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Farmersville Housing Element 
Workshop	



Community Workshop	


Farmersville Housing Element	



January 20, 2016	
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Today’s Objectives…	



- Learn about the Housing 
Element	



- Learn about Farmersville	



- Ask and answer questions	
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There will be questions…..	



Whenever you see a slide with a 
question in a green box it will be a 
multiple choice question.  	
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Housing is one of the main 
functions of a city.	



Whether a house, apartment or 
mobile home	



Occupies more space than any 
other land use.	
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City policies and standards can 
affect how much it costs to live 
there and how much it costs 
developers to build housing 

Farmersville is generally 
considered affordable compared to 
other parts of California, but often 
how much people earn can’t keep 
up with the relative cost of rents 

What kinds of government policies 
affect affordability? 



Farmersville Housing Element 
Workshop	



Since the early 1970’s the 
State has required cities to 
prepare and adopt a General 
Plan that establishes policies 
to guide growth of the city.  	



Required elements include:	



- Land Use	


- Circulation	


- Housing	


- Open Space	


- Conservation	


- Noise	


- Safety	
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What is the Housing Element?	



• 	

Part of the City’s General Plan	


• 	

Must be updated every 8 years	


• 	

This Housing Element covers the 	


	

years Jan 1, 2016 through December 	


	

31, 2023	



-  “Housing Element is Farmersville’s policy document to ensure that 
safe and decent housing is available to all income groups now and 
in the future.”	



-  State of California Department of Housing and Community 
Development (HCD) must approve the Housing Element	



- 	

Critical to have a certified Housing Element to obtain many types 
of grants.	
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What are the three major components of the 
Housing Element?	



1.  Analyze the results of the previous Housing 
Element (2009 – 2015)	



2. 	

Profile existing conditions in the community 
relating to housing:	


	

- 	

Socioeconomics	


	

- 	

Housing conditions	


	

- 	

Housing needs	


	

- 	

Residential land resources	


	

- 	

Development constraints	



3. 	

Establish goals, objectives and policies for the 
production and conservation of housing.	
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Content of Housing Element is stipulated by State 
law.	



There will be 8 chapters:	



1. 	

Introduction	


2. 	

Evaluation of 2009 Housing Element	


3. 	

Community Profile	


4. 	

Housing Profile	


5. 	

Housing Needs	


6. 	

Residential Land Resources	


7. 	

Development Constraints	


8. 	

Housing Issues and Goals, Objectives and Action 

Plans	
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Chapter 1:  Introduction	



• 	

Reasons and authority for preparing 	


the Housing Element	



• 	

Reviews State law pertaining to the 	


Housing Element	



• 	

Shows how the Element 	


is organized	



• 	

Overview of the planning area 	


(city limits and SOI)	



• 	

Shows how Housing Element needs to be consistent with the rest of 
the General Plan.	
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Chapter 2:  Evaluation of 2009 Housing Element	



• 	

Reviews results of previous Housing Element in terms of:	



-  Number of units 	


constructed - by income 	


group 	



- 	

Number of dwellings 	


rehabilitated – by 	


income group	



-  Action Plans (43 action 	


plans)	
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How Did We Do….?	



- City completed all amendments to the Zoning Ordinance;	



- City zoned 9 acres of land for multi family residential;	



- Housing activity dropped drastically due to economy;	



- Redevelopment terminated by the State.	
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Housing Resources	



Fair Housing Complaints:	



California Department of Fair Employment & Housing	


 (800) 884-1684	


contact.center @ dfeh.ca.gov	


www.dfeh.ca.gov/contact.htm	



Housing Authority units and Section 8 programs	



Tulare County Housing Authority	


1138 S Crenshaw Court	


Visalia CA 93277	


559-738-8450	


http://www.hatc.net	



City of Farmersville Housing Programs & Code Enforcement	


909 W. Visalia Road	


(559) 747-0458	


www.cityoffarmersville-ca.gov	
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Chapter 3:  Community Profile	



• 	

Population	


• 	

Income	


• 	

Retail Sales	


• 	

Employment	


• 	

Age	


• 	

Ethnicity	
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Population Growth 1970 – 2014 	



???% since 1970	


1.9% 2000-2010	


0.8% since 2010	
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Question:	



Since 1970, 
Farmersville’s population 
has increased by what 
total percent?	



a.  50%	


b.  180%	


c.  216%	



216%	
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Question:	



What does the Farmersville’s 
General Plan predict the City’s 
population to be in the year 2025?	



a.  15,500	



b.  17,854	



c.  125,000	



b.  17,854	
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Income	



$32,384 	



$39,063 	



$35,805 	



$31,425 	



$52,899 	



$42,708 	



$0 	

 $10,000 	

 $20,000 	

 $30,000 	

 $40,000 	

 $50,000 	

 $60,000 	



Farmersville	



Exeter	



Woodlake	



Lindsay	



Visalia	



Tulare County	



Farmersville:  $32,384, up from $27,782 in 2000.  Tulare 
County:  $42,708	



Median Income levels (2010 Census)	
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Employment	



Retail: 15%	


Education/Health: 15%	


Agriculture:  15%	


Manufacturing: 9%	


Food/Accommodations: 9%	



Agriculture used to be #1 employer	
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Chapter 4:  Housing Profile	



• 	

Housing Unit Growth 	


• 	

Housing by Type and Tenure	


• 	

Household size	


• 	

Vacancy rates	
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Question:	



How many 
dwellings (single 
and multi 
family) have 
been built in 
Farmersville 
since 2000?	



a.  125	


b.  612	


c.  783	



612	



Housing Units (Table 4-1, (p. 4-1)	



 1,760 	


 1,875 	



 2,162 	



 2,738 	

  2,774 	



 -   	



 500 	



 1,000 	



 1,500 	



 2,000 	



 2,500 	



 3,000 	



1980	

 1990	

 2000	

 2010	

 2015	



- 41 units per year 
average	



- Since 2010:  only 
10 units per year	
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Single Family:  84%	


Multi Family:  13%	


Mobile Homes:  3%	



Question:	



What percentage 
of dwellings were 
single family 
homes in 2015?	



a.  84%	


b.  50%	


c.  33%	



Units by Type	
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Persons per Household, 2014	



3.99 persons per household in Farmersville (State DOF)	



Question:	



Which city has the highest number of persons per household?	



Dinuba	


Exeter	


Farmersville	


Lindsay	


Woodlake	


All cities	



3.9	


3.1	


4.1	


3.9	


3.8	


3.3	
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Chapter 5:  Housing Needs	



-  Housing Affordability	


-  Overpayment	


-  Housing Quality 	


-  Overcrowding	


-  Special Needs Groups:	


- 	

Elderly Persons	


- 	

Handicapped Persons	


- 	

Large Family Households	


- 	

Female Heads of Household	


- 	

Homeless	


- 	

Farm Workers	


-  Projected Housing Needs	


-  Projected Housing Demand for All Income Levels	


-  Preservation of Assisted Housing	
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Family of four	



Housing Affordability & 	


Income Categories 	



City is assigned a certain 
number of dwelling units to 
be built for five income 
categories  	



-  “Extremely low income” <30% 
CMI	



-  “Very low income” 30-50%	


-  “Low income” 50-80%	


-  “Moderate income” 80-120%	


-  “Above moderate income” > 

120%	
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Median home prices/rents 	



	

 	

Farmersville 	

Tulare County	

 	

California	



Home 	

 	

$105,000 	

$163,100 	

 	

$366,400	



Rent (monthly) 	

$728 	

 	

$821 	

 	

 	

$1,224	



Overpayment (p. 5-3):  (households paying more than 30% of 
income for housing)	



52% of owner occupied households overpayed in 2010	


65% of renter occupied households overpayed in 2010	



If a family earns $2,000 per month and rent is over $600 then 
they are “overpaying” for housing.	





Farmersville Housing Element 
Workshop	



Housing Quality Survey	



1)  	

Sound Structure: a well maintained structure 
in good condition with no or very few defects 
of minor consequence.	



2)  	

Deficient Structure: a structure in relatively 
good condition, but in need of more than a few 
minor repairs and in general maintenance.	



3)  	

Deteriorated Structure:  a structure in need of 
several minor repairs including plumbing and 
electrical work and roof repairs.	



4)  	

Dilapidated Structure: a structure in need of 
more than two major repairs and/or a high 
number of minor repairs which makes the 
rehabilitation of the structure economically 
unfeasible.	



Survey for 2015	



- Slight decrease in conditions from 2009 (11% were below sound condition)	


- City offers low-interest loans for home repair	


- City also provides code enforcement in dangerous situations	



Sound; 84%	



Deficient; 
13%	



Deteriorated; 
2%	



Dilapidated; 
1%	
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Area Cities Poverty Rate - 2013	
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Special Needs Groups	



the elderly;	


the disabled; 	


large families;	


female heads of household; 	


farm workers; and 	


extremely low-income residents.	
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Elderly	



- Defined as 65 and over	



- ?? % of residents are elderly in 2010	



- 25% of households have an elderly member	



- 22% of elderly households are owner-occupied	


- 65% are renter-occupied	


- 56% of elderly are also disabled	



City actions:	



- Village Grove Apartments (48 units)	



- Farmersville Senior Apartments (40 units)	



What percentage of 
Farmersville 
residents were 
elderly in 2010?	



a.  7%	


b.  14%	


c.  29%	



7%	





Farmersville Housing Element 
Workshop	



Persons with Disabilities	



?? % of residents listed a disability in 2010	


56% over age 65 are disabled.	



“Developmentally disabled:  “Disability that 	


originates before age 18”.	


67 residents receiving assistance	



Housing Element concerns:	



City allows group homes in all residential zones and disabled 
multi family units in R-2 and R-3 zones	



City amended code to allow Reasonable Accommodations	



What percentage of 
residents were 
disabled in 2010?	



a.  2%	


b.  11%	


c.  20%	



11%	
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Female heads of household 	



?? % of households were female headed in 
2010	


16% of Tulare County as a whole	



Homeless 	



Fewer than 6 chronically homeless in 
Farmersville	



City has amended zoning code to allow for 
homeless shelters, transitional housing, 
supportive housing, etc.	



What percent of 
households are 
female headed in 
2010?	



a.  13%	


b.  24%	


c.  39%	



24%	
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Farmworkers	



?? % of working population employed in agriculture 
in 2010.	



Housing Authority operates Linnel Farm Labor 
Center– 191 units of housing for farmworkers.	



Housing Element Concerns	



- Farmworker housing allowed by right in R-2 and 
R-3 zones	


- City amended code to allow employee housing by 
right in all residential zones (including single family 
residential).	

 15%	



What percentage of 
Farmersville’s 
workforce was 
employed in 
agriculture in 
2010?	



a.  10%	


b.  15%	


c.  37%	
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New construction goals:	



The State of California 
(through Tulare County 
Association of 
Governments (TCAG)) 
assigns each city target 
numbers for the 
development of new 
housing units	



Known as the Regional 
Housing Needs Allocation 
(RHNA)	
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RHNA Assignment by City for 2016-2023	



Dinuba 	

 	

965 units	


Exeter 	

 	

625 units	


Farmersville 	

466 units	


Lindsay 	

 	

590 units	


Porterville 	

3,196 units	


Tulare 	

 	

3,594 units	


Visalia 	

 	

10,021 units	


Woodlake 	

372 units	


County 	

 	

7,081 units	
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New Construction Need (p. 5-18)	



Units (by income group) that should be built by December 31, 2023	



Assigned by the State of California:	



Income Group 	

Units Needed	

Percent of total 	

	


Extremely Low 	

 	

37 	

8%	


Very Low 	

 	

 	

37 	

8% 	

	


Low 	

 	

 	

 	

65 	

14% 	

	


Moderate 	

 	

 	

68 	

15% 	

	


Above Moderate 	

 	

259 	

55% 	

	



	

 	

 	

 	

	


Total 	

 	

 	

466 units 	

100% 	

	



Projections seem high:	



Requires 56 units per year	



Farmersville added only 26 units 
from 2010 to 2015! That’s 4 units 
per year.	



City won’t get penalized if units 
aren’t built.	
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Does Farmersville have land available for these targets?	



Does Farmersville Have Enough Land?	



Income Group 	

Units Needed 	

	



Extremely Low 	

37 	

	


Very Low 	

37 	

 	

	


Low 	

65 	

 	

	


Moderate 	

68 	

 	

	


Above Moderate 	

259 	

 	

	



	

 	

 	

	


Total 	

466 units 	

	



139 must be multi 
family units	



327 can be single 
family units	
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Does Farmersville have 
available land?	



Land Availability Map	



Shows undeveloped land 
zoned and designated for 
multi family and single 
family residential 
development	
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Land Available for Multi- 

Family Development	



Need = 139 units	



Can develop at up to 20 units 
per acre	



•  139 units @ 20 units per acre = 7 acres needed.	



Farmersville has 7.6 acres zoned RM-2.5 in city 
limits (could accommodate 152 units)	
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Land Available for Single 

Family Development	



Need = 327 units	



Typically develop at 4.5 units 
per acre	



-  327 units @ 4.5 lots per acre = 73 acres needed	


Farmersville has 182 acres zoned R-1 in city limits 
(could accommodate 820 homes	



- 116 acres of land outside city limits designated 
“Medium Density Residential” = 486 additional 
units	
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Utilities and Streets	



Sewer	



Water	



Storm Drain	



Streets	



There is capacity in these systems to serve 	


development projected to occur.	



Developers must install these systems to serve their projects and 
must pay impact fee the City uses to make capital improvements	
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Chapter 7:  Development Constraints	



Government Constraints:	


- Zoning Standards	


- Building Codes	


- Fees and exactions	


- Permit procedures	



Non-Governmental Constraints	


- Cost of Financing	


- Price of Land	


- Cost of Construction	


- Lifestyle Preferences	



Environmental Constraints	


- Flood zones	


- Soils	


- Habitat Issues	



Are there City regulations 
or fees that make it difficult 
to build affordable housing?	





Farmersville Housing Element 
Workshop	



Zoning Standards	



- lot size and dimensions	


-  Setbacks	


-  Density	


- height	


- Parking	


- etc.	



- Comparable to other cities	



- Farmersville allows smaller lots 
(6,000 s.f.) than some other 
jurisdictions	



- Density standard for apartments 
(RM-2.5 zone) was increased to be 
consistent with other area cities.	
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Impact Fees	



Fees the city charges developers to upgrade city utility and 
services (water, sewer, storm drainage, streets, police, fire and 
administration)	



• 	

Comparable to other area cities	
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Non-governmental constraints	



Financing rates  – currently very low (3% - 4%)	



Cost of land – comparatively low ($25,000 - $35,000/acre)	



Cost of construction – relatively low	



•  Low costs can help developers to build affordable 
housing.	
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Environmental Constraints	



- Flooding	



- Habitat issues	



•  Can increase the cost of 
housing	
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Chapter 8 will contains goals, objectives and action 
plans for the 2016 Housing Element 	





Farmersville Housing Element 
Workshop	



Goals for 2016 Housing Element	



• Housing programs	



- first time homebuyer, 	


- home rehab, 	


- credit counseling, 	


- homebuyer workshops, etc.	



• Mitigation (reduction) of 
Governmental Constraints	



- Review zoning standards	


- Promote special programs	
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• Preserve existing affordable 
housing	


- Monitor potential conversion 
of units to market rate	



• Ensuring adequate sites for 
future housing	


- Monitor zoning and land 
supply	
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• Energy conservation opportunities 	


-weatherization, 	


- solar, 	


- insulation, 	


- shading, etc.	



• Equal housing opportunities and 
public participation 	


-promote housing discrimination 
awareness, 	


-public workshops, etc.	


-Permit streamlining	
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Next Steps….	



Action plans will be formalized at next month’s Planning 
Commission meeting (January 20 at 6pm)	



All are welcome!	



More information	



Karl Schoettler	


Collins & Schoettler	


karl@weplancities.com	


(559) 734-8737	





Farmersville Housing Element 
Workshop	

Housing Resources	



Fair Housing Complaints:	



California Department of Fair Employment & Housing	


 (800) 884-1684	


contact.center @ dfeh.ca.gov	


www.dfeh.ca.gov/contact.htm	



Housing Authority units and Section 8 programs	



Tulare County Housing Authority	


1138 S Crenshaw Court	


Visalia CA 93277	


559-738-8450	


http://www.hatc.net	



City of Farmersville Housing Programs & Code Enforcement	


909 W. Visalia Road	


(559) 747-0458	


http://www.cityoffarmersville-ca.gov	














