
 

February 6, 2019 

Manuel Pineda  
Assistant City Manager  
City of Santa Clara 
1500 Warburton Avenue  
Santa Clara, CA  95050  
 
Transmitted by email 
 
Re:  City of Santa Clara Housing Occupancy Analysis 

Dear Mr. Pineda, 

On behalf of BIA Bay Area, I thank you for scheduling additional meetings and comment period to 

discuss and receive feedback regarding the January 4, 2019 Draft City of Santa Clara Park and Recreation 

Facilities Development Impact Fee Update Study (the Draft Update). 

BIA Bay Area agrees with the principle stated in the Draft Update that development should pay its own 

way, however, it is also true that development should not be compelled to pay what it does not owe. It 

is BIA’s interpretation that the Draft Update, if adopted, would result in overcharging residential 

development for park and recreation impacts. 

According to the Legislative Analyst Office, the Bay Area Council, and many other authorities, impact 
fees are a significant obstacle to the production of housing. The National Association of Home Builders 
has determined that every $1,000 increase in the cost of a new home prices over 9,000 California 
households out of the housing market.  In Santa Clara increased park and recreation impact fees as a 
consequence of adoption of the Draft Update would add over $12,000 to the cost of each new home, 
pricing tens of thousands of households out of the market. 
 
Proposed parks in lieu fee increases of the magnitude proposed in the Draft Update severely impact 

feasibility and affordability of housing projects. The City would best serve its residents and businesses by 

adopting fees increases that are rationally and reasonably related to true impact of development. 

Unreasonable fee increases raise serious questions regarding the validity of the methodology employed 

in the Draft Update.   

An important argument raised by development stakeholders at the January 22, 2019 Community 

Meeting regarding the Draft Update is that the fee increases unreasonably rely on a people per 

household (PPH) occupancy factor that is wholly out of line with the size, type and mix of units in 

residential developments that are currently being proposed and built in the City of Santa Clara and in 

the Silicon Valley region. In the Draft Update, PPH, a key factor in the formula driving the park fee 

increase, is inflated by reliance on a gross average of PPH occupancy in historically larger multi bedroom 

units.   



The Draft Update has failed to analyze “real world” conditions and therefore does not take into account 

that new residential development, especially multifamily development, generates fewer persons per 

household than assumed in the Draft Update, therefore incurring less impact and less need for new 

parks and facilities. 

BIA has commissioned the City of Santa Clara Housing Occupancy Analysis (the Analysis) that concludes 

high density, i.e. multifamily development will produce more studio and one bedroom units and will 

house, on average, fewer people per unit than multi bedroom units.  

BIA encourages the City to utilize the Analysis in conjunction with a review of the Draft Update 

methodology as it pertains to occupancy and population impacts on park and recreation facilities. To 

summarize key points in the Analysis: 

• US Census Bureau American Community Survey data demonstrates that nonfamily households 
generate few persons per household than family households;  

• US Census Bureau American Community Survey data also demonstrates that 33% of households 
in the City of Santa Clara and the Silicon Valley region are nonfamily households and that non-
family households in the City have on average 1.46 people per household; 

• It is reasonable to assume that many non-family households and 1person or 2-person 
households are residents in multifamily housing developments; 

• Real world data from over 9,000 newer Silicon Valley residential units indicates that the size and 
mix of units in new developments in the Silicon Valley region have a significant effect on the PPH 
number of residents generated by those developments, resulting in a lower average PPH factor; 

• Each residential development should be evaluated based on the respective unit mix and an 
estimated PPH factor should be developed based on unit type;  

• The City’s should establish a park fee calculation based on a sliding scale of the PPH factor to 
more accurately reflect actual impacts of new residential development of different household 
types and unit size and the need for new parkland and park facilities. 
 

BIA strongly encourages the City to adjust and revise the Draft Update using real world values as 

outlined in the Analysis for PPH and recalculate the park and recreation impact fees that considers the 

lower population impacts of multifamily developments. 

Impact fees, restrictive land use regulations, infrastructure costs, and rising labor costs create serious 

impediments to addressing the housing affordability crisis the region is facing. It is critical that the City 

of Santa Clara continue to produce housing for all incomes. The City’s jobs/housing imbalance is a 

testament to the under production of housing to meet the demands of its robust economy.  

BIA is committed to working with the City of Santa Clara to find fair and reasonable solutions to the park 

and recreation development impact fee dilemma. Please feel free to contact me with any questions or 

comments. 

Very truly yours, 

Dennis Martin 
BIA Government Affairs 
 
cc: James Teixeira 
 
Encl: City of Santa Clara Housing Occupancy Analysis, Development & Financial Advisory 


