
 
 
 
 
 
 
 

MEMORANDUM 
 
DATE:  July 15, 2022 
 
TO:  Mayor and City Council 
   
FROM: Jennifer Hagen, Senior Planner 

Alexis Morris, Community Development Director 
 
SUBJECT: July 21, 2022 Housing Element Workshop Revised Options including Originally 

adopted PA-1 Assumptions 
 

 
BACKGROUND 
On July 12, 2022, the City Council continued consideration of recommended changes to the 
Innovation Center Specific Plan (PA-1) to a later date in order to allow further discussion and analysis 
of the Specific Plan. The original memo for the July 21, 2022 Special Meeting on the Housing Element 
Update (dated July 6, 2022, and distributed to City Council on July 7 ,2022) included three strategies 
to address the City’s RHNA (Regional Housing Needs Allocation) based on the recommended 
changes to PA-1, not on the originally adopted plan. Based on the City Council direction and the 
uncertainty related to any changes to the Specific Plan at this time, staff has prepared three revised 
strategies that are based on the PA-1 Specific Plan currently in effect. The overall number of 
projected units vary slightly based on different acreages and densities assigned to each land use 
designation between the two versions of the specific plan and the varying assumptions for each 
designation.  
 
This memo provides revised tables showing how the methodologies shared in the previous memo 
published July 7, 2022, work with the existing 2018 PA-1 Specific Plan designations. The table 
numbers correspond to the same table numbers used in the memo published July 7, 2022, for ease of 
comparison. Changes are relatively minor and the staff and consultant team will be able to move 
forward with these revisions without serious disruption to the overall Housing Element Update 
process. The potential changes to the PA-1 Specific Plan provide a good example of why including a 
buffer of 15-30% more units than identified in the lower income RHNA is recommended by HCD and 
staff – circumstances can evolve over the next eight years and sites can develop differently than 
projected,so a buffer allows the City to absorb those changes and still have other sites available to 
meet RHNA.  
 
REVISED ANALYSIS OF EXISTING/BASELINE ZONING CAPACITY 
In order to provide a comprehensive analysis of the City’s existing zoning capacity to meet the City’s 
6th Cycle RHNA, staff utilized the existing residential zoning capacity including capacity within Specific 
Plan areas, as well as Accessory Dwelling Unit (ADU) projections as described in the previously 
published memo. (The full discussion of this issue begins on page 4 in the memo published July 7, 
2022) 
 
Capacity in Existing Specific Plans  
The following table includes updated information using vacant or underutilized parcels within the PA-1 
Specific Plan as adopted in 2018 that allow for residential development with capacity to add new 
housing units. 
 
 



PA-1 Adopted Residential Land-Use Acreages 

Land Use 
Allowable Density 

Range 
Mid-Point 

Acreage 

HDR 10-20 du/ac 15 12.42* 
MFVHDR 15-35 du/ac 25 40.19 
TV/MU 25-40 du/ac 32.5 39.44 
*The total acreage designated HDR is 27.02, however 14.42 acres has been included in the pipeline projects already 
entitled for the Amber Lane Apartments. 

 
Based on the General Plan allowable density, staff is recommending utilizing the assumption that 
80%1 of the TV/MU sites would be developed with housing for the purposes of Housing Element 
projections. Utilizing this assumption would provide the City with a larger buffer in the very low- and 
low-income categories, allowing the buffer in Strategy 3 to be between the HCD recommended 15 
and 30 percent range. If the 80% development assumption were to be reduced to 50%, the buffer in 
Strategy 3 would be approximately 12% in the very low- and low-income category which would not be 
supported by HCD. Based on the adopted 2018 PA-1 designations, utilizing the mid-point density, and 
the assumption that TV/MU sites will be developed with 80% residential, the Housing Element 
projections would be updated to yield approximately 2,215 units within the Specific Plan area.  
 
REVISED SITE INVENTORY AND AFFORDABILITY ASSUMPTION STRATEGIES 
(The full discussion of this issue begins on page 8 in the memo published July 7, 2022.) 
 
The summary of the three identified strategies from the original memo (Table 4 in the original memo) 
is updated below to reflect the adopted 2018 PA-1 land use designations. The table is followed by an 
updated discussion of each strategy. 
 

Table 4: Strategy Summaries – Updated with 2018 PA-1 Specific Plan Designations 

 Strategy 1 Strategy  2 Strategy 3 

Description No Rezoning Required, 
Reduced Affordability 
with Increased ADU 
Assumptions 

 

No Rezoning Required, 
HCD Approved 
Methodology 

No Rezoning Required, 
HCD Approved 
Methodology with 
Conservative Affordability 
Assumptions 

HCD-supported No Yes Yes 
Affordability 
Assumptions* 

21% Low and Very 
Low, and 6% Moderate 

100% Low and Very 
Low, and 100% 
Moderate 

30% Low and Very Low, 
and 10% Moderate 

Affordable Unit 
Potential 

VL/L: 684 units 
Mod: 263 units 
AMod: 4,183 units 
Total: 5,075 units 

VL/L: 2,557 units 
Mod: 608 units 
AMod: 1,775 units 
Total: 4,940 units 

VL/L: 824 units 
Mod: 345 units 
AMod: 3,771 units 
Total: 4,940 units 

Buffer 8% Low/Very Low,  
6% Moderate-, and 
544% Above Moderate 

303% Low/Very Low, 
146% Moderate-, and 
177% Above Moderate 

30% Low/Very Low, 40% 
Moderate-, and 488% 
Above Moderate 

No Not Loss 
Implications 

Highly likely to trigger 
no net loss  

Least likely to trigger no 
net loss  

More likely than Strategy 2 
to trigger no net loss  

*Affordability assumptions are based on the sites inventory with the assumption that sites that allow 30 du/ac (default density) or more can 
accommodate capacity for lower-income units and sites that allow 15 to 25 du/ac can accommodate capacity for moderate-income units. 

                                                           
1 Assumptions utilized in analyzing the environmental impacts for the adopted PA-1 EIR included the 
assumption that 50% of the TV/MU designation could be developed with up to 2,041 residential units. The PA-1 
EIR unit assumptions are used for the purposes of conducting analysis of environmental impacts and are not a 
“cap” on development. The Housing Element assumptions are used for the purposes of projecting the number of 
affordable units a site can support and do not need to be consistent with the assumptions used in the PA-1 EIR.  



 
 
Strategy 1: Reduced Affordability with Increased ADU Assumptions 
(The full discussion of this issue begins on page 9 in the memo published July 7, 2022) 
 
Updates to Incorporate Existing 2018 PA-1 Specific Plan Designations 
Strategy 1 includes assumptions of 27% affordable units (9% very low-, 12% low-, and 6% moderate-
income units) on all sites meeting the minimum default density of 30 du/ac, higher ADU projections, 
and a buffer as close to 0% as possible.  Updating this strategy using projections based on the 
approved 2018 PA-1 Specific Plan could allow the assumed affordability levels to be reduced by 1-2% 
more to be as close to a 0% buffer as possible. Table 7 below summarizes the results of the revised 
evaluation of existing residential development capacity utilizing the 2018 PA-1 Specific Plan. Strategy 
1 would result in slightly larger capacity than the original assumptions, which would include an 8% 
buffer in the lower income category. This is the smallest buffer of the three strategies and would likely 
result in the need to rezone or up zone parcels during the eight year Housing Element Cycle. 
 
 

Table 7: Summary of Strategy 1 Capacity Analysis 

  
Very 
Low-

Income 

Low-
Income 

Moderate-
Income 

Above 
Moderate-

Income 
Total 

2023-2031 RHNA 
Allocation 

402 232 247 641 1,552 

Strategy 1 Capacity Under Existing Zoning 
Projects Currently in the 
Pipeline 

2 0 966 968 

Projected ADU Production 162 81 27 270 

Remaining Need 471 166 -- 314 

PA-1 (2018 Specific Plan) 426 132 1,657 2,215 

Vacant Residential Land 94 50 1,478 1,622 

Total Unit Potential 684 263 4,128 5,075 

Units +/- and Buffer/Gap 
% 

50 units, 8% 16 units, 6%
3,487 units, 

544% 
3,837 units, 

227% 
 
 
Strategy 2: No Rezoning Required, HCD Approved Methodology 
(The full discussion of this issue begins on page 11 in the memo published July 7, 2022.) 
 
Updates to Incorporate Existing 2018 PA-1 Specific Plan Designations 
Strategy 2 utilizes the preliminary analysis of RHNA and site strategies as presented in the HCD 
Guidebook. Based on HCD guidelines, the City may make assumptions up to 100% lower-income 
affordability for all sites allowing 30 du/ac or more, and 100% moderate-income affordability for all 
sites allowing between 15-25 du/ac. Table 8 below summarizes the results of revised evaluation of 
existing residential development capacity utilizing Strategy 2 capacity assumptions based on the 
approved 2018 PA-1 Specific Plan. Strategy 2 would continue to provide the City with the largest 
buffer in the very low- and low-income categories and would continue to be the strategy least likely to 
require rezoning or up zoning in the future. 
 
 
 
 
 
 



 

Table 8: Summary of Strategy 2 Capacity Analysis 

  
Very Low-

Income 
Low-

Income
Moderate-

Income 

Above 
Moderate-

Income 
Total 

2023-2031 RHNA 
Allocation 

402 232 247 641 1,552 

Strategy 2 Capacity Under Existing Zoning 
Projects Currently in 
the Pipeline 

2 0 966 968 

Projected ADU 
Production 

80 41 14 135 

Remaining Need 552 206 -- 449 

PA-1 (2018 Specific 
Plan) 

2,029 186 0 2,215 

Vacant Residential 
Land 

446 381 795 1,622 

Total Unit Potential 2,557 608 1,775 4,940 

Units +/- and 
Buffer/Gap % 

1,923 units, 303% 
361 units, 

146% 
1,134 units, 

177% 
3,837 units, 

218% 
 
 
Strategy 3: No Rezoning Required, HCD Approved Methodology with Conservative Affordability 
Assumptions  
(The full discussion of this issue begins on page 12 in the memo published July 7, 2022.) 
 
Updates to Incorporate Existing 2018 PA-1 Specific Plan Designations 
Strategy 3 utilizes the preliminary analysis of RHNA and sites strategies as presented in the initial 
sections of this report with the 2018 PA-1 capacity. As stated above, based on HCD guidelines the 
City may make assumptions up to 100% lower-income affordability for all sites allowing 30 du/ac or 
more, and 100% moderate-income affordability for all sites allowing up to 20 du/ac. However, this 
strategy uses a more conservative assumption that projects 30% lower-income affordability and 10% 
moderate-income affordability for very high-density sites and 30% moderate-income affordability for 
high-density sites. Because this strategy would be projected to have fewer affordable units, the City 
would be more likely than Strategy 2 to need to modify assumptions or up zone additional sites later in 
the planning period due to “no net loss” requirements.  
 
Table 9 summarizes the results of the revised evaluation of existing residential development capacity 
utilizing Strategy 3 capacity assumptions based on the approved 2018 PA-1 Specific Plan. Strategy 3 
would result in the following projected capacity, which would include a minimum 30% buffer in the 
lower income category: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

Table 9: Summary of Strategy 3 Capacity Analysis 

  
Very Low-

Income 
Low-

Income 
Moderate-

Income 

Above 
Moderate-

Income 
Total 

2023-2031 RHNA 
Allocation 

402 232 247 641 1,552 

Strategy 3 Capacity Under Existing Zoning 
Projects Currently in 
the Pipeline 

2 0 966 968 

Projected ADU 
Production 

80 41 14 135 

Remaining Need 552 206 -- 449 

PA-1 (2018 Specific 
Plan) 

608 221 1,386 2,215 

Vacant Residential 
Land 

134 83 1,405 1,622 

Total Unit Potential 824 345 3,3771 4,940 

Units +/- and 
Buffer/Gap % 

190 units, 30% 
98 units, 

40% 
3,130 units, 

488% 
3,837 units, 

218% 
 
 
CONCLUSION 
In conclusion, the memo published on July 7, 2022 contains detailed description of each strategy and 
this memo seeks to update the numbers provided in the 2018 PA-1 Specific Plan due to Council’s 
continuance of consideration of changes to that Specific Plan on July 12.   
 
Staff is recommending that the City Council review, discuss, and receive public comments on the 
Housing Element Update RHNA sites strategies on July 21 and provide direction to staff on which of 
the above site strategies to move forward with in order to complete the public review draft of the 
Housing Element. Staff and the consultant team will be able to provide an interactive table during the 
workshop where assumed affordability levels, assumed mixed-use percent build out, ADU 
assumptions and inventory sites may be adjusted in real time to aid in the decision making process.  
 
 
Attachments 
July 6, 2022 memorandum (published July 7, 2022) 
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