
For Spanish or Viet namese 
Translat ion:

Once t he meet ing has begun, 
select  Int erpret at ion in t he 
meet ing cont rols and select  a 
language channel (Spanish or 
Viet namese).

In t he language channel , 
you’l l  be able t o hear t he 
t ranslat ed audio and t he 
original  audio at  a lower 
volume.



Para la Traducción en Español:

Cuando haya comenzado la 
reunión, seleccione 
Int erpret ación 
(‘Int erpret at ion’) en los 
cont roles de la reunión y 
seleccione Español  
(‘Spanish’).

En est e canal  de lenguaje, 
podrás escuchar el  audio 
t raducido y el  audio original  a 
un volumen más bajo.



Để chuyển qua t iếng Việt : 

Khi cuộc họp đã bắt  đầu, hãy 
chọn t hông dịch 
(‘Int erpret at ion’) t rong các 
điều khiển cuộc họp và chọn 
t iếng Việt  (‘Viet namese’).

Trong kênh ngôn ngữ, bạn có 
t hể nghe âm t hanh t iếng Việt  
và t iếng Anh ở mức âm lượng 
t hấp hơn.



Communit y, 
Diversit y, and 
Displacement  
St udy: Pol icy 
Toolkit
February 23, 2022
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Overview
• What  is t he Housing Pol icy Toolkit ? 
• How t o use t he Toolkit
• What  is t he l ink t o Af f irmat ively Furt hering Fair Housing 

(AFFH)?



WHAT IS THE HOUSING 
POLICY TOOLKIT?
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Background
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Res ea rch Out reach Toolkit



Ant i-Displacement  Research
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Policie s  in t his  t oolkit  we re  ident ified in:

• Whit e  Pape r on Ant i-Dis placement  S t ra t egy 
Effect ivenes s  prepa red for t he  Ca lifornia  Air 
Res ources  Boa rd (CARB) 

• A Mult i-Dimens iona l Approach t o Affordable  
Hous ing  Policy: Lea rning  from Clima t e  Change  
Policy  

• Trans it -Orient ed Dis placement  or Communit y 
Dividends : Unders t anding  t he  Effect s  of 
Smart e r Growt h on Communit ie s  

• Various  public agency and advocacy re s ources



HOW TO USE THE TOOLKIT
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HOW TO USE THE TOOLKIT
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This  menu is  int ended for S JCOG member jurisdict ions  t o ident ify new s t ra t eg ie s  t ha t  can addres s  -
displacement  conce rns  and s t reng t hen or improve  exis t ing  policie s  t o support  hous ing  s ecurit y. 

The matrix for this toolkit has been broken down into the following categories

TIMEFRAME FOR 
EFFECTIVENESS POLICY SCALE POLICY TYPE 

What  is the t imef rame for a 
policy to have an impact  on 
residents or the 
community? 

• Short  
• Medium
• Long

At  what  level can a policy 
be implemented? 

• Neighborhood
• City
• County

How will a policy be 
implemented or managed?

• Policy
• Planning
• Program
• Funding

3 P’s OF HOUSING

Which category of  housing 
does a policy address? 

• Protect ion
• Preservat ion
• Product ion
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SJCOG WEBSITE DEMO
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https://www.sjcog.org/580/Community-Diversity-and-Displacement-Stu


Example: Evict ion Diversion Program

13

Prot ect ion

MATRIX BREAKDOWN

Which category of  housing does a policy 
address? 

• Protect ion 

What  is the t imef rame for a policy to have an 
impact  on residents or the community? 

• Short

At  what  level can a policy be implemented?

• City and/or County

How will a policy be implemented or managed?

• Program 



Example: Proact ive Code Enforcement

14

Pres e rva t ion

MATRIX BREAKDOWN

Which category of  housing does a policy 
address? 

• Preservat ion

What  is the t imef rame for a policy to have an 
impact  on residents or the community? 

• Short  

At  what  level can a policy be implemented? 
• City and/or County 

How will a policy be implemented or managed?
• Planning (could also be a program)



Example: Housing Trust  Fund

15

Product ion

MATRIX BREAKDOWN

Which category of  housing does a policy 
address? 

• Product ion

What  is the t imef rame for a policy to have an 
impact  on residents or the community? 

• Long-term 

At  what  level can a policy be implemented? 

• City and/or County 

How will a policy be implemented or managed?

• Funding/Fee



WHAT IS THE LINK?
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What  is t he l ink?

Act ion  areas  t o  AFFH  may  include, but   not  l imit ed  t o: 

- Enhancing  housing  mobil it y  st rategies 

- Encouraging  development   of  new af fordable  housing  
in high  resource  areas 

- Improving  place-based  st rategies  t o  encourage  
communit y  conservat ion and  revit al izat ion, including 
preservat ion  of  exist ing  af fordable  housing 

- Protect ing  exist ing  residents  f rom  displacement

17

Af f irmat ively Furthering Fair Housing



What  is t he l ink?

An assessment  of  f air housing must  ident if y and analyze 
pat terns, t rends, condit ions, and pract ices that  result  in 
less fair housing choice and must  address al l  of  t he 
fol lowing assessment  components. 

1. Summary of  f air housing enforcement  and out reach    
capacit y; 

2. Integrat ion  and segregat ion pat terns, and t rends 
related  t o people with  protected characterist ics; 

3. Racially or ethnically concent rated areas of  poverty; 

4. Disparit ies in access t o opportunit y f or people with 
protected characterist ics, including persons with 
disabil it ies; and 

5. Disproport ionate housing needs within t he jurisdict ion, 
including displacement  risk. 

18

Component s  of t he  Hous ing  Element  
As s es s ment  of Fa ir Hous ing



Thank 
You
Brenda Amboy, Program Fel low
bamboy@enterprisecommunity.org
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San Joaquin Council of 
Governments

6th RHNA Cycle 
Draft Methodology Report

Thomas Pogue, Executive Director
Center for Business and Policy Research

Pacific.edu/CBPR



6th Cycle Regional Housing Needs 
Assessment (RHNA)

Assessment Component Housing Unit Need % of Total Need
Projected Households Needs 2023-2031 28,664 54%
Vacancy Adjustment 8,177 16%
Overcrowding Adjustment 10,186 19%
Replacement Adjustment 1,377 3%
Cost Burden Adjustment 4,315 8%
6th Cycle RHNA 52,719 100%

Income Category Income Limits Percent
Housing 

Unit Need
Income 

Category
Income 
Limits Percent

Housing 
Unit Need

Very Low <50% AMHI 25.2% 13,293 Lower 
Income

<80% 
AMHI

41.0% 21,637
Low 50%-80% AMHI 15.8% 8,344

Moderate 80%-120% AMHI 17.5% 9,231 Higher 
Income

>80% 
AMHI

59.0% 31,082
Above Moderate >120% AMHI 41.4% 21,851

Total 100% 52,719 100.0% 52,719



RHNA Objectives 
1. Increasing the housing supply and mix of housing types, 

tenure, and affordability
2. Promoting infill development and socioeconomic equity, 

protecting environmental and agricultural resources, and 
encouraging efficient development patterns

3. Promoting an improved intraregional relationship between 
jobs and housing

4. Balancing disproportionate household income distributions
5. Affirmatively furthering fair housing



Base RHNA Allocation: RTP/SCS Forecast 
Jurisdictional Households Growth 2023-2031

Addresses RHNA Objectives

1. Increasing the housing supply and mix of housing types, 
tenure, and affordability
2. Promoting infill development and socioeconomic equity, 
protecting environmental and agricultural resources, and 
encouraging efficient development patterns

Jurisdictions are allocated shares of lower income (multi-
family) and higher-income (single family) RHNA units equal 
to county-wide shares. 



Base RHNA Allocation: RTP/SCS Forecast 
Jurisdictional Households Growth 2023-2031

• Uses forecasted household growth by jurisdiction during the 2023-2031 
period based on the RTP/SCS forecast

• Ensures consistency between planning efforts
• Promotes similar pattern of affordability
• Protects the environment, encourages efficient development patterns, 

and accounts for forecasted housing growth explicit in RTP/SCS
• Provides basic determination, but then need to account for additional 

factors=> 

Description



Jobs-Housing Fit Adjustment Factor
Addresses RHNA Objectives

3. Promoting an improved intraregional relationship 
between jobs and housing

Jurisdictions with a higher-than-average number of low-wage jobs 
per affordable housing unit receive an upward adjustment of lower 
income (multi-family) RHNA units and those with a lower-than-
average ratio receive a downward adjustment of lower income 
(multi-family) RHNA units. 



Jobs-Housing Fit Adjustment Factor

• Uses ratio of low-wage jobs to affordable housing units
• Improves equity more than jobs-housing balance because of 

focus on affordable housing and lower paid employment in a 
jurisdiction

• Growth of transportation & warehousing jobs is significant in 
this factor

Description



Regional Income Parity Adjustment 
Factor

Addresses RHNA Objectives

4. Balancing disproportionate household income distributions

Jurisdictions with a less-than-average share of low-income 
households receive an upward adjustment of lower income 
RHNA units and those with a higher-than-average share receive 
a downward adjustment of lower income RHNA units. 



Regional Income Parity Adjustment 
Factor

• Uses share of lower income households in jurisdiction 
compared to the county as a whole

• Promotes similar household incomes across the county by 
putting more affordable housing in higher income jurisdictions

Description



Affirmatively Furthering Fair Housing 
Adjustment Factor

Addresses RHNA Objectives

5. Affirmatively furthering fair housing

Jurisdictions with a higher-than-average share of high opportunity 
housing units have an upward adjustment of lower income (multi-
family) RHNA units and those with a lower-than-average share of high 
opportunity housing units  receive a downward adjustment of lower 
income (multi-family) RHNA units. 



Affirmatively Furthering Fair Housing 
Adjustment Factor

• Identifies each jurisdiction’s high and highest resourced areas, 
then estimates the number of housing units in those areas 
and compares that share to the county-wide share to adjust 
each jurisdiction’s number of affordable housing units 
accordingly

• Addresses disparities in housing needs and in access to 
opportunity, such as employment, higher performing schools, 
health care, and transportation. 

Description



Jurisdictions’ Factor Adjustment 
Allocations

Jurisdiction
Factor Adjusted Lower Income 

(0-80%)
Factor Adjusted Higher 

Income (80+%) Base RHNA Allocation
Escalon 146 221 367
Lathrop 3,884 4,518 8,402

Lodi 1,533 2,377 3,909
Manteca 3,654 4,651 8,306

Ripon 565 859 1,423
Stockton 4,014 8,660 12,673

Tracy 4,873 3,957 8,830
Unincorporated 2,969 5,839 8,808

San Joaquin County 21,637 31,082 52,719
Note: The RHNA Determination by income level and in total is reported in the San Joaquin County row.  
Due to rounding, numbers presented in this table may not add up precisely to the totals provided.



Production: Recent Performance

Annualized 
Production

Multi-Family 
Units 

(Lower Income)

Single Family 
Units 

(Higher Income) Total Units

Average 2014-2021 367 2,243 2,609

5th Cycle RHNA 1,599 2,438 4,036
6th Cycle RHNA 2,546 3,657 6,202

Jurisdiction

Multi-Family Units (Lower Income) Single Family Units (Higher Income) Total

Actual 
2014-2021

Pro-Rated 
5th Cycle 

RHNA

% 
Difference 
(Actual vs. 

RHNA)
Actual 

2014-2021

Pro-Rated 
5th Cycle 

RHNA

% 
Difference 
(Actual vs. 

RHNA)
Actual 

2014-2021

Pro-Rated 
5th Cycle 

RHNA

% 
Difference 
(Actual vs. 

RHNA)
Escalon 0 135 -100% 63 205 -69% 63 340 -81%
Lathrop 148 1,422 -90% 2,571 2,702 -5% 2,719 4,125 -34%
Lodi 374 662 -44% 1,175 882 33% 1,549 1,545 0%
Manteca 182 1,294 -86% 4,578 2,226 106% 4,760 3,521 35%
Ripon 154 418 -63% 317 766 -59% 471 1,184 -60%
Stockton 828 4,129 -80% 2,061 5,330 -61% 2,889 9,459 -69%
Tracy 1,006 1,348 -25% 2,988 2,633 13% 3,994 3,981 0%
Unincorporated 241 3,378 -93% 4,187 4,755 -12% 4,428 8,134 -46%
San Joaquin County Totals 2,933 12,788 -77% 17,940 19,500 -8% 20,873 32,288 -35%

Note: Construction Industry Research Board data on issued building permits from 01/2014 to 12/2021 used to estimate actual  dwelling units constructed



Production: Affordability
Share of San Joaquin County listings that are 

affordable by income bracket*
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Regional  Early 
Act ion Planning 
Grant s 
(REAP 2.0)
February 23, 2022
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REAP 2.0 

• The 2021 state budget  allocated $600 million for Regional Early Act ion Planning Grants 
Program 2.0 (REAP 2.0), which will provide planning and implementat ion grants to help 
regions (MPOs) plan for and meet  their goals under their Sustainable Community 
St rategies (SCS)

• Funding must  be used for “housing, planning, inf rast ructure investments support ing inf ill 
housing, and other act ions that  enable meet ing housing goals that  also result  in per 
capita vehicle miles t raveled reduct ions, including accelerat ing inf ill development , 
support ing residents through realizing mult imodal communit ies, shif t ing t ravel behavior 
through reducing driving, and increasing t ransit  ridership.”

• In November 2021, the State released a f ramework paper that  explored program design 
and solicited feedback f rom stakeholders. They are incorporat ing this f eedback into 
draf t  guidelines, which are expected to be released in March or April 2022 for public 
comment . The NOFA is expected to be released in May 2022. 

39

PROGRAM OVERVIEW

https://www.hcd.ca.gov/grants-funding/active-funding/reap/reap2.0frameworkpaper.pdf
https://www.hcd.ca.gov/grants-funding/nofas.shtml


REAP 2.0 – El igible Cost s
• Technica l a s s is t ance , planning , s t a ffing , consult ant  needs  for planning  document s , and ot he r

act ions t ha t  a cce le ra t e infill hous ing product ion

• Adminis t ra t ion cos t s

• St a ffing or consult ant needs

• Acce le ra t ing infill deve lopment t hrough va rious planning and inves t ment

• Rea lizing  mult imoda l communit ie s  t hrough prog rams , plans  and implement a t ion act ions

• Shift ing  t rave l behavior by reducing  driving  t hrough prog rams , ordinances , funds , and ot he r
mechanisms

• Increas ing t rans it ride rship t hrough funding , implement a t ion act ions and planning

40

PROGRAM OVERVIEW



a
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THE OPPORTUNITY

REAP 2.0  offe rs  an opport unit y t o advance  
a ffordable  hous ing  solut ions  t ha t  a lso reduce  t he  
need for people  t o drive  by crea t ing  and prese rving  
high-qua lit y a ffordable  hous ing  nea r public  t rans it  
and job cent e rs . 

These  inves t ment s  can provide  s t abilit y and 
opport unit y t o lower-income  Ca lifornians  – who a re  
disproport iona t e ly people  of color – while  a lso 
reducing  g reenhouse  gas  emis s ions .



PROGRAM EXAMPLES

42

The  following  a re  examples  of t he  t ypes  of s t ra t eg ie s  t ha t  could acce le ra t e  a ffordable  hous ing  product ion and pre s e rva t ion while
a ls o reducing  VTM and GHG emis s ions . Thes e  examples  a re  not  an exhaus t ive  lis t , but  ra t he r a  s t a rt ing  point  for conve rs a t ions . 

Prog ram des ign will ult ima t e ly need t o fit  wit hin t he  REAP 2.0  prog ram guide line s , which a re  current ly unde r deve lopment  by The  
Ca lifornia  Depa rt ment  of Hous ing  and Communit y Deve lopment  (HCD) and a re  expect ed t o be  re lea s ed in April 2022.



Regional  TOD Gap Financing Program

• Affordable  hous ing  deve lopment s  oft en mus t  s eek funding  from 
mult iple  s ources . Even wit h funding  from s t a t e  and fede ra l 
prog rams , gaps remain t hat  can stal l  otherwise "shovel-ready" 
af fordable housing developments for years.

• The  need for “loca l ma t ch” is  crucia l – ye t  many juris dict ions  do 
not  have  ava ilable  s ources  for loca l a ffordable  hous ing  funding .

• REAP 2.0  funding  could be  us ed t o create a regional program that  
provides local match gap f inancing, wit h a focus on inf il l , t ransit -
oriented development  (TOD).

• Funds  could advance  and/or expedit e  a ffordable  hous ing  project s  
t ha t  reduce  VMT and GHG emis s ions  and priorit ize  project s  in 
a rea s  wit h high frequency t rans it  s e rvice  and/or job cent e rs .

• MPOs  could crea t e  a  reg iona l prog ram t ha t  s e lect s  
compe t it ive , t rans forma t ive  a ffordable  deve lopment s  from 
acros s  t he  reg ion t ha t  would have  t he  g rea t e s t  impact  on 
reducing  VMT.

Idea lly phot o or image  t o go wit h

43

Targeted local gap f inancing to unlock t ransformat ional investments in af fordable housing near t ransit



Regional  Publ ic Lands Predevelopment  Accelerat or Program 

• Public  lands , including  t hos e  owned by t rans it  agencie s , a re  oft en 
loca t ed in dens e , infill loca t ions  s uch a s  cent ra l bus ines s  dis t rict s  
(CBDs ) and/or nea r high qua lit y t rans it . Many t rans it  agencie s  a re  
act ive ly planning  how t o deve lop t he s e  s it e s , in pa rt ne rs hip wit h 
loca l juris dict ions  and a ffordable  hous ing  deve lopment s .

• Thes e  s it e s , howeve r, oft en come  wit h more complicated and cost ly 
pre-development  cost s t hat  cannot  be easily f inanced wit h exist ing 
housing f inance tools. This  ba rrie r can furt he r de lay deve lopment  in 
t he s e  a rea s .

• REAP 2.0 could be used to fund important  pre-development  cost s 
such as communit y engagement , master planning, and engineering 
studies.

• The  funding  could be  deployed t hrough a  reg iona l prog ram, 
pot ent ia lly in pa rt ne rs hip wit h t rans it  agencie s who could plan for 
predeve lopment  cos t s  s ys t em-wide  for even g rea t e r cos t  s aving s .

• Us ing  funds  in t his  way would be  e s pecia lly powerful when pa ired 
wit h planned inves t ment s  in reg iona l t rans it .

44

Jump-start ing af fordable housing developments on public lands in t ransit - and opportunit y-rich areas



Regional  Transit -Orient ed Acquisit ion and Preservat ion Fund

• Preservat ion of  unsubsidized af fordable housing (a ls o known a s  "na t ura lly 
occurring  a ffordable  hous ing" or NOAH) involves  t he  acquis it ion and 
rehabilit a t ion of exis t ing  homes  t ha t  current ly have  more  a ffordable  rent s  
t o keep t hem pe rmanent ly a ffordable , prevent ing  t he  dis placement  of 
current  t enant s  by bring ing  t he hous ing  unde r non-profit  s t ewards hip.

• Pres e rva t ion can reduce  g reenhous e  gas  emis s ions  by prevent ing famil ies 
f rom being displaced and forced to commute long distances t o jobs  and 
s e rvice s .

• For example , in 2019  t he  Me t ropolit an Trans port a t ion Commis s ion 
launched t he  Bay Area Preservat ion Pilot  (BAPP) wit h a  $ 10M s eed 
inves t ment . BAPP provides  financing  for t he  acquis it ion and pre s e rva t ion 
of a ffordable , t rans it -orient ed hous ing  in ne ighborhoods .

• The  pre s e rva t ion of uns ubs idized a ffordable  hous ing  has  been found t o 
have  a  high pot ent ia l t o prevent  dis placement  (Chapple , 2021) and can 
a ls o oft en be  comple t ed in a  ma t t e r of mont hs , is  le s s  like ly t o face  loca l 
oppos it ion, and t ends  t o be  cost  ef fect ive.

45

Prevent ing displacement  to curb super-commutes and keep down VMTs



Regional  Inf rast ruct ure Program t o Support  Af fordable Inf il l

• Support ing  infill deve lopment  oft en comes  wit h cos t s  t ied t o 
upgrading or replacing exist ing municipal inf rast ructure (e .g . 
s ewer and wa t e r line s , e t c .) t o s upport  t he  new demand t ied t o 
hous ing  deve lopment .

• The  Sacrament o Council of Gove rnment s  (SACOG) recent ly 
launched a  prog ram, “Green Means Go” – a  mult i-ye a r pilot  t ha t  
a ims  t o lower GHG emis s ions  by accelerat ing inf il l  development  
t hrough funding inf rast ructure improvements in designated 
“green zones” which are neighborhoods and corridors ident if ied 
as having inf il l  capacit y.

• The  cos t  of t he s e  improvement s  can oft en run millions  of dolla rs  
and can s t a ll import ant  e ffort s  t o increa s e  hous ing  product ion. By 
s upport ing  infill needs  for s us t a ina ble  hous ing  project s , t he s e  
e ffort s  can he lp increase mobil it y and reduce vehicle emissions.

• Programs  like  Green Means  Go can be  implement ed in reg ions  
acros s  t he  s t a t e . It  provides  a  good mode l for ot he r MPOs  t o 
replica t e  t o he lp s upport  s us t a ina ble , a ffordable  deve lopment  
mode ls  t ha t  work t o reduce  g reenhous e  gas  emis s ions .

46

Funding new and needed inf rast ructure upgrades to support  addit ional demand



Thank 
You
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