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KEYNOTE SPEAKER

JIM MAYER
President & CEO, California Forward
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WORKING BREAK

Conversation Cafeé

» Two Simple Rules:
» 1.0nly 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?

SLO County Housing Summit 2017



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

SLO County Housing Summit 2017



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?

Home voter Incentives:
Established voters
protecting their property
and lifestyle, loss aversion

Land Use / Zoning

Infrastructure

Municipal Incentives:
Cities compete for hotels
and retail, but act fiscally
responsible when
pushing housing supply
to neighboring City’s

Environmental

Public Approvals

SLO County Housing Summit 2017



Where Are The Homes?

+15,000 from
State building
standards since

2010 e Land
 Labor
* Materials
+15,000 to * Lending
25,000 new

added costs
anticipated with
the 2019 update
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What Do We Do?

At the Local Level At the State Level
» Adequately plan for future growth » Improve municipal tax incentives to
» Up-zone areas near jobs and encourage housing
transportation corridors » Reform CEQA to discourage abuse
» Streamline approval processes » Ensure local politics don't use
» Limit“taxes” on new supply zoning regulations to discriminate
At the National Level
At the Regional Level » Prioritize infrastructure funding
» Adequately plan for future growth » Temperate climate
» Coordinate regional transportation » Green energy production
and infrastructure with local » Immigration policy
zoning » Trade agreements

SLO County Housing Summit 2017



What Happens If?

THE HOMEOWNER REVOLUTION INTRODUCTION
10 million 10 million
e The Homeowner Revolution
million
By Gregory D. Morrow —
B million —
actual population
7 million Land use is often
6 million - determined by
o il what is politically
milhion
55 ila e feasible, not by
4 million " - ° e o
— P o what is efficient or
3 million 2.5 million 3.5 million practical.
2 million
1 million
- 60%
4]
1960 1970 1980 1990 2000 2010
Fig, 1-1: Down-Zoning versus Population Growth Data Sources: Census and all 104 Community Plans (cumulative popuiation capacity)
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WORKSHOP 1

Crunching the Numbers

HEIGHT FOR HOUSING

Jim Duffy, President, Ten Over Studios

THE HOUSING CHALLENGE

Exploring Solutions That Work
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Height for Housing

PAST AND PRESENT EXAMPLES OF TALLER BUILDINGS

IN DOWNTOWN SAN LUIS OBISPO

THE PACBELL BUILDING THE ANDERSON HOTEL
£72 MORRO STREET 955 MONTEREY STREET
54'- 81" HIGH 65 907 HIGH

THE WINEMAN HOTEL MASONIC TEMPLE
B49 HIGUERA STREET B53 MARSH STREET
40 HIGH 55' HIGH

CITY OFFICES AND PARKING GARAGE THE MIX
919 PALM STREET 1308 MONTEREY STREET

54 7T HIGH

COUNTY GOVERNMENT CENTER
1055 MONTEREY STREET

65" HIGH

45" HIGH

JP ANDREWS BUILDING
B9 MONTEREY STREET
40 HIGH

HOTEL RAMONA ANDREWS HOTEL
ESSEX & MARSH MONTEREY & 0305
50' HIGH 50'- 80 HIGH

SLO CHAMBER OF COMMERCE HOUSING TASK FORCE | =iiifneie

HEIGHT FOR HOUSING OBISFO

CH.-\MBER
PURPOSE AND VISION 'COMMERCE.

The purrpease af the Chamber s analysis on-current height regulations within the City of San Luis Obispa 's General Plan was t define what
condificns exivl i support the creainon of more compact howsing i otk the wiban and onter aneax of the cite, Widle, toller Seritdinges an
awicarlly located within the cify s dowsitown core, it should be recognized that with the incluston of hossing, ather areas af the city can be
sntable for preaver dinsiey and hetght than carrently exises,

The grang s wirk focaced on taking o deegp dive dnto the ciie's Geaeral Plan. the revently adopted Land Use and Clrculation

Elyment, tie 200419 Howsing Efemnt and the existing Downtown Conceps Plan which is courremily undengoing its o wpedate. The gromp
alsn Fesearehod best prictices with provetsi it etherc ities, ergaged develapers and planmers I fear “real fife " experfences
abaout et efforts wader exisiing reguiations In cremte hotesdng fn San Lufs Obispo and identifed polfcy objectives that are cleardy outlined
in edting regulmtions shal, i mer, wliinarey create opportunittes o develop horsing that wsvwers o the sverall commuiny sentiment thit
mare i5 needed

Wihile i height dimtir of 30" fir mew bildings i defired, thore ave alfovances thar can e st and wtilized i order to;

* Crote mew revdideniial wiire at mm:m;wwvmum ;w— varftines drtcete lve h

* Mavimize areas ideaily suited to ac i

* Crafi public-privaee parterships thar will feverage resources and bt rhr O

* Aecess funding appertunities that are available gl ool somprofits such as People
the Cery of SLO and the SLO Cotetty Howsing it Fund

w0 Prevvide mciee hosing aptions (0 relfevie pressures on the farver £ rentiel marker and oo SIS transportalion infrasinetars

= Mgt the city s ndyectives as defTned in tis Climite Action Plan amd 20 5-7 Mujor City Geals

{ aned restdemial spaces.
‘s socind fatic
* Self-Help Heusing, the Howsing Aiwtharity of

Thiseh this vk, the Hinssing Task Foroe sebgroip was inspivad b fake an iliseration créaued in 2007 by o previous Chamber fask furce
e it 11, This praphic desonstrates what heighi lsits exis) that financially impact the viebylity sf any given project, In eddition, in
recent pears, peopaded projeces have been stalled ar serapped die i advisery bodies wking action sutside of thelr purview, making profect
certainty precarionsly wmcertaln and wltimately resulting in the 6y Aot meeting its numerows stated objectives year after year fas described
above)

Thvin “Reeighty for Ronsing” ool ix fnsended o choarly ontlime wihat sue oy s cierem régularions affow in order oo mexiimize
Boising dévelopmment opporiunities — which some volces in the commistity will sav is por aflowed - bur geruelly 5. 0t s also o means o
demanstrane how, ifapproached smatly o perhape immovativedy - e con meet menye comminwide goals,

The Chamber recommends the folfoning:

Chamber Staffand Volunreers advocane for a ciange i exivning soufing regulations dioing Clry Dowstoun Comcept Plan Updute ard fivtl-
coming Zoning Cade Update (0 2017},

< 50" Bullding Hoight by Right in exehange for:
o BN SF micx unil vize faffardable by sisel

* Tn addiion to required afvdable houving, 202 of wits in project omss be no greater than 600 5F
* Mugst he sold as owner acoigied

» Must be sold t0 510 Cownty residents

= Small prits will receive a properiiaate reduction (n City developmient fees based or si2e

* Diveretfonery review woadd apede to ol other aspecis of profect review aoce e buifding heighi.
* Would apply ro Downraw Disteier only

Should ivis riial critenia be miet af g admimisanive wse permit fevel:
= The project poes i the necessary advitsrs bodies having aircady bevn approved for @ proposed feigii

This will result n the fisloning:

* Mo cevtaing for those propasing o make a larg rerm investring in Smn Livic Chispa
= Decrwased dedays in seding profects io the finish fine

= Lecnse of city resources die t longer processing fimes

+ Muve housing

SAN LUIS
OBISPO

With an affordable and workforce howsing erisis in San Luis Qbiypo, we must find ways w approve qualit housing projeces faffordabie 1
oter gmplyees thiet meet ouer General Plan abyeciives) i  timerame that sinimize risk o home builders, This height poticy witl simply
Facilitiate the plai we alreaidy fave i plice and address @ well-knoin barrier o the constrction af the Fansisg we ned. The public wiil sill
Fuarvee ampafle abiliy fo commient ou proieces and the advizory bedies will be able oo more divectly focnes on profect revtew within thety purdin
ai divelopers are bringing projects frward

CHAI\;IBER
COMMERCE
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Height for Housing

FOUR STORY BUILDING BENEFITS OF HEIGHT FOR HOUSING

Achieves General Play and Housing Element Obfectives

= T keep Dovantonan s sevise of place and appeal for walking. it shoudd remats contpact aud be the Cige s most intensely developed area

* dchieves desiraie design amenities nol availatie sws i of downiom, and creaies iigher huilding desicy, by phacing compact urban
vy wivere £ beforgs- In the downtow gore.

* N stracnores can comploment existing hisirical huitdings with highee fiest floar ceiling feighis allowing for sxpansive and gt fitted
retail grear.

v g o
snrraunding apen space,

» Provides additional housing epiions in the ds core. multl model . o agritens and fewer vehicle irips.

o Establivhes. enbances, aod upgeodes pblic spaces.

507 TOTL W)
PRESPET

wges for T of floor spaces. such as viewing decks. previding enhanced viewing aveas of the

Discourages Spraw!

= Taller buildings allow higher building density. providing addivional diversified housing options within the ity s core. redicing ihe need
Sar sorm

= Aunervaitve avived wse design ot provides o bowsing in the dawntewn arca calls for conpact webaa o with taller buildings thal can
aceommndate these e,

o Compaet developmieny o the dewaton core adds to the sense of place wihile reducing traffie ond velicle congestion that cantis from
wrbean sprwd.

Faster Economic Vitality

o Taller buildings provide the bost and highst wse of limited space wirkin the d core, providing for o vl and batly vie
St dovimiown.
o Mulii use possihitittes such o dining. i i shapping, civie. proje !, anet resideniia! are enhanced with walter

buildings creating @ e diverse and asdapralde coonemic infrostmciure.
= Mived wae in i denviowsr creates o arore vigram, fivable desuioer meigihorood

Creates a Sustainable City
* Cewipact developatent can be ntare efficient with regard i natueal resourees and exising infrastruciure,
» Increased residential densiand sailer sirucinees (particutariy mived-uve prajecis) in the dnhmnm rr'dﬂw fraffic r.md incfe'mngun’rm
vt therefare roduce groenliauee gow eoniselons aad suppaoet siare offfciem pabiic
* See LUE Mrr-; Fi: " The rrU shall emeanrage projecee which provide for and enbares aciive .md' emmnmwmﬂb qmamrx.w mades of
sty s preds | Bicyede aido, dad Iransil services. "

Thoughtful Evelution
= Carcliliy considered talfer brililings ensire that dowsiown continues fe evolve whife remaining ta compnaily s urban center serving o
the cxliral, soeiad, entertalmment. ond pofitical comter of the cify.

STAHOARD RESTEN AL UNIT

SAN LUIS
OBISPO

CHAMBER
COMMERCE

0 County Housing Summit 2017



Height for Housing

SAN LUIS
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WORKSHOP 1

Crunching the Numbers

AFFORDABLE BY DESIGN

Chris Texter, Principal & Board of Directors, KTGY Architecture + Planning

THE HOUSING CHALLENGE

Exploring Solutions That Work
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The Goal: Better ATTAINABILITY

The VARIABLES

Land Cost of land not in control ; =
NIMBY Manageable l

Density/Zoning
Height/Stories In Control
Parking

Creative Partnerships

SLO County Housing Summit 2017



Reaching for Attainable SFD

Detached
Attached N

SLO County Housing Summit 2017



150'x150°13 DUA
Two Story SFD
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150°x 150’15 DUA

Two Front Loaded — Private Backyards
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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

THE HOUSING CHALLENGE

Exploring Solutions That Work
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Multi-Family Rental Development Challenges

>
>
>
>
>
>
>
>
>

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 The

Towbes
... Group

SLO County Housing Summit 2017



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% |

The
Towbes
.. Group



BREAK

Actual Café

GRAB SOME COFFEE AND
RELAX FOR 15 MINUTES

THE HOUSING CHALLENGE

Exploring Solutions That Work
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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

SLO County Housing Summit 2017



WORKSHOP 2

Moving Beyond the Problem

BEST PRACTICES FROM A NEIGHBORING COMMUNITY

Peter Brown, Senior Planner, City of Santa Barbara

THE HOUSING CHALLENGE

Exploring Solutions That Work
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City of SB Land Use/Trans Nexus

e e T Opponents say:
{.opsl Too much growth, too little parking,
not enough affordability
Home = Local EB"""""‘"‘ e Print [=+ Text |=¢- Text

Council may revise housing program

By EMILY LESLIE, NEWS-PRESS STAFF WRITER
February 26, 2017 12:39 AM

New projects under the Average Unit-Size  Share Story it T

Density Incentive Program could come to a
halt as the Santa Barbara City Council on
Tuesday considers a six-month moratorium on new development applications.

The council approved the AUD program in 2013 for construction of smaller, more
affordable rental units in town to help support Santa Barbara's workforce.

But concerns residents have raised about the impacts hundreds of already-
approved units could have on the city have pushed the council to consider not
accepting new applications as a recently convened task force looks into possible
changes to the program.

SLO County Housing Summit 2017



AMERICA HAS THE FEWEST 16-YEAR-OLD DRIVERS

THAN AT ANY TIME SINCE THE 1960’s

The Federal Highway Administration (FHWA) published new data
today showing a record-low 8.49 million teenaged licensed drivers
in the U.S., including 1.08 million who were 16 or younger in 2014,

2009
1.72M
2008 2
2007 1.62M
1.59M

2014
1.08M

Source: FHWA, Highway Statistics Table DL-22 hitpeffwwws (e dot. gov/pollicymformationistatistics20714//d32 oim
For Mogea information: http: e fivea :_I-:JF,-l'|u-..'.-';:u:!.-::,l:ll1u;-ra15.&lmn.-‘5l,aﬁ;-’.1,l|;5.l’21'}1-.'I.-'
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Where Downtown Residents Work

Downtown

residents

who work
outside of SB
10%

Downtown
Downtown residents_
_ who work in
reS|dents_ Downtown
who work in 43%
rest of SB
47%
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Where Downtown Employees Live

Downtown

Downtown employees

employees who live in
who live

Downtown

outside SB 29%

39%

Downtown

employees

who live in

rest of SB
32%

SLO County Housing Summit 2017



Transportation Demand Management

Less Growth vs. TDM

Traffic Growth _ -

Existing
Peak Hour
Traffic

SLO County Housing Summit 2017



Transportation Demand Management

Less Growth vs. TDM

Traffic Growth l
TDM Reduces all
Existing Trips
Peak Hour

Traffic

SLO County Housing Summit 2017



Housing, Travel and

Parking Demand?

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)

SLO County Housing Summit 2017



Housing Units in SB

in 2014 and 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 (51,249,000 median listed).

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

Source: ACS 2014 5 year average data



Strategically Placed Growth
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AUD Eligible Growth
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AUD Unit-Size Density Incentive

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?

SLO County Housing Summit 2017



Residential units that are pending, or have been approved or

constructed under the AUD Program.

Pending Approved  Constructed

42 33 4
Medium-High Density Area3 18 61 2
421 203
High Density/Priority Overlay 382 197

SLO County Housing Summit 2017



AUD Housing

Development Activity

Applications Feb 1, 2017 Total = 923 units

® 4 units
® 170 units <1%

18% ® 463 units
<. /o

m Pending m Approved » Building Permit Issued m Certif of Occupancy

m 286 unit
23%

SLO County Housing Summit 2017



Concluding Solutions

» SB wants workforce housing w/o traffic increases

» AUD = If Rental Housing , ust. Trans needs to I

» General Plan Trade offs: higher density/affordability
»  means larking 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

SLO County Housing Summit 2017



WORKSHOP 2

Moving Beyond the Problem

EMPLOYER SPONSORED HOUSING

John Fowler, President & CEOQ, Peoples’ Self-Help Housing

THE HOUSING CHALLENGE

Exploring Solutions That Work
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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

SLO County Housing Summit 2017



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

Y

Create perpetually affordable workforce housing at each resale
Provide employer investment that directly benefits their employees

Collaborate with local employers to provide workforce housing

YV V V VY

Create a simple and replicable model for workforce housing

SLO County Housing Summit 2017



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

SLO County Housing Summit 2017



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

THE HOUSING CHALLENGE

Exploring Solutions That Work
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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

SLO County Housing Summit 2017



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

SLO County Housing Summit 2017



‘ Housing Policy Priorities

e L e ew

Near Initiated by staff
First Time Homebuyer
Program
Golden State Finance Intermediate Research by staff
Authority
Fee Deferral | Waiver| Scale Intermediate Research by staff
to unit size

Farmworker Housing - Long Initiated by staff (budget
Ordinance Amendment request)

Intermediate Initiated by staff

Accessory Dwellings in more Long Initiated by staff (budget
zones (Phase | - clean up/ request)

Phase Il Ordinance

Amendment)

Designate more land for Long Initiated by staff (budget
residential uses - County request)
Constraints Mapping



WORKSHOP 2

Moving Beyond the Problem

REMOVING REGULATORY BARRIERS TO ENCOURAGE HOUSING

Detty Peikert, Principal, RRM Design Group

THE HOUSING CHALLENGE

Exploring Solutions That Work
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ity 0
SANTA BARBARA

AUD Development Incentives

Prior to July 2013 (before AUD) After July 2013 (after AUD)

Minimum Parking

Multi-Unit Residential Development (regardless of zone)
Studio = 1.25 spaces/unit 1 space/unit
1-bed = 1.5 spaces/unit
2+ bed = 2 spaces/unit

No guest parking required

6+ units = 1 space/4 units for guest parking

Mixed-Use Development (regardless of zone)

Studio = 1.25 spaces/unit

Residential Use 1-bed = 1.5 spaces/unit Residential Use 1 space/unit

exceeds 50% of 2+ bed = 2 spaces/unit exceeds 50% of _ .
development 6+ units = 1 space/4 units for development No guest parking required

guest parking

Residential Use is AbCVE paEE PG Ie RS At Residential Use is up 1 space/unit

up to 50% of e dieetiby som to 50% of ‘ _
development yors development D Elest paTking required
In the Central 1 space/unit In the Central 1 space/unit

Business District No guest parking required Business District No guest parking required

10 SantaBarbaraCA.gov



AVERAGE UNIT-SIZE DENSITY (AUD) INCENTIVE PROGRAM TABLE

Maximum Average Density Maximum Density Maximum Density
Unit Size SF du/ac Average Unit Size SF du/ac Average Unit Size SF du/ac
1,450 15 1.245 28 970 37
1,360 16 1.200 29 970 38
1,280 17 1,160 30 970 39
1,210 18 1,125 31 970 40
1.145 19 1.090 32 970 41
1,090 20 1,055 33 970 42
1,040 21 1,025 34 970 43
1,005 22 995 35 970 44
985 23 970 36 970 45
965 24 970 46
945 25 970 47
925 26 970 48
905 27 969 49
960 50
941 51
935 52
917 53
901 54
896 55
880 56
874 57
859 58
845 59
840 60
827 61
825 62
811 63
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Project Comparison

* 3" Story
1,600 Net
SF

* 3" Story
1,011 Net
SF

A

Redesigned Project - Flats
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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?

SLO County Housing Summit 2017
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THANK YOU TO OUR SPONSORS
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THANKYOU TO OUR
HAPPY HOUR SPONSOR

PACOVELOP

COLLABORATIVE DEVELOPMENT




SLO COUNTY
HOUSING SUMMIT

THE HOUSING CHALLENGE

Exploring Solutions That Work
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