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LISTENING
SESSION

Talk with the City of Fremont staff about
your experiences with housing and how
the City can better meet the housing
needs of everyone in our community.

HOUSING

May 25, 2022
2:00PM



Where have you lived previously? What living
experiences did you like or dislike, and why? 
How did you get connected to your current
housing?
Tell us about your experience with the
application process to obtain your current
housing. What would you improve?
What amenities and design features do you like
about your current home?
How do you feel about your current home’s
location? How do you get around to errands,
activities, and appointments?

What housing challenges do you experience or
see in our community?
What do you think are the most pressing housing
needs in Fremont? How can the City address
them?

about your experiences...TELL US

about your vision...TELL US



请与我们分享您的住房需求和经

历以及市政府如何更好地满足社

区里每一个人的住房需求。

住房 
社区意见收集

2022年5月25日
下午2：00



您曾经住过哪些地方？这些经历中您喜欢

或不喜欢的地方有那些？为什么?
您是如何联系和申请到您现在的住房的？

请分享您在申请现在住房中的经历。有哪

些地方需要改善？

在您现在居住的社区中，您喜欢有哪些设

施和设计？

对您现在居住的地理位置您有什么看法？

您是如何解决日常出行需求的？

根据您自身或朋友的经历， 您认为我们社
区中存在哪些住房方面的挑战或困难？

您认为我们城市中最迫切的住房需求有哪

些？ 城市该如何解决它们？

跟我们                  您过去的经历...分享

跟我们                  您未来的期望...分享
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AC COLLABORATIVE: DEVELOPER PANEL  
 
The Alameda County Collaborative held a panel with active, local developers on November 29, 2021. This 
document synthesizes key points the developers presented.  

Panelists 
NAME ORGANIZATION PORTFOLIO  

Jamie Hiteshew, Director of 
Development 

Holliday Development Factory-built market-rate and 
affordable housing 

Brad Wiblin, Executive Vice President Holliday Development Affordable housing 
Samantha Meyer, Project Developer Eden Housing Affordable housing 
Greg Pasquali, Vice President of 
Development 

Carmel Partners Market rate and affordable housing 
in CA and other states 

 

Executive Summary 
 
Developers identified governmental and non-governmental constraints to housing development, including 
the following: 

• Community opposition to housing/affordable housing and resulting litigation and time delays 
• Discretionary processes that result in ad-hoc changes (e.g., community benefits added as a 

requirement in the middle of the process) 
• Lack of funding for affordable housing 
• Requiring retail in mixed-use developments 

Some policies and programs that panelists recommended to facilitate housing development included: 
• Objective design review process 
• Absolute clarity of the process—here are the steps, here are the discretionary items, here is a list 

of the community benefits to choose from  
• Guarantee SB35 for Housing Element sites 
• Have a quarterback for all affordable projects. Have one person who is familiar with the process 

and can be the champion of the project, especially relative to keeping the process aligned with 
funding timelines.  

• More of a partnership relationship between development teams and cities across California  

When identifying non-vacant sites for redevelopment with housing, here are some things to consider: 
• Single-tenant retail or single-tenant office is most desirable  
• Office development becomes outdated more quickly than other commercial uses and so may not 

need building to be as old in order for it to have redevelopment potential 
• Redeveloping existing housing is rare 
• If existing development has connections to public services and utilities, it can be a value add 



 

Discussion 
Questions: Recent state laws have removed many use controls that typically constrain 
production for 100% affordable projects (e.g., discretionary approvals, high parking requirements, density 
limitations).  
1. What Impact have these laws had on the work you do? 
2. What land use controls or other development regulations have been the most significant constraints?  
3. Do you ever use Density Bonus not to increase density but for concessions and/or waivers?  

• Laws have really helped with streamlining the process (specifically SB 35 and SB 330) 
• Density Bonus is very significant for building more units and for the concessions  
• Concessions are really significant for providing as many units as possible for affordable housing  
• Waivers helpful in balancing building design and unit counts given restrictive development 

standards  
• Community opposition continues to be a problem, even with State legislation (example of Eden 

Housing project in Castro Valley with huge delays due to legal challenges from the community) 
 
Question 4: What are some of the challenges in developing a mixed-use project? 

• Specific requirements for ground-floor retail 
o Traditional retail is often being subsidized by the developer and has become riskier  
o Flexibility in use is key (clinic, health club, live-work units, etc.) instead of prescribing 

specifically retail  
• Balancing parking requirements for retail portion often means a trade-off in number of overall 

housing units 
• Think about whether asking developers to subsidize retail is really the community benefit your 

jurisdiction wants to prioritize compared to others; it may be more beneficial to ask for more units 
instead of retail based on maximizing space effectively and prioritizing housing 

• Identify specific nodes or sites where retail is prioritized instead of requiring city-wide or for 
entirety of planning area 

 
 
5. What are the market challenges you’re experiencing right now? 
6. What do you think planners need to understand about housing development?  

• Project HomeKey has been a helpful source of funding 
• Prices are down for land in many markets  
• Opportunity zones are super important to affordable housing funding (tax credits, etc.)  

o Look at those resources and considering those sites when choosing parcels to promote 
for affordable housing in the housing element  

Construction costs change and so there is a finite period when the project will work, so quick review is 
critical 

7. Do you as developers, use Housing Elements? 
8. What information do you wish jurisdictions would provide you about Housing Element sites? 
• Developers see housing elements site that have a vote of confidence from the local jurisdiction, 

vetted by the city 
• Recent State laws to strengthen the housing elements give developers more confidence  

 
 
9. What are the characteristics of a site that would make it attractive for redevelopment with housing? 

What would make a site unattractive? 



 

10. Besides vacant lots, what types of infill sites provide the best opportunities to 
redevelop with housing? Can you discuss the opportunities and challenges with 
developing housing on underutilized or declining shopping centers and office buildings?  

11. Can you discuss the opportunities and challenges with developing housing on underutilized or 
declining shopping centers and office buildings?  
• Sites vetted by and seen by the city and in a zone that supports housing make redevelopment 

more attractive 
• Really shy away from an existing but underdeveloped housing use because of relocation or 

dislocation of tenants  
• Office uses get outdated more quickly than retail and therefore can be ripe for redevelopment 

sooner  
• Existing buildings can come with things of value like sewer or water connections that create cost 

savings 
• Shopping centers are difficult because of owner and all the tenants and differently timed leases  

o Single tenant retail, single tenant office is most desirable  
• Entitlement process is usually more straightforward for adaptive reuse  

 
Question 12: Can you discuss a specific, unique policy or program implemented by a local jurisdiction that 
made a project viable where it would not have otherwise been constructed?  

• Successful Specific Plans where the community has already had a say about what the area will 
look like the environmental framework is already complete 

• Where cities have identified the path of growth and have done the zoning and CEQA work  
 
Question 13: What is your dream-come-true policy or process? What policies and programs would help 
you complete projects? 

• Objective design review process! 
• Absolute clarity of the process—here are the steps, here are the discretionary items, here are 

potential community benefits to consider  
• Guarantee SB35 process for Housing Element sites 
• Have a quarterback. Have one person who is familiar with the process and be the champion of the 

project.  
• A partnership relationship between development teams and cities across California. We are in this 

together and projects are most successful when both parties act as though they have a vested 
interest to find solutions and get to approvals in a specified amount of time 

 
Audience Questions: 

• How should we go about incorporating shopping centers into plans for redevelopment? 
o Flexibility on dimensions  
o Flexibility with retail loading (off-street loading docks)—middle lane parking, yellow zone 

until 10am, etc.  
o Leaving discretion and flexibility for tenants  
o Look at balancing retail and residential 

 Incentivize providing retail (e.g., density and height bonus). Oakland Broadway 
Valdez plan a great example 

o 14-foot ground floor height is a good minimum for viable retail uses (note that this 
becomes 12 feet when HVAC is installed) 

• Benefits of horizontal vs. vertical mixed-use development?  



 

o Restaurants are challenging if it’s stacked/ horizontal (have to vent all the 
way to the roof)  

o Depends on the market of the area (horizontal tends to work in more suburban contexts) 
• What is the ideal height for development to realize building efficiencies?  

o 85 feet is the maximum building height for wood construction; remember this so you can 
align your Planning Code to Building Code 

o A 6-story building is typically around 65 ft   
o The highest floor has to be at or below 75 feet given the 85 maximum.  
o Modular development typically requires an additional floor of height or more flexible 

height for stories compared to traditional construction due to the stacking of modules 
units (creates two layers for ceilings and floors instead of having one layer that serves as 
both).   



 

I. Notes from ADU Developer 

Panel 

  



Notes from ADU Developer Focus Group 
 
Question: How has your experience with ADU permitting and construction changed over the past few 
years with new state laws, pandemic, etc.? 

 Rolling with punches as the pandemic hit, not doing things in person 

 Some jurisdictions have full online portals, but others are still processing by email 

 More ADUs coming along the way due to ministerial review, no neighbor approval, really speeds 
up what it takes for homeowner to get a project off the ground 

 Due to state regulations superseding FAR requirements, and other flexibility with the zoning and 
design, homeowners are now preferring ADU projects to other types of expansion.  

 This particular designer estimates that around 80% of his projects are ADUs (rather than family 
rooms, bedrooms, etc.) 

 Think that SB9 will stimulate even more development 
 
Question: What is the most common issue that you run into on projects in Fremont? How could the 
City support you in moving past that issue? 

 Soils report requirement in liquefaction zones and landslide zones is a big hassle. The soils 
report is really expensive and a change order to foundation is expensive. It can add 2‐3 months 
to a project. 

o In other cities, reviewers require certain assumptions about the foundation, but don’t 
make the applicant do a soil report every time. 

o Other cities waive requirements for any soils report or impact to foundation for ADUs of 
a certain size, make decision a standard slab is safe (500‐750 sqft) 

 The city collects a lot of redundant paperwork. Applicant needs to provide the same information 
multiple times. This just leads to lots of overhead, no value. 

 With the transition to online permitting, it is unclear which exact application forms you need. 
Can data be combined/transferred through the online portal? 

 Fremont Accela user interface is different than other cities that use Accela. This means that it 
can be confusing to apply for the first time. Other cities use forms that are a check‐box in Accela, 
this can save time. 

 A clear process from beginning would be helpful. Departments kick you around, having a guide 
through the process would be really helpful. 

 Review consistency is a big issue. When you apply with similar projects, you get different 
comments back. It could be helpful to have an “ADU SWAT team” dedicated to reviewing ADU 
projects. As projects come in, the team has familiarity with the applicant and their products. 

 Need more training for staff. Notice less familiarity with new state laws, still getting up to speed, 
confusion around what standards can be applied for exemption ADUs. For example, Public 
Works will add comments as that is like an impact fee, i.e. “uplifted curb/gutter” will need to be 
replaced within the front of the home – this is not allowed per state law. 

 Provide more transparency with the review standards utilized. If staff are using a certain 
checklist, give that checklist to the public so that everyone is on the same page. 

 Comments can be clarified. It’s easier to respond to comments if it’s clear what is required by 
staff up‐front, rather than a cryptic comment citing a code section.  

 Fire rating interpretation is unique, particularly as it applies to the distance from the main 
residents. Fremont is asking for it to be 10 feet away from main residence without fire rating. 



 When Fremont reviews water infrastructure, we do it during building permit phase, a lot of 
municipalities will manage this through field inspection, this would be more efficient for the 
homeowner (connecting PW with GC) 

 Utility review was added to the process recently in Fremont, but there is no established 
guidance to complete this during the permitting phase for architects who may not be familiar 
with the utility side of things 

 For soils report, could adopt and publish prescriptive engineering plan for ADUs within soil 
hazard zones, if we meet those minimum requirements then we don’t need as much detail 
about the soil type we just assume worst scenario and engineer for it 

 Publish overlays about the hazard zones (GIS address look‐up portal) or more clearly label 
hazard zones on GIS portal that is existing 

 
Question: Tell us about a positive experience that you had with an ADU project (in Fremont or 
another City). What made the project move smoothly? 

 

 Preapproved programs are a huge plus. It’s easier if you know what you’re getting into, gets 
approved quicker. Provider generated system is better than City generated system. 

 In San Jose, plans are reviewed in a one hour zoom meeting. You get very rapid feedback (if not 
approval). 

 Sunnyvale has clearly thought about the audience for its comments, they try to make comments 
as clear as possible to that audience. E.g., “We like this… “or “Please add this…” 

 Some jurisdictions have an assigned permit coordinator that has to answer the phone for that 
day, some people are responsive but don’t have the power to give you an answer and the 
person who does have that guidance is not as responsive, so if there’s someone responsible for 
“herding acts” to get responses that could be a huge help 

 In Roseville, one of their plan checkers is very forward about providing current sizes and then 
giving guidance as to meters/size guidelines. The fact that they will provide that for you rather 
than having you figure out it is very helpful. 

 
Questions: What do you think are the strengths and weaknesses of Fremont’s current ADU permitting 
process? If you could change one thing about Fremont’s ADU permitting process, what would that be? 
 

 Strength: Review letters are very easy to understand. Typically, there is a clear process from 
start to finish and clear feedback. Comments that are straightforward rather than a vague 
requirement that doesn’t explain how to meet the comment 

 Strength: It’s easy to find reviewers in Fremont. You can usually schedule an appointment or talk 
to someone on the phone or via email.  

 Weakness: No more over‐the‐counter review 

 Weakness: Online portal, updates to portal regarding timeline. Once the plan has entered plan 
check, status says “TBD” does not give a lot of insight into where the project is in the process. 
Uploaded documents do not show date next to it on the applicant side, difficult to know what is 
old and what is new. 

 Weakness: Website and handouts not regularly updated. As forms change with online 
submittals, need to clarify on the website or have a quick response on which permitting forms to 
fill out (Planning application is 2021 vs. 2022)  

o Suggestion: Have link to tell us to update forms when things are not updated 



 Weakness: Noticed that when it goes to a third party, they have double the comments, they 
really throw the book at you, and it is often little stuff that no one will check – not very helpful. 
Third party reviewers are generally worse, things are in the drawings and may be working on a 
basis that prevents them from finding things in the drawings (i.e., speed rather than accuracy). 
Lot of comments for things that shouldn’t be asked of a licensed contractor 

 Weakness: Historical review process can be quite lengthy, but sometimes there is an extensive 
process required for things that aren’t historic at the end of the day 

 
 



 

J. Notes from Community-Based 

Organizations Panel 

  



 

AC COLLABORATIVE: COMMUNITY-BASED ORGANIZATIONS PANEL  
 
The Alameda County Collaborative held a panel with representatives from local, community-based 
organizations (CBOs) on April 25, 2022. The participating CBOs’ clientele included members of protected 
classes, including immigrants and non-English speakers; households with special needs, including persons 
with disabilities and seniors; and persons who are experiencing fair housing issues. This document 
synthesizes key points the CBOs presented.  

1 Panelists 
ORGANIZATION CONTACT SERVICE AREA 

East Bay Community Law 
Center 

Meghan Gordon, Co-
Director, Housing Practice 

Provides tenant legal services (including 
eviction defense) in cities of Oakland, 
Berkeley, Emeryville, Alameda 

El Timpano Deana Balinton, Civic 
Partnerships Manager 

Local information/news network and 
civic engagement serving Latino and 
Mayan immigrants in Alameda County. 
Key reporting platform is SMS. 

Centro Legal de la Raza Monique Berlanga, 
Executive Director 

Tenant legal services in Alameda and 
Contra Costa County 

Legal Assistance for 
Seniors 

Jim Treggiari, Executive 
Director 

Legal services for older adults, tenant 
defense, and case management in 
Alameda County 

East Bay Innovations Tom Heinz, Executive 
Director 

People with disabilities living alone, in 
Alameda County 

Eviction Defense Center Eric Magana, Program 
Director 

Tenant legal services in Alameda County 
and City of Richmond 

La Familia Sophia Rodriguez, Partner 
Relations Manager 

Behavioral and mental health services; 
emergency family shelters; reentry 
population in Alameda and Contra Costa 
County 

 

2 Executive Summary 
 
Community-Based Organizations identified key barriers and obstacles that they and their clients face 
related to fair housing, including: 

• Insufficient access to information due to language/technology barriers (particularly for immigrant 
communities and seniors); fear/distrust of the system; and difficulty understanding 
rights/resources 



 

• Complex, inflexible application requirements for housing resources that may vary 
between jurisdictions, exclude certain people (e.g., undocumented, formerly 
incarcerated), or be difficult to meet 

• Communication between CBOs and property owners is difficult to navigate, requires individual 
relationships with each location 

• Overall cost of housing (most CBOs’ clients fall under the 30% AMI) and need for tenant 
protections 

The CBOs recommend these strategies to strengthen outreach efforts: 

• Meet people where they are  -- plug into existing outreach channels 
• Partner with school districts to distribute information, as well as any civic organizations such as 

libraries, religious institutions, medical services 
• “Train the trainer” approach to educate existing service providers on housing rights and referrals 

for their clients 
• Provide materials appropriate for audience (e.g., physical flyers for seniors; video/audio content 

for Mam speakers) 

Some solutions that panelists recommended for housing projects to better serve their clients: 
• Identify onsite supportive services that are appropriate for residents early in process 
• Early and sustained relationships between service providers and properties, especially relative to 

preparing eligible residents for the document/application needs for housing  
• Renters’ protection and long-term rental subsidies, particularly for households under 30% AMI 
• Greater flexibility in application process (make it easier for CBOs and their clients to navigate, 

remove barriers for undocumented people) 

3 Discussion 
Questions 
1. How does your work address fair housing? 

• See Panelists, above 
2. Is there sufficient access to information on matters related to fair housing in the county? 

• Even when provided with information, clients (particularly immigrant communities) may not have 
access to the provided resources. 

• Language and technology barriers –pandemic has shifted available entry points for access. 
• Differing interpretations of ‘fair housing’ beyond the legal definition, and how it connects to other 

housing needs. 
• Clients, particularly under 30% AMI, have limited time or availability to explore programs and 

resources, and often connect to the CBOs closer to the end (e.g., during evictions). 
3. Housing issues are complicated and interconnected. What do you see as the primary obstacles your 

clients face? What do you think are the contributing factors to these trends?  
• El Timpano: For Spanish and Mam speakers: language barriers (particularly for Mam, which has 

no written language) 
o Complex, inflexible application requirements for housing resources that are hard to 

meet/understand for both clients and CBOs 
o Jurisdiction understaffing, meaning that there is no clear point of contact 
o Digital barriers 
o Difficulties understanding rights and accessing info and resources 
o Fear and distrust due to previous experiences within the system 



 

• East Bay Innovations:  
o For seniors/disabled clients, need for built-in supportive services such as 

mental health and food security, building a relationship with case workers 
o Communication with property managers about available units is hard to navigate, 

requires individual relationships with each location 
o Lack of affordable housing – 40 to 50 AMI does not serve CBOs’ clients (income from SSI 

is approximately $1,000/month) 
• La Familia: Clients may have substance use/mental health issues that affect employment stability, 

may have families and dependents 
o Integration of services is key 
o For reentry populations, tenant restrictions for felonies, violent offenses create barriers to 

housing 
4. Do you have ideas on how to enable stronger outreach efforts, including to populations that may be 

less aware of their fair housing rights (e.g. limited English proficiency, unhoused, LGBTQ)? 
• Meet people where they are (e.g., moving clinics out of office and into the community, libraries, 

schools, existing civic organizations and outreach channels). 
o Move away from events hosted at government offices 
o School districts have been very successful (sending information via existing school 

network, partnership with school counselors) 
o  ‘Train the trainer’ programs for medical partners – education on housing referrals, 

housing rights 
• El Timpano: Developing a Mam community outreach team and creating video content to address 

written language barrier, SMS 
• Legal Assistance for Seniors: Pairing flyers/physical handouts with meal delivery services; digital 

divide is a barrier for clients 
5. What would a successful housing project need to include to impact the communities you serve in a 

positive way? 
• Policies built around long-term affordability 
• Make sure existing residents’ needs are met (vs. prioritizing new development) 
• Build in onsite supportive services at the beginning, with input from prospective tenants 

o Emphasize community buy-in and providing appropriate services 
o Ensure residents feel safe and secure, build relationships with service providers (vs. 

experience of ‘over-monitoring’) 
• Connections with meals on wheels 
• Greater flexibility in application process: undocumented community members (unbanked/no 

credit) experience greater financial barriers 
• Tenant protections, with greater protection around Just Cause 

6. What are potential short-term and long-term solutions? What have you seen that works? What have 
you seen that does not work? 
• What works: 

o Early connections between CBOs and property owners/developers. Service providers 
understand application process; ongoing communication (e.g., monthly meetings with 
property managers) 

o Short-term, the eviction moratorium has been effective. Need to use the time to build 
infrastructure, and slowly lift the protections to give people time to move through the 
system 

o Just cause, rent control, expansion of protections 



 

o Investing in and budgeting for tenant advocacy and holistic services (for 
landlords as well) 

o Long-term rent subsidies 
• What isn’t working: 

o Shelter Plus Care varies between jurisdictions, needs to be clearer for housing advocates 
and tenants to understand 

o Rapid Rehousing: short-term rental subsidies are not effective in addressing long-term 
housing (still unaffordable after the subsidy ends) 

o HUD funding/policy provides resources for these short-term subsidies while funding for 
longer-term solutions like vouchers has decreased 

Audience Questions 
• For Housing Element, encourage advocacy for increased Section 8 funding or similar services for 

both residents and developers to subsidize less than 30% AMI units.  
o Rapid rehousing/shelter plus care is not successful, but that’s where the funding is 

• Can we refer residents to the CBOs if we are not under a contract with the organizations? 
o While there are income/jurisdictional guidelines on service, there are generally no 

limitations on who can refer residents to the CBOs. 
o Staff availability at CBOs is a limiting factor on how many referrals organizations can 

accept 
• Curious about other best practices or models that serve CBOs’ client base? 

o East Bay Innovations: Section 811 public rental assistance was successful partnership with 
Medicaid for persons with disabilities. Agencies worked with developers to set aside units 
at Section 8 levels, and CBOs acted as referral agents for those units. Funding is no longer 
available at the moment. 

• Appreciate comments about the difficulty of inclusionary housing. However, that’s a common 
element of market rate development projects. Are there examples of policies that make 
inclusionary housing work better? 

o One barrier is ensuring that application process and tenants are appropriate for the units, 
and making sure requirements are being met. Recommend requiring developers to pay 
on annual basis for cost of monitoring. 

o County is using a single portal for applications, including inclusionary housing (creates a 
pool of pre-screened applicants). Saves time for staff. Housing staff can share this with 
Planning staff. 

• Addressing living in place/accessibility: as we’re building these projects, what are the features you 
would recommend that developers integrate upfront? 

o East Bay Innovations:  
 Units with roll-in showers 
 Newer construction tends to have wider doorways/ADA compliant elevators. 

Modifications for tenant needs is minor in newer buildings.  
 Supportive service is key – building a relationship between service provider and 

property so that problems can be anticipated and addressed as early as possible 
o Universal design at construction 

 Universal design website https://www.wbdg.org/design-
objectives/accessible/beyond-accessibility-universal-design and  

 Additional resources attached (courtesy of Michelle, Starratt, Alameda County 
Housing Director): Universal Design Guide and Infographic, Example design 
standards adopted by a housing organization  

https://www.wbdg.org/design-objectives/accessible/beyond-accessibility-universal-design
https://www.wbdg.org/design-objectives/accessible/beyond-accessibility-universal-design
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Notes from Housing Element Workshop with Fremont for Everyone, Abode Services, and CA YIMBY 
 
Presentation by Louis Chicoine from Abode Services: 
 

• Fremont has really improved on the Housing Element.  It used to be hard to find city staff to 
speak to.  Values, prioritization, and ultimately the production of affordable housing have all 
improved. 

• Housing Element is the plan to meet the growth needs, but it doesn't look back in retrospect at 
failure.  This matters in the Bay Area.  Fremont is doing better than most in the Bay Area, but 
we're in trouble.  Even though we have more housing opportunities than ever, unhoused folks 
don't have enough opportunities. 

• We still have people, including those who run for council, committed to making Fremont an 
exclusive community.  Had someone run on a "no development" campaign.  People want to see 
the problem going away without doing what's needed to fix it. 

• We need to look back and understand how we got to the problem we have now. 
• For every unhoused person who we put into housing, there are at least 3 others who are not 

able to access housing opportunities.  That's likely to get worse in the coming year as the 
eviction moratorium expires and we move toward higher rents. 

• Housing is the #1 public policy issue.  This will determine if we have a livable city in the future. 
• We need to look critically to see if the planned sites are adequate to the housing need in the 

moment, and also focus on the unmet need from previous years. 
• We need to have a reasonable community conversation about housing, not one that's based on 

fear or rooted in exclusion (of thinking that your life would be better if others don't have their 
basic needs met).  When people don't get their needs met, we all live in a less healthy 
community. 

• We need to make sure: 
o there's available land to do the development 
o don't allow NIMBYs (community opposition) to rule the process 

• Specific policy proposal is to reduce impact fees, especially for affordable housing. Affordable 
housing pays park fees, other impact fees.  Parks are great, but why are affordable housing 
projects paying for parks?  SF decided to waive these fees; Fremont should consider doing the 
same, as well as other improvements in process to get affordable housing built more easily. 

• Optimistic that we'll be able to incrementally improve public policy in Fremont. 
 

Presentation by Aaron Eckhouse from CA YIMBY: 
 
• Fremont can be proud of what it's done so far and still can do better. 
• On average, Fremont needs to build 1612 new homes per year in order to meet RHNA, which is 

more than historical housing production, especially low & middle-income housing.  That status 
quo, therefore, won't get us where we need to be -- we need to adjust. 

• Big-picture policies that Aaron recommends Fremont pursue in the housing element process, to 
expand where new housing can be built, allow for greater variety, make it quicker & cheaper & 
easier to build, and provide more options and protections for vulnerable residents: 

• Rezone for more transit-oriented development and missing middle housing 
o 88% of Fremont land zoned for residential use is exclusively for detached single houses, 

so you're very limited in what you can build, mostly just ADUs 



o Even in denser zones, most don't have enough density to meet state standard for 
building affordable housing, and restrictions around Floor Area Ratio, setbacks, etc. that 
make it harder to meet needs 

o Big opportunity to support missing middle housing 
o State has helped, with SB 9 saying that duplexes have to be allowed 
o Fremont could further facilitate by providing pre-approved designs for SB 9 projects 
o This would be win-win: neighborhoods would have more control over what housing 

looks like, and it makes it easier for a homeowner who's not an expert 
o Fremont could go further than allowing duplexes.  Looking at half-mile radius around 

BART stations, there's a significant amount of land that's restrictively zoned 
o An analysis in San Jose found that a 6-8-plex would be market-feasible to build at a price 

that's affordable to moderate-income households -- this is the income level where 
Fremont has fallen the most short 

o We don't want to devote public subsidies to middle-income housing, because those 
need to go to lowest-income families 

o We could meet missing middle by changing land use policy, in conjunction with other 
policy updates as noted in below points 

o Streamline the approval process for development that includes affordable housing and 
missing middle housing – this is required by SB9 for duplexes.  We should do the same 
for larger (6-8-plexes). 

o This is a way to encourage on-site affordable housing, by providing a streamlined 
approval process for it.  It can reduce the uncertainty and the holding cost that can be a 
barrier to new development. 

• Reduce minimum parking requirements 
o Even in its transit-oriented overlay, Fremont requires 1.5 parking spaces per dwelling 

unit.  So even someone who wants to live near transit has parking spaces. 
o 1000s of Fremont households have 0 to 1 cars, but current Fremont requirements make 

it illegal to build housing oriented by these folks. 
o A garage parking space increases rent by 17%.  This can be the difference between being 

rent-burdened and not.  For Aaron personally, this makes the difference -- if he were 
paying an extra 17% for parking, he'd be rent-burdened. 

• Revisit impact fees & look for better funding sources for Affordable Housing 
o Fremont has among the highest fees in the state 
o This is one reason why we're only seeing high-cost development, because we're placing 

the full burden of funding public services on new development, and only high-cost 
development can support it. 

o New housing is not a piggy bank that we can use to fund our needs; new housing is a 
benefit. 

o Fremont is going to be required by state law to update impact fees to account for the 
fact that smaller units will pay lower fee than larger ones.  In the process, we should 
look at other funding options. 

o Property transfer tax would be great, but that's only available to charter cities, so it's 
not an option for us. 

o Could look at a bond or parcel tax so that the entire community is contributing to a need 
that's shared across the whole community. 

o It's clearly true that Fremont needs more public subsidy to meet its low-income housing 
goals, but that shouldn't come at the cost of building naturally-affordable homes. 

• Strengthen tenant protections 



o Fremont doesn't have rent-control, but there is statewide rent stabilization, and 
sometimes enforcement is not there. 

o Fremont can make sure renters are aware of rights and have resources to fight 
violations. 

o Fremont could establish a rental registry to track where rental opportunities are and 
better enforce state protections. 

• The goal of these strategies is both to meet Fremont's need for increasing housing production 
by 50%, and Affirmatively Furthering Fair Housing.  

• 88% of Fremont being off-limits to affordable housing is a barrier to AFFH.  
• Requiring parking is a barrier to AFFH; low-income folks often don't have a car and would be 

better off not paying for a parking space they don't need.   
• TOD is great, but we can't build all our new housing at Warm Springs.  It's great that we've built 

more there, but there's a limit -- Fremont is approaching the end of the low-hanging fruit and 
needs to look for other opportunities to expand housing in the city. 

 
Question and Answers: 
 
Q: Any response from city planners to points around impact fees and zoning? 
Wayland: No specific response, grateful for the input. 
 
Q: Can Aaron repeat stats on how many households don't have cars? 
Aaron: ~1 in 6 households have 0 or 1 cars. It may be a goal of the city to enable more people to live in 
the city without a car.  A minimum parking requirement would run counter to that goal. 
 
Q: For the fees, thought that when you build 100% affordable housing, you get some concessions which 
could include a waiver of fees. What purview does the city have in the context of the housing element 
update to affect fees? 
Louis: In Fremont, the allowances are for the deferral of fees until the close of a project, which is very 
helpful because it affects millions of dollars, but it's not a waiver.  That said, one fee is sacred, and that's 
the inclusionary fee that creates affordable housing. There has been attacking of this from progressives. 
But that in-lieu fee has been very helpful for projects like what Abode does, and projects focusing on 
very low-income, special needs, additional services needed which make projects more expensive. The 
fees are there because we tax ourselves in ridiculous ways in CA; we wouldn't want to see school fees go 
away without a replacement, since the school district relies on that for capital projects. But we need to 
ask if we want to impose those on affordable projects. A 100% public-financed project is taxpayer 
money, and then we tax the project to fund other priorities. Is there a way to find other ways to fund 
those priorities other than taxing an affordable housing project? 
 
Q: Has followed Fremont's housing element for at least 30 years. The trend, unchanged, is that Fremont 
gets RHNA numbers by income level. For the last 30 years, the above-moderate income level has been 
produced at 300-600% of the goals, and low & very-low & moderate-income has produced 15-25% of 
the goal. What actions is the city staff going to take to reverse that historical trend? 
Wayland: It's a difficult question, and Staff is here to listen for solutions. It's true that we haven't 
produced low, very-low, and moderate housing at levels that meet our needs.  Looking for suggestions. 
Response: One suggestion is to increase limits on height and density. Fremont isn't a suburb anymore. 
The height limit and density levels are suburban. Until we address those at a minimum, we're not going 
to solve the housing crisis. 



 
Q: Under the impression that since ~2015, we haven't had minimum parking requirements in Warm 
Springs, or they've been less. Have we seen any impacts on housing type and affordability because we 
don't have that requirement in certain areas? 
Courtney: In Warm Springs, there's no minimum parking for residential within 1/4 mile of BART. But 
there haven't been any developments that have been built down there that have no/low onsite 
parking.  Most have been built with 1 space per unit or higher based on what developers & market 
wanted.  We do have parking maximums, but the lowest maximum is 1.5 spaces per unit in that area. 
So, we don't yet have the data to answer your question. 
 
Breakout Rooms: 
 

• As far as parking, would love to see research on utilization of parking stalls across the spectrum 
of socio-economic category for multi-family housing complexes.  What benefit could we get by 
baking in transit passes directly into the zoning code, or other kinds of multi-modal transit 
opportunities? 

• Schools - how do we consider supportive services? The fees are important to funding our 
schools. Space used to be the issue. Will it be again if more people move here? Can the school 
and city work together better? Counter-intuitive that more housing won’t bring more students, 
but today’s kids aren’t having as many kids. 

• Last 8 years we’ve exceeded our numbers by a lot but didn’t meet our low & moderate goals at 
all. Remove single-family zoning?? Families can’t afford Fremont. So it’s mostly older people 
with older kids. Affordable housing might but only if it’s built for it. Studios won’t bring in 
families. 

• And what about the middle? Do we want to be a place where everyone is well-off rich or a 
service worker in affordable housing? How can we do this without subsidizing (which isn’t 
appropriate)? 

• Developers are looking for the easiest, fastest development. We want to break that problem. 
Zoning has made this the standard. 

• Challenge the constraints that we have and build more higher-density and affordable housing. 

• Concern over aesthetics of some of the construction in Downtown Fremont. However, it's 
difficult to build anything. It's amazing we get anything constructed at all, so aesthetics can be 
difficult given all the other constraints. 

• Should we use tiny homes? Because land is so expensive, building up and having higher density 
are a more efficient use of space. Allowing tiny homes on tiny pieces of land could help bring 
down costs. 

• ADUs on wheels could be a solution for seniors who own homes to get more income by having 
people live in their backyard and move in quickly. 

• There was a concern about traffic; they talked about it being a regional issue rather than an 
issue with development in Fremont that needs regional and statewide solutions. 

• Participant had the experience of losing her home after paying 80% of her household income on 
housing and could not find resources to help her stay in her home.  It's cheaper to keep 
someone in a home than to get someone back into a home after they've lost it. 

• There needs to be more oversight of affordable housing landlords.  Her unit had an issue with 
contamination that was not properly highlighted when moving in, and that she suspects could 
be related to long-term respiratory issues that she and her spouse have experienced. When she 
contacted HACA, she was told, "you signed the lease; we're not responsible for oversight." 
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Ongoing Community Outreach

• Past presentations to 
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• Ongoing office hours
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• Complete draft to share with 
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Notes from the Listening Session at Sunrise Village 
 
Where have you lived previously? What living experiences did you like or dislike, and why? 

 Affordable housing located near transit options is important. 

 Gated security an important feature to feel safe. 
 
What City housing, shelter, or assistance resources have you found most helpful? What would you like 
to add or improve? 

 The application process for affordable housing is difficult. 

 The requirement for a background check to qualify for housing can be an obstacle. It can be unfair 
and keep families from staying together.  

 It is difficult to find information about housing opportunities and programs. Only found out about 
Sunrise Village through word of mouth. 

 Would benefit more in‐person communication. Come and talk to them, rather than hand out flyers. 

 It’s not clear how to advocate for their needs and how to get their input heard. 

 Programs that only provide one year of assistance are problematic. Need more long‐term answers. 
 
What design features and amenities and design features do you like about Sunrise Village? What 
features and amenities do you think the City should consider when planning for future shelters? 

 The need to get buzzed in to enter the facility is inconvenient. 

 Bicycle racks are a positive. 

 Smoking area placement difficult for residents with children. 
 

How do you feel about Sunrise Village’s location? How do you get around to errands, activities, and 
appointments?  

 Fremont is a safe place to live. 

 Fremont is a good place for families. 

 Food choices are limited, and often not appropriate for children. 

 Fremont has support for deaf family member. 
 

What housing challenges do you experience or see in our community? 

 Fremont is crowded and there are few opportunities to build affordable housing. 

 Conversion of Islander Hotel into permanent housing has trade‐offs. Displaces temporary homeless 
residents. 

 
What do you think are the most pressing housing needs in Fremont? How can the City meet them? 

 Need more affordable housing opportunities. 

 Conversion of hotels into affordable housing is an opportunity. 



 
M. Notes from Listening Session at 
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Notes from the Listening Session at Pauline Weaver 
 
Where have you lived previously? What living experiences did you like or dislike, and why? 

 Generally happy with living situation, like that the building is clean 

 Mostly first time in an affordable housing development. Like the facilities provided on‐site. Location 
is convenient – can walk to 99 Ranch (Chinese market). 

 
How did you get connected to your current housing? Tell us about your experience with the 
application process to obtain your current housing. What would you improve? 

 Most information is provided in English, but majority of residents speak Mandarin Chinese. 

 Residents learned about affordable housing opportunities through the senior center 

 Application process was complex and required a lot of effort.  

 Had to rely on assistance from their children to fill out the application. 

 Waiting list for affordable housing is long  

 Rent is high. It is difficult to makes ends meet, even at below‐market rate rents. 

 Rent increases were difficult to manage. Rent increased from $700/month in 2019 to $1,140/month 
in 2022.  

 Income qualifications are not transparent. How does things like life insurance factor in? 

 Many residents only have social security as income. Can’t keep up with rent raise while set aside the 
expense for medical and other services  

 
What amenities and design features do you like or dislike about your current home? 

 Amenities are generally good. 

 Laundry on the site is communal, residents wish that there were private laundry hook‐ups in each 
room. They feel that shared laundry is dirty/unclean. Many people wash things multiple times due 
to this perception. Want to have smaller washer in each unit but not allowed by the property 
management.  

 Limited laundry machine in the building. Constant maintenance of laundry machine further reduce 
the availability.  

 Concerned about security.  

 No canopy on top floor balcony so room warms up due to orientation of building  
 
How do you feel about your current home’s location? How do you get around to errands, activities, 
and appointments? 

 Appreciate opportunity to be located close to family.  

 Proximity to senior center and recreation a benefit. 

 There is a grocery store within walking distance, but there are long block lengths to get there. 
Crossings on busy streets feel unsafe. 

 There is bus stop close by but not used very often. Due to language barrier, it’s difficult to make 
transfers. Residents only go to the places on the bus stop schedule.  

 Depend on children to take them to medical appointments and other occasional appointments.    
 
What do you think are the most pressing housing needs in Fremont? How can the City address them? 

 Senior affordable housing has specific needs and should be separate from other affordable housing. 

 Concerned about affordability of housing 

 Single and younger people are moving out of the community or are stuck as renters. Resident knows 
many young people through their church community who are in this position. 



 Senior affordable housing has specific needs and should be separate from other affordable housing.  

 Concerned about affordability of housing  

 Workforce housing is important. Many young people spend roughly 1/3 of income on rent but won’t 
be able to save for buying a property for their own.  
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Notes from the Listening Session at Cottonwood Place 
 
Where have you lived previously? What living experiences did you like or dislike, and why? 

 Generally happy with living situation, like that the building is clean. 

 For many people, it is their first time living in affordable housing. Most residents lived with kids 
before moving here.  

 Like the place in general. It is an older development as many residents have lived there for 7‐10 
years. Like location and amenities in general. 

 Rent is high. 
 
How did you get connected to your current housing? Tell us about your experience with the 
application process to obtain your current housing. What would you improve? 

 Flyers and website 

 Residents learned about affordable housing opportunities through the senior center. 

 Their children filled out the application, so they don’t know much about that process. 

 Information is mostly in English so rely on children to translate and fill the forms. Translation to 
other language would be helpful. 

 
What amenities and design features do you like or dislike about your current home? 

 Unhappy with quality of Wi‐Fi network and utility costs 

 Laundry on the site is communal, residents wish that there were private laundry hook‐ups in each 
room. They feel that shared laundry is dirty/unclean. Many people wash things multiple times due 
to this perception. 

 Concerned about security. There is a bar across the street, people will come over to this property 
after drinking at the bar. Residents feel unsafe with rowdy/drunk trespassers. 

 Would prefer hardwood floors. As seniors, they are more likely to spill things and the carpet is 
difficult to be kept clean and expensive to be deep cleaned frequently. 

 The building has balconies, but the balconies on the top floor do not have shade so they are difficult 
to use because it gets too hot. Wish there was drainage on balconies to water plants. 

 Resident wishes there were a full‐time property manager on‐site (there is supposed to be one, but 
that position is currently vacant). 

 Units could be designed to be safer. For example, light switch locations require walking through a 
dark bathroom to turn on.   

 
How do you feel about your current home’s location? How do you get around to errands, activities, 
and appointments? 

 There is no park nearby, no opportunities for outdoor exercise. The common open space in the 
development is shared with another development next door, which means that there is limited 
access to the space sometimes. 

 There is a grocery store within walking distance, but there are long block lengths to get there.  

 Rely on buses to get grocery mostly  

 Neighborhood commercial like small retail stores available within walking distance. But fewer retail 
stores available now. 

 Crosswalks are located on the further end of the street so residents need to walk far to cross the 
street. Want to have more crossings. 

 Really looking forward to the Silicone Sage project (an entitled mixed‐use development) to be built 
so that residents have more places to go. 



 No parks nearby. Limited outdoor exercise structure on site as well. 

 Courtyard is shared with residents from another development, so outdoor space is limited. 
 
What do you think are the most pressing housing needs in Fremont? How can the City address them? 

 Concerned that retail is disappearing nearby, want to make sure neighborhood continues to have 
convenient and walkable services. 

 Hope that nearby vacant land is developed as housing because it is currently seen as a security issue 

 Concerned about affordability of housing 

 Single and younger people are moving out of the community or are stuck as renters. Resident knows 
many young people through their church community who are in this position. 
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