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e CITY OF SADn LUIS OBISPO

Community Development Department

MISSION STATEMENT

Our mission is to identify and serve the needs of all people in a positive and
courteous manner and to help enstirat San Luis Obispo remains a healthy,
safe, attractive and enjoyable place to live, work or visit. We help plan the
City's form and character, support community values, preserve the
environment, promote the wise use of resources and protect puliincdrehl
safety.

OUR SERVICE PHILOSOPHY

The City of San Luis Obispo Community Development Department staff
provides higkguality service whenever and wherever you need it. We will

Listen to and understand your needs;

Give clear, accurate and prongmswers to your questions;
Explain how you can achieve your goals under the City's rules;
Help resolve problems in an open, objective and fair manner;

Maintain the highest ethical standards; and

p ST SE SIS SEE S

Work to continually improve our services.

Front Cover Photo: Community Development Department, 2014
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FOREWORD

This Housing Elementipdates the 2D Housing Element andddresses important changes to
Statehousing law. Like the previous elementhds been prepared to help San Luis Obispo City
residentd secure safe housing that will meet their personal needs and financial circumstances,
and tomeetState law. In January 204, the City, State and Natiomeagrapplingwith reduced
resources for housing programs at all government levidiss is thedifficult fiscal environment

we face with this Housing Element update.

The Housing Element is part of the General Plan and is or@lofii e | e me nt sr®of or ¢ h e
that pl an. It sets out the Cityods goal s, pol
It works in concert with the other plan elements to help achieve the broad community goals as
expressed in the General Plan Land Use Element. Tiex etements ar€irculation, Noise,

Safety, Conservation and Open Spadearks and Recreation, and Water and Wastewater.
Housingelemens must be updateg@eriodically, according to a Stasslopted schedule. This

Element is due to be updated in 201

TheHousing Element s avail abl e o n wwwslecity®ig and @apiesvoktires i t e
General Plan are available frothe Community Development Department, City of San Luis
Obispo, 99 Palm Street, San Luis Gipo, California 9340B218. Phone: (805) 781170.

Fax: (805) 7847173.
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Chapter 1
INTRODUCTION

1.10 Purpose

The City has prepared this document to help i
and to meet State law. In addition, this Housing Element upuadethe following basic
objectives:

1 To evaluate and quantify community housing needs, constraints and available resources
to effectively satisfy those needs;

1 To increase public awareness and understanding of the City's housing situation and its
goals toencourage public participation in addressing those housing needs;

1 To provide a comprehensive document that includes goals, policies and programs to help
guide community efforts to meet housing needs through informed deaisikimg on
land use and housirdnoices;

1 To help develop more affordable housing, and a wider variety of housing, to meet the
City's housing needs for the current planning period which runs Jeomaryl, 2014 to
Jure 30, 2019;

1 To track and document the effectiveness of City progiamseeting housing needs, and
to evaluate opportunities for improving those programs;

1 To enable the City to secure financial assistance for the construction of affordable
housing forextremely low\very low, low- and moderatencome personsand

1 To fully integrateenvi ronment al sustainability, i s n

strategies into the Citydéds housing policy

Under State law, cities are responsible for planning fomtbi-being of their citizens. This
Housing Elemensets fortht h e  @adlidiey &nd detailed progranisr meetingexisting and
future housingneeds for preserving and enhancing neighborhoods, and for increasing affordable
housing opportunities foextremely low, very-low, low and moderate income rgens and
households It isthe primary policy guide for local decisionaking on all housing matters. The
Housing Element also describes the City’s demographic, ecoramichousingfactors, as
required by State law.

1.20 Citizen Participation

The Housing Element expresseethc o mmuni t yé6s housing prioritie
the future. Preparing the Element is a sizable task that involves extensive community input and

12
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the work of many individuals. Under State law, local governments must be diligent in soliciting
paticipation by all segments of the community in this effort. During preparation of this Element
Update, citizen participation was actively encouraged through the following forums:

1 Two public workshops focusing on housing needsues and opportunities ithe
community.

1 Threepublic hearings before the Planning Commission@mepublic hearingoefore the
City Council;

T Posting the Draft Housing El ement on the C

1 Public notices in local newspapers and flyers/posters distributed to a vdrietpla
locations.

1 Posted workshop information ooramunity calendar for KSBY News and KCBX local
radio station.

1 Regular email updates to a list of interested parties with links to staff reports, draft
housing element and housing resources.

1 Presentatins and discussionsgith a variety of stakeholder groups including Residents
for Quality Neighborhoods, San Luis Obisfesociation of RealtorEEconomic Vitality
Corporation Executive Director of the Housing Trust Fund, Home Builders Association,
Communty Action Partnership, Chamber of Commeramd Workforce Housing
Coalition, Participation in the workshops amaeetingsfrom a variety ofresidents and
stakeholders has resulted in an improved understanding of existing housing programs and
housing issuesn the community, and increased public participation in the update
process. Input fromresidents andtakeholder groups has been instrumental in providing
information for program modifications and in providing a better sense of housing issues
for the deisionrmakers when considering new policies or programs.

1 A 15 membetaskforcewas appointed o compl et e work on the C
and Circulation Elements update. Input received froms tskforce related to housing
issues was considered duritige update of this Housing Elemem\ppendix| provides
additional details regarding community outreach efforts.

1.30 Consistencywith State Planning Law

California cities and counties must prepare housing elements as required by State law set forth in
Sections 65580 to 65589.8 of the California Government Code. The law mandates that housing
el e me nt s identificatioruaddeanafysis of existing and projected housing needs and a
statement of goals, policies, quantified objectives and scheduledapredor the preservation,

i mprovement and devel opment of housing. o0 Thi
a detailed strategy for impleeienting the City

State housing goals rely on the effective implementationoofing policies at the local level.

To ensure local housing policies are consistent with State law, the State Department of Housing
and Community Development (HCD) reviews local housing elements and reports its written
findings to the local government.Housing elemest must also be consistent with the

j ur i s dothet gewerald @an elements and must address sesgealfic requirements

13



City of San Luis Obispo Housing Element, January 2015

regardingthel e ment 6 scortenope and
1.40 General Plan Consistency

The Housing Element is one part of tB&y of San Luis Obispo General PlanState law
requires that general plans contain an integrated and internally consistent set of goals or policies.
Although the Housing Element is the primary source of information on housing policies,
programs and resoees, other General Plan documents also address or affect housing. By law,
new development projects must be consistent with all elements of the General Plan.

For example, the Land Use Element and Circulation Element set the City's policies for land use
and transportation, which in turn, affect how, when and where the City's housing needs can best
be met. While housing is important, it is but one of many community goals the General Plan
addresses. The other elements contain policies that seek to erasdrenhance the quality of

life San Luis Obispo citizens enjoy. Clean air and water, open space, parks and recreation,
preservation of natural, historic and cultural resources, public services and safety are also
essential communityattributes These plicies are of equal importance with those of the
Housing Element.

This El ement has been reviewed and deter mined
Plan elements, and the policies and programs in the Housing Element reflect policies and
programs contained in other parts of the General Plan. Appéhiigludes that evaluation. As

other elements are updated or amended, the Housing Element will be reviewed to ensure general
plan consistency is maintained.

14
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Chapter 2

COMMUNITY FACTORS

2.10 Community Overview

San Luis Obispo is a compact urban community blessed with rich ethnic, cultural and historical
traditions. Its namesake, Mission Sams Obispo de Tolosa, founded in 1772, stands as the

c o mmu nphysiga sultural and spiritual cente With an estimated®013 population of

45,541 people, San Luis Obispo is the largest city in terms of population in San Luis Obispo
County and serves as the County seat. Situat
setting and visualclhaact er ar e di sti nct i weathered pedidhat diemor r o s
the remnants of ancient volcanpésnsect theCity and ceat e t he Ci ty&an uni qu
Luis Obispo is home to California Polytechi8tateUniversity, Cuesta College and @p San

Luis Obispo (California Army National Guard), and is the retail, business, governmental, and
transportation hub of the County.

I n assessing the Cityds housing issues and ne
became the foundationforh e EI|l ement 6s prel i minary goal s, p
housing goals and policies were then refined through the public review process. An overview of

these factors is described bel ow, i ncliodi ng s

and housing characteristics.n Analysis of community factors is provided in Appendix A.
220 Demographic Snapshots

¢ San Luis Obispp s p o phad growm &t a slow, steady pace since 1980. Looking
back over the las83 years, the City has grown amh average rate aboutone percent per
year, with periods of faster or slower growth reflecting nationalstattwideeconomic
cycles.For example, in the late 1980s, the City grew at an annual average rate of two
percent. This was followed by a mudbwer annual average growtlate of0.3 percent
between 199G nd 2013, wel | bel ow t he Gaxamam al P
over the Housing Element cycle.

¢ When compared with California, the most ethnically diverse state in the nation, the City
and Cainty of San Luis Obispo atessethnically diverse. The 20 Census found that
over 75 percent of the City is white, about five percent is Asian, with much smaller
percentages of Native Americans, Pacific Islanders, other single races or persons self
identifying with two or more races. Persons of Hispanic or Latino origin are classified
separately under the 20Census and can be of any race. Abdupler cent of t he
population is Hispanic, compared wi2l and 38 percent in the County and State,
respectively.

¢ Many segments of the Cityés population hav
their economic, physical or sociological circumstances. These special needs groups may
include the elderly, families, single parent households, peuittedisabilities, very low
and lowincome residents, and the homeless.
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¢

2.30

In 2010, City households earned less, on the average, than Goeinty and State
counterparts. The median household income wi&s461 compared with 36,967 for

the County and %,708 Statewide. This reflects the high percentage of student
households in San Luis Obispo. Many students attending California State Polytechnic
University (Cal Poly) and Cuesta College are nominally classified as lower income,
althoughtheyoftenhavesignficant financial resources through parental support.

While median City household incomes were less than many other areas of coastal
California, median City housing costs were higher than bothCinenty and State.

Housing costs in San Luis Obispo haveen sharply in recent years while average
household incomes have risen slowly or remained steBdy.s pi t e t he housin
downturn in 2008 and 2009, there is@ntinuingdisparity between household income

and housing costshich forcesmany to seekousing outside the City.

San Luis Obispo contains the largest concentration of jobs in the County. During
workdays, the Cityds population increases

Housing Snapshots

While the City median housing cosaw a slowdecreasesince the previous housing
element in 2009, the City saw its first increase in 2013. Since 2009, the median housing
cost was lowest in 2012, $502,000, and was highest in 2013, $569,000. By comparison,
median housing costs in the County saw thewdst median housing costs in 2011,
$360,000, and the highest median housing cost in 2013, $390,000. This pattern in both
the City and County was also seen in the State, which saw its lowest median housing cost
in 2012, $266,000, and the highest medianshrucost in 2013, $326,008. promising

sign of a recovering economy.

Comparedo 2009, the number ofCity building permits for new housingnitsissued in
2013 was up 40 percent Sales of new and prewned housingunits in the sixcounyy
Southern Calirnia region ir2012 also increasd

The Cityods housi ng t enur-acupied anad plforrentei mat e |
occupied. Over the past decade the City has seen de2¥¢asdan owneroccupied

housing units. This shift is consistent wibkvnershiptrends during the period for the

County and State.

In thepast13 years the rate of housing production in San Luis Obispo exceeded the rate

of population growth. Betwee&2000and 2@.3, the City added about362residents an

increase ofboutthreeperent During the same period, t h
by 1,389unitsi an increase of abogevenpercent.

San Luis Obispobds housing mar RKeitersityad str on
Cuesta College enrolimer®@wner occupied housing units sa® percent decrease since

2000 even with the large increase ofaampus student housing at Cal PolyCuesta
Collegedoes not offer oitampus housing Most of the areanbs stu
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240

single family or multifamily rental units in the Gyt of San Luis Obispo. Under City
zoning regulations, up to five adult students can live together in a house and share rental
costs. Consequently, college students can ofteica@upete norstudent households for
rental housing in areas that were histallicsinglefamily residential neighborhoods.

Approximatelysixty percenb f t he Cityds housing stock wa
its age, the Cityds housing stock is gener
evidence of substandardlorl i ght ed condi ti ons. 1l egal g
second units in lowand mediundensity residential neighborhoods, lack of property
maintenance, noise and parking have been the focus of citizen complaints and city code
enforcement actions.

Whil e San Luis Obispo City appears mostly
land remain that could help meet existing and future housing needsesidential
capacityinventory conducted by the City in 28 seen in Appendix Kindicates that the

City has approximately Bacres of vacant, underutilized or blighted property that can
accommodate approximately 374 dwelling units.Much of this capacity is located
within the Cityds Mar gqreasi ta and Orcutt Spe

Neighborhood $iapshots

San Luis Obispo becamea@vnin 1856. It has evolved from a small rural village of just

over 2,200 people in 1880 t o 5541 residdnts ;n t A m
2013. Its diverse neighborhoods reflect that evolution in termsamd luse, population

density, street width and appearance, applicable development codes and architectural
style. The oldest neighborhoods are close to the downtown area, roughly bordered by
State Highway 101, the railroad tracks and High Street. The haeighborhoods are in

the south and southwest areas of the City.

San Luis Obispo has a strong fisense of pl
San Luis Obispo De Tolosa in 1772, and before that, was home to a large Chumash
settlementattractedd the area due to its mild climate and abundant resources. San Luis
Obispo has been shaped by persons of many backgrounds, including: Native Americans,
Spanish, Mexican, Chinese, English, French, German, Irish, Portuguese;|t8iess

Japanese, Filipb, and many others. The community takes pride in its rich, etiltic

and multicultural heritage, and its many historic homes and commercial buildings.
Architectural and historic preservation are important considerations in many
neighborhoods.

SanLui s Obispobés neighborhoods traditionall
family housing. Lowdensity, detached singfea mi | y housing i S st
predominant residential land use by land area. Of the rodgndguare miles of zoned

land, abat 20 percent is zoned for lowensity residential development. By contrast,

about 1 percent is zoned for mulfamily residential use (Medium, Mediutligh, and

High density residential uses).

17



City of San Luis Obispo Housing Element, January 2015

¢ Code enforcement, neighborhood compatibility and propedwtenance complaints in
low- and mediundensity residential neighborhoods have increased dramatically in
recent years. Between 1994 andl20Community Development Department staff
responded to a steadily increasing number of building and zoning cddgovis, garage
conversions, substandard housing, heglsupancy residential uses, fence height, trailers,
noise disturbances, parking and land use violations. During this period, the number of
enforcement requests grew from 386 in 19944@complaintsn 2013, an increasef 50
percent Neighborhood preservation is addressed by several City departmerz800in
the Office of Neighborhood Services was established as part of the Police Department to
address parking, property maintenance and noise ioiofat
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Chapter 3

GOALS, POLICIES AND PROGRAMS

3.10 Overview

This chapter includes the Housing Implementation Plan for the period Januaryo20une
2019. The foll owing goal s, policies and progr a
needs, oppunities and constraintandan evaluation of its existing policies and programs

3.20 Goals, Policies and Programs

This chapter describes the City's housing goals, policies and programs, which together form the
blueprint for housing actions durinige HousingElemené s p | a n n Goalg, pghokes and d
programs are listed in tefp-bottom order, with goals at the top and being the most general
statements, working down to programs, the most spestdiements of intent. Here is how the
threepolicy levels differ:

¢ Goalsare the desired results that the City will attempt to reach over the long term. They
are general expressions of community values or preferred end states, and therefore, are
abstract in nature and are rarely fully attained. Wihiteay not be possible to attain all
goals during this Element's planning period, they will, nonetheless, be the basis for City
policies and actions during this period.

¢ Policiesare specific statements that will guide decisioaking. Policies serve dke
directives todevelopers, builders, design professiondkcision makers and others who
will initiate or review new development projects. Some policies stand alone as
directives, but others require that additional actions be taken. These additiboa
are listed under "programs" below. Most policies have a time frame that fits within this
El ement's planning period. I n this <cont e
Ashoul do or #Awill o indicate t heompelingiocy sho
contradictory reasons to do otherwise.

¢ Programsar e the core of the Cityo6goindpoogramsng str

procedural changes, general plan changes, rezonings or other actions that help achieve
housing goals. Programshslate goals and policies into actions.
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Goal 1 : Safety
Provide safe, decent shelter for all residents.

Policies
1.1  Assist those citizens unable to obtain safe shelter on their own.

1.2  Support and inform the public about fair housing laws and prograatsafow equal
housing access for all city residents.

1.3 Maintain a level of housing code enforcement sufficient to correct unsafe, unsanitary or
illegal conditions andio preservehe inventory oafe housing.

Programs

1.4 Rehabilitate using Federal, Stasnd local housing funds, such as Community
Development Block Grant Fundsvith the objectives of30 singlefamily, 75 multk
family, 10 histori¢ and 20 mobile homes faxtremely low, very low, low and moderate
income homeowners and renters during therptanperiod.

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.

1.6 Consider a Rental Inspection Program to improve the gormdih o f t he Ci ty 0 s
Stock.

1.7  Continue to support local and regional solutions to homelessness by fyprdggms
such aghe Maxine Lewis MemoriaBhelter and’he Prado Day Center.

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

Goal 2 : Affordability

Accommodat e af fordabl e housing p r aydaatified i o n t I
objectives.

Pdlicies

2.1 Income Levels For Affordable Housinghouseholds For purposes of this Housing
Element, affordable housing is that which is obtainable by a household with a particular

income | evel, as further descridseHbusinggh t he
affordable to Extremely Low, Very Low, Low, and Moderate incomepersons or
househol ds shall be considered nfaffordabl
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follows:
¢ Extremelylow  30% or less of County mezh household income
¢ Very low: 31 to50% of County median household income.
¢ Low: 51% to 80% of County median household income.
¢ Moderate: 81% to 120% of County median household income.
¢ Above moderate: 121%or more & County median household income.

2.2  Index of Affordability. The Index of Affordability shall be whether the monthly cost of
housing fits within the following limits:

¢ For extremely low income households, not more than 25% of monthly income.

¢ For very low and lowincome households, notore than 25% of monthly
income.

¢ Formoderate incombouseholds, not more than 30% of monthly income.
¢ For abovemoderate income households, no index.

These indices may be modified or expanded if the State of California modifies or expands
its defintion of affordability for these income groups.

2.3  For housing to qualify as "affordable” under the provisions of this Element, guarantees
must be presented that ownership or rental housing units will remain affordable for the
longest period allowed b$tate law, or for a shorter period under an egslitgring or
housingrehabilitation agreement with the City.

2.4  Encourage housing production for all financial strata of the City's population, in the
proportions shown in the Regional Housing Needsdsdtion, for the 2014 - 2019
planning period These proportionsare extremely low income, 2 percent,very low
income, 12 percent low income,16 percent moderate incomel8 percent and above
moderate incomel2 percent

Programs

25  Continueto managethe Affordable Housing Fund so that the fund serves as a sustainable
resource for supporting affordable housing development. The fualtl ssrve as a
source of both grant funding and belowarket financing for affordable housing projects;
and fundsshall be used to support a wide variety of housing typethatfollowing
income leved: extremely low, very low, low,and moderate, but with a focus on
productione f f i ci ency to maxi mize housing benef]i
and to support high-quality housing projects that would not be feasible without
Affordable Housing Fundupport.

26 Continue to eview existing and proposed building, planning, engineering and fire
policies and standardas housing developments are revieweddetermme whether
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changes are possible that could assist the production of affordable housing, or that would
encourage preservation of housing rather than conversion teesmential uses,
provided such changes would not conflict with other General Plan olici8uch
periodic reviews will seek to remove regulations that have been superseded, are
redundant or are no longer needed.

2.7  Continue to implement existingroceduresghat speed up the processing of applications,
construction permitsand water and ser service prioritiesfor affordable housing
projects. City staff and commissiosball give such projects priority in allocating work
assignments, scheduling, conferences and hearings, and in preparing and issuing reports
and water and sewer service alitions.

28  Continue to prsueoutsidefunding sources for the payment of City impact fees so that
new dwellings that me et the Cityods afforoc
facility and service impacts without adversely affecting housing afbdiya

29 To the extenpbutsidefunding sources can be identified to offset impact<ag funds
exempt dwellings that meet the moderate income, Affordable Housing Standards from
planning, building and engineering development review and permitifedsding water
meter installation feeMaintainexemptions foextremelylow, very-low and lowincome
households.

2.10 Continue tocoordinate public and private sector actions to encourage the development of
housing that meets the Cityds housing need

2.11 Continue to asist with the issuance of bonds, tax credit financing, loan underwriting or
other financial tools to help develop or preserve affordable units through various
programs, including, but not limited to: (1) belomarket financingthrough the SLO
County Housing Trust Fundnd (2) subsidized mortgages #xtremely low,very-low,
low- and moderate incomgersons and firdime home buyers, and (3) séklp or
Asweat equityo homeowner housing.

2.12 Consider incorporating HOA fees andtarglard allowance for utilities in the calculation
for affordable rents and home sales prices.

2.13 In conjunction with the Housing Authority and other local housing agermesinue to
provide ongoing technical assistance and education to tenamgegy owners and the
community at large on the need to preservaskt units as well as the available tools to
help them do so.

2.14 In conjunction with local housingrovidersand the local residential design community,
continue toprovide technical asstanceas requested bthe publi¢ builders, design
professionaland developers regarding design strategies to achieve affordable housing.

2.15 Evaluate the Inclusionary Housing Ordinance requirements and the effect of Table 2A on
t he Ci ty @revideafiordabiehoysing i the proportions shown in the Regional
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Housing Needs Allocatigrper Policy 2.4

2.16 The City will evaluate and consider including a workforce level of affordablitits
Affordable Housing Standarde increase housing tipns in the City for those making
between 12 percentand 160percentof the San Luis ObispdCounty median income.
This affordability category cannot be used to meet inclusionary housing ordinance
requirements&nd is not eligible foCity Affordable Houghg Fund.

2.17 Continue to consider increasing residential densitiabove state density bonus
allowancedor projects that providaousingfor low, very low andextremely low income
households.

Goal 3 : Housing Conservation

Conserve existing housing and prevent the loss of safe housing anthe displacement of
current occupants.

Policies

3.1 Continue to acourage the rehabilitation, remodeling or relocation of sound or rehabitable
housing rather than demolition. Demolition of Awistoric housingmay be permitted
where conservation of existing housing would preclude the achievement of other housing
objectives or adopted City goals.

3.2 Discourage the removal or replacement of housing affordabéxttemely low,very-
low, low- and moderateincome households and avoid permit approvalsprivate
developmentmunicipal actions or public projects that remove or adversely impact such
housing unless such actions are necessary to achieve General Plan objectiygsitand
can be demonstrated that reititdtion of lowercost units at risk of replacement is
financially or physicallyinfeasible, or (2) an equivalent number of new units comparable
or better in affordability and amenities to those being replasguovided, or (3) the
project will correct substandard, blighted or unsafe housing; and réfhoval or
replacement will not adversely affettousing which is alreadylesignated or is
determined to qualify for designation akistoric resource.

3.3  Encourage seismic upgrades of older dwellingsetiuce the risk of bodily harm and the
loss of housing in an earthquake.

34  Encourage the construction, preservation, rehabilitati@xpansion of residential hotels,
group homes, integrated community apartments, and siagha occupancy dwellings.

3.5 Preserve historic homes and othgyes ofhistoric residential buildings, historic districts
and unique or landmark neighborhood features.

3.6  Preserve the fabric, amenitiggrds (i.e. setbacksand overall character and quality of
life of estdlished neighborhoods.
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3.7  Encourage andupport creative strategies for the rehabilitation and adiapt andreuse
of residential, commercial, and industrial structures for housing.

Programs

3.8  Adopt an ordinance thamplements policy 3.2 to discouga removal or replacement of
affordable housing.

3.9 Correct unsafe, unsanitary or illegal housing conditions, improve accessibility and energy
efficiency and improve neighborhoods by collaborating with agencies offering
rehabilitation programs. City wilise State or Federal grants or other housing funds to
implement the program and provide services such as home weatherization, repair and
universal access improvements.

3.10 Continue toencourage the creatiaf dwellingsin the Downtown Core (D Zone)and
the Downtown Planning Aredy continuing the"no net housing loss" program
consistent with Chapter 17.86 (Downtown Housing Conversion Regulataint)e
Zoning Regulations.

3.11 Continue to dentify residential properties and districts eligible Ifical, State or Federal
historic listing in accordance withguidelines and standards to help property owners
repair, rehabilitate and improve properties in a historically and architecturally sensitive
manner.

3.12 Continue to monitor and trackffordabk housing units atisk of being converted to
market rate housingnnually Provide resources to support the Housing Authpatyd
local housing agenciepurchase and manageratk units.

3.13 Working with nonprofit organizations, faitflbased organations, or the Housing
Authority of the City of San Luis Obispo, the City wiéincourage rehabilitation of
residential, commercial or industrial buildintgsexpandextremely low very-low, low or
moderate income rental housing opportunities.

Goal 4 : Mix ed dncome Housing

Preserve and accommodate existing and new mixéadcome neighborhoods and seek to
prevent neighborhoods or housing types that are segregated by economic status.

Policies

4.1  Within newly developed neighborhoods, housing that is adfaedto various economic
strata should be intermixed rather than segregated into separate enclaves. The mix should
be comparable to the relative percentagesxtemely lowvery-low, low, moderate and
abovemoder at e i ncome housfiechobjécves. i n t he Cityod:s

4.2 Include both marketate and affordable units in apartment and residential condominium
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4.3

4.4

projects and intermix the types of units. Affordable units should be comparahissin
appearance and basic quality to mairieté units.

Extremelylow and \ery lowincome housing, such asathdeveloped by the Housing
Authority of the City of San Luis Obispo or other housing providers, may be located in
any zone that allows housing, and should be dispersed throughout the City rather than
concentrated in one neighborhood or zone.

In its discretionary actions, housing programs and activities, the City shall affirmatively
further fair housing and promote equal housing opportunities for persons of all economic
segments of the community.

Programs

45

4.6

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

Consider mendngt h e hclusipnary Housing Ordinaecand Affordable Housing
Incentivesto require that affordable uniis a developmenbe of similarnumber of
bedroomscharacterand basic qualityas the nosrestricted unitsn locations that avoid
segregation of such units

Goal 5 : Housing Variety and Tenure
Provide variety in the location, type, size, tenure, and style of dwellings

Policies

5.1

Encourage the integration of appropriately scaled, specedds housing into
developments or neighborhoods of conventional housing.

5.2  Encourage mixedise residential/commercial projects to include-lnark and worklive
units where housingndoffices or other commercial uses are compatible.

5.3 Encourage the development of housing above gréewel retail stores and offices to
provide housing opptunities close to activity centers and to use land efficiently.

5.4 In general, housing developments of twenty (20) or more units should provide a variety
of dwelling types, sizes or forms of tenure.

Program

55 Review new developments for compla@nwith City regulations and revise projects or

establish conditions of approval as needed to implement the housing variety and tenure
policies.
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Goal 6 : Housing Production
Plan for new housing to meet the full range of community housing needs.

Policies

6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

Consistent with the growth management portion of its Land Use Element and the
availability of adequate resources, the City will plan to accommodate uplé
dwelling units between Janua®014 and June 2019n accordance with the assigned
Regibnal Housing Needs Allocation

New commercial developments in the Downtown Cord)(Zone) shall include housing,

unless the City makes one of the following findings:

A) Housing is likely to jeopardize the health, safety or welfare of residents or
employees or

B) The propertyds shape, size, tcangirocgonafphy o
newdwellings infeasible.

If City services must be rationed to developmprtjects residential projects will be
given priority over nosresidential projets. As required by SB 1087, housing affordable
to lower income households will be given first priority.

City costs of providing services to housing development will be minimized. Other than
for existing housing programs encouraging housing afféedaiextremely low,very-

low and low income persons, the City will not make new housing more affordable by
shifting costs to existing residents.

When sold purchasear redeveloped for public or private uses, &ityned properties
within the urban regerve shall include housing as either a freestanding project or part of a
mixed-use developmenthere land is suitable and appropriate for housing

Property located behind the former County General Hospital shall be designated a
ASpeci al CG®nsiadree atainodn may be considered
development after further analysis and environmental review, provided that development

be limited to site areas with average slopes of less than 20 percent, that approximately
onehalf of the total s& area be dedicated for open space and/or public use, and that an
additional water tank be provided if determined necessary to serve new development.

Support the redevelopment of excess public and private utility properties for housing
where appropately located and consistent with the General Plan.

Consistent with the Cityds whemeappropriatentiset i mul a
Downtown Core (€D Zone) the City shallconsiderchanges to the Zoning Regulations
that wouldallow for the development of smaller apartments effidiency units

Encourageand supportemployer/employedinancing programs and partnerships to
increase housing opportunities specifically taegagbwardghe local workforce.
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6.10 To help meet the Quan#fd Objectives, the City will support residential infill

development and promote higher residential density where appropriate.

Programs

6.11

6.12

6.13

6.15

Maintainthe General Plan and Residentialowth ManagemenRegulations (SLOMC
17.88)exemption fomew housing irthe Downtown Core C-D zong, and new housing
in other zones that ignforceably restricted foextremelylow, very low, low and
moderate incombouseholds, pursuant to the Affordable Housing Standards.

Continueto allow flexible parking regulatins for housing development, especially in the
Downtown Core (GD Zone) including the possibilies of flexible use of city parking
facilities by Downtown residents, where appropriate, aaduced or no parking
requirements where appropriate guarante®g bccupancies to persons without motor
vehicles or wharovide proof of reserved, ofiite parking Suchdevelopmentsnay be
subject tarequirements for parking use fees, use limitations and enforcement provisions.

Continue to develofncentives ® encourage additional housing in the Downtown Core
(C-D Zone) particularly in mixeduse development®ensity based on average unit size
in a project should be explored to encourage the development of smaller efficiency units.

Consider General Rlaamendments to rezone commercial, manufacturing or public
facility zoned areas for high&ensity, infill or mixed use housing where land
development patterns aseitableand where impact to Lowdensity Residential areas is
minimal. For example, areas @ considered for possible rezoning include, but are not
limited to the following sites (shown iRigure 1and further described iAppendix D
Table D1):

A) Portions of South Broad Street Corridor adsitle Italy area

B) 1499 San Luis Drive (rezone vacantdaunderutilized School District property)
C) 1642 Johnson Avenuedeant School District property)

D) 4325 South Higua Street (former P.G.&E. yard)

E) 43% Vachell Lane (vehicle storage)

F) 173 BuckleyRoad(Avila Ranch)

G) 2143 Johnson Avenyedjacent to County Hedl Department)

H) 3710 Broad StredPlumbers and Steamfitters Union)

[) 11950 Los Osos Valley Road (Pacific Beach High School)

J) 2500 Block of Boulevard Del Campadjacent td&Sinsheimer Park)
K) 12165 Los Osos Valley Rodddjacent to Home Depot)
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Figure 1
Ar eas to be Considered for Possible Rezoning

-a
.=} City Limits
- Possible Rezoning Areas

Figure 1 Areas to be Considered for Possible Rezoning

6.16 Continueto provide resourcethatsupportt he SLO County Housing Tr
to provide belowmarket financing and technical assistance to affordable housing
developers as a way to increase afédrie housing production in the City of San Luis
Obispa

6.17 Encourage residential developmehtoughinfill development and densification within
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6.18

6.19

6.20

6.21

6.22

6.23

6.24

6.25

6.26

6.27

6.28

City Limits and in designated expansion areas overaravexation of land.

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

Continue to incentivize affordableousing development witdensity bonuses, parking
reductions and othelevelopment incentives, including City financial assistance.

Continue tdfinancially assist in the developmenthafusingaffordable toextremely low,
very-low, low- or moderateincomehouseholds during the planning period using State,
Federal and local funding sourcegith funding priority given to projects that result in
the maximum housing benefits for the lowlestiseholdncome levels

Actively seek new revenue sourcdacluding State, Federal and private/fuofit
sources, and financing mechanisms to assist affordable housing develofament
extremely low, very low and low or moderate income househalu$ first time
homebuyers.

Continue toexemptthe rehabiltation or remodeling of up to 4 dwellings of up to 1200
square fet each from Architectural Review Commission review. New rawutit

housing may
unless the dwellings are locatedagensitive or historically sensitive site.

be al l

owed

wi t h AiMi nor or Il nci

Assist in the production of affordable housing by identifying vacant or underutilized
City-owned property suitable for housing, and dedicate public propehtsre feasible
and appropriatéor such purposg as development projects are proposed

Community Development stafivill proactively provide information for properties
suitable for housings identified in the Land Use and Housing Elements

Evaluate and consider amending the General Rladetignate the 46 acres associated

wi t h

the for mer

County

Gener al Hospital as

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

Continue toupdate the Affordable Housing Incentives (Chapter 17.90, SLOMC) and
Zoning Regulations to ensure density bonus incentives are consistent with State Law.

Evaluate and consider increasing the regidenensity allowed in the Neighborhood
Commercial (CN), Office (O) and Downtown Commercial (CD) zoning districts. The
City will evaluate allowing up to 24 units per acre in the CN and O zones, and up to 72
units per acre in the CD zone, twice the curdansity allowed in these areas.

Evaluate howot patterng(i.e. size, shape, slopg)n

t he

Cityos

ability
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minimum number of dwellings on dadegal lot in the R, R3 and R4 zones,
regardless of lot size, when other property development standards, such as parking,
height limits and setbacks can be met.

6.29 Continue to pursue incentivés encourage development 8econdary Dwelling Unst
(SDUs). Possible incentivesinclude SDU design templates, flexible development
standardsfee reduction®r deferralspr other measures encourage the construction of
SDUs where allowed by zoning

6.30 Evaluate and consider adoptigbdivision andZoning Regulation€hanges to support
small lot subdivisions, ownghip bungalow court developmentiriinate the one acre
minimum lot area for PD oveay zoning, and other alternatives to conventional
subdivision design.

6.31 Considerscaling developmentmpact fees forresidential developmertiased onsize
number of bedrooms, and room counts.

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

Goa | 7 : Neighborhood Quality

Maintain, preserve and enhance the quality of neighborhoods, encourage neighborhood
stability and owner occupancyand improve neighborhood appearancgfunction and sense
of community.

Policies

7.1  Within established neighborbds, new residential development shall be of a character,
size, density and quality thaiespectsthe neighborhood character and maintains the
quality of life for existing and future residents.

7.2  Higher density housing should maintain high quality stéadsl for unit design, privacy,
security, orsite amenities, and public and private open space. Such standards should be
flexible enough to allow innovative design solutions in special circumstances, e.g. in
developing mixeéduse developments or in housimgthe Downtown Core.

7.3  Within established neighborhoods, housing shawtlbe located on sites designated in
the General Plan for parks or open space.

7.4  Within expansion areas, new residential development should be an integral part of an
existing neighborhood or should establish a new neighborhaatth pedestrian and
bicycle linkages that provide direct, convenient and safe access to adjacent
neighborhoods, schools and shopping areas.

7.5 The creation of walledff residential enclaves, or afeparate, unconnected tracts, is
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discouraged because physical separations prevent the formation of safe, walkable, and
enjoyable neighborhoods.

7.6  Housing shall besitedto enhance safety along neighborhood streets and in other public
and sempublicareas.

7.7 The physical design of eighborhood and dwellingsshould promote walking and
bicycling and preserve open spaces and views.

7.8  Encourage strategies and programs that increaseidomgresidency and stabilization in
neighborhoods.

Programs

79 Continue to mplement varied strategiesuch as early notification through electronic
media, website improvements, neighborhood outreach meetinggpetosure residents
are aware of and able to participate in planning decisions affectingntsighborhoods
early in the planning process.

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

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

7.12 Continue to develop and implement neighborhood parking strategies,inmgci@arking
districts, to address the lack of-and offstreet parking in residential areas.

713 Continue the Cityods NoactydenforceimentprdgrarBséor vi c e s
support neighborhood wellness.

Goal 8 : Special Housing Needs

Encourage the creation and maintenance of housing for those with special housing needs.

Policies

8.1 Encourage housing development that meets a variety of special needs, including large
families, single parents, disabled persons, the elderly, studetesansthe homeless, or
those seeking congregate care, group housing, siogha occupancy or ebousing
accommodationautilizing universal design

8.2  Preserve manufactured housmgmobile homegoarks and support changes iesh forms
of tenure only if suchchanges provide residents with greater legmgn security or
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8.3

8.4

8.5

8.6

8.7

838

8.9

8.10

8.11

8.12

comparable housing in terms of quality, cost, and livability.
Encourage manufactured homesSppecific PlamAreas by:

A) When the City considers adopting new specific plans, imdudolicies that support
owneroccupied manufactured home parkgth amenities such as greenbelts,
recreation facilities, and shopping services within a master planned community
setting. Such parks could be specifically designed to help address the needs of tho
with mobility and transportation limitations.

B) Establisling lot sizes, setback, and parking guidelines that allow for relatively dense
placement of manufactured homes within the master planned neighborhood.

C) Locaing manufactured home parks near puliliansit facilities or provide public
transportation services to the manufactured home parks to minimize the need for
residents to own automobiles.

Encourage Cal Poly Universityp continue to develop ecampus student housing to
meet existing and fute needs and to lessen pressure on City housing supply and
transportation systems.

Strengthen the role of ecampus housing by encouraging Cal Poly University to require
freshmerand sophomorstudents to live on campus

Locate faternitiesand sororities on the Cal Poly University campus. Until that is
possible, they should be located in Medittigh and High Density residential zonesar
the campus

Encourage Cal Poly Universitio develop and maintainfaculty and staff housing
consstent with the General Plan

Disperse special needs living facilities throughout the City where public transit and
commercial serviceareavailable, rather than concentrating them in one district.

Support continued efforts to implement thecunenti The Pat h Ho me: San
Countyds 10 Year Plan to End Chronic Homel

Encourage a variety of housing types that accommodate persons with disabilities and
promote aging in place, i ncl udlunitg, witharg o a |
emphasis on firsloor accessibility to the maximum extent feasible.

Encourage changes to City regulations that would support the special housing needs of
disabled persons, including persons with developmental disabilities.

Assist the homeless and those at risk of becoming homeless by supporting shelters,
temporary housing, transitionlabusing,and by facilitating general housing assistance.
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Programs

8.13 Continue toprovide resourceshat support local and regional solotis to meeting the
needs of the homeless and continue to support, jointly with other agencies, simglters
programs, such aslousing Firstand Rapid Rehousingfor the homeless and for
displaced women and children

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

8.15 Continue to look for opportunities in specific plan areastable for tenarbwned
mobilehome parks, cooperativa limited equityhousing, manufactured housjreglf
hdp housing or other types of housing that meet special needs.

8.16 Advocate developing more housirand refurbishing campus housirag Cal Poly
University.

8.17 Work with Cal Poly University Administration to secure designationonfcampus
fraternity/orority living groups.

8.18 Jointly develop andmplementa student housing plan amdntinue to supportgood
neighbor prograsi with Cal Poly StateUniversity, Cuesta College and City residents.
The program should continugo improve communicationna cooperation between the
City and the schools, setn campusstudent housing objectives and establish clear,
effective standards for student housing in residential neighborhoods.

8.19 Provide public educational information at the Community Developniagartment
public counter oruniversal desigrconcepts(i.e. aging in placejor new and existing
residential dwellings

8.20 Transitional Housing and Supportive Housing: Continue to allowesit@blishmenof
transitional and supportive housing all zoning districts where residential uses are
allowed.

8.2l Continue to look foopportunitie(land, retail or commercial space, motels, apartments,
housing units, mobile home parks) that can be acquired and converted to affordable
permanent housing andrpganent suppone housing for homeless m®ns and families.

8.2 Consider addition of an overlay zone to existamgl futuremobile home and trailer park
sites to provide constructive notice that additional requirements, such as rent stabilization
anda mobile home park conversion ordinanaay apply.
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8.23 Encourage the creation of housing for persons with developmental disabilities. The City
will seek grant opportunities for housing construction and rehabilitation specifically
targeted for persons wiitdevelopmental disabilities.

8.24 Continue to coordinatevith the County, social services providers and -poofit
organizations for delivery of existing, improved and expanded services, including case
management, drug, alcohol, detoxification, and médrgalth services.

8.25 Continueto engage the Homeless Services Oversight CouH8IOQ and Friends of
Prado Day Center=PDQ to identify, evaluate, and implement strategies to reduce the
impacts of homelessness on the City.

Goal 9 : Sustainable Hou sing, Site, and Neighborhood
Design

Encourage housing that is resourceonserving, healthful, economical to live in,
environmentally benign, and recyclable when demolished.

Policies

9.1 Residential developments should promote sustainability in theigmeplacement, and
use. Sustainability can be promoted through a variety of housing strategies, including the
following:

A) Maximize use of renewable, recyctedntent, and recycled materials, and minimize
use of building materials that require highidés of energy to produce or that cause
significant, adverse environmental impacts.

B) Incorporate renewable energy features into new homes, including passive solar

design, solar hot water, solar power, and natural ventilation and cooling.

C) Minimize themal island effects through reduction of hehsorbing pavement and

increased tree shading.

D) Avoid building materials that may contribute to health problems through the release

of gasses or glass fibers into indoor air.

E) Design dwellings for quiet, indoorsi@ out, for both the mental and physical health

of residents.

F) Design dwellings economical to live in because of reduced utility bills, low cost

maintenance and operation, and improved occupant health.

G) Use construction materials and methods that miaeinthe recyclability of a

buil dingbs parts.

H) Educate public, staff, and builders to the advantages and approaches to sustainable

design, and thereby develop consumer demand for sustainable housing.

I) City will continue torefer toa sustainable developnterating system, such as the

LEED or GreenPoinprograns when evaluating new development propasals

9.2 Residential site, subdivision, and neighborhood designs should be coordinated to make
residential sustainability work. Some ways to do this include:
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A) Design subdivisions to maximize solar access for each dwaelhdgite

B) Design sites so residents have usable outdoor space with access to both sun and
shade.

C) Streets and access ways should minimize pavement devoted to vehicular use.

D) Use neighborhood retgan basins to purify street runoff prior to its entering creeks.
Retentionbasins should be designed to \osually attractiveas well as functional
Fencedoff retention basins should be avoided.

E) Encourage cluster development with dwellings groupednaraignificantlysized,
shared open space in return for City approval of smaller individual lots.

F) Treat public streets as landscagadtkways usingcontinuous plambgs at least six
feet wide and where feasible, median planters to enhance, defindp drudfer
residentiaheighborhoods of all densities fraime effects of vehicle traffic.

9.3 Preserve the physical neighborhood qualities in the DowntBVamning Areathat
contribute to sustainabilitySome ways to do this include:
A) Maintain the overallsle, density and architectural character of older neighborhoods
surrounding the Downtown Core.
B) Encourage the maintenance and rehabilitation of hisityicdesignatedhousing
stock.

9.4  To promote energy conservation and a cleaner environment, enctleadgevelopment
of dwellings with energiefficient designs, utilizing passive and active solar features, and
the use of energyaving techniques that exceed minimums prescribed by State law.

9.5 Actively promote water conservatighrough housing and sitdesignto help moderate
the cost of housing.

9.6  Support programs that provide financing for sustainable home upgrade projects such as
installation of solar panels, heating and cooling systerater conservatioand windows
to improve the energy efice ncy of the City.6ds existing hol

Programs
9.7 Continue to ducate planning and building staff and citizen review bodies on energy
conservation issues, incl udi g ClimateActbnt y 6 s
Plan.Staff shallwork with applicants to achieve tli2i t y0s ener gy conseryv
9.8 Continue toprovide assurance of lorigrm solar access for new or remodeled housing
and for adjacent propertiespnsistent with historic preservation guidelinaad revise
regulatims found to be inadequate.
9.9 Continue to implementthe Wat er Quality C o AConstauttion Boar d
Stormwater Management Requirements for Development Projects in the Central Coast
R e g i, to reducethe amount ofmpermeable surface

9.10 Implemen Climate Action Plan programs thaincrease the production digr een o
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9.1

9.12

9.13

housingunits and projects and requirseuof sustainable and/or renewable materials,
water and energy technologies (such as, but not limited to solar, wind, or thermal).

Continue to pomote building materials reuse and recycling site development and
residential construction, including flexible standards for use of salvaged, recycled, and
Agreeno bui |l ontmegeth matCerntiyadlss constructi on
recycing programasdescribed in Chapter 8.05 of the Municipal Code

Consider mcentiviang dwelling units to a minimum size of 150 squarefeet consistent
with the California Building Code by reducedimpact fees and property development
standards

Considerparticipating infinancingprograns for sustainable homenprovementsuch as
solar panels, heating and cooling systenater conservatioandenergy efficient
windows

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

Policies

10.1

10.2

Administer City housing programs and benefits, such as First Time Homebuyer
Assistance or affordable housing lotteriesgiee preference to 1) persons living or
working in the City or wi2fpbrsonslivtingia Sa@ Luisy 0 s
Obispo County.

Cal Poly State University and Cuesta College should actively work with the City and

community organizations to create fons& environments around the Cal Poly Campus

by:

A) Establishing standards for appropriate student densities in neighborhoods near
Campus;

B) Promoting homeownership for academic faculty and staff in-Density Residential
neighborhood# the northern part ahe City, and

C) Encouraging and participating in the revitalization of degraded neighborhoods.

Programs

10.3

104

Continue towork with the County of San Luis Obisgor any land use decisions that
createsignificant expansion of employment in the unincorpettaareas adjacent to the
City to mitigate housing impacts on the City

Encourage residential developers gell or renttheir projectsto those residing or
employed in the City firdbefore outside markets
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10.5 Work with Cal Poly to address thiak betweerenrollment and the expansion of campus

106

housing programs at Cal Poly University to reduce pressure on the City's housing supply.

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

Goal 11 : Suitability
Develop and retain hoing on sites that are suitable for that purpose.

Policies

111

11.2

Where property is equally suited for commercial or residential uses, give preference to
residential use. Changes in land use designation from residential tesidential
shouldbe discouaged.

Prevent new housing development on sites that should be preserved as dedicated open
space or parks, on sites subject to natural hazards such as unmitigatable geological or
flood risks, or wild fire dangers, and on sites subject to unaccejaiels of marmade

hazards or nuisances, including severe soil contamination, airport noise or hazards, traffic
noise or hazards, odors or incompatible neighboring uses.

Program

11.3

The City will continue to ensuréhe ability of legal,nonconforminguses to continue
where newdevelopment is proposed.
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3.0 Implementation Tools

Resources/Incentives Available For Housing Activities

A variety of federal, state and local programs and resources are available to help imgiemen
Cityds housing goals and activities. -kinhese
incentives that help address housing needs. Thlts thefinancial resources, incentives, and

other tools thabhave been available telp addressdusing needs.

Availability of the resources is contingent on continued funding and is subject to change.
Furthermore, ofgoing economic uncertainties and budgetary constraints at all government levels
have curtailed many housing grant and loan progranWhile funding has been frozen for
several programs listed below, the resosimentinue to bésted in anticipation thatunding will

be renewed fosome programs.
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Table 1

Resources/Incentives Available for Housing Activigs

Resource/
Incentive

City of San Luis
Obispo Affordable
Housing Fund

Description

In-lieu fees paid by developers to meet inclusionary
housing requirements.

Any expense in support of
affordable housing development,
subject to City Council approval an|
adopted criteria (Res. No. 9263,
2001 Series).

Eligible Activities

low, very low, low, or moderate income) and t

Development Residential development projects that meet City afford{ 9 Affordable howsing projects
Services Fee housing standards faxtremely low,very low- and low | § Mixed-use developments witH
Waivers income households are ewpt from all fees related tg affordable units
planning, engineering and building review, processing| ¢  Senior housing projects
permits, and water and sewer meter heaks. Projects
with a combination of markette and affordable unit
receive thdeewaiver on a peunit basis.
Impact Fee Citywide development impact fees argeferred for | q Affordable housing projects
deferrals affordable residential units that: 1) exceed the minin| ¢  Mixed-use developments with
required under inclusionary housing stami$aror 2) are affordable units
built, owned and managed by the San Luis Obil ¢ Senior housing projects
Housing Authority, other government agencies, orfoot
profit housing agencies.
Density Bonus The City allows an increase in residential density wh ¢ Affordable housing projects
varies based on the type of affordable housadrémely| q Mixed-use developments with

affordable units

Minimum 10 years' participation; up to 10 properties

be added to the program per year.

percentage of total dwellings. ' Senior housing projects
Alternative When developers agree to construct extremely low, | § Affordable housing projects
Incentives low-, low-, moderate income or senior housing, the ¢ § Mixed-use developments witH
may negotiate an alternative incentive of comparable V| affordable units
to the density bonus, suas exceptions to developmel q  Senior housing projects
standards, direct financial assistance, or city installatio
off-site improvements.
Flexible A variety of flexible development standards is availa| § Affordable housing projects
Development for affordable and senior housing, and for the preservg § Mixed-use developments with
Standards and rehabilitation of historic homes and apartme affordable units
These include easing of parking standards and buill ¢  Senijor housing projects
setbacks, height and lot coverage exomst (with| q  Historic homes and apartmen
approval of Planned Development rezoning), 1 Planned residential
provisions for restoring noeoonforming residentia developments
buildings following a fire or other disaster. 1 Non-conforming residential
restoration
GrantsIn-Aid GrantsiIn-Aid funds are available annually to assist so{  Not-for-profit social service
Funds service and housing providers with special, -necurring and housing providers
costs to augmenffardable housing programs.
Mills Act Program | Reduces property taxes on historic residential 9 Historic preservation
commercial properties in| q Residentalrehabilitation
preserve, and in some cases, improve the pyp ¢q Mixed-use historic

rehabilitation
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San Luis Obispo | A nonprofit loan fund created toérease the supply ¢ § Acquisition of improved or
County Housing | affordable housing in San Luis Obispo for very {plow- unimproved sites/buildings
Trust Fund and moderate income households. 1 Construction, conversion, or
rehabilitation
1 Project planning and pre
development
First Time Home | This program provides substantial down paym 9 Purchase of affordable housing
Buyers Program | assistance to eligible households through the Stat units
California's BEGIN program.Under thisprogram low | q Low and moderatéhcome
and moderate income, first time homebuyers may qug { First time homebuyers
for down payment asgence for eligible projects.
Assistanceis provided at 3% simple interesPeriodic
payments are not required during the term of the loa
insure an affordable monthly payment for the borrower
Technical Technical assistance is available to help reny  Affordable housing
Assistance homeowners, housing developers, and -foofrofit developments
housing developers find, design, fund or build affordg q Marketrate housing
housing. developments
9 Housing consumers
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State Resources

California Department of Housing and Community Developmen

Affordable
Housing
Innovation
Program: Local
Housing Trust
Fund Program
(LHTF)

Helps finance local housing trust funds dedicdtethe
creation or preservation of affordable housing.

1

Loans for construction of low
income senior housing projec

Affordable
Housing
Innovation
Program:
construction
Liability

Insurance Reform
Pilot Program

Reduce insurance rates for condominium dewelent, by
promoting best practices in construction quality control

E ]

Construction oversight
Monitoring activities

Affordable
Housing
Innovation
Program:
Practitioner Fund

Provide acquisition financing to prpalified developers
for the development angreservation of affordable
housing

Property acquisition

Affordable
Housing
Innovation
Program: Loan
Fund

Provide quick acquisition financing for the redevelopme
or preservation of affordable housing.

Property acquisition

Affordable
Housing
Innovation
Program:
Innovative
Homeownership
Program

Increase Homeownership opportunities for Californiang
with lower incomes.

TBD

Building Equity
and Growth in
Neighborhoods
Program (BEGIN)

Reduce local regulatory barriers to affordable ownershi
housing, and providdownpayment assistance loans to
qualifying firsttime low- and moderatincome buyers of
homes in BEGIN projects.

Second mortgage assistance
projects facilitated by local
regulatory incentives

CalHome SeK
Help Housing
Technical
Assistance
Allocation
(CalHome SeK
Help)

Fund technical assistance for pprofit programs that hely
low and moderate income families to build their homes
with their own labor.

Training, supervision of low
and moderaténcome sekhelp
homebuilders.

Emergency
Housing and
Assistance
Program
Operating Facility
Grants (EHAP)

Provide facility operating grants for emergency shelters
transitional housing projects, and supportive services fi
homeless individuals and families.

E ]

Operations and administration
Residential rent assistee
Capital for development
activities
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Emergency Fund capital development activities for emergency 1 Site acquisition
Housing and shelters, transitional housing and safe havens that proy 9  Construction
Assistance shelter and supportive séces for homeless individuals | ¢  Conversion costs
Program Capital | and families. 1 Rehabilitation
Development
Component
(EHAPCD)
Exterior Grants for local and neprofits to help lower income 1 Modifications to rental housin
Accessibility rental tenants with disabilities make exterior nfisdiions or property to make it
Grants for Renterq to their rental housing to make it accessible. accessible to persons with
disabilities
Gov er nor {Aninteragency effort to refinance loans for new projectt § Construction
Homeless that promse affordable housing. Funding development| § Rehabilitation
Initiative (GH) permanent supportive housing for persons with severe| q Site acquisition
mental illness who are chronically homeless.
Housing Urban Providefunding for parks related to housing developme| § Creation of new park and
Suburbarand in urban, suburban and rural areas. recreation facilities or
Rural Parks improvement of existing
Program Prop 1C facilities
Infill Assist in the new construction and rehabilitatién 1 New construction,
Infrastructure infrastructure that supports highdensity affordable and rehabilitation, and acquisition
Grant Program mixediincome housing in locations designated as infill. of infrastructure.
Mobile home Park| Funds awardetb mobilehome park tenant organizatiol § Mobile-home park acquisitio
Resident to convert mobilehome parks to resident ownership. and development
Ownership
Program
(MPROP)
Multifamily Low interest loans to developers of affordaiieltifamily |  Project development
Housing Program:| rental and transitional housing projects for lower incq q Capital costs
General tenants. 1 Property acquisition
component (MHP f On and oftsite improvements
General) 1 New Construction & rehab
Prop 1C
Multifamily Low-interest loans to developers of permanent afford{ 1 Project development
Housing Program:| rental housing developments that contain suppol 9§ Capital costs
SUppOI’tiVG housing units. 9 Property acquisition
Housing f On-and oftsite improvements
component (MHP
SH)
Predevelopment | Provide predevefament capital loans to finance the star] § Construct, rehabilitate, convert
Loan Program of low income housing projects. or preserve lowincome
housing
i Site control, acquisition,
technical
studies/reports/plans, and fe
Brownfield Provides grants and&ns to support site clean up to 1 Cleanup, mitigation, and
Program support infill development with 15% affordable units or remediation
Prop 1C supportive housing. 9 Technical oversight
1 Capitalization of operation and

maintenance fund
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Joe Serna, Jr. 100% match of local funds to finance the new 9 Costs related to the
Farmworker construction, rehabilitation and acquisition of owner dewelopment and ownership
Housing Grah occupied housing units for agricultural workers, with a of housing for agricultural
Program (Serna): | priority for lowerincome households. workers
Ownership
Component
Joe Serna, Jr. 100% match of local funds to finance the new 1 Activities incurring costs in the
Farmworker construction, rehabilitation and acquisition of rental development of rental
Housing Grant housing units for agcultural workers, with a priority for housing for agricultural
Program (Serna): | lower-income households. workers.
Rental Componen
Office of Migrant| Provide safe, decent and affordable seasonal rental 1 Construction
Services (OMS) | housing and suppbservices for Migrant farmworker 1 Rehabilitation

families during the peak harvest season. 1 Maintenance

9 operation
Multifamily Low-interest loans to developers of permanent affordalf § Capital costs
Housing Program:| rental haising developments that contain housing units| { Property acquisition
Homeless Youth | homeless youth housing units. 1 Refinancing
Component 1 On- and Offsite improvements
(MHP-HY)
California Housing Finance Agency

California Collaboration with lenders to offer below market r{  Downpayment loans  td
Ho me b uy e | downpayment loans. moderate, low-, and very low
Down payment income households
Assistance
Program
(CHDAP)
Affordable This program allows borrowers to combine a CalHFAf|  Loans to moderate low-, and
Housing mortga@ loan with down payment and/or closing ¢ very lowincome
Partnership assistance from an Affordable Housing Program Partng
Program (AHPP)
Housing Enableq HELP Program and other belemvarketrate financingand q Low- and moderate incom
by Local | deferred loans dr local government and neprofits affordable single and multt
Partnerships producing affordable housing development. family housing
CaHLIFi Provides primary mortgage insurance for herdjualify |  Firsttime homebuyers
California borrowers, expanding home ownership opportunities. 1 Low- and moderate income
Housing Loan homebuyers
Insurance Fund 1 Workforce housing loans
CalHFA Various programs providing lower cost loans, such g 9§ Firsttime homebuyers
Conventional 30-year fixed, interest only PLUS, 4@arfixed M Low- and moderate income
Loans home buyers
CalHFA Down Various programs providing loans for down paymel q Firsttime homebuyers
payment such as California Homebuyer's Dowayment| q Low- and malerate income
Assistance Assistance Program (CHDAP) home buyers
Self-Help Builder | Provides a source of financing to nonprofit 501(c) 1 Site acquisition
Assistance corporations who use sdilp type construction fol 9§ Site development,
Program affordable housing 1 Home construction
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Builder-Lock Builders/Developers may purchase forward commitm¢ 9§ Housing constru@on
Program for permanent first mortgage financing for CalHF

eligible borrowers tied to their construction/marketi

program at single family nelwome development

anywhere in the state.

California Infrastructure and Economic Development Bank
CIEDB1 Provides lowcost financing for public infrastructure { § Streets, drainage, parks, figb
California support housing and economic development. safety facilities, transit
Infrastructure and improvements, parks, lighting
Economic
Development
Bank
California Tax Credit Allocation Committee

Low-Income Tax credits available to individuals and corporatiQ 9§ Acquisition
Housing Tax| investing in lowincome rental housing. Tax credits §  Housing rehabilitation
Credit issued hrough the State and sold to corporations | ¢ New construction

others with high tax liability, with proceeds used

housing development.
Multi-Family Cooperate with nomprofit housing providers teenable| | Affordable housing projects
Housing Revenue| issuance of mukfamily housing revenue bonds 1 Mixed-use developments with

Bonds

1

affordable units
Senior housing projects

Mental Health
Services Act
(MHSA) Housing
Program

Provides funding for the development of perman
supportive housing for individuals with serious men
illness and their families, as appropriate, who are homg
or at risk of being homelessness.

1

Costs associated with the
creation of permanent or
supportive housing.

California Department of MentaHealth (DMH), the Californ

(CalHFA) and the County Mental Health Direc

ia Housing Finance Agency
tors Association

Mortgage Credit | Federal tax credit for low and moderate incom|  Firsttime homebuyer's
Certificate homebuyers who have not owned a home in the past assistance
years.
Emergency Provides grants for substantial capital repairs to eligiblf § Rehabilitation
Capital Repairs multifamily projects that are owned by private nonprofitf ¢ Modernization
Program entities. 1 Retrofitting
AssistedLiving To provide private nonprofit owners of eligible 9 Physical conversion of existin
Corwversion developments with a grant to convert some or all of thef project units, common an

Program (ALCP)

dwelling units in the project into an Assisted Living
Facility (ALF) for the frail elderly.

services space

Economic Enhance the security of section 108 guaranteed loans { § Acquisition
Development improve the viability of the same Section 108 assisted | { Rehabilitation
("Competitive project. f New construction
EDI") Grants 1 Infragructure
I Historic preservation
1 Economic development
Shelter Plus Care| Grants for rental assistance, in combination with  Tenantbased rental assistance
(S+C) supportive services from other sources, to homeless 1 Sponsoibased rental assistanc
people. 1 Projed-based rental assistance
Historic Provides a 120% onetime, IRS tax credit on eligibl{  Rental housing rehabilitation
Rehabilitation Tax| rehabilitation costs for pr&936 and National Registd§ 1 Mixed-use projects
Credit historic properties. Work must follow Secretary of { ¢ Seismic strengthening
Interior rehabilitation stndards. § Ownership housing ineligible
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Federal Resources

United States Department of Housing and Urban Development

Community Grant awarded to the Cignnually on a formula basis {  Affordable housing constructio
Development fund housing and economic development for Joand | 9§ Historic preservation
Block Grants moderate income persons. ' Property acquisition for housin
(CDBG) 1 Housing rehabilitation

9 Public services and facilities

1 Codeenforcement

9 Fair housing activities

9 Economic development
HOME Grant program specifically for housing. 1 Single or multi-family housing
Investment acquisition/rehab/constructior

Partnership 1 CHDO Assistance
(HOME) Program  Administration
Emergency Grant awarded on an annual formula basis for shelter]  Homelessness prevention
ShelterGrant services to homeless persons. 1 Continuum of care
Program (ESG) 9 Operating expenses
Housing Funds available countyide for suportive services an{ Y Rental assistance
Opportunities for | housing for persons with HIV/AIDS. 1 Social services
Persons With 1 Housing
AIDS (HOPWA)

Federal Home Loan Banlof San Francisco
Affordable The Affordable Housing Program provides grants and | § Acquire, construct, or

Housing Program
(AHP)

subsidized loans tbhanks tosupport affordable rental
housing and homeownership opportunities.

1

rehabilitate rental housing
Provide homebuyer down
payment or closing cost
assistance

Cover the cost of homebuyer
pre- or postpurchase
counseling

Access to Housing
and Economic
Assistance for
Development

Provides grants to support economic development and
housing projects during the conception and early
development stages.

Activities related to the creatio
of low- and moderaténcome
housing

(AHEAD)
Program
Private Resources
Youthbuild Vocational training for organizations to fund projects to|  Program support

assist higkrisk youth learn housing construction and
rehabilitation skills and complete their high school
education as they construct housing for{fimeome and

homeless psons or families.
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Chapter 4

QUANTIFIED OBJECTIVES

410 Overview

State housing law requires that each jurisdiction identify the number of housing units that will be

built, rehabilitated and preserved during the Housing Elent 0 s pl anning per.i
projections are ter med Aquanti fied objective
community to evaluate its progress toward meeting key housing raeblkelp prioritize

planning and funding efforts. Theare based on h e  Qiousingdneeds assessment and
regional housing needs allocatjiand are adopted policy. However, San Luis Obispo cannot
guarantee these objectives will be met, given limited financial resources, costs to provide public
facilities to serve newealelopment, and the growingatewide gap between housing costs and

i ncomes. Meeting the Cityds quantified housi
market forces, developers' and lenders' financial decisions and the availability pStataland

Federal funding.

According to state housing law, a jurisdiction may take créovvard meeting RHNA
requirementdetween the base year of the RHNA peridanuary 1, 20149nd the beginning of

the new planning perio@une 30, 2014for dwellingsthatare approved, permitted and/or built

during this time periodThese units ar e t henRHBA dldcationtot ed f r
determine the balance of site capacity that must be idenfgiidtbusing

To credit units affordable to lowerand moderatéincome householdsoward the RHNA
requirementa jurisdiction must demonstrate the units are affordable based on at least one of the
following:

1 Subsidies, financingdeed restctionsor other mechanisms that ensure affordability
(e.g., MHP HOME, or Low-Income Housing Tax Credit (HTC) financed projectsr
inclusionary units);

T Actual rents; and

1 Actual sales prices.

4.20 Housing Construction Completed
Table 2 shows the number of new housing uraigproved,permitted,under construction or
completed between January 1,12@&ndJune30, 2014. These unitare credited toward meeting

the Cityds quant i ffiveygar gldnging periad Vremaduatyd,r20htg t h e
June30, 2019.
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Table 2
Dwellings Approved, Under Construction or Built, January 1, 2047 June 30, 2014
Project Name/Address Approved, Total Units by Income Level (A) Sale
Under Units | e (v | L I M| AM (B) Rent
Construction (n/a) Market
or Built* rate
Laurel Creek/861 Orcutt Approved 117 2 115 (A)
Marsh StreeCommons, 679 Under 4 4 (A)
Marsh Construction
Individual dwellings various Built (n/a)
Individual dwellings, various Under 8 8 (A)
Construction
Individual dwellings, various Approved 3 3 (A)
addresses
Moylan Terrac851 Humbert Approved 69 2 14 | 11 | 42 (A/B)
Street
Garcia MXD/774 Caudill Approved 4 4 n/a
1404 Chorro Approved 4 4 (A)
ROEM/313 South Street Approved 42 5 28 9 (B)
Icon/1340 Taft Street Approved 7 1 6 (B)
Wingate/3275 Orcultt Approved 142 2 8 20 | 112 (A)(B)
520 Perkins Lane Approved 2 2 A)
3335 Broad Street Under 4 4 (A)
Construction
Village at Broad?238 Broad Approved 2 2 (B)
Street
Alano Project/18041814 Osos Approved 3 3 (B)
Street
Pacific Courtyards/1327 Osos Approved 9 1 8 (A)
Street
Chinatown MXD/847 Palm Stree| Approved 32 2 30 (A)
Bridge Street MXD/215 Bridge | Approved 23 1 22 (A)
Heil Mixed Use/3229 Broad Under 8 8 (B)
Street Construction
863 Pacific Street Approved 4 4 (A)
1175 Murray Approved 3 3 (B)
Garden Street Terraces Approved 8 8 (A)
Serra Meadows/Tract 2342 Under 56 56 (A)
Construction
Serra Meadows/Tract 2353 Approved 121 121 (A)
King/Tract 2428 Approved 197 26 | 171 (A)
1340 Taft Approved 6 1 5 (n/a)
667 & 679 Morterey Approved 23 23 n/a
2125 Rachel Approved 1 1 (A)
907 Rachel Approved 17 17 (A)
Totals 902 5 33 |40 [ 63 | 778

Source: Community Development Department, City of San Luis Obisgd, 20
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4.30 Housing Construction Objectives

Table3showstleCi t yds r egi on al hdusing sonstrugtiomfer daduary 180 n e w
throughJune 32019. It includesCity construction objectives fatetached (SFH) and attached
(MFH) housing typesboth rental and fesale units

Table 3
Regonal Housing Need Allocation, City of San Luis Obisp920142019

Regional Housing Need Allocation

Income Category (% of Single Family | Multi -Family Total Percent of Total
County Median Income) Dwellings Dwellings RHNA
Extremely Low (< 3096) 0 142 142 12%
Very Low (3050%) 0 143 143 13%
Low (51-80%) 72 107 179 16%
Moderate (81120%) 81 121 202 18%
Above Moderate (> 120%) 191 287 478 42%
TOTAL UNITS 344 800 1,144 100%

Source: San Luis Obispo Council of Governmerfgbruary2013
'Given the dep subsidies needed to construct extremely low andlearyncome singleamily units, most
housing for these income groups is expected to be-fantily units.

Thenew housingbjectives are based on an assumed construction ratio of single familjtito mu
family housing of 40:60For extremelylow andvery low income categoriesio sngle-family
housing production is anticipategiven the high cost and deepblic subsidies needed for this
type of housing. To meébusing needs for #seincome categaes it is likely that virtually all

of the units will be higher density, mufamily rental housing.

4.40 Identification and Preservation of AtRisk Units
a. Inventory of At-Risk Units

Dwellings built with some form of government assistance or dybsipically must remain
affordable to extremely low, very low, low or moderate income households for a specific period.
As part of the housing element update, State law requires an analysis of assisted housing
developments that may lose their afforddpilprovisions during the next 10 years due to
termination of subsidy contracts, mortgage prepayment, or expiration of restrictions on use.
These units are said to berak of conversion to markeate housing. In addition, jurisdictions

also must desitre measures to preventrak from converting to market rate. There are several
reasons why governmeassisted housing might convert to maskae housing, including
expiring subsidies, mortgage prepayments, or most commonly, expiration of affoydabdit
resale restrictions. A 4¢ear affordability requirement is common; however, the term varies
depending upon the source and terms of funding.
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The analysis applies to nasfamilgrentgaldhousimguhstivasg de v
developedvith or that receives governmental assistance under a number of federal, state or local
housing programs. Such developments may include units receiving funding under a variety of
government programs, such as HUD Section 8, HUD Section 202, IRS Sectidaxd4Zredit

projects), federal Community Development Block Grants and local programs using inclusionary
housing requirements,ieu fees and density bonuses.

Appendix J includes an inventory of subsidized or assisted housing developments in San Luis
Obispo. Nevertheless, Housing Element programs 3.8 and 3.12, and quantified objectives have
been incorporated into the Housing Element to discourage affordable housing removals and to
help track and preserve these affordable units. Program 3.13 calig Gty to work with the
Housing Authority of the City of San Luis Obispo, rpiofit housing agencies and community
housing development organizations to help preservislaunits and rehabilitate residential and
compatible commercial buildings to exphaffordable housing opportunities and prevent the
loss of affordable housing.

The City has had several success stories over the past Housing Element planning period
preserving affordable housing units at risk of losing their affordability. Below arexamples
where the City was able to preserve affordable housing:

1. 1500 Madonna Road This property is approximately 7 acres in size and includes 120
residential apartment units. The project was constructed in 1971 and was deed restricted
as affordable haing under a HUD Section 236 loan since occupancy. This loan came to
maturity on March 2, 2012, and the property owners decided to sell the property. City
staff worked with the new property owner to preserve all of the units as affordable
housing throughatx credits and tax exempt bonds to help finance the acquisition and
rehabilitation of the property and units.

2. 542 Hathway Avenué Sojourn Services, Inc. acquired the property in 2001 and made it
available to extremelow income individuals with developental disabilities. The
property includes a thragnit apartment building consisting of two one (1) bedroom units
and one (1) studio unit. In 2012, the property went into foreclosure and the affordable
housing units were atsk of being lost and the tants evicted. In order to preserve the
units for affordable housing, the City provided a $95,000 grant to assi§tolirties
Community Housing Corporation (TCCHC) acquire the property.

Based on information provided | bonprofithheusingi t yos
providers, and the State Housing and Community Development Departmentatbeteo
affordable housing developments at risk of losing its affordability restrictions and converting to
market rate between January 2014 and January 2024Anderson Hotel and Judson Terrace
Homes. The properties are discussed below.

49



City of San Luis Obispo Housing Element, January 2015

Table 4
At Risk Units in San Luis Obispo, 20142024
, : Expiration . Assisted
Project Housing Type Date Total Units Units
Anderson Hotel Very .LOW I'ncome, 2021 70 70
Senior, Disabled
Judson Terrace Home Low Iacom_e, Senior 2021 107 43
ousing
Total Units at Risk 113

Source: HASLO, Judson Terrace Homes 2014

1. Anderson Hote(Monterey Arms)

The Ander son Hot el was

Anderson Hotecated at the east corner of Morro and Monterey Streets

Source: Community Development Department, 2014

remodel ed

n the

1970«

efficiency apartments, each with a bathroom and kitchenette, designed for one or two persons.
The units were made fafdable utilizing an ongoing HUD grant program. The Housing
Authority master leased the Anderson Hotel from its current owner, 995 Partnership, in 2001 to

provide affordable rental housing for vdow income persons, primarily elderly and disabled

persors.

Rents at the Anderson Hotel are made affordable to-le@ryincome elderly and disabled
residents through a HUD Section 8 Rental Assistance grant. This gragtvatbrtenant rent

payments (30 percemtf their income) and downstairs commercial rastp pay for orgoing
operating costs, and the master lease payments to the property owner, 995 Partnership. Several
items place this affordable housing at risk: 1) the property is privately owned and there is no
regulatory agreement on the property ondgterm commitment assuring its ongoing use as
affordable housing, 2) the HUD operating grant funding is awarded annually, and could be
owner could opt out
payments to the owner, 9¥artnership, are increasing at a rate that exceeds increases in grant
and tenant rental revenue, jeopardizing financial sustainability, 4) the property is a 1926 building

di scont i

nued

or t he
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in need of substantial lorgrm capital improvements which are not covered undeHtbB
grant, and not paid by the property owner under the terms of the master lease.

2. Judson Terrace Homes

Judson Terrace Homg®catednear Sinsheimer Park
Source: Community Development Department, 2014

Judson Terrace Homes is an affste community operated by American Baptist Homes of the
West (ABHOW). The development is comprised of studio and one bedroom apartments for
seniors. Judson Terrace Homes offer a variety of resources for seniors including meals, health
services and educatial classes. The project currently has a 40 year affordability agreement
through HUD, which began in 1981. In 2011, the City of San Luis Obispo awarded Affordable
Housing Fund money to assist with repairs of housing units.

b. Cost of Preservation versa Replacement
Construction of Replacement Units

The estimated cost to build 113 comparable units, based on recent land and construction
estimates in San Luis Obispo, highlighted in Appendix C, is approximately $64,000 in land cost
per unit, and $130,00€onstruction cost per unit, for a total cost of approximately $200,000 per
unit including fees. The cost to replace 113 units would be approximately $23 million dollars.

Preservation

Preserving the units can be accomplished through specifiedtdomgrent subsidies ana
recorded regulatory agreemamntthrough property acquisition by the Housing Authority. Rent
subsidies will cost approximately $850,000 annually, without adjusting for inflation. Sources of
rental subsidies could include Project 8asSection 8 if the Housing Authority were to acquire
the property. HUD might also extend the term of its existing rental subsidy contract to a longer
term if a longterm regulatory agreement were recorded on the property.
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c. Funding for Preservation ard Renovation
Funding sources that could be used for property purchase and renovation include:

A) City Affordable Housing Funds (totaling approximately $2.2 million in June 2014)

B) Countywide Housing Trust Fund (over $4 million lman funds available in Odber
2013)

C) Urban County CDBG Funds (City and County of San Luis Obispo funds)

D) Urban County HOME Investment Partnership funds (HOME Program)

E) Low-Income Housing Tax Credits

F) State MultiFamily Housing Program (Iosmterest loans and grants)

G) Federal Home Loandhk Affordable Housing Program grants

Some of the methods for addressing this challenge will be further addressed through Policies and
Programs 2.112.11, 2.13, 3.2, 3.43.8, 3.10 and 3.12 that focus on preserving affordable
dwellings.

d. Conclusion

Overall, costs of preserving the current 113isk affordable units in the City would be much

less than letting these units convert to marké& housing and having to construct new units.
The Housing Authority has indicated its strong interest in dnititato purchase the Anderson
Hotel, improve it, and preserve it as permanent affordable hqueihge ABHOW has
expressed full interest in renewing their agreement to keep their 43 senior units affordable after
2021.

4.50Rehabilitation and Preservation Chjectives

The Cityods affordable housing stock is a valu
necessary and feasible, rehabilitated rather than demolished. By enforcing City building and
zoning codes, the safety, quality and durability of taxgs homes and neighborhoods is
enhanced, thus maintaining the housing stocko:¢
primary beneficiaries of preservation and rehabilitation programs are renters aitdove
homeowners. Tablé lists the numbe of units to be rehabilitated, preserved or financially
assisted, and the number of conservation/code enforcement cases during the planning period.
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Table 5
Rehabilitation, Preservation, and Conservation Objectives
January 2014 to June 2019
Type of Unit Extremely Very Low | Moderate Total
Low Low
REHABILITATION
Singlefamily rehab 3 7 20 0 30
Multi-family rehab 5 20 50 0 75
Historic preservation
rehab - - - 10 10
Mobile Home$
Manufactured tdusing - 5 5 10 20
TOTALS 8 32 75 20 135
PRESERVATION
At-risk units preserved 20 50 - -- 70

CONSERVATION/CODE ENFORCEMENT
Code enforcement
case$
TOTALS 95 125 100 100 350
FINANCIAL ASSISTANCE

75 75 100 100 350

CDBG/HOME Grant

Funds 25 2 2 ° ®
Affordable housing 15 25 35 75 150
fund

TOTALS 40 50 60 75 225

Source: City of San Luis Obispo, Community Development Departraétt.
'Building Code violations or life safety/health code violations

4.60 Quantified Objectives Summary

Quantified objectives describe number of units, by incaategory, to be built, rehabilitated,
preserved (atisk housing), and conserved; and the number of housing units to receive financial
assistance to ensure affordabilityThe quantified objectives include the following types of
housing:

Construction

A) Rentl housing

B) For purchase
Rehabilitation

C) Owner occupied

D) Renter occupied
Preservation

E) At-risk housing units
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Conservation
F) Multi-family dwelling inspections
G) Code enforcement/corrections
Financial Assistance
H) City Affordable Housing fund
[) City utilities and impacfeedeferrals

During the Housing Element's planning period from Januafiyt 20 June2019, the City will
accommodate a net increase bii44 dwellings. TR quantified objectiveppromote the
development ohousing that meets affordability standards tfog income groups in the same
proportion as the RHNA allocation, and emphasize production of -fantily, higher density
housing, where appropriate.| A hough not <counted toward meetii I
because it is located just outside cityilis, housingdeveloped by Cal Poly University on and

adjacent to the campus on State ltiad been and will continue to play a key role in meeting

City housing needs

As describedin Table, and as all owed by State La@awe t he
number of dwelling unitapproved, under construction built between January 1, 28 and

June30, 2014. These units are deducted from the RHNA number for each income category to
establish the Cityds housingElcomeasntraustploanmibn
January 1, 204to June30, 209. The Ci t yos adbp2bdnmeleng uniisHNdAof i s
these386are low, verylow or extremely low income.

Table 6
Remaining RHNA Need Based on Dwelling Unit&pproved, Under Construction or
Built, January 1, 2A4to June 30, 2014

A B A-B
New Dwelling Units Remaining RHNA
Income Category Construction Approved, Under Need, Dwelling
Need Construction or Built Units
(RHNA)
ExtremelyLow (< 31% of 142 5 137
AMI)
Very Low (31:50% of AMI) 143 33 110
Low (51-80% of AMI) 179 40 139
Moderate (81120% of AMI) 202 63 139
Above ModerateX120% of 478 478 0
AMI)
TOTAL RHNA UNITS 1,144 619" 525

Source: City of San Luis Obispo Community Development Departmernt, 201
1No credit allowed for theumber ofabove moderatanits built that exceed RHNAActual above moderatanits =
778
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Table 7
Quantified Objectives Summary, January 2047 June 2019
. e . . Financial

Income Level Construction | Rehabilitation Preservation | Conservation Assistance
Extremely Low 142 8 20 95 40
Very Low 143 32 50 125 50
Low 179 75 0 100 60
Moderate 202 58 0 100 75
Above
Moderate 478 0 0 0 0
Total Proposed
Dwelling Units 1,144 127 70 350 225
Less Units
Approved,
Under 619 0 0 0 0
Construction or
Built

Balance to be

completed, 525 127 70 350 225
6/30/14-6/30/19

Source: City of San Luis Obispo, Community Development Deparira@iv

Table7s ummari zes the Cityos quan tyear plaardng pegod.s i n g
An evaluation of the residential devptoent capacity andwellings approved, built or under
construction results in a remaining housing nee82&%new dwellingunits during the housing

el eme nt 6 perigu.lAdhough timegjuantified objectives are theoretically achievable, they

are not spcific development quotas. The City intends to use the financial, planning and
administrative resources at its disposal to accompligetitgectives, but cannot guaranteeythe

will be achieved given limited financial resources, economic uncertaintgpeamdienfinancial
decisions regarding housing development, andaige gap between housing cost amddian
County rireanesdAchevisgthe quantified objectives will hinge largely upon private
devel opment deci si ons veaaga additibnal Federdl, \State ordooal | i t vy
funding to meeextremely lowyery-low, low- and moderate income housing needs.
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Appendix A

Community Profile

To understand San Leds, &der@ographip prdfile of the commumity isn e
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 &te 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 Censusdori@a
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 TablelA 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 redikshia the City of

San Luis Obispo in 2013.

Table A-1
Population Growth, 20052013
City of San Luis Obispo | San Luis ObispoCounty California
Rate of Rate of Rate of
Population Change | Population Change Population Change
(%) (%) (%)
200 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
2000 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 Ci t ytérm poputatiog growth rate has reflected slow, steady growth of one percent or

less per year. From 20850 1 3, the Cityds population, decr e
starting from 2005, and increase slightly for the next six ydaumsing 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 p epoulatiort grew anmudhlly ait hates r&ngiagtfr@6sto 3.34

percent.
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Table A2 shows the average annual growth rate in population for the City, County, and State
between 1990, 2002010, and 2013The relativelyrecent fow growth is apparenbetween

2010 and 2013, when theit€ populationincreasednly 0.2 percent The average annual growth

rate for the County wathe sameat 0.2 percentper year and he St at e 6was2pr owt h
times higher for theame period Between 2@0 and 2A.3, City, Countyand State saw their
averageannual growth rates drop slightly compare@®90to 2Q10.

Table A-2
Average Annual Population Growth, 19962013
San Luis Obispo City, County, and State of California

Cit County State
Average Average Average
Population é?gvlﬁ: Population ép:vl:/{ar: Population é?c?vl\J/S:
Rate (%) Rate (%) Rate (%)
1990 41,958 - 217,162 - 29,760,021 -
2000 441D 0.5 246,681 14 33,871,648 14
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, 2@48ljfornia Department of Finance, 2®
The California Department of Finance predict

population will grow by almost 11.5 million to slightly greater than 48 million ressdérhis 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 andadtsmunities. Table 8 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, 2012030

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% 0.720 1.0%

Source: Regional Growth Forecadbr San Luis Obispo Council of Governments,120 California
Department of Finance, 20

SLOCOG projections for the Counghowan annual growth rate @.72 percentThis annual
growth rate is their mideirange projection. SLOCOG loand highrange projectiongorecast
County annual growth rates @f.64 percentand 0.79 percentrespectively. For the City,
SLOCOG projects a continuation of the relativelgw growth rates experienced between 2000
and 2@0, with a 040 percent annual growth rate to 2030.
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The General Plan Land Use Element (LUE) includalicigs to accommodate an eventual City
population of 572200. At a0.5 percent growth rate, the City's anticipated residential capacity

would be reached by the year 2057.

a) Age Composition

San

Lui s

Obi spobs

a g e4 gnd goaphially & the ferm sfta popuiation n
pyramid in Figure Al. When compared with the County and State, San Luis Obispo has

Tab

significantly lower percentages of children, teens and adults in the primary childbearing years of

25-44. The City however has a relativdligh 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?i&re by far the largest age group in the City.
C 0 mp 0 n-2Aig order$ of magrstudd greatergharatige €oudtyBand
State. With 35 percent of residents being ag24,8he City hasearly a 2.5 times greater share

The

Cityods

of these young adults than the County, and nearly 3.4 times greater share than the State. As

discussed in AppendiB, this demographic trend has important implications for the San Luis

Obispo area housing market in termsotising type, tenure and demand.

A

Table A-4

e Distribution, 2010

San Luis Obispo

San Luis Obispo California
Age County
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% 10500,587 28%
45-64 8,866 20% 76,369 28% 9,288,864 25%
65+ 5431 12% 41,022 15% 4,246,514 11%

Source: U.S. Census, PO
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Figure A-1
San Luis Obispo PopulationPyramid, 2010

80-84
70-74
60-64
50-54
40-44

Age Group

30-34
20-24
10-14
Under 5

7500 6000 4500 30001500 0 1500 3000 45006000 7500
Population

E Male

B Female

Source: U.S. Census, 2010
b) Race and Ethnicity

As shown in Table A, 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 an
County were of white and nedispanic 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 #dispanic 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 Slaaifiers

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 Populatiod9902010
Ethnicity City County State

1990 | 2000 | 2010 | 1990 | 2000 | 2010 | 1990 | 2000 | 2010
White 886 | 787 | 758 | 89.3 | 76.1 | 71.1 | 65.6 | 46.7 | 40.1
Black/African - 19 | 13| 10 | 22 | 19 | 19 | 81 | 64 | 58
American
American

Indian/Alaska Native 0.5 0.4 0.3 0.8 0.6 0.5 0.7 0.5 0.4

Asian or Pacific

5.2 5.3 5.2 2.9 2.7 3.1 104 | 111 | 131

Islander
Other 0.1 0.2 0.2 0.1 0.1 0.3 0.2 0.2 0.2
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 | 37.6
Any Race

Source: U.S. Census 1990, U.S. Census 2008. Census 2010

Table A6 shows that growth in thidispanic population is expected to continue. By 2025, the
California Department of Finance projects tha
be Hispanic. The Asian/Pacific Islander category is projected to be the second fastest growing
populdion 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, 2012025
White Black Native American Aslian/Pacific Hispanic
slander
Total
vear Population | Number Number Numb Numb Numb
% of % of | UMOCT | op of | MU | gp of | NUMOCT | o of
of of of of 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 3.3 | 56,309 | 20.9

2011 | 270,119 | 191,066| 70.7 | 5418 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 3.4 | 58,333 | 21.5

2013 | 271,702 | 189,875| 69.9 | 5,427 2.0 1,368 0.5 9,248 3.4 | 59,424 | 21.9

2014 | 272,568 | 189,469| 69.5| 5,425 2.0 1,372 0.5 9,305 3.4 | 60,520 | 22.2

2015 | 273793 | 189,236| 69.1 | 5,420 2.0 1,377 0.5 9,389 3.4 | 61,777 | 22.6

2016 | 275,883 | 189,274| 68.6 | 5414 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 | 65548 | 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 | 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: @lifornia Department of Finance, 20
*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 thd ta |
White population has decreased by 5 percent, to 71%.

2. Employment Trends

popul at i o-Hispanith e

coud

Due to its centralized location, early settlement history and transportation links via the Southern

Pacific Railroad and State Highways 1Qland 227, San Luis Obispo historically has served as
fastodcallyc ul t ur

the Countyos

governmental,

were based largely on agricultural activities.

Shown in Table A7, in 2011 the industrial sector comprisieducational services, health care,

ret ail

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 importasectors, 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
sty %?ng Percent I\é?Tobbir Percent %?Téf; Percent

Educational services, and health 5,487 24% 27,971 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% 5,3 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% 760,09 4.6%
and utilities
Information 845 3.7% 3,032 2.5% 460,567 2.8%
Other services, except public 9,914 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. Cemnsi 2012 American Community Survey
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The Citybds total work force (civilian empl oy
22,984 in the 2012 Amean Community Survey. In 2000, the total workforce was 22,057,
reflecting an increase of 927 persons, or 4.

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 Departmien
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, BEtonOpportunity
Commission and Madonna Inn.

Table A-8
Labor Force and Unemployment, 2002013
City of San Luis ObispolLabor 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 27,90 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 bydaalof 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.

12014 data is preliminary for June 2014

Neverthel ess, the areabds econa ectgnomicsforcesoDue i mmu n
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 unemploymaalilifig 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

Ahoulsedhoconsi sts of all the people occupying
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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 samkiirtyvare all considered
households.

a) Household Formation and Type

As shown in Table A, the2000Census identified8,653occupied housing units in the City of

San Luis Obispoln 2010, there arel9,193 occupied housing units with an increase20®
percent. It is interesting to note that while the number of households increased during this
period, average household size declined Bypercent, as shown in Table 0, similarly trends

of decreasing household size are seen in the county. In the &tatis slightly decreased in
density. In part, this may be due to the fact that verydpartmentsvere built during the 1990s

and 2000s, anépartments in San Luis Obispo tyaliiy have a higher average number of
persons per household than does detaohattached single family housing.

The U. S. Census differentiates between a Mfdhou
"family" means two or more related persons living together as a unit. This may include single
parents, children and extendéda mi | 'y member s (e. g. , grandpar en
unrelated persons (e.g., single persons, roommates, and unmarried persons who live together), as

well as households falling under the fAfamilyo
Table A-9
Number of Households
Number of No. of Change No. of Change
Households| Households Households
in 1990 in 2000 Number | Percent in 2010 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, 199@000and 2010
Table A-10
Household Size, 1990, 2000, and 2010
Average No. of | Average No. of Average No. of
Change
persons per persons per Change persons per
household in household in Numb P i household in 4 o
1990 2000 umber:| Fercen 2010 0
City 2.388 2.32 -0.066 -2.8 2.29 -0032 | -14
County 2.533 2.5 0.014 0.6 2.48 -0067 | -2.6
State 2.794 2.88 0.081 2.9 2.9 0.025 0.87

Source: US Census, 199000,and 2010
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The declining household sizeflectst he agi ng of the Cityods reside
of housing. As homeowners age and become nfdAerm
downo and buy smal | e rheirmeedssandbgdget. hneSan LbiseQbispe,rit me e
is not uncommon for a threand fourbedroom house to be occupied by one or two persons. As
average households grow smaller, the existing housing stock accommodates fewer people,
exacerbating housing neegsrticularly 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

of Percent of % of % of % Ll @ 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: US. Census 2010

Table A11 and Table A12 bothshow hosgehold patterns in 20. When comparedwith the
County, there is a higher percentage of ffamily households in th€ity, 60 percentNon
family households andne person householdse more common in the City of San Luis Obispo
than family and larger heeholdsdue 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 Peacent ) % person| % ) % person| % | person| %
persons persons
persons S S s
City 6,213 32.4 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( 150 | 12,615| 124 | 5,709 | 56 | 2,145 | 2.1

Source: US. Census 2D

b) Household Income

Both Tables A13 and A14 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 significantogvth in householdncome in the last decade in both the
San Luis Obispo City and Countilouseholdncome growth in the County is comparable to
Sarta Barbara CountyMonterey Countyand the State. In contrast, San Luis Obispo City
households tend to hale@wver incomes and pay a larger portion of their income for mortgages or
rent than San Luis Obispo County residents as a whol200 the City's median household
income was $1,926 or about75 percent of the countywide median. 261Q the City's media
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household incoméncreased tdb42,461 still approximately75 percent of the Countb s
median household inconud $56,967

Table A-13
Median Household Income, 1990, 2000, and 2010
Median Median Median
Household | Household Change in Household :
Income, Income, Income Income, Chengelinincame
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, 199@000and 2010
Table A-14
Median Family Income, San Luis Obispo and Surrounding Counties
Median
lFam"y Median Family | oo e in Income2000:2010
ncome, Income, 200
2000
$ $ Amount Percent
City 56,319 74,239 17,920 31.8
County 52,447 70,987 18,540 35.3
Santa BarbaraCo. 54,42 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 Tale f 200Q the per capita
income in the City wasZp,386 compared with a per capita income in the County2df 864 In

2010, the per capita income in ti@&ty was $25400, compared with a per capita income in the
Countyof $28,910Q For the same year in 20 the per cajpa income for California residents as a

whole was 88,556
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Table A-15

Per Capita Income 20062010

Per Capita Per Capita Income,
Income, 2000 2010 R
$ $ 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/& income categories for the purposes of determining housing
affordability and need in communities. These categories are as shown in Fable Phis
method is consistent with definitions of extremely dpwery low, and low, moderateand

above moderatencome households as used in some Federal and most State housing programs;

however, HUD (U.S. Department of Housing and Urban Development) appffeset

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

Extremely Low Income

30 % or Less

Very Low Income

31% to 50%

Low Income

51% to 80%

Moderate

81% to 120%

Above Moderate

121% or higher

Source: California State Department ofddong and Community Development, 2014.

Table A17 shows the estimated number of households by income categories in tloé Saty
Luis Obispo within varying income categories. The table indicates thatli®y 38 percent of
i nt o 67 perentloktlses
households were in higher income categories, with annaahie of $50,000 or higheéwhile

t he

Cityos

househol ds

f el

t hart

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 cate@garin the City.

All



City of San Luis Obispo Housing Elemedgnuary 2015

Table A-17
Estimated Households by Income Categories, 2010
AT _— 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 Popilation Growth

I n the 19806s and 19906s, the Cityés housing
U.S. Census identified 17,877 housing units in the City, with a vacancy rate of 5.5 percent. By
2000, t he Cityos hous is,mih asvacancykrategaf & .6Gvperteat, ah 9 , 3 4
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 201, the Cityds popul ation grew from
increase of 94 persons, or 0.21 percent. I n
average annual increase of 222 persons, or 0.53 percent.

Figure A-2
Housing and Populaton Growth in the City of San Luis Obispo, 19862010

8,000

7,000

@ housing unit added  |—

6,000 @ person added

5,000

4,000

3,000

2,000

1,000

1980-1990 1990-2000 2000-2010

Source: U.S. Census 1990, 202010
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Table A18 shows the net change in the number of dwellings due to completed construction
between2003and 202 Between 208 and 2A.3, an average 095 dwellingswas built each

year. During the same period,10 multi-family dwellings were constructed, compared3?

new single family dwellings. Mukliamily housing typically provides a wider variety of housing
costs and types than detached, single family housing

Table A-18
Residential DevelopmeritNet Change Due To Completed Construction 20032013
Single Famil Single Famil . . .
R Detagched Un?{s Atta?;hed Unitys LT LS Annex Tot_al Mgritet Growth
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%
'}%térl 201 9 100 12 461 249 18 | 1050| 780 | 3.87%

Source: City of San Luislalspo, Community Development Departme2113 General Plan Annual Report

b) Unit Type

San Luis Obispo's housing stock includes a wide range of dwellings, including "Viestylasi
singlefamily houses near downtown, mobile home parks, duplexeschdetasingleamily
housing, condominiums and large, hidénsity 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, atidispiexes or triplexes. Table-29

summari zes the composi tin2000and2013 he Cityds hous

Al3



City of San Luis Obispo Housing Elemedgnuary 2015

Table A-19
Composition of Housing Stock by Unit Type 1992013
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% %
Single-Family Attached 1,210 6% 1,381 7% 14%
Multi -Family (2-4 units) | 2,347 12% 2,660 13% 13%
Multi -Family (5+ units) 4,821 26% 5,506 27% 16%
Mobile Homes, Other 1,531 9% 1,482 7% -3%
Total 18,871 100 20697 100% 10%

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

As shown in the TableA9,in1 990 about 52 percent of San Luli
categorized as singfamily, with 39 percent mukiamily dwellings and nine percent mobile

homes. In200Q about 53 percent df h e  @ausing 8teckvas categorized as singlkamily,

with 38 percent mulifamily dwellingsand9 percentstill consisting of mobile homes. In 28,

about B percentof Sah ui s Obi spods housing -familp with4d s cat
percentconsisting of multfamily dwellingsandonly severpercent consisting of mobile homes.

The Unit type with the largest increase over the years was thefamlty dwellings consting

of 5 or more units, with an increase of 16 percent. Mobile homes, on the other hand, saw the
largest decrease3 percent, from 2000 to 2013. The significant increase in large,-fanitly

housing dwellings can be mainly correlated to the need emelapment of student housing.

c) Unit Size

Unit size is commonly described in terms of the number of bedrooms in a residence. -P@ble A
summari zes the Cityds housi2000Oset bck dbypf ntimleen
housing stock consists tfo-bedroom units, with studio/ofedroom units and threbedroom

units each accounting for about one quarter of the total housing units-bédraom andarger
dwellingscomprise aboutdper cent of the housing st oiog. Un
Standards, estimated occupancy is based on the number of bedrooms in a unit, as follows:

Studio unit: oneperson household
Onebedroom unit: two-person household
Two-bedroom unit: threeperson household
Threebedroom unit: four- and fiveperson houshold
1 Fourbedroom unit: six-person household

il
1
1
1

Unit sizeoftenshifts from ownetoccupied to renteoccupied housing. For exampiel percent
of theCi t yds h o wansists gf hauding akits with three or more bedrooms to
accommodate larger househaldAs shown in Table &0, however, most of these larger units
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are ownetoccupied About onethird of these larger units are available for renteaie to the
high demand for student housing, it is very difficult for families with four or more persons t
securelargerrentalunits  According to the 200 Census, the City has 5dtvelling units with

five or more bedrooms, @bout 3percent of the housing stock.

Table A-20
Housing Size- Number of Bedrooms by Tenure, 2010
Housing Size
1 bedroom 2 bedooms 3 bedrooms 4+ pedrooms
Total # of # of # of # of
Tenure Units Units Percent Units Percent Units Percent Units Percent

Oowner- | 25471 2148| 11 |3,055| 16 1,030 5 1,314 7
occupied

Renter- | 19 64| 4.065| 21 |3582] 19 | 1803| 9 2196 | 11
occupied

Totals 19,193 6,213 32 6,157 35 5,304 15 3,001 18
Source: U.S. Census D0

d) Tenure

Tenure refers to whether householders rent or own their dwelhing010, 11,646 occupied
housing units, 061 percentof City units were renteoccupied, aignificantly higher proprtion

than in the County and StatBetween 2000 and 2010 the City saw a 2% increase in fenter
occupied housing units. This shift is consistent with housing tenure trends during the period for
the County and State. Programs have been created to evalategiss 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 20@D10
e) Vacancy Rates

The housing vacancy rate is one measure of general housing availability. A low vacancy rate

less than five percensuggestshat 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 Ahealthyo vacancy rate of ©be
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, th€i t y6s vacancy rate remained a2003] ust o]
State Department of Finance figures show the rate dropped steepfyper&nt. In 200, the

vacancy rateoseto 7.3 percent By comparisoni n  t he C&Btood SarluishObispo

vacancy rate hovered at around 11 percenf010, the Count§vacancy rate dropped 6.

The Cityo0lwvanmyrats refleatstthe high demandsidentrental housing near

college campuses (Cuesta College and Cal Poly Uniygrsi

f) Age of Housing Stock

Housing age is one measure wmfentifying 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 needjom 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 rehabilitatio assistance. TableZ22s hows t he age of the Cityos
year 2Q0.

Table A-22
Age of Housing Stock, 2010
Year Built Number of Units Percent of Units
20052010 652 3%
20002005 1,304 6%
19901999 1,812 9%
19801989 3,541 18%
19701979 4,338 21%
19601969 3,098 15%
19501959 2,626 13%
19401949 1,252 6%
Before 1939 1,587 8%
Total Housing Units 20,210 100%

Source: U.S. Census Bure@010American Community Survey

According to the U.S. Census Bureau, 2010 American Conmunity Survey aboubt4
percent of the Cityds BOandaboud0 pescent wak bultbeforeb ui | t
2000 Despite its high proportion of pe9 70 housi ng, the Cityds h
appears to be in goatbndition A 2014 City inventoryof vacant, underutilized and blighted
propertiesidentified 22 residential properties with exterior signs of serious disrepair, building
condition or safety problems. The inventargludedall neighborhoods; however, it was limited

to a visuainspection 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 reasur e of the Citybés housing stock is h
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 maydsed

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 astsiral, plumbing, mechanical or electrical
problems, and the presence of unhealthful conditions or materials, e.g. asbestos-baddédad

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 thel@@ensus, there werél units in the City that
lacked complete plumbing facilities. Of the8d,were renter occupied. F@ensus 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 @sus, 29 units lacked complete kitchen facilities, and

of these 320 units were renteoccupied. There werg30 units with no heating source, ab0

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 existingcanew 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
enrolment 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 | ow mortgage interesttvenass ®setiregenid t he
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 inesaprices. Housing prices in 2013 are finally
beginning to catch up to precession sales prices.

Table A23 shows the median sales prices of residential real estate in the City, County, and State
from 20022012 according to the University of Californi8anta Barbara Economic Forecast
Projectds Outl ook as well as 2013 Data Quick
period, median sale prices have been consistently higher in the City than in the County and State.

In 2013, the median sales prigethe City was $569,000. This was approximately 36 percent
higher than the County and 89 percent higher than the State. Eleven out of twelve years, median
prices were higher in the County than the State, with 2004 being the exception.
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Table A-23
Median Residential Real Estate Sales Prices, 20@0D13
City County State
Median Price| Percent | Median Price| Percent Median Percent
(%) Change (%) Change Price($) 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 -04 305,408 10.4
2011 554,000 -0.4 360,000 -6.3 287,523 -5.9
2012 502,000 -94 369,000 2.5 266,000 -7.5
2013 569,500 13.4 390,000 6 326,000 22.6

Source: UCSB Economic Fecast Project, 22, 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 aran the County. Table &4 shows the range of contract rents by unit type for the City and

County in 2011.

Table A-24
Comparison of Rent CostsCity and County, 2011
City County Percent
Unit Average A Average city
Type Rent Average | $ per Rent \éeerﬁfje $ per r:;]/f ;?gfe
Range ($) | Rent($) | square | Range ($) ($) square than
foot foot county
Studio $575799 $764 2.01 $575799 $766 2.00 -0.3
1- $630
Bedroom | $6301,100 $894 141 1,145 $881 1.42 1.5
2- $795
Bedroom | $9102,000| $1,319 1.41 2,000 $1,057 119 24.8
3- $1,350 $950
Bedroom 2,037 $1,769 1.68 2,037 $1,692 1.60 4.6
$575
Overall $5752,037| $1,156 1.55 2,407 $1,036 1.35 11.6

Source:San Luis Obispo County Apartment Market Survegl 1

A possible contributing factor to high rents in the Cityas Irental vacancy rates as shown in
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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 stablethe State from 1990 to 2000. The decline in vacancy rates in
the City and County from 1990 to 2000 proved to be part of atleimg trend of declining
vacancy rates. The City showed almost complete occupancy in 2005 with a minuscule vacancy
rate of 0 .12ercent. The County showed a vacancy rate low of 1.25 percent in 2006.

Table A-25
Rental Vacancy Rates, 19902010
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, 202010 U.S. Censu#é\CS, 200509

In 2010, both the City and the County had a vacancy rate near 5.5 percent. Between 2008 and
2010, the City saw vamcy 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 landlmidsan

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 ownarccupied single familyhousing in San Luis Obispo City

and County in 200 based orthe 2010 Censudn 2010, only 16 perceda f t he Ci t y o6 s
were valued at below $250,000, compared with ath8ytercent of homes in the Countyhile

the median housing prica R012 is below the preecession 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
$250,000.
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Table A-26
Single Family Housing Values, 2010
City County
Price Range ($) Numb_er of Percent of Number of Units Percent of

Units Total 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
300,000i 399,999 532 7.2 12,780 21.3
400,000i 499,999 815 11.0 9,794 16.4
500,000i 749,999 3,164 42.7 12,860 21.5
750,000 or more 1,662 22.4 9,720 16.2
Totals 7,415 100 59,862 100
Median value $588,400 $425,200

Source: U.S. Census, 20
*For owneroccupied units

Although the tatl 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, intetestand
insurance will not exceed 30 percent of gross monthly household income. TFableompares

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 Perentage 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 20

As shown, in 2010 a mortgaged medm@iced house in the Citys 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 A3 compare the median salestsasnd median family income in the County from
2001 to 2010. The most recent median income data for the County is the 2010 Eemsus.
2001 to 200, median family income in the County grew shar@$,percent. However, this is

not nearly as large an ina®e as th1 percenincrease in median sales price of a home.
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Table A-28
Median Housing Costs vs. Median Family Incomen the County, 20022013
. Income .
Median Percent Medl_an Percent | Required o0 @ [WIEelEn
Price ($) | Change el Change | To Afford BT NECEED
Income ($) () 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 3.4 111,430 175
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,
20012013 270,830 96 25,200 50.2 51,960 33

Source: UCSB Economic Forecast of San Luis Obispo County, P&@&8;Quick 2013.

'Based on HCD Official Income Limits for a four penshousehold.

2Income required to afford is annual income such that 30 percent of gross monthly income is the monthly m
payment for a median priced home. Mortgage payments are derived assurpgeay 8Red rate loan, at 6% interes
with a 20% dowrpayment

Figure A-3
Median County Residential Real Estate Costs vs. Median Family Income, 202013
$100,000 $600,000

$75,000 . |

- $400,000

Median Sales Price

$50,000

Median Family Income

$25,000 $200,000
2001200220032004200520062007200820092010201120122013

Median family income =i=Median sales price

Source: UCSB Economic Forecast of San Luis Obispo County, 2088 Census 2010
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Table A28 also shows what income is required to theoreticalfgrd to buy amedian 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 paidysar #8ed interest

home loan, with a 6% interestte, and a 20% down payment.

While the census showed tlthe mediarCounty homeownewasin good shapé 1999, under
the 30 percent affordability thresholdhe situation has become more difficult for home buyers
since then. Evenfi@r accounting forthe economic slowdowsince 2006 approximately one
third more than the median income was requiceafford a median priced home2013.Further
impacts on the housing market, should the economic slowdown paraistpwer prices and the
incomethusrequired to afford homedHowever,the slowdown may also impact the income that
potential homeownersan makeand the interest rates they caocquirefor home loanslf the
assumed mortgage parameters are altered to have a higher interest rate or snmajperydwmt,
monthly payments would increase, making units for sale even more unaffordable.

Earlier, Table A23 showed that whiléousing sales costs arapacted by the current economic
slowdown, the rate of falling home values was lower in the City tbathe 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 fAbaby b agenaeratractednte the Centipl Coastt | r e me
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 tcoyide 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 A29 shows the median gross rent as a percentage of household income in 2010. While as
previously discussed, home owners are spending about 30 percemtoaiei 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 20

The rent households of different incomes can afford, using a 3@mextfordability standard, is
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shown below in Table /0. Recalling Table A24, 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 affp taking into account the standard. Low income
households could afford studio apartments-bedroom units.

Table A-30
Affordable Rents by Income Groupin the City of San Luis Obispq 2013
Income Group Pﬁ:ggmeoggﬂriglgn Income Earned Affordable Rent*

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 nore

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

While some verjlow and lowincome household could accept studio dretiroom units, Table

A-31 shows that their small size may make them unreasonable for larger households. The
average twebedroom rental unit is affordable for low, and modemt®eme 4 person
households, and the average tHbedroom rental unit is affordable for most moderatel
abovemoderate income 4 person households. Extremely low and very low income household
are essentially priced out from the Cityds re
be able to afford a two bedroom unit.

Table A-31
Average Floor Area by Unit Typein San Luis Obispq 2011
: Average Floor Income Groups That Can
Unit Type Average Rent ($) Area (sq. ft.) Afford
. Some very low, low, moderate
Studio 764 381 above moderate
Some very Low, low Moderate
1-Bedroom 894 639 Above Moderate
Low, Moderate, Above
2-Bedroom 1,319 942 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®@bisp housi ng mar Kk
2014. They are:

1 Population and household growtPopulation growth has slowed significantly in the City
from 2000 to 2@3. Over this period, City population has remaimethtively stagnant,
growing by onlyl,362persons to 8,541, which is an average annual growth rateaf
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percent. By 200, the San Luis Obispo Council of Governments projects that the City
population will grow slightly ta15,969 However, they project that in the longer term, the
population of the City will grovslightly faster, at an average annual growth rat6.40
percent to 2030.

1 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 Uniersity 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 childrenaged 5t017.88p er cent of t he
population is in this age group, compared 82 percent for the State.

1 Ethnicity: The 2A0U.S. Census foundthadper cent of the Ci-tyds p
White, compared t059.9 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 20 that 36.4percent of the Guntydo s popul at -on wi |
white with the most rapid growth coming in Hispanic and Asian/Pacific Islander
populations.

1 Employment The City has seen a steady decrease in annual unemployment rates since
the height of the recessiotunemployment reached37percent in 203, thelowestlevel
seensince 201y threefull percentage points. In 2@, the most recent dasaailableon
industries, showed that the three industries offering the most jobs in the City were health
care and social assistance, retail trade, and accommodation andriooesse

1 Household sizeandtypd he Ci tyds aver abpendetiiongsneeittel d s i :z
1990s. As the average household size grows smaller, the existing housing stock
accommodates fewer people. In1PODnonfamily households ar60 percent and faily
households aboufercent.

1 Household and family income San Luis Obispo City and County medi&mily
incomes continue texceedother Central Coast counties and large urban areas to the
north and southHowever, n 2010, 33.2 percent of househodds i n c ctitidess ar e
than $24,999which is fall within the extremely low income category

1 Housing Unit Size: Just over on¢ hi rd of the Cityds housi ng
bedroom units, with studio/of=droom units and thrdeedroom units eachccounting
for about one quarter of the total housing unikgulti-family dwellings have increased
the most over the past 10 years while the number of mobile homes has dedtaased.
interesting to note that unit size shifts markedly from owoo@upia@l to rentefoccupied
housing with rentero c cupi ed housing comprising most
stock

1 Housing Inventory and Market FactorbBlousing units addedincreased faster than
population rateBetween 2000 and 2010, there were 1,247 housiitg added compared
to 945 people added. Between 2003 and 2013, there werautti@amily dwelling units
constructed compared to 322 of sintdenily dwellings constructed. In 2010, there are
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21.4%more renters thmowners in the City.

1 Housing Afforddility: Many people who live in San Luis Obispo overpay for housing,
and many who work here cannot afford to live h&véile the City saw median housing
costs decreasing during the previous housing element planning period, the housing
affordability issueis still problematic Recentlyas median housing costsave outpaced
incomes, between 2000 and 2013, median residential cost has increased 96% while the
median income has only increased by 50%

A25



City of San Luis Obispo Housing Elemedgnuary 2015

Appendix B

Housing Needs

Appendix B describes housing neeklative to various segments of the population, including

groups with special housing needs. Several factors will shape the type and amount of housing
demand or Aineedo i n San Luis Obispo. The m
planning periodare:

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

1 Increased rate of household formation due to smaller households;

1 [Inability of extremely low, very low low and moderate income working adults to find
suitable affordable housing neabg

1 Growth of special needs groups such as the elderly, giagént households, households
with disabled persons, and homeless individuals and families.

Analysis of the Cityds demogr ap hmoderate moome r s s L
housellds will continue to have difficulty finding suitable affordable housing, the largest gap
between housing supply and need will be for extremely low; &w moderate income working

people. Firstime homebuyers' assistance and incentives for +fauttily 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 incengroups,a s deter mined by the re
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 amontheir 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 thplsewiem

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 jurisdon 6 s Housi ng EI en
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
subcategries: 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 aod lowincome
houselblds, although in higitost housing markets such as San Luis Obispo, even maedardte
abovemoderate income households often pay more than 30 percent of their incomes to secure
adequate housing. However, high housing costs impactdoeeme householdsiost acutely
because lowerand fixedincome 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 resait 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 itome 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 ObispGensus

indicates that in200Q 61 percent of the Citydéds 10, 858
househol ds, overpaid for housing. honlebwnersf i gur e
with home mortgages, 37 percent, or 1,570 households, overpaid for housing. This srartslate

an estimated 8,170 of San Luis Obispo households paying more than 30 percent of their gross
income for housing. Countywide, very levand lowincome households also have a higher
incidence of overpaying for housing, with many paying more tharhatief their incomes for
housing, a |l evel referred to by HUD as fisever
secure housing of a certain type, location or quality. For many others, it is a necessity to meet
basic housing needs.

The Censs i ndi cates that in 2010, 66 percent of
overpaying for housi ng-occupiéd houbeboldsC B2 pei@ent are, 2 2 9
overpaying for housing. In total, 9,977 households of San Luis Obispo pay more thaoe3f pe

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 househoklpaid 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 outs&d€ity. 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 headeddbydents, 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 lowegrcome households to accept smaller housing units,
resulting in overcrowding. Overcrowdincan 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 neighbood.

Table B1 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 2006y 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. rfeavneroccupied 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 -dcéu@edbduseholdsewver€ overgradvded.7 , 2 2 9

Table B-1
Resdential Overcrowding, 2010

Percent of all renteroccupied housing | Percent of all owneroccupied housing
units, by number of occupants per room | units, by number of occupants per room
100 person | 51 4 59 1.51+ 1.00person | 41 4 59 151 +
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 averge 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 hdwssatho the City
increased slightly from 2000 levels. Table2Bompares 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. Cens®07%#2011ACS
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Overcrowding has been a concern due to students or other groups of unrelated adults sharing
housing in low and mediurdensity (R1 and R2) residential neighborhoods.Concerns
centered on the fact that most detached houseslimil R2 neighborhoods were not designed

to accommodate groups of adults, and that high occupancies can adversely affect persons living
under crowded conditions, reduce neighborhood parkingtribate 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 sixr enore adult occupants in the-lRand R2 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 Luis Obispo County Council of Governments (SLOCOG) is
charged with allocating the regionds assi gne
unincorporated County areas. The numbers supplied by the Stapeistment of Housing and
Community Developmd( HCD) ar e fama ark nonintemdee as production quotas.
State | aw recognizes that a jurisdictionbs a
planning period may be constrained by several factors. Government Code Section 65583 States

0lt is recognized that the total housing needs i
Regional Housing Needs Allocation, or RHNA process) may exceed available resources and the
communi tyds ability t o ntofthe gendray plah requiemants @utinedvi t hi n
in Government Code Sections 653&%B07. Under these circumstances, the quantified objectives

need not be identical to the total housing needs

Jurisdictions must accommodate the RHNA numbers in their HguEements or explain why

their quantifiechousing 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. Eadhius di cti onbé6s tot al need i s
group. These needs are then included in eac
growth objectives for which the jurisdiction tailors its plans, policies and standards to be
accomplished within #planning term.

In February 2013, the San Luis Obispo Council of Governments approved San Luis Obispo
Countybds Regional Housing Needs Plan incorpor
Community Development (HCD) housing need determinatior,090 in San Luis Obispo

County, down fronthe 2010 RHNA of 4,88&nits. The approved Regional Housing Needs Plan

is shown in Table EB.
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Table B-3

Regional Housing Needs Plan For the County of San Luis Obispo
January 201471 June 2019

Housing Neal Allocation
Percent
Very Low Moderate Above City
Low Income Income Moderate Totals RHNA to
Income | 15.6%" 17.6%" 41.8%" iz
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%
g”'”corporated 336 211 237 563 1,347 33%
ounty
Totals 1,020 640 720 1,710 4,090 100%
Source: San Luis i@spo Council of Governments, 2013
percent of total housing need in each jurisdiction.
A jurisdictionéds housing need allocation is

accommodate expected growth in the number of households, and to: 1) explect=d

demolitions and conversions to nogsidential use, 2) achieve an ideal vacancy rate (five to
eight percent) that allows adequate housing choice, and 3) avoid concentratingntmmes

housing in areas that already have disproportionately higipoptions of lower income
households. Total housing need is broken down by household income categories used in State
and Federal programs: extremely low, wow, low, moderate, and aboveoderate income.

As shown in Table B |, San Lui s tiddhsi lsipdodivedlings, 28 percemt of the
Countybds tot al housing need all ocation.

c) Extremely Low-Income Households

Local governments have typically used four different income categories to describe and plan for
housing needs: vefpw, low, moderateand above moderate Income levels. State law now
requires quantification and analysis of existing and projected housing needs of extremely low
income (ELI) householdsELl is defined as 30 percent of area medrmmomeand below. Table

B-4 shows the reltionship of the dur household income categorjegrojected number of
households in each categaagd the percentage of households paying more than 30 percent of
their income for housing. This table identified extrerdely income renter occupied housed®l

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 Percent of
Income Renter Total Renter owner Owner Total Total City
Catedor Households Households Households Household | Households | Households
gory paying >30% s paying | Overpaying | paying >30%
for Housing >30% for for Housing
Housing
Extremely
Low Income 4,532 3% 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 7,438 64% 1,541 20% 9,024 4%

Source: 2011 ACS

In2013, San Lui s QOrediasipcome @®oalfoupeysdnshousehdlis $5,400. For
extremely low income households, this results in an income2)63Qor less for a fouperson
household or $5,8400r less for a ongerson household. Households with extremely-low
incomes have a variety of housing situations and nedélsr example, most families and
individuals receiving public assistance, such as social security insurance (SSI) or disability
insuranceare considered extremely lewwcome households. At the same time, a minimum wage
worker could be considered an extedynlow-income household. The following are examples of
occupations with wages that could qualify as extremely low income households.

Hotel and Resort Clerk 9 Agricultural Graders and Sorters
Child Care Workers 1 Waiters and WaitressedHosts
Housekeepers 1 Food Preparain and Serving Related
Manicurists and Pedicurists Worker

Education, Training Library Workers

=A =4 =4 -8 =9

Existing Needs

In 2010, approximatelyt,959extremely lowincome households resided in the CiBpresentig

26 percent of the total households. Mo86 (percent) extremely lowncome households are
renters and experience a high incidence of housing probkoesrdingto the Census2010,

over 98 percent of extremely lowncome households faced housing prolde(defined asa
housingcost burden greater than 30 percent of income and/or overcrowding and/or without
complete kitchen or plumbing facilities) a@8 percent paid more than 30 percent for the income
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for housing.A total of 47 percent of all householdsrass all income categories paid more than
30 percent of their income for housing.

Projected Needs

To calculate the projected housing needs, the City assomelalf of its assignedvery low-
income regional housing neésl comprised okextremely lowincome households. As a result,
from the very low income need @85 units, the City has a projected need dR lnits for
extremely lowincome households. Many extremely lavcome households will be seeking
rental housing and most likely facing an overpagmevercrowed or substandard housing
condition. Some extremely lomcome householdace mental or other disabilities and special
needs. To addressigmeed, the City will employ aidersified strategy including promoting
construction of a variety ohousing types, such as singm occupancy (SRO) units,
preservation of extremelpw and verylow housing, and residential rehabilitation assistance.
For example, wh respect to singkeoom occupancy units, th@ity alreadyallows SRO housing
in all zaning districts where residential uses are allowatd has provided $1 million to assist
development of SRO housing in the Downtown cdmeaddition, the City is working with the
Housing Authority on a 20 unit SRO development project specifically tar¢getextremelylow
income veterans located near services.

Extremely lowincome households often need supportive housing anghatieularly vulnerable

to becoming homeks dueto the local high housing costs and limited income&upportive
housing is geerally defined as permanent, affordable housing witisitenservices that help
residents transition intsafer and moretableliving conditions Needed ervices may include
childcare, aftesschool tutoring, career counseling, etc. Most transitional ihguscludes 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 kimcome households, ¢hCity will identify opportunities to

work with for-profit developerdo secure ELI units as a condition of approval for market rate
units, and with noprofit builders who specialize in building housing for extremely-loaome
households and supportiveusing. This effort is designed to:

1 Build a longterm partnershigvith developmengroups;

1 Gain access to specialized funding sources, including funding sourcssipipatt deeper
subsidies for ELI housing;

1 Identify the range of local resources andsigace needed to facilitate the development
of housing for extremely lovncome households, and

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

As described irProgram 3.3, the City will work with its nonprofit partners to develop housing
for extremely lowincome household$0ssible etivities includeorganization capacity building,
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assisting with site identification and acquisitigmovidinglocal financial resource@ff ordable
Housing funds, CDBG and HOME fundsTity fee deferrals,assisting and streamlining
entitlements anthrough the use of flexible development standarasincentives.

2. Special Housing Needs

Certain segments of the population may have moredlif§ finding decent, affordablleousing

due to their specific circumstances. In San Luis Obispo, this may include elderly persons, large
families, femaleheaded households, the disabled, homeless and farm workers.

a) Elderly Persons

Elderly residentsare classified as being 65 years of age or older. The 2000 Census shows that

el derly popul ations accounted for 12 percent,
2010, elderly populations still made up 12 percent, 5,431 residétte Gityd s t ot all popul

Overall elderly population in the City has remained the same since 2000. According to the 2010
Censis there are 508 owneroccupied households the City headed bpersons 65 years or

over andl,114renteroccupied householdseadedy persons 65 years or over. Households with
persons age 65 years or older comp2@@ercentf the total occupied households.

Table B-5
Elderly Population in San Luis Obispo, 20062010
Percent Elderly Percent Elderly Pe:;egltdgnange
Age 2000 based on City 2010 based on City Populati 3;]

Population, 2000 Population, 2010 2%%%30010’
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

Source2000, 2010J.S. Censs

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 tmacadate 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 theure. Those lowncome, 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 tdimited 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 8arObispo
residents, 60 percent of city residents age 65 or older, have physical disabilitiesyeealf

mobility limitations.
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Table B-6
Elderly Mo bility and Disability Status in San Luis Obispq 2010
N . Percent of Percent of
Dlsablllté?aﬂgsMOb'"ty Male Total Persons Female Total Persons Totals
> 65 years old > 65 years old
Total # of persons265 |, 1,4 406 3,289 59.4 5,432 (100%)
years of age
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 tliehomes 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. Howewens

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 #wng of the saalled "babyboom"
generation born in the 19500s, and with | onge
and related services is expected to grow. According to Census 2010, 273 elderly San Luis
Obispo citizens had incomes beltve 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 am alcohol recovery programdn 2013, the City had 98 facilities providing housing

for special needs groups. Table7Bsummarizes special needs housing and residential care
facilities in San Luis Obispo in 2013
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Table B-7
Special Needs Hosing andResidential Care Facilities inSan Luis Obispq 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 householdssin percent of San Luis Obispo's households,
consist of "large families. O Large families
at least two of which are related by blood, marriage or adoption. Large families are included as a
special neds 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 Censu$able B8 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
speci al needs groups. This is especially tr
| arger dwellings are owner dwelingspwittetidree or more t h e
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 peitperson rental basis, a thrbedroom student rental house can oftenggate larger rents
than if it were rented to a single famil\n 2011, average rent for a three bedroom unit was
$1692 per month. For lowncome residents in a foyperson household, the maximum
affordable rent in 2013 was $1,508 and for moderate inaesidents it was $2,26eaning
extremelylow, very low and low income families would had#ficulty 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 afde 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 studestiousing market coupled with relatively low vacancy rates (averaging
just over six percent) make it more difficult for families to secure large dwellings. Large low

B10



City of San Luis Obispo Housing Elemedgnuary 2015

and moderate income families will continue to be one of the mostusty affected housing
consumer groups in the City. Markeite housing options for this segment of the population are
mostly overcrowded, muHiamily units or poorly maintained singfamily houses. The
production of more owampus student apartmentgy help to make available more rental
housing suitable for large families.
Table B-8
Large Households by Tenure in San Luis Obisp®010

NumbiE: SL::t’ersons Owner Occupied Renter Occupied Total

Five 311 591 902

Six 87 179 266

Seven or More 38 87 125

Total 436 857 1,293
Percent of Total 204, 4% 206

Households

Source: U.S. Census 2010

c¢) FemaleHeaded Households

I n 2010, f emal es headed seven percent of t h
households with no husband present. By compayiabout 6 percent of county households and

8 percent of State households are ferm@aded. Femaleeaded households are included as a

special needs group because of their low rate of homeownership, lower average incomes and
relatively high poverty rate This group's housing needs are similar to those of the elderly in

that affordability, limited income and access to services are key concerns. Jheaddel
households have space needs similar tegar@nt households, but are at a distinct disadvantag

in competing for suitable housing with the financial resources of only one adult. Often, the
single parent must settle for a smal/l dwel | in
spend a disproportionately large share of the household's Inamtbme 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 &drdability. 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 sifggeent families.

Table B9 shows the number of femdieaded households in 2010. Of the total ferhaleded
households, 294 were listed as having incomes below the poverty level.
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Table B-9
Femaleheaded Households, 2010
Household Type Total Percent of Total Houséolds

Femaleheaded households (with own 651 3.4%

children under 18 years)

Femaleheaded households (without 685 3.6%

own children under 18 years)

Totals 1,336 7%

Source: U.S. Census 2010

Affordable housing needs of femdieaded households can bel@$sed 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, amy locating familyoriented housing developments close to
major employment areas, transportation facilities and shopping.

d) Disabled Persons

As shown in Table B0 and B11, about 6 percent of City residents reported some type of
disability on the 20Q 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 wentanal
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 requirementseii@ops 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 approprédy designed interior features. These requirements do not apply to
singlefamily residential construction

Table B-10
Persons Reporting Mobility or SelfCare Limitations in San Luis Obispqg 2010
Mobility Self-Care Total Percent Of
Limitation Only Limitation Only Population
Persons 517 0 0 0 0.0
Persons 184 881 267 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 residecdia facilities provide limited medical reain 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
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care/assisted living facilities have been built, catering mdmlglderly and disabled persons.
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, 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 incr@ag 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 abaut 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, althoughratedzed

and smaller facilities could be accommodated in many residential areas throughout the City.

Table B-11
Disability by Type, San Luis Obispo 2011
Youth :
L Adults Seniors Total Unable to

Disability Type (Agle7 )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
Wlt_h independent living 0 619 977 1,506 476
difficulty
Total Individuals with 112 1,652 | 1,872 | 3,636 917
Disability

SourceU.S. Census 2010

Persons with mental or physical disabilities who do not need medical supervision but are not able
to live independently can uslilbe accommodated in large or small group homes. Small
residential care facilities typically accommodate between six and 12 people, and provide beds,
meals and 24hour assistance by caregivers. According to AIDS Support Network of San Luis
Obispo, therare an estimated 7800 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 ,ctses
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
accomnodate 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 lovand lowincome persons, throughe Housing Authority
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of the City of San Luis Obispo.
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 federafildwe v el o p ment &
di sabilityo means a sever e, chronic disabili it
physical impairment or combination which manifested before the age of 22 and is likely to
continue indefinitely. The disability results intmantial functional limitations in three or more

of the following areas of major life activity: a) selre; b) receptive and expressive language; c)
learning; d) mobility; e) selflirection; f) capacity for independent living; or g) economic-self

suffici ency. The disability would also reflect
sequence of special, interdisciplinary, or generic services, individualized supports, or other forms

of assistance that are of lifelong or extended duration and areiduaiy 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 moseverely 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 dsbl ed i s the transition from the per
appropriate level of independence as an adult.

The Census does not record developmental disabilities. According to the California Department
of Developmental Services, approxinigt&67 developmentally disabled residents live in the

two San Luis Obispo zip codes of 93401 and 93405. Tadl2 Bhows that 134 people, or 37
percent, of developmentally disabled residents are less than 17 years of age while 233, or 63
percent, of develumentally 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, 24
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 B13 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
DevelopmentalDisabilities by Residencelype
ISR || Oty Intermediate Foster

Supported Care Care Facility Home Other | Total

Zip Home of
Code Parent/Guardian

Living Facility
93401 98 94 0 16 10 <10 |>218
93405 67 16 <10 62 <10 0 >145

Source: California Department of Developmental Services, 2014

f) HomelessPersons 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 10year Plan to End Homelessness-{&ar Plan).

The City adopted the following Major City Goalf Implemening Comprehensive Strategies to

Address Homeless as a top priprib the 20132015 Financial PlanThe listed objectives and
associated work plan for this goal include encouraging improved and expasnédss in
conjunction with the Cityb6s partner organizat
and development of a Good Neighbor Policy (GNP) for those entities providing services to
homeless populations in the City.

The City6s ingbomelessness ircldicdis tieegoowing:

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

2. Financially support housing and service agencies whose mission it is to develop programs
for the Cityds homel ess popul ati on.

3. Provide tinding assistance from Community Development Block Grant (CDBG), Grants
In-Aid (GIA) and General Fund monies to social service programs, suitte Maxine
Lewis Memorial Shelteand Pradday Center

4. Politically support and implement the-¥@ar Plan.

5. Leverage grant and Affordable Housing Fund monies, consistent with {rieat@Plan,
to assist with the development and preservation of affordable housing.

Homelessness is inherently difficult to quantify because it is often a transitional situation,
depndent wupon a householdds or individual s c¢h
permanent housing, homeless persons are often missed in census surveys and other community
inventories. Due to a Homeless Enumeration Study and Rspornsoredoy the Homeless
ServiceOversightCouncil (HSOC),a much clearer picture of homelessness in San Luis Obispo
City and County has emerged. The enumer ati on

B15



City of San Luis Obispo Housing Elemedgnuary 2015

Table B14 below summarizes the 2013 San Luis Obispo County Kssié€County Report

which includes a point in time count of homeless individuals and families on January 23, 2013.
According to thereport, 2,186 point in timehomeless persons were living in San Luis Obispo
County in 2@3, of which 750 persons, 0134.3 percent, were based in the City of San Luis
Obispo. Approximately262, or about12 percento f the Countybés tot al
counted, were under the agel®d In the County, 3%ercentof homeless persons are female.

In terms of sleeping arrangement of t he Countyds total number
and interviewedO percent regularly slept outsidel percent in a shelter or transitional housing,

24 percent slept in a car, camper or other vehicle,1@yercent inencampment areaBecatse

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
Region Number Percentof Total Homeless

Counted
City of San Luis Obispo 750 34%
Sheltered 148 209%*
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 Couhtymeless 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 Shelta 50-bed shelter that provides
showers, clothedree morning andvening meals, client mail and phone services-y@amnd

and 2) the Prado Day Center, which supplies luaadh other servicef®r 90 to 120people each

day, with women andchildren compising about30 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, daytimé&uoredg and

a range of pubti and private service providers, including job counsekms access to
transitional housing.

Il n addition, the Womends Shelter of San Lui s
facilities for homeless, displaced or abused women and childremile Wmall, 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 logat&ahn Luis Obispdity and supported, in

large part, through City and County funding.
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The Community Action Partnership of San Luis Obispo County (CAPSk@ks in partnership

with the
A different

Il nterfaith
church

Coal i
hosts

tion

the 0n

f iograll yiedr arouftio me | e s
o-35ebed§ hightlyla pr ogr

2013, pproximately861 homeless persons receivene or more nights afverflow emergency
shelter and assistance in San Luis ObiSyyp.

Seen in Table BL5 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 staBlaring 20@, the Honeless Shelter servet®6

different people totaling 30,492shelternights where anaverage 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 durin@&0n 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

meal s to ndi

nner/ dasher so,

or

persons who cam

a shelter bed.At the Prado Day Centel,490 homeless people were served, with a total of
45,114homeless services providad2013. Overall, the largest increase in services from 2008

to 2013 was the

amount

of

me al

S proviledted t o N

largest decrease of services was shelter nights provided which decreased 3 percent.

Table B-15
City of San Luis Obispo Homeless Comparison, 2068013
Percent Change
2008 2013 20082013
Unigue persons served 726 861 19%
Shelter Nights 30,492 29,573 -3%
Me al s PI;OVI ded 5748 7134 24%
dashersbo
Prado Day Center unique 1437 1.490 4%
persons served
Total Prado Day Center _ 44,044 45,114 204
Homeless Services Provided

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

The 2A.3 homeless mumeration datalso 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 toerseewces 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 providetham.

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
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stable emironment while they seek employment or learn life skills towardssséliciency. San

Luis Obispo norprofit agencies, (CAPSLO), Housing Authority of the City of San Luis Obispo,

and Transitions Mental Health Association (TMHA), and San Luis Obispo tZdbaocial
Services use a Acontinuum of <careo approacho
Luis Obispo City. For example, TMHA manad&k congregate living houses in tGdy of San

Luis Obispo providing 98 beds; a@dsingle unit apartmentuiddings which provide1l0 beds

serving a range ofesidentsincluding homeless persons, disabled persons and perstns w
substance abuse issues.

To help homeless persons transition from emergency to permanent gpesemnent shelter,

the City and the Busing Authority help fundransitional housinghroughout 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 fromaiths to two

years, is more than just group housing. Itincludes 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 ud#s a resident manager with visiting staff
providing counseling, health care, education and other servitbesse recovering from alcohol

and other drug dependencies and those making the transition from institutional environments to
more independent limg can benefit from sheltered and supervised accommaodatior
Atransitional housing." Demand for such facil
the overall population. Table-B6 lists homeless and transitional facilities in San Luis fi2bis

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 (2535 overflow) Single homeless aits and
Shelter i Community Action families with children
Partnership of SLO County
San Luis Obispo Womers 14 Women and children
Shelter
Adult Transitional Housing - 36 Single adults
TMHA
Transitional Housing for 86 Single adults
Homelesss TMHA
Congregate care housing- 80 Single adults
TMHA
Total People Served 296

Source: Community Development Dept. 2014

The UrbanC 0 u n 201@Consolidated PlaWl e scr i bes the Countyds an:
major objectives for use of Community Development Block Grant (CDBG) fundargkts a

Continuum of Care approach for addressing homelessness on a regional basis. Each
participatingcommunity, including the City ofSan Luis Obisppis encouraged to provide a

range of homeless services, including outreach and assessment, basic emergency shelter,
emergeny services, counseling and case management and transitional and permanent housing.
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In 2013, however, total funding available for public services (15 percent of total CDBG funding)
countywide is approximately280,000annually(down from $388,000 in 2004)This amount is

not adequate to meet the countywide need for homeless operating expenses or capital
improvements.

SB 2 Compliancé PF Zoning and Homeless Shelters

In keeping withSB 2 requirementsthe City has amended its Zoning Regulatiotas allow
homeless shelterby right in at least one zone in the Cignd incorporatedstateallowed
standards for homeless shelters into the Regulation2009, the City identified the PF or
APublic Facilityo zone as bei neghomdless fanibtiesst appr
The PF zone is intended to provide for the wide range of public uses likelylozdied on
public property including public buildings, parks, and other facilities with public ugeslic
uses are those conducted by governmeatahonprofit agencies. However, this zone also
provides for complementary privatand commercial uses which, within the overall guidance of
the general plan, provide public benefit. Homeless shelters fit this land use classification well
because PF zomeare typically publiclyowned, have excellent public access and public
transportation, and already provide various types of public services.

There are approximately 425 acres ofZed land in the City of San Luis Obispo and of this,
approximately 20@cres 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. dbdinee
properties include sufficient vacant or unused land which could be used for a homeless shelter,
either as infill or as part of land use changemeless Shelters are allowkey right in the PF
(Public Facility) zone, and allowed with use permipagval in the R3 (MediumHigh Density
Residential, R4 (High Density Residential}) (Office), GN (Neighborhood Commercial),-C
(Community Commercial), © (Downtown Commercial), R (Retail Commercial), &
(Service Commercial), @ (Tourist Commercig) 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 managent, 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 -¥@ar Plan. CAPSLO recently acquired a three acre site
locatedat 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 antiégipatedmer 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. Accomdig t o the 2010 Census, about 1.
force over 16 years of age work in the agriculture, forestry, fishing and hunting industries, or
approxi mately 390 persons. Since | ess than
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agricuture, 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
services for predominantly Spanisheaking residents. High housing casigke it extremely

difficult to meet farm worker housing needs in San Luis Obispo.

Agriculture is one ofSan Luis Obispo @unt y 0 s

p r i ;nmawewerit is mitfiaulsto r i e s

determinehow manyfarm workers livein the County or CitySome are permanemsidents and
others are seasonal migratory workers. Th8
compiles farmand farmemployment informatin. Table B17 shows that in 2012, USDA
repored 10,669workers in the farm industryounty wide an increasef 16 percent from 2007
when USDA reported9,175workers. Of thel0,669workers reported4,704 were permanent
(more than 150 days), adg965were seasonal (less than 150 dayse largest change between
2007 and 2012 was a 24 percent increase in sahfarmworkers, or those working less than

150 days per year.

San Luis Obispo County Farmworkers

Depart ment of Agricultu

Table B-17

San Luis Obispo Percent Change
County ALy 2 20072012
Total Farmworkers 9,175 10,669 16%
Work more than 150 4.370 4.704 29%
days per year
Work less than 150 daysg 4.805 5.065 24%
per year

Source: 2012, 2007 USDA Agriculture Census

A 1993 study on farm worker housing in San Luis Obispo prepared by Peopleldetpelf
Housing Corporation indicated that while there was some need forviarker 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 aredoisated 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 vedintinue 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 mostspecial needs ¢using,farm worker housing is largely dependent on

city policies and implementatiomeasures to provide for varied housing options, including
inclusionary housing, can be utilized to assist farm employees as a subset of low income
employeesThis can be important since farm employees often have thersssds as other low
income citizens (access to services, day care, schogdic transportation). Having policies

and implementation efforts which lead tiee development of affordable hougican benefit

farm employees even whdris not targeted specifically to farm employees.
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For example, a recent development project in the City of Atascadekabitat For Humanity
provided housing for two lonterm farmemployees in the county becaubkey passed through
Habitat's screeningyot because the housing was specificiahgetedor farm employees.

Farm workers housing needs may be met through the development of additional extremely low
and very low income public housing, mixedow- and moderate income housing through the
Inclusionary Housing Program, and Fifgtme Homebuyer Assistance to provide gap loans
and/or grants for lovincome families hoping to purchase housing. Farm worker housing is not
treated any differently than other typef singlefamily, 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 $aUniversity and Cuesta College students comprise more than

one third of the City's population. As a re
supply and demand. Although often grouped into-logome categories statistically, many
studentscan 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 ngtudent households. This contributes to higlests in San Luis

Obispo than in other parts of the County.

Cal Pol yds student A980eCabRoly, &all 2a3)s In &l 3013, cCali mat el
Poly had orcampus housing available for360 students, with approximatel® percentof the

Cal Poly student population housed on campus. The otBgreécent, including married and

graduate students, either find housing elsewhere in the City of San Luis Obispo or in other
communities throughout the County. In falll3)the most recent year datassavailable, about

12462 Cal Poly students, ortwo hi rds of the Uni velga&QIlivedins t ot a
the City. According to Cuesta College, approximatel§43,students, or 33 percent of total
enrollment, made San Luis Obispo home in f@ll2 Hence, an estimatet6,203 college

students live in San Luis Obispo and comprised abé@t 8 r c e nt  02010poputatioli t y 0 s
Cuesta College has no-sampushousing.

Student housing preferences sometimes result in competition and conftictstir segments

of the City's population. Student housing complexes close to CalSalgUniversity have,

since the late 1990s, experienced high occupancy rates, prompting many students to seek
alternative housing arrangements outside the immedsaipus area. Many students choose to

find apartments or condominiums elsewhere in the City, and increasingly, students choose to
share houses in singlamily neighborhoods. The presence of students renting houses in
neighborhoods sometimes leads to cams from surrounding property owners due to lifestyle
conflicts, parking congestion, noise and property maintenance concerns.

Student lifestyles and thus, busing needs often differ from those of nestudent households.

Most Cal Poly students ag@ung adults, have cars, many have are jobs, and most have
classes any time from early morning to late at night. To meet these needs,-stigiead
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housing often includes: 1) a larger number of parking spaces in proportion to bedrooms than is
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, 8exsibility and

freedom offered by detached houses, often located in "siagiigy 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 incregliroccupied 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 orparked 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 ofC a | P2000Waster Planwas to create sevat onrcampus student
residential communities and the provision of faculty and staff housirgcommodate 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 -@ampushousing program in the California State
University systemwith 6,300 students lilng on-campus.Recent student and faculty housing
facilities built © help meet expanding enrollmexre highlighted below:

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

2) Bella Montanai 69 detachedelowmarketsinglefamily houses for Cal Poly faculty and
employees, located on Staiened land adjacent to Cal Poly campus. Tvemd three
bedroom models range in size from 1,029 to 1,614 squareTketproject was completed in

summer 2007.

3) Poly Canyon Villagei 618 apartments
housing 2,661 students, plus 11,2xfuare
feet of retail floor area. The final phase
opened irthe fall 0f2009.

In all, 887 recently builtdwellings located
on or adjacent to Cal Poly campims
helpedr educe pressure on th
and purchase housing market and &dlp
moderate rental cost increases lgviding
: additional orcampus alternatives to the
{ traditional Ador mi tories
new dwellings will help to address housingeeds generated bgal Poly enrollment growth
during the planning period, they will nailly address the existing shage of student housing.
Student housing will continue to be a major housing need in the City.

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@oest proposed ecampus
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student housing development, Student Housing South, has 1,475 proposed dormitory style beds
near the campusd main entrance. Cal Poly hope
2015.

i) Fraternities and Sororities

Another important concern is meeting the housing needs of student fraternities and sororities.
"Greek" houses are allowed in medimgh and highdensity residential zones, with a Planning
Commission use permit.As of 2014, there arenine sororities andl7 fraternities that hold
fraternal events and maintain a presence in San Luis Obispo. Ofdlgtgef the sororities and

nnef raternities occupy fraternal Ahousesodo own
interest in joining fraternal organizati®rappears to be on the upswinfjccording to Cal Poly
officials, about 1820 percent of Cal Poly students, avout2,900 students, arenembersof a
fraternity or sorority As part of Greek activities, many Cal Poly fraternities antbrities

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,-sineet parking is affected, and seiand traffic levels often
increase due to frequent visits by mA@sidents attending fraternal activities. When Greek
housing is located close to nstudent housing, compatibility conflicts sometimes arise.

There are few large sites available that doatcommodate 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 nev®een 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 locationsditorsad

Greek housing on or near the Cal Poly campus. For several years, various committees have
devoted themselves to creating a "Greek Rowo
sororities and fraternities in one place. The concept has wigersup 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 foGaeek 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 accortiphed, in R3 and R4 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. Ceus figures for 2010 show that more unrelated adults are sharing houses than
ever before. In San Luis Obispo, the percentage ofamily households (households with one

or more norrelatives) is 27 percent. In addition to saving money, sharing a htagsprovides

the benefits of companionship and security. There appears to be substantial community interest
in shareehousing opportunities such as cooperatives dragsing. Cehousing allows residents

to live in their own private spaces and shardredined dining, meeting and recreation facilities
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and services. Some of the obstacles to providingosing in the City are the availability of
sites, public acceptance of and the possible need for exceptions to current standards to develop
such a pragct.

k) SingleRoom Occupancy (SRO)

A single room occupancy dwelling (more common
in an individual room (sometimes one room plus separate bathroom or half batim@omiilti

unit buildingi often a former btel or boarding houseSRO tenants may share bathrooms and/or
kitchens, while some SR@nants have individualitthenettes, bathrooms, or haliths. SROs
aretypically rental dwellings wittfloor areas ofLl50to 450 square feet Theyprovide 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.
Ther small size and limited amenities generally mak#®0san 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 singteom occupancy dwellingsn 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 Samis Obispo and has 70 units serving vew and

low income persons, many of whom are elderly or disabled. The Wineman Hotel is privately
owned and managed, and has 48 units serving moderateatalwerylow income persons

under an affordability agresent with the City.

The Housing Elemenncludesseveralpolicies andprogramgo encourage the preservation and
development of SROs, including:

3.4 Encourage the construction, preservation, rehabilitation or expansion of residential
hotels, group homesntegrated community apartments, and siaglem occupancy
dwellings.

6.8 Consistent with the Cityds goal to sti mul

the Downtown Core (D Zone), the City shall consider changes to the Zoning
Regulations thea 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 (GD Zone), particularly in mixedise developments. Density based on average
unit size m 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
developmenstandards, 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,ingieoccupancy
or co-housing accommodations, utilizing universal design.

9.12 Consider ncentivizing dwelling units to a minimum size of 150 square feet,
consistentwith the California Building Code, by reducedimpactfeesand property
developmenstandards.

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 Thble B

Table B-18
Summary of Housing Needs, City of San Luis Obispo

20142019RHNA Remaining and Tdal Special Needs Groups
Egittr: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) Femaleheaded 1,336
Above Moderate 0 (478) Farnworker 390
households
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, 201
'Remaining new housing construction need after credit for dwekipgsoved, permitted, under construction or
built between January 1, 20andJune30, 2014.

The main findings of the needs analysis are:

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

1 Overcrowding.Overcrowding appears to have declined in San Luis Obispo since 2000.
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Aboutsix percent of rental units are overcrowded, and just over one percent of owner
occupied units are overcrowded.

1 Large Families.In 2010, about six percent of City households, or 1,118 households,
were Al arge familieso witwolbfwhidhwere redated mor e me
Large dwellings, with six or more rooms, make up abouttomei r d of t he Ci t y¢
stock, or 7,000 units. The majority of these units are owoeupied.

1 Eemaleheaded Household$:emaleheaded households comprise sepercent of the
Citydés 18,485 households, or asafingludel, 336 h

children less than 18 years of age.

1 Regional HousingNeedSan Lui s Obi spobs assigned regi ¢
planning period January 2014June 2019 is 1,144, broken down by household income
group as follows:
A Extremely Lowi 142 units;
A Very Low -- 143 units;
A Low -- 179 units;
A Moderate- 202 units;
A Above Moderate- 478 units.

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

A Extremely Lowi 137 units;

Very LowT 110 units;

Low T 139 units;

Moderatei 139 units;

Above Moderaté 0O units.

Total remaining need of 525 dwelling units.

> > > D> >
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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 putpose
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 regulatgut) as the Uniform Building

Code and the California Environmental Quality Act, are Staedated policies and standards
implemented at the local level. Although State and Federal agencies do play a role in the
imposition of government constraints, thesyencies 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 costwofdnellings. 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 constructiontea 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 callsfor 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 ofgoing, as part of the preparation, review, or amendmentcaf tievelopment
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 dter important facets of the community. The general plan is the foundation of all

| ocal | and use controls, and embodies t-he com
sustaining future. Seven mandated elements, or chapters, make up theplemepals 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 Generalldn, 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, a@hitects and others use these standards in designing new housing developments.
The standards help explain the Cityods require
when reviewing development proposals.
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Policies outlined in the Land Use Elemetipglate 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 IBn provides four residential zones, plus nine zones where housing is allowed
with special approval. Table-C shows the land use zones that allow housing, their existing
acreage and the ranges of density allowed.

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

Max. Allowed Densit
Zone Description Acres in 2013 . . i/
(Density Units /Acre)
R-1 Low-density Residential 1,704 7
R-2 Medmmdensﬂy 506 12
Residential
Medium-high-density
R-3 Residential 202 18
R-4 High-densiy Residential 208 24
C/OS | Conservation/Open Spac 2,508 One dW:L“rgg per five
. One dwelling per 20
AG Agricultural 0 acred
Cc-C Community Commercial 52 36
C-D Downtown Commercial 48 36
C-R General Commercial 182 36
C-N Ne|ghborhc_)od o5 12
Commercial
C-T Tourist Commercial 108 12
C-S Commercial Service 462 12
M Manufacturing 251 12
O Office 192 12

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

Density Unit is equivalent to a tawmedroom dwelling. Other sized dwelljs: studio dwelling, 0.5 DU; orzedroom

dwelling, 0.66 DU; thredbedroom, 1.5 DU; four or more bedrooms, 2.0 DUs. Netaecite area dedicated rightf-way.

2Except that each legal lot of record may have one dwelling.

®In combination with MixeeUse (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 withih e Ur ban Reserve,
anticipated urban limits at build out. The policies seek to balance residential development with
open space preservation and availability of urban servidesording to the 1994 General Plan

Land Use Element, a total of BZ4 dwellings are anticipated within the City by the year 2029,
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
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City is curently 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 standdrdseapermit process
necessary for the Cityds orderly devel opment
regulating allowed uses, and by development standards that set density, building setbacks,
building height, lot area and parking requirementse Tegulations apply equally to mobile

homes, manufactured and sdlfeilt housing. Table @ summarizes residential zoning
development standards for San Luis Obispo. The standards are comparable to other
communi ti eso requi r e me nihgsenvionnient én slluhowseholds, q u a |
regardless of tenure or income group.

Table C-2
Summary of Residential Development Standards, 2@1
- Max. n 8 Use
7 Minimum | 1oy Lot Bldg. R WA, (Ol Car Parking Required Permit
one | Lot Area : Yard Yard :
Coverage | Height (number of spaces) Required
(sq. ft.) (feet) (feel)
(feet) 3
R-1 6,000 40% 251 20 57 15 2 per dwelling; 1 of which No
must be covered
1.5 for T'bedroom, +1/2
for each adiional
R-2 | 5,000 50% 35 20 57 15 bdrm./unit; plus 1 per No
every 5 units or 2¢r
dwelling if angle-family
dwelling (sfr)
R3 | 5000 | 60% 35 15 57 10 Same as 2 or 2 per No
dwelling if sfr
R4 | 5000 | 60% | 35 15 51 10 Same as R or 2 per No
dwelling if sfr
C/SO 5 acres 3-5% 35 20 20 Same as R No
AG 5 acres 3-5% 35 20 20 2 per dwelling No
o | 5000 | 60% | 25 15 5i 10 Same as R or 2 per No
dwelling if sfr
. Same as R or 2 per
- 0,
C-N 6,000 75% 35 10 51 10 dwelling if sfr Yed
As provided in| As provided
C-R| 9000 | 100% | 45 zone of inzone of | SameasRor2 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 No?
adjacent lot | adjacent lot
As provided in| As provided
C-D | 3,000 100% 50° zone of in zone of Y that required in R No?
adjacent lot | adjacent lot
As provided
C-T 9,000 75% 45 10 in zone of Same as R No?
adjacent lot
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As provided
c-s 9,000 75% 35 107 15 in zone of Same as R Yes
adjacent lot

As provided
M* 9,000 75% 35 1071 15 in zone of Same as R Yes
adjacent lot

Source: City of San Lui®bispo, Community Development Departmezi14

Up to 35 feet with Administrative Use Permit

Housing allowed by right as part of mixed use developments.

3Additional building height up to 75 feet may be approved if specific performance standards aeerét. (57.42
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 plangirand 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 accommodatidmamce 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 housingexampks 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 redwsd offstreet parking where the disability clearly limits the number of
people operating vehiclesThe 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 icgiin
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 disaltiigy 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
Citybds | andpragsams. and zoning
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Table C-3

Selected Flexible Residential Development Standards, 2D1

Development Feature

Flexible Standard

Potential Uses

Residential Density Bonuses

35% density bonus automatically
allowed if 11% of project units
affordable to venfow income . Other
standard and negotiable density bonug

allowed

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

Non-Conforming Lots

Lots that were legally created but do n
meet current size or dimension standal
may be indivilually developed

Residential lots less than 5,000
square feet.

Non-Conforming Structures

Dwellings that are neonforming in
terms of density, yards, coverage or

parking may be rebuilt as previously
existing if involuntarily destroyed

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

damaged or destroyed

Density Transfer

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

Hillside or creekside lota’here
development capacity transferred t|
cluster development

Street or Other Yard Setbacks

Street yards may
buildings, and Ot
with AUP approval

Additions/remodels of legal, nen
conforming dwellings; zertot line
developments

Tandem Parking

One unenclosed tandem parking spaq
may be located in required Street Yard
for designated single dwellings

Dwellings with garage conversiong
and for Second Residential units; al
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
If mixed-use, and additional 20%
parking reduction is possible

Mixed use developments where
compatible residential and
commercial uses share pargi

Parking for Elderly and Lovincome
Housing

¥ space/unit required for elderly
housing; 1 car space plus 1 bicycle
space/unit for veryow/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 Directd
approval

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

Building Height

Components of solanergy systems,

chimneys, mech. Equipment, vents,
steeples, and antenna may extend up
10 ft. beyond allowed building height

Housing with solar energy systemg
roof-mounted mechanical equipmer]
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,2201

Enerqgy Consemtion

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
Cons er vantandoZoning n d
Regulations promote energpnserving design and placement of buildingsograms 9.10 and

devel opment

The Cityobs
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911c al | for creating incentives to promot e
recycling of materials. This will be accomplished throtigi architectural review process and
i mpl ementation of the Cityob6s Climate Action

Mixed Residential and Commercial Uses

Mixing residential and commercial uses is encouraged to promote housing development close to
jobs and employment centers, to kxpaffordableinfill housing opportunities and to promote a
compact, pedestriarand transifriendly urban structure. Mixedse projects are allowed by

right in all commercial zones except for Servicemmercial and Manufacturing zones, which
require Panning Commission approval. Rezoning is not required. Mixed Use development
refers to the vertical drorizontal mixing of commercial and residential uses on the same parcel.
There is no minimum commercial floor area or number of dwellings establigtypital mixed

use development includes one to two residential floors above commercial uses on the ground
level, and mixed use development is allowmd parcels as small as 3,000 square feet in the
Downtown Core. Figure @ identifies mixeeuse projectsanstructed in San Luis Obispo since
General Plan adoptionProgram 6.1 calls for additional incentives to encourage mixed
developments in the Downtown Core, including flexible density, use, height or parking
incentives.

Parking Requirements

SanlLus Obi spods car parking r-.qThe type ane number cd r e
car parking spaces varies by zone. Flexible parking requirements and design standards allow
developers to reduce parking by up to 30 percent for miseddevelopments. ldxible
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 motorkgyplus 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, ghieduces the amount of land available for residential development.
While excessive parking requirements can unduly constrain housing, insufficient parking can
adversely affect residentsd safety, gual ity
standards seek to establish a balance by allowing flexible requirements that can be tailored to
specific site conditiom where necessary. Program 6cafls for continued flexibility in parking
regulations for housing development, especially in the DowntCore (CD zone), which

allows a base residential density of 36 density units per acre (equivalent to-Bédmom units

per acre). Allowing reduced or no parking requirements for development of housing for people
who either do not own or need-site parking will be considered.

Much of the Downtown Core was developed in the lat® 48d early 20 century when
automobile parking was not required. Many parcels in tHe ahd GR zones lack onsite
parking. The Downtown Core is the most intensivelgveloped area of the City, and
development standards encourage 100 percent site utilization and a mix of commercial,
residential, cultural and governmental uses. In tH2 £one, parking is half of what is required

for residential use in other zones, andy be met by locating parking off site, within 500 feet of
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the use, or by paying a fee in lieu of providing parking. The-tenm strategy has been to build
public parking facilities on the edges of Downtown to encourage infill and intensificatioaf use
public transit and a more .ipedestrian friendl

Although the CD 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. Downtowelso
(Anderson Hotel, Granada Hotel, Wineman Hotel, Blackstone Hotel) were developed with little
or no parking, whileproviding housing for tourists or residents without cars. 2010 Census
figures show that about eight percent of San Luis Obispo housdidahdt 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 @te 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 parkirg 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 Requlations

Subdivision regulations determine how lasdubdivided 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 Engneer. 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 andsthmeare
possible with City Council approval. As a special type of attached, ownership housing, the
Condominium Regulations set minimum standards for gpace, recreation, laundry facilities,
solar heating and storage that are higher than those dppliental housing. The City's Grading
Regulations set limits and procedures for earth moving, generally to prevent roassorging

and erosion and to assure stable building sites.

Lot Size.Lot sizes and established neighborhood patterns infludedspes 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 6,600,000 square feet, regardless of allowed density, has
encouraged the development of ldensity, 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 hosing. It does not necessarily follow, however, that small lots will result in more
affordable housing. There are many coastal resort communities in California witpritgt
cottages on small lots. In higlensity residential areas, small lots may emage the
construction of detached, rather than midtnily housing. Large parcels in meditmgh and
high-density residential zones offer the best opportunities to encourage affordable housing.
Larger parcels in San Luis Obispo, even in -density reslential zones, are suitable for
apartments and condominiums.

San Luis Obispo allows relatively small lots of 6,000 square feet in thezéhe, and 5,000
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square feet in all other residential zones. San Luis Obispo has the second highest residential
densty of the County's cities (after Grover Beach) with about 4,500 persons per square mile. It
remains, however, one of the most expensive housing markets in the County. Clearly, market
demand strongly influences housing costs. And while the City's lt@rpdias 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 détlysresidential lot size of 6,000 square feet.

Land is a major component of housing costs i
neighborhoods, lot sizes of less than 6,000 square feet are common. While many housing
consumers prefer single, dehed houses on 6,08Quarefoot 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 strateggéchaeiing
costs for those desiring fAstarter housing, O
entering the housing marketProgram &0 implements this strategy by encouraging new
subdivision standards that promote small lot subdivisions, bungednrt developments and

other innovative development concepts. In 2013, such development requires approval of a
variance or a planned development (PD) rezoning.

c) Specific Plans and Area Plans
As the name implies, specific plans guide the developroia 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 w4 Table C

Table C-4
Estimated Housng Capacity in Expansion Areas, 204
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,£2201
Minor Annexation Areasansist of dwelling units on properties located outside of City boundaries but insidebtre
Reserve Lingex: 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, roviBigns for phased
housing development. Each area's phasing will be determined, in part, by the affordability of the
dwellings, and by other public benefésch as open space. The specific plan areas comnatted
producing the largest number of dwedis affordable to very lowor low-income residents are
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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

uded [

family rentaland owner ship housing, are 1incl
Inventory.
Table C-5
Margarita Specific Plan Areai Approved Tract Maps
. Number of | Number of
Fppeyed VEsing Total Single Multi -
Tract Map Name and ; : . Number of Affordable Dwellings
Dwellings Family Family
Number . :
Dwellings Dwellings
Requirement met with dedication of
Serra Meadows Housing Authority site with
(Resmark/Mangano) 56 56 0 contingency for 6 lots for low &
T Tract 2342 moderate affordable units if Tract 234
not developed.
Semra Meadows
(Resmark/Mangano) 144 121 23 Site dedicated to Housing Authority
1 Tract 2353
King T Tract 2428 197 165 32 Site dedicated to Housing Authority
Totals 397 342 55 49 units

Source: City of San Luis Obispo Community Development Departmeit, 2

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 typesf 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 projebly-project basis, as a condition of development approval and
implemented bylevelopment 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-ilc@me rental and own&rccupied housing.

Such sitegnust ke integrated within neighborhoods of market rate housingcantparable in

overall quality and design The OASP designats sufficient areas at appropriate densities to
accommodate a range of dwelling types, including detached and attaoigdfamily

dwel |l i ngsquiftsywoe ahousi ng,
housing parks, group housing, graduated care facilities, and creative housing cooperatives. To
meet this requirement, the City will solicit and suppomvreusing developments that include

one or more of the following features:

dupl exes,

apart ment

1. Subdivisions designed to integrate various housing types, densities, and costs.
2. Af fordabl e
homes on Its of 5,000 square feet or less.

an

3. Dupl exes

iStartero

d Agarden

homeso whi

family housing while allowing higher density and lower housing costs.
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4. Self-help housing development of approximately3Dsmall, singlestory detached
homes.

5. Medium Density and Mediuriligh 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 spetigsigal needs and low incomes
in high density and mixedse zones.

Figure C-1
Orcutt Area Specific Plani Mixed Use Housing Opportunities

Community Commercial Mixed-Use Design Concept ]
ORCUTT AREA SPECIFIC PLAN

Source: Orcutt Area Specific Plan, 2014

Developers may choose to build one or more housing typelsicawork with housing nen
profits s uc hHelp slousing Ggploratien) theSSan Liis Obispo Housing Authority,
Habitat for Humanity, or other agencies or individuals to cooperatively plan, develop, and
market affordable housing within their ddopments. OASP policies require that 10 percent
moderate income and 5 percent {meome dwelling units are built with each development.
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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 Anticipated?
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 22.3 10 348 35-Moderate+
10-Low+
7-Very Low
R-4 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
35Low
14-Very Low
5-Extr. Low
163 Dwellings

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

YIn the R1 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). Stasignadsa

density unit value of 0.5 DU, 1 bedroom = 0.66 DU, 2 bedroom = 1 DU, bedroom 1810 4 or more bedrooms2-0 DU.

2By ordinance, 10% of new housing must be affordable to moderate income and 5% must be affordable to Low Income.
Assumes % ofow Income requirement will be dedicated to San Luis Obispo Housing Authority ad Wergr Extremely Low

Income housing using City Affordable Housing Funds and other grants and incentives

Remaining landowners in the OASP will be required to consafiotdable housing or pan
lieu housing fees for their share of the lowome housing requirementHousing Element
Policy 25 requires thatf the in-lieu fee option is chosen, the property owner mustga®%
percent irlieu feeto the City to be degsited 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 201%th 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-Higliera area, an area of approximately 100 acres

of mostly commerciakervice and retail use The Plan promotes mixed residential and
commercial uses and addresses several development constraints in this older commercial
corridor (it was thetlei ¢i hgbs ilbhbhi Crilsiien 6 h Re @
1950s): flooding, limited streediccess, traffic congestion, lack of pedestrian and bicycle
facilities, and dilapidated and substandard buildings. To encourage higher density infill housing,

the City rezoned an older adti@iler court of 5.7 acres consisting of 28 small bungalows &nd 2

trailer spaces from M/@D to R4 zone to allow high density, mufamily housingby right
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This | evel propertyo0s 55aeres witheadevéloprpeat Ipdteatial afr2¢ a 1 s
units per net acre, for a base residential capacity of 13bédmwom dwellings. The sits well

suited for apartments or @pace condominiums in a townhouse configuration. Maximum building

height is 35 feet; maximum building lot coverage 60 percent. Parking requiresiedes:1 space

per studio, 2 spacesipkand 2bedroom unit, plus guest parking at 1 space per 5 units. Affordable
low-income or senior units (62 or oldleequireone space per unit

The property is well suited for higiensity residential use. i locatednear Meadow Park and
HawthorneSchool, 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) implemmeduse policies found
inboththelandUseand Housing EIl ements; 3) improve the
gateway; and 4) provide rental or ownership housing for &owl moderaténcome households on

a site which historically has provideaffordable 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 seighbor
An added benefit of redevelopment would be the completion of street improvements on Beebee and
Bridge Streets bordering this propertgurrent low income tenants would have first right of refusal

to rent or lease new affordable, mdiémily units.

The site's chief development issaehat it is partially located in a 18@ar 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 agemcyonjunction 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 sumer of 2017.

d) Residential Growth Management Regulations

The Gener al Pl an says that Athe Citybds housin
y e aThis policy was modified in 2010 to an average of one percent per year over thedive
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 segatk specific

plan area to adopt a phasing schedule for residential growth to ensure that established thresholds
in the Land Use Element are not exceedesl.shown in TableA-18, annual increases in the
number of dwellings have averaged5 percent ovethe pasttenyears. Units that are deed
restricted as affordable 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. Dwellingsilt in the downtown area are also exempt.

Quantified objectives anticipate the constructiorl@f44in-city dwellings during the planning
period. Of these,&percent, 01666 dwellings,will be affordable to extremely lowery-low,
low, and moderatencomehouseholdsconsistent witlthe percentages of housing affordability
in the Cityds RHNA number.

Ci12



City of San Luis Obispo Housing Elemedgnuary 205

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 HEigrGalifornia Department of Finance, 2008

The Residential Growth Management Regulations will not prevent the City from achieving its
guantified objectives because they do not set a numeric cap on all hogksingxample, ew
housing that is affordable® extremely low,very low, low-, and moderatencome households

and new housing in the Downtown CoreDare exempt from the Regulations.

Figure G2 shows the housing and population growth anticipated in the General Plan. General
Plan policies promet 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. He General Plastated that population growth should not increase mosnth

one percent per year, until it reaches a boiltipopulation of 6,750persons in 202

The Airport Land Use Plan

The San Luis Obispo County Airport has a major influence on the community, particularly the
sout hern part of Sragma Lwheasr eObmeptodesf urhbhanCiat y
planned. Under State law, a countywide, independent Airport Land Use Commission (ALUC)
adopts a plan identifying land uses that are compatible with present andaigbont noise and
safetyconditions. he area subject to this Airport Land Use Plan (ALUP) extends beyond the
Cityos designated airport speci fic pl an ar e
jurisdictions. Proposed specific plans and amendments to the General Plan and Zoning Map or
Reguldions are referred to the ALUC for a compatibility determination. The ALUC uses its plan

as a basis for those determinations. A {fiftins vote of the City Council and certain findings are

required for the City to override a finding of incompatibility.eTh Ci t yés Gener al Pl
consistency with the Airport Land Use Plan.

In June 2002, the ALUC adopted major amendments to its 49@@ge plan. The amendments
C13
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significantly reduced the number of residential units that could be built in the abgest $0 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 dwellimg868 dwellings. The City has since
amenedthe 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 Plawas most recently amended in May 2005.

Density Bonus

The Citybs Affordable Housing Incentives were
density bonus law. The Affordable Housing Incentives allow a residential density bonus of at
least 20 perent for developers who build five or more dwellings with at least 5 percent of those

units sold or rented at prices affordable to very income households or 10 percent of those

units sold or rented at prices affordable to low income households. Halgsialppments 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 developmestandards and waiver of application and development

review processing fees are available upon request by the developer.

Secondary Dwelling Units

Consistent withAB 1866 Section 65852.2 of State Housing Element)law t he Ci t yo0s
Regulations allovthe creation of seconghnits with ministerial approvals in theR R-2, R-3,

R-4 and O zones when the primary use on the site is a gamgiy dwelling, subject to the
Community Devel opment Directordés detenentsi nati o
and performance standards. Under the tEties may establish property development standards

for SDUs, including, but not limited to, parking, height, setback, lot coverage, and architectural
design.

San Luis Obispods s e c)omidaace wnllowdthveapptovainofjan DU t s (
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 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 similaslighty

higher than studio apartments in mdi#gmily developments.

State law (8ction 65583.1 of State housing element law) allows local governments to identify
realistic capacity for seconghits in addressingl ocal i t yds sharegneetl. t he
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 meetingetgonal 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 pasipact 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 tha 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 SDUSs, including:

6.29 Continue topursue 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 atiwed 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 Californa Building Code, by reduced impact fees and property development
standards.

Manufactured and Modular Housing, Mobile Homes and Mobile Home Parks

Manufactured, modul ar and mobile homes -offer
buil t o Maoutastured gomes 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-sorglaulti-section homes and
instdled on site. Orsite 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 taatory
homes manufactured specifically to the State, local or regi@onstruction 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 flaciibriyousing
produced before June 15, 1976, wiiea HUD construction codes took effect. Other types of
manufactured housing include panelized andgatehomes, in which factosyuilt homes are
shipped to the site in panelsorasprat Aki tso for site assembly.

Industry advances in quality and desigas 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 on¢hird to onehalf the cost of a conventional house. Architedtyra
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 peréken of t he Ci t yMbbkile Homeas,spiaced)on perntacekt.
foundations and located outside mobile home parks, and manufactured (modular) housing are
treated the same as conventional-bitdt housing under the City's zoning, subdivision and
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architectural review requirements. Therefore, all residentially zoned land is available for some
type of manufactured housing. Mobheme parks are allowed with upermit approval in all
residential zones. The City has few areas suitable for new, largeerhomk 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 @AM

8.22 Consider additio 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 owgrlzone 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 developmentsegixindividual built, single

family dwellings. The exception for singfamily 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 propose construct three or more homes in the same area;

(3) when the Citydés Community Devel opment Di
forth in the procedures document (Asensitive
space zoning arsadesignated 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 pspkicgs

that are covered are converted to another use and replacement parking is proposed.

San Lui s Obi spo adopted Community Desi gn Gu
expectations and preferences for the quality and character of new developmen@Guidéiines
encourage design variety and innovation, and
distinctive character and sense of history. Depending upon the type and scale of the project,
architectural review can add, on the average, from twouorfmonths 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 througlihdusing 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.

Mo st of the City 0 sclecticemixgohdschiteduralostyles amdrclearacen. 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 sigraficaiéctural
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design or ompatibility issues. The housing would need to comply with all zoning standards,
including setbacks, building height and lot coverage. By exempting more small residential
projects from architectural review, the City could help reduce development cosis@ode

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, architecteor anflayr dowi eawp pofoprhat 8 s
development cost®rogram 6.22alls 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 ft on a sensitive site). Most of these developments would be eligible

for less costly and timeonsuming staff level architectural review.

f) Building, Zoning and Municipal Code Enforcement

Code enforcement focuses on addressing violations of zoninliglingy housing, property
maintenance and related municipal code provisions that adversely affect public health, safety, or
aesthetics in order to promote the preservati
In addition to ensuring that wedevelopment 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 andstate codes through its Code Enforcement Prograrhis 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 compiat-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 (NO\4sised 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 proceedingssamia cases, criminal prosecution. In
2013, the reactive program was staffed by two

Complaints about sign violations, unpermitted construction and substandard housing conditions
accounted for the majority of reactive code enforcement cases. ll&pal iconversion of
garages, sheds, attics and shops to rental housing contributes to substandard housing conditions,
parking violations, and property maintenance concerfigble G7 summarizes reactive code
enforcement violations by type for the caspsreed 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 primdrilp c used on enf orcement

property maintenance standards in residential areas of the City. It is staffed by two
Nei ghborhood Services Specialists who patrol
maintenance violations in visible yardeas. 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 fronfTydnlds.

C-8 summaries 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 mahavemultiple violations
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Noise Violations. The Office of Neighborhood Services (ONS) within the San Luis Obispo
Police Department admini sters the Cityds Noi
The Police Department handles more than 26Benviolations calls per year. Table9C

provides a summary of noise complaints between September 2010 and December 2013.

Table C-9
Noise Complaints 2012013

Noise Data
September 2010 to December 2013

T i

= £ = =

Source: City of San Luis Obispo Community Development 2014

Through public information, comamity 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 (StudentNeighborhood Asstance 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 cedare, 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 ofimge®tate construction codes

-laws intended to make new housing safer, stronger, more energy efficient and resistant to fire
and earthquake hazim- is ultimately passed on to housing consumers. In the long term, many
building standards can reduce ongoing housing costs through laigr hills 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 Strengthémg of Unreinforced Masonry (URM) Buildingdn 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
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required byState 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 chredci@ward
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 oé tlongvacant 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 firéshaza
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 wsl@ke roofing that meets a
minimum ClassC rating. Since wood shingles are not widely usettiitional construction
costs, if any, would depend on the builder's choice of this roofing material.

Site Improvement Requirements

The City may require enor off-site improvements such as streets, utilities, traffic signals and
landscaping as a conidibh of use permit, variance, subdivision or other lasd approval.
Dedication of rightof-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 pealhdievaluate 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 AEtX) 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 reqaments 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. SiAgmily houses are exempt from these regulations.

San Luis Olspo 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 tespeguire a

higher level of adaptable or accessible building design than federal standards. Since 1994, the
City has used approximately $amillion in Community Development Block Grants to remove
architectural barriers in City streets and facilitiesd gorovided an additional3$million in

CDBG funds to support the private, nprofit development of housing that is both accessible
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and affordable to verlow income elderly or disabled residents. Compliance with building code
requirements may increaseettcost of multifamily 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
previous y di scussed i n this appendi x, t he Cityd
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 housipgrsons 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. ityfCGeneral 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 tgp of housing, and City procedures encourage retrofitting existing housing
for accessibility. For example, retrofitting most sinfdenily dwellings with basic accessibility
improvements, such as access ramps, -patravel widening, kitchen, and bathroom
modi fications can be done with approval of a
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 mufamily dwellings into compliance with the Americans

with Disabilities Act typically would require only a building permit. Minor modifications may

be approved fiover the count er @anbeyterior changegiot y 6 s
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 ap@igorocess.

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 angxehwithin required building setback areas, and
housing occupied by persons aged 62 or older may providbahparking space per dwelling

unit or one space per four occupants in group quarters. Both provisions can substantially reduce
the cost and diffulty 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
fadlities by right in all residential zones, and in four commercial zones with a conditional use
permit. These are single or mulinit dwellings that are licensed or supervised by any Federal,
State, or local health/welfare agency that providesmedical 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 sirglaily homes in setting their parking
requirements. Initial constructiongeres a building permit and must comply with the usual
development standardsich as building setbacks, height, lot coverage, and require architectural
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review.

Single dwellings occupied by up to five adults, and which are not specially licensed or
supervsed, are also used as group homes forilm@me or disabled person. These group
homes are allowed by right in any residential zone and treated as-feimgle housing for
purposes of residential density and parking. These uses must comply withldihgoand
planning codes, but are routine and typically do not require City approval other than approval of
a building permit.

Housing ElementPolicy 81 encourages housing development which meets special needs,
including disabled and elderly perso®®icy 8.11 encourages amendments to regulations that
support the special housing needs of the disablalicy 8.10promotes universally accessible
housing and housi ng t Rragtam &8 23lhasvween @dded tosagk grant p | &
opportunities fo 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,
nortconforming satus. A legal, noiwonforming 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 zoneitiohaty, lenders

and insurance carriers avoid lending or insuring project improvements for sudomonming
dwellings.

An estimated 150 dwellings are considered -nonforming because of their location in the
Manufacturing or Servic€ommercial zones Housing Element programs address this issue by
encouraging the conservation of roonforming housing, and through programs that enable
low-income homeowners to rehabilitate substandard housing througimtenest loans or
grants.

g) Processing andPermit 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, andstore 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, dnwithin 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 architetteadew, 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 commugal, industrial and residential projects, conditional use
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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 generaln ptanendments, rezoning,
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 asipuimtices, 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
developmentapprovals. 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:

1 Developmenexceptions typically follow an administrative use permit process taking two
to three weeks, rather than the more tctoasuming variance process.

1 Clear development standards, guidelines and checklists available convenidirte; on

1 House relocation nahger requires a conditional use permit.

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

1 Minor housing additions, remodels and seismeicafits may be approved by City staff as

Ami nor or incidental o architectur al revi ew.

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

When architectural review is required, the Architectural Review Commission raay gr

exceptions to development standards along with architectural approvals.

T The Cityds Housing Programs Manager assis
review applications, processing and where possible, project funding.

= =

Individually-built single famiy 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 constructiori typically an eight to twelve week approval process for such projects.
They ae also allowed in certain commercial zones with approval of a conditional use permit. To
encourage small residential projects and infill development, Progr&a ekempts the
construction, relocation, rehabilitation or remodeling of up to four dwellids200 square feet

floor area from Architectural Review Commission review. Such housing may be allowed with
Ami nor or incidental o architectur al revi ew, i
about four to six weeks for approval. Residerdedelopments of five or more units typically
require more extensive planning review, including environmental review, architectural review,
and subdivision or land use review.

Singlefamily residential developments of more than four units are allowedidhy in all

residential zones, subject to City development standards, state and local subdivision standards
and compliance with the California Environmental Quality Act. Th#& Bone allows muli

family housing on larger sites at a maximum allowed dermdiseven density units per net acre

(net acre excludes dedicated rigiftway, areas within top of creek banks, endangered species
habitat, and areas wit hi-hzorks areptypitallyrdeveloped iwithfi h e r i
market rate housing affdable to moderatend abovenoderate income households.
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Small residential developments such as duplexes, triplexes or fourplexes are allowed by right in
the R2, R3 and R4 zones. Larger residential development projects, such as standard
residentialsubdivisions and condominium developments typically require three levels of review:
design review by the Architectural Review Commission, tentative tract (or parcel) map review
by the Planning Commission, and environmental study/tentative/Final mapralppyahe City
Council. Average permit processing time for a -l@tOresidential 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 coenpli@nning review and permit processing

in one year or less if an environmental impact study is not required.

Processing and permit procedures for rdfiaditnily residential projects are similar to those for
singlefamily developments of more than four tsmi{such as standard residential subdivisions
and planned developments with detached, sifagtaly houses or condominiumsMulti-family
residential developments are allowed by right in th&, RR3, and R4 zones, and are
conditionally allowed in office neighborhooccommercial and retaill commerciaones.
Apartmentsand condominiumalso allowed in Commerci8ervice and Manufacturing zones as
part of livework or worklive developments. In historic districts or on historicalfsignated
properties,Cultural Heritage Committee is also requireds with singlefamily residential
development, development review typically involves a single application combining all approval
requests, such as environmental review, architectural approval and (if recuibeld)sion and

use permit approvals. Average permit processing timér a multifamily residential
development projeds about six to eight months for planning approvals, plus six months for
building plancheck and permit issuance.

Live-work and wok-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 livatg spith
incidental accommodations for werklated 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 regoients. 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,c&ss, parking and use operating requirements (i.e. occupancy
and norresident 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
vaaant portion of the site not utilized by commercial or industrial uses.

Such usesequire environmental and architectural revi@fvexterior changes are involved)
Conditional use per mit approval requires Cor
simpler, less expensive and usually quicker review process than planning commission use permit
review. A onditional use permimay also be required for live/work urftexceptions to City
development standards are necessary.

Mixed-Use developments amdlowed by right in six commercial zones, and are conditionally
allowed in the Servic€ommercial and Manufacturing zones. Their processing and permit
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procedures are similar to mufamily housing developments.

Time Extensions

Securing planning approkaand 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 anthintgcer

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 &mading 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 hawot 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 permitand to cover the cost of services. These fees help ensurguagty

housing development and the provision of adequate public facilities and services. Development
costs, including application and permit fees, are typically passed through to the aoimstimae

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 @bisps f ees are exces
barriers to housing development is to compare its fees to those in other nearby jurisdictions.

In 2013t he City surveyed devel opment fees for tt
Obispo County. The City also compdriees that the various jurisdictions would charge for a

new 2,008squarefoot house with a 580squarefoot garage. The survey showed that for some
development fees, San Luis Obispo is generally higher than the other county jurisdictions.
Developmentfees are summarized in Table-XD, and comparative development fees for a
detached house are shown in Figur8.CThe City also evaluated development fee costs for

typical, mult-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 impdebfees.
typical 2,008square foot single familjjome with a 500squarefoot garage and a construction
value of $245,960development 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 @Qmty of San Luis Obispo were $12,470.

For a 43unit 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
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$107,596.36 per unit; or about 2hércent of construction value. By comparison, development
fees for a typical mukfamily development in the County of San Luis Obispo in 2014 were
$29,219.2%er dwelling based on a per unit construction valued@f$30.91 or approximately

30 percentof 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 feepdated annually,

based on changes in the Consumer Price Index, or periodically through a detailed cost of services
study. City policies exempt extremely low, very loand lowincome housing from most
development review fees. Housing Element Prograi@ and 29 call for the City to seek
additional funding sources to help offset developnreldted City fees for residential projects

that include affordability guarantees fextremelylow, very-low, low- and moderate income
households.

Program2.7 seels 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
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:
Prezoning n/a +24% n/a + cost cost hrly. chg $21,447 n/a
Appeals to
Council / Board $260 $460 $300 $250 $200 $771 $273 $850
Architectural
Review. Full $623 n/a $1,565 n/a n/a n/a $2,839 n/a
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 $4,556 + $3,702 +
0, ’ 3
$2,839.25| ﬁ’rf’ffiR $5731 | Cost+ Cost |, rﬁlos;ee c$2i5+52(;0 o | Cost+
y 25% y 0s °l 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 $4,683 $5,500 + | hrly fee + $7,500 +
w/IS $7,273 $5,735 $3,650 + cost cost outside $16,818 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
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Adjustment
Lot Merger $1,030 $910 $626 $211 n/a $626 $505 $88
Planned
Developmert $5,500 +
Permit / $7,273 $5,405 $512 $3,620 cost 6,179 $8,809 $17,292
Rezoning
PD Amendment |  $1,800 n/a $482 n/a $5,500 n/a $1,823 n/a
Specific Plani $16,5@
Residential $3,650 + $5,500 + Cost + +
w/IS $41,273 $7,500+ Cost $4,683 cost hrly fee $14,726 processin
g cost
Specific Plan $16,500
Amendment Cost $1,880+ | $4,683+ | $5,500 + Cost +
w/lS $7.273 +24% Cost cost cost + hrly fee $14,726 processin
g cost®
Street $2,381i
Abandonment n/a $3,525 n/a $898 $600 n/a $10,74% 5’991
Tentative
ParcelMap T 4 $2,580 + $1,200 + $6,910 +
lots with an $1,335 $2,865 Cost $3,245 st $4,452 | oo 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 i 5 lots . $7,635 + $5,500 + ! $8,958 +
with an Initial 100 per $3,400 Cost $4,327 cost 401 per 228 per lot $19,078
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 + $8,838i
Major (PC) $7,273 $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

3with Initial Study

“When served by public water and sewer.

Figure C-3
Comparison of 2013 Development Fees for a 2,0@@uare-Foot Single Family House
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Source: City of San Luis Obispo, Community Development Department, 201
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DevelopmentmpactFees

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 feesedhat 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 developme In 2013 the residential water, wastewater, and transportation
impact fees for both singland multifamily development are shown in TablelC.

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

Impact Fee
. , L Specific Plan Area
Developmen Type EquwaLIJerr:iF[SDensny Ciiywiae i Surcharge
Airport, Margarita,
and Ednalslay*
Water
SingleFamily 1.0 $10,775 n/a
Multi-Family 0.7 $7,542 n/a
Mobile Home 0.6 $6,465 n/a
Wastewater
SingleFamily 1.0 $3,729 $2,745
Multi-Family 0.7 $2,610 $1,922
Mobile Home 0.6 $2,237 $1,647
Transportation
SingleFamily 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 apjih Ednalslay 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 dter 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 wastea@amation 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 extendingunicipal 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.

Most sites withirthe City have streets and utility lines nearby, so they can be developed without
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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, andaphevelplan
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 mdes 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
years. The County of San Luis Obispo Fld@aintrol 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 Uwnimhe€itysi t vy,
draws water from these two reservoirs in a coordinated manner to maximize ttertangater

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 policiethe 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. Thenty operates and maintains the project that
delivers water from Nacimiento Reservoir to participating agencies. The Nacimiento Project
Commi ssi on, which is made wup of representat.
boards and County Represdiva (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 maintainsanop ot abl e wel | aation Yandefor €nstrugtidrs acti€ity usp o

and twonorpot abl e well s at the Citybds Laguna Lak
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course irrigation (additional golf course irrigation demand is met with recycled water). Per

WWM

E Policy A 3.2.3, the Cityill 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 G12 summarizes the Water Resource Availability (based on WWME Section 3), to serve
community water demand. Calendar Year2@hter availability totaled 9,985 Actieeet.
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 Usade
Siltation from 2010 to 2060 (500) WWME Policy A 4.2.7
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 determimethfcomputer 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.
3. The quantity of recycled water included is the actual pgoayr 6 s recycl ed water usage per
4. Reservoir siltation is a natural occurrence that reduces storage capacity over long periods, resulting in the reduction
of safe annual yield.
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 Capita20002013 118.4

SourcesCity of San Luis Obispo WWME, 2013
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After comparing Table @ 36 s water suppoby usagd ibigeVidem tha Citg

resi dent 0 s hawslowlg decraased gver the pastyEars even with a consistent

increase in populatiorPer capita water use in 2013 was at arti@é low of 105 acre feet per

year, down from 130 acre feet per marsn 2007. Residents are currently using just over half of

the Cityods water availability however recent
in the future.T h e Cityods 2013 Water Resources Statu
approximatelyeight years of water supply until reservoir levels are drawn down to minimum

pool, assuming the onset of an extended drowffith its multidource water policy, the City
hasimplemented a lorierm strategy which will ensure a reliable supply of watemeet the

current anduture 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 Capaciyydosneddduirenti t y D
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 Neightorhood 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 transitned 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. Additiongtlgrsonnel have been directed to waskka
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

Gradeschool 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. IrMarch 2014, enroliment dropped b¥24 students t®,847 students According to

District studies, new residential development generates 0.65 schootnlpét dwelling. The
District estimates that one or possibly two additional school sites will be needed to serve planned
residential growth in the southern part loé tCity. The OrcuttArea 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
developmentadequately 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 sch@sitiotture needs.
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[) Inclusionary Housing Program

Adopted in 1999 and amended in 2004, the Inclusionary Housing Program implements two core
housing programs of the General Plathat of providing affordable housing for extreméy,

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 reaktprope

i mproved or not, for development of affordabl
non-profit housing provider3d) paying an idieu fee which is used to fund affordable housing
throughout the City, or 4Yse a combination of the above imads, to the approval of th@ity

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 enferestilied affordable
dwellings, and appximately $8 Million in affordable housing funds.

The Inclusionary Housing Program is one of several tools, including incentigespéekng
reductions, density bonuseifexible development standards and affordable housing) firad

the City uses tachieve 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) residential developments of four dwelling units @sle2)

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 #wea by 2,500 or more; 4) the conversion

of less than five dwelling units to condominiums within a 4pear period; 5) commercial
condominium conversions which do not result in the creation of new dwellings; 6) affordable
housing projects; 7) emergencyojects; or projects which theCity Courcil determines are
necessary tprotect public health and saféy projects which provide educational, social or related
community services and proposed by public or-paniit agencies, foundations or similar
organzations; 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 apprc@es 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 propertyUngearti ci |
the equity sharing program, the buyer of an affordable unit enters into an agreement with the City
which upon resale of the propert y-upequityetatheual | vy
City for use in other citywide affordable hougidevelopments. 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 impactadfordable housing requirements on land value, developer

profit, and the sales prices of markeiced housing units based on a series of cash flow simulations

for alternative development projects. The study found that.geherally t he Cityds pi
housing affordability requirements would not discourage new housing development. In some cases,
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affordability requirements would result in reductions in land value, however land value would not
be the factor that determines development feasibilittheéhdicator of impact most affected by the
affordable housing requirement®oth within the existing City and in the expansion areadand

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 thdemedopment landowner, he or

she would attempt to pass on part of the impact to projeapaats in the form of higher rents/sales
prices, and 3)mpacts on the feasibility of new development are most severe in -nseed
retail/office project located downtown. It is possible that the effects of the applicable requirements
on land values wouldliscourage 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 laodtvener
tenants (in the form of higher rents).

To assist housing development and partiadffset the effects of the inclusionary housing
requiremerg and other development exactions, the City has used flexible development standards
streamlined review a@hpermit processingand affordable housing funds to reduce development
costs and improve economic feasibility. For example, the City assisted-timg #%ineman Hotel
rehabilitation with $1.5 Million in affordable housing funds and provided streamigwaelw and
permit processing.The renovated,-8tory, former hotehow contairs 48 single room occupancy
rentalunit pl us o ne dwhicly2Y unitsare permandnt)yaffordable to lowincome
persons and three undgepermanently affordable verylow income persons.

2. NonGovernmental 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 affordablachif

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 avéilabnd 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, aversige, singlefamily residentiallot in San Luis

Obi spo was estimated by members of t he Boarc
between $200,000 and $450,000, depending on its size and location. By contrast, in 2009 the
cost of a typical singkamily residential lot in San Lai Obispo ranged from $250,000 to
$375,000. The average sales price per square foot for a vacant;famdye(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 suitalide housing ranged from $15 to $52 per square foot.

Buoyed by recordow 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 esidential development within City limits and in expansion areas adjacent to the
City is typically priced to reflect i1ts #fAhigh
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b) Construction Costs

Technological advances in home building have increased efficiency and reducegtréqmal

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 biding official, the construction value of an average Type wood

frame residential construction in 2013 is $123 per square foot for living space and $34 per square
foot for garage. For a typical, 1,58Quare foot detached house with a garage on dasthn

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 feesthe approximate cost for a new single figrhome 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.

c¢) Availability and Cost of Financing

Mortgage interest rates signiiotly 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 Talile (terest rates for a
conventional 30-year fixed loan range are as low 4250 percenand 15year 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%
15Year 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 moder&teabovemoderate incomes. Although low interest
rates in 2014 have made lsmg more affordable than in recent years, the necessary down
payment still can p@s an insurmountable obstaclparticularly to firsttime homebuyers.
Lenders typically prefer a 20ercent down payment on a mortgage loan. Prospective buyers,
who might & able to support an gfercent loan, often do not have the financial resources to
make the required down payment. A mediited home in San Luis Gdpo costs $540,000,
requiring a$108,000 down payment to get into a new house. Lenders will sometiameapgao

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 firste or modera income homebuyers, even for
those who might otherwise qualify for a conventional loan.

Interest rates are determined by national economic policies and conditions, and there is little that
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local governments can do to affect interest rates. Cities mayeven, offer interestate buy
downs, gap financing or other programs to expand home ownership opportunities-fantbw
moderate income and firitne homebuyers.

d) Insurance Costs

Insurance costs have become an important constraint to buildingdadfer 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, ligigiinsurance costs can equal about two percent

of a unitodéds selling price, or $6, 000 for a
increases resulted from unprecedented construction defect litigation, particularly in California, in
the 1990s. Mosbf 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 higkaensity, 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 groundsdonstruction 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.

€) 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. Ironicalhg 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 beeoam elusive goal for many firstme 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 usuallftildedudn
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. Owneesit@ll 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 taxabbncome. 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 pricdfggethen o

by increased rents. Sales commissions, typically ranging from four to six percent of the sales
price, also affect housing costs.
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f) Environmental Constraints

Environmental constraints can reduce the number of dwellings that can be developedern a gi

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, rirfgedills and interspersed with

five ancient volcanic peaks (fAmorroso) and nt
balance environmental preservation with orderly, wekigned development. Measures to

protect the environment are integrated withe v el o p men't standar ds. Fo
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 Ordinace 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 evaluatingt h e Cityos residenti al devel opment C ¢
environmental constraints affecting development for each property. Properties with significant
environmental constraints, such as steeply sloping sites, or sites located on prowléuesir

soils were either excluded from the inventory or were assigned much lower development
capacities based on environment al constraints
or reasonably achievable development capacity of sites basedamral and manmade
environmental constraints, rather than on their maximum residential capacity under zoning laws.
Further di scussion of this analysis can be
Environmental Study (ER5-14).

Besides natura¢énvironmental 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 jpdése limits,

or for properties located within a 19@ar flood hazard zone. The extent to which these factors
affect devel opment varies by |l ocation and th
factors into account. For example, the San Qlisspo County Airport Land Use Plan (ALUP)

limits residential density within approach and taiecorridors and other areas subject to dow
flying aircraft. Portions of the Margarita a
residential gowth 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. Thesar e as 60 s pirelude provisionp thaaddressairportsafety anccompatibility

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

|l and uses and do not af f e cedhousimgobj€ciivesy WWithintaeb i | i t
Downtown core, the majority of the residential development is raibsedin nature, therefore the
residential component is above existing commercial structures and therefore, not precluded by

the flood zone that affectsDot own és | ocati on outside of the f

The Housing EIl ement updatebs potenti al envir
documented in the Initial Environmental Study (File #%). Based on that evaluation, the
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updated
significant
overall growth projections

adver se

envi

El e mpmgram8 and gntcipated hoessng growth are not anticipated to have
ronment al

mpact s

Population changes are shown in Tablé3C As with housing catruction, population growth
rates tend to correspond to regional and national economic cycles, and show an average annual

growth rate of 0.81 percent during thea&ar period from 1977 to 2013.

Table C-15
Population Change, 19772013, City of San LuisObispo

Year Population
1977 34,28
197§ 33,756
1979 34,143
1980* 34,143
1981 34,759 .
1982 35,234 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 37,374 2.7 2 1.7
1986 38,204 2.2 2.33 1.97
1987 38,282 0.2 1.7 1.6
1988 39,858 4.1 2.17 2.26
1989 41,207 3.4 2.57 2.57
1990* 41,958 1.8 3.1 2.3
1991 42,179 0.5 1.9 2
1992 42,922 1.8 1.37 2.32
1993 43,397 1.1 1.13 1.7
1994 43,919 1.2 1.37 1.24
1995 41,295 -6 -1.23 -0.24
1994 41,404 0.3 -1.5 -0.39
1997 41,807 1 -1.57 -0.49
1998 42,201 0.9 0.73 -0.54
1999 42,466 0.6 0.83 -0.64
2000* 44,179 4.1 1.87 1.39
2001 44,3472 0.37, 1.69 1.39
2002 44,470 0.29 1.59 1.2
2003 44,340 -0.29 0.12 1.01
2004 44,271 -0.14 -0.05 0.87
2009 44,662 0.87 0.1§ 0.22
20064 44,522 -0.31 0.14 0.09
2007 44,384 -0.3 0.09 -0.03
200§ 44,521 0.3 -0. 0.09
2009 44,75( 0.51 0.17 0.21
2010 45,119 0.82 0.54 0.2
2011 45,264 0.33 0.56 0.33
2012 45,312 0.09 0.42 0.41
2013 45,541 0.5 0.31 0.4
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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g) Economic Constraints

Unlike in 2009, the outlook of the future economytlee City of San Lui€bispo is improving.
As the economy recoverthroughout the nation, housing development, urleympent,
properties values antbreclosure rateare moving in the right direction. Countywide, since
hitting the bottom in the third quarter of 2011, existinggkdiamily home prices have risen
approximately43% in first quarter of 2014Home sales and constructidras also steadily
increased (as the number of new applications for residential building perangasedrom 185
applicdionsin 2009 to 259 applationsin 2013) while unemployment and foreclosure sate
have fallen.

Despite home price increasesSan Luis Obispo Coundys s astill éehind compared to
neighboring Counties such as Santa Barbara and Monterey. Nonettiedasde of increase is

still greater than many other counties in the stéité e = Chorneyfdreclosure rate has been
decreasing compared with more urbanized areas of California. Countywide, notices of default
have declined from their peak in m2909. The reason for this is becauke economy of the
County is improving, more residents are returning to work and loan modifications are helping
some homeownstkeep up with their mortgage paymeAs the economy continues to grow in

the coming yeaiif is expected that home prices asales will also increase.

C38



City of San Luis Obispo Housing Elemedgnuary 2015

Appendix D

Residential Land Resources

To adequately me et housing needs, it i s ess
residential land resources. In 2013, the Community Development Department cdnducte
parcetby-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 angsntod the extend thisivisak i g h t e
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 thaventory.

This appendix, along with Appendix K, addresses the requirements of Government Code
Sections 65583 and 65583.2 requiring a paspekific inventory of appropriately zoned,
available, and suitable sites that can provide realistic oppogsiridr the provision of housing

to all income | evels within the community. Th
met through the implementation of a variety of strategies (e.g., available and appropriately zoned
land, units built since thbeginning of baseline Regional Housing Needs Allocation (RHNA)
peri od, and mixed wuse infil!l devel opment) . P
strategy promotes a balanced approach of residential infill and expansion area development to
meet ts housing needs and achieve a compact, sustainable community. The adequate sites
requirement is addressed through the identification of available vacant aivdason sites that

are suitable and appropriately zoned.

1. Residential Development CapagytCalculation

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-mesidential zones. Parcels with residential
capacity are |isted by assessorods parcel numb

Estimated residential capacity does not represent the maximum capacity possible. Instead,
estimates have been adjusted to take into account treat@pacity” 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 rtteximum 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 propertiegshivi 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.

If a property was underutilized, but not blighted, the percentdgthe 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
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considered to have development potential and likely @orédeveloped 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 wer@adiged 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 €agease basis.

2. Availability of Adequate Sites for Housing

The Cityds evaluation of adequate sites begal
general plan designation. The sites suitability analygentifies 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 raalysis 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 constraintgcluding 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 CptdawbsdGASsdasabasedatua, field
Citydos Land Use EIl ement and Zoning Ordinance
identification of sites, but also an estimate of potential residential development capacity for
these sites. Thenajority 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 andrasidentially zoned parcels

and parcels that are vacant or underutilized and could be developed with additional dwellings.
Parcels zoned to allow higher residential dées, namely R3, R-4, CD, C-R and GS, 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 OrcutcBipePlan 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 D1 summarizes htity devdopment 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 feexlroom 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;

Vacant or underutilized land suitable for mixase residential/commercial development;

Vacant or underutilized land designated as Interim Opaté&and suitable for eventual

residential use once development constraints are resolved;

e. Vacant or underutilized l and outside <city
including designated residential expansion areas.

oo

a) Vacant Residential Land

This category includes vacant, developable parcels intheRR2, R-3 and R4 zonesThere are

145 acres of vacant residentially zoned land, with a development potential of 1,552 density units,
equivalent to 1,552attached or detached sindgdmily dwellings, or twebedroom
condominiums or apartments. Of the total, 27 vacant acres are zedied R4, and can be
developed at densities of at least 20 dwellings per acre. Therefore, these 27 acres are considered
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suitable for the development of housing affdiéato lower income households.

The Cityds primary residenti al expansion area

The Margarita Area is within city limits, comprises a total of 74 acres which support residential
uses, and has a plannedidestial 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 havbeen 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 Cit

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 areodegs awaiting planning
approvals.

b) Underutilized Residential Land

Underutilized residential land consists of parcels in tHe R-2, R-3 and R4 zones that could
accommodate additional housing based on lot area, slope and zoning. The amount of
underutilized, singlefamily or multi-family residentialzoned 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, consgietaole for the development

of housing affordable to lower income households.

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

There are 63 acres of vacant and underutilized land that could accommodate mixed commercial
and residentiauses, with a development potential of 773 density units, about 23 percent of the
in-city development potentialOf the total, 31 acres can be developed at densities of at least 20
dwellings per acre and therefore, considered suitable for the developfienising affordable

to lower income households.

City policies encourage mixed residential and commercial uses. Mixed uses are allowed by right
in the GC, CD, C-R, CN, C-T and O zones, and by use permit in th€ @d M zones. Mixed

uses are also lalved in the PF zone with rezoning to-RRJ. City policies encourage mixed

uses in commerciallgoned areas, particularly in the Downtown Core, an area that historically
had many apartments located above greilmor commercial uses. General Plan polices
encourage housing rehabilitation and intensification in the Downtown CeeZ@he). 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 mussd develoment, including areas
zoned for Retaill Commercial (R) and Service Commercigkrvice (GS). City polices
encourage mukiamily housing close to schools and jobs. In 2003 the City revised its zoning
regulations to expand mixagse housing opportunitied.he revisions introduced Livé/ork
dwellings in the €S and WorkLive dwellings in both the €& and M zones, a new form of
housing for San Luis Obispo. The revisions also relaxed requirements for establishing mixed
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residential/commercial uses, and renaniesdGC zone to @D, or CommerciaDowntown. The
C-C zone was then applied to community shopping centers outside downtown.

d) Vacant or underutilized land designated as Interim Open Space

The General Plan Land Use Element shows desired future usem$o 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 certainnddions 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 devebpment 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 developmenbwith L
Density Residential uses. Portions of these parcels are located withiryaaktibod zone and

are not suitable for residential development until the flood hazard is mitigated. Because this land
is not yet suitable for residential development ammyiples open space benefits, it is considered a
lower priority for development and is not included in total residential development capacity.

e) Possible Rezonings

Table D1 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 notiincluded t he Ci tyo6s t ot a
capacity at this time. They may be included in the future if determined necessary and
appropriate to achieve housing objectives. Urfélergram 6.15the City intends to consider
General Plan amendments for these spepifiperties to rezone commercial, manufacturing or
public facility zoned areas for highdensity, infill or mixed use housing where land
development patterns are suitable, where environmentally appropriate, and where impact to
Low-Density Residential neidggorhoods would be minimal. Most of these areas are suitable for
higher residential density development3Rand R4) or mixed uses and could accommodate an
estimated 1,493 additional dwellings, shown in Tab. D

Through zoning, the City sets the rangf 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 rezoningroperty 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 residentialtthe &is Gener a
Plan emphasizes housing development over development -oésidential 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 Dwellings’

A) Portion of
South Broad

The area is approximately 150

The area is currently zoned
service/commerei/light
manufacturing. The plan would

Street acres surrounded by the union - The plan anticipates
. e gradually transition the current .
Corridor and pacific railroad tracks on the eas! - . . approximately 400 ne
: : L A .| zoning to incorporate compatible us -
Little Italy with primarily service commercial . o . dwellings
areat and liaht industrial uses to service commercial including wor|
9 ) live studios, small scale workshops
offices and retail sales.
B) _1499_San The site is 4.36 acres, part of
Luis Drive . . Based on allowed
approximately 65 acres occupied : . .
(rezone vacant ™ oo . o residential density in
by San Luis High School. The [ The site is zoned Public Facility. It
and the R3 zone, the parcq

underutilized
School District

area is surrounded by housing wi
a significant amount of office

may be suitable for B upzone.

could accommodate 5
dwellings units.

property) space uses.
The vacant pael is a little less The site is zoned R and could be
C) 1642 than 1 acre in size (.77) and is . - .
. . - combined with 1499 San LufBrive . _
Johnson adjacent to 1499 San Luis Drive] : This address is in
. . . designated for both lovand . . i
Avenue(vacant | The location of the site will allow medium density housing in the conjunction with 1499
School District the two sites to work in y ng San Luis Drive.
N General Plan. The site may be
property) combination to create one suitable for rezoning to &
development plan. 9 )
D) 4325 South The parcel is appramately 10.5 Based on the klwed

Higuera Street
(former PG & E
yard)

acres at the southern end of
Higuera Street. The area is less
developed with manufacturing to

the east with housing nearby.

The site is zoned Service Commerc
and is located within the Higuera
Commerce Plan and the AASP2S

residential density in
the ALUP the site
could accommodate 5
new dwelling unitd

E) 4355
Vachell Lane
(vehicle
storage)

The vacant 9 acre parcel is a rece
City and is located next to 4325
South Higuera near the southert
end of town. The sameea and
status applies to this site as state

above.

The area is zoned 18P. It is located
within the Airport Area Specific Plar
S-2 (areas with aircraft operations g
501 to 1000 feet above ground leve
4. Itis also with the Higuera
Commerce SpecificlBn boundary.

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

F) 173
Buckley Road
(Avila Ranch)

The 3 parcel site is approximatel)
150 acres in size located near th
intersection of bs Osos Valley
Road and South Higuera off of
Vachell Road.

The project site is located within th¢
Airport Area Specific Plan-g, S1b,
and Slc.

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 approximate
5 acres and located next to the

County Health Department. Singl
Family householdgpwnhomes

and apartments are all designatio

within the vicinity of the site.

The site is zoned Public Facility.
There are residential development

along Johnson Street that are
increased density. There could be {

possibility to increase density toR

or R-3.

Up zoning the parcel td
R-3 will allow

approximately 53
dwelling units.
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H) 3710 Broad | The vacant parcel is approximate| The site is zoned-&-S. With the

Street 5.4 acres. Located near the mixed use project on Sacramento| With an R2 up zone,
(Plumbers and Marigold Shopping Center and nearby, it seems reasonable to | the site is suitable for
Steamfitters across from the Damon Gaac incorporate residential units by 38 dwelling units.
Union) sports field. upgrading the zoning to-R, R-3.

The parcel is approximately 5.4

acres and occupied by Pacific The site is zoned Public Facility.

1) 11950L0s Beach Hiah School. Houses and There is opportunity for growth in

Osos Valley 9 : ) this area with the proposed adjacel Increasing the density]
= apartments are nearby with the - - )

Road (Pacific - development and centralized locatiq to R-3 will allow about
X Costco project across the street] e o . .

Beach High S Land use classifications within the| 56 new dwelling units.

The parcel on the east side is L >
School) vicinity would make this arcel

where the proposdérefumo Creek|

Commons project will be located suitable for an up zone to-R

J) 2500 Block

of Boulevard The site zoning is public facility;

The area abuts Sinsheimer | however it seems only possible for |

I(Deﬁjl'zg(?erzf)?o Elementary School and is adjace| 1 single family lots to the area baseg sir?ﬁg;gmwaﬁﬁfes
djacel to a cutde-sac of lousing. on the location and single family lot 9 y '
Sinsheimer
across the street.
Park)
K) 12165 Los This 327acre, parcel includebe Approximately 20 acres are locateq  Approximately 202
Osos Valle remnants of the historic Froom within the Urban Reserve and two-bedroom
Road y Ranch, and consists mostly of designated for dwellings, assuming %3
hillsides and Prefumo Creek General Retall, including possible of site used for
drainage area. residentialuses. housing.
Total Potential Dwelling Units 1,493

Source: Community Development Department, 2014

'For additional information see tiSouth Broad Street Corridor Plfor detailed inbrmation on the area.

2Calculated number of potential dwelling units for each property takes into consideration 75 percent development éfficiency i

units are not taken directly from proposed development plan.

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

‘Wi thin the Aviation Safety Areas of the ALUPatehtgreaieel i neati on
altitude and are less densely concentrated than in other portions of the Rlgyoning Area, the overall level of aviation safety

risk is considered to be lower than thatin AreaSor t he Runway Protection zones. 0 Airpol

f) Secondary Dwelling Units

Consistent with AB 1866 (Section 65852.2 of State Housing Elementv ) the Cityods
Regulations allow the creation of seceuits with ministerial approvals in theR R-2, R-3,

R-4 and O zones when the primary use on the site is a damgiy dwelling, subject to the
Community Devel op me nidn thélithe pragectanedissgendra teguirements a t

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.

Sanlwis Obispobés secondary dwelling units (SDU
without discretionary review. SDUs must conform to applicable zoning regulations such as
height, yards, building coverage, parking, and are limited to a maximum flooofa488 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 ldgely to rent at prices similar to or slightly higher than

studio apartments in muttamily developments.
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State law (Section 65583.1 of State housing element law) allows local governments to identify
realistic capacity for seconghits in addressinglhocal it yés share of the
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 SDUsas 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
preferemes 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 ajppedxid%. 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 dewedopof 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 measuresitourage 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 & 4&uare feet, consistent
with the California Building Code, by reduced impact fees and property development
standards.

h) APipelined Projects

The City has a number of residential projects in the early planning stages. These are termed
Api pel isnne lpemgese they are going through the
received entitlements. 134 dwellings are proposed under the pending development applications
and of these, 95 units are slated to be affordable to extremely low, very lowy lmwderate

income households. TableDsummarizes pipeline residential development projects as of June
30, 2014.
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Table D-2
APi pelined Residenti al Devel opmen:i
Square Max_ I\ég);()lan:;ijt;q Fliefpezsd Prop(())fsed !
Address Zone Acres | Density ..’ INumber of
Feet Density . Affordable
peracre| e Dwellings Units?
2120 Santa | o g . 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  [2,509,92 57.62 7 403.34 362 18
173 Buckley R-2 564,973 12.97 | 12 155.64 167 8
173 Buckley R-3 193,842 4.45 18 80.1 111 5
2005 Dalidio R-1  [1,524,60( 35 7 245 260 13
2005 Dalidio R-4 361,548 8.3 24 199 149 7
3805 Orcutt | <20 16,008.424 140 | Varies | 275 275 a1
1241 Laurel Lan C-N 95,832 2.2 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 Citybds Regional Housing Needs All ocation (
Council of Governments is shown below in Tablk3D During the planning
new housing construction objective is 1,144 dwellings. As allowed by State L. t he Ci ty

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 i ncome <cat egor yonstructioreabjectives. The duantifiade Ci t
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 ef multi
family, higher density housing, vere appropriate. Although not counted toward meeting the
Cityés RHNA allocation in this planning peri
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
ExtremelyLow (<31% of AMI) 142 5 137
Very Low (3150% of AMI) 143 33 110
Low (51-80% of AMI) 179 40 139
Moderate (81120% of AMI) 202 63 139

Above Moderate (over 120uf 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.

2Dwelling units affordable at moderate anddveare 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 MediumHigh and High Density residential zonesd the Downtown Commercial, Retalil
Commercial, Community Commercial, and Service Commerci&8, (R4, GD, C-R and GS)

zone districts provide the greatest potential for the development of housing affordable to lower
income households. This is due ke teconomies 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 lowgrcome households.

As shown in Table B, the City has 92 acres of developmeeady, 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 budcn e

acre. AsshowninTable-B, t he Citydés remaining housing ne
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
2Net acreage available after retions for existing buildings, required parking and setbacks.

3Assumes minimum density of 20, tvbedroom, dwellings per acre; however3Btdwellings per acre may be allowed.

b) Default Density

State | aw has establ i s halbsisaor dettreniniaguldnd suithl@litys i t i e
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 densitiponus) of 20 or more dwellings per net acre and therefore, are
theoretically suitable for meeting leilmcome housing needs. These are tHg R-3, R4, O, G

C, CGD, CR, CGN, CT, C-S and M zone districts.

City zoning regulations measure residentigd nsi t y i n A d e +bakovedesaibes t s. 0O
the relationship between residentiinsityunits and the number afwellingsthat can be built

on a site. In all land use zones except the Rne, the number of dwellings that can be built is
detemined 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 R2 (mediumdensity residential) can be developed to a maxindemsity of 12density

units per net acre, equivalent to 12 thedroom 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,valdpment of up to four, oAgedroom 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 devagdment is most likely to be achieved in six zone districts3, R4,

C-C, GD, CGR and GS zones. These zones allow base densities of 18 der8Styunits per

acre, with a range of dwelling counts from 36 up to 72 dwellings per acre.

Vacantandundeut i | i zed | and in these zones I s adequ
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 B3, two development trends are apparent. 1) residential development in
commerciallyzoned properties is increasing, particularly in mixseé 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 . : ) number of greater than 20
Designations density . .
1 dwellings¥ dwellings/Acre
units/Acre A
cre

R-1 Low-DensityResidential 7 7 No
R-2, MediumDensity Residential,
0, Office, Neighborhood
C-N, Commercial, Tourist 12 24 Yes
C-T Commercial
R-3 Med_lumH|9h Density 18 36 Yes

Residential
R-4 High Density Residential 24 48 Yes
C-R, Retail Commercial, Dontown
C-D, Commercial, Community 36 72 Yes
C-C Commercial
C-S, Service Commermal, o4 48 Yes
M Manufacturing

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

4. Evaluation of Residential Development Capacity: ldentifying Adequate
Sites

State | aw requires that housing el ements incl
devel opment o0 andi dbati thesi ngentbay can be de
pl anning period and that are sufficient to p
housing need for all i ncome | evels pursuant t
In this context, land suitable for residential development includes all of the following:

Vacant sites zoned for residential use.

Vacant sites zoned for naasidential use that allows residential development.

Residentially zoned sites that are capable of beéévgloped at higher density.

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

= =4 -8 -9

To accomplish this, jurisdictions must conduct an inventory of land suitable for residential
development, analyze & es 6 availability and suitability i
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 oftye®s | an d
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 parde allowing at least 580 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-aity supply of larger lots suitable for residenti@velopment.

Most of San Luis Obispo was subdivided into relatively small lots in the edfig&tury, with

vacant parcels of 2 to 5 acres in size now rare. To evaluate the feasibility of the residential
devel opment ©thatif, sitesageedally snder 2acres and allowing less that860
dwellings, the City reviewed recent development projects on small sites, as shown on-Bable D
below.

That review revealed thaesidential development projects approved within the last three years
show amarked 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 numbewelfidgs on legal lots

in the R2, R-3 and R4 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 smaltl darge scale high density projects
approved and constructed in the last five years. The results of this review revealed that smaller
multi-family projects (310 units) were typically developed at-2@ dwelling units per acre,

while medium and larger sidemultifamily residential projects (11+ units) were typically built

out in the 2632 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 fo
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 Site
Number of Residential Meets/Exceeds
Address Zoning Site Area dwel_ling dc_ensity, Def_ault
(Acres) units Dwellings/Acre. 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 Humlert 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 NChorro 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-SS 0.27 8 30 Yes
1308 Monterey C-R 0.21 5 24 Yes
774 Gaudill C-SS 0.14 4 29 Yes
3071 S Higuera C-SMU 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, Commurigvelopment Department, 2014

However, even smaller sites can easily supgensities of 20 dwellings or more per acre. For
example, using a typical site plan design for a raitiry, medium sized multifamily project on

a 6,000 square foot lot, the imposition of the 15 foot front yard requiremefdoB85uilding
height requiement, two parking space per unit, and a maximum allowed lot building/lot
coverage of 60 percent, three, dredroom dwellings plus one tWwmedroom apartments are
possible. This is a density equivalent to 29 dwelling units per acre. A review of réalpEsias

for smaller, multifamily zoned lots, particularly in older neighborhoods of the City, indicates
that they are often priced competitively
when costs of installing streets and utilities eonsidered.

wi t h

Residential development on sites of one acre or less have been, and continue to be, a key
component of the Cityds housing production.
surrounded by and i nt er s plimittheeedtentwaf outwarchurbad s or
expansion. Since 1994, the City has emphasizddl idevelopment on suitable vacant or
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underutilized sites already in the City, close to utilities, public transportation and services. When
properly designed, one acriges inthe R2, R3, R4, GDandGS zones can meet St
Adef ault densityo of at |l east 20 dwellings pe
character of their surroundings.

Of the total number of potential units identified in tResidential 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 pesite, and a median development capacity of one unit. Of these 236 properties,
119 are vacant, accounting for 228 of t he 7
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 shéwvahgesidential
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 parkintgithg 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 providee megulatory flexibility and additional
incentives, as described in Table3C 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 36nits per acre, and meets other performance standards including enhanced
housing affordability, energy efficiency, pedestrian amenities, public access, and historic
preservation. Flexible parking standards, includingjen parking program and reductioirs

required parking of up to 30 percent for mixeshd 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 Cityfiaadbdis Inclusionary
Housing Program to encourage Aaffordabil ity
developers to reduce the number of affordable dwellings -tieunfees required based on a
formula (Table #fA2A0) t h adentia deksédysandiunitfloor aaeass o u n t
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 enforoesthlyted affordable
dwelling, regardlessfdahe 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 facilitiesHousing Element programs 8,16.27, 6.28,

6.29, 6.30, and 6.3farget additional changes to increase housing production and residential
development efficiency, included possible density increases, establishing minimum residential
densitesand moreftei bl e devel opment standards for secol
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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 underdevedameblighted 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 acconutlate one additional dwelling unit are typical28f62 Price Streeta

7,500 square foot site zoned2Rand developed with a small tvb@droom home located at the

rear of the site.

2) Another example is located 877 Branch St an 8,280 squaf®ot, 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 fibst 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
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many examples of similarly undenddoped properties that were redeveloped with additional
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 bthe 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 belaged 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 onglsighted to

show a recent development on a small site.

1) 3085 McMillan Avenue pictured below, is a 40,000 squdoet site, zoned M
(Manufacturing) that is developed with surface parking. The site is adjacent to service
commercial land uses and suite for mixed use development with mediagh 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 Brad Street Corridor Plan which encourages higlesity, mixeeuse infill
development and redevelopment.

2) 3590 Sacramento Drivas a similarly sized property, zoned M, which was developed with a
mixed-use project including 12 small twmedroom codominium 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 mixase 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 act#66 Higuera St The zoning

of the property is Commercidetail, GR, with over 18,000 square feet. The property
immediately west of this site is smaller than -dradf acre and in 2009 is being redeveloped with

a mixeduse project that will include 8,000f. of commercial floor area and five residential
units, equivalent to 15 dwelling units per acre. Mixmsg development is allowed by right in the

C-R zone, and the only entittement necessary to develop this property with residential units is
architectiral 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 describedin Apgen x C, dwel l ings are all owed i
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 ebuilt 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 noftonforming lot, irrespective of density requirements, predithey 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 36emvoom

dwellings, 55 ondedroom dwellings, and 72 studioitsnon 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 mixeeuse housing development, Downtown building may reach 75 feet with
approval of ause permpp,r ovi ded that 15% of the buil dingods
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 -B; 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 anIEHQunds, permit
streamlining, flexible property development standards and other incentives. For example, when

a developer agrees to construct housing for households cfoveryower or moderate income
households, or qualifying senior households, thtefCi of f er s a range of Aby
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 wg 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 percat. As provided in Program 6.2€he density bonus provisions Mle 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
housi#hgedadonfees unt iteofioscepanaynratieer tltah at coastractioh i ¢ a
permit issuance, thereby allowing Asofto deve
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. Hieu fees are then used to help fund land acquisition and construction of
affordable housing throughout the City. For example, in 2009 the City Couadiils5 million

in in-lieu fees to help fund redevelopment of the historic Wineman Hotel for 48 -souie
occupancy apartments, of which 30 are permanently affordable to very low and low income
households.

The 20142019 Housing Element proposes addiibhousing incentives to encourage housing
development, including:

1 Program 3.13calls for the City to partner with fatbased organizations, ngmofits, or
the Cityds Housing Authorit y-lowv,oerydow,gownd r en
and modert income households.

1 Program 6.24 calls for the City proactively provide information for properties suitable
for housing.

1 Program 6.27 initiates an evaluation of residential densities allowed in various zones,
with the possibility of increasing alloweksidential densities in both residential and
commercial zoning districts.
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1 Program 6.2 initiates an evaluation of muitamily 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.

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

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

1 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

suf i ci ent zoned | and that I's suitable and ava
dwel |l i ngs for this elementés planning period
inventory can accommodate construction of 3,477 dwelling units. As allowed tey|&tg the
Citydébs RHNA has been adjusted based on dwel | i
between January 1 2014 and June 30, 2019.

The Cityds remaining housing need is 139 wunit
in the extreraly-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 adii®

housi ng. During the planning period, t he C
providing housing for lower income households. These affordable dwellings, as well as all new
dwellings in the downtown core {D zone) are exempt from the 18taximum 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,20102014

Prog.

4 Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

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

1.4 | Safety

Provide financial assistance to

extremely low, very low, low and
moderate income homeowners and
rentersfor rehabilitation projects

On-going.In 2010, $37,021 of
CDBG funds was used to
rehabilitate th
housing facility. In 2011, he City
granted the Judson Terrademes
low-income senior living facility
$42,700 in Affordable Housing
Funds to perform termite treatmern
on the D7-unit apartment complex

Program has been effective in
addressing accessibility and life
safety improvements for veilgw
and lowincome apartments using
CDBG and City Affordable
Housingfunds. Most dwellings in
this affordability category are
apartments.

Modify and
Continue

15 Safety

Continue code enforcement to
expedite the removal of illegal or
unsafe dwellings, to

Eliminate hazardous site or propert
conditions, and resolvehronic
building safety problems.

On-going. Since 2006, the City ha
greatly expanded its code
enforcement and neighborhood
preservation programslhe
augmentation of staffing for these
programs from 1 to 4 positions an
a change from a reactive (complal
based) only program to one that
includes proactive enforcement
efforts has resulted in an increase
the number of violation cases
addressed annually from 189 in
2006to 1,122in 2013. These
programs serve to promote
neighborhood wellness and preve
neghborhood deterioration and
blight by eliminating identified
substandard building, housirfiye
and life-safety, angroperty

maintenance violations.

Continue
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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
Citybdsstochhusi ng

On-going. In 2005 City began
annual fire and life safety
inspections for multfamily

projects with 3 or more units.
Program focuses on fire and life
safety, not on UnifornBuilding
Code standards. Its scope should
expanded to address the Unih
Building Code.As part of the 2013
15 Budget Process the Council hg
adopted a Major City Goal to
Enhance Neighborhood
Wellness. One aspect of this goal
to pursue a residential rental
inspection program. Staff is
currently working on the
developmenof 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 an
The Prado Day Center.

On-going. Since 2010, $3K in
CDBG fundswere used to support
the homeless shelter managed by
CAPSLQ Since 2011, an
additional $12K in CDBG funds
wereallocated for the design of a
new homelesservices center
Between 20122013, the City also
contributed $247K of general fusd
to support the Maxine Lewis
Memorial Shelter, Prado Day
Center, Safe Parking Program,
Grantsln-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 designatkto addressing
illegal behaviors such as public
intoxication and aggressive
panhandling.

Continue

1.8

Safety

Create an educational campaign fg
owners of older residences
informing them of ways to reduce
the seismic hazards commonly
found in such structes, 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 Ci
thateducated the public about
seismic hazards, and staff also
provided free plan sets for home
seismic upgrades to interested
members of the publiStaff will

continue to developn educational

Continue
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified) D
elete
campaign to promote the voluntar
retrofit of older homes with
unbraced cripple wall
construction.
Goal 2- Affordability: Accommodate affordable housing pr (
quantified objectives.
Not Done.Commercial
development projects have a varig
of ways of meeting their
inclusionary housing requirements
including: 1) construct the require(
Amend the Inclusionary Housing | number of affordablewelling
Requirement, Tables 2 and 2A units; 2) Pay an iieu fee; 3)
2.5 | Affordability | (Appendix N, to provide more wayq Dedicate real property for Delete
for commercial development affordable housing; 4) use a
projects to meet the requirements. | combination of the above methodj
Commercial developments have t
option of providing land or
dedicating offsite units to satisfy
their inclusionary housing
requirement.
Prepare criteria to manage the
Affordable Housing Fund so that th
fund servs as a sustainable resour
for supporting affordable housing
developmentThe fund shall serve g
E\;ource of bo;h gra_nt funding and On-going. The Council adopted
ow-market financing for A
. . . award criteria for the Affordable
affordable housing projects; and . ;
| Housing Fund that a project stu
funds shall be gsed to supporta wi meet to qualify for a grant Modify and
2.6 Affordability | variety of housing types at the This program has had gre.at succd  Continue

following income levels: extremely
low, very low, low, and moderate,
but with a focus on production
efficiency to maximize housg
benefits for the
investment, and to support high
quality housing projects that would
not be feasible without Affordable

Housing Fund support.

in furthering affordable housing
construction and rehabilitation in
the City.
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. o Continue,
Pr;g. Goals Objectl\lljzlgggg; el Progress and Evaluation Modify or
q Delete
Review existing and proposed
pundm.g,. planning, engineering and On-going. Council adopted
fire policies and standards to chanaesto h e C ifordsbies
determine whether changes are Housgi]n Incentiveso ermi%a
possible that could assist the reaterg Eentage of?jensit bonu
production of affordable housing, o gllowedgor rO\%din affordéble
that would encourage preservation housing as \E)vell asw?ditional Modify and
2.7 | Affordability | housing rather tharonversion to 1SIng N . .
non-residential uses, provided suck options for al'ternanve incentives Continue
changes would not conftievith %Ziﬁgaziségagégcgg ' trcr)1ent
other General Plan policieSuch ; Pt '
N~ : . Council has adopted flexible
periodic reviews will seek to remoy i dard d reduced
regulations that have been parking stan ards and reduce
development irpact fees.
superseded, are redundant or are
longer needed.
Establish permistreamlining On-going.Procedures are jplace
procedureso speed up the to streamline affordablieousing
processing of applications, projeds consistent with State law.
construction permits, and water an{ Severakecentaffordable housing
sewer service priorities for projects have financially benefitteg
28 | Affordabilit affordable housing project€ity from receiving expedited Modify and
' Y| staff and commissiorshall 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 allocation
Pursue outside funding sources forl On-going. The City has partnered
the payment of City impadées so | with the San Luis Obispo County
that new dwellings that meet the Housing Trust Bnd to assist Modify and
2.9 Affordability |Ci t yds af f or da b l| affordable housing projects to Continue
can mitigate their facility and servig finance facility and service impact
impacts without adversely affectind fees.
housing affordability.
To the extent outside funding
sources can l:_)e identified to offset On-going. The City has not yet
impacts on City funds, exempt ; e ; ; .
dwellings that meet the moderate identified outside funding for this
2.10 | Affordability | income, Affordable Housing Income _category and purpose. Stg Continue
Standards from planning, building \(')V'” g(r)tTjté?t?: sttg ar:;?rr%fggggge
and engineering development revig in%%me housin
and permit fees, including water 9.
meter installation fee.
Coordinate public and private sectq On-going. The Citycoordinates
211 | Affordabilit actions to encourage the regularly with developers and locg Modify and
' y development of housing that meetg agencies to provide housing Continue

the Cityds housi

opportunities.
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ 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 toold apartment projects. These project
to help develop or peerve include 59 affordable housing
affordable units through various rental apartments for seniors.
programsncluding, but not limited | Assisted the ROEM 313 south
212 | Affordabilit to: (1) belowmarket financing street project apply for and receiv§ Modify and
' y through the SLO County 9% state tax credits. Assisted 155 Continue
Housing Trust Fund and (2) Madonna Road receive 4% state f{
subsidized mortgages for extremely credits to purchase and rehabilitat]
low, verylow, low- and moderate | a 120 unit affordable housing
income persons and firitne hane | project. Provided loan underwritin
buyers, and (3)sei e | p o r [ for reconveyances okesting
equi tyo homeown ¢g affordable units and purchase of
newly developed units.
Amend Atfordable I-_|ousmg Not Done. Staff has researched
Standards to establish a O .
N other local jurisdiction in their
methodology for adjusting ) .
. approach to incorporation HOA
affordable housing standards and .
. . ; fees and atandard allowance for | Modify and
2.13 | Affordability | secure Council approvatonsider g .
; . utilities. However,staff has not yet| Continue
incorpomating HOA fees and a o
o finalized a methodology for
standard allowance for utilities in tH incornoratincan allowance into ou
calculation for affordable rents and b gan.
: affordable housing standards.
home sales prices.
On-going.The Cityods
Programs Manager provides
In conjunction with the Housing technical assistance deducation
Authority and other local housing | to tenants, property owners and th
agencies, provide egoing tchnical | community on preserving at risk
214 | Affordabilit assistance and education to tenant affordable housing being converteg Modify and
' y property owners and the communit| to market rateThe 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 Centéat is
devoted ¢ meeting the needs of
Housing Authority residents.
On-going. The City has aVebsite
dedicated to housing and publishg
In conjunction with local housing | a brochuraletailing City policies
providers and the local residential | and incentves to developers and
design community, provide technic{ owners oraffordable housingThe Modify and
2.15 | Affordability | assistance to the public, builders, | Ci t y 6 &g Prbgranss iManager Confinue

design professionablnd developers
regarding design strategies to
achieve affordable housing.

alsoprovideson-goingtechnical
assistanc#o the public, property
managers, developers and realtor
regarding design strategies to
achieve affordable housing.
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. o Continue,
Pr;g. Goals Objectl\lljzlgggg)ntlfled/ Progress and Evaluation Modify or
q Delete
Evaluate the Inclusionary Housing
Ordinance requirements and the
?ﬁﬁcé of -[:aibli 2Agns abil Not Done. Staff has not yet
2.16 | Affordability affordable housi)rlwg in the completed this analysis as there i Continue
proportions Bown in the Regional been imited application.
Housing Needs Allocation, per
Policy 2.4.
On-going. Due totherecent
recession the moderate income
The City will evaluate and consider Ievell(of affordablllt)l/ wasatk(?rnear
including a workforce level of hmar _et rf;l]teRgcent y, wor <f)rce
affordability in its Affordable ousing has been a topic o
Housing Standards to increase discussion in the community. Stafj Modify and
2.17 | Affordability Ing Standa : will be working towards .
housing option in the City for those blishi K level of Continue
makingbetween 120 percent and establis 1ing a workforce Ievel o
160 pecent of the San tis Obispo affordability along with incentives
Cour?t 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 ad consider increasing 'ng?seinr:gﬂ;g;h\éaﬂzgtgi of
218 | Affordabilit residential densities on appropriate IF—)|u:nanit roiect on Rockview Modify and
' Y| sites for housing affordable to y proj Continue

extremely low income households.

Place which exaeded base density
requirements with Council approv
of the affordable housing plan.

Goal 3- Housing Conservation:Conserve existing housing and prevent the loss of safe housing an

displacement of cur

rent occupants.

On-going. The Mobile Home Park
Conversion Ordinance (Chapter
5.45 of the Municipal Code) was
adopted irR009. If a mobile home
park convesion is proposed, the

Housin Adopt an ordinance thatimplemenfor di nance requi
38 | ¢ 9 | policy 3.2 to discourage removalof r eport & be par ep| Continue
onservation . . . . .
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
conversiorand preserve the mobil
homepark
Correct unsafe, unsanitary or illegg On-gomg._Smce 2007the City has
; e : expanded its code enforcement
housing conditions, improve include additional
Housing accessibility and energy efficiency profg;]_ram to Include additiona .
3.9 Conservation| and improve neighborhoods by staffing and a transition to Continue

collaborating with agencies offering
rehabilitation programs.

proactive enforcement to address
unsafe and substandard buildings
and neighborhood
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

preservation.Over 877 cases
identified for unsafe or substandat
housing conditions wereorrected.

As far as energy efficiencihe

City has partnered with GRID
Alternatives, a nowprofit that
opened a local Central Coast offic
in 2010. This organization leads
teams of volunteers and job traine
to install solar elecic systems
exclusively for lowincome
homeowners. fie City isalso
currently exploring opportunities tq
join green project financing
programs such as emPowerta
Barbara Countand HERO.

3.10

Housing
Conservation

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

On-going. The Downtown Housing
Conservation Program SLOMC C
1786 was amended in 2004 to
create a "no net housing loss"
program in the Downtown Core
and PlannindArea. City staff
implements this program on a cas
by-case basis when new projects
are proposed in #se areas to
ensure that there is a no net hous
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
wascompleted in 2013 and over 5
homeswere added tahelist. The
City also adopted a Historical
Context Statement in 201Bistoric
preservation gidelines and listing
criteriaare in place. The City
manages th#lills Act program to
encourage rehabilitation of historig
buildings which hasee highly
successful, with over 5froperty
owners usinghe program's
property tax savings to upgrade
their homes and improve
neighborhoodsT he Ci t vy §
Preservation Ordinanand
Guidelines assist propty owners
improve properties ia historicaly
sensitive manner

Modify and
Continue
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. o Continue,
Pr;g. Goals et (quantlfled/ Progress and Evaluation Modify or
qualified) D
elete
To encourage housing rehabilitatio
amend the Inclusnary Housing Not Done.Staff has considered thi
Requirements tallow a reduced program and determined that a
312 Housing term of affordability for rehabilitateq reduced term of affordabilitill Delete
: Conservation| units, to the extent allowed IState | not have a significant effect on
or Federalaw, with a minimum incentivizing fousing rehabitation
term of three years and in proportiq and should be removed.
to the level of City assistance.
On-going. The City create@n
affordable housing inventgmwith
all agreerents and term expiration
dates andmplemented an
affordable housing monitoring
program.The monitoringprogram
Establish a monitoring and early has been succe_ssful in organizing
Housing warning system to track affordable afford_able housmg agree_ments ar Modify and
3.13 . . . . . ensuringdeedrestrictedunits are in 4
Conservation| housing units atisk of being . . A Continue
converted to market rate housing compliance witithe d 't y 0 s
" | Affordable Housing Standards. Th
City has a Condominium
Conversion Ordinance that
provides for affordability
requirements when rental apartme
projects are proposed to be
converted to ownership units.
\(;\r/g;t:?z%t\iﬂ(l)l ;hs?lga?t?lggfslt(a d On-going. The City grante_d the
o . Judson Terracklomeslow-income
organizations, or the Housing senior living facility$42,700 in
Authority of the City of San Luis . '
Housing Obispo, the City will encourage Afford_qble Hou_smg Fu_nds to _
3.14 Conservatia | rehabilitation of residential, rehabilitate theid 07-unit Continue

commercial or industrial buildings t
expand extremely low, vedpw,

low or moderate income rental
housing opportunities.

apartment complexn 2010,
$37,021 of CDBG funds weresed
to rehabilitate
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 econ(

statts.
Review new development proposal On-going. Development projects
. for compliance with City regulationy that triggerthe Cit 6 s i nc |
Mixed- ; . : . . .
and revise projects or establish housing ordinance are reviewed b .
4.5 Income o . Continue
Housing conditions of approval as needed t( the Housing Programs Manager

implement the mixedghcome
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 o Continue,
) Goals et (quantlfled/ Progress and Evaluation Modify or
# qualified)
Delete
Review new developments for . .
X . ) . On-going. Development projects
. compliance with City regulations . . -
Housing . . . thattrigget he Ci t yos
. and revise projects or establish . . ; .
5.5 Variety and e housing ordinance are reviewed b| Continue
conditions of approval as needed t : )
Tenure the HPM for compliance with

implement the housing variety and

tenure policies.

housing variety and tenure policie

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

Maintain the General Plan and
Residential GrowtiManagement
Regulations (SLOMQ.7.88)
exemption for new housing in the

On-going. The Cityéds
Growth Management Regulations
exempt dwellings affordable and
enforceably restricted to residents|

Housing Downtown Core(ED zone), and . Modify and
6.8 Producton | new housing in other zones that is with extremelylow, very low, Continue
) low-, and moderaténcome
enforceably restricted for exemely
householdss well as new
low, very low, low andmoderate : .
. dwellings in the Downtown Core
income households, pursuant to th (C-D) zone
Affordable Housing Standards '
Amend the Zoning Regulations and gg'%?;?i%'n%u”dnﬁéh: ng\l/iZSé(r)]n\:\?g
Parking Access and Management 9 P P
. ! added to the code to allow use of
Plan to allow flexible parking : . i
. . City parking structures to resident
regulations for housing A
. living in the Downtown. The
development, especiglin the 4
Parking Access and Managent
Downtown Core
. . Plan was also amended to allow f
. (C-D Zone), including the . : ; : L .
Housing S ; . overnight residential parking withi Modify and
6.9 . possibilities of flexible usef city . : o > .
Production . e City parking facilities.The City Continue
parking facilities byDowntown ! .
. X allows for flexible parking
residents, where approate, and . .
X ; regulations in the Downtowifor
reduced or no parkingequirements . .
! .. | dwellingsby allowing a range of
where appropriate guarantees limit| i : includi i
occupancies to persons without parkingoptions including paying
. . in-lieu fees andeduced parking
motor vehicles or who provide proo .
. . requirementascompared to other
of reserved, offite parking.
zones.
On-going. The City has a variety 0
development incentives available
encourage housing in the
Downtown. Mixed use projects are
Provide incentives to encourage | allowed by right in the Downtown
additional housing in the Downtowr with residential densities up to 36
Core (GD Zone), particularly in DU/acre in combination with
Housin mixed-use developmenticentives | commercial uses. Commercial Modify and
6.10 9 may include flexite density, use, development does not impact or .
Production Continue

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

reduce a siteods
The City also established
mechanical parking lift standards
the2013 Zoning Regulations
Update to allow flexible parking
alternatives for residential uses in
the Downtown.The 2012 Zoning
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

Regulation Updatencludeda
provisionthatallows use of City
parking structures to residents
living in the Downtown. The
ParkingAccess and Management
Plan was also amended to allow f
overnight residential parking withil
City parking facilities.

6.11

Housing
Production

Specific plans for the Orcutt
Expansion Area and any new
expansion area identified shall
include R3 and R4 zoned land to
ensure sufficient land is designateq
at appropriate densities to
accommodate the development of
extremely low, verylow and low
income dwellings.

On-going.TheC i t exgassion
areas are subject to Inclusionary
Housing Ordnance 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 otlieu
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 Plarprovides 9.1 acres
designated foR-3 zoning that will
support 164 units, ar@l8 acre
designatedor R-4 zoning that will
support 19 units.

The Orcutt Specific Plan Area
includes22.3acres designated for
R-3 development anfl.5acres
designated for Rl development
The first development for the
Orcutt Specific Plan area provided
affordable housig whichfar
exceeded the Inclusionary Housin
Requirements

Modify and
Continue

6.12

Housing
Production

Consider General Plan amendmen
to rezonecommercial,
manufacturing or public facility
zoned areas for higheensity, infill
or mixed use housing vene land
development patterns are suitable
and where impact to LoWensity
Residential areas is minima&or
example, areas to be considered fd
possible rezoning include, but are
not limited to the following sites

On-going. Some rezonings have
occurred to promote higher densit
infill housing. The 313 SoutlStreet
site was rezoned to-Rto 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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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified) D
elete
(shown in Figure 1 and further
describedin Appendix D, Table b
1):
A. Portions of South Broad Street
Corridor and Little Italy area
B. 145 Grand Avenue (Pacheco
School)
C. 1499 San Luis Drive (rezone vacal
and underutilized School District
property)
D. 1642 Johnson Avenue (vacant
School District property)
E. 4325 South Higuera Street (forme
P.G.&E. yard)
F. 4355 Vachell Lane (vehicle storag
G. 313 South Street (McCarthy Tank
and Stegl
H. 173 Buckley Road (Avila Ranch)
I. 2143 Johnson Avenue (adjacent tq
County Health Department)
J. 3710 Broad Street (Plumbers and
Steamitters 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 suppothe SLO County prlvatg- deyelopers, neprofit
. organizationsnd government
Housing Trust fu ;
provide below market financing ang agencieso produce and preserve
. . ) homes that working families,
6.13 Housmg techr_ncal assistance to affordable 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 wh disabilities can afford
to rent or buy Annually, the City
provides funding assistance to
support the HTF
expenses. Since 2005, the HTF h
provided more than $2 million in
loans to support projects located i
the City.
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

6.14

Housing
Production

Encourage residential developmen
through infill development and
densification withn City Limits and
in designated expansion areas ove
new annexation of land.

On-going. Infill development
accounts for the majority of
housing applicationseceivedn the
last five years.Four major infill
projects were approved since 201
1) The 47 unit Wineman Hotel
Rehabilitation project; 2) The 80
unit Moylan Terrace projecB) The
23 unit Monterey Place project; ar
4) The 42 unit affordable housing
Village at Broad Projediocated at
2240 and 2280 Emily St.).

The Cityalsocontributed a
Affordable Housing Fund award
andCDBG grantaward to an
affordable 43unit projectlocated
313 South StreeThis 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. TH
plan holds 152 acres and a
residential capacity of 1,091
dwelling units. Thus far, 142
dwellings have been approved an
an additional 300 units are in the
planning process for land use
entitlements. The Margarita
Specific Plan Area is comprised o
74 acres with a planned residentig
capacity of 868 dwellings. Of
those, 179 homes are currently
under construction.

Continue

6.15

Housing
Production

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

On-going as opportunities emerge
The City worked with the Housing
Authority to develop the 80nit
Moylan Terrace project. This
project is under construction, and
provides housing to very low, low,
and moderate income households
The City is als 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 evaluat¢he potential
residentiadevelopment of

Continue
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. o Continue,
Pr;g. Goals Objectl\lljzlgggg; Led Progress and Evaluation Modify or
q Delete
approximately oa acre of surplus
San Luis Coastal Unified School
District property where the High
School is located.
Done Multi-family housing design
Develop multifamily housing desigf standards are included in Ch. 5.4
y ne ; the Community Design Guidelines
standards to promote innovative, hich include desi ideli f
attractive, and welintegrated, which inciude desigh guidelines g
higher density busing fi Mu-Family and Clustered
Developments that meet these HO'IJSI.] g De slgn.o
standards shall be eligible for a Inc usmna;fy I-éo%s'll'nngtaC\indgrds
6.16 Housing streamlined level of planning and tpr:;)orzo':we'l?at?l(re g/_\' iatzd gﬁeeragn Modify and
' Production | development review. Development d Ig . . f Continue
that include a significant ev? opment _|ncent|ves or
commitment to affordable housing gua |fy|nghpr01ebcts. Density dwh
may also be eligible to receive ONnuses have (ra]en support_e W
density bonuses, parkingductions appropriate.Furt ermore, mjects
. . thatare four or lessinits and those
and other development incentives, :
; X o ) ) thathave included affordable
including City financial assistance. hOUSi . .
ousing have received streamline
processing.
Done.City Council approved the
Final Draft of the Orcutt Area
- Specific Plan on March 2, 2010.
Complete Orcutt Area Specific Plar . . ' o
Housing and consider final City approval to The Qty Cou_ncn has aiso certifieq
6.17 . i . the Final Environmental Impact Delete
Production | annex the Orcutt specific planning for th . d
area by Deamber 2010 Report (FEIR) for the project an
’ 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
housingusing state,dderal and
local fundingsources.The projects
include
Flnancu_illy assist in the developme 1 ROEM Development
of housing affordable to extremely Corporationreceived CDBG
low, verylow, low- or moderate HOI\F;IE and Cit Affordable,
income households during the Housin’g Emdsf())lr a 43unit
6.18 Housing planning period using State, Feder housing project located at 313 Modify and
' Production | and lochfunding sources, with 7 Continue

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

South Street.

1 Habitat for Humanityreceived
CDBG and Affordable
Housing Funds to construct
three sngle-family residences
deedrestricted for verjtow
income families.

1 542 Hathway. THCounties
Housing Corprationused
$95,000 of City CDBG funds
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. o Continue,
Pr;g. Goals et (quantlfled/ Progress and Evaluation Modify or
qualified) D
elete
to acquire and rehdlate a
threeunit affordable housing
apartmenfor persons with
disabilities.
1 Transitions Mental Health
Association(TMHA) received
a CDBG loan to acquire two
units located on Broad Street
for their clients
1 TMHA alsoreceived
development impact fee
waivers for arB-unit
affordable housing project
located on Nipomo Street
1 Moylan Terace (851 Humbert
Avenue)received a $709,900
l oan from the
Affordable Housing Fund to
purchase the propertyhis is
an 80 unit forpurchase project
with 27 units deedestricted
for affordability.
1 1550 Madonn&oad received
City assistance in qligying
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 tis Affordable Housing
Fund in conjunctia with other
state, federal and lochainding
sourcego increase the production
of affordable housing.
Doneas opportunities emerge as
on-going program
The City successfully negotiated
Actively seek new revenue sourceq with the County to sece $300,000
including Statefederal and in CAL HOME first-time home
private/nonprofit sources, and buyer program money for low
6.19 Housing financingmechanisms to assist income households. Continue
' Production | affordable housing developmefor

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

The City hasalsocollaborated with

the HTF to finance the following

projects:

1 Tri-Counties Community
HousingCorporation project
thatacquiredthree extremely
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. o Continue,
Pr;g. Goals et (quantlfled/ Progress and Evaluation Modify or
qualified) D
elete
low incomehousing units on
Hathway Street for those with
mental disabilities.
1 South Street Family
Apartments, which provides 4
affordable rental units.
1 Village at Broad Street project
which provides 42 affordable
housing units.
The program has been effedi
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, relocatign Done.The Community Design
rehabilitation or remodeling of up t¢ Guidelinesand SLOMC Chapter
. 4 dwellings of up td200 square feq 2.48 include language that exemp .
6.20 E?oudstljr(]:gon each from Architectural Review the rehabilitation or remodeling of M:gf:?n‘agd
Commission reviewNew multiunit | up to 4 dwellings of up to 1,200
housing may be allowed with square feet each from Architecturg
AMi nor or | nci dg ReviewCommission review.
architectural review, unless the
dwellings aredcated on a sensitive
or historically sensitive site.
Assist in the production of lortgrm
affordable housing by identifying | On-going. The City abandoned
Housing vacant or u_nderutilized Ci;ywned public rightof-way to assist in the Modify and
6.21 Production property suitable for housing, and | development of th&loylan Terrace Continue
dedicate public property, where project which contain84% of its
feasible and ggropriate, for such units as affordable housing.
purposes
On-going. Stdf actively provides
Community Develpment staff will | information regarding vacant,
prepare dApr oper t| blighted or uderutilized properties
6.22 Housing describing properties suitable for | that may be suitable for housing | Modify and
' Production | housing to facilitate public or privat| and forwards this information to Continue

development and make this
information publicly available.

housing developers, neorofit
organizations and the Housing

Authority.
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified) Delete
Evaluate and consider amending th Eosne.ghls %riaésebeénig (;OP‘:’;%%“
Ssgirggséigﬁﬁ?ﬁéef;?;gf 2014 update of the Land Use and
Countv General Hosbital as a Circulation ElementLands behind
Housi ~ y oen P : the hospitalbuilding that are inside
ousing ASpeci al Consi ds : A .
6.23 . ; ; the Cityods Ur ba| Continue
Production | suitable for housing development g be designed as Public (for
areas of the site of less than' 20 existing public facility) and a rangg
percent average.slo'pe, prowded_ th of residential uses (Low/Medium
open space dedication and public density with ability to support
improvements are part of the proje 2
transitional care uses).
On-going.The Cityds
. Housing hcentives wereecentl
Updat.e the Affordable Housing updateg in 2018 be consisten{
6.24 Housing g‘ﬁ;gﬁf}gfp&gtigf?& Zl;g\r/lec) with state law. As changes occur,| Modify and
' Production densit bonusgincentives are the City will continue to ensure Continue
consis)t/ent with State Law affordable lmusing incentives and
' Zoning Regulations are updated
accordingly.
Evaluate and consider increasing t Not Done.A detailed analvsis of
Housi residential density allowed in the | . o th identi I{i i
6.25 ousing NeighborhoodCommercial (CN) Increasing the residential gensity |~ un) e
' Production : k allowed in various zoning districts
Office (O) and Downtown has not been completed
Commercial (CD) aning districts. '
Evaluate how underlying lot patterr Not Done. Staffevaluated this
in the Gfan’nl!wzorue§ my programand received direction
affect t he Cityos . ) .
housina production policiesf from City Advisory Bodies to leave
warran?e?j considerpsettin a densities in multfamily zones in
6.26 Housing minimum l’"number of dwelli% s on place. Staff will continue to Modify and
' Production each leqal lotin the . R3 zgnd R evaluate this program and providg Continue
9 ' ) alternatives that suppincreased
4 zones, regardless of lot size, whe densities on smaller lots in multi
other property development ; . S
- family zoning districts, where
standards, such as parkingighe apbropriate
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 Produc?ion residential infill development and | Rehabilitation project; 2) The 80 Continue

promote higher redential density
where appropriate.

unit Moylan Terrace pject; 3) The
23 unit Monterey Place project; 4)
The 42 unitVillage at Broad
affordable housingnpject and 5)
The 43 unit South Street Family
Apartments affordable housing
project.
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified)
Delete
Consider changes todtSecondary On—gplng.Thg Q'ty prowde_d
. ) . additionalflexibility to parking
Dwelling Unit (SDU)Ordinance, X .
. . N . requirementgor SDUs by allowing
including possible incentives such : o
. . vehicle parking in tandem on
. SDU design templates, flexible : " .
Housing driveways. In addition, Modify and
6.28 . development standards, fee ; .
Production : development impact fees were Continue
reductions or deferrals, or other :
reduced by approximately 60%. A|
measures to encourage the .
. a result, the City expects that SDU
construction of SDUs where allowe . . :
. construction will substantially
by zoning. )
increase.
On-going. Existing subdivision
regulations allow any size or shap,
lot to be createdl'he regulations
Evaluate and consider adopting all ow fAairspace
Subdivision and Zoning Regulation is athreedimensional subdivision
changes to support small lot whereminimum lot sizes,
Housin subdivisions, ownership bungalow | dimensions, and area requiremen
6.29 Produc?ion court development, eliminating the| do not applySmaller lot sizesire Continue

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

also allowed irPlanned
Developmenbverlayzones.The
regulations allow conventional
5,000 sq. ft. lot sizes in-R, R-3,
and R4 zones (as opposed to the
6,000 sq. ft. miimum 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,
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 plannin
process.

On-going. City follows public
noticing procedures that provide
public rotice, including legal
notices, sign postirgpn theproject
site, and direct mailn addition,
the Gty holds quarterly public
Neighborhood Services Team
meetings which are noticed throug
the Tribune andbcal television
channel 20 as well as email ruets
to anyone who has expressed
interestin enforcement issues in th
community. City staff also
participate in monthly meetings of
the Student Liaison Committee
which includes Cal Poly and Cueg
College ASB members as well as
neighborhood association meers.
Staff also spent sufficient time ang
resources to advertise public
workshops concerning the 2013
Land Use and Circulation Elemen
update and the 2013 Housing

Modify and
Continue
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

Element update. The City exceed;
State requirements by posting
information in City buses,
contacting individuals directly who
are part of our
mailing lists, posting information &
local businesses, and using local
media such as TV and radio.

7.9

Neighborhood
Quality

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

On-going. As part of
overall code enforcement effort, th
City Council has addpd
Neighborhood Wellneszs a Major
City Goalin the 201315 Financial
Plan The Neighborhood Wellness
Program includes proactive
enforcement of property
maintenance standards,
enforcement of
ordinance, and parking enforceme
in the Cityédés r
neighborhoodsThe enforcement
of property maintenance standard
is handled by two fultime
Neighborhood Services Specialist
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 adcus on community
outreach and educatiorstaff
participates in various outreach ar
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, safe
and accessibility.

On-going. Since 2009, the City
has invested over $1.5 million
annually in neighborhood
improvements, including curb
ramps, glewalk repairs and
replacement, street trees, graffiti
removal, crosswalks and public

Modify and
Continue
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. o Continue,
Pr;g. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
qualified) D
elete
transit facilities. The bulk of
funding has been directed to streg
improvements while also funding
special projects such as bikeways
pedestrian lighting and downtown
beautification.
On-going. The City has
established eightleighborhood
Parking Districs. The City has
Continue to develop and implemen| been working on the creation of
Neighborhood neighl_norhood_park.ing.strategies, demandbas.ed parking strategies
7.11 Quality including parking districts, to The City amende]| Continue
address the lack of eand oftstreet | Par ki ng Managem

parking in residential areas.

2011; the plan addresses many
neighborhood parking issues and
includes strategies to mitigate the
lack of on and offstreet parking.

Goal 8 - Special Housing NeedsEncourage the creation and maintenance of housing for those with special hi

needs.

8.11

Special
Housing
Needs

As funding allowssupport locahnd
regional solutions to meeting the
needs of the homeless and continy
to support, jointly with other
agencies, shelters for the homeles
and for displaced women and
children.

On-going. Since 2010, $374K in
CDBG funds was used to support
the homeless giter managed by
CAPSLO. Since 2011, an
addtional $125K in CDBG funds
wasallocated for the design of a
new homeless services center.
Between 20122013, the City also
contributed $247K of general fund
to support the Maxine Lewis
Memorial Shelter, Pradbay
Center, Safe Parking Program,
GrantsIn-Aid program, and the
Prado Warming Station.

The City has been working with th
County, CAPSLO, business grouq
and other agencies to appropriate
site a new homeless services cen
that meets the needs o&th
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 prograimitiatives.

Modify and
Continue

E19




City of San Luis Obisp#lousing Element)anuary 2015

Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

It includes a donations link to the
United Way website and
information on local homeless
programs, services and document

Council adoptedimendments to
Title 17 (Zoning Regulations) of
the Municipal Code to permit and
provide standards fdhe operation
of safe parking facilities for the
homeless population on private
properties within the City.

The City launched a new program
called AMake Ch
objective of the initiative is to
reduce panhandling throughout th
City while providing an opportunity
for the public to donate and help
the homeless in a positive way.

Council adopted a citywidéood
Neighbor Policy (GNP) for
homeless services. The GNP
communicates community
expectations and City commitmen
asitrelatestothe Gitd s s u p|
homeless services.

8.12

Special
Housing
Needs

Continue the mobile home rent
stabilization program to minimize
increases in the cost of mobile hon
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 expansior
areas suitable for tenaatvned
mobile-home parks, cooperative or
limited equity housing,
manufactured housing, sdiklp
housing, or other types of housing
that meet special needs.

On-going. These housing types al
allowed in all residential zones.
The Orcutt Area Specific Plan
(OASP) contains language for the
R-4 zone that supports expansiai
the existing, adjacent mobile hom
park. The first approved project in
the OASP designates nearly 50%
its allowable density towards the
Citydéds affordab
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
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified) D
elete
On-going. The City supports Cal
Poly constructing housing units fo
students on campus. Cal Poly is
Special Advocate developing more housing proposing a new 1,475 bed S,tUde'
. S : housing developmen€al Poly's :
8.14 | Housing and refurbishing campus housing g : Continue
' . housing programs have expanded
Needs Cal Poy University. o ; -
significantly; however additional
on-campus busing is still needed
and possible with gevelopment of
older dormitory sites.
. . . On-going. Past attens to include
. Work with Cal Poly University " " N
Spem_al Administration to secure designatig Greek” housing in the Campus :
8.15 | Housing : . Master Plan have not been Continue
of on-campus fraternity/sorority
Needs liVing Grouos successfulNo recent (last four
g groups. years) talks have been undertaker
On-going. The Student
Community Liaison Committee
was established in 1987, and
continues to meet monthly. The
Jointly develob and implement a Committee, which brings together
y P b Cal Poly, Cuesta College, City an
student housing plaand "good .
. : County staff and community
neighbor prograthwith Cal Poly P .
. 4 organizaions to promote positive
State University, Cuesta College a X
) id h Id relations, mutual respect, and
Special City residentsThe program wou improved quality of life .
8.16 | Housing seek to improve communication an ' Modify and
Needs cooperation between the City and As part of the Neighborhood Continue
the schools, set on campus studen
) A : Wellness Program, new groups
housing objectives and establish
) have started to meet monthly
clear, effective standards for samd o
o i . beginning in Fall of 2013. These
housing in residential . o
neighborhoods meetings are facilitated by the .
' Police Departmentantdh e Ci
Neighborhood Planner, and work
bring residents and students
together to improve neighborhood
and address conflicts.
On-going. The City has a Universg
Provide public educational Design Bochure available ahe
Special information at the Community Community Development Modify and
8.17 | Housing Development Depantent public Departmenpublic counter.City Continue
Needs counter on universal design concej staff provides public education on
in new construction. daily basis regarding urgvsal
design concepts.
Solicit input on the zoning ordinang Done.The City solicited input from
Speci provisions forhomeless shelters these groups prior to amending th
pecial X . . . .
. from serviceagencies that work witl Zoning Regulations to allow
8.18 | Housing Ivlow | dl h | hel by right in th Delete
Needs extremelylow income persons an omeless shelters by right in the
the homeless or persons/families a Public Facility (PF) zone. Progran
risk of homelessness no longer needed.
Special Within one year of ldusing Element| Done.The City updated the Zonin
8.19 . . . . Delete
Housing adoption, update the Zoning Regulations to allow homeless
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified)
Delete
Needs Ordinance to allow homeless shelters byight in the Public
shelters by right provided they are | Facility (PF)zone Homeless
consistat with the ministerial shelters are also allowed with a us
reviewstandards identified in State| permit in theR-3 (MediunmtHigh
law. Density Residential, # (High
Density Residential), O (Office),-C
N (Neighborhood Commercial),-C
C (Community Commercial), ©
(DowntownCommercial), CR
(Retail Commercial), €5 (Service
Commercial), CT (Tourist
Commercial), and M
(Manufacturing) zones$”rogram no
longer needed.
Trans_npnal H(_)usmg and Supportiy On-going. Transitional and
Housing: Continue to allow the ; X o
. . o Supportive Housing facilities are
Special establifiment of transitional and . . .
. ) . . considered residential uses for the .
8.20 | Housing supportive housing that functions & . Continue
. . . . . purposes of zonig and are allowed
Needs residential uses in residential zone{ ; . X
) ST . : 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 HFc))usin home parks) that can be acquired | identify properties that would Modify and
' Needs 9 and converted to affordabl provide for affordable and Continue
permanent housing and permanen{ supportive housing opportunities
supportive housing for homeless | for the haneless.
persons and families.
Not Done.The Community Design
Guidelines is not the appropriate
. . . document to include universal
Spec!al Updatg the Commu_mty DeS|g_n access standards, atierefore,
8.22 | Housing Guidelines code to include univers Delete
have not been updated. These
Needs access standards : o
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 preparg ordinance to implement state law
. and adopt a program addressing | and Housing Element programs.
Special . X . .
. reasonable accommodation to land The Ordinance provides a fair and
8.23 | Housing d N0 decisi d bl dure for disabl Delete
Needs use and zoning decisions an reasonable procedure for disableq

procedures regulating the siting,
funding, development and use of
housing for persons with disabilitie

persons to request flexibility in the
application of land use and zoning
regulations to ensure equal acces
to housing.
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified)
Delete
Consder addition of an overlay zon| Not Done.The CityCouwncil has
to existing and future mobile home| adopted a Mobile Home Park
Special and trailer park sites to provide Ordinance that applies cityde to Continue
8.24 | Housing constructive notice that additional | all mobile home parkshe
Needs requirements, such as rent Ordinanceprotecs the owners and

stabilization and a mobile home pal
conversion ordinance may apply.

rentersof mobile homes from
unreasonable rent increases

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

9.6

Sustainable
Housing,
Site and
Neighborhoo
d Design

Educate planning and building staf
and citizen revievbodies on energy
conservationssues

On-going. The City has educated
staff and the public through the
development and adoption of 201
Climate Action Plan (CAP). During
this process advisory bodies (i.e.
Planning Commission and City
Council) were edudad about the
CAP before they offered their
recommendations.

Free peeraview ofdevelopment
plans is availabléy the
Community Development
Departmentor educating
applicants about opportunities to
incorporate energy efficiencies int
their projectsGreen building
standards are now a part of Title 2
and staff implements these
standards on all projects.
Furthermore, as part of the
application process, applicants ar¢
required to fill out a LEED
checklist that identifies energy
conservation measures inded in
their projectsThe program has
been successful in raising stafid
publicawareness and knowledge
regardingenergy conservation.

Modify and
Continue

9.7

Sustainable
Housing,
Site and
Neighborho
od Design

Evaluate solar siting and access
regulatons to determine if they
provide assurance of lortgrm solar
access for new or remodeled hous
and for adjacent properties,
consistent with historic preservatio
guidelines, and revise regulations
found to be inadequate.

On-going. The City requires saf
shading plans for projects that
request height and/or setback
exceptions to ensure that sufficier
solar access is available to
surrounding properties.

Solar acceseequirements are
includedas part of the Downtown
Height Ordinance and in the

General PAn Conservation and

Modify and
Continue
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. o Continue,
Prog. Goals ClaeEns (quantlfled/ Progress and Evaluation Modify or
# qualified)
Delete
Open Space Element.
Not Done Some LID standards
are integrated
Sustainable [ Adopt Lowimpact Development Engineering Standardsmdated In
. ; : 2014. The City also follows the
Housing, (LID) Standards, including street | < . .
. N P eCortstruction Stormwater Modify and
9.8 Site and and access way standards that red ; 4
; . Management Requirements for Continue
Neighborho | the amount of paving devoted to . :
) Development Projects in the
od Design | automobies.
Centr al Coast R
beenadopted by the Regional
Water Board.
On-going. The 2012 Climate
Action Plan proposes a program
that would incentivize projects tha
Adopt an ordinance with exceed Title 24 energy efficiency
. requirements and incentives to standard. The CAP also proposes
Sustainable | . ; .
. i ncrease t he pr dimplementationofa program that
Housing, ; . , . .
99 Site and hous_lng units and pr_OJects and yvould require new development td Mod|fy and
' ; require use of sustable and/or install energyefficient appliances, Continue
Neighborho ; . .
od Design renewable matenels, water and and another t_hat mv_olves eme_ndu
energy technologies (such as, but | 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
Departmentequires building
permit applicants to fill out a
AConstruction a
Promote building materials reuse | Recycling Plan and Disposal
and recycling in site development | Report ¢ t o i nsu
and residential construction, recycling as much as possible to
Sustainable | including flexible standards for use| reduce the amount of material tha
Housing, ofsaha g e d , recycl e|goestothe landfillThe Cityd s Modify and
9.10 | Site and building materialsTo help Community Besign Guidelines alsq Continue
Neighborho | accomplish this, the City will encourages the use of recycled
od Design [ implement a construction and building materials as certified by

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

the U.S. Green
LEED (Leadership in Energy and
Environment al D

buil dingd kiosk
the Community Development
Departmenfront lobby that
provides educational materials to
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Prog.
#

Goals

Objective (quantified/
qualified)

Progress and Evaluation

Continue,
Modify or
Delete

the public. The City posts
advertisements in the newspaper
when structures are to be
demolished and encourages citizg
to either move the structure to a
new location for reuse or take scra

material.

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
Obispoto mitigate housing impacts
on the City due to significant
expansion of employment in the

On-going. TheCity and County
have entered into llemorandum
of Understanding regarding
development review of projects in
the unincorporated County on the

10.3 IIS?(:?(alrence unincorporated areas adjacent to tff City's urban fringeThis MOU Mggrlgn%gd
City. Such mitigation might include| outlines the review process and
for example, County participation | City comments regarding impacts
and support for Inclusionary to housing stockvith expansion of
Housing Programs. commercial projects in areas
adjacent to the City.
On-going. The City partners with
Encourage residential developers t| local developers and neprofit
10.4 Local promote their projects within the Sg 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 guidg
housing discussiorand
developmentvith Cal Pdy.
Cal Poly has significantly expandg
on-campus housing and helped
offset offtcampus student housing
needsin 2009, Cal Poly completeq
Advocate the establishment ofiakd | 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 studebeds. In Continue

reduce pressure on the City's
housing supply.

2003, Cal Poly completed the Cer
Vista Apartments, which houses
approximately 800 students
addition, Cal Poly is proposing to
construct a 1,475 bed student
housing facility on an existing
University parking lot. This
program has proven suasful and
will continue to be important as C4
Poly updates its Master Plan in th
coming year.
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. o Continue,
Pr;g. Goals Objectl\lljzlgggg)ntlfled/ Progress and Evaluation Modify or
q Delete
Work with other jurisdictions to
advocate for State legislation that . .
would: 1) provide funding to help On-going. City has supported Cal
O ; Polyb efforts to engr public
Cal Poly Uniersity provide X housi hios:
Local adequate ogampus student Erlvate ousw;}g partnestEsa ith .
10.6 Preference | housing, and 2) allow greater owever we have not lobbied wit Continue

flexibility for State universities and
community colleges to enter into
public-private partnerships to

construct student housing.

other jurisdictions to secure more
State funding for oirtampus
housing.

Goal 11- Suitability.

Develop and retain housing on sites that are suitable for that purpose.

11.3

Suitability

The City will adopt measures
ensuring the ability of legal,
conforming norresidential uses to
continue where new housing is
proposed on adjacent or nearby sit

On-going. The City has adopted
Zoning Regulation provisions that
allow the contimied use of
residential on sites that are zoned
for other purposes.

Modify and
Continue
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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 pgrams 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, implementatio
timeframe, potential resources, and comments on expected results or methodology.

The FiveYear Implementation Plan addresses a wide range of housing needs and represents a
commitment by the City to address those needs in a responsible manner. Thenprage

intended to build upon one another; no single program is perceived as a solution to meeting the
Citydbs housing needs. The most effective ap
At ool so to provi de i nc e n tandteehsicabassstancee anadramocee s ,
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, sueh Rirst 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 arids 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 partsa 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 Ain/ ao is applied to progra
regular City staffing and operations, without the need for outside funding.
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2.12 Consider
incorporating HOA
fees and a standard
allowance for utilities
in the calculation for
affordable rents and
home sale prices
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Table F-1
Five-Year Implementation Plan - Program Priorities

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

Medium Priority 1
by July 2017

On-going/no target date

1.6 Consider a Rental
Inspection Program to
improve the condition of
the Cityods
Stock.

1.4Rehabilitate usingrederal, State
and local housing funds, such as
Communiy Development Block Grant
Funds with the objectives 80 single
family, 75 multifamily, 10 historic and
20 mobile home$or extremely low,
very low, low and moderaiacome
homeowners and rentedsiring 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 121160
percent of the County's
median income

4.6 Consider
amending t
Inclusionary Housing
Ordinance and
Affordable Housing
Incentives to require
that affordable units in
a development be of
similar number of
bedrooms, character
and basic qualitas

the nonrestricted units
in locations thaavoid
segregation of such
units.

1.8Create 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 Continuecode 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 basezh
size, number of
bedrooms and room
counts.

6.30 Evaluate and
consider adopting
subdivision and
ordinance changes to
sup-port small lot
subdivisions,
owneiship 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 b
funding programs such as the Maxine
Lewis Memorial Shelter and the Prad
Day Center.

9.12 Congler
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.

6.13Continue 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 Affordabl
Housing Fund to ensure that the fund
serves as a sustainable resource for
supporting affordable housing
development. The fund shall serve ag
source of grant funding and below
market financing for affordable housir]
projects.
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9.13 Consider
participating in
financing programs for
sustainable home
improvements such ag
solar panels, heating
and cooling systems,
water conservation
and energy efficient
windows.
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Medium Priority 1
by July 2017

On-going/no target date

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

2.6 Continue to review existing and
proposed building, planning,
engineering and fire policies and
standardsis housing developments ar
reviewedto determine wather changeq
are possible that could assist the
production of affordable housing, or
that would encourage preservation of
housing rather than conversion to nor
residential uses, provided such chand
would not conflict with other General
Plan policies

6.21Actively seek new
revenue sources,
including State, Federal
and private/nosprofit
sources.

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

6.25Evaluate and
consider amending the
General Plan to
designate specific zone
suitable for
development on areas @
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 fundin
sources for the payment of City impad
fees for dwellings that meet affordablé
housing standards to help housing
remain affordable

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

2.9 To the extenbutsidefunding
sources can be identified to offset
impacts on City funds, exempt
dwellingsthat meet the moderate
income, Affordable Housing Standard
from planning, building and
engineering development review and
permit fees, including water meter
installation fee.

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

2.10 Continue to coordinate public an
private sector actions to encourage th
development of housing that meets th
City's housing needs
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Medium Priority 1

On-going/no target date

# by July 2017
8.17 Work with Cal 2.11 Continue to assist with the
Poly Administration to | issuance of bonds, tax credit financin
10 secure designatn of loan underwriting, or other financial
orrcampus tools to help develop or preserve
fraternity/sorority living | affordable units through various
groups. programs
8.22 Condier adding an| 2.13 Work with the Housing Authority
overlay zone to existing| to provide orgoing technical
mobile home and trailer| assistance and education to the
park sites to provide community on the need to preserve a
11 constructive notice that| risk units as well as the available taol
additional requirements
(such as rent
stabilization and a park
conversion ordinance)
apply.
8.18 Jointly develop anq 2.14 Provide technical assistaras
adopt a student housing requested byhe public, builders,
plan and continue to design professionals and developers
12 support "good neighbor| regarding design strategies to achievd
programs" with Cal affordable housing
Poly, Cuest&ollege
and City residents.
2.17 Continue to consider increasing
residential densiesabove state density
13 bonus allowance®r projects that
provide housing for extremely low,
very low and low income households
3.9 Correct unsafe, unsanitary or illeg
housing conditions, improve
14 accessibility and energy efficiency an
improveneighborhoods
3.10 Continue to encourage the creat
of dwellings in the Downtown Core (g
D zone) and the Downtown Planning
15 . . " "
Area by continuing the "no net housin|
loss" program, consistent with Chaptq
17.86
3.11Continue todentify resiential
properties eligible for local, State, or
Federal historical listing in accordanc
16 with guidelines and standards to help
property owners repair, rehabilitate al
improve properties in an appropriate
historic manner
3.12 Continue to monitor drtrack
affordable housing units -gisk of
being converted to market rate housir]
17 annually Provide resources to suppor

the Housing Authority and local
housing agencies purchase and man{
atrisk units.
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18

Medium Priority 1
by July 2017

On-going/no target date

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

19

4.5 Review new development propos
for compliance with City regulations
and revise projects or establish
conditiors of approval as needed to
implement the mixedhcome policies.

20

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

21

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

22

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

23

6.14 Specific plans for any new
expansion area shall include3and R
4 zoned land which carceommodate
affordable housing.

24

6.16 Continue toprovide resources tha
support the SLO County Housing Tru
Funds efforts to provide belemarket
financing and technical assistance to
developers to increase affordable
housing production.

25

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

26

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

Medium Priority 1
by July 2017

On-going/no target date

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

28

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

29

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

30

6.23Assist in the production of
affordable housing by identifying
vacant or underutilized Citpwned
property suitable for housiras
development projects are proposed.

31

6.24Community Development staff
will proactively provide information fof
properties suitable for housitag
identified in the Land Use and Housin|
Elements.

32

6.26 Continue to update the Affordabl
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 Secondar
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
strategiessuch as early notification
through electronic media, website
improvements, neighborhood outreac
meetings, etctp ensure residents are
aware of and able to participate in
planning decisions affecting their
neighborhood.

36

7.10Continue to work directly with
neighborhood grages and individuals td
address concernklentify specific
neighborhood needs, problems, trend
and opportunities for improvements.

F6



City of San Luis Obispo Housing Elemedgnuary 2015

37

Medium Priority 1
by July 2017

On-going/no target date

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

38

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

39

713 Continue the C
Neighborhood S®ices and proactive
code enforcement programs to suppo
neighborhood wellness.

40

8.13 Continue tprovide resources tha|
support local and regional solutions td
meeting the needs of the homeless al
continue to support, jointly with other
agenciesshelters and programs, such
as the Housing First and Rapid
Rehousing, for the homeless.

41

8.14 Continue the mobile home rent
stabilization program.

42

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

tenantowned mobiléhome parks, self
help housing or manufactured housin

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 uniersal design concepts
for new and existing residential
dwellings.

45

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

Medium Priority 1
by July 2017

On-going/no target date

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

47

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

48

8.25 Continue to engage the HSOC 4
FPDC to identify, evaluate, and
implement strategies to reduce impad
of homelessness on the City.

49

9.7 Continue to educate planning and
building staff and itizen 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 B
Construction Stormwater Manageme
Requirements for Development

Projects in the (

52

9.10 Implement Climate Action Plan
programs that increases the producti
of "green” housing units and projects
and require use of sustainable and/or
renewable materials, watercaenergy
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, recycld
and figreeno build

54

10.3 Continugo work with the County
for any land use decisions that create|
significant expansion of employment i
the unincorporated areas adjacent to
City to mitigate housing impact on th¢g
City.

55

10.4 Encourage residential developer
to sell or rent theiprojects to those
residing or employed in the City first
before outside markets.
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Medium Priority T On-going/no target date
# by July 2017
10.5 Work with Cal Poly to address th
link between enrollment and expansid
56 of campus housing programs to redud
pressure on the (
10.6 Wok with other jurisdictions to
advocate for State legislation that
would: 1) provide funding to help Cal
poly University provide adequate -on
57 campus student housing, and 2) allo
greater flexibility for State universities
and community colleges to enter into
public-private partnerships to construd
student housing.
11.3 The City will continue to ensure
the ability of legal, norconforming
58 uses to continue where new
development is proposed.
Table F-2
Program Implementation Details
Safety
Responsible PITEI Potential
Program Description Agency ar]:d Time N —
rame
Rehabilitate using Federal, State and
local hou_smg funds, such as Affordable
Community Development Block Grant i
. S - . Housing
Funds with the objectives of 30 single Housing
. . . Lo . Fund,State
1.4 family, 75 multifamily, 10 historicand Programs On-going Grants
20 mobile homes for extremely low, Manager Federa’I
very low, low and moderate income
) CDBG
homeowners and renters during the
planning period.
Continue code enforcement to expedi .
: Police
the removal of illegal or unsafe
. I : Department & .
15 dwellings to eliminate hazardous site ¢ Code On-going n/a
property conditions and resolve chron
. Enforcement
building safetyproblems.
. . Code
Consider a Rental Inspection Progranm -
: o Enforcemen®& | Mediumi
1.6 to improve the condition f t h e . n/a
; Neighborhood | July 2017
Housing Stock )
Services
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Continue to support solutions to

Urban County|

City's housing needs

homelessness by funding programs s . ESG, CDBG
L7 as theMaxine Lewis MemoriaBhelter Urban County | - On-going and General
and Prado Day Center Funds
Create an education campaign to info Building
18 owners of seismic hazards found in Division, Medium- n/a
' older houses and encourage seismic |  Community July 2017
upgrades. Development
Affordability
: Priority .
Program Description RegganEile and Time PoliErTEL
Agency f Resources
rame
Continue to manage the Affordable
Housing Fund to ensure that the fun Housing Inclusionary
2.5 serves as a sustainable resource fa Programs On goirg Housing
supporting affordable housing Manager Program
development
Continue to review City policies and
standardsis housing developments arg
reviewedto determine whether change .
. . Community .
2.6 are possible that could assist the Onrgoing n/a
: : Development
production of affordable housing or
encourage preservation of existing
housing.
Continue to implement existing Community
procedures that expedite the processi| 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 ALfordque
L . ousing
sources for the payment of City impac Housing
. . Funds, Urban
2.8 fees for dwellings that meet affordablg ~ 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 mee
the moderate income, Affordable
29 Ho_us_lng Standafds frpm planning, Community Onrgoing n/a
building and engineering development| Development
review and permit fees, including wate
meter installation fee. Maintain
exemptions for extremellpw, verylow
and lowincome households.
Continue to coordinate public and Housi
: . ousing
private sedair actions to encourage the .
2.10 . Programs On-going n/a
development of housing that meets th Manager
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Continue to assist with the issuance o
bonds, tax credit financing, loan
underwriting or other financial tools to

extremely low income households.

help devéop or preserve affordable Sthgeeg}d
units through various programs, : .
. . o ) Community funding
including, but not limited to: (1) below Development rograms. Ca
2.11 market financing through the SLO "op On-going prog '
County Housing Trust Fund and (2) & Finance HFA,
Y Departments Mortgage
subsidized mortgages for extremely
Revenue
low, verylow, low- and moderate
. e Bonds
income persons andédt-time home
buyers,and (3)seliel p or i
equityo homeowner
Consider incorporating HOA fees and Housin
212 standard alleance for utilities in the Pro ran%s High- July n/a
' calculation for affordableents and g 2015
. Manager
home sales prices
In conjunction with the Housing
Authority and other local housing
agencies, continue to prowde-gmng Housing Affordable
technical assistace and education to . i
2.13 Programs On-going Housing
tenants, property owners and the
: Manager Fund, CDBG
community at large on the need to
preserve atisk units as well as the
available tools to help them do so.
Continue to povide tetnical assistare
as requested kthe 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 atitkir effect Communit Mediurm
2.15 on City's ability to meet the proportion Develo me);t Julv 2017 n/a
shown in the Regional House Needs P y
Allocation.
Evaluate and consider including a
workforce level of affordability in the Housin
216 Affordable Housing Standards t Pro rargs High- July n/a
' provide more options for those making Mar?a er 2015
121-160 percent of the County's medig 9
income
Continue to caosiderincreasing
residential densitiegbove state densityy Community
2.17 bonus allowancefr projects that Development | On going n/a
provide fousing for low, very low, and | Department
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Housing Conservation

basic quality as the nemestricted unitsn
locations that avoid segregationsaich
units

Responsible Priority/ Potential
Program Description Agency Time frame Resources
Adopt an ordinance that discouragks Community .
Medium- July
3.8 removal or replacement of affordable Development n/a
: 2017
housing Department
Correct unsafe, unsanitary or illegal .
housing conditions, improve accessibility Community .
3.9 S : Development, On-going n/a
and energy efficiency and improve
) Code Enforcement
neighborhoods
Continue to encourage the creation of Community &
dwellings in theDowntown Core (€D Economiyc
3.10 zone) and the Downtown Planning Area Onrgoing n/a
< o ; " Development
continuing the "no net housing loss
Departments
program
Continue tadentify residential properties
eligible for local, State, or Federal Cultural Heritage Mills Act
historical listingin accordance with Committee, program, CLOG
3.11 guidelines and standards to help propert Community On-going Program
owner 6s repair, re Development (SHOP), City
properties in an appropriate historic Department General Fund
manrer.
Continue to monitor and track affordable
housing units atisk of being converted to
market ratdhousingannually.Provide Housing Programs .
3.12 resources to suppdtie Housing Authority Manager On going na
andlocal housing agencies purchase anc
manage atisk units.
The City will work with other local
organizations to help rehabilitate Housing Proarams CDBG and
3.13 residential, commercial or dustrial Magna e? On-going Affordable
buildings to expand affordable rental 9 Housing Fund
housing opportunities
Mixed-Income Housing
Responsible Priority/ Potential
Program Description Agency Time frame Resources
Review newdevelopment 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
mixediincome policies Council
Consideramendng t he Cityod
Housing Ordinance and Affordable
Housing Incentives to require that Medium
affordable units in a development be of | Housing Programg :
4.6 e High - July n/a
similar number of bedrooms, character a Manager 2016
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Housing Variety and Tenure

designated expansion areas over new

annexation of land

Development

Responsible Priority/ Time Potential
Program Description Agency frame Resources
Review new development proposals for Community
compliance with City regulationsd Development,
5.5 revise projects or establish conditions of Planning Onrgoing n/a
approval as needed to implement the Commission, City
housing variety and tenure policies Council
Housing Production
Responsible Priorit y/ Time Potential
Program Description Agency frame Resources
Maintain the General Plan and Residen
Growth Management Regulatior
(SLOMC 17.88) exemption for ney Community
housing in the Downtown Core {O Development,
6.11 zone), and new housing in other zones Planning On-going n/a
is enforceably restricted for extrely-low, | Commission, City
very low, low and moderate incom Council
households, pursuant to the Affordal
Housing Standards.
Continue to allow for flexible parking .
: . Community
6.12 regula_t|0n§ for housing development Development On goin n/
pme going a
especially in the Downtown Co(€-D Department
Zone).
Continue to develomcentives to
encourage additional housing in the
Downtown Core (€D Zone), particularly Community Medium- July
6.13 in mixed-use developmentBensity based Development 2017 n/a
on averag unit size in a project should b¢ Department
explored to encourage the development
smaller efficiency units.
Specific Plans for any new expansion art
identifiedshall include R3 and R4 zoned Community
6.14 land toensure sufficient land is designate 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 ; o : Planning n/a
public facility zoned areas foriggher . : 2017
density infill or mixed use housing. Commlssm_n, City
Council
Continue tgprovide resourcethatsupport
6.16 the SLO County Housing Trust Fund's Housing Programsg On going Affordable
' efforts to provide belownarket financing Manager Housing Funds
and tehnical assistance
Encourage residential development
through infill devel@ment and Community
6.17 densification withinCity Limits and in On-going n/a
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Commerci&(C-D) zoning districts to 24
units per acre in @ and O zones, and 72
units per acre in the-O zone.

Seek opportunities with other public CDBG,
agencies and utilities to utilize surplus laj] Housing Programs . Affordable
6.18 - On-going .
for housing and to convert vacant or Manager Housing Fund,
underutilized buildings to housing. tax credits
Continueto incentivize affordable housing Community
development with density bonuses, parki  Development, Affordabl
6.19 reductions and other development Architectural On going H ordable
. . ; . N - . . ousing Fund
incentives, including City financial Review & Planning
assistance. Commission
CDBG,
Continue to financially assist in the Housing Programs HOME,
6.20 development of affordable housing using Manager On-going Affordable
State, Federal, or local funds Housing Fund,
tax credits
Actively seek new reverusources and CDBG,
6.21 financing mechanisms to assist affordabl Housing Programsg Medium July Affordable
' housing development affigst-time home Manager 2017 Housing Fundg
buyer programs. State programg
Continueto exempt the rehabilitation or
remodeing of up to 4 dwellings of up to Community .
6.2 1,200 square feet each from Architectura Development On going na
Review Commission review.
Assist in the production of affordable
housing by identifying vacant or Community
6.23 underutilized Cityowned property suitaél D On going n/a
for housingas development projects are evelopment
ga p proj
proposed
Community Development staff will
proactively provide information for Community .
6.24 properties suitable for housiag 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 Gene
Hospital as a fASpe . .
6.25 zone, suitable for housing development ¢ [():e?,r;rgur?:g,t Medlz%T7‘JUIy n/a
areas of the site of leisan 20 percent P
average slope, provided that open space
dedication and public improvements are
part of the project.
Continue to update the Affordable Housil
6.2 Incentives and Zoning Regulations to Community o .
. ; ; . n going n/a
ensure desity bonus incentives are Development
consistent with State Law
Evaluate and consider increasing the
residential density allowed in developme
projects in the Neighborhood Commercig 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

parking districts

Parking Manager

6.28 multi-family zones affect the City's ability Community Medium: July n/a
. . - Development 2017
to meet housingroduction policies
Continue to pursue incentives to encoure
development of Secondary Dwelling Unit
(SDUs). Possible incentives include SDLU
design templates, flexible development Community .
6.29 standards, fee reduahs or deferrals, or Development On going na
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, ownershif Community Medium-High- n/a
' bungalow court developmenEliminate Development July 2016
the one acre minimum lot area for PD
overlay zoning.
Building Division,
Consider scaling development impact fes DCeC\J/r;gnur?]gyt High- Jul
6.31 for residential development based on siz| | ... - pment 9 y n/a
Utilities and Public 2015
number of bedrooms and roorounts.
Works
Departments
Continue to submiannualHousing
Element progressporsto the State Communit On qoina/
6.32 Department of Housing and Community y going n/a
Development Annually
DevelopmenperGovernment Code
Section65400
Neighborhood Quality
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to implement a variety of
strategiessuch asearly_noﬂﬁcgﬂon Community
through electionic mediawebsite
. . Development & .
79 improvementsneighborhoodutreach . Ongoing n/a
! X Neighborhood
meetingsetc.,to ensure residents are ,
e . | Services Manager
aware of and able to participate in planni
decisions affecting their neighborhoods.
Continue to work directly with
neighborhood groups and individuals to .
7.10 address concernklentify specific SNe[ghborhood On going n/a
. | Services Manager
neighborhood needs, problems, trends, ¢
opportunities for improvements.
Continue to fund neighborhdo
improvementsincludingsidewalks, traffic | Housing Programs
: . . . CDBG,
7.1 calming devices, crosswalks, parkways, | & Neighborhood Ongoing
e ! : General Fund
street trees and street lightitlgimprove Services Managsr
aesthetics, safety and accessibility.
Contirue to develop and implement Public Works
7.12 neighborhood parking strategies, includit Department, On-going n/a
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Continue the Cityo
Services angroactive enforcement

Building Division,

supportive housinfpr homeless persons
and families.

Housing Programs
Manager

713 programs to support neighborhood é:ommumty On going na
evelopment
wellness
Special Housing Needs
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continueto provide resourcethatsupport
local and regional solutions to meeting th Communit
needs of the homeless and continue to Y CDBG,
o . : Development,
support, jointly with other agencies, . . Affordable
8.13 . Housing Programs Ongoing .
sheltersand programs, such as Housing . Housing Fund,
. . ) Manager, Special
First and Rapid Rehousinfpr the . General Fund
- Projects Manager
homelessand for displaced women and
children.
8.14 CO”F'!"“e_ the mobile home rent City Attorney On going n/a
stabilization program
Continueto look for opportunities in
specific plan areas suitable for tenant Communit
8.15 owned mobilehome parks, cooperative o] Y On going n/a
- X . Development
limited equity housing, or other types of
housing that meet special needs
Advocate developing more housing and Community
L ; Development & .
8.16 refurbishing campus housing at Cal Poly L . Ongoing n/a
Universit Administration
Y Departmers
Work with Cal Poly University Community
8.17 Administration to secure designation of Development & | Medium July n/a
' oncampus fraternity/sorority living Administration 2017
groups Departmerd
Jomtly develop adh ado_pt a student Police Department _
housing plan and continue to support ; Medium- July
8.18 " X .o Neighborhood n/a
good neighbor programs" with Cal Poly, Services Manager 2017
Cuesta College and City residents 9
Provide public educational information at
the Conmunity Development Departmen Communit
8.19 public counter on universal design Y Ongoing n/a
i . . Development
concepts for new and existing residential
dwellings
Continue to allow the establishment of
transitional and supportiveohsingin all Community .
8.20 zoning distrits where residential uses arg Development Ongoing na
allowed.
Continue to look for opportunities that ca Comnunit
be acquired and converted to affordable Develo meynt
8.21 permanent housing anérmanent P ' Ongoing n/a
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Consider adding an overlay zone to
existing mobile home and trailer park sit¢

flexible standards for use of salvage

recycled, and fAgre

Development

8.22 to provide constructive notice that Community Medium- July n/a
' additional requirements (such as rent Development 2017
stabilization and a park conversion
ordinance) apply
Encouragg the creation of houlsmg_ fqr _ CDBG, HOME
persons with developmental disabilities. Community
. ) o . . Affordable
The City will seek grant opportunities for Development, Medium-High- !

8.23 : . e ) Housing Fund,
housing construction and rehabilitation | Housing Programg  July 2016 State and
specifically target for perss with Manager

C Federal grants
developmental disabilities
Continue to coordinate with the County,
social services providers and Rprofit Community
organizations for delivery of existing, Development & .

8.24 improved and expanded services, includ|  Administration On going na
case management, drug and alcohol, an| Departments
mental health services.

Continue to engage the Homeless Servic Communit
Oversight Council and Friends of Prado Y ;
. . Development & On going

8.25 Day Center to identify, evaluate and L : n/a
. : . Administration Monthly
implement strategies to reduce the impa

. Departments
of homelessness on the City
Sustainable Housing, Site, andélighborhood Design
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to educate planning and buildir .
o . . Community
staff and citizen review bodies on energy, o
S X ) Development & . Utility
9.7 conservationissues ncl udi ng Ongoing .
A . Utilities Companies
energy conservatiopolicies and Climate
. Departments
Action Plan
Continueto provide assurance of long .
Community .
9.8 term solar access for new or remodeled On going n/a
] Development
housing
Continueto implementhe Water Quality Communit
ControliBoatr d@Gsnst Y
) | Developnent & .
9.9 Stomwater Management Requirements . On going n/a
; . Public Works
Development Projects in the Central Cog
o Departments
Regioro .
ImplementClimate Action Plan programs
thatincrease the production of "green" .
. . - . Community .
9.10 housing units and projects and require u: D On going n/a
. . evelopment
of sustainable and/or renewable material
water, and energy technologies
Continue to promote building materia
reuse and recycling isite developmen Communit
9.11 and residential construction, includi y Ongoing n/a

F17




City of San

Luis Obispo Housing Elemedanuary 2015

Considerincentivizing dwelling units to ¢
minimum size of 150 square ftee

Community

High- July

continue where new development is
proposed

Development

9.12 consistent with the California Buildin Development 2015 n/a
Code, by reduced impact fees and prop:s P
development standards.
Consider participating in  financin
programs for sustainable hon . . .
9.13 improvements such as solar panéksating Community Medium Higf n/a
. Development July 2016
and cooling systems, water conservat
and energy efficient windows.
Local Preference
Responsible Priority/ Time Potential
Program Description Agency frame Resources
Continue to work witlthe County of San
Luis Obispo for any land use decisions tt
10.3 create 5|gn|f|(_:ant expansion of Community Ongoing n/a
employment in the unincorporated areas Development
adjacent to the Citjo mitigate housing
impacts on the City.
Encourage resideiat developers tgell or
rent their projects to those residing or Community .
10.4 employed in the City first before outside Development Ongoing na
markets.
Work with Cal Poly to address the link .
. Community
between enrollment and the expansion g
. Development & .
10.5 campus housingrpgrams at Cal Ry L . Ongoing n/a
) 4 Administration
University to redu
. Departmenrd
housing supply.
Work with other jurisdictions to advocate
for State legislation that would) provide
funding to help Clpoly University
10.6 provide adequate ecampusstudent Administration Onaoin n/a
’ housing and2) allow greater flexibility for Department going
State universities and community college
to enter into publigorivate partnerships to
construct student housing
Suitability
Responsible Priority/ Time Potential
Program Description Agency frame Resources
The City will continue to ensure the
113 ability of legal, noArconforming uses to Community on going n/a
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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 policiesin one element do not conflict with or obstruct the accomplishment of those
contained in another el ement . San Luis Obis
required by State law. In addition, the City has also adopted optional elements afstipart

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 ®as done as part of the

Housng 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 el ement s. | n Hduseng Elemerit goal,ipalicy ormat r i
program is consistent.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Noise

Safety

Energy
n

Conservatio

Parks and
Recreation

Water and
Wastewater

Goal 1 Safety. Providing safe, decent shelter for all residents

1.1 Assist those citizens unable to obtain safe shelter on their own.

1.2 Support and inform the public about fair housing laws and programs that allow equal housing
access for all city residents.

1.3 Maintain a level of housing code enforcement sufficient to correct unsafe, unsanitary or illegal
conditions and to preserve the inventory of safe housing.

< | < |=|=<

< | < |=|=<

< | < [X[<| Open Space

< | < |<]|=<

< | < |<]|=<

< | < |<[=<]| Conservation

< | < |<]|=<

< | < |x|=<

< | < |<]|=<

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.

<

<

<

<

<

<

<

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.

1.6 Consider a Rental Inspection Program t.o

<

<

<

<

<

<

<

1.7 Continue to support local and regional solutions to homelessness by funding programs such
as the SLO Homeless Shelter and Prado Day Center for Homeless Persons.

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.

Goal 2 Affordability. Accommodate affordable housing production that helps meet the
Cityds Quantified Objectives.

2.1 Income Levels For Affordable Housing. For purposes of this Housing Element, affordable
housing is that which is obtainable by a household with a particular income level, as further
described in the Cityés Affordable Housing S

2.2 Index of Affordability. The Index of Affordability shall be whether the monthly cost of housing
fits within the following limits: Very-Low and Low, 25%; Moderate, 30% monthly income.

2.3 For housing to qualify as "affordable" under the provisions of this Element, guarantees must
be presented that ownership or rental housing units will remain affordable for the longest period
allowed by State law, or for a shorter period under an equity-sharing or rehabilitation agreement
with the City.

2.4 Encourage housing production for all financial strata of the City's population, in the
proportions shown in the Regional Housing Needs Allocation, for the 2014 i 2019 planning
period. The proportions shall be: extremely-low income 12%; very low income 12%; low income
16%; moderate income 18%; and above moderate income 42%.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Conservation

Energy
n

Conservatio

Parks and

Recreation

Water and
Wastewater

2.5 Continue to manage the Affordable Housing Fund (AHF) 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 variety of housing types at every income level (extremely
low, very low, low, moderate and workforce), but with a focus on production efficiency to
maxi mi ze housing benefits f ordtotsiipport @ghigualdyshousingn
projects that would not be feasible without AHF support.

<

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. Such periodic reviews will seek to remove
regulations that have been superseded, are redundant or are no longer needed.

2.7 Continue to implement existing procedures that speed up the processing of applications,
construction permits, and water and sewer service priorities for affordable housing projects. City
staff and commissions should give such projects priority in allocating work assignments,
scheduling, conferences and hearings, and in preparing and issuing reports and water and sewer
service allocations.

2.8 Continue to pursue outside funding sources for the payment of City impact fees so that new
dwel l ings t hat mdabke housing fandaids cgnonstigate ftheirofacility and service
impacts without adversely affecting housing affordability.

2.9 To the extent outside funding sources can be identified to offset impacts on the 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. Retain current exemptions for very-low and low-income households.

2.10 Continue to coordinate public and private sector actions to encourage the development of
housing that meets the Cityds housing needs.

2.11 Continue to assist with the issuance of bonds, tax credit financing, loan underwriting or
other financial tools to help develop or preserve affordable units through various programs,
including, but not limited to: (1) below-market financing through the SLO County Housing Trust
Fund and (2) subsidized mortgages for extremely-low, very-low, low- and moderate-income
persons and first-time home buyers, and (3)self-h el p or fisweat equityo

2.12 Consider incorporating HOA fees and a standard allowance for utilities in the calculation for

affordable rents and sales prices.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Conservation

Energy
n

Conservatio

Parks and

Recreation

Water and
Wastewater

2.13 In conjunction with the Housing Authority and other local housing agencies, continue to
provide on-going technical assistance and education to tenants, property owners and the
community at large on the need to preserve at-risk units as well as the available tools to help
them do so.

<

<

<

2.14 In conjunction with local housing providers and the local residential design community,
continue to provide technical assistance as requested by the public, builders, design
professionals and developers regarding design strategies to achieve affordable housing.

2.15 Evaluate the Inclusionary Housing Ordinance requirements and the effect of Table 2A on
the Cityods ability t o tperpopoitiaheshavh ih the Regidndl Eouding
Needs Allocation, per Policy 2.4.

2.16 The City will evaluate and consider including a workforce level of affordability in its
Affordable Housing Standards to increase housing options in the City for those making between
121 percent and 160 percent of the San Luis Obispo County median income. This affordability
category cannot be used to meet inclusionary housing ordinance requirements and is not eligible
for City Affordable Housing Funds.

2.17 Continue to consider increasing residential densities above state density bonus allowances
for projects that provide housing for low, very low and extremely low income households.

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

3.1 Continue to encourage rehabilitation, remodeling or relocation of sound or rehabitable
housing rather than demolition. Demolition of non-historic housing may be permitted where
conservation of existing housing would preclude the achievement of other housing objectives or
adopted City goals.

3.2 Discourage the removal or replacement of housing affordable to extremely low, very-low, low-
and moderate income households, and avoid permit approvals, private development, municipal
actions or public projects that remove or adversely impact such housing unless such actions are
necessary to achieve General Plan objectives and: (1) it can be demonstrated that rehabilitation
of lower-cost units at risk of replacement is financially or physically infeasible, or (2) an
equivalent number of new units comparable or better in affordability and amenities to those being
replaced is provided, or (3) the project will correct substandard, blighted or unsafe housing; and
(4) removal or replacement will not adversely affect housing which is already designated, or is
determined to qualify for designation as a historic resource.

3.3 Encourage seismic upgrades of older dwellings to reduce the risk of bodily harm and the loss
of housing in an earthquake.

3.4 Encourage the construction, preservation, rehabilitation or expansion of residential hotels,
group homes, integrated community apartments, and single-room occupancy dwellings.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Energy
n

Conservatio

Parks and
Recreation

Water and
Wastewater

3.5 Preserve historic homes and other historic residential buildings, historic districts and unique
or landmark neighborhood features.

3.6 Preserve the fabric, amenities, setbacks, and overall character and quality of life of
established neighborhoods.

3.7 Encourage and support creative strategies for the rehabilitation and adaptation and reuse of
residential, commercial, and industrial structures for housing.

3.8 Adopt an ordinance that implements policy 3.2 to discourage removal or replacement of
affordable housing.

<|=<|=<|=<

<|=<|=<|=<

<|=<|=<]|=<

<|=<|=<]|=<

<|=<|=<]|=<

< | < | < | =< | Conservation

<|=<|=<]|=<

<|=<|=<|=<

<|=<|=<]|=<

3.9 Correct unsafe, unsanitary or illegal housing conditions, improve accessibility and energy
efficiency and improve neighborhoods by collaborating with agencies offering rehabilitation
programs. City will use State or Federal grants or other housing funds to implement the program
and provide services such as home weatherization, repair and universal access improvements.

<

<

<

<

<

3.10 Continue to encourage the creation of dwellings in the Downtown Core (C-D Zone) and the
Downtown Planning Area by continuing the "no net housing loss" program, consistent with
Chapter 17.86 (Downtown Housing Conservation Regulations) of the Zoning Regulations.

3.11 Continue to identify residential properties and districts eligible for local, State or Federal
historic listing in accordance with guidelines and standards to help property owners repair,
rehabilitate and improve properties in a historically and architecturally sensitive manner.

3.12 Continue to monitor and track affordable housing units at-risk of being converted to market
rate housing annually. Provide resources to support the Housing Authority and local housing
agencies purchase and manage at-risk units.

3.13 Working with non-profit organizations, faith-based organizations, or the Housing Authority of
the City of San Luis Obispo, the City will encourage rehabilitation of residential, commercial or
industrial buildings to expand extremely low, very-low, low or moderate income rental housing
opportunities.

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.

4.1 Within newly developed neighborhoods, housing that is affordable to various economic strata
should be intermixed rather than segregated into separate enclaves. The mix should be
comparable to the relative percentages of very-low, low, moderate and above-moderate income
households in the Cityés quantified objectiy

4.2 Include both market-rate and affordable units in apartment and residential condominium
projects and intermix the types of units. Affordable units should be comparable in size,

appearance and basic quality to market-rate units.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Conservation

Energy
n

Conservatio

Parks and
Recreation

Water and
Wastewater

4.3 Extremely-low and very-low income housing, such as those developed by the Housing
Authority of the City of San Luis Obispo or other housing providers, may be located in any zone
that allows housing, and should be dispersed throughout the City rather than concentrated in one
neighborhood or zone.

<

<

<

4.4 In its discretionary actions, housing programs and activities, the City shall affirmatively further
fair housing and promote equal housing opportunities for persons of all economic segments of
the community.

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.

4.6 Consider amending the Ci t y 6 s Inclusionary Housing Of
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.

Goal 5 Housing Variety and Tenure. Provide variety in the location, type, size, tenure, and
style of dwellings.

5.1 Encourage the integration of appropriately scaled, special-use housing into developments or
neighborhoods of conventional housing.

5.2 Encourage mixed-use residential/commercial projects to include live-work and work-live units
where housing, offices or other commercial uses are compatible.

5.3 Encourage the development of housing above ground-level retail stores and offices to
provide housing opportunities close to activity centers and to use land efficiently.

5.4 In general, housing developments of twenty (20) or more units should provide a variety of
dwelling types, sizes and forms of tenure.

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

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

<|=<|=<|=<|=<|=<|=

<|=<|=<|=<|=<|=<|=

<|=<|=<|=<|=<|=<]|=

<|=<|=<|=<|=<|=<]|=

<|=<|=<|=<|=<|=<]|=

<|=<|=<|=<|=<|=<|=

<|=<|=<|=<|=<|=<]|=

<|=<|=<|=<|=<|=<|=

<|=<|=<|=<|=<|=<]|=

6.1 Consistent with the growth management portion of its Land Use Element and the availability
of adequate resources, the City will plan to accommodate up to 1,144 dwelling units between
January 2014 and June 2019 in accordance with the assigned Regional Housing Needs
Allocation.

6.2 New commercial developments in the Downtown Core (C-D Zone) shall include housing,
unless the City makes one of the following findings: (1) Housing is likely to jeopardize the health,
safety or welfare of residents or empl oyees

other physical factor makes dwellings infeasible.
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Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Conservation

Energy
n

Conservatio

Parks and

Recreation

Water and
Wastewater

6.3 If City services must be rationed to new development, residential projects will be given
priority over non-residential projects. As required by SB 1087, housing affordable to lower
income households will be given first priority.

<

<

<

6.4 City costs of providing services to housing development will be minimized. Other than for
existing programs encouraging housing affordable to extremely-low, very-low and low income
persons, the City will not make new housing more affordable by shifting costs to existing
residents.

6.5 When sold, purchased or redeveloped for public or private uses, City-owned properties within
the urban reserve shall include housing as either a freestanding project or part of a mixed-use
development where land is suitable and appropriate for housing.

6.6 Property |l ocated behind the former Coun
Considerationsozone and may be considered suitable for residential development, provided that
development be limited to site areas with average slopes of less than 20 percent, that
approximately one-half of the total site area be dedicated for open space and/or public use, and
that an additional water tank be provided if determined necessary to serve new development.

6.7 Support the redevelopment of excess public and private utility properties for housing where
appropriately located and consistent with the General Plan.

6.8 Consistent wi t h t he Cityodés goal to stimulate hi
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.

6.9 Encourage and support employer/employee financing programs and partnerships to increase
housing opportunities specifically targeted towards the local workforce.

6.10 To help meet the Quantified Objectives, the City will support residential infill development
and promote higher residential density where appropriate.

6.11 Maintain the General Plan and Residential Growth Management Regulations (SLOMC
17.88) exemption for new housing in the Downtown Core (C-D zone), 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.

6.12 Continue to allow flexible parking regulations for housing development, especially in the
Downtown Core (C-D Zone), including the possibilities of flexible use of city parking facilities by
Downtown residents, where appropriate, and reduced or no parking requirements where
appropriate guarantees limit occupancies to persons without motor vehicles or who provide proof
of reserved, off-site parking. Such developments may be subject to requirements for parking use
fees, use limitations and enforcement provisions.
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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 Y Y Y Y Y Y Y Y Y
should be explored to encourage the development of smaller efficiency units.
6.14 Specific plans 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. These plans shall include sites suitable for
subsidized rental housing and affordable rental and owner-occupied dwellings, and programs to Y Y Y Y Y Y Y Y Y
support the construction of dwellings rather than payment of | n-lieu housing fees. Such sites
shall be integrated within neighborhoods of market-rate housing and shall be architecturally
compatible with the neighborhood.
6.15 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-1):
C  Portions of South Broad Street Corridor and Little Italy area
C 1499 San Luis Drive (rezone vacant and underutilized School District property)
C 1642 Johnson Avenue (vacant School District property) Y Y Y Y Y Y Y Y Y
C 4325 South Higuera Street (former P.G.&E. yard)
C 4355 Vachell Lane (vehicle storage)
C 173 Buckley Road (Avila Ranch)
C 2143 Johnson Avenue (adjacent to County Health Department)
C 3710 Broad Street (Plumbers and Steamfitters Union)
C 11950 Los Osos Valley Road (Pacific Beach High School)
C 2500 Block of Boulevard Del Campo (adjacent to Sinsheimer Park)
C 12165 Los Osos Valley Road
6.16 Continue to provide resourcesthats upport the SLO County Hol
provide below-market financing and technical assistance to affordable housing developers as a Y Y Y Y Y Y Y Y Y
way to increase affordable housing production in the City of San Luis Obispo.
6.17 Encourage residential development by focusing on infill development and densification Y Y v v v Y v Y v
within City Limits and designated expansion areas over new annexation of residential land.
6.18 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 Y Y Y Y Y Y Y Y Y
public, utility or institutional buildings to housing.
6.19 Continue to incentivize affordable housing development with density bonuses, parking Y Y v v v Y v Y v
reductions and other development incentives including City financial assistance.
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6.20 Continue to financially assist in the development of housing affordable to extremely-low,
very-low, low- and moderate-income households during the planning period using State, Federal
and local funding sources, with funding priority given to projects that result in the maximum
housing benefits for the lowest household income levels.

<

<

<

6.21 Actively seek new revenue sources, including State, Federal and private/non-profit sources,
and financing mechanisms to assist affordable housing development for extremely low, very low
and low or moderate income households and first- time homebuyers.

6.22 Continue to exempt the rehabilitation or remodeling of up to 4 dwellings of up to 1200
square feet each from Architectural Review Commission review. New multi-unit housing may be
all owed with A@AMinor or I ncidental 0 or staf f
located on a sensitive or historically sensitive site.

6.23 Assist in the production of affordable housing by identifying vacant or underutilized City-
owned property suitable for housing, and dedicate public property, where feasible and
appropriate for such purposes, as development project are proposed.

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

6.25 Evaluate and consider amending the General Plan to designate the 46 acres associated
with the former County General Hospital as ¢
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.

6.26 Continue to update the Affordable Housing Incentives (Chapter 17.90, SLOMC) and Zoning
Regulations to ensure density bonus incentives are consistent with State Law.

6.27 Evaluate and consider increasing the residential density allowed in development projects in

the Neighborhood-Commercial (CN), Office (O) and Downtown Commercial (CD) zoning districts.
The City will evaluate allowing up to 24 units per acre in the CN and O zones, and up to 72 units

per acre in the CD zone, twice the current density allowed in these areas.

6.28 Evaluate how lot patterns (i.e. size, shape, slope)i n t h e C-arily Zoses affect thei
Cityds ability to meei¢s. H waranted gonsper cetting & mimnmum |
number of dwellings on each legal lot in the R-2, R-3 and R-4 zones, regardless of lot size, when
other property development standards, such as parking, height limits and setbacks can be met.

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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6.30 Evaluate and consider adopting Subdivision and Zoning Regulations changes to support
small lot subdivisions, ownership bungalow court development. Eliminate the one acre minimum
lot area for PD overlay zoning, and other alternatives to conventional subdivision design.

<

<

<

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

<

<

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

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

7.1 Within established neighborhoods, new residential development shall be of a character, size,
density and quality that respects the neighborhood character and maintains the quality of life for
existing and future residents.

7.2 Higher density housing should maintain high quality standards for unit design, privacy,
security, on-site amenities, and public and private open space. Such standards should be flexible
enough to allow innovative design solutions in special circumstances, e.g. in developing mixed-
use developments or in housing in the Downtown Core.

7.3 Within established neighborhoods, housing should not be located on sites designated in the
General Plan for parks or open space.

7.4 Within expansion areas, new residential development should be an integral part of an
existing neighborhood or should establish a new neighborhood, with pedestrian and bicycle
linkages that provide direct, convenient and safe access to adjacent neighborhoods, schools and
shopping areas.

7.5 The creation of walled-off residential enclaves, or of separate, unconnected tracts, is
discouraged because physical separations prevent the formation of safe, walkable, and
enjoyable neighborhoods.

7.6 Housing shall be sited to enhance safety along neighborhood streets and in other public and
semi-public areas.

7.7 The physical designs of neighborhoods and dwellings should promote walking and bicycling,
and should preserve open spaces and views.

7.8 Encourage strategies and programs that increase long-term residency and stabilization in
neighborhoods.

7.9 Continue to implement varied 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 neighborhoods early in the planning
process.

G10




City of San Luis Obispo Housing Element, January 2015

Table G-1

City of San Luis Obispo
General Plan Consistency Analysis

HOUSING ELEMENT
GOALS/POLICIES/IPROGRAMS

Land Use

Circulation

Open Space

Noise

Safety

Energy
n

Conservatio

Parks and

Recreation

Water and
Wastewater

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

<

<

< | Conservation

<

<

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

<

<

<

7.12 Continue to develop and implement neighborhood parking strategies, including parking
districts, to address the lack of on- and off-street parking in residential areas.

7.13 Continue the Cityés Neighbor hoodmsSoesuppoartd
neighborhood wellness.

Goal 8.1 Special Housing Needs. Encourage the creation and maintenance of housing for
those with special housing needs

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.

8.2 Preserve mobile home and manufactured housing parks and support changes in this form of
tenure only if such changes provide residents with greater long-term security or comparable
housing in terms of quality, cost, and livability.

8.3 Encourage manufactured homes in Specific Plan Areas by:

-When the City considers adopting new specific plans, including policies that support owner-
occupied manufactured home parks with amenities such as greenbelts, recreation facilities, and
shopping services within a master planned community setting. Such parks could be specifically
designed to help address the needs of those with mobility and transportation limitations.
-Establishing lot sizes, setback, and parking guidelines that allow for relatively dense placement
of manufactured homes within the master planned neighborhood.

-Locating manufactured home parks near public transit facilities or provide public transportation
services to the manufactured home parks to minimize the need for residents to own automobiles.

8.4 Encourage Cal Poly University to continue to develop on-campus student housing to meet
existing and future needs and to lessen pressure on City housing supply and transportation
systems.

8.5 Strengthen the role of on-campus housing by encouraging Cal Poly University to require
freshmen and sophomore students to live on campus.

8.6 Locate fraternities and sororities on the Cal Poly University campus. Until that is possible,
they should be located in Medium-High and High Density residential zones near the campus.

8.7 Encourage Cal Poly University to develop and maintain faculty and staff housing, consistent

with the General Plan.
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8.8 Disperse special needs living facilities throughout the City where public transit and
commercial services are available, rather than concentrating them in one district.

<

<

<

<

<

8.9 Support continued efforts t Home: nSah laisnObispo
Count y¥Wesarl OPl an to End Chronic Homel essnesso

<

< | < | Conservation

8.10 Encourage a variety of housing types that accommodate persons with disabilities and
promote aging in place, i ncl ud intalgnits with araemphasfs
on first-floor accessibility to the maximum extent feasible.

<

8.11 Encourage changes to City regulations that would support the special housing needs of
disabled persons, including persons with developmental disabilities.

<

8.12 Assist the homeless and those at risk of becoming homeless by supporting shelters,
temporary housing, transitional housing, and by facilitating general housing assistance.

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 Housing First and Rapid Rehousing, for the homeless and for displaced
women and children.

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

8.15 Continue to look for opportunities in specific plan areas suitable for tenant-owned mobile-
home parks, cooperative housing, manufactured housing, self-help housing, or other types of
housing that meet special needs.

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

8.17 Work with Cal Poly University Administration to secure designation of on-campus
fraternity/sorority living groups.

8.18 Jointly develop and implement a student housing plan and continue to support and "good
neighbor program" with Cal Poly University, Cuesta College and City residents. The program
would seek to improve communication and cooperation between the City and the schools, set
on-campus student housing objectives and establish clear, effective standards for student
housing in residential neighborhoods.

8.19 Provide public educational information
public counter on universal design concepts (i.e. aging in place) for new and existing residential
dwellings.

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

8.21 Continue to look for opportunities (land, retail or commercial space, motels, apartments,
housing units, mobile home parks) that can be acquired and converted to affordable permanent
housing and permanent supportive housing for homeless persons and families.
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8.22 Consider addition of an overlay zone to existing and future mobile home and trailer park
sites to provide constructive notice that additional requirements, such as rent stabilization and a
mobile home park conversion ordinance may apply.

<

<

<

8.23 Encourage the creation of housing for persons with developmental disabilities. The City will
seek grant opportunities for housing construction and rehabilitation specifically targeted for
persons with developmental disabilities.

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

8.25 Continue to engage the Homeless Services Oversight Council (HSOC) and Friends of
Prado Day Center (FPDC) to identify, evaluate, and implement strategies to reduce the impacts
of homelessness on the City.

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.

9.1 Residential developments should promote sustainability in their design, placement, and use.
Sustainability can be promoted through a variety of housing strategies.

9.2 Residential site, subdivision, and neighborhood designs should be coordinated to make
residential sustainability work.

9.3 Preserve the physical neighborhood qualities in the Downtown Planning Area that contribute
to sustainability by maintaining overall scale, density and architectural character.

9.4 To promote energy conservation and a cleaner environment, encourage the development of
dwellings with energy-efficient designs, utilizing passive and active solar features, and the use of
energy-saving techniques that exceed the minimums prescribed by State law.

9.5 Actively promote water conservation through housing and site design to help moderate the
cost of housing.

9.6 Support programs that provide financing for sustainable home upgrade projects such as
installation of solar panels, heating and cooling systems, water conservation and windows to
i mprove the energy efficiency of the Cityos

9.7 Continue to educate planning and building staff and citizen review bodies on energy
conservation issues, including the City6 s ener gy conservation pol
Staff shall wor k with applicants to achieve

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

for adjacent properties, and revise regulations found to be inadequate.
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9.9 Continue to implement the Water Qual i t)
Management Requi rements for Devel opmen to rdduc®
the amount of impermeable surface.

<

<

<

9.10 Implement Climate Action Plan programs thati ncr ease the product
units and projects and require use of sustainable and/or renewable materials, water and energy
technologies (such as, but not limited to solar, wind, or thermal).

9.11 Continue to promote building materials reuse and recycling in site development and
residential construction, including flexible standards for use of salvage, recycled, and green
building materials. Continue the Cityds con
described in Chapter 8.05 of the Municipal Code.

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

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.

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.

10.1 Administer City housing programs and benefits, such as First Time Homebuyer assistance
or affordable housing lotteries, to give preference to: 1) persons living or working in the City or
within the Cityds Urban Reser vbhispoGounty. 2) per s

10.2 Cal Poly State University and Cuesta College should actively work with the City and
community organizations to create positive environments around the Cal Poly Campus by:
-Establishing standards for appropriate student densities in neighborhoods near Campus;
-Promoting homeownership for academic faculty and staff in Low-Density Residential
neighborhoods in the northern part of the City; and

-Encouraging and participating in the revitalization of degraded neighborhoods.

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

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

10.5 Work with Cal Poly to address the link between enroliment and the expansion of campus
housing programs at Cal Poly University to reduce pressure on the City's housing supply.

10.6 Work with other jurisdictions to advocate for State legislation that would: 1) provide funding
to help Cal Poly University and Cuesta College 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 student housing.
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Goal 11 Suitability. Develop and retain housing on sites that are suitable for that purpose.
11.1 Where property is equally suited for commercial or residential uses, give preference to
residential use. Changes in land use designation from residential to non-residential should be Y Y Y Y Y Y Y Y Y
discouraged.
11.2 Prevent new housing development on sites that should be preserved as dedicated open
space or parks, on sites subject to natural hazards such as unmitigatable geological or flood
risks, or wild fire dangers, and on sites subject to unacceptable levels of man-made hazards or Y Y Y Y Y Y Y Y Y
nuisances, including severe soil contamination, airport noise or hazards, traffic noise or hazards,
odors or incompatible neighboring uses.
11.3 City will continue to ensure the ability of legal, non-conforming uses to continue where new
development is proposed. Y Y Y Y Y Y Y Y Y
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Appendix H

California Leqgislative Changes
Affecting Housing

Legislative Change

Houshg 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 thatbpee shis housing element.

Bill Synopsis

Senate BilB12 (2010)

General: SB 812 requires local governments include an analysis of the special |
needs of the disabled, including persons with developmental disabilities, in
respective housinglements. By expanding the duties of local jurisdictions in rele
to general plans, this bill imposes a stat@ndated local program.

Specifically, SB 812 provides that local agencies:

¢ Analyze the special housing needs of the disabled, includingrzensth
developmental disabilitiesliscuss the potential resources that the
developmentally disabled neadd identify the population in the local
jurisdiction that have developmental disabilities.

¢ Define "Developmental disability" as a disability thagoates before an
individual attains age 18 years, continues, or can be expected to continue,
indefinitely, and constitutes a substantial disability for that individual.

¢ Create a program which allows fair housing accessibility for those with the
disability.

H1
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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, -sigh information, stakeholder
meetings, public hearings and consutiat 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 they @i 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 meetiogsr the past year and compiled feedback
received into three categories of criteria: needs, issues and opportunities. These categories were
used throughout the public outreaclogess for consistency. Tousi ng EIl ement 0s
and programs represent \eide 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 housinga1
opportunities, issues and needs in the community. The workshop will be held Thursday, November 14
from 6:00 PM i 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. Judson Terrace Homes

Community Action Partnership of SLO Peoples' SelHelp Housing

County of San Luis Obispo Planning Dept. ROEM Development Corporation
Downtown Association Transitional Food and Shelter, Inc.
Interfaith Coalition for the Homeless Transitions Mental Health Association
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Tri-Counties Community Housing CorporatioBLO Chamber of Commerce

United Way of SLO County SLOCOG

Womends Shelter Pr ogS3SL@ @oumyfAir Bollubon CantnohDisyrict
Barasch Architects SLO County Office of Education

Cal Poly College of Architecture and Design SLO Tribune

Cal Poly Director of Housing SLO USD Superintendent

Cannon Associates SLO Association of Realtors

Cuesta College Director of Housing SLO City/County Library

Economic Vitality Commission Local Realtors

Habitat for Humaity of SLO County San Luis Obispo County Housing Trust Fund
HCD Workforce Housing Coalition of SLO
Gov't Affairs Director of Home Builders Residents for Quality Neighborhoods
Executive Director of HASLO Friends of Prado Day Center

President of League of Women Voters SLO Community Mortgage Consultants
President of SLO LAFCO Economic Vitality Corporation

Northern Chumash Tribal Council Various Interested Community Members

Oasis Associates
People's Self Help Housing Corporation
Salinan Tibe of Montery and SLO Counties

Community Outreach 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

Participants of the community workshop were invited to provide input on housing needs,

issues and opportunities for consideration in thdate process. Below are received public
comments.
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Needs

Work force housing. Possible affordable housing overlayg
Both senior and affordable housing needed. Possible ho
for veterans.

Mobile home park conversion.

Transitional housing and SROs.

Issues

E R N ] = =4

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 t
investing in new development.

Opportunities

=

)

Increase density by changing heighimits. Secondary
dwelling unit development incentives.
Creatively utilizing existing resources.

Public Workshop #2: Housing Element Worksheplune 16, 2014
Participants of the second community workshop were invited to provide input on the
proposed paty 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 Dowwto Core to allow better access to

resources.
3. Eval uat e

options

how Cal Poly student enr ol
Promote orcampus housing projects to reduce student housing demand in City.
4. Create a program to legalize existing illegal unitsptovide affordable housing

and

SROb6s.

me nt

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, codlbring in more business as well.

Planning Commission Meeting #1February 12, 2014.
During a Planning Commission Meeting, the following comments were received. The

agenda for the presentation consisted of background data collection that informedktiee up

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 1 Affordable housing.
9 Small lot subiision ordinance, higher density.
T Reduction of Aunreasonabl ¢
1 Incentives for secondary dwelling units, new forms of
housing, subsidies for housing, rental house by right,
boarding house, workforce housing.
1 Mobile homes as secondary dwelling units.
T Seni or housing and i dea of
Issues 1 High median price for single family housing, large
affordability gap,
 Low vacancy rates.

13
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Land donation value.

Homeless issues.

Streamlined review process.

Continue to support SB51 and city surplus property for
affordable housing.

=A|=a =4 =

Opportunities

Planning Commission Meeting #2July 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 re¢@wedhe general
public as well as comments from various Commissioners. The following is summary of
comments received:

1. Concern regarding the term Aaffordabl e
what determines the price of the unit.

2. Support for Prgram 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,
characte and basic quality of the nenestricted 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 oalition - 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, inpdisnussion period and
discussing the next steps in the update process.

Needs 1 Secondary units allowed on smaller lots and in more zo
districts.

Lower wages, higher costs of property.

Inclusionary housing ordinance, fees.

Add program to condu nexus study for charging in lieu feg
Equity share city should get more money back on res
should not be less than 50%.

Issues

=A|=a =A==

Opportunities

Meeting #2: Association of RealtorsMarch 4, 2014.

A presentation was given to the Association of RealwérSan 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 expretiseag this meeting

Meeting #3: Economic Vitality Corporation March 18, 2014
During a presentation with the Economic Vitality Corporation, the following public
comments were received:

by
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Needs 9 Workforce Housing.
Issues 1 Infrastructure costs.

9 Developmentmpact fees currently up to 10% of home vall
Opportunities 9 City should create Workforce Housing income category

similar to moderate using 1260% AMI and include
incentives such as streamlined review, equity share optio
initial sale to qualified buseholds, no lorterm deed
restriction, limits on single family unit lot size and parking
reductions.

Meeting #4: Chamber of CommerceApril 3, 2014
After a meeting with the Chamber of Commerce, the following comments and concerns
were received:

Nedls
Issues

Increase owner occupancy in residential neighborhoods.

Parking requirements, fees are too high and should be

reduced by up to 60%.

Opportunities 1 Require new projects downtown to include housing, redud
parking requirements,

1 Allow downtown reglents to park their vehicles in City
parking structures.

f Create a

= |=4

maxi mum square f

Meeting #5: Home Builders AssociationApril 10, 2014
During a presentation before the Home Builders Association, the following comments were
received:

Needs Workforce Housing and workforce income category needy¢
First time homebuyer programs, megénerational housing,
partnerships to get infrastructure financed.

None noted.

Adjust and lower impact fees for smaillaits while
increasing fees for larger units, save available residential

for housing.

=a =

Issues
Opportunities

= |=A

Meeting #6: Residents for Quality Neighborhoodspril 16, 2014
Following a presentation with Residents for Quality Neighborhoods, the following
comments wereated:

Needs 1 Need more parking for residential units.

Issues 1 Affordable units should be comparable in size and
amenities as to market rate units.

Opportunities 9 None noted.

Homeless Services Oversight Council LettdReceived March 5, 2014
1. Adjust development impact fees to be lower for smaller units and higher for larger
units.
2. Allow and encourage SROs, boarding houses and rooming housing in all areas that
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allow multi-family housing.

Allow and encourage manufactured homes and park models to be sisedoad
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 residenises 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 Lettdér Received May 9, 2014

1.

NoahkwhN

o

9.
10.

11
12

Create a workfore housing level of affordability defined as 1260% 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 ingale 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, R-3 and R4 (824 units per acre).

Eliminate inclusionary requirements for workforceuling 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 forkfarce housing
projects.

Public Correspondence Received

Steve BaraschMarch 7, 2014

Needs

9 Accelerated process for secondary dwellings and ¢
houses.

Issues

The escalating housing affordability gap.
Redefine appropriate housing forms in existampes which
allow for increase housing densities.

Unreasonable development impact fees.

E |

Opportunities

= =4

Reevaluate opportunities within existing-R and R2
residential zones which reinforce traditional subur
housing forms.

1 Explore new uses to resiaigal setbacks for new public spa
areas.

Increase housing densities.

Re-evaluate limitations on affordable housing creation.
Actions to create additional local affordable rental and
sale housing at a variety of price levels.

= =4 =9
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Jerry Rioux - 2014

Needs

= =4 =8 -8 -9

Affordable housing.

Reduced development impact fees.

More SROs.

Boarding houses.

Cal Poly and Cuesta housing-campus to reduce city
demand.

Issues

SLO ranked 6 least affordable housing market in the natig
New York City is 5.

Severe rent bdens.

High homeless rates.

Opportunities

=A|=a =2

Allow apartments to be built by right rather than require
approval process.

Allow units as small as 150 square feet in all zones that &
housing.

Anne Wyatt- March 2014

Needs

Diversity of housing.

Safe/decnt housing.

Housing support on website.

More development flexibility, including parking.
Education and public participation.

Issues

E R e R

=

Fee structures.

Protect current stock of housing that is affordable includin
mobile homes and old hotels. Make sure tteygain up to
standards.

Mar ket doesnodot handle | ow
permits, costs, government constraint.

Opportunities

E R

Home shares.

Residential hotels/boarding houses/group homes.

Mobile home purchase assistance and maintenance supf
Allow and encourage second units and waive fees.

Allow smaller and denser.

Strategic partnerships.
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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 descaih@ 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 documentists dwellings deemed affordable under City standards to extrdowe]y
very-low, low, and moderatencome persons. Income level categories are based on the
percentage of the county median income, as follows:

1 Extremely Low 30% or Less
1 Very Low 31 to 500

1 Low 51% to 80%
1 Moderate 81% to 120%
1

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 CityudecIBuilding
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 vapesdieg 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 umitee 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 creatd maintain more affordable units within

the community. The affordability term was &est
the longest period possible to maximize public benefits from the Inclusionary Housing
Program.

Housing Type

For ease omapping, housing types were classified as either owner or rental. Ownership
units typically include singkdamily residences and condominiums. Rental units typically
include apartments and group housing. Descriptions of each housing type are as follows:

1 Single Family Residencé€SFRs) are individually owned dwelling units intended to be
occupied by a single household.

1 Condominiumgcondos) are characterized as complexes of individually owned dwelling
units within a larger building occupied by more thame household where common
parts of the property are jointly owned.
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1 Apartmentsare characterized as complexes of dwelling units rented out to tenants within
a larger building occupied by more than one household.

1 Group Housingncludes dwelling units in wbh assemblages of noalated persons
reside together.

The foll owing tables pr ovi dasingungsbmkeadown o f

by income level, program type and tenure. As of January 2014, there are 947 affordable
housing units in the @i 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 mapiselowfor locations of the affordableousing units.

Assessor -
ID Parcel Units Program Affordabllllty SEBLIPENE Address
Number LES e
1 053514029 1 Inclusionary | MODERATE | Owner 1963 DEVAUL RANCH
2 053514030 1 Inclusionary | MODERATE | Owner 1965 DEVAUL RANCH
3 053514053 1 Inclusionary | MODERATE | Owner 1799 TONINI

J3
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4 004-611-032 2 Inclusionary | VERY LOW | Renter 1469 GALLEON

5 053102-026 | 8 HASLO LOW Renter 1497 ROYAL

6 004-422-033 20 HASLO LOW Renter 11650 LOS OSOS VALLEY

7 053513041 25 Inclusionary | MULTI Renter 1630 TONINI # 3,16,21,25

8 053514043 1 Inclusionary | MODERATE | Owner 1775 TONINI

9 053514054 15 Inclusionary | MULTI Renter 1774TONINI Dr. # 2,7

10 | 053513035 1 Inclusionary | MODERATE | Owner 1715 TONINI

11 053514042 1 Inclusionary | MODERATE | Owner 1773 TONINI

12 | 053514041 1 Inclusionary | MODERATE | Owner 1712 SINGLETREE

13 | 053514008 1 Inclusionary | MODERATE | Owner 1724 FARRIER

14 | 053513013 1 Inclusionary | MODERATE | Owner 1645 FOREMAN

15 | 053513024 1 Inclusionary | MODERATE | Owner 1680 FOREMAN

16 053513025 1 Inclusionary | MODERATE | Owner 1664 FOREMAN

17 | 053513031 1 Inclusionary | MODERATE | Owner 1651 TONINI

18 | 053513033 1 Inclusionary | MODERATE | Owner 1683 TONINI

19 053513042 1 Inclusionary | MODERATE | Owner 1800 SPOONER

20 | 053102025 120 Tax Credit | LOW Renter 1550 MADONNA

21 [ 053511-031 1 Inclusionary | MODERATE | Owner 1590 ETO

22 | 053511-032 1 Inclusionary | MODERATE | Owner 1588 ETO

23 ] 053511033 1 Inclusionary | MODERATE | Owner 1586 ETO

24 | 053511-029 1 Inclusionary | MODERATE | Owner 1594 ETO

25 | 053511028 1 Inclusionary | MODERATE | Owner 1596 ETO

26 | 053511-027 1 Inclusionary | MODERATE | Owner 1598 ETO

27 | 053511035 1 Inclusionary | MODERATE | Owner 1582 ETO

28 | 052012025 1 HASLO LOW Renter 147 PATRICIA

29 002392016 |5 HUD VERY LOW | Renter 537 BRIZZOLARA

30 | 002-304-032 30 HASLO LOW Renter 611 BRIZZOLARA

31 | 003512019 1 Inclusionary | MODERATE | Renter 487 MARSH

32 | 003512-007 2 Inclusionary | MODERATE | Renter 475 MARSH

33 | 003513019 19 HASLO LOW Renter 1312 CARMEL

34 | 003-612-032 6 HASLO LOW Rental 228 HIGH

35 | 003736014 |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 | 003625016 |8 HASLO LOW Renter 478 HIGH

40 | 003522001 8 Inclusionary | LOW Renter 1306 NIPOMO

41 | 002-431-007 68 HASLO LOW Renter 955 MONTEREY

42 002427-001 30 Inclusionary | MULTI Renter 849S HIGUERA

43 | 003544017 9 HUD LOW Renter 1062 ISLAY

44 | 003555027 20 HASLO LOW Renter 1177 ISLAY

45 | 002454017 11 HASLO LOW Rente 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 | 001-225001 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 1717FIXLINI

55 003659008 22 Inclusionary | LOW Renter 1820 SANTA BARBARA
#201-211, 301311

56 003663015 1 Inclusionary | MODERATE | Owner 1075 ELLA #3
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57 | 003663019 1 Inclusionary | MODERATE | Owner 1079 ELLA #7

58 | 003663032 1 Inclusonary | VERY LOW | Owner 1043 ELLA #10

59 | 003663030 1 Inclusionary | VERY LOW | Owner 1043 ELLA #8

60 | 004-845-008 42 Inclusionary | MULTI Renter 2240 EMILY (Village @

Broad)

61 |[003644014 |3 HASLO LOW Renter 711 UPHAM

62 | 003743014 1 Inclusionary | MODERATE | Owner 564 SANDERCOCK # 5

63 | 003749028 9 HASLO LOW Renter 649 BRANCH

64 | 003739031 8 HASLO LOW Renter 441 BRANCH

65 [ 004-951-020 1 Inclusionary | MODERATE | Renter 851 HUMBERT

66 | 004951-020 20 Inclusionary | MULTI Owner 851 HUMBERT

67 [ 004952012 1 Inclusionary | LOW Owner 828 LAWRENCE

68 [ 004952013 1 Inclusionary | MODERATE | Owner 830 LAWRENCE

69 [ 004952018 1 Inclusionary | LOW Owner 814 LAWRENCE

70 | 053-198-050 1 Inclusionary | MULTI Owner 759 LAWRENCE

71 [ 053198007 1 Inclusionary | MODERATE | Owner 2862 VICTORIA

72 [ 053198043 1 Inclusionary | MULTI Owner 811 LAWRENCE

73 [ 053198031 1 Inclusionary | MULTI Owner 913 LAWRENCE

74 | 004588020 1 Inclusionary | MODERATE | Owner 2975 ROCKVIEW #19

75 [ 004583017 3 Inclusionary | VERY LOW | Owner 3212 ROCKVIEW

76 | 004583034 8 Inclusionary | LOW Renter 3229 BROAD

77 053066025 1 Begin MODERATE | Owner 830 TARRAGON

78 | 053066019 1 Begin MODERATE | Owner 842 TARRAGON

79 | 053066018 1 Begin MODERATE | Owner 844 TARRAGON

80 | 053066011 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 | 053066021 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 | 004961047 24 HASLO LOW Renter 1105 LAUREL

88 | 004982-038 16 HASLO LOW Renter 2929 AUGUSTA

89 | 004981019 107 HUD LOW Renter 3000 AUGUSTA

90 [ 004965001 34 HASLO VERY LOW | Owner 1045 SOUTHWOOD

91 | 004573-003 3 HASLO LOW Renter 1240 SOUTHWOOD

92 [ 004985003 1 Inclusionary | MODERATE | Renter 3051 AUGUSTA #17

93 004972064 32 HUD VERY LOW | Renter 3042 AUGUSTA

94 004972036 1 HASLO LOW Renter 1480 LAUREL

95 [ 053235003 1 Inclusionary | MODERATE | Owner 3591 ACRAMENTO#10

96 053234019 1 Inclusionary | VERY LOW | Renter 3592 BROAD #202

97 [ 053234022 1 Inclusionary | VERY LOW | Renter 3594 BROAD #202

98 053234025 1 Inclusionary | MODERATE | Owner 3596 BROAD #202

99 [ 053234068 1 Inclusionary | MODERATE | Owner 3591 ACRAMENTO #59

100 | 053-091-029 20 HASLO LOW Renter 1102 IRONBARK

101 | 053083002 20 HASLO LOW Renter 4035 POINSETTIA

102 | 053034063 2 Inclusionary | LOW Renter 3053 HIGUERA S

103 | 053034063 1 Inclusionary | LOW Renter 3053 HIGUERA S

104 | 053034065 27 HUD MULTI Renter 3085 HGUERA S

105 | 053-252-058 13 HUD LOW Renter 3533 EMPLEO

106 | 053263091 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
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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 I|lists properties within the Cit:

housing development potential. The purpose of the survey is to documéhithey 6 s r esi de
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. Propemia® 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 Couhci can assess the Cityés housi
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. AVacant 0 r ef e rhso structuras othar thgn signs, wallsy or fences.
2. AiUnderutilizedo means a property with only

or sheds, or if developed, where less than 40 percent of the lot was covered with
buildings (excluding properties the Downtown Core, D Zone).

3. ABlightedo properties are identified by on
a. damaged, sagging, or failed roof, walls, foundation, stairs or porch;
b. broken, missing, or extremely weathered siding (stucco, wood, asbestos til
c. broken, boarded, or missing windows, torn window screens;
d. badly damaged or missing doors;
e. exterior; outdated plumbing.
4. APropertyo, Al ot O, and fAparcel o are wused

adjacent lots of record under common ownership.

5. Ur ban Reserve Lineodo or URL refers to the
be inside or outside of the City Limits.

o
S

hl-Gi ty propertieso include only those prop

7. "Out-€i dg propert i es otheaQitelimitshbotswihindhe tUdand e o f
Reserve Line.

Survey Methodology
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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
housng stock and identify sites with residential development or redevelopment potential.

This involved three steps:
1. Establish survey areas
2. ldentify and document vacant, underutilized, or blighted properties
3. Determine potential for additional residential éepment

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 barriersg aeighborhood boundaries and

are identical to the boundaries used in the 2010 survey, with a few minor changes to reflect
recent annexations.

A Awindshield surveyodo was then conducted, i n
selected area and taketas 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, thearexte
condition.

After completing each survey area, staff documented the correct address (if not visible),
County Assessoro6s Parcel number (APN) , Gener
sqguare footage of each prommrty using the Cit

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 giecprevious survey, or were
found to have changed statésoperties, 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, thate 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
capady. 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 requirementsThe analysis must
consider he 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 dstraia 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&cre parcel zoned for 20 @Hing units per acre and developed
with a singlefamily 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 offerhftough a specific program action) to attract and assist
developers; and

3. Small Sites (less than one acrelhe element should include an analysis demonstrating the
estimate of the number of units projected on small sites, is realistic or feasiblendlyasa
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 housm@ 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 resoutggigally include 5680 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 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 paits between 2009 and 201¥acant 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 propertieshe condition of the structure was-egaluated. 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 difigesst

1. If the property had been annexadce the previous planning period;

2. If the property had become vacant or underutilizedtdulke 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 Potentialas calculated by:

1. Determining the maximum ahlwed density in units per acre according to average
slope and land use zone designation (See Table 1).

2. Determining the maximum number of density units allowed on the property by
multiplying the developable lot in acres (excluding creek setbacks, streebfigvays
or planlines, 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 maximund lowsl
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)

3. Vacantpropertyp ot ent i al was cal cul ated by applyin

4. If the property was considered both underutilized and blighted, it was assumed that the
property would be redeveloped, in its entiretjpdawould then follow the vacant
property A75 percent rule. 0

5. 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 ftiplied 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 drby 75 percent ((total aredeveloped area) x
max density x .75).

6. 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 faild 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.

7. Vacant properties with the potéatfor mixeduse 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.

8. Wheresite 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 cayecase 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, GN,
in % R-1 C-T R-3| R4 | C-R,GD,CC 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 Gépo Zoning Code, 2014

Survey Assumptions

The following assumptions were made to determine development capacities for each property:

1. Downtown (GD zone) properties were considered to have development potential if

they had:

a. Less than 100 percent bdiihg lot coverage;
b. An approved or proposed development plan;
c. Had not undergone seismic retrofit or significantly modified in the last 5 years.

N

If a property had gproposeddevelopment plan (planning approval or building permit),

development capacitwas assumed to equal the number of approved dwelling units,
less the number of existing units.

3. For single properties with multiple zoning designations, the development potential was
calculated for the area of the property in each zone and then adddtketoget

4. 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
usal for this survey.

5. The potential for adding secondary dwelling units was not included in development
capacity calculations.

6. Property development capacity is based on existing zoning, except in limited cases
where rezoning is anticipated based on a pendpplication or Planning Commission
or City Council action.

7. Properties

|l ocated

wi t hi

determined to have no additional housing capacity.

n

ahy odf adthye ZA0mes

8. Properties with restrictions that prohibit further sulision 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 intornvaas

organized in three different ways: by survey area, zoning designation, and development status
(vacant , underutilized, blighted). Each orga
decision makers with important indicators of which areas, zometypes of properties are best

suited for future residential growth.

Summary of Residential Capacity

Survey results indicate the City has approximatelyp @2res of vacant, underutilized or

blighted property that can accommodate approximatedy Bawelling units. A substantial

portion of this residential development capacity is located in the Margarita and Orcutt Area
Speci fic Pl ans. The Cityds residenti al capaci
property rezoning program will not beqwired 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 showsthe number of additionalwelling unitsthat could be developed

within the planning period by survey areaadh survey area can realistically accommodate

with the development of all vacant, underutilized, and blighted pregerThis survey has
determined that the City has the potential to accommod8gté7 additional twebedroom

dwellings, or the equivalent in densityunitgj t hi n t he Citydés Urban Re
existing available land and the current conditionx$eng housing.

Areas with little or no potential for additional housing capaevgre determined to be at or
near full residential builebut or affected by other restrictions like the Airport Land Use Plan.
Areas 18 and 21 include the Margarita Ared @rcutt Area Specific Plans, which account for
a majority of the ptential 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 ly Zoning Designation

Organi zing the Cityds devel orgtheetmh sultaeepgivesiat y by
better idea of what types of density and housing the City can accomm@uadyeproperties

within city limits have zoning designations in kg K-3 below. Properties located outside city

' imits but within the Urban Reserve Line are
lack of zoning designatioiWhile zones RL, R-2, R-3, and R4 zones are specifically intended

for residentialuse t he Cityds c¢ommer c idaanyfactaring zoreealso pub | |
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 Owide 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 residentialogaittsd outside
a specific plarareainclude Low density residential (R), Medium density residential {),and
High density residential (RR) with potential for an additional37 density units127 density
units, and 124 density units respectivéligureK-3 shows residential delopment potential by
zone. For the purpose of this survey, properties with overlay zoning districts, sueB-lds R

(Medium Density Residential with Historic District Overlay), were not separated from the

primary zoning designation.

Development Capacity ly Development Status

Properties were sorted by develognt status into three groupgacant, underutilized, and

blighted. This was to allow an examination of the condition of housing and to identify sites with
infill development and redevelopment oppoities 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

t he

accounting for abat 4.5 percent, and the balance comprised of underutilized propédlies.
statistics about Development Status can be found in Appendix D.

Table K-2 summarizeghe number of potentiallensity units for each subarea, and the total
acreagevailable for fiure 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 Tébi2 are available for developmentthin this
el ement 6s planning period, with access to Cit
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Table K-2
Summary of Residential Capacity by Parcel and Subarea in San Luis Obispo
= = o . Max. Res. -
% AE B BE & | Under- | £ Avg. D(_ansny Capacity, Constraints to Reallstp i
o | Zone Parcel Q - < Sq. Ft. Acres | units per : o ... | of Dwelling
= < |utilized | 2 | Slope density |Development/Existing Conditions .
%) Number > el acre - Units
1 |R1 052433013 X <15% |31,210 0.716 |7 5.02 Sfr covering onehalf; remainder 01.00
lot is vacant and ptaned for
additional house
1 |R1 052496001 X < 15% |222,800 5.115 |7 35.80 1 sfr and ranch, needs curb, gutt{20.14
sidewalk and driveway
R-1-PD [ 052-520-028| X 19.7% (17,750 0.407 1.63 \Vacant developable lot 1.00
R-1-PD | 052521-013| X 26% (44,300 1.017 1.02 Vacant developable lot 1.00
R-1-PD | 052520-:063| X < 15% |30,000 0.689 4.82 Vacant developable flag lot with |1.00
creek and driveway access
1 073-341-023 X 16-20%1519435 34.88 |2 69.76 Cal Fire property adjacent toR [52.32
subdivison; within URL
Subtotal 1,865,495 42.83 118.05 76.46
R-1 052022025 X X | <15% |16,430 0.377 2.64 Sfr on large lot 1.00
R-1 052382032 X <15% |17,070 0.392 2.74 Sfr on large lot 1.00
R-1-PD [ 052-312-005| X 17% |21,200 0.487 1.95 \Vacant developable lot on sensit|1.00
site
R-1-PD | 052-311-020| X 19% (16,510 0.379 1.52 VVacant developable lot 1.00
R-1-PD | 052-312-004| X 12.5% |29,690 0.682 4.77 VVacant developable lot 1.00
R-4 073341-025| X <15% (19,820 0.455 |24 10.92 VVacant Cityowned lot, prezone |8.19
and annex application pending
Subtotal 120,720 2.772 24.54 13.19
3 |R1 052-156-009 X X | <15% |34,920 0.802 |7 5.61 3 units on large property showing1.96
blight conditions
3 [R-1 052061-005 X 16% (33,950 0.779 |4 3.12 Sfr covering half , suitable for  {2.00
additional development

K11




City of San Luis Obispo Housing Elemedgnuary 2015

@ - e ; Max. Res. .
% NI B BE & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G
o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling
= © |utlized | 2 | Slope density |Development/Existing Conditiond .
%) Number > o acre units Units
3 |R1 001-012-026 X < 15% (47,290 1.086 |7 7.60 Sfr covering half of lot, requires [3.04
common d/w to serve vacant
portion at rear of lot
R-1 052-061-034 X 19% |69,990 1.607 6.43 Large lot with sfr covering half |3.21
R-1 052141-069 X <15% |32,300 0.742 |7 5.19 lot with two frontages, sfr along |3.63
foothill frontage
R-1 052-161-030 X <15% (42,230 0.969 6.79 Sfr on large lot with creek 3.39
R-1 001-016-002 17% (202224 4.642 18.57 5 existing units on 7 acre proper{10.45
3 |[R4 052162007 X | <15% |57,530 1.321 (24 31.70 Historic structure with space for |7.92
additional units
R-1 052-061-035| X 20% |18,010 0.413 1.65 \Vacant developable lot 1.00
R-1 052-341-004| X 22% (14,000 0.321 |2 0.64 5 acre vacant lot with 14,000 zor{1.00
for a single sfr
R-1 052061-041| X < 15% (15,800 0.363 2.54 \Vacant developable flag lot 2.00
R-1-S [052341-002| X 21% |114,225 2.622 5.24 \Vacant developable lot with C/0{3.93
and R1 designations, 114,000 fo
R-1
3 |[R-1 052163021| X < 15% (9,500 0.218 |7 1.53 \Vacant developable flag lot 1.00
Subtotal 691,969 15.89 96.61 44.54
4 |C-N 001-181-012 X 20% (12,190 0.280 |6 1.68 Commercial building covers half,{1.00
suitabk for additional developme
4 |CT 001-111-013 X <15% |12,050 0.277 |12 3.32 Sfr on half, suitable for additionall1.66
development on lot along creek
with street access
4 (O 052-175-008 X <15% (97,000 2.227 |12 26.72 \Vacant developable portion aftl |6.68
along street frontage
4 R-1 001-091-016 X 27% (159,140 3.653 |1 3.65 Sfr on large lot, driveway access|1.37
for additional unit
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@ - e ; Max. Res. .

% NI B BE & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G

o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling

= © |utlized | 2 | Slope density |Development/Existing Conditiond .

%) Number > o acre units Units

4 R-1 001-181-030 X 24% 60,050 1.379 |2 2.76 Sfr on large lot, driveway access|1.00
for additional unit

4 |R-1-S |[001-171-010 X 25% (122,830 2.820 |2 5.64 Sfr on large lot, driveway access|1.00
for additional unit

4 |R-1-S |002272-010 X 19% (72,760 1.670 |4 6.68 Sfr on large lot with driveway 3.34
access for additional units

4 |C-N 052174001 X <15% (5,640 0.129 |12 1.5 Under conceptual review for new1.17
retail building

4 |C-N 052174002| X <15% (6,200 0.142 |12 1.71 Under conceptual review for new1.28
retail building

4 |C-N 052174041 X <15% (10,910 0.250 |12 3.01 Under conceptual review for new2.25
retail building

4 |C-T 001-112-006| X < 15% |22,450 0.515 (12 6.18 Vacant developable lot 4.64

4 |R-1 001-091-042| X 17% (20,160 0.463 |4 1.85 Vacant developable lot 1.00

4 [R-1 001-014062| X <15% (9,430 0.216 |7 1.52 VVacant developable lot 1.00

4 [R-1 001-014024| X < 15% (8,300 0.191 |7 1.33 VVacant developable lot 1.00

4 R-1 001-021-012| X <15% (6,340 0.146 |7 1.02 \Vacant developable lot 1.00

4 |R-1-S |[002272-018| X 18% |34,090 0.783 |4 3.13 \Vacant developable lot 1.00

4 |R-1-S [001-171-012| X 26% (18,820 0.432 |1 0.43 \Vacant developable flag lot with |1.00
street access

4 |R-1-S |[002272-026| X 20% 146,690 1.072 |4 4.29 VVacant developable lot 4.00

Subtotal 725,050 16.64 76.47 35.39

5 |C-T 001-206014 X X | <15% |23,940 0.550 |12 6.60 Existing triplex with deterioration|3.30
suitable for redevelopment

5 |R-2 001-114022 X | <15% |12,500 287 (12 3.44 Multiple existing sfr on property |2.58
showing blight conditions

5 |O 052192002 X <15% |17,240 0.396 |12 4.75 Back half of lot vacant, lacks strg2.37
access
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@ - e . Max. Res. .

% NI B BE & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G

o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling

= © |utlized | 2 | Slope density |Development/Existing Conditiond .

%) Number > o acre units Units

5 |0 052192001 X < 15% (24,890 0.571 |12 6.86 Sfr on large office zoned lot, 4.11
suitable for additional developme

Subtotal 78,570 1.80 21. 65 12.36

6 |R-1 052-031-004 X < 15% (15,070 0.346 |7 2.42 Approved subdivision creating tw1.00
lots for an additionadfr

6 |[R-1 052-072-002 X <15% (17,790 0.408 |7 2.86 Sfr on half, suitable for additional{1.00
development

6 [R-1 052072003 X <15% |17,240 0.396 |7 2.77 Sfr on front of lot; deep lot 1.00
development possible

6 |R-1 052072022 X < 15% (24,590 0.565 |7 3.95 Sfr on front of lot; deep lot 1.00
development possible

6 |[R-4 052082036 X <15% |10,700 0.246 |24 5.90 VVacant developable lot adjacent(1.47
creek

6 |R-4/ R |052082-008 X <15% |12,000 0.275 |24 6.61 Existing sfr in fair condition, lot |4.96

1 with multiple frontages

6 |[R-1 052134035 X 18% |9,650 0.222 |4 0.89 VVacant developable lot 1.00

6 |[R-1 052134012 X 26% (5,170 0.119 (1 0.12 VVacant developable lot 1.00

6 [R-1 052-322-012| X <15% (8,910 0.205 |7 1.43 VVacant developable lot 1.00

6 [R-1 052125007 X <15% (7,740 0.178 |7 1.24 VVacant developable lot 1.00

6 |[R-1-S | 052136031 X 26% (14,440 0.331 |1 0.33 VVacant developable lot 1.00

6 |[R-1-S | 052136019 X 26% (26,140 0.600 |1 0.60 VVacant developable lot 1.00

6 |R-1-S |052136033| X 26% 16,430 0.148 |1 0.15 \Vacant developable lot 1.00

6 |R-1-S |052136035| X 26% |14,830 0.340 |1 0.34 \Vacant developable lot 1.00

6 |R-1-S |052136036| X 26% |16,310 0.374 |1 0.37 \Vacant developable lot 1.00

6 |R-1-S |052136041| X 26% |5, 815 0.133 |1 0.13 Vacant deelopable lot 1.00

6 |R-1-S |052271-010| X 26% |96,268 2210 1 2.21 R-1 portions of lot vacant and ha|2.00
street access
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@ - e . Max. Res. -

% AEEE 8 & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G

o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling

= © |utlized | 2 | Slope density |Development/Existing Conditiond .

%) Number > o acre units Units

6 |R-1-S |052271-007| X 16-20%|100,624 2.310 |4 9.24 Vacant developable lot on sensit|6.93
site; near Hwy 101 noise

6 |R-2 052-212-007| X <15% (11,270 0.259 |12 3.10 \Vacant developable lot 2.33

Subtotal 415,172 9.67 44.66 30.69

7 |O 001-231-023 X < 15% |16,080 0.369 |12 4.43 Existing parking lot, suitable for |3.32
development

7 |R-2 001-141-013 X <15% (7,610 0.175 |12 2.10 Sfr with room for additional unit if0.60
back

7 |R-2 001-141-014 X < 15% (7,660 0.176 |12 211 sfr with room for additional unit ir0.61
back

7 |R-2 001-135012 X <15% (9,420 0.216 |12 2.60 Sfr with room for additional unit if1.10
back

7 |R-2 001-137-015 X < 15% |14,005 0.322 |12 3.86 Commercial development with |2.89
parking lot and vacant portion
along palm frontage

7 |R4 001-073-021 X < 15% (6,000 0.138 |24 3.31 1 unit on back half of lot, suitablg1.65
for additional development

7 |R4 001-073-003 X <15% (8,990 0.206 |24 4.95 2 unit on back half of lot, suitablg3.71
for additional development

7 |C-R-S | 001-137-013 | X < 15% (9,300 0.213 |36 7.69 VVacant developable lot 5.76

7 R-1 001-132-003 | X <15% (8,170 0.188 |7 1.31 VVacant developable lot 1.00

7 |R-1-S | 001-082011 | X 18% |6,465 0.148 |4 0.59 VVacant developable lot 1.00

7 |R-1-S | 001-082012 | X 18% |6,240 0.143 |4 0.57 VVacant developable lot 1.00

7 |R-1-S | 001-082013 | X 19% |6,500 0.149 |4 0.60 VVacant developable lot 1.00

7 |R-1-S | 001-082016 | X 19% (11,565 0.265 |4 1.06 VVacant developable lot 1.00

7 |R-1-S | 001-082028 | X 20% (6,675 0.153 |4 0.61 VVacant developable lot 1.00

7 |R-1-S | 001-082008 | X 20% (6,260 0.144 |4 0.57 VVacant developable lot 1.00
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@ - e ; Max. Res. .
% NI B BE & | Under- | & Avg. Dgnsny Capacity, Constraints to Rea“StK.: G
o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling
= © |utlized | 2 | Slope density |Development/Existing Conditiond .
%) Number > o acre units Units
7 |R-1-S | 001-270002 | X 22% |22,300 0.512 |2 1.02 Vacant deelopable lot on sensitiy1.00
site
7 | R-1-S | 001-082-026 | X 22% 3,815 0.088 0.18 Vacant developable lot 1
R-1-S | 001-082027 | X 22% 14,625 0.106 0.21 \Vacant developable lot 1.00
R-1-S | 001-270004 | X 23% |15,310 0.351 0.70 \Vacant developable i@n sensitivg1.00
site
7 |[R-1-S | 001082024 | X 26% |5,270 0.121 |1 0.12 \Vacant developable lot 1.00
7 |R-1-S | 001082025 | X 26% |3,935 0.090 |1 0.09 \Vacant developable lot 1.00
7 |R-1-S | 001082007 | X 26% |14,600 0.335 |1 0.34 \Vacant developable lot 1.00
7 |[R-1-S | 001082015 | X 27% |5,895 0.135 |1 0.14 \Vacant developable lot 1.00
7 |R-1-S | 001082005 | X < 15% (7,480 0.172 |7 1.20 \Vacant developable lot 1.00
7 |R-1-S | 001082009 | X < 15% (7,220 0.166 |7 1.16 \Vacant developable lot 1.00
7 |R-1-S | 001-082010 | X <15% |7,755 0.178 |7 1.25 VVacant developable lot 1.00
7 |R-2 001-136001 | X <15% (6,950 0.160 |12 1.91 Corner lot with R2 portion vacant1.44
and developable
Subtotal 236,095 5.42 44.68 39.08
8 |C-R 002437-003 X < 15% |4,150 0.095 (36 3.43 Parkinglot suitable for 2.57
development
8 |C-R 002-436-007 X <15% (10,340 0.237 |36 8.55 Single building with large parking6.41
lot
8 [C-R 002333015 X <15% |13,350 0.306 |36 11.03 Single building with large parking8.27
lot
C-R 002-331-012 X < 15% (14450 0.332 |36 11.94 Existing car dealership 8.96
C-R 002-436-005 X < 15% (18,590 0.427 |36 15.36 Existing car dealership 11.52
C-R 001-224-028 X < 15% (22,750 0.522 |36 18.80 Commercial building with small (14.10
parking lot
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@ - e ; Max. Res. .
% NI B BE & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G
o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling
= © |utlized | 2 | Slope density |Development/Existing Conditiond .
%) Number > o acre units Units
8 |ICR 002-437-028 X < 15% (42,070 0.966 |36 34.77 Commercial building and parking|17.38
lot
8 |C-R 002436011 X <15% (31,540 0.724 |36 26.07 Gas station covering half 19.55
C-R 002-437-032 X < 15% (36,630 0.841 |36 30.27 Small commercial building with (22.70
3/4 of property parkingpt
8 |O 002-331-017 X < 15% (5,980 0.137 |12 1.65 Parking lot suitable for 1.65
development
R-2 001-214-001 X < 15% |10,780 0.247 |12 2.97 Sfr on half of corner lot 1.11
R-2 002455002 X < 15% |10,970 0.252 |12 3.02 Sfr on half of lot 151
R-2-H [ 002-316-016 X <15% (13,340 0.306 |12 3.67 Contributing historic property 1.84
along Mill Street, half vacant and
developable
8 |[R-2-H |[002316-005 X <15% |37,310 0.857 |12 10.28 5 sfr on large lot with suitable for|2.57
additional development
Subtotal 272,250 6.25 181.8 120.4
9 [CC 003511027 X <15% |10,710 0.246 |36 8.85 Auto repair shop with parking lot|5.31
9 |C-D 002435-023 X <15% |12,610 0.289 |36 10.42 Proposed project with 4 residentil4.00
units
9 |C-D 003511-009 X < 15% |10,8%0 0.249 (36 8.97 Commercial building with small |6.73
parking lot
9 |C-D 002-402-034 X <15% (17,760 0.408 |36 14.68 Commercial building with two ~ (7.34
parking lots
C-D 002432-006 X < 15% |25,680 0.590 (36 21.22 Bank building and parking 10.61
C-D 002424022 X < 15% (27,700 0.636 |36 22.89 City parking lot with proposed  (17.17
project
9 |C-D-H |002415008 X < 15% (10,080 0.231 |36 8.33 Proposed project with 3 residenti3.00
units on a historic site
9 |C-D-H | 002432012 X < 15% |5,270 0.121 (36 4.36 2 story office/retail structure 3.27
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@ - e ; Max. Res. .
% NI B BE & | Under- | & Avg. Dgnsﬁy Capacity, Constraints to Rea“StK.: G
o | Zone Parcel Q - < Sq. Ft. Acres | units per : .y ... | of Dwelling
= © |utlized | 2 | Slope density |Development/Existing Conditiond .
%) Number > o acre units Units
9 |C-D-H | 002432009 X < 15% (8,760 0.201 (36 7.24 Parking lot suitable for 5.43
development
9 |C-D-H |002421-018 X < 15% |14,190 0.326 (36 11.73 Parking lot suitable for 8.80
development
CR 003511-005 X < 15% (14280 0.328 |36 11.80 Sfr with duplex and parking lot  |2.95
CR 002402029 X < 15% |23,160 0.532 |36 19.14 Sfr with duplex and parking lot |14.36
O 002313025 X <15% 5,630 0.129 |12 1.55 Small office structure covering |0.775
front half of property
o 002-313013 X <15% (7,640 0.175 |12 2.10 Sfr on rear of lot 1.26
O-H 002421-021 X < 15% |12,380 0.284 |12 3.41 Contributing historic structure wit[2.05
office uses on half of property
R-2-S | 002392011 X < 15% {31,200 0.716 |12 8.60 \Vacant develpable lot 8.00
R-4 002303017 X <15% |10,410 0.239 |24 5.74 Sfr along street front covering 1/43.44
of property
9 |C-D 002402048 X <15% (22,520 0.517 |36 18.61 Developable flag lot with drivewg9.31
access to rear
9 |ICR 002-511-022| X < 15% (9,300 0.213 |36 7.69 \Vacant developable lot with cree|3.84
setback
9 O 002313004 X <15% |6,720 0.154 |12 1.85 \Vacant developable lot 1.39
9 O 002323023 X < 15% (6,930 0.159 (12 1.91 \Vacant developable lot 1.43
9 [R-1-S | 002392028 X 17% (9,640 0.221 |4 0.89 \Vacant developable lot 1.00
9 (R4 002297-046| X < 15% (6,020 0.138 (24 3.32 \Vacant developable lot 2.49
Subtotal 309,440 711 205.29 123.%
10 [C-D 003525003 X < 15% |5,280 0.121 (36 4.36 Parking lot suitable for 3.27
development
10 |C-D 003525012 X < 15% |15,790 0.362 |36 13.05 Parking lot suitable for 9.79
development
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Max. Res.

« - S . .

o Assesy ¢ | o Density . : Realistic #
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10 [C-S 002-505-006 X <15% (21,350 0.490 |24 11.76 Master list historic structure with|5.88
adjacent parking lot

10 |C-S 002-503-008 X <15% |17,220 0.395 |24 9.49 Three residential structures 7.12
covering half of the lot

10 [C-S 002-503-015 X <15% (19,910 0.457 |36 16.45 Structure with large parking lot, (12.34
suitable for development

10 |C-S 002-505-001 X < 15% |16,280 0.374 (24 8.97 Utility substation and parking lot |0.00

MU
10 |C-S 002502-001 X < 15% |22,270 0.511 (24 12.27 Warehouse building with truck |3.07
MU loading docks

10 |O 003525005 X < 15% (3,000 0.069 |12 0.83 Parking lot adjacent to bank 0.620
building

10 (O 003528022 X <15% |12,520 0.287 |12 3.45 Historic structure on half of lot, |1.72
suitable for additional developme

10 [R-2 003625015 X < 15% (36,400 0.836 |12 10.03 Truck company warehouses with7.52
outdoor storage, suitable for
redevelopment

10 |R-2-H | 003-542-001 X <15% 6,140 0.141 |12 1.69 Contributing historic structure wit|0.69
corner of lot suitable for
development

10 [R-2-H [ 003538-014 X <15% (7,640 0.175 |12 2.10 Contributing historic structure on|1.05
rear of property

10 |R-3-H | 003-542-006 X < 15% |5,400 0.124 |18 2.23 Contributing hisoric structure on |1.12
corner lot

10 |[R-3-H | 003551-011 X < 15% |38,770 0.890 |18 16.02 3 older houses and storage yard|(12.02
non-conforming business;
surrounded by multifamily zoning
suitable for redevelopment

10 |C-S 003748016 X <15% (7,170 0.165 |24 3.95 Three commercial structures, |2.96

suitable for redevelopment
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10 |R-2-H [ 003534011 X < 15% (7,280 0.167 |12 2.01 Vacant developable lot 1.50
10 |C-S 002503-014 X <15% (7,500 0.172 (24 4.128 Parking lot suitable for 3.096
development
10 |[C-S 002503016 X <15% |4,600 0.106 |24 2.544 Parking lot suitable for 1.908
development
Subtotal 254,520 584 125.33 75.67
11 |C-N 003743001 X X | <15% |19,630 0.451 |12 541 Sfr and commercial structure on (3.79
property
11 |C-R- 004-511-020 X < 15% (36,500 0.838 |24 20.11 Caltrans site suitable for mixed y15.08
MU development
11 |C-R- 004-741-008 X <15% (17,690 0.406 |36 14.62 5 units on site with creek, suitabl(3.65
MU for additional development
11 |C-R- 004741001 X <15% |18,770 0.431 |36 15.51 Residence and commercial 11.63
MU structures adjacent to creek,
suitable for additional developme
11 |C-T/ 004511-001 X < 15% (764,120 17.542 |4 70.17 VVacant/open space 52.63
C/0S20
11 |R-2 003735001 X X | <15% (6,890 0.158 |12 1.90 Sfr on corner lot, suable for 1.42
redevelopment
11 |R-2 003733010 X <15% (7,250 0.166 |12 2.00 Sfr at rear of lot, suitable for 1.00
additional development
11 [R-2 003741017 X <15% (7,520 0.173 |12 2.07 Sfr at rear of lot, suitable for 1.04
additional development
11 |R-2 003739029 X <15% (7,880 0.181 |12 2.17 Sfr on lot with two street frontage|1.09
suitable for additional developme
11 |R-2 003-749-032 X < 15% (8,920 0.205 (12 2.46 Sfr on lot with two street frontage|1.23
suitable for additional developme
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11 [R-2 003749033 X <15% (8,990 0.206 |12 2.48 Sfr on lot with two street frontage|1.24
suitable for additional developme

11 [R-2 003739039 X < 15% |9,020 0.207 |12 2.48 Duplex on lot with two street 1.24
frontages, suitable for additional
development

11 |R-2 003-739-001 X <15% (9,260 0.213 |12 2.55 Sfr on lot with two street frontage|1.28
suitable for additional developme

11 [R-2 003732016 X <15% |10,300 0.236 |12 2.84 Sfr on corner lot, suitable for 1.42
additional development

11 |R-2 003722-011 X <15% |13,620 0.313 |12 3.75 Sfr on property with rear lot streeg|2.81
access

11 |R-2 003732013 X < 15% |22,400 0.514 |12 6.17 Sfr on corner lot, suitable for 3.09
additional development

11 |C/0S40( 004871-017| X 33% (3,494,790 80.229 |0.025 2.01 Open space on steep slope 2.00

11 [R-2 003739027 X < 15% |4,590 0.105 |12 1.26 \Vacant developable lot 0.948

11 |R-2 003724013 X <15% (4,910 0.113 |12 1.35 Parking lot for adjacent property |1.01

11 |R-2 003-739-003| X < 15% (9,080 0.208 (12 2.50 VVacantdevelopable lot 1.88

11 |R-2 003-741-015 X | <15% |5,000 0.115 (12 1.38 Blighted sfr, suitable for 1.03
redevelopment

11 [R-2 003738005 X | <15% |5,010 0.115 |12 1.38 Blighted sfr, suitable for 1.04
redevelopment

Subtotal 4,492,140 103.1 166.57 11154

12 |PF/ R1 | 003-601-006 X <15% (172,130 3.952 |7 27.66 County owned property, suitable (20.75
for development

12 R-1 002-352-014 X < 15% (56,160 1.289 |7 9.02 Sfr on large lot, suitable for 2.26
additional development

12 |R-1 002-352-021| X <15% (30990 0.711 |7 4.98 Vacant developable lot 3.73
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12 R-1 003-591-003 X 16% |101,720 2335 |4 9.34 Proposed project to subdivide [8.00
property into 8 lots

12 |R-2 003-565-003 X < 15% |10,380 0.238 |12 2.86 Duplex on hillside lot 1.14

12 |R-1 003602002| X 13% (7,280 0.167 |7 1.17 Vacant lot in subdivided tract 1.00

12 R-1 003602001 X 13% |11,090 0.255 |7 1.78 VVacant lot in subdivided tract  |1.00

12 R-1 003602013 X 19% 16,900 0.158 |4 0.63 VVacant lot in subdivided tract  |1.00

12 R-1 003602003 X 10% |7,080 0.163 |7 1.14 VVacant lot in subdivided tract  |1.00

12 R-1 003602004 X 9% |7,550 0.173 |7 1.21 VVacant lot in subdivided tract  |1.00

12 R-1 003602012 X 15% 16,270 0.144 |7 1.01 VVacant lot in subdivided tract  |1.00

12 R-1 003602006 X 16% |6,010 0.138 |4 0.55 VVacant lot in subdivided tract  |1.00

12 R-1 003602011 X 12% 16,230 0.143 |7 1.00 VVacant lot in subdivided tract  |1.00

12 |R-1 003-602-007| X 16% |6,000 0.138 |4 0.55 Vacant lot in subdivided tract  |1.00

12 |R-1 003-602-008| X 20% (42,090 0.966 |4 3.87 Vacant lot in subdivided tract  |1.00

12 |R-1 003-602-005| X 17% |60,070 1.379 |4 5.52 Vacant lot in subdivided tract  |1.00

12 |R-1-S |[002-354016| X 25% (15,550 0.357 |2 0.71 Vacant lot in subdivided tract  |1.00

12 |R-1-S [ 002-354-008| X 21% (33,030 0.758 |2 1.52 Vacant lot in subdivided tract  |1.00

12 |R-1-S [ 002-354-009| X 18% (28,050 0.644 |4 2.58 Vacant lot in subdivided tract  |1.00

Subtotal 614,580 14.11 77.10 49.88

13 |R-1 004-392-034 X 21% (56,777 1.303 |2 2.61 Existing sfr on lot with creek, with1.00
room for additional development

13 |R-1 004523016 X < 15% |24,980 0.573 |7 4.01 Sfr on lot with room for additiong2.00
development

13 [R-1 004-993-001 X <15% (29,210 0.671 |7 4.69 Parking lot for church on adjacen2.00
property, suitable for future
development
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13 [R-1 004392025 X 19% (12,430 0.285 |4 1.14 \Vacant developable lot 1.00

13 [R-1 004392024 X 21% (12,210 0.280 |2 0.56 \Vacant developable lot 1.00

13 [R-1 004523024 X < 15% |7,990 0.183 |7 1.28 \Vacant developable lot 1.00

13 [R-1 003703064 X < 15% |7,920 0.182 |7 1.27 \Vacant developable lot 1.00

13 [R-1 003771-011| X < 15% |35,260 0.809 |7 5.67 Active application to subdivide |3.00
vacant parcel into 3

13 |R-1-S [ 004751-010| X 18% (221,440 5.084 |04 2.03 VVacant developable lot 2.00

13 |R-1 003-703-069 X | <15% |14,360 0.330 231 VVacant developable lot 1.00

13 |R-1 003-703-068 X | <15% |16,320 0.375 2.62 VVacant developable lot 1.00

13 |Unknown| 073-391-019 X 16-20%169,770 160 [1 1.60 Sfr on hillside property, suitable f{1.00
developmet once annexed

13 |Unknown| 073-391-016| X 16-20%137,780 316 |1 3.16 \Vacant hillside property suitable {1.00
for development once annexed

13 |Unknown| 073-391-024 X 16-20%(375,250 8.61 (1 8.61 Sfr on hillside property, suitable f{1.00
development oncenaexed, outsid
city.

13 [Unknown| 073-391-023| X 16-20%(294,730 6.77 |1 6.77 Vacant hillside property suitable |3.38
for development once annexed,
property outside city.

13 |Unknown| 073-391-017 X 16-20%142,100 097 1 0.97 Sfr on hillside property, sitable fo0.00
development once annexed.
Property outside city.

Subtotal 1,247,560 31.19 49.30 22.38

14 |O-S 003-568-002 X < 15% (544,700 12.505 |12 150.06 French Hospital and parking lot |39.39
with large vacant area suitable fd
development

14 |PF 003-682-042 X < 15% (154,500 3.547 |12 42.56 County health services building (21.28
utilizes half of lot
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14 [R-1 004-782-007 X X | <15% |23,880 0.548 |7 3.84 Blighted sfr on large flag lot, 2.00
suitable for redevelopment

14 R-1 004-972-058 X <15% (52,670 1.209 |7 8.46 Large lot with 2 sfr, suitable for |3.17
additional development

14 |R-2-S | 003-656-009 X X | <15% |7,560 0.174 |12 2.08 Blighted sfr, suitable for 1.56
redevelopment

14 |[R-2-S | 003656-010 X X | <15% |8,740 0.201 |12 241 Blighted sfr, suitabledr 1.81
redevelopment

14 |R-2-S | 003571-014 X < 15% |46,270 1.062 |12 12.75 Sfr on lot with creek, suitable for [6.37
additional development

14 |R-1 004-764-020| X 18% |9,360 0.215 |4 0.86 VVacant developable lot 1.00

14 [R-2 003664023| X 23% (10,920 0.251 1.00 VVacant developable lot 1.00

14 |R-2 003-661-021| X < 15% |10,460 0.240 (12 2.88 VVacant developable lot 2.16

14 |R-2 003-756-002| X <15% |11,240 0.258 |12 3.10 VVacant developable lot 2.32

14 |R-2 003-661-024| X 20% (25,600 0.588 |6 3.53 2 shed structas, suitable for 2.64
development

14 |R-2 003-653-018| X < 15% (15,250 0.350 (12 4.20 2 shed structures, suitable for  (3.15
development

14 |R-2 003682043| X < 15% |26,960 0.619 |12 7.43 Parking lot for adjacent property,|5.57
suitable for additional developme

14 |R-2-S [ 003-757-005| X < 15% {26,800 0.615 (12 7.38 VVacant developable lot 5.54

14 [R-1 003663001 X 14% (5,300 0.122 |7 0.85 Blighted sfr, suitable for 1.00
redevelopment

14 |R-1 003-661-025 X 20% (17,400 0.399 |2 0.80 Blighted sfr, suitable for 1.00
redevelopment

Subtotal 997,610 22.90 256.38 100.96

15 |C-N 004-961-087 X <15% (17,630 0.405 |12 4.86 Sfr on lot suitable for additional (2.43

development
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15 |C-N 004-961-084 X <15% (76,520 1.757 |12 21.08 2 commercial structures and 15.81
parking bt

Subtotal 94,150 2.16 25.94 18.24

16 |C-S 053202025 X < 15% (16,600 0.381 |24 9.15 1 structure used as office 4.57

16 |C-S 053195003 X <15% 146,570 1.069 (24 25.66 1 commercial structure with 19.24
proposed cell towers

16 |C-S 053-196-004 X < 15% (54,480 1.251 |24 30.02 Restaurant/bakery building on  [22.51
corner of lot

16 |M 004-923-002 X X | <15% (11,230 0.258 (24 6.19 Blighted sfr 4.64

16 M 004925012 X X | <15% [11,280 0.259 |24 6.21 Sfr on lot with room for additiong4.66
development

16 M 004925014 X <15% 16,300 0.145 |24 3.47 Sfr on lot with room for additiong2.60
development

16 M 004923015 X <15% |11,170 0.256 |24 6.15 Warehouse on lot with room for |4.62
additional development

16 M 004924013 X <15% |16,800 0.386 |24 9.26 Blighted triplex, with room for  |4.63
additional development

16 |M 004-846-025 X < 15% (27,210 0.625 (24 14.99 Storage yard suitable for 7.50
redevelopment

16 |M 053-202-014 X < 15% (40,140 0.921 (24 22.12 Sfr and storage shed, suitable fol12.44
additional devlmpment

16 |M 053-201-012 X < 15% (40,330 0.926 (24 22.22 Parking lot, suitable for 16.67
redevelopment

16 M 053203-002 X < 15% (88,530 2.032 |24 48.78 1 large and 4 small warehouse (36.58
structures, suitable for
redevelopment

16 |M 004921-010| X < 15% (8,490 0.195 (24 4.68 Parking lot 3.51

16 |M 004924012| X <15% |16,870 0.387 |24 9.29 Proposed project with 19 single |4.65
resident occupancy units
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Subtotal 396,000 9.09 218.18 148.82

17 [R-4 004802021 X X | <15% (46,620 1.070 |24 25.69 Blighted mobile home park and |19.26
abandoned motel

17 |R-2-S [ 004583048 X < 15% |25,490 585 |12 7.02 Vacant developable lot 5.27

17 |R-2-S [ 004583049 X <15% 16,070 139 |12 1.67 VVacant developable lot 1.25

17 |C-SS | 004583-052 X <15% (9,091 209 |24 5.02 Small structure on the lot with  (3.77
room for additional development
proposed 16 units mixed use
development in review

17 |C-SS |004583053| X <15% (8,959 206 (24 4.94 VVacant developable lot, propose(3.71
16 unit mixed use development i
review

17 M 004-881-002 X <15% (148,080 3.399 |24 81.59 Manufacturing structure, suitablg40.79
for additional development

17 |R-2-S | 004601-014 X <15% (25,790 0.592 (12 7.10 Sfr on site with slope 3.55

17 |R-2-S | 004-582-006 X <15% (74,820 1.718 (12 20.61 Sfr on lot with street access 15.46

17 [R-4 004-802-020 X X | <15% (183,110 4.204 (24 100.89 Blighted mobile home park and |75.67
abandoned motel

17 M/ R-2 [ 004811-036| X <15% |95,396 2.190 |12 26.28 \Vacant lot with creek 19.71

17 |R-1 004-903-023| X <15% |7,150 0.164 |7 1.15 VVacant developable lot 1.00

17 |R-1-PD | 004945024| X 25% |5,020 0.115 |2 0.23 \Vacant developable lot 1.00

17 |R-1-PD [ 004945040| X <15% |4,560 0.105 |7 0.73 VVacant developable lot 1.00

17 |R-1-PD [ 004945018| X <15% |3,456 0.079 |7 0.56 VVacant deviepable lot 1.00

17 |R-1-PD [ 004945019| X <15% |1,060 0.024 |7 0.17 VVacant developable lot 1.00

17 |R-1-PD [ 004945014| X <15% {5,940 0.136 |7 0.95 VVacant developable lot 1.00

17 |R-2-S [ 004584011 X 17% |40,720 0.935 |6 5.61 VVacant developable lot 4.21
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17 [R-1 004-842-018 X | <15% (5,120 0.118 |7 0.82 Blighted structure suitable for  |1.00
redevelopment
Subtotal 696,452 15.98 291.03 199.65
18 | Varies | Margarita | X <15% (1,431,908 32.87 [Varies 494 Specific Plan Property under 494
Specific developmentremaining units to b
Plan approved in future phases are
included here
18 |C-S-SP [ 053-252-081| X <15% |61,050 1.402 |24 33.64 Airport Land Use Plan Jurisdictio0.00
18 |C-S-SP [ 053-252-034| X <15% |16,580 0.381 (24 9.13 Airport Land Use Plan Jurisdictio0.00
18 |C-S-SP | 053-252-015| X <15% |18,210 0.418 (24 10.03 Airport Land Use Plan Jurisdictio0.00
18 |C-S-SP | 053-252-052| X < 15% |19,240 0.442 (24 10.60 Airport Land Use Plan Jurisdictio0.00
18 |C-S-SP [ 053-252-018| X < 15% {20,480 0.470 (24 11.28 Airport Land Use Plan Jurisdictio0.00
Subtotal 1,567,468 35.98 568.68 494.00
19 [R-1 004-371-004| X < 15% (7,630 0.175 |7 1.23 \Vacant developable lot 1.00
19 [R-1 004-532-005 X | <15% (6,200 0.142 |7 1.00 Blighted structure 0.00
Subtotal 13,830 .32 2.2 1.00
20 |PF 004431027 X < 15% |236,800 5.436 |7 38.05 Public school being considered f{28.54
closure and redevelopment,
suitable for residential developm
20 [Mixed |067121-022 X < 15% |5,724,890 131.42 |0 60.00 Proposed commercial developm¢60.00
Zones with residential component
Subtotal 5,961,690 136.8 98.05 88.54
6
21 |C-S 053-231-034 X < 15% (191,550 4.397 (24 105.54 Telecommunications facility 0.00
21 [C-SS |053221-018 X <15% 21,270 0.488 |24 11.72 Sfr on recently rezoned property,[2.93
suitable for additional developme
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21 M-S 053231015 X < 15% (98,550 2.262 |24 54.30 4 commercial structures cover hg20.36
of lot, suitable for additional
development or redevelopment
21 |C-C-PD| 053221-033( X <15% |173,940 3.993 |24 95.83 \acar property rezoned for futur{82.00
mixed-use
21 |[C-SS | 053221016 X < 15% 13,790 0.317 |24 7.60 Rezoned for future commercial |5.70
development
21 |C-S S |[053221-027| X < 15% (14,230 0.327 (24 7.84 Rezoned for future commercial |3.92
development
21 |C-C-PD| 053222007 X <15% (173,936 3.993 (24 95.83 Vacant developable lot 72
21 (M 053063016| X < 15% |10,540 0.242 |24 5.81 \Vacant developable lot 2.90
21 M 053-:063-014| X < 15% (12,360 0.284 (24 6.81 VVacant developable lot 3.40
21 R4 076-481-001 X < 15% |285,710 6.56 |24 157.42 Specific plan property 118.06
21 |R-2 076481-002| X <15% |510,190 11.71 (12 140.55 Specific plan property 105.41
21 |R-2 076481-017 X < 15% |434,250 9.97 |12 119.63 Specific plan property 89.72
21 |R-1/R-2| 076481-011 X < 15% |490,200 11.25 (12 135.04 Specific plan property 50.64
21 R-1 076-491-003 X < 15% |287,490 6.60 46.20 Specific plan property 34.65
21 R-1 076-491-004 X < 15% |587,530 13.49 94.41 Specific plan property 70.81
21 |R-2/R-1| 076491-002| X <15% |1,273,440 29.23 |12 350.81 Specific plan property 140.32
21 |R-3 076491-001 X < 15% |222,630 511 |18 92.00 Specific plan property 69.00
21 |R-3 076481-008| X < 15% |231,290 531 |18 95.57 Specific plan property 71.68
21 |R-3 076481-007| X < 15% |206,410 474 |18 8529 Specific plan property 63.97
21 |R-1 044412-002| X < 15% |2,118,210 48.63 |7 340.39 Specific plan property 136.16
Subtotal 7,357,516 168.9 2,048.58 1,143.64
0
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22 |R-1 SP | 053411018 X X | <15% |26,730 0.614 |7 4.30 1 sfr and 2 storage structures, |1.00
suitable for additional developme
22 |R-1-SP | 053411-014 X < 15% |125,320 2877 |7 20.14 2 sfr and 2 storage structures, (15.10
suitable for additional developme
22 |C-S 053411-017| X <15% |6,650 0.153 |24 3.66 VVacant developable lot with creef2.75
seback
22 |R-1-SP | 053411-012 X | <15% (20,930 0.480 |7 3.36 Blighted sfr structure, suitable fo|2.52
redevelopment
22 |R-1-SP | 053411-011 X | <15% (61,910 1.421 |7 9.95 10 blighted sfr on property with 4.97
creek, suitable for redevelopmen
Subtotal 241,540 5.54 41.41 26.35
24 |C/OS | 053-041-025 X <15% (1,116,420 25.629 |7 25 Sunset driven, suitable for 25
10 development in future
24 |C-S'S | 053-041-037 < 15% (88,760 2.038 |24 48.90 Airport Land Use Plan Jurisdictio0.00
24 |O-PD | 053-041-027 < 15% |28,970 0.665 |12 7.98 Airport Land Use Plan Jurisdictio0.00
24 |C-S 053-051-037| X < 15% |18,030 0.414 (24 9.93 Airport Land Use Plan Jurisdictio0.00
24 |O-PD |053-041-034( X < 15% (407,160 9.347 |12 112.17 Airport Land Use Plan Jurisdictio0.00
Subtotal 542,920 12.46 181 48 25
25 [C/OS |053141-013 X < 15% |415,080 9.529 |7 0.5 Agriculture use inside urban 1
20 reserve, suitable for future
development
25 |C/OS | 053161-014| X < 15% |592,730 13.607 |7 1.3 Agriculture use inside urban 1
10 reserve, suitable for future
development
Subtotal 1,007,810 23.14 1.8 2
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% NI B BE % Under- B Avg. Dgnsity l\(/tlggaﬁ'?ys Constraints to Realistig#

5 Aelils el & | utilized é’ Slope S I AETES | Ml 2T density |Development/Existing Conditiond o Dwgllmg

%) Number > o acre units Units

26 |R-1-S [053116032| X 13% |10,260 0.236 |7 1.65 Vacant developable lot 1.00

26 |R-1-S [053116047| X 13% [9,570 0.220 |7 1.54 Vacant developable lot 1.00

26 |R-1-S |[053116035| X < 15% (11,290 0.259 |7 1.81 VVacant developable lot 1.00

26 |R-1-S [053116034| X < 15% (12,340 0.283 |7 1.98 VVacant developable lot 1.00

26 |C-R 053510012 X < 15% (318,710 7.317 (36 263.40 Vacant developable lot 131.70

26 |- 067-241-030| X < 15% |856,000 19.651 (36 707.44 Vacant developable lot outside 9353.72

city.

Subtota 1,218,170 27.97 977.82 489.42

27 |R-1-S [ 053501-035| X <15% |13,570 0.312 |7 2.18 VVacant developable lot 1.00

27 |R-1-S | 053501-034| X <15% |11,460 0.263 |7 1.84 VVacant develogae lot 1.00

27 |R-1-S | 053501-033| X <15% |11,750 0.270 |7 1.89 VVacant developable lot 1.00

27 |R-1-S |[053501-032| X < 15% (15,880 0.365 |7 2.55 VVacant developable lot 1.00
Subtotal 52, 660 1.21 8.46 4.00

28 |R-1 004-272-019| X <15% (11,470 0.263 1.84 VVacant developable lot 1.00

28 |R-1 004-272-018| X < 15% |10,640 0.244 |7 1.71 VVacant developable lot 1.00
Subtotal 22,110 0.51 3.55 2.00

Totals 29,420,982 | 725.5 5,953.46 3,477.39

Source: City of San Luis Obispo Community Development Diepart, 2014
*sfr= Single Family Residence
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Appendix L
Glossary

Affordable Housing. Housing that meets the rental or sales price standards as established by the
City and published annually irhé Affordable Housing Standards. Such housing is made
available for verylow, 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.

Assided Housing. Housing units, including muHiamily or singlefamily, 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 asdydeonus
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 Cityds Ur ban Rthemaximuen,evei n ac

of development anticipated by the General Plan by the year 2022. -duildbes not assume
that each parcel is developed with the maximum floor area or dwelling units possible under
zoning regulations.

Community Development Block Grart (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 neentitledjurisdictions. 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 incoes 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&Rsareaddée r estri ction and Arun with the |

Density Bonus. An increase in the allowed base density applied to a residential development

project. The increase allows the devel opment

otherwise allow, and is usually in exchange for the provision or preservation of affordable
L1
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housing or housing amenity.

Developmental Disability. A disability that originates before an individual becomes 18 years
old, continues, or can be expected to comtimaefinitely, 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 tWaedroom dwelling. In the AG, C/OS andlRzones, 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. Onebedroom Dwelling 0.66 Density Unit
c. Two-bedroom Dwelling 1.00 Density Unit
d. Threebedroom Dwelling 1.50 Density Units
e. Dwelling with four or more bedrooms 2.00 Density Units

Directorr. The Director of the Cityds Community De\
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 uselli®egey c
university, boarding school, or other similar institutional use.

Downtown Core. The Cityds centr al business district
residential, commercial, governmehtzadneyamau mpdic
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 Rightvay, and High Street, and
the intersections thereof, as describechen@eneral 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 tohousi ng that i's deemed affor
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
periad.

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 allo@nces, determined by the United States
Depart ment of Housing and Urban Devel opment
Section 8 Housing Choice Voucher Program.

Fraternity House (or Sorority House). A Residence for college or university studentsvaine
members of a social or educational association, and where such an association holds meetings or
gatherings.

Granny Flat. See ASecond Residential Unit.o

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 bitb, marriage or adoption and unrelated
persons, who occupy a single dwelling.

Housi ng or i Dwbuilding, a gmaduldd momé, 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 sifeyt@ly 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 facilitimscompliance with City building code, and
2) Working space reserved for and regularly used by one or more occupants of the unit.

The differenwer hét wddmnwieibirumeg t s i s that-the
work unit is secondary to itesidential use, and may include only commercial activities and
pursuits compatible with the character of a quiet residential environment, while the work
component of a workve unit is the primary use, to which the residential component is
secondary.

Mixed-Use Development. Development in which various uses, such as office, commercial,
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manufacturing, institutional, and residential are combined in single building or in multiple
buildings on a single parcel or on multiple, contiguous parcels, developetégsl unit with
significant functional interrelationships and a coherent physical design; property designated
AMUO on the Cityds Zoning Map.

Multi -family Dwelling. A dwelling that is part of a structure containing one or more other
dwellings, or a on-residential use. An example of the latter is a minse development where

one or more dwellings are part of a structure that also contains one or more commercial uses
(retail, office, etc.). Multifamily dwellings include: duplexes, triplexes, folayes (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 wherenit 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 descri bietdy @s Ri mamagpiidlal Plpam.,j e

Parcel. An area of land defined by boundaries set by the Tax Assessor of the County of San
Luis Obispo, roughly equivalent to the meanin

Regional Housing Needs Allocation (RHNA).A determinamn of a | ocal i tyods
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 I nterior and desadsifobied i n
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 -waem 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. 17.2heZoning 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 tmgg 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 th& structurally and physically separate from any other such dwelling.
Single Room Occupancy (SRO) Unit.A singleroom dwelling, typically 8€250 square feet in
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floor area, with a sink and a closet, with communal or individual facilities for cooking and
sanitation.

Supportive Housing. Housing with no limit on length of stay, that is occupied by the target
population, and thas linked to an onsite or adfe service that assists the supportive housing
resident in retaining the housing, improving his er 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 housingvdeopments, 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 frdm beginning of the assistance.

Underutilized Site. A sitethat 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 coveragequirements 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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Appendix N
Inclusionary Housing Requirement
Tables 2 and 2A

Table 2
Inclusionary Housing Requirement
Type of Development Project
Residential- Adjust base requiremé per Table 2A Commercial
Build 3% low’ or 5% moderaténcomeAffordable Build 2 ADUs per acre, but not less
@ Dwelling Units (ADUS), but not less than 1 ADU per than 1 ADU per project;
= project;
= or or’
5 pay inlieu fee equal t&% of building valuatiorf.
c pay inlieu fee equal t&% of building
B valuation.
c
i)
3
© o Build 5% low>- and 10% moderatecomeADUs, but Build 2 ADUs per acre, but not less
g not less than 1 ADU per project; than 1 ADU per project;
(=
2 or or
8
= pay inlieu fee equal to 15% of ldding valuation. pay inlieu fee equal t&% of building
u; valuation.

Residential developments of four or less dwellings, and commercial developments of 2,500 gross square feet of

floor area or less are exempt from thesguirements.

“Affordable Dwelling Units must meet City affordability criteria listed in Goal 2.1.

3Developer may build affordable housing in the required amounts, piéguifiee based on the above formula, or
dedicate eal propertypr a combination of these, to City approval.

“Building valuatior!' 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 includethe subsets oéxtremely low and very low incomeategories
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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)!
Up to 1,1031,500 | 1,5012000 | 2,0012,500 2,50+ |>3,000
1,100 3,000
36 or more 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 15 1.75
<7 0 .5 1.25 15 1.75 2

Yncluding allowed density bonus, where applicable.

“Multiply the total basénclusionary Housing Requirement (either housing dign percentage) by the adjustment
factor to determine requirement. At least one enforce@slyicted affordable unit is required per development of

five or more units.

N2




City of San Luis Obispo Housing &hentJanuary 2015

Appendix O

Council Resolu tion
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