
 

Kings County and Cities of Appendix A - 1 2009-2014 
Avenal, Corcoran, Hanford and Lemoore  Housing Element 

Appendix A Evaluation of the Prior 
Housing Element 

Section 65588(a) of the Government Code requires that jurisdictions evaluate the effectiveness of the 
existing Housing Element, the appropriateness of goals, objectives and policies, and the progress in 
implementing programs for the previous planning period. This appendix contains a review each 
jurisdiction’s housing goals, policies, and programs of the previous housing element, and evaluates 
the degree to which these programs have been implemented during the previous planning period. 
This analysis also includes an assessment of the appropriateness of goals, objectives and policies. The 
findings from this evaluation have been instrumental in crafting the 2009 Housing Plan.  

Tables A-1a through A-1e summarize the programs contained in the previous Housing Element along 
with the source of funding, program objectives, accomplishments, and implications for future policies 
and actions.  

Table A-2 summarizes the goals and policies contained in the previous Housing Element along with 
an assessment of their appropriateness for the new planning period.  

Tables A-3a through A-3e summarize new units built during the previous Housing Element period. 

Tables A-4a through A-4e present each jurisdiction’s progress in meeting the quantified objectives 
from the previous Housing Element. 
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Table A-4a 
Progress in Achieving Quantified Objectives 
City of Avenal 
2003-2008* 

 Quantified 
Objective 

 

Program Category Progress 

New Construction   

   Very Low 139 240 

   Low 116 18 

   Moderate 93 5 

   Above Moderate 232 149 

Rehabilitation   

   Very Low 10 30 

   Low 10 9 

   Moderate 0  

   Above Moderate 0   

Conservation   

   Very Low 151 151 

   Low 0  

   Moderate 0  

   Above Moderate 0   

*July 1, 2003 – June 30, 2008 
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Table A-4b 
Progress in Achieving Quantified Objectives 
City of Corcoran 
2003-2008* 

 Quantified 
Objective 

 

Program Category Progress 

New Construction   
   Very Low 205 122 
   Low 171 114 
   Moderate 137 340 
   Above Moderate 341 4 

Rehabilitation   
   Very Low 30 54 
   Low 45 42 
   Moderate 0  
   Above Moderate 0  

Conservation   
   Very Low 205  
   Low 44  
   Moderate 0  
   Above Moderate 0  
*July 1, 2003 – June 30, 2008 
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Table A-4c 
Progress in Achieving Quantified Objectives 
City of Hanford 
2003-2008* 

 Quantified 
Objective 

 

Program Category Progress 

New Construction   
   Very Low 1,059 19 
   Low 883 140 
   Moderate 706 1,257 
   Above Moderate 1,766 1,124 

Rehabilitation   
   Very Low 100 18 
   Low 100 21 
   Moderate 0  
   Above Moderate 0  

Conservation   
   Very Low 515 39 
   Low 101 200 
   Moderate 34 238 
   Above Moderate 0  
*July 1, 2003 – June 30, 2008 
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Table A-4d 
Progress in Achieving Quantified Objectives 
City of Lemoore 
2003-2008* 

 Quantified 
Objective 

 

Program Category Progress 

New Construction   

   Very Low 723 3 

   Low 602 180 

   Moderate 481 440 

   Above Moderate 1,204 445 

Rehabilitation**   

   Very Low 40 53 

   Low 40 45 

   Moderate 0 27 

   Above Moderate 0 - 

Conservation   

   Very Low 275 275 

   Low 127        74*** 

   Moderate 80  80 

   Above Moderate 0  
Notes: 
*July 1, 2003 – June 30, 2008  
    (Used Building Permits from 1/1/03-12/31/07 to count units that were      
    probably completed between 7/1/03-6/30/08) 
**Includes both minor and substantial rehab 
***Reflects expiration of 53 covenants at Country Club Apts. 
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Table A-4e 
Progress in Achieving Quantified Objectives 
Kings County Unincorporated Area 
2003-2008* 

 Quantified 
Objective 

 

Program Category Progress 

New Construction   

   Very Low 205 -- 

   Low 171 117 

   Moderate 137 353 

   Above Moderate 342 -- 

Rehabilitation   

   Very Low 25 

50    Low 25 

   Moderate 0 

   Above Moderate 0 -- 

Conservation   

   Very Low 178 190 

   Low 0 -- 

   Moderate 0 -- 

   Above Moderate 0 -- 

*July 1, 2003 – June 30, 2008 
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Appendix B Land Inventory 

1. Methodology and Assumptions 

State law requires each jurisdiction to include in the Housing Element an inventory of vacant parcels 
having the potential for residential development, or “underutilized” parcels with potential for 
additional development. The purpose of this inventory is to evaluate whether there is sufficient 
capacity, based on the General Plan, zoning, development standards, and infrastructure, to 
accommodate the jurisdiction’s fair share of regional growth needs as identified in the Regional 
Housing Needs Assessment (RHNA).  

The detailed methodology and assumptions for the residential land inventory presented in Chapter 3 
are provided below and summarized in Tables B-1a through B-1e.  

Affordability Assumptions 

In general, there are three alternative ways for determining the affordability level of new housing 
units.  

1. Affordability Covenants. The most definitive method is through required affordability 
covenants (i.e., requirements imposed upon or agreed to by the project sponsor) that 
establish income limits for purchasers or tenants. Such covenants are legally enforceable and 
binding upon the property owner for a specified time period.  

2. Market Prices or Rents. When covenants are not in place, affordability levels for newly built 
units are based on actual prices or rents. Table 2-17 (p. 2-14) describes 2009 affordability 
levels along with the monthly rental costs or estimated sales prices that correspond with each 
level.  

a. Home Prices. Like most areas of the San Joaquin Valley, new home prices are 
generally affordable to moderate-income households. A survey of recent new home 
sales found that nearly all projects were priced within the moderate-income category 
of $180,000 to $275,000. Some new single-family homes on standard-sized lots sold 
within the low-income price range. Only in Lemoore were some new home 
subdivisions priced in the above-moderate range.  

For purposes of the land inventory analysis, large lots of one-half acre or more were 
allocated to the above-moderate category in all jurisdictions.  

In Avenal, all standard-sized lots were allocated to the moderate-income category. 
As noted in Chapter 2, all single-family homes sales and listings in Avenal, both new 
and resale, were priced within the low- or moderate-income categories during 
2008-09. 

In Corcoran, all standard-sized infill lots were allocated to the moderate-income 
category while large parcels suitable for standard-lot subdivisions were allocated 
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50% moderate and 50% above-moderate. As noted in Chapter 2, all single-family 
homes sales and listings in Corcoran, both new and resale, were priced within the 
low- or moderate-income categories during 2008-09. Half of the sites zoned for 
single-family subdivisions were allocated upward to the above-moderate category 
in order to accommodate the City’s RHNA allocation.  

In Hanford, Very Low Density single-family sites were allocated to the above-
moderate category, while Low Density single-family sites were evenly distributed 
between the moderate and above-moderate categories. As shown in Chapter 2, 
70% of Hanford’s newer home listings were priced in the moderate category while 
30% were above-moderate, and 82% of recent sales were in the moderate category 
while 18% were above-moderate. All new single-family subdivisions were selling in 
the moderate category at the time of the survey. Sites in the Medium designation 
allow small-lot subdivisions, PUDs and attached product types at up to 15 
units/acre and were allocated to the low-income category. 

In Lemoore, Agricultural-Rural and Very Low Density Residential sites were 
allocated to the above-moderate category. Low Density single-family sites were 
allocated 50% moderate and 50% above-moderate. As shown in Chapter 2, 88% of 
recent home sales were priced in the moderate category with 12% above-
moderate. Current single-family home listings were evenly split between the 
moderate and above-moderate categories, and all active new home subdivisions 
were priced in the moderate category. Sites in the Low-Medium designation allow 
small-lot subdivisions and attached product types and were allocated to the 
moderate category.  

In unincorporated Kings County, the Very Low Density and Low Density 
Residential sites allow large lots (1/2 acre or more) and were allocated to the above-
moderate category. The Low Medium sites allow standard size lots and were 
allocated to the moderate category. As shown in Chapter 2, all recent home sales 
and listings were priced in the low- and moderate-income categories.  

Mobile homes are an affordable option for lower-income households. As noted in 
Chapter 2, new mobile homes are available at prices ranging from $24,000 to 
$70,000. These prices are within the lower-income affordability range, including 
the price of a single-family lot.  

b. Apartment Rents. As with single-family homes, apartment rents are very affordable in 
Kings County. All newer market-rate apartments surveyed, including larger projects as 
well as small duplex/triplex projects1, had rents within the low-income category (i.e., 
less than $1,100 per month), and many apartments were renting at the very-low-
income affordability level (i.e., less than $698 per month). Many projects built by non-
profit organizations using assistance such as Low-Income Housing Tax Credits include 
apartments affordable to extremely-low- and very-low-income households. Therefore, 

                                                 
1 See for example Table 2-21, which includes four small recently-built projects in Hanford, all of which are renting at rates 
affordable to low- or very-low-income households. This market survey of new multi-family projects demonstrates that all 
multi-family sites in Kings County, including small sites, are suitable for lower-income housing.  
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vacant sites in all jurisdictions designated for multi-family or mixed-use development 
were allocated to the lower-income category.  

3. Density. For potential new units in a jurisdiction’s land inventory, state law establishes that 
affordability assumptions may be based on density. The “default” density for jurisdictions in 
Kings County is 20 units per acre. This means that if the General Plan and zoning allow 
development at 20 units per acre or greater, these sites are considered to be suitable for 
lower-income housing. State law also allows jurisdictions to establish an alternative to the 
default density if local market conditions and experience support a different density 
assumption for affordability.  

As discussed in Chapter 4, all of the jurisdictions in Kings County allow multi-family 
development at densities greater than 20 units/acre, excluding density bonus, in at least 
one multi-family zone. In addition to multi-family zones, Lemoore allows mixed-use 
development at densities up to 20 units/acre. However, most new multi-family develop-
ments in Kings County – including affordable projects by non-profit developers – are built 
at densities significantly lower than the “default” density. Conversations with non-profits 
confirmed that densities in the range of 12-15 units/acre are typical and sufficient to 
make such projects feasible. This density range allows two-story projects with large units 
(3-4 bedrooms) as well as spacious community facilities such as play areas for children. 
Developers indicated that they rarely request a density bonus, but may take advantage of 
other concessions such as modifications to development standards such as setbacks.  

Realistic Capacity 

In order to determine the realistic capacity of vacant sites, the potential yield for each parcel was 
estimated based on previous experience of recent projects rather than the maximum allowable 
density for the zone. In addition, site constraints such as flood hazard zones and airport approach 
and departure patterns were considered and potential yield was reduced where these constraints 
would be expected to prevent full utilization of the parcel. These constraints are noted in Tables B-1a 
through B-1e. 

2. Units Built or Approved 2007-2009 

Tables A-3a through A-3e in Appendix A summarize new residential units built or approved during 
2007 - 2009. Under State law, new housing units completed after January 1, 2007 are credited in 
the new planning period. These units have been assigned to income categories based on affordability 
covenants or market prices/rents.  

3. Vacant or Underutilized Land 

Tables B-1a through B-1e contain a parcel-level inventory of sites with potential for residential 
development in each jurisdiction during the current planning period. As noted above, the capacity of 
each site has been estimated based on realistic assumptions, recent development trends and any 
existing site constraints that could prevent the site from being developed to its full potential. As 
discussed in Chapter 3, all jurisdictions have sufficient capacity to accommodate the housing needs 
identified in the Regional Housing Needs Plan.  
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Corcoran 

One significant underutilized site in Corcoran (see photos below) near the northwest corner of 
Orange and Otis represents a redevelopment opportunity. The possible redevelopment project 
includes four lots, two of which are in common ownership totaling 1.93 acres. One lot, in separate 
ownership, is 0.42 acre and is currently vacant; while a fourth lot is 1.5 acres. The developed lots all 
contain substandard housing. It is believed that the property was once a farm worker housing camp 
that has been converted to rental units. APN 034-050-025 (0.20 acre) contains a 2-bedroom/1-bath 
unit of 644 square feet, built in 1920. APN 034-050-026 (1.73 acres) contain seven units, which 
includes the main house with 3 bedrooms, 2 bathrooms and approximately 1200 square feet and six 
additional units. Of the six units, three are vacant and boarded up and the other three single-room 
units are occupied. APN 034-050-018 (1.50 acres) also contains six units all built around 1949. Two 
of the units are 2-bedroom/2-bath, three units are 2-bedroom/1-bath, and one unit is a 1-
bedroom/1-bath. All of these units are occupied and all appear to be substandard except one unit 
which was recently remodeled. The property is zoned RM-2 (low density multi-family) and is 
bordered by light industrial zone to the north, neighborhood commercial to the east and single-
family residential to the south and west. The City will encourage the redevelopment of this site 
through the actions described in Program 2.7 of the Housing Plan (Chapter 5).  
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Appendix B 

Kings County and Cities of Appendix B - 13 2009-2014 
Avenal, Corcoran, Hanford and Lemoore  Housing Element 

Figure B-1b:  City of Corcoran Land Inventory Map 
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Appendix B 

Kings County and Cities of Appendix B - 23 2009-2014 
Avenal, Corcoran, Hanford and Lemoore  Housing Element 

Figure B-1c:  Land Inventory Map – City of Hanford 

 



Appendix B 

Kings County and Cities of Appendix B - 24 2009-2014 
Avenal, Corcoran, Hanford and Lemoore  Housing Element 

Assessors Parcels – Live Oak Project 
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Figure B-1e:  Land Inventory Map – Unincorporated Kings County (Armona) 
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Figure B-1e:  Land Inventory Map – Unincorporated Kings County (Home Garden) 
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Figure B-1e:  Land Inventory Map – Unincorporated Kings County (Kettleman City) 

 
 



Appendix B 

Kings County and Cities of Appendix B - 64 2009-2014 
Avenal, Corcoran, Hanford and Lemoore  Housing Element 

Figure B-1e:  Land Inventory Map – Unincorporated Kings County (Stratford) 
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Appendix C Public Participation 
Summary 

Public participation is an important component of the planning process, and this update to the 
Housing Element has provided residents and other interested parties numerous opportunities for 
review and comment. Public notices for all Housing Element meetings and public hearings were 
mailed to a list of interested persons and organizations and published in the local newspaper in 
advance of each meeting, as well as posting the notices on each jurisdiction’s website. The draft 
Housing Element was made available for review at City Halls, the County Government Center, the 
Kings County Association of Governments office, and libraries, and was also posted on each 
jurisdiction’s website.  

After receiving comments on the draft Housing Element from the State Housing and Community 
Development Department, a proposed final Housing Element was prepared and made available for 
public review prior to public hearings and adoption by each City Council and the Board of 
Supervisors.  

Table C-1.  Public Meeting Summary 
2009-2014 Kings County Housing Element Update 

Date Meeting 

2/26/2009 Avenal study session 
2/2/2009 Corcoran study session 

3/10/2009 Hanford study session 
3/17/2009 Lemoore study session 
3/12/2009 Kings County study session 
8/3/2009 Corcoran Planning Commission/City Council public meeting 
8/3/2009 Kings County Planning Commission public meeting 

8/12/2009 Avenal Planning Commission/City Council public meeting 
8/24/2009 Hanford Planning Commission/City Council public meeting 
8/24/2009 Lemoore Planning Commission/City Council public meeting 
8/25/2009 Kings County Board of Supervisors public meeting 
4/12/2010 Lemoore Planning Commission hearing 
4/27/2010 Hanford Planning Commission hearing 
5/3/2010 Kings County Planning Commission public hearing 
5/4/2010 Lemoore City Council hearing (adoption) 

5/10/2010 Corcoran Planning Commission public hearing 
5/17/2010 Avenal Planning Commission public hearing 
5/17/2010 Corcoran City Council public hearing (adoption) 
5/18/2010 Kings County Board of Supervisors public hearing (adoption) 
5/27/2010 Avenal City Council public hearing (adoption) 
6/1/2010 Hanford City Council public hearing (adoption) 
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Table C-1 includes a list of opportunities for public involvement in the preparation of this Housing 
Element update. Table C-2 provides the list of persons and organizations that were notified of the 
availability of the draft Housing Element as well as public meeting notices. 

Table C-3 summarizes the public comments received during the preparation of the Housing Element 
update along with a description of how those comments were addressed in the element.  

After receiving comments on the draft Housing Element from the state Department of Housing and 
Community Development, a proposed final Housing Element was prepared and made available for 
public review prior to adoption by each City Council and the Board of Supervisors. 

Table C-2.  Public Notice List 
2009-2014 Kings County Housing Element Update 

PEGGY GREGORY 
AG EXTENSION 
1400 W. LACEY BLVD. 
HANFORD, CA 93230 

MARY ANNE FORD SHERMAN 
BEHAVIORAL HEALTH DIRECTOR 
1400 W. LACEY BLVD.  
HANFORD, CA 93230 

ROMAN V. BENITEZ  
SR. COMMUNITY PLANNER & LIAISON 
OFFICER  
750 ENTERPRISE AVENUE  
NAS LEMOORE, CA 93246 

TIM NISWANDER 
AGRICULTURAL COMMISSIONER 
1400 W. LACEY BLVD.  
HANFORD, CA 93230 

KETTLEMAN CITY CSD 
P.O. BOX 179 
KETTLEMAN CITY CA 93239 

ARMONA COMMUNITY SERVICES DISTRICT 
P.O. BOX 486 
ARMONA, CA  93202 

HOME GARDEN CSD 
11677 2ND PLACE 
HANFORD, CA  93230 

STRATFORD PUD 
19681 RAILROAD AVENUE 
P. O. BOX 85 
STRATFORD, CA  93266 

LEMOORE ADVANCE 
339 W. ‘D’ STREET 
LEMOORE, CA  93245 
 

JAY SALYER 
KINGS COUNTY ECONOMIC DEVELOPMENT 
CORP. 
120 N. IRWIN STREET 
HANFORD, CA 93230 

CORCORAN JOURNAL 
P.O. BOX 487 
CORCORAN, CA 93212 

SALVATION ARMY  
380 E IVY STREET 
HANFORD, CA 93230 

LOUISE CARDOSA 
HANFORD SENTINEL 
P.O. BOX 9 
HANFORD, CA 93232 

DIWATA FONTE 
FRESNO BEE 
525 W. MAIN STREET, SUITE F 
VISALIA, CA 93291-6149 

http://www.superpages.com/bp/Hanford-CA/Salvation-Army-L0019641608.htm�
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KINGS TIMBERLAND 
1220 JEPSON AVENUE 
CORCORAN, CA 93212 

DIANA PECK 
KINGS COUNTY FARM BUREAU 
870 GREENFIELD AVENUE 
HANFORD, CA 93230 

CAROLINE FARRELL 
CENTER ON RACE, POVERTY & THE 
ENVIRONMENT 
1224 JEFFERSON STREET, SUITE 25 
DELANO, CA 93215 

RANDY MCNARY 
HOUSING AUTHORITY OF KINGS COUNTY 
670 SOUTH IRWIN STREET 
HANFORD, CA 93230 

GREENACTION 
ONE HALLIDIE PLAZA, SUITE 760 
SAN FRANCISCO, CA 94102 

NANETTE VILLARREAL 
KINGS UNITED WAY 
11050 13TH AVE 
HANFORD, CA 93230 

KINGS COUNTY OFFICE OF EDUCATION 
1144 W. LACEY BLVD. 
HANFORD, CA  93230 

CENTRAL VALLEY CHRISTIAN HOUSING 
DEVELOPMENT 
2222 W. SUNNYSIDE AVE 
VISALIA, CA 93277 

AMERICAN RED CROSS 
MARIE DAVIS 
505 WEST MAIN STREET 
VISALIA, CALIFORNIA 93291 

CORNERSTONE RECOVERY SYSTEMS 
TOM DOYLE 
801 W. 7TH STREET 
POST OFFICE BOX 1124 
HANFORD, CALIFORNIA 93232 

CHAMPIONS RECOVERY ALTERNATIVE 
PROGRAMS 
SUE WEISENHAUS-BRAZ 
700 NORTH IRWIN STREET 
HANFORD, CALIFORNIA 93230 

CORCORAN EMERGENCY AID 
MARILYN NOLAN 
2121 W. WHITLEY AVE 
POST OFFICE BOX 393 
CORCORAN, CALIFORNIA 93212 

KINGS COMMUNITY ACTION 
ORGANIZATION 
EMERGENCY SVCS PROGRAM AND 
WOMAN’S SHELTER 
LUPE GARCIA 

    
   

LEMOORE CHRISTIAN AID, INC. 
JANEY CASTILLO 
224 N. LEMOORE AVE. 
POST OFFICE BOX 134 

YMCA OF KINGS COUNTY 
LAURA T. MARTIN 
1010 W. GRANGEVILLE BLVD 
HANFORD, CALIFORNIA 93230 

OPERATION LIFE TRANSFORMED 
KIM MARRERO 
748 W. SANDSTONE COURT 
HANFORD, CALIFORNIA 93230 

KINGS COUNTY COMMISSION ON 
AGING 
ADULT SOCIAL DAY CARE PROGRAM 
SHARON L.T. DEMASTERS 
1197 SOUTH DRIVE 

   

THE SALVATION ARMY 
MAJOR GREGORY MOODY 
380 E. IVY STREET 
POST OFFICE BOX 987 
HANFORD, CALIFORNIA 93232 
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KINGS PARTNERSHIP FOR CHILDREN- 
SAT. ENRICHMENT PROGRAM 
DR. KIM WILDEY  
11593 SOUTH 10TH AVE, POST OFFICE 
BOX 185 

   

CHURCH OF THE SAVIOUR, SOUP KITCHEN 
CAROL DYER 
519 NORTH DOUTY STREET 
HANFORD, CALIFORNIA 93230 

K-POP 
3056 CASTRO VALLEY BLVD, 
SUITE 186 
CASTRO VALLEY, CA 94546 

UNITED CEREBRAL PALSY OF CENTRAL 
CALIFORNIA 
DEBBIE GIBSON 
606 WEST SIXTH STREET 
HANFORD, CALIFORNIA  93230 

CHAMPIONS RECOVERY ALTERNATIVE 
PROGRAMS 
SUE WEISENHAUS-BRAZ 
700 NORTH IRWIN STREET 
HANFORD, CALIFORNIA 93230 

SELF HELP ENTERPRISES 
TOM COLLISHAW 
8445 W ELOWIN CT 
VISALIA, CA 93291-9262 

 SELF HELP ENTERPRISES 
DOUG PINGEL 
8445 W ELOWIN CT 
VISALIA, CA 93291-9262 
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Table C-3.  Summary of Public Comments 
2009-2014 Kings County Housing Element Update 

Comment Response 

How does the recession affect the regional 
housing needs – will it be reduced? 

The RHNA was prepared and adopted based on 
a statewide long-term growth forecast. Each 
jurisdiction’s needs will not be revised due to 
current economic conditions; however, it is 
important to note that the RHNA is a planning 
tool, not a construction mandate. If housing 
production slows due to overall economic 
conditions, jurisdictions will not be penalized if 
they are making a good-faith effort to facilitate 
development. 

Our city has a lot of affordable housing. More 
move-up housing is needed to create a 
balanced community and stimulate economic 
development. 

In preparing the Regional Housing Needs Plan, 
KCAG and the jurisdictions considered current 
housing affordability and allocations were 
adjusted accordingly.  

The need for affordable housing and special 
needs housing is greater than the supply. 

Significant public subsidies are required to make 
affordable and special needs housing 
development feasible. It is unfortunate that the 
resources are less that the need, particularly 
under current economic conditions. Public 
agencies are expected to use their powers such 
as land use planning and zoning regulations to 
remove constraints and facilitate housing 
production, to the extent feasible. 

Is the potential residential development 
capacity estimated in the land inventory tables 
based on General Plan or zoning? Does it 
reflect areas outside the current City 
boundaries but within the Sphere of Influence? 
What happens if zoning designations change? 

The land inventory is based on both General 
Plan and zoning designations of territory within 
the current City limits only. It is anticipated that 
zone changes will occur during the planning 
period. No change to the Housing Element is 
necessary unless zone changes were to reduce 
the City’s potential sites for housing below the 
level required to accommodate the RHNA.  

Does farmworker housing need to be adjacent 
to an agricultural zone? 

Housing for farmworkers does not need to be on 
or adjacent to agricultural land, although special 
rules apply to employee housing on land zoned 
for agriculture (the Employee Housing Act). 
Farmworker housing may be built wherever 
other types of housing are permitted, such as 
multi-family apartments.  

Where did the population forecast in the The California Department of Finance, 
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Housing Element come from? Demographic Research Unit prepares updated 
forecasts of population and housing on a regular 
basis for California and its counties.  

 


