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2023-2031 Regional Housing Needs Assessment (RHNA) Appeal Request 
Submit appeal requests and supporting documentation via DocuSign by 5:00 pm PST on July 9, 2021. 

Late submissions will not be accepted. Send questions to rhna@bayareametro.gov 
 

Jurisdiction Whose Allocation is Being Appealed:  _____________________________________________________  

Filing Party:    HCD      Jurisdiction:  _______________________________________________________________  

Contact Name:  ______________________________________  Title: __________________________________________  

Phone:  _______________________________________________  Email:  ________________________________________  

APPEAL AUTHORIZED BY:  

Name: ________________________________________________  

Signature:  ___________________________________________  

Date:  _________________________________________________ 

PLEASE SELECT BELOW: 
 Mayor 
 Chair, County Board of Supervisors 
 City Manager 
 Chief Administrative Officer 
 Other:  ____________________________________  

IDENTIFY ONE OR MORE BASES FOR APPEAL [Government Code Section 65584.5(b)] 

 ABAG failed to adequately consider information submitted in the Local Jurisdiction Survey 
regarding RHNA Factors (Government Code Section 65584.04(e)) and Affirmatively Furthering 
Fair Housing (See Government Code Section 65584.04(b)(2) and 65584(d)(5)): 
 Existing and projected jobs and housing relationship. 
 Sewer or water infrastructure constraints for additional development due to laws, regulatory 

actions, or decisions made by a provider other than the local jurisdiction. 
 Availability of land suitable for urban development or for conversion to residential use. 
 Lands protected from urban development under existing federal or state programs. 
 County policies to preserve prime agricultural land. 
 Distribution of household growth assumed for Plan Bay Area 2050. 
 County-city agreements to direct growth toward incorporated areas of county. 
 Loss of units contained in assisted housing developments. 
 Households paying more than 30% or 50% of their income in rent. 
 The rate of overcrowding. 
 Housing needs of farmworkers. 
 Housing needs generated by the presence of a university campus within a jurisdiction. 
 Housing needs of individuals and families experiencing homelessness. 
 Loss of units during a declared state of emergency from January 31, 2015 to February 5, 2020. 
 The region’s greenhouse gas emissions targets to be met by Plan Bay Area 2050. 
 Affirmatively furthering fair housing. 

 ABAG failed to determine the jurisdiction’s Draft RHNA Allocation in accordance with the Final 
RHNA Methodology and in a manner that furthers, and does not undermine the RHNA 
Objectives (see Government Code Section 65584(d) for the RHNA Objectives). 

 A significant and unforeseen change in circumstances has occurred in the local jurisdiction or 
jurisdictions that merits a revision of the information submitted in the Local Jurisdiction Survey 
(appeals based on change of circumstance can only be made by the jurisdiction or jurisdictions 
where the change occurred). 
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Pursuant to Government Code Section 65584.05, appeals shall be based upon comparable data 
available for all affected jurisdictions and accepted planning methodology, and supported by 
adequate documentation, and shall include a statement as to why the revision is necessary to 
further the intent of the objectives listed in Government Code Section 65584(d). An appeal shall 
be consistent with, and not to the detriment of, the development pattern in the sustainable 
communities strategy (Plan Bay Area 2050 Final Blueprint). 
 
Number of units requested to be reduced or added to jurisdiction’s Draft RHNA Allocation: 

 Decrease Number of Units:  ___________   Increase Number of Units:  __________  
 
Brief description of appeal request and statement on why this revision is necessary to 
further the intent of the objectives listed in Government Code Section 65584(d) and how 
the revision is consistent with, and not to the detriment, of the development pattern in 
Plan Bay Area 2050. Please include supporting documentation for evidence as needed, and 
attach additional pages if you need more room. 

 
 
List of supporting documentation, by title and number of pages 

1. ___________________________________________________________________________________________________  

2. ___________________________________________________________________________________________________  

3. ___________________________________________________________________________________________________  

The maximum file size is 25MB. To submit larger files, please contact rhna@bayareametro.gov.  

 

Click here to 
attach files 
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RHNA Appeal Letter_Attachments A thru D, 30 pages

The City of Pleasanton’s appeal is based on the three criteria that are cited as a basis for appeal pursuant to 

Government Code Section 65584.05, specifically:

1) Local Planning Factors: That ABAG failed to adequately consider information previously provided by the City of 

Pleasanton with respect to local conditions affecting housing production, including: a) the availability of water supply

 to service future housing and b) the availability of land that may realistically be available for new residential 

development assumed within the RHNA methodology, particularly the conversion of existing commercially-zoned 

land currently occupied with retail, office and similar uses.

2) Methodology and Conformance with Statutory Objectives: That ABAG’s Housing Methodology was flawed both in

 process and assumptions, particularly considering the unprecedented reliance on the yet-to-be adopted sustainable

 communities’ strategy, the Plan Bay Area 2050 Blueprint; and which implementation through the RHNA will 

undermine key statutory objectives as set forth in Government Code Section 65584(d).

3)  Change in Circumstances:  That significant and unforeseen changes in local circumstances has occurred that 

supports revisions to the information previously submitted, with respect to City water supply, as well as trends driven

 by the COVID pandemic with respect to employment, travel and transit.

In addition to the above, the City's appeal sets forth our substantive concerns with the Regional Housing Needs 

Determination (RHND), from which the RHNA is ultimately derived.  In combination with recently-adopted State laws

 that eliminate local discretion and CEQA review of housing projects, the environmental and community impacts of 

the “overcounting” of the housing need are extremely problematic.  

Please see the attached supporting documentation, including a letter outlining the appeal, and supporting 

attachments, for additional information in support of the appeal.  

X

(Click here)

1,193
 

RHNA Appeal Letter 7-08-21, 9 pages

https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthGeographies.pdf
https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthGeographies.pdf
mailto:rhna@bayareametro.gov


 

 

P.O. Box 520, Pleasanton, CA  94566-0802 123 Main Street 
 
City Manager City Attorney Economic Development City Clerk 
(925) 931-5002 (925) 931-5015 (925) 931-5038 (925) 931-5027 
Fax:   931-5482 Fax:   931-5482 Fax:   931-5485 Fax:   931-5492 

 
 
 
 
 
July 8, 2021 
 
 
 
Regional Housing Needs Assessment Appeals Board 
Association of Bay Area Governments 
375 Beale Street, Suite 700 
San Francisco, CA 94105 
 
Dear Members of the RHNA Appeals Board:  
 
On behalf of the City Council, and in accordance with Government Code Section 65584.05, the 
City of Pleasanton hereby submits this appeal to the Association of Bay Area Government 
(ABAG), of the Draft 6th Cycle Regional Housing Needs Assessment (RHNA), published May 
21, 2021.   
 
Our letter is divided into two parts:   
 

• Part I specifically addresses the appeal of the RHNA Allocation, based on the criteria set 
forth in the Government Code and in ABAG’s Appeal Procedures document.   
 

• Part II addresses the City’s substantive concerns with the Regional Housing Needs 
Determination (RHND), from which the RHNA is ultimately derived.  In combination 
with recently-adopted State laws that eliminate local discretion and CEQA review of 
housing projects, the environmental and community impacts of the “overcounting” of the 
housing need are extremely problematic. 

 
PART I:  APPEAL OF RHNA ALLOCATION 
The City of Pleasanton’s appeal is based on the three criteria that are cited as a basis for appeal 
pursuant to Government Code Section 65584.05, specifically: 
 
1) Local Planning Factors: That ABAG failed to adequately consider information previously 
provided by the City of Pleasanton with respect to local conditions affecting housing production, 
including: a) the availability of water supply to service future housing and b) the availability of 
land that may realistically be available for new residential development assumed within the 
RHNA methodology, particularly the conversion of existing commercially-zoned land currently 
occupied with retail, office and similar uses. 
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2) Methodology and Conformance with Statutory Objectives: That ABAG’s Housing 
Methodology was flawed both in process and assumptions, particularly considering the 
unprecedented reliance on the yet-to-be adopted sustainable communities’ strategy, the Plan Bay 
Area 2050 Blueprint; and which implementation through the RHNA will undermine key 
statutory objectives as set forth in Government Code Section 65584(d). 
 
3)  Change in Circumstances:  That significant and unforeseen changes in local circumstances 
has occurred that supports revisions to the information previously submitted, with respect to City 
water supply, as well as trends driven by the COVID pandemic with respect to employment, 
travel and transit. 
 
Bases for Appeal:  Supporting Evidence for Revisions to City of Pleasanton RHNA 
Allocation 
 
1) Criterion 1:   ABAG failed to adequately consider information submitted in the Local 
Jurisdiction Survey pursuant to the following: 
 
a) Government Code Section 65584.04(e)(2)(A): Sewer or water infrastructure constraints for 
additional development due to laws, regulatory actions, or decisions made by a provider other 
than a local jurisdiction.  
 
The City faces a significant constraint with respect to water supply for both existing and new 
development.  In February 2020, at the time of the Local Conditions Survey, the City had 
recently learned of contamination from Per- and Polyfluoroakly substances (PFAS) in local 
drinking water supplies.  This constraint has the potential to be significantly worsened by 
projected drought conditions in the State and the region. 
 
The State of California Division of Drinking Water (DDW) has begun efforts to more closely 
regulated two classes of PFAS, Perfluorooctanoic acid (PFOA) and Perfluorooctanesulfonic acid 
(PFOS), including an order issued in the second quarter of 2019 requiring local water agencies to 
initiate testing of groundwater for PFAS.   Based on testing completed by the City, all the City’s 
three groundwater wells, which together provide 20 percent of the City’s groundwater supplies, 
were found to have PFAS contamination substantially above the Notification Level for PFOS, 
and one well (Well 8), above the (more significant) Response Level for both PFOS and PFOA.  
As a result, Well 8 has been taken off-line, while the City completes study of treatment options.   
The State is currently reviewing other PFAS for possible regulation, with the outcomes of this 
effort and potential effects on groundwater supplies to be determined. 
 
A May 2021 study completed by the City estimates that it will cost upwards of $46 Million to 
install the necessary treatment facilities to allow Well 8 to come back on-line; this cost includes 
essential upgrades to all three the City’s wells and related distributions systems, necessary to 
provide reliable supply into the future.  How these significant capital and ongoing operations and 
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maintenance costs will be paid for is yet to be determined; and, at the earliest, capital 
improvements would not be complete until 2025, and possibly longer if funding proves difficult 
to secure.  
 
The City has explored other alternatives, including purchase of additional supply from the Zone 
7 water agency that currently supplies the other 80 percent of Pleasanton’s drinking water 
supply. However, doing so incurs its own set of significant costs and constraints, and there is no 
guarantee that these alternative supplies would be available to the City. Zone 7 itself is required 
to remediate PFAS in some of its groundwater wells, a constraint on its supply and ability to 
further supply potable water to the City of Pleasanton and other agencies.   
 
Furthermore, the City recently adopted an Urban Water Management Plan (UWMP) for the 
period 2020-2040, which, although concluding there would be adequate water supply available 
to serve the City’s estimated population (including incremental growth associated with the 
Housing Element and RHNA), it warns of significant uncertainty around such supplies.  Zone 7, 
which as noted supplies the majority of our potable water supply, faces challenges including 
declining reliability from imported water sources (principally from the State Water Project 
(SWP)), and from its local sources.  In recent years, actual annual allocations from the SWP have 
been less than the maximum contracted amount, with assumptions in the 2019 SWP Delivery 
Capability Report estimating actual deliveries at 59 percent of the maximum contract amount; 
and 54 percent in 2040.  Zone 7 is pursuing several projects to address potential future supply 
deficits as SWP reliability declines and Zone 7’s service population grows. However, these are 
major projects that are regional and super-regional in scope and scale, and ambitious and costly, 
with numerous steps involved to study, plan, and construct over years and even decades.  
 
In combination with the Governor’s recently-declared drought emergency, and the above current 
and pending uncertainties around water supply, the prospect of accommodating close to 6,000 
new housing units as specified in the RHNA is problematic.   
 
b) Government Code Section 65584.04(e)(2)(B):  Availability of land suitable for urban 
development or for conversion to residential use. 
 
In the local conditions survey, the City broadly identified the lack of vacant land as a constraint 
to the production of housing; and identified constraints in re-purposing existing commercial 
properties in the vicinity of transit. This strategy is a key focus of Plan Bay Area 2050 and of the 
RHNA methodology.  Although the City acknowledges opportunities for infill, for example, on 
existing parking lots that service retail and office centers, and the value in attempting to focus 
growth near transit, the methodology fails to account for real world constraints and feasibility, 
including the presence of viable existing uses, high costs to acquire such sites, and construction 
costs.  Infrastructure, circulation, and impacts to local services such as neighborhood schools 
also make it impractical and undesirable to concentrate all of this new growth in such a limited 
area. 
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Plan Bay Area’s mapping of Growth Geographies in Pleasanton show these areas encompassing 
two Transit Priority Areas (the immediate half mile around the two BART stations that lie at the 
far north end of the City), and the Hacienda business park, a “potential” Priority Development 
Area (PDA). The entirety of this area, exclusive of Right-of-Way, schools and parks, existing 
high density residential development, and recently developed/redeveloped commercial properties 
amounts to approximately 684 acres. Assuming a relatively high average density of 40 dwelling 
units per acre, close to 150 acres would need to be developed or redeveloped to satisfy the City’s 
assigned RHNA. It is simply not realistic to assume that 20 to 25 percent of all properties would 
redevelop in these areas over the 8-year Housing Element period, given that the majority of this 
area is developed with viable commercial and retail uses, and points to the flawed assumptions in 
the Plan Bay Area growth modeling upon which the RHNA methodology is constructed.  
 
ABAG provides mapping in its May 2021 Draft Plan Bay Forecasting Modeling Report1 (See 
Attachment A) that appears to show thousands of units worth of residential development 
capacity within publicly-owned lands, and thousands more units assumed to be yielded from 
Mall/Office Park Conversions.  As daunting as the City’s illustrative allocations appeared at the 
close of the HMC process in Fall of 2020, the latter stages of the RHNA process resulted in 
Pleasanton’s illustrative RHNA allocation increasing by over 25 percent, to the current Draft of 
5,965 units.  This late change was apparently based on a series of amendments in Plan Bay Area 
that eliminated policies to strongly disincentivize jobs-focused growth in the South Bay, and to 
shift a larger number of housing units from the South Bay elsewhere, including Pleasanton, on 
the supposed basis of the availability of public lands and redevelopment opportunities on 
commercial properties in those places.   
 
As described, we believe these assumptions to be seriously flawed, yet no meaningful 
opportunity was provided for examination of the realistic capacity assumed within Plan Bay 
Area’s modeling under the revised growth scenarios.  The Forecasting Modeling Report 
indicates these additions to have been made via a “Scheduled Development Events Model” input 
to the UrbanSim 2 model, essentially a manual input of forecast growth for particular 
geographies and parcels, that would have allowed for selective allocation of new housing growth 
to certain communities versus others.  This key element of the methodology, the most significant 
share of the overall allocation, went largely unexamined, and appears to have been deployed 
selectively and without any consideration of the feasibility of such projects, infrastructure 
constraints, or community impacts. 
 
The impracticality of this approach is illustrated in just two examples: 
 

1) One of the more significant theoretical development opportunities is housing on land 
owned by BART.  BART, in its August 2020 Transit-Oriented Development Program 

 
1 https://www.planbayarea.org/sites/default/files/documents/2021-
05/Draft_PBA2050_Forecasting_Modeling_Report_May2021.pdf 
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Work Plan, identified the Pleasanton area BART stations as a low priority for investment 
in housing-focused projects (both BART stations are identified as priorities for 
commercial, not residential, development (See Attachment B), meaning that a significant 
policy shift would have to occur at BART in order to bring these sites on-line during the 
RHNA planning period.  ABAG’s planning priorities, unfortunately, do not mesh with 
those of the key regional agencies whose participation will be critical to actually produce 
housing during the next eight years.  
 
2) The challenges to redeveloping of existing commercially-zoned properties are 
evidenced with the performance of one of the City’s Cycle 4 and 5 sites, at California 
Center, which despite being re-zoned for high density housing and receiving an 
entitlement for development in 2016, has yet to proceed with construction.   

 
In light of the above, the presumption that a large number of such sites will redevelop over the 
next eight years is overly optimistic, particularly with respect to the limited number of such 
opportunity sites that have proximity to high-quality transit, such as BART.   
 
Finally, the methodology fails to consider feasibility in other respects.  The City of Pleasanton’s 
RHNA allocation includes 2,758 low- and very-low income units.  Historically in Pleasanton, as 
we believe to be the case in many communities, the majority of lower-income units have been 
achieved through use of the City’s Inclusionary Zoning Ordinance (IZO), which mandates that 
15% of units in multi-family projects be dedicated as affordable to very-low and low-income 
households.  On the basis of this ratio, close to 18,400 units total units would need to be 
permitted and constructed, to meet the RHNA allocation for lower-income units.  
 
2) Criterion 2:  ABAG failed to determine the jurisdiction’s Draft RHNA Allocation in 
accordance with the Final RHNA Methodology and in a manner that furthers and does not 
undermine the RHNA Objectives (see Government Code Section 65584(d) for the RHNA 
Objectives). 
 
The RHNA Methodology was developed over an approximately 2-year period, including close to 
a year of process working with the Housing Methodology Committee, and then proceeding 
through review by ABAG subcommittees and the Executive Board.  Pleasanton staff was among 
the representatives to the HMC, and thus had an unparalleled opportunity to witness the 
development of the methodology firsthand.  Despite the countless hours spent developing and 
refining the various factors that were inputs to the process, the biggest single input to the 
methodology has proven to be the initial distribution of housing units (the Baseline distribution) 
made on the basis of future household numbers as projected by Plan Bay Area 2050.  As a 
participant in the process, it was evident that this factor was a source of significant questions and 
confusion among those being asked to “choose” the proposed baseline, but, more critically, that 
those numbers were in flux during, and beyond, the conclusion of the HMC process.  
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Nonetheless, through careful scrutiny of the data, the failings of the baseline choice became 
evident.  In a series of comment letters (Attachment C), the City of Pleasanton, along with 
neighboring Tri-Valley Cities, laid out strong objections to the proposed baseline on the basis 
that it would undermine, versus support regional planning goals that are also reflected in the 
RHNA Statutory Objectives.  
 
In particular, while acknowledging the important equity and fair housing goals that are integral 
to certain of the statutory objectives, and which underlie much of the methodology, we believe 
these objectives have been overemphasized at the expense of other objectives.  Specifically, the 
methodology contradicts and impedes the attainment of certain aspects of the following Statutory 
Objectives: 
 

• Objective 2) to promote…” the protection of environmental and agricultural resources, 
the encouragement of efficient development patterns, and the achievement of the region’s 
greenhouse gas reductions targets...”  and 

 
As outlined in our various comment letters the methodology would significantly underallocate 
housing to the South Bay, particularly Santa Clara County, resulting in significantly higher 
allocations to other counties, rural areas, small cities, and suburban communities. Whereas the 
methodology assigns 29 % of total RHNA to Santa Clara County, Plan Bay Area’s projected 
growth for the County is 33 %.  This underallocation is significant in consideration of the 
extraordinary jobs growth seen in Santa Clara County in the past decade, but also in its 
contribution to longer commutes, development at the outer fringes of the region that are poorly 
served by transit and in largely auto-dependent communities.   
 
On a macro scale, the resultant pattern undermines Statutory Objective 2 in contributing to 
increased congestion and Vehicle Miles Travelled (VMT).  Indeed, the recent Draft EIR for Plan 
Bay Area 2050 finds a significant and unavoidable VMT impact based on an acknowledged lack 
of certainty in local jurisdictions’ ability to implement Transportation Demand Management 
(TDM) and other mitigation.  In Pleasanton, recently-released mapping by Alameda County 
Transportation Commission (ACTC) shows most of the city as being within the highest VMT per 
capita categories.  (Attachment D). As discussed in Criteria 1, it is not realistic for most of the 
new housing development to be assumed to occur within the limited area that is near the two 
BART stations, which correlates to those areas designated as having low per capita VMT.  In 
practice, available sites to accommodate this significant RHNA are going to need to be found 
throughout the City, not just in low-VMT areas. This will almost certainly generate significant 
and unavoidable VMT and GHG emissions impacts. While problematic enough for Pleasanton, 
in isolation, it is a scenario likely to be seen in many other Bay Area communities and a serious 
an unexamined real world impact from a cumulative impact standpoint.  The Methodology is 
misguided, and in contradiction to Statutory Objective No. 2.   
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3) Criterion 3:  Change in Circumstances 
 
The City of Pleasanton also notes several circumstances that have changed since early 2020, and 
which were not considered in the RHNA Methodology. 
 
a) Changed Circumstance:  Water Supply.  This letter describes, in Criterion 1, the challenges 
faced by the City related to water supply.  This issue and the City’s understanding of the severity 
and significant obstacles faced in addressing the PFAS issue have evolved since completion of 
the local conditions survey – it is now clear that the cost of investments needed to address PFAS 
pose an even more significant constraint to water supply than initially thought.  This changed 
circumstance is compounded by the recent drought declaration made by the Governor, signaling 
a potential return to multiple years of diminished water supply and restrictions for existing water 
users.   
 
b) Changed Circumstance:  Population Decrease.  Initial results from the US Census were 
recently published, indicating the lowest rate of population growth nationwide since the 1930’s. 
And the COVID pandemic and other factors appear to be driving population numbers down 
within the Bay Area and the State, including in Pleasanton where recent Department of Finance 
Data indicates a decrease in Pleasanton’s population by 0.4% between January 2020 and January 
2021.  
 
c) Changed Circumstance:  Jobs and Transportation Patterns. Another change resulting from 
the COVID pandemic has been the decline in workers using mass transit, as well as the 
accelerated transition to telecommuting. Although recovery from COVID is occurring and 
gaining pace since vaccines became more widely available this spring, experts believe that many 
of these changes will be long-lasting.  Both Plan Bay Area, and the RHNA methodology were 
built on pre-pandemic assumptions about travel patterns, access to jobs, and transit ridership that 
have been fundamentally altered by COVID and therefore need to be re-assessed.   
 
Requested Reduction in RHNA, based on Appeal Factors Cited 
 
The City of Pleasanton is requesting a reduction in our RHNA by 20% (1,193 units), to a new 
total of 4,473 units.  The request is based on what we believe to be the two most significant 
oversights in application of the methodology 1) Failure to account for the increased uncertainty 
around water supplies that represent at least 20 percent of the City’ potable supply; and 2) land 
supply constraints that were overlooked or exacerbated in the final stages of the Plan Bay Area 
2050 Blueprint process, and which increased the City’s allocation at that time by 1,178 units, 25 
percent over the illustrative allocation presented at the conclusion of the HMC process and 
endorsed as Option 8A by the ABAG Executive Board.   
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PART II: CONCERNS WITH REGIONAL HOUSING NEEDS DETERMINATION AND 
RELATED LOCAL AND REGIONAL IMPACTS 
This portion of our letter outlines significant concerns regarding the broader Regional Housing 
Needs Determination.  Specifically, we point to the concerns raised by a growing number of 
California jurisdictions, questioning the methodology and assumptions underlying the State 
Department of Housing and Community Development allocation of 441,996 units to Bay Area.  
Similar concerns have been raised by the Southern California Association of Governments 
(SCAG), with respect to SCAG’s 1.34 Million unit RHND.  
 
We believe it imperative that that the RHND methodology and assumption should be closely 
reviewed for accuracy, since the significance of any overcount is magnified by the repercussions 
of implementing Housing Elements that will result in real-world zoning changes in communities 
throughout the Bay Area.  Zoning sites for housing unlocks a potent combination of ministerial 
and streamlined approvals allowed under recent laws like SB35 and SB330. This streamlining 
can be coupled with CEQA exemptions and density bonus laws that allow for huge inflations of 
height and density over even substantially increased base densities, amplifying negative 
environmental effects, at the same time the power of local jurisdictions to mitigate or manage 
impacts is stripped away.   
 
While we recognize that the RHNA process is, itself, exempt from CEQA review, Plan Bay Area 
2050, whose Blueprint dictates the bulk of the RHNA distribution, currently has its CEQA 
process underway. The recently published Draft EIR finds no fewer than 24 Significant and 
Unavoidable environmental impacts, in areas as diverse as aesthetics, air quality, agricultural 
resources, hazards, transportation/VMT, and public utilities.  As individual jurisdictions 
complete CEQA review of their individual housing elements, a similar array of significant and 
unavoidable issues will inevitably arise.  Chief among these, and, in our view, unreconcilable 
with other key Statewide planning goals around transportation and the environment, is the 
unmitigable increase in VMT per capita associated with placing large amounts of new housing in 
communities poorly served by transit – regardless of the significant “wishful thinking” present in 
Plan Bay Area 2050 and similar regional plans around the ability of TDM and similar measures 
to meaningfully reduce VMT in transit poor and auto-dependent jurisdictions.  The fact that 
CEQA exemptions for individual projects further reduce the ability to require mitigations, only 
exacerbates the problem. 
 
The individual and cumulative effects of the land use changes dictated by Plan Bay Area 2050, 
and by the RHNA allocations cannot be ignored, and must be reconciled with the equally 
important goals of the State, beyond housing mandates, to protect the environment. 
 
CONCLUSION 
Based on the analysis provided herein, and pursuant to Government Code Section 6655.84.05(b), 
the City of Pleasanton hereby appeals the Draft RHNA for the City, revisions to which are 
necessary to take account of local conditions and changed circumstances since the local 
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Figure 15. Mall/Office Park Conversion Development Projects 
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Figure 16. Public-Owned Land Development Projects 

DocuSign Envelope ID: 0A7210A3-2E6E-4B7B-9430-784531370567



Contra Costa

Alameda

Santa Clara

San Mateo

San Francisco

Marin

Sonoma Napa Solano

Warm Springs / South Fremont

South Hayward

Fremont

Union City

Lake Merritt

12th St/ Oakland City Center

19th St/ Oakland 

West Oakland

Glen Park

Balboa Park

Daly City

Rockridge

Orinda*

Lafayette

Concord

North Concord / Martinez

Pittsburg / Bay Point

Pittsburg Center

Antioch

North Berkeley

El Cerrito Plaza

El Cerrito del Norte

Richmond

Dublin/ 
Pleasanton

West Dublin/ 
Pleasanton

Castro Valley

Walnut Creek

Pleasant Hill/Contra Costa Centre

Fruitvale

Coliseum

San Leandro

Bay Fair

Hayward

Irvington

24th St Mission

16th St Mission

Embarcadero
Montgomery St

Powell St
Civic Center

MacArthur

Ashby

Downtown 
Berkeley

OAK

Millbrae

San Bruno

South San Francisco

Colma

SFO

Milpitas

Berryessa/North San José

Antioch

San Francisco Bay

Figure 5: Sites BART will Partially or Fully Reserve for Job-Generating Uses and Prioritize for Affordable Housing

Stations BART is Reserving for 
Commercial Uses

*Orinda development parcel not owned 
by BART

BART is reserving part or all of developable 
land at station for commercial uses

BART is prioritizing high levels of 
affordable housing

BART is flexible on land uses

Station not included in TOD Work Plan

Station included in TOD Work Plan
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Vehicle Miles Traveled per Capita
East Planning Area

ALAMEDA
County Transportation

Commission

Data Source: Alameda Countywide Travel Model, Plan Bay Area 2040 version, May 2019

Vehicle miles traveled (VMT) = home-based trips (home-based work, school, shopping/errands,
social/recreation) at transportation analysis zone (TAZ) containing residence site

VMT also includes estimates of non-home trips generated by residents at the non-residential end of the home-
based trip (e.g. lunch trips from workplace)

VMT per capita = home-based VMT at residence TAZ divided by total population in TAZ

VMT includes all travel within 9-county Bay Area plus San Joaquin County plus estimates of travel distances
beyond the 10-county model area

TAZs with zero values (white) did not have population in the 2020 model
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