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Santa Rosa Forward Process
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Communities are planned by thinking about where homes, 
buildings, stores, parks, schools, roads, and other features 
should be located and how they relate to each other. 
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But planning also involves thinking about what people need 
and how they can stay safe, have access to education and 
jobs, and have a voice in decisions that affect their lives.
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The General Plan Update 
process, known as Santa Rosa 
Forward, provides an important 
opportunity to revisit and 
rethink community planning 
policies and programs. 

The goal is to think about how 
we want to improve Santa Rosa 
now and into the future! 
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Alternatives 
Process

We are currently 
in the Land Use 
and Circulation 
Alternatives
phase of the 
project. 
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Project Website
Please visit the project website. 
It contains a wealth of project 
information, documents, and 
materials.

www.SantaRosaForward.com

http://www.santarosaforward.com/
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Alternatives Overview
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Alternatives Workbook
The Alternatives Workbook 
presents and analyzes three 
land use and circulation 
scenarios for Santa Rosa that 
provide different options for 
how the community can grow 
and change in the future to 
address identified challenges 
and opportunities. 
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The workbook contains an overview of Santa Rosa’s existing 
conditions and a summary of current equity challenges facing 
many neighborhoods in the city. 
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It includes the Community Vision Statement developed during 
the last round of community discussions (Summer 2021), which 
was used as the basis for developing the Alternatives. 
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The workbook contains a detailed summary on how the three 
Alternatives were developed and analyzed, including 
assumptions regarding anticipated housing growth.  
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Alternative 1 focuses future commercial and residential growth 
near Downtown and along throughfares that are connected to 
transit facilities. 
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Alternative 2 concentrates housing, jobs, and community 
destinations along key corridors and at community centers.
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Alternative 3 disperse new duplexes, triplexes, courtyard, and 
similar types of homes throughout the city on parcels that can 
accommodate new housing.
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The workbook also summarizes how each alternative 
compares to key issues raised by the community, including 
economic development, housing . . .
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. . . efficient and sustainable development, mobility . . .
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. . . community resilience and safety.
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Lastly, the workbook provides a summary on how each 
alternative supports community equity. This includes 
additional equity policy considerations that go beyond just 
land use decisions. 
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Community Outreach

• Community Workshops

• Pop-up Events

• Virtual Open House

• Web-based Survey

• Meetings with Community Organizations
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Housing Element Overview
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What is the Housing Element?
• One of the eight mandatory elements of the General Plan

• Must be updated every 8 years

• Adoption Deadline: January 31, 2023 
– 6th Cycle Planning Period: January 31, 2023 – January 31, 2031
– 5th Cycle Planning Period: January 31, 2015 – January 31, 2023 

• Plan for accommodating the jurisdiction’s “fair share” of the 
regional housing need
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Components of the Housing Element

Analysis of existing and 
projected housing 

needs

Inventory of available 
land for housing

Analysis of potential 
constraints on housing 

(e.g.,  permit 
processing procedures, 

fees)

Assessment of Fair 
Housing

Evaluation of previous 
housing element

Goals, policies, and 
implementation 

programs
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Housing Element Engagement Strategy

Housing 
Workshop

Online 
Survey

Focus 
Group 
Convos

Pop-up 
Events

Collaborative
Efforts

GP 
Workshops 

March
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How is the RHNA Determined? 

State Role Regional Role  Local Role  

The State projects future 
housing needs at various 
income levels and allocates 
units to COGs Statewide

Total RHNA = 2,502,971

Cities and counties are 
allocated units they 
must then find ways to 
accommodate – enough 
land at appropriate 
densities 

The COG develops a methodology 
to evaluate factors for distribution 
of units to each jurisdiction; 
methodology approved by HCD 

ABAG RHNA = 441,174
Santa Rosa = 4,685 
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Sonoma County RHNA by Jurisdiction

Source: ABAG Final Regional Housing Needs Allocation 2023-2031
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Regional Housing Needs Allocation
(RHNA)

Income Category Income Range RHNA Applicable Zoning

Very Low Income*
(31%-50% of Median Income) ≤ $58,150 1,218 units Transit Village-Residential (25-40 du/acre)

Medium Density Multi-Family Residential 
(8-30 du/acre)Low Income

51%-80% of Median Income) $58,151 - $93,050 701 units

Moderate Income
(81%-120% of Median Income) $93,051 - $123,950 771 units Single-Family Residential (2-13 du/acre)

Mobile Home Park (4-18 du/acre)

Above Moderate Income
(>120% of Median Income) ≥ $123,951 1,995 units Single-Family Residential (2-13 du/acre)

Rural Residential (0.2-2 du/acre)

TOTAL 4,685 units

1,919 
Lower 

Income

*It is assumed that 50 percent of very low-income units will be for extremely low-income households.
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Diverse Housing Types  

Historic Preservation   

Missing Middle –
“plexes”

Neighborhood Context 

Middle Income    

Jobs-Housing Fit   

Affordability  

Public Safety 

Wildfires  

Pollution 

Physical Features  

Environmental 
Equity    

Community Benefits   

Geographic Equity   

Affirmatively Furthering Fair Housing  

Anti Speculation   

Tenant Selection 
Criteria  

Anti-Displacement  

Tenant Protections  

Transit Proximity  

Priority Development 
Areas

Access 

School District Housing  

Student Housing 

Household Characteristics 

Population & Demographics 

Fair Housing Consideration – AB 686 

Reducing Vehicle Miles Traveled  
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Housing and Population 
Characteristics in Santa Rosa
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Income Categories
• State and HUD define affordability 
• 2021 Median Income in Sonoma County for a 4-person household: $103,030

Income category Percent of 
median income

Maximum 
2021 Annual income 
(4-person household)

Monthly affordable 
Housing Cost 

Affordable Sales 
Prices

Extremely low-income 30% $34,900 $872 $221,364 

Very low-income 50% $58,150 $1,453 $368,834 

Low-income 80% $93,050 $2,326 $590,197 

Moderate-income 120% $123,950 $3,098 $786,190 

Sources: 2021 HCD Income Levels. Monthly affordable housing costs assumes 30% of monthly income is spent on housing.
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Santa Rosa Household Income Distribution
• Very low Income: 

Less than $58,150

• Low Income: 
$58,150 -$93,050 

• Moderate Income:
$93,050 - $123,950 

• Above Moderate Income: 
$123,950 +

*Incomes based on 4-person 
household

Source: Comprehensive Housing Affordability Strategy (CHAS) based on 2013–2017 ACS (ABAG Data Profiles for Housing Elements)

Extremley Low 
11%

Very Low 
10%

Low Income
17%

Moderate
11%

Above Moderate 
51%
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How Affordable is Santa Rosa?

Sources: HCD Income Limits, 2021, Wells Fargo Current Mortgage and Refinance Rates, September 2021

Income Category Percentage of Median Maximum Rent Maximum Sales Price 

Extremely Low <30% $873 $221,364 

Very Low 30–50% $1,454 $368,834 

Low 51–80% $2,326 $590,197 

Moderate 81–120% $3,099 $786,190 

Maximum affordable sales price:
– Moderate income : $786,190
– Low income: $590,197

Maximum affordable rent:
– Moderate income : $3,099
– Low income: $2,326

1. Total affordable mortgage based on a 10 percent down payment, an annual 5 percent interest rate, 30-year 
mortgage, and monthly payment equal to 30 percent of income (after utilities, taxes, and insurance).

2. Monthly affordable rent based on 30 percent of income less estimated utilities costs.
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Sales Prices
• Median Sales in Santa Rosa 

(January 2022): $699,250
–Three Bedroom: $923,463
–Two Bedroom: $459,825

• Based 2021 Median Income 
$103,300
–Maximum Affordable Sales Price:

• Moderate Income: $786,190 
• Low-Income:  $590,197 

Sources: HUD, 2021 and Redfin, January 2022

Low and High 
Sales Prices

Median Sales 
Price 

# of 
listings 

$219,000-
$1,695,000 $790,995 21
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Rental Rates
• Median Rent in Santa Rosa 

(January 2022): $3,731
–Three Bedroom: $3,436
–Two Bedroom: $2,418

• Based 2021 Median Income 
$103,300
–Maximum Affordable Rent:

• Moderate Income: $3,009
• Low-Income:  $2,326

Sources: HUD, 2021, Zillow, January 2022 and Rent Café,2021

Low and High 
Rental Prices

Median 
Rental Price # of listings 

$1,900 – 5,500 $3,731 56
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Who is affected by high prices?
• Housing Cost Burden 

refers to households 
overpaying for housing

• Overpaying=
Paying more than 30% for 
housing 

• Severely Overpaying= 
Paying more than 50% for 
housing

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019)
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Current Housing Types in Santa Rosa

Single-Family: Detached
58%

Single Family: Attached
9%

Multifamily: Two-Four Units
9%

Multifamily: Five+ Units
19%

Other (Mobile Home, RV, etc.)
5%

Source: California Department of Finance Table E-5
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Overcrowding 

Overcrowded = 
More than 1 person per 
room* 

Severely Overcrowded = 
More than 1.5 persons 
per room*

*excludes bathrooms and 
kitchens
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2%

2%
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1%
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All Households Renter Occupied
Households
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Households

Overcrowded Severely Overcrowded

Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019)
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Populations with Special Housing Needs 

Sources: Comprehensive Housing Affordability Strategy (CHAS) database, American Community Survey 2015-2019

Estimated 1,461 
Santa Rosa Residents 

Experiencing 
Homelessness

17% of Residents are 
Seniors

23% of Residents 
have a Disability

11% of Households 
are Female-Headed, 

Single-Parent

11% of Households 
are Extremely-Low 

Income
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Community Feedback

What have we heard?

• Housing Survey

• Virtual Housing Element Workshop

• Focus Group Conversations
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Housing Element Schedule
Task Proposed Timeline

2021
Project Kick off Meeting August 10
Consultations August/September
Study Session November 16

2022
Prepare Administrative Draft Dec-April

Housing Survey Feb 23- March 28

Housing Workshop (Virtual) March 10

Release Public Review Draft (30-days)* May 2- June 13

Planning Commission Study Session May 12

City Council June 21

Submit Draft Housing Element to HCD (90-Day Review) June 22- Sep 20

CEQA Addendum Oct/Nov

We are here

Planning Commission Jan 12

City Council Jan 24
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Recommendation

It is recommended by the Planning & Economic Development
Department that the Housing Authority receive and provide input on
the Santa Rosa Forward (2050 General Plan Update) Land Use and
Circulation Alternatives and the status of the Housing Element
update.
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