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Introduction

INTRODUCTION

The Sunnyvale General Plan

The General Plan responds to, and its authority derives from, California Government Code
Section 65302. It is the principal policy document that guides future conservation and
development of the city. Accordingly, the General Plan has a set of long-term goals and policies
and shorter-term “action statements” that guide local government decisions.

State law requires the General Plan to contain seven specific elements, including a housing
element. The 2015 Housing Element is consistent with the other six elements, also referred to as
chapters, of the General Plan. For example, the Community Vision Element establishes the
framework for many of the Housing Element’s goals and policies. The Land Use and
Transportation Element provides the basis for the residential sites inventory contained in the
Housing Element. The City will maintain consistency between the Housing Element and the
other General Plan elements so that policies introduced in one element are consistent with other
elements. Whenever any element of the General Plan is amended in the future, the Housing
Element will be reviewed and modified, if necessary, to ensure continued consistency.

The Housing Element

Under the requirements of California Housing Element law, local governments are required to
adequately plan for the existing and projected housing needs of all economic segments of the
community. The law recognizes that in order for the private market to adequately address
housing needs and demand, local governments must adopt land use plans and regulatory systems
that provide opportunities for, and do not unduly constrain, housing development. As a result,
State housing policy rests largely upon the effective implementation of local general plans and in
particular, local housing elements. Housing element statutes (Government Code §§ 65580-
65589.8, 65751-65761) also require the State Department of Housing and Community
Development (HCD) to review local housing elements for compliance with State law and to
report its findings to the local government.

Housing element statutes require each city and county to develop local housing programs to meet
its “fair share” of existing and future housing needs for all income groups. The Association of
Bay Area Governments (ABAG) is responsible for developing and assigning these regional
housing needs allocations, or “RHNA”, to Bay Area jurisdictions. Pursuant to the current RHNA
planning period for the Bay Area, the Sunnyvale Housing Element is an eight-year plan for the
years 2015 through 2023.

Sunnyvale has long been a regional leader in addressing housing issues, enacting its Below
Market Rate (BMR) ordinance in 1980, followed by its Housing Mitigation Program in 1983.
Housing is one of the most difficult challenges facing cities in Silicon Valley. The need for more
affordable housing is critical: its symptoms surface in the shape of congested highways, the
number of homeless people, an exodus of young people and retirees from the area, and the
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challenges faced by local businesses in attracting new employees. Sunnyvale has also been active
in addressing issues of neighborhood quality. The continued vitality of the community depends,
in part, on the need to preserve and enhance its residential areas.

The City’s past achievements in housing and community revitalization have been recognized in
awards by the Bay Area Council, the Northern California Chapter of the American Planning
Association, and the California Chapter of the American Planning Association.

The policy basis for Sunnyvale’s current and future housing actions is this Housing Element of
the General Plan. The Element is divided into the following sections:

e Housing Needs Assessment — An evaluation of Sunnyvale’s demographic, household
and housing stock characteristics, and existing and future regional housing needs
(RHNA);

¢ Housing Constraints — An assessment of potential governmental and market constraints
to the development and improvement of housing in Sunnyvale;

¢ Housing Resources — An evaluation of the availability of sites to address Sunnyvale’s
regional housing growth needs. Financial and administrative resources for housing are
also presented, as are opportunities for energy conservation and green building;

e Housing Plan — An evaluation of accomplishments under Sunnyvale’s adopted 2009
Housing Element, and the City’s housing goals, policies, programs and quantified
objectives for the 2015-2023 planning period.

Sunnyvale’s Housing Plan sets forth strategies and programs that focus on: 1) preserving and
improving housing and neighborhoods; 2) providing adequate housing sites; 3) assisting in the
provision of affordable housing; 4) removing governmental and other constraints to housing
investment; and 5) promoting fair and equal housing opportunities.
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Public Participation

Opportunities for community stakeholders to provide input on housing issues and recommend
strategies are critical to the development of appropriate and effective programs to address
Sunnyvale’s housing needs. The City has solicited input from the public on housing issues
during development of the draft element and during public review of the draft element; and will
continue to do so during the adoption process.

The City solicited public input early in the stages of the development of the draft element in
several ways. On the City’s website, the City established a dedicated Housing Element Update
webpage. The webpage provided a current calendar of public meetings, as well as presentation
materials from each of the meetings, background information about the process, and a Housing
Needs survey for the public to fill out and submit to the City electronically or on paper.

The City held three public outreach meetings in July, August and October 2013 and conducted a
written public survey, both online and on paper in English and Spanish, to gather community
input for the needs assessment portion of the updated Housing Element. More than five hundred
survey responses were received, and the outreach meetings were well attended. The meetings
were promoted with articles in the city’s biweekly blog, posting on the City’s website, email
blasts to the Housing Division affordable housing subscribers, and direct outreach to a number of
local non-profit organizations, community and faith-based groups and other stakeholders.
Residents, housing developers, senior citizens, non-profit housing developers, community
groups, and various social service providers were also contacted directly by the City’s Housing
staff to encourage their attendance and input. The meetings focused on providing information to
the public about the housing element process and state requirements, the City’s demographics,
housing needs, current market data, and various housing programs currently offered by the city
and other regional agencies, as well as on soliciting input about current needs from those in
attendance. Questions raised by the attendees were answered to the extent possible, and
comments were noted.

The following issues were raised by members of the public at the community meetings and/or in
the public survey responses. A summary of public comments is contained in Appendix A. (Note:
These statements reflect the opinions of the individuals expressing them, not necessarily of
everyone in attendance at the meeting, or of City staff, consultants and/or officials):

» Rents have been increasing sharply and many long-time residents can no longer afford to
rent here.

» Many people expressed a need for rent control.

» Concerns were raised about impacts of recent growth and development, such as increased
traffic, noise, impacts on local schools.

» Lack of transportation infrastructure improvements accompanying new housing
developments was a concern.

» Concerns noted about a shortage of affordable housing for people with developmental
disabilities/autism. The number of young people with autism spectrum diagnoses has
been increasing dramatically in recent years.
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» Need to address increasing homeless population in the county, in particular the
encampments along creeks and open space areas, particularly in San Jose and South
County.

» Concerns were raised about the lack of adequate transitional shelters and supportive
housing for homeless populations, including both families and those with mental health
or substance abuse issues.

» Need to address affordability for people in the extremely low income group, earning
annual incomes below $15,000, in particular developmentally disabled people, seniors on
social security only, and homeless people.

» Evaluate opportunities for expanded infill, such as secondary dwelling units and/or
redevelopment of older single-family homes with row housing

» Increased density throughout the City raises concerns about overcrowded schools, traffic,
lack of open spaces and crime.

Following the community meetings, City staff revised the Needs Assessment portion of the
Housing Element and updated relevant data. A draft of the 2015 Housing Element was
published for public review and comment on May 23, 2014. The update process was discussed
at a joint study session with the Planning Commission and Housing and Human Services
Commission on May 12, 2014, and public hearings on the Draft 2015 Housing Element were
held by the Housing Commission on May 28, 2014; by the Planning Commission on June 9,
2014; and by Council on August 12, 2014. The purpose of these meetings was to inform the
City’s decision-makers of the major changes proposed to be made to the 2009Housing Element,
using the streamlined update process, and to get input from the commissions, and Council
approval of the updates, before submitting the Draft 2015 Housing Element to the State for initial
review. A summary of public input received during the public outreach phase and minutes of the
public hearings on the Draft are provided in Appendix A. Some of the topics discussed at the
joint study session on May 12" included:

e The challenge of creating new affordable rental units now that cities cannot impose
inclusionary requirements on new rental projects, due to the Palmer court decision of 2009;

e The difficulty affordable housing developers face in trying to acquire new sites for affordable
housing in the current very competitive real estate market;

e The possibility of charging impact fees on new rental housing to generate funds for
affordable housing, and the required nexus study for any new fees;

e Potential options and strategies to address housing needs, such as secondary dwelling units or
expanding inclusionary housing requirements;

e How Sunnyvale’s housing programs and accomplishments compare with those of
neighboring communities;

e Possible anti-displacement policies to protect tenants of units to be demolished or renovated,;

e Possible impacts of new development on schools, traffic, and other local resources.

Once the Draft 2015 Housing Element was published, it was also made available at public
locations throughout the community, including City Hall, the Sunnyvale Library, and on the
City’s website. It will also be sent to the State Department of Housing and Community
Development (HCD) for review and comment following the public hearing at the August 12,
2014 Council meeting. After the State indicates the draft is in compliance with the law, public
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hearings will be held before the Housing and Human Services and Planning Commissions and
Council before the new Housing Element is amended into the General Plan. A notice of public
hearing will be published in the local newspaper before each hearing, and interested groups and
individuals will be notified directly via mail or email, depending on request.
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Housing Needs Assessment

HOUSING NEEDS ASSESSMENT

This chapter describes the characteristics of the City’s population and housing stock as a means
of better understanding the nature and extent of unmet housing needs. The Housing Needs
Assessment is comprised of the following components: Demographic Profile; Employment
Characteristics; Household Characteristics; Housing Stock Characteristics; and Regional
Housing Needs.

Demographic Profile

Population Trends

Table 1 presents population growth trends in Sunnyvale, and compares this growth to that of
neighboring cities and the County of Santa Clara as a whole. With a 2010 population of
140,081, Sunnyvale’s population grew by six percent between 2000 and 2010, comparable to the
county-wide growth rate during that decade. Between 2010 and 2013, the population grew by
four percent, to 145,973 in 2013, according to the California Department of Finance. Sunnyvale
continues to be the second most populous city in Santa Clara County, behind only San José,
which comprises over half the County’s population.

Table 1:  Regional Population Growth Trends
Percent Change

Jurisdiction 2000 2010 2013 2000-2010 | 2010-2013
Cupertino 50,546 58,302 59,620 15% 2%
Mountain
View 70,708 74,066 76,260 5% 3%
San José 894,943 945,942 984,299 6% 4%
Santa Clara 102,361 116,468 120,284 14% 3%
Sunnyvale 131,760 140,081 145,973 6% 4%
Santa Clara
County
Total 1,682,585 1,781,642 1,842,254 6% 3%

Sources: 2000, 2010 Census, California Department of Finance 2013 Population Estimates.

The Association of Bay Area Governments (ABAG) produces population estimates as part of its
program of projecting future growth in the Bay Area. ABAG’s latest projections series,
Projections 2013, documents Sunnyvale’s 2010 population at 140,081, and projects a constant
eleven percent increase in population in each of the decades post-2010 (to 2020 and 2030),
resulting in an estimated 2030 City population of 174,700. ABAG projects the total county
population to grow at a similar rate to Sunnyvale, with an 11 percent increase projected between
2010 and 2020, and a 10.6 percent increase from 2020 to 2030. Two-thirds of the County’s
population growth in these decades is expected to occur within the City of Milpitas, just north of
San Jose.

Page 7
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Housing Needs Assessment

Age Distribution

Table 2 summarizes the age distribution of the Sunnyvale population in 2000 and 2010, and
compares this with that of the County as a whole. While the City’s age distribution remained
relatively stable over the decade, like many communities nationwide, Sunnyvale’s population is
growing older. The median age, 34.3 in 2000, increased slightly to 35.6 years by 2010.
However, the proportion of the population aged 65 and older remained the same, at roughly
eleven percent of the total in 2000 and 2010. The population of seniors is projected to grow
during the planning period, as many of the “baby boomers” (the large group of people born
between 1946 and 1964) will have reached age 65 by 2023. This national demographic trend is
expected to affect Sunnyvale as well, although perhaps to a lesser extent, if the current trend of
recent retirees seeking more affordable and/or more desirable post-retirement housing
opportunities elsewhere continues.

Comparison of Sunnyvale’s age distribution with that of the County illustrates two distinct
differences. Young adults (25 to 44) comprise 36 percent of Sunnyvale’s population, compared
to only 31 percent Countywide. This predominance of young adults can largely be attributed to
the concentration of high tech and emerging technology industries in Sunnyvale, and the variety
of rental and ownership opportunities attractive to this age group. In contrast, school age children
(5 to 19) encompass only 16 percent of the population in Sunnyvale, versus 20 percent
Countywide. Sunnyvale’s lower proportion of family households, combined with the higher
incidence of single person households due to young local workforce, both contribute to the
slightly smaller proportion of children in the City’s population.

Table 2:  Age Distribution

2000 2010 Santa Clara
County %

Age Groups Persons Percent (2010)
Preschool Age (Ages 0-4) 9,270 7% 11,253 8% 7%
School Age (5-19) 19,861 16% 22,519 16% 20%
College Age (20-24) 7,961 6% 7,013 5% 6%
Young Adults (25-44) 54,438 41% 50,919 36% 31%
Middle Age (45-64) 26,273 20% 32,721 23% 25%
Senior Adults (65+) 13,957 11% 15,656 11% 11%
Total 131,760 100% 140,081 100% 100%
Median 34.3 35.6 36.2

Sources: 2000, 2010 Census.
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Housing Needs Assessment

Ethnic Composition

Table 3 displays the racial composition of Sunnyvale’s population in 2000 and 2010, and
compares this with the distribution county-wide. Sunnyvale no longer has a single racial
majority, reflecting the increasing diversity of Santa Clara County and the greater Bay Area.
The Asian population increased to 41 percent of the City’s population by 2010. Table 3A shows
the percentage of the population of Hispanic ethnicity. Hispanic residents have grown to
comprise almost 20 percent of the City’s population, which is still less than the 27 percent
Hispanic population of the County.

Table 3: Race

Santa Clara

2000 2010
County %

Race Persons Percent Persons Percent (2010)
White 70,193 53.3% 60,193 43% 47%
Black or African American 2,927 2.2% 2,735 2% 2.6%
American Indian and Alaska
Native 608 0.5% 662 0.5% 0.7%
Asian 42,524 32.3% 57,958 41% 32%
Native Hawaiian and Other
Pacific Islander 428 0.3% 638 0.5% 0.4%
Some Other Race 9,474 7.2% 12,177 9% 12.4
Two or More Races 5,606 4.3% 6,356 4% 4.9%
Total 131,760 100% 140,081 100% 100%
Table 3A:  Ethnicity

Santa Clara

2000 2010 County %

Ethnicity Persons Percent Persons Percent (2010)
Hispanic 20,390 15.5% 26,517 19% 27%
Not Hispanic 111,370 84.5% 113,564 81% 73%
Total 131,760 100% 140,081 100% 100%

Sources: 2000, 2010 Census.

Over half of Sunnyvale’s households speak a language other than English as the primary
language at home according to the 2012 American Community Survey. Of the 28 percent of
households (15,276 households) that primarily speak an Asian or Pacific Island language at
home, 38 percent of the adult members report that they speak English less than “very well”, and
are thus considered linguistically isolated. Of the 12 percent of households (6,478 households)
that speak primarily Spanish, 49 percent are linguistically isolated. Overcoming language and
cultural barriers to ensure that all residents have equal access to, and understanding of, available
housing opportunities is an important part of Sunnyvale’s comprehensive housing program.

Page 9
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Housing Needs Assessment

Education

The overall educational level of Sunnyvale residents is very high and has been steadily
increasing (Table 4). Sixty percent of the City’s population aged 25 and older have a bachelor’s
degree or higher, compared to 47 percent in the County as a whole. In the past decade, the
number of Sunnyvale residents with post-graduate degrees increased from 21 to 27 percent, due
in part to the large number of highly educated immigrants and other skilled workers recruited to
fill high-tech or other knowledge-based jobs. While the number of non-English speaking
households increased during this period, the proportion of the adult population with no more than
a high school degree declined from 26 percent to 21 percent.

Table 4:  Education Level

Sunnyvale
Highest Educational Sagt:ugtl;m
Level of Population Aged 2000 2010 2010)
25 or older
<High School 12% 8% 12%
High School 14% 11% 16%
Some College 26% 21% 25%
4 Year College Degree + 48% 60% 47%

Source: 2000 and 2010 Census

Figure 1:  Education Level of Sunnyvale and Santa Clara County Adults

Source: 2000 and 2010 Census
70%

#Sunnyvale M Santa Clara County
60%

.

40%

30%

20%

0%
<High School High School Some College 4 Year College
Degree +

Housing Element Page 10



Housing Needs Assessment

Employment Characteristics

Resident Labor Force

Evaluation of the types of jobs held by Sunnyvale residents provides insight into their potential
earning power and the type of housing they can likely afford. Information on the local workforce
and how it is changing over time can help estimate potential housing and employment needs in
the future.

According to estimates by the California Employment Development Department (EDD),
Sunnyvale had a labor force of 179,300 in 2013, with an average 5.8 percent unemployment rate
that year. In comparison, the unemployment rate averaged 6.8 percent in Santa Clara County
and 8.9 percent statewide in 2013. California’s average annual unemployment rate in 2013
dropped by 1.5 percent from the prior year (2012), reflecting the state’s continuing recovery
from the 2008-09 recession.

Table 5 presents the major occupational categories of employed Sunnyvale residents, according
to the 2010 Census. Residents employed in management, business, science and arts (57%)
accounted for the largest share of employed residents, followed by those employed in sales and
office occupations (21%). Together, these two categories accounted for nearly 80 percent of
resident employment.

Table 5:  Employment Profile

Occupational Categories of Residents Persons Percent
Management, business, science, and arts 40,426 57%
Sales and office occupations 14,961 21%
Service occupations 7,492 11%
Production, transportation, and material moving 5,110 7%
Natural resources, construction, and maintenance 2,759 4%
Total 70,748 100%

Source: 2010 Census

Although the number of employed residents in the City nearly matches the number of jobs in the
City, as described in the following section, most employed local residents work outside of
Sunnyvale. According to recent Census estimates, nearly three out of four employed Sunnyvale
residents aged 16 years or older (74.4%) worked at a primary place of employment located
outside of Sunnyvale during the five-year period between 2006 and 2010. Slightly over 25% of
Sunnyvale employed adults worked within the city limits during this period, according to those
estimates. Table 6 shows the place of employment of all Sunnyvale residents in the workforce
during that time, according to the Census.
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Table 6:  Place of Employment of Sunnyvale Employed Residents Aged 16 or Older, 2006-
2010
Sunnyvale Residents Aged 16+

Place of Employment Number Percent

In Sunnyvale 17,190 25.6%
Elsewhere in Santa Clara County 39,064 58.2%
Elsewhere in Bay Area (8 counties) 10,439 15.6%

Balance of State 395 0.6%

Total 67,088 100%

U.S. Census, ACS 2006-2010 (5-year estimates), Transportation Planning, Table A302100: Total Workers
(Workers 16 years and over). Sunnyvale data extracted and summarized by City staff.

The same Census data summarized in Table 6 also estimates that more than one thousand
Sunnyvale residents were employed within each of the following cities between 2006 and 2010,
listed in descending order of Sunnyvale residents employed within each city: Sunnyvale
(17,190), San José¢ (11,900), Santa Clara (7,470), Mountain View (6,840), Palo Alto (4,980),
Cupertino (3,460), Redwood City (1,695), Milpitas (1,475), Menlo Park (1,450), Fremont
(1,100), and San Francisco (1,035). The remaining nearly 8,500 Sunnyvale adults in the
workforce were employed in other cities throughout the State, primarily within the Bay Area.
Given the very fast pace of change of office locations and jobs in the Silicon Valley, and the
number of job losses and then new hiring that occurred during and after the recent recession,
the city-specific numbers may already be outdated. However, the general proportion of
Sunnyvale residents working within versus outside of the City or the County from year to year is
likely to be more stable over time than the precise city of employment, and reflects a regional
pattern of commuting across jurisdictional boundaries which is highly typical of the Bay Area, as
evidenced by local and regional traffic flows.

Local Employment Base

During the last two decades of the twentieth century, Sunnyvale’s local employment base shifted
from one of primarily blue-collar industrial jobs to one of primarily white-collar jobs. Between
1980 and 2000, the City lost 23,000 manufacturing and wholesale jobs, while the number of
service-sector jobs grew by 140 percent. Much of the service-sector growth occurred during the
high-tech boom of the 1990’s, when Sunnyvale became known as the Heart of the Silicon
Valley. The number of jobs located in the City peaked in 1999-2000, at 99,290 jobs according to
ABAG estimates, as shown on Figure 2 below.

The rapid increase in jobs in the Silicon Valley abruptly reversed direction in late 2000 with the
“dot-com bust.” The job market recovered somewhat between 2004 and 2006, and then declined
sharply again in late 2008 and 2009 during the major national recession. Substantial job losses
were widespread throughout the Silicon Valley during both of these downturns. In 2005, an
estimated 73,630 jobs were located in Sunnyvale (ABAG Projections 2009).

By 2010, the number of jobs in Sunnyvale increased slightly to 74,610, according to ABAG
estimates. Recent Census data indicates that there were 82,030 jobs in the City in 2011, of which
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78,309 were primary jobs (U.S. Census Bureau, Longitudinal-Employer Household Dynamics
Program, 2013). ABAG recently projected that the number of jobs in Sunnyvale will grow
slightly to 86,740 by 2020, an increase of 16 percent over ten years, and then increase by 4
percent over the next decade, to 90,160 by 2030 (ABAG Projections 2013).

Figure 2:  Number of Jobs in Sunnyvale, Estimated (2000-2010) and Projected (2020-2040)

105,000
Estimated Number of Jobs in Sunnyvale

95,000

85,000

75,000 I

65,000 T . . T T 1

2000 2010 2020 2030 2040

Source: ABAG Projections 2002, 2009, and 2013.

Translating ABAG’s long-range projection to an average annual growth rate of approximately
690 jobs per year, Sunnyvale’s local employment base could reasonably be expected to grow by
about 5,500 jobs during the eight-year housing element planning period of 2015-2023. This is a
very rough estimate, however, given that employment generally rises and falls sharply with
periodic economic boom and bust cycles, as was clearly the case between 2000 and 2010, rather
than increasing at a steady annual rate.

Major Employers in Sunnyvale

As is typical in larger cities in the Silicon Valley, most of the largest employers in Sunnyvale are
technology firms, although the single largest company remains a defense/space industry
company, Lockheed Martin Space Systems, reflecting the region’s historic defense industry
cluster, attracted by proximity to military and NASA facilities such as Moffett Field and the
now-decommissioned Onizuka Air Force Station, as well as a steady supply of highly educated
engineers from nearby universities. The largest industry clusters today are in software, computer
hardware, innovation services, biomedical, and electronic components. The ten largest employers
in Sunnyvale are shown in Table 7 below, according to employment data gathered in August
2013.
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Table 7: Major Employers in Sunnyvale

Employer Number of Employees
1. Lockheed Martin Space Systems 6,070
2. Apple Inc. 4,000
3. NetApp, Inc. 3,134
4. Yahoo! Inc. 2,810
5. Juniper Networks, Inc. 2,400
6. Hewlett Packard 1,743
7. Northrop Grumman Marine Systems 1,274
8. Synopsys, Inc. 999
9. Advanced Micro Devices, Inc. 823
10. Broadcom Corporation 767

Source: City of Sunnyvale, August 2013

Despite the presence of many high-wage jobs, wages for the most common occupations in the
county vary widely. Median annual wages for all occupations with at least 10,000 employed
within the county, and their respective household income levels, are shown in Table 8.

Table 8:  Wages and Income Level by Occupation, Santa Clara County, May 2013

Number Median

Occupation Title Employed | Annual Wage Income Level
Computer and Information Systems Managers 10,660( $ 172,460
General and Operations Managers 18,300] $ 131,020
Software Developers, Systems Software 23,810 $ 130,790 Above Moderate
Registered Nurses 14,230| $ 130,110
Software Developers, Applications 28,980[ $ 127,190
Business Operations Specialists, All Other 10,620| $ 87,800 Moderate
Accountants and Auditors 11,750 $ 80,080
Customer Service Representatives 12.480( $ 43,640
Secretaries and Administrative Assistants, Low
Except Legal, Medical, and Executive 10,980] $ 41,360
Office Clerks, General 13,650 $ 37,260
Laborers and Freight, Stock, and Material
Movers, Hand 13,040( $ 28,140
Janitors and Cleaners, Except Maids and Vs Lo
Housekeeping Cleaners 15320] $ 23,510
Retail Salespersons 25,940 $ 23,050
Cashiers 16,840 $ 22,470
Combined Food Preparation and Serving
Workers, Including Fast Food 15,870] $ 20,280 Extremely Low
Waiters and Waitresses 13,530 $ 19,280

Source: Wage data: Occupational Employment Statistics Survey, Bureau of Labor Statistics, Department of Labor,
May 2013. Income level: City of Sunnyvale Housing Division, based on HCD 2013 Area Median Income Limits
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Jobs and Housing

Employment trends affect planning for housing. If a city or region such as the Silicon Valley
does not have enough housing units to house the workers employed in the city or region, the cost
of housing is pushed up as people compete for the limited number of units. Workers who can’t
afford local housing prices must find housing elsewhere and commute longer distances to work,
increasing traffic congestion on major freeways and arterials, and contributing to air quality
degradation. As a means of mitigating the impact of job growth on the demand for affordable
housing, Sunnyvale requires intense job-producing commercial and industrial development to
pay into a Housing Mitigation Fund.

Jobs/housing balance is defined as the ratio of number of jobs to number of housing units in a
given area. Although the term “jobs/housing balance” is still often used, the more precise
relationship is between jobs and the number of employed residents (because some households
have no workers, while others have multiple workers). Jobs and housing are considered to be
balanced when there are an equal number of employed residents and jobs within a given area,
with a ratio of approximately 1.0. In 2010, ABAG estimates indicate that Sunnyvale had a
balanced jobs-to-employed residents ratio at 1.0, similar to the county-wide ratio of 1.1 (Table
8). However, the high jobs-to-employed residents ratio in neighboring cities (2.9 in Palo Alto,
1.9 in Santa Clara, and 1.8 in Los Gatos) can also impact the demand for housing in Sunnyvale.
Over the next three decades, ABAG projects Sunnyvale’s jobs-to-employed residents ratio will
remain fairly stable. However, as Table 9 indicates, although the ratio may be 1:1, the majority
of City residents work outside of the city, and the majority of local workers commute in.
However most of this commuting appears to be within the county, so distances are not that great.

Table 9:  Jobs to Employed Residents Ratio

(2010)
Jobs/ Employed Residents

City Ratio

Campbell 1.3

Cupertino 1.0

Los Gatos 1.8

Milpitas 1.5

Mountain View 1.2

Palo Alto 2.9

San Jose 0.8

Santa Clara 1.9

Sunnyvale 1.0

Santa Clara County 1.1

Source: ABAG Projections, 2013

Sunnyvale has a goal within its Housing Element Plan to maintain a local balance of jobs and
housing. Policies designed to implement this goal include maintaining data on the jobs/housing
ratio, continuing to require office and industrial developers to mitigate the demand for housing
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created by their projects, and continuing to encourage a mix of residential and employment-
generating land uses.

ABAG Jobs-Housing Connection

As mentioned above, in May 2012 the ABAG Executive Board adopted a Jobs-Housing
Connection Strategy which projects the amount of housing and job growth anticipated to occur
throughout the Bay Area between 2010 and 2040. The Executive Summary of the ABAG Jobs-
Housing Connection Strategy is provided in Appendix D.
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Household Characteristics

Household type and size, income levels, and the size and types of special needs populations all
affect the type of housing needed by residents. This section describes the various household
characteristics contributing to housing needs in Sunnyvale.

Household Type

A household is defined as all persons living in a housing unit. Families are a type of households
and include people related by blood, marriage, or adoption who live together. A single person
living alone is also a household. “Other” types of households are unrelated people residing in
the same dwelling unit. People living in group quarters, such as dormitories or convalescent
homes, are not counted as households, but are counted as a separate category

According to the 2010 Census, 53,384 households reside in Sunnyvale, with an average
household size 0f2.61 persons. This represents a smaller average household size than that of the
County overall (2.90), and reflects Sunnyvale’s higher incidence of single-person households
and lower proportion of family households.

As shown on Table 10 below, families comprise the majority of households in Sunnyvale (66%),
including families with children (33%), and those without children (33%). During the 2000s, the
proportion of households in Sunnyvale comprised of families with children increased by five
percent. Over three-quarters of the City’s household growth between 2000 and 2010 resulted
from an increase in family households. Nonetheless, Sunnyvale continues to have a higher
proportion of single-person households (25%) than the County (22%), largely related to the
City’s employment base of high technology and emerging industry firms which employs many
younger single adults. These household data support the need for smaller, higher density and
mixed-use units close to transportation and services, as well as larger housing types suitable for
families.

Table 10: Household Characteristics

2000 2010 Séf.‘;ilt‘;‘ao/r:‘
Household Type Households Percent Households | Percent (2010)
Total Households 52,539 100% 53,384 100% 100%
Families 32,664 62% 35,553 66% 71%
With Children 14,519 (28%) 17,394 (33%) (35%)
Without Children 18,145 (34%) 17,831 (33%) (29%)
Singles 14,220 27% 13,457 25% 22%
Other 5,655 11% 4,374 8% 7%
Average Household Size 2.49 2.61 2.90

Source: 2000 and 2010 Census
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Household Income

Household income is the most important factor affecting housing opportunity, as it determines a
household’s ability to afford its preferred type and location of housing, and to balance housing
costs with other basic necessities of life. Income levels can vary considerably among households
based on age, number of workers per household, education level, type of employment, and/or
race and ethnicity, among other factors.

The State and Federal government classify household income into several levels based upon the
relationship to the County “Area Median Income” (AMI), adjusted for household size. The State
of California utilizes the income levels presented in Table 11. However, certain federal (HUD)
housing programs utilize slightly different income levels and definitions, with the highest income
level eligible for HUD programs limited to 80% AMI. For purposes of the Housing Element, the
State income definitions are used throughout, except where data has been compiled by HUD and
is specifically noted.

Table 11:  State Income Categories

Income Category % of County Area Median
Income (AMI)
Extremely Low 0-30% AMI
Very Low 0-50% AMI
Low 51-80% AMI
Moderate 81-120% AMI
Above Moderate 120%+ AMI

Based on projections from the Association of Bay Area Governments (ABAG) for the year 2013,
the median household income of Sunnyvale residents was estimated at $93,292 for all
households. As illustrated in Table 12, median household income in Sunnyvale was just slightly
higher than that of the County, and similar to that of Mountain View and Milpitas.

Table 12:  Regional Household

Incomes

Median Household

City Income (2007-2011)
Campbell $82,687
Cupertino $124,825
Milpitas $94,589
Mountain View $91,446
San Jose $80,764
Santa Clara $89,004
Sunnyvale $93,292
Santa Clara County $89,064

Source: ABAG Projections, 2013.
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Between 2000 and 2010, the proportion of Sunnyvale households in the lower income groups
(0% to 80% AMI) increased from 25 to 28 percent of the total. As shown in Table 13, the City’s
household income distribution has remained relatively stable over the past decade, with only a
slight increase in the proportion of very low income households, and a slight decrease in the
proportion of low and moderate, and above-moderate income households.

Table 13:  Sunnyvale Household Income Levels
Income Level 2000 2010
Households Percent Households Percent
Very Low Income (31-50% AMI) 9,619 18% 10,540 20%
Low Income (51-80% AMI) 4,803 9% 4,175 8%
Moderate Income and above (>80% AMI) 38,006 73% 38,705 72%
Total 52,428 100% 53,420 100%

Source: ABAG Data for Bay Area Housing Elements, 2014

Table 14 shows the estimated income levels of Sunnyvale households by housing tenure. As
could be expected, a higher percentage of renter households (33%) were lower income (<80%
AMI) compared to residents who owned their homes (22%). The presence of approximately
6,820 extremely low and very low income renter households is of particular significance as
market rents in Sunnyvale exceed the level of affordability for these households. A high level of
housing overpayment is verified by the 2010 census which estimated that 69 percent of very low
income renters spent more than 30 percent of their income on housing in 2010. The Census
estimates the median income of Sunnyvale’s renter households was $86,252, compared to
$119,214 for homeowners.

Table 14:  Sunnyvale Household Income Level by Housing Tenure
Renters Owners Total
Income Level Y,
Households % Households % °
Very Low Income (30-50% AMI) 6,820 25% 3,720 14% 20%
Low Income (51-80% AMI) 2,125 8% 2,050 8% 8%
Moderate Income and above (>80% AMI) 18,330 67% 20,375 78% 72%
Total 27,275 100% 26,145 100% 100%

Source: Comprehensive Housing Affordability Strategy, 2010, based on 2006-2010 American Community
Survey.

While renters were more likely to have very low incomes than owners, there is also significant
variation in income levels by household type, as presented in Table 15. Well over half (57%) of
elderly households in Sunnyvale have lower incomes, with one-quarter having extremely low
incomes. As seniors are typically on fixed incomes, an increase in rents can have a considerable
impact on extremely low income senior renters. Senior homeowners with extremely low incomes
- many of whom reside in Sunnyvale’s mobile home parks — also face significant needs related to
maintaining their homes. One factor that is not reflected by household income estimates is total
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net worth, which includes assets, which many homeowners, particularly long-time senior home
owners, have in the form of substantial equity in their homes. Many single family homes in the
City are worth more than $1 million. This equity can be tapped into to meet some household
needs through mechanisms such as reverse mortgages or downsizing to smaller housing such as
condominiums.

Table 15:  Estimated Income Levels of Elderly Households

Income Level Elderly
Extremely Low Income (<30% AMI) 2,514
Very Low Income (31-50% AMI) 1,653
Low Income (51-80% AMI) 1,872
Moderate Income and above (>80% AMI) 2,670
Total 8,709

Source: 2006-2010 American Community Survey.
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Special Needs Populations

State law recognizes that certain households have more difficulty finding decent and affordable
housing due to special circumstances. Special needs populations defined by HUD include the
elderly, persons with disabilities, female-headed households, large households, homeless persons
and farmworkers. Table 16 summarizes the number of special needs households in Sunnyvale.
Each of these population groups, as well as their housing needs, is described below.

Table 16:  Special Needs Groups

Percent of
Special Needs Households Number Total
Large Households 5,058 9%
Renters 2,624
Owners 2,434
Senior Households 8,968 17%
Renters 2,224
Owners 6,744
Seniors living alone 3,462
Female-headed Households 4,629 9%
With related children 1,627 3%
Total Households 53,384 100%
Percent of
Special Needs Individuals Number Total
Seniors (65+) 15,656 11%
Seniors with a disability 5,366
All persons with Disability 9,553 7%
Workers in Agriculture,
Forestry, Hunting, Fishing and
Mining Occupations * 226 0.2%
283 unsheltered
Homeless People ** 142 sheltered 0.2%
Total Individuals 140,081 100%

Source: 2010 Census unless otherwise noted.

*2007-2011 ACS 5-year estimates, Employment by Industry of Civilian population aged 16 or
older, provided by ABAG.

**2013 County of Santa Clara Homeless Census and Survey.
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Senior Households
Senior citizens have several major concerns which impact their housing needs:

» Income: People over 65 are usually retired and living on a limited income;

» Health Care: Because the elderly have a higher rate of illness and dependency, health
care and supportive housing is important;

» Transportation: Many seniors use public transit. However, some seniors with severe
mobility limitations, or very frail seniors, may require para-transit or taxi services such as
Outreach.

» Housing: Many seniors live alone and rent. Homeowners may have a difficult time
maintaining their homes.

Seniors (age 65 and above) comprise 11 percent of Sunnyvale’s residents, and represent a
growing segment of the City’s population. About 17 percent of all households are headed by a
senior, three-quarters of which are homeowners. Nearly forty percent of the City’s households
headed by a senior consist of one senior living alone. Over one third of elderly residents in
Sunnyvale have some type of disability for self-care or mobility, which may limit their ability to
live independently. There are at least 7,000 persons above the age of 75 in Sunnyvale who may
soon need supportive housing, assisted living, or in-home services such as a live-in aide.

The possibility of rising rents is of particular concern to senior renters, due to the fact that most
seniors are on limited incomes. Of Sunnyvale’s 2,224 senior renter households, over 70 percent
are lower income. Three-quarters of these lower-income senior renters pay more than 30 percent
of their incomes on housing. As shown in Table 25, Sunnyvale has four senior housing projects
providing 423 rental units affordable to very low and low income households. A new senior
apartment complex was developed by Mid-Peninsula Housing Coalition in 2011, known as the
Fair Oaks senior housing project, located next to the County’s Valley Health Center. The State of
California Community Care Licensing Division identified 35 residential care homes for the
elderly in Sunnyvale, which provide nearly 800 beds for seniors age 60+ who require 24-hour
care. As of May 15, 2014, 346 lower income seniors in Sunnyvale received Section 8 rental
subsidies from the Housing Authority of the County of Santa Clara. Of that total, 224 seniors
received portable, tenant-based vouchers and 122 were living in rental units assisted with
project-based vouchers.

For those seniors who live on their own, many have limited incomes and, due to lack of funds,
frailty or physical limitations, some seniors may not be able to maintain their homes or perform
minor repairs. Furthermore, the installation of grab bars and other assistance devices in the
home may be needed. The City provides a Housing Rehabilitation Program that provides low
interest loans and grants to assist lower income homeowners in making needed repairs or
accessibility improvements. Mobile homes are also eligible for rehabilitation assistance, a large
number of which are occupied by seniors.

In 2003, Sunnyvale consolidated its various community programs for seniors into a single,
23,000 square foot state-of-the art senior center. The center was designed to promote physical,
mental and emotional health, independence and socialization to meet the needs of individuals
aged 50 years and older. More than 3,000 members participate in a wide variety of activities,
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including over 200 recreational classes, a daily lunch program, health services, and case
management services in collaboration with the Silicon Valley Council on Aging.

In addition to services offered through the Senior Center, the City funds a variety of programs
which provide housing-related supportive services for seniors, including:

» Long Term Care Ombudsman Program. Provides ombudsmen who advocate for elderly
residents of skilled nursing facilities and residential board and care homes.

» Adult Day Care. Provides day care for elderly and dependent seniors.

» Senior Adult Legal Assistance. Provides legal assistance and advocacy services to lower
income seniors.

» Senior Nutrition. Provides subsidized hot meals five days per week at the Senior
Nutrition site at First Methodist Church.

» Meals on Wheels. Provides hot meals and supportive services to homebound seniors.

Persons with Disabilities

A disability is defined as a long lasting condition that impairs an individual’s mobility, ability to
work, or ability to perform self-care. Persons with disabilities include those with physical,
mental, developmental, or emotional disabilities. Severely disabled people often have special
housing needs because they often have limited incomes, there is a shortage of affordable and/or
accessible housing, or they may have higher health care costs due to their disability.

According to the 2012 American Community Survey, an estimated 7 percent of Sunnyvale’s
residents (9,553 persons) have one or more disabilities. Approximately 6,300 of the City’s
disabled residents have a physical disability, 3,300 have a mental disability, and 2,162 residents
have a mobility/self-care limitation that requires assistance in daily living. Of the City’s senior
population, approximately one-third have one or more types of disabilities. According to the San
Andreas Regional Center, as of October 2013 there were 773 adults with developmental
disabilities living in Sunnyvale.

The living arrangements for people with disabilities depend on the severity of the disability.
Many disabled persons live at home in an independent environment with the help of other family
members. To maintain independent living, disabled persons may require some assistance. This
can include special housing design features for the physically disabled, income support for those
who are unable to work, and in-home supportive services for persons with serious medical
conditions. The Silicon Valley Independent Living Center, a countywide agency that conducts
housing referrals for disabled people, receives more than 300 requests per year for help securing
accessible housing for disabled people. However, only about 20 percent of these people can
actually be placed because of the shortage of appropriate units. A significant percentage of the
disabled population is of lower income and cannot afford market rate rents. The Santa Clara
Housing Authority reported in 2008 that 124 Sunnyvale residents with disabilities receive
Section 8 rent vouchers, with an additional 202 disabled residents on the waiting list for
assistance.
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Sunnyvale provided capital funding some years ago for two apartment complexes, Page Mill
Court in Palo Alto and Stoney Pine Apartments in Sunnyvale, that provide accessible and
affordable housing for developmentally disabled adults; together these two complexes provide
45 units. Another facility, Greater Opportunities, houses 12 to 15 developmentally disabled
adults. In addition, the Pacific Autism Center for Education (PACE) operates two facilities
which house six autistic adults and six autistic children. The State Community Care Licensing
Division identifies six adult residential facilities in Sunnyvale that provide 24-hour non-medical
care for adults ages 18-59 who are unable to provide for their own daily needs; these six facilities
together provide capacity for 60 adults.

Other resources available to Sunnyvale residents with disabilities include:

» City of Sunnyvale Home Access Program: grants for residential accessibility
improvements

» Silicon Valley Independent Living Center: case management, legal counseling, service
and housing referrals

» Abilities United: services for persons with developmental disabilities

» Senior Nutrition Program: serves low-income disabled adults and seniors

» Meals on Wheels/The Health Trust: serves hot meals to homebound frail or disabled of
all ages

» Housing Choices Coalition: helps people with developmental disabilities obtain housing

Female-Headed Households

Single-parent households typically need services as childcare and affordable health care.
Female-headed households with children in particular tend to have lower incomes than two-
parent families, which limits their housing options and access to private services such as nursery
schools, day care, and recreational activities for their children. The 2010 Census reported 4,629
female-headed households in Sunnyvale, over a third of which have children. Of the 1,960
female-headed households with children, 49 percent lived in poverty, the highest poverty rate for
any population group in Sunnyvale, compared to a poverty rate of 4.5 percent for the entire City
population. In addition, female-headed households may encounter subtle forms of housing
discrimination.

Two programs currently available in Sunnyvale specifically help to address the housing needs of
female-headed households. The fair housing and landlord-tenant mediation programs operated
by Project Sentinel helps female-headed households obtain and maintain housing in the
community, particularly important as child-related discrimination complaints represent a large
proportion of the fair housing complaints reported in Sunnyvale.

The Santa Clara Housing Authority offers a Family Self-Sufficiency program for Section 8
participants to help low-income, single parents achieve economic independence from
governmental assistance. Through public and private agency participation, beneficiaries have
access to resources such as housing subsidies, childcare, education, job training, transportation,
and a variety of other benefits. NOVA, the North Valley Workforce Investment Board, also
offers free career development and job-seeking assistance and training that may be accessed by
lower-income women.
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Large Households

Large households are defined as households with five or more members. These households are
typically identified as a group with special housing needs based on the limited availability of
adequately sized, affordable housing units. The shortage of large units is especially evident
among rental units. Large households often live in overcrowded conditions, due to both the lack
of large enough units, and insufficient income to afford available units of adequate size.

Sunnyvale is home to 5,058 large households, 52 percent (2,624) of which are renter households.
According to HUD’s CHAS calculations, 85 percent of Sunnyvale’s large renter households face
one or more housing problems, including housing overpayment, overcrowding and/or
substandard conditions. Future housing studies will attempt to address these issues as best as
possible.

RealFacts documented approximately 412 rental units with three or more bedrooms in large
apartment complexes of 50 or more units. In general, these units are the appropriate size for large
households with five or more members. Additional rental units with three or more bedrooms are
available among the City’s many townhomes and single-family homes, many of which are rented
out. The City has 2,624 large renter households, indicating that Sunnyvale has an adequate
supply of rental units to house its large families. However, many of the City’s large rental units
are in single-family homes, and with 3-bedroom apartments commanding median rents of
$3,100, the affordability of Sunnyvale’s large rental units remains an issue.

Homelessness

In January 2013, the cities of Santa Clara County and the County jointly sponsored a two-day
homeless census to assess the size of the homeless population. The 2013 Santa Clara County
Homeless Census and Survey involved two components: 1) a point-in-time count of street and
sheltered homeless, both youth and adults, and 2) a qualitative homeless survey, which resulted
in 856 completed surveys of a representative sample. The comprehensive, two-day homeless
count identified approximately 5,674 homeless people on the streets, and an additional 1,957
homeless persons in emergency shelters, transitional housing, and domestic violence shelters.
Key findings of the homeless count and supplementary surveys include:

» More than half of homeless survey respondents had been homeless for more than one
year, with 20% homeless for more than 3 years.

» Just over half of the County’s homeless were living in vehicles and encampments.

» 40% of survey respondents indicated the primary cause of their homelessness was due to
the loss of'a job, with 17% indicating alcohol or drug use was the primary factor.

» Over 60% of the unsheltered homeless people were men, and 1% were families.

» Approximately 25% of respondents indicated they were experiencing a physical
disability. 25% indicated they were experiencing mental illness.

Within the City of Sunnyvale, the 2013 Homeless Survey identified 425 homeless people,
including 283 unsheltered people in street locations or cars/RV’s/vans or encampments, and 142
people in shelters. The vast majority of homeless in Sunnyvale were individuals, with only 18
persons in families. The Countywide Homeless Survey conducted in 2011 identified 374
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homeless people in Sunnyvale. Local service providers acknowledge an increase in
homelessness in recent years. The Sunnyvale Department of Public Safety reported making 259
arrests during FY 2012/2013 of persons who provided a residence of “transient” (this includes
the number of arrests, with some persons arrested more than one time).

There are three major types of facilities that provide shelter for homeless individuals and
families: emergency shelters, transitional housing, and permanent supportive housing. These
types of facilities are defined below:

» Emergency Shelter: provides overnight shelter and fulfills a client’s basic needs (i.e.
food, a place to sleep, shower and/or restroom facilities) either on-site or through off-
site services. The permitted length of stay can vary from one day to two months,
depending upon whether the shelter is short-term or long-term. Current best practices
for addressing homelessness include shifting away from the use of emergency
shelters and toward homelessness prevention and rapid-rehousing. This shift has
been occurring within the County.

» Transitional Housing: a residence that provides housing for up to two years.
Residents of transitional housing are usually connected to rehabilitative services,
including substance abuse treatment, mental health care, employment services,
individual and group counseling and life skills training.

» Permanent Supportive Housing: refers to permanent service-enriched affordable
housing that is linked with on-going supportive services (on-site or off-site) and is
designed to allow formerly homeless clients to live at the facility on an indefinite
basis.

A number of regional service providers serve homeless people throughout the County and in
Sunnyvale, including HomeFirst of Santa Clara County (formerly EHC), InnVision-Shelter
Network, West Valley Community Services, Sunnyvale Community Services, and Downtown
Streets Team. The City of Sunnyvale provides funding to most of these agencies through its
CDBG and human services grant programs. The City has also provided funding in prior years to
create a number of transitional housing facilities, including two group homes in Sunnyvale
operated by Momentum for Mental Health (Arbor and Duane Houses), a group home in
Sunnyvale for youth aging out of foster care operated by Bill Wilson Center (Socorro House), a
mid-size apartment complex for young adults in Santa Clara operated by Bill Wilson Center
(Peacock Commons), and a four-plex in Cupertino for survivors of domestic violence (Maitri).
The City recently awarded funds to rehabilitate a maternity group home in Santa Clara. The City
has also been funding a transitional Tenant-Based Rental Assistance (TBRA) program for two
years that primarily serves homeless and at-risk households to help them secure permanent
housing. Additional facilities located in North County and San Jose are shown in Table 17
below. Two permanent supportive housing projects with a total of 117 units are currently under
development in Sunnyvale with over $10 million in financing from the City. In addition, a
coalition of faith-based groups operates a rotating shelter program that provides shelter, food and
case management to 15 homeless men at a time. The shelter rotates among various houses of
worship in Sunnyvale and Cupertino.
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The City of Sunnyvale participates in the local continuum of care, the Santa Clara County
Collaborative on Affordable Housing and Homeless Issues, in its efforts to end homelessness.
The Collaborative is staffed by the County and comprised of local jurisdictions, shelter and
service providers, housing advocates and non-profit housing developers. This group serves as an
effective forum for attracting additional funding sources and creating affordable housing for
homeless and persons at risk of homelessness. Recently the continuum has merged with
Destination:Home in an effort to find a more formal organizational structure. The City of
Sunnyvale provides financial support to the following activities that help homeless people
housed, employed, or obtain other income sources:

>

WorkFirst Sunnyvale: This program, funded primarily by the City’s CDBG grant, is a
partnership of Sunnyvale Community Services and Downtown Streets Team. It provides
a volunteer work-readiness program, job-search training, supportive services and case
management to homeless adults, provides assessment and referrals for the TBRA
program, and assistance with housing search.

TBRA Program: Funded by the City’s HOME grant, this program is administered by the
County and Abode Services, with assistance, case management and referrals from
Downtown Streets Team, Sunnyvale Community Services, West Valley Community
Services, and HomeFirst. It provides two-year rental assistance vouchers for
approximately 15-20 formerly homeless households at a time to help them with rent
while completing job training and/or career counseling programs.

Sunnyvale Community Services: Provides emergency financial assistance, security
deposit assistance, referrals, food and necessities for homeless people and at-risk families
and individuals.

HomeFirst Santa Clara County: Provides emergency shelter, transitional and permanent
supportive housing and supportive services in a number of locations throughout the
County. The Boccardo Reception Center is a year-round, 24 hour/day homeless shelter.
Bill Wilson Center: Provides shelter and supportive housing to homeless youth and youth
aging out of foster care, and counseling services to youth and their families to help
strengthen and support families.

Support Network for Battered Women: Provides emergency and on-going assistance to
victims of domestic violence, including emergency shelter, family counseling and legal
guidance.

West Valley Community Services: provides “Haven to Home” outreach and case
management services for homeless adults and families and operates a transitional housing
facility in Cupertino.
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Table 17:  Shelter, Transitional and Permanent Housing Facilities in North County and
San Jose
Facility | Beds/Units | Clients | Location
Emergency Shelter
Asian Americans for Community Involvement 12 Women with children San Jose
City Team Rescue Mission 48 Single men San Jose
Hospitality House, Salvation Army 50 Single men San Jose
Runaway and Homeless Youth, Bill Wilson 20 Homeless & run-away youth San Jose
Center
San Jose Family Shelter 123 Families San Jose
Domestic Violence Shelter for San Jose
Support Network for Battered Women 16 Women and Children arca
Emergency Shelter/Transitional Housing
InnVision: Commercial Street Inn, Julian Working men, women &
Street Inn, Montgomery Street Inn, and Hotel 184 children, mentally ill men & San Jose
de Zink women
James Boccardo Reception Center 127 Families & single adults San Jose
Transitional Housing
Momentum Arbor & Duane Houses 9 Adults Wlth mental health Sunnyvale
diagnosis
Socorro House 5 At-risk young adults Sunnyvale
o . Domestic violence survivors .
Maitri House 4 units (women & children) Cupertino
T -
Jackson Street Maternity Group Homes 3 units +35 | Pregnant and post-partum Santa
beds homeless young women Clara
Next Door: Women with Children 48 Domestic VIOI.e Nee SUTVIVOLS San Jose
(women & children)
St. Joseph’s Cathedral, Social Ministry Office 45 Worker housmg _men, San Jose
women and children
YWCA: Villa Nueva 126 Women & children San Jose
Permanent Supportive Housing
Eight Trees Apartments 24 Men & women Sunnyvale
Very low income households;
Armory Family Apartments 58 units 29 units are reserved for Sunnyvale
homeless applicants
Very low income individuals;
Parkside Studios 59 units 18 units are reserved for Sunnyvale
homeless applicants
Fair Oaks Senior Housing MHSA Units 21 units Chronlcally homeless semors Sunnyvale
with mental illness
Markham Plaza 50 Men & women San Jose
Peacock Commons 20 units Homeless and at-risk young Santa
adults Clara
Monterey Glenn Inn 95 Men & women San Jose
Pensione Esperanza SRO (Catholic Charities) 109 Men & women San Jose
Sobrato House Youth Center 9 units, 10 Youth San Jose
shelter beds

Source: HUD 2013 Housing Inventory Count Report, City of Sunnyvale Housing Division.
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Farmworkers

Farmworkers are traditionally defined as persons whose primary incomes are earned through
seasonal agricultural labor and have special housing needs because of their relatively low
incomes and the unstable nature of their work. The 2011 American Community Survey
identifies 226 Sunnyvale residents employed in agriculture, forestry, fishing, hunting and mining
occupations. It is unlikely most of these residents are farmworkers. No parcels in the City are
currently zoned for agricultural use, nor are there farms known to currently employ farmworkers
(i.e., workers other than the land owner’s family members or volunteers). It is possible a
significant portion of these residents work in the nearby quarry in Cupertino which is one of the
few mining operations in the area.

The City owns two orchards which are farmed on the City’s behalf by a local resident as part of a
City demonstration orchard (park). The former “Corn Palace” farm has been subdivided, and
half of the acreage has been developed into approximately fifty homes, and the other half is
expected to be developed with housing within the coming planning period. Given that there are
so few persons employed in agricultural-related industries, the City can address the housing
needs of farmworkers through its general housing programs.
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Housing Stock Characteristics

This section identifies the characteristics of Sunnyvale’s physical housing stock. This includes an
analysis of housing growth trends, housing conditions, housing prices and affordability.

Housing Growth

Table 18 displays housing production in the City, compared to neighboring cities and the entire
Santa Clara County region. Between 2000 and 2010, Sunnyvale’s housing stock increased by 4
percent, lower than the housing growth levels Countywide and within the City of Santa Clara. In
the 3 years since 2010, housing growth in Sunnyvale has been a modest 2 percent, slightly higher
than in most surrounding jurisdictions and Countywide.

Sunnyvale has a current (2013) housing stock of 56,898 units, which increased by approximately
3,200 units from 2000 to 2013. To address the need for additional housing in the community,
Sunnyvale has implemented several planning tools to provide expanded sites for development.
In 2003, the City adopted an update to its Downtown Specific Plan, providing land use
designations to accommodate up to 2,000 additional high density and mixed use units. As part of
its “Industrial to Residential” (ITR) program, the City has encouraged the redevelopment of
approximately 320 acres of industrial land to residential use, accommodating up to 7,700
housing units, with over 2,000 units already approved and/or built.

Table 18:  Regional Housing Growth Trends

City Number of Housing Units % Growth % Growth
2000 2010 2013 (2000-2010) (2010-2013)
Cupertino 18,682 21,027 21,041 13% 0.06%
Mountain View 32,432 33,881 34,136 4% 0.75%
San Jose 281,841 314,038 319,625 11% 2%
Santa Clara 39,630 45,147 45,662 14% 1%
Sunnyvale 53,753 55,791 56,898 4% 2%
Santa Clara County 579,329 631,920 639,446 9% 1%

Sources: State Department of Finance 2013 Population and Housing Estimates.

Housing Type and Tenure

Table 19 presents the mix of housing types in Sunnyvale. Of the City’s over 56,000 housing
units in 2013, 47 percent were single-family units, including single-family detached homes
(38%), and single-family attached units consisting of townhome style units (9%). A nearly equal
number of Sunnyvale’s housing consists of multi-family units (46%), including duplexes,
triplexes and apartments and condominiums. Sunnyvale also has 16 mobile home parks with
approximately 4,000 mobile home units, comprising 7 percent of the City’s housing.
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Table 19: Housing Types
Housing Type 2013
No of units % of Total
Single-Family 26,658 47%
Detached | 21,620 38%
Attached | 5,038 9%
Multi Family 26,340 46%
2-4 Units | 4,962 9%
5+ Units | 21,378 37%
Mobile Homes 3,900 7%
Total Units 56,898 100%
Vacancy Rate 4.3%

Source: State Department of Finance 2013- Population & Housing Estimates.

Housing tenure refers to whether a housing unit is owned, rented or is vacant. Tenure is an
important indicator of the housing market of a community, reflecting the relative costs of
housing opportunities, and the ability of residents to afford housing. Tenure also influences
residential mobility, with owner-occupied units generally considered to have lower turnover rates
than rental housing, although this is not always the case. The homeownership rate in Sunnyvale
declined from 51 percent in 1980, to 48 percent in 2000, to 45% in 2012. This rate of
homeownership is lower than Santa Clara County as a whole (57%) and the state (55%).
Approximately 20 percent of Sunnyvale’s single-family attached and detached homes are renter-
occupied.

Vacancy Rate

A vacancy rate measures the overall housing availability in a community and is often a good
indicator of how efficiently for-sale and rental housing units are meeting the current demand for
housing. A vacancy rate of five percent for rental housing and two percent for ownership
housing is generally considered healthy and suggests that there is a balance between the demand
and supply of housing. A lower vacancy rate often leads to rising rents and sales prices, and can
contribute to household overcrowding.

Current apartment vacancy rates in Sunnyvale were obtained from RealFacts, a service providing
contract rents in properties containing 50 or more units. A total of 14,654 rental units are
included in the survey, comprising over half the apartment units in Sunnyvale. RealFacts
documents the following vacancy rates in Sunnyvale over the past five years:

Housing Element

4™ Quarter: Vacancy Rate:
2013 5.4%
2012 3.9%
2011 3.5%
2010 3.4%
2009 5.1%
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As evidenced by this data, apartment vacancies have fluctuated since 2009, and with a 5.4
percent rate as of 4™ quarter 2013, vacancy rates are just above the ideal 5 percent needed for
adequate mobility.

Housing Age and Condition

The age of a community’s housing stock can provide a general indicator of overall housing
conditions. In general, housing units over 30 years in age are likely to exhibit signs of
rehabilitation needs, such as new roofing, foundation work, and new plumbing. Table 20
displays the age of Sunnyvale’s housing stock, and indicates that approximately 40,000 housing
units have reached the 30-year age threshold. Older housing represents a significant portion of
the housing stock in Sunnyvale. However, many of these homes have been remodeled,
expanded, rebuilt and/or renovated by their owners, as the City frequently issues building
permits for such projects. The historic low interest rates prevalent since 2008 have allowed
many homeowners to self-finance such projects, and the amount of resale activity also generates
a significant amount of housing rehabilitation and upgrades as sellers wish to improve their
homes to achieve the best possible price, or new buyers wish to upgrade their homes. Most
homes in Sunnyvale appear well-maintained and in good condition despite their age.

Table 20: Year Built

Number of total | % of Total
Year Structure Built units Units
2010 or later 611 1%
2000-2009 3,723 9%
1990 — 1999 5,076 12%
1980 — 1989 7,455 13%
1970 — 1979 11,684 21%
1960 — 1969 10,511 19%
1950 — 1959 13,882 25%
1940 — 1949 1,547 3%
1939 or ecarlier 1,444 3%
Total Number of Units 55,933 100%

Source: 2010 Census

Housing Conditions Survey

The most recent formal city-wide survey of housing conditions was conducted in the summer of
2008; although this information is somewhat dated, it still provides a generally accurate picture
of the relative condition of housing throughout Sunnyvale, and as mentioned above, a significant
amount of renovation activity has occurred since that time. The windshield survey rated housing
stock conditions by recording the number of properties in each neighborhood with code
violations pertaining to maintenance standards.
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Compared to many cities, the condition of housing in Sunnyvale is very good. The survey found
that 457 out of 4,294 homes, or 13% of properties assessed, had two or more code violations and
did not meet standards for property maintenance. The majority of the violations were landscape
maintenance violations, followed by structural violations such as illegal car ports, sheds, room
additions or patio covers.

Based on observations made by the City’s Neighborhood Preservation staff, housing conditions
in Sunnyvale have generally improved since the 2008 conditions survey. Since Neighborhood
Preservation is no longer required to do the housing conditions survey, staff uses The National
Citizen Survey to document citizen concerns. According to the 2013 National Citizen Survey,
81% of respondents felt the overall appearance of Sunnyvale was “excellent” or “good”, and
only 3% thought run-down buildings, weed lots or junk vehicles were a “major” problem. These
results put Sunnyvale above the national benchmark. In addition, the City began implementing
the Neighborhood Enhancement Program in 2002, focusing on code compliance and housing
rehabilitation improvements in single-family neighborhoods showing signs of distress. The City
targets one new neighborhood per year under this program, averaging between 200-230 homes.
To assist lower-income homeowners to make major repairs to their homes, the City offers
housing rehabilitation loans for owner-occupied homes, including mobile home, as well as some
small grants and loans for minor improvements including paint, accessibility, and emergency
repairs, and also provides rental rehabilitation loans to owners of affordable rental housing.

The Neighborhood Enhancement Action Team (NEAT), a program which began in 2009,
similarly targets certain neighborhoods each year in an effort to improve the quality of life for
residents. The City surveys property owners, business owners and residents of the neighborhood
to identify priority concerns including issues such as lighting, property maintenance, sidewalk
conditions, public safety, and vehicle storage. The Neighborhood Preservation staff finds that
the main issues identified in recent years tend to be related to crime or crime prevention, not
home maintenance issues.

Housing Costs and Affordability

The cost of housing is directly related to the extent of housing problems in a community. If
housing costs are relatively high in comparison to household income, there will be a
correspondingly higher prevalence of overpayment and overcrowding. This section summarizes
the cost and affordability of the housing stock to Sunnyvale residents.

Sales Prices and Rent Trends

For purposes of the Housing Element, it is important to evaluate housing cost data over a longer,
one-year time frame. Information on all sales of existing and new single-family homes and
condominiums in Sunnyvale from calendar year 2013 is provided in Table 21. A total of 572
single-family home sales were recorded during this period, commanding a median sales price of
$1,012,500. 401 condominiums were sold in Sunnyvale in 2013 with a median price of
$643,500. Condominiums help to fill a need for smaller or less expensive ownership housing in
the City. Although new condominiums tend to be priced in the above-moderate range at this
point in time, smaller, older resale condominiums often fall in the moderate price range, and
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during the recession years, many new condominiums were also affordable to moderate-income
buyers.

Home foreclosures had a major impact on housing sales throughout the State beginning in late
2008 and lasting through approximately 2011. In Sunnyvale, the impacts of the foreclosure crisis
were much less severe than in other parts of the State or even other parts of the county. Demand
remained strong during the recession, and although there were some foreclosures and prices
softened across the board, particularly in 2009-10, most distressed homes were purchased by
investors or other buyers relatively quickly. By December of 2013, Realtytrac.com identified 89
homes in various states of distress: 8 bank-owned properties, 57 defaults, and 24 trustee sales.
This represents approximately two percent of all properties in the County in foreclosure. In
contrast, ReReport.com, based on multiple listing service data on closed and active sales,
reported that in all of calendar year 2013, only 9 homes in Sunnyvale were foreclosed upon, 21
homes were sold through short sale, and two active short sale listings were on the market as of
the end of the year. These numbers represent essentially a return to historic normal rates of
foreclosure which are no longer dampening home prices, as evidenced by the current situation in
which Sunnyvale condominiums are selling for an average of nearly 10% over asking price and
Sunnyvale single-family homes are selling for 14% over asking price. (Rereport.com, Sunnyvale
sales price vs. listing price ratios, April 2014).

Table 21: Median Home and Condominium Sales Prices, 2013

2013 Median Price 2013 Average Price Year Over Year Change (%)
Single Family $1,012,500 $1,002,680 +17.1%
Condominiums $643,500 $633,732 +24.2%

Source: The Santa Clara County Real Estate Market Trends Report, February 2014

The City obtained data from RealFacts on average asking rents for over 14,000 apartment units
in Sunnyvale. As indicated in Table 22, during the 4™ quarter of 2013, the average asking rents
in these complexes ranged from $1,481 for a studio, $1,950 for a one-bedroom, $2,104 for a two-
bedroom, and $3,092 for a three-bedroom unit. In comparison to the rent survey conducted in
these same apartment complexes one year earlier (4" quarter 2012), rent levels had increased by
an average of 11 percent. Similarly during the 2011-2012 period, rent levels increased by an
average of thirteen percent, reflecting the current very competitive rental market across the Bay
Area.

Table 22:  Annual Apartment Rent Trends, 4™ Quarter 2011 - 4™ Quarter

2013

Number of Average Asking Rents % Increase in Rents
Number of Units 10 20 )
Bed . - -

edrooms in Strvey 2011 2012 2013 2011-2012 2012-2013

Studio 842 $1,175 | $1,321 | $1,481 12% 12%
1 Bedroom 6,511 $1,528 | $1,761 | $1,950 15% 11%
2 Bedroom 3,543 $2,037 | $2,293 | $2,550 13% 11%
3 Bedroom 195 $2,434 | $2,702 | $3,092 11% 14%
Total 14,374 $1,689 | $1,916 | $2,129 13% 11%

Source: REALFACTS, January 2014.
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Housing Affordability

The affordability of housing in Sunnyvale can be assessed by comparing market rents and sales
prices with the amount that households of different income levels can afford to pay for housing.
This information can reveal who can afford what size and type of housing.

Standards for affordable owner and rental housing costs as follows:

Affordable Home Ownership

» Housing costs consist of mortgage payments, homeowner association dues,
insurance, utility allowance and property taxes.

» Housing costs are considered affordable for homebuyers if they do not exceed
35% of the defined household income.

» Affordable costs for moderate income households are based on standard of 120%
of Area Median Income (AMI), where the household is assumed to have one more
person than the number of bedrooms in the unit.

Affordable Rental Housing

» Housing costs include rent plus utilities paid for by the tenant.

» Rents are considered affordable if they do not exceed 30% of the defined
household income.

» Affordable rents are based on a standard of 50% of AMI for very low income
households; 80% of AMI for low income households; and 120% AMI for
moderate income households, assuming the household size equals one more
person than the number of bedrooms in the unit.

Based on these definitions of income and affordable housing cost, Table 23 presents the
maximum affordable purchase price for moderate income households (120% AMI), and
compares this with market sales prices for single-family homes and condominiums in Sunnyvale
as previously documented in Table 20. As illustrated by this table, median single-family home
prices in Sunnyvale are well beyond the level of affordability for moderate income households.
For example, the maximum affordable purchase price for a moderate-income, four-person
household was $547,400 in 2013, whereas the median price of a single-family home in
Sunnyvale was $1,012,500 at that time, an affordability gap of $465,100.

Condominium sales prices, on the other hand, are within closer reach of many moderate income
households. As shown in Table 22, the maximum affordable purchase price for a four person
household is $547,400, whereas the median priced condominium in Sunnyvale sold for $643,500
in 2013, an affordability gap of $96,100. Sunnyvale’s first-time homebuyer loan program and
similar programs offered by the Housing Trust of Silicon Valley help to close this affordability
gap for moderate income purchasers. In addition, the homes provided through the City’s
inclusionary zoning ordinance, the “Below Market Rate Home Ownership Program,” are priced
to be affordable to moderate income households, with prices set at a level affordable to buyers
with median incomes (100% AMI).
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Table 23: 2014 Maximum Affordable Home Price (Moderate Income), Sunnyvale
Moderate Income 3 Bedroom Home
Affordable Housing Cost I_%::II;Z;SOOIE)
Moderate Income Threshold (120% AMI) $126,600
Il\r/fzi;rllélcome Towards Housing @ 35% $44.310

Less Ongoing Expenses:
Utilities $1,500
Property Taxes (1% housing price) $5,000
HOA/Insurance $4,200
Annual Income Available for Mortgage $33,610
Monthly Income Available for Mortgage $2,800
Supportable Mortgage @ 4.5% interest $520,000
Down payment (5%) $27,400
Maximum Affordable Purchase Price $547,400
Sunnyvale Median Single-Family Price $1,012,500
Sunnyvale Median Condominium Price $643,500

Source: Median sales prices based on 2013 sales, as presented earlier in Table 21.

Table 24 presents the maximum affordable rents for very low, low and moderate income
households by household size, and compares with median apartment rents in Sunnyvale, as
documented in Table 21. As the table below indicates, Citywide median rents are well above the
level of affordability for very low income households, with an affordability gap ranging from
approximately $500 per month for one person households to over $1,700 for four person
households. Low income households, with the exception of single person households, also have
trouble affording the median apartment rent, with affordability gaps ranging from approximately
$250 to $970. Households earning moderate incomes are able to afford median market rents in
Sunnyvale. The rent statistics shown here represent only those units in apartment complexes
with 50+ units in Sunnyvale, and do not include single-family detached, condominiums, or other
unit types.

Table 24: 2013 Maximum Affordable Rents, Sunnyvale

Studio 1 Bedroom 2 Bedroom 3 Bedroom
Income Level (1 person) (2 person) (3 person) (4 person)
Very Low Income
(50% AMI) $924 $1,055 $1,187 $1,319
Low Income
(80% AMI) $1,485 $1,697 $1,909 $2,123
Moderate Income
(120% AMI) $2,216 $2,532 $2,849 $3,165
Sunnyvale Median Rents $1,481 $1,950 $2,550 $3,092

Source: REALFACTS, December 2013, HCD Income Limits 201 3.
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Assisted Housing at Risk of Conversion

State Housing Element law requires an analysis of the potential for rent-restricted low income
housing units to convert to market-rate housing, and to propose programs to preserve or replace
any units at risk of conversion, also known as “at-risk units.” This section presents an inventory
of all rent-restricted housing in Sunnyvale, and identifies those units at risk of conversion during
the 2015-2023 planning period.

Assisted Housing Inventory

Rent-restricted housing in Sunnyvale includes both publicly subsidized affordable housing,
generally assisted with any combination of federal, state, local, and/or private subsidies, and
deed-restricted rental units provided through the City’s historic inclusionary rental housing
program, the Below Market Rate (BMR) Rental Housing program. This program, which
operated between 1980 and July 2009, produced well over 900 affordable rental units during that
time. The vast majority of those units have expired already.

When the BMR program was originally established in the 1980s, the affordability term was for a
period of 20 years, similar to many inclusionary ordinances developed at that time.
Unfortunately, this relatively short term of affordability allowed many of the rent-restricted units
in these early BMR rental projects to expire, while the need for affordable rental units
unfortunately has not diminished. As presented in Table 25, a total of 178 rental units are
currently rent-restricted under the BMR program; 72 of these units will expire and convert to
market-rate by 2023.

Table 25:  Inventory of Active Below Market Rate (BMR) Rental Units

. Year |Affordability | Affordable
Project Name Address Built Period Units Status
BRE Lawrence 1271 Lawrence Station Road 2012 2067 46 Not at risk in
Station Apartments current cycle
Copley Square 979 Pinto Palm Terrace 1996 2016 5 At Risk
Renaissance 718 Old San Francisco Road 1998 2018 24 At Risk
Poplar Terrace 973-987 Wisteria Terrace 1999 2019 2 At Risk
Villa del Sol 355 E. Evelyn Avenue 2001 2020 11 At Risk
Cherry Orchard 350 W. El Camino Real 2001 2021 30 At Risk
Magnolia 177 S. Mary Avenue 2002 2032 3 Not at risk in
current cycle
. Not at risk in
Tamarind Square 1160 Morse Avenue 2004 2059 12
current cycle
. . Not at risk in
Encinal Place 604 S. Fair Oaks Avenue 2005 2025 2
current cycle
Via 621 Tasman Drive 2011 2066 43| Notatriskin
current cycle
Total BMR Units: 178
At-Risk BMR Units: 72
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Table 26 presents the inventory of affordable rental housing in Sunnyvale which has received
some form of public assistance. As evidenced by the over 1,300 units identified, Sunnyvale has
actively supported affordable rental housing utilizing a variety of local, State and Federal funds,
and works extensively with non-profit housing developers in the ownership and management of

its projects.

Table 26:  Inventory of Assisted Rental Housing
Year End of
Project Name Address Built | Affordability Affor(.lable Financing Status
. Units
(Assisted) Term
Aster Park 1059 Reed Avenue 1991, 2065 95| HUD/FHA Not at risk
2013 223(%)
Borregas Court {West 101 Weddell 1997 2037 192 Bonds Not at risk
Drive
The Carroll Inn |174 Carroll Street 1995 2035 119 HOME Not at risk
(SRO)
Crescent 130 Crescent 1985 2040 48] CDBG; Not at risk
Terrace Avenue Sec. 8
Eight Trees 183 Acalanes Drive 2006 2046 24 CDBG, Not at risk
HOME,
HMF
Fair Oaks Plaza |660 S. Fair Oaks 2011 2066 123 HMF, Not at risk
Avenue Various
Garland Plaza (662 Garland 2007, 2067 20 HOME, Not at risk
2012 HMF, various
Grove Garden |243 Buena Vista 1987 2027 44 Bonds Not at risk
Avenue
Homestead 1601 Tenaka Place 2004, 2068 211 CDBG; Not at risk
Park 2007, HOME,
2012 HMEF, various
Klee Court 1230 Klee Court 1993, 2030 2| CDBG; Not at risk
2010 HOME
Life's Garden 450 Old San 1977 2017 150 Sec. 8 Low risk; non-profit
Francisco Rd owned
Morse Court 825 Morse Avenue 2003 2023 35| Section &, Not at risk; new loan
CalHFA requested in 2014 will
extend term
Moulton Plaza |[1601 Tenaka Place 2005 2040 66] HOME, Not at risk
HMF
Orchard 245-251 Weddell 1998 2053 62| CDBG, Not at risk
Gardens Drive HOME,
HMF
Pacific Plaza  |785 Reseda Drive 1995 2025 38] CDBG; Not at risk
HOME
Plaza de las 233 Carroll Street 2006 2036 100| HOME, Not at risk
Flores CDBG,
CalHFA,
MHP, HTSV
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Socorro 1353 Socorro Ave 2008, 2043 5 HOME Not at risk
2013
Stoney Pine 267 W. California 2001 2041 22| CDBG, Not at risk
Ave HOME,
HMF, various
Wolfe Road 1675 S. Wolfe Road| 1997/ 2027 4] CDBG, Not at risk
2002 HOME
Total Assisted Rental Units: 1,360
Total Assisted Rentals Units At Risk by 2023: 150

* HMF: Housing Mitigation Funds

One assisted rental project is theoretically at risk of losing its affordability restrictions within the
next eight year period: Life’s Garden. However, this project is considered to be at very low risk
of conversion.

v’ Life’s Garden is a 208-unit senior housing complex built by Sunnyvale Presbyterian
Church. It is owned by Sunnyvale Life, Inc., an affiliate of the church. A project-based
Section 8 contract currently ensures affordability of 150 of the units in the project. The
property management has confirmed that it intends to maintain the property as long-term
affordable housing well beyond 2017.

Preservation of At-Risk Rental Units

This section evaluates the affordable rental units in Sunnyvale at risk of converting to market-
rate rents by 2023. As presented in Tables 24 and 25, Sunnyvale has 72 BMR rental units
projected to expire during this period. Preservation and replacement options typically include
provision of tenant rental assistance; acquisition or construction of replacement units; or transfer
of ownership to a non-profit. Each of these options is described below.

1. Rental Assistance: One preservation option theoretically possible for preserving the BMR
units would be to provide monthly subsidies to make up the difference between BMR rents
and market-rate rents. In addition to cost, the feasibility of this alternative depends upon the
willingness of property owners to accept such a subsidy and continue renting to lower-
income tenants. Table 27 estimates the cost of providing rent subsidies to the 72 at-risk BMR
units. As indicated by this table, the total cost would be nearly $700,000 annually, or $14
million for an additional 20 years of affordability, assuming market rents stayed flat for the
entire 20 years, which is highly unlikely.

Table 27:  Rental Subsidies Required for At-Risk BMR Units

it | ot | Somrnt | erket | SubiayFr | Subsay | Subiy tor

Unit per Unit All Units
1-br 21 $1,470 $1,950 $480 $5,760 $120,960
2-br 45 $1,654 $2,550 $896 $10,752 $483,840
3-br 6 $1,838 $3,092 $1,254 $15,048 $90,288
Total 72 $695,088

Source: 2013 Maximum BMR Rents; Market Rents from REALFACTS (see Table 21)
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The only assisted rental project identified as being at risk of conversion (Life’s Garden),
albeit a low risk, has a project-based Section 8 contract currently subject to annual renewal
by mutual consent of the property owner and HUD. If Section 8 subsidies were terminated at
the federal level, rent subsidies using alternative State or local funding sources could be used
to maintain affordability of the 150 units in this project. Subsidies could be structured similar
to the Section 8 program, where HUD pays the owners the difference between what tenants
can afford to pay (30% of household income) and what HUD estimates as the Fair Market
Rent (FMR) on the unit. Table 28 shows the total cost of subsidizing the rents of these 150
units currently assisted through the Section 8 program, estimated at about $408,000 annually,
or $8.2 million for a 20-year term. Again, these estimates assume no increases in fair market
rent during that time.

Table 28:  Rental Subsidies Required for Assisted At-Risk Rental Units
Vouch Very Low Monthl Total
Unit Total OUCHEE Household Income Affordable ont Y ota
Size Units Payment Size 50% Cost Per Unit Monthly
Standard (50% Subsidy Subsidy
AMI)
1-br 75 $1,315 2 $42,450 $1,055 $169 $12,675
2-br 75 $1,581 3 $47,750 $1,187 $284 $21,300
Total 150 $33,975

Source: Santa Clara Housing Authority, 2013.

Another way rent subsidies could be structured is as a rent buy-down. This would involve
the City providing a one-time assistance loan to the property owner to cover the present value
of the decrease in rents associated with the extended affordability term compared with
market rents achievable on the units. This approach offers a benefit to the owner in that they
receive cash upfront from the loan, providing funds for rehabilitation improvements. This is
probably a more likely scenario, based on past preservation/rehabilitation projects assisted by
the City, and given that the property is owned by a non-profit agency.

2. Acquisition or Construction of Replacement Units: The construction or purchase of a
replacement building is another option to replace at-risk units should they be converted to
market-rate units. The cost of developing housing depends upon a variety of factors,
including density, size of the units, location, land costs, and type of construction. Based on
recent sales data obtained in early 2014, local apartment properties have been selling in the
range of $240,000 to $280,000 per unit for properties that are often old and in need of
rehabilitation. At such prices, it is unlikely the City would be able to provide sufficient
assistance for acquisition of the number of units projected to expire. It is more likely the City
would assist in development of new units in a project of 50-120 units, where tax credits can
be used to leverage any available City funds.

3. Transfer of Ownership: Transferring ownership of an at-risk project to a non-profit housing
provider is generally one of the least costly ways to ensure that the at-risk units remain
affordable for the long term. By transferring ownership to a non-profit, low-income
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restrictions can be secured indefinitely and the project becomes eligible for a greater range of
governmental assistance. This preservation option is, however, not feasible for Sunnyvale’s
at-risk BMR projects since only 10-15 percent of the units in each project are rent-restricted,
and it is not likely the for-profit companies would be willing to sell these properties. The
assisted rental project at risk of conversion, Life’s Garden, is already owned by a non-profit
agency.

Comparison of Preservation Options:

The above analysis estimates the cost of preserving the at-risk units under various options. The
cost of preserving the 72 BMR units for an additional 20 years would be $14 million, under the
very unlikely assumption that rents would stay flat for 20 years. This is option is not highly
realistic given the greater likelihood that rents will increase steadily over time, and the
probability that the property owners are not likely interested in extending the term of
affordability. For these reasons, Sunnyvale’s preservation efforts to date have focused on
publicly-assisted units at risk of conversion, rather than on expiring BMR units. Several factors
have influenced the City’s preservation strategy: most of the City’s current stock of assisted units
are now owned by non-profit agencies, which tend to be more willing partners in preservation
efforts; these subsidized units are affordable to very low and extremely low income households,
which is a type of unit not provided by market-rate or mixed-income housing developers and
therefore in shorter supply; and most of these units were built decades ago and are in need of
financing for rehabilitation, which becomes an effective leveraging tool for negotiating extended
terms of affordability.

There is essentially no cost-effective mechanism by which the City can preserve only a few
BMR rental units within otherwise market-rate rental properties. The City instead provides
outreach to tenants of expiring BMR rental units to make sure they are aware of other affordable
housing programs, such as First-Time Homebuyer loans and/or BMR homes for sale, and BMR
units in other developments with longer terms of affordability.

Conservation of Existing Affordable Units

The conversion of rental housing to condominiums is an issue of ongoing concern in Sunnyvale,
although developer interest in this possibility varies, largely in parallel with the cycles of the for-
sale housing market. Although converting apartments to condominiums provides additional
opportunities for low-cost home ownership, it does not increase the overall supply of housing,
and may interfere with City goals to provide a range of housing types and tenures. Reducing the
supply of rental housing limits opportunities for lower-income households who cannot afford the
costs of home ownership and also limits the options for those who prefer to rent.

To meet these concerns, Sunnyvale adopted a Condominium Conversion Ordinance (Zoning
Code Chapter 19.70) that prohibits conversion unless the vacancy rate for rental housing exceeds
3 percent for one year. Additional provisions protect the elderly and require that a percentage of
the units be set aside for low- and moderate-income households. Because mobile homes are an
important part of the affordable housing stock, the City has adopted a policy to maintain at least
400 acres of mobile home park zoning. The City has also enacted a Mobile Home Park
Conversion Ordinance, Zoning Code Chapter 19.72. While this ordinance neither encourages nor
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discourages conversions, it does provide mitigation measures to provide residents with some
assistance in the event of a conversion.
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Regional Housing Needs

State law requires all regional councils of governments, including the Association of Bay Area
Governments (ABAG) to determine the existing and projected housing need for its region and
determine the portion allocated to each jurisdiction. This is known as the “Regional Housing
Needs Allocation” (RHNA) process.

Existing Housing Needs

Overcrowding

Overcrowding occurs when housing costs are so high relative to income that families double up
and/or take in roommates (boarders) and/or extended family members to share their housing
costs, or to take in an elderly or disabled family member who can no longer live independently,
or additional children (nieces, nephews, foster children) for various reasons. Overcrowding can
often result in accelerated deterioration of homes, a shortage of street parking, and additional
traffic. Therefore, maintaining a reasonable level of occupancy and alleviating overcrowding are
critical to enhancing the quality of life in the community.

The Census defines overcrowding as an average of more than one person per room in a housing
unit (excluding kitchens, porches, and hallways). The incidence of overcrowded housing is a
general measure of whether there is an available supply of adequately sized housing units. Table
29 shows the incidence of overcrowding in Sunnyvale by owner and renter tenure, as measured
by the 2012 American Community Survey.

Table 29:  Overcrowded Households

Santa Clara
Overcrowding Households Percent County %
Owners
Overcrowding* 270 1.1% 2.4%
Severe Overcrowding** 245 1% 0.9%
Renters
Overcrowding 2,124 7.2% 8.6%
Severe Overcrowding 1,210 4.1% 4.2%
Total Overcrowding 3,840 7.1% 7.5%

Source: 2012 American Community Survey 1-year Estimates

Notes: Severe Overcrowding is a subset of Overcrowding
*Overcrowding is calculated at > 1 person per room
**Severe Overcrowding is calculated at > 1.5 persons per room

In 2012, there were 3,840 households living in overcrowded conditions in Sunnyvale,
representing 7 percent of all households. Approximately 11 percent of renter households were
overcrowded; a decrease from 2000 levels when 20 percent of the City’s renters were
overcrowded. Household overcrowding levels in Sunnyvale are only slightly lower than that for
Santa Clara County as a whole. Severe overcrowding, which is defined as more than 1.5 persons
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per room, has decreased significantly in Sunnyvale since 2000, when nearly 3,400 renter
households (12%) experienced severe overcrowding.

Overpayment

Overpayment is critical issue for many households of various income levels. Housing
overpayment, also known as housing cost burden, occurs when households spend more than 30
percent of gross monthly income on housing. Severe overpayment or cost burden occurs when
housing costs represent more than 50 percent of gross monthly income. Table 30 shows the
number of Sunnyvale households estimated to be affected by housing cost burdens between 2006
and 2010, according to the Census. Extremely low and very low income homeowners and renters
represented the largest group of Sunnyvale households affected by severe overpayment, while
above-moderate income homeowners were the largest group affected by moderate housing cost
burdens, followed by moderate income renters in second place and low income renters in third
place. The total number of all households affected by overpayment, 16,645 households,
represented 31% of all Sunnyvale households during this period (2006-2010), which was 53,430.

Table 30:  Housing Overpayment

Paying Over
Paying 30-50% of 50% of
Overpayment in Sunnyvale Income Income Total
Number of Homeowner Households
Extremely Low Income 180 1,125 1,305
Very Low Income 310 760 1,070
Low Income 325 515 840
Moderate Income 970 740 1,710
Above Moderate Income 2,935 625 3,560
Total 4,720 3,765 8,485
Renter Households
Extremely Low Income 355 2,315 2,670
Very Low Income 1,605 1,165 2,770
Low Income 995 80 1,075
Moderate Income 1,325 65 1,390
Above Moderate Income 245 10 255
Total 4,525 3,635 8,160

Source: CHAS Data Sets Table S10708, from 2006-2010 ACS, provided by ABAG.
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Five-Year Projected Housing Needs

California housing element law requires that each city and county develop local housing
programs to meet its “fair share” of existing and future housing needs for all income groups, as
determined by the jurisdiction’s Council of Governments. This “fair share” allocation concept
seeks to ensure that each jurisdiction accepts responsibility for the housing needs of not only its
resident population, but also for the jurisdiction’s projected share of regional housing growth
across all income categories. Regional growth needs are defined as the number of units that
would have to be added in each jurisdiction to accommodate the forecasted number of
households, as well as the number of units that would have to be added to compensate for
anticipated demolitions and changes to achieve an “ideal” vacancy rate.

In the Bay Area region, the agency responsible for allocating these regional housing needs to
each jurisdiction is the Association of Bay Area Governments (ABAG). The regional growth
allocation process begins with the State Department of Finance’s projections of population and
associated housing demand for the planning period. The State, in consultation with ABAG, has
identified a total housing need for 187,990 housing units in the Bay Area during the 2015-2023
period.

ABAG is responsible for allocating the region’s projected housing needs among its jurisdictions
by income category. This is referred to as the Regional Housing Needs Allocation (RHNA)
process. The RHNA represents the minimum number of housing units each community is
required to provide “adequate sites” for through zoning, and is one of the primary threshold
criteria necessary to achieve State approval of the Housing Element.

Future housing needs refer to the share of the region’s housing need that has been allocated to a
community. In allocating the region’s future housing needs to jurisdictions, ABAG is required to
take the following factors into consideration:

Water and sewer capacity

Land suitable for urban development or conversion to residential use
Protected open space — lands protected by state and federal government
County policies to protect prime agricultural land

Distribution of household growth

Market demand for housing

City-centered growth policies

Loss of units in assisted housing developments

High housing cost burdens

Impact of universities and colleges on housing needs in a community

VVVVVYVYVYVYY

In 2013 ABAG finalized the Regional Housing Needs Allocation (RHNA) based on its
Projections 2013 forecast, which projected the number of jobs, housing units, and population
that would be added to the nine-county Bay Area between 2010 and 2040. ABAG has provided
detailed explanations of its forecasting methods and its methodology for developing the 2015-
2023 RHNA on its website. Due to the complexity of the allocation formula used by ABAG for
this cycle, it is not provided here, but is summarized briefly below:
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ABAG’s goals in developing the RHNA included: 1) directing housing units to areas where local
governments are planning growth; 2) planning for housing in tandem with jobs growth and
addressing existing jobs-housing imbalances; 3) directing housing to communities with transit
infrastructure; and 4) minimizing housing growth in outlying areas, thereby reducing pressures
on open space and agricultural lands.

Sunnyvale was allocated a need of 5,452 new units, distributed among the four income
categories, as shown in Table 31. Although the RHNA only uses four income levels, recent
changes in state law require jurisdictions to presume that half of the projected need for very low
income units is needed for extremely low income households, which are households with
incomes of up to 30 percent of Area Median Income (AMI). Based on this requirement, the
projected housing need for extremely low income households is 820 units (half of the 1,640 very
low income units). Through this Housing Element, the City will demonstrate the availability of
adequate sites to accommodate the projected need for these new units.

Table 31:  Sunnyvale Regional Housing Needs Allocation: 2015 - 2023
Percent of Total

Income Level Percent of AMI* | RHNA Allocation RHNA Allocation

Very Low** 0-50% 1,640 30%

Low 51-80% 906 17%

Moderate 81-120% 932 17%

Above Moderate 120%+ 1,974 36%

Total 5,452 100%

Source: Association of Bay Area Governments, Regional Housing Needs Determination
(July 18, 2013).
* AMI: Area Median Income for Santa Clara County
** Half of the Very Low allocation, or 820 units, is presumed to be needed for Extremely Low
Income households, pursuant to Govt. Code 65583 (a)(1).
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CONSTRAINTS TO THE DEVELOPMENT OF
HOUSING

The provision of adequate and affordable housing opportunities is an important goal of the City.
However, there are a variety of factors that can encourage or constrain the development,
maintenance, and improvement of housing stock in Sunnyvale. This section addresses potential
governmental and market constraints to the provision of housing in Sunnyvale.

Governmental Constraints

Local policies and regulations can impact the price and availability of housing and in particular,
the provision of affordable housing. Land use controls, site improvement requirements, fees and
exactions, permit processing procedures, and various other issues may present constraints to the
maintenance, development and improvement of housing. This section discusses potential
governmental constraints in Sunnyvale.

Land Use Controls

The Land Use and Transportation Element of the City of Sunnyvale’s General Plan sets forth the
City’s policies for guiding local development. These policies, together with existing zoning
regulations, establish the amount and distribution of land allocated for different uses. Sunnyvale
provides for a mix of residential developments with densities ranging from less than 7 dwelling
units/acre up to 78 dwelling units/acre in the Downtown Specific Plan area. Table 32 presents the
City’s primary General Plan land use categories permitting residential uses, and correlates these
with the associated implementing zoning categories.

Table 32:  Land Use Categories Permitting Residential Use

General Plan Land Use . o Density (Units . .
Category Zoning District(s) per Gross Acre) Residential Type(s)
Low Density Residential R-0, R-1 <7 | Single family detached homes
Single family detached homes, R-2 for
Low-Medium Density townhomes, duplexes, condominiums,
. . R-1.5,R-2 7-14 .
Residential garden apartments, and some single
family homes.
Low-Medium Density
Residential / Planned R-1.7, P-D 7 - 14 | Single family detached homes
Development
Mec.hum .Densﬁy R-3 14 -27 | Condominiums, townhomes, apartments.
Residential
High Density Residential R-4 27—-45 | Apartments
. . Downtown Specific
Very ng.h Density Plan, 101/ Lawrence 12 - 78 | Condominiums, apartments.
Residential . .
Site Specific Plan
Very High Density R-5 45 _ 65 Multi-unit dwellings like condominiums,
Residential / Office apartments
Mobile Home Park R-MH up to 12 | Residential mobile homes

Source: City of Sunnyvale General Plan, Land Use and Transportation Element, November 1997.
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Residential Development Standards

The City regulates the type, location, density, and scale of residential development primarily
through the Municipal Code. Zoning regulations are designed to protect and promote health,
safety, and general welfare of residents as well as implement the policies of the City’s General
Plan. The Code sets forth the City’s specific residential development standards, which are
summarized in Table 33. These development standards serve to preserve the character and
integrity of existing neighborhoods and at the same time offer flexibility in providing a wide
range of residential opportunities and dwelling unit types. Building heights range from 30 to 55
feet and can accommodate a range of building stories. The R1.5 and R1.7/PD zones allow
development of single-family homes on smaller lots. The higher density R-3, R-4 and R-5 zones
do not have a floor area ratio requirement, allowing greater flexibility in unit sizes.

Table 33:  Residential Development Standards

Residential Zones R-0 R-1 R-1.5 |R-1.7/PD| R-2 R-3 R-4 R-5
Minimum Setbacks (I* story/ 2" story)
Front (ft.) 20/25 20/25 20 20 20/25 20 20 20
Side (ft.) 4/7 6/9 4/7 4/7 4/7 6/9 9/20 9/20
20% of | 20% of 20% of
lot width | lot width lot width
butnot | but not but not
Side total (ft.) less than | less than | 12/18 12/18 | less than 15/21 -- --
10/ add 6 | 15/ add 6 10/ add 6
to 1% to 1% to 1%
story req. | story req. story req.
Rear (ft.) 20 20 20 20 20 20 20 20
Max. Height (ft.) 30 30 30 30 30 35 55 55
45 (single
Max. FAR (%)* 45 45 50 50 family) None None None
55 (other)
Min. Lot Areafor | ¢ 550 | §000 | 4,200 | 2acres | 8000 | 8000 | 8000 | 8,000
Development
Min. Lot Area per 2,600
- ap 6,000 8,000 4,200 (4,000 3,600 1,800 1,200 950
Dwelling Unit
max.)
Max. Density (du/ac) 7 7 10 14 12 24 36 45
Max. % Lot
Coverage (1" story/ | 45/40 | 45/40 40 40 45 /40 40 40 40
2" story)

City of Sunnyvale, Municipal Code, 2014. * Higher FARs are allowed with Planning Commission approval.
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Provisions for Small Lot Development

Sunnyvale has two zoning districts which provide for small lot developments. The R-1.5 zoning
category allows lots ranging from 4,200 to 6,000 square feet in size, and the R-1.7/PD allows lots
from 2,600 to 4,000 square feet in size. Both zoning districts allow a maximum Floor Area Ratio
of up to 50 percent. By providing greater development flexibility and allowing smaller lot sizes,
the City’s zoning provides for opportunities for development of lower cost single-family homes.

Downtown Specific Plan

The Downtown Specific Plan provides for over 2,000 new multi-family units in close proximity
to transit. The plan divides the approximately 135-acre downtown core into four main districts
and 23 blocks and implements land use guidelines and development standards for each of the
individual districts and blocks. The land use vision for the four districts can be summarized as
follows:

Commercial Core District: The area contains a mix of high intensity uses with ground-level
activity, plazas and open space, and connections to mass transit.

Sunnyvale/Carroll District: This district contains medium to high density residential uses,
supplemented with a small amount of service retail.

South of Iowa District: This is a lower density residential district that integrates historic
architectural styles to provide a buffer between the single-family neighborhood to the south
and the higher density de