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TO: THE HONORABLE MAYOR AND DATE: March 24, 2009
CITY COUNCIL

SUBJECT: Consideration of 2008 Housing Element Update and General Plan
Amendment

Report in Brief

The proposed 2008 Housing Element Update for the City of Woodland which covers the period of
July 1, 2008 through June 30, 2013 identifies the City’s housing needs; states the goals and
objectives with regard to housing production, rehabilitation, and conservation to meet those needs;
and defines the policies and programs that the City will implement to achieve the stated goals and
objectives. A key aspect of the Housing Element is how the City addresses its Regional Housing
Needs Plan (RHNP) Allocation, which is established by the Sacramento Area Council of
Governments (SACOG). The RHNP allocates to SACOG cities and counties their “fair share” of the
region’s projected housing needs and is update every five years. The City’s allocation covers a
period of 7.5 years, January 1, 2006 through June 30, 2013, and determines the number of housing
units that the City must zone for when updating its housing element. The City’s total allocation is
1,871 housing units which is broken down into four economic categories: 425 very low income,
266 low income, 238 moderate income, and 942 above moderate income units.

Staff recommends that the City Council take the following actions:

Conduct the public hearing;

Confirm a General Rule Exemption under the California Environmental Quality Act;
Approve the 2008 Housing Element Update; and

Adopt General Plan Amendment Resolution No. 2009-

APwnhE

Background

The City plans to submit a Proposition 1C (infill infrastructure) grant application for the City Center
Lofts project that is due April 1, 2009. In order to submit the application, the City’s Housing
Element must be found in “substantial compliance” effective April 1, 2009 by the Department of
Housing and Community Development (HCD). As a result, this has required City staff to accelerate
the adoption schedule for the Housing Element. This is the last year that the Prop 1C program will
be available. Last year, the City submitted a Prop 1C application for City Center Lofts; however, the
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State did not fund the City’s application. City staff anticipates that this year’s Prop 1C application
will be stronger than last year’s since the project now has its planning entitlements (environmental,
tentative map, conditional use permit, and design review). The Planning Commission at its meeting
of March 12, 2009 recommended approval of the Housing Element Update and General Plan
Amendment to the City Council.

Besides Prop 1C, other grant opportunities that the City anticipates pursuing this year which require
housing element compliance include CalHome (first time homebuyer program and/or owner-
occupied rehabilitation), SACOG Community Design, HOME project and program (first time
homebuyer), and BEGIN (first time homebuyer). The City was awarded more than $14 million in
grant funds through thirteen different grants during the period of 2003 — 2008. Housing element
compliance was required for each of the grants. More than 95% of the awarded funds are being used
for affordable housing projects, affordable housing programs, or infrastructure in support of
affordable housing. The grants are being leveraged with more than $71 million in other funding.
Ultimately, the housing-related grant funds play a significant role in the City’s implementation of its
Affordable Housing Ordinance (Chapter 6A of the Municipal Code).

Grants awarded the City of Woodland during the period of 2003 — 2008
that required housing element compliance for grant application submittal

Year | Grant Amount Total Project Leverage Leverage | Use
Cost Amount %
Homebuyer Assistance Programs

2003 | HOME 600,000 16,500,000 FTHB

2004 | HOME 800,000 FTHB

2004 | BEGIN 600,000 FTHB - Russell
Ranch & Monley
Cronin

2008 | BEGIN 540,000 FTHB - KB Village
1&2

2007 | HOME 800,000 FTHB

2007 | CalHome 600,000 FTHB

TOTAL $3,940,000 $16,500,000 $12,560,000 23.88%
Terracina Spring Lake Apartments
2005 | HOME 4,000,000 32,000,000 12.50% | USA Properties
2006 | Workforce Housing 168,500 USA Properties
TOTAL $4,168,500 $32,000,000 $27,831,500 13.03%
Other Projects

2006 | HOME 4,000,000 12,000,000 8,000,000 33.33% | Rochdale Grange

2007 | Workforce Housing 332,101 332,101 100.00% | Casa Del Sol &
Others

2006 | HELP 1,250,000 8,000,000 6,750,000 15.63% | USA Props — Fair
Plaza East

2006 | SACOG Community 494,000 16,000,000 15,506,000 3.09% | Casa Del Sol

Design
2008 | SACOG Community 100,000 800,000 700,000 12.50% | East & Lemen
Design Realignment
| GRAND TOTAL | $14,284,601 | $85,632,101 | $71,347,500 | 16.68% |
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Four economic categories must be addressed in the City’s Housing Element: very low income, low
income, moderate income, and above moderate. Specifically, accommodations must be made to
ensure that the City zones for enough housing units to allow for sufficient housing to be built by
income category. One important distinction is that the City is responsible for providing the zoning
for the four economic income categories, but it is NOT responsible for construction of these units.
The intent of the Housing Element law is that a jurisdiction not impede the construction of housing
in any income category. Other factors, such as market forces, are well beyond a jurisdiction’s
control and yield considerable influence over whether or not housing units in each income category
are actually constructed.

Table 11.7, Woodland Residential Holding Capacity Analysis 2006 — 2013, found on page 73 of the
Background Report, details how the City will achieve its RHNP allocation through (1) units
built/under construction, (2) approved/on-line units, and (3) vacant and redevelopable land. While
the Draft Housing Element Update showed that the City had a shortfall of 187 units in being able to
meet its RHNP allocation of 425 very low income units, two multi-family sites located in the Spring
Lake Specific Plan Area with densities of 25 and 20 units per acre have been added to the parcel
inventory to address the shortfall. Since the last update of the City’s Housing Element in 2003, a
default density requirement was added to State Housing Law (Assembly Bill 2348). When a
community cannot accommodate all of its very low or low income units through units built/under
construction and approved/on-line units, it must identify sites with a default density to make up for
the shortage. AB 2348 established a default density of 20 units per acre for suburban communities;
Woodland is defined as a suburban community. The analysis of available sites is not limited to the
unit yield and density. Other factors include the presence or absence of environmental constraints
and the availability of infrastructure (roadways, sewer, water, etc.) or a plan for infrastructure
construction.

Discussion

Policy Changes: The Housing Element proposes four policy changes which are contained in
Implementation Programs (IP) 2.16, 2.17, 2.18, 2.19, and 2.20 to address transitional and supportive
housing, emergency shelters, farm worker housing, residential care homes, and single-room
occupancy housing. Two of the changes, IPs 2.16 and 2.17, are in response to Senate Bill 2. SB 2
went into effect in 2008 and requires the identification of a zone(s) where emergency shelters are
permitted without a conditional use permit or other discretionary action. Local jurisdictions may
still apply development standards; however, the standards must be objective in order to encourage
and facilitate the approval of emergency shelters.

SB 2 also defines transitional and supportive housing as residential uses. Furthermore, zoning is
now required to treat transitional and supportive housing as a proposed residential use and subject
only to those restrictions that apply to other residential uses of the same type in the same zone.
Transitional housing is defined in State law as rental housing for stays of at least six months but
where the units are re-circulated to another program recipient after a set period. Transitional housing
may be designed for a homeless individual or family transitioning to permanent housing. Supportive
housing pursuant to State law has no limit on the length of stay, is linked to onsite services, and is
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occupied by a target population (i.e., low income persons with mental disabilities, AIDS, substance
abuse or chronic health conditions or persons whose disabilities originated before the person turned
18).

IPs 2.18 and 2.20 are in response to comments provided by HCD that the Draft 2008 Housing
Element Update did not identify zoning districts available to encourage and facilitate a variety of
housing types, including single-family occupancy (SRO) and farm worker housing.

It should be noted that IPs 2.16 and 2.18 have been modified since the Planning Commission
recommended approval of the Housing Element at its March 12, 2009 meeting. These modifications
were based on recent comments from HCD and staff considers the modifications consistent with the
spirit of the Planning Commission’s recommended approval of the Housing Element.

The policy changes in IPs 2.16, 2.17, 2.18, 2.19, and 2.20 will require the City to amend the text of
the Zoning Ordinance, East Street Corridor Specific Plan, and the Downtown Specific Plan. The
proposed residential uses — transitional and supportive housing, emergency shelters, farm worker
housing, residential care homes, and single room occupancies — have been dispersed to some degree
in order to avoid a concentration of these uses.

2.16. The City shall amend Chapter 25 of the Municipal Code to permit transitional and supportive
housing as a residential use and only subject to those requirements that apply to other
residential uses of the same type in the same zone as required by Senate Bill 2, which took
effect in 2008.

Responsibility: Community Development Director
Planning Commission
City Council
Time Frame: within one-year of Housing Element certification

2.17. The City shall amend East Street Corridor Specific Plan to allow emergency shelters as a
permitted use in the Mixed Use Residential/Commercial (Area C) and the General
Commercial (Area E) Areas of the East Street Corridor Specific Plan (ESCSP). Emergency
shelters will be subject to the same development and management standards as other
permitted uses in the Areas C and E of the ESCSP. Sufficient land is available for at least 1
emergency shelter and objective standards to regulate emergency shelters shall be developed
as provided for under SB 2.

Responsibility: Community Development Director
Planning Commission
City Council
Time Frame: within one-year of Housing Element certification

2.18. The City shall contact non-profit builders and agricultural stakeholders to identify suitable
and available sites for the development of migrant and seasonal farm worker housing in the
Multiple-Family Residential Zone (R-M), the Duplex Residential Zone (R-2), and the
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Agricultural Zone (A-1). In addition, the City shall amend zoning consistent with Health and
Safety Code Section 17021.5 and 17021.6 to further facilitate housing for farm workers.
Other programs to facilitate the development of affordable housing may include fee waivers
and reduced development standards. Financial and technical assistance will be sought from
HCD’s Office of Migrant Services, the Joe Serna Jr. Farm worker Housing Grant Program,
the California Tax Credit-Allocation Committee’s Farm worker Housing Assistance
Program, and the USDA Rural Development Program.

Responsibility: Redevelopment Agency
Time Frame: annually

2.19. The City shall amend Chapter 25 of the Municipal Code to allow Residential Care Homes
with more than six mentally disordered or otherwise handicapped persons or dependent and
neglected children as a permitted use in the Multiple-Family Residential Zone (R-M).
Residential Care Homes with more than six guests will be subject to the same development
and management standards as other permitted uses in the R-M zone as required by State law.

Responsibility: Community Development Director
Planning Commission
City Council
Time Frame: within one-year of Housing Element certification

2.20. The City shall amend Chapter 25 of the Municipal Code to allow single-room occupancy
(SRO) in the A2, A3, and E2 Districts of Downtown Specific Plan (DSP). Development
standards will be established that will allow and encourage the construction of new SROs.

Responsibility: Community Development Director
Planning Commission
City Council
Time Frame: within one-year of Housing Element certification

Spring Lake R-25 Site: The City’s Draft Housing Element Update had identified a shortfall of 187
units in the very low income category after accounting for units built/under construction (85 as a
result of Terracina at Spring Lake Family Apartments) and units approved/on-line (153 to result
from Casa Del Sol, Rochdale Grange, etc.). To address the shortfall, City staff added two multi-
family sites from the Spring Lake Specific Plan: (1) 5.14-acre R-25 parcel located on Farmers
Central Avenue and (2) 6.25-acre R-20 parcel located on Heritage Parkway. These sites allow the
City to demonstrate that it can accommodate its share of very low income units based on the RHNP
Allocation of 425 units.
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Calculation of City’s Ability to Accommodate Regional
Housing Needs Plan Allocation for Very Low Income Units

RHNP allocation for VLIs 425
VLIs built/under construction -85
VLlIs approved/on-line -153
Remaining need for VLIs 187
Remaining need for VLIs 187
SLSP R-25 Site (yield at 80% of maximum density) -103
SLSP R-20 Site (yield at 80% of maximum density) -100
Remaining need for VLIs (negative indicates surplus) -16

When a community has a gap in meeting its need for very low or low income units, it must show that
the parcels used to fill the gap meet a default density established by the State. For Woodland, the
default density is 20 units per acre. Another factor that is important for demonstrating that a
community can accommodate its RHNP Allocation during the housing element planning period
include access to infrastructure (roadways, sewer, water, etc.) or the ability to obtain construction of
the infrastructure. For the Spring Lake R-25 and R-20 sites, both properties meet the default density
requirement and are located adjacent to infrastructure.

Pioneer Investors LLC has submitted an application to rezone the 5.14-acre Spring Lake R-25 site to
R-15 and staff is processing the application. The inclusion of the R-25 site on the Housing Element
parcel inventory does not preclude Pioneer Investors from pursuing the rezone. However, as
required under Government Code Section 65863, the City cannot approve the rezone unless it
identifies sufficient additional, adequate, and available sites with an equal or greater residential
density so that there is no net loss of residential unit capacity. Pioneer Investors submitted the
attached letter for the Planning Commission’s public hearing (March 12, 2009) on the Housing
Element Update. City staff will work with Pioneer Investors to identify and analyze potential sites
for substitution.

While staff is not aware of other potential applications to rezone sites on the parcel inventory for the
proposed Housing Element, an existing policy (Policy 2.A.11) has been modified and a new
implementation program (Program 2.21) has been added to the Housing Element (Policy Document)
to address rezone requests of parcels located on the parcel inventory. For Policy 2.A.11, the new
language is underlined in bold italics.

Policy 2.A.11 The City shall ensure that there is sufficient land zoned for a variety of housing types,
residential densities and housing prices that will meet the needs for projected growth while
providing flexibility on the identification of housing sites.

Implementation Program 2.21 The City shall provide flexibility on the identification of sites for
accommodating its Regional Housing Needs Plan (RHNP) Allocation. A rezone request of a site
counted towards meeting the City’s RHNP Allocation shall include findings that justify the rezone
and identify an adequate replacement site(s) that will provide the minimum number of units by
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income level for accommodating the City’s RHNP Allocation and is developable during the term of
the Housing Element planning period.

Responsibility: Community Development Director
Planning Commission
City Council

Time Frame: ongoing as needed

Commission Recommendation

The 2008 Housing Element Update and General Plan Amendment were heard before the Planning
Commission at its March 12, 2009 meeting. The Commission on a 6-0 vote recommended approval
of the Housing Element and General Plan Amendment to the City Council

Environmental Determination

The proposed 2008 Housing Element Update and General Plan Amendment have been reviewed in
accordance with the California Environmental Quality Act (CEQA) and are considered exempt
under General Rule exemption 15061(b)(3). Under Section 15061(b)(3) of the CEQA Guidelines,
the activity is covered by the general rule that CEQA applies only to projects, which have the
potential for causing a significant effect on the environment. Where it can be seen with certainty
that there is no possibility that the activity in question may have a significant effect on the
environment, the activity is not subject to CEQA.

As noted in the discussion section of this staff report, the Housing Element proposes policy changes
for transitional and supportive housing, emergency shelters, residential care homes, and single-room
occupancy housing. Because these types of uses are present already in the City and the policy
changes are being made in response to State law requirements, there is not a potential that the policy
changes would result in significant effects on the environment. Moreover, the Housing Element
Implementation Programs, which cover the preservation, improvement, and development of housing,
do not cover activities that were not anticipated in the Woodland General Plan and the General Plan
EIR.

Fiscal Impact

No fiscal impact will result from the staff recommendation.

Public Contact

Public notice advertising for the public hearing on this project was prepared by the Community
Development Department. A legal notice was published in the Woodland Daily Democrat on
Friday, March 13, 2009, and 200 notices were mailed to interested individuals and organizations —
including housing advocates, social service organizations, churches, and apartment complexes. The
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item was also posted on the City Council agenda. Copies of the staff report and all attachments for
the proposed project have been on file, available for public review at the Community Development
Department since Friday, March 20, 2009.

Alternative Courses of Action

1. Take the following actions:
1. Conduct the public hearing;
2. Confirm a General Rule Exemption under the California Environmental Quality Act;
3. Approve the 2008 Housing Element Update; and
4. Adopt General Plan Amendment Resolution No. 2009 -

2. Direct staff to modify the 2008 Housing Element.

Recommendation for Action

Staff recommends that the City Council approve Alternative No. 1.
Prepared by: Dan Sokolow
Senior Planner

Reviewed by: Barry Munowitch, AICP
Assistant City Manager

Mark G. Deven
City Manager

Attachments:

1. 2008 Housing Element Update (Policy Document and Background Report)

2. Notice of Exemption

3. General Plan Amendment Resolution No. 2009-

4. Department of Housing and Community Development Department August 20, 2008 review letter
for Draft Housing Element Update

5. Legal Services of Northern California August 4, 2008 review letter for Draft Housing Element
Update
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