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1 INTRODUCTION 

This summary describes interviews with housing stakeholder—members of the Santa Clara 
community, who work in the field of housing and/or social services— undertaken between 
June 21 and June 25, 2008. Findings from these interviews will be used to inform the 
opportunities and challenges assessment phase of the General Plan Update project—in 
particular, the Housing Element Update. These stakeholder interviews are one component of 
the public participation program for the General Plan Update, and will be complemented 
with workshops, a survey, and other outreach that involves the entire community.  

GENERAL PLAN AND ZONING UPDATE PROJECT 

One of the oldest communities in the Bay Area, the City of Santa Clara is imbued with a 
history that both defines the City and sets the standard for a high quality of life. Since the 
preparation of the last comprehensive General Plan in 1992, Santa Clara has continued to 
evolve dynamically, aided by its location in the heart of Silicon Valley. Today, Santa Clara is 
home to major global corporations, regional entertainment and convention facilities, 
multiple recreation facilities, excellent schools, and a well-connected transportation system. 
Santa Clara is also home to over 115,000 residents, a 21 percent increase in population since 
1992.  

Many of the objectives of Santa Clara’s 1992 General Plan have been met, and many new  
opportunities, challenges, and approaches have emerged. In addition, market conditions, 
local demographics, and the larger metropolitan context surrounding the City have changed. 
These are all good reasons to take a fresh look at the vision for the future. In 2007, the City 
Council initiated a comprehensive update of the General Plan and Zoning Code, and the 
project was kicked off in early 2008. A Steering Committee was appointed in June 2008 to 
shepherd the process.  

General Plan 

The community is undertaking a comprehensive update of Santa Clara’s General Plan to 
revisit its policies and frame a sustainable land use, urban design, and transportation vision 
for the next 25 years. Topics that the General Plan will likely include:  

• Land Use 

• Community Design and Historic Preservation 

• Sustainability 

• Transportation 

• Parks and Recreation 

• Conservation/Environmental Quality 

• Housing 

• Safety 

• Noise 



Santa Clara General Plan and Zoning Code Update 

Report on Housing Stakeholder Interviews DRAFT | 2 

• Public Facilities and Services 

Housing Element 

The Housing Element is one of the seven required elements of the General Plan. State law 
requires that it be updated every five years and, therefore, it follows a different schedule from 
the rest of a general plan. The State Department of Housing and Community Development 
determines housing needs for various regions. Regional governments throughout the State 
(i.e. the Association of Bay Area Governments – ABAG – for the San Francisco Bay Area) then 
allocate this need to each city and county in the region. This allocation includes specific 
number of units at varying household income levels,. In turn, local governments must reflect 
this allocation in their housing elements, and develop goals and policies to accommodate 
unmet need.   

Zoning Code 

The General Plan Update will be accompanied by a comprehensive rewrite of the Zoning 
Code. The new Zoning Code will allow land use policies to be translated directly into 
development standards, regulations, and procedures that implement the goals and objectives 
of the Plan on a daily basis. The goal is to create a clear, accessible, and easily administered 
Zoning Code that incorporates community input and can be understood by all. 

Environmental Impact Report 

A comprehensive Environmental Impact Report will also be prepared along with the General 
Plan and Zoning Ordinance updates, pursuant to the California Environmental Quality Act 
(CEQA). The Environmental Impact Report will evaluate impacts that the new Plan will have 
on the environment. It will be prepared in parallel with the General Plan so that any necessary 
mitigation can be folded into Plan policies. 

PUBLIC INVOLVEMENT AND PARTICIPATION 

In order to create an inclusive and cohesive vision for the City, the public participation 
program will include a multi-faceted approach over a two-year period. The goal is to engage a 
broad constituency of the City’s population and interests. 

• Community workshops will cover various General Plan, Zoning and EIR related 
topics to synthesize issues, visions, and policies from the community at large. 

• A Citywide mail-in survey will be administered through a newsletter mailing to solicit 
ideas and feedbacks for alternative planning scenarios. 

• Key group outreach and neighborhood briefings will be held to provide information, 
discussion forums and presentations to community groups and organizations.  

• General Plan Steering Committee meetings will guide policy development and 
direction of the General Plan, building on ideas that emerged through the rest of the 
public participation process; 

• City Council/Planning Commission meetings and joint study sessions will serve to 
“check-in” on progress at key stages of the project. 
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• Stakeholder meetings provide opportunities for individuals and small groups to 
engage in candid discussions about key issues, related to the General Plan, Housing 
Element and Zoning Code updates. 

• Newsletters are proposed at four key points in the General Plan Update for 
distribution to residents and businesses throughout the City.  

• A project website (www.SantaClaraGP.com) provides access to information. 
Throughout the planning process, materials and information—including project 
descriptions, meeting announcements, and draft products—will be posted on the 
website.  

• Press and media releases will also be prepared and distributed to local media at key 
benchmarks in the planning process.  

While the planning process will take direction from many sources, the most important voice 
will be that of the community. The ideas, suggestions, insight, and critical input of 
community members will be essential in the creation of a new General Plan that accurately 
reflects the common goals, needs, visions, and desires of the community.  

HOUSING STAKEHOLDER INTERVIEWS 

The bulk of the housing stakeholder interviews were conducted as part of a two-hour focus 
group. Additional interviews were conducted individually or in small groups. In total, 12 
individuals participated in the stakeholder meetings. (A complete list of stakeholders is 
provided in Appendix A.) These participants shared their perspective on housing needs, 
issues, constraints, and opportunities in the City of Santa Clara. City of Santa Clara Planning 
Department staff and consultants facilitated the meetings.  

It is important to recognize that the issues presented in this report are not necessarily fully 
representative of the community at large, or a comprehensive assessment of opportunities 
and challenges. Because of the small group of people interviewed, the results cannot be 
generalized as the sentiments of the population at large. It is also important to recognize that 
information presented by the stakeholders reflects their perceptions. However, the valuable 
insight shared by the stakeholders still greatly informs the planning process for the General 
Plan. 

REPORT ORGANIZATION  

This report provides a summary of housing topics that discussed during the stakeholder 
meetings. Chapter 2 summarizes major findings identified by a wide range of stakeholders. 
Chapter 3 contains an expanded discussion of topics within four categories: housing needs, 
constraints, opportunities, and recommended policies and programs. These categories are 
required discussion topics in the Housing Element. Chapter 4 concludes with information 
about how this input will be used during the next steps of the planning process. A complete 
list of housing stakeholders is reported in Appendix A.  
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2 MAJOR FINDINGS 

These major findings represent perspectives and concerns repeated by multiple participants. 
A more detailed discussion of these findings, as well as topics that resulted in less discussion, 
may be found in Chapter 3.  

• Affordability is an issue for all income levels. Participants described unmet housing needs 
for a variety of household income levels, from homeless individuals, to extremely low-
income families, to middle-income households looking for downpayment assistance.  

• Limited land supply constrains housing opportunities. Developers will need some 
flexibility to provide housing development on the remaining sites. 

• Parking standards must be careful crafted. While the City may be motivated to reduce 
residential parking requirements, particularly in transit-rich areas, stakeholders cautioned 
the City about restricting these standards. Since parking can be a costly portion for new 
housing development and is often a contentious point for neighboring residents, it is 
important the parking standard is designated appropriately. 

• Neighborhood resistance must be addressed through collaboration. Working with 
neighbors and community members to determine compatible design and densities, and 
appropriate parking standards, will be essential to ensuring successful and approved 
projects. 

• The housing community supports the City’s housing programs. Stakeholders support the 
City’s housing programs, particularly the First-Time Homebuyers Program and 
Inclusionary Policy, which they believe have created new and better housing 
opportunities for low- and middle-income households. Stakeholders recommended 
expanding these programs. 

• An education program and/or ad campaign could increase understanding and 
acceptance of new housing development. Participants overwhelmingly agreed that the 
community would benefit if there were better education and awareness programs about 
smart growth strategies, residential densities, affordable housing design, and tenants and 
landlords’ rights.  
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3 DISCUSSION TOPICS 

Areas of discussion have been consolidated into four major categories: housing needs, 
opportunities, constraints, and recommended policies and programs.  

HOUSING NEEDS 

Stakeholders identified a range of housing needs within Santa Clara, suggesting that residents 
or potential residents of various ages, income levels, and special needs have unmet housing 
needs.  

The need for more single-room occupancy units (SROs) was identified by several 
stakeholders. These small efficiency units could serve various populations with limited 
incomes, from homeless and transitional populations, to seniors and young people, just out 
of high school or college. Social services or 24-hour desk coverage would be provided to 
ensure the safety of the residents and assist them as they transition to other accommodations. 
However, stakeholders admitted that the stigma attached to these types of units and the City 
would likely run into resistance in gaining approvals for such as project. New SRO housing 
already exists in Santa Clara (at Riverwood Place) and with other successful examples in San 
José and Mountain View, stakeholders suggested that neighborhood resistance may be 
overcome. 

A couple of participants identified a need for transitional and permanent housing for youth. 
Housing for this target group could come in various forms: from a renovation of a single-
family home to house just a few residents, to larger residences serving 20 youth. Participants 
identified a need for both transitional and permanent housing solutions. This type of housing 
requires on-site social services or other support.  

While most stakeholders agreed that there was a need for more affordable housing overall, 
several stakeholders identified the greatest need among Extremely Low-Income 
populations—earning less than 50 percent of Area Median Income (AMI) ($53,050 for a 
family of four). One participant noted that at the Santa Clara County level, there is a waiting 
list of 58,000 households seeking Section 8 vouchers. These stakeholders felt that households 
above 50 percent of AMI can usually find an adequate rental unit. Moreover, they noted that 
developers cannot qualify for tax credits for affordability levels above 50 percent of AMI. 

Participants also identified a need for housing to serve 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 at incomes at and just above 120 percent of AMI ($126,600 for a 
family of four), households struggle to keep up with market-rate rents and home sale prices. 
Participants expressed concern that the professional class of middle-income wage earners, 
central to the workforce, is leaving the Bay Area and the state because of high housing prices. 

Although constrained by limited land supply and high costs, stakeholders agreed that there is 
always high demand for single-family homes (detached and attached), even on small lots. 

Notably, seniors were not mentioned as a group with severe unmet housing needs. This seems 
to be a result of the City successfully providing more affordable senior housing in recent 
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years. Stakeholders remarked that the process of gaining approvals is easier for senior 
housing, since community members tend to be more supportive of senior projects.  However, 
stakeholders did express concern that seniors could be negatively impacted as prices continue 
to rise, while seniors’ incomes remain fixed.  

A few service providers and developers agreed that some of the special needs populations 
described above can be housed together. For example, developments could include both SRO 
and three-bedroom units, serving individuals and families, with a range of ages and income 
levels.  

OPPORTUNITIES 

Stakeholders identified several opportunities that the City of Santa Clara can capitalize on 
within their Housing Element and General Plan update processes. Specifically, stakeholders 
acknowledged appropriate locations for new and higher-density development—along transit 
and mixed-use corridors.  

Mixed-Use Residential 

Some stakeholders felt that the City of Santa Clara and current and potential residents are 
becoming more interested in urban lifestyles that provide mixed-use neighborhoods, where 
housing is close to retail and neighborhood services. Participants stated that this phenomenon 
is particularly apparent among seniors looking for smaller, more accessible units and young 
people seeking vibrant neighborhoods close to jobs, schools and services. One participant 
suggested that the area around Mission College could be a prime location for development of 
a residential neighborhood to serve young professionals working nearby in Santa Clara—in 
the same way that Mission Bay in San Francisco supports residential and office developments 
at high-densities. However, participants admitted that housing units would need to be built at 
densities that could support retail and neighborhood services, and were not confident that 
this level of density could be achieved in Santa Clara, given community resistance.   

El Camino Real and Other Major Corridors 

Several participants were supportive of mixed-use residential development, at higher densities 
and with affordability stipulations, along El Camino Real, because of its bus access and 
potential retail offerings. One participant who felt that mixed-use development would be 
appropriate along this corridor, expressed concern that the financing and tenant mix could be 
difficult to manage and make successful. Many affordable developments already contain 
social service providers, libraries, or computer rooms, which could provide the ground-floor 
frontage on a street like El Camino Real.  

At least one participant also saw opportunities along some of the other major corridors in the 
City, such as Scott Boulevard, Lawrence Expressway, and San Tomas Expressway. Other 
streets, like Monroe Street, which contains more low-density housing, were seen as less 
appealing places for new development because of concerns about incompatibility with single-
family homes.  
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Density and Land Use 

Stakeholders were generally supportive of Santa Clara building taller and at higher densities 
near existing residential areas. In this way, the City could avoid converting industrial land 
within Santa Clara to residential uses and agricultural land in the Central Valley to urban 
uses. Keeping density in the Bay Area, where transit, other infrastructure, and a job base 
already exist, was seen as the more efficient and sustainable option by the stakeholders. 

While most stakeholders did not want to encroach on existing industrial and office uses in the 
middle of the City, at least one stakeholder did suggest that there could be opportunities for 
reuse in the areas closest to existing residential neighborhoods, such as along Lafayette Street, 
just north of the Caltrain tracks.  

CONSTRAINTS 

Stakeholders identified a series of constraints that could be expected to limit the feasibility of 
meeting the identified housing needs. Most of these constraints relate to the City’s limited 
land supply and infrastructure capacity, the high cost of living in Santa Clara and the Bay 
Area, Zoning Code regulations, and community resistance to new and higher density 
development.  

Land Supply 

Stakeholders agreed that the City is constrained by its lack of available land for housing. Un-
entitled large infill sites run about $6 million per acre, according to one participant, which 
makes the remaining land that is available, financially prohibitive to acquire. More affordable 
land is often on small or awkward-shaped parcels.  

Infrastructure Capacity 

Some stakeholders identified aging infrastructure and diminishing capacity as a constraint on 
the cost and feasibility of new and higher-density housing. At least one stakeholder suggested 
that the burden should be shared across all new development projects—not just residential 
uses—and the City should be cautious about increasing per-unit fees. 

Development Process 

In general, the development process in Santa Clara does not present a constraint to residential 
development. Participants commended the City of Santa Clara for the professionalism of 
planning and housing staff and clarity and quality of policies and regulations. One developer 
representative explained that the company’s affordable housing project was fast-tracked and 
permits were obtained in six months; in comparison, this developer stated that it would have 
taken three years for the same permits in San José.  

One participant was able to tier off the City’s General Plan EIR in a development project in a 
nearby city and suggested the same policy for the City of Santa Clara. 

Impact Fees 

Participants agreed that the City of Santa Clara’s impact fees were reasonable and competitive 
with nearby cities.  
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Regulations 

Parking Requirements 

Residential parking requirements—particularly finding the proper balance and ratio—was an 
important topic for many stakeholders. On the one hand, developers want to provide 
residents with an adequate amount of parking, especially in family housing, where multi-
generational households, with more than one vehicle, may reside. On the other hand, 
developers worry that the City may impose stricter (lower) parking ratios, particularly in 
transit-rich areas. This practice is consistent with smart growth practices, but can cause 
concern among neighbors—that an undersupply of on-site parking will lead to too much 
street parking. Stakeholders articulated the importance of getting this balance just right.  

At least one stakeholder also expressed concern about unbundled parking (where residents 
are charged separately for parking and housing costs), since this practice has the consequence 
of creating additional costs for below-market purchase program participants.  

Zoning Code 

A couple of housing stakeholders suggested that more flexibility in buildings heights and 
densities could expand the types of products that developers can build. In addition, at least 
one stakeholder suggested providing more flexibility under the Planned Development zoning 
classification to allow various types of mixed-use configurations and uses. 

Other City Policy 

One participant did suggest that City policy was not always consistent across different 
departments—specifically that Housing Element policies were constrained by other policies 
within the City’s regulations. This stakeholder suggested that the City hold a developer 
roundtable with various employees from various City departments, offering the example of a 
similar event in San José. A roundtable could serve to both inform developers about the 
policies and programs in the City, but also to obtain their feedback on formulating policies 
for the General Plan Update.  

Neighborhood Resistance 

Several developers described the importance of and their commitment to working with 
neighbors in adjacent homes to ensure that development projects are compatible with 
existing communities and that neighboring residents are satisfied with the design, density, 
and parking requirements of the projects. Arriving at a project that satisfies all parties requires 
consistent meetings and communication with community members.  

Housing Markets 

Stakeholders identified three areas of the current housing market that may have an effect on 
residents in the City of Santa Clara: high home sale prices, increasing rents, and tightening 
mortgage lending practices. 

One stakeholder acknowledged that with home values so high compared to the rest of the 
United States, most homes cannot qualify for federal subsidy programs. Under the federal 
housing bill, signed into law in July 2008, the maximum ceiling was raised to $625,000, still 
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below Santa Clara’s median home sale value ($731,000 in 2007, according to the Santa Clara 
Council of Realtors), but more attainable, according to one stakeholder. 

Some stakeholders suggested that rent prices are growing in Santa Clara recently, increasing 
the burden on low- or middle-income renters paying market-rate rents. Moreover, some 
stakeholders remarked that vacancy rates have declined, further propelling the increase in 
rent prices. 

Amidst the current mortgage market crisis, it has become more difficult to obtain a mortgage 
on a national level. Although the City of Santa Clara has fared better than many other 
communities in the state, stakeholders suggest that lenders are tightening their practices in 
Santa Clara as well. Households with weaker credit ratings, less capital available for a 
downpayment, and lower monthly incomes may have difficulty in securing a mortgage. 

RECOMMENDED POLICIES AND PROGRAMS 

Affordable Housing and Subsidy Programs 

Inclusionary Program 

Stakeholders generally agreed that the City’s inclusionary program has been successful. They 
felt that the program works for developers and the City, resulting in affordable housing on the 
ground and availability for residents. The Below-Market Purchase component gives the 
benefit of ownership to the homeowner through a five-year deferred loan with no interest, 
unlike some other cities’ programs. Some stakeholders suggesting increasing the percentage of 
inclusionary (currently, 10 percent), though they admitted that there would be push-back 
from developers for such a change.  

First-Time Homebuyers Program 

Participants generally praised the City’s First-Time Homebuyers Program, and urged the City 
to continue the program, consider increase the funding amount, and find additional ways to 
provide downpayment assistance for market-rate housing. According to stakeholders, this 
program, which provides up to $75,000 toward a downpayment, is successful and encourages 
people to look for housing in Santa Clara, as opposed to other cities.  

Long-Term Affordability 

Some stakeholders encouraged the City to continue its policy of ensuring long-term 
affordability and find ways to preserve units at risk of conversion to market rate. 

Redevelopment Set-Aside 

Developers have taken advantage of Redevelopment funds in order to provide affordable 
housing. One participant suggested increasing the set-aside above 20 percent. According to 
this stakeholder, the City currently evaluates the standard on a year-by-year basis.  

Housing Trust Fund 

Housing trust funds can help to finance affordable housing through loans and grants. The 
Santa Clara County community has already initiated the Housing Trust Fund of Santa Clara 
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County to this end. Stakeholders recommended building on this program and starting 
additional funds to help finance affordable housing efforts.  

Other Subsidies 

Some stakeholders suggested that in order to build more affordable housing, the City needs 
additional subsidies from local, state, and federal government sources. One stakeholder 
explained that the development community recognizes that there is a problem with a lack of 
affordability, but believes the burden should be shared and that the inclusionary policy is not 
the only answer. 

Zoning Code 

Density Bonus 

At least one developer of affordable housing utilized the State density bonus requirement, 
permitting a 20 percent density increase. 

Minimum Densities 

One participant lamented the overall low-density at which the BAREC site was ultimately 
approved. Minimum densities would ensure that appropriate sites were built at appropriate 
densities. One stakeholder recommended that the City consider density ranges. 

Flexibility 

Stakeholders requested additional flexibility to allow for creative development of awkward-
shaped or small parcels, as well as additional flexibility in the composition of mixed-use 
developments.  

Green Building 

Stakeholders generally would like to see more green building opportunities and emphasis 
within City policy.  

Education and Awareness 

The majority of stakeholders emphasized the importance of improving education and 
outreach efforts to help community members understanding housing issues. For some 
stakeholders this meant making an effort to change residents’ consciousness about housing, 
and specifically how people perceive multi-family housing and higher densities. One 
participant encouraged the City to use the General Plan Update process as a tool for 
educating the community.  

A couple of stakeholders described the importance of distributing educational materials and 
program information in multiple languages. They suggested that often non-English speakers 
can be more vulnerable to housing problems, because they are less likely to complain or know 
their rights. Notably, many materials provided by service providers are already translated into 
foreign languages.   

One stakeholder described how other cities’ provide counseling to landlords, tenants, and 
homeless populations on Fair Housing regulations and other legal responsibilities and 
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protections. The City of Santa Clara could institute an education or counseling program 
through the City Housing Department or a non-profit service provider. For example, given 
current housing market conditions, it may be appropriate for the City to offer a mortgage 
foreclosure workshop or mediation services to help prevent foreclosures. 

4 NEXT STEPS 

The input gathered during the stakeholder interviews will inform the subsequent phases of 
the General Plan and Housing Element update process. Stakeholders’ first-hand knowledge 
and experiences will be invaluable in developing programs and policies that reflects the 
community’s collective goals and visions.  

The General Plan Steering Committee will consider the variety of public input to date—from  
stakeholders and community workshops—as well as the forthcoming survey in making 
recommendations for the future direction of the City. Along with a technical assessment of 
opportunities and challenges, this input will serve as a foundation for development of land 
use and transportation alternatives (which will be developed with community input). The 
Steering Committee will consider alternatives concepts and ultimately make 
recommendations to the Planning Commission and the City Council. 
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APPENDIX A: LIST OF STAKEHOLDERS INTERVIEWED 

Name Organization 

Shiloh Ballard Silicon Valley Leadership Group 

Dixie Baus CORE Companies 

Chris Block Charities Housing Development Corporation 

Leatha Dewitt Morley Bros., LLC 

Lauren Doud Silicon Valley Leadership Group 

Martin Eichner Project Sentinel 

Ann Marquart Project Sentinel 

Shawn Milligan KT Properties 

Ed Moncrief Neighborhood Housing Services Silicon Valley (NHSSV) 

Richard Warren Housing Authority of the County of Santa Clara  

JR Wheelwright Neighborhood Housing Services Silicon Valley (NHSSV) 

Judy Whittier Bill Wilson Center 
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