
City of Piedmont 
COUNCIL AGENDA REPORT 

DATE:  November 15, 2022 

TO: Mayor and Council 

FROM: Sara Lillevand, City Administrator 

SUBJECT: Consideration of a Resolution Authorizing Staff to Finalize and Submit the 
Draft 6th Cycle City of Piedmont Housing Element to the California 
Department of Housing and Community Development (HCD) for Review  

RECOMMENDATION 

Approve the attached Resolution authorizing staff to finalize and submit the City of Piedmont’s 
Sixth Cycle Draft Housing Element to the California Department Of Housing And Community 
Development For Review. 

EXECUTIVE SUMMARY 

Under State law, every eight years, municipal agencies in California must update their Housing 
Elements. The 6th Cycle Housing Element revision deadline for our region is January 31, 2023. 
In order to comply with State Housing Element law, the City of Piedmont is required to adopt a 
Housing Element that has been certified by the State’s Housing and Community Development 
Department.  

In order for the City to remain on the path to certification, this staff report recommends approving 
the attached Resolution which will authorize staff to submit the Draft Housing Element, published 
April 8, 2022, to California HCD, subject to: (1) revisions pursuant to Council’s direction 
regarding the Sites Inventory; (2) revisions recommended by the Planning Commission; and (3) 
revisions recommended by City staff all of which  are enumerated in Attachment A. Attachment 
A contains all proposed revisions to the draft Housing Element originally published on April 8, 
2022 that staff is recommending the Council approve at the November 15, 2022 Council meeting. 
This staff report highlights the most critical revisions resulting from analysis directed by the City 
Council and recommended by Staff to fully implement Council direction.  

Including the sites inventory revisions described in the Discussion section of this report, staff 
recommends a total of 16 revisions to the Draft Housing Element as detailed in attachment A. 
These revisions include Planning Commission recommendations from May 2022, Council directed 
revisions of June 20 and August 1, 2022, clarifying language changes as well as revisions related 
to the policy nature of housing programs.  



BACKGROUND 

Regional Housing Needs Allocation (RHNA) 
Every city in California receives a RHNA number, which is a target number of homes to plan for 
at various income levels. RHNA starts with the Regional Housing Needs Determination (RHND) 
provided by HCD, which is the total number of housing units the San Francisco Bay Area region 
needs over the eight-year period, by income group. The Association of Bay Area Governments 
(ABAG) is tasked with developing the methodology to allocate a portion of housing needs to each 
city, town, and county in the region. The RHNA assignments for the City of Piedmont are outlined 
as follows: 

Penalties for Noncompliance 
Jurisdictions face a number of consequences if they do not have a compliant Housing Element by 
the January 31, 2023 deadline. Under legislation enacted in recent years, if a city does not comply 
with State law, a court may limit local land use decision-making authority including the loss of the 
right to approve or deny certain projects. Moreover, California courts are empowered to appoint 
receivers to ensure public agencies are compliant with Housing Element law. Additionally, a city 
without a certified Housing Element can face significant fines and litigation. A jurisdiction that 
does not have a compliant Housing Element by January 31, 2023 will be ineligible for certain state 
grants and will be subject to the “builder’s remedy,” which limits a city’s ability to deny 
applications for new development. And if a jurisdiction does not have a certified Housing Element 
by May 31, 2023, the process to change city regulations to implement Housing Element programs 
must be completed by the accelerated date of January 31, 2024, rather than the 3-year timetable 
provided to compliant jurisdictions. In effect, if a city does not have a plan to accommodate the 
RHNA numbers the State has mandated, other entities such as the State of California, courts, and 
property owners, will decide how the growth will occur. 

Conversely, an HCD-certified Housing Element makes cities eligible for numerous sources of 
funding and grants, such as Local Housing Allocations, Affordable Housing and Sustainable 
Communities Grants, SB 1 Transportation Grants, CalHOME Program Grants, Infill Infrastructure 
Grants, Pro-Housing Designation funding, Local Housing Trust Funds, and Regional 
Transportation Funds (such as MTC’s OneBayArea Grants). As a frame of reference, the City of 
Piedmont receives approximately $250,000 annually in SB 1 funding for roadway and sidewalk 
repairs. 

Income Level # of Units
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 587

92

238

2023-2031 RHNA Allocation

163

94
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Council Direction Regarding Draft Housing Element 
On June 20, 2022, the City Council considered the Draft Housing Element, received a report by 
staff and the consultant team, and received written and verbal public comment from members of 
the Piedmont community. After reviewing the report, presentation, and the public comment, the 
Piedmont City Council directed staff to remove two sites from the sites inventory (Highland 
Strip and the Cory Reich Tennis Center) and requested additional information and revisions to 
the Draft.  

On August 1, 2022, the City Council considered preliminary findings of the analysis requested 
on June 20, 2022 and directed staff to:  

1. Expand the Moraga Canyon Specific Plan study area to include all City-owned
property along Moraga Avenue, including Blair Park, and initiate the planning
process before the end of 2022.

2. Conduct analysis required to redistribute 74 lower-income units from the Civic
Center to 1221 and 1337 Grand Avenue.

3. Conduct analysis to redistribute 18 moderate income units from the Civic Center to
parcels in zones C, D and/or 801 Magnolia Avenue.

4. Conduct analysis to relocate above-moderate income units from 1221 and 1337
Grand Avenue, as needed, to keep building height at or below 5 stories.

5. Maximize total and lower-income ADU count.

DISCUSSION 

As reflected in Attachment A, the following are key proposed revisions which are recommended 
based upon Council’s direction at the August 1, 2022 Council meeting. 

A. Council Directed Revisions

1. Expand the Moraga Canyon Specific Plan study area to include all City-owned
property along Moraga Avenue, including Blair Park, and initiate the planning
process before the end of 2022.

This revision is supported by discussions with HCD and is recommended by staff. Including 
all City owned acreage in Moraga Canyon in the planning area allows for greater flexibility 
and increased opportunity to meet multiple goals and needs. Expanding the planning area gives 
the City the opportunity to study the future transportation and circulation system in the area; 
study the public infrastructure needs, such as any roadways, utilities, and evacuation routes; 
and design solutions to potential environmental impacts, such as wildfire mitigations and safe 
emergency response. The City-owned land in Moraga Canyon would be studied holistically 
through the specific plan process in order to improve access, build new housing, address 
potential hazards, and improve City facilities, while conserving open space and recreational 
amenities. Staff believes this approach results in a more comprehensive and integrated 
approach to land use and emergency preparedness planning in Moraga Canyon. The addition 
of high-level goals to the text describing the specific plan in the draft housing element are 
recommended to outline the issues that must be addressed in the development of the future 
specific plan. The revised sites inventory table holds the total number of units sited in Moraga 
Canyon at 132 units but does shift the income levels associated with those units. The proposed 
revisions to the sites inventory include a heavier reliance on ADUs to satisfy the lower income 
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RHNA category which resulted in a change from 100 lower income housing units to 60 and a 
shift from 32 to 72 above moderate housing units in the Moraga Canyon specific plan area 
with the total remaining at 132. 

2. Conduct analysis required to redistribute 74 lower-income units from the Civic
Center to 1221 and 1337 Grand Avenue.

This revision is supported by the directed analysis and recommended by staff. Analysis 
completed supports redistribution of 74 lower income units in the sites inventory from the 
Civic Center to the two parcels larger than a half-acre on Grand Avenue. This redistribution 
which is reflected in the revised sites inventory table keeps the total number of units sited at 
these two parcels nearly the same but shifts the income level associated with them. The draft 
released in April contained 82 above moderate-income units between these two parcels and the 
proposed revision sites 83 lower income units here. Staff recommends changing the 
affordability category for 41 potential housing units at 1337 Grand Avenue and the 42 potential 
housing units at 1221 Grand Avenue from market-rate to a mix of commercial uses and housing 
units affordable to low and very low incomes. This change is consistent with standards 
established by HCD and State law (AB 2348 and others). As a reminder, property owners are 
not obligated to develop affordable housing nor obligated to redevelop their property.  

3. Conduct analysis to redistribute 18 moderate income units from the Civic Center to
parcels in zones C, D and/or 801 Magnolia Avenue.

Analysis completed does not support siting 18 moderate units sited on 801 Magnolia but does 
support these units in Zones C and D. As part of the analysis to redistribute 18 moderate income 
units from the Civic Center to parcels in zones C, D and/or 801 Magnolia Avenue, EPS 
conducted a feasibility analysis of redevelopment of 801 Magnolia Avenue. The EPS report 
indicates that 801 Magnolia Avenue would only be redeveloped with market-rate housing and 
suggests this is not likely the highest and best use of this City-owned land. With the increased 
density proposed under Housing Element Programs 1.G and 1.H Zones C and D could 
accommodate the 18 moderate income units. However, the revised Sites Inventory reduces the 
buffer of moderate-income units from 59 to 23 rather than siting these 18 units on specific 
parcels.  

4. Conduct analysis to relocate above-moderate income units from 1221 and 1337 Grand
Avenue, as needed, to keep building height at or below 5 stories.

Analysis completed supports relocation of 82 above moderate units originally sited at 1221 
and 1337 Grand Avenue to Moraga Canyon and small Zone D sites on Grand Avenue. In order 
to keep building height at or below 5 stories on Grand Avenue, the recommended proposed 
density in Zone D has been held constant and is now 81 du/acre in the revised sites inventory 
as opposed to 80 du/acre in the original draft. Holding the proposed density change at 81 
du/acre in alignment with maintaining building height at or below five stories, results in the 
need to redistribute the 82 market-rate units originally sited at 1221 and 1337 Grand Avenue. 
The revised sites inventory locates 59 above moderate-income units on lots smaller than ½ 
acre in Zone D along Grand Avenue. The remaining 23 units of above moderate-income are 
now sited in the Moraga Canyon Specific Plan study area.  
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5. Maximize total and lower income ADU count.

Based upon recent ADU production in Piedmont, updated guidance from the Association of 
Bay Area Governments (ABAG) and discussions with HCD, staff recommends increasing the 
total number of ADUs in the sites inventory from 140 to 160 and a redistribution of the income 
categories associated with those ADUs as illustrated below: 

B. Revised Sites Inventory

Based upon Council’s August direction and subsequent analysis, staff recommends a revised
sites inventory table summarized below. In sum, the 74 lower-income units removed from the
City-owned sites in the Civic Center were relocated to two half-acre sites in Zone D on Grand
Avenue. The 82 above-moderate-income unites that were on these two half-acre sites were
redistributed to sites smaller than a half-acre in Zone D along Grand Avenue and to the Moraga
Canyon Specific Plan study area. ADU projections were revised to increase lower-income
ADUs and reduce moderate- and above-moderate-income ADUs. The full revised table can be
found in Attachment B.

The revised sites inventory map associated with recommended revisions is seen on the next page: 

Affordability 
Category Percentage

Number 
of ADUs 

and 
JADUs

Change from 
April 8 Draft 

Housing 
Element

Extremely Low/Very Low 30% 48 41
Low 30% 48 6

Moderate 30% 48 -22
Above Moderate 10% 16 -5

TOTAL 100% 160 +20

Lower Moderate
Above 

Moderate Total
April 8 
Draft Change

ADUs 96 48 16 160 140 20

Vacant Lots (Zones A/E) 57 57 59 -2
Religious Institutions 37 67 104 104 0
City-Owned Civic Center Sites 0 84 -84
Zone D: Mixed Use/Commercial

 Grand Avenue Small Sites 59 59 0 59
1221 Grand Avenue 42 42 42 0
1337 Grand Avenue 41 41 40 1

Highland Avenue 52 52 52 0
Moraga Canyon Specific Plan Study Area 60 72 132 132 0

TOTAL 276 115 256 647 653 -6

Revised Sites Inventory Summary
Comparison to 
April 8 Draft 

Housing Element 
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The pie chart below along with the 
map above, illustrate the geographic 
distribution of the City’s 587 housing 
units allocated by the state.  
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NEXT STEPS 

City staff and consultants recommend that the City Council authorize the City Administrator to 
finalize the revisions to the Draft Housing Element, including the sites inventory, prior to its 
submittal to California HCD for review and to make the Draft consistent with the revisions and 
updates described in this staff report and attachment A. The revised Draft Housing Element and 
any further changes in response to HCD comments will be presented for consideration to the City 
Council prior to final adoption by the City Council. 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

Environmental review for the Housing Element is underway, as the City is performing an Initial 
Study to determine the environmental impact, if any, of the adoption of the Housing Element. 
While the act of directing the submittal of a draft Housing Element would not result in an 
environmental effect, the environmental determination will be provided to the Council and the 
public upon the Council’s consideration of a final Housing Element document.  

CONCLUSION 

The Draft 6th Cycle Piedmont Housing Element for 2023 to 2031, represents a significant 
investment of time and resources of City decision-makers, staff, and the hundreds of community 
members who have participated in public meetings, community workshops, surveys, comment 
letters, and online planning tools. This investment in a thoughtful, inclusive, and open planning 
process is critical to development of an optimal housing plan for Piedmont. Staff recommends that 
the City Council authorize staff to send the draft Housing Element to California Department of 
Housing and Community Development for review with revisions outlined in attachment A, and to 
expedite to the extent possible the review and certification process with the California Department 
of Housing and Community Development (HCD) by making necessary non substantive revisions 
required by HCD. 

ATTACHMENTS 

A Pages 9-21  Recommended Revisions to City of Piedmont Draft 6th Cycle Housing 
Element 

B Pages 23-24 Draft Revised Site Inventory Table 
C Pages 25-28 Resolution Authorizing Staff to Amend, Finalize and submit the City of 

Piedmont’s Sixth Cycle Draft Housing Element to the California Department 
of Housing and Community Development for Review and Certification 

Separate and available on the City website: 

Draft 6th Cycle Piedmont Housing Element 

Economic & Planning Systems, Inc. memorandum on 801 Magnolia Avenue 

August 1, 2022, City Council meeting staff report 
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August 1, 2022, City Council meeting minutes 

June 20, 2022, City Council meeting staff report 

June 20, 2022, City Council meeting minutes 

May 12, 2022, Planning Commission staff report 

May 12, 2022, Planning Commission meeting minutes 

Public Correspondence Received December 16, 2021, to July 31, 2022 

Fair Housing Outreach and Enforcement Report, prepared by Urban Planning Partners 

ABAG Technical Assistance on ADU Income Categories, June 14, 2022 

By: Kevin Jackson, Director of Planning and Building 
Pierce Macdonald, Senior Planner 
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Recommended Revisions to Draft Housing Element – November 15, 2022 

Revision # Description 

1. Revise Appendix B: Housing Capacity Analysis and Methodology and other
sections of the Draft Housing Element to maximize ADU production. Based on
the findings of the additional analysis requested by the City Council at its meetings
on June 20 and August 1, 2022, City staff and consultants recommend revisions to
the sites inventory on pages B-3 to B-4 of Appendix B to maximize the projected
production of new accessory dwelling units (ADUs) and junior accessory dwelling
units (JADUs) in the Draft Housing Element, as well as revisions to associated
sections of the Draft Housing Element.

According to HCD guidance issued in June 2022, the City may project future
production of ADUs and JADUs based on the average rate of production from the 5
years spanning 2018 to 2022. This approach benefits Piedmont because the Piedmont
Building Division has already issued 27 building permits for construction of ADUs
this year, up from 22 in 2021.

The yearly average rate of production updated with the 2018 to 2022 numbers is 18.8
ADUs and JADUs per year. This rate of production times (x) the 8 years in the 6th

cycle Housing Element planning period results in 150 ADUs (which is 10 more
ADUs than the projections used in the April 8 Draft Housing Element).

City staff and consultants also recommend that the City project 10 additional ADUs
beyond the new average rate of production based on the popularity of the City’s
current ADU program, the sharply increasing rate of production since the start of the
ADU incentives program in 2015, and the new housing programs in the Draft
Housing Element to increase the incentives to construct ADUs and JADUs with rents
restricted to lower income households (proposed housing program 3.F, Incentives for
Rent-Restricted ADUs, and others).

In addition, the HCD guidance from June 2022, allows cities, like Piedmont, to use
a safe harbor assumption about the affordability of future ADUs. Because
Piedmont’s demographics are predominantly affluent White and Asian populations
and because these homeowners are likely to rent their ADUs to friends or family
members of the same demographic groups, the City must carefully consider new
programs to make ADUs accessible to all community members regardless of race,
family status, background, disability, and/or income.

The following draft Housing Element housing programs are based on successful
programs used in neighboring jurisdictions in order to make ADUs more accessible
and equitable in affluent areas and to overcome the high cost of ADU construction
for lower income property owners:

3.A, Affordable Accessory Dwelling Unit Public Information Campaign;
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3.B, Increase Number of Legal Accessory Dwelling Units;
3.C, Monitoring Accessory Dwelling Unit Missed Opportunities;
3.D,Monitoring Additional ADU Development Opportunities;
3.E, Affordable Housing Fund;
3.F, Incentives for Rent-Restricted ADUs;
4.C, Building Code Updates and Ongoing Enforcement;
5.B, Shared Housing Matching Services;
5.H, Housing for Extremely Low-Income Individuals and Households;
5.I, Housing for Extremely Low-Income Families; and
7.C, Housing Equity.

In coordination with the ADU programs above (as provided in the Draft Housing 
Element, published April 8, 2022), the following revised Table B-2 of projected 
ADUs in each affordability category (page B-4 of Appendix B) is a recommended 
revision to the April 8 Draft Housing Element: 

Table B-4: Affordability per ABAG ADU Survey (Revised) 

Affordability 
Category 

Percentage Number of 
ADUs and 

JADUs 

Delta Compared 
to April 8 Draft 

Housing Element 
Extremely Low/ 
Very Low 30% 48 +41
Low 

30% 48 +6
Moderate 

30% 48 -22
Above Moderate 

10% 16 -5

Total 
100% 160 +20

2 Revise the Housing Element Sites Inventory (starting page B-11, of Appendix B), 
including the following substantive changes and technical and clerical corrections: 

A. Substantive changes to Table B-9: Draft 6th Cycle Housing Element Sites
Inventory by Income Category and the Sites Inventory Map, as follows:

a. Change the income category for property at 1221 Grand Avenue and
1337 Grand Avenue from above moderate income to lower income.
This report recommends that the City Council direct staff to change
the affordability category for the 41 potential housing units at 1337
Grand Avenue (APN 050455801502) and the 42 potential housing
units at 1221 Grand Avenue (APN 050455701501) from market-rate
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to a mix of commercial uses and housing units affordable to low and 
very low incomes. This change is consistent with standards 
established by HCD and State law (AB 2348 and others). The 
property owner is not obligated to develop affordable housing nor 
obligated to redevelop their property. The Housing Element enables 
development to occur at any affordability level desired by the 
property owner. 

b. Removal of the Corey Reich Tennis Center, Highland Strip, City Hall
and Veterans Hall, and 801 Magnolia Avenue, and redistribute the
housing units.

c. Incorporation of Blair Park area and Moraga Avenue public right-of-
way into the specific plan study area (with associated revisions to
Program 1.L, starting on page 41 of Chapter IV), while decreasing the
number of lower income units from 100 to 60 and increasing the
number of above moderate income units in the specific plan study area
from 32 to 72, for a total of 132 units. The specific plan approach,
outlined in housing program 1.L, would give the City the opportunity
to study the future transportation and circulation system in the area;
study the public infrastructure needs, such as any roadways, bridges,
utilities, and evacuation routes; and design solutions to potential
environmental impacts, such as wildfire mitigations and safe
emergency response.
A key takeaway is that all of the City-owned land in Moraga Canyon
would be studied together in order to improve access, build new
housing, address potential hazards, and improve City facilities, while
conserving open space and recreational amenities.
City staff will remove Blair Park from page B-13 of Appendix B as
an “alternate site” in the sites inventory discussion. Instead, the City
will maintain a list of potential alternate sites. If any site identified for
lower income units in the Housing Element Sites Inventory develops
with fewer units or units in a different income category, then the City
would report the new alternate sites needed to meet the lost lower
income sites in the City’s annual progress report to HCD.

d. Addition of nine (9) new properties along Grand Avenue for a total of
60 units of additional above moderate-income housing. The revisions
to the Draft Housing Element, recommended by City staff after
considering the analysis requested by the City Council at its meetings
on June 20 and August 1, 2022, would add nine properties with lot
sizes smaller than ½ acre to the Housing Element Sites Inventory
tables and map. These properties would have increased development
potential under Housing Element program 1.H Increase Allowances
for Housing in Zone D. Program 1.H would increase the development
potential from 20 dwelling units per acre to 81 dwelling units per acre,
creating a new incentive to redevelop these properties with market-
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rate multifamily and mixed-use multifamily housing.  New objective 
design standards under Housing Element program 4.M Facilitate 
Multi-Family and Residential Mixed-Use Projects by Right Subject 
to Objective Standards (page 59 of Chapter IV) would regulate how 
new development would enhance the architectural character of 
Piedmont neighborhoods and maintain sunlight and privacy of 
adjacent properties. 

B. Changing 139 Lexford from the pipeline project category to vacant site. As
described on pages B-4 and B-5 of Appendix B of the Draft Housing Element,
the new residence proposed for 139 Lexford Road will not be included in the
category of pipeline projects and instead will be included in the vacant land
inventory due to the expiration of the building permit for the prior approved
residence. This property will be transferred to the vacant sites on the sites
inventory for development of one single-family residence.

C. Like the clerical correction above, the Draft Housing Element, published
April 8, 2022, will be revised to change property at 275 Sandringham Road
from the religious institution category to a vacant site, as it is zoned single-
family residential and is not developed with dwelling.

D. Clarifying that property on Nace Avenue is no longer a vacant site as it was
merged with a neighboring property.

E. Clarifying the lot size and Assessor Parcel (APN) information regarding
vacant properties associated with 280 Indian Road.

F. Miscellaneous corrections to lot size information, address, APN number, and
other clerical information, as needed.

3. Revise Housing Element program 1.H Increase Allowances for Housing in Zone
D to Increase Residential Density to 81 dwelling units per acre. Based on the
findings of the further analysis requested by the City Council at its meetings on June
20 and August 1, 2022, City staff recommends increasing the proposed increased
residential density in Zone D from proposed 80 to 81 dwelling units per acre.
Program 1.H would be amended as follows (change shown in bolded and underlined
font),

1.H Increase Allowances for Housing in Zone D. The Piedmont Zoning
Ordinance was amended in December 2013 (effective 1/1/14) and updated in
2017 to allow multi-family housing in the Commercial Zone (Zone D) when
incorporated as a component of a mixed-use project at densities up to 21units
per acre. This amendment created an opportunity for residential additions
above stores or offices. For residential uses in Zone D, the City requires one
parking space for a studio or one-bedroom dwelling unit, one and a half
spaces per each two-bedroom dwelling unit, and two spaces for each dwelling
unit with three bedrooms or more (accessory dwelling units do not require
parking in Piedmont). The City considers requests for parking variances on a
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case-by-case basis, depending on the physical conditions of each site, health, 
and public safety in the surrounding neighborhood, and whether the required 
parking would cause an unreasonable hardship in planning, design, or 
construction of the parking space. As required by State law, density bonuses 
would be allowed for projects incorporating affordable units.  
Since the Ordinance was amended, the City has not seen redevelopment of 
any commercial properties in Zone D. To help facilitate mixed-use 
redevelopment to achieve the City’s RHNA, the City will amend the Zoning 
Ordinance to allow residential densities up to 80 units 81 units per acre in 
Zone D, remove the Conditional Use Permit requirements for multi-family 
development in Zone D, and relax parking, setback, and lot coverage 
requirements in Zone D. The City will also consider waiving ground floor 
commercial in Zone D for nonprofit affordable housing as an incentive. The 
City has set a target of producing 194 multi-family or mixed use units in Zone 
D by the close of the planning period (January 31, 2031).  
• Objective: To facilitate redevelopment of commercial sites in Zone D for
mixed use and multi-family development, including new mixed-use projects
on underutilized commercial sites and the addition of residential units to
existing commercial structures
• Timeframe: Zoning amendment completed within 3 years of Housing
Element adoption. Ongoing coordination with property owners.
• Responsible Agency: Planning & Building Department with direction from
the City Council and Planning Commission.

4 Make technical clarification to B.2.5 (starting page B-8, of Appendix B), 
describing the suitability of nonvacant sites. The description of properties included 
in the sites inventory for the low and very low-income category, as described in part 
B.2.5, page B-8 of Appendix B of the Draft Housing Element shall be revised to read
in its entirety as follows (change shown in bolded and underlined font),

“B.2.5 Suitability of Nonvacant Sites  

Since residential land in Piedmont is generally built out, the sites inventory 
includes nonvacant sites. Nonvacant sites are relied on to accommodate more 
than 50 percent of the City’s lower income RHNA. Therefore, the City 
conducted an analysis to determine if substantial evidence exists to support 
the premise that housing can be accommodated on these sites and/or existing 
uses on these sites will be discontinued during the planning period (2023-
2031). Nonvacant parcels primarily include relatively large properties 
(over 0.5 acres) irrespective of current use, underutilized sites with surface 
parking and commercial buildings where the existing uses are of marginal 
economic viability, or the structures are at or near the end of their useful life. 
Screening for potential sites considered market conditions and recent 
development trends throughout the Bay Area and the State and utilized 
conservative assumptions in projecting units well below observed densities 
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for residential and mixed-use projects.” 

5 Correct text under Regional Resources section on page 24 of the Draft Element 
that the funds provided by Measure A1 are a low-interest loan. The Regional 
Resources information on page 24 of the Draft Housing Element will be revised to 
read in its entirety as follows (changes shown in bold and underlined font):  

“Regional Resources - Alameda County 

• Measure A1: Measure A1 is a low-interest loan program funded through
a countywide parcel tax and administered by the Alameda County
Department of Housing and Community Development (Alameda HCD). In
2016, Alameda County residents voted to adopt Measure A1, a $580 million
property tax revenue bond for affordable housing. The City’s Measure A-1
allocation ($2.2 million) project application was originally set to be approved
by the County of Alameda by December 31, 2021, with the funds be spent
within 5 years after the application is approved. City staff have received an
extension of the application deadline to December 2024.”

6 Revise the description of sustainability programs on page 32 of the Draft 
Element that Reach Codes apply to detached accessory dwelling units. The 
description of sustainability programs on page 32 of the Draft Housing Element shall 
be revised to read as follows (change shown in bolded and underlined font)  

“An implementing policy of CAP 2.0 is to monitor effectiveness of policies 
on greenhouse gas (GHG) emissions. The GHG inventory was last updated 
in 2021. Piedmont's municipal and residential accounts were enrolled into 
EBCE’s 100% renewable energy plan in November of 2018. The City and its 
residents being enrolled into a 100% renewable energy plan helps to reduce 
GHGs emissions the City produces; therefore, making significant steps 
towards reaching the CAP 2.0 objectives. The City of Piedmont has adopted 
Reach Codes which require all new detached dwelling units to be electric 
and requires energy improvements at certain building permit cost and size 
thresholds. Other conservation programs available on a regional, State, and 
federal level are described below.” 

7 Clarify Housing Element program 1.J related to implementation of SB 9 and 
implementation timeframe. Clarification of program 1.J SB 9 Facilitation 
Amendments that the program’s goal is to encourage development of up to 4 units 
on single-family parcels and target implementation of SB 9 earlier in the planning 
period. The description of program 1.J, SB 9 Facilitation Amendments, on page 40 
of the Draft Housing Element shall be revised to read as follows (change shown in 
bolded and underlined font): 

“1.J SB 9 Facilitation Amendments 
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Senate Bill (SB) 9, adopted in 2021, requires proposed housing developments 
containing no more than two residential units within a single-family 
residential zone to be considered ministerially, without discretionary review 
or hearing, if the proposed housing development meets certain criteria. SB 9 
also requires local agencies to ministerially approve a parcel map for an urban 
lot split subject to certain criteria. The goals of the City’s program to 
implement SB 9 are to encourage development of up to four units in 
single-family zoning districts like Piedmont’s Zone A and Zone E… 

Timeframe: 
o Adopt objective design standards for SB 9 properties by mid 2025 2023.
o Amend the Zoning Ordinance to encourage large lots splits under SB 9
by early 2027 2024.
o Develop SB 9 factsheets and FAQs by mid 2026 2024.”

8 Revise program 1.E to make a technical clarification that ADUs required in new 
single-family development through program 1.E (page 38, Section IV) would 
only apply to properties of a certain size threshold. In making this revision, New 
Housing Program 1.E, Require ADUs for New Single-Family Residence 
Construction, shall be revised to read as follows (change shown in bold and 
underlined font): 

“ In order to increase the production of ADUs, the City will amend the Zoning 
Ordinance to require the construction of an ADU or JADU with the 
construction of a new residence, whether on vacant property or on any 
property that is proposed to be redeveloped, when the property meets 
certain size thresholds to be established in the implementing ordinance. 
As part of the Program, the City will study and develop an alternative which 
will allow an in-lieu fee to fund City affordable housing programs, including 
Programs 3.E and 3.F…”  

9 Revise Chapter IV to add a new program 1.Q to develop a local density 
bonus to incentivize the development of affordable housing units. On May 
12, 2022, the Planning Commission considered the Draft Housing Element and 
recommended a substantive revision to create a Piedmont-specific density 
program to encourage affordable housing and any other City goals, pursuant to 
State law.  The text of the new housing program would read as follows: 

1.Q: New Housing Program 1.Q – Density Bonus Ordinance. Consider
development of a local density bonus ordinance that is inclusive of State of
California density bonus incentives and considers local goals for affordable
housing above the minimum requirements of State density bonus law.

10 Revises program 3.E “Affordable Housing Fund” so that the fund would 
benefit all housing types. On May 12, 2022, the Planning Commission 
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considered the Draft Housing Element and recommended a substantive revision 
to new housing program 3.E, Affordable Housing Fund (page 50), to provide 
additional flexibility in the types of programs funded by a future Piedmont 
Affordable Housing Fund to read as follows (changes shown in bold and 
underlined font). 

“The City will create a Piedmont affordable housing fund to receive 
philanthropic donations, in-lieu fees, and other sources of funding. These 
funds could be used for affordable housing programs including a loan 
program for ADUs with Habitat for Humanity or other programs for other 
affordable housing types. The affordable housing fund could be 
administered by a non-profit affordable housing developer, such as Habitat 
for Humanity or other entity, to make low-interest loans (e.g., 4% interest 
rate) available to low or moderate-income property owners (e.g., up to 
$135,650 for a household of three people), with a focus on members of 
protected classes. Loans could be made available for the construction of new 
ADUs, and Junior ADUs, and/or other small housing units with occupancy 
restricted to very-low-income (31% to 50% AMI) and extremely-low-income 
(30% or less of AMI) residents for a minimum period of 15 years.  

The City is targeting supporting approximately 10 new income-restricted 
ADUs and/or Junior ADUs (JADUs) or other housing types during the 
planning period. The Program could be extended to property owners with 
above moderate incomes with additional funding sources, such as fund-
raising efforts, philanthropic contributions, or grant funding.  

• Objective: Investigate Affordable Housing Fund for the construction
of new ADUs and Junior ADUs and other affordable housing types
with occupancy restricted to very-low-income (31% to 50% AMI)
and extremely-low-income (30% or less of AMI) residents for a
minimum period of 15 years.

• Timeframe: Meet with City Council in 2022 to discuss potential risks
and opportunities.

• Responsible Agency: Planning & Building Department, City Council.

11 Revise Program 1.L (starting on page 41 of Chapter IV) to outline the goals for 
the Moraga Canyon specific plan study area. After completing the analysis 
requested by the City Council at its meetings on June 20 and August 1, 2022, City 
staff and consultants continue to recommend a substantive change to the text 
describing the planned specific plan area in New Housing Program 1.L to include 
high-level goals. These goals are recommended to outline the issues that must be 
addressed in the development of the future specific plan, as shown below (new text 
in bold and underlined font). 

“The goals of the specific plan are as follows. The first goal is to 
enable construction of housing in the range of  92 to 132 units, 
on portions of the site totaling approximately 3.5 acres of land, 
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yielding a minimum of 60 units of housing affordable to 
households earning less than 80% of the area median income 
(AMI) and 72 units affordable to households more than 80% of 
the AMI.  

In addition, specific plan goals include improved safety. New 
habitable structures shall be built to meet fire code 
requirements for Wildland Urban Interface Areas.  

The specific plan must include replacement and/or 
modernization of existing Public Works Department facilities, 
offices, storage areas, vehicle storage areas, etc. so that service 
capacity is maintained or increased, and so that the facilities 
meet current building and fire code requirements.  

The specific plan must include recreation facilities, including 
but not limited to an under-14 soccer field, youth 
baseball/softball field, batting cages, artificial field turf, 
ballfield seating, a skate spot, a picnic area, and parking for 
these facilities. 

The specific plan must provide all public utilities to new 
housing and all City facilities to be constructed within the 
specific plan area in a manner consistent with public safety 
standards and Piedmont Climate Action Plan goals and 
programs. 

The specific plan must include improvements to pedestrian and 
vehicular circulation, as determined necessary by the City 
Engineer to provide safe pedestrian, bicycle, and motor vehicle 
movements, provide safe evacuation routes, and provide 
optimal emergency response.  

The goals of the specific plan include a comprehensive 
landscape plan for areas planned for development. The 
landscape plan shall prioritize to the extent practicable: fire 
safety; and the preservation of significant open space, scenic 
views, and native and heritage trees.” 

12 Revise Section B.2.3 (Appendix B) to better describe and establish realistic 
capacity for sites designated for multi-family housing in the sites inventory. 
The text in Section B.2.3 (page B-5) shall be revised to include a detailed description 
of the methodology to establish realistic capacity, including a minimum of five 
examples of properties in the vicinity of Piedmont, such as Il Piemonte at 4395 
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Piedmont Avenue in Oakland, which developed at 80% or more of the allowed 
residential density. The new text shall read, as follows (new text in bold and 
underlined font): 

“The City's Site Inventory conservatively assumes a "realistic capacity" 
of 80 percent of the maximum allowed density (i.e., a 20 percent 
reduction) for multi-family and mixed-use zones in order to account for 
potential development constraints, such as building code and zoning 
standards that limit the maximum building size and shape in order to 
have sufficient corridors, roof slopes, mechanical spaces, minimum 
separations between buildings, and other considerations. 
The methodology for estimating the realistic capacity for the Housing 
Element Site Inventory is based on the following: best practices; a 
market understanding of the developer preference to optimize 
development potential as much as possible on a given site, given land 
costs; capacity estimates utilized in prior housing element cycles; the 
experience of other jurisdictions in analyzing realistic capacity; and 
comparable developments that have occurred in and near Piedmont. For 
example, Il Piemonte, a 26-unit, market rate mixed-use project, located 
just outside of Piedmont on Piedmont Avenue, is developed at 87 units 
per acre, which utilizes 100 percent of the allowed capacity of the CN-1 
zoning district in Oakland, without any  affordable housing density 
bonus. 

While there is also significant regional evidence pointing to projects 
achieving densities greater than 100 percent by utilization of State 
density bonus incentives, HCD does not allow cities to project unit 
potential produced through the density bonus in the Housing Element. 
Therefore, the City maintains a conservative approach to estimating 
realistic density and realistic capacity. 
The following additional examples of projects in Alameda County and 
near Piedmont were built at 80 percent or more of their allowed 
capacity… (placeholder - to be provided prior to submittal to HCD)” 

13 Add a new Housing Element program 1.R. Per Govt. Code Sec. 65583.2(h) and 
(i), addition of a new housing program 1.R Lower-Income Sites Modifications to 
Address Shortfall Program to Address Affordable Housing in Short-term. City 
staff and consultants recommend the following approach to address requirements for 
affordable housing in the short-term in compliance with State law. In order to address 
a possible shortfall of adequate sites to accommodate the housing units specified to 
meet the low and very-low income RHNA, pursuant to Government Code 65583.2, 
subdivision (h) and (i), during the time period in which the City undertakes necessary 
zoning amendments to increase permitted density in Zone B and Zone D, the Draft 
Housing Element would be revised prior to submission to California HCD to include 
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a new housing program in Section IV (page 44). Section IV, Housing Plan, of the 
Housing Element would be updated to include a new program, Program 1.S, under 
Goal 1, “New Housing Construction” to read as follows: 

Program 1.R Lower-Income Sites Modifications to Address 
Shortfall. Consistent with California Government Code Section 
65583.2(h) and (i), lower-income sites identified for zoning 
amendments in the Site Inventory will also be modified to: 
• Allow owner-occupied and rental multi-family use by-right

for developments in which 20 percent or more of the units are
affordable to lower-income households;

• Accommodate a minimum of 16 units per site;
• Establish a minimum density of 20 units per acre; and
• Require residential use occupancy of at least 50 percent of the

total floor area of any mixed-use project on these sites.
• Objective: Accommodate the lower income shortfall as

required by Government Code Section 65583.2(h) and (i).
• Timeframe: Amend the Zoning Ordinance as described above

by early 2024.
• Responsible Agency: Planning and Building Department, City

Council.

14 Revise Housing Element Section F.2.1 to include recently released data on fair 
housing services. Fair Housing Outreach and Enforcement. The City of Piedmont 
actively works to eliminate possible racism and discrimination in City policies, laws, 
and behaviors in government and in the community. Staff recommends a clarification 
to the text and Appendix F of the Draft Housing Element prior to submission to 
California HCD to reflect additional data received after release of the Housing 
Element in April 2022.  

Section F.2.1 of the Public Review Draft Housing Element, titled “Fair Housing 
Outreach and Enforcement” (page F-3) shall be amended to read in part (proposed 
edit in bold and underlined): 

“The Eden Council for Hope and Opportunity (ECHO Housing) 
provides fair housing services to urban and unincorporated areas 
of Alameda County. Equal housing access is their primary service 
component. According to 2019 ECHO Housing data, Piedmont 
accounted for less than one percent of alleged housing 
discrimination complaints from 2015 to 2019 with most 
complaints occurring in Oakland followed by the City of Alameda 
during this time. These complaints within the County were mostly 
related to the protected classification of disability at about 37 
percent, next was the protected classification of race at about 31 
percent, the category of “Other” at approximately 15 percent, and 
the classification of familial status was fourth at about 7 percent. 
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According to ECHO Housing, Piedmont had one fair housing 
complaint from 2016-2021 (a disability complaint in 2021), 
which resulted in education being provided to the landlord to 
settle the matter. No attorney was needed for resolution of the 
complaint in question. 

15 Revise Housing Element programs (Chapter IV) to clarify the policy nature of 
the Housing Element. City staff and consultants recommend a series of revisions to 
the text of the Draft Housing Element to clarify the intent of the housing programs 
and the implementation steps that City staff will take post-adoption of the Housing 
Element related to housing programs 1.D, 1.F, 1.G, 1.H, 1.I, 1.J, 1.P, 4.M, 4.Q, and 
4.T (pages 34 to 67).  The intention of these recommended revisions is to clarify that
while the City is stating its intention to take future actions, the terms and conditions
of the future housing programs are still undecided, and the programs will not be
established in the City Code until future steps are taken.  For example, all
implementation actions should be revised to state that implementation post-adoption
of the Housing Element will be performed by City staff at the direction of the City
Council.

16 Revise Quantifiable Objectives Table IV-1 to better project into the future the 
number of housing units resulting from Housing Element programs. City staff 
and consultant recommend a substantive revision to the Draft Housing Element 
regarding quantifiable objectives.  

Quantifiable objectives are separate and distinct from the consideration of the sites 
inventory. Quantifiable objectives are not used to satisfy the RHNA. Only the sites 
inventory can be relied upon to satisfy the RHNA. It is an opportunity to set 
benchmarks for the City to evaluate the effectiveness of new housing programs. 
There is no legal requirement that a city’s quantifiable objective match the RHNA.  

Staff recommends revisions to Section IV of the Draft Housing Element, 
Quantifiable Objectives, to enumerate the planned number of housing units 
associated with new housing programs. The intention is to provide the City Council 
with benchmarks to evaluate the success of housing programs in the future.  

As recommended by staff, the Draft Housing Element would be revised prior to 
submission to California HCD to expand the quantifiable objectives in part IV.B and 
Table IV-I, according to the income categories in the RHNA.  The City would modify 
Section IV, Housing Plan, of the Public Review Draft Housing Element (pgs. 35 to 
77) to replace the existing Table IV-1 published in the Draft Housing Element with
quantified objectives for certain programs, as identified in the table below:
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Revised Table IV-1: Quantified Objectives 

Program 
# 

Program Name Quantified Objective Notes 
Extremely 
Low 
Income 

Very 
Low 
Income 

Low 
Income 

Moderate 
Income 

Above 
Moderate 
Income 

Total 

1.B Market-rate ADUs 20 46 46 16 90 

1.D Religious Affiliated 
Housing 

70 30 

1.E Inclusionary ADUs 10 10 

1.F Zone B Changes  25 25 15 15 80 
1.G Zone C Changes  15 15 
1.H Zone D Changes  20 20 43 60 85 
1.J Implementation SB 9 20 20 40 

1.L Specific Plan 20 20 20 72 92 

1.M Mobile and 
Manufactured Homes 

5 5 

2.A CDBG Rehabilitation 4 4 8 

3.B Legalize Unpermitted 
ADUs 

17 17 

3.D ADU Missed 
Opportunities 

10 10 

3.E Affordable Housing 
Fund 

2 3 5 10 

3.F Incentives Affordable 
ADUs 

5 5 5 5 35 

4.M Objective Design 
Standards 

10 15 15 10 50 

5.H Single-Room 
Occupancy 

5 5 10 

5.K Supportive Housing 3 3 5 

Total 90 116 153 207 188 754 
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APN Address Current Use Site Size 
(Acres) General Plan Zone Max Density Proposed 

Density 
Existing 

Units
Units 

(realistic) Income Category Infrastructure In Previous? 
(Y/N)

050 457100101 MORAGA AVE at Pala Vacant 0.21 Residental* A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 457905601 1 ABBOTT WAY Vacant 0.13 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

050 457902001 MORAGA AVE owned by 
261 Scenic Vacant 0.15 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

050 457904300 14 NELLIE AVE Vacant 0.27 Residental A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

050 457903300 1 MAXWELTON RD Vacant 0.26 Residental A 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

050 460104400 279 SCENIC AVE Vacant 0.29 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 460102003 162 SCENIC AVE Vacant 0.16 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 460101802 156 SCENIC AVE Vacant 0.09 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 462104601 538 BLAIR AVE Vacant 0.13 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 470000500 415 PACIFIC AVE Vacant 0.60 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 469900902 551 MOUNTAIN AVE Vacant 0.17 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 471302300 14 LITTLEWOOD DR Vacant 0.83 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 455104100 NACE AVE Vacant 0.21 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 455001500 HOWARD AVE Vacant 0.11 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 092801301 KINGSTON AVE Vacant 0.12 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 470104603 43 BELLEVUE AVE Vacant 0.26 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N

050 092800400 770 KINGSTON AVE Vacant 0.19 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 480300101 70 SOTELO AVE Vacant 1.06 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 469301000 780 HIGHLAND AVE Vacant 0.11 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 480201300 17 GLEN ALPINE RD Vacant 0.47 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N

051 472800104 26 SEA VIEW AVE Vacant 0.39 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 467603400 148 HAZEL LN Vacant 0.21 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 480201600 INDIAN GULCH RD Vacant 0.26 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N

051 472800503 GLEN ALPINE RD Vacant 0.13 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 466801934 REQUA PL Vacant 0.26 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

051 472800502 GLEN ALPINE RD Vacant 0.71 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 472800401 26 SEA VIEW AVE Vacant 0.71 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 472800604 74 SEA VIEW AVE Vacant 0.75 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 
extension needed N

051 473602307 WILDWOOD AVE Vacant 0.27 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 472802100 5 HAMPTON RD Vacant 0.53 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 472802000 5 HAMPTON RD Vacant 0.55 Residential E 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482600600 HUNTLEIGH RD Vacant 0.32 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 473602301 370 WILDWOOD AVE Vacant 0.11 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482600700 145 LEXFORD RD Vacant 0.30 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 473300702 WILDWOOD GARDENS Vacant 0.17 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 473301800 WISTARIA WAY Vacant 0.32 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 481900100 490 HAMPTON RD Vacant 0.20 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 481902000 440 HAMPTON RD Vacant 0.20 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 473200400 117 WOODLAND WAY Vacant 0.20 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

051 473600202 85 WILDWOOD 
GARDENS Vacant 0.37 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate water/sewer 

extension needed N

050 086000400 1069 WINSOR AVE Vacant 0.19 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 473902100 OAK RD Vacant 0.31 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482003300 PARK BLVD Vacant 0.37 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482003500 PARK BLVD Vacant 0.37 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 481801600 111 SANDRINGHAM RD Vacant 0.21 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N

Copy of LWC_Piedmont_HEU_HCD_SitesInventory_102822.xlsx
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051 474502907 PORTAL AVE Vacant 0.31 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482003700 PARK BLVD Vacant 0.46 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 481302200 ST JAMES DR Vacant 0.14 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 481201700 SANDRINGHAM RD PGE Site 0.27 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 480901900 22 VALANT PL Vacant 0.19 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 480901002 50 ST JAMES PL Vacant 0.14 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482800703 280 INDIAN RD Vacant 0.36 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482801003 280 INDIAN RD Vacant 0.23 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482800904 280 INDIAN RD Vacant 0.23 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 478600800 62 FARRAGUT AVE Vacant 0.24 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 480303700 403 HAMPTON RD Vacant 0.23 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
051 482600900 139 LEXFORD Vacant 0.29 Residential A 1 unit per lot 1 unit per lot 0 1 Above Moderate N
050 462401000 333 HIGHLAND AVE Commercial 0.22 mixed use D 20 du/ac 81 du/ac 0 14 Above Moderate N
050 462401100 333 HIGHLAND AVE Commercial 0.07 mixed use D 20 du/ac 81 du/ac 0 5 Above Moderate N
050 462401200 345 HIGHLAND AVE Commercial 0.15 mixed use D 20 du/ac 81 du/ac 0 10 Above Moderate N
050 462300602 356 HIGHLAND AVE Commercial 0.28 mixed use D 20 du/ac 81 du/ac 0 18 Above Moderate N

050 462300500 356 HIGHLAND AVE 
(terrace) Commercial 0.04 mixed use D 20 du/ac 81 du/ac 0 2 Above Moderate N

050 455700200 1333 GRAND AVE Commercial 0.14 mixed use D 20 du/ac 81 du/ac 0 9 Above Moderate N
050 455700401 1331 GRAND AVE Commercial 0.14 mixed use D 20 du/ac 81 du/ac 0 9 Above Moderate N
050 455700500 1327 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 455700600 1321 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 455700700 1311 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 455700800 1243 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 455700900 1239 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 455701000 1235 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 2 5 Above Moderate N
051 463801501 1246 GRAND AVE Single Family 0.11 mixed use D 20 du/ac 81 du/ac 1 6 Above Moderate N
050 457901900 MORAGA AVE Blair Park 3.73 Parks and Private Open Space B 5 du/ac TBD/SP 0 Above Moderate N
050 457908000 MORAGA AVE Blair Park 1.12 Parks and Private Open Space B 5 du/ac TBD/SP 0 Above Moderate N
048A700200303 898 RED ROCK RD Corporation Yard 11.90 Parks and Private Open Space B 5 du/ac TBD/SP 0 72 Above Moderate N

Subtotal Above Moderate 237
048A700200303 898 RED ROCK RD Corporation Yard 11.90 Parks and Private Open Space B 5 du/ac TBD/SP 0 30 Lower N
050 457906100 643 MORAGA AVE Corporation Yard 1.50 Parks and Private Open Space B 5 du/ac TBD/SP 0 30 Lower N
051 482001118 5201 PARK BLVD Houses of Worship 2.22 Residential/House of Worship A 1 unit per lot 21 du/ac 0 37 Lower N
050 455801502 1337 GRAND AVE Commercial 0.63 mixed use D 20 du/ac 81 du/ac 0 41 Lower N
050 455701501 1221 GRAND AVE Commercial 0.65 mixed use D 20 du/ac 81 du/ac 0 42 Lower N

Subtotal Lower 180
050 092700403 OLIVE AVE Houses of Worship 0.16 Residential/House of Worship A 1 unit per lot 21 du/ac 0 3 Moderate N
050 092700500 OLIVE AVE Houses of Worship 0.08 Residential/House of Worship A 1 unit per lot 21 du/ac 0 2 Moderate N
050 092700600 OLIVE AVE Houses of Worship 0.08 Residential/House of Worship A 1 unit per lot 21 du/ac 0 2 Moderate N
050 092700700 OLIVE AVE Houses of Worship 0.08 Residential/House of Worship A 1 unit per lot 21 du/ac 0 2 Moderate N
050 092701300 OAKLAND AVE Houses of Worship 0.08 Residential/House of Worship A 1 unit per lot 21 du/ac 0 1 Moderate N
051 481201110 4925 PARK BLVD Houses of Worship 1.49 Residential/House of Worship A 1 unit per lot 21 du/ac 0 25 Moderate N
051 463603500 1300 GRAND AVE Houses of Worship 0.40 Residential/House of Worship A 1 unit per lot 21 du/ac 0 7 Moderate N
050 462300400 400 HIGHLAND AVE Houses of Worship 1.49 Residential/House of Worship A 1 unit per lot 21 du/ac 0 25 Moderate N

Subtotal Moderate 67
TOTAL 484

TBD w/ 
Specific Plan
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RESOLUTION No.____ 

A RESOLUTION AUTHORIZING STAFF TO FINALIZE AND SUBMIT THE CITY OF 
PIEDMONT’S SIXTH CYCLE DRAFT HOUSING ELEMENT TO THE CALIFORNIA 
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT FOR REVIEW 

AND CERTIFICATION 

WHEREAS, enacted in 1969, the State of California housing element law, as set forth in 
Government Code §§ 65302 and 65580, et seq., requires all cities and counties in California to 
prepare detailed plans to meet the housing needs of everyone in the community, and requires cities 
and counties to obtain California Department of Housing and Community Development (CA 
HCD) certification of each Housing Element; and 

WHEREAS, Piedmont’s prior Housing Element was last certified by CA HCD in 2014, and 
Government Code section 65588 requires local agencies to update their housing element at least 
every eight years; and 

WHEREAS, in February 2021, the City Council established a Housing Advisory Committee to 
provide feedback on fair housing issues and on the conduct of the next Housing Element update; 
and 

WHEREAS, the Association of Bay Area Governments (ABAG) adopted a final methodology 
and Regional Housing Needs Allocation (RHNA) for every local government in the Bay Area 
Region in May 2021, and the RHNA assigned to Piedmont was 587 new housing units across 
various income categories; and 

WHEREAS, on May 3, 2021, the City Council approved a contract with Lisa Wise Consulting, 
Inc. (LWC), to prepare the next Housing Element update in conformance with State of California 
6th housing element cycle requirements, and in July 2021, LWC representatives began stakeholder 
interviews; and 

WHEREAS, the City has undertaken an innovative and robust public engagement process, using 
a wide variety of media and formats, in support of the Housing Element update process; and 

WHEREAS, in March 2021, City of Piedmont launched a citywide Fair Housing Community 
Survey, a citywide postcard mailing, an interactive pinnable mapping tool (Social Pinpoint 
software), and Piedmontishome.org, a fair housing website and clearinghouse for Housing 
Element information, updates, and resources for community members; and  

WHEREAS, in September 2021, the Planning Commission and the Housing Advisory Committee 
held a joint meeting to receive information about the requirements for Housing Elements and fair 
housing law, in September 2021, City decision-makers and staff participated in person at Piedmont 
community events to increase public awareness of the Housing Element process, and City staff 
hosted the Housing Element Community Workshop #1 on December 2, 2021, at which 80 people 
attended; and 
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WHEREAS, public engagement continued in 2022, as follows: in March 2022, the City installed 
30 publicity banners for the Housing Element update on Grand Avenue, Highland Avenue, and 
Moraga Avenue with Piedmontishome.org website information and text inviting the broader 
Piedmont community to participate in the Housing Element update; and a few days later, the City 
hosted the second Housing Element Community Workshop #2, at which the City launched the 
web-based Piedmont Housing Puzzle, a community planning tool with opportunities to comment 
on potential sites and allocate the RHNA housing units to selected sites and at various residential 
densities, and at which 73 people attended, and there were 1,050 new online sessions using the 
Piedmont Puzzle tool; and 
 
WHEREAS, public engagement conducted for the Housing Element update has included regular 
news stories in local media, email newsletters to over 4,000 email subscribers, emails to the School 
District employees and City employees (Piedmont’s largest employers), correspondence with 
Piedmont religious institutions, meetings with property owners in Zones A, B, C, and D, regular 
updates at public meetings of the Planning Commission, and posters at local businesses; and 
 
WHEREAS, on April 8, 2022, the Draft 6th Cycle Piedmont Housing Element (“Draft Housing 
Element”) was published to the City of Piedmont homepage and the City’s housing website, 
Piedmontishome.org; and 
 
WHEREAS, on March 15 and April 19, 2022, the Housing Advisory Committee met to consider 
the progress of the Draft Housing Element; and 
 
WHEREAS, on May 4, 2022, City staff and the consultant team presented the Draft Housing 
Element at a regular meeting of the Park Commission, and on May 18, 2022, City staff and the 
consultant team presented the Draft Housing Element at a regular meeting of the Recreation 
Commission; and  
 
WHEREAS, on May 12, 2022, the Planning Commission held a special public meeting to consider 
a recommendation to the City Council for the Draft Housing Element, and the Commission 
received a presentation by staff and the consultant team, received written and verbal public 
comment provided before and at the meeting, and at the conclusion of the meeting adopted a 
motion recommending City Council authorize staff to send the Draft Housing Element to 
California Housing and Community Development for its review, as well as recommending certain 
revisions to the text of the Draft Housing Element; and 
  
WHEREAS, on June 7, 2022, City staff hosted a virtual public forum, called the Housing Element 
Town Hall, to answer questions and take public comment on the Draft Housing Element; and 
 
WHEREAS, the City has begun the preparation of an Initial Study pursuant to the California 
Environmental Quality Act (CEQA) that will study potential environmental impacts of the Draft 
Housing Element; and 
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WHEREAS, at a regular meeting on June 20, 2022, the City Council considered the Draft Housing 
Element and the Planning Commission’s recommendations thereto, received a report by staff and 
the consultant team, and received written and verbal public comment from members of the 
Piedmont community, and, after reviewing the report, presentation, and all testimony and 
documentation submitted in connection with public comment, the Piedmont City Council directed 
staff to make revisions and provide further information to the Council; and 

WHEREAS, during the week of July 25, 2022, City staff mailed an informational postcard to 
every property in Piedmont to publicize the Housing Element Update, including upcoming public 
meetings and information available on the fair housing website, Piedmontishome.org; and 

WHEREAS, at a regular meeting on August 1, 2022, the City Council considered preliminary 
findings of the analysis requested on June 20, 2022, received a staff report, and received written 
and verbal communication from members of the Piedmont community, and after reviewing the 
report, presentation, and any and all testimony and documentation submitted in connection with 
public comment, the Piedmont City Council directed staff, as follows:  

1. Expand the Moraga Canyon Specific Plan study area to include all City-owned 
property along Moraga Avenue, including Blair Park, and initiate the planning 
process before the end of 2022.  

2. Conduct analysis required to redistribute 74 lower-income units from the Civic 
Center to 1221 and 1337 Grand Avenue.  

3. Conduct analysis to redistribute 18 moderate income units from the Civic Center to 
parcels in zones C, D and/or 801 Magnolia Avenue. 

4. Conduct analysis to relocate above-moderate income units from 1221 and 1337 
Grand Avenue, as needed, to keep building height at or below 5 stories.  

5. Maximize total and lower income ADU count.  

WHEREAS, on August 18, 2022, City staff hosted an information session, entitled “Housing 
Element 102,” in the City Council Chambers and in the Zoom virtual meeting format, and hosted 
a Housing open house in the City Hall courtyard; and 

WHEREAS, on November 9, 2022, City staff hosted a Housing Element open house at 
Community Hall, which was widely publicized in local news media, at which approximately 40 
people participated; and 

WHEREAS, the City Council considered the Draft Housing Element at a special meeting on 
November 15, 2022, received a report by staff and the consultant team, and received written and 
verbal public comment from members of the Piedmont community, and, after reviewing the report, 
presentation, and any and all testimony and documentation submitted in connection with public 
comment, the Piedmont City Council finds: 

1. The public engagement conducted for the Draft Housing Element has successfully reached 
broad segments of the Piedmont community, including residents in affected neighborhoods 
and people working, attending school, and visiting Piedmont from other areas. 

Agenda Report Page 27
Attachment C 

Resolution to Amend and Submit HE



 
 

2. The Draft Housing Element presents a reasonable and equitable approach to work with the 
private sector to enable the construction of new housing to meet the Regional Housing 
Needs Allocation of 587 new housing units in all income categories. The Draft Housing 
Element includes an additional 57 housing units beyond the 587 housing units required by 
the RHNA to ensure that the City reaches the RHNA goal, as CA HCD requests such a 
buffer. 

3. The Draft Housing Element presents a thoughtful and careful consideration of the potential 
obstacles to growth in Piedmont and presents new policies and programs to consider 
removal or reduction of these obstacles. 

4. The Draft Housing Element utilizes a sufficient realistic capacity for growth projections by 
using an 80% cap on projected growth, resulting from Draft Housing Element policies and 
programs, and by including a  9.7% buffer of surplus units above the RHNA of 587 housing 
units (57 housing units). 

5. The Draft Housing Element affirmatively furthers fair housing by providing sites, policies, 
and programs that assure households of all incomes and social and racial backgrounds have 
access to high resources areas, economic and educational opportunities, and areas with low 
exposure to environmental hazards. 

6. As outlined in the staff report and presentation, the Draft Housing Element complies with 
housing element law, as set forth in Government Code §§ 65302 and 65580, et seq.  
 

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Piedmont does 
hereby resolve, declare, determine, and order as follows: 
 
SECTION 1. The Piedmont City Council incorporates the findings set forth in this Resolution. 
 
SECTION 2.  The Piedmont City Council authorizes staff to submit the Draft Housing Element 
to the California Department of Housing and Community Development (CA HCD) for its review, 
incorporating revisions: 1) as reflected in Attachment A; 2) additional revisions directed by the 
City Council at the November 15, 2022 meeting; and 3) any non-substantive modifications 
necessary as suggested by HCD reviewers which are consistent with this approval.   
 
SECTION 3. All portions of this resolution are severable. If an individual component of this 
Resolution is adjudged by a court to be invalid and unenforceable, then the remaining portions will 
continue in effect.  

[END OF RESOLUTION] 
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