Housing Element

Appendix A
Community Profile

To understand San Luis Obispo’s housing needs, a demographic profile of the community is
essential. Statistical information provided in this appendix forms the basis for the goals, policies
and programs in Chapter 3, and for establishing quantified housing objectives in Chapter 4, as
required by State law. Social, economic and housing characteristics are analyzed to determine
how these factors affect housing needs, costs and availability. Main sources of statistical data in
this community profile include the 2000 and 2010 U.S. Decennial Census, California
Department of Finance (DOF), and the 2012 Central Coast Economic Forecast prepared by
Beacon Economics.

1. Population Trends and Characteristics

San Luis Obispo is one of seven cities located within San Luis Obispo County, and is the largest
in terms of population. As shown in Table A-1, the City's estimated population in 2013 was
45,541 (California Department of Finance, January 1, 2013). The population of the County is
estimated to be 272,177. Thus, approximately 17 percent of County residents lived in the City of
San Luis Obispo in 2013.

Table A-1
Population Growth, 2005-2013
City of San Luis Obispo San Luis Obispo County California
Rate of Rate of Rate of
Population Change Population Change Population Change
(%) (%) (%)
2005 44,662 - 261,558 - 35,278,768 -
2006 44,522 -0.31 263,727 0.83 36,457,549 3.34
2007 44,389 -0.30 265,786 0.78 36,553,215 0.26
2008 44,521 0.30 268,290 0.94 36,756,666 0.56
2009 44,750 0.51 270,429 0.80 36,961,664 0.56
2010 45,119 0.82 269,637 -0.29 37,253,956 0.79
2011 45,269 0.33 271,969 0.86 37,691,912 1.18
2012 45,312 0.10 271,502 -0.17 37,668,804 -0.06
2013 45,541 0.51 272,177 0.25 37,966,471 0.79

Source: U.S. Census 2010, DOF 2013

The City’s long-term population growth rate has reflected slow, steady growth of one percent or
less per year. From 2005-2013, the City’s population, decreased slightly for the next two years
starting from 2005, and increase slightly for the next six years. During this period, annual
population change never exceeded one percent, and only three times did it change more than half
a percent. Comparatively over the same period, the population of the County grew at rates of -
0.29 to 0.94 percent, and the State’s population grew annually at rates ranging from -0.06 to 3.34
percent.
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Table A-2 shows the average annual growth rate in population for the City, County, and State
between 1990, 2000, 2010, and 2013. The relatively recent slow growth is apparent between
2010 and 2013, when the City population increased only 0.2 percent. The average annual growth
rate for the County was the same at 0.2 percent per year and the State’s growth rate was 2.5
times higher for the same period. Between 2010 and 2013, City, County and State saw their
average annual growth rates drop slightly compared to 2000 to 2010.

Table A-2
Average Annual Population Growth, 1990-2013
San Luis Obispo City, County, and State of California

Cit County State
Average Average Average
Population é::;;ll Population é:}:;;ll Population é::‘:vl:llln
Rate (%) Rate (%) Rate (%)
1990 41,958 - 217,162 - 29,760,021 -
2000 44,179 0.5 246,681 1.4 33,871,648 1.4
2010 45,119 0.2 269,637 0.9 37,253,956 1.0
2013 45,541 0.2 272,177 0.2 37,966,471 0.5

Source: U.S. Census, 1990, 2000, 2010; California Department of Finance, 2013

The California Department of Finance predicts that between 2005 and 2030, the State’s
population will grow by almost 11.5 million to slightly greater than 48 million residents. This is
a projected annual growth rate of 1.09 percent. As part of its regional planning functions, the San
Luis Obispo Council of Governments (SLOCOG) develops and publishes regional population,
employment, and housing forecasts for the County and its communities. Table A-3 shows
SLOCOG growth projections for the City and County prepared by Economics Research
Associates, and Department of Finance projections for the State.

Table A-3
San Luis Obispo Population Projections, 2015-2030

Year City County State

2015 44,668 275,590 38,801,063

2020 45,969 286,940 40,643,643

2025 46,704 296,851 42,451,760

2030 47,622 309,288 44,279,354
Annual Growth Rate 0.40% 0.72% 1.0%

Source: Regional Growth Forecast for San Luis Obispo Council of Governments, 2011; California
Department of Finance, 2010

SLOCOG projections for the County show an annual growth rate of 0.72 percent. This annual
growth rate is their middle-range projection. SLOCOG low and high-range projections forecast
County annual growth rates of 0.64 percent and 0.79 percent respectively. For the City,
SLOCOG projects a continuation of the relatively slow growth rates experienced between 2000
and 2010, with a 0.40 percent annual growth rate to 2030.
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The General Plan Land Use Element (LUE) includes policies to accommodate an eventual City
population of 57,200. At a 0.5 percent growth rate, the City's anticipated residential capacity
would be reached by the year 2057.

a) Age Composition

San Luis Obispo’s age profile is shown in Table A-4 and graphically in the form of a population
pyramid in Figure A-1. When compared with the County and State, San Luis Obispo has
significantly lower percentages of children, teens and adults in the primary childbearing years of
25-44. The City however has a relatively high proportion of senior citizens. While smaller than
the County, there are 0.6 percent more seniors age 65 years or older in the City than in the State.

Due to the concentration of students attending Cuesta College and California Polytechnic State
University, San Luis Obispo, young adults age 18-24 are by far the largest age group in the City.
The City’s component of residents age 18-24 is orders of magnitude greater than the County and
State. With 35 percent of residents being age 18-24, the City has nearly a 2.5 times greater share
of these young adults than the County, and nearly 3.4 times greater share than the State. As
discussed in Appendix B, this demographic trend has important implications for the San Luis
Obispo area housing market in terms of housing type, tenure and demand.

Table A-4
Age Distribution, 2010
b San Luis Obispo San Iél;lsn?;lslm California
Population | Percent | Population | Percent Population Percent
Under 5 1,508 3% 13,343 5% 2,531,333 7%
5-17 4,014 9% 37498 14% 6,763,707 18%
18-24 15,670 35% 39,545 15% 3,922,951 11%
25-44 9,630 21% 61,860 23% 10,500,587 28%
45-64 8,866 20% 76,369 28% 9,288,864 25%
65 + 5,431 12% 41,022 15% 4,246,514 11%

Source: U.S. Census, 2010
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Figure A-1
San Luis Obispo Population Pyramid, 2010
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b) Race and Ethnicity

As shown in Table A-5, San Luis Obispo City and County are less diverse racially and ethnically
than the State as a whole. In 2010, more than three quarters of the residents in the City and
County were of white and non-Hispanic origin (note: By census definitions, Hispanic or non-

Hispanic origin is an ethnic characteristic independent of race).

However, the racial and ethnic compositions of both the City and the County are changing.
Between 2000 and 2010, the White and non-Hispanic population components in the City
dropped 3 percent and 4 percent in the County during this period. By 2010, the Hispanic
population of any race was the second largest in the City and County. Asian and Pacific/Islanders

were the third largest population, followed by residents of two or more races.
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Table A-5
Racial and Ethnic Composition as a Percentage of Total Population, 1990-2010
. . City County State

Ethnicity 1990 | 2000 | 2010 | 1990 | 2000 | 2010 | 1990 | 2000 | 2010
White 88.6 | 787 | 758 | 893 | 76.1 | 71.1 | 65.6 | 46.7 | 40.1
Black/African- 1.9 1.3 1.0 | 22 1.9 19 | 81 | 64 | 58
American
American
Indian Alaska Native 0.5 04 | 03 | 08 | 06 | 05 | 07 | 05 | 04
Asian or Pacific 52 53 52 | 29 | 27 3.1 | 104 | 111 | 13.1
Islander
Other 0.1 02 | 02 | o1 0.1 03 02 | 02 | 02
Two or More -- 2.4 2.0 -- 2.2 2.3 - 2.7 2.6
Hispanic or Latino of 37 | 117 | 147 | 46 | 163 | 208 | 150 | 324 | 376
Any Race

Source: U.S. Census 1990, U.S. Census 2000, U.S. Census 2010

Table A-6 shows that growth in the Hispanic population is expected to continue. By 2025, the
California Department of Finance projects that over one quarter of the County’s population will
be Hispanic. The Asian/Pacific Islander category is projected to be the second fastest growing
population behind Hispanic, with the White population projected to be the most rapidly declining
population.

Table A-6
County Projected Change in Racial and Ethnic Composition, 2010-2025
White Black Native American | San/Pacific Hispanic
Islander
Total
Year Population | Numb Numb Numb Numb Numb

“';‘f 1 % of “‘;‘f 1 % of “':f 1 % of “‘;‘f | o of “‘;‘f 1 % of
total total total total total

persons persons persons persons persons

2010 269,713 191,725 | 71.1 5,392 2.0 1,367 0.5 8,955 33 56,309 | 20.9

2011 270,119 191,066 | 70.7 5,418 2.0 1,366 0.5 9,003 3.3 57,147 | 21.2

2012 271,021 190,492 | 70.3 5,428 2.0 1,368 0.5 9,156 34 58,333 | 21.5

2013 271,702 | 189,875 | 69.9 5,427 2.0 1,368 0.5 9,248 34 59,424 | 21.9

2014 272,568 | 189,469 | 69.5 5,425 2.0 1,372 0.5 9,305 34 60,520 | 22.2

2015 273,793 189,236 | 69.1 5,420 2.0 1,377 0.5 9,389 34 61,777 | 22.6

2016 275,883 189,274 | 68.6 5,414 2.0 1,384 0.5 9,605 3.5 63,497 | 23.0

2017 278,531 189,453 | 68.0 5,407 1.9 1,392 0.5 9,908 3.6 65,548 | 23.5

2018 281,301 189,544 | 67.4 5,403 1.9 1,387 0.5 10,384 3.7 67,650 | 24.0

2019 284,230 189,687 | 66.7 5,397 1.9 1,382 0.5 10,884 3.8 69,840 | 24.6

2020 287,744 189,912 | 66.0 5,385 1.9 1,379 0.5 11,452 4.0 72,484 | 25.2

2021 289,757 189,927 | 65.5 5,374 1.9 1,375 0.5 11,727 4.0 74,104 | 25.6

2022 291,845 190,072 | 65.1 5,363 1.8 1,372 0.5 11,982 4.1 75,691 | 25.9

2023 294,797 1 190,410 | 64.6 5,346 1.8 1,369 0.5 12,373 4.2 77,828 | 26.4

2024 297,793 190,778 | 64.1 5,325 1.8 1,368 0.5 12,771 43 79,974 | 26.9

2025 299,996 | 190,884 | 63.6 5,302 1.8 1,366 0.5 13,004 4.3 81,755 | 27.3

Source: California Department of Finance, 2010
*Persons of Hispanic origin may be of any race
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In 2010 the share of the Hispanic population in San Luis Obispo County increased 4.5 percent
from 2000, for a share of approximately 21% of the total population. The county’s non-Hispanic
White population has decreased by 5 percent, to 71%.

2. Employment Trends

Due to its centralized location, early settlement history and transportation links via the Southern
Pacific Railroad and State Highways 101, 1 and 227, San Luis Obispo historically has served as
the County’s governmental, retail and cultural hub. City and County economies historically
were based largely on agricultural activities.

Shown in Table A-7, in 2011 the industrial sector comprising educational services, health care,
and social assistance were the largest employers of City and County residents with 22.6 and 22.4
percent respectively. Arts, entertainment, recreation, accommodation, and food services, and
retail trade were also important sectors, accounting for double digit shares of employment. All of
these high share sectors can be categorized as service industries.

Table A-7
Employment by Industry for Residents, 2012
City County California
[ [Ty I:I)lfl?ol;)esr Percent lj);l?ot;)esr Percent I:I)lfl?ol;)esr Percent

Educational services, and health 5,487 24% 27971 23.1% 3,465,988 21%
care and social assistance
Arts, entertainment, and 3,562 15.5% 14,538 12.0% 1,629,516 10%
recreation, and accommodation,
and food services
Retail trade 4,245 18.5% 15,834 13.1% 1,853,579 11%
Professional, scientific, and 2,600 11.3% 13,267 11% 2,079,656 12.6%
management, and administrative
and waste management services
Finance and insurance, and real 1,101 4.8% 5,332 4.4% 1,046,344 6.3%
estate and rental and leasing
Public administration 827 3.6% 7,192 6% 787,015 5%
Manufacturing 1,323 6% 7,685 6.4% 1,638,041 10%
Construction 756 3.3% 8,071 6.7% 966,156 6%
Transportation and warehousing, 688 3% 5,622 4.7% 760,091 4.6%
and utilities
Information 845 3.7% 3,032 2.5% 460,567 2.8%
Other services, except public 9914 4% 5,519 4.6% 893,649 5.4%
administration
Wholesale trade 334 1.5% 2,357 1.9% 516,724 3%
Agriculture, forestry, fishing and 225 1% 4,473 3.7% 396,480 2.4%
hunting, and mining
Civilian employed population 16 22,984 100% 120,893 100% 16,493,806 | 100%
years and over

Source: U.S. Census — 2012 American Community Survey
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The City’s total work force (civilian employed persons 16 years or older) was estimated at
22,984 in the 2012 American Community Survey. In 2000, the total workforce was 22,057,
reflecting an increase of 927 persons, or 4.2 percent, during the decade. San Luis Obispo’s
economy is relatively stable, mainly due to the large number of public sector employees, and
private sector employers that receive government funds in the City and nearby unincorporated
County, including the County of San Luis Obispo, California Polytechnic State University,
Cuesta College, California State Department of Forestry, California Department of
Transportation, California Army National Guard, San Luis Coastal Unified School District and
the City of San Luis Obispo. Large private sector employers include P.G.&E., Cal Poly
Foundation, Sierra Vista Regional Medical Center, French Hospital, Economic Opportunity
Commission and Madonna Inn.

Table A-8
Labor Force and Unemployment, 2000-2013
City of San Luis Obispo Labor Force Unemployment
Employed Unemployed Total Rate, (%)
2000 23,500 1,100 24,600 4.5
2001 24,200 1,100 25,300 4.4
2002 24,600 1,300 25,900 5.2
2003 24,500 1,300 25,800 5.2
2004 24,900 1,300 26,200 5.1
2005 25,400 1,300 26,700 4.7
2006 25,800 1,200 27,000 4.4
2007 26,200 1,300 27,500 4.7
2008 25,900 2,000 27,900 6.3
2009 24,800 2,700 27,500 9.9
2010 24,900 3,000 27,900 10.9
2011 25,200 2,900 28,100 10.3
2012 26,300 2,600 28,800 8.9
2013 26,300 2,100 28,400 7.3
2014' 26,800 1,700 28,500 5.9

Source: California Employment Development Department, 2014

Note: Unemployment rate is unemployed labor force divided by total size of labor force. Those who choose not to
work or have given up searching for work typically are not calculated as members of the labor force.

' 2014 data is preliminary for June 2014

Nevertheless, the area’s economy is not immune from State and national economic forces. Due
to the recent national economic recession, the unemployment rate in the City reached up to 10.9
percent in 2010. The City has seen a steady decrease in annual unemployment rates since the
height of the recession, with unemployment falling to 6.2 percent in 2013.

3. Household Characteristics
Household formation and characteristics are key factors shaping housing need. Following is an

analysis of household size, growth, income, tenure and household trends. By definition, a
“household” consists of all the people occupying a dwelling unit, whether or not they are related.
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For example, a single person living in an apartment, four students living in an apartment, a
couple with two children, and an unrelated tenant living in the same dwelling are all considered
households.

a) Household Formation and Type

As shown in Table A-9, the 2000 Census identified 18,653 occupied housing units in the City of
San Luis Obispo. In 2010, there are 19,193 occupied housing units with an increase of 2.9
percent. It is interesting to note that while the number of households increased during this
period, average household size declined by 1.3 percent, as shown in Table A-10, similarly trends
of decreasing household size are seen in the county. In the State, trends slightly decreased in
density. In part, this may be due to the fact that very few apartments were built during the 1990s
and 2000s, and apartments in San Luis Obispo typically have a higher average number of
persons per household than does detached or attached single family housing.

The U.S. Census differentiates between a “household” and a “family.” As used here, the term
"family" means two or more related persons living together as a unit. This may include single
parents, children and extended family members (e.g., grandparents). A “household” includes
unrelated persons (e.g., single persons, roommates, and unmarried persons who live together), as
well as households falling under the “family” definition.

Table A-9
Number of Households
Number of No. of Change No. of Change
H(i):sle;;o;ds H(i):sze;l(;)(:ds Number | Percent H?:?;‘f(}ds Number Percent
City 16,952 18,653 1,701 10.0 19,193 540 2.9
County 80,281 92,739 12,458 15.5 102,016 9,277 10.0
State 10,381,206 | 11,502,870 | 1,121,664 10.8 12,577,498 | 1,074,628 9.3

Source: US Census, 1990, 2000 and 2010

Table A-10
Household Size, 1990, 2000, and 2010
Average No. of | Average No. of Chial:zc Agzr?)%e Chiah:c
persons per persons per ersor.ls or
household in household in Number | Percent P P # %
household
1990 2000 .
in 2010
City 2.388 2.32 -0.066 -2.8 2.29 -0.032 | -14
County 2.533 2.55 0.014 0.6 2.48 -0.067 | -2.6
State 2.794 2.88 0.081 2.9 2.90 0.025 | 0.87

Source: US Census, 1990, 2000 and 2010
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The declining household size reflects the aging of the City’s residents and the relatively high cost
of housing. As homeowners age and become “empty nesters”, they often cannot afford to “shift
down” and buy smaller housing that better meets their needs and budget. In San Luis Obispo, it
is not uncommon for a three- and four-bedroom house to be occupied by one or two persons. As
average households grow smaller, the existing housing stock accommodates fewer people,
exacerbating housing needs, particularly for families and large households.

Table A-11
Estimated Households by Household Type, 2010
Family Non-family Single Male Single Female
Households Housing Households Households Total
Number Number Number Number Number of
of Percent of % of % of % Percent
persons
persons persons persons persons
City 7,612 40% 11,581 [ 60% | 2,863 | 15% | 3,350 | 18% 19,193 100%
County | 63,691 62% 38,325 | 38% | 11,443 | 11% | 15,330 | 15% | 102,016 100%

Source: U.S. Census 2010

Table A-11 and Table A-12 both show household patterns in 2010. When compared with the
County, there is a higher percentage of non-family households in the City, 60 percent. Non-
family households and one person households are more common in the City of San Luis Obispo
than family and larger households due to the student population in the City.

Table A-12
Estimated Households by Household Size, 2010
1- Person 2- Person 3- Person 4- Person 5- Person 6- Person
Household Household Household Household Household Household
Number No. of No. of No. of No. of No. of
of Percent 00 % person % 00 % | person | % | person | %
persons persons
persons S S S
City 6,213 324 6,637 | 34.6 | 2,833 | 14.8 | 2,217 | 11.6 902 4.7 266 14
County | 26,773 26.2 37,920 | 37.2 | 15,329 | 15.0 | 12,615 | 12.4 | 5,709 | 5.6 | 2,145 | 2.1

Source: U.S. Census 2010

b) Household Income

Both Tables A-13 and A-14 compare data from the U.S. Census, for median household and
family incomes in the City, San Luis Obispo County, State and other selected California counties
nearby. There has been significant growth in household income in the last decade in both the
San Luis Obispo City and County. Household income growth in the County is comparable to
Santa Barbara County, Monterey County and the State. In contrast, San Luis Obispo City
households tend to have lower incomes and pay a larger portion of their income for mortgages or
rent than San Luis Obispo County residents as a whole. In 2000, the City's median household
income was $31,926, or about 75 percent of the countywide median. In 2010, the City's median
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household income increased to $42,461, still approximately 75 percent of the County’s 2010
median household income of $56,967.

Table A-13
Median Household Income, 1990, 2000, and 2010
Median Median Median
Household | Household Change in Household .
Income, Income, Income Income, (I3 I LTG0
1990 2000 2010
$ $ Amount | Percent $ Amount Percent
City* 25,982 31,926 5,944 | 23% 42,461 10,535 33%
County* 31,164 42,428 11,264 | 36% 56,967 14,539 34%
Source: US Census, 1990, 2000 and 2010
Table A-14
Median Family Income, San Luis Obispo and Surrounding Counties
Median
Ifi‘;‘lﬂz l‘flel‘:(‘)?:ef;(‘;;‘(l)y Change in Income 2000-2010
2000
$ $ Amount Percent

City 56,319 74,239 17,920 31.8

County 52,447 70,987 18,540 35.3

Santa Barbara Co. 54,042 68,723 14,681 27.2

Monterey Co. 51,169 61,688 10,519 20.6

Los Angeles Co. 46,452 60,857 14,405 31
California 53,025 67,874 14,849 42

Source: U.S. Census 2000, 2010

Another income measure is per capita income, as shown in Table A-15. In 2000, the per capita
income in the City was $20,386, compared with a per capita income in the County of $21,864. In
2010, the per capita income in the City was $25,400, compared with a per capita income in the
County of $28,910. For the same year in 2010, the per capita income for California residents as a
whole was $28,556.
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Table A-15
Per Capita Income 2000-2010
Per Capita Per Capita Income,
Income, 2000 2010 Change 2000-2010
$ $ Amount Percent
City 20,386 25,400 5,014 25%
County 21,864 28,910 7,046 32%
State 22,711 28,551 5,840 26%

Source: U.S. Census 2000, 2010

The State of California defines five income categories for the purposes of determining housing
affordability and need in communities. These categories are as shown in Table A-16. This
method is consistent with definitions of extremely low-, very low-, and low-, moderate and
above moderate income households as used in some Federal and most State housing programs;
however, HUD (U.S. Department of Housing and Urban Development) applies different
standards for Community Development Block Grant, Section 202 and other Federal grant
programs.

Table A-16
California Income Category Limits 2014

Income Category Percent of County Median Income

30 % or Less

Extremely Low Income

Very Low Income 31% to 50%
Low Income 51% to 80%
Moderate 81% to 120%
Above Moderate 121% or higher

Source: California State Department of Housing and Community Development, 2014.

Table A-17 shows the estimated number of households by income categories in the City of San
Luis Obispo within varying income categories. The table indicates that in 2010, 33 percent of
the City’s households fell into the less than $24,999 income category, while 67 percent of the
households were in higher income categories, with annual income of $50,000 or higher. While
the large number of households with incomes below $24,999 may be in part due to the large
student population in San Luis Obispo, it is evident that housing affordability may be an issue for
several of these income categories in the City.
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Table A-17

Estimated Households by Income Categories, 2010

Approximate

. . Number of Percent of total
Income Income Limits
. Households households
Categories

Extremely Low Income < $24,999 6,288 33%
Very Low Income $25,000 - $34,999 2,014 11%
Low Income $35,000 - $49,999 2,285 12%
Moderate Income $50,000 - $74,999 3,116 17%
Above Moderate Income > $75,000 5,228 27%

Total 18,931 100%

Source: U.S. Census 2010

4. Housing Inventory and Market Factors

a) Housing Stock Profile and Population Growth

In the 1980°s and 1990’s, the City’s housing stock grew slower than the population. The 1990
U.S. Census identified 17,877 housing units in the City, with a vacancy rate of 5.5 percent. By
2000, the City’s housing stock grew to 19,340 units, with a vacancy rate of 3.6 percent, an
increase of 1,463 units. In 2010, the City housing stock grew to 20,553 housing units, an increase

of 1,213 units, with a vacancy rate of 1.6 percent for home owner and 5.7 percent for rental

Between 2000 and 2010, the City’s population grew from 44,179 to 45,119, an average annual
increase of 94 persons, or 0.21 percent. In the 1990’s, the City added about 2,221 persons, an
average annual increase of 222 persons, or 0.53 percent.

Figure A-2

Housing and Population Growth in the City of San Luis Obispo, 1980-2010
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Source: U.S. Census 1990, 2000, 2010
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Table A-18 shows the net change in the number of dwellings due to completed construction
between 2003 and 2012. Between 2003 and 2013, an average of 95 dwellings was built each
year. During the same period, 710 multi-family dwellings were constructed, compared to 322
new single family dwellings. Multi-family housing typically provides a wider variety of housing
costs and types than detached, single family housing.

Table A-18
Residential Development—Net Change Due To Completed Construction 2003 — 2013
Dsé?zigclfl:;lall?:lli)t’s :;:lagclle:eﬂall}lllnlii’s S e Annex | Total A Growth
Year . . Market
Market Units | Units Rate Rate
Rate Affordable | Market | Affordable | Market | Affordable
2003 129 6 42 3 24 20 0 224 195 | 0.99%
2004 71 4 25 10 190 70 0 370 286 1.43%
2005 27 0 22 2 9 40 0 100 58 0.29%
2006 17 0 4 0 9 10 0 40 30 0.15%
2007 16 0 5 0 99 5 0 125 120 | 0.60%
2008 7 0 23 0 -1 28 0 57 29 0.14%
2009 16 0 3 0 29 10 0 58 48 0.24%
2010 15 0 17 0 23 34 0 89 55 0.27%
2011 0 2 0 0 23 42 18 85 41 0.20%
2012 16 0 1 0 17 0 0 34 34 0.17%
2013 16 3 0 0 63 10 0 92 79 0.38%
10-yr 201 9 100 12 461 249 18 1050 [ 780 | 3.87%
Total

Source: City of San Luis Obispo, Community Development Department, 2013 General Plan Annual Report

b) Unit Type

San Luis Obispo's housing stock includes a wide range of dwellings, including "Victorian-style,"
single-family houses near downtown, mobile home parks, duplexes, detached single-family
housing, condominiums and large, high-density apartment complexes close to the Cal Poly
University campus. Many of the City's older neighborhoods contain a mix of single houses,
houses with attached and detached secondary units, and small duplexes or triplexes. Table A-19
summarizes the composition of the City’s housing stock in 2000 and 2013.
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Table A-19
Composition of Housing Stock by Unit Type 1990-2013
2000 2013
Percent
Unit Type Number of | Percent Number of Percent of | Change
Units of Total Units Total 2000-
2013
Single-Family Detached 8,962 47% 9,588 46% 7%
Single-Family Attached 1,210 6% 1,381 7% 14%
Multi-Family (2-4 units) 2,347 12% 2,650 13% 13%
Multi-Family (5+ units) 4,821 26% 5,596 27% 16%
Mobile Homes, Other 1,531 9% 1,482 7% -3%
Total 18,871 100% 20,697 100% 10%

Source: U.S. Census 1990, 2000, 2010 Census, DOF 2013

As shown in the Table A-19, in 1990 about 52 percent of San Luis Obispo’s housing stock was
categorized as single-family, with 39 percent multi-family dwellings and nine percent mobile
homes. In 2000, about 53 percent of the City’s housing stock was categorized as single-family,
with 38 percent multi-family dwellings and 9 percent still consisting of mobile homes. In 2013,
about 53 percent of San Luis Obispo’s housing stock is categorized as single-family, with 40
percent consisting of multi-family dwellings and only seven percent consisting of mobile homes.
The Unit type with the largest increase over the years was the multi-family dwellings consisting
of 5 or more units, with an increase of 16 percent. Mobile homes, on the other hand, saw the
largest decrease, -3 percent, from 2000 to 2013. The significant increase in large, multi-family
housing dwellings can be mainly correlated to the need and development of student housing.

¢) Unit Size

Unit size is commonly described in terms of the number of bedrooms in a residence. Table A-20
summarizes the City’s housing stock by number of bedrooms in 2010. One-third of the City’s
housing stock consists of two-bedroom units, with studio/one-bedroom units and three- bedroom
units each accounting for about one quarter of the total housing units. Four-bedroom and larger
dwellings comprise about 16 percent of the housing stock. Under the City’s Affordable Housing
Standards, estimated occupancy is based on the number of bedrooms in a unit, as follows:

Studio unit: one-person household
One-bedroom unit:  two-person household
Two-bedroom unit:  three-person household
Three-bedroom unit: four- and five-person household
Four-bedroom unit:  six-person household

Unit size often shifts from owner-occupied to renter-occupied housing. For example, 44 percent
of the City’s housing stock consists of housing units with three or more bedrooms to
accommodate larger households. As shown in Table A-20, however, most of these larger units
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are owner-occupied. About one-third of these larger units are available for renters. Due to the
high demand for student housing, it is very difficult for families with four or more persons to
secure larger rental units. According to the 2010 Census, the City has 571 dwelling units with
five or more bedrooms, or about 3 percent of the housing stock.

Table A-20
Housing Size - Number of Bedrooms by Tenure, 2010

Housing Size

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms
Total # of # of # of # of

Tenure Units Units Percent Units Percent Units Percent Units Percent
Owner- | 5 547 | 2,148 11 [3,055| 16 1,030 5 1,314 7
occupied

Renter- | 11 16| 4065 | 21 |3582] 19 1,803 9 2,196 11
occupied

Totals 19,193 | 6,213 32 6,157 35 5,304 15 3,001 18

Source: U.S. Census 2010

d) Tenure

Tenure refers to whether householders rent or own their dwelling. In 2010, 11,646 occupied
housing units, or 61 percent, of City units were renter-occupied, a significantly higher proportion
than in the County and State. Between 2000 and 2010 the City saw a 2% increase in renter-
occupied housing units. This shift is consistent with housing tenure trends during the period for
the County and State. Programs have been created to evaluate strategies that can increase owner-
occupied housing units in the City.

Table A-21
Estimated Tenure of Occupied Housing Units, 2010
2000 2010 Change
Number Percent Number Percent | Number | Percent
Owner-occupied 7,795 42% 7,547 39% -248 -2.5%
Renter-occupied 10,858 58% 11,646 61% 788 2.5%
Total 18,653 100% 19,193 100% 540 0

Sources: U.S. Census 2000, 2010

e) Vacancy Rates

The housing vacancy rate is one measure of general housing availability. A low vacancy rate,
less than five percent, suggests that households will have difficulty finding housing within their
price range. Conversely, a high vacancy rate may indicate a high number of housing units that
are undesirable for occupancy, a high number of seasonal units, or an oversupply of housing.
By maintaining a “healthy” vacancy rate of between five and eight percent, housing consumers
have a wider choice of housing types and prices to choose from. As vacancy rates drop,
shortages generally raise housing costs and limit choices.
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Since 1990, the City’s vacancy rate remained at just over five percent; however, in 2001-2003,
State Department of Finance figures show the rate dropped steeply to 3.5 percent. In 2010, the
vacancy rate rose to 7.3 percent. By comparison, in the 1990’s the County of San Luis Obispo
vacancy rate hovered at around 11 percent. In 2010, the County’ vacancy rate dropped to 7.6.
The City’s consistent low vacancy rate reflects the high demand for student rental housing near
college campuses (Cuesta College and Cal Poly University).

f) Age of Housing Stock

Housing age is one measure of identifying housing stock condition and the need for
rehabilitation. Older units often do not meet current building or zoning standards, and without
proper maintenance, are more likely to need major repairs (e.g., new roof, plumbing and
electrical repairs). Generally, dwellings over 30 years of age fall into this category, and for
purposes of the Housing Element, the number of older dwellings is an indicator of the need for
housing rehabilitation assistance. Table A-22 shows the age of the City’s housing stock up to the
year 2010.

Table A-22
Age of Housing Stock, 2010
Year Built Number of Units Percent of Units
2005-2010 652 3%
2000-2005 1,304 6%
1990-1999 1,812 9%
1980-1989 3,541 18%
1970-1979 4,338 21%
1960-1969 3,098 15%
1950-1959 2,626 13%
1940-1949 1,252 6%
Before 1939 1,587 8%
Total Housing Units 20,210 100%

Source: U.S. Census Bureau, 2010 American Community Survey

According to the U.S. Census Bureau, 2008-2010 American Community Survey about 64
percent of the City’s housing stock was built before 1980, and about 90 percent was built before
2000. Despite its high proportion of pre-1970 housing, the City’s housing stock generally
appears to be in good condition. A 2014 City inventory of vacant, underutilized and blighted
properties identified 22 residential properties with exterior signs of serious disrepair, building
condition or safety problems. The inventory included all neighborhoods; however, it was limited
to a visual inspection of the exterior street elevations and a portion of the side elevations of
housing units. It is likely that the number of substandard or dilapidated housing units is larger,
based on the age of the housing stock.

g) Housing Conditions
Another measure of the City’s housing stock is housing condition. Housing is considered

substandard when conditions are below the minimum standards of living as defined by Section
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1001 of the Uniform Housing Code. Households living in substandard housing may be exposed
to health or safety threats, which, in turn, could adversely affect the safety and quality of life of
neighborhoods. Such households are considered in need of housing assistance to correct any
serious health or building safety problems, such as structural, plumbing, mechanical or electrical
problems, and the presence of unhealthful conditions or materials, e.g. asbestos and lead-based
paint.

In addition to structural problems (sagging roofs, walls or porches, lack of or failing building
foundation, termite infestation, etc.), the lack of certain basic facilities may also indicate
substandard conditions. According to the 2010 Census, there were 41 units in the City that
lacked complete plumbing facilities. Of these, 34 were renter occupied. For Census purposes,
complete plumbing facilities included: (1) hot and cold piped water; (2) a flush toilet; and (3) a
bathtub or shower. All three must be located inside a housing unit to be recognized as having full
plumbing facilities. According to the Census, 329 units lacked complete kitchen facilities, and
of these, 320 units were renter-occupied. There were 530 units with no heating source, and 50
units that relied on heating oil, kerosene, coal or wood for heating.

h) Sales Costs and Rents

Existing and New Housing Sales Price Trends

Following a trend throughout much of California, and particularly the Central Coast of California
(from Ventura County to San Luis Obispo County), the City of San Luis Obispo experienced a
steep increase in existing and new home prices from the late 1990s to 2007. During the early to
mid-1990s, housing costs in San Luis Obispo stabilized or slightly decreased. A strong economy
in the late 1990s pushed housing costs up, with increased employment, higher Cal Poly
enrollment and greater housing demand. Since 2000, despite a nationwide economic slowdown
in the early part of the decade, local and regional housing demand has remained strong, buoyed
by record low mortgage interest rates and the San Luis Obispo area’s attractiveness to retirees
from both Southern and Northern California. Housing prices continued to increase until the
impacts of the most recent nationwide economic slowdown, and later credit crisis, hit the region
beginning in 2007 resulting in a decline in sales prices. Housing prices in 2013 are finally
beginning to catch up to pre-recession sales prices.

Table A-23 shows the median sales prices of residential real estate in the City, County, and State
from 2001-2012 according to the University of California, Santa Barbara Economic Forecast
Project’s Outlook as well as 2013 Data Quick for San Luis Obispo County. Over the 13 year
period, median sale prices have been consistently higher in the City than in the County and State.
In 2013, the median sales price in the City was $569,000. This was approximately 36 percent
higher than the County and 89 percent higher than the State. Eleven out of twelve years, median
prices were higher in the County than the State, with 2004 being the exception.
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Table A-23
Median Residential Real Estate Sales Prices, 2001-2013
City County State
Median Price Percent Median Price Percent Median Percent
%) Change &) Change Price($) Change

2001 331,568 -- 282,170 -- 263,505 --
2002 405,778 22.4 326,710 15.8 318,309 20.8
2003 451,150 11.2 381,750 16.8 371,523 16.7
2004 530,932 17.7 443,090 16.1 451,487 21.5
2005 601,665 13.3 553,780 25.0 526,316 16.6
2006 655,851 9.0 580,800 4.9 560,253 6.4
2007 581,040 -11.4 570,770 -1.7 554,623 -1.0
2008 564,213 -2.9 470,233 -17.6 378,233 -31.8
2009 570,000 1.0 385,551 -18.0 276,700 -26.8
2010 556,475 -2.4 384,002 -0.4 305,408 10.4
2011 554,000 -0.4 360,000 -6.3 287,523 -5.9
2012 502,000 9.4 369,000 2.5 266,000 -7.5
2013 569,500 13.4 390,000 6 326,000 22.6

Source: UCSB Economic Forecast Project, 2012, Data Quick 2013
Rental Costs

A survey from the San Luis Obispo County Apartment Market reported that the average contract
rent for units in the City in 2011 was $1,156. Generally, rents are slightly higher in the City than
they are in the County. Table A-24 shows the range of contract rents by unit type for the City and
County in 2011.

Table A-24
Comparison of Rent Costs, City and County, 2011
City County Percent
A A city
Unit verage Average verage average
T Rent Average $ per Rent $ per
ype Rent rent more
Range (§) | Rent($) | square | Range ($) square
) than
foot foot
county
Studio $575-799 $764 2.01 $575-799 $766 2.00 -0.3
1- $630-
Bedroom | $630-1,100 $894 1.41 1,145 $881 1.42 1.5
2- $795-
Bedroom | $§910-2,000 $1,319 1.41 2,000 $1,057 1.19 24.8
3- $1,350- $950-
Bedroom 2,037 $1,769 1.68 2,037 $1,692 1.60 4.6
$575-
Overall $575-2,037 $1,156 1.55 2,407 $1,036 1.35 11.6

Source: San Luis Obispo County Apartment Market Survey, 2011
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A possible contributing factor to high rents in the City is low rental vacancy rates as shown in
Table A-25. In 1990, both the City and County had vacancy rates relatively much higher than the
State. In 2000, the City and County had vacancy rates relatively much lower than the State.
Vacancy rates remained stable in the State from 1990 to 2000. The decline in vacancy rates in
the City and County from 1990 to 2000 proved to be part of a long-term trend of declining
vacancy rates. The City showed almost complete occupancy in 2005 with a minuscule vacancy
rate of 0 .12 percent. The County showed a vacancy rate low of 1.25 percent in 2006.

Table A-25
Rental Vacancy Rates, 1990 - 2010
Year Percent Vacancy Rate

City County State
1990 5.94 5.76 3.71
2000 2.29 3.20 3.70
2005 0.12 2.31 4.60
2006 0.42 1.25 4.70
2007 0.82 1.27 4.70
2008 2.99 3.16 4.70
2009 2.10 5.60 5.80
2010 5.70 5.50 6.30

Source: U.S. Census 1990, 2000, 2010 U.S. Census ACS, 2005-09,

In 2010, both the City and the County had a vacancy rate near 5.5 percent. Between 2008 and
2010, the City saw vacancy rates increase 90 percent. While the increase has been large, the
current 5.7 percent vacancy rate is generally considered low. A balanced vacancy rate for an area
is typically around five percent. Vacancy rates lower than five percent favor landlords and can
signal a dearth of choice for renters. Vacancy rates above five percent favor renters and can
signal that landlords are having trouble finding tenants.

i) Affordability Gap Analysis

Ownership Units

Table A-26 lists the values of owner-occupied, single family housing in San Luis Obispo City
and County in 2010 based on the 2010 Census. In 2010, only 16 percent of the City’s homes
were valued at below $250,000, compared with about 18 percent of homes in the County. While
the median housing price in 2012 is below the pre-recession peak in 2006, median prices are still
34 percent higher in 2012 than in 2001, which make it difficult to find housing for sale under
$250,000.
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Table A-26
Single Family Housing Values, 2010
City County
Price Range Number of Percent of . Percent of

g ® Units Total e Gl D Total
Less than 100,000 448 6.0 3,850 6.4
100,000 — 199,999 629 8.5 4,199 7.0
200,000 — 249,999 99 1.3 2,790 4.7
250,000 — 299,999 66 0.9 3,869 6.5
300,000 — 399,999 532 7.2 12,780 21.3
400,000 — 499,999 815 11.0 9,794 16.4
500,000 — 749,999 3,164 42.7 12,860 21.5
750,000 or more 1,662 224 9,720 16.2
Totals 7,415 100 59,862 100
Median value $588,400 $425,200

Source: U.S. Census, 2010
*For owner-occupied units

Although the total price of a home is an important indicator of affordability, the primary
affordability determinant is the monthly payment. Lenders typically require homebuyers to
demonstrate that the total monthly loan payment, consisting of loan principal, interest, taxes and
insurance will not exceed 30 percent of gross monthly household income. Table A-27 compares
the monthly median income and median housing costs in San Luis Obispo City, County and the
State in 2010.

Table A-27
Median Monthly Owner Cost as a Percentage of Household Income, 2010
Median Owner Cost, Percent of Household Income
With Mortgage Without Mortgage
City 26.8 10
County 31.5 11.6
State 31.2 11.1

Source: U.S. Census 2010

As shown, in 2010 a mortgaged median-priced house in the City is below the 30 percent
threshold. However, the County and State slightly exceed the 30% threshold. While median
family income has increased since 2000, it has not kept pace with the growth in prices. Table A-
28 and Figure A-3 compare the median sales costs and median family income in the County from
2001 to 2010. The most recent median income data for the County is the 2010 census. From
2001 to 2010, median family income in the County grew sharply, 33 percent. However, this is
not nearly as large an increase as the 51 percent increase in median sales price of a home.
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Table A-28
Median Housing Costs vs. Median Family Income in the County, 2001-2013
. Income .
Median | Percent Medl.an Percent | Required 20 OThiCAteL
Price ($) | Change Family 1 | Change | To Afford Income Needed
Income (%) ($)° To Afford
2001 282,170 -- 50,200 -- 54,136 108
2002 326,710 15.8 50,300 0.2 62,681 125
2003 381,750 16.8 57,700 14.7 73,241 127
2004 443,090 16.1 61,700 6.9 85,010 138
2005 553,780 25.0 61,700 0.0 106,246 172
2006 580,800 4.9 63,800 34 111,430 175
2007 570,770 -1.7 64,200 0.6 109,506 171
2008 470,233 -17.6 67,000 4.4 90,217 135
2009 460,300 -2.2 70,800" 5.7 88,311 125
2010 425,200 -7.6 72.,500" 2.4 81,577 112
2011 496,500 16.7 74,400' 2.6 95,256 128
2012 532,819 7.3 75,400 1.3 102,224 136
2013 553,000 3.8 75,400" 0.0 106,096 141
Change,
2001_2%13 270,830 96 25,200 50.2 51,960 33

Source: UCSB Economic Forecast of San Luis Obispo County, 2008; Data Quick 2013.

'Based on HCD Official Income Limits for a four person household.
Income required to afford is annual income such that 30 percent of gross monthly income is the monthly mortgage
payment for a median priced home. Mortgage payments are derived assuming 30-year fixed rate loan, at 6% interest,
with a 20% down payment

Figure A-3
Median County Residential Real Estate Costs vs. Median Family Income, 2001-2013
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Source: UCSB Economic Forecast of San Luis Obispo County, 2008, U.S. Census 2010
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Table A-28 also shows what income is required to theoretically afford to buy a median priced
home in the County. The income required figure is derived assuming that housing costs are at the
30 percent of gross income threshold, and that the mortgage being paid is a 30-year fixed interest
home loan, with a 6% interest rate, and a 20% down payment.

While the census showed that the median County homeowner was in good shape in 1999, under
the 30 percent affordability threshold, the situation has become more difficult for home buyers
since then. Even after accounting for the economic slowdown since 2006, approximately one
third more than the median income was required to afford a median priced home in 2013. Further
impacts on the housing market, should the economic slowdown persist, may lower prices and the
income thus required to afford homes. However, the slowdown may also impact the income that
potential homeowners can make and the interest rates they can acquire for home loans. If the
assumed mortgage parameters are altered to have a higher interest rate or smaller down payment,
monthly payments would increase, making units for sale even more unaffordable.

Earlier, Table A-23 showed that while housing sales costs are impacted by the current economic
slowdown, the rate of falling home values was lower in the City than for the County and State.
This may be due to, as local realtors report, a large number of homebuyers in San Luis Obispo
being from outside the area, primarily Southern California and the San Francisco Bay Area.
Retirees and “baby boomers” nearing retirement age are attracted to the Central Coast and
relocate, buying homes with equity accumulated from selling properties that they may have
bought decades ago. Additionally, some parents of California Polytechnic State University
students purchase property to provide housing for their children, with possible future use as
income property or for retirement. The attractiveness of San Luis Obispo to retirees and to the
stable population of university students may have contributed to relative high property values in
boom years, and may have softened devaluation in the recent economic downturn.

Rental Units

Table A-29 shows the median gross rent as a percentage of household income in 2010. While as
previously discussed, home owners are spending about 30 percent of income affordability
threshold for their housing costs in 2010, renters were spending considerably more. The median
renter was spending 48.0 percent of their income on rent in 2010, suggesting overpayment for
rental housing is common in San Luis Obispo.

Table A-29
Median Gross Rent as a Percent of Household Income, 2010

Median Renter Cost, Percent of Income

City 48.0%
County 36.7%
State 33.1%

Source: U.S. Census 2010
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The rent households of different incomes can afford, using a 30 percent affordability standard, is
shown below in Table A-30. Recalling Table A-24, the average rent of a studio apartment in the
City in 2011 was $764 per month. This is the only housing that extremely low and very low
income households could potentially afford, taking into account the standard. Low income

households could afford studio apartments or 1-bedroom units.

Table A-30
Affordable Rents by Income Group in the City of San Luis Obispo, 2013

Percent of Median

Income Group Income Earned Affordable Rent*
Income Earned
Extremely Low 31% or less < $23,374 $584 or less
Very Low 31-50 $23,374 -$37,700 $584-$942
Low 51-80 $38,454-$60,320 $961-$1,508
Moderate 81-120 $61,074-$90,480 $1,527-$2,262
Above Moderate 121 or more >$91,234 $2,281 or more

* Affordable is defined as 30 percent or less of gross income spent on rent
Source: HCD 2014; based on median income of 4 person household which is $75,400.

While some very-low and low-income household could accept studio or 1-bedroom units, Table
A-31 shows that their small size may make them unreasonable for larger households. The
average two-bedroom rental unit is affordable for low, and moderate-income 4 person
households, and the average three-bedroom rental unit is affordable for most moderate and
above-moderate income 4 person households. Extremely low and very low income household
are essentially priced out from the City’s rental market. A low income family of four would only
be able to afford a two bedroom unit.

Table A-31
Average Floor Area by Unit Type in San Luis Obispo, 2011
. Average Floor Income Groups That Can
Unit Type Average Rent () A i, () Afford
Studio 764 381 Some very low, low, moderate,
above moderate
Some very Low, low Moderate,
1-Bedroom 894 639 Above Moderate
2-Bedroom 1319 947 Low, Moderate, Above
Moderate
3-Bedroom 1,769 1,063 Moderate, Above Moderate

Source: San Luis Obispo County Apartment Market Survey, 2011

5. Summary and Conclusions

Appendix A describes the demographic factors affecting San Luis Obispo’s housing market in
2014. They are:

e Population and household growth: Population growth has slowed significantly in the City
from 2000 to 2013. Over this period, City population has remained relatively stagnant,
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growing by only 1,362 persons to 45,541, which is an average annual growth rate of 0.3
percent. By 2020, the San Luis Obispo Council of Governments projects that the City
population will grow slightly to 45,969. However, they project that in the longer term, the
population of the City will grow slightly faster, at an average annual growth rate of 0.40
percent to 2030.

e Age Distribution: Both the City and the County have significantly higher proportions of
young adults compared to the State due to the presence of the California Polytechnic
State University and Cuesta College. In the City, one third of the population is in the 18-
24 year old age cohort that encompasses most college students. The City and County also
have relatively high proportions of senior citizens aged 65 and over. The city has a
significantly low share of school age children aged 5 to 17. Only 8.9 percent of the City’s
population is in this age group, compared to 18.2 percent for the State.

e Ethnicity: The 2010 U.S. Census found that 24 percent of the City’s population was non-
White, compared to 59.9 percent of the State. While not approaching the State
distribution, the City is becoming more ethnically diverse. The California Department of
Finance projects that by 2025 that 336.4 percent of the County’s population will be non-
white with the most rapid growth coming in Hispanic and Asian/Pacific Islander
populations.

e Employment: The City has seen a steady decrease in annual unemployment rates since
the height of the recession.. Unemployment reached 7.3 percent in 2013, the lowest level
seen since 2010 by three full percentage points. In 2012, the most recent data available on
industries, showed that the three industries offering the most jobs in the City were health
care and social assistance, retail trade, and accommodation and food services.

e Household size and type: The City’s average household size has been declining since the
1990s. As the average household size grows smaller, the existing housing stock
accommodates fewer people. In 2010, non-family households are 60 percent and family
households about 40 percent.

e Household and family income: San Luis Obispo City and County median family
incomes continue to exceed other Central Coast counties and large urban areas to the
north and south. However, in 2010, 33.2 percent of household’s incomes are still less
than $24,999, which is fall within the extremely low income category.

e Housing Unit Size: Just over one-third of the City’s housing stock consists of two-
bedroom units, with studio/one-bedroom units and three-bedroom units each accounting
for about one quarter of the total housing units. Multi-family dwellings have increased
the most over the past 10 years while the number of mobile homes has decreased. It is
interesting to note that unit size shifts markedly from owner-occupied to renter-occupied
housing, with renter-occupied housing comprising most of the City’s larger housing
stock.
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Housing Inventory and Market Factors: Housing units added increased faster than
population rate. Between 2000 and 2010, there were 1,247 housing units added compared
to 945 people added. Between 2003 and 2013, there were 710 multi-family dwelling units
constructed compared to 322 of single-family dwellings constructed. In 2010, there are
21.4% more renters than owners in the City.

Housing Affordability: Many people who live in San Luis Obispo overpay for housing,
and many who work here cannot afford to live here. While the City saw median housing
costs decreasing during the previous housing element planning period, the housing
affordability issue is still problematic. Recently as median housing costs have outpaced
incomes, between 2000 and 2013, median residential cost has increased 96% while the
median income has only increased by 50%.
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Appendix B
Housing Needs

Appendix B describes housing needs relative to various segments of the population, including
groups with special housing needs. Several factors will shape the type and amount of housing
demand or “need” in San Luis Obispo. The main factors driving housing need during the
planning period are:

e Population and job growth, both in the City and in the County;

e Increased rate of household formation due to smaller households;

e Inability of extremely low, very low-, low and moderate income working adults to find
suitable affordable housing near jobs;

e Growth of special needs groups such as the elderly, single-parent households, households
with disabled persons, and homeless individuals and families.

Analysis of the City’s demographic factors suggests that while all but above-moderate income
households will continue to have difficulty finding suitable affordable housing, the largest gap
between housing supply and need will be for extremely low, low- and moderate income working
people. First-time homebuyers' assistance and incentives for multi-family housing are in effect
will continue to be critical tools in addressing these needs.

1. Regional Housing Needs Assessment

Under State law, each city and county is to develop programs designed to meet its share of the
region's housing needs for all income groups, as determined by the region’s council of
governments. The State Department of Housing and Community Development (HCD) identifies
housing needs for all regions of the State. Councils of governments then apportion the regional
housing need among their member jurisdictions. The Regional Housing Needs Allocation
(RHNA) process seeks to ensure that each jurisdiction accepts responsibility, within its physical
and financial capability to do so, for the housing needs of its residents and for those people who
might reasonably be expected to move there. State housing law recognizes that housing need
allocations are goals that jurisdictions seek to achieve; however, they are not intended as
production quotas. The allocations are included in each jurisdiction’s Housing Element so that
plans, policies and standards may be created to help meet housing needs within this element's
planning term.

a) Existing Housing Needs

That part of the RHNA process concerned with existing housing needs includes two
subcategories: overpayment and overcrowding.
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Households Overpaying for Housing

Overpayment refers to households paying more than 30 percent of their gross income to secure
adequate shelter. It is most common among extremely low, very low- and low-income
households, although in high-cost housing markets such as San Luis Obispo, even moderate- and
above-moderate income households often pay more than 30 percent of their incomes to secure
adequate housing. However, high housing costs impact lower-income households most acutely
because lower- and fixed-income households must use a disproportionately higher percentage of
their incomes for housing and typically have the least financial flexibility to meet other basic
needs. For these individuals, the eventual result may be a series of financial problems leading to
housing deterioration, as limited funds must be used for more immediate needs, or the result may
be an entire loss of housing. For the community, it could mean overcrowding as households seek
to maximize income to meet housing costs, a visible decline in housing conditions and
appearance, neighborhood parking shortages and other related problems.

Overpayment for rental housing has been a continuing problem in San Luis Obispo. The Census
indicates that in 2000, 61 percent of the City’s 10,858 renter households, or about 6,600
households, overpaid for housing. The figures also show that of the City’s 4,243 homeowners
with home mortgages, 37 percent, or 1,570 households, overpaid for housing. This translates into
an estimated 8,170 of San Luis Obispo households paying more than 30 percent of their gross
income for housing. Countywide, very low- and low-income households also have a higher
incidence of overpaying for housing, with many paying more than one-half of their incomes for
housing, a level referred to by HUD as “severe cost burden.” For some, overpaying is a choice to
secure housing of a certain type, location or quality. For many others, it is a necessity to meet
basic housing needs.

The Census indicates that in 2010, 66 percent of the City’s 11,702 renter households are
overpaying for housing. Of the City’s 7,229 owner-occupied households, 32 percent are
overpaying for housing. In total, 9,977 households of San Luis Obispo pay more than 30 percent
of their gross income for housing, which is over 50 percent of the total households within the
City. This may be due to either low income levels or high housing costs. In 2010, households
overpaying is down from 2000, when 61 percent of households overpaid for housing.

However, in San Luis Obispo, overpayment figures may be misleading. On one hand, the
percentage of households overpaying may significantly understate the problem, since high
housing costs force many to seek affordable housing outside the City. Those unable to afford
any housing in San Luis Obispo are not reflected in the figures. Conversely, the numbers may
overstate the problem in that many San Luis Obispo renters are students. Most student
households, including families headed by students, are nominally in the lower income categories
but have significant financial resources due to parental support, loans or savings that is not
reflected in their current income levels. Nevertheless, rising housing costs and relatively slow
income growth are well documented, affirming that overpayment is a serious and ongoing
problem in San Luis Obispo.
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Overcrowding

High housing prices often force lower-income households to accept smaller housing units,
resulting in overcrowding. Overcrowding can have serious housing and neighborhood
consequences. It places additional demands on housing facilities, neighborhood parking,
community infrastructure and services, and can eventually contribute to deterioration of the
housing stock and the neighborhood.

Table B-1 below compares overcrowding figures for the City and County of San Luis Obispo
and the State of California in 2010. Census data indicate that the percentages of overcrowded
rental units in the City and County have declined since 2000, from 7.5 and 10.1 percent to 5.4
and 6.5, respectively. City and County figures for overcrowding remain relatively low compared
to the State. In San Luis Obispo, among the 11,702 renter households in 2010, an estimated 733
households were overcrowded. For owner-occupied housing, San Luis Obispo has fewer people
per room than the State, with almost 99 percent of owner households averaging one person or
fewer per room. About 102 of the City’s 7,229 owner-occupied households were overcrowded.

Table B-1

Residential Overcrowding, 2010

Percent of all renter-occupied housing Percent of all owner-occupied housing
units, by number of occupants per room | units, by number of occupants per room

1.00 person 1 41 4 59 151+ 1.00 person | 4 41150 151+

or fewer or fewer
City 94.6% 2.9% 2.5% 98.6% 1.0% 0.4%
County 93.5% 4.9% 1.6% 99.0% 0.9% 0.2%
State 85.9% 8.4% 5.7% 95.7% 3.2% 1.1%

Source: U.S. Census 2010

Another measure of residential overcrowding is the number of persons per occupied housing
unit, or average household size. In 2000, the U.S. Census showed an average of 2.19 persons per
occupied rental housing unit in the City of San Luis Obispo, compared with 2.41 and 2.78 in the
County and State, respectively. According to Census in 2010, average household size in the City
increased slightly from 2000 levels. Table B-2 compares average household size between the
City, County and State in 2011.

Table B-2
Average Household Size by Tenure, 2011
Renter Occupied | Owner Occupied Average
City 2.34 persons 2.27 2.29
County 2.69 2.47 2.48
State 2.89 2.99 2.90

Source: U.S. Census 2007-2011 ACS
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Overcrowding has been a concern due to students or other groups of unrelated adults sharing
housing in low- and medium-density (R-1 and R-2) residential neighborhoods. Concerns
centered on the fact that most detached houses in R-1 and R-2 neighborhoods were not designed
to accommodate groups of adults, and that high occupancies can adversely affect persons living
under crowded conditions, reduce neighborhood parking, contribute to noise and privacy
conflicts, and can result in an overall reduction in the quality of life for neighborhood residents.
In response to these concerns, the City Council adopted an ordinance in February of 1990 that
requires households with six or more adult occupants in the R-1 and R-2 zones to secure
approval of an administrative use permit and meet standards related to parking, floor space per
individual, and number of bathrooms.

b) Housing Needs for 2014 — 2019

In San Luis Obispo County, the San Luis Obispo County Council of Governments (SLOCOG) is
charged with allocating the region’s assigned housing needs among seven cities and the
unincorporated County areas. The numbers supplied by the State's Department of Housing and
Community Development (HCD) are “goal numbers” and are not intended as production quotas.
State law recognizes that a jurisdiction’s ability to meet regional housing needs within the
planning period may be constrained by several factors. Government Code Section 65583 States:

“It is recognized that the total housing needs identified pursuant to subdivision (a) (i.e., through the
Regional Housing Needs Allocation, or RHNA process) may exceed available resources and the
community’s ability to satisfy this need within the content of the general plan requirements outlined
in Government Code Sections 65300-65307. Under these circumstances, the quantified objectives
need not be identical to the total housing needs.”

Jurisdictions must accommodate the RHNA numbers in their Housing Elements or explain why
their quantified housing objectives differ and identify actions the jurisdiction will take to remove
constraints to achieving the RHNA number. These numbers apply to the planning term from
January 2014 through June 2019. Each jurisdiction’s total need is broken down by income
group. These needs are then included in each jurisdiction’s housing element as residential
growth objectives for which the jurisdiction tailors its plans, policies and standards to be
accomplished within the planning term.

In February, 2013, the San Luis Obispo Council of Governments approved San Luis Obispo
County’s Regional Housing Needs Plan incorporating the State’s Department of Housing and
Community Development (HCD) housing need determination of 4,090 in San Luis Obispo
County, down from the 2010 RHNA of 4,885 units. The approved Regional Housing Needs Plan
is shown in Table B-3.
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Table B-3
Regional Housing Needs Plan For the County of San Luis Obispo
January 2014 — June 2019

Housing Need Allocation
Percent
Very Low Moderate Above City
Low Incom? Incomelt Moderalte Totals RHNA to
Income | 15.6% 17.6% 41.8% Total
0/ 1
24.9% RHNA
Number of Units
Arroyo Grande 60 38 43 101 242 6%
Atascadero 98 62 69 164 393 10%
Grover Beach 41 26 29 69 166 4%
Morro Bay 39 24 27 65 154 4%
Paso Robles 123 77 87 206 492 12%
Pismo Beach 38 24 27 64 152 4%
San Luis Obispo 285 179 202 478 1,144 28%
Unincorporated 336 211 237 563 1,347 33%
County
Totals 1,020 640 720 1,710 4,090 100%

Source: San Luis Obispo Council of Governments, 2013
'Percent of total housing need in each jurisdiction.

A jurisdiction’s housing need allocation is the number of additional dwellings necessary to
accommodate expected growth in the number of households, and to: 1) replace expected
demolitions and conversions to non-residential use, 2) achieve an ideal vacancy rate (five to
eight percent) that allows adequate housing choice, and 3) avoid concentrating lower-income
housing in areas that already have disproportionately high proportions of lower income
households. Total housing need is broken down by household income categories used in State
and Federal programs: extremely low, very-low, low, moderate, and above-moderate income.
As shown in Table B-3, San Luis Obispo’s allocation is 1,144 dwellings, 28 percent of the
County’s total housing need allocation.

¢) Extremely Low-Income Households

Local governments have typically used four different income categories to describe and plan for
housing needs: very-low, low, moderate and above moderate Income levels. State law now
requires quantification and analysis of existing and projected housing needs of extremely low-
income (ELI) households. ELI is defined as 30 percent of area median income and below. Table
B-4 shows the relationship of the four household income categories, projected number of
households in each category and the percentage of households paying more than 30 percent of
their income for housing. This table identified extremely-low income renter occupied households
as the largest income category overpaying for housing, with 39 percent of households paying
more than 30 percent of their monthly income on housing.
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Table B-4
Household Overpayment by Tenure and Income Level, 2011
Percent of Percent of
Total Total Percent of
Income Renter Renter Owner Owner Total Total City
C Households Households | Households | Households
ategory Households . Households . : q a
paying paying Overpaying | paying >30%
>30% for >30% for for Housing
Housing Housing
Extremely
Low Income 4,532 39% 427 6% 4,959 26%
Very Low
Income 1,764 15% 243 3% 2,007 10%
Low Income
720 6% 240 3% 960 5%
Moderate
Income 467 4% 631 8% 1,098 6%
Total
o 7,438 64% 1,541 20% 9,024 47%

Source: 2011 ACS

In 2013, San Luis Obispo County’s median income for a four-person household is $75,400. For
extremely low income households, this results in an income of $22,620 or less for a four-person
household or $15,840 or less for a one-person household. Households with extremely low-
incomes have a variety of housing situations and needs. For example, most families and
individuals receiving public assistance, such as social security insurance (SSI) or disability
insurance, are considered extremely low-income households. At the same time, a minimum wage
worker could be considered an extremely low-income household. The following are examples of
occupations with wages that could qualify as extremely low income households.

e Hotel and Resort Clerk e Agricultural Graders and Sorters

e Child Care Workers e  Waiters and Waitresses, Hosts

e Housekeepers e Food Preparation and Serving Related
e Manicurists and Pedicurists Worker

e Education, Training & Library Workers

Existing Needs

In 2010, approximately 4,959 extremely low-income households resided in the City, representing
26 percent of the total households. Most (85 percent) extremely low-income households are
renters and experience a high incidence of housing problems. According to the Census 2010,
over 98 percent of extremely low-income households faced housing problems (defined as a
housing cost burden greater than 30 percent of income and/or overcrowding and/or without
complete kitchen or plumbing facilities) and 93 percent paid more than 30 percent for the income
for housing. A total of 47 percent of all households across all income categories paid more than
30 percent of their income for housing.
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Projected Needs

To calculate the projected housing needs, the City assumed one-half of its assigned very low-
income regional housing need is comprised of extremely low-income households. As a result,
from the very low income need of 285 units, the City has a projected need of 142 units for
extremely low-income households. Many extremely low-income households will be seeking
rental housing and most likely facing an overpayment, overcrowded or substandard housing
condition. Some extremely low-income households face mental or other disabilities and special
needs. To address this need, the City will employ a diversified strategy including promoting
construction of a variety of housing types, such as single-room occupancy (SRO) units,
preservation of extremely-low and very-low housing, and residential rehabilitation assistance.
For example, with respect to single-room occupancy units, the City already allows SRO housing
in all zoning districts where residential uses are allowed, and has provided $1 million to assist
development of SRO housing in the Downtown core. In addition, the City is working with the
Housing Authority on a 20 unit SRO development project specifically targeted to extremely-low
income veterans located near services.

Extremely low-income households often need supportive housing and are particularly vulnerable
to becoming homeless due to the local high housing costs and limited incomes. Supportive
housing is generally defined as permanent, affordable housing with on-site services that help
residents transition into safer and more stable living conditions. Needed services may include
childcare, after-school tutoring, career counseling, etc. Most transitional housing includes a
supportive services component. City regulations allow supportive housing by right as a
residential use, provided supportive services are subordinate to the residential use. To address
the housing needs of extremely low-income households, the City will identify opportunities to
work with for-profit developers to secure ELI units as a condition of approval for market rate
units, and with non-profit builders who specialize in building housing for extremely low-income
households and supportive housing. This effort is designed to:

e Build a long-term partnership with development groups;

e (Gain access to specialized funding sources, including funding sources that support deeper
subsidies for ELI housing;

e Identify the range of local resources and assistance needed to facilitate the development
of housing for extremely low-income households, and

e Promote a variety of housing types, including higher density, multifamily supportive,
single room occupancy and shared housing.

As described in Program 3.13, the City will work with its nonprofit partners to develop housing
for extremely low-income households. Possible activities include organization capacity building,
assisting with site identification and acquisition, providing local financial resources (Affordable
Housing funds, CDBG and HOME funds), City fee deferrals, assisting and streamlining
entitlements and through the use of flexible development standards and incentives.
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2. Special Housing Needs

Certain segments of the population may have more difficulty finding decent, affordable housing
due to their specific circumstances. In San Luis Obispo, this may include elderly persons, large
families, female-headed households, the disabled, homeless and farm workers.

a) Elderly Persons

Elderly residents are classified as being 65 years of age or older. The 2000 Census shows that
elderly populations accounted for 12 percent, 5,432 residents, of the City’s total population. In
2010, elderly populations still made up 12 percent, 5,431 residents, of the City’s total population.
Overall elderly population in the City has remained the same since 2000. According to the 2010
Census, there are 2,608 owner-occupied households in the City headed by persons 65 years or
over and 1,114 renter-occupied households headed by persons 65 years or over. Households with
persons age 65 years or older comprise 20 percent of the total occupied households.

Table B-5
Elderly Population in San Luis Obispo, 2000-2010
Percent Elderly Percent Elderly Perc;e EtldChla nge
Age 2000 based on City 2010 based on City I? 1 :r Y

Population, 2000 Population, 2010 2%%‘5_;(;(1)3’
65 to 74 2,272 5% 2,381 5% 5%
75 to 84 2,228 5% 1,787 4% -20%
85+ 932 2% 913 2% -2%
Total Elderly 5,432 12% 5,431 12% 0
Population

Source: 2000, 2010 U.S. Census

Elderly persons may need regular medical care, special residential access features, home medical
equipment or trained medical care, transportation and opportunities to socialize. Those with
moderate or above moderate incomes can usually afford to accommodate those needs. However,
many elderly citizens have fixed or low incomes and do not own a home. They must compete
for rentals with other small households that may have greater financial resources, or may have
the potential for greater income in the future. Those low-income, elderly people who do own
homes may have difficulty affording property maintenance costs, or meeting special accessibility
or mobility needs such as ramps, handrails, door widths, counters and cupboard height and
design. Due to limited mobility or health issues, elderly people may have a more difficult time
meeting their personal needs, such as shopping, health or other errands, making their housing
locations especially important. According to Census figures, 3,338 elderly San Luis Obispo
residents, 60 percent of city residents age 65 or older, have physical disabilities, self-care or
mobility limitations.
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Table B-6
Elderly Mobility and Disability Status in San Luis Obispo, 2010
Disability and Mobility Percent of Percent of
Status Male Total Persons Female Total Persons Totals
> 65 years old > 65 years old
Total # of persons 265 |, |5 40.6 3,289 59.4 5,432 (100%)
years of age
. - 654
Physical disability only 13.8 1,192 25.2 1,846 (39%)
Mobility limitation only 293 6.2 812 17.1 1,105 (23.3%)
Self-care limitation only 81 1.7 306 6.5 387 (8.2%)
Two or more
limitations, including 260 5.5 319 6.7 579 (12.2%)
self-care limitations
Totals 1,028 21.7 2,310 48.8 3,338 (60%)

Source: U.S. Census 2010

Elderly residents who own their homes are in relatively good positions financially. Given the
high cost of housing in the area, some could sell their homes for a profit and use it to purchase a
smaller apartment or condominium, or for a residential care facility if needed. However, seniors
on fixed incomes with few assets have a more difficult time securing housing. Based on requests
to the City's Housing Authority for housing affordable to the elderly, there is a clear need for
more subsidized elderly housing in the City. With the aging of the so-called "baby-boom"
generation born in the 1950’s, and with longer life expectancies, the need for suitable housing
and related services is expected to grow. According to Census 2010, 273 elderly San Luis
Obispo citizens had incomes below the poverty threshold.

Residential Care Facilities

San Luis Obispo has a limited number of residential care facilities and special housing geared
toward the elderly. Residential care homes may also serve youths, adults, the disabled and those
in drug and alcohol recovery programs. In 2013, the City had 598 facilities providing housing
for special needs groups. Table B-7 summarizes special needs housing and residential care
facilities in San Luis Obispo in 2013.
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Table B-7
Special Needs Housing and Residential Care Facilities in San Luis Obispo, 2013
Type of Facility Total Number of Facilities Total Capacity/Persons
Shelters 2 80
Adult residential 4 77
Disabled 6 280
Large families 571 7,758
Elderly 12 1,338
Drug and alcohol 3 10
Total 598 9,543

Source: City of San Luis Obispo, Community Development Department, U.S. Census 2010
Large Family Total Capacity equation: Total large family households multiplied by 6 persons.

b) Large Households

According to the Census, 1,293 households, or six percent of San Luis Obispo's households,
consist of "large families.” Large families are defined as households with five or more persons,
at least two of which are related by blood, marriage or adoption. Large families are included as a
special needs group because they typically require larger dwellings with more bedrooms than
typically needed by most households. Large families require dwellings with six or more rooms,
and of these, three or more are probably bedrooms.

According to the 2010 Census, Table B-8 highlights the City's housing stock which contains
about 571 large dwellings with five or more rooms, or three percent of the housing stock. Large
families face the dual challenge of finding an adequately sized dwelling at a cost that they can
afford. These families often have the largest affordability gap in securing housing among the
special needs groups. This is especially true for renter households, since most of the City’s
larger dwellings are owner occupied. Of the City’s roughly 8,800 dwellings with three or more
bedrooms, 60 percent are owner occupied. The remainder, about 3,200 large, rental housing
units, is often priced for the student housing market.

On a per-person rental basis, a three-bedroom student rental house can often generate larger rents
than if it were rented to a single family. In 2011, average rent for a three bedroom unit was
$1,692 per month. For low-income residents in a four-person household, the maximum
affordable rent in 2013 was $1,508 and for moderate income residents it was $2,262, meaning
extremely-low, very low and low income families would have difficulty affording rental homes
in the City.

It is evident from the Census that there are a sufficient number of large dwellings to
accommodate the numbers of large families in the City. However, data also shows that lower-
income households are priced out of both the ownership and rental housing markets for that type
of housing. Moderate income families may be able to afford rental costs for large dwellings;
however, a tight student-housing market coupled with relatively low vacancy rates (averaging
just over six percent) make it more difficult for families to secure large dwellings. Large low-
and moderate income families will continue to be one of the most seriously affected housing
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consumer groups in the City. Market-rate housing options for this segment of the population are
mostly overcrowded, multi-family units or poorly maintained single-family houses. The
production of more on-campus student apartments may help to make available more rental
housing suitable for large families.

Table B-8
Large Households by Tenure in San Luis Obispo, 2010
Numb.e rof I.’ersons Owner Occupied Renter Occupied Total
in Unit

Five 311 591 902
Six 87 179 266
Seven or More 38 87 125
Total 436 857 1,293
Percent of Total

Households 2% 4% 7%

Source: U.S. Census 2010

¢) Female-Headed Households

In 2010, females headed seven percent of the City’s households, or an estimated 1,336
households with no husband present. By comparison, about 6 percent of county households and
8 percent of State households are female-headed. Female-headed households are included as a
special needs group because of their low rate of homeownership, lower average incomes and
relatively high poverty rates. This group's housing needs are similar to those of the elderly in
that affordability, limited income and access to services are key concerns. Female-headed
households have space needs similar to two-parent households, but are at a distinct disadvantage
in competing for suitable housing with the financial resources of only one adult. Often, the
single parent must settle for a small dwelling that does not meet the household’s needs, or must
spend a disproportionately large share of the household's monthly income on housing and child
care.

Housing close to employment, schools and services tends to be more desirable and therefore
more expensive. In their search for affordable housing, families are often forced to trade the
convenience of proximity for affordability. As the distance between work, school, daycare and
the grocery store is increased, so is the time spent connecting the stops, leaving less time for the
family to spend together, a particularly difficult situation for single-parent families.

Table B-9 shows the number of female-headed households in 2010. Of the total female-headed
households, 294 were listed as having incomes below the poverty level.
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Table B-9
Female-headed Households, 2010
Household Type Total Percent of Total Households
Female-headed households (with own 651 3.4%
children under 18 years)
Female-headed households (without 685 3.6%
own children under 18 years)
Totals 1,336 7%

Source: U.S. Census 2010

Affordable housing needs of female-headed households can be addressed through rent assistance,
low- and moderate income housing production, shared equity/down payment assistance and
group housing. Housing opportunities also can be improved through city policies calling for the
provision of affordable childcare, and by locating family-oriented housing developments close to
major employment areas, transportation facilities and shopping.

d) Disabled Persons

As shown in Table B-10 and B-11, about 6 percent of City residents reported some type of
disability on the 2010 Census. Access and affordability are two major issues that may limit
housing choices for disabled people. This group is included as having special housing needs
because people living with disabilities often need facilities not typically provided in conventional
housing. Depending on the disability, special accommodations may include specially designed
interior features and accessibility provisions outside the unit. California Administrative Code
Title 24 sets access and adaptability requirements for persons living with disabilities, and these
apply to most new residential and commercial developments. The regulations require special
architectural features to meet the needs of disabled persons, including access ramps, accessible
restrooms and appropriately designed interior features. These requirements do not apply to
single-family residential construction.

Table B-10
Persons Reporting Mobility or Self-Care Limitations in San Luis Obispo, 2010
Mobility Self-Care Total Percent Of
Limitation Only Limitation Only Population
Persons 5-17 0 0 0 0.0
Persons 18-64 881 267 1,148 2.5
Persons 65+ 1,105 387 1,492 3.3
Totals 1,986 654 2,640 5.8

Source: U.S. Census 2010

Convalescent homes and assisted residential-care facilities provide limited medical care in an
institutional setting. They usually accommodate older residents and others who do not need
acute medical care but who cannot live independently. Since 1994 several new residential
care/assisted living facilities have been built, catering mainly to elderly and disabled persons.
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These range in services from apartments for relatively independent living in a group setting to
residential care facilities with full, onsite support services, including personal and medical care.
As shown in Table B-6, San Luis Obispo has residential care facilities, apartments or group
homes that can accommodate about 1,695 elderly or disabled residents.

Other adults, who need less medical attention than is provided by a convalescent home, are
accommodated by an increasing number of small group homes (discussed below). Those with
multiple or severe disabilities, usually both physical and mental, require group living
arrangements where care and supervision can be provided. San Luis Obispo has one large
facility with about 90 occupants and one smaller facility for infants and young children. The
demand for such accommodations is expected to grow at about the same rate as the overall
population. Sites for large facilities of this type are limited in number, although moderate-sized
and smaller facilities could be accommodated in many residential areas throughout the City.

Table B-11
Disability by Type, San Luis Obispo 2011
Youth
Yl T E Adults Seniors Total Unable to
Disability Type (Ag1e7)5 to (18 to 64) (65+) Total Work

With hearing difficulty 10 493 851 1,354 218
With vision difficulty 26 207 323 556 57
With cognitive difficulty 49 870 485 1,404 577
With ambulatory difficulty 0 533 1,228 1,761 381
With self-care difficulty 0 244 475 719 174
With independent living 0 619 977 1.596 476
difficulty ’

Total Individuals with 112 1,652 1,872 | 3,636 917
Disability

Source: U.S. Census 2010

Persons with mental or physical disabilities who do not need medical supervision but are not able
to live independently can usually be accommodated in large or small group homes. Small
residential care facilities typically accommodate between six and 12 people, and provide beds,
meals and 24-hour assistance by caregivers. According to AIDS Support Network of San Luis
Obispo, there are an estimated 75-100 persons in San Luis Obispo suffering from HIV/AIDS and
related illnesses. Those suffering from HIV/AIDS have specific supportive housing needs. The
main housing problem for this group is housing affordability, since in many cases, the
HIV/AIDS patient can no longer hold down a job.

Mobility also is an issue, as a large percentage of this group is dependent upon public transit.
There are 12 apartments in San Luis Obispo (two facilities) exclusively for this group, able to
accommodate up to 24 persons, plus another eight units available through the City of San Luis
Obispo Housing Authority (with a capacity for 16 people), as available. HIV/AIDS patients can
also live in public housing for very low- and low-income persons, through the Housing Authority
of the City of San Luis Obispo.
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e) Developmental Disabilities

A recent change in State law (SB 812) requires that the Housing Element discuss the housing
needs of persons with developmental disabilities. As defined by federal law, “developmental
disability” means a severe, chronic disability of an individual that is attributable to a mental or
physical impairment or combination which manifested before the age of 22 and is likely to
continue indefinitely. The disability results in substantial functional limitations in three or more
of the following areas of major life activity: a) self-care; b) receptive and expressive language; c)
learning; d) mobility; e) self-direction; f) capacity for independent living; or g) economic self-
sufficiency. The disability would also reflect the individual’s need for a combination and
sequence of special, interdisciplinary, or generic services, individualized supports, or other forms
of assistance that are of lifelong or extended duration and are individually planned and
coordinated.

Many developmentally disabled persons can live and work independently within a conventional
housing environment. More severely disabled individuals require a group living environment
where supervision is provided. The most severely affected individuals may require an
institutional environment where medical attention and physical therapy are provided. Because
developmental disabilities exist before adulthood, the first issue in supportive housing for the
developmentally disabled is the transition from the person’s living situation as a child to an
appropriate level of independence as an adult.

The Census does not record developmental disabilities. According to the California Department
of Developmental Services, approximately 367 developmentally disabled residents live in the
two San Luis Obispo zip codes of 93401 and 93405. Table B-12 shows that 134 people, or 37
percent, of developmentally disabled residents are less than 17 years of age while 233, or 63
percent, of developmentally disabled residents are over the age of 18. Policy 8.11 and Program
8.23 have been added to the Housing Element to address the housing needs of persons with
developmental disabilities.

Table B-12
Developmental Disabilities by Age and Location, 2014
Age Group 93401 Zip Code 93405 Zip Code Total
0-17 83 51 134
18+ 137 96 233
Total 367

Source: California Department of Developmental Services, 2014

Table B-13 highlights that of the approximately 367 developmentally disabled residents in San
Luis Obispo, 47 percent reside in the home of parents or guardians, 30 percent reside in
Independent/Supportive Living scenarios and 21 percent live in Intermediate Care Facilities.
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Table B-13
Developmental Disabilities by Residence Type
. Independent/ | Community .
Zip Home of Intermediate Foster
Code | Parent/Guardian S“ﬂg‘i’sgd ng‘lffty GaxelBacility || Home || 2 iners|iTotal
93401 98 94 0 16 10 <10 |>218
93405 67 16 <10 62 <10 0 >145

Source: California Department of Developmental Services, 2014

f) Homeless Persons, Transitional Housing and Supportive Services

Homeless Persons

The City has been a long standing supporter of service provision to those who are experiencing
homelessness. Implementing strategies and programs that help transition people out of
homelessness has been a regional effort. The City has partnered with the County, other cities,
and nonprofit entities to provide programs that advance goals outlined in the San Luis Obispo
Countywide 10-year Plan to End Homelessness (10-Year Plan).

The City adopted the following Major City Goal of Implementing Comprehensive Strategies to
Address Homeless as a top priority in the 2013-2015 Financial Plan. The listed objectives and
associated work plan for this goal include encouraging improved and expanded services in
conjunction with the City’s partner organizations; support for a new homeless services center;
and development of a Good Neighbor Policy (GNP) for those entities providing services to
homeless populations in the City.

The City’s role in addressing homelessness includes the following:

1. Politically support and strategically supplement efforts lead by the County.

Financially support housing and service agencies whose mission it is to develop programs
for the City’s homeless population.

3. Provide funding assistance from Community Development Block Grant (CDBG), Grants-
In-Aid (GIA) and General Fund monies to social service programs, such as the Maxine
Lewis Memorial Shelter and Prado Day Center.

4. Politically support and implement the 10-Year Plan.

5. Leverage grant and Affordable Housing Fund monies, consistent with the 10-Year Plan,
to assist with the development and preservation of affordable housing.

Homelessness is inherently difficult to quantify because it is often a transitional situation,
dependent upon a household’s or individual’s changing economic condition or location. Lacking
permanent housing, homeless persons are often missed in census surveys and other community
inventories. Due to a Homeless Enumeration Study and Report sponsored by the Homeless
Services Oversight Council (HSOC), a much clearer picture of homelessness in San Luis Obispo
City and County has emerged. The enumeration’s main findings are summarized below.
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Table B-14 below summarizes the 2013 San Luis Obispo County Homeless County Report
which includes a point in time count of homeless individuals and families on January 23, 2013.
According to the report, 2,186 point in time homeless persons were living in San Luis Obispo
County in 2013, of which 750 persons, or 34.3 percent, were based in the City of San Luis
Obispo. Approximately 262, or about 12 percent of the County’s total homeless persons
counted, were under the age of 18. In the County, 33 percent of homeless persons are female.
In terms of sleeping arrangements, of the County’s total number of homeless persons observed
and interviewed 50 percent regularly slept outside, 11 percent in a shelter or transitional housing,
24 percent slept in a car, camper or other vehicle, and 12 percent in encampment areas. Because
the survey was conducted during a small time frame, using a HUD provided formula, the County
estimates that 3,497 persons are estimated to be homeless in the County.

Table B-14
San Luis Obispo County Homeless Count by Region, 2013
. Percent of Total Homeless

Region Number Counted
City of San Luis Obispo 750 34%,
Sheltered 148 20%*
Unsheltered 602 80%*
North County 466 21%

Coastal Region 141 6%

South County 829 38%
Total Point in Time Homeless Count 2,168 100%

Source: 2013 San Luis Obispo County Homeless Census and Survey
*Percent of City of San Luis Obispo Total Homeless counted on January 23, 2013.

The two largest facilities providing homeless services in the County are located in San Luis
Obispo: 1) the Maxine Lewis Memorial Homeless Shelter, a 50-bed shelter that provides
showers, clothes, free morning and evening meals, client mail and phone services year-round,
and 2) the Prado Day Center, which supplies lunch and other services for 90 to 120 people each
day, with women and children comprising about 30 percent. The Day Center provides a
supportive environment for individuals and families needing life services and a home base
during the day. Clients have onsite access to showers, phones, mail, daytime meals, laundry and
a range of public and private service providers, including job counselors and access to
transitional housing.

In addition, the Women’s Shelter of San Luis Obispo County is located in the City, providing
facilities for homeless, displaced or abused women and children. While small, temporary
homeless facilities have been available in North and South County, San Luis Obispo remains the
center of homeless services and facilities for the County. Both the Maxine Lewis Homeless
Shelter and the Prado Road Day Center are located in San Luis Obispo City and supported, in
large part, through City and County funding.
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The Community Action Partnership of San Luis Obispo County (CAPSLO) works in partnership
with the Interfaith Coalition for the Homeless to provide “overflow” sheltering all year around.
A different church hosts the “overflow” program each month, providing 25-35 beds nightly. In
2013, approximately 861 homeless persons received one or more nights of overflow emergency
shelter and assistance in San Luis Obispo City.

Seen in Table B-15 below, when comparing homeless services between 2008 and 2013, there
was a significant difference in persons served and meals provided, while shelter nights and use of
the Prado Day Center remained relatively stable. During 2008, the Homeless Shelter served 726
different people, totaling 30,492 shelter-nights where an average of 81 homeless persons
received meals daily. At the Prado Day Center, 1,437 homeless people were served, with a total
of 44,044 homeless services provided during 2008. In 2013, 861 different persons received a
total of 29,573 shelter nights. A total of 36,707 meals were served in 2013, including 7,134
meals to “dinner/dashers”, or persons who came to the shelter for dinner and a shower but not for
a shelter bed. At the Prado Day Center, 1,490 homeless people were served, with a total of
45,114 homeless services provided in 2013. Overall, the largest increase in services from 2008
to 2013 was the amount of meals provided to “dinner dashers”, increasing 24 percent, while the
largest decrease of services was shelter nights provided which decreased 3 percent.

Table B-15
City of San Luis Obispo Homeless Comparison, 2008-2013
Percent Change
2008 2013 2008-2013
Unique persons served 726 861 19%
Shelter Nights 30,492 29,573 -3%
Meals P,r0V1ded to ‘dinner 5,748 7.134 249
dashers
Prado Day Center unique 1,437 1,490 49
persons served
Total Prado Day Center N
Homeless Services Provided 44,044 45,114 2%

Source: 2013 San Luis Obispo County Homeless Census and Survey.

The 2013 homeless enumeration data also shows that significant numbers of homeless persons
are living in cars, campers, city creeks and open space areas and do not avail themselves of the
homeless shelters. Homeless service providers require that to receive services at the shelters,
homeless persons must sign in and must not be under the influence of drugs or alcohol. For
these and other reasons, many homeless people in San Luis Obispo remain invisible in terms of
their numbers and the services provided to them.

Transitional Housing and Supportive Services

A primary goal is to help homeless individuals and families achieve a measure of stability and
enable them to transition to safe, secure housing. Transitional housing gives homeless people a
stable environment while they seek employment or learn life skills towards self-sufficiency. San
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Luis Obispo non-profit agencies, (CAPSLO), Housing Authority of the City of San Luis Obispo,
and Transitions Mental Health Association (TMHA), and San Luis Obispo County Social
Services use a “continuum of care” approach” that places clients in supportive housing in San
Luis Obispo City. For example, TMHA manages 21 congregate living houses in the City of San
Luis Obispo providing 98 beds; and 2 single unit apartment buildings which provide 10 beds
serving a range of residents including homeless persons, disabled persons and persons with
substance abuse issues.

To help homeless persons transition from emergency to permanent or semi-permanent shelter,
the City and the Housing Authority help fund transitional housing throughout the City. City
zoning regulations allow transitional housing in all zoning districts where residential uses are
allowed, consistent with State law. Transitional housing, typically lasting from six months to two
years, is more than just group housing. It includes a broad range of housing types, from detached
houses with up to five adults, to boarding houses with more than five adult residents.
Transitional housing in San Luis Obispo typically includes a resident manager with visiting staff
providing counseling, health care, education and other services. Those recovering from alcohol
and other drug dependencies and those making the transition from institutional environments to
more independent living can benefit from sheltered and supervised accommodations, or
“transitional housing." Demand for such facilities is expected to grow at about the same rate as
the overall population. Table B-16 lists homeless and transitional facilities in San Luis Obispo

Table B-16

Emergency Shelter and Transitional Housing Facilities, City of San Luis Obispo

Name /Agency Number of People Population Served
Maxine Lewis Memorial 80 (25-35 overflow) Single homeless adults and
Shelter — Community Action families with children
Partnership of SLO County
San Luis Obispo Womens 14 Women and children
Shelter
Adult Transitional Housing - 36 Single adults
TMHA
Transitional Housing for 86 Single adults
Homeless - TMHA
Congregate care housing - 80 Single adults
TMHA
Total People Served 296

Source: Community Development Dept. 2014

The Urban County’s 2010 Consolidated Plan describes the County’s and participating cities’
major objectives for use of Community Development Block Grant (CDBG) funds. It targets a
Continuum of Care approach for addressing homelessness on a regional basis. Each
participating community, including the City of San Luis Obispo, is encouraged to provide a
range of homeless services, including outreach and assessment, basic emergency shelter,
emergency services, counseling and case management and transitional and permanent housing.
In 2013, however, total funding available for public services (15 percent of total CDBG funding)
countywide is approximately $240,000 annually (down from $388,000 in 2004). This amount is
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not adequate to meet the countywide need for homeless operating expenses or capital
improvements.

SB 2 Compliance — PF Zoning and Homeless Shelters

In keeping with SB 2 requirements, the City has amended its Zoning Regulations to allow
homeless shelters by right in at least one zone in the City and incorporated state-allowed
standards for homeless shelters into the Regulations. In 2009, the City identified the PF or
“Public Facility” zone as being the most appropriate zone to accommodate homeless facilities.
The PF zone is intended to provide for the wide range of public uses likely to be located on
public property, including public buildings, parks, and other facilities with public uses. Public
uses are those conducted by governmental or nonprofit agencies. However, this zone also
provides for complementary private and commercial uses which, within the overall guidance of
the general plan, provide a public benefit. Homeless shelters fit this land use classification well
because PF zones are typically publicly-owned, have excellent public access and public
transportation, and already provide various types of public services.

There are approximately 425 acres of PF-zoned land in the City of San Luis Obispo and of this,
approximately 200 acres is under City ownership. The balance is owned primarily by the County
of San Luis Obispo, the San Luis Obispo Coastal Unified School District, and the State of
California. Most of the properties are developed with public uses and buildings. Some of the
properties include sufficient vacant or unused land which could be used for a homeless shelter,
either as infill or as part of land use changes. Homeless Shelters are allowed by right in the PF
(Public Facility) zone, and allowed with use permit approval in the R-3 (Medium-High Density
Residential, R-4 (High Density Residential), O (Office), C-N (Neighborhood Commercial), C-C
(Community Commercial), C-D (Downtown Commercial), C-R (Retail Commercial), C-S
(Service Commercial), C-T (Tourist Commercial), and M (Manufacturing) zones.

City and County efforts have focused on identifying a site in San Luis Obispo which could serve
as a homeless services center to meet a range of homeless needs and services, including shelter,
food, education, case management, administration, and other supportive services. The new site
would combine services currently provided at the Maxine Lewis Memorial Shelter and the Prado
Day Center, consistent with the 10-Year Plan. CAPSLO recently acquired a three acre site
located at 40 Prado Road for the development of the new homeless services center. The site is
zoned Office and will require approval of a use permit and architectural review of the building
design. Project plans are being developed and construction is anticipated in summer 2015.

g) Farm workers

The City of San Luis Obispo is in the County's central coastal agricultural region. San Luis
Obispo City is, for the most part, urbanized with only a few small farms still engaged in
agricultural production. According to the 2010 Census, about 1.7 percent of the City’s labor
force over 16 years of age work in the agriculture, forestry, fishing and hunting industries, or
approximately 390 persons. Since less than two percent of the City’s labor force works in
agriculture, it follows that few farm workers actually work or live in the City. The primary
factors with regard to farm worker housing are affordability, proximity to jobs and bilingual
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services for predominantly Spanish-speaking residents. High housing costs make it extremely
difficult to meet farm worker housing needs in San Luis Obispo.

Agriculture is one of San Luis Obispo County’s primary industries; however it is difficult to
determine how many farm workers live in the County or City. Some are permanent residents and
others are seasonal migratory workers. The US Department of Agriculture’s (USDA) Census
compiles farm and farm employment information. Table B-17 shows that in 2012, USDA
reported 10,669 workers in the farm industry, county wide, an increase of 16 percent from 2007,
when USDA reported 9,175 workers. Of the 10,669 workers reported, 4,704 were permanent
(more than 150 days), and 5,965 were seasonal (less than 150 days). The largest change between
2007 and 2012 was a 24 percent increase in seasonal farmworkers, or those working less than
150 days per year.

Table B-17
San Luis Obispo County Farmworkers
San Luis Obispo Percent Change
County A0 AU 2007-2012
Total Farmworkers 9,175 10,669 16%
Work more than 150 4370 4704 7%
days per year
Work less than 150 days 4.805 5.965 249%
per year

Source: 2012, 2007 USDA Agriculture Census

A 1993 study on farm worker housing in San Luis Obispo prepared by People's Self-Help
Housing Corporation indicated that while there was some need for farm worker housing in the
City, the strongest needs for farm worker housing were in other, more predominantly agricultural
areas such as Paso Robles, Shandon, Nipomo and Arroyo Grande. The most intensive
agricultural activity in the San Luis Obispo area is located in the Edna Valley, just south of the
City. In the last decade, this area has experienced a rapid increase in wine grape production and
has generated a need for additional farm worker housing.

While the majority of farm worker housing needs will continue to be met in North and South
County areas closer to large farms, vineyards and ranches, there is still a need for an estimated
300 to 400 housing units suitable for farm worker families in San Luis Obispo during the
planning period. Like most special needs housing, farm worker housing is largely dependent on
city policies and implementation measures to provide for varied housing options, including
inclusionary housing, can be utilized to assist farm employees as a subset of low income
employees. This can be important since farm employees often have the same needs as other low
income citizens (access to services, day care, schools, public transportation). Having policies
and implementation efforts which lead to the development of affordable housing can benefit
farm employees even when it is not targeted specifically to farm employees.
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For example, a recent development project in the City of Atascadero by Habitat For Humanity
provided housing for two long-term farm employees in the county because they passed through
Habitat's screening, not because the housing was specifically targeted for farm employees.

Farm workers housing needs may be met through the development of additional extremely low
and very low income public housing, mixed-, low- and moderate income housing through the
Inclusionary Housing Program, and First-Time Homebuyer Assistance to provide gap loans
and/or grants for low-income families hoping to purchase housing. Farm worker housing is not
treated any differently than other types of single-family, multi-family, or group housing (e.g.
boarding/rooming houses or dormitories). Farm worker housing is allowed in up to nine zone
districts wherever other types of dwellings are allowed.

h) Students

It is estimated that Cal Poly State University and Cuesta College students comprise more than
one third of the City's population. As a result, students strongly influence the City’s housing
supply and demand. Although often grouped into low-income categories statistically, many
students can spend more on housing than income data suggests because of parental support or
larger household sizes. By pooling their housing funds, groups of students can often afford more
expensive housing than non-student households. This contributes to higher rents in San Luis
Obispo than in other parts of the County.

Cal Poly’s student population is approximately 19,800 (Cal Poly, Fall 2013). In fall 2013, Cal
Poly had on-campus housing available for 6,300 students, with approximately 32 percent of the
Cal Poly student population housed on campus. The other 68 percent, including married and
graduate students, either find housing elsewhere in the City of San Luis Obispo or in other
communities throughout the County. In fall 2013, the most recent year data was available, about
12,462 Cal Poly students, or two-thirds of the University’s total enrollment of 19,800, lived in
the City. According to Cuesta College, approximately 3,741 students, or 33 percent of total
enrollment, made San Luis Obispo home in fall 2013. Hence, an estimated 16,203 college
students live in San Luis Obispo and comprised about 36 percent of the City’s 2010 population.
Cuesta College has no on-campus housing.

Student housing preferences sometimes result in competition and conflicts with other segments
of the City's population. Student housing complexes close to Cal Poly State University have,
since the late 1990s, experienced high occupancy rates, prompting many students to seek
alternative housing arrangements outside the immediate campus area. Many students choose to
find apartments or condominiums elsewhere in the City, and increasingly, students choose to
share houses in single-family neighborhoods. The presence of students renting houses in
neighborhoods sometimes leads to complaints from surrounding property owners due to lifestyle
conflicts, parking congestion, noise and property maintenance concerns.

Student lifestyles - and thus, housing needs - often differ from those of non-student households.
Most Cal Poly students are young adults, have cars, many have part-time jobs, and most have
classes any time from early morning to late at night. To meet these needs, student-oriented
housing often includes: 1) a larger number of parking spaces in proportion to bedrooms than is
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required for "traditional" family housing; 2) individual study areas; 3) proximity to Cal Poly or
transit; and 4) easy access to food services, Laundromats and recreational facilities.

Coming from family homes, many young students prefer the appearance, space, flexibility and
freedom offered by detached houses, often located in "single-family neighborhoods." To afford
rent, three or more students often live together and share costs. This means that homes designed
to meet the needs of families are increasingly occupied by several unrelated adults. Because the
homes were not designed to meet student needs or lifestyles, conflicts with the neighborhood
residents sometimes arise. Common complaints are: 1) that there are too many cars on the rental
property or parked on the public street; 2) that renters cause excessive noise and hold activities,
including parties, until late at night; and 3) that the homes and grounds are not well maintained.

A central theme of Cal Poly’s 2000 Master Plan was to create several on-campus student
residential communities and the provision of faculty and staff housing to accommodate 20,000
students and over 3,000 faculty members, a 17 percent increase for the planning period of 2000-
2020. Today Cal Poly has the largest on-campus housing program in the California State
University system with 6,300 students living on-campus. Recent student and faculty housing
facilities built to help meet expanding enrollment are highlighted below:

1) Cerro Vista — 200 apartments, each with 4 private apartments and shared kitchen, living room
and two bathrooms, housing a total of 800 students. Cerro Vista opened in September 2004.

2) Bella Montana — 69 detached below-market single-family houses for Cal Poly faculty and
employees, located on State-owned land adjacent to Cal Poly campus. Two- and three-
bedroom models range in size from 1,029 to 1,614 square feet. The project was completed in
summer 2007.

3) Poly Canyon Village — 618 apartments
housing 2,661 students, plus 11,255 square
feet of retail floor area. The final phase
opened in the fall of 2009.

| In all, 887 recently built dwellings located on
or adjacent to Cal Poly campus has helped
reduce pressure on the City’s rental and
purchase housing market and helped
moderate rental cost increases by providing
additional on-campus alternatives to the
traditional “dormitories.” And while these
new dwellings will help to address housing
needs generated by Cal Poly enrollment
growth during the planning period, they will not fully address the existing shortage of student
housing. Student housing will continue to be a major housing need in the City.

Page B-22



Housing Element

Cal Poly is currently in the process of updating their 2000 Master Plan for 2030, which guides
future student enrollment and on campus student housing. The most recent proposed on-campus
student housing development, Student Housing South, has 1,475 proposed dormitory style beds
near the campus’ main entrance. Cal Poly hopes to start construction on the project in summer
2015.

i) Fraternities and Sororities

Another important concern is meeting the housing needs of student fraternities and sororities.
"Greek" houses are allowed in medium-high- and high-density residential zones, with a Planning
Commission use permit. As of 2014, there are nine sororities and 17 fraternities that hold
fraternal events and maintain a presence in San Luis Obispo. Of these, eight of the sororities and
nine fraternities occupy fraternal “houses” owned or rented by the organizations. Student
interest in joining fraternal organizations appears to be on the upswing. According to Cal Poly
officials, about 15-20 percent of Cal Poly students, or about 2,900 students, are members of a
fraternity or sorority. As part of Greek activities, many Cal Poly fraternities and sororities
actively participate in beneficial university and community programs and events. In addition,
they often host meetings, recruitment activities and social events that can have a negative impact
on their neighbors. For example, on-street parking is affected, and noise and traffic levels often
increase due to frequent visits by non-residents attending fraternal activities. When Greek
housing is located close to non-student housing, compatibility conflicts sometimes arise.

There are few large sites available that could accommodate a new fraternity or sorority house
and still satisfy parking and group meeting needs without posing neighborhood conflicts.
Conflicts between these sororities and fraternities and other citizens have occurred, in part,
because there has never been a shared community consensus on a plan to guide the University,
fraternities and sororities, neighbors and the City on how and where to meet the need for Greek
housing. The solution may be, at least in part, to identify appropriate locations for additional
Greek housing on or near the Cal Poly campus. For several years, various committees have
devoted themselves to creating a "Greek Row”, an area large enough to house a number of
sororities and fraternities in one place. The concept has wide support in the community, but the
possible locations all have drawbacks. A Community Housing Task Force that included
students, members of Cal Poly administration, the Mayor and other citizens and City staffers
identified several alternative locations for a Greek Row. Among those were Cal Poly land, the
Hathway Street neighborhood and conversion of existing student complexes such as Mustang
Village. The City intends to encourage "Greek housing" on the Cal Poly University campus, and
until that can be accomplished, in R-3 and R-4 zones.

j) "Shared" Households

San Luis Obispo encourages a variety of housing types to meet varied lifestyles and needs.
Many people are looking for alternative ways to limit the amount of income they spend on
housing. U.S. Census figures for 2010 show that more unrelated adults are sharing houses than
ever before. In San Luis Obispo, the percentage of non-family households (households with one
or more non-relatives) is 27 percent. In addition to saving money, sharing a house also provides
the benefits of companionship and security. There appears to be substantial community interest
in shared-housing opportunities such as cooperatives or co-housing. Co-housing allows residents
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to live in their own private spaces and share centralized dining, meeting and recreation facilities
and services. Some of the obstacles to providing co-housing in the City are the availability of
sites, public acceptance of and the possible need for exceptions to current standards to develop
such a project.

k) Single-Room Occupancy (SRO)

A single room occupancy dwelling (more commonly called an “SRO”) houses one or two people
in an individual room (sometimes one room plus separate bathroom or half bathroom) in a multi-
unit building — often a former hotel or boarding house. SRO tenants may share bathrooms and/or
kitchens, while some SRO tenants have individual kitchenettes, bathrooms, or half-baths. SROs
are typically rental dwellings with floor areas of 150 to 450 square feet. They provide a viable
housing option for lower income persons, including extremely low income, very low and low
income, and others who do not desire or require large dwellings or private domestic appliances.
Their small size and limited amenities generally makes SROs an affordable housing option,
especially in downtown areas with high land values. They also can serve as transitional housing
to provide an entry point into the housing market for formerly homeless people.

San Luis Obispo allows single-room occupancy dwellings in all zoning districts where
residential uses are allowed. The City has two SRO buildings downtown: the historic Anderson
Hotel (discussed under Chapter 4.40) and the Wineman Hotel. The Anderson Hotel is operated
by the Housing Authority of the City of San Luis Obispo and has 70 units serving very-low and
low income persons, many of whom are elderly or disabled. The Wineman Hotel is privately
owned and managed, and has 48 units serving moderate, low- and very-low income persons
under an affordability agreement with the City.

The Housing Element includes several policies and programs to encourage the preservation and
development of SROs, including:

3.4 Encourage the construction, preservation, rehabilitation or expansion of residential
hotels, group homes, integrated community apartments, and single-room occupancy
dwellings.

6.8 Consistent with the City’s goal to stimulate higher density infill where appropriate in

the Downtown Core (C-D Zone), the City shall consider changes to the Zoning
Regulations that would allow for the development of smaller apartments and
efficiency units.

6.13 Continue to develop incentives to encourage additional housing in the Downtown
Core (C-D Zone), particularly in mixed-use developments. Density based on average
unit size in a project should be explored to encourage the development of smaller
efficiency units.

6.29 Continue to pursue incentives to encourage development of Secondary Dwelling
Units (SDUs). Possible incentives include SDU design templates, flexible
development standards, fee reductions or deferrals, or other measures to encourage
the construction of SDUs where allowed by zoning.
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6.31 Consider scaling development impact fees for residential development based on size,
number of bedrooms, and room counts.

8.1 Encourage housing development that meets a variety of special needs, including
large families, single parents, disabled persons, the elderly, students, veterans, the
homeless, or those seeking congregate care, group housing, single-room occupancy
or co-housing accommodations, utilizing universal design.

9.12 Consider incentivizing dwelling units to a minimum size of 150 square feet,

consistent with the California Building Code, by reduced impact fees and property
development standards.

3. Conclusion

Three general categories of housing needs are discussed in this section: existing needs, growth
needs and special needs. These are summarized below in Table B-17.

Table B-18
Summary of Housing Needs, City of San Luis Obispo
2014-2019 RHNA Remaining and Total Special Needs Groups
E;ir:mely Low income 137 (142) Elderly households 4737
Very Low income 110 (143) Disabled persons 3,966
Low income 139 (179) Large households 1,118
Moderate income 139 (202) Female-headed 1,336
Above Moderate Farmworker
0 (478) households 390
TOTAL 525' (1,144) TOTAL 11,547
Overpaying Households Overcrowding
Renters 7,483 Renters 733
Owners 1,541 Owners 102
TOTAL 9,024 TOTAL 835

Source: City of San Luis Obispo Community Development Department, 2014
'Remaining new housing construction need after credit for dwellings approved, permitted, under construction or
built between January 1, 2014 and June 30, 2014.

The main findings of the needs analysis are:

e Overpayment. In 2010, 50 percent of all City households overpaid for housing. Among
low-income households (< $35,000/year), 48 percent of owner households overpaid and
80 percent of renters overpaid for housing.

e Overcrowding. Overcrowding appears to have declined in San Luis Obispo since 2000.
About six percent of rental units are overcrowded, and just over one percent of owner-
occupied units are overcrowded.
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e Large Families. In 2010, about six percent of City households, or 1,118 households,
were “large families” with five or more members, at least two of which were related.
Large dwellings, with six or more rooms, make up about one-third of the City’s housing
stock, or 7,000 units. The majority of these units are owner-occupied.

e Female-headed Households. Female-headed households comprise seven percent of the
City’s 18,485 households, or about 1,336 households. Of these, about one-half include
children less than 18 years of age.

e Regional Housing Needs. San Luis Obispo’s assigned regional housing need for the
planning period January 2014 — June 2019 is 1,144, broken down by household income
group as follows:

= Extremely Low — 142 units;

=  Very Low -- 143 units;

= Low -- 179 units;

=  Moderate -- 202 units;

= Above Moderate -- 478 units.

Remaining new housing construction need after credit for dwellings approved, under
construction or built between January 1, 2014 and June 30, 2013 are:

= Extremely Low — 137 units;

= Very Low — 110 units;

= Low — 139 units;

=  Moderate — 139 units;

=  Above Moderate — 0 units.

= Total remaining need of 525 dwelling units.
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Appendix C
Housing Constraints and Resources

1. Governmental Constraints

Governmental constraints are the policies, standards, requirements, actions or fees imposed by
local, State or Federal governments to guide land use and development. Their purpose is to
ensure communities are well planned, and to protect the health, safety and wellbeing of all
residents. Within the City of San Luis Obispo, local building and zoning regulations are the
primary regulatory tools guiding development. Some regulations, such as the Uniform Building
Code and the California Environmental Quality Act, are State-mandated policies and standards
implemented at the local level. Although State and Federal agencies do play a role in the
imposition of government constraints, these agencies are generally beyond the influence of local
government and are not analyzed in this document.

As further described below, land use, development, economic stability and construction
standards can affect the type, location, number and cost of new dwellings. In general, these
standards are intended to protect public health, welfare and safety and are necessary to carry out
state, federal or local law. In achieving these public purposes, government rules may serve to
constrain the construction rate, amount or design of new housing. State law requires that
governmental constraints on housing be addressed in the Housing Element, with the goal of
removing or modifying such constraints where possible to encourage suitable housing. Program
2.6 calls for the City to evaluate code requirements and development standards to remove
unnecessary constraints to housing while still protecting public health, welfare and safety. Such
evaluation is on-going, as part of the preparation, review, or amendment of local development
regulations, or as needed to address specific issues raised by decision makers or the public.

a) Land Use Controls
General Plan

By State law, all California cities must have a general plan to guide land use, transportation,
housing and other important facets of the community. The general plan is the foundation of all
local land use controls, and embodies the community’s vision for an environmentally sound, life-
sustaining future. Seven mandated elements, or chapters, make up the general plan, plus optional
elements adopted by the jurisdiction to address special community concerns. Among these
elements, the land use element identifies the location, nature, distribution and character of land
uses in the City.

To implement the General Plan, the City uses a number of planning tools including Zoning
Regulations, Specific Plans, Subdivision Regulations, Community Design Guidelines, Historic
Preservation Program Guidelines and Parking and Driveway Standards.  Property owners,
developers, architects and others use these standards in designing new housing developments.
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The standards help explain the City’s requirements and expectations, and are used by the City
when reviewing development proposals.

Policies outlined in the Land Use Element stipulate the amount, type and location of housing.
They also help establish the prevailing housing patterns and population density. Residential
zones account for over 41 percent of total zoned land area within City limits. The San Luis
Obispo General Plan provides four residential zones, plus nine zones where housing is allowed
with special approval. Table C-1 shows the land use zones that allow housing, their existing
acreage and the ranges of density allowed.

Table C-1
Land Use Categories Allowing Residential Uses
City of San Luis Obispo, 2013

.. . Max. Allowed Density
Zone Description Acres in 2013 . . 2
(Density Units /Acre)
R-1 Low-density Residential 1,704 7
Medium-density
R-2 Residential 396 12
Medium-high-density
R-3 Residential 202 18
R-4 High-density Residential 208 24
C/0S Conservation/Open Space 2,508 One dweal(1:1rrégs per five
AG Agricultural 0 One dwelhng per 20
acres
C-C Community Commercial 52 36
C-D Downtown Commercial 48 36
C-R General Commercial 182 36
C-N Nelghborhgod 25 12
Commercial
C-T Tourist Commercial 108 12
C-S Commercial Service® 462 12
M Manufacturing’ 251 12
(0] Office 192 12

Source: City of San Luis Obispo, Community Development Department, 2014

'Density Unit is equivalent to a two-bedroom dwelling. Other sized dwellings: studio dwelling, 0.5 DU; one-bedroom
dwelling, 0.66 DU; three-bedroom, 1.5 DU; four or more bedrooms, 2.0 DUs. Net acre = site area - dedicated right-of-way.
“Except that each legal lot of record may have one dwelling.

*In combination with Mixed-Use (MU) overlay zone, up to 24 DU/acre allowed. 12 DU/acre considered likely average
density achieved.

General Plan policies encourage infill development to avoid sprawl, and also designate major
residential expansion areas outside city limits and within the Urban Reserve, the City’s
anticipated urban limits at build out. The policies seek to balance residential development with
open space preservation and availability of urban services. According to the 1994 General Plan
Land Use Element, a total of 24,674 dwellings are anticipated within the City by the year 2029,
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accommodating approximately 56,750 persons. As of January 2013, the State Department of
Finance reported 20,697 dwellings in San Luis Obispo, housing a total of 45,541 persons. The
City is currently updating the Land Use Element.

b) Zoning Regulations and Development Standards

Zoning Regulations implement the City's General Plan land use policies. They establish specific
development standards, allowable land uses, performance standards and the permit process
necessary for the City’s orderly development. Zoning regulations control development by
regulating allowed uses, and by development standards that set density, building setbacks,
building height, lot area and parking requirements. The regulations apply equally to mobile
homes, manufactured and site-built housing. Table C-2 summarizes residential zoning
development standards for San Luis Obispo. The standards are comparable to other
communities’ requirements and ensure a quality living environment for all households,
regardless of tenure or income group.

Table C-2
Summary of Residential Development Standards, 2014
. Max. . . Use
7 BT Max. Lot | Bldg. AT, (T METL OHIG? Car Parking Required Permit
one | Lot Area Coverage | Height LT LT (number of spaces) Required
(sq. ft.) g g (feet) (feet) P q
(feet) ?
R-1 | 6,000 40% 25! 20 5-15 2 per dwelling; 1 of which No
must be covered
1.5 for 1* bedroom, +1/2
for each additional
R-2 | 5,000 50% 35 20 5-15 bdrm./unit; plus 1 per No
every 5 units or 2 per
dwelling if single-family
dwelling (sfr)
R-3 | 5,000 60% 35 15 5-10 Same as R-2 or 2 per No
dwelling if sfr
R4 | 5000 60% 35 15 5-10 Same as R-2 or 2 per No
dwelling if sfr
C/O
S 5 acres 3-5% 35 20 20 Same as R-1 No
AG 5 acres 3-5% 35 20 20 2 per dwelling No
o | 5000 60% 25 15 5-10 Same as R-2 or 2 per No
dwelling if sfr
C-N | 6,000 75% 35 10 5-10 Same as R-2 or 2 per Yes?
dwelling if sfr
As provided in | As provided
C-R | 9,000 100% 45 zone of in zone of Same as R-2 or 2 per No?
) . dwelling if sfr
adjacent lot adjacent lot
As provided in | As provided
Cc-C 6,000 75% 35 zone of in zone of Same as R-2 No’
adjacent lot adjacent lot
As provided in | As provided
C-D 3,000 100% 50° zone of in zone of % that required in R-2 No’
adjacent lot adjacent lot
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As provided
C-T 9,000 75% 45 10 in zone of Same as R-2 No’
adjacent lot

As provided
C-s* 9,000 75% 35 10-15 in zone of Same as R-2 Yes
adjacent lot

As provided
m* 9,000 75% 35 10-15 in zone of Same as R-2 Yes
adjacent lot

Source: City of San Luis Obispo, Community Development Department, 2014

'Up to 35 feet with Administrative Use Permit

*Housing allowed by right as part of mixed use developments.

3 Additional building height up to 75 feet may be approved if specific performance standards are met (see Ch. 17.42
of Municipal Code)

*Mixed-use and Work/live projects only.

Exceptions to Development Standards

Several exceptions or variance procedures are possible in the Planned Development and Specific
Plan zones. They allow flexibility in site planning and building design to encourage the
development of housing for special needs groups, and to provide density bonuses for projects
which include affordable housing which meets or exceeds City standards.

The City has adopted a reasonable accommodation ordinance to implement state law and
Housing Element programs. The Ordinance provides a fair and reasonable procedure for disabled
persons to request flexibility in the application of land use and zoning regulations to ensure equal
access to housing. Examples of accommodations may include such things as yard area
modifications for ramps, handrails or other such accessibility improvements; hardscape
additions, such as widened driveways, parking areas or walkways; building additions for
accessibility; or reduced off-street parking where the disability clearly limits the number of
people operating vehicles. The Ordinance establishes a process where the Community
Development Director (or other review authority if the request is submitted for concurrent
review with another discretionary land use application) would determine that the individual
making the request for accommodation has a disability as defined in the fair housing laws or is
developing housing for individuals with such disabilities. As part of the application
requirements, the applicant would need to establish that, because of the disability, the requested
accommodation is necessary to overcome a barrier to housing. If the individual has established
the need for the accommodation based on the disability, the Director may grant the request,
subject to findings and applicable conditions, unless granting the request would be an undue
financial or administrative burden to the City or would result in a fundamental alteration in the
City’s land use and zoning programs.
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Table C-3

Selected Flexible Residential Development Standards, 2014

Development Feature

Flexible Standard

Potential Uses

Residential Density Bonuses

35% density bonus automatically
allowed if 11% of project units
affordable to very-low income . Other
standard and negotiable density bonuses
allowed

Extremely low, very-low, low- and
moderate income housing, elderly
housing.

Non-Conforming Lots

Lots that were legally created but do not
meet current size or dimension standards
may be individually developed

Residential lots less than 5,000
square feet.

Non-Conforming Structures

Dwellings that are non-conforming in
terms of density, yards, coverage or
parking may be rebuilt as previously

existing if involuntarily destroyed

Legal, non-conforming single- and
multi-family dwellings that are legal,
non-conforming and are involuntarily

damaged or destroyed

Density Transfer

Residential density may be transferred
within areas covered by a planned
development rezoning (PD)

Hillside or creekside lots where
development capacity transferred to
cluster development

Street or Other Yard Setbacks

Street yards may be reduced to 10’ for
buildings, and Other Yards reduced to 0’
with AUP approval

Additions/remodels of legal, non-
conforming dwellings; zero-lot line
developments

Tandem Parking

One unenclosed tandem parking space
may be located in required Street Yards
for designated single dwellings

Dwellings with garage conversions
and for Second Residential units; and
for additional parking for single
dwellings

Shared and Mixed Use Parking

A 10% parking reduction is possible

where 2 or more uses share a parking lot.

If mixed-use, and additional 20%
parking reduction is possible

Mixed use developments where
compatible residential and
commercial uses share parking

Parking for Elderly and Low-Income
Housing

Y space/unit required for elderly
housing; 1 car space plus 1 bicycle
space/unit for very-low/low income

In combination with density bonus,
allows efficient utilization of site for
special needs housing

Parking and Driveway Requirements

Parking and driveway standards (width,
design, materials) variable with Director
approval

Allows more creative design of
housing; especially useful on small
sites or for older neighborhoods

Building Height

Components of solar energy systems,
chimneys, mech. Equipment, vents,
steeples, and antenna may extend up to
10 ft. beyond allowed building height

Housing with solar energy systems,
roof-mounted mechanical equipment,
or telecommunications facilities.

Downtown Building Height

Additional building height (to 75 ft.)
where 50 ft. normally allowed if
affordable housing is included

SROs, extremely low, very low, low
and moderated income housing in
denser, urban setting

Source: Community Development Department, 2014

Energy Conservation

Compliance with Title 24 of the California Administrative Code on the use of energy efficient
appliances and insulation has reduced energy demands resulting from new residential

development.

The City’s Conservation and Open Space Element, Subdivision and Zoning

Regulations promote energy-conserving design and placement of buildings. Programs 9.10 and
9.11 call for creating incentives to promote “green” housing construction and the reuse and
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recycling of materials. This will be accomplished through the architectural review process and
implementation of the City’s Climate Action Plan.

Mixed Residential and Commercial Uses

Mixing residential and commercial uses is encouraged to promote housing development close to
jobs and employment centers, to exploit affordable infill housing opportunities and to promote a
compact, pedestrian- and transit-friendly urban structure. Mixed-use projects are allowed by
right in all commercial zones except for Service-Commercial and Manufacturing zones, which
require Planning Commission approval. Rezoning is not required. Mixed Use development
refers to the vertical or horizontal mixing of commercial and residential uses on the same parcel.
There is no minimum commercial floor area or number of dwellings established. Typical mixed-
use development includes one to two residential floors above commercial uses on the ground
level, and mixed use development is allowed on parcels as small as 3,000 square feet in the
Downtown Core. Figure C-1 identifies mixed-use projects constructed in San Luis Obispo since
General Plan adoption. Program 6.11 calls for additional incentives to encourage mixed-use
developments in the Downtown Core, including flexible density, use, height or parking
incentives.

Parking Requirements

San Luis Obispo’s car parking requirements are shown in Table C-2. The type and number of
car parking spaces varies by zone. Flexible parking requirements and design standards allow
developers to reduce parking by up to 30 percent for mixed-use developments. Flexible
standards also allow variety in parking locations, layouts and design in order to promote more
efficient and attractive use of residential sites. Bicycle and motorcycle parking is also required
for multi-family housing at the rate of one motorcycle plus one bicycle space per 20 car spaces.
Parking requirements indirectly constrain housing, especially in the Downtown Core where
parking is very limited. Because the Zoning Regulations require that parking be provided on the
same site as the use, this reduces the amount of land available for residential development.
While excessive parking requirements can unduly constrain housing, insufficient parking can
adversely affect residents’ safety, quality of life and neighborhood compatibility. The City’s
standards seek to establish a balance by allowing flexible requirements that can be tailored to
specific site conditions where necessary. Program 6.12 calls for continued flexibility in parking
regulations for housing development, especially in the Downtown Core (C-D zone), which
allows a base residential density of 36 density units per acre (equivalent to 36 two-bedroom units
per acre). Allowing reduced or no parking requirements for development of housing for people
who either do not own or need on-site parking will be considered.

Much of the Downtown Core was developed in the late 19™ and early 20" century when
automobile parking was not required. Many parcels in the C-D and C-R zones lack onsite
parking. The Downtown Core is the most intensively developed area of the City, and
development standards encourage 100 percent site utilization and a mix of commercial,
residential, cultural and governmental uses. In the C-D zone, parking is half of what is required
for residential use in other zones, and may be met by locating parking off site, within 500 feet of
the use, or by paying a fee in lieu of providing parking. The long-term strategy has been to build
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public parking facilities on the edges of Downtown to encourage infill and intensification, use of
public transit and a more “pedestrian friendly” Downtown Core.

Although the C-D zone allow the highest base residential density housing in the City, housing is
difficult to build, in part, because of the difficulty in providing parking. Downtown hotels
(Anderson Hotel, Granada Hotel, Wineman Hotel, Blackstone Hotel) were developed with little
or no parking, while providing housing for tourists or residents without cars. 2010 Census
figures show that about eight percent of San Luis Obispo household did not own a car. For those
without cars, or those who use cars infrequently, Downtown provides an alternative housing
choice near schools, shopping, nightlife, jobs and services. For those who do need cars, the
possibility exists for shared use of private or public downtown parking facilities. For example,
some parking may be available for rent in Downtown public parking facilities during evenings,
when times of peak parking demand do not coincide. Additional flexibility to allow very low or
no parking requirements for residents without cars and with adequate guarantees tied to
occupancy, could help expand housing opportunities in this important and desirable location.

Subdivision and Grading Regulations

Subdivision regulations determine how land is subdivided and set requirements for facilities such
as public streets and utility lines that serve the new subdivisions. Specific requirements for
materials and construction are adopted as policy by the City, according to recommendations by
the City Engineer. Special limits and requirements are often set by the City Council when
approving individual subdivisions. The minimum lot size of most residential zones is 5,000
square feet, with minimum widths of 50 feet; however, exceptions to lot size and dimensions are
possible with City Council approval. As a special type of attached, ownership housing, the
Condominium Regulations set minimum standards for open-space, recreation, laundry facilities,
solar heating and storage that are higher than those applied to rental housing. The City's Grading
Regulations set limits and procedures for earth moving, generally to prevent mass re-contouring
and erosion and to assure stable building sites.

Lot Size. Lot sizes and established neighborhood patterns influence the types of housing within a
community. Historically, most residential lots in San Luis Obispo ranged in size from 5,000 to
7,500 square feet, with about 6,000 square feet being common in newer subdivisions. The
subdivision of land into parcels of 6,000-10,000 square feet, regardless of allowed density, has
encouraged the development of low-density, detached housing. Reducing the minimum lot size
is often recommended as a means of increasing housing density and thereby reducing land cost
per unit of housing. It does not necessarily follow, however, that small lots will result in more
affordable housing. There are many coastal resort communities in California with high-priced
cottages on small lots. In high-density residential areas, small lots may encourage the
construction of detached, rather than multi-family housing. Large parcels in medium-high and
high-density residential zones offer the best opportunities to encourage affordable housing.
Larger parcels in San Luis Obispo, even in low-density residential zones, are suitable for
apartments and condominiums.

San Luis Obispo allows relatively small lots of 6,000 square feet in the R-1 zone, and 5,000

square feet in all other residential zones. San Luis Obispo has the second highest residential
density of the County's cities (after Grover Beach) with about 4,500 persons per square mile. It
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remains, however, one of the most expensive housing markets in the County. Clearly, market
demand strongly influences housing costs. And while the City's lot pattern has been established
in most areas, lot patterns in expansion areas encourage a mix of residential densities and lot
sizes. For example, the Orcutt Area Specific Plan contains a minimum lot size of 4,500 square
feet compared with the typical low density residential lot size of 6,000 square feet.

Land is a major component of housing costs in San Luis Obispo. In many of the City’s older
neighborhoods, lot sizes of less than 6,000 square feet are common. While many housing
consumers prefer single, detached houses on 6,000-square-foot or larger lots, there also appears
to be a market for smaller, detached homes on relatively small (e.g. 4,000 to 4,500 square feet)
lots. Reducing lot areas with a resultant reduction in house size is one strategy to reduce housing
costs for those desiring “starter housing,” such as working couples and small families just
entering the housing market. Program 6.30 implements this strategy by encouraging new
subdivision standards that promote small lot subdivisions, bungalow court developments and
other innovative development concepts. In 2013, such development requires approval of a
variance or a planned development (PD) rezoning.

¢) Specific Plans and Area Plans
As the name implies, specific plans guide the development of a defined area to implement the

general plan and guide development in expansion areas. Such plans can vary widely in terms of
geographic area covered, degree of specificity, and land uses addressed. As shown in Table C-4,

Table C-4
Estimated Housing Capacity in Expansion Areas, 2014
Expansion Area Dwelling Unit Capacity

Orcutt 1,091
Margarita 868
Edna-Islay West 20

Minor Annexation Areas’ 353
TOTAL 2,260

Source: Community Development Department, 2014
'Minor Annexation Areas consist of dwelling units on properties located outside of City boundaries but inside the Urban
Reserve Line (ex: Highland Dr/Hwy 1, Foothill Saddle, etc)

The City has four expansion areas that, when fully developed, could potentially add 1,699
dwellings. The Minor Annexation areas are located outside City limits but inside the Urban
Reserve Line; the other expansion areas are located within City Limits. City policies require the
preparation of specific plans for each of the major expansion areas, with provisions for phased
housing development. Each area's phasing will be determined, in part, by the affordability of the
dwellings, and by other public benefits such as open space. The specific plan areas committed to
producing the largest number of dwellings affordable to very low- or low-income residents are
the Margarita and Orcutt Area Specific Plan areas. Descriptions of the planned zoning and
permitted uses in these areas, including land available and suitable for higher density, multi-
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family rental and ownership housing, are included in Appendix K’s Residential Capacity

Inventory.
Table C-5
Margarita Specific Plan Area — Approved Tract Maps
Tract Map Name and . g . Number of Affordable Dwellings
Dwellings Family Family
Number 3 q
Dwellings Dwellings
Requirement met with dedication of
Serra Meadows Housing Authority site with
(Resmark/Mangano) 56 56 0 contingency for 6 lots for low &
— Tract 2342 moderate affordable units if Tract 2353
not developed.
Serra Meadows
(Resmark/Mangano) 144 121 23 Site dedicated to Housing Authority
— Tract 2353
King — Tract 2428 197 165 32 Site dedicated to Housing Authority
Totals 397 342 55 49 units

Source: City of San Luis Obispo Community Development Department, 2014

Orcutt Area Specific Plan

The Orcutt Area Specific Plan (OASP) covers about 231 acres in the southeastern part of the
urban area. Almost half of the area will be open space or parks. The rest will accommodate up to
1,091 dwellings of various types, of which at least 15 percent, or 147 dwellings, will be deed
restricted to ensure affordability for moderate and lower income households. Affordability will
be required on a project-by-project basis, as a condition of development approval and
implemented by development agreements between the property owners and the City.

The General Plan Land Use Element requires that specific plans for major residential expansion
areas include sites suitable for affordable and low-income rental and owner-occupied housing.
Such sites must be integrated within neighborhoods of market rate housing and comparable in
overall quality and design. The OASP designates sufficient areas at appropriate densities to
accommodate a range of dwelling types, including detached and attached single-family
dwellings, “sweat-equity” housing, duplexes, apartments and condominiums, manufactured
housing parks, group housing, graduated care facilities, and creative housing cooperatives. To
meet this requirement, the City will solicit and support new housing developments that include
one or more of the following features:

1. Subdivisions designed to integrate various housing types, densities, and costs.
Affordable “Starter” housing consisting of small (approximately 1,150-1,450 square feet)
homes on lots of 5,000 square feet or less.

3. Duplexes and “garden homes” which provide the desirability and appearance of single-
family housing while allowing higher density and lower housing costs.

4. Self-help housing development of approximately 20-30 small, single-story detached
homes.
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5. Medium Density and Medium-High Density apartments, condominiums or manufactured
housing.

6. Special needs housing designed for seniors, handicapped persons, farm workers, large
families, graduated care facilities, or others with special physical needs and low incomes
in high density and mixed-use zones.

Figure C-1
Orcutt Area Specific Plan — Mixed Use Housing Opportunities

wEEK
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o
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Camimunity Comuvercial Mised-Use Deskgn Concept
ORCUTT AREA SPECIFIC PLAN

Source: Orcutt Area Specific Plan, 2014

Developers may choose to build one or more housing types, and to work with housing non-
profits such as Peoples’ Self-Help Housing Corporation, the San Luis Obispo Housing Authority,
Habitat for Humanity, or other agencies or individuals to cooperatively plan, develop, and
market affordable housing within their developments. OASP policies require that 10 percent
moderate income and 5 percent low-income dwelling units are built with each development.

Page C-10



Housing Element

Table C-6
Orcutt Specific Plan Area - Affordable Housing Capacity by Zone
Zone Maximum Zoned Area | Percent of Estimated Affordable Dwellings
Allowed (Acres) Total Land Number of Anticipated2
Density Dwellings
Units/Acre'
R-1 7 51.0 22 264 26-Moderate+
10-Low
3-Very Low
R-2 12 32.0 14 276 28-Moderate+
10-Low+
4-Very Low
R-3 18 223 10 348 35-Moderate+
10-Low+
7-Very Low
R4 24 55 2 103 10-Moderate+
5-Extremely Low
C-C 24 2.75 1 100 10-Moderate+
5-Low
Totals - 113.55 49 1,091 109-Moderate
35-Low
14-Very Low
S-Extr. Low
163 Dwellings

Source: City of San Luis Obispo, Community Development Department 2013

'In the R-1 and C/OS zones, all dwellings count as one (1) density unit, allowing up to seven dwellings per acre. In all other
zones allowing residential uses, density is adjusted for unit size and expressed as density units (DU). Studio units assigned a
density unit value of 0.5 DU, 1 bedroom = 0.66 DU, 2 bedroom = 1 DU, bedroom =1.5 DU, and 4 or more bedrooms = 2.0 DU.
By ordinance, 10% of new housing must be affordable to moderate income and 5% must be affordable to Low Income.
Assumes %2 of Low Income requirement will be dedicated to San Luis Obispo Housing Authority as Very-Low or Extremely Low
Income housing using City Affordable Housing Funds and other grants and incentives.

Remaining landowners in the OASP will be required to construct affordable housing or pay-in
lieu housing fees for their share of the low-income housing requirement. Housing Element
Policy 2.5 requires that if the in-lieu fee option is chosen, the property owner must pay a 15%
percent in-lieu fee to the City to be deposited in the Affordable Housing Fund.

Since the OASP was adopted in March 2010, the City has approved a 142 residential
development project and has received a development proposal with 275 dwelling units. Staff

anticipates construction to begin in 2015, with certificates of occupancy issued for at least one-
third of these units by 2016.

Mid-Higuera Enhancement Plan

The City has adopted an area plan for the mid-Higuera area, an area of approximately 100 acres
of mostly commercial-service and retail uses. The Plan promotes mixed residential and
commercial uses and addresses several development constraints in this older commercial
corridor (it was the original “El Camino Real,” the City’s main southern entrance until the
1950s): flooding, limited street access, traffic congestion, lack of pedestrian and bicycle
facilities, and dilapidated and substandard buildings. To encourage higher density infill housing,
the City rezoned an older auto-trailer court of 5.7 acres consisting of 28 small bungalows and 25
trailer spaces from M/O-PD to R-4 zone to allow high density, multi-family housing by right.
This level property’s net developable area is about 5.5 acres with a development potential of 24
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units per net acre, for a base residential capacity of 132 two-bedroom dwellings. The site is well
suited for apartments or air-space condominiums in a townhouse configuration. Maximum building
height is 35 feet; maximum building lot coverage 60 percent. Parking requirement includes: 1 space
per studio, 2 spaces per 1 and 2-bedroom unit, plus guest parking at 1 space per 5 units. Affordable
low-income or senior units (62 or older) require one space per unit.

The property is well suited for high-density residential use. It is located near Meadow Park and
Hawthorne School, has easy access to local and regional bus routes, and is close to shopping and
jobs. Redevelopment would: 1) be consistent with the General Plan and past Planning and City
Council actions supporting "affordable" housing at this site; 2) implement mixed-use policies found
in both the Land Use and Housing Elements; 3) improve the site’s run down appearance near a City
gateway; and 4) provide rental or ownership housing for low- and moderate-income households on
a site which historically has provided affordable housing for those at the lower end of the income
range. Its location near commercial and industrial properties makes it less likely that a new, high-
density housing development here would generate major controversy or opposition from neighbors.
An added benefit of redevelopment would be the completion of street improvements on Beebee and
Bridge Streets bordering this property. Current low income tenants would have first right of refusal
to rent or lease new affordable, multi-family units.

The site's chief development issue is that it is partially located in a 100-year flood zone. Residential
development is possible with appropriate design to minimize flood hazard and meet building codes.
In addition, the County Flood Control Zone 9 agency in conjunction with the City of San Luis
Obispo plans to install a creek bypass channel nearby which is expected to reduce flood hazard in
the planning area. Currently the project is in preliminary design with an implementation date
estimated during the summer of 2017.

d) Residential Growth Management Regulations

The General Plan says that “the City’s housing supply shall grow no faster than one percent per
year.” This policy was modified in 2010 to an average of one percent per year over the five-year
Housing Element planning period. The policy change responded to slow residential growth
trends combined with the phasing and financing plans incorporated into the Margarita and Orcutt
Specific Plan Areas. The Residential Growth Management Regulations requires each specific
plan area to adopt a phasing schedule for residential growth to ensure that established thresholds
in the Land Use Element are not exceeded. As shown in Table A-18, annual increases in the
number of dwellings have averaged 0.45 percent over the past ten years. Units that are deed-
restricted as affordable to extremely low, very low, low and moderate income households are not
factored into the Growth Management Schedule because they are exempt from the Growth
Management Ordinance. Dwellings built in the downtown area are also exempt.

Quantified objectives anticipate the construction of 1,144 in-city dwellings during the planning
period. Of these, 58 percent, or 666 dwellings, will be affordable to extremely low, very-low,
low, and moderate income households, consistent with the percentages of housing affordability
in the City’s RHNA number.
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Figure C-2
General Plan Anticipated Housing and Population Growth
City of San Luis Obispo
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Source: City of San Luis Obispo General Plan Land Use Element, California Department of Finance, 2008

The Residential Growth Management Regulations will not prevent the City from achieving its
quantified objectives because they do not set a numeric cap on all housing. For example, new
housing that is affordable to extremely low, very low-, low-, and moderate-income households
and new housing in the Downtown Core (C-D) are exempt from the Regulations.

Figure C-2 shows the housing and population growth anticipated in the General Plan. General
Plan policies promote a balance of land uses to create a healthy, sustainable and resilient
economic basis, protect the natural environment and promote housing that can accommodate all
income groups. The General Plan stated that population growth should not increase more than
one percent per year, until it reaches a build out population of 56,750 persons in 2029.

The Airport Land Use Plan

The San Luis Obispo County Airport has a major influence on the community, particularly the
southern part of San Luis Obispo’s urban area where most of the City’s residential growth is
planned. Under State law, a countywide, independent Airport Land Use Commission (ALUC)
adopts a plan identifying land uses that are compatible with present and future airport noise and
safety conditions. The area subject to this Airport Land Use Plan (ALUP) extends beyond the
City’s designated airport specific plan area, and includes land under City and County
jurisdictions. Proposed specific plans and amendments to the General Plan and Zoning Map or
Regulations are referred to the ALUC for a compatibility determination. The ALUC uses its plan
as a basis for those determinations. A four-fifths vote of the City Council and certain findings are
required for the City to override a finding of incompatibility. The City’s General Plan calls for
consistency with the Airport Land Use Plan.
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In June 2002, the ALUC adopted major amendments to its 1970s-vintage plan. The amendments
significantly reduced the number of residential units that could be built in the areas subject to the
plan. In most areas, the plan limits overall residential density to six dwellings per acre, well
below densities targeted by City plans. For example, the number of units planned for the
Margarita Area had to be reduced from 1,100 dwellings to 868 dwellings. The City has since
amended the Airport, Margarita and Orcutt Expansion Area Specific Plans to reflect the amended
ALUP, and also amended the Zoning Regulations (as part of the proposed commercial zoning
update). The Airport Land Use Plan was most recently amended in May 2005.

Density Bonus

The City’s Affordable Housing Incentives were updated in July 2013 for consistency with State
density bonus law. The Affordable Housing Incentives allow a residential density bonus of at
least 20 percent for developers who build five or more dwellings with at least 5 percent of those
units sold or rented at prices affordable to very-low income households or 10 percent of those
units sold or rented at prices affordable to low income households. Housing developments with
at least 20 percent of the units targeted for persons 55 years or older also qualify for a 20 percent
density bonus. Additional incentives and concessions, including density bonuses greater than 35
percent, reduction in site development standards and waiver of application and development
review processing fees are available upon request by the developer.

Secondary Dwelling Units

Consistent with AB 1866 (Section 65852.2 of State Housing Element law), the City’s Zoning
Regulations allow the creation of second-units with ministerial approvals in the R-1, R-2, R-3,
R-4 and O zones when the primary use on the site is a single-family dwelling, subject to the
Community Development Director’s determination that the project meets general requirements
and performance standards. Under the law, cities may establish property development standards
for SDUs, including, but not limited to, parking, height, setback, lot coverage, and architectural
design.

San Luis Obispo’s secondary dwelling units (SDU) ordinance allows the approval of an SDU
without discretionary review. SDUs must conform to applicable zoning regulations such as
height, yards, building coverage, parking, and are limited to a maximum floor area of 450 square
feet. SDUs are treated as an additional unit but are not taken into consideration when calculating
total allowed density on a site. Rental costs for SDUs are not listed separately in local
classified ads and rental listings, however SDUs are likely to rent at prices similar to or slightly
higher than studio apartments in multi-family developments.

State law (Section 65583.1 of State housing element law) allows local governments to identify
realistic capacity for second-units in addressing a locality’s share of the regional housing need.
The identification of realistic capacity should be based on the development trends of second-
units in the previous housing element planning period and other relevant factors. The City has
not identified SDUs as a housing component in meeting its Regional Housing Needs Allocation
(RHNA). SDU construction rates in San Luis Obispo have been low (averaging about one to
two units per year between 2000 and 2013, possibly due in part to developer and tenant
preferences for larger apartments given past impact fee rate structures which treated SDUs
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similar to houses or larger apartments in terms of impacts. However, the City recently updated
its impact fee rate structure and reduced SDU impact fees by approximately 60%. As a result, the
City expects that SDU construction will substantially increase during the Housing Element
Planning Period. To more fully utilize this form of infill housing, the housing element includes
several programs to encourage the development of SDUs, including:

6.29  Continue to pursue incentives to encourage development of Secondary Dwelling Units
(SDUs). Possible incentives include SDU design templates, flexible development
standards, fee reductions or deferrals, or other measures to encourage the construction
of SDUs where allowed by zoning.

6.31 Consider scaling development impact fees for residential development based on size,
number of bedrooms, and room counts.

9.12  Consider incentivizing dwelling units to a minimum size of 150 square feet, consistent
with the California Building Code, by reduced impact fees and property development

standards.

Manufactured and Modular Housing, Mobile Homes and Mobile Home Parks

Manufactured, modular and mobile homes offer economical alternatives to conventional, “stick-
built” housing. Manufactured homes are those built entirely in a factory under Federal building
codes administered by the U.S. Department Housing and Urban Development (HUD).
Manufactured homes are then transported to the site as single- or multi-section homes and
installed on site. On-site additions, such as garages, decks and porches, add to the attractiveness
of the homes and must be built to local building codes. Modular housing describes factory- built
homes manufactured specifically to the State, local or region al construction code requirements
wherever the home will be located. As with manufactured housing, the modular homes are
transported to their sites and installed. Mobile home is the term used for factory-built housing
produced before June 15, 1976, when the HUD construction codes took effect. Other types of
manufactured housing include panelized and pre-cut homes, in which factory-built homes are
shipped to the site in panels or as pre-cut “kits” for site assembly.

Industry advances in quality and design, as well as affordability, dramatically increased the
popularity of these housing types in the late 1990s. According to the Manufactured Housing
Institute, 22 million Americans (about eight percent of the U.S. population) lived fulltime in 10
million manufactured homes. Manufactured housing represents nearly 11 percent of housing for
families living at 150 percent of less of the poverty level. A manufactured home can cost
anywhere from one-third to one-half the cost of a conventional house. Architecturally,
manufactured homes include details and features that make the homes compatible with most
residential neighborhoods and communities.

In 2013 California Department of Finance figures show that San Luis Obispo had 1,482 mobile
homes, or about 7.2 percent of the City’s housing stock. Mobile homes, placed on permanent
foundations and located outside mobile home parks, and manufactured (modular) housing are
treated the same as conventional site-built housing under the City's zoning, subdivision and
architectural review requirements. Therefore, all residentially zoned land is available for some
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type of manufactured housing. Mobile-home parks are allowed with use-permit approval in all
residential zones. The City has few areas suitable for new, large mobile-home parks or for the
expansion of existing parks. However, expansion areas could accommodate mobile home parks
and the Orcutt Area Specific Plan (OASP) encourages expansion of an adjacent mobile home
park into the higher density area of the OASP.

To help conserve mobile home parks and provide constructive notice to park owners of
requirements to convert such parks to other uses, a proposed Housing Element program will
consider establishing a new mobile home or “MH” overlay zone:

8.22 Consider addition of an overlay zone to existing mobile home and trailer park sites to
provide constructive notice that additional requirements, such as rent stabilization
and a mobile home park conversion ordinance apply.

In combination with any other zone, the MH overlay zone would identify State and local
regulations regarding rent control, maintenance, density, conversion to other uses and
public/tenant notice requirements.

e) Architectural Review

Architectural review is required for all residential developments, except individual built, single-
family dwellings. The exception for single-family dwellings does not apply: (1) when
architectural review is required as a condition of a subdivision, use permit or other discretionary
entitlement; (2) when a developer proposes to construct three or more homes in the same area;
(3) when the City’s Community Development Director determines the site is sensitive as set
forth in the procedures document (“sensitive sites” shall include, but not be limited to, open
space zoning areas designated by resolution of the planning commission, architectural review
commission or council); (4) where the scale or character of a proposed dwelling contrasts
significantly with adjacent or neighboring structures; and (5) where any required parking spaces
that are covered are converted to another use and replacement parking is proposed.

San Luis Obispo adopted Community Design Guidelines that describe the community’s
expectations and preferences for the quality and character of new developments. The Guidelines
encourage design variety and innovation, and are intended to preserve San Luis Obispo’s
distinctive character and sense of history. Depending upon the type and scale of the project,
architectural review can add, on the average, from two to four months of review time, including
study, public hearings and revisions. The additional holding time, from a development
standpoint, adds to development costs (interest costs, design/architectural fees, construction
delays) that are then passed through to housing buyers. For large residential projects, this cost
impact on an individual dwelling is lessened; however, on small projects, the cost can be a
significant factor in the overall purchase price of a home.

Most of the City’s neighborhoods are an eclectic mix of architectural styles and character. In
many cases, small residential infill projects of four units or less can be integrated into
neighborhoods on lots already zoned for residential use, without posing significant architectural
design or compatibility issues. The housing would need to comply with all zoning standards,
including setbacks, building height and lot coverage. By exempting more small residential

Page C-16



Housing Element

projects from architectural review, the City could help reduce development costs and improve
the economic feasibility of constructing small detached or attached dwellings. On historic
properties, or where site constraints such as creeks, steep hillsides or lot shape require special
consideration, architectural review of the “sensitive site” may be appropriate. To help reduce
development costs, Program 6.22 calls for an amendment to the Municipal Code and Community
Design Guidelines to expand the exemption for small residential projects from two or fewer units
to four or less dwellings (not on a sensitive site). Most of these developments would be eligible
for less costly and time-consuming staff level architectural review.

f) Building, Zoning and Municipal Code Enforcement

Code enforcement focuses on addressing violations of zoning, building, housing, property
maintenance and related municipal code provisions that adversely affect public health, safety, or
aesthetics in order to promote the preservation of the City’s neighborhoods and business districts.
In addition to ensuring that new development is designed and constructed in conformance with
City standards for quality and safety, the Community Development Department also ensures that
property and land uses conform to those standards over time. The Department enforces
municipal and state codes through its Code Enforcement Program. This program includes
education, mitigation and prosecution aspects, and has two components: 1) reactive code
enforcement, and 2) proactive code enforcement (neighborhood services).

The reactive or complaint-based program primarily responds to complaints from citizens. Upon
receipt of a complaint, a Code Enforcement Officer (CEO) makes a preliminary site visit to
verify the existence of a violation. If a violation exists, a Notice of Violation (NOV) is issued to
the property owner and the necessary steps are taken to resolve the problem. If compliance is not
obtained as a result of the NOV, Administrative Citations and fines may be accessed. More
complicated cases are set for abatement proceedings or, in some cases, criminal prosecution. In
2013, the reactive program was staffed by two CEO’s.

Complaints about sign violations, unpermitted construction and substandard housing conditions
accounted for the majority of reactive code enforcement cases. The illegal conversion of
garages, sheds, attics and shops to rental housing contributes to substandard housing conditions,
parking violations, and property maintenance concerns. Table C-7 summarizes reactive code
enforcement violations by type for the cases opened in 2013.
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Table C-7
Reactive Code Enforcement Violations, 2013
Violation Type Number of Violations
Substandard Housing 194
Signs & Encroachment 191
Unpermitted Construction 115
Land Use/Zoning 112
Occupancy Violations 79
Property Maintenance 69
Miscellaneous 12
TOTAL VIOLATIONS 772
TOTAL CASES 406*

Source: City of San Luis Obispo, Community Development Department, 2013
*Each case may have multiple violations.

The proactive code enforcement program is primarily focused on enforcement of the City’s
property maintenance standards in residential areas of the City. It is staffed by two
Neighborhood Services Specialists who patrol the City’s neighborhoods and address property
maintenance violations in visible yard areas. Typical violations addressed by this program
include debris or furniture in yards, overgrown weeds or unmaintained landscaping, inoperable
vehicles, unscreened trash receptacles, peeling paint, and vehicle parking in front yards. Table
C-8 summarizes proactive code enforcement violations by type for the cases opened in 2013.

Table C-8
Proactive Code Enforcement Violations, 2013
Violation Type Number of Violations
Unscreened Trash Receptacles 467
Debris/storage in yards 344
Parking in Yards 143
Overgrown Vegetation 117
Inoperable Vehicles 28
Damaged Fences 16
Damaged Paint 12
Miscellaneous 30
TOTAL VIOLATIONS 1,157
TOTAL CASES 883+

Source: City of San Luis Obispo, Community Development Department, 2013
*Each case may have multiple violations.
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Noise Violations. The Office of Neighborhood Services (ONS) within the San Luis Obispo
Police Department administers the City’s Noise Regulations and residential parking districts.
The Police Department handles more than 200 noise violations calls per year. Table C-9
provides a summary of noise complaints between September 2010 and December 2013.

Table C-9
Noise Complaints 2010-2013

Naise Data
September 2010 to December 20132

At

3

= NSPY Calls
= DACs

Source: City of San Luis Obispo Community Development 2014

Through public information, community and educational programs, ONS works to improve
communications between students and other neighborhood groups, and sponsors special
neighborhood events, such as Good Neighbor Day and Neighborhood Cooperation Week. The
SNAP (Student-Neighborhood Assistance Program) and WIN (Working to Improve
Neighborhoods) Programs engage community volunteers, neighborhood groups and city staffers
in a working partnership to preserve and enhance neighborhoods.

Construction Codes

San Luis Obispo's construction codes are, with few exceptions, uniform codes enacted by the
State legislature and used throughout the State. They set forth health and safety standards for
structures, plumbing, electrical and fire prevention. The cost of meeting State construction codes
-laws intended to make new housing safer, stronger, more energy efficient and resistant to fire
and earthquake hazards - is ultimately passed on to housing consumers. In the long term, many
building standards can reduce ongoing housing costs through lower utility bills and reduced
insurance premiums.

In some cases, San Luis Obispo has adopted more stringent construction codes than mandated by
the State. Local Building Code amendments that could affect housing cost include the
following:

1. Seismic Strengthening of Unreinforced Masonry (URM) Buildings. In 2002, there were 126

unreinforced masonry buildings identified in San Luis Obispo, many of them historic. Of
these, 10 include dwellings. All URM buildings have undergone structural analyses as

Page C-19



Chapter 3
City of San Luis Obispo Housing Element, January 2015

required by State law. City regulations require all URM buildings to be seismically
strengthened by 2017. As of 2013, 112 buildings are in compliance, eight are currently under
construction and six are expected to be retrofitted as part of pending projects.

URM strengthening involves improvements to building foundations, walls and roofs to resist
catastrophic damage and loss of life during an earthquake. Construction permit and planning
fees for URM retrofits are reduced, and fees spent on seismic analysis are credited toward
architectural review, plan review or building permit fees for URM strengthening projects.
Seismic retrofits have also created opportunities to increase housing opportunities, especially
in the Downtown Core. For example, the retrofit of the long-vacant Wineman Hotel
produced 48 new SRO units in the Downtown.

2. Wood shake and shingle roofing materials are prohibited, unless the material is listed as a
Class A Assembly. Adopted by ordinance in 1983, this law is intended to reduce fire hazards
and the potential for loss of life and property from a major fire in the City. The ordinance
differs from State and County regulations in that they allow wood-shake roofing that meets a
minimum Class-C rating. Since wood shingles are not widely used, additional construction
costs, if any, would depend on the builder's choice of this roofing material.

Site Improvement Requirements

The City may require on- or off-site improvements such as streets, utilities, traffic signals and
landscaping as a condition of use permit, variance, subdivision or other land-use approval.
Dedication of right-of-way, public transit facilities, easements or access rights also may be
required. These improvements add costs that are usually passed on to the housing consumer.
This Housing Element includes policies which require the City to consider and minimize the
costs of imposing additional requirements on housing projects beyond those required by State
law, or necessary for public health, safety or welfare, and to periodically evaluate these
requirements to determine if they are necessary to protect the public's health, safety or welfare.

Americans with Disabilities Act and Housing for Disabled Persons

The Fair Housing Act of 1998 and the Americans with Disabilities Act (ADA) are Federal laws
intended to help provide safe and accessible housing. The City is responsible for enforcing State
accessibility regulations (California Building Standards Code, Part 2, Title 24) when evaluating
new construction. Accessibility requirements of the California Building Code are similar to
Federal regulations and mandate that new developments be designed to ensure full accessibility
and use by the physically disabled. Single-family houses are exempt from these regulations.

San Luis Obispo is committed to removing architectural barriers to persons with disabilities and
implements these laws through its building and planning programs. The City actively enforces
compliance with California Disabled Access Requirements which, in most respects, require a
higher level of adaptable or accessible building design than federal standards. Since 1994, the
City has used approximately $5.5 million in Community Development Block Grants to remove
architectural barriers in City streets and facilities, and provided an additional $3 million in
CDBG funds to support the private, non-profit development of housing that is both accessible
and affordable to very-low income elderly or disabled residents. Compliance with building code
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requirements may increase the cost of multi-family housing production and rehabilitation.
However, these regulations set the minimum standards that the City and developers must comply
with to ensure safety and the appropriate levels of accessibility in new developments. As
previously discussed in this appendix, the City’s Reasonable Accommodation Ordinance
provides a fair and reasonable procedure for disabled persons to request flexibility in the
application of land use and zoning regulations to ensure equal access to housing.

Under State law, housing elements must analyze the potential and actual government constraints
on the development of housing for persons with disabilities. They must also demonstrate efforts
to remove governmental constraints on the development of housing for persons with disabilities,
such as accommodating procedures for the approval of group homes. The City has analyzed its
development standards and procedures to identify possible constraints, such as policies, local
building and planning requirements. City General Plan policies and building and planning
procedures strongly encourage accessibility in new and remodeled housing. In general, City
permitting procedures do not differentiate between housing specially designed for disabled
persons and other types of housing, and City procedures encourage retrofitting existing housing
for accessibility. For example, retrofitting most single-family dwellings with basic accessibility
improvements, such as access ramps, path-of-travel widening, kitchen, and bathroom
modifications can be done with approval of an expedited “over the counter” building permit.
This reduces the time and cost involved in retrofitting for accessibility, since plan check routing
and fees are waived. No planning approvals are required.

More extensive retrofits to bring multi-family dwellings into compliance with the Americans
with Disabilities Act typically would require only a building permit. Minor modifications may
be approved “over the counter” by the City’s permit coordinator. Significant exterior changes to
multi-family housing or to a historically designated property to provide accessibility, such as
new exterior ramps or building facade changes, typically require architectural review and can
add about four to six weeks to the approval process.

City zoning and development standards include provisions that add flexibility and incentives for
housing for persons with disabilities and seniors. For example, handicapped access ramps up to
30 inches in height may be located by right anywhere within required building setback areas, and
housing occupied by persons aged 62 or older may provide one-half parking space per dwelling
unit or one space per four occupants in group quarters. Both provisions can substantially reduce
the cost and difficulty of providing housing for persons living with disabilities.

Several group housing developments in San Luis Obispo provide accessible housing for very-
low and low income persons with disabilities. City zoning regulations allow residential care
facilities by right in all residential zones, and in four commercial zones with a conditional use
permit. These are single or multi-unit dwellings that are licensed or supervised by any Federal,
State, or local health/welfare agency that provides non-medical, life supportive services in a
family-like environment. Residential care facilities in San Luis Obispo are not subject to
residential density limits, and are treated like single-family homes in setting their parking
requirements. Initial construction requires a building permit and must comply with the usual
development standards such as building setbacks, height, lot coverage, and require architectural
review.
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Single dwellings occupied by up to five adults, and which are not specially licensed or
supervised, are also used as group homes for low-income or disabled person. These group
homes are allowed by right in any residential zone and treated as single-family housing for
purposes of residential density and parking. These uses must comply with all building and
planning codes, but are routine and typically do not require City approval other than approval of
a building permit.

Housing Element Policy 8.1 encourages housing development which meets special needs,
including disabled and elderly persons. Policy 8.11 encourages amendments to regulations that
support the special housing needs of the disabled. Policy 8.10 promotes universally accessible
housing and housing that allows “aging in place.” Program 8.23 has been added to seek grant
opportunities for housing construction and rehabilitation specifically targeted for persons with
developmental disabilities.

Non-conforming Uses and Structures

Some dwellings are subject to premature deterioration and demolition because of their legal,
non-conforming status. A legal, non-conforming use or structure is one that was established with
permits, but is no longer allowed and could not be replaced under the current zoning regulations.
Examples include housing as a principal use in the Manufacturing zone. Traditionally, lenders
and insurance carriers avoid lending or insuring project improvements for such non-conforming
dwellings.

An estimated 150 dwellings are considered non-conforming because of their location in the
Manufacturing or Service-Commercial zones. Housing Element programs address this issue by
encouraging the conservation of non-conforming housing, and through programs that enable
low-income homeowners to rehabilitate substandard housing through low-interest loans or
grants.

g) Processing and Permit Procedures

The development review process adds time and costs to a building project. The City's
development review procedures are designed to protect public health and safety, to simplify and
expedite the review process whenever possible, and to ensure that new development meets State
and local development standards within time limits set by State law. The Permit Streamlining
Act requires final City action within 60 days of adopting a negative declaration or categorical
exemption for a project, and within 180 days of the date a final Environmental Impact Report
(EIR) is certified for a project.

For most minor or relatively simple items which are exempt from environmental review, such as
administrative use permits, minor or incidental architectural review, minor subdivisions, and lot
line adjustments, the processing time from submittal to final action lasts approximately four to
six weeks. More complex planning items requiring initial environmental studies such as
architectural review of new commercial, industrial and residential projects, conditional use
permits and variances (Planning Commission), planned development/rezoning or standard
subdivisions typically require eight to 12 weeks.

The City's most complex planning items include general plan amendments, rezoning,
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annexations and zoning regulations text amendments. Any development project that requires an
EIR can take six months or longer from the date an application is filed to final City action.
Development review procedures, such as public notices, hearings and environmental reviews, are
mandated by State law and also add to the time needed for the approval of new housing projects.
Since 1994 the City has revised its zoning and subdivision requirements to simplify and speed up
development approvals. For housing developers, time is money. Efforts to reduce the time
required to process development applications can result in lower costs to the housing consumer.
Examples of permit streamlining actions the City has taken include:

e Development exceptions typically follow an administrative use permit process taking two
to three weeks, rather than the more time-consuming variance process.

e C(lear development standards, guidelines and checklists available conveniently on-line.

e House relocation no longer requires a conditional use permit.

e Demolition or relocation of most buildings 50 years or older, but not historically listed, no
longer requires Cultural Heritage Committee historic significance review.

e Minor housing additions, remodels and seismic retrofits may be approved by City staff as
“minor or incidental” architectural review.

e Residential developments of up to four dwellings are exempted from architectural review.

e When architectural review is required, the Architectural Review Commission may grant
exceptions to development standards along with architectural approvals.

e The City’s Housing Programs Manager assists housing developers with development
review applications, processing and where possible, project funding.

Individually-built single family dwellings are allowed by right in all residential zones and in
Agriculture and Conservation/Open Space zones. These need only building permit approval
prior to construction — typically an eight to twelve week approval process for such projects.
They are also allowed in certain commercial zones with approval of a conditional use permit. To
encourage small residential projects and infill development, Program 6.22 exempts the
construction, relocation, rehabilitation or remodeling of up to four dwellings of 1,200 square feet
floor area from Architectural Review Commission review. Such housing may be allowed with
“minor or incidental” architectural review, a less costly and expedited review process taking
about four to six weeks for approval. Residential developments of five or more units typically
require more extensive planning review, including environmental review, architectural review,
and subdivision or land use review.

Single-family residential developments of more than four units are allowed by right in all
residential zones, subject to City development standards, state and local subdivision standards
and compliance with the California Environmental Quality Act. The R-1 zone allows multi-
family housing on larger sites at a maximum allowed density of seven density units per net acre
(net acre excludes dedicated right-of-way, areas within top of creek banks, endangered species
habitat, and areas within drip lines of “heritage trees.”). R-1 zones are typically developed with
market rate housing affordable to moderate- and above-moderate income households.

Small residential developments such as duplexes, triplexes or fourplexes are allowed by right in
the R-2, R-3 and R-4 zones. Larger residential development projects, such as standard
residential subdivisions and condominium developments typically require three levels of review:
design review by the Architectural Review Commission, tentative tract (or parcel) map review
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by the Planning Commission, and environmental study/tentative/Final map approval by the City
Council. Average permit processing time for a 100-lot residential subdivision is about six
months to one year for planning approvals, plus six months for building plan check and permit
issuance. Smaller residential developments can complete planning review and permit processing
in one year or less if an environmental impact study is not required.

Processing and permit procedures for multi-family residential projects are similar to those for
single-family developments of more than four units (such as standard residential subdivisions
and planned developments with detached, single-family houses or condominiums). Multi-family
residential developments are allowed by right in the R-2, R-3, and R-4 zones, and are
conditionally allowed in office, neighborhood-commercial and retail commercial zones.
Apartments and condominiums also allowed in Commercial-Service and Manufacturing zones as
part of live-work or work-live developments. In historic districts or on historically-designated
properties, Cultural Heritage Committee is also required. As with single-family residential
development, development review typically involves a single application combining all approval
requests, such as environmental review, architectural approval and (if required) subdivision and
use permit approvals. Average permit processing time for a multi-family residential
development project is about six to eight months for planning approvals, plus six months for
building plan check and permit issuance.

Live-work and work-live development projects allow dwellings to be combined with commercial
and industrial structures, primarily to accommodate employees or owners of such businesses.
Live/work units are allowed by right and intended to function predominantly as living space with
incidental accommodations for work-related activities. Work/live units require approval of a
conditional use permit and are intended to function predominantly as work space with incidental
residential facilities that meet basic habitability requirements. Zoning regulations establish
standards for live/work and work/live developments addressing: prohibited uses (e.g. adult
businesses, vehicle maintenance and repair, storage of hazardous materials or flammable
liquids), floor area requirements, access, parking and use operating requirements (i.e. occupancy
and non-resident employees). Residential density of up to 24 density units (equivalent to 24 two-
bedroom dwellings per acre) is allowed. This is based on total site area and not just on the
vacant portion of the site not utilized by commercial or industrial uses.

Such uses require environmental and architectural review (if exterior changes are involved).
Conditional use permit approval requires Community Development Director’s approval, a
simpler, less expensive and usually quicker review process than planning commission use permit
review. A conditional use permit may also be required for live/work unit if exceptions to City
development standards are necessary.

Mixed-Use developments are allowed by right in six commercial zones, and are conditionally

allowed in the Service-Commercial and Manufacturing zones. Their processing and permit
procedures are similar to multi-family housing developments.
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Time Extensions

Securing planning approvals and construction permits involves significant time and expense by a
developer as well as the permitting agency. Expiration of approvals or permits can substantially
increase project costs by requiring repayment of fees, additional review time and uncertainty,
and in some cases, project redesign. Normally, planning approvals expire in one year after the
date of approval. Construction permit applications and permits also expire in one year after
submittal or approval, respectively. In light of the challenging economic environment for
development, the City allows multiple time extensions for economic hardship. Such extensions
are handled administratively, with no limit on the number of building permit extensions provided
that project site conditions have not changed and there are no public health or safety concerns
posed by a time extension.

h) Development Fees

Application and permit fees

Local governments levy fees and assessments to cover the cost of processing development
applications and permits, and to cover the cost of services. These fees help ensure high-quality
housing development and the provision of adequate public facilities and services. Development
costs, including application and permit fees, are typically passed through to the consumer in the
form of higher rents or sales prices for new housing where possible within prevailing rent and
sales prices. Consequently, City fees can increase development costs and affect housing
affordability. One method of evaluating whether San Luis Obispo’s fees are excessive or pose
barriers to housing development is to compare its fees to those in other nearby jurisdictions.

In 2013 the City surveyed development fees for the County’s seven cities, and for San Luis
Obispo County. The City also compared fees that the various jurisdictions would charge for a
new 2,000-square-foot house with a 500- square-foot garage. The survey showed that for some
development fees, San Luis Obispo is generally higher than the other county jurisdictions.
Development fees are summarized in Table C-10, and comparative development fees for a
detached house are shown in Figure C-3. The City also evaluated development fee costs for
typical, multi-family housing development in San Luis Obispo and compared those costs to total
development costs.

Development fees include planning application fees, building plan check and permit fees, Fire
Department and Public Works Department plan check and inspection fees and impact fees. For a
typical 2,000-square foot single family home with a 500-square-foot garage and a construction
value of $245,960; development fees in San Luis Obispo in April 2014 totaled $36,220, or about
15 percent of construction value. By comparison, development fees for the same hypothetical
development in the County of San Luis Obispo were $12,470.

For a 43-unit multi-family residential project on a 1.53 acre site in San Luis Obispo,
development fees in San Luis Obispo in March 2014 totaled $23,162 per unit on a total value of
$107,596.36 per unit; or about 21.5 percent of construction value. By comparison, development
fees for a typical multi-family development in the County of San Luis Obispo in 2014 were
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$29,219.29 per dwelling based on a per unit construction value of $97,980.91; or approximately
30 percent of construction value (County of San Luis Obispo Planning Department, January
2014).

In most cases, City development fees assume full cost recovery for actual costs to deliver the
planning, building and engineering services. Development review fees are updated annually,
based on changes in the Consumer Price Index, or periodically through a detailed cost of services
study. City policies exempt extremely low, very low- and low-income housing from most
development review fees. Housing Element Programs 2.8 and 2.9 call for the City to seek
additional funding sources to help offset development-related City fees for residential projects
that include affordability guarantees for extremely-low, very-low, low- and moderate income
households.

Program 2.7 seeks to reduce or moderate the effect permit fees and processing times have on
housing projects by: adopting permit streamlining procedures to give project review, public
hearing and plan check priority to projects that include affordable dwellings.

Table C-10
. 1
Comparative Development Fee Summary, 2013
Fees Charged | Arroyo | Atascadero | Grover Morro Paso Pismo San Luis SLO
) Grande Beach Bay Robles Beach Obispo County
Annexation / $7,500 + Cost $4,931 $5,500 + Cost: 2
Prezoning wa +24% n/a + cost cost hrly. chg $21,447 a
Appeals to $260 $460 $300 $250 $200 $771 $273 $850
Council / Board
Arc!ntectural $623 n/a $1,565 n/a n/a n/a $2,839 n/a
Review, Full
Architectural
Review, Minor $312 n/a $1,460 n/a n/a $460 $1,105 n/a
or Incidental
Unconditional $851 +
Certificate of $779 $700 $1,042 $525 $1,200 1,323 $1,610 cost to
Compliance record
Condominium $8,472
Conversion + hrly fee $9,884 -
$2,305 $4,375 n/a n/a n/a + outside $9,558 11,740
cost
EIR
15% of EIR $4,556 + Cost $2.556+ | 33702
$2,839.25 * hely f $5,731 Cost + Cost + haly i Cost 4+ 30% Cost +
y fee 5% y fee 0s o 30%
Environmental $1,477 +
Review / Initial $979 10% of EIR $1150 $4,556 $1,500 éost $2,556 $3,702
Study
General Plan $10,590 +
Amendment $7.273 $5.735 $3.650 $4,683 $5,500+ | hrly fge + $16,818 $7,500 +
w/IS + cost cost outside cost
cost
Historic
Preservation $200 n/a n/a n/a n/a n/a 0 n/a
Review (CHC)
Lot Line $1,246 $1,295 $626 $762 $1,200 $1,579 $1,480 $4,122
Adjustment
Lot Merger $1,030 $910 $626 $211 n/a $626 $505 $88
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Planned

Development $7,273 $5,405 $512 $3620 | $3300F 6,179 $8,809 $17,292

Permit / cost

Rezoning

PD Amendment $1,800 n/a $482 n/a $5,500 n/a $1,823 n/a

Specific Plan — $ 16,500

Residential $47.273 $7.500+ $3,650 + $4.683 $5,500 + Cost + $14,726° + .

w/IS Cost cost hrly fee processin
g cost’

Specific Plan $16,500

Amendment Cost $1,880 + $4,683 + $5,500 + Cost 2 +

w/IS $7.273 +24% Cost cost cost + hrly fee $14,726 processin
g cost 3

Street 2 $2,381 —

Abandonment n/a $3,525 n/a $898 $600 n/a $10,741 2.991

Tentative

Parcel Map — 4 $2,580 + $1,200 + $6,910 + 4

lots with an $ 1,335 $2,865 Cost $ 3,245 cost $4,452 228 per lot $15,312

Initial Study

Tent. Parcel

Map $747 $2,865 n/a $2,323 n/a $5,040 n/a n/a

Amendment

Tentative Tract

$3.912 + $4,452 +
Map - 5 lots ? $7,635 + $5,500 + ¢ $8,958 + 4
with an Initial 100 per $3,400 Cost $4,327 cost 401 per 228 per lot $19,975
lot lot

Study

Use Permit, $1,936 -

Administrative $3,584 $605 $ 940 $541 $1,200 $332 $853 10,773

Use Permit, $1,355 + $5,500 + $ 8,838 —

Major (PC) $7273 $3,205 Cost $3,917 cost $2,964 $3,250 17.292

Source: County of San Luis Obispo, 2013
Notes: 'Table does not list all planning fees. Only those fees applicable to residential development are included. Fees rounded.
245% of full cost of time and materials

*With Initial Study

*When served by public water and sewer.

Figure C-3
Comparison of 2013 Development Fees for a 2,000-Square-Foot Single-Family House
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Source: City of San Luis Obispo, Community Development Department, 2014
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Development Impact Fees

Like many California cities, San Luis Obispo charges impact fees to recover the cost of services
and facilities serving new development. San Luis Obispo policies state that existing residents
should not bear the costs of new development. Impact fees ensure that development projects pay
their fair share of the cost of constructing the water and sewer facilities, streets and other
improvements necessary to serve new residents. Impact fees are based solely on the capital costs
attributable to new development. In 2013 the residential water, wastewater, and transportation
impact fees for both single- and multi-family development are shown in Table C-11.

Table C-11
Residential Development Impact Fees per Dwelling Unit, 2013
City of San Luis Obispo

Impact Fee
. . o Specific Plan Area
Development Type Equlva:?:ittsl)ensny Ehiic i Surcharge
Airport, Margarita,
and Edna-Islay*
Water
Single-Family 1.0 $10,775 n/a
Multi-Family 0.7 $7,542 n/a
Mobile Home 0.6 $6,465 n/a
Wastewater
Single-Family 1.0 $3,729 $2,745
Multi-Family 0.7 $2,610 $1,922
Mobile Home 0.6 $2,237 $1,647
Transportation
Single-Family 1.0 $3,516 n/a
Multi-Family 1.0 $3,120 n/a

Source: City of San Luis Obispo, Community Development Department, 2013
*Water surcharge does not apply in Edna-Islay Area

i) Infrastructure

The City is committed to living within its resources, while planning to meet the resource needs
of its citizens. Residential development requires that adequate roads, drainage, water, sewer, fire
protection and other public services are available. Generally, the developer provides facilities
within or next to the development site, while the City is responsible for the facilities that serve a
larger area. For example, the City provides arterial streets, a wastewater reclamation facility and
sewer lift stations, and water supplies, a water treatment plant and major water distribution
facilities. When an area is subdivided, the subdivider installs local roads and utility lines.
Historically, the costs of extending municipal services to support new development were offset
by utility customers and taxpayers. Like many cities, San Luis Obispo requires developers to
pay for the increased capacity of citywide facilities needed to serve development.
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Most sites within the City have streets and utility lines nearby, so they can be developed without
significant extensions. However, expansion areas at the edge of the City will need service
extensions. A specific plan is required for each major expansion area, and a development plan
for each minor expansion area. These plans will address phasing of development and services.

Water Available for Development

Per Water and Wastewater Management Element (WWME) Policy A 2.2.1, the City utilizes
multiple water resources to meet its water supply needs. Having several sources of water avoids
dependence on any one source that may not be available during a drought or other water supply
reduction or emergency. The City has five water sources, achieving the goal of diversifying its
water supply portfolio to meet current and future community needs.

Water Supply Sources

Salinas & Whale Rock Reservoirs

Salinas and Whale Rock Reservoirs have served as the City’s primary water supplies for over 50
years. The County of San Luis Obispo Flood Control and Water Conservation District (County)
provides the oversight, operations, and maintenance of the Salinas Dam and water delivery
facilities for the benefit of the City. The City pays the County for the associated costs for these
services.

The City provides the oversight, operations, and maintenance of the Whale Rock Reservoir for
the benefit of the Whale Rock Commission. The Whale Rock Commission is a joint powers
agency made up of Cal Poly State University, California Men’s Colony, and the City. The City
draws water from these two reservoirs in a coordinated manner to maximize the long-term water
supply available from these two sources. The safe annual yield of the two reservoirs is 6,940 acre
feet. In addition, the City has adopted policies in the WWME to account for reductions in storage
capacity at each lake resulting from siltation.

Nacimiento Reservoir

Water deliveries from the Nacimiento Reservoir began on January 5, 2011. The City has a
contractual right to 3,380 acre feet per year. The County operates and maintains the project that
delivers water from Nacimiento Reservoir to participating agencies. The Nacimiento Project
Commission, which is made up of representatives from each of the four agencies’ governing
boards and County Representative (i.e. County Board of Supervisors), provides oversight to
project operations, maintenance, and the project budget.

Recycled Water

Recycled water use for calendar year 2012 totaled approximately 165 acre feet, up four percent
from 158 acre feet in 2011.

Groundwater

The City used one domestic well in 2012 (Pacific Beach #1 located on Los Osos Valley Road
near Pacific Beach school) to supplement its other potable water supply sources. In addition, the
City maintains a non-potable well at the City’s Corporation Yard for construction activity use
and two non-potable wells at the City’s Laguna Lake Golf Course for a portion of the golf
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course irrigation (additional golf course irrigation demand is met with recycled water). Per
WWME Policy A 3.2.3, the City will continue to use groundwater for domestic purposes when
available, but will not consider this source of supply as a part of its water resources availability
due to limitations for the use of groundwater resources.

Water Resource Availability

Table C-12 summarizes the Water Resource Availability (based on WWME Section 3), to serve
community water demand. Calendar Year 2013 water availability totaled 9,985 Acre-Feet.

Table C-12

2013 Water Resource Availability
Water Resource Acre Feet | Description
Salinas & Whale Rock Reservoirs 6,940 Safe Annual Yield'
Nacimiento Reservoir 3,380 Dependable Yield”
Recycled Water 165 2012 Annual Usage’
Siltation from 2010 to 2060 (500) WWME Policy A 4.2.2 4
Total 2012 Availability 9,985

Source: WWME, 2013

1. Quantity of water which can be withdrawn every year while operating both reservoirs in coordinated operations
under critical drought conditions. Safe Annual Yield determined from computer model, which accounts for siltation
loss through 2010 (per WWME Policy A 4.2.1)

2. Dependable Yield is the contractual amount of water the City has rights to from Nacimiento Reservoir.

The quantity of recycled water included is the actual prior year’s recycled water usage per WWME Policy A 7.2.2

4. Reservoir siltation is a natural occurrence that reduces storage capacity over long periods, resulting in the reduction
of safe annual yield.

w

Table C-13
San Luis Obispo Water Usage
Year Population Total Water Use Per Capita Water

(acre feet) Use
2000 44,179 6,121 124
2001 44,347 5,886 118
2002 44,482 6,032 121
2003 44,357 5,968 120
2004 44,298 6,239 126
2005 44,687 6,098 122
2006 44,559 5,999 120
2007 44,433 6,493 130
2008 44,579 6,359 127
2009 44,829 6,134 122
2010 45,119 5,489 109
2011 45,269 5,285 104
2012 45,312 5,541 109
2013 45,541 5,338 105

Average Per Capita 2000-2013 118.4

Sources: City of San Luis Obispo WWME, 2013
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After comparing Table C-13’s water supply with Table C-14’s water usage, it is evident that City
resident’s water usage has slowly decreased over the past 13 years even with a consistent
increase in population. Per capita water use in 2013 was at an all-time low of 105 acre feet per
year, down from 130 acre feet per person in 2007. Residents are currently using just over half of
the City’s water availability however recent drought conditions may begin to reduce availability
in the future. The City’s 2013 Water Resources Status Report states that the City has
approximately eight years of water supply until reservoir levels are drawn down to minimum
pool, assuming the onset of an extended drought. With its multi-source water policy, the City
has implemented a long-term strategy which will ensure a reliable supply of water to meet the
current and future needs of the community.

Wastewater Treatment (Sewer)

The City's current wastewater treatment facility has a design capacity of 5.1 million gallons per
day (mgd). According to the City’s Utility Department, this is adequate capacity to meet current
needs, plus residential growth anticipated during the planning period.

j) Public Services

Police and Fire

In 2013, the Police Department responded to identified community needs under several Major
City Goals including, Neighborhood Wellness, Assess and Renew the Downtown and
Homelessness. As a result the police department has reassigned personnel in innovative ways to
enhance connectivity with the community. The department has initiated a Park Officer Program
that has transitioned into a Neighborhood Officer Program. Selected officers proactively work
within their assigned neighborhood as community liaisons to address concerns and mutually
share in the problem solving process. Additionally, personnel have been directed to work as a
Community Action Team (CAT) and Daytime Downtown Officers whose specific function is to
address adverse behaviors through law enforcement and cooperative outreach with mental health,
social services and other involved stakeholders.

k) Schools

Grade school enrollment in San Luis Obispo has declined in recent years. San Luis Coastal
Unified School District's enrollment in San Luis Obispo schools in September 2009 was 4,271
students. In March 2014, enrollment dropped by 424 students to 3,847 students. According to
District studies, new residential development generates 0.65 school children per dwelling. The
District estimates that one or possibly two additional school sites will be needed to serve planned
residential growth in the southern part of the City. The Orcutt Area Specific Plan is expected to
include a potential elementary school site. Due to district budget constraints, new dwellings will
have serious adverse consequences for school staffing, facilities and programs unless new
development adequately mitigates the adverse impact on school facilities. Mitigation is
generally in the form of school fees associated with issuance of construction permits. School
district fees are collected by the City and used by the District to fund school infrastructure needs.
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1) Inclusionary Housing Program

Adopted in 1999 and amended in 2004, the Inclusionary Housing Program implements two core
housing programs of the General Plan — that of providing affordable housing for extremely-low,
very-low, low and moderate income households, and establishing a housing trust fund. The
program requires that most new development projects help meet affordable housing needs by: 1)
building affordable dwellings as part of a development project, 2) dedicating real property,
improved or not, for development of affordable housing by the City’s Housing Authority or by a
non-profit housing provider, 3) paying an in-lieu fee which is used to fund affordable housing
throughout the City, or 4) Use a combination of the above methods, to the approval of the City
Council.

To qualify as affordable, dwellings must have guarantees that they remain affordable for at least 30
years. Since adoption, the Program has generated over 250 enforceably-restricted affordable
dwellings, and approximately $8 Million in affordable housing funds.

The Inclusionary Housing Program is one of several tools, including incentives (e.g. parking
reductions, density bonuses, flexible development standards and affordable housing fund) that
the City uses to achieve its affordable housing objectives. The program applies to most new
development, including residential and commercial development. Some types of development
are exempt from the requirement: 1) residential developments of four dwelling units or less; 2)
new commercial developments of less than 2,500 square feet gross floor area; 3) residential and
commercial additions, repairs or remodels, so long as such work does not increase the number of
dwellings by more than four units or increase gross floor area by 2,500 or more; 4) the conversion
of less than five dwelling units to condominiums within a five-year period; 5) commercial
condominium conversions which do not result in the creation of new dwellings; 6) affordable
housing projects; 7) emergency projects; or projects which the City Council determines are
necessary to protect public health and safety 8) projects which provide educational, social or related
community services and proposed by public or non-profit agencies, foundations or similar
organizations; 9) projects which replace or restore a structure damaged or destroyed by fire, flood,
earthquake or natural disaster; and 10) projects for which an approved, unexpired tentative map or
vesting tentative map exists.

There are two different approaches to maintaining affordability over time: 1) the property owner
agrees to maintain the designated dwelling unit(s) as affordable for at least 30 years; or for
purchased units only, 2) the property participates in the “shared equity purchase program.” Under
the equity sharing program, the buyer of an affordable unit enters into an agreement with the City
which upon resale of the property, eventually returns a share of the property’s built-up equity to the
City for use in other citywide affordable housing developments. The shared equity agreement is
secured by a second trust deed recorded on the property at time of sale.

The program was evaluated for its potential impact on the cost and supply of housing. The 2004
Mundie Report evaluated the impact of affordable housing requirements on land value, developer
profit, and the sales prices of market-priced housing units based on a series of cash flow simulations
for alternative development projects. The study found that: 1) generally, the City’s proposed
housing affordability requirements would not discourage new housing development. In some cases,
affordability requirements would result in reductions in land value, however land value would not
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be the factor that determines development feasibility, 2) the indicator of impact most affected by the
affordable housing requirements — both within the existing City and in the expansion areas — is land
value (if it absorbs the entire impact of the requirements); rents and housing prices are affected least.
It is reasonable to expect that if a potential developer cannot negotiate land prices down to level that
would pass all of the impact of the requirements through to the pre-development landowner, he or
she would attempt to pass on part of the impact to project occupants in the form of higher rents/sales
prices, and 3) impacts on the feasibility of new development are most severe in mixed-use
retail/office project located downtown. It is possible that the effects of the applicable requirements
on land values would discourage a landowner from making the project site available for
development: it is likely that a developer would consider the profits to be expected from such a
project to be unreasonably low if none of the impact can be passed on to either the landowner or the
tenants (in the form of higher rents).

To assist housing development and partially offset the effects of the inclusionary housing
requirements and other development exactions, the City has used flexible development standards,
streamlined review and permit processing, and affordable housing funds to reduce development
costs and improve economic feasibility. For example, the City assisted the 49-unit Wineman Hotel
rehabilitation with $1.5 Million in affordable housing funds and provided streamlined review and
permit processing. The renovated, 3-story, former hotel now contains 48 single room occupancy
rental units (plus one manager’s unit), of which 27 units are permanently affordable to low-income
persons and three units are permanently affordable to very-low income persons.

2. Non-Governmental Constraints
a) Land Costs

Land is the largest component in the cost of new housing, accounting for over 60 percent of
development costs. Because land costs are so high, it is difficult to build affordable housing if
the project involves purchasing land at today's prices. Land costs directly affect the cost of
housing. In turn, land values are determined by a number of factors. In terms of residential
constraints, the most important of these is land availability and permitted residential density. As
land becomes scarcer, its price increases. Other factors being equal, the more residential units
allowed, the higher the land value.

In 2014 the cost of an undeveloped, average-size, single-family residential lot in San Luis
Obispo was estimated by members of the Board of Realtors’ multiple listing service to be
between $200,000 and $450,000, depending on its size and location. By contrast, in 2009 the
cost of a typical single-family residential lot in San Luis Obispo ranged from $250,000 to
$375,000. The average sales price per square foot for a vacant, single-family (R-1 zone) lot in
San Luis Obispo in 2014 is $32, and ranges between $19 and $54 per square foot. In 2009 the
cost for undeveloped land suitable for housing ranged from $15 to $52 per square foot.

Buoyed by record-low interest rates, the demand for residential real estate has continued to be
very strong since 2000, despite a slowdown in other city and county economic sectors. Land
suitable for residential development within City limits and in expansion areas adjacent to the
City is typically priced to reflect its “highest and best use.”
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b) Construction Costs

Technological advances in home building have increased efficiency and reduced the proportional
costs of labor and materials. Nationally, labor and materials accounted for 69 percent of the cost
of a new home in 1949. By 1989, that percentage had dropped to 53 percent (National
Association of Home Builders).

According to the City's building official, the construction value of an average Type V - wood
frame residential construction in 2013 is $123 per square foot for living space and $34 per square
foot for garage. For a typical, 1,500 square foot detached house with a garage on a standard-
sized lot in San Luis Obispo, total development cost in 2013 would be approximately $210,000
for construction only. When incorporating the average price of land at $300,000, construction
costs, and city fees — the approximate cost for a new single family home is $550,000. Estimated
land cost accounts for 62 percent of the total cost, construction about 31 percent, and City fees
around seven percent of the total development cost.

¢) Availability and Cost of Financing

Mortgage interest rates significantly affect housing affordability. As interest rates increase,
fewer buyers can afford to purchase a home. As rates decrease, the number of potential
homebuyers increases. According to Wells Fargo, seen in Table C-14, interest rates for a
conventional, 30-year fixed loan range are as low as 4.250 percent and 15-year and adjustable
rate mortgages are around 3.500 percent.

Table C-14
Current Mortgage Rates
Interest Rate APR
30-Year Fixed 4.250% 4.335%
15-Year Fixed 3.500% 3.647%
5-Year Fixed 3.250% 3,968%

Source: Wells Fargo, July 2014

A wide variety of loan packages and terms are available, making financing accessible for most
home buyers with good credit and moderate- to above-moderate incomes. Although low interest
rates in 2014 have made housing more affordable than in recent years, the necessary down
payment still can pose an insurmountable obstacle, particularly to first-time homebuyers.
Lenders typically prefer a 20-percent down payment on a mortgage loan. Prospective buyers,
who might be able to support an 80-percent loan, often do not have the financial resources to
make the required down payment. A median-priced home in San Luis Obispo costs $540,000,
requiring a $108,000 down payment to get into a new house. Lenders will sometimes loan up to
90 percent of the asking price, but an applicant's credit is much more closely scrutinized, and
monthly payments and monthly income requirements are significantly higher. Consequently,
financing can pose a major obstacle for first-time or moderate income homebuyers, even for
those who might otherwise qualify for a conventional loan.
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Interest rates are determined by national economic policies and conditions, and there is little that
local governments can do to affect interest rates. Cities may, however, offer interest-rate buy-
downs, gap financing or other programs to expand home ownership opportunities for low- and
moderate income and first-time homebuyers.

d) Insurance Costs

Insurance costs have become an important constraint to building affordable housing.
Construction liability insurance, needed by builders and required by lenders, has become difficult
to obtain in California and when available, is extremely expensive. According to the Home
Builders Association of the Central Coast, liability insurance costs can equal about two percent
of a unit’s selling price, or $6,000 for a $300,000 condominium. In part, insurance cost
increases resulted from unprecedented construction defect litigation, particularly in California, in
the 1990s. Most of that litigation focused on residential condominiums.  Condominium
construction, a major type of new housing in San Luis Obispo in the 1980s, is one of the most
effective approaches for providing higher-density, ownership housing for moderate income
buyers. Condominium construction fell dramatically in the 1990s. According to local builders,
this was due in part to construction defect litigation and to high insurance costs. In 2002 Senate
Bill 800 (Burton) was signed into law, clarifying the grounds for construction defect lawsuits and
limiting builder liability for such actions. In 2014 there appears to be renewed builder and
consumer interest in residential condos, and city housing policies promote this housing type.

f) Investment expectations

Investment expectations also can add to the cost of housing. Nationally, Americans place a high
value on home ownership because it provides a hedge against inflation and allows us to build
substantial equity in a relatively short period of time. Ironically, the favorable tax treatment
established to protect home ownership has helped push the cost of housing beyond its value as
shelter alone, and has created a competitive market for real estate as a commodity or financial
investment. Home ownership has become an elusive goal for many first-time buyers, as prices
increased in response to market expectations. Renters find themselves paying a larger and larger
share of their income for housing, as rental properties are resold to a succession of landlords.

Many home owners and owners of rental property benefit from significant tax advantages. In
2014 mortgage interest on loans for both a principal home and a second home is usually
deductible for taxpayers, and interest on home equity loans also is usually deductible. In
addition, homeowners can defer capital gains resulting from the sale of a house so long as
another home is purchased at the same or higher cost, and may avoid paying taxes on capital
gains from the sale of a home after the age of 55. Owners of rental property can deduct expenses
such as property taxes, mortgage interest payments and maintenance costs. Also, since rental
property theoretically depreciates in value over time, owners can deduct part of a property's
value each year from their taxable income. While depreciation allowances provide an investment
benefit for each successive property owner, they also offer a strong incentive to resell a property
once the largest share of depreciation has been taken. The new, higher sales price is then offset
by increased rents. Sales commissions, typically ranging from four to six percent of the sales
price, also affect housing costs.
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g) Environmental Constraints

Environmental constraints can reduce the number of dwellings that can be developed on a given
site. Slope, natural and manmade hazards, creeks and other natural features reduce the
developable area of a site and often require special site grading, building or landscape design to
mitigate impacts of development. Given its valley setting, ringed by hills and interspersed with
five ancient volcanic peaks (“morros”) and numerous perennial creeks, San Luis Obispo must
balance environmental preservation with orderly, well-designed development. Measures to
protect the environment are integrated with development standards. For example, a site’s
residential development capacity is based on: 1) the size of the property, 2) zoning, 3) average
slope, and 4) existence of natural features, such as creeks or significant native trees. The Creek
Setback Ordinance limits development near creeks to reduce potential impacts to riparian
habitats. The required setback in most areas is limited to 20 feet from the creek bank, and this
limitation reduces development capacity on sites bordering a creek.

In evaluating the City’s residential development capacity, staff analyzed the general
environmental constraints affecting development for each property. Properties with significant
environmental constraints, such as steeply sloping sites, or sites located on prime agricultural
soils were either excluded from the inventory or were assigned much lower development
capacities based on environmental constraints. Consequently, Appendix D reflects the “realistic”
or reasonably achievable development capacity of sites based on natural and manmade
environmental constraints, rather than on their maximum residential capacity under zoning laws.
Further discussion of this analysis can be found in the Housing Element Update’s Initial
Environmental Study (ER 15-14).

Besides natural environmental constraints, manmade constraints may also limit the development
capacity of residential land resources. For example, the number of dwellings that can be built
may be limited by San Luis Obispo County Airport compatibility, City general plan noise limits,
or for properties located within a 100-year flood hazard zone. The extent to which these factors
affect development varies by location and the City’s residential capacity estimates take these
factors into account. For example, the San Luis Obispo County Airport Land Use Plan (ALUP)
limits residential density within approach and take-off corridors and other areas subject to low-
flying aircraft. Portions of the Margarita and Orcutt Specific Plan areas, two of the City’s largest
residential growth areas, are within airport safety areas; however the County Airport Land Use
Commission has approved the layout and number of dwellings planned in each specific plan
area. These areas’ specific plans include provisions that address airport safety and compatibility
and ensure that future development is consistent with the Airport Land Use Plan.

Most of the land affected by airport safety areas zones consists of service and manufacturing
land uses and do not affect the City’s ability to meet its quantified housing objectives. Within the
Downtown core, the majority of the residential development is mixed-use in nature, therefore the
residential component is above existing commercial structures and therefore, not precluded by
the flood zone that affects Downtown’s location outside of the flood zone.

The Housing Element update’s potential environmental effects have been fully evaluated and

documented in the Initial Environmental Study (File #15-14). Based on that evaluation, the
updated Element’s policies, programs and anticipated housing growth are not anticipated to have
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significant adverse environmental impacts and are consistent with the City’s General Plan and
overall growth projections.

Population changes are shown in Table C-15. As with housing construction, population growth
rates tend to correspond to regional and national economic cycles, and show an average annual
growth rate of 0.81 percent during the 36-year period from 1977 to 2013.

Table C-15
Population Change, 1977-2013, City of San Luis Obispo
Year's 3-Year Annual |5-Year Annual
Year Population [Change % |Average % Average %
1977 34,282
1978 33,756
1979 34,143
1980* 34,143
1981 34,759 . X
1982 35,239 1.4 1.07 0.56)
1983 25,660 1.2 1.37 1.1]
1984 36,407 2.1 1.57 1.3]
1985 37,378 2.7 2 1.78
1986 38,205 2.2 2.33 1.92
1987 38,282 0.2 1.7 1.68
1988 39,858 4.1 2.17 2.26
1989 41,207 3.4 2.57 2.52
1990* 41,958 1.8 3.1 2.34]
1991 42,178 0.5 1.9 2|
1992 42,922 1.8 1.37 2.32
1993 43,397 1.1 1.13 1.72
1994 43,919 1.2 1.37 1.28
1995 41,295 -6 -1.23 -0.28]
1996 41,404 0.3 -1.5 -0.32]
1997 41,807 1 -1.57 -0.48]
1998 42,201 0.9 0.73 -0.52]
1999 42,466 0.6 0.83 -0.64]
2000* 44,179 4.1 1.87 1.38
2001 44,342 0.37 1.69 1.39
2002 44,470 0.29 1.59 1.25]
2003 44,340 -0.29 0.12 1.01]
2004 44,277 -0.14 -0.05 0.87|
2005 44,662 0.87 0.15 0.22]
2006 44,522 -0.31 0.14 0.08]
2007 44,389 -0.3 0.09 -0.03]
2008 44,521 0.3 -0.1 0.08]
2009 44,750 0.51 0.17 0.21]
2010* 45,119 0.82 0.54 0.20,
2011 45,269 0.33 0.56 0.33]
2012 45,312 0.09 0.42 0.41]
2013 45,541 0.51 0.31 0.45]
Total Average 0.81 0.86 0.89

Source: City of San Luis Obispo, Community Development Department, 2013
*U.S. Census figures; all others California Department of Finance.
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h) Economic Constraints

Unlike in 2009, the outlook of the future economy for the City of San Luis Obispo is improving.
As the economy recovers throughout the nation, housing development, unemployment,
properties values and foreclosure rate are moving in the right direction. Countywide, since
hitting the bottom in the third quarter of 2011, existing single-family home prices have risen
approximately 43% in first quarter of 2014. Home sales and construction has also steadily
increased (as the number of new applications for residential building permits increased from 185
applications in 2009 to 259 applications in 2013) while unemployment and foreclosure rates
have fallen.

Despite home price increases, San Luis Obispo County’s rate is still behind compared to
neighboring Counties such as Santa Barbara and Monterey. Nonetheless, the rate of increase is
still greater than many other counties in the state. The City’s home foreclosure rate has been
decreasing compared with more urbanized areas of California. Countywide, notices of default
have declined from their peak in mid-2009. The reason for this is because the economy of the
County is improving, more residents are returning to work and loan modifications are helping
some homeowners keep up with their mortgage payment. As the economy continues to grow in
the coming year, it is expected that home prices and sales will also increase.
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Appendix D
Residential Land Resources

To adequately meet housing needs, it is essential to understand and quantify the City’s
residential land resources. In 2013, the Community Development Department conducted a
parcel-by-parcel inventory of vacant and underutilized land in two geographic areas: 1) within
City limits, and 2) outside City limits but within the Urban Reserve. The inventory also
identified properties that contained “blighted” or dilapidated dwellings to the extent this was
apparent from public streets. Survey information was derived from aerial photography, City
permit records, and field visits. The residential capacity inventory is included as Appendix K.
The following summary is derived from that inventory.

This appendix, along with Appendix K, addresses the requirements of Government Code
Sections 65583 and 65583.2 requiring a parcel-specific inventory of appropriately zoned,
available, and suitable sites that can provide realistic opportunities for the provision of housing
to all income levels within the community. The City’s share of the regional housing need will be
met through the implementation of a variety of strategies (e.g., available and appropriately zoned
land, units built since the beginning of baseline Regional Housing Needs Allocation (RHNA)
period, and mixed use infill development). Pursuant to AB 375, the City’s residential growth
strategy promotes a balanced approach of residential infill and expansion area development to
meet its housing needs and achieve a compact, sustainable community. The adequate sites
requirement is addressed through the identification of available vacant and non-vacant sites that
are suitable and appropriately zoned.

1. Residential Development Capacity Calculation

In estimating residential development capacity, the City evaluated each parcel based on land
area, average slope, zoning, existing conditions and potential for redevelopment. Parcels in all
zones were evaluated, including residential and non-residential zones. Parcels with residential
capacity are listed by assessor’s parcel number in Appendix K.

Estimated residential capacity does not represent the maximum capacity possible. Instead,
estimates have been adjusted to take into account "realistic capacity" due to development
standards, lot and building patterns, availability of urban services and access, and recent
development trends based on typical residential developments in San Luis Obispo.

Development capacity was determined by taking the maximum allowed density in units per
acre and multiplying by the developable lot area to find the maximum capacity based on
zoning regulations. A conservative estimate of 75 percent of the maximum residential
capacity was then applied to all properties within the survey, with the recognition that most
properties do not develop to their maximum build out potential due to parking and setback
requirements, access, and landscaping requirements.
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If a property was underutilized, but not blighted, the percentage of the property that was
developed was subtracted from the developable lot area and the remainder (anything not
developed) was multiplied by 75 percent to determine capacity. Blighted properties were
considered to have development potential and likely to be redeveloped to their existing
capacity only if the buildings had significant structural issues (damaged, sagging, or failed
roof, wall, foundation, or porches). In these cases, the properties were not assigned additional
development capacity, but were flagged as properties with the potential for redevelopment or
rehabilitation. Where site features, such as lot orientation, natural features or the presence of
historic buildings warranted a further reduction from the standard 75 percent capacity
reduction, an adjustment factor was applied on a case-by-case basis.

2. Availability of Adequate Sites for Housing

The City’s evaluation of adequate sites began with a listing of individual parcels by zone and
general plan designation. The sites suitability analysis identifies those sites that are currently
available and unconstrained so as to provide realistic housing development opportunities prior
to June 30, 2019 (the end of planning period). To demonstrate the realistic development
viability of the sites, the analysis also addressed conditions which may constrain
development, such as: (1) whether appropriate zoning is in place, (2) the effect of
development standards and their impact on projected development capacity and affordability,
(3) existing constraints including any known environmental issues, and (4) availability and/or
timing of utilities and public infrastructure and services.

The residential land inventory was developed with the use of a combination of resources
including the City’s GIS database, updated Assessor’s data, field surveys, and review of the
City’s Land Use Element and Zoning Ordinance. The compilation resulted in not only an
identification of sites, but also an estimate of potential residential development capacity for
these sites. The majority of the land available for residential development is located in: (1)
older residential neighborhood and certain commercial zones that allow higher residential
densities, including the Downtown area, and (2) expansion areas which have been approved
for development.

The inventory includes both small and large residentially and non-residentially zoned parcels
and parcels that are vacant or underutilized and could be developed with additional dwellings.
Parcels zoned to allow higher residential densities, namely R-3, R-4, C-D, C-R and C-S, can
be developed at densities of at least 20 dwellings per acre and therefore, suitable for the
development of housing affordable to lower income households.

Except for some parcels in the Margarita and Orcutt Specific Plan areas and minor annexation
areas, all parcels with residential capacity are already served by streets, all utilities and public
services including police, fire, emergency medical services and public schools.

Figure D-1 summarizes in-city development potential by zone, outside city development
potential, as well as properties which are not yet zoned, as of June 2014. According to the
estimates for vacant and underutilized properties, there is a total development capacity within
City limits of 3,477 density units (DUs), equivalent to 3,477 two-bedroom dwellings. The actual
number of dwellings possible depends on the number of bedrooms built per dwelling.
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Figure D-1
Residential Development Capacity in Number of Density Units, by Zone, 2014
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Source: City of San Luis Obispo, Community Development Department, 2014
Opportunities for housing development include:

a. Vacant land zoned for residential use;

b. Underutilized parcels zoned for residential use where lot coverage and density are less
than that allowed by the Zoning Regulations and where infrastructure needs for additional
development can be met;

c. Vacant or underutilized land suitable for mixed-use residential/commercial development;

d. Vacant or underutilized land designated as Interim Open Space and suitable for eventual
residential use once development constraints are resolved;

e. Vacant or underutilized land outside city limits, within the City’s Urban Reserve,
including designated residential expansion areas.

a) Vacant Residential Land

This category includes vacant, developable parcels in the R-1, R-2, R-3 and R-4 zones. There are
145 acres of vacant residentially zoned land, with a development potential of 1,552 density units,
equivalent to 1,552 attached or detached single-family dwellings, or two-bedroom
condominiums or apartments. Of the total, 27 vacant acres are zoned R-3 or R-4, and can be
developed at densities of at least 20 dwellings per acre. Therefore, these 27 acres are considered
suitable for the development of housing affordable to lower income households.
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The City’s primary residential expansion areas are the Margarita and Orcutt Specific Plan Areas.
The Margarita Area is within city limits, comprises a total of 74 acres which support residential
uses, and has a planned residential capacity of 868 dwellings. Three residential subdivisions
totaling 374 dwellings already have planning approvals. Of those, the Serra Meadows
subdivision with 179 homes is currently under construction; so far 23 homes in the first two
phases have been completed and 37 homes are currently under construction. Consequently, for
purposes of determining residential capacity, the Margarita Specific Plan Area is included
partially under approved development and partially under Vacant Land within the City.

The Orcutt Area has recently been annexed into the City of San Luis Obispo. The Orcutt Area
specific plan holds 152 total acres and a residential capacity of 1,091 dwelling units. 142
dwellings have been approved and an additional 300 units are in process awaiting planning
approvals.

b) Underutilized Residential Land

Underutilized residential land consists of parcels in the R-1, R-2, R-3 and R-4 zones that could
accommodate additional housing based on lot area, slope and zoning. The amount of
underutilized, single-family or multi-family residential-zoned land equals 68 acres, with an
estimated 341 potential dwelling units. Of the total, approximately 13 acres can be developed at
densities of at least 20 dwellings per acre and therefore, considered suitable for the development
of housing affordable to lower income households.

¢) Vacant or Underutilized Land Suitable for Mixed-Use Development

There are 63 acres of vacant and underutilized land that could accommodate mixed commercial
and residential uses, with a development potential of 773 density units, about 23 percent of the
in-city development potential. Of the total, 31 acres can be developed at densities of at least 20
dwellings per acre and therefore, considered suitable for the development of housing affordable
to lower income households.

City policies encourage mixed residential and commercial uses. Mixed uses are allowed by right
in the C-C, C-D, C-R, C-N, C-T and O zones, and by use permit in the C-S and M zones. Mixed
uses are also allowed in the PF zone with rezoning to PF-MU. City policies encourage mixed
uses in commercially-zoned areas, particularly in the Downtown Core, an area that historically
had many apartments located above ground-floor commercial uses. General Plan polices
encourage housing rehabilitation and intensification in the Downtown Core (C-D zone). At 36
density units per acre, this zone allows the highest residential density in the City. Other
commercial zones allow 24 density units per acre for mixed-use development, including areas
zoned for Retail Commercial (C-R) and Service Commercial-service (C-S). City polices
encourage multi-family housing close to schools and jobs. In 2003 the City revised its zoning
regulations to expand mixed-use housing opportunities. The revisions introduced Live-Work
dwellings in the C-S and Work-Live dwellings in both the C-S and M zones, a new form of
housing for San Luis Obispo. The revisions also relaxed requirements for establishing mixed
residential/commercial uses, and renamed the C-C zone to C-D, or Commercial-Downtown. The
C-C zone was then applied to community shopping centers outside downtown.
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d) Vacant or underutilized land designated as Interim Open Space

The General Plan Land Use Element shows desired future uses for most land within the urban
reserve line. However, for some properties, the City has not determined the eventual use. Such
properties are designated as Interim Open Space (C/OS), indicating that they will be suitable for
urban development when certain conditions are satisfied. Examples of such conditions include
the provision of access and utility service, reduction of flood hazards, or the need for and
appropriate timing of urban development. Development of Interim Open Space requires approval
of a development plan or specific plan showing how these conditions would be met.

Approximately 144 acres of vacant or underutilized Interim Open Space were identified, with a
potential development capacity of 6 density units, assuming eventual development with Low
Density Residential uses. Portions of these parcels are located within a 100-year flood zone and
are not suitable for residential development until the flood hazard is mitigated. Because this land
is not yet suitable for residential development and provides open space benefits, it is considered a
lower priority for development and is not included in total residential development capacity.

e) Possible Rezonings

Table D-1 highlights the location of parcels which may be appropriate for rezoning to
accommodate housing development within the planning period. All of these properties have
residential development capacity and are served by streets, utilities, and public services; however
their additional residential capacity with rezoning is not included in the City’s total residential
capacity at this time. They may be included in the future if determined necessary and
appropriate to achieve housing objectives. Under Program 6.15, the City intends to consider
General Plan amendments for these specific properties to rezone commercial, manufacturing or
public facility zoned areas for higher-density, infill or mixed use housing where land
development patterns are suitable, where environmentally appropriate, and where impact to
Low-Density Residential neighborhoods would be minimal. Most of these areas are suitable for
higher residential density development (R-3 and R-4) or mixed uses and could accommodate an
estimated 1,493 additional dwellings, shown in Table D-4.

Through zoning, the City sets the range of allowed uses, residential and commercial density,
building height, and other development standards. At the request of citizens, land owners or
developers, or the Planning Commission, the City Council may consider changing the general
plan and rezoning property up to four times each year. Such changes must be consistent with
general plan policies on land use, circulation, noise and other factors governing land use
suitability. Where sites are appropriate for multiple uses, including residential, the City’s General
Plan emphasizes housing development over development of non-residential uses.
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Table D-1

Areas to be Considered for Possible Rezoning, 2014

Address

Land Use/Status/Area Existing/ Possible Zoning

Estimated Number
of Dwellings2

A) Portion of
South Broad
Street
Corridor and
Little Italy
area!

The area is currently zoned
service/commercial/light
manufacturing. The plan would
gradually transition the current
zoning to incorporate compatible uses
to service commercial including work
live studios, small scale workshops,
offices and retail sales.

The area is approximately 150
acres surrounded by the union
pacific railroad tracks on the east,
with primarily service commercial
and light industrial uses.

The plan anticipates
approximately 400 new
dwellings

B) 1499 San
Luis Drive
(rezone vacant
and
underutilized
School District
property)

The site is 4.36 acres, part of
approximately 65 acres occupied in
by San Luis High School. The
area is surrounded by housing with
a significant amount of office
space uses.

The site is zoned Public Facility. It
may be suitable for R-3 upzone.

Based on allowed
residential density in
the R-3 zone, the parcel
could accommodate 58
dwellings units.

C) 1642
Johnson
Avenue (vacant
School District
property)

The vacant parcel is a little less
than 1 acre in size (.77) and is
adjacent to 1499 San Luis Drive.
The location of the site will allow
the two sites to work in
combination to create one
development plan.

The site is zoned R-2 and could be
combined with 1499 San Luis Drive
designated for both low- and
medium- density housing in the
General Plan. The site may be
suitable for rezoning to R-3.

This address is in
conjunction with 1499
San Luis Drive.

D) 4325 South
Higuera Street
(former PG & E

The parcel is approximately 10.5
acres at the southern end of
Higuera Street. The area is less

The site is zoned Service Commercial
and is located within the Higuera

yard)

developed with manufacturing to
the east with housing nearby.

Commerce Plan and the AASP S-2.

Based on the allowed
residential density in
the ALUP the site
could accommodate 50

new dwelling units’.

E) 4355

(vehicle
storage)

Vachell Lane

The vacant 9 acre parcel is a recent
City and is located next to 4325
South Higuera near the southern
end of town. The same area and

status applies to this site as stated
above.

The area is zoned M-SP. It is located
within the Airport Area Specific Plan
S-2 (areas with aircraft operations at
501 to 1000 feet above ground level)
4. It is also with the Higuera
Commerce Specific Plan boundary.

Based on allowed
residential density
within the ALUP the
site would be suitable
to accommodate 40
new dwelling units’.

F) 173

(Avila Ranch)

Buckley Road

The 3 parcel site is approximately
150 acres in size located near the
intersection of Los Osos Valley
Road and South Higuera off of

Vachell Road.

The project site is located within the
Airport Area Specific Plan S-2, S-1b,
and S-1c.

A planning application
with 502 single family
homes and 88 units of
multi-family dwellings
is being prepared.
According to the LUE
update, a maximum of
700 units could be
constructed.

G) 2143
Johnson
Avenue
(adjacent to
County Health
Department)

The vacant parcel is approximately
5 acres and located next to the
County Health Department. Single
Family households, townhomes
and apartments are all designations
within the vicinity of the site.

The site is zoned Public Facility.
There are residential developments
along Johnson Street that are
increased density. There could be the
possibility to increase density to R-2
or R-3.

Up zoning the parcel to
R-3 will allow
approximately 53
dwelling units.
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The site is zoned C-S-S-MU. With

H) 3710 Broad | The vacant parcel is approximately . .
the mixed use project on Sacramento .
Street 5.4 acres. Located near the - With an R-2 up zone,
. . nearby and a MU overlay, it seems LT
(Plumbers and Marigold Shopping Center and . . . the site is suitable for
. reasonable to incorporate residential . .
Steamfitters across from the Damon Garcia units by uperading the zonine to R-2 38 dwelling units.
Union) sports field. Yy upgrading g )

I) 11950 Los

The parcel is approximately 5.4
acres and occupied by Pacific
Beach High School. Houses and

The site is zoned Public Facility.
There is opportunity for growth in

Osos Valley . this area with the proposed adjacent Increasing the density
. apartments are nearby with the . . .
Road (Pacific . development and centralized location. | to R-3 will allow about
. Costco project across the street. . . s . .
Beach High S Land use classifications within the 56 new dwelling units.
The parcel on the east side is . .
School) vicinity would make this parcel
where the proposed Prefumo Creek .
. . suitable for an up zone to R-3.
Commons project will be located.
J) 2500 Block The site zoning is public facility;
of Boulevard . . . .
The area abuts Sinsheimer however it seems only possible for R- .
Del Campo L . . Approximately 6
. Elementary School and is adjacent 1 single family lots to the area based . .
(adjacent to . . . . single-family houses.
. . to a cul-de-sac of housing. on the location and single family lots
Sinsheimer
across the street.
Park)

K) 12165 Los
Osos Valley
Road

This 327 acre, parcel includes the
remnants of the historic Froom
Ranch, and consists mostly of
hillsides and Prefumo Creek

Approximately 20 acres are located
within the Urban Reserve and
designated for
General Retail, including possible
residential uses.

Approximately 202
two-bedroom
dwellings, assuming %2
of site used for
housing.

drainage area.

Total Potential Dwelling Units

Source: Community Development Department, 2014

'For additional information see the South Broad Street Corridor Plan for detailed information on the area.

ZCalculated number of potential dwelling units for each property takes into consideration 75 percent development efficiency if
units are not taken directly from proposed development plan.

3If Located within the Airport Land Use Plan, upzoning likely to require a detailed area plan.

*Within the Aviation Safety Areas of the ALUP the delineation of aviation states “Because aircraft in Area S-2 are at greater
altitude and are less densely concentrated than in other portions of the Airport Planning Area, the overall level of aviation safety
risk is considered to be lower than that in Area S-1 or the Runway Protection zones.” Airport Land Use Plan

1,493

f) Secondary Dwelling Units

Consistent with AB 1866 (Section 65852.2 of State Housing Element law), the City’s Zoning
Regulations allow the creation of second-units with ministerial approvals in the R-1, R-2, R-3,
R-4 and O zones when the primary use on the site is a single-family dwelling, subject to the
Community Development Director’s determination that the project meets general requirements
and performance standards. Under the law, cities may establish property development standards
for SDUs, including, but not limited to, parking, height, setback, lot coverage, and architectural
design.

San Luis Obispo’s secondary dwelling units (SDU) ordinance allows the approval of an SDU
without discretionary review. SDUs must conform to applicable zoning regulations such as
height, yards, building coverage, parking, and are limited to a maximum floor area of 450 square
feet. SDUs are treated as an additional unit but are not taken into consideration when calculating
total allowed density on a site. Rental costs for SDUs are not listed separately in local classified
ads and rental listings, however SDUs are likely to rent at prices similar to or slightly higher than
studio apartments in multi-family developments.
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State law (Section 65583.1 of State housing element law) allows local governments to identify
realistic capacity for second-units in addressing a locality’s share of the regional housing need.
The identification of realistic capacity should be based on the development trends of second-
units in the previous housing element planning period and other relevant factors. The City has
not identified SDUs as a housing component in meeting its Regional Housing Needs Allocation
(RHNA). SDU construction rates in San Luis Obispo have been low (averaging about one to
two units per year between 2000 and 2013) possibly due in part to developer and tenant
preferences for larger apartments given past impact fee rate structures which treated SDUs
similar to houses or larger apartments in terms of utility impacts. However, the City recently
updated its impact fee rate structure and reduced SDU impact fees by approximately 60%. As a
result, the City expects that SDU construction will substantially increase during the Housing
Element Planning Period. To more fully utilize this form of infill housing, the housing element
includes several programs to encourage the development of SDUs, including:

6.29 Continue to pursue incentives to encourage development of Secondary Dwelling Units
(SDUs). Possible incentives include SDU design templates, flexible development
standards, fee reductions or deferrals, or other measures to encourage the construction
of SDUs where allowed by zoning.

6.31 Consider scaling development impact fees for residential development based on size,
number of bedrooms, and room counts.

9.12  Consider incentivizing dwelling units to a minimum size of 150 square feet, consistent
with the California Building Code, by reduced impact fees and property development
standards.

h) “Pipeline” Projects

The City has a number of residential projects in the early planning stages. These are termed
“pipeline projects” because they are going through the planning review process but have not yet
received entitlements. 1,431 dwellings are proposed under the pending development applications
and of these, 95 units are slated to be affordable to extremely low, very low, low or moderate
income households. Table D-2 summarizes pipeline residential development projects as of June
30, 2014.
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Table D-2
“Pipeline” Residential Development Projects
Max Maxim.um Proposed Proposed #
Address Zone SRS Acres | Density Capac.lty, Number of 0
Feet er acre Density Dwellings Affordable
P Units g Units'
2120 Santa C-S 344 | 24 82 49 0
Barbara
1126 Marsh C-R 0.83 36 29 7 0
639 Pismo R-2-H 8,840 | 0.20 12 2.44 4 0
323 Grand R-1 23,000 | 0.53 7 3.7 4 0
173 Buckley R-1 2,509,927| 57.62 7 403.34 362 18
173 Buckley R-2 564,973 | 12.97 12 155.64 167 g
173 Buckley R-3 193,842 | 4.45 18 80.1 111 6
2005 Dalidio R-1 1,524,600 35 7 245 260 13
2005 Dalidio R-4 361,548 | 8.3 24 199 149 7
3805 Orcutt | N II’{_I;'Z’ 6,098,424| 140 | Varies | 275 275 41
1241 Laurel Lane|  C-N 95,832 | 22 12 26 26 1
Totals 1,431 95

Source: Community Development Department, July 2014
! Affordable dwelling units are Inclusionary development projects.

3. Regional Housing Need Allocation and Quantified Objectives

The City’s Regional Housing Needs Allocation (RHNA) as determined by the San Luis Obispo
Council of Governments is shown below in Table D-3. During the planning period, the City’s
new housing construction objective is 1,144 dwellings. As allowed by State Law, the City’s
RHNA is adjusted based on the number of dwelling units approved, under construction or built
between January 1, 2014 and June 30, 2014. These units are deducted from the RHNA number
for each income category to establish the City’s housing construction objectives. The quantified
objectives promote the development of housing that meets affordability standards for the income
groups in the same proportion as the RHNA allocation, and emphasize production of multi-
family, higher density housing, where appropriate. Although not counted toward meeting the
City’s RHNA allocation in this planning period because it is located just outside city limits,
housing developed by Cal Poly University on and adjacent to the campus on State land has been
and will continue to play a key role in meeting City housing needs.
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Table D-3
Remaining RHNA Need Based on Dwelling Units Approved, Under Construction or
Built between January 1, 2014 and June 30, 2014

A B A-B
New Construction Dwelling Units Remaining
Income Category Need (RHNA) Approved, Under Need, Dwelling

Construction or Built’ Units

Extremely-Low (<31% of AMI) 142 5 137
Very Low (31-50% of AMI) 143 33 110
Low (51-80% of AMI) 179 40 139
Moderate (81-120% of AMI) 202 63 139

Above Moderate (over 120% of 478 778 0
AMI)
TOTAL UNITS 1,144 (919) 619’ 525

Source: City of San Luis Obispo Community Development Department, 2014

'No credit allowed for the number of above moderate units built that exceed RHNA.

szelling units affordable at moderate and below are a combination of Inclusionary, Tax Credit, Affordable Housing Fund
and Density Bonus development projects.

a) Zoning Appropriate To Accommodate Housing for Lower and Moderate Income
Households

The Medium-High and High Density residential zones, and the Downtown Commercial, Retail
Commercial, Community Commercial, and Service Commercial (R-3, R-4, C-D, C-R and C-S)
zone districts provide the greatest potential for the development of housing affordable to lower
income households. This is due to the economies of scale inherent in developing housing on
sites zoned to allow densities of 20 dwellings or more per acre, and these zones allow residential
densities of 24 to 36 density units per acre. Consistent with Government Code Section
65583.2(c)(3)(B), those sites identified in the inventory as having the potential for residential
development at densities of at least 20 dwelling units (du)/acre are considered appropriate to
accommodate housing for lower-income households.

As shown in Table D-4, the City has 92 acres of development-ready, vacant or underutilized land
that can be developed within the planning period at densities of at least 20 dwellings per acre,
with a development capacity of 1,840 dwellings assuming 20 dwelling units are built on each
acre. As shown in Table D-4, the City’s remaining housing need for lower and moderate income
housing is 525 dwellings. Hence, the City has adequate land inventory to meet lower and
moderate income housing needs during the planning period.
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Table D-4
Summary of Residential Capacity for Lower and Moderate Income Housing
Income Group Adjusted Minimum Site Inventory Capacity
RHNA' Density Acres’ No. of Dwellings®
Standard

Extremely Low 137 20 du/Acre
Very Low 110 20 du/Acre 92 1,840

Low 139 20 du/Acre
Total 525 -- 92 1,840

Source: City of San Luis Obispo Community Development Department, 2014

'Total RHNA minus dwellings built, under construction or approved between January 1, 2014 and June 30, 2014

“Net acreage available after reductions for existing buildings, required parking and setbacks.

3 Assumes minimum density of 20, two-bedroom, dwellings per acre; however 24-36 dwellings per acre may be allowed.

b) Default Density

State law has established a “default densities” to use as a basis for determining land suitability
for developing housing for lower income households. In San Luis Obispo, the default density
has been established at 20 or more dwellings per acre. Eleven City zones allow base residential
densities (before density bonus) of 20 or more dwellings per net acre and therefore, are
theoretically suitable for meeting low-income housing needs. These are the R-2, R-3, R-4, O, C-
C, C-D, C-R, C-N, C-T, C-S and M zone districts.

City zoning regulations measure residential density in “density units.” Table D-5 above describes
the relationship between residential density units and the number of dwellings that can be built
on a site. In all land use zones except the R-1 zone, the number of dwellings that can be built is
determined by the number of bedrooms per dwelling unit, the lot size and slope, and zone. For
example, as shown in the Table, a one acre property, with average slope of 15 percent or less and
zoned R-2 (medium-density residential) can be developed to a maximum density of 12 density
units per net acre, equivalent to 12 two-bedroom dwellings. By constructing dwellings with
fewer bedrooms per unit, the number of dwellings that can be built is increased. For example,
using the same site in the above example, a development of up to four, one-bedroom dwellings
plus eighteen studio units for a total of 22 dwellings per acre would be possible.

An analysis of residential development trends shows, however, that the default density target for
lower income housing development is most likely to be achieved in six zone districts: R-3, R-4,
C-C, C-D, C-R and C-S zones. These zones allow base densities of 18 to 36 density units per
acre, with a range of dwelling counts from 36 up to 72 dwellings per acre.

Vacant and underutilized land in these zones is adequate to meet the City’s quantified needs for
extremely low, very low, low and moderate income housing. Given development and
redevelopment trends exemplified by residential projects in the development review process,
shown in Table D-3, two development trends are apparent: 1) residential development in
commercially-zoned properties is increasing, particularly in mixed-use developments and 2)
residential densities in new development are generally on the rise.
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Table D-5
Maximum Residential Density and Number of Dwellings Allowed by Right
. Maximum
Maximum allowed Allows densities
General Plan Land Use allowed
Zones 3 . . number of greater than 20
Designations density ) :
oo 1 dwellings”/ dwellings/Acre
units /Acre
Acre
R-1 Low-Density Residential 7 7 No
R-2, Medium-Density Residential,
O, Office, Neighborhood
C-N, Commercial, Tourist 12 24 Yes
C-T Commercial
R-3 Medmm-.ngh Density 18 36 Ves
Residential

R-4 High Density Residential 24 48 Yes
C-R, Retail Commercial, Downtown
C-D, Commercial, Community 36 72 Yes
C-C Commercial
C-S, Service Commercial,
M Manufacturing 24 48 Yes

Source: City of San Luis Obispo, Community Development Department, 2014
'For average site slope of 15% or less.
’Based on development of studio dwellings equivalent to 0.50 density unit/dwelling.

4. Evaluation of Residential Development Capacity: Identifying Adequate
Sites

State law requires that housing elements include an inventory of land “suitable for residential
development” and that the inventory “identify sites that can be developed for housing within the
planning period and that are sufficient to provide for the jurisdiction’s share of the regional
housing need for all income levels pursuant to Section 65584 (Government Code 65583.2(a).”
In this context, land suitable for residential development includes all of the following:

Vacant sites zoned for residential use.

Vacant sites zoned for non-residential use that allows residential development.
Residentially zoned sites that are capable of being developed at higher density.

Sites zoned for non-residential use that can be redeveloped for and as necessary, rezoned
for residential use.

To accomplish this, jurisdictions must conduct an inventory of land suitable for residential
development, analyze sites’ availability and suitability for housing (e.g. development capacity),
and identify adequate sites to meet its regional housing need, in total and by income group,
within the planning period. Appendix K describes the methodology and results of the City’s land
inventory, addressing vacant, underutilized and blighted properties, both within city limits and
outside city limits but within urban growth boundaries, that have residential development
potential.
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a) Small Sites Analysis

Development of parcels allowing at least 50-80 dwellings is desirable in terms of construction
economies and effective use of State or federal grants. However older, compact cities like San
Luis Obispo may not have the in-city supply of larger lots suitable for residential development.
Most of San Luis Obispo was subdivided into relatively small lots in the early 20" century, with
vacant parcels of 2 to 5 acres in size now rare. To evaluate the feasibility of the residential
development on “small sites” — that is, sites generally under 2 acres and allowing less than 50-80
dwellings, the City reviewed recent development projects on small sites, as shown on Table D-6
below.

That review revealed that residential development projects approved within the last three years
show a marked increase in residential densities in several zone districts. Of the 369 dwellings
approved, 229 dwellings (64 percent) were developed at 20 or more du/acre. Through Programs
6.16, 6.26 and 6.30, the City will consider setting a minimum number of dwellings on legal lots
in the R-2, R-3 and R-4 zones, and to pursue changes to residential development standards and
procedures to encourage denser residential development where appropriate.

In addition, the City reviewed actual built yields of small and large scale high density projects
approved and constructed in the last five years. The results of this review revealed that smaller
multi-family projects (1-10 units) were typically developed at 20-24 dwelling units per acre,
while medium and larger sized multifamily residential projects (11+ units) were typically built-
out in the 26-32 dwelling unit per acre range. Higher density development for the medium and
larger projects is likely the result of the City providing fiscal and regulatory incentives for
projects subject to inclusionary housing requirements and including affordable housing,
including density bonuses pursuant to Government Code Section 65915.
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Table D-6

Residential Densities of Recent Development Projects on Small Sites
Number of Residential Meets/Exceeds
. Site Area dwellin densit Default
Glaess Zoning (Acres) units ; Dwellings/}gcre. Density, 20
approved units/Acre?
2040 Cypress R-2 0.17 3 18 No
3212 Rockview R-2-S 0.27 3 11 No
1063 Ella R-2 0.44 9 20 Yes
851 Humbert R-3 4.68 81 17 No
1324 Phillips R-3 0.11 2 18 No
1327 Osos R-3-H/O 0.54 11 20 Yes
1310 Foothill R-4 0.68 16 24 Yes
1468 Foothill R-4 0.22 8 36 Yes
1404 Chorro R-4 0.20 4 20 Yes
1224 Murray R-4 0.16 4 25 Yes
730 Foothill R-4 0.25 6 24 Yes
225 N Chorro R-4 0.50 12 24 Yes
1324 Foothill R-4 0.22 8 36 Yes
590 Marsh C-D 0.30 13 43 Yes
1120 Morro C-D-H 0.28 12 43 Yes
849 Higuera C-D 0.51 48 94 Yes
579 Marsh C-D 0.65 33 51 Yes
3229 Broad C-S-S 0.27 8 30 Yes
1308 Monterey C-R 0.21 5 24 Yes
774 Caudill C-S-S 0.14 4 29 Yes
3071 S Higuera C-S-MU 0.92 28 30 Yes
2240 Emily C-S-S-H-MU 2.63 42 16 No
3590 M 1.45 12 8 No
Sacramento

Source: City of San Luis Obispo, Community Development Department, 2014

However, even smaller sites can easily support densities of 20 dwellings or more per acre. For
example, using a typical site plan design for a multi-story, medium sized multifamily project on
a 6,000 square foot lot, the imposition of the 15 foot front yard requirement, 35-foot building
height requirement, two parking space per unit, and a maximum allowed lot building/lot
coverage of 60 percent, three, one-bedroom dwellings plus one two-bedroom apartments are
possible. This is a density equivalent to 29 dwelling units per acre. A review of real estate prices
for smaller, multi-family zoned lots, particularly in older neighborhoods of the City, indicates
that they are often priced competitively with large lots on the City’s fringe, on a per acre basis,
when costs of installing streets and utilities are considered.

Residential development on sites of one acre or less have been, and continue to be, a key
component of the City’s housing production. San Luis Obispo is located in a valley, mostly
surrounded by and interspersed with hills or “morros” that limit the extent of outward urban
expansion. Since 1994, the City has emphasized in-fill development on suitable vacant or
underutilized sites already in the City, close to utilities, public transportation and services. When
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properly designed, one acre sites in the R-2, R-3, R-4, C-D and C-S zones can meet State HCD’s
“default density” of at least 20 dwellings per acre, and importantly, be compatible with scale and
character of their surroundings.

Of the total number of potential units identified in the Residential Capacity Survey, 730 dwelling
units, or 20 percent of the total capacity, are located on properties under one acre in size. The
survey identifies a total of 236 properties under one acre, with an average development potential
of 3.08 units per site, and a median development capacity of one unit. Of these 236 properties,
119 are vacant, accounting for 228 of the 730 potential “small site” dwelling units. The
remaining 502 units would be located on 118 underutilized and/or blighted properties.

Capacity estimates were reduced by up to 75 percent for the most physically constrained
properties, to 25 percent for the least constrained properties. These adjustment factors were
developed based on observed residential development efficiency showing that residential
densities actually achieved are typically about 75 percent of the maximum density allowed by
zoning due to topography, site conditions (e.g. mature trees, creeks, historic buildings), and
property development standards such as parking, building setback and landscape requirements,
and height limits reduce the development capacity of a given site.

To help improve residential development efficiency and increase housing production, the City
has revised its development standards to provide more regulatory flexibility and additional
incentives, as described in Table C-3. In addition, allowed building heights in the Downtown C-
D zone were increased from 50 feet to 75 feet provided that the project includes housing at a
density of at least 36 units per acre, and meets other performance standards including enhanced
housing affordability, energy efficiency, pedestrian amenities, public access, and historic
preservation. Flexible parking standards, including in-lieu parking program and reductions in
required parking of up to 30 percent for mixed- and shared uses, provide incentives for denser
development Downtown and in residential and commercial zones outside the City core. To
promote smaller, higher density residential developments, the City modified its Inclusionary
Housing Program to encourage “affordability by design.” The changes allowed housing
developers to reduce the number of affordable dwellings or in-lieu fees required based on a
formula (Table “2A”) that takes into account average residential density and unit floor areas.
Developments that build housing at densities of 24 density units per acre or higher and with unit
floor areas of 1500 square feet or less need only provide one enforceably-restricted affordable
dwelling, regardless of the number of total units.

The City is considering several additional incentives to residential development, including
waiving parking requirements for some Downtown dwellings and allowing leased residential
parking in Downtown public parking facilities. Housing Element programs 6.13, 6.27, 6.28,
6.29, 6.30, and 6.31 target additional changes to increase housing production and residential
development efficiency, included possible density increases, establishing minimum residential
densities and more flexible development standards for secondary dwelling units (“granny flats™).
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Small Site Development Examples

Below are examples of potential small site residential developments, typical of many small sites
in San Luis Obispo. These include underdeveloped or blighted properties that can accommodate
at least one additional dwelling unit, and underdeveloped or blighted properties that can
accommodate new or additional high density development of 20 or more dwelling units per acre.
1) Sites that can accommodate one additional dwelling unit are typical of 2062 Price Street, a
7,500 square foot site zoned R-2 and developed with a small two-bedroom home located at the
rear of the site.

2) Another example is located at 577 Branch St, an 8,280 square-foot, R-2-zoned property
developed with a small home located on the front side of the property.

Properties such as these that are identified in the capacity survey can accommodate one or more
additional dwelling units and are likely to do so during the first five years of the RHNA period.
Continuing high property values and high rents, due in part to the high housing demand from
Cuesta College and Cal Poly students, makes continued infill development likely. There are
many examples of similarly underdeveloped properties that were redeveloped with additional
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units during the past RHNA period, up until the recession and the housing market slowdown that
began in late 2007. When market conditions improve, these types of properties are expected to
be some of the first to redevelop because of low infrastructure costs and the ease of permitting
small housing developments within the City. With respect to financial feasibility and developing
affordable housing, the City expects that these properties will be developed with affordable
housing following the Quantified Objectives identified in this Housing Element because of
incentives and regulatory relief provided for new affordable housing units.

Underdeveloped or Blighted Site Opportunities Examples

Another category of key sites evaluated in the capacity survey is underdeveloped or blighted
properties that can accommodate new or additional high density development of over 20
dwelling units per acre. Representative sites are evaluated below, with one site highlighted to
show a recent development on a small site.

1) 3085 McMillan Avenue, pictured below, is a 40,000 square-foot site, zoned M
(Manufacturing) that is developed with surface parking. The site is adjacent to service-
commercial land uses and suitable for mixed use development with medium-high density
housing and the City strongly encourages mixed use development in this area, as evidenced by
planning entitlements and development projects in the vicinity. The site is part of the proposed
South Broad Street Corridor Plan which encourages higher-density, mixed-use infill
development and redevelopment.

2) 3590 Sacramento Drive is a similarly sized property, zoned M, which was developed with a

mixed-use project including 12 small two-bedroom condominium units affordable to moderate
income households. The capacity survey estimates that 16 additional units could be developed
on the project site as part of a mixed-use development (current zoning would allow for 22
additional units to be developed). A creek crosses the site, providing an opportunity for an
outdoor amenity for future residents.
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3) Another example of an underdeveloped or blighted property that can accommodate new or
additional high density development of 24 to 36 units per acre is 1166 Higuera St. The zoning
of the property is Commercial-Retail, C-R, with over 18,000 square feet. The property
immediately west of this site is smaller than one-half acre and in 2009 is being redeveloped with
a mixed-use project that will include 8,000 s.f. of commercial floor area and five residential
units, equivalent to 15 dwelling units per acre. Mixed-use development is allowed by right in the
C-R zone, and the only entitlement necessary to develop this property with residential units is
architectural review of the proposed site and building designs.

5. Existing and Proposed Incentives to Facilitate Housing Development

The City uses a combination of regulatory and financial incentives to facilitate housing
development. As described in Appendix C, dwellings are allowed in 14 of the City’s 16 land use
zones, and Zoning Regulations include density bonuses and relaxed parking requirements for
affordable housing development. Dwellings destroyed by fire, flood or other catastrophic event
may be rebuilt at the same density and up to the same size provided that new construction
otherwise meets current building and zoning code requirements. Dwellings can be built on any
existing, legal non-conforming lot, irrespective of density requirements, provided they otherwise
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meet building setback, height, and other property development standards. In the Downtown core
(C-D zone), the City allows up to 36 density units per acre (equivalent to 36 two-bedroom
dwellings, 55 one-bedroom dwellings, and 72 studio units on one acre), 100 percent lot coverage,
reduced parking, a baseline height allowance of 50 feet, a baseline floor area ratio of 3.0. As an
incentive for mixed-use housing development, Downtown building may reach 75 feet with
approval of a use permit, provided that 15% of the building’s new dwelling are affordable to low
and moderate income households, and that it meets meeting other community objectives
including pedestrian amenities, view access, economic benefits, historic preservation, energy
efficiency.

As listed in Appendix C, Table C-3; the City offers a range of incentives to developers of
affordable housing, including development review fee waivers, impact fee deferrals, City
affordable housing funds, Community Development Block Grant and HOME funds, permit
streamlining, flexible property development standards and other incentives. For example, when
a developer agrees to construct housing for households of very-low, lower or moderate income
households, or qualifying senior households, the City offers a range of “by right” incentives and
alternative or additional incentives. For housing developments of five or more units, if at least
10 percent of the proposed units are dedicated for low income affordable housing, or 5 percent
dedicated to very low income, the developer shall be entitled to receive a density bonus starting
at 20 percent and increasing for every additional affordable unit, with a maximum density bonus
of 35 percent. As provided in Program 6.26, the density bonus provisions will be updated to
meet State law. In addition, the City waives planning, engineering and building application and
permit fees for certain affordable projects, and can defer payment of impact or inclusionary
housing “in-lieu” fees until issuance of certificate of occupancy rather than at construction
permit issuance, thereby allowing “soft” development costs to be paid for through proceeds from
unit sales. As part of the Inclusionary Housing requirement, developers may choose to pay a fee
in-lieu of building affordable units into their projects. This is a preferred option for most
commercial projects. In-lieu fees are then used to help fund land acquisition and construction of
affordable housing throughout the City. For example, in 2009 the City Council used $1.5 million
in in-lieu fees to help fund redevelopment of the historic Wineman Hotel for 48 single-room
occupancy apartments, of which 30 are permanently affordable to very low and low income
households.

The 2014-2019 Housing Element proposes additional housing incentives to encourage housing
development, including:

e Program 3.13 calls for the City to partner with faith-based organizations, non-profits, or
the City’s Housing Authority to expand rental housing for extremely-low, very-low, low

and moderate income households.

e Program 6.24 calls for the City proactively provide information for properties suitable
for housing.
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e Program 6.27 initiates an evaluation of residential densities allowed in various zones,
with the possibility of increasing allowed residential densities in both residential and
commercial zoning districts.

e Program 6.28 initiates an evaluation of multi-family zone densities and the consideration
of establishing a minimum allowed number of dwellings on a legal lot, regardless of
allowed density, provided other property development standards can be met.

e Program 6.29 pursues incentives to encourage the development of Secondary Dwelling
Units (SDUs), including SDU design templates, flexible development standards, fee
reductions or deferrals, or other measures.

e Program 6.30 would consider possible Subdivision and Zoning Regulations to facilitate
small lot residential subdivisions, ownership bungalow court developments and other
alternatives to conventional residential subdivision design.

e Program 6.31 would consider scaling development impact fees for residential
development based on size, number of bedrooms and room counts.

6. Conclusion

Based on the analysis of City land resources with residential development potential, there is
sufficient zoned land that is suitable and available to meet the City’s RHNA need of 1,144
dwellings for this element’s planning period. As shown in Appendix K, the City’s land
inventory can accommodate construction of 3,477 dwelling units. As allowed by State law, the
City’s RHNA has been adjusted based on dwelling units built, under construction or approved
between January 1 2014 and June 30, 2019.

The City’s remaining housing need is 139 units in the moderate income category, plus 386 units
in the extremely-low, very low, and low income categories. The City has 92 acres of land
available and suitable for residential development at densities of 20 or more dwellings per acre,
with a development capacity of 1,840 dwellings, all of which can accommodate affordable
housing. During the planning period, the City’s housing objectives will focus mainly on
providing housing for lower income households. These affordable dwellings, as well as all new
dwellings in the downtown core (C-D zone) are exempt from the 1% maximum annual average
growth rate. New dwellings in the Margarita and Orcutt Specific Plan areas must conform to the
City approved phasing plans for those areas.
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Appendix E
Review of Previous Housing Element

Table E-1
Housing Element Program Evaluation, 2010-2014

Continue,
Progress and Evaluation Modify or
Delete

Prog. Objective (quantified/
# Goals qualified)

Goal 1 - Safety: Provide safe, decent shelter for all residents.

On-going. In 2010, $37,021 of
CDBG funds was used to
rehabilitate the Women’s Shelter
housing facility. In 2011, the City
granted the Judson Terrace Homes
low-income senior living facility
$42,700 in Affordable Housing
Provide financial assistance to Funds to perform termite treatment
extremely low, very low, low and on the 107-unit apartment complex. | Modify and
moderate income homeowners and Continue
renters for rehabilitation projects. Program has been effective in
addressing accessibility and life
safety improvements for very-low
and low-income apartments using
CDBG and City Affordable
Housing funds. Most dwellings in
this affordability category are
apartments.

14 Safety

On-going. Since 2006, the City has
greatly expanded its code
enforcement and neighborhood
preservation programs. The
augmentation of staffing for these
programs from 1 to 4 positions and
a change from a reactive (complaint
Continue code enforcement to based) only program to one that
expedite the removal of illegal or includes proactive enforcement
unsafe dwellings, to efforts has resulted in an increase in
Eliminate hazardous site or property | the number of violation cases
conditions, and resolve chronic addressed annually from 189 in
building safety problems. 2006 to 1,122 in 2013. These
programs serve to promote
neighborhood wellness and prevent
neighborhood deterioration and
blight by eliminating identified
substandard building, housing, fire
and life-safety, and property

maintenance violations.

1.5 Safety Continue

Page E-1




Chapter 3

City of San Luis Obispo Housing Element, January 2015

Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

1.6

Safety

Enact a Rental Inspection Program
to improve the condition of the
City’s housing stock.

On-going. In 2005, City began
annual fire and life safety
inspections for multi-family
projects with 3 or more units.
Program focuses on fire and life
safety, not on Uniform Building
Code standards. Its scope should be
expanded to address the Uniform
Building Code. As part of the 2013-
15 Budget Process the Council has
adopted a Major City Goal to
Enhance Neighborhood

Wellness. One aspect of this goal is
to pursue a residential rental
inspection program. Staff is
currently working on the
development of a program for
presentation to the Council in 2014.

Continue

1.7

Safety

Continue to support local and
regional solutions to homelessness
by funding programs such as the
Maxine Lewis Memorial Shelter and
The Prado Day Center.

On-going. Since 2010, $374K in
CDBG funds were used to support
the homeless shelter managed by
CAPSLO. Since 2011, an
additional $125K in CDBG funds
were allocated for the design of a
new homeless services center.
Between 2012-2013, the City also
contributed $247K of general funds
to support the Maxine Lewis
Memorial Shelter, Prado Day
Center, Safe Parking Program,
Grants-In-Aid program, and the
Prado Warming Station. In 2012,
the City also approved the
formation of the Community
Action Team (CAT), which is a
police unit designated to addressing
illegal behaviors such as public
intoxication and aggressive
panhandling.

Continue

1.8

Safety

Create an educational campaign for
owners of older residences
informing them of ways to reduce
the seismic hazards commonly
found in such structures, and
encouraging them to undertake
seismic upgrades.

On-going. Staff has participated in
community outreach efforts to
educate the public about
unreinforced masonry buildings.
For example, building staff had a
booth at the City’s Farmer’s Market
that educated the public about
seismic hazards, and staff also
provided free plan sets for home
seismic upgrades to interested
members of the public. Staff will
continue to develop an educational
campaign to promote the voluntary

Continue
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. L. . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified) Delete

retrofit of older homes with
unbraced cripple wall
construction.

Goal 2 - Affordability: Accommodate affordable housing production that helps meet the City’s
quantified objectives.

Not Done. Commercial
development projects have a variety
of ways of meeting their
inclusionary housing requirements
including: 1) construct the required

Amend the Inclusionary Housing number of affordable dwelling
Requirement, Tables 2 and 2A units; 2) Pay an in-lieu fee; 3)
2.5 Affordability | (Appendix N), to provide more ways | Dedicate real property for Delete
for commercial development affordable housing; 4) use a
projects to meet the requirements. combination of the above methods.

Commercial developments have the
option of providing land or
dedicating off-site units to satisfy
their inclusionary housing
requirement.

Prepare criteria to manage the
Affordable Housing Fund so that the
fund serves as a sustainable resource
for supporting affordable housing
development. The fund shall serve as
a source of both grant funding and
below-market financing for
affordable housing projects; and
funds shall be used to support a wide
2.6 Affordability | variety of housing types at the
following income levels: extremely
low, very low, low, and moderate,
but with a focus on production
efficiency to maximize housing
benefits for the City’s financial
investment, and to support high-
quality housing projects that would
not be feasible without Affordable
Housing Fund support.

On-going. The Council adopted
award criteria for the Affordable
Housing Fund that a project must
meet to qualify for a grant. Modify and
This program has had great success Continue
in furthering affordable housing
construction and rehabilitation in
the City.
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
Review existing and proposed
1;)vulldmg, .plannlng, engineering and On-going. Council adopted
ire policies and standards to o,
. changes to the City’s Affordable
determine whether changes are i . .
. . Housing Incentives to permit a
possible that could assist the .
. . greater percentage of density bonus
production of affordable housing, or 4
. allowed for providing affordable
that would encourage preservation of . " .
o . ) housing, as well as additional Modify and
2.7 Affordability | housing rather than conversion to . o . :
s . options for alternative incentives Continue
non-residential uses, provided such .
. . and concessions. In order to
changes would not conflict with . .
.. incentivize SDU development,
other General Plan policies. Such . .
C ) ; Council has adopted flexible
periodic reviews will seek to remove .
. parking standards and reduced
regulations that have been .
development impact fees.
superseded, are redundant or are no
longer needed.
Establish permit streamlining On-going. Procedures are in place
procedures to speed up the to streamline affordable housing
processing of applications, projects consistent with State law.
construction permits, and water and | Several recent affordable housing
sewer service priorities for projects have financially benefitted
2.8 Affordability affordable hous;ng' projects. Clty from receiving expeqn?d Modlfy and
staff and commissions shall give processing and permitting. Continue
such projects priority in allocating
work assignments, scheduling,
conferences and hearings, and in
preparing and issuing reports and
water and sewer service allocations.
Pursue outside funding sources for On-going. The City has partnered
the payment of City impact fees so with the San Luis Obispo County
that new dwellings that meet the Housing Trust Fund to assist Modify and
2.9 Affordability | City’s affordable housing standards affordable housing projects to y
o ) - . - L Continue
can mitigate their facility and service | finance facility and service impact
impacts without adversely affecting | fees.
housing affordability.
To the extent outside funding
sources can bF: identified to offset On-going. The City has not yet
impacts on City funds, exempt . . . . .
. identified outside funding for this
dwellings that meet the moderate income cateeory and purpose. Staff
2.10 | Affordability | income, Affordable Housing . ategory purpose. Continue
. 1 will continue to research funding
Standards from planning, building . .
. . - opportunities to assist moderate
and engineering development review | . .
. . . income housing.
and permit fees, including water
meter installation fee.
Coordinate public and private sector | On-going. The City coordinates
211 | Affordability actions to encourage Fhe regulaﬂy with dgvelopers;. and local Modlfy and
development of housing that meets agencies to provide housing Continue

the City’s housing needs.

opportunities.
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
On-going. The City assisted with
Assist with the issuance of bonds, two TEFRA hearings for Del Rio
tax credit financing, loan Terrace and Carmel Street
underwriting or other financial tools | apartment projects. These projects
to help develop or preserve include 59 affordable housing
affordable units through various rental apartments for seniors.
programs including, but not limited | Assisted the ROEM 313 south
212 | Affordability to: (1) below-market financing street project app'ly for apd receive Modlfy and
through the SLO County 9% state tax credits. Assisted 1550 Continue
Housing Trust Fund and (2) Madonna Road receive 4% state tax
subsidized mortgages for extremely | credits to purchase and rehabilitate
low, very-low, low- and moderate a 120 unit affordable housing
income persons and first-time home | project. Provided loan underwriting
buyers, and (3) self-help or “sweat for reconveyances of existing
equity” homeowner housing. affordable units and purchase of
newly developed units.
Amend Affordable.Housmg Not Done. Staff has researched
Standards to establish a S .
A other local jurisdiction in their
methodology for adjusting . .
. approach to incorporation HOA
affordable housing standards and .
o . . fees and a standard allowance for Modify and
2.13 | Affordability | secure Council approval. Consider e .
. . utilities. However, staff has not yet Continue
incorporating HOA fees and a .
e finalized a methodology for
standard allowance for utilities in the | . . .
. incorporating an allowance into our
calculation for affordable rents and .
h . affordable housing standards.
ome sales prices.
On-going. The City’s Housing
Programs Manager provides
In conjunction with the Housing technical assistance and education
Authority and other local housing to tenants, property owners and the
agencies, provide on-going technical | community on preserving at risk
214 | Affordability assistance and education to tenants, affordable housing being converted | Modify and
) property owners and the community | to market rate. The City also works Continue
at large on the need to preserve at- with the Housing Authority of San
risk units as well as the available Luis Obispo (HASLO); HASLO
tools to help them do so. operates a Learning Center that is
devoted to meeting the needs of
Housing Authority residents.
On-going. The City has a Website
dedicated to housing and published
In conjunction with local housing a brochure detailing City policies
providers and the local residential and incentives to developers and
design community, provide technical | owners on affordable housing. The Modify and
2.15 | Affordability | assistance to the public, builders, City’s Housing Programs Manager Con tg]nue

design professionals and developers
regarding design strategies to
achieve affordable housing.

also provides on-going technical
assistance to the public, property
managers, developers and realtors
regarding design strategies to
achieve affordable housing.
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N . Continue,
Pr;) & Goals Objecu:’lzl(i;l;;zl)ltlﬁed/ Progress and Evaluation Modify or
q Delete
Evaluate the Inclusionary Housing
Ordinance requirements and the
f}fieétift:;r:gilﬁ tzﬁoonrovi de Not Done. Staff has not yet
2.16 | Affordability affor da}{)le hous?n ilr)l the completed this analysis as there has Continue
. g . been limited application.
proportions shown in the Regional
Housing Needs Allocation, per
Policy 2.4.
On-going. Due to the recent
recession the moderate income
The City will evaluate and consider level of affordability was at or near
including a workforce level of markgt rate. Recently, yvorkforce
affordability in its Affordable housing has been a topic of
Housing Standards to increase discussion in the community. Staff Modify and
2.17 | Affordability . . . will be working towards .
housing options in the City for those . Continue
making between 120 percent and estabhshll nea Workfo.rce.level .Of
160 percent of the San Luis Obispo affordability along with incentives
Courrl) tv median income P to encourage the development of
Y ' housing affordable to those living
and working in the City during the
next planning period.
On-going. This has been
Evaluate and consider increasing IT(?ECT:?;CG& gﬁla Zl?élgz:bci)tfat of
218 | Affordabilit residential densities on appropriate Iﬂuﬂn anit ro'ec% on Rockview Modify and
) Y| sites for housing affordable to Y proj Continue

extremely low income households.

Place which exceeded base density
requirements with Council approval
of the affordable housing plan.

Goal 3 - Housing Conservation: Conserve existing housing and prevent the loss of safe housing and the
displacement of current occupants.

Adopt an ordinance that implements

On-going. The Mobile Home Park
Conversion Ordinance (Chapter
5.45 of the Municipal Code) was
adopted in 2009. If a mobile home
park conversion is proposed, the
ordinance requires that an “impact

3.8 Ig:;lsilrr\l/%ﬁon policy 3.2 to discourage removal or | report” be prepared and that a Continue
replacement of affordable housing. public hearing is held. If impacts
related to the loss of affordable
housing cannot be mitigated, the
Commission may deny the
conversion and preserve the mobile
home park.
On-going. Since 2007, the City has
Correct unsafe, unsanitary or illegal | expanded its code enforcement
housing conditions, improve program to include additional
3.9 Housing accessibility and energy efficiency staffing and a transition to Continue
’ Conservation | and improve neighborhoods by proactive enforcement to address

collaborating with agencies offering
rehabilitation programs.

unsafe and substandard buildings
and neighborhood
preservation. Over 877 cases
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Housing Element

Prog.

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

identified for unsafe or substandard
housing conditions were corrected.

As far as energy efficiency, the
City has partnered with GRID
Alternatives, a non-profit that
opened a local Central Coast office
in 2010. This organization leads
teams of volunteers and job trainees
to install solar electric systems
exclusively for low-income
homeowners. The City is also
currently exploring opportunities to
join green project financing
programs such as emPower Santa
Barbara County and HERO.

3.10

Housing
Conservation

Preserve the number of dwellings in
the Downtown Core (C-D Zone) and
the Downtown Planning Area by
continuing the "no net housing loss"
program. so that as of the baseline
date of March 30, 2004, the number
of dwellings removed shall not
exceed the number of dwellings
added.

On-going. The Downtown Housing
Conservation Program SLOMC Ch.
17.86 was amended in 2004 to
create a "no net housing loss"
program in the Downtown Core
and Planning Area. City staff
implements this program on a case-
by-case basis when new projects
are proposed in these areas to
ensure that there is a no net housing
loss.

Modify and
Continue

3.11

Housing
Conservation

Identify residential properties and
districts eligible for local, State or
Federal historic listing and prepare
guidelines and standards to help
property owners repair, rehabilitate
and improve properties in a
historically and architecturally
sensitive manner

On-going. City updates its list of
historic resources on an annual
basis. A citywide historic survey
was completed in 2013 and over 50
homes were added to the list. The
City also adopted a Historical
Context Statement in 2013. Historic
preservation guidelines and listing
criteria are in place. The City
manages the Mills Act program to
encourage rehabilitation of historic
buildings, which has been highly
successful, with over 50 property
owners using the program's
property tax savings to upgrade
their homes and improve
neighborhoods. The City’s Historic
Preservation Ordinance and
Guidelines assist property owners
improve properties in a historically
sensitive manner.

Modify and
Continue
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
To encourage housing rehabilitation,
amend the Inclusionary Housing Not Done. Staff has considered this
Requirements to allow a reduced program and determined that a
3.12 Housing term of affordability for rehabilitated | reduced term of affordability will Delete
: Conservation | units, to the extent allowed by State | not have a significant effect on
or Federal law, with a minimum incentivizing housing rehabilitation
term of three years and in proportion | and should be removed.
to the level of City assistance.
On-going. The City created an
affordable housing inventory with
all agreements and term expiration
dates and implemented an
affordable housing monitoring
program. The monitoring program
Establish a monitoring and early has been success ful in organizing
. . affordable housing agreements and .
Housing warning system to track affordable . . . ) Modify and
3.13 . . . . . ensuring deed-restricted units are in :
Conservation | housing units at-risk of being . . o Continue
converted to market rate housing compliance with the City’s
' Affordable Housing Standards. The
City has a Condominium
Conversion Ordinance that
provides for affordability
requirements when rental apartment
projects are proposed to be
converted to ownership units.
Working with non-profit On-going. The City granted the
organizations, faith-based .
o . Judson Terrace Homes low-income
organizations, or the Housing senior living facility $42,700 in
Authority of the City of San Luis g factity 542,
. . . . Affordable Housing Funds to
Housing Obispo, the City will encourage o . . .
3.14 . L . . rehabilitate their 107-unit Continue
Conservation | rehabilitation of residential,

commercial or industrial buildings to
expand extremely low, very-low,
low or moderate income rental
housing opportunities.

apartment complex. In 2010,
$37,021 of CDBG funds were used
to rehabilitate the Women’s Shelter
Housing facility.

Goal 4 - Mixed-Income Housing. Preserve and accommodate existing and new mixed income
neighborhoods and seek to prevent neighborhoods or housing types that are segregated by economic

status.
Review new development proposals | On-going. Development projects
. for compliance with City regulations | that trigger the City’s inclusionary
Mixed- . . ; . . .
and revise projects or establish housing ordinance are reviewed by .
4.5 Income .. . Continue
Housing conditions of approval as needed to | the Housing Programs Manager

implement the mixed-income
policies.

(HPM) for compliance with mixed-
income policies.

Goal 5 - Housing Variety and Tenure. Provide variety in the location, type, size, tenure, and style of
dwellings.
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. L. . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
Review new developments for . .
. . . . On-going. Development projects
. compliance with City regulations . o )
Housing . . . that trigger the City’s inclusionary
. and revise projects or establish . . . .
5.5 Variety and conditions of approval as needed to housing ordinance are reviewed by Continue
Tenure PP the HPM for compliance with

implement the housing variety and
tenure policies.

housing variety and tenure policies.

Goal 6 - Housing Production. Plan for new housing to meet the full range of community housing needs.

Maintain the General Plan and
Residential Growth Management
Regulations (SLOMC 17.88)
exemption for new housing in the

On-going. The City’s Residential
Growth Management Regulations
exempt dwellings affordable and

enforceably restricted to residents

6.8 Housing Downtown Core(C-D zone), and with extremely-low, very low- Modify and
) Production | new housing in other zones that is low-. and mo derate-, income ’ Continue
enforceably restricted for extremely- hous’ehol ds as well as new
low, very low, low- and moderate dwellings in the Downtown Core
income households, pursuant to the (C-D) Z% e
Affordable Housing Standards. )
Amend the Zoning Regulations and On-gml‘lg. During the 20.1 2 Zoning
Parking Access and Management Regulation Update a provision was
Plan to allow flexible parking added o t.he code to allow use of
regulations for housing (.?1t.y pgrkmg structures to residents
development, especially in the 11v1ng in the Downtown. The
Downtown Core Parking Access and Management
. (C-D Zone), including the Plan was also amended to allow for
69 |Housing i ibilities of flexible use of city | CVCrnight residential parking within | Modify and
) Production parking facilities by Downtown City parking fa'c111tles. The City Continue
residents, where appropriate, and allov;zsff or ﬂextllll) ler arkl?g f
reduced or no parking requirements zlegulﬁ 10niln He owntown orf
where appropriate guarantees limit WETINES DY allowIng a range o
occupancies to persons without parl.qng options including paying
motor vehicles or who provide proof 1n-11§u fees and reduced parking
of reserved, off-site parking. requirements as compared to other
zones.
On-going. The City has a variety of
development incentives available to
encourage housing in the
Downtown. Mixed use projects are
Provide incentives to encourage al!owed.by rlght " thg Downtown
additional housing in the Downtown with res1dent1a1 d'e:nS{tles up 1o 36
Core (C-D Zone), particularly in DUJacre n combination Wlt.h
. mixed-use developments. Incentives commercial uses. Comm crcial .
6.10 Housmg may include flexible density, use developme;nt does. not 1.mpact or MOdlf?’ and
Production PN reduce a site’s residential density. Continue

height, or parking provisions, fee
reductions, and streamlined
development review and permit
processing.

The City also established
mechanical parking lift standards in
the 2013 Zoning Regulations
Update to allow flexible parking
alternatives for residential uses in
the Downtown. The 2012 Zoning
Regulation Update included a
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

provision that allows use of City
parking structures to residents
living in the Downtown. The
Parking Access and Management
Plan was also amended to allow for
overnight residential parking within
City parking facilities.

6.11

Housing
Production

Specific plans for the Orcutt
Expansion Area and any new
expansion area identified shall
include R-3 and R-4 zoned land to
ensure sufficient land is designated
at appropriate densities to
accommodate the development of
extremely low, very-low and low
income dwellings.

On-going. The City’s expansion
areas are subject to Inclusionary
Housing Ordinance provisions.
These provisions require that at
least 5% low and 10% moderate
income affordable housing be
provided in each development
project. Affordable housing must
be constructed; payment of in-lieu
fees is not allowed in expansion
areas.

The City is collaborating with
HASLO regarding their option to
develop affordable housing in the
Margarita Area Specific Plan
(MASP). The Margarita Area
Specific Plan provides 9.1 acres
designated for R-3 zoning that will
support 164 units, and 0.8 acre
designated for R-4 zoning that will
support 19 units.

The Orcutt Specific Plan Area
includes 22.3 acres designated for
R-3 development and 5.5 acres
designated for R-4 development.
The first development for the
Orecutt Specific Plan area provided
affordable housing which far
exceeded the Inclusionary Housing
Requirements.

Modify and
Continue

6.12

Housing
Production

Consider General Plan amendments
to rezone commercial,
manufacturing or public facility
zoned areas for higher-density, infill
or mixed use housing where land
development patterns are suitable
and where impact to Low-Density
Residential areas is minimal. For
example, areas to be considered for
possible rezoning include, but are
not limited to the following sites
(shown in Figure 1 and further

described in Appendix D, Table D-

On-going. Some re-zonings have
occurred to promote higher density
infill housing. The 313 South Street
site was rezoned to R-4 to allow for
a 43 unit affordable housing
project. Portions of the South
Broad Street Corridor Plan will be
included in the Land Use and
Circulation update.

Modify and
Continue
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. L. . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
2):
A. Portions of South Broad Street
Corridor and Little Italy area
B. 145 Grand Avenue (Pacheco
School)
C. 1499 San Luis Drive (rezone vacant
and underutilized School District
property)
D. 1642 Johnson Avenue (vacant
School District property)
E. 4325 South Higuera Street (former
P.G.&E. yard)
F. 4355 Vachell Lane (vehicle storage)
G. 313 South Street (McCarthy Tank
and Steel)
H. 173 Buckley Road (Avila Ranch)
I. 2143 Johnson Avenue (adjacent to
County Health Department)
J. 3710 Broad Street (Plumbers and
Steamfitters Union)
K. 11950 Los Osos Valley Road
(Pacific Beach High School)
L. 2500 Block of Boulevard Del
Campo (adjacent to Sinsheimer
Park)
M. 12165 Los Osos Valley Road
On-going. The Housing Trust
Fund (HTF) is a private nonprofit
corporation that provides financing
and technical assistance to help
Continue to support the SLO County p rlvat'e de?velop ers, non-profit
. , organizations and government
Housing Trust fund’s efforts to .
. . agencies to produce and preserve
provide below market financing and . o
. . . homes that working families,
Housing technical assistance to affordable . X .
6.13 . . seniors on fixed incomes and Continue
Production | housing developers as a way to

increase affordable housing
production in the City of San Luis
Obispo

persons with disabilities can afford
to rent or buy. Annually, the City
provides funding assistance to
support the HTF’s operating
expenses. Since 2005, the HTF has
provided more than $2 million in
loans to support projects located in
the City.
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

6.14

Housing
Production

Encourage residential development
through infill development and
densification within City Limits and
in designated expansion areas over
new annexation of land.

On-going. Infill development
accounts for the majority of
housing applications received in the
last five years. Four major infill
projects were approved since 2010:
1) The 47 unit Wineman Hotel
Rehabilitation project; 2) The 80
unit Moylan Terrace project; 3) The
23 unit Monterey Place project; and
4) The 42 unit affordable housing
Village at Broad Project (located at
2240 and 2280 Emily St.).

The City also contributed an
Affordable Housing Fund award
and CDBG grant award to an
affordable 43-unit project located
313 South Street. This project has
received all land use entitlements,
9% state tax credits and has
submitted for a building permit.

The Orcutt Specific Plan Area was
recently annexed into the City. The
plan holds 152 acres and a
residential capacity of 1,091
dwelling units. Thus far, 142
dwellings have been approved and
an additional 300 units are in the
planning process for land use
entitlements. The Margarita
Specific Plan Area is comprised of
74 acres with a planned residential
capacity of 868 dwellings. Of
those, 179 homes are currently
under construction.

Continue

6.15

Housing
Production

Seek opportunities with other public
agencies and public utilities to
identify, assemble, develop,
redevelop and recycle surplus land
for housing, and to convert vacant or
underutilized public, utility or
institutional buildings to housing.

On-going as opportunities emerge.
The City worked with the Housing
Authority to develop the 80-unit
Moylan Terrace project. This
project is under construction, and
provides housing to very low, low,
and moderate income households.
The City is also working with the
County and Transitions Mental
Health Association to rehabilitate
the Sunny Acres building into a
residential care facility.

Staff also worked with the school
district to evaluate the potential
residential development of

Continue
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N . Continue,
Pr;) & Goals Ob]ecu:’l;l(i;l;;zl)ltlﬁed/ Progress and Evaluation Modify or
q Delete
approximately one acre of surplus
San Luis Coastal Unified School
District property where the High
School is located.
Done. Multi-family housing design
Develop multifamily housing design standards are.mcludéd n C.h : 5.' 4 of
standards to promote innovative, the.Cor.nmumty D?s1gn Qulqellnes,
attractive, and well-integrated, XVthh. 1nclude design guidelines for
higher density housing. Multi-Family al,l,d Clustered
Developments that meet these Elcc):?j;?ogngesﬁgﬁsig heStandards
standards shall be eligible for a promote a;t% rdabili t}g/ by design
6.16 Housing streamlined level of planning and through Table 2A and offer Modify and
) Production | development review. Developments . . Continue
that include a significant devglopment lpcentlves fqr
commitment to affordable housing qualifying projects. Density
may also be eligible to receive bonuses. have been supported Where
density bonuses, parking reductions appropriate. Furthermpre, projects
and other development incentives, that are folur or less units and those
including City financial assistance. that have 1ncludedv affordable .
housing have received streamlined
processing.
Done. City Council approved the
Final Draft of the Orcutt Area
Complete Orcutt Area Specific Plan ?Eeceﬁc Péan ogtharckll 2, 201'0{“ d
Housing and consider final City approval to ¢ ity Counctl has also certifie
6.17 > . . the Final Environmental Impact Delete
Production | annex the Orcutt specific planning .
area by December 2010, Report (FEIR) for the project gnd
approved the area for annexation
into the City. The area is now
included within City limits.
On-going. The City has facilitated
the development of affordable
housing using state, federal and
local funding sources. The projects
include:
Financially assist in the development | ¢ ROEM Development
of housing affordable to extremely Corporation received CDBG,
low, very-low, low- or moderate HOME, and City Affordable
income households during the Housing Funds for a 43-unit
6.18 Housing planning period using State, Federal housing project located at 313 Modify and
) Production | and local funding sources, with South Street. Continue

funding priority given to projects
that result in the maximum housing
benefits for the lowest household
income levels.

e Habitat for Humanity received
CDBG and Affordable
Housing Funds to construct
three single-family residences
deed-restricted for very-low
income families.

e 542 Hathway. Tri-Counties
Housing Corporation used
$95,000 of City CDBG funds
to acquire and rehabilitate a
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
three-unit affordable housing
apartment for persons with
disabilities.
e Transitions Mental Health
Association (TMHA) received
a CDBG loan to acquire two
units located on Broad Street
for their clients.
e TMHA also received
development impact fee
waivers for an 8-unit
affordable housing project
located on Nipomo Street.
e Moylan Terrace (851 Humbert
Avenue) received a $709,900
loan from the City’s
Affordable Housing Fund to
purchase the property. This is
an 80 unit for-purchase project
with 27 units deed-restricted
for affordability.
e 1550 Madonna Road received
City assistance in qualifying
for 4% state tax credits to
acquire and rehabilitate a 120
unit affordable housing
apartment project.
Program has been extremely
effective and the City will continue
to implement the program by
leveraging its Affordable Housing
Fund in conjunction with other
state, federal and local funding
sources to increase the production
of affordable housing.
Done as opportunities emerge as an
on-going program.
The City successfully negotiated
with the County to secure $300,000
Actively seek new revenue sources, | in CAL HOME first-time home
including State, Federal and buyer program money for low
private/non-profit sources, and income households.
Housing financing mechanisms to assist .
6.19 . . . . Continue
Production | affordable housing development for | The City has also collaborated with

extremely low, very low and low or
moderate income households and
first- time homebuyers.

the HTF to finance the following

projects:

e Tri-Counties Community
Housing Corporation project
that acquired three extremely-
low income housing units on
Hathway Street for those with
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
mental disabilities.
e South Street Family
Apartments, which provides 43
affordable rental units.
e Village at Broad Street project,
which provides 42 affordable
housing units.
The program has been effective;
since 2005 the HTF has provided
more than $2 million in financing
for affordable housing projects in
the City.
Update the Community Design
Guidelines and amend SLOMC
Chapter 2.48 to exempt the
construction, relocation, Done. The Community Design
rehabilitation or remodeling of up to | Guidelines and SLOMC Chapter
. 4 dwellings of up to 1200 square feet | 2.48 include language that exempts .
6.20 Eroolziirclﬁon each from Architectural Review the rehabilitation or remodeling of Mc(:)iltfi)rllil(:d
Commission review. New multi-unit | up to 4 dwellings of up to 1,200
housing may be allowed with square feet each from Architectural
“Minor or Incidental” or staff level Review Commission review.
architectural review, unless the
dwellings are located on a sensitive
or historically sensitive site.
Assist in the production of long-term
affordable housing by identifying On-going. The City abandoned
. vacant or underutilized City-owned | public right-of-way to assist in the .
Housing . . Modify and
6.21 Production property suitable for housing, and development of the Moylan Terrace Continue
dedicate public property, where project which contains 34% of its
feasible and appropriate, for such units as affordable housing.
purposes.
On-going. Staff actively provides
Community Development staff will | information regarding vacant,
prepare “property profiles” blighted or underutilized properties
6.22 Housing describing properties suitable for that may be suitable for housing Modify and
) Production | housing to facilitate public or private | and forwards this information to Continue
development and make this housing developers, non-profit
information publicly available. organizations and the Housing
Authority.
Evaluate and consider amending the D"“ﬁ' Th1§ areais jbemg CO’l;l §1dered
General Plan to designate the 46 as a “special planning zone™ in the
. . 2014 update of the Land Use and
acres associated with the former . . .
. Circulation Element. Lands behind
County General Hospital as a . s o
. « : . o, the hospital building that are inside
6.23 Housmg S.p ccial C0n51de'rat10ns Zone, the City’s Urban Reserve line will Continue
Production | suitable for housing development on

areas of the site of less than 20
percent average slope, provided that
open space dedication and public
improvements are part of the project.

be designated as Public (for
existing public facility) and a range
of residential uses (Low/Medium
density with ability to support
transitional care uses).

Page E-15




Chapter 3

City of San Luis Obispo Housing Element, January 2015

N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
On-going. The City’s Affordable
Update the Affordable Housing Housing .Incentlves were re.cently
. updated in 2013 to be consistent
. Incentives (Chapter 17.90, SLOMC) . .
Housing ) . with state law. As changes occur, Modify and
6.24 . and Zoning Regulations to ensure . . . v
Production . ; . the City will continue to ensure Continue
density bonus incentives are . .
. . affordable housing incentives and
consistent with State Law. . .
Zoning Regulations are updated
accordingly.
Evgluate; and con sider fnereasimg the Not Done. A detailed analysis of
. residential density allowed in the . . . . .
Housing . . increasing the residential density .
6.25 > Neighborhood Commercial (CN), . . . Lo Continue
Production allowed in various zoning districts
Office (0) and Downtown has not been completed
Commercial (CD) zoning districts. p )
Evaluatg h?w und.erlyn.lg lot patterns Not Done. Staff evaluated this
in the City’s multi-family zones . N
e program and received direction
affect the City’s ability to meet . . .
. . o from City Advisory Bodies to leave
housing production policies. If . . . .
. ) densities in multi-family zones in
. warranted, consider setting a . . .
Housing .. . place. Staff will continue to Modify and
6.26 . minimum number of dwellings on . . .
Production . evaluate this program and provide Continue
each legal lot in the R-2, R-3 and R- . .
. alternatives that support increased
4 zones, regardless of lot size, when I, . )
densities on smaller lots in multi-
other property development . . L
. . family zoning districts, where
standards, such as parking, height appropriate
limits and setbacks can be met. pprop ]
On-going. The City has supported
infill and higher densities, where
appropriate.
The City supported the following
To help meet the Quantified infill projects:
Housin Objectives, the City will support 1) The 47 unit Wineman Hotel
6.27 Pro ducﬁon residential infill development and Rehabilitation project; 2) The 80- Continue
promote higher residential density unit Moylan Terrace project; 3) The
where appropriate. 23 unit Monterey Place project; 4)
The 42 unit Village at Broad
affordable housing project; and 5)
The 43 unit South Street Family
Apartments affordable housing
project.
Consider changes to the Secondary On-.g.omg. Th? Clt Y prov1deF1
. . X additional flexibility to parking
Dwelling Unit (SDU) Ordinance, . .
. . S X requirements for SDUs by allowing
including possible incentives such as . .
’ . vehicle parking in tandem on
. SDU design templates, flexible . o .
Housing driveways. In addition, Modify and
6.28 . development standards, fee . s
Production development impact fees were Continue

reductions or deferrals, or other
measures to encourage the
construction of SDUs where allowed
by zoning.

reduced by approximately 60%. As
a result, the City expects that SDU
construction will substantially
increase.
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. L. . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
On-going. Existing subdivision
regulations allow any size or shape
lot to be created. The regulations
Evaluate and consider adopting allow “airspace subdivision,” which
Subdivision and Zoning Regulations | is a three-dimensional subdivision
changes to support small lot where minimum lot sizes,
. subdivisions, ownership bungalow dimensions, and area requirements
Housing LU . .
6.29 Production court development, eliminating the do not apply. Smaller lot sizes are Continue

one acre minimum lot area for PD
overlay zoning, and other
alternatives to conventional
subdivision design.

also allowed in Planned
Development overlay zones. The
regulations allow conventional
5,000 sq. ft. lot sizes in R-2, R-3,
and R-4 zones (as opposed to the
6,000 sq. ft. minimum in R-1
zones).

Goal 7 - Neighborhood Quality. Maintain, preserve and enhance the quality of neighborhoods,
encourage neighborhood stability and owner occupancy, and improve neighborhood appearance, function
and sense of community.

7.8

Neighborhood
Quality

Implement varied strategies to
ensure residents are aware of and
able to participate in planning
decisions affecting their
neighborhoods early in the planning
process.

On-going. City follows public
noticing procedures that provide
public notice, including legal
notices, sign postings on the project
site, and direct mail. In addition,
the City holds quarterly public
Neighborhood Services Team
meetings which are noticed through
the Tribune and local television
channel 20 as well as email notices
to anyone who has expressed
interest in enforcement issues in the
community. City staff also
participate in monthly meetings of
the Student Liaison Committee
which includes Cal Poly and Cuesta
College ASB members as well as
neighborhood association members.
Staff also spent sufficient time and
resources to advertise public
workshops concerning the 2013
Land Use and Circulation Elements
update and the 2013 Housing
Element update. The City exceeds
State requirements by posting
information in City buses,
contacting individuals directly who
are part of our “interested party”
mailing lists, posting information at
local businesses, and using local
media such as TV and radio.

Modify and
Continue
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

7.9

Neighborhood
Quality

Identify specific neighborhood
needs, problems, trends and
opportunities for improvements.
Work directly with neighborhood
groups and individuals to address
concerns.

On-going. As part of the City’s
overall code enforcement effort, the
City Council has adopted
Neighborhood Wellness as a Major
City Goal in the 2013-15 Financial
Plan. The Neighborhood Wellness
Program includes proactive
enforcement of property
maintenance standards,
enforcement of the City’s noise
ordinance, and parking enforcement
in the City’s residential
neighborhoods. The enforcement
of property maintenance standards
is handled by two full-time
Neighborhood Services Specialists
within the Building & Safety
Division of the Community
Development Department that
patrol residential neighborhoods
and address observable

violations. The Police Department
is responsible for the enforcement
of the noise and unruly gathering
ordinances and the Parking
Division of the Public Works
Department enforces parking
requirements. An important aspect
of the Neighborhood Wellness
Program is a focus on community
outreach and education. Staff
participates in various outreach and
education efforts with
neighborhood, student, and
business groups.

Modify and
Continue

7.10

Neighborhood
Quality

Help fund neighborhood
improvements, including sidewalks,
traffic calming devices, crosswalks,
parkways, street trees and street
lighting to improve aesthetics, safety
and accessibility.

On-going. Since 2009, the City
has invested over $1.5 million
annually in neighborhood
improvements, including curb
ramps, sidewalk repairs and
replacement, street trees, graffiti
removal, crosswalks and public
transit facilities. The bulk of
funding has been directed to street
improvements while also funding
special projects such as bikeways,
pedestrian lighting and downtown
beautification.

Modify and
Continue
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. L. . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
On-going. The City has
established eight Neighborhood
Parking Districts. The City has
Continue to develop and implement | been working on the creation of
) neighborhood parking strategies, demand-based parking strategies.
7.11 | Neighborhood including parking districts, to The City amended the “Access & Continue

Quality

address the lack of on- and off-street
parking in residential areas.

Parking Management Plan” in
2011; the plan addresses many
neighborhood parking issues and
includes strategies to mitigate the
lack of on and off-street parking.

Goal 8 - Special Housing Needs. Encourage the creation and maintenance of housing for those with special housing

needs.

8.11

Special
Housing
Needs

As funding allows, support local and
regional solutions to meeting the
needs of the homeless and continue
to support, jointly with other
agencies, shelters for the homeless
and for displaced women and
children.

On-going. Since 2010, $374K in
CDBG funds was used to support
the homeless shelter managed by
CAPSLO. Since 2011, an
additional $125K in CDBG funds
was allocated for the design of a
new homeless services center.
Between 2012-2013, the City also
contributed $247K of general funds
to support the Maxine Lewis
Memorial Shelter, Prado Day
Center, Safe Parking Program,
Grants-In-Aid program, and the
Prado Warming Station.

The City has been working with the
County, CAPSLO, business groups,
and other agencies to appropriately
site a new homeless services center
that meets the needs of the
homeless and the community. The
center would combine services
provided at the shelter and day
center.

In 2013 the City developed a new
Homeless Solutions webpage.

This page is dedicated to keeping
the public updated with all the
latest homeless program initiatives.
It includes a donations link to the
United Way website and
information on local homeless
programs, services and documents.

Council adopted amendments to
Title 17 (Zoning Regulations) of
the Municipal Code to permit and

Modify and
Continue
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

provide standards for the operation
of safe parking facilities for the
homeless population on private
properties within the City.

The City launched a new program
called “Make Change Count”. The
objective of the initiative is to
reduce panhandling throughout the
City while providing an opportunity
for the public to donate and help
the homeless in a positive way.

Council adopted a citywide Good
Neighbor Policy (GNP) for
homeless services. The GNP
communicates community
expectations and City commitments
as it relates to the City’s support of
homeless services.

8.12

Special
Housing
Needs

Continue the mobile home rent
stabilization program to minimize
increases in the cost of mobile home
park rents.

On-going. The program has been
successful from a renter's
perspective. In general, mobile
homes are the City's most
affordable form of housing.

Continue

8.13

Special
Housing
Needs

Identify sites in specified expansion
areas suitable for tenant-owned
mobile-home parks, cooperative or
limited equity housing,
manufactured housing, self-help
housing, or other types of housing
that meet special needs.

On-going. These housing types are
allowed in all residential zones.

The Orcutt Area Specific Plan
(OASP) contains language for the
R-4 zone that supports expansion of
the existing, adjacent mobile home
park. The first approved project in
the OASP designates nearly 50% of
its allowable density towards the
City’s affordable/special needs
housing inventory.

The Margarita Area specific plan
has a two acre site that is
designated for affordable housing,
and the Housing Authority is
considering development of a
senior housing project at this site.

Modify and
Continue

8.14

Special
Housing
Needs

Advocate developing more housing
and refurbishing campus housing at
Cal Poly University.

On-going. The City supports Cal
Poly constructing housing units for
students on campus. Cal Poly is
proposing a new 1,475 bed student
housing development. Cal Poly's
housing programs have expanded
significantly; however additional
on-campus housing is still needed
and possible with redevelopment of

Continue
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
older dormitory sites.
. Work with Cal Poly University ?n-gm’l'l & Pl‘.‘s‘[ attempts to include
Special . . . . Greek" housing in the Campus
. Administration to secure designation .
8.15 | Housing of on-campus fraternitv/sororit Master Plan have not been Continue
Needs livin rof s Y Y successful. No recent (last four
£ BToups. years) talks have been undertaken.
On-going. The Student
Community Liaison Committee
was established in 1987, and
continues to meet monthly. The
. . Committee, which brings together
Jointly develp p and 1mp1e:nent a Cal Poly, Cuesta College, City and
student housing plan and "good .
. "o County staff and community
neighbor program" with Cal Poly o .
. > organizations to promote positive
State University, Cuesta College and .
. . relations, mutual respect, and
. City residents. The program would . : :
Special . L improved quality of life. .
. seek to improve communication and Modify and
8.16 | Housing . . J
cooperation between the City and . Continue
Needs As part of the Neighborhood
the schools, set on campus student
housi 1o . Wellness Program, new groups
ousing objectives and establish
) have started to meet monthly
clear, effective standards for student L
T . . beginning in Fall of 2013. These
housing in residential . .
neighborhoods meetings are facilitated by the
’ Police Department and the City’s
Neighborhood Planner, and work to
bring residents and students
together to improve neighborhoods
and address conflicts.
On-going. The City has a Universal
Provide public educational Design Brochure available at the
Special information at the Community Community Development Modify and
8.17 | Housing Development Department public Department public counter. City y
. . . . . Continue
Needs counter on universal design concepts | staff provides public education on a
in new construction. daily basis regarding universal
design concepts.
Solicit input on the zoning ordinance | Done. The City solicited input from
. provisions for homeless shelters these groups prior to amending the
Special . . . . .
. from service agencies that work with | Zoning Regulations to allow
8.18 | Housing . S Delete
Needs extremely-low income persons and homeless shelters by right in the
the homeless or persons/families at- | Public Facility (PF) zone. Program
risk of homelessness no longer needed.
Within one year of Housing Element | Done. The City updated the Zoning
adoption, update the Zoning Regulations to allow homeless
Special Ordinance to allow homeless shelters by right in the Public
8.19 | Housing shelters by right provided they are Facility (PF) zone. Homeless Delete
Needs consistent with the ministerial shelters are also allowed with a use

review standards identified in State
law.

permit in the R-3 (Medium-High
Density Residential, R-4 (High
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
Density Residential), O (Office), C-
N (Neighborhood Commercial), C-
C (Community Commercial), C-D
(Downtown Commercial), C-R
(Retail Commercial), C-S (Service
Commercial), C-T (Tourist
Commercial), and M
(Manufacturing) zones. Program no
longer needed.
Trans'ltlonal ngsmg and Supportive On-going. Transitional and
Housing: Continue to allow the . . e
. . e Supportive Housing facilities are
Special establishment of transitional and . . 3
. . . . considered residential uses for the .
8.20 | Housing supportive housing that functions as . Continue
. . . . . purposes of zoning and are allowed
Needs residential uses in residential zones . . .
. IR . . in all zones that allow residential
consistent with similar residential uses
uses. )
Identify properties (land, retail or
commercial space, motels, On-going. The City continues to
Special apartments, housing units, mobile work with its regional partners to
8.21 HIZ)usin home parks) that can be acquired identify properties that would Modify and
) & and converted to affordable provide for affordable and Continue
Needs . . . o
permanent housing and permanent supportive housing opportunities
supportive housing for homeless for the homeless.
persons and families.
Not Done. The Community Design
Guidelines is not the appropriate
Special Update the Community Design document to include universal
. L . . access standards, and therefore,
8.22 | Housing Guidelines code to include universal h h Delete
Needs access standards ave not been updated. T ese
' standards belong in the Building
Code and are included there for
reference.
Done. The City has adopted a
Consult with service agencies that reasonable accommodation
work with the disabled and prepare ordinance to implement state law
. and adopt a program addressing and Housing Element programs.
Special . : . .
. reasonable accommodation to land The Ordinance provides a fair and
8.23 | Housing . . . Delete
use and zoning decisions and reasonable procedure for disabled
Needs . " e
procedures regulating the siting, persons to request flexibility in the
funding, development and use of application of land use and zoning
housing for persons with disabilities. | regulations to ensure equal access
to housing.
Consider addition of an overlay zone | Not Done. The City Council has
to existing and future mobile home adopted a Mobile Home Park
Special and trailer park sites to provide Ordinance that applies citywide to Continue
8.24 | Housing constructive notice that additional all mobile home parks. The
Needs requirements, such as rent Ordinance protects the owners and

stabilization and a mobile home park
conversion ordinance may apply.

renters of mobile homes from
unreasonable rent increases.
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

Goal 9 - Sustainable Housing, Site, and Neighborhood Design. Encourage housing that is resource-
conserving, healthful, economical to live in, environmentally benign, and recyclable when demolished.

On-going. The City has educated
staff and the public through the
development and adoption of 2012
Climate Action Plan (CAP). During
this process advisory bodies (i.e.
Planning Commission and City
Council) were educated about the
CAP before they offered their
recommendations.

Free peer review of development
plans is available by the

Sustainable Community Development
Housing, Educate planning and building staff | Department for educating .
. . . . . . Modify and
9.6 Site and and citizen review bodies on energy | applicants about opportunities to Continue
Neighborhoo | conservation issues. incorporate energy efficiencies into
d Design their projects. Green building
standards are now a part of Title 24,
and staff implements these
standards on all projects.
Furthermore, as part of the
application process, applicants are
required to fill out a LEED
checklist that identifies energy
conservation measures included in
their projects. The program has
been successful in raising staff and
public awareness and knowledge
regarding energy conservation.
On-going. The City requires solar
Evaluate solar siting and access shading plgns for projects that
. L request height and/or setback
. regulations to determine if they . .
Sustainable . exceptions to ensure that sufficient
X provide assurance of long-term solar . .
Housing, . solar access is available to .
. access for new or remodeled housing . . Modify and
9.7 Site and . . surrounding properties. Y
) and for adjacent properties, ) Continue
Neighborho . e . Solar access requirements are
. consistent with historic preservation | .
od Design L . . included as part of the Downtown
guidelines, and revise regulations . . .
found to be inadequate Height Ordinance and in the
’ General Plan Conservation and
Open Space Element.
Not Done. Some LID standards
Sustainable | Adopt Low-impact Development are integrated into the City’s
Housing, (LID) Standards, including street Engineering Standards (updated in Modify and
9.8 Site and and access way standards that reduce | 2014). The City also follows the Con tgfnue
Neighborho | the amount of paving devoted to “Post-Construction Stormwater
od Design automobiles. Management Requirements for

Development Projects in the
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
Central Coast Region” which have
been adopted by the Regional
Water Board.
On-going. The 2012 Climate
Action Plan proposes a program
that would incentivize projects that
Adopt an ordinance with exceed Title 24 energy efficiency
Sustainable requirements and incentives to standards. The CAP also proposes
Housin increase the production of “green” implementation of a program that
9.9 Site an c%’ housing units and projects and would require new developmentto | Modify and
) . require use of sustainable and/or install energy-efficient appliances, Continue
Neighborho ) . ;
od Design renewable materlgls, water and and another that 1nv91ves ameqdlng
energy technologies (such as, but not | the Community Design Guidelines
limited to solar, wind, or thermal). to promote various LID strategies.
Program implementation is
expected to occur in the coming
year.
On-going. The Utilities
Department requires building
permit applicants to fill out a
“Construction and Demolition
Recycling Plan and Disposal
Report” to insure that projects are
recycling as much as possible to
oy . reduce the amount of material that
Promote building materials reuse ey
.oe goes to the landfill. The City’s
and recycling in site development ) . L
; ; ) Community Design Guidelines also
and residential construction,
. . . . encourages the use of recycled
Sustainable | including flexible standards for use o . ;
. o » building materials as certified by
Housing, of salvaged, recycled, and “green . o, .
. oy ) the U.S. Green Building Council’s Modify and
9.10 | Site and building materials. To help S Y
) . . . . LEED (Leadership in Energy and Continue
Neighborho | accomplish this, the City will . . =
. . . Environmental Design). A “green
od Design implement a construction and

demolition debris recycling program
(as described in Chapter 8.05 of the
San Luis Obispo Municipal Code).

building” kiosk is also present in
the Community Development
Department front lobby that
provides educational materials to
the public. The City posts
advertisements in the newspaper
when structures are to be
demolished and encourages citizens
to either move the structure to a
new location for reuse or take scrap
material.
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

Goal 10 - Local Preference. Maximize affordable housing opportunities for those who live or work in
San Luis Obispo while seeking to balance job growth and housing supply.

Work with the County of San Luis
Obispo to mitigate housing impacts
on the City due to significant
expansion of employment in the

On-going. The City and County
have entered into a Memorandum
of Understanding regarding
development review of projects in
the unincorporated County on the

10.3 Local unincorporated areas adjacent to the | City's urban fringe. This MOU MOdlfy and
Preference . L . . . Continue
City. Such mitigation might include, | outlines the review process and
for example, County participation City comments regarding impacts
and support for Inclusionary to housing stock with expansion of
Housing Programs. commercial projects in areas
adjacent to the City.
On-going. The City partners with
Encourage residential developers to | local developers and non-profit
10.4 Local promote their projects within the San | organizations to advertise housing Modify and
’ Preference | Luis Obispo housing market area to those who work or live in the Continue
(San Luis Obispo County) first. City first before advertising in
outside markets.
On-going. This has been a long-
standing City policy that has guided
housing discussions and
development with Cal Poly.
Cal Poly has significantly expanded
on-campus housing and helped
offset off-campus student housing
needs. In 2009, Cal Poly completed
Advocate the establishment of a link | the Poly Canyon Student Housing
between enrollment and the Development. The project cost the
105 Local expansion of campus housing University $300 million and Modify and
’ Preference programs at Cal Poly University to provides 2,700 student beds. In Continue

reduce pressure on the City's
housing supply.

2003, Cal Poly completed the Cerro
Vista Apartments, which houses
approximately 800 students. In
addition, Cal Poly is proposing to
construct a 1,475 bed student
housing facility on an existing
University parking lot. This
program has proven successful and
will continue to be important as Cal
Poly updates its Master Plan in the
coming year.
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N . Continue,
Prog. Goals Objective (quantlﬁed/ Progress and Evaluation Modify or
# qualified)
Delete
Work with other jurisdictions to
advoca.lte for Stgte legls}atlon that On-going, City has supported Cal
would: 1) provide funding to help > .
R ; Poly’s efforts to enter public-
Cal Poly University provide . . .
private housing partnerships;
Local adequate on-campus student i . .
10.6 . however we have not lobbied with Continue
Preference housing, and 2) allow greater L
I o other jurisdictions to secure more
flexibility for State universities and .
. . State funding for on-campus
community colleges to enter into housin
public-private partnerships to &
construct student housing.
Goal 11 - Suitability. Develop and retain housing on sites that are suitable for that purpose.
The City will adopt measures On-going. The City has adopted
ensuring the ability of legal, Zoning Regulation provisions that Modify and
11.3 | Suitability conforming non-residential uses to allow the continued use of Con tg,nue

continue where new housing is
proposed on adjacent or nearby sites.

residential on sites that are zoned
for other purposes.
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Appendix F
Five-Year Implementation Plan

This appendix describes the programs that the City will implement during the timeframe of this
Housing Element. The programs are designed to achieve goals and carry out policies listed in
Chapter 3, and to address housing needs and issues described elsewhere in the document. Each
program identifies specific actions to be accomplished, the responsible party, implementation
timeframe, potential resources, and comments on expected results or methodology.

The Five-Year Implementation Plan addresses a wide range of housing needs and represents a
commitment by the City to address those needs in a responsible manner. The programs are
intended to build upon one another; no single program is perceived as a solution to meeting the
City’s housing needs. The most effective approach is to combine a variety of programs or
“tools” to provide incentives and resources, secure financial and technical assistance, and remove
unnecessary impediments to housing to the maximum extent feasible.

These are uncertain times for cities and counties. The economic resources necessary to
implement some of the more ambitious housing programs, such as a First Time Homebuyer
Program, are extremely limited. To the extent such funds are available; the City intends to use
state and federal grants, loans, technical assistance or other forms of assistance in combination
with local resources. The City intends to implement the programs in the timeframes outlined
below; however these timeframes must remain somewhat flexible, allowing earlier or later
implementation in response to changing housing needs, resources and opportunities.

Appendix F has two parts: a list of all housing element programs by priority phasing, and a
numerical listing of all programs including implementation details. In the second table, each
housing goal below is followed by the housing programs to be implemented to help achieve that
goal. The symbol “n/a” is applied to programs that can generally be implemented as part of
regular City staffing and operations, without the need for outside funding.
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Table F-1

Five-Year Implementation Plan - Program Priorities

2.12 Consider
incorporating HOA
fees and a standard
allowance for utilities
in the calculation for
affordable rents and
home sale prices.

2.15 Evaluate the
Inclusionary Housing
Ordinance
requirements and their
effect on City's ability
to meet the
proportions shown in
the Regional House
Needs Allocation.

Medium Priority —
by July 2017

On-going/no target date

1.6 Consider a Rental
Inspection Program to
improve the condition of
the City’s Housing
Stock.

1.4 Rehabilitate using Federal, State
and local housing funds, such as
Community Development Block Grant
Funds with the objectives of 30 single-
family, 75 multi-family, 10 historic and
20 mobile homes for extremely low,
very low, low and moderate income
homeowners and renters during the
planning period.

2.16 Evaluate and
consider including a
workforce level of
affordability in the
Affordable Housing
Standards to provide
more options for those
making 121-160
percent of the County's
median income.

4.6 Consider
amending the City’s
Inclusionary Housing
Ordinance and
Affordable Housing
Incentives to require
that affordable units in
a development be of
similar number of
bedrooms, character
and basic quality as
the non-restricted units
in locations that avoid
segregation of such
units.

1.8 Create an
educational campaign
for owners of older
residences informing
them of ways to reduce
the seismic hazards
commonly found in
such structures, and
encouraging them to
undertake seismic
upgrades.

1.5 Continue code enforcement to
expedite the removal of illegal or
unsafe dwellings, to eliminate
hazardous site or property conditions,
and resolve chronic building safety
problems.

6.31 Consider scaling
development impact
fees for residential
development based on
size, number of
bedrooms and room
counts.

6.30 Evaluate and
consider adopting
subdivision and
ordinance changes to
sup-port small lot
subdivisions,
ownership bungalow
court development.
Eliminate the one acre
minimum lot area for
PD overlay zoning.

3.8 Adopt an ordinance
that discourages the
removal or replacement
of affordable housing.

1.7 Continue to support local and
regional solutions to homelessness by
funding programs such as the Maxine
Lewis Memorial Shelter and the Prado
Day Center.

9.12 Consider
incentivizing dwelling
units to a minimum
size of 150 square feet,
consistent with the
California Building
Code, by reduced
impacts and property

development standards.

8.23 Encourage the
creation of housing for
persons with
developmental
disabilities.

6.13 Continue to
develop incentives to
encourage additional
housing in the
Downtown Core,
particularly in mixed-
use developments.
Density based on
average unit size in a
project should be
explored to encourage
the development of
smaller efficiency units.

2.5 Continue to manage the Affordable
Housing Fund to ensure that the fund
serves as a sustainable resource for
supporting affordable housing
development. The fund shall serve as a
source of grant funding and below
market financing for affordable housing
projects.
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9.13 Consider
participating in
financing programs for
sustainable home

improvements such as
solar panels, heating
and cooling systems,
water conservation
and energy efficient
windows.

Medium Priority —
by July 2017

On-going/no target date

6.15 Consider General
Plan amendments to
rezone commercial,
manufacturing or public
facility zoned areas for
higher-density, infill or
mixed use housing.

2.6 Continue to review existing and
proposed building, planning,
engineering and fire policies and
standards as housing developments are
reviewed to determine whether changes
are possible that could assist the
production of affordable housing, or
that would encourage preservation of
housing rather than conversion to non-
residential uses, provided such changes
would not conflict with other General
Plan policies

6.21 Actively seek new
revenue sources,
including State, Federal
and private/non-profit
sources.

2.7 Continue to implement existing
procedures that speed up processing of
applications, construction permits and
water/sewer priorities for affordable
housing projects

6.25 Evaluate and
consider amending the
General Plan to
designate specific zone
suitable for
development on areas of
less than 20 percent
slope, provided that
open space dedication
and public
improvements are
associated with project
(i.e. former County
General Hospital Site).

2.8 Continue to pursue outside funding
sources for the payment of City impact
fees for dwellings that meet affordable
housing standards to help housing
remain affordable

6.27 Evaluate and
consider increasing the
residential density
allowed in development
projects in the C-N, O,
and C-D zoning districts
to 24 units per acre in
C-N and O zones, and
72 units.

2.9 To the extent outside funding
sources can be identified to offset
impacts on City funds, exempt
dwellings that meet the moderate
income, Affordable Housing Standards
from planning, building and
engineering development review and
permit fees, including water meter
installation fee.

6.28 Evaluate how lot
patterns in the City's
multi-family zones
affect the City's ability
to meet housing
production policies.

2.10 Continue to coordinate public and
private sector actions to encourage the
development of housing that meets the
City's housing needs
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Medium Priority —
# by July 2017 On-going/no target date
8.17 Work with Cal 2.11 Continue to assist with the
Poly Administration to issuance of bonds, tax credit financing,
10 secure designation of loan underwriting, or other financial
on-campus tools to help develop or preserve
fraternity/sorority living | affordable units through various
groups. programs.
8.22 Consider adding an | 2.13 Work with the Housing Authority
overlay zone to existing | to provide on-going technical
mobile home and trailer | assistance and education to the
park sites to provide community on the need to preserve at-
1 constructive notice that risk units as well as the available tools.
additional requirements
(such as rent
stabilization and a park
conversion ordinance)
apply.
8.18 Jointly develop and | 2.14 Provide technical assistance as
adopt a student housing | requested by the public, builders,
plan and continue to design professionals and developers
12 support "good neighbor | regarding design strategies to achieve
programs" with Cal affordable housing.
Poly, Cuesta College
and City residents.
2.17 Continue to consider increasing
residential densities above state density
13 bonus allowances for projects that
provide housing for extremely low,
very low and low income households.
3.9 Correct unsafe, unsanitary or illegal
housing conditions, improve
14 accessibility and energy efficiency and
improve neighborhoods.
3.10 Continue to encourage the creation
of dwellings in the Downtown Core (C-
D zone) and the Downtown Planning
15 .. p
Area by continuing the "no net housing
loss" program, consistent with Chapter
17.86.
3.11 Continue to identify residential
properties eligible for local, State, or
Federal historical listing in accordance
16 with guidelines and standards to help
property owners repair, rehabilitate and
improve properties in an appropriate
historic manner.
3.12 Continue to monitor and track
affordable housing units at-risk of
being converted to market rate housing
17 annually. Provide resources to support
the Housing Authority and local
housing agencies purchase and manage
at-risk units.
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Medium Priority —
by July 2017

On-going/no target date

3.13 The City will work with other
local organizations to help rehabilitate
residential, commercial or industrial
buildings to expand affordable rental
housing opportunities.

4.5 Review new development proposals
for compliance with City regulations
and revise projects or establish
conditions of approval as needed to
implement the mixed-income policies.

20

5.5 Review new development proposals
for compliance with City regulations
and revise projects or establish
conditions of approval as needed to
implement the housing variety and
tenure policies.

21

6.11 Maintain the Residential Growth
Management Regulations exemption
for new housing in the Downtown Core
and new housing in other zones that is
enforceably restricted for extremely-
low, very low, low- and moderate
income households, pursuant to the
Affordable Housing Standards.

22

6.12 Continue to allow flexible parking
regulations for housing development,
especially in Downtown Core.

23

6.14 Specific plans for any new
expansion area shall include R-3 and R-
4 zoned land which can accommodate
affordable housing.

24

6.16 Continue to provide resources that
support the SLO County Housing Trust
Funds efforts to provide below-market
financing and technical assistance to
developers to increase affordable
housing production.

25

6.17 Encourage residential
development through infill
development and densification within
City Limits and in designated
expansion areas over new annexation
of land.

26

6.18 Seek opportunities with other
public agencies to identify, assemble,
develop and recycle surplus land for
housing.
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27

Medium Priority —
by July 2017

On-going/no target date

6.19 Continue to incentivize affordable
housing development with density
bonuses, parking reductions and City
financial assistance.

28

6.20 Continue to financially assist in
the development of affordable housing
using State, Federal and local funding
sources.

29

6.22 Continue to exempt the
rehabilitation of up to 4 dwellings
(1200 feet each) from Architectural
Review Commission review.

30

6.23 Assist in the production of
affordable housing by identifying
vacant or underutilized City-owned
property suitable for housing as
development projects are proposed.

31

6.24 Community Development staff
will proactively provide information for
properties suitable for housing as
identified in the Land Use and Housing
Elements.

32

6.26 Continue to update the Affordable
Housing Incentives and Zoning
Regulations to ensure density bonus
incentives are consistent with State
Law.

33

6.29 Continue to pursue incentives to
encourage development of Secondary
Dwelling Units.

34

6.32 Continue to submit annual
Housing Element progress reports to
the State Department of Housing and
Community Development per
Government Code Section 65400.

35

7.9 Continue to implement a variety of
strategies, such as early notification
through electronic media, website
improvements, neighborhood outreach
meetings, etc., to ensure residents are
aware of and able to participate in
planning decisions affecting their
neighborhood.

36

7.10 Continue to work directly with
neighborhood groups and individuals to
address concerns. Identify specific
neighborhood needs, problems, trends,
and opportunities for improvements.
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37

Medium Priority —
by July 2017

On-going/no target date

7.11 Continue to fund neighborhood
improvements to improve aesthetics,
safety, and accessibility through the
installment of sidewalks, traffic
calming devices, crosswalks, parkways,
street trees and street lighting.

38

7.12 Continue to develop and
implement neighborhood parking
strategies, including parking districts.

39

7.13 Continue the City’s
Neighborhood Services and proactive
code enforcement programs to support
neighborhood wellness.

40

8.13 Continue to provide resources that
support local and regional solutions to
meeting the needs of the homeless and
continue to support, jointly with other
agencies, shelters and programs, such
as the Housing First and Rapid
Rehousing, for the homeless.

41

8.14 Continue the mobile home rent
stabilization program.

4

8.15 Continue to look for opportunities
in specific plan areas suitable for

tenant-owned mobile home parks, self-
help housing or manufactured housing

43

8.16 Advocate developing more
housing and refurbishing campus
housing at Cal Poly.

44

8.19 Provide public educational
information at the Community
Development Department public
counter on universal design concepts
for new and existing residential
dwellings.

45

8.20 Continue to allow the
establishment of transitional and
supportive housing in all zoning
districts where residential uses are
allowed.
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46

Medium Priority —
by July 2017

On-going/no target date

8.21 Continue to look for opportunities
that can be acquired and converted to
affordable permanent housing and
supportive housing.

47

8.24 Continue to coordinate with the
County, social service provides and
non-profit organizations for delivery of
existing, improved and expanded
services for drug, alcohol and mental
health services.

48

8.25 Continue to engage the HSOC and
FPDC to identify, evaluate, and
implement strategies to reduce impacts
of homelessness on the City.

49

9.7 Continue to educate planning and
building staff and citizen review bodies
on energy conservation issues.

50

9.8 Continue to provide assurance of
long-term solar access for new or
remodeled housing.

51

9.9 Continue to implement the Water
Quality Control Board’s “Post
Construction Stormwater Management
Requirements for Development
Projects in the Central Coast Region”.

52

9.10 Implement Climate Action Plan
programs that increases the production
of "green" housing units and projects
and require use of sustainable and/or
renewable materials, water and energy
technologies.

53

9.11 Continue to promote building
materials reuse and recycling in site
development and residential
construction, including flexible
standards for use of salvaged, recycled,
and “green” building materials.

54

10.3 Continue to work with the County
for any land use decisions that create
significant expansion of employment in
the unincorporated areas adjacent to the
City to mitigate housing impact on the

City.

55

10.4 Encourage residential developers
to sell or rent their projects to those
residing or employed in the City first
before outside markets.
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56

Medium Priority —
by July 2017

On-going/no target date

10.5 Work with Cal Poly to address the
link between enrollment and expansion
of campus housing programs to reduce
pressure on the City’s housing supply.

57

student housing.

10.6 Work with other jurisdictions to
advocate for State legislation that
would: 1) provide funding to help Cal
poly University provide adequate on-
campus student housing, and 2) allow
greater flexibility for State universities
and community colleges to enter into
public-private partnerships to construct

58

development is proposed.

11.3 The City will continue to ensure
the ability of legal, non-conforming
uses to continue where new

Table F-2

Program Implementation Details

Safety

. . Responsible Pl‘lOl'.l ty Potential
Program Description and Time
Agency Resources
frame
Rehabilitate using Federal, State and
local houglng funds, such as Affordable
Community Development Block Grant Housin
Funds with the objectives of 30 single- Housing £
) ) . L. . Fund, State
1.4 family, 75 multi-family, 10 historic and Programs On-going
. Grants,
20 mobile homes for extremely low, Manager Federal
very low, low and moderate income CDBG
homeowners and renters during the
planning period.
Continue code enforcement to expedite .
; Police
the removal of illegal or unsafe
. o . Department & .
1.5 dwellings to eliminate hazardous site or Code On-going n/a
property conditions and resolve chronic
P Enforcement
building safety problems.
. . Code
Consider a Rental Inspection Program .
. % > Enforcement & | Medium —
1.6 to improve the condition of the City’s . n/a
. Neighborhood July 2017
Housing Stock. )
Services
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City's housing needs.

Continue to support solutions to Urban County
homelessness by funding programs such . ESG, CDBG
17 as the Maxine Lewis Memorial Shelter Urban County On-going and General
and Prado Day Center. Funds
Create an education campaign to inform Building
18 owners of seismic hazards found in Division, Medium- /a
’ older houses and encourage seismic Community July 2017
upgrades. Development
Affordability
o Responsible Pl‘lOl‘.l ty Potential
Program Description and Time
Agency Resources
frame
Continue to manage the Affordable
Housing Fund to ensure that the fund Housing Inclusionary
2.5 serves as a sustainable resource for Programs On going Housing
supporting affordable housing Manager Program
development.
Continue to review City policies and
standards as housing developments are
reviewed to determine whether changes Communit
2.6 are possible that could assist the Develo meillt On-going n/a
production of affordable housing or P
encourage preservation of existing
housing.
Continue to implement existing Community
procedures that expedite the processing Development,
2.7 of applications, construction permits, Public Works On going n/a
and water and sewer service priorities and Utilities
for affordable housing projects. Departments
Continue to pursue outside funding Affordg ble
o . Housing
sources for the payment of City impact Housing
. . Funds, Urban
2.8 fees for dwellings that meet affordable Programs On-going Count
housing standards to help housing Manager Y
remain affordable CDBG and
) HOME funds
To the extent outside funding sources
can be identified to offset impacts on
City funds, exempt dwellings that meet
the moderate income, Affordable
Housing Standards from planning, Community .
29 building and engineering development Development On-going n/a
review and permit fees, including water
meter installation fee. Maintain
exemptions for extremely-low, very-low
and low-income households.
Continue to coordinate public and .
. . Housing
private sector actions to encourage the .
2.10 . Programs On-going n/a
development of housing that meets the
Manager
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Continue to assist with the issuance of
bonds, tax credit financing, loan
underwriting or other financial tools to

help develop or preserve affordable Séi?;:f
units through various programs, Communit fundin
including, but not limited to: (1) below- | " me’{’} . oo gCal
2.11 market financing through the SLO op On-going prog ’
. & Finance HFA,
County Housing Trust Fund and (2)
i Departments Mortgage
subsidized mortgages for extremely
Revenue
low, very-low, low- and moderate
. . Bonds
income persons and first-time home
buyers, and (3) self-help or “sweat
equity” homeowner housing.
Consider incorporating HOA fees and a Housin
12 standard allowance for utilities in the Procra rf High- July o/a
) calculation for affordable rents and ograms 2015
. Manager
home sales prices.
In conjunction with the Housing
Authority and other local housing
agencies, continue to provide on-going Housing Affordable
technical assistance and education to . .
2.13 Programs On-going Housing
tenants, property owners and the
. Manager Fund, CDBG
community at large on the need to
preserve at-risk units as well as the
available tools to help them do so.
Continue to provide technical assistance
as requested by the public, builders, Housing
2.14 design professionals and developers Programs On-going n/a
regarding design strategies to achieve Manager
affordable housing.
Evaluate the Inclusionary Housing
Ordinance requirements and their effect . .
i . Community Medium-
2.15 on City's ability to meet the proportions Development July 2017 n/a
shown in the Regional House Needs P y
Allocation.
Evaluate and consider including a
workforce level of affordability in the Housin
Affordable Housing Standards to & High- July
2.16 . . . Programs n/a
provide more options for those making Manacer 2015
121-160 percent of the County's median &
income.
Continue to consider increasing
residential densities above state density Community
2.17 bonus allowances for projects that Development On going n/a
provide housing for low, very low, and Department

extremely low income households.
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Housing Conservation

basic quality as the non-restricted units in
locations that avoid segregation of such
units.

Responsible Priority/ Potential
Program Description Agency Time frame Resources
Adopt an ordinance that discourages the Community Medium- July
3.8 removal or replacement of affordable Development n/a
. 2017
housing. Department
Corr;ct unsaf.e,' unsapltary or 1llega1. B Community
housing conditions, improve accessibility .
3.9 . . Development, On-going n/a
and energy efficiency and improve
) Code Enforcement
neighborhoods.
Continue to encourage the creation of Community &
dwellings in the Downtown Core (C-D Economiyc
3.10 zone) and the Downtown Planning Area by On-going n/a
S " . " Development
continuing the "no net housing loss
Departments
program.
Continue to identify residential properties
eligible for local, State, or Federal Cultural Heritage Mills Act
historical listing in accordance with Committee, program, CLOG
3.11 guidelines and standards to help property Community On-going Program
owner’s repair, rehabilitate and improve Development (SHOP), City
properties in an appropriate historic Department General Fund
manner.
Continue to monitor and track affordable
housing units at-risk of being converted to
market rate housing annually. Provide Housing Programs .
3.12 resources to support the Housing Authority Manager On going na
and local housing agencies purchase and
manage at-risk units.
The City will work with other local
organizations to help rehabilitate Housine Programs CDBG and
3.13 residential, commercial or industrial ana e% On-going Affordable
buildings to expand affordable rental & Housing Fund
housing opportunities.
Mixed-Income Housing
Responsible Priority/ Potential
Program Description Agency Time frame Resources
Review new development proposals for Community
compliance with City regulations and Development,
4.5 revise projects or establish conditions of Planning On-going n/a
approval as needed to implement the Commission, City
mixed-income policies. Council
Consider amending the City’s Inclusionary
Housing Ordinance and Affordable
Housing Incentives to require that Medium-
affordable units in a development be of Housing Programs .
4.6 . High - July n/a
similar number of bedrooms, character and Manager 2016
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Housing Variety and Tenure

Responsible Priority/ Time Potential
Program Description Agency frame Resources
Review new development proposals for Community
compliance with City regulations and Development,
5.5 revise projects or establish conditions of Planning On-going n/a
approval as needed to implement the Commission, City
housing variety and tenure policies. Council
Housing Production
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Maintain the General Plan and Residential
Growth Management Regulations
(SLOMC 17.88) exemption for new Community
housing in the Downtown Core (C-D Development,
6.11 zone), and new housing in other zones that Planning On-going n/a
is enforceably restricted for extremely-low, | Commission, City
very low, low- and moderate income Council
households, pursuant to the Affordable
Housing Standards.
Continue to allow for flexible parking .
. . Community
regulations for housing development, .
6.12 . . Development On going n/a
especially in the Downtown Core (C-D
Department
Zone).
Continue to develop incentives to
encourage additional housing in the
Downtown Core (C-D Zone), particularly Community .
6.13 in mixed-use developments. Density based Development Medlz%nll; July n/a
on average unit size in a project should be Department
explored to encourage the development of
smaller efficiency units.
Specific Plans for any new expansion areas
identified shall include R-3 and R-4 zoned Community
6.14 land to ensure sufficient land is designated Development On going n/a
at appropriate densities to accommodate Department
affordable housing.
Consider General Plan amendments to Community
. . Development, .
rezone commercial, manufacturing, or . Medium- July
6.15 . . . Planning n/a
public facility zoned areas for higher- . . 2017
. . ; Commission, City
density, infill or mixed use housing. .
Council
Continue to provide resources that support
6.16 the SLO County Housing Trust Fund's Housing Programs On woin Affordable
' efforts to provide below-market financing Manager gomng Housing Funds
and technical assistance.
Encourage residential development
through infill development and Communit
6.17 densification within City Limits and in Y On-going n/a
. . Development
designated expansion areas over new
annexation of land.
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Commercial (C-D) zoning districts to 24
units per acre in C-N and O zones, and 72
units per acre in the C-D zone.

Seek opportunities with other public CDBG,
6.18 agencies and utilities to utilize surplus land | Housing Programs On-goin Affordable
' for housing and to convert vacant or Manager gomg Housing Fund,
underutilized buildings to housing. tax credits
Continue to incentivize affordable housing Community
development with density bonuses, parking Development,
: . . Affordable
6.19 reductions and other development Architectural On going Housine Fund
incentives, including City financial Review & Planning &
assistance. Commission
CDBG,
Continue to financially assist in the Housine Proerams HOME,
6.20 development of affordable housing using ana e% On-going Affordable
State, Federal, or local funds. & Housing Fund,
tax credits
Actively seek new revenue sources and CDBG,
6.21 financing mechanisms to assist affordable Housing Programs | Medium- July Affordable
' housing development and first-time home Manager 2017 Housing Fund,
buyer programs. State programs
Continue to exempt the rehabilitation or
remodeling of up to 4 dwellings of up to Community .
6.22 1,200 square feet each from Architectural Development On going n/a
Review Commission review.
Assist in the production of affordable
housing by identifying vacant or .
6.23 underutilized City-owned property suitable Community On going n/a
. . Development
for housing as development projects are
proposed.
Community Development staff will
proactively provide information for Community .
6.24 properties suitable for housing as identified Development On going na
in the Land Use and Housing Elements.
Evaluate and consider amending the
General Plan to designate the 46 acres
associated with the former County General
Hosp1ta1. as a “Special Cons1derat10ns Community Medium- July
6.25 zone, suitable for housing development on Development 2017 n/a
areas of the site of less than 20 percent p
average slope, provided that open space
dedication and public improvements are
part of the project.
Continue to update the Affordable Housing
6.26 Incentives apd Zomng Regu}aﬂons to Community On going n/a
ensure density bonus incentives are Development
consistent with State Law.
Evaluate and consider increasing the
residential density allowed in development
projects in the Neighborhood Commercial . .
Community Medium- July
6.27 (C-N), Office (O), and Downtown Development 2017 n/a
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Evaluate how lot patterns in the City's

6.28 multi-family zones affect the City's ability Community Medium- July n/a
. : L Development 2017
to meet housing production policies.
Continue to pursue incentives to encourage
development of Secondary Dwelling Units
(SDUs). Possible incentives include SDU
design templates, flexible development Community .
6.29 standards, fee reductions or deferrals, or Development On going n/a
other measures to encourage the
construction of SDUs where allowed by
zoning.
Evaluate and consider adopting
subdivision and ordinance changes to
6.30 support small lot subdivisions, ownership Community Medium-High- n/a
' bungalow court development. Eliminate Development July 2016
the one acre minimum lot area for PD
overlay zoning.
Building Division,
Consider scaling development impact fees Community .
. . . Development, High- July
6.31 for residential development based on size, o . n/a
Utilities and Public 2015
number of bedrooms and room counts.
Works
Departments
Continue to submit annual Housing
Element progress reports to the State Communit On coing/
6.32 Department of Housing and Community Develo meﬁ ¢ An r%uallg n/a
Development per Government Code p v
Section 65400.
Neighborhood Quality
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to implement a variety of
strategies, such as early notification .
. . . Community
through electronic media, website
. . Development & .
7.9 improvements, neighborhood outreach . On going n/a
) . Neighborhood
meetings, etc., to ensure residents are Services Manager
aware of and able to participate in planning £
decisions affecting their neighborhoods.
Continue to work directly with
neighborhood groups aI}d mdlv?duals to Neighborhood .
7.10 address concerns. Identify specific Services Manager On going n/a
neighborhood needs, problems, trends, and &
opportunities for improvements.
Continue to fund neighborhood
improvements, including sidewalks, traffic | Housing Programs CDBG
7.11 calming devices, crosswalks, parkways, & Neighborhood On-going ’
L . . General Fund
street trees and street lighting to improve Services Managers
aesthetics, safety and accessibility.
Continue to develop and implement Public Works
7.12 neighborhood parking strategies, including Department, On-going n/a
parking districts. Parking Manager
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City of San Luis Obispo Housing Element, January 2015

Continue the City’s Neighborhood
Services and proactive enforcement

Building Division,

and families.

713 programs to support neighborhood Community On going n/a
Development
wellness.
Special Housing Needs
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to provide resources that support
local and regional solutions to meeting the Communi
needs of the homeless and continue to Develo metZt CDBG,
support, jointly with other agencies, velop ’ . Affordable
8.13 . Housing Programs On going .
shelters and programs, such as Housing Manacer. Special Housing Fund,
First and Rapid Rehousing, for the Proie c%s Ij\/laI;la or General Fund
homeless and for displaced women and ) &
children.
Continue the mobile home rent . .
8.14 stabilization program. City Attorney On going n/a
Continue to look for opportunities in
specific plan areas suitable for tenant- .
. . Community .
8.15 owned mobile-home parks, cooperative or On going n/a
.. . . Development
limited equity housing, or other types of
housing that meet special needs.
Advocate developing more housing and Community
A . Development & .
8.16 refurbishing campus housing at Cal Poly L . On going n/a
. . Administration
University.
Departments
Work with Cal Poly University Community
317 Administration to secure designation of Development & Medium- July wa
' on-campus fraternity/sorority living Administration 2017
groups. Departments
J omt}y develop and adppt a student Police Department, .
housing plan and continue to support . Medium- July
8.18 " . " Neighborhood n/a
good neighbor programs" with Cal Poly, Services Manager 2017
Cuesta College and City residents. g
Provide public educational information at
the Community Development Department .
. . . Community .
8.19 public counter on universal design On going n/a
L. . . Development
concepts for new and existing residential
dwellings.
Continue to allow the establishment of
transitional and supportive housing in all Community .
8.20 zoning districts where residential uses are Development On going na
allowed.
Continue to look for opportunities that can Communi
be acquired and converted to affordable v
. Development, .
8.21 permanent housing and permanent . On going n/a
. . Housing Programs
supportive housing for homeless persons
Manager
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Consider adding an overlay zone to
existing mobile home and trailer park sites

822 to provide constructive notice that Community Medium- July w/a
’ additional requirements (such as rent Development 2017
stabilization and a park conversion
ordinance) apply.
Encourage the creation of housing for
persons with developmental disabilities. Community Cilif?)’r(igl? E
The City will seek grant opportunities for Development, Medium-High- .

8.23 ) . e ) Housing Fund,
housing construction and rehabilitation Housing Programs July 2016 State and
specifically target for persons with Manager Federal erants
developmental disabilities. g
Continue to coordinate with the County,
social services providers and non-profit Community
organizations for delivery of existing, Development & .

8.24 improved and expanded services, including Administration On going na
case management, drug and alcohol, and Departments
mental health services.

Continue to engage the Homeless Services .
. : . Community
Oversight Council and Friends of Prado .
. . Development & On going/

8.25 Day Center to identify, evaluate and . . n/a
. . . Administration Monthly
implement strategies to reduce the impacts Departments
of homelessness on the City. p

Sustainable Housing, Site, and Neighborhood Design
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue tg .educate. planmng and building Community
staff and citizen review bodies on energy o
. ) . S Development & . Utility
9.7 conservation issues, including the City’s o On going .
. . . Utilities Companies
energy conservation policies and Climate
. Departments
Action Plan.
Continue to provide assurance of long- .
Community .
9.8 term solar access for new or remodeled On going n/a
. Development
housing.
Continue to implement the Water Quality .
9 66 . Communlty
Control Board’s “Post Construction
. Development & .
9.9 Stormwater Management Requirements for . On going n/a
k . Public Works
Development Projects in the Central Coast
N Departments
Region”.
Implement Climate Action Plan programs
that increase the production of "green" .
. . . . Community .
9.10 housing units and projects and require use On going n/a
. . Development
of sustainable and/or renewable materials,
water, and energy technologies.
Continue to promote building materials
reuse and recycling in site development Communi
9.11 and residential construction, including v On going n/a
Development

flexible standards for use of salvaged,
recycled, and “green” building materials.
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Consider incentivizing dwelling units to a
minimum size of 150 square feet, . .
9.12 consistent with the California Building Seir;rgug;i ¢ ngzl(l)_l?ﬂy n/a
Code, by reduced impact fees and property p
development standards.
Consider participating in  financing
programs for sustainable home Communi Medium Hieh-
9.13 improvements such as solar panels, heating vy £ n/a
. . Development July 2016
and cooling systems, water conservation
and energy efficient windows.
Local Preference
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to work with the County of San
Luis Obispo for any land use decisions that
create significant expansion of Community .
10.3 employment in the unincorporated areas Development On going n/a
adjacent to the City to mitigate housing
impacts on the City.
Encourage residential developers to sell or
rent their projects to those residing or Community .
104 employed in the City first before outside Development On going n/a
markets.
Work with Cal Poly to address the link .
. Community
between enrollment and the expansion of
. Development & .
10.5 campus housing programs at Cal Poly . . On going n/a
. . o Administration
University to reduce pressure on the City’s
. Departments
housing supply.
Work with other jurisdictions to advocate
for State legislation that would: 1) provide
funding to help Cal poly University
10.6 provide adequate on-campus student Administration On woin w/a
’ housing, and 2) allow greater flexibility for Department gome
State universities and community colleges
to enter into public-private partnerships to
construct student housing.
Suitability
Responsible Priority/ Time Potential
Program Description Agency frame Resources
The City will continue to ensure the
113 ablhj[y of legal, non-conforming uses to Community On going n/a
continue where new development is Development
proposed.

Page F-18




Housing Element

Appendix G
General Plan Consistency Analysis

State law requires general plans to be internally consistent. Therefore, the goals and policies of
each element of the general plan must be consistent with other elements so that specific goals
and policies in one element do not conflict with or obstruct the accomplishment of those
contained in another element. San Luis Obispo’s General Plan contains the seven elements
required by State law. In addition, the City has also adopted optional elements as part of the
General Plan. State law requires that any optional elements adopted at the discretion of the
jurisdiction must also be consistent with the General Plan.

An analysis of the internal consistency, summarized in Table G-1, was done as part of the
Housing Element update process. Through this analysis, it has been determined that the Housing
Element is consistent with the goals, policies and programs set forth in the General Plan and its
associated elements. In the following matrix, “Y” indicates the Housing Element goal, policy or
program is consistent.
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Housing Element

Appendix H
California Legislative Changes
Affecting Housing

Legislative Change

Housing element content and organization are governed by State law. Housing elements require
regular updates, in part, to be consistent with legislative changes. The following is a synopsis of
changes in housing and related laws adopted since 2009 that have shaped this housing element.

Bill Synopsis

Senate Bill 812 (2010)

General: SB 812 requires local governments include an analysis of the special housing
needs of the disabled, including persons with developmental disabilities, in their
respective housing elements. By expanding the duties of local jurisdictions in relation
to general plans, this bill imposes a state-mandated local program.

Specifically, SB 812 provides that local agencies:

o Analyze the special housing needs of the disabled, including persons with
developmental disabilities, discuss the potential resources that the
developmentally disabled need and identify the population in the local
jurisdiction that have developmental disabilities.

o Define "Developmental disability" as a disability that originates before an
individual attains age 18 years, continues, or can be expected to continue,
indefinitely, and constitutes a substantial disability for that individual.

o Create a program which allows fair housing accessibility for those with the
disability.
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Please see the next page.
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Appendix [
Public Outreach

Updating the Housing Element has been a community effort, involving public participation
solicited through workshops, legal notices, email lists, web-site information, stakeholder
meetings, public hearings and consultation with providers. Over the past year, the City
conducted extensive public outreach to identify housing needs, issues and opportunities in the
community. The primary goals of the outreach effort were to:

1. Actively engage the diverse populations of the City in discussions about housing needs.
2. Ensure that affected residents, housing providers, homeless services providers, and
funding entities have opportunities to be actively involved in the process.

The City facilitated 10 public workshops and meetings over the past year and compiled feedback
received into three categories of criteria: needs, issues and opportunities. These categories were
used throughout the public outreach process for consistency. The Housing Element’s policies
and programs represent a wide range of community perspectives on housing, including
neighborhoods, housing consumers, developers, realtors, chamber of commerce, downtown
businesses, and many others.

Example of news releases and emails sent prior to public workshops.

FOR IMMEDIATE RELEASE Contact: Tyler Corey 805-781-7169

CITY OF SAN LUIS OBISPO TO HOLD PUBLIC WORKSHOP
THURSDAY, NOVEMBER 14™ FOR HOUSING ELEMENT UPDATE

SAN LUIS OBISPO, CA: The City of San Luis Obispo will be asking residents, the development
community, non-profit housing providers and other interested parties to give their views on housin%
opportunities, issues and needs in the community. The workshop will be held Thursday, November 14
from 6:00 PM — 8:00 PM at the City/County library community room, located at 995 Palm Street, at the
corner of Palm Street and Osos Street.

State law establishes a schedule for cities and counties to periodically update their housing elements.
Under this schedule, the City is required to adopt an updated housing element by June 30, 2014. The
Housing Element update process is a tool to modify housing policies and programs to reflect the changing
needs, resources, and conditions in the community, and to respond to changes in housing law.

For more information please contact Tyler Corey, Housing Programs Manager, at (805) 781-7169 or
tcorey@slocity.org.

Public Distribution List

Achievement House, Inc. Interfaith Coalition for the Homeless
Community Action Partnership of SLO Judson Terrace Homes

County of San Luis Obispo Planning Dept. Peoples' Self-Help Housing
Downtown Association ROEM Development Corporation
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Transitional Food and Shelter, Inc. Salinan Tribe of Montery and SLO Counties
Transitions Mental Health Association SLO Chamber of Commerce

Tri-Counties Community Housing Corporation SLOCOG

United Way of SLO County SLO County Air Pollution Control District
Women’s Shelter Program of SLO County SLO County Office of Education

Barasch Architects SLO Tribune

Cal Poly College of Architecture and Design SLO USD Superintendent

Cal Poly Director of Housing SLO Association of Realtors

Cannon Associates SLO City/County Library

Cuesta College Director of Housing Local Realtors

Economic Vitality Commission San Luis Obispo County Housing Trust Fund
Habitat for Humanity of SLO County Workforce Housing Coalition of SLO

HCD Residents for Quality Neighborhoods

Gov't Affairs Director of Home Builders Friends of Prado Day Center

Executive Director of HASLO Community Mortgage Consultants
President of League of Women Voters SLO Economic Vitality Corporation

President of SLO LAFCO Various Interested Community Members

Northern Chumash Tribal Council
Oasis Associates
People's Self Help Housing Corporation

Community OQutreach Events and Public Comments

Public Workshop #1: Housing Element Workshop - November 14, 2013

CITY OF SAN LUIS OBISPO

HOUSING ELEMENT
COMMUNITY WORKSHOP
LIBRARY COMMUNITY
ROOM

THURSDAY, NOVEMBER 14TH
6:00 PM

i ol o ool et ot

Participants of the community workshop were invited to provide input on housing needs,
issues and opportunities for consideration in the update process. Below are received public
comments.
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Needs e  Work force housing. Possible affordable housing overlays.

e Both senior and affordable housing needed. Possible housing

for veterans.

Mobile home park conversion.

Transitional housing and SROs.

General financing concerns.

How will the city support low income housing?

How will we address RHNA requirements?

We should look into current housing stock rather than

investing in new development.

Opportunities e Increase density by changing height limits. Secondary
dwelling unit development incentives.

e Creatively utilizing existing resources.

Issues

Public Workshop #2: Housing Element Workshop - June 16, 2014
Participants of the second community workshop were invited to provide input on the
proposed policy and program changes for the Housing Element Update. Below are public
comments received during the workshop.
1. Include water conservation to Program 9.13 to incentivize gray water systems and
reduce water usage.
2. Promote affordable housing in the Downtown Core to allow better access to
resources.
3. Evaluate how Cal Poly student enrollment will affect the City’s housing supply.
Promote on-campus housing projects to reduce student housing demand in City.
4. Create a program to legalize existing illegal units to provide affordable housing
options and SRO’s.
5. Reduce planning processes and increase incentives to help produce dwelling units
quickly.
6. Workforce housing program is important to ensure that people who work in the City
can afford to live in the City, could bring in more business as well.

Planning Commission Meeting #1 - February 12, 2014.

During a Planning Commission Meeting, the following comments were received. The
agenda for the presentation consisted of background data collection that informed the update
process, background on the purpose and intent of the Housing Element, community
snapshots and input from the public and the Commissioners on any items or issues that
should be considered in the update process.

Needs Affordable housing.

Small lot subdivision ordinance, higher density.
Reduction of “unreasonable fees”.

Incentives for secondary dwelling units, new forms of
housing, subsidies for housing, rental house by right,
boarding house, workforce housing.

Mobile homes as secondary dwelling units.

e Senior housing and idea of “Affordable by Design”.
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Issues e High median price for single family housing, large
affordability gap,

Low vacancy rates.

Land donation value.

Homeless issues.

Streamlined review process.

Opportunities Continue to support SB 351 and city surplus property for

affordable housing.

Planning Commission Meeting #2 - July 23, 2014

The second Planning Commission meeting included review of proposed policy and program
to Chapter 3 of the Housing Element. There was one comment received from the general
public as well as comments from various Commissioners. The following is summary of
comments received:

1. Concern regarding the term “affordable by design” because the housing market is
what determines the price of the unit.

2. Support for Program 9.12, which considers incentives for the development of
smaller dwelling units.

3. Concern regarding program 4.6, which considers amendments to require affordable
housing units in a development be of similar size, number of bedrooms, amenities,
character and basic quality of the non-restricted units.

4. Consideration of a policy regarding support for employer/employee financing
programs and partnerships to increase housing opportunities targeted towards the
local workforce.

Meeting #1: Workforce Housing Coalition - January 9, 2014.

During a presentation for the Workforce Housing Coalition of San Luis Obispo, the
following comments were received. The agenda for the presentation consisted of
background on the Housing Element, community snapshots, input and discussion period and
discussing the next steps in the update process.

Needs e Secondary units allowed on smaller lots and in more zoning
districts.
Issues Lower wages, higher costs of property.

Inclusionary housing ordinance, fees.
Add program to conduct nexus study for charging in lieu fees.

Opportunities Equity share- city should get more money back on resale,

should not be less than 50%.

Meeting #2: Association of Realtors - March 4, 2014.

A presentation was given to the Association of Realtors of San Luis Obispo regarding the
Housing Element. The agenda consisted of Housing Element background information
including demographics, employment information and an explanation of the Regional
Housing Needs Allocation. No public comments were expressed during this meeting

Meeting #3: Economic Vitality Corporation - March 18, 2014
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During a presentation with the Economic Vitality Corporation, the following public

comments were received:

Needs e  Workforce Housing.
Issues e Infrastructure costs.

e Development impact fees currently up to 10% of home value.
Opportunities e City should create Workforce Housing income category

similar to moderate using 121-160% AMI and include
incentives such as streamlined review, equity share option,
initial sale to qualified households, no long-term deed
restriction, limits on single family unit lot size and parking
reductions.

Meeting #4: Chamber of Commerce - April 3, 2014
After a meeting with the Chamber of Commerce, the following comments and concerns

were received:

Needs e Increase owner occupancy in residential neighborhoods.

Issues e Parking requirements, fees are too high and should be
reduced by up to 60%.

Opportunities e Require new projects downtown to include housing, reduce

parking requirements,

Allow downtown residents to park their vehicles in City
parking structures.

Create a maximum square footage for a “small unit”.

Meeting #5: Home Builders Association - April 10, 2014
During a presentation before the Home Builders Association, the following comments were

received:
Needs e  Workforce Housing and workforce income category needed.
e First time homebuyer programs, multi-generational housing,

partnerships to get infrastructure financed.

Issues e None noted.

Opportunities e Adjust and lower impact fees for smaller units while
increasing fees for larger units, save available residential land
for housing.

Meeting #6: Residents for Quality Neighborhoods - April 16, 2014
Following a presentation with Residents for Quality Neighborhoods, the following

comments were noted:

Needs e Need more parking for residential units.

Issues e Affordable units should be comparable in size and
amenities as to market rate units.

Opportunities e None noted.
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Homeless Services Oversight Council Letter - Received March 5, 2014

1.

2.

Adjust development impact fees to be lower for smaller units and higher for larger
units.

Allow and encourage SROs, boarding houses and rooming housing in all areas that
allow multi-family housing.

Allow and encourage manufactured homes and park models to be used as second
units.

Consider floor area ratios, rather than number of dwelling units, when setting density
limits for multi-family housing.

Allow more and larger group homes and residential care facilities to be built and
operated in all zones where residential uses are allowed.

Encourage more apartments by allowing higher densities, removing barriers that
limit achieving maximum densities and streamlining the approval process.

Economic Vitality Commission Board Letter — Received May 9, 2014

1.

Nk wOD

11
12

Create a workforce housing level of affordability defined as 121-160% of the San
Luis Obispo median household income.

Eliminate HOAs on projects less than 40 units in size if possible.

Minimize common open space requirements on workforce housing projects to 10%.
Eliminate private parks and projects if within a quarter mile of a public park.
Eliminate park fees if there is a park in the project.

Create a transfer tax or equity share program for workforce housing units.

Eliminate resale restrictions as long as the initial sale is at or below the workforce
housing sales price.

Minimize, reduce or eliminate impact fees for workforce housing projects where
feasible.

Zone more land to R-2, R-3 and R-4 (8-24 units per acre).

. Eliminate inclusionary requirements for workforce housing projects and allow

secondary dwellings units as an incentive.

. Eliminate minimum lot sizes for workforce housing projects.
. Allow flexible development criteria to achieve higher densities.
13.

Eliminate floor area ratios and coverage requirements for workforce housing
projects.

Public Correspondence Received

Steve Barasch- March 7, 2014

Needs o Accelerated process for secondary dwellings and guest
houses.
Issues o The escalating housing affordability gap.
e Redefine appropriate housing forms in existing zones which
allow for increase housing densities.
e Unreasonable development impact fees.
Opportunities e Re-evaluate opportunities within existing R-1 and R-2
residential zones which reinforce traditional suburban
housing forms.
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Explore new uses to residential setbacks for new public space
areas.

Increase housing densities.

Re-evaluate limitations on affordable housing creation.
Actions to create additional local affordable rental and for
sale housing at a variety of price levels.

Jerry Rioux - 2014

Needs

Affordable housing.

Reduced development impact fees.

More SROs.

Boarding houses.

Cal Poly and Cuesta housing on-campus to reduce in-city
demand.

Issues

SLO ranked 6™ least affordable housing market in the nation,
New York City is 5™,

Severe rent burdens.

High homeless rates.

Opportunities

Allow apartments to be built by right rather than require
approval process.

Allow units as small as 150 square feet in all zones that allow
housing.

Anne Wyatt - March 2014

Needs

Diversity of housing.

Safe/decent housing.

Housing support on website.

More development flexibility, including parking.
Education and public participation.

Issues

Fee structures.

Protect current stock of housing that is affordable including
mobile homes and old hotels. Make sure they remain up to
standards.

Market doesn’t handle low income categories due to limiting
permits, costs, government constraint.

Opportunities

Home shares.

Residential hotels/boarding houses/group homes.

Mobile home purchase assistance and maintenance support.
Allow and encourage second units and waive fees.

Allow smaller and denser.

Strategic partnerships.
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Please see the next page.
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Appendix J
Affordable Housing in the City of San
Luis Obispo
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Purpose

The City has prepared this document to describe and quantify the supply and location of
affordable housing within the City of San Luis Obispo. Affordable dwellings are summarized
according to affordability level, affordability program and occupancy types.

Definitions
Affordability Level
This document lists dwellings deemed affordable under City standards to extremely-low, very-

low, low, and moderate-income persons. Income level categories are based on the percentage of
the county median income, as follows:

e Extremely Low  30% or Less

e Very Low 31 to 50%
e Low 51% to 80%
e Moderate 81% to 120%

e Above Moderate 121% or Higher

Affordability Program

Affordability program refers to the organization/program used to create or manage the affordable
housing unit. The various affordability programs in the City include Building Equity and Growth
in Neighborhoods (BEGIN), Housing Authority of San Luis Obispo (HASLO), U.S. Department
of Housing and Urban Development (HUD), City Inclusionary Housing and State/Federal Tax
Credit projects. The affordability term varies depending on the organization/program used to
create or manage the affordable housing unit.

Occupancy Type

Inclusionary housing units are those units that have been created due to inclusionary housing
requirements imposed upon developments of five or more units. According to the terms of
inclusionary housing agreements, these units typically must remain affordable for a period of no
less than 30 years at which time they may be sold at market rate prices. These regulations were
implemented in order to create and maintain more affordable units within the community. The
affordability term was established to preserve a unit’s affordability over the longest period
possible to maximize public benefits from the Inclusionary Housing Program.

Housing Type

For ease of mapping, housing types were classified as either owner or rental. Ownership units
typically include single-family residences and condominiums. Rental units typically include
apartments and group housing. Descriptions of each housing type are as follows:

o Single Family Residences (SFRs) are individually owned dwelling units intended to be
occupied by a single household.

o Condominiums (condos) are characterized as complexes of individually owned dwelling units
within a larger building occupied by more than one household where common parts of the
property are jointly owned.
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e Apartments are characterized as complexes of dwelling units rented out to tenants within a
larger building occupied by more than one household.

e Group Housing includes dwelling units in which assemblages of non-related persons reside
together.

The following tables provide a summary of the City’s affordable housing units broken down by
income level, program type and tenure. As of January 2014, there are 947 affordable housing

units in the City of San Luis Obispo.

Table J-1
Summary of Affordable Housing Units by Income Level, 2014
Affordability Level Number of Units

Extremely Low 5

Very Low 149
Low 723
Moderate 69
Total Units 947

Source: Community Development Department 2014

Table J-2
Summary of Affordable Housing Units by Program, 2014
Affordable Program Number of Units
Begin 10
HASLO 405
HUD 193
Inclusionary 219
Tax Credit 120
Total 947
Source: Community Development Department 2014
Table J-3
Summary of Affordable Housing Units by Tenure, 2014
Tenure Number of Units
Owner 92
Renter 855
Total 947

Source: Community Development Department 2014

Table J-4

Inventory of Deed Restricted Affordable Dwelling Units

Refer to the following maps below for locations of the affordable housing units.

Assessor 8
ID Parcel Units Program Affordability | Occupancy Address
Level Type
Number
1 053-514-029 1 Inclusionary | MODERATE | Owner 1963 DEVAUL RANCH
2 053-514-030 1 Inclusionary | MODERATE | Owner 1965 DEVAUL RANCH
3 053-514-053 1 Inclusionary | MODERATE | Owner 1799 TONINI
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4 004-611-032 2 Inclusionary | VERY LOW | Renter 1469 GALLEON
5 053-102-026 8 HASLO LOW Renter 1497 ROYAL
6 004-422-033 20 HASLO LOW Renter 11650 LOS OSOS VALLEY
7 053-513-041 25 Inclusionary | MULTI Renter 1630 TONINI # 3,16,21,25
8 053-514-043 1 Inclusionary | MODERATE | Owner 1775 TONINI
9 053-514-054 15 Inclusionary | MULTI Renter 1774 TONINI Dr. # 2,7
10 053-513-035 1 Inclusionary | MODERATE | Owner 1715 TONINI
11 053-514-042 1 Inclusionary | MODERATE | Owner 1773 TONINI
12 053-514-041 1 Inclusionary | MODERATE | Owner 1712 SINGLETREE
13 053-514-008 1 Inclusionary | MODERATE | Owner 1724 FARRIER
14 053-513-013 1 Inclusionary | MODERATE | Owner 1645 FOREMAN
15 053-513-024 1 Inclusionary | MODERATE | Owner 1680 FOREMAN
16 053-513-025 1 Inclusionary | MODERATE | Owner 1664 FOREMAN
17 053-513-031 1 Inclusionary | MODERATE | Owner 1651 TONINI
18 053-513-033 1 Inclusionary | MODERATE | Owner 1683 TONINI
19 053-513-042 1 Inclusionary | MODERATE | Owner 1800 SPOONER
20 053-102-025 120 Tax Credit LOW Renter 1550 MADONNA
21 053-511-031 1 Inclusionary | MODERATE | Owner 1590 ETO
22 053-511-032 1 Inclusionary | MODERATE | Owner 1588 ETO
23 053-511-033 1 Inclusionary | MODERATE | Owner 1586 ETO
24 053-511-029 1 Inclusionary | MODERATE | Owner 1594 ETO
25 053-511-028 1 Inclusionary | MODERATE | Owner 1596 ETO
26 053-511-027 1 Inclusionary | MODERATE | Owner 1598 ETO
27 053-511-035 1 Inclusionary | MODERATE | Owner 1582 ETO
28 052-012-025 1 HASLO LOW Renter 147 PATRICIA
29 002-392-016 5 HUD VERY LOW | Renter 537 BRIZZOLARA
30 002-304-032 30 HASLO LOW Renter 611 BRIZZOLARA
31 003-512-019 1 Inclusionary | MODERATE | Renter 487 MARSH
32 003-512-007 2 Inclusionary | MODERATE | Renter 475 MARSH
33 003-513-019 19 HASLO LOW Renter 1312 CARMEL
34 003-612-032 6 HASLO LOW Rental 228 HIGH
35 003-736-014 3 HASLO LOW Rental 2123 HARRIS
36 003-622-016 18 HASLO LOW Renter 492 LEFF
37 003-731-005 2 Inclusionary | VERY LOW | Renter 345 HIGH
38 003-731-006 2 Inclusionary | VERY LOW | Renter 2035 PRICE
39 003-625-016 8 HASLO LOW Renter 478 HIGH
40 003-522-001 8 Inclusionary | LOW Renter 1306 NIPOMO
41 002-431-007 68 HASLO LOW Renter 955 MONTEREY
42 002-427-001 30 Inclusionary | MULTI Renter 849 S HIGUERA
43 003-544-017 9 HUD LOW Renter 1062 ISLAY
44 003-555-027 20 HASLO LOW Renter 1177 ISLAY
45 002-454-017 11 HASLO LOW Renter 1363 PISMO
46 003-562-007 20 HASLO LOW Renter 1600 TORO
47 001-133-014 1 Inclusionary | MODERATE | Renter 1435 PHILLIPS UNIT E
48 001-225-001 1 Inclusionary | VERY LOW | Renter 1314 PALM #104
49 001-207-027 1 Inclusionary | MODERATE | Renter 1144 WALNUT #7
50 001-124-026 1 Inclusionary | VERY LOW | Owner 1324 PHILLIPS
51 001-124-025 1 Inclusionary | VERY LOW | Owner 1320 PHILLIPS
52 001-043-031 20 HASLO LOW Rental 514 HATHWAY
53 052-136-034 1 Inclusionary | MODERATE | Renter 2302 SANTA YNEZ # A
54 003-566-040 1 Inclusionary | MODERATE | Renter 1717 FIXLINI
55 003-659-008 22 Inclusionary | LOW Renter 1820 SANTA BARBARA

#201-211,301-311
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56 003-663-015 1 Inclusionary | MODERATE | Owner 1075 ELLA #3

57 003-663-019 1 Inclusionary | MODERATE | Owner 1079 ELLA #7

58 003-663-032 1 Inclusionary | VERY LOW | Owner 1043 ELLA #10

59 003-663-030 1 Inclusionary | VERY LOW | Owner 1043 ELLA #8

60 | 004-845-008 42 Inclusionary | MULTI Renter 2240 EMILY (Village @ Broad)

61 003-644-014 3 HASLO LOW Renter 711 UPHAM

62 003-743-014 1 Inclusionary | MODERATE | Owner 564 SANDERCOCK # 5

63 003-749-028 9 HASLO LOW Renter 649 BRANCH

64 003-739-031 8 HASLO LOW Renter 441 BRANCH

65 004-951-020 1 Inclusionary | MODERATE | Renter 851 HUMBERT

66 004-951-020 20 Inclusionary | MULTI Owner 851 HUMBERT

67 004-952-012 1 Inclusionary | LOW Owner 828 LAWRENCE

68 004-952-013 1 Inclusionary | MODERATE | Owner 830 LAWRENCE

69 004-952-018 1 Inclusionary | LOW Owner 814 LAWRENCE

70 053-198-050 1 Inclusionary | MULTI Owner 759 LAWRENCE

71 053-198-007 1 Inclusionary | MODERATE | Owner 2862 VICTORIA

72 053-198-043 1 Inclusionary | MULTI Owner 811 LAWRENCE

73 053-198-031 1 Inclusionary | MULTI Owner 913 LAWRENCE

74 004-588-020 1 Inclusionary | MODERATE | Owner 2975 ROCKVIEW #19

75 004-583-017 3 Inclusionary | VERY LOW | Owner 3212 ROCKVIEW

76 004-583-034 8 Inclusionary | LOW Renter 3229 BROAD

77 053-066-025 1 Begin MODERATE | Owner 830 TARRAGON

78 053-066-019 1 Begin MODERATE | Owner 842 TARRAGON

79 053-066-018 1 Begin MODERATE | Owner 844 TARRAGON

80 053-066-011 1 Begin MODERATE | Owner 852 TARRAGON

81 053-066-007 1 Begin MODERATE | Owner 858 TARRAGON

82 053-066-005 1 Begin MODERATE | Owner 862 TARRAGON

83 053-066-004 1 Begin MODERATE | Owner 864 TARRAGON

84 053-066-021 1 Begin MODERATE | Owner 838 TARRAGON

85 053-066-024 1 Begin MODERATE | Owner 832 TARRAGON

86 053-066-003 1 Begin MODERATE | Owner 866 TARRAGON

87 004-961-047 24 HASLO LOW Renter 1105 LAUREL

88 004-982-038 16 HASLO LOW Renter 2929 AUGUSTA

89 004-981-019 107 HUD LOW Renter 3000 AUGUSTA

90 004-965-001 34 HASLO VERY LOW | Owner 1045 SOUTHWOOD

91 004-573-003 3 HASLO LOW Renter 1240 SOUTHWOOD

92 004-985-003 1 Inclusionary | MODERATE | Renter 3051 AUGUSTA #17

93 004-972-064 32 HUD VERY LOW | Renter 3042 AUGUSTA

94 004-972-036 1 HASLO LOW Renter 1480 LAUREL

95 053-235-003 1 Inclusionary | MODERATE | Owner 3591 SACRAMENTO #10

96 053-234-019 1 Inclusionary | VERY LOW | Renter 3592 BROAD #202

97 053-234-022 1 Inclusionary | VERY LOW | Renter 3594 BROAD #202

98 053-234-025 1 Inclusionary | MODERATE | Owner 3596 BROAD #202

99 053-234-068 1 Inclusionary | MODERATE | Owner 3591 SACRAMENTO #59

100 [ 053-091-029 20 HASLO LOW Renter 1102 JRONBARK

101 [ 053-083-002 20 HASLO LOW Renter 4035 POINSETTIA

102 | 053-034-063 2 Inclusionary | LOW Renter 3053 HIGUERA S

103 | 053-034-063 1 Inclusionary | LOW Renter 3053 HIGUERA S

104 [ 053-034-065 27 HUD MULTI Renter 3085 HIGUERA S

105 | 053-252-058 13 HUD LOW Renter 3533 EMPLEO

106 | 053-263-091 15 HASLO LOW Renter 4280 HIGUERA S
Total 947

Source: City of San Luis Obispo Community Development Department Inventory 2014
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Figure J-1
Map of Affordable Housing Units by Tenure
_ N\ Occupancy Type
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Tank Farm
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Source: Community Development Department, 2014
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Figure J-2

Map of Affordable Housing Units by Income Level
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Figure J-3
Map of Affordable Housing Units by Program
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Appendix K
Residential Development Capacity
Inventory

Purpose

This survey lists properties within the City’s Urban Reserve Line (URL) with additional
housing development potential. The purpose of the survey is to document the City’s residential
land capacity to meet its Regional Housing Needs Allocation (RHNA). The RHNA is the
number of housing units that California cities and counties must accommodate in their housing
elements, and is specific to each jurisdiction. Properties were determined to have capacity for
additional housing development if they were vacant, underutilized, or blighted and had zoning
to support residential development. By documenting residential development potential, the
Planning Commission and City Council can assess the City’s housing stock and make informed
decisions regarding housing needs for the 2014 General Plan Housing Element update.

Definitions
For the purpose of this survey, the following definitions were used:

1. “Vacant” refers to a property with no structures other than signs, walls, or fences.

2. “Underutilized” means a property with only minor accessory buildings, such as garages
or sheds, or if developed, where less than 40 percent of the lot was covered with
buildings (excluding properties in the Downtown Core, C-D Zone).

3. “Blighted” properties are identified by one or more of the following conditions:
damaged, sagging, or failed roof, walls, foundation, stairs or porch;

broken, missing, or extremely weathered siding (stucco, wood, asbestos tile);
broken, boarded, or missing windows, torn window screens;

badly damaged or missing doors;

exterior; outdated plumbing.

°po o

4. “Property”, “lot”, and “parcel” are used interchangeably and refer to one or more
adjacent lots of record under common ownership.

5. “Urban Reserve Line” or URL refers to the area which encompasses urban land and can
be inside or outside of the City Limits.

6. “In-City properties” include only those properties located within the City Limits.

7. “Outside-City properties” are those outside of the City limits, but within the Urban
Reserve Line.
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Survey Methodology

As part of the data collection and analysis phase of the Housing Element update, Community
Development staff worked over a period of three months to document the condition of the
housing stock and identify sites with residential development or redevelopment potential.

This involved three steps:
1. Establish survey areas
2. Identify and document vacant, underutilized, or blighted properties
3. Determine potential for additional residential development

Staff began by dividing the City into 28 survey areas (See Figure 1 below), including land
outside of the City limits but within the Urban Reserve Line (URL). Survey area boundaries
generally follow major circulation routes, natural barriers, and neighborhood boundaries and
are identical to the boundaries used in the 2010 survey, with a few minor changes to reflect
recent annexations.

A “windshield survey” was then conducted, in which staff would drive each street of the
selected area and take notes of each property, which met the definition of vacant, underutilized,
or blighted. Notes for each property included the address (where applicable), existing use,
zoning, slope, housing type and number of units, and if buildings were present, their exterior
condition.

After completing each survey area, staff documented the correct address (if not visible),
County Assessor’s Parcel number (APN), General Plan and zoning designation, and total
square footage of each property using the City’s Land Use Program.

Once each area was surveyed and documented, staff summarized the number of vacant,
underutilized, or blighted properties and their acreages for each area and then for the entire
City.

Staff added properties that had been annexed into the City since the previous survey, or were
found to have changed status. Properties, which were vacant or underutilized in 2010, and have
since been developed to their maximum capacity, were removed from the 2013 survey.

Development Constraints

Under State law, the site inventory analysis must include an estimate of the number of housing
units that can be accommodated on each site identified in the land inventory within the
planning period. The element must describe the methodology used to estimate the realistic
capacity. The element should not estimate unit capacity based on the theoretical maximum
build-out allowed by the zoning. Development capacity estimates must consider:

1. Applicable land-use controls and site improvement requirements. The analysis must
consider the imposition of any development standards that impact the residential
development capacity of the sites identified in the inventory. When establishing realistic
unit capacity calculations, the jurisdiction must consider existing development trends as
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well as the cumulative impact of standards such as maximum lot coverage, height, open
space, parking, and FARs;

2. Existing Uses: The inventory must consider the impact of existing development when
calculating realistic development capacity. For example, to demonstrate the unit capacity of
underutilized sites, the analysis should describe and explain the factors that make
developing additional residential units feasible (within the planning period). Consider the
following example: A one-acre parcel zoned for 20 dwelling units per acre and developed
with a single-family home. The element must demonstrate the local government has a track
record of facilitating and supporting the intensification of sites, and describe the incentives
the local government would offer (through a specific program action) to attract and assist
developers; and

3. Small Sites (less than one acre): The element should include an analysis demonstrating the
estimate of the number of units projected on small sites, is realistic or feasible. The analysis
should consider development trends on small sites as well as policies or incentives to
facilitate such development. For example, many local governments provide incentives for
lot consolidation. In addition, while it may be possible to build housing on a small lot, the
nature and conditions (i.e., development standards) necessary to construct the units often
render the provision of affordable housing infeasible. For example, assisted housing
developments utilizing State or federal financial resources typically include 50-80 units. To
utilize small sites to accommodate the jurisdictions share of the regional housing need for
lower-income households, the element must consider the impact of constraints associated
with small lot development on the ability of a developer to produce affordable housing.
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Figure K-1
Residential Capacity Survey Subareas

To verify and update the status of each property in the 2010 survey, staff compiled a list of
properties that received building permits between 2009 and 2013. Vacant or underutilized
properties that had been developed to their full potential were removed from the survey and
vacant properties that were partially developed were then considered underutilized.

For blighted properties, the condition of the structure was re-evaluated. If the property was
rebuilt or repaired to a point that it no longer met the definition of blight, the property was
removed from the survey.

Properties were also added to the survey in one of three different ways:

1. If the property had been annexed since the previous planning period;

2. If the property had become vacant or underutilized due to the demolition of buildings;
3. If a property had become sufficiently deteriorated to meet the definition of blight.

Development Capacity Calculation

After reviewing the survey sheets for each property, the potential for development on each
property was calculated by applying the following rules.
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Development Potential was calculated by:

1.

Determining the maximum allowed density in units per acre according to average
slope and land use zone designation (See Table 1).

Determining the maximum number of density units allowed on the property by
multiplying the developable lot in acres (excluding creek setbacks, street right-of-ways
or plan-lines, and designated open space areas, or areas outside of the Urban Reserve
Line) by the maximum allowed density units per acre. Recent housing projects within
the City indicate that most properties do not develop to their maximum build out
potential due to parking and setback requirements, access, and landscaping
requirements. With this knowledge, the City has applied a conservative estimate of 75
percent of the maximum residential capacity, to all properties within the survey. (max
allowed density x .75 = surveyed capacity)

Vacant property potential was calculated by applying the “75 percent rule”

If the property was considered both underutilized and blighted, it was assumed that the
property would be redeveloped, in its entirety, and would then follow the vacant
property “75 percent rule.”

If a property was underutilized, but not blighted, the percentage of the property that
was developed was subtracted from the developable lot area and the remainder
(anything not developed) was multiplied by 75 percent. For example, a 20,000 square
foot property, with a building footprint of 5,000 square feet, has a total of 15,000
square feet that can be developed. The remaining 15,000 square feet would then be
multiplied by the maximum density and by 75 percent ((total area-developed area) x
max density x .75).

Blighted properties were considered to have development potential and likely to be
redeveloped to their existing capacity if the buildings had structural issues (damaged,
sagging, or failed roof, wall, foundation, or porch degradation). In these cases, the
properties were not assigned additional development capacity, but were flagged as
properties with the potential for redevelopment or rehabilitation.

Vacant properties with the potential for mixed-use commercial/residential development
were calculated following the same residential capacity method, as the City allows
mixed use properties to meet both the residential and commercial maximum capacities
determined by lot size.

Where site features, such as lot orientation, natural features or the presence of historic

buildings, warranted a further reduction from the maximum residential capacity, an
adjustment factor was applied on a case-by-case basis.
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Table K-1
Maximum Density by Zone and Slope
Maximum Density Allowed (density units per acre)

Average
Cross Slope R-2, O, C-N,
in % R-1 C-T R-3 | R4 | C-R,C-D,C-C C-S,M

0-15 7 12 18 | 24 36 24

16-20 4 6 9 12 36 24

21-25 2 4 6 8 36 24

26+ 1 2 3 4 36 24

Source: City of San Luis Obispo Zoning Code, 2014

Survey Assumptions

The following assumptions were made to determine development capacities for each property:

1.

[\

Downtown (C-D zone) properties were considered to have development potential if
they had:

a. Less than 100 percent building lot coverage;

b. An approved or proposed development plan;

c. Had not undergone seismic retrofit or significantly modified in the last 5 years.

. If a property had a proposed development plan (planning approval or building permit),

development capacity was assumed to equal the number of approved dwelling units,
less the number of existing units.

. For single properties with multiple zoning designations, the development potential was

calculated for the area of the property in each zone and then added together.

Housing capacity for property with an approved or proposed specific plan, utilized the
numbers outlined in the Specific Plan document to calculate housing capacity. The
Orcutt Area Specific Plan (OASP) and Margarita Area Specific Plan (MASP) were
used for this survey.

The potential for adding secondary dwelling units was not included in development
capacity calculations.

Property development capacity is based on existing zoning, except in limited cases
where rezoning is anticipated based on a pending application or Planning Commission
or City Council action.

Properties located within any of the Airport Land Use Plan’s “S-1" safety zones were
determined to have no additional housing capacity.

. Properties with restrictions that prohibit further subdivision and density were left in
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the inventory, but calculated with a capacity of zero additional units to acknowledge
that they were included in the survey.

Survey Organization

Once the development potential for each property was calculated, the information was
organized in three different ways: by survey area, zoning designation, and development status
(vacant, underutilized, blighted). Each organizational method provides the City’s staff and
decision makers with important indicators of which areas, zones, or types of properties are best
suited for future residential growth.

Summary of Residential Capacity

Survey results indicate the City has approximately 725 acres of vacant, underutilized or
blighted property that can accommodate approximately 3,477 dwelling units. A substantial
portion of this residential development capacity is located in the Margarita and Orcutt Area
Specific Plans. The City’s residential capacity exceeds the 1,144 unit RHNA, and therefore, a
property rezoning program will not be required with the Housing Element update.

Development Capacity by Area

Organizing the inventory by survey area gives staff, the Planning Commission, and City
Council a better geographic idea of where to expect or plan for residential growth over the next
five years. Figure K-2 shows the number of additional dwelling units that could be developed
within the planning period by survey area. Each survey area can realistically accommodate
with the development of all vacant, underutilized, and blighted properties. This survey has
determined that the City has the potential to accommodate 3,477 additional two-bedroom
dwellings, or the equivalent in density units, within the City’s Urban Reserve Line, based on
existing available land and the current condition of existing housing.

Areas with little or no potential for additional housing capacity were determined to be at or
near full residential build-out or affected by other restrictions like the Airport Land Use Plan.
Areas 18 and 21 include the Margarita Area and Orcutt Area Specific Plans, which account for
a majority of the potential for additional housing.
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Figure K-2
Development Capacity by Survey Subarea
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Source: City of San Luis Obispo Community Development Department 2014

Development Capacity by Zoning Designation

Organizing the City’s development capacity by zoning designation rather than subarea gives a
better idea of what types of density and housing the City can accommodate. Only properties
within city limits have zoning designations in Figure K-3 below. Properties located outside city
limits but within the Urban Reserve Line are included in the “Outside City” category, due to a
lack of zoning designation. While zones R-1, R-2, R-3, and R-4 zones are specifically intended
for residential use, the City’s commercial, office, public facility, and manufacturing zones also
allow dwellings as part of mixed use development or freestanding use when compatible with
onsite and surrounding uses.
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Figure K-3
Development Capacity by Zone and Outside City
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Source: City of San Luis Obispo Community Development Department 2013
*Parcels outside City are within Urban Reserve Line

The zones with the most potential for accommodating additional residential units located outside
a specific plan area include Low density residential (R-1), Medium density residential (R-2),and
High density residential (R-4) with potential for an additional 237 density units, 127 density
units, and 124 density units respectively. Figure K-3 shows residential development potential by
zone. For the purpose of this survey, properties with overlay zoning districts, such as R-2-H
(Medium Density Residential with Historic District Overlay), were not separated from the
primary zoning designation.

Development Capacity by Development Status

Properties were sorted by development status into three groups: vacant, underutilized, and
blighted. This was to allow an examination of the condition of housing and to identify sites with
infill development and redevelopment opportunities. In some cases, a property was categorized
as underutilized and blighted, when it met the characteristics of both definitions. Vacant
properties account for 55 percent of the City’s total residential capacity, blighted properties
accounting for about 4.5 percent, and the balance comprised of underutilized properties. All
statistics about Development Status can be found in Appendix D.

Table K-2 summarizes the number of potential density units for each subarea, and the total

acreage available for future development of each type of land. Additionally, the table is broken
down by available land within the city and land outside of the city limits but within the URL.
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Unless otherwise noted, all parcels listed in Table K-2 are available for development within this
element’s planning period, with access to City streets, utilities and services.
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Housing Element

Appendix L
Glossary

Affordable Housing. Housing that meets the rental or sales price standards as established by the
City and published annually in the Affordable Housing Standards. Such housing is made
available for very-low, low and moderate income persons or households, and subject to deed
restrictions or other instrument that ensure the housing remains affordable for a predetermined
period.

Assisted Housing. Housing units, including multi-family or single-family, whose construction,
financing, sales prices, or rents have been subsidized by Federal, State, or local housing
programs, and units developed pursuant to local inclusionary housing and density bonus
programs.

Below-market-rate Housing. Housing that is sold or rented at prices less than the fair market
value or prevailing market rent for the unit, and the financing of housing at less than prevailing
interest rates.

Boarding/Rooming House. A dwelling or part of a dwelling where lodging is furnished for
compensation to more than three persons living independently from each other. Meals may also
be included. Does not include fraternities, sororities, convents, or monasteries.

Building. Any structure used or intended for sheltering or supporting any use or occupancy.

Build-out. That level of urban development characterized by full occupancy of all developable
sites within the City’s Urban Reserve, in accordance with the General Plan; the maximum level
of development anticipated by the General Plan by the year 2022. Build-out does not assume
that each parcel is developed with the maximum floor area or dwelling units possible under
zoning regulations.

Community Development Block Grant (CDBG). A grant program administered by the U.S.
Department of Housing and Urban Development (HUD) on a formula basis for entitlement
communities and urban counties, and by the State Department of Housing and Community
Development (HCD) for non-entitled jurisdictions. CDBG funds are used by cities and counties
for land purchase, housing rehabilitation and community development, public services and
facilities, economic development, and other purposes that primarily benefit persons or
households with incomes less than 80 percent of County median income.

Covenants, Conditions and Restrictions (CC&Rs). Restrictions or requirements that are
placed on a property and its use by a property owner, usually as a condition of subdivision

approval. CC&Rs are a deed restriction and “run with the land”, and are legally binding.

Density Bonus. An increase in the allowed base density applied to a residential development
project. The increase allows the development of more dwellings than a property’s zoning would
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otherwise allow, and is usually in exchange for the provision or preservation of affordable
housing or housing amenity.

Developmental Disability. A disability that originates before an individual becomes 18 years
old, continues, or can be expected to continue indefinitely, and constitutes a substantial disability
for that individual.

Density, Residential. The number of permanent dwellings per net acre, measured in Density
Units, as further described in Chapter 17.16 of the Zoning Regulations.

Density Unit

A density unit is defined as a two-bedroom dwelling. In the AG, C/OS and R-1 zones, each
dwelling, of any number of bedrooms, counts as one density unit. In all other zones, dwellings
with different bedroom numbers have density unit values as follows:

a. Studio Apartment (450 sq. ft. or less) 0.50 Density Unit
b. One-bedroom Dwelling 0.66 Density Unit
c. Two-bedroom Dwelling 1.00 Density Unit
d. Three-bedroom Dwelling 1.50 Density Units
e. Dwelling with four or more bedrooms 2.00 Density Units

Director. The Director of the City’s Community Development Department, or another staff
person authorized by the Director to act on his or her behalf.

Dormitory. A building used as a group quarters for students, as an accessory use for a college,
university, boarding school, or other similar institutional use.

Downtown Core. The City’s central business district, comprising the most diverse mix of
residential, commercial, governmental, and public uses, and defined by the “C-D” zone boundary
as shown in the Zoning Map.

Downtown Planning Area. The central area of the City generally defined by the boundaries
formed by State Highway 101, the Union Pacific Railroad Right-of-Way, and High Street, and
the intersections thereof, as described in the General Plan Land Use Element.

Elderly or Senior Housing. Housing designed to meet the needs of and enforceably restricted
to occupancy by persons 62 years of age and older or, if more than 150 units, persons 55 years of
age and older.

Enforceably Restricted. Refers to housing that is deemed affordable under the City’s
Affordable Housing Standards and that is subject to deed restrictions, affordable housing
agreements or other mechanisms to ensure the housing remains affordable for a prescribed
period.

Expansion Area. An area located outside City limits but within the Urban Reserve and

designated for future urban development, as further described in the General Plan Land Use
Element text and map.
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Fair Market Rent. The rent, including utility allowances, determined by the United States
Department of Housing and Urban Development (“HUD”) for purposes of administering the
Section 8 Housing Choice Voucher Program.

Fraternity House (or Sorority House). A Residence for college or university students who are
members of a social or educational association, and where such an association holds meetings or
gatherings.

Granny Flat. See “Second Residential Unit.”

Historic Property. A property, including land and building, determined by the City to have
archaeological, historical, or architectural significance as described in the Historic Preservation
Program Guidelines, and listed on the Contributing Properties List or Master List of Historic
Resources.

Household. All persons, including those related by birth, marriage or adoption and unrelated
persons, who occupy a single dwelling.

Housing or “Dwelling” Unit. A building, a modular home, a mobile home, a cooperative, or
any other residential use considered real property under State law and on a permanent
foundation, with provisions for sleeping, cooking and sanitation, and with permanent
connections to utilities.

Infill Housing. Development of housing on vacant lots within the City limits on property zoned
for such uses.

Jobs-Housing Balance. A ratio describing the number of jobs compared with dwelling units in
a defined geographic area, and a measure of the adequacy of the housing stock to meet
community needs.

Live-Work or Work-Live Unit. An integrated housing unit and work space, occupied and
utilized by a single household in a structure, either single-family or multi-family, that has been
designed or structurally modified to accommodate joint residential occupancy and work
activities, and which includes:

1) Complete kitchen and sanitary facilities in compliance with City building code, and
2) Working space reserved for and regularly used by one or more occupants of the unit.

The difference between “live-work™ and “work-live” units is that the work component of a live-
work unit is secondary to its residential use, and may include only commercial activities and
pursuits compatible with the character of a quiet residential environment, while the work
component of a work-live unit is the primary use, to which the residential component is
secondary.

Mixed-Use Development. Development in which various uses, such as office, commercial,
manufacturing, institutional, and residential are combined in single building or in multiple
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buildings on a single parcel or on multiple, contiguous parcels, developed as integral unit with
significant functional interrelationships and a coherent physical design; property designated
“MU” on the City’s Zoning Map.

Multi-family Dwelling. A dwelling that is part of a structure containing one or more other
dwellings, or a non-residential use. An example of the latter is a mixed-use development where
one or more dwellings are part of a structure that also contains one or more commercial uses
(retail, office, etc.). Multi-family dwellings include: duplexes, triplexes, fourplexes (buildings
under one ownership containing two, three or four dwellings, respectively, in the same structure);
apartments (five or more units under one ownership in a single building); and townhouse
development (three or more attached dwellings where no unit is located above another unit. It
does not include Granny Flats or Secondary Dwelling Units.

Municipal project. A development project designed, funded, or carried out by the City of San
Luis Obispo and described as a “capital project” in the City’s Financial Plan.

Parcel. An area of land defined by boundaries set by the Tax Assessor of the County of San
Luis Obispo, roughly equivalent to the meaning of a “lot” for development purposes.

Regional Housing Needs Allocation (RHNA). A determination of a locality’s housing needs
by the local Council of Government and based on State law, that takes into account various
factors such as population growth, employment growth, vacancy rates, housing removals, and
concentration of poverty.

Rehabilitation. The repair, preservation, and or improvement of housing; and for historically
designated structures, work done according to rehabilitation standards established by the U.S.
Secretary of the Interior and described in the Secretary of the Interior’s Standards for the
Treatment of Historic Properties and related documents.

Residential. Land designated in the General Plan and Zoning Regulations for dwellings and
accessory uses.

Second Residential Unit. An attached or detached studio, or one-room dwelling, with not more
than 450 square feet of gross floor area and that includes permanent provisions for cooking,
sleeping and sanitation, and is located on the same parcel on which the primary dwelling unit is
located, pursuant to requirements in Ch. 17.21 of the Zoning Regulations.

Sensitive Site. A site determined by the Community Development Director, Planning or
Architectural Review Commission, or City Council, to have special characteristics or limitations,
such as historic significance, creekside location, or visual prominence, requiring more detailed
development review than would otherwise be required for other similarly zoned lots nearby.

Single-family Dwelling, Detached. A dwelling occupied or intended for occupancy by only one
household, and that is structurally and physically separate from any other such dwelling.

Single Room Occupancy (SRO) Unit. A single-room dwelling, typically 80-250 square feet in
floor area, with a sink and a closet, with communal or individual facilities for cooking and
sanitation.
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Supportive Housing. Housing with no limit on length of stay, that is occupied by the target
population, and that is linked to an onsite or offsite service that assists the supportive housing
resident in retaining the housing, improving his or her health status, and maximizing his or her
ability to live and, when possible, work in the community.

Tenure. The mode or status of residency, whether by renting or owning real property.

Transitional Housing. Buildings configured as rental housing developments, but operated
under program requirements that require the termination of assistance and recirculating of the
assisted unit to another eligible program recipient at a predetermined future point in time that
shall be no less than six months from the beginning of the assistance.

Underutilized Site. A site that has the land area capacity to accommodate additional dwelling
unit(s) while meeting all General Plan policies and all zoning regulations, including setbacks,

building height and lot coverage requirements without the application of variances.

Universal Design. Universal design is the design of products and environments to be usable by
all people, to the greatest extent possible without the need for adaptation or specialized design.
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Inclusionary Housing Requirement

Tables 2 and 24

Table 2

Inclusionary Housing Requirement

Type of Development Project'
Residential - Adjust base requirement per Table 2A Commercial
Build 3% low” or 5% moderate income Affordable Build 2 ADUs per acre, but not less
@ Dwelling Units (ADUs?), but not less than 1 ADU per than 1 ADU per project;
g project;
= or or’
5 pay in-lieu fee equal to 5% of building valuation.*
£ pay in-lieu fee equal to 5% of building
valuation.
E
5
:‘I g Build 5% low™- and 10% moderate income ADUs, but Build 2 ADUs per acre, but not less
2 not less than 1 ADU per project; than 1 ADU per project;
=
2 or or
g
g pay in-lieu fee equal to 15% of building valuation. pay in-lieu fee equal to 5% of building
ﬁ valuation.
o

'Residential developments of four or less dwellings, and commercial developments of 2,500 gross square feet of

floor area or less are exempt from these requirements.

2 Affordable Dwelling Units must meet City affordability criteria listed in Goal 2.1.
*Developer may build affordable housing in the required amounts, pay in-lieu fee based on the above formula, or

dedicate real property, or a combination of these, to City approval.

*"Building valuation" shall mean the total value of all construction work for which a permit would be issued, as

determined by the Chief Building Official.

Low income includes the subsets of extremely low and very low income categories.
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Inclusionary Housing Adjustment Factors

Table 2A

Project Inclusionary Housing Requirement
Density Adjustment Factor’
(Density —
Units/Net Average Unit Size (sq. ft.)
Acre)1
Up to 1,101-1,500 | 1,501-2000 | 2,001-2,500 2,501- [ >3,000
1,100 3,000
36 or more 0 0 75 1 1.25 1.5
24-35.99 0 75 1 1.25 1.5
12-23.99 0 25 1 1.25 1.5 1.75
7-11.99 0 5 1 1.25 1.5 1.75
<7 0 5 1.25 1.5 1.75 2

"Including allowed density bonus, where applicable.
*Multiply the total base Inclusionary Housing Requirement (either housing or in-lieu percentage) by the adjustment
factor to determine requirement. At least one enforceably-restricted affordable unit is required per development of

five or more units.
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Appendix O
Council Resolution

RESOLUTION NO. 10594 (2015 Series)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN LUIS
OBISPO, CALIFORNIA, APPROVING A NEGATIVE DECLARATION
OF ENVIRONMENTAL IMPACT AND AMENDMENTS TO THE
HOUSING ELEMENT OF THE GENERAL PLAN (GPI/ER 15-14)

WHEREAS, State law requires citics and counties to adopt a general plan, The general
plan includes seven required elements, one of which is the housing element. The housing
element must be updated every five (5) years or as otherwise provided by State law; and

WHEREAS, the Planning Commission of the City of San Luis Obispe conducted a
public hearing in the Council Chamber of City Hall, 990 Palm Street, San Luis Obispo,
California, on November 12, 2014, and recommended approval of a Negative Declaration of
Environmental Impact and amendments to the Housing Element to address the changing needs,
resources and conditions in the Community, as required by State law; and

WHEREAS, the City Council of the City of San Luis Obispo conducted a public hearing
in the Council Chamber of City Hall, 990 Palm Street, San Luis Obispo, California, on January
20, 2013, for the purpose of considering amendments to the Housing Element (GPT/ER 15-14);
and

WHEREAS, the City facilitated 12 workshops and meetings with the general public,
Workforce Housing Coalition, Association of Realtors, Economic Vitality Corporation, Chamber
of Commerce, Home Builders Association, Residents for Quality Neighborhoods and Planning
Commission to identify housing needs, issues and opportunities in the community and inform
policy and program changes; and

WHEREAS, on November 12, 2014, the City received a formal letter from HCD stating
that our revised Housing Element meets State and Federal housing law and will be certified upon
adoption by the City Council; and

WHEREAS, notices of said public hearings were made at the time and in the manner
required by law; and

WHEREAS, the City Council has considered all evidence, including the testimony of the
applicant, interested parties, and the evaluation and recommendations by staff, presented at said

hearing.

NOW, THEREFORE, BE IT RESOLVED, by the City Council of the City of San Luis
Obispo as follows:

SECTION 1. Findings. Based upon all the evidence, the Cily Council makes the
following findings:

a) The City facilitated 12 workshops and meetings with the general public,

R 10594
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Resolution No. 10594 (2015 Series)

Page 2

b)

c)

d)

Workforce Housing Coalition, Association of Realtors, Economic Vitality
Corporation, Chamber of Commerce, Home Builders Association, Residents for
Quality Neighborhoods and Planning Commission to identify housing needs,
issues and opportunitics in the community and inform policy and program
changes.

The proposed Housing Element amendments are consistent with other land use
goals and policies of the General Plan.

The proposed amendments are appropriate and necessary to ensure that the City's
Housing Element meets State law and the changing needs, resources and
conditions in the community.

Achieving Housing Element State cerlification will promote affordable housing
opportunities and help achieve adopted housing goals by making the City eligible
for various housing grants and financial incentives, and will foster cooperation
among local and state agencies in addressing an urgent need for affordable
housing in the City.

SECTION 2. Environmental Determination. The City Council does hereby adopt a

Negative Declaration of Environmental Impact (ER 15-14),

SECTION 3. Action. The City Council does hereby adopt the proposed amendments to

the Housing Element (GPI 15-14), which is incorporated herein by reference,

SECTION 4. Effective Date. The updated Housing Element shall become effective

immediately upon adoption of this resolution.

SECTION 5. Repeal of Previous Element. The Housing Element adopted June 1, 2010,

is repealed upon the effective date of the updated Housing Element.

Upon motion of Vice Mayor Ashbaugh, seconded by Council Member Christianson, and on the
following roll call vote:

AYES: Council Members Christianson and Rivoire,
Vice Mayor Ashbaugh and Mayor Marx
NOES: Council Member Carpenter

ABSENT: MNone
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Resolution No. 10594 (2015 Series)
Page 3

The foregoing resolution was adopted this 20™ day of January, 2015.

/%W

Mayé Jan Marx

ATTEST:

Anthony J. Mejih, M
City Clerk

City Attorney

IN WITNESS WHEREOF. 1 have hereunto set my hand and affixed the official seal of the City

of San Luis Obispo, California, this Z8™ day of -*ﬁnlﬂrt{_ o §

nthony J. Mdjia, MIC
City Clerk
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Appendix P
State Certification

A 0 A ORNIA - B N ON R R AND HO NG A N
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
DIVISION OF HOUSING POLICY DEVELOPMENT
2020 W. El Camino Avenue, Suite 500
Sacramento, CA 95833
(916) 263-2911 / FAX (916) 263-7453
www.hed.ca.gov

INILA -

April 6, 2015

Ms. Katie Lichtig, City Manager
City of San Luis Obispo

990 Palm Street

San Luis Obispo, CA 93401

Dear Ms. Lichtig:
RE: City of San Luis Obispo’s 5" Cycle (2014-2019) Adopted Housing Element

Thank you for submitting San Luis Obispo’s housing element adopted January 20, 2015
which was received for review on February 3, 2015. Pursuant to Government Code
(GC) Section 65585(h), the Department is reporting the results of its review.

The Department is pleased to find the adopted housing element in full compliance
with State housing element law (GC, Article 10.6). The Department’s review found
the adopted housing element to be substantially the same as the revised draft element
the Department's November 12, 2014 review determined met statutory requirements.

Please note the City of San Luis Obispo now meets specific requirements for several
State and Regional funding programs designed to reward local governments for
compliance with State housing element law. For example, the Housing Related Parks
Program includes housing element compliance as a threshold requirement. Please see
the Department’s website for specific information about these and other State funding
programs at http://www.hcd.ca.gov/hpd/hrc/plan/he/loan _grant hecompl011708.pdf

The Department appreciates the hard work and dedication of Tyler Corey, Housing
Programs Manager, in preparation of the housing element. The Department wishes
San Luis Obispo success in implementing its element and looks forward to following its
progress through the General Plan annual progress reports pursuant to GC Section
65400. If the Department can provide assistance in implementing the element, please
contact Melinda Coy, of our staff, at (916) 263-7425.

L et

Glen A. Campora
Assistant Deputy Director

Sincerely,
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