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Project Team
» City of Redlands

• Brian Desatnik – Development Services Director
• Brian Foote – Planning Manager/City Planner
• Catherine Lin – Principal Planner

» Michael Baker International
• Emily Elliott – Project Manager
• Dan Wery – Task Manager
• Aaron Barral – Planner
• Veronica Tam and Associates – Technical Advisors



Housing Element Overview
» Required Element of the General Plan
» State-mandated update schedule
» Adoption Deadline: October 15, 2021
» 120-day grace period for adoption 

(February. 12, 2022)
» Review and certified by State (HCD) 

for compliance with State law
» Plan for accommodating a jurisdiction’s 

fair share of regional housing need

Presenter
Presentation Notes
The Housing Element is a required element of the General Plan, and is required by law to be updated periodically. The current cycle is the 6th cycle, and the planning period is for 2021- to 2029.The statutory deadline to locally adopt an updated Housing Element was October 15, 2021. However, there is a 120-day grace period for the adoption. The grace period will end on February 12, 2022. In addition, the Housing Element needs to be reviewed and certified by the State. HCD – the Housing and Community Development, is the state department in charge of reviewing and certifying Housing Elements. Furthermore, the Housing Element is a plan to accommodate the jurdiction’s fair share of regional housing need. This is the Regional Housing Needs Allocation –RHNA. Staff will get into this in further details later.



Project Website

https://www.cityofredlands.org/post/housing-element-
update



Progress in 2021
» February to April: Public outreach, online survey, stakeholder 

interviews
» March: Draft RHNA site inventory completed
» April 13: First Planning Commission study session 
» April 26: First community meeting
» May 13: Second community meetings
» May 25: Second Planning Commission Study Session
» June 29: City Council study session
» July-August: AFFH Analysis
» September 10: Public review Draft Housing Element available for 

public view.
» September 15: Staff submitted it to HCD for review and comment. 
» November 15: 1st round comments received from HCD
» December 14: Progress report presentation to Planning Commission
» December 22: Revised Draft Housing Element made available for 

public view.



Progress in 2022

» January 5: Resubmittal of revised Draft Housing Element to HCD for 
second round of review

» January 11: Planning Commission public hearing



Housing Element Contents
» Review of Accomplishments: 

Evaluation of previous housing element
» Needs Assessment: 

Analysis of existing and projected housing needs
» Housing Resources: 

Inventory of available land for housing
» Constraints: Analysis of potential constraints on housing (e.g., 

permit processing procedures, fees)
» Affirmatively Furthering Fair Housing (AFFH): Existing 

conditions and trends, incorporate programs.
» Implementation Plan: Goals, policies, and implementation 

programs to meet unmet housing needs

Presenter
Presentation Notes
AB 686 was signed into law in 2018. It expands and protects duty to affirmatively further fair housing in California. Starting with the 6th Cycle Housing Element Update, all jurisdictions are required to conduct analysis on AFFH as part of the Housing Element Update process, and include in the Housing Element programs and activities relating to housing and community development in a manner to affirmatively further fair housing, and take no action that is materially inconsistent with this obligation.Fair Housing programs are aim to prevent residential segregation and exclusion, whether by race, ethnicity, disability, or income.



Regional Housing Needs Allocation 
(RHNA)

SCAG region = 1,341,827 UNITS 
City of Redlands = 3,516 UNITS

Presenter
Presentation Notes
SCAG’s total RHNA allocation for the 6th cycle is 1,341,827 units compared to 412,137 units in the 5th cycle.6th Cycle is 3 times more than 5th cycle.The City’s RHNA for the 5th Cycle Housing Element Update was 2,429 units. For this cycle of Housing Element Update, we are seeing a 32% increase in RHNA number from the last cycle. 



Income  Category 2020 Annual Income 
4-person household

Draft RHNA
City of Redlands

Very Low Income
< 50% of Median Income Under $37,650 967 units

Low Income
50 - 80% of Median Income $37,651 - $60,250 615 units

Moderate Income
81 - 120% of Median Income $60,251 - $90,350 652 units

Above Moderate Income
>120% of Median Income Above $90,350 1,282 units

TOTAL 3,516 units

RHNA Allocation

Presenter
Presentation Notes
Of the 3,516 units that City of Redlands received, 967 units must be planned for very low income households, 615 units must be planned for low-income households, 652 units must be planned for moderate income households, and 1,282 units must be planned for above moderate income households. 



RHNA with Buffer
Very Low 
Income

Low 
Income

Moderate 
Income

Above 
Moderate 
Income

Total Units

RHNA 967 615 652 1,282 3,516

20%
Buffer 193 123 130 256 703

Total 
with 
Buffer

1,160 738 782 1,538 4,219

• RHNA is a “planning target” not a building quota.

• The City’s obligation is to identify sufficient available land and 
zone the sites appropriately for housing development.

• The City is not obligated to construct housing.

Presenter
Presentation Notes
However, identifying just enough sites for the RHNA allocation is risky, because if any of the identified sites were developed for non-housing purposes, the City will then need to find and zone a replacement sites to replace the loss of RHNA site in the Housing Element. Therefore, it is more wise to identify more sites, so that there is a buffer if we lose some sites. For that reason, we are adding a 20% buffer to our numbers. Read the “Total with Buffer” numbers. Emphasize that RHNA is a “planning target”, not a building quota.



RHNA Income Levels
Area Median Income (AMI) is the midpoint of a region’s 
income distribution – half of households in a region earn 
more than the AMI, and half earn less than the AMI.

In 2019, Redlands’s AMI is $74,839.

• Very-Low income: Below 50% of AMI
• Low Income: 50% to 80% of AMI
• Moderate income: 80% to 120% of AMI
• Above moderate income: Over 120 AMI

Presenter
Presentation Notes
Now we understand what the RHNA with Buffer number, is let’s talk about the income levels.A goal in planning for housing is to accommodate housing needs for all income groups. Therefore, it is important to understand how all ranges of income groups are defined. The income groups are categorized by the household income compared to the Area Median Income ("AMI") of the County in percentages. For example, a household making an annual income that is equal to the AMI of the County makes 100% of the AMI. A household making twice the amount in an annual income compare to the AMI would be described as making 200% of the AMI; in contrast, a low-income household would be described as earning between 50% and 80% of the AMI.��In terms of income levels relating to RHNA, the income groups are defined as the following:Very-low income: Below 50% of AMILow income: 50% - 80% of AMIModerate income: 80% - 120% AMIAbove moderate income: Over 120 AMI 



Income Levels and Density
» To achieve affordable housing production, HCD sets density 

requirements for the Low Income and Very-Low Income housing.
» In San Bernardino County, the minimum density for Low and 

Very-Low income levels is 30 dwelling units per acre (DU/acre).

Income Levels Minimum Density (DU/acre)

Very Low income 30

Low income 30

Moderate income 12 to 30

Above Moderate income 1 to 12

Presenter
Presentation Notes
State law assumes that the higher the density it is, the more affordable the units are likely to be. Therefore, HCD sets minimum density requirements for the low and very low income levels, and allows the jurisdictions to set its own density range for the moderate and above moderate income levels. For the City of Redlands, the minimum density for low and very-low income level is 30 du/ac. For the moderate income level, the density is 12 to 30 du/ac, and for above moderate income level, the density is 1 to 12 du/ac.Pause for questions.



Housing Sites Inventory
Income
Category

Lower Moderate Above Total

RHNA (+20%
Buffer)

1,898 782 1,538 4,219

Identified Sites 2,461 1,052 208 3,721
ADUs 69 42 9 120
Entitled 
Projects

80 711 791

Pending 
Projects

1,325 1,325

Total 
Identified
Capacity

2,610 1,094 2,253 5,957

Surplus 712 312 715 1,737

Presenter
Presentation Notes
There are a number of ways to address RHNA obligations. First and foremost is to identify suitable sites for housing development, and prepare to zone them appropriately for the different income levels. Additionally, cities can use the number of Accessory Dwelling Units (ADUs) that are anticipated to be built over the next 8 years to fulfilled some of the RHNA numbers, as well as count entitled projects and pending projects. The entitled projects are projects that have gone through the entitlement process, but have not been built, and are anticipated to be built within the next 8 years. Pending projects are the projects that have been submitted are in the pipeline to follow through with the entitlement process, and then to be built. The project team has refined the RHNA site selections by conduction 2 community meetings, 2 study sessions with the Planning Commission, and 1 study session with the City Council. The table here shows the identified capacity of housing units that could be built on the RHNA sites that have been identified, based on the assumptions that were discussed earlier.



Proposed RHNA Sites

Presenter
Presentation Notes
Transition to webmapDescribe what the colors meanDescribe each area	1. TVSP	2. East Valley Corridor Specific Plan	3. North Redlands by Citrus Valley High SchoolThe project team has refined the RHNA site selections by conduction 2 community meetings, 2 study session with the Planning Commission, 1 study session with City Council.



RHNA Rezone

A total of 119 acres of commercial and industrial land will need to be
Rezoned to accommodate the City’s RHNA allocation.

Presenter
Presentation Notes
Describe why these areas are suitable for housing.



AFFH Topics
• Fair Housing Enforcement and Outreach Capacity
• Integration and Segregation Patterns
• Racially & Ethnically Concentrated Areas of Poverty
• Racially and Ethnically Concentrated Areas of Affluence
• Disparities in Access to Opportunity
• Disproportionate Housing Needs 
• Summary and Explanation of Sites Inventory on Fair Housing
• Identification and Prioritization of Contributing Factors

Detailed analysis and findings are in Chapter 7 of the Draft 
Housing Element.



Housing Element Programs
Section 5 of Draft Housing Element 

Themes:
• Removal of constraints to the production of housing.
• Prioritization of housing for lower and moderate income and 

special needs populations.
• Incentivize and preserve housing.
• Accessory Dwelling Units
• Efficient Buildings and Conservation



Public Outreach
Public Outreach for the Housing Element Update includes:

• Website, social media posts, mailing list
• An online community survey
• Stakeholder interviews
• Two virtual community workshops
• Two study sessions and one progress update presentation 

with the Planning Commission
• One study session with the City Council
• Focused survey on Affirmatively Furthering Fair Housing with 

stakeholders and service providers



Comments from HCD

» HCD comment letter received on November 14.
» HCD had comments on multiple areas 

including:
• Housing needs, Resources, and Constraints, 

AFFH, Site Inventory, Housing Programs, 
Quantifiable Objectives, Public Participation, 
and more. 

Presenter
Presentation Notes
We are hoping that what we bring for the adoption will be certifiable, however we can not guarantee it.



Consequence of Non-Compliance

» Required by law to comply
» Loss of Local Control
» Carryover of RHNA Unit Allocation
» Attorney Fees
» Court Receivership
» Disqualification from State Funding

20

Presenter
Presentation Notes
Loss of Local ControlGeneral Plan could potentially be deemed invalid.The court could take over the city’s land use approval authority for residential and none-residential projects.In extreme cases, the court may order a moratorium on issuing building permits until the Housing Element is brought into compliance.Carryover of RHNAAttorney feesIf a jurisdiction faces a court action due to lack of compliance with the Housing Element Law, and either loses or settles the case, it often must pay the plaintiff's attorney fees in addition to its own attorney fees.Court ReceivershipCourts may appoint an agent to the jurisdiction to identify Housing Element deficiencies and bring the jurisdiction’s Housing Element into substantial compliance with the State law.Disqualification from State Funding- CDBG, regional transportation funding, SB1 Planning Grants, Sustainable Communities grants, CalHome Program, Infill Infrastructure grants…etc.



Current Issues

» AB 1398
• If the City adopts the 6th Cycle Housing 

Element Update within the grace period (ending 
on February 12, 2022) and accomplishes 
substantial compliance status with HCD by 
2/11/2022, the City can have 3 years to rezone 
the sites. If not, the City must complete 
rezoning by October 15, 2022.

Presenter
Presentation Notes
The project team had an opportunity to meet with HCD and show them the webmap that shows the City’s draft RHNA inventory sites. We discussed the assumptions that will be applied to the RHNA sites in terms of unit yield, and made adjustments based on HCD’s comments. The assumptions shown on this slide is the result of the conversation with HCD. 



Upcoming Project Dates

• February 1, 2022: City Council Hearing
• March 5, 2022. HCD comment anticipated.
• Resubmit to HCD for review as necessary.
• Return to Planning Commission and City 

Council to re-adopt revised Housing 
Element as necessary. 

Presenter
Presentation Notes
The project team had an opportunity to meet with HCD and show them the webmap that shows the City’s draft RHNA inventory sites. We discussed the assumptions that will be applied to the RHNA sites in terms of unit yield, and made adjustments based on HCD’s comments. The assumptions shown on this slide is the result of the conversation with HCD. 



CEQA Review

» An Addendum to the 2035 General Plan and 
Climate Action Plan EIR has been prepared for 
the 6th Cycle 2021-2029 Housing Element 
Update.

Presenter
Presentation Notes
An Addendum to the 2035 General Plan EIR is the appropriate environmental document for the 6th Cycle Housing Element Update (see Attachment B). The 2021-2029 Housing Element will necessitate future amendments to the General Plan Land Use Map as well as the Safety Element. However, the amendments will occur in the future and are not included as part of the scope of this project. Therefore, in accordance with Section 15164(a) of the CEQA Guidelines, none of the conditions described in Section 15162 calling for preparation of a subsequent EIR have occurred, and an addendum to the 2035 General Plan EIR has been prepared.



Recommendation

» Staff recommends that the Planning 
Commission adopt Resolution No. 1565 and 
make a recommendation to the City Council for 
the adoption of the 6th Cycle 2021-2029 
Housing Element Update, including the 
Addendum to the certified Environmental 
Impact Report for the 2035 General Plan and 
Climate Action Plan.



Motion

"I move to adopt Resolution No. 1565 and 
make a recommendation to the City Council to 
adopt the 6th Cycle 2021-2029 Housing 
Element Update, including the Addendum to 
the previously-certified 2035 General Plan 
Environmental Impact Report."
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