






























































































































































































































Adoption of the Sixth Cycle Housing 
Element and General Plan, Specific Plan, 

and Zoning Ordinance Amendments

December 12, 2024 1

NORTH

Board of Supervisors - December 12, 2024 



For Final Draft Housing 
Element, Maps and 
spreadsheet of Sites 
Inventory, links to agendas, 
and the Mitigated Negative 
Declaration: 

https://bit.ly/HEDraft2024
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https://bit.ly/HEDraft2024


General Plan Required by State Law
(Government Code Section 65300 et seq.)

Required Elements: 

▪ Land Use

▪ Circulation

▪ Housing (Article 10.6. of California Gov’t Code) 

▪ Open Space

▪ Conservation

▪ Safety

▪ Noise

▪ Environmental Justice (separate element or 
integrate  policies throughout other elements)
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Relationship to Other General Plan 
Elements
• State law requires the Housing Element to be consistent with all other 

general plan elements.

• The Environmental Justice (EJ) Element was adopted by the Board of 
Supervisors in August 2024. Housing Element Program 7.D. commits to 
implementation of EJ Element policies and programs to help to ensure 
the addition of more housing in the identified EJ Priority Communities 
does not affect the quality of life or exacerbate existing issues with 
access to opportunity in these communities .

• State law requires the Safety Element to be updated on the same cycle 
as the Housing Element. The County’s revised draft, currently under 
review by the Planning Commission, includes an analysis of evacuation 
routes for residential developments in hazard areas, as required by AB 
747 and SB 99. 

December 12, 2024 4



December 12, 2024 5

• October 6, 2023 - County submitted Draft Housing Element to State HCD for 
90-day review. 

• January 4, 2024  -County received HCD’s comments and began revisions to 
address comments. 

First Draft Housing Element Submittal

• May 10, 2024 - County submitted revised Draft Element to State HCD for 60-
day review. 

• July 9, 2024 - County received HCD’s comments and began revisions to 
address comments. 

Second Draft Housing Element Submittal

• September 30, 2024 - County submitted revised Draft Element to State HCD 
for up to 60-day review.

• October 10, 2024 - County received comments on the third Draft Element 
and submitted revisions on October 21, 2024 to respond to comments.

▪ November 7, 2024 - County received letter from HCD finding Element 
meets state statute.

Third Draft Housing Element Submittal



Contents of the Draft Element
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overview of the document and relevant 
regulations.

Section I

summary of the projected housing needSection II

summarizes adequacy of available housing 
sites and housing resources 

Section III

Housing Plan - contains goals, policies, and 
actions related to housing in the CountySection IV



Housing Element Appendices
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A - Housing Needs Assessment 

B - Sites Inventory and Methodology 

C - Housing Constraints

D - Existing Programs Review 

E - Public Participation Summaries

F - Affirmatively Furthering Fair Housing Assessment

G - Housing Resources



Housing Plan Goals
Accommodate a range of housing for people of all income levels in accordance 
with the County’s Regional Housing Needs Allocation (RHNA).1

Ensure a wide range of housing types to accommodate the housing needs of 
moderate- and lower-income residents and households. 2

Mitigate constraints to housing development and affordability.3

Create housing opportunities for people with special needs.4

Conserve and improve the existing housing stock to enhance quality of life and 
provide greater housing stability.5

Ensure fair housing opportunity for all people without discrimination in 
accordance with state and federal law. 6

Minimize the adverse environmental impacts of housing and encourage 
sustainability measures.7
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Regional Housing Needs Allocation

Each local government must update Housing Element and zoning to show 
how it plans to accommodate its share of the regional need.

ABAG collaborates with local governments and stakeholders to develop a 
formula to assign each community a share of the Bay Area’s housing need.

State HCD identifies total number of units, across all income groups, for 
which the region must plan for the eight-year RHNA period (2023 to 2031).
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Housing 
Element  
Cycle

Very Low 
Income 

(<50% of 
Area 

Median 
Income)

Low Income
(50-80% of 

Area Median 
Income)

Moderate
Income

(80-120% of Area 
Median Income)

Above Moderate
Income

(>120% of 
Area Median 

Income)

Total Required
Units

2015-2023 430 units 227 units 295 units 817 units 1,769

2023-2031 1,251 units 721 units 763 units 1,976 units 4,711

% Increase 191% 218% 159% 142% 166%

Unincorporated Alameda County
Regional Housing Needs Allocation (RHNA)
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Methodology for Identifying Sites

Provided analysis showing the properties are likely to be developed in current cycle.  

Considered potential environmental hazards and sensitive areas. 

Considered findings of the Affirmatively Furthering Fair Housing (AFFH) analysis in the 
site identification process.

Reviewed vacant and underutilized sites that could be rezoned to accommodate more 
units to help meet the RHNA.

Identified underutilized parcels, defined as property where the value of the land is 
higher than the value of the existing improvements (pavement, buildings, etc.) 

Identified vacant public and private parcels, using assessor’s data, satellite imagery, 
and local knowledge.

Identified projects in the development pipeline.
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Revisions to Support Housing Mobility 

• State HCD’s January 4th comment letter to the County indicated 
the need to increase housing mobility by expanding housing 
choices through the addition of unit capacity on sites in High 
Opportunity areas (much of northern Castro Valley) and lower 
density areas (Fairview and much of northern Castro Valley).

• To respond to the state’s comment, staff has proposed rezoning 
some currently vacant residentially zoned parcels in Fairview and 
northern Castro Valley to allow up to 17 units per acre. Units at 
this density are considered above moderate-income housing.
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Draft Sites Inventory Summary

• 527 total sites throughout Unincorporated Area
o 103 parcels proposed for rezoning either to increase the density allowed or 

to add housing as an allowed use, 

o 24 parcels identified as underimproved, 

o 181 vacant parcels, and 

o 219 parcels with “pipeline” projects (application for a housing development 
has been submitted or has already been approved.)

• Distribution of Units
o approximately 44.5% of units are in the Eden Area

o approximately 32.9% of units are in Castro Valley

o remainder of units are in Fairview and East County 

• 427 ADUs counted toward meeting the RHNA
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Estimated Sites Inventory Units
Total 

Proposed 

Units

Above 

Moderate 

Income Units

Moderate 

Income 

Units

Low and Very 

Low Income 

Units

Total (no ADU 

projections)
5,124 2,407 766 1,951

Projected ADU count 427 42 128 257 

Total (with ADUs) 5,551 2,449 894 2,208

RHNA 4,711 1,976 763 1,972

Unit Buffer

# of Units over RHNA 

% of RHNA

840 

17.8%

473

23.9%

131

17.2%

236

12.0%
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No Net Loss Law 
• No Net Loss Law is intended to ensure development opportunities 

remain available throughout the housing element cycle to 
accommodate a jurisdiction’s RHNA.

• A jurisdiction must maintain adequate sites on its sites inventory to 
accommodate its remaining unmet RHNA by each income category at all 
times throughout the entire planning period. 

• If a jurisdiction approves development of a sites inventory parcel with 
fewer units than shown in the Housing Element, it must either make 
findings that the Housing Element’s remaining sites have sufficient 
capacity to accommodate the remaining unmet RHNA by each income 
level or identify an additional site or sites to accommodate the 
remaining unmet RHNA for each income category.

• To ensure the County continues to comply with the No Net Loss Law, a 
unit buffer, in addition to the number of units required by the RHNA, 
has been included in the sites inventory for each income level.

• Buffer sizes vary widely between jurisdictions. Examples provided in 
staff memo.  
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Major Sites on Sites Inventory

• Bay Fair BART Station Parking Lot - 448 estimated units

• County Sheriff’s Substation at Foothill Boulevard and 150th 
Avenue, Castro Valley - 96 estimated units

• Cherryland Place, corner of Mission Blvd. and Hampton Rd. - 
145 estimated units

• First Presbyterian Church, Grove Way, Castro Valley - 260 
estimated units

• Builders’ Remedy Project, East of Pleasanton - 445 units of 
senior housing added to the sites inventory as a “pipeline” 
project. 
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Proposed Amendments to General 
and Specific Plans
• Text and map changes necessary to increase the allowed 

residential density or to allow residential uses on parcels 
currently designated for only non-residential uses to 
accommodate the number of residential units estimated for 
parcels listed in the Housing Element Sites Inventory.

• Plans to be amended:
o Castro Valley and Eden Area General Plans, 
o Ashland and Cherryland Business District Specific Plan 
o Castro Valley Central Business District Specific Plan
o  Fairview Area Specific Plan
o San Lorenzo Village Center Specific Plan
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Proposed Amendments to County 
Zoning Ordinance

• Change the residential density or allow residential uses on 
specified parcels listed in the Sites Inventory that are not 
located within a specific plan area. A table with a full list of 
the parcels proposed for rezoning is in the ordinance 
attached to the Board Letter. 

• Add a new section to the Zoning Ordinance to establish 
standards for residential development within the Housing 
Element Zoning Districts, which apply to parcels listed in the 
Sites Inventory. 
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Housing Element Zoning Overlay 
Combining District

• HE District would be combined with the existing base zoning 
district on parcels listed on the Sites Inventory

• Intended to incentivize the production of housing at all income 
levels by providing a streamlined permitting process for 
development. 

• Provides guidelines and approval procedures for the development 
and improvement of land. 

• Table 1 in the draft text includes the applicable zoning standards, 
development standards, planning permit required, and procedure 
based on the density permitted by the applicable General Plan, 
Specific Plan and/or Zoning designations.
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California Environmental Quality Act

• Initial Study (IS) found no substantial evidence that the proposed 
amendments will have a substantial effect on the environment. 

• Based on the Initial Study, a Mitigated Negative Declaration (MND) was 
prepared. 

• IS-MND was released for public review November 3, 2023 through 
December 4, 2023.

• Because of changes to the number and location of properties listed on 
the Sites Inventory, a revised IS-MND was prepared and recirculated for 
public review from September 13, 2024 through October 14, 2024.

• Recirculated IS-MND determined that the proposed project would not 
result in additional or substantially more severe impacts than those 
analyzed in the previous Draft IS-MND.  
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November 7th & 12th MAC Meetings

• Actions:  The Castro Valley, Eden Area, and Fairview MACs voted 
to reject the Draft Housing Element and recommend that the 
Board of Supervisors not approve the Housing Element or 
proposed amendments to the General Plan, Specific Plans, and 
Zoning Ordinance. 

• Comments Received:
o Primarily regarding potential impacts of new residential development 

on existing communities. 
o Commenters expressed concerns about the potential adverse effects 

the proposed housing could have on existing infrastructure, utilities, 
public services, including schools and parks; and public safety. 

o Summaries of the comments received at each MAC meeting are 
provided in Attachment 2 of the staff memo.
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November 18th Planning Commission Meeting

• Action:  The Planning Commission voted 4 to 3 to not approve the 
Draft Housing Element due to a lack of accuracy in the document, a 
lack of transparency during the preparation of the document, and 
because the Element was rejected by all three MACs. 

• Comments Received:
o Some of the commissioners questioned the accuracy of the Draft 

Housing Element and the preparation process. 

o Some commissioners suggested that the current draft should be 
discarded and the process restarted. 

o A summary of the comments received at the Planning Commission 
meeting is provided in Attachment 2.
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December 2nd Board Transportation/ 
Planning Committee Meeting
• The Transportation/Planning Committee held an informational 

meeting to hear a staff presentation and take input from the 
public.  

• Most of the public testimony was from the Fairview community 
related to concerns about land use changes (rezonings) on 
specific sites and the process for approving projects.  

• There were other general comments mostly critical of the 
document, with one speaker in support of the project.  

• Staff responded to questions from the Supervisor and explained 
next steps to receive State certification by the end of 2024. 
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Community Engagement during 
Housing Element Preparation 

• 30 meetings before County advisory and decision-making 
bodies to present project and request input from public and 
decision-makers.
o Castro Valley, Eden Area, and Fairview MACs 
o Agricultural Advisory Committee
o Planning Commission
o Board Unincorporated Services Committee
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Community Engagement during 
Housing Element Preparation 
• Other Outreach

o Dedicated website & project email
o Listserv with over 1,000 emails received notices for meetings and 

document releases (sent 21 notices just in the past year)
o Posted notices on NextDoor
o Virtual Office Hours with County staff
o Virtual Workshop with Sites Inventory Property Owners
o Direct outreach to school districts and utility providers
o Presentations at 2 meetings of the Ashland Cherryland Healthy 

Communities Collaborative (ACHCC)
o Interviews with various community organizations. 
o Online housing needs survey offered in Spanish and English on the 

County website. 
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Changes in response to public comments 
throughout review process

• Necessary to balance input from community members with 
the review and direction provided by State HCD, particularly 
as the State review concludes.  

• Where community concerns directly conflicted with State 
requirements, Staff was not able to be as responsive, but 
there have been changes made. 
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Changes to Sites Inventory 

• Sites were added or removed at property owners’ request.  

• In response to public comments, between December 2023 
and May 2024, several commercial sites in Castro Valley, 
Ashland and San Lorenzo were removed from the sites 
inventory to address a concentration of sites in these 
communities. 

• Not all community requests to remove sites could be 
accommodated and still fulfill RHNA at all income levels or 
maintain opportunities for housing mobility.
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Proposed Amendments to Sites Inventory

• 5 parcels on church property were removed by 
request of the property owner.

• 1 parcel on Bartlett Ave. was added in by request 
of the property owner. 
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084B-0550-001-01 2974 Somerset Ave

084B-0553-001-04 19628 Lake Chabot Rd

084B-0553-014-03 2964 Somerset Ave

084B-0553-016-00 19672 Lake Chabot Rd

084B-0553-001-06 19634 Lake Chabot Rd

412 -0087-078-00 705 Bartlett Avenue



Changes to Programs

The following programs were added in response to 
community concerns about the density of lower income units 
in the Eden Area:

• Program 6.O: Renter Protections 

• Program 6.P: Additional Housing Opportunities Near Transit

• Program 6.Q: Housing Mobility Program

• Program 7.D: EJ Element Implementation 

• Program 7.E: Park Permitting

• Program 7.F: Place Based Improvements (focused on low 
resource areas): Capital Improvement Plan
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Response to comments in 
opposition to permit streamlining
• Staff heard many concerns about the proposed process for 

reviewing and approving projects, mostly by Fairview residents. 

• Proposed amendment to the Housing Element Overlay Zone:
o Would allow for a discretionary permit (Site Development Review) 

in lieu of ministerial review, for projects in the Above Moderate 
income category and in the 9-21 units/acre category (see Overlay 
section 17.31.050).  

o This change would allow community review and a maximum of two 
hearings at a Municipal Advisory Council, depending on the 
location. 

o State law requires ministerial approval of projects at higher 
densities.
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Proposed amendment to 17.31.050 - Review Process and Procedure

 



Consequences of not having a Certified Housing Element
Loss of eligibility for state and regional grants

One Bay Area Grants (OBAG)

• $9.21 million OBAG 3 grant for San Lorenzo Creekway Trail at risk if Element not certified by end of year.

• County will not be eligible for future grant cycles without a certified Housing Element.

Alameda County Transportation Commission Active Transportation Program 

• ACPWA and the Public Health applied for approximately $999,000 this summer

MTC Transit Oriented Communities (TOC) Grant 

• Applications submitted on November 22, 2024, for approximately $2 million in grants to prepare for TOC 
compliance, required for future OBAG eligibility. Must have certified Housing Element when awards are 
announced (February 2025)

Homelessness Funding

• Homeless Housing, Assistance and Prevention (HHAP-5) Funding

• Homekey+ Program to provide Permanent Supportive Housing for individuals who are homeless and who are also 
living with a Behavioral Health Challenge. Applications accepted starting in January 2025.
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Consequences of not having a Certified Housing Element

Litigation from State HCD, housing advocates, or developers

•Mandatory compliance – The court may order the county to bring the Element into compliance 
within 120 days or may appoint an agent to bring the Housing Element into compliance.

•Financial penalties through court-issued judgements (up to $100,000 per month) if County fails to 
comply

•Suspension of authority to issue building permits or grant zoning changes, variances or subdivision 
map approvals.

•Court approval of housing developments

•Potentially responsible for plaintiff’s attorneys' fees 

Potential “Builders’ Remedy” projects 

•Housing Accountability Act (Government Code Section 65589.51) requires a local jurisdiction that 
does not have a compliant housing element to approve housing developments with 20 percent of 
the total units available to lower income households or with all units available for moderate- or 
middle-income households, regardless of zoning. 
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Next Steps
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December 12 - Board Planning Meeting
Consider approval of Housing Element, GPAs, and 
1st reading of ordinance amendments

December 17 – Regular Board Meeting 
2nd reading of ordinance amendments 

County Submits Adopted Housing Element to 
State HCD.

State HCD certifies Housing Element.



For more information:

• Project Webpage to view documents, find more 
information, and sign up for listserv:  
https://www.acgov.org/cda/planning/housing-
element/housing-element.htm 

• Project email to ask questions and submit comments:
housing.element@acgov.org.
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