
Community Workshops

July 30 & 31, 2024



Guide for a productive discussion

• We are happy you can join us!

• To ask questions and provide input, please raise your hand 

• Help make sure that everyone has equal opportunities to contribute 
• Keep input concise and focused so that others have time to participate 
• Actively listen to others to understand their perspectives 
• Enjoy this collaborative space



Agenda

1. Welcome and Team Introductions

2. Housing Element Process and Overview

3. Draft Housing Element Background Report 

 Community Feedback

4. Draft Housing Element Housing Plan 

 Community Feedback

5. Next Steps



Introductions



Housing Element Basics



Community Engagement



Overview of Housing Element Timeline

Initiate

• Evaluate Current 
Element

• Develop Background 
Data

• Initiate Public 
Engagement

• Community 
Workshops #1 & 2

• Online Community 
Survey

Analyze

• Adequate Sites 
Analysis

• Assess Housing 
Needs and 
Opportunities

• Affirmatively 
Furthering Fair 
Housing Analysis

Draft

• Public Review Draft 
Housing Element (30 
days)

• Community 
Workshops #3 & 4

• Revise Housing 
Element to address 
public input

Adopt

• HCD Review of Draft 
Housing Element (90 
days)

• Revise to Address 
HCD Feedback

• Planning 
Commission & City 
Council Hearings 

• Adopt Substantially 
Compliant Housing 
Element

Summer 2023-
Spring 2024

Winter2023 -
Spring 2024

Summer 2024 Fall/Winter 2024

PUBLIC ENGAGEMENT (ONGOING)



What is a 
Housing 
Element?

In 1969, a Housing Element became required by 
State law, which compels all local governments to 
do their “fair share” of planning for adequate 
housing

The Housing Element is a required section of the 
City’s General Plan and analyzes housing needs of 
the community and constraints to housing 
development

It lays out the City’s housing policies and identifies 
goals and programs that guide housing related 
actions



Housing Element 
Contents



Housing 
Element 
Parts

Housing Plan
• Introduction
• Goals and Policies
• Programs

Background Report
• Introduction
• Housing Needs Assessment
• Housing Constraints
• Housing Inventory
• Affirmatively Furthering Fair Housing
• Evaluation of the 2015-2023 Housing Element
• Other Requirements

Appendices



Housing Element
Background Report



Background Report

Housing Needs 
Assessment 

• Analyze data on 
the housing 
needs of all
residents 
including special 
needs groups

• Determine the 
characteristics of 
the housing 
stock; how well 
does existing 
housing meet 
the needs of 
current and 
future residents? 

Previous Housing 
Element

• Evaluate 
performance of 
policies and 
programs from 
the previous 
Housing Element

• Identify 
achievements 
during the 
previous Housing 
Element 
planning period

Housing Constraints 
Analysis

• Analyze 
potential 
constraints to 
the production of 
a variety of 
housing types, 
such as:
• Zoning 

regulations
• Market 

constraints 
(e.g., land cost)

• Environmental 
hazards (e.g., 
wildfire)

Housing 
Resources

• Describe the 
resources 
available for the 
development 
and preservation 
of housing:
• Funding for new 

construction
• Funding for 

housing 
rehabilitation

• Funding to 
preserve 
subsidies for 
assisted units

Sites Inventory

• Prepare an 
inventory of 
vacant and 
underutilized 
sites with 
residential 
development 
potential to 
accommodate 
the 6th Cycle 
RHNA



Special 
Housing 
Needs

Seniors

Persons with a disability, including developmental disability

 Large households

 Female heads of household with children present

 Farmworkers

Homeless



Background 
Report

 Affirmatively Furthering Fair Housing assessment 
to overcome patterns of segregation and foster 
inclusive communities free from barriers that 
restrict access to opportunity based on protected 
characteristics.

 Analysis must address:
Fair Housing Outreach and Enforcement 

Capacity
Patterns of Segregation/Integration
Racially and Ethnically Concentrated Areas of 

Poverty
Disparities in Access to Opportunities
Disproportionate Housing Needs and 

Displacement



Regional Housing 
Needs Allocation



SJCOG’s RHNA Methodology

 SJCOG allocates housing targets to each jurisdiction in 
the region based on methodology, which include the 
following factors:

o Jobs-Housing Fit (improve local balance between low-
wage jobs and units affordable to low-wage earners)

oRegional Income Parity (jurisdictions with a lower-than-
average share of lower income households receive an 
increased adjustment of lower-income units and those 
with a higher-than-average share receive a decreased 
adjustment)

oAffirmatively Furthering Fair Housing (jurisdictions with 
a higher-than-average share of high opportunity 
housing units received an upward adjustment of lower 
income units and those with a lower-than-average 
share received a downward adjustment)

TOTAL

Moderate/ 
Above 
Mod. 

RHNA

Lower 
Income 
RHNA

Jurisdiction

367221146Escalon

8,4024,5183,884Lathrop

3,9092,3771,533Lodi

8,3064,6513,654Manteca

1,424859565Ripon

12,6738,6604,014Stockton

8,8303,9574,873Tracy

8,8085,8392,969Unincorporated

52,71931,08221,637TOTAL



Ripon’s 6th

Cycle 
RHNA

 Ripon’s RHNA for the 2023-2031 Planning Period is 1,424 units

 Ripon must identify enough realistic sites to accommodate its RHNA, 
but it is not responsible for building the housing itself

County Median 
Income Range

(4-person household)

Ripon
RHNA

SJCOG 
RHNAIncome Level

$0 - $41,40034713,293Very Low-Income 
(0-50% AMI)

$41,401 - $66,2002188,344Low-Income
(50-80% AMI)

$66,201 - $102,0002559,231Moderate-Income
(80-120% AMI)

$102,000 +60421,851Above Moderate-Income 
(>120% AMI)

1,42452,719Total



Housing affordability

Moderate Income 
80-120% AMI

Low Income 
(50-80% AMI)

Very Low Income 
(0-50% AMI)

Annual Income and 
Housing CostsHousehold Size

$71,400$46,350$29,000Annual Income One Person 
Household $1,785 $1,159 $725 Monthly Housing Cost1

$81,600$53,000$33,150Annual Income Two Person 
Household $2,040$1,325$829Monthly Housing Cost1

$91,800$59,600$37,300Annual Income Three Person 
Household $2,295$1,490$933Monthly Housing Cost1

$102,000$66,200$41,400Annual Income Four Person 
Household $2,550$1,655$1,035Monthly Housing Cost1

1 Maximum housing costs are assumed to be a 30% of annual income. A household is considered to be overpaying for housing (or cost burdened) if it spends more 
than 30% of its income on housing. Maximum housing costs are rounded to nearest $10.



How is the City Currently 
Addressing our Housing 
Needs?



5h Cycle 
RHNA 
Progress

Shortfall/
Surplus

Total Units 
Permitted

5th Cycle 
RHNAIncome Level

82082Very Low-Income 
(0-50% AMI)

96096Low-Income
(50-80% AMI)

19035225Moderate-Income
(80-120% AMI)

164336500Above Moderate-Income 
(>120% AMI)

537371908Total

Ripon permitted 371 units during the 5th Cycle through 2023. 



Meeting Ripon’s Housing 
Needs



Housing 
Element 
Sites 
Inventory

The City must demonstrate enough land, zoned at 
suitable densities, to accommodate the RHNA 

One of the most challenging components of the 
Housing Element is identifying the sites for housing 
(inventory of residential sites) 

Ripon “sets the stage” for housing developers to build 
projects in line with the City’s General Plan, zoning 
ordinance, and other planning documents like 
Specific Plans 

 If the City does not have adequate sites, it must 
include a program to rezone adequate sites within 1 
year of Housing Element adoption



Housing Types – Scale & Density

Homes come in a variety of different scales and densities

Different people and lifestyles are attracted to different types of housing choices

Communities can offer a variety of housing types to meet the various needs of 
their residents 



Site Suitability Criteria 

1. Existing Site Condition 
(occupied sites require 

special analysis)

2. Realistic Capacity 
Potential (sites are not 
assumed to develop at 

maximum density) 

3. Site Size and 
Ownership (large sites 

require special programs)

4. Demonstrated History 
of Successful 
Development

Acceptable Site

Sites to be rezoned to 
accommodate the Very 
Low and Low Income 
RHNA must meet the 
following requirements:
• 0.5 - 10 acres in size
• Adequate density for 

affordable housing 
development (at least 
20 units per acre) 

• Have a reasonable 
expectation for 
development



To accommodate very 
low and low income 
units, vacant and 
underutilized sites must 
be zoned to allow at least 
20 units per acre or the 
City must demonstrate 
that development 
projects have provided 
very low and low income 
units at the identified 
density. 

General Plan Designations that allow at least 
20 dwelling units per acre (du/ac)

28 du/acVery High Density Residential
No MaximumMixed Use
No MaximumCommercial and Office

Implementing Zoning Districts
28 du/acR4-U
No MaximumC1, C2, C3
No MaximumPO
No MaximumMU

Density and 
Assumed 
Affordability



Inventory 
of Sites



Approved 
Projects

Approved and Proposed Projects: Number of Units

Total

Above 
Moderate 

Income
Moderate 

Income

Very 
Low/Low 
IncomeProject

4400Cottages at Acacia & Pine
888062Meadowood Subdivision
3030N. Elm Townhomes

474340Pereira Subdivision
827480Terraces at Bethany
352960Various in-fill single family units 

and accessory dwelling units
259230272TOTAL





RHNA and 
the General 
Plan

 The General Plan considers full buildout of the City, including the 
Sphere of Influence.  HCD requires more conservative assumptions, 
particularly related to realistic capacity of a site and the use of 
underutilized sites and sites that allow nonresidential uses.  

 Underutilized sites anticipated to redevelop with more intense or 
different uses at buildout of the General Plan may not be realistic 
for the short-term development addressed by the 6th Cycle 
Housing Element. 

While the City has adequate sites designated for residential and 
mixed uses to accommodate the RHNA, there may be a need to 
rezone a portion of mixed use sites (approximately 10 acres) to 
require a minimum amount of residential development.



Community Feedback



Guide for 
Productive 
Input

We are happy you can join us!

Actively participate – we need your input!

Listen for understanding

Be concise

Be courteous and respect differences

Have fun! 



Questions 
to Consider 
When 
Providing 
Input

Do the housing sites create opportunities 
where needed?
Are there other housing opportunities that 

should be addressed?



Housing Element
Housing Plan



Housing 
Element 
Parts

Housing Plan
• Introduction
• Goals and Policies
• Programs

Background Report
• Introduction
• Housing Needs Assessment
• Housing Constraints
• Housing Inventory
• Affirmatively Furthering Fair Housing
• Evaluation of the 2015-2023 Housing Element
• Other Requirements

Appendices

GU0
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Goals and 
Policies

 The Goals and Policies specify the City’s plans for meeting the existing 
and projected comprehensive housing needs of Ripon

 The Programs specify the actions the City will take to ensure housing 
needs are met

 The Housing Element must:
1. Ensure there is adequate land to meet the housing needs

2. Facilitate affordable and special needs housing development

3. Provide for housing rehabilitation and preservation

4. Mitigate government constraints on housing development

5. Promote equal access to housing

Goals Policies
Program 

Implemen-
tation



Goals and 
Policies

Goal A: Provide and maintain adequate sites to
accommodate the City’s housing needs for each
income levels, special needs groups, and a variety
of household types.

Goal B: Foster development of a variety of housing types,
densities, and prices to meet Ripon’s housing
needs for people and households of all income
levels, including extremely low, very low, low, and
moderate income households, and special needs
households through removal of constraints,
designation of adequate sites, and
encouragement of a variety of housing types.



Goals and 
Policies

Goal C: Promote the conservation, maintenance, and
improvement of Ripon’s existing housing stock
and preservation of affordable units.

Goal D: Affirmatively further fair and equal housing
opportunities throughout the community for all
persons, including special needs populations and
all classes protected under Federal and State fair
housing laws, so that safe and decent housing is
available to all persons and all income levels

Goal E: Encourage energy conservation in residential
development



New & 
Revised 
Programs

Plan-wide revisions to encourage availability 
of affordable housing throughout the 
community, to consolidate programs, and to 
promote equitable access to areas of 
opportunity, amenities, and housing at a 
range of affordability levels to affirmatively 
further fair housing



Pr
og

ra
m

 
Im

pl
em

en
ta

tio
n

 There are 24 programs in the 
Housing Plan

 Each program includes the 
following:
 Title
 Description
 Responsible 

Department/ Agency
 Funding Source
 Program Objectives/ 

Timeframe

Example



Program 
Implemen-
tation

1: Manage Available 
Residential Land

2: Annexing Land

3: Adequate Infrastructure 
and Facilities

4: Partnerships and 
Assistance for Affordable 
Housing

5: Priority Sewer and Water 
for Affordable Housing

6: Encourage Variety in New 
Subdivisions

7. Assist First Time 
Homebuyers

8. Below Market Rate 
Housing Program

9: Accessory Dwelling Units 
and Junior Accessory 
Dwelling Units

10. Monitor Federal and 
State Housing, Planning, 
and Zoning Laws

11: Growth Accommodation 
and Residential Building 
Cap

12: Reasonable 
Accommodation 
Procedures



Program 
Implemen-
tation

13: Regulatory Amendments

14: North Pointe Specific 
Plan

15: Preservation of Existing 
Affordable Housing

16: Housing Rehabilitation 
and Neighborhood 
Improvement

17: Housing Element 
Monitoring/Annual 
Reporting

18: Ongoing Community 
Education, Resources, 
and Outreach

19: Universal Design and 
Accessibility

20: Access to Housing for 
Special Needs 
Households 

21: Replacement Housing 

22: Homeless Continuum of 
Care

23: Affirmatively Further Fair 
Housing

24: Energy Conservation 
Initiatives



Community Feedback



Guide for 
Productive 
Input

We are happy you can join us!

Actively participate – we need your input!

Listen for understanding

Be concise

Be courteous and respect differences

Have fun! 



Questions 
to Consider 
When 
Providing 
Input

Do the Housing Plan programs adequately 
address the current and future housing needs 
for the City of Ripon?
What is missing from the programs identified 

in the Housing Element?
What programs can be improved or changed? 



Next Steps



What’s Next?

Public Review Draft Housing Element
Housing Workshop: July 31st - 5:30 p.m. at City Hall  (in-person)
Comment period closes August 16, 2024

Revised Housing Element will be submitted to the Department of Housing 
and Community Development for a 90-day review period (September-
December 2024)

Adoption Draft Housing Element will be brought to the Planning 
Commission and City Council for consideration (January 2025)

Website
www.cityofripon.org/housingelement



Comments or Questions

Ken Zuidervaart
City of Ripon

Planning Director
kzuidervaart@cityofripon.org

259 N. Wilma Ave, Ripon, CA 95366
(209) 599-2108


