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1.	 Introduction

a.	 Project Description

Buena Vista Commons is the apartment component of a larger redevelopment occurring at the Buena Vista 
Mobile Home Park (Park), Palo Alto’s only mobile home park, located at 3980 El Camino Real, in the Barron Park 
neighborhood. Buena Vista Commons is proposed as a 61-unit apartment building, which occupies 1.69 acres of 
the existing 4.5 acre property. The location has been used for housing since at least the 1950s, when Buena Vista 
first converted from a car camp along El Camino Real to a mobile home park with spaces and hook-ups for homes. 
It eventually became a critical part of natural affordable housing stock in Palo Alto. Buena Vista Mobile Home Park 
had its last substantial renovation in 1970. As a result, the infrastructure is outdated and insufficient, the Park is 
overcrowded, and many homes require replacement. Buena Vista Commons is a critical part of the redevelopment 
that is necessary to address overcrowding at the Park and to achieve other project goals that are shared between 
the City, County and Housing Authority: to make substantial physical improvements, ensure financial sustainability, 
and maintain over 100 affordable homes.

Buena Vista Commons will be deed-restricted as 100% affordable housing. The apartment will serve existing renters 
who live at the Buena Vista Mobile Home Park, and it will increase affordable housing opportunities to more families 
in Palo Alto. Among the current resident population of the Park, a 2023 income recertification found that 90% of 
all current households are low-income (below 80% AMI and over half of households are very low-income (below 
50% AMI). The average affordability level for each home at Buena Vista Commons is expected to be below 42% of 
AMI. The proposed project preserves affordable housing among the Park community and helps meet the larger 
community need for more affordable housing in Palo Alto. 

Aerial illustration of Buena Vista Commons- the proposed 3-story apartment building
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The location for Buena Vista Commons is an important one for more housing.  It sits in the Barron Park neighborhood, 
which is an area that is rich in resources for families. It is less than a half-mile away from an elementary school, grocery 
store, public transit, and other restaurants, parks and cafes. In addition, housing costs throughout the Bay Area, 
including Palo Alto, have continued to skyrocket over time. Projects such as ours are critical to preserve and expand 
affordable housing opportunities in Palo Alto, helping maintain and increase socioeconomic and racial diversity. 
Immediately adjacent land uses to this site are another affordable housing property (Oak Manor Townhouses) to 
the west, commercial businesses to the east, and single family residential to the north. 

Through its design features, Buena Vista Commons will bring energy efficiency, community cohesion, and curb 
appeal. It will also use materials that are intended to maintain well over time. For energy efficiency, Buena Vista 
Commons will be all-electric, use natural flooring, use Energy Star appliances, have bicycle parking, and will be setup 
to accommodate electric vehicle charging. For the resident community, it will have a barbecue area, teen room, 
community room, and resident services offices. And compared to the built structures at Buena Vista Mobile Home 
Park today, the apartment will have playful angles, fresh colors, and new trees that will make it attractive to passers-
by in the Palo Alto community.

Barron Park neighborhood

Adjacent building: Oak Manor Townhouses by Alta Housing

Barron Park Elementary School

Adjacent commercial building along El Camino Real
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b.	 Project Team

c.	 About the Santa Clara County Housing Authority (SCCHA)

•	 Santa Clara County Housing Authority (SCCHA): Is the project developer. SCCHA is a public agency whose 
mission is to provide and inspire affordable housing solutions to enable low-income people and families in 
Santa Clara County to achieve financial stability and self-reliance.  

•	 The John Stewart Company: The John Stewart Company has been Property Manager at Buena Vista Mobile 
Home Park since 2020 and will remain property manager for Buena Vista Commons. They are experienced 
with affordable housing compliance requirements, such as annual income recertifications.   

•	 Burke, Williams & Sorensen, LLP: Real estate and land use attorneys. 

•	 Van Meter Williams Pollack LLP: Architect. 

•	 Sandis Civil Engineers: Civil Engineer. 

•	 Associated Right of Way Services, Inc.: Relocation consultant.

Santa Clara County Housing Authority is a public agency whose mission is to provide and inspire affordable housing 
solutions to enable low-income people and families in Santa Clara County to achieve financial stability and self-
reliance. It is one of the original 39 Moving to Work agencies (out of 3,200 nationwide public housing authorities), 
which gives it a special designation to make strategic program and policy changes.

The Housing Authority was established in 1967. One of its functions is as a developer and asset manager for affordable 
housing. It currently owns nearly 3,500 homes throughout Santa Clara County. It has an active development pipeline 
of over 1,200 homes, which is through large master-plan projects, smaller development sites, and deeply mission 
driven developments like Buena Vista. Currently, Bellarmino Place, Alvarado Park, and the Pavilion Inn are under 
construction and will provide 257 affordable homes for seniors, families , and transitional aged youth in San Jose 
when they are completed in 2024 and 2025. Our projects have utilized various different funding sources, including 
private and public sources such as Low-Income Housing Tax Credits (LIHTC) and conventional loans. 

In addition to housing development and ownership, the Housing Authority administers federal rental assistance to 
over 19,000 households through the Housing Choice voucher program. 
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To date, we have conducted a robust community and resident engagement process, going as far back as July 2017. 
Community and resident engagement has been organized into three distinct phases. 

Phase 1 was Listening and Learning with Buena Vista residents, which took place from July 2017 through October 
2022. During this phase there were town hall meetings, design exercises and surveys. The goal at that stage was 
to understand resident questions and needs, gather stakeholder preferences and information. Questions during 
this phase were things such as: “What do you love about Buena Vista today?” and “What are your hopes for the 
future?” The responses to those questions helped inform the initial concepts and ideas before design began in 
earnest. 

Phase 2 was Formal Community Design Engagement, which took place from October 2022 to December 2023. 
This is the main component of community and resident engagement that informed design. The Community 
Engagement Report included in the Supplemental Documents section of this Project Description further outlines 
this period of the engagement process. The activities that took places were town hall style meetings, small group 
meetings, bus tours, various written communication and other activities. Residents were informed about what 
changes their feedback resulted in. 

Phase 3 is Post-Entitlements and Construction Outreach. This phase has not yet begun, but it is part of ongoing 
engagement where we will continue to provide information on the development process to impacted households, 
inform leaders and elected officials about the development timeline, and be available for community stakeholder 
input.

2.	 Community Engagement

Photos from various townhalls
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The project site, 3980 El Camino Real is currently the Buena Vista Mobile Home Park. The overall site has a gross 
area of 4.5 Acres and is situated alongside the commercial corridor of El Camino Real. Today is contains a variety 
of housing types- including RVs, park model RVs, mobile homes, cottages, and a single-family home. The site also 
includes an amenity building comprising laundry and shower rooms, as well as a small office area.  
 
The site is located in the Barron Park neighborhood of Palo Alto, and has one street frontage along Los Robles Ave. 
It can also be accessed from El Camino real via an access easement on the adjacent property. Immediately north-
east of the site is a multi-tenant commercial building and a Valero gas station. On the south-west side, the site is 
adjacent to another affordable housing property (Oak Manor Townhouses). The site abuts lower density housing 
developments on the north-east and across Los Robles.

The site is not located in a special flood hazard area as determined by FEMA. It is located in a liquefaction zone, 
but not in a delineated earthquake fault zone as identified by the California Geologic Surveys regulatory Zone map 
of Earthquake Zones.

To create the new apartment building Buena Vista Commons, the existing site will require a parcel split. The 
resultant 1.69 Ac parcel to the south-west is proposed as the site for the apartment building. The remainder is 
envisioned to continue being mobile home park- with upgraded units and new utilities.

The site is currently owned by the Santa Clara County Housing Authority (SCCHA), through the subsidiary entity of 
Poco Way HDC. SCCHA acquired the Park in 2017, with financial contributions made by the City of Palo Alto and 
County of Santa Clara. 

3.	 Project Details

a.	 Site

PROJECT DESCRIPTION

Buena Vista Village is a mobile home park in Palo Alto located at 3980 El Camino Real. The lot 
(APN 137-11-103) is currently zoned RM-20. The property now contains a variety of housing 
types, including RVs, park model RVs, mobile homes, cottages, and a single-family home. 

This redevelopment includes replacing all units, replacing all utilities, and converting to 100% 
electric. The park will be redeveloped as a hybrid model that includes both coaches and a multi-
family apartment building. The park will split into two parcels, with approximately two-thirds of 
the park remaining a mobile home park and receiving all new utilities and coaches. One-third 
will be redeveloped into a multi-family apartment.  

Rehabilitation of the existing park including approximately all new units, new office and laundry 
facilities, all new utilities, and new site amenities and landscaping. The 44 new occupant-owned 
units include 1, 2, 3 & 4BR units consisting of Park Model RVs and Manufactured Housing 
(mobile homes).  

The new 3-story apartment building consists of 61 family units- with unit sizes ranging from 
Junior 1BR, 1BR, 2BR and 3BR units. The project also includes a standalone building for a 
community room with a shared courtyard and patio spaces. Amenities in the main building 
include a, teen room & homework club, bike room, laundry room and storage areas. 
Management offices and resident services are located off a main entry and lobby.

The project includes a new streetscape with new parallel parking, trees, stormwater treatment 
areas, sidewalk, and bike lane. A new shared driveway entrance from Los Robles will create a 
new main street with access for residents and visitors to both the park and the apartments.
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In early 2019, SCCHA began working with Van Meter Williams Pollack LLP (VMWP) on the redesign and renovation 
of the Buena Vista Mobile Home Park. Through a series of evolving design challenges and iterations, the design 
program for the redevelopment ultimately landed on a hybrid model- including a new apartment building and a 
mobile home park as well as infrastructure upgrades and new amenities.

b.	 Design

Buena Vista Commons is the new apartment building piece of the redevelopment. It is currently envisioned as a 
3-story building with a single street frontage along Los Robles Ave. It comprises 61 units ranging from Junior 1-BRs 
to 1-, 2- and 3-BR units. The apartment site also includes an internal street known as Main Street, that provides 
access to the mobile home park from Los Robles Ave. This will be shared between the two sites via a future access 
easement.

The building is configured as a C-shaped building with a courtyard in the middle. The 2 wings and the courtyard help 
it connect to the adjacent mobile home park and create a welcoming space with amenities that will be shared by 
residents of both developments. The courtyard also connects across the internal Main street to proposed recreation 
areas in the mobile home park. This configuration is a result of multiple design iterations and incorporating resident 
and stakeholder feedback- the massing was flipped around to open up to the mobile home park. The building 
maintains a generous 60-70’ setback from the existing property lines to the side and rear. The adjacent properties 
to the rear are lower density residential, and the setback is buffered with surface parking and a planting area.

The ground floor includes a lobby and 2 office suites- one for onsite Property Management and another for Resident 
Services. The Lobby and Property Management offices are located at the entry corner at Main Street and Los Robles. 
This helps to address resident concerns over safety and access to the site.

The ground floor also includes a spacious Teen Room that will house the Homework Club. Homework Club is 
an important part of the Buena Vista community and supports the kids who currently live here. There is also a 
Community Room located off the central courtyard. Both the Community Room and Teen Room are intended to be 
shared by residents of the apartment building as well as the residents of the upgraded mobile home park. Other 
resident amenities in the apartment building include a laundry room, bike room and a storage room.

Concept view of Buena Vista Commons
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Sustainability is integral to the design of Buena Vista Commons. Green building principles are a key to 
environmental responsibility and also help us create comfortable, high quality living spaces for future residents- 
many of whom will be relocating from the current mobile home park. Sustainable design will help to keep the 
building’s operating costs low, while also helping to keep monthly utility bills manageable for the residents.

Buena Vista Commons will be designed to meet the City of Palo Alto’s Green building ordinance. For new 
multifamily construction, this entails CALGreen Mandatory Plus Tier 2 with local amendments. The project is also 
currently aiming to meet LEED for Homes- which promotes the design and construction of high-performance 
green homes. A combination of these two rating systems will ensure a comprehensive approach to green design 
that translates across design disciplines.

Planned features at this time include: rooftop solar panels, EV charging, low-flow water fixtures, Energy Star 
appliances and biotreatment areas spread across the site.

c.	 Sustainability

The apartment building site will also include 79 surface parking spaces at the side and rear. Approx. 61% of these 
spaces are planned to have EV charging equipment installed at the outset, with the remaining spaces planned to be 
EV-ready. Rooftop solar panels are also being planned for the building.

The overall redevelopment plan has a thoughtful landscape design that incorporates resident feedback received 
over time. It aims to create communal spaces and respite areas across the site. The apartment site includes a 
courtyard with an outdoor BBQ area and shaded seating. In response to stakeholder feedback about the lack of 
trees at Buena Vista currently, plenty of planting areas with trees and planned biotreatment are shown throughout 
the site.

In addition to incorporating feedback from residents and stakeholders, the project has been designed to respond to 
the City of Palo Alto’s Objective Design Standards.

This entitlements package also includes the streetscape design for the complete site along Los Robles Ave. The 
current design shows a new sidewalk, new street parking, and planting bulb-outs, all while retaining existing 
underground and overhead utilities along Los Robles. New utilities serving the apartment building and the mobile 
home park are planned to be located along Los Robles.
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Buena Vista Commons will provide 61 rental apartments comprised of a mix of studio/junior one-bedroom (with an 
embedded bedroom), one-bedroom, two-bedroom, and three-bedroom apartments. 

The apartments will have affordability restrictions at or below lower income levels, defined as 80% of the area 
median income. In practice, it is our intention and plan to provide the affordable units at lower income levels as 
determined by multiple regulatory agreements that will be held on the property including those held with the 
California Tax Credit Allocation Committee (CTCAC) and the tri-party regulatory agreement that is held between the 
City of Palo Alto, County of Santa Clara, and Santa Clara County Housing Authority. A development goal of Buena 
Vista is to maintain it as an affordable housing asset for the long-term, while preventing the displacement of all 
existing households. To that aim, any households currently residing at the Buena Vista site who are moderate or 
high-income will be allowed to remain, however, those units will be made available to lower income households 
at affordable rents after the returning households voluntarily vacate their units. This provision is codified in the tri-
party regulatory agreement. 

The tables below show the current income limits of eligible households, based on household size, as determined by 
the CTCAC. The 80% of AMI incomes affording to California Department of Housing and Community Development 
(HCD) are included for reference, as these figures are what the City of Palo Alto uses to define “low income.” 

The project’s monthly rents are determined by the CTCAC 
to ensure that rents are affordable to the lower-income 
residents earning between 30% to 80% of AMI. The 
following table shows the range of net rents (after utilities) 
currently projected to be charged to residents during 
the first year of operations based on CTCAC’s currently 
published rents. We note that if the project were to receive 
project-based rental assistance, the rents paid by residents 
could be even lower, as they would only need to pay 30% 
of their income towards rent.

d.	 Affordability

PROPOSED MONTHLY RENTS

Unit Type Monthly Rent

Junior 1-Bedroom Apartment $829-2,677

1-Bedroom Apartment $882-2,677

2-Bedroom Apartment $595-3,212

3-Bedroom Apartment $1,203-3,711
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The following table summarizes the income and rent restrictions that will apply to this project to receive the state 
density bonus.

*Existing tenants at the property will be allowed to return to the apartment regardless of whether they income 
qualify at move-in. Those units are considered as restricted low-income units because the tri-party regulatory 
agreement requires that future units will be made available to lower income households at affordable rents after 
any initial moderate or high-income households voluntarily vacate their units. After any initial moderate or high-
income households vacate their units, those units will continue be restricted as low-income units with affordable 
rents for at least an additional 55 years or greater.  

Unit Type Number of Units Unit Square Footage (approx.) Maximum Affordability 
Restriction*

Junior 1-BR 2 490 SF 80% of AMI

1-BR Apartment 27 470-490 SF 80% of AMI

2-BR Apartment 16 700-780 SF 80% of AMI

3-BR Apartment 15 920-990 SF 80% of AMI

Total Restricted Units 60

Total Non-Restricted Units 
(Manager) 1 (2-BR Unit)

TOTAL PROJECT UNITS 61
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The 2030 Comprehensive Plan land-use designation for the site is “Multi-Family Residential”, and the site is currently 
zoned “RM-20”. As per PAMC 18.13.010:
RM-20 is a low-density multiple-family residence district is intended to create, preserve and enhance areas for a 
mixture of single-family and multiple-family housing which is compatible with lower density and residential districts 
nearby, including single-family residence districts. The RM-20 residence district also serves as a transition to moderate 
density multiple-family districts or districts with nonresidential uses. Permitted densities in the RM-20 residence 
district range from eight to twenty dwelling units per acre.

4.	Zoning and 
Development Standards

a.	 Comprehensive Plan and Zoning Code

ZONING INFORMATION

COMPREHENSIVE PLAN Multi-Family Residential

Allowed Uses
Commercial and Retail uses that serve the immediate neighborhood, Mixed-
use (housing+retail)

CURRENT ZONING Zoning District: RM-20

Allowed Uses
Multi-family housing compatible with lower density and residential districts 
nearby, including single-family residence districts [transition district].

Height Limit 30’

Max Density 20 du/ac

Setbacks

Front yard: 20’
Interior Side yard: 10’
Interior Rear yard: 10’
Street Side and Rear yards: 16’

Site open space 35% min.

Usable open space 150 sq ft per unit min.

Common open space 75 sq ft per unit min.

Private open space 50 sq ft per unit min.

Max FAR 0.5

Parking 
(Multi-family residential)

1 per micro/studio unit, 1 per 1-bedroom unit, 2 per 2-bedroom or larger 
unit (at least one covered). 
Tandem parking allowed for any unit requiring two spaces, up to a maximum of 25% of total 
required spaces.

1 bike parking space per unit (100% long-term)
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The project uses The Housing Crisis Act (SB 330) and the California State Density Bonus Law (AB 1763). The eligibility 
for both laws is as described:

The project meets eligibility criteria under SB 330 because it complies with the following provisions:
1.	 The project will replace all existing or demolished protected units.
2.	 The project will include at least as many residential dwelling units as the greatest number of residential dwelling 

units that existing on the project site within the last five years.
3.	 Existing residents are allowed to occupy their units until six months before the start of construction.
4.	 The developer agrees to provide the affordable rental unit occupants relocation benefits and a right of first 

refusal for units available in the new development at an affordable rent for the household.

The project meets eligibility criteria under AB 1763 because it complies with the following provisions:
1.	 One hundred percent of the total units are for lower income households except that 20 percent of the total 

units may be for moderate-income households. 
2.	 The applicant agrees and ensures the continued affordability of all very low and low-income rental units that 

qualified the applicant for the award of the density bonus for 55 years. 
3.	 For a one hundred percent affordable project, rent for 20 percent of the units shall be set at affordable rent 

using definitions in the Health and Safety Code, and rent for the remaining units may be regulated using rents 
and incomes as determined by CTCAC regulations.

Currently, there is a tri-party regulatory agreement held by the City, County, and Housing Authority. It restricts all 
units under an affordability covenant for 75 years from 2017. It is expected that this regulatory agreement will 
be amended and recast by the time of construction start, starting a new 75 year term  to ensure the long-term 
affordability for 100% of units. 

b.	 Eligibility for Streamlining

c.	 Regulatory Agreement
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