SLO CHAMBER OF COMMERCE HOUSING TASK FORCE

HEIGHT FOR HOUSING

CHAMBER
PURPOSE AND VISION COMMERCE

The purpose of the Chamber's analysis on current height regulations within the City of San Luis Obispo’s General Plan was to define what
conditions exist to support the creation of more compact housing in both the urban and outer areas of the city, While, taller buildings are
tvically located within the city’s downtown core, it should be recognized that with the inclusion of housing, other areas of the city can be
suitable for greater density and height than currently exisis.

The group's work focused on taking a deep dive into the city’s General Plan, the recently adopted Land Use and Circulation

Element, the 2014-19 Housing Element and the existing Downtown Concept Plan which is currently undergoing its own updaie. The group
also researched best practices with professionals in other communities, engaged developers and planners to learn “real life” experiences
about their efforts under existing regulations to create housing in San Luis Obispo and identified policy objectives that are clearly outlined
in existing regulations that, if met, ultimately create opportunities to develop housing that answers to the overall community sentiment that
more is needed.

While a height limit of 50’ for new buildings is defined, there are allowances that can be met and utilized in order to:

*  Create new residential units at varvious price points for various income levels

*  Maximize areas ideally suited to accommodate combinations of commercial, professional and residential spaces

«  Craft public-private partnerships that will leverage resources and benefit the community's social fabric

e Access funding opportunities that are available through local nonprofits such as Peoples’ Self-Help Housing, the Housing Authority of
the City of SLO and the SLO County Housing Trust Fund

*  Provide more housing options to relieve pressures on the buyver / rental market and our city’s transportation infrastructure

*  Meet the city’s objectives as defined in its Climate Action Plan and 2015-7 Major City Goals

Through this work, the Housing Task Force subgroup was inspired to take an illustration created in 2007 by a previous Chamber task force
and update it. This graphic demonstrates what height limits exist that financially impact the viability of any given project. In addition, in
recent years, proposed projects have been stalled or scrapped due to advisory bodies taking action outside of their purview, making project
certainty precariously uncertain and ultimately resulting in the city not meeting its numerous stated objectives year after vear (as described
above).

This “height for housing” tool is intended to clearly outline what our city’s current regulations allow in order to maximize
housing development opportunities — which some voices in the community will say is not allowed — but actually is. It's also a means to
demonstrate how, if approached smarthy and perhaps innovatively — we can meel many communitywide goals.

The Chamber recommends the following:

Chamber Staff and Volunteers advocate for a change to existing zoning regulations during City Downtown Concept Plan Update and forth-
coming Zoning Code Update (Q1 2017).

* 50’ Building Height by Right in exchange for:

s 600 SF max unit size (affordable by size)

*  In addition to required affordable housing, 20% of units in project must be no greater than 600 SF
e Must be sold as owner occupied

*  Must be sold to SLO County residents

e Small units will receive a proportionate reduction in City development fees based on size

*  Discretionary review would apply to all other aspects of project review except for building height.
*  Would apply to Downtown District only

Should this initial criteria be met at an administrative use permit level:
*  The project goes to the necessary advisory bodies having already been approved for a proposed height

This will result in the following:

«  More certainty for those proposing to make a long term investment in San Luis Obispo
*  Decreased delays in seeing projects to the finish line

*  Less use of city resources due to longer processing times

*  More housing

With an affordable and workforce housing crisis in San Luis Obispo, we must find ways to approve quality housing projects (affordable to
our employees that meet our General Plan objectives) in a timeframe that minimize risk to home builders. This height policy will simply
Sfacilitate the plan we already have in place and address a well-known barrier to the construction of the housing we need. The public will still
have ample ability to comment on projects and the advisory bodies will be able to more directly focus on project review within their purview
as developers are bringing projects forward.



FOUR STORY BUILDING

50' TOTAL W/
PARAPET

12" ROOF
10° CEILING

12" FLOOR
10° CEILING

12" FLOOR
10" CEILING

14" FLOOR

12" CEILING

RESIDENTIAL

RESIDENTIAL

OFFICE

10" WINDOW W/ TRANSOMS

STANDARD RESIDENTIAL UNIT

INCLUSIONARY HOUSING
RESIDENTIAL UNIT

AFFORDABLE BY DESIGN
RESIDENTIAL UNIT

OFFICE

RETAIL




BENEFITS OF HEIGHT FOR HOUSING

Achieves General Plan and Housing Element Objectives

» To keep Downtown's sense of place and appeal for walking, it should remain compact and be the City’s most intensely developed area.

* Achieves desirable design amenities not available outside of downtown, and creates higher building density, by placing compact urban
Jorm where it belongs- in the downtown core.

» New structures can complement existing historical buildings with higher first floor ceiling heights allowing for expansive and light filled
retail areas.

» Encourages innovative and synergistic uses for non-ground floor spaces, such as viewing decks, providing enhanced viewing areas of the
surrounding open space.

 Provides additional housing options in the downtown core, encouraging multi model transportation options and fewer vehicle trips.

 Establishes, enhances, and upgrades public spaces.

Discourages Sprawl

 Taller buildings allow higher building density, providing additional diversified housing options within the City's core, reducing the need
Jor sprawl.

» [nnovative mixed use design that provides for housing in the downtown area calls for compact urban form with taller buildings that can
accommiodate these uses.

» Compact development in the downtown core adds to the sense of place while reducing traffic and vehicle congestion that comes from
urban sprawl.

Foster Economic Vitality

« Taller buildings provide the best and highest use of limited space within the downtown core, providing for a vital and economically vi-
brant downtown.

» Multi use possibilities such as dining, entertainment, commercial, shopping, civic, professional, and residential are enhanced with taller
buildings creating a more diverse and adaptable economic infrastructure.

* Mixed use in the downtown creates a more vibrant, livable downtown neighborhood

Creates a Sustainable City

» Compact development can be more efficient with regard to natural resources and existing infrastructure.

» Increased residential density and taller structures (particularly mixed-use projects) in the downtown reduce traffic and vehicle congestion
and therefore reduce greenhouse gas emissions and support more efficient public transportation and ridesharing modalities.

» See LUE Policy 10.4: "The City shall encourage projects which provide for and enhance active and environmentally sustainable modes of
transportation, such as pedestrian movement, bicycle access, and transit services,”

Thoughtful Evolution
» Carefully considered taller buildings ensure that downtown continues to evolve while remaining the community’s urban center serving as
the cultural, social, entertainment, and political center of the city.




PAST AND PRESENT EXAMPLES OF TALLER BUILDINGS
IN DOWNTOWN SAN LUIS OBISPO
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THE PACBELL BUILDING | THE ANDERSON HOTEL
872 MORRO STREET 955 MONTEREY STREET

54’- 81" HIGH 65- 90" HIGH

>

THE WINEMAN HOTEL N MASONIC TEMPLE

849 HIGUERA STREET 859 MARSH STREET

40" HIGH 55" HIGH

CITY OFFICES AND PARKING GARAGE THE MIX
919 PALM STREET 1308 MONTEREY STREET
54™- 77 HIGH 46" HIGH

COUNTY GOVERNMENT CENTER JP ANDREWS BUILDING
1055 MONTEREY STREET 998 MONTEREY STREET
65’ HIGH 40" HIGH

HOTEL RAMONA - ANDREWS HOTEL
ESSEX & MARSH MONTEREY & 0S0S
50" HIGH 50" - 80" HIGH
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