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Chapter 1: Overview of Housing Element Update 2015-2022

1.01 Introduction

This document serves as the Housing Element Technical Update to the Santa Clara County
General Plan for the planning period 2015-2022 (2015 Update). The Housing Element is one of
seven mandated elements of a jurisdiction’s general plan. Its content requirements are more
detailed, extensive, and complex than other elements, in order to address the subject matter
required under state law regarding housing.

The 2015 Update, (which is Appendix #4 of the General Plan), is organized into four chapters:
e Chapter 1: Overview of Housing Element Update 2015-2022
e Chapter 2: Review of the 2009 Housing Element Update and County Policies
e Chapter 3: Housing Needs, Capacity Analysis, and Production
e Chapter 4: County Housing Programs, Projects, Studies, and Activities

The 2015 Update uses the same organizational structure as that of the 2009 Housing Element
Update (2009 Update), an approach consistent with State Department of Housing and
Community Development (HCD) preferences and guidelines. This technique allows the review
of the 2015 Update to qualify for streamlined review, facilitating comparison with the previous
update for purposes of the State’s review, and provides for continuity from one update to the
next. The content of the Housing Element Update is based on the State’s publication “Building
Blocks for Effective Housing Elements™ and related checklists provided for the purpose of
locating content and relating it to the various requirements set forth in state law.

The main categories or types of information and analysis required in a housing element update
are:
e Identification and analysis of existing housing needs and projected housing needs;
e A statement of goals, objectives, strategies, and policies relating to the maintenance,
preservation, improvement, and development of housing;
e An analysis of the capacity of the existing General Plan and Zoning to meet projected
needs; and,
e A summary of housing programs and a five-year schedule of implementation measures.

The 2015 Update serves three additional important purposes:

e To document local housing needs in the context of existing County land use and growth
management policies;

e To explain important differences between Santa Clara County and (a) the cities within
Santa Clara County and (b) other counties, with regard to urban growth management
policies that guide urban housing development to within cities and conserve open space
and promote rural land use densities outside cities; and,
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e To document the many other ways, in addition to the approval of residential
development, in which the County contributes significantly to meeting local and
countywide housing needs.

1.02 Executive Summary

Planning Period for Current Update

This section provides an executive summary of key information and findings of the Santa Clara
County Housing Element Update for 2015-2022. The 2015 Update is based on the organization
and content of the prior update. The 2015 Update is due for adoption and certification by January
31, 2015. The prior Housing Element Update remains in effect until adoption of the 2015
Update. The deadline for adoption of the Housing Element Update is January 31, 2015.

County Produced Housing Consistent with Need Allocation and Forecast for the 2009 Update

Seven hundred and seventy seven housing units were produced in the County from 2007 through
2012. Two hundred and twenty two units are projected to be produced between 2013-2014, for a
total of 999 units. This production is within 10% of (91 units below) the 1,090 units of the
projected need for the 2007-2014 period. In the 2009 Update, the County forecast that permits
would be issued for 933 units through 2015. The total of 999 units anticipated to have been
produced by the end of the 2007-2014 planning period is within 7% of (66 units above) of the
933 forecast in the 2009 Update.

The County’s ability to demonstrate that its production approximates the projected need and
projected production from previous updates helps provide a basis for future review and approval
of the 2015 Update by the State HCD. See Chapter 2 for more detailed information.

The County also demonstrated its ability to produce housing equal to projected need in the
previous, 2001-2006 Housing Element cycle. For the period covered by the 2001 Housing
Element, the County produced 1,716 housing units, exceeding the 1,446 units projected as
needed by the previous period’s RHNA.

Modest Changes to Policy Directions and Strategies Proposed in 2015 Update

The Housing Element Update is a part of and is required to be consistent with the General Plan,
including its countywide growth management policies, housing policy chapters, health and
transportation elements, and all other relevant portions of the other elements. The goals,
strategies, policies, and implementation measures described in the 2015 Update are consistent
with and promote the goals and policies of the overall General Plan. Only modest changes to
policy directions and strategies of the 2009 Update are included in the 2015 Update. The main
changes are that funding programs will prioritize housing for households with extremely low
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incomes' (as opposed to households with low or moderate incomes), secondary units will be the
focus of efforts to reduce regulatory constraints, more collaborative efforts will be pursued, and
the housing needs of farmworkers and the homeless will get increased attention. Aside from
these modifications, the existing housing strategies and policies are deemed adequate, and they
provide a broad and comprehensive framework to guide planning and decision-making related to
housing issues. See Chapter 2.02 for more detailed information.

Regional Housing Needs Allocation Description

The central focus of a housing element update is the Regional Housing Needs Allocation
(RHNA), although there are many other areas of content that are equally important from the
standpoint of complying with state law. The County’s RHNA is based on a model and
assumptions about projected growth in housing need determined by the regional Council of
Governments, ABAG. The Santa Clara County 2015 Housing Element RHNA allocation of 277
units is a significant decrease compared to the 1,090 units allocated for the 2007-2014 planning
period. This decrease reflects Plan Bay Area and its emphasis to concentrate housing
opportunities within incorporated Priority Development Areas.

Table 1.01 below shows the projected regional housing need allocated to the County of Santa
Clara, by affordability categories':

Table 1.01: Santa Clara County RHNA, 2015-2022 Housing Element Update
Income Category

Very Low Low Moderate | Above Moderate | Total
[RHNA for 2015-2022 Update 22 13 214 28 277

For additional information regarding the Stanford allocation, refer to the section below
summarizing the allocations.

County Can Demonstrate Capacity to Meet RHNA and Accommodate Necessary Housing

The 2015 Update includes detailed information and analysis to determine whether housing
capacity exists within the existing General Plan and Zoning Ordinance to accommodate
projected needs defined in the RHNA. Based on the evaluation of general housing capacity

" Household income categories are based on those established by the U.S. Department of Housing and
Urban Development for use in its Section 8 Housing Choice Voucher Program. The 2013 Area Median
Income (AMI) for Santa Clara County is $105,500 for a family of four.

Extremely Low Income: A household with income less than 30% of AMI.

Very Low Income: A household with income less than 50% of AMI.

Low Income: A household with income less than 80% of AMI.

Moderate Income: A household with income less than 120% of AMI.

Above Moderate Income: A household with income over 120% of AMI
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within urban and rural unincorporated areas, combined with capacity on Stanford University
lands as defined under the Stanford Community Plan and 2000 General Use Permit, the County
has sufficient capacity to accommodate the projected housing need as set by the RHNA Refer to
Chapter 3, Section 3.03 for more information on RHNA and Projected Housing Need.

Table 1.02: Summary of Capacity to Meet RHNA
Income Category

. Ver Above
Source of Capacity Lowg Low | Moderate Moderate Total
Unincorporated County Capacity (except Stanford) 90 - - 1,325 | 1,415
Development-linked Capacity at Stanford 350 87 - 230 667
Total Ability to Meet RHNA 440 87 0 1555 | 2082
RHNA 22 13 214 28 277
Surplus Capacity ' 418 74 -214 1527
Note:

1/ Negative numbers represent a deficit of capacity at that income level. However, surplus capacity
at lower income levels can be used to satisfy need at higher income levels.

2/ Most capacity at Very Low is for Secondary Dwellings. Capacity for secondary dwellings is
based on the forecast of secondary dwelling production for 2015-2022. Production of secondary
dwellings is could be as high as 24 units per year as Programs facilitating secondary dwelling
production are implemented.

Existing and Special Needs Housing

Chapter 3 provides detailed demographic and other statistical information required by housing
element law and the State’s Building Blocks for Effective Housing Elements. The primary
purpose is to describe and assess existing housing needs for the unincorporated area population.
The existing needs analysis is distinct from and not to be confused with the RHNA of projected
needs based on projected population and economic growth.

Section 3.02 documents unincorporated area housing needs through a series of tables and
analyses based on available population, demographic, and housing data. Section 3.03 provides
detailed analysis of housing capacity related to the RHNA of projected needs. Section 3.04
documents recent unincorporated housing development and Section 3.05 further describes issues
relating to housing development potential for the unincorporated area. The conclusion of Section
3.05 is that the County has the capacity to accommodate its projected housing need as
established through the RHNA process.

Chapter 1: Overview of Housing Element Update 2015-2022 Page 10



Santa Clara County Housing Element Update 2015-2022

Governmental and Non-Governmental Factors/Constraints Evaluation

Section 3.06 provides a broad review and evaluation of governmental factors that influence
housing production and affordability. The section provides an overview of many topics,
including land use policies and regulations referred to generally as “land use controls,” impact
fees, secondary dwelling provisions, building codes, development and site improvement
standards, fees and exactions, processing and permitting procedures, special needs housing, and
code enforcement, among other subjects.

The County’s overall conclusions are that in general, the County’s policies, regulations, permit
processes, and related factors do not pose an undue burden or constraint on housing
development.

However, two areas are identified and discussed to further streamline development review or
increase affordable and special needs housing development. The two areas are:

e Secondary Units: Three programs will be implemented in the 2015-2022 cycle to reduce
permitting requirements and regulatory constraints to the construction of secondary units;
and

e Farmworker Housing: Two programs will be implemented in the 2015-2022 time period
to improve communication between farmers, the planning office, and farmworker
housing advocates, with the goal of expanding the creation of farmworker housing.

Section 3.07 describes non-governmental factors influencing the production of housing, such as
national and regional economic conditions, land costs, financing and mortgage industry trends,
general labor and material costs, and similar information of particular relevance to the region and
unincorporated Santa Clara County.

Compilation of Housing Programs, Projects, Studies, and Activities

Lastly, the Housing Element provides an overview of the most important housing programs,
projects, studies, and activities intended to promote housing supply, rehabilitation, preservation,
affordability, and a variety of other related goals and objectives. This compilation is contained in
Chapter 4 of the 2015 Update, and is based on the 2009 Update. Two of the more comprehensive
programs, the Community Development Block Grant (CDBG) program and the HOME
programs, are described independently, due to the great diversity of purposes and objectives
involved in each.

The housing programs chapter further documents that the County’s role in providing housing,
especially affordable housing, is significant, even though the vast majority of urban housing
development does not occur under County land use jurisdiction. The County’s significant
involvement in housing-related programs and its long-standing philosophy and commitment to
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regional solutions to housing needs is evident in the program summaries provided in Chapter 4.
Most of the programs and activities in which the County participates provide important funding
and services throughout the cities and unincorporated areas, meeting needs of both incorporated
and unincorporated residents.

1.03 Terminology Used in the 2015 Update

For purposes of the 2015 Update, the terms “County of Santa Clara” and “County” refer to the
governing body and not the geographic area.

The terms “Unincorporated Santa Clara County” and “unincorporated County” are defined to be
the area under the land use authority of the County of Santa Clara. The terms “Santa Clara
County” and “county” include the geographic region that consists of unincorporated areas of
Santa Clara together with the 15 cities located within Santa Clara County. “Countywide”,
“countywide”, and “county as a whole” are synonymous with the term “Santa Clara County.”

Lastly, the term “Urban County” consists of the unincorporated area as well as the following
jurisdictions that participate jointly in the HOME and Community Development Block Grant
programs: Campbell, Los Altos, Los Altos Hills, Los Gatos, Monte Sereno, Morgan Hill, and
Saratoga.

Terms and Acronyms

e HCD: The State Department of Housing and Community Development. HCD reviews
jurisdictions’ housing elements for compliance with State housing law.

e ABAG: The Association of Bay Area Governments. ABAG is the regional planning
organization for the jurisdictions in the nine counties of the San Francisco Bay Area.

e MTC: Metropolitan Transportation Commission. The MTC is the Bay region’s
transportation planning, coordinating, and financing agency.

e RHNA: The Regional Housing Needs Allocation. The RHNA is the projected housing
need for jurisdictions, as allocated to each jurisdiction by ABAG.

e DoF: State Department of Finance. The DoF provides population estimates and
projections by city and by County.

e ACS: American Community Survey. The ACS is a Census Bureau product that provides
yearly demographic information, to supplement the decennial Census.

e NDA: “No Data Available”. Table cells marked with “NDA” are statistics that are not
reported by the source agencies at the city or unincorporated area level of detail.

e USA: Urban Service Area.

e SOLI: Sphere of Influence.

e N/A: “Not Applicable”
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1.04 Housing Policy and Development in Relation to “Smart Growth” Policies of the
General Plan

Housing-related policies of the County’s General Plan reflect the County’s “smart growth” land
use policies. The cities, County, and Local Agency Formation Commission (LAFCO) have
developed and implemented a system of urban growth management that has been in place since
the early 1970s. Cities are responsible for planning for and accommodating urban growth and
development, including housing, within cities and their Urban Service Areas (USAs). Outside
the USAs, the rural areas are to remain in open space, natural resource, and low-density land
uses. In rural areas outside USAs, where urban services are not provided, allowed density of
development is low and minimum lot sizes for subdivision are typically 20 acres or more.

Within the USAs, the urban unincorporated islands or “pockets” are to be annexed into their
surrounding cities. This policy reinforces the role of cities to plan for and accommodate new
urban development within USAs. Consequently, as the islands are annexed, unincorporated
population has decreased by 37% from 1970-2010, while the total County population has
increased by nearly 67%. As a result, cities are accorded the opportunities and responsibilities for
new housing or infill redevelopment. Proposals for redevelopment of individual parcels also
trigger the opportunity for annexation to the city.

1.05 The County’s Special Roles in Housing Production

In the context of the County’s long-standing growth management policy, the County’s primary
role in housing development is providing assistance to create more affordable, below-market rate
housing and special needs housing, though not through permit issuance or development, per se.
Even though the County’s role in approving new housing development is limited, it makes a
significant contribution in a variety of ways to housing affordability and preservation, including,
but not limited to:

e funding for construction, rehabilitation, and preservation;

e providing rental subsidies;

e creating and assisting shelters and special needs housing;

e providing home financing for first-time and low-income homebuyers;

e offering and funding services to address housing discrimination and dispute resolution;

e generating opportunities for new housing on surplus County-owned lands; and

e facilitating advocacy and education.

The County works in concert with local agencies, such as the Housing Authority of the County
of Santa Clara, and non-profit organizations to actively provide a wide variety of housing
assistance countywide, not just within unincorporated areas. These efforts include funding for
non-profit builders and local agencies such as the Housing Authority to construct affordable
housing, maintain affordable rents, and loans for rehabilitation. The County is also a significant
funder of housing for special needs persons, such as seniors, the mentally ill, substance abusers,
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and those with HIV/AIDS conditions that receive supportive services from the County. The
County funds and provides emergency shelters, transitional and supportive housing, and housing
for other special needs populations countywide.

1.06 ABAG Allocation Methodology and Unique Aspects of County Planning

ABAG’s housing allocation methodology and procedures apply to all nine Bay Area counties
and 101 cities. In general, the housing allocations to cities include that which would occur within
the cities’ Sphere-of-Influence, or SOI, even if the SOI includes unincorporated areas. This
model generally assumes that urban growth within a city SOI will be through annexation to the
city. However, there are a number of differences between the cities and counties in the region
that need to be taken into account. For example, cities in Santa Clara County may plan for and
annex for urban development only those lands within their Urban Service Areas.

The general rule of allocating growth and housing need within a city’s SOI to the city contributes
to the low RHNA apportioned to the County. This low allocation is appropriate given the
County’s limited role in actually approving and issuing permits for new housing development.
Over time, ABAG has adjusted its methodology to better reflect the countywide urban growth
management policies of Santa Clara County, its cities, and it’s LAFCO.

More recently, ABAG and the MTC have been working together to implement SB 375, which
requires coordination of land use, transportation and housing planning in the Bay Area, and on
the production of an integrated plan called a Sustainable Communities Strategy (SCS). The Bay
region’s SCS plan is called Plan Bay Area, and was adopted by ABAG and the MTC in July
2013. A central feature of Plan Bay Area is the targeting of growth and infrastructure investment
in existing developed areas near jobs and transit (Priority Development Areas, or PDAs). The
Plan Bay Area’s focus on the PDAs supplements and complements Santa Clara County’s
countywide urban growth management policies

Stanford University’ unincorporated campus lands are located within Palo Alto’s SOI and within
Palo Alto’s USA for the most part, but is not intended to be annexed to Palo Alto. Special land
use agreements between the Palo Alto, the County, and Stanford University have been in place
for many years to that effect, resulting in the County having the long-range planning and
permitting authority for the academic campus lands. Consequently, the portion of the RHNA
relating to growth and development on Stanford’s academic campus lands appropriately resides
with the County. A supplemental agreement between the City of Palo Alto and the County of
Santa Clara led to a transfer of an additional 200 units of RHNA in the Moderate affordability
category. This number was negotiated based on a request from the City of Palo Alto, and was
not based on factors related to the RHNA methodology.
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Housing element law requires that cities and counties have responsibility to plan for housing on
lands under their planning authority and regulatory control. The 2015 Housing Element Update
for Santa Clara County therefore focuses on the unincorporated areas, in terms of population and
demographic data, and in terms of housing capacity and development potential. However, the
County of Santa Clara has long recognized that housing needs and issues are regional in nature,
not simply matters of concern for unincorporated areas. It administers most of its housing
programs, activities, and projects on a countywide basis, not just for the unincorporated areas.

1.07 Sustainable Communities Strategy and PlanBayArea

The Bay Area’s implementation of SB 375 is its Sustainable Communities Strategy, which is a
component of the region’s comprehensive land use, transportation, and housing plan called
PlanBayArea. PlanBayArea provides for regional growth through 2040 by focusing
transportation infrastructure investment and housing capacity in Priority Development Areas
(PDA) in the region. PDAs are areas where local jurisdictions believe there is capacity and
demand for focused growth in population and infrastructure. The majority of these areas are in
the inner Bay Area around areas of existing transportation infrastructure, with relatively little
growth is expected or planned for in the outer Bay Area or in rural areas.

In Santa Clara County, larger PDAs were identified in central San Jose, north San Jose, and
along the EI Camino Real corridor. Many other PDAs were identified as well. No PDAs were
identified in unincorporated areas of the County, consistent with both PlanBayArea’s focus on
existing urban areas, and with the longstanding growth management policies of the cities in
Santa Clara County and the County of Santa Clara.

1.08 Community Participation and Outreach

An important component of every housing element update is public outreach and participation.
Special efforts have been made to include and engage the public, governmental agencies and
staff, non-governmental agencies and service providers, advocacy groups, and others involved in
a myriad of housing-related issues.

During the preparation of the 2015 Update, County staff conducted various outreach efforts to
solicit input and ideas from the community in providing housing solutions. Broader outreach was
conducted primarily through the email lists of the SCC Collaborative (Program 4.08.05) and the
Housing Action Coalition (Program 4.07.01), each of has approximately 400 addresses in their
lists. Targeted outreach was continuous and involved direct phone calls, meetings, and emails
with relevant stakeholders.

Targeted outreach also included those with special needs, including farmworkers, people with
disabilities (including developmental disabilities), and limited English proficiency. The June 27,
2013 workshop and September 19, 2013 meeting of the Board of Supervisors subcommittee on
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housing (HLUET) were attended by a representative of the Farm Bureau, and Staff met with the
Farm Bureau on October 4, 2013 to receive comments and proposed text on agriculture-related
excerpts of an early draft of the Housing Element. A farmworker employer was also in
attendance at a January 14, 2014 outreach meeting on emergency shelters. The June 27, 203
workshop and the December 11, 2013 workshop were held at the County government center,
which is accessible to those with disabilities facilities. All outreach events hosted by the
Planning Commission are formally noticed and are fully compliant with requirements of the
Americans with Disabilities Act (ADA). Two Spanish-speaking staff were participating in the
June 27, 2013 workshop (including the Director of the Department of Planning and
Development), and outreach in Spanish was conducted as part of two field visits to homeless
shelters and camps.

The emphasis was to involve residents, community organizations and housing advocacy groups
in identifying housing needs and outline programs and policies to address these needs in the
Housing Element. The received input assisted County staff in preparing policies and programs
in updating the current Housing Element. The following table describes the chronology of the
public participation events organized to solicit input.
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Table 1.03: Outreach Events

Entity / Event Date Comments / Summary
Palo Alto/Stanford December 2012 — Multiple staff-to-staff meetings to coordinate
June 2013 RHNA allocation and discuss low and moderate

income housing opportunities.

St. Joseph’s May 3, 2013 Met with St. Josephs Cathedral and discussed

Cathedral homeless shelter related issues and asked for input.

Housing Action May 10, 2013 Announced that the County is the process of

Coalition meeting updating the Housing Element and welcomed
comments and feedbacks. Announced that a
workshop is to be hosted by the Planning
Commission late June.

Santa Clara County | May 16, 2013 Announced that the County is in the process of

Collaborative updating the Housing Element and welcomed
comments and feedbacks. Announced that a
workshop is to be hosted by the Planning
Commission late June.

Outreach email May 22, 2013 Email sent to housing advocacy community

announcing the Housing Element update and the
6/27/2013 Housing Element workshop hosted by
the County Planning Commission.

Affordable Housing | June 11, 2013 Met and elicited topics for PC workshop
Network discussion.
West Valley June 11, 2013 Discussed and elicited topics for PC workshop

Community Services
and Destination

discussion.

Home

SCC Collaborative June 20, 2013 Discussed the status of the Housing Element
update and elicited topics for PC workshop
discussion.

San Martin Advisory | June 26, 2013 Presentation made to the Advisory Group and

Group discussed specific housing needs, such as
agricultural employee housing, secondary dwelling
units in San Martin and other issues that are unique
to the rural South County.

Planning June 27, 2013 Planning Commission hosted the Housing Element

Commission Update workshop and discussed a wide range of

Workshop housing-related topics.
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Board of Supervisors
subcommittee
(Housing, Land Use,
Environment, and
Transportation, or
HLUET)

September 19, 2013

Public hearing before a subcommittee of the Board
of Supervisors to discuss the Housing Element,
with a focus on emergency shelters for the
homeless. County housing agencies, the Farm
Bureau, and homeless advocates were among
attendees.

Farm Bureau

October 4, 2013

Met with the Director of the Farm Bureau to
discuss housing policies and data related to farm
worker housing.

San Jose Housing
Element Staff

October 21, 2013

Met with City of San Jose Housing Element
Update staff to coordinate outreach, exchange data,
and explore options for regional collaboration on
housing policy.

Post Administrative
Draft on Web

November 15, 2013

The Administrative Draft was first used at the
November 21, 2013 Planning Commission
workshop, and was the Draft sent to HCD for
review on December 3 ,2013

Agriculture in South
County

November 19, 2013

Meet with South County and agriculture
stakeholders, including discussion of housing

policies.
Planning November 21, 2013 | Discuss Housing Element and housing policies
Commission with the Planning Commission and stakeholders.
Workshop on
Housing Element
Workshop #1on December 11, 2013 | Host public workshop to receive comments on

Emergency Shelters

standards and zoning for by-right emergency
shelters.

Planning
Commission Hearing
on Housing Element

December 19, 2013

Status report, receive comments.

Workshop #2 on
Emergency Shelters

January 14, 2014

Host public workshop to receive comments on
standards and zoning for by-right emergency
shelters.

Planning
Commission Hearing
on Housing Element

January 23, 2014

Present results of HCD discussions and
Emergency Shelter workshops, receive comments.

Meeting #1 with
Law Foundation

January 29, 2014

Discuss and exchange clarifications on Law
Foundation comments sent to HCD on the
Administrative Draft Housing Element

Meeting #2 with

February 11,2014

Propose and discuss modifications to the
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Law Foundation Administrative Draft Housing Element to address
Law Foundation comments.

February Planning February 27,2014 | Law Foundation was present and provided

Commisison comments to Commission. Commission provided

feedback and direction. Changes per Planning
Commission direction were included in Hearing
Draft of Housing Element.

Board of Supervisors | February 27, 2014 | Subcommittee discussed and suggested minor

Subcommittee modifications to SB 2 implementation proposal

(HLUET) (Staff has made the modifications)

Farmworker February - Present | Interview farmworkers and farmworker employers,

Housing Need to assess scope of subsequent farmworker housing

Scoping Research need survey.

March Planning March 27, 2014 Review Draft 2015 Update as sent to HCD.

Commission Receive further comments from Law Foundation
and Farm Bureau.

April Planning April 24, 2014 Present responses to comments from Planning

Commission Commission, Law Foundation, Farm Bureau and
HCD.

Based on the comments and input received from the public, staff has consolidated the identified
issues into the following categories:

1.

Housing for homeless.
Housing advocates strongly expressed concerns for the lack of homeless shelters in the

County, and expressed desire for additional housing, shelter, and education programs that
could be placed and encouraged, and possibly provided as incentives by developers.
Suggestions include using existing vacant County facilities and the old armory building
to house homeless and to make the facility self-sustainable to keep the maintenance and
operation costs low.

Also, the Housing Element should focus on the unique needs for specialized groups and /
or causes of homelessness, i.e. homeless families, homeless with mental illnesses,
homeless women and children, or homeless due to low income.

Response to Feedback: The issues of the homeless, and policies to address those issues,
have been combined into their own strategy focused on homelessness, giving the topic a
much higher profile than in the previous Housing Element (Strategy #7).

2. Housing for the mentally ill.
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Currently, there is not enough housing in place specifically for those homeless with
mental illnesses. Housing advocates encourage support for additional day-center type of
facilities or transitional housing in the County.

Response to Feedback: There are several programs that combine mental health services
with housing, and the Department of Mental Health’s Housing Program is integrated with
their Office of Housing and Homeless Support Systems. The 2015 Update continues
support with programs that combine mental health services and housing.

3. Senior housing.
It was strongly expressed that not enough senior housing is provided in the County,

especially senior housing for Extremely-Low-Income (ELI) population and mentally-ill
seniors. More diversified programs should be encouraged.

Response to Feedback: The 2015 Update includes a new implementation measure, HG(1)
23, supporting implementation of housing-related policies in the County’s Seniors’
Agenda action plan.

4. Coordination among different County or regional housing programs for homeless and
mental illness.

Stakeholders express frustration that it is too difficult to keep track of, or even become
aware of, all the different types of programs offered by the County, State and /or Federal
government. These available programs should be consolidated or access to them
coordinated. It is rather difficult to get all of the required assistance from one source.
Advocates strongly urged for a “one-stop” shop to provide shelter, medication, education
and consultation for homelessness to coordinate among various agencies.

Response to Feedback: The County is already in the process of merging the Office of
Affordable Housing with the Office of Housing and Homeless Support Systems and the
Mental Health Services Act Housing Program.

5. Relaxation on standards required for constructing secondary dwelling unit in South

County.
The South County residents and other housing advocates expressed concerns about

existing standards in place that unnecessarily restrict secondary dwelling which can
alleviate the urgent need for additional housing. It was also expressed that increasing the
existing square footage allowed for secondary dwelling units in the South County area is
needed. Discussions involved the use of an alternative septic system which would result
in more buildable area in the South County and not requiring Building Site Approval for
any trailer-type in-law quarters or site-built secondary dwelling units.
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Response to Feedback: The 2015 Update contains several new programs to facilitate de-
velopment of secondary dwellings:
e Program 4.09.04 eliminating requirement that Secondary Units on small lots be
attached to the main residence.)
e Program 4.09.05: Increase maximum allowable size of Secondary Units on small
lots.
e Program 4.09.06: Eliminate Owner Occupancy requirement for Secondary Units
on rural lots between 2.5 acres and 20 acres.

6. Adgricultural employee housing.

The agricultural community expressed the need for agricultural employee housing
programs. Advocates urged relaxation of discretionary review to assist the agricultural
community to provide housing for seasonal workers. The Law Foundation and the
Planning Commission expressed concern over conditions of agricultural worker housing.

Response to Feedback: The 2015 Update contains two new programs to address
farmworker housing constraints (Programs 4.09.07 to explore reductions in permit
requirements, and 4.09.03 on allowing agricultural worker housing to be occupied by
agricultural workers not employed by the facility operator / owner) The 2015 Update
also contains a new program (Program 4.09.16 on farmworker housing needs
assessments) designed to improve the County’s ability to assess agricultural worker
housing needs, including assessing and improving the conditions of agricultural worker
housing. Finally, the objective of Program 4.03.05 (Housing Conditions survey) has been
modified to focus on agricultural worker housing.

7. Extreme Low-Income (ELI) housing.
Housing advocates argued for more programs to aid ELI households housing. The
Housing Element should consider the current lack of availability of affordable housing in

the County.

Response to Feedback: The 2015 Update raised the priority of Strategy #3 on financial
assistance and refocused it to provide assistance for Extremely Low Income Housing.

8. Code Enforcement:

The possibility of improving or increasing Code Enforcement activity was specifically
mentioned by tenant advocates and by the Planning Commission.

Response to Feedback: The County is proactively engaged in various efforts to improve
code enforcement activities and abatement of housing code violations. The Board has
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10.

identified this as an important issue for the County and the Departments involved, and is
in the processes of strengthening existing ordinances and policies and adopting further
policies, fines, and fees to assist in code enforcement. In addition, Staff has been
reassigned to better implement code enforcement, and an Administrative Hearing process
has been adopted to enforce significant fines and fees for those unwilling or unable to
voluntarily abate existing violations.

Additional housing should not take more rural, vacant agricultural land.

Environmentalists such as the Committee for Green Foothill advocate for a clear land use
policy distinction between urban and rural areas. They suggested that emphasis should
be focused on providing more housing in the urban setting so that the existing agricultural
land can remain for agricultural uses. They noted that having more urban infill negates
the need to extend infrastructure, such as road system or water supply, to the rural area,
and that when considering additional policies implementing housing, the focus should be
placed on urban in-fill type of development.

Response to Feedback: The 2015 Update preserves existing policies that distinguish
between urban and rural land uses. The County is able to meet its RHNA housing
capacity requirements without rezoning any rural-zoned land to urban-zoned land.

Gentrification, rent escalation, and displacement.
The Law Foundation raised the issues of gentrification, rent escalation, and displacement,
in the context of the City of San Jose’s West San Carlos-Bascom urban village plan,

adjacent to the unincorporated Burbank neighborhood. The Law Foundation asked that
the County consider adding a program to consider adoption of a rent stabilization / just
cause ordinance as a means of addressing the issues.

Response to Feedback: For long term policy issues in the urban unincorporated pockets,
the County’s planning efforts typically follow city General Plan and other policies.

The County’s general responses to more general inquiries and comments as they pertain to the
Housing Element update are as follows:

a)

b)

The County housing program is designed to provide extremely low income housing, and
the County’s contributions to many housing projects often makes the critical difference in
project affordability.

The County and cities have a very progressive approach to meeting the needs and
challenges of ending homelessness. A permanent ‘“Housing First” philosophy combines
permanent housing solutions with the services and employment training needed to end
the cycle of homelessness to supplement the provision of emergency shelters (which by
themselves do not adequately address the fundamental issues that lead to homelessness).
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¢) The County previously published a directory of housing-related services and agencies,
which is now provided through a 211 information service. The County will better
promote awareness of the 211 service, similar to other phone service directories, through
its housing element, website, handouts, newspapers, press releases, and other means of
disseminating information.

1.09 Ongoing Reporting, Referral Requirements, and Program Maintenance

In 2009, the State standardized annual reporting regarding housing development and programs.
The housing production statistics and program progress data in the 2015 Update rely upon and
are consistent with annual Housing Element Progress Reports (Annual Report) filed in 2010,
2011, 2012, and 2013. Housing agencies and staff of local governments will continue to be more
engaged with monitoring and reporting requirements over the duration of the housing element’s
eight-year planning cycle.

1.10  Consistency of the Housing Element with Other Elements of the General Plan

The County is able to meet its RHNA requirement without any changes to General Plan
designations, zoning designations, or densities allowed. Minor potential zoning ordinance
modifications for secondary dwellings or other forms of agricultural employee housing, if
approved and implemented, would also not require amendments to the General Plan land use
element. Therefore, the Draft 2015 Update remains consistent with other elements of the General
Plan, particularly land use and circulation.

Revised draft Housing Element policies are included in the Draft 2015 Update, updating existing
major strategies and policies from the previous update. All such draft strategies and policies
build upon, augment, or refine existing strategies and policies in the Housing Chapters of the
current General Plan, and they introduce no new policies that would conflict with existing
general plan elements having the most direct relation to allowable use and development, such as
land use or safety element policies.

Similarly, the Draft 2015 Update did not eliminate any existing strategies for its programmatic
approach to housing, and therefore remains consistent with the other Chapters of the General
Plan.

The Draft 2015 Update added one new Strategy, “Reduce Homelessness Consistent with
Housing First Policies” which strengthens the Draft 2015 Update’s consistency with the
Economic Well-Being and Social Well-Being Chapters of the General Plan.

The Draft 2015 Update raised the profile of existing policies for addressing homelessness, and
promotion of second unit development and farmworker housing, but these enhancements only
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strengthen the consistency between the Housing Element and the other Chapters of the General
Plan.

Note that by law every resolution adopted amending the General Plan must contain a section
attesting to an evaluation and conclusion of consistency with the General Plan. In addition to
this, however, the County will use the Annual Report process to report on consistency of the
Housing Element with other General Plan elements as Housing Element Programs are
implemented and as other General Plan Elements are updated (see Program 4.09.15 on the
“Housing Element Annual Report”).
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Chapter 2: Review of the 2009 Update

2.01 Review of Housing Production, 2009 Update

The purpose of this section is to document how actual housing production from 2007-2014 met
the RHNA for that time period, and approached the amount of housing forecasted to be produced
during the same time period.

Table 2.01 summarizes the County’s RHNA targets, projected development, and actual
production from 2007-2014. ABAG’s RHNA process for the 2009 Update allocated a housing
need of 1,090 units to Unincorporated Santa Clara County for the 2009-2014 allocation period.
The 2009 Update projected the probable creation of 933 units over the 2007-2014 allocation
period. A total of 777 units have been permitted as of January 2013 for construction over the
2007-2014 allocation period.

Table 2.01: 2007-2014 Actual Housing Production Analysis Compared to Projected Performance

Very Above

Low Low Moderate | Moderate Totals

Projected
Stanford Apartments 286 71 357
Stanford SFDs 64 64
Remaining Unincorporated -1 31 52 430 512
Projected 2007-2014 Total -1 317 52 565 933
Achieved

Stanford Apartments 2007-2012 286 71 357
Stanford SFDs 2007-2012 64 64
Remaining Unincorporated 2007-2012 37 0 0 319 356
Achieved 2007-2012 Total 37 286 441 777
Stanford Apartments Forecast 2013-2014 81 81
Stanford SFDs Forecast 2013-2014
Remaining Unincorporated Forecast 2013-2014 18 0 0 123 141
Forecast 2013-2014 Total 18 81 117 222
Achieved (+Forecast) Total 55 286 81 576 999
RHNA Allocation 2007-2014 253 192 232 413 1090
RHNA Allocation 2015-2022 22 13 214 28 277

The 777 units permitted through 2012 consisted of 421 units of varying types built on the
Stanford Academic Campus, and another 356 units built throughout the rest of unincorporated
Santa Clara County. Another 81 units at Stanford and 141 units in the rest of the unincorporated
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County are anticipated to be permitted by 2014. Together, 999 units of the 1,090 units of
projected need are anticipated to have been permitted during the 2007-2014 RHNA period. That
number is 90% of the unincorporated County’s 2007-2014 RHNA, and is more than triple the
2015-2022 RHNA. More importantly, the achieved total is expected to be 7% over the total of
933 projected in 2009. This data shows that the County’s forecasting methodology was reliable,
and is an indication that the forecast for 2015-2022 (shown and discussed in Tables 3.51, 3.52,
and 3.53 in section 3.05d of this document) is reasonable. Some differences are to be expected
over an eight year time period, especially one such as the last cycle that included a major
recession and bursting of a housing price bubble.

2.01a Development of County-Owned Properties

In the 2009 Update, the County of Santa Clara explored opportunities to make surplus, County-
owned properties available for the development of affordable housing. During the 2009 Update
timeframe, the Fair Oaks Clinic property was developed by the Mid-Peninsula Housing
Coalition, and the Korean Baptist Church property is in a long-term escrow process with
Charities Housing Development Corporation.

The Fair Oaks Clinic Property

The Fair Oaks Clinic Property was county-owned land in Sunnyvale. This site was ground-
leased to the Mid-Peninsula Housing Coalition and was successfully developed with 343 units of
housing from 2005 through 2007. Three hundred of the units are affordable to low income
families. A subsequent phase of that same project began in 2008. It resulted in 199 units of
senior housing affordable to households of very low income. In each case, the County-owned
land was annexed to the City of San Jose, and development was permitted under City of San Jose
planning and development requirements.

Korean Baptist Church Elmwood Property

Charities Housing is in a long-term escrow process with an option to purchase the Korean
Baptist Church property in San Jose. Should the process be completed, Charities Housing may
develop as many as 102 affordable housing units.

2.01b County Contributions to Housing Programs

Not only did the County issue permits for its fair share of housing, but it also directly contributed
and continues to contribute to funding of programs and distributes federal funding through a
variety of housing programs. Please see Chapter 4 of this document for a detailed summary of
the many housing programs the County offers. The unincorporated County areas will not be a
major source of new housing development. However, the County’s many programs promote
housing provision, particularly affordable housing, countywide.
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2.02 Review of Housing-Related Strategies and Policies

This section lists and reviews the strategies and policies of the Santa Clara County General Plan
related to housing. In the 2009 Update, the policies were divided between Housing Chapters for
countywide issues and policies (Book A) and for the rural unincorporated areas (Book B). For
the 2015 Update, the policies for countywide and rural strategies have been combined and
integrated.

The Housing Element Update is a part of and is required to be consistent with the General Plan,
including its countywide growth management policies, housing policy chapters, health and
transportation elements, and all other relevant portions of the other elements. The goals,
strategies, policies, and implementation measures described in the 2015 Update are consistent
with and promote the goals and policies of the overall General Plan.

The policies are organized according to overall strategies or topics that provide a broad policy
direction. Some strategies are further articulated through sub-strategies to provide an adequate
understanding of the components of each strategy and planning priority.

The strategies and policies of the 2009 Update have been reviewed in accordance with state
requirements as part of the 2015 Update. Modest changes to the 2009 Update policies and
strategies have been made for the 2015 Update. The main changes are that funding programs
will prioritize housing for households with extremely low incomes, secondary units will be the
focus of efforts to reduce regulatory constraints, and the housing needs of farmworkers will get
increased attention. Also, the policies on homelessness and on collaboration have been raised in
profile.
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2.02a Strategies

An effective response to the County’s housing challenges starts with the intent to build more
housing overall. The County cannot focus on affordability alone because if overall supply is
short, strong housing demand (driven by the strength of the Silicon Valley job market and the
salaries those workers command) will force prices higher. But a comprehensive approach
requires far more than simply building more houses. To successfully address current and
projected housing needs, the location, the type and the price of new housing are all key factors.
Accordingly, the primary objective of the strategies and policies of this Housing Chapter is to
achieve and maintain a balanced housing supply countywide. A balanced housing supply is
defined here as one that is adequate to need, appropriately located, and affordable and accessible
to all residents.

These strategies will guide the County as it progresses toward achieving balance in our housing
supply. They ensure increased housing opportunities for households at all economic levels, but
do so without sacrificing other economic, social and environmental objectives which enjoy broad
popular support and are embodied in the Vision of the General Plan. In doing so, the strategies
and the policies they contain, seek to balance the practical and constitutional limits to what local
government can do with the genuine and universal need of all our citizens for decent and
affordable housing.

To ensure that these strategies meet the needs of the community, substantial outreach was
conducted. The outreach led to the creation of new policies to address concerns raised by local
housing advocates and the community at large. Existing policies were modified as well, where
appropriate. The categorization of policies under strategies, and in some cases, the creation of a
policy cluster headed by a new strategy, was guided by the results of the outreach.

While the strategies cover all aspects of housing need, the community outreach made clear that a
visible rise in homelessness within Santa Clara County has become one of the most important
issue of concern to local housing advocates and the community at large. The need to prevent
chronic homelessness and increase housing demands must be met and addressed by all local
jurisdictions within Santa Clara County. Therefore a separate strategy was created especially to
address this need.

The community outreach also revealed that existing programs have evolved to focus on the needs
of extremely low income households. Therefore, policies under all strategies have been
modified to reflect that, and a new strategy was created to highlight this new focus.
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Strategy #1: Plan for a balanced countywide housing supply

Support every Santa Clara County jurisdiction in developing housing to meet needs of all
household types, affordable housing development goals, State General Plan Housing
Element requirements, and regional land use and transportation planning objectives.

Strategy #2: Promote cooperation and collaboration on residential development

The County and cities are encouraged to explore every feasible opportunity to assist
home builders in getting affordable housing built. By working with neighborhood
residents and community organizations to promote a diverse housing supply, and by
working with each other, as well as the private sector, we can capitalize on all the ideas,
the expertise, and untapped resources we have in this county.

Strategy #3: Provide financial assistance for extremely low income housing

Any type of housing is expensive to build in this county and not likely to become less so.
If we are to ensure that the housing needs of all residents are met, we will have to work
with home builders to help curtail their costs and to contribute in some fashion to making
their projects financially feasible.

Strategy #4: Remove unnecessary barriers to housing

Through speedier project review, flexible development standards, funds for low-and-
below income housing programs, density bonuses, and other measures, local
governments can help in cost containment.

Strategy #5: Ensure Support for Fair Laws and Practices

Despite years of effort, discriminatory housing practices still flourish. For low-and-
below income households, unwarranted and illegal discrimination further restricts access
to housing. To combat this, this strategy focuses on maintaining fair housing efforts and
on ensuring broad understanding of tenant and landlord rights and responsibilities
through countywide dispute mediation services.

Strategy #6: Provide for Special Needs Households

To be successful, our efforts to create a balanced housing supply must include housing
suitable for households with extraordinary needs. These would include housing for
people of all ages, who may have physical or emotional challenges, or those with
extremely low or no incomes. The policies pertaining to housing for special needs
households encourage a closer partnership between homebuilders and the County and
cities to ensure that appropriate and affordable housing is built.
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Strategy #7: Reduce Homelessness Consistent with Housing First Principles

The needs of the homeless shall be met through methods intended to place them in
permanent housing as soon as possible. Homeless shelters shall be supported by service
providers providing the full range of assistance needed by the homeless. Temporary
emergency shelters shall be used only as part of a continuum of care that leads to
permanent housing.

Strategy #8: Maintain and Expand the Supply of Farm Worker Housing

Housing for farm workers is considered by the State to be one form of special needs
housing. However, the shortage of farm worker housing and its relationship to a viable
agricultural economy and healthy communities is so important to Santa Clara County that
it is appropriate for the County to designate a strategy that specifically targets this
housing need.

Strategy #9: Conserve the Existing Housing Stock

Preserving and rehabilitating existing homes is an effective way to sustain the supply of
affordable housing. The policies in this strategy encourage replacement of older,
affordable housing when it is lost through redevelopment or conversion to market rate
housing. The policies also promote timely neighborhood improvements to prevent decay.
They also prompt careful planning and code enforcement to occur in ways which would
ultimately be beneficial to each community.

These strategies are designed not only to implement policies and programs which will
effectively address countywide housing needs, but also to promote the other land use and
development objectives expressed elsewhere in the Plan. In this regard, the strategies
directly support the housing-related goals contained in the Vision Statement of the
General Plan, as well as indirectly supporting other community goals. The strategies also
span the entire County, though individual implementation measures might apply only to
the unincorporated areas, to the County as an administrative entity, to the County plus a
subset of cities, or countywide.
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2.02b Policies and Implementation Measures by Strategy

In this section each Strategy is discussed in turn, and the associated Policies and Implementation
Measures are stated. The Implementation Measures are paired with the Programs intended to
implement them. The full program descriptions are in Chapter 4.

STRATEGY #1: Plan for a balanced housing supply

A balanced housing supply is one that is adequate to need, and affordable and accessible to all
residents. “Balanced” refers not only to a sufficient amount of housing at a range of prices, but
also to a variety of housing types appropriate for a range of needs, and for a variety of locations
that complement transit opportunities and concentrations in employment. "Balance" goes
beyond mere parity between the quantity of housing and the number of jobs. The housing stock
must reflect household income and lifestyle profiles. It does little good if a quantitative
jobs/housing balance is attained but the housing costs are beyond the reach of most of our
households, or the housing available does not suit the needs of households.

Community goals of easing countywide transportation and environmental problems and reducing
public services costs support the policy of selectively increasing housing densities in urban areas
served by transit. The Bay Area region has already taken a step in this direction with the
adoption of PlanBayArea, the region's implementation of the Sustainable Communities Strategy
required by SB 375 of 2008. PlanBayArea focuses growth in urban areas near transit and
employment. Applying this concept allows for an increase the housing supply while narrowing
the affordability gap. Higher density housing located near transit by its nature can be more
affordable than detached housing, as lower housing costs and lower commute costs combine to
significantly reduce the overall cost of living for occupants. More compact urban housing also
provides additional alternatives for households of a variety of types, including households
desiring or needing to access urban services without using cars.

The County is obligated by both state housing law and general issues of equity to ensure that it
plans for, to the extent feasible, housing opportunities in the unincorporated area which are
affordable to moderate, low, very low, and extremely low income households. For a variety of
reasons, the majority of those opportunities will continue to be more commonly found in the
urban unincorporated areas inside urban service areas. However, the County will continue to
encourage the construction and preservation of atffordable housing in rural areas, particularly
through support for the use of secondary dwellings and for special needs and extremely low
income populations. New Onsite Wastewater Treatment Systems will help create new
opportunities for affordable housing in rural areas as well, by enabling secondary dwellings on
smaller lots in San Martin, and enabling both rehabilitation and development of housing on small
lots in Redwood Estates.
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POLICIES

HG 1

The planning for the supply and diversity of housing in each part of the urbanized areas county
shall provide for existing and expected employment and household needs and a diversity of
affordability that matches the diversity of household incomes, while respecting the capacity of
constructed or planned public systems and services.

HG?2

Housing at urban densities shall be built within the cities and their urban service areas, not in
rural areas outside urban service areas.

HG 3

Focus the County's limited housing assistance resources on special needs populations and
extremely low income households.

IMPLEMENTATION MEASURES
HG() 1

Maintain and, where necessary, strengthen County and cities’ joint land use policies and
agreements which direct urban development to areas within city urban service areas.

(Implementation: County, in cooperation with Cities)

Program 4.09.09: Joint Urban Development Policies

HG() 2
Maintain and update when necessary the Stanford University General Use Permit conditions
which link creation of academic space with creation of housing units.

(Implementation: County, Stanford University)

Program 4.09.10: Stanford General Use Permit

HG(i) 3
Encourage public support of city efforts to create a balanced housing supply which includes
housing affordable to extremely low income households.
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(Implementation: County elected officials, agents, in cooperation with the Housing Action
Coalition (HAC), the Housing Trust of Silicon Valley (HTSV), and the Annual Affordable
Housing Week)

Program 4.05.03: Stanford Affordable Housing Fund (SAHF)

Program 4.05.01: Community Development Block Grant (CDBG)

Program 4.05.04 : Home Investment Partnership Act (HOME)

Program 4.07.04: Secondary Dwelling and Manufactured Homes Informational Program.

HG(i) 4
Encourage each community to bring its General Plan Housing Element into compliance with

state law, including identifying sufficient sites, policies and regulations that will allow a housing
supply commensurate with its needs.

(Implementation: County, in cooperation with Cities, Business and Industrial Organizations, and
Community Housing Advocates)

Program 4.09.08: Santa Clara County Association of Planning Officials

HG(i) 5
Continue consideration of publicly owned lands as sites for the construction of extremely low
income housing.

(Implementation: County, in cooperation with Cities)

Program 4.05.07: County Surplus Land Program

HG() 6
Encourage, where appropriate, land use and development standards which increase the supply of
affordable housing.

(Implementation: County, in cooperation with Cities)

Program 4.09.04: Eliminate requirement that Secondary Units on small lots be attached to
the main residence

Program 4.09.05: Increase maximum allowable size of Secondary Units on small lots.
Program 4.09.06: Eliminate Owner Occupancy requirement for Secondary Units on rural
lots between 2.5 acres and 20 acres.

Program 4.09.13: Onsite Wastewater Treatment Systems

Chapter 2: Review of the 2009 Update Page 33



Hearing Draft Santa Clara County Housing Element Update: 2015-2022

STRATEGY #2: Promote cooperation and collaboration on housing development

Housing agencies and advocacy groups are numerous, and there are numerous opportunities to
cooperate and collaborate to address housing issues, thus saving time and money, and speeding
introduction of innovative ideas and best practices throughout the housing community. The
County and cities are well-positioned to work jointly to promote interjurisdictional and
public/private efforts to expand the housing supply, and within the County administration, there
are several agencies that either rely upon or provide housing services.

There are many instances of collaboration between County and city governments in the effort to
attain balance in the County's housing supply. The primary existing mechanism is the set of 40-
year old joint growth management policies of LAFCo, the cities, and the County that focus urban
growth inside cities' Urban Service Areas. These growth management policies are designed to
place most of the County's housing growth in the cities of the County, and results in most of the
high density and affordable housing being created primarily in the cities of the County. The
unincorporated areas outside of cities' Urban Service Areas are intended to remain rural and
allow single family dwellings on larger lots. Affordable housing in the unincorporated areas
primarily takes the form of secondary dwellings and farmworker housing.

An example of collaboration between cities and the County specifically related to housing
development is the County's Office of Affordable Housing (OAH), and its predecessor, the
County’s Department of Housing and Community Development. OAH manages federal housing
funds for the "Urban County", a set of smaller cities in the County (plus the unincorporated areas
of the County). OAH focuses on meeting the housing needs of special needs populations,
particularly extremely low income households in all member cities of the Urban County, and
collaborates when possible with other jurisdictions to create affordable housing.

There are also many instances of cooperation and collaboration between governments and the
private sector, including the many non-profit organizations that promote affordable housing and
provide housing services. One prominent example is Destination: HOME, a partnership of local
housing organizations assembled in 2008 to assist in providing permanent housing to the
homeless. Another example is the 2012 launch of Housing 1000 to address chronic
homelessness in the County. Housing 1000 is a partnership between Santa Clara County, the
city of San Jose, Destination: Home, the Santa Clara County Collaborative on Affordable
Housing and Homeless Issues, and Community Technology Alliance.

Within the County administration, ELI and Special Needs housing are critical pieces of support
for the missions of the County health, social service, and re-entry services. The County
recognizes the need to coordinate housing, funding, and social services both internal to the
Administration and externally to clients receiving services.
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Finally, there are instances of cooperation between County entities and other governmental
entities in the Bay Area. Most notable is the County's participation in the development of the
housing planning portion of PlanBayArea. PlanBayArea is a regional plan coordinating housing,
land use, and transportation strategies. It focuses housing growth in high density, urban places
near transit and employment centers across the region. Several County jurisdictions sent
representatives to participate in the process, and the County's Association of Planning Officials
(SCCAPO, itself a collaborative entity) participated in the effort.

POLICIES

HG 4

The County and the cities should work cooperatively to ensure that there is a balanced housing
supply sufficient to achieve countywide economic, social, and environmental objectives. Further
opportunities for inter-agency, intergovernmental, interregional, and public/private cooperation
should be sought out and encouraged.

HG 5

Intergovernmental and public and private cooperation shall be encouraged to achieve an
adequate supply of affordable housing that meets changing demographic needs in Santa Clara
County.

HG 6

County administration housing resources should be pooled and their use coordinated.

IMPLEMENTATION MEASURES

HG(i) 7
Maintain intergovernmental agreements to address countywide housing objectives and to ensure
an adequate supply of affordable housing countywide.

(Implementation: County, in cooperation with Cities)

Program 4.09.09: Joint Urban Development Policies
Program 4.05.06: Housing Authority of the County of Santa Clara

HG(i) 8
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Establish and expand intergovernmental processes to more effectively define and achieve local
and regional housing objectives.

(Implementation: County, in cooperation with Cities, Association of Bay Area Governments,
and State Department of Housing and Community Development)

Program 4.04.10: Office of Affordable Housing
Program 4.09.08: Santa Clara County Association of Planning Officials

HG(i) 9

Continue support for cross-agency integration of housing services with the services provided by
other county departments. Ensure that county services have direct access to needed housing.

(Implementation: County, OAH, OHHSS, Department of Mental Health)

Program 4.05.08: Mental Health Services Act Housing Program
Program 4.05.09: Permanent Supportive Housing Fund
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STRATEGY 3: Provide Financial Assistance for Extremely Low Income Housing

Extremely Low Income (ELI) households are those households with an income less than 30% of
the area median income. In a high-cost and low vacancy housing market such as Santa Clara
County, financial assistance to home builders, buyers and renters is necessary to ensure that
housing affordable to ELI and special needs households is built. However, public funds for this
purpose are scarce. Therefore, publicly funded housing programs should give priority to housing
for ELI households. The aim of any public housing assistance program should be to ensure the
availability of housing that is suitable and affordable to those not provided for by the current
market.

By ensuring that a sufficient amount of new housing will be affordable to extremely low income
households, the policies in this section will also help to achieve the Vision of the General Plan
for Social Diversity and Economic Growth. Effective partnerships between home builders and
local government will ensure that affordable housing is built in ways which also support the full
range of land use objectives supported by Santa Clara County residents.

POLICIES

HG 6

Local funds for housing shall be targeted to households earning less than 30% of the county
median income and special needs populations.

HG7

The provision of permanent supportive housing for extremely low income households shall be
given high priority in housing assistance programs.

IMPLEMENTATION MEASURES
HG() 9

Participate in intergovernmental efforts to secure federal and state legislation which will ensure
adequate funding for, and tax and other incentives for, the construction and preservation of
extremely low, low and moderate income ownership and rental housing.

(Implementation: County, in cooperation with Cities, Business and Industrial Organizations,
State Legislature, Federal Congressional Representatives)

Program 4.04.10: Office of Affordable Housing

Program 4.05.01: CDBG
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Program 4.05.04: HOME

HG(i) 10

Consider using suitably located surplus publicly-owned lands for housing affordable to
extremely low, very low, and low income households through the sale or lease of such land to a
government entity, or to nonprofit or private home builders with appropriate terms and
conditions guaranteeing long term affordability.

(Implementation: County, Cities, and Other Public Agencies)

Program 4.05.07: County Surplus Land Program.
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STRATEGY #4: Remove Unnecessary Barriers to Housing

Another important means by which County and city governments can cooperatively encourage
affordable housing is to work with developers to reduce the costs of development. Lengthy
project review times and important but increasingly complex development requirements (such as
green building requirements) are costly for every developer, adding costs that are passed on to
the consumer.

State housing law requires each jurisdiction, as part of their Housing Element Update process, to
review their development standards and review procedures for opportunities to remove
unnecessary constraints. Currently there is no formal process for jurisdictions to share the results
of their reviews with each other, but in conjunction with Strategy #2 on Collaboration and
Cooperation, a "constraints" review or forum for discussion of Best Practices can be created.

One significant area in which the County is removing constraints is with secondary units. For
decades, the County has encouraged the production of secondary units as a means expanding the
supply of affordable and special needs housing in ways which do not conflict with countywide
growth and development policies. Secondary units are permitted in most zoning districts which
also permit residential development. The County has sought to ensure the affordability and
usefulness of secondary units by establishing standards for the appropriate scale for the units and
how they should relate to the primary dwelling. To reaffirm this intent, the County continually
reviews development trends, policy interpretation implications, and development requirements.
If necessary, those policies and standards are revised to ensure that our housing and development
objectives are met.

POLICIES

HG 8

The County should continually review its land use and development procedures for opportunities
to remove unnecessary constraints to, and provide new opportunities to fund, the construction of
affordable housing.

HG Y9

Review and reduce, where appropriate, regulations regarding the development of Second Units.
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IMPLEMENTATION MEASURES
HG() 11

Identify and utilize a forum for sharing of best practices for removing constraints to housing
development.

(Implementation: County, in cooperation with Cities)

Program 4.09.08: Santa Clara County Association of Planning Officials
Program 4.07.01: Housing Action Coalition

HG(i) 12
Explore options for allowing use of in-lieu fees for Affordable Housing to qualify for density
bonuses.

(Implementation: County)

Program 4.09.12: Explore options for allowing use of In-Lieu fees for Affordable Housing to
qualify for Density Bonuses

HG(i) 13

Monitor the trends of second unit development; modify regulations, as needed, to ensure
affordability and compatibility with rural area land uses and development policies.

(Implementation: County)
Program 4.09.04: Detached Secondary Dwellings on Small Lots

Program 4.09.05: Increase Maximum Size of Secondary Dwellings on Small Lots
Program 4.09.06: Reduce Owner Occupancy Requirements for Secondary Dwellings
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STRATEGY #5: Ensure Support for Fair Housing Law and Practices

Illegal housing discrimination limits access to an already inadequate supply of affordable
housing, which further exacerbates the imbalance between available housing and household
needs, particularly for those of modest means. Reports of discrimination against people of
protected status under federal and state law continue to increase as our population has grown
more diverse. Discriminatory acts can be so subtle that many victims cannot readily detect them.

Ensuring equal access to housing for all residents is a responsibility of government. The County,
in partnership with local non-profit organizations, promotes policies and funds programs that
prevent housing discrimination. The County's goal is to promote equal housing opportunities
and to eliminate discriminatory housing practices. Despite the escalating costs of enforcement,
County anti-discrimination programs have been effective. By ensuring equal access to housing,
the County will achieve its housing goals and the objective of social equity and harmonious
diversity expressed in the Vision of the General Plan.

Fair housing issues often occur within an existing Landlord / Tenant relationship. Tenants may
be subjected to unanticipated rent increases, changes in the terms of occupancy, evictions, or
lack of information regarding recourse. Landlords concerned with the maintenance and
condition of their property, timely rent payment, and occupant behavior which may impact other
tenants. The efforts to resolve tenant/landlord problems should be continued and, where
necessary, reinforced.

Solving tenant and landlord disagreements may involve financial assistance to rehabilitate
properties and/or counseling services to address issues such as rent increases. The County and
many cities provide funding to several non-profit organizations that provide assistance to tenants
and landlords. Funding is limited and these organizations are often understaffed. Consistent and
adequate funding would enhance the likelihood of both eliminating discrimination and
improving tenant/landlord relations.

POLICIES

HG 10

The County of Santa Clara shall work to enforce laws against discrimination against people of
protected status under federal and state law.

HG 11

Fair housing services shall be available in all parts of the county.
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HG 12

The rights of tenants and landlords shall be recognized and protected, and opportunities for
mediation of disputes shall be provided.

IMPLEMENTATION MEASURES
HG() 14

Facilitate access to federal and state home rehabilitation loans or grants to qualifying persons of
extremely low income.

(Implementation: County, in cooperation with Cities, Banking Institutions, and Community
Organizations)

Program 4.03.01: County Housing Rehabilitation Program
Program 4.03.03: Fair Housing Retrofit Fund

HG(i) 15

Fair housing services shall continue to offer standardized protection and outreach services
throughout the county.

(Implementation: County, in cooperation with Cities and Community Organizations)

Program 4.06.01: Fair Housing Consortium
Program 4.06.05: Fair Housing Law Project
Program 4.06.04: Fair Housing Audit & Education Program

HG(i) 16
Fair Housing services provided shall be respectful of language, culture, and special needs.

(Implementation: County, in cooperation with Cities and Community Organizations)

Program 4.06.02: San Andreas Regional Center
Program 4.06.01: Fair Housing Consortium
Program 4.06.03: Mental Health Advocacy Project
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HG(i) 17

Continue to support organizations active in ensuring the rights of all persons to obtain and retain
housing.

(Implementation: County, in cooperation with Cities, State Legislature, and Community
Organizations)

Program 4.06.01: Fair Housing Consortium
Program 4.06.05: Fair Housing Law Project

HG(i) 18

Maintain tenant/landlord dispute mediation services in all areas of the county.

(Implementation: County, in cooperation with Cities and Community Organizations)

Program 4.06.07: Project Sentinel
Program 4.06.06: Dispute Resolution Program
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STRATEGY #6: Provide for Special Needs Housing

Many Santa Clara County households encounter extraordinary difficulty in finding both
affordable and accessible housing. To the housing constraints already imposed by limited
income, there are additional burdens faced by special needs and vulnerable populations such as
the elderly, large families, female-headed households, at-risk youth, victims of domestic
violence, farm worker families (addressed specifically in Strategy #8), the homeless (addressed
specifically in Strategy #7), and by those afflicted with physical, developmental or mental
challenges. These types of households form a group of households with special housing needs.
The needs of these groups call for specific program responses.

Community input showed significant interest and concern for the housing needs of all special
needs populations, especially those with mental health illnesses (which is a contributing factor to
homelessness.). Existing policies help address many of these public concerns. Housing policy C-
HG 14 prioritizes affordable housing suitable for all special needs populations especially those
that need housing with support services. The community input showed additional interest in
policies promoting housing with support services such as drop in/resources centers which include
drug and alcohol rehabilitation services needed to protect mentally ill individuals from
homelessness. Such supportive housing combines intervention and prevention services with
adequate long term permanent housing available. The community input also showed interest
more generally that collaborative efforts be made by and between all cities, county agencies, and
nonprofit housing related organizations to ensure housing resources are well advertised and
better utilized to prevent homelessness, address special needs, and provide paths to permanent
housing.

Because homes for special needs households often requires design features not typically required
by other households, housing suitable for special needs households is rarely provided by the
private market without some public assistance. The County and cities can encourage the
production of special needs housing by identifying the scope of need in each community and
using housing funds to enable builders to construct the needed ELI units in coordination with
County's direct referral to ensure access to vulnerable and special needs populations. The
County can also streamline regulations for housing intended for extremely low to low income
households. Through reduction in constraints, local government can improve the economics of
such projects without compromising standards for health and safety (implemented through
Strategy #4 addressing constraints to housing production). The County has specifically targeted
secondary unit regulations in this regard. Housing policy C-H10 (in Strategy #5) protects against
housing discrimination against those with special needs while housing policy C-H 12 (also in
Strategy #5) ensures fair housing services are available throughout the entire County.

Many physically and developmentally challenged individuals are able to live productive and
independent lives outside of institutional settings. The lack of suitable supportive housing at an
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affordable cost is a persistent barrier to their quest for independence. State and federal laws now
require that jurisdictions establish design and construction standards which minimize or
eliminate unnecessary barriers to residents who are physically and developmentally challenged
(for example, SB 520 on Reasonable Accommodation).

Comments received through community outreach confirmed that, with a large and growing
elderly population, all local jurisdictions need to plan ahead and prepare to house their
community’s senior population. As is the case in other households, there is no single definition
for the housing needs of seniors. Many today lead more active and mobile lifestyles than ever
before, yet many others suffer from debilitating illness and poverty. Housing that is both
affordable and suitable for many seniors on a fixed income is simply unavailable in many areas
of the county. There will be a significant increase in the number of senior residents during the
next decade and beyond. By 2030 over one in four Santa Clara County residents will be over age
60 (27.6%). This is a higher percentage than expected for either the State of California or the
United States as a whole. It is imperative that new housing suitable to the needs of a variety of
senior households be integrated into every community. Senior housing is address in policy C-
HG-16.

POLICIES

HG 13

The provision of affordable housing which is suitable for a variety of special needs households
shall be given high priority in housing assistance programs.

HG 14

An adequate supply of affordable housing suitable for individuals at all stages of life should be
available in every community.

IMPLEMENTATION MEASURES
HG(i) 19

Seek expanded state and federal programs and funding to assist local government in developing
special needs housing not provided through the private market.

(Implementation: County, in cooperation with Cities, State and Federal Representatives)

Program 4.05.01: Community Development Block Grant Program
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Program 4.05.02: Affordable Housing Fund
Program 4.05.03: Stanford Affordable Housing Fund
Program 4.05.04: Home Investment Partnership Act

HG(i) 20

Develop and implement policies and ordinances that creates housing adaptable to the needs of
physically, developmentally, and emotionally challenged persons.

(Implementation: County, in cooperation with Cities)

Program 4.06.02: San Andreas Regional Center
Program 4.03.01: County Housing Rehabilitation Program

HG(i) 21

Maintain existing programs to provide “Housing For All Ages”, including housing for
multigenerational households.

(Implementation: County, in cooperation with Cities, and Community Organizations)

Program 4.09.04: Eliminate requirement that Secondary Units on small lots be attached to
the main residence.

Program 4.09.05: Increase maximum allowable size of Secondary Units on small lots.
Program 4.09.06: Eliminate Owner Occupancy requirement for Secondary Units on rural
lots between 2.5 acres and 20 acres.

HG(i) 22

Maintain existing programs to provide housing suitable for families with children in need.
(Implementation: County, in cooperation with Cities, and Community Organizations)

Program 4.04.13: Family Unification Program
Program 4.04.08: Family Self-Sufficiency Program

HG(i) 23
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Support implementation of housing-related policies in the County’s Seniors” Agenda Action
Plan.

(Implementation: County Department of Aging and Adult Services, in cooperation with Cities
and Community Organizations)
Program 4.07.05: Seniors’ Agenda
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STRATEGY #7: Address Homelessness Consistent with Housing First Principles

Both in the 1980s and in the 2010s, long recessions and slow economic recoveries led to
approximately 20,000 people experiencing an episode of homelessness annually. Homelessness
is a persistent and chronic problem for many individuals, but its effects touch whole
communities.

County government is uniquely well-suited to the task of coordinating a countywide response to
the needs of the homeless. Since 1990, the County has conducted a series of administrative
actions aimed at coordinating County homeless services. In 1993, the County together with the
Silicon Valley Leadership Group and the Greenbelt Alliance, established the Housing Action
Coalition, a broad coalition of organizations and individuals who work together to support
housing development. In 2002, the results of a County Housing Task Force were released,
leading to the creation of the Office of Affordable Housing. In 2005, the County released it's
Keys to Housing report, a 10-year plan to end chronic homelessness. The 10-year plan is
required of all jurisdictions that receive housing funds from the Federal Government. More
recently, the County appointed a Director for Homeless Systems within the County
administration and initiated a Housing 1000 effort with a goal of housing 1000 chronically
homeless by the end of 2013.

Homeless populations can be found countywide, and every jurisdiction shares responsibility in
helping to end homelessness. The State has recently introduced policies to address the needs of
the homeless with the passage of SB2 (2008), requiring every jurisdiction to have at least one
zoning district where emergency shelters (for the homeless) are permitted by right. Emergency
shelters are defined by the California Health and Safety Code (Section 50801(e)) as “housing
with minimal supportive services for homeless persons that is limited in occupancy of six months
or less by a homeless person. No individual or household may be denied emergency shelter
because of an ability to pay.” The State intends these types of shelters to help those who are
homeless through personal circumstances, as opposed to shelters to be used in case of a natural
disaster. While emergency shelters are a necessary part of a Continuum of Care plan for the
homeless, the County’s “Housing First” policy prioritizes permanent housing with supportive
services or transitional housing with supportive services that leads to permanent housing.

Various housing policies exist to aid and prevent homelessness throughout Santa Clara County.
The two most directly addressing homeless concerns, C-HG 15 & C-HG 16, are discussed
below. However, additional policies found under other strategy groupings also contribute to
addressing homelessness. Among them are Policy C-HG1 in Strategy #1, which addresses the
need for all urban areas to adequately plan for a diverse supply of housing to reflect the needs of
its residents. This policy includes appropriate housing supply for all its existing and projected
residents of all income levels including residents with special needs and extremely low incomes.
Also, Policy C-HG 6 in Strategy #2 promotes the collaboration of intergovernmental, public and
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private partnership to ensure adequate affordable housing supplies, including those that are
meant to aid the elimination of homelessness. Finally Policy C-HG 7 in Strategy #3 ensures
local housing funds target extremely low to low income households which are at greater need
and higher risk of homelessness.

POLICIES

HG 15

Maintain and strengthen ongoing programs which coordinate and consolidate the emergency
housing services provided by the County, the Cities, and community organizations countywide.

HG 16

The provision of transitional and permanent supportive housing for the homeless shall be given
high priority in housing assistance programs.

HG 17

The supply of short term shelter for persons in need of emergency housing shall focus on acute
instances of homelessness. The needs of the chronic homeless shall be met with transitional and
permanent supportive housing.

HG 18

Fund and develop organizations and programs that focus on prevention of homelessness before it
occurs, and on quick intervention on incidents of homelessness before it becomes chronic.
IMPLEMENTATION MEASURES

HG(i) 24

Provide funding and personnel resources for collaborative interagency and interjurisdictional
forums to address homelessness.

(Implementation: County, in cooperation with Cities and Community Organizations)

Program 4.08.02: Destination: Home
Program 4.08.05: Santa Clara Collaborative on Affordable Housing and Homelessness
Program 4.08.16: Office of Housing and Homeless Support Services.
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HG(i) 25

Provide a zone where emergency shelters are permitted by right, consistent with the requirements
of SB 2 and the County’s Housing First principles.

(Implementation: County)

Program 4.08.15: Amend Zoning Ordinance to Comply with SB2 Requirements regarding
By-Right Emergency Shelters

HG(i) 26

Provide permanent supportive housing for the chronically homeless, consistent with Housing
First principles.

(Implementation: Destination: Home, in cooperation with SCC Collaborative)

Program 4.08.16: Housing 1000

HG() 27

Maintain local emergency assistance programs to prevent and end homelessness.

(Implementation: County, OAH, Mental Health Dept., and OHHSS, in cooperation with the
Housing Trust of Silicon Valley, the United Way, Cities, and State Legislators)

Program 4.04.17: Emergency Assistance Network.
Program 4.08.13: Housing Trust "Finally Home" Program
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STRATEGY #8: Maintain and Expand the Supply of Farm Worker Housing

Santa Clara County has a long tradition as a producer of agricultural products. Once known as
the Valley of Heart’s Delight, the region still produces over $260 million of agricultural products
per year’. The County is proud of its agricultural heritage, and wants to honor this legacy by
ensuring its farmworkers and their families have access to affordable and safe housing. The
provision of affordable and safe farmworker housing can also promote the continuation of this
tradition by making our farms more productive and more competitive.

Farm worker households are considered a special needs household in state planning guidelines.
Farm worker households have also been and will remain a significant concern for County
government and for communities and institutions countywide. These concerns extend both to
individuals who seasonally migrate to the county to jobs on farms and in processing plants, and
to a substantial and growing portion of farm workers who are permanent, year round county
residents rather than seasonal migrant workers. Year-round crops such as mushrooms and
nursery stock naturally need year-round workers. In addition, many farmers strive to provide
work for at least some of their employees in the off-season in order to increase the likelihood that
their employees will be available for the farm during crucial periods of high labor needs. This is
particularly true during times of labor shortage. At the same time, a large supply of seasonal
workers is necessary for the labor intensive work of planting and harvesting highly perishable
seasonal crops. Migrant and seasonal agricultural workers are more challenged than year-round
workers to find adequate housing and are more likely to endure long commutes from their place
of residence out to the fields. Santa Clara County agriculture can gain a competitive advantage
by ensuring adequate opportunities for agricultural worker housing, especially for seasonal
workers and especially when agricultural workers are scarce.

While the urban area is the most suitable location of housing for the majority of low income
families, a limited number of year-round affordable farm worker housing is appropriate and
necessary in the rural areas. Farmers need opportunities to expand and build new housing for
families of agricultural employees and for family members who assist in running the farm, thus
improving the likelihood that the farm will stay in operation over generations. With appropriate
development standards and policies, the extra density that farmworker housing brings would be
in a context and scale appropriate for agricultural production and in support of agricultural
workers. Limited amounts of farmworker housing will not significantly change the rural
character of the county’s agricultural areas, and would enhance the agricultural community at
large.

?Source: Santa Clara County 2012 Crop Report
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POLICIES

HG 19

Review and identify opportunities to reduce regulatory constraints to, and expedite development
of, farmworker housing.

HG 20

The County shall promote and support programs which maintain and expand appropriately
located housing suitable for and affordable to farmworker households. Such support shall
prioritize the needs of seasonal workers.

IMPLEMENTATION MEASURES
HG(i) 28

Conduct a farmworker housing needs assessment.
(Implementation: County)

Program 4.09.16: Conduct Farmworker Housing Needs Assessment.

HG(i) 29

Explore streamlining of permit processes for agricultural worker housing.
(Implementation: County)

Program 4.09.07: Reduce permit requirements for long term agricultural worker housing.
HG(i) 30
Explore partnership opportunities to build ELI multifamily agricultural worker housing.

(Implementation: County, Cities, Santa Clara County Farm Bureau, OAH, State Office of
Migrant Services, U.S. Department of Agriculture)

Program 4.08.09: Arturo Ochoa Migrant Center
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STRATEGY #9: Conserve and Rehabilitate the Existing Housing Stock

One means of ensuring the availability of affordable housing is by maintaining the existing
supply of older, less costly units. Rehabilitation programs assist lower income owners and
tenants in upgrading their housing and maintaining its affordability. Older single family houses
provide starter homes for many first-time home buyers, and many older apartments and duplexes
provide safe, decent, and affordable housing for low income seniors, students, and an increasing
number of families with children.

These more affordable housing opportunities can and have been lost through demolition and
rebuilding of newer, larger homes. As land values soar beyond the value of the existing
improvements, older units are frequently replaced with larger and more expensive housing or
with another use entirely.

It is appropriate and necessary that some areas in every community evolve to different uses as
time goes by. The value of existing housing as an affordable and desirable housing option
should be a part of the decision-making process. It may be found to be more appropriate to
rehabilitate and preserve older housing, and direct new development elsewhere. Communities
must be prepared for both the chance that residential areas with a lot of older homes being
rehabilitated could become gentrified and force long-term lower income rental residents out of
the area, and the chance that rehabilitation of owner-occupied housing could be a means for
seniors to be able to age in place.

The County and cities have maintained active and successful housing rehabilitation efforts,
funded primarily through federal and state housing programs. Funds have been used to assist
qualified low and moderate income homeowners and rental property owners in rehabilitation and
maintenance efforts.

Most funds have been targeted to areas which have a majority of low and moderate income
persons and a high degree of housing deterioration. Many of these neighborhoods are also in
need of public infrastructure improvements such as street repaving, sidewalk repairs, storm
drains or curbs and gutters. Community development funds have been used to make public
improvements of this sort, and more recently fund from the American Recovery and
Reinvestment Act (ARRA) have helped fund community improvements. These improvements in
turn provide residents with a safer living environment, as well as an increased pride in their
neighborhood and homes. It further encourages an increase in private investment in the area.

Those programs should be continued and, as resources permit, expanded to ensure that the
maximum number of units affordable to lower income residents remain available in those areas.
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Redevelopment and conversions can lead to displacement of extremely low, low, and moderate
income households. However, displacement can also occur through other means. When rental
units are rehabilitated, owners or landlords will frequently raise rents either to cover costs or
because the upgraded units command higher rent on the market. The County and the cities
should make every effort to ensure that public grants or low interest loans for the purposes of
rehabilitation do not result in the displacement of lower income tenants or the loss of below
market rate housing.

Similarly, housing code enforcement activities can impact lower income tenants. The housing
codes of the County and the cities are designed to ensure that existing dwelling units are
maintained in a safe and healthy condition. Code enforcement programs can have the
undesirable side effect of displacing occupants. First, the owner may choose not to make repairs
and evict the tenants instead. And second, landlords may make repairs and pass on unfairly high
maintenance costs thus forcing out tenants who cannot afford the higher rent.

Due to the potential negative impacts on residents and the public cost of such efforts, County
code enforcement programs have generally occurred on a complaint basis. Code enforcement
programs must continue to be used to correct immediate hazards. However, enforcement
programs should include procedures for code compliance which encourage rehabilitation over
demolition and ensure that relocation assistance will be available to tenants in the event of
displacement. Enforcement programs should also be coordinated with other neighborhood
improvement efforts so as to address the problems of each area comprehensively.

POLICIES

HG 21

The conservation and rehabilitation of the existing housing supply shall be encouraged and
facilitated.

HG 22

Publicly assisted housing rehabilitation efforts should not have the effect of reducing the
available supply of housing for extremely low income households.

HG 23

The inventory of land zoned and suitable for residential development shall be maintained.
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IMPLEMENTATION MEASURES
HG() 31

Maintain and expand neighborhood rehabilitation programs for low and below income
households.

(Implementation: County, in cooperation with Cities, Private Sector, and Community
Organizations)

Program 4.03.01: County Housing Rehabilitation Program
Program 4.04.04: Moderate Rehabilitation Program

HG(i) 32

Maintain ongoing programs for monitoring the physical condition of neighborhoods to assist in
guiding rehabilitation program efforts, scheduling infrastructure maintenance activities, and to
provide accurate information for federal and state programs. Expand monitoring component to
include rent price information.

(Implementation: County, in cooperation with Cities)

Program 4.03.05: Housing Conditions Survey
Program 4.03.06: CDBG Public Infrastructure Improvements.
Program 4.09.17: Rent Price Monitoring Program

HG(i) 33
Maintain existing County and cities’ joint land use policies and agreements which direct urban
development to areas within city urban service areas, and preserve rural areas for rural

development.

(Implementation: County, in cooperation with Cities and LAFCo)

Program 4.09.09: Joint Urban Development Policies
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Chapter 3: Housing Needs and Production

3.01

Overview

The following chapter describes the County’s existing and projected housing needs. Section 3.02
focuses on existing housing needs, including those of groups with special housing needs. Section
3.03 contains the projected need as determined by ABAG, along with a description of how the
projected needs are determined. Section 3.04 discusses recent housing development activity in
the unincorporated County, and Section 3.05 contains a description of unincorporated County
housing development capacity and potential. Sections 3.06 and 3.07 cover governmental and

non-governmental constraints to housing development.

Acronyms and terminology used frequently in this section, particularly with reference to data

sources in the tables:

ABAG:
ACS:
CHAS:
DoF:
nda:
AMLI:

Association of Bay Area Governments
American Community Survey (a Census Bureau publication)
Comprehensive Housing Affordability Strategy (a Census Bureau publication)

State Department of Finance
No Data Available

Area Median Income, as used for State and Federal funding purposes. For
jurisdictions in Santa Clara County, including the unincorporated County, the
Area Median Income in 2013 is $105,500 for a household of four.

Household income categories are based on those established by the U.S. Department of Housing
and Urban Development (HUD) for use in its Section 8 Housing Choice Voucher Program.
e Extremely Low Income (ELI): A household with income less than 30% of AMI.
e Very Low Income (VLI): A household with income less than 50% of AMI.
e Low Income : A household with income less than 80% of AMI.
e Moderate Income: A household with income less than 120% of AMI

e Above Moderate Income: A household with income over 120% of AMI.

Income category determinations are made with respect to both AMI and to household size. The
income category annual income maximums by household size for Santa Clara County are:
Table 3.01: Household Income Category Thresholds by Household Size

Household Size
Income 1 2 3 4 5 6 7 8
Category
ELI $22,300 | $25,500 $28,650 $37,850 $34,400 $36,950 $39,500 $42,050
VLI $37,150 | $42,450 $47,750 $53,050 $57,300 $61,550 $65,800 $70,050
Low $59,400 | $67,900 $76,400 $84,900 $91,650 $98,450 $105,250 | $112,050
Moderate | $88,600 | $101.300 | $113.950 | $126,600 | $136,750 | $146,850 | $157,000 | $167,100
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