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Overview of Available Land Inventory Documents 
This document explains the material that the 21 Elements staff have provided to assist jurisdictions conduct an available land inventory. In addition to the materials now available through the HCD website, the 21 Elements Workbook CD and Website contain a worksheet and step-by-step guide.  
We strongly encourage each jurisdiction to consultant the HCD website — “Building Blocks.” Please contact the 21 Elements staff if you have additional questions. 

Overview of New State Law Requirements Related to the Adequate Sites Inventory and Analysis
In general, State law requires the following: “The element must include a detailed land inventory and analysis including a sites specific inventory listing properties, zoning and general plan designation, size and existing uses; a general analysis of environmental constraints and the availability of infrastructure, and evaluation of the suitability, availability and realistic development capacity of sites to accommodate the jurisdiction's share of the regional housing need by income level. If the analysis does not demonstrate adequate sites, appropriately zoned to meet the jurisdictions share of the regional housing need, by income level, the element must include a program to provide the needed sites including providing zoning that allows owner‑occupied and rental multifamily uses "by‑right" with minimum densities and development standards that allow at least 16 units per site for sites needed to address the housing need for lower‑income households.”

Counting Units Built, Under Construction and/or Approved During Planning Period: A jurisdiction may take credit for units constructed or under construction between the base year of the RHNA period (January 2007) and the beginning of the new planning period (July 2008). Units which have been issued building permits on or after January 1 of the year falling two years prior to the due date of the jurisdiction’s housing element may be credited against the RHNA to determine the balance of site capacity that must be identified. To credit units affordable to lower- and moderate-income households against the RHNA, a jurisdiction must demonstrate the units are affordable based on at least (a) subsidies, financing or other mechanisms that ensure affordability, (b) actual rents, or (c) actual sales prices. For projects approved but not yet built, the jurisdiction must demonstrate the units should be built within the remaining planning period and demonstrate affordability to very low- or low-income households. 

AB 1233 (Government Code Section 65584.09) Requirement for Carryover of Unmet RHNA Units: A jurisdiction's RHNA from the previous housing element cycle is not required to be carried-over to the 2007-2014 planning period if the current element was found in compliance by HCD and the inventory of sites required by Section 65583(a)(3) identified adequate sites, or the program actions to rezone or provide adequate sites was fully implemented. According to HCD, the carryover of RHNA units does apply, however, if any response to the next set of questions is yes:

a. Failed to adopt an updated housing element for the prior planning period?

b. Adopted a housing element found out of compliance by HCD due to failure to substantially comply with the adequate sites requirement?

c. Failed to implement the adequate sites programs to make sites available within the planning period?

d. Failed to identify or make available adequate sites to accommodate a portion of the regional housing need?



Again, according to HCD, if the answer to any of the questions above is yes, the jurisdiction must zone or rezone adequate sites to address the un-accommodated housing need within the first year of the new planning period.  To demonstrate adequate sites for the new planning period, the updated housing element must identify the un-accommodated housing need by income level. 

Sites Inventory and Suitability Analysis: A thorough sites inventory and analysis will help a jurisdiction determine whether program actions must be adopted to “make sites available” with appropriate zoning, development standards, and infrastructure capacity to accommodate the new construction need.  Preparing the inventory and accompanying site suitability analysis consists of assessing the site suitability and then the appropriate density statutory test. Sites identified that require rezoning may be included in the inventory provided the element includes a program to accomplish the rezoning early within the planning period. Other characteristics to consider when evaluating the appropriateness of sites include physical features and location.  

Categories of Potential Housing Sites: Land suitable for residential development should include residentially zoned sites, non-residentially zoned sites that allow residential development, underutilized residentially zoned sites capable of being developed at a higher density or with greater intensity, non-residentially zoned sites that should be redeveloped for, and/or rezoned for, residential use (via program actions). The inventory should also include sites that are in the process of being made available for residential uses via rezones or specific plans, provided the housing element includes a program that commits the local government to completing all necessary administrative and legislative actions early in the planning period.

Information Required for the Site Inventory: The inventory must include (a) parcel-specific listing of sites, including the parcel number or other unique reference such as address, (b) general plan and zoning designations of sites, (c) description of parcel size, (d) map showing the location of sites, (e) the existing uses of any non-residential sites, (f) general description of any known environmental constraints, and (g) general description of existing or planned water, sewer, and other dry utilities supply, including the availability and access to distribution facilities. Overall, the site inventory analysis must include an estimate of the number of housing units that should be accommodated on each site identified in the land inventory within the planning period in accordance with Government Code 65583.2(c)(1&2).

Counting Second Units: Government Code Section 65583.1(a) allows a city or county to identify sites for second units based on the number of second units developed in the prior housing element planning period whether or not the units are permitted by right, the need for these units in the community, the resources or incentives available for their development, and any other relevant factors, as determined by the department.  To rely on second units as part of an overall adequate sites strategy to accommodate (a portion) of its share of the regional housing need, the element must include an estimate the potential number of second units to be developed in the planning period based on an analysis that considers (a) the number of second units developed in the prior planning period, (b) community need for these types of housing units, (c) the resources and/or incentives available that will encourage the development of second-units, and (d) other relevant factors as allowed by HCD.

Second-Unit Affordability: The housing element should also include an analysis of the anticipated affordability of second units, including, as appropriate, an approach for assessing illegal second units.  The purpose of this analysis is to determine the housing need by income group that could be accommodated through second-unit development.  Second-unit affordability should be determined in a number of ways, such as, (a) a survey existing second units for their rents and other factors such as square footage, number of bedrooms, amenities, age of the structure and general location, and (b) examination of market rents for reasonably comparable rental properties to determine an average price per square foot in the community. 

Realistic Development Capacity: The element must include a description of the methodology used to estimate the realistic capacity for potential housing sites.  The element should not estimate unit capacity based on the theoretical maximum buildout allowed by the zoning, but should be based on all applicable land-use controls and site improvement requirements. When establishing realistic unit capacity calculations, the jurisdiction must consider existing development trends as well as the cumulative impact of standards such as maximum lot coverage, height, open space, parking, and FARs. If a local government has adopted, through regulations or ordinance, minimum density requirements that explicitly prohibit development below the minimum density, the element may establish the housing unit capacity based on the established minimum density.

Limited Land Availability: Local governments with limited residential land resources or with infill and reuse goals may rely on non-residential and underutilized residential sites to accommodate the regional housing need.  Examples include sites with potential for recycling, scattered sites suitable for assembly, publicly-owned surplus land, portions of blighted areas with abandoned or vacant buildings, areas with mixed-used potential, substandard or irregular lots which could be consolidated, and any other suitable underutilized land. 

Examples of Other Site Inventory Considerations: The inventory should also describe whether any of the sites identified pursuant to Government Code Section 65583.2 are subject to pending litigation on environmental grounds that could impact their availability for development during the planning period. If a portion of the sites identified pursuant to Section 65583.2 are included within an “infill opportunity zone” pursuant to a Congestion Management Plan (CMP) (Government Code Section 65089(a) and 65088.4), the applicable development conditions or exemptions from traffic level of service standards should be described.  The element must also include an analysis demonstrating the estimate of the number of units projected on small sites, if small sites are critical to providing for adequate sites, is realistic or feasible.
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Jurisdiction

ELI**

Very Low 

Income

Low 

Income

Subtotal 

Lower 

Income

Moderate 

Income

Above 

Moderate 

Income

Total 

Units

Atherton

10

19

14

33

16

34

83

Belmont 

46

91

65

156

77

166

399

Brisbane 

46

91

66

157

77

167

401

Burlingame 

74

148

107

255

125

270

650

Colma 

8

15

11

26

13

26

65

Daly City 

138

275

198

473

233

501

1,207

East Palo Alto 

72

144

103

247

122

261

630

Foster City 

56

111

80

191

94

201

486

Half Moon Bay 

32

63

45

108

53

115

276

Hillsborough

10

20

14

34

17

35

86

Menlo Park 

113

226

163

389

192

412

993

Millbrae 

52

103

74

177

87

188

452

Pacifica 

32

63

45

108

53

114

275

Portola Valley 

9

17

12

29

14

31

74

Redwood City 

211

422

304

726

358

772

1,856

San Bruno 

111

222

160

382

188

403

973

San Carlos 

69

137

98

235

116

248

599

San Mateo 

348

695

500

1,195

589

1,267

3,051

South San Francisco 

187

373

268

641

315

679

1,635

Woodside 

5

10

7

17

8

16

41

Unincorporated 

172

343

247

590

291

625

1,506

Countywide Total

1,794

3,588

2,581

6,169

3,038

6,531

15,738

Countywide Percent

11.4%

22.8%

16.4%

39.2%

19.3%

41.5%

100.0%

**Unless other data are used, Extremely Low Income (ELI) need equals 50% of Very Low Income Need

Source: Association of Bay Area Governments (May, 2008) 

http://www.abag.ca.gov/planning/housingneeds/pdfs/Final_RHNA.pdf


How to Get in Touch

Please call Joshua Abrams at 510.658.2827 or email abrams@bdplanning.com 

Produced by San Mateo County Department of Housing and Baird + Driskell Community Planning.
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