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Agenda

• Presentation
• Local and Regional Housing
• Adopted Policies & Housing 
Work Plan

• Research Findings
• Key Ideas 

• Open House (6:30pm)
• Idea Stations
• One‐on‐one w/ City staff

• Debrief (~7:15pm)
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Source: ABAG via Vital Signs; Construction Industry Research Board, 1967–2010; California Homebuilding Foundation/ Construction Industry Research Board, 2011–2015

Regional Housing
• Housing construction has not kept up with major 

employment booms of the 1990s and 2010s
• Market rate apartments built 20‐60 years ago are 

today’s “naturally occurring” affordable housing

Bay Area Housing Trends: Units Built by Year
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Affordability in Palo Alto
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Quantitative Objectives

• Housing Element provides sites to accommodate 1,988 
units (including 1,401 BMR) between 2014 and 2022

• Comprehensive Plan provides policies and programs to 
stimulate production of 3,545 to 4,420 units between 
2015 and 2030



6

Housing Production Over Time
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Council Housing Work Plan: 
Policy Context

Housing Element
Near Term Programs

Colleagues Memo
November 6, 2017

Comp. Plan
Housing Goals & 

Programs

Housing Work Plan
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Council Housing Work Plan: 
Ongoing Projects and Initiatives
• Updating accessory dwelling unit (ADU) regulations 
• Affordable housing overlay
• Workforce housing 
• North Ventura Coordinated Area Plan
• Parking demand study
• Analysis of inclusionary housing requirements
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Council Housing Work Plan: 
2018 Zoning Ordinance Revisions
1. Provide incentives and remove constraints for 

multifamily housing in the Downtown, Cal Ave., and 
El Camino Real

2. Support multifamily housing in the RM districts
3. Provide incentives/remove constraints in all zoning 

districts through revisions to parking standards
 Key strategies to encourage housing production

“Consistent with the Comprehensive Plan’s encouragement of 
housing near transit, higher density multifamily housing may 
be allowed in specific locations.”  Comprehensive Plan p. 32
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Council Housing Work Plan: 
2019 Zoning Ordinance Revisions
1. Transfer of Development Rights (TDR) Ordinance 
2. Allowing smaller units, co‐housing
3. Regulations for cottages, duplexes and fourplexes
4. Village Residential zoning overlay process 
5. Explore excluding underground floor area from 

parking requirements in the R‐1 district
6. Other?
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Planning & Transportation 
Commission
• Council referral
• Study Sessions (3) reviewing key issues and strategies 

related to: 
• Density/development standards
• Use regulations 
• Parking standards
• Project review process

• August 29th: Ordinance Framework
• September: Ordinance Review
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Stakeholder Meetings

1. Architarian Design
2. Bentall Kennedy
3. Eden Housing
4. Golden Gate Homes
5. FGY Architecture
6. Hayes Group
7. Lighthouse Public Affairs
8. Mid Pen Housing
9. Palo Alto Housing

10. Center for Continuing 
Study of the CA Economy
11. Sand Hill Properties
12. Sobrato Organization
13. SV@Home
14. Thoits Brothers
15. TOPOS Architecture
16. Windy Hill
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Stakeholder Findings
1. Generally agreed with Council referral, including 

streamlining the review process, reducing constraints
2. Density and parking were cited as the major 

constraints to site planning, massing, # of units
3. General sense that the current zoning does not 

support the City’s stated goals of multifamily housing
4. Recommendation that the City allow the types of 

developments that it wants “by right” 
5. Frustration about the length of time the entitlement 

process takes
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Downtown Residential Capacity 
Analysis Report
• Market trends support higher 
density residential uses

• But, ground‐up project generally 
must at least double existing 
residential density to overcome 
existing value

• Development likely to be limited by 
parcel size and standards that limit 
buildable area and building size

• Report Recommendations:
• Reduce parking and/or other standards to increase floor area
• Create incentives for parcel assembly
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Empirical Study of Multifamily 
Parking Rates
• Literature Review of multifamily parking rates and 
impact of TOD

• Fehr & Peers study of parking occupancy at 9 
multifamily sites in Palo Alto 

• Update to come in August, following PTC comments
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Zoning Overview – how zoning 
creates incentives and disincentives
• Support development of desired projects:
 Streamline the permit process
 Provide flexibility in development standards
 Allow more density

OR
• Discourage uses a community does not want:
 Lengthy review requirement 
 Layers of development or performance standards

Mismatch: Current ordinance is discouraging desired 
residential uses; goals and incentives not aligned
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Idea Stations

What do you think? 
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Idea Station #1: 
Density and Development Standards
• Affect how a development looks and feels

• Residential density (units/acre) 
• Floor area ratio (FAR)
• Open space requirements

• Residential uses typically have more strict 
design standards vs. office and hotel uses, 
which allow higher densities

 Align regulations (incentives) toward the 
type of development prioritized in the 
Council’s Housing Work Plan
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Idea Station #2:
Project Review Process

• Tradeoff between opportunities for input 
and time/uncertainty for applicant

 Streamline review process for projects that 
are consistent with the Zoning Ordinance
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Idea Station #3: 
Parking Requirements
• Requirements for driveway widths, backup 

distances, and the number of parking stalls can 
hinder build out 

• In Downtown and Cal Ave. residential developers 
do not have the option to pay an in‐lieu fee 

• Mixed Use and Retail Preservation requirements 
necessitate retail parking 

 Adjust parking requirements to better align with 
empirical findings
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Idea Station #4:
Retail and Housing Tradeoffs
• Residential uses are generally only permitted 

as part of mixed use developments 
• Present a financial and physical challenge for 

residential developers
• When 100% residential uses are permitted, 

they are often constrained by more rigorous 
standards

 Identify the priority 
locations for ground‐
floor retail and 100% 
residential uses
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Resource Information Table

• Affordable Housing
• Accessory Dwelling Units 

(ADUs)
• Affordable Housing Overlay 

District
• Workforce Housing
• Housing Element
• Various Studies and Reports
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Next Steps/Ways to Participate
Meeting Type Topic Date

PTC Study Session Objectives for housing work plan 
and city council direction March 14 (completed)

PTC Study Session  Overview of issues, including key 
findings from Downtown study April 25 (completed)

PTC Study Session Parking, including key findings 
from parking demand study May 30 (completed)

Community Meeting Present and receive feedback on 
ordinance framework June 28

PTC Study Session Framework for ordinance August 29
PTC Hearing Review Draft Ordinance September
PTC Hearing (continued, 
if needed)

Recommendation on Draft 
Ordinance (as revised) October

City Council Hearing Draft Ordinance November

Contact the Planning Department at HousingUpdate@CityofPaloAlto.org

City Website > Planning & Community Environment > Housing Work Plan
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IDEA STATIONS
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DEBRIEF

What do you think? 


