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OPENING PANEL 

A Tear in Our Social Fabric 

WHAT WE STAND TO LOSE 

WITHOUT ADEQUATE HOUSING
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KEYNOTE SPEAKER

JIM MAYER 
President & CEO, California Forward 
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WORKING BREAK

Conversation Café

 Two Simple Rules:
 1. Only one individual speaks at a time

 2. The current speaker selects the next speaker

 Question: How do small communities and neighborhoods maintain their 
unique character while addressing economic vitality and population 

growth?

 Question: If you were designing this housing summit, what key 
questions do you think would need to be addressed?
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WORKSHOP 1

Crunching the Numbers 

Why Do Homes Cost So Much to Build?

Height for Housing

Affordable By Design

Multi-Family Rentals vs. Single Family Residences
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WORKSHOP 1

Crunching the Numbers 

WHY DO HOMES COST 

SO MUCH TO BUILD?

Aaryn Abbott, Vice President, Robbins Reed 
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A Tale of 3 Markets 
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Where Are The Homes?

Available Land Supply

Land Use 

Regulation

CEQA

Public 

Approval

Entitled Land Supply

• Land Use / Zoning

• Infrastructure

• Environmental

• Public Approvals
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Home voter Incentives:  

Established voters 

protecting their property 

and lifestyle, loss aversion

Municipal Incentives:  

Cities compete for hotels 

and retail, but act fiscally 

responsible when 

pushing housing supply 

to neighboring City’s



Where Are The Homes?
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Entitled Land Supply

Building 

Regulations

Material & 

Labor 

Markets

Capital

Housing Supply

• Land

• Labor

• Materials

• Lending

+15,000 from 

State building 

standards since 

2010

+15,000 to 

25,000 new 

added costs 

anticipated with 

the 2019 update



SLO County Housing Summit 2017

At the Local Level

 Adequately plan for future growth

 Up-zone areas near jobs and 

transportation corridors 

 Streamline approval processes 

 Limit “taxes” on new supply

At the Regional Level

 Adequately plan for future growth

 Coordinate regional transportation 

and infrastructure with local 

zoning

At the State Level

 Improve municipal tax incentives to 

encourage housing

 Reform CEQA to discourage abuse

 Ensure local politics don’t use 

zoning regulations to discriminate

At the National Level

 Prioritize infrastructure funding

 Temperate climate

 Green energy production

 Immigration policy

 Trade agreements

What Do We Do?



The Homeowner Revolution

By Gregory D. Morrow

Land use is often 

determined by 

what is politically 

feasible, not by 

what is efficient or 

practical.

What Happens If?
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WORKSHOP 1

Crunching the Numbers 

HEIGHT FOR HOUSING

Jim Duffy, President, Ten Over Studios 
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Height for Housing 

X

X
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Height for Housing 
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WORKSHOP 1

Crunching the Numbers 

AFFORDABLE BY DESIGN

Chris Texter, Principal & Board of Directors, KTGY Architecture + Planning
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The Goal: Better ATTAINABILITY

Land Cost of land not in control

NIMBY Manageable

Density/Zoning

Height/Stories In Control

Parking

Creative Partnerships

The VARIABLES
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Reaching for Attainable SFD

Attached
Detached

Lo
t 

si
ze

Density

50x5065x8570x9

0

60x10

0

50x10

0

35x50
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150’ x 150’ 13 DUA 

Two Story SFD

SLO County Housing Summit 2017



150’ x 150’ 15 DUA 
Two Front Loaded – Private Backyards
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Pocket Community 

A Grouping of 7 45’ x 120’s

R & D Designs 
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WORKSHOP 1

Crunching the Numbers 

MULTI-FAMILY RENTALS VS. SINGLE FAMILY RESIDENCES

Craig Zimmerman, President, The Towbes Group 
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 High land costs – competing alternative uses - $200 psf vs. $500 psf

 Impact fees

 Infrastructure costs (public and private)

 Processing costs and time

 Tax reform

 Rent tied to AMI growth 

 Opposition to density

 Design review – additional costs

 Parking requirements

Multi-Family Rental Development Challenges
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Rental Housing Feasibility Analysis - Non Profit Unit

Category Per Unit

Improvements 285,000$                             

Prevailing Wage Factor 20%

Market Rate Cost 237,500$                             

Land 35,000$                               

Total Cost 272,500$                            

Market Financing

Leverage 70%

Amount Financed 190,750$                            

Interest Rate 5.50%

Amortization 30

Monthly Payment $1,094

Equity Requirment (cost minus financing) 81,750$                              

Monthly Rent 1,900$                                

Operating Expenses (35%) (665)                                    

Net Income 1,235$                                

Less Debt Service ($1,094)

Cash Flow after Debt Service 141$                                   

Return on Equity Invested 2.07%
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BREAK

Actual Café

GRAB SOME COFFEE AND 

RELAX FOR 15 MINUTES
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WORKSHOP 2

Moving Beyond the Problem

 Best Practices from a Neighboring Community 

 Employer Sponsored Housing 

 Housing Policy Reform in San Luis Obispo County 

 Removing Regulatory Barriers to Encourage Housing 
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WORKSHOP 2

Moving Beyond the Problem

BEST PRACTICES FROM A NEIGHBORING COMMUNITY

Peter Brown, Senior Planner, City of Santa Barbara 
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City of SB Land Use/Trans Nexus

SLO County Housing Summit 2017

Opponents say:

Too much growth, too little parking, 

not enough affordability
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Where Downtown Residents Work
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Downtown 
residents 

who work in 
Downtown

43%

Downtown 
residents 

who work in 
rest of SB

47%

Downtown 
residents 
who work 

outside of SB
10%



Where Downtown Employees Live
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Downtown 
employees 
who live in 
Downtown

29%

Downtown 
employees 
who live in 
rest of SB

32%

Downtown 
employees 

who live 
outside SB

39%



Transportation Demand Management

SLO County Housing Summit 2017

Less Growth vs. TDM

Existing 

Peak Hour 

Traffic

Traffic Growth 



Transportation Demand Management
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Less Grow th vs. TDM

Existing 

Peak Hour 

Traffic

Traffic Growth 

TDM Reduces all 

Trips



Housing, Travel and 

Parking Demand?

SLO County Housing Summit 2017

1) Transportation Demand Management (SB Gen Plan)

2) Strategically placed growth (Infill, Mixed Use, MF)

3) Average Unit Density Incentives

 Local workforce housing

 Proformas that work (add a floor, 2x density)

 Locate people in the downtown who want to be there

 Discover sustainable trans. users (1 space per unit)



Housing Units in SB 

in 2014 and 2017

SLO County Housing Summit 2017

 Housing units, July 1, 2014  37,820 

 Owner-occupied, 2010-2014  = 40.0% 

 2014 Median value owner-occupied units, $837,200

 Feb 2017: $1,059,000 value ($1,249,000 median listed).

 Median monthly owner costs -with a mortgage, $2,991 

Source: ACS 2014 5 year average data
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Strategically Placed Growth
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AUD Eligible Growth



AUD Unit-Size Density Incentive 

SLO County Housing Summit 2017

The AUD Program is intended to encourage smaller, more 

affordable housing units through the application of increased 

densities and development incentives 

 Medium-High: 15-27 DUA, 905-1,450 sq ft

 High: 28-36 DUA, 970-1,245 sq ft

 Priority Overlay: 37-63 DUA, 811-970 sq ft

 What about “underparked” development?
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Residential units that are pending, or have been approved or 

constructed under the AUD Program.

Pending Approved Constructed 

Medium-High Density Area3 18 61 2

High Density/Priority Overlay 382 197 0

42          83 4

421 203             0



AUD Housing 

Development Activity

SLO County Housing Summit 2017

463 units

59%

286 units
23%

170 units
18%

4 units

<1%

Applications   Feb 1, 2017 Total = 923 units

Pending Approved Building Permit Issued Certif of Occupancy



Concluding Solutions 

SLO County Housing Summit 2017

 SB wants workforce housing w/o traffic increases

 AUD = If Rental Housing   , Sust. Trans needs to 

 General Plan Trade offs: higher density/affordability 

 means    parking to get there. (secret sauce)

 AUD Self-Selection means all SB residents in 40,000 units will 

benefit; if they let it work.

 Autonomous Vehicles, Carshare will change landscape



WORKSHOP 2

Moving Beyond the Problem 

EMPLOYER SPONSORED HOUSING

John Fowler, President & CEO, Peoples’ Self-Help Housing 
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Broad Street Workforce Housing 

Project Summary

 42 New Homes in San Luis Obispo: 100% Deed Restricted

 Target Market:

 26 units Affordable (80% to 120% AMI)

 16 units Workforce (120% to 160% AMI)

 Income levels served: $43,200 to $133,200

 Type: Local Employee Ownership Housing

 Household sizes served: 1 to 5 persons

 Unit Type: Planned Unit Development Townhomes
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Broad Street Project Objectives 

 Deliver below market rate (BMR) priced housing

 Serve workforce housing income levels 80 % to 160 % of Area 

Median Income (AMI)

 Reduce Vehicle Miles Traveled (VMT) through housing near existing 

amenities/emerging employment centers

 Create perpetually affordable workforce housing at each resale

 Provide employer investment that directly benefits their employees

 Collaborate with local employers to provide workforce housing

 Create a simple and replicable model for workforce housing
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Six Reasons Employers Should Participate 

1. Ability to recruit and retain new employees

2. Increase Employer Benefit Package (recruitment tool)

3. Grow operations by expanding management level workforce 

positions

4. Increases stability and reduce workforce turnover 

5. Reduces absenteeism, tardiness and stress through  decreased 

commuting times

6. Raises morale and loyalty which in turn increases productivity
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WORKSHOP 2

Moving Beyond the Problem

HOUSING POLICY REFORM 

IN SAN LUIS OBISPO COUNTY
Ryan Hostetter, Supervising Planner, Housing Section, County of San Luis Obispo
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Housing Element 

“Achieve an adequate supply of safe and decent housing that is 

affordable to all residents of San Luis Obispo County”

Policies in the Element govern workforce housing direction

 Policy HE1.4 Offer incentives to encourage development of 

housing affordable to extremely low income, very low income, 

low income, moderate income, and workforce housing

 Policy HE1.5 Identify and eliminate or reduce regulatory 

barriers to development of housing affordable to households 

of all income levels
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Workforce Housing Ordinance 

 Collaboration between EVC Design and Building Cluster with County 

Staff

 Adopted November 2016

 Incentivize workforce housing subdivisions

 Flexible standards for projects which qualify

 Standard Inclusionary fees can be reduced by 50% 

 Allow secondary residences to count toward inclusionary housing

 Allow residential in commercial and office under certain criteria

 Obligations

 Owner-occupants only

 ‘First sale’ affordability standard
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Housing Policy Priorities 

SLO County Housing Summit 2017



WORKSHOP 2

Moving Beyond the Problem

REMOVING REGULATORY BARRIERS TO ENCOURAGE HOUSING

Detty Peikert, Principal, RRM Design Group 
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Redesigned Project - Flats

• 3rd Story 

1,600 Net 

SF

• 3rd Story 

1,011 Net 

SF

Previous Project - Townhomes

Project Comparison 
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Previous Project

Redesigned Project



HOUSING DISCUSSION 

 What?
 What happened today? Just the facts.

 So What?
 Why is it important? Inferences, observations, hypotheses.

 Now What?
 What actions make sense? Next steps.

 15% Solutions
 What is your 15%? Where do you have discretion or the freedom to act? What can 

you do without more resources or authority?
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