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I.

SUMMARY

The purpose of this document is to evaluate and understand SJCOG’s regional role in housing
and to provide better information on the regional dynamics of housing and homelessness
issues. The briefing overviews statewide legislative effort to address housing and the
homelessness crisis as well as the current role of SJCOG and its programs and activities
related to housing and homelessness in the region. Additionally, the briefing highlights regional
data on the state of housing affordability and homeless in San Joaquin County. Lastly, the
briefing begins a preliminary discussion of the AB 101 Regional Early Action Planning (REAP)
program and opportunities to shape a regional approach to housing in San Joaquin County and
across the Central Valley.
The AB 101 REAP program presents new opportunities to address housing and homelessness
issues as a region. Below are four key priorities to explore, fully described in Section VI.,
Emerging Regional Role in Housing:
1. Development of a Regional Housing Trust Fund: A housing trust fund can be
established to support the preservation and production of affordable housing and
increase opportunities for families and individuals to access decent affordable homes.
REAP funds may be used to develop the framework for a housing trust fund which may
entail a rigorous planning process to define the parameters of the program, including
goals, administration, fund distribution, as well as funding sources.
2. Streamlining the Development Process: While each jurisdiction in the region may be
at varying stages of identifying and implementing streamlining in their own departments,
REAP funds may be used to support these activities. These may include the preparation
of Specific Plans with an accompanying Environmental Impact Report, objective design
and/or development standards to comply with SB 35 and provide more certainty for
applicants, and other strategies intended to reduce the time for application approval.
3. Planning and Coordination to Develop a Regional Project Pipeline: HCD has
identified best practices which may elevate regional planning and coordination to support
housing development. These best practices include feasibility studies to determine the
most efficient locations to site housing, the development of regional toolkits on a variety
of housing-specific topics, establishing consulting benches or circuit rider programs to
provide targeted technical assistance in housing policy areas, and developing a regional
peer-to-peer learning exchange.

4. Supporting Local Jurisdictions Impacted by COVID-19: To the extent that REAP funds
can be used to support the ongoing activities of local jurisdictions regarding the production of
housing, this may be an opportunity to offset any negative impacts introduced by COVID-19.
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II. INTRODUCTION
With increasing
importance and
urgency in
California placed
on addressing
housing issues,
there will be a
need for
additional support
of local
communities to
meet housing
needs. Both
recent legislative
action and the
governor’s priority
policy goals will
push regional
agencies into a
more active role
in this arena. The
question for the
agency and its
policymakers is
how should we
shape this role to
best serve
communities in
San Joaquin
County?
To provide better
information on the
regional
dynamics of
Figure 1: 2017 Legislative Housing Package
housing and homelessness
issues, this briefing packet
includes:
x An overview of recent statewide legislative efforts to address the housing and
homelessness crisis;
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x
x
x

An orientation on the current role of SJCOG and its programs and activities related to
housing and homelessness in the region;
A look at regional data on the state of housing affordability and homelessness in San
Joaquin County; and
A preliminary discussion of the AB 101 REAP program and opportunities to shape a
regional approach to housing in San Joaquin County and across the Central Valley.

As population continues to grow in San Joaquin County, providing adequate housing will
continue to be a critical issue. Meeting the housing needs of all types of incomes and
households is integral to creating a region that is livable for all residents, economically
prosperous, and environmentally sustainable. A significant challenge facing the region is to
produce enough new housing units as the population grows, and to provide more affordable
housing that matches the needs of current and future residents.
Without better information in San Joaquin County on the regional dynamics of housing
affordability, it is difficult for the public, private, and philanthropic sectors to make strategic
investments or data-driven policy decisions to reduce homelessness or build affordable housing.
This housing policy paper seeks to frame housing and homelessness issues as regional issues,
and to identify potential coordinated strategies, policies, and actions to ensure that San Joaquin
County’s regional housing needs are met.
This briefing is the fourth installment in a series that staff will bring to committees and board.
The intent of the series is to build understanding and dialogue on emerging issues in regional
planning that will help to inform policy recommendations and investments for adoption in the
next regional plan.

III. STATEWIDE HOUSING EFFORTS
In response to a continuing statewide housing shortage in California, in September 2017, the
California Legislature passed a package of bills with the stated goal of increasing housing
production and the percentage of that housing that is affordable, specifically. The 2017
California Legislative Housing Package provided a renewed focus on addressing the housing
shortage throughout the state.1 The package offers an injection of new regulatory and financial
resources, and with it, an opportunity to innovate in the way housing is delivered throughout
California (Figure 1).
Figure 2 highlights the main legislation from the 2017 Housing Package:

1

Additional information on all the bills in the California 2017 Legislative Housing Package can be found on the HCD
website: http://www.hcd.ca.gov/policyresearch/lhp.shtml.
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Bill
AB 879

Topic
New Reporting
Requirements

SB 36

Streamlined
Approval Process

SB 828
and AB
1771

Land Use and
Housing Element
Updates

Description
Adds additional reporting on the amount, type, and housing
being planned within each jurisdiction. Expands the
constraints analysis to include locally adopted ordinances and
other issues preventing a jurisdiction from meeting its share of
regional housing needs for all income levels and steps to
remedy the issue. Requires HCD to complete a development
fee study.
Takes away discretion for approval or denial of specific types
of infill projects for those jurisdictions either not meeting their
existing reporting requirements or are not meeting their fair
share of total housing or affordable housing.
Changes to the RHNA process and how agencies assign the
regional housing need for each city and the unincorporated
county. Provisions will make it more difficult for jurisdictions to
appeal their RHNA numbers and allow for more opportunity
for challenge by housing advocacy groups.
Figure 2: Bills from the Housing Package

Additional Legislation

Below includes additional legislation that is not a part of the 2017 housing legislation package
but have since been signed into law. The legislation has been categorized by themes, such as
accessory dwelling units (ADUs), streamlining of housing permits and production, and
homelessness.
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Accessory Dwelling Units (ADUs)
Bill
Description
AB 68
Allows two ADUs on a single lot, as well as multiple ADUs on
multifamily lots. Also limits certain design requirements that
cities can impose on ADUs and requires ADU approvals to be
completed in 60 days.
AB 671
Requires local governments’ housing plans to encourage
affordable ADU rentals and requires the state to develop a list
of state grants and financial incentives for affordable ADUs.
Figure 3: ADU Bills

Homelessness
Bill
Description
SB 6
Requires the state to create a public inventory of local sites
suitable for residential development, as well as state surplus
land.
AB 143
Updates the requirements of local governments' housing
plans to address the needs for shelter at a regional level and
requires it to be accounted for in the Housing Element of a city
or county General Plan.
AB 1188
Creates a legal framework to allow a tenant, with approval
from their landlord, to take in a person who is at risk of
becoming homeless.
SB 211
Authorizes Caltrans to lease its properties to local
governments for the purpose of emergency shelters or feeding
programs for $1 plus administrative fees.
AB 1010
Will allow duly constituted governing bodies of a Native
American reservation or Rancheria to become eligible
applicants to participate in affordable housing programs.
.

Figure 4: Homelessness Bills
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Streamlining
Bill
Description
SB 13
Restricts the amount of impact fees that can be charged,
incorporating recommendations from our recently released
California Impact Fee report.
AB 881
Eliminates owner-occupancy requirements for five years.
SB 330
Establishes the Housing Crisis Act of 2019, which will boost
housing production by streamlining permitting and approval
processes as well as limiting fees for approved projects...
provides certainty on development impact fees, standardizes
the number of hearings a city can hold to approve projects,
and bans cities from downzoning or otherwise removing
zoned capacity.
AB 1763
Creates more affordable housing by giving 100% of affordable
housing developments an enhanced density bonus to
encourage development… to include unlimited density around
transit hubs with an additional three stories or 33 feet of
height.
AB 1483
This bill would require a city, county, or special district to
maintain on its internet website, as applicable, a current
schedule of fees, exactions, and affordability requirements
imposed by the city, county, or special district, including any
dependent special district, applicable to a proposed housing
development project, all zoning ordinances and development
standards, and annual fee reports or annual financial reports,
as specified.
Figure 5: Streamlining Bills
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Spotlight on AB 101
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The $2.5 billion in funding to address California’s housing and homelessness crisis includes
$250 million in planning grants between regional governing entities and local jurisdictions.
Specifically, the measure provides $125 million to regional entities and $125 million to local
jurisdictions to accelerate housing production through technical assistance, preparation and
adoption of planning documents, and process improvements and facilitate compliance to
implement the sixth cycle of the Regional Housing Need Assessment process. For further
discussion on AB 101 regional funds, see Section VI.
To address homelessness at the local level, AB 101 makes $650 million available for one-time
grants to cities, counties, and continuums of care to support regional coordination, expand or
develop local capacity, and address immediate homelessness challenges. AB 101 funds expire
in 2023. All awards will be based on the applicant’s proportionate share of the state’s total
homeless population:
x $275 million will be available to cities or a city and county that has a population of more
than 300,000.
x $175 million will be available to counties.
x $190 million will be available to continuums of care.
AB 101 also requires a low barrier navigation center to be permitted as a “use by right” if it
meets specific requirements. Low barrier shelters remove as many pre-conditions to entry as
possible and respond to the needs and concerns of people seeking shelter. Within 30 days of
receiving an application for a center, a city must notify the applicant whether the application is
complete. Within 60 days of a completed application, the city must act on the application. Lastly,
AB 101 also increases the state low income housing tax credit to $500 million (up from $100
million) for the 2020 calendar year.

IV. SJCOG & HOUSING
As a regional convener, SJCOG has many roles as an agency. Federally designated as a
Metropolitan Planning Organization (MPO), SJCOG is comprised of a policy board to carry out
transportation planning processes. Similar to MPO responsibilities, SJCOG is also a state
designated Regional Transportation Planning Agency (RTPA). RTPAs are also responsible for
carrying out transportation planning processes and planning documents. Unrelated to
transportation planning, SJCOG is an active Joint Powers Authority (JPA). Created in 1968,
SJCOG’s role as a JPA is to foster intergovernmental coordination within San Joaquin County,
neighboring jurisdictions, the other regional agencies in San Joaquin Valley, the state of
California, and various Federal agencies. Lastly, SJCOG is a Council of Governments (COG),
which allows for governance of regional and interlocal issues. The purpose of a COG is to
establish a consensus about the needs of an area and the actions needed to solve local,
regional, and interlocal problems. While a large portion of SJCOG’s role is related to
transportation, SJCOG also carries out a number of activities not related to transportation, such
as air quality management, regional planning studies, census data, and regional housing.
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Regarding regional housing, SJCOG promotes strategies to increase the supply of, and ensure
access to, a variety of housing choices for all residents of the region. As the designated RTPA
for San Joaquin County, SJCOG’s role is to administer and allocate federal funds for public
transit and road and street projects, as well as adopt a Regional Transportation Plan and
Sustainable Communities Strategy (RTP/SCS), which considers the integration of state and
federal transportation investments with local land use planning. Additionally, the State
authorizes SJCOG to determine each local jurisdiction’s “fair share” of affordable housing
throughout the region. This section summarizes SJCOG’s existing roles, programs, and
activities that concern housing issues in the region.

Regional Housing Needs Assessment
The Regional Housing Needs Assessment (RHNA), mandated by state law, quantifies the need
for housing at all income levels and informs local land use planning in addressing existing and
future housing needs resulting from population, employment, and household growth.
As the council of governments, SJCOG is responsible for overseeing the process and preparing
the RHNA every eight years for the San Joaquin region. The process is initiated by the
California Department of Housing and Community Development (HCD), which provides a
Regional Housing Needs Determination for the region. The regional determination includes an
overall housing need number, as well as the percentage of units required to meet the need
across all income levels. SJCOG, with input from elected officials, local staff, and stakeholders,
then develops a methodology to distribute to each local government a fair share to meet the
total regional housing need. This division should ensure adequate housing affordable for all
income levels in the region .
The Regional Housing Need Plan (RHNP) is the official assignment of projected regional
housing need totals to the jurisdictions in San Joaquin County across four family income
categories defined as Very Low, Low, Moderate, and Above Moderate (Figure 6). Once
adopted, each jurisdiction has 18 months to update their Housing Element and zoning
ordinances to accommodate its fair share of the region’s housing need. Local communities are
also required to report their progress to HCD on an annual basis.
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Agency

Escalon
Lathrop
Lodi
Manteca
Ripon
Stockton
Tracy
SJ County
Total

Extremely
Low
($16,129 &
below)
60
526
244
459
154
1,675
513
1,257
4,888
(12.1%)

Very Low
($16,130
to
$26,882)
43
493
253
466
154
1,482
467
1,239
4,597
(11.4%)

Low
($26,883
to
$43,011)
66
759
331
693
215
2,004
705
1,727
6,500
(16.1%)

Moderate
($43,012 &
$64,517)
64
957
333
825
231
2,103
828
1,724
7,066
(17.5%)

Above
Moderate
($64,518 &
above)
192
2,421
770
1,958
726
4,560
2,463
4,220
17,310
(42.9%)

Total
RHNA

425
5,156
1,931
4,401
1,480
11,824
4,976
10,167
40,360
(100.0%)

Figure 6: 2014 RHNA Allocations

RHNA Process Reform
While cities must demonstrate zoning capacity, the RHNA does not require housing to be built
or put aside for low income housing. To address this shortcoming, Governor Newsom has called
for a reform to the RHNA. This has resulted in legislation that changed the responsibilities of
regional agencies, best demonstrated through a comparison of the 5 th RHNA cycle and
upcoming 6th cycle. The primary differences between the 5th and 6th RHNA cycles are within the
methodology, the appeals process, and the data used to determine the regional housing needs.
The new legislation, specifically SB 828 and AB 1771, revise the data that SJCOG must provide
to HCD as part of the RHNA process. The 6th cycle updates the methodology to affirmatively
further fair housing, incorporating the rate of overcrowding, the loss of units during an
emergency, and the inclusion of SB 375 Greenhouse Gas Reduction Targets. To address the
overcrowding and fair housing criteria, the COG is required to “provide data on the
overcrowding rate for a comparable housing market…and define the vacancy rate for a healthy
rental housing market…, no less than 5%” (SB 828). Furthermore, AB 1771 requires “the COG
to consider the overcrowding rate and the percentage of existing households…that are paying
more than 30% and 50% of their income in rent.” AB 1771 additionally requires the COG to
“include the loss of units during a state of emergency that have not been rebuilt or replaced at
the time of the data request”. The data is intended to better inform HCD’s determination of
housing needs for each region.
The reformed RHNA process will also allow more opportunities for public comment, increase
HCD’s ability to adjust RHNA methodology developed by SJCOG, and limit the ability of local
jurisdictions to appeal their targets. The 6th RHNA Cycle introduces a new time frame for the
appeal process and the enforcement capacity of state housing-planning by HCD. SB 828
changes the basis for appeals by allowing appeals to consider advancing fair housing, allowing
other jurisdictions to file an appeal, and forbidding underproduction of units from prior cycles. In
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previous cycles, the COG was permitted to include prior underproduction of housing as
justification for reduced regional housing need. Under the 6 th cycle this is no longer the case
and appeals may not be based on voter approved measures that restrict residential permits
issued. The comment period of the draft housing allocation is changed from 60 days to 45 days
to propose for more housing in other cities and an additional 45 days are added for the HCD
and COG to review the appeals under AB 1771. Lastly, it makes it more difficult for a jurisdiction
to deny a housing project if the project contains a certain percentage of affordable housing,
under SB 35. SB 35 creates a $10,000 penalty on cities or counties that deny new homes for
affordable to low income people.

Figure 7: RHNA Process

All together, these reforms aim to transform the RHNA process into a data-driven planning
exercise. As a result, SJCOG anticipates that RHNA targets will increase in the next cycle, with
limited regional or local jurisdiction discretion in determining what those targets may look like.
To demonstrate the impact, Figure 7 compares the 5th and 6th Cycle RHNA Determinations for
several jurisdictions currently in the process:
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x

SCAG Case Study: The Southern California Association of Governments is about to
begin their 6th RHNA Cycle, planned for adoption in October 2020. This planning period
will be from October 2021 to 2029. In this 6th Cycle, draft methodology factors will focus
on household growth, job accessibility and transit access. This is an expansion of factors
from previous RHNA cycles where household growth trends were the main focus in the
methodology.

x

SANDAG Case Study: The San Diego Association of Governments Board of Directors
approved the final methodology for its 6th RHNA Cycle and released the draft housing
unit allocation as of November 2020. The methodology includes an allocation of 65% of
housing units near areas of the region with significant transit investments, an allocation
of 35% of housing units will go to jurisdictions based on the total number of jobs in their
jurisdiction, as well as the application of an equity adjustment to address fair housing
and patterns of segregation.

x

SACOG Case Study: In March 2020, the Sacramento Area Council of Governments
adopted its 6th RHNA Cycle Regional Housing Needs Plan. The final methodology uses
a two-step process to: (1) calculate each jurisdiction’s total RHNA based on their
proportion of growth in SACOG’s adopted 2020 MTP/SCS; and (2) calculate the
percentage of low-income units in each jurisdiction based on three adjustment factors.
The adjustment factors consider regional income parity, affirmatively furthering fair
housing, and jobs/housing fit.

x

ABAG Case Study: In its 5th RHNA Cycle, the Association of Bay Area Governments
allocation formula placed greater weight on household growth, as well as existing
employment and employment growth. To a lesser extent, household and employment
growth near transit was factored into the allocation formula. The allocation methodology
intended to allocate units where local jurisdictions were planning housing growth, as well
as allocate units to areas with good transit access. In Fall 2019, ABAG initiated its 6th
RHNA Cycle process with scheduled adoption in Fall 2021.

x

AMBAG Case Study: The Association of Monterey Bay Area Governments 6th RHNA
Cycle is for the planning period 2024 to 2032. AMBAG is currently in the late stage of its
5th RHNA Cycle, scheduled to end on December 31, 2023. The 5th Cycle Allocation
total for AMBAG was 10,430. The methodology for this cycle is based on household
growth and size trends, rate of formation and headship rates, vacancy rates,
characteristics in population composition, and relationship of jobs and housing. Besides
the state mandated factors, AMBAG made factor adjustments based on surveys from
local jurisdiction.

SJCOG will be overseeing the 6th Cycle RHNA, which will cover the planning period from 2024
through 2032.
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The tentative schedule is as follows:
x Late 2020: Begin RHNA discussions and methodology development
x September 2021: Deadline for HCD to provide RHNA determination to SJCOG
x January 2022: Draft RHNA Plan released
x June 2022: Final RHNA Plan approved
x December 2023: Local Jurisdiction Housing Element Update Deadline

Additional Housing-Related Activities and Programs
In 2008, the State of California passed Senate Bill 375, the Sustainable Communities and
Climate Protection Act. The goal of SB 375 is to reduce greenhouse gas emissions from
passenger vehicles and light trucks through integrated transportation, land use, housing, and
environmental planning. Under the law, SJCOG must develop a Sustainable Communities
Strategy (SCS) along with the RTP, and the Plan must show that it meets per capita
greenhouse gas reduction targets set by the state.
Through this role, SJCOG promotes and assists local communities to implement the RTP/SCS.
Providing housing plays a key role in the Plan, and SJCOG has sought ways to support its
member agencies and local community partners with technical assistance to increase housing
production to meet the region’s needs (Figure 8).
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Technical
Assistance Activities
Affordable Housing
and Sustainable
Communities
Program
BOOST Pilot Program

Description
x

x

x

Community, Diversity,
& Displacement Study

x

x

Mayor’s Task Force
on Affordable and
Workforce Housing

x

Regional Early Action
Planning (REAP)
Program (For further
discussion, see
Section VI.).

x

x

x

South Stockton
Promise Zone

SJCOG Speaker
Series

x

x

Assist lead developer, transit agencies, and local jurisdiction in
scoping sustainable transportation components for project
applications. As well as provide support in reviewing applications
for submittal.
Partnership with Institute of Local Government (ILG) to convene
with the local jurisdictions to discuss the regional issue of
homelessness and housing affordability
Work products from these efforts include a ‘best practices’
symposium that will result in a white paper.
A review of housing affordability trends may show how
displacement and gentrification can be addressed as well as
other community needs.
The relationship between gentrification, displacement, and
housing affordability includes a strong emphasis on how regional
economic and racial disparities are impacted by transportation
and housing investment decisions.
Participate in developing policy and program recommendations
for City of Stockton related to increasing production of affordable
housing, preserving existing affordable housing, and tenant
protections.
REAP provides grants to councils of governments and other
regional entities for technical assistance, preparation, and
adoption of planning documents and process improvements to
accelerate housing production and facilitate compliance to
implement the sixth cycle of the regional housing needs
allocation.
The San Joaquin Valley will receive a total allocation of
$18,975,323. San Joaquin Valley MPO’s are eligible for up to
25% of the funding. SJCOG will receive $843,311.59, based on
share of population. The San Joaquin Valley MPOs plan to
allocate funds to its RHNA process, sub-allocate to its County
and Cities, and develop a “white paper”.
Serve as facilitator of working group focused on neighborhood
transformation in the region’s most disadvantaged communities.
Working group membership includes affordable housing
developers, economic development interests, community and
environmental health advocates
SJCOG offered a speaker series related to regional housing
affordability in conjunction with University of the Pacific’s (UOP)
Center for Business and Policy Research.
Figure 8: SJCOG Technical Assistance
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V. HOUSING AFFORDABILITY &
HOMELESSNESS IN SAN JOAQUIN
COUNTY

Figure 9: Housing Costs

Housing affordability is a growing problem within San Joaquin County. Over the years, home
ownership rates have decreased and the percentage of residents that are rent burdened are
increasing. Similarly, Figure 9 shows the challenges related to housing costs categorized by
housing demand and housing supply. All of these factors directly affect housing costs,
especially in the San Joaquin County region. In 2018, the California Housing Partnership
Corporation and the California Coalition for Rural Housing released a study regarding housing
affordability in San Joaquin County. Among the findings in the report:
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a. San Joaquin County needs more than 24,000 new units to meet the demand for
affordable housing.
b. County renters must earn close to $30 an hour — nearly $60,000 a year — to
afford the median rent of $1,505 a month, $18,060 a year. The median
household income of San Joaquin County is $53,274.
c. The lowest-income renters in the county spend nearly two-thirds of their salaries
on rent, leaving little for other essentials.
As discussed in Section IV, SJCOG develops and adopts a Regional Housing Needs Allocation
(RHNA) every eight years to determine how many new housing units each jurisdiction in San
Joaquin County should build to ensure housing remains accessible and affordable for its
growing population. These housing construction targets are determined based on population
and employment forecasts. For 2014 to 2023, the RHNA determined that 40,360 new units
should be constructed in San Joaquin County to accommodate expected population growth. As
of 2019, however, only 15,594 new housing units were built. At the current building rate, there
will be a significant housing supply gap of over 20,000 homes at the end of the RHNA cycle in
2023 (Figure 10).

RHNA HOUSING UNIT TARGETS VS. ACTUAL
HOUSING UNITS BUILT
5,000

4,000

3,000

2,000

1,000

0

2014

2015

2016
RHNA Target

2017

2018

2019

Actual Units Added

Figure 10: SJCOG RHNA Targets
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Figure 10a: SJCOG RHNA Targets

Because of the shortage in housing units, the lowest income households are disproportionately
and severely cost burdened. In 2017, the California Housing Partnership found 76% of
extremely low-income households were paying more than half of their income on housing costs
compared to just 3% of moderate-income households in San Joaquin County (Figure 11). To
afford the median
asking rent of $1500 a
month in San Joaquin
County, renters must
earn 2.5 times the
minimum wage. A
combination of these
factors makes
securing housing a
very challenging
endeavor for many
households in San
Joaquin County,
indicating that a
significant number of
San Joaquin County
residents are at risk of
homelessness.
Figure 11: Cost-Burdened Individuals
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In 2019, San Joaquin Continuum of Care reported a drastic increase in the number of people
living unsheltered throughout San Joaquin County. Overall, the 2019 point-in-time count found
1,558 unsheltered homeless residents in San Joaquin County -- the count was 567 in 2017
(Appendix A). While it is widely accepted that unsheltered homelessness has increased in San
Joaquin County since 2017, the San Joaquin Continuum of Care attributes the nearly 170%
increase in 2019 to the unprecedented turn out of volunteers. Over 400 volunteers helped
survey the unsheltered population throughout San Joaquin County in January 2019, leading to a
more accurate reflection of the number of unsheltered homeless.
According to the San Joaquin Continuum of Care, the unsheltered homeless living in San
Joaquin County remain mired in long-term homelessness and face significant individual barriers
to obtaining stable housing, including a lack of income, lack of recent housing and employment
history, criminal history, profound physical and mental health challenges, and struggles with
substance abuse. Besides individual challenges, systemic barriers persist with a lack of
adequate affordable housing across the region.
As briefly discussed in Section IV. SJCOG has partnered with Institute of Local Government
(ILG) to be a part of the BOOST pilot program. The BOOST pilot program has a goal of
convening local jurisdictions to discuss the regional issue of homelessness and housing
affordability. Once thought of as an inner-city issue, homelessness is a concern for every San
Joaquin County community, small and large, urban, suburban, and rural. While housing costs
are one of the myriad of reasons people experience homelessness, there is a close correlation
between the growing number of people experiencing homelessness and rising housing costs.
SJCOG and ILG are working to build relationships and productive partnerships among local
jurisdictions in the San Joaquin region on the subject of homelessness and convene experts
and strategic partners to build the capacity, skills, and knowledge needed to develop solutions.
These efforts will increase understanding of local and regional efforts to address homelessness
and will support the implementation of a forthcoming regional homelessness strategic plan.
For current research that SJCOG staff has conducted related to housing affordability and
homelessness, refer to Appendix A.

VI. EMERGING REGIONAL ROLE IN HOUSING
As housing affordability and availability issues grow regionally, SJCOG is becoming increasingly
involved in housing discussions, which have normally been kept at the local level. With the
advent of AB 101 and the Regional Early Action Planning (REAP) Program 2, regional agencies
like SJCOG will, for the first time, be receiving planning grants to accelerate housing production
as well as facilitate compliance to implement the sixth cycle of the Regional Housing Needs
Allocation (RHNA).
2

California Department of Housing and Community Development. Regional Early Action Planning (REAP) Grant
Program Details. Link to access: https://www.hcd.ca.gov/grants-funding/active-funding/reap.shtml#activities
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Administered through HCD, the San Joaquin Valley will receive a total allocation of $18,975,323
in REAP funds. Of the total allocation, $6 million was set aside in statute for Valley wide
collaborative projects. AB 101 requires the eight San Joaquin Valley RTPAs to form a working
group of not less than
three representatives per
county to direct how
REAP funds should be
apportioned and spent.
The SJV REAP
Committee held its first
meeting in January 2020
and approved an initial
grant application to HCD
for 25 percent of the
REAP allocation to the
San Joaquin Valley,
approximately $4.7
million. SJCOG will
receive approximately $843,312, its population share of the $4.7 million approved by HCD in
April 2020. According to HCD guidelines, a council of governments that receives an allocation of
REAP funds shall establish priorities and use those moneys consistent with priorities. Funds
must be used for housing planning activities and demonstrate a nexus to increasing housing
planning and accelerating housing production.
The San Joaquin Valley REAP Committee for Housing recommended that each MPO receiving
its share of the Initial Funding Application use funds to conduct the following:
1. Allocate funds to its RHNA (regional housing needs allocation) process
2. Sub-allocate funds to its County and Cities
3. Allocate up to $500,000 overall for:
a. The development of a San Joaquin Valley Housing Trends, Barriers, Best
Practices, and Policy Recommendations “White Paper”
b. Fresno COG administration costs as the fiscal agent for the Valley
c. Other activities that are “Valley wide” in scope.
Therefore, to receive the allocation of $843,312 in REAP funds, the SJCOG Board shall
establish priorities and use those monies consistent with priorities. With direction and guidance
from the Board, SJCOG staff will develop a program budget in accordance with the San Joaquin
Valley REAP Committee recommendations above and establish SJCOG Board priorities as
guidelines for use of funds by the County and Cities.
Three preliminary priorities have already been informed directly by regional leaders to
accelerate housing production in the region. A fourth priority was added by SJCOG staff in light
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of potential COVID-19 impacts to local jurisdictions. These priorities are outlined in this section
and are intended to provide a starting point for discussion with the Board. There may also be
interest in exploring other potential uses of the REAP funds. Section VII includes a brief
summary of best practices to supplement a robust discussion.

Development of a Regional Housing Trust Fund
Funding for affordable housing has significantly declined since 2007 making it extremely difficult
to build. Affordable housing developers in the region have consistently expressed the need to
enhance and expand local programs to close the gap in financing projects and provide muchneeded leverage to compete for other funds. A housing trust fund can be established to support
the preservation and production of affordable housing and increase opportunities for families
and individuals to access decent affordable homes. While ineligible to seed a housing trust fund,
REAP funds may be used to develop the framework for a housing trust fund which may entail a
rigorous planning process to define the parameters of the program, including goals,
administration, fund distribution, as well as funding sources. Additionally, housing trust funds are
distinct funds established by city, county or state governments that receive on-going dedicated
sources of public funding to support the preservation and production of affordable housing and
increase opportunities for families and individuals to access decent affordable homes.

Streamlining the Development Process
HCD has emphasized the need for improving development processes through streamlining as
an important strategy for reducing the cost of development. While each jurisdiction in the region
may be at varying stages of identifying and implementing streamlining in their own departments,
REAP funds may be used to support these activities. These may include the preparation of
Specific Plans with an accompanying Environmental Impact Report, objective design and/or
development standards to comply with SB 35 and provide more certainty for applicants, and
other strategies intended to reduce the time for application approval.

Planning and Coordination to Develop a Regional Project Pipeline
In regional transportation planning, a list of projects is developed with the help of various
stakeholders in order to coordinate and facilitate the process of funding each project through
planning, environmental review, design and engineering, and finally, construction. Analogous to
transportation planning, programming, and project delivery, the development of an affordable
housing project pipeline may facilitate the project finance process. While there are no
precedents for this type of activity in staff’s research, HCD has identified other best practices
which may elevate regional planning and coordination to support housing development. These
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best practices include feasibility studies to determine the most efficient locations to site housing,
the development of regional toolkits on a variety of housing-specific topics, establishing
consulting benches or circuit rider programs to provide targeted technical assistance in housing
policy areas, and developing a regional peer-to-peer learning exchange.

Supporting Local Jurisdictions Impacted by COVID-19
In addition to the three priorities outlined here, a fourth priority was identified by SJCOG staff in
response to the impact COVID-19 may have on local jurisdiction budgets and staffing levels. To the
extent that REAP funds can be used to support the ongoing activities of local jurisdictions regarding
the production of housing, this may be an opportunity to offset any negative impacts introduced by
COVID-19.

VII. LOCAL AND REGIONAL BEST PRACTICES
FOR HOUSING
As part of the emerging regional role ushered in by the REAP Program, staff has compiled a list
of best practices conducted at the local, regional, and statewide level to further inform Board
discussion on how to prioritize the use of funds. It is important to note that SJCOG is already
doing similar work to that of other regional planning agencies. Many of the MPO best practices
are related to housing policy, research, or information to be applied by local agencies for their
own utilization.

Local Best Practices
Land-use control: Flexibility in land use regulation can create housing choices, reduce cost,
and provide more efficient resource management. For example, allowing for a variety of housing
types, such as duplexes, triplexes, fourplexes, and multi-family on identified sites can help to
accommodate the local jurisdiction’s lower income RHNA.
Density bonuses: The density bonus is the most common form of incentive used by
inclusionary housing programs. A density bonus provides an increase in allowed dwelling units
per acre (DU/A), Floor Area Ratio (FAR) or height which generally means that more housing
units can be built on any given site.
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Accessory Dwelling Units
(ADUs): Also known as
granny flats or in-law cottages,
ADUs provide additional
housing units at a relatively
lower cost.
Incentives for affordable
housing: Other incentives
may include fee waivers,
subsidies, tax abatement,
design flexibility, or tax credits.
Infrastructure Planning: Plans for updating infrastructure, especially in areas identified for infill
development, can help to lay the groundwork for future development.
Housing task force: The Mayor’s Housing Policy Task Force in San Antonino, Texas is leading
a policy-making process to develop housing policy recommendations that will increase the
availability of housing that is affordable to all economic segments of the population and address
challenges that include gentrification and displacement, rising property taxes, decreasing
affordability, neighborhood preservation, low affordable housing production levels, insufficient
gap financing, limited capacity, and existing programs that target higher-income households.
The process includes a commitment to inclusive community engagement that engenders trust,
facilitates open and thoughtful conversations, and identifies innovative solutions.

Regional Best Practices
Miami Valley Regional Planning Commission (MVRPC) Fair Share Program: Covered five
counties in southwest Ohio. Used allocation formula to establish fair-share housing goals for
planning units by county. Addressed both federally assisted new housing production and
rehabilitation. Eventually added an element to address racial barriers to housing choice.
Prioritizing regional centers for investment: This approach prioritizes regional centers and
attempts to coordinate housing and other development so more residents can live closer to work
or find homes or jobs in walkable neighborhoods with access to public transportation. Many
MPOs do this, including the Puget Sound Regional Council and Boston Region MPO.
Denver Regional Council of Governments (DRCOG) “Mile High Connects” initiative: The
initiative is a broad partnership of organizations from the private, public and non-profit sectors
that are committed to increasing access to housing choices, good jobs, quality schools and
essential services via public transit. The DRCOG even created videos featuring developers and
local business voices talking about the links among job growth, regional competitiveness and
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TOD. Some MPOs have begun to look at housing and transportation costs together to paint a
more complete picture of regional affordability and how transportation investments and land-use
strategies together improve opportunities across a region. MPOs can incorporate analyses of
combined housing and transportation costs into their public information and engagement as well
as their planning process and can work with member jurisdictions to incorporate the findings into
local planning as well.
CNT H+T (Housing and Transportation) Affordability Index data: The Nashville Area
Metropolitan Planning Organization is using the CNT H+T Affordability Index data to identify
affordability challenges as part of its current process for developing the 2040 Regional
Transportation Plan.
Technical Assistance: Many MPOS provide TA to secure housing funds to support local
jurisdictions in developing effective housing strategies and programs.
Sustainable Communities Initiative (SCI): Austin’s SCI allowed for elected officials to review
housing affordability trends and proactively address issues of gentrification and anticipate
community needs. This has included a stronger emphasis on how regional economic and racial
disparities are impacted by transportation and housing investment decisions.
Opportunity mapping: In recent years, the Houston-Galveston Area Council (H-GAC) have
brought a multitude of resources to bear on addressing regional challenges. This has included a
stronger emphasis on how regional economic and racial disparities are impacted by
transportation and housing investment decisions. Opportunity mapping has become an
important tool in this work. The two primary objectives identified were to diversify the region’s
housing stock and reduce and improve high-poverty areas. A key role for the innovative MPO,
then, is to bring technical and financial resources in support of local communities, providing
relatively low-cost services such as educational outreach and data analysis. Some MPOs are
funding new programs and incentives to help local communities with planning, zoning updates
and small-scale capital projects. Through this strategy, MPOs create a pipeline of housing
projects for future TIPs and RTPs that have community support and are consistent with regional
goals.
Educational opportunities: MPOs provide educational opportunities for local jurisdictions
across different sectors. Recently, several MPOs have provided training on community placemaking. Place-making integrates urban design with community-driven arts and cultural
amenities to create neighborhoods and transportation infrastructure that are economically
successful, physically attractive, and safe. For transportation agencies like MPOs, place-making
can be an effective strategy to use in designing transit stations, transportation corridors or other
public spaces. The Southeast Michigan COG (Detroit) offered a 2014 “SEMCOG University”
program for local elected officials, including a six-part place-making workshop for non-profit and
private sector partners. Through foundation support, SEMCOG held workshops in low income
neighborhoods of Detroit. Some topics covered in the workshops included road safety and
walkable/bikeable audits to improve key corridors; techniques for managing traffic flow;

P a g e 25 | 31

Refining a Regional Housing Approach to Housing
strategies for providing a well-rounded housing mix; creating eye-catching commercial areas;
and using green infrastructure to preserve and restore water quality and the urban tree canopy.
Livable Centers Initiative: Livable Centers Initiative (LCI) is a grant program with a mix of
Federal transportation dollars to regional planning agencies that incentivizes local jurisdictions
to re-envision their communities as vibrant, walkable places that offer increased mobility options
and encourage healthy lifestyles and provide improved access to jobs, services, and housing.
One of the most successful LCI programs comes from the Atlanta Regional Council (ARC).
Fair Housing Planning: Some regional planning agencies are taking on the role of fair housing
planning, including Pioneer Valley Planning Commission (PVPC). Fair housing planning can
focus on a number of housing related issues such as public housing, homelessness, housing
affordability, design review, or funding.
Housing production plans: A Housing Production Plan (HPP) is a community's proactive
strategy for planning and developing affordable housing and providing diverse housing
opportunities for all households based on a comprehensive assessment of current and future
needs. Currently, many regional planning agencies are starting to do this, including Pioneer
Valley Planning Commission (PVPC).
Housing permit database: In order to fully assess housing development spatial patterns ABAG
collects residential building permits issued from jurisdictions throughout the Bay Area. This
information, collected annually, includes the location, building type, and affordability levels of the
units, enabling users to answer questions like how much housing was permitted within a
jurisdiction, on Housing Element Sites or in Priority Development Areas (PDAs) by year and at
what affordability levels, which neighborhoods are growing the most and the least, and whether
or not housing was permitted on sites identified by the jurisdiction in its housing element.
Housing policy directory and toolkit: The Bay Area faces a housing affordability problem
dating back decades that is both acute and chronic and whose solutions lie in expanding
housing supply -- particularly more affordable housing -- and preserving existing housing. To
those ends, ABAG works with local governments, stakeholders from throughout the region, and
state and federal policymakers to expand housing choices and increase housing affordability.
ABAG facilitates dialogue and information sharing in order to enable coordinated action. This
website provides data about housing planning, production, and policies to inform policies and
action to produce new homes, preserve affordability, and protect residents against economic
displacement.

Statewide
California Department of Housing and Community Development (HCD) is analyzing the
relationship between jobs and housing, including improved balance between the number of lowwage jobs and the number of housing units affordable to low-wage workers in each jurisdiction.
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Additionally, they provide education and awareness of fair housing laws and issues and are
currently developing a policy guide for displacement avoidance plan and affordable housing
preservation. HCD also has toolboxes that include model ordinances, templates, checklists, and
handbooks that help jurisdictions comply with land-use and planning laws such as density
bonus, ADUs, supportive housing, reasonable accommodation, and other topics.

What Would Work Best in San Joaquin County?

As MPOs and other regional planning bodies become more involved in housing discussions, it
will be important for SJCOG to determine what level of involvement is expected. SJCOG can
support the region and local agencies in many ways, including:
x Collaborating across San Joaquin County to implement housing strategies
x Providing current housing data through extensive research
x Promoting housing policy best-practices
x Delivering specific technical tools and assistance
x Pursuing policy changes at the state, regional, and local levels
Based on the best practices research, Figure 12 assesses the areas where it could be beneficial
to have a regional role (if there was funding support):
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Task

Possible Regional
Role?

Estimated Cost to
Implement

Fair Share Program

Maybe

High

Prioritize centers for regional
investment

Yes

Low

Mile High Initiative

Maybe

Medium

Affordability Indexes

No

High

Technical Assistance

Yes

Low/Medium

Sustainable Communities Initiative
(SCI)

Maybe

High

Opportunity mapping

Yes

Medium

Educational opportunities

Yes

Low/Medium

Livable Communities Initiative (LCI)

Maybe

High

Fair Housing planning

No

High

Housing production plans

Yes

Low

Housing permit database

Maybe

Medium/High

Policy directory and toolkit

Maybe

High

Figure 12: Evaluation Matrix of the Possible Regional Roles
(subject to funding
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APPENDIX A: HOUSING AND HOMELESSNESS
RESEARCH
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