. 

Occupancy  /  Vacancy  Rates  

According to the California Department of Housing and Community Development (HCD), the desired 

vacancy rates necessary to provide a stable housing environment is approximately 2 percent for 

owner-occupied housing and 5 percent for renter-occupied housing. As shown in Table 19, Visalia 

had a vacancy rate of 5.3 percent, which was above the state average in 2020 of 4.1 percent. The 

combined vacancy rate in Visalia has remained around 5 percent since 2012, while in Tulare County 

the vacancy rate fell to 3  percent by 2020. 
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Table 19   
Occupancy  /  Vacancy  

Visalia,  Tulare  County,  and  California  
2012  and  2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

2012 

Occupied Units 41,717 94.3% 132,614 92.4% 12,552,658 91.6% 

Vacant Units 2,502 5.7% 10,844 7.6% 1,155,539 8.4% 

TOTAL 44,219 100.0% 143,458 100.0% 13,708,197 100.0% 

Homeowner Vacancy Rate 3.8  2.4  1.6  

Rental Vacancy rate 1.8  2.6  4.5  

2020 

Occupied Units 43,867 95.08% 139,044 92.65% 13,103,114 92.20% 

Vacant Units 2,272 4.92 % 11,035 7.35% 1,107,831 7.80% 

TOTAL 46,139 100.00% 150,079 100.00% 14,210,945 100.00% 

Homeowner Vacancy Rate 0   0.6   1.2   

Rental Vacancy rate 5.3   2.4   4.1   

Source: U.S. Census, American Community Survey, 2012 and 2020 (5-year estimate). 

American Community Survey data for 2020, shown below in Table 20, gives more information about 

the relationship between tenure and vacancy. Rental vacancies make up approximately 33 percent 

of total vacancies in Visalia, exceeding both the averages for Tulare County (13.97 percent) and 

California (20.60 percent).  

Table 20   
Vacant  Units  by  Type  

Visalia,  Tulare  County,  and  California  
2020  

Vacancy Status Visalia Tulare County California 

Number Percent Number Percent Number Percent 

For rent 758 33.36% 1,542 13.97% 227,993 20.60% 

Rented, not occupied 65 2.86% 449 4.07% 54,898 5.00% 

For sale only 194 8.54% 901 8.16% 77,702 7.00% 

Sold, not occupied 65 2.86% 398 3.61% 53,437 4.80% 

For seasonal, 
recreational, or 
occasional use 

123 5.41% 3,004 27.22% 378,023 34.10% 

For migrant workers 0 0.00% 39 0.35% 3,326 0.30% 

Other vacant 1,067 46.96% 4,702 42.61% 312,452 28.20% 

TOTAL VACANT 2,272 100.00% 11,035 100.00% 1,107,831 100.00% 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25004. 
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Housing Conditions 

This section helps to identify the number of substandard housing units (both renter and owner) in 

need of repair, rehabilitation, or replacement.  The Census provides only limited data that  can be 

used to infer the condition of Visaliaôs housing stock. For example, the Census reports on whether 

housing units have complete plumbing and kitchen facilities. Since only a very small percentage of 

all housing units in Visalia lack complete plumbing or kitchen facilities (as shown in Table 21), these 

indicators do not reveal much about overall housing conditions. 

Since housing stock age and condition are generally correlated, one Census variable that provides an 

indication of housing conditions is the age of a communityôs housing stock. As shown in Table 21, 

the median year built for all housing units as of 2020 was 1986 in Visalia compared to 1982 in 

Tulare County and 1975 statewide. Approximately 35 percent of Visaliaôs housing stock was 

constructed in 2000 or later.  These statistics reflect the steady growth in the area during the 2000s 

in excess of growth statewide. 

Table 21   
Age  of  Housing  Stock  & Housing  Stock  Conditions  by  Tenure  

Visalia,  Tulare  County,  and  California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Total Occupied Housing Units 

Built 2014 or later        2,298  5.24% 5,070 3.65% 294,667 2.25% 

Built 2010 to 2013          1,590  3.62% 4,655 3.35% 234,646 1.79% 

Built 2000 to 2009           8,985  20.48% 22,770 16.38% 1,432,955 10.94% 

Built 1990 to 1999           5,993  13.66% 20,677 14.87% 1,448,367 11.05% 

Built 1980 to 1989           7,065  16.11% 20,078 14.44% 1,967,306 15.01% 

Built 1970 to 1979           8,689  19.81% 25,486 18.33% 2,290,081 17.48% 

Built 1960 to 1969           3,453  7.87% 13,063 9.39% 1,740,922 13.29% 

Built 1950 to 1959           3,054  6.96% 12,537 9.02% 1,767,353 13.49% 

Built 1940 to 1949           1,609  3.67% 7,205 5.18% 763,029 5.82% 

Built 1939 or earlier           1,131  2.58% 7,503 5.40% 1,163,788 8.88% 

TOTAL 43,867  100.00% 139,044  100.00% 13,103,114  100.00% 

Units Lacking Complete 
Plumbing Facilities 

          235  0.54%      481  0.35%            54,342  0.41% 

Units Lacking Complete 
Kitchen Facilities 

  499  1.14%          971  0.70%           151,660  1.16% 

Median Year Built 1986 1982 1975 

Owner Occupied Housing Units 

Built 2014 or later       1,651  6.36% 3,826 4.82% 160,558 2.22% 

Built 2010 to 2013 804 3.10% 2,237 2.82% 112,342 1.55% 

Built 2000 to 2009 6,518 25.12% 15,171 19.12% 924,495 12.77% 

Built 1990 to 1999 3,785 14.59% 11,426 14.40% 811,147 11.20% 

Built 1980 to 1989 3,749 14.45% 10,839 13.66% 1,068,601 14.76% 

Built 1970 to 1979 4,590 17.69% 14,352 18.09% 1,175,870 16.24% 

Built 1960 to 1969 1,663 6.41% 6,895 8.69% 906,490 12.52% 

Built 1950 to 1959 1,712 6.60% 7,354 9.27% 1,077,380 14.88% 
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Table 21   
Age  of  Housing  Stock  & Housing  Stock  Conditions  by  Tenure  

Visalia,  Tulare  County,  and  California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Built 1940 to 1949 935 3.60% 3,787 4.77% 430,809 5.95% 

    Built 1939 or earlier 543 2.09% 3,466 4.37% 573,626 7.92% 

TOTAL 25,950 100.00% 79,353 100.00% 7,241,318 100.00% 

Units Lacking Complete 
Plumbing Facilities 32 0.12% 138 0.17% 17,434 0.24% 

Units Lacking Complete 
Kitchen Facilities 89 0.34% 281 0.35% 23,476 0.32% 

Median Year Built 1989 1984 1975 

Renter Occupied Housing Units 

Built 2014 or later 647 3.61% 1244 2.08% 134,109 2.29% 

Built 2010 to 2013 786 4.39% 2,418 4.05% 122,304 2.09% 

Built 2000 to 2009 2,467 13.77% 7,599 12.73% 508,460 8.67% 

Built 1990 to 1999 2,208 12.32% 9,251 15.50% 637,220 10.87% 

Built 1980 to 1989 3,316 18.51% 9,239 15.48% 898,705 15.33% 

Built 1970 to 1979 4,099 22.88% 11,134 18.65% 1,114,211 19.01% 

Built 1960 to 1969 1,790 9.99% 6,168 10.33% 834,432 14.24% 

Built 1950 to 1959 1,342 7.49% 5,183 8.68% 689,973 11.77% 

Built 1940 to 1949 674 3.76% 3,418 5.73% 332,220 5.67% 

Built 1939 or earlier 588 3.28% 4,037 6.76% 590,162 10.07% 

TOTAL 17,917 100.00% 59,691 100.00% 5,861,796 100.00% 

Units Lacking Complete 
Plumbing Facilities 203 1.13% 343 0.57% 36,908 0.63% 

Units Lacking Complete 
Kitchen Facilities 410 2.29% 690 1.16% 128,184 2.19% 

Median Year Built 1981 1980 1974 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25036, B25037, B25049, B25053 

These broad statistical factors suggest that Visaliaôs housing stock is in relatively good condition 

compared to communities with larger shares of older homes. 

The City of Visalia Building Division manages the issuance of building permits and can provide 

reports on the numbers and types of building permits issued over a period of time.  The Cityôs 

reporting system, however, does not track permits that are issued specifically to address a 

substandard building issue, as the permit can be utilized for a building enhancement on a non - 

substandard unit. These types of issues are addressed through ñresidential alterationò permits, 

which cover a large array of subtypes including but not limited to building compliance inspections, 

plumbing, mechanical, electrical, reroofs, and additions or remodels. Between 2019 and 2021, the 

City issued 7,623 residential alteration permits for single and multifamily units, averaging 2,541 

permits per year or approximately 5.8 percent of the total units in Visalia. This is up from an 

average of 1,717 between 2017 and 2018. Staffôs review of the permit descriptions has found that a 

large majority of these permits are for repair or corrective issues. The City has further investigated 
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and found that in between 2019 and 2021, the Cityôs Code Enforcement Division had 303 

substandard housing cases, averaging 101 cases per year. 

There are a number of properties that are substandard or poor condition that could benefit from 

improvements or programs. The 2019 windshield study, conducted by the City, found that, while the 

overall conditions of homes and neighborhoods are good, 22 percent of single-family neighborhoods 

fell into the poor -fair category. These areas are concentrated in north Visalia near Houston Avenue, 

as well as in the area just north of Tulare Avenue between South Mooney Blvd and S. Ben Maddox 

Way. Further, the study found that the overall condition of the neighborhoods assessed are almost 

equally divided between those rated as in good condition with access to amenities such as shopping 

centers or public facilities such as parks, and those rated as in poor-to-fair condition. Multifamily 

units in poor condition were identified in the northern portion of the city but were not concentrated 

in a particular area. 

Housing Affordability 

State law (Government Code Section 65583(a)(2)) requires ñan analysis and documentation of 

household characteristics, including level of payment compared to ability to pay.ò Identifying and 

evaluating existing housing needs are a critical component of the housing element. This requires 

comparison of resident incomes with the local cost of housing. The analysis helps local governments 

identify existing housing conditions that require addressing and households with housing cost 

burdens or unmet housing needs. This section includes an analysis of housing cost burden, ability to 

pay for housing, and the cost of housing.  

The data in this section uses the most recent (2019) Comprehensive Housing Affordability Strategy 

(CHAS) data from the United States Housing and Urban Development (HUD). Household income 

groups shown in the CHAS tabulation are based on the HUD-adjusted area median income (AMI). 

The list below shows the definition of housing income limits as they are applied to housing units in 

Visalia. 

¶ Extremely Low -Income Unit  is one that is affordable to households whose combined 

income is less than 30 percent of the area median income (AMI) for Visalia as established 

by HUD using the Visalia-Porterville Metropolitan Statistical Area (MSA). A 4-person 

household is considered to be extremely low-income in Visalia if its combined income was 

$25,750 or less in 2019. 

¶ Very Low -Income Unit  is one that is affordable to a household whose combined 

income is between 31 and 50 percent of the AMI as established by HUD for the Visalia-

Porterville MSA. A 4-person household is considered to be very low-income in Visalia if its 

combined income was between $25,751 and $32,400 in 2019. 

¶ Low -Income Unit  is one that is affordable to a household whose combined income is at 

or between 51 and 80 percent of the AMI as established by HUD for the Visalia-Porterville 

MSA. A 4-person household is considered to be low-income in Visalia if its combined 

income was between $32,401 and $51,850 in 2019. 
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¶ Moderate -Income Unit  is one that is affordable to a household whose combined 

income is at or between 81 and 120 percent of the AMI as established by HUD for the 

Visalia- Porterville MSA. A 4-person household is considered to be median-income in 

Visalia if its combined income was between $51,851 and $77,775 in 2019. 

¶ Above Moderate -Income Unit is one that is affordable to a household whose 

combined income is above 121 percent of the AMI as established by HUD for the Visalia-

Porterville MSA. A 4- person household is considered to be above moderate-income in 

Visalia if its combined income exceeded $77,775 in 2019. 

According to HUD, the median family income for a household in the Visalia-Porterville MSA was 

$50,900 in 2019. Income limits based on persons per household are calculated using a formula 

developed by HUD (see Table 22). Data from 2019 representing the Visalia-Porterville MSA is shown 

here because HUDôs most recent dataset is built upon 2019 American Community Survey data and 

compares MSAs rather than jurisdiction level information.  

Table 22   
HUD Income  Limits  based  on  Persons  per  Household  

Visalia -Porterville,  CA MSA 
FY 2019  

Income Categories 
Persons per Household 

1 2 3 4 5 6 7 8 

Extremely Low-Income $13,650 $16,910 $21,330 $25,750 $30,170 $34,590 $39,010 $42,800 

Very Low-Income $22,700 $25,950 $29,200 $32,400 $35,000 $37,600 $40,200 $42,800 

Low-Income $36,300 $41,500 $46,700 $51,850 $56,000 $60,150 $64,300 $68,450 

Median Family Income $50,900 

Source: U.S. Department of Housing and Urban Development, 2019. https:/ /www.h uduser.gov/portal/datasets/il.html  

Housing  Cost  Burden  

This section provides an analysis of the proportion of households ñoverpaying for housingò based on 

income level and percentage of income used for housing (i.e., housing cost). Lower -income 

households are defined as those that earn 80 percent or less of the area median income. Housing 

cost is measured as the percentage of income. A ñmoderate cost burdenò is defined by HUD as gross 

housing costs between 31 and 50 percent of gross income. A ñsevere cost burdenò is defined as 

gross housing costs exceeding 50 percent of gross income. For renters, gross housing costs include 

rent paid by the tenant plus utilities. For owners, housing costs include mortgage payment, taxes, 

insurance, and utilities. 

The impact of high housing costs falls disproportionately on extremely low -, very low-, and low- 

income households, especially renters. While some higher-income households may choose to spend 

greater parts of their income for housing, the cost burden for l ower-income households reflects 

choices limited by a lack of a sufficient supply of housing affordable to these households. Low-

income households, who are overpaying for housing, frequently have insufficient resources for other 

critical essentials, including food and medicine. This is a significant hardship for many workers, 

http://www.huduser.gov/portal/datasets/il.html
http://www.huduser.gov/portal/datasets/il.html
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families and seniors, but it also impacts local economies as money that might otherwise be spent in 

local stores generating sales tax revenues is being spent on housing. 

Table 23 shows the Comprehensive Housing Affordability Strategy (CHAS) data from the 2015- 2019 

American Community Survey (ACS) regarding the percentage of households with a moderate 

housing cost burden (greater than 30 percent) and severe cost burden (greater tha n 50 percent) by 

income group and tenure for Visalia. 

Table 23   
Housing Cost Burden by Household Income Classification  

Visalia  
2015 -2019 ACS  

 Owners Renters Total 

Household Income <= 30% HAMFI (Extremely Low Income) 

Number with any housing problems 1,430 2,960 4,390 

Percent with any housing problems 80.34% 85.55% 83.78% 

Number w/ Cost Burden > 30% 1,415 2,960 4,375 

Percent w/ Cost Burden > 30% 79.49% 85.55% 83.49% 

Number w/ Cost Burden > 50% 1,275 2,280 3,555 

Percent w/ Cost Burden > 50% 71.63% 65.90% 67.84% 

TOTAL HOUSEHOLDS <= 30% HAMFI 1,780 3,460 5,240 

Household Income > 30% to <= 50% HAMFI (Very Low Income) 

Number with any housing problems 1,210 2,530 3,740 

Percent with any housing problems 60.50% 88.77% 77.11% 

Number w/ Cost Burden > 30% 1,165 2,325 3,490 

Percent w/ Cost Burden > 30% 58.25% 81.58% 71.96% 

Number w/ Cost Burden > 50% 745 830 1,575 

Percent w/ Cost Burden > 50% 37.25% 29.12% 32.47% 

TOTAL HOUSEHOLDS > 30% to <= 50% HAMFI 2,000 2,850 4,850 

Household Income > 50% to <= 80% HAMFI (Low Income) 

Number with any housing problems 2,350 2,205 4,265 

Percent with any housing problems 61.04% 62.64% 57.87% 

Number w/ Cost Burden > 30% 2,305 1,965 3,955 

Percent w/ Cost Burden > 30% 59.87% 55.82% 53.66% 

Number w/ Cost Burden > 50% 245 290 1,005 

Percent w/ Cost Burden > 50% 6.36% 8.24% 13.64% 

TOTAL HOUSEHOLDS > 50% to <= 80% HAMFI 3,850 3,520 7,370 

Household Income > 80% to <= 100% HAMFI (Moderate Income) 

TOTAL HOUSEHOLDS > 80% to <= 100% HAMFI 2,115 2,075 4,190 

Household Income > 100% HAMFI (Moderate and Above Moderate Income 

TOTAL HOUSEHOLDS > 100% HAMFI 16,065 5,535 21,600 

 

GRAND TOTAL HOUSEHOLDS 25,810 17,440 43,250 

HAMFI =  HUD Area Median Family Income 

Source: HUD Consolidated Planning /  Comprehensive Housing Affordability Strategy (CHAS) database, 2019. 

https:/ /www.huduser.gov/portal/datasets/cp.html  

The 2015-2019 data is the most recent data offered by CHAS. Approximately 40 percent of 

households in Visalia, or 17,460 households, had extremely low-, very low- or low-incomes. That is, 

http://www.huduser.gov/portal/datasets/cp.html
http://www.huduser.gov/portal/datasets/cp.html
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they earned less than 80 percent of the median income for Visalia. Of the lower -income households 

in Visalia, about 56.3 percent were renters and 43.7 percent were owners.  

Rates of housing cost burden were far greater among extremely- and very low-income renter 

households than among low-income owner households. For low-income renter households (> 50% 

to <= 80% median family income), rates of housing cost burden were similar between renter- 

(63 percent) and owner-occupied households (61 percent). 

Housing  Cost  Burden  for  Extremely  Low -Income  Households  

Extremely low-income (ELI) households are defined as those households with incomes under 30 

percent of the area median income. Extremely low-income households typically consist of minimum 

wage workers, seniors on fixed incomes, the disabled, and farmworkers. This income group is likely 

to live in overcrowded and substandard housing conditions. This group of households has specific 

housing needs that require greater government subsidies and assistance, housing with supportive 

services, single room occupancy (SRO) and/or shared housing, and/or rental subsidies or vouchers. 

In recent years, rising rents, higher income and credit standards imposed by landlords, and 

insufficient government assistance has exacerbated the problem. Without adequate assistance this 

group has a high risk of homelessness.  

Based on HUD calculations, in Visalia, a household of four persons with an income of $25,750 in 

2019 would qualify as an extremely low-income household. Table 24 shows the number of 

extremely low-income households and their housing cost burden in Visalia based on the CHAS 2015-

2019 data. As shown in the table, Visalia had a lower percentage (12.12 percent) of ELI households 

than Tulare County (17.85 percent) and t he State (16.84 percent). Following the statewide and 

countywide trends for ELI households, the city had a larger proportion of renter households and a 

smaller proportion of owner households. In Visalia, 83.49 percent of ELI households had a 

ñmoderateò housing cost burden (paying more than 30 percent of income for housing) and 67.84 

percent of ELI households had a ñsevereò housing cost burden (paying more than 50 percent of 

income for housing). Households experiencing severe housing cost burden in Visalia was one 

percent higher than the respective countywide total and about 5 percent higher than the respective 

statewide total. Renters of ELI households had a higher likelihood of housing cost burden than 

owners in Visalia; 85.55 percent of ELI renters had a ñmoderateò cost burden compared to 79.49 

percent of owners, and 65.9 percent of renters had a ñsevereò cost burden compared to 71.3 

percent of owners. This information suggests that there is a need for affordable rental units for 

extremely low-income residents in Visalia. 

Based on Visaliaôs 2023-2031 RHNA, there is a projected need for 1,871 extremely low-income 

housing units (which assumes 50 percent of the very low -income allocation) within the city.
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Table 24   
Housing Cost Burden of Extremely Low -Income Households  

Visalia, Tulare County, and California  
2019  

  Visalia Tulare County California 

Owners Renters Total Owners Renters Total Owners Renters Total 

¢ƻǘŀƭ 

IƻǳǎŜƘƻƭŘǎ 
нрΣумл мтΣппл поΣнрл туΣуср рфΣотл моуΣнпл тΣмрпΣрул рΣууфΣсур моΣлппΣнср 

9[L  

IƻǳǎŜƘƻƭŘǎ 
мΣтул оΣпсл рΣнпл тΣрлл мтΣмтр нпΣстр спуΣспл мΣрптΣуфр нΣмфсΣрор 

҈ ƻŦ ¢ƻǘŀƭ 

IƻǳǎŜƘƻƭŘǎ 
сΦфл҈ мфΦуп҈ мнΦмн҈ фΦрм҈ нуΦфо҈ мтΦур҈ фΦлт҈ нсΦну҈ мсΦуп҈ 

9[L IƻǳǎŜƘƻƭŘ /ƻǎǘ .ǳǊŘŜƴǎ 

bǳƳōŜǊ ǿƛǘƘ 

/ƻǎǘ .ǳǊŘŜƴ 

Ҕ ол҈ 

мΣпмр нΣфсл пΣотр рΣфрр мпΣпфр нлΣпрл птпΣммр мΣнррΣнтр мΣтнфΣофл 

tŜǊŎŜƴǘ ǿƛǘƘ 

/ƻǎǘ .ǳǊŘŜƴ 

Ҕ ол҈ 

тфΦпф҈ урΦрр҈ уоΦпф҈ тфΦпл҈ упΦпл҈ унΦуу҈ тоΦлф҈ умΦмл҈ туΦто҈ 

bǳƳōŜǊ ǿƛǘƘ 

/ƻǎǘ .ǳǊŘŜƴ 

Ҕ рл҈ 

мΣнтр нΣнул оΣррр рΣлфр ммΣпмр мсΣрмл оумΣмтр мΣлоуΣофр мΣпмфΣртл 

tŜǊŎŜƴǘ ǿƛǘƘ 

/ƻǎǘ .ǳǊŘŜƴ 

Ҕ рл҈ 

тмΦсо҈ срΦфл҈ стΦуп҈ стΦфо҈ ссΦпс҈ ссΦфм҈ руΦтт҈ стΦлу҈ спΦсо҈ 

Source: HUD Consolidated Planning /  Comprehensive Housing Affordability Strategy (CHAS) database, 2019. 

https:/ /www.h uduser.gov/portal/datasets/cp.html  

Ability  to  Pay for  Housing  

Table 25 shows the 2019 HUD-defined household income limits for extremely low-, very low-, 

low-, median and moderate-income households in the Visalia-Porterville MSA by the number of 

persons in the household. It also shows maximum affordable monthly rents and maxi mum 

affordable purchase prices for homes. According to the U.S. Department of Housing and Urban 

Development (HUD), housing is classified as ñaffordableò if households do not pay more than 30 

percent of gross income for payment of rent (including utilities)  or monthly homeownership 

costs (including mortgage payments, taxes, and insurance). Since above moderate-income 

households do not generally have problems locating affordable units, affordable housing is 

usually defined as units that are reasonably priced for low- and moderate-income households. 

http://www.huduser.gov/portal/datasets/cp.html
http://www.huduser.gov/portal/datasets/cp.html
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The following section compares 2019 income levels and ability to pay for housing with actual 

housing costs. 

For purposes of this section, the term ñaffordableò is defined as housing that is affordable to 

extremely low-, very low-, and low-income categories, regardless of whether the housing is 

market priced, or is deed restricted as a result of Federal, State, o r Local funding assistance, 

non-monetary incentive program, or tax increment reduction or waiver program. Affordable 

housing is housing that requires no more than 30% of an income qualifying occupantôs gross 

salary to maintain the housing unit. In addition , for purposes of the Housing Element, affordable 

housing includes any housing developed at a gross density of 30 units or more per acre. 

Table 25   
Ability to Pay for Housing based on HUD Income Limits  

Visalia -Porterville MSA  
2019  

Extremely Low-Income Households at 30% of 2019 Median Family Income 

 Studio 1 BR 2 BR 3 BR 4 BR 5 BR 6 BR 7 BR 

Number of Persons 1 2 3 4 5 6 7 8 

Income Level $13,650 $16,910 $21,330 $25,750 $30,170 $34,590 $39,010 $42,800 

Max. Monthly Gross Rent 
(1) 

$341 $423 $533 $644 $754 $865 $975 $1,070 

Max. Purchase Price (2)    $120,300     

 Very Low-Income Households at 50% of 2019 Median Family Income 

 Studio 1 BR 2 BR 3 BR 4 BR 5 BR 6 BR 7 BR 

Number of Persons 1 2 3 4 5 6 7 8 

Income Level $22,700 $25,950 $29,200 $32,400 $35,000 $37,600 $40,200 $42,800 

Max. Monthly Gross Rent 
(1) 

$568 $649 $730 $810 $875 $940 $1,005 $1,070 

Max. Purchase Price (2)    $151,000     

 Low-Income Households at 80% of 2019 Median Family Income 

 Studio 1 BR 2 BR 3 BR 4 BR 5 BR 6 BR 7 BR 

Number of Persons 1 2 3 4 5 6 7 8 

Income Level $36,300 $41,500 $46,700 $51,850 $56,000 $60,150 $64,300 $68,450 

Max. Monthly Gross Rent 
(1) 

$908 $1,038 $1,168 $1,296 $1,400 $1,504 $1,608 $1,711 

Max. Purchase Price (2)    $241,800     

Notes: Incomes based on the Visalia-Porterville MSA; FY 2019 Median Family Income: $50,900; HUD FY 2019 

Section 8 Income Limits. 

1 Assumes that 30 percent of income is available for either: monthly rent, including utilities; or mortgage 

payment, taxes, mortgage insurance, and homeowners insurance. 

2 Assumes 95 percent loan and 5 percent down payment at 4.05 percent annual interest rate (2019) and 30 -

year fixed term; assumes taxes, mortgage insurance, and homeownersô insurance account for approximately 30 

percent of total monthly payments.   

Source: U.S. Department of Housing and Urban Development, 2019. 

https://www.huduser.gov/portal/datasets/il.html  

https://www.huduser.gov/portal/datasets/il.html
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Housing  Values  

Table 26, shown below, gives the average sale price for existing homes and for newly 

constructed homes sold in Visalia between 2010 and 2022. In 2022, the median price for an 

existing home was $372,961 and the median price for a newly constructed home was $369,450. 

The median price of existing homes in Visalia was lowest in 2010 following the 2008 recession, 

with a negative 23 percent change from the previous period. As of 2022, the median price for an 

existing home has risen 16 percent above the median price in 2020. 

Table 26   
Median Prices of Existing Homes and New Home Construction  

Visalia  
2010 to 2022  

 
2010 2012 2014 2016 2018 2020 2022 

Median Price $153,200 $148,850  $194,900  $220,000  $256,950  $322,595  $372,961  

Percent Change -23% -3% 31% 13% 17% 26% 16% 

New Construction N/A $222,889  $265,286  $326,743  $288,304  $337,540  $369,450  

Percent Change N/A N/A 19% 23% -12% 17% 9% 

Source: Tulare County Association of Realtors; Zillow, accessed February 2023. 

Rebounding house values and declining foreclosure activity have resulted in general economic 

benefit to individual property owners, to the community, and to the economy. It has had the 

effect of stabilizing living arrangements among community households, particularly among 

households that had already lost their homes or who have been at risk of losing their homes due 

to properties being ñunderwaterò relative to their loan balances. 

However, this has also resulted in a contrasting challenge for home affordability, particularly at 

the low and very low household income levels. While the availability of newly constructed homes 

has steadily increased (particularly since 2012 which has shown steady year to year growth 

which now is over 138 units per year), the increased sales prices of new homes that has 

facilitated the growth in new construction has also raised the price of existing homes which 

typically serve as the Cityôs stock of affordable first-time home buyerôs housing. 

Rental  Rates  

Table 27 shows HUD-defined fair market rent (FMR) for the Visalia -Porterville MSA for 2022. In 

general, the FMR for an area is the amount that would be needed to pay the gross rent (shelter 

rent plus utilities) of privately owned, decent, safe, and sanitary rental  housing of a modest 

(non-luxury) nature with suitable amenities. HUD uses FMRs for a variety of purposes: FMR 

determines the eligibility of rental housing units for the Section 8 Housing Assistance program; 

Section 8 Rental Certificate program participants cannot rent units whose rents exceed the 

FMRs; and FMRs also serve as the payment standard used to calculate subsidies under the 

Rental Voucher program. 
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The 2022 FMR for a 2-bedroom unit is $1,021, which is affordable to the household, assuming 

such a unit was available in Visalia. However, a 3-person very low-income household ($29,200) 

could afford to pay only $730 for a two -bedroom unit, which is below t he 2022 FMR. 

Since the FMR applies to the entire Visalia-Porterville MSA, residents of communities with higher 

rental rates are likely to find that there is a limited supply of rental units at the regional FMR 

(i.e., a 2 - bedroom unit for $1,021, with utilities include d). The lack of affordability would be 

even worse for the very low -income household mentioned above if the household has to spend 

more than the FMR amount to rent a unit in Visalia.  

Table 27   
HUD Fair Market Rent  
Visalia -Porterville MSA  

2022  

Bedrooms in Unit 2019 FMR 

Efficiency $772  

1 Bedroom $786  

2 Bedrooms $1,021  

3 Bedrooms $1,434  

4 Bedrooms $1,661 

Source: U.S. Department of Housing and Urban Development, 2022. FY 2022 Fair Market Rent Documentation 

System. https:/ /www.h uduser.gov/portal/datasets/fmr.html  

According to HUD, ñthe level at which FMRs are set is expressed as a percentile point within the 

rent distribution of standard-quality rental housing units. The current definition used is the 40 th 

percentile rent, the dollar amount below which 40 percent of the standard -quality rental housing 

units are rented. The 40th percentile rent is drawn from the distribution of rents of all units 

occupied by recent movers (renter households who moved to their present residence within the 

past 15 months). Public housing units and units less than 2 years old are excluded.ò 

Average  Monthly  Rents  

Table 28 shows approximate rents for various apartment complexes as well as single-family 

homes in Visalia as of February 2023. Rents vary widely based on the number of bedrooms, age 

of the facility and location. Depending on the cost of utilities, there are apart ments listed in 

Table 28 that would be affordable to low -income households. Only the lowest-priced rental units 

listed in the table would be affordable to very low -income households and none would be 

affordable to extremely low -income households. Approximately half of the houses and 

apartments surveyed on the listings would be affordable to low -income households. Based on 

the affordable rents listed in Table 27, single-wage earners in Visalia would have difficulty 

affording a 1-bedroom apartment. 

  

http://www.huduser.gov/portal/datasets/fmr.html
http://www.huduser.gov/portal/datasets/fmr.html
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Table 28   
Sample and Average Rental Housing Prices  

Visalia  
2023  

 Studio 1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms 

Apartment Complexes 

Outrigger    $1,495      

Sierra Ridge  $925  $1,040      

Oak Park Townhomes  $1,750 $2,050      

Cedar Brook    $938  $1,075   

Oak View  $1,814  $2,266      

Lowest Found  $650  $725  $995    

Single-Family Homes 

Single-Family Homes  $968  $1,588  $1,994  $1,815  

Sample Size  4 10 14 16 

Source: http://www.apartments.com;  http://www.rent.com.  Accessed February 2023. 

 

Housing Authority Payment 
Standard 

$1,073 $1,102 $1,451 $2,018 $2,327 

Source: Zillow, accessed February 2023; Housing Authority of Tulare County, Payment Standard and Utility 

Allowance, 2023, https://www.hatc.net/section -8.php?nbl=S8 

Special Housing Needs 

Within the general population of Visalia there are several groups of people who have special 

housing needs. These needs can make it difficult for members of these groups to locate suitable 

housing. The following subsections discuss the special housing needs of six groups identified in 

State housing law (Government Code, Section 65583(a)(6)): ñelderly, persons with disabilities, 

large families, farmworkers, families with female heads of households, and families and persons 

in need of emergency shelter.ò Where possible, estimates of the population or number of 

households in Visalia belonging to each group are shown. 

Seniors  

Senior citizens or qualifying residents in the state of California are defined as persons 65 years 

and older. Seniors often face unique housing problems. While many may own their homes 

outright, fixed retirement incomes may not always be adequate to cover rising utility rates and 

insurance. Also, many elderly homeowners do not have sufficient savings to finance the 

necessary repairs costs. Table 29 shows information on the number of seniors, the number of 

senior households, households based on family / nonfamily status, and senior households by 

tenure in Visalia, Tulare County, and California in 2021. 

 

http://www.rent.com/
https://www.hatc.net/section-8.php?nbl=S8
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Table 29   
Senior Populations and Households  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Population 

TOTAL POPULATION 133,100 100.00% 463,955 100.00% 39,346,023 100.00% 

TOTAL SENIORS  17,512  13.16%  52,826  11.39%  5,644,497  14.35% 

Male 7,559 5.68% 23,886 5.15% 2,511,445 6.38% 

Female 9,953 7.48% 28,940 6.24% 3,133,052 7.96% 

Households 

TOTAL HOUSEHOLDS 43,867 100.00% 139,044 100.00% 13,103,114 100.00% 

Households with one or more people 
65 years and over 12,795 29.17% 37,461 26.94% 3,923,027 29.94% 

1-person household 4,659 10.62% 11,121 8.00% 1,256,365 9.59% 

2-person household 8,136 18.55% 26,340 18.94% 2,666,662 20.35% 

- Family households 7,894 18.00% 25,609 18.42% 2,501,617 19.09% 

- Nonfamily households 242 0.55% 731 0.53% 165,045 1.26% 

Senior householder owner-occupied 7,816 61.09% 22,482 60.01% 2,340,689 59.67% 

Senior householder renter-occupied  2,747  21.47%  7,494  20.00%  858,161  21.87% 

Source: U.S. Census, American Community Survey, 2020 (5-year estimate), B11007, B25007, S0101. 

Seniors represented 13.16 percent of the population in Visalia in 2020 compared to 11.39 

percent of the population in Tulare County and 14.35 percent in California. Senior households 

represented 29.17 percent of all households in Visalia compared to 26.94 percent in Tulare 

County and 29.94 percent in California. Senior households have a high homeownership rate. As 

shown, 61.09 percent of senior households in Visalia owned their homes in 2020, compared to 

60.01 percent of all households in the county. While some seniors may prefer to live in single-

family detached homes, others desire a smaller, more affordable home with less upkeep, such 

as condos, townhouses, apartments, or mobile homes. In general, most senior households 

consist of a single elderly person living alone or in a couple. In comparison, among non -senior 

households, a smaller percentage of households live alone. This information suggests that senior 

households may prefer smaller housing units than the general population. Some seniors have 

the physical and financial ability to continue driving well into their retirement; however, those 

who cannot or choose not to drive must rely on alternative forms of transportation. This includes 

bus routes, ride sharing, and walking.  

Table 30 shows the housing cost burdens by elderly family type and tenure in Visalia based on 

data extracted through HUDôs Comprehensive Housing Affordability Strategy or CHAS (note that 

the CHAS data defines senior or elderly as age 62 and over, as opposed to the American 

Community Survey that reports seniors as age 65 and older). Based on data in this table, of all 

elderly persons in lower-income categories (less than or equal to 80% HAMFI), approximately 
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54 percent of all senior-owner households and 69 percent of all senior-renter households in 

Visalia had a housing cost burden of 30 percent or greater. In general, when compared to all 

households with housing cost burdens (see Table 23), the percentage of senior households in 

Visalia with a cost burden was higher than total households in Visalia with a cost burden 

(approximately 44 percent among owners and 56 percent among renters).  

Table 30   
Housing  Cost  Burden  by  Elderly  Family  Type and  Tenure  

Visalia  
2019 CHAS  

 Owners Renters  

Elderly 
Family 

Elderly 
Non- 
family 

Elderly 
Family 

Elderly 
Non- 

family 
Total 

Household Income <= 30% HAMFI  Extremely Low-Income 

Number with any housing problems 195 410 205 505 1,315 

Number w/ Cost Burden <= 30% 10 200 0 120 330 

Number w/ Cost Burden > 30% to <= 50% 30 45 20 135 230 

Number w/ Cost Burden > 50% 165 365 190 370 1,090 

TOTAL HOUSEHOLDS <= 30% HAMFI 205 670 215 640 1,730 

Household Income > 30% to <= 50% HAMFI Very Low-Income 

Number with any housing problems 315 280 60 270 925 

Number w/ Cost Burden <= 30% 120 315 25 165 625 

Number w/ Cost Burden > 30% to <= 50% 60 145 55 125 385 

Number w/ Cost Burden > 50% 250 135 4 145 534 

TOTAL HOUSEHOLDS > 30% to <= 50% HAMFI 430 600 90 435 1,555 

Household Income > 50% to <= 80% HAMFI Low-Income 

Number with any housing problems 195 225 170 145 735 

Number w/ Cost Burden <= 30% 290 395 155 125 965 

Number w/ Cost Burden > 30% to <= 50% 140 175 95 75 485 

Number w/ Cost Burden > 50% 55 55 75 70 255 

TOTAL HOUSEHOLDS > 50% to <= 80% HAMFI 480 620 320 275 1,695 

Household Income > 80% to <= 100% HAMFI 

TOTAL HOUSEHOLDS > 80% to <= 100% HAMFI 430 395 100 130 1,055 

Household Income > 100% HAMFI 

TOTAL HOUSEHOLDS > 100% HAMFI 2,685 1,115 280 375 4,455 

 

GRAND TOTAL HOUSEHOLDS 4,230 3,400 1,005 1,855 10,490 

Elderly family constitutes 2 persons with either or both age 62 and over.  

HAMFI = HUD Area Median Family Income 

Source: HUD Consolidated Planning / Comprehensive Housing Affordability Strategy (CHAS) database, accessed 

2023. https:/ /www.h uduser.gov/portal/datasets/cp.html  

  

http://www.huduser.gov/portal/datasets/cp.html
http://www.huduser.gov/portal/datasets/cp.html
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Supplemental Security Income (SSI) is a needs-based program that pays monthly benefits to 

persons who are 65 or older, blind, or have a disability. Seniors who have never worked nor 

have insufficient work credits to qualify for Social Security disability o ften receive SSI benefits. 

In fact, SSI is the only source of income for a number of low -income seniors. The amount of SSI 

payment for eligible participants is $914 for a single person and $1,371 for a couple as of 

January 2023 (Source: https:// www.ssa.gov/oact/cola/SSI.html).  As of December 2021 there 

were 6,846 recipients of SSI over the age of 65 in Tulare County. (Source: 

https://www.ssa.gov/policy/docs/statcomps/ssi_sc/2021/ca.html ) 

The Housing Authority of the County of Tulare provides rental assistance to very low and 

moderate- income seniors throughout the county and manages three assisted senior housing 

developments within the City:  

¶ Kimball Court: located on the south side of Kimball Avenue between West and Court 

Streets, provides 94 units for seniors in duplexes and fourplexes with one on-site 

managers unit in a gated environment.  

¶ Westport Village: located on east side of Akers Street north of Caldwell Avenue, a 

development with 109 lots for pre -manufactured housing for seniors, includes 25 

units with subsidies for seniors at or below 60 percent of adjusted median income 

(AMI). 

¶ Visalia Garden Villas: located south of Tulare Avenue and east of Akers Street, 

provides 60 units for very low - and moderate-income seniors. 

The City continues to look for opportunities to partner with agencies, developers, and non -profit 

organizations for the construction and/or rehabilitation of affordable senior housing. The City 

partnered with Christian Church Homes/Visalia Senior Housing on the development of a 43-unit 

senior housing development, known as Sierra Meadows. The project was completed in 2011, 

with a total development cost of $9.6 million, including $2.8 million in HO ME Investment 

Partnership Funds, and U. S. Department of Housing and Urban Development (HUD) Section 

202 Supportive Housing funding for the Elderly. The project was the first leadership in Energy 

and Environmental Design (LEED) Gold-certified in the State of California. More recently, in 2020 

the City finaled permits for 40 lower income non -deed restricted senior units, and in 2022 the 

City issued permits and construction commenced on 66 lower-income deed restricted senior 

units. Additionally, the City work s closely with Self-Help Enterprises, a Community Housing 

Development Organization (CHDO) and the Housing Authority to develop low-income affordable 

housing within the City.  

As shown in Table 31, there are 27 residential elder care facilities licensed in Visalia with a total 

capacity of 1,398 residents with the average facility size being 52 units. Of these units, City -

assisted projects account for 552 units/beds. 

  

http://www.ssa.gov/oact/cola/SSI.html)
https://www.ssa.gov/policy/docs/statcomps/ssi_sc/2021/ca.html
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Table 31   
Residential Elder Care Facilities  

Visalia  
2019  

Name Address Capacity 

Augdon Senior Care Home 2610 S. Dollner Street 6 

Casa Grande Assisted Living 347 E. Walnut Avenue 49 

Casa Grande Senior Care Home #2 417 E. Walnut Avenue 46 

Evergreen Residence 3030 W. Caldwell Avenue 40 

Glory Days Assisted Living For Seniors 1303 S. Pinkham Street 10 

J & M Elderly Homecare 3510 W. Elowin Avenue 6 

James Linwood Ranch 111 1/2 S. Linwood Street 6 

Jordeth Senior Care Home 2226 W. Perez Court 5 

Lourdes Senior Care Home 2234 E. Kaweah Court 6 

Magnolia Park Assisted Living* 2950 E. Douglas Avenue 48 

Open Arms Housing, The 3234 W. Iris Avenue 6 

Park Visalia Assisted Living, LLC 3939 W. Walnut Avenue 123 

Prestige Assisted Living At Visalia 3120 W. Caldwell Avenue 72 

Quail Park at Shannon Ranch 3440 W. Flagstaff Avenue 150 

Quail Park Memory Care Residences 5050 W. Tulare Avenue 44 

Quail Park Retirement Village, LLC 4600 W. Cypress Avenue 175 

Sierra Village Assisted Living 73 Molenstraat 22 

Sunflower Gardens 1818 S. Thomas Street 6 

T.L.C Assisted Living for Seniors 2530 S. Ben Maddox Way 26 

TOTAL 846 

Facility Name (City Assisted Projects) Address # of units 

Sierra Meadows 1120 E. Tulare Avenue 43 

Oak Meadows 111 W. School Avenue 60 

The Meadows 3900 W. Tulare Avenue 99 

Town Meadows 115 W. Murray Avenue 100 

Visalia Garden Villas 4901-5075 W. Crenshaw Avenue 60 

Kimball Court 303 W. Kimball Avenue 95 

Westport Village 3123 S. Avocado Street 25 

The Majestic Project 4545 W. Noble Avenue 70 

TOTAL 552 

*  Denotes a licensed community care facility and not a licensed assisted living residential care facility Source: 

City of Visalia, Fiscal Year 2020-2024 Consolidated Plan 

The City of Visalia is an entitlement and participating jurisdiction, which receives U. S. 

Department of Housing and Urban Development (HUD) funding, such as Community 
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Development Block Grant (CDBG) and HOME Investment Partnership (HOME) funds. As part of 

the Cityôs 2020-2024 Consolidated Plan, high priority needs were identified, with goals that 

include providing affordable housing opportunities to existing owner occupa nts, including 

accessibility and senior repairs. As funding becomes available, programs such as the Senior 

Mobile Home Repair Program will assist very low-income seniors or disabled individuals with 

emergency, minor repairs, and mobility needs. 

The Senior Center of Visalia provides activities and a lunch program for seniors. Senior Center 

staff has reported that seniors often ask for assistance with housing problems such as home 

repairs and finding affordable rental housing. The requests are prim arily for affordable rental 

housing because the seniorsô low incomes make it difficult to find housing that they can afford. 

People  with  Disabilities  

While there is limited data available on the housing needs of persons with disabilities in Visalia, 

data on the number of persons with disabilities is useful in inferring housing needs. Table 32 

shows information from the 2020 (5 -year estimate) American Community Survey on the 

disability status by age group for males and females in Visalia, Tulare County, and California. 

Table 32   
Disability Status by Sex and Age Group, Civilian Population  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

 Number Percent Number Percent Number Percent 

Total Population:  131,663  100.00%  459,748  100.00%  38,838,726  100.00% 

 With a disability  15,842  12.03%  53,760  11.69%  4,146,951  10.68% 

Under 5 years:  11,221  8.52%  36,942  8.04%  2,408,871  6.20% 

 With a disability  261  0.20%  490  0.11%  16,923  0.04% 

5 to 17 years:  27,339  20.76%  105,627  22.97%  6,534,036  16.82% 

 With a disability  1,799  1.37%  6,190  1.35%  289,883  0.75% 

18 to 34 years:  32,486  24.67%  111,509  24.25%  9,507,186  24.48% 

 With a disability  2,150  1.63%  6,550  1.42%  499,087  1.29% 

35 to 64 years:  43,447  33.00%  154,103  33.52%  14,840,209  38.21% 

 With a disability  5,399  4.10%  19,368  4.21%  1,445,493  3.72% 

65 to 74 years:  9,846  7.48%  30,741  6.69%  3,238,876  8.34% 

 With a disability  2,595  1.97%  9,560  2.08%  742,749  1.91% 

75 years and over:  7,324  5.56%  20,826  4.53%  2,309,548  5.95% 

 With a disability  3,638  2.76%  11,602  2.52%  1,152,816  2.97% 

Male 

Total:  63,518  48.24%  229,083  49.83%  19,165,001  49.35% 

 With a disability  7,304  5.55%  26,429  5.75%  1,982,180  5.10% 

Under 5 years:  5,470  4.15%  19,024  4.14%  1,232,938  3.17% 
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Table 32   
Disability Status by Sex and Age Group, Civilian Population  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

 Number Percent Number Percent Number Percent 

 With a disability  164  0.12%  331  0.07%  9,724  0.03% 

5 to 17 years:  13,356  10.14%  53,879  11.72%  3,334,728  8.59% 

 With a disability  986  0.75%  3,904  0.85%  183,118  0.47% 

18 to 34 years:  16,126  12.25%  56,225  12.23%  4,816,407  12.40% 

 With a disability  1,100  0.84%  3,313  0.72%  275,540  0.71% 

35 to 64 years:  21,086  16.02%  76,531  16.65%  7,309,447  18.82% 

 With a disability  2,633  2.00%  9,463  2.06%  705,367  1.82% 

65 to 74 years:  4,513  3.43%  14,610  3.18%  1,503,403  3.87% 

 With a disability  1,289  0.98%  4,811  1.05%  351,638  0.91% 

75 years and over:  2,967  2.25%  8,814  1.92%  968,078  2.49% 

 With a disability  1,132  0.86%  4,607  1.00%  456,793  1.18% 

Female 

Total:  68,145  51.76%  230,665  50.17%  19,673,725  50.65% 

 With a disability  8,538  6.48%  27,331  5.94%  2,164,771  5.57% 

Under 5 years:  5,751  4.37%  17,918  3.90%  1,175,933  3.03% 

 With a disability  97  0.07%  159  0.03%  7,199  0.02% 

5 to 17 years:  13,983  10.62%  51,748  11.26%  3,199,308  8.24% 

 With a disability  813  0.62%  2,286  0.50%  106,765  0.27% 

18 to 34 years:  16,360  12.43%  55,284  12.02%  4,690,779  12.08% 

 With a disability  1,050  0.80%  3,237  0.70%  223,547  0.58% 

35 to 64 years:  22,361  16.98%  77,572  16.87%  7,530,762  19.39% 

 With a disability  2,766  2.10%  9,905  2.15%  740,126  1.91% 

65 to 74 years:  5,333  4.05%  16,131  3.51%  1,735,473  4.47% 

 With a disability  1,306  0.99%  4,749  1.03%  391,111  1.01% 

75 years and over:  4,357  3.31%  12,012  2.61%  1,341,470  3.45% 

Source: U.S. Census, American Community Survey, 2020 (5-year estimate), B18101. 

In Visalia, 12.03 percent of the total population has a disability, compared to 11.69 percent in 

Tulare County and 10.68 percent in California. When broken by age group, the data shows that 

1.57 percent of the cityôs population under 18 years of age, 5.73 percent of the population 18 to 

64 years of age, and 4.73 percent of seniors (65 years and older) have a disability. The 

percentage of those with a disability is slightly less in the city than in Tulare County and 

California as a whole for both non-senior and senior populations, with the exception for those 

less than 18 years in age. 
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Table 33 compares the population by number and type of disability for Visalia, Tulare County, 

and California. The data indicates that the proportion of residents with a hearing or vision 

difficulty is greater in Visalia than in Tulare County and California. By contrast, smaller 

proportions of residents experience ambulatory, self-care, or independent living difficulties when 

compared to the county and state.  

Table 33   
Population by Number of Disabilities (Total Population)  

Visalia, Tulare County, California  
2020  

  City of 
Visalia 

Percent 
Tulare 
County 

Percent California Percent 

With One or More Types of Disability 15,842   53,760   4,146,951   

Hearing Difficulty 5,044 31.8% 15,419 28.7% 1,147,500 27.7% 

Vision Difficulty 3,587 22.6% 11,543 21.5% 778,145 18.8% 

Cognitive Difficulty 5,593 35.3% 19,279 35.9% 1,585,969 38.2% 

Ambulatory Difficulty 7,479 47.2% 26,924 50.1% 2,118,765 51.1% 

Self-Care Difficulty 2,784 17.6% 9,519 17.7% 964,579 23.3% 

Independent Living Difficulty 5,485 34.6% 20,943 39.0% 1,654,210 39.9% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B18102 - B18107. 

Table 34 includes data summarizing the housing location of residents with developmental 

disabilities. A majority of residents with a developmental disability live in the home of a parent, 

family member, or guardian (1,562). Further, 184 residents live in a communi ty care facility, 169 

live independently or in supportive housing, and 33 live in an intermediate care facility. Forty -

seven local residents with a developmental disability are currently living in a foster home.  

Table 34   
DDS Data on People with Developmental Disabilities - Residence  

Visalia, Tulare County, California  

  City of Visalia Tulare County California 

Home of Parent /Family /Guardian 1,562 4,948 309,381 

Independent /Supported Living 169 486 27,881 

Community Care Facility 184 581 23,728 

Intermediate Care Facility 33 113 6,188 

Foster /Family Home 47 141 8,288 

Other 10 77 4,792 

Source: DDS Quarterly Consumer Report, December 2021 

SSI program statistics show the number of persons with disabilities who may have housing 

needs because of their low incomes. As of December 2021, 14,228 SSI recipients in Tulare 

County were receiving benefits because they were blind or disabled. (Source: 

https:// www.ssa.gov/policy/  docs/statcomps/ssi_sc/2021/ca.html) Please note, although these 

figures can give a sense of the proportion of the population with different types of disabilities, a 

http://www.ssa.gov/policy/
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much smaller proportion of the population may actually require specially adapted housing to 

accommodate disabilities.) 

The Central Valley Regional Center coordinates services for persons with developmental 

disabilities (e.g., cerebral palsy, epilepsy, autism), some who are able to live independently with 

supportive services. According to a staff person at the Center for In dependent Living, most of 

the Centerôs clients are on SSI and thus have very limited budgets for housing expenses. As 

noted in the Fiscal Year 2021-2022 Central Valley Regional Center Purchase of Service 

Expenditure and Demographic Data (source: https:// www.cvrc.org/transparency-access-to-

info/pos-expenditure- data/), the CVRC serves a total of 9,435 clients aged 22 and older within 

its six-county service area (Fresno, Kings, Madera, Mariposa, Merced, and Tulare Counties). The 

report does not break out adults between the ages of 18 and 22. As reported in the 20 20 

census, the service area has a total population of 2,082,912. Of this total, the City of Visalia has 

142,978 or 6.9% of the total population. Assuming the City has a proportionate share of clients , 

there are 648 persons with qualifying developmental disabilities. 

Housing for non-adult developmentally disabled persons is typically under the jurisdiction of and 

placed in permanent housing (when not placed within the nuclear family home) by the Child 

Welfare Services Agency, or in some cases by the Juvenile Court. Consequently, the City lacks 

jurisdiction for the placement of non-adult developmentally disabled persons. The City supports 

supportive housing and other support facilities for persons with developmental disabilities. In 

Visalia there are 49 adult residential care facilities with a total bed capacity of 299 (source:  

https://data.chhs.ca.gov/dataset/community -care-licensing-adult-residential-facility-locations).  

The Housing Authority of the County of Tulare provides rental assistance to lower - and 

moderate- income families, seniors and individuals with disabilities throughout the county. They 

have two projects in Visalia: 

¶ Clark Court, which provides 12 units for the mentally disabled, and  

¶ Transitional Living Center, which provides transitional housing for the mentally 

disabled totaling 40 occupants. 

With regards to City committees, the City has two disability advocates who serve on the Citizens 

Advisory Committee that acts as a liaison between the public and the City Council concerning 

community issues. The Committee meets monthly and is represented by city staff.  

In late 2017, the City adopted a Reasonable Accommodation Ordinance addition to the Zoning 

Ordinance, in fulfillment of Program 5.3 of the Cityôs prior (5th cycle) Housing Element. The 

Ordinance states that structures or devices necessary to facilitate access to a building for 

persons with physical and non-physical disabilities shall be accommodated without the 

requirement to file an application for an except ion or variance. Further, the Reasonable 

Accommodation Ordinance includes procedures for providing exception in zoning and land use 

that may be necessary to ensure equal access to housing for persons requiring reasonable 

accommodation. For example, a housing development is allowed in any non-residentially zoned 

district ( i.e., Commercial or Office zone district), subject to approval of a Conditional Use Permit 

http://www.cvrc.org/transparency-access-to-info/pos-expenditure-
http://www.cvrc.org/transparency-access-to-info/pos-expenditure-
http://www.cdss.ca.gov/inforesources/Adult-Care-Licensing)
http://www.cdss.ca.gov/inforesources/Adult-Care-Licensing)
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(CUP). In the event a CUP for housing that includes a request for reasonable accommodation for 

a person or persons with disabilities, the CUP shall be evaluated and approved in the same 

manner as that of a CUP without a similar request for reasonable accommodation. However, any 

accommodations necessary to support reasonable accommodation shall not require a request for 

exception or variance as may be necessary to provide reasonable accommodation. 

Upon adoption of the Reasonable Accommodation Ordinance, an announcement of the 

ordinance together with a brochure describing the ordinance was made on the City website and 

at the Community Development Department permit counter, as well as disseminated thr ough 

the local Building Industry Association (BIA) and the Cityôs now decommissioned Disability 

Advocacy Committee.  

Persons with disabilities in Visalia have different housing needs depending on the nature and 

severity of the disability. Physically disabled persons generally require modifications to their 

housing units, such as wheelchair ramps, elevators or lifts, wide doorways, accessible cabinetry, 

and modified fixtures and appliances. If a disability prevents a person from operating a vehicle, 

then proximity to services and access to public transportation are particularly important. If a 

disability prevents an individual from working or limits income, then the cost of housing and the 

costs of modifications are likely to be even more challenging. Those with severe physical or 

mental disabilities may also require supportive housing, nursing facilities, or care facilities. In 

addition, many persons with disabilities rely solely on Supplemental Security Income, which is 

insufficient for market - rate housing. 

A growing number of architects and developers are integrating universal design principles into 

their buildings to increase the accessibility of the built environment. The intent of universal 

design is to simplify design and construction by making products,  communications, and the built 

environment usable by as many people as possible without the need for adaptation or 

specialized design. Applying these principles, in addition to the regulations specified in the 

Americans with Disabilities Act (ADA), to new construction in the city could increase the 

opportunities in housing and employment for everyone. Furthermore, studies have shown the 

access features integrated into the design of new facilities in the early conceptual stages 

increase costs less than half of one percent in most developments. 

The following are the seven principles of universal design outlined by Center for Universal 

Design: 

¶ Equitable Use - The design is useful and marketable to people with diverse abilities. 

¶ Flexibility in Use - The design accommodates a wide range of individual preferences 

and abilities. 

¶ Simple and Intuitive - Use of the design is easy to understand, regardless of the 

userôs experience, knowledge, language skills, or current concentration level. 

¶ Perceptible Information - The design communicates necessary information effectively 

to the user, regardless of ambient conditions or the userôs sensory abilities. 

¶ Tolerance for Error - The design minimizes hazards and the adverse consequences of 

accidental or unintended action. 
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¶ Low Physical Effort - The design can be used efficiently and comfortably with 

minimum fatigue.  

¶ Size and Space for Approach and Use - Appropriate size and space is provided for 

approach, reach, manipulation, and use regardless of userôs body size, posture, or 

mobility. 

The City has adopted the 2022 California Building Code including Title 24 regulations dealing 

with accessibility for persons with disabilities. Newer housing will meet minimum standards for 

access for persons with disabilities. 

Large  Families  /  Households  

The U.S. Department of Housing and Urban Development (HUD) defines a large household or 

family as one with five or more members. Large families may have specific needs that differ 

from other families due to income and housing stock constraints. The most cr itical housing need 

of large families is access to larger housing units with more bedrooms than a standard three -

bedroom dwelling. Multifamily rental housing units typically provide one or two bedrooms and 

not the three or more bedrooms that are required b y large families. As a result, the large 

families that are unable to rent single -family houses may be overcrowded in smaller units. In 

general, housing for families should provide safe outdoor play areas for children and should be 

located to provide convenient access to schools and child-care facilities. 

Table 35 shows the number and share of large households in Visalia, Tulare County, and 

California. Approximately 15.9 percent of all households in Visalia had five or more persons. Of 

these large households, 3,608 were owner-occupied households and 3,375 were renter-occupied 

households. The percentage of large owner-occupied households in Visalia (8.2 percent) was 

smaller than the percentage in Tulare County (11.0 percent) and larger than the percentage in 

California (7.6 percent). Similarly, the percentage of larg e renter-occupied households in the city 

(7.7 percent) was smaller than the percentage in Tulare County (10.2 percent) but larger than 

the percentage statewide (6.1 percent).  
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Table 35   
Size by Tenure  

Visalia, Tulare County, and California  
2020  

 Visalia Tulare County California 

Total Percent Total Percent Total Percent 

Total Occupied Housing Units 43,867   139,044   13,103,114   

Total Large Households (5 or More Persons) 6,983 15.9% 29,599 21.3% 1,809,518 13.7% 

      5-Person Household 3,988 9.1% 15,623 11.2% 1,025,856 7.8% 

      6-Person Household 1,726 3.9% 7,997 5.8% 440,129 3.3% 

      7-or-More Person Household 1,269 2.9% 5,979 4.3% 343,533 2.6% 

Owner-Occupied 25,950 59.2% 79,353 57.1% 7,241,318 55.3% 

      1-Person Household 5,194 11.8% 13,658 9.8% 1,416,913 10.8% 

      2-Person Household 8,597 19.6% 24,164 17.4% 2,403,865 18.3% 

      3-Person Household 4,059 9.3% 13,286 9.6% 1,235,833 9.4% 

      4-Person Household 4,492 10.2% 12,791 9.2% 1,182,987 9.0% 

      5-Person Household 2,070 4.7% 8,116 5.8% 567,528 4.3% 

      6-Person Household 891 2.0% 4,101 2.9% 238,866 1.8% 

      7-or-More Person Household 647 1.5% 3,237 2.3% 195,326 1.5% 

Renter-Occupied 17,917 40.8% 59,691 42.9% 5,861,796 44.7% 

      1-Person Household 4,558 10.4% 11,008 7.9% 1,697,906 13.0% 

      2-Person Household 4,097 9.3% 12,640 9.1% 1,579,529 12.1% 

      3-Person Household 2,862 6.5% 11,334 8.2% 954,485 7.3% 

      4-Person Household 3,025 6.9% 10,564 7.6% 822,078 6.3% 

      5-Person Household 1,918 4.4% 7,507 5.4% 458,328 3.5% 

      6-Person Household 835 1.9% 3,896 2.8% 201,263 1.5% 

      7-or-More Person Household 622 1.4% 2,742 2.0% 148,207 1.1% 

Source: U.S. Census Bureau, ACS 16-20 (5-year Estimates), Table B25009 

Figure 1 shows household size by tenure over time for the City of Visalia. As shown, between 

2010 and 2020, the city saw similar development trends, with an incremental increase in units 

with 5 or more bedrooms.  
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Figure 1  Percent Occupied Housing Units by Household Size Over Time  
(Visalia 2010 to 2020)  

 

Source: U.S. Census Bureau, ACS 06-10, 11-15, 16-20 (5-year Estimates), Table B25009 

Table 14 (see page 44) contains the number of bedrooms by housing unit by tenure in Visalia in 

2021. As shown, 19.2 percent of all occupied housing units in Visalia contained four or more 

bedrooms. Comparing by tenure reveals an uneven balance between renter and owner-occupied 

households, where 28.4 percent of owner-occupied units contained four or more bedrooms, 

compared to just 10.5 percent of renter -occupied units. Renter-occupied units tend to have a 

smaller number of bedrooms than owner-occupied units. As of 2021, units with two bedrooms 

or less account for 55.6 percent of renter -occupied units, a much larger percentage than among 

owner occupied units (13.7 percent of owner -occupied units).  

Female -Headed  Households  

A female-headed household represents a household that is headed by a female with no husband 

present and with or without children. As shown in Table 36, there are 7,001 female-headed 

households with no spouse or partner present, comprising 21.75 percent of total family 

households in Visalia. Of this number, 4,334 households (61.90 percent) have children at home. 

By contrast, there are 2,795 male-headed households with no spouse or partner present. The 
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percentage of female single-headed households is considerably higher than the percentage of 

male single-headed households at the local, county, and state levels. 

Table 36   
Households by  Type  and  Related  Children  by Poverty  Status  

Visalia,  Tulare  County,  and  California  
2020  

 Visalia Tulare County California 

Number Percent Number Percent Number Percent 

Total: 32,188 100.00% 108,328 100.00% 8,986,666 100.00% 

Married-couple family: 22,392 69.57% 73,140 67.52% 6,510,580 72.45% 

No child 11,169 34.70% 33,614 31.03% 3,489,967 38.83% 

1 or 2 children 8,753 27.19% 27,808 25.67% 2,400,694 26.71% 

3 or 4 children 2,195 6.82% 10,343 9.55% 572,514 6.37% 

5 or more children 275 0.85% 1,375 1.27% 47,405 0.53% 

Other families: 9,796 30.43% 35,188 32.48% 2,476,086 27.55% 

Male householder, no spouse or partner 
present: 2,795 8.68% 11,277 10.41% 782,812 8.71% 

No child 805 2.50% 4,162 3.84% 377,084 4.20% 

1 or 2 children 1,468 4.56% 5,405 4.99% 336,397 3.74% 

3 or 4 children 332 1.03% 1,411 1.30% 63,779 0.71% 

5 or more children 190 0.59% 299 0.28% 5,552 0.06% 

Female householder, no spouse or 
partner present: 7,001 21.75% 23,911 22.07% 1,693,274 18.84% 

No child 2,667 8.29% 7,276 6.72% 724,933 8.07% 

1 or 2 children 3,314 10.30% 11,641 10.75% 774,029 8.61% 

3 or 4 children 850 2.64% 4,470 4.13% 173,117 1.93% 

5 or more children 170 0.53% 524 0.48% 21,195 0.24% 

Income in the past 12 months below 
poverty level: 

3,656 11.36% 19,951 18.42% 806,599 8.98% 

Married-couple family: 1,223 3.80% 9,053 8.36% 350,793 3.90% 

No child 387 1.20% 2,437 2.25% 129,109 1.44% 

1 or 2 children 455 1.41% 3,465 3.20% 129,725 1.44% 

3 or 4 children 307 0.95% 2,659 2.45% 79,659 0.89% 

5 or more children 74 0.23% 492 0.45% 12,300 0.14% 

Other families: 2,433 7.56% 10,898 10.06% 455,806 5.07% 

Male householder, no spouse or 
partner present: 

392 1.22% 2,209 2.04% 91,570 1.02% 

No child 85 0.26% 756 0.70% 27,223 0.30% 

1 or 2 children 172 0.53% 989 0.91% 44,831 0.50% 

3 or 4 children 119 0.37% 391 0.36% 17,458 0.19% 

5 or more children 16 0.05% 73 0.07% 2,058 0.02% 

Female householder, no spouse or 
partner present: 

2,041 6.34% 8,689 8.02% 364,236 4.05% 

No child 367 1.14% 1226 1.13% 63,764 0.71% 

1 or 2 children 1,064 3.31% 4,196 3.87% 199,547 2.22% 

3 or 4 children 462 1.44% 2,906 2.68% 87,299 0.97% 

5 or more children 148 0.46% 361 0.33% 13,626 0.15% 

Source: U.S. Census, American Community Survey, 2020 (5-year estimate), B17012. 

Table 36 also compares family households by poverty status. With regards to poverty, ACS data 

estimates that there were 1,674 female -headed households with children at home and no 
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spouse present that were below poverty level in 2020, comprising 5.10 percent of the 32,188 

total family households estimated in in Visalia. The percentage of female single-headed 

households below the poverty level is lower in the city (6.34 percent) than in the county (8.02 

percent) and higher than the state (4.05 percent). Table 37 shows that among female-headed 

households, 29.2 percent are below the poverty line in Visalia, which is lower than in Tulare 

County (36.3 percent) but higher than in California (21.5).   

Table 37   
Female -Headed Households with Children, No Spouse Present, by Poverty Status  

Visalia, Tulare County, California  
2020  

 

City of 
Visalia 

Percent 
Tulare 
County 

Percent California Percent 

Below Poverty Line 

                

2,041  29.2% 

                        

8,689  36.3% 

              

364,236  21.5% 

Above Poverty Line 

                    

4,960  70.8% 

                     

15,222  63.7% 

          

1,329,038  78.5% 

Total 

                    

7,001    

                     

23,911    

          

1,693,274    

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table B17010 

Note: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the 

country and does not correspond to Area Median Income. 

Because they generally have only one potential wage earner, single-headed households, and 

especially female-headed households, have more difficulties finding adequate, affordable 

housing than families with two adults. Single -headed households with small children may need 

to pay for childcare, which further reduces disposable income. This special needs group will 

benefit generally from expanded affordable housing opportunities. More specifically, the need 

for dependent care also makes it important that housi ng for single-headed families be located 

near childcare facilities, schools, youth services, and medical facilities. 

Farmworkers  

Farmworkers and day laborers are an essential component of Californiaôs agriculture industry. 

Farmers and farmworkers are the cornerstone of the larger food sector, which includes the 

industries that provide farmers with fertilizer and equipment; farms to produce crops and 

livestock; and industries that process, transport, and distribute food to consumers. Farmworker 

households are often compromised of extended family members or single male workers. Many 

farmworker households tend to have difficulties secur ing safe, decent, and affordable housing 

and are often forced to occupy substandard homes or live in overcrowded situations. 

Additionally, farmworker households tend to have high rates of poverty, live disproportionately 

in housing that is in the poorest c ondition, have very high rates of overcrowding, have low 

homeownership rates, and are predominately members of minority groups.  

Farmworkers are traditionally defined as persons whose primary incomes are earned through 

permanent or seasonal agricultural labor. Migrant farmworkers as a group consists of individuals 

who travel not only across county lines but also from one major geogr aphic region of California 
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to another to find work. Travel for work prevents them from returning to their primary residence 

every evening. Many migrant farmworkers are single males, most of whom are married and 

migrate alone to support their families who live at home base. However, there are many migrant 

families who have more than one employed member. 

When workloads increase during harvest periods, the labor force is supplemented by seasonal 

labor, often supplied by a labor contractor. Non -migrant seasonal farmworkers consist of 

individuals who work only during a harvest season, and who are able to retu rn to their primary 

residence every evening. This group, which includes cannery workers, is fairly significant, and 

includes more than half of all farmworkers in the state.  

Permanent farmworkers comprise the smallest group of individuals employed in agriculture. 

Permanent farmworkers are employed year-round, usually by one employer in the agricultural 

industry. This group generally lives in rural areas in permanent housing pr ovided by the grower.  

Providing migratory or seasonal farmworkers with affordable shelter has long presented a 

problem. Traditionally, growers offered some level of shelter to workers, yet the availability of 

grower-offered housing has dramatically decreased over the last twenty years. While housing for 

farmworkers is most convenient when located on or adjacent to farms, housing affordable at 

very low-income levels tends to be more feasible in cities. Housing in cities, with services located 

nearby, may also be more suitable for seasonal farmworkers whose families live with them. 

Increasingly, farmworkers are living in cities on a year -round basis, especially in existing single-

family rental units in older neighborhoods that offer relatively low -cost housing and its central 

location in relation to farmland.  

U.S. Census of Agriculture is conducted every five years and gives an estimate of the number 

and type of farmworkers in Tulare County. Please note, data from the Census of Agriculture was 

last published in 2017 and an update is due in 2023. As shown in Table 38, Tulare County has 

seen decreases in farms and farm workers over the five-year period (2012 to 2017). During this 

period the number of farms that hired farm labor decreased by 11.8 percent and the number of 

workers these farms hired decreased by 8.0 percent. In 2012, there were 13,502 farmworkers in 

Tulare County that worked fewer than 150 days. In 2017 there were 12,216 farmworkers: a 9.5 

percent decrease in the number of farmworkers.  
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Table 38   
Farmworkers  
Tulare County  

2007, 2012, and 2017  

Type of Farm Labor 2007 2012 
Change 
'07 - '12 2017 

Change 
'12 - '17 

Hired farm labor (farms) 2,103 2,448 16.41% 2,160 -11.76% 

Hired farm labor (workers) 24,978 25,247 1.08% 23,233 -7.98% 

Workers by days worked ï 150 days or more 12,549 11,745 -6.41% 11,017 -6.20% 

Workers by days worked ï less than 150 days 12,429 13,502 8.63% 12,216 -9.52% 

Migrant farm labor on farms with hired labor 350 180 -48.57% 146 -18.89% 

Migrant farm labor on farms reporting only contract labor 184 65 -64.67% 60 -7.69% 

Source: U.S. Census of Agriculture. <https:/ /www.n ass.usda.gov/AgCensus/>  

The City of Visalia has been undergoing a transition from agriculture-based industries to 

metropolitan-oriented employment for many decades. The demand for substantial numbers of 

transient farm laborers has evolved to a much more stable workforce that rema ins in residence. 

Thus, the need for seasonal housing has evolved to a need for year-round housing that is 

undifferentiated from the other housing demands in the city. Table 39 compares Employment by 

Industry in Visalia, Tulare County, and California. As shown, 4.3 percent of Visalia residents 

work in agriculture, forestry, fishing and hunting, and mining. Tulare County has a much higher 

percentage (15.6 percent) reflecting that  the regional farmworker housing need is much greater 

than what city data reflects.   

  

http://www.nass.usda.gov/AgCensus/
http://www.nass.usda.gov/AgCensus/
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Table 39   
Employment by Industry  

Visalia, Tulare County, California  
2020  

 
City of Visalia Tulare County California 

Total Percent Total Percent Total Percent 

Total 57,818   183,876   18,646,894   

Agriculture, Forestry, Fishing And Hunting, 
And Mining 2,481 4.3% 28,627 15.6% 394,290 2.1% 

Construction 3,784 6.5% 10,863 5.9% 1,190,537 6.4% 

Manufacturing 5,083 8.8% 15,074 8.2% 1,676,497 9.0% 

Wholesale Trade 1,268 2.2% 6,000 3.3% 514,234 2.8% 

Retail Trade 6,265 10.8% 20,382 11.1% 1,942,421 10.4% 

Transportation And Warehousing, And 
Utilities 2,928 5.1% 9,021 4.9% 1,028,818 5.5% 

Information 1,119 1.9% 2,062 1.1% 542,674 2.9% 

Finance And Insurance, And Real Estate, 
And Rental And Leasing 2,384 4.1% 5,252 2.9% 1,118,253 6.0% 

Professional, Scientific, And Management, 
And Administrative, And Waste Management 
Services 4,612 8.0% 12,541 6.8% 2,581,266 13.8% 

Educational Services, And Health Care And 
Social Assistance 16,007 27.7% 39,809 21.6% 3,960,265 21.2% 

Arts, Entertainment, And Recreation, And 
Accommodation And Food Services 4,486 7.8% 15,326 8.3% 1,894,858 10.2% 

Other Services, Except Public Administration 3,253 5.6% 8,228 4.5% 952,302 5.1% 

Public Administration 4,148 7.2% 10,691 5.8% 850,479 4.6% 

Source: U.S. Census Bureau, ACS16-20 (5-year Estimates), Table C24050. 

According to California employment Development Division occupational employment data for 

2021 and 2022, as shown in Table 10 above, residents in the industry categorized as farming, 

fishing, and forestry occupations make a mean hourly wage of $15.60, which equates to 

$32,451 annually and the lowest wages of any industry in the Visalia -Porterville Metropolitan 

Statistical Areas (MSA). By comparison, the mean hourly wage for all occupations is significantly 

higher at $25.06 per hour, or $52,126 annually.  

Housing Characteristics and Conditions  

According to the UC Merced Farmworker Health Study (FWHS), published in 2023, farmworkers 

in California were most likely to be renters (92  percent) than owners, to live i n single-family 

homes (55 percent), and very few renters relied on employers to pay any or all of their rent (2  

percent). The research suggests that farmworkers generally experience substandard housing 

(e.g., older homes, apartments, mobile homes, motels, garages, or other similar spaces), often 

requiring repairs such as new roofs, plumbing, heating and cooling systems, and termit e clean-
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up. Poor ventilation and crowded spaces put farmworkers at increased risk for respiratory 

illnesses such as asthma and infectious diseases like tuberculosis and COVID-19. 

The FWHS also found that f armworkers statewide faced issues related to the built environment 

of their homes. More than one-third (37  percent) reported a ñtaste of water at homeò that was 

either very bad (24  percent) or bad (13  percent) ð an indicator of poor water quality and 

possibly health risks. More than one in three also experienced problems keeping a house cool 

(39 percent) or warm (36  percent), issues that will only increase in time as climate change 

exacerbates the temperature extremes. Farmworkers also encountered problems related to 

water and moistureðsuch as rotting wood (16  percent), mold (14  percent), water damage (13  

percent), and water leaks (12  percent). 

Regarding households characteristics, FWHS respondents lived in large, overcrowded 

households with low incomes and several household problems, arrangements associated with 

decreased mental health. Farmworkers households were larger than the California average (3.0 

persons per household), with a median household size of four persons. Over one-fourth (29  

percent) of farmworkers' households had six or more persons. More than half (55  percent) of 

farmworkers reported that two persons (including themselves) slep t in their roomða figure 

somewhat less than the percent married (67  percent)ðbut more than one-fourth (25  percent) 

slept in a room with three or more persons indicating overcrowding.  

Of statewide respondents to the FWHS, more than two -thirds (70 percent) of farmworkers lived 

in households with one or more children under the age of 18. The median number of children 

per household was two, and more than two in five (42 percent) households had three or more 

children. Only two percent of farmworkers lived in households with children who worked.  

Resources for Farmworkers  

The Housing Authority operates a farm labor housing program. Under this program, the Housing 

Authority rents over 400 units to non -migratory farmworkers in six locations in Tulare County, 

including Visalia. La Puente Apartments in Visalia, located at 2000 N. Bridge Street, rents 15 

two- and three-bedroom units. The Linnell Farm Labor Center, located three miles east of Visalia 

city limits near Farmersville, has 191 two-, three-, and four -bedroom apartments. Additionally, 

the City has received a proposal for farmworker housing within city limits . The project is 

currently being planned for approximately 80 units and would be allowed by right based on 

existing zoning. The City is currently (November 2023) coordinating with the applicant to assist 

in the permitting and entitlement processes. Despite the existing and proposed farmworker 

housing opportunities, there is a significant gap in resources for farmworkers in the region.  

To address gaps in resources, Program 5.9 commits the city to adopt incentives to encourage 

farmworker housing, and Program 5.10 addresses farmworker housing needs through a variety 

of actions that assist in both new development and substandard housing rehabilitation.   
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Compliance with State Law  

The Employee Housing Act (Health and Safety Code Section 17021.6) requires that employee 

housing for up to 12 units or 36 beds be permitted in the same manner as other residential uses 

in Zone districts that allow agricultural uses. The Zoning Ordinance allows agricultural uses 

(specifically the raising of fruit and nut trees, vegetables and horticultural specialties) in the 

Agriculture and Open Space Zone Districts and in all residential zones. The Zoning Ordinance 

was revised in 2017 and in 2020 to be fully consistent with State Law, wherein agricultural 

employee housing as defined by California Health and Safety Code Section 17008.5 is also 

permitted in the Agriculture, Open Space, and Residential Zone Districts. 

People  Experiencing  Homelessness  

Homelessness remains an urgent challenge in many communities across the state, reflecting a 

range of social, economic, and psychological factors. Rising housing costs result in increased 

risks of community members experiencing homelessness. Far too many residents who have 

found themselves housing insecure have ended up unhoused or homeless in recent years, either 

temporarily or longer term.  

Addressing the specific housing needs for the unhoused population remains a priority 

throughout the region, particularly since homelessness is disproportionately experienced by 

people of color, people with disabilities, those struggling with addiction and those dealing with 

traumatic life circumstances. 

The Continuum of Care group has released data from the annual Point in Time survey, which 

was conducted between January 23 and 24, 2022. The survey helps to provide a more accurate 

understanding of the homeless and the demographics and needs of the homeless populations in 

Tulare and Kings Counties. The survey found and counted 469 persons in Visalia as being 

homeless during the Point in Time survey, down from 540 counted in 2020 and 481 in 2019. 

The following is a summary of the surveyôs findings that was released in June 2022, as it 

pertains to homeless persons counted in Visalia: 

¶ Gender.  The majority of homeless people in the City of Visalia were men (63 

percent). 

¶ Age.  The vast majority were aged 25 to 64 years old including 17 percent between 

25 to 34 years, 20 percent between 35 to 44 years old, 20 percent between 45 to 54 

years old and 19 percent between 55 and 64. Twenty -five percent were 55 years old 

and over. 

¶ Race/Ethnicity.  The majority ethnicity of homeless persons was of Non- 

Hispanic/Latino (50 percent). The remainder was Hispanic/Latino (48 percent) and 

Unknown (2%). The majority race of homeless persons was White (77 percent).  

¶ Veteran . 33 (8 percent) of those counted are veterans.  

¶ Domestic Violence Victim.  Approximately 8 percent were the victims of domestic 

violence, 46 percent were not, and 46 percent were unknown.  
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¶ Disability.  Overall, 36 percent reported that they had a disabling condition. The 

types of barriers reported include: mental illness (23 percent of total counted); 

HIV/AIDS (9 percent), and substance abuse (20 percent).  

¶ Prior Homelessness.  Approximately 23 percent reported that they had been 

chronically homeless. 

¶ Current Housing.  Approximately 14 percent reported that the place they slept the 

prior night was in transitional housing and 25 percent in an emergency shelter. About 

61 percent reported that they last slept on the street.  

The 2022 Point in Time survey estimated there were a total of 922 homeless people in Tulare 

County, a 17 percent increase compared to the 2018 Point in Time results (790). The survey 

also shows that Visalia had a total of 43 youth ages 17 and under in 2022  (9 percent of total 

homeless population of 469), similar to the recent count of 41 in 2019. Among children counted, 

28 unaccompanied youth and two parenting youths were reported.  

Services and facilities available for the homeless are coordinated in Visalia and Tulare County as 

a ñcontinuum of care.ò The City of Visalia, with other jurisdictions and agencies in Tulare and 

Kings County, developed a Continuum of Care Plan to identify gaps in services for the homeless 

in the two counties and to apply for available funding for homeless services. The continuum of 

care begins with a point of entry to assess the needs of a homeless individual or family. Once a 

needs assessment is completed, the person or family may be referred to permanent housing or 

transitional housing where supportive services are provided to prepare them for independent 

living. The goal of a comprehensive homeless service system is to ensure that homeless 

individuals and families move from homelessness to self-sufficiency, permanent housing, and 

independent living. 

Transitional  and  Supportive  Housing  

For many jurisdictions there is a significant need for transitional housing, long -term rental 

assistance, and/or low-income rental units. Transitional housing is usually in buildings configured 

as rental housing developments, but operated with State programs that require the unit to be 

cycled to other eligible program recipients after some pre -determined amount of time. 

Supportive housing has no limit on length of stay and is linked to on -site or off -site services that 

assist the resident in retaining the housing, improving health status, m aximizing ability to live 

independently and, when possible, work in the community.  

Transitional housing programs provide extended shelter and supportive services for homeless 

individuals and/or families with the goal of helping them live independently and transition into 

permanent housing. Some programs require that the individual/family  transition from a short -

term emergency shelter. The length of stay varies considerably by program but is generally 

longer than two weeks and can last up to 60 days or more. In many cases, transitional housing 

programs will provide services for up to two y ears or more. The supportive services may be 

provided directly by the organization managing the housing or by other public or private 

agencies in a coordinated effort with the housing provider. Transitional housing is generally 

provided in apartment style facilities with a greater degree of privacy than short -term homeless 
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shelters; may be provided at no cost to the resident; and may be configured for specialized 

groups within the homeless population, such as people with substance abuse problems, 

homeless mentally ill, homeless domestic violence victims, and veterans or homeless people with 

AIDS/HIV. Table 40 provides a comprehensive list of the programs serving vulnerable 

populations, which include those experiencing homelessness or in need of transitional and 

permanent supportive housing opportunities. 

Table 40   
Homelessness Housing Inventory  

Visalia  
2023  

Agency Program(s) Description 

1  

 

Family Services of Tulare 
County 

PSH II Myrtle Court 

PSH III United Way 

Tulare Housing First 

Tulare Housing First II 

Tulare Housing First II Bonus 

 
 

Permanent Supportive Housing for 
Chronically Homeless households. 

 

2 

Family Services of 
Tulare County 

 
Transitional Housing + Services 

Transitional housing for households with 
children who are victims of domestic 
violence. 

3 Family Services of 
Tulare County 

Karenôs House 
Emergency shelter for victims of domestic 
violence. 

 

4 

Community Services & 
Employment Training 

Visalia PSH 

Tulare County PSH 

Permanent Supportive Housing for 
Chronically Homeless households. 

5 Community Services & 
Employment Training 

ESG 2 
Rapid Rehousing assistance for homeless 
households. 

 

6 

 

Turning Point 

 
Casa de Robles 

Transitional and permanent supportive 
housing (for individuals with disabilities) for 
single males. 

7 Turning Point Court Street Transitional housing for single men. 

 

8 
 

Visalia Rescue Mission 

 
Overnight Guest 

 
Overnight emergency shelter for single 
men who are homeless. 

 

9 

 
Visalia Rescue Mission 

 
Shelter of Hope 

Overnight emergency shelter for single 
women and women with children who are 
homeless. 

10 
Visalia Rescue Mission House of Hope 

Transitional housing program for single 
women experiencing homelessness. 

11 
Visalia Rescue Mission House of Restoration 

Residential treatment program that serves 
homeless and non-homeless men. 

12 
Visalia Rescue Mission Womenôs Transitional Program 

Transitional housing program for single 
women experiencing homelessness. 

13 
Department of VA VASH Program 

Permanent housing for homeless veterans 
and their families. 

14 
Uplift Families THP Plus 

Housing and services for transitioning age 
youth Age 18-24 
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Table 40   
Homelessness Housing Inventory  

Visalia  
2023  

Agency Program(s) Description 

 

15 

 

Bethlehem Center 

 

N/A 

Provides hot meals six days a week 
(breakfast and lunch M-F) and lunch only 
Saturday and Sunday, emergency food 
and clothing. 

 

16 
Community 
Impact Central 
Valley 

 
EHAP 

Transitional housing program for 
single men, women and families 
experiencing homelessness. 

17 
Visalia Emergency Aid N/A 

Food pantry, clothing, financial counseling 
and homeless prevention. 

 

18 
Visalia Corps (Salvation 
Army) 

 
N/A 

Food basket distribution, material 
assistance, youth activities, and 
emergency and miscellaneous services. 

 

19 

 
Visalia Health Clinic 

 
N/A 

Provide Medi-Cal enrollment and provide 
health care for persons who do not qualify 
for Medi-Cal and meet the eligibility 
criteria. 

20 Family 
Healthcare 
Network 

N/A 
Provide Medi-Cal and dental assistance 
on a sliding scale/ability-to-pay fee 
structure. 

 

21 
 

Central Valley Recovery 
Services 

 

N/A 
Drug addiction help, residential treatment, 
methamphetamine, withdrawal from 
opiates, outpatient treatment, drug 
addiction help. 

22 Tulare County HHSA Veteranôs Service Office Veterans Services (County HHSA). 

23 Tulare County HHSA Visalia Adult Integrated Clinic Mental health services. 

24 
Tulare County HHSA Transitional Living Center 

Transitional housing for single men and 
women with a serious mental illness. 

 

25 

 
Tulare County HHSA 

 
East Tulare Avenue Cottages 

Permanent supportive housing for single 
men and women with a serious mental 
illness. 

26 
Westcare 

Supportive Services for Veteran 
Families (SSVF) 

Rapid Rehousing Program for veteran 
households experiencing homelessness. 

27 Sequoia Village Permanent Supportive Housing 
Units 

Permanent Supportive Housing for Homeless 
households - 50 units. 

28 Eden House  Transitional Bridge Housing Transitional Bridge Housing - 22 Beds. 

29 Warming Center Seasonal Emergency Overnight 
Shelter 

Seasonal Emergency Overnight Shelter from 
December 1 through March 31. 

Source: City of Visalia and Kings/Tulare Homeless Alliance, 2023. 

In addition to the services listed in Table 40, the State issues licenses for adult residential 

facilities that can provide supportive services in a residential environment. Adult residential 

facilities are facilities of any capacity that provide 24 -hour non-medical care for adults ages 18 

through 59 who are unable to provide for their own daily needs. Adults may be physically 

handicapped, developmentally disabled, and/or mentally disabled. There are 47 adult residential 
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facilities in Visalia, with a total capacity for 297 adults. Of the 49 facilities in Visalia, 44 facilities 

have capacity for either four or six adults, four have capacity for more than 10 adults, and one 

has a capacity of three. (Source: California Health and Human Services, 

https://data.chhs.ca.gov/dataset/community -care-licensing-adult-residential-facility-locations) 

The passage of Senate Bill 745 in 2013, which took effect on January 1, 2014, required 

jurisdictions to allow transitional and supportive housing as a permitted by -right use without 

regard to the number of residences. Subsequently, Visaliaôs 2015 (5th cycle) Housing Element 

established Program 9.11 that required the City to amend its Zoning Ordinance to allow these 

uses by right in all Residential zone districts. The change was completed in 2017. 

The passage of Assembly Bill 2162 in 2018, effective January 1, 2019, requires that permanent 

supportive housing for up to 50 units be a use that is permitted by right in zones where 

multifamily and mixed-use development is permitted. Assembly Bill 2162 amends Government 

Code Section 65583 and adds Article 11 starting at Section 65650 to require jurisdictions to 

streamline the approval of housing projects containing a minimum amount of supportive housing 

through a ministerial approval process. The supportive housing shall be a use by right if it 

satisfies the requirements listed in Section 65651, including providing a plan for giving 

supportive services. The 50-unit limit is based on criteria pertaining to a jurisdictionôs population 

and homeless point-in-time count, as described in Section 65651(d). In the 2019 Housing 

Element, the City included Program 5.10 to ensure that the Zoning Ordinance was updated to 

reflect the by -right use of supportive housing in multifamily and mixed -use zoning designations. 

The City completed this program through the adoption of Zoning Text Amendment No 2020 -02 /  

Ordinance No. 2020-09 on September 9, 2020.  

Transitional and supportive housing, being permitted as by -right uses as specified in Tables 43 

and 44, and in accordance with State law, must obtain a site plan review approval before 

proceeding on to obtaining a building permit for any new construction or tenant improvements. 

Site plan review is conducted at no charge to the applicant by the Site Plan Review Committee, 

comprised of staff representatives of various city divisions, to ensure the projectôs consistency 

with the Cityôs development codes, standards, and policies, and to ensure that health and safety 

is maintained. The City does not have any land use policies, procedures, or standards that 

pertain specifically to transitional and supportive housing.  

Additionally, AB 101 (2020) requires that a Low Barrier Navigation Center development be a use 

allowed by right in mixed -use zones and nonresidential zones permitting multifamily uses if it 

meets specified requirements. Low barrier navigation centers are a housing first, low-barrier, 

service-enriched shelter focused on moving people into permanent housing that provides 

temporary living facilities while case managers connect individuals experiencing homelessness to 

income, public benefits, health services, shelter, and housing. The City currently allows low 

barrier navigation centers in all mixed-use zones and by Conditional Use Permit in all 

commercial, office, and industrial zones, which allow residential uses by CUP, and in the Quasi-

Public zone.  

file://///mhserver2/mintierharnish/Projects/Visalia%206th%20Cycle%20Housing%20Element%20Update%202022/05_Reports/11_Adopted/%20https:/data.chhs.ca.gov/dataset/community-care-licensing-adult-residential-facility-location
file://///mhserver2/mintierharnish/Projects/Visalia%206th%20Cycle%20Housing%20Element%20Update%202022/05_Reports/11_Adopted/%20https:/data.chhs.ca.gov/dataset/community-care-licensing-adult-residential-facility-location
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For additional information on Transitional and Supportive Housing, refer to the Housing 

Elementôs section regarding Potential Housing Constraints, Zoning for a Variety of Housing 

Types. 
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3.  Zoning for a Variety of Housing 

Types  

State Housing Element Law (Government Code Sections 65583 and 65583.2) requires local 

governments to analyze the availability of zoning for a variety of housing types to promote a 

diverse housing stock (i.e., price, style, size). Having a variety of housing types contributes to 

neighborhood stability by offering more affordable housing options that meet the needs of 

different households. This section describes the zoning and availability of sites for a variety of 

housing types in Visalia. 

Density Bonuses  

California Government Code requires local governments to provide density bonus provisions to 

projects that comply with specific standards. In 2020, the State approved new legislation that 

increased the maximum density bonus amount for very low -, low-, and moderate-income 

housing, and how maximum densities shall be calculated. Additionally, local governments are 

required to provide one or more incentives for qualifying projects and are required to accept an 

incentive proposed by a developer unless the incentive proposal is found to cause environmental 

harm, a health and safety issue, a detriment to historical property, or otherwise contrary to the 

law. Both density bonuses and incentives are granted based on the number of affordable units 

present in each project.  

In 2021, the City of Visalia updated its Zoning Ordinance to default to State law in regard to 

density bonuses and incentives and states ñif any portion of this chapter conflicts with State 

density bonus law or other applicable State law, State law shall supersede this chapter. Any 

ambiguities in this chapter shall be interpreted to be consistent with State density bonus law.ò 

Since the City defers to State law, the City is in compliance with density bonus and incentives 

required by State law. 

Multifamily Rental Housing  

Multifamily residential developments (80 units or less) are permitted by -right in the R-M-2 and 

R-M-3 zoning districts. The R-M-2 zone allows for a residential density range of 10 to 15 units 

per acre and the R-M-3 zone district allows for a density range of 15 to 35 units per acre. The 

most recent updates to Visaliaôs General Plan (2014) and Zoning Code (2017), included an 

increase in maximum residential density in the R-M-3 zone from 29 to 35 units per acre and a 

decrease in the minimum site area per dwelling unit from 1,500 to 1,200 square feet.  

Any proposed multifamily housing development with over 80 units in size requires a Conditional 

Use Permit. The threshold for number of units allowed by -right has increased over the years to 

address what has been seen as a constraint to the development of some projects. The 2010 

Housing Element Update amended the unit threshold from 40 to 60 units, and the 2015 Update 
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amended the unit threshold from 60 to 80 units, however, requiring a CUP for all developments 

over 80 units can constrain housing development on larger lots. Program 1.3 commits the City 

to amend the zoning code to establish objective design standards and a ministerial approval 

process for large multi-family developments (more than 80 units) and to increase the CUP 

requirement threshold from 80 to 200 units . 

Multifamily residential units are allowed in the C-N, C-R, C-S, C-MU, D-MU, O-PA, O-C, BRP, I-L, 

and I zones as a conditionally allowed use and require a Conditional Use Permit. In 2021, the 

City of Visalia updated its Zoning Ordinance to allow residential uses as permitted by-right within 

existing buildings in the D-MU, C-MU, and O-C zones that contain existing commercial or office 

uses, subject to certain objective standards, as shown in Table 45 in Chapter 4: Constraints. The 

mixed-use zones (C-MU and D-MU) do not have a maximum residential density, although the 

General Plan calls out a maximum residential density of 35 units per acre, and a minimum 

density of 20 units per acre for the D -MU zone. The other zones mentioned above (C-N, C-R, C-

S, O-PA, BRP, and I-L) require adherence to development standards, but do not have specified 

density requirements for residential development. Rather, the Zoning Ordinance allows each 

project to be evaluated by its overall design, particularly with respect to the projectôs 

compatibility with the surrounding area and infrastructure, and its suitability in furthering th e 

Cityôs General Plan land use and housing goals. Residential uses in these zones are approved by 

conditional use permit, wherein approval certainty is facilitated through adherence to 

development standards, pre-application meetings with staff , and the Site Plan Review process. 

Additionally, Planning Commission findings for conditional use permits are limited to evaluation 

against applicable objective development standards outlined in the General Plan and zoning 

code, as the Planning Commission does not interpret or enforce subjective design guidelines.    

Manufactured (Factory -Built) Homes  

Manufactured housing can serve as an alternative form of affordable housing in low -density 

areas where the development of higher-density multifamily residential units is not allowed. 

California Government Code Sections 65852.3 and 65852.4 requires jurisdictions to allow the 

installation of manufactured homes on a foundation in the same manner and zones as all lots 

zoned for conventional single-family residential dwellings, with the exception of some 

architectural requirements including roof overhang, roofin g material, and siding material.  

Visaliaôs Municipal Code is consistent with State law. Manufactured homes that are placed on 

permanent foundations are, like houses that are built of standard construction, permitted by 

right in any zoning district allowing single -family homes that are permitted by right. In non -

residential zoned districts, a single-family residence requires a conditional use permit, whether 

the proposed residential unit is of standard construction or is a manufactured home.  

Mobile Homes and Mobile Home Parks  

Section 69852.7 of the California Government Code specifies that mobile home parks shall be an 

allowed use on ñall land planned and zoned for residential land use.ò However, local jurisdictions 
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are allowed to require use permits for mobile home parks. Chapter 17.32 of Visaliaôs Municipal 

Code describes the cityôs regulations of mobile home parks. According to Visaliaôs Municipal 

Code, mobile homes may be placed on individual lots in all single-family residential zones except 

on lots located within the city historic preservation district. Mobile homes must be attached to a 

foundation system in compliance with all applicable building regulations and subject to review 

including consideration of roof overhang, roofing material, and siding material to assure 

aesthetic compatibility with traditional single -family housing structures. 

Farmworker / Agricultural Employee Housing  

California Health and Safety Code Sections 17021.5 and 17021.6 relating to employee housing 

and labor camps supersede any ordinance or regulations enacted by local governments. 

Specifically, State law mandates that ñemployee housing providing accommodations for six or 

fewer employees shall be deemed a single-family structure with a residential land use 

designation.ò Additionally, farmworker employee housing, as described above, cannot be subject 

to conditional use permits, zoning variances, or other zoning clearances that is not required of 

any other single-family dwelling in the same zone. Finally, under State law, larger employee 

housing facilities featuring a maximum of 36 beds in group quarters, or 12 single -family units, 

are considered an agricultural use and cannot be subject to any restrictions, conditional use 

permits, zoning variances, fees, taxes, or other requirements not imposed on other agricultural 

uses in the same zone. 

The Cityôs Zoning Ordinance was amended in 2020 to treat employee housing (as defined in the 

California Health and Safety Code 17008) the same as a single-family structure and use and 

permitted in the same fashion as other dwellings in the same type in the same zone. 

Specifically, the Zoning Ordinance provision pertaining to employee housing was expanded to 

permit employee housing by right in all residential zones as well as in the Agriculture (A) and 

Open Space (OS) zoning districts. The Cityôs Zoning Ordinance does not differentiate between 

employee housing of six or fewer employees and large employee housing (12 single family units 

or 36 beds).  

Supportive and Transitional Housing  

Supportive housing is permanent rental housing linked to a range of support services designed 

to enable residents to maintain stable housing and lead fuller lives. Typically, a part of the 

housing is targeted to people who have risk factors such as homelessness, or health challenges 

such as mental illness or substance addiction. Supportive housing comes in all shapes and sizes 

from renovated motel offering furnished single -room occupancy (SRO) apartments; a multifamily 

development where tenants with disabilities live alongside other famil ies with low incomes; a 

small, more service-intensive building; or scattered-site apartments. Whatever the configuration, 

supportive housing allows tenants to access support services that enable them to live as 

independently as possible. 
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Transitional housing is similar to supportive housing in that it is housing linked to a range of 

support services, however, transitional housing has a limited term for assistance for tenants. 

The Visalia Zoning Ordinance defines transitional housing the same as California Government 

Code Section 65582 as ñbuildings configured as rental housing developments, but operated 

under program requirements that require the termination of assistance and recirculating of the 

assisted unit to another eligible program re cipient at a predetermined future point in time that 

shall be no less than six months from the beginning of the assistance.ò 

State law requires local jurisdictions to permit transitional and supportive housing as a 

residential use in all multifamily and mixed use zones where residential uses are allowed and are 

not subject to any restrictions not imposed on similar residential dwellings (i.e., single -family, 

multifamily) of the same type in the same zone. The City of Visalia is in compliance with State 

law, allowing transitional and supportive housing where other residential uses are allowed with 

no additional restrictions not im posed on similar residential dwellings, except in the O-C zone 

where transitional and supportive housing requires a Conditional Use Permit, but allows 

residential units as a mixed use in an existing building containing one or more commercial or 

office uses by-right. Program 5.9 commits the City to amend its Zoning Ordinance to allow 

transitional and supportive housing by-right in the O -C zone.  

Single -Room Occupancy Units  

Single-room occupancy (SRO) units can provide affordable private housing for lower-income 

individuals, seniors, and persons with disabilities. An SRO is a single furnished room that can be 

rented month-to-month or for a more extended period.  An SRO development includes housing 

composed of individual efficiency dwelling units, where each unit has a minimum floor area of 

150 square feet and a maximum size of 500 square feet. To qualify as an SRO, no more than 

10% of the units may contain individual kitchens and bathrooms . These units can serve as an 

entry point into the housing market for formerly homeless people.  

State law requires local jurisdictions to identify zoning and development standards that allow 

and encourage new SRO construction and include programs in their housing elements that 

commit to the preservation and rehabilitation of existing residential hote ls and other buildings 

for SROs (i.e., zoning and permitting procedures, regulatory or fiscal assistance, educational 

programs). 

The City is in compliance with State law by permitting SROs by-right in the medium density and 

high density residential (R-M-2 and R-M-3) zone districts, where up to 15 units per gross acre 

are allowed in the R-M-2 zone and up to 35 units per gross acre in R-M-3 zone. SRO units are 

also a conditionally allowed use in the Downtown Mixed Use (DMU) zone. 

Emergency Shelters  

State law requires local jurisdictions to strengthen provisions for addressing the housing needs 

of homeless persons, including the identification of a zone or zones where emergency shelters 
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are allowed as a permitted use without a conditional use permit. Zone(s) where emergency 

shelters are allowed as a permitted use without a conditional use or other discretionary permit 

must also have sufficient capacity to accommodate the need for emergency shelter. AB 139 

(2019) requires the need for emergency shelter to be assessed based on the capacity necessary 

to accommodate the most recent homeless point-in-time (PIT) count.  

State law also states that emergency shelters ñmay only be subject to those development and 

management standards that apply to residential or commercial development within the same 

zoneò along with a list of specific objective standards that may be made. Local governments that 

already have one or more emergency shelters within their jurisdiction or ñpursuant to a 

multijurisdictional agreementò that accommodates that jurisdictionôs need for emergency shelter 

are only required to identify a zone or zones wher e new emergency shelters are allowed with a 

conditional use permit. 

Due to new State law, AB 2339, which amended Government Code section 65583 and took 

effect in 2023, jurisdictions must now provide capacity for emergency shelters in a zone that 

allows residential uses and must provide an inventory of available sites in proximity 

transportation and services. Further, jurisdictions must expand the definition of emergency 

shelters to include other interim interventions, including but not limited to, navigation centers, 

bridge housing, and respite or recuperative care.  

Under the current Municipal Code, emergency shelters are permitted by-right (without 

discretionary action) in the Light Industrial (I -L) zone. The I-L zone was identified as the most 

appropriate district to facilitate the permitting of emergency shelters  by-right.  

The I-L zone emphasizes warehousing, limited manufacturing, and accommodates large 

buildings that could be converted to emergency shelters. No other zoning designations allow 

emergency shelters by-right, however, in 2022 the City updated its Zoning Ordinance to allow 

emergency shelters with a conditional use permit in the C-S, C-MU, and QP zones.  Shelters 

have been established and provided as a service in affiliation of other conditionally allowed 

programs such as Visalia Rescue Missionôs Shelter of Hope and Family Serviceôs Karenôs House. 

Development Standards for Emergency Shelters  

In 2022, the City adopted the following development standards for emergency shelters allowed 

by right:  

¶ Proximity to other uses: An emergency shelter cannot be located closer than 1,000 feet 

to a school, another emergency shelter, or a low barrier navigation center.  

¶ Setbacks: An emergency shelter may not be located closer than 25 feet to the front 

property line of any existing dwelling unit.  

¶ Height perimeter wall: An emergency shelter shall incorporate a seven-foot height 

perimeter wall on any sides abutting residential uses.  



City of Visalia | 2023-2031 Housing Element Update Adopted 

December 18, 2023 91 

¶ Maximum number of beds: A maximum of 100 beds per emergency shelter  

¶ Parking: One parking space is required per 10 beds and one parking space per employee 

¶ Lighting: Adequate lighting is required in all parking, pedestrian paths, and intake areas, 

and should be directed away from adjacent properties.  

¶ Security and Management: Support staff and/or security must be present during the 

shelterôs hours of operation. The shelter must also maintain a written plan of operation 

approved by the City Planning Department.  

¶ Length of stay: The maximum length of stay of six months per individual, in a 

consecutive 12-month period.  

¶ Pets: If pets are allowed, they can be unleashed only if inside a private unit.  

¶ Intake/waiting areas: Intake and waiting areas must be enclosed or screened from the 

public right-of-way and adjacent properties. 

¶ Outdoor space and activities: An emergency shelter must designate five percent of the 

site to open or outdoor recreational space, and outdoor activity is only allowed between 

7:00 a.m. and 10:00 p.m.  

A majority of these development requirements are in compliance with State law; however, the 

proximity, setback, and height perimeter wall requirements are not compliant with development 

standards allowed by State law for by-right emergency shelters. Program 5.8 commits the City 

to reducing the minimum proximity to other emergency shelters or navigation centers to 300 

feet and to remove the additional setback, and perimeter wall requirements for emergency 

shelters in compliance with State law.   

Emergency Shelter Capacity  

The largest assemblage of lands zoned I-L are located east of the Cityôs Industrial Park. Smaller 

nodes of I-L zone districts are located along or near the Santa Fe Street corridor. All of these I -L 

zoned areas are fully served by City services and utility infrastructure.  However, the majority of 

I-L zoned parcels are not located along major transportation corridors and are not in proximity 

to local services, such as grocery stores, health clinics, or pharmacies. In 2017, the Cityôs Zoning 

Ordinance Update, in following the land use map adopted by the 2014 General Plan Update, 

reduced I-L zoned areas from 501 acres to 207 acres. Most of this area was rezoned to the 

Industrial (I) zone, formerly the Heavy Industrial zone.  

According to the 2022 PIT, there are 469 people experiencing homelessness in Visalia. As shown 

in Table 41, the City has nine vacant/underutilized parcels in the I -L zone, totaling about 88 

acres. Using an assumption of 100 beds/parcel the City has capacity for 900 beds, which is 

sufficient capacity to accommodate the Cityôs homeless individuals. 
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Table 41   
Vacant Parcels Available for Emergency Shelters  

Visalia  
2023  

APN Acreage 

077-200-006 31.95 

077-840-006 49.46 

081-140-001 0.23 

081-140-006 1.38 

081-150-001 0.89 

081-150-011 0.46 

081-150-022 0.39 

085-340-054 0.55 

123-380-022 2.62 

Total 87.93 

Source: City of Visalia, 2023 

Conclusion  

Due to recent legislation (AB 2339), the Cityôs zoning code does not comply with State law 

related to emergency shelters. Although the City allows emergency shelters by right, without a 

conditional or other discretionary permit, in the I -L zone, the zone does not allow residential and 

is not in proximity to transportation options and local services. Additionally, the Cityôs definition 

of ñemergency shelterò does not include interim interventions, such as navigation centers, bridge 

housing, or respite or recuperative care. Program 5.2 commits the city to update the Zoning 

Code for compliance with AB 2339.  

Low Barrier Navigation Centers  

With the passage of Assembly Bill 101 in 2019, a Low Barrier Navigation Center (LBNC) shall be 

a use that is permitted by -right in zones where mixed use and nonresidential zones permitting 

multi-family uses are permitted. A LBNC is defined as a service-enriched shelter providing 

temporary living facilities, with the low -barrier component allowing persons to be admitted as 

they are with as few entry restrictions as possible.  

The City currently has two mixed use zones: Downtown Mixed Use (D-MU) and Commercial 

Mixed Use (C-MU). The City updated its zoning code in 2022 to allow LBNCs that meet the 

criteria of California Government Code Sections 65560 ï 65668 as a use permitted by-right in 

both the D-MU and C-MU zones. LBNCs that do not meet State requirements are permitted in 

mixed use zones by conditional use permit. 

Further, residential uses are allowed in any commercial, office, or industrial zone district with a 

conditional use permit.  Although LBNCs are also permitted in these zones by conditional use 
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permit, requiring a use permit or other discretionary permit in zones allowing residential uses is 

not in compliance with State law. Program 5.8 commits the City to allowing LBNCs by right in 

nonresidential zones allowing residential uses.  

Accessory Dwelling Units (Second Dwelling 
Units)  

An accessory dwelling unit (ADU), formerly and still commonly referred to as a second dwelling 

unit, is an additional self -contained living unit, either attached to or detached from the primary 

residential unit on a single lot. It has cooking, eating, slee ping, and full sanitation facilities. 

These units can be an important source of affordable housing since they can be constructed 

relatively inexpensive and have no associated land costs. ADUs can also provide supplemental 

income to the homeowner, allowing the elderly to remain in their homes or moderate -income 

families to afford houses. 

To encourage establishment of ADUs on existing developed lots, State law requires local 

jurisdictions to either adopt an ordinance based on standards set out in State law authorizing 

creation of ADUs in residentially-zoned areas, or where no ordinance has been adopted, to allow 

ADUs on lots zoned for single-family or multifamily use that contain an existing single -family unit 

subject to ministerial approval (ñby rightò) if they meet standards set out by State law.  

In recent years, the State has passed several laws to further encourage ADU development. The 

2016 and 2017 updates to State law included changes pertaining to the allowed size of ADUs, 

permitting ADUs by-right in at least some areas of a jurisdiction, and reduced parking 

requirements related to ADUs. More recent bills reduce the time to review and approve ADU 

applications to 60 days and remove lot size and replacement parking space requirements. AB 68 

(2019) allows an ADU and a junior ADU (JADU) to be built on a single-family lot, if certain 

conditions are met. The State has also removed owner-occupancy requirements for ADUs, 

created a tiered permit fee structure for ADUs based on their size and location, and prohibits 

fees on units of less than 750 square feet. In addition, AB 671 (2019) requires the Housing 

Element to include plans to incentivize and encourage affordable ADU rentals. 

In 2022, two laws were passed that affect ADU law and came into effect in 2023. SB 897  (2022) 

increases the existing height limit for attached and detached ADUs that meet certain conditions. 

AB 2221 (2022) clarifies existing ADU law to close procedural and permitting loopholes for 

approving ADUs, including the requirement for approving or denying applications within 60 days 

of application submittal and providing a full set of comments and remedies to applica nts with 

denied applications. Additionally, AB 2221 adds front setbacks to the list of local development 

standards that local governments cannot impose if they would preclude construction of an 

attached or detached ADU of at least 800 square feet, which is at least 16 feet in height and 

that has at least four -foot side and rear yard setbacks. 

The City of Visaliaôs ADU Ordinance was last updated in 2017 and is not in full compliance with 

State ADU law. However, in Fall 2022, the City launched an update to its ADU Ordinance to 
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bring the City into compliance with the recent State ADU legislation mentioned above. The ADU 

Ordinance Update is scheduled to go to City Council for adoption in 2023. Program 5.8 commits 

the City to allowing ADUs by-right in all residential and mixed-use zones.  

The City of Visalia has adopted a Permit-Ready ADU (PRADU) Program that offers residents an 

opportunity to easily choose from three preapproved building plans at no cost to the resident 

and obtain a building permit through a streamlined approval process. Residents that take 

advantage of the PRADU Program are only responsible for securing a contractor and paying 

construction and applicable permitting costs. The process for developing a PRADU starts with 

meeting with City staff, preparing a site plan and gath ering and providing required materials for 

a building permit. The City provides step-by-step guides and information on the City website. A 

PRADU Program helps to relieve constraints on ADU development because it provides a 

streamlined, simple process for residents to construct an ADU on their property.  
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4.  Constraints  

State law (Government Code Section 65583(a)(5) and (6)) requires local governments to review 

both governmental and non-governmental constraints to the maintenance and production of 

housing for all income levels. Local governmental actions such as zoning, development 

standards, and permitting fees can restrict housing development by increasing the cost and 

timeline of projects. State law also requires the housing element to establish program(s) that set 

forth actions to ñaddress and, where appropriate and legally possible, remove governmental 

constraints to the maintenance, improvement, and development of housing, including housing 

for all income levels and housing for persons with disabilitiesò (Government Code Section 

65583(c)(3)).  

Governmental Constraints  

It is in the public interest for the government to regulate development to protect the general 

welfare of the community. Governmental regulations can directly influence, positively or 

negatively, the supply and production of housing in the community throug h zoning, land use 

controls, development standards, impact fees, on- and off-site improvement requirements, 

government codes and enforcement, and permitting and processing procedures. By reviewing 

local conditions and regulations that impact the development of housing, a local government can 

prepare for future growth by implementing policies and actions that protect the publicôs health 

and safety without unduly constraining housing production.  

This section discusses locally-imposed government regulations in the City of Visalia and assesses 

whether any are a potential constraint to affordable housing development.  Importantly , thi s 

analysis does not evaluate or address constraints resulting from State legislation or regulations 

outside of the control of the City of Visalia.  

Land Use Controls  

The Visalia General Plan and Zoning Code directly affect housing production by designating the 

amount of land available for housing as well as the location, type, and density of housing.  

General Plan Land Use Designations and Policies  

Visaliaôs General Plan Land Use Element, adopted in 2014, includes four residential land use 

designations that permit a range of residential development types with densities that range from 

0.1 to 35 units per acre. The General Plan also includes three commercial land use designations 

that encourage horizontal or vertical mixed -use development.  

General Plan policies in the Land Use Element provide a more detailed picture of the intent and 

application of the land use designations. These policies encourage new mixed-use development 

in the downtown and at locations determined to be optimal for mixed  use development; higher 
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densities for infill and affordable housing development; new higher density residential 

development along major corridors and at major intersections; and revitalization of vacant or 

underutilized sites. 

Table 42 shows the Visalia General Plan land use designations that allow residential and mixed-

use developments and the corresponding density, description, and consistent zoning district(s). 

Table 42   
General Plan Land Use designations Allowing Residential Uses  

Visalia  
2023  

Land Use Designations Description Residential 
Density Range 

Consistent 
Zoning 

Districts 

Residential Designations 

Very Low Density Residential RVLD Large lot residential 
development where all 
infrastructure may not be 
required. 

0.1 to 2 
units/acre 

R-1-20 

Low Density Residential RLD Single-family detached 
homes, accommodating 
the majority of the city's 
residential uses 

2 to 10 
units/acre 

R-1-5; 

R-1-12.5 

Medium Density Residential RMD Accommodates a mix of 
housing types including 
small-lot homes, 

zero-lot-line, duplexes, 
fourplexes, and 
apartments 

10 to 15 
units/acre 

R-M-2 

High Density Residential RHD Accommodates a mix of 
housing types including 
zero-lot-line 

developments, 
duplexes, fourplexes, 
and apartments 

15 to 35 
units/acre 

R-M-3 

Mixed Use Designations 

Commercial Mixed Use CMU Allows either vertical or 
horizontal mixed-use 
development; Floor Area 
Ratio between 0.25 and 
2.0 

Up to 35 
units/acre 

C-MU 

Downtown Mixed Use DMU High intensity 
development; Vertical 
mixed use strongly 
encouraged; Floor Area 
Ratio between 1.0 and 
5.0 

Minimum 20 
units/acre 

 
D-MU 

Commercial Designations 

Neighborhood Commercial RMD Small scale commercial 
development and 
residential uses. 
Horizontal or vertical 
mixed use encouraged 

10 to 15 
units/acre 

C-N 

Source: City of Visalia 2014 General Plan, 2023 
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Visaliaôs General Plan was developed over the course of five years, beginning in 2009 and 

adopted in October 2014. Part of the General Plan Update process was a thorough review of 

existing General Plan policies, including the retirement of those policies that were determined 

irrelevant, and the addition of new policies that reflect policy direc tions from the time of its 

adoption in 2014 to the end of the planning horizon in 2030.  

General Plan policies in the Land Use Element provide a more detailed picture of the intent and 

application of the land use designations. These policies encourage new mixed-use development 

in the downtown and at locations determined to be optimal for mixed  use development; higher 

densities for infill and affordable housing development; new higher density residential 

development along major corridors and at major intersections; and revitalization of vacant or 

underutilized sites, as follows: 

LU-P-19   Ensure growth occurs in a compact and concentric fashion by implementing 

the General Planôs phased growth strategy. 

LU-P-20   Allow annexation and development of residential, commercial, and industrial 

land to occur within the ñTier Iò Urban Development Boundary (UDB) at any 

time, consistent with the Cityôs Land Use Diagram. 

LU-P-21   Allow annexation and development of residential, commercial, regional retail, 

and industrial land to occur within the Urban Development Boundary (Tier II) 

and the Urban Growth Boundary (Tier III) consistent with the Cityôs Land 

Use Diagram, according to the following phasing thresholds:  

ñTier IIò: Tier II supports a target buildout population of approximately 

178,000. The expansion criteria for land in Tier II is that land would only 

become available for development when building permits have been issued 

in Tier I at the following levels,  starting from April 1, 2010:  

Residential: after permits for 5,850 housing units have been issued; and,  

Commercial: after permits for 480,000 square feet of commercial space on 

designated Commercial, Mixed Use, Downtown Mixed Use, Office, and 

Service Commercial land have been issued. 

[Note: The relation of the Cityôs Urban Development and Growth Boundaries 

to RHNA and the actions needed to expand to subsequent growth 

boundaries are explained under Land Use Controls on page 111. 

LU-P-45   Promote development of vacant, underdeveloped, and/or re -developable 

land within the City limits where urban services are available and adopt a 

bonus/incentive program to promote and facilitate infill development in order 

to reduce the need for annexation and conversion of prime agricultural land 
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and achieve the objectives of compact development established in this 

General Plan. 

LU-P-46   Adopt and implement an incentive program for residential infill development 

of existing vacant lots and underutilized sites within the city limits as a 

strategy to help to meet the future growth needs of the community.  

LU-P-50   Provide development standards to ensure that a mix of detached and 

attached single-family and multifamily housing types can be compatible in a 

single development. 

LU-P-52   Facilitate high-quality building and site design for multifamily developments 

by updating development standards in the zoning ordinance and providing 

clear rules for development review and approval and by creating and 

adopting design guidelines to be used in the development review and 

approval process.  

LU-P-53   Integrate multifamily development with commercial, office, and public uses 

in neighborhood nodes, Downtown, and with Commercial Mixed Use areas in 

East Downtown, along the Mooney corridor and elsewhere. 

LU-P-55   Update the Zoning Ordinance to reflect the Low Density Residential 

designation on the Land Use Diagram for development at 2 to 10 dwelling 

units per gross acre, facilitating new planned neighborhoods and infill 

development in established areas. 

LU-P-56   Update the Zoning Ordinance to reflect the Medium Density Residential 

designation on the Land Use Diagram for development at 10 to 15 dwelling 

units per gross acre. 

LU-P-57   Update the Zoning Ordinance to reflect the High Density Residential 

designation on the Land Use Diagram for development at 15 to 35 dwelling 

units per gross acre, accommodating townhouses, two- and four-plexes, and 

multistory condominium and apartment bu ildings. 

LU-P-58   Establish an Affordable Housing Overlay Zoning District (AHO) to promote 

the development of affordable housing on infill land within the existing City 

limits in areas designated by the General Plan for multifamily residential 

development. Participation by affordable housing developers in the AHO 

program would be voluntary, with the incentives offered intended to make 

development of affordable housing feasible. 

LU-P-60   Continue to enforce code compliance and provide support to neighborhood 

improvement efforts to ensure repair and maintenance of existing dwelling 

units. 
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LU-P-66   Update the Zoning Ordinance to reflect the Commercial Mixed-Use 

designation on the Land Use Diagram, to allow for either horizontal or 

vertical mixed-use development and a range of commercial, service, office, 

and residential uses. 

LU-P-67   Update the Zoning Ordinance to reflect the Neighborhood Commercial 

designation on the Land Use Diagram, intended for small-scale commercial 

development that primarily serves surrounding residential areas, wherein 

small office uses as well as horizontal or vertical residential mixed use are 

also supported. Provide standards to ensure that neighborhood commercial 

uses are economically viable and also integrated into neighborhoods, with 

multimodal access and context-sensitive design. 

LU-P-73   Support new mixed-use development in Downtown and East Downtown, with 

an emphasis on ground-level retail and entertainment uses and upper-level 

residential and office uses. 

Support may involve expedited permit review and approval, loans, public -

private partnerships, and floor area bonuses. 

LU-P-75   Provide incentives for infill development of opportunity sites and adaptive 

reuse and restoration of existing buildings in Downtown and East Downtown.  

LU-P-90   Update the Zoning Ordinance to reflect the Downtown Mixed-Use 

designation on the Land Use Diagram. 

Ongoing  General  Plan  Consistency  

Chapter 9-2 of the General Plan states: 

ñThe City will use a variety of regulatory mechanisms and administrative 

procedures to implement the General Plan. Overall responsibility for plan 

implementation is vested in the Planning Agency, consisting of the City Council 

and the Community Development Director. The General Plan requires 

consistency between the General Plan and the zoning ordinance to ensure that 

Plan policies will be implemented and that environmental resources earmarked 

for protection in the Plan will be preserved. Other regulatory mechanisms, 

including subdivision approvals, building and housing codes, capital improvement 

programs, and environmental review procedures also will be used to implement 

Plan policies. All project approvals should be found consistent with the General 

Plan.ò 

Inclusive in maintaining ongoing General Plan consistency among all General Plan Elements are 

the Housing Element policies and programs that establish responsibilities for annual review of 

the success of the Housing Elementôs performance and implementation. The current Housing 

Element Goals, Policies, and Programs are consistent with the General Plan. The Housing 
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Elementôs programs are consistent with all other General Plan elements, including the Safety 

Element pertaining to management of flood and fire hazards. Further, Housing Element 

Programs 9.1 and 9.5 require annual review of actions undertaken by the City f or their 

consistency with the Housing Element. In addition to internal City review and reporting by City 

staff to the City Council, the Housing Element Annual Report is reviewed by the State 

Department of Housing and Community Development (HCD) annually. 

Zoning Ordinance  

Title 17 of the Visalia Zoning Ordinance outlines both the residential and non-residential zoning 

districts, permitted uses in those zones, and associated development standards. The permitted 

and conditionally-permitted uses in each district guide new development and provide both 

developers and the public with an understanding of how vacant land will develop in the future. 

This includes the density of development that will occur within a particular zone, the 

compatibility of planned uses in a given area, and the range and type of buildings and uses that 

will be located throughout the city.  

Residential uses are allowed in the following zones: Agricultural Zone (A), Open Space Zone 

(OS), Single-Family Residential Zones (R-1-5, R-1-12.5, and R-1-20), Multi -Family Residential 

Zones (R-M-2 and R-M-3), Neighborhood Commercial Zone (C-N), Regional Commercial Zone 

(C-R), Service Commercial Zone (C-S), Mixed-Use Commercial Zone (C-MU), Mixed-Use 

Downtown (D-MU), Professional/Administrative Office Zone (O- PA), Office Conversion Zone (O-

C), Business Research Park (BRP), Light Industrial Zone (I-L), Industrial Zone (I), and Quasi 

Public Zone (QP). Table 43 shows the types of residential uses allowed in residential zoning 

districts and information on the rights and requirements associated with each district. Table 44 

shows this same information for non -residential zoning districts. Senate Bill 9 (SB 9, 2021) 

requires ministerial approval of two primary dwelling units on a single -family lot. To bring the 

City into compliance with State law, Program 5.8 commits the City to amend its Zoning 

Ordinance to allow for at least two dwelling units per lot in all R -1 zones (R-1-20, R-1-12.5, and 

R-1-5). 
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Table 43   
Permitted and Conditionally Permitted Residential Uses in Residential Zones  

Visalia  
2023  

Residential Use Type A OS R-1-20 R-1-12.5 R-1-5 R-M-2 R-M-3 

One-Family (Single Family) Dwellings - New P P P P P C5 C5 

One-Family (Single Family) Dwellings - Legally 
Existing and Expansion of Legally Existing 

P P P P P P P 

Duplex   C3 C3 C3 P P 

Multifamily Dwellings ï New      P2 P2 

Multifamily Dwellings - Legally Existing and 
Expansion of Legally Existing 

  P P P P P 

Condominium, Townhouse Style   C4 C4 C4 C4 C4 

Condominium, Apartment Style      C4 C4 

Mobile Home Parks   C C C C7 C7 

Senior Citizen Residential Development   P P P P7 P7 

Accessory Dwelling Units P  P P P P P 

24-Hour Residential Care Facility or Foster 
Home (6 people or less) 

P P P P P P P 

24-Hour Residential Care Facility or Foster 
Home (more than 6 people) 

C C C C C C C 

Boarding Houses and Residential Motels      C C 

Nursing and Convalescent Homes (including 
care for psychiatric, drug abuse and 
alcoholism cases) 

     C C 

Nursing and Convalescent Homes (not 
including care for psychiatric, drug abuse and 
alcoholism cases) 

  C C C C C 

Single Room Occupancy (SRO)      P6 P6 

Employee Housing, as defined in California 
Health and Safety Code Section 17008 

P P P P P P P 

Transitional and Supportive Housing, as 
defined in California Health and Safety Code 
Sections 50675.2(h) and 53260(c) 

P7 P7 P P P P P 

Low Barrier Navigation Centers, as defined in 
California Government Code Section 65660 

       

Emergency Shelters        
P = Permitted use; C = Conditionally permitted use; Blank = Not permitted.  
1 Additional residences (not to exceed one per ten acres) as needed for employees who must maintain a 

residence upon the site in order for the agricultural operation to operate efficiently.  
2
Multifamily dwellings are permitted uses only on projects up to 80 units, more than 80 units requires a 

conditional use permit. 
3 

Duplexes permitted on corner lots only. 
4 

Condominium allowed as part of a Planned Development. 
5 

Meeting density identified in the general plan land use element designations. 
6 

Up to 15 units per gross acre in R-M-2 zone; up to 35 units per gross acre in R-M-3 zone. 
7 Density of 10 to 15 housing units per acres in the R -M-2 zone and 15 to 35 units per acre in the R-M-3 zone. 

Source: City of Visalia Zoning Ordinance, 2023 
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Table 44   
Permitted and Conditionally Permitted Residential Uses in Non -Residential Zones  

Visalia  
2023  

 Commercial and Mixed Use 
Zones 

Office Zones Industrial 
Zones 

Other 
Zones 

Residential Use Type C-N C-R C-S C-MU D-MU O-PA O-C BRP I-L I QP 

Residential Units, New or 
Expansions, which may or may 
not be associated with a 
commercial activity 

C C C C C C C C C C  

Residential Units, including units 
for senior citizens, as a mixed 
use in an existing building 
containing one or more 
commercial or office uses 

   P1 P  P     

Existing Single-Family Dwelling    P P P P     

Group/Foster Homes (6 or fewer 
individuals) 

C C C C C 
C 

C C C C  

Group/Foster Homes (more than 
6 individuals) 

C C C C C C C C C C  

Senior Citizen Housing 
Development 

C C C C C C C C C C C 

Accessory Dwelling Units C C C C C C C C C C  

Nursing and Convalescent 
Homes (including care for 
psychiatric, drug abuse and 
alcoholism cases) 

   C C C      

Nursing and Convalescent 
Homes (not including care for 
psychiatric, drug abuse and 
alcoholism cases) 

   C C C     C 

Single Room Occupancy (SRO)     C       

Employee Housing, as defined in 
California Health and Safety 
Code Section 17008 

C C C C C C C C C C 
 

Transitional and Supportive 
Housing 

C C C P2/C P2/C C C C C C 
 

Low Barrier Navigation Centers, 
as defined in California 
Government Code Section 
656603 

C C C P2/C P2/C C C C C C 

 

Emergency Shelters   C C     P   
P = Permitted Use; C = Conditionally Permitted Use; Blank = Not Permitted.  

1 Allowed in the Micro-brewery/Micro-winery Overlay District.  

2 Permitted if meeting the criteria stated in California Government Code Sections 65660-65668. 

3 Subject to Section 17.32.135 of the Visalia Zoning Ordinance. 

Source: City of Visalia Zoning Ordinance, 2023 

Development Standards  

The City regulates the type, location, and scale of residential development primarily through the 

Zoning Ordinance. Table 45 shows the development standards for residential zones and for 

commercial, office, and industrial zones where residences are allowed.  
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Table 45   
Residential Development Standards  

Visalia  
2023  

Zone Front 
Setback 

Side 
Setback 

Street Side 
Setback 

Rear 
Setback 

Maximum 
Height 

Minimum 
Lot Size(4) 

Maximum 
Density 

R-1-20 35 ft 10 ft (3) 20 ft 25 ft 35 ft. 20,000 sq. ft. 1 du/site 

R-1-12.5 30 ft 5 ft (2) 10 ft 25 ft 35 ft. 12,500 sq. ft. 1 du/site 

R-1-5 15/20 ft (1) 5 ft (2) 10 ft 25 ft 35 ft. 5,000 sq. ft. 1 du/site 

R-M-2 15 ft 5 ft 10 ft 25 ft 35 ft. or 3 
stories, 
whichever 
greater 

2 acres 15 du/acre 

R-M-3 15 ft 5 ft 10 ft 15 ft 4 stories 2 acres 35 du/acre 

C-N 15 ft (15 ft) 0/15 ft (5 ft) 10 ft (10 ft) 0/15 ft (5 ft) 50 ft. 5 acres 15 du/acre 

C-R 20 ft (20 ft) 0/15 ft (5 ft) 10 ft (10 ft) 0/15 ft (5 ft) 50 ft. 5 acres 0.6 FAR 

C-S 10 ft (10 ft) 0/15 ft (5 ft) 10 ft (10 ft) 0/15 ft (5 ft) 60 ft. 5,000 sq. ft. 0.8 FAR 

C-MU 15 ft (15 ft) 0/15 ft (5 ft) 10 ft (10 ft) 0/15 ft (5 ft) 50 ft. 5 acres 35 du/acre 

D-MU 0 ft (5 ft) 0 ft (5 ft) 0 ft (5 ft) 0 ft (0 ft) 100 ft. N/A 35 du/acre 

O-PA 15 ft (15 ft) 0 ft (5 ft) 10 ft (10 ft) 0 ft (5 ft) 50 ft. 5 acres  

O-C 25 ft (25 ft) 5 ft (5 ft) 10 ft (10 ft) 25 ft (5 ft) 30 ft. 5,000 sq. ft.  

BRP 25 / 45 ft. 

(25 / 30 ft) 

20 ft (20 ft) 20 ft (20 ft) 30 ft (20 ft) 75 ft. 5 acres  

I-L 10/15/25 ft. 
(10/15/25 

ft) 

0 ft (0 ft) 10/15/25 ft. 
(10/15/25 ft) 

0 ft (0 ft) 75 ft. 5 acres  

I 10/15/25 ft. 
(10/15/25 

ft) 

0 ft (0 ft) 10/15/25 ft. 
(10/15/25 ft) 

0 ft (0 ft) 75 ft. 5 acres  

Numbers in (parenthesis) denote required landscape setback 

(1) In the R -1-5 zone the front set back is 15 feet for living space and side -loading garages and 22 feet for 

front -loading garages or other parking facilities. 

(2) The street side of side yards on corner lots have a side setback of 10 feet and 22 feet for front loading 

garages or other parking facilities.  

(3) On the street side of a corner lot the side yard must have a setback of 20 feet.  

(4) Parcels in the R-M-2 and R-M-3 zones can be created below the minimum lot size with a conditional use 

permit. Parcels in non-residential zones can be created below the minimum lot size through an acceptable 

master plan approved by the Site Plan Review Committee. 

Source: City of Visalia Zoning Ordinance, 2023 

Impact  of Development Standards  

R-1 Zones  

In the R-1 single-family residential zones (R-1-5, R-1-12.5, and R-1-20), the purpose and intent 

is to provide living area within the city where development is limited to low density 

concentrations of one-family dwellings where regulations are designed to accomplish the 

following: to promote and encourage a suitable environment for family life; to provide space for 

community facilities needed to compliment urban residential areas and for institutions that 

require a residential environment; to minimize traffic congestion ; and to avoid an overload of 

utilities designed to service only low density residential use.  
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Development standards for the R-1 zones include modest front and rear setbacks, minimal side 

setbacks, lot sizes from 5,000-20,000 square feet, and one unit with a maximum height of 35 

feet. As outlined here, development standards for the R-1 zones do not impose requirements 

that negatively impact costs, supply, feasibility, or ability to achieve maximum densities. 

However, as mentioned previously, Senate Bill 9 (SB 9, 2021) requires ministerial approval of 

two primary dwelling units on a single -family lot. To bring the City into compliance with State 

law, Program 5.8 commits the City to amend its Zoning Ordinance to allow for at least two 

dwelling units per lot in all R -1 zones (R-1-20, R-1-12.5, and R-1-5). 

R-M Zones  

The purpose and intent of the R-M multi-family zones is to provide living areas within the two 

multi-family residential zones (one medium density and one high density) with housing facilities 

where development is permitted with a relatively high concentration of dwelling units, and still 

preserve the desirable characteristics and amenities of a low density atmosphere. 

Development standards for the R-2 zones include 15-foot front setback and 15- to 20-foot rear 

setbacks, minimal side setbacks, minimum lot sizes of two acres, and a maximum of 15 units per 

acre in R-M-2 and 35 units per acres in R-M-3. Height restrictions include 35 feet or three stories 

(whichever is greater) in the R -M-2 zone and four stories in the R-M-3 zone. The City does not 

impose restrictions on lot coverage or floor area ratio (FAR) in the R-M zones. While the majority 

of the development st andards for the R-M zones do not negatively impact cost, supply, housing 

choice, feasibility, and the ability to achieve maximum density, requiring a lot size of two acres 

in these zones constrains the development of multifamily residential opportunities by limiting 

available capacity to large sites. Program 5.8 commits the City to amend the Zoning Code to 

overcome this constraint.  

Mixed Use Zones (C -MU and D -MU)  

Mixed Use Commercial Zoneð(C-MU). The purpose and intent of the mixed use commercial 

zone district is to allow for either horizontal or vertical mixed use development, and permit 

commercial, service, office, and residential uses at both at key activity nodes and along 

corridors. Any combination of these uses, including a single use, is permitted.  

Mixed Use Downtown Zoneð(D-MU). The purpose and intent of the mixed use downtown zone 

district is to promote the continued vitality of the core of the community by providing for the 

continuing commercial development of the downtown and maintaining and enha ncing its historic 

character. The zone is designed to accommodate a wide mix of land uses ranging from 

commercial and office to residential and public spaces, both active and passive. 

Development standards for mixed use zones include modest front setbacks (0 to 15 feet) , 

minimal side and rear setbacks, and a maximum of 35 dwelling units per acre. A minimum lot 

size of five acres is required in the C-MU zone; there is no minimum lot size requirement in the 

D-MU zone. Height restrictions include 50 feet in the C-MU zone and 100 feet in the D-MU zone. 

The City does not impose restrictions on lot coverage or floor area ratio (FAR) in mixed use 
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zones. Development standards for these zones do not negatively impact cost, supply, housing 

choice, feasibility, and the ability to achieve maximum density. 

Commercial Zones  

The purpose and intent of commercial zones is to provide appropriate areas for various types of 

retail stores, offices, service establishments and wholesale businesses to be concentrated for the 

convenience of the public; and to be located and grouped on sites that are in logical proximity to 

the respective geographical areas and respective categories of patrons that they serve in a 

manner consistent with the general plan . Commercial zones allow multifamily residential 

development by conditional use permit.  

Development standards for commercial zones include 10 to 20 foot front setbacks, minimal rear 

and side setbacks (0-15 feet), height limits from 50 to 60 feet, and a floor area ratio of 0.6 to 

0.8. The City does not impose restrictions on lot coverage or floor area ratio (FAR) in 

commercial zones. Development standards for these zones do not negatively impact cost, 

supply, housing choice, feasibility, and the ability to achieve maximum floor area ratio.  

Parking  

Since off-street parking often requires large amounts of land, parking requirements are one of 

the development standards that can most negatively impact the development of affordable 

housing. Off-street parking requirements increase the cost of development, limiting the funds 

available for providing housing. Most municipalities have adopted parking standards that exceed 

the actual parking needs of the population.  

Visaliaôs off-street parking standards for residential uses are summarized in Table 1-51. The 

Municipal Code does not specify any reductions in parking spaces for affordable housing 

projects. With regard to multifamily units, the Planning Commission has th e authority to require 

an additional 0.25 parking spaces per unit for guest parking if either on -street parking is not 

available to provide the 0.25 spaces or more than 50 percent of the units are 3 - or 4-bedroom 

units. If the multifamily development does not require commission review, the Site Plan Review 

Committee has the authority to require guest parking as specified. The existing off -street 

parking requirements and lack of options for parking reductions in Visalia are a constraint to 

affordable housing development, since off-street parking often requires large amounts of land 

and significantly increases the cost of development.  

Table 46  Multifamily  parking requirements are a constraint to the development of smaller, more 
affordable, multifamily housing types. In response to this constraint, Program 5. 8 commits the City 

to adopting reduced parking standards for affordable multifamily developments and multifamily 
projects with small units (single -room occupancy, studio, and 1 -bedroom units) of no more than one 

parking stall per unit. Additionally, Program s 2.2, 3.2, and 5.5 include commitments to provide 
regulatory incentives for Downtown, m ultifamily, and senior housing developments respectively, 
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including reductions to parking standards.

Table 46   
Required Off -Street Parking Spaces  

Visalia  
2023  

Residential Use Parking Requirements 

Single-family dwelling 2 spaces (including one covered) per unit 

Multifamily dwelling 1.5 spaces per unit 

Senior citizen multifamily dwellings (ages 55 or 
older) 

1 space per unit 

Boarding houses 1 covered space for each bedroom or 1 space for 
each 150 sq. ft. of sleeping area, whichever 
greater 

Sanitariums and charitable / religious 
institutions providing sleeping accommodations 

1 parking space for each three beds 

Group care facilities 1 parking space for each three beds 

Single-room occupancy (SRO) housing 1 space for each employee onsite on the highest 
shift 

Planned unit developments, condominiums  1 covered space, plus one uncovered guest 
parking space per unit 

Source: City of Visalia Zoning Ordinance, 2023 

Multifamily Dwelling Objective Standards  

The City of Visaliaôs Zoning Ordinance includes objective development standards for any 

development occurring in multifamily residential zoning designations, R-M-2 and R-M-3. 

Objective standards can generally be defined as a requirement wherein a specific quantifiable 

requirement can be achieved. These standards are intended to address compatibility issues 

between multifamily residential uses and single-family residential uses or between residential 

uses and non-residential uses and are not intended to discourage the development of affordable 

housing. Table 47 summarizes the objective standards, most of which are found in Chapter 

17.16 of the Zoning Ordinance. 
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Table 47   
Existing Objective Standards for Multifamily (R -M-2 and R -M-3) Zones  

Visalia  
2023  

Standards Code Section Requirement 

Site Area (Parcel Size) 17.16.050 CUP required for dividing sites <2 acres 

Site Area (Density) 17.16.060 Minimum site area per dwelling unit: R-M-2 zone: 
3,000 sq. ft. 

Setbacks 17.16.070 

thru 090 
R-M-3 zone: 1,200 sq. ft. 

Height 17.16.100 Front yard: 15' for living space, 22' for garages 
Side yard: 5', 10ô for access to > one unit  

Parking 17.16.110, 

17.34.020(A) 
Rear yard: 25' for R-M-2 zone, 15' for R-M-3 zone 

Fences 17.16.120; 

17.36.040 
R-M-2 zone: 35' or three stories, whichever is 
taller R-M-3 zone: 35' or 4 stories, whichever is 
taller 

Trash Enclosures 17.16.130 * 2nd and 3rd stories adjacent to R-1 zoning shall 
be designed to limit visibility 

Site Plan Review 17.16.140 1.5 spaces per dwelling unit; may be uncovered 
or covered. An additional 0.25 spaces per unit 
may apply under certain conditions. 

Open Space & Recreational Areas 17.16.150 1.0 spaces per dwelling unit for senior citizen 
housing developments. 

Parking Area Screening 17.16.160 Not to exceed 7' in height except in front yard or 
street side yard. 

Screening Fence 17.16.170 A 7' open metal fence may be permitted within 
the front yard or street side yard. 

Landscaping 17.16.180 A required wall along an arterial or collector 
roadway shall be designed to include pedestrian 
access, including within 1/4 mile of transit stops. 

Good Neighbor Policies 17.16.190 Must comply with specifications and requirements 
in Section 17.32.010. May only be located within 
the front yard setback when deemed necessary 
due to lack of no other appropriate location. 

Signage 17.48.090 Site Plan Review required for all multifamily 
developments. 

Source: City of Visalia Zoning Ordinance, 2023 

Growth Controls / Growth Management  

The City of Visalia has utilized a growth management system through a series of urban growth 

boundaries since the 1970s. The Cityôs 1991 General Plan employed three urban development 

boundaries that identified which lands may be developed and when the lands will be eligible to 

be developed, with growth triggers based on a target population, target year, and percentage of 

buildout. The current 2014 General Plan analyzed and updated the urban growth boundaries to 

ensure for the logical contiguous growth of the City for the next 20 years and beyond. T he 

current plan continues the overall concentric growth control concept, however the previous 

growth triggers were replaced with a single trigger based on issuance of building permits for a 

certain land use type, described more fully in Policy LU-P-21 of the General Plan. This was done 

to more definitively associate physical land absorption needs with the empirical variable of 

building permits issued, rather than the more speculative variable of population growth 

estimates. Both methods achieve eventual physical buildout of the City in incremental stages. 
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The first growth boundary (Tier I) generally corresponds to the city limits established in 2014. 

Tier II includes lands that are outside of, but adjacent to, Tier I lands. According to General Plan 

Policy LU-P-34, prior to any lands being developed in Tier  II in accordance with their underlying 

land use designations, the City must first establish and adopt an agricultural preservation 

ordinance to address conversion of Prime Farmland and Farmland of Statewide Importance in 

Tiers II and III. An agricultural preservation ordinance requires preservation of agricultural land 

through the acquisition of agricultural conservation easements or an in -lieu fee. Once the 

program is established, lands that are not already inside the city limits may be approved for 

annexation by the City Council and Tulare County Local Agency Formation Commission (LAFCO).  

Tier II became available for development in July 2021 once permits for 5,850 dwelling units 

were issued in Tier I (with a start date of April 1, 2010), and in May 2023 the City Council 

approved the Agricultural Land Preservation Program Ordinance that amends Visaliaôs Municipal 

Code in accordance with General Plan Policy LU-P-34.  

The APO requirement is a potential constraint to housing development by requiring property 

owners to enter into contracts that significantly raise the cost of land and development, which 

are passed onto the homebuyer, increasing housing costs. Additionally, easements established 

now could potentially make development in some areas more difficult in the future. In response 

to this potential constraint to affordable housing development, the City has excluded affordable 

housing projects in compliance with State Density Bonus Law from the agricultural land 

preservation requirements outlined in the Agricultural Land Preservation Program Ordinance 

approved in May 2023.  

It should be noted that the Tier I area within the City limits contains residential -designated 

vacant land that exceeds what is needed to accommodate the issuance of permits for 5,850 

dwelling units, and that the total need under the Cityôs RHNA obligation can be well 

accommodated on vacant land within Tier I.  

Tier II has a residential development capacity of 12,800 units and a corresponding population of 

178,000. Tier III is the final growth boundary and supports the Cityôs buildout population of 

210,000. 

Buildout was projected to occur in the year 2030 under the General Plan. However, since the 

growth boundary triggers are based on building permit activity as the primary determinant of 

physical buildout, the actual buildout date could vary from the 2030 da te by several years in 

either direction. Based on actual growth trends since the General Plan was adopted in 2014, the 

actual buildout date will be occurring several years after 2030. All of the General Plan Elements 

were prepared to adjust to this variabi lity. 

Although a majority of sites inventoried in Chapter 4: Site Inventory and Analysis for purposes of 

meeting Regional Housing Needs Assessment (RHNA) are contained within the Tier I growth 

boundary, some sites identified in the sites inventory are pending annexation applications with 

the City, but are expected to be processed and effective within one year of t he 6th Cycle 

Housing Element adoption. 
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Short Term Rentals  

As of April 2023, the City has started to prepare a short -term rental ordinance. Short -term 

rentals are commonly housed within existing residences in residential-zoned districts. The City of 

Visalia considers short-term rentals as an allowed use of an existing residence, provided that no 

boarding is provided and no meals are served. 

Inclusionary Housing Ordinance  

The City of Visalia does not have an adopted inclusionary zoning or inclusionary housing 

ordinance or other mechanism that requires a designated amount of new construction to be 

made available to lower income households. 

SB 35  (2017)  

In 2017, Senate Bill 35 was signed into law to assist with streamlining ministerial approval 

processes.  The bill is applicable to local jurisdictions that have failed to issue building permits 

for its share of regional housing need by income category. Due to the City of Visaliaôs insufficient 

progress toward lower income RHNA categories, it is subject to the streamlined ministerial 

approval process as defined in Senate Bill 35 for proposed multifamily developments with at 

least 50% affordability. The bill requires that qualifying multifamily housing developments on 

qualifying sites be approved as a ministerial action ( i.e., no public hearings), regardless of the 

number of units, and without CEQA (California Environmental Quality Act) review. If a project is 

submitted and is in compliance with the parameters of Senate Bill 35, the City of Visalia must 

approve the project, sub ject to the ministerial process, within 90 to 180 days, depending on the 

number of units in the housing development.  

SB 330  (2019)  

Additionally, in 2019, Governor Newsom signed into law SB 330, the Housing Crisis Act of 2019. 

The Act amends existing State laws and crease new regulations around the production, 

preservation and planning of housing. The bill has been in effect since January 1, 2020, and 

sunsets on January 1, 2025. The goal of SB 330 is to create certainty in the development of 

housing projects, speeding up the review of projects, preserving affordable housing and 

preventing certain zoning actions that reduce the availabil ity of housing.  

SB 330 creates a new vesting process for discretionary housing projects during the five-year 

period of the bill. It achieves this through the creation of a new ñpreliminary applicationò process 

that establishes a new date for the purposes of locking projec ts into the ordinances, policies, 

and standards in effect when a preliminary application (including all required information) is 

submitted and deemed complete. This vesting does not apply to California Environmental 

Quality Act (CEQA) determinations, including historic resource determinations pursuant to CEQA. 

The City of Visalia is currently out of compliance with SB 330. Program 5.8 commits the City to 

update its Zoning Code to include a ministerial process to streamline the design and approval of 

by-right multifamily units in compliance with SB 330 and create a new preliminary application 
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process that establishes a date for the purposes of locking projects into the ordinances, policies, 

and standards in effect when a preliminary application is submitted and deemed complete.  

Processing and Permitting Procedures 

Similar to other jurisdictions, the City has several procedures it requires developers to follow for 

processing development entitlements and building permits. Although the permit approval 

process must conform to the Permit Streamlining Act (Government Code Section 65920, et 

seq.), housing proposed in the city is subject to at least one of the following review processes: 

site plan review, environmental review, zoning and general plan land use designation change, 

tentative subdivision map approval, planned development approval, and building permit 

approval. 

Many of the Cityôs review procedures are handled at the staff level. For example, site plan 

review is conducted by staff representatives of various city divisions, and administrative 

adjustments and temporary conditional use permits are evaluated and decided upon by the City 

Planner or their designee. 

The Planning Division is charged with making an environmental determination on a project, 

determining if that project is exempt from CEQA review, or requires an environmental review to 

be prepared and adopted together with the project. If a discretionary e ntitlement project ( i.e., 

Conditional Use Permit, Variance, Tentative Map) is not exempt from CEQA review, then the 

application along with its supporting environmental document (i.e., Negative Declaration, 

Environmental Impact Report) is reviewed and acted upon by the Planning Commission and/or 

City Council. 

Table 48 shows the typical timelines for different types of permits required for residential 

development in the City of Visalia and the associated approval and appeal bodies. Table 49 

shows the processing and permitting procedures for different types of residential projects in the 

City of Visalia, including estimated processing times.  
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Table 48   
Timelines for Permitting Procedures  

Visalia  
2023  

Types of Approval or 
Permit 

Typical Processing Time Approval Body Appeal Body 

Site Plan Review 1-2 Weeks City Staff Planning Commission 

California Environmental 
Quality Act 1 

3-6 Weeks City Staff / Planning 
Commission 1 

Planning Commission/City 
Council 

Conditional Use Permit 4-8 Weeks Planning Commission City Council 

Variance 4-6 Weeks Planning Commission City Council 

Tentative Parcel Map 4-6 Weeks Planning Commission City Council 

Tentative Subdivision Map 6-8 Weeks Planning Commission City Council 

Zoning Amendment 3 Months City Council N/A 

General Plan/Specific Plan 
Amendment 

3 Months City Council N/A 

Annexation 6-9 Months City Council and LAFCO 
Commission 

N/A 

Building Master Plans 4-6 Weeks City Staff N/A 

Building Plot Plans 1-2 Weeks City Staff N/A 

Building Permit for Custom 
Home 

4-6 Weeks City Staff N/A 

1 Depending on entitlement and significance of impact. Initial Studies and Negative Declarations can take 

between 3-6 weeks. Environmental impact Reports can take up to 12 months to process completely. 

Source: City of Visalia, 2023 
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Table 49   
Processing Procedures for Project Types  

Visalia  
2023  

Residential Use Type List of Typical Approval 
Requirements 

Estimated Total 
Processing Time 

Single Family Residential on residential lot Permitted by Right Less than 30 days 

Single Family Residential on non- residential lot Site Plan Review 

CEQA/CUP 

2-3 Months 

Subdivision Site Plan Review 

CEQA/CUP* 

3-4 Months 

Duplex on Single Family Residential lot Site Plan Review Less than 30 days 

Duplex on Multi Family Residential lot Permitted by Right Less than 30 days 

Multi- Family Apartment less than 80 units and less than 
4 stories 

Permitted By Right 

Site Plan Review 

Less than 30 days 

Multifamily Apartment less than 80 units and more than 
4 stories 

Site Plan Review 

CEQA/CUP 

2-3 Months 

Multifamily Apartments more than 80 units Site Plan Review 

CEQA/CUP 

2-3 Months 

Condominium, Townhouse or Apartment Style Site Plan Review 

CEQA/TSM/CUP 

3-4 Months 

Accessory Dwelling Units Permitted by Right Less than 30 days 

Adult Over-night Care Facility (6 people or less) Permitted by Right Less than 30 days 

Adult Over-night Care Facility (more than 6 people) Site Plan Review 

CEQA/CUP 

2-3 Months 

Nursing and Convalescent Homes (including or not 
including psychiatric, drug abuse and alcoholism cases) 

Site Plan Review 

CEQA/CUP 

2-3 Months 

Single Room Occupancy (SRO) Permitted by Right Less than 30 days 

Employee Housing, as defined in California Health and 
Safety Code Section 17008 

Permitted by Right Less than 30 days 

Transitional and Supportive Housing, as defined in 
California Health and Safety Code Sections 50675.2(h) 
and 53260(c) 

Permitted by Right Less than 30 days 

Emergency Shelters Permitted by Right Less than 30 days 

Low Barrier Navigation Center Permitted by Right Less than 30 days 

Emergency / Temporary Housing Site Plan Review 2-3 Months 

*CUP required for projects that exceed development standards for the zone.    

Source: City of Visalia, 2023 

Site Plan Review Permit  

Each application for tentative map, conditional use permit, and multifamily residential begins 

with the site plan review process and is reviewed by the Site Plan Review Committee that is 

comprised of City staff representatives from the engineering, buildin g, planning, and other 

divisions and departments of the city. A site plan review approval is required for any 

development (with the exception of one -family dwellings, accessory dwelling units, and 
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residential care facilities for 6 people or less) before proceeding on to obtaining a building 

permit for any new construction or tenant improvements.  

The Site Plan Review application can be found on the City website. The application must be 

completed and submitted by the applicant along with digital copies of the site plan(s) that 

include all the information listed on the application form.  

Site plan review is conducted at no charge to the applicant and takes about one to two weeks to 

process. As part of site plan review, the Committee preliminarily reviews site plans for new land 

uses, as submitted by an applicant, to ensure a projectôs consistency with the Cityôs 

development codes (e.g. Zoning), standards (e.g. Engineering), and policies (e.g. General Plan, 

Specific Plan, Master Plan), and to ensure that health and safety is maintained. The Site Plan 

Review Committee holds meetings weekly, and applications are accepted each week prior to the 

meeting being held. An applicant can appeal the decision of the site plan review committee to 

the Planning Commission within 10 days along with applicable fees and is reviewed during the 

next scheduled Planning Commission meeting.  

Upon completion of Site Plan Review, an application may be filed with the City for any necessary 

entitlements (i.e., tentative subdivision map, conditional use permit) or building permits if no 

entitlements are necessary. Other circumstantial entitlements that may be necessary to facilitate 

the development, such as a variance, general plan amendment, or change of zone, may be filed 

simultaneously. An approved Site Plan Review Permit expires one year after the date of approval 

unless a building permit is issued by the building official, and construction is commenced. 

Conditional Use Permits  

Conditional Use Permits are required when uses in certain zones need special consideration in 

relation to the objectives of the Zoning Ordinance and the effects on surrounding properties. 

The conditional use permit process involves a review by city staff of the proposed development 

to ensure that it meets city standards and policies. The application for a conditional use permit 

can be found on the City website and includes a checklist of required application materials and 

the contents that should be included for site plans, elevation plans, floor plans, and landscaping 

plans. Additional information or studies may be required by the Site Plan Review Committee as 

part of the approval of a Site Plan Review Permit, as mentioned above. A conditional use permit 

is reviewed and approved by the Planning Commission following at least one public hearing. The 

Planning Commission may approve or conditionally approve an application for a conditional use 

permit if it finds all of the following:  

¶ The proposed use is consistent with the goals and policies of the General Plan and any 

applicable specific plan; 

¶ The proposed use is consistent with the purpose of the applicable district or districts;  

¶ The proposed use is listed as a use subject to a use permit in the applicable zoning 

district or districts or a use determined to be similar to a listed conditional use;  
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¶ The proposed use meets the minimum requirements of the Zoning Ordinance applicable 

to the use and complies with all other applicable laws, ordinances and regulations of the 

city and state; and 

¶ The proposed use will not be materially detrimental to the health, safety and welfare of 

the public or to property and residents in the vicinity. This finding is determined on the 

basis of material evidence in the record, rather than subjective conclusion unsupported 

by evidence in the record. Historically, Visalia approval bodies (Planning Commission and 

City Council) have determined projects meeting the prior findings also meet the criteria 

for this finding.  

An applicant can file an appeal to City Council within 10 days of the Planning Commissionôs 

decision on a conditional use permit. City Council will hold a public hearing within 30 days after 

the date of filing the appeal.  

Conditional use permits help to ensure that the approved development is appropriately 

integrated into the existing neighborhood. No conditions placed on such developments have 

served as an impediment to development in Visalia. For instance, in 2017 the Visalia Planning 

Commission approved a conditional use permit for a 200-unit apartment complex in the Medium 

Density Residential (R-M-2) zone on approximately 17.5 acres at a density of 13.03 units per 

acre, which began construction in 2020 after a time exten sion of the CUP was approved in 2019. 

Conditions of approval, which can be typical for multifamily residential developments, included:  

¶ Conformance to site plan, floor plans, and elevation plans as provided, including 

adhering to design and setback standards proposed by developer that may exceed the 

Cityôs standards, 

¶ Requirement of landscape and irrigation plans with submittal of building permits, 

including placement of street trees, 

¶ Construction of solid masonry perimeter walls adjacent to single-family residential uses, 

¶ Wrought iron fence around street frontages,  

¶ Placement of evergreen trees in line with access drives to reduce potential headlight 

glare into adjacent single-family residences, 

¶ Acceptance of the Cityôs Good Neighbor Policies for ongoing management of the project. 

Variances  

A variance may be granted to prevent unnecessary hardships as a result of existing 

development standards in the Zoning Ordinance (i.e., site area, setbacks, height limits). 

Applicants must submit a complete application for a zoning variance, which can be found on the 

City website, along with a reasoning and analysis pertaining to all required findings that justify 

the variance request, which are listed on the variance application. Applications for variances are 
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reviewed and approved by the Planning Commission following at least one public hearing with 

proper noticing. The Planning Commission may approve or conditionally approve an application 

for a zoning variance if it finds all of the following:  

¶ That the strict or literal interpretation and enforcement of the specified regulation would 

result in practical difficulty or unnecessary hardship inconsistent with the objectives of 

the zoning ordinance; 

¶ That there are exceptional or extraordinary circumstances or conditions applicable to the 

property involved which do not apply generally to other properties classified in the same 

zone; 

¶ That strict or literal interpretation and enforcement of the specified regulation would 

deprive the applicant of privileges enjoyed by the owners of other properties classified in 

the same zone. 

¶ That the granting of the variance will not constitute a grant of special privilege 

inconsistent with the limitations on other properties classified in the same zone;  

¶ That the granting of the variance will not be detrimental to the public health, safety or 

welfare, or materially injurious to properties or improvement in the vicinity.  

An applicant can file an appeal to City Council within 10 days of the Planning Commissionôs 

decision on a conditional use permit. City Council will hold a public hearing within 30 days after 

the date of filing the appeal.  

Zoning Amendments  

Zoning amendments are required when a property owner wants to change the boundaries of a 

zone district for a proposed project or wants to change the text within the Zoning Ordinance. To 

apply for a zoning amendment an applicant must submit a complete application, which can be 

found on the City website, along with proposed land use maps, conceptual plans or exhibits for 

the proposed project, and applicable fee. The Planning Commission reviews zoning amendment 

applications and provides a recommendation for action to the City Council. The City Council will 

make the final decision on the application. City Council may approve, or conditionally approve 

with a Conditional Zoning Agreement, an application for a zoning amendment if it finds the 

change in zoning is required to achieve the objectives of the zoning ordinance. Approval of a 

zoning amendment by City Council results in an ordinance amending the zoning map or Zoning 

Ordinance.  

General Plan Amendment  

A General Plan Amendment is required when there is a need to change the land use boundaries 

and/or policies outlined in the Cityôs General Plan. To apply for a general plan amendment an 

applicant must submit a complete application, which can be found on th e City website, along 

with proposed land use maps, conceptual plans or exhibits for the proposed project, and 
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applicable fee. The Planning Commission reviews general plan amendment applications and 

provides a recommendation for action to the City Council. The City Council will make the final 

decision on the application.  

Typical Processing Times  

The processing time for projects in the City of Visalia varies based upon the type of permit 

required, if environmental review is needed, or if any appeals are made.  

Table 48 and Table 49 show processing times and the procedures for a typical single-family and 

multifamily development , including the approval body and approval requirements. As shown, 

typical single family residential on a residentially zoned lot are permitted by right and approved 

at the staff level in less than 30 days. No public hearings are required. 

Typical multifamily residential development of less than 80 units and less than four stories  that 

is consistent with zoning is also approved by right, but also requires Site Plan Review. Site Plan 

Review requires one to two weeks of processing time and is approved at the staff level. Such a 

development would be approved within less than 30 days. No public hearings are required.  

Typical multifamily developments that exceed 80 units or four stories require Site Plan Review 

(four weeks), CEQA (three to six weeks), and a conditional use permit (four to eight weeks), 

and require three to four months in total processing time.  One public hearing is required for 

review and approval of the conditional use permit.   

Projects which are found to be not exempt under the California Environmental Quality Act 

(CEQA) have a mandatory review period of at least 20 days. All Planning Commission approvals 

are subject to a 10-day appeal period, and any appeal received must be scheduled within 30 

days of receipt. Finally, developers must submit building plans and improvement plans to the 

Community Development Division to ensure compliance with building code and engineering 

design standards, and such submittals may require multiple plan checks if there are corrections. 

Combined, these items can easily add up to several months. 

Planning Division staff works with developers throughout the process, beginning at the first 

interaction at the front counter and continuing at the Site Plan Review level, to assist them in 

avoiding project delays. Planners will present available options, such as reducing plan check 

time by working with building officials early on to ensure that plans meet code requirements 

when they are submitted.  

Processing and permit procedures do not constitute a development constraint in Visalia. Permit 

applications for residential master production plans often have plan check completed within one 

to two months, although subsequent plot plans for approved master  plans can be processed in 

approximately five business days. The City has historically used an electronic permit tracking 

system (Permits Plus) to monitor the workflow and progress of each permit, and in 2018 a new 

Accela-based permitting system was launched that provided improved and streamlined 

communication to applicants regarding plan check status and corrections. Additionally, 
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applicants can monitor the progress of their permit via the Cityôs website. The system is 

purposely transparent and interactive so that applicants are assured their permit or permits are 

being processed in a timely and accurate manner, and that they have r esolution and recourse in 

the event the Cityôs processing standards are not being met for their individual permit. 

Permit Streamlining Act and CEQA Timing Requirements  

While City practices comply with the Permit Streamlining Act (Government Code § 65920 et 

seq.) and the California Environmental Quality Act (CEQA) (Public Resources Code (PRC) § 

21000 et seq.), the City has not adopted a policy to ensure compliance. Program 5.11 in this 

Housing Element commits the City to adopting a policy to ensure compliance with the Permit 

Streamlining Act and CEQA timing requirements. The policy shall specify: 

¶ Who is responsible for making CEQA determinations of PRC 21080.1 

¶ That the determination will be made within the timeframe permitted by PRC 21080.2, 

and 

¶ That when the City determines a project is exempt from CEQA, the determination 

triggers the Permit Streamlining Act 60-day deadline under Gov. Code 65950(a)(5). 

Density Bonus  

California Government Code Sections 65915 through 65918 require local governments to provide 

density bonuses to projects that comply with specific standards. A density bonus is the allocation 

of development rights that allows a parcel to accommodate additi onal square footage or 

additional residential units beyond the maximum for which the parcel is zoned. In 2019, State 

density bonus law was amended to encourage 100 percent affordable housing projects by 

allowing developments with 100 percent affordable hou sing units to receive an 80 percent 

density bonus from the otherwise maximum allowable density on the site. Additionally, if the 

project is within one -half mile of a major transit stop, a jurisdiction is not allowed to apply any 

density limit to the projec t.  

In 2020, the State further amended density bonus law to allow residential projects with some 

on-site affordable housing to receive a density bonus of up to 50 percent. Additionally, State law 

now requires jurisdictions to allow qualifying projects to recei ve four regulatory incentives or 

concessions based on the percentage of units in the development that are affordable. 

To ensure that the Visaliaôs Density Bonus ordinance complies with current State law 

(Government Code Sections 65915 through 65918) and in fulfillment of the previous Housing 

Element Policy 3.19, the City amended its Zoning Ordinance to default to State density bonus 

law. Section 17.32.230 of Visaliaôs Zoning Ordinance states ñif any portion of this chapter 

conflicts with state density bonus law or other applicable state law, state law shall supersede 

this chapter. Any ambiguities in this chapter shall be i nterpreted to be consistent with state 

density bonus law.ò 
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Codes and Enforcement 

Building codes and their enforcement influence the style, quality, size, and costs of residential 

development. Such codes can increase the cost of new housing construction and impact the 

feasibility of rehabilitating older properties that must be upgraded to current code standards. In 

this manner, building codes and their enforcement can act as a constraint on the supply of 

housing and its affordability.  

As of January 2023, the City of Visalia has adopted the 2022 California Building Code (CBC) 

based on the International Building Code as well as the 2022 California Fire Code. The City has 

not amended these codes nor added its own requirements. The building code does not pose an 

undue constraint on housing development. 

Regarding the type and degree of enforcement in the CBC, the Building Division follows the 

definition of enforcement as written in the Health and Safety Code Section 17920(e), where 

ñenforcementò means diligent effort to secure compliance, including review of plans and permit 

applications, response to complaints, citation of violations, and other legal process. Except as 

otherwise provided in this part, ñenforcementò may, but need not, include inspections of existing 

buildings on which no complaint or permi t application has been filed, and effort to secure 

compliance as to these existing buildings. 

The Cityôs building codes are consistent with the codes applied in other jurisdictions throughout 

California and do not negatively impact the construction of affordable housing.  

On/Off Site Improvement Requirements 

On/off -site improvement standards establish infrastructure or site requirements to support new 

residential development such as streets, sidewalks, water and sewer, drainage, curbs and 

gutters, street signs, park dedications, utility easements and landscaping. While these 

improvements are necessary to ensure that new housing meets the local jurisdictionôs 

development goals, the cost of these requirements can add significant costs to developers and 

the production of new housing.  

The City has residential development requirements for residential streets, sidewalks, 

landscaping, walls, street lighting, and parking. The City adopted these standards to ensure that 

minimum levels of design and construction quality are maintained and adequate levels of street 

and facility improvements are provided.  

The City of Visalia subdivision regulations for off-site improvements are similar to other 

jurisdictions, and do not present a constraint to the development of affordable housing. In 

addition, the City offers flexibility for affordable projects that serve to reduce the number and 

type of requirements and encourage aesthetic and/or functional improvements over what is 

permitted. 
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Residential Streets and Sidewalks  

Section 16.12.010 of the Visalia Municipal Code and the City of Visalia Engineering Design & 

Improvement Standards describe the development standards for streets in residential 

subdivisions. 

The City requires full-width street improvements including curb, gutter, matching paving, and 

parking lanes on all streets except for private streets and residential alleys. Curbs and gutters 

are required to be installed at all grades for all locations for  any site within a subdivision. 

Sidewalks are also required except on double fronting lots, where sidewalks are only required 

along one frontage. 

Table 50   
Subdivision Level Improvement Standards  

Visalia  
2023  

Improvement Dimension 

Curb 7.5 inches wide; 6 inches high 

Gutter 24 inches wide 

Sidewalk 5 feet wide 

2-Lane Local Streets (Residential) 36 feet wide (not including gutter, curb, and sidewalk 
dimensions) 

Arterial streets (6-lane) 134 feet wide 

Arterial streets (4-lane) 110 feet wide 

Collector Streets (4-lane) 110 feet wide 

Collector Streets (2-lane) 84 feet wide 

Source: City of Visalia, 2023 

Other Improvements  

Chapter 16.36 of the Visalia Municipal Code requires that storm drains, water mains, fire 

hydrants, and fire department access must be provided at the expense of the subdivider. 

Connections to existing city sewer system must be provided for each lot in a subdivision. In 

addition, streetlights must be installed at a minimum on all arterial roadways at intervals of 220 

feet along both sides, and local roadways must have streetlights at intersections. The City does 

not have landscaping, circulation improvement, or level of service requirements associated with 

subdivisions.  

Open Space and Park Requirements  

Open space and park requirements can decrease the affordability of housing by increasing 

developer fees and/or decreasing the amount of land available on a proposed site for 

constructing units. Chapter 12.36 of the Visalia Municipal Code describes open space and park 

requirements. All housing units constructed in the city must pay a park acquisition and 

development fee to fund the development of neighborhood and community parks. As of 2022, 



Adopted City of Visalia | 2023-2031 Housing Element Update 

120 December 18, 2023 

the combined park acquisition and development fee is $4,401 per single- family unit, $3,873 per 

multifamily unit, and $3,015 per mobile home. The park dedication requirement, the park 

improvement fees, and the open space requirements do not represent excessive constraints on 

residential development. 

Modifications to Off -Site Requirements  

Off-site requirements can be considered regulatory barriers to affordable housing if the 

jurisdiction determined requirements are greater (and hence, more costly) than those necessary 

to achieve health and safety requirements in the community. While Visaliaôs standards are 

similar to other jurisdictions, the City offers modified residential standards for affordable housing 

(i.e., from one to 120 percent of the area median income); infill development (e.g., single 

vacant lots, underutilized lots); or lots th at are difficult to develop because of size, shape, or 

vicinity. The modified residential standards also allow for substantial aesthetic and/or functional 

improvement over what is permitted by the underlying residential zone.  

In the Single-family Residential R-1-5 zone district, lots may have a lot area less than 5,000 

square feet and modified residential standards as specified in Visalia Municipal Code Section 

17.12.135. Under this section, concessions are allowed provided that certain performance 

standards are met. One such standard is that the development provides at least three different 

small lot floor plans and four different elevation designs to provide more interesting streetscape 

options. The modified standards ensure that design features achieve the intent of conventional 

R-1-5 standards of privacy, open space, adequate parking and compatibility with the 

neighborhood as well as or better than the standards themselves. 

Development Fees and Other Exactions 

The City collects various fees from developers to cover the costs of processing permits, 

environmental review, building inspections, and capital improvements. Certain residential 

projects that require General Plan amendments, zoning code changes, or other planning-related 

functions require fees, which are summarized in Table 51. 

Building permit fees are based on the square footage of the property, and multifamily apartment 

complexes cost less per square foot to inspect than single-family unit.  

The City also collects development impact fees in accordance with California Government Code 

Sections 66000-66025 for the provision of services such as water, sewers, and storm drains. 

These fees are generally assessed based on the number of units in a residential development. 

When raising fees, the City complies with applicable provisions of the government code. 

Fees for a typical single-family unit, consistent with the General Plan and zoning code, are 

estimated at $33,290, or approximately 11 percent of the cost of development. Fees for a typical 

1,500 square foot unit in a multifamily product (assuming a density of 20 dwelling units/acre) 

are estimated at $24,744 or approximately eight percent of the cost of development.   
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The City of Visaliaôs development impact and planning fees are similar to those of surrounding 

jurisdictions and do not represent a significant constraint to the production of affordable 

housing. 

Table 51   
Development Impact and Permitting Fees for Residential Projects  

Visalia  
2023  

Fee Type Fee Amount 

Engineering Processing & Impact Fees 

Groundwater Overdraft $1,555.00 (per acre) 

Park Acquisition and Fee 

Single Family 

Multifamily 

Mobile home 

(per unit) 

$1,872.00 

$1,648.00 

$1,283.00 

Park Development Fee 

Single Family 

Multifamily 

Mobile home 

(per unit) 

$2,529.00 

$2,225.00 

$1,732.00 

Public Facility Impact Fee 

Single Family 

Multifamily 

Mobile home 

(per unit) 

$686.00-$691.00 

$609.00 

$475.00 

Public Safety - Police Facilities Fee 

Rural 

Low Density 

Medium Density 

High Density 

 

$329.00 (per acre) 

$2,085.00 (per acre) 

$5,256.00 (per acre) 

$8,943.00 (per acre) 

Public Safety - Fire Protection Facilities Fee $2,279.00 (per acre) 

Sewer Main Facilities Connection Charge (to City sewer system) $5,331.00 (non-existing lateral and wye) 

$9,393.00 (existing lateral and wye) 

Storm Drainage Fee 

Rural 

Low Density 

Medium Density 

High Density 

(per gross acre) 

$1,956.00 

$4,200.00 

$6,839.00 

$7,814.00 

Waterway Acquisition Fee 

Rural 

Low Density 

Medium Density 

High Density 

(per gross acre) 

$1,433.00 

$3,086.00 

$5,022.00 

$5,739.00 

Transportation Impact Fee 

Single Family 

Multi-Family 

Senior/Assisted 

(per dwelling unit) 

$7,097.00 

$4,984.00 

$2,583.00 

Treatment Plant Connection Capacity Charges $945.00 per unit 

Trunk Line Capacity Charge 

Single Family 

Multi-Family 

Mobile Home Park 

 

$952.00 (per unit) 

$538.00 (per unit) 

$598.00 per space 

School Facility Fees $4.79 per square foot 
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Table 51   
Development Impact and Permitting Fees for Residential Projects  

Visalia  
2023  

Fee Type Fee Amount 

Planning Fees 

Site Plan Review No fee to applicant 

Conditional Use Permit 

Minor/Amendment to existing CUP 

Regular/PUD/PRD 

Master  

 

$1,509.00 

$4,682.00 

$7,021.00 

Tentative Map Filing Fees 

Subdivision Map 

Parcel Map (over four lots) 

Parcel Map (Four lots or less) 

 

$8,444.00 

$8,444.00 

$3,429.00 

Categorical Exemption $81.00 

Environmental Impact Report (EIR) 

Processing Fee 

City Managed Consultant Work 

 

7.5% of Contract 

Actual Cost + 10% of Contract 

Initial Study/Negative Declaration/Mitigated Negative Declaration 

Review of each Technical Study 

Simple Project 

Complex Project 

 

$248.00 

$833.00 

$3,137.00 

NEPA Environmental Review 

Simple 

Complex 

 

$833.00 

$4,179.00 

General Plan Amendment 

Simple  

Complex 

 

$2,675.00 

$11,874.00 

Zoning Text Amendment $4,346.00 

Zone Change 

Change of Zone 

Conditional Zone Agreement 

Amendment to Conditional Zone Agreement 

 

$4,346.00 

$747.00 

$2,171.00 

Time Extension $249.00 

Variance 

Single-Family (No Site Plan) 

Single Family 

Other 

 

$957.00 

$1,621.00 

$3,043.00 

Appeal $575.00 

Planning Division Building Permit Plan Application $17.70 

Engineering Division Building Permit Plan Review 

Single Family Residential 

Multifamily or Commercial 

 

$61.40 

$244.90 

Note: All fees are contained in the City of Visalia Development Fee Schedule. Fees contained here are based on 

schedule updated August 2023.  

Sources: City of Visalia 
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Zoning and Fees Transparency 

The City has posted all zoning, development standards, and fees for each parcel to the City 

website, as required by Government Code Section 65940.1(a)(1)(A) and (B). 

Constraints on Housing for Persons with Disabilities 

California Government Code Section 65583 requires local jurisdictions to analyze potential and 

actual government constraints on the maintenance, improvement, and development of housing 

for residents with disabilities. This is to ensure that persons with either physical or mental 

disabilities are provided reasonable accommodation for access to and the enjoyment of all 

facilities, including housing. Government Code Section 65583(c)(3) also requires housing 

elements to provide a program to ñéaddress, and where appropriate and legally possible, 

remove governmental constraints to the maintenance, improvement, and development of 

housing for persons with disabilities.ò  

This section analyzes if the zoning policies and permitting procedures in Visalia impose any 

constraints to persons with disabilities accessing appropriate and adequate housing in the city. 

Reasonable Accommodation  

Pursuant to State law, the City has reviewed its General Plan, Zoning Ordinance, and operating 

regulations and policies, and has conducted outreach to the public to identify potential 

constraints to providing reasonable accommodation to persons with disabilities. The 2015 

Analysis of Impediments to Fair Housing Choices, part of the 2015-2019 federal HUD 

Consolidated Plan, was reviewed for potential constraints to reasonable accommodation. The 

public outreach associated with the update of the Analysis of Imp ediments and Consolidated 

Plan, completed in 2019, has also provided the City with more current information for potential 

constraints to reasonable accommodation. 

The City has policies and programs in place that ensure that housing access is not limited for 

disabled persons, that mobility in public places and transit are provided, and that education for 

both housing customers and providers are in place and active. This also includes a program for 

reporting, investigating, and resolving potential incidents of illegal housing exclusion practices by 

public or private housing providers. Finally, all requisite accessibility standards for new 

residential construction, including minimum accessible-ready units, are in place and enforced 

through the Community Development Departmentôs building permit reviews and inspections. 

In 2017, the City adopted an Ordinance that updated the Zoning Ordinance Section 17.42.050 to 

state that ñNo variance shall be required for structures or devices that are necessary to facilitate 

reasonable access to a building or accommodation for persons with physical or non-physical 

disabilities. Reasonable accommodation requests are currently (2023) approved at the staff level  

without requiring a public hearing or discretionary permit . The City has not adopted a formal 

process or required findings for approving reasonable accommodation requests, which poses a 

potential constraint to  providing accommodation. Program 5.8 commits the City to amend the 
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Municipal Code to provide a ministerial process for approving reasonable accommodation 

requests, including objective findings for approval.   

Zoning and Land Use  

State law requires residential care facilities with six or fewer persons to be allowed by -right in all 

residential zones. The City of Visalia allows residential care facilities with six or fewer persons by 

right in the following zones: A, OS, R-1-20, R-1-12.5, R-1-5, R-M-2, and R-M-3, in compliance 

with State law. In commercial, mixed -use, office and industrial zones, a Conditional Use Permit 

is required for residential care facilities with six or fewer persons.  

Large residential care facilities (facilities with seven or more persons) are allowed with a 

Conditional Use Permit in all residential, commercial, office, mixed-use, and industrial zones. 

These use permit requirements are a potential constraint to the development of large residential 

care facilities in residential zones. Program 5.8 commits the City to amending its Zoning 

Ordinance to permitting large residential care facilities with objectivity and certainty in all 

residential zones, subject only to the same requirements of residential uses of similar form in 

the same zones. 

The City requires one covered parking space per every three beds in group care facilities, 

including residential care facilities. This is reduced from the two parking spaces required for 

single-family residential and 1.5 spaces for multi -family residential. The parking requirements in 

place for residential care facilities are similar to, or reduced from, those of other residential uses 

and do not pose an undue constraint on housing development for persons with disabilities.  

Definition of Family  

The Visalia Zoning Ordnance defines a family as ñ(1) two or more persons related by birth, 

marriage, or adoption; or (2) an individual or a group of persons living together who constitute a 

bona fide single-family housekeeping unit in a dwelling unit, not including a fraternity, sorority, 

club, or other group of persons occupying a hotel, lodging house or institution of any kind.ò This 

definition does not pose a constraint to providing adequate housing for persons with disabilities.  

Building Codes  

As of January 2023, the City of Visalia has adopted the 2022 California Building Code with no 

local amendments that may pose an undue constraint on providing accommodations for people 

with disabilities. 

Potential Environmental Constraints  

Flooding  

Visalia is located on relatively level terrain typical of the Tulare Lake basin; although, it rests in 

the heart of the Kaweah River Delta system. The Terminus Dam, which forms Lake Kaweah 
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about 18 miles to the east, controls river flows of the Kaweah River. The St. Johns River, a 

branch of the Kaweah River, extends along the northeastern city limit line. In addition, the city 

contains an extensive network of creeks and irrigation ditches th at carry programmed releases 

of water from Lake Kaweah and from the Friant Irrigation Canal to area farms and orchards. 

These creeks and ditches also channel and carry area-wide and local storm water runoff through 

the city in a generally northeast to sout hwest pattern, terminating west of the city near the 

Tulare Lake lakebed. 

Visalia has experienced several major floods in its history, specifically in 1950, 1955, 1966, and 

1969. The waterways noted above have historically been used to control and convey 

stormflows. The Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map 

panels for Visalia were last updated in June 2009. The changes from the previous maps 

generally reflected the improvements in storm water managements that included automatic 

pumps and local detention basins; however, the map panels adversely rated older parts of the 

city, particularly north of State Highway 198, due to the unreinforced levee banks of the St. 

Johns River. FEMA flood evaluators determined the levees could eventually fail and cause 

shallow area wide flooding during a 100-year storm event. Consequently, many of Visaliaôs older 

and more affordable neighborhoods were placed in Special Flood Hazard Areas (zones including 

and beginning with A).  

Houses located in the Special Flood Hazard Area are required to have FEMA approved flood 

insurance to qualify for federally backed home loans, mortgage assistance, or rehabilitation 

grants and loans. In 2023 the average annual cost of flood insurance in Zo ne A flood hazard 

zones is $1,161. The added cost of this insurance must be factored into decisions whether to 

fund mortgage assistance or rehabilitation loans in many of the Cityôs more affordable 

neighborhoods. 

Hazardous Materials and Sites 

As of 2023, there are 46 identified cleanup sites throughout the City including sites that are 

active, certified or need further action or evaluation. The City has one Superfund site, 

comprising four small (1,000 sq. yards or less in area) in the East Downtown area that was fully 

remediated in 2009. Other sites identified as contaminated are primarily former dry -cleaning 

shops, agricultural chemical storage sites, and leaking underground fuel storage sites. Typical 

remediation of the sites consisted of soil excavation, soil replacement, and continuous 

groundwater testing to ensure the presence of the contaminants has abated.  

The City continues to perform Phase 1 Environmental surveys, and subsequent detailed soil 

testing prior to offering City -owned sites to affordable home construction partners. This 

represents an added cost of ensuring that suitable residential development sites are provided for 

new affordable housing projects. 

In addition, federal law requires detailed preclusion analyses to be performed by the City for all 

candidate sites before mortgage assistance or rehabilitation funds can be authorized. City staff 

performs the site preclusion analysis for each candidate site. City staff uses local and State data 
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bases as well as the federal EPA Enviro-tracker program to perform this analysis. Where the 

proximity to contaminated sites is less than the acceptable threshold per applicable regulations, 

the site is eliminated from eligibility. To date, no candidate sit e has been eliminated due to 

either direct site contamination, or for its proximity to a former or active contaminated site.  

Noise 

The General Plan Noise Element serves as the guide for establishing a pattern of land uses that 

minimizes the exposure of residents and other sensitive receptors (e.g., schools) to excessive 

noise. The primary noise generator that affects residents is roadway noise. The City employs a 

number of mitigation measures to attenuate noise to acceptable levels (45 dB/DNL interior, 65 

dB/DNL exterior). These include sound walls, enhanced design and construction techniques for 

both noise generators and noise receptors, and regulatory limits on the times when excessive 

noise generation may be allowed. 

Impact to noise is an environmental category that is reviewed under the National Environmental 

Policy Act (NEPA). Consequently, candidate houses for federally backed mortgage assistance 

programs must demonstrate that the house interior and exterior noise l evels will fall below the 

community noise acceptance levels. Typically, houses adjacent to collector or arterial roads 

where perimeter sound walls are not installed will not qualify for assistance programs to noise 

level exceedance. 

Non -Governmental Constraints  

The availability and cost of housing is strongly influenced by market forces over which local 

governments have little or no control. Nonetheless, State law requires that the Housing Element 

contain a general assessment of these constraints, which can serve as the basis for actions to 

offset their effects. The primary non -governmental constraints to the development of new 

housing in Visalia can be broken into the categories of availability of financing and development 

costs. 

All resources needed to develop housing in Visalia are subject to the laws of supply and 

demand, meaning that these resources may not always be available at prices which make 

housing development affordable. Thus, cost factors are the primary non -governmental 

constraints upon development of housing in Visalia. This is particularly true in the case of 

housing for lower and moderate-income households, where basic development cost factors such 

as the cost of land, required site improvements, and basic construct ion are critical in 

determining the income a household must have to afford housing.  

Availability of Financing 

Since the 1990s, rising housing values and a growing housing industry boosted investor and 

homebuyer portfolios and contributed to a sense of security that encouraged continued 

investment in the housing market. Alternative mortgage products increased the n umber of 
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homebuyers, especially investors who purchased single-family homes as non-primary 

residences. Virtually every business or profession related to homes sales, construction, 

mortgages, and titles had increased business opportunities during this period. 

The use of alternative or ñcreativeò mortgage products, such as graduated payment mortgages, 

variable and adjustable-rate mortgages, interest -only loans, ñstated incomeò loans with no 

income verification, and zero down payment loans allowed consumers to purchase high-priced 

housing without the qualifications required by traditional loans, such as sufficient income level. 

These mortgage products increased homeownership ratesïa goal of affordable housing 

advocates. Even during periods of higher interest rates, homeownership and home sales 

increased. However, starting in 2006, home prices in Visalia and throughout California began to 

level off and then declined for both new and existing homes. The mortgage market collapse also 

impacted borrowers with ñjumboò loans, relatively large loans that are not federally backed. A 

jumbo mortgage is a loan amount above conventional conforming loan limits set by Fannie Mae 

and Freddie Mac, federally- chartered financial institutions that purchase the bulk of residential 

mortgages in the U.S. Resets of interest rates and mortgage payments in the subprime 

mortgage market resulted in huge waves of foreclosures between 2007 and 2011. Beginning in 

2012, the local housing market began to stabilize and again show gains. This was concurrent 

with absorption of foreclosed homes into the housing market, and interest rates between 3 and 

5 percent for qualifying home buyers. As a result, sales of existing homes and new residential 

construction have achieved more stable volumes that predated the extremes of highs and lows 

that characterized the local housing market between 2000 and 2011.  

In the last 10 years, Visalia has experienced some of the highest home appreciation rates of any 

community in the nation. Visalia real estate appreciated 125.84 percent over the last ten years, 

which is an average annual home appreciation rate of 8.49 percent, putting Visalia in the top 20 

percent nationally for real estate appreciation. 1 Figure 2 compares home values for Visalia and 

Tulare County based on Zillow.comôs home value index calculator. According to Zillowôs metric, 

home values in Visalia have increased from $188,260 in November 2014 to $358,515 in 

February 2023. As shown, home values have increased similarly in Visalia and Tulare County, 

though values in Visalia are higher than countywide. Similarly, data provided by Redfin.com 

indicates that, as of February 2023, the median for -sale home price in Visalia was $354,000, a 

+1.3 percent yea r-over-year increase.2 

 
1 Neighborhood Scout, Visalia Real Estate Appreciate and Housing Market Trends, 
https://www.neighborhoodscout.com/ca/visalia/real-estate, accessed March 2023. 
2 Redfin, Visalia Housing Market Trends, https://www.redfin.com/city/20572/CA/Visalia/housing-
market, accessed March 2023. 

https://www.neighborhoodscout.com/ca/visalia/real-estate
https://www.redfin.com/city/20572/CA/Visalia/housing-market
https://www.redfin.com/city/20572/CA/Visalia/housing-market
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Figure 2  Zillow Home Value Index, Visalia and Tulare County November 2014 to February 
2023  

 

Source: https://www.zillow.com/home -values/21114/visalia-ca/, accessed March 2023. 

Mortgage interest rates have a large influence over housing affordability. Higher interest rates 

increase a homebuyerôs monthly payment and decrease the range of housing that a household 

can afford. Lower interest rates result in a lower cost and lower mon thly payments for the 

homebuyer. As shown in Figure 3, in the past 10 years mortgage rates across the United States 

remained relatively steady (between 3.5 and 4.8 percent through 2019, then dropped below 

three percent between 2020 and 2021). During 2022, mortgage rates increased significantly, 

reaching a high of 7.08 percent for a 30 -year fixed-rate mortgage (FRM) at the end of 2022. In 

2023, mortgage rates started to decline slightly, but still remain high compared to rates over the 

past 10 years, making it difficult for households to purchase a home.  

Interest rates also affect the cost of development since most medium and large multifamily 

projects require financing. When interest rates rise, profit margins fall for developers, which 

makes investment in multifamily development less attractive, especially for affordable housing 

development. Beginning in 2022, the Federal Reserve began raising interest rates to attempt to 

control inflation. Where financing is available, construction capital seems to be directed at the 

best transactions ï those with large,  established, and well-capitalized sponsors. Given recent 

trends of increasing interest rates, the availability of financing is likely to be more of a constraint 

on new housing construction during this Housing Element planning period than it has been in 

the recent past. 
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Figure 3  Historical Mortgage Rates in the United States (2013 -2023)  

 

Source: Freddie Mac Primary Mortgage Market Survey 

Interest rates are determined by national policies and economic conditions and there is little that 

a local government can do to affect these rates. However, to extend home buying opportunities 

to lower-income households, jurisdictions can offer homebuying programs that provide financial 

assistance to qualifying households to purchase a home. Additionally, government insured loan 

programs may be available to reduce mortgage down payment requirements. The City of Visalia 

works with Self-Help Enterprises to provide low-income residents homebuyer assistance 

programs that offer down payment and closing cost assistance to lower monthly mortgage 

payments for first -time homebuyers. 

Development Costs 

Land Costs  

Costs associated with the acquisition of land include both the market price of raw land and the 

cost of holding the property throughout the development process. Land acquisition costs can 

account for over half of the final sales price of new homes in small  developments and in areas 

where land is scarce. During the housing boom in the mid -2000s, raw residential land (without 

site improvements) received upwards of $200,000 per acre in Visalia (or over $40,000 per 

unfinished lot). This was due in large part to  speculative land purchasing and development 

entitlements and resulted in a glut of over 6,000 residential units (paper lots) approved for 

development as of early 2009, at the start of the Great Recession. Issued residential permits 

have risen since 2021, experiencing a peak of 1,251 units in 2022, 691 of which were multi -

family units.  

Based on a review of real estate listings in March 2023, nine vacant residential parcels are for 

sale in Visalia. These sites are detailed in Table 52 below. The average price per acre ranges 

widely from $100,000 to over $870,000. Based on the locations of these parcels, improved lots 

in more developed neighborhoods tend to have higher listing prices, as opposed to more rural or 
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unimproved lots. As in other areas in California, Visalia is experiencing high costs of land, which 

is raising costs for residential development. 

Table 52   
Cost of Vacant Residential Zoned Land  

Visalia  
2023  

APN Acreage Listing Price Price Per Acre 

077-450-011* 0.57  $499,900  $877,017  

077-680-018 0.4  $175,000  $437,500  

097-104-007 0.14  $80,000  $571,428  

098-050-003 11  $1,100,000  $100,000  

098-070-028 0.22  $100,000  $454,545  

123-110-007 0.22  $64,000  $290,909  

123-110-029 2.92  $389,000  $133,219  

123-340-066 0.36  $159,000  $441,666  

126-261-015 0.25  $199,000  $796,000  

* This property is located within the La Valencia Residential Community which may explain a higher cost of land.  

Source: Realtor.com, accessed March 2023. 

Construction Costs  

Housing construction costs (i.e., labor, materials, transportation) can act as a constraint to the 

affordability of new housing and are fully market dependent. The cost of construction varies 

widely depending on the type, size, location, and amenities of the development. ñEntry-levelò 

homes have fewer amenities than other higher priced units. In Visalia, an entry -level, 1,500 

square foot, three-bedroom, two-bath dwelling unit costs about $120 per square foot to build, 

totaling around $180,000 in constructio n costs and an additional $70,000 in lot development 

costs.  

There is little that the City can do to mitigate the impacts of high construction costs except by 

avoiding local amendments to uniform building codes that unnecessarily increase construction 

costs without significantly adding to health, safety, or construc tion quality. Because construction 

costs are similar in the City to those in other Central Valley areas, the cost of construction is not 

considered a major constraint to housing production.  

Total Housing Development Costs  

High construction costs coupled with high land costs make it difficult for private sector 

developers to provide housing for lower-income residents. Subsidies, incentives, and other types 

of financial assistance are available to private sector developers to bridge the gap between 

actual costs of development and the sale price of affordable housing. 

The total of all housing development costs discussed above for a typical entry-level single-family 

home (a 1,500 square foot dwelling unit on a 0.25-acre lot) is about $ 300,000, including site 
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improvements, construction costs, and fees and permits. This figure does not include developer 

profit, marketing, or financing costs.  Construction costs for multifamily development range 

widely depending on project design and affordability. Construction costs for typical multifamily 

developments, inclusive of site improvements, construction costs and fees and permits, are 

estimated to be $350,000 per unit .  

Requests to Develop Below Identified Densities and Approval 
Times  

Requests by developers to develop below identified densities as prescribed by zoning regulations 

reduce the amount of housing possible in a region and may lead to further housing insecurity. 

Government Code 65583(h)(6) requires that the City report all req uests to develop Housing 

Opportunity sites with capacity for lower income housing at densities lower than reported in the 

Housing Element. During the previous planning period, the City received no requests to develop 

identified sites below the minimum dens ity as described in the sites inventory.   

Additionally, State law requires that the Housing Element include discussion of the length of 

time between project approval and requests for a building permit. As of 2023, recent multifamily 

projects have taken approximately three years from Planning Commission approval to building 

permit. Throughout California, interest rates, financing costs, and the cost of construction have 

made it difficult to move forward with their projects in a timely manner. Planning Commission 

approvals are good for two years and almost all projects are built within that timeframe. 

Additionally, the Planning Commission may grant an application for renewal of a conditional use 

permit, provided that the application for renewal is received prior to the expiration of the 

original CUP approval. Since 2019, one project required a CUP renewal, which was granted by 

the Planning Commission.  
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5.  Site Inventory and Analysis  

State law requires every jurisdiction to undertake all necessary actions to encourage, promote, 

and facilitate the development of housing to accommodate regional housing needs.3 A 

jurisdiction must demonstrate in its Housing Element that its land inventory is adequate to 

accommodate its share of the regionôs projected growth. This section details the Site Inventory 

process for the City of Visalia. 

Regional Housing Needs Allocation (RHNA)  

This Housing Element covers the planning period of December 2023 through December 2031 

(also referred to as the 6 th cycle Housing Element update). The Tulare County Association of 

Governments (TCAG), as the Metropolitan Planning Agency for the Tulare County region, is 

responsible for preparing the RHNA for the region based on recent growth trends, income 

distribution, and capacity for future growth. This methodology must align with state objectives, 

including but not limited to:  

¶ Promoting infill, equity, and environmental protection  

¶ Ensuring jobs-housing balance 

¶ Affirmatively furthering fair housing  

The process to allocate the Tulare County regionôs housing needs among the eight cities and the 

unincorporated county was initiated in September 2020 and was completed in August 2022 with 

the adoption of the Final Regional Housing Needs Plan. 4 Each jurisdictionôs share of the regional 

housing need is allocated based on recent growth trends, income distribution, and capacity for 

future growth. The RHNA methodology uses weighted indicators such as access to opportunity 

and job proximity to allocate housing units affordable to households of different income 

categories. TCAG is required to allocate units across income categories with the goal of reducing 

the concentration of lower -income households in historically lower-income communities. The 

RHNA for each jurisdiction is distributed into four income categories based on the Area Median 

Income (AMI) 5:  

¶ Very low-income (less than 50 percent of AMI) 

¶ Low-income (50-80 percent of AMI) 

¶ Moderate-income (80-120 percent of AMI) 

¶ Above moderate-income (more than 120 percent of the AMI)  

As part of the Housing Element update, each jurisdiction must identify adequate land with 

appropriate zoning and development standards to accommodate its assigned share of the 

 
3 Government Code section 65100 ï 65763, Article 10.6. Housing Elements  
4 Tulare Council of Governments (TCAG). 2022. Final Regional Housing Needs Plan. 
https://tularecog.org/sites/tcag/assets/FINAL%20RHNP%20-%20COMBINED.pdf 
5 The Area Median Income of Tulare County is $57,394 for a household of four in 2023. 
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regionôs housing needs. Tulare Countyôs 6th cycle RHNA is 33,214 total units. These units are 

distributed across five income categories within each jurisdiction, as shown below in Table 53. 

Table 53   
Tulare County Regional Housing Needs Determination Allocation  

Visalia, Tulare County, and California  
2020  

Jurisdiction 

Very Low -
Income 

Allocation  

Low -Income 
Allocation  

Moderate -
Income 

Allocation  

Above 
Moderate -

Income 
Allocation  

Total 
RHNA 

Units Percent Units Percent Units Percent Units Percent 

Dinuba 387 24.4% 238 15.0% 268 16.9% 695 43.8% 1,588 

Exeter 197 23.3% 121 14.3% 146 17.3% 380 45.0% 844 

Farmersville 135 20.6% 83 12.7% 121 18.5% 315 48.2% 654 

Lindsay 93 11.8% 58 7.4% 178 22.6% 460 58.3% 789 

Porterville 872 21.5% 537 13.2% 739 18.2% 1,916 47.1% 4,064 

Tulare 1,435 30.2% 884 18.6% 677 14.3% 1,753 36.9% 4,749 

Visalia 3,741 34.7% 2,306 21.4% 1,321 12.2% 3,423 31.7% 10,791 

Woodlake 75 15.2% 47 9.6% 103 20.9% 267 54.3% 492 

Unincorporated County 1,563 16.9% 963 10.4% 1,870 20.2% 4,847 52.4% 9,243 

Total 8,497 25.6% 5,238 15.8% 5,424 16.3% 14,055 42.3% 33,214 

Meeting the RHNA  

Each jurisdiction must identify adequate land with appropriate zoning and development 

standards to fulfill its required RHNA. Jurisdictions can use planned and/or approved projects, 

estimated accessory dwelling unit (ADU) production, and vacant and/or underutilized sites to 

accommodate the RHNA. In some cases, rezoning must occur to ready sites for future 

residential development.  

Once the City has demonstrated that it has the development capacity to accommodate the 

RHNA, it has two obligations: 

 Maintain a ñno net lossò policy of its residential development capacity over the housing 

element planning period, meaning that sites listed in the adopted Housing Element land 

inventory may not be down-zoned to a lower-density residential zone or rezoned to a 

nonresidential zone, unless the City up-zones or rezones alternative sites prior to the density 

reduction or rezone on the inventoried site.  

 Continue to allocate available funding resources to and facilitate the development of 

affordable housing, as it has done frequently in the past. The City is not obligated to ensure 

construction of low-income housing on any particular site within its city limits. 
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RHNA Credits 

The City may use anticipated production of accessory dwelling units (ADUs) and units in 

approved or pending residential developments which will be completed within the planning 

period as credit towards fulfillment of its RHNA. 

Accessory Dwelling Units  

Based on an analysis of ADU production in Visalia over the last five years (2018, 2019, 2020, 

and 2021, and 2022), the City has prepared a projection of the estimated ADU production in the 

upcoming eight-year Housing Element cycle.  

The City issued an average of eight building permits for ADUs per year over the last five years. 

Extrapolated over the eight-year Housing Element planning period, the City can safely project 

the production of approximately 64 ADUs during the 2023 -2031 planning period. The City 

anticipates that this projection conservatively accounts for consistent ADU production in the 

upcoming years based on a recent uptick in ADU permits issues and more programs in place 

that promote the production of ADUs. All anticipate d ADUs were assigned to the above 

moderate-income category. Table 54 shows the number of ADU permits issued each year. 

Table 54   
Accessory Dwelling Unit Production, City of Visalia  

Visalia  
2022  

Reporting Year ADU Building Permits Issued 

2018 3 

2019 7 

2020 2 

2021 5 

2022 21 

Total 38 

Annual Average 8 

 

Pending or Approved Projects  

Residential developments approved and permitted, but not yet built (ñpipeline projectsò) can be 

credited towards the Cityôs RHNA for the 6th cycle Housing Element provided it can be 

demonstrated that the units can be built by the end of the 6 th cycle planning period. Similarly, 

units that are under construction but have not yet received a certificate of final occupancy as of 

June 30, 2023, can also be credited towards the RHNA. Affordability (the income category in 

which the units are counted) is based on t he actual or projected sale prices, rent levels, or other 

mechanisms establishing affordability of the units within the project. Although these projects do 

not have deed restrictions or evidence that these will be affordable, we are conservatively 

assuming them for the above moderate capacity.  Pipeline projects that can count toward the 
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Cityôs 6th cycle RHNA are listed in Table 55. The following four residential development projects 

include deed-restricted units affordable to extremely low - very low-, and low-income 

households: 

¶ Caldwell / Lovers Apartments 

¶ K / Ben Maddox Apartments 

¶ Demaree / Houston Apartments 

¶ Senior Housing at N Highland 

Figure 4 shows the locations of these projects. Many projects are located in the northeast and 

southeast portions of the city, and all projects consist of single -family and multi -family projects 

in residential and mixed-use zones. All units are expected to be completed during the 2023-2031 

planning period. 
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Table 55   
Pending or Approved Projects  

Visalia  
2022  

Map ID 
Project Name APN(s) 

Extremely 
Low-Income 

Units 

Very Low-
Income Units 

Low Income 
Units 

Moderate 
Income Units 

Above 
Moderate-

Income Units 
Total Units Status 

1 Caldwell / Lovers 

Apartments  

126850029 34 68 240 0 0 342 Entitlement 

approved 

2 K / Ben Maddox 

Apartments  
126750050, 

051 

29 58 205 0 0 292 Entitlement 

approved 

3 Demaree / Houston 

Apartments 
077660021, 

022, 024 

22 44 156 0 0 222 Entitlement 

approved 

4 Orchard Walk Townhomes 079310004, 

005 

0 0 0 0 234 234 Building 

permits 

applied for in 

January 2023 

5 Senior Housing at N 

Highland 

090060058 0 69 0 1 0 70 Entitlement 

approved 

6 Village at Shannon Pkwy. 

Apartments 

079071033 0 0 0 0 12 12 Building 

permits 

applied for in 

December 

2022 

7 Lovers-Tulare Apartments 101013022 0 0 0 0 6 6 Building 

permits 

applied for in 

November 

2022 

8 Houdini Acres 087122010,  

011, 013 

0 0 0 0 4 4 Entitlement 

approved 

9 East Haven 100140030 0 0 0 0 2 2 Entitlement 

approved 

10 Bungalow 144 Apts. (Quail 

River) 

127030004, 

025, 033, 034 

0 0 0 0 144 144 Building 

permits 

applied for in 

December 

2022 
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Table 55   
Pending or Approved Projects  

Visalia  
2022  

Map ID 
Project Name APN(s) 

Extremely 
Low-Income 

Units 

Very Low-
Income Units 

Low Income 
Units 

Moderate 
Income Units 

Above 
Moderate-

Income Units 
Total Units Status 

11 Emerald Creek 101060002 0 0 0 0 18 18 Entitlement 

approved 

Total   85 239 601 1 420 1,346  
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Figure 4  Pipeline projects  
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Summary of RHNA Credits  

After accounting for projected ADU development and pipeline projects, the City has satisfied 

approximately 9 percent of its total RHNA allocation for the 2023 -2031 planning period. The City 

must demonstrate the availability of sites with appropriate zoning  and development standards 

that allow and encourage the development of an additional 9,381 units. This total includes 3,417 

very low-income, 1,705 low-income, 1,320 moderate-income, and 2,939 above moderate-

income units, as shown on Table 56.  

Table 56   
Credit Towards RHNA  

Visalia  
2022  

 
Very Low-

Income Units 
Low-Income 

Units 
Moderate-

Income Units 

Above 
Moderate-

Income Units 
Total 

Total RHNA Allocation 3,741 2,306 1,321 3,423 10,791 

 Pipeline Projects 324 601 1 420 1,346 

Accessory Dwelling Units 0 0 0 64 64 

Remaining RHNA After 
Subtracting Credits 

3,417 1,705 1,320 2,939 9,381 

Site Selection Methodology  

After evaluating RHNA credits, the City must evaluate sites that can accommodate the remaining 

RHNA (9,381 total units) by identifying sites zoned for housing.  

In accordance with State law, land suitable for residential development must be appropriate and 

available for residential use within the planning period. Sites used in the inventory can be a 

parcel or group of parcels that meet the following criteria:  

¶ Vacant sites zoned for residential use 

¶ Vacant sites zoned for nonresidential use that allow residential development 

¶ Residentially zoned sites that are capable of being developed at a higher density 

(nonvacant sites, including underutilized sites) 

¶ Sites owned or leased by a local government 

¶ Nonresidential zoned sites that can be rezoned residential use, including a program to 

rezone the site to permit residential use 

To identify potential sites for additional development, geospatial data was used to identify 

vacant and nonvacant but underutilized properties within the city.  
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Density and Parcel Size Requirements for Lower-Income 
Housing 

Visalia is located in one of the most affordable housing markets in California. Because of low 

land costs, housing type and density is not much of a factor in reducing the affordability gap as 

it is in other jurisdictions throughout California. As a result , affordable housing projects are 

developed in almost every residential zone, regardless of the allowable density.  

State law establishes ñdefaultò density standards for the purpose of estimating potential units by 

income range. According to the California Department of Housing and Community Development 

(HCD), a density standard of 30 or more units per acre (primarily f or higher-density multi -family 

developments) would facilitate the development of housing in the lower -income category in 

Visalia. 

In addition to default density standards, HCD established that parcels intended to support the 

development of units appropriate for lower -income households should be between 0.5 and 10 

acres. Parcels smaller than 0.5 acres, even when zoned for high densities, may not facilitate the 

scale of development required to access the competitive funding resources that facilitate 

affordable housing projects. Conversely, affordable housing developers may be unable to 

finance the scale of project necessitated by parcels greater than 10 acres. Therefore, parcels 

appropriate for lower -income housing were selected within the 0.5-to-10-acre size requirement. 

For parcels larger than 10 acres with zoning that allow 30 or more units per acre, up to 10 acres 

were allocated to the lower-income category with the remaining capacity allocated to the above 

moderate-income category. 

Development Trends  

Establishing development trends in Visalia provides an understanding of the type of housing 

development that is feasible during the planning period. To establish these trends, a sample set 

of recent and planned multi -family residential developments in Visalia were reviewed to 

determine the characteristics of feasible housing projects in the region. These projects were 

selected because they accurately represent the residential development activity that has 

occurred in the region and provide insight into what  types of residential development is 

anticipated to occur in the future. Sites that align with these development trends were included 

on the Site Inventory.  

The following development characteristics were analyzed: 

¶ The previous uses of developed parcels 

¶ Parcel sizes 

¶ Parcel locations 

¶ The density achieved by the project  
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5th Cycle Development Trends 

Development characteristics of residential projects constructed between 2016 and 2023 in 

Visalia indicate that most proposed and/or approved residential projects developed, or will 

develop, on vacant land. The following characteristics were observed: 

¶ The densities of these projects range from 7.713 to 35.59 dwelling unit per acre.  

¶ The average density of projects with affordable units is approximately 21 dwelling 

units per acre and achieves 149 percent of the maximum density allowed in each 

zone.  

¶ Only one constructed project was located in a low-density residential zone and 

averaged 83 percent density achieved.   

¶ Projects located in medium density residential zones averaged 166 percent density 

achieved.  

¶ Three developments utilized density bonuses and other incentives to achieve densities 

over what is allowed in each respective zone.  

Table 57 summarizes the data for each development trend project and uses the zoning district 

density to project the number of units allowed.  

Table 57   
Regional Development Trends  

Visalia  
2022  

Project Names 

Total Units Acreage 
Zone 

District 

Zoning 
District 
Density 
(du/acre) 

Number of 
Units 

Allowed  

Density 
Achieved 

Percent 
Density 

Achieved 

Highland Gardens 36 4.67 R-M-2  15 70 7.71 51% 

Montecito 
Apartments 

168 12.89 R-M-2 15 193 13.03 87% 

Quail Park at 
Shannon Ranch 

120 3.55 R-M-2 15 53 28.17 225% 

Harter Court 22 1.14 R-M-2 15 17 19.30 129% 

East Haven 14 1.66 R-1-5 10 16 8.43 87.5% 

Average      19.58 143% 

The following pages provide a description of the five completed residential projects that 

represent regional development trends in the county.  
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Highland Gardens  

  

APN 090-060-061 Group Self-Help Enterprises 

Address 2401 N. Highland Street  Year Built 2016 

Current Use Multi-Family Residential Previous Use Vacant 

Parcel Size 4.67 ac FAR 0.27 

Highland Gardens is located on a previously vacant site off of Highland Street, just north of 

Ferguson Avenue and west of Dinuba Boulevard. The development contains 36 two- and three-

bedroom affordable apartments. Constructed in 2016, the site is located in a multi -family 

residential zone with a 3,000 square foot minimum density. The allowable density for this multi -

family zone is 15 units per acre resulting in a maximum unit capacity on this site of 

approximately 68 units. At 36 units, the project achieved 53 percent of allowable density.  
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Montecito Apartments  

 

APN 089-030-031 Group Akers Riggin LLC 

Address 1233 N. Woodland Street Year Built 2017 

Current Use Multi-Family Residential Previous Use Vacant 

Parcel Size 12.89 ac FAR 0.20 

The Montecito Apartments are located on a previously vacant site on the corner of N Woodland 

Street and Houston Avenue. Constructed in 2017, this project 168-unit market rate apartment 

complex is in a multi-family zone which allows a minimum density of 15 units per acre, resulting 

in a maximum unit capacity of approximately 13 units on the site. The project was developed 

with 168 units and achieved 87 percent of allowable density. 
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Quail Park at Shannon Ranch  

 

APN 077-060-033 Group - 

Address 3440 W Flagstaff Avenue Year Built 2019 

Current Use Multi-Family Residential Previous Use Vacant 

Parcel Size 3.55 ac FAR 0.42 

Quail Park at Shannon Ranch is a senior living facility located on Flagstaff Avenue just east of 

Demaree Street. This facility was constructed in 2019 on a previously vacant site. The site is in 

multi-family zone where the minimum density is 15 units per a cre, resulting in a maximum unit 

capacity of approximately 52 units on the site. This facility was developed with 120 units and 

achieved 233 percent of allowable density. 
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Harter Court  

 

APN 123-063-031 Group - 

Address 2106 S. Garden Street Year Built 2017 

Current Use Multi-Family Residential Previous Use Vacant (partial) 

Parcel Size 1.14 ac FAR 0.57 

The duplexes located on Harter Court and Garden Street are a gated neighborhood with 22 

units. The project was built in two phases: the 11 duplexes on the northern portion of the site 

were constructed in 2017. The remaining 11 duplexes on the southern portion of the si tes were 

constructed in the 1980s. This site is in a multi -family zone with a minimum density of 15 units 

per acre, resulting in a maximum unit capacity of approximately 17 units on the site. This 

project was developed with 22 units and achieved 133 percent of allowable density.  
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East Haven  

 
 

APN 100-140-050 thru 100-140-053 Group Curtiss & Company 

Address Tulare Ave. & Pinkham St. Year Built In Construction 

Current Use Single-Family Residential Previous Use Vacant 

Parcel Size 1.66 ac FAR 0.25 

East Haven is a 14-unit duplex complex currently under construction located at the corner of 

Tulare Avenue & Pinkham Street. This project site is zoned for single-family residential and 

allows for a density of 8.71 units per acre. Maximum unit capacity on this site is approximately 

16 units. With 12 units permitted and under  construction, and two currently (2023) 

unconstructed, the project will achieve 87.5 percent of allowable density. 
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