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Introduction

SCOPE AND PURPOSE

The 2009 City of Santa Clara Housing Element has been prepared to meet the intent and
requirements of State law and is intended to be integrated into the City’s General Plan. The
Housing Element covers the 2007 to 2014 planning period, focusing on ways to promote
residential infill development, given land supply and cost constraints. The intent of this
Element is to plan for an adequate variety of safe, appropriate and well-built housing for all
residents of Santa Clara. The format of this Element follows very specific State guidelines with
respect to data, evaluation, and topics. The Element addresses the requirements of Title 7,
Division 1, Chapter 3, Article 10.6 of the State Government Code and is organized as follows:

Chapter 1 provides an overview of the Housing Element, its relationship to other ele-
ments in the General Plan (currently undergoing a comprehensive update), and a de-
scription of public outreach activities.

Chapter 2 reviews the 2002 Housing Element, drawing lessons learned from its suc-
cesses and challenges in order to improve this updated Element. This discussion in-
cludes an assessment of the effectiveness of the 2002 Element, its progress in implemen-
tation, and the appropriateness of its continuing goals, policies, and actions for this
planning period. A summary is provided in this chapter with a complete comparison
matrix provided in Appendix A.

Chapter 3 is a summary of the housing needs assessment, including population, house-
hold and employment trends; housing characteristics; special needs populations; and
affordable units at risk of conversion to market-rate. The complete housing needs as-
sessment is provided in Appendix B.

Chapter 4 reviews financing resources for subsidized housing and services, focusing on
the Redevelopment Agency (RDA) as the largest source of funds.

Chapter 5 reviews constraints to housing development and potential programs and pol-
icy changes that could reduce these barriers. The analysis considers governmental con-
straints (e.g. zoning regulations, fees, and permit review procedures), as well as non-
governmental factors (e.g. availability of financing, land and construction costs, and
environmental conditions).

Chapter 6 describes potential housing sites, including current development projects,
vacant land, and underutilized properties appropriate for residential development. Sev-
eral major projects, including the Rivermark master plan area, have been completed
since the last Housing Element. New development proposals, such as the Station Area
and Downtown plans, are under consideration and would provide over 2,000 new
housing units through mixed-use and transit-oriented development projects. This
chapter also describes energy and resource conservation programs currently supported
by various City departments and the City owned public utilities for water, sewer and
electricity.

Chapter 7 articulates Santa Clara's vision for the City's housing supply in light of cur-
rent constraints to housing development, markets, and affordability. It establishes a
framework to guide decision-making and an action program to help the City meet its
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Chapter I: Introduction

housing needs. The goals, policies and programs in the last section of this chapter focus
on four key issues: housing opportunities, housing affordability, housing sites and pro-
duction, and neighborhood conservation. Finally, the chapter provides quantified ob-
jectives that establish targets for affordable, rehabilitated, and replacement housing.

1.2 RELATIONSHIP TO OTHER ELEMENTS

Since statutory requirements addressed in this Element overlap with other General Plan
elements, such as Land Use, Transportation, Environmental Quality, and Public Facilities and
Services, it is necessary to look at the General Plan in its entirety for an understanding of the
relationship between the Housing Element and these other elements. This Element meets the
minimum standards required by State law for a housing element. Related housing issues can be
found elsewhere in the General Plan. The General Plan Update is currently underway and is
expected to be completed by the end of 2010.

1.3 PUBLIC OUTREACH

The California Government Code requires that local governments make diligent efforts to
solicit public participation from all segments of the community in the development of the
Housing Element.

During preparation of the 2009 Housing Element, public input was actively sought and
encouraged. Twelve representatives from local organizations and agencies that provide housing
or housing-related services were interviewed in June 2008, to obtain input on housing trends,
needs, constraints, and opportunities in the City of Santa Clara. These individuals included
representatives from market rate and affordable housing developers, fair housing service
providers and mediators, government housing agencies, and other housing advocates. The
public-at-large provided input through a community workshop on housing on August 4, 2008.
Approximately 1,600 community members responded to a Citywide survey on housing and
quality of life issues in Santa Clara, reporting their preferences for future housing locations,
types, densities, and designs. Two newsletters have been sent to all addresses in the City,
describing the purpose of the Housing Element and General Plan updates, explaining progress
on planning efforts, and inviting community members to participate in the update process
through the project website, survey, community workshops, and other meetings.

Since the Housing Element has been prepared concurrently with the City’s General Plan
Update, the City’s General Plan Steering Committee, made up of stakeholders from a range of
interests, backgrounds, and organizations, also provided input on housing and a draft of the
Element, at three of its meetings (August 28, 2008; January 15, 2009; and January 31, 2009).
Finally, Planning Commissioners and City Council members provided input on housing needs
and issues during joint meetings in September 2008 and February 2009. Noticed public
hearings for Planning Commission and City Council hearings are anticipated in Summer 2009.
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2 Program Accomplishments

2.1 EFFECTIVENESS

Santa Clara last adopted its Housing Element in 2002, covering the 1999 to 2006 time period.
Table 2-1 summarizes the accomplishments during this period. At that time, the City’s total
Regional Housing Needs Allocation (RHNA) projected by the Association of Bay Area
Governments (ABAG) was 6,339 units. Actual construction, according to building permit
records, was 4,163 units. Although the RHNA targets were not achieved in actual construction
for all affordable income levels, the City made available a sufficient number of appropriate
housing sites, in each category to meet the RHNA requirements. This was made possible
through the re-designation of sites as Mixed Use, Gateway Thoroughfare Mixed Use and
Transit-Oriented Mixed Use in the General Plan, pursuant to the 2002 Housing Element
Update.

Table 2-1: Housing Units Produced and Needs Met, by Income (1999-2006)

A
1999-2006 Housing Element Very Low Low  Moderate Mod:r(;:‘:
RHNA 1,294 590 1,786 2,669
Less Units Constructed 280 479 626 2,778
Less Previously Identified & Available (from Housing 10 17 22 182
Element)
Less Re-designated Pursuant to Housing Element' 1,007 104 1,164 4,640

Less Other Sites Rezoned (outside Housing Element)
Surplus 3 10 26 5,349

I. Sixty percent of re-designated sites with allowable densities greater than 36 units per acre are assumed to be
available at below-market rates.

Source: Association of Bay Area Governments; City of Santa Clara Planning Division.

The City helped to finance 1,385 affordable housing units during this period, representing 33
percent of all units constructed. The City met 81 percent of the need for low income housing,
35 percent of the need for moderate income housing, and 22 percent of the need for very-low
income housing through construction. Sites available for market-rate residential
redevelopment accounted for the remaining percentages of the 4,163 units constructed. Most
of the below-market rate (BMR) units were subsidized with RDA funds. A total of 123 units
resulted from the City’s inclusionary housing policy which requires that at least ten percent of
the units in residential projects of ten units or more be set aside for affordable housing. Much
of the 1999-2006 period was impacted by rising land and construction costs, as well as
competition for land for non-residential uses. Still, this number is high in comparison with the
previous Housing Element period, 1988 to 1995, in which the City constructed 1,963 units, or
38 percent, of its RHNA allocation.

2.2 PROGRESS AND APPROPRIATENESS

A complete description of the implementation of the 2002 Housing Element policies and
programs can be found in Appendix A. In addition, reflections on lessons learned and
recommendations for policy changes for this planning period are included in the Appendix.
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Appendix B: Housing Needs Assessment

Santa Clara’s projected population growth is consistent with countywide expected growth
over time. The population of Santa Clara County as a whole (1.8 million in 2008, according to
DOF), is projected to increase by 27 percent between 2010 and 2035, compared with the City
of Santa Clara’s 24 percent projected growth rate during this period.

HOUSEHOLDS

According to ABAG, households are expected to grow at a similar rate as population,
suggesting consistency in household size (about 2.6). There were approximately 41,510
households in 2005; an additional 6,000 households are anticipated by 2015, for a total of
47,330 households.

Table B-2: Household Growth and Projections

Average Annual

Year  Households Growth Rate
Actual 1990 36,545 -
Actual 2000 38,526 0.5%
Actual 2005 41,510 1.5%
Projected 2010 44,610 1.5%
Projected 2015 47,330 1.2%

Source: ABAG Projections, 2007.

AGE

The City of Santa Clara has experienced increases in young and older residents in recent
years. Children under four and adults between the ages of 45 and 64 are the age cohorts with
increasing shares of the population, as shown in Table B-3. The median age in 2006 was 35
years. These data suggests that as the City becomes both older and younger, there may be a
need for additional family housing, with two or more bedrooms, as well as housing for
seniors.

At the County level, ABAG projects that seniors (65 and over) will continue to increase as a
percent share of Santa Clara County’s population, representing 13 percent of residents by
2015, compared with just 10 percent in 2005 (not shown in table). This represents the largest
percent share increase of any age cohort.
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The City of Santa Clara General Plan: Housing Element DRAFT

Table B-3: Age Characteristics and Trends

1990 2000 2006
Age Number Percent ~ Number Percent Number  Percent
Oto4 5,880 6% 6,688 7% 9,706 9%
5to 17 11,703 13% 13,707 13% 12,307 1%
18 to 24 12,503 13% 11,569 1% 12,284 1%
25to 44 37,344 40% 39,991 39% 41,146 37%
45 to 64 16,845 18% 19,506 19% 25,219 22%
65+ 9,338 10% 10,900 1% 11,436 10%
Total 93,613 100% 102,36l 100% 112,098 100%

|. 2006 data are based on a sample of 1,413 residents. The U.S. Census Bureau advises that
2006 data should be compared with caution to 2000 values. This is due to the fact the en-
tire population continually ages into older age groups over time, such that the population
of a certain age is made up of a completely different group of people in 2000 and 2006.

Source: U.S. Census, 1990 and 2000; ACS, 2006.

GENDER

In 2006, 53 percent of residents were male and 47 percent female. Demographic
characteristics related to female heads of household are described in Section B.6: Special
Needs Populations.

ETHNICITY

Santa Clara has become more ethnically diverse in recent years. The proportion of white
residents has decreased somewhat, accounting for 41 percent of the population in 2006. The
Asian/Pacific Islander and Hispanic populations have increased to 34 percent and 18 percent,
respectively. The black population also increased, but still only accounts for a three percent
share. The category of “Other,” which includes residents self-identifying as two or more races,
accounts for four percent of the City’s population.

Race and ethnic characteristics of a population imply certain housing needs as some
demographic and economic characteristics correlate with race. For example, the average
household size for the City of Santa Clara was 2.6 in 2000 (not shown in table). However, the
average household size for Hispanics was 3.4 and for Asian or Pacific Islanders 3.0. These
numbers reflect multi-generation families and/or a higher number of children which may
require larger units with more bedrooms.
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Appendix B: Housing Needs Assessment

Table B-4: Ethnicity Characteristics and Trends

1990 2000 2006' % Change

Number  Percent  (2000-2006)
White 59,754 49,392 46,065 41% -7%
Asian or Pacific Islander 16,802 29,791 38,416 34% 29%
Hispanic 14,260 16,364 19,827 18% 21%
Black 2,281 2,237 2,888 3% 29%
Other’ 516 4,577 4,902 4% 7%
Total 93,613 102,361 112,098 100% 7%
I. 2006 data are based on a sample of 1,413 residents and should be compared with caution to

2000 values

2. In 1990, "Other" category includes American Indians and Alaska Natives and persons in "Oth-
er Race" category. In 2000, the other category also includes persons who identified them-
selves as having "two or more races"

Source: U.S. Census, 1990 and 2000; ACS, 2006.

B.2 U.S.EMPLOYMENT TRENDS

EMPLOYMENT

Santa Clara County is one of the Bay Area’s major job generators. The City added about
24,000 jobs between 1990 and 2000, growing from approximately 108,000 to nearly 132,000
jobs (a 22 percent increase), as shown in Table B-5. Following the dot-com collapse, ABAG
estimates show reductions in jobs across all sectors in 2005, with employment in the City
decreasing to about 105,000. Approximately 49,000 residents of Santa Clara were employed in
2005. In 2000, 30 percent of employed residents worked in the City, while the remaining 70
percent commuted to other cities (primarily within the County).

The Manufacturing, Wholesale and Transportation sector accounts for the largest share of
total jobs in the City, with 43 percent. The Financial and Professional Services (which
includes Research and Development activities) and Health, Education, and Recreational
sectors are the next largest sectors, accounting for 19 and 18 percent of all jobs, respectively.
ABAG estimates that the number of jobs in Santa Clara will increase to nearly 117,000 by
2015, the end of the Housing Element planning period. The Health, Education and
Recreational sector is expected to see the largest increase in job growth during this period.
These employment projections suggest a need for housing to serve a growing and diverse
workforce.
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Table B-5: Employment Trends

2000 2005 % Change
Industry Type Number Number Percent  (2000-2005)
Agricultural and Natural Resources 220 200 0.2% -9.1%
Manufacturing, Wholesale and Transportation 60,160 45,310 43.2% -24.7%
Retail 9,280 7,860 7.5% -15.3%
Financial & Professional Service 26,230 20,250 19.3% -22.8%
Health, Education & Recreational 20,260 19,190 18.3% -5.3%
Other 15,540 12,110 11.5% -22.1%
Total 131,690 104,920 100.0% -20.3%

Source: ABAG Projections, 2007.
The list of major employers in the City, as shown in Table B-6, supports the industry
breakdown reported above. Santa Clara’s top employers are dominated by high-tech
manufacturing companies, with Applied Materials and Intel topping the list.

Table B-6: Major Employers in Santa Clara

Employer Service
Private
Applied Materials Semiconductor Devices (MFRS)
Intel Semiconductor Devices (MFRS) Semiconductor Devices (MFRS)
3Com Computers-Electronic-Manufacturers
Sanmina-SCI Electronics Manufacturing
Kaiser Permanente Hospital
Hewlett Packard Test & Measurement Equipment
National Semiconductor Semiconductors
Nortel Network/Meridian Systems Mfg. Communications Equipment
Siemens Info & Comms Communications Equipment
United Defense Manufacturing General
ElectroGlas Corporation Mfg. Automated Wafer Probing Systems
Institutional
Santa Clara University Education Facility

Source: BT Commercial Real Estate Overview, 2005.

UNEMPLOYMENT RATE

According to the California Employment Development Department (EDD) the
unemployment rate in the City of Santa Clara was 4.3 percent in 2007. By comparison, the
unemployment rate was 4.7 in Santa Clara County and 5.4 percent Statewide. Preliminary
data for 2008 from EDD suggest that this rate has risen from 2007. The November 2008
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Appendix B: Housing Needs Assessment

unemployment rate in the City was 6.5 percent compared with 4.5 percent in November
2007.The current regional and national economic downturn suggests that the unemployment
rate may continue to rise in 2009.

B.3 HOUSING CHARACTERISTICS
HOUSING UNITS

Housing Trends

Between 2000 and 2008, the number of housing units in Santa Clara increased from 39,521 to
over 44,166 (12 percent), as shown in Table B-7. The majority of these units, 42 percent, were
single-family detached units. However, housing developments with five or more units have
been the fastest growing housing type in recent years, adding over 3,000 units (an increase of
24 percent) since 2000. This suggests an increase in higher-density, smaller, more affordable
(though not necessarily subsidized) units.

Table B-7: Housing Units, by Type

2000 2008 % Change

Number Number Percent (2000-2008)

Single-Family Detached 17,645 18,617 42% 6%
Single-Family Attached 3,588 3,759 9% 5%
2 to 4 Units 3,875 3,929 9% 1%
5 or More Units 14,413 17,861 40% 24%
Total 39,521 44,166 100% 12%

I. Mobile homes, no longer in the City, are excluded from table and total.
Source: DOF, 2008.

Tenure

According to the U.S. Census, approximately 54 percent of housing units in Santa Clara were
renter-occupied in 2006, while 46 percent of units were owner-occupied. These proportions
have not changed since 2000.

HOUSING CONDITIONS

Age of Structures

Most of the housing stock in Santa Clara was built before 1980: 43 percent between 1960 and
1980 and 30 percent before 1960, as shown in Table B-8. The median year that structures
were built was 1968. When units are 30 years or older, they typically begin to require some
major improvements and repairs in order to retain their quality standards. Inspectors from
the Building Inspection Division will continue to conduct inspections of homes on a request
and complaint basis, providing advice and assistance where possible to correct problems.
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Table B-8: Year Structure Built, 2006

Year Number Percent
2000 or Later 4,053 9%
1980 up to 2000 7,839 18%
1960 up to 1980 18,762 43%
Before 1960 13,431 30%

Source: ACS, 2006.

Vacancy Rate

The City has generally had low vacancy rates, with just three percent of units vacant in 2006.
In comparison, the County has a slightly higher vacancy rate, at four percent.

Overcrowding

Unacceptable overcrowding is generally defined as housing units where the number of
occupants is greater than the number of rooms. Typically, overcrowding occurs because the
household is unable to afford larger accommodations. Overcrowding is not a major problem
in Santa Clara; still, 1,843 households (or, 4 percent of all households) are living in
overcrowded conditions, as shown in Table B-9. This represents an improvement over
conditions in 2000, when seven percent of units were considered overcrowded.

Table B-9: Overcrowding (Occupants per Room), 2006
Number % of Total

Owner occupied:
Acceptable (| or fewer occupants per room) 19,357 46%
Unacceptable (More than | occupant per room) 178 <I%

Renter occupied:

Acceptable (| or fewer occupants per room) 21,438 51%
Unacceptable (More than | occupant per room) 1,405 3%
Total 42,378 100%

Source: ACS, 2006.

The Building Inspection Division conducts annual inspections of licensed residential
buildings of four units or more with regard to State Housing and Building Code
requirements. This inspection program includes an assessment of possible overcrowding,
based on State Code requirements regarding maximum allowed occupancy. Complaints
regarding possible overcrowding in other types of residential structures are also investigated.

Substandard/In Need of Rehabilitation

Consistent with prior General Plans and the Zoning Ordinance, the City supports
maintenance and preservation of housing and the quality of residential neighborhoods. In
2005, the City’s Consolidated Plan 2005-2010 identified 1,569 units in need of rehabilitation.
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Appendix B: Housing Needs Assessment

The City operates the Neighborhood Conservation and Improvement Program (NCIP) to
provide technical and financial assistance to qualified homeowners (those earning less than 80
percent of Area-Median Income) for housing rehabilitation. In the 2004-2005 fiscal year, the
City assisted in the rehabilitation of 155 units occupied by low income households through a
combination of loans and grants. Homeowners undertook home repairs, accessibility
improvement, lead-based paint testing, and other improvements. The program also provided
rehabilitation of 42 HUD Section 215 subsidized housing units. Since 1976, the City of Santa
Clara has assisted more than 1,000 homeowners to rehabilitate and increase the value of their
homes through the NCIP. (A complete description of this and other funding sources is
provided in Chapter 3, Section 3.5: Financing and Subsidy Resources of the Housing
Element.)

B.4 COST OF HOUSING

INCOME

In 2006, the median household income in the City of Santa Clara was just over $80,000, as
shown in Table B-10. In absolute dollars, incomes increased by 15 percent between 2000 and
2006. However, adjusting for inflation, household incomes actually decreased during this
time period—not surprising given the dot-com collapse during this period." The City’s
income levels are on par with the County of Santa Clara as a whole.

Despite a high median income level, households in the City reflect a range of income levels.
Nearly 30 percent of households have incomes over $100,000, another 37 percent have
incomes between $50,000 and $100,000, and the remaining one-third of households have
incomes below $50,000. These findings suggest that the City needs a range of housing types to
accommodate residents with various income levels.

Table B-10: Median Household Income Trends (Real Dollars)

% Change

1989 1999 2006' (2000-2006)

City of Santa Clara $44,707 $69,466 $80,048 15%

Santa Clara County $48,115 $74,335 $80,838 9%
I. 2006 data are based on a sample of 1,413 residents and should be compared with caution to

2000 values
Source: U.S. Census, 1990 and 2000; ACS, 2006.

The poverty rate in 2006 was seven percent, according to the ACS. Table B-11 shows the
number of residents whose incomes fell below the poverty line within a 12-month period.
This small and vulnerable population may require housing assistance. The highest poverty
rates were among young adults ages 18 to 24—a large portion of whom are likely students
who do not work or only work part-time.

' Using ABAG’s consumer price index to adjust household incomes to 2006 dollars, median household
incomes fell four percent between 2000 and 2006.
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Table B-11: Residents with Income Below Poverty within
the Last 12 Months, by Age (2006)'

Age Number % of Age Group
0to4 737 8%
5to 17 852 7%
18 to 24 1,624 20%
25 to 44 1,984 5%
45 to 64 1,767 7%
65+ 611 6%
Total/Average 7,575 7%

I. The Census Bureau uses a set of money income thresholds that vary by
family size and composition to determine who is in poverty.

Source: ACS, 2006.

INCOME LIMITS

The California Department of Housing and Community Development (HCD) publishes
household income limits to determine eligibility for housing programs and subsidies. In 2008,
the area median income (AMI) for a family of four in Santa Clara County was $105,500, as
shown in Table B-12. This value represents a 21 percent increase (unadjusted) since 2001,
when AMI was $87,300. Adjusted for inflation, this change in the median income has only
risen 2.2 percent (not shown in table).

Table B-12: 2008 Income Limits for Santa Clara County (Real Dollars)'

Category Definition 2001 2008
Area Median Income

Median (AMI) $87,300 $105,500
Household income at

Extremely-Low 30% of AMI $26,190 $31,850
Household income at

Very-Low 31-50% of AMI $43,650 $53,050
Household income at

Low 51-80% of AMI $69,050 $84,900
Household income at

Moderate 81-120% of AMI $104,760 $126,600

|. Based on a four-person household.
Source: HCD, 2001 and 2008.
Housing stakeholders interviewed for this Housing Element agreed that, in terms of low

income populations, the greatest need existed among extremely-low income populations.
These stakeholders felt that households above 50 percent of AMI can usually find an adequate
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rental unit. In addition, they noted that developers cannot qualify for tax credits for
affordability levels above 50 percent of AMI.

However, stakeholders also identified a need for middle income populations who, despite
holding full-time jobs, are not able to afford the high rents and ownership prices of housing
in Santa Clara. Even moderate and above moderate income households (over 120 percent of
AMI) struggle to keep up with market-rate rents and home sale prices. Stakeholders expressed
concern that the professional class of middle-income wage earners, central to the workforce,
is leaving the City and region because of high housing prices.

RENT PRICES

In terms of rental units, a market inventory of 45 rental properties in the City of Santa Clara
by RealFacts indicates that the following were the average monthly apartment rents in the
City of Santa Clara as of the 3" Quarter 2008 (rounded):

e 1-bedroom/1-bathroom = $1,600
e 2-bedroom/1-bathroom = $1,700
e 2-bedroom/2-bathroom = $2,100
e 3-bedroom/2-bathroom = $2,800

The average apartment rent for all unit types in the City of Santa Clara was about $1,800,
which was lower than some other communities in Santa Clara County such as Palo Alto, Los
Gatos, and Cupertino, but higher than others such as Mountain View, Sunnyvale, and
Milpitas. The 2008 overall occupancy rate for all projects surveyed in the City of Santa Clara
was about 96 percent. Given the above rents, very-low and low income households (up to 50
percent and 80 percent of the AMI respectively) will find it challenging to afford to rent the
average apartment in the City of Santa Clara.

HOME SALE PRICES

According to the Santa Clara County Association of Realtors, the median price for a single
family detached home in the City of Santa Clara as of the 2™ Quarter 2008 was $709,000, a
dechne of about 5 percent from 2007. The median price for a condominium/townhouse as of
the 2" Quarter 2008 was $469,000, a decline of about 2.5 percent from 2007. In general, home
prices in the City of Santa Clara have held up better to the broad downturn in the housing
market than those in most areas in California. One outcome of the decline in housing prices
has been an increase in ownershlp housing affordability. The California Association of
Realtors reports that, as of the 2™ Quarter 2008, about 33 percent of households could afford
to purchase an entry-level home in Santa Clara, as compared to 21 percent in late 2007.

Nonetheless, housing prices are still high in the City of Santa Clara. Assuming a 20 percent
down payment, a 30-year mortgage, and a seven percent interest rate, mortgage payments and
property taxes on the median-priced single family detached home ($709,000) would be about
$4,400 per month. The gross annual income required to afford such a home (assuming no
more than 30 percent of gross income is spent on housing) is at least $175,000. Additional
homeowner costs (insurance, utilities, maintenance, etc.) would require an even greater
income, as would any secondary debt. A four-person household in Santa Clara would need to
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earn well over the median income of $105,500 in order to afford the median-priced single
family detached home with the preceding assumptions. Using the same assumptions, the
gross annual income required to afford the median-priced condominium/townhouse
($469,000) would be about $115,000, also above the median income for a household of four
in Santa Clara ($105,500).

OVERPAYMENT

With the high cost of housing in and around the City of Santa Clara, households often spend
a large portion of their income on housing. Table B-13 reports that 40 percent of all renter-
occupied households and 44 percent of owner-occupied households are overpaying for
housing. According to the U.S. Census, housing overpayment refers to spending more than
30 percent of income on housing.

Overpayment disproportionately affects younger households (between 15 and 24 years old)
and older households (65 years and above). A full 100 percent of homeowners in the youngest
category were overpaying for housing. This is likely due to the fact that they recently
purchased homes at high prices and are stretching their incomes to pay monthly costs. The
next most severe overpayment demographic is renters in the oldest category; 79 percent of
older renters are paying more than 30 percent of their incomes toward their rent. This is likely
due to the fact that residents in this age group may receive fixed income.

Table B-13: Overpayment for Housing, by Tenure

Total Total Percent by Age
Number Percent 15 to 24 25 to 34 35 to 64 65 +
Renters Overpaying 8,379 40% 54% 31% 31% 79%
Owners Overpaying 6,542 44% 100% 55% 37% 21%

I. Owners only include those with mortgages
Source: ACS, 2006.

B.5 AT-RISK HOUSING

State’s housing element and Housing and Urban Development (HUD) consolidated plan
regulations require cities to prepare an inventory of all assisted affordable multi-family rental
units which are eligible to convert to market rate housing due to termination of subsidy
contract, mortgage prepayment, or expiring use restrictions. This inventory covers the ten-
year evaluation period following the statutory due date of the Housing Element (July 1, 2009)
and the five-year planning period of the Consolidated Plan as required by the State
regulations and the HUD Consolidated Plan, respectively. To satisfy both State and federal
requirements, the at-risk housing analysis period in this Housing Element is from July 1, 2009
through June 30, 2019. The analysis represents a review of current status and options, rather
than a statement of City policy.

According to an assessment by California Housing Partnership Corporation (CHPC), no
assisted development in the City of Santa Clara is considered at high risk of conversion to
market rate housing. Only the following project was determined to be at low risk of
conversion during the 2009-2019 period:
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Located at 890 Main Street, Liberty Towers is a 100-unit apartment complex, with all of the
units allocated for occupancy by very-low income seniors. The project receives Section 8
project-based assistance. Under the Section 8 contracts, the project owner provides units
affordable to lower-income families for a specified time period. The City has a currently
funded rehabilitation project for Liberty Towers, scheduled to begin in 2009. This project will
extend the affordability restriction for five years after the date of project completion, or until
about 2015. In addition, Liberty Towers receives financial assistance through the HUD
Section 236 and Section 202 programs. Through these programs, the owner was provided
mortgage insurance and interest reduction payments. The earliest termination date of Section
236 and Section 202 loan assistance is September 20, 2013. Given its non-profit ownership,
however, it is unlikely that Liberty Towers will be converted to market-rate housing within
the 2009-2019 time period.

B.6 SPECIAL NEEDS POPULATIONS

Housing is a basic necessity of life for everyone. However, the search for decent affordable
housing is greatly complicated for many individuals because of various barriers, including
disability, advanced age, and life crisis. The City has identified several special populations that
are in need of particular housing services and are most likely to be in the extremely-low
income category: seniors, persons with disabilities, large families, single-parent households,
college students, and families and persons in need of emergency shelter. (Given Santa Clara’s
urban location, farmworkers are not considered a population with special needs, but a short
description is provided below.)

SENIORS

Seniors are expected to be the fastest growing age cohort in the County over the Housing
Element planning period. In 2006, the ACS reported approximately 11,500 residents 65 years
or older living in the City of Santa Clara, representing ten percent of the population.
Countywide, ABAG projects a 47 percent growth rate among seniors over 65 between 2005
and 2015, suggesting that the City of Santa Clara could have nearly 17,000 seniors by the end
of the Housing Element planning period. Proportionally, seniors are expected to compose
nearly 40 percent of the total population increase.

As shown in Table B-14, 61 percent of seniors in Santa Clara are homeowners and 39 percent
are renters (Total row). Of seniors 85 years old and greater, however, only 46 percent are
homeowners, while 54 percent are renters. This may be due to the fact that as seniors age,
they may choose to sell their homes because their homes are too large or they require
additional care at a retirement or assisted living facility.
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Table B-14: Seniors by Age and Tenure

Owner Renter
Householder Age Number Percent Number Percent
65 to 74 years 2,009 63% 1,181 37%
75 to 84 years 1,859 66% 965 34%
85 years and over 554 46% 663 54%
Total 4,422 61% 2,809 39%

Source: ACS, 2006.

In 2000, there were 4,348 extremely-low income households documented among all
households. Of this total, 42 percent were defined as elderly (62 years and over). Senior
housing needs may be more problematic to meet than the needs of other age cohorts since
seniors are often receiving a fixed income. In 2000, the Comprehensive Housing Affordability
Strategy (CHAS) database reported that seniors compose a substantial share of low income
households as shown in Table B-15. In addition, CHAS reported an additional 4,098 very-low
income households, with 37 percent of those composed of elderly households; and 3,782 low
income households, with 24 percent composed of elderly populations.

Table B-15: Elderly Households, by Income and Tenure
% Share Total (All

Income Level Renters Owners Subtotal of Total  households)
Extremely-Low Income 958 874 1,832 42% 4,348
Very-Low Income 465 1,035 1,500 37% 4,098
Low Income 209 690 899 24% 3,782

Source: CHAS, 2000.

Additionally, many seniors have special housing needs such as handicap accessible living
arrangements. The 2006 ACS indicated that 35 percent of the elderly population in Santa
Clara had a disability (3,797 seniors).

Historically, waiting lists for affordable senior housing have been long, suggesting that
demand exceeds supply. Since the last planning period, the City has added more affordable
senior housing to the housing stock. There are currently five below-market senior housing
developments in the City, containing a total of 615 studio, one- and two-bedroom units.
There are another 55 beds within two assisted living facilities for seniors with mental or
physical disabilities. Additionally, a 28-unit affordable senior housing development was
approved for construction as of 2008. The City also provides funding support to a shared
housing provider that matches frail seniors with younger persons who can provide assistance
with household tasks, such as cleaning and cooking. This agency places 15 to 20 shared
housing relationships each year.
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PERSONS WITH DISABILITIES

Persons with disabilities may require certain specialized housing features or services. In 2000,
the U.S. Census reported that 14,915 residents (16 percent of the City’s population) had one
or more disabilities. Table B-16 presents disabilities by type (note that the table counts
disabilities, not the number of persons with disabilities). Other disabilities, such as
developmental disabilities, are not counted by the U.S. Census, but may also require special
housing needs.

Table B-16: Number of Disabilities, by Type, in the City of Santa Clara

Disabilities Tallied Definition Number
Sensory disability Blindness, deafness, severe vision or hearing impairment 2,616
Physical disability A condition that substantially limits basic physical activities such 5,294
as walking, climbing stairs, reaching, lifting, or carrying
Mental disability A physical, mental, or emotional condition lasting six months or 3,440
more that makes it difficult learning, remembering, or concen-
trating
Self-care disability A physical, mental, or emotional condition lasting six months or 1,536

more that makes it difficult dressing, bathing, or getting around
inside the home

Go-outside-home disability A physical, mental, or emotional condition lasting six months or 6,258
more that makes it difficult going outside the home alone to
shop or visit a doctor’s office

Employment disability A physical, mental, or emotional condition lasting six months or 6,870
more that makes it difficult working at a job or business

Total 26,014

Source: U.S. Census, 2000.

While many of these persons do not require special housing, the 2000 Census indicated that
approximately 36 percent of the disabled population in the City was unemployed. Therefore,
low income is one significant obstacle to housing for the disabled population in Santa Clara.
The City provides financial assistance to support transitional housing for persons with
physical disabilities. Through the City's Housing Rehabilitation Program, the City meets the
needs of access-impaired or handicapped owner-occupants by removing architectural barriers
where appropriate. Private developers are encouraged to meet or exceed State requirements
and any additional local policies regarding handicap accessible living arrangements.

To help meet this need, the City has subsidized the acquisition of two residences for persons
with developmental disabilities, accommodating six individuals in each home. In addition,
the 450-unit Estancia/Archstone apartments have 90 units reserved for low income
households, and 23 units designed and reserved for those with developmental and physical
disabilities. The County Housing Authority also has three units within the City available to
persons with physical or developmental disabilities.

LARGE FAMILIES

Large households, those with five or more persons, often have special housing needs due to
their income and the lack of adequately sized, affordable housing. As a result, large
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households may live in overcrowded conditions. Although one-, two-, and three- person
households account for the majority of household sizes in the City (81 percent), there are a
small number of five or more person households. The 2006 ACS reports 2,980 households
with five or more members in Santa Clara, representing seven percent of total households, as
shown in Table B-17. Large owner-occupied units are more prevalent than large renter-
occupied units. The CHAS data further indicate that among large households in the City,
approximately 65 percent experience some form of overcrowding, cost burden, and/or
substandard conditions. This statistic seems to illustrate that Santa Clara has a need for
affordable housing units with three or more bedrooms.

Table B-17: Household Size

Percent
Household Size Owner Rental Total of Total
|-person household 4277 7,494 11,771 28%
2-person household 6,489 7,877 14,366 34%
3-person household 4,206 4,189 8,395 20%
4-person household 2,797 2,069 4,866 1%
5 or more person households 1,766 1,214 2,980 7%
Total: 19,535 22,843 42,378 100%

Source: ACS, 2006.

Since 2000, most new development, approximately 4,600 units, has been multi-family
development, with five or more units. Currently, 55 percent of the housing stock is composed
of studios, and one- or two-bedroom units. Three-bedroom units compose nearly a third of
all units, but four-bedroom units only account for 12 percent, and five or more bedrooms
just one percent.

Potentially compounding the unmet housing needs of larger families is that household
incomes typically decrease with household size. Table B-18 shows that household income is
highest among four-person households, at $100,703, but declines as household size increases
above four people, to $59,473 for households with seven or more members. It is likely these
larger households have more children or grandparents who are not employed.

Table B-18: Median Household Income, by Household Size

Household Size Income
|-person $46,163
2-person household $83,221
3-person household $96,329
4-person household $100,803
5-person household $98,620
6-person household $80,577
7 or more person households $59,473
Median (All Households) $80,048

Source: ACS, 2006.
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SINGLE-PARENT HOUSEHOLDS

Single-parents may also have greater unmet housing needs, as sole income earners with
dependent children. In 2006, there were 3,266 households (or eight percent of total
households) occupied by a female-headed household, with no male present. Of these, over 61
percent (2,022 households) included children. In comparison, single-male-headed
households with children made up only 993 households.

To address the needs of single parent families, the City of Santa Clara previously participated
in Project Self-Sufficiency, which has since been renamed Partners in Self-Sufficiency. Project
Self-Sufficiency was a HUD pilot program aimed at making single parent families
economically self-sufficient through job-training, affordable childcare and, most importantly,
affordable housing. The rationale was that if a parent's home life is stable, then the parent's
success through job-training will increase and with successful training they will be able to
earn more in the job market. Although federal sponsorship of Project Self-Sufficiency has
expired, the City of Santa Clara continues to carry on the intent of the program through the
cooperation of the Housing Authority of the County of Santa Clara. The goal of the program
remains to help low income single-parents make the transition from public assistance to
gainful employment by providing the means for individuals to locate and utilize existing
programs and resources. The Housing Authority gives program preference to new
participants of Section 8 housing certificates.

FAMILIES AND PERSONS IN NEED OF EMERGENCY SHELTERS

Families and persons in emergency shelters have critical and immediate needs for transitional
and long-term permanent housing. This population may include many of the groups
described above, as well as other extremely-low income households, youth, victims of
domestic violence, and temporarily or chronically homeless.

HOMELESSNESS

The number of homeless persons and families has been increasing nationally and in the Bay
Area. The demographics of the homeless also have been changing, from predominately single
persons, often with substance abuse or mental illness, to an increasing number of families
unable to afford high rents.

According to the 2007 Santa Clara County Homeless Census and Survey, there were 7,202
homeless people in Santa Clara County counted in January 2007. Over 70 percent of these
individuals were found in shelters, 29 percent were unsheltered. In the City of Santa Clara,
480 people were counted during this survey; 58 percent were identified in shelters, the
remaining 42 percent were unsheltered. Moreover, the report annualizes these numbers,
assuming that people cycle in and out of homelessness at different points during the year.
Using this assumption, over 18,000 persons were estimated to be homeless at some point in
Santa Clara County during 2007. Although these numbers represent small fractions of the
total population (less than one percent at both the City and County level), the shelter and
care needs of homeless individuals are great.

YOUTH

Housing stakeholders and providers interviewed for this Housing Element identified a need
for transitional and permanent housing for youth. These housing types could come in various
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forms, from a renovated single-family home with just a few residents, to larger residences
serving 20 youth. This type of housing requires on-site social services or other support. In
addition, stakeholders recommended additional single-room occupancy units (SROs) to serve
various populations with limited incomes, from homeless and transitional populations, to
seniors and young people, just out of high school or college.

EMERGENCY HOUSING PROVIDED IN THE CITY

The City of Santa Clara has seven sites where persons in need of emergency shelter can seek a
bed and other assistance, as shown in Table B-19.

Table B-19: Emergency Housing Providers in the City of Santa Clara

Provider Target Population Capacity/Housing Type

Bill Wilson Center, Bill Wilson House Homeless teenagers Six person group home

Bill Wilson Center, Homeless teen mothers and  Six person group home and
Homeless Teen Parent Project dependent children four transitional apartments

Runaway, homeless and oth-
Bill Wilson Center, Runaway Youth Shelter er troubled youth Short-term transitional

Bill Wilson Center, Transitional Housing for
Foster Home Teenage Girls Teenage girls Six person group home

Bill Wilson Center, Transitional
Housing for Homeless Teens Homeless teenagers Six person group home

Emergency Housing Consortium,

Sobrato Family Living Center Homeless families 33-unit transitional
Emergency Housing Consortium, [ 0-unit transitional and
Sobrato Family Living Center Il Homeless families eight-unit permanent
Innvision of Santa Clara Valley Survivors of domestic vi-

Homesafe Santa Clara olence 24-unit transitional
Silicon Valley Independence Living Center Persons with Disabilities Four-bedroom transitional

The Bill Wilson Center, partially funded by the City of Santa Clara, provides short-term
housing for runaway and homeless youth ages 11-17 and transitional housing services for
youth and young adults 17-21 years old and young-parent families. The City helped fund the
acquisition of an apartment building and a house located on another site that provides
transitional housing services to ten young homeless families. A triplex purchased using
Federal HOME funds and City Redevelopment funds houses eight single homeless teens.

The Emergency Housing Consortium's Sobrato Family Living Center provides emergency
housing for up to 43 families. The Center also provides eight units of permanent affordable
housing, a community center, and a computer learning center. The shelter houses up to 100
persons per night. Clients may remain at the shelter for up to 90 days and receive tenant
education as well as information on area housing and jobs, children’s programs, case
management and other subjects.
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Redevelopment Agency funds also have assisted with the construction of a 24 unit Homesafe
Transitional Housing project on City-owned land for those who have experienced domestic
violence.

The Zoning Ordinance does not identify a zoning classification that allows emergency shelters
by right. This program will be undertaken in the Zoning Ordinance Update and will occur
within one year of adoption of this Housing Element, in compliance with SB 2.

FARMWORKERS

Since the closest agricultural production operations are located more than 30 miles from the
City, in southern Santa Clara County, farmworkers have not been identified as a subgroup
with special housing needs. The only farming operation is the City has been the Bay Area
Research Extension Center, a part of the University of California’s agricultural studies.
However, this facility has been closed and in 2007, this site was approved for housing. The
2000 U.S. Census reported just 94 City of Santa Clara residents working in the farming,
fishing, or forestry industries.

COLLEGE STUDENTS

The City of Santa Clara contains several higher education institutions: Santa Clara University
(SCU), Golden State Baptist College, and Mission College.

SCU currently has a total enrollment of over 8,000 students. The University has begun a
program of expanding its on-campus housing with the intent of encouraging more students
to live on campus. SCU is currently updating its master plan. At this time, SCU anticipates an
increase in the number of students served by on-campus housing, from 2,500 to 3,500. The
City supports the expansion of the variety of types of housing opportunities provided on-
campus, in order to minimize impacts on the City's off-campus housing stock. Students tend
to have limited incomes and traditionally seek small units, or share housing units. Since the
previous Housing Element period, the University constructed apartment-style living quarters
to house 290 students.

Golden State Baptist College is an undergraduate facility that houses over 400 students in on-
campus dormitories. Mission College is a community junior college attended by over 9,000
full- and part-time students who commute from in and outside the City and County.
Currently, Mission College has no on-campus residency.

EXTREMELY-LOW INCOME AND LOW INCOME HOUSING PROVIDED

Section 8 Vouchers

The City of Santa Clara contracts with the Housing Authority of the County of Santa Clara
(HACSC) to administer its rental assistance programs, specifically the Section 8 Voucher
program. According to an HACSC official, there is a waiting list of 58,000 households seeking
Section 8 vouchers, at the County level. As of March 2008, there were 867 City of Santa Clara
residents with Tenant-Based Section 8 Vouchers, 732 of which (85 percent) were considered
extremely-low income. Another 2,627 residents were on the waiting list, of which 1,751 (71
percent) were extremely-low income households. Although many of these individuals and
families already have housing, this waiting list suggests a high demand for additional
affordable housing opportunities.
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Public Housing

HACSC also manages 325 public housing units throughout the City of Santa Clara, in six
separate developments. These developments are described in Table B-20.

Assisted Housing Units

As shown in Table B-20, the City’s Redevelopment Agency plays an active role in funding
affordable housing and has placed long-term affordability restrictions on several projects.
Some of these housing developments also contain support services. In addition, below-market
rate units are provided through the City’s inclusionary housing requirement, which requires
new developments with ten or more dwelling units to provide ten percent of their units at
below-market rates. During the previous housing element period (1999-2006), this policy
helped to produce 123 affordable units.
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Table B-20: Inventory of City Assisted Housing Units

Earliest Target

# of Date of Funding Population/ ~ Qualifying

Development/Address Units  Owner Expiration  Source Type Income
RDA,
Liberty Tower Methodist Sect. 202
890 Main Street 100 Retirement 2014 & 236 Seniors Low
Summerset Apartments Community Hous-
2151 Main Street 43 ing Developers 2022 RDA Families Very-Low, Low
Chateau Apartments Community Hous-
2150 Main Street 25 ing Developers 2023 RDA Families Very-Low, Low
Community Hous- Extremely-Low,
3661 Peacock Court 28 ing Developers 2025 RDA Teenagers  Very-Low, Low
HOME,
2193 Homestead Road I City of Santa Clara 2026 RDA Seniors Very-Low
3761 Miramar Way &
2251 Deborah Drive 20 HACSC 2033 RDA Families Very-Low
2002 Halford Avenue &
3680 Poinciana Drive 16 HACSC 2033 RDA Families Very-Low
Bracher Senior Apts
2665 South Drive 72 HACSC 2048 RDA Seniors Very-Low
Estancia/Archstone Families,
1650 Hope Drive 90 Citizens Housing 2048 RDA Disabilities Low
Klamath Gardens
2051 Klamath Avenue 17 HACSC 2049 RDA Families Very-Low
Annual

2319 Gianera Street I City of Santa Clara Lease RDA Seniors Very-Low
Westwood Ambassa-
dor Apts 2606 Newhall Charities Housing HOME,
Street 40 Development 2023 RDA Families Very-Low, Low
Rivertown Apartments
Agnews Road 100 HACSC 2056 RDA Families Very-Low, Low
Riverwood Grove Apts Mid-Peninsula
2150 Tasman Drive 71  Housing 2056 RDA Families Low
Riverwood Place Apts Mid-Peninsula
5090 Lick Mill Blvd 148 Housing 2056 RDA Families Low
John Burns Gardens
Apts Agnew Road 100 HACSC 2056 RDA Seniors Very-Low
Gateway Santa Clara
1000 El Camino Real 42 EAH 2057 RDA Seniors Very-Low, Low
Casa Del Maestro Santa Clara Unified
Lochinvar Ave 40 School District 2063 RDA Teachers Low
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B.7 PROJECTED HOUSING NEEDS

REGIONAL HOUSING NEEDS ALLOCATION

State law requires that each jurisdiction make available an adequate number of housing sites
at a range of income levels. In the Bay Area, each city and county’s “fair share” of housing
units is determined by the ABAG through the Regional Housing Needs Allocation (RHNA)
process. This process accounts for factors such as existing and expected employment,
population growth, and transit accessibility and allocates housing units accordingly. The
Housing Element is the implementing tool for documenting these potential housing sites.

Table B-21 describes the allocation for the City of Santa Clara and the County as a whole.
According to ABAG, Santa Clara’s fair share for the 2007 to 2014 period is 5,873 units. This
total is then broken down into subtotals for each household income level (see Section 2-4 for
income level definitions). Although extremely-low income need was not calculated by ABAG,
HCD allows the City to assume that approximately half of the very-low income households
qualify as extremely-low income. An analysis of CHAS data from 2000, as described in Table
B-15 supports this assessment, showing roughly equal proportions of very-low and
extremely-low income households. Therefore, the Housing Element assumes that 647 units
should be available to extremely-low income households.

Table B-21: ABAG Regional Housing Needs (2007-2014)

Very-Low/ Above
Jurisdiction Extremely-Low Low Moderate  Moderate Total
City of Santa Clara 1,293 914 1,002 2,664 5,873
Santa Clara County Total 13,878 9,567 11,007 25,886 60,338

Source: ABAG Final RHNA, May 15, 2008.

Although the population of the City of Santa Clara comprises just six percent of the County’s
total population, the City’s RHNA number represents nearly ten percent of the Countywide
regional housing need. This is due to Santa Clara’s high number of jobs, compared to its
population; the City had twice as many jobs as employed residents in 2005.

COMPLETED AND REMAINING HOUSING NEEDS

Units Built, Under Construction or Approved During the Planning Period

Table B-22 identifies the City’s progress since January 2007 on fulfilling the regional housing
needs. Between January 2007 and February 2009, the City constructed 1,181 units, of which
90 were designated at below market rates.

Current development projects include 155 units under construction and 785 units approved,
a portion of which will be available at below-market rates. In sum, completed projects and
current development projects will produce 2,121 housing units, of which 382 will be available
at below-market rates.
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Table B-22: Development Projects (as of February 2009)

Units, by Income Level

Total | Extremely/ Above Total
Project Name/Address Units |  Very Low Low | Moderate | Moderate BMR
Completed
Total Since January 2007 | Lisl | 7] 27| 56 1,091 90
Under Construction
1655 Scott Boulevard (Shea/UL Site) 130 13 17 13
3625 Pruneridge Avenue 8 8 0
2447 Homestead Road 8 8 0
2255 Gianera Street 6 6 0 6
900 Pomeroy Avenue 3 3 0
Approved
1331 Lawrence Expwy. (Marina Playa/BRE) 340 14 13 6 307 33
90 N. Winchester Boulevard (BAREC) 275 160 2 I3 162
3445-3465 Lochinvar Avenue 30 24 6 24
1828-1878 Main Street 28 27 | 0 28
1460 Monroe Street 18 | 17 |
2250 El Camino Real 45 6 39 6
3421 Homestead Road 14 | 13 |
1701 Lawrence Road 9 9 0
3575 De La Cruz Blvd 6 6 0 6
1410 El Camino Real 6 6 0 6
4092 Davis St. 4 4 0
3301 Homestead Road 4 4 0 4
1468 Lafayette St 2 2 0
1988 Bellomy Street 2 2 0 2
4272 Davis Street 2 2 0
SUMMARY
Completed 1,181 7 27 56 1,091 90
Under Construction 155 6 0 13 136 19
Approved 785 207 37 29 512 273
Total 2,121 220 64 98 1,739 382

Remaining Need Based on Units Built or Under Construction
Subtracting the total number of units completed, under construction, or approved, from the
regional housing needs, results in the remaining housing need. Table B-23 reports an
outstanding need of 3,752 housing units, including 2,827 below-market rate units.
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Table B-23: Summary of Remaining Need
Units, by Income Level

Very-Low/ Above
Number of Units Total  Extremely-Low Low  Moderate  Moderate
New Construction Need (RHNA) 5,873 1293 914 1002 2,664
Completed + Under Construction +
Approved 2,121 220 64 98 1,739
Remaining Need (Difference) 3,752 1,073 850 904 925

This remaining need will be provided on housing sites identified in the Housing Element.
Proposed projects, such as the Station Area and Downtown plans will satisfy much of this
additional need.
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