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May 29, 2009 
 
 
Mr. Bill Lewis, City Manager 
City of Woodlake 
350 N. Valencia Blvd. 
Woodlake, CA  93286 
 
Dear Mr. Lewis: 
 
RE:  Review of the City of Woodlake’s Draft Housing Element Update 
 
Thank you for submitting Woodlake’s draft housing element received for review on 
March 30, 2009.  The Department is required to review draft housing elements and 
report the findings to the locality pursuant to Government Code Section 65585(b).  
Several telephone conversations with Mr. Greg Collins, Contract City Planner, facilitated 
the review. 
 
The Department applauds Woodlake’s success in addressing its housing need through 
the approval of two housing developments since January 1, 2007 providing 80 units 
affordable to lower-income households.  The Department also recognizes the City’s 
significant undertaking of a comprehensive update of its General Plan.  The element, 
however, requires revision to comply with State housing element law (Article 10.6 of the 
Government Code).  In particular, the element must demonstrate availability of sites to 
encourage and facilitate a variety of housing and include a complete analysis of potential 
governmental constraints.  The enclosed Appendix describes these and other revisions 
needed to comply with State housing element law. 
 
The Department hopes these comments are helpful and would be happy to provide any 
assistance needed to facilitate your efforts to bring the element into compliance.  If you 
have any questions or would like assistance, please contact Mario Angel, of our staff, at 
(916) 445-3485. 
 
Sincerely, 
 
 
 
 
Cathy E. Creswell 
Deputy Director 
 
Enclosure
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APPENDIX 

CITY OF WOODLAKE 
 
The following changes would bring Woodlake’s housing element into compliance with  
Article 10.6 of the Government Code.  Accompanying each recommended change, we cite 
the supporting section of the Government Code.   
 
Housing element technical assistance information is available on the Department’s website at 
www.hcd.ca.gov/hpd.  Refer to the Division of Housing Policy Development and the section 
pertaining to State Housing Planning.  Among other resources, the Housing Element section 
contains the Department’s latest technical assistance tool Building Blocks for Effective Housing 
Elements (Building Blocks) available at www.hcd.ca.gov/hpd/housing_element2/index.php, the 
Government Code addressing State housing element law and other resources. 
 
A. Housing Needs, Resources, and Constraints 
 

1. Include an inventory of land suitable for residential development, including vacant sites 
and sites having the potential for redevelopment, and an analysis of the relationship of 
zoning and public facilities and services to these sites (Section 65583(a)(3)).  The 
inventory of land suitable for residential development shall be used to identify sites that 
can be developed for housing within the planning period (Section 65583.2).  
 
Sites Inventory 
 
While the element includes a summary of land available for residential development, it 
must also include a general map of identified sites in Tables 38 and 39.  In addition, while 
the City has accommodated its regional need for lower-income households through units 
built or approved since the beginning of the planning period, the element identifies a 
remaining need for moderate-income households.  Table 39 identifies 23 R-3 and 10 R-2 
zoned sites; however, the element should include a parcel specific inventory of sites.  
The inventory should include parcel number or other unique reference, size, zoning, 
general plan designation, describing existing uses for any non-vacant sites and a 
calculation of the realistic capacity of each site.  In addition, the element should describe 
the impact of potential land-use constraints identified on the sites.  
 
City staff has indicated sites in Table 39 consist of multiple small parcels; the element 
could include an analysis, demonstrating the potential for lot consolidation and could 
include information on the City’s record of facilitating lot consolidation. 
 
Sites with Zoning for a Variety of Housing Types 

 
Emergency Shelters:  The element indicates emergency shelters require a conditional 
use permit (CUP) but states the City will revise the zoning ordinance to allow emergency 
shelters as a permitted use in the Central Commercial and Service Commercial  
(page 101).  However, Program 6 (page 139) indicates the zoning ordinance will permit 
emergency shelters with a CUP in multifamily residential zones.  Chapter 633, Statutes 
of 2007 (SB 2), requires the identification of a zone(s) where emergency shelters are 
permitted with sufficient capacity to accommodate at least one year-round emergency 
shelter without a CUP or other discretionary action. The element must revise Program 6  
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to address these and other SB 2 requirements.  For example, the element must 
demonstrate sufficient capacity within identified zones to accommodate the need for 
emergency shelters.  For additional information and assistance in addressing these 
requirements, refer to the Department’s SB 2 memo at 
http://www.hcd.ca.gov/hpd/sb2_memo050708.pdf.  
 
Transitional and Supportive Housing:  The element indicates transitional housing is a 
permitted use in the R-2 and R-3 zones (page 102).  However, SB 2 requires that zoning 
and permit processes treat both transitional and supportive housing as residential uses 
subject only to those restrictions that apply to other residential uses of the same type in 
the same zone.  These housing types should not be restricted to R-2 and R-3 zones. 
 
Single-Room Occupancy (SRO):  The element did not address this requirement. The 
element should describe whether and how SROs are allowed. 
 
Farmworker Housing:  The element indicates the City will amend its zoning ordinance to 
permit housing for farmworkers in the Urban Reserve District (page 103).  However, the 
element must include a more specific analysis describing how existing zoning and 
development standards will encourage and facilitate a variety of housing types for 
farmworkers.  For example, the element should evaluate whether approval findings and 
discretionary action required by the CUP as noted in Table 47 promotes certainty in 
project approval and analyzes the impact on the cost and supply of housing affordable 
to farmworkers.  This is especially critical given the extent of farmworker needs in 
Tulare County.  However, the element must also address whether the City’s zoning is 
consistent with the Employee Housing Act (Health and Safety Code [H&S] 17021).  
Specifically, H&S Code 17021.5 and 17021.6 generally requires employee housing to 
be permitted by-right, without a CUP, in single-family zones for less than six persons 
and in agricultural zones with no more than 12 units or 36 beds.  As a result, the 
element should either include an analysis or program to revise zoning consistent with 
H&S Codes 17021.5 and 17021.6.   
 

2. Analyze potential and actual governmental constraints upon the maintenance, 
improvement, and development of housing for all income levels, including land-use 
controls, building codes and their enforcement, site improvements, fees and other 
exactions required of developers, and local processing and permit procedures.  The 
analysis shall also demonstrate local efforts to remove governmental constraints that 
hinder the locality from meeting its share of the regional housing need in accordance 
with Section 65584 (Section 65583(a)(5)).  

 
Fees:  While the element compares Woodlake’s fees to other cities and notes the typical 
development impact fees for single-family homes (Table 46), it does not include a 
description or analysis of the total typical planning and impact fees.  The element should 
identify and evaluate the impact of fees (i.e., total effect or proportion of these fees and 
exactions on development costs) for multifamily housing development.  For information 
on the required analysis, refer to the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/CON_fees.php and the sample analysis at 
http://www.hcd.ca.gov/hpd/housing_element/examples/screen24sample1.pdf. 

http://www.hcd.ca.gov/hpd/sb2_memo050708.pdf
http://www.hcd.ca.gov/hpd/housing_element2/CON_fees.php
http://www.hcd.ca.gov/hpd/housing_element/examples/screen24sample1.pdf
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On/Off-Site Improvements:  The element states on/off-site improvements required by the 
City do not have a significant adverse impact on the cost of housing.  The element, 
however, must describe and specifically analyze requirements such as street widths, 
sidewalks, water, and sewer connections and circulation improvements required for 
residential developments for their impact on the cost and supply of housing.  For 
information on the required analysis, refer to the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/CON_offsite.php. 
 
Constraints on Persons with Disabilities:  The element must specifically identify and 
analyze the City's reasonable accommodation procedure for providing exception in 
zoning and land-use.  The element indicates the City “currently utilizes either a variance 
or encroachment permit processes to accommodate requests such as special structure 
or appurtenances needed by persons with disabilities” (page 127).  For your information, 
a reasonable accommodation procedure is a unique exception process to zoning and 
land-use regulation, beyond accessibility and separate from a variance or CUP process.  
As a result, the element should either include analysis demonstrating the existing 
procedure provides broad exception in zoning and land-use, and is not subject to 
variance and conditional use findings or revise Program 7 (page 151) to modify the 
reasonable accommodation procedure.  
 
Refer to the Building Blocks’ section on Constraints for Persons with Disabilities at 
http://www.hcd.ca.gov/hpd/housing_element2/CON_disabilities.php and the 
Department’s SB 520 memo and analysis tool at 
http://www.hcd.ca.gov/hpd/hrc/plan/he/sb520_hpd.pdf to assist in addressing this 
statutory requirement.   
 
Second Units: The element indicates the City’s second-unit ordinance limits occupancy of 
the unit to persons 62 years or older (page 92).  The City should review the second-unit 
ordinance limiting occupancy by age in light of Government Section 65852.1.  This 
statute, which authorized localities to limit occupancy of the unit to persons 62 years or 
older became inoperative as of January 1, 2007.  This is particularly important as the 
element indicates second units can be used to meet the housing needs of seasonal farm 
workers and lower-income households. 

 
B. Housing Programs 

 
1. Include a program which sets forth a five-year schedule of actions the local government 

is undertaking or intends to undertake to implement the policies and achieve the goals 
and objectives of the housing element through the administration of land-use and 
development controls, provision of regulatory concessions and incentives, and the 
utilization of appropriate federal and State financing and subsidy programs when 
available.  The program shall include an identification of the agencies and officials 
responsible for the implementation of the various actions (Section 65583(c)).  
 
To address the program requirements of Government Code Section 65583(c)(1-6), some 
programs should be revised to include:  (1) a description of the City’s specific role in 
implementation; (2) definitive implementation timelines or milestones; and (3) quantified 
objectives where appropriate.  Examples include: 

http://www.hcd.ca.gov/hpd/housing_element2/CON_offsite.php
http://www.hcd.ca.gov/hpd/housing_element2/CON_disabilities.php
http://www.hcd.ca.gov/hpd/hrc/plan/he/sb520_hpd.pdf
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Program 7 (page 139):  What type of fiscal incentives will the City provide to promote 
infill development for low- and moderate-income households?  How and when will the 
City inform developers of the availability of the incentives? 
 
Program 3 (page 141):  When will the City apply for CDBG funds to construct infill single-
family units? When will the City initiate contract commitments with Self-Help Enterprises 
to develop the units? 
 
Program 3 (page 143):  When will the City apply for State Infrastructure Infill grant funds 
to construct infill single-family units? 
 
In addition, several programs include implementation dates in early 2009.  The element 
should indicate if and when these actions have been implemented or revise the 
programs to include updated timeframes. 
 

2. Identify adequate sites which will be made available through appropriate zoning and 
development standards and with public services and facilities needed to facilitate and 
encourage the development of a variety of types of housing for all income levels, 
including rental housing, factory-built housing, mobilehomes, and emergency shelters 
and transitional housing.  Where the inventory of sites, pursuant to paragraph (3) of 
subdivision (a), does not identify adequate sites to accommodate the need for groups of 
all household income levels pursuant to Section 65584, the program shall provide for 
sufficient sites with zoning that permits owner-occupied and rental multifamily residential 
use by-right, including density and development standards that could accommodate and 
facilitate the feasibility of housing for very low- and low-income households  
(Section 65583(c)(1)).  
 
As noted in finding A1, the element does not include a complete site analysis and 
therefore, the adequacy of sites and zoning were not established.  Based on the results 
of a complete sites inventory and analysis, the City may need to add or revise programs 
to address a shortfall of sites or zoning available to encourage a variety of housing 
types. In addition, at a minimum, the element should be revised as follows:  
 
Program 4 (page 142):  How will the City encourage private developers to use smart 
development or planned residential development districts? How and when will the City 
inform developers of the availability of these development options? 

 
3. The housing element shall contain programs which "assist in the development of 

adequate housing to meet the needs of extremely low-, low- and moderate-income 
households (Section 65583(c)(2)).  
 
While the element includes programs to assist the development of very low-, low-, and 
moderate-income households, existing programs should either be expanded or 
programs added to specifically assist in the development of a variety of housing types to 
meet the housing needs of extremely low-income (ELI) households.  To address this 
requirement, the element could revise programs to prioritize funding for the 
development of housing affordable to ELI households, and/or offer financial incentives 
or regulatory concessions to encourage the development of housing types, such as 
SROs, which address the needs of this income group. 
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As noted in the element, a significant need exists in Woodlake and throughout Tulare 
County for housing for farmworkers (page 78); seasonal and permanent.  The element 
should include specific actions to assist in the development of housing for farmworkers.  
For example, the element could include actions to partner with developers, assist with 
site identifications and apply or support applications for the Department’s Joe Serna Jr. 
Farmworker Housing Grant Program.  Other programs options include working with 
growers and stakeholders to identify strategies, establishing prototype plans for 
employee housing or providing zoning beyond the Employee Housing Act such as 
allowing second units, bunkhouses or additional housing in agriculture zones.  Please 
see the Department’s Financial Assistance Program Directory at 
http://www.hcd.ca.gov/fa/LG_program_directory.pdf.  Other resources include the United 
States Department of Agriculture at http://www.rurdev.usda.gov/ and Rural Community 
Assistance Corporation at http://www.rcac.org/. 
 

4. The housing element shall contain programs which "address, and where appropriate and 
legally possible, remove governmental constraints to the maintenance, improvement, 
and development of housing" (Section 65583(c)(3)).  
 
As noted in finding A2, the element requires a more detailed analysis of potential 
governmental constraints.  Depending upon the results of that analysis, the City may 
need to revise or add programs to address and remove or mitigate any identified 
constraints.  In addition, at a minimum, the element should be revised as follows:  
 
Program 7 (page 151):  As noted in finding A2, the element does not include a complete 
analysis of constraints on the development of housing for persons with disabilities.  The 
element must be revised to establish a reasonable accommodation procedure, separate 
from a variance or CUP, for providing exception in zoning and land-use for housing for 
persons with disabilities by a date certain.  In addition, the element could describe how 
the City promotes the availability of the rehabilitation loans/grants for access 
improvement. 
 

5. Provide information on the redevelopment agency's role in the City's effort to encourage 
the development of a variety of housing types for all income levels (Section 65583(c)).  
 
The element identifies (page 153) the existing balance and anticipated expenditure 
amounts of Low & Moderate Income Funds (L&M) for 2009.  However, it should estimate 
the anticipated funds available and the planned uses for the entire housing element 
planning period.  In addition, given the number of programs reliant on L&M funds for 
program implementation, the element must demonstrate sufficient funds will be 
available.  

 
6. The housing program shall preserve for low-income household the assisted housing 

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

http://www.hcd.ca.gov/fa/LG_program_directory.pdf
http://www.rurdev.usda.gov/
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Program 4 (page 148):  While the program commits to monitor at-risk units, it should 
include specific actions to assist in the preservation of at-risk units.  Examples include 
responding to notices of intent to pre-pay and assisting with funding.  See sample 
programs at http://www.hcd.ca.gov/hpd/housing_element2/PRO_atrisk.php. 

 
C. Public Participation 
 

Local governments shall make a diligent effort to achieve public participation of all economic 
segments of the community in the development of the housing element, and the element 
shall describe this effort (Section 65583(c)(6)(B)). 
 
While the element indicates the City conducted two focus meetings with stakeholder 
organizations to solicit input on housing needs (page 3), it does not describe the success of 
the effort to achieve the public participation of lower- and moderate-income households in 
the development of the housing element.  The element should specifically describe the City’s 
efforts to circulate the housing element among low- and moderate-income households and 
organizations that represent them and individuals and to involve such groups and persons in 
the development of the element.  During the period between this draft element and the 
adoption of the final housing element, the City should directly involve lower-income 
individuals and organizations in the development of the final element.  The element could 
also describe how public input was or will be incorporated in the element.  For additional 
information, refer to the Building Blocks’ website at 
http://www.hcd.ca.gov/hpd/housing_element2/GS_publicparticipation.php.  

http://www.hcd.ca.gov/hpd/housing_element2/PRO_atrisk.php
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