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Introduction1
The Los Gatos General Plan 
update process gives the 
community an opportunity to 
refine the Town’s “constitution” for 
future growth and development. 
One of the most important 
decisions the Town will make 
about growth in the General 
Plan update is the type and 
location of new land uses. The 
Alternatives process helps inform 
the community about choices 
and support the selection of a 
preferred land use alternative. 

This report describes four 
alternative land use concepts for 
Los Gatos, each with a different 
mix of densities and intensities. 
This report then defines each 
alternative’s effect on population, 
housing, employment, fiscal 
health, and transportation. 

What is a General Plan?
The General Plan is a local government’s long-term framework or “constitution” for 
future growth and development.  The General Plan represents the community’s 
view of its future and includes goals and policies upon which the Town Council and 
Planning Commission will base future land use and resource decisions.  California 
State law requires that each Town, City, and County adopt a General Plan for physical 
development within the jurisdiction and any land outside its boundaries that bears 
relation to its planning.  Typically, a General Plan is designed to address the issues 
facing the jurisdiction for the next 20 years.

A General Plan typically has four defining features:

	 General.  A General Plan provides general policy guidance that will be used to 
direct future land use and resource decisions.

	 Comprehensive.  A General Plan is comprehensive, covering topics such as land 
use, housing, economic development, infrastructure, public safety, recreation, 
natural resources, and other relevant topics.  

	 Long-Range.  A General Plan provides guidance on reaching a future envisioned 
20 or more years in the future.  To achieve the vision, a General Plan includes 
goals, policies, and implementation programs that address both immediate and 
long-term needs.  

	 Integrated and Coherent.  The goals, policies, and implementation programs 
in a General Plan present a comprehensive, unified program for development, 
resource conservation, and other issues that impact the community.   A General 
Plan uses a consistent set of assumptions and projections to assess future 
demands for housing, employment, and public services (e.g., infrastructure).  
A General Plan has a coherent set of policies and implementation programs 
that enables citizens to understand the vision of the General Plan, and enables 
landowners, businesses, and industry to be more certain about how policies will 
be implemented.
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Land Use Alternatives Report
As part of the initial work on the development of alternatives, identifying 
a means to meet State requirements for future Regional Housing Needs 
Allocations (RHNA) was a primary consideration.  In discussions with the Town’s 
General Plan Advisory Committee (GPAC), the GPAC provided guidance that 
the Town should develop land use alternatives that could provide space for the 
future development of around 2,000 residential units (see Section 2, Residential 
Market Demand, for further information).

The General Plan  
Update Process
Updating a General Plan is a public process that requires significant public input.  
The public is asked for input at each key milestone, which is then considered 
by the Town Council and incorporated into the General Plan by Town staff and 
Consultants, as directed by the Town Council.  For Los Gatos, the General Plan 
update process is organized into nine tasks, as shown in the diagram below. 

THE LOS GATOS  
GENERAL PLAN PROCESS

We are currently starting Task E.

A. Project Initiation 

B. Prepare Background Report

C. Identify Community Issues, Opportunities, 
and Constraints and Confirm Vision

D. Development of General Plan Vision

E. Development of Land Use Alternatives 

F. General Plan Goals and Policy 
Development

G. Environmental Impact Report (EIR)

I. Certification of EIR and Adoption of 
General Plan

H. Com
m

unity Outreach and Engagem
ent 

(Ongoing Throughout)

This report analyzes four land use alternatives.  These alternatives do not 
propose to change the assigned land use designation of any parcel in the Town.  
Instead, each alternative includes adjustments to allow increased density and 
intensity ranges within certain residential and commercial designations. The 
report then presents an analysis of the projected changes to jobs and housing 
capacity, mobility and circulation, and the built environment.  

This Alternatives Report evaluates land use alternatives using a series of 
indicators to help community members and decision-makers understand the 
implications of each alternative. Decisions about future land uses will influence 
how many people will live in the Town, what kind of jobs and businesses will 
locate and thrive in the Town, and how traffic will flow. 

Decision-makers will be asked to weigh the costs and benefits of each 
alternative presented in this analysis and to select a “preferred land use 
alternative.”  The preferred land use alternative may be one of the four 
alternatives or a combination of features from several alternatives. The preferred 
land use alternative will be combined with community input and the Town Vision 
and Guiding Principles (prepared during Phase D), to guide the development 
of General Plan goals, policies, and implementation programs through the 
conclusion of the update process. 

Terminology
Town Boundaries
The General Plan uses several terms to describe the Town and planning 
boundaries, as shown on Figure 1-1:

	 Town Limits.  The jurisdictional boundary of the Town that encompasses 
all incorporated areas.  Los Gatos town limits span approximately 11.5 
square miles (7,335 acres).

	 Urban Service Area. Established by the Santa Clara County Local Agency 
Formation Commission (LAFCO), the Urban Service Area (USA) is a 
planning boundary that delineates areas outside Town limits that are 
currently provided with urban services, facilities, and utilities; or areas 
proposed to be annexed into a town or city within the next five years.  

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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Figure 1-1: 
Town Boundaries

 December 2019
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	 Sphere of Influence.  A sphere of influence (SOI) is the probable physical 
boundary and service area of a local agency, as adopted by a LAFCO.  An 
SOI typically includes both incorporated and unincorporated areas within 
which the Town and/or special districts will have primary responsibility for 
the provision of public facilities and services.

	 Planning Area.  The Planning Area encompasses all incorporated and 
unincorporated territory that bears a relationship to the long-term physical 
planning of the jurisdiction.  At a minimum, a jurisdiction’s Planning Area 
should include all incorporated land within the Town limits and all land 
within the Town’s SOI, as it does for this General Plan.  A General Plan, 
pursuant to State law, must also address all areas within the jurisdiction’s 
Planning Area.  The Los Gatos Planning Area includes approximately 18 
square miles (11,688 acres). 

What is Redevelopment?
Redevelopment describes converting an existing built property into another 
use. Ideally, redevelopment aims for better use of the property that provides an 
economic return to the community. For example, a property may be converted to 
a mixed-use development that combines residential and commercial uses.

What is Residential Density? 
In the context of planning, density is the amount of residential development 
within a given area. Standards of building density for residential uses are stated 
as the allowable range (i.e., minimum and maximum) of dwelling units per gross 
acre (du/ac). In Los Gatos, the Town uses net acres when defining density. The 
term “net” refers to the land areas minus roadway right-of-way. 

Density = Dwelling Units per Acre

1 UNIT PER ACRE 6 UNITS PER ACRE 18 UNITS PER ACRE

1 story
(100% lot coverage)

2 stories
(50% lot coverage)

4 stories
(25% lot coverage)

FAR = 1.0

2 story
(100% lot coverage)

4 stories
(50% lot coverage)

8 stories
(25% lot coverage)

FAR = 2.0 

What is Floor Area Ratio? 
Standards of building intensity for residential and non-residential uses such as 
office, commercial, industrial, and institutional development are stated as floor 
area ratios (FARs).  FAR is an indicator of how much building space can be built 
on a given site.  In the case of mixed-use developments that include residential 
uses, density standards are applied to the residential component while FAR 
standards are applied to the non-residential component.  A site includes all 
contiguous parcels that will share parking or access.

While FAR provides for overall development intensity, it does not specify 
the form or character of the building.  Different interpretations of the same 
FAR can result in buildings of very different character.  To encourage similar 
interpretations of allowed FARs, other Town regulations such as zoning height 
limits, building setbacks, lot coverage, or open space requirements are used to 
guide the form of buildings with a given FAR.

FAR = Ratio of Floor Area to Lot Area

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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Population, Housing, and Employment2
Population and employment 
projections are important 
tools for long-range planning. 
Projections offer a range of 
possible growth outcomes. 
Projections should not be 
regarded as inevitable, since 
external market forces and 
Town policies can dramatically 
alter the rate and type of 
growth that occurs. The 
decisions made as part of the 
General Plan process will be a 
critical determinant of future 
housing and job growth in Los 
Gatos. 

The projections provided in this 
section are used later in this 
report in comparison to the 
development capacity of each 
of the alternatives.

Population
Los Gatos had an estimated population of around 30,250 residents as of 
January 1, 2018. The population has only increased by 0.5 percent per year 
since 2010, with a total increase of less than 1,200 persons during that time. 
By comparison, the household population in Santa Clara County as a whole has 
grown at a rate of 1.2 percent annually.

The Town of Los Gatos has added nearly 250 new housing units between 2010 
and January 2018, an increase of about 0.2 percent annually. In contrast, Santa 
Clara County added new housing at an annual rate of 0.7 percent, totaling over 
36,000 units since 2010.

Los Gatos’ housing stock generally comprises a greater proportion of single-
family housing (71.5 percent) compared to Santa Clara County as a whole 
(64.2 percent). In addition, the housing characteristics in Los Gatos show a 
higher vacancy rate (5.5 percent) and smaller household size (2.4 persons per 
household) than Santa Clara County (3.9 percent vacancy rate, and 3.0 persons 
per household).
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Housing
Residential  
Market Demand
The demand for housing in a particular location is based on 
a number of factors, including natural increase in the resident 
population (births over deaths), in-migration due in part to job 
opportunities, and the relative price of housing in the area. Since 
1980, Los Gatos has increased population at the rate of about 
one-half percent per year.  This has generally been about half as 
fast as the County.  Between 2010 and 2019, Los Gatos grew by 
5.4 percent while Santa Clara County grew 9.7 percent.

The actual pace of growth is also a function of the growth in the 
supply of housing, which the General Plan will consider. If market 
demand is higher than the available housing supply, residential 
prices increase faster than they would otherwise. Home prices in 
Los Gatos have increased significantly in recent years, similar to 
many communities in the Bay Area and Santa Clara County.

The DOF prepares population projections for counties based on 
the age and ethnic demographics of the population, and also 
taking into account regional shifts in population due to migration.  
DOF projects Santa Clara County to grow at a rate of about one 
percent per year between 2020 and 2040.  In the early years of 
this projection, in-migration to the County accounts for just over 
half of the population growth, but by 2040, in-migration accounts 
for 64 percent of growth.  If Los Gatos were to continue to see 
growth at about half the County rate, then the total population 
would increase by approximately 3,478 persons between 2020 
and 2040.  If the average household size stays at 2.4 persons 
and the vacancy rate remains constant at about 5.5 percent, 
then 1,529 housing units would be needed to accommodate this 
population growth.

GROWTH
2010-2019

Los Gatos

5.4% 
(0.6% annually)

Santa Clara County

9.7% 
(1.1% annually)

Units Needed to 
Accommodate 

Growth: 

1,529
at 0.5%  

annual growth

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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However, considering the age demographics of the Los Gatos 
population, the overall demand for housing could be higher than 
using DOF populations projects as the base.  One of the fastest 
growing population segments are senior, otherwise known as 
the “Baby Boomers.”  Currently, 19 percent of the Los Gatos 
population is 65 years or older, compared to 12 percent for the 
County as a whole.  Applying age-specific growth rates to the 
existing Los Gatos population, based on the DOF demographic 
projections, shows an annual growth rate of 0.7 percent for Los 
Gatos, compared to 0.5 percent based only on the countywide 
growth as discussed on the previous page.  This latter projection 
also accounts for a share of County in-migration being attracted 
to Los Gatos.  Given the income and housing price differentials 
between the Town and the County, we estimate that housing 
demand from in-migration to Los Gatos is about one third 
the rate of the County. Using this combined approach of age 
demographics and in-migration, we project an increase of 4,446 
people and 1,954 housing units between 2020 and 2040.

Therefore, the range of likely market demand for housing in Los 
Gatos between 2020 and 2040 is 1,529 (DOF Projection) to 1,954 
(ADE Projection) units.  

Market demand also relates to the anticipated mix of unit types. 
With the acceleration of housing costs in the Bay Area, there is 
increased demand for smaller, less expensive units, that are more 
affordable to the broad populace.  This will likely be reinforced 
in Los Gatos with additional demand for senior housing.  Both 
of these trends emphasize the need for multi-family housing. 
Alternative A (Low Growth) has the lowest share of multi-family 
housing at 66 percent, while the other alternatives have a greater 
percentage of multi-family housing ranging from 82-83 percent, 
which is more likely to meet future market demand. 

Units Needed to 
Accommodate 

Growth: 

1,954
at 0.7%  

annual growth

 December 2019
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Jobs
Using data from Economic Modeling Specialists International (EMSI) and the 
Longitudinal Employer-Household Dynamics (LEHD) database, Los Gatos had 
approximately 19,300 jobs in 2018.1  

The pending and approved projects will result in a net increase of nearly 1,300 
jobs upon building completion and tenant occupancy.  Over two-thirds of the 
new jobs from these pending and approved projects would occur in commercial 
uses. Office and industrial uses would also each add over 100 new jobs. 
Institutional uses will accommodate approximately 15 new jobs.

The projected job growth rates from EMSI project a net increase of 
approximately 9,400 new jobs between 2018 and 2040.  These long-term 
growth projections assume a long-term decrease in industrial jobs, along 
with substantial increases in office and institutional uses.  The institutional 
job growth will total nearly 4,700 jobs and mostly occur in health care/social 
assistance. Office uses would add another 3,900 jobs during this period.  
Compared to the pending and approved projects, only the commercial uses 
would come close to accommodating the projected job growth when using the 
EMSI growth rates.

General Plan  
Land Use  

Designation

Job Growth 
from Current 
and Proposed 

Projects

Projected Job 
Growth  

2018 to 2040  
(EMSI Growth 

Rates)

Projected Job 
Growth  

2018 to 2040 
 (ABAG Growth 

Rates)

CAGR  
2018 to 2040  
(EMSI Growth 

Rates)

CAGR  
2018 to 2040  

(ABAG Growth 
Rates)

Industrial 158 -178 146 -0.6% 0.3%
Office 232 3,921 223 2.4% 0.1%
Commercial 875 1,007 102 0.8% 0.1%
Institutional 15 4,653 749 2.7% 0.6%

1 This job total differs from the EMSI data reported in the General Plan 2040 Background Report because the EMSI data used ZIP code aggregations that also include Monte Sereno and 
surrounding unincorporated areas. The employment within the Los Gatos town boundary is based on the percentage of total employment within the ZIP codes, as reported in the LEHD data. 

Table 2-2: Job Growth Projections

The job projections from ABAG only show a long-term net increase of about 
1,200 total jobs in Los Gatos, which is less than the number of jobs that the 
pending and approved projects would accommodate.  The projected job growth 
in industrial and office uses using the ABAG projections matches very closely 
with the pending and approved projects.  This assumes that once the current 
projects are fully built, they will accommodate all of the long-term job growth.  
The job increase for commercial uses under the ABAG projections totals only 
about 100 new jobs, while the pending and approved projects can accommodate 
nearly 900 new jobs.  Only with institutional uses does the ABAG job projections 
well exceed what the pending and approved development projects can 
accommodate.

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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Land Use Designations3
State planning law requires general 
plans to establish “standards of 
population density and building 
intensity,” as well as allowed 
uses for the various land use 
designations in the plan.  As a part 
of the General Plan update process, 
residents, business owners, and 
interested parties are provided the 
opportunity to evaluate and weigh 
in on the appropriate land use 
types, densities, and intensities for 
different areas of the community, 
as well as on the form and design 
of new development. 

To support the description of each 
alternative, this section is prepared 
as a guide for understanding the 
range of land uses evaluated in the 
alternatives. The section includes a 
short description of each existing 
land use designation, followed 
by a land use diagram, and a 
table outlining the development 
standards and allowable uses for 
each designation.

Hillside Residential District

The purpose of this designation is to allow for very-
low-density, rural, large lot, or cluster, single-family 
residential development that is compatible with the 
mountainous parts of the Town.  

Density/Intensity 
	 Up to one dwelling unit per net acre 
	 Up to 3.5 persons per acre

Low-Density Residential

The purpose of this designation is to allow for 
low-density single-family residential development 
formed through standard zoning or through a 
planned development.  

Density/Intensity 
	 Up to five dwelling units per net acre
	 Up to 17.5 persons per acre

Medium-Density Residential

The purpose of this designation is to allow for multi-
family residential, duplex, and/or small single-family 
homes. 

Density/Intensity 
	 5 to 12 dwelling units per net acre
	 Up to 24 persons per acre 

High-Density Residential

The purpose of this designation is to allow for 
intensive multi-family residential and to provide 
quality housing in proximity to transit and business 
areas.

Density/Intensity 
	 12 to 20 units per net acre
	 Up to 40 persons per acre

Land Use Designation Descriptions
The existing 2020 General Plan includes 16 land use designations, which are relatively broad and 
intended to indicate the general type of activity that may occur on a site.  These designations are 
described below and summarized on Table 3-1. 
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Mobile Home Park

The purpose of this designation is to allow for 
affordable housing within mobile home parks.  This 
designation is not represented on the 2020 General 
Plan Land Use Map.

Density/Intensity 
	 5 to 12 dwelling units per acre 
	 Up to 24 persons per acre 

 

Office Professional

The purpose of this designation is to allow for 
professional and general business office uses.  This 
designation applies to various locations throughout 
the Town.  Locations are often near neighborhood 
or commercial-orientated facilities or serve as a 
buffer between commercial and residential uses.  
The intent of the designation is to meet community 
needs for general business and professional 
services and local employment.  

Density/Intensity 
	 Up to 50 percent land coverage 
	 35-foot height limit

Neighborhood Commercial

The purpose of this designation is to allow for 
necessary day-to-day goods and services within 
close proximity of neighborhoods.  This designation 
encourages concentrated and coordinated 
commercial development at easily accessible 
locations.

Density/Intensity 
	 50 percent land coverage 
	 35-foot height limit

Mixed-Use Commercial

The purpose of the Mixed-Use designation is to 
provide for a combination of residential, office, retail, 
commercial, non-manufacturing industrial, and 
recreation uses.    

Density/Intensity 
	 50 percent land coverage 
	 35-foot height limit

Service Commercial

The purpose of this designation is to allow for 
service-oriented businesses.  Types of businesses 
allowed include auto repair, building materials 
sales, paint suppliers, janitorial services, towing 
businesses, contractors offices and yards, 
launderers and dry cleaners, as well as wholesaling 
and warehousing activities.  

Density/Intensity 
	 50 percent land coverage 
	 35-foot height limit 

 

Central Business District

The purpose of this designation is to encourage a 
mixture of community-oriented commercial goods 
and services within the downtown.  This designation 
applies exclusively to the downtown, with the goal 
to accommodate and retain small-town merchants 
and preserve the Town’s character.    

Density/Intensity 
	 0.6 FAR 
	 45-foot height limit

Light Industrial

The purpose of this designation is to allow for large-
scale office developments, well-controlled research 
and development facilities, industrial parks and 
service-oriented uses subject to rigid development 
standards.  These uses shall respond to the 
community and region-wide needs.

Density/Intensity 
	 Up to 50 percent land coverage
	 35-foot height limit.

Public

The purpose of this designation is to allow for public 
facilities within the Town such as the Civic Center, 
courthouse, schools, parks, libraries, hospitals, 
churches, and fire stations.

Agriculture

The purpose of this designation is to allow for 
commercial agricultural crop production.  

Open Space

The purpose of this designation is to allow for public 
parks, open space preserves, private preserves, and 
stream corridors.  

Albright Specific Plan

The purpose of this designation is to provide land 
for the Albright Specific Plan. 

North 40 Specific Plan

The purpose of this designation is to provide land 
for the North 40 Specific Plan.

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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Figure 3-1: 
Existing General Plan 
Land Use Designations

 December 2019
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Land Use Designation Density/Intensity Allowed Uses Acres Percent of Total 

HR Hillside Residential 0-1 du/ac Single-family detached 4,257.0 39.9%

LDR Low-Density Residential 0-5 du/ac Single-family detached 1,890.4 17.7%

MDR Medium-Density Residential 5-12 du/ac Duplexes, townhomes, apartments 514.5 4.8%

HDR High-Density Residential 12-20 du/ac Townhomes, apartments 60.3 0.6%

MHP1 Mobile Home Park 5-12 du/ac Mobile home parks 0.0 0.0%

O Office Professional2 Up to 50 percent land coverage
35-foot height limit

Professional and general business office 65.1 0.6%

NC Neighborhood Commercial2 Up to 50 percent land coverage
35-foot height limit

Retail, services 68.3 0.6%

MUC Mixed-Use Commercial2 Up to 50 percent land coverage
35-foot height limit

Retail, service, office, residential, non-
manufacturing industrial, recreation

100.1 0.9%

SC Service Commercial Up to 50 percent land coverage
35-foot height limit

Service-oriented commercial 17.9 0.2%

CBD Central Business District2 0.6 FAR
45-foot height limit

Community-oriented commercial goods and 
services

48.5 0.5%

LI Light Industrial Up to 50 percent land coverage
35-foot height limit

Large-scale office developments, well-controlled 
research and development facilities, industrial 
parks, service-oriented uses (subject to rigid 
development standards) 

39.9 0.4%

P Public N/A Schools, civic centers, government buildings, 
public and quasi-public uses

135.4 1.3%

A Agriculture N/A Agriculture 311.9 2.9%

OS Open Space N/A Open space, agricultural uses 3,088.6 29.0%

A SP Albright Specific Plan See Specific Plan Office, research and development 25.0 0.2%

NF SP North 40 Specific Plan See Specific Plan Residential, retail, services, office 43.7 0.4%

10,666.6 100.0%
1 The Town of Los Gatos has two mobile home parks that are designated Medium-Density Residential in the 2020 General Plan. The mobile home parks are currently not designed Mobile Home Park in the 
current General Plan.
2 Residential is allowed as part of a mixed use project with the approval of a conditional use permit.

Source: Town of Los Gatos, 2018; Mintier Harnish, 2018.

Table 3-1: Land Use Designations Summary

Town of Los Gatos General Plan 2040  |  Land Use Alternatives Report
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Land Use Alternatives4
This section provides 
detailed descriptions of the 
four alternative concepts. 
This section includes a 
diagram of each alternative 
depicting the proposed 
density and intensity 
ranges and a summary 
of the population and 
jobs that each alternative 
would support (i.e., the 
development capacity), 
followed by a figure 
comparing townwide 
population, housing, and 
job capacity at buildout of 
each alternative (Figure 
4-1).

Details on the methodology 
used to calculate the 
projected housing units and 
population for each land 
use alternative is provided 
in the Appendix.

Introduction to the Alternatives
This report analyzes four land use alternative 
concepts designed to accommodate future 
growth in the Town of Los Gatos.  Because 
the Town is constrained by the surrounding 
hillsides, which cannot accommodate 
increased density, and a lack of vacant land, 
each alternative accommodates future 
growth by strategically increasing density 
and intensity ranges in existing residential 
and select commercial designations.  
Through this approach, the alternatives 
would accommodate future growth without 
changing the land use designation of any 
parcel in the Town. 

The four land use alternatives are outlined on 
the diagrams on the following pages. Each 
diagram includes:

	 A map of the Planning Area showing 
Opportunity Areas;

	 Proposed density ranges for each 
designation, both outside and inside 
Opportunity Areas; and

	 The percent of existing uses that can 
be expected to be redeveloped under 
the alternative concept.

Notes on Methodology
The only changes proposed by each alternative concept are to 
allowed residential density and intensity within the following 
designations:

	 Low-Density Residential
	 Medium-Density Residential
	 High-Density Residential
	 Neighborhood Commercial
	 Mixed-Use Commercial

All remaining designations have been excluded from this analysis, 
including but not limited to, hillside and downtown areas, as 
recommended by the General Plan Update Advisory Committee, 
since they cannot accommodate significantly-increased densities. 

This approach results in an increase of only residential uses. 
For the Neighborhood Commercial and Mixed-Use Commercial 
designated sites, this analysis assumes no net loss of existing 
commercial and assumes the addition of residential to the 
site. That is, if a commercial site is redeveloped with a mix of 
commercial and residential, the amount of commercial square 
footage would remain unchanged. 

Because the alternative concepts do not include changes to 
assigned land use designations, the land use map remains the 
same for each alternative. 

    

The Town has several other land use designations (i.e., Hillside Residential, Office Professional, Central Business District, Light 
Industrial, etc.) that have the potential for additional housing, population, and employment capacity. These additional land use 
designations will be analyzed as part of the Environmental Impact Report after the selection of a Preferred Land Use Alternative. 
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What are Opportunity Areas?
Within the Planning Area, seven Opportunity Areas (OA) were identified as having the 
capacity to accommodate additional residential density because of the proximity 
of commercial services or employment to support additional development (Figure 
1-2).  Opportunity Areas are areas focused on major corridors in Los Gatos that 
may provide for mixed use or single use development of a variety of densities 
and intensities.  Each Opportunity Area is centered on a major intersection or 
corridor and extends generally a quarter-mile in all directions.  Although there are 
opportunities in locations throughout Town, these seven Opportunity Areas have 
been selected because they have the existing infrastructure necessary to reasonably 
assume that each can support additional housing units. 

Opportunity Area Descriptions
Los Gatos Boulevard
The Los Gatos Boulevard Opportunity Area extends from Shannon Road north to 
Lark Avenue along Los Gatos Boulevard.  Currently, this area is primarily an auto-
oriented corridor with a with a mixture of stand-alone retail and offices as well 
commercial centers, such as Blossom Hill Pavilion, King’s Court, Cornerstone, El 
Gato Village, and Los Gatos Village Square.  Residential neighborhoods backing 
the commercial corridor are primarily low-density residential, but include some 
medium- and high-density parcels.

Lark Avenue
This Opportunity Area extends from Winchester Boulevard to Los Gatos 
Boulevard along Lark Avenue, including the intersection of Lark Avenue and Oka 
Road.  The Lark Avenue Opportunity Area includes a mix of low- and medium-
density residential, with a few established religious institutions along Lark 
Avenue and Oka Road.

North Santa Cruz Avenue
The North Santa Cruz Avenue Opportunity Area extends along North Santa Cruz 
Avenue between Blossom Hill Road and Los Gatos-Saratoga Road, excluding 
Downtown Los Gatos.  This area includes a mix of medium- and high-density 
housing, as well as a strip of commercial uses along North Santa Cruz Avenue.

Harwood Road
The Harwood Road Opportunity Area is focused around the intersection of 
Harwood Road and south of Blossom Hill Road in Los Gatos.  This area abuts 
the City of San Jose and primarily includes low-density residential, with a few 
medium-density residential designated parcels intermixed.  This Opportunity 
Area also includes the Blossom Hill Square Shopping Center which anchors the 
intersection of Harwood and Blossom Hill Roads. 

Union Avenue
The Union Avenue Opportunity Area is focused around the intersection of 
Union Avenue and Los Gatos Almaden Road southwest of Blossom Hill Road 
and Union Avenue in Los Gatos. Similar to the Harwood Avenue Opportunity 
Area, this area abuts the City of San Jose. This area primarily includes 
low-density and medium-density residential. This Opportunity Area also 
includes Downing Center (commercial shopping center) which anchors the 
intersection of Union Avenue and Los Gatos Almaden Road. 

Winchester Boulevard
The Winchester Boulevard Opportunity Area is focused around the 
intersection of Winchester Boulevard and Knowles Drive. This area abuts the 
City of Campbell and primarily includes medium-density and high-density 
residential.  Unlike other areas in Town, this Opportunity Area also includes 
designated office and medical uses adjacent to Netflix and El Camino 
Hospital. 

Pollard Road
The Pollard Road Opportunity Area is focused around the intersection of 
Pollard Boulevard and More Avenue.  This area abuts the City of Campbell 
and primarily includes low-density and medium-density residential. This 
Opportunity Area also includes the Rinconada Shopping Center which 
anchors the intersection of Pollard Road and More Avenue.

Land Use 
Designation

Existing 
Density  
(du/ac)

Density Range (du/ac)

Outside OA Inside OA

LDR 0 to 5 0 to 5 5 to 12
MDR 5 to 12 5 to 12 12 to 20
HDR 12 to 20 12 to 20 20 to 30
NC 0 to 20 0 to 20 10 to 20
MU 0 to 20 0 to 20 10 to 20

Example Table

This is the proposed density for 
parcels Outside Opportunity Areas

This is the proposed 
density for parcels Inside 
an Opportunity Area

Existing Density

Residential  
Land Use Designation

Why are Opportunity Areas important? Each alternative identifies 
specific density increases that only apply to residential uses inside an 
Opportunity Area. 
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Figure 1-2:  
Opportunity Areas

Pollard Road OA
Winchester Boulevard OA

Lark Avenue OA

Los Gatos 
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North Santa 

Cruz Avenue OA
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Alternative A:
Low Growth

A

Land Use 
Designation

Redevelopment Percent
Outside OA Inside OA

LDR 5% 5%
MDR 5% 10%
HDR 10% 10%
NC 5% 5%
MU 5% 5%

Land Use 
Designation

Existing 
Density  
(du/ac)

Density Range (du/ac) Typical Density (du/ac) Intensity 
(FAR)Outside OA Inside OA Outside OA Inside OA

LDR 0 to 5 0 to 5 5 to 12 4 10 0.25
MDR 5 to 12 5 to 12 12 to 20 10 16 0.5
HDR 12 to 20 12 to 20 20 to 30 18 26 0.75
NC 0 to 20 0 to 20 10 to 20 18 18 0.5
MU 0 to 20 0 to 20 10 to 20 18 18 0.5

Net New  
Acreage

Net New  
Housing Units

Net New 
Population

0 1,156 2,774

Density and Intensity
Alternative A is a low-growth alternative. Under this alternative 
there would be no increase in density ranges outside 
Opportunity Areas and modest increases inside Opportunity 
Areas. Typical densities are assumed to range from four to 
18 du/ac outside Opportunity Areas and 10 to 18 du/ac inside 
Opportunity Areas. Intensity varies from 0.25 FAR in LDR to 0.75 
FAR in HDR. 

Redevelopment
Under Alternative A, redevelopment is projected to be between 
five and 10 percent both outside and inside Opportunity Areas. 

Capacity
At build-out of this Alternative, the Town could accommodate an 
additional 1,156 housing units and 2,774 residents.

Density and Intensity

Capacity

Redevelopment
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Alternative B:
Medium Growth

B

Land Use 
Designation

Redevelopment Percent
Outside OA Inside OA

LDR 5% 5%
MDR 10% 10%
HDR 10% 10%
NC 10% 10%
MU 10% 15%

Net New  
Acreage

Net New  
Housing Units

Net New 
Population

0 1,891 4,538

Density and Intensity
Alternative B is a medium-growth alternative that includes 
modest increases in density ranges outside Opportunity Areas 
and additional increases inside Opportunity Areas. Typical 
densities are assumed to range from 10 to 26 du/ac outside 
Opportunity Areas and 14 to 26 du/ac inside Opportunity Areas. 
Intensity varies from 0.25 FAR in LDR and 1.0 FAR in HDR and MU. 

Redevelopment
Under Alternative B, redevelopment is projected to be between 
five and 10 percent outside Opportunity Areas and five and 15 
percent inside Opportunity Areas. 

Capacity
At build-out of this Alternative, the Town could accommodate an 
additional 1,891 housing units and 4,538 residents.

Capacity

Redevelopment

Land Use 
Designation

Existing 
Density  
(du/ac)

Density Range (du/ac) Typical Density (du/ac) Intensity 
(FAR)Outside OA Inside OA Outside OA Inside OA

LDR 0 to 5 5 to 12 8 to 16 10 14 0.25
MDR 5 to 12 12 to 20 14 to 24 16 20 0.75
HDR 12 to 20 20 to 30 20 to 30 26 26 1.0
NC 0 to 20 0 to 20 10 to 20 18 18 0.75
MU 0 to 20 0 to 20 20 to 30 18 26 1.0

Density and Intensity
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Alternative C:
Medium-High Growth

C

Land Use 
Designation

Redevelopment Percent
Outside OA Inside OA

LDR 5% 10%
MDR 10% 10%
HDR 15% 15%
NC 10% 15%
MU 10% 20%

Net New 
Acreage

Net New  
Housing Units

Net New 
Population

0 2,303 5,527

Density and Intensity
Alternative C is a medium-high growth alternative that includes 
modest increases in density ranges outside Opportunity Areas 
and larger increases inside Opportunity Areas, particularly in 
High-Density Residential, Neighborhood Commercial, and Mixed-
Use Commercial. Typical densities are assumed to vary from 
10 to 26 du/ac outside Opportunity Areas and 14 to 36 du/ac inside 
Opportunity Areas. Intensity varies from 0.5 FAR in LDR to 1.25 FAR 
in HDR. 

Redevelopment
Under Alternative C, redevelopment is projected to be between 
five and 15 percent outside Opportunity Areas and 10 and 20 
percent inside Opportunity Areas. 

Capacity
At build-out of this Alternative, the Town could accommodate an 
additional 2,303 housing units and 5,527 residents.

Capacity

Redevelopment

Land Use 
Designation

Existing 
Density  
(du/ac)

Density Range (du/ac) Typical Density (du/ac) Intensity 
(FAR)Outside OA Inside OA Outside OA Inside OA

LDR 0 to 5 5 to 12 8 to 16 10 14 0.5
MDR 5 to 12 12 to 20 14 to 24 16 20 0.75
HDR 12 to 20 20 to 30 30 to 40 26 36 1.25
NC 0 to 20 0 to 20 20 to 30 18 26 0.75
MU 0 to 20 0 to 20 30 to 40 18 26 1.0

Density and Intensity
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Alternative D:
High Growth

D

Land Use 
Designation

Redevelopment Percent
Outside OA Inside OA

LDR 10% 15%
MDR 15% 15%
HDR 15% 20%
NC 15% 15%
MU 15% 20%

Net New  
Acreage

Net New  
Housing Units

Net New 
Population

0 3,176 7,622

Density and Intensity
Alternative D is a high-growth alternative that includes increased 
density ranges in all areas and additional increases that allow for 
higher-density development in Neighborhood Commercial and 
Mixed-Use Commercial designations outside Opportunity Areas. 
Typical densities are assumed to vary from 10 to 36 du/ac outside 
Opportunity Areas and 16 to 36 du/ac inside Opportunity Areas. 
Intensity varies from 0.75 FAR in LDR to 1.5 FAR in HDR and MU. 

Redevelopment
Under Alternative D redevelopment is projected to be between 10 
and 15 percent outside Opportunity Areas and 15 and 20 percent 
inside Opportunity Areas. 

Capacity
At build-out of this Alternative, the Town could accommodate an 
additional 3,176 housing units and 7,622 residents.

Capacity

Redevelopment

Land Use 
Designation

Existing 
Density  
(du/ac)

Density Range (du/ac) Typical Density (du/ac) Intensity 
(FAR)Outside OA Inside OA Outside OA Inside OA

LDR 0 to 5 5 to 12 12 to 20 10 16 0.75
MDR 5 to 12 14 to 24 14 to 24 20 20 1.0
HDR 12 to 20 20 to 30 30 to 40 26 36 1.5
NC 0 to 20 20 to 30 20 to 30 26 26 1.0
MU 0 to 20 30 to 40 30 to 40 36 36 1.5

Density and Intensity
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Figure 4-1: 
Capacity at Buildout 
by Alternative

Category 2018 Alternative 
A*

Alternative 
B*

Alternative 
C*

Alternative 
D*

Population 30,250 33,024 34,788 35,777 37,872 

Jobs 20,650 21,930 21,930 21,930 21,930 

Housing Units 13,069 14,225 14,960 15,372 16,245 

Net New 
Housing Units - 1,156 1,891 2,303 3,176

Capacity at Buildout

* Alternative totals include 1,140 residents, 1,280 jobs, and 475 housing 
units assumed to be created by pending and approved projects.
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Alternatives Evaluation5
The goal of the land use 
alternatives process is to enable 
community input and the Town 
Council to identify a preferred 
land use alternative that is the 
basis for the 2040 General Plan 
Land Use Diagram. To provide 
the community and decision 
makers with information on 
which to base their preferences 
and decisions, this section 
includes an evaluation of the four 
land use alternatives, organized 
under the following topics:

• Housing Affordability
• Fiscal Health
• Transportation
• Community Character

A detailed description of the 
methodology used for fiscal 
health can be found in the 
Appendix.

Population
The four land use alternatives analyzed as part of the Alternatives Report project are 
based on different assumptions for density and redevelopment.  Alternative A is the 
low growth scenario, and projects the lowest population growth.  Alternative D uses 
the highest assumptions for density and percentage of redevelopment; subsequently, 
it includes the highest projected growth.  In addition, Town-approved and pending 
projects that include new housing units, jobs, and anticipated non-residential square 
footage are also added to each alternative.  Since these projects are already in the 
development pipeline, they do not vary from one alternative to another.

The California Department of Finance (DOF) estimates that the total population in 
Los Gatos was approximately 31,000 residents in 2018.  Between the four land use 
alternatives, the projected population in Los Gatos will range from approximately 
33,800 to 38,600 total residents (including those living in group quarters), with 
compounded annual growth rates (CAGR) ranging from 0.4 to 1.0 percent (Table 5-1).  
The incremental population growth ranges from a low of 2,774 additional residents 
under Alternative A (Low Growth) to just under 7,622 additional residents for 
Alternative D (High Growth). 

Table 5-1: ABAG Population Growth Projections

Population Growth Scenarios
2018 

Population 
(Estimate)

2040 
Population 
(Projected)

Growth  
2018 to 2040

CAGR  
2018-2040

ABAG Projections 2040 31,472 33,050 1,578 0.2%
Alternative A: Low Growth 30,995 33,769 2,774 0.4%
Alternative B: Medium Growth 30,995 35,533 4,538 0.6%
Alternative C: Medium-High Growth 30,995 36,522 5,527 0.7%
Alternative D: High Growth 30,995 38,617 7,622 1.0%
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By comparison, the Association of Bay Area 
Governments (ABAG) projects a population CAGR of 
about 0.2 percent.  This represents an incremental 
growth of about 1,600 additional residents between 
2018 and 2040.  The ABAG projection is lower than 
projected population growth for all of the General Plan 
alternatives, including Alternative A.  This is due in part 
because ABAG benchmarks its projections to 2010 
Census counts (the estimated population for 2018 using 
the ABAG figures totals just under 31,500), which is 
about 500 residents more than the DOF estimate. Figure 
5-1 compares the ABAG population growth projection to 
total housing capacity under each alternative.

30,000

35,000

40,000

ABAG

ALT. D

ALT. C
ALT. B

ALT. A

2018 2040
Projection

Figure 5-1: ABAG Population Growth Projections
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Housing Units
According to DOF, Los Gatos had a total inventory of about 13,300 housing 
units in 2018, which represented an increase of less than 300 housing 
units (0.2 percent CAGR) since 2010.  The four land use alternatives project 
between about 1,200 (Alternative A) and 3,200 (Alternative D) additional 
housing units, with the projected growth rates ranging from 0.4 to 1.0 
percent annually.

The General Plan land use alternatives would produce between 1,156 and 
3,175 units.  Out of all four land use alternatives, only Alternative B (Medium 
Growth) falls within the projected demand range with 1,891 units (Figure 
5-2).

Housing Affordability
The mix of housing units in the land use alternatives affects the overall 
affordability of housing.  As discussed in the market demand section (page 
6), multi-family units are typically more affordable than single-family units.  

Market rate prices and rents are currently unaffordable to many households 
in Los Gatos and throughout the Bay Area.  The Town has established 
a program to require Below Market Price (BMP) units to be included in 
housing projects with more than five units in order to increase the supply 
of affordable units in Los Gatos.  The requirement for BMP units ranges 
from 10 percent for small housing projects and up to 20 percent for larger 
housing projects.  The housing units must be provided at two affordable 
income levels: Moderate Income, which is 80 to 100 percent of the median 
income, and Low Income, which is 50 to 80 percent of median income.  For 
2019, the household income levels that meet these thresholds are shown in 
Table 5-2.   

In the land use alternatives analysis, the average household size is 
assumed to be 2.4 persons.  At the three-person household level, the 
estimated allowable housing sales prices would be approximately $390,000 
for those meeting the Low-Income eligibility requirements and BMP rent 
would be approximately $2,300 per month. At the Moderate-Income level 
for a three-person household, the allowable housing sales price would 
be approximately $500,000.  For comparison, the median sales price for 
homes in Los Gatos this past year exceeded $1.7 million.

Figure 5-2: Market Demand Projections

3,5001,000 1,500 2,000 2,500 3,000

DOF PROJECTION 
0.5% GROWTH 

1,529 UNITS NEEDED

ADE PROJECTION 
0.7% GROWTH 

1,954 UNITS NEEDED

ALT. A:  
1,156 UNITS

ALT. B:  
1,891 UNITS ALT. C:  

2,303 UNITS
ALT. D:  

3,175 UNITS

UNITS

Table 5-2: Income Thresholds

Household Size
Low-Income Limit at  

(80% AMI)
Median-Income Limit at 

(100% AMI)
1 person Not eligible Not eligible
2 people $75,600 $100,150 
3 people $85,050 $112,700 
4 people $94,450 $125,200 
5 people $102,050 $135,200 
6 people $109,600 $145,250 
7 people $117,150 $155,250 

 December 2019
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Table 5-2 shows the number of single-family and multi-family housing units in each 
alternative and the estimated number of BMP units that may be provided using the 
Town’s BMP requirements.  The land use projections for the land use alternatives are 
not detailed enough to know precisely how many projects of five or more units may be 
subject to the BMP ordinance.  However, for purposes of this analysis, it is assumed 
that all housing units developed at a density of 16 DU/AC or greater would be in projects 
large enough to be subject to providing BMPs.  This would include most Medium-
Density Residential (MDR) units which may be either single-family or multi-family 
housing units, but generally not Low Density single-family housing units. Furthermore, 
the analysis assumes the average percentage of BMP units would be 15 percent, which 
is the mid-point between the high and the low requirements depending on project size.  
On this basis, Alternative D provides not only the highest number of BMP units but also 
the highest percentage of BMP units.  Alternative B provides the lowest percentage, but 
the difference is not large between the first three alternatives as shown in Table 5-3.

Table 5-3: Comparison of Housing Units Type per Alternative
Residential Units Alt. A Alt. B Alt. C Alt. D

Total 1,156 1,891 2,303 3,175 
Single Family 391 328 371 550 
Multi-family 765 1,563 1,932 2,625 
BMP Units 149 238 293 464 
Percent of Total 12.9% 12.6% 12.7% 14.6%

Jobs
All four land use alternatives assume no additional jobs beyond those created within the 
pending and approved development projects currently in the pipeline (see Section 2).

The Town has several other land use designations (i.e., Office Professional, Central Business District, 
Light Industrial, Public, Service Commercial, etc.) that have the potential for additional employment 
capacity. These additional land use designations will be analyzed for additional employment as part 
of the Environmental Impact Report after the selection of a Preferred Land Use Alternative.
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Fiscal Health
It is important to ensure that the future land use mix supports a healthy 
fiscal foundation for the Town. As discussed in the Background Report, 
different land uses generate different levels of revenue (taxes) and 
require different levels of costs (municipal services). Each of the land use 
alternatives has been evaluated to determine the cost/revenue balance 
at buildout of the land uses. The results are summarized in Table 5-4. The 
detailed methodology for this analysis is provided in Chapter 6: Alternatives 
Methodology.

Table 5-4:  Comparison of Fiscal Impacts of the Alternatives on 
Annual Operating Revenues and Costs 

Alt. A Alt. B Alt. C Alt. D
Annual Revenues $4,320,000 $5,796,000 $6,564,000 $8,378,000
Annual Costs $3,710,000 $5,280,000 $6,264,000 $8,413,000
Net Fiscal Impact $610,000 $516,000 $300,000 ($35,000)
Residential Net Impact $190,000 $96,000 ($121,000) ($455,000)
Non-residential Net Impact $420,000 $420,000 $420,000 $420,000 

Source: ADE, Inc. Note: figures may not exactly add due to rounding.

The figures in the Table 5-4 reflect the annual impact of the incremental 
growth in residential and non-residential land uses in each land use 
alternative. The figures depicted in Table 5-4 are not the total estimated 
Town General Fund budget at buildout, but only the incremental change 
generated by new development. The non-residential development is the 
same for each alternative, so the variations in performance among the 
alternatives is due solely to the changes in residential development.

In general, the more the development in the land use alternative, the higher 
the annual revenues would be. However, lower density housing units (Low-
Density Residential) typically have a higher market value than higher-density 
units, so the amount of property tax revenues, and to some degree taxable 
household spending that generates sales tax, is dependent on the mix of 
unit types in each land use alternative.

In contrast, municipal costs are largely driven by the increase in population. 
For purposes of the land use alternatives analysis, all housing unit types are 
assumed to have the same average household size. Therefore, the bottom-
line cost/revenue balance for each alternative reflects the ratio of aggregate 
home values and household incomes to the population it creates. 
Alternative A results in the highest net fiscal benefit, at about $610,000 
annually. As noted in the housing affordability analysis, this alternative 
has the lowest number of BMP housing units and the mix of market rate 
units is more balanced between single family and multi-family. Generally, 
as the number of residential units goes up in each alternative, the fiscal 
benefit decreases, and Alternative D actually shows a small negative fiscal 
impact. The mix of units in Alternative B produces a positive fiscal benefit 
of $516,000 overall. Alternative C has an overall positive fiscal benefit of 
$300,000 per year, but the residential component generates a negative 
fiscal impact of -$121,000 per year.

The fiscal health results should be viewed as a relative comparison among 
the land use alternatives and considered a best-case scenario over the 
long run. In the 2040 Background Report, the fiscal analysis of existing land 
uses showed that residential uses require more in-service cost than they 
generate in Town revenues. However, that is due to the fact that existing 
taxable assessed values are depressed due to the limitations imposed by 
Proposition 13. In the current real estate market, residential prices for new 
single family housing are high enough to generate sufficient tax revenues 
to support current levels of Town services, although multi-family assessed 
values still produce a negative fiscal impact. Over time, the revenue 
generating potential of the development may decline as Proposition 13 
limits the escalation of assessed values compared to the inflation of 
municipal service costs.

 December 2019
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Transportation
Establishing Traffic Analysis Zones
This transportation evaluation analyzes vehicle trips and vehicle miles traveled 
(VMT) generated by each land use alternative at full buildout.  The purpose of the 
transportation evaluation is to provide a relative comparison of transportation 
effects for each land use alternative in order to support an informed 
recommendation on a preferred alternative. Land use decisions have a direct 
impact on the transportation network, so as land use changes, so do vehicle 
trips and trip-making behaviors.

Planned land use changes that locate supportive land uses in proximity to one 
another, as well as the presence of high-quality pedestrian, bicycle, and transit 
facilities, support the potential for additional trips to be made by non-vehicle 
modes (i.e., walking, biking, transit).  As part of the land use alternatives analysis, 
non-vehicle transportation modes were evaluated based on the potential for 
internal trip making to occur with each land use alternative. 

Land use data, representing additional development for each land use 
alternative, was provided at the traffic analysis zone (TAZ) level using the Santa 
Clara Valley Transportation Authority (VTA) travel model.  For the purpose of 
this analysis, TAZs were combined into subareas based on the locations of key 
intersections and travel corridors, and additional areas that are expected to 
experience the most change over the next 20 years.  The general locations of the 
subareas used in this analysis are described below and shown on Figure 5-3.

	 Subarea 1: Includes most of the areas north of Bicknell Road and west of 
State Route (SR) 17, comprising La Rinconada Country Golf Club and El 
Camino Hospital, and covers some areas both north and south of SR 85.

	 Subarea 2: Includes areas south of Bicknell Road, west of SR 17, and 
north of SR 9. It includes Vasona Lake Country Park and Oak Meadow 
Park. Winchester Boulevard and University Avenue are the two main 
roadways within this subarea providing north-south connectivity. 

	 Subarea 3: Generally covers Downtown Los Gatos south of SR 9 and west 
of Los Gatos Boulevard.

	 Subarea 4: Includes a majority of Los Gatos Boulevard, Live Oak Manor 
Park, and Blossom Hill Park.

	 Subarea 5: Primarily comprised of hillside residential land uses south of 
Blossom Hill Road, west of Hicks Road, and east of Los Gatos Boulevard. 

The land use alternatives included in this evaluation were developed based 
on recommendations from the General Plan Update Advisory Committee 
and assume new housing units as part of all alternatives.  The alternatives 
include increases in housing units mostly within designated Opportunity Areas 
that have been identified throughout the Town.  Opportunity Areas  focus 
new development potential within a quarter-mile around key corridors and 
intersections throughout Los Gatos. Opportunity Areas are generally located 
along or near:

	 Los Gatos Boulevard between Samaritan Drive and Shannon Road  
(Los Gatos Boulevard OA);

	 Pollard Road/More Avenue intersection (Pollard Road OA);
	 Winchester Boulevard/Knowles Drive intersection  

(Winchester Boulevard OA);
	 Lark Avenue/University Avenue intersection (Lark Avenue OA);
	 North Santa Cruz Avenue/Andrews Street intersection  

(North Santa Cruz Avenue OA);
	 Blossom Hill/Harwood Road intersection (Harwood Road OA); and
	 Union Avenue/Los Gatos-Almaden Road intersection (Union Avenue OA).
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Pollard Road OA
Winchester Boulevard OA

Lark Avenue OA

Los Gatos 
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Figure 5-3: 
Traffic Analysis  
Subareas
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Table 5-5 summarizes the development potential for a number of new housing 
units and presents the total land use change for each alternative for the Town of 
Los Gatos.  

The housing unit figures in Table 5-5 only account for new housing unit potential 
and does not include anticipated housing units from Town pending and approved 
projects.

The growth associated with each of the land use alternatives at full build-out 
would change the total population of the Town. Service population refers to the 
total number of people that the Town serves, or the number of people who live 
and work in Los Gatos.  Table 5-6 presents the service population for Los Gatos by 
land use alternative.  Since each of the four land use alternatives only assume new 
housing units, the total number of jobs remains constant at approximately 22,000. 

Methods
Trip generation and VMT metrics for land use alternatives were evaluated 
using the MainStreet transportation analysis program, which was developed 
by Fehr & Peers.  The MainStreet program applies the US Environmental 
Protection Agency (EPA) approved methodology (MXD+) for the determination 
of trip generation reductions versus traditional estimates prepared only using 
rates from the Institute of Transportation Engineers’ Trip Generation Manual, 
which is associated with the placement of compatible land uses in proximity 
to one another as well as the presence of high-quality pedestrian, bicycle, and 
transit facilities.  By considering the local and regional context of land uses, 
MainStreet produces more accurate estimates than traditional methods.  

Additionally, the MainStreet program uses trip length data (by trip purpose) 
from the Santa Clara Valley Transportation Authority (VTA) travel demand 
model and the Metropolitan Transportation Commission (MTC) travel demand 
model to calculate VMT generated by different alternatives. 

The results of the MainStreet trip generation and VMT analysis are one indicator 
of the potential transportation and environmental effects on the rest of the Town 
and surrounding area.  The analysis evaluates whether the existing transportation 
network can accommodate the anticipated transportation needs associated 
with each land use alternative.  The evaluation was conducted by estimating the 
amount of traffic generated by each land use alternative on both a Townwide and 
TAZ subarea basis. 

Table 5-5: Development Potential (New Housing Units)

Subarea Alternative A Alternative B Alternative C Alternative D

Subarea 1 211 338 446 650

Subarea 2 181 304 426 543

Subarea 3 65 178 186 325

Subarea 4 216 574 732 1,134

Subarea 5 8 22 38 49

Total 681 1,416 1,828 2,701

Source: Mintier Harnish, 2019.  

Table 5-6: Service Population by Alternative1

Alternative A Alternative B Alternative C Alternative D

Population 33,000 35,000 36,000 38,000

Jobs 22,000 22,000 22,000 22,000

Service Population2 55,000 57,000 58,000 60,000

Notes:
1. Rounded to the nearest thousand.
2. Service population = population + jobs

Source: Mintier Harnish, 2019.  

Service population refers to the total number of 
people that the Town serves, or the total number 
of people who live and work in Los Gatos.  
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Vehicle Trip Estimates
This section provides a summary of the weekday vehicle trip generation 
estimates for the four land use alternatives.  The number of vehicle trips 
generated by all land uses in Los Gatos were used to estimate how changes in 
land use patterns may affect vehicle trips on the local roadway system.  Land 
use data (representing additional development for each alternative), pending and 
approved projects, and existing land uses from the VTA travel model were used 
to develop the estimated vehicle trips that would be generated by all land uses in 
Los Gatos.  

The amount of vehicle traffic generated under each alternative was estimated 
by applying average trip generation rates from the Institute of Transportation 
Engineers (ITE) Trip Generation Manual, 10th Edition (September 2017) to 
the various land use types, estimating the number of weekday daily, morning 
(AM) peak hour, and evening (PM) peak hour vehicle trips.  The resulting 
trip generation estimates for all land uses in Los Gatos by alternative are 
summarized in Table 5-7. 

In Los Gatos, the total daily and peak hour vehicle trips are estimated to increase 
as the number of housing units increase across the four land use alternatives. 
Alternative A at full build-out would add approximately 1,150 new housing units 
in the Town.  When compared to Alternative A, Alternative D would result in 
a three percent (600 to 750) increase in peak hour vehicle trips. Alternative D 
would generate the most traffic, primarily due to the addition of 3,170 new 
housing units.  Overall, the four land use alternatives are very similar, with only 
minor differences between total peak hour trips. 

Table 5-7: Total Daily and Peak Hour Vehicle Trips  
Generated from Land Uses

Land Use Alternative Total Daily 
Trips1

Peak Hour AM 
Trips2

Peak Hour PM 
Trips2

Alternative A 285,000 21,440 29,470 

Alternative B 288,000 21,660 29,750 

Alternative C 290,000 21,770 29,890 

Alternative D 294,000 22,050 30,220 

Notes:
1. Rounded to the nearest thousand.
2. Rounded to the nearest hundred. 

Source: Fehr & Peers, 2019.  

Intersection Operations
The existing peak hour operations of the key intersections during the morning 
and evening peak hours from the 2040 General Plan Background Report are 
presented in Table 5-8. 

Table 5-8: Existing Intersection Levels of Service
ID Intersection Peak Hour2 Delay LOS3

1 Winchester Boulevard and Lark Avenue AM
PM

29.1
17.9

C
B 

2 Los Gatos Boulevard and Samaritan Drive AM
PM

32.9
32.2

C
C 

3 Los Gatos Boulevard and Lark Avenue AM
PM

49.0
37.1

D
D

4 Los Gatos Boulevard and Blossom Hill 
Road

AM
PM

34.4
33.2

C
C

5 Los Gatos Boulevard and Los Gatos-
Saratoga Road

AM
PM

22.8
22.4

C
C

6 Los Gatos-Saratoga Road and University 
Avenue1

AM
PM

37.6
32.1

D
C

7 N. Santa Cruz Avenue and Los Gatos-
Saratoga Road1

AM
PM

45.0
32.3

D
C

8 N. Santa Cruz-Winchester Boulevard and 
Blossom Hill- Mariposa Road

AM
PM

24.9
22.2

C
C

9 Main Street and N. Santa Cruz Avenue AM
PM

20.0
33.5

C
C

10 Main Street and University Avenue AM
PM

14.9
19.3

B
B

Notes:
1. Denotes Congestion Management Program (CMP) facility
2. AM = morning, PM = evening
3. LOS calculations conducted using the TRAFFIX level of service analysis software package, which 

applies the method described in the 2000 Highway Capacity Manual.

Source: Fehr & Peers, 2019.  

LOS.  Level of Service.  Measures the quality of vehicle traffic service.  
Used to analyze roadways and intersections by assigning quality 
levels of traffic based on measures of speed, density, and congestion.  
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Based on the total daily and peak hour vehicle trip estimates developed in 
the previous section, a qualitative analysis was performed as an indicator 
of the relative changes in traffic that might travel through the Town’s study 
intersections (see Table 5-9).  Expected vehicle traffic increases are presented 
qualitatively using the following symbols:

■ =  small increase (intersections would likely not experience noticeable 
 change)
■■ =  moderate increase (intersections may experience some noticeable  
 change but would likely continue to operate with similar LOS)
■■■ =  substantial increase (intersections would experience noticeable  
  change and would operate near, at, or over capacity)

Table 5-9: Traffic Congestion Increase Levels
ID Intersection Alt. A Alt. B Alt. C Alt. D
1 Winchester Boulevard and Lark Avenue ■ ■ ■ ■ ■ ■

2 Los Gatos Boulevard and Samaritan Drive ■ ■ ■ ■ ■ ■ ■

3 Los Gatos Boulevard and Lark Avenue ■ ■ ■ ■ ■ ■ ■ ■

4 Los Gatos Boulevard and Blossom Hill 
Road

■ ■ ■ ■ ■ ■ ■ ■

5 Los Gatos Boulevard and Los Gatos-
Saratoga Road

■ ■ ■ ■

6 Los Gatos-Saratoga Road and University 
Avenue1

■ ■ ■ ■

7 N. Santa Cruz Avenue and Los Gatos-
Saratoga Road1

■ ■ ■ ■

8 N. Santa Cruz-Winchester Boulevard and 
Blossom Hill- Mariposa Road

■ ■ ■ ■

9 Main Street and N. Santa Cruz Avenue ■ ■ ■ ■

10 Main Street and University Avenue ■ ■ ■ ■

Notes:
1. Denotes Congestion Management Program (CMP) facility

Source: Fehr & Peers, 2019.  

Vehicle traffic generated by new development under each of land use 
alternatives would substantially increase congestion if it adds substantial 
amounts of traffic to the intersections operating near, at, or over capacity (LOS 
D, E, or F).  Since substantial amounts of vehicle traffic would not be generated 
from the full build-out of each alternative, none of the alternatives would add 
substantial amounts of growth or traffic to the study intersections in Los Gatos.  
However, the intersections of Winchester Boulevard/Lark Avenue, Los Gatos 
Boulevard/Samaritan Drive, Los Gatos Boulevard/Lark Avenue, and Los Gatos 
Boulevard/Blossom Hill Road would likely experience moderate increases in 
congestion levels mostly due to the additional housing units being considered 
near these intersections. 

Vehicle Miles Traveled Estimates 
Vehicle miles traveled, or VMT, measures the total amount of vehicular travel 
for a specific area and is a new metric used to analyze potential air quality 
and greenhouse gas impacts.  To calculate VMT, the number of vehicle trips 
generated by development in a land use type is multiplied by the average trip 
length (see Methods section on page 28 for more information).  Importantly, 
State law requires all lead agencies, such as Los Gatos, to change from 
vehicle level-of-service (LOS) to VMT as the primary method for measuring 
transportation impacts under the California Environmental Quality Act (CEQA).

VMT can be expressed in absolute terms or as an efficiency metric, like total 
VMT per service population (i.e., population plus employment), which divides 
total VMT by the total population being served.  As part of the evaluation, a 
comparison of VMT per service population was included for each land use 
alternative. Table 5-10 summarizes the total daily, morning, and evening peak 
hour VMT and VMT per service population for the four land use alternatives. 

As observed in the evaluation of vehicle trips generated by the four land use 
alternatives, the daily and peak hour VMT estimates increase as the number of 
housing units for each alternative increase.  The analysis shows that the total 
daily and peak hour VMT in Los Gatos would be the lowest with the full build 
out of Alternative A (approximately three percent less daily and peak hour VMT 
than Alternative D).  However, from a VMT efficiency perspective, Alternative D 
performs the best with an estimated 21.48 VMT per service population as 
compared with an estimated 22.65 VMT per service population in Alternative A. 
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The decrease in VMT per service population can be attributed to the 
intensification of housing units in Opportunity Areas, which has the potential to 
make taking transit, walking, and biking more viable options.  Most of the new 
development proposed in the four land use alternatives concentrates housing 
near other compatible land uses, such as retail along Los Gatos Boulevard, as 
well as near existing bicycle facilities along Los Gatos Boulevard, and existing 
transit, such as the bus stops along Winchester Boulevard.  Locating housing 
near other compatible land uses supports additional trips to be made by non-
vehicle modes, such as walking, biking, or taking transit.  While all four land use 
alternatives are actually very similar to one another, Alternative D would have 
the highest potential for internal trip making to occur and would see the highest 
shifts to non-vehicle transportation modes, like walking, biking, or taking transit. 

Table 5-10: Total Daily and Peak Hours Vehicle Miles Traveled1

Land Use 
Alternative

Total Daily 
VMT1

Peak Hour 
AM VMT1

Peak Hour 
PM VMT1

VMT per 
Service 

Population2

Alternative A 1,245,000 128,600 147,400 22.65 

Alternative B 1,259,000 130,000 148,800 22.20 

Alternative C 1,267,000 130,700 149,500 21.95 

Alternative D 1,284,000 132,300 151,100 21.48 

Notes: 
1. Total daily and peak hour VMT represent high-level estimates for each land use alternative in the 

Town of Los Gatos. They are primarily intended to show the relative differences in travel activity 
that would occur with each land use alternative. Rounded to the nearest thousands.

2. Service population = population + jobs

Source: Fehr & Peers, 2019.  
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Community Character and Urban Form
range within each of the four land use alternatives.  The visual images for 
Alternatives A-C at Site 3 depict similar scale projects currently found in Los 
Gatos.  This was done to provide more relevant community examples. Alternative 
D for Site 3 includes a sample project from Southern California as an example. 

Key Takeaways
The following are a few key takeaways from the potential development 
representations: 

	Horizontal vs. Vertical Mixed Use. Since Alternative A includes the lowest 
density (dwelling units per acre) and FAR, potential mixed-use projects 
would most likely use a horizontal mixed-use development model.  The 
horizontal mixed-use development model means that different uses 
onsite are not stacked vertically (e.g., housing above commercial), but are 
separate standalone uses on a single site.  For example, commercial tenant 
spaces would abut the street while housing units would be located at the 
rear of a site to shield them from noise generated by traffic.  The type of 
mixed-use development for Alternatives B, C, and D is a vertical mixed-use 
development model since all three alternatives have height limits at or above 
three stories and an increased FAR.  For example, different uses could be 
integrated into one building, with commercial tenants on the bottom floor, 
and office and housing on higher floors.

	Parking. The parking shown for each of the potential development 
representations was calculated based on current Town parking standards. 
Modifications to the parking standards may need to occur if there are 
changes to the density and FAR of specific land use designations. In order 
to adequately address the current Town parking requirements, a variety 
of parking methods are presented in the visualizations, including surface 
parking (i.e., parking lots) and structured parking (i.e., podium parking, 
parking garage).  

	Density and FAR Correlation. When the FAR is higher, but the overall 
assumed density stays constant, the average gross square footage per unit 
is typically larger.  This is most apparent when Alternative B is compared to 
Alternative A and Alternative D is compared to Alternative C. For example, 
for Location 2 increasing the intensity by 0.25 FAR and retaining the 
assumed density of 26 du/acre, increases the average unit size by 425 
square feet to 1,225 square feet.

The design and character of the built environment, including buildings and public 
infrastructure, influence the way people experience a community and remember 
it.  These features play an important role in creating a distinctive identity of the 
community and influence the quality of life of the residents.  They can also have 
a considerable impact on economic development, community health, safety, and 
vitality. Understanding how community character and design influence the quality 
of life of residents will inform decision-making on how the Town develops into 
the future to fulfill the needs of its residents and enhance it as a place to live and 
work. 

The four land use alternatives could have varying effects on the overall 
character and identity of Los Gatos.  This is largely because the areas where 
the most transformational changes are anticipated are along heavily-traveled 
and locally-recognized corridors and intersections, most of which are included 
in the designated Opportunity Areas.  These Opportunity Areas are meant to 
accommodate more concentrated development where the infrastructure is 
currently able to support that growth. Development within each Opportunity 
Area increases in density moving from Alternative A to Alternative D.  Therefore, 
Alternative D would allow for taller buildings and a higher FAR to accommodate 
more residential units in the same area.

Alternatives Development 
Representations
As part of the land use alternatives analysis, three locations within Opportunity 
Areas in Town were selected to provide a visual representation of what a potential 
development might look like given the development parameters (i.e., density, 
intensity) of each land use alternative.  When creating potential development 
representations, the following site factors were taken into consideration:

	 Access from the street;

	 Relationship to the primary street with the goal of creating a pedestrian-
friendly environment;

	 Compatibility with adjacent development; and

	 Opportunities for creating common outdoor areas, community gathering 
spaces, and in the case of Site 1, a potential future street connection.

Of the three selected locations, Sites 1 and 2 have visualizations of a 
potential development and an example of what its urban form could be.  Site 
3 photographs of development that would be consistent with the density 
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Site 1: Corner of Los Gatos Boulevard and Los Gatos Almaden Road
Land Use Designation: Mixed-Use Commercial

Current Use: Vacant Auto Dealership
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Alternative A 
Commercial: 27,900 sq.ft. (existing) 
Density: 18 du/ac 
FAR: 0.50 
Max Floors: 2 
Area per Unit: 650 sq.ft.

Alternative B 
Commercial: 27,900 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 0.75 
Max Floors: 3-4 
Area per Unit: 850 sq.ft.

Site 1: Corner of Los Gatos Boulevard and Los Gatos Almaden Road
Land Use Designation: Mixed-Use Commercial

Current Use: Vacant Auto Dealership

A B

A B
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Alternative C 
Commercial: 27,900 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 1.0 
Max Floors: 4 
Area per Unit: 1,290 sq.ft.

Alternative D 
Commercial: 27,900 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 1.5 
Max Floors: 5 
Area per Unit: 2,120 sq.ft.

Site 1: Corner of Los Gatos Boulevard and Los Gatos Almaden Road
Land Use Designation: Mixed-Use Commercial

Current Use: Vacant Auto Dealership

C D

C D
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Site 2: Pollard Road at More Avenue
Land Use Designation: Neighborhood Commercial 

Current Use: Shopping Center with a Safeway Grocery Store
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Alternative A 
Commercial: 66,800 sq.ft. (existing) 
Density: 18 du/ac 
FAR: 0.50 
Max Floors: 2 
Area per Unit: 560 sq.ft.

Alternative B 
Commercial: 66,800 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 0.75 
Max Floors: 3-4 
Area per Unit: 1,160 sq.ft.

Site 2: Pollard Road at More Avenue
Land Use Designation: Neighborhood Commercial 

Current Use: Shopping Center with a Safeway Grocery Store

A B

A B
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Alternative C 
Commercial: 27,900 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 1.0 
Max Floors: 4 
Area per Unit: 1,290 sq.ft.

Alternative D 
Commercial: 27,900 sq.ft. (existing) 
Density: 26 du/ac 
FAR: 1.5 
Max Floors: 5 
Area per Unit: 2,120 sq.ft.

C D

C D

Site 2: Pollard Road at More Avenue
Land Use Designation: Neighborhood Commercial 

Current Use: Shopping Center with a Safeway Grocery Store
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Site 3: Corner of University Avenue and Towne Terrace
Land Use Designation: High-Density Residential

Current Use: Apartments
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Alternative A 
Density: 26 DU/acre
Max Floors: 2
Location: Los Gatos, CA
Street: Blossom Hill Road

Alternative B 
Density: 26 DU/acre
Max Floors: 3-4
Location: Los Gatos, CA
Street: Edelen Avenue

Alternative C 
Density: 36 DU/acre
Max Floors: 4
Location: Los Gatos, CA
Street: Riviera Drive

Alternative D 
Density: 36 DU/acre
Max Floors: 5
Location: Pasadena, CA
Street: Union Street

Site 3: Corner of University Avenue and Towne Terrace
Land Use Designation: High-Density Residential

Current Use: Apartments

A B

C D
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A
This appendix provides 
a description of the 
methodology used to 
determine total housing, 
and population for each 
land use alternative, 
followed by a description 
of the methodology used 
in the fiscal analysis.   

Development Capacity 
Methodology
This section provides a description of the methodology used to determine total 
housing, population, and employment capacity for each of the land use alternatives. 
The purpose of this methodology is to support a “development capacity” analysis of 
the Town’s Planning Area under each of the four alternatives.  Development capacity, 
as used in this report, is an estimate of the total housing units, population, and 
non-residential building square footage calculated based on a set of development 
assumptions and calculations. It is important to note that a development capacity 
analysis reflects a theoretical buildout of the available vacant land and parcels with 
redevelopment potential that are within the Planning Area.  It is unlikely that all of 
the calculated potential development will be realized by 2040.  In this analysis, four 
basic land use alternatives were prepared.  The Low Growth Alternative reflects 
the Town’s existing General Plan relative to development density and intensity.  
Alternatives B, C, and D represent increasing density and intensity, increasing as you 
move from the lower to the higher alternative.

	 Alternative A, Low Growth

	 Alternative B, Medium Growth

	 Alternative C, Medium High Growth

	 Alternative D, High Growth

The following discussion provides an overview of the steps involved in producing 
the development capacity analysis.

A

B

C

D

Appendix: 
Alternatives Methodology
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Step 1: Scope of Analysis
The land use alternatives included in this evaluation were developed based on 
recommendations from the General Plan Update Advisory Committee (GPAC). 
Following GPACs recommendation, the Consultants identified five land use 
designations that could have potential for future development and should be 
evaluated in this analysis.  The development capacity analysis focused on 
development within these designations:

	 Low-Density Residential (LDR)

	 Medium-Density Residential (MDR)

	 High-Density Residential (HDR)

	 Neighborhood Commercial (NC)

	 Mixed-Use Commercial (MU)

Areas not included in the analysis are those designated Hillside Residential, 
Mobile Home Park, Office Professional, Service Commercial, Central Business 
District (downtown), Light Industrial, Public, and Open Space.

To determine development potential, the development capacity analysis looked 
at development of existing vacant parcels as well as the redevelopment and/or 
intensification of some areas that contain development currently within the five 
identified land use designations.   

Step 2: Vacant Land
To identify vacant parcels in each of the five land use designations being 
analyzed, parcel data from the Santa Clara County Assessor’s Office was used.  
Using the geographic information system (GIS) data provided by the Assessor, 
parcels with a tax use code of “Vacant” were identified.  These sites were then 
visually reviewed against aerial photography to confirm that the site was truly 
vacant.  Once verified, the attributes of the vacant land GIS data were exported 
into an Excel spreadsheet for the analysis. 

Step 3: Opportunity Areas
In addition to analyzing vacant parcels, the development capacity analysis also 
examined the redevelopment potential of locations with existing development. 
Within these developed areas, locations that could support more intensive uses 
were identified based on location, access, infrastructure, roadway capacity, 
and surrounding land uses. These locations were identified and defined as 
“Opportunity Areas.”  Parcels within designated Opportunity Areas (OA) are 
assumed to have a higher potential redevelopment percentage and the ability 
to support increased density ranges (and higher maximum building heights) 
for residential and increased intensity for non-residential uses, expressed by 
increasing the allowed floor area ratio (FAR). 

If a parcel is designated Neighborhood Commercial or Mixed-Use Commerical, 
it was assumed that square footage of existing commercial uses would remain 
(as currently built or as a replacement) and residential will be added to the site, 
therefore, there will be no net commercial loss as part of the redevelopment 
assumptions.

Step 4: Redevelopment
The analysis also evaluated the potential for existing developed areas to 
redevelop (e.g., remove an existing home and replace it with more units, such as 
a duplex or triplex), or increase the use of a parcel (e.g., adding additional units 
on a parcel with an existing home).  This potential, expressed as a percentage 
of the total area evaluated was applied to areas both inside and outside the 
Opportunity Areas identified.

Step 5: Development Assumptions
All parcels inside and outside the Opportunity Areas, including vacant parcels, 
were assigned a set of development assumptions that were specific to the four 
land use alternatives.  The following tables show the development assumptions 
for redevelopment, density, typical density, and FAR for each alternative.   On 
each table, the following headings are shown:

	 Redevelopment Percent.  This column states what percentage of the total 
area under each land use designation is assumed to be redeveloped within 
the 2040 planning period.  The percentage shown provides numbers of 
parcels outside the Opportunity Areas (Outside OA) and those inside the 
Opportunity Areas (Inside OA).
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Land Use Designation
Alternative A: Low Growth

Redevelopment Percent Density Range (DU/AC) Typical Density (DU/AC)
FAR

Outside OA Inside OA Outside OA Inside OA Outside OA Inside OA
LDR 5% 5% 0 to 5  5 to 12 4 10 0.25

MDR 5% 10% 5 to 12 12 to 20 10 16 0.5

HDR 10% 10% 12 to 20 20 to 30 18 26 0.75
NC 5% 5% 0 to 20 10 to 20 18 18 0.5
MU 5% 5% 0 to 20 10 to 20 18 18 0.5

Land Use Designation
Alternative B: Medium Growth

Redevelopment Percent Density Range (DU/AC) Typical Density (DU/AC)
FAR

Outside OA Inside OA Outside OA Inside OA Outside OA Inside OA
LDR 5% 5% 5 to 12 8 to 16 10 14 0.25
MDR 10% 10% 12 to 20 14 to 24 16 20 0.75
HDR 10% 10% 20 to 30 20 to 30 26 26 1
NC 10% 10% 0 to 20 10 to 20 18 18 0.75
MU 10% 15% 0 to 20 20 to 30 18 26 0.75

Land Use Designation
Alternative C: Medium-High Growth

Redevelopment Percent Density Range (DU/AC) Typical Density (DU/AC)
FAR

Outside OA Inside OA Outside OA Inside OA Outside OA Inside OA
LDR 5% 10%  5 to 12 8 to 16 10 14 0.5
MDR 10% 10% 12 to 20 14 to 24 16 20 0.75
HDR 15% 15% 20 to 30 30 to 40 26 36 1.25
NC 10% 15% 0 to 20 20 to 30 18 26 0.75
MU 10% 20% 0 to 20 30 to 40 18 26 1

Land Use Designation
Alternative D: High Growth

Redevelopment Percent Density Range (DU/AC) Typical Density (DU/AC)
FAR

Outside OA Inside OA Outside OA Inside OA Outside OA Inside OA
LDR 10% 15%  5 to 12 12 to 20 10 16 0.75
MDR 15% 15% 14 to 24 14 to 24 20 20 1
HDR 15% 20% 20 to 30 30 to 40 26 36 1.5
NC 15% 15% 20 to 30 20 to 30 26 26 1
MU 15% 20% 30 to 40 30 to 40 36 36 1.5

	 Density Range (DU/AC).  This column states the 
density range for residential that was assumed 
for each alternative.  Density is expressed as the 
number of dwelling units per acre (DU/AC).

	 Typical Density.  For development, on average, 
maximum density/intensity is not usually 
obtained.  For the analysis, a density that 
estimates the “typical” density was developed.  
Typical density was based on previous Town 
projects that were of similar size and scope 
to potential development in the land use 
alternatives. This is the number that is used in the 
analysis for residential development.

	 FAR.  Floor Area Ratio is a measure of intensity 
that is used to define the total building area 
allowed on a site. See page 4 for further 
information on FAR.

Structure height varies between each of the four land 
use alternatives depending on the specific land use 
designation and FAR. The potential maximum allowed 
height for the five land use designations in Alternative 
A is two stories, Alternative B is three to four stories, 
Alternative C is four stories, and Alternative D is five 
stories. A visual example of potential developments 
at these height intervals is provided in the Community 
Character and Urban Form section on pages 34, 35, 37, 
and 38.
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Step 6: Residential Potential
After applying the development assumptions for each of the four land use 
alternatives, the potential number of new housing units and population were 
calculated.  The number of new housing units in each alternative was calculated 
by multiplying the typical density by the number of acres of each parcel being 
analyzed.  For example, if a parcel was one acre in size and the typical density 
was 12 DU/AC, then the total potential housing units would be 12 units. 

When calculating the population, the estimated number of persons per 
household for Los Gatos (based on data from the California Department of 
Finance), which is 2.4 persons per unit, was multiplied by the number of units 
projected.  The following is a summary of the net new housing units and 
population for each alternative.

Alternative A:  
Low Growth

Net New
Housing Units Population

681 1,634

Alternative B:  
Medium Growth

Net New
Housing Units Population

1,416 3,398

Alternative C: 
Medium-High Growth

Net New
Housing Units Population

1,828 4,387

Alternative D:  
High Growth

Net New
Housing Units Population

2,701 6,482

Step 7: Pending and Approved Projects
In addition to the net new housing units and population figures (from Step 6), 
new housing units, population, jobs, and non-residential square footage based 
on pending and approved Town projects were also added to the total potential. 
Town staff provided the Consultants a list Town approved and pending projects 
earlier in 2019 to inform this process.  

Calculating new population for pending and approved projects used the same 
process for calculating the net new population.  Non-residential square footage 
was provided by Town staff on a project by project basis.  To estimate the 
number of jobs for non-residential projects, the Consultants used an employee 
per square footage assumption based on current best practice (see below) 
and divided the non-residential square footage per project by the employee 
assumption.  For example, if the assumption is 500 square feet per employee 
for commercial and a commercial project has 10,000 square feet of retail, the 
estimated number of jobs for that use would be 20 jobs.  Below is a summary of 
the net new housing units, population, jobs, and non-residential square footage 
for the Town identified pending and approved projects.

Employee Per Square Foot Assumptions 

Office Retail Institutional Industrial 

350 500 700 1,000

Pending and 
Approved Town 

Projects

Net New

Housing Units Population Jobs Non-Residential 
Square Footage

475 1,140 1,280 671,768 
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Step 8: Results
After calculating the net new figures from the pending and approved projects, 
the Consultants added them to the existing (2018) Los Gatos housing units, 
population, and jobs totals, as well as the net new totals for each of the four land 
use alternatives.  These combined totals provide a snapshot of the Townwide 
buildout of parcels within the five land use designations selected for analysis 
by the GPAC.  The following is a summary of the Townwide net new population, 
housing units, and jobs by land use alternative. 

Category Existing 
(2018)** Alt A* Alt B* Alt C* Alt D*

Population 30,250 33,024 34,788 35,777 37,872 

Jobs  20,650 21,930 21,930  21,930  21,930 

Housing Units 13,069 14,225 14,960 15,372 16,245 

Notes:  
*Totals include the pending and approved projects
**Existing data is from the American Community Survey, 2018
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Fiscal Analysis Methodology
The fiscal analysis of the land use alternatives is based on estimates derived 
from the Town FY 2019-2020 General Fund budget and the analysis of how 
different land uses affect Town service cost and tax revenues, as described in 
the Los Gatos Today Chapter of the General Plan Background Report published 
in March 2019. This section describes these calculations in more detail.

The analysis allocates major revenues such as the property tax, sales tax and 
transient occupancy tax (TOT) to land uses based on estimated socioeconomic 
characteristics of the land uses and the legislative tax formulas. Other revenues 
and most service costs are allocated based on per capita formulas using the 
existing budget data and population and employment levels in Los Gatos. Each 
section below describes the major assumptions and data sources used for each 
revenue and cost category.

Property Tax
Property tax is based on projected market values for future development 
shown in the table to the right (Projected Assessed Values by Land Use).  The 
Consultants researched prices for real estate sales transactions over the past 
two years in Los Gatos.  During that time, there were approximately 440 sales 
transactions for properties in the land use types and density ranges and included 
in the General Plan alternatives.

While property owners pay a total base property tax of one percent of assessed 
value, the Town receives an estimated 9.3 percent of this revenue.  The 
remaining property tax revenue is distributed to the County and various other 
taxing agencies, most notably local school districts, in the area.

In addition to the base property tax, the Town receives property tax in lieu of 
vehicle license fees directly from the state.  These revenues are based on annual 
increases in assessed value in each Town and are equal to nearly 21.8 percent 
of base tax revenues for Los Gatos.

Projected Assessed Values by Land Use

 Land Use Assessed Value

Residential Per Unit

Single Family (Density)  

(4 du/ac) $2,254,000

(10 du/ac) $2,031,000

(14 du/ac) $1,660,000

(16 du/ac) $1,511,000

Multi-Family

(18 du/ac) $1,343,000

(20 du/ac) $1,048,000

(26 du/ac) $1,165,000

(36 du/ac) $910,000

BMP Units

Low Income $385,000

Moderate Income $510,000

Non-Residential Per Sq. Ft.

Commercial $1,086

Industrial $200

Office $556

Institutional $189

Source: ADE,2019, based on property transaction data for 2017-2019 
reported by CoreLogic ListSource.
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Sales Tax 
The Town receives 1.125 percent of taxable sales that occur within the Town 
limits.  In the Background Report, the Consultants estimated that approximately 
25 percent of total retail demand leaves Los Gatos as households and 
businesses shop at other retail centers in the regional market area.

Based on the projected home prices and rent levels for the housing units in the 
land use alternatives, the Consultants estimated household income levels and 
calculated the amount of taxable retail sales from each income segment shown 
in the table below (Estimated Household Incomes and Sales Tax Generation 
Rates).

Estimated Household Incomes and Sales Tax Generation Rates

Residential 
Land Use 

Categories
Sales Price

Homeowners Renters
Spent in Los 

Gatos
Sales Tax per 

HouseholdHousehold 
Income

Retail Sales % 
of Income Taxable Sales

Renter 
Household 

Income
Retail Sales Taxable Sales

Single Family
(4 du/ac) $2,254,000 $498,200 21.0% 65.7% 75.0% $580

(10 du/ac) $2,031,000 $448,900 21.0% 65.7% 75.0% $523
(14 du/ac) $1,660,000 $366,900 21.0% 65.7% 75.0% $427
(16 du/ac) $1,511,000 $334,000 21.0% 65.7% 75.0% $389

Multi-Family
(18 du/ac) $1,343,000 $296,800 21.0% 65.7% $88,209 34.0% 85.0% 75.0% $241
(20 du/ac) $1,048,000 $231,600 21.0% 65.7% $88,209 34.0% 85.0% 75.0% $226
(26 du/ac) $1,165,000 $257,500 21.0% 65.7% $88,209 34.0% 84.0% 75.0% $230
(36 du/ac) $910,000 $201,100 21.0% 65.7% $88,209 34.0% 84.0% 75.0% $217
BMP Low $385,000 $85,050 29.8% 69.5% $85,050 34.7% 84.0% 75.0% $197

BMP Moderate $510,000 $112,700 28.8% 69.1% $112,700 34.7% 84.0% 75.0% $260

Source: ADE, 2019. Homeowner incomes based on qualifying income for 30 year mortgage at 3.9% with 10% down payment and housing costs, including taxes and insurance, at 33% of income. Rents assumed to 
average $2,575 per month. The sales tax per household assumes 80% renters and 20% homeowners for the multi-family units.

For non-residential projects in the land use alternatives, the sales tax generation 
rates are based on the analysis of existing sales tax in the Background Report.  
In the fiscal calculations, the sales tax attributed to retail/commercial excludes 
sales tax generated by Los Gatos households.  This was done to avoid double 
counting household revenues.  The remaining taxable sales from retail/
commercial are generated by non-Los Gatos households, visitor spending, and 
business to business transactions. Office, industrial, and institutional taxable 
sales are point of sale transactions at those places of business.
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Other Revenues and Costs
Other revenues and the Town service costs are projected 
on a per capita basis.  Residents in Town generate twice 
the service demand per person as do the jobs supported 
by businesses in Town.  This rule of thumb was developed 
through a fiscal impact methodology based on the data 
that nighttime residents are present at least 16 hours in 
a 24-hour day while those that commute into Town for 
employment only occupy 8-hour shifts.  With the 2019 
population in Los Gatos of 30,988 and an estimated job 
base of 19,667 jobs, this results in about 74.8 percent 
of Town service costs allocated to residential uses and 
23.7 percent to non-residential uses.  The remaining 
1.5 percent are allocated to visitors based on the number 
of hotel rooms in Town.  These percentages and the 
resulting per capita revenue and cost factors are shown in 
the table on the right (Per Capita Cost and Revenue Factors 
by Major Land Use).

Intergovernmental revenues, including the gas tax, tend to 
be allocated based on residential population only.  General 
Government Costs are not allocated on a per capita basis 
but are applied as an overhead charge to other costs for 
each land use.  General Government includes the Town 
management functions, finance, human resources, Town 
Clerk, Town Attorney,  and other similar functions.  Overall, 
these services represent about 20 percent of the total 
General Fund expenditures for Los Gatos. 

The detailed fiscal projections for each alternative are 
shown in the tables on the following pages.

Per Capita Cost and Revenue Factors by Major Land Use

Budget Category
Residential Business 

Percent 
Allocation

Per Capita 
Factor

Percent 
Allocation

Per Capita 
Factor

Revenues
Franchise Fees 76% $60.51 24% $29.66 
Other taxes 76% $34.46 24% $16.89 
Intergovernmental 100% $31.57 0% $0.00 
Town Services 76% $106.54 24% $52.22 
Fines and Forfeitures 75% $11.68 24% $5.84 
Other Revenues 76% $8.77 24% $4.30 
Debt Service Reimbursements 76% $0.00 24% $0.00 
Transfers in 76% $13.26 24% $6.50 
Expenditures
Community Development 76% $141.78 24% $69.50 
Library 76% $72.24 24% $35.41 
Parks and Public Works 75% $60.63 24% $30.31 
Debt Payments 76% $0.00 24% $0.00 
Transfers Out 76% $190.83 24% $93.54 
Franchise Fees 76% $60.51 24% $29.66 
Other taxes 76% $34.46 24% $16.89 

Source: ADE, 2019.
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Alternative A

Total Single Family Multi-Family Commercial Industrial Office Institutional
REVENUES
Property Tax $1,858,702 $599,216 $772,109 $391,559 $29,284 $60,067 $6,467
Property Tax in lieu of VLF $497,736 $160,462 $206,761 $104,854 $7,842 $16,085 $1,732
Sales Tax $720,812 $169,312 $184,914 $290,125 $11,293 $64,645 $524 
Franchise Fees $207,580 $56,645 $111,101 $23,001 $6,671 $9,852 $310 
Transient Occupancy Tax $0 $0 $0 $0 $0 $0 $0 
Other taxes $118,206 $32,256 $63,266 $13,098 $3,799 $5,610 $176 
Licenses and Permits $285,597 $77,934 $152,858 $31,646 $9,179 $13,555 $426 
Intergovernmental $87,501 $29,548 $57,954 $0 $0 $0 $0 
Town Services $365,454 $99,726 $195,599 $40,494 $11,745 $17,345 $545 
Fines and Forfeitures $40,213 $10,931 $21,440 $4,528 $1,313 $1,939 $61 
Interest Earnings and Rents $62,721 $18,513 $26,613 $13,372 $1,231 $2,839 $153
Other Revenues $30,072 $8,206 $16,095 $3,332 $966 $1,427 $45 
Transfers in $45,470 $12,408 $24,337 $5,038 $1,461 $2,158 $68 
TOTAL REVENUES $4,320,066 $1,275,158 $1,833,048 $921,048 $84,785 $195,521 $10,507
EXPENDITURES
General Government $629,157 $167,134 $327,811 $90,283 $17,380 $25,712 $836 
Community Development $505,602 $132,714 $260,301 $80,834 $12,504 $18,523 $726 
Police Dept. $1,463,870 $382,651 $750,519 $237,738 $36,776 $54,478 $1,707 
Library $247,812 $67,623 $132,634 $27,459 $7,964 $11,761 $370 
Parks and Public Works $208,775 $56,753 $111,313 $23,507 $6,818 $10,068 $316 
Transfers Out $654,620 $178,634 $350,367 $72,536 $21,039 $31,069 $977 
TOTAL EXPENDITURES $3,709,836 $985,509 $1,932,945 $532,357 $102,482 $151,612 $4,932 
TOTAL BUDGET NET (DEFICIT)/ SURPLUS $610,230 $289,649 ($99,897) $388,691 ($17,697) $43,910 $5,575

Detailed Fiscal Projections: Alternative A

Note: figures may not exactly add due to rounding.
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Alternative B

Total Single Family Multi-Family Commercial Industrial Office Institutional
REVENUES
Property Tax $2,478,760 $484,371 $1,507,012 $391,559 $29,284 $60,067 $6,467
Property Tax in lieu of VLF $663,780 $129,708 $403,558 $104,854 $7,842 $16,085 $1,732
Sales Tax $867,758 $141,992 $359,178 $290,125 $11,293 $64,645 $524 
Franchise Fees $297,814 $42,335 $215,646 $23,001 $6,671 $9,852 $310 
Transient Occupancy Tax $0 $0 $0 $0 $0 $0 $0 
Other taxes $169,590 $24,107 $122,799 $13,098 $3,799 $5,610 $176 
Licenses and Permits $409,745 $58,246 $296,694 $31,646 $9,179 $13,555 $426 
Intergovernmental $134,570 $22,083 $112,487 $0 $0 $0 $0 
Town Services $524,315 $74,532 $379,654 $40,494 $11,745 $17,345 $545 
Fines and Forfeitures $57,626 $8,170 $41,615 $4,528 $1,313 $1,939 $61 
Interest Earnings and Rents $84,157 $14,746 $51,816 $13,372 $1,231 $2,839 $153
Other Revenues $43,145 $6,133 $31,241 $3,332 $966 $1,427 $45 
Transfers in $65,236 $9,273 $47,237 $5,038 $1,461 $2,158 $68 
TOTAL REVENUES $5,796,495 $1,015,697 $3,568,937 $921,048 $84,785 $195,521 $10,507
EXPENDITURES
General Government $895,398 $124,911 $636,275 $90,283 $17,380 $25,712 $836 
Community Development $717,013 $99,187 $505,239 $80,834 $12,504 $18,523 $726 
Police Dept. $2,073,425 $285,982 $1,456,743 $237,738 $36,776 $54,478 $1,707 
Library $355,534 $50,540 $257,440 $27,459 $7,964 $11,761 $370 
Parks and Public Works $299,181 $42,415 $216,056 $23,507 $6,818 $10,068 $316 
Transfers Out $939,181 $133,506 $680,055 $72,536 $21,039 $31,069 $977 
TOTAL EXPENDITURES $5,279,731 $736,541 $3,751,809 $532,357 $102,482 $151,612 $4,932 
TOTAL BUDGET NET (DEFICIT)/ SURPLUS $516,764 $279,157 ($182,872) $388,691 ($17,697) $43,910 $5,575

Detailed Fiscal Projections: Alternative B

Note: figures may not exactly add due to rounding.
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Alternative C

Total Single Family Multi-Family Commercial Industrial Office Institutional
REVENUES
Property Tax $2,741,725 $558,345 $1,696,003 $391,559 $29,284 $60,067 $6,467 
Property Tax in lieu of VLF $734,198 $149,517 $454,167 $104,854 $7,842 $16,085 $1,732
Sales Tax $963,242 $162,463 $434,192 $290,125 $11,293 $64,645 $524 
Franchise Fees $354,403 $48,013 $266,556 $23,001 $6,671 $9,852 $310 
Transient Occupancy Tax $0 $0 $0 $0 $0 $0 $0 
Other taxes $201,814 $27,341 $151,790 $13,098 $3,799 $5,610 $176 
Licenses and Permits $487,603 $66,059 $366,739 $31,646 $9,179 $13,555 $426 
Intergovernmental $164,088 $25,045 $139,043 $0 $0 $0 $0 
Town Services $623,943 $84,529 $469,284 $40,494 $11,745 $17,345 $545 
Fines and Forfeitures $68,546 $9,266 $51,440 $4,528 $1,313 $1,939 $61 
Interest Earnings and Rents $95,298 $16,914 $60,789 $13,372 $1,231 $2,839 $153
Other Revenues $51,343 $6,956 $38,616 $3,332 $966 $1,427 $45 
Transfers in $77,632 $10,517 $58,389 $5,038 $1,461 $2,158 $68 
TOTAL REVENUES $6,563,834 $1,164,965 $4,187,009 $921,048 $87,785 $195,521 $10,507
EXPENDITURES
General Government $1,062,367 $141,666 $786,490 $90,283 $17,380 $25,712 $836 
Community Development $849,596 $112,491 $624,518 $80,834 $12,504 $18,523 $726 
Police Dept. $2,455,699 $324,342 $1,800,658 $237,738 $36,776 $54,478 $1,707 
Library $423,091 $57,319 $318,218 $27,459 $7,964 $11,761 $370 
Parks and Public Works $355,878 $48,105 $267,064 $23,507 $6,818 $10,068 $316 
Transfers Out $1,117,639 $151,413 $840,606 $72,536 $21,039 $31,069 $977 
TOTAL EXPENDITURES $6,264,270 $835,336 $4,637,553 $532,357 $102,482 $151,612 $4,932 
TOTAL BUDGET NET (DEFICIT)/ SURPLUS $299,565 $329,629 ($450,544) $388,691 ($17,697) $43,910 $5,575

Detailed Fiscal Projections: Alternative C

Note: figures may not exactly add due to rounding.
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Alternative D

Total Single Family Multi-Family Commercial Industrial Office Institutional
REVENUES
Property Tax $3,419,046 $744,996 $2,186,673 $391,559 $29,284 $60,067 $6,467
Property Tax in lieu of VLF $915,576 $199,500 $585,563 $104,854 $7,842 $16,085 $1,732
Sales Tax $1,178,463 $213,283 $598,593 $290,125 $11,293 $64,645 $524 
Franchise Fees $477,885 $75,883 $362,169 $23,001 $6,671 $9,852 $310 
Transient Occupancy Tax $0 $0 $0 $0 $0 $0 $0 
Other taxes $272,131 $43,211 $206,236 $13,098 $3,799 $5,610 $176 
Licenses and Permits $657,495 $104,403 $498,287 $31,646 $9,179 $13,555 $426 
Intergovernmental $228,500 $39,583 $188,917 $0 $0 $0 $0 
Town Services $841,339 $133,595 $637,614 $40,494 $11,745 $17,345 $545 
Fines and Forfeitures $92,376 $14,644 $69,891 $4,528 $1,313 $1,939 $61 
Interest Earnings and Rents $121,642 $23,534 $80,524 $13,372 $1,231 $2,839 $153
Other Revenues $69,232 $10,993 $52,468 $3,332 $966 $1,427 $45 
Transfers in $104,680 $16,622 $79,333 $5,038 $1,461 $2,158 $68 
TOTAL REVENUES $8,378,365 $1,620,237 $5,546,267 $921,048 $84,785 $195,521 $10,507
EXPENDITURES
General Government $1,426,709 $223,897 $1,068,600 $90,283 $17,380 $25,712 $836 
Community Development $1,138,904 $177,787 $848,529 $80,834 $12,504 $18,523 $726 
Police Dept. $3,289,855 $512,610 $2,446,546 $237,738 $36,776 $54,478 $1,707 
Library $570,505 $90,590 $432,361 $27,459 $7,964 $11,761 $370 
Parks and Public Works $479,596 $76,028 $362,859 $23,507 $6,818 $10,068 $316 
Transfers Out $1,507,050 $239,303 $1,142,128 $72,536 $21,039 $31,069 $977 
TOTAL EXPENDITURES $8,412,619 $1,320,214 $6,301,023 $532,357 $102,482 $151,612 $4,932 
TOTAL BUDGET NET (DEFICIT)/ SURPLUS ($34,253) $300,023 ($754,755) $388,691 ($17,697) $43,910 $5,575

Detailed Fiscal Projections: Alternative D

Note: figures may not exactly add due to rounding.
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