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WRCOG Planning Directors Committee
December 11, 2025
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1. Call to Order
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2. Pledge of Allegiance
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3. Roll Call
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4. Public Comments

Non-agenda items only; three-minute limit per person
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Consent Calendar (5.A)

5.A     Action Minutes from the October 9, Planning Directors Committee Meeting

Requested Action:

1. Approve the Action Minutes from the October 9, 2025, Planning 
Directors Committee meeting.
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6.A California Department of Housing and 
Community Development-Permitted Mobile 
Homes and TUMF Applicability

Cameron Brown
WRCOG
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Issue Overview

• Mobile homes installed through HCD permitting without notice to cities

• Jurisdictions unaware of installations until after completion

• Lost opportunities to assess TUMF on new dwelling units

• Many installations are replacements (no TUMF), but some are entirely new units on 
unoccupied lots
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Why This Matters

• New residential units constructed without local review = missed TUMF revenue

• Jurisdictions unable to determine if a unit is replacement vs. new

• Inconsistent treatment of mobile home installations across subregion

• Need for improved coordination between HCD and local jurisdiction
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Legal Review by WRCOG Counsel

• HCD oversees construction and operation under the Mobile Home Parks Act

• HCD regulations still require local clearances before permit issuance

• Planning

• Zoning

• Fire

• Public Works

• Health

• Local agencies retain land-use authority, including authority to impose TUMF

• New mobile home units that create new dwellings remain subject to TUMF
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Replacement vs New Units

• Replacement units:

• No new dwelling created → No TUMF

• New units on previously unoccupied spaces:

• New dwelling → TUMF applies

• Issue:  Jurisdictions often lack notice needed to make this determination
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What is Being Asked of the PDC Committee Today?

• Have other jurisdictions seen HCD-permitted installations without notification?

• What methods are currently used to track or identify these placements?

• Park operator communication

• Code enforcement observations

• GIS / permit system cross-checks

• Internal monitoring

• How do agencies determine replacement vs. new mobile home units?

• What mechanisms could improve communication with HCD and park operators?

• How can WRCOG support a standardized regional process?
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Potential Local Tracking Approaches for Discussion

• Routine coordination with park owners / operators

• Creating internal flags for mobile home-related activity

• Cross-checking HCD permit data with local GIS or address files

• Annual or semi-annual local site audits

• Integration with code enforcement or business license workflows

• Public Works / Planning interdepartmental notification protocols
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Potential Local Tracking Approaches for Discussion (cont)

• Formal communication channel or periodic data sharing with HCD

• Park operator reporting requirements (administrative or voluntary)

• Standardized WRCOG-developed checklist to identify TUMF-liable units

• Regional guidance memo outlining process expectations

• Possible WRCOG-HCD joint outreach or coordination effort
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Next Steps

• WRCOG will collect Committee feedback

• Evaluate whether regional guidance or policy development is needed

• Assess need for coordinated outreach to HCD

• Seek to ensure consistent, fair TUMF application across jurisdictions
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6.A California Department of Housing and Community Development-
Permitted Mobile Homes and TUMF Applicability

Requested Action:

1. Receive and file.
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6.B Class A & B Office TUMF Exemption 

Cameron Brown
WRCOG

18

TUMF Program

• TUMF Program mitigates transportation impacts from development

• Fees meet AB-1600 (Mitigation Fee Act) requirements

• Nexus Study determines the link between development and the traffic a 
development creates

• WRCOG uses the ITE Trip Generation Manual to estimate new trips created
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Existing Exemptions / Reduction

• Several Exemptions are included in the program

• ADUs

• Support housing goals, low impact

• Affordable Housing

• State law

• Retail / Service – First 3,000 sq. ft.

• Help promote commercial development

• Class A & B Office – reduced rate (1/2 of service rate)

• Encourage more office development
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Proposal Submitted to WRCOG

• Several agencies have asked for a further exemption on Class A & B Office

• Their letters suggest that a blanket exemption would do the following:

• Help incentivize high-wage employment centers within western Riverside 
County

• Support reduction of regional out-commuting

• Improve job-housing balance and reduce VMT

• Promote infill, adaptive reuse, and redevelopment of aging commercial 
corridors
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Class A & B Office Development

• $787,000 has been collected over the last five years

• Less that 0.3% of all collections during that time

• No development change occurred with the lowering of office rate

• Similar reductions towards retail / service development have not shown changes in 
development patterns
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Possible Benefits of an Exemption

• Supports creation of high-wage job centers

• Improves job-housing balance and reduces long-distance commuting

• Encourages infill, adaptive reuse, and commercial corridor revitalization

• Fiscal impact relatively limited based on historic collections
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Possible Drawbacks of an Exemption

• Office uses generate significant trips; exemption may weaken nexus basis

• Reduces funding for regional transportation improvements

• Could set precedent for additional land use exemptions

• May require jurisdictions to backfill lost revenue
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Next Steps

• WRCOG will be reviewing available data and all the input provided

• We will evaluate the pros/cons of a 100% exemption and report back to the PDC

• At that time, we will decide on whether it is prudent to add this exemption

• Would be codified in the Administrative Plan and Fee Calculation Handbook
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6.B Class A & B Office TUMF Exemption

Requested Action: 

1. Receive and file.
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6.C Potential Conflicts Between Statewide 
Objectives for Housing, Equity, and 
Sustainability

Matt Burris
Burris Planning 

Group
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A Case Study on The Tension Between 

California’s Land Use Objectives

Matthew Burris, AICP

California 

Land Use Law

We are trying to do a LOT in California:

• 56 years of housing element law 

• 21 years since Form-based codes 
specifically authorized

• 19 years since AB 32 signed for GHG 
reductions

• 17 years since SB 375 signed to 
address VMT

• 9 years since SB 1000 signed for 
environmental justice elements

• Et cetera, et cetera,…
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We Need Housing

By the numbers: 

• 2X

• $763,000/38%

• 221,000

• $5500/129%

• 315,000

• 115,933

Community Design Goes A Long Way

29

30



16

Creating Travel-Efficient Places

When we make it easier to choose walking and biking:
• Trips shorten, VMT decreases

• Transit is more successful

• GHG emissions and air pollution decrease

• Equity of access for those unable to drive

• Car ownership costs decrease

• Health outcomes improve

• Fiscal resiliency improves

Placemaking as a Solution
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Case Study: Rancho Cucamonga General Plan

Adopted December 2021

• New housing capacity: ~25,000

• New jobs: ~21,500

• GHGs: 47% reduction

• VMT: 16% reduction

• Form-based hybrid code to streamline 

development

• Pro-Housing Designation

• Waivers and Exceptions 

• Why?

• Need to minimize financial 
risk

• Proven suburban formulas

• Perception of suburbia 

Project Feasibility
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General Plan

And Consequences for the Vision

Approved

Red Hill Existing/Historic Context
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Red Hill Gateway G.P. Vision Study

Red Hill Gateway G.P. Vision Study
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General Plan Vision

Red Hill Gateway

Approved

Entitlements Don’t Equal Units
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3,500 units 

(0.86%)
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But ADUs Are Making a Dent
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Cities Can Only Do So Much

• Cities can’t accelerate housing, 
we can only take our foot off the 
brake

• Be explicit about your non-
negotiables in your GP

• Your EIR matters

• GPs are probably going to be 
bigger and take longer 
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• Block standards 

• Intersection spacing

• Street standards

• Frontages

• Mix of uses

• Massing to context

Typical code items… that should be in the General Plan

VMT Reductions Through Form

General Plans Need to Be More Detailed

• Intent and policy "backstop" for 
development standards

• Rancho next steps
• General Plan Amendment

• Updating and Fine Tuning the Code

• EIR Refresh at 5 years
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New Tools Are Needed

• Could housing law be tied to 
placetype standards? 

• REA reform?

• Money for infrastructure?

• Tax credits to incentivize new 
units?

• Pro-Housing – Give cities the 
benefit of the doubt, especially if 
they’re meeting GHG and VMT 
reductions?

Questions?
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6.C Potential Conflicts Between Statewide Objectives for Housing, 
Equity, and Sustainability

Requested Action: 

1. Receive and file. 
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6.D Riverside County Healthy Cities Profiles 
Compendium

Miguel A. Vazquez

Riverside University 
Health System
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6.D Riverside County Healthy Cities Profiles Compendium

Requested Action: 

1. Receive and file.
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7. Report from the Deputy Executive Director

Chris Gray

WRCOG
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8. Items for Future Agendas

9. General Announcements

10. Next Meeting

The next Planning Directors Committee meeting is scheduled for:

Thursday, February 12, 2026
9:30 a.m.
WRCOG’s new office, 1955 Chicago Avenue, Riverside 

11. Adjournment 
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