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Executive Summary
The housing issues we are facing have impacted and
will continue to negatively affect the quality of life of all
workers and residents of San Mateo County. They
make it difficult for companies to hire enough workers.
They force those who can’t find housing to flee to other
counties. Freezing out a significant number of county
residents benefits no one, and will continue to inflict
many with the burden of housing insecurity, while
adding to traffic congestion.

Efforts are being made to increase accessible housing for
all incomes. Continued support and impactful action are
vital if the housing needs in the county are ever to be
achieved. Some cities in San Mateo County are making a
valiant effort to keep up with needs, yet, as years pass, the
unmet needs aggregate, leaving us worse off than ever
before. To truly make a significant improvement,
commitment to making the county affordable to the majority
of the population needs to become a top priority.
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Equitable Housing
Historical Background
The entire Bay Area, including San Mateo County, is no exception to the
unfortunate reality of 21st century segregation. While de jure segregation no
longer exists, restrictive policies over decades have shaped the racial makeup of
neighborhoods and cities, as well as school quality, household incomes and the
ability to build generational wealth.
Redlining, restrictive covenants in deeds of sale, and complete racial exclusion
from prominent developments around San Mateo County all contributed to the
current reality of housing inequities. Single-family zoning has allowed developers
across the county to create white-only neighborhoods, sometimes even restricting
people of a certain religion from owning homes there. When a racially integrated
community attempted to be developed, there were aggressive efforts to stop
construction and exclude people of color.

Housing Analysis
The high number of housing units needed, combined with frequent
indifference, weak enforcement and strong opposition, continues
to pose a challenge for reaching housing equity. One reason for
this lack of housing is that neighborhoods with single-family zoning
used to be a sacred cow.
Data collected from the U.C. Berkeley Othering and Belonging
Institute and the 2019 American Community Survey of the U.S.
Census Bureau over five years show higher percentages of whites
with higher incomes and lower percentages of Black, Indigenous
and People of Color (BIPOC) in single-family zones. A
comprehensive analysis of building permits issued in the county
from 2015 to 2020 shows cities have issued permits for 150
percent of the homes needed for families of four making more than
$179,500, but only 27 percent for homes needed for families of
four with incomes below $91,350.
Another obstacle to housing affordability is rent burdens.
According to the Silicon Valley Institute for Regional Studies, 44.6
percent of renters in Santa Clara and San Mateo Counties have
housing costs greater than 30 percent of their income. The gap
between San Mateo County’s minimum wage and the income
required to afford a median rent home in San Mateo County is
wide. In order to afford an average two-bedroom housing unit in
San Mateo County, renters need to earn 3.2 times the minimum
wage.

Equitable Housing
Leading Forces
Key trends shape the jobs-housing balance, exacerbate accessibility to housing and change transportation patterns, while
providing insights into finding sustainable solutions for the future.
School quality continues to play a key role in where people choose to live in San Mateo County. Housing Matters, a project of
Urban Initiatives, conducted research on the link between school quality and where people choose to live and found that affluent
families were more likely to move to a higher-quality school zone than were middle- or lower-class families.
Green jobs – positions in companies that have a positive environmental impact – could be an important factor in improving the
jobs-to-housing ratio and in keeping talent local. As green jobs continue to grow, it is likely there will be ample opportunities for
individuals looking for a job to find one, although the question of housing remains.
COVID-19’s impact on the U.S. labor market is unprecedented.
Over the last year and a half, traditional work patterns have
changed rapidly and drastically. In response to the pandemic, the
majority of employees whose jobs could be done entirely
remotely (47 percent of all jobs, or close to 200,000 jobs in San
Mateo County) started to work exclusively from home, compared
to 7 percent prior to the pandemic. Surveys indicate that many
employers expect workers to come to the workplace only three
days a week post-pandemic. This would be a major shift that
could affect future housing needs.

Impact of Climate Change
Map of Pollution Severity
Climate change is expected to increase the risk of wildfires and sea
level rise, causing substantial housing damage, displacing individuals
and making some areas uninhabitable over time. Damage will
especially impact those who are financially vulnerable, who may not
have the means to relocate or repair their homes.
FEMA and insurance companies are beginning to force property owners
to pay insurance rates that more closely reflect these dangers.
Another aspect of sustainability that is often overlooked when
discussing equitable housing is environmental justice. Affordable and
low-income housing is predominantly located in locations across the
county that have the worst environmental pollution and are close to
hazardous waste facilities.

Equitable Housing: Solutions
Looking Ahead
Lots of initiatives are aimed at creating more affordable housing. Leaders in San Mateo County are collaborating on solutions through
Home for All. Representatives from all nine Bay Area counties are part of All Home, which brings together experts committed to reducing
homelessness. The goal of All Home's Regional Action Plan is to reduce homelessness 75 percent by 2024. Roadmap Home 2030 is a
statewide partnership that created a 10-year plan for California to help build affordable homes, protect low-income renters, end
homelessness, and advance racial equity and economic inclusion.
Change is happening. California legislators worked hard to pass two controversial housing bills: one that curbs single-family zoning in most
neighborhoods and another that allows local governments to build up to 10 units on single-family lots near public transit. State law also
makes it easier to build accessory dwelling units, which are separate living quarters on single-family lots.
The California Comeback Plan is the single largest investment in housing in the state’s history. It offers $10.3 billion for affordable housing
and more than $12 billion to mitigate homelessness. One very successful program funded by the plan, Homekey, transitions hotels and
motels into extremely low-income housing, speeding up the process of getting homeless individuals off the streets.
At Sustainable San Mateo County we believe sharing successful solutions is one of the fastest ways to accelerate sustainability.
Here are a few:
Private companies like Facebook, Apple and Google are contributing money and land to build affordable housing, while Daly City is
working with the city's two school districts to build affordable housing for teachers and staff.
Burlingame traded two public parking lots for an affordable housing project on one lot and a parking structure on the other that more
than made up for the lost parking.
San Mateo County’s relocation ordinance compensates renters for no-fault evictions and also has a “red tag” clause that increases
compensation when displacement is due to substandard housing conditions.
Berkeley voters raised the business license tax on residential rental properties' gross receipts, allocating extra funds to affordable
housing.
Los Angeles requires landlords to have a permit in hand before evicting a tenant to do substantial remodeling.
Some cities, like San Francisco, are building tiny, weatherproof homes for homeless individuals that will allow them to lock their doors.
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