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August 11, 2022 

 

Dear HCD Housing Element Review Team, 

It is a privilege to submit the Draft Housing Element on behalf of the Town of Portola Valley. 
The Draft Housing Element is the culmination of eleven months of work by the Portola Valley 
community to determine how to accommodate additional housing given the physical and 
safety constraints in Town.  

As you will see as you review the materials, the Town of Portola Valley is located at the 
transition between the developed parts of Silicon Valley and open space. Portola Valley and 
surrounding areas are well loved by hikers and bicyclists from around the Bay Area. There 
are only three roads into the community. The San Andreas Fault runs through the middle of 
Town and there are numerous smaller faults and areas of unstable soils. The Town has used 
a science-based approach to achieve safe development in these geologic conditions for 
decades and we are actively working to bring a similar, rigorous approach to fire safety. In 
collaboration with the Woodside Fire Protection District (the Town’s fire services provider), 
the Town is undertaking numerous efforts to implement best practices around site planning, 
evacuation planning, building material codes, and vegetation management. The safety of 
existing and future residents has been paramount to the Housing Element Update Process.  

Also integral to the Housing Element Update process has been community participation. This 
has been a primary ethos of the Town since incorporation in 1964. In Portola Valley, 
participation is not an afterthought, it is the foundation of local government. As part of the 
Housing Element Update, new voices were brought into the process through formation of the 
Ad Hoc Housing Element Committee and through collaboration with the 21 Elements Equity 
Advisory Group.  

Part of this process has included working through significant community opposition to certain 
proposals. Many meetings were long (five or six hours) and participation was extremely high 
(up to 165 residents via zoom), and in total the Town has held over 50 hours of public 
meetings on the Housing Element. The Ad Hoc Housing Element Committee responded with 
a continuing commitment to find solutions. The results of these efforts are groundbreaking for 
the Town. For the first time ever, the Town is proposing to create multi-family zoning and 
mixed-use zoning with residential uses.   

You will also see that the Town continues to encourage ADUs and JADUs as an important 
part of the overall housing strategy. The proposed ADU/JADU policies and programs 
represent the latest thinking in an effort to encourage ADUs that goes back to 2016 when the 
Town Council adopted the Housing Strategic Plan. In preparation of this Housing Element, 
Town staff identified a record keeping issue with the ADU numbers that were reported to HCD 
as part of our Annual Progress Reports. In short, we realized that previous staff filled out the 
forms incorrectly and reported lower numbers than were actually produced. Therefore, you 



will see that the numbers we report in our Draft Housing Element are higher than the numbers 
you have in your records. We apologize for this error. Town staff will be submitting revised 
Annual Reports with corrected numbers to fix this discrepancy. For the fifth cycle, the Town 
has produced just over 100 units, mostly ADUs, compared to our RHNA of 64. 

While ADUs are an important part of how Portola Valley will produce its cycle 6 RHNA, the 
residents of the Town, through our Ad Hoc Housing Element Committee process, have 
realized that ADUs are not sufficient. We have developed several strategies, such as “opt-in” 
zoning and identification of a large Town-owned site for producing multi-family unit production 
which are not typical in a community with Portola Valley’s demographics. We believe the 
combination of programs will lead to successfully achieving the State and region’s housing 
goals, while fitting in with our local values. Overall, our plan has been described by housing 
advocates as “a really smart solution”, an “exemplary plan”, and “the best plan in the county”. 
Components were called “a really fantastic idea”, and that the plan as a whole “presents the 
most credible proposal for both affordable and market rate housing we have yet seen”. Portola 
Valley is proud of the effort that we have put into this process, and the result that we have 
been able to achieve. 

In addition to extensive public engagement beginning in 2021, the Public Review Draft was 
posted to the Town’s website (https://www.portolavalley.net/departments/planning-building-
department/housing-element-update-for-2023-2031/public-review-draft-housing-element) 
from June 8, 2022 to July 8, 2022. During this time, the public was invited to review and 
provide comments. The Town then considered those comments and incorporated responses 
to public comments as required of jurisdictions prior to transmitting to HCD. 

On behalf of the Town Council, Ad Hoc Housing Element Committee, and Town residents, 
I’d like to thank you for your review of our Draft Housing Element. We believe this Draft 
Housing Element will produce housing at all income levels and Affirmatively Further Fair 
Housing in a way the Town has never done before. We look forward to receiving your 
comments and working with you towards a certified Housing Element for the Town.  

Respectfully, 

 

Laura C. Russell, AICP 
Planning & Building Director 

 

 

 

 

https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031/public-review-draft-housing-element
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SECTION 1. INTRODUCTION 
The Housing Element of the General Plan identifies and analyzes existing and projected 
housing needs and contains the official policies for the preservation, conservation, 
rehabilitation, and production of housing in the Town of Portola Valley. This Housing Element 
covers the Planning Period from January 2023 through January 2031. 

PURPOSE AND CONTENT  

The Town of Portola Valley’s Housing Element is the component of the Town’s General Plan 
that addresses housing needs and opportunities for present and future residents through 
2031. It provides the primary policy guidance for local decision-making related to housing. The 
Housing Element of the General Plan is the only General Plan Element that requires review 
and certification by the State of California. 

The Housing Element provides a detailed analysis of Portola Valley’s demographic, economic, 
and housing characteristics as required by State Law. The Housing Element does this through 
assessing the success of the previous Housing Element, the need for and status of housing in 
the town, constraints on the provision of housing, and sites available for housing. Building on 
this foundation, the Element sets forth the goals and policies of the Town with regard to 
housing and establishes programs to increase the supply of housing, and especially affordable 
housing. This is the 6th update and revision of the Housing Element which was first adopted 
by the Town of Portola Valley in 1969.  

HOUSING ELEMENT UPDATE PROCESS 

The California State legislature has identified the attainment of a decent home and suitable 
living environment for every Californian as a State-wide goal. Local planning programs play a 
critical part in achieving this goal. Therefore, the Legislature mandates that all jurisdictions 
prepare a Housing Element as part of their comprehensive General Plans (California 
Government Code Section 65580 et al.). 

The Town intends to review this Housing Element annually and update it not less than every 
eight years to ensure it remains relevant and reflects the community’s changing housing 
needs. The Town will annually review its progress implementing the Housing Element through 
Annual Progress Reports required to be submitted to the State. The Town is updating its 
Housing Element at this time to comply with the update required of all jurisdictions in the 
Association of Bay Area Governments (ABAG) region, as well as to respond to the unique 
character of the town.  

Community engagement has been an integral part of the update process. Portola Valley’s 
community was consulted throughout the update process and diligent efforts were made to 
reach those in protected classes and communities who have historically been left out of 
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planning processes. The community engagement process and results are detailed in Appendix 
A of the Housing Element. 

STATE LAW AND LOCAL PLANNING 

CONSISTENCY WITH STATE LAW 

The Housing Element responds to State requirements as set forth in Government Code 
Section 65580 et seq. Accordingly, this revision addresses Portola Valley’s share of regional 
housing need as determined by the San Mateo County subregion allocation process for the 
2023-2031 planning period.  

There have been substantive changes to State law since the Town’s last Housing Element. 
Some of the most notable changes in housing legislation are described below.  

 Assembly Bill (AB) 68, AB 587, AB 671, AB 881, and Senate Bill (SB) 13. Further 
incentivize the development of accessory dwelling units (ADUs) through streamlined 
permits, reduced setback requirements, increased allowable square footage, reduced 
parking requirements, and reduced fees.  

 AB 1763. Requires jurisdictions to provide a larger density bonus and enhanced 
concessions to development projects that restrict 100% of their units as affordable to 
lower- and moderate-income households and provides greater bonuses for such projects 
when they are within 0.5 miles of a major transit stop.  

 AB 101. Requires jurisdictions to allow low barrier navigation centers by-right in areas 
zoned for mixed uses and in nonresidential zones permitting multi-family uses if the 
center meets specified requirements.  

 AB 686. Require public agencies in California to affirmatively further fair housing, which is 
defined as taking meaningful actions that, taken together, address significant disparities 
in housing needs and in access to opportunity by replacing segregated living patterns with 
truly integrated and balanced living patterns; transforming racially and ethnically 
concentrated areas of poverty into areas of opportunity; and fostering and maintaining 
compliance with civil rights and fair housing laws.  

 AB 1255 and AB 1486. Identify and prioritize State and local surplus lands available for 
housing development affordable to lower-income households.  

 AB 2162. Requires that supportive housing be a permitted use without discretionary 
review, in zones where multi-family and mixed uses are permitted, including 
nonresidential zones permitting multi-family uses.  

 SB 330. Enacts changes to local development policies, permitting, and processes. These 
changes include establishing new criteria on application requirements and processing 
times for housing developments; preventing localities from decreasing the housing 
capacity of any site, such as through downzoning or increasing open space requirements; 
preventing localities from establishing non-objective standards; and requiring that any 
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proposed demolition of housing units be accompanied by a project that would replace or 
exceed the total number of units demolished. 

GENERAL PLAN CONSISTENCY 

The California Government Code (Section 65300.5) requires internal consistency among each 
Element of the General Plan. The General Plan Elements shall provide an integrated, internally 
consistent, and compatible statement of policy. The Town of Portola Valley continuously 
reviews the General Plan for internal consistency when updates or amendments occur. The 
Town has reviewed the other Elements of the General Plan and determined that the Housing 
Element is not consistent with other elements; therefore, the Town plans to amend other 
elements at the same time the Housing Element is adopted so that the General Plan will be 
internally consistent.  

RELATIONSHIP TO OTHER PLANS AND PROGRAMS 

The Housing Element identifies goals, objectives, policies, and actions for the 2023-2031 
planning period that directly addresses existing and future housing needs in Portola Valley. 
Town plans and programs work to implement the goals, objectives, and policies of the Housing 
Element. 

HOUSING ELEMENT ORGANIZATION 

Consistent with State law, this Housing Element consists of the following major components: 

 Introduction [Section 1]: Explains the purpose, process, and contents of the Housing 
Element. 

 Housing Needs Assessment [Section 2]: Includes an analysis of population and 
employment trends, the Town’s fair share of regional housing needs (RHNA), household 
characteristics and the condition of housing stock.  

 Affirmatively Furthering Fair Housing [Section 3]: Summarizes the ways the Town is 
affirmatively furthering fair housing under the requirements of Assembly Bill 686. 
Affirmatively furthering fair housing means “taking meaningful actions, in addition to 
combatting discrimination, that overcome patterns of segregation and foster inclusive 
communities free from barriers that restrict access to opportunity based on protected 
characteristics.” 

 Constraints [Section 4]: Reviews governmental constraints, including land use controls, 
fees, and processing requirements, as well as non-governmental constraints, such as 
construction costs, availability of land and financing, physical environmental conditions, 
and units at-risk of conversion that may impede the development, preservation, and 
maintenance of housing. 

 Resources [Section 5]: Identifies resources available for the production and maintenance 
of housing, including an inventory of land suitable for residential development and 
discussion of federal, state, and local financial resources and programs available to 
address the Town’s housing goals. 
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 Adequate Sites [Section 6]: Describes and maps the land suitable for residential 
development to accommodate the Town’s RHNA. 

 Goals, Policies, and Programs [Section 7]: Details specific goals, policies, and programs 
the Town will carry out over the planning period to address Portola Valley’s housing goals. 

Given the detail and lengthy analysis in developing the Housing Element, supporting 
background material is included in the following appendices: 
 Appendix A: Community Engagement 
 Appendix B: Housing Needs Data Report 
 Appendix C: Assessment of Fair Housing 
 Appendix D: Review of the 2015-2023 Housing Element Performance 
 Appendix E: Sites Inventory Spreadsheet 

COMMUNITY ENGAGEMENT 

The Town has a proud history of community engagement and volunteerism that has existed 
since the Town’s incorporation. It is customary for residents to participate at very high levels 
in all aspects of government. An Ad Hoc Housing Element Committee with 15 members was 
formed in August 2021 with the charge of developing a Housing Element that complies with 
State Law and facilitating completion of the Housing Element on the State’s’ required timeline. 
The Ad Hoc Committee met at least monthly during the Housing Element update process with 
community participation of 25-160 people per meeting. The Town also held several 
community meetings, focus group meetings, and decision-maker meetings to discuss various 
aspects of the Housing Element update. During the Housing Element update process, the 
Town posted information on the Town’s website, social media, distributed information 
through the Town’s e-Notification system with over 450 subscribers and posted information 
on the Portola Valley Forum, an active list serve with over 3,600 members. Key lessons learned 
during the community engagement process to date include: 
 The community is interested in producing real affordable housing 
 ADUs alone won’t be enough to satisfy RHNA and get certified 
 Equity and Fair Housing are important 
 Using Town-owned property makes affordable housing more feasible 
 There is discomfort with upzoning single family homes if owners don’t want to 
 Rural character is important –but means slightly different things to different people 
 Safety is the first priority, then spread units throughout the community if feasible 
 Preserving local business is important 

All meetings are described in more detail in Appendix A.  

In addition to conversations focused on Portola Valley, the 21 Elements working group 
provided additional opportunities for community input. 21 Elements is a multi‐year, multi‐
phase collaboration between all San Mateo County jurisdictions, along with partner agencies 
and stakeholder organizations, that aims to support jurisdictions in developing, adopting, and 
implementing local housing policies and programs. Let's Talk Housing is a collaborative effort 
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between all 21 jurisdictions in San Mateo County focused on increasing awareness of and 
participation in the Housing Element update process. The 21 Elements working group 
organized an additional series of introductory meetings about the Housing Element update 
attended by more than 1,000 community members countywide, an All About RHNA webinar, 
four Stakeholder Listening Sessions that convened more than 30 groups, and a four-part 
Creating an Affordable Future webinar series to help educate community members about 
local housing issues.  

The draft Housing Element is available at Town Hall and at the library, as well as on the 
website. Town residents and others interested in housing in Portola Valley have had the 
opportunity to comment both at meetings and in writing. More detail about the Town’s 
community engagement efforts is included in Appendix A.  
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SECTION 2. HOUSING NEEDS ASSESSMENT 
To successfully plan for housing needs, the demographic and socioeconomic variables of the 
community must be assessed. This section discusses the components of housing needs, which 
include population characteristics, household characteristics, and employment and housing 
stock conditions. Unless otherwise specified, the data and figures in this section are specific 
to the Town of Portola Valley. This section highlights the primary findings of the Housing 
Needs Assessment Report prepared by the Association of Bay Area Governments 
(ABAG)/Metropolitan Transportation Commission (MTC). Additional information and graphs 
can be found in Appendix B: Housing Needs Data Report. For the Assessment of Fair Housing 
required under California’s Assembly Bill 686 of 2018, please see Appendix C or a summarized 
version in Section 3, Affirmatively Furthering Fair Housing. 

The data for this section has been collected using the most current available data from the 
ABAG, the 2010 U.S. Census and 2015-2019 5-year American Community Survey1, the 
Department of Housing and Urban Development Comprehensive Housing Affordability 
Strategy (CHAS), the California Department of Finance, the San Mateo Annual Homeless Point 
in Time Count Report, and other currently available real estate market data. These data are 
samples and as such, are subject to sampling variability. This means that data is an estimate, 
and that other estimates could be possible if another set of respondents had been reached.  

A summary of key facts from the ABAG/MTC Housing Needs Assessment included in Appendix 
B is below: 

 Age – In 2000, the median age in Portola Valley was 47.2; by 2019, this figure had increased 
to about 51 years. More specifically, the population of those under 14 has decreased since 
2010, while the 65-and-over population had increased. The 15-24 age group also jumped 
between 2010 and 2019.  

 Race/Ethnicity – Since 2000, the percentage of residents in Portola Valley identifying as 
White has decreased – and by the same token the percentage of residents of all other 
races and ethnicities has increased – by 9.7%, as of 2019.  

 Number of Homes –The number of homes in Portola Valley increased, 1.6% from 2010 to 
2020, which is below the growth rate for San Mateo County and below the growth rate of 
the region’s housing stock during this time period. 

 Home Prices – A diversity of homes at all income levels creates opportunities for all 
Portola Valley residents to live and thrive in the community. 

o Ownership – The largest proportion of homes had a value in the range of $2M+ in 
2019. Home prices increased by 149% from 2010 to 2020. 

o Rental Prices – The typical contract rent for an apartment in Portola Valley was $2,940 

 
1 The 2010 U.S. Census and 5-year ACS estimates were used as much of this work was done before the 2020 U.S. 
Census data was publicly available. 



2 | HOUSING NEEDS ASSESSMENT 

8 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

in 2019. Rental prices increased by 47% from 2009 to 2019. To rent a typical apartment 
without cost burden, a household would need to make $117,760 per year.2 

 Housing Type – In 2020, 81.1% of homes in Portola Valley were single-family detached, 
0.0% were single-family attached, 2.1% were small multi-family (2-4 units), and 16.8% were 
medium or large multi-family (5+ units). Between 2010 and 2020, the number of single-
family units increased more than multi-family units.  

 Cost Burden – In Portola Valley, 12.9% of households spend 30%-50% of their income on 
housing, while 13.5% of households are severely cost burden and use the majority of their 
income for housing. 

 Special Housing Needs – In Portola Valley, 10.2% of residents have a disability of any kind 
and may require accessible housing. Additionally, 8.0% of Portola Valley households are 
larger households with five or more people, who likely need larger housing units with 
three bedrooms or more. 5.8% of households are female-headed families, which are often 
at greater risk of housing insecurity. 

To address these housing needs, the Town has developed a comprehensive policy program, 
detailed in Section 7, Goals, Policies, and Programs, which includes introducing multi-family 
and mixed-use zoning districts to increase housing development. These are the first multi-
family zoning districts in the Town’s history. 

REGIONAL HOUSING NEEDS ALLOCATION (RHNA) 

The RHNA process is part of Housing Element Law used to determine how many new homes, 
and the affordability of those homes, each local government must plan for in its Housing 
Element. This process is repeated every eight years, and for this cycle the Bay Area is 
planning for the period from 2023 to 2031. In the case of the San Francisco Bay Area, ABAG 
and the State department of Housing and Community Development (HCD) determine the 
number of housing units that should be produced in the region. This determination of need 
is primarily based on estimated job growth. ABAG then allocated that need for each 
jurisdiction, based on their share of the region’s households, and adjusted for access to high 
opportunity areas, proximity of jobs to transportation and transit, and an equity adjustment 
to ensure that each jurisdiction receives an allocation of lower-income units that is at least 
proportional to its share of the region’s total households in 2020 (see Table 2-1). 

TABLE 2-1: THE TOWN OF PORTOLA VALLEY’S PAST AND CURRENT RHNA 

Housing Element Cycle Very Low Low Moderate 
Above 

Moderate Total 
2014 – 2022 (5th Cycle) 21 15 15 13 64 

2023 – 2031 (6th Cycle) 73 42 39 99 253 
Source: ABAG, 2021. Final RHNA Allocation Report 2023-2031, December. 

 
2 Note that contract rents may differ significantly from, and often being lower than, current listing prices. 
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As shown above in Table 2-1, the amount of housing being required is significantly higher than 
required for the last Housing Element cycle. Approximately 45.4% of all new housing is 
required to be affordable to low- and very low-income households. 

State law also requires that the Housing Element include an analysis of subsidized affordable 
units at risk of conversion to market rate. At-risk units are defined as multi-family rental 
housing complexes which are eligible to convert to market-rate due to the expiration of some 
types of affordability restrictions, such as termination of subsidy contract, mortgage 
prepayment, or expiring use restrictions. According to a database maintained by the California 
Housing Partnership, there are no federal or state subsidized affordable multi-family 
developments in Portola Valley. There are three deed-restricted affordable units, none of 
which are subsidized nor at risk of conversion to market-rate.  

SAN MATEO COUNTY 

To provide context, this subsection begins with the demographic and socioeconomic variables 
of the surrounding County first, then moves on to data specific to Portola Valley. 

 

San Mateo County makes up 10% of the total Bay Area population, which is the fifth largest 
metropolitan area in the country. The number of people living here has steadily grown over 
the past few decades. In 2020, our population was estimated to be 773,244, an increase 
of 19% since 1990.3 That trend is expected to continue–despite the impact of the pandemic–
because jobs continue to be added.  

People are also living longer, with those 65 and over expected to make up nearly 20% of the 
population by 2026. Equally important is the fact that Millennials recently surpassed the Baby 
Boomers as our largest generation. As Millennials enter their 40s, they will continue to shape 
countywide housing needs. By 2026, people 25-44 and 45-64 will make up more than 50% of 
the population.4 

 
3 U.S. Census, American Community Survey. 
4 Claritias Population Facts 2021. 
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What does this mean for housing needs? 

Both seniors and Millennials have shown a preference for more walkable, mixed-use 
neighborhoods that are close to work, schools, parks, and amenities. The majority of seniors 
prefer to stay in their homes and communities, known as aging-in-place. Yet many live on fixed 
incomes and may have mobility issues as they age, which require supportive services. 

Simultaneously, Millennials are less likely to own homes and have less savings than previous 
generations; they are more likely to live alone and delay marriage; and as they start families, 
may be in greater need of support when purchasing their first home. Coupled with increasing 
housing prices, it is more difficult for younger generations to rent or purchase a home than it 
was for current residents. 

We must address how to support our seniors as they get older so they can stay in their homes 
and communities, and make sure young people, new families, and our workers can find 
housing they can afford that meets their needs. 
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San Mateo County is a very diverse place to 
live, even when compared to the State of 
California. Countywide, more than one-third 
of the population is foreign-born and almost 
half speaks a language other than English at 
home. By contrast, a quarter of all 
Californians are foreign-born and less than 
a quarter speak a language other than 
English at home. Over 120 identified 
languages are spoken in San Mateo County, 
with top languages including Spanish (17%), 
Chinese (8%) and Tagalog (6%).  

Our population has become increasingly 
more diverse over time. In 2000, more than 
half of people identified as White, which fell 
to 39% in 2019, and is expected to decrease 
further to 35% by 2026. However, while the 
Asian and Latinx populations increased 
during that time, but the Black population 
decreased by almost half, from 3.5% to 
2.2%.5 

What does this mean for housing 
needs? 

When planning for housing, we need to 
consider a variety of housing needs—like 
larger homes for multi- generational families 
or those with more children—and how to create opportunities for everyone to access quality, 
affordable housing near schools, transit, jobs, and services. 

Past exclusionary practices have prevented people of color from purchasing homes, living in 
certain neighborhoods, and building wealth over time. As a result, they are more likely to 
experience poverty, housing insecurity, displacement, and homelessness. And while many of 
our communities are very diverse, we are still contending with segregation and a lack of 
equitable opportunities. To help prevent displacement due to gentrification and to create a 
future where it is possible for everyone to find the housing they need, it will be important to 
plan for a variety of housing types and affordability options in all neighborhoods. 

 

 
5 U.S. Census, American Community Survey. 
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Over the past 30 years, new home construction has not kept up with the number of jobs added 
to the economy. This has led to a housing shortage. 

In 2020, there were 265,000 households in San Mateo County. By 2050 we expect that to 
increase by almost 50%, to 394,000.6 This growing demand will continue to put pressure on 
home prices and rents. Given that nearly 75% of our housing was built before 1980, there will 
also be a need to upgrade older homes. While upgrades will be essential to make sure housing 
is of high quality and safe to residents, redevelopment or repair can sometimes result in a loss 
of affordable housing, especially in older multi-family or apartment buildings. 

For every six low-wage jobs ($20/hour) there is one home in the county that is affordable to 
such a worker (monthly rent of $1,500).7 

What does this mean for housing needs? 

Along with planning for more housing, we also need to consider how to best support the 
development of low- and moderate-income housing options while preserving existing 
affordable homes. This includes transitional and supportive housing options for the unhoused 
and universal design to meet accessibility and mobility needs. 

Although the majority of housing produced in the past few decades has been single-family 
homes or larger multi-family buildings, some households have become increasingly interested 
in “missing middle” housing—smaller homes that include duplexes, triplexes, townhomes, 
cottage clusters, garden apartments, and accessory dwelling units (ADUs). These smaller 
homes may provide more options to a diversity of community members across income, age, 

 
6 Plan Bay Area 2050 Projected Growth Pattern, U.S. Census, American Community Survey. 
7 Association of Bay Area Governments Jobs Housing Fit. 

https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthPattern_Jan2021Update.pdf
https://abag.ca.gov/sites/default/files/factor_j4_jobs-housing_fit_v2.pdf
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and household size. The Bay Area is a great place to 
live, but throughout the region and county there just 
isn’t enough housing for all income levels, which 
has caused costs to go up. Home prices and rents 
have been steadily increasing the past two decades, 
but in recent years the jump has been dramatic. 
Since 2009, median rent increased 41% to 
$2,200, and median home values have more 
than doubled to $1,445,000.8 

Overall, many residents are paying too much for 
housing, while many others have been priced out 
entirely. If a household spends more than 30% of its 
monthly income on housing, it is considered cost-
burdened. If it spends more than 50%, it is 
considered severely cost-burdened. Renters are 
usually more cost-burdened than homeowners. While home prices have increased 

 
8 San Mateo County Association of Realtors, Zillow. 
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dramatically, homeowners often benefit from mortgages at fixed rates, whereas renters are 
subject to ups and downs of the market.  

In San Mateo County, 17% of households spend half or more of their income on housing, while 
19% spend between a one-third to half. However, these rates vary greatly across income and 
race. Of those who are extremely low-income—making 30% or less of the area median income 
(AMI)—88% spend more than half of their income on housing. Latino renters and Black 
homeowners are disproportionately cost burdened and severely cost-burdened. Given that 
people in this situation have a small amount of income to start with, spending more than half 
what they make on housing leaves them with very little to meet other costs, such as food and 
healthcare. Very low-income households paying more than 50% of their income on rent are 
often at a greater risk of homelessness.9 

As a result, more people are living in overcrowded or unsafe living conditions. They are also 
making the tough choice to move further away and commute long distances to work or school, 
which has created more traffic. Since low-income residents and communities of color are the 
most cost burdened, they are at the highest risk for eviction, displacement, and homelessness. 

What does this mean for housing needs? 

Although there are complex supply, demand, and economic factors impacting costs, not 
having enough housing across all incomes has meant rent and prices are just higher. Programs 
and policies that can support more homes across all income levels, particularly very low-, low-, 
and moderate-income, are essential, as are more safe, affordable housing options to address 
homelessness. 

The Bay Area and San Mateo County have had very strong economies for decades. While some 
communities have more jobs and some have less, we have all been impacted by the imbalance 
of job growth and housing.  

 

 
9 U.S. Census, American Community Survey. 
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Since 2010, we have added over 100,000 jobs but only 10,000 homes.10 At the same time, our 
population is growing naturally, meaning more people are living longer while our children are 
growing up and moving out into homes of their own. All of this impacts housing demand and 
contributes to the rising cost of homes. We need more housing to create a better balance. 

In 2020, there were 416,700 jobs, and by 2050 we expect that to increase 22% to 
507,000.11 While some jobs pay very well, wages for many others haven’t kept up with how costly 
it is to live here. 

What does this mean for housing needs? 

As we plan for housing, we need to consider the needs of our workforce—folks who are a part 
of our communities but often end their day by commuting long distances to a place they can 
afford. Many have been displaced in recent decades or years, as housing rent and prices 
soared along with a job-generating economy. The lack of workforce housing affects us all, with 
teachers, fire fighters, health care professionals, food service providers, and many essential 
workers being excluded from the communities they contribute to every day. The long-term 
sustainability of our communities depends on our ability to create more affordable and 
equitable housing options.  

 
10 U.S. Census American Community Survey, State of CA Employment Development Dept (EDD). 
11 Plan Bay Area 2050 Projected Growth Pattern, 

https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthPattern_Jan2021Update.pdf
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To be considered low- or moderate-income in the Bay Area means a very different thing than 
in most parts of the country. The income or wage gap—the difference between the highest 
and lowest wages—is large in our region. Affordable housing here can mean that your favorite 
hairstylist, your child’s principal, or the friendly medical assistant at your doctor’s office can 
qualify for—and often needs—below market rate or subsidized affordable housing so they can 
live close to their work. 

The starting point for this calculation is the Area Median Income (AMI)—the middle spot 
between the lowest and highest incomes earned in San Mateo County. Simply put, half of 
households make more, and half of households make less. Moderate-income is 80 to 120% of 
the AMI, low-income is 50% to 80% AMI, and very-low-income is 30 to 50% AMI. Below 30% 
AMI is considered extremely low-income. The rule of thumb is households should expect to 
pay about a third of their income on housing. 

In San Mateo County, the AMI is $104,700 for a single person, $119,700 for a household 
of two and $149,600 for a family of four. When we talk about affordable housing, we mean 
housing that is moderately priced for low- or 
moderate-income residents so that new 
families and the workforce can live in our 
communities. Affordable housing programs 
are generally for those who earn 80% or 
below the AMI, which is $102,450 for a single 
person, $117,100 for a household of two, and 
$146,350 a year for a household of four.12 

What does this mean for housing 
needs? 

Given the price of land in San Mateo County 
and what it costs to build new housing, 
creating affordable housing is extremely 
challenging—and often impossible without 
some form of subsidy. Sometimes this is in 
the form of donated land from a local 
government or school district. Sometimes this 
is in the form of incentives to developers or 
zoning rules requiring affordable units to be 
included. Most commonly, subsidies happen 
through special financing, grants, and tax credits. Often all of these factors and more are 
needed to make affordable housing work. The housing element update process is an 
opportunity for each community to look at what is possible and put in place policies and 
programs to help make affordability a reality. 

 

 
12 State of CA Dept of Housing and Community Development (HCD), 2021 Income Limits. 
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PORTOLA VALLEY POPULATION CHARACTERISTICS AND 
TRENDS 

Housing needs are generally influenced by population and employment trends. This 
subsection provides a summary of the changes to the population size, age, and racial 
composition of the Portola Valley. 

POPULATION GROWTH 

Generally, the population of the Bay Area continues to grow because of natural growth and 
because the strong economy draws new residents to the region. San Mateo County makes up 
10% of the total Bay Area population, which is the fifth largest metropolitan area in the 
country. In 2020, the County’s population was estimated to be 773,244, an increase of 19% 
since 1990. That trend is expected to continue—despite the impact of the pandemic–because 
jobs continue to be added.  

As Figure 2-1 highlights, from 1990 to 2000, Portola Valley’s population increased by 6.4%, 
while it decreased by 2.4% during the first decade of the 2000s. This is in stark contrast to the 
Bay Area region which grew by 14.8%. In the most recent decade, the population of Portola 
Valley increased by 5.8%. The population of Portola Valley makes up 0.6% of San Mateo 
County.13 As of 2020, the population of Portola Valley is estimated to be 4,607. 

 
FIGURE 2-1: POPULATION GROWTH TRENDS 
Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the 
jurisdiction, county, and region indexed to the population in the first year shown. The data points represent the relative 
population growth in each of these geographies relative to their populations in that year. 

 
13 To compare the rate of growth across various geographic scales, Figure 2-1 shows population for the jurisdiction, 
county, and region indexed to the population in the year 1990. This means that the data points represent the 
population growth (i.e., percent change) in each of these geographies relative to their populations in 1990. 
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For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census 
counts. DOF uses the decennial census to benchmark subsequent population estimates. 

AGE COMPOSITION 

The median age for community members in Portola Valley has increased from 47.2 in 2000 to 
51 in 2019. In 2019, 23% of the population was under 18 and 29% was over 65. Between 2010 
and 2019, there was a large increase in the amount of young people from age 15 to 24 in the 
Town of Portola Valley (see Figure 2-2). 

 
FIGURE 2-2: POPULATION BY AGE, 2000-2019 

Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census 
Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001. 

An increase in the older population may mean there is a developing need for more senior 
housing options. There has also been a move by many to age-in-place or downsize to stay 
within their communities, which can mean more multi-family and accessible units are also 
needed. Regionally, families and seniors of color are even more likely to experience challenges 
finding affordable housing. People of color14 make up 7.4% of seniors and 20.3% of the 
population is youth under 18 (see Figure 2-3). 

 
14 Here, we count all non-white racial groups 
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FIGURE 2-3: SENIOR AND YOUTH POPULATION BY RACE 

Note: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, 
and an overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the 
stacked bar chart. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-G). 

RACE AND ETHNICITY 

Understanding the racial makeup of a town and region is important for designing and 
implementing effective housing policies and programs. Historically, these patterns are shaped 
by both market factors and government actions, such as exclusionary zoning, discriminatory 
lending practices and displacement that has occurred over time and continues to impact 
communities of color today. Since 2000, the percentage of residents in Portola Valley 
identifying as White has decreased and the percentage of residents of all other races and 
ethnicities has increased by 9.7 percentage points (see Figure 2-4). However, Portola Valley 
remains much less diverse than the Bay Area as a whole. In 2019, 82% of the population was 
White, 6.7% was Hispanic or Latinx, 6.5% was Asian, and 0.4% was African American. 
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FIGURE 2-4: PORTOLA VALLEY POPULATION BY RACE, 2000-2019 

Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate 
from racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those 
who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories 
on this graph represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data 
(2015-2019), Table B03002. 

EMPLOYMENT AND INCOME TRENDS 

Generally, having a similar number of jobs and employed residents produces more benefits 
for a community, such as reducing traffic and climate impacts, and allowing people who work 
in the community to also live there. Smaller jurisdictions, like Portola Valley, typically will have 
more employed residents than jobs and export workers, while larger cities tend to have a 
surplus of jobs and import workers. This dynamic not only means many workers will need to 
prepare for longer commutes, but in the aggregate, it contributes to traffic congestion and 
time lost for all road users. Despite the number of jobs in Portola Valley increasing by 8.2% 
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between 2002 and 2018, the jobs-to-household ratio remains at 0.63 which is significantly less 
than San Mateo County and the Bay Area Region (see Figure 2-5). 

 
FIGURE 2-5: JOBS-HOUSEHOLD RATIO 

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state, and local 
government) plus United States Office of Personnel Management-sourced Federal employment; households in a 
jurisdiction 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the 
census block level. These are cross-walked to jurisdictions and summarized. The ratio compares place of work wage and 
salary jobs with households, or occupied housing units.  
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files 
(Jobs), 2002-2018; California Department of Finance, E-5 (Households). 

Portola Valley has a lower percentage of lower income households than the rest of the county 
and region, with 22% of households earning less than 80% of the Area Median Income (AMI)15 
compared to 40% of households in San Mateo County and 39% of households in the Bay Area 
as a whole (see Figure 2-6). This equates to 480 households currently living in Portola Valley 
who are below the AMI, and 255 households who are below 50% AMI which means they would 
qualify for very low-income housing. 

 
15 The Area Median Income is the middle spot between the lowest and highest incomes earned. The AMI for the county 
is $104,700 for a single person, $119,700 for a household of two and $149,600 for a family of four. 
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FIGURE 2-6: HOUSEHOLDS BY HOUSEHOLD INCOME LEVEL 

Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa 
County), Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San 
Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro 
Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the 
HUD metro area where this jurisdiction is located. The data that is reported for the Bay Area is not based on a regional 
AMI but instead refers to the regional total of households in an income group relative to the AMI for the county where 
that household is located.  
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy 
(CHAS) ACS tabulation, 2013-2017 release. 

Throughout the region, there are disparities between the incomes of homeowners and 
renters. Typically, the number of low-income renters greatly outpaces the amount of housing 
available that is affordable for these households. In Portola Valley, although the largest 
proportion of both renters and owners falls in the greater than 100% of AMI income group, 
19.1% of renters earn less than 30% of AMI compared to 4.1% of owners, and 48.5% of renters 
earn less than 80% AMI compared to 16.1% of owners. 

Poverty in Portola Valley is extremely low, with a rate close to zero. The more pressing issue 
faced by workers in Portola Valley is being able to afford housing as home and rental prices 
have greatly increased over time. 

Some neighborhoods are identified as “Highest Resource” or “High Resource” by the State of 
California based on a range of indicators such as access to quality schools, proximity to jobs 
and economic opportunities, low pollution levels, and other factors.16 However, 

 
16 For more information on the “opportunity area” categories developed by HCD and the California Tax Credit 
Allocation Committee, see this website: https://www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to which 
different jurisdictions and neighborhoods have access to opportunity will likely need to be analyzed as part of new 
Housing Element requirements related to affirmatively furthering fair housing. ABAG/MTC will be providing 
jurisdictions with technical assistance on this topic this summer, following the release of additional guidance from 
HCD. 

https://www.treasurer.ca.gov/ctcac/opportunity.asp


2 | HOUSING NEEDS ASSESSMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  23 

neighborhoods don’t always receive an equitable share of these community resources and 
may be designated as “Low Resource” if they lack these amenities. All Portola Valley residents 
live in neighborhoods identified as “Highest Resource” or “High Resource” meaning there are 
no “Low Resource” neighborhoods in Portola Valley. 

HOUSING STOCK CHARACTERISTICS AND TRENDS 

HOUSING GROWTH 

The number of new homes built in the Bay Area has not kept pace with the demand, resulting 
in longer commutes, increasing prices, and exacerbating issues of displacement and 
homelessness. The number of homes in Portola Valley has increased 1.6% from 2010 to 2020, 
which is much lower than the growth rate for San Mateo County of 3.6% and the 5.0% growth 
rate of the Bay Area region’s housing stock during this time. 

HOUSING COSTS AND COST BURDEN 

Given high job growth and low housing growth in the county, the cost of housing in Portola 
Valley has increased significantly in the past decade:  

Ownership – In 2020, the average sales price of a single-family home in Portola Valley was 
approximately $4,150,338. Home prices increased by 149% from 2010 to 2020. This change is 
significantly above the change in San Mateo County (107%) and the region (103%). 

Rental Prices – Rental prices increased by 47% from 2009 to 2019. The median rent in 2019 
was $2,940. To rent a home without cost burden, a household would need to make $117,760 
per year. 

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola 
Valley, 12.9% of households spend 30% to 50% of their income on housing and are considered 
“cost burdened” while 13.5% of households are severely cost burdened and use over 50% of 
their income for housing. There are disparities in housing cost burden in Portola Valley by 
tenure, while 20.1% of property owners experience cost burden, 40.2% of renters experience 
the same. This disparity may be attributed to the Bay Area’s relatively high housing prices, as 
well as a lack of affordable rental housing options within the town, relative to need.  

HOUSING TYPE AND TENURE 

It is important to the Town of Portola Valley to have a variety of housing types to meet the 
needs of a community today and in the future, as indicated in the Housing Strategic Plan 
adopted in 2016 that emphasizes the needs of seniors, young people, and workers. High-cost 
areas, like Portola Valley, often have difficulty attracting and retaining important vital 
employees such as teachers, fire fighters, health care professionals, food service providers, 
and other essential workers that are important to the health and well-being of the town. In 
2020, 81.1% of homes in Portola Valley were single-family detached, 0.0% were single-family 
attached, 2.1% were small multi-family (2-4 units), and while Census data indicates that 16.8% 



2 | HOUSING NEEDS ASSESSMENT 

24 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

were medium or large multi-family (5+ units). Within the Town of Portola Valley, multi-family 
units are comprised of units located at the Sequoias, a multi-unit buy-in retirement community 
located in the central portion of the town along Portola Road. 

Between 2010 and 2020, the number of single-family detached units continued to increase 
more than any other unit type.  

The number of residents who own their homes compared to those who rent their homes can 
also help identify the level of housing insecurity, which can be understood as the ability for 
individuals to stay in their homes and not be forced to leave due to increases in cost or owners’ 
activities outside of their control. Generally, renters may be displaced more quickly if prices 
increase, and are more likely to experience overcrowding. Overcrowding occurs when the 
number of people living in a household is greater than the home was designed to hold, defined 
by HCD as more than one occupant per room (not including bathrooms or kitchens). 
Additionally, the Census Bureau considers units with more than 1.5 occupants per room to be 
severely overcrowded. In Portola Valley, 0.0% of both renter and owner households are 
severely overcrowded, but 8.1% of renters experience moderate overcrowding (1 to 1.5 
occupants per room) compared to 0.0% for those that own. 

In Portola Valley there are a total of 1,685 housing units, and fewer residents rent than own 
their homes: 22.6% versus 77.4% (see Figure 2-7). By comparison, 39.8% of households in San 
Mateo County are renters, while 43.9% of Bay Area households rent their homes. 

 
FIGURE 2-7: HOUSING TENURE 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003. 

The age of residents who rent or own their home can also signal the housing challenges a 
community is experiencing. Younger households tend to rent and may struggle to buy a first 
home in the Bay Area due to high housing costs. At the same time, senior homeowners 
seeking to downsize may have limited options in an expensive housing market. In Portola 
Valley, 0.0% of householders between the ages of 25 and 44 are renters, while 26.1% of 
householders over 65 are renters. 
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Vacant units make up 7.7% of the overall housing stock in Portola Valley. The rental vacancy 
stands at 0.0%, while the ownership vacancy rate is 2.8%. Of the vacant units in Portola Valley, 
the most common type of vacancy according to Census data is for seasonal, recreational, or 
occasional use which included 104 units according to Census data from 2019. A vacancy rate 
of at least 5% for rental housing and 2% for ownership housing is generally considered a 
healthy balance between supply and demand.  

HOUSING CONDITION 

Generally, there is limited data on the extent of substandard housing issues in a community. 
However, Census Bureau data gives a sense of some of the substandard conditions that may 
be present, specifically a lack of kitchen and plumbing facilities which is often used as an 
indicator of substandard housing conditions. Per US Census Data, 31.8% of renters in Portola 
Valley reported lacking a kitchen and 0% of renters lack plumbing, whereas 1.2% of property 
owners in the town report lacking a kitchen and 0% of property owners report lacking 
plumbing. It is likely that the high number of renters reporting a lack of kitchen facilities in the 
town may be attributed to The Sequoias retirement community located off Portola Road. This 
facility accommodates over 300 senior citizens and offers meal plans/packages to residents 
as well as studio living arrangements.  

In addition to lacking plumbing or kitchen facilities, the age of a community’s housing stock 
can provide another indicator of overall housing conditions. Typically, housing over 30 years 
in age is likely to have rehabilitation needs that may include new plumbing, roof repairs, 
foundation work, and other repairs. In Portola Valley, the largest proportion of the housing 
stock was built between 1960 to 1979, with 763 units constructed during this period. While 
most of the town’s housing stock was constructed prior to the 30-year benchmark, due to the 
town’s high household incomes which allow for routine maintenance and improvements, the 
age of units in the town is not believed to contribute to substandard housing conditions. More 
so, existing homes in the town are bought and sold, new owners are anticipated to remodel 
and update housing units. Based on the above data, staff estimates that approximately 10 
ownership units may require rehabilitation, mostly due to long term owners, or children of 
long-term owners, that may own property but lack discretionary income to fund 
improvements. 

SPECIAL NEEDS POPULATIONS 

Finally, some population groups may have special housing needs that require specific 
program responses, and these groups may experience barriers to accessing stable housing 
due to their specific housing circumstances. Government Code section 65583, subdivision 
(a)(7) requires each jurisdiction to include analyses for the following populations: senior 
households, persons with disabilities (including developmental disabilities), large households, 
farmworkers, female-headed households, and homeless. For resources available for these 
special needs populations, see Section 5, Resources. 
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SENIOR HOUSEHOLDS 

Senior households often experience a combination of factors that can make accessing or 
keeping affordable housing a challenge. They often live on fixed incomes and are more likely 
to have disabilities, chronic health conditions, and/or reduced mobility. Understanding how 
seniors might be cost-burdened is of particular importance due to their special housing needs, 
particularly for low-income seniors. 71.4% of seniors making less than 30% of AMI in Portola 
Valley are spending most of their income on housing. For seniors making more than 100% of 
AMI, 94.5% are not cost-burdened and spend less than 30% of their income on housing.  

PERSONS WITH DISABILITIES 

People with disabilities face additional housing challenges. Encompassing a broad group of 
individuals living with a variety of physical, cognitive, and sensory impairments, many people 
with disabilities live on fixed incomes and need specialized care, yet often rely on family 
members for assistance due to the high cost of care. In Portola Valley, 10.2% of residents (467 
individuals) have a disability of some kind and may require accessible housing,17 which is 
above the percentage in the County (8.2%) and the Bay Area Region (9.6%). According to the 
California Department of Developmental Services, in 2020, there were 6 individuals with a 
developmental disability, including 3 children and 3 adults. 

LARGE HOUSEHOLDS 

Large family households often have special housing needs due to a lack of adequately sized 
affordable housing available. The higher costs required for homes with multiple bedrooms 
can result in larger families experiencing a disproportionate cost burden than the rest of the 
population and can increase the risk of housing insecurity. In Portola Valley, for large 
households with 5 or more persons, most units (89.6%) are owner occupied. In 2017, 0.0% of 
large households were very low-income, earning less than 50% of AMI. Large families are 
generally served by housing units with 3 or more bedrooms, of which there are 1,374 units in 
Portola Valley. Among these large units with 3 or more bedrooms, 9.9% are renter-occupied 
and 90.1% are owner occupied. 

FEMALE-HEADED FAMILY HOUSEHOLDS 

Households headed by one person are often at greater risk of housing insecurity, particularly 
female-headed households, who may be supporting children or a family with only one income. 
In Portola Valley, the largest proportion of households is married-couple family households at 
64.2% of total, while female-headed households make up 5.8% of all households. Female-
headed households with children may face particular housing challenges, with pervasive 
gender inequality resulting in lower wages for women. Moreover, the added need for childcare 
can make finding a home that is affordable more challenging. In Portola Valley, none of the 

 
17 These disabilities are counted separately and are not mutually exclusive, as an individual may report more than 
one disability. These counts should not be summed. 
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female-headed households with children fall below the Federal Poverty Line, nor do any of the 
of female-headed households without children. 

FARMWORKERS 

Across the state, housing for farmworkers has been recognized as an important and unique 
concern. Farmworkers are traditionally defined as persons whose primary incomes are 
earned through seasonal agricultural work. Farmworkers have special housing needs because 
they earn lower incomes than many other workers and move throughout the season from 
one harvest to the next. Farmers and farmworkers are the keystone of the larger food sector, 
which includes the industries that provide farmers with fertilizer and equipment; farms to 
produce crops and livestock; and the industries that process, transport, and distribute food to 
consumers. While overall the Bay Area has shifted away from our historical agricultural 
economic base, Bay Area counties still preserve strong agricultural roots. And yet, the 
responsibility for farmworker housing is not just with these counties. In many counties, 
farmworkers choose to live within incorporated cities due to the diversity and availability of 
housing, proximity to schools and other employment opportunities for other family members, 
and overall affordability. Many farmworker households tend to have difficulties securing safe, 
decent, and affordable housing. Far too often, farmworkers are forced to occupy substandard 
homes or live in overcrowded situations.  

In the Bay Area, about 3.7% of farmworkers, including both seasonal and permanent 
residents, are in San Mateo County. However, per the USDA, today’s farmworkers can 
commute up to 75 miles to the workplace. Based on this, the need for housing for agricultural 
workers is not just the responsibility of Bay Area counties with a robust agricultural economy. 
In Portola Valley, according to the U.S. Census Bureau, ACS 5-Year Data (2015-2019), there are 
approximately 22 residents employed in the agriculture, forestry, and fishing industries. 

EXTREMELY LOW-INCOME HOUSEHOLDS 

Extremely low-income (ELI) households refer to households earning less than 30% of AMI and 
are considered a subset of very-low-income households, one of the income groups identified 
in State RHNA requirements. In San Mateo County, 30% AMI is the equivalent to the annual 
income of $44,000 for a family of four. Many households with multiple wage earners— 
including food service workers, full-time students, teachers, farmworkers, and healthcare 
professionals—can fall into lower AMI categories due to relatively stagnant wages in many 
industries.  

As part of the Housing Element update process communities are required by the State to 
analyze the existing and projected housing needs of extremely low-income households. In 
analyzing the projected housing needs of ELI households, HCD advises communities to utilize 
available census data OR assume 50% of their very-low income (VLI) RHNA requirement 
represents needs of ELI households. Accordingly, due to the Town’s VLI RHNA requirements 
equating to 73 units, approximately 37 of these units are assumed to be ELI households.  
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PEOPLE EXPERIENCING HOMELESSNESS 

Homelessness remains an urgent challenge throughout the region, reflecting a range of social, 
economic, and psychological factors. Homelessness is disproportionately experienced by 
people of color, people with disabilities, those struggling with addiction and those dealing with 
traumatic life circumstances. In San Mateo County, the most common type of household 
experiencing homelessness is those without children in their care. Among households 
experiencing homelessness that do not have children, 75.5% are unsheltered. Of homeless 
households with children, most are sheltered in emergency shelters. 

San Mateo County conducted the latest point-in-time (PIT) Count on February 24, 2022. 
Volunteers were deployed to conduct an observational count of those experiencing 
unsheltered homelessness. San Mateo County conducted the unsheltered homeless survey 
through March 3, 2022. In both 2019 and 2022, Portola Valley had 0 homeless individuals 
according to the most recent PIT San Mateo County data (https://www.smcgov.org/hsa/2022-
one-day-homeless-count) (see Table 2-2). 

More information on each of these population groups can be found in Appendix B. 
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TABLE 2-2: UNSHELTERED HOMELESS COUNT BY SAN MATEO COUNTY JURISDICTION 

City/Town 
2011  

Count 
2013  

Count 
2015  

Count 
2017  

Count 
2019  

Count 
2022 

Count 

Atherton 1 0 1 0 1 3 

Belmont 1 43 11 3 7 13 

Brisbane 0 34 21 19 4 6 

Burlingame 3 13 7 21 25 10 

Colma 1 7 3 1 8 1 

Daly City 44 27 32 17 66 49 

East Palo Alto 385 119 95 98 107 169 

Foster City 0 7 0 6 4 4 

Half Moon Bay 41 114 84 43 54 68 

Hillsborough 0 0 0 0 0 0 

Menlo Park 72 16 27 47 27 56 

Millbrae 1 21 8 7 9 9 

Pacifica 95 150 63 112 116 161 

Portola Valley 16 2 0 1 0 0 

Redwood City 233 306 223 94 221 245 

San Bruno 14 98 8 26 12 63 

San Carlos 9 10 20 28 30 14 

San Francisco International 
Airport 

9 5 1 3 21 14 

San Mateo 68 103 82 48 74 60 

South San Francisco 122 173 55 33 42 42 

Unincorporated 47 46 32 30 73 105 

Woodside 0 6 2 0 0 0 

Total 1,162 1,299 775 637 901 1,092 

Note: Universe: Population experiencing homelessness. 
Source: 2022 San Mateo County One Day Homeless Count and Survey Executive Summary 
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SECTION 3. AFFIRMATIVELY FURTHERING FAIR 
HOUSING 
The State of California’s 2018 Assembly Bill (AB 686) requires that all public agencies in the 
State affirmatively further fair housing (AFFH) beginning January 1, 2019. Public agencies 
receiving funding from the U.S. Department of Housing and Urban Development (HUD) are 
also required to demonstrate their commitment to AFFH. The federal obligation stems from 
the fair housing component of the federal Civil Rights Act mandating federal fund recipients 
to take “meaningful actions” to address segregation and related barriers to fair housing 
choice.  

AB 686 also makes changes to Housing Element Law to incorporate requirements to AFFH as 
part of the housing element and general plan to include an analysis of fair housing outreach 
and capacity, integration and segregation, access to opportunity, disparate housing needs, 
and current fair housing practices. 

In order to comply with AB 686, the Town has collaborated with Roots Policy Research, 21 
Elements, the Association of Bay Area Governments (ABAG), and UC Merced to complete a full 
assessment and outreach plan, including an analysis of the history of the region in regard to 
fair housing, which can be found in Appendix C.  

BACKGROUND 

The Town of Portola Valley is considered a high resource community that has historically 
consisted of single-family detached homes on large lots. In recent decades, housing has not 
been affordable to households earning less than 100% area median income (AMI). This pattern 
of development, compounded by opposition to past affordable housing development 
projects, has contributed to a lack of affordable housing opportunities in Portola Valley.  

AF F I RM A TIV EL Y  FU R TH ER I NG  FAI R  HO U SI NG 

“Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating 
discrimination, that overcome patterns of segregation and foster inclusive communities free from 
barriers that restrict access to opportunity based on protected characteristics. Specifically, 
affirmatively furthering fair housing means taking meaningful actions that, taken together, address 
significant disparities in housing needs and in access to opportunity, replacing segregated living 
patterns with truly integrated and balanced living patterns, transforming racially and ethnically 
concentrated areas of poverty into areas of opportunity, and fostering and maintaining compliance 
with civil rights and fair housing laws. The duty to affirmatively further fair housing extends to all of 
a public agency’s activities and programs relating to housing and community development. (Gov. 
Code, § 8899.50, subd. (a)(1).)” 



3 | AFFIRMATIVELY FURTHERING FAIR HOUSING 

32 INITIAL HCD DRAFT PORTOLA VALLEY HOUSING ELEMENT 

Recognizing these challenges, the Town created an Affiliated Housing Program in 1990 to allow 
multifamily housing on “institutional” sites for employees and staff affiliated with the 
institution that owns the parcel, to live and work in Town. The Program has had three 
“partners” that have the option of building housing for their employees. This has successfully 
led to the development of 13 affiliated housing units at the Woodside Priory School. The 
second partner, The Sequoias, is a retirement community that is currently interested in 
developing new senior units and five workforce housing units. The third partner is Stanford 
University; the Town has 39 proposed housing units in the pipeline including 27 faculty units 
and 12 affordable units.  

As part of the 6th Cycle Housing Element Update, the Town is working with new partners 
interested in the Affiliated Housing Program (Ladera Church and Christ Church), in addition to 
the Town itself, to provide more multifamily housing for low- and moderate-income families 
and people employed in the Town. The Town is also creating two new multi-family zoning 
districts and a new mixed-use zoning district to increase the diversity of housing types in the 
community. Finally, the Town is proposing innovative programs to affirmatively further fair 
housing, including: 

• Developing a matching Accessory Dwelling Unit (ADU) rental program for low-income 
tenants located outside of Portola Valley who have experienced displacement with 
Portola Valley ADU owners renting ADUs at below market rates.  

• Identifying a portion of the Dorothy Ford Field (a Town-owned site) as a housing 
opportunity site to be developed with 50 very low-income units.  

PRIMARY FINDINGS 

This section summarizes the primary findings from the Fair Housing Assessment for Portola 
Valley including the following sections: fair housing enforcement and outreach capacity, 
integration and segregation, access to opportunity, disparate housing needs, and contributing 
factors and the Town’s fair housing action plan. The full Fair Housing Assessment is included 
as Appendix C.  

 Compared to the county overall, Portola Valley has limited racial and ethnic 
diversity: Countywide, racial/ethnic minorities account for 61% of the overall 
population; however, they only account for 18% in Portola Valley. 

 Economic diversity is also limited: 73% of households in Portola Valley earn more 
than 100% AMI compared to 49% in the county overall. All census block groups in the 
town have median incomes above $125,000 and poverty is low throughout Portola 
Valley. 

 Countywide, racial and ethnic minority populations are disproportionately impacted 
by poverty, low household incomes, cost burden, overcrowding, and 
homelessness compared to the non-Hispanic White population. Additionally, racial 
and ethnic minorities are more likely to live in moderate resources areas and be 
denied for a home mortgage loan. Similar disparities are not evident in the Town of 
Portola Valley, however, in part due to the limited racial/ethnic and economic diversity  
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FIGURE 3-1: PORTOLA VALLEY POPULATION BY RACE COMPARED TO REGION 

Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate 
from racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those 
who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories 
on this graph represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B03002. 1 

noted above. In the regional context, Portola Valley represents a high opportunity 
area with relatively low accessibility to low- and moderate-income households, 
which are more likely to be racial/ethnic minorities.  

 No fair housing complaints were filed in Portola Valley from 2017 to 2021. Even so, 
the Town of Portola Valley could improve the accessibility of fair housing information 
on their website and resources for residents experiencing housing discrimination. 
However, a new program proposes creating a webpage specific to fair housing on the 
Town’s website identifying it as a resource for residents to understand and report 
housing discrimination. 

 

1 The 2010 U.S. Census and 5-year ACS estimates were used as much of this work was done before the 2020 U.S. 
Census data was publicly available. 
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 There are disparities in housing cost burden in Portola Valley by tenure—but the 
population of racial minorities is so low that there are not disparities by race/ethnicity. 
46.9% of renters experience cost burden in the town, compared to 20.2% of 
homeowners.  

 Poverty in Portola Valley is extremely low, with a rate close to zero. The more 
pressing issue faced by workers in Portola Valley is being able to afford housing as 
home and rental prices have greatly increased over time. 

 The composite opportunity score for Portola Valley shows the town to be a “highest 
resource area” and the Social Vulnerability Index (SVI) provided by the Centers for 
Disease Control and Prevention (CDC) ranks the town as “low vulnerability to a disaster 
(based on four themes of socioeconomic status, household composition, race or 
ethnicity, and housing and transportation).  

 Portola Valley is entirely contained within a single census tract—the standard 
geographic measure for “neighborhoods” in U.S. Census data products. As such, the 
town does not contain any racial/ethnic concentrations, poverty concentrations, nor 
concentrations of housing problems.  

 Portola Valley, served by the Sequoia Union High School District and the Portola Valley 
Elementary School District, has very high education outcomes. However, the schools 
in Portola Valley have the highest share of White students in the County, making them 
among the least racially and ethnically diverse districts. Portola Valley has the 
least diverse faculty and staff in the county, with 59% identifying as White. While 
Sequoia Union has among the highest rate of graduates who met admission standards 
for a University of California (UC) or California State University (CSU) school, Pacific 
Islander, Black, and Hispanic students in the Sequoia Union district were 
substantially less likely to meet the admission standards, with rates of 38%, 50%, 
and 55% respectively. Overall, Sequoia Union High School has one of the highest 
dropout rates—10% of students—compared to other districts in the county. Still, 
dropout rates among Hispanic (16%), Black (12%), and Pacific Islander (20%) 
students are even higher.  

 Portola Valley lacks a variety of housing types. In 2020, 81.1% of homes in Portola 
Valley were single family detached, 0.0% were single family attached, 2.1% were small 
multifamily (2-4 units), and 16.8% were medium or large multifamily (5+ units). The 
medium or large multifamily units are located at The Sequoias. There is no multifamily 
zoning in Portola Valley.  

 Barriers to housing choice are largely related to the town’s very high costs of 
housing and lack of affordable production. Since 2015, the housing that has 
received permits to accommodate growth has largely been priced for above 
moderate-income households. Approximately 49.4% of the town’s rental units rent for 
$3,000 or more, compared to 22.1% in San Mateo County and 13.0% in the Bay Area 
region.  

 Renters are more likely to be living in 1- and 2-bedroom units than owners, and owners 
are more likely to be occupying 3- to 4- and 5-bedroom units. To the extent that larger 
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renter households desire to live in Portola Valley, the lack of rental housing stock to 
accommodate their needs could limit their access to housing in the town.  

 Portola Valley has a slight concentration of residents with a disability with 10% of 
the population compared to 8% in the county. Even so, unemployment among 
residents living with a disability (3%) in Portola Valley is the same as those without a 
disability (3%) and similar to the county overall. 

 Disparities by race and ethnicity are prevalent for home mortgage applications, 
particularly in denial rates. Hispanic (29% denial rate) and Asian households (19%) had 
the highest denial rates for mortgage loan applications in 2018 and 2019. Conversely, 
non-Hispanic White (15%) and households of unknown race/ethnicity (11%) have the 
lowest denial rates during the same time. 

CONTRIBUTING FACTORS AND FAIR HOUSING ACTION PLAN 

The disparities in housing choice and access to opportunity discussed above stem from 
historical actions, socioeconomic factors that limit employment and income growth, broad 
barriers to open housing choice, and until recently, very limited resources to respond to 
needs. Pursuant to Government Code Section 65583 (c)(10)(A)(v), the Housing Element 
includes several policies and programs to proactively address fair housing issues. Table 3-1 
below summarizes the fair housing issues, contributing factors, and implementation 
programs included in the Housing Element to affirmatively further fair housing in Portola 
Valley. 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

The Town of Portola Valley has 
limited racial and ethnic diversity 
(18% of residents are non-White 
Hispanic) compared to San Mateo 
County (61%) and the Bay Area 
overall, and very limited 
economic diversity (73% of 
households earn more than 100% 
AMI compared to 49% in the 
county overall). Portola Valley has 
a lower percentage of lower 
income households than the rest 
of the San Mateo County and the 
Bay Area, with 22% of households 
earning less than 80% of the AMI 
compared to 40% of households 
in San Mateo County and 39% of 
households in the Bay Area as a 
whole. This equates to 480 
households currently living in 
Portola Valley who are below the 
AMI, and 255 households who 
are below 50% AMI which means 
they would qualify for very low-
income housing. 

 

There is a lack of affordable 
housing opportunities 
throughout the town.  

There are no areas of the town 
that are zoned to allow moderate 
or high-density residential 
development. Existing policies do 
not encourage a range of housing 
types.  

 1-1: Create a new “Gateway” land use 
classification in the General Plan and two 
new zoning districts that allows for multi-
family housing at four and 20 du/acre to 
provide for development of housing at 
lower-income levels. 

 1-2: Create a new zoning district that 
allows for mixed-use development with 
up to six du/ac and would allow for up to 
100% of building floor area to be 
dedicated to residential uses. 

 2-1: Amend the zoning ordinance to 
establish inclusionary housing 
requirements for new multi-family 
housing developments. 

 2.2: Develop a program to manage new 
affordable housing units in the town.  

 7-3: Provide direct assistance from the 
Building Division for property owners 
interested in making minor changes to 
accommodate a JADU. 

 7-4: Establish staff and consultant ADU 
office hours so that applicants can ask 
questions of subject matter experts. 

 7-6: Develop an affordable ADU rental 
program that matches landlords willing to 
rent ADUs at below market rates with low-
income tenants that who have been 
experienced displacement from areas 
outside of Portola Valley due to increasing 
rents with Portola Valley ADU owners 

 Upon Adoption 
 
 
 
 
 
 Upon Adoption 
 
 
 
 
 June 2024 
 
 
 
 Initiate by June 2023; implement 

program by December 2023. 
 June 2023 
 
 

 Initiate office hours by June 2023. 
 
 
 Develop program by June 2023. 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

willing to rent ADUs at below market 
rates.  

 8-5: Rezone properties in the town to 
allow multi-family housing with a range of 
affordability levels and deed restrictions 
to ensure affordability over time. 
Affirmatively market the housing to 
households that are under-represented in 
the town including Black and Hispanic 
households. 

 8-6: Through collaboration with local 
service providers, convene a discussion of 
populations that are experiencing 
comparatively high rates of cost burden 
to discuss solutions for relief. Consider a 
rental assistance program tailored to 
extremely high cost-burdened residents 
(residents that pay a very high percentage 
of their income towards housing). This 
may be in coordination with ADU/JADU 
programs. Include Black, Indigenous and 
people of color in these conversations. 

 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023. 

 
 
 
 
 
 Convene by June 2024. Consider 

program by December 2024. 

In 2018 and 2019, Hispanic or 
Latinx and Asian households in 
Portola Valley faced higher rates 
of mortgage loan denials when 
trying to purchase homes in 
Portola Valley (29% and 19%, 
respectively).a  

It is well documented that 
persons of color have been 
historically denied loans to 
purchase homes at a higher rate 
than white applicants. These 
historical patterns persist in some 
cases. 

 Mortgage acceptance rates are outside of 
local control. It is included here to bring 
attention to this issue.  

 

Portola Valley residents do not 
report experiencing fair housing 

Tenants and property owners 
may lack knowledge about fair 

 8-7: Collaborate with other cities/towns 
and Project Sentinel, or another similar 

 Establish list by December 2023. 
Issue written materials annually 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

discrimination. However, 
residents may not take action 
because they are not aware of 
resources for fair housing. 

housing laws. Limited 
information provided by the 
Town on fair housing rights.   

organization, to perform fair housing 
training for property owners, real estate 
agents, and tenants across the region. The 
training would include information on 
reasonable accommodation and source of 
income discrimination, as well as other 
fair housing information with emphasis 
on certain topics driven by housing 
complaint data and information from 
stakeholders. Participation in fair housing 
training will be required for approval of 
landlords’ business licenses. Focus 
enforcement efforts on race-based 
discrimination and reasonable 
accommodations. 

 8-8: Create a webpage specific to fair 
housing including resources for residents 
who feel they have experienced 
discrimination, information about filing 
fair housing complaints with HCD or HUD, 
and information about protected classes 
under the Fair Housing Act. 

thereafter. Conduct two 
workshops by 2030. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 December 2023 

a Federal Financial Institutions Examination Council's (FFIEC) Home Mortgage Disclosure Act loan/application register (LAR) files.  
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SECTION 4. CONSTRAINTS 
Many factors can encourage or constrain the development, maintenance, and improvement 
of the housing stock, including economic forces in the private market as well as regulations 
and policies imposed by public agencies. Constraints including physical constraints, land 
availability, the economics of development, and governmental regulations each have an 
impact on the cost and amount of housing produced.  

State law, specifically Government Code Section 65583(a)(5-6), requires that housing elements 
analyze potential and actual governmental and nongovernmental constraints to the 
production, maintenance, and improvement of housing for persons of all income levels and 
disabilities. The constraints analysis must also demonstrate local efforts to remove or mitigate 
barriers to housing production and housing for persons with disabilities. The identification 
and analysis of these constraints have informed the Town of Portola Valley’s development of 
appropriate programs that mitigate these constraints, as provided in Section 7, Goals, Policies, 
and Programs.  

GOVERNMENTAL REGULATIONS AND CONSTRAINTS  

FEDERAL AND STATE 

Federal and State programs and agencies play a role in the imposition of non-local 
governmental constraints. Federal and State requirements are generally beyond the influence 
of local government and therefore cannot be effectively addressed in this document. 

California Environmental Quality Act 

The California Environmental Quality Act (CEQA) was developed to protect the quality of the 
environment and the health and safety of the public from adverse environmental effects. 
Development projects are required to be reviewed consistent with CEQA standards to 
determine if there is potential for the project to cause significant adverse effect on the 
environment. Depending on the type of project and its potential effects, technical traffic, noise, 
air quality, biological resources, and geotechnical reports may be needed. If potential adverse 
effects can be mitigated, a Mitigated Negative Declaration is required. If potentially adverse 
effects cannot be mitigated, an Environmental Impact Report (EIR) is required. These 
documents have mandated content requirements and public review times. Preparation of 
CEQA documents can be costly and, despite maximum time limits set forth in the Public 
Resources Code, can extend the processing time of a project by a year or longer. 

Prevailing Wage Laws 

Public works projects and affordable housing financed with public funds are required to pay 
prevailing wages, which create a significant cost impact on the construction or rehabilitation 
of affordable housing units for low- or moderate-income persons and the infrastructure to 
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support such housing. The rehabilitation of certain qualifying affordable housing units for low- 
or moderate-income persons is exempt from this requirement. Senate Bill (SB) 972 provided 
exemptions from prevailing wage requirements for the construction or rehabilitation of 
privately owned residential projects. 

Governmental constraints can limit the supply and increase the cost of housing, making it 
difficult to meet the demand especially for affordable housing. Governmental constraints 
typically include policies, standards, requirements, or actions imposed by the various levels of 
government upon land use and development such as zoning and subdivision regulations, 
growth management measures, building codes, fees, and processing and permit procedures. 
The City has limited influence over state and federal requirements that may constrain housing, 
but the State affords local agencies considerable flexibility in establishing land use policies 
and regulations. Therefore, the discussion in this subsection is generally limited to the policies, 
standards, requirements, and actions at the local level. 

LOCAL 

Town policies and regulations designed to address the Town’s goals for the overall quality of 
housing, preservation of neighborhood character, or safety or environmental goals can also 
result in constraints to housing. Portola Valley is a rural, low-density town on the fringe of the 
San Francisco Peninsula’s urban area. The physical environment of the town is challenging, 
with many steep slopes, unstable soils, landslide hazards, worsening wildfire hazards, and the 
presence of the San Andreas fault. The Town’s development regulations are based on these 
facts. This subsection describes the Town’s policies and regulations that could potentially 
constrain housing and discusses measures to reduce such constraints. 

Context for the Town’s Development Regulations 

The town’s low-density nature is consistent with and was partially based on the San Mateo 
County Master Plan that was in place at the time the town incorporated. This plan included 
the following principles: 

a. The highest population densities should occur in relatively level areas close to major 
centers of commerce and industry where coordinated development is possible and 
where transportation and other necessary public facilities can readily be provided. 

b. Population density should decrease as the distance from district centers, industrial 
areas, and employment centers increases. 

c. Population density should decrease as distance from local service facilities increases. 

d. Population density should decrease as steepness of terrain increases. 

e. The lowest densities and largest lots should occur on steep hillsides or in mountainous 
areas where it is necessary to limit storm runoff, prevent erosion, preserve existing 
vegetation, protect watersheds, and maintain the scenic quality of the terrain. 

The Town’s geologic setting is a major constraint on housing production. Starting in 1965, the 
Town has evolved an innovative and systematic approach to regulating the development of 
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lands crossed by the San Andreas fault and encumbered with extensive areas of steep and 
unstable slopes. The regulations, which have been used as models for ordinances adopted by 
other jurisdictions in California and in other states, control the uses of land and the intensity 
of development according to slope and geologic characteristics. The base regulations include 
a slope-density system, setbacks from the San Andreas fault and land use limitations based 
on landslide hazards. The Town has detailed fault and landslide potential maps to support the 
regulations. The maps are updated from time to time as more accurate and detailed 
information from site investigations becomes available. 

Portola Valley is in a region of high seismicity because of the presence of the San Andreas 
Fault that bisects the town, the Hayward Fault across the bay to the east, and the San Gregorio 
Fault to the west. Therefore, the entire town is susceptible to potential ground shaking from 
these three large faults. However, the Portola Valley Municipal code has established special 
building setbacks along earthquake fault traces to minimize the potential loss of property and 
life resulting from differential movement along such traces caused by tectonic forces. 

As the town reaches buildout, the development potential is increasingly affected by geologic 
regulations. Most of the remaining vacant land is in steep and often hazardous terrain. The 
Upper and Lower Western Hillsides, which contain most of the undeveloped land in the town, 
are very steep: approximately 70% of the land has slopes greater than 30% and 25% has slopes 
greater than 50%. Slope density provisions encourage concentration of development on 
flatter portions of the large holdings in these areas. These provisions lead to safer, more easily 
accessible, and more efficiently served development than might occur otherwise. 

The potential for developing is also constrained by wildfire hazards. Many areas of high and 
extreme wildfire hazard exist within the Portola Valley community. The highest-hazard areas 
are generally on steeper slopes of canyons or gullies, in difficult-to-access places where 
vegetation management is very difficult to accomplish. Hazards are amplified in east-west 
oriented canyon areas where the topography will funnel strong autumn winds, which tend to 
blow from the east or west.1 The Safety Element Update includes policies and programs 
related to vegetation management, emergency access, water availability/suppression, and 
new building standards to help reduce the risk of wildfires for existing and future 
development.  

The town also has an important and growing role in providing open space for the entire region. 
The Midpeninsula Regional Open Space District now owns over 1,000 acres of public open 
space within the town limits. The district lands are available for hiking and other low-intensity 
recreation uses and attract people in large numbers from all over the region. An extensive 
trail system throughout town is used by residents and visitors. In addition, the preserved land 
provides a significant conservation benefit to the region by providing habitat and protecting 
water and air quality. The low-density housing pattern and the clustering of development in 
the town serves to protect this important regional resource. 

In addition to the natural and environmental constraints discussed above, options for housing 
have been limited by the town’s historic lack of multi-family zoning that could have allowed 

 
1 Deer Creek Resources, 2022. Portola Valley Wildfire Hazards Memo. 
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more variety in housing types in areas appropriate for development. Community opposition 
has been a significant obstacle to obtaining approvals for new housing developments. Most 
notably, plans for multi-family and low-income housing have drawn the most public 
opposition because they are perceived to take away from the existing rural character, increase 
traffic congestion, and put further strain on limited infrastructure capacity. In recent years, 
fire safety has also become a significant concern. Land prices in Portola Valley, which are 
among the highest in San Mateo County, are an additional constraint to housing. To mitigate 
these constraints, the Town has designed a variety of housing programs, including 
establishing a multi-family zone, which are consistent with the of town’s character, but allow 
for a greater variety of housing opportunities. Those programs can be found in Section 7, 
Goals, Policies, and Programs. 

Land Use Controls 

General Plan Land Use Element 

The Town’s Land Use Element of the General Plan sets forth guidelines for land occupancy 
and describes the location and distribution aspects of land uses. The Land Use categories and 
corresponding zoning districts that allow residential development are listed in Table 4-1. The 
Land Use Element will be updated with adoption of this Housing Element to be consistent with 
the classifications and density in the Housing Element.  

TABLE 4-1: GENERAL PLAN RESIDENTIAL LAND USE DESIGNATIONS AND ZONING DISTRICTS  

Residential Designation Acres/Housing Unit (HU) 
Low-Medium Intensity Less than 1 acre/HU 

Low Intensity 1-2 acres/HU 

Conservation-Residential 2-4 acres/HU 

Open Residential  More than 4 acres/HU 
Note: Where geologic conditions limit development, these densities will be less.  
Source: Portola Valley General Plan, Portola Valley Code of Ordinances. 

Zoning Code 

The policies set forth in the General Plan are implemented largely through the Town’s zoning 
ordinance. There are three residential zoning districts in town: Residential Estate (R-E), Single-
Family Residential (R-1), and Mountainous Residential (M-R). Mobile and manufactured 
housing is considered single-family housing and is permitted accordingly. Table 4-2 below 
summarizes the uses permitted in each of these districts. Sections 18.12, 18.14, and 18.16 of 
the Town’s zoning ordinance contain the full text and detailed information concerning these 
regulations. 

Because, historically, multi-family housing was not generally permitted in the town, Portola 
Valley has developed two mechanisms to allow multi-family housing on certain sites. To that 
end, the municipal code allows multi-family affordable housing to be constructed with a 
Planned Unit Development (PUD) permit on properties designated in the General Plan for such 



4 | CONSTRAINTS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  43 

uses (Section 18.44.060.I). Secondly, the Affiliated Housing Program allows multi-family 
housing on institutional sites for employees and staff affiliated with the institutions that own 
the parcels. The program is being expanded with the Housing Element update and the 
requirement that housing units be occupied exclusively by employees of the institution is 
being removed. A detailed description can be found in Section 7, Goals, Policies, and 
Programs. In addition, in conjunction with the update, two new multi-family districts are 
proposed to be created. These are the first multi-family zoning districts in the Town’s history.  

The Town amended its zoning ordinance in 2011 to comply with Senate Bill (SB) 2 and make 
provisions for emergency homeless shelters in town. As a result, emergency homeless 
shelters for up to ten individuals are now permitted as an accessory use at all religious 
institutions in the town. Architectural and site plan review are required for the design of the 
emergency shelter unless the shelter is located within an existing structure, but no 
discretionary approval shall be required. Emergency shelters must comply with the following 
standards: 

1. Temporary shelter shall be available to residents for no more than 60 days. 
Extensions up to a total stay of 180 days may be permissible if no alternative housing 
is available. 

2. On-site management shall be provided during the hours of shelter operation. 

3. Emergency shelters may include common space for the exclusive use of the guests, 
and office and meeting space for the exclusive use of emergency shelter staff. 

4. Each shelter shall have a designated outdoor smoking area that is not visible from 
the street or from adjacent properties. The outdoor smoking area may be screened 
by vegetation. 

5. On-site parking may be provided as shared parking with the church use. If separate 
on-site parking is needed, the maximum amount required shall be 0.35 parking 
spaces per one bed plus one space per staff member on duty when guests are 
present. 

Table 4-2 depicts the uses currently allowed in the various residential districts in town. The 
table identifies uses permitted by right, those subject to a conditional use permit and allowed 
as an accessory use. As previously discussed, multi-family projects are not currently allowed 
in any residential zoning district which has served as a constraint to housing development, 
particularly affordable housing. 

The Town’s site development criteria are set forth in the Town’s zoning ordinance, site 
development ordinance, and design guidelines. In the zoning ordinance, many of the criteria 
are established within combining districts. These include a Design Review (D-R), a Floodplain 
(F-P), a Historic Resources (H-R), and a Slope Density (S-D) combining district, as well as a 
number of residential density combining districts. The requirements established by each of 
these combining districts are explained below.  
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TABLE 4-2: PORTOLA VALLEY USES IN RESIDENTIAL ZONING DISTRICTS 

Use R-E R-1 M-R 
Streets, utilities, etc. P P P 

Single-family dwellings, including residential care facilities with 6 or fewer 
residents 

P P P 

Temporary voting places, festivals, signs, etc. P P P 

Public buildings located in conformance with the general plan P   

Public school located in conformance with the general plan P P  

Major utilities, signs, wireless communications facilities C C C 

Crop and tree farming and truck gardening C  C 

Nurseries and greenhouses, with no retail sales allowed C  C 

Churches, schools, group living accommodations for seniors, and nursery 
schools: only when located on an arterial or expressway 

C   

Recreation facilities and boarding stables: only when located on an arterial 
or expressway 

C  C 

Residential planned unit developments C C C 

Multiple single-family homes on parcels of 10 or 100 acres or more C  C 

Horticulture and grazing of cattle C  C 

Wineries C  C 

Publicly owned recreation and open space areas located in conformance 
with the general plan 

C C C 

Employee housing for qualified agricultural uses, as permitted under the 
California Employee Housing Act (Health and Safety Code Section 17000 et 
seq.) 

C   

Landscaping, growing of plants and similar uses attendant to adjoining 
uses in the CC district 

 C  

Fences, lights, parking, signs, etc. A A A 

Second units on parcels 1 acre or more A A A 

Equestrian facilities A A A 

Renting of rooms to no more than one paying guest A A A 

Home occupations A A A 

Swimming pools, tennis courts A A  

Garages, signs, pets A A A 

Sale of agricultural products grown on the premises A A A 
Notes: P = Permitted, C = Conditional, A = Accessory 
Source: Portola Valley Code of Ordinances. 
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Design Review (D-R) Combining District  

This district does three things: 1) requires all building permits to be approved by the 
Architectural and Site Control Commission (ASCC); 2) prohibits certain uses within 100 feet of 
Skyline Boulevard to protect the scenic nature of that corridor; and 3) requires all subdivisions 
of parcels 10 acres or larger to be treated as a planned unit development.  

It is recognized that most undeveloped parcels in the D-R combining district have significant 
characteristics such as steep slopes, unstable land, limited access, limited or absent 
infrastructure, and vegetation important for ecologic purposes, and that flexibility in normal 
standards afforded by the planned unit development procedure will help achieve subdivisions 
carefully adjusted to specific site conditions to protect health, safety, and ecological objectives. 
In addition, this requirement provides for design review and for imposing specific 
requirements on developments to help ensure that design objectives related to vegetation 
management, native planting, water conservation, limited lighting, and wildlife movement are 
implemented. 

Design Review requirements have not been a significant constraint on the provision of 
housing, including affordable housing, in Portola Valley in recent years. In 2020, the Priory 
School started construction on six new housing units for employees and staff affiliated with 
this institution; two of those units are deed restricted for lower income households. The Town 
is developing objective standards to further reduce the potential for design review to constrain 
housing development. Requirements of this combining district do not preclude the provision 
of affordable housing.  

Floodplain (F-P) Combining District  

This district establishes conditions for development in floodplain areas, including requiring 
residential structures to be elevated above the base flood level and requiring new 
construction to be anchored to withstand flooding. Such conditions are standard and required 
by the federal government in communities that participate in the National Flood Insurance 
Program. 

This district includes all land within the floodplain as shown on the federal Flood Insurance 
Rate Maps. This land is generally that which borders the major streams in town: Los Trancos 
Creek, Corte Madera Creek, and Sausal Creek. 

The F-P combining district is not a constraint on the provision of market rate and below market 
rate housing in Town. The areas which fall under this district are generally expected to develop 
with market rate housing, which can usually accommodate these requirements within the 
normal price range for market rate housing in Portola Valley. The only sites for below market 
rate housing that are covered by this district are potential sites for accessory dwelling units 
(ADUs).  

Historic Resources (H-R) Combining District 

This district requires all properties that contain historic resources to conform to the principles 
and standards of the historic element of the general plan. There are 41 historic resources in 
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town as identified in the General Plan. These resources are scattered throughout the town, as 
shown on the historic element diagram. There is a list of buildings/structures to be preserved 
but they do not significantly limit the potential for development in town because the majority 
of the historic elements are on large sites or locations where new residential development is 
unlikely.  

Given the nature of the historic resources in the town, he H-R combining district does not 
constrain the provision of housing in Portola Valley, including affordable housing. The 
principles and standards of the historic element simply prevent the removal of resources that 
are designated “to be preserved.” No maintenance or restoration is necessary, although if it 
does occur, certain guidelines must be followed. Therefore, this district may affect the design 
of a development but does not necessarily increase the cost of a development. 

Residential Density Combining Districts 

The residential density combining districts determine the development standards that apply 
to a given lot. These standards include required front, rear, and side yards; height limits; floor 
area limits; and impervious surface limits. There are nine combining districts: 

 7.5M: 7,500 square feet 
 15M: 15,000 square feet 
 20M: 20,000 square feet 
 1A:  1 acre 
 2A:  2 acres 
 2.5A: 2.5 acres 
 3.5A: 3.5 acres 
 5A:  5 acres 
 7.5A: 7.5 acres 

The exact locations of these combining districts are shown on the Town’s zoning map. In 
general, the smaller-lot districts are found in the more densely developed, older subdivision 
areas of town while the larger-lot districts are found in the less densely developed, newer 
areas. This makes sense given the fact that only since town incorporation has there been a 
more complete understanding of the complex geological conditions and steep slopes that 
affect the remaining undeveloped lands in town.  

The Upper Western Hillsides are the only part of town in the 7.5-acre combining district. There 
are no lands in the 5-acre combining district, but the Lower Western Hillsides, Blue Oaks, the 
Woods property, and the Stanford Wedge are in the 3.5-acre combining district. Westridge is 
generally in the 2.5-acre combining district. The other, smaller-lot districts cover the 
remainder of the town. The 7.5M zoning district is included in the Code but not applied to any 
sites on the zoning map.  

The development standards governed by these combining districts are summarized in Table 
4-3 below. 
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TABLE 4-3: RESIDENTIAL DENSITY COMBINING DISTRICT DEVELOPMENT STANDARDS 

District 

Minimum 
Lot Area  

(sf) 
Front 
Yard 

Rear 
Yard 

Side 
Yard 

Height 
Limita 

Maximum 
Heightb 

Maximum 
Floor 
Areac 

Maximum 
Impervious 

Surfacec 

7.5M   20 20 5 15-28 34 3,019  2,231 

15M 15,000 20 20 10 15-28 34 3,623  3,877 

20M 20,000 20 20 10 15-28 34 3,910  5,090 

1A 43,560 50 20 20 28 34 5,260  7,808 

2A 87,120 50 20 20 28 34 7,013 11,358 

2.5A 108,900 50 20 20 28 34 7,514 13,177 

3.5A 152,460 50 25 25 28 34 8,065 15,566 

5A 217,800 50 25 25 28 34 8,766 17,370 

7.5A 326,700 50 25 25 28 34 9,581 19,822 
a The height limit restricts the height as measured parallel to the ground surface. 
b The maximum height restricts the height as measured from the lowest point of contact between the building and the ground to the 
highest point of the building. 
c The maximum floor area and maximum impervious surface are based on the total net lot area after geology, flood hazard areas, and 
steep slopes are taken into consideration. The numbers shown in the table indicate the maximum for a lot with the given lot area and 
no environmental constraints. 
Source: Portola Valley Code of Ordinances. 

The development standards were established to reflect the town’s rural, single-family 
residential character. Over the years, the regulations have become important to support 
geologic and fire safety and for environmental protection. The maximum floor area 
requirements and setbacks for single-family homes are intentionally limited compared to 
some other affluent communities in the Bay Area to limit the impact of the development on 
the natural environment. The regulations on single-family homes are not considered a 
constraint to development, as existing single-family homes have been consistently developed 
over the town’s history.  

The minimum lot area requirements function as a constraint on the provision of housing by 
keeping the density of development low. Many of the programs set forth in this Housing 
Element are intended to address this constraint while preserving the character of the town. 
For example, the Affiliated Housing Program allows higher density residential development 
on institutional sites. The ADU/JADU programs also increase density by allowing additional 
housing units to be built throughout the community. Portola Valley has long had a progressive 
ADU program, permitting multiple ADUs on larger parcels. In addition, as part of this update, 
the Town is creating two multi-family districts and a mixed-use district to allow for mixed-use 
residential development. 
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Slope Density (S-D) Combining Districts 

Most of the residential land in town is under an S-D combining district as well. These districts 
modify the minimum lot size to require larger minimum lots in areas with steep slopes. As 
shown in Table 4-4 below, there are six slope-density combining districts. The table also 
provides selected examples of the required minimum parcel areas at given slopes under each 
of the S-D districts. 

TABLE 4-4: SLOPES AND MINIMUM PARCEL AREAS IN S-D COMBINING DISTRICTS 

Slope 

Required Minimum Parcel Area in Acres 

SD-1 SD-1a SD-2 SD-2a SD-2.5 SD-3 
1% and under 1.02 – 2.03 – – 3.05 

15% and under 1.36 1.00 2.60 2.00 2.50 3.99 

25% 1.79 1.34 3.25 2.56 3.14 5.12 

40% 3.42 2.72 5.21 4.44 5.10 8.85 

50% and over 8.70 8.73 8.70 8.70 8.73 17.24 
Source: Portola Valley Code of Ordinances. 

In general, the flatter parts of Portola Valley fall into the SD-1 and SD-1a districts, with the 
remaining districts used in steeper areas. The only part of town in the SD-3 district is the Upper 
Western Hillsides (primarily open space), and the only area in the SD-2.5 district is Westridge. 
Areas in the SD-2 district include the Lower Western Hillsides, Blue Oaks, the Stanford Wedge, 
and the Woods property. 

As with the residential density combining districts, the S-D districts do constrain the provision 
of housing by restricting the density of development. This restriction is necessary, however, 
given the hazards of developing steep slopes. Some of the Town’s existing housing programs 
work to mitigate this constraint while still providing adequate protection. For example, the 
Affiliated Housing Program allows for increased density in specified areas. In addition, the 
ADU program allows a second unit on an existing or proposed primary residence and allows 
two ADUs on lots 3.5 acres or more, thereby increasing potential residential density. In 
addition, as part of this update, the Town will be creating two multi-family districts and a 
mixed-use district. 

Creek Setbacks 

Since 2007, the Town has enforced setbacks along Los Trancos Creek, Corte Madera Creek 
and Sausal Creek to protect the unique scenic qualities and habitat values of the creek 
environment that sustain wildlife by furnishing habitation, freshwater, and migration 
corridors. The measures are intended to help ensure that, over time, changes within creek 
setbacks will help restore the creeks and creeksides to a healthy natural environment. For 
building permits and site development permits, setbacks may be measured from either the 
top of creek bank or ordinary high water mark at the option of the property owner: 

1. Parcels less than 1 acre in size—30 feet from top of bank, or 35 feet from ordinary 
high water mark. 
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6. Parcels of 1 acre to 2.5 acres—45 feet from top of bank or 50 feet from ordinary high 
water mark. 

7. Parcels of 2.5 acres or more—55 feet from top of bank or 60 feet from ordinary high 
water mark. 

For planned unit developments, setbacks may be modified by the Planning Commission. For 
new subdivisions, parcels shall have a minimum creek setback of 55 feet from the top of creek 
bank, but this setback may be required to be enlarged as part of the subdivision process to 
increase safety as well as protect the natural environment. Sensitive habitats, floodplains, and 
eroding creek banks should be included within the setback area. Persons proposing 
development along creeks should consult Section 18.32 of the Town’s Code of Ordinances, F-P 
(Floodplain) Combining District Regulations, as these provisions affect development in the 
floodplains along creeks. 

Open Space and Landscaping Requirements  

The Town’s development standards specify front, side, and rear yard requirements for 
residential parcels. These requirements vary depending on the district, with smaller yard 
requirements for smaller lots. The requirements can be altered based on certain scenarios, 
such as if a property is located in a special setback district or if a property is adjacent to a 
future right-of-way. These open space requirements are applied consistently to all residential 
development based on the district they are located in and are not considered by the 
community to be necessary for wildfire resilience, environmental protection, and wildlife 
corridors. The required yards are not excessive and are not a constraint to housing 
development. 

The Portola Valley zoning ordinance sets forth minimal landscaping requirements for 
residential parcels. For example, the regulations specify that parcels adjacent to the 
Community Commercial and Administrative-Professional districts are required to have 
consistent landscaping with the adjacent non-residential property. There are few parcels in 
Portola Valley with residences adjacent to these districts. The landscaping regulations also 
stipulate that for parcels with frontages along Alpine Road and Portola Road, trees and shrubs 
must be approved by the Town’s conservation committee within 75 feet of the road right-of-
way. These two provisions are not constraints to the development of housing because they 
do not require significant costs or alterations for new housing developments. 

The Town’s zoning ordinance contains minimal regulation for residential landscaping, but the 
Town’s Design Guidelines provide more comprehensive landscaping policies, including a 
Native Plant List and Landscaping Guidelines. The Guidelines state that “The fundamental 
approach of the ASCC is to encourage architectural solutions that blend with the natural 
conditions of the site and area, and at the same time require only minimum landscaping.” 
Typical guidelines include: “Use native plants,” “Create a simple rather than elaborate 
landscape solution,” and “Consider the future height of trees and shrubs such that major views 
on- and off-site will not become obstructed.” ASCC consideration of applications is limited to 
the issues set forth in the guidelines. The Landscaping Guidelines promote native planting, 
minimal water use, and wildfire resilience and are not a constraint to housing development.  
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Parking Requirements 

The Town’s zoning ordinance includes off-street parking provisions. The minimum number of 
off-street residential spaces for dwelling units is: one space for each dwelling having zero or 
one bedroom, and two spaces for each dwelling with two or more bedrooms. In residential 
districts with a minimum lot size of 1 acre or more, two additional guest parking spaces are 
required. In addition, convalescent homes must have one space for each five beds and 
retirement homes must have one space for each apartment, double room, or family unit. 
Junior ADUs (JADUs) and internal ADUs shall not require any dedicated parking spaces, but 
external ADUs require one dedicated covered or uncovered parking space. 

Most residential parking spaces must be located in a carport or garage and all spaces have to 
be located on the same site as the building unless authorized by a conditional use permit. 
Uncovered or tandem parking spaces may be permitted with approval from the Architectural 
and Site Control Commission (ASCC) if there is no reasonable location for a second required 
covered parking space in larger parcel districts. Additionally, on parcels of 20,000 square feet 
or less, an uncovered parking space may occupy required yard areas with approval from the 
ASCC and after notification of the affected neighbors. 

The Town requires up to four parking spaces at residences in districts requiring 1 acre or more 
but allows exceptions if the requirements cannot be met on the parcels. In smaller parcel 
districts, only 1 to 2 spaces are required based on the number of bedrooms in the dwelling 
unit, and the location of the parking space can be changed if needed. Overall, the off-street 
parking requirements for larger parcels do not constrain the development of housing given 
the ample amount of space typically available on those properties. Additionally, the alternative 
provisions enable smaller parcels with space constraints to meet reduced requirements. New 
parking standards will be established for the new mixed-use and multi-family zoning districts.  

Zoning for a Variety of Housing Types 

Historically, the town has been zoned primarily for single-family residential use, with limited 
options for a variety of housing types. However, provisions of Portola Valley’s Zoning 
Ordinance do include various regulations intended to implement relevant State Housing Laws 
and facilitate development of affordable housing and diverse housing types. This includes the 
following measures which are described in more detail within Section 5, Resources:  

 Chapter 18.17 of the Town’s Code of Ordinances implements Government Code 
Section 65915, referred to as the State Density Bonus Law which provides for a by-
right density bonus for residential developments that provide a percentage of below-
market rate housing units.  

 Pursuant to SB 35 the Town provides a streamlined ministerial review of housing 
developments which propose at least 50% affordability among their provided 
residential units.  

 Chapter 18.36 of the Town’s Code of Ordinances implements the various state laws 
related to the development of Accessory Dwelling Units (ADUs). This Chapter 
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implements the streamlined, ministerial review procedure for ADUs and outlines 
objective design standards and reduced parking standards applicable to ADUs.  

 Pursuant to SB 2 the Town permits transitional and supportive housing developments 
by-right in all zoning districts that permit residential uses by-right. The Town is in the 
process of updating its Municipal Code to update the definition of transitional housing 
to comply with the State definition and to remove the six-resident cap currently 
specified in the Code. The Town currently does not have a multi-family zoning district, 
but when adopted in connection with this Housing Element update, transitional 
housing will be treated similarly to other residential uses (see Section 7, Goals, Policies, 
and Programs). 

 Pursuant to SB 2 the city permits emergency shelters by-right on sites in the R-E 
Residential Estate zoning district containing a religious institution. Operational 
standards for emergency shelters developed are included within Chapter 18.12 of the 
Town’s Code of Ordinances.  

 The Town does not have a zoning code definition for Single Room Occupancy (SRO) 
Units but the Town has no short-term rental restrictions in any of its residential zones, 
except as required by State ADU law. 

 Pursuant to State and Federal laws, the Town has adopted Reasonable 
Accommodation Measures within Chapter 18.11 of the Town’s Code of Ordinances to 
help in eliminating any potential regulatory constraints to the development of housing 
to serve persons with disabilities. These measures provide for reasonable flexibility in 
land-use/zoning, building regulations, policies, and practices as necessary to provide 
for the development of housing options suitable for disabled persons. The Town 
recently approved a supportive housing project for developmentally delayed adults. 

 Portola Valley defines household as “…one or more people living together as the 
functional equivalent of a family where the residents share a single kitchen and form 
a single housekeeping unit by sharing living expenses, chores and/or meals, and are a 
close group with social and economic commitments to each other.” Consistent with 
State law, this definition does not result in discrimination against unrelated persons 
living together. 

Accessory Dwelling Unit (ADU) Provisions 

Portola Valley revised its zoning ordinance provisions for second units in 2021 to comply with 
California law. A "second unit" which is now referred to as an "accessory dwelling unit" in state 
law and the Municipal Code means an attached or detached residential dwelling unit located 
on the same parcel as a main dwelling unit and which provides complete independent living 
facilities, including those for living, sleeping, eating, cooking and sanitation, for one household. 
ADUs and Junior ADUs (JADUs) are permitted on all parcels in all zoning districts to help 
achieve the Town’s goals which include but are not limited to: 

 Create new housing units while respecting the existing character of the town; 
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 Provide housing that responds to residents’ changing needs, household sizes, and 
increasing housing costs, and provide accessible housing for seniors and persons with 
disabilities; 

 Offer environmentally friendly housing choices with less average space per person 
and smaller associated carbon footprints; and 

 Promote provision of affordable housing for people who work in town. 

The Town’s ADU ordinance allows one ADU and one JADU on all parcels smaller than 3.5 acres 
in all zoning districts, except on parcels that are subject to the fire safety exception for parcels 
that are smaller than 1 acre whose direct vehicular access is from a road or cul-de-sac which 
1) has a single point of ingress/egress, and 2) has a width of less than 18 feet. This provision 
limits new ADUs in these areas due to concern related to access by emergency personnel and 
evacuation. Parcels with 3.5 or more acres are allowed to have two ADUs. All existing 
development restrictions in the base zoning district apply, including adjusted maximum floor 
area, impervious surface, height, setbacks, parking, site development, and outdoor lighting 
requirements, except as preempted by State law.  

Ministerial review of ADUs and JADUs requires no public hearings, consistent with State law. 
An ADU or JADU application which qualifies for ministerial review is acted upon within 60 days 
of the date the Town receives a completed application. An ADU or JADU application made 
pursuant to an application for a main building may be delayed until a decision is made on the 
permit application to create the new main building. 

Overall, the zoning ordinance provisions for ADUs comply with State law because standards 
are clearly set forth and are permitted as of right and can be administered ministerially as 
long as they do not exceed certain criteria. The Town continues to work to encourage 
production of ADUs, and this Housing Element includes additional actions to that end, as 
described in Section 7, Goals, Policies, and Programs. 

On- and Off-Site Improvements 

The subdivision ordinance includes standards for on-site and off-site improvements including 
roads, trails, paths, bike lanes, utilities, drainage facilities, street trees, and conservation 
easements. These standards allow development that is consistent with the natural 
environment of the town. Utility requirements, i.e., water, sewer, and electricity are typical for 
residential subdivisions. Street plantings are rarely required because the existing vegetation 
normally provides a natural setting. Conservation easements are occasionally required when 
appropriate to help preserve natural areas. Minimal contributions of land or fees are required 
to help preserve open space. Developers have found the requirements reasonable and that 
they enhance the quality of their projects.  

In some parts of town, however, connections to required utilities and roads cannot be made. 
For instance, in most of the western hillsides, public roads and utilities are not available. As 
noted elsewhere in this Housing Element, the western hillsides are hazardous and comprise 
steep hillsides and canyons as well as large areas of landslides. Since these areas are not 
suitable for development, the lack of infrastructure does not pose a problem. 
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Road Requirements 

The paved surfaces of roads have been set wide enough to allow for traffic but also as narrow 
as safety permits. Paving widths vary from 20 feet to 28 feet depending on the type of road. 
Since most properties include space for off-street parking, the roads are generally not 
designed for on-street parking. Right-of-way widths vary from 60 to 100 feet. In PUDs paving 
and rights-of-way can be varied to fit the design of the development. 

Trails, Paths, and Bicycle Lanes 

Portola Valley residents value the ability to ride horses, hike, and bicycle throughout the 
community. Accordingly, where these planned facilities pass through a proposed subdivision, 
the developer will be required to provide the facility and dedicate an easement that is normally 
15 feet wide, or up to 30 feet in areas of particularly difficult terrain.  

Utilities 

California Water Service Company provides water throughout the town. The company has 
indicated it has sufficient capacity to meet the housing needs stipulated in this housing 
element. Gas and electrical utilities are normally readily available. Where required for public 
utility purposes, utility easements not less than 10 feet in width shall be provided within the 
subdivision.  

Drainage 

Given the low density of development in the town and extensive natural areas, most drainage 
is surface drainage that eventually flows into one of the three major creeks in the town. By 
and large, the only culverts are where drainage passes under roads. Drainage improvements, 
therefore, are a minimal requirement on developments. In some instances, a developer will 
be required to pay a fee to help offset downstream impacts from a development. 

Conservation Easements 

The Town may require conservation easements to protect natural vegetation, terrain, 
watercourses, waters, wildlife and for preventing or limiting erosion and drainage problems. 
Normally, these easements are on lands that are not suited for development and therefore 
do not interfere with well-planned developments. 

Dedication and Land for Park or Recreational Purposes 

In subdivisions of more than 50 lots, the subdivider must dedicate 0.005 acres of land for each 
anticipated resident of a subdivision. For subdivisions less than 50 acres, the subdivider must 
pay a fee based on the above requirement. In the town, no subdivisions of 50 lots or more are 
anticipated, so only small in-lieu payments can be expected. 

Impact of Improvement Requirementson Cost and Supply of Housing 

Fundamentally, the cost of land in Portola Valley is high. Subdivisions consequently are aimed 
at rather expensive housing. Given this context, the cost of improvements is a small portion 
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of the total cost of housing. There have been no instances in recent history where the 
applicant has appealed or otherwise challenged any of the requested dedications.  

Inclusionary Housing Requirement 

All new single-family homes in Portola Valley are custom built, and as a result, inclusionary 
housing is implemented differently in town than in other jurisdictions. Since 1991, Portola 
Valley has required all subdividers in town to provide 15% of their lots (for subdivisions with 
seven or more lots) or an in-lieu fee (for smaller subdivisions and fractional lots) to the Town 
for affordable housing. The original intention was for the Town to receive the land and arrange 
for the construction of the below market rate units. However, this approach was not practical 
because the Town could not secure an affordable housing developer to build such a small 
project. As a result, the Town has collected the in-lieu funds and is developing appropriate 
financial assistance programs with the Housing Element update process.  

Some analysts believe that inclusionary housing requirements can sometimes act as a 
constraint on housing by either substantially raising the price of market rate housing or 
making housing too expensive to build. One subdivision with multiple units has been 
developed under this requirement and smaller lot splits have also been approved indicating 
that development can occur under this requirement. In addition, the Town’s inclusionary 
housing program provides developers with a 10% density bonus to offset the costs of 
providing the land.  

Because land prices in Portola Valley are high, development of affordable housing is very 
difficult without the inclusionary ordinance provisions or other direct intervention. Market 
rate housing in Portola Valley is only affordable to households with incomes well above the 
moderate range. Given the high cost of market rate housing in town, the effects of the 
inclusionary housing provisions on affordability are not a significant constraint to 
development.  

Summary of Analysis of Land Use Controls 

Portola Valley’s land use controls were developed to fit the town’s situation on the edge of the 
urban San Francisco Peninsula area, with complex and unstable geology, steep terrain, 
significant wildfire concerns, and the San Andreas Fault bisecting the town. Within this context, 
the controls the Town has adopted allow for flexibility to fit development to the land. For 
instance, development intensity is conditioned by steepness of slope, unstable geology, areas 
subject to flooding and remoteness from major roads. The development approval process 
results in development that is appropriate to the environment. The Town allows and 
encourages cluster development and planned developments whereby designs address site 
specific concerns and sustainability goals. 

These natural constraints, including a location well removed from public transportation and 
significant employment centers, have led to low density development. The low densities 
permitted are appropriate for the environment and location, and to ensure the safety of 
residents. 
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Despite these constraints, the Town recognizes that a range of housing types can be 
appropriate in certain locations. Therefore, the Town allows multi-family housing in specified 
locations as set forth in the Affiliated Housing Program of this Housing Element. In addition, 
as part of this update, the Town is creating two multi-family districts and a mixed-use district. 

Building Code 

The Town of Portola has adopted the 2019 California Building Code, which establishes 
construction standards for all residential buildings developed within the State. The Town 
amends the Code as needed to further define requirements based on the unique local 
conditions of the town. The Code is designed to protect the public health, safety, and welfare 
of Portola Valley’s residents.  

Local Permit and Processing Procedures 

The Town’s processing and permit procedures protect the community interest while 
permitting safe and responsible new construction, additions, and remodeling on private 
property. A key aspect is the requirement for geologic investigations to ensure safe 
development in areas of the town mapped as potentially hazardous.  

Subdividing  

The Town’s subdivision regulations reflect the complicated and unique features of the land 
such as soils, land movement potential and drainage capacity. A subdivision proposal 
includes the following steps: 

1. Review of a preliminary map by Town staff and professional consultants; 

2. Review and approval of the tentative map by the planning commission; and 

3. Review and approval of the final map by the Town Council. 

It is difficult to estimate the time needed for review and approval of a subdivision applications 
because they are uncommon and the factors that impact timing are unique for each proposal. 
Historically, subdivisions have only occurred for single-family detached homes on individual 
lots. The last significant subdivision was for the Blue Oaks development, a 30-lot hillside 
subdivision that was approved in the 1990s. There have been a few smaller subdivisions in 
recent years that took about two years to process because of ownership issues or unique 
physical characteristics of the site. Staff estimates that a small subdivision with limited 
environmental review would take approximately one year and a larger subdivision with a full 
environmental impact report would take approximately two or two and half years.  

Lot by Lot Construction 

Most residential development occurs on a lot-by-lot basis. As there are few vacant lots in 
town, most of the development is in the form of an addition/remodel or demolition of an 
existing house and construction of a new house in its place. More recently, most new home 
applications also now include an ADU. The process for residential development includes: 
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1. Preliminary design review at the staff level. 

2. Architectural review by the Architectural and Site Control Commission (ASCC). Some 
projects are also subject to homeowners’ association architectural review. These 
reviews are usually concurrent with ASCC review. 

3. Review by the Planning Commission (only for proposals with grading exceeding 1,000 
cubic yards). 

4. Building permit review and approval. 

The review process typically, including the first four steps listed above, takes from four months 
to one year. Another 8 to 12 weeks are then usually needed to process a building permit 
application. Prior to approving a building permit, Town staff and consultants review the plans, 
as well as outside agencies.  

The Town’s processing and permit procedures may take longer than in typical Bay Area 
communities because of the complexity of the environment. Most projects require a 
geotechnical investigation and review by the Town Geologist. Additionally, the process of 
upgrading septic systems or connecting to sewer can add several months or longer for 
complex cases. Staff and consultants work closely with developers to explain the process, 
expectations, and requirements necessary for approval. This attention given early in the 
process avoids delays in the long run by ensuring that the most appropriate project for the 
site is presented for approval. 

ASCC Review Process 

All new residential structures must be reviewed and approved by the Architectural and Site 
Control Commission (ASCC), whose decisions may be appealed to the Planning Commission. 
The ASCC process begins with a preliminary meeting with staff to discuss the applicant’s initial 
ideas and outline the Town standards, regulations and design guidelines that would apply. 
The applicant then has the opportunity to revise the design before formally submitting the 
application. Simple projects, such as an addition or modest new home, are usually decided at 
that meeting. Most projects are acted on in no more than two meetings, although occasionally 
a complex project may take additional time. As a result, ASCC review typically takes 
approximately three months from formal submittal. (The Town experienced a backlog of 
projects during the COVID-19 pandemic that increased processing times during this period.)  

All staff reports for the ASCC follow a standard format and address the same topics, which are 
set forth in the zoning ordinance and the design guidelines. Both the zoning ordinance and 
the design guidelines are written documents which applicants can consider in putting together 
their applications. The Town uses a standard format for the ASCC staff reports to give 
consistency to the review process and ensure that each application is considered in the same 
way as all others. 

While the criteria are the same for each project, the specific physical conditions on an 
individual parcel of land may be unique. Given the prevalence of slope, geology, drainage and 
other physical issues throughout Portola Valley, individual consideration of each project is 



4 | CONSTRAINTS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  57 

necessary. The ASCC provides this individual consideration along with consistent application 
of standards and guidelines. 

The ASCC review process is reasonable, based on written standards and guidelines and uses 
a standard format to ensure consistency in its decisions. The cost, as discussed below in the 
subsection on fees, deposits and exactions, is similar to the cost in other, similar communities, 
and is a very small percentage of the cost of a project given the high costs of land and 
construction in the town. For all these reasons, ASCC review does not act as a significant 
constraint to the provision of housing in Portola Valley. 

Site Development Permit 

The Site Development Ordinance establishes the framework for the removal of vegetation, 
including significant trees, and excavation and fill (grading) on a site. Persons conducting those 
activities are required to apply for a site development permit. Depending on the amount of 
grading, the application is acted on by either the staff, the Architecture and Site Control 
Commission, or the Planning Commission. Applicants can appeal a decision to the Town 
Council in a public hearing. This process is necessary to protect both the environment and the 
applicants, especially in steep and unstable areas. The process is the same for all applicants 
and does not act as a constraint to the development of housing.  

Conditional Use Permit and Planned Unit Development Permit Processes 

Most residential development in town is not required to obtain either a conditional use permit 
(CUP) or a planned unit development permit (PUD). Subdividers who would like flexibility in 
the development standards may apply for a PUD, and most subdivisions in recent years have 
used PUDs. Since Portola Valley treats PUDs as a type of CUP, the process is similar for both. 
The ASCC first reviews the application as an advisory body, and then the application moves to 
the Planning Commission for a decision. Neither CUPs nor PUDs require action by the Town 
Council unless the Planning Commission action is appealed. 

The Affiliated Housing Program does require CUPs for development, as the institutions where 
these units are located are generally regulated with a CUP. This process allows greater 
flexibility than the base zoning for these sites. For example, at the Woodside Priory School, 
seven multi-family units were approved and built as workforce housing. To build these units, 
the Priory needed to amend its conditional use permit, a process that took approximately four 
months. The Priory has also received approval for a master plan that includes 11 additional 
housing units, six of which have recently been approved. 

The cost for the permits is a very small percentage of the cost for the project as a whole and 
is not significant given the high costs of land and construction in Portola Valley. For these 
reasons, the CUP/PUD requirements for multi-family housing do not appear to be acting as a 
constraint on the provision of housing in the town—in fact, these permits provide flexibility 
for multi-family housing possible in Portola Valley. 
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Length of Time between Application Approval and Building Permit Application 

Housing Elements are now required to provide an evaluation of the length of time between 
receiving approval from the city/town and applying for a building permit. Once a project is 
approved by the Town, such as the Architectural and Site Control Commission or Planning 
Commission, it is the applicant’s responsibility to submit an application for a building permit. 
The time it takes can vary and is largely determined by the applicant. Factors include the time 
it takes to prepare the construction drawings and any necessary technical studies, preparation 
and recording of subdivision maps (if necessary), retaining contractors, and securing 
financing. Table 4-5 provides some examples of recent projects and the time it took between 
application approval and building permits or master home models. The time varies from 31 
days to 43 days.  

TABLE 4-5 LENGTH OF TIME BETWEEN APPLICATION APPROVAL AND BUILDING PERMIT 
APPLICATION, EXAMPLES 

Project Length of Time 
107 Degas – New House 38 Days: 6-14-21 to 7-23-21  

35 Possum – New House 43 Days: 8-18-21 to 9-30-21 

Priory – Multifamily 6 Units 31 Days: 9-9-19 to 10-10-19  
Source: Portola Valley, Planning & Building Department. 

Fees, Deposits, and Exactions 

To assist jurisdictions in meeting requirements for analysis of fees and permit processing, 21 
Elements released a survey to all jurisdictions in San Mateo County. The survey asked about 
potential government constraints to housing, including impact fees, entitlement fees, building 
permit fees, and permit processing times. In conjunction with that survey, 21 Elements hired 
Century Urban, a San Francisco based real-estate consulting firm, to examine the cost of land 
and labor for new housing development in the County. Combined, those two data sets provide 
a basis for a preliminary examination of constraints for jurisdictions in San Mateo County.  

Participation in the 21 Elements government restraints survey was excellent, with 18 of 21 
jurisdictions participating. While not all the respondents answered all the questions, the high 
overall participation results in a meaningful look at the landscape of government-imposed 
fees in San Mateo County. 21 Elements distributed the survey in November 2021 and accepted 
results through February 2022.  

The survey asked jurisdictions to calculate fees for three hypothetical housing developments: 
a single-family house, a 10-unit apartment building, and a 100-unit apartment building.  

Single-Family Home – Participants were asked to estimate fees for one of two, hypothetical 
single-family home developments:  

 2,600-square-foot house with 500-square-foot garage. The house is two stories tall 
with four bedrooms and two bathrooms. The house is constructed on an empty lot in 
an existing neighborhood and requires no significant grading or other complications.  
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 5,000-square-foot house with 1,000-square-foot garage. House is two stories tall with 
four bedrooms and three bathrooms. The house is constructed on an empty lot in an 
existing neighborhood and requires no significant grading or other complications.  

Three other Jurisdictions, including Atherton, Woodside, and Unincorporated San Mateo – 
chose to estimate fees for the larger house. All other respondents estimated fees for the 
smaller house. For purposes of comparison, all the data are presented in the same table, 
regardless of which size hypothetical house was chosen.  

Small Multi-Family – Jurisdictions were asked to estimate the fees for a hypothetical 
development with 10 units with moderate complexity.  

Large Multi-Family – Jurisdictions were asked to estimate fees for a 100-unit development.  

The Portola Valley fees estimated for the prototypical single-family project are shown in Table 
4-6. Town entitlement fees are likely higher than other communities due to the detailed 
engineering and geotechnical review that happens early in the process. 

TABLE 4-6: FEES FOR A HYPOTHETICAL SINGLE-FAMILY HOME 

Jurisdiction 
Entitlement  

Fees 

Building 
Permit 

Fees 
Impacts 

Fees 
Other 
Fees Total 

Atherton 1,520 13,363 0 1,058 15,941 

Brisbane 0 4,300 10,608 10,032 24,940 

Burlingame 3,645 49,500 16,280 0 69,425 

Colma 0 6,760 0 0 6,760 

Daly City 0 19,128 15,682 0 34,810 

East Palo Alto 6,342 6,606 51,717 39,576 104,241 

Foster City 3,000 64,886 9,854 0 77,740 

Half Moon Bay 4,019 3,750 36,500 8,300 52,569 

Hillsborough 7,951 48,891 11,904 14,250 82,996 

Millbrae 7,397 -- 83,213 0 90,610 

Pacifica 11,000 10,803 11,922 0 33,725 

Portola Valley 15,954 30,753 0 6,216 52,923 

Redwood City 1,493 4,952 14,350 0 20,795 

San Bruno 5,000 28,000 25,209 0 58,209 

San Mateo 4,979 43,844 50,180 0 99,003 

South San Francisco 1,490 476 54,944 0 56,910 

Unincorporated San Mateo 420 28,013 7,996 0 36,429 

Woodside 1,980 35,497 33,480 0 70,957 
Source: 21 Elements, 2022.  
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The total fees per unit are compared to all San Mateo County jurisdictions below in Table 4-7.  

TABLE 4-7:  TOTAL FEES PER UNIT COMPARISON: SAN MATEO COUNTY JURISDICTIONS (INCLUDES 
ENTITLEMENT, BUILDING PERMITS, AND IMPACT FEES)  

 Jurisdiction Single-Family Small Multi-Unit Large Multi-Unit 
Atherton $15,941 No Data No Data 

Brisbane $24,940 $11,678 No Data 

Burlingame $69,425 $30,345 $23,229 

Colma $6,760 $167,210 $16,795 

Daly City $24,202 $32,558 $12,271 

East Palo Alto $104,241 No Data $28,699 

Foster City $67,886 $47,179 $11,288 

Half Moon Bay $52,569 $16,974 No Data 

Hillsborough $71,092 No Data No Data 

Millbrae $97,756 $6,824 $55,186 

Pacifica $33,725 $40,151 No Data 

Portola Valley $52,923 No Data No Data 

Redwood City $20,795 $18,537 $62,696 

San Bruno $58,209 $72,148 $39,412 

San Mateo $99,003 $133,658 $44,907 

South San Francisco $81,366 $76,156 $32,471 

Unincorporated San Mateo $36,429 $27,978 $10,012 

Woodside $70,957 $82,764 No Data 
 Source: 21 Elements, 2022. 

Since Portola Valley does not currently have any multi-family projects that fit these scenarios, 
there was no data to include. However, the Town has processed one project that is similar; 
the permit fees per unit for the six-unit project at the Priory School was approximately $12,000 
per unit. This is well below the per-unit fees in other communities but did not require 
environmental review. As part of this update, the Town will be creating two multi-family 
districts. 

Total fees as a percentage of total development costs can be found in Table 4-8. Portola 
Valley’s fees are 1% of total development cost which is among the lowest of the County.  
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TABLE 4-8: TOTAL FEES AS A PERCENTAGE OF TOTAL DEVELOPMENT COSTS  

Jurisdiction Single-Family Small Multi-Family Large Multi-Family 
Atherton 0% No Data No Data 

Brisbane 1% 1% No Data 

Burlingame 3% 4% 3% 

Colma 0% 17% 2% 

Daly City 1% 4% 2% 

East Palo Alto 4% No Data 4% 

Foster City 3% 6% 2% 

Half Moon Bay 2% 2% No Data 

Hillsborough 3% No Data No Data 

Millbrae 2% 8% 7% 

Pacifica 1% 5% No Data 

Portola Valley 1% No Data No Data 

Redwood City 1% 2% 8% 

San Bruno 2% 8% 5% 

San Mateo 4% 14% 6% 

South San Francisco 3% 9% 4% 

Unincorporated San Mateo 1% 3% 1% 

Woodside 2% 9% No Data 
Note: The above table is calculated using average soft costs (including an average of jurisdiction charged fees) and average land costs 
for the county. A more precise determination of fees as a percentage of total development costs can be calculated using jurisdiction 
specific land costs and fees.  
Source: 21 Elements. 

Portola Valley’s fees per unit, including the percentage of total development costs and a 
comparison to the median of fees are shown in Table 4-9.  

TABLE 4-9: SUMMARY OF PORTOLA VALLEY FEES COMPARED TO MEDIAN 

Project Type Fees per Unit 
Percentage of Total 
Development Cost 

Median of Fees  
for 21 Jurisdictions 

Single-Family $52,923 1% $55,566 

Multi-Family in Small Project No data No data $36,355 

Multi-Family in Large Project No data No data $28,699 
Source: 21 Elements. 

Development Impact Fees are one-time charges levied on new developments and serve as 
tools to mitigate the impacts of new development by funding a range of capital programs 
required to address needs related to that development, including transportation, parks, and 
utilities (such as water, sewer, and storm drain). Other than a park in lieu fee under the 
Quimby Act for subdivisions, the Town does not currently have any impact fees; however, 
projects that connect to the West Bay Sanitary District are charged fees and construction costs 
that are outside of the Town’s control.  
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Infrastructure and Public Service Constraints 

The infrastructure and level of public services in the Town is geared to a small, dispersed 
population. Many of the roads are narrow and winding with restricted capacity. SamTrans 
along Portola and Alpine Roads (Bus 85) provide limited bus service. Only a portion of the 
Town is served by sanitary sewers. On-site disposal systems are used in much of the Town, 
and in many areas, successful disposal requires large sites because of adverse soils and 
drainage conditions. Most local public services are provided by special districts or San Mateo 
County under contract. The Woodside Fire Protection District provides fire protection services. 
The County Sheriff provide police services. The Town has limited control over the quality and 
quantity of these services. 

The Town government operates on a minimal budget with a small staff. The Town’s ability to 
undertake major programs to provide housing is severely constrained by fiscal realities and 
limited staff time. As a result, housing programs with high administrative demands have not 
been practical for the Town and have been avoided. 

To mitigate the constraints pertaining to public services, this Housing Element update 
provides for affordable housing on sites with current access to services or in locations where 
connections are feasible. In-lieu fees collected through the inclusionary housing program may 
also be used to help cover costs when no other source is available. 

NON-GOVERNMENTAL CONSTRAINTS  

Non-governmental constraints are those that are generated by the economic and social 
environment which are beyond the control of local governments. Some of the impacts of non-
governmental constraints can be offset to a minimal extent by local governmental actions, but 
usually the effects are localized and have little influence on the housing need in the jurisdiction 
or market area.  

HOUSING DEVELOPMENT COSTS 

As part of the 21 Elements collaboration, Century|Urban and Baird + Driskell performed 
research on the development costs of certain residential prototypes in San Mateo County as 
well as the unit mixes of residential projects delivered since 2013. The estimated prototype 
project costs described in this subsection reflect high-level averages and do not represent any 
specific project budget. Project costs vary by geography, topography, site conditions, finish 
level, entitlement and permit status, contractor type, and time among other factors. The data 
presents over 100 projects and over 13,000 units and as such is informative with respect to 
the types and sizes of units built during the period surveyed. Non-governmental constraints 
to affordable housing are traditionally considered to consist of three major factors: land costs, 
cost of construction, and availability of financing. 
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Price of Land 

Land costs include acquisition and the cost of holding land throughout the development 
process. Due in part to the desirability of the region and because land is in short supply, land 
costs in San Mateo County are high. These costs can account for as much as half of the final 
sales prices of new homes in small developments or in areas where land is scarce. These costs 
vary both between and within jurisdictions based on factors like the desirability of the location 
and the permitted density with, multi-family and mixed-use land costing more. 

The extremely high cost of land in Portola Valley is the most significant constraint on the 
development of affordable housing in the Town. For typical multi-family construction in San 
Mateo County, Century|Urban reports estimates of land costs at approximately $100,000 per 
unit in San Mateo County but noted a range of land costs between $40,000 to $160,000 per 
unit.  

To generate single-family land values, Century|Urban collected sales data for land lots totaling 
1 acre or less which transacted over the past three years. Table 4-10 below represents the 
available single-family home lot sales data points collected, which demonstrates that land 
sites up to 1 acre can range from $1,325,000 to $3,000,000, a price that is probably too high 
to allow the development of affordable housing under market conditions. Further, most sites 
in Portola Valley are above 1 acre and have an even higher value than what is shown in Table 
4-10. However, homes on smaller sites are typically in the older neighborhoods of Portola 
Valley with older or more modest homes. 

The challenge from the Town’s perspective is to provide affordable housing opportunities in 
the face of extreme market pressure, while at the same time preserving the characteristics 
that make Portola Valley a desirable place in which to live. The Town’s housing programs 
attempt to mitigate the effects of these market conditions. To offset the high cost of land, the 
inclusionary housing program provides affordable housing, including land. The affiliated 
multi-family housing program allows increased density, reducing costs per unit. The ADU 
program provides the opportunity for construction of second units by the private market with 
essentially no land cost. As previously mentioned, as part of this update, the Town will also be 
creating a multi-family district and mixed-use district. 

Cost of Construction 

Construction costs, which can comprise a significant portion of the sales price of a home, are 
one of the major cost factors with residential development. Construction costs include both 
hard costs, such as labor and materials, and soft costs, such as architectural, geotechnical, 
and engineering services, development fees and insurance. As noted above, costs will vary 
by geography, topography, site conditions, finish level, entitlement and permit status, 
construction type, and time among other factors.  

The cost of construction can also constrain housing production, particularly for affordable 
housing. Residential construction in Portola Valley is comparable to the neighboring 
communities of Woodside, Palo Alto, and Atherton.  
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TABLE 4-10: SAN MATEO COUNTY SINGLE-FAMILY LAND SITES UP TO 1 ACRE, 2018-2021 

Jurisdiction 

Available  
Data  

Points 

Per Square Foot Per Single-Family Home 

Minimum Maximum Median Average Minimum Maximum Median Average 
Moss Beach 19 $14 $117 $64 $64 $125,000 $582,500 $375,000 $335,053 

Woodside 4 $10 $88 $24 $36 $150,000 $2,000,000 $377,250 $726,125 

South San 
Francisco 

4 $33 $89 $59 $60 $165,000 $3,800,000 $431,000 $1,206,750 

Montara 12 $23 $269 $65 $79 $275,000 $1,750,000 $439,000 $533,917 

Half Moon 
Bay 

33 $1 $324 $75 $91 $5,000 $2,300,000 $447,000 $514,455 

Pacifica 6 $14 $105 $70 $63 $300,000 $925,000 $447,000 $500,000 

Belmont 12 $2 $721 $56 $118 $55,000 $4,470,000 $495,000 $960,583 

East Palo Alto 5 $72 $135 $92 $100 $235,000 $3,550,000 $675,000 $1,379,600 

Redwood City 18 $6 $345 $129 $145 $50,000 $5,350,000 $825,000 $1,170,250 

Emerald Hills 2 $125 $132 $129 $129 $975,000 $980,000 $977,500 $977,500 

San Bruno 2 $179 $207 $193 $193 $560,000 $1,500,250 $1,030,125 $1,030,125 

San Carlos 11 $2 $405 $94 $126 $29,000 $2,980,000 $1,100,000 $1,214,455 

San Mateo 1 $500 $500 $500 $500 $1,500,000 $1,500,000 $1,500,000 $1,500,000 

Portola 
Valley 

4 $47 $129 $58 $73 $1,325,000 $3,000,000 $1,578,000 $1,870,250 

Burlingame 1 $125 $125 $125 $125 $1,600,000 $1,600,000 $1,600,000 $1,600,000 

Menlo Park 3 $165 $591 $459 $405 $2,580,000 $6,500,000 $2,780,000 $3,953,333 

Millbrae 1 $239 $239 $239 $239 $3,080,500 $3,080,500 $3,080,500 $3,080,500 

Hillsborough 3 $85 $306 $116 $169 $3,050,000 $8,000,000 $4,000,000 $5,016,667 

Atherton 2 $147 $208 $178 $178 $2,500,000 $6,400,000 $4,450,000 $4,450,000 

Total 143 $1 $721 $84 $110 $5,000 $8,000,000 $510,000 $1,026,691 
Source: Century|Urban, 2022. 
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The costs average around $350-$450 per square foot. These high costs, however, are often a 
result of homeowners’ choices to use unique designs and expensive materials.  

The price paid for material and labor at any one time will reflect short-term considerations of 
supply and demand. Future costs are difficult to predict given the cyclical fluctuations in 
demand and supply that in large part are created by fluctuations in the state and national 
economies. Such policies unilaterally impact construction in a region and therefore do not 
deter housing construction in any specific community. According to data from the California 
Construction Cost Index, hard construction costs in California grew by 44% between 2014 and 
2018, or an additional $80 per square foot.2 Between 2020 and 2021 alone, construction costs 
increased 13.4%. Construction costs are estimated to account for upwards of 60% of the 
production cost of a new home, especially for multi-unit residential buildings which often 
require the use of more expensive materials, like steel, and need additional amenities such as 
parking structures.3  

For San Mateo County, construction costs for multi-unit buildings vary based on the form of 
parking (structure vs. surface) in addition to other environmental factors such as topography, 
pre-existing structures etc. For a small multi-family development with surface parking, 
Century|Urban estimates hard costs at $521,500 per unit and soft costs at $165,000 per unit 
for a total cost including land of $786,500 per unit. 

In terms of labor, the California Labor Code applies prevailing wage rates to public works 
projects exceeding $1,000 in value. Public works projects include construction, alteration, 
installation, demolition, or repair work performed under contract and paid for in whole or in 
part out of public funds. 

A factor contributing to the high construction costs on the Peninsula is the scarcity of 
construction labor. Contractors have difficulty attracting and retaining workers because most 
cannot afford to live in the area on construction labor wages. Many construction workers must 
commute long distances from their jobs to more affordable housing. 

AVAILABILITY OF FINANCING 

The availability of capital to finance new residential development is a significant factor that 
can impact both the cost and supply of housing. Two types of capital are involved in the 
housing market: 1) capital used by developers for initial site preparation and construction and 
2) capital for financing the purchase of units by homeowners and investors. Interest rates 
substantially impact home construction, purchase, and improvement costs. Fluctuation in 
interest rates can have a significant impact on costs for construction or purchase, as well as 
impact whether a potential buyer can qualify for a loan. Following several years of historically 
low interest rates, the expectation is that interest rates are likely to rise in 2022 and beyond.4  

 
2 Hayley Raetz, Teddy Forscher, Elizabeth Kneebone and Carolina Reid. The Hard Costs of Construction: Recent Trends in Labor and 
Materials Costs for Apartment Buildings in California. The Terner Center for Housing Innovation, University of California Berkeley, 
March 2020, p. 8, http://ternercenter.berkeley.edu/uploads/Hard_Construction_Costs_March_2020.pdf. 
3 Ibid, page 4. 
4 Kiplinger. Interest Rates: The Fed Gets Aggressive, April 14, 2022, https://www.kiplinger.com/economic-forecasts/interest-
rates#:~:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25.  

https://www.kiplinger.com/economic-forecasts/interest-rates#:%7E:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25
https://www.kiplinger.com/economic-forecasts/interest-rates#:%7E:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25
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Table 4-11 summarizes the total number of home loans applied for, approved (and 
originated), and denied within the San Jose-San Francisco-Oakland MSA. In 2020, a total of 
97,147 applications for home loans were submitted within the MSA. Of these loan 
applications, over 66% were approved and originated while approximately 11% of applications 
were denied. This percentage of loan approvals and denials vary throughout the MSA by 
income group. As anticipated, there is a direct relationship between household incomes and 
home loan application approvals and denials. As depicted in Table 4-11 as household incomes 
rise, the percentage of home loans denied decreases and the percentage of loans approved 
increases. Similarly, as household income falls, the percentage of home loan applications 
denied increases and the percentage of loans approved decreases. This data suggests it is 
much more difficult for lower-income households in the MSA to obtain home loan financing 
than higher-income households. This difficulty has the potential to directly affect the 
production and rehabilitation of housing units serving lower-income households, throughout 
the MSA. 

TABLE 4-11: DISPOSITION OF APPLICATIONS BY INCOME OF APPLICANT, 2020 

Income Group 
Total Loan 

Applications 
Loans  

Originated 
Applications  

Denied 
Percentage  

Denied 

<50% MFI 6,876 3,095 1,924 28% 

50-79% MFI 12,351 7,792 1,793 14.5% 

80-99% MFI 5,052 3,371 543 10.7% 

100-119% MFI 15,158 10,462 1,502 9.9% 

>120% MFI 57,710 39,177 5,059 8.8% 

Total 97,147 63,897 10,821 11.1% 
Note: MSA 41884 – San Jose-San Francisco-Oakland. MFI: Median Family Income 
Source: Home Mortgage Disclosure Act (HMDA) Data, 2020. 

Interest Rates 

Interest rates can influence the borrowing activity of those seeking to purchase a home or 
existing homeowners looking to repair their residences. When interest rates are relatively low, 
loans are considered more advantageous to borrow than when interest rates are higher. 
Figure 4-1 below shows the average federal interest rate between February 2019 and January 
2022. During this time, interest rates have been at historic lows and are not likely a significant 
constraint on constructing or purchasing housing. However, even with the lower interest rates, 
lower-income households still face significant obstacles to purchasing a home due to the high 
home prices in the Bay Area and difficulty meeting down payment requirements. 
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FIGURE 4-1: U.S. AVERAGE INTEREST RATES – FEBRUARY 2019 – JANUARY 2022 

Source: Freddie Mac Primary Mortgage Market Survey. 

Most homes in Portola Valley are custom-built homes funded by individual households. 
Financing for this type of construction is more difficult to obtain now that banks have 
increased their requirements. However, financing is no more of a constraint in Portola Valley 
than in other communities in the Bay Area. In fact, loans for individual homes may currently 
be easier to obtain than loans for speculative housing developments. 

NON-GOVERNMENTAL CONSTRAINTS SPECIFIC TO PORTOLA 
VALLEY 

NEIGHBORHOOD OPPOSITION 

Opposition from neighbors can be a significant obstacle to obtaining approvals for new 
housing developments. Most notably, developments that are multi-family or low-income 
housing draw the most public opposition because they are perceived to take away from the 
existing rural character, increase traffic congestion, raise fire safety concerns, and put further 
strain on limited infrastructure capacity. Town officials and developers can work to assuage 
these concerns by implementing objective design standards for multi-family development 
that help preserve the town’s rural environment and educating the public about the benefits 
of increasing affordable housing in the town to help reduce long commutes for workers. 
Undergoing a thorough public planning process to address and develop clear and explicit 
requirements can combat public opposition. 
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ENVIRONMENTAL CONSTRAINTS 

The Town of Portola Valley has identified areas where land development should be carefully 
controlled to ensure public health and safety. The following hazards may impact future 
development of residential units in the town. 

Geologic and Seismic and Flooding Hazards  

As mentioned in the beginning of this section, the town’s geologic setting in steep and often 
hazardous terrain does constrain the amount and types of housing that can be built. In 
addition, the Midpeninsula Regional Open Space District is an important source of open space 
for hiking and recreational uses for the region. The land preserved provides habitat for wild 
animals and plants and protecting water and air quality, and therefore the low-density 
housing pattern and the clustering of development in the town serves to protect this 
important regional resource.  

San Mateo County is in a region of high seismicity because of the presence of the San Andreas 
Fault that bisects the county (and the town), the Hayward Fault across the bay to the east, and 
the San Gregorio Fault to the west. The primary seismic hazard for Portola Valley is potential 
ground shaking from these three large faults. 

The Town of Portola Valley also has both 1 percent and 0.2 percent annual chance flood zones 
as defined by the Federal Emergency Management Agency (FEMA). In the past, Portola Valley 
has experienced minor flooding in areas adjacent to streams. These areas include portions of 
the natural floodplains of Corte Madera, Sausal, and Los Trancos creeks, and locations where 
inadequate or obstructed drainage facilities have been unable to contain peak flows. 

To protect the residents and properties of Portola Valley, the Safety Element includes policies 
and implementation actions including review of the Town’s Geologic Map and Ground 
Movement Potential Map and Federally issued Flood Insurance Rate Maps during 
development application review and a site-specific fault investigation for structures within an 
Earthquake Fault Zone.  

The Town mapped several hazards constraints to inform the sites selection process and 
determine areas safest for future development. This included fault setbacks, flood zones, and 
least stable soil types (based on the Town’s Ground Movement Potential Map) (see Figures 4-
2 through 4-4). 
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Figure 4-2 
Sites Inventory With Fault Setbacks
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Figure 4-3 
Sites Inventory With Flood Zones
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Figure 4-4 
Sites Inventory With Ground Movement Potential - Least Soil Stability

N 1,800 3,6000
Feet

1 inch = 3,600 feet Source: Town of Portola Valley
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Wildfire Hazards 

Portola Valley is also characterized by steep canyons and gullies, with dense vegetation, 
including thick brush and trees, interspersed throughout its residential neighborhoods. The 
town is bounded to the south, east, and west by open space land uses: Windy Hill Open Space 
Preserve, Pearson-Arastradero Preserve, and Thornwood Open Space Preserve, respectively. 
The deep canyons that dominate the topography creates difficult-to-access areas where 
vegetation management is difficult to accomplish; in addition, east-west oriented canyons 
create funnels for strong autumn winds, which tend to blow from the east or west and amplify 
wildfire hazards.5 

The climate in San Mateo County is Mediterranean and characterized by warm, dry 
temperatures accompanied by wind. The topography, fuel conditions, and climate combine to 
make Portola Valley and surrounding areas at risk for wildfire. Historic weather data suggests 
that the greatest wildfire threat may be driven by eastern winds, which are typically drier and 
less common; therefore, areas where the topography aligns with the dominant fire-season 
winds (east-west oriented canyons) face a higher likelihood of extreme wildfire behavior.6 

In the event of a fire emergency, the Portola Valley planning area is served by the Woodside 
Fire Protection District, Cal Fire, and Stanford University. Northern and eastern portions of the 
planning area are also served by the Menlo Park Fire Protection District and the Palo Alto Fire 
Department. Woodside Fire Protection District Station #8 serves Portola Valley. All of these 
fire protection services fight both structural and wildland fires. 

To protect the residents and properties of Portola Valley, the Safety Element includes policies 
and programs that promote new development outside of the Very High Fire Hazard Severity 
Zone, require private vegetation management, expand the Town’s home hardening 
ordinance, and incorporating the Woodside Fire Protection District’s forthcoming fire hazard 
and risk assessment findings. Until this analysis is complete, the Town has mapped slopes 
greater than 30%, parcels with single evacuation routes, and CalFire’s Very High Fire Hazard 
Severity Zones to ensure future development occurs in areas with the least amount of known 
wildfire risk (see Figures 4-5 through 4-7). 
 

  

 
5 Deer Creek Resources, 2022, op. cit. 
6 Ibid. 
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Figure 4-5 
Sites Inventory With Slopes Greater Than 30%
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Figure 4-6 
Sites Inventory With Parcels With Single Evacuation Routes
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Figure 4-7 
Sites Inventory With Very High Fire Hazard Zones
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Attachment 1: Memo from Century Urban, San Mateo and Santa Clara Counties 
Development Cost & San Mateo County Unit Mix Research, dated April 7, 2022. 
 

 



 
 

 
 
 PAGE 1 

BAIRD + DRISKELL 

TO: Baird + Driskell 

FROM:  Century Urban, LLC 

SUBJECT: San Mateo and Santa Clara Counties Development Cost & San Mateo County 
Unit Mix Research 

DATE: April 7, 2022 

 

Century | Urban has been engaged by Baird + Driskell to perform research on the development 
costs of certain residential prototypes in San Mateo and Santa Clara Counties as well as the unit 
mixes of residential projects delivered since 2013 in San Mateo County. The research findings 
shown below in Exhibits 1, 2, 3, and 4 are based on Century | Urban’s recent work on other 
assignments as well as on third-party data sources, further detailed below, which Century | 
Urban considers credible but has not independently verified. 

The estimated prototype project costs shown below reflect high-level averages and do not 
represent any specific project budget. Project costs vary by geography, topography, site 
conditions, finish level, entitlement and permit status, contractor type, and time among other 
factors. Key elements of the prototypes were provided by Baird + Driskell. 

The San Mateo County unit mix results represent the data available to Century | Urban through 
its research and does not represent every project built in each market or market-level conclusions. 
However, the data does present over 100 projects and over 13,000 units and as such is informative 
with respect to the types and sizes of units built during the period surveyed.  

With respect to the unit mix data, please note that a lack of data for a given city does not 
necessarily mean that no projects or units were built in that city, but rather that no relevant data 
was available for that city.  

Land prices range substantially across the surveyed transactions. To convey the range of land 
costs reviewed, Century | Urban provided the averages of the bottom third of the land sales, the 
middle third, and the highest third. Further detail on the land sales that were available is reflected 
in Exhibits 3 and 4. 
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Research and Data Sources 

The estimates shown below are based on data and sources including but not limited to: similar 
projects Century | Urban has underwritten and/or priced; specific project economics Century | 
Urban has reviewed; direct conversations with developers and cost estimators; database research 
including CoStar, MLS, Redfin, and title databases; online research sources including City and 
project websites; market reports compiled by real estate sales and research organizations; and, 
Century | Urban’s general experience assessing residential project feasibility in the San Francisco 
Bay Area.   

Single Family Home Land Price Data 

To generate the single-family land values utilized in the development cost estimates, Century | 
Urban collected sales data for land lots totaling one acre or less which transacted over the past 
three years across the surveyed jurisdictions in San Mateo and Santa Clara counties. Over 250 
data points were collected. The data does not include properties with existing homes or 
infrastructure that were redeveloped as new single-family homes, and the data for some cities is 
limited.  

As the data collected is not comprehensive, summaries and averages may be valuable for 
reaching overall conclusions about the range of land prices in the counties, but they may or may 
not be representative of a given city’s average or median land price or the land price for a given 
parcel. The table in Exhibit 3 should therefore be reviewed noting the limited number of data 
points for certain cities. Land prices vary substantially by location, topography, site conditions, 
shape of the parcel, neighboring uses, access, noise, and many other factors. In addition, 
completed sales are necessarily past transactions and may not represent the current state of the 
market and expected future land sale prices.  

Multi Family Home Land Price Data 

Century | Urban collected available multi family land sales data from 2013 to the present in San 
Mateo and Santa Clara counties. Over 65 data points were collected. In certain cases, the multi 
family projects designated for the sites have not been completed. In those cases, Century | Urban 
based unit counts based on approved or the reported number of units planned. The data includes 
both sites with for-rent and for-sale projects. 

Similar to the single family data points, the available information is not comprehensive and is 
more informative at a county level. Summaries and averages by city may not be valuable for 
reaching definitive conclusions about a given city’s average or median land price or the land price 
for a given parcel. Particularly in cities with a less than five data points, any given sale or set of 
sales could represent an outlier or outliers which may affect median and average calculations. As 
noted above, land prices vary substantially by location, topography, site conditions, shape of the 
parcel, neighboring uses, access, noise, and many other factors. In addition, completed sales are 
necessarily past transactions and may not represent the current state of the market and expected 
future land sale prices. 
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Exhibit 1: Total Development Cost: Single-family 

 

  

Baird and Driskell
Total Development Costs - San Mateo and Santa Clara Counties
Large numbers rounded to nearest $'000 or nearest $'0,000

Total $ / SF Total $ / SF

Prototype Elements

1) Gross Residential Square Feet 2,600 5,000

Hard Costs

1) Residential Hard Costs $1,040,000 $400 $2,500,000 $500

2) Site improvements and utilities

3) Grading and erosion control

4) Parking Hard Costs 

5) Contingency 5% $52,000 $20 $125,000 $25

Total Hard Costs $1,092,000 $420 $2,625,000 $525

Soft Costs

1) Soft Costs 25.0% $270,000 $104 $660,000 $132

2) City Fees $75,000 $29 $75,000 $15

3) Soft Cost Contingency 5% $20,000 $8 $40,000 $8

Total Soft Costs $365,000 $133 $775,000 $147

% of hard costs 33% 30%

Land Costs Total Per SF Bldg Total Per SF Bldg

1) Land Costs - San Mateo $1,030,000 $396 $1,030,000 $206

2) Land Costs - Santa Clara $1,320,000 $508 $1,320,000 $264

Single Family Land Cost Range

SFH Land - Lower Price Tier $210,000 $81 $210,000 $42

SFH Land - Middle Price Tier $730,000 $281 $730,000 $146

SFH Land - Higher Price Tier $2,510,000 $965 $2,510,000 $502

Total Development Cost - San Mateo $2,487,000 $949 $4,430,000 $878

Total Development Cost - Santa Clara $2,777,000 $1,060 $4,720,000 $936

Total Development Cost by Range of Land Cost

Single Family - Lower Land Price Tier $1,667,000 $633 $3,610,000 $714

Single Family - Middle Land Price Tier $2,187,000 $833 $4,130,000 $818

Single Family - Higher Land Price Tier $3,967,000 $1,518 $5,910,000 $1,174

Single Family Small Single Family Large
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Exhibit 1: Total Development Cost: Multi-family 

 

Baird and Driskell
Total Development Costs - San Mateo and Santa Clara Counties
Large numbers rounded to nearest $'000 or nearest $'0,000

Total $ / SF $ / Unit Total $ / SF $ / Unit

Prototype Elements

1) Gross Residential Square Feet 10,000 93,750

2) Parking Square Footage 3,750 40,000

3) Parking Type Surface Lot Standalone above grade

4) Units 10 100

5) Avg Net SF / Unit 850 750

6) Efficiency 85% 80%

Hard Costs

1) Residential Hard Costs $4,150,000 $415 $420,000 $39,840,000 $425 $400,000

2) Site improvements and utilities $605,000 $1,165,000

3) Grading and erosion control $110,000 $335,000

4) Parking Hard Costs $100,000 $28 $4,800,000 $120

5) Contingency 5% $250,000 $21 $21,000 $2,310,000 $21 $20,000

Total Hard Costs $5,215,000 $522 $521,500 $48,450,000 $517 $484,500

Soft Costs

1) Soft Costs 25.0% $1,303,750 $130 $130,000 $12,110,000 $129 $120,000

2) City Fees $350,000 $35 $35,000 $2,800,000 $30 $28,000

3) Soft Cost Contingency 5% $80,000 $8 $8,000 $750,000 $8 $7,500

Total Soft Costs $1,733,750 $165 $165,000 $15,660,000 $159 $148,000

% of hard costs 33% 32%

Land Costs Total Per Unit Per Unit

1) Land Costs - San Mateo $1,000,000 $100,000 $10,000,000 $100,000

2) Land Costs - Santa Clara $600,000 $60,000 $6,000,000 $60,000

Range of Land Costs

Apts/Condo- Lower Price Tier $400,000 $40,000 $4,000,000 $40,000

Apts/Condo- Middle Price Tier $800,000 $80,000 $8,000,000 $80,000

Apts/Condo- Higher Cost Tier $1,600,000 $160,000 $16,000,000 $160,000

Total Development Cost - San Mateo $7,948,750 $795 $786,500 $74,110,000 $791 $732,500

Total Development Cost - Santa Clara $7,548,750 $755 $746,500 $70,110,000 $748 $692,500

Total Development Cost by Range of Land Cost

Apts/Condo- Lower Land Price Tier $7,348,750 $726,500 $68,110,000 $672,500

Apts/Condo- Middle Land Price Tier $7,748,750 $766,500 $72,110,000 $712,500

Apts/Condo- Higher Land Price Tier $8,548,750 $846,500 $80,110,000 $792,500

Multi-Family LargeMulti-Family Small
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Exhibit 2: Unit Mixes – Number of Units by Unit Type and Unit Mix Percentages 

 

San Mateo County Apartments

Number of Units

Projects Studios One Two Three Four Total Studios One Two Three Four

Proposed 25 936 1,639 888 124 56 3,643 26% 45% 24% 3% 2%

Existing 63 905 4,223 2,626 523 1 8,279 11% 51% 32% 6% 0%

Final Planning 3 328 19 75 33 7 462 71% 4% 16% 7% 2%

Under Construction 16 268 619 523 79 0 1,489 18% 42% 35% 5% 0%

Totals 107 2,437 6,500 4,112 759 64 13,872 18% 47% 30% 5% 0%

Projects Studios One Two Three Four Total Studios One Two Three Four

South San Francisco 8 90 853 604 55 0 1,602 6% 53% 38% 3% 0%

San Mateo 19 228 734 715 154 1 1,832 12% 40% 39% 8% 0%

Redwood City 28 1,019 2,262 1,125 163 0 4,569 22% 50% 25% 4% 0%

Menlo Park 12 600 995 411 80 47 2,133 28% 47% 19% 4% 2%

Millbrae 3 147 151 133 23 0 454 32% 33% 29% 5% 0%

Foster City 5 12 367 302 83 0 764 2% 48% 40% 11% 0%

Burlingame 11 105 606 474 28 0 1,213 9% 50% 39% 2% 0%

Daly City 3 206 79 72 23 0 380 54% 21% 19% 6% 0%

San Carlos 7 0 101 84 88 9 282 0% 36% 30% 31% 3%

Half Moon Bay 2 0 149 21 2 0 172 0% 87% 12% 1% 0%

East Palo Alto 2 8 55 80 27 7 177 5% 31% 45% 15% 4%

San Bruno 4 4 119 62 14 0 199 2% 60% 31% 7% 0%

Belmont 1 18 25 21 17 0 81 22% 31% 26% 21% 0%

El Granada 1 0 3 6 0 0 9 0% 33% 67% 0% 0%

Pacifica 1 0 1 2 2 0 5 0% 20% 40% 40% 0%

Total 107 2,437 6,500 4,112 759 64 13,872 18% 47% 30% 5% 0%

San Mateo County Condominiums

Number of Units

Projects Studios One Two Three Four Total Studios One Two Three Four

Proposed 2 72 0 8 1 1 82 88% 0% 10% 1% 1%

Existing 12 0 46 293 194 0 533 0% 9% 55% 36% 0%

Final Planning 0 0 0 0 0 0 0

Under Construction 1 0 0 10 0 0 10 0% 0% 100% 0% 0%

Total with Unit Mix Data 15 72 46 311 195 1 625 12% 7% 50% 31% 0%

Projects Studios One Two Three Four Total Studios One Two Three Four

South San Francisco 1 0 40 57 0 0 97 0% 41% 59% 0% 0%

San Mateo 5 72 0 201 97 1 371 19% 0% 54% 26% 0%

Daly City 2 0 0 2 84 0 86 0% 0% 2% 98% 0%

San Carlos 1 0 3 8 9 0 20 0% 15% 40% 45% 0%

Menlo Park 1 0 0 15 0 0 15 0% 0% 100% 0% 0%

Burlingame 3 0 3 18 1 0 22 0% 14% 82% 5% 0%

Redwood City 1 0 0 10 0 0 10 0% 0% 100% 0% 0%

Half Moon Bay 1 0 0 0 4 0 4 0% 0% 0% 100% 0%

Brisbane No data available

Belmont No data available

Foster City No data available

Pacifica No data available

Total 15 72 46 311 195 1 625 12% 7% 50% 31% 0%

Unit Numbers Unit Mix

Unit Numbers Unit Mix
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Exhibit 2: Unit Mixes – Unit Sizes 

 

  

San Mateo County Apartments

Average Unit Sizes

Studios One Two Three Four

Proposed 506 688 1,115 1,565 2,208

Existing 535 745 1,108 1,411 1,939

Final Planning

Under Construction 508 708 1,081 1,413

Total Data Available 524 733 1,105 1,422 2,186

Studios One Two Three Four

South San Francisco 511 705 1,116 1,321

San Mateo 590 769 1,109 1,436 1,939

Redwood City 546 756 1,125 1,421

Menlo Park 538 692 1,062 1,434 1,782

Millbrae 475 656 1,147 1,369

Foster City 579 716 1,088 1,402

Burlingame 518 785 1,128 1,368

Daly City 422 649 932 1,187

San Carlos 774 1,206 1,520 2,303

Half Moon Bay 659 957 1,330

East Palo Alto 530 795

San Bruno 476 716 1,006 1,386

Belmont

El Granada 616 1,047

Pacifica 1,750 900 1,100

San Mateo County Condominiums

Average Unit Sizes

Insufficent data
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Exhibit 3: Single Family Land Sale Data Summary 

 

The data in the table above represents the available single family home lot sales data points 

collected for this high-level survey. As the data is limited for certain cities, the specific, median, 

and average amounts per city may not be representative of a city’s current median or average 

land costs or the city’s land costs relative to other cities listed. 

  

Single Family Home Land Sites up to 1 acre, last 3 years

Available 

County City Data Points Min Max Median Average Min Max Median Average

San Mateo County Moss Beach 19 $14 $117 $64 $64 $125,000 $582,500 $375,000 $335,053

San Mateo County Woodside 4 $10 $88 $24 $36 $150,000 $2,000,000 $377,250 $726,125

San Mateo County South San Francisco 4 $33 $89 $59 $60 $165,000 $3,800,000 $431,000 $1,206,750

San Mateo County Montara 12 $23 $269 $65 $79 $275,000 $1,750,000 $439,000 $533,917

San Mateo County Half Moon Bay 33 $1 $324 $75 $91 $5,000 $2,300,000 $447,000 $514,455

San Mateo County Pacifica 6 $14 $105 $70 $63 $300,000 $925,000 $447,500 $500,000

San Mateo County Belmont 12 $2 $721 $56 $118 $55,000 $4,470,000 $495,000 $960,583

San Mateo County East Palo Alto 5 $72 $135 $92 $100 $235,000 $3,550,000 $675,000 $1,379,600

San Mateo County Redwood City 18 $6 $345 $129 $145 $50,000 $5,350,000 $825,000 $1,170,250

San Mateo County Emerald Hills 2 $125 $132 $129 $129 $975,000 $980,000 $977,500 $977,500

San Mateo County San Bruno 2 $179 $207 $193 $193 $560,000 $1,500,250 $1,030,125 $1,030,125

San Mateo County San Carlos 11 $2 $405 $94 $126 $29,000 $2,980,000 $1,100,000 $1,214,455

San Mateo County San Mateo 1 $500 $500 $500 $500 $1,500,000 $1,500,000 $1,500,000 $1,500,000

San Mateo County Portola Valley 4 $47 $129 $58 $73 $1,325,000 $3,000,000 $1,578,000 $1,870,250

San Mateo County Burlingame 1 $125 $125 $125 $125 $1,600,000 $1,600,000 $1,600,000 $1,600,000

San Mateo County Menlo Park 3 $165 $591 $459 $405 $2,580,000 $6,500,000 $2,780,000 $3,953,333

San Mateo County Millbrae 1 $239 $239 $239 $239 $3,080,500 $3,080,500 $3,080,500 $3,080,500

San Mateo County Hillsborough 3 $85 $306 $116 $169 $3,050,000 $8,000,000 $4,000,000 $5,016,667

San Mateo County Atherton 2 $147 $208 $178 $178 $2,500,000 $6,400,000 $4,450,000 $4,450,000

San Mateo County Total 143 $1 $721 $84 $110 $5,000 $8,000,000 $510,000 $1,026,691

Santa Clara County Los Gatos 15 $1 $251 $6 $50 $9,500 $3,250,000 $250,000 $716,237

Santa Clara County Morgan Hill 11 $1 $495 $15 $79 $29,000 $1,365,000 $475,000 $490,533

Santa Clara County San Jose 54 $12 $677 $75 $150 $32,000 $5,300,000 $925,000 $949,380

Santa Clara County Campbell 8 $13 $897 $120 $194 $10,000 $1,500,000 $1,038,000 $975,000

Santa Clara County Mountain View 3 $76 $271 $141 $163 $1,050,000 $2,300,000 $1,150,000 $1,500,000

Santa Clara County Santa Clara 1 $169 $169 $169 $169 $1,275,000 $1,275,000 $1,275,000 $1,275,000

Santa Clara County Sunnyvale 3 $167 $602 $214 $328 $1,080,000 $5,750,000 $1,345,000 $2,725,000

Santa Clara County Cupertino 4 $47 $297 $197 $185 $872,000 $2,900,000 $2,175,000 $2,030,500

Santa Clara County Monte Sereno 2 $61 $1,006 $534 $534 $2,142,714 $2,427,500 $2,285,107 $2,285,107

Santa Clara County Saratoga 5 $61 $171 $74 $93 $1,380,000 $2,900,000 $2,640,000 $2,386,000

Santa Clara County Palo Alto 7 $79 $584 $333 $323 $2,050,000 $4,000,000 $3,100,000 $2,965,000

Santa Clara County Los Altos 5 $121 $352 $257 $235 $1,600,000 $7,250,000 $3,470,000 $3,723,600

Santa Clara County Los Altos Hills 1 $99 $99 $99 $99 $3,995,000 $3,995,000 $3,995,000 $3,995,000

Santa Clara County Total 119 $1 $1,006 $84 $157 $9,500 $7,250,000 $1,065,000 $1,320,556

Per Square Foot Per Single Family Home
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Exhibit 4: Multi Family Land Sale Data Summary 

Multi Family Land Sites - Available Data       
              

  Available  Per Multi Family Unit 

County City Data Points Min Max Median Average 

San Mateo San Mateo 3 $135,000  $180,000  $151,000  $155,000  

San Mateo San Carlos 4 $33,000  $333,000  $262,000  $222,000  

San Mateo Millbrae 2 $64,000  $92,000  $78,000  $78,000  

San Mateo Redwood City 6 $78,000  $400,000  $95,000  $157,000  

San Mateo South San Francisco 2 $44,000  $77,000  $61,000  $61,000  

San Mateo Burlingame 3 $59,000  $117,000  $73,000  $83,000  

San Mateo Menlo Park 3 $37,000  $98,000  $50,000  $62,000  

San Mateo Daly City 2 $29,000  $60,000  $45,000  $45,000  

San Mateo Pacifica 2 $117,000  $118,000  $117,000  $117,000  

San Mateo Belmont 1 $105,000  $105,000  $105,000  $105,000  

San Mateo Total 28 $29,000  $400,000  $95,000  $123,000  

   

County Weighted 
Average  $96,000  

   Per Unit Land Amount Applied $100,000  

       

       

  Available  Per Multi Family Unit 

County City Data Points Min Max Median Average 

Santa Clara San Jose 17 $16,000  $125,000  $50,000  $52,000  

Santa Clara Gilroy 1 $44,000  $44,000  $44,000  $44,000  

Santa Clara Morgan Hill 1 $86,000  $86,000  $86,000  $86,000  

Santa Clara Campbell 3 $42,000  $184,000  $59,000  $95,000  

Santa Clara Santa Clara 6 $18,000  $146,000  $92,000  $83,000  

Santa Clara Sunnyvale 6 $55,000  $306,000  $238,000  $215,000  

Santa Clara Palo Alto 1 $73,000  $73,000  $73,000  $73,000  

Santa Clara Mountain View 4 $45,000  $736,000  $120,000  $256,000  

Santa Clara Los Altos 1 $513,000  $513,000  $513,000  $513,000  

Santa Clara Total 40 $16,000  $736,000  $60,000  $117,000  

   

County Weighted 
Average  $63,000  

   Per Unit Land Amount Applied $60,000  

The data in the table above represents the available multi family home lot sales data points 

collected for this high-level survey. As the data is limited for certain cities, the specific, median, 

and average amounts per city may not be representative of a city’s current median or average 

land costs or the city’s land costs relative to other cities listed. 
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SECTION 5. RESOURCES 
This section analyzes resources available for the development, rehabilitation, and 
preservation of housing in Portola Valley, including organizations and agencies, financial 
sources, regulatory assets, and resources for energy conservation. The inventory of land 
resources suitable for housing can be found in Section 6, Adequate Sites.  

FINANCIAL RESOURCES 

The Town’s housing programs are funded through a variety of State, and federal sources. 
These funds actively support fair housing choice, improving the housing stock, and protecting 
housing affordability in Portola Valley and throughout the region. This section offers a 
summary of funding sources that are currently available in Portola Valley, as well as additional 
funding sources that are potentially available to support various housing programs. 

LOW-INCOME HOUSING TAX CREDITS (LIHTC) 

The California Tax Credit Allocation Committee (TCAC) allocates federal and State tax credits 
to the developers of affordable housing for households at 30% to 60% of median income. 
Project equity is raised through the sale of tax benefits to investors. This is a competitive 
process with 4% and 9% credits available.  

HOUSING CHOICE VOUCHERS (SECTION 8) 

The housing choice voucher program is a federal program of the HUD administered by the 
San Mateo County Housing Authority. The voucher provides rental subsidies to low-income 
households to pay the difference between 30% of their income and the federally approved 
payment standard. The program allows households to find their own housing. Effective 
January 1, 2020, California source of income protections went into effect requiring all landlords 
in California to accept Section 8 and VASH (Veteran) vouchers and other forms or rental 
assistance.  

VETERANS AFFAIRS SUPPORTIVE HOUSING (VASH) VOUCHERS 

The VASH voucher program combines HUD’s housing choice voucher rental assistance for 
homeless veterans with case management and clinical services provided by the Department 
of Veterans Affairs.  

OTHER STATE RESOURCES  

Table 5-1 identifies additional funding federal and State resources for affordable housing 
activities, including but not limited to new construction, acquisition, rehabilitation, and 
homebuyer assistance.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 

Federal Programs  

Continuum of Care (CoC) 
Program  

Funding is available on an annual basis through HUD to quickly 
rehouse homeless individuals and families.  

Home Ownership for People 
Everywhere (HOPE)  

Provides grants to low-income people to achieve homeownership.  
 

Housing Opportunities for 
Persons with AIDS (HOPWA)  

Funds are made available countywide for supportive social services, 
affordable housing development, and rental assistance to persons 
living with HIV/AIDS.  

HUD Section 202 Supportive 
Housing for the Elderly 
Program  

Interest-free capital advance to private, non-profit sponsors to cover 
the costs of construction, rehabilitation, or acquisition of very low-
income senior housing.  

HUD Section 221(d)(3) and 
221(d)(4)  

Insures loans for construction or substantial rehabilitation of multi-
family rental, cooperative, and single-room occupancy housing.  

Section 811 Project Rental 
Assistance  

Section 811 Project Rental Assistance offers long-term project-based 
rental assistance funding from HUD. Opportunities to apply for this 
project-based assistance are through a Notice of Funding Availability 
published by CalHFA.  

State Programs  

Affordable Housing and 
Sustainable Communities 
Program (AHSC)  

Funds land use, housing, transportation, and land preservation 
projects that support infill and compact development and GHG 
emissions.  

CalHome  Grants to local public agencies and non-profits to assist first-time 
homebuyers become or remain homeowners through deferred-
payment loans. Funds can also be used for ADU/JADU assistance (i.e., 
construction, repair, reconstruction, or rehabilitation). 

CalHFA Residential 
Development Loan Program 

Loans to cities for affordable, infill, owner-occupied housing 
developments.  

California Emergency Solutions 
and Housing (CESH)  

Grants for activities to assist persons experiencing or at-risk of 
homelessness.  

California Self-Help Housing 
Program  

Grants for sponsor organizations that provide technical assistance for 
low- and moderate-income families to build their homes with their 
own labor.  

Community Development 
Block Grant-Corona Virus 
(CDBG-CV1) – CARES Act 
Funding  

A subsidiary of the CDBG program that provides relief to eligible 
entities due to hardship caused by COVID-19.  

Emergency Housing Assistance 
Program (EHAP)  

Funds for emergency shelter, transitional housing, and related 
services for the homeless and those at risk of losing their housing.  

Golden State Acquisition Fund 
(GSAF)  

Short-term loans (up to five-years) to developers for affordable 
housing acquisition or preservation. 

Homeless Emergency Aid 
Program (HEAP)  

$500 million block grant program designed to provide direct 
assistance to cities, counties and CoCs to address the homelessness 
crisis.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 
Homeless, Housing Assistance 
and Prevention (HHAP) 
Program  

HHAP Round 1: $650 million grant to local jurisdictions to support 
regional coordination and expand or develop local capacity to address 
immediate homelessness challenges.  
Round 2: $300 million grant that provides support to continue to build 
on regional collaboration to develop a unified regional response to 
homelessness.  

Housing for a Healthy 
California (HHC)  

Funding for supportive housing opportunities intended to create 
supportive housing for individuals who are recipients of or eligible for 
health provided through Medi-Cal.  

Housing Navigators Program  $5 million in funding to counties for the support of housing navigators 
to help young adults aged 18 to 21 secure and maintain housing, with 
priority given to young adults in the foster care system.  

Housing-Related Parks 
Program  

Funds the creation of new park and recreation facilities or 
improvement of existing park and recreation facilities that are 
associated with rental and ownership projects that are affordable to 
very low- and low-income households.  

Infill Infrastructure Grant 
Program (IIG)  

Grant funding for infrastructure improvements for new infill housing 
in residential and/or mixed-use projects.  

Joe Serna, Jr., Farmworker 
Housing Grant (FWHG)  

Grants and loans for development or rehabilitation of rental and 
owner-occupied housing for agricultural workers with priority for 
lower-income households.  

Local Early Action Planning 
(LEAP) Grants  

Assists cities and counties to plan for housing through providing one-
time, non-competitive planning grants.  

Local Housing Trust Fund 
Program (LHTF)  

Lending for construction of rental housing projects with units 
restricted for at least 55 years to households earning less than 60% 
AMI. State funds matches local housing trust funds as down-payment 
assistance to first-time homebuyers.  

Mortgage Credit Certificate 
(MCC) Program  

Income tax credits to first-time homebuyers to buy new or existing 
homes.  

Multi-Family Housing Program 
(MHP)  

Low-interest, long-term deferred-payment permanent loans for new 
construction, rehabilitation, and preservation of permanent and 
transitional rental housing for lower-income households.  

No Place Like Home  Invests in the development of permanent supportive housing for 
persons who need mental health services and are experiencing 
homelessness or chronic homelessness, or at risk of chronic 
homelessness.  

Office of Migrant Services 
(OMS)  

Provides grants to local government agencies that contract with HCD 
to operate OMS centers throughout the state for the construction, 
rehabilitation, maintenance, and operation of seasonal rental housing 
for migrant farmworkers.  

Permanent Local Housing 
Allocation Program (PLHA)  

Grants (competitive for non-entitlement jurisdictions) available to 
jurisdictions to assist in increasing the supply of affordable rental and 
ownership housing, facilitate housing affordability, and ensure 
geographic equity in the distribution of funds. 

Predevelopment Loan Program 
(PDLP)  

Short-term loans to jurisdictions and non-profit developers for the 
continued preservation, construction, rehabilitation, or conversion of 
assisted housing primarily for low-income households.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 
Regional Early Action Planning 
(REAP) Grants  

Grant funding intended to help COGs and other regional entities 
collaborate on projects that have a broader regional impact on 
housing.  

SB 2 Planning Grants Program  One-time funding and technical assistance to help local governments 
adopt and implement plans and process improvements that 
streamline housing approvals and accelerate housing production.  

Supportive Housing Multi-
Family Housing Program 
(SHMHP)  

Low-interest loans to developers of permanent affordable rental 
housing that contain supportive housing units.  

Transformative Climate 
Communities (TCC) Program  

Competitive grants for planning and implementation of community-
led development and infrastructure projects that achieve major 
environmental, health, and economic benefits in the state’s most 
disadvantaged communities.  

Transitional Housing Program 
(THP)  

Funding to counties for child welfare services agencies to help young 
adults aged 18 to 25 find and maintain housing, with priority given to 
those previously in the foster care or probation systems.  

Veterans Housing and 
Homelessness Prevention 
Program (VHHP)  

Long-term loans for development or preservation of rental housing 
for very low- and low-income veterans and their families.  

Workforce Housing Program Government bonds issued to cities to acquire and convert market-rate 
apartments to housing affordable to moderate-/middle-income 
households, generally households earning 80% to 120% of AMI. 

Source: Urban Planning Partners, 2022. 
 

INSTITUTIONAL RESOURCES 

The following agencies and organizations contribute to the goal of preserving and increasing 
affordable housing in Portola Valley. Both government agencies and partnerships with 
nonprofit agencies and for-profit developers are necessary to implement many housing 
programs. 

TOWN GOVERNMENT AND CONTROL OF DEVELOPMENT AND BUILDING 

The Town's governmental organization and land use controls further the objectives contained 
in the General Plan and are supplemented by voluntary efforts of local citizens. The size of the 
Town staff has been kept small using volunteer citizen committees as well as professional 
consultants for planning, engineering, building inspections, plan check, geology, and legal 
services. San Mateo County Environmental Health reviews septic systems and West Bay 
Sanitation District regulates sewer connections. The Woodside Fire Protection District 
implements the Fire Code and defensible space requirements. 

Most building, grading, or other land improvement activities are subject to Town permit 
requirements. Each application for a planning or building permit is carefully reviewed for 
completeness and compliance with Town plans and regulations and standard procedures. 
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FAIR HOUSING SERVICES  

Portola Valley, along with the County of San Mateo, contract with Project Sentinel to handle 
complaints of discrimination in the sale or rental of housing and for the mediation of 
tenant/landlord disputes. San Mateo County also has several local enforcement organizations 
including the Legal Aid Society of San Mateo County and Community Legal Services of East 
Palo Alto. These organizations receive funding from the County and participating jurisdictions 
to support fair housing enforcement and outreach and education in the County. The fair 
housing services include investigations and enforcement in response to reports of housing 
discrimination complaints, as well as independent testing of rental properties for signs of 
discrimination in rental practices. The Town disseminates fair housing information on its 
website, including where residents should go if they have a discrimination complaint. The 
Town recently formed a Race and Equity Committee with one of its goals being to examine the 
impact of historic laws that prohibited people of color from owning property in Portola Valley 
and make recommendations to redress the legacy of this systemic exclusion. 

LOCAL NON-PROFIT RESOURCES 

A number of non-profit organizations and support agencies currently work across San Mateo 
County. These agencies serve as resources in meeting the housing needs of the County and 
are integral in implementing activities for preservation of assisted housing and development 
of affordable housing, as well as creating safe and healthy places for all economic segments 
of the community. These organizations include but are not limited to the list below. 

 HIP Housing: Human Investment Project 
 HEART of San Mateo County 
 Peninsula Habitat for Humanity 
 First Community Housing 
 MidPen Housing 
 The Raiser Organization 
 Alta Housing 

REGULATORY RESOURCES 

In addition to the institutional and administrative resources described earlier in this section, 
the Town has policy levers that it utilizes to facilitate the construction, rehabilitation, and 
preservation of affordable housing. Some of the Town’s existing policies and programs are 
described below.  

AFFORDABLE HOUSING INCENTIVES AND DENSITY BONUS 

The Town of Portola Valley has adopted a Density Bonus ordinance and developer incentives 
for affordable housing that implement State Density Bonus Law. As required by State law, 
Portola Valley’s Density Bonus program (Chapter 18.17 of the Municipal Code) grants an 
increase over the otherwise maximum allowable residential density under the General Plan 
and Zoning Ordinance for projects that include a mix of market-rate and affordable units.  
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In addition to a density bonus, pursuant to State law, projects are also eligible to receive 
concessions or incentives depending on the proposed level of affordability. These may include 
reductions or modifications in development standards, the inclusion of non-residential uses, 
and other regulatory incentives that will result in cost reductions that contribute to the 
feasibility of affordable or senior housing. Projects may also waive any standards that would 
preclude the physical development of the project with the density bonus units. 

AFFILIATED HOUSING PROGRAM 

Portola Valley is a rural community with historic development trends consisting of 
predominantly large-lot single-family residences. However, to accommodate multi-family 
development, the Town developed an affiliated housing program in the early 1990s that 
permits the development of multi-family housing on institutional sites for employees and staff 
affiliated with the institutions that own the parcels. This program, detailed within Section 7, 
Goals, Policies and Programs, allows for the development of affiliated affordable housing on 
sites throughout the town as identified within the Housing Sites Inventory included within 
Section 6, Adequate Sites.  

The Town’s Affiliated Housing program provides for the development of below-market rate 
housing options, affordable to lower-income households. Currently the Affiliated Housing 
program is implemented through the Housing Element. However, with this update, the Town’s 
Municipal Code will be updated to further incentivize use of this program to provide affordable 
workforce housing and to establish the parameters and process for the Affiliated Housing 
program, including development standards and affordability requirements. 

To date, the Town’s Affiliated Housing Program has provided for the development of a total of 
13 affiliated housing units which are located at the Woodside Priory School, a private catholic 
college preparatory school located northwest of the intersection of Alpine Road and Portola 
Road in the town. In 2001, the Town of Portola Valley approved an amendment to the 
Woodside Priory’s approved Conditional Use Permit to allow for the development of seven 
workforce housing units intended to serve staff at the School. As part of this approval, the 
School was required to make every effort reasonably possible, to the satisfaction of the Town’s 
Planning Commission, to ensure a majority of the units at the Priory site were rented out to 
achieve the below market rate RHNA objectives for the Town. These seven units were 
subsequently permitted and developed by the School. In 2005 the Town approved a Master 
Plan for the School that approved an additional 11 housing units to be built in the future. Six 
housing units were completed in 2022 with two being deed restricted for lower income 
households. When engaged as part of the 6th Cycle Housing Element update process, 
Woodside Priory School indicated they do not anticipate developing the remaining units 
during the eight-year 6th Cycle planning period. 

Stanford University owns two sites in town and is also part of the Affiliated Housing Program. 
Stanford is currently proposing the construction of 12 affordable units under the Affiliated 
Housing Program. 
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ACCESSORY DWELLING UNITS (ADUS) 

Accessory dwelling units (ADUs) and junior accessory dwelling units (JADUs) provide additional 
opportunities to provide housing units that are spread through the Town. Ministerial review 
of ADUs and JADUs requires no public hearings and proceeds on an expedited schedule. 
Consistent with State law, JADUs and ADUs are also allowed where single-family or multi-
family dwellings already exist without any corrections to a nonconforming zoning condition. 
The Town has seen an increase in ADU development with the implementation of local Code 
amendments to facilitate ADUs as well as State laws, as discussed further in Section 6, 
Adequate Sites. 

ZONING FOR A VARIETY OF HOUSING TYPES 

Housing Element law requires the Town to provide for a variety of housing types to address 
certain hard to serve populations.  

Emergency Shelters 

State law (SB 2) requires that cities identify one or more zoning districts that allow emergency 
shelters. The Town amended its Municipal Code during the 5th Housing Element Cycle to 
comply with SB 2. The Town of Portola Valley Municipal Code allows emergency shelters for 
up to ten individuals in the Residential Estate (R-E) District when located on a parcel with a 
conditional use for a religious institution, subject to a zoning permit. Architectural and site 
plan review are required for the design of the emergency shelter unless the shelter is located 
within an existing structure, but no discretionary approval is required. Emergency shelters 
must be available to residents for no more than 60 days but extensions up to a total stay of 
180 days may be permissible if no alternative housing is available. On-site management must 
be provided during the hours of shelter operation. Emergency shelters may include common 
space for the exclusive use of the guests, and office and meeting space for the exclusive use 
of emergency shelter staff. Each shelter must have a designated outdoor smoking area that is 
not visible from the street or from adjacent properties. The outdoor smoking area may be 
screened by vegetation. On-site parking may be provided as shared parking with the church 
use. If separate on-site parking is needed, the maximum amount required is 0.35 parking 
spaces per one bed plus one space per staff member on duty when guests are present. 

Low Barrier Navigation Centers  

A Low Barrier Navigation Center (LBNC) is a temporary service-enriched shelter that helps 
homeless individuals and families to quickly obtain permanent housing. AB 101 (2019) 
established requirements for local jurisdictions to allow low barrier navigation centers as a by-
right use in certain mixed use and nonresidential districts. The Town currently does not have 
multi-family or mixed-use zoning districts, but when adopted in connection with this Housing 
Element update, program 8-3 is included to amend the Portola Valley Zoning Ordinance to 
allow LBNCs (see Section 7, Goals, Policies, and Programs).  
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Transitional Housing 

SB 2 requires that transitional housing and supportive housing be treated as any other 
residential use, subject only to those restrictions on residential uses contained in the same 
type of structure in the same zone. The law also requires that the identified zones contain 
sufficient capacity to provide shelter for homeless persons that have unmet housing needs. 
Transitional housing, which is housing intended for a limited length of stay that is often linked 
with supportive services, may be provided in the M-R (Mountainous Residential) District, the 
R-E (Residential Estate) District, and the R-1 (Single-Family Residential) District. No additional 
approval is required as long as a transitional housing project meets the requirements 
applicable to the type of residential development in which it is accommodated. The Town is in 
the process of updating its Municipal Code to update the definition of transitional housing to 
comply with the State definition and to remove the six-resident cap currently specified in the 
Code. The Town currently does not have a multi-family zoning district, but when adopted in 
connection with this Housing Element update, transitional housing will be treated similarly to 
other residential uses (see Section 7, Goals, Policies, and Programs). 

Supportive Housing 

Consistent with SB 2, supportive housing developments are permitted in all zoning districts 
that permit residential uses. AB 2162 requires local jurisdictions to permit the development 
of supportive housing by right in any zoning district that permits multi-family and mixed uses. 
The Town has initiated an update to its Municipal Code to update the definition of Supportive 
Housing to be consistent with State law, to remove the six-resident cap and to accommodate 
the by-right, streamlined, ministerial review of supportive housing developments as 
mandated by Assembly Bill (AB) 2162 (2019). This update will be complete prior the 
certification of this Housing Element. AB 2162 requires local jurisdictions to permit the 
development of supportive housing by right in any zoning district that permits multi-family 
and mixed uses. The Town currently does not have a multi-family zoning district, but when 
adopted in connection with this Housing Element update, supportive housing will be 
permitted by right in qualifying districts (see Section 7, Goals, Policies, and Programs).  

Housing for Persons with Disabilities 

Persons with disabilities have a number of housing needs related to accessibility of dwelling 
units; access to transportation, employment, and commercial services; and alternative living 
arrangements that include on-site or nearby supportive living services. The Town ensures that 
new housing development comply with State and federal requirement for accessibility. 

Reasonable Accommodation Procedures 

As a matter of State law (SB 520), cities/towns are required to analyze potential and actual 
constraints upon the development, maintenance, and improvement of housing for persons 
with disabilities, and demonstrate local efforts to remove governmental constraints that 
hinder the locality from meeting the need for housing for persons with disabilities. Cities are 
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required to include programs that remove constraints and provide reasonable 
accommodations for housing designed for persons with disabilities.  

The Town currently provides reasonable accommodation for persons with disabilities seeking 
housing. Any person or project requiring reasonable accommodation may submit a request 
to the Town for approval. Section 18.11.050 of the Town’s Zoning Ordinance details the formal 
process for requesting reasonable accommodation.  

Zoning and Other Land Use Designations 

The following are methods by which the Town facilitates housing for persons with disabilities 
through its regulatory and permitting procedures: 

 Residential care facilities for six or fewer persons are permitted as a residential use 
subject to the same requirements as any other permitted residential use of the same 
housing type that are permitted in the same zone. 

 Residential care facilities for more than six persons are permitted in R-E, R-1, and M-R 
zoning districts.  

ENERGY CONSERVATION OPPORTUNITIES 

The State of California is a nationwide leader in sustainable building practices. Written into the 
State Building Code are several sets of requirements and guidelines to facilitate the 
production of more environmentally friendly buildings. These requirements are updated 
every three years. The most recent version, the 2019 California Building Standards Code took 
effect on January 1, 2020. Title 24, Part 6, of the California Code of Regulations (Building Energy 
Efficiency Standards for Residential and Nonresidential Buildings) contains building standards 
that provide for energy efficiency and focus on four key areas: smart residential photovoltaic 
systems, updated thermal envelope standards, residential and nonresidential ventilation 
requirements, and nonresidential lighting requirements. The Town of Portola Valley requires 
compliance with the 2019 California Building Code for all new construction. The Town amends 
the Code as needed to further define requirements based on the unique local conditions of 
the Town. The Code is designed to protect the public health, safety, and welfare of Portola 
Valley’s residents. Compliance with the California Building Code on the use of energy efficient 
appliances and insulation has reduced energy demand stemming from new residential 
development.  

Portola Valley has had a number of regulations that encourage energy conservation for years. 
These include permitting solar installations, utilizing subdivision regulations that protect solar 
access, and supporting energy efficient design. In addition, most new development is 
clustered, which reduces impacts on the land. The Town also requires native landscaping, 
which reduces the need for both water and energy. All of these policies and regulations will 
continue. 

In addition to the green building regulations and the water conservation ordinances, the Town 
has been encouraging energy and water efficiency in existing homes through the State’s 
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Energy Upgrade California program, California Water Service’s rebate programs, and other 
voluntary measures and tools developed by the Town’s Sustainability Committee.  

Local and Regional Programs 

The Bay Area Regional Energy Network (BAYREN) is a coalition of the Bay Area’s nine counties 
working to promote resource efficiency at the regional level, focusing on energy, water, and 
greenhouse gas reduction. BAYREN provides rebates and financing for a variety of energy 
upgrades.  

PG&E offers financial and energy-related assistance programs for its low-income customers, 
including:  

 Relief for Energy Assistance through Community Help (REACH). The REACH 
program helps low-income qualified customers who experience uncontrollable or 
unforeseen financial hardships.  

 Low Income Home Energy Assistance Program (LIHEAP). This federally funded 
program provides financial assistance to help offset eligible household’s energy costs, 
including heating, cooling, and home weatherization expenses.  

 CARE/FERA Discount Programs. CARE and FEA help eligible customers pay their 
energy bills. A monthly discount is applied on electricity and/or gas for eligible 
households.  

 Medical Baseline Allowance. Customers who are eligible for Medical Baseline receive 
an additional allotment of electricity and/or gas per month. This helps to ensure that 
more energy to support qualifying medical devices is available at a lower rate. 

 Vulnerable Customer Program. The Vulnerable Customer Program was designed to 
help address the needs of our customers whose life or health would be at risk should 
their electric or gas service be disconnected. Customers who self-certify that they have 
a serious illness or condition that could become life threatening if their electric or gas 
service is disconnected for nonpayment will receive an in-person visit from a PG&E 
representative before disconnection.  
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SECTION 6. ADEQUATE SITES 
State Housing Element Law (Government Code Sections 65583(a)(3)) requires that jurisdictions 
demonstrate their availability of adequate land resources to accommodate their “fair share” 
of regional housing needs. Jurisdictions must demonstrate that these land resources have the 
appropriate site characteristics and development regulations required to accommodate their 
community’s housing needs as identified by the State Department of Housing and Community 
Development (HCD) and the Bay Area’s regional governing body, the Association of Bay Area 
Governments (ABAG). Land resources identified as suitable for potential future 
accommodation of residential development throughout the planning period are referred to 
as a “Sites Inventory.” This section describes the land resources which have been identified for 
inclusion in the Town’s Sites Inventory.  

The analysis in this section demonstrates that there is an adequate supply of suitable land to 
accommodate the Town’s housing allocation of 253 units, including housing for very low- and 
low-income households. The section starts with a description of the Town’s housing target for 
the 2023-2031 planning period, called the Regional Housing Needs Allocation (RHNA). It then 
provides an analysis of suitable sites, including residential units in the pipeline, anticipated 
accessory dwelling units (ADUs), and vacant and non-vacant sites where housing is or will 
become an allowed use.  

REGIONAL HOUSING NEEDS ALLOCATION (RHNA) 

RHNA is the State-required process that seeks to ensure each California jurisdiction is planning 
for enough housing capacity to accommodate their “fair share” of the state’s housing needs 
for all economic segments of the community. The RHNA process for the nine-county Bay Area 
is described below.  

 Regional Determination. The California Department of Housing and Community 
Development (HCD) provided the Association of Bay Area Governments (ABAG) with a 
Regional Housing Needs Determination. HDC provided ABAG a regional determination of 
441,176 units. This is the number the Bay Area must plan for between 2023 and 2031. It 
represents the number of additional units needed to accommodate the anticipated 
growth in the number of households, to replace expected demolitions and conversions of 
housing units to non-housing uses, and to achieve a future vacancy rate that allows for 
healthy functioning of the housing market. The Regional Housing Needs Determination 
for the first time ever also included adjustments related to the rate of overcrowding and 
the share of cost-burdened households, which resulted in a significantly higher number 
of housing units for which the Bay Area must plan compared to previous RHNA cycles.  

 RHNA Methodology. ABAG developed a RHNA methodology to allocate the Regional 
Housing Needs Determination across all cities, towns, and counties in the region. The 
RHNA methodology must be consistent with State objectives, including but not limited to 
promoting infill, equity, and environmental protection; ensuring jobs-housing balance; 
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and affirmatively furthering fair housing. The allocation also considers factors such as 
employment opportunities, the availability of suitable sites and public facilities, 
commuting patterns, and type and tenure of housing need. ABAG developed the RHNA 
methodology in conjunction with a committee of elected officials, staff from jurisdictions, 
and other stakeholders called the Housing Methodology Committee. More information 
about ABAG’s RHNA methodology is available at https://abag.ca.gov/our-
work/housing/rhna-regional-housing-needs-allocation. 

 Housing Element Updates. Each jurisdiction must then adopt a Housing Element that 
demonstrates how it can accommodate its assigned RHNA for each income category 
through its zoning. HCD reviews each jurisdiction’s Housing Element for compliance with 
State law. Portola Valley’s Housing Element must demonstrate capacity to accommodate 
253 units as further described below. 

PORTOLA VALLEY’S “FAIR SHARE”  

In determining a jurisdiction’s share of new housing needs, ABAG splits each jurisdiction’s 
allocation into four income categories: 
 Very Low-Income – 0 to 50% of Area Median Income (AMI) 
 Low-Income – 51 to 80% of AMI 
 Moderate-Income – 81 to 120% of AMI 
 Above Moderate-Income – more than 120% of AMI 

The Area Median Income (AMI) in San Mateo County for a family of four is $149,600. How this 
breaks down into income categories for Portola Valley is shown in Table 6-1. Where this 
Housing Element refers to housing that is affordable to the different income levels shown 
above, we mean a household spends no more than 30% of their income on housing. 

In December 2021, ABAG identified the Town of Portola Valley’s fair share of the region’s 
housing needs as 253 new housing units, as shown in Table 6-2. This allocation represents a 
planning goal by requiring the Town to demonstrate sufficient development capacity through 
the identification of potential site and zoning, and not a goal for actual production of housing 
within the planning period. 

In addition, each jurisdiction must also address the projected need of extremely low-income 
households, defined as households earning 30% or less of AMI. The projected extremely low-
income need is assumed to be 50% of the total RHNA need for the very low-income category. 
As such, there is a projected need for 37 extremely low-income housing units. 
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TABLE 6-1: RHNA AFFORDABILITY LEVELS IN PORTOLA VALLEY 

Affordability Level Percent of Ami 
Portola Valley  

Household Incomea 
Very-Low-Income  0 – 50% of AMI < $91,350 

Low-income  51-80% of AMI $91,351 - $146,350 

Moderate-income  81-120% of AMI $146,351 - $179,499 

Above Moderate-Income   > 120% of AMI > $179,500 
Note: AMI = Area Median Income, Household incomes based on San Mateo County’s 2021 AMI of $149,600 for a 4-person household. 
a Household incomes are for households/families of four (4). 
Source: Town of Portola Valley. 

TABLE 6-2: PORTOLA VALLEY REGIONAL HOUSING NEEDS ALLOCATION (2023-2031) 

Income Category RHNA 
Percent  
of RHNA 

Very-Low-Income (0-50% of AMI)  73 29% 

Low-Income (50-80% of AMI) 42 17% 

Moderate-Income (80-120% of AMI) 39 15% 

Above Moderate-Income (120% or more of AMI) 99 39% 

Total 253 100% 
Source: Final Regional Housing Needs Allocation (RHNA) Plan: San Francisco Bay Area, 2023-2031. 

RHNA Buffer 

In 2017, Senate Bill (SB) 166 was signed into law and included new “no net loss” provisions that 
require communities to provide an ongoing, adequate supply of land resources for housing 
development during the entirety of the housing element update planning period. These 
provisions mean communities face risks of non-compliance should a housing site be 
developed with non-residential uses, lower residential densities, or residential uses at 
affordability levels higher than anticipated by the Housing Element. To avoid non-compliance, 
HCD advises communities to “buffer” their assigned RHNA numbers with additional housing 
units ranging from at least 15% to 30% of their assigned RHNA. The Town of Portola Valley 
proposes a 16% buffer of 40 housing units, to ensure an ongoing, adequate supply of land 
resources for housing development is available through the 6th Cycle planning period (see 
Table 6-3 below).  

TABLE 6-3: REGIONAL HOUSING NEEDS ALLOCATION BUFFER  

Income Category Target RHNA 
Proposed Units  

With Buffer 
Very Low-Income (0-50% of AMI)  73 88 

Low-Income (50-80% of AMI) 42 51 

Moderate-Income (80-120% of AMI) 39 47 

Above Moderate-Income (120% or more of AMI) 99 107 

Total 253 293 
Source: Town of Portola Valley Planning & Building Department, 2022 
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CREDIT TOWARDS RHNA 

Pursuant to HCD guidance, in addition to vacant and underutilized land resources, a 
community may satisfy their RHNA requirements through “alternative means” which may 
serve as “credits” toward their RHNA. These alternative means include the consideration of 
proposed, pending, or approved development projects that haven’t received a certificate of 
occupancy prior to the start of the 6th cycle on June 30, 2022 – the projection period for the 6th 
cycle housing element update. The Town of Portola Valley’s pipeline and pending projects are 
discussed in more detail below.  

Additionally, per HCD guidance, a community may also credit the number of ADUs that are 
anticipated to be developed during the 6th cycle housing element planning period toward their 
RHNA requirements. The forecasted development of ADUs during the planning period must 
be based on an analysis of prior years’ building permit data and local development regulations 
that promote ADU development. The Town of Portola Valley’s anticipated ADU development 
over the course of the 2023-2031 planning period is discussed in more detail below. 

PIPELINE AND PENDING PROJECTS  

Residential projects that have been approved but have not received a certificate of occupancy 
prior to June 30, 2022, are referred to as “pipeline projects”. These projects will be developed 
during the 2023-2031 planning period. Similarly, pending projects are residential 
developments that have yet to be approved but will likely be developed during the 2023-2031 
planning period. Both the pipeline and pending projects of the Town of Portola Valley are 
included below in Table 6-4. These two developments include:  

 The approved Willow Commons residential development planned at 4388 Alpine Road will 
include 11 multi-family supportive housing units for individuals with intellectual 
developmental delays and two units for on-site staff. The 13 units will consist of 11 low-
income, one moderate-, and one above moderate-income. 

 The pending “Stanford Wedge” Faculty Housing development is proposed in the 
northeastern portion of the Town along Alpine Road will consist of 27 single-family 
residential units and 12 workforce housing units (six confirmed to be low-income and six 
anticipated to be moderate-income) to be clustered on approximately 7 acres of a 75-acre 
site. The remainder of the site will be undeveloped and subject to a vegetation 
management plan to address fire safety concerns.  
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TABLE 6-4: APPROVED PIPELINE UNITS AND UNITS PENDING APPROVAL 

APN Address Site Name 

Affordability Category  

Very 
Low-

Income 
Low-

Income
Moderate- 

Income 

Above 
Moderate-

Income Total 
Approved Pipeline Projects 

79072120 4388 Alpine Road Willow Commons 0 11 1 1 13 

Pending Projects 

77281020 
Alpine Road and 
Golden Oak Drive 

Stanford Wedge 0 6 6 27 39 

Total 0 17 7 28 52 
Source: Town of Portola Valley Planning & Building Department, 2022 

ACCESSORY DWELLING UNITS AND JUNIOR ACCESSORY DWELLING UNITS 

In addition to pipeline projects, a community may also count ADU development projected to 
occur during the 2023-2031 planning period towards their RHNA requirements. To do so, 
communities must analyze historic building permit trends, over the last several years, to 
accurately identify a reasonable projection of ADUs to be developed over the planning period. 
This analysis considers the various California State laws passed since 2017 that are intended 
to encourage ADU development, as well as local efforts on behalf of the Town of Portola Valley 
to promote ADU development.  

Figure 6-1 below includes an analysis of the Town’s issuance of building permits for ADUs 
between the years 2017 to 2021. In the year 2017, the Town issued a total of 11 ADU building 
permits and seven ADU building permits were issued in both 2018 and 2019. In 2020, only 
three ADU building permits were issued due to the Town being severely impacted by the 
COVID-19 pandemic and a complete department shut down except emergency building 
permits for several months. In 2021, ADU permitting picked up again and the Town issued 11 
building permits. As of May 2022, the Town has received seven applications for ADUs and is 
in communication with about eight more households looking to build an ADU. During a focus 
group meeting for property owners interested in building an ADU or Junior ADU (JADU), over 
50 people attended and provided valuable input for new policies to help incentivize and 
streamline the ADU and JADU process. Due to the Town’s trends in ADU building permits, 
property owner interest, as well as several new ADU and JADU programs proposed as part of 
this Housing Element update to encourage development of ADUs and JADUs, the Town of 
Portola Valley assumes an average of 11-12 ADU/JADU building permits to be issued each year 
of the 6th Cycle planning period. This equates to a total of 92 dwelling units planned to be 
constructed over the next 8 years.  

Affordability Levels of Projected ADU and JADU Development 

Due to their co-location on existing residential lots, and smaller building footprints, typically 
ranging in size between 800 and 1,200 square feet (ADUs) and 500 square feet (JADUs), ADUs 
and JADUs are generally considered to serve as affordable-by-design housing options in 



6 | ADEQUATE SITES 

92 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

communities. However, due to a variety of local market factors, the level of affordability of 
ADU/JADU development may vary by community. The Town of Portola Valley’s proposed 
distribution of anticipated ADU/JADU development across affordability levels is consistent 
with the Technical Memorandum “Affordability of Accessory Dwelling Units” issued by ABAG 
on September 8, 2021 and detailed below in Table 6-5. Thirty percent of anticipated ADU/JADU 
developments, or 28 ADUs/JADUs are anticipated to be developed as affordable to “very low-
income” households, with another 28 anticipated to be developed as affordable to “low-
income” households. Another 30% are anticipated to be developed as affordable to 
“moderate-income” households and 10%, or eight ADUs/JADUs are anticipated to be 
developed as affordable to “above moderate-income” households. To encourage the 
development of ADUs/JADUs at various affordability levels, the Town proposes programs 
within Section 7, Goals, Policies, and Programs to further encourage the development of ADUs 
and JADUs at various income levels. These programs are summarized below for reference as 
well. 

 

FIGURE 6-1: ADU BUILDING PERMITS ISSUED 2017-2021; ADU APPLICATIONS IN 2022 

Source: Town of Portola Valley Planning & Building Department, 2022 
Note: The year 2022 represents permit applications received as of May 2022. 

Proposed ADU and JADU Policies and Programs 

To continue to incentivize the development of JADUs and ADUs throughout the town, at a 
variety of affordability levels the Town proposes the creation and adoption of various JADU 
and ADU policies as outlined within Section 7, Goals, Policies, and Programs. These programs 
are summarized below for reference.  
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 Prepare pre-approved preliminary floor plans for ADUs and JADUs that are made available 
to property owners. These pre-approved floor plans would only require minimal 
additional engineering to account for the unique topography of sites and would 
significantly decrease the level of effort required of property owners in designing and 
permitting a JADU or ADU. 

 Offer direct technical assistance and streamlining through the Town’s Building 
Department to residents that want to make minor improvements to accommodate a JADU, 
such as adding an efficiency kitchen or other facilities.  

 Create a new program to match low-income renters with ADU owners in Portola Valley. 
This program will match low-income renters who have experienced displacement from 
areas outside of Portola Valley, with ADU owners within Portola Valley to increase access 
to opportunities within the town. The Town will partner with the Human Investment 
Project for Housing (HIP Housing), a nonprofit organization that conducts a similar 
program in San Mateo County to match housing “providers” with housing “seekers.”  

 Create an amnesty program for existing, unpermitted ADUs to obtain permits to legalize 
the ADUs during the 2023-2031 planning period. The amnesty program would provide 
property owners the opportunity to formally legalize existing unpermitted ADUs. 

 Establish staff and consultant ADU office hours so that applicants can ask questions of 
subject matter experts. 

 Develop and run a survey of ADU owners in Portola Valley to determine how ADUs are 
being used in the community and how much they are contributing to the housing stock 
and affordable housing. 

 Develop and run a survey of ADU owners in Portola Valley to determine how ADUs are 
being used in the community and how much they are contributing to the housing stock 
and affordable housing. 

RHNA CREDITS SUMMARY 

A summary of the pipeline and pending projects as well as projected ADU development which 
can serve as “alternative means” or credits toward the Town of Portola Valley’s RHNA 
requirements are included below in Table 6-5. Together these credits total 144 units. 

TABLE 6-5: RHNA CREDITS SUMMARY 

RHNA Credit 

Affordability Category 

Very  
Low- 

Income 
Low- 

Income 
Moderate- 

Income 

Above 
Moderate-

Income Total 
Willow Commons Project 0 11 1 1 13 

Stanford Wedge Project 0 6 6 27 39 

ADUs/JADUs 28 28 28 8 92 

Total 28 45 35 36 144 
Source: Town of Portola Valley Planning & Building Department, 2022 
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SITE INVENTORY METHODOLOGY 

Following consideration of applicable RHNA Credits as described above, the Town has 
identified land resources that are determined to be suitable for accommodation of the 
remaining portion of their RHNA requirements, inclusive of a buffer for all income categories. 
These suitable land resources are referred to as Adequate Sites. Consistent with Government 
Code Section 65583.2(a), and the community’s priorities related to wildfire and geologic safety, 
Portola Valley’s adequate sites appropriate for residential development include the following 
standards or characteristics:  

 As a threshold matter sites with significant wildfire risk, geologic safety concerns, or 
evacuation constraints were screened out. 

 An attempt to disperse the sites throughout town and not concentrate in a single 
neighborhood. 

 The highest density should be located on streets with good accessibility. 

 Vacant sites zoned for residential use. 

 Vacant sites zoned for nonresidential use that allows residential development. 

 Residentially zoned sites that are capable of being developed at a higher density, including 
sites owned or leased by a Town, county, or Town and county. 

 Sites zoned for nonresidential use that can be redeveloped for residential use, and for 
which the housing element includes a program to rezone the site. 

 Sites occupied by members of the Affiliated Housing Program. 

In addition to the above criteria, the Town and consultant team used HCD guidance as well as 
trends from recent development projects to calculate the realistic capacity of adequate sites. 
These are described in greater detail below.  

REALISTIC CAPACITY  

Realistic capacity of sites identified within the Town’s Housing Sites Inventory was calculated 
using a combination of proposed zoning, physical constraints, feasibility analysis conducted 
by an architectural consultant, input from an affordable housing developer, general market 
feasibility analyzed by 21 Elements on behalf of the Town, an economic consultant, and input 
from Town staff on local conditions. Since the Town has never had multifamily zoning, there 
is no history of what has been built in the past that can be used for comparison. Furthermore, 
other demographically similar communities in San Mateo County cannot be used to gauge 
market feasibility because there are no market-driven multifamily developments in those 
jurisdictions either. However, the Town recently saw the completion of a six-unit multi-family 
development at the Priory School through the Affiliated Housing Program, a 13-unit 
supportive housing project is currently in construction and a 12-unit multi-family affordable 
project is currently being proposed as part of a larger market-rate housing project proposed 
by Stanford University. Those projects demonstrate that it is realistic to develop housing that 
is not limited to single family. 
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Densities and Affordability 

To make it feasible to develop housing that is affordable to very low- and low-income 
households, housing must be built at higher densities. HCD has published guidance that 
specifies the minimum residential densities deemed necessary to accommodate lower-
income households. Per this guidance, which has been updated with 2020 Census data, the 
Town of Portola Valley is considered a jurisdiction with a “default density” of 20 dwelling units 
per acre. This means that sites that allow denser development of at least 20 dwelling units per 
acre are considered able to accommodate lower-income units. Accordingly, the Town has 
identified sites included within the Sites Inventory which will be rezoned to newly created 
zoning districts as outlined within the “Rezoning Program” subsection below. These rezonings 
will provide for the development of housing at default densities identified by HCD during the 
2023-2031 planning period.  

Site Size 

Consistent with HCD guidance, sites identified within the Town’s Site Inventory to 
accommodate lower-income housing units, developed at a minimum of 20 dwelling units per 
acre are between 0.5 acres and 10 acres. 

Utilities  

Realistic capacity also considered the location of many housing sites in existing urbanized 
portions of the town, already serviced by existing utilities and infrastructure. These parts of 
the Town offer the presence of existing infrastructure to serve the housing sites; however, 
some sites may require lateral connections or expansions of existing utilities, these 
improvements are considered standard improvements and routine of redevelopment 
projects in urbanized areas. Such improvements will be done at the expense of the property 
owner or developers. 

REZONING PROGRAM 

Pursuant to Government Code Section 65583.2(c), the Town of Portola Valley will adopt three 
new zoning districts including 1) a new multi-family district allowing up to four dwelling units 
per acre, 2) a new multi-family district allowing 20 dwelling units per acre, and 3) a mixed-use 
district allowing residential uses up to six dwelling units per acre. Sites which are proposed to 
be rezoned to these new zoning designations as part of this Housing Element update are 
indicated within Table 6-7. The new districts and rezonings will be adopted by January 2023. 

Multi-Family Zoning Districts 

Two new multi-family zoning districts will be created to allow for residential development up 
to four dwelling units per acre and 20 dwelling units per acre, respectively. Both districts will 
be subject to objective design standards that will be codified in the Municipal Code including 
but not limited to floor area, height, setback, lighting, and landscaping. The four dwelling units 
per acre zoning district shall be limited to the Glen Oaks housing site. The 20 dwelling units 
per acre shall be applied to 4394 Alpine Road and the Ladera Church Affiliated Housing site. 



6 | ADEQUATE SITES 

96 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

Mixed-Use Zoning District 

The new mixed-use zoning district will allow for mixed-use residential development up to six 
dwelling units per acre. Objective standards will be included in the Municipal Code including, 
but not limited to, floor area, height, setback, lighting, and landscaping. The standards will 
require at least 50% of building floor area to be a residential use and will allow for up to 100% 
of building floor area to be dedicated to residential uses. This zoning district shall be limited 
to the 4370 Alpine Road housing site.  

Opt-in-Single-Family Rezoning Program 

To further increase housing development, the Town is creating an Opt-in Single-Family 
Rezoning Program to disperse additional residential units throughout the community and 
provide a greater diversity of types of housing units available. To gauge interest in such a 
program, the Town held an “Opt-in Rezoning” focus group meeting for property owners that 
may be interested in voluntarily upzoning their property. After the meeting, five property 
owners expressed interest in the program. The Town expects the program to be viable based 
on this preliminary level of interest and the number of potential units that could be produced 
on those sites. The new program will allow single-family residential parcels 1 acre or greater 
to upzone to allow up to four dwelling units per acre and a maximum of four dwelling units 
per lot, subject to the following safety criteria:  

 Accessible to two ways of ingress and egress 
 Located on a slope less than 30% 
 Outside of a very high fire hazard severity zone, as adopted by the Town Council 
 Outside of a fault zone 
 Outside of areas identified with unstable soils or at risk of landslide or liquefaction 

These potentially eligible parcels range from approximately one to 3 acres in size and are 
broadly dispersed throughout Portola Valley’s neighborhoods. The Town has conducted a 
preliminary analysis of the properties meeting the criteria and is anticipating that a total of 12 
residential units may be accommodated through the Town as part of the described Opt-In 
Rezoning Program during the 6th Cycle planning period. 

Prior to a property participating in the proposed Opt-in Rezoning Program, the site will be 
reviewed by the Town’s Planning Commission for program eligibility consistent with the above 
safety criteria, which will be further detailed in the Municipal Code (adopted by January 2023). 
Contingent on eligibility being determined, proposed development of these sites would then 
be reviewed by the Town’s Architectural and Site Control Commission (ASCC) for consistency 
with newly established objective design standards proposed to be adopted as part of this 
Housing Element update. These objective design standards will include but not be limited to, 
floor area, setback, height, lighting, exterior material, landscaping, and water usage standards. 
The Town’s newly proposed multi-family and mixed-use zoning districts, as well as the Town’s 
proposed Opt-In Rezoning Program will be adopted prior to January 2023.  
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SITES INVENTORY 

Figure 6-2 below shows all adequate housing opportunity sites identified within the Town of 
Portola Valley as part of the 6th Cycle Housing Element update, similarly Table 6-6 below 
summarizes these sites according to how they will be utilized by the Town to meet its RHNA 
requirements. Based on pipeline and pending projects, projected ADU production, and the 
realistic capacity of the adequate sites inventory identified here within, the Town has capacity 
to accommodate 293 housing units, which is higher than the RHNA of 253. This includes a total 
of 88 units affordable to very low-income households, 51 units affordable to low-income 
households, 47 units affordable to moderate income households, and 107 units affordable to 
above moderate-income households.  

Per HCD guidance, the Town’s adequate Sites Inventory is described here in on a site-by-site 
basis and organized according to vacant and non-vacant land resources. It should be noted 
that a majority of the Town’s adequate sites are non-vacant land resources as identified within 
this subsection. While several non-vacant sites are proposed to be eventually redeveloped 
with residential uses, several other non-vacant sites are proposed to retain their existing uses 
in addition to being developed with affiliated housing options associated with those existing 
uses. Affiliated housing options refer to multi-family housing developments on institutional 
sites intended to serve employees and staff affiliated with the institutions that own the site or 
other members of the Town’s workforce. Due to the high-cost of living within Portola Valley, 
many employees of these institutional uses cannot afford to live in market-rate housing 
options provided within the town. Accordingly, the Town has identified these “Affiliated 
Housing Sites” for inclusion within the Town’s 6th Cycle Housing Element update.  

Inclusion of these Affiliated Housing sites within the Town’s Sites Inventory is based on the 
Town’s experienced success with their existing Affiliated Housing Program and the interest of 
these institutions in developing additional housing in the future. To date, the Town’s Affiliated 
Housing program has provided for the development of a total of 13 affiliated housing units 
which are located at the Woodside Priory School, a private catholic college preparatory school 
located northwest of the intersection of Alpine Road and Portola Road in the town. Six units 
were recently completed, two of which are deed restricted for lower-income residents. The 
Affiliated Housing Program has become increasingly important to the community because it 
encourages people that work in Town to also live here. This diversifies the community and 
reduces the impacts of employees driving into town. 
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TABLE 6-6: ADEQUATE SITES LAND INVENTORY  

APN Name Acres 
Existing  

Use Existing General Plan 
Existing  
Zoning 

Proposed 
Rezoning 

Assumed 
Density 
(du/ac) 

Realistic Capacity 

VLI LI MI AMI Total 

VACANT SITES 

79072130 
4394 Alpine Rd Housing 
Site 

1.18 Vacant 
Commercial and 

Research/Administrative: 
Local Shopping & Service 

CC 
Multi-
Family 

20 2 4 5 12 23 

Subtotal            23 

NON-VACANT SITES 

77272010 
Vacant Portion of Dorothy 
Ford Field and Open Space 
Housing Site 

2.48a 
Baseball 
Field (To 
Remain) 

Neighborhood 
Community / Existing Park

O-A &  
R-E 

Multi-
Family 

20 50 0 0 0 50 

77282030 Glen Oaks Housing Site 4a Equestrian 
Alpine Rd. Scenic Corridor 

& Greenway  
O-A &  

R-E 
Multi-
Family 

4 0 0 2 14 16 

79072060 
4370 Alpine Rd Housing 
Site 

1.5 Office 
Alpine Rd. Scenic Corridor 

& Greenway  
O-A &  

R-E 
Mixed-Use 6 0 0 0 9 9 

Subtotal            75 

Affiliated Housing Sites 

79200030 
Sequoias Affiliated Housing 
Site 

42 b Multi-Family Institution "Other"  R-E No change 8c 0 0 5 18 23 

076262030 
Christ Church Affiliated 
Housing Site  

1 Church Institution "Church"  R-E No change 6c 0 0 0 6 6 

77271180 
Ladera Church Affiliated 
Housing Site  

0.5 Church Institution "Church"  R-E 
Multi-
Family 

20 8 2 0 0 10 

Subtotal            39 

Opt-In Rezoning Program Sites >1 
Single-Family 
Residential 

Low-Medium and Low 
Residential 

R-1, R-E 
Opt-In 

Rezoning 
4 0 0 0 12 12 

Total            149 
Notes: VLI = Very Low-Income, LI = Low-Income, MI = Moderate-Income, AMI = Above Moderate-Income, R-E = Residential Estate, R-1 = Single-Family Residential, A-P=Administrative Professional, O-A = 
Open Area, CC=Community Commercial. a Developable area. b Portion of a larger site. c Density to be determined by Planning Commission. Source: Town of Portola Valley, 2022. 
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VACANT SITES 

4394 Alpine Road Housing Site 

The housing site located in the Nathhorst 
Triangle at 4394 Alpine Road is 
approximately 1.18 acres and is currently 
vacant and consists of a grassy field. Lisa 
Wise Consulting prepared a preliminary 
concept plan for the site and estimated 23 
units could be developed. This site will be 
rezoned with the new multi-family district 
that will allow 20 units to the acre. 

NON-VACANT (UNDERUTILIZED) SITES 

The Town’s non-vacant/underutilized land resources are anticipated to accommodate a total 
of 75 residential units of the Town’s RHNA. These non-vacant land resources are categorized 
into five housing sites throughout the town. As described above, several non-vacant sites are 
developed with existing land uses that are proposed to be eventually redeveloped with 
residential uses, while other non-vacant sites are proposed to be developed with affiliated 
housing options. Affiliated housing is often provided by institutional, non-profit, and/or 
religious institutions such as churches and universities, among others. The Town of Portola 
Valley’s non-vacant land resources proposed for the future accommodation of residential 
development include:  

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 
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Vacant Portion of Dorothy Ford Field and Open Space Housing Site 

The Dorothy Ford Field and Open Space 
Housing Site has approximately 2.48 acres of 
developable area in an irregular shape and is 
located in the northeast corner of the town, 
along Alpine Road. The overall site is owned 
by the Town and is currently developed with a 
baseball field and is located adjacent to Los 
Trancos Creek and the Alpine Trail.  

A constraints analysis for the site has been 
done to maintain the Town’s 75-foot scenic 
corridor requirement and 55-foot creek 
setback while maintaining the existing 
baseball field. To determine if a multi-family 
development is physically possible in this 
area, the Town contracted with Lisa Wise 
Consulting to develop a conceptual site plan 
which demonstrates that up to 50 units is possible on the developable portion of the site. The 
site could also include 7,000 square feet of community space and a playground. 

The Town is creating a new Gateway Land Use classification that will include multi-family 
affordable housing that will allow 20 units to the acre (of the developable portion of the site). 
The Dorothy Ford Field and Open Space site will be included in this new classification.  As a 
Town-owned site, it will be offered to non-profit low-income housing developers to provide 50 
very low-income units. To test the viability of this approach, the Town has spoken with Alta 
Housing, a non-profit agency that has built low- and moderate-income housing projects in San 
Mateo and Santa Clara Counties. 

Alta’s preliminary review shows this project would be competitive for tax credits and a project 
would be feasible. The latest regulations provide points for new construction Large Family 
housing type in Highest/High Resource areas per the 2022 California Tax Credit Allocation 
Committee (TCAC)/HCD Opportunity Map. The Town plans to solicit interest from affordable 
housing developers to develop the site. The Town has an existing Affordable Housing Fund 
with over 4 million dollars that may be partially utilized to fund the project if necessary. The 
Town would likely ground lease the site to the housing developer at a nominal rate. 

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 
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Glen Oaks Housing Site 

The Glen Oaks site, owned by Stanford University, 
has approximately 4 acres of developable land at the 
corner of Alpine Road and Arastradero Road. A 
portion of the land is occupied by the Isola Stables at 
the Glen Oaks Equestrian Center with grassy open 
fields surrounding the Stables. The Equestrian 
Center is subject to a short term-term lease. Across 
the street from this site is the Stanford Wedge 
property, a 39-unit project (see pending project). 
Stanford has expressed interest in working with the 
Town to develop an appropriate project at the Glen 
Oaks project site. Since the primary mission of 
Stanford University is education, the housing units 
are anticipated to be for faculty/staff with an 
affordable housing component. This site will be 
rezoned with a new multi-family district that will 
allow up to four units to the acre on the developable 
portions of the site. The Site Inventory estimates 16 
units could be developed based on a feasibility 
analysis showing approximately 4 acres of developable area. The feasibility analysis evaluated 
the most restrictive scenario by keeping development outside of a 75-foot scenic corridor 
setback (in orange) and 55-foot creek setback (in blue).  The width of each area (235 and 338 
feet, respectively) was also considered wide enough to accommodate future development. 

4370 Alpine Road Housing Site  

The second housing site in the Nathhorst 
Triangle located at 4370 Alpine Road is 
approximately 1.5 acres and is currently 
developed with underutilized office uses. Lisa Wise Consulting prepared a preliminary concept 
plan demonstrating that 20 units per acre would be feasible with complete redevelopment of 

Developable area based on feasibility 
analysis.

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 
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the site. The Ad Hoc Housing Element Committee found that this site would be appropriate 
with six units per acre and rezoned with the new mixed-use district. The Site Inventory 
estimates nine townhome units could be developed, which is well substantiated by the 
architectural feasibility diagram above. The northwest portion of the site includes a former 
tennis court and parking area that are not being used. The property owner has also expressed 
interest in redeveloping the property in a meeting with staff. The development potential of 
the site is greatly enhanced through inclusion as a housing site; the property owner has 
significant financial incentive to develop residential units.  

Affiliated Housing Sites  

The following housing sites were identified for inclusion within the Town’s Site Inventory as 
affiliated housing sites, developed in accordance with the Town of Portola Valley’s existing 
Affiliated Housing Program as described within this section, and Section 7, Goals, Policies, and 
Programs. The Town’s Affiliated Housing Program was created in the 1990’s and allows for the 
development of affordable, multi-family housing on institutional sites. 

The Sequoias Affiliated Housing Site  

The Sequoias Affiliated Housing Site is an approximately 42-acre parcel located just south of 
Portola Road in the central portion of the town. The northern portion of the site is presently 
developed as The Sequoias, a buy-in retirement community operated by Sequoia Living. The 
project site is currently designated Institution “Other” and zoned Residential Estate (R-E). The 
site is near the San Andreas Fault and includes potentially unstable soils. The Sequoias has 
operated in Portola Valley since prior to incorporation in 1964.  

The Sequoias is in the early phases of exploring the development potential of the site. They 
have performed preliminary geotechnical investigations of the site to analyze whether 
additional development would be possible and where on the site it should be located. Their 
initial findings indicate that there are two potential locations for additional housing. The Town 
Geologist concurs with their initial analysis. Further design level geotechnical analysis will be 
required prior to approval by the Town. The Sites Inventory includes 18 market rate units for 
seniors and five workforce housing units to serve their employees, as proposed by The 
Sequoias in conversation with the Town. The workforce units are expected to reduce 
commutes for employees that travel great distances to work and help with emergency 
response capacity. Given the physical constraints of the site, The Sequoias may request 
relaxation of the setback requirement to accommodate future development. The Ad Hoc 
Housing Element Committee expressed support for a reasonable waiver of the setback to 
accommodate the workforce housing units.   

The Sequoias is also looking to the future and the potential need to upgrade the site 
infrastructure and adapt with the changing needs of residents. The Town will continue to 
communicate with The Sequoias on their needs and how additional housing can be safely 
incorporated into the site.  
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Christ Church Affiliated Housing Site 

Christ Church is a new member of the Affiliated 
Housing Program. The site is an approximately 
2.9-acre parcel located at 815 Portola Road in 
the northern central portion of the town. The 
project site is currently designated “Institution 
“Church” and zoned Residential Estate (R-E). 
The site is presently developed with Christ 
Church, a preschool and parking lot. Church 
leadership has expressed an interest in joining 
the Affiliated Housing Program for several 
years. The approximately 1-acre parking lot 
behind the Church is the potential location for 
a housing development. Six units are included in the housing inventory. Preliminary analysis 
by staff indicates that the development of six townhomes is feasible at this location. 

Ladera Community Church Affiliated Housing Site  

The Town Council previously voted to 
include Ladera Community Church in the 
Affiliated Housing Program at their request; 
this Housing Element formalizes that 
action. Church representatives have 
expressed interest in developing housing in 
town for several years. The site is an 
approximately 0.5-acre parcel located west 
of Alpine Road, in the northeastern portion 
of the town. The project site is currently 
designated Institution “Church” and zoned 
Residential Estate (R-E). The church facility 
itself is located on the immediately adjacent property, which is located outside the Town limits. 
The development site is currently vacant, with only a small portion used as children’s play area 
for the church. It will be rezoned to the new multi-family zoning district to allow 20 dwelling 
units per acre. The owner has expressed interest in developing housing on the site both 
publicly at Ad Hoc Housing Element Committee meetings as well as with Town staff. 

SITES SUMMARY 

State Housing Element Law requires local governments to prepare an inventory of land 
suitable for residential development, including vacant sites, sites having the potential for 
redevelopment, and an analysis of the relationship of zoning, public facilities, and services to 
these sites. The inventory of land suitable for residential development must be used to identify 
sites that can be developed for housing within the planning period.  

Table 6-7 summarizes the Town of Portola Valley’s capacity to meet RHNA goals. 
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TABLE 6-7: HOUSING SITES SUMMARY 

 

Very  
Low- 

Income 
Low- 

Income
Moderate- 

Income 

Above 
Moderate- 

Income Total 
Land Resources 

Pipeline & Pending Projects 0 17 7 28 52 

Projected ADU Development 28 28 28 8 92 

Vacant Sites 

Dorothy Ford Field and Open Space 
Housing Site 

50 0 0 0 50 

4394 Alpine Rd Housing Site 2 4 5 12 23 

Non-Vacant Sites 

Glen Oaks Housing Site 0 0 2 14 16 

4370 Alpine Rd Housing Site 0 0 0 9 9 

Affiliated Housing Sites 

Sequoias Affiliated Housing Site 0 0 5 18 23 

Christ Church Affiliated Housing Site 0 0 0 6 6 

Ladera Church Affiliated Housing Site 8 2 0 0 10 

Opt-in Rezoning Program Sites 0 0 0 12 12 

Total Unit Potential 88 51 47 107 293 

2023-2031 RHNA 73 42 39 99 253 

Extra Capacity 15 9 8 8 40 

% Buffer Provided 21% 21% 21% 8% 16% 
Source: Town of Portola Valley, 2022. 
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SECTION 7. GOALS, POLICIES, AND PROGRAMS 
California Government Code Section 65583(b)(1) requires the Housing Element to contain “a 
statement of goals, quantified objectives, and policies relative to the maintenance, 
preservation, and development of housing.” The policies and programs directly address the 
housing needs and constraints identified and analyzed in this Housing Element and are based 
on State law. Five goals are presented below pursuant to HCD requirements for the 6th Cycle. 

As required by law, quantified objectives have been developed for housing production, 
rehabilitation, and conservation. These are presented at the end of this section. The quantified 
objectives provide metrics for evaluating the effectiveness of the Element. 

Three types of statements are included in this section: goals, policies, and programs. Goals 
express broad, long-term statements for desired outcomes. Each goal is followed by multiple 
policies. The policies are intended to guide decision makers, staff, and other Town 
representatives in the day-to-day operations of the Town. They are statements that describe 
the Town’s position on specific housing issues. Some policies, but not all, require specific 
programs to ensure their effective implementation.  

GOAL 1: Expand the types of housing allowed in the community. Facilitate the 
development of a range of housing types to meet the Town’s fair share of 
regional housing needs and accommodate current and new Portola Valley 
residents of diverse ages, races, and socioeconomic backgrounds. 

Policy 1: Allow for new housing through new General Plan land use classifications for 
multi-family and mixed-use districts, a voluntary upzoning program, and 
other programs.  

Program 1-1: Create a new “Gateway” land use classification in the General Plan 
that allows affordable housing, recreation and open space. Create 
two new zoning districts that allow for multi-family housing at four 
du/acre and 20 du/acre to provide for development of housing at 
lower-income levels. 
 Include the Dorothy Ford Field and Open Space site as well as the 

Ladera Church site in the new “Gateway” land use classification.  
 Create multi-family development standards in the new zoning 

district to allow for greater intensity, including floor area, height 
limits, minimum lot or unit sizes, and allowable dwelling units per 
acre. 

 Consider establishing form-based codes and by-right approvals for 
the new zoning district. 

Quantified Objective/Metric: Construct 99 units. 
Time Frame: January 2031 
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Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-2: Create a new zoning district that allows for mixed-use residential 
development with up to six du/ac and would allow for up to 100% of 
building floor area to be dedicated to residential uses.  
 Create mixed-use development standards in the new zoning 

district to allow for greater intensity, including floor area, height 
limits, minimum lot or unit sizes, and allowable dwelling units per 
acre. 

 Consider establishing form-based codes and by-right approvals for 
the new zoning district. 

Quantified Objective/Metric: Construct nine units. 
Time Frame: January 2031 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-3: Create a new voluntary upzoning program that allows property 
owners with sites one acre or greater to develop up to four dwelling 
units per acre, assuming they meet the following safety criteria: 
 Accessible to two ways of ingress and egress. 
 Located on a slope less than 30%. 
 Outside of a very high fire hazard severity zone. 
 Outside of a fault zone. 
 Outside of areas identified with unstable soils or at risk of 

landslide or liquefaction.  

  Interested property owners would be required to go before Planning 
Commission to demonstrate all safety criteria would be met. 
Subsequently, the Architectural Site Control Commission (ASCC) 
would review the planning application for compliance with a set of 
objective design standards. 
Quantified Objective/Metric: Construct 12 units. 
Time Frame: January 2031 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-4: Currently the Affiliated Housing program is implemented through the 
Housing Element. With this update, the Municipal Code will be 
updated to further incentivize use of this program to provide 
affordable workforce housing and to establish the parameters and 
process for the Affiliated Housing program, including development 
standards and affordability requirements. 
Quantified Objective/Metric: Construct 29 units. 
Time Frame: January 2031 



7 | GOALS, POLICIES, AND PROGRAMS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT 107 

Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-5: Explore co-housing as a means to encourage a broader range of 
residents to the community. 
Quantified Objective/Metric: Identify organizations that support co-
housing. Meet with them every two years to assess co-housing 
options or other programs to promote development of housing for 
lower incomes. 
Time Frame: Initiate by June 2023 and meet every two years 
throughout planning period. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Policy 2: Create a well-managed affordable housing program that preserves 
affordability in perpetuity. 

Program 2-1: Amend the Municipal Code to establish inclusionary housing 
requirements for new multi-family housing developments. 
Quantified Objective/Metric: Adopt code amendment for inclusionary 
requirements. 
Time Frame: June 2024 
Responsible Agency: Town Council 
Financing Source: General Fund 

Program 2-2:  Develop a program to manage new affordable housing units in the 
town. Consider including the following: 
 Consider maintain affordability restrictions for 99 years or in 

perpetuity.  
 Consider prioritizing affordable housing for residents, former 

residents or those who work, or used to work in the town. 
 Use a small percentage of a future housing trust fund to pay for 

housing staffing. 
 Consider joining with other cities in San Mateo County to share 

qualified housing staff to support the housing program. 
Quantified Objective/Metric: Coordinate with other San Mateo 
County cities to establish a shared housing staff person or identify a 
third party affordable housing resource by July 2023. 
Time Frame: Initiate by June 2023 and implement program by 
December 2023. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund and Affordable Housing Trust Fund 

Policy 3: Develop housing on town or non-profit owned parcels where feasible. 

Program 3-1:  Initiate a site planning process for the sites in the new “Gateway” 
land use classification to make the most efficient use of the property 
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and preserve open space. Pursue an affordable housing project on 
the Dorothy Ford Field and Open Space site in partnership with an 
affordable housing developer.  

 Comply with provisions of the Surplus Land Act (Assembly 
Bill 1486- Ting, 2019). 

 Consider improvements to the baseball field as part of the 
site planning process. 

 Consider collaboration with Ladera Church to integrate their 
site into the Town’s affordable housing project.  

Quantified Objective/Metric: Begin site planning process in January 
2024. Issue Request for Proposals to affordable housing developers 
by September 2024. Develop 50 very low-income units. 
Time Frame: Issue RFP by September 2024. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund and Affordable Housing Trust Fund 

Program 3-2:  Provide technical assistance to nonprofits/religious institutions to 
develop their sites with affordable housing. 
Quantified Objective/Metric: Provide monthly office hours for 
technical assistance starting June 2023. Construct 16 units by end of 
planning period. 
Time Frame: Initiate by June 2023. Construct units by January 2031. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

GOAL 2: Elimination of Government Constraints. Removal of governmental policies 
or regulations that unnecessarily constrain the development, improvement, 
or conservation of market-rate or affordable housing. 

Policy 4: Revise standards and approval process to reduce cost and uncertainty for 
affordable housing and lower cost market rate housing. 

Program 4-1:  Create new parking requirements for affordable housing based on 
best practices and local conditions.  
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: January 2024 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 4-2:  Provide additional flexibility on development standards for affordable 
housing through State Density Bonus Law or the Affiliated Housing 
program. 
Quantified Objective/Metric: Annual assessment for consistency and 
opportunities to expand flexibility. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 
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Program 4-3:  Establish a clear approval and permitting process for modular and 
manufactured homes. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: June 2024 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 4-4:  Establish clear zoning regulations and objective standards (pursuant 
to Senate Bill 330) for new multi-family development. 
Quantified Objective/Metric: N/A 
Time Frame: January 2023 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Policy 5: Improve the development review process to reduce uncertainty and 
encourage development that fits with the Town’s objective standards while 
preserving rural character. 

Program 5-1:  Review and update Municipal Code standards so that they are more 
understandable and create handouts in plain language. 
Quantified Objective/Metric: Adopt code amendments and make 
revised handouts available on the Town’s website and at the Town 
Hall and library. 
Time Frame: Evaluate code and amend by December 2023. 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

Program 5-2:  Review use of consultants, staffing pattern, and fee schedules for 
ways to improve efficiency. 
Quantified Objective/Metric: Evaluate annually and determine if 
changes are needed. Provide summary report to Town Council as part 
of budget process. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

GOAL 3: Resilient Housing. Manage wildfire vulnerability through design and policy 
strategies. 

Policy 6: Continue to refine fire resistant building standards and land use policies to 
ensure they utilize the most up to date science in preparation for wildfire 
resiliency. 

Program 6-1:  As part of the regular three-year cycle to update the building code, 
evaluate the code and include latest best practices for fire resiliency 
in collaboration with Woodside Fire Protection District. 
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Quantified Objective/Metric: Adopt code amendments as needed. 
Time Frame: Evaluate code evaluated and incorporate best practices 
every three years. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 6-2:  Update the Town’s landscaping regulations and guidelines with 
science-based best practices with respect to fire safety and water 
usage. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Regulations and guidelines evaluated by September 
2023. Best practices incorporated by June 2024. 
Responsible Agency: Conservation Committee, Planning & Building 
Department and Town Council 
Financing Source: General Fund 

Program 6-3:  Consider adding supportive programs to assist households with 
vegetation management. 
Quantified Objective/Metric: Consider establishing incentives or 
other resources for vegetation management and disposal for 
property owners. 
Time Frame: Determine if incentive program will be established by 
June 2025. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 6-4:  Review and adopt, as appropriate, fire hazard maps developed by the 
Woodside Fire Protection District and/or CalFire. Once new fire 
hazard maps are available, revaluate sites to determine if any new 
sites are needed or if new fire prevention measures are needed. 
Quantified Objective/Metric: Consider adoption of code 
amendments. 
Time Frame: Adoption of Safety Element policies by January 2023. 
Consider code amendments when maps are available. 
Responsible Agency: Planning & Building Department and Town 
Council in coordination with Woodside Fire Protection District 
Financing Source: General Fund 

Program 6-5:  Once new fire hazard maps are available from Woodside Fire 
Protection District and/or CalFire, evaluate ADU and Senate Bill 9 
ordinances to determine if any new fire prevention measures are 
needed. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Analysis conducted within 6 months of maps being 
available and code amendments adopted 3 months after that.  
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 
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Program 6-6:  Work with local fire officials to educate homeowners and landlords 
through community meetings, mailers, and participation in 
community events on how to reduce fire risk to structures and 
landscaping as wildfire risk continues to increase due to climate 
change. 
Quantified Objective/Metric: Hold two community events annually, 
publish tips quarterly, and send mailers to all households once 
annually. 
Time Frame: Ongoing 
Responsible Agency: Wildfire Preparedness Committee and Town 
Manger in Coordination with Woodside Fire Protection District 
Financing Source: General Fund 

Program 6-7:  The Town has had a number of regulations that encourage energy 
conservation for years. These include permitting solar installations, 
utilizing subdivision regulations that protect solar access, and 
supporting energy efficient design. In addition, most new 
development is clustered, which reduces impacts on the land. The 
Town also requires native landscaping, which reduces the need for 
both water and energy. All of these policies and regulations will 
continue. 
Quantified Objective/Metric: Continue existing green and energy 
conservation measures, revise them when necessary, and implement 
new programs in accordance with the Sustainability Element and the 
town’s future Climate Action Plan. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

GOAL 4: Affirmatively Furthering Fair Housing. Promote equal opportunity for all 
residents to reside in the housing of their choice regardless of their special 
characteristics as protected under State and Federal fair housing law. 

Policy 7: Promote ADU/JADU construction and affordability and encourage programs 
that would increase the diversity of ADU occupants. 

Program 7-1:  Improve public information on the ADU application and permit 
process so it is clear and comprehensive. Create new informational 
materials on JADUs, recognizing their benefits related to affordability, 
use of existing building areas, and environmental benefits. Track 
ADUs and JADUs separately to help analyze how well each program is 
working. 
Quantified Objective/Metric: Construct 92 ADU/JADU dwelling units 
during the planning period. 
Time Frame: Make informational packets available by June 2023. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 
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Program 7-2:  Create an amnesty program for existing, unpermitted ADUs to obtain 
permits to legalize the ADUs during the 2023-2031 planning period. 
The amnesty program would provide property owners the 
opportunity to formally legalize existing unpermitted ADUs. 
Quantified Objective/Metric: Permit 15 existing dwelling units during 
the planning period. 
Time Frame: Establish amnesty program by December 2023. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Program 7-3:  Provide direct assistance from the Building Division for property 
owners interested in making minor changes to accommodate a JADU.  
Quantified Objective/Metric: Construct 92 dwelling units during the 
planning period. 
Time Frame: June 2023 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Program 7-4:  Establish staff and consultant ADU office hours so that applicants can 
ask questions of subject matter experts.  
Quantified Objective/Metric: Construct 92 dwelling units during the 
planning period.  
Time Frame: Initiate office hours by June 2023. 
Responsible Agency: Town Staff, Town Geologist, Engineering 
Consultant 
Financing Source: General Fund 

Program 7-5:  Develop and run a survey of ADU owners in Portola Valley to 
determine how ADUs are being used in the community and how 
much they are contributing to the housing stock and affordable 
housing. 
Quantified Objective/Metric: Continue to update ADU database for 
the Town. Survey all property owners with ADUs/JADUs. 
Time Frame: Conduct survey in 2023, 2026 and 2030. 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

Program 7-6:  Develop an affordable ADU rental program that matches low-income 
tenants who have experienced displacement from areas outside of 
Portola Valley due to increasing rents with Portola Valley ADU owners 
willing to rent ADUs at below market rates.  

  Assess every two years if the number of very low- and low-income 
ADUs is meeting the Town’s 6th cycle RHNA goals. If not, provide the 
following incentives:  
 Provide incentives to homeowners to rent to Housing Choice 

Voucher Program (previously Section 8) and low-income 
households (like waiving fees or offering another financial 
incentive). 
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Quantified Objective/Metric: Reach out to HIP Housing to match 
displaced tenants located outside of Portola Valley. Develop 28 ADUs 
as affordable to “very low-income” households and another 28 as 
affordable to “low-income” households. Assess ADU/JADU 
production every two years. If not meeting RHNA goals, provide 
additional incentives. 
Time Frame: Develop program by June 2023. Assess ADU production 
every two years beginning in 2024. 
Responsible Agency: Town staff 
Financing Source: Affordable Housing Trust Fund 

 Program 7-7:  Prepare pre-approved preliminary floor plans for ADUs and JADUs 
that are made available to property owners. These pre-approved 
floor plans would only require minimal additional engineering to 
account for the unique topography of sites and would significantly 
decrease the level of effort required of property owners in designing 
and permitting a JADU or ADU.  

  Assess every two years if ADU and JADU production is meeting the 
Town’s 6th cycle RHNA goals. If not, offer expedited plan check for 
ADU and JADU applications and organize a meeting with property 
owners that have constructed ADUs and interested property owners 
to understand the challenges and provide additional resources, as 
feasible to encourage ADU/JADU applications.  
Quantified Objective/Metric: Establish pre-approved ADU and JADU 
floor plans. Develop 28 ADUs affordable to “moderate-income” 
households and 8 ADUs to “above moderate-income” households. 
Assess ADU/JADU production every two years. If not meeting RHNA 
goals, provide expedited plan check and meet with property owners 
two times per year.  
Time Frame: Establish floor plans by December 2023. Assess 
ADU/JADU production every two years beginning in 2024. 
Responsible Agency: Town staff 
Financing Source: Affordable Housing Trust Fund 

 

Policy 8: Encourage and support the enforcement of laws and regulations prohibiting 
discrimination in lending practices and in the sale or rental of housing.  

Program 8-1:  To comply with State law (SB 520), the Town adopted written 
Reasonable Accommodation Procedures within Chapter 18.11 of the 
Town’s Code of Ordinances. The Town will continue to analyze 
existing land use controls, building codes, and permit and processing 
procedures to determine constraints they impose on the 
development, maintenance, and improvement of housing for persons 
with disabilities. The Town hands out informational brochures and 
includes information on the Towns website to inform residents of the 
Reasonable Accommodation Procedures. 
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Quantified Objective/Metric: Evaluate regulations every 3 years and 
determine if changes are needed. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-2:  Due to clarifications of California law relative to transitional and 
supportive housing, the Town’s municipal code needs to be amended 
so that it is fully compliant. In order to comply, the new multi-family 
and mixed-use zoning districts need to allow supportive housing by-
right in zones where multi-family and mixed uses are permitted, 
pursuant to Government Code Section 65651 (SB 745 and AB 2162). 
Quantified Objective/Metric: N/A 
Time Frame: December 2022 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-3:  Update the Municipal Code to comply with State law to allow a Low 
Barrier Navigation Center by-right in zones where mixed uses are 
permitted, pursuant to Government Code Section 65660 (SB 48 
(2019)). 
Quantified Objective/Metric: Adopt code amendment. 
Time Frame: Complete rezoning by 3 years and 120 days from 
January 1, 2023. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-4:  Incentivize developers through development standards concessions 
or fee waivers/reductions to increase the number of accessible units 
beyond the federal requirement of 5% for subsidized developments. 
Quantified Objective/Metric: Increase accessible units beyond 5% for 
subsidized developments. 
Time Frame: Incentives developed by January 2024. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-5:  Rezone properties in Town to allow multi-family housing with a range 
of affordability levels and deed restrictions to ensure affordability 
over time. Affirmatively market the housing to households that are 
under-represented in Town including Black and Hispanic households. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Complete rezoning by 3 years and 120 days from 
January 31, 2023. Complete marketing materials to be sent at time of 
project approval. 
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Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-6:  Through collaboration with local service providers, convene a 
discussion of populations that are experiencing comparatively high 
rates of cost burden to discuss solutions for relief. Consider a rental 
assistance program tailored to extremely high cost-burdened 
residents. This may be in coordination with ADU/JADU programs. 
Include Black, Indigenous and people of color in these conversations. 
Quantified Objective/Metric: Decrease cost burden in Portola Valley. 
Time Frame: Convene discussion by June 2024. Consider rental 
assistance program by December 2024. 
Responsible Agency: Town Staff and Race and Equity Committee 
Financing Source: General Fund 

Program 8-7:  Collaborate with other cities/towns and Project Sentinel, or another 
similar organization, to perform fair housing training for property 
owners, real estate agents, and tenants across the region. The 
training would include information on reasonable accommodation 
and source of income discrimination, as well as other fair housing 
information with emphasis on certain topics driven by housing 
complaint data and information from stakeholders. Participation in 
fair housing training will be required for approval of landlords’ 
business licenses. Focus enforcement efforts on race-based 
discrimination and reasonable accommodations. 
Quantified Objective/Metric: Establish a list of property owners and 
real estate agents connected with the lease of multifamily housing 
and ADUs/JADUs. Provide written materials annually. Conduct two 
workshops. 
Time Frame: Establish list by December 2023. Issue written materials 
annually thereafter. Conduct two workshops by 2030. 
Responsible Agency: Town Staff and Race and Equity Committee 
Financing Source: General Fund 

Program 8-8:  Create a webpage specific to fair housing including resources for 
residents who feel they have experienced discrimination, information 
about filing fair housing complaints with HCD or HUD, and 
information about protected classes under the Fair Housing Act. 
Quantified Objective/Metric: Increase participants in fair housing 
programs. 
Time Frame: Establish webpage by December 2023 
Responsible Agency: Town Staff  
Financing Source: General Fund 
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PROGRAM IMPLEMENTATION MATRIX 

Table 7-1 includes the implementation timing for each proposed program. 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
GOAL 1: Expand the types of housing allowed in the community.       

Policy 1: Allow for new housing through new General Plan land use 
classifications for multi-family and mixed-use districts, a voluntary 
upzoning program, and other programs. 

      

1-1: Create a new “Gateway” land use classification in the General Plan that allows 
affordable housing, recreation and open space. Create two new zoning districts 
that allows for multi-family housing at four du/acre and 20 du/acre to provide for 
development of housing at lower-income levels.  

 Include the Dorothy Ford Field and Open Space site as well as the Ladera 
Church site in the new “Gateway” land use classification.  

 Create multi-family development standards in the new zoning district to 
allow for greater intensity, including floor area, height limits, minimum 
lot or unit sizes, and allowable dwelling units per acre. 

 Consider establishing form-based codes and by-right approvals for the 
new zoning district. 

Amend Land 
Use Element 
and Zoning 

Code 

    Construct 99 
units by January 

2031 

1-2: Create a new zoning district that allows for mixed-use development with up 
to six du/ac and would allow for up to 100% of building floor area to be dedicated 
to residential uses.  

 Create mixed-use development standards in the new zoning district to 
allow for greater intensity, including floor area, height limits, minimum 
lot or unit sizes, and allowable dwelling units per acre. 

 Consider establishing form-based codes and by-right approvals for the 
new zoning district. 

Amend Land 
Use Element 
and Zoning 

Code 

    Construct nine 
units by January 

2031 

1-3: Create a new voluntary upzoning program that allows property owners with 
sites one acre or greater to develop up to four dwelling units per acre, assuming 
they meet the following safety criteria: 

 Accessible to two ways of ingress and egress. 
 Located on a slope less than 30%. 
 Outside of a very high fire hazard severity zone. 
 Outside of a fault zone. 
 Outside of areas identified with unstable soils or at risk of landslide or 

liquefaction.  

     Construct 12 
units by January 

2031 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
Interested property owners would be required to go before Planning Commission 
to demonstrate all safety criteria would be met. Subsequently, the Architectural 
Site Control Commission (ASCC) would review the planning application for 
compliance with a set of objective design standards. 
1-4: Currently the Affiliated Housing program is implemented through the 
Housing Element. With this update, the Municipal Code will be updated to further 
incentivize use of this program to provide affordable workforce housing and to 
establish the parameters and process for the Affiliated Housing program, 
including development standards and affordability requirements. 

     Construct 29 
units by January 

2031 

1-5: Explore co-housing as a means to encourage a broader range of residents to 
the community. 

 June (Initiate)    Meet annually 

Policy 2: Create a well-managed affordable housing program that preserves 
affordability in perpetuity. 

      

2-1: Amend the Municipal Code to establish inclusionary housing requirements 
for new multi-family housing developments. 

  June    

2-2: Develop a program to manage new affordable housing units in the town. 
Consider including the following: 

 Consider maintaining affordability restrictions for 99 years or in 
perpetuity.  

 Consider prioritizing affordable housing for residents, former residents 
or those who work, or used to work in the town. 

 Use a small percentage of a future housing trust fund to pay for housing 
staffing. 

 Consider joining with other cities in San Mateo County to share qualified 
housing staff to support the housing program.  

 June (Initiate) 
December 

(Implement) 

    

Policy 3: Develop housing on town or non-profit owned parcels where 
feasible. 

      

3-1: Initiate a site planning process for the sites in the new “Gateway” land use 
classification to make the most efficient use of the property and preserve open 
space. Pursue an affordable housing project on the Dorothy Ford Field and Open 
Space site in partnership with an affordable housing developer.  

  September 
(Issue RFP) 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
 Consider improvements to the baseball field as part of the site planning 

process. 
 Consider collaboration with Ladera Church to integrate their site into the 

Town’s affordable housing project.  
 Comply with provisions of the Surplus Land Act (Assembly Bill 1486- Ting, 

2019) 
3-2: Provide technical assistance to nonprofits/religious institutions to develop 
their sites with affordable housing. 

 June (Initiate)    Construct by 
January 2031 

GOAL 2: Elimination of Government Constraints       

Policy 4: Revise standards and approval process to reduce cost and 
uncertainty for affordable housing and lower cost market rate housing. 

      

4-1: Create new parking requirements for affordable housing based on best 
practices and local conditions.  

  January    

4.-2: Provide additional flexibility on development standards for affordable 
housing through State Density Bonus Law or the Affiliated Housing program. 

     Ongoing 

4-3: Establish a clear approval and permitting process for modular and 
manufactured homes. 

  June    

4-4: Establish clear zoning regulations and objective standards (pursuant to 
Senate Bill 330) for new multi-family development. 

 January      

Policy 5: Improve the development review process to reduce uncertainty 
and encourage development that fits with the Town’s objective standards 
while preserving rural character. 

      

5-1: Review and update Municipal Code standards so that they are more 
understandable and create handouts in plain language. 

 December     

5-2: Review use of consultants, staffing pattern, and fee schedules for ways to 
improve efficiency. 

     Ongoing- Annual 
with Budget 

process 

GOAL 3: Resilient Housing       

Policy 6: Continue to refine fire resistant building standards and land use 
policies to ensure they utilize the most up to date science in preparation for 
wildfire resiliency. 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
6-1: As part of the regular three-year cycle to update the building code, evaluate 
the code and include latest best practices for fire resiliency in collaboration with 
Woodside Fire Protection District.  

     Evaluate code 
and incorporate 

best practices 
every three 

years. 
6-2: Update the Town’s landscaping regulations and guidelines with science-based 
best practices with respect to fire safety and water usage. 

 September 
(Evaluate) 
June (Best 
practices) 

    

6-3: Consider adding supportive programs to assist households with vegetation 
management. 

 June     

6-4: Adopt fire hazard maps developed by the Woodside Fire Protection District 
and/or CalFire. Once new fire hazard maps are available, revaluate sites to 
determine if any new sites are needed or if new fire prevention measures are 
needed. 

 January    Adopt code 
amendments 

when maps are 
available 

6-5: Once new fire hazard maps are available from Woodside Fire Protection 
District and/or CalFire, evaluate ADU and Senate Bill 9 ordinances to determine if 
any new fire prevention measures are needed. 

     Analysis 
conducted within 

6 months of 
maps being 

available and 
code 

amendments 
adopted 3 

months after 
that. 

6-6: Work with local fire officials to educate homeowners and landlords through 
community meetings, mailers, and participation in community events on how to 
reduce fire risk to structures and landscaping as wildfire risk continues to 
increase due to climate change. 

     Ongoing 

6-7: The Town has had a number of regulations that encourage energy 
conservation for years. These include permitting solar installations, utilizing 
subdivision regulations that protect solar access, and supporting energy efficient 

     Ongoing 



7 | GOALS, POLICIES, AND PROGRAMS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT   121 

TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
design. In addition, most new development is clustered, which reduces impacts 
on the land. The Town also requires native landscaping, which reduces the need 
for both water and energy. All of these policies and regulations will continue. 

GOAL 4: Affirmatively Furthering Fair Housing       

Policy 7: Promote ADU/JADU construction and affordability and encourage 
programs that would increase the diversity of ADU occupants. 

      

7-1: Improve public information on the ADU application and permit process so it 
is clear and comprehensive. Create new informational materials on JADUs, 
recognizing their benefits related to affordability, use of existing building areas, 
and environmental benefits. Track ADUs and JADUs separately to help analyze 
how well each program is working. 

 June     

7-2: Create an amnesty program for existing, unpermitted ADUs to obtain permits 
to legalize the ADUs during the 2023-2031 planning period. The amnesty program 
would provide property owners the opportunity to formally legalize existing 
unpermitted ADUs. 

 December     

7-3: Provide direct assistance from the Building Division for property owners 
interested in making minor changes to accommodate a JADU.  

 June     

7-4: Establish staff and consultant ADU office hours so that applicants can ask 
questions of subject matter experts.  

 June     

7-5: Develop and run a survey of ADU owners in Portola Valley to determine how 
ADUs are being used in the community and how much they are contributing to 
the housing stock and affordable housing. 

 2023   2026 2030 

7-6: Develop an affordable ADU rental program that matches low-income tenants 
who have experienced displacement from areas outside of Portola Valley due to 
increasing rents with Portola Valley ADU owners willing to rent ADUs at below 
market rates. Assess every two years if the number of very low- and low-income 
ADUs is meeting the Town’s 6th cycle RHNA goals. If not, provide the following 
incentives:  

 Provide incentives to homeowners to rent to Housing Choice Voucher 
Program (previously Section 8) and low-income households (like waiving 
impact fees or offering another financial incentive). 

 June (Initiate) June 
(Assess) 

 June 
(Assess) 

June 2028 and 
2030 (Assess) 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
7-7: Prepare pre-approved preliminary floor plans for ADUs and JADUs that are 
made available to property owners. These pre-approved floor plans would only 
require minimal additional engineering to account for the unique topography of 
sites and would significantly decrease the level of effort required of property 
owners in designing and permitting a JADU or ADU. Assess every two years if ADU 
and JADU production is meeting the Town’s 6th cycle RHNA goals. If not, offer 
expedited plan check for ADU and JADU applications and organize a meeting with 
property owners that have constructed ADUs and interested property owners to 
understand the challenges and provide additional resources, as feasible. 

 December 
(Initiate) 

June 
(Assess) 

 June 
(Assess) 

June 2028 and 
2030 (Assess) 

Policy 8: Encourage and support the enforcement of laws and regulations 
prohibiting discrimination in lending practices and in the sale or rental of 
housing. 

      

8-1: To comply with State law (SB 520), the Town adopted written Reasonable 
Accommodation Procedures within Chapter 18.11 of the Town’s Code of 
Ordinances. The Town will continue to analyze existing land use controls, building 
codes, and permit and processing procedures to determine constraints they 
impose on the development, maintenance, and improvement of housing for 
persons with disabilities. The Town hands out informational brochures and 
includes information on the Towns website to inform residents of the Reasonable 
Accommodation Procedures.  

     Evaluate 
regulations every 

3 years and 
determine if 
changes are 

needed 

8-2: Due to clarifications of California law relative to transitional and supportive 
housing, the Town’s municipal code needs to be amended so that it is fully 
compliant. In order to comply, the new multi-family and mixed-use zoning 
districts need to allow supportive housing by-right in zones where multi-family 
and mixed uses are permitted, pursuant to Government Code Section 65651 (SB 
745 and AB 2162). 

Will be 
complete in 
December 

2022, prior to 
adoption 

     

8-3: Update the Municipal Code to comply with State law to allow a Low Barrier 
Navigation Center by-right in zones where mixed uses are permitted, pursuant to 
Government Code Section 65660 (SB 48 (2019)). 

    June  

8-4: Incentivize developers through development standards concessions or fee 
waivers/reductions to increase the number of accessible units beyond the federal 
requirement of 5% for subsidized developments. 

  January    
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
8-5: Rezone properties in Town to allow multi-family housing with a range of 
affordability levels and deed restrictions to ensure affordability over time. 
Affirmatively market the housing to households that are under-represented in 
Town including Black and Hispanic households. 

    June  

8-6: Through collaboration with local service providers, convene a discussion of 
populations that are experiencing comparatively high rates of cost burden to 
discuss solutions for relief. Consider a rental assistance program tailored to 
extremely high cost-burdened residents. This may be in coordination with 
ADU/JADU programs. Include Black, Indigenous and people of color in these 
conversations.  

  June 
(convene) 
December 
(consider 
program) 

   

8-7: Collaborate with other cities/towns and Project Sentinel, or another similar 
organization, to perform fair housing raining for property owners, real estate 
agents, and tenants across the region. The training would include information on 
reasonable accommodation and source of income discrimination, as well as other 
fair housing information with emphasis on certain topics driven by housing 
complaint data and information from stakeholders. Participation in fair housing 
training will be required for approval of landlords’ business licenses. Focus 
enforcement efforts on race-based discrimination and reasonable 
accommodations. 

 December 
(Establish 

list) 

   Two workshops 
by 2030 

8-8: Create a webpage specific to fair housing including resources for residents 
who feel they have experienced discrimination, information about filing fair 
housing complaints with HCD or HUD, and information about protected classes 
under the Fair Housing Act. 

 December     
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2023-2031 QUANTIFIED OBJECTIVES 

Table 7-2 summarizes the quantified objectives for the 2023-2031 planning period. 
 

TABLE 7-2: QUANTIFIED OBJECTIVES FOR PORTOLA VALLEY 

 New Construction Rehabilitation Conservation 

Extremely and Very 
Low-Incomea 

73 0 0 

Low-Income 42 0 0 

Moderate-Income 32 7 0 

Above Moderate-
Income 

91 8b 0 

Total 238 15 0 
a Extremely low-income assumed to be 50% of very low-income allocation.  
b Assumes the rehabilitation of 15 ADUs through the proposed amnesty program. 
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SECTION 1. INTRODUCTION 
The Housing Element of the General Plan identifies and analyzes existing and projected 
housing needs and contains the official policies for the preservation, conservation, 
rehabilitation, and production of housing in the Town of Portola Valley. This Housing Element 
covers the Planning Period from January 2023 through January 2031. 

PURPOSE AND CONTENT  

The Town of Portola Valley’s Housing Element is the component of the Town’s General Plan 
that addresses housing needs and opportunities for present and future residents through 
2031. It provides the primary policy guidance for local decision-making related to housing. The 
Housing Element of the General Plan is the only General Plan Element that requires review 
and certification by the State of California. 

The Housing Element provides a detailed analysis of Portola Valley’s demographic, economic, 
and housing characteristics as required by State Law. The Housing Element does this through 
assessing the success of the previous Housing Element, the need for and status of housing in 
the town, constraints on the provision of housing, and sites available for housing. Building on 
this foundation, the Element sets forth the goals and policies of the Town with regard to 
housing and establishes programs to increase the supply of housing, and especially affordable 
housing. This is the 6th update and revision of the Housing Element which was first adopted 
by the Town of Portola Valley in 1969.  

HOUSING ELEMENT UPDATE PROCESS 

The California State legislature has identified the attainment of a decent home and suitable 
living environment for every Californian as a State-wide goal. Local planning programs play a 
critical part in achieving this goal. Therefore, the Legislature mandates that all jurisdictions 
prepare a Housing Element as part of their comprehensive General Plans (California 
Government Code Section 65580 et al.). 

The Town intends to review this Housing Element annually and update it not less than every 
eight years to ensure it remains relevant and reflects the community’s changing housing 
needs. The Town will annually review its progress implementing the Housing Element through 
Annual Progress Reports required to be submitted to the State. The Town is updating its 
Housing Element at this time to comply with the update required of all jurisdictions in the 
Association of Bay Area Governments (ABAG) region, as well as to respond to the unique 
character of the town.  

Community engagement has been an integral part of the update process. Portola Valley’s 
community was consulted throughout the update process and diligent efforts were made to 
reach those in protected classes and communities who have historically been left out of 
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planning processes. The community engagement process and results are detailed in Appendix 
A of the Housing Element. 

STATE LAW AND LOCAL PLANNING 

CONSISTENCY WITH STATE LAW 

The Housing Element responds to State requirements as set forth in Government Code 
Section 65580 et seq. Accordingly, this revision addresses Portola Valley’s share of regional 
housing need as determined by the San Mateo County subregion allocation process for the 
2023-2031 planning period.  

There have been substantive changes to State law since the Town’s last Housing Element. 
Some of the most notable changes in housing legislation are described below.  

 Assembly Bill (AB) 68, AB 587, AB 671, AB 881, and Senate Bill (SB) 13. Further 
incentivize the development of accessory dwelling units (ADUs) through streamlined 
permits, reduced setback requirements, increased allowable square footage, reduced 
parking requirements, and reduced fees.  

 AB 1763. Requires jurisdictions to provide a larger density bonus and enhanced 
concessions to development projects that restrict 100% of their units as affordable to 
lower- and moderate-income households and provides greater bonuses for such projects 
when they are within 0.5 miles of a major transit stop.  

 AB 101. Requires jurisdictions to allow low barrier navigation centers by-right in areas 
zoned for mixed uses and in nonresidential zones permitting multi-family uses if the 
center meets specified requirements.  

 AB 686. Require public agencies in California to affirmatively further fair housing, which is 
defined as taking meaningful actions that, taken together, address significant disparities 
in housing needs and in access to opportunity by replacing segregated living patterns with 
truly integrated and balanced living patterns; transforming racially and ethnically 
concentrated areas of poverty into areas of opportunity; and fostering and maintaining 
compliance with civil rights and fair housing laws.  

 AB 1255 and AB 1486. Identify and prioritize State and local surplus lands available for 
housing development affordable to lower-income households.  

 AB 2162. Requires that supportive housing be a permitted use without discretionary 
review, in zones where multi-family and mixed uses are permitted, including 
nonresidential zones permitting multi-family uses.  

 SB 330. Enacts changes to local development policies, permitting, and processes. These 
changes include establishing new criteria on application requirements and processing 
times for housing developments; preventing localities from decreasing the housing 
capacity of any site, such as through downzoning or increasing open space requirements; 
preventing localities from establishing non-objective standards; and requiring that any 
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proposed demolition of housing units be accompanied by a project that would replace or 
exceed the total number of units demolished. 

GENERAL PLAN CONSISTENCY 

The California Government Code (Section 65300.5) requires internal consistency among each 
Element of the General Plan. The General Plan Elements shall provide an integrated, internally 
consistent, and compatible statement of policy. The Town of Portola Valley continuously 
reviews the General Plan for internal consistency when updates or amendments occur. The 
Town has reviewed the other Elements of the General Plan and determined that the Housing 
Element is not consistent with other elements; therefore, the Town plans to amend other 
elements at the same time the Housing Element is adopted so that the General Plan will be 
internally consistent.  

RELATIONSHIP TO OTHER PLANS AND PROGRAMS 

The Housing Element identifies goals, objectives, policies, and actions for the 2023-2031 
planning period that directly addresses existing and future housing needs in Portola Valley. 
Town plans and programs work to implement the goals, objectives, and policies of the Housing 
Element. 

HOUSING ELEMENT ORGANIZATION 

Consistent with State law, this Housing Element consists of the following major components: 

 Introduction [Section 1]: Explains the purpose, process, and contents of the Housing 
Element. 

 Housing Needs Assessment [Section 2]: Includes an analysis of population and 
employment trends, the Town’s fair share of regional housing needs (RHNA), household 
characteristics and the condition of housing stock.  

 Affirmatively Furthering Fair Housing [Section 3]: Summarizes the ways the Town is 
affirmatively furthering fair housing under the requirements of Assembly Bill 686. 
Affirmatively furthering fair housing means “taking meaningful actions, in addition to 
combatting discrimination, that overcome patterns of segregation and foster inclusive 
communities free from barriers that restrict access to opportunity based on protected 
characteristics.” 

 Constraints [Section 4]: Reviews governmental constraints, including land use controls, 
fees, and processing requirements, as well as non-governmental constraints, such as 
construction costs, availability of land and financing, physical environmental conditions, 
and units at-risk of conversion that may impede the development, preservation, and 
maintenance of housing. 

 Resources [Section 5]: Identifies resources available for the production and maintenance 
of housing, including an inventory of land suitable for residential development and 
discussion of federal, state, and local financial resources and programs available to 
address the Town’s housing goals. 
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 Adequate Sites [Section 6]: Describes and maps the land suitable for residential 
development to accommodate the Town’s RHNA. 

 Goals, Policies, and Programs [Section 7]: Details specific goals, policies, and programs 
the Town will carry out over the planning period to address Portola Valley’s housing goals. 

Given the detail and lengthy analysis in developing the Housing Element, supporting 
background material is included in the following appendices: 
 Appendix A: Community Engagement 
 Appendix B: Housing Needs Data Report 
 Appendix C: Assessment of Fair Housing 
 Appendix D: Review of the 2015-2023 Housing Element Performance 
 Appendix E: Sites Inventory Spreadsheet 

COMMUNITY ENGAGEMENT 

The Town has a proud history of community engagement and volunteerism that has existed 
since the Town’s incorporation. It is customary for residents to participate at very high levels 
in all aspects of government. An Ad Hoc Housing Element Committee with 15 members was 
formed in August 2021 with the charge of developing a Housing Element that complies with 
State Law and facilitating completion of the Housing Element on the State’s’ required timeline. 
The Ad Hoc Committee met at least monthly during the Housing Element update process with 
community participation of 25-160 people per meeting. The Town also held several 
community meetings, focus group meetings, and decision-maker meetings to discuss various 
aspects of the Housing Element update. During the Housing Element update process, the 
Town posted information on the Town’s website, social media, distributed information 
through the Town’s e-Notification system with over 450 subscribers and posted information 
on the Portola Valley Forum, an active list serve with over 3,600 members. Key lessons learned 
during the community engagement process to date include: 
 The community is interested in producing real affordable housing 
 ADUs alone won’t be enough to satisfy RHNA and get certified 
 Equity and Fair Housing are important 
 Using Town-owned property makes affordable housing more feasible 
 There is discomfort with upzoning single family homes if owners don’t want to 
 Rural character is important –but means slightly different things to different people 
 Safety is the first priority, then spread units throughout the community if feasible 
 Preserving local business is important 

All meetings are described in more detail in Appendix A.  

In addition to conversations focused on Portola Valley, the 21 Elements working group 
provided additional opportunities for community input. 21 Elements is a multi‐year, multi‐
phase collaboration between all San Mateo County jurisdictions, along with partner agencies 
and stakeholder organizations, that aims to support jurisdictions in developing, adopting, and 
implementing local housing policies and programs. Let's Talk Housing is a collaborative effort 
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between all 21 jurisdictions in San Mateo County focused on increasing awareness of and 
participation in the Housing Element update process. The 21 Elements working group 
organized an additional series of introductory meetings about the Housing Element update 
attended by more than 1,000 community members countywide, an All About RHNA webinar, 
four Stakeholder Listening Sessions that convened more than 30 groups, and a four-part 
Creating an Affordable Future webinar series to help educate community members about 
local housing issues.  

The draft Housing Element is available at Town Hall and at the library, as well as on the 
website. Town residents and others interested in housing in Portola Valley have had the 
opportunity to comment both at meetings and in writing. More detail about the Town’s 
community engagement efforts is included in Appendix A.  
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SECTION 2. HOUSING NEEDS ASSESSMENT 
To successfully plan for housing needs, the demographic and socioeconomic variables of the 
community must be assessed. This section discusses the components of housing needs, which 
include population characteristics, household characteristics, and employment and housing 
stock conditions. Unless otherwise specified, the data and figures in this section are specific 
to the Town of Portola Valley. This section highlights the primary findings of the Housing 
Needs Assessment Report prepared by the Association of Bay Area Governments 
(ABAG)/Metropolitan Transportation Commission (MTC). Additional information and graphs 
can be found in Appendix B: Housing Needs Data Report. For the Assessment of Fair Housing 
required under California’s Assembly Bill 686 of 2018, please see Appendix C or a summarized 
version in Section 3, Affirmatively Furthering Fair Housing. 

The data for this section has been collected using the most current available data from the 
ABAG, the 2010 U.S. Census and 2015-2019 5-year American Community Survey1, the 
Department of Housing and Urban Development Comprehensive Housing Affordability 
Strategy (CHAS), the California Department of Finance, the San Mateo Annual Homeless Point 
in Time Count Report, and other currently available real estate market data. These data are 
samples and as such, are subject to sampling variability. This means that data is an estimate, 
and that other estimates could be possible if another set of respondents had been reached.  

A summary of key facts from the ABAG/MTC Housing Needs Assessment included in Appendix 
B is below: 

 Age – In 2000, the median age in Portola Valley was 47.2; by 2019, this figure had increased 
to about 51 years. More specifically, the population of those under 14 has decreased since 
2010, while the 65-and-over population had increased. The 15-24 age group also jumped 
between 2010 and 2019.  

 Race/Ethnicity – Since 2000, the percentage of residents in Portola Valley identifying as 
White has decreased – and by the same token the percentage of residents of all other 
races and ethnicities has increased – by 9.7%, as of 2019.  

 Number of Homes –The number of homes in Portola Valley increased, 1.6% from 2010 to 
2020, which is below the growth rate for San Mateo County and below the growth rate of 
the region’s housing stock during this time period. 

 Home Prices – A diversity of homes at all income levels creates opportunities for all 
Portola Valley residents to live and thrive in the community. 

o Ownership – The largest proportion of homes had a value in the range of $2M+ in 
2019. Home prices increased by 149% from 2010 to 2020. 

o Rental Prices – The typical contract rent for an apartment in Portola Valley was $2,940 

 
1 The 2010 U.S. Census and 5-year ACS estimates were used as much of this work was done before the 2020 U.S. 
Census data was publicly available. 
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in 2019. Rental prices increased by 47% from 2009 to 2019. To rent a typical apartment 
without cost burden, a household would need to make $117,760 per year.2 

 Housing Type – In 2020, 81.1% of homes in Portola Valley were single-family detached, 
0.0% were single-family attached, 2.1% were small multi-family (2-4 units), and 16.8% were 
medium or large multi-family (5+ units). Between 2010 and 2020, the number of single-
family units increased more than multi-family units.  

 Cost Burden – In Portola Valley, 12.9% of households spend 30%-50% of their income on 
housing, while 13.5% of households are severely cost burden and use the majority of their 
income for housing. 

 Special Housing Needs – In Portola Valley, 10.2% of residents have a disability of any kind 
and may require accessible housing. Additionally, 8.0% of Portola Valley households are 
larger households with five or more people, who likely need larger housing units with 
three bedrooms or more. 5.8% of households are female-headed families, which are often 
at greater risk of housing insecurity. 

To address these housing needs, the Town has developed a comprehensive policy program, 
detailed in Section 7, Goals, Policies, and Programs, which includes introducing multi-family 
and mixed-use zoning districts to increase housing development. These are the first multi-
family zoning districts in the Town’s history. 

REGIONAL HOUSING NEEDS ALLOCATION (RHNA) 

The RHNA process is part of Housing Element Law used to determine how many new homes, 
and the affordability of those homes, each local government must plan for in its Housing 
Element. This process is repeated every eight years, and for this cycle the Bay Area is 
planning for the period from 2023 to 2031. In the case of the San Francisco Bay Area, ABAG 
and the State department of Housing and Community Development (HCD) determine the 
number of housing units that should be produced in the region. This determination of need 
is primarily based on estimated job growth. ABAG then allocated that need for each 
jurisdiction, based on their share of the region’s households, and adjusted for access to high 
opportunity areas, proximity of jobs to transportation and transit, and an equity adjustment 
to ensure that each jurisdiction receives an allocation of lower-income units that is at least 
proportional to its share of the region’s total households in 2020 (see Table 2-1). 

TABLE 2-1: THE TOWN OF PORTOLA VALLEY’S PAST AND CURRENT RHNA 

Housing Element Cycle Very Low Low Moderate 
Above 

Moderate Total 
2014 – 2022 (5th Cycle) 21 15 15 13 64 

2023 – 2031 (6th Cycle) 73 42 39 99 253 
Source: ABAG, 2021. Final RHNA Allocation Report 2023-2031, December. 

 
2 Note that contract rents may differ significantly from, and often being lower than, current listing prices. 
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As shown above in Table 2-1, the amount of housing being required is significantly higher than 
required for the last Housing Element cycle. Approximately 45.4% of all new housing is 
required to be affordable to low- and very low-income households. 

State law also requires that the Housing Element include an analysis of subsidized affordable 
units at risk of conversion to market rate. At-risk units are defined as multi-family rental 
housing complexes which are eligible to convert to market-rate due to the expiration of some 
types of affordability restrictions, such as termination of subsidy contract, mortgage 
prepayment, or expiring use restrictions. According to a database maintained by the California 
Housing Partnership, there are no federal or state subsidized affordable multi-family 
developments in Portola Valley. There are three deed-restricted affordable units, none of 
which are subsidized nor at risk of conversion to market-rate.  

SAN MATEO COUNTY 

To provide context, this subsection begins with the demographic and socioeconomic variables 
of the surrounding County first, then moves on to data specific to Portola Valley. 

 

San Mateo County makes up 10% of the total Bay Area population, which is the fifth largest 
metropolitan area in the country. The number of people living here has steadily grown over 
the past few decades. In 2020, our population was estimated to be 773,244, an increase 
of 19% since 1990.3 That trend is expected to continue–despite the impact of the pandemic–
because jobs continue to be added.  

People are also living longer, with those 65 and over expected to make up nearly 20% of the 
population by 2026. Equally important is the fact that Millennials recently surpassed the Baby 
Boomers as our largest generation. As Millennials enter their 40s, they will continue to shape 
countywide housing needs. By 2026, people 25-44 and 45-64 will make up more than 50% of 
the population.4 

 
3 U.S. Census, American Community Survey. 
4 Claritias Population Facts 2021. 
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What does this mean for housing needs? 

Both seniors and Millennials have shown a preference for more walkable, mixed-use 
neighborhoods that are close to work, schools, parks, and amenities. The majority of seniors 
prefer to stay in their homes and communities, known as aging-in-place. Yet many live on fixed 
incomes and may have mobility issues as they age, which require supportive services. 

Simultaneously, Millennials are less likely to own homes and have less savings than previous 
generations; they are more likely to live alone and delay marriage; and as they start families, 
may be in greater need of support when purchasing their first home. Coupled with increasing 
housing prices, it is more difficult for younger generations to rent or purchase a home than it 
was for current residents. 

We must address how to support our seniors as they get older so they can stay in their homes 
and communities, and make sure young people, new families, and our workers can find 
housing they can afford that meets their needs. 
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San Mateo County is a very diverse place to 
live, even when compared to the State of 
California. Countywide, more than one-third 
of the population is foreign-born and almost 
half speaks a language other than English at 
home. By contrast, a quarter of all 
Californians are foreign-born and less than 
a quarter speak a language other than 
English at home. Over 120 identified 
languages are spoken in San Mateo County, 
with top languages including Spanish (17%), 
Chinese (8%) and Tagalog (6%).  

Our population has become increasingly 
more diverse over time. In 2000, more than 
half of people identified as White, which fell 
to 39% in 2019, and is expected to decrease 
further to 35% by 2026. However, while the 
Asian and Latinx populations increased 
during that time, but the Black population 
decreased by almost half, from 3.5% to 
2.2%.5 

What does this mean for housing 
needs? 

When planning for housing, we need to 
consider a variety of housing needs—like 
larger homes for multi- generational families 
or those with more children—and how to create opportunities for everyone to access quality, 
affordable housing near schools, transit, jobs, and services. 

Past exclusionary practices have prevented people of color from purchasing homes, living in 
certain neighborhoods, and building wealth over time. As a result, they are more likely to 
experience poverty, housing insecurity, displacement, and homelessness. And while many of 
our communities are very diverse, we are still contending with segregation and a lack of 
equitable opportunities. To help prevent displacement due to gentrification and to create a 
future where it is possible for everyone to find the housing they need, it will be important to 
plan for a variety of housing types and affordability options in all neighborhoods. 

 

 
5 U.S. Census, American Community Survey. 
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Over the past 30 years, new home construction has not kept up with the number of jobs added 
to the economy. This has led to a housing shortage. 

In 2020, there were 265,000 households in San Mateo County. By 2050 we expect that to 
increase by almost 50%, to 394,000.6 This growing demand will continue to put pressure on 
home prices and rents. Given that nearly 75% of our housing was built before 1980, there will 
also be a need to upgrade older homes. While upgrades will be essential to make sure housing 
is of high quality and safe to residents, redevelopment or repair can sometimes result in a loss 
of affordable housing, especially in older multi-family or apartment buildings. 

For every six low-wage jobs ($20/hour) there is one home in the county that is affordable to 
such a worker (monthly rent of $1,500).7 

What does this mean for housing needs? 

Along with planning for more housing, we also need to consider how to best support the 
development of low- and moderate-income housing options while preserving existing 
affordable homes. This includes transitional and supportive housing options for the unhoused 
and universal design to meet accessibility and mobility needs. 

Although the majority of housing produced in the past few decades has been single-family 
homes or larger multi-family buildings, some households have become increasingly interested 
in “missing middle” housing—smaller homes that include duplexes, triplexes, townhomes, 
cottage clusters, garden apartments, and accessory dwelling units (ADUs). These smaller 
homes may provide more options to a diversity of community members across income, age, 

 
6 Plan Bay Area 2050 Projected Growth Pattern, U.S. Census, American Community Survey. 
7 Association of Bay Area Governments Jobs Housing Fit. 

https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthPattern_Jan2021Update.pdf
https://abag.ca.gov/sites/default/files/factor_j4_jobs-housing_fit_v2.pdf
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and household size. The Bay Area is a great place to 
live, but throughout the region and county there just 
isn’t enough housing for all income levels, which 
has caused costs to go up. Home prices and rents 
have been steadily increasing the past two decades, 
but in recent years the jump has been dramatic. 
Since 2009, median rent increased 41% to 
$2,200, and median home values have more 
than doubled to $1,445,000.8 

Overall, many residents are paying too much for 
housing, while many others have been priced out 
entirely. If a household spends more than 30% of its 
monthly income on housing, it is considered cost-
burdened. If it spends more than 50%, it is 
considered severely cost-burdened. Renters are 
usually more cost-burdened than homeowners. While home prices have increased 

 
8 San Mateo County Association of Realtors, Zillow. 
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dramatically, homeowners often benefit from mortgages at fixed rates, whereas renters are 
subject to ups and downs of the market.  

In San Mateo County, 17% of households spend half or more of their income on housing, while 
19% spend between a one-third to half. However, these rates vary greatly across income and 
race. Of those who are extremely low-income—making 30% or less of the area median income 
(AMI)—88% spend more than half of their income on housing. Latino renters and Black 
homeowners are disproportionately cost burdened and severely cost-burdened. Given that 
people in this situation have a small amount of income to start with, spending more than half 
what they make on housing leaves them with very little to meet other costs, such as food and 
healthcare. Very low-income households paying more than 50% of their income on rent are 
often at a greater risk of homelessness.9 

As a result, more people are living in overcrowded or unsafe living conditions. They are also 
making the tough choice to move further away and commute long distances to work or school, 
which has created more traffic. Since low-income residents and communities of color are the 
most cost burdened, they are at the highest risk for eviction, displacement, and homelessness. 

What does this mean for housing needs? 

Although there are complex supply, demand, and economic factors impacting costs, not 
having enough housing across all incomes has meant rent and prices are just higher. Programs 
and policies that can support more homes across all income levels, particularly very low-, low-, 
and moderate-income, are essential, as are more safe, affordable housing options to address 
homelessness. 

The Bay Area and San Mateo County have had very strong economies for decades. While some 
communities have more jobs and some have less, we have all been impacted by the imbalance 
of job growth and housing.  

 

 
9 U.S. Census, American Community Survey. 
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Since 2010, we have added over 100,000 jobs but only 10,000 homes.10 At the same time, our 
population is growing naturally, meaning more people are living longer while our children are 
growing up and moving out into homes of their own. All of this impacts housing demand and 
contributes to the rising cost of homes. We need more housing to create a better balance. 

In 2020, there were 416,700 jobs, and by 2050 we expect that to increase 22% to 
507,000.11 While some jobs pay very well, wages for many others haven’t kept up with how costly 
it is to live here. 

What does this mean for housing needs? 

As we plan for housing, we need to consider the needs of our workforce—folks who are a part 
of our communities but often end their day by commuting long distances to a place they can 
afford. Many have been displaced in recent decades or years, as housing rent and prices 
soared along with a job-generating economy. The lack of workforce housing affects us all, with 
teachers, fire fighters, health care professionals, food service providers, and many essential 
workers being excluded from the communities they contribute to every day. The long-term 
sustainability of our communities depends on our ability to create more affordable and 
equitable housing options.  

 
10 U.S. Census American Community Survey, State of CA Employment Development Dept (EDD). 
11 Plan Bay Area 2050 Projected Growth Pattern, 

https://www.planbayarea.org/sites/default/files/FinalBlueprintRelease_December2020_GrowthPattern_Jan2021Update.pdf
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To be considered low- or moderate-income in the Bay Area means a very different thing than 
in most parts of the country. The income or wage gap—the difference between the highest 
and lowest wages—is large in our region. Affordable housing here can mean that your favorite 
hairstylist, your child’s principal, or the friendly medical assistant at your doctor’s office can 
qualify for—and often needs—below market rate or subsidized affordable housing so they can 
live close to their work. 

The starting point for this calculation is the Area Median Income (AMI)—the middle spot 
between the lowest and highest incomes earned in San Mateo County. Simply put, half of 
households make more, and half of households make less. Moderate-income is 80 to 120% of 
the AMI, low-income is 50% to 80% AMI, and very-low-income is 30 to 50% AMI. Below 30% 
AMI is considered extremely low-income. The rule of thumb is households should expect to 
pay about a third of their income on housing. 

In San Mateo County, the AMI is $104,700 for a single person, $119,700 for a household 
of two and $149,600 for a family of four. When we talk about affordable housing, we mean 
housing that is moderately priced for low- or 
moderate-income residents so that new 
families and the workforce can live in our 
communities. Affordable housing programs 
are generally for those who earn 80% or 
below the AMI, which is $102,450 for a single 
person, $117,100 for a household of two, and 
$146,350 a year for a household of four.12 

What does this mean for housing 
needs? 

Given the price of land in San Mateo County 
and what it costs to build new housing, 
creating affordable housing is extremely 
challenging—and often impossible without 
some form of subsidy. Sometimes this is in 
the form of donated land from a local 
government or school district. Sometimes this 
is in the form of incentives to developers or 
zoning rules requiring affordable units to be 
included. Most commonly, subsidies happen 
through special financing, grants, and tax credits. Often all of these factors and more are 
needed to make affordable housing work. The housing element update process is an 
opportunity for each community to look at what is possible and put in place policies and 
programs to help make affordability a reality. 

 

 
12 State of CA Dept of Housing and Community Development (HCD), 2021 Income Limits. 
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PORTOLA VALLEY POPULATION CHARACTERISTICS AND 
TRENDS 

Housing needs are generally influenced by population and employment trends. This 
subsection provides a summary of the changes to the population size, age, and racial 
composition of the Portola Valley. 

POPULATION GROWTH 

Generally, the population of the Bay Area continues to grow because of natural growth and 
because the strong economy draws new residents to the region. San Mateo County makes up 
10% of the total Bay Area population, which is the fifth largest metropolitan area in the 
country. In 2020, the County’s population was estimated to be 773,244, an increase of 19% 
since 1990. That trend is expected to continue—despite the impact of the pandemic–because 
jobs continue to be added.  

As Figure 2-1 highlights, from 1990 to 2000, Portola Valley’s population increased by 6.4%, 
while it decreased by 2.4% during the first decade of the 2000s. This is in stark contrast to the 
Bay Area region which grew by 14.8%. In the most recent decade, the population of Portola 
Valley increased by 5.8%. The population of Portola Valley makes up 0.6% of San Mateo 
County.13 As of 2020, the population of Portola Valley is estimated to be 4,607. 

 
FIGURE 2-1: POPULATION GROWTH TRENDS 
Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the 
jurisdiction, county, and region indexed to the population in the first year shown. The data points represent the relative 
population growth in each of these geographies relative to their populations in that year. 

 
13 To compare the rate of growth across various geographic scales, Figure 2-1 shows population for the jurisdiction, 
county, and region indexed to the population in the year 1990. This means that the data points represent the 
population growth (i.e., percent change) in each of these geographies relative to their populations in 1990. 
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For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census 
counts. DOF uses the decennial census to benchmark subsequent population estimates. 

AGE COMPOSITION 

The median age for community members in Portola Valley has increased from 47.2 in 2000 to 
51 in 2019. In 2019, 23% of the population was under 18 and 29% was over 65. Between 2010 
and 2019, there was a large increase in the amount of young people from age 15 to 24 in the 
Town of Portola Valley (see Figure 2-2). 

 
FIGURE 2-2: POPULATION BY AGE, 2000-2019 

Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census 
Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001. 

An increase in the older population may mean there is a developing need for more senior 
housing options. There has also been a move by many to age-in-place or downsize to stay 
within their communities, which can mean more multi-family and accessible units are also 
needed. Regionally, families and seniors of color are even more likely to experience challenges 
finding affordable housing. People of color14 make up 7.4% of seniors and 20.3% of the 
population is youth under 18 (see Figure 2-3). 

 
14 Here, we count all non-white racial groups 
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FIGURE 2-3: SENIOR AND YOUTH POPULATION BY RACE 

Note: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, 
and an overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the 
stacked bar chart. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-G). 

RACE AND ETHNICITY 

Understanding the racial makeup of a town and region is important for designing and 
implementing effective housing policies and programs. Historically, these patterns are shaped 
by both market factors and government actions, such as exclusionary zoning, discriminatory 
lending practices and displacement that has occurred over time and continues to impact 
communities of color today. Since 2000, the percentage of residents in Portola Valley 
identifying as White has decreased and the percentage of residents of all other races and 
ethnicities has increased by 9.7 percentage points (see Figure 2-4). However, Portola Valley 
remains much less diverse than the Bay Area as a whole. In 2019, 82% of the population was 
White, 6.7% was Hispanic or Latinx, 6.5% was Asian, and 0.4% was African American. 
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FIGURE 2-4: PORTOLA VALLEY POPULATION BY RACE, 2000-2019 

Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate 
from racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those 
who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories 
on this graph represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data 
(2015-2019), Table B03002. 

EMPLOYMENT AND INCOME TRENDS 

Generally, having a similar number of jobs and employed residents produces more benefits 
for a community, such as reducing traffic and climate impacts, and allowing people who work 
in the community to also live there. Smaller jurisdictions, like Portola Valley, typically will have 
more employed residents than jobs and export workers, while larger cities tend to have a 
surplus of jobs and import workers. This dynamic not only means many workers will need to 
prepare for longer commutes, but in the aggregate, it contributes to traffic congestion and 
time lost for all road users. Despite the number of jobs in Portola Valley increasing by 8.2% 
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between 2002 and 2018, the jobs-to-household ratio remains at 0.63 which is significantly less 
than San Mateo County and the Bay Area Region (see Figure 2-5). 

 
FIGURE 2-5: JOBS-HOUSEHOLD RATIO 

Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state, and local 
government) plus United States Office of Personnel Management-sourced Federal employment; households in a 
jurisdiction 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the 
census block level. These are cross-walked to jurisdictions and summarized. The ratio compares place of work wage and 
salary jobs with households, or occupied housing units.  
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files 
(Jobs), 2002-2018; California Department of Finance, E-5 (Households). 

Portola Valley has a lower percentage of lower income households than the rest of the county 
and region, with 22% of households earning less than 80% of the Area Median Income (AMI)15 
compared to 40% of households in San Mateo County and 39% of households in the Bay Area 
as a whole (see Figure 2-6). This equates to 480 households currently living in Portola Valley 
who are below the AMI, and 255 households who are below 50% AMI which means they would 
qualify for very low-income housing. 

 
15 The Area Median Income is the middle spot between the lowest and highest incomes earned. The AMI for the county 
is $104,700 for a single person, $119,700 for a household of two and $149,600 for a family of four. 
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FIGURE 2-6: HOUSEHOLDS BY HOUSEHOLD INCOME LEVEL 

Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa 
County), Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San 
Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro 
Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the 
HUD metro area where this jurisdiction is located. The data that is reported for the Bay Area is not based on a regional 
AMI but instead refers to the regional total of households in an income group relative to the AMI for the county where 
that household is located.  
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy 
(CHAS) ACS tabulation, 2013-2017 release. 

Throughout the region, there are disparities between the incomes of homeowners and 
renters. Typically, the number of low-income renters greatly outpaces the amount of housing 
available that is affordable for these households. In Portola Valley, although the largest 
proportion of both renters and owners falls in the greater than 100% of AMI income group, 
19.1% of renters earn less than 30% of AMI compared to 4.1% of owners, and 48.5% of renters 
earn less than 80% AMI compared to 16.1% of owners. 

Poverty in Portola Valley is extremely low, with a rate close to zero. The more pressing issue 
faced by workers in Portola Valley is being able to afford housing as home and rental prices 
have greatly increased over time. 

Some neighborhoods are identified as “Highest Resource” or “High Resource” by the State of 
California based on a range of indicators such as access to quality schools, proximity to jobs 
and economic opportunities, low pollution levels, and other factors.16 However, 

 
16 For more information on the “opportunity area” categories developed by HCD and the California Tax Credit 
Allocation Committee, see this website: https://www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to which 
different jurisdictions and neighborhoods have access to opportunity will likely need to be analyzed as part of new 
Housing Element requirements related to affirmatively furthering fair housing. ABAG/MTC will be providing 
jurisdictions with technical assistance on this topic this summer, following the release of additional guidance from 
HCD. 

https://www.treasurer.ca.gov/ctcac/opportunity.asp


2 | HOUSING NEEDS ASSESSMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  23 

neighborhoods don’t always receive an equitable share of these community resources and 
may be designated as “Low Resource” if they lack these amenities. All Portola Valley residents 
live in neighborhoods identified as “Highest Resource” or “High Resource” meaning there are 
no “Low Resource” neighborhoods in Portola Valley. 

HOUSING STOCK CHARACTERISTICS AND TRENDS 

HOUSING GROWTH 

The number of new homes built in the Bay Area has not kept pace with the demand, resulting 
in longer commutes, increasing prices, and exacerbating issues of displacement and 
homelessness. The number of homes in Portola Valley has increased 1.6% from 2010 to 2020, 
which is much lower than the growth rate for San Mateo County of 3.6% and the 5.0% growth 
rate of the Bay Area region’s housing stock during this time. 

HOUSING COSTS AND COST BURDEN 

Given high job growth and low housing growth in the county, the cost of housing in Portola 
Valley has increased significantly in the past decade:  

Ownership – In 2020, the average sales price of a single-family home in Portola Valley was 
approximately $4,150,338. Home prices increased by 149% from 2010 to 2020. This change is 
significantly above the change in San Mateo County (107%) and the region (103%). 

Rental Prices – Rental prices increased by 47% from 2009 to 2019. The median rent in 2019 
was $2,940. To rent a home without cost burden, a household would need to make $117,760 
per year. 

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola 
Valley, 12.9% of households spend 30% to 50% of their income on housing and are considered 
“cost burdened” while 13.5% of households are severely cost burdened and use over 50% of 
their income for housing. There are disparities in housing cost burden in Portola Valley by 
tenure, while 20.1% of property owners experience cost burden, 40.2% of renters experience 
the same. This disparity may be attributed to the Bay Area’s relatively high housing prices, as 
well as a lack of affordable rental housing options within the town, relative to need.  

HOUSING TYPE AND TENURE 

It is important to the Town of Portola Valley to have a variety of housing types to meet the 
needs of a community today and in the future, as indicated in the Housing Strategic Plan 
adopted in 2016 that emphasizes the needs of seniors, young people, and workers. High-cost 
areas, like Portola Valley, often have difficulty attracting and retaining important vital 
employees such as teachers, fire fighters, health care professionals, food service providers, 
and other essential workers that are important to the health and well-being of the town. In 
2020, 81.1% of homes in Portola Valley were single-family detached, 0.0% were single-family 
attached, 2.1% were small multi-family (2-4 units), and while Census data indicates that 16.8% 
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were medium or large multi-family (5+ units). Within the Town of Portola Valley, multi-family 
units are comprised of units located at the Sequoias, a multi-unit buy-in retirement community 
located in the central portion of the town along Portola Road. 

Between 2010 and 2020, the number of single-family detached units continued to increase 
more than any other unit type.  

The number of residents who own their homes compared to those who rent their homes can 
also help identify the level of housing insecurity, which can be understood as the ability for 
individuals to stay in their homes and not be forced to leave due to increases in cost or owners’ 
activities outside of their control. Generally, renters may be displaced more quickly if prices 
increase, and are more likely to experience overcrowding. Overcrowding occurs when the 
number of people living in a household is greater than the home was designed to hold, defined 
by HCD as more than one occupant per room (not including bathrooms or kitchens). 
Additionally, the Census Bureau considers units with more than 1.5 occupants per room to be 
severely overcrowded. In Portola Valley, 0.0% of both renter and owner households are 
severely overcrowded, but 8.1% of renters experience moderate overcrowding (1 to 1.5 
occupants per room) compared to 0.0% for those that own. 

In Portola Valley there are a total of 1,685 housing units, and fewer residents rent than own 
their homes: 22.6% versus 77.4% (see Figure 2-7). By comparison, 39.8% of households in San 
Mateo County are renters, while 43.9% of Bay Area households rent their homes. 

 
FIGURE 2-7: HOUSING TENURE 

Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003. 

The age of residents who rent or own their home can also signal the housing challenges a 
community is experiencing. Younger households tend to rent and may struggle to buy a first 
home in the Bay Area due to high housing costs. At the same time, senior homeowners 
seeking to downsize may have limited options in an expensive housing market. In Portola 
Valley, 0.0% of householders between the ages of 25 and 44 are renters, while 26.1% of 
householders over 65 are renters. 
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Vacant units make up 7.7% of the overall housing stock in Portola Valley. The rental vacancy 
stands at 0.0%, while the ownership vacancy rate is 2.8%. Of the vacant units in Portola Valley, 
the most common type of vacancy according to Census data is for seasonal, recreational, or 
occasional use which included 104 units according to Census data from 2019. A vacancy rate 
of at least 5% for rental housing and 2% for ownership housing is generally considered a 
healthy balance between supply and demand.  

HOUSING CONDITION 

Generally, there is limited data on the extent of substandard housing issues in a community. 
However, Census Bureau data gives a sense of some of the substandard conditions that may 
be present, specifically a lack of kitchen and plumbing facilities which is often used as an 
indicator of substandard housing conditions. Per US Census Data, 31.8% of renters in Portola 
Valley reported lacking a kitchen and 0% of renters lack plumbing, whereas 1.2% of property 
owners in the town report lacking a kitchen and 0% of property owners report lacking 
plumbing. It is likely that the high number of renters reporting a lack of kitchen facilities in the 
town may be attributed to The Sequoias retirement community located off Portola Road. This 
facility accommodates over 300 senior citizens and offers meal plans/packages to residents 
as well as studio living arrangements.  

In addition to lacking plumbing or kitchen facilities, the age of a community’s housing stock 
can provide another indicator of overall housing conditions. Typically, housing over 30 years 
in age is likely to have rehabilitation needs that may include new plumbing, roof repairs, 
foundation work, and other repairs. In Portola Valley, the largest proportion of the housing 
stock was built between 1960 to 1979, with 763 units constructed during this period. While 
most of the town’s housing stock was constructed prior to the 30-year benchmark, due to the 
town’s high household incomes which allow for routine maintenance and improvements, the 
age of units in the town is not believed to contribute to substandard housing conditions. More 
so, existing homes in the town are bought and sold, new owners are anticipated to remodel 
and update housing units. Based on the above data, staff estimates that approximately 10 
ownership units may require rehabilitation, mostly due to long term owners, or children of 
long-term owners, that may own property but lack discretionary income to fund 
improvements. 

SPECIAL NEEDS POPULATIONS 

Finally, some population groups may have special housing needs that require specific 
program responses, and these groups may experience barriers to accessing stable housing 
due to their specific housing circumstances. Government Code section 65583, subdivision 
(a)(7) requires each jurisdiction to include analyses for the following populations: senior 
households, persons with disabilities (including developmental disabilities), large households, 
farmworkers, female-headed households, and homeless. For resources available for these 
special needs populations, see Section 5, Resources. 
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SENIOR HOUSEHOLDS 

Senior households often experience a combination of factors that can make accessing or 
keeping affordable housing a challenge. They often live on fixed incomes and are more likely 
to have disabilities, chronic health conditions, and/or reduced mobility. Understanding how 
seniors might be cost-burdened is of particular importance due to their special housing needs, 
particularly for low-income seniors. 71.4% of seniors making less than 30% of AMI in Portola 
Valley are spending most of their income on housing. For seniors making more than 100% of 
AMI, 94.5% are not cost-burdened and spend less than 30% of their income on housing.  

PERSONS WITH DISABILITIES 

People with disabilities face additional housing challenges. Encompassing a broad group of 
individuals living with a variety of physical, cognitive, and sensory impairments, many people 
with disabilities live on fixed incomes and need specialized care, yet often rely on family 
members for assistance due to the high cost of care. In Portola Valley, 10.2% of residents (467 
individuals) have a disability of some kind and may require accessible housing,17 which is 
above the percentage in the County (8.2%) and the Bay Area Region (9.6%). According to the 
California Department of Developmental Services, in 2020, there were 6 individuals with a 
developmental disability, including 3 children and 3 adults. 

LARGE HOUSEHOLDS 

Large family households often have special housing needs due to a lack of adequately sized 
affordable housing available. The higher costs required for homes with multiple bedrooms 
can result in larger families experiencing a disproportionate cost burden than the rest of the 
population and can increase the risk of housing insecurity. In Portola Valley, for large 
households with 5 or more persons, most units (89.6%) are owner occupied. In 2017, 0.0% of 
large households were very low-income, earning less than 50% of AMI. Large families are 
generally served by housing units with 3 or more bedrooms, of which there are 1,374 units in 
Portola Valley. Among these large units with 3 or more bedrooms, 9.9% are renter-occupied 
and 90.1% are owner occupied. 

FEMALE-HEADED FAMILY HOUSEHOLDS 

Households headed by one person are often at greater risk of housing insecurity, particularly 
female-headed households, who may be supporting children or a family with only one income. 
In Portola Valley, the largest proportion of households is married-couple family households at 
64.2% of total, while female-headed households make up 5.8% of all households. Female-
headed households with children may face particular housing challenges, with pervasive 
gender inequality resulting in lower wages for women. Moreover, the added need for childcare 
can make finding a home that is affordable more challenging. In Portola Valley, none of the 

 
17 These disabilities are counted separately and are not mutually exclusive, as an individual may report more than 
one disability. These counts should not be summed. 
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female-headed households with children fall below the Federal Poverty Line, nor do any of the 
of female-headed households without children. 

FARMWORKERS 

Across the state, housing for farmworkers has been recognized as an important and unique 
concern. Farmworkers are traditionally defined as persons whose primary incomes are 
earned through seasonal agricultural work. Farmworkers have special housing needs because 
they earn lower incomes than many other workers and move throughout the season from 
one harvest to the next. Farmers and farmworkers are the keystone of the larger food sector, 
which includes the industries that provide farmers with fertilizer and equipment; farms to 
produce crops and livestock; and the industries that process, transport, and distribute food to 
consumers. While overall the Bay Area has shifted away from our historical agricultural 
economic base, Bay Area counties still preserve strong agricultural roots. And yet, the 
responsibility for farmworker housing is not just with these counties. In many counties, 
farmworkers choose to live within incorporated cities due to the diversity and availability of 
housing, proximity to schools and other employment opportunities for other family members, 
and overall affordability. Many farmworker households tend to have difficulties securing safe, 
decent, and affordable housing. Far too often, farmworkers are forced to occupy substandard 
homes or live in overcrowded situations.  

In the Bay Area, about 3.7% of farmworkers, including both seasonal and permanent 
residents, are in San Mateo County. However, per the USDA, today’s farmworkers can 
commute up to 75 miles to the workplace. Based on this, the need for housing for agricultural 
workers is not just the responsibility of Bay Area counties with a robust agricultural economy. 
In Portola Valley, according to the U.S. Census Bureau, ACS 5-Year Data (2015-2019), there are 
approximately 22 residents employed in the agriculture, forestry, and fishing industries. 

EXTREMELY LOW-INCOME HOUSEHOLDS 

Extremely low-income (ELI) households refer to households earning less than 30% of AMI and 
are considered a subset of very-low-income households, one of the income groups identified 
in State RHNA requirements. In San Mateo County, 30% AMI is the equivalent to the annual 
income of $44,000 for a family of four. Many households with multiple wage earners— 
including food service workers, full-time students, teachers, farmworkers, and healthcare 
professionals—can fall into lower AMI categories due to relatively stagnant wages in many 
industries.  

As part of the Housing Element update process communities are required by the State to 
analyze the existing and projected housing needs of extremely low-income households. In 
analyzing the projected housing needs of ELI households, HCD advises communities to utilize 
available census data OR assume 50% of their very-low income (VLI) RHNA requirement 
represents needs of ELI households. Accordingly, due to the Town’s VLI RHNA requirements 
equating to 73 units, approximately 37 of these units are assumed to be ELI households.  
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PEOPLE EXPERIENCING HOMELESSNESS 

Homelessness remains an urgent challenge throughout the region, reflecting a range of social, 
economic, and psychological factors. Homelessness is disproportionately experienced by 
people of color, people with disabilities, those struggling with addiction and those dealing with 
traumatic life circumstances. In San Mateo County, the most common type of household 
experiencing homelessness is those without children in their care. Among households 
experiencing homelessness that do not have children, 75.5% are unsheltered. Of homeless 
households with children, most are sheltered in emergency shelters. 

San Mateo County conducted the latest point-in-time (PIT) Count on February 24, 2022. 
Volunteers were deployed to conduct an observational count of those experiencing 
unsheltered homelessness. San Mateo County conducted the unsheltered homeless survey 
through March 3, 2022. In both 2019 and 2022, Portola Valley had 0 homeless individuals 
according to the most recent PIT San Mateo County data (https://www.smcgov.org/hsa/2022-
one-day-homeless-count) (see Table 2-2). 

More information on each of these population groups can be found in Appendix B. 
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TABLE 2-2: UNSHELTERED HOMELESS COUNT BY SAN MATEO COUNTY JURISDICTION 

City/Town 
2011  

Count 
2013  

Count 
2015  

Count 
2017  

Count 
2019  

Count 
2022 

Count 

Atherton 1 0 1 0 1 3 

Belmont 1 43 11 3 7 13 

Brisbane 0 34 21 19 4 6 

Burlingame 3 13 7 21 25 10 

Colma 1 7 3 1 8 1 

Daly City 44 27 32 17 66 49 

East Palo Alto 385 119 95 98 107 169 

Foster City 0 7 0 6 4 4 

Half Moon Bay 41 114 84 43 54 68 

Hillsborough 0 0 0 0 0 0 

Menlo Park 72 16 27 47 27 56 

Millbrae 1 21 8 7 9 9 

Pacifica 95 150 63 112 116 161 

Portola Valley 16 2 0 1 0 0 

Redwood City 233 306 223 94 221 245 

San Bruno 14 98 8 26 12 63 

San Carlos 9 10 20 28 30 14 

San Francisco International 
Airport 

9 5 1 3 21 14 

San Mateo 68 103 82 48 74 60 

South San Francisco 122 173 55 33 42 42 

Unincorporated 47 46 32 30 73 105 

Woodside 0 6 2 0 0 0 

Total 1,162 1,299 775 637 901 1,092 

Note: Universe: Population experiencing homelessness. 
Source: 2022 San Mateo County One Day Homeless Count and Survey Executive Summary 
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SECTION 3. AFFIRMATIVELY FURTHERING FAIR 
HOUSING 
The State of California’s 2018 Assembly Bill (AB 686) requires that all public agencies in the 
State affirmatively further fair housing (AFFH) beginning January 1, 2019. Public agencies 
receiving funding from the U.S. Department of Housing and Urban Development (HUD) are 
also required to demonstrate their commitment to AFFH. The federal obligation stems from 
the fair housing component of the federal Civil Rights Act mandating federal fund recipients 
to take “meaningful actions” to address segregation and related barriers to fair housing 
choice.  

AB 686 also makes changes to Housing Element Law to incorporate requirements to AFFH as 
part of the housing element and general plan to include an analysis of fair housing outreach 
and capacity, integration and segregation, access to opportunity, disparate housing needs, 
and current fair housing practices. 

In order to comply with AB 686, the Town has collaborated with Roots Policy Research, 21 
Elements, the Association of Bay Area Governments (ABAG), and UC Merced to complete a full 
assessment and outreach plan, including an analysis of the history of the region in regard to 
fair housing, which can be found in Appendix C.  

BACKGROUND 

The Town of Portola Valley is considered a high resource community that has historically 
consisted of single-family detached homes on large lots. In recent decades, housing has not 
been affordable to households earning less than 100% area median income (AMI). This pattern 
of development, compounded by opposition to past affordable housing development 
projects, has contributed to a lack of affordable housing opportunities in Portola Valley.  

AF F I RM A TIV EL Y  FU R TH ER I NG  FAI R  HO U SI NG 

“Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating 
discrimination, that overcome patterns of segregation and foster inclusive communities free from 
barriers that restrict access to opportunity based on protected characteristics. Specifically, 
affirmatively furthering fair housing means taking meaningful actions that, taken together, address 
significant disparities in housing needs and in access to opportunity, replacing segregated living 
patterns with truly integrated and balanced living patterns, transforming racially and ethnically 
concentrated areas of poverty into areas of opportunity, and fostering and maintaining compliance 
with civil rights and fair housing laws. The duty to affirmatively further fair housing extends to all of 
a public agency’s activities and programs relating to housing and community development. (Gov. 
Code, § 8899.50, subd. (a)(1).)” 
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Recognizing these challenges, the Town created an Affiliated Housing Program in 1990 to allow 
multifamily housing on “institutional” sites for employees and staff affiliated with the 
institution that owns the parcel, to live and work in Town. The Program has had three 
“partners” that have the option of building housing for their employees. This has successfully 
led to the development of 13 affiliated housing units at the Woodside Priory School. The 
second partner, The Sequoias, is a retirement community that is currently interested in 
developing new senior units and five workforce housing units. The third partner is Stanford 
University; the Town has 39 proposed housing units in the pipeline including 27 faculty units 
and 12 affordable units.  

As part of the 6th Cycle Housing Element Update, the Town is working with new partners 
interested in the Affiliated Housing Program (Ladera Church and Christ Church), in addition to 
the Town itself, to provide more multifamily housing for low- and moderate-income families 
and people employed in the Town. The Town is also creating two new multi-family zoning 
districts and a new mixed-use zoning district to increase the diversity of housing types in the 
community. Finally, the Town is proposing innovative programs to affirmatively further fair 
housing, including: 

• Developing a matching Accessory Dwelling Unit (ADU) rental program for low-income 
tenants located outside of Portola Valley who have experienced displacement with 
Portola Valley ADU owners renting ADUs at below market rates.  

• Identifying a portion of the Dorothy Ford Field (a Town-owned site) as a housing 
opportunity site to be developed with 50 very low-income units.  

PRIMARY FINDINGS 

This section summarizes the primary findings from the Fair Housing Assessment for Portola 
Valley including the following sections: fair housing enforcement and outreach capacity, 
integration and segregation, access to opportunity, disparate housing needs, and contributing 
factors and the Town’s fair housing action plan. The full Fair Housing Assessment is included 
as Appendix C.  

 Compared to the county overall, Portola Valley has limited racial and ethnic 
diversity: Countywide, racial/ethnic minorities account for 61% of the overall 
population; however, they only account for 18% in Portola Valley. 

 Economic diversity is also limited: 73% of households in Portola Valley earn more 
than 100% AMI compared to 49% in the county overall. All census block groups in the 
town have median incomes above $125,000 and poverty is low throughout Portola 
Valley. 

 Countywide, racial and ethnic minority populations are disproportionately impacted 
by poverty, low household incomes, cost burden, overcrowding, and 
homelessness compared to the non-Hispanic White population. Additionally, racial 
and ethnic minorities are more likely to live in moderate resources areas and be 
denied for a home mortgage loan. Similar disparities are not evident in the Town of 
Portola Valley, however, in part due to the limited racial/ethnic and economic diversity  



3 | AFFIRMATIVELY FURTHERING FAIR HOUSING 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  33 

 

FIGURE 3-1: PORTOLA VALLEY POPULATION BY RACE COMPARED TO REGION 

Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate 
from racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those 
who identify as having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories 
on this graph represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B03002. 1 

noted above. In the regional context, Portola Valley represents a high opportunity 
area with relatively low accessibility to low- and moderate-income households, 
which are more likely to be racial/ethnic minorities.  

 No fair housing complaints were filed in Portola Valley from 2017 to 2021. Even so, 
the Town of Portola Valley could improve the accessibility of fair housing information 
on their website and resources for residents experiencing housing discrimination. 
However, a new program proposes creating a webpage specific to fair housing on the 
Town’s website identifying it as a resource for residents to understand and report 
housing discrimination. 

 

1 The 2010 U.S. Census and 5-year ACS estimates were used as much of this work was done before the 2020 U.S. 
Census data was publicly available. 
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 There are disparities in housing cost burden in Portola Valley by tenure—but the 
population of racial minorities is so low that there are not disparities by race/ethnicity. 
46.9% of renters experience cost burden in the town, compared to 20.2% of 
homeowners.  

 Poverty in Portola Valley is extremely low, with a rate close to zero. The more 
pressing issue faced by workers in Portola Valley is being able to afford housing as 
home and rental prices have greatly increased over time. 

 The composite opportunity score for Portola Valley shows the town to be a “highest 
resource area” and the Social Vulnerability Index (SVI) provided by the Centers for 
Disease Control and Prevention (CDC) ranks the town as “low vulnerability to a disaster 
(based on four themes of socioeconomic status, household composition, race or 
ethnicity, and housing and transportation).  

 Portola Valley is entirely contained within a single census tract—the standard 
geographic measure for “neighborhoods” in U.S. Census data products. As such, the 
town does not contain any racial/ethnic concentrations, poverty concentrations, nor 
concentrations of housing problems.  

 Portola Valley, served by the Sequoia Union High School District and the Portola Valley 
Elementary School District, has very high education outcomes. However, the schools 
in Portola Valley have the highest share of White students in the County, making them 
among the least racially and ethnically diverse districts. Portola Valley has the 
least diverse faculty and staff in the county, with 59% identifying as White. While 
Sequoia Union has among the highest rate of graduates who met admission standards 
for a University of California (UC) or California State University (CSU) school, Pacific 
Islander, Black, and Hispanic students in the Sequoia Union district were 
substantially less likely to meet the admission standards, with rates of 38%, 50%, 
and 55% respectively. Overall, Sequoia Union High School has one of the highest 
dropout rates—10% of students—compared to other districts in the county. Still, 
dropout rates among Hispanic (16%), Black (12%), and Pacific Islander (20%) 
students are even higher.  

 Portola Valley lacks a variety of housing types. In 2020, 81.1% of homes in Portola 
Valley were single family detached, 0.0% were single family attached, 2.1% were small 
multifamily (2-4 units), and 16.8% were medium or large multifamily (5+ units). The 
medium or large multifamily units are located at The Sequoias. There is no multifamily 
zoning in Portola Valley.  

 Barriers to housing choice are largely related to the town’s very high costs of 
housing and lack of affordable production. Since 2015, the housing that has 
received permits to accommodate growth has largely been priced for above 
moderate-income households. Approximately 49.4% of the town’s rental units rent for 
$3,000 or more, compared to 22.1% in San Mateo County and 13.0% in the Bay Area 
region.  

 Renters are more likely to be living in 1- and 2-bedroom units than owners, and owners 
are more likely to be occupying 3- to 4- and 5-bedroom units. To the extent that larger 
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renter households desire to live in Portola Valley, the lack of rental housing stock to 
accommodate their needs could limit their access to housing in the town.  

 Portola Valley has a slight concentration of residents with a disability with 10% of 
the population compared to 8% in the county. Even so, unemployment among 
residents living with a disability (3%) in Portola Valley is the same as those without a 
disability (3%) and similar to the county overall. 

 Disparities by race and ethnicity are prevalent for home mortgage applications, 
particularly in denial rates. Hispanic (29% denial rate) and Asian households (19%) had 
the highest denial rates for mortgage loan applications in 2018 and 2019. Conversely, 
non-Hispanic White (15%) and households of unknown race/ethnicity (11%) have the 
lowest denial rates during the same time. 

CONTRIBUTING FACTORS AND FAIR HOUSING ACTION PLAN 

The disparities in housing choice and access to opportunity discussed above stem from 
historical actions, socioeconomic factors that limit employment and income growth, broad 
barriers to open housing choice, and until recently, very limited resources to respond to 
needs. Pursuant to Government Code Section 65583 (c)(10)(A)(v), the Housing Element 
includes several policies and programs to proactively address fair housing issues. Table 3-1 
below summarizes the fair housing issues, contributing factors, and implementation 
programs included in the Housing Element to affirmatively further fair housing in Portola 
Valley. 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

The Town of Portola Valley has 
limited racial and ethnic diversity 
(18% of residents are non-White 
Hispanic) compared to San Mateo 
County (61%) and the Bay Area 
overall, and very limited 
economic diversity (73% of 
households earn more than 100% 
AMI compared to 49% in the 
county overall). Portola Valley has 
a lower percentage of lower 
income households than the rest 
of the San Mateo County and the 
Bay Area, with 22% of households 
earning less than 80% of the AMI 
compared to 40% of households 
in San Mateo County and 39% of 
households in the Bay Area as a 
whole. This equates to 480 
households currently living in 
Portola Valley who are below the 
AMI, and 255 households who 
are below 50% AMI which means 
they would qualify for very low-
income housing. 

 

There is a lack of affordable 
housing opportunities 
throughout the town.  

There are no areas of the town 
that are zoned to allow moderate 
or high-density residential 
development. Existing policies do 
not encourage a range of housing 
types.  

 1-1: Create a new “Gateway” land use 
classification in the General Plan and two 
new zoning districts that allows for multi-
family housing at four and 20 du/acre to 
provide for development of housing at 
lower-income levels. 

 1-2: Create a new zoning district that 
allows for mixed-use development with 
up to six du/ac and would allow for up to 
100% of building floor area to be 
dedicated to residential uses. 

 2-1: Amend the zoning ordinance to 
establish inclusionary housing 
requirements for new multi-family 
housing developments. 

 2.2: Develop a program to manage new 
affordable housing units in the town.  

 7-3: Provide direct assistance from the 
Building Division for property owners 
interested in making minor changes to 
accommodate a JADU. 

 7-4: Establish staff and consultant ADU 
office hours so that applicants can ask 
questions of subject matter experts. 

 7-6: Develop an affordable ADU rental 
program that matches landlords willing to 
rent ADUs at below market rates with low-
income tenants that who have been 
experienced displacement from areas 
outside of Portola Valley due to increasing 
rents with Portola Valley ADU owners 

 Upon Adoption 
 
 
 
 
 
 Upon Adoption 
 
 
 
 
 June 2024 
 
 
 
 Initiate by June 2023; implement 

program by December 2023. 
 June 2023 
 
 

 Initiate office hours by June 2023. 
 
 
 Develop program by June 2023. 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

willing to rent ADUs at below market 
rates.  

 8-5: Rezone properties in the town to 
allow multi-family housing with a range of 
affordability levels and deed restrictions 
to ensure affordability over time. 
Affirmatively market the housing to 
households that are under-represented in 
the town including Black and Hispanic 
households. 

 8-6: Through collaboration with local 
service providers, convene a discussion of 
populations that are experiencing 
comparatively high rates of cost burden 
to discuss solutions for relief. Consider a 
rental assistance program tailored to 
extremely high cost-burdened residents 
(residents that pay a very high percentage 
of their income towards housing). This 
may be in coordination with ADU/JADU 
programs. Include Black, Indigenous and 
people of color in these conversations. 

 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023. 

 
 
 
 
 
 Convene by June 2024. Consider 

program by December 2024. 

In 2018 and 2019, Hispanic or 
Latinx and Asian households in 
Portola Valley faced higher rates 
of mortgage loan denials when 
trying to purchase homes in 
Portola Valley (29% and 19%, 
respectively).a  

It is well documented that 
persons of color have been 
historically denied loans to 
purchase homes at a higher rate 
than white applicants. These 
historical patterns persist in some 
cases. 

 Mortgage acceptance rates are outside of 
local control. It is included here to bring 
attention to this issue.  

 

Portola Valley residents do not 
report experiencing fair housing 

Tenants and property owners 
may lack knowledge about fair 

 8-7: Collaborate with other cities/towns 
and Project Sentinel, or another similar 

 Establish list by December 2023. 
Issue written materials annually 
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TABLE 3-1: SUMMARY MATRIX OF FAIR HOUSING ISSUES AND ACTIONS 

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

discrimination. However, 
residents may not take action 
because they are not aware of 
resources for fair housing. 

housing laws. Limited 
information provided by the 
Town on fair housing rights.   

organization, to perform fair housing 
training for property owners, real estate 
agents, and tenants across the region. The 
training would include information on 
reasonable accommodation and source of 
income discrimination, as well as other 
fair housing information with emphasis 
on certain topics driven by housing 
complaint data and information from 
stakeholders. Participation in fair housing 
training will be required for approval of 
landlords’ business licenses. Focus 
enforcement efforts on race-based 
discrimination and reasonable 
accommodations. 

 8-8: Create a webpage specific to fair 
housing including resources for residents 
who feel they have experienced 
discrimination, information about filing 
fair housing complaints with HCD or HUD, 
and information about protected classes 
under the Fair Housing Act. 

thereafter. Conduct two 
workshops by 2030. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 December 2023 

a Federal Financial Institutions Examination Council's (FFIEC) Home Mortgage Disclosure Act loan/application register (LAR) files.  
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SECTION 4. CONSTRAINTS 
Many factors can encourage or constrain the development, maintenance, and improvement 
of the housing stock, including economic forces in the private market as well as regulations 
and policies imposed by public agencies. Constraints including physical constraints, land 
availability, the economics of development, and governmental regulations each have an 
impact on the cost and amount of housing produced.  

State law, specifically Government Code Section 65583(a)(5-6), requires that housing elements 
analyze potential and actual governmental and nongovernmental constraints to the 
production, maintenance, and improvement of housing for persons of all income levels and 
disabilities. The constraints analysis must also demonstrate local efforts to remove or mitigate 
barriers to housing production and housing for persons with disabilities. The identification 
and analysis of these constraints have informed the Town of Portola Valley’s development of 
appropriate programs that mitigate these constraints, as provided in Section 7, Goals, Policies, 
and Programs.  

GOVERNMENTAL REGULATIONS AND CONSTRAINTS  

FEDERAL AND STATE 

Federal and State programs and agencies play a role in the imposition of non-local 
governmental constraints. Federal and State requirements are generally beyond the influence 
of local government and therefore cannot be effectively addressed in this document. 

California Environmental Quality Act 

The California Environmental Quality Act (CEQA) was developed to protect the quality of the 
environment and the health and safety of the public from adverse environmental effects. 
Development projects are required to be reviewed consistent with CEQA standards to 
determine if there is potential for the project to cause significant adverse effect on the 
environment. Depending on the type of project and its potential effects, technical traffic, noise, 
air quality, biological resources, and geotechnical reports may be needed. If potential adverse 
effects can be mitigated, a Mitigated Negative Declaration is required. If potentially adverse 
effects cannot be mitigated, an Environmental Impact Report (EIR) is required. These 
documents have mandated content requirements and public review times. Preparation of 
CEQA documents can be costly and, despite maximum time limits set forth in the Public 
Resources Code, can extend the processing time of a project by a year or longer. 

Prevailing Wage Laws 

Public works projects and affordable housing financed with public funds are required to pay 
prevailing wages, which create a significant cost impact on the construction or rehabilitation 
of affordable housing units for low- or moderate-income persons and the infrastructure to 
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support such housing. The rehabilitation of certain qualifying affordable housing units for low- 
or moderate-income persons is exempt from this requirement. Senate Bill (SB) 972 provided 
exemptions from prevailing wage requirements for the construction or rehabilitation of 
privately owned residential projects. 

Governmental constraints can limit the supply and increase the cost of housing, making it 
difficult to meet the demand especially for affordable housing. Governmental constraints 
typically include policies, standards, requirements, or actions imposed by the various levels of 
government upon land use and development such as zoning and subdivision regulations, 
growth management measures, building codes, fees, and processing and permit procedures. 
The City has limited influence over state and federal requirements that may constrain housing, 
but the State affords local agencies considerable flexibility in establishing land use policies 
and regulations. Therefore, the discussion in this subsection is generally limited to the policies, 
standards, requirements, and actions at the local level. 

LOCAL 

Town policies and regulations designed to address the Town’s goals for the overall quality of 
housing, preservation of neighborhood character, or safety or environmental goals can also 
result in constraints to housing. Portola Valley is a rural, low-density town on the fringe of the 
San Francisco Peninsula’s urban area. The physical environment of the town is challenging, 
with many steep slopes, unstable soils, landslide hazards, worsening wildfire hazards, and the 
presence of the San Andreas fault. The Town’s development regulations are based on these 
facts. This subsection describes the Town’s policies and regulations that could potentially 
constrain housing and discusses measures to reduce such constraints. 

Context for the Town’s Development Regulations 

The town’s low-density nature is consistent with and was partially based on the San Mateo 
County Master Plan that was in place at the time the town incorporated. This plan included 
the following principles: 

a. The highest population densities should occur in relatively level areas close to major 
centers of commerce and industry where coordinated development is possible and 
where transportation and other necessary public facilities can readily be provided. 

b. Population density should decrease as the distance from district centers, industrial 
areas, and employment centers increases. 

c. Population density should decrease as distance from local service facilities increases. 

d. Population density should decrease as steepness of terrain increases. 

e. The lowest densities and largest lots should occur on steep hillsides or in mountainous 
areas where it is necessary to limit storm runoff, prevent erosion, preserve existing 
vegetation, protect watersheds, and maintain the scenic quality of the terrain. 

The Town’s geologic setting is a major constraint on housing production. Starting in 1965, the 
Town has evolved an innovative and systematic approach to regulating the development of 
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lands crossed by the San Andreas fault and encumbered with extensive areas of steep and 
unstable slopes. The regulations, which have been used as models for ordinances adopted by 
other jurisdictions in California and in other states, control the uses of land and the intensity 
of development according to slope and geologic characteristics. The base regulations include 
a slope-density system, setbacks from the San Andreas fault and land use limitations based 
on landslide hazards. The Town has detailed fault and landslide potential maps to support the 
regulations. The maps are updated from time to time as more accurate and detailed 
information from site investigations becomes available. 

Portola Valley is in a region of high seismicity because of the presence of the San Andreas 
Fault that bisects the town, the Hayward Fault across the bay to the east, and the San Gregorio 
Fault to the west. Therefore, the entire town is susceptible to potential ground shaking from 
these three large faults. However, the Portola Valley Municipal code has established special 
building setbacks along earthquake fault traces to minimize the potential loss of property and 
life resulting from differential movement along such traces caused by tectonic forces. 

As the town reaches buildout, the development potential is increasingly affected by geologic 
regulations. Most of the remaining vacant land is in steep and often hazardous terrain. The 
Upper and Lower Western Hillsides, which contain most of the undeveloped land in the town, 
are very steep: approximately 70% of the land has slopes greater than 30% and 25% has slopes 
greater than 50%. Slope density provisions encourage concentration of development on 
flatter portions of the large holdings in these areas. These provisions lead to safer, more easily 
accessible, and more efficiently served development than might occur otherwise. 

The potential for developing is also constrained by wildfire hazards. Many areas of high and 
extreme wildfire hazard exist within the Portola Valley community. The highest-hazard areas 
are generally on steeper slopes of canyons or gullies, in difficult-to-access places where 
vegetation management is very difficult to accomplish. Hazards are amplified in east-west 
oriented canyon areas where the topography will funnel strong autumn winds, which tend to 
blow from the east or west.1 The Safety Element Update includes policies and programs 
related to vegetation management, emergency access, water availability/suppression, and 
new building standards to help reduce the risk of wildfires for existing and future 
development.  

The town also has an important and growing role in providing open space for the entire region. 
The Midpeninsula Regional Open Space District now owns over 1,000 acres of public open 
space within the town limits. The district lands are available for hiking and other low-intensity 
recreation uses and attract people in large numbers from all over the region. An extensive 
trail system throughout town is used by residents and visitors. In addition, the preserved land 
provides a significant conservation benefit to the region by providing habitat and protecting 
water and air quality. The low-density housing pattern and the clustering of development in 
the town serves to protect this important regional resource. 

In addition to the natural and environmental constraints discussed above, options for housing 
have been limited by the town’s historic lack of multi-family zoning that could have allowed 

 
1 Deer Creek Resources, 2022. Portola Valley Wildfire Hazards Memo. 
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more variety in housing types in areas appropriate for development. Community opposition 
has been a significant obstacle to obtaining approvals for new housing developments. Most 
notably, plans for multi-family and low-income housing have drawn the most public 
opposition because they are perceived to take away from the existing rural character, increase 
traffic congestion, and put further strain on limited infrastructure capacity. In recent years, 
fire safety has also become a significant concern. Land prices in Portola Valley, which are 
among the highest in San Mateo County, are an additional constraint to housing. To mitigate 
these constraints, the Town has designed a variety of housing programs, including 
establishing a multi-family zone, which are consistent with the of town’s character, but allow 
for a greater variety of housing opportunities. Those programs can be found in Section 7, 
Goals, Policies, and Programs. 

Land Use Controls 

General Plan Land Use Element 

The Town’s Land Use Element of the General Plan sets forth guidelines for land occupancy 
and describes the location and distribution aspects of land uses. The Land Use categories and 
corresponding zoning districts that allow residential development are listed in Table 4-1. The 
Land Use Element will be updated with adoption of this Housing Element to be consistent with 
the classifications and density in the Housing Element.  

TABLE 4-1: GENERAL PLAN RESIDENTIAL LAND USE DESIGNATIONS AND ZONING DISTRICTS  

Residential Designation Acres/Housing Unit (HU) 
Low-Medium Intensity Less than 1 acre/HU 

Low Intensity 1-2 acres/HU 

Conservation-Residential 2-4 acres/HU 

Open Residential  More than 4 acres/HU 
Note: Where geologic conditions limit development, these densities will be less.  
Source: Portola Valley General Plan, Portola Valley Code of Ordinances. 

Zoning Code 

The policies set forth in the General Plan are implemented largely through the Town’s zoning 
ordinance. There are three residential zoning districts in town: Residential Estate (R-E), Single-
Family Residential (R-1), and Mountainous Residential (M-R). Mobile and manufactured 
housing is considered single-family housing and is permitted accordingly. Table 4-2 below 
summarizes the uses permitted in each of these districts. Sections 18.12, 18.14, and 18.16 of 
the Town’s zoning ordinance contain the full text and detailed information concerning these 
regulations. 

Because, historically, multi-family housing was not generally permitted in the town, Portola 
Valley has developed two mechanisms to allow multi-family housing on certain sites. To that 
end, the municipal code allows multi-family affordable housing to be constructed with a 
Planned Unit Development (PUD) permit on properties designated in the General Plan for such 
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uses (Section 18.44.060.I). Secondly, the Affiliated Housing Program allows multi-family 
housing on institutional sites for employees and staff affiliated with the institutions that own 
the parcels. The program is being expanded with the Housing Element update and the 
requirement that housing units be occupied exclusively by employees of the institution is 
being removed. A detailed description can be found in Section 7, Goals, Policies, and 
Programs. In addition, in conjunction with the update, two new multi-family districts are 
proposed to be created. These are the first multi-family zoning districts in the Town’s history.  

The Town amended its zoning ordinance in 2011 to comply with Senate Bill (SB) 2 and make 
provisions for emergency homeless shelters in town. As a result, emergency homeless 
shelters for up to ten individuals are now permitted as an accessory use at all religious 
institutions in the town. Architectural and site plan review are required for the design of the 
emergency shelter unless the shelter is located within an existing structure, but no 
discretionary approval shall be required. Emergency shelters must comply with the following 
standards: 

1. Temporary shelter shall be available to residents for no more than 60 days. 
Extensions up to a total stay of 180 days may be permissible if no alternative housing 
is available. 

2. On-site management shall be provided during the hours of shelter operation. 

3. Emergency shelters may include common space for the exclusive use of the guests, 
and office and meeting space for the exclusive use of emergency shelter staff. 

4. Each shelter shall have a designated outdoor smoking area that is not visible from 
the street or from adjacent properties. The outdoor smoking area may be screened 
by vegetation. 

5. On-site parking may be provided as shared parking with the church use. If separate 
on-site parking is needed, the maximum amount required shall be 0.35 parking 
spaces per one bed plus one space per staff member on duty when guests are 
present. 

Table 4-2 depicts the uses currently allowed in the various residential districts in town. The 
table identifies uses permitted by right, those subject to a conditional use permit and allowed 
as an accessory use. As previously discussed, multi-family projects are not currently allowed 
in any residential zoning district which has served as a constraint to housing development, 
particularly affordable housing. 

The Town’s site development criteria are set forth in the Town’s zoning ordinance, site 
development ordinance, and design guidelines. In the zoning ordinance, many of the criteria 
are established within combining districts. These include a Design Review (D-R), a Floodplain 
(F-P), a Historic Resources (H-R), and a Slope Density (S-D) combining district, as well as a 
number of residential density combining districts. The requirements established by each of 
these combining districts are explained below.  
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TABLE 4-2: PORTOLA VALLEY USES IN RESIDENTIAL ZONING DISTRICTS 

Use R-E R-1 M-R 
Streets, utilities, etc. P P P 

Single-family dwellings, including residential care facilities with 6 or fewer 
residents 

P P P 

Temporary voting places, festivals, signs, etc. P P P 

Public buildings located in conformance with the general plan P   

Public school located in conformance with the general plan P P  

Major utilities, signs, wireless communications facilities C C C 

Crop and tree farming and truck gardening C  C 

Nurseries and greenhouses, with no retail sales allowed C  C 

Churches, schools, group living accommodations for seniors, and nursery 
schools: only when located on an arterial or expressway 

C   

Recreation facilities and boarding stables: only when located on an arterial 
or expressway 

C  C 

Residential planned unit developments C C C 

Multiple single-family homes on parcels of 10 or 100 acres or more C  C 

Horticulture and grazing of cattle C  C 

Wineries C  C 

Publicly owned recreation and open space areas located in conformance 
with the general plan 

C C C 

Employee housing for qualified agricultural uses, as permitted under the 
California Employee Housing Act (Health and Safety Code Section 17000 et 
seq.) 

C   

Landscaping, growing of plants and similar uses attendant to adjoining 
uses in the CC district 

 C  

Fences, lights, parking, signs, etc. A A A 

Second units on parcels 1 acre or more A A A 

Equestrian facilities A A A 

Renting of rooms to no more than one paying guest A A A 

Home occupations A A A 

Swimming pools, tennis courts A A  

Garages, signs, pets A A A 

Sale of agricultural products grown on the premises A A A 
Notes: P = Permitted, C = Conditional, A = Accessory 
Source: Portola Valley Code of Ordinances. 
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Design Review (D-R) Combining District  

This district does three things: 1) requires all building permits to be approved by the 
Architectural and Site Control Commission (ASCC); 2) prohibits certain uses within 100 feet of 
Skyline Boulevard to protect the scenic nature of that corridor; and 3) requires all subdivisions 
of parcels 10 acres or larger to be treated as a planned unit development.  

It is recognized that most undeveloped parcels in the D-R combining district have significant 
characteristics such as steep slopes, unstable land, limited access, limited or absent 
infrastructure, and vegetation important for ecologic purposes, and that flexibility in normal 
standards afforded by the planned unit development procedure will help achieve subdivisions 
carefully adjusted to specific site conditions to protect health, safety, and ecological objectives. 
In addition, this requirement provides for design review and for imposing specific 
requirements on developments to help ensure that design objectives related to vegetation 
management, native planting, water conservation, limited lighting, and wildlife movement are 
implemented. 

Design Review requirements have not been a significant constraint on the provision of 
housing, including affordable housing, in Portola Valley in recent years. In 2020, the Priory 
School started construction on six new housing units for employees and staff affiliated with 
this institution; two of those units are deed restricted for lower income households. The Town 
is developing objective standards to further reduce the potential for design review to constrain 
housing development. Requirements of this combining district do not preclude the provision 
of affordable housing.  

Floodplain (F-P) Combining District  

This district establishes conditions for development in floodplain areas, including requiring 
residential structures to be elevated above the base flood level and requiring new 
construction to be anchored to withstand flooding. Such conditions are standard and required 
by the federal government in communities that participate in the National Flood Insurance 
Program. 

This district includes all land within the floodplain as shown on the federal Flood Insurance 
Rate Maps. This land is generally that which borders the major streams in town: Los Trancos 
Creek, Corte Madera Creek, and Sausal Creek. 

The F-P combining district is not a constraint on the provision of market rate and below market 
rate housing in Town. The areas which fall under this district are generally expected to develop 
with market rate housing, which can usually accommodate these requirements within the 
normal price range for market rate housing in Portola Valley. The only sites for below market 
rate housing that are covered by this district are potential sites for accessory dwelling units 
(ADUs).  

Historic Resources (H-R) Combining District 

This district requires all properties that contain historic resources to conform to the principles 
and standards of the historic element of the general plan. There are 41 historic resources in 
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town as identified in the General Plan. These resources are scattered throughout the town, as 
shown on the historic element diagram. There is a list of buildings/structures to be preserved 
but they do not significantly limit the potential for development in town because the majority 
of the historic elements are on large sites or locations where new residential development is 
unlikely.  

Given the nature of the historic resources in the town, he H-R combining district does not 
constrain the provision of housing in Portola Valley, including affordable housing. The 
principles and standards of the historic element simply prevent the removal of resources that 
are designated “to be preserved.” No maintenance or restoration is necessary, although if it 
does occur, certain guidelines must be followed. Therefore, this district may affect the design 
of a development but does not necessarily increase the cost of a development. 

Residential Density Combining Districts 

The residential density combining districts determine the development standards that apply 
to a given lot. These standards include required front, rear, and side yards; height limits; floor 
area limits; and impervious surface limits. There are nine combining districts: 

 7.5M: 7,500 square feet 
 15M: 15,000 square feet 
 20M: 20,000 square feet 
 1A:  1 acre 
 2A:  2 acres 
 2.5A: 2.5 acres 
 3.5A: 3.5 acres 
 5A:  5 acres 
 7.5A: 7.5 acres 

The exact locations of these combining districts are shown on the Town’s zoning map. In 
general, the smaller-lot districts are found in the more densely developed, older subdivision 
areas of town while the larger-lot districts are found in the less densely developed, newer 
areas. This makes sense given the fact that only since town incorporation has there been a 
more complete understanding of the complex geological conditions and steep slopes that 
affect the remaining undeveloped lands in town.  

The Upper Western Hillsides are the only part of town in the 7.5-acre combining district. There 
are no lands in the 5-acre combining district, but the Lower Western Hillsides, Blue Oaks, the 
Woods property, and the Stanford Wedge are in the 3.5-acre combining district. Westridge is 
generally in the 2.5-acre combining district. The other, smaller-lot districts cover the 
remainder of the town. The 7.5M zoning district is included in the Code but not applied to any 
sites on the zoning map.  

The development standards governed by these combining districts are summarized in Table 
4-3 below. 
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TABLE 4-3: RESIDENTIAL DENSITY COMBINING DISTRICT DEVELOPMENT STANDARDS 

District 

Minimum 
Lot Area  

(sf) 
Front 
Yard 

Rear 
Yard 

Side 
Yard 

Height 
Limita 

Maximum 
Heightb 

Maximum 
Floor 
Areac 

Maximum 
Impervious 

Surfacec 

7.5M   20 20 5 15-28 34 3,019  2,231 

15M 15,000 20 20 10 15-28 34 3,623  3,877 

20M 20,000 20 20 10 15-28 34 3,910  5,090 

1A 43,560 50 20 20 28 34 5,260  7,808 

2A 87,120 50 20 20 28 34 7,013 11,358 

2.5A 108,900 50 20 20 28 34 7,514 13,177 

3.5A 152,460 50 25 25 28 34 8,065 15,566 

5A 217,800 50 25 25 28 34 8,766 17,370 

7.5A 326,700 50 25 25 28 34 9,581 19,822 
a The height limit restricts the height as measured parallel to the ground surface. 
b The maximum height restricts the height as measured from the lowest point of contact between the building and the ground to the 
highest point of the building. 
c The maximum floor area and maximum impervious surface are based on the total net lot area after geology, flood hazard areas, and 
steep slopes are taken into consideration. The numbers shown in the table indicate the maximum for a lot with the given lot area and 
no environmental constraints. 
Source: Portola Valley Code of Ordinances. 

The development standards were established to reflect the town’s rural, single-family 
residential character. Over the years, the regulations have become important to support 
geologic and fire safety and for environmental protection. The maximum floor area 
requirements and setbacks for single-family homes are intentionally limited compared to 
some other affluent communities in the Bay Area to limit the impact of the development on 
the natural environment. The regulations on single-family homes are not considered a 
constraint to development, as existing single-family homes have been consistently developed 
over the town’s history.  

The minimum lot area requirements function as a constraint on the provision of housing by 
keeping the density of development low. Many of the programs set forth in this Housing 
Element are intended to address this constraint while preserving the character of the town. 
For example, the Affiliated Housing Program allows higher density residential development 
on institutional sites. The ADU/JADU programs also increase density by allowing additional 
housing units to be built throughout the community. Portola Valley has long had a progressive 
ADU program, permitting multiple ADUs on larger parcels. In addition, as part of this update, 
the Town is creating two multi-family districts and a mixed-use district to allow for mixed-use 
residential development. 
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Slope Density (S-D) Combining Districts 

Most of the residential land in town is under an S-D combining district as well. These districts 
modify the minimum lot size to require larger minimum lots in areas with steep slopes. As 
shown in Table 4-4 below, there are six slope-density combining districts. The table also 
provides selected examples of the required minimum parcel areas at given slopes under each 
of the S-D districts. 

TABLE 4-4: SLOPES AND MINIMUM PARCEL AREAS IN S-D COMBINING DISTRICTS 

Slope 

Required Minimum Parcel Area in Acres 

SD-1 SD-1a SD-2 SD-2a SD-2.5 SD-3 
1% and under 1.02 – 2.03 – – 3.05 

15% and under 1.36 1.00 2.60 2.00 2.50 3.99 

25% 1.79 1.34 3.25 2.56 3.14 5.12 

40% 3.42 2.72 5.21 4.44 5.10 8.85 

50% and over 8.70 8.73 8.70 8.70 8.73 17.24 
Source: Portola Valley Code of Ordinances. 

In general, the flatter parts of Portola Valley fall into the SD-1 and SD-1a districts, with the 
remaining districts used in steeper areas. The only part of town in the SD-3 district is the Upper 
Western Hillsides (primarily open space), and the only area in the SD-2.5 district is Westridge. 
Areas in the SD-2 district include the Lower Western Hillsides, Blue Oaks, the Stanford Wedge, 
and the Woods property. 

As with the residential density combining districts, the S-D districts do constrain the provision 
of housing by restricting the density of development. This restriction is necessary, however, 
given the hazards of developing steep slopes. Some of the Town’s existing housing programs 
work to mitigate this constraint while still providing adequate protection. For example, the 
Affiliated Housing Program allows for increased density in specified areas. In addition, the 
ADU program allows a second unit on an existing or proposed primary residence and allows 
two ADUs on lots 3.5 acres or more, thereby increasing potential residential density. In 
addition, as part of this update, the Town will be creating two multi-family districts and a 
mixed-use district. 

Creek Setbacks 

Since 2007, the Town has enforced setbacks along Los Trancos Creek, Corte Madera Creek 
and Sausal Creek to protect the unique scenic qualities and habitat values of the creek 
environment that sustain wildlife by furnishing habitation, freshwater, and migration 
corridors. The measures are intended to help ensure that, over time, changes within creek 
setbacks will help restore the creeks and creeksides to a healthy natural environment. For 
building permits and site development permits, setbacks may be measured from either the 
top of creek bank or ordinary high water mark at the option of the property owner: 

1. Parcels less than 1 acre in size—30 feet from top of bank, or 35 feet from ordinary 
high water mark. 
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6. Parcels of 1 acre to 2.5 acres—45 feet from top of bank or 50 feet from ordinary high 
water mark. 

7. Parcels of 2.5 acres or more—55 feet from top of bank or 60 feet from ordinary high 
water mark. 

For planned unit developments, setbacks may be modified by the Planning Commission. For 
new subdivisions, parcels shall have a minimum creek setback of 55 feet from the top of creek 
bank, but this setback may be required to be enlarged as part of the subdivision process to 
increase safety as well as protect the natural environment. Sensitive habitats, floodplains, and 
eroding creek banks should be included within the setback area. Persons proposing 
development along creeks should consult Section 18.32 of the Town’s Code of Ordinances, F-P 
(Floodplain) Combining District Regulations, as these provisions affect development in the 
floodplains along creeks. 

Open Space and Landscaping Requirements  

The Town’s development standards specify front, side, and rear yard requirements for 
residential parcels. These requirements vary depending on the district, with smaller yard 
requirements for smaller lots. The requirements can be altered based on certain scenarios, 
such as if a property is located in a special setback district or if a property is adjacent to a 
future right-of-way. These open space requirements are applied consistently to all residential 
development based on the district they are located in and are not considered by the 
community to be necessary for wildfire resilience, environmental protection, and wildlife 
corridors. The required yards are not excessive and are not a constraint to housing 
development. 

The Portola Valley zoning ordinance sets forth minimal landscaping requirements for 
residential parcels. For example, the regulations specify that parcels adjacent to the 
Community Commercial and Administrative-Professional districts are required to have 
consistent landscaping with the adjacent non-residential property. There are few parcels in 
Portola Valley with residences adjacent to these districts. The landscaping regulations also 
stipulate that for parcels with frontages along Alpine Road and Portola Road, trees and shrubs 
must be approved by the Town’s conservation committee within 75 feet of the road right-of-
way. These two provisions are not constraints to the development of housing because they 
do not require significant costs or alterations for new housing developments. 

The Town’s zoning ordinance contains minimal regulation for residential landscaping, but the 
Town’s Design Guidelines provide more comprehensive landscaping policies, including a 
Native Plant List and Landscaping Guidelines. The Guidelines state that “The fundamental 
approach of the ASCC is to encourage architectural solutions that blend with the natural 
conditions of the site and area, and at the same time require only minimum landscaping.” 
Typical guidelines include: “Use native plants,” “Create a simple rather than elaborate 
landscape solution,” and “Consider the future height of trees and shrubs such that major views 
on- and off-site will not become obstructed.” ASCC consideration of applications is limited to 
the issues set forth in the guidelines. The Landscaping Guidelines promote native planting, 
minimal water use, and wildfire resilience and are not a constraint to housing development.  



4 | CONSTRAINTS 

50 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

Parking Requirements 

The Town’s zoning ordinance includes off-street parking provisions. The minimum number of 
off-street residential spaces for dwelling units is: one space for each dwelling having zero or 
one bedroom, and two spaces for each dwelling with two or more bedrooms. In residential 
districts with a minimum lot size of 1 acre or more, two additional guest parking spaces are 
required. In addition, convalescent homes must have one space for each five beds and 
retirement homes must have one space for each apartment, double room, or family unit. 
Junior ADUs (JADUs) and internal ADUs shall not require any dedicated parking spaces, but 
external ADUs require one dedicated covered or uncovered parking space. 

Most residential parking spaces must be located in a carport or garage and all spaces have to 
be located on the same site as the building unless authorized by a conditional use permit. 
Uncovered or tandem parking spaces may be permitted with approval from the Architectural 
and Site Control Commission (ASCC) if there is no reasonable location for a second required 
covered parking space in larger parcel districts. Additionally, on parcels of 20,000 square feet 
or less, an uncovered parking space may occupy required yard areas with approval from the 
ASCC and after notification of the affected neighbors. 

The Town requires up to four parking spaces at residences in districts requiring 1 acre or more 
but allows exceptions if the requirements cannot be met on the parcels. In smaller parcel 
districts, only 1 to 2 spaces are required based on the number of bedrooms in the dwelling 
unit, and the location of the parking space can be changed if needed. Overall, the off-street 
parking requirements for larger parcels do not constrain the development of housing given 
the ample amount of space typically available on those properties. Additionally, the alternative 
provisions enable smaller parcels with space constraints to meet reduced requirements. New 
parking standards will be established for the new mixed-use and multi-family zoning districts.  

Zoning for a Variety of Housing Types 

Historically, the town has been zoned primarily for single-family residential use, with limited 
options for a variety of housing types. However, provisions of Portola Valley’s Zoning 
Ordinance do include various regulations intended to implement relevant State Housing Laws 
and facilitate development of affordable housing and diverse housing types. This includes the 
following measures which are described in more detail within Section 5, Resources:  

 Chapter 18.17 of the Town’s Code of Ordinances implements Government Code 
Section 65915, referred to as the State Density Bonus Law which provides for a by-
right density bonus for residential developments that provide a percentage of below-
market rate housing units.  

 Pursuant to SB 35 the Town provides a streamlined ministerial review of housing 
developments which propose at least 50% affordability among their provided 
residential units.  

 Chapter 18.36 of the Town’s Code of Ordinances implements the various state laws 
related to the development of Accessory Dwelling Units (ADUs). This Chapter 
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implements the streamlined, ministerial review procedure for ADUs and outlines 
objective design standards and reduced parking standards applicable to ADUs.  

 Pursuant to SB 2 the Town permits transitional and supportive housing developments 
by-right in all zoning districts that permit residential uses by-right. The Town is in the 
process of updating its Municipal Code to update the definition of transitional housing 
to comply with the State definition and to remove the six-resident cap currently 
specified in the Code. The Town currently does not have a multi-family zoning district, 
but when adopted in connection with this Housing Element update, transitional 
housing will be treated similarly to other residential uses (see Section 7, Goals, Policies, 
and Programs). 

 Pursuant to SB 2 the city permits emergency shelters by-right on sites in the R-E 
Residential Estate zoning district containing a religious institution. Operational 
standards for emergency shelters developed are included within Chapter 18.12 of the 
Town’s Code of Ordinances.  

 The Town does not have a zoning code definition for Single Room Occupancy (SRO) 
Units but the Town has no short-term rental restrictions in any of its residential zones, 
except as required by State ADU law. 

 Pursuant to State and Federal laws, the Town has adopted Reasonable 
Accommodation Measures within Chapter 18.11 of the Town’s Code of Ordinances to 
help in eliminating any potential regulatory constraints to the development of housing 
to serve persons with disabilities. These measures provide for reasonable flexibility in 
land-use/zoning, building regulations, policies, and practices as necessary to provide 
for the development of housing options suitable for disabled persons. The Town 
recently approved a supportive housing project for developmentally delayed adults. 

 Portola Valley defines household as “…one or more people living together as the 
functional equivalent of a family where the residents share a single kitchen and form 
a single housekeeping unit by sharing living expenses, chores and/or meals, and are a 
close group with social and economic commitments to each other.” Consistent with 
State law, this definition does not result in discrimination against unrelated persons 
living together. 

Accessory Dwelling Unit (ADU) Provisions 

Portola Valley revised its zoning ordinance provisions for second units in 2021 to comply with 
California law. A "second unit" which is now referred to as an "accessory dwelling unit" in state 
law and the Municipal Code means an attached or detached residential dwelling unit located 
on the same parcel as a main dwelling unit and which provides complete independent living 
facilities, including those for living, sleeping, eating, cooking and sanitation, for one household. 
ADUs and Junior ADUs (JADUs) are permitted on all parcels in all zoning districts to help 
achieve the Town’s goals which include but are not limited to: 

 Create new housing units while respecting the existing character of the town; 
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 Provide housing that responds to residents’ changing needs, household sizes, and 
increasing housing costs, and provide accessible housing for seniors and persons with 
disabilities; 

 Offer environmentally friendly housing choices with less average space per person 
and smaller associated carbon footprints; and 

 Promote provision of affordable housing for people who work in town. 

The Town’s ADU ordinance allows one ADU and one JADU on all parcels smaller than 3.5 acres 
in all zoning districts, except on parcels that are subject to the fire safety exception for parcels 
that are smaller than 1 acre whose direct vehicular access is from a road or cul-de-sac which 
1) has a single point of ingress/egress, and 2) has a width of less than 18 feet. This provision 
limits new ADUs in these areas due to concern related to access by emergency personnel and 
evacuation. Parcels with 3.5 or more acres are allowed to have two ADUs. All existing 
development restrictions in the base zoning district apply, including adjusted maximum floor 
area, impervious surface, height, setbacks, parking, site development, and outdoor lighting 
requirements, except as preempted by State law.  

Ministerial review of ADUs and JADUs requires no public hearings, consistent with State law. 
An ADU or JADU application which qualifies for ministerial review is acted upon within 60 days 
of the date the Town receives a completed application. An ADU or JADU application made 
pursuant to an application for a main building may be delayed until a decision is made on the 
permit application to create the new main building. 

Overall, the zoning ordinance provisions for ADUs comply with State law because standards 
are clearly set forth and are permitted as of right and can be administered ministerially as 
long as they do not exceed certain criteria. The Town continues to work to encourage 
production of ADUs, and this Housing Element includes additional actions to that end, as 
described in Section 7, Goals, Policies, and Programs. 

On- and Off-Site Improvements 

The subdivision ordinance includes standards for on-site and off-site improvements including 
roads, trails, paths, bike lanes, utilities, drainage facilities, street trees, and conservation 
easements. These standards allow development that is consistent with the natural 
environment of the town. Utility requirements, i.e., water, sewer, and electricity are typical for 
residential subdivisions. Street plantings are rarely required because the existing vegetation 
normally provides a natural setting. Conservation easements are occasionally required when 
appropriate to help preserve natural areas. Minimal contributions of land or fees are required 
to help preserve open space. Developers have found the requirements reasonable and that 
they enhance the quality of their projects.  

In some parts of town, however, connections to required utilities and roads cannot be made. 
For instance, in most of the western hillsides, public roads and utilities are not available. As 
noted elsewhere in this Housing Element, the western hillsides are hazardous and comprise 
steep hillsides and canyons as well as large areas of landslides. Since these areas are not 
suitable for development, the lack of infrastructure does not pose a problem. 
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Road Requirements 

The paved surfaces of roads have been set wide enough to allow for traffic but also as narrow 
as safety permits. Paving widths vary from 20 feet to 28 feet depending on the type of road. 
Since most properties include space for off-street parking, the roads are generally not 
designed for on-street parking. Right-of-way widths vary from 60 to 100 feet. In PUDs paving 
and rights-of-way can be varied to fit the design of the development. 

Trails, Paths, and Bicycle Lanes 

Portola Valley residents value the ability to ride horses, hike, and bicycle throughout the 
community. Accordingly, where these planned facilities pass through a proposed subdivision, 
the developer will be required to provide the facility and dedicate an easement that is normally 
15 feet wide, or up to 30 feet in areas of particularly difficult terrain.  

Utilities 

California Water Service Company provides water throughout the town. The company has 
indicated it has sufficient capacity to meet the housing needs stipulated in this housing 
element. Gas and electrical utilities are normally readily available. Where required for public 
utility purposes, utility easements not less than 10 feet in width shall be provided within the 
subdivision.  

Drainage 

Given the low density of development in the town and extensive natural areas, most drainage 
is surface drainage that eventually flows into one of the three major creeks in the town. By 
and large, the only culverts are where drainage passes under roads. Drainage improvements, 
therefore, are a minimal requirement on developments. In some instances, a developer will 
be required to pay a fee to help offset downstream impacts from a development. 

Conservation Easements 

The Town may require conservation easements to protect natural vegetation, terrain, 
watercourses, waters, wildlife and for preventing or limiting erosion and drainage problems. 
Normally, these easements are on lands that are not suited for development and therefore 
do not interfere with well-planned developments. 

Dedication and Land for Park or Recreational Purposes 

In subdivisions of more than 50 lots, the subdivider must dedicate 0.005 acres of land for each 
anticipated resident of a subdivision. For subdivisions less than 50 acres, the subdivider must 
pay a fee based on the above requirement. In the town, no subdivisions of 50 lots or more are 
anticipated, so only small in-lieu payments can be expected. 

Impact of Improvement Requirementson Cost and Supply of Housing 

Fundamentally, the cost of land in Portola Valley is high. Subdivisions consequently are aimed 
at rather expensive housing. Given this context, the cost of improvements is a small portion 
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of the total cost of housing. There have been no instances in recent history where the 
applicant has appealed or otherwise challenged any of the requested dedications.  

Inclusionary Housing Requirement 

All new single-family homes in Portola Valley are custom built, and as a result, inclusionary 
housing is implemented differently in town than in other jurisdictions. Since 1991, Portola 
Valley has required all subdividers in town to provide 15% of their lots (for subdivisions with 
seven or more lots) or an in-lieu fee (for smaller subdivisions and fractional lots) to the Town 
for affordable housing. The original intention was for the Town to receive the land and arrange 
for the construction of the below market rate units. However, this approach was not practical 
because the Town could not secure an affordable housing developer to build such a small 
project. As a result, the Town has collected the in-lieu funds and is developing appropriate 
financial assistance programs with the Housing Element update process.  

Some analysts believe that inclusionary housing requirements can sometimes act as a 
constraint on housing by either substantially raising the price of market rate housing or 
making housing too expensive to build. One subdivision with multiple units has been 
developed under this requirement and smaller lot splits have also been approved indicating 
that development can occur under this requirement. In addition, the Town’s inclusionary 
housing program provides developers with a 10% density bonus to offset the costs of 
providing the land.  

Because land prices in Portola Valley are high, development of affordable housing is very 
difficult without the inclusionary ordinance provisions or other direct intervention. Market 
rate housing in Portola Valley is only affordable to households with incomes well above the 
moderate range. Given the high cost of market rate housing in town, the effects of the 
inclusionary housing provisions on affordability are not a significant constraint to 
development.  

Summary of Analysis of Land Use Controls 

Portola Valley’s land use controls were developed to fit the town’s situation on the edge of the 
urban San Francisco Peninsula area, with complex and unstable geology, steep terrain, 
significant wildfire concerns, and the San Andreas Fault bisecting the town. Within this context, 
the controls the Town has adopted allow for flexibility to fit development to the land. For 
instance, development intensity is conditioned by steepness of slope, unstable geology, areas 
subject to flooding and remoteness from major roads. The development approval process 
results in development that is appropriate to the environment. The Town allows and 
encourages cluster development and planned developments whereby designs address site 
specific concerns and sustainability goals. 

These natural constraints, including a location well removed from public transportation and 
significant employment centers, have led to low density development. The low densities 
permitted are appropriate for the environment and location, and to ensure the safety of 
residents. 
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Despite these constraints, the Town recognizes that a range of housing types can be 
appropriate in certain locations. Therefore, the Town allows multi-family housing in specified 
locations as set forth in the Affiliated Housing Program of this Housing Element. In addition, 
as part of this update, the Town is creating two multi-family districts and a mixed-use district. 

Building Code 

The Town of Portola has adopted the 2019 California Building Code, which establishes 
construction standards for all residential buildings developed within the State. The Town 
amends the Code as needed to further define requirements based on the unique local 
conditions of the town. The Code is designed to protect the public health, safety, and welfare 
of Portola Valley’s residents.  

Local Permit and Processing Procedures 

The Town’s processing and permit procedures protect the community interest while 
permitting safe and responsible new construction, additions, and remodeling on private 
property. A key aspect is the requirement for geologic investigations to ensure safe 
development in areas of the town mapped as potentially hazardous.  

Subdividing  

The Town’s subdivision regulations reflect the complicated and unique features of the land 
such as soils, land movement potential and drainage capacity. A subdivision proposal 
includes the following steps: 

1. Review of a preliminary map by Town staff and professional consultants; 

2. Review and approval of the tentative map by the planning commission; and 

3. Review and approval of the final map by the Town Council. 

It is difficult to estimate the time needed for review and approval of a subdivision applications 
because they are uncommon and the factors that impact timing are unique for each proposal. 
Historically, subdivisions have only occurred for single-family detached homes on individual 
lots. The last significant subdivision was for the Blue Oaks development, a 30-lot hillside 
subdivision that was approved in the 1990s. There have been a few smaller subdivisions in 
recent years that took about two years to process because of ownership issues or unique 
physical characteristics of the site. Staff estimates that a small subdivision with limited 
environmental review would take approximately one year and a larger subdivision with a full 
environmental impact report would take approximately two or two and half years.  

Lot by Lot Construction 

Most residential development occurs on a lot-by-lot basis. As there are few vacant lots in 
town, most of the development is in the form of an addition/remodel or demolition of an 
existing house and construction of a new house in its place. More recently, most new home 
applications also now include an ADU. The process for residential development includes: 
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1. Preliminary design review at the staff level. 

2. Architectural review by the Architectural and Site Control Commission (ASCC). Some 
projects are also subject to homeowners’ association architectural review. These 
reviews are usually concurrent with ASCC review. 

3. Review by the Planning Commission (only for proposals with grading exceeding 1,000 
cubic yards). 

4. Building permit review and approval. 

The review process typically, including the first four steps listed above, takes from four months 
to one year. Another 8 to 12 weeks are then usually needed to process a building permit 
application. Prior to approving a building permit, Town staff and consultants review the plans, 
as well as outside agencies.  

The Town’s processing and permit procedures may take longer than in typical Bay Area 
communities because of the complexity of the environment. Most projects require a 
geotechnical investigation and review by the Town Geologist. Additionally, the process of 
upgrading septic systems or connecting to sewer can add several months or longer for 
complex cases. Staff and consultants work closely with developers to explain the process, 
expectations, and requirements necessary for approval. This attention given early in the 
process avoids delays in the long run by ensuring that the most appropriate project for the 
site is presented for approval. 

ASCC Review Process 

All new residential structures must be reviewed and approved by the Architectural and Site 
Control Commission (ASCC), whose decisions may be appealed to the Planning Commission. 
The ASCC process begins with a preliminary meeting with staff to discuss the applicant’s initial 
ideas and outline the Town standards, regulations and design guidelines that would apply. 
The applicant then has the opportunity to revise the design before formally submitting the 
application. Simple projects, such as an addition or modest new home, are usually decided at 
that meeting. Most projects are acted on in no more than two meetings, although occasionally 
a complex project may take additional time. As a result, ASCC review typically takes 
approximately three months from formal submittal. (The Town experienced a backlog of 
projects during the COVID-19 pandemic that increased processing times during this period.)  

All staff reports for the ASCC follow a standard format and address the same topics, which are 
set forth in the zoning ordinance and the design guidelines. Both the zoning ordinance and 
the design guidelines are written documents which applicants can consider in putting together 
their applications. The Town uses a standard format for the ASCC staff reports to give 
consistency to the review process and ensure that each application is considered in the same 
way as all others. 

While the criteria are the same for each project, the specific physical conditions on an 
individual parcel of land may be unique. Given the prevalence of slope, geology, drainage and 
other physical issues throughout Portola Valley, individual consideration of each project is 
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necessary. The ASCC provides this individual consideration along with consistent application 
of standards and guidelines. 

The ASCC review process is reasonable, based on written standards and guidelines and uses 
a standard format to ensure consistency in its decisions. The cost, as discussed below in the 
subsection on fees, deposits and exactions, is similar to the cost in other, similar communities, 
and is a very small percentage of the cost of a project given the high costs of land and 
construction in the town. For all these reasons, ASCC review does not act as a significant 
constraint to the provision of housing in Portola Valley. 

Site Development Permit 

The Site Development Ordinance establishes the framework for the removal of vegetation, 
including significant trees, and excavation and fill (grading) on a site. Persons conducting those 
activities are required to apply for a site development permit. Depending on the amount of 
grading, the application is acted on by either the staff, the Architecture and Site Control 
Commission, or the Planning Commission. Applicants can appeal a decision to the Town 
Council in a public hearing. This process is necessary to protect both the environment and the 
applicants, especially in steep and unstable areas. The process is the same for all applicants 
and does not act as a constraint to the development of housing.  

Conditional Use Permit and Planned Unit Development Permit Processes 

Most residential development in town is not required to obtain either a conditional use permit 
(CUP) or a planned unit development permit (PUD). Subdividers who would like flexibility in 
the development standards may apply for a PUD, and most subdivisions in recent years have 
used PUDs. Since Portola Valley treats PUDs as a type of CUP, the process is similar for both. 
The ASCC first reviews the application as an advisory body, and then the application moves to 
the Planning Commission for a decision. Neither CUPs nor PUDs require action by the Town 
Council unless the Planning Commission action is appealed. 

The Affiliated Housing Program does require CUPs for development, as the institutions where 
these units are located are generally regulated with a CUP. This process allows greater 
flexibility than the base zoning for these sites. For example, at the Woodside Priory School, 
seven multi-family units were approved and built as workforce housing. To build these units, 
the Priory needed to amend its conditional use permit, a process that took approximately four 
months. The Priory has also received approval for a master plan that includes 11 additional 
housing units, six of which have recently been approved. 

The cost for the permits is a very small percentage of the cost for the project as a whole and 
is not significant given the high costs of land and construction in Portola Valley. For these 
reasons, the CUP/PUD requirements for multi-family housing do not appear to be acting as a 
constraint on the provision of housing in the town—in fact, these permits provide flexibility 
for multi-family housing possible in Portola Valley. 
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Length of Time between Application Approval and Building Permit Application 

Housing Elements are now required to provide an evaluation of the length of time between 
receiving approval from the city/town and applying for a building permit. Once a project is 
approved by the Town, such as the Architectural and Site Control Commission or Planning 
Commission, it is the applicant’s responsibility to submit an application for a building permit. 
The time it takes can vary and is largely determined by the applicant. Factors include the time 
it takes to prepare the construction drawings and any necessary technical studies, preparation 
and recording of subdivision maps (if necessary), retaining contractors, and securing 
financing. Table 4-5 provides some examples of recent projects and the time it took between 
application approval and building permits or master home models. The time varies from 31 
days to 43 days.  

TABLE 4-5 LENGTH OF TIME BETWEEN APPLICATION APPROVAL AND BUILDING PERMIT 
APPLICATION, EXAMPLES 

Project Length of Time 
107 Degas – New House 38 Days: 6-14-21 to 7-23-21  

35 Possum – New House 43 Days: 8-18-21 to 9-30-21 

Priory – Multifamily 6 Units 31 Days: 9-9-19 to 10-10-19  
Source: Portola Valley, Planning & Building Department. 

Fees, Deposits, and Exactions 

To assist jurisdictions in meeting requirements for analysis of fees and permit processing, 21 
Elements released a survey to all jurisdictions in San Mateo County. The survey asked about 
potential government constraints to housing, including impact fees, entitlement fees, building 
permit fees, and permit processing times. In conjunction with that survey, 21 Elements hired 
Century Urban, a San Francisco based real-estate consulting firm, to examine the cost of land 
and labor for new housing development in the County. Combined, those two data sets provide 
a basis for a preliminary examination of constraints for jurisdictions in San Mateo County.  

Participation in the 21 Elements government restraints survey was excellent, with 18 of 21 
jurisdictions participating. While not all the respondents answered all the questions, the high 
overall participation results in a meaningful look at the landscape of government-imposed 
fees in San Mateo County. 21 Elements distributed the survey in November 2021 and accepted 
results through February 2022.  

The survey asked jurisdictions to calculate fees for three hypothetical housing developments: 
a single-family house, a 10-unit apartment building, and a 100-unit apartment building.  

Single-Family Home – Participants were asked to estimate fees for one of two, hypothetical 
single-family home developments:  

 2,600-square-foot house with 500-square-foot garage. The house is two stories tall 
with four bedrooms and two bathrooms. The house is constructed on an empty lot in 
an existing neighborhood and requires no significant grading or other complications.  
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 5,000-square-foot house with 1,000-square-foot garage. House is two stories tall with 
four bedrooms and three bathrooms. The house is constructed on an empty lot in an 
existing neighborhood and requires no significant grading or other complications.  

Three other Jurisdictions, including Atherton, Woodside, and Unincorporated San Mateo – 
chose to estimate fees for the larger house. All other respondents estimated fees for the 
smaller house. For purposes of comparison, all the data are presented in the same table, 
regardless of which size hypothetical house was chosen.  

Small Multi-Family – Jurisdictions were asked to estimate the fees for a hypothetical 
development with 10 units with moderate complexity.  

Large Multi-Family – Jurisdictions were asked to estimate fees for a 100-unit development.  

The Portola Valley fees estimated for the prototypical single-family project are shown in Table 
4-6. Town entitlement fees are likely higher than other communities due to the detailed 
engineering and geotechnical review that happens early in the process. 

TABLE 4-6: FEES FOR A HYPOTHETICAL SINGLE-FAMILY HOME 

Jurisdiction 
Entitlement  

Fees 

Building 
Permit 

Fees 
Impacts 

Fees 
Other 
Fees Total 

Atherton 1,520 13,363 0 1,058 15,941 

Brisbane 0 4,300 10,608 10,032 24,940 

Burlingame 3,645 49,500 16,280 0 69,425 

Colma 0 6,760 0 0 6,760 

Daly City 0 19,128 15,682 0 34,810 

East Palo Alto 6,342 6,606 51,717 39,576 104,241 

Foster City 3,000 64,886 9,854 0 77,740 

Half Moon Bay 4,019 3,750 36,500 8,300 52,569 

Hillsborough 7,951 48,891 11,904 14,250 82,996 

Millbrae 7,397 -- 83,213 0 90,610 

Pacifica 11,000 10,803 11,922 0 33,725 

Portola Valley 15,954 30,753 0 6,216 52,923 

Redwood City 1,493 4,952 14,350 0 20,795 

San Bruno 5,000 28,000 25,209 0 58,209 

San Mateo 4,979 43,844 50,180 0 99,003 

South San Francisco 1,490 476 54,944 0 56,910 

Unincorporated San Mateo 420 28,013 7,996 0 36,429 

Woodside 1,980 35,497 33,480 0 70,957 
Source: 21 Elements, 2022.  
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The total fees per unit are compared to all San Mateo County jurisdictions below in Table 4-7.  

TABLE 4-7:  TOTAL FEES PER UNIT COMPARISON: SAN MATEO COUNTY JURISDICTIONS (INCLUDES 
ENTITLEMENT, BUILDING PERMITS, AND IMPACT FEES)  

 Jurisdiction Single-Family Small Multi-Unit Large Multi-Unit 
Atherton $15,941 No Data No Data 

Brisbane $24,940 $11,678 No Data 

Burlingame $69,425 $30,345 $23,229 

Colma $6,760 $167,210 $16,795 

Daly City $24,202 $32,558 $12,271 

East Palo Alto $104,241 No Data $28,699 

Foster City $67,886 $47,179 $11,288 

Half Moon Bay $52,569 $16,974 No Data 

Hillsborough $71,092 No Data No Data 

Millbrae $97,756 $6,824 $55,186 

Pacifica $33,725 $40,151 No Data 

Portola Valley $52,923 No Data No Data 

Redwood City $20,795 $18,537 $62,696 

San Bruno $58,209 $72,148 $39,412 

San Mateo $99,003 $133,658 $44,907 

South San Francisco $81,366 $76,156 $32,471 

Unincorporated San Mateo $36,429 $27,978 $10,012 

Woodside $70,957 $82,764 No Data 
 Source: 21 Elements, 2022. 

Since Portola Valley does not currently have any multi-family projects that fit these scenarios, 
there was no data to include. However, the Town has processed one project that is similar; 
the permit fees per unit for the six-unit project at the Priory School was approximately $12,000 
per unit. This is well below the per-unit fees in other communities but did not require 
environmental review. As part of this update, the Town will be creating two multi-family 
districts. 

Total fees as a percentage of total development costs can be found in Table 4-8. Portola 
Valley’s fees are 1% of total development cost which is among the lowest of the County.  
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TABLE 4-8: TOTAL FEES AS A PERCENTAGE OF TOTAL DEVELOPMENT COSTS  

Jurisdiction Single-Family Small Multi-Family Large Multi-Family 
Atherton 0% No Data No Data 

Brisbane 1% 1% No Data 

Burlingame 3% 4% 3% 

Colma 0% 17% 2% 

Daly City 1% 4% 2% 

East Palo Alto 4% No Data 4% 

Foster City 3% 6% 2% 

Half Moon Bay 2% 2% No Data 

Hillsborough 3% No Data No Data 

Millbrae 2% 8% 7% 

Pacifica 1% 5% No Data 

Portola Valley 1% No Data No Data 

Redwood City 1% 2% 8% 

San Bruno 2% 8% 5% 

San Mateo 4% 14% 6% 

South San Francisco 3% 9% 4% 

Unincorporated San Mateo 1% 3% 1% 

Woodside 2% 9% No Data 
Note: The above table is calculated using average soft costs (including an average of jurisdiction charged fees) and average land costs 
for the county. A more precise determination of fees as a percentage of total development costs can be calculated using jurisdiction 
specific land costs and fees.  
Source: 21 Elements. 

Portola Valley’s fees per unit, including the percentage of total development costs and a 
comparison to the median of fees are shown in Table 4-9.  

TABLE 4-9: SUMMARY OF PORTOLA VALLEY FEES COMPARED TO MEDIAN 

Project Type Fees per Unit 
Percentage of Total 
Development Cost 

Median of Fees  
for 21 Jurisdictions 

Single-Family $52,923 1% $55,566 

Multi-Family in Small Project No data No data $36,355 

Multi-Family in Large Project No data No data $28,699 
Source: 21 Elements. 

Development Impact Fees are one-time charges levied on new developments and serve as 
tools to mitigate the impacts of new development by funding a range of capital programs 
required to address needs related to that development, including transportation, parks, and 
utilities (such as water, sewer, and storm drain). Other than a park in lieu fee under the 
Quimby Act for subdivisions, the Town does not currently have any impact fees; however, 
projects that connect to the West Bay Sanitary District are charged fees and construction costs 
that are outside of the Town’s control.  
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Infrastructure and Public Service Constraints 

The infrastructure and level of public services in the Town is geared to a small, dispersed 
population. Many of the roads are narrow and winding with restricted capacity. SamTrans 
along Portola and Alpine Roads (Bus 85) provide limited bus service. Only a portion of the 
Town is served by sanitary sewers. On-site disposal systems are used in much of the Town, 
and in many areas, successful disposal requires large sites because of adverse soils and 
drainage conditions. Most local public services are provided by special districts or San Mateo 
County under contract. The Woodside Fire Protection District provides fire protection services. 
The County Sheriff provide police services. The Town has limited control over the quality and 
quantity of these services. 

The Town government operates on a minimal budget with a small staff. The Town’s ability to 
undertake major programs to provide housing is severely constrained by fiscal realities and 
limited staff time. As a result, housing programs with high administrative demands have not 
been practical for the Town and have been avoided. 

To mitigate the constraints pertaining to public services, this Housing Element update 
provides for affordable housing on sites with current access to services or in locations where 
connections are feasible. In-lieu fees collected through the inclusionary housing program may 
also be used to help cover costs when no other source is available. 

NON-GOVERNMENTAL CONSTRAINTS  

Non-governmental constraints are those that are generated by the economic and social 
environment which are beyond the control of local governments. Some of the impacts of non-
governmental constraints can be offset to a minimal extent by local governmental actions, but 
usually the effects are localized and have little influence on the housing need in the jurisdiction 
or market area.  

HOUSING DEVELOPMENT COSTS 

As part of the 21 Elements collaboration, Century|Urban and Baird + Driskell performed 
research on the development costs of certain residential prototypes in San Mateo County as 
well as the unit mixes of residential projects delivered since 2013. The estimated prototype 
project costs described in this subsection reflect high-level averages and do not represent any 
specific project budget. Project costs vary by geography, topography, site conditions, finish 
level, entitlement and permit status, contractor type, and time among other factors. The data 
presents over 100 projects and over 13,000 units and as such is informative with respect to 
the types and sizes of units built during the period surveyed. Non-governmental constraints 
to affordable housing are traditionally considered to consist of three major factors: land costs, 
cost of construction, and availability of financing. 
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Price of Land 

Land costs include acquisition and the cost of holding land throughout the development 
process. Due in part to the desirability of the region and because land is in short supply, land 
costs in San Mateo County are high. These costs can account for as much as half of the final 
sales prices of new homes in small developments or in areas where land is scarce. These costs 
vary both between and within jurisdictions based on factors like the desirability of the location 
and the permitted density with, multi-family and mixed-use land costing more. 

The extremely high cost of land in Portola Valley is the most significant constraint on the 
development of affordable housing in the Town. For typical multi-family construction in San 
Mateo County, Century|Urban reports estimates of land costs at approximately $100,000 per 
unit in San Mateo County but noted a range of land costs between $40,000 to $160,000 per 
unit.  

To generate single-family land values, Century|Urban collected sales data for land lots totaling 
1 acre or less which transacted over the past three years. Table 4-10 below represents the 
available single-family home lot sales data points collected, which demonstrates that land 
sites up to 1 acre can range from $1,325,000 to $3,000,000, a price that is probably too high 
to allow the development of affordable housing under market conditions. Further, most sites 
in Portola Valley are above 1 acre and have an even higher value than what is shown in Table 
4-10. However, homes on smaller sites are typically in the older neighborhoods of Portola 
Valley with older or more modest homes. 

The challenge from the Town’s perspective is to provide affordable housing opportunities in 
the face of extreme market pressure, while at the same time preserving the characteristics 
that make Portola Valley a desirable place in which to live. The Town’s housing programs 
attempt to mitigate the effects of these market conditions. To offset the high cost of land, the 
inclusionary housing program provides affordable housing, including land. The affiliated 
multi-family housing program allows increased density, reducing costs per unit. The ADU 
program provides the opportunity for construction of second units by the private market with 
essentially no land cost. As previously mentioned, as part of this update, the Town will also be 
creating a multi-family district and mixed-use district. 

Cost of Construction 

Construction costs, which can comprise a significant portion of the sales price of a home, are 
one of the major cost factors with residential development. Construction costs include both 
hard costs, such as labor and materials, and soft costs, such as architectural, geotechnical, 
and engineering services, development fees and insurance. As noted above, costs will vary 
by geography, topography, site conditions, finish level, entitlement and permit status, 
construction type, and time among other factors.  

The cost of construction can also constrain housing production, particularly for affordable 
housing. Residential construction in Portola Valley is comparable to the neighboring 
communities of Woodside, Palo Alto, and Atherton.  
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TABLE 4-10: SAN MATEO COUNTY SINGLE-FAMILY LAND SITES UP TO 1 ACRE, 2018-2021 

Jurisdiction 

Available  
Data  

Points 

Per Square Foot Per Single-Family Home 

Minimum Maximum Median Average Minimum Maximum Median Average 
Moss Beach 19 $14 $117 $64 $64 $125,000 $582,500 $375,000 $335,053 

Woodside 4 $10 $88 $24 $36 $150,000 $2,000,000 $377,250 $726,125 

South San 
Francisco 

4 $33 $89 $59 $60 $165,000 $3,800,000 $431,000 $1,206,750 

Montara 12 $23 $269 $65 $79 $275,000 $1,750,000 $439,000 $533,917 

Half Moon 
Bay 

33 $1 $324 $75 $91 $5,000 $2,300,000 $447,000 $514,455 

Pacifica 6 $14 $105 $70 $63 $300,000 $925,000 $447,000 $500,000 

Belmont 12 $2 $721 $56 $118 $55,000 $4,470,000 $495,000 $960,583 

East Palo Alto 5 $72 $135 $92 $100 $235,000 $3,550,000 $675,000 $1,379,600 

Redwood City 18 $6 $345 $129 $145 $50,000 $5,350,000 $825,000 $1,170,250 

Emerald Hills 2 $125 $132 $129 $129 $975,000 $980,000 $977,500 $977,500 

San Bruno 2 $179 $207 $193 $193 $560,000 $1,500,250 $1,030,125 $1,030,125 

San Carlos 11 $2 $405 $94 $126 $29,000 $2,980,000 $1,100,000 $1,214,455 

San Mateo 1 $500 $500 $500 $500 $1,500,000 $1,500,000 $1,500,000 $1,500,000 

Portola 
Valley 

4 $47 $129 $58 $73 $1,325,000 $3,000,000 $1,578,000 $1,870,250 

Burlingame 1 $125 $125 $125 $125 $1,600,000 $1,600,000 $1,600,000 $1,600,000 

Menlo Park 3 $165 $591 $459 $405 $2,580,000 $6,500,000 $2,780,000 $3,953,333 

Millbrae 1 $239 $239 $239 $239 $3,080,500 $3,080,500 $3,080,500 $3,080,500 

Hillsborough 3 $85 $306 $116 $169 $3,050,000 $8,000,000 $4,000,000 $5,016,667 

Atherton 2 $147 $208 $178 $178 $2,500,000 $6,400,000 $4,450,000 $4,450,000 

Total 143 $1 $721 $84 $110 $5,000 $8,000,000 $510,000 $1,026,691 
Source: Century|Urban, 2022. 
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The costs average around $350-$450 per square foot. These high costs, however, are often a 
result of homeowners’ choices to use unique designs and expensive materials.  

The price paid for material and labor at any one time will reflect short-term considerations of 
supply and demand. Future costs are difficult to predict given the cyclical fluctuations in 
demand and supply that in large part are created by fluctuations in the state and national 
economies. Such policies unilaterally impact construction in a region and therefore do not 
deter housing construction in any specific community. According to data from the California 
Construction Cost Index, hard construction costs in California grew by 44% between 2014 and 
2018, or an additional $80 per square foot.2 Between 2020 and 2021 alone, construction costs 
increased 13.4%. Construction costs are estimated to account for upwards of 60% of the 
production cost of a new home, especially for multi-unit residential buildings which often 
require the use of more expensive materials, like steel, and need additional amenities such as 
parking structures.3  

For San Mateo County, construction costs for multi-unit buildings vary based on the form of 
parking (structure vs. surface) in addition to other environmental factors such as topography, 
pre-existing structures etc. For a small multi-family development with surface parking, 
Century|Urban estimates hard costs at $521,500 per unit and soft costs at $165,000 per unit 
for a total cost including land of $786,500 per unit. 

In terms of labor, the California Labor Code applies prevailing wage rates to public works 
projects exceeding $1,000 in value. Public works projects include construction, alteration, 
installation, demolition, or repair work performed under contract and paid for in whole or in 
part out of public funds. 

A factor contributing to the high construction costs on the Peninsula is the scarcity of 
construction labor. Contractors have difficulty attracting and retaining workers because most 
cannot afford to live in the area on construction labor wages. Many construction workers must 
commute long distances from their jobs to more affordable housing. 

AVAILABILITY OF FINANCING 

The availability of capital to finance new residential development is a significant factor that 
can impact both the cost and supply of housing. Two types of capital are involved in the 
housing market: 1) capital used by developers for initial site preparation and construction and 
2) capital for financing the purchase of units by homeowners and investors. Interest rates 
substantially impact home construction, purchase, and improvement costs. Fluctuation in 
interest rates can have a significant impact on costs for construction or purchase, as well as 
impact whether a potential buyer can qualify for a loan. Following several years of historically 
low interest rates, the expectation is that interest rates are likely to rise in 2022 and beyond.4  

 
2 Hayley Raetz, Teddy Forscher, Elizabeth Kneebone and Carolina Reid. The Hard Costs of Construction: Recent Trends in Labor and 
Materials Costs for Apartment Buildings in California. The Terner Center for Housing Innovation, University of California Berkeley, 
March 2020, p. 8, http://ternercenter.berkeley.edu/uploads/Hard_Construction_Costs_March_2020.pdf. 
3 Ibid, page 4. 
4 Kiplinger. Interest Rates: The Fed Gets Aggressive, April 14, 2022, https://www.kiplinger.com/economic-forecasts/interest-
rates#:~:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25.  

https://www.kiplinger.com/economic-forecasts/interest-rates#:%7E:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25
https://www.kiplinger.com/economic-forecasts/interest-rates#:%7E:text=Expect%20the%20Treasury%2010%2Dyear,from%204.2%25%20to%204.7%25
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Table 4-11 summarizes the total number of home loans applied for, approved (and 
originated), and denied within the San Jose-San Francisco-Oakland MSA. In 2020, a total of 
97,147 applications for home loans were submitted within the MSA. Of these loan 
applications, over 66% were approved and originated while approximately 11% of applications 
were denied. This percentage of loan approvals and denials vary throughout the MSA by 
income group. As anticipated, there is a direct relationship between household incomes and 
home loan application approvals and denials. As depicted in Table 4-11 as household incomes 
rise, the percentage of home loans denied decreases and the percentage of loans approved 
increases. Similarly, as household income falls, the percentage of home loan applications 
denied increases and the percentage of loans approved decreases. This data suggests it is 
much more difficult for lower-income households in the MSA to obtain home loan financing 
than higher-income households. This difficulty has the potential to directly affect the 
production and rehabilitation of housing units serving lower-income households, throughout 
the MSA. 

TABLE 4-11: DISPOSITION OF APPLICATIONS BY INCOME OF APPLICANT, 2020 

Income Group 
Total Loan 

Applications 
Loans  

Originated 
Applications  

Denied 
Percentage  

Denied 

<50% MFI 6,876 3,095 1,924 28% 

50-79% MFI 12,351 7,792 1,793 14.5% 

80-99% MFI 5,052 3,371 543 10.7% 

100-119% MFI 15,158 10,462 1,502 9.9% 

>120% MFI 57,710 39,177 5,059 8.8% 

Total 97,147 63,897 10,821 11.1% 
Note: MSA 41884 – San Jose-San Francisco-Oakland. MFI: Median Family Income 
Source: Home Mortgage Disclosure Act (HMDA) Data, 2020. 

Interest Rates 

Interest rates can influence the borrowing activity of those seeking to purchase a home or 
existing homeowners looking to repair their residences. When interest rates are relatively low, 
loans are considered more advantageous to borrow than when interest rates are higher. 
Figure 4-1 below shows the average federal interest rate between February 2019 and January 
2022. During this time, interest rates have been at historic lows and are not likely a significant 
constraint on constructing or purchasing housing. However, even with the lower interest rates, 
lower-income households still face significant obstacles to purchasing a home due to the high 
home prices in the Bay Area and difficulty meeting down payment requirements. 
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FIGURE 4-1: U.S. AVERAGE INTEREST RATES – FEBRUARY 2019 – JANUARY 2022 

Source: Freddie Mac Primary Mortgage Market Survey. 

Most homes in Portola Valley are custom-built homes funded by individual households. 
Financing for this type of construction is more difficult to obtain now that banks have 
increased their requirements. However, financing is no more of a constraint in Portola Valley 
than in other communities in the Bay Area. In fact, loans for individual homes may currently 
be easier to obtain than loans for speculative housing developments. 

NON-GOVERNMENTAL CONSTRAINTS SPECIFIC TO PORTOLA 
VALLEY 

NEIGHBORHOOD OPPOSITION 

Opposition from neighbors can be a significant obstacle to obtaining approvals for new 
housing developments. Most notably, developments that are multi-family or low-income 
housing draw the most public opposition because they are perceived to take away from the 
existing rural character, increase traffic congestion, raise fire safety concerns, and put further 
strain on limited infrastructure capacity. Town officials and developers can work to assuage 
these concerns by implementing objective design standards for multi-family development 
that help preserve the town’s rural environment and educating the public about the benefits 
of increasing affordable housing in the town to help reduce long commutes for workers. 
Undergoing a thorough public planning process to address and develop clear and explicit 
requirements can combat public opposition. 
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ENVIRONMENTAL CONSTRAINTS 

The Town of Portola Valley has identified areas where land development should be carefully 
controlled to ensure public health and safety. The following hazards may impact future 
development of residential units in the town. 

Geologic and Seismic and Flooding Hazards  

As mentioned in the beginning of this section, the town’s geologic setting in steep and often 
hazardous terrain does constrain the amount and types of housing that can be built. In 
addition, the Midpeninsula Regional Open Space District is an important source of open space 
for hiking and recreational uses for the region. The land preserved provides habitat for wild 
animals and plants and protecting water and air quality, and therefore the low-density 
housing pattern and the clustering of development in the town serves to protect this 
important regional resource.  

San Mateo County is in a region of high seismicity because of the presence of the San Andreas 
Fault that bisects the county (and the town), the Hayward Fault across the bay to the east, and 
the San Gregorio Fault to the west. The primary seismic hazard for Portola Valley is potential 
ground shaking from these three large faults. 

The Town of Portola Valley also has both 1 percent and 0.2 percent annual chance flood zones 
as defined by the Federal Emergency Management Agency (FEMA). In the past, Portola Valley 
has experienced minor flooding in areas adjacent to streams. These areas include portions of 
the natural floodplains of Corte Madera, Sausal, and Los Trancos creeks, and locations where 
inadequate or obstructed drainage facilities have been unable to contain peak flows. 

To protect the residents and properties of Portola Valley, the Safety Element includes policies 
and implementation actions including review of the Town’s Geologic Map and Ground 
Movement Potential Map and Federally issued Flood Insurance Rate Maps during 
development application review and a site-specific fault investigation for structures within an 
Earthquake Fault Zone.  

The Town mapped several hazards constraints to inform the sites selection process and 
determine areas safest for future development. This included fault setbacks, flood zones, and 
least stable soil types (based on the Town’s Ground Movement Potential Map) (see Figures 4-
2 through 4-4). 
  



HAYWARD

Union 
City

Fremont

SAN 
LEANDRO

San  Mateo
Foster City

Redwood
City

Palo Alto

580

880

Project Location

San Francisco Bay

92

84

101

¯
PORTOLA VALLEY HOUSING ELEMENT UPDATE

Figure 4-2 
Sites Inventory With Fault Setbacks
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Figure 4-3 
Sites Inventory With Flood Zones
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Figure 4-4 
Sites Inventory With Ground Movement Potential - Least Soil Stability
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Wildfire Hazards 

Portola Valley is also characterized by steep canyons and gullies, with dense vegetation, 
including thick brush and trees, interspersed throughout its residential neighborhoods. The 
town is bounded to the south, east, and west by open space land uses: Windy Hill Open Space 
Preserve, Pearson-Arastradero Preserve, and Thornwood Open Space Preserve, respectively. 
The deep canyons that dominate the topography creates difficult-to-access areas where 
vegetation management is difficult to accomplish; in addition, east-west oriented canyons 
create funnels for strong autumn winds, which tend to blow from the east or west and amplify 
wildfire hazards.5 

The climate in San Mateo County is Mediterranean and characterized by warm, dry 
temperatures accompanied by wind. The topography, fuel conditions, and climate combine to 
make Portola Valley and surrounding areas at risk for wildfire. Historic weather data suggests 
that the greatest wildfire threat may be driven by eastern winds, which are typically drier and 
less common; therefore, areas where the topography aligns with the dominant fire-season 
winds (east-west oriented canyons) face a higher likelihood of extreme wildfire behavior.6 

In the event of a fire emergency, the Portola Valley planning area is served by the Woodside 
Fire Protection District, Cal Fire, and Stanford University. Northern and eastern portions of the 
planning area are also served by the Menlo Park Fire Protection District and the Palo Alto Fire 
Department. Woodside Fire Protection District Station #8 serves Portola Valley. All of these 
fire protection services fight both structural and wildland fires. 

To protect the residents and properties of Portola Valley, the Safety Element includes policies 
and programs that promote new development outside of the Very High Fire Hazard Severity 
Zone, require private vegetation management, expand the Town’s home hardening 
ordinance, and incorporating the Woodside Fire Protection District’s forthcoming fire hazard 
and risk assessment findings. Until this analysis is complete, the Town has mapped slopes 
greater than 30%, parcels with single evacuation routes, and CalFire’s Very High Fire Hazard 
Severity Zones to ensure future development occurs in areas with the least amount of known 
wildfire risk (see Figures 4-5 through 4-7). 
 

  

 
5 Deer Creek Resources, 2022, op. cit. 
6 Ibid. 
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Figure 4-5 
Sites Inventory With Slopes Greater Than 30%
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Figure 4-6 
Sites Inventory With Parcels With Single Evacuation Routes
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Figure 4-7 
Sites Inventory With Very High Fire Hazard Zones
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Attachment 1: Memo from Century Urban, San Mateo and Santa Clara Counties 
Development Cost & San Mateo County Unit Mix Research, dated April 7, 2022. 
 

 



 
 

 
 
 PAGE 1 

BAIRD + DRISKELL 

TO: Baird + Driskell 

FROM:  Century Urban, LLC 

SUBJECT: San Mateo and Santa Clara Counties Development Cost & San Mateo County 
Unit Mix Research 

DATE: April 7, 2022 

 

Century | Urban has been engaged by Baird + Driskell to perform research on the development 
costs of certain residential prototypes in San Mateo and Santa Clara Counties as well as the unit 
mixes of residential projects delivered since 2013 in San Mateo County. The research findings 
shown below in Exhibits 1, 2, 3, and 4 are based on Century | Urban’s recent work on other 
assignments as well as on third-party data sources, further detailed below, which Century | 
Urban considers credible but has not independently verified. 

The estimated prototype project costs shown below reflect high-level averages and do not 
represent any specific project budget. Project costs vary by geography, topography, site 
conditions, finish level, entitlement and permit status, contractor type, and time among other 
factors. Key elements of the prototypes were provided by Baird + Driskell. 

The San Mateo County unit mix results represent the data available to Century | Urban through 
its research and does not represent every project built in each market or market-level conclusions. 
However, the data does present over 100 projects and over 13,000 units and as such is informative 
with respect to the types and sizes of units built during the period surveyed.  

With respect to the unit mix data, please note that a lack of data for a given city does not 
necessarily mean that no projects or units were built in that city, but rather that no relevant data 
was available for that city.  

Land prices range substantially across the surveyed transactions. To convey the range of land 
costs reviewed, Century | Urban provided the averages of the bottom third of the land sales, the 
middle third, and the highest third. Further detail on the land sales that were available is reflected 
in Exhibits 3 and 4. 

  



 
 

 
 
 PAGE 2 

Research and Data Sources 

The estimates shown below are based on data and sources including but not limited to: similar 
projects Century | Urban has underwritten and/or priced; specific project economics Century | 
Urban has reviewed; direct conversations with developers and cost estimators; database research 
including CoStar, MLS, Redfin, and title databases; online research sources including City and 
project websites; market reports compiled by real estate sales and research organizations; and, 
Century | Urban’s general experience assessing residential project feasibility in the San Francisco 
Bay Area.   

Single Family Home Land Price Data 

To generate the single-family land values utilized in the development cost estimates, Century | 
Urban collected sales data for land lots totaling one acre or less which transacted over the past 
three years across the surveyed jurisdictions in San Mateo and Santa Clara counties. Over 250 
data points were collected. The data does not include properties with existing homes or 
infrastructure that were redeveloped as new single-family homes, and the data for some cities is 
limited.  

As the data collected is not comprehensive, summaries and averages may be valuable for 
reaching overall conclusions about the range of land prices in the counties, but they may or may 
not be representative of a given city’s average or median land price or the land price for a given 
parcel. The table in Exhibit 3 should therefore be reviewed noting the limited number of data 
points for certain cities. Land prices vary substantially by location, topography, site conditions, 
shape of the parcel, neighboring uses, access, noise, and many other factors. In addition, 
completed sales are necessarily past transactions and may not represent the current state of the 
market and expected future land sale prices.  

Multi Family Home Land Price Data 

Century | Urban collected available multi family land sales data from 2013 to the present in San 
Mateo and Santa Clara counties. Over 65 data points were collected. In certain cases, the multi 
family projects designated for the sites have not been completed. In those cases, Century | Urban 
based unit counts based on approved or the reported number of units planned. The data includes 
both sites with for-rent and for-sale projects. 

Similar to the single family data points, the available information is not comprehensive and is 
more informative at a county level. Summaries and averages by city may not be valuable for 
reaching definitive conclusions about a given city’s average or median land price or the land price 
for a given parcel. Particularly in cities with a less than five data points, any given sale or set of 
sales could represent an outlier or outliers which may affect median and average calculations. As 
noted above, land prices vary substantially by location, topography, site conditions, shape of the 
parcel, neighboring uses, access, noise, and many other factors. In addition, completed sales are 
necessarily past transactions and may not represent the current state of the market and expected 
future land sale prices. 
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Exhibit 1: Total Development Cost: Single-family 

 

  

Baird and Driskell
Total Development Costs - San Mateo and Santa Clara Counties
Large numbers rounded to nearest $'000 or nearest $'0,000

Total $ / SF Total $ / SF

Prototype Elements

1) Gross Residential Square Feet 2,600 5,000

Hard Costs

1) Residential Hard Costs $1,040,000 $400 $2,500,000 $500

2) Site improvements and utilities

3) Grading and erosion control

4) Parking Hard Costs 

5) Contingency 5% $52,000 $20 $125,000 $25

Total Hard Costs $1,092,000 $420 $2,625,000 $525

Soft Costs

1) Soft Costs 25.0% $270,000 $104 $660,000 $132

2) City Fees $75,000 $29 $75,000 $15

3) Soft Cost Contingency 5% $20,000 $8 $40,000 $8

Total Soft Costs $365,000 $133 $775,000 $147

% of hard costs 33% 30%

Land Costs Total Per SF Bldg Total Per SF Bldg

1) Land Costs - San Mateo $1,030,000 $396 $1,030,000 $206

2) Land Costs - Santa Clara $1,320,000 $508 $1,320,000 $264

Single Family Land Cost Range

SFH Land - Lower Price Tier $210,000 $81 $210,000 $42

SFH Land - Middle Price Tier $730,000 $281 $730,000 $146

SFH Land - Higher Price Tier $2,510,000 $965 $2,510,000 $502

Total Development Cost - San Mateo $2,487,000 $949 $4,430,000 $878

Total Development Cost - Santa Clara $2,777,000 $1,060 $4,720,000 $936

Total Development Cost by Range of Land Cost

Single Family - Lower Land Price Tier $1,667,000 $633 $3,610,000 $714

Single Family - Middle Land Price Tier $2,187,000 $833 $4,130,000 $818

Single Family - Higher Land Price Tier $3,967,000 $1,518 $5,910,000 $1,174

Single Family Small Single Family Large
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Exhibit 1: Total Development Cost: Multi-family 

 

Baird and Driskell
Total Development Costs - San Mateo and Santa Clara Counties
Large numbers rounded to nearest $'000 or nearest $'0,000

Total $ / SF $ / Unit Total $ / SF $ / Unit

Prototype Elements

1) Gross Residential Square Feet 10,000 93,750

2) Parking Square Footage 3,750 40,000

3) Parking Type Surface Lot Standalone above grade

4) Units 10 100

5) Avg Net SF / Unit 850 750

6) Efficiency 85% 80%

Hard Costs

1) Residential Hard Costs $4,150,000 $415 $420,000 $39,840,000 $425 $400,000

2) Site improvements and utilities $605,000 $1,165,000

3) Grading and erosion control $110,000 $335,000

4) Parking Hard Costs $100,000 $28 $4,800,000 $120

5) Contingency 5% $250,000 $21 $21,000 $2,310,000 $21 $20,000

Total Hard Costs $5,215,000 $522 $521,500 $48,450,000 $517 $484,500

Soft Costs

1) Soft Costs 25.0% $1,303,750 $130 $130,000 $12,110,000 $129 $120,000

2) City Fees $350,000 $35 $35,000 $2,800,000 $30 $28,000

3) Soft Cost Contingency 5% $80,000 $8 $8,000 $750,000 $8 $7,500

Total Soft Costs $1,733,750 $165 $165,000 $15,660,000 $159 $148,000

% of hard costs 33% 32%

Land Costs Total Per Unit Per Unit

1) Land Costs - San Mateo $1,000,000 $100,000 $10,000,000 $100,000

2) Land Costs - Santa Clara $600,000 $60,000 $6,000,000 $60,000

Range of Land Costs

Apts/Condo- Lower Price Tier $400,000 $40,000 $4,000,000 $40,000

Apts/Condo- Middle Price Tier $800,000 $80,000 $8,000,000 $80,000

Apts/Condo- Higher Cost Tier $1,600,000 $160,000 $16,000,000 $160,000

Total Development Cost - San Mateo $7,948,750 $795 $786,500 $74,110,000 $791 $732,500

Total Development Cost - Santa Clara $7,548,750 $755 $746,500 $70,110,000 $748 $692,500

Total Development Cost by Range of Land Cost

Apts/Condo- Lower Land Price Tier $7,348,750 $726,500 $68,110,000 $672,500

Apts/Condo- Middle Land Price Tier $7,748,750 $766,500 $72,110,000 $712,500

Apts/Condo- Higher Land Price Tier $8,548,750 $846,500 $80,110,000 $792,500

Multi-Family LargeMulti-Family Small
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Exhibit 2: Unit Mixes – Number of Units by Unit Type and Unit Mix Percentages 

 

San Mateo County Apartments

Number of Units

Projects Studios One Two Three Four Total Studios One Two Three Four

Proposed 25 936 1,639 888 124 56 3,643 26% 45% 24% 3% 2%

Existing 63 905 4,223 2,626 523 1 8,279 11% 51% 32% 6% 0%

Final Planning 3 328 19 75 33 7 462 71% 4% 16% 7% 2%

Under Construction 16 268 619 523 79 0 1,489 18% 42% 35% 5% 0%

Totals 107 2,437 6,500 4,112 759 64 13,872 18% 47% 30% 5% 0%

Projects Studios One Two Three Four Total Studios One Two Three Four

South San Francisco 8 90 853 604 55 0 1,602 6% 53% 38% 3% 0%

San Mateo 19 228 734 715 154 1 1,832 12% 40% 39% 8% 0%

Redwood City 28 1,019 2,262 1,125 163 0 4,569 22% 50% 25% 4% 0%

Menlo Park 12 600 995 411 80 47 2,133 28% 47% 19% 4% 2%

Millbrae 3 147 151 133 23 0 454 32% 33% 29% 5% 0%

Foster City 5 12 367 302 83 0 764 2% 48% 40% 11% 0%

Burlingame 11 105 606 474 28 0 1,213 9% 50% 39% 2% 0%

Daly City 3 206 79 72 23 0 380 54% 21% 19% 6% 0%

San Carlos 7 0 101 84 88 9 282 0% 36% 30% 31% 3%

Half Moon Bay 2 0 149 21 2 0 172 0% 87% 12% 1% 0%

East Palo Alto 2 8 55 80 27 7 177 5% 31% 45% 15% 4%

San Bruno 4 4 119 62 14 0 199 2% 60% 31% 7% 0%

Belmont 1 18 25 21 17 0 81 22% 31% 26% 21% 0%

El Granada 1 0 3 6 0 0 9 0% 33% 67% 0% 0%

Pacifica 1 0 1 2 2 0 5 0% 20% 40% 40% 0%

Total 107 2,437 6,500 4,112 759 64 13,872 18% 47% 30% 5% 0%

San Mateo County Condominiums

Number of Units

Projects Studios One Two Three Four Total Studios One Two Three Four

Proposed 2 72 0 8 1 1 82 88% 0% 10% 1% 1%

Existing 12 0 46 293 194 0 533 0% 9% 55% 36% 0%

Final Planning 0 0 0 0 0 0 0

Under Construction 1 0 0 10 0 0 10 0% 0% 100% 0% 0%

Total with Unit Mix Data 15 72 46 311 195 1 625 12% 7% 50% 31% 0%

Projects Studios One Two Three Four Total Studios One Two Three Four

South San Francisco 1 0 40 57 0 0 97 0% 41% 59% 0% 0%

San Mateo 5 72 0 201 97 1 371 19% 0% 54% 26% 0%

Daly City 2 0 0 2 84 0 86 0% 0% 2% 98% 0%

San Carlos 1 0 3 8 9 0 20 0% 15% 40% 45% 0%

Menlo Park 1 0 0 15 0 0 15 0% 0% 100% 0% 0%

Burlingame 3 0 3 18 1 0 22 0% 14% 82% 5% 0%

Redwood City 1 0 0 10 0 0 10 0% 0% 100% 0% 0%

Half Moon Bay 1 0 0 0 4 0 4 0% 0% 0% 100% 0%

Brisbane No data available

Belmont No data available

Foster City No data available

Pacifica No data available

Total 15 72 46 311 195 1 625 12% 7% 50% 31% 0%

Unit Numbers Unit Mix

Unit Numbers Unit Mix
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Exhibit 2: Unit Mixes – Unit Sizes 

 

  

San Mateo County Apartments

Average Unit Sizes

Studios One Two Three Four

Proposed 506 688 1,115 1,565 2,208

Existing 535 745 1,108 1,411 1,939

Final Planning

Under Construction 508 708 1,081 1,413

Total Data Available 524 733 1,105 1,422 2,186

Studios One Two Three Four

South San Francisco 511 705 1,116 1,321

San Mateo 590 769 1,109 1,436 1,939

Redwood City 546 756 1,125 1,421

Menlo Park 538 692 1,062 1,434 1,782

Millbrae 475 656 1,147 1,369

Foster City 579 716 1,088 1,402

Burlingame 518 785 1,128 1,368

Daly City 422 649 932 1,187

San Carlos 774 1,206 1,520 2,303

Half Moon Bay 659 957 1,330

East Palo Alto 530 795

San Bruno 476 716 1,006 1,386

Belmont

El Granada 616 1,047

Pacifica 1,750 900 1,100

San Mateo County Condominiums

Average Unit Sizes

Insufficent data
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Exhibit 3: Single Family Land Sale Data Summary 

 

The data in the table above represents the available single family home lot sales data points 

collected for this high-level survey. As the data is limited for certain cities, the specific, median, 

and average amounts per city may not be representative of a city’s current median or average 

land costs or the city’s land costs relative to other cities listed. 

  

Single Family Home Land Sites up to 1 acre, last 3 years

Available 

County City Data Points Min Max Median Average Min Max Median Average

San Mateo County Moss Beach 19 $14 $117 $64 $64 $125,000 $582,500 $375,000 $335,053

San Mateo County Woodside 4 $10 $88 $24 $36 $150,000 $2,000,000 $377,250 $726,125

San Mateo County South San Francisco 4 $33 $89 $59 $60 $165,000 $3,800,000 $431,000 $1,206,750

San Mateo County Montara 12 $23 $269 $65 $79 $275,000 $1,750,000 $439,000 $533,917

San Mateo County Half Moon Bay 33 $1 $324 $75 $91 $5,000 $2,300,000 $447,000 $514,455

San Mateo County Pacifica 6 $14 $105 $70 $63 $300,000 $925,000 $447,500 $500,000

San Mateo County Belmont 12 $2 $721 $56 $118 $55,000 $4,470,000 $495,000 $960,583

San Mateo County East Palo Alto 5 $72 $135 $92 $100 $235,000 $3,550,000 $675,000 $1,379,600

San Mateo County Redwood City 18 $6 $345 $129 $145 $50,000 $5,350,000 $825,000 $1,170,250

San Mateo County Emerald Hills 2 $125 $132 $129 $129 $975,000 $980,000 $977,500 $977,500

San Mateo County San Bruno 2 $179 $207 $193 $193 $560,000 $1,500,250 $1,030,125 $1,030,125

San Mateo County San Carlos 11 $2 $405 $94 $126 $29,000 $2,980,000 $1,100,000 $1,214,455

San Mateo County San Mateo 1 $500 $500 $500 $500 $1,500,000 $1,500,000 $1,500,000 $1,500,000

San Mateo County Portola Valley 4 $47 $129 $58 $73 $1,325,000 $3,000,000 $1,578,000 $1,870,250

San Mateo County Burlingame 1 $125 $125 $125 $125 $1,600,000 $1,600,000 $1,600,000 $1,600,000

San Mateo County Menlo Park 3 $165 $591 $459 $405 $2,580,000 $6,500,000 $2,780,000 $3,953,333

San Mateo County Millbrae 1 $239 $239 $239 $239 $3,080,500 $3,080,500 $3,080,500 $3,080,500

San Mateo County Hillsborough 3 $85 $306 $116 $169 $3,050,000 $8,000,000 $4,000,000 $5,016,667

San Mateo County Atherton 2 $147 $208 $178 $178 $2,500,000 $6,400,000 $4,450,000 $4,450,000

San Mateo County Total 143 $1 $721 $84 $110 $5,000 $8,000,000 $510,000 $1,026,691

Santa Clara County Los Gatos 15 $1 $251 $6 $50 $9,500 $3,250,000 $250,000 $716,237

Santa Clara County Morgan Hill 11 $1 $495 $15 $79 $29,000 $1,365,000 $475,000 $490,533

Santa Clara County San Jose 54 $12 $677 $75 $150 $32,000 $5,300,000 $925,000 $949,380

Santa Clara County Campbell 8 $13 $897 $120 $194 $10,000 $1,500,000 $1,038,000 $975,000

Santa Clara County Mountain View 3 $76 $271 $141 $163 $1,050,000 $2,300,000 $1,150,000 $1,500,000

Santa Clara County Santa Clara 1 $169 $169 $169 $169 $1,275,000 $1,275,000 $1,275,000 $1,275,000

Santa Clara County Sunnyvale 3 $167 $602 $214 $328 $1,080,000 $5,750,000 $1,345,000 $2,725,000

Santa Clara County Cupertino 4 $47 $297 $197 $185 $872,000 $2,900,000 $2,175,000 $2,030,500

Santa Clara County Monte Sereno 2 $61 $1,006 $534 $534 $2,142,714 $2,427,500 $2,285,107 $2,285,107

Santa Clara County Saratoga 5 $61 $171 $74 $93 $1,380,000 $2,900,000 $2,640,000 $2,386,000

Santa Clara County Palo Alto 7 $79 $584 $333 $323 $2,050,000 $4,000,000 $3,100,000 $2,965,000

Santa Clara County Los Altos 5 $121 $352 $257 $235 $1,600,000 $7,250,000 $3,470,000 $3,723,600

Santa Clara County Los Altos Hills 1 $99 $99 $99 $99 $3,995,000 $3,995,000 $3,995,000 $3,995,000

Santa Clara County Total 119 $1 $1,006 $84 $157 $9,500 $7,250,000 $1,065,000 $1,320,556

Per Square Foot Per Single Family Home
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Exhibit 4: Multi Family Land Sale Data Summary 

Multi Family Land Sites - Available Data       
              

  Available  Per Multi Family Unit 

County City Data Points Min Max Median Average 

San Mateo San Mateo 3 $135,000  $180,000  $151,000  $155,000  

San Mateo San Carlos 4 $33,000  $333,000  $262,000  $222,000  

San Mateo Millbrae 2 $64,000  $92,000  $78,000  $78,000  

San Mateo Redwood City 6 $78,000  $400,000  $95,000  $157,000  

San Mateo South San Francisco 2 $44,000  $77,000  $61,000  $61,000  

San Mateo Burlingame 3 $59,000  $117,000  $73,000  $83,000  

San Mateo Menlo Park 3 $37,000  $98,000  $50,000  $62,000  

San Mateo Daly City 2 $29,000  $60,000  $45,000  $45,000  

San Mateo Pacifica 2 $117,000  $118,000  $117,000  $117,000  

San Mateo Belmont 1 $105,000  $105,000  $105,000  $105,000  

San Mateo Total 28 $29,000  $400,000  $95,000  $123,000  

   

County Weighted 
Average  $96,000  

   Per Unit Land Amount Applied $100,000  

       

       

  Available  Per Multi Family Unit 

County City Data Points Min Max Median Average 

Santa Clara San Jose 17 $16,000  $125,000  $50,000  $52,000  

Santa Clara Gilroy 1 $44,000  $44,000  $44,000  $44,000  

Santa Clara Morgan Hill 1 $86,000  $86,000  $86,000  $86,000  

Santa Clara Campbell 3 $42,000  $184,000  $59,000  $95,000  

Santa Clara Santa Clara 6 $18,000  $146,000  $92,000  $83,000  

Santa Clara Sunnyvale 6 $55,000  $306,000  $238,000  $215,000  

Santa Clara Palo Alto 1 $73,000  $73,000  $73,000  $73,000  

Santa Clara Mountain View 4 $45,000  $736,000  $120,000  $256,000  

Santa Clara Los Altos 1 $513,000  $513,000  $513,000  $513,000  

Santa Clara Total 40 $16,000  $736,000  $60,000  $117,000  

   

County Weighted 
Average  $63,000  

   Per Unit Land Amount Applied $60,000  

The data in the table above represents the available multi family home lot sales data points 

collected for this high-level survey. As the data is limited for certain cities, the specific, median, 

and average amounts per city may not be representative of a city’s current median or average 

land costs or the city’s land costs relative to other cities listed. 
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SECTION 5. RESOURCES 
This section analyzes resources available for the development, rehabilitation, and 
preservation of housing in Portola Valley, including organizations and agencies, financial 
sources, regulatory assets, and resources for energy conservation. The inventory of land 
resources suitable for housing can be found in Section 6, Adequate Sites.  

FINANCIAL RESOURCES 

The Town’s housing programs are funded through a variety of State, and federal sources. 
These funds actively support fair housing choice, improving the housing stock, and protecting 
housing affordability in Portola Valley and throughout the region. This section offers a 
summary of funding sources that are currently available in Portola Valley, as well as additional 
funding sources that are potentially available to support various housing programs. 

LOW-INCOME HOUSING TAX CREDITS (LIHTC) 

The California Tax Credit Allocation Committee (TCAC) allocates federal and State tax credits 
to the developers of affordable housing for households at 30% to 60% of median income. 
Project equity is raised through the sale of tax benefits to investors. This is a competitive 
process with 4% and 9% credits available.  

HOUSING CHOICE VOUCHERS (SECTION 8) 

The housing choice voucher program is a federal program of the HUD administered by the 
San Mateo County Housing Authority. The voucher provides rental subsidies to low-income 
households to pay the difference between 30% of their income and the federally approved 
payment standard. The program allows households to find their own housing. Effective 
January 1, 2020, California source of income protections went into effect requiring all landlords 
in California to accept Section 8 and VASH (Veteran) vouchers and other forms or rental 
assistance.  

VETERANS AFFAIRS SUPPORTIVE HOUSING (VASH) VOUCHERS 

The VASH voucher program combines HUD’s housing choice voucher rental assistance for 
homeless veterans with case management and clinical services provided by the Department 
of Veterans Affairs.  

OTHER STATE RESOURCES  

Table 5-1 identifies additional funding federal and State resources for affordable housing 
activities, including but not limited to new construction, acquisition, rehabilitation, and 
homebuyer assistance.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 

Federal Programs  

Continuum of Care (CoC) 
Program  

Funding is available on an annual basis through HUD to quickly 
rehouse homeless individuals and families.  

Home Ownership for People 
Everywhere (HOPE)  

Provides grants to low-income people to achieve homeownership.  
 

Housing Opportunities for 
Persons with AIDS (HOPWA)  

Funds are made available countywide for supportive social services, 
affordable housing development, and rental assistance to persons 
living with HIV/AIDS.  

HUD Section 202 Supportive 
Housing for the Elderly 
Program  

Interest-free capital advance to private, non-profit sponsors to cover 
the costs of construction, rehabilitation, or acquisition of very low-
income senior housing.  

HUD Section 221(d)(3) and 
221(d)(4)  

Insures loans for construction or substantial rehabilitation of multi-
family rental, cooperative, and single-room occupancy housing.  

Section 811 Project Rental 
Assistance  

Section 811 Project Rental Assistance offers long-term project-based 
rental assistance funding from HUD. Opportunities to apply for this 
project-based assistance are through a Notice of Funding Availability 
published by CalHFA.  

State Programs  

Affordable Housing and 
Sustainable Communities 
Program (AHSC)  

Funds land use, housing, transportation, and land preservation 
projects that support infill and compact development and GHG 
emissions.  

CalHome  Grants to local public agencies and non-profits to assist first-time 
homebuyers become or remain homeowners through deferred-
payment loans. Funds can also be used for ADU/JADU assistance (i.e., 
construction, repair, reconstruction, or rehabilitation). 

CalHFA Residential 
Development Loan Program 

Loans to cities for affordable, infill, owner-occupied housing 
developments.  

California Emergency Solutions 
and Housing (CESH)  

Grants for activities to assist persons experiencing or at-risk of 
homelessness.  

California Self-Help Housing 
Program  

Grants for sponsor organizations that provide technical assistance for 
low- and moderate-income families to build their homes with their 
own labor.  

Community Development 
Block Grant-Corona Virus 
(CDBG-CV1) – CARES Act 
Funding  

A subsidiary of the CDBG program that provides relief to eligible 
entities due to hardship caused by COVID-19.  

Emergency Housing Assistance 
Program (EHAP)  

Funds for emergency shelter, transitional housing, and related 
services for the homeless and those at risk of losing their housing.  

Golden State Acquisition Fund 
(GSAF)  

Short-term loans (up to five-years) to developers for affordable 
housing acquisition or preservation. 

Homeless Emergency Aid 
Program (HEAP)  

$500 million block grant program designed to provide direct 
assistance to cities, counties and CoCs to address the homelessness 
crisis.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 
Homeless, Housing Assistance 
and Prevention (HHAP) 
Program  

HHAP Round 1: $650 million grant to local jurisdictions to support 
regional coordination and expand or develop local capacity to address 
immediate homelessness challenges.  
Round 2: $300 million grant that provides support to continue to build 
on regional collaboration to develop a unified regional response to 
homelessness.  

Housing for a Healthy 
California (HHC)  

Funding for supportive housing opportunities intended to create 
supportive housing for individuals who are recipients of or eligible for 
health provided through Medi-Cal.  

Housing Navigators Program  $5 million in funding to counties for the support of housing navigators 
to help young adults aged 18 to 21 secure and maintain housing, with 
priority given to young adults in the foster care system.  

Housing-Related Parks 
Program  

Funds the creation of new park and recreation facilities or 
improvement of existing park and recreation facilities that are 
associated with rental and ownership projects that are affordable to 
very low- and low-income households.  

Infill Infrastructure Grant 
Program (IIG)  

Grant funding for infrastructure improvements for new infill housing 
in residential and/or mixed-use projects.  

Joe Serna, Jr., Farmworker 
Housing Grant (FWHG)  

Grants and loans for development or rehabilitation of rental and 
owner-occupied housing for agricultural workers with priority for 
lower-income households.  

Local Early Action Planning 
(LEAP) Grants  

Assists cities and counties to plan for housing through providing one-
time, non-competitive planning grants.  

Local Housing Trust Fund 
Program (LHTF)  

Lending for construction of rental housing projects with units 
restricted for at least 55 years to households earning less than 60% 
AMI. State funds matches local housing trust funds as down-payment 
assistance to first-time homebuyers.  

Mortgage Credit Certificate 
(MCC) Program  

Income tax credits to first-time homebuyers to buy new or existing 
homes.  

Multi-Family Housing Program 
(MHP)  

Low-interest, long-term deferred-payment permanent loans for new 
construction, rehabilitation, and preservation of permanent and 
transitional rental housing for lower-income households.  

No Place Like Home  Invests in the development of permanent supportive housing for 
persons who need mental health services and are experiencing 
homelessness or chronic homelessness, or at risk of chronic 
homelessness.  

Office of Migrant Services 
(OMS)  

Provides grants to local government agencies that contract with HCD 
to operate OMS centers throughout the state for the construction, 
rehabilitation, maintenance, and operation of seasonal rental housing 
for migrant farmworkers.  

Permanent Local Housing 
Allocation Program (PLHA)  

Grants (competitive for non-entitlement jurisdictions) available to 
jurisdictions to assist in increasing the supply of affordable rental and 
ownership housing, facilitate housing affordability, and ensure 
geographic equity in the distribution of funds. 

Predevelopment Loan Program 
(PDLP)  

Short-term loans to jurisdictions and non-profit developers for the 
continued preservation, construction, rehabilitation, or conversion of 
assisted housing primarily for low-income households.  
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TABLE 5-1: FEDERAL AND STATE FUNDING PROGRAMS 

Program Description 
Regional Early Action Planning 
(REAP) Grants  

Grant funding intended to help COGs and other regional entities 
collaborate on projects that have a broader regional impact on 
housing.  

SB 2 Planning Grants Program  One-time funding and technical assistance to help local governments 
adopt and implement plans and process improvements that 
streamline housing approvals and accelerate housing production.  

Supportive Housing Multi-
Family Housing Program 
(SHMHP)  

Low-interest loans to developers of permanent affordable rental 
housing that contain supportive housing units.  

Transformative Climate 
Communities (TCC) Program  

Competitive grants for planning and implementation of community-
led development and infrastructure projects that achieve major 
environmental, health, and economic benefits in the state’s most 
disadvantaged communities.  

Transitional Housing Program 
(THP)  

Funding to counties for child welfare services agencies to help young 
adults aged 18 to 25 find and maintain housing, with priority given to 
those previously in the foster care or probation systems.  

Veterans Housing and 
Homelessness Prevention 
Program (VHHP)  

Long-term loans for development or preservation of rental housing 
for very low- and low-income veterans and their families.  

Workforce Housing Program Government bonds issued to cities to acquire and convert market-rate 
apartments to housing affordable to moderate-/middle-income 
households, generally households earning 80% to 120% of AMI. 

Source: Urban Planning Partners, 2022. 
 

INSTITUTIONAL RESOURCES 

The following agencies and organizations contribute to the goal of preserving and increasing 
affordable housing in Portola Valley. Both government agencies and partnerships with 
nonprofit agencies and for-profit developers are necessary to implement many housing 
programs. 

TOWN GOVERNMENT AND CONTROL OF DEVELOPMENT AND BUILDING 

The Town's governmental organization and land use controls further the objectives contained 
in the General Plan and are supplemented by voluntary efforts of local citizens. The size of the 
Town staff has been kept small using volunteer citizen committees as well as professional 
consultants for planning, engineering, building inspections, plan check, geology, and legal 
services. San Mateo County Environmental Health reviews septic systems and West Bay 
Sanitation District regulates sewer connections. The Woodside Fire Protection District 
implements the Fire Code and defensible space requirements. 

Most building, grading, or other land improvement activities are subject to Town permit 
requirements. Each application for a planning or building permit is carefully reviewed for 
completeness and compliance with Town plans and regulations and standard procedures. 
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FAIR HOUSING SERVICES  

Portola Valley, along with the County of San Mateo, contract with Project Sentinel to handle 
complaints of discrimination in the sale or rental of housing and for the mediation of 
tenant/landlord disputes. San Mateo County also has several local enforcement organizations 
including the Legal Aid Society of San Mateo County and Community Legal Services of East 
Palo Alto. These organizations receive funding from the County and participating jurisdictions 
to support fair housing enforcement and outreach and education in the County. The fair 
housing services include investigations and enforcement in response to reports of housing 
discrimination complaints, as well as independent testing of rental properties for signs of 
discrimination in rental practices. The Town disseminates fair housing information on its 
website, including where residents should go if they have a discrimination complaint. The 
Town recently formed a Race and Equity Committee with one of its goals being to examine the 
impact of historic laws that prohibited people of color from owning property in Portola Valley 
and make recommendations to redress the legacy of this systemic exclusion. 

LOCAL NON-PROFIT RESOURCES 

A number of non-profit organizations and support agencies currently work across San Mateo 
County. These agencies serve as resources in meeting the housing needs of the County and 
are integral in implementing activities for preservation of assisted housing and development 
of affordable housing, as well as creating safe and healthy places for all economic segments 
of the community. These organizations include but are not limited to the list below. 

 HIP Housing: Human Investment Project 
 HEART of San Mateo County 
 Peninsula Habitat for Humanity 
 First Community Housing 
 MidPen Housing 
 The Raiser Organization 
 Alta Housing 

REGULATORY RESOURCES 

In addition to the institutional and administrative resources described earlier in this section, 
the Town has policy levers that it utilizes to facilitate the construction, rehabilitation, and 
preservation of affordable housing. Some of the Town’s existing policies and programs are 
described below.  

AFFORDABLE HOUSING INCENTIVES AND DENSITY BONUS 

The Town of Portola Valley has adopted a Density Bonus ordinance and developer incentives 
for affordable housing that implement State Density Bonus Law. As required by State law, 
Portola Valley’s Density Bonus program (Chapter 18.17 of the Municipal Code) grants an 
increase over the otherwise maximum allowable residential density under the General Plan 
and Zoning Ordinance for projects that include a mix of market-rate and affordable units.  
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In addition to a density bonus, pursuant to State law, projects are also eligible to receive 
concessions or incentives depending on the proposed level of affordability. These may include 
reductions or modifications in development standards, the inclusion of non-residential uses, 
and other regulatory incentives that will result in cost reductions that contribute to the 
feasibility of affordable or senior housing. Projects may also waive any standards that would 
preclude the physical development of the project with the density bonus units. 

AFFILIATED HOUSING PROGRAM 

Portola Valley is a rural community with historic development trends consisting of 
predominantly large-lot single-family residences. However, to accommodate multi-family 
development, the Town developed an affiliated housing program in the early 1990s that 
permits the development of multi-family housing on institutional sites for employees and staff 
affiliated with the institutions that own the parcels. This program, detailed within Section 7, 
Goals, Policies and Programs, allows for the development of affiliated affordable housing on 
sites throughout the town as identified within the Housing Sites Inventory included within 
Section 6, Adequate Sites.  

The Town’s Affiliated Housing program provides for the development of below-market rate 
housing options, affordable to lower-income households. Currently the Affiliated Housing 
program is implemented through the Housing Element. However, with this update, the Town’s 
Municipal Code will be updated to further incentivize use of this program to provide affordable 
workforce housing and to establish the parameters and process for the Affiliated Housing 
program, including development standards and affordability requirements. 

To date, the Town’s Affiliated Housing Program has provided for the development of a total of 
13 affiliated housing units which are located at the Woodside Priory School, a private catholic 
college preparatory school located northwest of the intersection of Alpine Road and Portola 
Road in the town. In 2001, the Town of Portola Valley approved an amendment to the 
Woodside Priory’s approved Conditional Use Permit to allow for the development of seven 
workforce housing units intended to serve staff at the School. As part of this approval, the 
School was required to make every effort reasonably possible, to the satisfaction of the Town’s 
Planning Commission, to ensure a majority of the units at the Priory site were rented out to 
achieve the below market rate RHNA objectives for the Town. These seven units were 
subsequently permitted and developed by the School. In 2005 the Town approved a Master 
Plan for the School that approved an additional 11 housing units to be built in the future. Six 
housing units were completed in 2022 with two being deed restricted for lower income 
households. When engaged as part of the 6th Cycle Housing Element update process, 
Woodside Priory School indicated they do not anticipate developing the remaining units 
during the eight-year 6th Cycle planning period. 

Stanford University owns two sites in town and is also part of the Affiliated Housing Program. 
Stanford is currently proposing the construction of 12 affordable units under the Affiliated 
Housing Program. 
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ACCESSORY DWELLING UNITS (ADUS) 

Accessory dwelling units (ADUs) and junior accessory dwelling units (JADUs) provide additional 
opportunities to provide housing units that are spread through the Town. Ministerial review 
of ADUs and JADUs requires no public hearings and proceeds on an expedited schedule. 
Consistent with State law, JADUs and ADUs are also allowed where single-family or multi-
family dwellings already exist without any corrections to a nonconforming zoning condition. 
The Town has seen an increase in ADU development with the implementation of local Code 
amendments to facilitate ADUs as well as State laws, as discussed further in Section 6, 
Adequate Sites. 

ZONING FOR A VARIETY OF HOUSING TYPES 

Housing Element law requires the Town to provide for a variety of housing types to address 
certain hard to serve populations.  

Emergency Shelters 

State law (SB 2) requires that cities identify one or more zoning districts that allow emergency 
shelters. The Town amended its Municipal Code during the 5th Housing Element Cycle to 
comply with SB 2. The Town of Portola Valley Municipal Code allows emergency shelters for 
up to ten individuals in the Residential Estate (R-E) District when located on a parcel with a 
conditional use for a religious institution, subject to a zoning permit. Architectural and site 
plan review are required for the design of the emergency shelter unless the shelter is located 
within an existing structure, but no discretionary approval is required. Emergency shelters 
must be available to residents for no more than 60 days but extensions up to a total stay of 
180 days may be permissible if no alternative housing is available. On-site management must 
be provided during the hours of shelter operation. Emergency shelters may include common 
space for the exclusive use of the guests, and office and meeting space for the exclusive use 
of emergency shelter staff. Each shelter must have a designated outdoor smoking area that is 
not visible from the street or from adjacent properties. The outdoor smoking area may be 
screened by vegetation. On-site parking may be provided as shared parking with the church 
use. If separate on-site parking is needed, the maximum amount required is 0.35 parking 
spaces per one bed plus one space per staff member on duty when guests are present. 

Low Barrier Navigation Centers  

A Low Barrier Navigation Center (LBNC) is a temporary service-enriched shelter that helps 
homeless individuals and families to quickly obtain permanent housing. AB 101 (2019) 
established requirements for local jurisdictions to allow low barrier navigation centers as a by-
right use in certain mixed use and nonresidential districts. The Town currently does not have 
multi-family or mixed-use zoning districts, but when adopted in connection with this Housing 
Element update, program 8-3 is included to amend the Portola Valley Zoning Ordinance to 
allow LBNCs (see Section 7, Goals, Policies, and Programs).  
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Transitional Housing 

SB 2 requires that transitional housing and supportive housing be treated as any other 
residential use, subject only to those restrictions on residential uses contained in the same 
type of structure in the same zone. The law also requires that the identified zones contain 
sufficient capacity to provide shelter for homeless persons that have unmet housing needs. 
Transitional housing, which is housing intended for a limited length of stay that is often linked 
with supportive services, may be provided in the M-R (Mountainous Residential) District, the 
R-E (Residential Estate) District, and the R-1 (Single-Family Residential) District. No additional 
approval is required as long as a transitional housing project meets the requirements 
applicable to the type of residential development in which it is accommodated. The Town is in 
the process of updating its Municipal Code to update the definition of transitional housing to 
comply with the State definition and to remove the six-resident cap currently specified in the 
Code. The Town currently does not have a multi-family zoning district, but when adopted in 
connection with this Housing Element update, transitional housing will be treated similarly to 
other residential uses (see Section 7, Goals, Policies, and Programs). 

Supportive Housing 

Consistent with SB 2, supportive housing developments are permitted in all zoning districts 
that permit residential uses. AB 2162 requires local jurisdictions to permit the development 
of supportive housing by right in any zoning district that permits multi-family and mixed uses. 
The Town has initiated an update to its Municipal Code to update the definition of Supportive 
Housing to be consistent with State law, to remove the six-resident cap and to accommodate 
the by-right, streamlined, ministerial review of supportive housing developments as 
mandated by Assembly Bill (AB) 2162 (2019). This update will be complete prior the 
certification of this Housing Element. AB 2162 requires local jurisdictions to permit the 
development of supportive housing by right in any zoning district that permits multi-family 
and mixed uses. The Town currently does not have a multi-family zoning district, but when 
adopted in connection with this Housing Element update, supportive housing will be 
permitted by right in qualifying districts (see Section 7, Goals, Policies, and Programs).  

Housing for Persons with Disabilities 

Persons with disabilities have a number of housing needs related to accessibility of dwelling 
units; access to transportation, employment, and commercial services; and alternative living 
arrangements that include on-site or nearby supportive living services. The Town ensures that 
new housing development comply with State and federal requirement for accessibility. 

Reasonable Accommodation Procedures 

As a matter of State law (SB 520), cities/towns are required to analyze potential and actual 
constraints upon the development, maintenance, and improvement of housing for persons 
with disabilities, and demonstrate local efforts to remove governmental constraints that 
hinder the locality from meeting the need for housing for persons with disabilities. Cities are 
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required to include programs that remove constraints and provide reasonable 
accommodations for housing designed for persons with disabilities.  

The Town currently provides reasonable accommodation for persons with disabilities seeking 
housing. Any person or project requiring reasonable accommodation may submit a request 
to the Town for approval. Section 18.11.050 of the Town’s Zoning Ordinance details the formal 
process for requesting reasonable accommodation.  

Zoning and Other Land Use Designations 

The following are methods by which the Town facilitates housing for persons with disabilities 
through its regulatory and permitting procedures: 

 Residential care facilities for six or fewer persons are permitted as a residential use 
subject to the same requirements as any other permitted residential use of the same 
housing type that are permitted in the same zone. 

 Residential care facilities for more than six persons are permitted in R-E, R-1, and M-R 
zoning districts.  

ENERGY CONSERVATION OPPORTUNITIES 

The State of California is a nationwide leader in sustainable building practices. Written into the 
State Building Code are several sets of requirements and guidelines to facilitate the 
production of more environmentally friendly buildings. These requirements are updated 
every three years. The most recent version, the 2019 California Building Standards Code took 
effect on January 1, 2020. Title 24, Part 6, of the California Code of Regulations (Building Energy 
Efficiency Standards for Residential and Nonresidential Buildings) contains building standards 
that provide for energy efficiency and focus on four key areas: smart residential photovoltaic 
systems, updated thermal envelope standards, residential and nonresidential ventilation 
requirements, and nonresidential lighting requirements. The Town of Portola Valley requires 
compliance with the 2019 California Building Code for all new construction. The Town amends 
the Code as needed to further define requirements based on the unique local conditions of 
the Town. The Code is designed to protect the public health, safety, and welfare of Portola 
Valley’s residents. Compliance with the California Building Code on the use of energy efficient 
appliances and insulation has reduced energy demand stemming from new residential 
development.  

Portola Valley has had a number of regulations that encourage energy conservation for years. 
These include permitting solar installations, utilizing subdivision regulations that protect solar 
access, and supporting energy efficient design. In addition, most new development is 
clustered, which reduces impacts on the land. The Town also requires native landscaping, 
which reduces the need for both water and energy. All of these policies and regulations will 
continue. 

In addition to the green building regulations and the water conservation ordinances, the Town 
has been encouraging energy and water efficiency in existing homes through the State’s 
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Energy Upgrade California program, California Water Service’s rebate programs, and other 
voluntary measures and tools developed by the Town’s Sustainability Committee.  

Local and Regional Programs 

The Bay Area Regional Energy Network (BAYREN) is a coalition of the Bay Area’s nine counties 
working to promote resource efficiency at the regional level, focusing on energy, water, and 
greenhouse gas reduction. BAYREN provides rebates and financing for a variety of energy 
upgrades.  

PG&E offers financial and energy-related assistance programs for its low-income customers, 
including:  

 Relief for Energy Assistance through Community Help (REACH). The REACH 
program helps low-income qualified customers who experience uncontrollable or 
unforeseen financial hardships.  

 Low Income Home Energy Assistance Program (LIHEAP). This federally funded 
program provides financial assistance to help offset eligible household’s energy costs, 
including heating, cooling, and home weatherization expenses.  

 CARE/FERA Discount Programs. CARE and FEA help eligible customers pay their 
energy bills. A monthly discount is applied on electricity and/or gas for eligible 
households.  

 Medical Baseline Allowance. Customers who are eligible for Medical Baseline receive 
an additional allotment of electricity and/or gas per month. This helps to ensure that 
more energy to support qualifying medical devices is available at a lower rate. 

 Vulnerable Customer Program. The Vulnerable Customer Program was designed to 
help address the needs of our customers whose life or health would be at risk should 
their electric or gas service be disconnected. Customers who self-certify that they have 
a serious illness or condition that could become life threatening if their electric or gas 
service is disconnected for nonpayment will receive an in-person visit from a PG&E 
representative before disconnection.  
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SECTION 6. ADEQUATE SITES 
State Housing Element Law (Government Code Sections 65583(a)(3)) requires that jurisdictions 
demonstrate their availability of adequate land resources to accommodate their “fair share” 
of regional housing needs. Jurisdictions must demonstrate that these land resources have the 
appropriate site characteristics and development regulations required to accommodate their 
community’s housing needs as identified by the State Department of Housing and Community 
Development (HCD) and the Bay Area’s regional governing body, the Association of Bay Area 
Governments (ABAG). Land resources identified as suitable for potential future 
accommodation of residential development throughout the planning period are referred to 
as a “Sites Inventory.” This section describes the land resources which have been identified for 
inclusion in the Town’s Sites Inventory.  

The analysis in this section demonstrates that there is an adequate supply of suitable land to 
accommodate the Town’s housing allocation of 253 units, including housing for very low- and 
low-income households. The section starts with a description of the Town’s housing target for 
the 2023-2031 planning period, called the Regional Housing Needs Allocation (RHNA). It then 
provides an analysis of suitable sites, including residential units in the pipeline, anticipated 
accessory dwelling units (ADUs), and vacant and non-vacant sites where housing is or will 
become an allowed use.  

REGIONAL HOUSING NEEDS ALLOCATION (RHNA) 

RHNA is the State-required process that seeks to ensure each California jurisdiction is planning 
for enough housing capacity to accommodate their “fair share” of the state’s housing needs 
for all economic segments of the community. The RHNA process for the nine-county Bay Area 
is described below.  

 Regional Determination. The California Department of Housing and Community 
Development (HCD) provided the Association of Bay Area Governments (ABAG) with a 
Regional Housing Needs Determination. HDC provided ABAG a regional determination of 
441,176 units. This is the number the Bay Area must plan for between 2023 and 2031. It 
represents the number of additional units needed to accommodate the anticipated 
growth in the number of households, to replace expected demolitions and conversions of 
housing units to non-housing uses, and to achieve a future vacancy rate that allows for 
healthy functioning of the housing market. The Regional Housing Needs Determination 
for the first time ever also included adjustments related to the rate of overcrowding and 
the share of cost-burdened households, which resulted in a significantly higher number 
of housing units for which the Bay Area must plan compared to previous RHNA cycles.  

 RHNA Methodology. ABAG developed a RHNA methodology to allocate the Regional 
Housing Needs Determination across all cities, towns, and counties in the region. The 
RHNA methodology must be consistent with State objectives, including but not limited to 
promoting infill, equity, and environmental protection; ensuring jobs-housing balance; 
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and affirmatively furthering fair housing. The allocation also considers factors such as 
employment opportunities, the availability of suitable sites and public facilities, 
commuting patterns, and type and tenure of housing need. ABAG developed the RHNA 
methodology in conjunction with a committee of elected officials, staff from jurisdictions, 
and other stakeholders called the Housing Methodology Committee. More information 
about ABAG’s RHNA methodology is available at https://abag.ca.gov/our-
work/housing/rhna-regional-housing-needs-allocation. 

 Housing Element Updates. Each jurisdiction must then adopt a Housing Element that 
demonstrates how it can accommodate its assigned RHNA for each income category 
through its zoning. HCD reviews each jurisdiction’s Housing Element for compliance with 
State law. Portola Valley’s Housing Element must demonstrate capacity to accommodate 
253 units as further described below. 

PORTOLA VALLEY’S “FAIR SHARE”  

In determining a jurisdiction’s share of new housing needs, ABAG splits each jurisdiction’s 
allocation into four income categories: 
 Very Low-Income – 0 to 50% of Area Median Income (AMI) 
 Low-Income – 51 to 80% of AMI 
 Moderate-Income – 81 to 120% of AMI 
 Above Moderate-Income – more than 120% of AMI 

The Area Median Income (AMI) in San Mateo County for a family of four is $149,600. How this 
breaks down into income categories for Portola Valley is shown in Table 6-1. Where this 
Housing Element refers to housing that is affordable to the different income levels shown 
above, we mean a household spends no more than 30% of their income on housing. 

In December 2021, ABAG identified the Town of Portola Valley’s fair share of the region’s 
housing needs as 253 new housing units, as shown in Table 6-2. This allocation represents a 
planning goal by requiring the Town to demonstrate sufficient development capacity through 
the identification of potential site and zoning, and not a goal for actual production of housing 
within the planning period. 

In addition, each jurisdiction must also address the projected need of extremely low-income 
households, defined as households earning 30% or less of AMI. The projected extremely low-
income need is assumed to be 50% of the total RHNA need for the very low-income category. 
As such, there is a projected need for 37 extremely low-income housing units. 
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TABLE 6-1: RHNA AFFORDABILITY LEVELS IN PORTOLA VALLEY 

Affordability Level Percent of Ami 
Portola Valley  

Household Incomea 
Very-Low-Income  0 – 50% of AMI < $91,350 

Low-income  51-80% of AMI $91,351 - $146,350 

Moderate-income  81-120% of AMI $146,351 - $179,499 

Above Moderate-Income   > 120% of AMI > $179,500 
Note: AMI = Area Median Income, Household incomes based on San Mateo County’s 2021 AMI of $149,600 for a 4-person household. 
a Household incomes are for households/families of four (4). 
Source: Town of Portola Valley. 

TABLE 6-2: PORTOLA VALLEY REGIONAL HOUSING NEEDS ALLOCATION (2023-2031) 

Income Category RHNA 
Percent  
of RHNA 

Very-Low-Income (0-50% of AMI)  73 29% 

Low-Income (50-80% of AMI) 42 17% 

Moderate-Income (80-120% of AMI) 39 15% 

Above Moderate-Income (120% or more of AMI) 99 39% 

Total 253 100% 
Source: Final Regional Housing Needs Allocation (RHNA) Plan: San Francisco Bay Area, 2023-2031. 

RHNA Buffer 

In 2017, Senate Bill (SB) 166 was signed into law and included new “no net loss” provisions that 
require communities to provide an ongoing, adequate supply of land resources for housing 
development during the entirety of the housing element update planning period. These 
provisions mean communities face risks of non-compliance should a housing site be 
developed with non-residential uses, lower residential densities, or residential uses at 
affordability levels higher than anticipated by the Housing Element. To avoid non-compliance, 
HCD advises communities to “buffer” their assigned RHNA numbers with additional housing 
units ranging from at least 15% to 30% of their assigned RHNA. The Town of Portola Valley 
proposes a 16% buffer of 40 housing units, to ensure an ongoing, adequate supply of land 
resources for housing development is available through the 6th Cycle planning period (see 
Table 6-3 below).  

TABLE 6-3: REGIONAL HOUSING NEEDS ALLOCATION BUFFER  

Income Category Target RHNA 
Proposed Units  

With Buffer 
Very Low-Income (0-50% of AMI)  73 88 

Low-Income (50-80% of AMI) 42 51 

Moderate-Income (80-120% of AMI) 39 47 

Above Moderate-Income (120% or more of AMI) 99 107 

Total 253 293 
Source: Town of Portola Valley Planning & Building Department, 2022 
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CREDIT TOWARDS RHNA 

Pursuant to HCD guidance, in addition to vacant and underutilized land resources, a 
community may satisfy their RHNA requirements through “alternative means” which may 
serve as “credits” toward their RHNA. These alternative means include the consideration of 
proposed, pending, or approved development projects that haven’t received a certificate of 
occupancy prior to the start of the 6th cycle on June 30, 2022 – the projection period for the 6th 
cycle housing element update. The Town of Portola Valley’s pipeline and pending projects are 
discussed in more detail below.  

Additionally, per HCD guidance, a community may also credit the number of ADUs that are 
anticipated to be developed during the 6th cycle housing element planning period toward their 
RHNA requirements. The forecasted development of ADUs during the planning period must 
be based on an analysis of prior years’ building permit data and local development regulations 
that promote ADU development. The Town of Portola Valley’s anticipated ADU development 
over the course of the 2023-2031 planning period is discussed in more detail below. 

PIPELINE AND PENDING PROJECTS  

Residential projects that have been approved but have not received a certificate of occupancy 
prior to June 30, 2022, are referred to as “pipeline projects”. These projects will be developed 
during the 2023-2031 planning period. Similarly, pending projects are residential 
developments that have yet to be approved but will likely be developed during the 2023-2031 
planning period. Both the pipeline and pending projects of the Town of Portola Valley are 
included below in Table 6-4. These two developments include:  

 The approved Willow Commons residential development planned at 4388 Alpine Road will 
include 11 multi-family supportive housing units for individuals with intellectual 
developmental delays and two units for on-site staff. The 13 units will consist of 11 low-
income, one moderate-, and one above moderate-income. 

 The pending “Stanford Wedge” Faculty Housing development is proposed in the 
northeastern portion of the Town along Alpine Road will consist of 27 single-family 
residential units and 12 workforce housing units (six confirmed to be low-income and six 
anticipated to be moderate-income) to be clustered on approximately 7 acres of a 75-acre 
site. The remainder of the site will be undeveloped and subject to a vegetation 
management plan to address fire safety concerns.  
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TABLE 6-4: APPROVED PIPELINE UNITS AND UNITS PENDING APPROVAL 

APN Address Site Name 

Affordability Category  

Very 
Low-

Income 
Low-

Income
Moderate- 

Income 

Above 
Moderate-

Income Total 
Approved Pipeline Projects 

79072120 4388 Alpine Road Willow Commons 0 11 1 1 13 

Pending Projects 

77281020 
Alpine Road and 
Golden Oak Drive 

Stanford Wedge 0 6 6 27 39 

Total 0 17 7 28 52 
Source: Town of Portola Valley Planning & Building Department, 2022 

ACCESSORY DWELLING UNITS AND JUNIOR ACCESSORY DWELLING UNITS 

In addition to pipeline projects, a community may also count ADU development projected to 
occur during the 2023-2031 planning period towards their RHNA requirements. To do so, 
communities must analyze historic building permit trends, over the last several years, to 
accurately identify a reasonable projection of ADUs to be developed over the planning period. 
This analysis considers the various California State laws passed since 2017 that are intended 
to encourage ADU development, as well as local efforts on behalf of the Town of Portola Valley 
to promote ADU development.  

Figure 6-1 below includes an analysis of the Town’s issuance of building permits for ADUs 
between the years 2017 to 2021. In the year 2017, the Town issued a total of 11 ADU building 
permits and seven ADU building permits were issued in both 2018 and 2019. In 2020, only 
three ADU building permits were issued due to the Town being severely impacted by the 
COVID-19 pandemic and a complete department shut down except emergency building 
permits for several months. In 2021, ADU permitting picked up again and the Town issued 11 
building permits. As of May 2022, the Town has received seven applications for ADUs and is 
in communication with about eight more households looking to build an ADU. During a focus 
group meeting for property owners interested in building an ADU or Junior ADU (JADU), over 
50 people attended and provided valuable input for new policies to help incentivize and 
streamline the ADU and JADU process. Due to the Town’s trends in ADU building permits, 
property owner interest, as well as several new ADU and JADU programs proposed as part of 
this Housing Element update to encourage development of ADUs and JADUs, the Town of 
Portola Valley assumes an average of 11-12 ADU/JADU building permits to be issued each year 
of the 6th Cycle planning period. This equates to a total of 92 dwelling units planned to be 
constructed over the next 8 years.  

Affordability Levels of Projected ADU and JADU Development 

Due to their co-location on existing residential lots, and smaller building footprints, typically 
ranging in size between 800 and 1,200 square feet (ADUs) and 500 square feet (JADUs), ADUs 
and JADUs are generally considered to serve as affordable-by-design housing options in 
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communities. However, due to a variety of local market factors, the level of affordability of 
ADU/JADU development may vary by community. The Town of Portola Valley’s proposed 
distribution of anticipated ADU/JADU development across affordability levels is consistent 
with the Technical Memorandum “Affordability of Accessory Dwelling Units” issued by ABAG 
on September 8, 2021 and detailed below in Table 6-5. Thirty percent of anticipated ADU/JADU 
developments, or 28 ADUs/JADUs are anticipated to be developed as affordable to “very low-
income” households, with another 28 anticipated to be developed as affordable to “low-
income” households. Another 30% are anticipated to be developed as affordable to 
“moderate-income” households and 10%, or eight ADUs/JADUs are anticipated to be 
developed as affordable to “above moderate-income” households. To encourage the 
development of ADUs/JADUs at various affordability levels, the Town proposes programs 
within Section 7, Goals, Policies, and Programs to further encourage the development of ADUs 
and JADUs at various income levels. These programs are summarized below for reference as 
well. 

 

FIGURE 6-1: ADU BUILDING PERMITS ISSUED 2017-2021; ADU APPLICATIONS IN 2022 

Source: Town of Portola Valley Planning & Building Department, 2022 
Note: The year 2022 represents permit applications received as of May 2022. 

Proposed ADU and JADU Policies and Programs 

To continue to incentivize the development of JADUs and ADUs throughout the town, at a 
variety of affordability levels the Town proposes the creation and adoption of various JADU 
and ADU policies as outlined within Section 7, Goals, Policies, and Programs. These programs 
are summarized below for reference.  
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 Prepare pre-approved preliminary floor plans for ADUs and JADUs that are made available 
to property owners. These pre-approved floor plans would only require minimal 
additional engineering to account for the unique topography of sites and would 
significantly decrease the level of effort required of property owners in designing and 
permitting a JADU or ADU. 

 Offer direct technical assistance and streamlining through the Town’s Building 
Department to residents that want to make minor improvements to accommodate a JADU, 
such as adding an efficiency kitchen or other facilities.  

 Create a new program to match low-income renters with ADU owners in Portola Valley. 
This program will match low-income renters who have experienced displacement from 
areas outside of Portola Valley, with ADU owners within Portola Valley to increase access 
to opportunities within the town. The Town will partner with the Human Investment 
Project for Housing (HIP Housing), a nonprofit organization that conducts a similar 
program in San Mateo County to match housing “providers” with housing “seekers.”  

 Create an amnesty program for existing, unpermitted ADUs to obtain permits to legalize 
the ADUs during the 2023-2031 planning period. The amnesty program would provide 
property owners the opportunity to formally legalize existing unpermitted ADUs. 

 Establish staff and consultant ADU office hours so that applicants can ask questions of 
subject matter experts. 

 Develop and run a survey of ADU owners in Portola Valley to determine how ADUs are 
being used in the community and how much they are contributing to the housing stock 
and affordable housing. 

 Develop and run a survey of ADU owners in Portola Valley to determine how ADUs are 
being used in the community and how much they are contributing to the housing stock 
and affordable housing. 

RHNA CREDITS SUMMARY 

A summary of the pipeline and pending projects as well as projected ADU development which 
can serve as “alternative means” or credits toward the Town of Portola Valley’s RHNA 
requirements are included below in Table 6-5. Together these credits total 144 units. 

TABLE 6-5: RHNA CREDITS SUMMARY 

RHNA Credit 

Affordability Category 

Very  
Low- 

Income 
Low- 

Income 
Moderate- 

Income 

Above 
Moderate-

Income Total 
Willow Commons Project 0 11 1 1 13 

Stanford Wedge Project 0 6 6 27 39 

ADUs/JADUs 28 28 28 8 92 

Total 28 45 35 36 144 
Source: Town of Portola Valley Planning & Building Department, 2022 
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SITE INVENTORY METHODOLOGY 

Following consideration of applicable RHNA Credits as described above, the Town has 
identified land resources that are determined to be suitable for accommodation of the 
remaining portion of their RHNA requirements, inclusive of a buffer for all income categories. 
These suitable land resources are referred to as Adequate Sites. Consistent with Government 
Code Section 65583.2(a), and the community’s priorities related to wildfire and geologic safety, 
Portola Valley’s adequate sites appropriate for residential development include the following 
standards or characteristics:  

 As a threshold matter sites with significant wildfire risk, geologic safety concerns, or 
evacuation constraints were screened out. 

 An attempt to disperse the sites throughout town and not concentrate in a single 
neighborhood. 

 The highest density should be located on streets with good accessibility. 

 Vacant sites zoned for residential use. 

 Vacant sites zoned for nonresidential use that allows residential development. 

 Residentially zoned sites that are capable of being developed at a higher density, including 
sites owned or leased by a Town, county, or Town and county. 

 Sites zoned for nonresidential use that can be redeveloped for residential use, and for 
which the housing element includes a program to rezone the site. 

 Sites occupied by members of the Affiliated Housing Program. 

In addition to the above criteria, the Town and consultant team used HCD guidance as well as 
trends from recent development projects to calculate the realistic capacity of adequate sites. 
These are described in greater detail below.  

REALISTIC CAPACITY  

Realistic capacity of sites identified within the Town’s Housing Sites Inventory was calculated 
using a combination of proposed zoning, physical constraints, feasibility analysis conducted 
by an architectural consultant, input from an affordable housing developer, general market 
feasibility analyzed by 21 Elements on behalf of the Town, an economic consultant, and input 
from Town staff on local conditions. Since the Town has never had multifamily zoning, there 
is no history of what has been built in the past that can be used for comparison. Furthermore, 
other demographically similar communities in San Mateo County cannot be used to gauge 
market feasibility because there are no market-driven multifamily developments in those 
jurisdictions either. However, the Town recently saw the completion of a six-unit multi-family 
development at the Priory School through the Affiliated Housing Program, a 13-unit 
supportive housing project is currently in construction and a 12-unit multi-family affordable 
project is currently being proposed as part of a larger market-rate housing project proposed 
by Stanford University. Those projects demonstrate that it is realistic to develop housing that 
is not limited to single family. 
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Densities and Affordability 

To make it feasible to develop housing that is affordable to very low- and low-income 
households, housing must be built at higher densities. HCD has published guidance that 
specifies the minimum residential densities deemed necessary to accommodate lower-
income households. Per this guidance, which has been updated with 2020 Census data, the 
Town of Portola Valley is considered a jurisdiction with a “default density” of 20 dwelling units 
per acre. This means that sites that allow denser development of at least 20 dwelling units per 
acre are considered able to accommodate lower-income units. Accordingly, the Town has 
identified sites included within the Sites Inventory which will be rezoned to newly created 
zoning districts as outlined within the “Rezoning Program” subsection below. These rezonings 
will provide for the development of housing at default densities identified by HCD during the 
2023-2031 planning period.  

Site Size 

Consistent with HCD guidance, sites identified within the Town’s Site Inventory to 
accommodate lower-income housing units, developed at a minimum of 20 dwelling units per 
acre are between 0.5 acres and 10 acres. 

Utilities  

Realistic capacity also considered the location of many housing sites in existing urbanized 
portions of the town, already serviced by existing utilities and infrastructure. These parts of 
the Town offer the presence of existing infrastructure to serve the housing sites; however, 
some sites may require lateral connections or expansions of existing utilities, these 
improvements are considered standard improvements and routine of redevelopment 
projects in urbanized areas. Such improvements will be done at the expense of the property 
owner or developers. 

REZONING PROGRAM 

Pursuant to Government Code Section 65583.2(c), the Town of Portola Valley will adopt three 
new zoning districts including 1) a new multi-family district allowing up to four dwelling units 
per acre, 2) a new multi-family district allowing 20 dwelling units per acre, and 3) a mixed-use 
district allowing residential uses up to six dwelling units per acre. Sites which are proposed to 
be rezoned to these new zoning designations as part of this Housing Element update are 
indicated within Table 6-7. The new districts and rezonings will be adopted by January 2023. 

Multi-Family Zoning Districts 

Two new multi-family zoning districts will be created to allow for residential development up 
to four dwelling units per acre and 20 dwelling units per acre, respectively. Both districts will 
be subject to objective design standards that will be codified in the Municipal Code including 
but not limited to floor area, height, setback, lighting, and landscaping. The four dwelling units 
per acre zoning district shall be limited to the Glen Oaks housing site. The 20 dwelling units 
per acre shall be applied to 4394 Alpine Road and the Ladera Church Affiliated Housing site. 
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Mixed-Use Zoning District 

The new mixed-use zoning district will allow for mixed-use residential development up to six 
dwelling units per acre. Objective standards will be included in the Municipal Code including, 
but not limited to, floor area, height, setback, lighting, and landscaping. The standards will 
require at least 50% of building floor area to be a residential use and will allow for up to 100% 
of building floor area to be dedicated to residential uses. This zoning district shall be limited 
to the 4370 Alpine Road housing site.  

Opt-in-Single-Family Rezoning Program 

To further increase housing development, the Town is creating an Opt-in Single-Family 
Rezoning Program to disperse additional residential units throughout the community and 
provide a greater diversity of types of housing units available. To gauge interest in such a 
program, the Town held an “Opt-in Rezoning” focus group meeting for property owners that 
may be interested in voluntarily upzoning their property. After the meeting, five property 
owners expressed interest in the program. The Town expects the program to be viable based 
on this preliminary level of interest and the number of potential units that could be produced 
on those sites. The new program will allow single-family residential parcels 1 acre or greater 
to upzone to allow up to four dwelling units per acre and a maximum of four dwelling units 
per lot, subject to the following safety criteria:  

 Accessible to two ways of ingress and egress 
 Located on a slope less than 30% 
 Outside of a very high fire hazard severity zone, as adopted by the Town Council 
 Outside of a fault zone 
 Outside of areas identified with unstable soils or at risk of landslide or liquefaction 

These potentially eligible parcels range from approximately one to 3 acres in size and are 
broadly dispersed throughout Portola Valley’s neighborhoods. The Town has conducted a 
preliminary analysis of the properties meeting the criteria and is anticipating that a total of 12 
residential units may be accommodated through the Town as part of the described Opt-In 
Rezoning Program during the 6th Cycle planning period. 

Prior to a property participating in the proposed Opt-in Rezoning Program, the site will be 
reviewed by the Town’s Planning Commission for program eligibility consistent with the above 
safety criteria, which will be further detailed in the Municipal Code (adopted by January 2023). 
Contingent on eligibility being determined, proposed development of these sites would then 
be reviewed by the Town’s Architectural and Site Control Commission (ASCC) for consistency 
with newly established objective design standards proposed to be adopted as part of this 
Housing Element update. These objective design standards will include but not be limited to, 
floor area, setback, height, lighting, exterior material, landscaping, and water usage standards. 
The Town’s newly proposed multi-family and mixed-use zoning districts, as well as the Town’s 
proposed Opt-In Rezoning Program will be adopted prior to January 2023.  
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SITES INVENTORY 

Figure 6-2 below shows all adequate housing opportunity sites identified within the Town of 
Portola Valley as part of the 6th Cycle Housing Element update, similarly Table 6-6 below 
summarizes these sites according to how they will be utilized by the Town to meet its RHNA 
requirements. Based on pipeline and pending projects, projected ADU production, and the 
realistic capacity of the adequate sites inventory identified here within, the Town has capacity 
to accommodate 293 housing units, which is higher than the RHNA of 253. This includes a total 
of 88 units affordable to very low-income households, 51 units affordable to low-income 
households, 47 units affordable to moderate income households, and 107 units affordable to 
above moderate-income households.  

Per HCD guidance, the Town’s adequate Sites Inventory is described here in on a site-by-site 
basis and organized according to vacant and non-vacant land resources. It should be noted 
that a majority of the Town’s adequate sites are non-vacant land resources as identified within 
this subsection. While several non-vacant sites are proposed to be eventually redeveloped 
with residential uses, several other non-vacant sites are proposed to retain their existing uses 
in addition to being developed with affiliated housing options associated with those existing 
uses. Affiliated housing options refer to multi-family housing developments on institutional 
sites intended to serve employees and staff affiliated with the institutions that own the site or 
other members of the Town’s workforce. Due to the high-cost of living within Portola Valley, 
many employees of these institutional uses cannot afford to live in market-rate housing 
options provided within the town. Accordingly, the Town has identified these “Affiliated 
Housing Sites” for inclusion within the Town’s 6th Cycle Housing Element update.  

Inclusion of these Affiliated Housing sites within the Town’s Sites Inventory is based on the 
Town’s experienced success with their existing Affiliated Housing Program and the interest of 
these institutions in developing additional housing in the future. To date, the Town’s Affiliated 
Housing program has provided for the development of a total of 13 affiliated housing units 
which are located at the Woodside Priory School, a private catholic college preparatory school 
located northwest of the intersection of Alpine Road and Portola Road in the town. Six units 
were recently completed, two of which are deed restricted for lower-income residents. The 
Affiliated Housing Program has become increasingly important to the community because it 
encourages people that work in Town to also live here. This diversifies the community and 
reduces the impacts of employees driving into town. 
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TABLE 6-6: ADEQUATE SITES LAND INVENTORY  

APN Name Acres 
Existing  

Use Existing General Plan 
Existing  
Zoning 

Proposed 
Rezoning 

Assumed 
Density 
(du/ac) 

Realistic Capacity 

VLI LI MI AMI Total 

VACANT SITES 

79072130 
4394 Alpine Rd Housing 
Site 

1.18 Vacant 
Commercial and 

Research/Administrative: 
Local Shopping & Service 

CC 
Multi-
Family 

20 2 4 5 12 23 

Subtotal            23 

NON-VACANT SITES 

77272010 
Vacant Portion of Dorothy 
Ford Field and Open Space 
Housing Site 

2.48a 
Baseball 
Field (To 
Remain) 

Neighborhood 
Community / Existing Park

O-A &  
R-E 

Multi-
Family 

20 50 0 0 0 50 

77282030 Glen Oaks Housing Site 4a Equestrian 
Alpine Rd. Scenic Corridor 

& Greenway  
O-A &  

R-E 
Multi-
Family 

4 0 0 2 14 16 

79072060 
4370 Alpine Rd Housing 
Site 

1.5 Office 
Alpine Rd. Scenic Corridor 

& Greenway  
O-A &  

R-E 
Mixed-Use 6 0 0 0 9 9 

Subtotal            75 

Affiliated Housing Sites 

79200030 
Sequoias Affiliated Housing 
Site 

42 b Multi-Family Institution "Other"  R-E No change 8c 0 0 5 18 23 

076262030 
Christ Church Affiliated 
Housing Site  

1 Church Institution "Church"  R-E No change 6c 0 0 0 6 6 

77271180 
Ladera Church Affiliated 
Housing Site  

0.5 Church Institution "Church"  R-E 
Multi-
Family 

20 8 2 0 0 10 

Subtotal            39 

Opt-In Rezoning Program Sites >1 
Single-Family 
Residential 

Low-Medium and Low 
Residential 

R-1, R-E 
Opt-In 

Rezoning 
4 0 0 0 12 12 

Total            149 
Notes: VLI = Very Low-Income, LI = Low-Income, MI = Moderate-Income, AMI = Above Moderate-Income, R-E = Residential Estate, R-1 = Single-Family Residential, A-P=Administrative Professional, O-A = 
Open Area, CC=Community Commercial. a Developable area. b Portion of a larger site. c Density to be determined by Planning Commission. Source: Town of Portola Valley, 2022. 
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VACANT SITES 

4394 Alpine Road Housing Site 

The housing site located in the Nathhorst 
Triangle at 4394 Alpine Road is 
approximately 1.18 acres and is currently 
vacant and consists of a grassy field. Lisa 
Wise Consulting prepared a preliminary 
concept plan for the site and estimated 23 
units could be developed. This site will be 
rezoned with the new multi-family district 
that will allow 20 units to the acre. 

NON-VACANT (UNDERUTILIZED) SITES 

The Town’s non-vacant/underutilized land resources are anticipated to accommodate a total 
of 75 residential units of the Town’s RHNA. These non-vacant land resources are categorized 
into five housing sites throughout the town. As described above, several non-vacant sites are 
developed with existing land uses that are proposed to be eventually redeveloped with 
residential uses, while other non-vacant sites are proposed to be developed with affiliated 
housing options. Affiliated housing is often provided by institutional, non-profit, and/or 
religious institutions such as churches and universities, among others. The Town of Portola 
Valley’s non-vacant land resources proposed for the future accommodation of residential 
development include:  

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 
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Vacant Portion of Dorothy Ford Field and Open Space Housing Site 

The Dorothy Ford Field and Open Space 
Housing Site has approximately 2.48 acres of 
developable area in an irregular shape and is 
located in the northeast corner of the town, 
along Alpine Road. The overall site is owned 
by the Town and is currently developed with a 
baseball field and is located adjacent to Los 
Trancos Creek and the Alpine Trail.  

A constraints analysis for the site has been 
done to maintain the Town’s 75-foot scenic 
corridor requirement and 55-foot creek 
setback while maintaining the existing 
baseball field. To determine if a multi-family 
development is physically possible in this 
area, the Town contracted with Lisa Wise 
Consulting to develop a conceptual site plan 
which demonstrates that up to 50 units is possible on the developable portion of the site. The 
site could also include 7,000 square feet of community space and a playground. 

The Town is creating a new Gateway Land Use classification that will include multi-family 
affordable housing that will allow 20 units to the acre (of the developable portion of the site). 
The Dorothy Ford Field and Open Space site will be included in this new classification.  As a 
Town-owned site, it will be offered to non-profit low-income housing developers to provide 50 
very low-income units. To test the viability of this approach, the Town has spoken with Alta 
Housing, a non-profit agency that has built low- and moderate-income housing projects in San 
Mateo and Santa Clara Counties. 

Alta’s preliminary review shows this project would be competitive for tax credits and a project 
would be feasible. The latest regulations provide points for new construction Large Family 
housing type in Highest/High Resource areas per the 2022 California Tax Credit Allocation 
Committee (TCAC)/HCD Opportunity Map. The Town plans to solicit interest from affordable 
housing developers to develop the site. The Town has an existing Affordable Housing Fund 
with over 4 million dollars that may be partially utilized to fund the project if necessary. The 
Town would likely ground lease the site to the housing developer at a nominal rate. 

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 
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Glen Oaks Housing Site 

The Glen Oaks site, owned by Stanford University, 
has approximately 4 acres of developable land at the 
corner of Alpine Road and Arastradero Road. A 
portion of the land is occupied by the Isola Stables at 
the Glen Oaks Equestrian Center with grassy open 
fields surrounding the Stables. The Equestrian 
Center is subject to a short term-term lease. Across 
the street from this site is the Stanford Wedge 
property, a 39-unit project (see pending project). 
Stanford has expressed interest in working with the 
Town to develop an appropriate project at the Glen 
Oaks project site. Since the primary mission of 
Stanford University is education, the housing units 
are anticipated to be for faculty/staff with an 
affordable housing component. This site will be 
rezoned with a new multi-family district that will 
allow up to four units to the acre on the developable 
portions of the site. The Site Inventory estimates 16 
units could be developed based on a feasibility 
analysis showing approximately 4 acres of developable area. The feasibility analysis evaluated 
the most restrictive scenario by keeping development outside of a 75-foot scenic corridor 
setback (in orange) and 55-foot creek setback (in blue).  The width of each area (235 and 338 
feet, respectively) was also considered wide enough to accommodate future development. 

4370 Alpine Road Housing Site  

The second housing site in the Nathhorst 
Triangle located at 4370 Alpine Road is 
approximately 1.5 acres and is currently 
developed with underutilized office uses. Lisa Wise Consulting prepared a preliminary concept 
plan demonstrating that 20 units per acre would be feasible with complete redevelopment of 

Developable area based on feasibility 
analysis.

Feasibility analysis and conceptual site plan 
prepared by Lisa Wise Consulting 



6 | ADEQUATE SITES 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  103 

the site. The Ad Hoc Housing Element Committee found that this site would be appropriate 
with six units per acre and rezoned with the new mixed-use district. The Site Inventory 
estimates nine townhome units could be developed, which is well substantiated by the 
architectural feasibility diagram above. The northwest portion of the site includes a former 
tennis court and parking area that are not being used. The property owner has also expressed 
interest in redeveloping the property in a meeting with staff. The development potential of 
the site is greatly enhanced through inclusion as a housing site; the property owner has 
significant financial incentive to develop residential units.  

Affiliated Housing Sites  

The following housing sites were identified for inclusion within the Town’s Site Inventory as 
affiliated housing sites, developed in accordance with the Town of Portola Valley’s existing 
Affiliated Housing Program as described within this section, and Section 7, Goals, Policies, and 
Programs. The Town’s Affiliated Housing Program was created in the 1990’s and allows for the 
development of affordable, multi-family housing on institutional sites. 

The Sequoias Affiliated Housing Site  

The Sequoias Affiliated Housing Site is an approximately 42-acre parcel located just south of 
Portola Road in the central portion of the town. The northern portion of the site is presently 
developed as The Sequoias, a buy-in retirement community operated by Sequoia Living. The 
project site is currently designated Institution “Other” and zoned Residential Estate (R-E). The 
site is near the San Andreas Fault and includes potentially unstable soils. The Sequoias has 
operated in Portola Valley since prior to incorporation in 1964.  

The Sequoias is in the early phases of exploring the development potential of the site. They 
have performed preliminary geotechnical investigations of the site to analyze whether 
additional development would be possible and where on the site it should be located. Their 
initial findings indicate that there are two potential locations for additional housing. The Town 
Geologist concurs with their initial analysis. Further design level geotechnical analysis will be 
required prior to approval by the Town. The Sites Inventory includes 18 market rate units for 
seniors and five workforce housing units to serve their employees, as proposed by The 
Sequoias in conversation with the Town. The workforce units are expected to reduce 
commutes for employees that travel great distances to work and help with emergency 
response capacity. Given the physical constraints of the site, The Sequoias may request 
relaxation of the setback requirement to accommodate future development. The Ad Hoc 
Housing Element Committee expressed support for a reasonable waiver of the setback to 
accommodate the workforce housing units.   

The Sequoias is also looking to the future and the potential need to upgrade the site 
infrastructure and adapt with the changing needs of residents. The Town will continue to 
communicate with The Sequoias on their needs and how additional housing can be safely 
incorporated into the site.  
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Christ Church Affiliated Housing Site 

Christ Church is a new member of the Affiliated 
Housing Program. The site is an approximately 
2.9-acre parcel located at 815 Portola Road in 
the northern central portion of the town. The 
project site is currently designated “Institution 
“Church” and zoned Residential Estate (R-E). 
The site is presently developed with Christ 
Church, a preschool and parking lot. Church 
leadership has expressed an interest in joining 
the Affiliated Housing Program for several 
years. The approximately 1-acre parking lot 
behind the Church is the potential location for 
a housing development. Six units are included in the housing inventory. Preliminary analysis 
by staff indicates that the development of six townhomes is feasible at this location. 

Ladera Community Church Affiliated Housing Site  

The Town Council previously voted to 
include Ladera Community Church in the 
Affiliated Housing Program at their request; 
this Housing Element formalizes that 
action. Church representatives have 
expressed interest in developing housing in 
town for several years. The site is an 
approximately 0.5-acre parcel located west 
of Alpine Road, in the northeastern portion 
of the town. The project site is currently 
designated Institution “Church” and zoned 
Residential Estate (R-E). The church facility 
itself is located on the immediately adjacent property, which is located outside the Town limits. 
The development site is currently vacant, with only a small portion used as children’s play area 
for the church. It will be rezoned to the new multi-family zoning district to allow 20 dwelling 
units per acre. The owner has expressed interest in developing housing on the site both 
publicly at Ad Hoc Housing Element Committee meetings as well as with Town staff. 

SITES SUMMARY 

State Housing Element Law requires local governments to prepare an inventory of land 
suitable for residential development, including vacant sites, sites having the potential for 
redevelopment, and an analysis of the relationship of zoning, public facilities, and services to 
these sites. The inventory of land suitable for residential development must be used to identify 
sites that can be developed for housing within the planning period.  

Table 6-7 summarizes the Town of Portola Valley’s capacity to meet RHNA goals. 
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TABLE 6-7: HOUSING SITES SUMMARY 

 

Very  
Low- 

Income 
Low- 

Income
Moderate- 

Income 

Above 
Moderate- 

Income Total 
Land Resources 

Pipeline & Pending Projects 0 17 7 28 52 

Projected ADU Development 28 28 28 8 92 

Vacant Sites 

Dorothy Ford Field and Open Space 
Housing Site 

50 0 0 0 50 

4394 Alpine Rd Housing Site 2 4 5 12 23 

Non-Vacant Sites 

Glen Oaks Housing Site 0 0 2 14 16 

4370 Alpine Rd Housing Site 0 0 0 9 9 

Affiliated Housing Sites 

Sequoias Affiliated Housing Site 0 0 5 18 23 

Christ Church Affiliated Housing Site 0 0 0 6 6 

Ladera Church Affiliated Housing Site 8 2 0 0 10 

Opt-in Rezoning Program Sites 0 0 0 12 12 

Total Unit Potential 88 51 47 107 293 

2023-2031 RHNA 73 42 39 99 253 

Extra Capacity 15 9 8 8 40 

% Buffer Provided 21% 21% 21% 8% 16% 
Source: Town of Portola Valley, 2022. 
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SECTION 7. GOALS, POLICIES, AND PROGRAMS 
California Government Code Section 65583(b)(1) requires the Housing Element to contain “a 
statement of goals, quantified objectives, and policies relative to the maintenance, 
preservation, and development of housing.” The policies and programs directly address the 
housing needs and constraints identified and analyzed in this Housing Element and are based 
on State law. Five goals are presented below pursuant to HCD requirements for the 6th Cycle. 

As required by law, quantified objectives have been developed for housing production, 
rehabilitation, and conservation. These are presented at the end of this section. The quantified 
objectives provide metrics for evaluating the effectiveness of the Element. 

Three types of statements are included in this section: goals, policies, and programs. Goals 
express broad, long-term statements for desired outcomes. Each goal is followed by multiple 
policies. The policies are intended to guide decision makers, staff, and other Town 
representatives in the day-to-day operations of the Town. They are statements that describe 
the Town’s position on specific housing issues. Some policies, but not all, require specific 
programs to ensure their effective implementation.  

GOAL 1: Expand the types of housing allowed in the community. Facilitate the 
development of a range of housing types to meet the Town’s fair share of 
regional housing needs and accommodate current and new Portola Valley 
residents of diverse ages, races, and socioeconomic backgrounds. 

Policy 1: Allow for new housing through new General Plan land use classifications for 
multi-family and mixed-use districts, a voluntary upzoning program, and 
other programs.  

Program 1-1: Create a new “Gateway” land use classification in the General Plan 
that allows affordable housing, recreation and open space. Create 
two new zoning districts that allow for multi-family housing at four 
du/acre and 20 du/acre to provide for development of housing at 
lower-income levels. 
 Include the Dorothy Ford Field and Open Space site as well as the 

Ladera Church site in the new “Gateway” land use classification.  
 Create multi-family development standards in the new zoning 

district to allow for greater intensity, including floor area, height 
limits, minimum lot or unit sizes, and allowable dwelling units per 
acre. 

 Consider establishing form-based codes and by-right approvals for 
the new zoning district. 

Quantified Objective/Metric: Construct 99 units. 
Time Frame: January 2031 
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Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-2: Create a new zoning district that allows for mixed-use residential 
development with up to six du/ac and would allow for up to 100% of 
building floor area to be dedicated to residential uses.  
 Create mixed-use development standards in the new zoning 

district to allow for greater intensity, including floor area, height 
limits, minimum lot or unit sizes, and allowable dwelling units per 
acre. 

 Consider establishing form-based codes and by-right approvals for 
the new zoning district. 

Quantified Objective/Metric: Construct nine units. 
Time Frame: January 2031 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-3: Create a new voluntary upzoning program that allows property 
owners with sites one acre or greater to develop up to four dwelling 
units per acre, assuming they meet the following safety criteria: 
 Accessible to two ways of ingress and egress. 
 Located on a slope less than 30%. 
 Outside of a very high fire hazard severity zone. 
 Outside of a fault zone. 
 Outside of areas identified with unstable soils or at risk of 

landslide or liquefaction.  

  Interested property owners would be required to go before Planning 
Commission to demonstrate all safety criteria would be met. 
Subsequently, the Architectural Site Control Commission (ASCC) 
would review the planning application for compliance with a set of 
objective design standards. 
Quantified Objective/Metric: Construct 12 units. 
Time Frame: January 2031 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-4: Currently the Affiliated Housing program is implemented through the 
Housing Element. With this update, the Municipal Code will be 
updated to further incentivize use of this program to provide 
affordable workforce housing and to establish the parameters and 
process for the Affiliated Housing program, including development 
standards and affordability requirements. 
Quantified Objective/Metric: Construct 29 units. 
Time Frame: January 2031 
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Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 1-5: Explore co-housing as a means to encourage a broader range of 
residents to the community. 
Quantified Objective/Metric: Identify organizations that support co-
housing. Meet with them every two years to assess co-housing 
options or other programs to promote development of housing for 
lower incomes. 
Time Frame: Initiate by June 2023 and meet every two years 
throughout planning period. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Policy 2: Create a well-managed affordable housing program that preserves 
affordability in perpetuity. 

Program 2-1: Amend the Municipal Code to establish inclusionary housing 
requirements for new multi-family housing developments. 
Quantified Objective/Metric: Adopt code amendment for inclusionary 
requirements. 
Time Frame: June 2024 
Responsible Agency: Town Council 
Financing Source: General Fund 

Program 2-2:  Develop a program to manage new affordable housing units in the 
town. Consider including the following: 
 Consider maintain affordability restrictions for 99 years or in 

perpetuity.  
 Consider prioritizing affordable housing for residents, former 

residents or those who work, or used to work in the town. 
 Use a small percentage of a future housing trust fund to pay for 

housing staffing. 
 Consider joining with other cities in San Mateo County to share 

qualified housing staff to support the housing program. 
Quantified Objective/Metric: Coordinate with other San Mateo 
County cities to establish a shared housing staff person or identify a 
third party affordable housing resource by July 2023. 
Time Frame: Initiate by June 2023 and implement program by 
December 2023. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund and Affordable Housing Trust Fund 

Policy 3: Develop housing on town or non-profit owned parcels where feasible. 

Program 3-1:  Initiate a site planning process for the sites in the new “Gateway” 
land use classification to make the most efficient use of the property 



7 | GOALS, POLICIES, AND PROGRAMS 

108 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

and preserve open space. Pursue an affordable housing project on 
the Dorothy Ford Field and Open Space site in partnership with an 
affordable housing developer.  

 Comply with provisions of the Surplus Land Act (Assembly 
Bill 1486- Ting, 2019). 

 Consider improvements to the baseball field as part of the 
site planning process. 

 Consider collaboration with Ladera Church to integrate their 
site into the Town’s affordable housing project.  

Quantified Objective/Metric: Begin site planning process in January 
2024. Issue Request for Proposals to affordable housing developers 
by September 2024. Develop 50 very low-income units. 
Time Frame: Issue RFP by September 2024. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund and Affordable Housing Trust Fund 

Program 3-2:  Provide technical assistance to nonprofits/religious institutions to 
develop their sites with affordable housing. 
Quantified Objective/Metric: Provide monthly office hours for 
technical assistance starting June 2023. Construct 16 units by end of 
planning period. 
Time Frame: Initiate by June 2023. Construct units by January 2031. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

GOAL 2: Elimination of Government Constraints. Removal of governmental policies 
or regulations that unnecessarily constrain the development, improvement, 
or conservation of market-rate or affordable housing. 

Policy 4: Revise standards and approval process to reduce cost and uncertainty for 
affordable housing and lower cost market rate housing. 

Program 4-1:  Create new parking requirements for affordable housing based on 
best practices and local conditions.  
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: January 2024 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 4-2:  Provide additional flexibility on development standards for affordable 
housing through State Density Bonus Law or the Affiliated Housing 
program. 
Quantified Objective/Metric: Annual assessment for consistency and 
opportunities to expand flexibility. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 
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Program 4-3:  Establish a clear approval and permitting process for modular and 
manufactured homes. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: June 2024 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 4-4:  Establish clear zoning regulations and objective standards (pursuant 
to Senate Bill 330) for new multi-family development. 
Quantified Objective/Metric: N/A 
Time Frame: January 2023 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Policy 5: Improve the development review process to reduce uncertainty and 
encourage development that fits with the Town’s objective standards while 
preserving rural character. 

Program 5-1:  Review and update Municipal Code standards so that they are more 
understandable and create handouts in plain language. 
Quantified Objective/Metric: Adopt code amendments and make 
revised handouts available on the Town’s website and at the Town 
Hall and library. 
Time Frame: Evaluate code and amend by December 2023. 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

Program 5-2:  Review use of consultants, staffing pattern, and fee schedules for 
ways to improve efficiency. 
Quantified Objective/Metric: Evaluate annually and determine if 
changes are needed. Provide summary report to Town Council as part 
of budget process. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

GOAL 3: Resilient Housing. Manage wildfire vulnerability through design and policy 
strategies. 

Policy 6: Continue to refine fire resistant building standards and land use policies to 
ensure they utilize the most up to date science in preparation for wildfire 
resiliency. 

Program 6-1:  As part of the regular three-year cycle to update the building code, 
evaluate the code and include latest best practices for fire resiliency 
in collaboration with Woodside Fire Protection District. 
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Quantified Objective/Metric: Adopt code amendments as needed. 
Time Frame: Evaluate code evaluated and incorporate best practices 
every three years. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 6-2:  Update the Town’s landscaping regulations and guidelines with 
science-based best practices with respect to fire safety and water 
usage. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Regulations and guidelines evaluated by September 
2023. Best practices incorporated by June 2024. 
Responsible Agency: Conservation Committee, Planning & Building 
Department and Town Council 
Financing Source: General Fund 

Program 6-3:  Consider adding supportive programs to assist households with 
vegetation management. 
Quantified Objective/Metric: Consider establishing incentives or 
other resources for vegetation management and disposal for 
property owners. 
Time Frame: Determine if incentive program will be established by 
June 2025. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 6-4:  Review and adopt, as appropriate, fire hazard maps developed by the 
Woodside Fire Protection District and/or CalFire. Once new fire 
hazard maps are available, revaluate sites to determine if any new 
sites are needed or if new fire prevention measures are needed. 
Quantified Objective/Metric: Consider adoption of code 
amendments. 
Time Frame: Adoption of Safety Element policies by January 2023. 
Consider code amendments when maps are available. 
Responsible Agency: Planning & Building Department and Town 
Council in coordination with Woodside Fire Protection District 
Financing Source: General Fund 

Program 6-5:  Once new fire hazard maps are available from Woodside Fire 
Protection District and/or CalFire, evaluate ADU and Senate Bill 9 
ordinances to determine if any new fire prevention measures are 
needed. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Analysis conducted within 6 months of maps being 
available and code amendments adopted 3 months after that.  
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 
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Program 6-6:  Work with local fire officials to educate homeowners and landlords 
through community meetings, mailers, and participation in 
community events on how to reduce fire risk to structures and 
landscaping as wildfire risk continues to increase due to climate 
change. 
Quantified Objective/Metric: Hold two community events annually, 
publish tips quarterly, and send mailers to all households once 
annually. 
Time Frame: Ongoing 
Responsible Agency: Wildfire Preparedness Committee and Town 
Manger in Coordination with Woodside Fire Protection District 
Financing Source: General Fund 

Program 6-7:  The Town has had a number of regulations that encourage energy 
conservation for years. These include permitting solar installations, 
utilizing subdivision regulations that protect solar access, and 
supporting energy efficient design. In addition, most new 
development is clustered, which reduces impacts on the land. The 
Town also requires native landscaping, which reduces the need for 
both water and energy. All of these policies and regulations will 
continue. 
Quantified Objective/Metric: Continue existing green and energy 
conservation measures, revise them when necessary, and implement 
new programs in accordance with the Sustainability Element and the 
town’s future Climate Action Plan. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

GOAL 4: Affirmatively Furthering Fair Housing. Promote equal opportunity for all 
residents to reside in the housing of their choice regardless of their special 
characteristics as protected under State and Federal fair housing law. 

Policy 7: Promote ADU/JADU construction and affordability and encourage programs 
that would increase the diversity of ADU occupants. 

Program 7-1:  Improve public information on the ADU application and permit 
process so it is clear and comprehensive. Create new informational 
materials on JADUs, recognizing their benefits related to affordability, 
use of existing building areas, and environmental benefits. Track 
ADUs and JADUs separately to help analyze how well each program is 
working. 
Quantified Objective/Metric: Construct 92 ADU/JADU dwelling units 
during the planning period. 
Time Frame: Make informational packets available by June 2023. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 
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Program 7-2:  Create an amnesty program for existing, unpermitted ADUs to obtain 
permits to legalize the ADUs during the 2023-2031 planning period. 
The amnesty program would provide property owners the 
opportunity to formally legalize existing unpermitted ADUs. 
Quantified Objective/Metric: Permit 15 existing dwelling units during 
the planning period. 
Time Frame: Establish amnesty program by December 2023. 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Program 7-3:  Provide direct assistance from the Building Division for property 
owners interested in making minor changes to accommodate a JADU.  
Quantified Objective/Metric: Construct 92 dwelling units during the 
planning period. 
Time Frame: June 2023 
Responsible Agency: Planning & Building Department 
Financing Source: General Fund 

Program 7-4:  Establish staff and consultant ADU office hours so that applicants can 
ask questions of subject matter experts.  
Quantified Objective/Metric: Construct 92 dwelling units during the 
planning period.  
Time Frame: Initiate office hours by June 2023. 
Responsible Agency: Town Staff, Town Geologist, Engineering 
Consultant 
Financing Source: General Fund 

Program 7-5:  Develop and run a survey of ADU owners in Portola Valley to 
determine how ADUs are being used in the community and how 
much they are contributing to the housing stock and affordable 
housing. 
Quantified Objective/Metric: Continue to update ADU database for 
the Town. Survey all property owners with ADUs/JADUs. 
Time Frame: Conduct survey in 2023, 2026 and 2030. 
Responsible Agency: Planning & Building Department  
Financing Source: General Fund 

Program 7-6:  Develop an affordable ADU rental program that matches low-income 
tenants who have experienced displacement from areas outside of 
Portola Valley due to increasing rents with Portola Valley ADU owners 
willing to rent ADUs at below market rates.  

  Assess every two years if the number of very low- and low-income 
ADUs is meeting the Town’s 6th cycle RHNA goals. If not, provide the 
following incentives:  
 Provide incentives to homeowners to rent to Housing Choice 

Voucher Program (previously Section 8) and low-income 
households (like waiving fees or offering another financial 
incentive). 
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Quantified Objective/Metric: Reach out to HIP Housing to match 
displaced tenants located outside of Portola Valley. Develop 28 ADUs 
as affordable to “very low-income” households and another 28 as 
affordable to “low-income” households. Assess ADU/JADU 
production every two years. If not meeting RHNA goals, provide 
additional incentives. 
Time Frame: Develop program by June 2023. Assess ADU production 
every two years beginning in 2024. 
Responsible Agency: Town staff 
Financing Source: Affordable Housing Trust Fund 

 Program 7-7:  Prepare pre-approved preliminary floor plans for ADUs and JADUs 
that are made available to property owners. These pre-approved 
floor plans would only require minimal additional engineering to 
account for the unique topography of sites and would significantly 
decrease the level of effort required of property owners in designing 
and permitting a JADU or ADU.  

  Assess every two years if ADU and JADU production is meeting the 
Town’s 6th cycle RHNA goals. If not, offer expedited plan check for 
ADU and JADU applications and organize a meeting with property 
owners that have constructed ADUs and interested property owners 
to understand the challenges and provide additional resources, as 
feasible to encourage ADU/JADU applications.  
Quantified Objective/Metric: Establish pre-approved ADU and JADU 
floor plans. Develop 28 ADUs affordable to “moderate-income” 
households and 8 ADUs to “above moderate-income” households. 
Assess ADU/JADU production every two years. If not meeting RHNA 
goals, provide expedited plan check and meet with property owners 
two times per year.  
Time Frame: Establish floor plans by December 2023. Assess 
ADU/JADU production every two years beginning in 2024. 
Responsible Agency: Town staff 
Financing Source: Affordable Housing Trust Fund 

 

Policy 8: Encourage and support the enforcement of laws and regulations prohibiting 
discrimination in lending practices and in the sale or rental of housing.  

Program 8-1:  To comply with State law (SB 520), the Town adopted written 
Reasonable Accommodation Procedures within Chapter 18.11 of the 
Town’s Code of Ordinances. The Town will continue to analyze 
existing land use controls, building codes, and permit and processing 
procedures to determine constraints they impose on the 
development, maintenance, and improvement of housing for persons 
with disabilities. The Town hands out informational brochures and 
includes information on the Towns website to inform residents of the 
Reasonable Accommodation Procedures. 
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Quantified Objective/Metric: Evaluate regulations every 3 years and 
determine if changes are needed. 
Time Frame: Ongoing 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-2:  Due to clarifications of California law relative to transitional and 
supportive housing, the Town’s municipal code needs to be amended 
so that it is fully compliant. In order to comply, the new multi-family 
and mixed-use zoning districts need to allow supportive housing by-
right in zones where multi-family and mixed uses are permitted, 
pursuant to Government Code Section 65651 (SB 745 and AB 2162). 
Quantified Objective/Metric: N/A 
Time Frame: December 2022 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-3:  Update the Municipal Code to comply with State law to allow a Low 
Barrier Navigation Center by-right in zones where mixed uses are 
permitted, pursuant to Government Code Section 65660 (SB 48 
(2019)). 
Quantified Objective/Metric: Adopt code amendment. 
Time Frame: Complete rezoning by 3 years and 120 days from 
January 1, 2023. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-4:  Incentivize developers through development standards concessions 
or fee waivers/reductions to increase the number of accessible units 
beyond the federal requirement of 5% for subsidized developments. 
Quantified Objective/Metric: Increase accessible units beyond 5% for 
subsidized developments. 
Time Frame: Incentives developed by January 2024. 
Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-5:  Rezone properties in Town to allow multi-family housing with a range 
of affordability levels and deed restrictions to ensure affordability 
over time. Affirmatively market the housing to households that are 
under-represented in Town including Black and Hispanic households. 
Quantified Objective/Metric: Adopt code amendments. 
Time Frame: Complete rezoning by 3 years and 120 days from 
January 31, 2023. Complete marketing materials to be sent at time of 
project approval. 
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Responsible Agency: Planning & Building Department and Town 
Council 
Financing Source: General Fund 

Program 8-6:  Through collaboration with local service providers, convene a 
discussion of populations that are experiencing comparatively high 
rates of cost burden to discuss solutions for relief. Consider a rental 
assistance program tailored to extremely high cost-burdened 
residents. This may be in coordination with ADU/JADU programs. 
Include Black, Indigenous and people of color in these conversations. 
Quantified Objective/Metric: Decrease cost burden in Portola Valley. 
Time Frame: Convene discussion by June 2024. Consider rental 
assistance program by December 2024. 
Responsible Agency: Town Staff and Race and Equity Committee 
Financing Source: General Fund 

Program 8-7:  Collaborate with other cities/towns and Project Sentinel, or another 
similar organization, to perform fair housing training for property 
owners, real estate agents, and tenants across the region. The 
training would include information on reasonable accommodation 
and source of income discrimination, as well as other fair housing 
information with emphasis on certain topics driven by housing 
complaint data and information from stakeholders. Participation in 
fair housing training will be required for approval of landlords’ 
business licenses. Focus enforcement efforts on race-based 
discrimination and reasonable accommodations. 
Quantified Objective/Metric: Establish a list of property owners and 
real estate agents connected with the lease of multifamily housing 
and ADUs/JADUs. Provide written materials annually. Conduct two 
workshops. 
Time Frame: Establish list by December 2023. Issue written materials 
annually thereafter. Conduct two workshops by 2030. 
Responsible Agency: Town Staff and Race and Equity Committee 
Financing Source: General Fund 

Program 8-8:  Create a webpage specific to fair housing including resources for 
residents who feel they have experienced discrimination, information 
about filing fair housing complaints with HCD or HUD, and 
information about protected classes under the Fair Housing Act. 
Quantified Objective/Metric: Increase participants in fair housing 
programs. 
Time Frame: Establish webpage by December 2023 
Responsible Agency: Town Staff  
Financing Source: General Fund 
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PROGRAM IMPLEMENTATION MATRIX 

Table 7-1 includes the implementation timing for each proposed program. 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
GOAL 1: Expand the types of housing allowed in the community.       

Policy 1: Allow for new housing through new General Plan land use 
classifications for multi-family and mixed-use districts, a voluntary 
upzoning program, and other programs. 

      

1-1: Create a new “Gateway” land use classification in the General Plan that allows 
affordable housing, recreation and open space. Create two new zoning districts 
that allows for multi-family housing at four du/acre and 20 du/acre to provide for 
development of housing at lower-income levels.  

 Include the Dorothy Ford Field and Open Space site as well as the Ladera 
Church site in the new “Gateway” land use classification.  

 Create multi-family development standards in the new zoning district to 
allow for greater intensity, including floor area, height limits, minimum 
lot or unit sizes, and allowable dwelling units per acre. 

 Consider establishing form-based codes and by-right approvals for the 
new zoning district. 

Amend Land 
Use Element 
and Zoning 

Code 

    Construct 99 
units by January 

2031 

1-2: Create a new zoning district that allows for mixed-use development with up 
to six du/ac and would allow for up to 100% of building floor area to be dedicated 
to residential uses.  

 Create mixed-use development standards in the new zoning district to 
allow for greater intensity, including floor area, height limits, minimum 
lot or unit sizes, and allowable dwelling units per acre. 

 Consider establishing form-based codes and by-right approvals for the 
new zoning district. 

Amend Land 
Use Element 
and Zoning 

Code 

    Construct nine 
units by January 

2031 

1-3: Create a new voluntary upzoning program that allows property owners with 
sites one acre or greater to develop up to four dwelling units per acre, assuming 
they meet the following safety criteria: 

 Accessible to two ways of ingress and egress. 
 Located on a slope less than 30%. 
 Outside of a very high fire hazard severity zone. 
 Outside of a fault zone. 
 Outside of areas identified with unstable soils or at risk of landslide or 

liquefaction.  

     Construct 12 
units by January 

2031 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
Interested property owners would be required to go before Planning Commission 
to demonstrate all safety criteria would be met. Subsequently, the Architectural 
Site Control Commission (ASCC) would review the planning application for 
compliance with a set of objective design standards. 
1-4: Currently the Affiliated Housing program is implemented through the 
Housing Element. With this update, the Municipal Code will be updated to further 
incentivize use of this program to provide affordable workforce housing and to 
establish the parameters and process for the Affiliated Housing program, 
including development standards and affordability requirements. 

     Construct 29 
units by January 

2031 

1-5: Explore co-housing as a means to encourage a broader range of residents to 
the community. 

 June (Initiate)    Meet annually 

Policy 2: Create a well-managed affordable housing program that preserves 
affordability in perpetuity. 

      

2-1: Amend the Municipal Code to establish inclusionary housing requirements 
for new multi-family housing developments. 

  June    

2-2: Develop a program to manage new affordable housing units in the town. 
Consider including the following: 

 Consider maintaining affordability restrictions for 99 years or in 
perpetuity.  

 Consider prioritizing affordable housing for residents, former residents 
or those who work, or used to work in the town. 

 Use a small percentage of a future housing trust fund to pay for housing 
staffing. 

 Consider joining with other cities in San Mateo County to share qualified 
housing staff to support the housing program.  

 June (Initiate) 
December 

(Implement) 

    

Policy 3: Develop housing on town or non-profit owned parcels where 
feasible. 

      

3-1: Initiate a site planning process for the sites in the new “Gateway” land use 
classification to make the most efficient use of the property and preserve open 
space. Pursue an affordable housing project on the Dorothy Ford Field and Open 
Space site in partnership with an affordable housing developer.  

  September 
(Issue RFP) 

   



7 | GOALS, POLICIES, AND PROGRAMS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT   119 

TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
 Consider improvements to the baseball field as part of the site planning 

process. 
 Consider collaboration with Ladera Church to integrate their site into the 

Town’s affordable housing project.  
 Comply with provisions of the Surplus Land Act (Assembly Bill 1486- Ting, 

2019) 
3-2: Provide technical assistance to nonprofits/religious institutions to develop 
their sites with affordable housing. 

 June (Initiate)    Construct by 
January 2031 

GOAL 2: Elimination of Government Constraints       

Policy 4: Revise standards and approval process to reduce cost and 
uncertainty for affordable housing and lower cost market rate housing. 

      

4-1: Create new parking requirements for affordable housing based on best 
practices and local conditions.  

  January    

4.-2: Provide additional flexibility on development standards for affordable 
housing through State Density Bonus Law or the Affiliated Housing program. 

     Ongoing 

4-3: Establish a clear approval and permitting process for modular and 
manufactured homes. 

  June    

4-4: Establish clear zoning regulations and objective standards (pursuant to 
Senate Bill 330) for new multi-family development. 

 January      

Policy 5: Improve the development review process to reduce uncertainty 
and encourage development that fits with the Town’s objective standards 
while preserving rural character. 

      

5-1: Review and update Municipal Code standards so that they are more 
understandable and create handouts in plain language. 

 December     

5-2: Review use of consultants, staffing pattern, and fee schedules for ways to 
improve efficiency. 

     Ongoing- Annual 
with Budget 

process 

GOAL 3: Resilient Housing       

Policy 6: Continue to refine fire resistant building standards and land use 
policies to ensure they utilize the most up to date science in preparation for 
wildfire resiliency. 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
6-1: As part of the regular three-year cycle to update the building code, evaluate 
the code and include latest best practices for fire resiliency in collaboration with 
Woodside Fire Protection District.  

     Evaluate code 
and incorporate 

best practices 
every three 

years. 
6-2: Update the Town’s landscaping regulations and guidelines with science-based 
best practices with respect to fire safety and water usage. 

 September 
(Evaluate) 
June (Best 
practices) 

    

6-3: Consider adding supportive programs to assist households with vegetation 
management. 

 June     

6-4: Adopt fire hazard maps developed by the Woodside Fire Protection District 
and/or CalFire. Once new fire hazard maps are available, revaluate sites to 
determine if any new sites are needed or if new fire prevention measures are 
needed. 

 January    Adopt code 
amendments 

when maps are 
available 

6-5: Once new fire hazard maps are available from Woodside Fire Protection 
District and/or CalFire, evaluate ADU and Senate Bill 9 ordinances to determine if 
any new fire prevention measures are needed. 

     Analysis 
conducted within 

6 months of 
maps being 

available and 
code 

amendments 
adopted 3 

months after 
that. 

6-6: Work with local fire officials to educate homeowners and landlords through 
community meetings, mailers, and participation in community events on how to 
reduce fire risk to structures and landscaping as wildfire risk continues to 
increase due to climate change. 

     Ongoing 

6-7: The Town has had a number of regulations that encourage energy 
conservation for years. These include permitting solar installations, utilizing 
subdivision regulations that protect solar access, and supporting energy efficient 

     Ongoing 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
design. In addition, most new development is clustered, which reduces impacts 
on the land. The Town also requires native landscaping, which reduces the need 
for both water and energy. All of these policies and regulations will continue. 

GOAL 4: Affirmatively Furthering Fair Housing       

Policy 7: Promote ADU/JADU construction and affordability and encourage 
programs that would increase the diversity of ADU occupants. 

      

7-1: Improve public information on the ADU application and permit process so it 
is clear and comprehensive. Create new informational materials on JADUs, 
recognizing their benefits related to affordability, use of existing building areas, 
and environmental benefits. Track ADUs and JADUs separately to help analyze 
how well each program is working. 

 June     

7-2: Create an amnesty program for existing, unpermitted ADUs to obtain permits 
to legalize the ADUs during the 2023-2031 planning period. The amnesty program 
would provide property owners the opportunity to formally legalize existing 
unpermitted ADUs. 

 December     

7-3: Provide direct assistance from the Building Division for property owners 
interested in making minor changes to accommodate a JADU.  

 June     

7-4: Establish staff and consultant ADU office hours so that applicants can ask 
questions of subject matter experts.  

 June     

7-5: Develop and run a survey of ADU owners in Portola Valley to determine how 
ADUs are being used in the community and how much they are contributing to 
the housing stock and affordable housing. 

 2023   2026 2030 

7-6: Develop an affordable ADU rental program that matches low-income tenants 
who have experienced displacement from areas outside of Portola Valley due to 
increasing rents with Portola Valley ADU owners willing to rent ADUs at below 
market rates. Assess every two years if the number of very low- and low-income 
ADUs is meeting the Town’s 6th cycle RHNA goals. If not, provide the following 
incentives:  

 Provide incentives to homeowners to rent to Housing Choice Voucher 
Program (previously Section 8) and low-income households (like waiving 
impact fees or offering another financial incentive). 

 June (Initiate) June 
(Assess) 

 June 
(Assess) 

June 2028 and 
2030 (Assess) 
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TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
7-7: Prepare pre-approved preliminary floor plans for ADUs and JADUs that are 
made available to property owners. These pre-approved floor plans would only 
require minimal additional engineering to account for the unique topography of 
sites and would significantly decrease the level of effort required of property 
owners in designing and permitting a JADU or ADU. Assess every two years if ADU 
and JADU production is meeting the Town’s 6th cycle RHNA goals. If not, offer 
expedited plan check for ADU and JADU applications and organize a meeting with 
property owners that have constructed ADUs and interested property owners to 
understand the challenges and provide additional resources, as feasible. 

 December 
(Initiate) 

June 
(Assess) 

 June 
(Assess) 

June 2028 and 
2030 (Assess) 

Policy 8: Encourage and support the enforcement of laws and regulations 
prohibiting discrimination in lending practices and in the sale or rental of 
housing. 

      

8-1: To comply with State law (SB 520), the Town adopted written Reasonable 
Accommodation Procedures within Chapter 18.11 of the Town’s Code of 
Ordinances. The Town will continue to analyze existing land use controls, building 
codes, and permit and processing procedures to determine constraints they 
impose on the development, maintenance, and improvement of housing for 
persons with disabilities. The Town hands out informational brochures and 
includes information on the Towns website to inform residents of the Reasonable 
Accommodation Procedures.  

     Evaluate 
regulations every 

3 years and 
determine if 
changes are 

needed 

8-2: Due to clarifications of California law relative to transitional and supportive 
housing, the Town’s municipal code needs to be amended so that it is fully 
compliant. In order to comply, the new multi-family and mixed-use zoning 
districts need to allow supportive housing by-right in zones where multi-family 
and mixed uses are permitted, pursuant to Government Code Section 65651 (SB 
745 and AB 2162). 

Will be 
complete in 
December 

2022, prior to 
adoption 

     

8-3: Update the Municipal Code to comply with State law to allow a Low Barrier 
Navigation Center by-right in zones where mixed uses are permitted, pursuant to 
Government Code Section 65660 (SB 48 (2019)). 

    June  

8-4: Incentivize developers through development standards concessions or fee 
waivers/reductions to increase the number of accessible units beyond the federal 
requirement of 5% for subsidized developments. 

  January    



7 | GOALS, POLICIES, AND PROGRAMS 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT   123 

TABLE 7-1: PROGRAM IMPLEMENTATION MATRIX       

Goal/Policy/Program 
Upon 

Adoption 2023 2024 2025 2026 Other 
8-5: Rezone properties in Town to allow multi-family housing with a range of 
affordability levels and deed restrictions to ensure affordability over time. 
Affirmatively market the housing to households that are under-represented in 
Town including Black and Hispanic households. 

    June  

8-6: Through collaboration with local service providers, convene a discussion of 
populations that are experiencing comparatively high rates of cost burden to 
discuss solutions for relief. Consider a rental assistance program tailored to 
extremely high cost-burdened residents. This may be in coordination with 
ADU/JADU programs. Include Black, Indigenous and people of color in these 
conversations.  

  June 
(convene) 
December 
(consider 
program) 

   

8-7: Collaborate with other cities/towns and Project Sentinel, or another similar 
organization, to perform fair housing raining for property owners, real estate 
agents, and tenants across the region. The training would include information on 
reasonable accommodation and source of income discrimination, as well as other 
fair housing information with emphasis on certain topics driven by housing 
complaint data and information from stakeholders. Participation in fair housing 
training will be required for approval of landlords’ business licenses. Focus 
enforcement efforts on race-based discrimination and reasonable 
accommodations. 

 December 
(Establish 

list) 

   Two workshops 
by 2030 

8-8: Create a webpage specific to fair housing including resources for residents 
who feel they have experienced discrimination, information about filing fair 
housing complaints with HCD or HUD, and information about protected classes 
under the Fair Housing Act. 

 December     



7 | GOALS, POLICIES, AND PROGRAMS 

124 INITIAL HCD DRAFT PORTOLA VALLEY HOUSING ELEMENT 

2023-2031 QUANTIFIED OBJECTIVES 

Table 7-2 summarizes the quantified objectives for the 2023-2031 planning period. 
 

TABLE 7-2: QUANTIFIED OBJECTIVES FOR PORTOLA VALLEY 

 New Construction Rehabilitation Conservation 

Extremely and Very 
Low-Incomea 

73 0 0 

Low-Income 42 0 0 

Moderate-Income 32 7 0 

Above Moderate-
Income 

91 8b 0 

Total 238 15 0 
a Extremely low-income assumed to be 50% of very low-income allocation.  
b Assumes the rehabilitation of 15 ADUs through the proposed amnesty program. 
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PUBLIC ENGAGEMENT INPUT 

Community engagement is a fundamental ethos of the Town of Portola Valley. Since the Town 
was incorporated in 1964, the community has prioritized resident participation in the 
development of public policy. The Town has an extensive resident committee system that 
makes recommendations to the Town Council on a broad range of issues. That approach has 
been applied to the Housing Element update. The update process is an opportunity to address 
what has happened before and look to the future to decide how the community will change 
throughout the 8-year RHNA cycle. 

In addition to conversations focused on Portola Valley, the 21 Elements working group 
provided additional opportunities for community input. 21 Elements is a multi‐year, multi‐
phase collaboration between all San Mateo County jurisdictions, along with partner agencies 
and stakeholder organizations, which aims to support jurisdictions in developing, adopting, 
and implementing local housing policies and programs. Let's Talk Housing is a collaborative 
effort between all 21 jurisdictions in San Mateo County focused on increasing awareness of 
and participation in the Housing Element update process. The 21 Elements working group 
organized an additional series of introductory meetings about the Housing Element update 
attended by more than 1,000 community members countywide, an All About RHNA webinar, 
four Stakeholder Listening Sessions that convened more than 30 groups, and a four-part 
Creating an Affordable Future webinar series to help educate community members about 
local housing issues.  

The Town held many public meetings to discuss various aspects of the Housing Element 
Update (to date, 13 Ad Hoc Housing Element Committee meetings, two Focus Group meetings, 
two Community-wide meetings, two Ad Hoc Committee of Town Committees meetings, two 
Planning Commission meetings, and two Town Council meetings). During the Housing 
Element update process, the Town posted information on the Town’s website, social media, 
distributed information through the Town’s e-Notification system with over 450 subscribers 
and posted information on the Portola Valley Forum, an active list serve with over 3,600 
members. Public meetings related to the Housing Element Update included the following:  

 April 13, 2021 | Countywide Community Meeting 

 April 22, 2021 | Countywide Community Meeting 

 August 16, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #1: 
What is A Housing Element and Why is it Important? 

 September 20, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #2: 
Existing Housing Element Organization, Housing Affordability Income Categories, 
Demographic and Housing Trends, Values, and Decorum 

 September 27, 2021 | 21 Elements Countywide Listening Session #1 (Fair Housing)  

https://fostercity.sharepoint.com/:b:/s/CDD/EY4e-0hOn0tPstLYHVtgw4MBX4yCHyaqmTmgO6fqNxbZSg?e=73hYF5
https://us02web.zoom.us/rec/play/0lwrMbf5bApV1dzdgW7GK3EQedobeeRwLb53zENs-_35jrfNG6RORQpLIkSeWYGhrKbFVojcpjA6Rs5T.Y4sgf3XTAp7akNws?continueMode=true&_x_zm_rtaid=EGFnI28HQX-Lt4tGKs7A6A.1620409350253.27a316cdfca920d5ab5e3b74cee0a69c&_x_zm_rhtaid=831
http://www.21elements.com/documents-mainmenu-3/housing-elements/1289-meeting-summary-092721-fair-housing-listening-session-1/file
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 October 14, 2021 | Portola Valley Community Meeting #1 

 October 18, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #3: 
Sites Selection Possible Scenarios 

 October 18, 2021 | 21 Elements Countywide Listening Session (Housing Advocates)  

 November 1, 2021 | 21 Elements Countywide Listening Session (Builders/Developers)  

 November 15, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #4: 
ADU Presentation 

 October-December 2021 | 21 Elements 4-part Let’s Talk Housing Webinar 

 January 11, 2022 | Ad Hoc Committee of Town Committees: Housing Element Update 

 January 18, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #5: 
Wildfire Resilience with Guest Speakers 

 January 31, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #6: 
Affiliated Housing Discussion and SB 9 Ordinance 

 February 22, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #7: 
Housing Sites Inventory and Woodside Fire Protection District Discussion 

 February 28, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #8: 
Housing Element Survey Summary and Sites Inventory Discussion 

 March 21, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #9: 
Policies and Programs Discussion 

 March 23, 2022 | Town Council Meeting: Workplan, Priorities, Timing 

 April 18, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #10: 
Constraints, Sites Inventory, and AFFH Policies and Programs 

 April 19, 2022 | Portola Valley ADU Focus Group 

 April 21, 2022 | Portola Valley Opt-In Site Selection Focus Group 

 May 2, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #11: Sites 
Inventory Discussion  

 May 9, 2022 | Portola Valley Community Meeting #2 

 May 16, 2022 | Ad Hoc Committee of Town Committees: Housing Element Update 
Process 

 May 24, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #12: 
Review Partial Draft Housing Element Update 

 June 15, 2022 | Planning Commission Meeting: Review Draft Housing Element Update 

 June 20, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #13: 
Review Draft Housing Element  

 June 29, 2022 | Planning Commission Study Session: Review Draft Housing Element  

http://www.21elements.com/documents-mainmenu-3/housing-elements/1291-meeting-summary-101821-housing-advocates-listening-session-1/file
http://www.21elements.com/documents-mainmenu-3/housing-elements/1293-meeting-summary-110121-builder-listening-session-1/file
http://www.21elements.com/documents-mainmenu-3/housing-elements/1285-webinar-series-summary/file
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 July 13, 2022 | Town Council Meeting: Review Draft Housing Element  

In 2020, the Town updated the Planning & Building Department section of the Town’s website 
to include a page with basic information about Housing Elements and the Town’s timeline and 
an invitation for people to sign up for a notification list to stay involved. In 2021, the Town 
added a new Ad Hoc Housing Element Committee page under Town Committees where all 
meeting minutes and agendas related to the Housing Element update are posted. The website 
is available here: https://www.portolavalley.net/government/town-committees/housing-
element-committee. The website includes links and information regarding the project 
timeline, link to subscribe to updates, links to related documents and related websites, agenda 
packets and meeting minutes, zoom recordings, and Housing Element FAQ. 

Approximately 5,000 mailers/postcards were 
distributed Town-wide in both March and June 
2022 to encourage community involvement in 
the housing element update process and to 
provide comments on the Draft Housing 
Element.  

The Public Review Draft Housing Element was 
posted on the Town’s website and distributed 
to broadly on June 8, 2022 for a 30-day review period. During this time, the draft Housing 
Element was advertised for public review and comment. 

 
Housing Element Update Webpage 

https://www.portolavalley.net/government/town-committees/housing-element-committee
https://www.portolavalley.net/government/town-committees/housing-element-committee
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21 ELEMENTS / LET’S TALK HOUSING 

21 Elements organized a Let’s Talk Housing series of countywide meetings about the Housing 
Element update and provided community members with an introduction of the Housing 
Element update and why it matters. More than 1,000 community members attended these 
meetings. Additionally, Let’s Talk Housing held an All About RHNA webinar and a countywide 
four‐part webinar series to help educate and inform San Mateo County residents and 
stakeholders on regional and local housing issues. The four‐part series took place on Zoom in 
fall of 2021, focusing on the following topics and how they intersect with the Bay Area’s 
housing challenges and opportunities: 

 Why Affordability Matters  

 Housing and Racial Equity  

 Housing in a Climate of Change  

 Putting it All Together for a Better Future  

The series included speaker presentations, audience Q&A, breakout sessions for connection 
and debrief discussions. The sessions were advertised and offered in Spanish, Mandarin, and 
Cantonese, though participation in non‐English channels was limited.  

The main takeaways identified during the Let’s Talk Housing dialogues are listed below: 

Topic(s) 
Housing affordability is a public health issue: Where we live impacts our health, economic equity, 
environmental and racial justice 
The Three S’s: Supply, Stability and Subsidy: Increase housing supply, protect renters and vulnerable 
households by providing stability, fill the gaps with subsidies 

Implement strategies to promote climate‐ready housing 
Source: 21 Elements. 

In addition, Let’s Talk Housing sponsored four “listening sessions” with city and county staff 
and key stakeholders that convened more than 30 organizations and groups with regional 
experience. By focus area, the listening sessions included presentations and resources from 
the following: 

 



APPENDIX A | COMMUNITY ENGAGEMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  A-5 

Topic  Organizations 

Building market-rate or 
affordable housing 

 Center for Independence of Individuals with Disabilities 
 Community Legal Services of East Palo Alto 
 Housing Equality Law Project 
 Legal Aid for San Mateo County 
 Project Sentinel 
 Housing Choices 
 Root Policy Research 

Addressing fair housing issues 

 Housing Leadership Council 
 Faith in Action 
 Greenbelt Alliance 
 San Mateo County Central Labor Council 
 Peninsula for Everyone 
 San Mateo County Association of Realtors 

Advocating for affordable 
housing 

 MidPen Housing 
 HIP Housing 
 BRIDGE Housing 
 Mercy Housing 
 Habitat for Humanity – Greater SF 
 Eden Housing 
 Affirmed Housing 
 The Core Companies 

Providing housing services 

 Daly City Partnership 
 HIP Housing 
 LifeMoves 
 Mental Health Association of San Mateo County 
 National Alliance on Mental Illness 
 Ombudsman of San Mateo County 
 Samaritan House San Mateo 
 Youth Leadership Institute 
 Abode Services 

Source: 21 Elements. 

COMMUNITY-WIDE MEETINGS 

In order to engage directly with the community, the Town held two (2) virtual community 
meetings on October 14, 2021, and May 9, 2022, as well as two (2) resident focus groups on 
April 19 and 21, 2022. In addition, the Town held multiple committee meetings open to the 
public for the Ad Hoc Housing Element Committee and Ad Hoc Committee of Town 
Committees, as described below.  

During the Housing Element update process, the Town posted information on the Town’s 
website, social media, distributed information through the Town’s e-Notification system with 
over 450 subscribers and posted information on the Portola Valley Forum, an active list serve 
with over 3,600 members. The Town also circulated flyers to local employers requesting they 
let their employees know of the community meetings and opportunities to provide input 
during the Housing Element update process. 
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COMMUNITY MEETINGS 

In addition to the distribution networks described above, the Town distributed flyers 
containing the meeting registration link and a QR code, as well as information on joining the 
meeting by phone.  

Community Meeting #1 

The first community meeting occurred on October 
14, 2021, from 6:00 to 7:30 pm on Zoom. 
Participants were asked to pre-register through 
EventBrite in order for staff and consultants to 
anticipate attendance; the meeting link was 
distributed to anyone interested in attending. In 
total, 120 individuals pre-registered, and 
approximately 70 attended the virtual workshop. 
These numbers exclude staff, consultants, and 
elected and appointed officials.  

The meeting used breakout rooms and small in-
person group discussions to gather community 
feedback. During breakout rooms discussions, 
participants were encouraged to give feedback on 
Portola Valley’s key housing needs and potential 
solutions through the site inventory and new 
policies and programs.  

Councilmember Jeff Aalfs welcomed participants and provided a brief introduction to the 
project. Laura Russell (Planning & Building Director) walked attendees through the meeting 
program and shared a Zoom poll to collect anonymous demographic information. The 
demographic information is solely used to understand which members of the community are 
being reached, and who may be missing from participation. Of the 30 Zoom poll participants, 
the majority were White (77%), between 50-69 years of age (60%), owned a home (83%), and 
had lived in Portola Valley for over 21 years (53%).  

The consultant team then described the background and context for the Housing Element 
Update during the first half of the workshop. The presentation compared the state, county, 
and town’s demographics and housing needs; described State housing legislations; and 
provided an overview of the contents and requirements of the Housing Element. Attendees 
learned about the State mandate for the Town to plan for approximately 253 new housing 
units and understand criteria for selection of new housing sites.  

Following the presentation, Town staff and consultants facilitated six, 30-minute breakout 
groups of approximately 10 to 12 participants. Staff prepared four (4) questions to guide the 
breakout group discussions:  

1. What are some of the Town’s key housing needs and challenges? 
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2. What ideas, policies, programs and suggestions do you have to meet the Town’s 
housing needs? 

3. Would you rather see new units (aside from ADUs) spread throughout the Town or 
fewer projects in more concentrated locations?  

4. Imagine it’s the year 2031. What does success look like with this Housing Element 
update? What words describe the housing in your community now? 

After the breakout rooms convened, each facilitator gave a summary of their group’s 
discussion. Refer to the Community Meeting Comments Attachment #1 below, which includes 
a compilation of the feedback received from residents in response to the questions listed 
above. The PowerPoint presentation, recording, and meeting summary was also made 
available on the Town’s website: https://www.portolavalley.net/departments/planning-
building-department/housing-element-update-for-2023-2031.  

Community Meeting #2 

The second community meeting occurred on May 9, 
2022 from 7:00 to 8:30 pm on Zoom. While attendees 
were initially asked to pre-register on Zoom, later 
publication for the meeting provided the meeting link 
to remove barriers to participation. The meeting was 
attended by 139 participants, excluding staff, 
consultants, and elected and appointed officials.  

Community Meeting #2 summarized previous 
community outreach and provided updates on the 
selection of potential housing sites under the sites 
inventory process. After a brief introduction from 
Councilmember Jeff Aalfs, Laura Russell (Planning & 
Building Director) walked attendees through the 
meeting program and shared a Zoom poll to collect 
anonymous demographic information. Of the 84 
Zoom poll participants, the majority were White 

(70%), between 50-69 years of age (56%), owned a home (93%), and lived in Portola Valley for 
over 21 years (55%). However, compared with the first meeting, there were more young 
people that attended and slightly more diverse attendees in terms of race and ethnicity (as 
shown in Table A-1). 

https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
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TABLE A-1:  COMMUNITY-WIDE MEETINGS DEMOGRAPHIC COMPARISON 

Demographic Information 
Community Meeting #1  
Oct. 14, 2021 (30 responses) 

Community Meeting #2 May 
9, 2022 (84 responses) 

What is your living situation?   

Own 26 87% 78 93% 

Rent 3 10% 2 2% 

Live w/Friends or Family 1 3% 1 1% 

Other 0 0% 3 4% 

How long have you lived in 
Portola Valley? 

    

0-5 years 5 17% 10 12% 

6-10 years 2 7% 7 8% 

11-20 years 6 20% 16 19% 

21+ years 16 53% 46 55% 

Don’t live here 1 3% 5 6% 

What is your age?     

18-29 0 0% 1 1% 

30-49 2 7% 11 13% 

50-69 18 60% 47 56% 

70+ 10 33% 18 21% 

Decline to Respond 0 0% 7 8% 

Race and Ethnicity     

Asian 0 0% 4 5% 

Hispanic/Latino/x 0 0% 1 1% 

White 23 77% 59 70% 

Middle Eastern 1 3% 0 0% 

Decline to Respond 6 20% 20 24% 
Urban Planning Partners Zoom Poll Data, 2021 and 2022. 

The consultant team then provided an overview of the Housing Element Update and 
summarized findings from previous community outreach and public meetings, including 
detailed feedback on Accessory Dwelling Units (ADUs), based on community interest. The 
consultant team further described both the sites inventory process leading up to Community 
Meeting #2 and identified sites recommended by Ad Hoc Housing Element Committee.  
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Following the presentation, Town staff and consultants facilitated nine, 45-minute breakout 
groups of approximately 10 to 12 participants. Staff prepared four (4) questions to guide the 
breakout group discussions:  

1. The Ad Hoc Housing Element Committee’s main priorities in site selection included: 
 Safety criteria. 
 Dispersing sites throughout the Town.  
 Providing a voluntary/opt-in approach for rezoning single-family properties.  
 Creating opportunities for affordable housing. 
 Preserving existing businesses. 

With these in mind, do you think these sites accomplish these priorities? 

2. The Committee supports voluntary upzoning of single-family properties for up to 6 dwelling 
units/acre. What design features do you think would make a development compatible with 
the surrounding area? 

3. For new multi-family development along Alpine Road in the scenic corridor, new zoning 
standards will be established. What specific things should be considered as they’re 
developed? 

4. For ADUs/JADUs, what other improvements would you suggest? What other assistance 
would help you through the process? Current improvements under consideration include:  
 Town revise handouts and create office hours.  
 Establish easy process for JADUs. 
 Match low-income renters with owners. 
 Amnesty program. 

After the breakout rooms convened, each facilitator gave a summary of their group’s 
discussion. Refer to the Community Meeting Comments Attachment 1, below, that includes a 
compilation of the feedback received from residents in response to the questions listed above. 
The PowerPoint presentation, recording, and meeting summary was also made available on 
the Town’s website: https://www.portolavalley.net/departments/planning-building-
department/housing-element-update-for-2023-2031.  

FOCUS GROUPS 

The AHHEC held two focus groups to explore strategies for housing production that 
community members had expressed interest or support in. 

The first focus group, on April 19, 2022, included approximately 66 participants who were 
interested in or had experience building ADUs/JADUs in Portola Valley. The Town advertised 
the focus group by direct mail, eNotifications, and the Town newsletter. Any participants 
interested in attending were allowed to join. In breakout groups, participants were asked 
about potential barriers and solutions for ADU projects, and how ADUs were intended to be 
used. 

https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
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The second focus group, on April 21, 2022, asked approximately 72 participants to provide 
feedback on a proposed strategy to voluntarily upzone individual properties. The Town 
advertised this focus group by sending physical mailers to owners of properties potentially 
eligible for such a strategy (i.e., greater than 1 acre, not located in VHFHSZs, access to adequate 
evacuation routes)—in total, 594 parcels. The focus groups started with a brief presentation 
on the Housing Element and density and ended with an open Q&A. Participants who provided 
their emails were later sent an online survey to gauge their level of interest in a potential 
upzoning process for their property. 

The agendas and recordings for these two focus group meetings were made available on the 
Town’s website: https://www.portolavalley.net/housingelement 

COMMITTEE MEETINGS 

Ad Hoc Housing Element Committee Meetings 

The Ad Hoc Housing Element Committee (AHHEC) was formed to provide recommendations 
to the Town Council on the Housing Element Update, explore options to minimize the impacts 
of additional housing units, maximize public participation, and communicate information on 
the Committee’s progress and recommendations to residents. AHHEC members included 
representatives from the Town Council; Planning Commission; Race and Equity Committee; 
Architectural and Site Control Commission; and community members. 

From August 2021 to December 2022, the AHHEC met at least monthly for approximately 3-6 
hours. Meetings were open to the public, and an opportunity for public comment was 
provided. An average of 40 to over 150 attendees participated at each meeting. Members of 
the public provided many comments during oral communications and related to the specific 
topics discussed.  

Ad Hoc Committee of Town Committees Meetings 

According to Town Council direction issued at its April 28, 2021 meeting, planning staff invited 
committees interested in participating in the Housing Element Update to delegate one to two 
members to join an Ad Hoc Committee of Town Committees. The purpose of the Ad Hoc 
Committee was to provide topical comments and questions throughout the Housing Element 
Update process. Ad Hoc Committee members included members of the Sustainability; Parks 
and Recreation; Trails and Paths; Conservation; Bicycle, Pedestrian and Traffic Safety; Wildfire 
Preparedness; and Emergency Preparedness Committees.  

The Ad Hoc Committee of Town Committees held two meetings on January 11 and May 16, 
2022, both of which had public participation. Meetings included staff updates on the Housing 
Element’s progress and opportunities for Committee member feedback and public comment, 
lasting approximately 2.5 hours.  

https://www.portolavalley.net/housingelement
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AFFH COMMUNITY ENGAGEMENT INPUT 

A resident survey was conducted by Root Policy Research for the jurisdictions in San Mateo 
County to support the AFFH analysis of Housing Elements. It explores residents’ housing, 
affordability, and neighborhood challenges and experiences with displacement and housing 
discrimination. See Section 3, Affirmatively Furthering Fair Housing and Appendix C, Portola 
Valley Fair Housing Assessment, for a discussion of the survey findings.  

The Town received feedback from the 21 Elements Equity Advisory Committee and 
incorporated policies aimed at populations that have been historically underrepresented in 
Town. Additionally, the Town made a direct effort to solicit comments from employees that 
work in the community for the survey (discussed below), community meetings, and to 
comment on the Draft Housing Element. 

HOUSING PREFERENCES AND PRIORITIES SURVEY 

The Community Housing Survey, opened from February 10, 2022, until February 21, 2022, 
allowed the Town to gain a better understanding of community values and priorities. 
Feedback from the survey served as a foundation for future conversations about possible 
solutions and housing policies and helped the Town identify housing preferences, needs, and 
future housing opportunities in the City. 

In total, the Town received 707 responses from both property owners and employees (see 
Attachment #2 for survey results). When asked about home types to meet the RHNA target, 
participants overwhelming preferred single family homes, ADUs, and clusters of small 
cottages, and generally supported population- or purpose-specific housing as well. 
Townhomes received modest support, and multi-family received the lowest level of support. 
When asked about factors to consider in planning for multi-family housing, participants 
supported: avoiding areas of high fire and geologic risk; prioritizing affordable housing; and 
providing incentives for ADUs and rezoning at institutions and businesses.  
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PUBLIC REVIEW DRAFT 
COMMENTS SUMMARY 

Consistent with State law, a public review draft of 
Portola Valley’s Housing Element was made 
available to the public on the Town’s website and in 
person beginning June 8, 2022. The 30 day-public 
review period ended July 8, 2022. During this review 
period, a Town-wide mailer was distributed to all 
residents to encourage public comments on the 
Draft Housing Element and participation at the 
upcoming Planning Commission and Town Council 
meetings. During these meetings and 30-day 
review period, a total of 87 oral comments were 
provided and 121 written comments were 
submitted. Below is a summary of key public 
comments and concerns: 

 Protect existing open space and parks, 
including the Dorothy Ford Field housing 
site 

 Remove the Opt-in Rezoning Program 

 Preserve the Equestrian Center and remove the Glen Oaks housing site 

 Protect the Town’s scenic corridor 

 Create a new “Gateway” district for the Dorothy Ford Field and Open Space site and 
adjacent Ladera Church site (located across the street) 

 Include a “sunrise provision” so that development of the Dorothy Ford Field and Glen 
Oaks sites are a last resort if the Town is not meeting their RHNA 

 Increase the ADU/JADU target levels and put a greater emphasis on JADUs in the 
Housing Element 

 Reduce the Town’s proposed RHNA buffer 

These issues were discussed at length during the Town Council meeting on July 13 and 
ultimately the Council kept the projected number of ADU/JADUs as proposed in the Draft 
Housing Element and modified the Opt-in Rezoning Program. They also recommended 
developing a Gateway land use classification for the Dorothy Ford Field and Open Space site 
and the Ladera Church site. The site will be planned with an overall view towards preserving 
the Town’s gateway feeling and scenic corridor, maintaining the baseball field, and preserving 
the two large Oak trees if possible.  

A subcommittee of the Town Council was formed to further discuss whether the 
recommended RHNA buffer could be adjusted and to explore the possibilities for keeping 
some equestrian uses at Glen Oaks while accommodating housing. After discussions with 
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Stanford (the property owner) and the Equestrian Center about feasible development of the 
site, the subcommittee decreased the number of proposed units on the Glen Oaks site from 
29 to 16 units (by removing 14 above moderate units) which reduced the overall buffer from 
21% to 16%.  

ATTACHMENT 1: COMMUNITY MEETING COMMENTS  

Community Meeting #1 

Breakout Room Discussion Icebreaker Question: What is one thing you value/love about 
Portola Valley?  

 Rural open space 

 Low density/lots of trees and open 
space  

 Natural beauty, excellent school 
system and proximity to peninsula  

 Echo all these sentiments and 
recognize that we have some real 
challenges that we need 
affordable housing  

 Knowing my neighbors and having 
relationships to talk through 
problems  

 Natural environment; 
environment comes first  

 Hiking 

 Neighbors 

 Rural quality 

 Quiet 

 Great place for family 

 Open spaces 

 Peace and calm 

 Nature revived with COVID 

 Rural nature/accessibility to 
outdoors 

 PV is convenient to PA & MP 

 Sense of community 

 Sense of community 

 Uniqueness of the area within 
Silicon Valley but close amenities 

 Natural beauty 

 Hiking and bike trails 

 Schools 

Question 1: What are some of the Town’s key housing needs and challenges?  

 Access to Housing 

o Overall lack of affordable housing 

o People that work in PV should be able to live here; applaud Woodside Priory’s 
housing efforts; increasing housing for seniors, interested in other ways to 
increase housing for people who contribute  

o Very little affordable housing for all but the most wealthy, difficult for people 
who work in town, younger families and seniors with fixed incomes to live here  

o Fire fighters/teachers/grocery store workers 

o Like to see firefighters to be able to live in PV 
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o Want to know if town continues to support programs for teachers/public 
safety workers to live here 

o Often some lower wage workers don’t want to live here – younger people want 
more active area – we don’t necessarily want to adjust housing 

o Key needs: teachers 

o used to have teachers/fire fighters living here, but have created an unfair labor 
market – do these people want to live in PV anyway? 

o Need housing for populations with special needs 

o Concern about the cost of housing for young families, firefighters, teachers 
and other essential workers 

o Housing for seniors to age in place that is affordable and allows to remain in 
PV 

o School district helped people buy homes 

o Housing needs are key – folks that work at the Sequoias have to drive a great 
distance to PV b/c there is no housing they can afford close by. This contributes 
to the traffic. 

o One group member said she wouldn’t be able to afford to live in PV without 
living with family. We need housing to be inclusive and accessible. 

o Finding existing homes that are accessible are hard to find 

o Need a place for people to live for those that work in PV (especially given our 
lack of public transportation) 

 Concerns about Infrastructure/Resources 

o If there’s no vacant land, how will we provide new housing? 

o With this much housing, when will it reach capacity? 

o Infrastructure needs/issues like water, evacuation routes, and more schools 
all cost money. 

 Environmental Hazards 

o PV is in a high fire danger area. #1 priority is for people to be safe for residents.  

o Fire dangers, limited amount of available land given scenic corridors, cost of 
building in this area  

o Drought, fire danger  

o Challenges: safety issues – fire safety/don’t have fixed evacuation plan – has to 
be included;  

o Demands for housing. The challenge is the state telling us what to do especially 
with SB 9 & SB 10, safety, and wildfire concerns and any density 

o Worried about getting out of Town in case of wildfire – especially worried 
about how Stanford Wedge project will exacerbate the problem because of 
added traffic  
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o Concerned about adding new housing in general and traffic impacts – believes 
housing should be dispersed throughout the Town 

o Fire safety – lives on north side of Town, really only one way out in case of a 
wildfire  

 Community Character 

o Environmental constraints are a challenge – how can we meet our RHNA and 
maintain everything we love about PV? 

o Want to not impact rural nature of the area 

o SF has been essential even though has history of discrimination  

 Opportunities for ADUs 

o Tried to house adult daughter in ADU who worked nearby, but were too short 
on minimum lot area required by Town – should consider on case-by-case 
basis to facilitate more housing  

o Should not isolate the lower income housing to only one area – should be 
disbursed 

o Increasing density hasn’t been tracked by town – need to be able to count 
ADUs toward RHNA – town said they couldn’t count them – concerned we have 
added a lot of ADUs, but we don’t track them; some were illegal and now have 
become legal  

o Was planning to do ADU and asked how many had been built but couldn’t get 
an answer – Town needs to figure this out  

o It’s clear from the data that providing for ADUs is relatively easy way to build 
some extra housing, but the regulations are very excessive and inconsistent 
with process and follow through. Working on this would be a way to have 
lesser impact on meeting housing needs or demands, right now is very 
difficult.  

 Access to Transportation 

o Lack of public transportation  

o Transportation – only 2 roads in an out, makes getting out a little more 
challenging 

o Transportation – no/little public transportation; 1 bus/day 

o Don’t support public buses coming through – PV was envisioned as a different 
type of community – almost no places like it left 

 Feedback on Housing Element Process 

o Addressing housing needs will be a slow process, but believes we’ll be able to 
meet the challenge 

o Building more housing doesn’t mean the cost of housing will go down 

o Had at least 3 meetings about housing – have been discouraged – what 
residents said wasn’t property communicated to Council –  
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o It’s not the residents who decide who should live in PV 

o Never had a discussion of what has happened 

o Challenge = fighting state’s socialistic agenda 

o Ladera (outside PV) had discriminatory effects 

o How do we assess what our housing needs actually are? Do we respond to the 
affordability levels the State wants without knowing who wants to live here?  

o Disagree entirely with RHNA and it should have been challenged by the Town; 
biggest concern is safety and geological and RHNA; the denser the housing, 
the more susceptible we are to wildfire danger  

Question 2: What ideas, policies, programs and suggestions do you have to meet the Town’s 
housing needs?  

 Multifamily/Affordable Housing 

o Can’t meet RHNA without multifamily zoning 

o Would love small MF housing – at churches 

o Create another group living situation or extend the Sequoias (very successful 
example in PV) 

o More affordable housing programs 

 Opportunities for ADUs 

o Provide pre-approved plans and don’t make it so ADUs have to match the 
character of the primary residences. Also make it easier to remove a tree by 
requiring the homeowner to put money in the bank for planting future trees.  

o ADUs help! Need to help streamline the permit process. New construction will 
help – need to fast track the process and make redevelopment more flexible.  

o Question about how do you make ADU’s affordable? 

o Discussion that ADU’s have been hard to build in Town. Also noted, that built 
a home office and the Town required verification that it would not be used an 
ADU 

o ADU’s are helpful to achieve RHNA but not necessarily to achieve affordable 
housing.  

o ADU what are actual numbers that could meet RHNA requirements. 

o Much more interested in using ADUs to meet this demand, housing is 
extremely expensive and many of the properties have several acres to utilize. 

o Figure out how many ADUs have been built 

o ADUs – people can’t get permits/inspections 

o Agree – don’t understand why ADUs aren’t added 

o We want to upgrade the ADU that came with the house, but was told we need 
to wait until 2023 
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 Environmental Hazards/Safety 

o Updating the Safety Element where we could provide input on evacuation 
routes and guide where we could put houses and high fire. There’s nowhere 
to build right now 

o Addressing wildfire and water needs first. There needs to be more discussion 
combining the two. 

o Stanford wedge project – great deal of danger because parcel is so steep; story 
poles didn’t show all the buildings  

o In high fire danger area 

o Fire safety – most people lost their insurance because the Town didn’t…. 

 Feedback on Housing Element Process 

o Form a coalition with other similar towns such as Mill Valley and present ideas 
to help educate lawmakers in Sacramento 

o Get the state out of planning housing as a whole. Don’t think there’s a 
shortage.  

o Disappointed in today’s presentation – didn’t hear about disadvantages of 
building – such a one-sided event 

o Does HE have to make sure units get built? 

o What came out in PV forum – we were only town in SM county that didn’t ask 
for any relief from RHNA – all others asked for reduced numbers.  

o Town didn’t address issue with the state at all – PV is along many miles of 
parkland 

o Town isn’t providing realistic approaches 

o Town is being sneaky 

o Have met total RHNA, but not specific categories –  

o Town has spent so much money with HIP and HEART – many are renting a 
room 

o Very frustrating 

Question 3: Would you rather see new units (aside from ADUs) spread throughout the Town 
or fewer projects in more concentrated locations?  

 Mix of Both 

o This depends on the demographic we are trying to cater to. Woodside Priory 
(?) is a good example 

o Look at both options – some concentrated housing and others spread out. 
More senior housing is needed. The Sequoias has about 200 units. We need 
more “affiliated housing” for care workers at the Sequoias.  

o Spread out personally, but for safety: everything new would be concentrated 
near exit routes  
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 More Concentrated 

o Fewer locations and close to the exit routes  

o Concentrated for walkability and proximity to transit 

o Would like PV to be more walkable with mixed-use buildings with retail on the 
bottom. More opportunities to walk and bike are needed. 

 More Dispersed 

o The condo building with 2 stories and 6 units in PV is a good example of more 
dense housing that fits in with the area.  

o Build more clustered/ranch style housing with shared facilities where vacant 
land is available (although it’s hard to find!). We don’t want anything to look 
denser than it is today. 

o No high-rise is desired. 

o Need to preserve scenic corridors 

 Other Comments 

o Teachers, firefighters, etc. need more options. In 1968, there were 900 children 
in PV and the population was mostly young families in the 1960s! 

o How does State law maintain/know the cost that landlords are charging? How 
will they know that landlords aren’t jacking up the prices? Deed restrictions? 

Question 4: Imagine it’s the year 2031. What does success look like with this Housing Element 
update? What words describe the housing in your community now?  

 Community Character 

o It looks like it does now  

o New housing fits into the existing Town environment, it’s not too dense, less 
than four stories high  

o Town’s parkland and recreation areas are intact  

o New housing blends into the landscape and allows a good mix of people to 
live in Town 

 Housing Location/Options 

o Housing is built along Alpine and Portola roads, (location of Town’s flattest land 
and closest to public transit)  

o Housing is located at the corner of Alpine and Portola roads to create more of 
a hub; there’s apartments or condos next to Roberts Market  

o Community room for the elderly community, there are more places for seniors 
to meet, housing that’s walkable  

o There’s housing that serves populations in need such as seniors, disabled 
people and staff housing because pure affordable housing projects are 
difficult  
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o There’s a good variety of housing options to meet different needs  

o Hopes in light of SB9 and SB10 that common sense will prevail  

 Safety 

o It’s safer, with an emphasis on fire safety  

o Wants new housing not to put new (or existing) residents in danger  

o Given fire danger, hopes the town is still standing; want to see infrastructure 
improvements  

 Other Comments 

o More public transportation  

o Taken a fresh look at underutilized office space – made decisions based on 
what’s changed over the years and looked outside the box (especially in light 
of Covid, work-from-home) 

Community Meeting #2 

Question 1: The Ad Hoc Housing Element Committee’s main priorities in site selection included 
safety criteria, dispersing sites throughout the Town, providing a voluntary/opt-in approach 
for rezoning single-family properties, creating opportunities for affordable housing, and 
preserving existing businesses. With these in mind, do you think these sites accomplish these 
priorities?  

 Comments on Site Selection 

o The sites that have been chosen indeed meet all the criteria 

o Concerned about scenic/rural community  

o Wants a longer-term approach to how we want our community to look and be, 
not just how to build more houses. Do we want to be more transit friendly? 
Pedestrian friendly? 

o This seems like a fire drill to find more places for people to live 

o But we have the opportunity to make PV more of a 21st century community 

o Those who are most fearful of damage to their property/investment people 
are trying to restrict housing to only certain parts of town. The entire town 
needs to be considered. Baseball Field should not be eliminated or moved. 
Don’t like state mandates but does like having people of varying incomes living 
in the town. Need to look at good of town to people generations coming after. 

 Comments on Site Distribution 

o Want units spread more around town 

o One person supported the dispersed approach to locating multi-family 
housing. 

o Agreed with dispersal of sites  

o Concerns regarding dispersal 
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o Sites have been dispersed well 

o Seems we rushed to a conclusion with the sites discussion starting in March. 
We could achieve more dispersal of sites.  

 Comments on Opt-In Approach to Upzoning 

o Speakers not in support of the single family upzoning 

o The opt-in program should be time limited 

o Don’t agree with including voluntary or involuntary upzoned sites 

o One person felt the voluntary upzoning process felt ad-hoc and not well 
thought out. Several people had concerns that the opt-in sites included too 
much wildfire risk.  

o Several speakers concerned about the Nathhorst site and Bear Gulch sites due 
to congestion in the area 

o Opt in approach is spot zoning, R1 is single family and R3 is 20/acre. But what 
about R2 which is duplex? Wants small cottages around that area to not 
decimate the trees. 

o Opt in upzoning is concerning to some that these areas will pop up all over the 
place  

o Don’t agree with Upzoning at all or volunteer Upzoning which is spot zoning 
which can hurt the neighbors 

o Not wanting Upzoning-- The buffer can go down to 15% yet we are bringing it 
to 20%, wants 15%  

 Affordable Housing 

o Creating opportunities for affordable housing 

o Supportive of affordable housing in town 

o General Plan says affordable housing is meant for seniors and workers within 
town, not others from outside community… 

o When partnering with an affordable housing developer—are there assurances 
of amenities/services in what’s being developed? For example, afterschool 
activities, additional facilities. Is there a way to make sure these developments 
with amenities can be developed close other affordable housing so there’s a 
concentration of services and facilities people can take advantage of? Wants 
to make sure housing committee is thinking of this.  

 ADUs 

o Need to pursue more ADUs 

o Are JADUs on our radar? Need to clarify methodology for the number of ADUs 
we are counting. 

o Prefer approach to ADU / SB9 units (used Woodside/ Atherton - example) 

 Town-Owned Properties 
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o Discussion of using the community center (public lands) as an option for 
housing 

o More Town-owned properties are needed 

 Nathhorst 

o The Nathhorst Triangle is too concentrated and those sites are too far into 
Town for evacuation. 

o Several speakers concerned about the Nathhorst site and Bear Gulch sites due 
to congestion in the area 

 Glen Oaks 

o Intrigued by Glen Oaks  

o Glenoaks would not be able to serve the teachers or firemen or police, would 
only be the staff of Stanford. Wants the goal to be for workforce 

 Ford Field 

o Several people cited concerns about evacuations if the Ford Field site were to 
be developed  

o Ford Field is problematic if a fire comes from Ladera or 280. References Zeke's 
[wildfire consultant] presentation  

o Ford Field seems like a good site. Hopes the Town will do less than 50 and keep 
one the oak trees. Maybe doable if they combine with the Ladera church 
property. 

o Some things like the oak trees and the green corridor are very important to 
the towns history and we shouldn’t shove aside, hope we can do both building 
housing including at Ford Field and keep the heritage trees 

o Could we move the baseball field somewhere else so we can develop more 
housing there? 

o Constraints were identified before determining 50 units can be built there. 
However, constraints are self-imposed. Town has control and can eliminate 
them or reduce such as the scenic corridor setback. Ford Field itself is deed 
restricted but Town can go to state arguing the housing affordability crisis as 
reason to make it developable if additional land is needed. 

o Need to preserve the oak trees on Ford Field 

 Parking/Traffic 

o Several people noted Portola Valley already has more traffic than it used to, 
and in certain sections of town it can be hard for families during school pick-
up and drop-off times  

o Concerns about traffic associated with higher density 

o One person was concerned that the Stanford Wedge site would be developed 
without sufficient parking, and that residents/users would park in the Ford 
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Field development (the implication being there wouldn’t be enough parking 
for both sites)  

o Concerned about the amount of density and not for the parking along the 
scenic corridor, put the parking in the back perhaps 

o Not happy about parking spaces intruding into scenic corridor and wildlife  

 Safety 

o Main priorities should be wildfire and soils 

o School safety a key 

o Fire is a concern either way. We don't want to create a bigger problem. Not 
convinced it is safe to add people.  

o Committee is working with hands tied behind its back. Safety Element is 
incomplete 

o Concerns about safety especially as the fire map is old, and we don’t yet have 
the evacuation study available & we need to ensure everyone can get out in a 
state of emergency 

o Concerns regarding safety criteria, awaiting fire maps, concerns regarding 
informed site choice property 

o General concerns about fire risk and evacuation routes 

o How do we know safety criteria will be safe enough? 

 Density 

o One person hoped the committee would think holistically about the rezoning 
process and consider the entirety of the impact to the town 

o 3.2-acre property in Westridge should be considered. A group needs to go in 
depth about density bonus. Letter from Don Bullard about density - increased 
density could lead to loss of life.  

o Concerned about high density. Number of units seem drastically larger. Own 
remodel process was painstaking and there were various fire safety concerns. 
hypocritical for town to have these discussions right now.  

 Other 

o Only need 253 units. 304 units have been identified without touching the 
Nathhorst triangle.  

o Want to preserve Parkside Grille 

o Wants the maps to be better with roads on them and with the sites next to the 
A, B, Cs 

o Fan of economic diversity in town 

o Structures need to have sprinkler systems installed. Committee is doing a 
commendable job.  
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Question 2: The Committee supports voluntary upzoning of single-family properties for up to 
6 dwelling units/acre. What design features do you think would make a development 
compatible with the surrounding area? 

 Comments on Opt-In Approach to Upzoning 

o There was an off-topic conversation about why the committee was pursuing 
an opt-in approach to upzoning. Council member Jocelyn explained that the 
approach came out of feedback received from residents that they didn’t like 
the idea of parcels being upzoned without the consent of landowners. A 
participant asked if the committee has considered any downsides to an opt-in 
approach. The council member didn’t know of any downsides. 

o Opposed to the spot zoning, don’t want next door neighbor to spot zone and 
ignore what we want. Could bring down values of neighbor’s homes. Trees 
can’t cover that. 

o Need guardrails for upzoning. Is it for a certain size? Is every SF lot eligible? 
Which properties? Support if only certain properties/parcels.  

o Does this voluntary upzoning include mixed use? How do you deal with mixed 
use (for example in Nathhorst Triangle)? Would anyone want a saloon or 
Alpine in their backyard? Probably not. Don’t want SF being upzoned to mixed 
use. What control would town retain to peace of homes is preserved. 

o We’re not against housing in town, we’re against voluntary upzoning, “rips 
apart community” “race to the bottom” 

o Correction on chart: it is 4370 Alpine not Nathhorst 

o Support for selected parcels. As long as it doesn’t violate safety. No problem 
with amount of sq footage allowed, basic safety protected. Community will be 
enriched. 

o Up zoning – “terrible thing” 

o Voluntary up zoning needs to be removed 

o If it can’t be removed, there needs to be a more thoughtful process for what 
sites gets to opt into this.  

o First people to up zone make profit. Rest of the neighbors have to deal with 
the construction and sense of neighborhood. This will pit neighbor against 
neighbor 

o At this point it seems better to scrap it then rush it 

 Comments on Proposed Density 

o If upzoning to SF to 6 units per acre is allowed- what control do 
town/neighbors/planning commission retain in terms of size, location, height, 
fire safety? Hard to answer this question in abstract without knowing the 
constraints. Do not want 6 DUs/acre as law without town having ability to 
control any variables that make the community nice.  
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o Wanted to know how many square feet new homes would be allowed to 
construct 

o 90 Bear Gulch should only have one additional home 

o People that are coming to service the properties, more people coming into 
town with more dense housing 

o Dense housing isn’t as peaceful 

o Doesn’t think it matters if it’s 4 or 6.  

o 4 or 6 questions is relatively mute 

o 6 dwellings on one acre are too many  

o 6 units per acre too many for privacy and other reasons 

o Concern over 6 units/acre, consider 4 

o Maybe there’s only 2 buildings on the acre, triplex,  

o Would people be more accepting of this if it’s six? 

 Parking/Traffic 

o Sites include parking  

o Parking is an important thing to consider for these prospective developments.  

o Cars are important to consider when development 

o Adding 250 homes to the town will at least 500 more cars 

o Concern about parking and traffic 

o Concerned about the number of cars. Shawnee pass is a narrow road. 
Concerned about egress... both parking and travel. Concerned about people 
being able to get out. Took 20 minutes to get to her driveway. Can we add 
roads for egress? Are there options for additional lanes? 

o Design feature suggestions: limiting number of driveways accessing road 
they’re coming off. Is it possible to design for 1 or two driveway entrances so 
all the homes come through this/these 1-2 driveways? 

o Town is doing an evacuation traffic study.  

 Community Character 

o Openness  

o will seem unnatural to have density next to other properties  

o Unobtrusive to the neighbors 

o People choose Portola valley because of the privacy/peace 

o Need to preserve the scenic corridor.  

o Appropriate landscaping to soften or hide the existing buildings – would help 
with the rural aspect and feeling of the community. Add trees, plants, etc to 
shield the view from the neighbors and public would make the building 
features less important 



APPENDIX A | COMMUNITY ENGAGEMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  A-25 

o new units look nice and fit in to the landscape. 

o Keep a rural community feel 

 Typology 

o potentially townhouses  

o Cottage/townhome style architectural preferred 

 Height 

o Single story 

o Height should be kept to 2 stories 

o Encourage 1-2 stories (especially If we are providing the RHNA buffer) 

o Keep heights low profile, consider flat roofs 

o Two story limits 

 Setbacks 

o Strong setbacks from adjacent properties  

o Keep buildings away from neighboring properties 

o Is setback  

 Building Material 

o Need to be tasteful with color schemes and materials of future development 

o Natural, Building material usage 

 Lighting 

o Lighting. No street lights.  

o Night sky ordinance  

o No common/lighting  

o Lighting should not impact neighbors 

 Other Suggested Standards 

o There’s only 1 front door on each door 

o Separation of structures and sprinklers are necessary  

o Intact single unit?  

o Signage  

o Septic (up-zoning options), water  

o Noise ordinance (how do these interplay)  

o Non-shared 

o lots of pervious surfaces 

 Precedents 

o Woodside priori project is good example  
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o Woodland commons (on alpine road) 

 Unrelated Comments 

o More control in the General Plan. We need to follow the General Plan and be 
strict with its implementation. 

o Maybe considering Public Lands? 

o We’ll be sharing these breakout notes with the committee.  

o Consolidating housing: why do we need 2 baseball fields? What if we just 
consolidate 2 fields into 1?  

o For Nathhorst, the 20 du/ac is inappropriate 

o For Affordable Housing, Ford Field should take care of what is needed but 
Density Bonus could add more units on other sites! 

o Ford Field, 2 cars per unit 

Question 3: For new multi-family development along Alpine Road in the scenic corridor, new 
zoning standards will be established. What specific things should be considered as they’re 
developed? 

 Comments on Site Selection 

o Convos between town and property owners are private- doesn’t give 
neighbors opportunity to comment 

o Cannot destroy value of lifetime of savings by people who’ve lived in town for 
only a few years 

o Use town-owned land that is not immediately adjacent to SF  

o Ad-hoc Committee member or Councilor said it’s best to save Nealy property 
for next housing element round. Odd. Why? A lot of squeezing making people 
in room nervous. Spring down farm 

o Prioritize old established planning 

o General plan prohibits multi-family development along alpine road 

o Ford field site is open space (per advice); concern regarding it as open space  

o Concerned regarding general plan  

 Scenic Corridor 

o Are not happy with the decision to put more density in the corridor. Can’t hide 
huge buildings with trees they’ll be too small 

o Setbacks from alpine road  

o Scenic corridor and mf are contradictory 

o Might have to be in scenic corridor because it’s most accessible place to build 
multi-family housing 

o Need to protect scenic corridor- Jon will offer lot to town 

o Scenic corridor 
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o  How do we design and plan to make scenic corridor stay as lovely as possible? 

o Maintain the scenic corridor setbacks and use landscaping to hide some of the 
new development 

o Buildings should be setback from the street and maintain scenic corridor 
requirements 

o Want view protections and better understand what people will see 

 Traffic/Parking 

o Parking (located front/back/tuck under?) 

o Cars are not attractive to see 

o If you can develop up to 36 units- where will cars go? 

o  No parking in the scenic corridor. Put parking underneath or behind 
development 

o Resident expressed that they don’t want to be looking at a parking lot from 
their home 

o Concern about traffic, ford field, major entry and exit. Will create a bottleneck. 

 Creek 

o Setbacks from riparian corridor 

o Urban water ways 

o Development is next to a stream. It's really important not to pollute the 
stream. Landscaping shouldn't pollute streams 

 Setbacks 

o Consider setbacks, how to make entrance into PV as attractive as possible 

o Setbacks 

o At Ford Field one participant suggested the buildings be move forward toward 
Alpine Rd with parking in the back 

 Lighting 

o People were interested in continuing to enforce the dark skies ordinance that 
limits nighttime light pollution  

o Lighting 

o Lighting 

o Parking lot won’t have lighting. Liability to have unlit parking lot.  

o Reminder that only dim light is needed for safety 

o Consider lighting  

 Trees 

o Need landscaping  

o More trees.  
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o Adding trees to buffer won’t be enough because it will take a long time for 
them to grow 

o Also maintain the heritage trees and the feeling of the community to maintain 
the rural atmosphere 

 Screening 

o Screening, particularly natural screening, is important 

o Trash and utilities should be screened or enclosed so as not to be visible from 
the street 

 Other Suggested Standards 

o Open space/landscaping/trails 

o Materials 

o Articulation 

o Height 

o Sit quietly in the landscape. Doesn't like 3 story buildings. Height or heft 
shouldn't be taller than existing buildings. Have architectural guidelines.  

 Safety 

o Evacuation route  

o Need to understand geologic issues with building on orchard land 

o Fire department is not equipped to extinguish a fire in multifamily housing.  

 Other comments 

o Ownership options (would like this for affordable solutions)  

o Resident expressed that they’d love to see more young families moving to 
Portola Valley 

Question 4: For ADUs/JADUs, what other improvements would you suggest? What other 
assistance would help you through the process? 

 Amnesty Program 

o All (suggestions) good. We should be strongly encouraging them. Particularly 
amnesty program 

o Make use of ADUs/JADUs as much as possible. Amnesty program is important. 
Can't rely on ADUs alone.  

o Need more clarity with Amnesty Program. What are the requirements and 
what can we include in the RHNA? 

o Amnesty program important 

o Amnesty program 

o Support for the amnesty program  



APPENDIX A | COMMUNITY ENGAGEMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  A-29 

o Amnesty program is important. Her home had problems with water flow when 
new housing was created. Why not legalize existing units. Town needs to help 
resolve these issues. Town General Plan needs to be followed.  

o There was some conversation about amnesty programs. People had questions 
about whether the amnesty program could be used to legalize units that could 
count towards the town’s RHNA. There were questions about how residents 
could find out whether an existing JADU/ADU was legal and known about by 
the town.  

 Informational Resources 

o Have a designated person residents interested in ADU’s can speak with 

o Office hours won’t be enough 

o Junior ADUs are great, need a marketing program for JADUs 

o A tool to help homeowners visualize what an ADU would look like on their 
property 

o Town revise handouts and create office hours  

 Permitting Process 

o Establish easy process for JADUs 

o Process needs to be streamlined; it took two years to get an ADU approved 

o Need to support homeowners get through the process 

o More clarity for the process 

o Flexibility in permitting  

o Look back at comments from past ADU permits that held permit up (most seen 
city comments) 

o Contract planners reviewing ADUs need to be designated (need uniformity in 
review) 

o Streamlined process  

o Process is a huge barrier 

o Residents expressed concerns the process of getting an ADU approved is long 
and expensive 

 Support for Pre-Approved Plans 

o A lot of support for pre-approved ADUs  

o Pre-fab options would be good too 

o Pre-approved plans 

o Would like preapproved plans and pre-fab options 

 Cost 

o Need to think about whether or not to require sprinklers as that adds a lot of 
cost 
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o Need help determining how much taxes will go up 

o Incentives for homeowners – many people are house rich but cash poor 

o Programs that would reduce costs – one person pointed out that building an 
ADU in the town is expensive. Several people expressed interest in programs 
that would reduce costs.  

 Utilities 

o How can residents get information on sewer and septic tank hook ups? Can be 
cost prohibitive. Can town offer financial assistance? 

o Facilitate to obtain the necessary info and pre-requirements for sewer hook-
up and septic tanks. 

o Consider ways to streamline horizontal utilities/infrastructure  

o Electrical panel upgrades 

o Sewage/septic connections  

o Septic approval process (with Westbay) makes the ADU build process painful 

 General Comments on Housing Element 

o Pointed out that he believes you can do a time limited deed restriction to have 
something count in the RHNA allocation.  

o Deed restrictions can be time limited. 

o Need a way of measuring how many ADUs we have already.  

o Need to disperse more housing through more ADUs/JADUs 

o Encourage merging adjoining lots and then upzone (i.e., merge two one-acre 
lots, then build 10-15 units of senior or low-income housing). 

o Wants a process that does not pit neighbor against neighbor (referring to 
housing in general not just ADU’s) 

o We want more young families in our community 

o Lots of houses are empty. Wants to see numbers of what’s been built, what is 
occupied. Etc.  

 Other Ideas 

o Look at Oakland for examples 

o Match low-income renters with owners 

Additional Comments 

 Embarcadero findings, may not be 3.5m units needed for the state after all, might be 
less 

 Thought only 63 attended the April 19th meeting, not 90 

 Need more in person meetings – felt more outreach necessary 
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ATTACHMENT 2: HOUSING IN PORTOLA VALLEY SURVEY 
RESULTS 
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continue to live in the community.

Create housing opportunities that are
affordable to the local workforce.

Provided the sites have been
analyzed for fire and geologic risk,
integrate affordable housing
throughout the community to create
more mixed-income neighborhoods.

Concentrate affordable housing in
areas with closer access to
commercial businesses and other
amenities.

Maintain the Town’s open spaces,
trails and recreational areas.

Create incentives to build and rent out
Accessory Dwelling Units to lower
income community members and
local workers.

Increase the maximum number of
homes allowed on properties along
Alpine Road and Portola Road.

Rezone properties occupied by
churches, institutions or businesses
to allow for new homes to be co-
located on the property.



Share your Thoughts on Housing in Portola Valley SurveyMonkey

12 / 12

Q9 Are there other strategies that you believe the Town should consider? If
yes, please provide examples or context of the strategy that should be

considered to accommodate new housing in Portola Valley.
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1. SUMMARY OF KEY FACTS 
This section is a more in-depth version of Section 2. Housing Needs Assessment. The majority of this 
appendix comes from the Association of Bay Area Governments (ABAG)/Metropolitan 
Transportation Commission (MTC) Data Packets prepared for each jurisdiction in the Bay Area.  

 Population – Generally, the population of the Bay Area continues to grow because of natural 
growth and because the strong economy draws new residents to the region. The population of 
Portola Valley increased by 3.2% from 2000 to 2020, which is below the growth rate of the Bay 
Area. 

 Age – In 2019, Portola Valley’s youth population under the age of 18 was 1,050 and senior 
population 65 and older was 1,307. These age groups represent 22.9% and 28.5%, respectively, 
of Portola Valley’s population. 

 Race/Ethnicity – In 2020, 82.3% of Portola Valley’s population was White while 0.4% was African 
American, 6.5% was Asian, and 6.7% was Latinx. People of color in Portola Valley comprise a 
proportion below the overall proportion in the Bay Area as a whole.1 

 Employment – Portola Valley residents most commonly work in the Financial & Professional 
Services industry. Since 2010, the number of jobs located in the jurisdiction increased by 30 
(3.5%). Additionally, the jobs-household ratio in Portola Valley has increased from 0.6 in 2002 to 
0.63 jobs per household in 2018. 

 Number of Homes – The number of new homes built in the Bay Area has not kept pace with the 
demand, resulting in longer commutes, increasing prices, and exacerbating issues of 
displacement and homelessness. The number of homes in Portola Valley increased, 1.6% from 
2010 to 2020, which is below the growth rate for San Mateo County and below the growth rate 
of the region’s housing stock during this time period. 

 Home Prices – A diversity of homes at all income levels creates opportunities for all Portola 
Valley residents to live and thrive in the community. 

o Ownership The largest proportion of homes had a value in the range of $2M+ in 2019. 
Home prices increased by 148.6% from 2010 to 2020. 

o Rental Prices – The typical contract rent for an apartment in Portola Valley was $2,940 in 
2019. Rental prices increased by 47.1% from 2009 to 2019. To rent a typical apartment 
without cost burden, a household would need to make $117,760 per year.2 

 

 
1 The Census Bureau’s American Community Survey accounts for ethnic origin separate from racial identity. The numbers 
reported here use an accounting of both such that the racial categories are shown exclusive of Latinx status, to allow for an 
accounting of the Latinx population regardless of racial identity. The term Hispanic has historically been used to describe 
people from numerous Central American, South American, and Caribbean countries. In recent years, the term Latino or 
Latinx has become preferred. This report generally uses Latinx, but occasionally when discussing US Census data, we use 
Hispanic or Non-Hispanic, to clearly link to the data source. 
2 Note that contract rents may differ significantly from, and often being lower than, current listing prices. 
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 Housing Type – It is important to have a variety of housing types to meet the needs of a 
community today and in the future. In 2020, 81.1% of homes in Portola Valley were single-family 
detached, 0.0% were single-family attached, 2.1% were small multi-family (2-4 units), and 16.8% 
were medium or large multi-family (5+ units). Between 2010 and 2020, the number of single-
family units increased more than multi-family units. Generally, in Portola Valley, the share of the 
housing stock that is detached single-family homes is above that of other jurisdictions in the 
region. 

 Cost Burden – The U.S. Department of Housing and Urban Development considers housing to 
be affordable for a household if the household spends less than 30% of its income on housing 
costs. A household is considered “cost-burdened” if it spends more than 30% of its monthly 
income on housing costs, while those who spend more than 50% of their income on housing 
costs are considered “severely cost-burdened.” In Portola Valley, 12.9% of households spend 
30%-50% of their income on housing, while 13.5% of households are severely cost burden and 
use the majority of their income for housing. 

 Displacement/Gentrification – According to research from The University of California, 
Berkeley, 0.0% of households in Portola Valley live in neighborhoods that are susceptible to or 
experiencing displacement, and 0.0% live in areas at risk of or undergoing gentrification. 100.0% 
of households in Portola Valley live in neighborhoods where low-income households are likely 
excluded due to prohibitive housing costs. There are various ways to address displacement 
including ensuring new housing at all income levels is built. 

 Neighborhood – 100.0% of residents in Portola Valley live in neighborhoods identified as 
“Highest Resource” or “High Resource” areas by State-commissioned research, while 0.0% of 
residents live in areas identified by this research as “Low Resource” or “High Segregation and 
Poverty” areas. These neighborhood designations are based on a range of indicators covering 
areas such as education, poverty, proximity to jobs and economic opportunities, low pollution 
levels, and other factors.3 

 Special Housing Needs – Some population groups may have special housing needs that require 
specific program responses, and these groups may experience barriers to accessing stable 
housing due to their specific housing circumstances. In Portola Valley, 10.2% of residents have a 
disability of any kind and may require accessible housing. Additionally, 8.0% of Portola Valley 
households are larger households with five or more people, who likely need larger housing units 
with three bedrooms or more. 5.8% of households are female-headed families, which are often 
at greater risk of housing insecurity. 

  

 

 
3 For more information on the “opportunity area” categories developed by HCD and the California Tax Credit Allocation 
Committee, see this website: https://www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to which different jurisdictions 
and neighborhoods have access to opportunity will likely need to be analyzed as part of new Housing Element requirements 
related to affirmatively furthering fair housing. ABAG/MTC will be providing jurisdictions with technical assistance on this 
topic this summer, following the release of additional guidance from HCD. 

https://www.treasurer.ca.gov/ctcac/opportunity.asp
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NO TE O N DA TA 

Many of the tables in this report are sourced from data from the Census Bureau’s American Community 
Survey or U.S. Department of Housing and Urban Development’s Comprehensive Housing Affordability 
Strategy (CHAS) data, both of which are samples and as such, are subject to sampling variability. This 
means that data is an estimate, and that other estimates could be possible if another set of respondents 
had been reached. Five-year releases get a larger data pool to minimize this “margin of error” but 
particularly for smaller cities, the data is based on fewer responses, and the information should be 
interpreted accordingly. 

NO TE O N F I G U R ES 

Any figure that does not specify geography in the figure name represents data for Portola Valley. 
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2. POPULATION, EMPLOYMENT, AND HOUSEHOLD 
CHARACTERISTICS 

2.1 POPULATION 

The Bay Area is the fifth-largest metropolitan area in the nation and has seen a steady increase in 
population since 1990, except for a dip during the Great Recession. Many cities in the region have 
experienced significant growth in jobs and population. While these trends have led to a 
corresponding increase in demand for housing across the region, the regional production of 
housing has largely not kept pace with job and population growth. Since 2000, Portola Valley’s 
population has increased by 3.2%; this rate is below that of the region as a whole, at 14.8%. In 
Portola Valley, roughly 9.1% of its population moved during the past year, a number 4.3 percentage 
points smaller than the regional rate of 13.4%. 

In 2020, the population of Portola Valley was estimated to be 4,607 (see Table 1). From 1990 to 2000, 
the population increased by 6.4%, while it decreased by 2.4% during the first decade of the 2000s. In 
the most recent decade, the population increased by 5.8%. The population of Portola Valley makes 
up 0.6% of San Mateo County.4 

TABLE 1: POPULATION GROWTH TRENDS 

Geography 1990 1995 2000 2005 2010 2015 2020 
Portola Valley 4,195 4,372 4,462 4,523 4,353 4,582 4,607 

San Mateo County 649,623 685,354 707,163 719,844 718,451 761,748 773,244 

Bay Area 6,020,147 6,381,961 6,784,348 7,073,912 7,150,739 7,595,694 7,790,537 
Universe: Total population 
Note: For more years of data, please refer to the Data Packet Workbook, Table POPEMP-01. 
Source: California Department of Finance, E-5 series. 

 

 

 

 
4 To compare the rate of growth across various geographic scales, Figure 1 shows population for the jurisdiction, county, and 
region indexed to the population in the year 1990. This means that the data points represent the population growth 
(i.e., percent change) in each of these geographies relative to their populations in 1990. 
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FIGURE 1: POPULATION GROWTH TRENDS 
Note: For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census 
counts. DOF uses the decennial census to benchmark subsequent population estimates. 
Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the 
jurisdiction, county, and region indexed to the population in the first year shown. The data points represent the relative 
population growth in each of these geographies relative to their populations in that year. 

2.2 AGE 

The distribution of age groups in a city shapes what types of housing the community may need in 
the near future. An increase in the older population may mean there is a developing need for more 
senior housing options, while higher numbers of children and young families can point to the need 
for more family housing options and related services. There has also been a move by many to age-
in-place or downsize to stay within their communities, which can mean more multi-family and 
accessible units are also needed. 

In Portola Valley, the median age in 2000 was 47.2; by 2019, this figure had increased, landing at 
around 51 years. More specifically, the population of those under 14 has decreased since 2010, 
while the 65-and-over population has decreased (see Figure 2). 

90
95

100
105
110
115
120
125
130
135

In
de

x 
(Y

ea
r %

s =
 In

de
x 

10
0)

Index
Bay Area

Index
San Mateo County

Index
Portola Valley



APPENDIX B | HOUSING NEEDS DATA REPORT 

B-6 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

 
FIGURE 2: POPULATION BY AGE, 2000-2019 
Universe: Total population 
Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census Bureau, 
American Community Survey 5-Year Data (2015-2019), Table B01001. 

Looking at the senior and youth population by race can add an additional layer of understanding, as 
families and seniors of color are even more likely to experience challenges finding affordable 
housing. People of color5 make up 7.4% of seniors and 20.3% of youth under 18 (see Figure 3). 

 
FIGURE 3: SENIOR AND YOUTH POPULATION BY RACE 
Universe: Total population 

 

 
5 Here, we count all non-white racial groups. 



APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-7 

Notes: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, and an 
overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the stacked bar chart. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-G). 

2.3 RACE AND ETHNICITY 

Understanding the racial makeup of a city and region is important for designing and implementing 
effective housing policies and programs. These patterns are shaped by both market factors and 
government actions, such as exclusionary zoning, discriminatory lending practices and displacement 
that has occurred over time and continues to impact communities of color today.6 Since 2000, the 
percentage of residents in Portola Valley identifying as White has decreased – and by the same 
token the percentage of residents of all other races and ethnicities has increased – by 9.7 
percentage points, with the 2019 population standing at 3,777 (see Figure 4). In absolute terms, the 
Other Race or Multiple Races, Non-Hispanic population increased the most while the White, Non-
Hispanic population decreased the most. 

 

FIGURE 4: POPULATION BY RACE, 2000-2019 
Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate from 
racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as 
having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph 
represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data (2015-
2019), Table B03002. 

 

 
6 See, for example, Rothstein, R. (2017). The color of law: a forgotten history of how our government segregated America. New 
York, NY & London, UK: Liveright Publishing. 
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2.4 EMPLOYMENT TRENDS 

2.4.1 BALANCE OF JOBS AND WORKERS 

A city houses employed residents who either work in the community where they live or work 
elsewhere in the region. Conversely, a city may have job sites that employ residents from the same 
city, but more often employ workers commuting from outside of it. Smaller cities typically will have 
more employed residents than jobs there and export workers, while larger cities tend to have a 
surplus of jobs and import workers. To some extent the regional transportation system is set up for 
this flow of workers to the region’s core job centers. At the same time, as the housing affordability 
crisis has illustrated, local imbalances may be severe, where local jobs and worker populations are 
out of sync at a sub-regional scale. 

One measure of this is the relationship between workers and jobs. A city with a surplus of workers 
“exports” workers to other parts of the region, while a city with a surplus of jobs must conversely 
“import” them. Between 2002 and 2018, the number of jobs in Portola Valley increased by 8.2% (see 
Figure 5). 

 

FIGURE 5: JOBS IN A JURISDICTION 
Universe: Jobs from unemployment insurance-covered employment (private, state and local government) plus United States 
Office of Personnel Management-sourced Federal employment 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files, 2002-2018. 
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There are 1,702 employed residents, and 1,502 jobs7 in Portola Valley - the ratio of jobs to resident 
workers is 0.88; Portola Valley is a net exporter of workers. 

Figure 6 shows the balance when comparing jobs to workers, broken down by different wage 
groups, offering additional insight into local dynamics. A community may offer employment for 
relatively low-income workers but have relatively few housing options for those workers - or 
conversely, it may house residents who are low wage workers but offer few employment 
opportunities for them. Such relationships may cast extra light on potentially pent-up demand for 
housing in particular price categories. A relative surplus of jobs relative to residents in a given wage 
category suggests the need to import those workers, while conversely, surpluses of workers in a 
wage group relative to jobs means the community will export those workers to other jurisdictions. 
Such flows are not inherently bad, though over time, sub-regional imbalances may appear. Portola 
Valley has more low-wage jobs than low-wage residents (where low-wage refers to jobs paying less 
than $25,000). At the other end of the wage spectrum, the city has more high-wage residents than 
high-wage jobs (where high-wage refers to jobs paying more than $75,000) (see Figure 6).8 

 

FIGURE 6: WORKERS BY EARNINGS, BY JURISDICTION AS PLACE OF WORK AND PLACE OF RESIDENCE 
Universe: Workers 16 years and over with earnings 
Source: U.S. Census Bureau, American Community Survey 5-Year Data 2015-2019, B08119, B08519. 

Figure 7 shows the balance of a jurisdiction’s resident workers to the jobs located there for different 
wage groups as a ratio instead—a value of 1 means that a city has the same number of jobs in a 

 

 
7 Employed residents in a jurisdiction is counted by place of residence (they may work elsewhere) while jobs in a jurisdiction 
are counted by place of work (they may live elsewhere). The jobs may differ from those reported in Figure 5 as the source for 
the time series is from administrative data, while the cross-sectional data is from a survey. 
8 The source table is top-coded at $75,000, precluding more fine-grained analysis at the higher end of the wage spectrum. 
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wage group as it has resident workers—in principle, a balance. Values above 1 indicate a jurisdiction 
will need to import workers for jobs in a given wage group. At the regional scale, this ratio is 1.04 
jobs for each worker, implying a modest import of workers from outside the region (see Figure 7). 

 

FIGURE 7: JOBS-WORKER RATIOS, BY WAGE GROUP 
Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment 
Notes: The ratio compares job counts by wage group from two tabulations of LEHD data: Counts by place of work relative to 
counts by place of residence. See text for details. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs); 
Residence Area Characteristics (RAC) files (Employed Residents), 2010-2018. 

Such balances between jobs and workers may directly influence the housing demand in a 
community. New jobs may draw new residents, and when there is high demand for housing relative 
to supply, many workers may be unable to afford to live where they work, particularly where job 
growth has been in relatively lower wage jobs. This dynamic not only means many workers will need 
to prepare for long commutes and time spent on the road, but in the aggregate, it contributes to 
traffic congestion and time lost for all road users. 

If there are more jobs than employed residents, it means a city is relatively jobs-rich, typically also 
with a high jobs to household ratio. Thus, bringing housing into the measure, the jobs-household 
ratio in Portola Valley has increased from 0.6 in 2002, to 0.63 jobs per household in 2018 (see Figure 
8). 
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FIGURE 8: JOBS-HOUSEHOLD RATIO 
Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment; households in a jurisdiction 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. The ratio compares place of work wage and salary jobs with 
households, or occupied housing units. A similar measure is the ratio of jobs to housing units. However, this jobs-household 
ratio serves to compare the number of jobs in a jurisdiction to the number of housing units that are actually occupied. The 
difference between a jurisdiction’s jobs-housing ratio and jobs-household ratio will be most pronounced in jurisdictions with 
high vacancy rates, a high rate of units used for seasonal use, or a high rate of units used as short-term rentals. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs), 
2002-2018; California Department of Finance, E-5 (Households). 

2.4.2 SECTOR COMPOSITION 

In terms of sectoral composition, the largest industry in which Portola Valley residents work is 
Financial & Professional Services, and the largest sector in which San Mateo residents work is Health 
& Educational Services (see Figure 9). For the Bay Area as a whole, the Health & Educational Services 
industry employs the most workers. 
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FIGURE 9: RESIDENT EMPLOYMENT BY INDUSTRY 
Universe: Civilian employed population age 16 years and over 
Notes: The data displayed shows the industries in which jurisdiction residents work, regardless of the location where those 
residents are employed (whether within the jurisdiction or not). Categories are derived from the following source tables: 
Agriculture & Natural Resources: C24030_003E, C24030_030E; Construction: C24030_006E, C24030_033E; Manufacturing, 
Wholesale & Transportation: C24030_007E, C24030_034E, C24030_008E, C24030_035E, C24030_010E, C24030_037E; Retail: 
C24030_009E, C24030_036E; Information: C24030_013E, C24030_040E; Financial & Professional Services: C24030_014E, 
C24030_041E, C24030_017E, C24030_044E; Health & Educational Services: C24030_021E, C24030_024E, C24030_048E, 
C24030_051E; Other: C24030_027E, C24030_054E, C24030_028E, C24030_055E 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24030. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-06. 

2.5 EXTREMELY LOW-INCOME HOUSEHOLDS 

Despite the economic and job growth experienced throughout the region since 1990, the income 
gap has continued to widen. California is one of the most economically unequal states in the nation, 
and the Bay Area has the highest income inequality between high- and low-income households in 
the state.9 

In Portola Valley, 73.3% of households make more than 100% of the Area Median Income (AMI),10 
compared to 6.9% making less than 30% of AMI, which is considered extremely low-income (see 
Figure 10). 

 

 
9 Bohn, S.et al. 2020. Income Inequality and Economic Opportunity in California. Public Policy Institute of California. 
10 Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), 
and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. Households making between 80 and 120 percent of the AMI are moderate-income, those making 50 to 
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FIGURE 10: HOUSEHOLDS BY HOUSEHOLD INCOME LEVEL 
Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. The data that is reported for the Bay Area is not based on a regional AMI but instead refers to the 
regional total of households in an income group relative to the AMI for the county where that household is located. Local 
jurisdictions are required to provide an estimate for their projected extremely low-income households (0-30% AMI) in their 
Housing Elements. HCD’s official Housing Element guidance notes that jurisdictions can use their RHNA for very low-income 
households (those making 0-50% AMI) to calculate their projected extremely low-income households. As Bay Area jurisdictions 
have not yet received their final RHNA numbers, this document does not contain the required data point of projected extremely 
low-income households. The report portion of the housing data needs packet contains more specific guidance for how local staff 
can calculate an estimate for projected extremely low-income households once jurisdictions receive their 6th cycle RHNA 
numbers. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Regionally, more than half of all households make more than 100% AMI, while 15% make less than 
30% AMI. In San Mateo County, 30% AMI is the equivalent to the annual income of $44,000 for a 
family of four. Many households with multiple wage earners—including food service workers, full-
time students, teachers, farmworkers, and healthcare professionals—can fall into lower AMI 
categories due to relatively stagnant wages in many industries. 

Regionally, more than half of all households make more than 100% AMI, while 15% make less than 
30% AMI. In Contra Costa County, 30% AMI is the equivalent to the annual income of $34,850 for a 
family of four. Many households with multiple wage earners – including food service workers, full-

 

 
80 percent are low-income, those making 30 to 50 percent are very low-income, and those making less than 30 percent are 
extremely low-income. This is then adjusted for household size. 
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time students, teachers, farmworkers, and healthcare professionals – can fall into lower AMI 
categories due to relatively stagnant wages in many industries. 

HCD’s guidance notes that instead of using use U.S. Census data to calculate the percentage of very 
low-income RHNA that qualifies for extremely low-income households, local jurisdictions can 
presume that 50% of their RHNA for very low-income households qualifies for extremely low-income 
households. In Portola Valley, the RHNA for very low-income households is 73, which means that 
half, or 37 units, will qualify for extremely low-income households. Throughout the region, there are 
disparities between the incomes of homeowners and renters. Typically, the number of low-income 
renters greatly outpaces the amount of housing available that is affordable for these households. 

In Portola Valley, the largest proportion of renters falls in the Greater than 100% of AMI income 
group, while the largest proportion of homeowners are found in the Greater than 100% of AMI 
group (see Figure 11). 

 

FIGURE 11: HOUSEHOLD INCOME LEVEL BY TENURE 
Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 
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Currently, people of color are more likely to experience poverty and financial instability because of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents.11 These economic disparities also leave communities of color at higher 
risk for housing insecurity, displacement or homelessness. In Portola Valley, American Indian or 
Alaska Native (Hispanic and Non-Hispanic) residents experience the highest rates of poverty, 
followed by White (Hispanic and Non-Hispanic) residents (see Figure 12). 

 

FIGURE 12: POVERTY STATUS BY RACE 
Universe: Population for whom poverty status is determined 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income (AMI). For this table, the Census Bureau does not disaggregate racial groups by 
Hispanic/Latinx ethnicity. However, data for the white racial group is also reported for white householders who are not 
Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may have very different experiences within the 
housing market and the economy from those who identify as white and non-Hispanic/Latinx, data for multiple white sub-groups 
are reported here. The racial/ethnic groups reported in this table are not all mutually exclusive. Therefore, the data should 
not be summed as the sum exceeds the population for whom poverty status is determined for this jurisdiction. However, all 
groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the data for these groups is equivalent to 
the population for whom poverty status is determined. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17001(A-I). 

2.6 TENURE 

The number of residents who own their homes compared to those who rent their homes can help 
identify the level of housing insecurity – ability for individuals to stay in their homes – in a city and 
region. Generally, renters may be displaced more quickly if prices increase. In Portola Valley there 
are a total of 1,685 housing units, and fewer residents rent than own their homes: 22.6% versus 

 

 
11 Moore, E., Montojo, N. and Mauri, N., 2019. Roots, Race & Place: A History of Racially Exclusionary Housing the San 
Francisco Bay Area. Hass Institute. 
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77.4% (see Figure 13). By comparison, 39.8% of households in San Mateo County are renters, while 
44% of Bay Area households rent their homes. 

 

FIGURE 13: HOUSING TENURE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003. 

Homeownership rates often vary considerably across race/ethnicity in the Bay Area and throughout 
the country. These disparities not only reflect differences in income and wealth but also stem from 
federal, state, and local policies that limited access to homeownership for communities of color 
while facilitating homebuying for white residents. While many of these policies, such as redlining, 
have been formally disbanded, the impacts of race-based policy are still evident across Bay Area 
communities. 12  In Portola Valley, 100.0% of Black households owned their homes, while 
homeownership rates were 100.0% for Asian households, 100.0% for Latinx households, and 77.1% 
for White households. Notably, recent changes to state law require local jurisdictions to examine 
these dynamics and other fair housing issues when updating their Housing Elements. 

 

 
12 See, for example, Rothstein, R. (2017). The color of law: a forgotten history of how our government segregated America. 
New York, NY & London, UK: Liveright Publishing. 
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FIGURE 14: HOUSING TENURE BY RACE OF HOUSEHOLDER 
Universe: Occupied housing units 
Notes: For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the 
white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as white 
and Hispanic/Latinx may have very different experiences within the housing market and the economy from those who identify 
as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in 
this table are not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of 
occupied housing units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, 
and the sum of the data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003(A-I). 

The age of residents who rent or own their home can also signal the housing challenges a 
community is experiencing. Younger households tend to rent and may struggle to buy a first home 
in the Bay Area due to high housing costs. At the same time, senior homeowners seeking to 
downsize may have limited options in an expensive housing market. 

In Portola Valley, 0.0% of householders between the ages of 25 and 44 are renters, while 26.1% of 
householders over 65 are (see Figure 15). 
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FIGURE 15: HOUSING TENURE BY AGE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25007. 

In many cities, homeownership rates for households in single-family homes are substantially higher 
than the rates for households in multi-family housing. In Portola Valley, 84.7% of households in 
detached single-family homes are homeowners, while 17.4% of households in multi-family housing 
are homeowners (see Figure 16). 

 

FIGURE 16: HOUSING TENURE BY HOUSING TYPE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25032. 



APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-19 

2.7 DISPLACEMENT 

Because of increasing housing prices, displacement is a major concern in the Bay Area. 
Displacement has the most severe impacts on low- and moderate-income residents. When 
individuals or families are forced to leave their homes and communities, they also lose their support 
network. 

The University of California, Berkeley has mapped all neighborhoods in the Bay area, identifying 
their risk for gentrification. They find that in Portola Valley, 0.0% of households live in 
neighborhoods that are susceptible to or experiencing displacement and 0.0% live in neighborhoods 
at risk of or undergoing gentrification. 

 

FIGURE 17: HOUSEHOLDS BY DISPLACEMENT RISK AND TENURE 
Universe: Households 
Notes: Displacement data is available at the census tract level. Staff aggregated tracts up to jurisdiction level using census 2010 
population weights, assigning a tract to jurisdiction in proportion to block level population weights. Total household count may 
differ slightly from counts in other tables sourced from jurisdiction level sources. Categories are combined as follows for 
simplicity: At risk of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive 
At risk of or Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification 
Stable Moderate/Mixed Income: Stable Moderate/Mixed Income Susceptible to or Experiencing Displacement: Low-
Income/Susceptible to Displacement; Ongoing Displacement Other: High Student Population; Unavailable or Unreliable Data 
Source: Urban Displacement Project for classification, American Community Survey 5-Year Data (2015-2019), Table B25003 for 
tenure. 
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Equally important, some neighborhoods in the Bay Area do not have housing appropriate for a 
broad section of the workforce. UC Berkeley estimates that 100.0% of households in Portola Valley 
live in neighborhoods where low-income households are likely to be excluded due to prohibitive 
housing costs.13 

 

 
13 More information about this gentrification and displacement data is available at the Urban Displacement Project’s 
webpage: https://www.urbandisplacement.org/. Specifically, one can learn more about the different 
gentrification/displacement typologies shown in Figure 18 at this link: https://www.urbandisplacement.org/sites/default/ 
files/typology_sheet_2018_0.png. Additionally, one can view maps that show which typologies correspond to which parts of a 
jurisdiction here: https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement 

https://www.urbandisplacement.org/
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png
https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement
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3. HOUSING STOCK CHARACTERISTICS 

3.1 HOUSING TYPES, YEAR BUILT, VACANCY, AND PERMITS 

In recent years, most housing produced in the region and across the state consisted of single-family 
homes and larger multi-unit buildings. However, some households are increasingly interested in 
“missing middle housing” – including duplexes, triplexes, townhomes, cottage clusters and accessory 
dwelling units (ADUs). These housing types may open up more options across incomes and tenure, 
from young households seeking homeownership options to seniors looking to downsize and age-in-
place. 

It is important to the Town of Portola Valley to have a variety of housing types to meet the needs of 
a community today and in the future, as indicated in the Housing Strategic Plan adopted in 2016 that 
emphasizes the needs of seniors, young people, and workers. High-cost areas, like Portola Valley, 
often have difficulty attracting and retaining important vital employees such as teachers, fire 
fighters, health care professionals, food service providers, and other essential workers that are 
important to the health and well-being of the Town.  In 2020, 81.1% of homes in Portola Valley were 
single family detached, 0.0% were single family attached, 2.1% were small multifamily (2-4 units), 
and while Census data indicates that 16.8% were medium or large multifamily (5+ units) (see Figure 
18). Within the town of Portola Valley, multi-family units are comprised of units located at the 
Sequoias, a multi-unit buy-in retirement community located in the central portion of the Town along 
Portola Road. In Portola Valley, the housing type that experienced the most growth between 2010 
and 2020 was Single-Family Home: Detached. 
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FIGURE 18: HOUSING TYPE TRENDS 
Universe: Housing units 
Source: California Department of Finance, E-5 series. 

Production has not kept up with housing demand for several decades in the Bay Area, as the total 
number of units built and available has not yet come close to meeting the population and job 
growth experienced throughout the region. In Portola Valley, the largest proportion of the housing 
stock was built 1960 to 1979, with 763 units constructed during this period (see Figure 19). Since 
2010, 4.4% of the current housing stock was built, which is 80 units. 
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FIGURE 19: HOUSING UNITS BY YEAR STRUCTURE BUILT 
Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25034. 

Vacant units make up 7.7% of the overall housing stock in Portola Valley. The rental vacancy stands 
at 0.0%, while the ownership vacancy rate is 2.8%. Of the vacant units, the most common type of 
vacancy is For Seasonal, Recreational, Or Occasional Use (see Figure 20).14 

Throughout the Bay Area, vacancies make up 2.6% of the total housing units, with homes listed for 
rent; units used for recreational or occasional use, and units not otherwise classified (other vacant) 
making up the majority of vacancies. The Census Bureau classifies a unit as vacant if no one is 
occupying it when census interviewers are conducting the American Community Survey or Decennial 
Census. Vacant units classified as “for recreational or occasional use” are those that are held for 
short-term periods of use throughout the year. Accordingly, vacation rentals and short-term rentals 
like Airbnb are likely to fall in this category. The Census Bureau classifies units as “other vacant” if 
they are vacant due to foreclosure, personal/family reasons, legal proceedings, repairs/renovations, 
abandonment, preparation for being rented or sold, or vacant for an extended absence for reasons 

 

 
14 The vacancy rates by tenure are for a smaller universe than the total vacancy rate first reported, which in principle includes 
the full stock (7.7%). The vacancy by tenure counts are rates relative to the rental stock (occupied and vacant) and ownership 
stock (occupied and vacant) - but exclude a significant number of vacancy categories, including the numerically significant 
other vacant. 
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such as a work assignment, military duty, or incarceration.15 In a region with a thriving economy and 
housing market like the Bay Area, units being renovated/repaired and prepared for rental or sale are 
likely to represent a large portion of the “other vacant” category. Additionally, the need for seismic 
retrofitting in older housing stock could also influence the proportion of “other vacant” units in some 
jurisdictions.16 

 
FIGURE 20: VACANT UNITS BY TYPE 
Universe: Vacant housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25004. 

 

 
15  For more information, see pages 3 through 6 of this list of definitions prepared by the Census Bureau: 
https://www.census.gov/housing/hvs/definitions.pdf. 
16 See Dow, P. (2018). Unpacking the Growth in San Francisco’s Vacant Housing Stock: Client Report for the San Francisco 
Planning Department. University of California, Berkeley. 

TABLE 2: HOUSING PERMITTING 

Income Group Value 
Above Moderate-Income Permits 28 

Very Low-Income Permits 8 

Moderate-Income Permits 5 

Low-Income Permits 2 
Universe: Housing permits issued between 2015 and 2019 
Notes: HCD uses the following definitions for the four income 
categories: Very Low-Income: units affordable to households making 
less than 50% of the Area Median Income (AMI) for the county in 
which the jurisdiction is located. Low-Income: units affordable to 
households making between 50% and 80% of the AMI for the county 
in which the jurisdiction is located. Moderate-Income: units affordable 
to households making between 80% and 120% of the AMI for the 
county in which the jurisdiction is located. Above Moderate-Income: 
units affordable to households making above 120% of the AMI for the 

https://www.census.gov/housing/hvs/definitions.pdf
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Between 2015 and 2019, 43 housing units were 
issued permits in Portola Valley. 65.1% of 
permits issued in Portola Valley were for above 
moderate-income housing, 11.6% were for 
moderate-income housing, and 23.3% were for 
low- or very low-income housing (see Table 2). 

3.2 ASSISTED HOUSING DEVELOPMENTS AT-RISK OF CONVERSION 

While there is an immense need to produce new affordable housing units, ensuring that the existing 
affordable housing stock remains affordable is equally important. Additionally, it is typically faster 
and less expensive to preserve currently affordable units that are at risk of converting to market-
rate than it is to build new affordable housing. 

The data in the table below comes from the California Housing Partnership’s Preservation Database, 
the state’s most comprehensive source of information on subsidized affordable housing at risk of 
losing its affordable status and converting to market-rate housing. However, this database does not 
include all deed-restricted affordable units in the state, so there may be at-risk assisted units in a 
jurisdiction that are not captured in this data table. There are 0 assisted units in Portola Valley in the 
Preservation Database. Of these units, 0.0% are at High Risk or Very High Risk of conversion.17 

TABLE 3: ASSISTED UNITS AT RISK OF CONVERSION 

Income Portola Valley San Mateo County Bay Area 
Low 0 4,656 110,177 

Moderate 0 191 3,375 

High 0 359 1,854 

Very High 0 58 1,053 

Total Assisted Units in Database 0 5,264 116,459 
Universe: HUD, Low-Income Housing Tax Credit (LIHTC), USDA, and CalHFA projects. Subsidized or assisted developments that do 
not have one of the aforementioned financing sources may not be included. 
Notes: While California Housing Partnership’s Preservation Database is the state’s most comprehensive source of information on 
subsidized affordable housing at risk of losing its affordable status and converting to market-rate housing, this database does not 
include all deed-restricted affordable units in the state. Consequently, there may be at-risk assisted units in a jurisdiction that are 
not captured in this data table. Per HCD guidance, local jurisdictions must also list the specific affordable housing developments 

 

 
17 California Housing Partnership uses the following categories for assisted housing developments in its database: 
Very-High Risk: affordable homes that are at-risk of converting to market rate within the next year that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a large/stable non-
profit, mission-driven developer. 

TABLE 2: HOUSING PERMITTING 

Income Group Value 
county in which the jurisdiction is located. 
Source: California Department of Housing and Community 
Development (HCD), 5th Cycle Annual Progress Report Permit 
Summary (2020). 
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at-risk of converting to market rate uses. This document provides aggregate numbers of at-risk units for each jurisdiction, but local 
planning staff should contact Danielle Mazzella with the California Housing Partnership at dmazzella@chpc.net to obtain a list of 
affordable properties that fall under this designation. California Housing Partnership uses the following categories for assisted 
housing developments in its database: Very-High Risk: affordable homes that are at-risk of converting to market rate within the 
next year that do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-
profit, mission-driven developer. High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years 
that do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, 
mission-driven developer. Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that 
do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-
driven developer. Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a 
large/stable non-profit, mission-driven developer. 
Source: California Housing Partnership, Preservation Database (2022). 

3.3 SUBSTANDARD HOUSING 

Housing costs in the region are among the highest in the country, which could result in households, 
particularly renters, needing to live in substandard conditions in order to afford housing. Generally, 
there is limited data on the extent of substandard housing issues in a community. However, Census 
Bureau data gives a sense of some of the substandard conditions that may be present, specifically a 
lack of kitchen and plumbing facilities which is often used as an indicator of substandard housing 
conditions. Per US Census Data, 31.8% of renters in Portola Valley reported lacking a kitchen and 0% 
of renters lack plumbing, whereas 1.2% of property owners in the Town report lacking a kitchen and 
0% of property owners report lacking plumbing. It is likely that the high number of renters reporting 
a lack of kitchen facilities in the Town may be attributed to The Sequoias retirement community 
located off Portola Road. This facility accommodates over 300 senior citizens and offers meal 
plans/packages to residents as well as studio living arrangements.  

In addition to lacking plumbing or kitchen facilities, the age of a community’s housing stock can 
provide another indicator of overall housing conditions. Typically, housing over 30 years in age is 
likely to have rehabilitation needs that may include new plumbing, roof repairs, foundation work, 
and other repairs. In Portola Valley, the largest proportion of the housing stock was built between 
1960 to 1979, with 763 units constructed during this period. While most of the Town’s housing stock 
was constructed prior to the 30-year benchmark, due to the Town’s high household incomes which 
allow for routine maintenance and improvements, the age of units in the Town is not believed to 
contribute to substandard housing conditions. More so, existing homes in the Town are bought and 
sold, new owners are anticipated to remodel and update housing units. Based on the above data, 
staff estimates that approximately 10 ownership units may require rehabilitation, mostly due to long 
term owners, or children of long-term owners, that may own property but lack discretionary income 
to fund improvements. 

mailto:dmazzella@chpc.net
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FIGURE 21: SUBSTANDARD HOUSING ISSUES 
Universe: Occupied housing units 
Notes: Per HCD guidance, this data should be supplemented by local estimates of units needing to be rehabilitated or replaced 
based on recent windshield surveys, local building department data, knowledgeable builders/developers in the community, or 
nonprofit housing developers or organizations. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25053, Table B25043, Table B25049. 

3.4 HOME AND RENT VALUES 

Home prices reflect a complex mix of supply and demand factors, including an area’s demographic 
profile, labor market, prevailing wages, and job outlook, coupled with land and construction costs. In 
the Bay Area, the costs of housing have long been among the highest in the nation. The typical home 
value in Portola Valley was estimated at $4,109,050 by December of 2020, per data from Zillow. The 
largest proportion of homes were valued between $2M+ (see Figure 22). By comparison, the typical 
home value is $1,418,330 in San Mateo County and $1,077,230 the Bay Area, with the largest share 
of units valued $1m-$1.5m (county) and $500k-$750k (region). 

The region’s home values have increased steadily since 2000, besides a decrease during the Great 
Recession. The rise in home prices has been especially steep since 2012, with the median home 
value in the Bay Area nearly doubling during this time. Since 2001, the typical home value has 
increased 184.6% in Portola Valley from $1,443,590 to $4,109,050. This change is above the change 
in San Mateo County, and above the change for the region (see Figure 23). 
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FIGURE 22: HOME VALUES OF OWNER-OCCUPIED UNITS 
Universe: Owner-occupied units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25075. 

 

FIGURE 23: ZILLOW HOME VALUE INDEX (ZHVI) 
Universe: Owner-occupied housing units 
Notes: Zillow describes the ZHVI as a smoothed, seasonally adjusted measure of the typical home value and market changes 
across a given region and housing type. The ZHVI reflects the typical value for homes in the 35th to 65th percentile range. The 
ZHVI includes all owner-occupied housing units, including both single-family homes and condominiums. More information on the 
ZHVI is available from Zillow. The regional estimate is a household-weighted average of county-level ZHVI files, where 
household counts are yearly estimates from DOF’s E-5 series For unincorporated areas, the value is a population weighted 
average of unincorporated communities in the county matched to census-designated population counts. 
Source: Zillow, Zillow Home Value Index (ZHVI). 



APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-29 

Similar to home values, rents have also increased dramatically across the Bay Area in recent years. 
Many renters have been priced out, evicted or displaced, particularly communities of color. 
Residents finding themselves in one of these situations may have had to choose between 
commuting long distances to their jobs and schools or moving out of the region, and sometimes, out 
of the state. 

In Portola Valley, the largest proportion of rental units rented in the Rent $3000 or more category, 
totaling 49.4%, followed by 15.3% of units renting in the Rent $1500-$2000 category (see Figure 24). 
Looking beyond the city, the largest share of units is in the $3000 or more category (county) 
compared to the $1500-$2000 category for the region as a whole. 

 

FIGURE 24: CONTRACT RENTS FOR RENTER-OCCUPIED UNITS 
Universe: Renter-occupied housing units paying cash rent 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25056. 

Since 2009, the median rent has increased by 47.1% in Portola Valley, from $2,000 to $2,940 per 
month (see Figure 25). In San Mateo County, the median rent has increased 41.1%, from $1,560 to 
$2,200. The median rent in the region has increased significantly during this time from $1,200 to 
$1,850, a 54% increase.18 

 

 
18 While the data on home values shown in Figure 23 comes from Zillow, Zillow does not have data on rent prices available for 
most Bay Area jurisdictions. To have a more comprehensive dataset on rental data for the region, the rent data in this 
document comes from the U.S. Census Bureau’s American Community Survey, which may not fully reflect current rents. Local 
jurisdiction staff may want to supplement the data on rents with local realtor data or other sources for rent data that are 
more current than Census Bureau data. 
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FIGURE 25: MEDIAN CONTRACT RENT 
Universe: Renter-occupied housing units paying cash rent 
Notes: For unincorporated areas, median is calculated using distribution in B25056. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data releases, starting with 2005-2009 through 2015-2019, 
B25058, B25056 (for unincorporated areas). County and regional counts are weighted averages of jurisdiction median using 
B25003 rental unit counts from the relevant year. 

3.5 OVERPAYMENT AND OVERCROWDING 

A household is considered “cost-burdened” if it spends more than 30% of its monthly income on 
housing costs, while those who spend more than 50% of their income on housing costs are 
considered “severely cost-burdened.” Low-income residents are the most impacted by high housing 
costs and experience the highest rates of cost burden. Spending such large portions of their income 
on housing puts low-income households at higher risk of displacement, eviction, or homelessness. 
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FIGURE 26: COST BURDEN BY TENURE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25070, B25091. 

In Portola Valley, 13.5% of households spend 50% or more of their income on housing, while 12.9% 
spend 30% to 50%. However, these rates vary greatly across income categories (see Figure 27). For 
example, 71.4% of Portola Valley households making less than 30% of AMI spend the majority of 
their income on housing. For Portola Valley residents making more than 100% of AMI, just 3.8% are 
severely cost-burdened, and 90.2% of those making more than 100% of AMI spend less than 30% of 
their income on housing. 

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola Valley, 
17.1% of households spend 30% to 50% of their income on housing and are considered “cost 
burdened” while 11.7% of households are severely cost burdened and use over 50% of their income 
for housing. There are disparities in housing cost burden in Portola Valley by tenure, while 20.2% of 
property owners experience cost burden, 46.9% of renters experience the same. This disparity may 
be attributed to the Bay Area’s relatively high housing prices, as well as a lack of affordable rental 
housing options within the Town, relative to need.  
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FIGURE 27: COST BURDEN BY INCOME LEVEL 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Currently, people of color are more likely to experience poverty and financial instability because of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents. As a result, they often pay a greater percentage of their income on 
housing, and in turn, are at a greater risk of housing insecurity. 

White, Non-Hispanic residents are the most cost burdened with 14.1% spending 30% to 50% of their 
income on housing, and White, Non-Hispanic residents are the most severely cost burdened with 
14.4% spending more than 50% of their income on housing (see Figure 28). 
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FIGURE 28: COST BURDEN BY RACE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having 
Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent those 
who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Large family households often have special housing needs due to a lack of adequately sized 
affordable housing available. The higher costs required for homes with multiple bedrooms can 
result in larger families experiencing a disproportionate cost burden than the rest of the population 
and can increase the risk of housing insecurity. 

In Portola Valley, 0.0% of large family households experience a cost burden of 30%-50%, while 0.0% 
of households spend more than half of their income on housing. Some 13.7% of all other 
households have a cost burden of 30%-50%, with 14.3% of households spending more than 50% of 
their income on housing (see Figure 29). 
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FIGURE 29: COST BURDEN BY HOUSEHOLD SIZE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

When cost-burdened seniors are no longer able to make house payments or pay rents, 
displacement from their homes can occur, putting further stress on the local rental market or 
forcing residents out of the community they call home. Understanding how seniors might be cost-
burdened is of particular importance due to their special housing needs, particularly for low-income 
seniors. 71.4% of seniors making less than 30% of AMI are spending the majority of their income on 
housing. For seniors making more than 100% of AMI, 94.5% are not cost-burdened and spend less 
than 30% of their income on housing (see Figure 30). 
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FIGURE 30: COST-BURDENED SENIOR HOUSEHOLDS BY INCOME LEVEL 
Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Cost burden is 
the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities). For owners, 
housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association fees, insurance, and real 
estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly income, while 
severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income. Income groups are 
based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine 
county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Overcrowding occurs when the number of people living in a household is greater than the home 
was designed to hold. There are several different standards for defining overcrowding, but this 
report uses the Census Bureau definition, which is more than one occupant per room (not including 
bathrooms or kitchens). Additionally, the Census Bureau considers units with more than 1.5 
occupants per room to be severely overcrowded. 

Overcrowding is often related to the cost of housing and can occur when demand in a city or region 
is high. In many cities, overcrowding is seen more amongst those that are renting, with multiple 
households sharing a unit to make it possible to stay in their communities. In Portola Valley, 0.0% of 
households that rent are severely overcrowded (more than 1.5 occupants per room), compared to 
0.0% of households that own (see Figure 31). In Portola Valley, 8.1% of renters experience moderate 
overcrowding (1 to 1.5 occupants per room), compared to 0.0% for those own. 
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FIGURE 31: OVERCROWDING BY TENURE AND SEVERITY 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Overcrowding often disproportionately impacts low-income households. 0.0% of very low-income 
households (below 50% AMI) experience severe overcrowding, while 0.0% of households above 
100% experience this level of overcrowding (see Figure 32). 

 

FIGURE 32: OVERCROWDING BY INCOME LEVEL AND SEVERITY 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. Income groups are based on 
HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine county 
Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda 
and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa 
Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano 
County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 
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Communities of color are more likely to experience overcrowding similar to how they are more likely 
to experience poverty, financial instability, and housing insecurity. People of color tend to 
experience overcrowding at higher rates than White residents. In Portola Valley, the racial group 
with the largest overcrowding rate is White, Non-Hispanic (see Figure 33) 

 

FIGURE 33: OVERCROWDING BY RACE 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. For this table, the Census 
Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the white racial group is also 
reported for white householders who are not Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may 
have very different experiences within the housing market and the economy from those who identify as white and non-
Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in this table are not 
all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of occupied housing 
units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the 
data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25014. 
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4. SPECIAL HOUSING NEEDS 
Some population groups may have special housing needs that require specific program responses, 
and these groups may experience barriers to accessing stable housing due to their specific housing 
circumstances. Government Code section 65583, subdivision (a)(7) requires each jurisdiction to 
include analyses for the following populations: large households, female-headed households, senior 
households, persons with disabilities (including developmental disabilities), homeless, and 
farmworkers. 

4.1 LARGE HOUSEHOLDS 

Large households often have different housing needs than smaller households. If a city’s rental 
housing stock does not include larger apartments, large households who rent could end up living in 
overcrowded conditions. In Portola Valley, for large households with 5 or more persons, most units 
(89.6%) are owner occupied (see Figure 34). In 2017, 0.0% of large households were very low-income, 
earning less than 50% of the AMI. 

 

FIGURE 34: HOUSEHOLD SIZE BY TENURE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25009. 
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The unit sizes available in a community affect the household sizes that can access that community. 
Large families are generally served by housing units with 3 or more bedrooms, of which there are 
1,374 units in Portola Valley. Among these large units with 3 or more bedrooms, 9.9% are owner-
occupied and 90.1% are renter occupied (see Figure 35). 

 

FIGURE 35: HOUSING UNITS BY NUMBER OF BEDROOMS 
Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25042. 

4.2 FEMALE-HEADED HOUSEHOLDS 

Households headed by one person are often at greater risk of housing insecurity, particularly 
female-headed households, who may be supporting children or a family with only one income. In 
Portola Valley, the largest proportion of households is Married-couple Family Households at 64.2% 
of total, while Female-Headed Households make up 5.8% of all households. 
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FIGURE 36: HOUSEHOLD TYPE 
Universe: Households 
Notes: For data from the Census Bureau, a “family household” is a household where two or more people are related by birth, 
marriage, or adoption. “Non-family households” are households of one person living alone, as well as households where none of 
the people are related to each other. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B11001. 

Female-headed households with children may face particular housing challenges, with pervasive 
gender inequality resulting in lower wages for women. Moreover, the added need for childcare can 
make finding a home that is affordable more challenging. 

In Portola Valley, 0.0% of female-headed households with children fall below the Federal Poverty 
Line, while 0.0% of female-headed households without children live in poverty (see Figure 37). 
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FIGURE 37: FEMALE-HEADED HOUSEHOLDS BY POVERTY STATUS 
Universe: Female Households 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income (AMI). 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17012. 

4.3 SENIORS 

Senior households often experience a combination of factors that can make accessing or keeping 
affordable housing a challenge. They often live on fixed incomes and are more likely to have 
disabilities, chronic health conditions and/or reduced mobility. 

Seniors who rent may be at even greater risk for housing challenges than those who own, due to 
income differences between these groups. The largest proportion of senior households who rent 
make Greater than 100% of AMI, while the largest proportion of senior households who are 
homeowners falls in the income group Greater than 100% of AMI (see Figure 38). 
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FIGURE 38: SENIOR HOUSEHOLDS BY INCOME AND TENURE 
Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Income groups 
are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the 
nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

4.4 PEOPLE WITH DISABILITIES 

People with disabilities face additional housing challenges. Encompassing a broad group of 
individuals living with a variety of physical, cognitive, and sensory impairments, many people with 
disabilities live on fixed incomes and are in need of specialized care, yet often rely on family 
members for assistance due to the high cost of care. 

When it comes to housing, people with disabilities are not only in need of affordable housing but 
accessibly designed housing, which offers greater mobility and opportunity for independence. 
Unfortunately, the need typically outweighs what is available, particularly in a housing market with 
such high demand. People with disabilities are at a high risk for housing insecurity, homelessness, 
and institutionalization, particularly when they lose aging caregivers. Figure 39 shows the rates at 
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which different disabilities are present among residents of Portola Valley. Overall, 10.2% of people in 
Portola Valley have a disability of any kind.19 

 

 

FIGURE 39: DISABILITY BY TYPE 
Universe: Civilian noninstitutionalized population 18 years and over 
Notes: These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one 
disability. These counts should not be summed. The Census Bureau provides the following definitions for these disability types: 
Hearing difficulty: deaf or has serious difficulty hearing. Vision difficulty: blind or has serious difficulty seeing even with 
glasses. Cognitive difficulty: has serious difficulty concentrating, remembering, or making decisions. Ambulatory difficulty: has 
serious difficulty walking or climbing stairs. Self-care difficulty: has difficulty dressing or bathing. Independent living difficulty: 
has difficulty doing errands alone such as visiting a doctor’s office or shopping. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B18102, Table B18103, Table B18104, 
Table B18105, Table B18106, Table B18107. 

State law also requires Housing Elements to examine the housing needs of people with 
developmental disabilities. Developmental disabilities are defined as severe, chronic, and attributed 
to a mental or physical impairment that begins before a person turns 18 years old. This can include 
Down’s Syndrome, autism, epilepsy, cerebral palsy, and mild to severe mental retardation. Some 
people with developmental disabilities are unable to work, rely on Supplemental Security Income, 
and live with family members. In addition to their specific housing needs, they are at increased risk 
of housing insecurity after an aging parent or family member is no longer able to care for them.20 

 

 
19 These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one 
disability. These counts should not be summed. 
20 For more information or data on developmental disabilities in your jurisdiction, contact the Golden Gate Regional Center 
for Marin, San Francisco and San Mateo Counties; the North Bay Regional Center for Napa, Solano and Sonoma Counties; the 
Regional Center for the East Bay for Alameda and Contra Costa Counties; or the San Andreas Regional Center for Santa Clara 
County. 
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According to the California Department of Developmental Services, in Portola Valley, of the 
population with a developmental disability, children under the age of 18 make up 50.0%, while 
adults account for 50.0%. 

TABLE 4: POPULATION WITH DEVELOPMENTAL DISABILITIES BY AGE 

Age Group Value 
Age 18+ 3 

Age Under 18 3 
Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the 
coordination and delivery of services to more than 330,000 Californians with developmental 
disabilities including cerebral palsy, intellectual disability, Down syndrome, autism, epilepsy, 
and related conditions. The California Department of Developmental Services provides ZIP 
code level counts. To get jurisdiction-level estimates, ZIP code counts were crosswalked to 
jurisdictions using census block population counts from Census 2010 SF1 to determine the 
share of a ZIP code to assign to a given jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP 
Code and Age Group (2020). 
This table is included in the Data Packet Workbook as Table DISAB-04. 

The most common living arrangement for individuals with disabilities in Portola Valley is the home 
of parent /family /guardian. 

TABLE 5: POPULATION WITH DEVELOPMENTAL DISABILITIES BY RESIDENCE 

Residence Type Value 
Home of Parent /Family /Guardian 3 

Other 0 

Foster /Family Home 0 

Intermediate Care Facility 0 

Community Care Facility 0 

Independent /Supported Living 0 
Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the 
coordination and delivery of services to more than 330,000 Californians with developmental disabilities 
including cerebral palsy, intellectual disability, Down syndrome, autism, epilepsy, and related 
conditions. The California Department of Developmental Services provides ZIP code level counts. To get 
jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block 
population counts from Census 2010 SF1 to determine the share of a ZIP code to assign to a given 
jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP Code and 
Residence Type (2020). 
This table is included in the Data Packet Workbook as Table DISAB-05. 

4.5 HOMELESSNESS 

Homelessness remains an urgent challenge in many communities across the state, reflecting a 
range of social, economic, and psychological factors. Rising housing costs result in increased risks of 
community members experiencing homelessness. Far too many residents who have found 
themselves housing insecure have ended up unhoused or homeless in recent years, either 
temporarily or longer term. Addressing the specific housing needs for the unhoused population 
remains a priority throughout the region, particularly since homelessness is disproportionately 
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experienced by people of color, people with disabilities, those struggling with addiction and those 
dealing with traumatic life circumstances. In San Mateo County, the most common type of 
household experiencing homelessness is those without children in their care. Among households 
experiencing homelessness that do not have children, 75.5% are unsheltered. Of homeless 
households with children, most are sheltered in transitional housing (see Figure 40). 

 

FIGURE 40: HOMELESSNESS BY HOUSEHOLD TYPE AND SHELTER STATUS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019). 

People of color are more likely to experience poverty and financial instability because of federal and 
local housing policies that have historically excluded them from the same opportunities extended to 
white residents. Consequently, people of color are often disproportionately impacted by 
homelessness, particularly Black residents of the Bay Area. In San Mateo County, White (Hispanic 
and Non-Hispanic) residents represent the largest proportion of residents experiencing 
homelessness and account for 66.6% of the homeless population, while making up 50.6% of the 
overall population (see Figure 41). 
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FIGURE 41: RACIAL GROUP SHARE OF GENERAL AND HOMELESS POPULATIONS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. HUD does not disaggregate racial demographic data by Hispanic/Latinx ethnicity for people experiencing 
homelessness. Instead, HUD reports data on Hispanic/Latinx ethnicity for people experiencing homelessness in a separate table. 
Accordingly, the racial group data listed here includes both Hispanic/Latinx and non-Hispanic/Latinx individuals. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I). 

In San Mateo, Latinx residents represent 38.1% of the population experiencing homelessness, while 
Latinx residents comprise 24.7% of the general population (see Figure 42). 
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FIGURE 42: LATINX SHARE OF GENERAL AND HOMELESS POPULATIONS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. The data from HUD on Hispanic/Latinx ethnicity for individuals experiencing homelessness does not specify racial 
group identity. Accordingly, individuals in either ethnic group identity category (Hispanic/Latinx or non-Hispanic/Latinx) could 
be of any racial background. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I). 

Many of those experiencing homelessness are dealing with severe issues – including mental illness, 
substance abuse and domestic violence – that are potentially life threatening and require additional 
assistance. In San Mateo County, homeless individuals are commonly challenged by severe mental 
illness, with 305 reporting this condition (see Figure 43). Of those, some 62.0% are unsheltered, 
further adding to the challenge of handling the issue. 
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FIGURE 43: CHARACTERISTICS FOR THE POPULATION EXPERIENCING HOMELESSNESS, SAN MATEO 

COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. These challenges/characteristics are counted separately and are not mutually exclusive, as an individual may 
report more than one challenge/characteristic. These counts should not be summed. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019). 

San Mateo County conducted the latest point-in-time (PIT) Count on February 24, 2022. Volunteers 
were deployed to conduct an observational count of those experiencing unsheltered homelessness. 
San Mateo County conducted the unsheltered homeless survey through March 3, 2022. In both 2019 
and 2022, Portola Valley had 0 homeless individuals according to the most recent PIT San Mateo 
County data (https://www.smcgov.org/hsa/2022-one-day-homeless-count) (see Table 6). 
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TABLE 6: UNSHELTERED HOMELESS COUNT BY SAN MATEO COUNTY JURISDICTION 

City/Town 
2011  

Count 
2013  

Count 
2015  

Count 
2017  

Count 
2019  

Count 2022 Count 

Atherton 1 0 1 0 1 3 
Belmont 1 43 11 3 7 13 
Brisbane 0 34 21 19 4 6 
Burlingame 3 13 7 21 25 10 
Colma 1 7 3 1 8 1 
Daly City 44 27 32 17 66 49 
East Palo Alto 385 119 95 98 107 169 
Foster City 0 7 0 6 4 4 
Half Moon Bay 41 114 84 43 54 68 
Hillsborough 0 0 0 0 0 0 
Menlo Park 72 16 27 47 27 56 
Millbrae 1 21 8 7 9 9 
Pacifica 95 150 63 112 116 161 
Portola Valley 16 2 0 1 0 0 
Redwood City 233 306 223 94 221 245 
San Bruno 14 98 8 26 12 63 
San Carlos 9 10 20 28 30 14 
San Francisco International 
Airport 

9 5 1 3 21 14 

San Mateo 68 103 82 48 74 60 
South San Francisco 122 173 55 33 42 42 
Unincorporated 47 46 32 30 73 105 
Woodside 0 6 2 0 0 0 

Total 1,162 1,299 775 637 901 1,092 
Note: Universe: Population experiencing homelessness. 
Source: San Mateo County: Annual Point in Time Count Report. 

In Portola Valley, there were no reported students experiencing homeless in the 2019-20 school 
year. By comparison, San Mateo County has seen a 37.5% decrease in the population of students 
experiencing homelessness since the 2016-17 school year, and the Bay Area population of students 
experiencing homelessness decreased by 8.5%. During the 2019-2020 school year, there were still 
some 13,718 students experiencing homelessness throughout the region, adding undue burdens on 
learning and thriving, with the potential for longer term negative effects. 



APPENDIX B | HOUSING NEEDS DATA REPORT 

B-50 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

TABLE 7: STUDENTS IN LOCAL PUBLIC SCHOOLS EXPERIENCING HOMELESSNESS 

Academic Year Portola Valley San Mateo County Bay Area 
2016-17 0 1,910 14,990 

2017-18 0 1,337 15,142 

2018-19 0 1,934 15,427 

2019-20 0 1,194 13,718 
Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 30), 
public schools 
Notes: The California Department of Education considers students to be homeless if they are unsheltered, living in 
temporary shelters for people experiencing homelessness, living in hotels/motels, or temporarily doubled up and 
sharing the housing of other persons due to the loss of housing or economic hardship. The data used for this table was 
obtained at the school site level, matched to a file containing school locations, geocoded and assigned to jurisdiction, 
and finally summarized by geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), 
Cumulative Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020). 
This table is included in the Data Packet Workbook as Table HOMELS-05. 

4.6 FARMWORKERS 

Across the state, housing for farmworkers has been recognized as an important and unique 
concern. Farmworkers generally receive wages that are considerably lower than other jobs and may 
have temporary housing needs. Finding decent and affordable housing can be challenging, 
particularly in the current housing market. 

In Portola Valley, there were no reported students of migrant workers in the 2019-20 school year. 
The trend for the region for the past few years has been a decline of 2.4% in the number of migrant 
worker students since the 2016-17 school year. The change at the county level is a 57.1% decrease in 
the number of migrant worker students since the 2016-17 school year. 

TABLE 8: MIGRANT WORKER STUDENT POPULATION 

Academic Year Portola Valley San Mateo County Bay Area 
2016-17 0 657 4,630 

2017-18 0 418 4,607 

2018-19 0 307 4,075 

2019-20 0 282 3,976 
Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 
30), public schools 
Notes: The data used for this table was obtained at the school site level, matched to a file containing school locations, 
geocoded and assigned to jurisdiction, and finally summarized by geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), 
Cumulative Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020) 
This table is included in the Data Packet Workbook as Table FARM-01. 

According to the U.S. Department of Agriculture Census of Farmworkers, the number of permanent 
farm workers in San Mateo County has decreased since 2002, totaling 978 in 2017, while the number 
of seasonal farm workers has decreased, totaling 343 in 2017 (see Figure 44). 
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FIGURE 44: FARM OPERATIONS AND FARM LABOR BY COUNTY, SAN MATEO COUNTY 
Universe: Hired farm workers (including direct hires and agricultural service workers who are often hired through labor 
contractors) 
Notes: Farm workers are considered seasonal if they work on a farm less than 150 days in a year, while farm workers who work 
on a farm more than 150 days are considered to be permanent workers for that farm. 
Source: U.S. Department of Agriculture, Census of Farmworkers (2002, 2007, 2012, 2017), Table 7: Hired Farm Labor. 

4.7 NON-ENGLISH SPEAKERS 

California has long been an immigration gateway to the United States, which means that many 
languages are spoken throughout the Bay Area. Since learning a new language is universally 
challenging, it is not uncommon for residents who have immigrated to the United States to have 
limited English proficiency. This limit can lead to additional disparities if there is a disruption in 
housing, such as an eviction, because residents might not be aware of their rights, or they might be 
wary to engage due to immigration status concerns. In Portola Valley, 1.8% of residents 5 years and 
older identify as speaking English not well or not at all, which is below the proportion for San Mateo 
County. Throughout the region the proportion of residents 5 years and older with limited English 
proficiency is 8%. 
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FIGURE 45: POPULATION WITH LIMITED ENGLISH PROFICIENCY 
Universe: Population 5 years and over 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B16005. 
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1. REPORT CONTENT AND ORGANIZATION 
This Fair Housing Assessment follows the April 2021 State of California State Guidance for AFFH. The 
study was conducted as part of the 21 Elements process, which facilitates the completion of Housing 
Elements for all San Mateo County jurisdictions.  

Section 1. Introduction and Primary Findings 

Section 2. Fair Housing Enforcement and Outreach Capacity reviews lawsuits/enforcement 
actions/complaints against the jurisdiction; compliance with state fair housing laws and regulations; 
and jurisdictional capacity to conduct fair housing outreach and education.  

Section 3. Integration and Segregation identifies areas of concentrated segregation, degrees of 
segregation, and the groups that experience the highest levels of segregation, including racially or 
ethnically concentrated areas of poverty or affluence. 

Section 4. Access to Opportunity examines differences in access to education, transportation, 
economic development, and healthy environments.  

Section 5. Disproportionate Housing Needs identifies which groups have disproportionate 
housing needs including displacement risk.  

Section 6. Contributing Factors identifies the primary factors contributing to fair housing 
challenges.  

Section 7. Site Inventory Analysis analyzes the Sites Inventory to ensure sites for lower-income 
housing are located equitably with fair access to opportunities and resources. 

Section 8. Policies and Programs provides the plan for taking meaningful actions to improve 
access to housing and economic opportunity.  
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2. INTRODUCTION AND PRIMARY FINDINGS 

2.1 WHAT IS AFFH? 

The State of California’s 2018 Assembly Bill (AB 686) requires that all public agencies in the state 
affirmatively further fair housing (AFFH) beginning January 1, 2019. Public agencies receiving funding 
from the U.S. Department of Housing and Urban Development (HUD) are also required to 
demonstrate their commitment to AFFH. The federal obligation stems from the fair housing 
component of the federal Civil Rights Act mandating federal fund recipients to take “meaningful 
actions” to address segregation and related barriers to fair housing choice.  

AB 686 requires all public agencies to “administer programs and activities relating to housing and 
community development in a manner that affirmatively furthers fair housing and take no action 
inconsistent with this obligation.”1 

AB 686 also makes changes to Housing Element Law to incorporate requirements to AFFH as part of 
the housing element and general plan to include an analysis of fair housing outreach and capacity, 
integration and segregation, access to opportunity, disparate housing needs, and current fair housing 
practices. 
 

Source: California Department of Housing and Community Development Guidance, 2021, page 14. 

 
1 California Department of Housing and Community Development Guidance, 2021, page 9. 

AF F I RM A TIV EL Y  FU R TH ER I NG  FAI R  HO U SI NG 
“Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating 
discrimination, that overcome patterns of segregation and foster inclusive communities free from barriers 
that restrict access to opportunity based on protected characteristics. Specifically, affirmatively furthering 
fair housing means taking meaningful actions that, taken together, address significant disparities in housing 
needs and in access to opportunity, replacing segregated living patterns with truly integrated and balanced 
living patterns, transforming racially and ethnically concentrated areas of poverty into areas of opportunity, 
and fostering and maintaining compliance with civil rights and fair housing laws. The duty to affirmatively 
further fair housing extends to all of a public agency’s activities and programs relating to housing and 
community development  (Gov  Code  § 8899 50  subd  (a)(1) )” 
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2.2 HISTORY OF SEGREGATION IN THE REGION 

The United States’ oldest cities have a history of mandating 
segregated living patterns—and Northern California cities 
are no exception. ABAG, in its recent Fair Housing Equity 
Assessment, attributes segregation in the Bay Area to 
historically discriminatory practices—highlighting redlining 
and discriminatory mortgage approvals—as well as 
“structural inequities” in society, and “self-segregation” 
(i.e., preferences to live near similar people).  

Researcher Richard Rothstein’s 2017 book The Color of Law: 
A Forgotten History of How Our Government Segregated 
America chronicles how the public sector contributed to the 
segregation that exists today. Rothstein highlights several 
significant developments in the Bay Area region that played 
a large role in where the region’s non-White residents 
settled.  

Pre-civil rights San Mateo County faced resistance to racial 
integration, yet it was reportedly less direct than in some Northern California communities, taking the 
form of “blockbusting” and “steering” or intervention by public officials. These local discriminatory 
practices were exacerbated by actions of the Federal Housing Administration which excluded low-
income neighborhoods, where the majority of people of color lived, from its mortgage loan program.  

According to the San Mateo County Historical Association. San Mateo County’s early African Americans 
worked in a variety of industries, from logging, to agriculture, to restaurants and entertainment. 
Expansion of jobs, particularly related to shipbuilding during and after World War II attracted many 
new residents into the Peninsula, including the first sizable migration of African Americans. 
Enforcement of racial covenants after the war forced the migration of the county’s African Americans 
into neighborhoods where they were allowed to occupy housing—housing segregated into less 
desirable areas, next to highways, and concentrated in public housing and urban renewal 
developments.  

The private sector contributed to segregation through activities that discouraged (blockbusting) or 
prohibited (restrictive covenants) integrated neighborhoods. “White only” covenants were common in 
homeownership developments in San Mateo County, as were large lot and exclusive zoning practices. 
A prominent developer who deeds that specified that only “members of the Caucasian or White race 
shall be permitted” to occupy sold homes—the exception being “domestics in the employ[ment] on 
the premises”2  went on to develop many race-restricted neighborhoods in the Bay Area, became 
president of the National Association of Home Builders (NAHB), became national president of the 
Urban Land Institute (ULI), and was inducted into California’s Homebuilding Foundation Hall of Fame.  

 
2 https://www.nytimes.com/2020/08/14/opinion/sunday/blm-residential-segregation.html 

This history of segregation in the 
region is important not only to 
understand how residential 
settlement patterns came 
about—but, more importantly, to 
explain differences in housing 
opportunity among residents 
today. In sum, not all residents 
had the ability to build housing 
wealth or achieve economic 
opportunity. This historically 
unequal playing field in part 
determines why residents have 
different housing needs today. 
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Residents of color were denied ownership in cases where prices had been raised through 
“blockbusting.” The segregatory effect of blockbusting activities is well-documented in East Palo Alto. 
In 1954, after a White family in East Palo Alto sold their home to an African American family, the then-
president of the California Real Estate Association set up an office in East Palo Alto to scare White 
families into selling their homes (“for fear of declining property values”) to agents and speculators. 
These agents then sold these homes at over-inflated prices to African American buyers, some of 
whom had trouble making their payments. Within six years, East Palo Alto—initially established with 
“whites only” neighborhoods—became 82% African American. The FHA prevented re-integration by 
refusing to insure mortgages held by White buyers residing in East Palo Alto.  

Throughout the county, neighborhood associations and city leaders attempted to thwart integration 
of communities. Although some neighborhood residents supported integration, most did not, and it 
was not unusual for neighborhood associations to require acceptance of all new buyers. Builders with 
intentions to develop for all types of buyers (regardless of race) found that their development sites 
were rezoned by planning councils, required very large minimum lot sizes, and\or were denied public 
infrastructure to support their developments or charged prohibitively high amounts for 
infrastructure.  

The timeline of major federal Acts and court decisions related to fair housing choice and zoning and 
land use appears on the following page. As shown in the timeline, exclusive zoning practices were 
common in the early 1900s. Courts struck down only the most discriminatory and allowed those that 
would be considered today to have a “disparate impact” on classes protected by the Fair Housing Act. 
For example, the 1926 case Village of Euclid v. Amber Realty Co. (272 U.S. 365) supported the 
segregation of residential, business, and industrial uses, justifying separation by characterizing 
apartment buildings as “mere parasite(s)” with the potential to “utterly destroy” the character and 
desirability of neighborhoods. At that time, multi-family apartments were the only housing options 
for people of color, including immigrants.  

The Federal Fair Housing Act was not enacted until nearly 60 years after the first racial zoning 
ordinances appeared in U.S. cities. This coincided with a shift away from federal control over low-
income housing toward locally-tailored approaches (block grants) and market-oriented choice 
(Section 8 subsidies)—the latter of which is only effective when adequate affordable rental units are 
available. 

2.2.1 History of Portola Valley 

Portola Valley, California, sits in a peaceful valley astride the San Andreas Fault, one of the most 
dangerous earthquake faults in the world. Since incorporation in 1964, development has been slow 
and the town has kept a rural ambiance reminiscent of days gone by. The origins of the modern town 
of Portola Valley are in the logging Town of Searsville that stood along Sand Hill Road from the 1850s 
until 1891. It offered services for the men who came to cut the redwoods for the post gold rush 
building boom.  
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Major Public and Legal Actions that Influence Fair Access to Housing 
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At the dawn of the twentieth century, Andrew Hallidie (inventor of San Francisco's cable cars) lived on 
a large estate extending from Portola Road to the Skyline. He offered a portion of his Eagle Home 
Farm as a site for a school to replace the one at Searsville, and the small village of Portola developed 
around it near today's Episcopal church. The area became a place of small farms and large estates. 
Immigrants from Ireland, Portugal, Croatia, Italy, China, the Philippines, Chile, and Germany joined the 
Californios to raise strawberries, herd cattle and cut firewood. The large landowners came from San 
Francisco to escape the summer fog. A few were year-round residents. 

Extensive residential development did not begin until after World War II, and by the early 1960s, many 
residents had become alarmed by increasing pressures for housing and business expansion. 
Therefore, in 1964, they voted to incorporate to have local control over development. The goals were 
to preserve the beauty of the land, to foster low-density housing, to keep government costs low by 
having a cadre of volunteers, and to limit services to those necessary for residents. 

2.2.2 Past Affordable Housing Development Attempts 

Currently, the only multi-family housing that serves lower income residents is at the Priory School. 
The Town does not have any multi-family zoning, and several attempts at developing affordable 
housing in the town have failed. This section describes four attempts to develop affordable housing 
in Portola Valley that ultimately were abandoned by Town Council due to various levels of community 
concerns. 

Nathhorst Development 

In 2003, an affordable housing development proposed of smaller condo units was approved by the 
Town Council, as well as a zoning change to permit 5.3 houses per acre. However, the Town held a 
referendum to defeat it. The Town had an earlier affordable housing plan that was rejected by voters. 
In 2003, the council rezoned 3.6 acres near the corner of Alpine and Portola roads for 15 to 20 small 
homes. Residents concerned about higher housing densities and their presumed effects on property 
values put a referendum on the ballot, and a narrow majority overturned the zoning decision. 

Blue Oaks  

To comply with the Town’s inclusionary housing ordinance adopted in 1991, the Blue Oaks developer 
made several efforts to build eight moderate income housing units in Blue Oaks subdivision. In 1999, 
unsuccessful in their efforts to build the affordable housing, the developer conveyed the lots at Blue 
Oaks set aside for the moderate-income units to the Town. After extensive conversations with five 
affordable housing partners as well as consideration of alternative locations within the Blue Oaks 
subdivision, the Town determined that the development of eight moderate income housing units was 
not economically feasible on the Blue Oaks land. There was a negative reaction from the Blue Oaks 
residents about the implementation of the affordable units. For example, property owners said that 
potential future residents of the affordable units would not be allowed to use the Homeowners 
Association’s (HOAs) pool. It was therefore determined that the Town should investigate alternative 
options that would result in the construction of affordable units.  
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In 2009, the Town adopted an update to the Housing Element of the Town’s General Plan which 
included an option of selling the Town’s land in Blue Oaks so that the Town could pursue affordable 
housing at another site. The Town’s Blue Oaks lots (3 and 5 Buck Meadow Drive) were listed for sale 
in September 2012. The Town sold one to the Blue Oaks HOA (now permanent open space) and the 
other one was sold for market rate development. The sales generated $2,790,096 which was 
deposited to the Town’s Inclusionary Housing Fund to go toward purchasing what would become the 
Windmill property. Eventually, the $100,000 deposit for the purchase of 900 Portola Road was 
returned to the Town following the expiration of the purchase and sale agreement for the site. There 
were some suggestions to locate the affordable units on property in Los Trancos, but that idea was 
not pursued.  

Windmill School Property 

In June 2012, the Town announced its intent to purchase 900 Portola Road as a potential site for 
construction of the Housing Element required moderate income housing units. The site was the 
former location of Al’s Nursery, which had environmental contamination issues. To fund the purchase 
of 900 Portola Road for such housing, the Town would use proceeds from the sale of the Blue Oaks 
lots. A full Town Council meeting included opponents of the housing plan and advocates for Windmill 
School, a private preschool that had been considering the site for a permanent home. A notice from 
the County of San Mateo regarding progress on the hazardous material cleanup had raised concerns. 
In addition, Town residents were very concerned to lose the school, citing personal memories from 
their children attending the school. Others felt Windmill School’s proposed relocation to 990 Portola 
Road would enable the school to offer more of the programs families desired. Opponents spoke 
during the oral communications period at the start of the meeting. Speakers for the school and against 
the housing were well represented. There were not comments in favor of the affordable housing 
project. Since the matter was not on the formal agenda, the Council could not comment. The site was 
not pursued for affordable housing and Windmill School eventually gained approval for the preschool 
to move to the site. 

After the Town’s sale of the lots at Blue Oaks and attempt to purchase 900 Portola Road for affordable 
housing, several residents became aware of and interested in addressing the challenge of affordable 
housing in the community. The Town Council, therefore, established the Affordable Housing Ad-Hoc 
Committee to focus on addressing some of the challenges associated with affordable housing in town. 

2.2.3 PRIMARY FINDINGS 

This section summarizes the primary findings from the Fair Housing Assessment for Portola Valley 
including the following sections: fair housing enforcement and outreach capacity, integration and 
segregation, access to opportunity, disparate housing needs, and contributing factors and the Town’s 
fair housing action plan. 

 No fair housing complaints were filed in Portola Valley from 2017 to 2021. Even so, the Town of 
Portola Valley could improve the accessibility of fair housing information on their website and 
resources for residents experiencing housing discrimination. The Town does include information 
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on fair housing but it is located under a “State Housing Element Requirement” heading page.3 As 
part of this Update, a new program proposes elevating fair housing information to the “Housing 
in Portola Valley” page and identifying it as a resources for residents to understand and report 
housing discrimination.  

 Compared to the county overall, Portola Valley has limited racial and ethnic diversity: 
Countywide, racial/ethnic minorities account for 61% of the overall population; however, they only 
account for 18% in Portola Valley. 

 Economic diversity is also limited: 73% of households in Portola earn more than 100% AMI 
compared to 49% in the county overall. All census block groups in the town have median incomes 
above $125,000 and poverty is low throughout Portola Valley. 

 Countywide, racial and ethnic minority populations are disproportionately impacted by 
poverty, low household incomes, cost burden, overcrowding, and homelessness compared 
to the non-Hispanic White population. Additionally, racial and ethnic minorities are more likely to 
live in moderate resources areas and be denied for a home mortgage loan.  

 Similar disparities are not evident in the Town of Portola Valley, however, in part due to the limited 
racial/ethnic and economic diversity noted above. In the regional context, Portola Valley 
represents a high opportunity area with relatively low accessibility to low- and moderate-
income households, which are more likely to be racial/ethnic minorities.  

 Portola Valley is entirely contained within a single census tract—the standard geographic measure 
for “neighborhoods” in U.S. Census data products. As such, the town does not contain any 
racial/ethnic concentrations, poverty concentrations, nor concentrations of housing problems.  

 The composite opportunity score for Portola Valley shows the town to be a “highest resource area” 
and the Social Vulnerability Index (SVI) provided by the Centers for Disease Control and Prevention 
(CDC) ranks the town as “low vulnerability to a disaster (based on four themes of socioeconomic 
status, household composition, race or ethnicity, and housing and transportation).  

 Portola Valley has a slight concentration of residents with a disability with 10% of the 
population compared to 8% in the county. Even so, unemployment among residents living with 
a disability (3%) in Portola Valley is the same those without a disability (3%) and similar to the 
county overall. 

 Disparities by race and ethnicity are prevalent for home mortgage applications, particularly in 
denial rates. Hispanic (29% denial rate) and Asian households (19%) had the highest denial 
rates for mortgage loan applications in 2018 and 2019. Conversely, non-Hispanic White (15%) 
and households of unknown race/ethnicity (11%) have the lowest denial rates during the same 
time. 

 

 
3 https://www.portolavalley.net 
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3. FAIR HOUSING ENFORCEMENT AND OUTREACH 
CAPACITY 

This section discusses fair housing legal cases and inquiries, fair housing protections and 
enforcement, and outreach capacity.  

Fair housing legal cases and inquiries. California fair housing law extends beyond the protections 
in the Federal Fair Housing Act (FHA). In addition to the FHA protected classes—race, color, 
ancestry/national origin, religion, disability, sex, and familial status—California law offers 
protections for age, sexual orientation, gender identity or expression, genetic information, 
marital status, military or veteran status, and source of income (including federal housing 
assistance vouchers). 

The California Department of Fair Employment in Housing (DFEH) was established in 1980 and is now 
the largest civil rights agency in the United States. According to their website, the DFEH’s mission 
is, “to protect the people of California from unlawful discrimination in employment, housing and 
public accommodations (businesses) and from hate violence and human trafficking in accordance 
with the Fair Employment and Housing Act (FEHA), Unruh Civil Rights Act, Disabled Persons Act, and 
Ralph Civil Rights Act.”4 

DFEH receives, evaluates, and investigates fair housing complaints. DFEH plays a particularly 
significant role in investigating fair housing complaints against protected classes that are not included 
in federal legislation and therefore not investigated by HUD. DFEH’s website provides detailed 
instructions for filing a complaint, the complaint process, appealing a decision, and other frequently 
asked questions.5 Fair housing complaints can also be submitted to HUD for investigation. 

Additionally, San Mateo County has a number of local enforcement organizations including Project 
Sentinel, the Legal Aid Society of San Mateo County, and Community Legal Services of East Palo Alto. 
These organizations receive funding from the County and participating jurisdictions to support fair 
housing enforcement and outreach and education in the County. 

From 2017 to 2021, 57 fair housing complaints in San Mateo County were filed with the U.S. 
Department of Housing and Urban Development (HUD) though none were in the Town of 
Portola Valley. Countywide, most complaints cited disability status as the bias (56%) followed by race 
(19%), and familial status (14%). No cause determination was found in 27 complaints followed by 
successful conciliation or settlement with 22 complaints. Fair housing inquiries in 2020 were primarily 
submitted to HCD from the City of San Mateo, Redwood City, Daly City, and Menlo Park. 
  

 
4 https://www.dfeh.ca.gov/aboutdfeh/  
5 https://www.dfeh.ca.gov/complaintprocess/  

https://www.dfeh.ca.gov/aboutdfeh/
https://www.dfeh.ca.gov/complaintprocess/


APPENDIX C | FAIR HOUSING ASSESSMENT 

C-10 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

FIGURE 1: FAIR HOUSING ASSISTANCE ORGANIZATIONS, SAN MATEO COUNTY 
Source: Organization Websites 

  

FIGURE 2. FAIR HOUSING COMPLAINTS FILED WITH HUD BY BASIS, SAN MATEO COUNTY,  
2017-2021 

Source: HUD.  

  

Name

Project 
Sentinel 

Northern California
1490 El Camino 
Real, Santa Clara, 
CA 95050

(800) 339-6043 https://www.housing.org/

Legal Aid 
Society of San 
Mateo County

San Mateo County

330 Twin Dolphin 
Drive, Suite 123, 
Redwood City, CA 
94065

(650) 558-0915
https://www.legalaidsmc.org/h
ousing-resources

Community 
Legal Services 
of East Palo 
Alto

East Palo Alto, 
Menlo Park, 
Burlingame, 
Mountain View, 
Redwood City, and 
San Francisco

1861 Bay Road, 
East Palo Alto, CA 
94303

(650)-326-6440
https://clsepa.org/services/#ho
using

WebsiteService Area Address Phone

Disability 8 9 3 9 3 32 56%

Race 3 5 2 1 11 19%

Familial Status 4 3 1 8 14%

National Origin 2 1 3 5%

Religion 1 1 2 4%

Sex 1 1 2%

Total cases 17 18 5 11 6 57 100%

2017-2021 Total
2017 2018 2019 2020 2021 Cases % of Total
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FIGURE 3: FAIR HOUSING ENFORCEMENT SUMMARY 
Note: No fair housing inquiries were reported in Portola Valley. 
Source: HUD, California Department of Housing and Community Development AFFH Data Viewer 

Fair housing complaints filed with HUD by San Mateo County residents have been on a declining trend 
since 2018, when 18 complaints were filed. In 2019, complaints dropped to 5, increased to 11 in 2020, 
and had reached 6 by mid-2021.  

Nationally, the National Fair Housing Alliance (NFHA) reported a “negligible” decrease in the number 
of complaints filed between 2019 and 2020. The primary bases for complaints nationally were nearly 
identical to San Mateo County’s: disability (55%) and race (17%). Familial status represented 8% of 
complaints nationally, whereas this basis comprised 14% of cases in the county.  
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NFHA identifies three significant trends in 2020 that are relevant for San Mateo County: 

 First, fair lending cases referred to the Department of Justice from federal banking regulators has 
been declining, indicating that state and local government entities may want to play a larger role 
in examining fair lending barriers to homeownership. 

 Second, NFHA identified a significant increase in the number of complaints of harassment—1,071 
complaints in 2020 compared to 761 in 2019. 

 Finally, NFHA found that 73% of all fair housing complaints in 2020 were processed by private fair 
housing organizations, rather than state, local, and federal government agencies—reinforcing the 
need for local, active fair housing organizations and increased funding for such organizations.6 

Outreach and capacity. The Town of Portola Valley could improve the accessibility of fair housing 
information on their website and resources for residents experiencing housing discrimination. The 
Town does include information on fair housing but it is located under a “State Housing Element 
Requirement” heading page.7 One proposed policy as part of this Update is to elevate fair housing 
information to the “Housing in Portola Valley” page and identifying it as a resources for residents to 
understand and report housing discrimination.  

3.1 COMPLIANCE WITH STATE LAW 

Portola Valley is compliant with the follow state laws that promote fair and affordable housing. The 
Town has not been alleged or found in violation of the following: Housing Accountability Act (Gov. 
Code. Section 65589.5) requiring adoption of a Housing Element and compliance with RHNA 
allocations; 

 No Net Loss Law (Gov. Code Section 65863) requiring that adequate sites be maintained to 
accommodate unmet RHNA allocations; 

 Least Cost Zoning Law (Gov. Code. Section 65913.1);  

 Excessive Subdivision Standards Law (Gov. Code. Section 65913.2);  

 Limits on Growth Controls Law (Gov. Code. Section 65589.5).  

Housing specific policies enacted locally. The Town of Portola Valley identified the following 
local policies that contribute to the regulatory environment for affordable housing development in 
the city.  
  

 
6 https://nationalfairhousing.org/2021/07/29/annual-fair-housing-report-shows-increase-in-housing-harassment/  
7 https://www.portolavalley.net 

https://nationalfairhousing.org/2021/07/29/annual-fair-housing-report-shows-increase-in-housing-harassment/
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Local policies in place to 
encourage housing development. 

 Density Bonus Ordinances 

 Reduced Fees or Waivers 

 In‐Lieu Fees (Inclusionary 
Zoning) 

 Home sharing programs 

 ADU Ordinance 

 
Local barriers to affordable housing 
development.  

 Lack of zoning for a variety of housing types 
beyond single-family detached homes 

 Lack of land zoned for multi-family 
development 

 Height limits  

 Extensive time period/requirements to 
develop properties 

 No local ordinances or procedures to address 
reasonable accommodations for persons with 
disabilities 

 No policies to mitigate displacement of low 
income households 

   Local policies in place to mitigate 
or prevent displacement of low-
income households.  

 Inclusionary zoning 

 Fair housing legal services 

expiring subsidies 

 
Local policies that are NOT in place but have 
potential Council interest for further exploration.  

 Dedicating surplus land for affordable 
housing  

 Establish multi-family zoning districts 

 Promoting streamlined processing of ADUs 

According to the California Department of Housing and Community Development AFFH Data Viewer 
(HCD data viewer), Portola Valley does not have any public housing buildings (see Figure 4). Most of 
the public housing buildings in the surrounding region are in San Francisco and the East Bay. As 
illustrated in Figure 5, data are not available on the use of housing choice vouchers in Portola Valley.  
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FIGURE 4: PUBLIC HOUSING BUILDINGS, SAN MATEO COUNTY 
Source: California Department of Housing and Community Development AFFH Data Viewer  
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FIGURE 5: HOUSING CHOICE VOUCHERS BY CENSUS TRACT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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4. INTEGRATION AND SEGREGATION 
This section begins with background information and then analyzes racial segregation first at the 
neighborhood level within Portola Valley and then at a larger scale to compare regional trends in San 
Mateo County and Bay Area region to Portola Valley. It then examines income segregation at the 
neighborhood level and then regional level. The section closes out with the geographic distribution of 
persons with special housing needs, including persons with disabilities, familial status (large families, 

DEF I NI T ION O F  TER M S  –  GEO G R A P HI ES 
Neighborhood: In this report, “neighborhoods” are approximated by block groups.1 Block groups are 
statistical geographic units defined by the U.S. Census Bureau for the purposes of disseminating data. In 
the Bay Area, block groups contain on average 1,500 residents. 
Jurisdiction: Jurisdiction is used to refer to the 109 cities, towns, and unincorporated county areas that are 
members of ABAG. Though not all ABAG jurisdictions are cities, this report also uses the term “city” 
interchangeably with “jurisdiction” in some places. 
Region: The region is the nine-county San Francisco Bay Area, which is comprised of Alameda County, 
Contra Costa County, Marin County, Napa County, San Francisco County, San Mateo County, Santa Clara 
County, Solano County, and Sonoma County. 
Definition of Terms - Racial/Ethnic Groups 
The U.S. Census Bureau classifies racial groups (e.g., white or Black/African American) separately from 
Hispanic/Latino ethnicity.2 This report combines U.S. Census Bureau definitions for race and ethnicity into 
the following racial groups: 
White: Non-Hispanic white 
Latinx: Hispanic or Latino of any race3 
Black: Non-Hispanic Black/African American 
Asian/Pacific Islander: Non-Hispanic Asian or Non-Hispanic Pacific Islander 
People of Color: All who are not non-Hispanic white (including people who identify as “some other race” 
or “two or more races”)4 
______________________ 
1 Census block groups are subdivisions of census tracts. Nearly all Bay Area jurisdictions contain at least two census 
tracts, with larger jurisdictions containing dozens of tracts. However, five Bay Area jurisdictions contain only one census 
tract: Brisbane, Calistoga, Portola Valley, Rio Vista, and Yountville. For the 104 jurisdictions with two or more census 
tracts, segregation measures are calculated by comparing the demographics of a jurisdiction’s census tracts to the 
jurisdiction’s demographics. Census tract data has greater reliability than block group data and is generally preferable 
to use for calculations. However, as census tract-based calculations cannot be made for the five jurisdictions with only 
one census tract, block group data is used for the segregation measures presented in this report. Accordingly, the 
segregation measures in this report are calculated by comparing the demographics of this jurisdiction’s block groups 
to the demographics of the jurisdiction as a whole. 
2 More information about the Census Bureau’s definitions of racial groups is available here: https://www.census.gov/ 
topics/population/race/about.html. 
3 The term Hispanic has historically been used to describe people from numerous Central American, South American, 
and Caribbean countries. In recent years, the term Latino or Latinx has become preferred. This report generally uses 
Latinx to refer to this racial/ethnic group. 
4 Given the uncertainty in the data for population size estimates for racial and ethnic groups not included in the Latinx, 
Black, or Asian/Pacific Islander categories, this report only analyzes these racial groups in the aggregate People of 
Color category.  

https://www.census.gov/topics/population/race/about.html
https://www.census.gov/topics/population/race/about.html
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female-headed no-spouse/no-partners households), and households using Housing Choice Vouchers 
(HCVs).  

The majority of the information in this section is provided by the Association of Bay Area Governments 
(ABAG) in collaboration with UC Merced. Therefore, parenthetical references are used in the same 
manner as they were quoted in the report they were pulled from, as opposed to footnotes.  

4.1 DEFINING SEGREGATION 

Segregation is the separation of different demographic groups into different geographic locations or 
communities, meaning that groups are unevenly distributed across geographic space.  

Source: California Department of Housing and Community Development Guidance, 2021, page 31. 

This report examines two spatial forms of segregation: neighborhood level segregation within a local 
jurisdiction and city level segregation between jurisdictions in the Bay Area. 

Source: California Department of Housing and Community Development Guidance, 2021, page 31. 

There are many factors that have contributed to the generation and maintenance of segregation. 
Historically, racial segregation stemmed from explicit discrimination against people of color, such as 
restrictive covenants, redlining, and discrimination in mortgage lending. This history includes many 
overtly discriminatory policies made by federal, state, and local governments (Rothstein 2017). 
Segregation patterns are also affected by policies that appear race-neutral, such as land use decisions 
and the regulation of housing development. 

Segregation has resulted in vastly unequal access to public goods such as quality schools, 
neighborhood services and amenities, parks and playgrounds, clean air and water, and public safety 
(Trounstine 2015). This generational lack of access for many communities, particularly people of color 

INTEGR A TIO N A ND  SEG R EG A TION 
“Integration generally means a condition in which there is not a high concentration of persons of a 
particular race, color, religion, sex, familial status, national origin, or having a disability or a particular type 
of disability when compared to a broader geographic area.  
Segregation generally means a condition in which there is a high concentration of persons of a particular 
race, color, religion, sex, familial status, national origin, or having a disability or a type of disability in a 
particular geographic area when compared to a broader geographic area.” 

SEG R EG A TIO N  FOR M S 
Neighborhood level segregation (within a jurisdiction, or intra-city): Segregation of race and income 
groups can occur from neighborhood to neighborhood within a city. For example, if a local jurisdiction 
has a population that is 20% Latinx, but some neighborhoods are 80% Latinx while others have nearly no 
Latinx residents, that jurisdiction would have segregated neighborhoods. 
City level segregation (between jurisdictions in a region, or inter-city): Race and income divides also occur 
between jurisdictions in a region. A region could be very diverse with equal numbers of white, Asian, Black, 
and Latinx residents, but the region could also be highly segregated with each city comprised solely of 
one racial group  
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and lower income residents, has often resulted in poor life outcomes, including lower educational 
attainment, higher morbidity rates, and higher mortality rates (Chetty and Hendren 2018, Ananat 
2011, Burch 2014, Cutler and Glaeser 1997, Sampson 2012, Sharkey 2013). 

4.2 SEGREGATION PATTERNS IN THE BAY AREA 

Across the San Francisco Bay Area, white residents and above moderate-income residents are 
significantly more segregated from other racial and income groups (see Appendix 2). The highest 
levels of racial segregation occur between the Black and white populations. The analysis completed 
for this report indicates that the amount of racial segregation both within Bay Area cities and across 
jurisdictions in the region has decreased since the year 2000. This finding is consistent with recent 
research from the Othering and Belonging Institute at UC Berkeley, which concluded that “[a]lthough 
7 of the 9 Bay Area counties were more segregated in 2020 than they were in either 1980 or 1990, 
racial residential segregation in the region appears to have peaked around the year 2000 and has 
generally declined since.”8 However, compared to cities in other parts of California, Bay Area 
jurisdictions have more neighborhood level segregation between residents from different racial 
groups. Additionally, there is also more racial segregation between Bay Area cities compared to other 
regions in the state. 

4.3 SEGREGATION AND LAND USE 

It is difficult to address segregation patterns without an analysis of both historical and existing land 
use policies that impact segregation patterns. Land use regulations influence what kind of housing is 
built in a city or neighborhood (Lens and Monkkonen 2016, Pendall 2000). These land use regulations 
in turn impact demographics: they can be used to affect the number of houses in a community, the 
number of people who live in the community, the wealth of the people who live in the community, 
and where within the community they reside (Trounstine 2018). Given disparities in wealth by race 
and ethnicity, the ability to afford housing in different neighborhoods, as influenced by land use 
regulations, is highly differentiated across racial and ethnic groups (Bayer, McMillan, and Reuben 
2004).9 ABAG/MTC plans to issue a separate report detailing the existing land use policies that 
influence segregation patterns in the Bay Area. 

4.3.1 RACIAL SEGREGATION IN PORTOLA VALLEY 

Compared to the county overall, Portola Valley has limited racial and ethnic diversity: Countywide, 
racial/ethnic minorities account for 61% of the overall population; however, they only account for 18% 
in Portola Valley. Eighty-two percent of the population identifies as non-Hispanic White, 7% identifies 
as Hispanic, another 7% identifies as Asian, and 4% identifies as other or multiple races.10 Older 

 
8 For more information, see https://belonging.berkeley.edu/most-segregated-cities-bay-area-2020. 
9 Using a household-weighted median of Bay Area county median household incomes, regional values were $61,050 for Black 
residents, $122,174 for Asian/Pacific Islander residents, $121,794 for white residents, and $76,306 for Latinx residents. For the 
source data, see U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B19013B, Table B19013D, 
B19013H, and B19013I. 
10 The share of the population that identifies as African American or American Indian or Alaska Native is less than 1%.  

https://belonging.berkeley.edu/most-segregated-cities-bay-area-2020
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residents are even less diverse with 93% of the population older than 65 years identifying as White 
compared to 80% of the population for children less than 18 years old.  

FIGURE 6: POPULATION BY RACE AND ETHNICITY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 7: POPULATION BY RACE AND ETHNICITY, PORTOLA VALLEY, 2000-2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 8: SENIOR AND YOUTH POPULATION BY RACE, PORTOLA VALLEY, 2000-2019 
Source: ABAG Housing Needs Data Workbook 

FIGURE 9: AREA MEDIAN INCOME BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Data not available for American Indian or Alaska Native. 
Source: ABAG Housing Needs Data Workbook 
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Poverty rates for all racial and ethnic groups are under 3% in Portola Valley. 

FIGURE 10: POVERTY RATE BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Sample size for American Indian or Alaska Native populations are too small to report poverty data. 
Source: ABAG Housing Needs Data Workbook 

Neighborhood Level Racial Segregation (within Town of Portola Valley) 

Racial dot maps are useful for visualizing how multiple racial groups are distributed within a specific 
geography. The racial dot map of Portola Valley in Figure 11 below offers a visual representation of 
the spatial distribution of racial groups within the jurisdiction.11 Generally, when the distribution of 
dots does not suggest patterns or clustering, segregation measures tend to be lower. Conversely, 
when clusters of certain groups are apparent on a racial dot map, segregation measures may be 
higher. The vast majority of dots are blue because Portola Valley is less diverse than the Bay Area as 
a whole with a population that is 82% White, 6.7% Hispanic or Latinx, 6.5% Asian, and 0.4% Black or 
African American. While there are very few dots signifying groups of Asian, Latinx, or Other racial 
groups (and none that signify a group of at least 18 Black residents in any given area), the few that do 
appear are not concentrated in any one portion of the Town. 
  

 
11 Throughout this report, neighborhood level segregation measures are calculated using census block group data. However, 
the racial dot maps in Figure 1 and Figure 5 use data from census blocks. These maps use data derived from a smaller 
geographic scale to better show spatial differences in where different racial groups live. Census blocks are subdivisions of block 
groups, and in the Bay Area census blocks contain on average 95 people. 
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FIGURE 11: RACIAL DOT MAP OF PORTOLA VALLEY (2020) 
Universe: Population. Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 
Census of Population and Housing, Table P002. 
Note: The plot shows the racial distribution at the census block level for Town of Portola Valley and vicinity. Dots in each census 
block are randomly placed and should not be construed as actual placement of people. 

There are many ways to quantitatively measure segregation. Each measure captures a different 
aspect of the ways in which groups are divided within a community. One way to measure segregation 
is by using an isolation index: 

 The isolation index compares each neighborhood’s composition to the jurisdiction’s 
demographics as a whole. 

 This index ranges from 0 to 1. Higher values indicate that a particular group is more isolated from 
other groups. 

 Isolation indices indicate the potential for contact between different groups. The index can be 
interpreted as the experience of the average member of that group. For example, if the isolation 
index is .65 for Latinx residents in a city, then the average Latinx resident in that city lives in a 
neighborhood that is 65% Latinx. 

Within Town of Portola Valley the most isolated racial group is white residents. Portola Valley’s 
isolation index of 0.796 for white residents means that the average white resident lives in a 
neighborhood that is 79.6% white. Other racial groups are less isolated, meaning they may be more 
likely to encounter other racial groups in their neighborhoods. The isolation index values for all racial 
groups in Portola Valley for the years 2000, 2010, and 2020 can be found in Table 1 below. Among all 
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racial groups in this jurisdiction, the white population’s isolation index has changed the most over 
time, becoming less segregated from other racial groups between 2000 and 2020. 

The “Bay Area Average” column in this table provides the average isolation index value across Bay 
Area jurisdictions for different racial groups in 2020.12 The data in this column can be used as a 
comparison to provide context for the levels of segregation experienced by racial groups in this 
jurisdiction. For example, Table 1 indicates the average isolation index value for white residents across 
all Bay Area jurisdictions is 0.504, meaning that in the average Bay Area jurisdiction a white resident 
lives in a neighborhood that is 50.4% white. This is significantly lower than the isolation index for 
white residents within Portola Valley, which is 0.796, meaning the average white resident in 
the town lives in a neighborhood that is 79.6% white.  

TABLE 1: RACIAL ISOLATION INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Asian/Pacific Islander 0.042 0.058 0.080 0.248 

Black/African American 0.005 0.005 0.003 0.057 

Latinx 0.037 0.044 0.052 0.262 

White 0.910 0.877 0.796 0.504 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State 
Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is 
from U.S. Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from 
U.S. Census Bureau, Census 2000, Table P004. 

Similar to Figure 11, Figure 12 below evaluates the racial isolation indices of Bay Area jurisdictions, 
including Portola Valley, and how these indices are distributed compared to the overall Bay Area 
average. In this figure, each dot represents a Bay Area jurisdiction with the town of Portola Valley’s 
indices indicated in a solid black line, and a red, dashed line representing the overall Bay Area average 
for each racial group. Based on the figure it is evident, just as it was in Figure 1, that the town’s isolation 
index for white residents is significantly higher than the Bay Area average and many other Bay Area 
jurisdictions represented by dots. Conversely, the town’s racial isolation indices for non-white racial 
groups are significantly lower than the Bay Area average of these groups, and that of other 
jurisdictions, as was also evident in Figure 12.  

To better evaluate isolation indices for the town of Portola Valley compared to the overall Bay Area, 
demographic data of the town and the overall Bay Area, can be utilized to achieve a better 
understanding of segregation trends. For instance, while Portola Valley may have a significantly higher 

 
12 In the reports produced for the 104 jurisdictions with two or more census tracts, this average and all comparisons of 
segregation measures only include data from these 104 jurisdictions, as measures calculated with census tract data are not 
comparable to the measures calculated with block group data used in the reports for the five jurisdictions with only one census 
tract (Brisbane, Calistoga, Portola Valley, Rio Vista, and Yountville). However, for the reports produced for the five jurisdictions 
with only one census tract, segregation measures for all 109 jurisdictions were recalculated using block group data to produce 
Bay Area averages and make comparisons across the region. Therefore, the Bay Area averages presented in these five reports 
are different from those provided in the other 104 reports. 
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isolation index among white residents than the Bay Area average, and lower values among non-white 
racial groups this is likely attributed to the town’s overrepresentation of white residents compared to 
that of the Bay Area as a whole. Whereas the Bay Area’s 2020 population was 35.84% white, 82.3% of 
Portola Valley’s 2019 population was white. Similarly, while the town’s isolation indices for non-white 
racial groups are well below regional averages, this is likely due to the underrepresentation of these 
racial groups within the town, rather than intra-city level segregation trends. Whereas 27.69% of the 
Bay Area’s 2020 population was Asian/API, just 6.5% of Portola Valley’s 2019 population was. Whereas 
24.36% of the Bay Area’s 2020 population was Latinx, just 6.7% of the Town’s 2019 population was. 
Therefore, the isolation indices compared within both Figures 1 and 2, when supplemented with 
demographic data, help illustrate inter-city segregation trends across jurisdictional boundaries in the 
Bay Area. These trends are evident in the overrepresentation of white residents within the town 
compared to the overall Bay Area, as well as the underrepresentation of non-white racial groups 
compared to the overall region.  

FIGURE 12: RACIAL ISOLATION INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER BAY AREA 

JURISDICTIONS (2020) 
Universe: Bay Area Jurisdictions. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting 
Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. 

Another way to measure segregation is by using a dissimilarity index: 

 This index measures how evenly any two groups are distributed across neighborhoods relative to 
their representation in a city overall. The dissimilarity index at the jurisdiction level can be 
interpreted as the share of either group that would have to move neighborhoods to create perfect 
integration for these two groups. 

 The dissimilarity index ranges from 0 to 1. Higher values indicate that groups are more unevenly 
distributed (e.g., they tend to live in different neighborhoods). 
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Table 2 below provides the dissimilarity index values of racial groups within the town, indicating the 
levels of segregation in Portola Valley between white residents and residents who are Black, Latinx, or 
Asian/Pacific Islander. The table also provides the dissimilarity index between white residents and all 
residents of color in the jurisdiction, and dissimilarity indices for the years 2000, 2010, and 2020. 

TABLE 2: RACIAL DISSIMILARITY INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Asian/Pacific Islander vs. White 0.065* 0.041 0.107 0.226 

Black/African American vs. White 0.115* 0.280* 0.175* 0.312 

Latinx vs. White 0.149* 0.099* 0.060 0.246 

People of Color vs. White 0.035 0.035 0.076 0.198 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting Data (Public 
Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. Census Bureau, Census 2010, 
Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from U.S. Census Bureau, Census 2000, Table P004. 
Note: If a number is marked with an asterisk (*), it indicates that the index is based on a racial group making up less than 5 percent of the 
jurisdiction population, leading to unreliable numbers. 

In Portola Valley, the highest dissimilarity index is between Black and white residents (see Table 2). 
Portola Valley’s Black /white dissimilarity index of 0.175 means that 17.5% of Black (or white) residents 
would need to move to a neighborhood of differing racial prominence to create a distribution of Black 
and white residents in each neighborhood, equal to that of the entire town.  However, per HCD 
guidance included in the above callout box, this dissimilarity index value is not a reliable data point 
due to the relatively small population size of Black residents as a portion of the entire town population 
(2 percent). While the Black/white dissimilarity index in Portola Valley is relatively low and is typically 
associated with “low segregation” levels per HUD standards, it is not necessarily indicative of high 
levels of integration within the town. The “Bay Area Average” column is included in this table to also 
provide the average dissimilarity index values for these racial group pairings across Bay Area 
jurisdictions in 2020. The data in this column can be used as a comparison to provide context for the 

DI S S IM IL AR I TY  IND EX  GU I DA NCE  F O R  CI T IES   
W I TH  SM AL L  RA CIA L  GR O U P  POP U L A TI O NS 

The analysis conducted for this report suggests that dissimilarity index values are unreliable for a population 
group if that group represents approximately less than 5% of the jurisdiction’s total population. 
HCD’s AFFH guidance requires the Housing Element to include the dissimilarity index values for racial groups, 
but also offers flexibility in emphasizing the importance of various measures. ABAG/MTC recommends that 
when cities have population groups that are less than 5% of the jurisdiction’s population (see Table Error! 
Reference source not found.), jurisdiction staff use the isolation index or Thiel’s H-Index to gain a more 
accurate understanding of their jurisdiction’s neighborhood-level segregation patterns (intra-city 
segregation). 
If a jurisdiction has a very small population of a racial group, this indicates that segregation between the 
jurisdiction and the region (inter-city segregation) is likely to be an important feature of the jurisdiction’s 
segregation patterns. 
In Town of Portola Valley, the Black/African American group is 0.2 percent of the population - so staff should 
b   f thi  ll l ti  i  h  l ti  di i il it  i d  l  i l i  thi   
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levels of segregation between communities of color are from white residents in this jurisdiction. For 
example, Table 2 indicates that the average Latinx/white dissimilarity index for a Bay Area jurisdiction 
is 0.246, so on average 24.6% of Latinx (or white residents) in a Bay Area jurisdiction would need to 
move to a neighborhood of differing racial prominence within that jurisdiction to create a distribution 
of Latinx and white residents that resembles that of the larger jurisdiction. This index is nearly 4 times 
that of Portola Valley’s for the same racial groups in the same year. The Latinx/white dissimilarity index 
in Portola Valley in 2020 was 0.060, meaning 6% of Latinx (or white residents) in the town would need 
to move to a neighborhood of differing racial prominence within that town to create a distribution of 
Latinx and white residents that resembles that of the overall town. 

The Theil’s H Index can be used to measure segregation between all groups within a jurisdiction: 

 This index measures how diverse each neighborhood is compared to the diversity of the whole 
city. Neighborhoods are weighted by their size, so that larger neighborhoods play a more 
significant role in determining the total measure of segregation. 

 The index ranges from 0 to 1. A Theil’s H Index value of 0 would mean all neighborhoods within a 
city have the same demographics as the whole city. A value of 1 would mean each group lives 
exclusively in their own, separate neighborhood. 

 For jurisdictions with a high degree of diversity (multiple racial groups comprise more than 10% 
of the population), Theil’s H offers the clearest summary of overall segregation. 

The Theil’s H Index values for neighborhood racial segregation in Portola Valley for the years 2000, 
2010, and 2020 can be found in Table 3 below. The “Bay Area Average” column in the table provides 
the average Theil’s H Index across Bay Area jurisdictions in 2020. Between 2010 and 2020, the Theil’s 
H Index for racial segregation in Portola Valley declined, suggesting that there is now less 
neighborhood level racial segregation within the jurisdiction. In 2020, the Theil’s H Index for racial 
segregation in Portola Valley was lower than the average value for Bay Area jurisdictions, indicating 
that neighborhood level racial segregation in Portola Valley is less than in the average Bay Area city. 
Since Portola Valley has a low degree of diversity, this measure is not as useful as it would be in more 
diverse communities.  

TABLE 3: THEIL’S H INDEX VALUES FOR RACIAL SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Theil’s H Multi-racial 0.008 0.005 0.004 0.055 

Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State 
Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 
is from U.S. Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is 
from U.S. Census Bureau, Census 2000, Table P004. 

Geospatially, all census tracts (i.e., neighborhoods) in Portola Valley are White majority census 
tracts.13, 14 

 
13 Majority census tracts show the predominant racial or ethnic group by tract compared to the next most populous. 
14 Redlining maps, otherwise known as Home Owners’ Loan Corporation (HOLC) maps, are not available for San Mateo County. 
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FIGURE 13: PERCENT NON-WHITE POPULATION BY CENSUS BLOCK GROUPS, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 14: WHITE MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer  
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FIGURE 15: ASIAN MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 16: HISPANIC MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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Regional Racial Segregation (Between Portola Valley and Other Jurisdictions) 

At the regional level, segregation is measured between cities instead of between neighborhoods. 
Racial dot maps are not only useful for examining neighborhood racial segregation within a 
jurisdiction, but these maps can also be used to explore the racial demographic differences between 
different jurisdictions in the region. Figure 17 below presents a racial dot map showing the spatial 
distribution of racial groups in Portola Valley as well as in nearby Bay Area cities. The map reflects first 
that Portola Valley has a much less dense population than many of the surrounding cities to the East, 
and that Asian residents are concentrated in Castro City, Mountain View, and Palo Alto. Latinx and 
Black residents are concentrated in East Palo Alto. White residents make up the majority of dots in 
Portola Valley and other less dense areas like Woodside. 

 

FIGURE 17: RACIAL DOT MAP OF PORTOLA VALLEY AND SURROUNDING AREAS (2020) 
Universe: Population. 
Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
Note: The plot shows the racial distribution at the census block level for Town of Portola Valley and vicinity. Dots in each census 
block are randomly placed and should not be construed as actual placement of people. 

To understand how each city contributes to the total segregation of the Bay Area, one can look at the 
difference in the racial composition of a jurisdiction compared to the racial composition of the region 
as a whole. The racial demographics in Portola Valley for the years 2000, 2010, and 2020 can be found 
in Table 4 below. The table also provides the racial composition of the nine-county Bay Area. As of 
2020, Portola Valley has a higher share of white residents than the Bay Area as a whole, a much lower 
share of Latinx, Black, and Asian/Pacific Islander residents. 
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TABLE 4: POPULATION BY RACIAL GROUP, PORTOLA VALLEY, AND THE REGION 

Race 

Portola Valley Bay Area 

2000 2010 2020 2020 
Asian/Pacific Islander 4.0% 5.6% 7.7% 28.2% 

Black/African American 0.4% 0.3% 0.2% 5.6% 

Latinx 3.3% 4.0% 5.2% 24.4% 

Other or Multiple Races 1.4% 1.9% 7.4% 5.9% 

White 90.8% 88.2% 79.5% 35.8% 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting 
Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. 
Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from U.S. Census 
Bureau, Census 2000, Table P004. 

Figure 18 below compares the racial demographics in Portola Valley to those of all 109 Bay Area 
jurisdictions. In this chart, each dot represents a Bay Area jurisdiction. For each racial group, the 
spread of dots represents the range of that group’s representation among Bay Area jurisdictions. 
Additionally, the black line within each racial group notes the percentage of the population of Town 
of Portola Valley represented by that group and how that percentage ranks among all 109 
jurisdictions. Of all Bay Area jurisdictions, Portola Valley is ranked 6th for the highest percentage of 
white residents. The Town is near the bottom of the percentage of Black and Latinx residents, with 
rankings of 107 and 103, respectively.  

 
FIGURE 18: RACIAL DEMOGRAPHICS OF PORTOLA VALLEY COMPARED TO ALL BAY AREA 

JURISDICTIONS (2020) 
Universe: Bay Area Jurisdictions. 
Source U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
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The map in Figure 19 below also illustrates regional racial segregation between Portola Valley and 
other jurisdictions. This map demonstrates how the percentage of people of color in Portola Valley 
and surrounding jurisdictions compares to the Bay Area as a whole: 

 Jurisdictions shaded orange have a share of people of color that is less than the Bay Area as a 
whole, and the degree of difference is greater than five percentage points. 

 Jurisdictions shaded white have a share of people of color comparable to the regional percentage 
of people of color (within five percentage points). 

 Jurisdictions shaded grey have a share of people of color that is more than five percentage points 
greater than the regional percentage of people of color. 

Portola Valley, like many surrounding jurisdictions on the Bay Area peninsula, has a share of people 
of color that is less than the Bay Area as a whole (greater than five percentage points). People of color 
are more concentrated in East Palo Alto, Millbrae, Cupertino, and Sunnyvale (among others).  

 

FIGURE 19: COMPARING THE SHARE OF PEOPLE OF COLOR IN PORTOLA VALLEY AND VICINITY TO THE 

BAY AREA (2020) 
Universe: Population. 
Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
Note: People of color refer to persons not identifying as non-Hispanic white. The nine-county Bay Area is the reference region for 
this map. 
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Segregation between jurisdictions in the region can also be analyzed by calculating regional values for 
the segregation indices discussed previously. Table 5 presents dissimilarity index, isolation index, and 
Theil’s H index values for racial segregation for the entire nine-county Bay Area in 2010 and 2020. In 
the previous section of this report focused on neighborhood level racial segregation, these indices 
were calculated by comparing the racial demographics of the census tracts within a jurisdiction to the 
demographics of the jurisdiction as a whole. In Table 5, these measures are calculated by comparing 
the racial demographics of local jurisdictions to the region’s racial makeup. For example, looking at 
the 2020 data, Table 5 shows the white isolation index value for the region is 0.429, meaning that on 
average white Bay Area residents live in a jurisdiction that is 42.9% white in 2020. An example of 
regional dissimilarity index values in Table 5 is the Black/white dissimilarity index value of 0.459, which 
means that across the region 45.9% of Black (or white) residents would need to move to a different 
jurisdiction to evenly distribute Black and white residents across Bay Area jurisdictions. The 
dissimilarity index values in Table 5 reflect recommendations made in HCD’s AFFH guidance for 
calculating dissimilarity at the region level.15 The regional value for the Theil’s H index measures how 
diverse each Bay Area jurisdiction is compared to the racial diversity of the whole region. A Theil’s H 
Index value of 0 would mean all jurisdictions within the Bay Area have the same racial demographics 
as the entire region, while a value of 1 would mean each racial group lives exclusively in their own 
separate jurisdiction. The regional Theil’s H index value for racial segregation decreased slightly 
between 2010 and 2020, meaning that racial groups in the Bay Area are now slightly less separated 
by the borders between jurisdictions. 

TABLE 5: REGIONAL RACIAL SEGREGATION MEASURES 

Index Group 2010 2020 

Isolation Index Regional Level 

Asian/Pacific Islander 0.317 0.378 

Black/African American 0.144 0.118 

Latinx 0.283 0.291 

White 0.496 0.429 

People of Color 0.629 0.682 

Dissimilarity Index Regional Level 

Asian/Pacific Islander vs. White 0.384 0.369 

Black/African American vs. White 0.475 0.459 

Latinx vs. White 0.301 0.297 

People of Color vs. White 0.296 0.293 

Theil's H Multi-racial All Racial Groups 0.103 0.097 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 
94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. Census Bureau, 2010 Census of 
Population and Housing, Table P4. 

  

 
15 For more information on HCD’s recommendations regarding data considerations for analyzing integration and segregation 
patterns, see page 31 of the AFFH Guidance Memo. 
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FIGURE 20: NEIGHBORHOOD SEGREGATION BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 

  



APPENDIX C | FAIR HOUSING ASSESSMENT 

C-36 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

FIGURE 21: DIVERSITY INDEX BY BLOCK GROUP, 2010 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 22: DIVERSITY INDEX BY BLOCK GROUP, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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4.3.2 INCOME SEGREGATION IN TOWN OF PORTOLA VALLEY 

The household income distribution by percent of area median income (AMI) in Portola Valley reflects 
a substantially higher share of higher income household than the county overall: 73% of households 
in Portola earn more than 100% AMI compared to 49% in the county overall.  

FIGURE 23: SHARE OF HOUSEHOLDS BY AREA MEDIAN INCOME (AMI), 2019 
Source: ABAG Housing Needs Data Workbook 

 

DEF I NI T ION O F  TER M S  –  INCO M E GR O U P S 
When analyzing segregation by income, this report uses income group designations consistent with the 
Regional Housing Needs Allocation and the Housing Element: 
Very low-income: individuals earning less than 50% of Area Median Income (AMI) 
Low-income: individuals earning 50%-80% of AMI 
Moderate-income: individuals earning 80%-120% of AMI 
Above moderate-income: individuals earning 120% or more of AMI 
Additionally, this report uses the term “lower-income” to refer to all people who earn less than 80% of AMI, 
which includes both low-income and very low-income individuals. 
The income groups described above are based on U.S. Department of Housing and Urban Development 
(HUD) calculations for AMI. HUD calculates the AMI for different metropolitan areas, and the nine county 
Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont 
Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and 
San Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro 
Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). 
The income categories used in this report are based on the AMI for the HUD metro area where this 
jurisdiction is located. 
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Neighborhood Level Income Segregation (within Portola Valley) 

Income segregation can be measured using similar indices as racial segregation. Income dot maps, 
similar to the racial dot maps shown in Figures 24, are useful for visualizing segregation between 
multiple income groups at the same time. The income dot map of Portola Valley below offers a visual 
representation of the spatial distribution of income groups within the jurisdiction. As with the racial 
dot maps, when the dots show lack of a pattern or clustering, income segregation measures tend to 
be lower, and conversely, when clusters are apparent, the segregation measures may be higher as 
well. 

 

FIGURE 24: INCOME DOT MAP OF PORTOLA VALLEY (2015) 
Universe: Population. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 
Note: The plot shows the income group distribution at the census block group level for Town of Portola Valley and vicinity. Dots 
in each block group are randomly placed and should not be construed as actual placement of individuals. 

All census block groups in the town have median incomes above $125,000 and poverty is low 
throughout Portola Valley.   
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FIGURE 25: POVERTY STATUS BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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The isolation index values for all income groups in Portola Valley for the years 2010 and 2015 can be 
found in Table 6 below.16 Above Moderate-income residents are the most isolated income group in 
Portola Valley. Portola Valley’s isolation index of 0.721 for these residents means that the average 
Above Moderate-income resident in Portola Valley lives in a neighborhood that is 72.1% Above 
Moderate-income. Among all income groups, the Moderate-income population’s isolation index has 
changed the most over time, becoming more segregated from other income groups between 2010 
and 2015. 

Similar to the tables presented earlier for neighborhood racial segregation, the “Bay Area Average” 
column in Table 6 provides the average isolation index value across Bay Area jurisdictions for different 
income groups in 2015. The data in this column can be used as a comparison to provide context for 
the levels of segregation experienced by income groups in this jurisdiction. For example, Table 6 
indicates the average isolation index value for very low-income residents across Bay Area jurisdictions 
is 0.304, meaning that in the average Bay Area jurisdiction a very low-income resident lives in a 
neighborhood that is 30.4% very low-income. 

TABLE 6: INCOME GROUP ISOLATION INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Very Low-Income (<50% AMI) 0.093 0.140 0.304 

Low-Income (50%-80% AMI) 0.144 0.134 0.172 

Moderate-Income (80%-120% AMI) 0.073 0.150 0.207 

Above Moderate-Income (>120% AMI) 0.765 0.721 0.529 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 
Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American 
Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 26 below shows how income group isolation index values in Portola Valley compare to values 
in other Bay Area jurisdictions. In this chart, each dot represents a Bay Area jurisdiction. For each 
income group, the spread of dots represents the range of isolation index values among Bay Area 
jurisdictions. Additionally, the black line within each income group notes the isolation index value for 
that group in Portola Valley, and each dashed red line represents the Bay Area average for the 
isolation index for that group.  

 
16 This report presents data for income segregation for the years 2010 and 2015, which is different than the time periods used 
for racial segregation. This deviation stems from the data source recommended for income segregation calculations in HCD’s 
AFFH Guidelines. This data source most recently updated with data from the 2011-2015 American Community Survey 5-year 
estimates. For more information on HCD’s recommendations for calculating income segregation, see page 32 of HCD’s AFFH 
Guidelines. 

https://www.hudexchange.info/programs/acs-low-mod-summary-data/acs-low-mod-summary-data-block-groups-places/
https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf#page=34
https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf#page=34


APPENDIX C | FAIR HOUSING ASSESSMENT 

C-42 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

 

FIGURE 26: INCOME GROUP ISOLATION INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER 

BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Table 7 below provides the dissimilarity index values indicating the level of segregation in Portola 
Valley between residents who are lower-income (earning less than 80% of AMI) and those who are not 
lower-income (earning above 80% of AMI). This data aligns with the requirements described in HCD’s 
AFFH Guidance Memo for identifying dissimilarity for lower-income households.17 Segregation in 
Portola Valley between lower-income residents and residents who are not lower-income decreased 
between 2010 and 2015. Additionally, Table 7 shows dissimilarity index values for the level of 
segregation in Albany between residents who are very low-income (earning less than 50% of AMI) and 
those who are above moderate-income (earning above 120% of AMI). This supplementary data point 
provides additional nuance to an analysis of income segregation, as this index value indicates the 
extent to which a jurisdiction’s lowest and highest income residents live in separate neighborhoods. 

Similar to other tables in this report, the “Bay Area Average” column shows the average dissimilarity 
index values for these income group pairings across Bay Area jurisdictions in 2015. For example, Table 
7 indicates that the average dissimilarity index between lower-income residents and other residents 
in a Bay Area jurisdiction is 0.274, so on average 27.4% of lower-income residents in a Bay Area 
jurisdiction would need to move to a different neighborhood within the jurisdiction to create perfect 
income group integration in that jurisdiction. 

Figure 27 below shows how dissimilarity index values for income segregation in Portola Valley 
compare to values in other Bay Area jurisdictions. In this chart, each dot represents a Bay Area 
jurisdiction. For each income group pairing, the spread of dots represents the range of dissimilarity 

 
17 For more information, see page 32 of HCD’s AFFH Guidance Memo. 
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index values among Bay Area jurisdictions. Additionally, the black line within each income group 
pairing notes the dissimilarity index value in Portola Valley, and each dashed red line represents the 
Bay Area average for the dissimilarity index for that pairing.  

In 2015, the income segregation in Portola Valley between lower-income residents and other residents 
was higher than the average value for Bay Area jurisdictions for the below 80% AMI vs. above 80% 
AMI income group (see Table 7 and Figure 27). This means that the lower-income residents are more 
segregated from other residents within Portola Valley compared to other jurisdictions in the region. 

TABLE 7: INCOME GROUP DISSIMILARITY INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Below 80% AMI vs. Above 80% AMI 0.302 0.285 0.274 

Below 50% AMI vs. Above 120% AMI 0.245 0.275 0.351 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- 
and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American Community 
Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

 

FIGURE 27: INCOME GROUP DISSIMILARITY INDEX VALUES FOR PORTOLA VALLEY COMPARED TO 

OTHER BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

The Theil’s H Index values for neighborhood income group segregation in Portola Valley for the years 
2010 and 2015 can be found in Table 8 below. The “Bay Area Average” column in this table provides 
the average Theil’s H Index value across Bay Area jurisdictions for different income groups in 2015. By 
2015, the Theil’s H Index value for income segregation in Portola Valley was more than it had been in 
2010. In 2015, the Theil’s H Index value for income group segregation in Portola Valley was lower than 
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the average value for Bay Area jurisdictions, indicating there is less neighborhood level income 
segregation in Portola Valley than in the average Bay Area city. 

TABLE 8: THEIL’S H INDEX VALUES FOR INCOME SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Theil's H Multi-income 0.046 0.088 0.089 

Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 
2011-2015 Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban 
Development, American Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 28 below shows how Theil’s H index values for income group segregation in Portola Valley 
compare to values in other Bay Area jurisdictions in 2015. In this chart, each dot represents a Bay Area 
jurisdiction. Additionally, the black line notes the Theil’s H index value for income group segregation 
in Portola Valley, and the dashed red line represents the average Theil’s H index value across Bay Area 
jurisdictions.  

 

FIGURE 28: INCOME GROUP THEIL’S H INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER 

BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Regional Income Segregation (between Portola Valley and other jurisdictions) 

At the regional level, segregation is measured between jurisdictions instead of between 
neighborhoods. Income dot maps are not only useful for examining neighborhood income 
segregation within a jurisdiction, but these maps can also be used to explore income demographic 
differences between jurisdictions in the region. Figure 29 below presents an income dot map showing 
the spatial distribution of income groups in Portola Valley as well as in nearby Bay Area jurisdictions. 
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FIGURE 29: INCOME DOT MAP OF PORTOLA VALLEY AND SURROUNDING AREAS (2015) 
Universe: Population. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 
Note: The plot shows the income group distribution at the census block group level for Town of Portola Valley and vicinity. Dots 
in each block group are randomly placed and should not be construed as actual placement of individuals. 

When looking at income segregation between jurisdictions in the Bay Area, one can examine how 
Portola Valley differs from the region. The income demographics in Portola Valley for the years 2010 
and 2015 can be found in Table 9 below. The table also provides the income composition of the nine-
county Bay Area in 2015. As of that year, Portola Valley had a lower share of very low-income residents 
than the Bay Area as a whole, a lower share of low-income residents, a lower share of moderate-
income residents, and a higher share of above moderate-income residents. 

TABLE 9 POPULATION BY INCOME GROUP, PORTOLA VALLEY, AND THE REGION 

Income Group 

Portola Valley Bay Area 

2010 2015 2015 
Very Low-Income (<50% AMI) 7.68% 11.09% 28.7% 

Low-Income (50%-80% AMI) 10.12% 10.53% 14.3% 

Moderate-Income (80%-120% AMI) 7.1% 9.29% 17.6% 

Above Moderate-Income (>120% AMI) 75.1% 69.09% 39.4% 
Universe: Population. 
Source: Data for 2015 is from Housing U.S. Department of and Urban Development, American Community Survey 5-Year 2011-
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2015 Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, 
American Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 30 below compares the income demographics in Portola Valley to other Bay Area jurisdictions. 
Like the chart in Figure 29, each dot represents a Bay Area jurisdiction. For each income group, the 
spread of dots represents the range of that group’s representation among Bay Area jurisdictions. The 
smallest range is among jurisdictions’ moderate-income populations, while Bay Area jurisdictions vary 
the most in the share of their population that is above moderate-income. Additionally, the black lines 
within each income group note the percentage of Portola Valley population represented by that group 
and how that percentage ranks among other jurisdictions. Portola Valley has a much lower number 
of Very Low-Income residents compared to the Bay Area, with a rank of 98th lowest out of 109 
jurisdictions. The number of low income and moderate-income residents is also low. The number of 
above moderate-income residents is notably high, with a rank of 14 in the Bay Area.  

 

FIGURE 30: INCOME DEMOGRAPHICS OF PORTOLA VALLEY COMPARED TO OTHER BAY AREA 

JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Income segregation between jurisdictions in the region can also be analyzed by calculating regional 
values for the segregation indices discussed previously. Similar to the regional racial segregation 
measures shown in Table 5, Table 10 presents dissimilarity index, isolation index, and Theil’s H index 
values for income segregation for the entire nine-county Bay Area in 2010 and 2015. In the previous 
section of this report focused on neighborhood level income segregation, segregation indices were 
calculated by comparing the income demographics of the census tracts within a jurisdiction to the 
demographics of the jurisdiction as a whole. In Table 10, these measures are calculated by comparing 
the income demographics of local jurisdictions to the region’s income group makeup. For example, 
looking at 2015 data, Table 10 shows the regional isolation index value for very low-income residents 
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is 0.315 for 2015, meaning that on average very low-income Bay Area residents live in a jurisdiction 
that is 31.5% very low-income. The regional dissimilarity index for lower-income residents and other 
residents is 0.194 in 2015, which means that across the region 19.4% of lower-income residents would 
need to move to a different jurisdiction to create perfect income group integration in the Bay Area as 
a whole. The regional value for the Theil’s H index measures how diverse each Bay Area jurisdiction is 
compared to the income group diversity of the whole region. A Theil’s H Index value of 0 would mean 
all jurisdictions within the Bay Area have the same income demographics as the entire region, while a 
value of 1 would mean each income group lives exclusively in their own separate jurisdiction. The 
regional Theil’s H index value for income segregation decreased slightly between 2010 and 2015, 
meaning that income groups in the Bay Area are now slightly less separated by the borders between 
jurisdictions. 

TABLE 10: REGIONAL INCOME SEGREGATION MEASURES 

Index Group 2010 2015 

Isolation Index Regional Level 

Very Low-Income (<50% AMI) 0.277 0.315 

Low-Income (50%-80% AMI) 0.157 0.154 

Moderate-Income (80%-120% AMI) 0.185 0.180 

Above Moderate-Income (>120% AMI) 0.467 0.435 

 Dissimilarity Index Regional Level 
Below 80% AMI vs. Above 80% AMI 0.186 0.194 

Below 50% AMI vs. Above 120% AMI 0.238 0.248 

 Theil's H Multi-income All Income Groups 0.034 0.032 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and 
Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American Community Survey 
5\-Year 2006-2010 Low- and Moderate-Income Summary Data. 

4.3.3 SEGREGATION OF SPECIAL NEEDS HOUSEHOLDS IN TOWN OF PORTOLA VALLEY 

As mentioned at the beginning of the section on Segregation and Integration, segregation is not solely 
a racial matter. Segregation can also occur by familial status or for persons with disabilities who have 
limited interaction outside of congregate and/or institutional facilities. This section evaluates 
segregation of these segments of the population.  

Disability Status 

The share of the population living with at least one disability is 10% in the Portola Valley 
compared to 8% in San Mateo County. No census tracts in the community have a concentration of 
people with a disability though the tract to the immediate East of Portola Valley does have a 10% to 
20% share of the population living with a disability (see Figure 31). Geographic concentrations of 
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people living with a disability may indicate the area has ample access to services, amenities, and 
transportation that support this population.  

FIGURE 31: SHARE OF POPULATION BY DISABILITY STATUS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 32: PERCENT OF POPULATION WITH A DISABILITY BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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Familial Status 

Portola Valley is home to more single-person households than the county, with 25% of households 
compared to only 22% in the County (see Figure 33). Additionally, there are more married-couple 
families in Portola Valley (64%), offset by fewer single parent households and fewer non-family 
multiple-person households.  

FIGURE 33: SHARE OF HOUSEHOLDS BY TYPE, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 34: SHARE OF HOUSEHOLDS BY PRESENCE OF CHILDREN (LESS THAN 18 YEARS OLD), 2019 
Source: ABAG Housing Needs Data Workbook 

Familial status can indicate specific housing needs and preferences. A larger number of nonfamily or 
single person households indicates a higher share of seniors living alone, young adults living alone or 
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with roommates, and unmarried partners. Higher shares of nonfamily households indicates an 
increased need for one and two bedroom units.  

FIGURE 35: SHARE OF HOUSEHOLDS BY SIZE, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 36: HOUSING TYPE BY TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

The vast majority of married couple households live in owner occupied housing; however residents 
living alone are nearly equally split between renting and owning. Despite most households being 
comprised of two people or fewer, most housing units in Portola Valley have 3 to 4 bedrooms 
(see Figure 37). This trend is consistent with Portola Valley being an owner-majority, affluent 
community.  
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FIGURE 37: HOUSING UNITS BY NUMBER OF BEDROOMS AND TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

Segregation and Integration

Population by Protected Class
Portola Valley San Mateo County

Race and Ethnicity
American Indian or Alaska Native, NH 0% 0%
Asian / API, NH 7% 30%
Black or African American, NH 0% 2%
White, Non-Hispanic (NH) 82% 39%
Other Race or Multiple Races, NH 4% 4%
Hispanic or Latinx 7% 24%

Disability Status
With a disability 10% 8%
Without a disability 90% 92%

Familial Status
Female-Headed Family Households 6% 10%
Male-headed Family Households 2% 5%
Married-couple Family Households 64% 55%
Other Non-Family Households 3% 8%
Single-person Households 25% 22%

Household Income
0%-30% of AMI 7% 13%
31%-50% of AMI 7% 11%
51%-80% of AMI 8% 16%
81%-100% of AMI 4% 10%
Greater than 100% of AMI 73% 49%
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Racially or Ethnically Concentrated Areas of Poverty and Affluence  

Racially Concentrated Area of Poverty or an Ethnically Concentrated Area of Poverty (R/ECAP) and 
Racially Concentrated Areas of Affluence (RCAAs) represent opposing ends of the segregation 
spectrum from racially or ethnically segregated areas with high poverty rates to affluent 
predominantly White neighborhoods. Historically, HUD has paid particular attention to R/ECAPs as a 
focus of policy and obligations to AFFH. Recent research out of the University of Minnesota Humphrey 
School of Public Affairs argues for the inclusion of RCAAs to acknowledge current and past policies 
that created and perpetuate these areas of high opportunity and exclusion.18 

It is important to note that R/ECAPs and RCAAs are not areas of focus because of racial and ethnic 
concentrations alone. This study recognizes that racial and ethnic clusters can be a part of fair housing 
choice if they occur in a non-discriminatory market. Rather, R/ECAPs are meant to identify areas where 
residents may have historically faced discrimination and continue to be challenged by limited 
economic opportunity, and conversely, RCAAs are meant to identify areas of particular advantage and 
exclusion.  

Source: California Department of Housing and Community Development Guidance, 2021. 

For this study, the poverty threshold used to qualify a tract as an R/ECAP was three times the average 
census tract poverty rate countywide—or 19.1%. In addition to R/ECAPs that meet the HUD threshold, 
this study includes edge or emerging R/ECAPs which hit two thirds of the HUD defined threshold for 
poverty—emerging R/ECAPs in San Mateo County have two times the average tract poverty rate for 
the county (12.8%). 

In 2010 there were three census tracts that qualify as R/ECAPs (19.4% poverty rate) in the county and 
11 that qualify as edge R/ECAPs (13% poverty rate). None of the R/ECAPs were located in Portola Valley 
in 2010. 

In 2019 there were two census tracts that qualify as R/ECAPs (19.1% poverty rate) in the county and 
14 that qualify as edge R/ECAPs (12.8% poverty rate)—which means they are majority minority and 
have a poverty rate two times higher than the countywide census tract average. None of the R/ECAPs 
or edge R/ECAPs are located in Portola Valley.  
  

 
18 Goetz, E. G., Damiano, A., & Williams, R. A. (2019). Racially Concentrated Areas of Affluence: A Preliminary Investigation. 
Cityscape: A Journal of Policy Development and Research, 21(1), 99–124 

R/ECAPS 
HCD and HUD’s definition of a Racially/Ethnically Concentrated Area of Poverty is: 
 A census tract that has a non-White population of 50 percent or more (majority-minority) or, for non-

urban areas, 20 percent, AND a poverty rate of 40 percent or more; OR 
 A census tract that has a non-white population of 50 percent or more (majority-minority) AND the 

poverty rate is three times the average tract poverty rate for the County, whichever is lower. 
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FIGURE 38: R/ECAPS AND EDGE R/ECAPS, 2010 
Note: R/ECAPs are census tracts that have a non-white population of 50 percent or more (majority-minority) AND the poverty 
rate is three times the average tract poverty rate for the County (19.4% in 2010). Edge R/ECAPs are census tracts that have a non-
white population of 50 percent or more (majority-minority) AND the poverty rate is two times the average tract poverty rate for 
the County (13% in 2010). 
Source: California Department of Housing and Community Development AFFH Data Viewer. 
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5. ACCESS TO OPPORTUNITY 
This section discusses disparities in access to opportunity among protected classes including access 
to quality education, employment, transportation, and environment.  

Source: California Department of Housing and Community Development Guidance, 2021, page 34. 

The California Tax Credit Allocation Committee (TCAC) in collaboration with HCD developed a series 
of opportunity maps that help to identify areas of the community with good or poor access to 
opportunity for residents. These maps were developed to align funding allocations with the goal of 
improving outcomes for low-income residents—particularly children.  

The opportunity maps highlight areas of highest resource, high resource, moderate resource, 
moderate resource (rapidly changing), low resource and high segregation and poverty. TCAC provides 
opportunity maps for access to opportunity in quality education, employment, transportation, and 
environment. Opportunity scores are presented on a scale from zero to one and the higher the 
number, the more positive the outcomes. 

5.1 EDUCATION 

TCAC’s education score is based on math proficiency, reading proficiency, high school graduation 
rates, and the student poverty rate. According to TCAC’s educational opportunity map, the entirety of 
Portola Valley has a very high education outcome (index value over 0.75)—opportunity scores are 
presented on a scale from zero to one and the higher the number, the more positive the outcomes.  

Portola Valley is served by the Sequoia Union High School District and the Portola Valley Elementary 
School District. Sequoia Union increased enrollment by 18% from 2010 to 2020 but the elementary 
district enrollment decreased by 30% over the same time. Both districts lost students during the 
COVID pandemic.  

Portola Valley Elementary School District (66%) and Woodside Elementary School District (64%) had 
the highest share of White students, making them among the least racially and ethnically diverse 
districts in the county. Portola Valley has the least diverse faculty and staff in the county, with 59% 
identifying as White. 

Overall, 29% of public school students in San Mateo County qualify for reduced or free lunch. This rate 
was substantially lower in districts like Hillsborough Elementary, San Carlos Elementary, Portola Valley 
Elementary, Las Lomitas Elementary, Belmont-Redwood Shores, and Menlo Park City Elementary, 

ACCES S  TO  OP P O R TUNI TY 
“Access to opportunity is a concept to approximate place-based characteristics linked to critical life 
outcomes. Access to opportunity oftentimes means both improving the quality of life for residents of low-
income communities, as well as supporting mobility and access to ‘high resource’ neighborhoods. This 
encompasses education, employment, economic development, safe and decent housing, low rates of 
violent crime, transportation, and other opportunities, including recreation, food and healthy environment 
(air, water, safe neighborhood, safety from environmental hazards, social services, and cultural institutions).” 
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where each had less than 10% of students qualify for free or reduced lunch. This means that these 
districts serve very few low-income students. 

Many high schoolers in the county met admission standards for a University of California (UC) or 
California State University (CSU) school. Of the high school districts in San Mateo County, Sequoia 
Union had the highest rate of graduates who met such admission standards at 69% followed by San 
Mateo Union High with 68%. Pacific Islander, Black, and Hispanic students in the Sequoia Union 
district were substantially less likely to meet the admission standards, with rates of 38%, 50%, 
and 55% respectively. 

Overall, Sequoia Union High School has one of the highest dropout rates—10% of students—
compared to other districts in the county. Still, dropout rates among Hispanic (16%), Black (12%), 
and Pacific Islander (20%) students are even higher.  
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FIGURE 39: TCAC OPPORTUNITY AREAS EDUCATION SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.2 EMPLOYMENT 

The top three industries by number of jobs in Portola Valley include health and educational 
services, professional and managerial services, and arts and recreation services.  

 

FIGURE 40: JOBS BY INDUSTRY, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 
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FIGURE 41: JOB HOLDERS BY INDUSTRY, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 

 

The Town has a much lower job-to-household ratio when compared to the county at 0.63 and 1.59 
respectively—which means there are fewer employment opportunities per household in Portola 
Valley. This trend, combined with low unemployment, indicates high out-commuting and/or retired 
households. 

 

FIGURE 42: JOBS TO HOUSEHOLD RATIO, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 
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HUD’s job proximity index shows Portola Valley to have a moderate proximity to jobs. On a scale 
from zero to 100 where 100 is the closest proximity to jobs, block groups within the town score 
between 40 and 80.  

 

FIGURE 43: JOBS PROXIMITY INDEX BY BLOCK GROUP, 2017  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.3 TRANSPORTATION 

This section provides a summary of the transportation system that serves the broader region 
including emerging trends and data relevant to transportation access in the town. The San Mateo 
County Transit District acts as the administrative body for transit and transportation programs in the 
county including SamTrans and the Caltrain commuter rail. SamTrans provides bus services in San 
Mateo County, including Redi-Wheels paratransit service.  

In 2018, the Metropolitan Transportation Commission (MTC), which covers the entire Bay Area, 
adopted a coordinated public transit and human services transportation plan. While developing the 
coordinated plan, the MTC conducted extensive community outreach about transportation within the 
area. That plan—which was developed by assessing the effectiveness of how well seniors, persons 
with disabilities, veterans, and people with low incomes are served—was reviewed to determine gaps 
in services in Portola Valley and the county overall. Below is a summary of comments relevant to San 
Mateo County; no comments specific to Portola Valley were included in the report. 

“San Mateo’s [Paratransit Coordinating Council] PCC and County Health System, as well as the 
Peninsula Family Service Agency provided feedback. The most common themes expressed had to 
do with pedestrian and bicycle needs at specific locations throughout the county, though some 
covered more general comments such as parked cars blocking sidewalk right-of-way and a desire 
for bike lanes to accommodate motorized scooters and wheelchairs. Transportation information, 
emerging mobility providers, and transit fares were other common themes. 

While some comments related to the use of car share, transportation network companies (TNCs), 
or autonomous vehicles as potential solutions, other comments called for the increased 
accessibility and affordability of these services in the meantime.”19 

A partnership between the World Institute on Disability and the MTC created the research and 
community engagement project TRACS (Transportation Resilience, Accessibility & Climate 
Sustainability). The project’s overall goal is to, “stimulate connection and communication between the 
community of seniors and people with disabilities together with the transportation system– the 
agencies in the region local to the San Francisco bay, served by MTC.”20  

As part of the TRACS outreach process, respondents were asked to share their compliments or good 
experiences with MTC transit. One respondent who had used multiple services said, “it is my sense 
that SamTrans is the best Bay Area transit provider in terms of overall disability 
accommodation.” 

The San Mateo County Transit District updated their Mobility Plan for Older Adults and People with 
Disabilities in 2018. According to the district, the county’s senior population is expected to grow 
more than 70% over the next 20 years and the district is experiencing unprecedented increases 
in paratransit ridership. The plan is targeted at developing effective mobility programs for residents 

 
19 https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf  
20 https://wid.org/transportation-accessibility/  

https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf
https://wid.org/transportation-accessibility/
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with disabilities and older adults including viable alternatives to paratransit, partnerships, and 
leveraging funding sources.21 

MTC also launched Clipper START—an 18-month pilot project— in 2020 which provides fare discounts 
on single transit rides for riders whose household income is no more than double the federal poverty 
level.22 

5.4 ENVIRONMENT 

TCAC’s opportunity areas environmental scores are based on the CalEnviroScreen 3.0 indicators, 
which identify areas disproportionately vulnerable to pollution sources such as ozone, PM2.5, diesel 
PM, pesticides, toxic release, traffic, cleanup sites, groundwater threats, hazardous waste, impaired 
water bodies, and solid waste sites.  

Portola Valley scores moderate to poorly on environmental outcomes (0.25-0.5) though this score 
is similar to surrounding communities which have similar—or in some cases lower—scores. However, 
the town scores relatively high compared to other areas of San Mateo County on the California 
Healthy Places Index (HPI) developed by the Public Health Alliance of Southern California (PHASC). 
The HPI includes 25 community characteristics in eight categories including economic, social, 
education, transportation, neighborhood, housing, clean environment, and healthcare.23 

 
  

 
21 https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_ 
with_Disabilities.html  
22 https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm  
23 https://healthyplacesindex.org/about/  

https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html
https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html
https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm
https://healthyplacesindex.org/about/
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FIGURE 44: TCAC OPPORTUNITY AREAS ENVIRONMENTAL SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 45: CALENVIROSCREEN BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 46: HEALTHY PLACES INDEX BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 47: TCAC OPPORTUNITY AREAS COMPOSITE SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.5 DISPARITIES IN ACCESS TO OPPORTUNITY 

Countywide data show that racial and ethnic minorities are more likely to live in moderate resource 
areas compared to non-Hispanic White residents. All of Portola Valley is considered a “highest 
resource” area so racial/ethnic disparities are not evident within the community. However, the limited 
racial/ethnic diversity of Portola Valley may contribute to the countywide disparities in access to 
opportunity by race/ethnicity.  

 

FIGURE 48: POPULATION LIVING IN MODERATE AND HIGH RESOURCE ARES BY RACE AND ETHNICITY, 
PORTOLA VALLEY, 2019 

Note: All of Portola Valley is considered a High Resource Area 
Source: ABAG Housing Needs Data Workbook 

The Social Vulnerability Index (SVI) provided by the Center for Disease Control (CDC)—ranks census 
tracts based on their ability to respond to a disaster—includes four themes of socioeconomic status, 
household composition, race or ethnicity, and housing and transportation. Again, Portola Valley is 
considered a “low vulnerability” area.  

Portola Valley does not have any disadvantaged communities as defined under SB 535 as, “the top 
25% scoring areas from CalEnviroScreen along with other areas with high amounts of pollution and 
low populations.”24 
  

 
24 https://oehha.ca.gov/calenviroscreen/sb535  

https://oehha.ca.gov/calenviroscreen/sb535


APPENDIX C | FAIR HOUSING ASSESSMENT 

C-68 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

 

FIGURE 49: SOCIAL VULNERABILITY INDEX BY CENSUS TRACT, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 50: SB 535 DISADVANTAGED COMMUNITIES  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.6 DISPARITIES SPECIFIC TO THE POPULATION LIVING WITH A 
DISABILITY 

Ten percent of the population in the Portola Valley are living with at least one disability, compared to 
8% in the county. The most common disabilities in the city are hearing (5.2%), cognitive (4.3%), and 
independent living (4.1%).  

Source: California Department of Housing and Community Development Guidance, 2021, page 36. 

 

FIGURE 51: POPULATION BY DISABILITY STATUS, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 52: DISABILITY BY TYPE FOR THE NON-INSTITUTIONALIZED POPULATION 18 YEARS AND OVER, 
PORTOLA VALLEY, 2019 

Source: ABAG Housing Needs Data Workbook 

DI SA B IL I TY 
“Disability types include hearing difficulty, vision difficulty, cognitive difficulty, ambulatory difficulty, self-care 
difficulty, and independent living difficulty.” 
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For the population 65 and over, the share of the population with an ambulatory or independent 
living difficulty increases. As mentioned above under access to transportation, San Mateo County 
is rapidly aging; therefore, this population with a disability is likely to increase.  

 

FIGURE 53: DISABILITY BY TYPE FOR SENIORS (65 YEARS AND OVER), PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

Unemployment among residents living with a disability (3%) in Portola Valley is the same those 
without a disability (3%) and similar to the county overall. Countywide, the unemployment 
rate for residents with a disability is 4%, compared to 3% for residents without a disability. 

 

FIGURE 54: EMPLOYMENT BY DISABILITY STATUS, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook  
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6. DISPROPORTIONATE HOUSING NEEDS 
This section discusses disparate housing needs for protected classes including cost burden and severe 
cost burden, overcrowding, substandard housing conditions, homelessness, displacement, and other 
considerations.  

Source: California Department of Housing and Community Development Guidance, 2021, page 39. 

6.1 HOUSING NEEDS 

According to ABAG, the population of Portola Valley increased by 3.2% from 2000 to 2020, which is 
below the growth rate of the Bay area. However, the town’s population growth trend has generally 
been in line with the county. 

 

FIGURE 55: POPULATION INDEXED TO 1990 
Source: ABAG Housing Needs Data Workbook 

  

DI S P RO POR TI O NA TE  HO U SI NG  NEED S 
“Disproportionate housing needs generally refers to a condition in which there are significant disparities in 
the proportion of members of a protected class experiencing a category of housing need when compared 
to the proportion of members of any other relevant groups, or the total population experiencing that 
category of housing need in the applicable geographic area. For purposes of this definition, categories of 
housing need are based on such factors as cost burden and severe cost burden, overcrowding, 
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ABAG also reports that number of homes in Portola Valley increased 1.6% from 2010 to 2020, below 
the growth rate for San Mateo County and the broader region.  

The most concentrated development period for Portola Valley was 1960-1979, during which 42% of 
the housing inventory was built. Another 25% of units were built before 1960. As such, two-thirds of 
the town’s units are older, may lack energy efficiency, could be costly to adapt for disability 
accessibility, and may have deferred maintenance if households cannot afford to make 
improvements.  

 

FIGURE 56: HOUSING UNITS BY YEAR BUILT, PORTOLA VALLEY 
Source: ABAG Housing Needs Data Workbook Compared to San Mateo County, the Portola Valley’s owner occupied housing market 
has a far greater share of units priced over $2 million—81% of units in the town fall within this price range compared to 19% in 
the county. According to the Zillow home value index, home prices have experienced remarkable growth in the Portola Valley—
even outpacing the county and the Bay Area overall.  

 

FIGURE 57: DISTRIBUTION OF HOME VALUE FOR OWNER OCCUPIED UNITS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 58: ZILLOW HOME VALUE INDEX, 2001-2020 
Source: ABAG Housing Needs Data Workbook 

Rents have increased at a slower pace compared to the for sale market—however, median rents still 
increased substantially over the past few years, rising by 47% between 2014 and 2019. Rent increases 
have likely been dampened by the COVID-19 pandemic. Compared to the county, the Portola Valley 
has more luxury rental units—49% of units rent for more than $3,000 in the town compared to 22% 
in the county.  

 

FIGURE 59: DISTRIBUTION OF CONTRACT RENTS FOR RENTER OCCUPIED UNITS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 60: MEDIAN CONTRACT RENT, 2009-2019 
Source: ABAG Housing Needs Data Workbook 

6.2 COST BURDEN AND SEVERE COST BURDEN 

One quarter of all renter households in Portola Valley are cost burdened—spending more than 
30% of their gross income on housing costs—and 12% are extremely cost burdened—spending more 
than 50% of their gross income on housing costs. Cost burdened households have less money to 
spend on other essentials like groceries, transportation, education, healthcare, and childcare. 
Extremely cost burdened households are considered at risk for homelessness. 

 

FIGURE 61: OVERPAYMENT (COST BURDEN) BY JURISDICTION, 2019 
Source: ABAG Housing Needs Data Workbook 
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A smaller portion of households in Portola Valley (25%) struggle with cost burden compared to the 
county (37%). Lower income households are more likely to experience housing cost burden. Nearly 
three out of every four households earning less than 30% AMI—considered extremely low income 
households—are severely cost burdened, compared to only 4% of households earning more than 
100% of AMI.  

 
FIGURE 62: OVERPAYMENT (COST BURDEN) BY AREA MEDIAN INCOME (AMI), PORTOLA VALLEY, 

2019 
Source: ABAG Housing Needs Data Workbook. 

There is little to no variation in the incidence of housing cost burden in Portola Valley by 
race/ethnicity—the data show no cost burden among minority households. Large family households 
are less likely to experience cost burden than other household types.  

 

FIGURE 63: OVERPAYMENT (COST BURDEN) BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook  
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Since the town is comprised of just one census tract, there is no evident geographic concentration of 
cost burden. 

 

FIGURE 64: OVERPAYMENT (COST BURDEN) FOR RENTER HOUSEHOLDS BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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6.3 OVERCROWDING 

The vast majority of households (98%) in Portola Valley are not overcrowded—indicated by more than 
one occupant per room. However, renter households are more likely to be overcrowded with 8% of 
households with more than one occupant per room compared to 0% of owner households.  

The data do no indicate racial and ethnic disparities in overcrowding in Portola Valley. Since the 
town is comprised of just one census tract, there is no evident geographic concentration of 
overcrowding within the town. 

 

FIGURE 65: OCCUPANTS PER ROOM BY JURISDICTION, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 66: OCCUPANTS PER ROOM BY TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 67: OVERCROWDING BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Overcrowding is indicated by more than 1 person per room. 
Source: ABAG Housing Needs Data Workbook 

6.4 SUBSTANDARD HOUSING 

Data on housing condition are very limited, with the most consistent data available across jurisdictions 
found in the American Community Survey (ACS)—which captures units in substandard condition as 
self-reported in census surveys. In Portola Valley, the data indicate 8% of all units have substandard 
kitchen facilities—all of these are shown to be rental units. This may actually reflect rental units with 
a common kitchen as opposed to residents living in substandard units.   

 

FIGURE 68: PERCENT OF UNITS LACKING COMPLETE KITCHEN AND PLUMBING FACILITIES, PORTOLA 

VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 
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6.5 HOMELESSNESS 

In 2019, 1,512 people were experiencing homelessness in the county during the One-Day Count, with 
40% of people in emergency or transitional shelter while the remaining 60% were unsheltered. The 
majority of unsheltered people experiencing homelessness were in households without children. The 
majority of people in transitional housing were in households with children.  

 

FIGURE 69: HOMELESSNESS BY HOUSEHOLD TYPE AND SHELTER STATUS, SAN MATEO COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

People who identify as American Indian or Alaskan Native (6% of the homeless population 
compared to less than 1% of the total population), Black (13%, 2%), White (67%, 51%), and 
Hispanic (38%, 28%) are overrepresented in the homeless population compared to their share of 
the general population. People struggling with chronic substance abuse (112 people), severe mental 
illness (305), and domestic violence (127) represented a substantial share of the homeless population 
in 2019.  

 

FIGURE 70: SHARE OF GENERAL AND HOMELESS POPULATIONS BY RACE, SAN MATEO COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

Sheltered - Emergency Shelter 0 68 198

Sheltered - Transitional Housing 0 271 74

Unsheltered 1 62 838

People in 
Households 

Solely 
Children 

People in 
Households 

Without 
Children

People in 
Households 
with Adults 

and Children
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FIGURE 71: SHARE OF GENERAL AND HOMELESS POPULATIONS BY ETHNICITY, SAN MATEO COUNTY, 
2019 

Source: ABAG Housing Needs Data Workbook 

 

 

FIGURE 72: CHARACTERISTICS OF THE POPULATION EXPERIENCING HOMELESSNESS, SAN MATEO 

COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

6.6 DISPLACEMENT 

Displacement trends may be evaluated by both mobility trends (how often residents move) and by 
expiring contracts on income-restricted affordable units. Portola Valley households appear to have 
greater stability than households in the county overall—9% of Portola residents moved in the past 
year compared to 12% of county residents. Owner households generally experience a greater amount 
of housing stability whereas renter households are more mobile (i.e., move more frequently).  

Sheltered - Emergency Shelter 46 0 70 31 10

Sheltered - Transitional Housing 46 3 46 4 14

Unsheltered 20 0 189 34 103

Chronic 
Substance Abuse HIV/AIDS

Severely 
Mentally Ill Veterans

Victims of Domestic 
Violence
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FIGURE 73: LOCATION OF POPULATION ONE YEAR AGO, 2019 
Source: ABAG Housing Needs Data Workbook 

 

 

FIGURE 74: TENURE BY YEAR MOVED TO CURRENT RESIDENCE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

According to HUD, there are no low income affordable units located in Portola Valley. As such, 
displacement due to expiring HUD contracts is less of a concern than access to the community for low 
income households.  
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FIGURE 75: ASSISTED UNITS AT RISK OF CONVERSION, 2019 
Source: ABAG Housing Needs Data Workbook 

The Urban Displacement Project does not identify Portola Valley as having any areas vulnerable to 
displacement (see definitions below).  

Source: https://www.sensitivecommunities.org/. 

  

Portola Valley 0 0 0 0 0

San Mateo County 4,656 191 359 58 5,264

Bay Area 110,177 3,375 1,854 1,053 116,459

Low Moderate High Very High
Total Assisted 

Units in Database

DI S P LA CEM ENT SENS I T IV E  CO MM U NI TI ES 
“According to the Urban Displacement Project, communities were designated sensitive if they met the 
following criteria: 
 They currently have populations vulnerable to displacement in the event of increased redevelopment 

and drastic shifts in housing cost. Vulnerability is defined as: 
 Share of very low income residents is above 20%, 2017 
 AND 
 The tract meets two of the following criteria: 

− Share of renters is above 40%, 2017 
− Share of people of color is above 50%, 2017 
− Share of very low-income households (50% AMI or below) that are severely rent burdened 

households is above the county median, 2017 
− They or areas in close proximity have been experiencing displacement pressures. 

Displacement pressure is defined as: 
• Percent change in rent above county median for rent increases, 2012-2017 

OR 
 Difference between tract median rent and median rent for surrounding tracts above median for all 

tracts in county (rent gap), 2017.” 
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FIGURE 76: CENSUS TRACTS VULNERABLE TO DISPLACEMENT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 77: LOCATION AFFORDABILITY INDEX BY CENSUS TRACT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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6.7 ACCESS TO MORTGAGE LOANS 

Disparities by race and ethnicity are prevalent for home mortgage applications, particularly in denial 
rates. Hispanic or Latinx (29% denial rate) and Asian households (19%) had the highest denial 
rates for mortgage loan applications in 2018 and 2019, as shown in Figure 78. Conversely, non-
Hispanic White (15%) and households of unknown race/ethnicity (11%) have the lowest denial rates 
during the same time. Data was not available for American Indian or Alaska Native households or for 
Black or African American households. 

 

FIGURE 78: MORTGAGE APPLICATIONS BY RACE AND ETHNICITY, PORTOLA VALLEY, 2018-2019 
Source: ABAG Housing Needs Data Workbook 
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Disproportionate Housing Needs

Cost Burden, Portola Valley, 2019
Area Median Income (AMI)

Overcrowding, Portola Valley, 2019
Occupants per Room by Tenure

Substandard Housing, Portola Valley, 2019
Incomplete Kitchen and Plumbing Facilities by Tenure

Homelessness, San Mateo County, 2019

Race and Ethnicity
Share of Homeless 

Population
Share of Overall 

Population
American Indian or Alaska Native 6% 0%
Asian / API 6% 30%
Black or African American 13% 2%
White 67% 51%
Other Race or Multiple Races 8% 17%

Displacement, 2020
Assisted Units at High or Very 
High Risk of Displacement Portola Valley San Mateo County

Number of Units 0 417

% of Assisted Units 0% 8%

14%

23%

28%

44%

90%

14%

12%

52%

56%

6%

71%

65%

21%

0%

4%

0%-30% of AMI

31%-50% of AMI

51%-80% of AMI

81%-100% of AMI

100%+ of AMI

0%-30% of Income Used for Housing 30%-50% of Income Used for Housing

50%+ of Income Used for Housing

1.2%

0.0%

31.8%

0.0%

Kitchen

Plumbing

Owner Renter

8.1%

0.0%

0.0%

0.0%

1.0 to 1.5 Occupants per Room

More than 1.5 Occupants per Room

Owner Renter Series3

1.5+ Occupants 
per Room

1-1.5 Occupants 
per Room
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7. SITE INVENTORY ANALYSIS  
AB 686 requires local governments to affirmatively further fair housing as part of their Housing 
Element Update process, inclusive of the identification of Housing Sites. Accordingly, the Town of 
Portola Valley identified land resources throughout the community which were considered suitable 
for the accommodation of potential future residential development. These resources were identified 
as housing sites to be utilized in planning efforts associated with the 6th cycle housing element update 
process to accommodate the Town’s RHNA requirements for the 2023-2031 planning period in a way 
that affirmatively furthers fair housing efforts. 

As described within the prior Assessment of Fair Housing Section, the Town of Portola Valley is a high-
resource community that does not include any “low resource” areas or exhibited conditions of poverty 
within its municipal boundaries. However, due to the Town’s concentration of above-moderate 
income households, and prohibitive housing costs, relative to the broader county and region, 100% 
of neighborhoods within Portola Valley are considered exclusive to low-income households. 
Accordingly, the Town’s Housing Sites Inventory prioritizes increasing affordable housing 
opportunities throughout the town, including housing opportunities for lower-income households 
and other special needs populations. 

7.1 LOCATION OF EXISTING AFFORDABLE HOUSING 

Portola Valley has one rent-restricted affordable housing project within its jurisdiction and two 
additional pipeline and pending projects that will include affordable units. Woodside Priory School, a 
private catholic college preparatory school, provides two units for low-income residents. The Willow 
Commons project will include 11 low-income units and the Stanford Wedge project will include six 
low-income units (see Section 6, Adequate Sites for more information). ADUs provide scattered 
additional affordable housing units throughout the single-family neighborhoods.  

7.2 DISTRIBUTION OF SITES IN THE SITES INVENTORY 

The proposed housing sites in the Sites Inventory are well distributed to increase opportunities 
throughout the town, given the significant geologic and fire safety constraints. Sites were evaluated 
for proximity to faults, unstable soils, and steep topography prior to selection. In addition, ADUs 
distributed throughout the single-family neighborhoods will increase housing options in these areas.  

7.3 POTENTIAL EFFECT ON PATTERNS OF SEGREGATION 

Although Portola Valley doesn’t have significant segregation issues within the town, from a broader 
regional perspective, providing increased lower-income housing opportunities in a high resource 
community such as Portola Valley will help overcome Countywide and regional patterns of 
segregation, disparate impacts for impacted racial and ethnic groups, and foster more inclusive 
communities free from barriers that restrict access to opportunity. 
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7.4 POTENTIAL EFFECT ON ACCESS TO OPPORTUNITY 

The wide distribution of housing sites will provide additional housing options for lower income 
households to choose housing near amenities and services. The sites in the Sites Inventory were 
selected based on accessibility to a variety of services and amenities, such as parks/trails, schools, 
shopping, and transportation. From a broader regional perspective, providing increased lower income 
housing opportunities in a high resource community such as Portola Valley will help overcome 
Countywide and regional patterns of disparate impacts for impacted racial and ethnic groups by 
providing more affordable housing choices near desirable resources such as employment and high-
quality education. This will foster more inclusive communities free from barriers that restrict access 
to opportunity. 

7.5 POTENTIAL EFFECT ON DISPROPORTIONATE HOUSING NEEDS 

“Disproportionate housing needs generally refers to a condition in which there are significant 
disparities in the proportion of members of a protected class experiencing a category of housing need 
when compared to the proportion of members of any other relevant groups, or the total population 
experiencing that category of housing need in the applicable geographic area. For purposes of this 
definition, categories of housing need are based on such factors as cost burden and severe cost 
burden, overcrowding, homelessness, and substandard housing conditions.”25  

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola Valley, 
17.1% of households spend 30% to 50% of their income on housing and are considered “cost 
burdened” while 11.7% of households are severely cost burdened and use over 50% of their income 
for housing. There are also disparities in housing cost burden in Portola Valley by tenure, while 20.2% 
of property owners experience cost burden, 46.9% of renters experience the same.  

The increased quantity and distribution of affordable housing as proposed in the Sites Inventory will 
address disproportionate housing needs by providing more affordable housing in a wider variety of 
locations in the town. From a broader regional perspective, providing increased lower income housing 
opportunities in a high resource community such as Portola Valley will help overcome Countywide 
and regional patterns of disproportional housing needs.  

 
25 California Department of Housing and Community Development Guidance, 2021, page 39. 
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8. CONTRIBUTING FACTORS AND FAIR HOUSING ACTION 
PLAN 

The disparities in housing choice and access to opportunity discussed above stem from historical 
actions, socioeconomic factors that limit employment and income growth, broad barriers to open 
housing choice, and until recently, very limited resources to respond to needs. Pursuant to 
Government Code Section 65583 (c)(10)(A)(v), the Housing Element includes several policies and 
programs to proactively address fair housing issues. Table 11 below summarizes the fair housing 
issues, contributing factors, and implementation programs included in the Housing Element to 
affirmatively further fair housing in Portola Valley. 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

The Town of Portola Valley has 
limited racial and ethnic diversity 
(18% of residents are non-White 
Hispanic) compared to San Mateo 
County (61%) and the Bay Area 
overall, and very limited 
economic diversity (73% of 
households earn more than 100% 
AMI compared to 49% in the 
county overall). Portola Valley has 
a lower percentage of lower 
income households than the rest 
of the San Mateo County and the 
Bay Area, with 22% of households 
earning less than 80% of the AMI 
compared to 40% of households 
in San Mateo County and 39% of 
households in the Bay Area as a 
whole. This equates to 480 
households currently living in 
Portola Valley who are below the 
AMI, and 255 households who 
are below 50% AMI which means 
they would qualify for very low-
income housing. 
 

There is a lack of affordable 
housing opportunities 
throughout the town.  
There are no areas of the town 
that are zoned to allow moderate 
or high-density residential 
development. Existing policies do 
not encourage a range of housing 
types.  

 1-1: Create a new “Gateway” land use 
classification in the General Plan and two 
new zoning districts that allows for multi-
family housing at four and 20 du/acre to 
provide for development of housing at 
lower-income levels. 

 1-2: Create a new zoning district that 
allows for mixed-use development with 
up to six du/ac and would allow for up to 
100% of building floor area to be 
dedicated to residential uses. 

 2-1: Amend the zoning ordinance to 
establish inclusionary housing 
requirements for new multi-family 
housing developments. 

 2.2: Develop a program to manage new 
affordable housing units in the town.  

 7-3: Provide direct assistance from the 
Building Division for property owners 
interested in making minor changes to 
accommodate a JADU. 

 7-4: Establish staff and consultant ADU 
office hours so that applicants can ask 
questions of subject matter experts. 

 7-6: Develop an affordable ADU rental 
program that matches landlords willing to 
rent ADUs at below market rates with low-
income tenants that who have been 
experienced displacement from areas 
outside of Portola Valley due to increasing 
rents with Portola Valley ADU owners 

 Upon Adoption 
 
 
 
 
 Upon Adoption 
 
 
 
 
 Initiate by June 2023 and 

implement program by 
December 2023. 

 
 June 2024 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023  

 
 Initiate office hours by June 2023. 
 
 
 Develop program by June 2023. 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

willing to rent ADUs at below market 
rates.  

 8-5: Rezone properties in the town to 
allow multi-family housing with a range of 
affordability levels and deed restrictions 
to ensure affordability over time. 
Affirmatively market the housing to 
households that are under-represented in 
the town including Black and Hispanic 
households. 

 8-6: Through collaboration with local 
service providers, convene a discussion of 
populations that are experiencing 
comparatively high rates of cost burden 
to discuss solutions for relief. Consider a 
rental assistance program tailored to 
extremely high cost-burdened residents 
(residents that pay a very high percentage 
of their income towards housing). This 
may be in coordination with ADU/JADU 
programs. Include Black, Indigenous and 
people of color in these conversations. 

 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023. 

 
 
 
 
 
 Initiate by June 2024. Consider 

program by December 2024. 

In 2018 and 2019, Hispanic or 
Latinx and Asian households in 
Portola Valley faced higher rates 
of mortgage loan denials when 
trying to purchase homes in 
Portola Valley (29% and 19%, 
respectively).a  

It is well documented that 
persons of color have been 
historically denied loans to 
purchase homes at a higher rate 
than white applicants. These 
historical patterns persist in some 
cases. 

 Mortgage acceptance rates are outside of 
local control. It is included here to bring 
attention to this issue.  

 

Portola Valley residents do not 
report experiencing fair housing 
discrimination. However, 

Tenants and property owners 
may lack knowledge about fair 
housing laws. Limited 

 8-7: Collaborate with other cities/towns 
and Project Sentinel, or another similar 
organization, to perform fair housing 

 Establish list by December 2023. 
Issue written materials annually 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

residents may not take action 
because they are not aware of 
resources for fair housing. 

information provided by the 
Town on fair housing rights.  

training for property owners, real estate 
agents, and tenants across the region. The 
training would include information on 
reasonable accommodation and source of 
income discrimination, as well as other 
fair housing information with emphasis 
on certain topics driven by housing 
complaint data and information from 
stakeholders. Participation in fair housing 
training will be required for approval of 
landlords’ business licenses. Focus 
enforcement efforts on race-based 
discrimination and reasonable 
accommodations. 

 8-8: Create a webpage specific to fair 
housing including resources for residents 
who feel they have experienced 
discrimination, information about filing 
fair housing complaints with HCD or HUD, 
and information about protected classes 
under the Fair Housing Act. 

thereafter. Conduct two 
workshops by 2030. 

 
 
 
 
 
 
 
 
 
 
 December 2023 

a Federal Financial Institutions Examination Council's (FFIEC) Home Mortgage Disclosure Act loan/application register (LAR) files. 
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TOWN OF PORTOLA VALLEY EXISTING HOUSING ELEMENT EVALUATION 
 

Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

Program 1: 
Inclusionary Housing 

The intention is to revise the program to require that 
developers build the housing units when one or more 
units would be required under the inclusionary housing 
program. As part of this revision, the percentage of lots 
required for below market rate housing may need to be 
reduced. The percentage should be based on a nexus 
study for affordable housing, such as the study underway 
through the 21 Elements process in San Mateo County. 
With the nexus study results, the town could also 
consider a housing impact fee. In developing the 
revisions to this program, the town will consult local 
developers and builders, and others experienced in the 
provision of affordable housing, to ensure that the 
requirements are realistic and that the program includes 
appropriate incentives. 

Objective: Amend the inclusionary housing program to 
make it more effective. 

Timeline: 2016, 
Ongoing 

Retain. 

The Town Council adopted the Housing Strategic Plan 
in 2016 and the implementation is ongoing. At that 
time, Council postponed additional work on the 
inclusionary housing program to ensure the approach 
was comprehensive in light of other housing efforts. 
In late 2018, Council formed a Subcommittee to 
discuss the potential changes to the inclusionary 
housing program and how to use the existing funds. 
That work was postponed by the Covid-19 pandemic. 
The Town Council recognized that the increase in the 
Town’s RHNA for the 2023-2031 Housing Element 
Update would be significant and that more broad 
housing solutions would be necessary to meet the 
Town’s housing obligations in coming years. Updates 
to the inclusionary housing program and use of the 
available funds have been considered and include 
with the Housing Element Update. 

Program 2: Affiliated 
Housing 

The town will continue to work with the owners of these 
three properties to allow and encourage housing to be 
built on the sites. Eleven additional housing units are 
approved for the Priory under the current Master Plan, of 
which seven units would be for households with 
moderate or low incomes. The Priory has indicated that 
they intend to construct the units in phases and expect all 
of the units to be built by 2022. The town has also started 
discussions with the Sequoias to encourage employee 
housing at the site, and they are moving forward 
internally to consider the options. Stanford University has 
no plans for their site at this time. During the planning 

Timeline: Ongoing 
 

Retain and modify. 

Priory School completed construction of six units of 
housing in 2021. Stanford submitted a 39-unit 
housing project (inclusive of 12 BMR units) for the 
Wedge Property. Staff is having communications with 
The Sequoias is also interested in developing 23 units 
(18 senior and 5 workforce housing units) in the 6th 
Housing Cycle. The Town Council is expanding the 
Affiliated Housing Program to add Ladera Church, 
Christ Church, and the Town itself with the Housing 
Element Update.  
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

period, however, the town will look more closely at the 
development standards and density for the Stanford 
Wedge in particular to ensure that they are appropriate. 
The town will continue to contact all three owners on a 
regular basis and assist them with any potential plans for 
providing housing. 

Currently, the Affiliated Housing Program is 
implemented through the Housing Element. With this 
update, the Municipal Code will be updated with the 
process and parameters of the Affiliated Housing 
Program, including development standards and 
affordability requirements.  

Program 3: Second 
Units (Accessory 
Dwelling Units) 

Second units provide most of the affordable housing in 
town and are the only type of affordable housing that can 
be produced in Portola Valley by market forces without a 
significant subsidy. Second units are particularly 
appropriate for Portola Valley because of their 
compatibility with the rural nature of the town and their 
ability to directly serve the need for affordable housing. 
2482a To strengthen the second unit program, Portola 
Valley proposed three amendments to its zoning 
ordinance in addition to the changes made to implement 
previous housing element programs.  

Objective: Amend the zoning ordinance to encourage 
second units. Monitor the program and take additional 
steps to increase second unit production if necessary. 

Timeline: 2015, 
Ongoing 

Initial amendments 
were completed in 
2015 continue to have 
ongoing updates.   

Completed. Replace with new ADU Programs. 

Town Council approved the amendments outlined in 
the Housing Element in 2015. Additional amendments 
were adopted in compliance with 2017 State law 
changes. In 2017, the Town received a grant from 
Home for All to conduct community workshops on 
housing topics, which were held in 2018. Accessory 
Dwelling Units became a focus of that effort. In fall of 
2018, additional zoning code amendments were 
considered to further encourage ADUs and allow 
ADUs in all zoning districts. The ordinance was 
adopted in early 2019. In 2021, the Town adopted 
another set of amendments for compliance with State 
law. 

Program 4: Shared 
Housing 

As discussed in the section on housing characteristics, 
homes in Portola Valley tend to be large. For older 
residents who want to remain in their homes, 
maintaining a large home while living on their own may 
be difficult. One option would be to convert a portion of a 
home to a second unit. Another option would be to 
simply find someone else to share the house. 

The Human Investment Project for Housing (HIP Housing) 
is a nonprofit organization that conducts a program in 
San Mateo County to match housing “providers” with 
housing “seekers.” Rents are established on a case-by-
case basis and can sometimes be partly defrayed by 

Timeline: Ongoing Retain and modify. 

HIP has attended the Farmer's Market. Staff shares 
publicity materials through the website and online 
forum. Staff plans to include HIP in upcoming events 
related to housing. 
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

services. Although Portola Valley is currently in the area 
served by HIP Housing, there is no formal arrangement 
with the organization. Portola Valley will continue to work 
with the organization to increase publicity about its 
service in the town 

Objective: Continue to work with HIP Housing to improve 
publicity of its home-sharing program to residents and 
employees. 

Program 5: Fair 
Housing 

Project Sentinel handles complaints of discrimination in 
the sale or rental of housing and in the mediation of 
tenant/landlord disputes in Portola Valley under the 
terms of a contract with San Mateo County. Information 
on this program will be posted or otherwise made 
available at Town Hall and the library, and on the town’s 
website. 

Objective: Publicize the program by continuing to provide 
brochures or post information sheets at Town Hall, the 
library and on the town’s website. 

Timeline: Ongoing Retain and modify. 

Staff continues to ensure information on Project 
Sentinel is readily available on the website. 

Program 6: Energy 
Conservation and 
Sustainability 

The Town has had a number of regulations that 
encourage energy conservation for years. These include 
permitting solar installations, utilizing subdivision 
regulations that protect solar access, and supporting 
energy efficient design. In addition, most new 
development is clustered, which reduces impacts on the 
land. The town also requires native landscaping, which 
reduces the need for both water and energy. All of these 
policies and regulations will continue. 

Objective: To continue existing green and energy 
conservation measures, revise them when necessary, and 
implement new programs in accordance with the 

Timeline: Ongoing. Retain. 

Town Council approved the Green Building Ordinance 
in 2017 and staff has been reviewing applications for 
compliance since it went into effect. The Council is 
currently considering additional updates to the Green 
Building Ordinance. 
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

Sustainability Element and the town’s future Climate 
Action Plan. 

Program 7: Explore 
Future Housing 
Needs and Potential 
Housing Programs 

During the housing element update process, the town 
identified a need for a longer-range “vision” for housing in 
Portola Valley. This program therefore calls for the town 
to examine its likely housing needs beyond 2022, with the 
results potentially serving as a foundation for the next 
housing element update. 

Objective: To analyze the town’s housing needs and 
trends, explore a commercial affiliated employee housing 
program, identify potential uses of money in the town’s 
in-lieu housing fund, and examine other potential 
programs as appropriate to meet the town’s future 
needs. The results of this program will help to create a 
foundation for the 2022 housing element update. 

Timeline: Ongoing Completed. 

In 2016, the Council adopted the Housing Strategic 
Plan with six strategies. In 2018-2019, the Town held 
three community wide meetings with Home for All 
(Countywide housing advocates). In 2019, the Ad Hoc 
Housing on Town-Owned Property Committee 
reviewed properties owned by the Town that may be 
suitable for housing and reported back to Council. 
That process was valuable and resulted in a list of 
sites that have been used in the Housing Element 
Update process. Council Subcommittees continued to 
meet on housing topics. Communications with 
residents on housing topics remained high during 
2020 and 2021. 

Program 8: 
Transitional and 
Supportive Housing 
Ordinance 
Amendment 

Due to clarifications of California law relative to 
transitional and supportive housing, the Town’s municipal 
code needs to be amended so that it is fully compliant. In 
order to comply, sections 18.12.010, 18.14.020, and 
18.16.020 which list the permitted uses in the residential 
zoning districts (the R-E, R-1, and M-R districts), need to 
be amended so that they no longer restrict the number of 
persons in transitional and supportive housing when 
those types of housing are located in single family homes. 

Objective: Amend the zoning ordinance to fully comply 
with State law relative to transitional and supportive 
housing.  

Timeline: 2015 Will be completed before the end of the Housing 
Element Cycle 

The Transitional and Supportive Housing Code 
amendments have been drafted and will be reviewed 
by the Planning Commission and Town Council in 
summer 2022. In December 2021, the Town approved 
a Supportive Housing project with 11 units for adults 
with developmental delays. 
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PUBLIC ENGAGEMENT INPUT 

Community engagement is a fundamental ethos of the Town of Portola Valley. Since the Town 
was incorporated in 1964, the community has prioritized resident participation in the 
development of public policy. The Town has an extensive resident committee system that 
makes recommendations to the Town Council on a broad range of issues. That approach has 
been applied to the Housing Element update. The update process is an opportunity to address 
what has happened before and look to the future to decide how the community will change 
throughout the 8-year RHNA cycle. 

In addition to conversations focused on Portola Valley, the 21 Elements working group 
provided additional opportunities for community input. 21 Elements is a multi‐year, multi‐
phase collaboration between all San Mateo County jurisdictions, along with partner agencies 
and stakeholder organizations, which aims to support jurisdictions in developing, adopting, 
and implementing local housing policies and programs. Let's Talk Housing is a collaborative 
effort between all 21 jurisdictions in San Mateo County focused on increasing awareness of 
and participation in the Housing Element update process. The 21 Elements working group 
organized an additional series of introductory meetings about the Housing Element update 
attended by more than 1,000 community members countywide, an All About RHNA webinar, 
four Stakeholder Listening Sessions that convened more than 30 groups, and a four-part 
Creating an Affordable Future webinar series to help educate community members about 
local housing issues.  

The Town held many public meetings to discuss various aspects of the Housing Element 
Update (to date, 13 Ad Hoc Housing Element Committee meetings, two Focus Group meetings, 
two Community-wide meetings, two Ad Hoc Committee of Town Committees meetings, two 
Planning Commission meetings, and two Town Council meetings). During the Housing 
Element update process, the Town posted information on the Town’s website, social media, 
distributed information through the Town’s e-Notification system with over 450 subscribers 
and posted information on the Portola Valley Forum, an active list serve with over 3,600 
members. Public meetings related to the Housing Element Update included the following:  

 April 13, 2021 | Countywide Community Meeting 

 April 22, 2021 | Countywide Community Meeting 

 August 16, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #1: 
What is A Housing Element and Why is it Important? 

 September 20, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #2: 
Existing Housing Element Organization, Housing Affordability Income Categories, 
Demographic and Housing Trends, Values, and Decorum 

 September 27, 2021 | 21 Elements Countywide Listening Session #1 (Fair Housing)  

https://fostercity.sharepoint.com/:b:/s/CDD/EY4e-0hOn0tPstLYHVtgw4MBX4yCHyaqmTmgO6fqNxbZSg?e=73hYF5
https://us02web.zoom.us/rec/play/0lwrMbf5bApV1dzdgW7GK3EQedobeeRwLb53zENs-_35jrfNG6RORQpLIkSeWYGhrKbFVojcpjA6Rs5T.Y4sgf3XTAp7akNws?continueMode=true&_x_zm_rtaid=EGFnI28HQX-Lt4tGKs7A6A.1620409350253.27a316cdfca920d5ab5e3b74cee0a69c&_x_zm_rhtaid=831
http://www.21elements.com/documents-mainmenu-3/housing-elements/1289-meeting-summary-092721-fair-housing-listening-session-1/file
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 October 14, 2021 | Portola Valley Community Meeting #1 

 October 18, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #3: 
Sites Selection Possible Scenarios 

 October 18, 2021 | 21 Elements Countywide Listening Session (Housing Advocates)  

 November 1, 2021 | 21 Elements Countywide Listening Session (Builders/Developers)  

 November 15, 2021 | Portola Valley Ad Hoc Housing Element Committee Meeting #4: 
ADU Presentation 

 October-December 2021 | 21 Elements 4-part Let’s Talk Housing Webinar 

 January 11, 2022 | Ad Hoc Committee of Town Committees: Housing Element Update 

 January 18, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #5: 
Wildfire Resilience with Guest Speakers 

 January 31, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #6: 
Affiliated Housing Discussion and SB 9 Ordinance 

 February 22, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #7: 
Housing Sites Inventory and Woodside Fire Protection District Discussion 

 February 28, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #8: 
Housing Element Survey Summary and Sites Inventory Discussion 

 March 21, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #9: 
Policies and Programs Discussion 

 March 23, 2022 | Town Council Meeting: Workplan, Priorities, Timing 

 April 18, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #10: 
Constraints, Sites Inventory, and AFFH Policies and Programs 

 April 19, 2022 | Portola Valley ADU Focus Group 

 April 21, 2022 | Portola Valley Opt-In Site Selection Focus Group 

 May 2, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #11: Sites 
Inventory Discussion  

 May 9, 2022 | Portola Valley Community Meeting #2 

 May 16, 2022 | Ad Hoc Committee of Town Committees: Housing Element Update 
Process 

 May 24, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #12: 
Review Partial Draft Housing Element Update 

 June 15, 2022 | Planning Commission Meeting: Review Draft Housing Element Update 

 June 20, 2022 | Portola Valley Ad Hoc Housing Element Committee Meeting #13: 
Review Draft Housing Element  

 June 29, 2022 | Planning Commission Study Session: Review Draft Housing Element  

http://www.21elements.com/documents-mainmenu-3/housing-elements/1291-meeting-summary-101821-housing-advocates-listening-session-1/file
http://www.21elements.com/documents-mainmenu-3/housing-elements/1293-meeting-summary-110121-builder-listening-session-1/file
http://www.21elements.com/documents-mainmenu-3/housing-elements/1285-webinar-series-summary/file
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 July 13, 2022 | Town Council Meeting: Review Draft Housing Element  

In 2020, the Town updated the Planning & Building Department section of the Town’s website 
to include a page with basic information about Housing Elements and the Town’s timeline and 
an invitation for people to sign up for a notification list to stay involved. In 2021, the Town 
added a new Ad Hoc Housing Element Committee page under Town Committees where all 
meeting minutes and agendas related to the Housing Element update are posted. The website 
is available here: https://www.portolavalley.net/government/town-committees/housing-
element-committee. The website includes links and information regarding the project 
timeline, link to subscribe to updates, links to related documents and related websites, agenda 
packets and meeting minutes, zoom recordings, and Housing Element FAQ. 

Approximately 5,000 mailers/postcards were 
distributed Town-wide in both March and June 
2022 to encourage community involvement in 
the housing element update process and to 
provide comments on the Draft Housing 
Element.  

The Public Review Draft Housing Element was 
posted on the Town’s website and distributed 
to broadly on June 8, 2022 for a 30-day review period. During this time, the draft Housing 
Element was advertised for public review and comment. 

 
Housing Element Update Webpage 

https://www.portolavalley.net/government/town-committees/housing-element-committee
https://www.portolavalley.net/government/town-committees/housing-element-committee
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21 ELEMENTS / LET’S TALK HOUSING 

21 Elements organized a Let’s Talk Housing series of countywide meetings about the Housing 
Element update and provided community members with an introduction of the Housing 
Element update and why it matters. More than 1,000 community members attended these 
meetings. Additionally, Let’s Talk Housing held an All About RHNA webinar and a countywide 
four‐part webinar series to help educate and inform San Mateo County residents and 
stakeholders on regional and local housing issues. The four‐part series took place on Zoom in 
fall of 2021, focusing on the following topics and how they intersect with the Bay Area’s 
housing challenges and opportunities: 

 Why Affordability Matters  

 Housing and Racial Equity  

 Housing in a Climate of Change  

 Putting it All Together for a Better Future  

The series included speaker presentations, audience Q&A, breakout sessions for connection 
and debrief discussions. The sessions were advertised and offered in Spanish, Mandarin, and 
Cantonese, though participation in non‐English channels was limited.  

The main takeaways identified during the Let’s Talk Housing dialogues are listed below: 

Topic(s) 
Housing affordability is a public health issue: Where we live impacts our health, economic equity, 
environmental and racial justice 
The Three S’s: Supply, Stability and Subsidy: Increase housing supply, protect renters and vulnerable 
households by providing stability, fill the gaps with subsidies 

Implement strategies to promote climate‐ready housing 
Source: 21 Elements. 

In addition, Let’s Talk Housing sponsored four “listening sessions” with city and county staff 
and key stakeholders that convened more than 30 organizations and groups with regional 
experience. By focus area, the listening sessions included presentations and resources from 
the following: 
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Topic  Organizations 

Building market-rate or 
affordable housing 

 Center for Independence of Individuals with Disabilities 
 Community Legal Services of East Palo Alto 
 Housing Equality Law Project 
 Legal Aid for San Mateo County 
 Project Sentinel 
 Housing Choices 
 Root Policy Research 

Addressing fair housing issues 

 Housing Leadership Council 
 Faith in Action 
 Greenbelt Alliance 
 San Mateo County Central Labor Council 
 Peninsula for Everyone 
 San Mateo County Association of Realtors 

Advocating for affordable 
housing 

 MidPen Housing 
 HIP Housing 
 BRIDGE Housing 
 Mercy Housing 
 Habitat for Humanity – Greater SF 
 Eden Housing 
 Affirmed Housing 
 The Core Companies 

Providing housing services 

 Daly City Partnership 
 HIP Housing 
 LifeMoves 
 Mental Health Association of San Mateo County 
 National Alliance on Mental Illness 
 Ombudsman of San Mateo County 
 Samaritan House San Mateo 
 Youth Leadership Institute 
 Abode Services 

Source: 21 Elements. 

COMMUNITY-WIDE MEETINGS 

In order to engage directly with the community, the Town held two (2) virtual community 
meetings on October 14, 2021, and May 9, 2022, as well as two (2) resident focus groups on 
April 19 and 21, 2022. In addition, the Town held multiple committee meetings open to the 
public for the Ad Hoc Housing Element Committee and Ad Hoc Committee of Town 
Committees, as described below.  

During the Housing Element update process, the Town posted information on the Town’s 
website, social media, distributed information through the Town’s e-Notification system with 
over 450 subscribers and posted information on the Portola Valley Forum, an active list serve 
with over 3,600 members. The Town also circulated flyers to local employers requesting they 
let their employees know of the community meetings and opportunities to provide input 
during the Housing Element update process. 
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COMMUNITY MEETINGS 

In addition to the distribution networks described above, the Town distributed flyers 
containing the meeting registration link and a QR code, as well as information on joining the 
meeting by phone.  

Community Meeting #1 

The first community meeting occurred on October 
14, 2021, from 6:00 to 7:30 pm on Zoom. 
Participants were asked to pre-register through 
EventBrite in order for staff and consultants to 
anticipate attendance; the meeting link was 
distributed to anyone interested in attending. In 
total, 120 individuals pre-registered, and 
approximately 70 attended the virtual workshop. 
These numbers exclude staff, consultants, and 
elected and appointed officials.  

The meeting used breakout rooms and small in-
person group discussions to gather community 
feedback. During breakout rooms discussions, 
participants were encouraged to give feedback on 
Portola Valley’s key housing needs and potential 
solutions through the site inventory and new 
policies and programs.  

Councilmember Jeff Aalfs welcomed participants and provided a brief introduction to the 
project. Laura Russell (Planning & Building Director) walked attendees through the meeting 
program and shared a Zoom poll to collect anonymous demographic information. The 
demographic information is solely used to understand which members of the community are 
being reached, and who may be missing from participation. Of the 30 Zoom poll participants, 
the majority were White (77%), between 50-69 years of age (60%), owned a home (83%), and 
had lived in Portola Valley for over 21 years (53%).  

The consultant team then described the background and context for the Housing Element 
Update during the first half of the workshop. The presentation compared the state, county, 
and town’s demographics and housing needs; described State housing legislations; and 
provided an overview of the contents and requirements of the Housing Element. Attendees 
learned about the State mandate for the Town to plan for approximately 253 new housing 
units and understand criteria for selection of new housing sites.  

Following the presentation, Town staff and consultants facilitated six, 30-minute breakout 
groups of approximately 10 to 12 participants. Staff prepared four (4) questions to guide the 
breakout group discussions:  

1. What are some of the Town’s key housing needs and challenges? 
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2. What ideas, policies, programs and suggestions do you have to meet the Town’s 
housing needs? 

3. Would you rather see new units (aside from ADUs) spread throughout the Town or 
fewer projects in more concentrated locations?  

4. Imagine it’s the year 2031. What does success look like with this Housing Element 
update? What words describe the housing in your community now? 

After the breakout rooms convened, each facilitator gave a summary of their group’s 
discussion. Refer to the Community Meeting Comments Attachment #1 below, which includes 
a compilation of the feedback received from residents in response to the questions listed 
above. The PowerPoint presentation, recording, and meeting summary was also made 
available on the Town’s website: https://www.portolavalley.net/departments/planning-
building-department/housing-element-update-for-2023-2031.  

Community Meeting #2 

The second community meeting occurred on May 9, 
2022 from 7:00 to 8:30 pm on Zoom. While attendees 
were initially asked to pre-register on Zoom, later 
publication for the meeting provided the meeting link 
to remove barriers to participation. The meeting was 
attended by 139 participants, excluding staff, 
consultants, and elected and appointed officials.  

Community Meeting #2 summarized previous 
community outreach and provided updates on the 
selection of potential housing sites under the sites 
inventory process. After a brief introduction from 
Councilmember Jeff Aalfs, Laura Russell (Planning & 
Building Director) walked attendees through the 
meeting program and shared a Zoom poll to collect 
anonymous demographic information. Of the 84 
Zoom poll participants, the majority were White 

(70%), between 50-69 years of age (56%), owned a home (93%), and lived in Portola Valley for 
over 21 years (55%). However, compared with the first meeting, there were more young 
people that attended and slightly more diverse attendees in terms of race and ethnicity (as 
shown in Table A-1). 

https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
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TABLE A-1:  COMMUNITY-WIDE MEETINGS DEMOGRAPHIC COMPARISON 

Demographic Information 
Community Meeting #1  
Oct. 14, 2021 (30 responses) 

Community Meeting #2 May 
9, 2022 (84 responses) 

What is your living situation?   

Own 26 87% 78 93% 

Rent 3 10% 2 2% 

Live w/Friends or Family 1 3% 1 1% 

Other 0 0% 3 4% 

How long have you lived in 
Portola Valley? 

    

0-5 years 5 17% 10 12% 

6-10 years 2 7% 7 8% 

11-20 years 6 20% 16 19% 

21+ years 16 53% 46 55% 

Don’t live here 1 3% 5 6% 

What is your age?     

18-29 0 0% 1 1% 

30-49 2 7% 11 13% 

50-69 18 60% 47 56% 

70+ 10 33% 18 21% 

Decline to Respond 0 0% 7 8% 

Race and Ethnicity     

Asian 0 0% 4 5% 

Hispanic/Latino/x 0 0% 1 1% 

White 23 77% 59 70% 

Middle Eastern 1 3% 0 0% 

Decline to Respond 6 20% 20 24% 
Urban Planning Partners Zoom Poll Data, 2021 and 2022. 

The consultant team then provided an overview of the Housing Element Update and 
summarized findings from previous community outreach and public meetings, including 
detailed feedback on Accessory Dwelling Units (ADUs), based on community interest. The 
consultant team further described both the sites inventory process leading up to Community 
Meeting #2 and identified sites recommended by Ad Hoc Housing Element Committee.  
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Following the presentation, Town staff and consultants facilitated nine, 45-minute breakout 
groups of approximately 10 to 12 participants. Staff prepared four (4) questions to guide the 
breakout group discussions:  

1. The Ad Hoc Housing Element Committee’s main priorities in site selection included: 
 Safety criteria. 
 Dispersing sites throughout the Town.  
 Providing a voluntary/opt-in approach for rezoning single-family properties.  
 Creating opportunities for affordable housing. 
 Preserving existing businesses. 

With these in mind, do you think these sites accomplish these priorities? 

2. The Committee supports voluntary upzoning of single-family properties for up to 6 dwelling 
units/acre. What design features do you think would make a development compatible with 
the surrounding area? 

3. For new multi-family development along Alpine Road in the scenic corridor, new zoning 
standards will be established. What specific things should be considered as they’re 
developed? 

4. For ADUs/JADUs, what other improvements would you suggest? What other assistance 
would help you through the process? Current improvements under consideration include:  
 Town revise handouts and create office hours.  
 Establish easy process for JADUs. 
 Match low-income renters with owners. 
 Amnesty program. 

After the breakout rooms convened, each facilitator gave a summary of their group’s 
discussion. Refer to the Community Meeting Comments Attachment 1, below, that includes a 
compilation of the feedback received from residents in response to the questions listed above. 
The PowerPoint presentation, recording, and meeting summary was also made available on 
the Town’s website: https://www.portolavalley.net/departments/planning-building-
department/housing-element-update-for-2023-2031.  

FOCUS GROUPS 

The AHHEC held two focus groups to explore strategies for housing production that 
community members had expressed interest or support in. 

The first focus group, on April 19, 2022, included approximately 66 participants who were 
interested in or had experience building ADUs/JADUs in Portola Valley. The Town advertised 
the focus group by direct mail, eNotifications, and the Town newsletter. Any participants 
interested in attending were allowed to join. In breakout groups, participants were asked 
about potential barriers and solutions for ADU projects, and how ADUs were intended to be 
used. 

https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
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The second focus group, on April 21, 2022, asked approximately 72 participants to provide 
feedback on a proposed strategy to voluntarily upzone individual properties. The Town 
advertised this focus group by sending physical mailers to owners of properties potentially 
eligible for such a strategy (i.e., greater than 1 acre, not located in VHFHSZs, access to adequate 
evacuation routes)—in total, 594 parcels. The focus groups started with a brief presentation 
on the Housing Element and density and ended with an open Q&A. Participants who provided 
their emails were later sent an online survey to gauge their level of interest in a potential 
upzoning process for their property. 

The agendas and recordings for these two focus group meetings were made available on the 
Town’s website: https://www.portolavalley.net/housingelement 

COMMITTEE MEETINGS 

Ad Hoc Housing Element Committee Meetings 

The Ad Hoc Housing Element Committee (AHHEC) was formed to provide recommendations 
to the Town Council on the Housing Element Update, explore options to minimize the impacts 
of additional housing units, maximize public participation, and communicate information on 
the Committee’s progress and recommendations to residents. AHHEC members included 
representatives from the Town Council; Planning Commission; Race and Equity Committee; 
Architectural and Site Control Commission; and community members. 

From August 2021 to December 2022, the AHHEC met at least monthly for approximately 3-6 
hours. Meetings were open to the public, and an opportunity for public comment was 
provided. An average of 40 to over 150 attendees participated at each meeting. Members of 
the public provided many comments during oral communications and related to the specific 
topics discussed.  

Ad Hoc Committee of Town Committees Meetings 

According to Town Council direction issued at its April 28, 2021 meeting, planning staff invited 
committees interested in participating in the Housing Element Update to delegate one to two 
members to join an Ad Hoc Committee of Town Committees. The purpose of the Ad Hoc 
Committee was to provide topical comments and questions throughout the Housing Element 
Update process. Ad Hoc Committee members included members of the Sustainability; Parks 
and Recreation; Trails and Paths; Conservation; Bicycle, Pedestrian and Traffic Safety; Wildfire 
Preparedness; and Emergency Preparedness Committees.  

The Ad Hoc Committee of Town Committees held two meetings on January 11 and May 16, 
2022, both of which had public participation. Meetings included staff updates on the Housing 
Element’s progress and opportunities for Committee member feedback and public comment, 
lasting approximately 2.5 hours.  

https://www.portolavalley.net/housingelement
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AFFH COMMUNITY ENGAGEMENT INPUT 

A resident survey was conducted by Root Policy Research for the jurisdictions in San Mateo 
County to support the AFFH analysis of Housing Elements. It explores residents’ housing, 
affordability, and neighborhood challenges and experiences with displacement and housing 
discrimination. See Section 3, Affirmatively Furthering Fair Housing and Appendix C, Portola 
Valley Fair Housing Assessment, for a discussion of the survey findings.  

The Town received feedback from the 21 Elements Equity Advisory Committee and 
incorporated policies aimed at populations that have been historically underrepresented in 
Town. Additionally, the Town made a direct effort to solicit comments from employees that 
work in the community for the survey (discussed below), community meetings, and to 
comment on the Draft Housing Element. 

HOUSING PREFERENCES AND PRIORITIES SURVEY 

The Community Housing Survey, opened from February 10, 2022, until February 21, 2022, 
allowed the Town to gain a better understanding of community values and priorities. 
Feedback from the survey served as a foundation for future conversations about possible 
solutions and housing policies and helped the Town identify housing preferences, needs, and 
future housing opportunities in the City. 

In total, the Town received 707 responses from both property owners and employees (see 
Attachment #2 for survey results). When asked about home types to meet the RHNA target, 
participants overwhelming preferred single family homes, ADUs, and clusters of small 
cottages, and generally supported population- or purpose-specific housing as well. 
Townhomes received modest support, and multi-family received the lowest level of support. 
When asked about factors to consider in planning for multi-family housing, participants 
supported: avoiding areas of high fire and geologic risk; prioritizing affordable housing; and 
providing incentives for ADUs and rezoning at institutions and businesses.  
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PUBLIC REVIEW DRAFT 
COMMENTS SUMMARY 

Consistent with State law, a public review draft of 
Portola Valley’s Housing Element was made 
available to the public on the Town’s website and in 
person beginning June 8, 2022. The 30 day-public 
review period ended July 8, 2022. During this review 
period, a Town-wide mailer was distributed to all 
residents to encourage public comments on the 
Draft Housing Element and participation at the 
upcoming Planning Commission and Town Council 
meetings. During these meetings and 30-day 
review period, a total of 87 oral comments were 
provided and 121 written comments were 
submitted. Below is a summary of key public 
comments and concerns: 

 Protect existing open space and parks, 
including the Dorothy Ford Field housing 
site 

 Remove the Opt-in Rezoning Program 

 Preserve the Equestrian Center and remove the Glen Oaks housing site 

 Protect the Town’s scenic corridor 

 Create a new “Gateway” district for the Dorothy Ford Field and Open Space site and 
adjacent Ladera Church site (located across the street) 

 Include a “sunrise provision” so that development of the Dorothy Ford Field and Glen 
Oaks sites are a last resort if the Town is not meeting their RHNA 

 Increase the ADU/JADU target levels and put a greater emphasis on JADUs in the 
Housing Element 

 Reduce the Town’s proposed RHNA buffer 

These issues were discussed at length during the Town Council meeting on July 13 and 
ultimately the Council kept the projected number of ADU/JADUs as proposed in the Draft 
Housing Element and modified the Opt-in Rezoning Program. They also recommended 
developing a Gateway land use classification for the Dorothy Ford Field and Open Space site 
and the Ladera Church site. The site will be planned with an overall view towards preserving 
the Town’s gateway feeling and scenic corridor, maintaining the baseball field, and preserving 
the two large Oak trees if possible.  

A subcommittee of the Town Council was formed to further discuss whether the 
recommended RHNA buffer could be adjusted and to explore the possibilities for keeping 
some equestrian uses at Glen Oaks while accommodating housing. After discussions with 
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Stanford (the property owner) and the Equestrian Center about feasible development of the 
site, the subcommittee decreased the number of proposed units on the Glen Oaks site from 
29 to 16 units (by removing 14 above moderate units) which reduced the overall buffer from 
21% to 16%.  

ATTACHMENT 1: COMMUNITY MEETING COMMENTS  

Community Meeting #1 

Breakout Room Discussion Icebreaker Question: What is one thing you value/love about 
Portola Valley?  

 Rural open space 

 Low density/lots of trees and open 
space  

 Natural beauty, excellent school 
system and proximity to peninsula  

 Echo all these sentiments and 
recognize that we have some real 
challenges that we need 
affordable housing  

 Knowing my neighbors and having 
relationships to talk through 
problems  

 Natural environment; 
environment comes first  

 Hiking 

 Neighbors 

 Rural quality 

 Quiet 

 Great place for family 

 Open spaces 

 Peace and calm 

 Nature revived with COVID 

 Rural nature/accessibility to 
outdoors 

 PV is convenient to PA & MP 

 Sense of community 

 Sense of community 

 Uniqueness of the area within 
Silicon Valley but close amenities 

 Natural beauty 

 Hiking and bike trails 

 Schools 

Question 1: What are some of the Town’s key housing needs and challenges?  

 Access to Housing 

o Overall lack of affordable housing 

o People that work in PV should be able to live here; applaud Woodside Priory’s 
housing efforts; increasing housing for seniors, interested in other ways to 
increase housing for people who contribute  

o Very little affordable housing for all but the most wealthy, difficult for people 
who work in town, younger families and seniors with fixed incomes to live here  

o Fire fighters/teachers/grocery store workers 

o Like to see firefighters to be able to live in PV 
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o Want to know if town continues to support programs for teachers/public 
safety workers to live here 

o Often some lower wage workers don’t want to live here – younger people want 
more active area – we don’t necessarily want to adjust housing 

o Key needs: teachers 

o used to have teachers/fire fighters living here, but have created an unfair labor 
market – do these people want to live in PV anyway? 

o Need housing for populations with special needs 

o Concern about the cost of housing for young families, firefighters, teachers 
and other essential workers 

o Housing for seniors to age in place that is affordable and allows to remain in 
PV 

o School district helped people buy homes 

o Housing needs are key – folks that work at the Sequoias have to drive a great 
distance to PV b/c there is no housing they can afford close by. This contributes 
to the traffic. 

o One group member said she wouldn’t be able to afford to live in PV without 
living with family. We need housing to be inclusive and accessible. 

o Finding existing homes that are accessible are hard to find 

o Need a place for people to live for those that work in PV (especially given our 
lack of public transportation) 

 Concerns about Infrastructure/Resources 

o If there’s no vacant land, how will we provide new housing? 

o With this much housing, when will it reach capacity? 

o Infrastructure needs/issues like water, evacuation routes, and more schools 
all cost money. 

 Environmental Hazards 

o PV is in a high fire danger area. #1 priority is for people to be safe for residents.  

o Fire dangers, limited amount of available land given scenic corridors, cost of 
building in this area  

o Drought, fire danger  

o Challenges: safety issues – fire safety/don’t have fixed evacuation plan – has to 
be included;  

o Demands for housing. The challenge is the state telling us what to do especially 
with SB 9 & SB 10, safety, and wildfire concerns and any density 

o Worried about getting out of Town in case of wildfire – especially worried 
about how Stanford Wedge project will exacerbate the problem because of 
added traffic  
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o Concerned about adding new housing in general and traffic impacts – believes 
housing should be dispersed throughout the Town 

o Fire safety – lives on north side of Town, really only one way out in case of a 
wildfire  

 Community Character 

o Environmental constraints are a challenge – how can we meet our RHNA and 
maintain everything we love about PV? 

o Want to not impact rural nature of the area 

o SF has been essential even though has history of discrimination  

 Opportunities for ADUs 

o Tried to house adult daughter in ADU who worked nearby, but were too short 
on minimum lot area required by Town – should consider on case-by-case 
basis to facilitate more housing  

o Should not isolate the lower income housing to only one area – should be 
disbursed 

o Increasing density hasn’t been tracked by town – need to be able to count 
ADUs toward RHNA – town said they couldn’t count them – concerned we have 
added a lot of ADUs, but we don’t track them; some were illegal and now have 
become legal  

o Was planning to do ADU and asked how many had been built but couldn’t get 
an answer – Town needs to figure this out  

o It’s clear from the data that providing for ADUs is relatively easy way to build 
some extra housing, but the regulations are very excessive and inconsistent 
with process and follow through. Working on this would be a way to have 
lesser impact on meeting housing needs or demands, right now is very 
difficult.  

 Access to Transportation 

o Lack of public transportation  

o Transportation – only 2 roads in an out, makes getting out a little more 
challenging 

o Transportation – no/little public transportation; 1 bus/day 

o Don’t support public buses coming through – PV was envisioned as a different 
type of community – almost no places like it left 

 Feedback on Housing Element Process 

o Addressing housing needs will be a slow process, but believes we’ll be able to 
meet the challenge 

o Building more housing doesn’t mean the cost of housing will go down 

o Had at least 3 meetings about housing – have been discouraged – what 
residents said wasn’t property communicated to Council –  
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o It’s not the residents who decide who should live in PV 

o Never had a discussion of what has happened 

o Challenge = fighting state’s socialistic agenda 

o Ladera (outside PV) had discriminatory effects 

o How do we assess what our housing needs actually are? Do we respond to the 
affordability levels the State wants without knowing who wants to live here?  

o Disagree entirely with RHNA and it should have been challenged by the Town; 
biggest concern is safety and geological and RHNA; the denser the housing, 
the more susceptible we are to wildfire danger  

Question 2: What ideas, policies, programs and suggestions do you have to meet the Town’s 
housing needs?  

 Multifamily/Affordable Housing 

o Can’t meet RHNA without multifamily zoning 

o Would love small MF housing – at churches 

o Create another group living situation or extend the Sequoias (very successful 
example in PV) 

o More affordable housing programs 

 Opportunities for ADUs 

o Provide pre-approved plans and don’t make it so ADUs have to match the 
character of the primary residences. Also make it easier to remove a tree by 
requiring the homeowner to put money in the bank for planting future trees.  

o ADUs help! Need to help streamline the permit process. New construction will 
help – need to fast track the process and make redevelopment more flexible.  

o Question about how do you make ADU’s affordable? 

o Discussion that ADU’s have been hard to build in Town. Also noted, that built 
a home office and the Town required verification that it would not be used an 
ADU 

o ADU’s are helpful to achieve RHNA but not necessarily to achieve affordable 
housing.  

o ADU what are actual numbers that could meet RHNA requirements. 

o Much more interested in using ADUs to meet this demand, housing is 
extremely expensive and many of the properties have several acres to utilize. 

o Figure out how many ADUs have been built 

o ADUs – people can’t get permits/inspections 

o Agree – don’t understand why ADUs aren’t added 

o We want to upgrade the ADU that came with the house, but was told we need 
to wait until 2023 
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 Environmental Hazards/Safety 

o Updating the Safety Element where we could provide input on evacuation 
routes and guide where we could put houses and high fire. There’s nowhere 
to build right now 

o Addressing wildfire and water needs first. There needs to be more discussion 
combining the two. 

o Stanford wedge project – great deal of danger because parcel is so steep; story 
poles didn’t show all the buildings  

o In high fire danger area 

o Fire safety – most people lost their insurance because the Town didn’t…. 

 Feedback on Housing Element Process 

o Form a coalition with other similar towns such as Mill Valley and present ideas 
to help educate lawmakers in Sacramento 

o Get the state out of planning housing as a whole. Don’t think there’s a 
shortage.  

o Disappointed in today’s presentation – didn’t hear about disadvantages of 
building – such a one-sided event 

o Does HE have to make sure units get built? 

o What came out in PV forum – we were only town in SM county that didn’t ask 
for any relief from RHNA – all others asked for reduced numbers.  

o Town didn’t address issue with the state at all – PV is along many miles of 
parkland 

o Town isn’t providing realistic approaches 

o Town is being sneaky 

o Have met total RHNA, but not specific categories –  

o Town has spent so much money with HIP and HEART – many are renting a 
room 

o Very frustrating 

Question 3: Would you rather see new units (aside from ADUs) spread throughout the Town 
or fewer projects in more concentrated locations?  

 Mix of Both 

o This depends on the demographic we are trying to cater to. Woodside Priory 
(?) is a good example 

o Look at both options – some concentrated housing and others spread out. 
More senior housing is needed. The Sequoias has about 200 units. We need 
more “affiliated housing” for care workers at the Sequoias.  

o Spread out personally, but for safety: everything new would be concentrated 
near exit routes  
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 More Concentrated 

o Fewer locations and close to the exit routes  

o Concentrated for walkability and proximity to transit 

o Would like PV to be more walkable with mixed-use buildings with retail on the 
bottom. More opportunities to walk and bike are needed. 

 More Dispersed 

o The condo building with 2 stories and 6 units in PV is a good example of more 
dense housing that fits in with the area.  

o Build more clustered/ranch style housing with shared facilities where vacant 
land is available (although it’s hard to find!). We don’t want anything to look 
denser than it is today. 

o No high-rise is desired. 

o Need to preserve scenic corridors 

 Other Comments 

o Teachers, firefighters, etc. need more options. In 1968, there were 900 children 
in PV and the population was mostly young families in the 1960s! 

o How does State law maintain/know the cost that landlords are charging? How 
will they know that landlords aren’t jacking up the prices? Deed restrictions? 

Question 4: Imagine it’s the year 2031. What does success look like with this Housing Element 
update? What words describe the housing in your community now?  

 Community Character 

o It looks like it does now  

o New housing fits into the existing Town environment, it’s not too dense, less 
than four stories high  

o Town’s parkland and recreation areas are intact  

o New housing blends into the landscape and allows a good mix of people to 
live in Town 

 Housing Location/Options 

o Housing is built along Alpine and Portola roads, (location of Town’s flattest land 
and closest to public transit)  

o Housing is located at the corner of Alpine and Portola roads to create more of 
a hub; there’s apartments or condos next to Roberts Market  

o Community room for the elderly community, there are more places for seniors 
to meet, housing that’s walkable  

o There’s housing that serves populations in need such as seniors, disabled 
people and staff housing because pure affordable housing projects are 
difficult  
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o There’s a good variety of housing options to meet different needs  

o Hopes in light of SB9 and SB10 that common sense will prevail  

 Safety 

o It’s safer, with an emphasis on fire safety  

o Wants new housing not to put new (or existing) residents in danger  

o Given fire danger, hopes the town is still standing; want to see infrastructure 
improvements  

 Other Comments 

o More public transportation  

o Taken a fresh look at underutilized office space – made decisions based on 
what’s changed over the years and looked outside the box (especially in light 
of Covid, work-from-home) 

Community Meeting #2 

Question 1: The Ad Hoc Housing Element Committee’s main priorities in site selection included 
safety criteria, dispersing sites throughout the Town, providing a voluntary/opt-in approach 
for rezoning single-family properties, creating opportunities for affordable housing, and 
preserving existing businesses. With these in mind, do you think these sites accomplish these 
priorities?  

 Comments on Site Selection 

o The sites that have been chosen indeed meet all the criteria 

o Concerned about scenic/rural community  

o Wants a longer-term approach to how we want our community to look and be, 
not just how to build more houses. Do we want to be more transit friendly? 
Pedestrian friendly? 

o This seems like a fire drill to find more places for people to live 

o But we have the opportunity to make PV more of a 21st century community 

o Those who are most fearful of damage to their property/investment people 
are trying to restrict housing to only certain parts of town. The entire town 
needs to be considered. Baseball Field should not be eliminated or moved. 
Don’t like state mandates but does like having people of varying incomes living 
in the town. Need to look at good of town to people generations coming after. 

 Comments on Site Distribution 

o Want units spread more around town 

o One person supported the dispersed approach to locating multi-family 
housing. 

o Agreed with dispersal of sites  

o Concerns regarding dispersal 
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o Sites have been dispersed well 

o Seems we rushed to a conclusion with the sites discussion starting in March. 
We could achieve more dispersal of sites.  

 Comments on Opt-In Approach to Upzoning 

o Speakers not in support of the single family upzoning 

o The opt-in program should be time limited 

o Don’t agree with including voluntary or involuntary upzoned sites 

o One person felt the voluntary upzoning process felt ad-hoc and not well 
thought out. Several people had concerns that the opt-in sites included too 
much wildfire risk.  

o Several speakers concerned about the Nathhorst site and Bear Gulch sites due 
to congestion in the area 

o Opt in approach is spot zoning, R1 is single family and R3 is 20/acre. But what 
about R2 which is duplex? Wants small cottages around that area to not 
decimate the trees. 

o Opt in upzoning is concerning to some that these areas will pop up all over the 
place  

o Don’t agree with Upzoning at all or volunteer Upzoning which is spot zoning 
which can hurt the neighbors 

o Not wanting Upzoning-- The buffer can go down to 15% yet we are bringing it 
to 20%, wants 15%  

 Affordable Housing 

o Creating opportunities for affordable housing 

o Supportive of affordable housing in town 

o General Plan says affordable housing is meant for seniors and workers within 
town, not others from outside community… 

o When partnering with an affordable housing developer—are there assurances 
of amenities/services in what’s being developed? For example, afterschool 
activities, additional facilities. Is there a way to make sure these developments 
with amenities can be developed close other affordable housing so there’s a 
concentration of services and facilities people can take advantage of? Wants 
to make sure housing committee is thinking of this.  

 ADUs 

o Need to pursue more ADUs 

o Are JADUs on our radar? Need to clarify methodology for the number of ADUs 
we are counting. 

o Prefer approach to ADU / SB9 units (used Woodside/ Atherton - example) 

 Town-Owned Properties 
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o Discussion of using the community center (public lands) as an option for 
housing 

o More Town-owned properties are needed 

 Nathhorst 

o The Nathhorst Triangle is too concentrated and those sites are too far into 
Town for evacuation. 

o Several speakers concerned about the Nathhorst site and Bear Gulch sites due 
to congestion in the area 

 Glen Oaks 

o Intrigued by Glen Oaks  

o Glenoaks would not be able to serve the teachers or firemen or police, would 
only be the staff of Stanford. Wants the goal to be for workforce 

 Ford Field 

o Several people cited concerns about evacuations if the Ford Field site were to 
be developed  

o Ford Field is problematic if a fire comes from Ladera or 280. References Zeke's 
[wildfire consultant] presentation  

o Ford Field seems like a good site. Hopes the Town will do less than 50 and keep 
one the oak trees. Maybe doable if they combine with the Ladera church 
property. 

o Some things like the oak trees and the green corridor are very important to 
the towns history and we shouldn’t shove aside, hope we can do both building 
housing including at Ford Field and keep the heritage trees 

o Could we move the baseball field somewhere else so we can develop more 
housing there? 

o Constraints were identified before determining 50 units can be built there. 
However, constraints are self-imposed. Town has control and can eliminate 
them or reduce such as the scenic corridor setback. Ford Field itself is deed 
restricted but Town can go to state arguing the housing affordability crisis as 
reason to make it developable if additional land is needed. 

o Need to preserve the oak trees on Ford Field 

 Parking/Traffic 

o Several people noted Portola Valley already has more traffic than it used to, 
and in certain sections of town it can be hard for families during school pick-
up and drop-off times  

o Concerns about traffic associated with higher density 

o One person was concerned that the Stanford Wedge site would be developed 
without sufficient parking, and that residents/users would park in the Ford 
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Field development (the implication being there wouldn’t be enough parking 
for both sites)  

o Concerned about the amount of density and not for the parking along the 
scenic corridor, put the parking in the back perhaps 

o Not happy about parking spaces intruding into scenic corridor and wildlife  

 Safety 

o Main priorities should be wildfire and soils 

o School safety a key 

o Fire is a concern either way. We don't want to create a bigger problem. Not 
convinced it is safe to add people.  

o Committee is working with hands tied behind its back. Safety Element is 
incomplete 

o Concerns about safety especially as the fire map is old, and we don’t yet have 
the evacuation study available & we need to ensure everyone can get out in a 
state of emergency 

o Concerns regarding safety criteria, awaiting fire maps, concerns regarding 
informed site choice property 

o General concerns about fire risk and evacuation routes 

o How do we know safety criteria will be safe enough? 

 Density 

o One person hoped the committee would think holistically about the rezoning 
process and consider the entirety of the impact to the town 

o 3.2-acre property in Westridge should be considered. A group needs to go in 
depth about density bonus. Letter from Don Bullard about density - increased 
density could lead to loss of life.  

o Concerned about high density. Number of units seem drastically larger. Own 
remodel process was painstaking and there were various fire safety concerns. 
hypocritical for town to have these discussions right now.  

 Other 

o Only need 253 units. 304 units have been identified without touching the 
Nathhorst triangle.  

o Want to preserve Parkside Grille 

o Wants the maps to be better with roads on them and with the sites next to the 
A, B, Cs 

o Fan of economic diversity in town 

o Structures need to have sprinkler systems installed. Committee is doing a 
commendable job.  
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Question 2: The Committee supports voluntary upzoning of single-family properties for up to 
6 dwelling units/acre. What design features do you think would make a development 
compatible with the surrounding area? 

 Comments on Opt-In Approach to Upzoning 

o There was an off-topic conversation about why the committee was pursuing 
an opt-in approach to upzoning. Council member Jocelyn explained that the 
approach came out of feedback received from residents that they didn’t like 
the idea of parcels being upzoned without the consent of landowners. A 
participant asked if the committee has considered any downsides to an opt-in 
approach. The council member didn’t know of any downsides. 

o Opposed to the spot zoning, don’t want next door neighbor to spot zone and 
ignore what we want. Could bring down values of neighbor’s homes. Trees 
can’t cover that. 

o Need guardrails for upzoning. Is it for a certain size? Is every SF lot eligible? 
Which properties? Support if only certain properties/parcels.  

o Does this voluntary upzoning include mixed use? How do you deal with mixed 
use (for example in Nathhorst Triangle)? Would anyone want a saloon or 
Alpine in their backyard? Probably not. Don’t want SF being upzoned to mixed 
use. What control would town retain to peace of homes is preserved. 

o We’re not against housing in town, we’re against voluntary upzoning, “rips 
apart community” “race to the bottom” 

o Correction on chart: it is 4370 Alpine not Nathhorst 

o Support for selected parcels. As long as it doesn’t violate safety. No problem 
with amount of sq footage allowed, basic safety protected. Community will be 
enriched. 

o Up zoning – “terrible thing” 

o Voluntary up zoning needs to be removed 

o If it can’t be removed, there needs to be a more thoughtful process for what 
sites gets to opt into this.  

o First people to up zone make profit. Rest of the neighbors have to deal with 
the construction and sense of neighborhood. This will pit neighbor against 
neighbor 

o At this point it seems better to scrap it then rush it 

 Comments on Proposed Density 

o If upzoning to SF to 6 units per acre is allowed- what control do 
town/neighbors/planning commission retain in terms of size, location, height, 
fire safety? Hard to answer this question in abstract without knowing the 
constraints. Do not want 6 DUs/acre as law without town having ability to 
control any variables that make the community nice.  
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o Wanted to know how many square feet new homes would be allowed to 
construct 

o 90 Bear Gulch should only have one additional home 

o People that are coming to service the properties, more people coming into 
town with more dense housing 

o Dense housing isn’t as peaceful 

o Doesn’t think it matters if it’s 4 or 6.  

o 4 or 6 questions is relatively mute 

o 6 dwellings on one acre are too many  

o 6 units per acre too many for privacy and other reasons 

o Concern over 6 units/acre, consider 4 

o Maybe there’s only 2 buildings on the acre, triplex,  

o Would people be more accepting of this if it’s six? 

 Parking/Traffic 

o Sites include parking  

o Parking is an important thing to consider for these prospective developments.  

o Cars are important to consider when development 

o Adding 250 homes to the town will at least 500 more cars 

o Concern about parking and traffic 

o Concerned about the number of cars. Shawnee pass is a narrow road. 
Concerned about egress... both parking and travel. Concerned about people 
being able to get out. Took 20 minutes to get to her driveway. Can we add 
roads for egress? Are there options for additional lanes? 

o Design feature suggestions: limiting number of driveways accessing road 
they’re coming off. Is it possible to design for 1 or two driveway entrances so 
all the homes come through this/these 1-2 driveways? 

o Town is doing an evacuation traffic study.  

 Community Character 

o Openness  

o will seem unnatural to have density next to other properties  

o Unobtrusive to the neighbors 

o People choose Portola valley because of the privacy/peace 

o Need to preserve the scenic corridor.  

o Appropriate landscaping to soften or hide the existing buildings – would help 
with the rural aspect and feeling of the community. Add trees, plants, etc to 
shield the view from the neighbors and public would make the building 
features less important 
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o new units look nice and fit in to the landscape. 

o Keep a rural community feel 

 Typology 

o potentially townhouses  

o Cottage/townhome style architectural preferred 

 Height 

o Single story 

o Height should be kept to 2 stories 

o Encourage 1-2 stories (especially If we are providing the RHNA buffer) 

o Keep heights low profile, consider flat roofs 

o Two story limits 

 Setbacks 

o Strong setbacks from adjacent properties  

o Keep buildings away from neighboring properties 

o Is setback  

 Building Material 

o Need to be tasteful with color schemes and materials of future development 

o Natural, Building material usage 

 Lighting 

o Lighting. No street lights.  

o Night sky ordinance  

o No common/lighting  

o Lighting should not impact neighbors 

 Other Suggested Standards 

o There’s only 1 front door on each door 

o Separation of structures and sprinklers are necessary  

o Intact single unit?  

o Signage  

o Septic (up-zoning options), water  

o Noise ordinance (how do these interplay)  

o Non-shared 

o lots of pervious surfaces 

 Precedents 

o Woodside priori project is good example  
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o Woodland commons (on alpine road) 

 Unrelated Comments 

o More control in the General Plan. We need to follow the General Plan and be 
strict with its implementation. 

o Maybe considering Public Lands? 

o We’ll be sharing these breakout notes with the committee.  

o Consolidating housing: why do we need 2 baseball fields? What if we just 
consolidate 2 fields into 1?  

o For Nathhorst, the 20 du/ac is inappropriate 

o For Affordable Housing, Ford Field should take care of what is needed but 
Density Bonus could add more units on other sites! 

o Ford Field, 2 cars per unit 

Question 3: For new multi-family development along Alpine Road in the scenic corridor, new 
zoning standards will be established. What specific things should be considered as they’re 
developed? 

 Comments on Site Selection 

o Convos between town and property owners are private- doesn’t give 
neighbors opportunity to comment 

o Cannot destroy value of lifetime of savings by people who’ve lived in town for 
only a few years 

o Use town-owned land that is not immediately adjacent to SF  

o Ad-hoc Committee member or Councilor said it’s best to save Nealy property 
for next housing element round. Odd. Why? A lot of squeezing making people 
in room nervous. Spring down farm 

o Prioritize old established planning 

o General plan prohibits multi-family development along alpine road 

o Ford field site is open space (per advice); concern regarding it as open space  

o Concerned regarding general plan  

 Scenic Corridor 

o Are not happy with the decision to put more density in the corridor. Can’t hide 
huge buildings with trees they’ll be too small 

o Setbacks from alpine road  

o Scenic corridor and mf are contradictory 

o Might have to be in scenic corridor because it’s most accessible place to build 
multi-family housing 

o Need to protect scenic corridor- Jon will offer lot to town 

o Scenic corridor 
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o  How do we design and plan to make scenic corridor stay as lovely as possible? 

o Maintain the scenic corridor setbacks and use landscaping to hide some of the 
new development 

o Buildings should be setback from the street and maintain scenic corridor 
requirements 

o Want view protections and better understand what people will see 

 Traffic/Parking 

o Parking (located front/back/tuck under?) 

o Cars are not attractive to see 

o If you can develop up to 36 units- where will cars go? 

o  No parking in the scenic corridor. Put parking underneath or behind 
development 

o Resident expressed that they don’t want to be looking at a parking lot from 
their home 

o Concern about traffic, ford field, major entry and exit. Will create a bottleneck. 

 Creek 

o Setbacks from riparian corridor 

o Urban water ways 

o Development is next to a stream. It's really important not to pollute the 
stream. Landscaping shouldn't pollute streams 

 Setbacks 

o Consider setbacks, how to make entrance into PV as attractive as possible 

o Setbacks 

o At Ford Field one participant suggested the buildings be move forward toward 
Alpine Rd with parking in the back 

 Lighting 

o People were interested in continuing to enforce the dark skies ordinance that 
limits nighttime light pollution  

o Lighting 

o Lighting 

o Parking lot won’t have lighting. Liability to have unlit parking lot.  

o Reminder that only dim light is needed for safety 

o Consider lighting  

 Trees 

o Need landscaping  

o More trees.  
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o Adding trees to buffer won’t be enough because it will take a long time for 
them to grow 

o Also maintain the heritage trees and the feeling of the community to maintain 
the rural atmosphere 

 Screening 

o Screening, particularly natural screening, is important 

o Trash and utilities should be screened or enclosed so as not to be visible from 
the street 

 Other Suggested Standards 

o Open space/landscaping/trails 

o Materials 

o Articulation 

o Height 

o Sit quietly in the landscape. Doesn't like 3 story buildings. Height or heft 
shouldn't be taller than existing buildings. Have architectural guidelines.  

 Safety 

o Evacuation route  

o Need to understand geologic issues with building on orchard land 

o Fire department is not equipped to extinguish a fire in multifamily housing.  

 Other comments 

o Ownership options (would like this for affordable solutions)  

o Resident expressed that they’d love to see more young families moving to 
Portola Valley 

Question 4: For ADUs/JADUs, what other improvements would you suggest? What other 
assistance would help you through the process? 

 Amnesty Program 

o All (suggestions) good. We should be strongly encouraging them. Particularly 
amnesty program 

o Make use of ADUs/JADUs as much as possible. Amnesty program is important. 
Can't rely on ADUs alone.  

o Need more clarity with Amnesty Program. What are the requirements and 
what can we include in the RHNA? 

o Amnesty program important 

o Amnesty program 

o Support for the amnesty program  
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o Amnesty program is important. Her home had problems with water flow when 
new housing was created. Why not legalize existing units. Town needs to help 
resolve these issues. Town General Plan needs to be followed.  

o There was some conversation about amnesty programs. People had questions 
about whether the amnesty program could be used to legalize units that could 
count towards the town’s RHNA. There were questions about how residents 
could find out whether an existing JADU/ADU was legal and known about by 
the town.  

 Informational Resources 

o Have a designated person residents interested in ADU’s can speak with 

o Office hours won’t be enough 

o Junior ADUs are great, need a marketing program for JADUs 

o A tool to help homeowners visualize what an ADU would look like on their 
property 

o Town revise handouts and create office hours  

 Permitting Process 

o Establish easy process for JADUs 

o Process needs to be streamlined; it took two years to get an ADU approved 

o Need to support homeowners get through the process 

o More clarity for the process 

o Flexibility in permitting  

o Look back at comments from past ADU permits that held permit up (most seen 
city comments) 

o Contract planners reviewing ADUs need to be designated (need uniformity in 
review) 

o Streamlined process  

o Process is a huge barrier 

o Residents expressed concerns the process of getting an ADU approved is long 
and expensive 

 Support for Pre-Approved Plans 

o A lot of support for pre-approved ADUs  

o Pre-fab options would be good too 

o Pre-approved plans 

o Would like preapproved plans and pre-fab options 

 Cost 

o Need to think about whether or not to require sprinklers as that adds a lot of 
cost 
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o Need help determining how much taxes will go up 

o Incentives for homeowners – many people are house rich but cash poor 

o Programs that would reduce costs – one person pointed out that building an 
ADU in the town is expensive. Several people expressed interest in programs 
that would reduce costs.  

 Utilities 

o How can residents get information on sewer and septic tank hook ups? Can be 
cost prohibitive. Can town offer financial assistance? 

o Facilitate to obtain the necessary info and pre-requirements for sewer hook-
up and septic tanks. 

o Consider ways to streamline horizontal utilities/infrastructure  

o Electrical panel upgrades 

o Sewage/septic connections  

o Septic approval process (with Westbay) makes the ADU build process painful 

 General Comments on Housing Element 

o Pointed out that he believes you can do a time limited deed restriction to have 
something count in the RHNA allocation.  

o Deed restrictions can be time limited. 

o Need a way of measuring how many ADUs we have already.  

o Need to disperse more housing through more ADUs/JADUs 

o Encourage merging adjoining lots and then upzone (i.e., merge two one-acre 
lots, then build 10-15 units of senior or low-income housing). 

o Wants a process that does not pit neighbor against neighbor (referring to 
housing in general not just ADU’s) 

o We want more young families in our community 

o Lots of houses are empty. Wants to see numbers of what’s been built, what is 
occupied. Etc.  

 Other Ideas 

o Look at Oakland for examples 

o Match low-income renters with owners 

Additional Comments 

 Embarcadero findings, may not be 3.5m units needed for the state after all, might be 
less 

 Thought only 63 attended the April 19th meeting, not 90 

 Need more in person meetings – felt more outreach necessary 
  



APPENDIX A | COMMUNITY ENGAGEMENT 

PORTOLA VALLEY HOUSING ELEMENT INITIAL HCD DRAFT  A-31 

ATTACHMENT 2: HOUSING IN PORTOLA VALLEY SURVEY 
RESULTS 
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Q9 Are there other strategies that you believe the Town should consider? If
yes, please provide examples or context of the strategy that should be

considered to accommodate new housing in Portola Valley.
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1. SUMMARY OF KEY FACTS 
This section is a more in-depth version of Section 2. Housing Needs Assessment. The majority of this 
appendix comes from the Association of Bay Area Governments (ABAG)/Metropolitan 
Transportation Commission (MTC) Data Packets prepared for each jurisdiction in the Bay Area.  

 Population – Generally, the population of the Bay Area continues to grow because of natural 
growth and because the strong economy draws new residents to the region. The population of 
Portola Valley increased by 3.2% from 2000 to 2020, which is below the growth rate of the Bay 
Area. 

 Age – In 2019, Portola Valley’s youth population under the age of 18 was 1,050 and senior 
population 65 and older was 1,307. These age groups represent 22.9% and 28.5%, respectively, 
of Portola Valley’s population. 

 Race/Ethnicity – In 2020, 82.3% of Portola Valley’s population was White while 0.4% was African 
American, 6.5% was Asian, and 6.7% was Latinx. People of color in Portola Valley comprise a 
proportion below the overall proportion in the Bay Area as a whole.1 

 Employment – Portola Valley residents most commonly work in the Financial & Professional 
Services industry. Since 2010, the number of jobs located in the jurisdiction increased by 30 
(3.5%). Additionally, the jobs-household ratio in Portola Valley has increased from 0.6 in 2002 to 
0.63 jobs per household in 2018. 

 Number of Homes – The number of new homes built in the Bay Area has not kept pace with the 
demand, resulting in longer commutes, increasing prices, and exacerbating issues of 
displacement and homelessness. The number of homes in Portola Valley increased, 1.6% from 
2010 to 2020, which is below the growth rate for San Mateo County and below the growth rate 
of the region’s housing stock during this time period. 

 Home Prices – A diversity of homes at all income levels creates opportunities for all Portola 
Valley residents to live and thrive in the community. 

o Ownership The largest proportion of homes had a value in the range of $2M+ in 2019. 
Home prices increased by 148.6% from 2010 to 2020. 

o Rental Prices – The typical contract rent for an apartment in Portola Valley was $2,940 in 
2019. Rental prices increased by 47.1% from 2009 to 2019. To rent a typical apartment 
without cost burden, a household would need to make $117,760 per year.2 

 

 
1 The Census Bureau’s American Community Survey accounts for ethnic origin separate from racial identity. The numbers 
reported here use an accounting of both such that the racial categories are shown exclusive of Latinx status, to allow for an 
accounting of the Latinx population regardless of racial identity. The term Hispanic has historically been used to describe 
people from numerous Central American, South American, and Caribbean countries. In recent years, the term Latino or 
Latinx has become preferred. This report generally uses Latinx, but occasionally when discussing US Census data, we use 
Hispanic or Non-Hispanic, to clearly link to the data source. 
2 Note that contract rents may differ significantly from, and often being lower than, current listing prices. 
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 Housing Type – It is important to have a variety of housing types to meet the needs of a 
community today and in the future. In 2020, 81.1% of homes in Portola Valley were single-family 
detached, 0.0% were single-family attached, 2.1% were small multi-family (2-4 units), and 16.8% 
were medium or large multi-family (5+ units). Between 2010 and 2020, the number of single-
family units increased more than multi-family units. Generally, in Portola Valley, the share of the 
housing stock that is detached single-family homes is above that of other jurisdictions in the 
region. 

 Cost Burden – The U.S. Department of Housing and Urban Development considers housing to 
be affordable for a household if the household spends less than 30% of its income on housing 
costs. A household is considered “cost-burdened” if it spends more than 30% of its monthly 
income on housing costs, while those who spend more than 50% of their income on housing 
costs are considered “severely cost-burdened.” In Portola Valley, 12.9% of households spend 
30%-50% of their income on housing, while 13.5% of households are severely cost burden and 
use the majority of their income for housing. 

 Displacement/Gentrification – According to research from The University of California, 
Berkeley, 0.0% of households in Portola Valley live in neighborhoods that are susceptible to or 
experiencing displacement, and 0.0% live in areas at risk of or undergoing gentrification. 100.0% 
of households in Portola Valley live in neighborhoods where low-income households are likely 
excluded due to prohibitive housing costs. There are various ways to address displacement 
including ensuring new housing at all income levels is built. 

 Neighborhood – 100.0% of residents in Portola Valley live in neighborhoods identified as 
“Highest Resource” or “High Resource” areas by State-commissioned research, while 0.0% of 
residents live in areas identified by this research as “Low Resource” or “High Segregation and 
Poverty” areas. These neighborhood designations are based on a range of indicators covering 
areas such as education, poverty, proximity to jobs and economic opportunities, low pollution 
levels, and other factors.3 

 Special Housing Needs – Some population groups may have special housing needs that require 
specific program responses, and these groups may experience barriers to accessing stable 
housing due to their specific housing circumstances. In Portola Valley, 10.2% of residents have a 
disability of any kind and may require accessible housing. Additionally, 8.0% of Portola Valley 
households are larger households with five or more people, who likely need larger housing units 
with three bedrooms or more. 5.8% of households are female-headed families, which are often 
at greater risk of housing insecurity. 

  

 

 
3 For more information on the “opportunity area” categories developed by HCD and the California Tax Credit Allocation 
Committee, see this website: https://www.treasurer.ca.gov/ctcac/opportunity.asp. The degree to which different jurisdictions 
and neighborhoods have access to opportunity will likely need to be analyzed as part of new Housing Element requirements 
related to affirmatively furthering fair housing. ABAG/MTC will be providing jurisdictions with technical assistance on this 
topic this summer, following the release of additional guidance from HCD. 

https://www.treasurer.ca.gov/ctcac/opportunity.asp
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NO TE O N DA TA 

Many of the tables in this report are sourced from data from the Census Bureau’s American Community 
Survey or U.S. Department of Housing and Urban Development’s Comprehensive Housing Affordability 
Strategy (CHAS) data, both of which are samples and as such, are subject to sampling variability. This 
means that data is an estimate, and that other estimates could be possible if another set of respondents 
had been reached. Five-year releases get a larger data pool to minimize this “margin of error” but 
particularly for smaller cities, the data is based on fewer responses, and the information should be 
interpreted accordingly. 

NO TE O N F I G U R ES 

Any figure that does not specify geography in the figure name represents data for Portola Valley. 
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2. POPULATION, EMPLOYMENT, AND HOUSEHOLD 
CHARACTERISTICS 

2.1 POPULATION 

The Bay Area is the fifth-largest metropolitan area in the nation and has seen a steady increase in 
population since 1990, except for a dip during the Great Recession. Many cities in the region have 
experienced significant growth in jobs and population. While these trends have led to a 
corresponding increase in demand for housing across the region, the regional production of 
housing has largely not kept pace with job and population growth. Since 2000, Portola Valley’s 
population has increased by 3.2%; this rate is below that of the region as a whole, at 14.8%. In 
Portola Valley, roughly 9.1% of its population moved during the past year, a number 4.3 percentage 
points smaller than the regional rate of 13.4%. 

In 2020, the population of Portola Valley was estimated to be 4,607 (see Table 1). From 1990 to 2000, 
the population increased by 6.4%, while it decreased by 2.4% during the first decade of the 2000s. In 
the most recent decade, the population increased by 5.8%. The population of Portola Valley makes 
up 0.6% of San Mateo County.4 

TABLE 1: POPULATION GROWTH TRENDS 

Geography 1990 1995 2000 2005 2010 2015 2020 
Portola Valley 4,195 4,372 4,462 4,523 4,353 4,582 4,607 

San Mateo County 649,623 685,354 707,163 719,844 718,451 761,748 773,244 

Bay Area 6,020,147 6,381,961 6,784,348 7,073,912 7,150,739 7,595,694 7,790,537 
Universe: Total population 
Note: For more years of data, please refer to the Data Packet Workbook, Table POPEMP-01. 
Source: California Department of Finance, E-5 series. 

 

 

 

 
4 To compare the rate of growth across various geographic scales, Figure 1 shows population for the jurisdiction, county, and 
region indexed to the population in the year 1990. This means that the data points represent the population growth 
(i.e., percent change) in each of these geographies relative to their populations in 1990. 
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FIGURE 1: POPULATION GROWTH TRENDS 
Note: For some jurisdictions, a break may appear at the end of each decade (1999, 2009) as estimates are compared to census 
counts. DOF uses the decennial census to benchmark subsequent population estimates. 
Source: California Department of Finance, E-5 series Note: The data shown on the graph represents population for the 
jurisdiction, county, and region indexed to the population in the first year shown. The data points represent the relative 
population growth in each of these geographies relative to their populations in that year. 

2.2 AGE 

The distribution of age groups in a city shapes what types of housing the community may need in 
the near future. An increase in the older population may mean there is a developing need for more 
senior housing options, while higher numbers of children and young families can point to the need 
for more family housing options and related services. There has also been a move by many to age-
in-place or downsize to stay within their communities, which can mean more multi-family and 
accessible units are also needed. 

In Portola Valley, the median age in 2000 was 47.2; by 2019, this figure had increased, landing at 
around 51 years. More specifically, the population of those under 14 has decreased since 2010, 
while the 65-and-over population has decreased (see Figure 2). 
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FIGURE 2: POPULATION BY AGE, 2000-2019 
Universe: Total population 
Source: U.S. Census Bureau, Census 2000 SF1, Table P12; U.S. Census Bureau, Census 2010 SF1, Table P12; U.S. Census Bureau, 
American Community Survey 5-Year Data (2015-2019), Table B01001. 

Looking at the senior and youth population by race can add an additional layer of understanding, as 
families and seniors of color are even more likely to experience challenges finding affordable 
housing. People of color5 make up 7.4% of seniors and 20.3% of youth under 18 (see Figure 3). 

 
FIGURE 3: SENIOR AND YOUTH POPULATION BY RACE 
Universe: Total population 

 

 
5 Here, we count all non-white racial groups. 
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Notes: In the sources for this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity, and an 
overlapping category of Hispanic / non-Hispanic groups has not been shown to avoid double counting in the stacked bar chart. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-G). 

2.3 RACE AND ETHNICITY 

Understanding the racial makeup of a city and region is important for designing and implementing 
effective housing policies and programs. These patterns are shaped by both market factors and 
government actions, such as exclusionary zoning, discriminatory lending practices and displacement 
that has occurred over time and continues to impact communities of color today.6 Since 2000, the 
percentage of residents in Portola Valley identifying as White has decreased – and by the same 
token the percentage of residents of all other races and ethnicities has increased – by 9.7 
percentage points, with the 2019 population standing at 3,777 (see Figure 4). In absolute terms, the 
Other Race or Multiple Races, Non-Hispanic population increased the most while the White, Non-
Hispanic population decreased the most. 

 

FIGURE 4: POPULATION BY RACE, 2000-2019 
Universe: Total population 
Notes: Data for 2019 represents 2015-2019 ACS estimates. The Census Bureau defines Hispanic/Latinx ethnicity separate from 
racial categories. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as 
having Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph 
represent those who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Census Bureau, Census 2000, Table P004; U.S. Census Bureau, American Community Survey 5-Year Data (2015-
2019), Table B03002. 

 

 
6 See, for example, Rothstein, R. (2017). The color of law: a forgotten history of how our government segregated America. New 
York, NY & London, UK: Liveright Publishing. 
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2.4 EMPLOYMENT TRENDS 

2.4.1 BALANCE OF JOBS AND WORKERS 

A city houses employed residents who either work in the community where they live or work 
elsewhere in the region. Conversely, a city may have job sites that employ residents from the same 
city, but more often employ workers commuting from outside of it. Smaller cities typically will have 
more employed residents than jobs there and export workers, while larger cities tend to have a 
surplus of jobs and import workers. To some extent the regional transportation system is set up for 
this flow of workers to the region’s core job centers. At the same time, as the housing affordability 
crisis has illustrated, local imbalances may be severe, where local jobs and worker populations are 
out of sync at a sub-regional scale. 

One measure of this is the relationship between workers and jobs. A city with a surplus of workers 
“exports” workers to other parts of the region, while a city with a surplus of jobs must conversely 
“import” them. Between 2002 and 2018, the number of jobs in Portola Valley increased by 8.2% (see 
Figure 5). 

 

FIGURE 5: JOBS IN A JURISDICTION 
Universe: Jobs from unemployment insurance-covered employment (private, state and local government) plus United States 
Office of Personnel Management-sourced Federal employment 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files, 2002-2018. 
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There are 1,702 employed residents, and 1,502 jobs7 in Portola Valley - the ratio of jobs to resident 
workers is 0.88; Portola Valley is a net exporter of workers. 

Figure 6 shows the balance when comparing jobs to workers, broken down by different wage 
groups, offering additional insight into local dynamics. A community may offer employment for 
relatively low-income workers but have relatively few housing options for those workers - or 
conversely, it may house residents who are low wage workers but offer few employment 
opportunities for them. Such relationships may cast extra light on potentially pent-up demand for 
housing in particular price categories. A relative surplus of jobs relative to residents in a given wage 
category suggests the need to import those workers, while conversely, surpluses of workers in a 
wage group relative to jobs means the community will export those workers to other jurisdictions. 
Such flows are not inherently bad, though over time, sub-regional imbalances may appear. Portola 
Valley has more low-wage jobs than low-wage residents (where low-wage refers to jobs paying less 
than $25,000). At the other end of the wage spectrum, the city has more high-wage residents than 
high-wage jobs (where high-wage refers to jobs paying more than $75,000) (see Figure 6).8 

 

FIGURE 6: WORKERS BY EARNINGS, BY JURISDICTION AS PLACE OF WORK AND PLACE OF RESIDENCE 
Universe: Workers 16 years and over with earnings 
Source: U.S. Census Bureau, American Community Survey 5-Year Data 2015-2019, B08119, B08519. 

Figure 7 shows the balance of a jurisdiction’s resident workers to the jobs located there for different 
wage groups as a ratio instead—a value of 1 means that a city has the same number of jobs in a 

 

 
7 Employed residents in a jurisdiction is counted by place of residence (they may work elsewhere) while jobs in a jurisdiction 
are counted by place of work (they may live elsewhere). The jobs may differ from those reported in Figure 5 as the source for 
the time series is from administrative data, while the cross-sectional data is from a survey. 
8 The source table is top-coded at $75,000, precluding more fine-grained analysis at the higher end of the wage spectrum. 
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wage group as it has resident workers—in principle, a balance. Values above 1 indicate a jurisdiction 
will need to import workers for jobs in a given wage group. At the regional scale, this ratio is 1.04 
jobs for each worker, implying a modest import of workers from outside the region (see Figure 7). 

 

FIGURE 7: JOBS-WORKER RATIOS, BY WAGE GROUP 
Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment 
Notes: The ratio compares job counts by wage group from two tabulations of LEHD data: Counts by place of work relative to 
counts by place of residence. See text for details. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs); 
Residence Area Characteristics (RAC) files (Employed Residents), 2010-2018. 

Such balances between jobs and workers may directly influence the housing demand in a 
community. New jobs may draw new residents, and when there is high demand for housing relative 
to supply, many workers may be unable to afford to live where they work, particularly where job 
growth has been in relatively lower wage jobs. This dynamic not only means many workers will need 
to prepare for long commutes and time spent on the road, but in the aggregate, it contributes to 
traffic congestion and time lost for all road users. 

If there are more jobs than employed residents, it means a city is relatively jobs-rich, typically also 
with a high jobs to household ratio. Thus, bringing housing into the measure, the jobs-household 
ratio in Portola Valley has increased from 0.6 in 2002, to 0.63 jobs per household in 2018 (see Figure 
8). 

0.30

0.50

0.70

0.90

1.10

1.30

1.50

Ra
tio

Wages $1,250-$3,333/Mo Wages Less Than $1,250/Mo

Wages More than $3,333/Mo



APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-11 

 

FIGURE 8: JOBS-HOUSEHOLD RATIO 
Universe: Jobs in a jurisdiction from unemployment insurance-covered employment (private, state and local government) plus 
United States Office of Personnel Management-sourced Federal employment; households in a jurisdiction 
Notes: The data is tabulated by place of work, regardless of where a worker lives. The source data is provided at the census 
block level. These are crosswalked to jurisdictions and summarized. The ratio compares place of work wage and salary jobs with 
households, or occupied housing units. A similar measure is the ratio of jobs to housing units. However, this jobs-household 
ratio serves to compare the number of jobs in a jurisdiction to the number of housing units that are actually occupied. The 
difference between a jurisdiction’s jobs-housing ratio and jobs-household ratio will be most pronounced in jurisdictions with 
high vacancy rates, a high rate of units used for seasonal use, or a high rate of units used as short-term rentals. 
Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics, Workplace Area Characteristics (WAC) files (Jobs), 
2002-2018; California Department of Finance, E-5 (Households). 

2.4.2 SECTOR COMPOSITION 

In terms of sectoral composition, the largest industry in which Portola Valley residents work is 
Financial & Professional Services, and the largest sector in which San Mateo residents work is Health 
& Educational Services (see Figure 9). For the Bay Area as a whole, the Health & Educational Services 
industry employs the most workers. 
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FIGURE 9: RESIDENT EMPLOYMENT BY INDUSTRY 
Universe: Civilian employed population age 16 years and over 
Notes: The data displayed shows the industries in which jurisdiction residents work, regardless of the location where those 
residents are employed (whether within the jurisdiction or not). Categories are derived from the following source tables: 
Agriculture & Natural Resources: C24030_003E, C24030_030E; Construction: C24030_006E, C24030_033E; Manufacturing, 
Wholesale & Transportation: C24030_007E, C24030_034E, C24030_008E, C24030_035E, C24030_010E, C24030_037E; Retail: 
C24030_009E, C24030_036E; Information: C24030_013E, C24030_040E; Financial & Professional Services: C24030_014E, 
C24030_041E, C24030_017E, C24030_044E; Health & Educational Services: C24030_021E, C24030_024E, C24030_048E, 
C24030_051E; Other: C24030_027E, C24030_054E, C24030_028E, C24030_055E 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table C24030. 
For the data table behind this figure, please refer to the Data Packet Workbook, Table POPEMP-06. 

2.5 EXTREMELY LOW-INCOME HOUSEHOLDS 

Despite the economic and job growth experienced throughout the region since 1990, the income 
gap has continued to widen. California is one of the most economically unequal states in the nation, 
and the Bay Area has the highest income inequality between high- and low-income households in 
the state.9 

In Portola Valley, 73.3% of households make more than 100% of the Area Median Income (AMI),10 
compared to 6.9% making less than 30% of AMI, which is considered extremely low-income (see 
Figure 10). 

 

 
9 Bohn, S.et al. 2020. Income Inequality and Economic Opportunity in California. Public Policy Institute of California. 
10 Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), 
and Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. Households making between 80 and 120 percent of the AMI are moderate-income, those making 50 to 
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FIGURE 10: HOUSEHOLDS BY HOUSEHOLD INCOME LEVEL 
Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. The data that is reported for the Bay Area is not based on a regional AMI but instead refers to the 
regional total of households in an income group relative to the AMI for the county where that household is located. Local 
jurisdictions are required to provide an estimate for their projected extremely low-income households (0-30% AMI) in their 
Housing Elements. HCD’s official Housing Element guidance notes that jurisdictions can use their RHNA for very low-income 
households (those making 0-50% AMI) to calculate their projected extremely low-income households. As Bay Area jurisdictions 
have not yet received their final RHNA numbers, this document does not contain the required data point of projected extremely 
low-income households. The report portion of the housing data needs packet contains more specific guidance for how local staff 
can calculate an estimate for projected extremely low-income households once jurisdictions receive their 6th cycle RHNA 
numbers. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Regionally, more than half of all households make more than 100% AMI, while 15% make less than 
30% AMI. In San Mateo County, 30% AMI is the equivalent to the annual income of $44,000 for a 
family of four. Many households with multiple wage earners—including food service workers, full-
time students, teachers, farmworkers, and healthcare professionals—can fall into lower AMI 
categories due to relatively stagnant wages in many industries. 

Regionally, more than half of all households make more than 100% AMI, while 15% make less than 
30% AMI. In Contra Costa County, 30% AMI is the equivalent to the annual income of $34,850 for a 
family of four. Many households with multiple wage earners – including food service workers, full-

 

 
80 percent are low-income, those making 30 to 50 percent are very low-income, and those making less than 30 percent are 
extremely low-income. This is then adjusted for household size. 
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time students, teachers, farmworkers, and healthcare professionals – can fall into lower AMI 
categories due to relatively stagnant wages in many industries. 

HCD’s guidance notes that instead of using use U.S. Census data to calculate the percentage of very 
low-income RHNA that qualifies for extremely low-income households, local jurisdictions can 
presume that 50% of their RHNA for very low-income households qualifies for extremely low-income 
households. In Portola Valley, the RHNA for very low-income households is 73, which means that 
half, or 37 units, will qualify for extremely low-income households. Throughout the region, there are 
disparities between the incomes of homeowners and renters. Typically, the number of low-income 
renters greatly outpaces the amount of housing available that is affordable for these households. 

In Portola Valley, the largest proportion of renters falls in the Greater than 100% of AMI income 
group, while the largest proportion of homeowners are found in the Greater than 100% of AMI 
group (see Figure 11). 

 

FIGURE 11: HOUSEHOLD INCOME LEVEL BY TENURE 
Universe: Occupied housing units 
Notes: Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 
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Currently, people of color are more likely to experience poverty and financial instability because of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents.11 These economic disparities also leave communities of color at higher 
risk for housing insecurity, displacement or homelessness. In Portola Valley, American Indian or 
Alaska Native (Hispanic and Non-Hispanic) residents experience the highest rates of poverty, 
followed by White (Hispanic and Non-Hispanic) residents (see Figure 12). 

 

FIGURE 12: POVERTY STATUS BY RACE 
Universe: Population for whom poverty status is determined 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income (AMI). For this table, the Census Bureau does not disaggregate racial groups by 
Hispanic/Latinx ethnicity. However, data for the white racial group is also reported for white householders who are not 
Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may have very different experiences within the 
housing market and the economy from those who identify as white and non-Hispanic/Latinx, data for multiple white sub-groups 
are reported here. The racial/ethnic groups reported in this table are not all mutually exclusive. Therefore, the data should 
not be summed as the sum exceeds the population for whom poverty status is determined for this jurisdiction. However, all 
groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the data for these groups is equivalent to 
the population for whom poverty status is determined. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17001(A-I). 

2.6 TENURE 

The number of residents who own their homes compared to those who rent their homes can help 
identify the level of housing insecurity – ability for individuals to stay in their homes – in a city and 
region. Generally, renters may be displaced more quickly if prices increase. In Portola Valley there 
are a total of 1,685 housing units, and fewer residents rent than own their homes: 22.6% versus 

 

 
11 Moore, E., Montojo, N. and Mauri, N., 2019. Roots, Race & Place: A History of Racially Exclusionary Housing the San 
Francisco Bay Area. Hass Institute. 
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77.4% (see Figure 13). By comparison, 39.8% of households in San Mateo County are renters, while 
44% of Bay Area households rent their homes. 

 

FIGURE 13: HOUSING TENURE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003. 

Homeownership rates often vary considerably across race/ethnicity in the Bay Area and throughout 
the country. These disparities not only reflect differences in income and wealth but also stem from 
federal, state, and local policies that limited access to homeownership for communities of color 
while facilitating homebuying for white residents. While many of these policies, such as redlining, 
have been formally disbanded, the impacts of race-based policy are still evident across Bay Area 
communities. 12  In Portola Valley, 100.0% of Black households owned their homes, while 
homeownership rates were 100.0% for Asian households, 100.0% for Latinx households, and 77.1% 
for White households. Notably, recent changes to state law require local jurisdictions to examine 
these dynamics and other fair housing issues when updating their Housing Elements. 

 

 
12 See, for example, Rothstein, R. (2017). The color of law: a forgotten history of how our government segregated America. 
New York, NY & London, UK: Liveright Publishing. 
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FIGURE 14: HOUSING TENURE BY RACE OF HOUSEHOLDER 
Universe: Occupied housing units 
Notes: For this table, the Census Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the 
white racial group is also reported for white householders who are not Hispanic/Latinx. Since residents who identify as white 
and Hispanic/Latinx may have very different experiences within the housing market and the economy from those who identify 
as white and non-Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in 
this table are not all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of 
occupied housing units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, 
and the sum of the data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25003(A-I). 

The age of residents who rent or own their home can also signal the housing challenges a 
community is experiencing. Younger households tend to rent and may struggle to buy a first home 
in the Bay Area due to high housing costs. At the same time, senior homeowners seeking to 
downsize may have limited options in an expensive housing market. 

In Portola Valley, 0.0% of householders between the ages of 25 and 44 are renters, while 26.1% of 
householders over 65 are (see Figure 15). 
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FIGURE 15: HOUSING TENURE BY AGE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25007. 

In many cities, homeownership rates for households in single-family homes are substantially higher 
than the rates for households in multi-family housing. In Portola Valley, 84.7% of households in 
detached single-family homes are homeowners, while 17.4% of households in multi-family housing 
are homeowners (see Figure 16). 

 

FIGURE 16: HOUSING TENURE BY HOUSING TYPE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25032. 
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2.7 DISPLACEMENT 

Because of increasing housing prices, displacement is a major concern in the Bay Area. 
Displacement has the most severe impacts on low- and moderate-income residents. When 
individuals or families are forced to leave their homes and communities, they also lose their support 
network. 

The University of California, Berkeley has mapped all neighborhoods in the Bay area, identifying 
their risk for gentrification. They find that in Portola Valley, 0.0% of households live in 
neighborhoods that are susceptible to or experiencing displacement and 0.0% live in neighborhoods 
at risk of or undergoing gentrification. 

 

FIGURE 17: HOUSEHOLDS BY DISPLACEMENT RISK AND TENURE 
Universe: Households 
Notes: Displacement data is available at the census tract level. Staff aggregated tracts up to jurisdiction level using census 2010 
population weights, assigning a tract to jurisdiction in proportion to block level population weights. Total household count may 
differ slightly from counts in other tables sourced from jurisdiction level sources. Categories are combined as follows for 
simplicity: At risk of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive 
At risk of or Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification 
Stable Moderate/Mixed Income: Stable Moderate/Mixed Income Susceptible to or Experiencing Displacement: Low-
Income/Susceptible to Displacement; Ongoing Displacement Other: High Student Population; Unavailable or Unreliable Data 
Source: Urban Displacement Project for classification, American Community Survey 5-Year Data (2015-2019), Table B25003 for 
tenure. 
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Equally important, some neighborhoods in the Bay Area do not have housing appropriate for a 
broad section of the workforce. UC Berkeley estimates that 100.0% of households in Portola Valley 
live in neighborhoods where low-income households are likely to be excluded due to prohibitive 
housing costs.13 

 

 
13 More information about this gentrification and displacement data is available at the Urban Displacement Project’s 
webpage: https://www.urbandisplacement.org/. Specifically, one can learn more about the different 
gentrification/displacement typologies shown in Figure 18 at this link: https://www.urbandisplacement.org/sites/default/ 
files/typology_sheet_2018_0.png. Additionally, one can view maps that show which typologies correspond to which parts of a 
jurisdiction here: https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement 

https://www.urbandisplacement.org/
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png
https://www.urbandisplacement.org/sites/default/files/typology_sheet_2018_0.png
https://www.urbandisplacement.org/san-francisco/sf-bay-area-gentrification-and-displacement
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3. HOUSING STOCK CHARACTERISTICS 

3.1 HOUSING TYPES, YEAR BUILT, VACANCY, AND PERMITS 

In recent years, most housing produced in the region and across the state consisted of single-family 
homes and larger multi-unit buildings. However, some households are increasingly interested in 
“missing middle housing” – including duplexes, triplexes, townhomes, cottage clusters and accessory 
dwelling units (ADUs). These housing types may open up more options across incomes and tenure, 
from young households seeking homeownership options to seniors looking to downsize and age-in-
place. 

It is important to the Town of Portola Valley to have a variety of housing types to meet the needs of 
a community today and in the future, as indicated in the Housing Strategic Plan adopted in 2016 that 
emphasizes the needs of seniors, young people, and workers. High-cost areas, like Portola Valley, 
often have difficulty attracting and retaining important vital employees such as teachers, fire 
fighters, health care professionals, food service providers, and other essential workers that are 
important to the health and well-being of the Town.  In 2020, 81.1% of homes in Portola Valley were 
single family detached, 0.0% were single family attached, 2.1% were small multifamily (2-4 units), 
and while Census data indicates that 16.8% were medium or large multifamily (5+ units) (see Figure 
18). Within the town of Portola Valley, multi-family units are comprised of units located at the 
Sequoias, a multi-unit buy-in retirement community located in the central portion of the Town along 
Portola Road. In Portola Valley, the housing type that experienced the most growth between 2010 
and 2020 was Single-Family Home: Detached. 
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FIGURE 18: HOUSING TYPE TRENDS 
Universe: Housing units 
Source: California Department of Finance, E-5 series. 

Production has not kept up with housing demand for several decades in the Bay Area, as the total 
number of units built and available has not yet come close to meeting the population and job 
growth experienced throughout the region. In Portola Valley, the largest proportion of the housing 
stock was built 1960 to 1979, with 763 units constructed during this period (see Figure 19). Since 
2010, 4.4% of the current housing stock was built, which is 80 units. 
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FIGURE 19: HOUSING UNITS BY YEAR STRUCTURE BUILT 
Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25034. 

Vacant units make up 7.7% of the overall housing stock in Portola Valley. The rental vacancy stands 
at 0.0%, while the ownership vacancy rate is 2.8%. Of the vacant units, the most common type of 
vacancy is For Seasonal, Recreational, Or Occasional Use (see Figure 20).14 

Throughout the Bay Area, vacancies make up 2.6% of the total housing units, with homes listed for 
rent; units used for recreational or occasional use, and units not otherwise classified (other vacant) 
making up the majority of vacancies. The Census Bureau classifies a unit as vacant if no one is 
occupying it when census interviewers are conducting the American Community Survey or Decennial 
Census. Vacant units classified as “for recreational or occasional use” are those that are held for 
short-term periods of use throughout the year. Accordingly, vacation rentals and short-term rentals 
like Airbnb are likely to fall in this category. The Census Bureau classifies units as “other vacant” if 
they are vacant due to foreclosure, personal/family reasons, legal proceedings, repairs/renovations, 
abandonment, preparation for being rented or sold, or vacant for an extended absence for reasons 

 

 
14 The vacancy rates by tenure are for a smaller universe than the total vacancy rate first reported, which in principle includes 
the full stock (7.7%). The vacancy by tenure counts are rates relative to the rental stock (occupied and vacant) and ownership 
stock (occupied and vacant) - but exclude a significant number of vacancy categories, including the numerically significant 
other vacant. 
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such as a work assignment, military duty, or incarceration.15 In a region with a thriving economy and 
housing market like the Bay Area, units being renovated/repaired and prepared for rental or sale are 
likely to represent a large portion of the “other vacant” category. Additionally, the need for seismic 
retrofitting in older housing stock could also influence the proportion of “other vacant” units in some 
jurisdictions.16 

 
FIGURE 20: VACANT UNITS BY TYPE 
Universe: Vacant housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25004. 

 

 
15  For more information, see pages 3 through 6 of this list of definitions prepared by the Census Bureau: 
https://www.census.gov/housing/hvs/definitions.pdf. 
16 See Dow, P. (2018). Unpacking the Growth in San Francisco’s Vacant Housing Stock: Client Report for the San Francisco 
Planning Department. University of California, Berkeley. 

TABLE 2: HOUSING PERMITTING 

Income Group Value 
Above Moderate-Income Permits 28 

Very Low-Income Permits 8 

Moderate-Income Permits 5 

Low-Income Permits 2 
Universe: Housing permits issued between 2015 and 2019 
Notes: HCD uses the following definitions for the four income 
categories: Very Low-Income: units affordable to households making 
less than 50% of the Area Median Income (AMI) for the county in 
which the jurisdiction is located. Low-Income: units affordable to 
households making between 50% and 80% of the AMI for the county 
in which the jurisdiction is located. Moderate-Income: units affordable 
to households making between 80% and 120% of the AMI for the 
county in which the jurisdiction is located. Above Moderate-Income: 
units affordable to households making above 120% of the AMI for the 

https://www.census.gov/housing/hvs/definitions.pdf


APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-25 

Between 2015 and 2019, 43 housing units were 
issued permits in Portola Valley. 65.1% of 
permits issued in Portola Valley were for above 
moderate-income housing, 11.6% were for 
moderate-income housing, and 23.3% were for 
low- or very low-income housing (see Table 2). 

3.2 ASSISTED HOUSING DEVELOPMENTS AT-RISK OF CONVERSION 

While there is an immense need to produce new affordable housing units, ensuring that the existing 
affordable housing stock remains affordable is equally important. Additionally, it is typically faster 
and less expensive to preserve currently affordable units that are at risk of converting to market-
rate than it is to build new affordable housing. 

The data in the table below comes from the California Housing Partnership’s Preservation Database, 
the state’s most comprehensive source of information on subsidized affordable housing at risk of 
losing its affordable status and converting to market-rate housing. However, this database does not 
include all deed-restricted affordable units in the state, so there may be at-risk assisted units in a 
jurisdiction that are not captured in this data table. There are 0 assisted units in Portola Valley in the 
Preservation Database. Of these units, 0.0% are at High Risk or Very High Risk of conversion.17 

TABLE 3: ASSISTED UNITS AT RISK OF CONVERSION 

Income Portola Valley San Mateo County Bay Area 
Low 0 4,656 110,177 

Moderate 0 191 3,375 

High 0 359 1,854 

Very High 0 58 1,053 

Total Assisted Units in Database 0 5,264 116,459 
Universe: HUD, Low-Income Housing Tax Credit (LIHTC), USDA, and CalHFA projects. Subsidized or assisted developments that do 
not have one of the aforementioned financing sources may not be included. 
Notes: While California Housing Partnership’s Preservation Database is the state’s most comprehensive source of information on 
subsidized affordable housing at risk of losing its affordable status and converting to market-rate housing, this database does not 
include all deed-restricted affordable units in the state. Consequently, there may be at-risk assisted units in a jurisdiction that are 
not captured in this data table. Per HCD guidance, local jurisdictions must also list the specific affordable housing developments 

 

 
17 California Housing Partnership uses the following categories for assisted housing developments in its database: 
Very-High Risk: affordable homes that are at-risk of converting to market rate within the next year that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that do not have a known 
overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-driven 
developer. 
Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a large/stable non-
profit, mission-driven developer. 

TABLE 2: HOUSING PERMITTING 

Income Group Value 
county in which the jurisdiction is located. 
Source: California Department of Housing and Community 
Development (HCD), 5th Cycle Annual Progress Report Permit 
Summary (2020). 
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at-risk of converting to market rate uses. This document provides aggregate numbers of at-risk units for each jurisdiction, but local 
planning staff should contact Danielle Mazzella with the California Housing Partnership at dmazzella@chpc.net to obtain a list of 
affordable properties that fall under this designation. California Housing Partnership uses the following categories for assisted 
housing developments in its database: Very-High Risk: affordable homes that are at-risk of converting to market rate within the 
next year that do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-
profit, mission-driven developer. High Risk: affordable homes that are at-risk of converting to market rate in the next 1-5 years 
that do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, 
mission-driven developer. Moderate Risk: affordable homes that are at-risk of converting to market rate in the next 5-10 years that 
do not have a known overlapping subsidy that would extend affordability and are not owned by a large/stable non-profit, mission-
driven developer. Low Risk: affordable homes that are at-risk of converting to market rate in 10+ years and/or are owned by a 
large/stable non-profit, mission-driven developer. 
Source: California Housing Partnership, Preservation Database (2022). 

3.3 SUBSTANDARD HOUSING 

Housing costs in the region are among the highest in the country, which could result in households, 
particularly renters, needing to live in substandard conditions in order to afford housing. Generally, 
there is limited data on the extent of substandard housing issues in a community. However, Census 
Bureau data gives a sense of some of the substandard conditions that may be present, specifically a 
lack of kitchen and plumbing facilities which is often used as an indicator of substandard housing 
conditions. Per US Census Data, 31.8% of renters in Portola Valley reported lacking a kitchen and 0% 
of renters lack plumbing, whereas 1.2% of property owners in the Town report lacking a kitchen and 
0% of property owners report lacking plumbing. It is likely that the high number of renters reporting 
a lack of kitchen facilities in the Town may be attributed to The Sequoias retirement community 
located off Portola Road. This facility accommodates over 300 senior citizens and offers meal 
plans/packages to residents as well as studio living arrangements.  

In addition to lacking plumbing or kitchen facilities, the age of a community’s housing stock can 
provide another indicator of overall housing conditions. Typically, housing over 30 years in age is 
likely to have rehabilitation needs that may include new plumbing, roof repairs, foundation work, 
and other repairs. In Portola Valley, the largest proportion of the housing stock was built between 
1960 to 1979, with 763 units constructed during this period. While most of the Town’s housing stock 
was constructed prior to the 30-year benchmark, due to the Town’s high household incomes which 
allow for routine maintenance and improvements, the age of units in the Town is not believed to 
contribute to substandard housing conditions. More so, existing homes in the Town are bought and 
sold, new owners are anticipated to remodel and update housing units. Based on the above data, 
staff estimates that approximately 10 ownership units may require rehabilitation, mostly due to long 
term owners, or children of long-term owners, that may own property but lack discretionary income 
to fund improvements. 

mailto:dmazzella@chpc.net


APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-27 

 

 

FIGURE 21: SUBSTANDARD HOUSING ISSUES 
Universe: Occupied housing units 
Notes: Per HCD guidance, this data should be supplemented by local estimates of units needing to be rehabilitated or replaced 
based on recent windshield surveys, local building department data, knowledgeable builders/developers in the community, or 
nonprofit housing developers or organizations. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25053, Table B25043, Table B25049. 

3.4 HOME AND RENT VALUES 

Home prices reflect a complex mix of supply and demand factors, including an area’s demographic 
profile, labor market, prevailing wages, and job outlook, coupled with land and construction costs. In 
the Bay Area, the costs of housing have long been among the highest in the nation. The typical home 
value in Portola Valley was estimated at $4,109,050 by December of 2020, per data from Zillow. The 
largest proportion of homes were valued between $2M+ (see Figure 22). By comparison, the typical 
home value is $1,418,330 in San Mateo County and $1,077,230 the Bay Area, with the largest share 
of units valued $1m-$1.5m (county) and $500k-$750k (region). 

The region’s home values have increased steadily since 2000, besides a decrease during the Great 
Recession. The rise in home prices has been especially steep since 2012, with the median home 
value in the Bay Area nearly doubling during this time. Since 2001, the typical home value has 
increased 184.6% in Portola Valley from $1,443,590 to $4,109,050. This change is above the change 
in San Mateo County, and above the change for the region (see Figure 23). 
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FIGURE 22: HOME VALUES OF OWNER-OCCUPIED UNITS 
Universe: Owner-occupied units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25075. 

 

FIGURE 23: ZILLOW HOME VALUE INDEX (ZHVI) 
Universe: Owner-occupied housing units 
Notes: Zillow describes the ZHVI as a smoothed, seasonally adjusted measure of the typical home value and market changes 
across a given region and housing type. The ZHVI reflects the typical value for homes in the 35th to 65th percentile range. The 
ZHVI includes all owner-occupied housing units, including both single-family homes and condominiums. More information on the 
ZHVI is available from Zillow. The regional estimate is a household-weighted average of county-level ZHVI files, where 
household counts are yearly estimates from DOF’s E-5 series For unincorporated areas, the value is a population weighted 
average of unincorporated communities in the county matched to census-designated population counts. 
Source: Zillow, Zillow Home Value Index (ZHVI). 



APPENDIX B | HOUSING NEEDS DATA REPORT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  B-29 

Similar to home values, rents have also increased dramatically across the Bay Area in recent years. 
Many renters have been priced out, evicted or displaced, particularly communities of color. 
Residents finding themselves in one of these situations may have had to choose between 
commuting long distances to their jobs and schools or moving out of the region, and sometimes, out 
of the state. 

In Portola Valley, the largest proportion of rental units rented in the Rent $3000 or more category, 
totaling 49.4%, followed by 15.3% of units renting in the Rent $1500-$2000 category (see Figure 24). 
Looking beyond the city, the largest share of units is in the $3000 or more category (county) 
compared to the $1500-$2000 category for the region as a whole. 

 

FIGURE 24: CONTRACT RENTS FOR RENTER-OCCUPIED UNITS 
Universe: Renter-occupied housing units paying cash rent 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25056. 

Since 2009, the median rent has increased by 47.1% in Portola Valley, from $2,000 to $2,940 per 
month (see Figure 25). In San Mateo County, the median rent has increased 41.1%, from $1,560 to 
$2,200. The median rent in the region has increased significantly during this time from $1,200 to 
$1,850, a 54% increase.18 

 

 
18 While the data on home values shown in Figure 23 comes from Zillow, Zillow does not have data on rent prices available for 
most Bay Area jurisdictions. To have a more comprehensive dataset on rental data for the region, the rent data in this 
document comes from the U.S. Census Bureau’s American Community Survey, which may not fully reflect current rents. Local 
jurisdiction staff may want to supplement the data on rents with local realtor data or other sources for rent data that are 
more current than Census Bureau data. 
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FIGURE 25: MEDIAN CONTRACT RENT 
Universe: Renter-occupied housing units paying cash rent 
Notes: For unincorporated areas, median is calculated using distribution in B25056. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data releases, starting with 2005-2009 through 2015-2019, 
B25058, B25056 (for unincorporated areas). County and regional counts are weighted averages of jurisdiction median using 
B25003 rental unit counts from the relevant year. 

3.5 OVERPAYMENT AND OVERCROWDING 

A household is considered “cost-burdened” if it spends more than 30% of its monthly income on 
housing costs, while those who spend more than 50% of their income on housing costs are 
considered “severely cost-burdened.” Low-income residents are the most impacted by high housing 
costs and experience the highest rates of cost burden. Spending such large portions of their income 
on housing puts low-income households at higher risk of displacement, eviction, or homelessness. 
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FIGURE 26: COST BURDEN BY TENURE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25070, B25091. 

In Portola Valley, 13.5% of households spend 50% or more of their income on housing, while 12.9% 
spend 30% to 50%. However, these rates vary greatly across income categories (see Figure 27). For 
example, 71.4% of Portola Valley households making less than 30% of AMI spend the majority of 
their income on housing. For Portola Valley residents making more than 100% of AMI, just 3.8% are 
severely cost-burdened, and 90.2% of those making more than 100% of AMI spend less than 30% of 
their income on housing. 

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola Valley, 
17.1% of households spend 30% to 50% of their income on housing and are considered “cost 
burdened” while 11.7% of households are severely cost burdened and use over 50% of their income 
for housing. There are disparities in housing cost burden in Portola Valley by tenure, while 20.2% of 
property owners experience cost burden, 46.9% of renters experience the same. This disparity may 
be attributed to the Bay Area’s relatively high housing prices, as well as a lack of affordable rental 
housing options within the Town, relative to need.  
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FIGURE 27: COST BURDEN BY INCOME LEVEL 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. Income groups are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different 
metropolitan areas, and the nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), 
Oakland-Fremont Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San 
Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and 
Vallejo-Fairfield Metro Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this 
jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Currently, people of color are more likely to experience poverty and financial instability because of 
federal and local housing policies that have historically excluded them from the same opportunities 
extended to white residents. As a result, they often pay a greater percentage of their income on 
housing, and in turn, are at a greater risk of housing insecurity. 

White, Non-Hispanic residents are the most cost burdened with 14.1% spending 30% to 50% of their 
income on housing, and White, Non-Hispanic residents are the most severely cost burdened with 
14.4% spending more than 50% of their income on housing (see Figure 28). 
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FIGURE 28: COST BURDEN BY RACE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. For the purposes of this graph, the “Hispanic or Latinx” racial/ethnic group represents those who identify as having 
Hispanic/Latinx ethnicity and may also be members of any racial group. All other racial categories on this graph represent those 
who identify with that racial category and do not identify with Hispanic/Latinx ethnicity. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Large family households often have special housing needs due to a lack of adequately sized 
affordable housing available. The higher costs required for homes with multiple bedrooms can 
result in larger families experiencing a disproportionate cost burden than the rest of the population 
and can increase the risk of housing insecurity. 

In Portola Valley, 0.0% of large family households experience a cost burden of 30%-50%, while 0.0% 
of households spend more than half of their income on housing. Some 13.7% of all other 
households have a cost burden of 30%-50%, with 14.3% of households spending more than 50% of 
their income on housing (see Figure 29). 
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FIGURE 29: COST BURDEN BY HOUSEHOLD SIZE 
Universe: Occupied housing units 
Notes: Cost burden is the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus 
utilities). For owners, housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association 
fees, insurance, and real estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% 
of monthly income, while severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly 
income. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

When cost-burdened seniors are no longer able to make house payments or pay rents, 
displacement from their homes can occur, putting further stress on the local rental market or 
forcing residents out of the community they call home. Understanding how seniors might be cost-
burdened is of particular importance due to their special housing needs, particularly for low-income 
seniors. 71.4% of seniors making less than 30% of AMI are spending the majority of their income on 
housing. For seniors making more than 100% of AMI, 94.5% are not cost-burdened and spend less 
than 30% of their income on housing (see Figure 30). 
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FIGURE 30: COST-BURDENED SENIOR HOUSEHOLDS BY INCOME LEVEL 
Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Cost burden is 
the ratio of housing costs to household income. For renters, housing cost is gross rent (contract rent plus utilities). For owners, 
housing cost is “select monthly owner costs,” which includes mortgage payment, utilities, association fees, insurance, and real 
estate taxes. HUD defines cost-burdened households as those whose monthly housing costs exceed 30% of monthly income, while 
severely cost-burdened households are those whose monthly housing costs exceed 50% of monthly income. Income groups are 
based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine 
county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Overcrowding occurs when the number of people living in a household is greater than the home 
was designed to hold. There are several different standards for defining overcrowding, but this 
report uses the Census Bureau definition, which is more than one occupant per room (not including 
bathrooms or kitchens). Additionally, the Census Bureau considers units with more than 1.5 
occupants per room to be severely overcrowded. 

Overcrowding is often related to the cost of housing and can occur when demand in a city or region 
is high. In many cities, overcrowding is seen more amongst those that are renting, with multiple 
households sharing a unit to make it possible to stay in their communities. In Portola Valley, 0.0% of 
households that rent are severely overcrowded (more than 1.5 occupants per room), compared to 
0.0% of households that own (see Figure 31). In Portola Valley, 8.1% of renters experience moderate 
overcrowding (1 to 1.5 occupants per room), compared to 0.0% for those own. 
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FIGURE 31: OVERCROWDING BY TENURE AND SEVERITY 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

Overcrowding often disproportionately impacts low-income households. 0.0% of very low-income 
households (below 50% AMI) experience severe overcrowding, while 0.0% of households above 
100% experience this level of overcrowding (see Figure 32). 

 

FIGURE 32: OVERCROWDING BY INCOME LEVEL AND SEVERITY 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. Income groups are based on 
HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the nine county 
Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area (Alameda 
and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-Sunnyvale-Santa 
Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano 
County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 
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Communities of color are more likely to experience overcrowding similar to how they are more likely 
to experience poverty, financial instability, and housing insecurity. People of color tend to 
experience overcrowding at higher rates than White residents. In Portola Valley, the racial group 
with the largest overcrowding rate is White, Non-Hispanic (see Figure 33) 

 

FIGURE 33: OVERCROWDING BY RACE 
Universe: Occupied housing units 
Notes: The Census Bureau defines an overcrowded unit as one occupied by 1.01 persons or more per room (excluding bathrooms 
and kitchens), and units with more than 1.5 persons per room are considered severely overcrowded. For this table, the Census 
Bureau does not disaggregate racial groups by Hispanic/Latinx ethnicity. However, data for the white racial group is also 
reported for white householders who are not Hispanic/Latinx. Since residents who identify as white and Hispanic/Latinx may 
have very different experiences within the housing market and the economy from those who identify as white and non-
Hispanic/Latinx, data for multiple white sub-groups are reported here. The racial/ethnic groups reported in this table are not 
all mutually exclusive. Therefore, the data should not be summed as the sum exceeds the total number of occupied housing 
units for this jurisdiction. However, all groups labelled “Hispanic and Non-Hispanic” are mutually exclusive, and the sum of the 
data for these groups is equivalent to the total number of occupied housing units. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25014. 
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4. SPECIAL HOUSING NEEDS 
Some population groups may have special housing needs that require specific program responses, 
and these groups may experience barriers to accessing stable housing due to their specific housing 
circumstances. Government Code section 65583, subdivision (a)(7) requires each jurisdiction to 
include analyses for the following populations: large households, female-headed households, senior 
households, persons with disabilities (including developmental disabilities), homeless, and 
farmworkers. 

4.1 LARGE HOUSEHOLDS 

Large households often have different housing needs than smaller households. If a city’s rental 
housing stock does not include larger apartments, large households who rent could end up living in 
overcrowded conditions. In Portola Valley, for large households with 5 or more persons, most units 
(89.6%) are owner occupied (see Figure 34). In 2017, 0.0% of large households were very low-income, 
earning less than 50% of the AMI. 

 

FIGURE 34: HOUSEHOLD SIZE BY TENURE 
Universe: Occupied housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25009. 
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The unit sizes available in a community affect the household sizes that can access that community. 
Large families are generally served by housing units with 3 or more bedrooms, of which there are 
1,374 units in Portola Valley. Among these large units with 3 or more bedrooms, 9.9% are owner-
occupied and 90.1% are renter occupied (see Figure 35). 

 

FIGURE 35: HOUSING UNITS BY NUMBER OF BEDROOMS 
Universe: Housing units 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B25042. 

4.2 FEMALE-HEADED HOUSEHOLDS 

Households headed by one person are often at greater risk of housing insecurity, particularly 
female-headed households, who may be supporting children or a family with only one income. In 
Portola Valley, the largest proportion of households is Married-couple Family Households at 64.2% 
of total, while Female-Headed Households make up 5.8% of all households. 
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FIGURE 36: HOUSEHOLD TYPE 
Universe: Households 
Notes: For data from the Census Bureau, a “family household” is a household where two or more people are related by birth, 
marriage, or adoption. “Non-family households” are households of one person living alone, as well as households where none of 
the people are related to each other. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B11001. 

Female-headed households with children may face particular housing challenges, with pervasive 
gender inequality resulting in lower wages for women. Moreover, the added need for childcare can 
make finding a home that is affordable more challenging. 

In Portola Valley, 0.0% of female-headed households with children fall below the Federal Poverty 
Line, while 0.0% of female-headed households without children live in poverty (see Figure 37). 
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FIGURE 37: FEMALE-HEADED HOUSEHOLDS BY POVERTY STATUS 
Universe: Female Households 
Notes: The Census Bureau uses a federally defined poverty threshold that remains constant throughout the country and does not 
correspond to Area Median Income (AMI). 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B17012. 

4.3 SENIORS 

Senior households often experience a combination of factors that can make accessing or keeping 
affordable housing a challenge. They often live on fixed incomes and are more likely to have 
disabilities, chronic health conditions and/or reduced mobility. 

Seniors who rent may be at even greater risk for housing challenges than those who own, due to 
income differences between these groups. The largest proportion of senior households who rent 
make Greater than 100% of AMI, while the largest proportion of senior households who are 
homeowners falls in the income group Greater than 100% of AMI (see Figure 38). 
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FIGURE 38: SENIOR HOUSEHOLDS BY INCOME AND TENURE 
Universe: Senior households 
Notes: For the purposes of this graph, senior households are those with a householder who is aged 62 or older. Income groups 
are based on HUD calculations for Area Median Income (AMI). HUD calculates the AMI for different metropolitan areas, and the 
nine county Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont Metro Area 
(Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and San Mateo Counties), San Jose-
Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro Area (Sonoma County), and Vallejo-Fairfield Metro 
Area (Solano County). The AMI levels in this chart are based on the HUD metro area where this jurisdiction is located. 
Source: U.S. Department of Housing and Urban Development (HUD), Comprehensive Housing Affordability Strategy (CHAS) ACS 
tabulation, 2013-2017 release. 

4.4 PEOPLE WITH DISABILITIES 

People with disabilities face additional housing challenges. Encompassing a broad group of 
individuals living with a variety of physical, cognitive, and sensory impairments, many people with 
disabilities live on fixed incomes and are in need of specialized care, yet often rely on family 
members for assistance due to the high cost of care. 

When it comes to housing, people with disabilities are not only in need of affordable housing but 
accessibly designed housing, which offers greater mobility and opportunity for independence. 
Unfortunately, the need typically outweighs what is available, particularly in a housing market with 
such high demand. People with disabilities are at a high risk for housing insecurity, homelessness, 
and institutionalization, particularly when they lose aging caregivers. Figure 39 shows the rates at 
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which different disabilities are present among residents of Portola Valley. Overall, 10.2% of people in 
Portola Valley have a disability of any kind.19 

 

 

FIGURE 39: DISABILITY BY TYPE 
Universe: Civilian noninstitutionalized population 18 years and over 
Notes: These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one 
disability. These counts should not be summed. The Census Bureau provides the following definitions for these disability types: 
Hearing difficulty: deaf or has serious difficulty hearing. Vision difficulty: blind or has serious difficulty seeing even with 
glasses. Cognitive difficulty: has serious difficulty concentrating, remembering, or making decisions. Ambulatory difficulty: has 
serious difficulty walking or climbing stairs. Self-care difficulty: has difficulty dressing or bathing. Independent living difficulty: 
has difficulty doing errands alone such as visiting a doctor’s office or shopping. 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B18102, Table B18103, Table B18104, 
Table B18105, Table B18106, Table B18107. 

State law also requires Housing Elements to examine the housing needs of people with 
developmental disabilities. Developmental disabilities are defined as severe, chronic, and attributed 
to a mental or physical impairment that begins before a person turns 18 years old. This can include 
Down’s Syndrome, autism, epilepsy, cerebral palsy, and mild to severe mental retardation. Some 
people with developmental disabilities are unable to work, rely on Supplemental Security Income, 
and live with family members. In addition to their specific housing needs, they are at increased risk 
of housing insecurity after an aging parent or family member is no longer able to care for them.20 

 

 
19 These disabilities are counted separately and are not mutually exclusive, as an individual may report more than one 
disability. These counts should not be summed. 
20 For more information or data on developmental disabilities in your jurisdiction, contact the Golden Gate Regional Center 
for Marin, San Francisco and San Mateo Counties; the North Bay Regional Center for Napa, Solano and Sonoma Counties; the 
Regional Center for the East Bay for Alameda and Contra Costa Counties; or the San Andreas Regional Center for Santa Clara 
County. 
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According to the California Department of Developmental Services, in Portola Valley, of the 
population with a developmental disability, children under the age of 18 make up 50.0%, while 
adults account for 50.0%. 

TABLE 4: POPULATION WITH DEVELOPMENTAL DISABILITIES BY AGE 

Age Group Value 
Age 18+ 3 

Age Under 18 3 
Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the 
coordination and delivery of services to more than 330,000 Californians with developmental 
disabilities including cerebral palsy, intellectual disability, Down syndrome, autism, epilepsy, 
and related conditions. The California Department of Developmental Services provides ZIP 
code level counts. To get jurisdiction-level estimates, ZIP code counts were crosswalked to 
jurisdictions using census block population counts from Census 2010 SF1 to determine the 
share of a ZIP code to assign to a given jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP 
Code and Age Group (2020). 
This table is included in the Data Packet Workbook as Table DISAB-04. 

The most common living arrangement for individuals with disabilities in Portola Valley is the home 
of parent /family /guardian. 

TABLE 5: POPULATION WITH DEVELOPMENTAL DISABILITIES BY RESIDENCE 

Residence Type Value 
Home of Parent /Family /Guardian 3 

Other 0 

Foster /Family Home 0 

Intermediate Care Facility 0 

Community Care Facility 0 

Independent /Supported Living 0 
Universe: Population with developmental disabilities 
Notes: The California Department of Developmental Services is responsible for overseeing the 
coordination and delivery of services to more than 330,000 Californians with developmental disabilities 
including cerebral palsy, intellectual disability, Down syndrome, autism, epilepsy, and related 
conditions. The California Department of Developmental Services provides ZIP code level counts. To get 
jurisdiction-level estimates, ZIP code counts were crosswalked to jurisdictions using census block 
population counts from Census 2010 SF1 to determine the share of a ZIP code to assign to a given 
jurisdiction. 
Source: California Department of Developmental Services, Consumer Count by California ZIP Code and 
Residence Type (2020). 
This table is included in the Data Packet Workbook as Table DISAB-05. 

4.5 HOMELESSNESS 

Homelessness remains an urgent challenge in many communities across the state, reflecting a 
range of social, economic, and psychological factors. Rising housing costs result in increased risks of 
community members experiencing homelessness. Far too many residents who have found 
themselves housing insecure have ended up unhoused or homeless in recent years, either 
temporarily or longer term. Addressing the specific housing needs for the unhoused population 
remains a priority throughout the region, particularly since homelessness is disproportionately 
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experienced by people of color, people with disabilities, those struggling with addiction and those 
dealing with traumatic life circumstances. In San Mateo County, the most common type of 
household experiencing homelessness is those without children in their care. Among households 
experiencing homelessness that do not have children, 75.5% are unsheltered. Of homeless 
households with children, most are sheltered in transitional housing (see Figure 40). 

 

FIGURE 40: HOMELESSNESS BY HOUSEHOLD TYPE AND SHELTER STATUS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019). 

People of color are more likely to experience poverty and financial instability because of federal and 
local housing policies that have historically excluded them from the same opportunities extended to 
white residents. Consequently, people of color are often disproportionately impacted by 
homelessness, particularly Black residents of the Bay Area. In San Mateo County, White (Hispanic 
and Non-Hispanic) residents represent the largest proportion of residents experiencing 
homelessness and account for 66.6% of the homeless population, while making up 50.6% of the 
overall population (see Figure 41). 
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FIGURE 41: RACIAL GROUP SHARE OF GENERAL AND HOMELESS POPULATIONS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. HUD does not disaggregate racial demographic data by Hispanic/Latinx ethnicity for people experiencing 
homelessness. Instead, HUD reports data on Hispanic/Latinx ethnicity for people experiencing homelessness in a separate table. 
Accordingly, the racial group data listed here includes both Hispanic/Latinx and non-Hispanic/Latinx individuals. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I). 

In San Mateo, Latinx residents represent 38.1% of the population experiencing homelessness, while 
Latinx residents comprise 24.7% of the general population (see Figure 42). 
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FIGURE 42: LATINX SHARE OF GENERAL AND HOMELESS POPULATIONS, SAN MATEO COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. The data from HUD on Hispanic/Latinx ethnicity for individuals experiencing homelessness does not specify racial 
group identity. Accordingly, individuals in either ethnic group identity category (Hispanic/Latinx or non-Hispanic/Latinx) could 
be of any racial background. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019); U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B01001(A-I). 

Many of those experiencing homelessness are dealing with severe issues – including mental illness, 
substance abuse and domestic violence – that are potentially life threatening and require additional 
assistance. In San Mateo County, homeless individuals are commonly challenged by severe mental 
illness, with 305 reporting this condition (see Figure 43). Of those, some 62.0% are unsheltered, 
further adding to the challenge of handling the issue. 
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FIGURE 43: CHARACTERISTICS FOR THE POPULATION EXPERIENCING HOMELESSNESS, SAN MATEO 

COUNTY 
Universe: Population experiencing homelessness 
Notes: This data is based on Point-in-Time (PIT) information provided to HUD by CoCs in the application for CoC Homeless 
Assistance Programs. The PIT Count provides a count of sheltered and unsheltered homeless persons on a single night during the 
last ten days in January. Each Bay Area county is its own CoC, and so the data for this table is provided at the county-level. Per 
HCD’s requirements, jurisdictions will need to supplement this county-level data with local estimates of people experiencing 
homelessness. These challenges/characteristics are counted separately and are not mutually exclusive, as an individual may 
report more than one challenge/characteristic. These counts should not be summed. 
Source: U.S. Department of Housing and Urban Development (HUD), Continuum of Care (CoC) Homeless Populations and 
Subpopulations Reports (2019). 

San Mateo County conducted the latest point-in-time (PIT) Count on February 24, 2022. Volunteers 
were deployed to conduct an observational count of those experiencing unsheltered homelessness. 
San Mateo County conducted the unsheltered homeless survey through March 3, 2022. In both 2019 
and 2022, Portola Valley had 0 homeless individuals according to the most recent PIT San Mateo 
County data (https://www.smcgov.org/hsa/2022-one-day-homeless-count) (see Table 6). 
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TABLE 6: UNSHELTERED HOMELESS COUNT BY SAN MATEO COUNTY JURISDICTION 

City/Town 
2011  

Count 
2013  

Count 
2015  

Count 
2017  

Count 
2019  

Count 2022 Count 

Atherton 1 0 1 0 1 3 
Belmont 1 43 11 3 7 13 
Brisbane 0 34 21 19 4 6 
Burlingame 3 13 7 21 25 10 
Colma 1 7 3 1 8 1 
Daly City 44 27 32 17 66 49 
East Palo Alto 385 119 95 98 107 169 
Foster City 0 7 0 6 4 4 
Half Moon Bay 41 114 84 43 54 68 
Hillsborough 0 0 0 0 0 0 
Menlo Park 72 16 27 47 27 56 
Millbrae 1 21 8 7 9 9 
Pacifica 95 150 63 112 116 161 
Portola Valley 16 2 0 1 0 0 
Redwood City 233 306 223 94 221 245 
San Bruno 14 98 8 26 12 63 
San Carlos 9 10 20 28 30 14 
San Francisco International 
Airport 

9 5 1 3 21 14 

San Mateo 68 103 82 48 74 60 
South San Francisco 122 173 55 33 42 42 
Unincorporated 47 46 32 30 73 105 
Woodside 0 6 2 0 0 0 

Total 1,162 1,299 775 637 901 1,092 
Note: Universe: Population experiencing homelessness. 
Source: San Mateo County: Annual Point in Time Count Report. 

In Portola Valley, there were no reported students experiencing homeless in the 2019-20 school 
year. By comparison, San Mateo County has seen a 37.5% decrease in the population of students 
experiencing homelessness since the 2016-17 school year, and the Bay Area population of students 
experiencing homelessness decreased by 8.5%. During the 2019-2020 school year, there were still 
some 13,718 students experiencing homelessness throughout the region, adding undue burdens on 
learning and thriving, with the potential for longer term negative effects. 
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TABLE 7: STUDENTS IN LOCAL PUBLIC SCHOOLS EXPERIENCING HOMELESSNESS 

Academic Year Portola Valley San Mateo County Bay Area 
2016-17 0 1,910 14,990 

2017-18 0 1,337 15,142 

2018-19 0 1,934 15,427 

2019-20 0 1,194 13,718 
Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 30), 
public schools 
Notes: The California Department of Education considers students to be homeless if they are unsheltered, living in 
temporary shelters for people experiencing homelessness, living in hotels/motels, or temporarily doubled up and 
sharing the housing of other persons due to the loss of housing or economic hardship. The data used for this table was 
obtained at the school site level, matched to a file containing school locations, geocoded and assigned to jurisdiction, 
and finally summarized by geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), 
Cumulative Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020). 
This table is included in the Data Packet Workbook as Table HOMELS-05. 

4.6 FARMWORKERS 

Across the state, housing for farmworkers has been recognized as an important and unique 
concern. Farmworkers generally receive wages that are considerably lower than other jobs and may 
have temporary housing needs. Finding decent and affordable housing can be challenging, 
particularly in the current housing market. 

In Portola Valley, there were no reported students of migrant workers in the 2019-20 school year. 
The trend for the region for the past few years has been a decline of 2.4% in the number of migrant 
worker students since the 2016-17 school year. The change at the county level is a 57.1% decrease in 
the number of migrant worker students since the 2016-17 school year. 

TABLE 8: MIGRANT WORKER STUDENT POPULATION 

Academic Year Portola Valley San Mateo County Bay Area 
2016-17 0 657 4,630 

2017-18 0 418 4,607 

2018-19 0 307 4,075 

2019-20 0 282 3,976 
Universe: Total number of unduplicated primary and short-term enrollments within the academic year (July 1 to June 
30), public schools 
Notes: The data used for this table was obtained at the school site level, matched to a file containing school locations, 
geocoded and assigned to jurisdiction, and finally summarized by geography. 
Source: California Department of Education, California Longitudinal Pupil Achievement Data System (CALPADS), 
Cumulative Enrollment Data (Academic Years 2016-2017, 2017-2018, 2018-2019, 2019-2020) 
This table is included in the Data Packet Workbook as Table FARM-01. 

According to the U.S. Department of Agriculture Census of Farmworkers, the number of permanent 
farm workers in San Mateo County has decreased since 2002, totaling 978 in 2017, while the number 
of seasonal farm workers has decreased, totaling 343 in 2017 (see Figure 44). 
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FIGURE 44: FARM OPERATIONS AND FARM LABOR BY COUNTY, SAN MATEO COUNTY 
Universe: Hired farm workers (including direct hires and agricultural service workers who are often hired through labor 
contractors) 
Notes: Farm workers are considered seasonal if they work on a farm less than 150 days in a year, while farm workers who work 
on a farm more than 150 days are considered to be permanent workers for that farm. 
Source: U.S. Department of Agriculture, Census of Farmworkers (2002, 2007, 2012, 2017), Table 7: Hired Farm Labor. 

4.7 NON-ENGLISH SPEAKERS 

California has long been an immigration gateway to the United States, which means that many 
languages are spoken throughout the Bay Area. Since learning a new language is universally 
challenging, it is not uncommon for residents who have immigrated to the United States to have 
limited English proficiency. This limit can lead to additional disparities if there is a disruption in 
housing, such as an eviction, because residents might not be aware of their rights, or they might be 
wary to engage due to immigration status concerns. In Portola Valley, 1.8% of residents 5 years and 
older identify as speaking English not well or not at all, which is below the proportion for San Mateo 
County. Throughout the region the proportion of residents 5 years and older with limited English 
proficiency is 8%. 
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FIGURE 45: POPULATION WITH LIMITED ENGLISH PROFICIENCY 
Universe: Population 5 years and over 
Source: U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B16005. 
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1. REPORT CONTENT AND ORGANIZATION 
This Fair Housing Assessment follows the April 2021 State of California State Guidance for AFFH. The 
study was conducted as part of the 21 Elements process, which facilitates the completion of Housing 
Elements for all San Mateo County jurisdictions.  

Section 1. Introduction and Primary Findings 

Section 2. Fair Housing Enforcement and Outreach Capacity reviews lawsuits/enforcement 
actions/complaints against the jurisdiction; compliance with state fair housing laws and regulations; 
and jurisdictional capacity to conduct fair housing outreach and education.  

Section 3. Integration and Segregation identifies areas of concentrated segregation, degrees of 
segregation, and the groups that experience the highest levels of segregation, including racially or 
ethnically concentrated areas of poverty or affluence. 

Section 4. Access to Opportunity examines differences in access to education, transportation, 
economic development, and healthy environments.  

Section 5. Disproportionate Housing Needs identifies which groups have disproportionate 
housing needs including displacement risk.  

Section 6. Contributing Factors identifies the primary factors contributing to fair housing 
challenges.  

Section 7. Site Inventory Analysis analyzes the Sites Inventory to ensure sites for lower-income 
housing are located equitably with fair access to opportunities and resources. 

Section 8. Policies and Programs provides the plan for taking meaningful actions to improve 
access to housing and economic opportunity.  
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2. INTRODUCTION AND PRIMARY FINDINGS 

2.1 WHAT IS AFFH? 

The State of California’s 2018 Assembly Bill (AB 686) requires that all public agencies in the state 
affirmatively further fair housing (AFFH) beginning January 1, 2019. Public agencies receiving funding 
from the U.S. Department of Housing and Urban Development (HUD) are also required to 
demonstrate their commitment to AFFH. The federal obligation stems from the fair housing 
component of the federal Civil Rights Act mandating federal fund recipients to take “meaningful 
actions” to address segregation and related barriers to fair housing choice.  

AB 686 requires all public agencies to “administer programs and activities relating to housing and 
community development in a manner that affirmatively furthers fair housing and take no action 
inconsistent with this obligation.”1 

AB 686 also makes changes to Housing Element Law to incorporate requirements to AFFH as part of 
the housing element and general plan to include an analysis of fair housing outreach and capacity, 
integration and segregation, access to opportunity, disparate housing needs, and current fair housing 
practices. 
 

Source: California Department of Housing and Community Development Guidance, 2021, page 14. 

 
1 California Department of Housing and Community Development Guidance, 2021, page 9. 

AF F I RM A TIV EL Y  FU R TH ER I NG  FAI R  HO U SI NG 
“Affirmatively furthering fair housing” means taking meaningful actions, in addition to combating 
discrimination, that overcome patterns of segregation and foster inclusive communities free from barriers 
that restrict access to opportunity based on protected characteristics. Specifically, affirmatively furthering 
fair housing means taking meaningful actions that, taken together, address significant disparities in housing 
needs and in access to opportunity, replacing segregated living patterns with truly integrated and balanced 
living patterns, transforming racially and ethnically concentrated areas of poverty into areas of opportunity, 
and fostering and maintaining compliance with civil rights and fair housing laws. The duty to affirmatively 
further fair housing extends to all of a public agency’s activities and programs relating to housing and 
community development  (Gov  Code  § 8899 50  subd  (a)(1) )” 
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2.2 HISTORY OF SEGREGATION IN THE REGION 

The United States’ oldest cities have a history of mandating 
segregated living patterns—and Northern California cities 
are no exception. ABAG, in its recent Fair Housing Equity 
Assessment, attributes segregation in the Bay Area to 
historically discriminatory practices—highlighting redlining 
and discriminatory mortgage approvals—as well as 
“structural inequities” in society, and “self-segregation” 
(i.e., preferences to live near similar people).  

Researcher Richard Rothstein’s 2017 book The Color of Law: 
A Forgotten History of How Our Government Segregated 
America chronicles how the public sector contributed to the 
segregation that exists today. Rothstein highlights several 
significant developments in the Bay Area region that played 
a large role in where the region’s non-White residents 
settled.  

Pre-civil rights San Mateo County faced resistance to racial 
integration, yet it was reportedly less direct than in some Northern California communities, taking the 
form of “blockbusting” and “steering” or intervention by public officials. These local discriminatory 
practices were exacerbated by actions of the Federal Housing Administration which excluded low-
income neighborhoods, where the majority of people of color lived, from its mortgage loan program.  

According to the San Mateo County Historical Association. San Mateo County’s early African Americans 
worked in a variety of industries, from logging, to agriculture, to restaurants and entertainment. 
Expansion of jobs, particularly related to shipbuilding during and after World War II attracted many 
new residents into the Peninsula, including the first sizable migration of African Americans. 
Enforcement of racial covenants after the war forced the migration of the county’s African Americans 
into neighborhoods where they were allowed to occupy housing—housing segregated into less 
desirable areas, next to highways, and concentrated in public housing and urban renewal 
developments.  

The private sector contributed to segregation through activities that discouraged (blockbusting) or 
prohibited (restrictive covenants) integrated neighborhoods. “White only” covenants were common in 
homeownership developments in San Mateo County, as were large lot and exclusive zoning practices. 
A prominent developer who deeds that specified that only “members of the Caucasian or White race 
shall be permitted” to occupy sold homes—the exception being “domestics in the employ[ment] on 
the premises”2  went on to develop many race-restricted neighborhoods in the Bay Area, became 
president of the National Association of Home Builders (NAHB), became national president of the 
Urban Land Institute (ULI), and was inducted into California’s Homebuilding Foundation Hall of Fame.  

 
2 https://www.nytimes.com/2020/08/14/opinion/sunday/blm-residential-segregation.html 

This history of segregation in the 
region is important not only to 
understand how residential 
settlement patterns came 
about—but, more importantly, to 
explain differences in housing 
opportunity among residents 
today. In sum, not all residents 
had the ability to build housing 
wealth or achieve economic 
opportunity. This historically 
unequal playing field in part 
determines why residents have 
different housing needs today. 



APPENDIX C | FAIR HOUSING ASSESSMENT 

C-4 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

Residents of color were denied ownership in cases where prices had been raised through 
“blockbusting.” The segregatory effect of blockbusting activities is well-documented in East Palo Alto. 
In 1954, after a White family in East Palo Alto sold their home to an African American family, the then-
president of the California Real Estate Association set up an office in East Palo Alto to scare White 
families into selling their homes (“for fear of declining property values”) to agents and speculators. 
These agents then sold these homes at over-inflated prices to African American buyers, some of 
whom had trouble making their payments. Within six years, East Palo Alto—initially established with 
“whites only” neighborhoods—became 82% African American. The FHA prevented re-integration by 
refusing to insure mortgages held by White buyers residing in East Palo Alto.  

Throughout the county, neighborhood associations and city leaders attempted to thwart integration 
of communities. Although some neighborhood residents supported integration, most did not, and it 
was not unusual for neighborhood associations to require acceptance of all new buyers. Builders with 
intentions to develop for all types of buyers (regardless of race) found that their development sites 
were rezoned by planning councils, required very large minimum lot sizes, and\or were denied public 
infrastructure to support their developments or charged prohibitively high amounts for 
infrastructure.  

The timeline of major federal Acts and court decisions related to fair housing choice and zoning and 
land use appears on the following page. As shown in the timeline, exclusive zoning practices were 
common in the early 1900s. Courts struck down only the most discriminatory and allowed those that 
would be considered today to have a “disparate impact” on classes protected by the Fair Housing Act. 
For example, the 1926 case Village of Euclid v. Amber Realty Co. (272 U.S. 365) supported the 
segregation of residential, business, and industrial uses, justifying separation by characterizing 
apartment buildings as “mere parasite(s)” with the potential to “utterly destroy” the character and 
desirability of neighborhoods. At that time, multi-family apartments were the only housing options 
for people of color, including immigrants.  

The Federal Fair Housing Act was not enacted until nearly 60 years after the first racial zoning 
ordinances appeared in U.S. cities. This coincided with a shift away from federal control over low-
income housing toward locally-tailored approaches (block grants) and market-oriented choice 
(Section 8 subsidies)—the latter of which is only effective when adequate affordable rental units are 
available. 

2.2.1 History of Portola Valley 

Portola Valley, California, sits in a peaceful valley astride the San Andreas Fault, one of the most 
dangerous earthquake faults in the world. Since incorporation in 1964, development has been slow 
and the town has kept a rural ambiance reminiscent of days gone by. The origins of the modern town 
of Portola Valley are in the logging Town of Searsville that stood along Sand Hill Road from the 1850s 
until 1891. It offered services for the men who came to cut the redwoods for the post gold rush 
building boom.  
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Major Public and Legal Actions that Influence Fair Access to Housing 
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At the dawn of the twentieth century, Andrew Hallidie (inventor of San Francisco's cable cars) lived on 
a large estate extending from Portola Road to the Skyline. He offered a portion of his Eagle Home 
Farm as a site for a school to replace the one at Searsville, and the small village of Portola developed 
around it near today's Episcopal church. The area became a place of small farms and large estates. 
Immigrants from Ireland, Portugal, Croatia, Italy, China, the Philippines, Chile, and Germany joined the 
Californios to raise strawberries, herd cattle and cut firewood. The large landowners came from San 
Francisco to escape the summer fog. A few were year-round residents. 

Extensive residential development did not begin until after World War II, and by the early 1960s, many 
residents had become alarmed by increasing pressures for housing and business expansion. 
Therefore, in 1964, they voted to incorporate to have local control over development. The goals were 
to preserve the beauty of the land, to foster low-density housing, to keep government costs low by 
having a cadre of volunteers, and to limit services to those necessary for residents. 

2.2.2 Past Affordable Housing Development Attempts 

Currently, the only multi-family housing that serves lower income residents is at the Priory School. 
The Town does not have any multi-family zoning, and several attempts at developing affordable 
housing in the town have failed. This section describes four attempts to develop affordable housing 
in Portola Valley that ultimately were abandoned by Town Council due to various levels of community 
concerns. 

Nathhorst Development 

In 2003, an affordable housing development proposed of smaller condo units was approved by the 
Town Council, as well as a zoning change to permit 5.3 houses per acre. However, the Town held a 
referendum to defeat it. The Town had an earlier affordable housing plan that was rejected by voters. 
In 2003, the council rezoned 3.6 acres near the corner of Alpine and Portola roads for 15 to 20 small 
homes. Residents concerned about higher housing densities and their presumed effects on property 
values put a referendum on the ballot, and a narrow majority overturned the zoning decision. 

Blue Oaks  

To comply with the Town’s inclusionary housing ordinance adopted in 1991, the Blue Oaks developer 
made several efforts to build eight moderate income housing units in Blue Oaks subdivision. In 1999, 
unsuccessful in their efforts to build the affordable housing, the developer conveyed the lots at Blue 
Oaks set aside for the moderate-income units to the Town. After extensive conversations with five 
affordable housing partners as well as consideration of alternative locations within the Blue Oaks 
subdivision, the Town determined that the development of eight moderate income housing units was 
not economically feasible on the Blue Oaks land. There was a negative reaction from the Blue Oaks 
residents about the implementation of the affordable units. For example, property owners said that 
potential future residents of the affordable units would not be allowed to use the Homeowners 
Association’s (HOAs) pool. It was therefore determined that the Town should investigate alternative 
options that would result in the construction of affordable units.  
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In 2009, the Town adopted an update to the Housing Element of the Town’s General Plan which 
included an option of selling the Town’s land in Blue Oaks so that the Town could pursue affordable 
housing at another site. The Town’s Blue Oaks lots (3 and 5 Buck Meadow Drive) were listed for sale 
in September 2012. The Town sold one to the Blue Oaks HOA (now permanent open space) and the 
other one was sold for market rate development. The sales generated $2,790,096 which was 
deposited to the Town’s Inclusionary Housing Fund to go toward purchasing what would become the 
Windmill property. Eventually, the $100,000 deposit for the purchase of 900 Portola Road was 
returned to the Town following the expiration of the purchase and sale agreement for the site. There 
were some suggestions to locate the affordable units on property in Los Trancos, but that idea was 
not pursued.  

Windmill School Property 

In June 2012, the Town announced its intent to purchase 900 Portola Road as a potential site for 
construction of the Housing Element required moderate income housing units. The site was the 
former location of Al’s Nursery, which had environmental contamination issues. To fund the purchase 
of 900 Portola Road for such housing, the Town would use proceeds from the sale of the Blue Oaks 
lots. A full Town Council meeting included opponents of the housing plan and advocates for Windmill 
School, a private preschool that had been considering the site for a permanent home. A notice from 
the County of San Mateo regarding progress on the hazardous material cleanup had raised concerns. 
In addition, Town residents were very concerned to lose the school, citing personal memories from 
their children attending the school. Others felt Windmill School’s proposed relocation to 990 Portola 
Road would enable the school to offer more of the programs families desired. Opponents spoke 
during the oral communications period at the start of the meeting. Speakers for the school and against 
the housing were well represented. There were not comments in favor of the affordable housing 
project. Since the matter was not on the formal agenda, the Council could not comment. The site was 
not pursued for affordable housing and Windmill School eventually gained approval for the preschool 
to move to the site. 

After the Town’s sale of the lots at Blue Oaks and attempt to purchase 900 Portola Road for affordable 
housing, several residents became aware of and interested in addressing the challenge of affordable 
housing in the community. The Town Council, therefore, established the Affordable Housing Ad-Hoc 
Committee to focus on addressing some of the challenges associated with affordable housing in town. 

2.2.3 PRIMARY FINDINGS 

This section summarizes the primary findings from the Fair Housing Assessment for Portola Valley 
including the following sections: fair housing enforcement and outreach capacity, integration and 
segregation, access to opportunity, disparate housing needs, and contributing factors and the Town’s 
fair housing action plan. 

 No fair housing complaints were filed in Portola Valley from 2017 to 2021. Even so, the Town of 
Portola Valley could improve the accessibility of fair housing information on their website and 
resources for residents experiencing housing discrimination. The Town does include information 
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on fair housing but it is located under a “State Housing Element Requirement” heading page.3 As 
part of this Update, a new program proposes elevating fair housing information to the “Housing 
in Portola Valley” page and identifying it as a resources for residents to understand and report 
housing discrimination.  

 Compared to the county overall, Portola Valley has limited racial and ethnic diversity: 
Countywide, racial/ethnic minorities account for 61% of the overall population; however, they only 
account for 18% in Portola Valley. 

 Economic diversity is also limited: 73% of households in Portola earn more than 100% AMI 
compared to 49% in the county overall. All census block groups in the town have median incomes 
above $125,000 and poverty is low throughout Portola Valley. 

 Countywide, racial and ethnic minority populations are disproportionately impacted by 
poverty, low household incomes, cost burden, overcrowding, and homelessness compared 
to the non-Hispanic White population. Additionally, racial and ethnic minorities are more likely to 
live in moderate resources areas and be denied for a home mortgage loan.  

 Similar disparities are not evident in the Town of Portola Valley, however, in part due to the limited 
racial/ethnic and economic diversity noted above. In the regional context, Portola Valley 
represents a high opportunity area with relatively low accessibility to low- and moderate-
income households, which are more likely to be racial/ethnic minorities.  

 Portola Valley is entirely contained within a single census tract—the standard geographic measure 
for “neighborhoods” in U.S. Census data products. As such, the town does not contain any 
racial/ethnic concentrations, poverty concentrations, nor concentrations of housing problems.  

 The composite opportunity score for Portola Valley shows the town to be a “highest resource area” 
and the Social Vulnerability Index (SVI) provided by the Centers for Disease Control and Prevention 
(CDC) ranks the town as “low vulnerability to a disaster (based on four themes of socioeconomic 
status, household composition, race or ethnicity, and housing and transportation).  

 Portola Valley has a slight concentration of residents with a disability with 10% of the 
population compared to 8% in the county. Even so, unemployment among residents living with 
a disability (3%) in Portola Valley is the same those without a disability (3%) and similar to the 
county overall. 

 Disparities by race and ethnicity are prevalent for home mortgage applications, particularly in 
denial rates. Hispanic (29% denial rate) and Asian households (19%) had the highest denial 
rates for mortgage loan applications in 2018 and 2019. Conversely, non-Hispanic White (15%) 
and households of unknown race/ethnicity (11%) have the lowest denial rates during the same 
time. 

 

 
3 https://www.portolavalley.net 
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3. FAIR HOUSING ENFORCEMENT AND OUTREACH 
CAPACITY 

This section discusses fair housing legal cases and inquiries, fair housing protections and 
enforcement, and outreach capacity.  

Fair housing legal cases and inquiries. California fair housing law extends beyond the protections 
in the Federal Fair Housing Act (FHA). In addition to the FHA protected classes—race, color, 
ancestry/national origin, religion, disability, sex, and familial status—California law offers 
protections for age, sexual orientation, gender identity or expression, genetic information, 
marital status, military or veteran status, and source of income (including federal housing 
assistance vouchers). 

The California Department of Fair Employment in Housing (DFEH) was established in 1980 and is now 
the largest civil rights agency in the United States. According to their website, the DFEH’s mission 
is, “to protect the people of California from unlawful discrimination in employment, housing and 
public accommodations (businesses) and from hate violence and human trafficking in accordance 
with the Fair Employment and Housing Act (FEHA), Unruh Civil Rights Act, Disabled Persons Act, and 
Ralph Civil Rights Act.”4 

DFEH receives, evaluates, and investigates fair housing complaints. DFEH plays a particularly 
significant role in investigating fair housing complaints against protected classes that are not included 
in federal legislation and therefore not investigated by HUD. DFEH’s website provides detailed 
instructions for filing a complaint, the complaint process, appealing a decision, and other frequently 
asked questions.5 Fair housing complaints can also be submitted to HUD for investigation. 

Additionally, San Mateo County has a number of local enforcement organizations including Project 
Sentinel, the Legal Aid Society of San Mateo County, and Community Legal Services of East Palo Alto. 
These organizations receive funding from the County and participating jurisdictions to support fair 
housing enforcement and outreach and education in the County. 

From 2017 to 2021, 57 fair housing complaints in San Mateo County were filed with the U.S. 
Department of Housing and Urban Development (HUD) though none were in the Town of 
Portola Valley. Countywide, most complaints cited disability status as the bias (56%) followed by race 
(19%), and familial status (14%). No cause determination was found in 27 complaints followed by 
successful conciliation or settlement with 22 complaints. Fair housing inquiries in 2020 were primarily 
submitted to HCD from the City of San Mateo, Redwood City, Daly City, and Menlo Park. 
  

 
4 https://www.dfeh.ca.gov/aboutdfeh/  
5 https://www.dfeh.ca.gov/complaintprocess/  

https://www.dfeh.ca.gov/aboutdfeh/
https://www.dfeh.ca.gov/complaintprocess/


APPENDIX C | FAIR HOUSING ASSESSMENT 

C-10 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

FIGURE 1: FAIR HOUSING ASSISTANCE ORGANIZATIONS, SAN MATEO COUNTY 
Source: Organization Websites 

  

FIGURE 2. FAIR HOUSING COMPLAINTS FILED WITH HUD BY BASIS, SAN MATEO COUNTY,  
2017-2021 

Source: HUD.  

  

Name

Project 
Sentinel 

Northern California
1490 El Camino 
Real, Santa Clara, 
CA 95050

(800) 339-6043 https://www.housing.org/

Legal Aid 
Society of San 
Mateo County

San Mateo County

330 Twin Dolphin 
Drive, Suite 123, 
Redwood City, CA 
94065

(650) 558-0915
https://www.legalaidsmc.org/h
ousing-resources

Community 
Legal Services 
of East Palo 
Alto

East Palo Alto, 
Menlo Park, 
Burlingame, 
Mountain View, 
Redwood City, and 
San Francisco

1861 Bay Road, 
East Palo Alto, CA 
94303

(650)-326-6440
https://clsepa.org/services/#ho
using

WebsiteService Area Address Phone

Disability 8 9 3 9 3 32 56%

Race 3 5 2 1 11 19%

Familial Status 4 3 1 8 14%

National Origin 2 1 3 5%

Religion 1 1 2 4%

Sex 1 1 2%

Total cases 17 18 5 11 6 57 100%

2017-2021 Total
2017 2018 2019 2020 2021 Cases % of Total
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FIGURE 3: FAIR HOUSING ENFORCEMENT SUMMARY 
Note: No fair housing inquiries were reported in Portola Valley. 
Source: HUD, California Department of Housing and Community Development AFFH Data Viewer 

Fair housing complaints filed with HUD by San Mateo County residents have been on a declining trend 
since 2018, when 18 complaints were filed. In 2019, complaints dropped to 5, increased to 11 in 2020, 
and had reached 6 by mid-2021.  

Nationally, the National Fair Housing Alliance (NFHA) reported a “negligible” decrease in the number 
of complaints filed between 2019 and 2020. The primary bases for complaints nationally were nearly 
identical to San Mateo County’s: disability (55%) and race (17%). Familial status represented 8% of 
complaints nationally, whereas this basis comprised 14% of cases in the county.  
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NFHA identifies three significant trends in 2020 that are relevant for San Mateo County: 

 First, fair lending cases referred to the Department of Justice from federal banking regulators has 
been declining, indicating that state and local government entities may want to play a larger role 
in examining fair lending barriers to homeownership. 

 Second, NFHA identified a significant increase in the number of complaints of harassment—1,071 
complaints in 2020 compared to 761 in 2019. 

 Finally, NFHA found that 73% of all fair housing complaints in 2020 were processed by private fair 
housing organizations, rather than state, local, and federal government agencies—reinforcing the 
need for local, active fair housing organizations and increased funding for such organizations.6 

Outreach and capacity. The Town of Portola Valley could improve the accessibility of fair housing 
information on their website and resources for residents experiencing housing discrimination. The 
Town does include information on fair housing but it is located under a “State Housing Element 
Requirement” heading page.7 One proposed policy as part of this Update is to elevate fair housing 
information to the “Housing in Portola Valley” page and identifying it as a resources for residents to 
understand and report housing discrimination.  

3.1 COMPLIANCE WITH STATE LAW 

Portola Valley is compliant with the follow state laws that promote fair and affordable housing. The 
Town has not been alleged or found in violation of the following: Housing Accountability Act (Gov. 
Code. Section 65589.5) requiring adoption of a Housing Element and compliance with RHNA 
allocations; 

 No Net Loss Law (Gov. Code Section 65863) requiring that adequate sites be maintained to 
accommodate unmet RHNA allocations; 

 Least Cost Zoning Law (Gov. Code. Section 65913.1);  

 Excessive Subdivision Standards Law (Gov. Code. Section 65913.2);  

 Limits on Growth Controls Law (Gov. Code. Section 65589.5).  

Housing specific policies enacted locally. The Town of Portola Valley identified the following 
local policies that contribute to the regulatory environment for affordable housing development in 
the city.  
  

 
6 https://nationalfairhousing.org/2021/07/29/annual-fair-housing-report-shows-increase-in-housing-harassment/  
7 https://www.portolavalley.net 

https://nationalfairhousing.org/2021/07/29/annual-fair-housing-report-shows-increase-in-housing-harassment/
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Local policies in place to 
encourage housing development. 

 Density Bonus Ordinances 

 Reduced Fees or Waivers 

 In‐Lieu Fees (Inclusionary 
Zoning) 

 Home sharing programs 

 ADU Ordinance 

 
Local barriers to affordable housing 
development.  

 Lack of zoning for a variety of housing types 
beyond single-family detached homes 

 Lack of land zoned for multi-family 
development 

 Height limits  

 Extensive time period/requirements to 
develop properties 

 No local ordinances or procedures to address 
reasonable accommodations for persons with 
disabilities 

 No policies to mitigate displacement of low 
income households 

   Local policies in place to mitigate 
or prevent displacement of low-
income households.  

 Inclusionary zoning 

 Fair housing legal services 

expiring subsidies 

 
Local policies that are NOT in place but have 
potential Council interest for further exploration.  

 Dedicating surplus land for affordable 
housing  

 Establish multi-family zoning districts 

 Promoting streamlined processing of ADUs 

According to the California Department of Housing and Community Development AFFH Data Viewer 
(HCD data viewer), Portola Valley does not have any public housing buildings (see Figure 4). Most of 
the public housing buildings in the surrounding region are in San Francisco and the East Bay. As 
illustrated in Figure 5, data are not available on the use of housing choice vouchers in Portola Valley.  
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FIGURE 4: PUBLIC HOUSING BUILDINGS, SAN MATEO COUNTY 
Source: California Department of Housing and Community Development AFFH Data Viewer  
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FIGURE 5: HOUSING CHOICE VOUCHERS BY CENSUS TRACT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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4. INTEGRATION AND SEGREGATION 
This section begins with background information and then analyzes racial segregation first at the 
neighborhood level within Portola Valley and then at a larger scale to compare regional trends in San 
Mateo County and Bay Area region to Portola Valley. It then examines income segregation at the 
neighborhood level and then regional level. The section closes out with the geographic distribution of 
persons with special housing needs, including persons with disabilities, familial status (large families, 

DEF I NI T ION O F  TER M S  –  GEO G R A P HI ES 
Neighborhood: In this report, “neighborhoods” are approximated by block groups.1 Block groups are 
statistical geographic units defined by the U.S. Census Bureau for the purposes of disseminating data. In 
the Bay Area, block groups contain on average 1,500 residents. 
Jurisdiction: Jurisdiction is used to refer to the 109 cities, towns, and unincorporated county areas that are 
members of ABAG. Though not all ABAG jurisdictions are cities, this report also uses the term “city” 
interchangeably with “jurisdiction” in some places. 
Region: The region is the nine-county San Francisco Bay Area, which is comprised of Alameda County, 
Contra Costa County, Marin County, Napa County, San Francisco County, San Mateo County, Santa Clara 
County, Solano County, and Sonoma County. 
Definition of Terms - Racial/Ethnic Groups 
The U.S. Census Bureau classifies racial groups (e.g., white or Black/African American) separately from 
Hispanic/Latino ethnicity.2 This report combines U.S. Census Bureau definitions for race and ethnicity into 
the following racial groups: 
White: Non-Hispanic white 
Latinx: Hispanic or Latino of any race3 
Black: Non-Hispanic Black/African American 
Asian/Pacific Islander: Non-Hispanic Asian or Non-Hispanic Pacific Islander 
People of Color: All who are not non-Hispanic white (including people who identify as “some other race” 
or “two or more races”)4 
______________________ 
1 Census block groups are subdivisions of census tracts. Nearly all Bay Area jurisdictions contain at least two census 
tracts, with larger jurisdictions containing dozens of tracts. However, five Bay Area jurisdictions contain only one census 
tract: Brisbane, Calistoga, Portola Valley, Rio Vista, and Yountville. For the 104 jurisdictions with two or more census 
tracts, segregation measures are calculated by comparing the demographics of a jurisdiction’s census tracts to the 
jurisdiction’s demographics. Census tract data has greater reliability than block group data and is generally preferable 
to use for calculations. However, as census tract-based calculations cannot be made for the five jurisdictions with only 
one census tract, block group data is used for the segregation measures presented in this report. Accordingly, the 
segregation measures in this report are calculated by comparing the demographics of this jurisdiction’s block groups 
to the demographics of the jurisdiction as a whole. 
2 More information about the Census Bureau’s definitions of racial groups is available here: https://www.census.gov/ 
topics/population/race/about.html. 
3 The term Hispanic has historically been used to describe people from numerous Central American, South American, 
and Caribbean countries. In recent years, the term Latino or Latinx has become preferred. This report generally uses 
Latinx to refer to this racial/ethnic group. 
4 Given the uncertainty in the data for population size estimates for racial and ethnic groups not included in the Latinx, 
Black, or Asian/Pacific Islander categories, this report only analyzes these racial groups in the aggregate People of 
Color category.  

https://www.census.gov/topics/population/race/about.html
https://www.census.gov/topics/population/race/about.html
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female-headed no-spouse/no-partners households), and households using Housing Choice Vouchers 
(HCVs).  

The majority of the information in this section is provided by the Association of Bay Area Governments 
(ABAG) in collaboration with UC Merced. Therefore, parenthetical references are used in the same 
manner as they were quoted in the report they were pulled from, as opposed to footnotes.  

4.1 DEFINING SEGREGATION 

Segregation is the separation of different demographic groups into different geographic locations or 
communities, meaning that groups are unevenly distributed across geographic space.  

Source: California Department of Housing and Community Development Guidance, 2021, page 31. 

This report examines two spatial forms of segregation: neighborhood level segregation within a local 
jurisdiction and city level segregation between jurisdictions in the Bay Area. 

Source: California Department of Housing and Community Development Guidance, 2021, page 31. 

There are many factors that have contributed to the generation and maintenance of segregation. 
Historically, racial segregation stemmed from explicit discrimination against people of color, such as 
restrictive covenants, redlining, and discrimination in mortgage lending. This history includes many 
overtly discriminatory policies made by federal, state, and local governments (Rothstein 2017). 
Segregation patterns are also affected by policies that appear race-neutral, such as land use decisions 
and the regulation of housing development. 

Segregation has resulted in vastly unequal access to public goods such as quality schools, 
neighborhood services and amenities, parks and playgrounds, clean air and water, and public safety 
(Trounstine 2015). This generational lack of access for many communities, particularly people of color 

INTEGR A TIO N A ND  SEG R EG A TION 
“Integration generally means a condition in which there is not a high concentration of persons of a 
particular race, color, religion, sex, familial status, national origin, or having a disability or a particular type 
of disability when compared to a broader geographic area.  
Segregation generally means a condition in which there is a high concentration of persons of a particular 
race, color, religion, sex, familial status, national origin, or having a disability or a type of disability in a 
particular geographic area when compared to a broader geographic area.” 

SEG R EG A TIO N  FOR M S 
Neighborhood level segregation (within a jurisdiction, or intra-city): Segregation of race and income 
groups can occur from neighborhood to neighborhood within a city. For example, if a local jurisdiction 
has a population that is 20% Latinx, but some neighborhoods are 80% Latinx while others have nearly no 
Latinx residents, that jurisdiction would have segregated neighborhoods. 
City level segregation (between jurisdictions in a region, or inter-city): Race and income divides also occur 
between jurisdictions in a region. A region could be very diverse with equal numbers of white, Asian, Black, 
and Latinx residents, but the region could also be highly segregated with each city comprised solely of 
one racial group  
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and lower income residents, has often resulted in poor life outcomes, including lower educational 
attainment, higher morbidity rates, and higher mortality rates (Chetty and Hendren 2018, Ananat 
2011, Burch 2014, Cutler and Glaeser 1997, Sampson 2012, Sharkey 2013). 

4.2 SEGREGATION PATTERNS IN THE BAY AREA 

Across the San Francisco Bay Area, white residents and above moderate-income residents are 
significantly more segregated from other racial and income groups (see Appendix 2). The highest 
levels of racial segregation occur between the Black and white populations. The analysis completed 
for this report indicates that the amount of racial segregation both within Bay Area cities and across 
jurisdictions in the region has decreased since the year 2000. This finding is consistent with recent 
research from the Othering and Belonging Institute at UC Berkeley, which concluded that “[a]lthough 
7 of the 9 Bay Area counties were more segregated in 2020 than they were in either 1980 or 1990, 
racial residential segregation in the region appears to have peaked around the year 2000 and has 
generally declined since.”8 However, compared to cities in other parts of California, Bay Area 
jurisdictions have more neighborhood level segregation between residents from different racial 
groups. Additionally, there is also more racial segregation between Bay Area cities compared to other 
regions in the state. 

4.3 SEGREGATION AND LAND USE 

It is difficult to address segregation patterns without an analysis of both historical and existing land 
use policies that impact segregation patterns. Land use regulations influence what kind of housing is 
built in a city or neighborhood (Lens and Monkkonen 2016, Pendall 2000). These land use regulations 
in turn impact demographics: they can be used to affect the number of houses in a community, the 
number of people who live in the community, the wealth of the people who live in the community, 
and where within the community they reside (Trounstine 2018). Given disparities in wealth by race 
and ethnicity, the ability to afford housing in different neighborhoods, as influenced by land use 
regulations, is highly differentiated across racial and ethnic groups (Bayer, McMillan, and Reuben 
2004).9 ABAG/MTC plans to issue a separate report detailing the existing land use policies that 
influence segregation patterns in the Bay Area. 

4.3.1 RACIAL SEGREGATION IN PORTOLA VALLEY 

Compared to the county overall, Portola Valley has limited racial and ethnic diversity: Countywide, 
racial/ethnic minorities account for 61% of the overall population; however, they only account for 18% 
in Portola Valley. Eighty-two percent of the population identifies as non-Hispanic White, 7% identifies 
as Hispanic, another 7% identifies as Asian, and 4% identifies as other or multiple races.10 Older 

 
8 For more information, see https://belonging.berkeley.edu/most-segregated-cities-bay-area-2020. 
9 Using a household-weighted median of Bay Area county median household incomes, regional values were $61,050 for Black 
residents, $122,174 for Asian/Pacific Islander residents, $121,794 for white residents, and $76,306 for Latinx residents. For the 
source data, see U.S. Census Bureau, American Community Survey 5-Year Data (2015-2019), Table B19013B, Table B19013D, 
B19013H, and B19013I. 
10 The share of the population that identifies as African American or American Indian or Alaska Native is less than 1%.  

https://belonging.berkeley.edu/most-segregated-cities-bay-area-2020
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residents are even less diverse with 93% of the population older than 65 years identifying as White 
compared to 80% of the population for children less than 18 years old.  

FIGURE 6: POPULATION BY RACE AND ETHNICITY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 7: POPULATION BY RACE AND ETHNICITY, PORTOLA VALLEY, 2000-2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 8: SENIOR AND YOUTH POPULATION BY RACE, PORTOLA VALLEY, 2000-2019 
Source: ABAG Housing Needs Data Workbook 

FIGURE 9: AREA MEDIAN INCOME BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Data not available for American Indian or Alaska Native. 
Source: ABAG Housing Needs Data Workbook 
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Poverty rates for all racial and ethnic groups are under 3% in Portola Valley. 

FIGURE 10: POVERTY RATE BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Sample size for American Indian or Alaska Native populations are too small to report poverty data. 
Source: ABAG Housing Needs Data Workbook 

Neighborhood Level Racial Segregation (within Town of Portola Valley) 

Racial dot maps are useful for visualizing how multiple racial groups are distributed within a specific 
geography. The racial dot map of Portola Valley in Figure 11 below offers a visual representation of 
the spatial distribution of racial groups within the jurisdiction.11 Generally, when the distribution of 
dots does not suggest patterns or clustering, segregation measures tend to be lower. Conversely, 
when clusters of certain groups are apparent on a racial dot map, segregation measures may be 
higher. The vast majority of dots are blue because Portola Valley is less diverse than the Bay Area as 
a whole with a population that is 82% White, 6.7% Hispanic or Latinx, 6.5% Asian, and 0.4% Black or 
African American. While there are very few dots signifying groups of Asian, Latinx, or Other racial 
groups (and none that signify a group of at least 18 Black residents in any given area), the few that do 
appear are not concentrated in any one portion of the Town. 
  

 
11 Throughout this report, neighborhood level segregation measures are calculated using census block group data. However, 
the racial dot maps in Figure 1 and Figure 5 use data from census blocks. These maps use data derived from a smaller 
geographic scale to better show spatial differences in where different racial groups live. Census blocks are subdivisions of block 
groups, and in the Bay Area census blocks contain on average 95 people. 
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FIGURE 11: RACIAL DOT MAP OF PORTOLA VALLEY (2020) 
Universe: Population. Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 
Census of Population and Housing, Table P002. 
Note: The plot shows the racial distribution at the census block level for Town of Portola Valley and vicinity. Dots in each census 
block are randomly placed and should not be construed as actual placement of people. 

There are many ways to quantitatively measure segregation. Each measure captures a different 
aspect of the ways in which groups are divided within a community. One way to measure segregation 
is by using an isolation index: 

 The isolation index compares each neighborhood’s composition to the jurisdiction’s 
demographics as a whole. 

 This index ranges from 0 to 1. Higher values indicate that a particular group is more isolated from 
other groups. 

 Isolation indices indicate the potential for contact between different groups. The index can be 
interpreted as the experience of the average member of that group. For example, if the isolation 
index is .65 for Latinx residents in a city, then the average Latinx resident in that city lives in a 
neighborhood that is 65% Latinx. 

Within Town of Portola Valley the most isolated racial group is white residents. Portola Valley’s 
isolation index of 0.796 for white residents means that the average white resident lives in a 
neighborhood that is 79.6% white. Other racial groups are less isolated, meaning they may be more 
likely to encounter other racial groups in their neighborhoods. The isolation index values for all racial 
groups in Portola Valley for the years 2000, 2010, and 2020 can be found in Table 1 below. Among all 
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racial groups in this jurisdiction, the white population’s isolation index has changed the most over 
time, becoming less segregated from other racial groups between 2000 and 2020. 

The “Bay Area Average” column in this table provides the average isolation index value across Bay 
Area jurisdictions for different racial groups in 2020.12 The data in this column can be used as a 
comparison to provide context for the levels of segregation experienced by racial groups in this 
jurisdiction. For example, Table 1 indicates the average isolation index value for white residents across 
all Bay Area jurisdictions is 0.504, meaning that in the average Bay Area jurisdiction a white resident 
lives in a neighborhood that is 50.4% white. This is significantly lower than the isolation index for 
white residents within Portola Valley, which is 0.796, meaning the average white resident in 
the town lives in a neighborhood that is 79.6% white.  

TABLE 1: RACIAL ISOLATION INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Asian/Pacific Islander 0.042 0.058 0.080 0.248 

Black/African American 0.005 0.005 0.003 0.057 

Latinx 0.037 0.044 0.052 0.262 

White 0.910 0.877 0.796 0.504 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State 
Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is 
from U.S. Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from 
U.S. Census Bureau, Census 2000, Table P004. 

Similar to Figure 11, Figure 12 below evaluates the racial isolation indices of Bay Area jurisdictions, 
including Portola Valley, and how these indices are distributed compared to the overall Bay Area 
average. In this figure, each dot represents a Bay Area jurisdiction with the town of Portola Valley’s 
indices indicated in a solid black line, and a red, dashed line representing the overall Bay Area average 
for each racial group. Based on the figure it is evident, just as it was in Figure 1, that the town’s isolation 
index for white residents is significantly higher than the Bay Area average and many other Bay Area 
jurisdictions represented by dots. Conversely, the town’s racial isolation indices for non-white racial 
groups are significantly lower than the Bay Area average of these groups, and that of other 
jurisdictions, as was also evident in Figure 12.  

To better evaluate isolation indices for the town of Portola Valley compared to the overall Bay Area, 
demographic data of the town and the overall Bay Area, can be utilized to achieve a better 
understanding of segregation trends. For instance, while Portola Valley may have a significantly higher 

 
12 In the reports produced for the 104 jurisdictions with two or more census tracts, this average and all comparisons of 
segregation measures only include data from these 104 jurisdictions, as measures calculated with census tract data are not 
comparable to the measures calculated with block group data used in the reports for the five jurisdictions with only one census 
tract (Brisbane, Calistoga, Portola Valley, Rio Vista, and Yountville). However, for the reports produced for the five jurisdictions 
with only one census tract, segregation measures for all 109 jurisdictions were recalculated using block group data to produce 
Bay Area averages and make comparisons across the region. Therefore, the Bay Area averages presented in these five reports 
are different from those provided in the other 104 reports. 
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isolation index among white residents than the Bay Area average, and lower values among non-white 
racial groups this is likely attributed to the town’s overrepresentation of white residents compared to 
that of the Bay Area as a whole. Whereas the Bay Area’s 2020 population was 35.84% white, 82.3% of 
Portola Valley’s 2019 population was white. Similarly, while the town’s isolation indices for non-white 
racial groups are well below regional averages, this is likely due to the underrepresentation of these 
racial groups within the town, rather than intra-city level segregation trends. Whereas 27.69% of the 
Bay Area’s 2020 population was Asian/API, just 6.5% of Portola Valley’s 2019 population was. Whereas 
24.36% of the Bay Area’s 2020 population was Latinx, just 6.7% of the Town’s 2019 population was. 
Therefore, the isolation indices compared within both Figures 1 and 2, when supplemented with 
demographic data, help illustrate inter-city segregation trends across jurisdictional boundaries in the 
Bay Area. These trends are evident in the overrepresentation of white residents within the town 
compared to the overall Bay Area, as well as the underrepresentation of non-white racial groups 
compared to the overall region.  

FIGURE 12: RACIAL ISOLATION INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER BAY AREA 

JURISDICTIONS (2020) 
Universe: Bay Area Jurisdictions. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting 
Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. 

Another way to measure segregation is by using a dissimilarity index: 

 This index measures how evenly any two groups are distributed across neighborhoods relative to 
their representation in a city overall. The dissimilarity index at the jurisdiction level can be 
interpreted as the share of either group that would have to move neighborhoods to create perfect 
integration for these two groups. 

 The dissimilarity index ranges from 0 to 1. Higher values indicate that groups are more unevenly 
distributed (e.g., they tend to live in different neighborhoods). 
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Table 2 below provides the dissimilarity index values of racial groups within the town, indicating the 
levels of segregation in Portola Valley between white residents and residents who are Black, Latinx, or 
Asian/Pacific Islander. The table also provides the dissimilarity index between white residents and all 
residents of color in the jurisdiction, and dissimilarity indices for the years 2000, 2010, and 2020. 

TABLE 2: RACIAL DISSIMILARITY INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Asian/Pacific Islander vs. White 0.065* 0.041 0.107 0.226 

Black/African American vs. White 0.115* 0.280* 0.175* 0.312 

Latinx vs. White 0.149* 0.099* 0.060 0.246 

People of Color vs. White 0.035 0.035 0.076 0.198 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting Data (Public 
Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. Census Bureau, Census 2010, 
Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from U.S. Census Bureau, Census 2000, Table P004. 
Note: If a number is marked with an asterisk (*), it indicates that the index is based on a racial group making up less than 5 percent of the 
jurisdiction population, leading to unreliable numbers. 

In Portola Valley, the highest dissimilarity index is between Black and white residents (see Table 2). 
Portola Valley’s Black /white dissimilarity index of 0.175 means that 17.5% of Black (or white) residents 
would need to move to a neighborhood of differing racial prominence to create a distribution of Black 
and white residents in each neighborhood, equal to that of the entire town.  However, per HCD 
guidance included in the above callout box, this dissimilarity index value is not a reliable data point 
due to the relatively small population size of Black residents as a portion of the entire town population 
(2 percent). While the Black/white dissimilarity index in Portola Valley is relatively low and is typically 
associated with “low segregation” levels per HUD standards, it is not necessarily indicative of high 
levels of integration within the town. The “Bay Area Average” column is included in this table to also 
provide the average dissimilarity index values for these racial group pairings across Bay Area 
jurisdictions in 2020. The data in this column can be used as a comparison to provide context for the 

DI S S IM IL AR I TY  IND EX  GU I DA NCE  F O R  CI T IES   
W I TH  SM AL L  RA CIA L  GR O U P  POP U L A TI O NS 

The analysis conducted for this report suggests that dissimilarity index values are unreliable for a population 
group if that group represents approximately less than 5% of the jurisdiction’s total population. 
HCD’s AFFH guidance requires the Housing Element to include the dissimilarity index values for racial groups, 
but also offers flexibility in emphasizing the importance of various measures. ABAG/MTC recommends that 
when cities have population groups that are less than 5% of the jurisdiction’s population (see Table Error! 
Reference source not found.), jurisdiction staff use the isolation index or Thiel’s H-Index to gain a more 
accurate understanding of their jurisdiction’s neighborhood-level segregation patterns (intra-city 
segregation). 
If a jurisdiction has a very small population of a racial group, this indicates that segregation between the 
jurisdiction and the region (inter-city segregation) is likely to be an important feature of the jurisdiction’s 
segregation patterns. 
In Town of Portola Valley, the Black/African American group is 0.2 percent of the population - so staff should 
b   f thi  ll l ti  i  h  l ti  di i il it  i d  l  i l i  thi   
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levels of segregation between communities of color are from white residents in this jurisdiction. For 
example, Table 2 indicates that the average Latinx/white dissimilarity index for a Bay Area jurisdiction 
is 0.246, so on average 24.6% of Latinx (or white residents) in a Bay Area jurisdiction would need to 
move to a neighborhood of differing racial prominence within that jurisdiction to create a distribution 
of Latinx and white residents that resembles that of the larger jurisdiction. This index is nearly 4 times 
that of Portola Valley’s for the same racial groups in the same year. The Latinx/white dissimilarity index 
in Portola Valley in 2020 was 0.060, meaning 6% of Latinx (or white residents) in the town would need 
to move to a neighborhood of differing racial prominence within that town to create a distribution of 
Latinx and white residents that resembles that of the overall town. 

The Theil’s H Index can be used to measure segregation between all groups within a jurisdiction: 

 This index measures how diverse each neighborhood is compared to the diversity of the whole 
city. Neighborhoods are weighted by their size, so that larger neighborhoods play a more 
significant role in determining the total measure of segregation. 

 The index ranges from 0 to 1. A Theil’s H Index value of 0 would mean all neighborhoods within a 
city have the same demographics as the whole city. A value of 1 would mean each group lives 
exclusively in their own, separate neighborhood. 

 For jurisdictions with a high degree of diversity (multiple racial groups comprise more than 10% 
of the population), Theil’s H offers the clearest summary of overall segregation. 

The Theil’s H Index values for neighborhood racial segregation in Portola Valley for the years 2000, 
2010, and 2020 can be found in Table 3 below. The “Bay Area Average” column in the table provides 
the average Theil’s H Index across Bay Area jurisdictions in 2020. Between 2010 and 2020, the Theil’s 
H Index for racial segregation in Portola Valley declined, suggesting that there is now less 
neighborhood level racial segregation within the jurisdiction. In 2020, the Theil’s H Index for racial 
segregation in Portola Valley was lower than the average value for Bay Area jurisdictions, indicating 
that neighborhood level racial segregation in Portola Valley is less than in the average Bay Area city. 
Since Portola Valley has a low degree of diversity, this measure is not as useful as it would be in more 
diverse communities.  

TABLE 3: THEIL’S H INDEX VALUES FOR RACIAL SEGREGATION WITHIN PORTOLA VALLEY 

Race 

Portola Valley 
Bay Area 
Average 

2000 2010 2020 2020 
Theil’s H Multi-racial 0.008 0.005 0.004 0.055 

Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State 
Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 
is from U.S. Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is 
from U.S. Census Bureau, Census 2000, Table P004. 

Geospatially, all census tracts (i.e., neighborhoods) in Portola Valley are White majority census 
tracts.13, 14 

 
13 Majority census tracts show the predominant racial or ethnic group by tract compared to the next most populous. 
14 Redlining maps, otherwise known as Home Owners’ Loan Corporation (HOLC) maps, are not available for San Mateo County. 
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FIGURE 13: PERCENT NON-WHITE POPULATION BY CENSUS BLOCK GROUPS, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 14: WHITE MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer  
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FIGURE 15: ASIAN MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 16: HISPANIC MAJORITY CENSUS TRACTS 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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Regional Racial Segregation (Between Portola Valley and Other Jurisdictions) 

At the regional level, segregation is measured between cities instead of between neighborhoods. 
Racial dot maps are not only useful for examining neighborhood racial segregation within a 
jurisdiction, but these maps can also be used to explore the racial demographic differences between 
different jurisdictions in the region. Figure 17 below presents a racial dot map showing the spatial 
distribution of racial groups in Portola Valley as well as in nearby Bay Area cities. The map reflects first 
that Portola Valley has a much less dense population than many of the surrounding cities to the East, 
and that Asian residents are concentrated in Castro City, Mountain View, and Palo Alto. Latinx and 
Black residents are concentrated in East Palo Alto. White residents make up the majority of dots in 
Portola Valley and other less dense areas like Woodside. 

 

FIGURE 17: RACIAL DOT MAP OF PORTOLA VALLEY AND SURROUNDING AREAS (2020) 
Universe: Population. 
Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
Note: The plot shows the racial distribution at the census block level for Town of Portola Valley and vicinity. Dots in each census 
block are randomly placed and should not be construed as actual placement of people. 

To understand how each city contributes to the total segregation of the Bay Area, one can look at the 
difference in the racial composition of a jurisdiction compared to the racial composition of the region 
as a whole. The racial demographics in Portola Valley for the years 2000, 2010, and 2020 can be found 
in Table 4 below. The table also provides the racial composition of the nine-county Bay Area. As of 
2020, Portola Valley has a higher share of white residents than the Bay Area as a whole, a much lower 
share of Latinx, Black, and Asian/Pacific Islander residents. 
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TABLE 4: POPULATION BY RACIAL GROUP, PORTOLA VALLEY, AND THE REGION 

Race 

Portola Valley Bay Area 

2000 2010 2020 2020 
Asian/Pacific Islander 4.0% 5.6% 7.7% 28.2% 

Black/African American 0.4% 0.3% 0.2% 5.6% 

Latinx 3.3% 4.0% 5.2% 24.4% 

Other or Multiple Races 1.4% 1.9% 7.4% 5.9% 

White 90.8% 88.2% 79.5% 35.8% 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting 
Data (Public Law 94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. 
Census Bureau, Census 2010, Table P4. Data for 2000 is standardized to 2010 census tract geographies and is from U.S. Census 
Bureau, Census 2000, Table P004. 

Figure 18 below compares the racial demographics in Portola Valley to those of all 109 Bay Area 
jurisdictions. In this chart, each dot represents a Bay Area jurisdiction. For each racial group, the 
spread of dots represents the range of that group’s representation among Bay Area jurisdictions. 
Additionally, the black line within each racial group notes the percentage of the population of Town 
of Portola Valley represented by that group and how that percentage ranks among all 109 
jurisdictions. Of all Bay Area jurisdictions, Portola Valley is ranked 6th for the highest percentage of 
white residents. The Town is near the bottom of the percentage of Black and Latinx residents, with 
rankings of 107 and 103, respectively.  

 
FIGURE 18: RACIAL DEMOGRAPHICS OF PORTOLA VALLEY COMPARED TO ALL BAY AREA 

JURISDICTIONS (2020) 
Universe: Bay Area Jurisdictions. 
Source U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
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The map in Figure 19 below also illustrates regional racial segregation between Portola Valley and 
other jurisdictions. This map demonstrates how the percentage of people of color in Portola Valley 
and surrounding jurisdictions compares to the Bay Area as a whole: 

 Jurisdictions shaded orange have a share of people of color that is less than the Bay Area as a 
whole, and the degree of difference is greater than five percentage points. 

 Jurisdictions shaded white have a share of people of color comparable to the regional percentage 
of people of color (within five percentage points). 

 Jurisdictions shaded grey have a share of people of color that is more than five percentage points 
greater than the regional percentage of people of color. 

Portola Valley, like many surrounding jurisdictions on the Bay Area peninsula, has a share of people 
of color that is less than the Bay Area as a whole (greater than five percentage points). People of color 
are more concentrated in East Palo Alto, Millbrae, Cupertino, and Sunnyvale (among others).  

 

FIGURE 19: COMPARING THE SHARE OF PEOPLE OF COLOR IN PORTOLA VALLEY AND VICINITY TO THE 

BAY AREA (2020) 
Universe: Population. 
Source: U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 94-171) Summary File, 2020 Census of Population 
and Housing, Table P002. 
Note: People of color refer to persons not identifying as non-Hispanic white. The nine-county Bay Area is the reference region for 
this map. 
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Segregation between jurisdictions in the region can also be analyzed by calculating regional values for 
the segregation indices discussed previously. Table 5 presents dissimilarity index, isolation index, and 
Theil’s H index values for racial segregation for the entire nine-county Bay Area in 2010 and 2020. In 
the previous section of this report focused on neighborhood level racial segregation, these indices 
were calculated by comparing the racial demographics of the census tracts within a jurisdiction to the 
demographics of the jurisdiction as a whole. In Table 5, these measures are calculated by comparing 
the racial demographics of local jurisdictions to the region’s racial makeup. For example, looking at 
the 2020 data, Table 5 shows the white isolation index value for the region is 0.429, meaning that on 
average white Bay Area residents live in a jurisdiction that is 42.9% white in 2020. An example of 
regional dissimilarity index values in Table 5 is the Black/white dissimilarity index value of 0.459, which 
means that across the region 45.9% of Black (or white) residents would need to move to a different 
jurisdiction to evenly distribute Black and white residents across Bay Area jurisdictions. The 
dissimilarity index values in Table 5 reflect recommendations made in HCD’s AFFH guidance for 
calculating dissimilarity at the region level.15 The regional value for the Theil’s H index measures how 
diverse each Bay Area jurisdiction is compared to the racial diversity of the whole region. A Theil’s H 
Index value of 0 would mean all jurisdictions within the Bay Area have the same racial demographics 
as the entire region, while a value of 1 would mean each racial group lives exclusively in their own 
separate jurisdiction. The regional Theil’s H index value for racial segregation decreased slightly 
between 2010 and 2020, meaning that racial groups in the Bay Area are now slightly less separated 
by the borders between jurisdictions. 

TABLE 5: REGIONAL RACIAL SEGREGATION MEASURES 

Index Group 2010 2020 

Isolation Index Regional Level 

Asian/Pacific Islander 0.317 0.378 

Black/African American 0.144 0.118 

Latinx 0.283 0.291 

White 0.496 0.429 

People of Color 0.629 0.682 

Dissimilarity Index Regional Level 

Asian/Pacific Islander vs. White 0.384 0.369 

Black/African American vs. White 0.475 0.459 

Latinx vs. White 0.301 0.297 

People of Color vs. White 0.296 0.293 

Theil's H Multi-racial All Racial Groups 0.103 0.097 
Universe: Population. 
Source: IPUMS National Historical Geographic Information System (NHGIS). U.S. Census Bureau, 2020 Census State Redistricting Data (Public Law 
94-171) Summary File, 2020 Census of Population and Housing, Table P002. Data from 2010 is from U.S. Census Bureau, 2010 Census of 
Population and Housing, Table P4. 

  

 
15 For more information on HCD’s recommendations regarding data considerations for analyzing integration and segregation 
patterns, see page 31 of the AFFH Guidance Memo. 
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FIGURE 20: NEIGHBORHOOD SEGREGATION BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 21: DIVERSITY INDEX BY BLOCK GROUP, 2010 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 22: DIVERSITY INDEX BY BLOCK GROUP, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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4.3.2 INCOME SEGREGATION IN TOWN OF PORTOLA VALLEY 

The household income distribution by percent of area median income (AMI) in Portola Valley reflects 
a substantially higher share of higher income household than the county overall: 73% of households 
in Portola earn more than 100% AMI compared to 49% in the county overall.  

FIGURE 23: SHARE OF HOUSEHOLDS BY AREA MEDIAN INCOME (AMI), 2019 
Source: ABAG Housing Needs Data Workbook 

 

DEF I NI T ION O F  TER M S  –  INCO M E GR O U P S 
When analyzing segregation by income, this report uses income group designations consistent with the 
Regional Housing Needs Allocation and the Housing Element: 
Very low-income: individuals earning less than 50% of Area Median Income (AMI) 
Low-income: individuals earning 50%-80% of AMI 
Moderate-income: individuals earning 80%-120% of AMI 
Above moderate-income: individuals earning 120% or more of AMI 
Additionally, this report uses the term “lower-income” to refer to all people who earn less than 80% of AMI, 
which includes both low-income and very low-income individuals. 
The income groups described above are based on U.S. Department of Housing and Urban Development 
(HUD) calculations for AMI. HUD calculates the AMI for different metropolitan areas, and the nine county 
Bay Area includes the following metropolitan areas: Napa Metro Area (Napa County), Oakland-Fremont 
Metro Area (Alameda and Contra Costa Counties), San Francisco Metro Area (Marin, San Francisco, and 
San Mateo Counties), San Jose-Sunnyvale-Santa Clara Metro Area (Santa Clara County), Santa Rosa Metro 
Area (Sonoma County), and Vallejo-Fairfield Metro Area (Solano County). 
The income categories used in this report are based on the AMI for the HUD metro area where this 
jurisdiction is located. 
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Neighborhood Level Income Segregation (within Portola Valley) 

Income segregation can be measured using similar indices as racial segregation. Income dot maps, 
similar to the racial dot maps shown in Figures 24, are useful for visualizing segregation between 
multiple income groups at the same time. The income dot map of Portola Valley below offers a visual 
representation of the spatial distribution of income groups within the jurisdiction. As with the racial 
dot maps, when the dots show lack of a pattern or clustering, income segregation measures tend to 
be lower, and conversely, when clusters are apparent, the segregation measures may be higher as 
well. 

 

FIGURE 24: INCOME DOT MAP OF PORTOLA VALLEY (2015) 
Universe: Population. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 
Note: The plot shows the income group distribution at the census block group level for Town of Portola Valley and vicinity. Dots 
in each block group are randomly placed and should not be construed as actual placement of individuals. 

All census block groups in the town have median incomes above $125,000 and poverty is low 
throughout Portola Valley.   
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FIGURE 25: POVERTY STATUS BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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The isolation index values for all income groups in Portola Valley for the years 2010 and 2015 can be 
found in Table 6 below.16 Above Moderate-income residents are the most isolated income group in 
Portola Valley. Portola Valley’s isolation index of 0.721 for these residents means that the average 
Above Moderate-income resident in Portola Valley lives in a neighborhood that is 72.1% Above 
Moderate-income. Among all income groups, the Moderate-income population’s isolation index has 
changed the most over time, becoming more segregated from other income groups between 2010 
and 2015. 

Similar to the tables presented earlier for neighborhood racial segregation, the “Bay Area Average” 
column in Table 6 provides the average isolation index value across Bay Area jurisdictions for different 
income groups in 2015. The data in this column can be used as a comparison to provide context for 
the levels of segregation experienced by income groups in this jurisdiction. For example, Table 6 
indicates the average isolation index value for very low-income residents across Bay Area jurisdictions 
is 0.304, meaning that in the average Bay Area jurisdiction a very low-income resident lives in a 
neighborhood that is 30.4% very low-income. 

TABLE 6: INCOME GROUP ISOLATION INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Very Low-Income (<50% AMI) 0.093 0.140 0.304 

Low-Income (50%-80% AMI) 0.144 0.134 0.172 

Moderate-Income (80%-120% AMI) 0.073 0.150 0.207 

Above Moderate-Income (>120% AMI) 0.765 0.721 0.529 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 
Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American 
Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 26 below shows how income group isolation index values in Portola Valley compare to values 
in other Bay Area jurisdictions. In this chart, each dot represents a Bay Area jurisdiction. For each 
income group, the spread of dots represents the range of isolation index values among Bay Area 
jurisdictions. Additionally, the black line within each income group notes the isolation index value for 
that group in Portola Valley, and each dashed red line represents the Bay Area average for the 
isolation index for that group.  

 
16 This report presents data for income segregation for the years 2010 and 2015, which is different than the time periods used 
for racial segregation. This deviation stems from the data source recommended for income segregation calculations in HCD’s 
AFFH Guidelines. This data source most recently updated with data from the 2011-2015 American Community Survey 5-year 
estimates. For more information on HCD’s recommendations for calculating income segregation, see page 32 of HCD’s AFFH 
Guidelines. 

https://www.hudexchange.info/programs/acs-low-mod-summary-data/acs-low-mod-summary-data-block-groups-places/
https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf#page=34
https://www.hcd.ca.gov/community-development/affh/docs/affh_document_final_4-27-2021.pdf#page=34
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FIGURE 26: INCOME GROUP ISOLATION INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER 

BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Table 7 below provides the dissimilarity index values indicating the level of segregation in Portola 
Valley between residents who are lower-income (earning less than 80% of AMI) and those who are not 
lower-income (earning above 80% of AMI). This data aligns with the requirements described in HCD’s 
AFFH Guidance Memo for identifying dissimilarity for lower-income households.17 Segregation in 
Portola Valley between lower-income residents and residents who are not lower-income decreased 
between 2010 and 2015. Additionally, Table 7 shows dissimilarity index values for the level of 
segregation in Albany between residents who are very low-income (earning less than 50% of AMI) and 
those who are above moderate-income (earning above 120% of AMI). This supplementary data point 
provides additional nuance to an analysis of income segregation, as this index value indicates the 
extent to which a jurisdiction’s lowest and highest income residents live in separate neighborhoods. 

Similar to other tables in this report, the “Bay Area Average” column shows the average dissimilarity 
index values for these income group pairings across Bay Area jurisdictions in 2015. For example, Table 
7 indicates that the average dissimilarity index between lower-income residents and other residents 
in a Bay Area jurisdiction is 0.274, so on average 27.4% of lower-income residents in a Bay Area 
jurisdiction would need to move to a different neighborhood within the jurisdiction to create perfect 
income group integration in that jurisdiction. 

Figure 27 below shows how dissimilarity index values for income segregation in Portola Valley 
compare to values in other Bay Area jurisdictions. In this chart, each dot represents a Bay Area 
jurisdiction. For each income group pairing, the spread of dots represents the range of dissimilarity 

 
17 For more information, see page 32 of HCD’s AFFH Guidance Memo. 
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index values among Bay Area jurisdictions. Additionally, the black line within each income group 
pairing notes the dissimilarity index value in Portola Valley, and each dashed red line represents the 
Bay Area average for the dissimilarity index for that pairing.  

In 2015, the income segregation in Portola Valley between lower-income residents and other residents 
was higher than the average value for Bay Area jurisdictions for the below 80% AMI vs. above 80% 
AMI income group (see Table 7 and Figure 27). This means that the lower-income residents are more 
segregated from other residents within Portola Valley compared to other jurisdictions in the region. 

TABLE 7: INCOME GROUP DISSIMILARITY INDEX VALUES FOR SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Below 80% AMI vs. Above 80% AMI 0.302 0.285 0.274 

Below 50% AMI vs. Above 120% AMI 0.245 0.275 0.351 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- 
and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American Community 
Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

 

FIGURE 27: INCOME GROUP DISSIMILARITY INDEX VALUES FOR PORTOLA VALLEY COMPARED TO 

OTHER BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

The Theil’s H Index values for neighborhood income group segregation in Portola Valley for the years 
2010 and 2015 can be found in Table 8 below. The “Bay Area Average” column in this table provides 
the average Theil’s H Index value across Bay Area jurisdictions for different income groups in 2015. By 
2015, the Theil’s H Index value for income segregation in Portola Valley was more than it had been in 
2010. In 2015, the Theil’s H Index value for income group segregation in Portola Valley was lower than 
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the average value for Bay Area jurisdictions, indicating there is less neighborhood level income 
segregation in Portola Valley than in the average Bay Area city. 

TABLE 8: THEIL’S H INDEX VALUES FOR INCOME SEGREGATION WITHIN PORTOLA VALLEY 

Income Group 

Portola Valley Bay Area 
Average 

2010 2015 2015 
Theil's H Multi-income 0.046 0.088 0.089 

Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 
2011-2015 Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban 
Development, American Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 28 below shows how Theil’s H index values for income group segregation in Portola Valley 
compare to values in other Bay Area jurisdictions in 2015. In this chart, each dot represents a Bay Area 
jurisdiction. Additionally, the black line notes the Theil’s H index value for income group segregation 
in Portola Valley, and the dashed red line represents the average Theil’s H index value across Bay Area 
jurisdictions.  

 

FIGURE 28: INCOME GROUP THEIL’S H INDEX VALUES FOR PORTOLA VALLEY COMPARED TO OTHER 

BAY AREA JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Regional Income Segregation (between Portola Valley and other jurisdictions) 

At the regional level, segregation is measured between jurisdictions instead of between 
neighborhoods. Income dot maps are not only useful for examining neighborhood income 
segregation within a jurisdiction, but these maps can also be used to explore income demographic 
differences between jurisdictions in the region. Figure 29 below presents an income dot map showing 
the spatial distribution of income groups in Portola Valley as well as in nearby Bay Area jurisdictions. 
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FIGURE 29: INCOME DOT MAP OF PORTOLA VALLEY AND SURROUNDING AREAS (2015) 
Universe: Population. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 
Note: The plot shows the income group distribution at the census block group level for Town of Portola Valley and vicinity. Dots 
in each block group are randomly placed and should not be construed as actual placement of individuals. 

When looking at income segregation between jurisdictions in the Bay Area, one can examine how 
Portola Valley differs from the region. The income demographics in Portola Valley for the years 2010 
and 2015 can be found in Table 9 below. The table also provides the income composition of the nine-
county Bay Area in 2015. As of that year, Portola Valley had a lower share of very low-income residents 
than the Bay Area as a whole, a lower share of low-income residents, a lower share of moderate-
income residents, and a higher share of above moderate-income residents. 

TABLE 9 POPULATION BY INCOME GROUP, PORTOLA VALLEY, AND THE REGION 

Income Group 

Portola Valley Bay Area 

2010 2015 2015 
Very Low-Income (<50% AMI) 7.68% 11.09% 28.7% 

Low-Income (50%-80% AMI) 10.12% 10.53% 14.3% 

Moderate-Income (80%-120% AMI) 7.1% 9.29% 17.6% 

Above Moderate-Income (>120% AMI) 75.1% 69.09% 39.4% 
Universe: Population. 
Source: Data for 2015 is from Housing U.S. Department of and Urban Development, American Community Survey 5-Year 2011-
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2015 Low- and Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, 
American Community Survey 5-Year 2006-2010 Low- and Moderate-Income Summary Data. 

Figure 30 below compares the income demographics in Portola Valley to other Bay Area jurisdictions. 
Like the chart in Figure 29, each dot represents a Bay Area jurisdiction. For each income group, the 
spread of dots represents the range of that group’s representation among Bay Area jurisdictions. The 
smallest range is among jurisdictions’ moderate-income populations, while Bay Area jurisdictions vary 
the most in the share of their population that is above moderate-income. Additionally, the black lines 
within each income group note the percentage of Portola Valley population represented by that group 
and how that percentage ranks among other jurisdictions. Portola Valley has a much lower number 
of Very Low-Income residents compared to the Bay Area, with a rank of 98th lowest out of 109 
jurisdictions. The number of low income and moderate-income residents is also low. The number of 
above moderate-income residents is notably high, with a rank of 14 in the Bay Area.  

 

FIGURE 30: INCOME DEMOGRAPHICS OF PORTOLA VALLEY COMPARED TO OTHER BAY AREA 

JURISDICTIONS (2015) 
Universe: Bay Area Jurisdictions. 
Source: U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and Moderate-
Income Summary Data. 

Income segregation between jurisdictions in the region can also be analyzed by calculating regional 
values for the segregation indices discussed previously. Similar to the regional racial segregation 
measures shown in Table 5, Table 10 presents dissimilarity index, isolation index, and Theil’s H index 
values for income segregation for the entire nine-county Bay Area in 2010 and 2015. In the previous 
section of this report focused on neighborhood level income segregation, segregation indices were 
calculated by comparing the income demographics of the census tracts within a jurisdiction to the 
demographics of the jurisdiction as a whole. In Table 10, these measures are calculated by comparing 
the income demographics of local jurisdictions to the region’s income group makeup. For example, 
looking at 2015 data, Table 10 shows the regional isolation index value for very low-income residents 
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is 0.315 for 2015, meaning that on average very low-income Bay Area residents live in a jurisdiction 
that is 31.5% very low-income. The regional dissimilarity index for lower-income residents and other 
residents is 0.194 in 2015, which means that across the region 19.4% of lower-income residents would 
need to move to a different jurisdiction to create perfect income group integration in the Bay Area as 
a whole. The regional value for the Theil’s H index measures how diverse each Bay Area jurisdiction is 
compared to the income group diversity of the whole region. A Theil’s H Index value of 0 would mean 
all jurisdictions within the Bay Area have the same income demographics as the entire region, while a 
value of 1 would mean each income group lives exclusively in their own separate jurisdiction. The 
regional Theil’s H index value for income segregation decreased slightly between 2010 and 2015, 
meaning that income groups in the Bay Area are now slightly less separated by the borders between 
jurisdictions. 

TABLE 10: REGIONAL INCOME SEGREGATION MEASURES 

Index Group 2010 2015 

Isolation Index Regional Level 

Very Low-Income (<50% AMI) 0.277 0.315 

Low-Income (50%-80% AMI) 0.157 0.154 

Moderate-Income (80%-120% AMI) 0.185 0.180 

Above Moderate-Income (>120% AMI) 0.467 0.435 

 Dissimilarity Index Regional Level 
Below 80% AMI vs. Above 80% AMI 0.186 0.194 

Below 50% AMI vs. Above 120% AMI 0.238 0.248 

 Theil's H Multi-income All Income Groups 0.034 0.032 
Universe: Population. 
Source: Data for 2015 is from U.S. Department of Housing and Urban Development, American Community Survey 5-Year 2011-2015 Low- and 
Moderate-Income Summary Data. Data for 2010 is from U.S. Department of Housing and Urban Development, American Community Survey 
5\-Year 2006-2010 Low- and Moderate-Income Summary Data. 

4.3.3 SEGREGATION OF SPECIAL NEEDS HOUSEHOLDS IN TOWN OF PORTOLA VALLEY 

As mentioned at the beginning of the section on Segregation and Integration, segregation is not solely 
a racial matter. Segregation can also occur by familial status or for persons with disabilities who have 
limited interaction outside of congregate and/or institutional facilities. This section evaluates 
segregation of these segments of the population.  

Disability Status 

The share of the population living with at least one disability is 10% in the Portola Valley 
compared to 8% in San Mateo County. No census tracts in the community have a concentration of 
people with a disability though the tract to the immediate East of Portola Valley does have a 10% to 
20% share of the population living with a disability (see Figure 31). Geographic concentrations of 
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people living with a disability may indicate the area has ample access to services, amenities, and 
transportation that support this population.  

FIGURE 31: SHARE OF POPULATION BY DISABILITY STATUS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 32: PERCENT OF POPULATION WITH A DISABILITY BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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Familial Status 

Portola Valley is home to more single-person households than the county, with 25% of households 
compared to only 22% in the County (see Figure 33). Additionally, there are more married-couple 
families in Portola Valley (64%), offset by fewer single parent households and fewer non-family 
multiple-person households.  

FIGURE 33: SHARE OF HOUSEHOLDS BY TYPE, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 34: SHARE OF HOUSEHOLDS BY PRESENCE OF CHILDREN (LESS THAN 18 YEARS OLD), 2019 
Source: ABAG Housing Needs Data Workbook 

Familial status can indicate specific housing needs and preferences. A larger number of nonfamily or 
single person households indicates a higher share of seniors living alone, young adults living alone or 



APPENDIX C | FAIR HOUSING ASSESSMENT 

PORTOLA VALLEY HOUSING ELEMENT  INITIAL HCD DRAFT  C-51 

with roommates, and unmarried partners. Higher shares of nonfamily households indicates an 
increased need for one and two bedroom units.  

FIGURE 35: SHARE OF HOUSEHOLDS BY SIZE, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 36: HOUSING TYPE BY TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

The vast majority of married couple households live in owner occupied housing; however residents 
living alone are nearly equally split between renting and owning. Despite most households being 
comprised of two people or fewer, most housing units in Portola Valley have 3 to 4 bedrooms 
(see Figure 37). This trend is consistent with Portola Valley being an owner-majority, affluent 
community.  
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FIGURE 37: HOUSING UNITS BY NUMBER OF BEDROOMS AND TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

Segregation and Integration

Population by Protected Class
Portola Valley San Mateo County

Race and Ethnicity
American Indian or Alaska Native, NH 0% 0%
Asian / API, NH 7% 30%
Black or African American, NH 0% 2%
White, Non-Hispanic (NH) 82% 39%
Other Race or Multiple Races, NH 4% 4%
Hispanic or Latinx 7% 24%

Disability Status
With a disability 10% 8%
Without a disability 90% 92%

Familial Status
Female-Headed Family Households 6% 10%
Male-headed Family Households 2% 5%
Married-couple Family Households 64% 55%
Other Non-Family Households 3% 8%
Single-person Households 25% 22%

Household Income
0%-30% of AMI 7% 13%
31%-50% of AMI 7% 11%
51%-80% of AMI 8% 16%
81%-100% of AMI 4% 10%
Greater than 100% of AMI 73% 49%
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Racially or Ethnically Concentrated Areas of Poverty and Affluence  

Racially Concentrated Area of Poverty or an Ethnically Concentrated Area of Poverty (R/ECAP) and 
Racially Concentrated Areas of Affluence (RCAAs) represent opposing ends of the segregation 
spectrum from racially or ethnically segregated areas with high poverty rates to affluent 
predominantly White neighborhoods. Historically, HUD has paid particular attention to R/ECAPs as a 
focus of policy and obligations to AFFH. Recent research out of the University of Minnesota Humphrey 
School of Public Affairs argues for the inclusion of RCAAs to acknowledge current and past policies 
that created and perpetuate these areas of high opportunity and exclusion.18 

It is important to note that R/ECAPs and RCAAs are not areas of focus because of racial and ethnic 
concentrations alone. This study recognizes that racial and ethnic clusters can be a part of fair housing 
choice if they occur in a non-discriminatory market. Rather, R/ECAPs are meant to identify areas where 
residents may have historically faced discrimination and continue to be challenged by limited 
economic opportunity, and conversely, RCAAs are meant to identify areas of particular advantage and 
exclusion.  

Source: California Department of Housing and Community Development Guidance, 2021. 

For this study, the poverty threshold used to qualify a tract as an R/ECAP was three times the average 
census tract poverty rate countywide—or 19.1%. In addition to R/ECAPs that meet the HUD threshold, 
this study includes edge or emerging R/ECAPs which hit two thirds of the HUD defined threshold for 
poverty—emerging R/ECAPs in San Mateo County have two times the average tract poverty rate for 
the county (12.8%). 

In 2010 there were three census tracts that qualify as R/ECAPs (19.4% poverty rate) in the county and 
11 that qualify as edge R/ECAPs (13% poverty rate). None of the R/ECAPs were located in Portola Valley 
in 2010. 

In 2019 there were two census tracts that qualify as R/ECAPs (19.1% poverty rate) in the county and 
14 that qualify as edge R/ECAPs (12.8% poverty rate)—which means they are majority minority and 
have a poverty rate two times higher than the countywide census tract average. None of the R/ECAPs 
or edge R/ECAPs are located in Portola Valley.  
  

 
18 Goetz, E. G., Damiano, A., & Williams, R. A. (2019). Racially Concentrated Areas of Affluence: A Preliminary Investigation. 
Cityscape: A Journal of Policy Development and Research, 21(1), 99–124 

R/ECAPS 
HCD and HUD’s definition of a Racially/Ethnically Concentrated Area of Poverty is: 
 A census tract that has a non-White population of 50 percent or more (majority-minority) or, for non-

urban areas, 20 percent, AND a poverty rate of 40 percent or more; OR 
 A census tract that has a non-white population of 50 percent or more (majority-minority) AND the 

poverty rate is three times the average tract poverty rate for the County, whichever is lower. 
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FIGURE 38: R/ECAPS AND EDGE R/ECAPS, 2010 
Note: R/ECAPs are census tracts that have a non-white population of 50 percent or more (majority-minority) AND the poverty 
rate is three times the average tract poverty rate for the County (19.4% in 2010). Edge R/ECAPs are census tracts that have a non-
white population of 50 percent or more (majority-minority) AND the poverty rate is two times the average tract poverty rate for 
the County (13% in 2010). 
Source: California Department of Housing and Community Development AFFH Data Viewer. 
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5. ACCESS TO OPPORTUNITY 
This section discusses disparities in access to opportunity among protected classes including access 
to quality education, employment, transportation, and environment.  

Source: California Department of Housing and Community Development Guidance, 2021, page 34. 

The California Tax Credit Allocation Committee (TCAC) in collaboration with HCD developed a series 
of opportunity maps that help to identify areas of the community with good or poor access to 
opportunity for residents. These maps were developed to align funding allocations with the goal of 
improving outcomes for low-income residents—particularly children.  

The opportunity maps highlight areas of highest resource, high resource, moderate resource, 
moderate resource (rapidly changing), low resource and high segregation and poverty. TCAC provides 
opportunity maps for access to opportunity in quality education, employment, transportation, and 
environment. Opportunity scores are presented on a scale from zero to one and the higher the 
number, the more positive the outcomes. 

5.1 EDUCATION 

TCAC’s education score is based on math proficiency, reading proficiency, high school graduation 
rates, and the student poverty rate. According to TCAC’s educational opportunity map, the entirety of 
Portola Valley has a very high education outcome (index value over 0.75)—opportunity scores are 
presented on a scale from zero to one and the higher the number, the more positive the outcomes.  

Portola Valley is served by the Sequoia Union High School District and the Portola Valley Elementary 
School District. Sequoia Union increased enrollment by 18% from 2010 to 2020 but the elementary 
district enrollment decreased by 30% over the same time. Both districts lost students during the 
COVID pandemic.  

Portola Valley Elementary School District (66%) and Woodside Elementary School District (64%) had 
the highest share of White students, making them among the least racially and ethnically diverse 
districts in the county. Portola Valley has the least diverse faculty and staff in the county, with 59% 
identifying as White. 

Overall, 29% of public school students in San Mateo County qualify for reduced or free lunch. This rate 
was substantially lower in districts like Hillsborough Elementary, San Carlos Elementary, Portola Valley 
Elementary, Las Lomitas Elementary, Belmont-Redwood Shores, and Menlo Park City Elementary, 

ACCES S  TO  OP P O R TUNI TY 
“Access to opportunity is a concept to approximate place-based characteristics linked to critical life 
outcomes. Access to opportunity oftentimes means both improving the quality of life for residents of low-
income communities, as well as supporting mobility and access to ‘high resource’ neighborhoods. This 
encompasses education, employment, economic development, safe and decent housing, low rates of 
violent crime, transportation, and other opportunities, including recreation, food and healthy environment 
(air, water, safe neighborhood, safety from environmental hazards, social services, and cultural institutions).” 
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where each had less than 10% of students qualify for free or reduced lunch. This means that these 
districts serve very few low-income students. 

Many high schoolers in the county met admission standards for a University of California (UC) or 
California State University (CSU) school. Of the high school districts in San Mateo County, Sequoia 
Union had the highest rate of graduates who met such admission standards at 69% followed by San 
Mateo Union High with 68%. Pacific Islander, Black, and Hispanic students in the Sequoia Union 
district were substantially less likely to meet the admission standards, with rates of 38%, 50%, 
and 55% respectively. 

Overall, Sequoia Union High School has one of the highest dropout rates—10% of students—
compared to other districts in the county. Still, dropout rates among Hispanic (16%), Black (12%), 
and Pacific Islander (20%) students are even higher.  
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FIGURE 39: TCAC OPPORTUNITY AREAS EDUCATION SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.2 EMPLOYMENT 

The top three industries by number of jobs in Portola Valley include health and educational 
services, professional and managerial services, and arts and recreation services.  

 

FIGURE 40: JOBS BY INDUSTRY, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 
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FIGURE 41: JOB HOLDERS BY INDUSTRY, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 

 

The Town has a much lower job-to-household ratio when compared to the county at 0.63 and 1.59 
respectively—which means there are fewer employment opportunities per household in Portola 
Valley. This trend, combined with low unemployment, indicates high out-commuting and/or retired 
households. 

 

FIGURE 42: JOBS TO HOUSEHOLD RATIO, PORTOLA VALLEY, 2002-2018  
Source: ABAG Housing Needs Data Workbook 
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HUD’s job proximity index shows Portola Valley to have a moderate proximity to jobs. On a scale 
from zero to 100 where 100 is the closest proximity to jobs, block groups within the town score 
between 40 and 80.  

 

FIGURE 43: JOBS PROXIMITY INDEX BY BLOCK GROUP, 2017  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.3 TRANSPORTATION 

This section provides a summary of the transportation system that serves the broader region 
including emerging trends and data relevant to transportation access in the town. The San Mateo 
County Transit District acts as the administrative body for transit and transportation programs in the 
county including SamTrans and the Caltrain commuter rail. SamTrans provides bus services in San 
Mateo County, including Redi-Wheels paratransit service.  

In 2018, the Metropolitan Transportation Commission (MTC), which covers the entire Bay Area, 
adopted a coordinated public transit and human services transportation plan. While developing the 
coordinated plan, the MTC conducted extensive community outreach about transportation within the 
area. That plan—which was developed by assessing the effectiveness of how well seniors, persons 
with disabilities, veterans, and people with low incomes are served—was reviewed to determine gaps 
in services in Portola Valley and the county overall. Below is a summary of comments relevant to San 
Mateo County; no comments specific to Portola Valley were included in the report. 

“San Mateo’s [Paratransit Coordinating Council] PCC and County Health System, as well as the 
Peninsula Family Service Agency provided feedback. The most common themes expressed had to 
do with pedestrian and bicycle needs at specific locations throughout the county, though some 
covered more general comments such as parked cars blocking sidewalk right-of-way and a desire 
for bike lanes to accommodate motorized scooters and wheelchairs. Transportation information, 
emerging mobility providers, and transit fares were other common themes. 

While some comments related to the use of car share, transportation network companies (TNCs), 
or autonomous vehicles as potential solutions, other comments called for the increased 
accessibility and affordability of these services in the meantime.”19 

A partnership between the World Institute on Disability and the MTC created the research and 
community engagement project TRACS (Transportation Resilience, Accessibility & Climate 
Sustainability). The project’s overall goal is to, “stimulate connection and communication between the 
community of seniors and people with disabilities together with the transportation system– the 
agencies in the region local to the San Francisco bay, served by MTC.”20  

As part of the TRACS outreach process, respondents were asked to share their compliments or good 
experiences with MTC transit. One respondent who had used multiple services said, “it is my sense 
that SamTrans is the best Bay Area transit provider in terms of overall disability 
accommodation.” 

The San Mateo County Transit District updated their Mobility Plan for Older Adults and People with 
Disabilities in 2018. According to the district, the county’s senior population is expected to grow 
more than 70% over the next 20 years and the district is experiencing unprecedented increases 
in paratransit ridership. The plan is targeted at developing effective mobility programs for residents 

 
19 https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf  
20 https://wid.org/transportation-accessibility/  

https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf
https://wid.org/transportation-accessibility/
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with disabilities and older adults including viable alternatives to paratransit, partnerships, and 
leveraging funding sources.21 

MTC also launched Clipper START—an 18-month pilot project— in 2020 which provides fare discounts 
on single transit rides for riders whose household income is no more than double the federal poverty 
level.22 

5.4 ENVIRONMENT 

TCAC’s opportunity areas environmental scores are based on the CalEnviroScreen 3.0 indicators, 
which identify areas disproportionately vulnerable to pollution sources such as ozone, PM2.5, diesel 
PM, pesticides, toxic release, traffic, cleanup sites, groundwater threats, hazardous waste, impaired 
water bodies, and solid waste sites.  

Portola Valley scores moderate to poorly on environmental outcomes (0.25-0.5) though this score 
is similar to surrounding communities which have similar—or in some cases lower—scores. However, 
the town scores relatively high compared to other areas of San Mateo County on the California 
Healthy Places Index (HPI) developed by the Public Health Alliance of Southern California (PHASC). 
The HPI includes 25 community characteristics in eight categories including economic, social, 
education, transportation, neighborhood, housing, clean environment, and healthcare.23 

 
  

 
21 https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_ 
with_Disabilities.html  
22 https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm  
23 https://healthyplacesindex.org/about/  

https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html
https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html
https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm
https://healthyplacesindex.org/about/
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FIGURE 44: TCAC OPPORTUNITY AREAS ENVIRONMENTAL SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 45: CALENVIROSCREEN BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 46: HEALTHY PLACES INDEX BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 47: TCAC OPPORTUNITY AREAS COMPOSITE SCORE BY CENSUS TRACT, 2021  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.5 DISPARITIES IN ACCESS TO OPPORTUNITY 

Countywide data show that racial and ethnic minorities are more likely to live in moderate resource 
areas compared to non-Hispanic White residents. All of Portola Valley is considered a “highest 
resource” area so racial/ethnic disparities are not evident within the community. However, the limited 
racial/ethnic diversity of Portola Valley may contribute to the countywide disparities in access to 
opportunity by race/ethnicity.  

 

FIGURE 48: POPULATION LIVING IN MODERATE AND HIGH RESOURCE ARES BY RACE AND ETHNICITY, 
PORTOLA VALLEY, 2019 

Note: All of Portola Valley is considered a High Resource Area 
Source: ABAG Housing Needs Data Workbook 

The Social Vulnerability Index (SVI) provided by the Center for Disease Control (CDC)—ranks census 
tracts based on their ability to respond to a disaster—includes four themes of socioeconomic status, 
household composition, race or ethnicity, and housing and transportation. Again, Portola Valley is 
considered a “low vulnerability” area.  

Portola Valley does not have any disadvantaged communities as defined under SB 535 as, “the top 
25% scoring areas from CalEnviroScreen along with other areas with high amounts of pollution and 
low populations.”24 
  

 
24 https://oehha.ca.gov/calenviroscreen/sb535  

https://oehha.ca.gov/calenviroscreen/sb535
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FIGURE 49: SOCIAL VULNERABILITY INDEX BY CENSUS TRACT, 2018 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 50: SB 535 DISADVANTAGED COMMUNITIES  
Source: California Department of Housing and Community Development AFFH Data Viewer 
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5.6 DISPARITIES SPECIFIC TO THE POPULATION LIVING WITH A 
DISABILITY 

Ten percent of the population in the Portola Valley are living with at least one disability, compared to 
8% in the county. The most common disabilities in the city are hearing (5.2%), cognitive (4.3%), and 
independent living (4.1%).  

Source: California Department of Housing and Community Development Guidance, 2021, page 36. 

 

FIGURE 51: POPULATION BY DISABILITY STATUS, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 52: DISABILITY BY TYPE FOR THE NON-INSTITUTIONALIZED POPULATION 18 YEARS AND OVER, 
PORTOLA VALLEY, 2019 

Source: ABAG Housing Needs Data Workbook 

DI SA B IL I TY 
“Disability types include hearing difficulty, vision difficulty, cognitive difficulty, ambulatory difficulty, self-care 
difficulty, and independent living difficulty.” 
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For the population 65 and over, the share of the population with an ambulatory or independent 
living difficulty increases. As mentioned above under access to transportation, San Mateo County 
is rapidly aging; therefore, this population with a disability is likely to increase.  

 

FIGURE 53: DISABILITY BY TYPE FOR SENIORS (65 YEARS AND OVER), PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

Unemployment among residents living with a disability (3%) in Portola Valley is the same those 
without a disability (3%) and similar to the county overall. Countywide, the unemployment 
rate for residents with a disability is 4%, compared to 3% for residents without a disability. 

 

FIGURE 54: EMPLOYMENT BY DISABILITY STATUS, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook  
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6. DISPROPORTIONATE HOUSING NEEDS 
This section discusses disparate housing needs for protected classes including cost burden and severe 
cost burden, overcrowding, substandard housing conditions, homelessness, displacement, and other 
considerations.  

Source: California Department of Housing and Community Development Guidance, 2021, page 39. 

6.1 HOUSING NEEDS 

According to ABAG, the population of Portola Valley increased by 3.2% from 2000 to 2020, which is 
below the growth rate of the Bay area. However, the town’s population growth trend has generally 
been in line with the county. 

 

FIGURE 55: POPULATION INDEXED TO 1990 
Source: ABAG Housing Needs Data Workbook 

  

DI S P RO POR TI O NA TE  HO U SI NG  NEED S 
“Disproportionate housing needs generally refers to a condition in which there are significant disparities in 
the proportion of members of a protected class experiencing a category of housing need when compared 
to the proportion of members of any other relevant groups, or the total population experiencing that 
category of housing need in the applicable geographic area. For purposes of this definition, categories of 
housing need are based on such factors as cost burden and severe cost burden, overcrowding, 

     



APPENDIX C | FAIR HOUSING ASSESSMENT 

C-74 INITIAL HCD DRAFT  PORTOLA VALLEY HOUSING ELEMENT 

ABAG also reports that number of homes in Portola Valley increased 1.6% from 2010 to 2020, below 
the growth rate for San Mateo County and the broader region.  

The most concentrated development period for Portola Valley was 1960-1979, during which 42% of 
the housing inventory was built. Another 25% of units were built before 1960. As such, two-thirds of 
the town’s units are older, may lack energy efficiency, could be costly to adapt for disability 
accessibility, and may have deferred maintenance if households cannot afford to make 
improvements.  

 

FIGURE 56: HOUSING UNITS BY YEAR BUILT, PORTOLA VALLEY 
Source: ABAG Housing Needs Data Workbook Compared to San Mateo County, the Portola Valley’s owner occupied housing market 
has a far greater share of units priced over $2 million—81% of units in the town fall within this price range compared to 19% in 
the county. According to the Zillow home value index, home prices have experienced remarkable growth in the Portola Valley—
even outpacing the county and the Bay Area overall.  

 

FIGURE 57: DISTRIBUTION OF HOME VALUE FOR OWNER OCCUPIED UNITS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 58: ZILLOW HOME VALUE INDEX, 2001-2020 
Source: ABAG Housing Needs Data Workbook 

Rents have increased at a slower pace compared to the for sale market—however, median rents still 
increased substantially over the past few years, rising by 47% between 2014 and 2019. Rent increases 
have likely been dampened by the COVID-19 pandemic. Compared to the county, the Portola Valley 
has more luxury rental units—49% of units rent for more than $3,000 in the town compared to 22% 
in the county.  

 

FIGURE 59: DISTRIBUTION OF CONTRACT RENTS FOR RENTER OCCUPIED UNITS, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 60: MEDIAN CONTRACT RENT, 2009-2019 
Source: ABAG Housing Needs Data Workbook 

6.2 COST BURDEN AND SEVERE COST BURDEN 

One quarter of all renter households in Portola Valley are cost burdened—spending more than 
30% of their gross income on housing costs—and 12% are extremely cost burdened—spending more 
than 50% of their gross income on housing costs. Cost burdened households have less money to 
spend on other essentials like groceries, transportation, education, healthcare, and childcare. 
Extremely cost burdened households are considered at risk for homelessness. 

 

FIGURE 61: OVERPAYMENT (COST BURDEN) BY JURISDICTION, 2019 
Source: ABAG Housing Needs Data Workbook 
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A smaller portion of households in Portola Valley (25%) struggle with cost burden compared to the 
county (37%). Lower income households are more likely to experience housing cost burden. Nearly 
three out of every four households earning less than 30% AMI—considered extremely low income 
households—are severely cost burdened, compared to only 4% of households earning more than 
100% of AMI.  

 
FIGURE 62: OVERPAYMENT (COST BURDEN) BY AREA MEDIAN INCOME (AMI), PORTOLA VALLEY, 

2019 
Source: ABAG Housing Needs Data Workbook. 

There is little to no variation in the incidence of housing cost burden in Portola Valley by 
race/ethnicity—the data show no cost burden among minority households. Large family households 
are less likely to experience cost burden than other household types.  

 

FIGURE 63: OVERPAYMENT (COST BURDEN) BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook  
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Since the town is comprised of just one census tract, there is no evident geographic concentration of 
cost burden. 

 

FIGURE 64: OVERPAYMENT (COST BURDEN) FOR RENTER HOUSEHOLDS BY CENSUS TRACT, 2019 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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6.3 OVERCROWDING 

The vast majority of households (98%) in Portola Valley are not overcrowded—indicated by more than 
one occupant per room. However, renter households are more likely to be overcrowded with 8% of 
households with more than one occupant per room compared to 0% of owner households.  

The data do no indicate racial and ethnic disparities in overcrowding in Portola Valley. Since the 
town is comprised of just one census tract, there is no evident geographic concentration of 
overcrowding within the town. 

 

FIGURE 65: OCCUPANTS PER ROOM BY JURISDICTION, 2019 
Source: ABAG Housing Needs Data Workbook 

 

FIGURE 66: OCCUPANTS PER ROOM BY TENURE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 
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FIGURE 67: OVERCROWDING BY RACE AND ETHNICITY, PORTOLA VALLEY, 2019 
Note: Overcrowding is indicated by more than 1 person per room. 
Source: ABAG Housing Needs Data Workbook 

6.4 SUBSTANDARD HOUSING 

Data on housing condition are very limited, with the most consistent data available across jurisdictions 
found in the American Community Survey (ACS)—which captures units in substandard condition as 
self-reported in census surveys. In Portola Valley, the data indicate 8% of all units have substandard 
kitchen facilities—all of these are shown to be rental units. This may actually reflect rental units with 
a common kitchen as opposed to residents living in substandard units.   

 

FIGURE 68: PERCENT OF UNITS LACKING COMPLETE KITCHEN AND PLUMBING FACILITIES, PORTOLA 

VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 
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6.5 HOMELESSNESS 

In 2019, 1,512 people were experiencing homelessness in the county during the One-Day Count, with 
40% of people in emergency or transitional shelter while the remaining 60% were unsheltered. The 
majority of unsheltered people experiencing homelessness were in households without children. The 
majority of people in transitional housing were in households with children.  

 

FIGURE 69: HOMELESSNESS BY HOUSEHOLD TYPE AND SHELTER STATUS, SAN MATEO COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

People who identify as American Indian or Alaskan Native (6% of the homeless population 
compared to less than 1% of the total population), Black (13%, 2%), White (67%, 51%), and 
Hispanic (38%, 28%) are overrepresented in the homeless population compared to their share of 
the general population. People struggling with chronic substance abuse (112 people), severe mental 
illness (305), and domestic violence (127) represented a substantial share of the homeless population 
in 2019.  

 

FIGURE 70: SHARE OF GENERAL AND HOMELESS POPULATIONS BY RACE, SAN MATEO COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

Sheltered - Emergency Shelter 0 68 198

Sheltered - Transitional Housing 0 271 74

Unsheltered 1 62 838

People in 
Households 

Solely 
Children 

People in 
Households 

Without 
Children

People in 
Households 
with Adults 

and Children
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FIGURE 71: SHARE OF GENERAL AND HOMELESS POPULATIONS BY ETHNICITY, SAN MATEO COUNTY, 
2019 

Source: ABAG Housing Needs Data Workbook 

 

 

FIGURE 72: CHARACTERISTICS OF THE POPULATION EXPERIENCING HOMELESSNESS, SAN MATEO 

COUNTY, 2019 
Source: ABAG Housing Needs Data Workbook 

6.6 DISPLACEMENT 

Displacement trends may be evaluated by both mobility trends (how often residents move) and by 
expiring contracts on income-restricted affordable units. Portola Valley households appear to have 
greater stability than households in the county overall—9% of Portola residents moved in the past 
year compared to 12% of county residents. Owner households generally experience a greater amount 
of housing stability whereas renter households are more mobile (i.e., move more frequently).  

Sheltered - Emergency Shelter 46 0 70 31 10

Sheltered - Transitional Housing 46 3 46 4 14

Unsheltered 20 0 189 34 103

Chronic 
Substance Abuse HIV/AIDS

Severely 
Mentally Ill Veterans

Victims of Domestic 
Violence
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FIGURE 73: LOCATION OF POPULATION ONE YEAR AGO, 2019 
Source: ABAG Housing Needs Data Workbook 

 

 

FIGURE 74: TENURE BY YEAR MOVED TO CURRENT RESIDENCE, PORTOLA VALLEY, 2019 
Source: ABAG Housing Needs Data Workbook 

 

According to HUD, there are no low income affordable units located in Portola Valley. As such, 
displacement due to expiring HUD contracts is less of a concern than access to the community for low 
income households.  
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FIGURE 75: ASSISTED UNITS AT RISK OF CONVERSION, 2019 
Source: ABAG Housing Needs Data Workbook 

The Urban Displacement Project does not identify Portola Valley as having any areas vulnerable to 
displacement (see definitions below).  

Source: https://www.sensitivecommunities.org/. 

  

Portola Valley 0 0 0 0 0

San Mateo County 4,656 191 359 58 5,264

Bay Area 110,177 3,375 1,854 1,053 116,459

Low Moderate High Very High
Total Assisted 

Units in Database

DI S P LA CEM ENT SENS I T IV E  CO MM U NI TI ES 
“According to the Urban Displacement Project, communities were designated sensitive if they met the 
following criteria: 
 They currently have populations vulnerable to displacement in the event of increased redevelopment 

and drastic shifts in housing cost. Vulnerability is defined as: 
 Share of very low income residents is above 20%, 2017 
 AND 
 The tract meets two of the following criteria: 

− Share of renters is above 40%, 2017 
− Share of people of color is above 50%, 2017 
− Share of very low-income households (50% AMI or below) that are severely rent burdened 

households is above the county median, 2017 
− They or areas in close proximity have been experiencing displacement pressures. 

Displacement pressure is defined as: 
• Percent change in rent above county median for rent increases, 2012-2017 

OR 
 Difference between tract median rent and median rent for surrounding tracts above median for all 

tracts in county (rent gap), 2017.” 
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FIGURE 76: CENSUS TRACTS VULNERABLE TO DISPLACEMENT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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FIGURE 77: LOCATION AFFORDABILITY INDEX BY CENSUS TRACT 
Source: California Department of Housing and Community Development AFFH Data Viewer 
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6.7 ACCESS TO MORTGAGE LOANS 

Disparities by race and ethnicity are prevalent for home mortgage applications, particularly in denial 
rates. Hispanic or Latinx (29% denial rate) and Asian households (19%) had the highest denial 
rates for mortgage loan applications in 2018 and 2019, as shown in Figure 78. Conversely, non-
Hispanic White (15%) and households of unknown race/ethnicity (11%) have the lowest denial rates 
during the same time. Data was not available for American Indian or Alaska Native households or for 
Black or African American households. 

 

FIGURE 78: MORTGAGE APPLICATIONS BY RACE AND ETHNICITY, PORTOLA VALLEY, 2018-2019 
Source: ABAG Housing Needs Data Workbook 
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Disproportionate Housing Needs

Cost Burden, Portola Valley, 2019
Area Median Income (AMI)

Overcrowding, Portola Valley, 2019
Occupants per Room by Tenure

Substandard Housing, Portola Valley, 2019
Incomplete Kitchen and Plumbing Facilities by Tenure

Homelessness, San Mateo County, 2019

Race and Ethnicity
Share of Homeless 

Population
Share of Overall 

Population
American Indian or Alaska Native 6% 0%
Asian / API 6% 30%
Black or African American 13% 2%
White 67% 51%
Other Race or Multiple Races 8% 17%

Displacement, 2020
Assisted Units at High or Very 
High Risk of Displacement Portola Valley San Mateo County

Number of Units 0 417

% of Assisted Units 0% 8%

14%

23%

28%

44%

90%

14%

12%

52%

56%

6%

71%

65%

21%

0%

4%

0%-30% of AMI

31%-50% of AMI

51%-80% of AMI

81%-100% of AMI

100%+ of AMI

0%-30% of Income Used for Housing 30%-50% of Income Used for Housing

50%+ of Income Used for Housing

1.2%

0.0%

31.8%

0.0%

Kitchen

Plumbing

Owner Renter

8.1%

0.0%

0.0%

0.0%

1.0 to 1.5 Occupants per Room

More than 1.5 Occupants per Room

Owner Renter Series3

1.5+ Occupants 
per Room

1-1.5 Occupants 
per Room
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7. SITE INVENTORY ANALYSIS  
AB 686 requires local governments to affirmatively further fair housing as part of their Housing 
Element Update process, inclusive of the identification of Housing Sites. Accordingly, the Town of 
Portola Valley identified land resources throughout the community which were considered suitable 
for the accommodation of potential future residential development. These resources were identified 
as housing sites to be utilized in planning efforts associated with the 6th cycle housing element update 
process to accommodate the Town’s RHNA requirements for the 2023-2031 planning period in a way 
that affirmatively furthers fair housing efforts. 

As described within the prior Assessment of Fair Housing Section, the Town of Portola Valley is a high-
resource community that does not include any “low resource” areas or exhibited conditions of poverty 
within its municipal boundaries. However, due to the Town’s concentration of above-moderate 
income households, and prohibitive housing costs, relative to the broader county and region, 100% 
of neighborhoods within Portola Valley are considered exclusive to low-income households. 
Accordingly, the Town’s Housing Sites Inventory prioritizes increasing affordable housing 
opportunities throughout the town, including housing opportunities for lower-income households 
and other special needs populations. 

7.1 LOCATION OF EXISTING AFFORDABLE HOUSING 

Portola Valley has one rent-restricted affordable housing project within its jurisdiction and two 
additional pipeline and pending projects that will include affordable units. Woodside Priory School, a 
private catholic college preparatory school, provides two units for low-income residents. The Willow 
Commons project will include 11 low-income units and the Stanford Wedge project will include six 
low-income units (see Section 6, Adequate Sites for more information). ADUs provide scattered 
additional affordable housing units throughout the single-family neighborhoods.  

7.2 DISTRIBUTION OF SITES IN THE SITES INVENTORY 

The proposed housing sites in the Sites Inventory are well distributed to increase opportunities 
throughout the town, given the significant geologic and fire safety constraints. Sites were evaluated 
for proximity to faults, unstable soils, and steep topography prior to selection. In addition, ADUs 
distributed throughout the single-family neighborhoods will increase housing options in these areas.  

7.3 POTENTIAL EFFECT ON PATTERNS OF SEGREGATION 

Although Portola Valley doesn’t have significant segregation issues within the town, from a broader 
regional perspective, providing increased lower-income housing opportunities in a high resource 
community such as Portola Valley will help overcome Countywide and regional patterns of 
segregation, disparate impacts for impacted racial and ethnic groups, and foster more inclusive 
communities free from barriers that restrict access to opportunity. 
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7.4 POTENTIAL EFFECT ON ACCESS TO OPPORTUNITY 

The wide distribution of housing sites will provide additional housing options for lower income 
households to choose housing near amenities and services. The sites in the Sites Inventory were 
selected based on accessibility to a variety of services and amenities, such as parks/trails, schools, 
shopping, and transportation. From a broader regional perspective, providing increased lower income 
housing opportunities in a high resource community such as Portola Valley will help overcome 
Countywide and regional patterns of disparate impacts for impacted racial and ethnic groups by 
providing more affordable housing choices near desirable resources such as employment and high-
quality education. This will foster more inclusive communities free from barriers that restrict access 
to opportunity. 

7.5 POTENTIAL EFFECT ON DISPROPORTIONATE HOUSING NEEDS 

“Disproportionate housing needs generally refers to a condition in which there are significant 
disparities in the proportion of members of a protected class experiencing a category of housing need 
when compared to the proportion of members of any other relevant groups, or the total population 
experiencing that category of housing need in the applicable geographic area. For purposes of this 
definition, categories of housing need are based on such factors as cost burden and severe cost 
burden, overcrowding, homelessness, and substandard housing conditions.”25  

While household incomes within Portola Valley are relatively high when compared to other 
jurisdictions, there are still households considered some level of cost burdened. In Portola Valley, 
17.1% of households spend 30% to 50% of their income on housing and are considered “cost 
burdened” while 11.7% of households are severely cost burdened and use over 50% of their income 
for housing. There are also disparities in housing cost burden in Portola Valley by tenure, while 20.2% 
of property owners experience cost burden, 46.9% of renters experience the same.  

The increased quantity and distribution of affordable housing as proposed in the Sites Inventory will 
address disproportionate housing needs by providing more affordable housing in a wider variety of 
locations in the town. From a broader regional perspective, providing increased lower income housing 
opportunities in a high resource community such as Portola Valley will help overcome Countywide 
and regional patterns of disproportional housing needs.  

 
25 California Department of Housing and Community Development Guidance, 2021, page 39. 
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8. CONTRIBUTING FACTORS AND FAIR HOUSING ACTION 
PLAN 

The disparities in housing choice and access to opportunity discussed above stem from historical 
actions, socioeconomic factors that limit employment and income growth, broad barriers to open 
housing choice, and until recently, very limited resources to respond to needs. Pursuant to 
Government Code Section 65583 (c)(10)(A)(v), the Housing Element includes several policies and 
programs to proactively address fair housing issues. Table 11 below summarizes the fair housing 
issues, contributing factors, and implementation programs included in the Housing Element to 
affirmatively further fair housing in Portola Valley. 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

The Town of Portola Valley has 
limited racial and ethnic diversity 
(18% of residents are non-White 
Hispanic) compared to San Mateo 
County (61%) and the Bay Area 
overall, and very limited 
economic diversity (73% of 
households earn more than 100% 
AMI compared to 49% in the 
county overall). Portola Valley has 
a lower percentage of lower 
income households than the rest 
of the San Mateo County and the 
Bay Area, with 22% of households 
earning less than 80% of the AMI 
compared to 40% of households 
in San Mateo County and 39% of 
households in the Bay Area as a 
whole. This equates to 480 
households currently living in 
Portola Valley who are below the 
AMI, and 255 households who 
are below 50% AMI which means 
they would qualify for very low-
income housing. 
 

There is a lack of affordable 
housing opportunities 
throughout the town.  
There are no areas of the town 
that are zoned to allow moderate 
or high-density residential 
development. Existing policies do 
not encourage a range of housing 
types.  

 1-1: Create a new “Gateway” land use 
classification in the General Plan and two 
new zoning districts that allows for multi-
family housing at four and 20 du/acre to 
provide for development of housing at 
lower-income levels. 

 1-2: Create a new zoning district that 
allows for mixed-use development with 
up to six du/ac and would allow for up to 
100% of building floor area to be 
dedicated to residential uses. 

 2-1: Amend the zoning ordinance to 
establish inclusionary housing 
requirements for new multi-family 
housing developments. 

 2.2: Develop a program to manage new 
affordable housing units in the town.  

 7-3: Provide direct assistance from the 
Building Division for property owners 
interested in making minor changes to 
accommodate a JADU. 

 7-4: Establish staff and consultant ADU 
office hours so that applicants can ask 
questions of subject matter experts. 

 7-6: Develop an affordable ADU rental 
program that matches landlords willing to 
rent ADUs at below market rates with low-
income tenants that who have been 
experienced displacement from areas 
outside of Portola Valley due to increasing 
rents with Portola Valley ADU owners 

 Upon Adoption 
 
 
 
 
 Upon Adoption 
 
 
 
 
 Initiate by June 2023 and 

implement program by 
December 2023. 

 
 June 2024 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023  

 
 Initiate office hours by June 2023. 
 
 
 Develop program by June 2023. 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

willing to rent ADUs at below market 
rates.  

 8-5: Rezone properties in the town to 
allow multi-family housing with a range of 
affordability levels and deed restrictions 
to ensure affordability over time. 
Affirmatively market the housing to 
households that are under-represented in 
the town including Black and Hispanic 
households. 

 8-6: Through collaboration with local 
service providers, convene a discussion of 
populations that are experiencing 
comparatively high rates of cost burden 
to discuss solutions for relief. Consider a 
rental assistance program tailored to 
extremely high cost-burdened residents 
(residents that pay a very high percentage 
of their income towards housing). This 
may be in coordination with ADU/JADU 
programs. Include Black, Indigenous and 
people of color in these conversations. 

 
 
 Complete rezoning by 3 years 

and 120 days from January 31, 
2023. 

 
 
 
 
 
 Initiate by June 2024. Consider 

program by December 2024. 

In 2018 and 2019, Hispanic or 
Latinx and Asian households in 
Portola Valley faced higher rates 
of mortgage loan denials when 
trying to purchase homes in 
Portola Valley (29% and 19%, 
respectively).a  

It is well documented that 
persons of color have been 
historically denied loans to 
purchase homes at a higher rate 
than white applicants. These 
historical patterns persist in some 
cases. 

 Mortgage acceptance rates are outside of 
local control. It is included here to bring 
attention to this issue.  

 

Portola Valley residents do not 
report experiencing fair housing 
discrimination. However, 

Tenants and property owners 
may lack knowledge about fair 
housing laws. Limited 

 8-7: Collaborate with other cities/towns 
and Project Sentinel, or another similar 
organization, to perform fair housing 

 Establish list by December 2023. 
Issue written materials annually 
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TABLE 11: FAIR HOUSING ACTION PLAN  

Fair Housing Issues Contributing Factors 
Meaningful Program Actions (from 
Section 7, Goals, Policies, and Programs) Targets and Timelines 

residents may not take action 
because they are not aware of 
resources for fair housing. 

information provided by the 
Town on fair housing rights.  

training for property owners, real estate 
agents, and tenants across the region. The 
training would include information on 
reasonable accommodation and source of 
income discrimination, as well as other 
fair housing information with emphasis 
on certain topics driven by housing 
complaint data and information from 
stakeholders. Participation in fair housing 
training will be required for approval of 
landlords’ business licenses. Focus 
enforcement efforts on race-based 
discrimination and reasonable 
accommodations. 

 8-8: Create a webpage specific to fair 
housing including resources for residents 
who feel they have experienced 
discrimination, information about filing 
fair housing complaints with HCD or HUD, 
and information about protected classes 
under the Fair Housing Act. 

thereafter. Conduct two 
workshops by 2030. 

 
 
 
 
 
 
 
 
 
 
 December 2023 

a Federal Financial Institutions Examination Council's (FFIEC) Home Mortgage Disclosure Act loan/application register (LAR) files. 
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TOWN OF PORTOLA VALLEY EXISTING HOUSING ELEMENT EVALUATION 
 

Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

Program 1: 
Inclusionary Housing 

The intention is to revise the program to require that 
developers build the housing units when one or more 
units would be required under the inclusionary housing 
program. As part of this revision, the percentage of lots 
required for below market rate housing may need to be 
reduced. The percentage should be based on a nexus 
study for affordable housing, such as the study underway 
through the 21 Elements process in San Mateo County. 
With the nexus study results, the town could also 
consider a housing impact fee. In developing the 
revisions to this program, the town will consult local 
developers and builders, and others experienced in the 
provision of affordable housing, to ensure that the 
requirements are realistic and that the program includes 
appropriate incentives. 

Objective: Amend the inclusionary housing program to 
make it more effective. 

Timeline: 2016, 
Ongoing 

Retain. 

The Town Council adopted the Housing Strategic Plan 
in 2016 and the implementation is ongoing. At that 
time, Council postponed additional work on the 
inclusionary housing program to ensure the approach 
was comprehensive in light of other housing efforts. 
In late 2018, Council formed a Subcommittee to 
discuss the potential changes to the inclusionary 
housing program and how to use the existing funds. 
That work was postponed by the Covid-19 pandemic. 
The Town Council recognized that the increase in the 
Town’s RHNA for the 2023-2031 Housing Element 
Update would be significant and that more broad 
housing solutions would be necessary to meet the 
Town’s housing obligations in coming years. Updates 
to the inclusionary housing program and use of the 
available funds have been considered and include 
with the Housing Element Update. 

Program 2: Affiliated 
Housing 

The town will continue to work with the owners of these 
three properties to allow and encourage housing to be 
built on the sites. Eleven additional housing units are 
approved for the Priory under the current Master Plan, of 
which seven units would be for households with 
moderate or low incomes. The Priory has indicated that 
they intend to construct the units in phases and expect all 
of the units to be built by 2022. The town has also started 
discussions with the Sequoias to encourage employee 
housing at the site, and they are moving forward 
internally to consider the options. Stanford University has 
no plans for their site at this time. During the planning 

Timeline: Ongoing 
 

Retain and modify. 

Priory School completed construction of six units of 
housing in 2021. Stanford submitted a 39-unit 
housing project (inclusive of 12 BMR units) for the 
Wedge Property. Staff is having communications with 
The Sequoias is also interested in developing 23 units 
(18 senior and 5 workforce housing units) in the 6th 
Housing Cycle. The Town Council is expanding the 
Affiliated Housing Program to add Ladera Church, 
Christ Church, and the Town itself with the Housing 
Element Update.  
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

period, however, the town will look more closely at the 
development standards and density for the Stanford 
Wedge in particular to ensure that they are appropriate. 
The town will continue to contact all three owners on a 
regular basis and assist them with any potential plans for 
providing housing. 

Currently, the Affiliated Housing Program is 
implemented through the Housing Element. With this 
update, the Municipal Code will be updated with the 
process and parameters of the Affiliated Housing 
Program, including development standards and 
affordability requirements.  

Program 3: Second 
Units (Accessory 
Dwelling Units) 

Second units provide most of the affordable housing in 
town and are the only type of affordable housing that can 
be produced in Portola Valley by market forces without a 
significant subsidy. Second units are particularly 
appropriate for Portola Valley because of their 
compatibility with the rural nature of the town and their 
ability to directly serve the need for affordable housing. 
2482a To strengthen the second unit program, Portola 
Valley proposed three amendments to its zoning 
ordinance in addition to the changes made to implement 
previous housing element programs.  

Objective: Amend the zoning ordinance to encourage 
second units. Monitor the program and take additional 
steps to increase second unit production if necessary. 

Timeline: 2015, 
Ongoing 

Initial amendments 
were completed in 
2015 continue to have 
ongoing updates.   

Completed. Replace with new ADU Programs. 

Town Council approved the amendments outlined in 
the Housing Element in 2015. Additional amendments 
were adopted in compliance with 2017 State law 
changes. In 2017, the Town received a grant from 
Home for All to conduct community workshops on 
housing topics, which were held in 2018. Accessory 
Dwelling Units became a focus of that effort. In fall of 
2018, additional zoning code amendments were 
considered to further encourage ADUs and allow 
ADUs in all zoning districts. The ordinance was 
adopted in early 2019. In 2021, the Town adopted 
another set of amendments for compliance with State 
law. 

Program 4: Shared 
Housing 

As discussed in the section on housing characteristics, 
homes in Portola Valley tend to be large. For older 
residents who want to remain in their homes, 
maintaining a large home while living on their own may 
be difficult. One option would be to convert a portion of a 
home to a second unit. Another option would be to 
simply find someone else to share the house. 

The Human Investment Project for Housing (HIP Housing) 
is a nonprofit organization that conducts a program in 
San Mateo County to match housing “providers” with 
housing “seekers.” Rents are established on a case-by-
case basis and can sometimes be partly defrayed by 

Timeline: Ongoing Retain and modify. 

HIP has attended the Farmer's Market. Staff shares 
publicity materials through the website and online 
forum. Staff plans to include HIP in upcoming events 
related to housing. 
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

services. Although Portola Valley is currently in the area 
served by HIP Housing, there is no formal arrangement 
with the organization. Portola Valley will continue to work 
with the organization to increase publicity about its 
service in the town 

Objective: Continue to work with HIP Housing to improve 
publicity of its home-sharing program to residents and 
employees. 

Program 5: Fair 
Housing 

Project Sentinel handles complaints of discrimination in 
the sale or rental of housing and in the mediation of 
tenant/landlord disputes in Portola Valley under the 
terms of a contract with San Mateo County. Information 
on this program will be posted or otherwise made 
available at Town Hall and the library, and on the town’s 
website. 

Objective: Publicize the program by continuing to provide 
brochures or post information sheets at Town Hall, the 
library and on the town’s website. 

Timeline: Ongoing Retain and modify. 

Staff continues to ensure information on Project 
Sentinel is readily available on the website. 

Program 6: Energy 
Conservation and 
Sustainability 

The Town has had a number of regulations that 
encourage energy conservation for years. These include 
permitting solar installations, utilizing subdivision 
regulations that protect solar access, and supporting 
energy efficient design. In addition, most new 
development is clustered, which reduces impacts on the 
land. The town also requires native landscaping, which 
reduces the need for both water and energy. All of these 
policies and regulations will continue. 

Objective: To continue existing green and energy 
conservation measures, revise them when necessary, and 
implement new programs in accordance with the 

Timeline: Ongoing. Retain. 

Town Council approved the Green Building Ordinance 
in 2017 and staff has been reviewing applications for 
compliance since it went into effect. The Council is 
currently considering additional updates to the Green 
Building Ordinance. 
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Housing Element 
Program Name/ 
Number Program Description and Objective 

Timeframe and 
Achievements Program Evaluation and Recommendation 

Sustainability Element and the town’s future Climate 
Action Plan. 

Program 7: Explore 
Future Housing 
Needs and Potential 
Housing Programs 

During the housing element update process, the town 
identified a need for a longer-range “vision” for housing in 
Portola Valley. This program therefore calls for the town 
to examine its likely housing needs beyond 2022, with the 
results potentially serving as a foundation for the next 
housing element update. 

Objective: To analyze the town’s housing needs and 
trends, explore a commercial affiliated employee housing 
program, identify potential uses of money in the town’s 
in-lieu housing fund, and examine other potential 
programs as appropriate to meet the town’s future 
needs. The results of this program will help to create a 
foundation for the 2022 housing element update. 

Timeline: Ongoing Completed. 

In 2016, the Council adopted the Housing Strategic 
Plan with six strategies. In 2018-2019, the Town held 
three community wide meetings with Home for All 
(Countywide housing advocates). In 2019, the Ad Hoc 
Housing on Town-Owned Property Committee 
reviewed properties owned by the Town that may be 
suitable for housing and reported back to Council. 
That process was valuable and resulted in a list of 
sites that have been used in the Housing Element 
Update process. Council Subcommittees continued to 
meet on housing topics. Communications with 
residents on housing topics remained high during 
2020 and 2021. 

Program 8: 
Transitional and 
Supportive Housing 
Ordinance 
Amendment 

Due to clarifications of California law relative to 
transitional and supportive housing, the Town’s municipal 
code needs to be amended so that it is fully compliant. In 
order to comply, sections 18.12.010, 18.14.020, and 
18.16.020 which list the permitted uses in the residential 
zoning districts (the R-E, R-1, and M-R districts), need to 
be amended so that they no longer restrict the number of 
persons in transitional and supportive housing when 
those types of housing are located in single family homes. 

Objective: Amend the zoning ordinance to fully comply 
with State law relative to transitional and supportive 
housing.  

Timeline: 2015 Will be completed before the end of the Housing 
Element Cycle 

The Transitional and Supportive Housing Code 
amendments have been drafted and will be reviewed 
by the Planning Commission and Town Council in 
summer 2022. In December 2021, the Town approved 
a Supportive Housing project with 11 units for adults 
with developmental delays. 
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HOUSING ELEMENT COMPLETENESS CHECKLIST 

A Quick Reference of Statutory Requirements for 
Housing Element Updates  

Updated 1/2021 

The purpose of this completeness checklist is to assist local governments in the preparation 
of their housing element. It includes the statutory requirements of Government Code section 
65580 – 65588. Completion of this checklist is not an indication of statutory compliance but is 
intended to provide a check to ensure that relevant requirements are included in the housing 
element prior to submittal to the Department of Housing and Community Development 
pursuant to Government Code section 65585(b). For purposes of the Checklist the term 
“analysis” is defined as a description and evaluation of specific needs, characteristics, and 
resources available to address identified needs. 

For technical assistance on each section visit California Housing and Community 
Development Building Blocks Technical Assistance (https://www.hcd.ca.gov/community-
development/building-blocks/index.shtml) 

https://www.hcd.ca.gov/community-development/building-blocks/index.shtml
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Checklist 

Public Participation 
Government Code section 65583, subdivision (c)(8) 

Description of Requirement Page 
Number 

Description of the diligent efforts the jurisdiction made to include all economic 
segments of the community and/or their representatives in the development and 
update of the housing element  
Summary of the public input received and a description of how it will be 
considered and incorporated into the housing element. 

Review and Revise 
Government Code section 65588, subdivision (a) 

Description of Requirement Page 
Number 

Progress in implementation – A description of the actual results or outcomes of 
the previous element’s goals, objectives, policies, and programs (e.g. what 
happened).  
Effectiveness of the element – For each program, include an analysis 
comparing the differences between what was projected or planned in the 
element and what was achieved.  
Appropriateness of goals, objectives, policies, and programs –A description of 
how the goals, objectives, policies, and programs in the updated element are 
being changed or adjusted to incorporate what has been learned from the 
results of the previous element. (e.g. continued, modified, or deleted.) 
Special needs populations – Provide a description of how past programs were 
effective in addressing the housing needs of the special populations. This 
analysis can be done as part of describing the effectiveness of the program 
pursuant to (2) if the jurisdiction has multiple programs to specifically address 
housing needs of special needs populations or if specific programs were not 
included, provide a summary of the cumulative results of the programs in 
addressing the housing need terms of units or services by special need group. 
AB 1233 – Shortfall of sites from the 5th cycle planning period – Failure to 
implement rezoning required due to a shortfall of adequate sites to 
accommodate the 5th cycle planning period RHNA for lower-income 
households triggers the provisions of Government Code section 65584.09. 

Comments: 



Housing Element Completeness Checklist 1/1/2021 3 

Housing Needs Assessment – Quantification and Analysis of Need 
Government Code section 65583, subdivision (a)(1)(2) and section 65583.1, 
subdivision (d) 

For information on how to credit reductions to RHNA See “Housing Element Sites Inventory 
Guidebook” at HCD’s technical assistance memos (https://www.hcd.ca.gov/community-
development/housing-element/housing-element-memos.shtml) 

Description of Requirement Page 
Number 

Population (e.g., by age, size, ethnicity, households by tenure) and employment 
trends  
Household characteristics including trends, tenure, overcrowdings and severe 
overcrowding 
Overpayment by income and tenure 
Existing housing need for extremely low-income households 
Projected housing needs: Regional Housing Needs Allocation (RHNA) by 
income group, including projected extremely low-income households 
Housing stock conditions, including housing type, housing costs, vacancy rate 
Estimate of the number of units in need of replacement and rehabilitation 

Identification and Analysis of the Housing Needs for Special Needs 
Populations 
Government Code section 65583, subdivision (a)(7) 

Description of Requirement Page 
Number 

Elderly 
Persons with Disabilities, including Developmental Disabilities 
Large Households 
Farmworkers (seasonal and permanent) 
Female Headed Households 
Homeless (seasonal and annual based on the point in time count 
Optional: Other (e.g. students, military) 

Comments: 

https://www.hcd.ca.gov/community-development/housing-element/housing-element-memos.shtml
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Affirmatively Further Fair Housing - An Assessment of Fair Housing – 
Required for Housing Element due after 1/1/2021. 
Government Code section 65583, subdivision (c)(10)(A) 

Part 1 Outreach 

Description of Requirement Page 
Number 

Does the element describe and incorporate meaningful engagement that 
represents all segments of the community into the development of the housing 
element, including goals and actions? 

Part 2 Assessment of Fair Housing 

Description of Requirement Page 
Number 

Does the element include a summary of fair housing enforcement and capacity 
in the jurisdiction? 
The element must include an analysis of these four areas: 

Integration and segregation patterns and trends 
Racially or ethnically concentrated areas of poverty 
Disparities in access to opportunity 
Disproportionate housing needs within the jurisdiction, including 
displacement risk 

Each analysis should include these components: 

Local: Review and analysis of data at a local level 
Regional impact; Analysis of local data as it compares on a regional level  
Trends and patterns: Review of data to identify trends and patterns over time 
Other relevant factors, including other local data and knowledge 
Conclusion and findings with a summary of fair housing issues 

Part 3 Sites Inventory 

Description of Requirement Page 
Number 

Did the element identify and evaluate (e.g., maps) the number of units, location 
and assumed affordability of identified sites throughout the community (i.e., 
lower, moderate, and above moderate income RHNA) relative to all 
components of the assessment of fair housing? 
Did the element analyze and conclude whether the identified sites improve or 
exacerbate conditions for each of the fair housing areas (integration and 
segregation, racially and ethnically concentrated areas of poverty, areas of 
opportunity, disproportionate housing needs including displacement)? 

Comments: 
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Part 4 Identification of Contributing Factors 

Description of Requirement Page 
Number 

Did the element identify, evaluate, and prioritize the contributing factors to fair 
housing issues?  

Part 5 Goals and Actions Page 

Description of Requirement Page 
Number 

Did the element identify, goals and actions based on the identified and 
prioritized contributing factors? 
Do goals and actions address mobility enhancement, new housing choices and 
affordability in high opportunity areas, place-based strategies for preservation 
and revitalization, displacement protection and other program areas? 

Programs must include the following components: 

 Actions must be significant, meaningful and sufficient to overcome identified patterns of 
segregation and affirmatively further fair housing. 

 Metrics and milestones for evaluating progress on programs/actions and fair housing 
results. 

Affordable Housing Units At-Risk of Conversion to Market Rate 
Government Code section 65583, subdivision (a)(9) 

See Preserving Existing Affordable Housing (https://www.hcd.ca.gov/policy-
research/preserving-existing-affordable-housing.shtml) 

Description of Requirement Page 
Number 

Provide an inventory of units at-risk of conversion from affordable to market-rate 
rents within 10 years of the beginning of the planning period. The inventory 
must list each development by project name and address, the type of 
governmental assistance received, the earliest possible date of change from 
low-income use, and the total number of elderly and nonelderly units that could 
be lost from the locality’s low-income housing stock in each year. 
Provide an estimate and comparison of replacement costs vs. preservation 
costs 
Identify qualified entities to acquire and manage affordable housing 
Identify potential funding sources to preserve affordable housing 

Comments: 

https://www.hcd.ca.gov/policy-research/preserving-existing-affordable-housing.shtml
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Analysis of Actual and Potential Governmental Constraints 
Government Code section, 65583, subdivisions (a)(5), (a)(4), (c)(1), and section 
65583.2, subdivision (c)  

See “Accessory Dwelling Unit Handbook” at HCD’s Accessory Dwelling Unit Assistance page 
(https://www.hcd.ca.gov/policy-research/accessorydwellingunits.shtml) 

Description of Requirement Page 
Number 

Land use controls (e.g. parking, lot coverage, heights, unit size requirements, 
open space requirements, Accessory Dwelling Unit (ADU) requirements, floor 
area ratios, growth controls (e.g., caps on units or population or voter approval 
requirements, conformance with the requirements of SB 330), inclusionary 
requirements, consistency with State Density Bonus Law and Housing 
Accountability Act, and consistency with zoning and development standard 
website publication and transparency requirements pursuant to Gov. Code § 
65940.1 subd. (a)(1)(B)).  
Local processing and permit procedures (e.g., typical processing times, permit 
types/requirements by housing type and zone, decision making criteria/findings, 
design/site/architectural review process and findings, description of standards 
[objective/subjective], planned development process). Element should also 
describe whether the jurisdiction has a process to accommodate SB 35 
streamline applications and by-right applications for permanent supportive 
housing and navigation centers. 
Building codes and their enforcement (e.g., current application of the California 
Building Code, any local amendments, and local code enforcement process and 
programs) 
On and Off-Site improvement requirements (e.g., street widths, curbing 
requirements) 
Fees and other exactions (e.g., list all fees regardless of entity collecting the fee, 
analyze all planning and impact fees for both single family and multifamily 
development, provided typical totals and proration to total development costs per 
square foot, and consistency with fee website publication and transparency 
requirements pursuant to Gov. Code § 65940.1 subd. (a)(1)(A)). 
Housing for persons with disabilities (e.g. definition of family, concentrating/siting 
requirements for group homes, reasonable accommodation procedures, 
application of building codes and ADA requirements, zoning for group homes 
and community care facilities) 
Analysis of locally-adopted ordinances that directly impact the cost and supply of 
housing (e.g. inclusionary ordinance, short-term rental ordinance) 

Comments: 

https://www.hcd.ca.gov/policy-research/accessorydwellingunits.shtml
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An Analysis of Potential and Actual Nongovernmental Constraints 
Government Code section, 65583, subdivision (a)(6) 

Description of Requirement Page 
Number 

Availability of financing 
Price of land 
Cost of Construction 
 Requests to develop housing below identified densities in the sites inventory 
and analysis 
Typical timeframes between approval for a housing development project and 
application for building permits  

 Does the analysis demonstrate the jurisdiction’s action(s) to mitigate nongovernmental 
constraints that create a gap between planning for housing to accommodate all income levels 
and the construction of housing to accommodate all income levels? 

Zoning for a Variety of Housing Types 
Government Code section, 65583, subdivisions (a)(4), (c)(1), and subdivision 65583.2 
subdivision (c)  

Provide an analysis of zoning and availability of sites for a variety of housing types including 
the following: 

Description of Requirement Page 
Number 

Multifamily Rental Housing 
Housing for Agricultural Employees (permanent and seasonal) (compliance with 
Health and Safety Code sections 17021.5, 17021.6, and 17021.8 
Emergency Shelters (including compliance with new development/parking 
standards pursuant to AB 139/Gov. Code § 65583 subd. (a)(4)(A)).  
Low Barrier Navigation Centers 
Transitional Housing 
Supportive Housing (including compliance with AB 2162, statutes of 2019) 
Single-Room Occupancy Units 
Manufactured homes, including compliance with Gov. Code § 65852.3 
Mobile Home Parks 
Accessory Dwelling Units 

Comments: 
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Site Inventory and Analysis 
Government Code, section 65583, subdivision (a)(3), section 65583.1, subdivision  

See “Housing Element Sites Inventory Guidebook” and “Default Density Standard Option” at 
HCD’s technical assistance memos (https://www.hcd.ca.gov/community-
development/housing-element/housing-element-memos.shtml) 

See Site Inventory Form (https://www.hcd.ca.gov/community-development/housing-
element/docs/Site_inventory_template09022020.xlsm) and Site Inventory Form Instructions 
(https://www.hcd.ca.gov/community-development/housing-
element/docs/Site_inventory_instructions.pdf) 

Site Inventory – The site inventory must be prepared using the form adopted by HCD. 
A electronic copy of the site inventory is due at the time the adopted housing element is 
submitted to HCD for review and can be sent to siteinventory@hcd.ca.gov. 

Site Inventory 

Description of Requirement Page 
Number 

Sites Inventory Form Listing: Parcel listing by parcel number, size, general plan 
and zoning, existing uses on non-vacant sites, realistic capacity, level of 
affordability by income group, publicly owned sites (optional).  
Prior Identified Sites: Address whether sites are adequate to accommodate 
lower income needs based on identification in the prior planning period for non-
vacant sites or two or more for vacant sites.   
Map of sites 

 Did the jurisdiction use the sites inventory form adopted by HCD? 

Site Inventory Analysis and Methodology 

Description of Requirement Page 
Number 

RHNA Progress: List the number of pending, approved or permitted units by 
income group based on actual or anticipated sales prices and rents since the 
beginning of the projection period 
Environmental Constraints: Address any known environmental or other 
constraints, conditions or circumstances, including mitigation measures, that 
impede development in the planning period 
Appropriate density: Identification of zoning to accommodate RHNA for lower-
income households: 
• Identify zones meeting the “default” density (Gov. Code § 65583.2 subd.

(c)(3)(B)) or;
• Identify and analyze zones with densities less than the “deemed appropriate”

(default) density that are appropriate to accommodate lower RHNA.

Comments: 

https://www.hcd.ca.gov/community-development/housing-element/housing-element-memos.shtml
https://www.hcd.ca.gov/community-development/housing-element/docs/Site_inventory_template09022020.xlsm
https://www.hcd.ca.gov/community-development/housing-element/docs/Site_inventory_instructions.pdf
mailto:siteinventory@hcd.ca.gov
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Description of Requirement Page 
Number 

Capacity: Describe the methodology used in quantifying the number of units 
that can be accommodated on each APN: 
• If development is required to meet a minimum density, identify the minimum

density, or;
• Describe the methodology used to determine realistic capacity accounting for

land use controls and site improvement requirements, typical density trends
for projects of similar affordability, and current or planned infrastructure.

• For sites with zones allowing non-residential uses, demonstrate the
likelihood of residential development

Infrastructure: Existing or planned infrastructure to accommodate the regional 
housing need, including water, sewer and dry utilities 
Small and large sites: Sites identified to accommodate lower RHNA that are 
less than one-half acre or larger than 10 acres require analysis to establish they 
are adequate to accommodate the development of affordable units. 
Affirmatively Furthering Fair Housing: Identified sites throughout the community 
that affirmatively furthers fair housing (see page 5 of checklist) 
Nonvacant Sites Analysis: For nonvacant sites, demonstrate the potential and 
likelihood of additional development within the planning period based on extent 
to which existing uses may constitute an impediment to additional residential 
development, past experience with converting existing uses to higher density 
residential development, current market demand for the existing use, any 
existing leases or other contracts that would perpetuate the existing use or 
prevent redevelopment of the site for additional residential development, 
development trends, market conditions, and regulatory or other incentives or 
standards to encourage additional residential development on these sites 
If nonvacant sites accommodate 50 percent or more of the lower-income 
RHNA, demonstrate the existing use is not an impediment to additional 
development and will likely discontinue in the planning period, including adopted 
findings based on substantial evidence. 
Nonvacant sites that include residential units (either existing or demolished) that 
are/were occupied by, or subject to, affordability agreements for lower-income 
households within 5 years are subject to a housing replacement program. (Gov. 
Code § 65583.2 subd. (g)(3)) 

Please note: This checklist does not include new requirements related to zoning for sites 
accommodating the moderate and above moderate income pursuant to AB 725, statutes of 
2020 as this requirement is not enacted until 2022.   

Comments: 
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Alternative Methods to Accommodate the RHNA: Optional 

Description of Requirement Page 
Number 

Accessory Dwelling Units: Analyze the number and affordability level of ADU 
units projected to be built within the planning period, including resources and 
incentives and other relevant factors such as potential constraints, and the 
likelihood of availability for rent 
Existing Residential Units: number and affordability level of units rehabilitated, 
converted or preserved that meet the provisions of alternative adequate sites. In 
addition, this includes units in a motel, hotel, or hostel that are converted to 
residential units and made available to persons experiencing homelessness as 
part of a COVID-19 response and acquisition of mobile home park. If using this 
option, the adequate site alternative checklist must be provided.  
Other: Jurisdictions are encouraged to consult with HCD regarding other 
alternative methods options including new manufactured housing park hook-
ups, floating homes/live aboard berths, conversion of military housing, adaptive 
reuse of commercial uses, or other housing opportunities unique to the 
community to ensure their adequacy to accommodate RHNA. 

Other Miscellaneous Requirements 
Also see Technical Advisories issued by the Governor’s Office of Planning and Research at: 
New state legislation related to General Plans Appendix C 
(http://opr.ca.gov/docs/OPR_Appendix_C_final.pdf) and Fire Hazard Planning General Plan 
Technical Advice Series (http://opr.ca.gov/docs/Final_6.26.15.pdf) 

Description of Requirement Page 
Number 

Description of the means by which consistency with the general plan will be 
achieved and maintained. (Gov. Code § 65583 subd. (c)(8)) 
Description of construction, demolition, and conversion of housing for lower- 
and moderate-income households within the Coastal Zone (if applicable). (Gov. 
Code § 65588 subds. (c) and (d)) 
Description of opportunities for energy conservation in residential development. 
(Gov. Code § 65583 subd. (a)(8)) 
Description of consistency with water and sewer priority requirements pursuant 
to SB 1087 (Gov. Code § 65589.7) 
Other elements of the general plan triggered by housing element adoption: 
• Disadvantaged Communities (Gov. Code § 65302.10)
• Flood Hazard and Management (Gov. Code § 65302 subds. (d)(3) and

(g)(2)(B))
• Fire Hazard (Gov. Code § 65302 and 65302.5)
• Environmental Justice (Gov. Code § 65302 subd. (h))
• Climate Adaptation

Comments: 

http://opr.ca.gov/docs/OPR_Appendix_C_final.pdf
http://opr.ca.gov/docs/Final_6.26.15.pdf
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Schedule of Actions/Programs 
Government Code, section 65583, subdivisions (c)(1 – 7), and (10) 

For adequate site programs See “Housing Element Sites Inventory Guidebook” at HCD’s 
technical assistance memos (https://www.hcd.ca.gov/community-development/housing-
element/housing-element-memos.shtml) 

Program Description Program numbers Page 
number 

Program(s) to provide adequate sites (large/small 
sites, incentives for mixed use/nonvacant sites, 
publicly owned sites, annexation, etc) 

If required: Program to accommodate a shortfall 
of adequate sites to accommodate the lower 
RHNA. This program must meet the specific 
criteria identified in Gov. Code § 65583.2 subd. 
(h) and (i).
If required: Program to accommodate an 
unaccommodated need from the previous 
planning period pursuant to Gov code § 
65584.09 
If required: Program when vacant/nonvacant 
sites to accommodate lower RHNA have been 
identified in multiple housing elements, if 
needed. (Gov. Code § 65583.2 subd. (c)) 
If required: Program to provide replacement 
units when occupied by, or deed restricted to 
lower-income households within the last 5 years, 
if needed. (Gov. Code § 65583.2 subd. (g)(3)) 

Program(s) to assist in the development of housing to 
accommodate extremely-low, very-low, low or 
moderate-income households, including special 
needs populations  
Program to address governmental and 
nongovernmental constraints to the maintenance, 
improvement, and development of housing  
Program(s) to conserve and improve the condition of 
the existing affordable housing stock  

Comments: 

https://www.hcd.ca.gov/community-development/housing-element/housing-element-memos.shtml
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Program Description Program numbers Page 
number 

Program(s) to promote and affirmative further fair 
housing opportunities  

Program(s) to preserve units at-risk of conversion 
from affordable to market-rate rents. 

Program(s) to incentivize and promote the creation of 
accessory dwelling units that can be offered at an 
affordable rent. 

 Do programs specify specific clear commitment, meaningful actions, that will have 
beneficial impact within the planning period? 

 Do programs identify timing, objectives (quantified where appropriate), and responsible 
parties, if appropriate for implementation?  

Quantified Objectives 
Government Code, section 65583, subdivisions (b) 

For an example table addressing this requirement visit California Housing and Community 
Development Building Blocks (https://www.hcd.ca.gov/community-development/building-
blocks/program-requirements/program-overview.shtml) 

Description of Requirement Page 
Number 

Estimate the number of units likely to be constructed, rehabilitated and 
conserved or preserved by income level, including extremely low-income, 
during the planning period 

Comments: 

https://www.hcd.ca.gov/community-development/building-blocks/program-requirements/program-overview.shtml


Please Start Here, Instructions in Cell 
A2, Table in A3:B16 Form Fields

Site Inventory Forms must be submitted to 
HCD for a housing element or amendment 
adopted on or after January 1, 2021. The 
following form is to be used for satisfying 
this requirement. To submit the form, 
complete the Excel spreadsheet and submit 
to HCD at sitesinventory@hcd.ca.gov. 
Please send the Excel workbook, not a 
scanned or PDF copy of the tables.

General Information 
Jurisidiction Name PORTOLA VALLEY

Housing Element Cycle 6th

Contact Information
First Name Laura
Last Name Russell
Title Planning & Building Director
Email lrussell@portolavalley.net

Phone 6508511700
Mailing Address

Street Address 765 Portola Rd
City Portola Valley
Zip Code 94028

Website
https://www.portolavalley.net/departments/planning-building-department/housing-element-upd

mailto:lrussell@portolavalley.net
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031
https://www.portolavalley.net/departments/planning-building-department/housing-element-update-for-2023-2031


Table A: Housing Ele        For San Mateo County jurisdictions, please format the APN's as follows: 999-999-999

Jurisdiction Name Site Address/Intersection 5 Digit ZIP Code Assessor Parcel 
Number

Consolidated 
Sites General Plan Designation (Current)

Zoning 
Designation 

(Current)

Minimum 
Density 
Allowed 

(units/acre)

Max Density 
Allowed 

(units/acre)

Parcel Size 
(Acres)

Existing 
Use/Vacancy Infrastructure Publicly-Owned Site Status Identified in Last/Last Two 

Planning Cycle(s)
Lower Income 

Capacity
Moderate Income 

Capacity
Above Moderate 
Income Capacity Total Capacity Project Name Optional 

Information2
Optional 

Information3

PORTOLA VALLEY Alpine Road/Golden Oak Drive (Stanford Wedge) 94028 77281020 Residential R-E 75.15 Vacant YES - Planned NO - Privately-Owned Pending Project Not Used in Prior Housing Elemen 6 6 27 39 Stanford Wedge
PORTOLA VALLEY 4388 Alpine Road (Willow Commons) 94028 79072120 Residential 1.21 Office/CommercialYES - Current NO - Privately-Owned Pending Project Not Used in Prior Housing Elemen 11 1 1 13 Willow Commons
PORTOLA VALLEY 3329 Alpine Rd (Dorothy Ford Field) 94028 77272010 Neighborhood Community/Existing Park O-A & R-E 20 2.48 Park/Open Space YES - Potential YES - City-Owned Available Not Used in Prior Housing Elemen 50 0 0 50 Vacant Portion of Dorothy Ford Field
PORTOLA VALLEY 4394 Alpine Rd 94028 79072130 Commercial and Research/Administrative: Local Shopping & Service CC 20 1.18 Vacant YES - Current NO - Privately-Owned Available Not Used in Prior Housing Elemen 6 5 12 23 4394 Alpine Rd
PORTOLA VALLEY 501 Portola Rd. (The Sequoias) 94028 79200030 Insitution "Other" R-E 8 42 Multi-Family YES - Current NO - Privately-Owned Available Used in Prior Housing Element - N 0 5 18 23 The Sequoias Affiliated Housing Site
PORTOLA VALLEY 815 Portola Rd. (Christ Church) 94028 76262030 Insitution "Church" R-E 6 1 Church YES - Current NO - Privately-Owned Available Not Used in Prior Housing Elemen 0 0 6 6 Christ Church Affiliated Housing Site
PORTOLA VALLEY 3330 Alpine Road (Ladera Church) 94028 77271180 Insitution "Church" R-E 20 0.5 Church YES - Current NO - Privately-Owned Available Not Used in Prior Housing Elemen 10 0 0 10 Ladera Church Affiliated Housing Site
PORTOLA VALLEY 3639 Alpine Rd (Glen Oaks) 94028 77282030 Alpine Rd. Scenic Corridor & Greenway O-A & R-E 4 4 Equestrian Riding YES - Current NO - Privately-Owned Available Not Used in Prior Housing Elemen 0 2 14 16 Glen Oaks Housing Site
PORTOLA VALLEY 4370 Alpine Rd 94028 79072060 Alpine Rd. Scenic Corridor & Greenway O-A & R-E 6 1.5 Office YES - Current NO - Privately-Owned Available Not Used in Prior Housing Elemen 0 0 9 9 4370 Alpine Rd
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Jurisdiction Name Site Address/Intersection 5 Digit ZIP Code Assessor Parcel 
Number

Consolidated 
Sites General Plan Designation (Current)

Zoning 
Designation 

(Current)

Minimum 
Density 
Allowed 

(units/acre)

Max Density 
Allowed 

(units/acre)

Parcel Size 
(Acres)

Existing 
Use/Vacancy Infrastructure Publicly-Owned Site Status Identified in Last/Last Two 

Planning Cycle(s)
Lower Income 

Capacity
Moderate Income 

Capacity
Above Moderate 
Income Capacity Total Capacity Project Name Optional 

Information2
Optional 

Information3
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Jurisdiction Name Site Address/Intersection 5 Digit ZIP Code Assessor Parcel 
Number

Consolidated 
Sites General Plan Designation (Current)

Zoning 
Designation 

(Current)

Minimum 
Density 
Allowed 

(units/acre)

Max Density 
Allowed 

(units/acre)

Parcel Size 
(Acres)

Existing 
Use/Vacancy Infrastructure Publicly-Owned Site Status Identified in Last/Last Two 

Planning Cycle(s)
Lower Income 

Capacity
Moderate Income 

Capacity
Above Moderate 
Income Capacity Total Capacity Project Name Optional 

Information2
Optional 

Information3
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Jurisdiction Name Site Address/Intersection 5 Digit ZIP Code Assessor Parcel 
Number

Consolidated 
Sites General Plan Designation (Current)

Zoning 
Designation 

(Current)

Minimum 
Density 
Allowed 

(units/acre)

Max Density 
Allowed 

(units/acre)

Parcel Size 
(Acres)

Existing 
Use/Vacancy Infrastructure Publicly-Owned Site Status Identified in Last/Last Two 

Planning Cycle(s)
Lower Income 

Capacity
Moderate Income 

Capacity
Above Moderate 
Income Capacity Total Capacity Project Name Optional 

Information2
Optional 

Information3
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Table B: Candidate Sites Identified to be Rezoned to Accommodate Shortfall Housing Need, Table Starts in Cell A2 For San Mateo County jurisdictions, please format the APN's as follows: 999-999-999

Jurisdiction Name Site Address/Intersection 5 Digit ZIP 
Code

Assessor 
Parcel Number

Very Low-
Income Low-Income Moderate-

Income

Above 
Moderate-

Income

Type of Shortfall Parcel Size
(Acres) Current General Plan Designation Current Zoning

Proposed 
General Plan 

(GP) 
Designation

Proposed 
Zoning

Minimum 
Density 
Allowed 

Maximum 
Density 
Allowed

Total Capacity Vacant/
Nonvacant

Description of Existing 
Uses Infrastructure Project Name Optional 

Information2
Optional 

Information3

PORTOLA VALLEY 4394 Alpine Rd 94028 79072130 2 4 5 12 Both 1.18 Commercial and Research/Administrative: Local Shopping & Service CC Multi-Family Multi-Family 20 23 Vacant Vacant YES - Current
PORTOLA VALLEY 3329 Alpine Rd (Dorothy  Ford Field) 94028 77272010 50 0 0 0 Both 2.48 Neighborhood Community/Existing Park O-A & R-E Multi-Family Multi-Family 20 50 Non-Vacant Baseball Field (to remain) YES - Potential Vacant Portion of Dorothy Ford Field Housing Site  
PORTOLA VALLEY 3639 Alpine Rd (Glen Oaks) 94028 77282030 0 0 2 14 Both 4 Alpine Rd. Scenic Corridor & Greenway O-A & R-E Multi-Family Multi-Family 4 16 Non-Vacant Equestrian YES - Current Glen Oaks Housing Site
PORTOLA VALLEY 4370 Alpine Rd 94028 79072060 0 0 0 9 Both 1.5 Alpine Rd. Scenic Corridor & Greenway O-A & R-E Mixed-Use Mixed-Use 6 9 Non-Vacant Office YES - Current 4370 Alpine Rd Housing Site
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Jurisdiction Name Site Address/Intersection 5 Digit ZIP 
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Table C: Land Use, Table Starts in A2
Zoning Designation

From Table A, Column G                                             and Table 
B, Columns L and N                       (e.g., "R-1")

CC
O-A & R-E 
O-A & R-E 
R-E



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")
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From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



Zoning Designation
From Table A, Column G                                             and Table 

B, Columns L and N                       (e.g., "R-1")



General Land Uses Allowed             (e.g., "Low-density residential")

Commercial and Research/Administrative: Local Shopping & Service 
Alpine Rd. Scenic Corridor & Greenway 
Neighborhood Community/Existing Park
Insitution 



General Land Uses Allowed             (e.g., "Low-density residential")
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