Aftfordable Housing

Zoning Obstacles To
Afftordable Housing

Part I In Series

By Harlan Green
Finuncial Writer &
Momegage Benker
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on the South Crast. Almese
everyone agrecs there s a prob-
||,'|.'|11 1,1|_||: it i k] Fix it.
Because the problem has <o many
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poison, so o speak: a growing
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haves and have nots, high land
cosrd, and excesalve demand {i.e.,
demographics) for housing have
heen the maln focus of smdies. L
is like the blind men and the ele-
phane. The peoblem dwarfs oue
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However, the effects of 2oning
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lease srudied. and may have the
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Harvard University's Instioute of

I.¥.'55 Master Plan emphasizes visual look over spacific uses
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Ecomomic Bescarch published a
study of zoning impacts, enritded
T ||.11E'\-:¢||_.I; o Foming on Hous
ing Affordabilicy” (March 2002)
by Edward Glagser and Joseph
Cyourka.
Its conchmion? Housing costs
are highesr where land use and
wIInE contmals ame maost restrics
rive, mi matter the price of land,
i densiry level, constrcrion
costs, of income discribution. In
face, the snedy fnds thar "oning
suthoritics make new constnuc-
tion exmremely cosily.  These
Lts Cany |_'.:||-:|._' 1|1|:_' '|:|:1n:|1 |:'r|'- |_.|::|m'i|_.
impact foos or more Byzantine
a.]_1pn:1'.-,|| [ e that sloar ciom-
srouction and pur up costly hur-
dlees to conseructiom.”
The Harvard soudy found thar
above all, the lanmest cost factor
was the rime element in project
appeovals, Juse doubling the nme
e issance of permits from 3 oo &
months pors 13 percent more of a
particular project in the “expen-
sive” caregory  [which  rhey
defined as 140 percent or more
above acoual constnucrion cose. ).
Howe muoch rime and money s
therefore wasted when ic cakes an
average of 1 m 2 years for a per-
mic o b issued on the Sourth
{omast?
We discuszed much of this in
lase month's article. S0 whar is
being dome about it? Pressure
feom affordable  housing advo-
cates a5 well as the escalation of
hauising peices 1o levels thar have
e socioeeconomic basis have
induced  profesional  planners
and some gl,:-'l.'l.'rlnnl.'l:'ul::ﬂ Apencies
even e find ways oo alleviare
bosth  their workloads and  the
cacalating cost of project
a.]_1|,1n:1'.-.-||x.
A grear example right on our
doorstep is work thae the connty
has dome on the new [sla Vista
Master Plan. Braging  some
order out of the planning chaos
thar 15 lala Vs s 2 daoncing
challenge, necdless to say.
Abour 20000 residents- 13,000
are students-are crammied into a
one-half square mile, or 320 acre
ATESL. E'!,' wiy o COMprarison,
Giolera Old Town encompasses
A0 acres, and has ::lpi'-n_:r:-:i1n::||_'|:_'|.'r'
000 residenes plus 3000 work-
ers who woek o O0d Town, And
soome have comsidered Ol Town

congested,
For several reasons thar will
become obvious, the [V,
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Down Town Plan proposes wider sidewalks for pedestrians and
landscaped roundabouts to calm traffic

Fodevelopment Disrricr has pro-
posed ways o sreeamline  their
planning process with whar iz
called a Form Based Zoning
Code,  As stated in the code,
"The primary chjecnive of the
Form Bazed Code is o ensure
that new projects within lda
Vista adhere wa the vision created
by the communicy and the intenr
of the Master Plan™  And the
goal s o approve them in oa
fi |1|.|._'1'|-' TAAROAET.

How! By mor gerting losr in roo
many  nme and  cost-consiming
derails. Specifying the look of 2
praperty oo itz peighbors and dhe
community is given precedence
DAer LEe s, |-|‘:-|:' LNEEATE . _|'.'|:I'|.'|:||.‘:
Gioldsrein, the counmy's Deputy
Director of Redevelopment, says
IV ooming code is really a mix
of rraditienal zoning dhar ends wo
specify uses- such as reril, or
Apartment, of auto garage-with
COMmMunity  CONCerns like the
shape, appearance, and even
locarson of the buikheg on the
property.

A readivional zondng code ds
restrictive-"it proscribes, or pro-
libies cerrain hulding and sie
designs amd uses, . Bur does not
prowide musch design inforo ion
about bow the building should
appear from the  streer, where
parking areas or useable open
spaces should be locared, or how
& ]_t_'u_lc_'xl;ri:gn will STt I;||.-|_' |_1|,|i1|_|,a-
ing, which are among the charsc-
resistics of new developmene tha
rypically defines the strectscape
and a commurans disincrive-
mess,” says the proposed oning
conde,

Such an :gpr:r-:_lu.::_'l"u-th.-l_' first rime
it has been hied anywhere in the
couney, aoonding o Coldseein-
Htl‘l;.'i].l'l'llil'l.l;.'ﬁ tt'll._' F'KH_,I\'H'\ 1'“_"..';[1_]'4"

projects under 700 sguare feer
thatr meer the Master Plan's
design and  developmene stan-
dards can acomlly bypass the
Manning Commission. "It s
the path o ger quickest approv-
als," savs Deputy Dircctor Gold-
steine, [noface, almose all wees are
allowed in the proposed Mixed
Use, or MU, moning designarion
foor it [V i.|1.|:_'1|_||_|,i|1|=;
plant murserics, a bus rerminal,
3:1i|1Li-|1 |1|:11'-'iTi-|1; Evien |_.||:_"=u1.i|1|=;
ard dycing businesses.

The LY. Masrer Plan demon-
strates thar streamlining plan-
oy and zoning repulations is
possible wich strong community
suppodt. The Maronal Asocia-
tiom of Realeors (MAR) has
released a narional survey thar
concleded 2 car of 3 Americans
are s concermed abour the cost
|,'-'|: |1|:1|_|:nri:|1|g in |_']1|.'ir Coanman tes
that they would be more likely
to vote for a candidare who
wiorks o make howsing more
atfordakle.

O survey found chae, despite
all of the mher conwerns Ame-
ica faces, affordable housing
ranks as vorers thind greares
concern, just behind health care
and the economy.” said NAR
Presichent Wralt Mo Dorald.
Mavbe our polisicians will pay
heed thowe concerne Tt is hard
to imagine thar Sanea Barbara as
we know it con be presenved,
otherwise,

Hizrlan Civeen is @ syrelicared fimanial
calremmiss amd Moregoage Homber o
Brankers Mimigape of Sanea Barhara,
fig. Please addvess queszions and
commaenes g 5 Mews-Press Classijied
|!:|-:'|!ll.. P00, Box | 359, Sania Barbara,
ARs |E|f-].i5.‘.;'. +H |.'II"|LI.iJ: ':,lli: L
ongd Comments welioene:

Edfcrilpopaarecomumics .com 22005

SANTA BARBARA NEWS-PRESS REAL ESTATE SUNDAY, JULY 31, 2005



