o
b

OPENING
SAN DIEGO’S
DOOR TO
LOWER

HOUSING

A'rD

)

(L




Copyright © 2014 by the Fermanian Business & Economic Institute at Point Loma
Nazarene University. All rights reserved.

The material in this report includes forecasts and projections and may, in some
instances, be judgmental in nature. The Fermanian Business & Economic Institute,
Point Loma Nazarene University and their affiliates all disclaim anyand all liability
from the use of this material for any purpose by the reader. Other than the executive
summary, publication or distribution of any portion of this document is prohibited
without the express approval of the Fermanian Business & Economic Institute.
Copies of this publication may be obtained by contacting the Fermanian Business &
Economic Institute at lyoccabe @ pointloma.edu.



LETTER TOTHE READER

January 2015,

Since 2010, Point Loma Nazarene University’s (PLNU) Fermanian Business &
Economic Institute (FBEI) has been activelyengaged in providing consulting services
to numerous individuals, for profit and non-profit businesses, governmentagencies,
and organizations throughoutthe region, aswell as nationallyand internationally. In
addition to being the Economic Forecasting Unit for California State Controller John
Chiang for the past twoyears, other long standing partners and clients include, but are
not limited to, San Diego MilitaryAdvisoryCouncil (SDMAC), San Diego Zoo Global,
Sempra Energy, Chain Link Fence Manufacturer’s Institute (CLFMI), The Corky
McMillin Companies, National Association for Business Economics (NABE), Equinox,
and San Diego Workforce Partnership.

In the following report, Opening San Diego’s Door to Lower Housing Costs,we
attempt to quantify and present an objective analysis of the cumulative economic
impact of government fees, regulations, and requirements on the cost of new single
and multi-family housing, including both purchased and rented units, in various
jurisdictions in San Diego County. For the purposes of this report seven jurisdictions
were analyzed: Carlsbad, Chula Vista, the City of San Diego, San Marcos, Santee, other
incorporated cities as a group, and unincorporated areas in San Diego County. The
overall market is divided in four price tiers. In addition to the regulatory impact,we
also look at the ripple effects of the regulatory environment, including the eff ecton
households priced out of the market, the overall implications for population, business
formation, jobs, and economic growth. We analyze the economic benefits that could
accrue from a relatively moderate reduction in the regulatorycosts restricting housing
access. Additionally,we develop a set of best practices and present a set of actionable
recommendations to improve the regulatory process regarding plan use, entitlements,
and permitting,while at the same time preserving public goals and objectives but at a
lesser cost.

Wewould like to thank the developers, builders, investors, communitygroups,
council members, staff, and otherswho assisted us with obtaining accurate and timely
information to include in our research, analysis, and recommendations for this report.

We appreciate the opportunityto present this study to individuals, firms, government
officials, and decision makers at all levels. Our desire is that the results of ourwork
will have a positive impact on a local level and will be used by elected officials to eff ect
change in our region.

CathyL. Gallagher

Executive Director

Executive Editor, Opening San Diego’s Door to Lower Housing Costs
Fermanian Business & Economic Institute

Point LomaNazarene University
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EXECUTIVE SUMMARY

The total cost of regulation amounts to about forty percent of the
cost of housing across the various price segments in all of San
Diego County.

Regulatorycostsvaryconsiderably by jurisdiction across the
region. Based on the weighted average of sales and rentals,
the costs range from about $125,000 (22%) in Santee to about
$282,00 (44 %) in Carlsbad.

Regulatorycosts include the statutoryfees of building permits,
sewer connections,water, schools, drainage, traffic, and other
elements. Those are only a part of the total. Other regulatory
costs occur throughout the entitlement, mapping, development,
permitting, and homebuilding phases of a project.

The time involved in what is often a prolonged and complicated
process represents a major cost driver and can add 15% or more
to the price of a new house. Projectswhere a master plan is not
already in place can require 12 or moreyears before the first
house is ready for sale.

This study indicates thatapproximately21% of, or about 233,000,
households throughout San Diego County are priced out of

the market for owned or rented housing based on their current
incomes. These individuals may have other assets they can use or
may be able to secure financial assistance from family or friends.
They may find options in the stock of existing housing, although
new home priceswill probably have an impact on that part of the
market aswell. If those options are not available, they maybe
forced to share housingwith others in the region or find housing
outside the area.
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+ Arelativelymodest 3% reduction in the regulatorycost of
San Diego’s housing could open up housing alternatives to
approximately 6,750 additional households in oneyear.

+ The economic benefits of the resulting increase in homebuilding
would be substantial. After including all of the ripple or multiplier
effects, San Diego could realize a $3.1 billion gain in its gross
regional product (GRP) and a $2.5 billion gain in its total personal
income. An additional 37,000 jobs could be created.

+ San Diego County’s recent trend of net domestic out-migration
of about 11,000 residents peryear could be reversed to a net
positive inflow of about 7,000. Thiswould add to other sources of
population growth (births minus deaths and foreign immigration).

 Regulatory reforms that could preserve public objectives, but at
much lower cost, include: establishing benchmarks for project and
permit approval times, replacing full cost recoveryby a flat fee for
mapping costs, standardizing building codes for all jurisdictions in
the County, disallowing additional challenges and reviews once a
projectis approved, and establishing a sliding scale for affordable
homebuilding requirements to recognize the importance of
economies of scale.

San Diego’s prime coastal locationwill always mean a relativelyhigh base of land
values, but many dimensions of the regulatoryprocess inflate housing prices
while accomplishing little or no benefit. Reasonable solutions can and should be
implemented to pare down the cost of housing,which has been the greatest single
challenge to the fulfillment of San Diego’s potential.
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I. INTRODUCTION

14

Housing represents one of the mostimportant issues facing all San Diegans. For every
$100 of spending, a typical household in the region spends nearly $40 on shelter. In
contrast, food accounts for only about $12 of that $100 budget.

General agreement exists that housing should be safe,while a high quality of life

is attained and the environment is protected. At the same time, housing should be
affordable. These objectives often clash in practice. A plethora of regulations and their
implementation,whilewell intentioned, may have aggravated San Diegan’s access to
housing.

This studyis not presented as a sounding board for industrycomplaints against
public regulations and officials. Rather, it seeks to understand the true expense of the
regulatory process and to find ways to reduce those costs while achieving goals in the
public’s interest.

Seven jurisdictionswere analyzed: Carlsbad, Chula Vista, the City of San Diego, San
Marcos, Santee, other incorporated cities as a group, and unincorporated areas in San
Diego County. The overall market is divided in four price tiers:

+ $0-300k
« $300-450k
+ $450-600k
« $600k +

For rental units, the price equivalentswere calculated based on the comparable
monthly and annual payments thatwould be required under conventional mortgage
and lending standards. Both single-familyand multi-familyhousing marketswere
investigated.



In 2013, sales and rentals totaled 4,040 new housing units throughoutSan Diego
County. (See Exhibit 1.) Of this total, 55% were multi-familyor attached housing. (See
Exhibit 2.) Rentals accounted for 43% of the total new units thatwere absorbed into
the marketplace or occupied.

Exhibit 1 Exhibit 2
New Home Sales and Rentals Multi-Family More than Half of All New
Dispersed throughout the County Housing Sales and Rentals in 2013
Numberof Units, 2013 Number of units
OtherCities
9% O\ Carlsbad

7%
Chula Vista
19%

Single-family
45%

Multi-family
55%

City of San
Diego
50%

Source: FBEI Source: FBEI

Our study beginswith an overviewof the process of building a house in San Diego,
including several aspects of the regulatory process. We explore the details and eff ects
of each major type of regulation, the costs involved, and the impact on households in
the seven jurisdictions studied in our report.

We then project the annual economic impact on the region if the regulatory process
were reformed to reduce average regulatory costs by just 3%. The effects on gross
regional product (GRP), personal income, employment, the number of business
enterprises, population, and housing permits are presented for the aggregated region
of San Diego County and its major jurisdictions.

Recommendations to help narrowthe affordability gap due to the regulatory process,
aswell as a set of best practices, conclude our studyand are presented as a set of

actionable and practical steps to effect change in our region.

An overviewof our methodologyused to prepare the study and a full list of references
are provided at the end of the report.

15



ll. DEVELOPMENT 101: BUILDING A HOUSE IN SAN DIEGO

Constructing a residence in San Diego,whether a single-familyhouse that might be
bought or an apartmentthat might be rented, involves a complex processwith many
diff erentelements. Significant amounts of time, planning, and resources are required
between the pointwhere a housing project is conceived and when a dwelling unit is
delivered to the marketplace.

This process, including the interactionwithvarious regulatoryagencies, their staff's,
policymakers, and the public, can be splitinto five distinct phases: entitlement,
mapping, infrastructure, permit review, and construction. (See Exhibit 3.) Some of
these elements frequentlyoverlap. Since the entire process is very time consuming
and can take severalyears to complete, projectswill often switch ownership a few
times before any structure is actuallybuilt. Different developers or builders acquire
expertise based on a specific skill set or process in the entitlement, permitting, or
building phases.

Exhibit 3

P hases of Home Building*

Development Home Building

Permit
Entitlement Mapping Infrastructure Review Construction

& Y o »
& 0 >
0N & & &
&) S & )

Raw Land ~ g © Finished House

*Phases frequently overlap Source: FBEI
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Entitlement

The “raw” land available for development can come from three sources:vacant land,
land thatis being redeveloped from housing thatwas previously onsite, or land that
is being converted from other uses, such as commercial, retail, or industrial. The
entitlement phase involves:

« Taking a piece of land and securing approval for a master plan if notyet
in place

+ Making anynecessaryamendments to the master plan
« Securing an Environmental Impact Report (EIR) if required

+ Developing mitigation plans for effects on elements ranging from
water to traffic

Drafting a tentative map for the particular project

For the purposes of this studywe have used the term “master plan” to designate an
area of landwithin a jurisdiction that has an entitlement approval already in place
that allows for suitable developmentwithin the given area. A master plan entitlement
is a greater and more specific level of entitlement than a City’s general plan. Specific
plans, community plans, and sectional planning area plans (SPAs) all fallwithin the
master plan definition of this study.

Manytimes a jurisdictionwill have a master plan alreadyin place. A master plan lays
the basic groundwork for how a communitywill be developed in the future. This
includes assigning zoning requirements for certain areas, determining how certain
areaswill be used, and other dimensions. Thewhole process can take severalyears to
complete and may face significant resistance from the public, special interest groups,
and other national, state, and local agencies. Because of this high risk of opposition,
financing options for a project in this stage are mostlylimited to private investors
requiring high returns.

Manytimes, particularlyif a master plan has notyet been adopted, an EIR mustbe
completed. The city often hires a consultant to complete the EIR and prevents any
communicationwith the developer despite the fact that the developer is required

to pay for thework and may possessvaluable information. If this is the case, it is
advantageous for the developer to hire his own consultant to complete an EIR because
it provides the developerwith the tools to defend his planned project.

17



18

If a master plan is alreadyin place, the entitlement phase typicallytakes about 3 years.
If a plan is not in place, the processwill generally involve 8 to 10 years. Once a master
plan, site plan, an EIR if necessary, and a tentative map have been completed and
approved, the project moves on to the mapping phase.

The California Environmental Quality Act (CEQA) applies to most public agency
decisions to carry out or approve both private and public projects. The objective of

the CEQA process, enacted in 1970, is to disclose to decision makers and the public
significant environmental effects of the proposed project and to identif yways to avoid
or minimize those eff ects. For projects that may resultin significant environmental
impacts, CEQA requires preparation of an environmental impact report.

CEQA is not a substantive regulatorystatute. Instead of prohibiting jurisdictions from
approving projectswith significantimpacts, CEQA requires that the decision makers
and public be fully informed about the impacts, allow public comment, and avoid or
reduce the impactswhen feasible.

A jurisdiction has certain, limited latitude in decidingwhether impacts of a project
are significant by adopting “Standards of Significance” thresholds. However, any
significant thresholds must establishwhether a project would cause a substantial or
potentially substantial adverse change in the environment. In addition, jurisdictions
have latitude in decidingwhowill prepare the CEQA analysis, including the
jurisdiction staff, a jurisdiction consultant, or an applicant’s consultant. Regardless
of who prepares the CEQA analysis, the jurisdiction ultimatelyis responsible for its
contents and compliancewith CEQA.

Californiais one of only 15 states that have a mandated environmental review process
such as CEQA.

Most litigation involving a project entitlement process is based on CEQA. Project
opponents typically claim the CEQA documents have failed to identifyand analyze
all environmental impacts. CEQA litigation abuse is well documented. The burden to
bring a suit is small. When plaintiffs prevail in their CEQA litigation, they typically
recover legal costs and fees. However,when project proponents and jurisdictions
prevail, the ability to recover damages or fees from suits is severelylimited.



Mapping

The mapping process generallytakes less time and is less risky to potential investors
and developers than the entitlementphase. Because of this, more financing options
for a project are available at a lower cost to the developer or builder. The cost is

still considerable. The services required to perform the mapping and engineering
services can include civil engineers, soil consultants, planners, landscape architects,
attorneys, and environmental consultants. Most of thework is done by consultants on
arelatively tight timeframe.

The regulatorycosts involve the reviewand processing of various documents by
individual cities, including changes in plans for grading, drainage, landscaping, parks,
and other issues. A number of rounds of changes, new approvals, and further changes
are often experienced. The mapping stage typically requires about 12-18 months to
complete.

Infrastructure

The development process involves providing grading, drainage, and other functions
to prepare the site for building. It then entails installing all of the infrastructure
necessaryto convert rawland to finished lots. This phase includes building the water,
power, sewer, and communications lines, aswell as the streets, lighting, and other
elements that are a critical part of a project. Thesevarious improvements to the raw
land are the “horizontal” dimensions of the project. Additional requirements may be
imposed beyond the improvements a builderwould implementto meet the expected
demands of a given community. These might include, for example, the construction of
additional private or public parks and facilities.

Fee credits are sometimes given to partially off setthe cost of public facilities like
parks or trails. Such fee credits may trigger prevailingwage mandates (not included in
this study because of ongoing litigation and changes in state law).

If a public park is not built for a development project, then park-in-lieu fees are
required. These public open spaces may also require an endowment and perpetual
management to maintain the area. Some jurisdictions may require off-site open space
to be set aside as a condition of the project being approved. Many jurisdictions also are
beginning to require private Home Owners Associations (HOA) parks and facilities for
recreational purposes in addition to the public areas.

The entire development process, involvingvarious improvements to the rawland,
typically requires about 8-18 months,with the typical length equal to about ayear.

Upfront infrastructure financing is a major problem, particularlyin a tight credit
market. Developers can face severe restrictions on bond financing and high
infrastructure burdens before home sales occur.

19
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Permit Review and Construction

The reviewof the housing permits required to begin construction averages about 6
months in most parts of San Diego County. Once the required permits are secured
and all necessary fees paid, construction can begin. Regulatory impacts at the building
phase can involve, for example, the requirement that certain building standards above
those mandated by state law be met. These are the additional “vertical” costs of a
project. A house can usually be built in about a year. (A single-family home can often
be built in 3-6 months,while a multi-familyunitwill generallyrequire a year to 18
months.)



l1l. HOUSING REGULATION IN THE SAN DIEGO REGION

Developers and builders face a labyrinth of regulatoryhurdles as a project is moved
from the conceptual phase to a dwelling that is ready for occupancy. The statutoryfees
required for a building permit are only one dimension. The difference between the
expenses and procedures that might be posted on the official documents or websites
of various jurisdictions and their actual implementation can often be significant. How
various laws or regulations are interpreted or implemented canvarywidelyaccording
to the particular public official involvedwith a specific project.

Seven different aspects of regulatory costs are analyzed in this section: entitlement
costs, mapping costs, eliminated units, fees, affordable housing requirements,vertical
construction costs, and time costs. In addition, the trend towards mandates for HOAs
is discussed.

Entitlement Costs

Entitlement costs and time vary greatly depending on avarietyof different factors,
such aswhether or not a master plan has been completed by the time the builder
purchases the land. The entitlement phase differs from jurisdiction to jurisdiction and
can range anywhere between two and tenyears (an average of eight). The entitlement
phase of a developmentwith a completed master plan can be considerably less in
some jurisdictions. Thevariation from jurisdiction to jurisdiction makes it difficult for
the developer/builder to budget and plan for a project. Because capital is tied up for
extended periods of time, a developer/builder must be financiallystrong to endure the
regulatory process before he starts to see a return on investment manyyears later.

The entitlement process is not only the most time consuming comparedwith other
elements but also carries the largest cost of capital. The average cost of capital is 18-
20% for projectswithout a master plan. Projectswith a master plan carry(on average)
an 11% cost of capital. Eitherway, prolonged delays translate into millions of dollars in
extracostthatultimatelyincreases the price of the house.

High rates of interestwithin the industryare necessarydue to the inherent risks
and delayed return associatedwith rawland development and the lack of access to
financial markets. Private lenders require anywhere between a 20-22% Internal
Rate of Return for initial entitlements and a 7-8% rate is typical from banks once a
tentative map is in place.

Time delays are common due to bureaucracies that lengthen the time to final approval.

21
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A conflict of interest existswithin the system due to the fact that there is no incentive
for municipalities towork more efficiently. City and county officials are paid by the
hour instead of by some metric that rewards effective and efficient performance.

Redundancywithin the system is another constraint that adds to housing costs. Even
after a master plan is approved, that approval can easily be overturned at a later date
if an official sees even a minor deviation from the plan. This frequentlyhappens when
employee turnoverwithin the county/cityresults in the assignment of a newreviewer
to a building project. The overturning of the initial approval leads to more delays.

Local policy “add-ons” to CEQA exist in the San Diego Municipal Code. These “add-
ons” allow for additional appeals and public hearings on CEQA far beyondwhat CEQA
requires. Every time an appeal or public hearing occurs, added regulatorycosts are
assumed by the developer,which is ultimately passed on to the consumer.

Within the City of San Diego for example, there are five different processing “levels”
for project approval: 1) Staff Approval (ministerial), 2) Staff Approvalwith Appeal, 3)
Hearing Officer (discretionary), 4) Planning Commission Approval (discretionary),
and 5) City Council Approval (discretionary). Discretionarylevels of approval require
CEQA reviewwhich allows for challenges to the environmental determination. Except
for Process I (Staff Approval), the remaining levels of approval involve a public
process that may result in reversing a previous approval requiring the project to start
over. A project maybe approved by the Hearing Officer only to be appealed to the
Planning Commissionwhere the appeal is upheld, resulting in a project denial. The
appeal process may add several months to over a year of additional time and cost
which adds to the final expense of housing development.

Regardless of these challenges, some jurisdictions are easier toworkwith than others.
The data on time cost suggest some jurisdictions have relatively quicker turn-around
in the approval process. Of the seven jurisdictionswe studied, Chula Vista, San
Marcos, and Santee have the lowest time costs.

The most expensive component of the entitlement process arises from conducting the
Environmental Impact Report (EIR). Time cost makes up the majority of this expense.
Developers are highly motivated to ensure the EIR is done correctly because any time
setbacks from a badly done EIR can be extreme. If a developer skips this process and
is sued, allwork must cease until the matter is resolved, however long it takes. Even

if the city does its own EIR on a project, the developer is still motivated to do his

own since the municipalities are not held liable for any damages. The sole burden of
liabilityrests on the developer/builder.



On average, entitlement costs due to regulation are approximately$4,500 per unit and
represent about 1% of the price of the home. This figure excludes time costs associated
with regulatorydelays in the entitlementprocess. Costs from delays are accounted

for under the “Time Costs” section of this report. There are also some relatively minor
statutorycosts for entitlement paid at the time the building permitis issued. These
costs are included under the “Fees” section of this report.

Mapping Costs

Mapping costs contain inefficiencies similar to entitlement costs. Delays occur every
time an official adds new comments to the mapping plan. It is not atypical for new
comments to be added even after the plan has been reviewed and approved several
times. Due to this inefficiency, some jurisdictions (unincorporated) have created a “No
Late Hits” policy. This process helps suppress relatively minor issues from causing
major delays in the approval process. If an issue of major importance comes up, the
commentis expedited to upper management or to a hearing. While this policydoes
help reduce inefficiencies, it does not guarantee that the developerwill not experience
other types of delays. As mentioned earlier, municipal employees have no incentive
to complete their reviews in a timely manner because they are paid hourly and not
incentivized towork more efficiently.

Another problem that adds to mapping costs is that infrastructure standardsvary
vastly. Different jurisdictions have different road building standardswhich lead to
inefficiencies. The lack of a universal standard across the County makes executing the
mapping phase much more difficult than it needs to be. Some cities allowdevelopers
to hire their own engineering consultants to help expedite the process. Other
jurisdictions require city-hired consultants to sign off on plans. This adds additional
costs to the developers because theywind up hiring their own engineers to ensure the
work done by the city-hired consultants is accurate. This is crucial since the developer
is held liable for any mistakes or errors, not the municipality. Evenwhen a developer
does hire a consultant, reconciling information between parties is extremelydifficult
because no communication is allowed between the city-hired consultant and
developer's consultant. This causes misunderstandings, frustration, and more costs.

On average, mapping costs due to regulation are approximately $4,000 per unit and
represent about 0.89% of the price of the home. This figure excludes the time costs
associatedwith delays at the mapping stage. Costs from delays are accounted for
under the “Time Costs” categoryof this report. There are also some relativelyminor
statutorycosts for mapping paid at building permit. These costs are included in the
“Fees” section of this study.
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Eliminated Units

A certain percentage of units are typically eliminated from a project early in the
entitlement phase to meet various demands for more open space. While some of
these requirements represent the implementation of federal and state laws, local
jurisdictions mayimpose additional set-aside requirements. The cost of these
potential units is ultimately borne by home buyers and renters.

In San Diego County, the share of eliminated units is under 5% in San Marcos, but is
around 15% in Carlsbad and Chula Vista. (See Exhibit 4.) In the unincorporated areas
of San Diego County, 10-15% of potential units are typicallyeliminated. In the City of
San Diego, as much as a third of potential units can be cut out of a project’s potential.

The higher landvalues in such areas as Carlsbad and the City of San Diego mean

a higher opportunitycost for each housing unit foregone or given up. The impact

on housing prices of eliminated units is around 4% in the housing price range of
$450,000 to $600,000 in both Carlsbad and the City of San Diego. In contrast, the
impact on housing prices of mandated unit elimination is generallyless than 0.5% in
San Marcos.

Exhibit 4
Land Use Policies Eliminate
Potential Housing
Share of potential units, percent
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Fees

Statutoryfees levied by a jurisdiction are most often collected at the time the building
permit is issued. Most jurisdictional fee programs encompass two different types of
fess.

The first include fees that are levied to offset the project’s impact on regional
infrastructure. For the purpose of this study,we refer to these fees as “horizontal
costs” Horizontal related fees represent the largestcomponentof total fees. Fees
levied in this categoryinclude:

« Park fees

« School fees

« Water fees

 Sewer fees

+ Drainage fees

« Transportation related fees

« Police, fire, library, and other public administration fees

Most of the fees associatedwith this categoryare created by the jurisdiction after
adopting a study that analyzes current and projected infrastructure needs of the
region, taking into account future growth projections and current infrastructure
capacity. Under State law a jurisdiction is not allowed to levy a fee on future
development to make up a city’s infrastructure deficit unless the project has a specific
impactthatcaused the deficit. Because of this requirement, it is incumbent on the
jurisdiction adopting an infrastructure study that results in developing a fee for new
projects to clearly distinguish “unmet need” from “future need.”

The second type of fees levied under horizontal costs relates directlyto the type and
sizeof buildings that are to be constructed. These fees include:

« Plan check fees

+ Building permit fees

+ Trash recycling fees

+ Inspections fees

+ Seismic fees
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On average, total fees amount to approximately$54,000 per unit and represent about
11.75% of the price of the home. Significantvariation exists across jurisdictions and
price segments. (See Exhibits.)

Exhibit 5

Fees

Dollars per housing unit

05300 | ssonsaso | sasosen0

Carlsbad NA $47,372 $48,362 $51,975
Chula Vista $62,274 $65,016 $74,593 $80,333
sty $59,230 $64,381 $51,051 $59,543
Unincorporated NA $41,056 $43,760 $45,312
$42,736 $43,939 $50,887 $56,023
$43,243 $44,974 $62,656 $64,192
$43,538 $45,875 $56,321 $61,402

Source: FBEI

Affordable Housing

Affordable housing mandates have been put in place to provide for those individuals
and families deemed unable to afford market-rate housingwithin a specified location.
The cost associatedwith the affordable housing requirements, in reference to project
developers, can include the donation of developed land or payment of an in-lieu fee.

While in-lieu fees are generally available, they often are not cost effective and not
used. Theyoften are based on the cost of a median priced home currentlyfor sale in
the surrounding areas rather than the cost of an affordable housing unit.

Where the developer is forced to build, rather than payin-lieu fees, a number of
inefficiencies make the provision of affordable housingvery expensive. Some
jurisdictions require “like kind” affordable housing, such as for-sale affordable units
or excessivelylarge rental units. Examples include Vista and Encinitas.

The cost of affordable units may be veryhigh as they are subject to special design
requirements such as higher Title 24 requirementswhich are California’s Building
Standards Code, include energy efficiency requirements. If the project is less than
around 50 units, it alsowill often not operate efficiently and will have high operating
expenses. The homebuilderwill be required to both donate the site and often to payin
cash the remaining cost of the projectif debtand tax credit equity are insufficient to
fund the project.



The basic percentage of affordable housing units mandated is generally10% of the
number of market rate units developed, as seen in the City of San Diego, Chula

Vista, and other incorporated citieswithin the County. The cities of Carlsbad and San
Marcos have the highest threshold of 15%. The City of Santee and unincorporated
areas of San Diego County do not have an affordable housing mandate in place at this
time. (See Exhibit 6.)

vidludieu AllULUdUIE T1IUUSLLILE NAUUS
Percent

In addition to these base
numbers, it is common

for each municipality

to negotiate for a larger
percentage of affordable
housing units. This can
increase the percentage of
affordable units up to12% or
18% of the number of market
rate units depending on the
municipalityin question. For
the scope of the studyonly
the basic, most conservative
numberswere utilized.

Due to the 15% requirement in San Marcos and Carlsbad, market rate homes in these
communities bear the largest effects of the affordable housing mandate. The cost of
the fully developed land and cash contributed by the developer in Carlsbad is passed
on to the final sales price of the remaining units,which accounts for 8-9% of the
total sales price. Attached homes priced from $300,000 to over $600,000 face a price
premium of 8%, while detached units in the $450,000 and higher range experience a
9% increase in price. The City of San Marcos has a range of 6-7% in price premiums
because of the affordable housing mandate across its various cost brackets.
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Vertical Construction Costs

Vertical costs included in this study are defined as costs associatedwith requirements
adopted by federal, state, and local governments to build any type of structure.

The types of regulatory cost that typicallyimpactvertical construction are storm
water runoff requirements, building code requirements brought about by a change of
the code, and Title 24, or energy efficiency requirements.

Storm Water Requirements

In 2000 the San Diego Regional Water QualityControl Board revised and adopted a
new stormwater permitthatsignificantlyincreased the cost of all new construction.
Implementation costswere approximatelydoubled at that time. The permitwas
revised again in 2007 and included measures that again doubled the cost for
implementation over the prior requirement. In 2014 the permitwas again revised and
the new requirements mandated in the new additions are required to be implemented
by December 2015. While costs to meet the new requirements are not completely
refined at this time, early estimates are that they could impact cost approximately
200% above current requirements. In addition, theywill require further land set
asides to addresswater quality filtration requirements.

Building Code Updates

Most jurisdictions followthe International Building code, formally the Uniform
Building Code. However, many jurisdictions have latitude as towhen they adopt
the new or revised code. This is an important consideration in the regulatorycost
of building anytype of projects as projects thatare alreadyin some phase of
constructionwhen a code is revised can see significant increase in time and cost
associatedwith meeting new requirements.

Title 24

Title 24 of the California Code of Regulations (also known as the California Building
Standards Code) is a compilation of three types of building criteria from three
diff erentorigins:

+ Building standards that have been adopted by state agencieswithout
change from building standards contained in national model codes;

« Building standards that have been adopted and adapted from the
national model code standards to meet California conditions;

+ Building standards, authorized by the California legislature, that
constitute extensive additions not covered by the model codes that have
been adopted to address particular California concerns.”



Part 11 of Title 24 specificallyaddresses the California Green Building Standards Code
(CALGreen Code) and was the first statewide green building code in the United States.
Manybuilders throughout San Diego County incorporate features into their new
residential construction projects that are at least 15% above current Title 24 standards.
In some cities, such as Chula Vista, builders are required to do so.

One of the regulatorychallenges faced by builders in San Diego County is that Title 24
requirements are updated on a triennial basis. For example, the most recentlyrevised
regulationswere put into effect on July 1, 2014. Builderswith projects that have not
been completed at the time of one of these updates may find that they need to have
their project repeatedly reviewed to meet any revised Title 24 requirements. These
repeated reviews can be costly and ultimately raise the price of new homes.

Californiahas one of the strictestenergy efficiency requirements in the United States,
despite being the statewith the mildest climate. Over the last nineyears the State of
Californiahas increased its Title 24 Standards by 55%. The Governor has set a goal for
all residential construction to be net zero on energy usage by 2020. This means that a
building’s annual energy consumption must equal its annual production of renewable
energy. As these requirements have increased, builders have been challengedwith
finding new and cost eff ectiveways of implementing the standards. When the
regulations firstwere adopted, builders often increased insulation and included
energy efficient appliances and lighting fixtures. However,with each subsequent
update, the cost associatedwith fulfilling the requirements becomes disproportionate
to the gain and builders have not been able to pass on this cost to the consumer.
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Itwas determined thatvertical costs due to regulartoryrequirements, on average, add
approximately $2.65 per square foot for new homes built in San Diego County. For
example,vertical costs for a detached home sold in Chula Vista in the $600,000 and
up price range are approximately $10,300 as a result of Title 24 and other mandated
energy efficiency enhancements. On the lower end, the vertical costs associatedwith
an attached home sold in the $300,000 and less price range in the City of San Diego
and in San Marcos are approximately $2,400 since the average square footage of these
homes is significantlysmaller. For the average new home built in San Diego County,
vertical costs represent around 1% of the price of the home.

(See Exhibit7.)

Exhibit 7

Vertical Costs

Dollars per housing unit

Carlsbad NA $3,737 $4,592 $7,548
$3,066 $3,765 $6,553 $10,338
$2,364 $2,843 $4,166 $8,357
NA $5,215 $8,385 $10,205

$2,390 $3,430 $6,458 $8,851
$3,593 $5,035 $7,619 $8,703

$3,053 $3,853 $7,150 $9,145

Source: FBEI




Time cost is typicallythe largest cost associatedwith residential real estate
development and it can have a profound impact on the types and locations of projects
undertaken. Factors such as the existence of a master plan, environmental opposition,
and local regulatory approval procedures can all greatly influence the overall cost of
capital for a given project,which ultimatelyhelps to determinewhether or not homes
will be built in a given area. (See Exhibit 8.)

Share ot Projects with Master Plans
Percent

One of the worst case scenarios in terms of time cost is for a residential development
project to be proposed in an areawhere no master plan exists, particularly in a
jurisdictionwith an entitlement phase that is unusually lengthyas a result of
convoluted regulatory approval practices. The high level of uncertainty and risk
associatedwith the entitlement phase in areaswhere no master plan exists leads to
the inabilityof developers to tap into financial markets until after a tentative map

is completed, resulting in a cost of capital in this phase of approximately18%. This
high cost of capital coupledwith an entitlement phase lasting nearly tenyears in
some jurisdictions results in a staggering overall cost of capital for such development
projects.
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Of the jurisdictions included in this study, Carlsbad and the City of San Diego are
perceived to be particularlyprone to high time costs under the circumstances outlined
above. For example, attached homes builtin Carlsbad in areaswith no master plan
were estimated to have average time costs ranging from $77,363 (17% of average home
price) for homes in the $300,000 to $450,000 price range to $292,871(34% of average
home price) for homes in the $600,000 and up price range. Correspondingly, detached
homes builtin the City of San Diego in areaswith no master plan in the $450,000
to $600,000 price rangewere estimated to have average time costs of $169,933(30%
of average home price). By comparison, attached and detached homes built in Chula
Vista ---where all homeswere built in master planned communitieswith a presumed
cost of capital of 11% percent paid during a fouryear entitlement phase ---were
estimated to have time costs of between 4% and 7% of the average home price.

Exhibit 9

Time Costs

Percent of housing price

T
17.27% 21.49% 19.57%

Chula Vista 4.18% 5.37% 7.03% 7.43%

City of San Diego 17.88% 21.41% 12.34% 23.37%
6.99% 11.02% 20.26%
m 3.88% 5.33% 7.37% 10.81%
@ 3.82% 6.56% 9.94% 8.49%
13.17% 16.23% 11.20% 19.93%

Source: FBEI

(See Exhibitg.)

Existing public policies encourage builders to build in less politicallysensitive areas
of the Countyand/orwhere a large master plan has alreadybeen approved. As

one builder stated, “With greater time there is greater risk and higher cost. When
considering the highest and greatest use, the shortest processing time is often
considered heavily”



HOAs

In 1978 Calif orniavoters passed Proposition 13, which put a cap on the amount of
propertytax that could be levied by on real property. The cap set in the statute is 1.1%
of assessedvalue,with a limit preventing a rise to no more than 2% annually. Since the
enactment of Proposition 13, counties and cities in California have struggled to find
ways to maintain infrastructure thatwas formallypaid for by simplyraising property
taxes.

Two methods that have been initiated since 1978 have been the use of Infrastructure
and Maintenance Financing Districts and the creation of Homeowners Associations
(HOAs).

Community Facility Districts (CFDs) and Mello Roos Districts are means by which
physical improvements or maintenance obligations for an area or project are financed
through an issuance of a public bond offering. The bond is secured by a lien on the
propertywithin the district and each propertyis then charged an additional property
tax amount. It is not uncommon for propertytax percentage rateswith a public
finance district to be double that of a propertywithout a district.

CFDs and Mellos districts have been used to finance roads, public utilities (water,
sewer, drainage, and power), parks, and schools.

Homeowners Associations or Common Interest Developments (CIDs) have their
genesis back to 1964 and were initiallyutilized for governance and maintenance of
common interest subdivisions or condominiums. Under a Home Owners Association,
each property is governed by a set of Conditions, Covenants and Restrictions (CC&Rs)
that set forth rules, regulations, and obligationswithin the CID. Theyalso determine

a monthly amount that each property owner must pay for so that the association can
meet those obligations.

What the development of HOAs does to the home buyer is price more individuals out
of the market. HOA dues must be included in the debt/income ratiowhen applying for
amortgage, alongwith taxes and insurance for the home. Increased documentation
may also need to be collected by the lender such as the CC&Rs, insurance policies, and
the annual budget.
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IV. HOUSING REGULATORYCOSTS ACROSS
VARIOUS JURISDICTIONS

The regulatoryclimate faced by builders and developersvaries significantlyacross the
various cities of San Diego and its unincorporated areas under the jurisdiction of the
County. This study quantifies the total costs of regulation in its various dimensions in

each area.

Overall Comparison

The total cost of regulation amounts to about 40% of the cost of housing across the
various price segments in all of San Diego County. (See Exhibit 10.) Regulatorycosts
varyconsiderably by jurisdiction and by price segment across the region. For example,
in the $300-450 thousand price segment (the segment representing the largest
number of new housing units sold or rented in 2013), costs average about $169,000,
equal to 43% of the average $392,000 home price. (See Exhibit 11.) As a percentage of
average home prices or rental equivalents, the shares range from about 22% in Santee
to a high of 47% in the City of San Diego. (See Exhibit 12.)

hibit 10

Requlatory Costs Drive 40% of Average
New Housing Costs in San Diego

Thousands of dollars
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Average Price

Average Regulatory Cost*

*Weighted by total units rented or sold in 2013 Source: FBEI

Exhibit 11

Requlatory Costs Affect All Price
Brackets in San Diego County

Total Regulatory Costs
San Diego County | 0-300 | 300-450 | 450-600

Total Weighted Price $283789  $392,294  $517,923  $894,251
Total Weighted Regulatory Cost ~ $ 124,162 $ 168,809 $ 177,842 $ 358,395
Cost % of Price 43.75% 43.03% 34.34% 40.08%
*Includes rental price equivalents Source: FBEI



Exhibit 12

Requlatory Costs Significant Share of Housing
Pricesin all San Diego Jurisdictions*

Percent

San Diego
Carlsbad
OtherCities
Chula Vista
Unincorporated
San Marcos

Santee

0% 10% 20% 30% 40% 50% 60%

*weighted average based on total sales and rentals Source: FBEI

The ultimate impact of housing regulations falls on the householdswho cannot find
accommodations to purchase or rent given their incomes. Some households maybe
able to pay for housing out of their accumulatedwealth in the form of stocks, real
estate, or other assets. Others may be able to borrow from family members or friends
to be able to afford San Diego housing. Finding alternatives in the existing stock of
housing may be another option, but increases in the price of new housingwill put
upward pressure on the prices of older or existing units asvacancyrates decline.

Aff ordabilityis likely to deteriorate as home prices rise faster thanwages. Households
without these opportunitieswill be forced to share housingwith others or leave a
particular areain search for less expensive housing elsewhere.
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This study estimates that about 27% of households in Carlsbad are priced out of
housing by various regulations. In the City of San Diego, regulations have blocked
about 26% of households from housing affordable according the the distribution and
levels of incomes in the area. In Santee and the unincorporated areas of San Diego
County, the ratios are about 11%,which still represent large numbers of individuals.

(See Exhibit13.)
Exhibit 13
Households Priced out of
San Diego Housing
Share of total, percent
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Carlsbad

Carlsbad has one of the highest regulatory cost burdens included in the price of
housing at about 42% to 46% depending on the price segment. This burden is borne by
homeowners and renters in all price segments of housing. (See Exhibit 14)

Carlsbad Regulatory Costs

Time costs represent the largest single driver of the regulatorytotal. For the $450-
600 thousand price tier of housing, time costs account for approximately47% of the
total regulatory burden (See Figure 15.) and represent about 21% of the average home
price in this bracket. The cost of financing the project through the entire process of
various applications and approvals is substantial. The absence of a master plan in
place forvarious projects and the
city’s lengthy period for mapping
approvals are principal factors
driving this expense. Carlsbad Distribution of Regulatory Costs*
Percent
Carlsbad’s second largest element
in its regulatorycost total
involves thevarious fees that are
imposed and collectedwhen the
building permitis issued. These
fees add about 9% to the cost of
housing. Another 8% of housing
prices comes from the city’s
requirements to provide
affordable housing.
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Chula Vista

Across itsvarious price tiers of housing, Chula Vista's regulatory costs account for
between 27% and 36% of average home prices. (See Exhibit 16.)

Exhibit 16

Chula Vista Reqgulatory Costs
| || 0300 | 300450 | 450600 | 600-> _

Weighted Price ~ $297,900  $394,279  $484,980 747,969
PUCEIEEE oy Cost $117,721 $137,103  $153,725  $202,167
Cost%ofPrice  39.52% 34.77% 31.70% 27.03%
Weighted Price $ 283,218 $ 370,850
AUEEIEE o oy Cost $102,160 $ 116,591

Cost % of Price 36.07% 31.44%

Total Weighted
Price $ 283,344 $ 375,274 $ 484,980 $ 747,969

Total Weighted
Regulatory Cost $ 102,294 $ 120,464 $ 153,725 $ 202,167

Cost % of Price 36.10% 32.10% 31.70% 27.03%

Source: FBEI

Fees are the largest component of regulatory costs, representing about half of those
expenses. (See Exhibit 17.) For the $300-450 thousand price tier of housing, fees add
about 17% to the average cost of housing.

Although time costs are not inconsequential and add about 5% to the typical price or
rental equivalentof a new home, they are much less than in areas such as Carlsbad.
The primary reason for this divergence is that master plans for developments are
alreadyin place.

Chula Vista Distribution of Regulatory Co:

Requirements to provide affordable Percent

housing are the third most
important regulatory element.
Although some households benefit
from this provision, others face the
likelihood of higher home costs.



City of San Diego

Regulatory costs are relatively high in the City of San Diego, representing between
34% and 51% of the average cost of housing. (See Exhibit 18.)

Exhibit 18

City of San Diego Requlatory Costs

Weighted Price

Detached Regulatory Cost

Cost % of Price

Weighted Price

Attached FSURRESFSN

Cost % of Price

Total Weighted
Price

Total Weighted
Regulatory Cost

Cost % of Price

$ 557,600
$ 303,191
54.37%
$ 291,122 $407,321 $508,281
$ 149,680 $ 204,133 $ 165,070
51.41% 50.12% 32.48%

$ 291,122 $ 407,321 $ 511,681

$ 149,680 $ 204,133 $ 175,695
51.41% 50.12% 34.34%

| || 0300 | 300450 | 450600 | 600> _

$943,719

$429,704
45.53%

$ 1,249,674

$ 546,496
43.73%

$ 969,588

$ 438,061
45.18%

Source: FBEI

For the $300-450 thousand price tier of housing, time costs are the largest component
(See exhibit 19.) and add about 21% to the cost of housing. Theyare followed closely
by fees,which add another 16%. The lack of an initial master plan for many projects
developed in the City and a relativelylong period involved in the mapping process are

the primarydrivers of time and

financing expenses.

Requirements to provide
affordable housing and land or
units eliminated earlyin the
entitlement process each add
another 5% to the average price
of housing.

Cityof San Diego Distribution of Regulatory Costs*

Percent
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San Marcos

Regulatory costs in the city of San Marcos typically represent about 27-29% of the
cost of a new house. (See Exhibit 20.)
Exhibit 20

San Marcos Requlatory Costs
|| 0300 | 300450 | 450600 | 600-> |

Weighted Price $ 438,990 $ 519,504 $ 783,084
Detached fysprsm $116,422  $142,016  $217,051
Cost % of Price 26.52% 27.34% 27.72%
Weighted Price $ 287,673 $ 347,611
AUCTUEEE e oy Cost $83,291  $96,375

Cost % of Price 28.95% 27.72%

Total Weighted
Price $ 287,673 $ 356,688 $ 519,504 $ 783,084

Total Weighted
Regulatory Cost $ 83,291 $ 98,366 $ 142,016 $ 217,051

Cost % of Price 28.95% 27.58% 27.34% 27.72%

Source: FBEI

For the City of San Marcos, fees are typicallythe largestcost component, (See Exhibit
21.) but significantvariation exists across different price segments. For the $300-450
thousand price tier of housing, fees account for about 12% of a new home’s price.

The fact that master plans
arewidelyin place in the

i oo Exhibit 21
City helps contain time costs
substantially. For the $300- PR
2o 53 San Marcos Distribution of
450 thousand price range, Regulatory Costs*
time costs are about $19,000
per home,which is about Other
one fourth of the expense Entitlement__ 2%
in Carlsbad. However, this C:;B
is still a sizable expense to _ E
Time Costs ees
be borne by home owners 19% 45%
and renters at about 5% of
the total cost of housing.
The requirement to provide Affordable
affordable housing adds Ht;l;f/ing
another 6% to the average ’
. . *$300-$450 Price Segment Source: FBEI
price of housing. -




Santee’s regulatory costs account for less than one-quarter of a home’s price, one of

the lowest ratios in the region, albeit still a sizable number. (See Exhibit 22.)

Exhibit 22
Santee Requlatory Costs
|| 0300 | 300450 | 450600
Weighted Price $ 569,990 $ 664,416
Detached Fyupmmre $138,830  $ 143,002
Cost % of Price 24.36% 21.52%
Weighted Price $ 289,900 $ 375,650
Attached Regulatory Cost $ 67,521 $ 85,340
Cost % of Price 23.29% 22.72%
Total Weighted
Price $ 289,900 $ 375,650 $ 569,990 $ 664,416
Total Weighted
Regulatory Cost $ 67,521 $ 85,340 $ 138,830 $ 143,002
Cost % of Price 23.29% 22.72% 24.36% 21.52%
Source: FBEI

In Santee, fees account for about half of total regulatory costs in the $600 thousand
and over price rangewhere the largest share of sales took place in 2013. (See Exhibit
23.) They contribute approximately10% to the average price in that segment. Time

costs are the second largest
element, accounting for

Exhibit 23

about 8% of a home’s

price in that bracket. The
absence of an initial master
plan for many projects in
the City is a substantial
factor raising the time and
financing component. Other
elements, includingvertical
costs, eliminated units, and
mapping, each add 2% or
less to the price of housing
in the area.

Eliminated
Units

4% Fees

45%

Time Costs
39%

Vertical
Costs

6%

*$600 - > Price Segment

Santee Distribution of Requlatory Costs*

Source: FBE!
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Other Incorporated Cities

Regulatory costs in the other incorporated jurisidictions account for between 32% and
43% of the average price of a new home. (See Figure 24.)

Exhibit 24
Other Cities Regulatory Costs
| || 0300 | 300450 | 450600
Weighted Price $394,514  $533452  $821,617
Detached Sy $148,826  $171625  $311,995
Cost % of Price 37.72% 32.17% 37.97%
Weighted Price ~ $ 251,833 $ 355,546 $ 996,834
Regulatory Cost $ 107,337 $ 144,600 $ 460,162
Cost%ofPrice  42.62% 40.67% 46.16%
Total Weighted
Price $251,833  $365174  $533452  $ 830,602
Total Weighted
Regulatory Cost ~ $ 107,337  $145644  $171625  $ 319,593
Cost%ofPrice  42.62% 39.88% 32.17% 38.48%
Source: FBEI

Time costs and fees are typically the largest drivers of the regulatory component of
home prices across most price tiers in many other cities located in San Diego County.
In the $600 thousand price bracket (representing the largestshare of 2013 sales) time
costs add about 20% to the average home price. Fees trail at about 7%.
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(See Exhibit 25.)
Affordable housing Exhibit 25
requirements, initial set-
asides resulting in a loss of
potential units, and vertical Other Cities D|5tr|bUt!k°n
costs also contribute to home of Requlatory Costs
. . . . . . other
prices in manyjurisdictions. Py
Eliminated
Units
1.3%
Affordable_—" Time Costs
N 51.8%
Fee
19.2%
*$600-> Price Segment Source: FBEIl




Unincorporated

In the unincorporated areas of San Diego County, regulatory costs increase the price
of housing between around 20% and 30% depending on the price range.

(See Exhibit 26.)
Exhibit 26
Unincorporated Areas Reqgulatory Costs
[ 0300 | 300450 | 450600
Weighted Price $ 442,990 $ 549,589 $ 989,319
Detached e $92271  $134,135  $305428
Cost % of Price 20.83% 24.41% 30.87%
Weighted Price
Regulatory Cost
Cost % of Price
Total Weighted
Price $ 442,990 $ 549,589 $ 989,319
Total Weighted
Regulatory Cost $92,271 $ 134,135 $ 305,428
Cost % of Price 20.83% 24.41% 30.87%
Source: FBEI

Fees and time or financing costs are the largest components of regulatory costs in the
County’s unincorporated areas. (See Exhibit 27.) Despite the fact that most projects are
builtwith a master plan alreadyin place, the entitlement period is still typically a long
8-10years in most areas. The period for securing mapping approvals is also relatively
long in unincorporated areas under the jurisdiction of the County.

For the $600 thousand and Exhibit 27
up price bracket, time costs
amount to about 20% of

Unincorporated Areas Distribution

the average home price in
unincorporated areas, fees
followat approximatelys%.
Units lost to requirements
for morevacant space or
other uses representthe
third largest component at
about 4% of a home’s price.

of Reqgulatory Costs*

Dollars per housing unit

Other
6.1%

Eliminated__——~
Units
13.4%

Fees
14.8%

Time Costs
65.6%

*$600 - > Price Segment

Source: FBEI
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V.THE ECONOMIC BENEFITS OF REGULATORY
REFORM ON HOUSING ACCESS

Approximately 58% of households in the total County of San Diego can afford to buy
or rent a new home in the region based on current levels of income and the levels
and structure of home prices in the region. As noted above, the options available to
others include using accumulated assets; relying on the financial assistance of family
members or friends; livingwith relatives, friends, or acquaintances; finding housing
in the existing stock of units; or leaving the region to find less expensive housing
elsewhere.

The analysis of this study shows thatwithout the various costs of housing regulations,
approximately 79% of households around the region could afford the average priced
home. The “gap” is significant at 21% or approximately 233,000 households. (See
Exhibit 28.)

Exhibit 28
It would be futile to argue that
regulatory costs could be slashed 21% of San Diego Households
to zero or even cut in a majorway Priced Out of the Market
immediately. The economy does Precent

not even possess the capacity to
suddenly ramp up the production
of homes on a massive scale. In
2014, an estimated 9,000 building
permits for new housing units are | without Regulatory Costs
expected to be issued. Even during
the boom housingyears of the late
1980s, the maximum number of
housing permits issuedwas about
44,000 1in 1986.

Affordability Index

Gap

-40% -20% 0% 20% 40% 60% 80% 100%
Source: FBEI

However, a more gradual

approachwould appear to be politically, socially, and economically feasible. If average
regulatory costs could be pared about 3.0%, an additional 6,749 of the households
priced out of the market could financially qualify for the new housing market in one
year.



Would the regulatorycost savings be passed on to consumers or retained by
developers? While some temporary boost in profits might occur, competition and

the increase in housing supplywould push the savings to homebuyers in the form of
lower housing costs. Some have argued that regulatorycosts are not borne at all by
consumers but instead lead to a reduction in the price that developers arewilling to
pay for rawland. This, however, can cause land to be diverted to other uses or held for
the future. The subsequent reduction in the supply of residential land and housing
units means higher costs to the consumer. Any reduction in regulatory expensewould
yield tangible benefits for potential homebuyers.

The elasticity or impact of regulatory reduction is nearly 1:1with the currentstructure
of home prices and income distribution. A three percent reduction in average housing
costs should generate a nearly equal gain (2.9%) in households able to purchase or rent
housing. These householdswould be accommodatedwith a companion expansion in
homebuilding activity.

The annual economic benefitswould be large. (See Exhibit 29.) San Diego County’s
total economy could see a rise in its gross regional product (GRP) of $3.1 billion or
1.7%. This reflects not only the direct impact of increased construction activity but
also the ripple or multiplier effects as those additional building dollars flow through
the economy. Purchases all along the various supply chains and the additional
consumer spending that takes place due to more jobs and pay feed the ripple impacts.

The region’s total personal incomewould see a boost of $2.5 billion or 1.5% while
employmentwould experience a gain of approximately37,000 jobs. A large increase
in constructionworkerswould take place alongwith gains in positions in engineering,
architecture, and real estate. The ripple eff ectswould generate job gains in other areas
of the economy, including retailing,wholesale trade, financial services, and health
care. Alongwith the increases in economic acitivity, an addition of nearly 1,400 new
businesseswould be projected to be established.

Exhibit 29

from 3% Easing of Regulatory Impact
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The expected 6,750 increase in building permits to a total of about 16,000 unitswould
represent a jump of about 75% from the 9,000 level estimated for 2014 and put the
total at the best level since 2004.

San Diego County’s total population could be expected to be about 18,000, or

0.6%, greater thanwould otherwise exist. During the last threeyears, net domestic
outmigration has averaged about 11,000 peryear. Lower housing prices could shift
that number to a net inflow of approximately7,000 residents peryear. In 2001, net
domestic immigration (from other parts of California and other states) equaled about
2,500, and in 1999 it exceeded 15,000.

All of thevarious cities and unincorporated areaswould reap significant economic
gains from reduced regulatory costs. (See Exhibit 30.) Allocating them in proportion to
their share of the County’s total households demonstrates the widespread benefits of
regulatory reform even on a relativelymodest scale.

Exhibit 30

Keglonal DISTripution oI ECONOmiC Benerts
from 3% Easing of Regulatory Impact

Reducing the number of households priced out of the market by various regulations
by about 3% clearlymakes only a small dent. Nevertheless, an annual increase of
about 6,700 households into the market over the course of 15yearswould close over
forty percentof the current gap.

This analysis demonstrates the major economic benefits of easing the regulatory
burden only modestly or at the margin. It also shows the economic costs of failing to
address the issue.



VI. LANDSUPPLYAND DEMAND
Land Supply

One of the major factors contributing to the high cost of housing in San Diego County
is the availability, or lack thereof, of suitable land inventory on which homes can

be built. San Diego County encompasses 2.7 million acres of land. It is bordered by
Camp Pendleton to the north, Mexico to the south, the Pacific Ocean to thewest, and
mountains to the east.

Currently, less than 16% of the County'’s total acreage is considered “developed.” Most
of the developed land is situated along the coastline and extends some 20 miles inland.
Thevast majority of acreage in the County(72%) is considered “undevelopable.” The
reasons for this are several: much of the undevelopable land has mountainous terrain,
it is subject to steep slope development regulations, and there is a lack of appropriate
infrastructure. These reasons combine to leave the majority of this acreage non-
accessible to development.

Within this “undevelopable” designation, there is significantacreage that is
geographically suitable for development, but which has been designated as open
space and/or open space preserve. San Diego County, as a whole enjoys, one of the
most robust open space preserve systems in the country. Through the City’s and

the County’s “MSCP” multiplyspecies conservation plans (MSCPs) and Habitat
management plans (HMPs), tens of thousands of acres have been set aside to preserve
open space and wildlife. Much of this acreage is adjacent to developed land and would

be suitable for developmentwithout this preserve designation.

While fulfillingvaluable public objectives, this reduction in available land inventory
has clearly had an inflationary effect on the cost of rawland as population and
housing demand have continued to climb.

Housing Demand

According to the San Diego Association of Governments (SANDAG) 2010 Regional
Growth Forecast, the household population in San Diego Countywill continue to rise
to 4.2 million residents by 2050. This growthwill create the need for an additional
400,000 housing units by 2050. This represents an additional 11,000 housing units
eachyear for the next 36 years.

With the inability to look outward for land inventory, much of San Diego’s

housing needswill have to be met looking inward. This means infill locations and
redevelopmentof existing neighborhoods. This densification of developed areaswill
change the character of housing stock in San Diego, moving awayfrom traditional
detached suburban homes to infill attached product.
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Although, this new paradigmwill not be growth outward, cost are expected to remain
high as opportunities for this type of growth are difficult, often finding their own
unique obstacles such as infrastructure deficits and neighborhood opposition.

With growth prospects for the region high and availabilityof suitable building sites
low, it is inevitable that priceswill continue to increase for housing in San Diego for
the foreseeable future.



VIl. RECOMMENDATIONS

Traditionally, developers and homebuilders have been on a collision coursewith
public officials chargedwith implementing housing policies. The public has been
caughtin the crosshairs and high home prices and rents have been the result.

This report calls for a new collaborative approach,which has historicallybeen one of
San Diego’s core strengths in the case of biotech and many of the other drivers of our
economy. Improvements at the margin in the regulatory process could yield benefits
to all those involved.

Our research concludes that improvements or standardization in key areas of the
home building process could assist to achieve the objectives of the public and policy
officials, but at a significantlylower cost.

Best Practices

Extensive interviewswith builders and developers throughout the region revealed
elements of “best practices”. Our research team has incorporated those elements

and other information obtained from each jurisdiction to establish a broader set

of best practices, those methods, practices, or processes that consistently deliver
superior results. Additionally, best practices seek to use approaches and methods that
minimize resources, refine an approach, and foster sustainability.

Information sharing and collaboration across jurisdictionswill allow for the
development of a standardized approach to best practices and a “win-win” for
builders, developers, and customers by allowing for efficiencies throughout all of
the phases of the home building process to improve the end result. Our hope is that
these best practiceswill be a model for the future and will be utilized by not only
the jurisdictions thatwe studied, but other jurisdictions in the region, and perhaps
throughout the country.

+ Expedite the turn around time and approvals for permits by creating a
clear process and centralized location for information.

« Have a master plan in place to streamline the entire entitlement
process to reduce political and litigation risks, and shrink time and
financing costs.

 Develop a reviewprocess in each jurisdiction to foster accountability
and ensure that policyand procedures established are being adhered
to. This process should followbasic managment principles.

+ Encourage cross-jurisdiction collaboration to share information and
ideas to continue to refine and enhance efficiencyin the process.
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+ Implement a “No Late Hits” policyin the building approval process to
prevent additional comments and challenges to be submitted after the
map or final project has been approved.

« Establish uniform codes for road and green building across all
jurisdictions, similar to practices in Santa Clara County.

- Standardize Title 24 requirements across the life of each development.

The Entitlement Process

Because of the long duration of the entitlement phase (3 to 10+years) and the high
cost of financing in this phase of a housing project (typically18%), several regulatory
improvements could have a substantial impact on lowering home prices.

« The compensation/incentive system governing city employeesworking
in planning and development departments should be revamped from
the current structure that implicitlyrewards them for taking more time
to process and approve plans. Benchmarks on approval times should be
set and used in awarding bonuses for beating those benchmarkswhile
checks for qualityare carefully made.

+ Once a master plan is approved, no more changes should be allowed.
Reopening the process often results in new inspectors starting the
process over again from the beginning.

+ Jurisdictions should move forward to create master plans in order to
expedite the development of future projects.

* Once the EIR has been approved, individuals or groups opposing
it should be required to pay some of the costs associatedwith the
opposition process. This could include a bond for the legal costs
involved.

+ Best practices should be studied in Arizona, Colorado, and Texas, where
residential properties are being developed more quicklyand
efficiently.

- Litigation should be limited to the early stage of the development or
building process. Legal challenges should only be allowed until the
tentative or final map is approved. No further litigation should be
allowed after that point on issues unless major revisions are made to
the original plan.



« Efforts should be made to seek CEQA and tort reform in a way that
balances costsversus benefits.

Mapping

The mapping process typicallyinvolves substantial redundancies and delays in securing a
project’s approval. Several changes could be positive on a cost benefit basis.

« Allowall phases of the project to be grandfathered under the originally
approved plan. Thiswould prevent extended and costly reviews of
elements previously endorsed.

« Mapping is completed by consultants and engineerswho are licensed
andwarranted for the qualityand precision of theirwork. Theyshould
be able to certifythe qualityof theirwork, avoiding the necessity of
detailed reviews.

+ Current practice is that cities conduct their own reviewprocess,with a
full cost recoveryof the time and staffing resources required to be paid
by the builder/developer. This system should be replaced by a flat fee or
fixed cost.

« A 30-day reviewprocess should be required and, if not met, result in
compensation paid by the jurisdiction. Third party licensed architects
should be allowed to conductthe review process. These reviewers or
third parties should be able to communicatewith the developer/builder
to obtain key information or data.

+ No additional comments should be allowed after the reviewprocess is
completed. A “No Late Hits” policy should be implemented,with minor
issues prohibited from causing project delays. Major issues should be
elevated to senior government officials for resolution.

Various regulatory costs and delays in the process of developing rawland, securing the
necessarypermits for construction, and building the house can add substantiallyto
the price of a home. Several recommendations could help reduce this cost.
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Land Development and Building

- Standardize building codes for all jurisdictionswithin the County of
San Diego. For example, standardizing road building codes could reduce
inefficiencies and costs for developers.

+ Fee credits should be given to partiallyoffset the cost of public parks,
trails, or facilities that may be mandated. Such credits should not trigger
prevailingwage laws.

« Establish benchmarks for the processing and approval of permits.
Publish data on the performance of different jurisdictions.

- Establish “one-stop” shops for all permits that must be secured for a
housing project.

- Standardize Title 24 requirements across the various build-out phases
of a development. Thiswould avoid making it necessary for each phase
to move through another reviewprocess.

+ Repeal Section 112.0310 of the San Diego Municipal Code that allows
unlimited appeals and public hearings on issues related to CEQA after
the project has been approved and determined to be consistentwith
CEQA requirements. These appeals and hearings can delay projects for
long periods of time and add substantiallyto costs even after CEQA
standards have been achieved or exceeded.

Affordable Housing

Local efforts to provide more affordable housing could be improved to mitigate the
impact on individuals and householdswho do not qualif yfor such accommodations.

+ Anin-lieu fee should be available as an alternative to building
affordable housing units, especially for small projects.

« Asliding scale for affordable housingwould help builders and
developerswho typically have economies of scale. Requiring 10% or
more of small projects’ units to be affordable can be inefficientand
costly.

« Incentives or expedited processing of building proposals should be
given to projects exceeding affordable housing requirements.



« California’s Density Bonus Law allows developers to obtain more
favorable local development requirements (ranging from allowing
higher densities to reduced parking requirements.) Allowinclusionary
and density bonus units to be built off site from the project that
generates the requirement. Carlsbad allows this as long as the
affordable units are built in the same quadrant of the citywhere the
market rate housing is located.

+ Allowinclusionary and density bonus units to be aggregatedwith other
affordable units to achieve economies of scale.

« Create an affordable housing bankwhere market rate developers can
“purchase” affordable units. Carlsbad allows this and itworkswell.

+ Contribute or sell on favorable terms land that is owned by a city and is
suitable for affordable housing. Accept payment out of the net cash flow
from the project.

The above are intended to be illustrative of improvements to the regulatoryprocess
that could be made,yielding large dividends in terms of lower housing costs. The
system is currently broken. A dialog and collaboration involving builders /developers
and public officials should take place to find new and better systems for meeting

the public’s demands for safety, quality of life, and environmental integrity at a
reasonable price.
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VIll. METHODOLOGY

This studyinvolved three major modules:

« Data collection and estimation of all the dimensions of regulatory costs
for the seven different jurisdictions in different price segments, for
single-family and multi-family units,within those jurisdictions

« Developmentof a model to estimate the households priced out of the
market in different segments and jurisdications by housing regulations

« Estimation of the economic benefits that could accrue to the overall
region and its constituencies of reducing the impact of regulation

The analysis covered seven jurisdictions in San Diego County: Carlsbad, Chula Vista,
the City of San Diego, San Marcos, Santee, other incorporated cities as a group, and
unincorporated areas in San Diego County. The overall marketwas divided in four
price tiers:

» $0-300k
» $300-450k
+ $450-600k
» $600k +

Both single-familyand multi-familyhousing marketswere investigated. Extensive
and comprehensive dataon total sales of new housing units, new rental units
absorbed, square footage, prices, and rents for all of these segmentswas secured for
2013. Price equivalents for rentswere calculated using a standard model determining
the monthly and annual payments thatwould be required under current conventional
mortgage terms and interest rates, insurance premiums, and local tax rates. The home
prices consistentwith the monthly and annual housing payments equal to the rental
costswere then calculated.

RegulatoryCosts

Dataor estimates of seven different components of regulatory costswere secured:
entitlement, mapping, fees, eliminated units, vertical costs, affordable housing, and
time.



Entitlement, Mapping, and Fees

When calculating entitlement and mapping costs, estimateswere based on
professional opinions from the interviewswith builders and developers active
invarious market geographies in the different areas of San Diego County. For
entitlement costs, a typical expense is approximately $9,000 per unit peryear over
athreeyear period. Half of that cost ($4,500) goes towards regulation. For mapping
costs,which usually span an 18-month period, a typical expense is approximately
$9,000 per unit. About $5,000 per unit represents the fee paid to private consultants
to create the project plan (maps, grading plans, and improvement plans). The
regulatory cost component is about $4,000 per unit and represents the expense of
reviewing and approving the mapping documents.

Fee datawas based on an extensive collection of information from the builders
and developers from the various jurisdictions. All feeswere included, such as fees
for drainage, sewer connection,water, schools, traffic, building permits, and other
dimensions.

Once the datawas categorized according to type of cost, a realitytestwas conducted to
observe “costbehavior.” Thiswas completed by first standardizing allvalues to make
them comparable and then looking at cost as a percent of price. Once these ratioswere
calculatedwithin the given price segments across all six cities explicitly studied, they
were averaged and the standard deviationwas studied.

All categorieswithin the cost pool had a standard deviation less than 3.5% (most
price segment categories had a standard deviation less than 1%) and thus these cost
structures across all jurisdictions seem relatively stable.

Once cost to price ratioswere calculated and analyzed forvariation, cost projections
were estimated for the other incorporated cities jurisdiction. Estimateswere
calculated by multiplying the average cost to price ratio across jurisdictions to the
totalweighted price in the corresponding price segment. These costs are accounted for
under the category entitled “Fees.”
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Elimination of Units

The elimination of units methodologybeganwith the weighted average sales price
and number of units sold for each price segment and jurisdiction. The number of
units soldwas divided by I minus the percent of eliminated units for each jurisdiction,
arriving at the total number of potential units. The percent of eliminated units per
jurisdictionwas obtained during meetings between the FBEI and builders / developers
in the city.

The number of actual units sold was subtracted from the potential units to arrive at
the number of units eliminated. To determine the price atwhich tovalue the units
eliminated, the average sales price for each price segmentwas multiplied by the
finished lot to home price ratio to obtain the finished lot price. Both sales prices and
finished-lot-to-home price ratio datawere obtained from the builders and developers
in the County. The finished lot pricewas then reduced by the total fees and estimated
cost for mapping and entitlements obtained from the builders and developers in the
county to obtain an estimate of land values. Downward adjustments to average fixed
costswere madewhere negative landvalueswere observed.

The estimatedvalue of eliminated unitswas then divided by the actual number of
units sold to arrive at the average cost of lost units across each price segment for each
jurisdiction. The reasonableness of the estimateswas checked by examining the ratio
to average home prices.

Vertical Costs

The first step in the processwas to determine the meanvertical cost per square
foot across the County. Using the responses from questionnaires and subsequent
interviewswith major builders and developers, a spreadsheetwas created to
summarize the data. Some builders and developers had providedvertical cost data
with per unitvalues and others had respondedwith per square footvalues. Many
survey respondents had also given a range of values, as opposed to just one single
estimate of vertical costs.

Using the County-wide average for new homes of 2,550 square feet, the respondents’
data that had been provided per square footwas converted to per unit data. For those
respondentswho had given a data range, low and high valueswere noted in separate
columns. Once all datawas stated on a per unit basis, the mean of the lowand high
value columnswere each determined. These meanswere converted back to a per
square footvalue, and then the mean between the low and high valueswas calculated
to arrive at the overall mean vertical cost per square foot of $2.65.



Once the meanvertical cost had been determined, a new spreadsheetwas created.
A tablewas then created for each jurisdiction and for each of the four housing price
rangeswithin those jurisdictions by housing type (detached or attached), noting the
average square footage for each and multiplying thatvalue by $2.65 per square foot
to arrive at the vertical cost per unit for each jurisdiction/housing type/price range
possibility.

As a check for reasonableness, on the same spreadsheet, a tablewas created containing
theweighted average house price for each jurisdiction/housing type/price range.

A third tablewas then created to calculate thevertical cost as a percentage of the
weighted average house price for each possibility. In virtuallyall cases, the vertical
cost to housing price ratiowas approximately 1%.

Affordable Housing

The methodology used to obtain the cost associatedwith the affordable housing
mandate beganwith the finished lot price for each price segment and jurisdiction. This
was obtained by multiplying the weighted average sales price by the finished-lot-to-
home price ratio for each segment and jurisdiction. Both the weighted average sales
price and the finished lot to home price ratio datawere obtained from the builders and
developers.

The number of units sold for each price segment, also data obtained from the builders
and developers,was divided by 1 minus the affordable housing requirement for that
municipality(generally 10%-15%),yielding the total number of units possible if no
mandatewas in place. The potential unitswere reduced by the actual to arrive at the
number of units eliminated.

To spread the cost of the land across the actual units, the price of the finished lot was
multiplied by the number of units eliminated and then divided by the number of
actual units sold. To see the impact of this cost, the feewas divided by theweighted
average sales price for each segment in each jurisdiction.

A requirementof 10% was utilized for the other incorporated cities thatwere not
individually included in the study.
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Time Costs

The time cost calculation involved multiple steps. The first main stepwas to determine
the average length of time it takes a builder/developer to complete each phase of

the project (entitlements, mapping, infrastructure development, permit review, and
building) for each jurisdiction,with and without a master plan, and the average cost of
funds at each stage. This informationwas obtained from meetings that FBEI had with
builders and developers. Fixed and variable costs for each phasewere also obtained in
this manner.

The next primarystep involved creating a spreadsheet that summarized the general
flow of funds at each phase and applying the appropriate cost of funds and length

of the phase to determine the capital cost during that phase. Total capital costwas
then determined by summing the results from the five phases (significant overlap

of phaseswas assumed). The base case assumed that the land development phase
overlapped both the mapping and permitreviewstages, resulting in only four distinct
time periods. These calculationswere made twice for each jurisdiction (once assuming
thattherewas a master plan and once assuming that therewas no master plan) by
price range and by designation of attached or detached unit. In the caseswhere
negative land values resulted, due to the preceding downturn in the real estate market,
fixed costswere adjusted downward.

The final essential step in the processwas to determine theweighted average cost

of capital based upon the percentage of homes soldwith a master plan in place and

the percentage that had no master plan, for each jurisdiction by price range and
attached or detached. The data on home sales of master planversus no master planwas
obtained directly from builders and developers based on building and sales activity for
2013. The resultingweighted average cost of capital for each casewas then divided by
the average home price in that case to ensure consistency.

Housing Impact Model

The model used to calculate the numbers of households priced out of diff erentmarket
segments in each jurisdictionwas based partly on the methodology employed by the
California Association of Real Estate in its calculation of its Housing Affordability
Index (HAI).

For each price segmentin each jurisdiction, the average income necessary to support
the monthly and annual payments was used for the average priced home in that tier.
Since the choice between ownership and renting is primarilya financial decision, no
distinctionwas made in terms of the type of ownership.



The required downpaymentwas assumed to be 20%. Monthly payments and their
annual equivalentwere calculated for the sum of principal, interest, taxes, and
insurance. Propertytax rates as the different jurisdictionswere obtained from the San
Diego County Assessor’s Office. Mortgage interestrateswere obtained from the latest
readings from the Federal Housing Finance Board based on a composite of fixed and
adjustable rate mortgages. A 30-year termwas assumed. Monthlyinsurance payments
were assumed to be .38 percent of the home price divided by 12. It was assumed that
the monthlyinterest paymentcannot exceed 30% of a household’s income in order for
the prospective buyer to qualifyfor a loan.

The income distributions of households in each jurisdictionwere obtained from

the U.S. Census Bureau and SANDAG and converted into current dollars by FBEI.
Calculationswere then made as to the number of householdswho could uniquely
qualify for a particular price segment of the housing market (could not afford higher
prices and did not have to go lower). The sumwas used as an estimate of the total share
and number of householdswho could afford housing in each jurisdiction of these
segments.

Calculationswere then made in the same matter but with prices excluding the eff ect
of regulations in each segment. The diff erenceswere then calculated to indicate the
share and number of households priced out of housing in each jurisdiction by housing
regulations.

Economic |mpact

The economic benefits of regulatory ref ormwere based on an analysis of a 3%
reduction in theweighted average cost of regulation in each of the four housing
price tiers for the total San Diego region. This percentagewas based on an analysis of
what the region’s homebuilding industrycould reasonably accommodate and also by
examiningwhat might be reasonable in-migration patterns.

An estimate of the increase in saleswas then based on the number of additional
housing units that could be produced multiplied by the average price. The price used
was net of the reduction in regulatorycosts. This datawas input into the IMPLAN©
Model to trace through all of the direct and indirecteconomic eff ects. IMPLAN@ is a
widely used tool to conduct economic impact analysis.

Estimates of the impact on real GRP, personal income, and employmentwere secured.
Implicit multiplierswere analyzed for accuracy. The number of additional business
establishmentswas estimated based on an analysis of the relationships between GRP,
firm numbers, and population counts over time and in different areas. The relation
between GRP and business establishments for San Diegowas used as the final base for
estimation.
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Population estimateswere based on the latest ratios of the number of individuals
per household for different jurisdictions provided by the CaliforniaDepartment of
Finance, Demographic Research Unit.

Data, calculations, estimates, and resultswere checked throughout the process of the
study to insure accuracyand consistency.
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EXECUTIVE SUMMARY

The total cost of regulation amounts to about forty percent of the
cost of housing across the various price segments in all of San
Diego County.

Regulatorycostsvaryconsiderably by jurisdiction across the
region. Based on the weighted average of sales and rentals,
the costs range from about $125,000(22%) in Santee to about
$282,00(44%) in Carlsbad.

Regulatorycosts include the statutoryfees of building permits,
sewer connections,water, schools, drainage, traffic, and other
elements. Those are only a part of the total. Other regulatory
costs occur throughout the entitlement, mapping, development,
permitting, and homebuilding phases of a project.

The time involved in what is often a prolonged and complicated
process represents a major cost driver and can add 15% or more
to the price of a new house. Projectswhere a master plan is not
already in place can require 12 or moreyears before the first
house is ready for sale.

This study indicates thatapproximately21% of, or about 233,000,
households throughout San Diego County are priced out of

the market for owned or rented housing based on their current
incomes. These individuals may have other assets they can use or
may be able to secure financial assistance from family or friends.
They may find options in the stock of existing housing, although
new home priceswill probably have an impact on that part of the
market aswell. If those options are not available, they maybe
forced to share housingwith others in the region or find housing
outside the area.
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+ Arelativelymodest 3% reduction in the regulatorycost of
San Diego’s housing could open up housing alternatives to
approximately 6,750 additional households in one year.

+ The economic benefits of the resulting increase in homebuilding
would be substantial. After including all of the ripple or multiplier
effects, San Diego could realize a $3.1 billion gain in its gross
regional product (GRP) and a $2.5 billion gain in its total personal
income. An additional 37,000 jobs could be created.

+ San Diego County’s recent trend of net domestic out-migration
of about 11,000 residents per year could be reversed to a net
positive inflow of about 7,000. Thiswould add to other sources of
population growth (births minus deaths and foreign immigration).

 Regulatory reforms that could preserve public objectives, but at
much lower cost, include: establishing benchmarks for project and
permit approval times, replacing full cost recoveryby a flat fee for
mapping costs, standardizing building codes for all jurisdictions in
the County, disallowing additional challenges and reviews once a
projectis approved, and establishing a sliding scale for affordable
homebuilding requirements to recognize the importance of
economies of scale.

San Diego’s prime coastal locationwill always mean a relativelyhigh base of land
values, but many dimensions of the regulatoryprocess inflate housing prices
while accomplishing little or no benefit. Reasonable solutions can and should be
implemented to pare down the cost of housing,which has been the greatest single
challenge to the fulfillment of San Diego’s potential.
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