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1. INTRODUCTION

Located at the southern end of the San Francisco Bay, the City of Milpitas has become an integral part of
high-tech Silicon Valley since becoming incorporated in 1954. The City is a strong employment center
with a diverse population, quality schools, conveniently-located neighborhood parks, and a variety of
retail options. Milpitas is often called the “Crossroads of Silicon Valley” with most of its 13.6 square
miles of land situated between two major freeways (1-880 and 1-680), State Route 237, and a County
expressway. The City is served by Valley Transportation Authority (VTA) light rail and a planned BART
extension is scheduled to begin service to Milpitas in 2018.

Milpitas has experienced a recent surge in residential building activity in recent years, with a
considerable increase in residential permit applications, development entitlements, and new
construction. In large part, these changes have been brought on by the adoption of two Specific Plans
for areas adjacent to an existing VTA station and the City’s planned BART station. The increased
development potential that was made possible by these Specific Plans has prompted the conversion of
areas once dominated by vacant and underutilized land and aging and obsolete industrial space into
high-density transit-oriented development.

As Milpitas continues to usher in this transformation, providing a range of housing options at various
price points will be an integral element of the City’s future development. The 2015-2023 Housing
Element will assist the City in continuing its strong record of planning for housing for all segments of the
population.

Preparation of the Housing Element Update

The Housing Element is the chapter of the General Plan that local jurisdictions in California use to plan
for current and future housing needs. California State Law requires that California cities have an
adopted General Plan, which must contain a Housing Element. While many jurisdictions regularly revise
and update various elements of the General Plan, the Housing Element is the only chapter that is
mandated by State Law to be updated on regular basis and is the only chapter that requires approval
from a State agency. State law dictates the issues that the Housing Element must address and requires
the element to be reviewed by the California Department of Housing and Community Development
(HCD) to assure that it meets the minimum requirements established by Government Code §65580-
65589.8. This process is commonly referred to as “certifying” the Housing Element.

Each jurisdiction’s projected housing need during the Housing Element planning period is determined
through the Regional Housing Needs Allocation (RHNA) process, which is based on projected Statewide
growth in households as determined by HCD. Through the RHNA process, HCD distributes the Statewide
projected housing need among the regions in the State. In turn, each regional council of government
allocates the projected regional growth to local jurisdictions within the region. The total housing need
for each jurisdiction is distributed among income categories, requiring each jurisdiction to plan to meet
the need for housing for households at all income levels. The agency responsible for distributing the



RHNA in the Bay Area is the Association of Bay Area Governments (ABAG), which works closely with the
Metropolitan Transportation Commission (MTC), the regional transportation planning agency for the
Bay Area.

Each city and county in California is then required to produce a Housing Element that demonstrates the
jurisdiction’s ability to accommodate the housing need identified in its RHNA during the Housing
Element planning period. This Housing Element covers the 2015-2023 Housing Element planning period,
which differs from previous update cycles as a result of recent changes in State Law, which are discussed
in the following section.

The prior Milpitas Housing Element, certified by HCD in 2010, covered the period between 2007 and
2014 and is the basis for the current Housing Element update. However, all sections in the 2010
Housing Element have been reviewed and updated to reflect changes to State Law, City housing policies
and programs, and local demographic and real estate market conditions.

SB 375 and Changes to Housing Element Law

In an effort to reduce greenhouse gas emissions associated with passenger cars, Senate Bill 375 (SB 375,
2008) calls for local jurisdictions and regional planning agencies to better coordinate land use plans with
existing and planned transit investments and to plan for a greater proportion of residential and
employment growth in areas accessible to transit. One outcome of the effort to coordinate housing and
transit planning has been the eight-year planning period (2015-2023) for the upcoming Housing Element
Update, rather than the five- to seven-year planning period that was used in previous Housing Element
Update cycles, in order to coordinate the timing of the Housing Element Update with the Regional
Transportation Plan.!

In response to SB 375, ABAG and MTC developed Plan Bay Area, a long-range integrated transportation
and land use plan for the Bay Area that plans for the projected increase in housing and employment in
the region through 2040. A key element of Plan Bay Area is the designation of Priority Development
Areas (PDAs), locally-designated, transit-accessible areas that are ideal locations for an increase in
residential and commercial development, throughout the region. By focusing growth in PDAs served by
transit and working to make these PDAs more pedestrian- and bike-friendly, Plan Bay Area aims to
reduce the need for automobiles and the associated greenhouse gas emissions in the region. ABAG and
MTC have been supporting planning processes in PDAs in cities throughout the Bay Area, including
Milpitas.

! There are some exceptions to the eight-year planning period, none of which apply to Milpitas during the current update cycle.



Related Planning Efforts

Milpitas recently adopted Specific Plans for two areas adjacent to the City’s existing VTA station and
planned BART station. The Midtown Specific Plan, adopted in 2002, anticipates development of
approximately:

. 3,000 or more housing units,

. 720,000 square feet of office space,

1] 326,000 square feet of general commercial uses, and
. 51,000 square feet of retail uses.

Development standards for the Midtown Specific Plan allow residential development up to 60 units per
acre.

The Transit Area Specific Plan (TASP), adopted in 2008, covers a larger area than the Midtown Specific
Plan and has more development potential. The TASP anticipates development of approximately:

. 6,440 to 9,360 new housing units,
. 496,922 square feet of new office space, and
. 281,000 to 357,000 square feet of new retail space.

Development standards for the TASP allow up to 75 units per acre, with a possible 25 percent density
bonus.

Public Participation in the Housing Element Update

Milpitas conducted extensive public outreach to provide information and solicit input from the public on
the Housing Element Update. The City held three public meetings in addition to City Council and
Planning Commission meetings prior to submission of the Housing Element Update to HCD, all of which
encouraged dialogue between residents, stakeholders, and City staff. The first, held February 25, 2014,
provided the public with information on the update process and housing needs in Milpitas. The second,
held on March 11, 2014, focused on the City’s housing opportunity sites, policies, and programs. The
third, held on October 30, 2014, provided a final opportunity for community input after the draft
document was released to the public and before the document was submitted to HCD.

The Housing Element was also discussed during Planning Commission meetings on May 14, 2014 and
September 10, 2014 and during the City Council meeting on September 16, 2014. Prior to the
September 16 City Council meeting, the City offered a 30-day review period during which the draft
document was available to the public for review at City Hall, the public library, on the City website, and
to individuals as requested. The public had the opportunity to attend all Planning Commission and City
Council meetings and provide comments. Notices for all meetings and to alert the public that the draft
document was available were broadly distributed by mailing to 80 organizations, publishing notices in
the Milpitas Post and on the City’s website, and showing ads on cable television. Minutes and video
from all City Council and Planning Commission meetings are available on the City’s website for public
review. In addition, a summary of written comments received is provided in Appendix D.



In addition to these meetings, information on the Housing Element Update was posted on the City’s

website, at City Hall, and at the public library as well as advertised on cable television, in the Milpitas

Post newspaper, and on the marquee board in front of City Hall. Residents were encouraged to contact

the Planning & Neighborhood Services Department with comments and questions.

Housing Element Contents

Following this introduction, the Housing Element includes the following major components:

A review of the prior (2010) housing element, including an analysis of housing production in
comparison to mandated housing goals.

An analysis of the City’s current and future housing needs.

An inventory and analysis of housing resources.

An analysis of governmental and non-governmental constraints to housing production.

A housing plan setting forth goals, policies, programs, and quantified objectives to address
the City’s housing needs.



2. ASSESSMENT OF PRIOR HOUSING ELEMENT

This chapter reviews and evaluates the City’s progress in implementing the 2010 Housing Element’s
programs and meeting the projected housing need (as defined by the RHNA numbers) between 2007
and 2014.

The City of Milpitas has demonstrated support for affordable housing and a strong commitment to
facilitating a diversity of housing types. During the last housing element period, the City provided
support to seven subsidized housing developments with a total of 863 units. In addition, the City
provided funding to assist in the rehabilitation of 93 mobile homes in Milpitas. Furthermore, Milpitas
continues to implement a range of policies and programs to aid in the production of affordable housing,
including Zoning Ordinance provisions that encourage the inclusion of affordable units in market-rate
developments and allow for high residential densities that support the development of affordable
housing.

The following sections present information on the progress made by Milpitas in its implementation of
the housing programs set forth in the 2010 Housing Element, as well as its progress in achieving its
2007-2014 RHNA goals.

Progress in Implementation of 2010 Housing Element Programs

The City of Milpitas has established a strong housing program, which allowed the City to make
considerable progress toward achieving its housing goals between 2007 and 2014. The Midtown and
Transit Area Specific Plans accommodate high-density residential and mixed-use development, with
maximum densities ranging from 20 to 60 units per acre, or up to 75 units per acre in high-density
residential zones in the Transit-Oriented Overlay Zone. Projects in the Transit-Oriented Overlay Zone
also benefit from reduced parking requirements. Additionally, the EIRs that were prepared for the
Specific Plans can be used as programmatic environmental documents for future residential
development in the Specific Plan Areas, allowing for expedited environmental review of new projects.
The City has further aided residential development in the Specific Plan Areas by helping to pay for
needed infrastructure in the area. A detailed list of the programs included in the last Housing Element
and the City’s progress toward implementation of each program is provided in Appendix A.

Other achievements include successful implementation of the condominium and mobile home
conversion ordinances, operation of programs that rehabilitate and retrofit housing units, and the
provision of financial assistance for facilities and services that provide services to homeless families and
individuals.

Finally, the City has adopted policies to encourage that twenty percent of all new housing units in
market-rate developments are affordable to moderate-, low-, or very low-income households. To help



developers meet this goal, the City has provided funds for mortgage financing, impact fees, and loans to
help projects comply with the affordable housing requirement.

Many of the policies and programs from the 2010 Housing Element Update will be carried forward to
the 2015-2023 Housing Element Update. These are presented in Chapter 6 of this Housing Element
Update.

Progress in Achieving RHNA Goals

During the 2007-2014 Housing Element Cycle, a total of 6,434 housing units were built or permitted in
Milpitas, far exceeding the City’s total RHNA for this period. Table 2.1 below shows the total number of
housing units built or permitted in the City of Milpitas between 2007 and 2014 along with the City’s
RHNA numbers for the 2007-2014 Housing Element Update cycle. As shown, units built and permitted
between 2007 and 2014 exceeded the City’s RHNA for units targeted to households with above-
moderate incomes, but did not meet the City’s RHNA for units affordable to very low-, low-, and
moderate-income households.

Table 2.1: Progress toward RHNA Goals, Milpitas, 2007-2014

2007-2014  Units Built or Balance Percent of
Income Group RHNA Permitted of RHNA  RHNA Achieved
Very Low 689 253 436 36.7%
Low 421 44 377 10.5%
Moderate 441 174 267 39.5%
Above Moderate 936 5,963 N/A 637.1%
Total (a) 2,487 6,434 1,080 56.6%

Note:

(a) Although the total number of units built or permitted in Milpitas between 2007-2014
exceeded the City's total RHNA goals, there was an unmet need for housing targeted to
lower-income households totaling 880 units. This unmet need is reflected in the percent
of RHNA achieved as reported in this table.

Sources: City of Milpitas, 2014; BAE, 2014.



3. HOUSING NEEDS ASSESSMENT

The purpose of the Housing Needs Assessment is to describe demographic, housing, and economic
conditions in Milpitas, assess the demand for housing for households at all income-levels, and document
the demand for housing to serve various special needs populations. The Needs Assessment also
provides an analysis of assisted housing projects that are at risk of converting to market rate. The
information provided in the Housing Needs Assessment is intended to assist Milpitas in developing
housing goals and formulating policies and programs that address local housing needs.

To facilitate an understanding of demographic and housing trends in Milpitas, this Housing Needs
Assessment presents data for Milpitas alongside comparable data for of Santa Clara County and, where
appropriate, for the San Francisco Bay Area. This Needs Assessment incorporates data from numerous
sources, including the United States Census, the Association of Bay Area Governments (ABAG), the State
of California Departments of Finance (DOF) and Housing and Community Development (HCD), and
private demographic and real estate data vendors. Data provided by the Census Bureau include 2000
and 2010 decennial Census data as well as data from the American Community Survey (ACS). The ACS
publishes estimates of demographic conditions based on statistical sampling conducted continuously
over one-year, three-year, and five-year periods, depending on the type of data and size of the
geography being sampled.” While these data cannot represent conditions at a specific point in time, as
in the previous decennial censuses, they are updated on an annual basis and do offer a valuable means
to compare characteristics across geographies.

Population & Household Trends

Population
As presented in Table 3.1 below, Milpitas has experienced moderate population growth in recent years.

The City’s population increased from approximately 63,000 in 2000 to approximately 68,000 in 2013, an
eight-percent increase. Population growth rates were comparable in Santa Clara County overall (nine
percent) and the Bay Area as a whole (eight percent) between 2000 and 2013.

Households
The number of households in Milpitas grew considerably between 2000 and 2013, outpacing the growth

rate in Santa Clara County and the Bay Area. A household is defined as a person or group of persons
living in a housing unit, regardless of the residents’ relationship. This is differentiated from persons

living in group quarters, such as dormitories, convalescent homes, or prisons. As shown in Table 3.1,
there were approximately 19,000 households in Milpitas in 2013, representing a 13-percent increase

’ This data source replaces the information obtained in previous Censuses from the “long form” questionnaire. For more
information on the ACS, see www.census.gov/acs/www/about the survey/american community survey/




from 2000. Meanwhile, the number of households increased by eight percent in Santa Clara County and
seven percent in the Bay Area overall.

Average Household Size
Households in Milpitas tend to be relatively large, but have decreased slightly in recent years. On

average, there were 3.41 persons per household in Milpitas in 2013, substantially higher than the
average household size in the County (2.96 persons per household) and region (2.73 persons per
household), but slightly lower than the average household size in Milpitas in 2000 (3.47 persons per
household). The slight decrease in average household size is consistent with the recent substantial
growth in households coupled with more moderate population growth.

Household Type
Milpitas households consist of a large number of family households. “Family households” are defined as

those consisting of two or more related persons living together, whereas “non-family households”
include persons who live alone or in groups of unrelated individuals. As shown in Table 3.1, 81 percent
of households in Milpitas were family households in 2013. This is a significantly higher proportion than
in Santa Clara County (71 percent) and the Bay Area (65 percent). Similar to the County and region,
Milpitas experienced little change in the proportion of family households in the City between 2000 and
2013.

Household Tenure
Although the majority of housing units in Milpitas are owner occupied, the share of renter-occupied

households has increased slightly over time. Two thirds (67 percent) of all occupied housing units in
Milpitas were owner-occupied in 2013, compared to 57 percent in Santa Clara County and 56 percent in
the Bay Area overall. These figures represent a gradual decline in the share of owner-occupied units
since 2000, which decreased by two to three percentage points in the City, County, and region between
2000 and 2013.



Table 3.1: Population and Household Trends, 2000-2013

Change % Change

Milpitas 2000 2010 2013 2000-2013 2000-2013
Population 62,698 66,790 67,894 5,196 8.3%
Households 17,132 19,184 19,300 2,168 12.7%
Average Household Size 3.47 3.34 341

Household Type

Families 81.7% 81.4% 80.7%

Non-Families 18.3% 18.6% 19.3%
Tenure

Owner 69.8% 66.9% 66.7%

Renter 30.2% 33.1% 33.3%
Santa Clara County
Population 1,682,585 1,781,642 1,842,254 159,669 9.5%
Households 565,863 604,204 611,426 45,563 8.1%
Average Household Size 2.92 2.90 2.96
Household Type

Families 69.9% 70.6% 70.8%

Non-Families 30.1% 29.4% 29.2%
Tenure

Owner 59.8% 57.6% 57.4%

Renter 40.2% 42.4% 42.6%
Bay Area (a)
Population 6,783,760 7,150,739 7,327,626 543,866 8.0%
Households 2,466,019 2,606,288 2,628,762 162,743 6.6%
Average Household Size 2.69 2.69 2.73
Household Type

Families 64.7% 64.6% 64.6%

Non-Families 35.3% 35.4% 35.4%
Tenure

Owner 57.7% 56.2% 56.0%

Renter 42.3% 43.8% 44.0%
California
Population 33,871,648 37,253,956 37,966,471 4,094,823 12.1%
Households 11,502,870 12,568,167 12,675,876 1,173,006 10.2%
Average Household Size 2.87 2.90 2.93
Household Type

Families 68.9% 68.7% 68.5%

Non-Families 31.1% 31.3% 31.5%
Tenure

Owner 56.9% 55.9% 55.9%

Renter 43.1% 44.1% 44.1%
Notes:

(a) The Bay Area region consists of Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa
Clara, Solano, and Sonoma Counties.
Sources: US Census, 2000; California, Department of Finance, 2010, 2013; Nielsen, 2013; BAE 2013.

Age Distribution
The population in Milpitas has aged in recent years as baby boomers have begun to reach retirement

age, consistent with national trends. The median age of the City’s population was 33.4 in 2000 and by
2013 had reached 37.1, as shown in Table 3.2. The change in the median age during this period is
reflected throughout the age distribution, which demonstrates a decrease in the share of the population



in all age cohorts under age 45 and a corresponding increase in the share of the population in all cohorts
age 45 and older. While people between the age of 25 and 44 accounted for 38 percent of the City’s
population in 2000, by 2013 only 31 percent of the City’s population was between the age of 25 and 44.

These Citywide trends mirrored Countywide trends, though the population of Milpitas aged at a slightly

faster rate. The population in Milpitas was slightly younger than the population of Santa Clara County in
2000, with a larger proportion of residents between age of 25 and 44, a smaller proportion of residents

age 55 and older, and a median age 0.6 years younger. However, by 2013 Milpitas was largely similar to
the County with respect to the City’s age distribution and median age.

Table 3.2: Age Distribution, 2000, 2010 and 2013

Milpitas Santa Clara County
Age Cohort 2000 2010 2013 2000 2010 2013
Under 15 20.6%  19.2% 19.3% 20.9% 20.2% 20.3%
15t0 17 4.0% 3.7% 3.6% 3.9% 3.9% 3.9%
1810 20 3.9% 3.8% 3.7% 3.9% 3.8% 3.7%
21to 24 5.6% 5.0% 5.0% 5.4% 5.1% 5.1%
2510 34 19.0% 16.3% 15.1% 17.8% 15.1% 14.0%
3510 44 19.0% 16.3% 16.2% 17.6% 15.6% 15.3%
45 to 54 13.3% 15.2% 15.0% 13.0% 14.8% 14.8%
55 to 64 75%  10.9% 11.6% 8.0% 10.4% 11.3%
65to 74 4.6% 5.7% 6.4% 5.2% 6.0% 6.6%
75to 84 2.0% 3.0% 3.1% 3.3% 3.5% 3.5%
85 + 0.5% 0.8% 0.9% 1.1% 1.5% 1.6%
Total 100.0% 100.0%  100.0% 100.0% 100.0%  100.0%
Median Age 334 36.1 37.1 34.0 36.2 37.0

Sources: US Census, 2000 and 2010; Nielsen 2013; BAE 2013.

Race and Ethnicity
The racial and ethnic composition of the population in Milpitas has grown increasingly diverse, with

people of Asian descent representing the largest share of the City’s population. In 2000, approximately
half (51 percent) or the population in Milpitas was of Asian descent; by 2010, people of Asian descent
comprised almost two thirds (62 percent) of the City’s population. The City’s population of Asian
descent includes people with Chinese, Filipino, Indian, and Vietnamese ancestry, along with other ethnic
groups. During the same period, the City’s White population decreased from 24 percent of the City’s
population to 15 percent of the population. The number of individuals of Hispanic or Latino origin
increased at the same rate as population growth, keeping the share of the population of Hispanic or
Latino origin stable at 17 percent. The share of the population in all other racial groups decreased
slightly between 2000 and 2010.

Trends were similar in Santa Clara County and the Bay Area overall, with increases in the population of
Asian descent and decreases in the White population. However, a much larger share of the population
was of Asian descent in Milpitas (62 percent) compared to Santa Clara County (32 percent) and the Bay
Area (23 percent) and a smaller share of the population was White. Additionally, the share of the
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population of Hispanic or Latino origin was larger in the County (27 percent in 2010) and region (24
percent in 2010) and showed more significant increases between 2000 and 2010.

Table 3.3: Race and Ethnicity, 2000 and 2010

Milpitas

2000 2010 Change 2000-2010
Ethnicity Number Percent Number Percent Number Percent
Not Hispanic or Latino 52,281 83.4% 55,550 83.2% 3,269 6.3%
White 14,917 23.8% 9,751 14.6% -5,166 -34.6%
Black or African American 2,187 3.5% 1,836 2.7% -351 -16.0%
American Indian and Alaska Native 240 0.4% 137 0.2% -103 -42.9%
Asian 32,281 51.5% 41,308 61.8% 9,027 28.0%
Native Hawaiian/Pacific Islander 347 0.6% 316 0.5% -31 -8.9%
Some other race 131 0.2% 93 0.1% -38 -29.0%
Two or more races 2,178 3.5% 2,109 3.2% -69 -3.2%
Hispanic or Latino (of any race) 10,417 16.6% 11,240 16.8% 823 7.9%
Total 62,698 100.00% 66,790 100.00% 4,092 6.5%

Santa Clara County

2000 2010 Change 2000-2010
Ethnicity Number Percent Number  Percent Number Percent
Not Hispanic or Latino 1,279,184 76.0% 1,302,432 73.1% 23,248 1.8%
White 744,282 44.2% 626,909 35.2% -117,373 -15.8%
Black or African American 44,475 2.6% 42,331 2.4% -2,144 -4.8%
American Indian and Alaska Native 5,270 0.3% 4,042 0.2% -1,228 -23.3%
Asian 426,771 25.4% 565,466 31.7% 138,695 32.5%
Native Hawaiian/Pacific Islander 5,040 0.3% 6,252 0.4% 1,212 24.0%
Some other race 3,522 0.2% 3,877 0.2% 355 10.1%
Two or more races 49,824 3.0% 53,555 3.0% 3,731 7.5%
Hispanic or Latino (of any race) 403,401 24.0% 479,210 26.9% 75,809 18.8%
Total 1,682,585 100.00% 1,781,642 100.00% 99,057 5.9%

Bay Area

2000 2010 Change 2000-2010
Ethnicity Number Percent Number  Percent Number Percent
Not Hispanic or Latino 5,468,585 80.6% 5,468,939 76.5% 354 0.0%
White 3,392,204 50.0% 3,032,903 42.4% -359,301 -10.6%
Black or African American 497,205 7.3% 460,178 6.4% -37,027 -7.4%
American Indian and Alaska Native 24,733 0.4% 20,691 0.3% -4,042 -16.3%
Asian 1,278,515 18.8% 1,645,872 23.0% 367,357 28.7%
Native Hawaiian/Pacific Islander 33,640 0.5% 41,003 0.6% 7,363 21.9%
Some other race 18,451 0.3% 20,024 0.3% 1,573 8.5%
Two or more races 223,837 3.3% 248,268 3.5% 24,431 10.9%
Hispanic or Latino (of any race) 1,315,175 19.4% 1,681,800 23.5% 366,625 27.9%
Total 6,783,760 100.00% 7,150,739 100.00% 366,979 5.4%

Sources: US Census 2000 and 2010; BAE 2013

Household Income
Households in Milpitas tend to have relatively high incomes, with a median annual income of

approximately $94,000 in 2013. This median is eight percent higher than the median for Santa Clara
County (approximately $87,000) and 27 percent higher than the median for the Bay Area (approximately
$74,000). The high median household income in Milpitas is reflected throughout most of the City’s
income distribution, which shows a smaller number of households with annual incomes below $50,000
than the income distribution for Santa Clara County or the region. However, Milpitas also has a smaller
share of households earning more than $250,000 per year, which constitute six percent of households in
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Milpitas, nine percent of households in Santa Clara County, and seven percent of households in the Bay
Area.

Although household incomes in Milpitas tend to be somewhat high, the City’s large average household
size means that household incomes typically support a relatively large number of people. As a result,
the higher median household income for Milpitas relative to the County and region may not reflect an
ability to pay more for housing after accounting for other expenses associated with supporting a large
household.

Table 3.4: Household Income Distribution, 2013

Household Income Milpitas Santa Clara County Bay Area (a)
Less than $15,000 5.8% 7.4% 9.1%
$15,000 to $24,999 5.8% 6.7% 7.6%
$25,000 to $34,999 4.0% 6.0% 7.1%
$35,000 to $49,999 8.9% 9.8% 10.6%
$50,000 to $74,999 15.5% 14.1% 15.9%
$75,000 to $99,999 13.2% 12.3% 12.5%
$100,000 to $149,999 24.9% 19.3% 17.4%
$150,000 to $249,999 16.3% 15.2% 12.4%
$250,000 to $499,999 4.9% 6.5% 5.2%
$500,000 and over 0.9% 2.8% 2.2%
Total (b) 100.0% 100.0% 100.0%
Median Household Income $94,218 $87,343 $74,423
Notes:

(a) Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara,
Solano, and Sonoma Counties.

(b) Total number of households here may differ from population and household
estimates provided by CA Department of Finance.

Sources: Nielsen, 2013; BAE, 2013.

Household Growth Projections
According to ABAG projections, Milpitas is anticipated to experience significant household growth

between 2010 and 2040. As shown in Table 3.5, Milpitas is expected to gain approximately 12,500
households between 2010 and 2040, a 65 percent increase, considerably outpacing the growth rate in
Santa Clara County (35 percent) and the Bay Area (27 percent). The relatively large amount of projected
household growth in Milpitas aligns with the recent surge in residential construction in the City, which
demonstrates the City’s ability to attract and approve residential projects that are carried through to
completion. Household growth in Milpitas is expected to occur at a relatively even pace throughout this
period, at an average rate of 417 households per year.
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Table 3.5: Estimated Household Growth, Milpitas, Santa Clara County, and the Bay Area, 2010-2040

Total
Change % Change
2010 2015 2020 2025 2030 2035 2040 2010-2040  2010-2040
Milpitas 19,184 21,230 23,330 25,340 27,490 29,560 31,680 12,496 65.1%
Santa Clara County 604,204 639,160 675,670 710,610 747,070 782,120 818,400 214,196 35.5%
Bay Area (a) 2,608,023 2,720,410 2,837,680 2,952,910 3,072,920 3,188,330 3,308,090 700,067 26.8%

Notes:
(a) Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma Counties.
Sources: ABAG, 2013; BAE, 2013.

Employment Trends & Jobs/Housing Balance

Similar to employment throughout much of Santa Clara County, employment in Milpitas is strongly
impacted by the Silicon Valley technology sector. According to the City’s 2013 Comprehensive Annual
Financial Report, the top three employers in Milpitas are Cisco Systems, KLA-Tencor, and SanDisk, which
together accounted for over 6,000 jobs in 2013. The following section provides additional information
on employment trends and projections in Milpitas.

Jobs by Industry Sector
Milpitas has experienced strong employment growth in recent years, with an 11-percent increase in jobs

located in the City between the third quarter of 2010 and the third quarter of 2012. Employment in
Santa Clara County also increased during this period, but at a slightly slower rate (seven percent).
Changes in employment varied at the industry level, with some industries experiencing growth and
others with net job losses. The industries with the largest employment growth in Milpitas between the
third quarter of 2010 and the third quarter of 2012 include manufacturing (1,550 net new jobs),
administrative and waste services (612 net new jobs), and construction (435 net new jobs). The industry
sector with the most significant decrease in employment during this period was professional, scientific,
and technical services, which had a net loss of 302 jobs.

The industry data shown in Table 3.6 demonstrate that Milpitas has a strong manufacturing sector,
which accounts for one third (33 percent) of all jobs in the City. Manufacturing is also the largest
employment sector in Santa Clara County overall, but accounts for only 17 percent of jobs Countywide.
However, these data do not necessarily indicate that a large amount of manufacturing is taking place in
Milpitas or Santa Clara County. Technology companies, such as Cisco and KLA Tencor in Milpitas, are
typically classified in the computer and electronics manufacturing industry. This means that all types of
occupations within these companies, including management, product development, administrative,
sales, and other occupations, are categorized as jobs in the manufacturing industry, despite that the
production-related occupations associated with these companies are often located elsewhere.

Other significant employment industries in Milpitas include retail (12 percent of employment) and
leisure and hospitality (12 percent of employment). These two industries, which together constitute
approximately one quarter of all employment in Milpitas, tend to offer relatively low-wage jobs. This
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suggests a need for a mix of housing types in Milpitas at various affordability levels in order to

accommodate the housing need generated by the City’s workforce.

Table 3.6: Jobs by Sector, Q3 2010 and Q3 2012 (a)

Milpitas Santa Clara County

Q32010 Q32012 % Change Q3 2010 Q32012 % Change
Industry Sector (a) # % # %  2010-2012 # % # %  2010-2012
Agriculture, Forestry, Hunting, Mining 12  0.0% 12  0.0% 0.0% 4,267 0.5% 4,100 0.5% -3.9%
Construction 1,559 4.2% 1,994 4.9% 27.9% 32,433  3.9% 35,433  3.9% 9.2%
Manufacturing 12,016 32.5% 13,566 33.2% 12.9% 152,367 18.1% 156,900 17.5% 3.0%
Wholesale Trade 2,206 6.0% 2,547 6.2% 15.5% 34,933 4.1% 35,100 3.9% 0.5%
Retail Trade 4,965 13.4% 4,938 12.1% -0.6% 76,167  9.0% 81,133  9.0% 6.5%
Transportation/Warehousing/Utilities (b) N/A N/A N/A N/A N/A 11,900 1.4% 12,900 1.4% 8.4%
Information 663 1.8% 1,008 2.5% 52.1% 44967 5.3% 50,167 5.6% 11.6%
Finance/Insurance 510 1.4% 442 1.1% -13.3% 18,233 2.2% 20,200 2.3% 10.8%
Real Estate 259  0.7% 317 0.8% 22.2% 12,433 1.5% 13,533 1.5% 8.8%
Professional/Scientific/Technical Srvcs 3,216 8.7% 2914 7.1% -9.4% 105,500 12.5% 119,500 13.3% 13.3%
Management of Companies/Enterprises 152 0.4% 206 0.5% 35.5% 9,800 1.2% 10,633 1.2% 8.5%
Administrative/Waste Services 1,342 3.6% 1,953 4.8% 45.6% 47,567 5.6% 52,600 5.9% 10.6%
Educational Services 369 1.0% 530 1.3% 43.5% 33,233 3.9% 35,600 4.0% 7.1%
Health Care/Social Assistance 1,805 4.9% 1,924 4.7% 6.6% 76,767 9.1% 79,833 8.9% 4.0%
Leisure & Hospitality 4,417 11.9% 4,839 11.8% 9.6% 75,133 8.9% 83,133 9.3% 10.6%
Other Services, excl. Public Admin 1,769 4.8% 1,748 4.3% -1.2% 23,400 2.8% 24,633 2.7% 5.3%
Unclassified (b) N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A
Government (b) (c) N/A N/A 1283 3.1% N/A 83,267 9.9% 82,233  9.2% -1.2%
Total 36,967 100% 40,876 100% 11% 842,367 100% 897,633 100% 7%
Notes:

(a) Includes all wage and salary employment covered by unemployment insurance.

(b) Local employment for Transportation, Warehousing, and Utilities, Unclassified, and Government in Milpitas was suppressed by EDD due to the
small number of firms in Milpitas reporting in this category. Total employment includes jobs in these categories.
(c) Government employment includes workers in all local, state and Federal sectors, not just public administration. For example, all public school

staff are in the Government category.

Sources: California Employment Development Department, 2013; BAE, 2013.

Jobs to Workers Ratio

As shown in Table 3.7, Milpitas has a considerable net inflow of workers to the City, with 1.7 jobs for

every employed person in Milpitas in 2011. There is also a net inflow of workers to Santa Clara County

overall, but the ratio of jobs to employed residents is lower than in Milpitas, at 1.1 jobs for every

employed worker. These figures suggest a potential need for additional housing for people employed in

Milpitas that currently commute from other areas. This need will likely be addressed in part by the

ongoing residential construction activity in Milpitas.
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Table 3.7: Jobs to Workers Ratio, 2011

Santa
Milpitas Clara County

Total Jobs (a) (b) 42,698 938,013
Employed Residents (a) 25,537 835,675
Jobs/Employed Residents 1.7 11
Notes:

The American Community Survey (ACS) publishes
demographic estimates based on statistical sampling
conducted continuously in 2011.

(a) The universe consists of members of the Armed Forces
and civilian workers age 16 and older who were at work
the week prior to the survey.

(b) Total number of jobs here may differ from estimates
provided by the CA Employment Development Department.
Sources: American Community Survey, 2011; California
Employment Development Department, 2013; BAE 2013.

Employment Trends
Similar to much of the rest of Silicon Valley and the Bay Area, Milpitas experienced an increase in

unemployment beginning in 2007, followed by a gradual decrease in the unemployment rate in more
recent years. As shown in Figure 3.1, the unemployment rate in Milpitas has mirrored trends in Santa
Clara County since 2000, remaining just slightly higher (0.1 to 0.4 percentage points) than the
unemployment rate for the County between 2000 and 2013. The unemployment rate in both the City
and County was below five percent in 2006, but began to increase slightly at the start of the recession in
2007. Atthe peakin 2010, the unemployment rate reached 11.3 percent in Milpitas and 11.0 percent in
Santa Clara County, more than twice the unemployment rate in 2006. The unemployment rate
decreased in subsequent years, averaging approximately seven percent in the City and County in 2013,
which suggests an ongoing economic recovery in the City and County and an associated increase in the
employment rate.
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Figure 3.1: Unemployment, 2000-2013
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Notes:
Data are not seasonally adjusted.
Sources: CA EDD; BAE, 2014.

Employment Projections
According to ABAG projections, Milpitas is expected to experience moderate employment growth

between 2010 and 2040. As shown in Table 3.8, ABAG estimates that there will be a 28-percent
increase in the number of jobs in Milpitas between 2010 and 2040. During the same period,
employment is expected to increase by 33 percent in Santa Clara County and the Bay Area overall,
outpacing employment growth in Milpitas. The moderate employment growth rate in Milpitas relative
to other areas and the substantial rate of household growth in Milpitas shown in Table 3.5 suggest that
the City is poised to provide additional housing units that will help to reduce the disparity between jobs
and employed residents identified Table 3.7, potentially offering additional housing opportunities for
people employed in Milpitas.

Employment growth is expected to occur at a faster rate during the first ten years of the projection
period (2010-2020) than in the subsequent twenty years. Milpitas is expected to gain 7,330 jobs
between 2010 and 2020, at an average rate of over 733 jobs per year, and 2,010 jobs between 2020 and
2030, at an average rate of 201 jobs per year. Job growth is then projected to increase slightly between
2030 and 2040, with an average rate of 328 jobs per year.

Santa Clara County and the Bay Area are expected to have a similar growth pattern, with large

employment increases between 2010 and 2020 and more moderate employment increases between
2020 and 2030, followed by a slight increase in the rate of employment growth between 2030 and 2040.
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Table 3.8: Estimated Job Growth, Milpitas, Santa Clara County, and the Bay Area, 2010 - 2040

Total
Change % Change
2010 2015 2020 2025 2030 2035 2040 2010-2040  2010-2040
Milpitas 45,190 48,660 52,520 53,480 54,530 56,120 57,810 12,620 27.9%
Santa Clara County 926,270 1,003,780 1,091,270 1,118,320 1,147,020 1,187,010 1,229,520 303,250 32.7%
Bay Area (a) 2,571,920 2,788,160 3,027,840 3,105,650 3,187,040 3,301,510 3,421,890 849,970 33.0%

Notes:
(a) Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and Sonoma Counties.
Sources: ABAG, 2013; BAE, 2013.

Housing Stock Characteristics

The following section provides information on the existing housing stock and recent building trends in
Milpitas along with comparative data for Santa Clara County. This information helps to identify existing
and anticipated future housing needs in Milpitas, which can inform the development of housing

programs.

Housing Stock Conditions
Milpitas has a relatively large number of new units in the housing stock, as shown in Table 3.9.

According to ACS data collected in 2011, the median year built for housing units in Milpitas was 1977,
five years newer than the median year built for Santa Clara County overall. Moreover, 73 percent of
housing units in Milpitas were built in 1970 or later, compared to 61 percent of housing units in Santa

Clara County.

Since housing units typically deteriorate with age, often requiring extensive maintenance or
rehabilitation, the relatively new housing stock in Milpitas is likely an indication that a comparatively
large number of units in Milpitas are in a state of good repair. Nonetheless, the owners of the limited
number of older residential units in Milpitas may be in need of resources to be able to afford necessary
maintenance. Milpitas Code Enforcement and Building Department staff estimates that approximately
37 percent of Milpitas homes built prior to 1970 (2,063 units, or 10 percent of the City’s total housing
stock) are in need of rehabilitation or major repairs.
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Table 3.9: Housing Units by Year Built, 2011

Milpitas Santa Clara County

Year Built (a) Number Percentage Number Percentage
2005 or later 1,593 7.8% 28,286 4.9%
2000 to 2004 383 1.9% 38,141 6.6%
1990 to 1999 2,767 13.5% 63,534 11.0%
1980 to 1989 3,135 15.4% 76,970 13.4%
1970 to 1979 6,966 34.1% 142,825 24.8%
1960 to 1969 3,831 18.8% 123,376 21.4%
1959 or earlier 1,747 8.6% 103,300 17.9%
Total 20,422 100.0% 576,432 100.0%
Median Year Built 1977 1972

Note:

(a) The American Community Survey (ACS) publishes demographic estimates based or
statistical sampling conducted continuously in 2011.

Sources: American Community Survey, 2011; BAE, 2013.

Structure Type

The majority of housing units in Milpitas are single-family detached homes, as shown in Table 3.10.
According to estimates from the California Department of Finance, 76 percent of all homes in Milpitas
are single-family homes (59 percent detached single-family and 17 percent attached single-family). This
is a slighter higher proportion than in Santa Clara County (64 percent) and the Bay Area (63 percent),
due mainly to the high proportion of attached single-family homes in Milpitas. Accordingly, Milpitas has
a smaller share of units in multifamily structures (22 percent) than the County (33 percent) and region
(35 percent). Mobile homes represent comparable proportions of units in the City (two percent),
County (three percent), and region (two percent).

Table 3.10: Housing Units by Type, 2013

Milpitas Santa Clara County Bay Area

Number Percent Number Percent Number Percent
Milpitas of Units of Total of Units of Total of Units of Total
Single Family Detached 11,703 58.7% 346,145 54.1% 1,505,153 53.6%
Single Family Attached 3,363 16.9% 62,201 9.7% 258,633 9.2%
Multifamily 2 to 4 Units 1,384 6.9% 48,923 7.7% 278,450 9.9%
Multifamily 5+Units 3,057 15.3% 163,124 25.5% 705,899 25.1%
Mobile Home 418 2.1% 19,053 3.0% 59,673 2.1%
Total 19,925 100.0% 639,446 100.0% 2,807,808 100%

Sources: CA Department of Finance, E-5 2013; BAE, 2013.

Residential Building Permit Trends

Residential building permit activity in Milpitas over the past ten years reflects regional and nationwide
trends, with large amounts of activity prior to 2007 followed by a marked decrease in activity during the
recent recession. However, building permit issuances in Milpitas also reveal the surge in residential
construction that the City has experienced over the past few years. Prior to 2013, the peak of building
permit activity in Milpitas during the past decade occurred in 2006, during which the City issued permits
for 744 units, most (638) of which were in multifamily structures with five units or more. Building
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permit activity decreased in 2007, with a total of 174 units permitted, and further decreased in 2008,
with only 14 units permitted. Building permit activity in Milpitas has resumed in more recent years,
totaling 373 units in 2011 and 131 units in 2012. In 2013, Milpitas issued permits for 842 new units,
surpassing totals from any other year in the prior decade.

In contrast to the City’s existing housing stock, the housing units recently permitted in Milpitas consist
largely of multifamily units. Between 2003 and 2012, 77 percent of all units permitted in Milpitas were
in structures with five or more units, and 20 percent were single-family homes. Although trends were
similar Countywide, 64 percent of all units permitted in Santa Clara County between 2003 and 2012
were in structures with five or more units, representing a smaller share of building permit activity than
in Milpitas. These trends suggest a shift over time toward increasingly high proportions of multifamily
residential construction throughout the County and in Milpitas in particular.

Table 3.11: Number of Units Issued Building Permits, 2003-2012

Units Permitted Total Percent
Milpitas 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2003-2013 2003-2013
Single Family 1 5 26 103 79 5 57 6 7 65 212 566 20%
2 Units 0 0 0 0 0 0 0 0 0 0 0 0 0%
3 & 4 Units 0 12 0 3 0 0 0 0 0 7 42 64 2%
5 or More Units 0 201 72 638 95 9 72 56 366 59 588 2,156 7%
Total 1 218 98 744 174 14 129 62 373 131 842 2,786 100%
Santa Clara County
Single Family 2,468 2,675 2,333 2,121 1,923 939 602 814 970 1,460 1,729 18,034 34%
2 Units 62 82 28 10 46 50 28 4 2 28 30 370 1%
3 & 4 Units 88 126 202 20 40 49 7 23 50 62 104 841 2%
5 or More Units 4,388 2,497 3,050 3,899 2,153 2,433 417 3,291 2,043 3,941 5,758 33,870 64%
Total 7,006 5,380 5,613 6,120 4,162 3,471 1,054 4,132 3,065 5,491 7,621 53,115 100%

Sources: U.S. Census, 2013; BAE, 2013.

Overcrowding
Although the City has some overcrowded households, overcrowding is not a particularly common

problem in Milpitas. A housing unit is typically defined as overcrowded if it houses more than one more
person per room (including bedroomes, kitchens, and dining rooms, but not bathrooms or porches) and
severely overcrowded if it houses more than 1.5 persons per room.

As shown in Table 3.12, approximately eight percent of Milpitas households were overcrowded in 2011
and approximately three percent were severely overcrowded. Overcrowding is more prevalent among
renter households, 13 percent of which were overcrowded, than among owner households, six percent
of which were overcrowded. Rates of overcrowding were similar in Santa Clara County, but with a
slightly higher rate of overcrowding among renter-occupied households (14 percent) and a lower rate of
overcrowding among owner-occupied households (three percent).
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Table 3.12: Overcrowded Households, 2011

Owner Households Renter Households All Households

Milpitas Number Percent Number Percent Number Percent
Overcrowded (a) 708 5.6% 876 13.0% 1,584 8.2%

Severely Overcrowded (b) 212 1.7% 311 4.6% 523 2.7%
Not Overcrowded 11,932 94.4% 5,876 87.0% 17,808 91.8%
Total 12,640 100.0% 6,752 100.0% 19,392 100.0%
Santa Clara County
Overcrowded (a) 10,764 3.1% 36,097 13.7% 46,861 7.7%

Severely Overcrowded (b) 3,054 0.9% 15,477 5.9% 18,531 3.1%
Not Overcrowded 332,978 96.9% 226,620 86.3% 559,598 92.3%
Total 343,742 100.0% 262,717 100.0% 606,459 100.0%

Notes:

(a) The U.S. Census defines an overcrowded unit as one occupied by more than 1 person per room
(excluding bathrooms and kitchens).

(a) The U.S. Census defines a severely overcrowded unit as one occupied by more than 1.5 persons
per room (excluding bathrooms and kitchens).

Sources: American Community Survey, 2011; BAE, 2013.

Housing Market Conditions and Affordability

This section provides information on current housing market conditions in Milpitas, including costs and
vacancy rates, and assesses the extent to which the housing market is providing for the needs of various
economic segments of the local population. Although there are many ways to assess affordability,
housing is typically defined as affordable for a given household if housing costs do not exceed 30
percent of household income. Households with housing costs that exceed this affordability threshold
often have less money available to available to spend on other essential goods and services, such as
food, healthcare, and transportation, or may have difficulty making rent or mortgage payments.
Information on housing market conditions and local demographics helps to identify those segments of
the population that face difficulties in securing affordable housing in Milpitas.

Vacancy Trends
Milpitas has low vacancy rates among both rental and for-sale housing units. According to 2010 US

Census data, three percent of rental units and one percent of for-sale units in Milpitas was vacant.
Vacancy rates were slightly higher in Santa Clara County overall, where four percent of rental units and
one percent of for-sale units were vacant, and the Bay Area overall, where six percent of rental units
and two percent of for-sale units were vacant. These data indicate a tight residential market in Milpitas
for rental and for-sale housing, which often leads to high housing costs and limited housing choices for
existing and prospective residents.
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Table 3.13: Housing Occupancy and Vacancy Status, 2010

Milpitas Santa Clara County California
Occupancy Status Number  Percent Number  Percent Number  Percent
Occupied Housing Units 19,184 96.9% 604,204 48.9% 12,577,498 47.9%
Renter 6,359 32.1% 255,906 20.7% 5,542,127 21.1%
Owner 12,825 64.8% 348,298 28.2% 7,035,371 26.8%
Vacant Housing Units 622 3.1% 27,716 2.2% 1,102,583 4.2%
For rent 206 1.0% 11,519 0.9% 374,610 1.4%
For sale only 152 0.8% 5,067 0.4% 154,775 0.6%
Rented or sold, not occupied 107 0.5% 2,222 0.2% 54,635 0.2%
For seasonal, recreational or occasional use 50 0.3% 3,000 0.2% 302,815 1.2%
For migrant workers 4 0.0% 50 0.0% 2,100 0.0%
Other vacant 103 0.5% 5,858 0.5% 213,648 0.8%
Total 19,806 100.0% 1,236,124 100% 26,257,579 100%
Rental Vacancy Rate 3.1% 4.3% 6.3%
For Sale Vacancy Rate 1.2% 1.4% 2.2%

Sources: US Census, 2010; BAE, 2013.

Residential Sale Price Trends
Housing prices in Milpitas fell substantially during the recent recession, but have begun to recover in

recent years and are now approaching pre-recession levels. As shown in Figure 3.2, the median
residential sale price in Milpitas peaked in 2007 at $640,000. The median decreased by 38 percent in
over the next two years, with a low of $400,000 in 2009. The median residential sale price did not
change significantly between 2009 and 2012, remaining between $400,000 and $435,000 in each year.
However, the median sale price increased to $580,000 in 2013, coming close to the median during the
years prior to the recession.

Median sale price trends in Milpitas mirrored trends in Santa Clara County overall between 2005 and
2013. However, the median sale price in Milpitas was slightly lower than the Countywide median each
year between 2005 and 2013, with a price difference ranging from $30,000 to $90,000.

The slightly lower median sale price for homes in Milpitas relative to Santa Clara County, coupled with
the City’s high median income, could suggest that households in Milpitas do not have difficulty affording
homes in Milpitas. However, the City’s large household size (3.41 people per household; see Table 3.1)
means that household incomes in Milpitas tend to support a large number of people, and therefore
many households still face difficulties affording housing along with other household expenses, as shown
in Figure 3.8 below.
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Figure 3.2: Median Residential Sale Price, 2005-2013
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Sources: DQ News, 2006-2013; BAE, 2014.

Data on recent home sales in Milpitas demonstrate variation in price between single-family homes and
condominiums, though the median sale price for both types of homes is relatively high. Among homes
sold in Milpitas between January and August 2013, the median sale price was $630,000, as shown in
Table 3.14. Single family homes sold during this period tended to be relatively large; half had four or
more bedrooms. The median sale price for condominiums sold during this period was $402,000,
approximately two thirds of the median among single-family homes. However, these units also tended
to be much smaller; 55 percent were two-bedroom units.
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Table 3.14: Sale Price Distribution of Single Family Residences and
Condominiums by Number of Bedrooms, Milpitas, January-August 2013

Number of Units Sold (a)

Sale Price Range 1 BRs 2 BRs 3 BRs 4+ BRs Total % Total
Single-Family Residences

Less than $400,000 0 1 18 13 32 14.8%
$400,000-$599,999 0 4 40 19 63 29.2%
$600,000-$799,999 0 3 35 33 71 32.9%
$800,000-$999,999 0 0 6 31 37 17.1%
$1,000,000 or more 0 1 0 12 13 6.0%
Total 0 9 99 108 216  100.0%
% Total 0.0% 4.2% 45.8% 50.0% 100.0%

Median Sale Price N/A  $580,000 $555,500 $746,250 $630,000

Average Sale Price N/A  $712,444  $546,226 $721,593 $640,836

Average Size (sf) N/A 1,618 1,352 1,863 1,618

Average Price/sf N/A $440 $404 $387 $396

Condominiums

Less than $200,000 1 2 2 0 5 4.5%
$200,000-$299,999 1 14 3 0 18 16.2%
$300,000-$399,999 4 14 12 0 30 27.0%
$400,000-$499,999 0 22 6 0 28 25.2%
$500,000 or more 0 9 20 1 30 27.0%
Total 6 61 43 1 111 100.0%
% Total 5.4% 55.0% 38.7% 0.9% 100.0%
Median Sale Price $332,500 $400,000 $490,000 $672,000 $402,000
Average Sale Price $303,500 $380,357 $468,395 $672,000 $412,935
Average Size (sf) 821 1,100 1,326 1,764 1,178
Average Price/sf $370 $346 $353 $381 $350

Note:

(a) Consists of all full and verified sales of single-family residences and condominiums in the 95035
ZIP code between 1/1/2013 and 8/15/2013.

Sources: DataQuick; BAE, 2013.

Rental Market Trends
In general, residential rental properties in Milpitas have high occupancy rates paired with rental rates

that are slightly lower than most other Santa Clara County jurisdictions. Data on occupancy and rental
rates in Milpitas and other Santa Clara County jurisdictions were provided by RealFacts, which collects
data on rental properties with 50 units or more. As shown in Figure 3.3, in the second quarter of 2013
the average rental rate in Milpitas was slightly lower than the average for Santa Clara County at $1,933
per month. However, at 97.7 percent, the occupancy rate for properties in Milpitas was higher than the
occupancy rate in most other Santa Clara County jurisdictions. Occupancy rates higher than 95 percent
are conventionally thought to indicate a tight rental market, suggesting a potential need for additional
rental units to allow for housing choice among existing and prospective tenants.



Figure 3.3: Rental Rates and Vacancy, Second Quarter 2013
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Rental and occupancy trends in Milpitas demonstrate fluctuations in the market during the past several
years, but overall trends indicate increasingly strong occupancy and high rental rates over time. As
shown in Figure 3.4, data from RealFacts indicate that the average rental rate in Milpitas increased
steadily between 2005 and 2008, followed by a decrease in 2009. However, by 2011 the average rental
rate in the City exceeded the 2008 average, and has increased in each subsequent year. The average
rental rate during the first half of 2013 was $1,898 per month, 41 percent higher than the 2005 average.

The occupancy rate in Milpitas has also varied in recent years, but suggests an increasingly tight rental
market in the City over time. Between 2005 and 2013, the occupancy rate reported by RealFacts varied
from 96.4 percent to 97.7 percent, remaining higher than the 95 percent occupancy rate that is typically
thought to indicate a healthy balance between supply and demand. During the first six months of 2013,
the average occupancy rate in Milpitas was 97.6 percent, 1.2 percentage points higher than in 2005.
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Figure 3.4: Rental Market Trends, Milpitas, 2005-2013
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Foreclosures
Similar to many Bay Area jurisdictions, Milpitas had a spike in foreclosures at the start of the recession in

2007 and 2008, but has demonstrated a gradual recovery, particularly in recent months. As shown in
Figure 3.5, the rate reached 4.4 foreclosures per 1,000 households in the 3 quarter of 2008,
approximately 20 times higher than the rate in the 4™ quarter of 2006. The foreclosure rate began to
decrease gradually in the 4™ quarter of 2008, but continued to fluctuate well above pre-recession levels
through the 3™ quarter of 2012. However, the foreclosure rates during all four quarters of 2013 were
comparable to the City’s foreclosure rate in the fourth quarter of 2006, suggesting a recovery in the
City’s housing market. Compared to the County as a whole, Milpitas had a higher foreclosure rate
during the recession and much of the subsequent recovery, but a comparable rate throughout 2013.

Figure 3.5: Foreclosures per 1,000 Households, Milpitas & Santa Clara County, Sept 2012--Sept 2013
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Source: ForeclosureRadar.com, 2013; BAE, 2013.
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Affordability

As discussed above, housing is typically considered affordable if total housing costs do not exceed 30
percent of a household’s gross income. For renter households, housing costs include rent plus any
utilities paid by the household. For owner households, housing costs include mortgage payments,
mortgage interest payments, taxes, insurance, utilities, and any homeowner association fees that apply
to the property. Many lower-income households have housing costs that exceed this affordability
threshold and therefore have difficulty paying for housing costs along with food, medical care,
transportation, and other essential goods and services.

Income Limits
In order to determine eligibility for various housing programs and to evaluate the affordability of

housing to households at various income levels, households are often categorized based on the
relationship between household income and the Area Median Income (AMI). The California Department
of Housing and Community Development (HCD) establishes the AMI for each County in California
annually, adjusted by household size, and the upper “income limit” of for extremely low-, very low-,
low-, and moderate-income households. Table 3.15 shows the percent of AMI and the 2013 income
limits for a four-person household in Santa Clara County that correspond to each income category. As
shown, the median income for a four-person household in Santa Clara County was $105,500 in 2013 and
the income limit for a low-income household was $84,900.

Table 3.15: Household Income Limits, Santa Clara
County, 2013

% of Area Top of Income
Income Category Median Income Range (a)
Extremely Low Income 0% to 30% $31,850
Very Low Income 31% to 50% $53,050
Low Income 51% to 80% $84,900
Moderate 80% to 120% $126,600
Santa Clara County Median 100% $105,500

Notes:

(a) Based on HCD 2013 Household Income Limits for a household of four
in Santa Clara County.

Sources: California Department of Housing and Community Development
2013; BAE, 2013.

Figure 3.6 shows the 2013 Milpitas household income distribution by AMI level for a four-person
household in Santa Clara County. As shown, approximately 34 percent of Milpitas households have
above-moderate incomes, 21 percent have moderate incomes, and 45 percent have low, very low, or
extremely low incomes.
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Figure 3.6: Household Income Distribution by AMI Level for a Four-Person Household,
Milpitas, 2013
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Sources: Nielsen, 2013; HCD, 2013; BAE, 2014.

To put these figures in context, Figure 3.7 shows households of various sizes and at different income
levels, along with occupations that could support a household at each income level.

Figure 3.7: Representative Households, Santa Clara County, 2013

Moderate Income Household (80% - 120% of AMI)
- Estimated Annual Income: $115,000
ww One parent is computer programmer, the other is a part time
child care worker; they have two children.
Low Income Household (50% - 80% AMI)

@ Estimated Annual Income: $60,265
One parent is a receptionist, the other is a groundskeeper.
They have two children.

Very Low Income Household (50% - 80% AMI)
e o Estimated Annual Income: $44,900
W w w Single parent is a bookkeeper, and has two children.

Extremely Low Income Household (Up to 30% AMI)

W ® Estimated Annual Income: $19,300

W Parent works in a coffee shop at the counter; has one child

Sources: California Department of Housing and Community Development, 2013;
California EDD, Labor Market Info, 2013; BAE, 2014.
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Ability to Purchase or Rent Homes
Home sale prices and rental rates in Milpitas typically exceed the affordability threshold for lower-

income households. As shown in Table 3.16, a household earning the median income for a four-person
household in Santa Clara County can afford a single-family home with a sale price up to approximately
$476,000, three quarters of the median price of single-family homes recently sold in Milpitas. Just one
quarter of single-family homes recently sold in Milpitas sold for $476,000 or less. A smaller percentage
of single-family homes were affordable to households earning less than the median income; only 14
percent were affordable to low-income households.

Condominiums provide a more affordable homeownership option for some households. As shown, a
household earning the median income for a four-person household in Santa Clara County can afford a
condominium sale price up to approximately $408,000,? slightly more than the median sale price among
condominiums recently sold in Milpitas. Households earning 80 percent of AMI for a four-person
household in Santa Clara County can afford 25 percent of condominiums recently sold in Milpitas,
provided that these households are able to afford a down payment.

* The maximum affordable condominium sale price is lower than the maximum affordable single family home sale
price to account for payment of monthly homeowner association fees for condominium properties.
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Table 3.16: Affordability of Market Rate For Sale Housing in Milpitas

Single-Family Residences

Percent of SFRs
Income Max. Affordable  Recently Sold Within

Income Level Limit (a) Sale Price (b) Price Range (c)
Extremely Low-Income (Up to 30% AMI) $31,850 $143,697 1.9%
Very Low-Income (Up to 50% AMI) $53,050 $239,345 6.9%
Low-Income (Up to 80% AMI) $84,900 $383,042 13.9%
Median-Income (Up to 100% AMI) $105,500 $475,983 24.5%
Moderate-Income (Up to 120% AMI) $126,600 $571,180 39.8%
Median Sale Price $630,000
Number of Units Sold 216

Condominiums

Percent of Condos

Income Max. Affordable on Market Within
Income Level Limit (a) Sale Price (b) Price Range (d)
Extremely Low-Income (Up to 30% AMI) $31,850 $89,980 0.0%
Very Low-Income (Up to 50% AMI) $53,050 $181,647 4.5%
Low-Income (Up to 80% AMI) $84,900 $319,363 25.2%
Median-Income (Up to 100% AMI) $105,500 $408,435 53.2%
Moderate-Income (Up to 120% AMI) $126,600 $499,669 73.0%
Median Sale Price $402,000
Number of Units Sold 111

Notes:

(a) Income limits published by California Department of Housing and Community Development for
four-person household in Santa Clara County, 2013.

(b) Mortgage terms:

Annual Interest Rate (fixed) 5.23%
Term of mortgage (years) 30
Percent of sale price as down payment 20%
Initial property tax (annual) 1.148%
Mortgage Insurance as percent of loan amount 0.0%
Annual homeowner's insurance rate as percent of sale price 0.2%
Homeowners Association Fee (monthly, condominiums only) $276
Percent of household income available for housing costs 30%

(c) Consists of all full and verified sales of single-family residences in the 95035 between
1/1/2013 and 8/15/2013

(d) Consists of all full and verified sales of condominiums in the 95035 between 1/1/2013 and
8/15/2013

Sources: California Department of Housing and Community Development, 2013; Freddie Mac,
2013; Santa Clara County Assessor's Office, 2013; CA Dept. of Insurance, 2013; condo.com,
2013; BAE, 2014.

Rental housing in Milpitas is typically affordable to moderate-income households, but average rental
rates exceed the affordability threshold for low-, very low-, and extremely low-income households. As
shown in Table 3.17, a household earning the median income for a four-person household in Santa Clara
County can afford to pay $2,450 in monthly rent. This is slightly more than the average rental rate for a
two bedroom/two bathroom unit in Milpitas ($1,986 per month) and slightly less than the average
rental rate for a three bedroom/two bathroom unit in Milpitas ($2,641 per month). Households earning
120 percent of AMI for a four-person household in Santa Clara County can afford to pay $2,977 per
month for rent and can therefore afford the average rent for a three bedroom/two bathroom unit in
Milpitas.



However, the maximum affordable rent for households earning 80 percent of AMI for a four-person
household in Santa Clara County is $1,935 per month, slightly less than the average rent for a two
bedroom/two bathroom unit in Milpitas, which suggests that low-income households often face
difficulties finding adequate affordable units. Households with extremely low and very low incomes
have lower affordability thresholds, and therefore many of these households are likely to have housing
costs that exceed 30 percent of household income. In most Bay Area cities, rental subsidies or
affordability restrictions are often necessary to produce housing affordable to very low- and extremely
low-income households.

Table 3.17: Affordability of Market-Rate Rental Housing in

Milpitas, 2013
Maximum
Income Affordable
Income Level Limit (a) Rent (b)
Extremely Low-Income (Up to 30% AMI) $31,850 $608
Very Low-Income (Up to 50% AMI) $53,050 $1,138
Low-Income (Up to 80% AMI) $84,900 $1,935
Median-Income (Up to 100% AMI) $105,500 $2,450
Moderate-Income (Up to 120% AMI) $126,600 $2,977
2 Br/2 Ba Unit 3 Br/2 Ba Unit
Average Rent in Milpitas (c) $1,986 $2,641

Notes:

(a) Income limits published by CA Department of Housing and Community
Development for four-person household in Santa Clara County, 2013.

(b) Assumes 30 percent of household income spent on rent and utilities,
based on Santa Clara County Housing Authority utility allowance.

(c) Rental rates provided by RealFacts, Q1 2013.

Sources: CA HCD, 2013; Contra Costa County Housing Authority, 2013;
RealFacts, 2012; BAE, 2014.

Cost Burden
A large portion of Milpitas households have housing costs that exceed the affordability threshold, and

therefore experience housing cost burden. Households are considered cost burdened if housing costs
exceed 30 percent of household income and are considered severely cost burdened if housing costs
exceed 50 percent of household income.

Housing cost burden is most prevalent among renters and lower-income households, as shown in Figure
3.8. According to ACS data collected between 2006 and 2010 (the most recent period for which these
data are available), 44 percent of renter households and 38 percent of owner households had housing
costs that exceed the affordability threshold. Among extremely low-income households, only eight
percent of owners and renters had housing costs that did not exceed the affordability threshold. These
findings are consistent with the affordability analysis presented above, which revealed a significant gap
between housing costs and the amount that lower-income households can afford to pay for housing.
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Figure 3.8: Housing Cost Burden by Household Income Level, Milpitas
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Assisted Housing at Risk of Conversion

State Law requires local Housing Elements to include an inventory of affordable housing developments
that could be at risk of conversion to market rate during the 10-year period that follows the adoption of
the Element. For those units found to be at risk of conversion, the Housing Element must estimate the
cost to preserve or replace the at-risk units, to identify the resources available to help in the
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preservation or replacement of those units, and to identify those organizations that could assist in these
efforts.

Inventory of Existing Affordable Units
Milpitas has a total of 1,233 existing units with affordability restrictions and 15 additional units with

affordability restrictions currently under construction. Projects that consist entirely of affordable units
account for 456 of affordable units in the City, while 777 existing affordable units and the 15 affordable
units that are under construction are in mixed-income projects. The City’s large affordable housing
stock in mixed-income projects is the result of City policies that encourage developers of market-rate
residential projects to add affordability restrictions to a portion of units in each project. Table 3.18
shows the inventory of affordable housing units in Milpitas and the earliest dates of termination of
affordability restrictions for each project.
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Table 3.18: Inventory of Affordable Rental Housing Units, Milpitas, 2014

Affordable Year Senior/ Target Expiration
Affordable Developments Units Built Tenure  Family Affordability Date
Terrace Gardens 148 1989 Rental Senior 148 L (Section 8) None (a)
186 Beresford Court
Summerfield Homes 22 1999  Ownership Family 22 L 2029
Great Mall Parkway & S. Abel Street
Parc West 68 2005 Rental Family 35L,33M 2045
950 South Main Street
Senior Housing Solutions 5 2007 Rental Family 5 ELI Individuals None (a)
751 Vasona
Devries Place Senior Housing 103 2008 Rental Senior 102 VL, 1M None (a)
163 N. Main Street
Scattered Sites on Edsel Court 4 2008 Rental Family 4 VL 2063
(1129 and 1143) and Shirley
Drive (1116 and 1124)
Aspen Family Apartments 101 2009 Rental ~ Family 100 VL, 1M None (a)
60 Mihalakis Drive
Senior Housing Solutions 5 2011 Rental Senior 5 ELI Individuals None (a)
1170 N. Park Victoria
TOTAL 456
Mixed-Income Projects
Sunnyhills Apartments 149 1971 Rental Family Section 8 2018
1724 Sunnyhills Drive
Montevista Apartments 153 2001 Rental Family 77 VL, 76L 2040
1001 S. Main Street
Crossing at Montague 94 2003 Rental Family 94 VL None (a)
775 E. Capitol
Parc Metro 28 2005 Ownership  Family 10L,18M None (a)
S. Main Street and E. Curtis Avenue
Parc Place 58 2006  Ownership Family 18 VL,61L,34 M 2051
E. Curtis Avenue and Hammond Way
Luna at Terra Serena 25 2007  Ownership Family 25M 2052
E. and W. Sides of Abel Street, N. of
Curtis Avenue
Paragon 29 2007  Ownership Family 9 VL, 20M 2044
1696 S. Main Street
Terra Serena 63 2007  Ownership Family 63 M 2062
E. and W. Sides of Abel Street, N. of
Curtis Avenue
Centria East 26 2008  Ownership Family 9VL, 7L, 10M 2053
Great Mall Parkway and Main Street
Town Center Villas 16 2008  Ownership Family 16 M 2054
300 Shaughnessy Drive
Cerano Apartments 88 2011 Rental Family 20VL,30L38M 2064
Murphy Ranch Road
South Main Street Senior Lifestyles 48 Under Rental Family 48 VL 2069
1600 S. Main Construction
Shea Properties 8 Under Rental Family 8 VL None (a)
S. Main and S. Abel Construction
Coyote Creek 7 Under  Ownership Family 7L 2059
Murphy Ranch Road Construction
TOTAL 792
GRAND TOTAL 1,248
Note:

(a) Affordable units with no expiration date must remain affordable in perpetuity.

Sources: City of Milpitas, 2014; BAE, 2014.
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As shown, most of the City’s affordable units are subject to affordability restrictions that extend
significantly beyond the ten-year period that follows adoption of the Housing Element Update. The
exception is Sunnyhills, which provides 149 Section 8 units.

Originally financed under the Section 236 and Section 8 programs in 1981, the owner of Sunnyhills
attempted to prepay their mortgage in 1990 under Sections 220 and 221 of the Low Income Housing
Preservation and Resident Homeownership Act of 1990 (LIHPRHA). Originally a total of 104 units were
supported through HUD project-based Section 8 vouchers. Through the efforts of the City and HUD,
project sponsors entered into a revised Plan of Action in December 1991 in which project affordability
restrictions were retained in exchange for a modest increase in rental payments and funding of an
additional 45 project-based Section 8 units, for a total of 149 affordable units. Under this revised 20-
year agreement between HUD and the JMK Sunnyhills Investors Il, affordability restrictions were in place
until October 1, 2011. The property owner renewed the contract with HUD in 2011 to continue
affordability restrictions until 2014 and in 2014 again renewed the contract to continue affordability
restrictions until 2018. Although the property owner has demonstrated an interest in maintaining the
property as affordable by renewing the contract with HUD multiple times rather than taking
opportunities to convert, Sunnyhills does have the potential to convert to market rate during the ten-
year timeframe following Housing Element adoption.

Cost of Replacement vs. Preservation
In addition to quantifying the number of assisted units at risk of conversion, jurisdictions must estimate

the costs associated with preserving the affordability of the at-risk units as well as the cost to replace
the at-risk units with new affordable units. Although costs vary considerably between projects, Table
3.19 provides an estimated range of the cost to preserve or replace at-risk housing units.

In Project-Based Section 8 properties, such as Sunnyhills Apartments, the owner of the building receives
rent from each unit equal to the HUD established Fair Market Rent (FMR) for the area. Where the FMR is
less than actual market rents, the owner realizes less income from the property than he or she would
without affordability restrictions. Hence, in order to incentivize a property owner to continue to
contract out his or her buildings as a Project-Based Section 8 property once mortgage restrictions expire,
an ongoing subsidy is required to make up for the gap between FMR and actual market rent. Table 3.19
shows the gap between FMR and actual market rents in Milpitas for various unit sizes. As shown, the
monthly gap for Sunnyhills totals approximately $43,000. If the property owner were willing to enter
into a rental subsidy agreement with the City or some other entity that would subsidize the rents on
behalf of the lower-income renters, this would require an ongoing annual payment of approximately
$514,000. Based on a 30-year mortgage term at six percent interest, it would take an initial investment
of approximately $7.1 million to reduce the monthly debt service by $43,000 per month.

Alternatively, the City could attempt to preserve affordability at Sunnyhills by working with a nonprofit
housing provider to negotiate the purchase of the building. Nonprofit housing providers that acquire
buildings that are at risk of conversion to market rate often renovate or rehabilitate the property to
bring the property up to current standards and become eligible for financing. As a result, the cost to
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acquire a property in order to preserve affordability can be similar to the cost of new construction, after
accounting for renovation or rehabilitation costs.

Table 3.19: Estimated Costs to Preserve 149 Affordable Units at
Sunnyhills Apartments

Unit Type #Units FMR (a) Market Rents (b)  Per Unit Gap (¢) Total Gap (d)

Studio 24 $1,105 $1,710 $605 $14,520
1BR 39 $1,293 $1,690 $397 $15,483
2BR 50 $1,649 $1,923 $274 $13,700
3BR 31 $2,325 $2,295 -$30 -$930
4BR 5 $2,636 $2,641 $5 $25
Total 149 $42,798
Yearly Cost to Preserve 149 Units (e) $513,576
Total Cost to Preserve Units (f) $7,138,348
Notes:

(a) 2014 Fair Market Rents for Santa Clara County as established by HUD.

(b) Prevailing market rents in the City of Milpitas, as reported by RealFacts.

(c) Represents the difference between Fair Market Rents and prevailing market rents.

(d) The total difference between rents received by project sponsors and the potential rental
income the project could receive if all units were rented at prevailing market rates.

(e) Represents the yearly cost to preserve current affordability levels in current 2014 dollars.
(f) Represents the net present value of the yearly rent subsidy based on a 30 year mortgage
period and an interest rate of six percent.

Sources: RealFacts 2013; HUDUSER 2014; BAE 2014.

As shown Table 3.20, the estimated cost to replace the 149 affordable units at Sunnyhills are
substantially higher than the preservation cost estimates shown in Table 3.19, ranging from $30 million
to $73 million. Construction costs for replacement units were estimated based on construction costs for
recently-constructed multifamily projects in the Bay Area and per-square foot costs estimated in RS
Means, a standard source used to estimate construction costs. Land acquisition costs were assumed to
range from zero (assuming a land donation from the City or another entity) to $90 per square foot. The
high end of this range was based on estimated land costs in Milpitas, as discussed in further detail in
Chapter 5. Per-unit land costs are estimated using an assumed project density, with lower-density
projects having a higher per-unit land cost. While this suggests that preservation is the more
economical options, other factors,
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Table 3.20: Estimated Costs to Replace 149 Affordable Units at
Sunnyhills Apartments

Cost per Unit

Replacement Low Estimate High Estimate
Total Cost per Unit $201,000 $490,000
Land Acquisition $0 $196,000
Construction $175,000 $230,000
Financing/Other $26,000 $64,000
Total Cost - All Units $29,949,000 $73,010,000
Assumptions
Land Acuisition Costs (per sq. ft.) (a) $0 $90
Residential Construction Costs (per sq. ft.) (b) $175 $230
Units per Acre 60 20
Average Sq. Ft/Unit (incl. common areas) 1,000 1,000
At-Risk Units 149
Notes:

(a) Low estimate of land acquisition cost assumes no land cost due to land donation or use
of City-owned property. High cost of land acquisition is based on current residential land
prices in Milpitas, as discussed in Chapter 5.

(b) Residential construction costs are based on RS Means and information on recent
multifamily projects in the Bay Area.

Sources: LoopNet, 2014; RS Means, 2013, BAE, 2014.

However, as noted above, the owner of Sunnyhills has preserved affordability at the property multiple
times when affordability restrictions were set to expire, and may renew the HUD contract for the
property again when it expires in 2018 without requiring subsidies from the City.

The City has access to funding sources that can be used to partially fund preservation or replacement
costs to prevent the potential loss of affordable units when the HUD contract with Sunnyhills expires.
The City could provide some financing from its CDBG Entitlement Funds or funding from the Milpitas
Housing Authority. However, the City’s available funds are limited, particularly with the loss of the City’s
Redevelopment Agency, and use of City funds must be prioritized to meet a wide range of affordable
housing and community development needs.

Nonprofit developers also have access to a range of additional funding sources that can be used for the
acquisition, rehabilitation, or development of affordable housing. These sources include:

e Mortgage Revenue Bonds

e State Grant Programs, such as MHP

e HOME Program

e Federal Grant Programs

e Low Income Housing Tax Credits

e Housing Trust Fund of Santa Clara County
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Qualified Entities
Once the City becomes aware of an impending conversion, it will be necessary for to begin exploring the

availability of funding from various sources at that particular time. In many cases, the City will find it
advantageous to collaborate with private affordable housing developers or managers to develop and
implement a viable plan to preserve affordable housing units. Private developers can often bring
additional expertise and access to funding, such as tax credits.

HCD maintains a listing of affordable housing developers and property managers who have expressed an
interest in working with local communities on preservation of affordable housing projects. This
database lists organizations that are interested in working in any county within the State of California,
including such well-known affordable housing providers as Mercy Housing, Inc., and EAH, Inc. The
database also lists numerous organizations that have expressed interest in working on preservation
projects in Santa Clara County in particular. This list includes such organizations as the Mid-Peninsula
Housing Coalition and Eden Housing. A partial listing of these organizations is shown in Table 3.21. The
organizations listed here represent some of the entities that the City of Milpitas might consider as
potential partners in the event that it becomes necessary to assemble a team to preserve affordability at
Sunnyhills if conversion to market rate housing is imminent.
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Table 3.21: Partial List of Qualified Entities for Santa Clara County, 2014

Qualified Entity

City

Phone Number

A. F. Evans Development, Inc.
Affordable Housing Foundation
BRIDGE Housing Corporation

Oakland
San Francisco
San Francisco

(510) 891-9400
(415) 387-7834
(415) 989-1111

California Community Reinvestment Corp. Glendale (818) 550-9800
California Housing Finance Agency Sacramento (916) 326-8801
California Housing Partnership Corporation San Francisco (415) 433-6804
Cambrian Center, Inc. San Jose (408) 559-0330
Charities Housing Development Corp. San Jose (408) 282-1125
Christian Church Homes of Northern California, Inc. Oakland (510) 632-6714
Community Development & Preservation, LLC Los Angeles (310) 208-1888
Community Home Builders and Associates San Jose (408) 977-1726
Community Housing Assistance Program, Inc. Orange (714) 744-6252
Community Housing Developers, Inc. San Jose 408) 279-7677

Community Housing Improvement Systems & Planning Assoc. Inc.

EAH, Inc. San Rafael (415) 258-1800

Eden Housing, Inc. Hayward (510) 582-1460

KDF Communities, LLC Newport Beach (949) 622-1888 x 207
Linc Housing Corporation Long Beach (562) 684-1100
Maximus Properties, LLC Calabasas (818)449-4004
Mercy Housing California San Francisco 415-355-7160
Mid-Peninsula Housing Coalition Foster City (650) 356-2900
National Affordable Housing Trust Columbus (614) 451-9929
National Church Residences Columbus (614) 451-2151

National Housing Development Corporation
National Housing Trust

Salinas

Rancho Cucamonga

Walnut Creek

(831) 757-6251

(909) 291-1400
(925) 945-1774

Palo Alto Housing Corp Palo Alto (650) 321-9709
Palo Alto Senior Housing Project, Inc. Palo Alto (650) 494-1944
Related Companies of California Irvine (949)660-7272

Resources for Community Development Berkeley (510). 841.4410
ROEM Development Corporation Santa Clara (408) 984-5600
Satellite Housing Inc. Berkeley (510) 647-0700
South County Housing, Inc Gilroy (408) 842-9181
The John Stewert Company San Francisco (415) 345-4400
The Trinity Housing Foundation Lafayette (925) 385-0754

Sources: CA HCD, 2014, BAE, 2014.

Special Housing Needs

In addition to planning for the total projected housing need in the City, the Housing Element must plan
for housing needs among certain groups that tend to have particular challenges with respect to securing
appropriate affordable housing. These groups are defined as groups with special housing needs and
include large families, female-headed households, extremely low income households, persons with
disabilities, senior households, farm workers, and homeless persons and families. This section profiles
the populations with special housing needs in Milpitas to assist in identifying programs that might be
needed to accommodate special needs populations.

Large Households
Milpitas has a slightly larger proportion of large households than Santa Clara County, consistent with the

City’s large household size. As shown in Table 3.22, 2011 ACS data indicate that 16 percent of all
households in Milpitas were large households (defined as households with five or more persons),
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compared to 13 percent in Santa Clara County overall. Large households were particularly common
among renters; 21 percent of renter households and 13 percent of owner households had five or more
persons in 2011.

Table 3.22: Household Size by Tenure, 2011

Oowner Renter Total

Milpitas Number Percent Number Percent Number Percent
1-4 persons 11,032 87.3% 5,360 79.4% 16,392 84.5%
5+ persons 1,608 12.7% 1,392 20.6% 3,000 15.5%
Total 12,640 100.0% 6,752 100.0% 19,392 100.0%
Santa Clara County

1-4 persons 302,751 88.1% 226,788 86.3% 529,539 87.3%
5+ persons 40,991 11.9% 35,929 13.7% 76,920 12.7%
Total 343,742 100.0% 262,717 100.0% 606,459 100.0%

Sources: American Community Survey, 2011; BAE, 2013.

As suggested by the data on recent home sales shown in Table 3.14, Milpitas has a large number of
homes with three or more bedrooms. As of 2011, 75 percent of units in Milpitas had three or more
bedrooms, compared to 58 percent of units in Santa Clara County, as shown in Table 3.23. Large homes
were more prevalent among owner-occupied homes, 88 percent of which had three or more bedrooms.
Approximately half (51 percent) of renter-occupied homes had three or more bedrooms.

Table 3.23: Existing Housing Stock by Number of Bedrooms, 2011

Owner Households Renter Households Total

Milpitas Number Percent Number Percent Number Percent
No bedroom 116 0.9% 0 0.0% 116 0.6%
1 bedroom 207 1.6% 990 14.7% 1,197 6.2%
2 bedrooms 1,253 9.9% 2,286 33.9% 3,539 18.2%
3 bedrooms 5,861 46.4% 2,385 35.3% 8,246 42.5%
4 bedrooms 4,805 38.0% 786 11.6% 5,591 28.8%
5 or more bedrooms 398 3.1% 305 4.5% 703 3.6%
Total 12,640 100.0% 6,752 100.0% 19,392 100.0%
Santa Clara County

No bedroom 1,705 0.5% 18,866 7.2% 20,571 3.4%
1 bedroom 7,105 2.1% 80,235 30.5% 87,340 14.4%
2 bedrooms 51,346 14.9% 97,254 37.0% 148,600 24.5%
3 bedrooms 144,497 42.0% 46,608 17.7% 191,105 31.5%
4 bedrooms 108,093 31.4% 16,051 6.1% 124,144 20.5%
5 or more bedrooms 30,996 9.0% 3,703 1.4% 34,699 5.7%
Total 343,742 100.0% 262,717 100.0% 606,459 100.0%

Sources: American Community Survey, 2011; BAE, 2013.

Female-Headed Households
Single-parent households often face difficulties affording housing because households with a single

income typically have lower incomes than two-earner households, and may have additional childcare
expenses that further reduce disposable income. Female-headed households are more likely than other
households to have incomes below the poverty line and therefore often struggle to find suitable housing
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that is affordable. Although affordability is often a primary consideration with respect to housing for
female-headed households, proximity to low-cost childcare or other services is also essential for some
families.

Milpitas has a relatively large proportion of female-headed families and female-headed families with
children. According to ACS data, 15 percent of all households in Milpitas in 2011 were female-headed
households and 11 percent were female-headed households with children under 18. In Santa Clara
County overall, 11 percent of all households were female-headed families and six percent were female-
headed families with children under 18. Moreover, 14 percent of all family households in Milpitas are
female-headed families with children, compared to nine percent of family households in Santa Clara
County.

Table 3.24: Family Characteristics, 2011

Milpitas Santa Clara County
Household Type Number Percent Number Percent
2 or more person household: 16,861 86.9% 472,879 78.0%
Family households: 15,927 82.1% 429,293 70.8%
Married-couple family: 11,919 61.5% 332,402 54.8%
With own children under 18 years 6,011 31.0% 179,771 29.6%
Other family: 4,008 20.7% 96,891 16.0%
Male householder, no wife present: 1,122 5.8% 31,298 5.2%
With own children under 18 years 265 1.4% 16,592 2.7%
Female householder, no husband present: 2,886 14.9% 65,593 10.8%
With own children under 18 years 2,175 11.2% 38,200 6.3%
Nonfamily households: 934 4.8% 43,586 7.2%
Male householder 859 4.4% 26,928 4.4%
Female householder 75 0.4% 16,658 2.7%
One-person household: 2,531 13.1% 133,580 22.0%
Total Households 19,392 100.0% 606,459 100.0%

Note:

The American Community Survey (ACS) publishes demographic estimates based on statistical sampling
conducted continuously in 2011.

Sources: American Community Survey, 2011; BAE, 2013.

Although Milpitas has a small share of families with incomes below the poverty line, female-headed
families are disproportionately impacted by poverty. As shown in Table 3.25, four percent of all families
in Milpitas had incomes below the poverty line in 2011, compared to seven percent of families in Santa
Clara County. However, the rate of poverty was significantly higher for female-headed families in
Milpitas, 17 percent of which had incomes below the poverty line in 2011. The share of female-headed
families with incomes below the poverty line was similarly high in Santa Clara County at 19 percent.
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Table 3.25: Poverty Status, 2011

Total Below Percent Below
Milpitas Total Poverty Level Poverty Level
Maried-couple Family 11,919 212 1.8%
Other Family
Male Householder, no Wife Present 1,122 0 0.0%
Female Householder, no Husband Present 2,886 475 16.5%
Total Families Below Poverty Line 15,927 687 4.3%
Santa Clara County
Maried-couple Family 332,402 14,420 4.3%
Other Family
Male Householder, no Wife Present 31,298 2,897 9.3%
Female Householder, no Husband Present 65,593 12,590 19.2%
Total Families Below Poverty Line 429,293 29,907 7.0%

Sources: American Community Survey, 2011; BAE, 2013.

Extremely Low-Income Households

Extremely low-income households are defined as households earning less than 30 percent of area
median income. Because of these households have highly limited incomes, deep income targeting is
needed to provide housing affordable to extremely low-income households. Some extremely low-
income households may benefit from specific housing solutions such as housing with supportive services
or single-room occupancy units.

Approximately 1,900 Milpitas households have incomes below 30 percent of AMI, accounting for
approximately ten percent of all households in the City. Extremely low-income households account for a
relatively large share of renter households in Milpitas (20 percent) and a relatively small share of owner
households (five percent). Although figures for Santa Clara County are similar to Milpitas, the County
has a slightly larger proportion of extremely low-income households overall (13 percent), among renter
households (22 percent) and among owner households (six percent). As shown in Figure 3.8, the vast
majority of extremely low-income households in Milpitas experience housing cost burden.
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Table 3.26: Housing Problems among Extremely Low-Income Households

Milpitas Santa Clara County
Renters owners Total Renters owners Total
Total Number of ELI Households (a) 1,240 645 1,885 53,020 22,375 75,395
Percent with Any Housing Problems (b) 83.9% 81.4% 83.0% 80.6% 71.4% 77.9%
Percent with Cost Burden (c) 83.1% 82.2% 82.8% 79.0% 70.9% 76.6%
Percent with Severe Cost Burden (d) 69.8% 72.1% 70.6% 66.8% 60.3% 64.9%
Total Number of Households (d) 6,350 12,335 18,685 243,350 353,400 596,745
Percent ELI Households 19.5% 5.2% 10.1% 21.8% 6.3% 12.6%

Notes:

(a) Extremely low income (ELI) households are those who earn less than 30 percent of area median income.
(b) Housing problems refers to housing units that lack complete kitchen or plumbing facilities, that are
overcrowded, or contain households that are cost burdened. Does not include households for which cost
burden data was unavailble.

(c) Includes all households that pay greater than 30 percent of household income towards housing costs. Does
not include households for which cost burden data was unavailble.

(d) Includes all households that pay greater than 50 percent of household income towards housing costs. Does
not include households for which cost burden data was unavailble.

Sources: HUD, Comprehensive Housing Affordability Strategy (CHAS) special tabulations from the American
Community Survey, 2006-2010; BAE, 2013.

Seniors

Senior households often have special housing needs due to mobility limitations and other physical
limitations, restricted incomes, high healthcare costs, or a combination of these factors. Many seniors
are able to live independently in standard housing units, particularly with installation of accessibility
features such as ramps and grab bars. Some seniors that are able to live independently may choose to
move to smaller housing units that require minimal maintenance or to homes with enhanced access to
transit, health care, or other services. Other seniors will need housing that provides additional services
on site, such as meals, housekeeping, or medical care. Regardless of the type of housing or additional
services needed, housing affordability is a key issue for a large share of senior households, many of
which have limited incomes.

Although Milpitas has a slightly smaller population age 65 or older than the County as a whole, the
senior population in the City has grown substantially over the past decade. As shown in Table 3.27,
people age 65 and older accounted for ten percent of the population of Milpitas in 2010, which
represents a 44-percent increase in the senior population in Milpitas between 2000 and 2010.
Countywide, the population age 65 and older accounted for 11 percent of the population in 2010, a 23
percent increase since 2000. These data suggest a potential need for additional senior housing units in
Milpitas during coming years as the population continues to age and a portion of aging baby boomers
begin to need or want special housing accommodations.
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Table 3.27: Senior Households, 2000 and 2010

2000 2010 % Change
Milpitas Number Percent Number Percent 2000-2010
Under 65 58,287 93.0% 60,451 90.5% 3.7%
65 and older 4,411 7.0% 6,339 9.5% 43.7%
65 to 74 2,877 4.6% 3,775 5.7% 31.2%
75 to 84 1,241 2.0% 2,031 3.0% 63.7%
85 + 293 0.5% 533 0.8% 81.9%
Total 62,698 100.0% 66,790 100.0% 6.5%
Santa Clara County
Under 65 1,522,058 90.5% 1,584,698 88.9% 4.1%
65 and older 160,527 9.5% 196,944 11.1% 22.7%
65 to 74 87,193 5.2% 106,521 6.0% 22.2%
75 to 84 55,347 3.3% 62,948 3.5% 13.7%
85 + 17,987 1.1% 27,475 1.5% 52.7%
Total 1,682,585 100.0% 1,781,642 100.0% 5.9%

Sources: US Census, 2000 and 2010; BAE 2014.

A large share of senior households, particularly senior renter households, has low incomes. As shown in
Table 3.28, 87 percent of senior renter households and 49 percent of senior owner households have
incomes below 80 percent of AMI. Moreover, 60 percent of senior renter households and 12 percent of
senior owner households have incomes equal to or less than 30 percent of AMI. This underscores the
importance of affordability for senior housing units in Milpitas.

Table 3.28: Household Income of Senior
Households by Tenure, Milpitas

Senior Renter Households Number Percent
<=30% MFI 490 59.8%
>30% to <=50% MFI 145 17.7%
>50% to <=80% MFI 75 9.1%
>=80% MFI 110 13.4%
Total 820 100.0%
Senior Owner Households Number Percent
<=30% MFI 215 12.3%
>30% to <=50% MFI 390 22.3%
>50% to <=80% MFI 250 14.3%
>=80% MFI 895 51.1%
Total 1,750 100%

Sources: HUD, Comprehensive Housing Affordability Strategy
(CHAS) special tabulations from the American Community

Survey, 2006-2010; BAE, 2013.

Because senior households tend to have low incomes, they often spend a large portion of their income
on housing costs. As shown in Table 3.29, a significant share of senior households, particularly those
that rent their homes, have housing costs that exceed the affordability threshold. Among senior renter
households in Milpitas, 73 percent of all households have housing costs that exceed 30 percent of
household income and 48 percent have housing costs that 50 percent of household income. The

43



prevalence of housing cost burden is highest for lower-income senior households in Milpitas; 87 percent
of extremely low-income senior renter households and 72 percent of very low-income senior renter
households have housing costs that exceed the affordability threshold.

A significantly smaller share of senior owner households in Milpitas has a housing cost burden. As
shown, 34 percent of all senior owner households in Milpitas pay more than 30 percent of the
household income on housing costs and 15 percent pay more than 50 percent of the household income
on housing costs. Similar to extremely low-income senior renter households, 79 percent of extremely
low-income senior owner households pay more than 30 percent of household income on housing costs.
However, the prevalence of cost burden is significantly lower for very low-income owner households, 37
percent of which experience housing cost burden. Many lower-income senior owner households that
do not have excessive housing costs are households that have owned the same home for many years
and now own the home free and clear, and therefore no longer need to make mortgage payments.

Table 3.29: Housing Cost Burden for Senior Households, Milpitas

Extr. Low Very Low Low Moderate All Senior

<30% AMI <50% AMI <80% AMI >80% AMI Households
Elderly Renter Households 490 145 75 110 820
% with any housing problems (a) 85.7% 72.4% 66.7% 13.6% 72.0%
% Cost Burden >30% (b) 86.7% 72.4% 66.7% 13.6% 72.6%
% Cost Burden >50% (c) 62.2% 51.7% 20.0% 0.0% 48.2%
Elderly Owner Households 215 390 250 895 1,750
% with any housing problems (a) 81.4% 37.2% 46.0% 18.4% 34.3%
% Cost Burden >30% (b) 79.1% 37.2% 46.0% 18.4% 34.0%
% Cost Burden >50% (c) 51.2% 16.7% 28.0% 1.1% 14.6%

Notes:

(a) Housing problems refers to housing units that lack complete kitchen or plumbing facilities, that are overcrowded, or
contain households that are cost burdened.

(b) Includes all households who pay greater than 30 percent of household income towards housing costs. For renters,
housing costs include rent paid by the tenant plus utilities. For owners, housing costs includes mortgage payments, taxes,
insurance, and utilities.

(c) Includes all households who pay greater than 50 percent of household income towards housing costs. For renters,
Sources: HUD, Comprehensive Housing Affordability Strategy (CHAS) special tabulations from the American Community
Survey, 2006-2010; BAE, 2013.

Milpitas offers a number of housing resources for seniors. As shown in Table 3.30, there are seven
residential care facilities, one skilled nursing facility, and three subsidized independent living housing
developments in Milpitas for seniors. Residential care facilities for the elderly, also known as “assisted
living” or “board and care” facilities, provide assistance with some activities of daily living while still
allowing residents to be more independent than in most nursing homes. Skilled nursing facilities, also
known as nursing homes, offer a higher level of care, with registered nurses on staff 24 hours a day.

In addition, Milpitas recently approved a 389-unit senior independent living development with 48 units

affordable to very low-income households. The City of Milpitas donated the land for this project, which
is valued at $12.4 million. The development is approved but not yet constructed.
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Table 3.30: Housing Resources for Seniors, Milpitas 2013

Residential Care Facilities for the Elderly Location Capacity
Carmont Home 1636 Edsel Drive 6
Fla Care Homes 79 Heath Street 6
Hamilton Residential Care Home 998 Hamilton Avenue 6
Jennison Care 878 Nieves Street 6
Soriano Residential Care Home 227 West Capitol Avenue 6
Sunny Care Senior Home 239 S. Temple Drive 6
Sweet Dreams Care Home 1187 Park Grove Drive 6
Total 42
Skilled Nursing Facilities

Milpitas Care Center 120 Corning Avenue 35
Total 35
Subsidized Independent Senior Rental Housing

Devries Place Senior Apartments 163 N. Main Street 103
Terrace Gardens 186 Beresford Court 148
Senior Housing Solutions (a) 1170 N. Park Victoria Drive 10
South Main Senior Lifestyles (approved; not yet constructed) 1600 S Main St 48
Total 309
Note:

(a) Senior Housing Solutions consists of two single family homes, each occupied by five senior
residents.

Source: California Department of Social Services, 2013; California Healthcare Foundation, 2013;
City of Milpitas, 2014; BAE, 2014.

Persons with Disabilities

A disability is a physical or mental impairment that limits one or more major life activities. People with
disabilities vary substantially in the manner and degree to which they are affected by the disability, and
housing needs for persons with disabilities vary accordingly. Persons with disabilities may require units
equipped with wheelchair accessibility or other special features that accommodate physical or sensory
limitations. Depending on the severity of the disability, people may live independently with some
assistance in their own homes, need car-free access to transportation and other services, or require
assisted living and supportive services in special care facilities. Many persons with disabilities face
barriers to finding employment and have limited incomes and are therefore unable to afford market-
rate housing. In general, affordability, accessibility, and service provision are key considerations in
providing housing for this special needs group.

Milpitas has a slightly smaller proportion of individuals with disabilities than Santa Clara County overall.
According to ACS data, seven percent of Milpitas residents and eight percent of Santa Clara County
residents reported having one or more disabilities in 2011, as shown in Table 3.31. Ambulatory
difficulties were the most common type of disability reported; three percent of Milpitas residents and
four percent of Santa Clara County residents reported having an ambulatory difficulty. Disabilities were
most common among residents age 65 and older; 32 percent of Milpitas residents 65 and older and 34
percent of Santa Clara County residents age 65 and older reported having one or more disabilities.
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Table 3.31: Persons with Disabilities by Disability Type, 2011

Milpitas Santa Clara County

With a % of Age % of Total
Age Cohort (a) Disability Cohort Number Disabilities
Under 5 Years with a Disability 0 0.0% 939 0.8%
Ages 5-17 with a Disability 294 2.8% 10,026 3.3%
Hearing difficulty 0 0.0% 1,277 0.4%
Vision Difficulty 0 0.0% 2,248 0.7%
Cognitive disability 160 1.5% 6,876 2.2%
Ambulatory disability 188 1.8% 2,446 0.8%
Self-care disability 23 0.2% 3,078 1.0%
Ages 18-64 With a Disability 2,007 4.6% 61,342 5.3%
Hearing difficulty 350 0.8% 11,593 1.0%
Vision Difficulty 443 1.0% 8,613 0.7%
Cognitive disability 902 2.1% 26,149 2.2%
Ambulatory disability 770 1.8% 27,161 2.3%
Self-care disability 453 1.0% 10,878 0.9%
Independent living disability 861 2.0% 24,673 2.1%
Ages 65+ With a Disability 2,089 31.9% 67,165 33.5%
Hearing difficulty 478 7.3% 27,392 13.6%
Vision Difficulty 363 5.5% 12,449 6.2%
Cognitive disability 431 6.6% 18,081 9.0%
Ambulatory disability 1,173 17.9% 40,740 20.3%
Self-care disability 434 6.6% 17,090 8.5%
Independent living disability 895 13.7% 33,384 16.6%
Total Population With a Disability 4,390 6.7% 139,472 7.8%
Hearing difficulty 828 1.3% 40,262 2.2%
Vision Difficulty 806 1.2% 23,310 1.3%
Cognitive disability 1,493 2.3% 51,106 2.8%
Ambulatory disability 2,131 3.3% 70,347 3.9%
Self-care disability 910 1.4% 31,046 1.7%
Independent living disability 1,756 2.7% 58,057 3.2%

Note:

The American Community Survey (ACS) data used in this table are estimates based on statistical
sampling conducted continuously in 2011.

(a) Total population includes all noninstitutionalized civilians. Subtotals may not add to total due to
persons reporting more than one type of difficulty.

Sources: American Community Survey, 2011; BAE 2013.

California Housing Element law was amended in 2011 to require that Housing Elements include an
evaluation of special housing needs for persons with developmental disabilities. A developmental
disability is defined as a disability that originates before an individual attains age 18 years, can be
expected to continue indefinitely, and constitutes a substantial disability for that individual.
Developmental disabilities include mental retardation, cerebral palsy, epilepsy, and autism, but do not
include disabilities that are solely physical in nature.

The State Department of Developmental Services (DDS) provides community-based services to
approximately 235,000 persons with developmental disabilities and their families. Services are
delivered primarily through 21 regional centers, which are nonprofit agencies that contract with local
businesses to provide services to individuals with developmental disabilities.
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The San Andreas Regional Center provides these services in Santa Clara, Monterey, San Benito, and
Santa Cruz Counties. According to information provided by the San Andreas Regional Center, there are
629 individuals with developmental disabilities currently living in Milpitas, approximately three percent
of the population with developmental disabilities Countywide.

Table 3.32: Persons with
Developmental Disabilities, 2014

Age Cohort Milpitas Santa Clara County

Under 3 189 4,943
3t017 339 12,808
1810 59 82 1,957
60+ 19 1,198
Total 629 20,906

Sources: San Andreas Regional Center, 2014;
BAE, 2014.

There are a number of different housing types that are appropriate for individuals with developmental
disabilities, which reflect the range of housing needs among this group. Many individuals with
developmental disabilities are able to live and work independently within a conventional housing
environment and do not require housing that differs from the housing available to the population at
large. Individuals with more severe developmental disabilities require a group living environment where
services are provided. The most severely affected individuals may require an institutional environment
where medical attention and physical therapy are provided.

Because developmental disabilities exist before adulthood, a key factor in supportive housing for
persons with developmental disabilities is the transition from the person’s living situation as a child to
an appropriate level of independence as an adult. Additional considerations include housing
accessibility modifications, proximity to services and transit, and the availability of group living
opportunities. Incorporating ‘barrier-free’ design in all newly constructed multifamily housing (as
required by California and Federal Fair Housing laws) is especially important to provide the widest range
of choices for disabled residents. Similar to individuals with other types of disabilities, individuals with
developmental disabilities often have limited employment options, so special consideration should be
given to the affordability of housing for individuals with developmental disabilities.

As shown in Table 3.33 below, Milpitas has ten adult residential facilities with a combined capacity of 55
and two group homes with a combined capacity of ten. Adult residential facilities offer 24-hour non-
medical care for adults that are unable to provide for their daily needs due to physical or mental
disabilities. Group homes, small residential facilities that serve children or adults with chronic
disabilities, provide 24 hour care by trained professionals.
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Table 3.33: Community Care Facilities, Milpitas, 2013

Adult Residential Facilities Location Capacity

Capri Home Il 324 San Andreas Court 3
Easter Home 400 Easter Avenue 6
Glacier Villa 1257 Glacier Drive 6
Helping Hands Residential Care Home 2 349 Spring Valley Lane 4
JD-Len Care Home 1250 Lassen Avenue 6
La Crosse Home 256 La Crosse Drive 6
Our Lady of Manaoag Care Home 222 Autrey Street 6
Santos Care Home 1706 Mr. Ranier Avenue 6
Sunrise House 1221 Sunrise Way 6
Victoria House 539 N. Park Victoria Road 6
Total 55

Group Homes

Angel Group Home 1 275 Rodrigues Avenue 4
Angel Group home 2 145 N. Gadsden Drive 6
Total 10

Source: California Department of Social Services, 2013; BAE, 2013.

Farmworkers

Agricultural workers often have difficulty securing decent affordable housing. In part, this difficulty is
due to the low wages typically offered to farmworkers. Furthermore, a considerable amount of
agricultural work is seasonal with jobs filled by migrant workers that need temporary accommodations.
These workers often face complications with finding adequate affordable housing on a temporary basis.
Because of these issues, farmworkers often live in overcrowded housing units, many of which are in
poor condition. Communities with a strong agricultural sector typically have a need for programs to
ensure the availability of decent and affordable farmworker housing.

Farmworkers constitute a small share of workers in Milpitas and Santa Clara County. As shown in Table
3.34, the USDA Census of Agriculture reported that there were approximately 5,600 farmworkers in
Santa Clara County in 2007, the most recent year for which these data are available. Although the
Census of Agriculture does not provide data specific to Milpitas, Table 3.6 indicates that there were only
12 jobs in the Agriculture, Forestry, Hunting, and Mining sector in the third quarter of 2012. Together,
the data in Table 3.6 and Table 3.34 suggest that Milpitas has few farmworkers and that the need for
farmworker housing in the City will be minimal during the 2015-2023 Housing Element Update cycle.

Table 3.34: Farmworkers, Santa Clara County, 2007

Percent

Number of Total

Permanent Workers (employed for more than 150 days) 2,842 50.8%
Seasonal Workers (employed less than 150 days) 2,747 49.2%
Total 5,589 100.0%

Note:
Workers consist of hired farm labor (workers on payroll).
Source: USDA Census of Agriculture, Table 7, 2007; BAE, 2013.
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Homeless Families and Individuals
The causes of homelessness are complex and vary widely from one individual or family to the next.

While difficulty affording housing is a primary cause of homelessness, other factors such as health
conditions, trauma, a lack of social support systems, mental health issues, and problems with substance
abuse can increase the likelihood that an individual or family will become homeless. Some families and
individuals are homeless for a temporary period and experience one or a few episodes of homelessness
during their lifetime, while others experience chronic homelessness, which lasts for a year or more or
occurs several times within a few years.

Every two years, Santa Clara County conducts a comprehensive count and survey of the County’s
homeless population to better understand the nature and extent of homelessness in the County and
determine how to best target resources to serve the homeless population. The most recent Homeless
Census and Survey was conducted in 2013 and provides detailed data on the homeless population in
Santa Clara County. According to the survey results, there were 7,067 individuals experiencing
homelessness in the County at the time of the survey. An estimated 19,063 people in Santa Clara
County experienced homelessness at some point during 2013. The survey found that the primary cause
of homeless was job loss for 46 percent of homeless individuals, alcohol and drug use for 17 percent of
homeless individuals, and eviction for 12 percent of homeless individuals. The County’s homeless
population included 2,518 chronically homeless individuals, 718 veterans, and 203 unaccompanied
children under 18 years old.

The 2013 Santa Clara County Homeless Census and Survey found that there were 95 homeless
individuals in Milpitas, a decrease of 44 people from the 2011 survey. However, due to the highly
unstable nature of homelessness and the difficulties associated with counting the homeless population
in a particular jurisdiction, these figures should not be assumed to broadly represent trends over time.
All 95 homeless individuals in Milpitas were unsheltered, which includes individuals living on the street
or in abandoned buildings, cars, vans, RVs, or encampment areas.

Table 3.35: Homeless Individuals, 2013

% Change
Milpitas 2011 2013 2011-2013
Sheltered 0 0 N/A
Unsheltered 139 95 -31.7%
Total 139 95 -31.7%
Santa Clara County
Sheltered 1,898 1,957 3.1%
Unsheltered 5,169 5,674 9.8%
Total 7,067 7,631 12.9%

Sources: Santa Clara County Homeless Census and
Survey, 2013; BAE, 2014.

Milpitas provides CDBG funding to nearby service providers to aid in addressing the need for shelters
and support services for homeless individuals and families. EHC Lifebuilders (EHC) is a primary provider
of shelter and support services for the Milpitas homeless population, operating these services out of a
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central location in San Jose. The City of Milpitas provides EHC with CDBG funding to cover the cost of
4,500 Person Shelter Days (PSD) for 55 unduplicated Milpitas residents at EHC’s Reception Center on
Little Orchard Street in San Jose, the closest overnight shelter that serves Milpitas’ homeless population.
The City also provides CDBG funding to the YMCA Domestic Violence Department Support Network
Program and Next Door Solutions to Domestic Violence, both of which address domestic violence issues
by providing supportive services and emergency shelters in Santa Clara County. The City of Milpitas also
operates a “cooling and warming” shelter for the homeless in the City’s Sports Center, but does not
provide overnight housing there. In addition, the City provides daytime warming centers at the City’s
Community and Senior Centers during the winter.

Milpitas also collaborates with other jurisdictions in Santa Clara County to address the homeless
problem regionally, due to the shifting nature of homelessness in Santa Clara County and the tendency
of people to move between cities to find work or housing. This collaboration includes supporting
regional efforts to build additional transitional and permanent housing with supportive services.

As of January 2014, Santa Clara County provided the following resources:
e 587 year-round shelter beds (192 for families, 375 for adult individuals, 20 for children only);
e 321 seasonal shelter beds;
e 1,214 transitional housing beds (755 for families, 459 for individuals), and
e 3,338 permanent supportive housing beds (1,429 for families, 1,909 for individuals).

The Santa Clara County Housing Authority implements a range of programs to help lower-income
individuals afford rental units, many of which can help people who are homeless or at risk of
homelessness. These include Section 8 Housing Choice Vouchers, the Veterans Affairs Supportive
Housing Program, and the Shelter Plus Care Program. The Veterans Affairs and Shelter Plus Care
programs provide supportive services in addition to housing payment assistance. However, the
resources for all of these programs are limited, and individuals in need of these services are therefore
not always able to access them.
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4. SITES INVENTORY

This chapter of the Housing Element details the projected housing need in Milpitas between 2015 and
2023 according to the City’s RHNA and assesses the City’s capacity to accommodate the projected need
during the planning period. The Housing Element Update process calls on each jurisdiction to
demonstrate that there are enough residentially-zoned sites in the jurisdiction to accommodate the
RHNA, as well as demonstrate that there are enough sites that are zoned to densities adequate to
facilitate affordable housing. As this chapter will demonstrate, Milpitas has adequate sites zoned to
sufficient densities to accommodate the City’s RHNA during the 2015 to 2023 Housing Element Update

period.

Projected Housing Needs

The RHNA for Milpitas during the 2015-2023 Housing Element Update Cycle totals 3,290 units, as shown
in Table 4.1. Of this total, approximately 31 percent is comprised of units affordable to very low-income
households, 17 percent is comprised of units affordable to low-income households, 17 percent is
comprised of units affordable to moderate-income households, and 35 percent is comprised of units
affordable to above moderate-income households. The total allocation is equivalent to an annual
average need of approximately 411 housing units for the eight-year time period.

Table 4.1: Milpitas Regional Housing Needs
Allocation, 2015-2023

Projected Percent
Income Category Need of Total
Very Low (0-50% of AMI) 1,004 30.5%
Low (51-80% AMI) 570 17.3%
Moderate (81-120% of AMI) 565 17.2%
Above Moderate (over 120% of AMI) 1,151 35.0%
Total Units 3,290 100.0%

Sources: ABAG, 2013; BAE, 2013.

Milpitas's 2015-2023 RHNA allocation represents approximately six percent of the total Santa Clara
County RHNA figure of 58,836 housing units. It is noteworthy that Milpitas’s share of the RHNA for the
County is higher than the City’s current share of the County’s total households (three percent).

Sites Inventory

The Housing Element Update is required to include an inventory of land suitable for residential
development, including vacant sites and sites having the potential for redevelopment,* to demonstrate

* sites refer to locations for potential housing development. In some instances, these sites are comprised of several parcels
(identified by APN’s).
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that the City has sufficient land to accommodate its fair share of the region’s housing needs during the
upcoming Housing Element Cycle (2015-2023). The Housing Element is also required to analyze zoning
and infrastructure serving these sites to ensure that residential development is feasible during the
planning period. This section provides an overview of the City’s inventory of potential residential sites.
A detailed list of the sites is provided in Appendix B.

Milpitas has the capacity to accommodate at least 8,920 new residential units during the current
Housing Element planning period, significantly exceeding the City’s RHNA goals. The City’s potential
residential sites for the 2015-2023 Housing Element Update cycle include:
e Sites with planned or proposed residential projects in the development pipeline (6,146 units);
e Vacant or underutilized sites zoned for high-density residential development (1,729 units); and
e Vacant or underutilized sites zoned for mixed-use development with high-density residential
development potential (1,011 units);
e Vacant or underutilized sites zoned for low-density residential development (34 units).

In addition to identifying adequate sites to meet the RHNA, Milpitas must also show that the available
sites are capable of supporting housing demand from all economic segments of the community as
specified by the City’s RHNA. HCD develops default densities that are presumed to support the
development of housing for lower-income households, and jurisdictions can reference these default
densities to demonstrate that sites are capable of accommodating the City’s RHNA goals for units
affordable to lower-income households. The default density for Milpitas is 20 units per acre.” Although
housing developed at a density of 20 units per acre often consists of market-rate units that are not
affordable to lower-income households, the default densities provide a metric to demonstrate that it is
possible to develop affordable housing on sites in the City’s inventory, particularly if programs are in
place to further facilitate affordable housing development.

Projects in the Development Pipeline

Milpitas has experienced a considerable amount of residential development activity in recent years; this
momentum is continuing at present, with a large number of units in the City’s development pipeline. As
shown in Appendix B, there are 19 residential projects that are proposed, planned, or under
construction in Milpitas, with a total of 6,146 units. The location of each pending project is shown in
Figure 4.1. While most of these are market-rate units, 56 units will be subject to affordability
restrictions that will make units affordable to very low-income households and 7 will be subject to
affordability restrictions that will make units affordable to low-income households. All affordable units
in the City’s pipeline will be subject to affordability restrictions for 55 years.

Table 4.2 shows a summary of the projects in the City’s development pipeline along with the RHNA
numbers assigned to the City of Milpitas for the 2015-2023 planning period. As shown, Milpitas has

> The default density is 20 units per acre for all cities in Santa Clara County with 