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SUBJECT: Planning and zoning: housing element: housing units: acutely low
income households.

DIGEST: This bill authorizes local governments to report noncongregate and
relocatable low barrier navigation centers (LBNCs) in their annual progress report
(APR), and to count approved LBNCs towards up to 50% of the local
government’s share of the regional housing need for acutely low-income (ALI)
households, provided specified conditions are met.

ANALYSIS:
Existing law:

1) Establishes the following six household income categories for purposes of
Housing Element law (HEL):

a) ALI, meaning those earning between 0-15% of the area median income
(AMI).

b) Extremely Low Income (ELI), meaning those earning below 30% of the
AMI.

¢) Very Low-Income (VLI), meaning those earning below 50% of the AMI.

d) Lower-Income (LI), meaning those earning between 50% and 80% of the
AMI.

e) Moderate-Income (MI), meaning those earning between 80% and 120% of
the AMI.

f) Above Moderate-Income, meaning those earning more than 120% of the
AMLI.

2) Provides that each community’s fair share of housing be determined through the
housing element cycle, which is composed of three main stages:
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a) The Department of Finance and Department of Housing and Community
Development (HCD) prepare a regional housing needs determination
(RHND).

b) Councils of government (COGs) allocate the determined housing needs to
local governments within the region through a regional housing needs
allocation (RHNA) plan (where a COG does not exist, HCD makes the
determinations).

c) Cities and counties incorporate their allocations into their housing elements.

3) Requires each city and county to adopt a housing element, which must contain

4)

S)

specified information, programs, and objectives, including:

a) An assessment of housing needs and an inventory of resources and
constraints relevant to the meeting of these needs.

b) A statement of the community’s goals, quantified objectives, and policies
relative to affirmatively furthering fair housing and to the maintenance,
preservation, improvement, and development of housing.

c) A program that sets forth a schedule of actions during the planning period,
and timelines for implementation, that the local government is undertaking
to implement the policies and achieve the goals and objectives of the
housing element.

Requires local governments, in their 6 cycle housing element planning period,
to include an assessment of housing needs and resources in their housing
elements for above moderate-income, M1, LI, VLI, and ELI households.
Requires local agencies to assess housing needs for ELI households either by
using census data or by assuming that 50% of VLI households qualify as ELI.
Beginning in the 7" cycle, locals shall also include an assessment of ELI and
ALIT households and requires the state to identify and provide an allocation for
these two categories in lieu of the existing assumptions and calculations.

Requires each jurisdiction to submit an APR to its legislative body, HCD, and
the Governor’s Office of Land use and Climate Innovation (GO-LUCI) by
April 1 of each year that includes specified information, including progress in
meeting its share of the regional housing need, a list of sites rezoned to
accommodate allocation for each income level that could not be
accommodated on sites identified in the housing element’s sites inventory, and
the number of net new units of housing that have been issued a completed
entitlement, building permit, or certificate of occupancy and the income
category that each unit satisfied.
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6) Requires cities and counties to ensure that, at all times, the sites identified in its
housing element’s site inventory and rezoning programs can accommodate the
unmet share of its regional housing need for the current planning period.

This bill:
1) Defines the following terms:
a) “Interim housing” as a noncongregate and relocatable LBNC.

b) “Committed support for interim housing” means that a city or county enters
into a legally enforceable agreement that lasts until the end of the housing
element cycle that obligates sufficient available funds or other in-kind
services to provide the assistance necessary to make the identified interim
housing units available for occupancy for the duration of the housing
element cycle.

2) Allows a city or county that provides committed support for interim housing to
report the number of interim housing units receiving support that are approved
in the jurisdiction’s APR.

3) Requires a city or county that reports the number of approved interim housing
units to report any interim housing units that are relocated outside of the
jurisdiction, or that are no longer available for occupancy in their APR.

4) Requires HCD to allow interim housing units to account for up to 50% of a
city’s or county’s share of regional housing need for ALI households.

5) Provides that interim housing units counted by HCD shall count for the
housing element cycle during which the interim housing is approved.

6) Requires interim housing that is relocated outside of the jurisdiction, to be
removed from the total number of units approved to meet the city’s or county’s
share of the regional need for ALI households.

7) Requires jurisdictions to meet or exceed their need for emergency shelter
capacity identified in their housing element before they can count interim
housing toward their share of the regional need for ALI households.
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8) Requires HCD, in a forthcoming guidance document, to include guidance
specifying how interim housing that does not meet the U.S. Census Bureau
guidelines definition of a “housing unit” may be reported in the APR.

Background

Homelessness: stats and causes. According to the most recent point in time (PIT)
count, 187,084 people were experiencing homelessness in California—
representing 24% of the nation’s homeless population. Two-thirds of the homeless
population in California is unsheltered. Over half (51%) of all unsheltered people
in the United States were in California. A lack of affordable housing is the biggest
contributor to homelessness. As housing costs continue to rise, rent becomes less
affordable for lower-income households, who are forced to live beyond their
means (paying more than 30% of income on housing costs) or are pushed out of
their homes, leading to rapid increases in homelessness. Cities with higher rents
and lower rental vacancy rates (i.e., tighter housing markets) are directly linked to
higher per capita rates of homelessness.

The lack of affordable housing plays a significant role in causing individuals to
become homeless and creates obstacles for individuals experiencing homeless to
transition into stable housing. The need for and costs of housing have consistently
outpaced the development of affordable housing for over 30 years. As of 2022,
working at the minimum wage of $15/hour, a renter has to work 83 hours each
week to afford a modest one-bedroom rental home at fair market rent in California.
The lack of supply is the primary factor underlying California’s housing crunch.
To keep up with demand, HCD estimates that California must plan for the
development of more than 2.5 million homes over the next eight years, and no less
than one million of those homes must meet the needs of lower-income households
(more than 640,000 VLI and 385,000 LI units are needed). For decades, not
enough housing was constructed, resulting in a severe undersupply of housing.
New construction of housing, both single family homes and apartments, continues
to lag behind historical averages, and lags further behind the number of new units
needed to meet housing demand.

Comments

1) Author’s statement. “Interim housing is a critical part of the spectrum of
interventions to address unsheltered homelessness. In California, more than
120,000 people have no indoor place to sleep at night, forcing them to resort to
sleeping outside. The unsheltered homelessness crisis causes high rates of
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mortality, threatens public safety, and burdens community resources. Interim
housing mitigates these effects by providing safe sleeping accommodations and
social services while people work to attain permanent housing. Nevertheless,
only 2 beds are available for every 5 people in need, meaning that most
communities fail to adequately meet requests for transitional housing. RHNA
is the state’s framework for requiring cities and counties to meet the housing
needs of their communities at all income levels. Two years ago, the Legislature
passed AB 3093, requiring cities and counties to specifically plan and zone for
housing affordable to those who are homeless or at risk of becoming homeless.
Yet, RHNA does not count interim housing toward this planning requirement.
SB 967 would align RHNA with interim housing needs by allowing local
governments to claim credit for permitted interim housing. This will
incentivize local governments to address unsheltered homelessness by meeting
local interim housing needs.”

2) How to Solve California’s Homelessness Crisis. Evidence shows that the
solution to homelessness is providing more habitable, stable, and permanent
housing at all income levels, and in particular, more housing affordable to the
lowest income earners. While increasing the supply of affordable housing is the
priority solution to the homelessness crisis, there can be a spectrum of housing
interventions that different levels of governments could offer, depending on the
specific needs of the individual or family experiencing homelessness. These
interventions range from short-term and interim interventions (such as
emergency shelters, tiny home communities, and LBNCs), to long-term,
permanent housing interventions (such as housing choice vouchers, rental
subsidies, landlord incentives, and permanent housing), to homelessness
prevention altogether (such as rapid rehousing and diversion programs). These
interventions all play a role in the homelessness response system.

Many families merely require temporary rental assistance to maintain or
reconnect to permanent housing. Some populations require more intensive
services in conjunction with permanent housing options. For those living on the
streets or in encampments, emergency shelter can provide short-term respite.
However, shelters can impose requirements that present barriers to entry (such
as restrictive hours, only offering congregate settings, or disallowing pets),
which mean working families and marginalized community members may not
be able to use them. Shelters also have demonstrated low success rates at
connecting people to permanent housing (in California from 2018-2024, the rate
was 22%).! Interim solutions, such as bridge housing communities, LBNCs,
and tiny home communities typically offer non-congregate housing and

! Lauren Helper. Calmatters: A Volunteer Jail: Inside the Scandals and Abuse Pushing Californians Homeless Out
of Shelters. Accessible here: https://calmatters.org/housing/2025/02/california-homeless-shelters-purgatory/
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3)

healthcare services, particularly to marginalized communities, families, and
those with pets. These interventions may play a stabilizing role before a more
permanent solution (such as rental assistance or the construction of a new unit)
can be attained. However, interim housing interventions similarly have high
rates of returns to homelessness without access to permanent housing.

Every jurisdiction or region must evaluate existing resources

and identify the appropriate means to address unique needs. Research shows
that creating more shelter beds and interim beds alone does not decrease the
number of people experiencing homelessness. In fact, people residing in
emergency shelters or interim housing (including LBNCs or tiny homes) are
still considered homeless by the U.S. Department of Housing and Urban
Development (HUD).

Effective homelessness response systems maximize every shelter or

interim bed as a means to connect a homeless individual or family to permanent
housing. To do so, communities must typically invest far more

in permanent housing and homelessness prevention than in short-term

and interim interventions.

Tiny home communities and LBNCs. Tiny home communities are

typically operated on publicly owned land, or land which is leased out by a
private entity at an extremely submarket rate (sometimes as low as $1). Most of
these communities are erected with a mix of public and philanthropic support.
These communities are typically preferable for marginalized groups who may
face discrimination, harassment, or violence in congregate shelter settings given
they offer more privacy options. The structural makeup of tiny home
communities can vary greatly. The State of California requires that single
occupancy units be at least 70ft> and double occupancy units at least 1201t not
to exceed 400ft>. Some of these units come with no plumbing, which means
residents must use communal bathrooms. Others have built-in plumbing with a
private bathroom, but come at a significantly higher cost to acquire and install.

LBNC:s serve as temporary living facilities that focus on connecting individuals
experiencing homelessness to permanent housing and essential services. Unlike
emergency shelters, LBNCs aim to reduce barriers to entry by offering privacy
options for families. Additionally, they allow access for populations that may
not be willing or able to access emergency shelters, including those with pets,
partners, and children. They also allow residents to come and go at any

hour, which allows working individuals to access housing, and provide storage
for personal belongings. LBNCs generally provide wrap-around services,
including assisting with basic needs, case management, legal services, social
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services, career assistance, educational services, transportation assistance,
mental health treatment, medical care, substance abuse treatment, and housing
services. This bill refers to LBNCs that are noncongregate and relocatable
which captures tiny home communities that offer the support and services found
in a LBNC.

4) Why are tiny home communities so hard to develop? Those who support
investments in tiny home communities note that the upfront costs are relatively
low. Despite the low upfront costs for development, tiny home communities
have proven difficult to create in many settings. In 2023, Governor Gavin
Newsom vowed to deliver 1,200 tiny homes to Sacramento, Los Angeles, San
Diego County, and San Jose, at a cost of about $30 million. The price ended up
closer to $80 million, according to the California Department of General
Services®. Ultimately, Sacramento was the only jurisdiction to receive the
physical units; San Jose and LA received money instead so they
could purchase the dwellings themselves, after months of delays in selecting a
builder and awarding contracts.’

Supporters of tiny homes correctly note that the cost to construct and provide
the tiny homes is relatively inexpensive. However, this program faced several
financial and procedural challenges that drove up the overall cost per unit and
delayed the projects. First, many neighborhoods were resistant to

the plan.* For example, San Diego County chose a site and reversed course due
to neighborhood opposition. The Governor eventually pulled back the funding
when the county failed to identify another site in time.> Second, finding
suitable sites that are large enough to accommodate the communities was
challenging; Sacramento initially identified CalExpo as a site but had to change
location.® Third, the units themselves often need to be placed on platforms and
be connected to utilities such as power and water. Sacramento struggled to
identify sites that were connected to these services. According to DGS, the
design and construction of these tiny home villages are not a ‘plug and use”
project, which means each cabin needs to be powered, restrooms and showers

2 Stephen Hobbs. Sacramento is doubling down on tiny homes. Is it a bold move or a misguided one? Sacramento
Bee. January 23, 2026. Accessible here: https://www.sacbee.com/news/article313107445.html

31d.

4 Tori Apodaca. What is taking Sacramento's state-funded tiny homes project to be completed? CBS

Sacramento. Accessible here: https://www.cbsnews.com/sacramento/news/why-sacramento-tiny-homes-state-
funded-project-delays/

> Jeremy White. Newsom withdraws $10M tiny homes grant for San Diego. Politico. July 16,2024. Accessible
here: https://www.politico.com/news/2024/07/16/newsom-withdraws-10m-tiny-homes-grant-for-san-diego-
00168514

°1d.
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purchased and plumbing and other utilities separately connected.” Meeting
infrastructure needs such as water, sewer, and electrical hook-ups (or even
interim generators) added significant costs and delays to site designation and
opening.

While these non-congregate units can provide utility and safety, particularly for
marginalized people, there are several barriers that make their installation both
challenging and costly. Despite state efforts to overcome NIMBYism (i.e.,
streamlining project approvals), local officials must still make tough decisions
about where to site these communities. NIMBY sentiments often leave
industrial and more remote locations as the only politically viable sites for local
officials to designate, which comes at the cost of displacing homeless people
from their community of origin and disconnecting them from urban centers that
are connected to critical amenities and services. And despite the relatively
inexpensive up-front costs of the units, other costs associated with tiny home
installation often drive the start-up costs to the six-figures. Locals must also
find ongoing resources for operations and for service providers. While tiny
homes can play a role in the spectrum of interventions, people living in tiny
homes are still considered homeless — and these units have a much more limited
lifespan than traditional housing units, which can result in fewer cost
efficiencies over time compared to investments in permanent housing.

Current state laws encouraging tiny home, LBNC, and other shelter
development. In addition to streamlining for permanent supportive housing and
100% affordable projects, the Legislature has sought to make it easier for
developers to get permits for shelters. By streamlining the approvals, projects
can be developed much more quickly and face much lower litigation risk from
NIMBYs. Since 2008, locals have been required to identify sites where shelters
are not subject to a conditional use permit in their housing elements. However,
to avoid additional opportunities to stall shelter development, the Legislature
has sought to exempt actions taken by local agencies to serve shelters and
LBNCs. Below is a summary of those bills:

a) SB 2 (Cedillo, Chapter 633, Statues of 2007)/AB 2239 (Bloom,
Chapter 654, 2022)/SB 340 (Laird, Chapter 514, Statutes of 2025).
SB 2. Collectively, these bills require cities and counties to
accommodate their need for emergency shelters on sites where shelter
use is allowed without a conditional use permit, and requires cities and
counties to treat transitional and supportive housing projects as a

7 Tori Apodaca. What is taking Sacramento's state-funded tiny homes project to be completed? CBS
Sacramento. Accessible here: https://www.cbsnews.com/sacramento/news/why-sacramento-tiny-homes-state-
funded-project-delays/
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b)

d)

residential use of property. AB 2339 limited the kinds of development
standards that may be imposed on shelters to limit additional
requirements for development, clarified which sites are truly adequate for
shelters to ensure locals identified sites that could reasonably
accommodate their shelter capacity, expanded to include LBNCs, and
expanded the zones where shelters may be sited. SB 340 provided that a
conditional use permit is not required for the provision of services in a
shelter zone.

AB 101 (Budget Committee, Chapter 159, Statutes of 2019) —
streamlines the approval of LBNCs that are service rich and focus on
moving people to permanent housing.

State & local actions to fund housing and homelessness projects / SB
406 (Cortese, Chapter 150, Statutes of 2023)/SB 1361 (Blakespear,
Chapter 188, Statutes of 2024). Existing law exempts actions taken by
HCD, the California Housing Finance Authority (CalHFA), or a local
agency to fund or provide insurance for 100% affordable projects from
the California Environmental Quality Act (CEQA). SB 406 expanded
this exemption to also include actions taken by a local agency to approve
contracts providing services for people experiencing homelessness. SB
1361 expanded CEQA exemption to actions taken by a local agency to
approve a contract for providing services for people experiencing
homelessness (including case management, resource navigation, security
services, residential services, and counseling services).

SB 1395 (Becker, Chapter 297, Statutes of 2024) — exempts from
CEQA actions taken by a local government to lease, convey, or
encumber land owned by a city, county, or city and county, or to
facilitate the lease, conveyance, or encumbrance of land owned by the
local government for a shelter; to provide financial assistance to a
homeless shelter; to approve a contract to provide services for people
experiencing homelessness to a homeless shelter constructed pursuant to,
or authorized by, this section. These services may include, but are not
limited to, case management, resource navigation, security services,
residential services, and counseling services.

Shelters are largely proposed by local governments. This means that,
ultimately, local governments themselves still need to make tough decisions on
the record about where shelters may be located, which can and will draw
opposition from some constituents.
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This bill is intended to encourage locals to construct more tiny home villages by
giving local governments credit for tiny home development and installation
towards their share of the regional housing need for ALI households.

6) Housing Elements, and RHNA. Every city and county in California is required
to develop a general plan that outlines the community’s vision of future
development through a series of policy statements and goals. Each
community’s general plan must include a housing element, which outlines a
long-term plan for meeting the community’s existing and projected housing
needs. The housing element demonstrates how the community plans to
accommodate its “fair share” of its region’s housing needs. Following a
staggered schedule, cities and counties located must generally revise their
housing elements every eight years (though some must do so every five years).
These five- and eight-year periods are known as the housing element planning
period.

In general, a housing element must identify and analyze existing and projected
housing needs, identify adequate sites with appropriate zoning to meet its share
of the regional housing need, and ensure that regulatory systems provide
opportunities for, and do not unduly constrain, housing development.

Before each housing element revision, each community is assigned its fair share
of the region’s housing need for four separate income categories (very low-,
low-, moderate-, and above-moderate income households) through a two-step
process. First, HCD determines the aggregate housing need for the COG
(serving a region) during the planning period the housing element will cover;
then the COG allocates the regional housing need to each city and county
within the region. Prior to the 7" housing element cycle, in order to assess the
need for ELI, a locality could either conduct an independent analysis or assume
that the need is 50% of the regional need allocation for VLI housing.

AB 3093 (Ward, Chapter 282, Statutes of 2024), requires the state, beginning in
the 7™ housing element cycle, to specifically identify the needs for ELI (i.e.,
households at 0-30% AMI) and for ALI (i.e., households at 0-15% AMI). In
practice, it does not mean that local governments will be assigned larger
RHNA; this is because these populations are currently included in the VLI
income category of RHNA, which serves households earning between 0% and
50% of AMI. AB 3093 instead requires local governments to develop more
targeted programs and strategies in their housing elements that cater to the
needs of Californians at the lowest end of the income spectrum, including
homeless individuals and those at risk of homelessness. It could also provide
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local governments with the opportunity to track and highlight compelling local
programs and innovations that are successfully addressing homelessness.

An analysis of the homeless population is essential to determining the need for
emergency shelters and transitional housing. The analysis is required to include
estimates of numbers and types of households (e.g., single men, single women,
families, and persons with disabilities, including people with impairments
related to substance abuse), a description of needs, resources available to meet
those needs and a description of program or policy options for addressing the
need. According to HCD guidance, it should also include an estimate of units
to shelters to vouchers currently available to assist this population. The
emergency shelter need must be based on both annual and seasonal need to
ensure that communities provide for sufficient shelter during periods of cold
and inclement weather.

7) Lost Sites. No Net Loss Law (NNLL) in HEL provides that a local government
should always have sufficient sites zoned for the entirety of their RHNA
throughout the housing element cycle. This means that a jurisdiction that
approves the development of a parcel identified in its sites inventory with fewer
units by income category than planned for in the local housing element on that
parcel, then the jurisdiction must either: 1)make findings that the remaining
sites identified in the housing element have sufficient capacity to accommodate
its remaining share of regional need for that income category, or 2) identify and
make available additional sites to accommodate the remaining unmet need for
each income category.

NNLL, though complex in its statutory construction, embodies a simple
principle, that local agencies should always have sufficient sites available for
affordable housing developers to build permanent affordable housing
throughout the housing element cycle. Prior to NNLL local agencies were only
required to ensure that adequate sites for LI housing were available at the start
of the housing element cycle; sites identified for LI housing that were
developed with nonresidential uses or with market rate housing were simply
lost to affordable developers for that housing element cycle. NNLL ensures
that if a site identified for LI housing is developed with something other than LI
housing, the jurisdiction must identify a new site available for LI housing
development. For example, if market rate development is approved on a site
planned for 30 units of LI housing, NNLL requires the jurisdiction to identify a
new site that can accommodate 30 units of LI housing.

Under current law, a site that is identified for permanent LI housing
development that is used as a location for temporary shelter triggers NNLL as
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8)

9)

the site is no longer available for permanent LI housing development. By
allowing LBNCs, such as relocatable tiny homes, to count toward a
jurisdictions share of ALI housing units, this bill negates the triggering of
NNLL.

In practice, treating interim housing the same as permanent housing for the
purposes of RHNA will result in a loss of sites available for permanent LI
housing development if those sites are developed with interim housing.

Shelter planning obligations. HEL requires local agencies to prepare an
analysis of the need for emergency shelter based on the capacity necessary to
accommodate the most recent homeless PIT count prepared before the start of
the housing element cycle. This bill states that a jurisdiction is only able to
count interim housing toward its share of the regional need for ALI once it
demonstrates that it has met or exceeded its need for emergency shelter capacity
as identified in the analysis prepared for the housing element. This provision
ensures that interim housing units that are identified as accommodating the need
for emergency shelter capacity in the housing element are not double counted
and simultaneously counted as housing units. In practice this means a local
agency that produces interim housing beyond its shelter needs may count the
excess towards its regional share of need for ALI housing. Given that interim
housing has never counted toward meeting any portion of a jurisdiction’s
regional housing need, this provision ensures that one interim unit only counts
as one interim unit.

Opposition. A coalition of fair housing and homeless advocates are in
opposition to this bill. They note that this bill would incorporate into state law
the concept that a housing unit for the lowest income Californians should be
defined differently than a housing unit for higher-income Californians. They
argue that interim housing, which includes shelter beds, should never be
considered a housing unit, and that people still experience homelessness while
residing in interim housing. They also argue that allowing local leaders to count
a shelter bed as a housing unit or to site shelter beds where housing would
otherwise be sited will produce poorer outcomes around homelessness.

10)  Support. This bill is supported by the Bay Area Council, a group

representing employers. They note that California only has four shelter beds for
every 10 homeless residents. They argue that interim housing can be quickly
and affordably scaled, providing stability to people who would otherwise end
up on the streets. They also argue that permanent ALI housing is difficult to
fund at scale and that SB 967 creates a policy incentive to solve the
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homelessness crises by allowing local jurisdictions to count interim housing
toward their ALI RHNA.

Related/Prior Legislation

SB 866 (Blakespear, 2026) --- would expand the data local governments provide
in the housing element specific to homeless populations. This bill is pending
before the Senate Housing Committee.

SCR 131 (Blakespear, 2026) --- urges the Governor, relevant state agencies, and
all local governments to adopt an urgent and coordinated approach to both end and
prevent unsheltered homelessness statewide through the full activation of interim
and permanent strategies, as well as interventions to prevent individuals and
families from falling into unsheltered homelessness, and fund all interventions and
reforms that prioritize housing unsheltered Californians. This bill is pending
before the Senate Housing Commiittee.

FISCAL EFFECT: Appropriation: No Fiscal Com.: Yes Local: Yes

POSITIONS: (Communicated to the committee before noon on Wednesday,
April 8™, 2026.)

SUPPORT:
Bay Area Council

OPPOSITION:

ACLU

Alliance San Diego

Buccola Family Homeless Advocacy Clinic
California Rural Legal Assistance Foundation
Coalition on Homelessness, San Francisco
Compass Family Services

Csh

Disability Rights California

Heavin Helps

Homeless Experienced Advocacy & Leadership Network San Diego (HEALNSD)
Housing CA

Housing Is a Human Right - Orange County
Housing Matters

LA Family Housing

Lead
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National Alliance to End Homelessness

National Homelessness Law Center

Non Profit Housing Association of Northern California
Pubic Interest Law Project

Public Advocates

Sacred Heart Community Service

Southern California Association of Non-profit Housing (SCANPH)
Supportive Housing Alliance

Tenderloin Neighborhood Development Corporation
Vallejo Together

Western Center on Law & Poverty

Western Regional Advocacy Project

—END --



