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INTRODUCTION 

The Tri-Valley cities of Dublin, Livermore, Pleasanton, San Ramon, and the Town of 

Danville (collectively known as, “Tri-Valley Cities”) value regional leadership, 

collaboration, and problem solving to maintain and improve the quality of life for Tri-

Valley residents and businesses, and enable continued opportunities for public and 

private investment within the region. 

 
Each jurisdiction has its own perspective on how to best meet the needs of their 

residents and business communities. However, many of our interests overlap, which 

allows for collaboration and advocacy that will strengthen the voice of the Tri-Valley. 

Tri-Valley Cities are committed to open and honest communication with a goal of building 

consensus and a united approach to address legislation as it is developed by State 

legislators. To that end, the Tri-Valley Cities have adopted a Legislative Framework to 

help collectively work on legislative issues at the local, regional, state and federal 

levels. There are seven (7) Focus Areas which guide this education and advocacy work 

together which are:  

 

1. Public Infrastructure 

2. Transportation 

3. Housing 

4. Local Decision Making 

5. Fiscal Sustainability 

6. Economic Development 

7. Public Safety 

 

The Tri-Valley Cities recognize the challenge of providing adequate and affordable 

housing opportunities in the region. Recent State legislative have brought these 

challenges and the resultant policy implications for the Tri-Valley into sharper focus and 

has provided an opportunity for the Tri-Valley Cities to work together, to develop a 

collaborative response to influence legislative efforts at the State towards outcomes that 

address housing needs, while respecting community character and desire for local 

decision making.  

 

In our advocacy and engagement efforts the Tri-Valley Cities recommend a proactive 

and nuanced approach. In addition to educating our stakeholders on these issues, 

our goals are to influence the legislative process and create a shared Tri-Valley 

position on key topics, where possible. While this approach identifies common areas 

of concern, each city continues to pursue their own individual areas of concern that 

are context sensitive to their community. 
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BACKGROUND  

California’s Affordable Housing Crisis and the State’s Response 

In 2017 the State of California published a report titled, “California’s Housing Future: 

Challenges and Opportunities.” The report identifies the severity of the housing shortage 

across the state and became a backdrop to the State’s adoption of housing legislation 

passed in 2017 (Housing Package) and supplemented in 2018. The focus has been 

largely on holding local government accountable (increasing reporting and monitoring), 

reducing public process (streamlining), and identifying new funding sources. 

 

During the 2017 legislative cycle many communities (including the Tri-Valley Cities) 

responded to the proposed legislation with an outright rejection of the entire Housing 

Package. Nonetheless, 15 new bills were signed into law and in 2018 most local 

jurisdictions began implementation of these measures in various ways. As the State 

legislature continues to address the housing crisis the Tri-Valley Cities have identified 5 

Key Themes for advocacy outlined later in this Housing Policy Framework. 

 

LOCAL HOUSING PLANNING AND DEVELOPMENT PROCESS 

Housing Element 

The Housing Element is one of nine mandated elements in a city’s General Plan and 

implements the declaration of State law that “the availability of housing is a matter of vital 

statewide importance and the attainment of decent housing and a suitable living 

environment for all Californians is a priority of the highest order” (Gov. § Code 65580). 

 

At the local level, the Housing Element allows the local jurisdiction to approve a 

community-specific (local) approach to “how” and “where” housing needs will be 

addressed to meet the needs of their community. A jurisdiction’s Housing Element must 

be updated every eight years. 

 

For the Bay Area, the current planning period started in 2015 and ends in 2023. The next 

planning period will run from 2023 to 2031, meaning that local jurisdictions will be 

updating their Housing Elements in the 2021/2022 timeframe. 

 

Certification and Annual Progress Report (APR) 

After local adoption, State law provides the California Department of Housing and 

Community Development (HCD) with the authority to review and “certify” each 

jurisdiction’s Housing Element. To ensure ongoing compliance, the law requires local 

jurisdictions to submit an annual report to HCD, generally referred to as the Annual 

Progress Report (APR), documenting the number of housing units in various affordability 

categories that have been produced over the past year and through the course of the 

eight-year housing element cycle.  

 

 

http://www.hcd.ca.gov/policy-research/plans-reports/docs/SHA_Final_Combined.pdf
http://www.hcd.ca.gov/policy-research/plans-reports/docs/SHA_Final_Combined.pdf
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Regional Housing Need Allocation (RHNA) 

All California cities and counties are required to accommodate their fair share of regional 

housing need. This fair share assignment is determined through a Regional Housing 

Needs Allocation (RHNA) process. HCD determines the share of the state’s housing 

need for each region. In turn, the council of governments (COG) for the region allocates 

to each local jurisdiction its share of the regional housing need. In the nine-county Bay 

Area, the region’s COG is the Association of Bay Area Governments (ABAG). After the 

RHNA is determined, local jurisdictions must update their Housing Element (and typically 

identify housing opportunity sites and rezone property) to demonstrate that there is an 

adequate amount of land zoned, at appropriate density, to achieve its RHNA for the 

current planning period.  

 

Planning vs. Building; No Net Loss 

Under current state law, a jurisdiction is not required to build these housing units. Rather, 

it is required to adopt a land use program – appropriate General Plan and Zoning – 

including identification of specific sites with available infrastructure and suitable physical 

conditions to accommodate these housing units under market-driven conditions. The “No 

Net Loss” laws (adopted in 2017 by SB166) ensure that local governments do not 

approve projects with less units per income category, or downzone these opportunity 

sites after their Housing Element has been certified. This means that cities cannot 

approve new housing at significantly lower densities (or at different income categories) 

than was projected in the Housing Element without making specific findings and 

identifying other sites that could accommodate these units and affordability levels.  

 

RHNA Cycles & Income Levels 

HCD required the Bay Area to plan for 187,990 new housing units during the current 

2014-2022 RHNA cycle. A RHNA assignment is comprised of four income categories: 

very low; low; moderate; and above moderate income.  

 

Similar to many communities throughout the Bay Area, the Tri-Valley has met its RHNA 

for above-moderate housing, production of very-low, low- and moderate-income units has 

been more modest. In fact, most of the low- and very-low income unit production has 

been generated by inclusionary zoning1 requirements, or produced with substantial 

subsidies from local, state and federal dollars. The production data is indicative of the 

real challenges faced by local jurisdictions in meeting RHNA for lower income housing in 

a market-driven environment, where high land and development costs mean substantial 

subsidy is needed to build each unit, and where local, State and federal funding is 

inadequate to meet all but a tiny fraction of the need. 

 

Table 1 shows the current combined RHNA for the five Tri-Valley jurisdictions. 

                                                 
1 Inclusionary Zoning = local zoning code standards that require a portion of a market rate project to be 
provided (and maintained) at below-market-rate. 
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Table 1 – Tri-Valley Cities 2014-2022 RHNA and Housing Production 

  

Income Level 

RHNA 
Allocation 
by Income 
Level 

2015 2016 2017 
Total 
Units Built 
to Date 

Total 
Remaining 
RHNA by 
Income Level 

Very Low 3,063 80 148 52 280 2,7832 

Low 1,701 58 121 36 215 1,4861 

Moderate 1,734 35 571 36 642 1,092 

Above Moderate 2,557 2,551 911 1,824 5,286 0 

Total RHNA 9,055 2,724 1,751 1,948 6,423 5,361 

  

 

 

KEY THEMES FOR LEGISLATIVE ADVOCACY  

Below is a discussion of “key themes” to consider while informing, influencing, and 

advocating, on the topic of housing. 

 

Balanced Solutions – Housing, Jobs, and Transportation 

 Regional solutions need to take a balanced approach that considers housing, 

transportation/transit, and jobs together. Building housing without adequate 

transportation infrastructure may exacerbate, not alleviate, the affordable housing 

crisis. 

 Regional transit agencies and MTC must support improved transit services to 

existing and new neighborhoods and address accompanying funding needs. 

 

Provide, Promote, and Protect Affordability 

 Protect existing affordable housing stock, including rental apartments, deed-

restricted units, and mobile homes, and promote affordable housing that includes 

long-term affordability agreements. 

 Ensure that all new state mandated incentives, fee reductions, and density bonus 

program are directly linked to the level and percentage of affordable units provided 

for each project.  

 

 

                                                 
2 Very low and low income housing is only produced through inclusionary zoning or subsidies through 
City Low Income Housing Fees (LIHF), Regional/County Bonds, state and federal tax credits, or other 
subsidized programs.   

Source: Department of Housing and Community Development (HCD) Annual Progress Reports  
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Context-Sensitive Housing  

 Avoid “one-size-fits-all” standards for regional housing by ensuring that policies 

and laws allow for sensitivity to local context.  For example, historic districts should 

be exempt from higher density housing requirements if they are not compatible 

with the historic context of the area.  

 Advocate and facilitate production of ADUs (examples: reduce all fees including 

those from special districts and utility companies) and encourage development of 

“missing-middle” housing that is compatible with suburban community character 

(examples: duplex, triplex and four-plexes, small scale apartment complexes). 

 Enable cities to develop locally-appropriate plans that meet State objectives in a 

manner that is compatible with existing community character.  For example, some 

cities use density-based (rather than height-based) development standards and 

realistic parking requirements given their distance from reliable and frequent public 

transit.  

 

Infrastructure and Services 

 Mandates for new housing production need to be accompanied by funding that 

can support expanded transportation, transit, and infrastructure, including 

planning, and capital improvement programs and funding to support new school 

facilities. 

 

Funding and Resources 

 There should be no net loss of local funding. 

 New funding measures should not unduly impact local taxation capacity or divert 

financial resources from essential local public services and infrastructure 

programs. 

 Any new housing mandates should include funding to offset administrative costs 

associated with supporting the new program and new reporting requirements.  

Funding to offset administrative costs could include concepts similar to the 

surcharge on building permit applications for the Certified Access Specialist 

(CASP) program. 


