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Welcome Home: Creating an Affordable Future



q Just because the law says a homeowner can do something, 
doesn’t mean they will do it

q SB9 impacts in Pacific Grove will likely be fairly modest

q We will want to address SB9 in our work on objective standards

q Pacific Grove needs affordable housing (and while we may not love 
these state laws, they can help us achieve our goals)

q Our near term action priorities and the Housing Element 
update remain key

Key Take Aways



Just because it’s allowed
doesn’t mean it will happen



As Michael just described...
Ø SB9 says homeowners can subdivide their lots

and build duplexes on their lots

Ø Doesn’t apply in historic district or coastal zone

Ø Lots must be at least 2400 sf

Ø There are a lot more details, as you heard, and 
many variations on how that might play out



https://sites.google.com/view/alfredtwu/infographics/sb9

https://sites.google.com/view/alfredtwu/infographics/sb9


How might the market respond?
q Terner Center conducted statewide analysis of 

draft SB9 bill
q Focused on market feasibility, factoring in:

§ current rents and sales prices
§ construction costs
§ investors’ expected ROI 
§ property owner maximizing economic potential of 

their lot



How might the market respond?
q Analysis did not factor in:

§ Motivations and preferences of property owners
(we don’t always make rational decisions)

§ Time

https://ternercenter.berkeley.edu/research-and-
policy/duplexes-lot-split-sb-9/

https://ternercenter.berkeley.edu/research-and-policy/duplexes-lot-split-sb-9/




The number of market-feasible properties is small



The number of market-feasible properties is small
q Unlikely to lead to significant demolition of existing 

housing stock (~97% of SF homes statewide would be 
retained/not demolished)

q Would provide a boost in 3- and 4-unit feasibility, but 
duplexes are the most dominant form of financially 
feasible development. And lot splits are unlikely.



The number of market-feasible properties is small



Our Analysis of R3 Rezoning Had Similar Results

q Looked at potential impact of expanding R3 zoning to 
adjacent areas where mix of SF homes and older 
duplexes/triplexes/townhomes currently exist

q Similar results: little to no impact because SF homes are
hard to beat; over time more likely to see loss of older 
duplexes etc. to luxury SF homes

q However, regulatory changes could make townhomes 
market-feasible and competitive



So what does all this mean for Pacific Grove?
q Some will choose to take advantage of the opportunity 

created by SB9, but probably not very many

q SF homes remain a very lucrative investment
§ People with the means prefer them and are willing to pay
§ Luxury rentals (even if restricted to 30+ days) are hard to beat

q If you want more duplexes, triplexes, townhomes etc. 
and small lot subdivisions, additional regulatory changes 
are needed to make them both possible and competitive

Why Zoning or Middle Housing Doesn’t Make It So

https://norcalapa.org/2021/08/why-zoning-for-middle-housing-doesnt-make-it-so/


Creating a More Affordable Future



What kind of community do we want to be? 



that means…

a police officer earning $118,000 a year can afford to pay roughly $2,950 a month on housing

a teacher earning $73,000 a year can afford to pay roughly $1,825 a month on housing

a librarian earning $42,000 a year can afford to pay roughly $1,050 a month on housing

a restaurant worker earning $24,000 a year can afford to pay roughly $600 a month on 
housing



Two thirds of the 7500+ people who work in Pacific Grove earn less than $40,000 a year
(many earn much less)

In other words most of our workforce can’t afford to pay more than $1,000 a month for housing
(most can only afford much less)



While rents vary based on size of the unit, location and quality,

most RENT in Pacific Grove is well over $1,600 to $1,700 a month
with family-size units being much more

and the monthly cost to OWN a median-priced home is over $4,500 a 
month

(if you can afford the down payment!)



The challenge of affordability...

High Land Costs
plus

High Construction Costs
equals

Market Pressure to Create High Cost Housing



What is “affordable housing”?



How much more housing do we need, and for who?

We need more than we have
especially units affordable to moderate and lower income households

For our workforce, for our seniors, and for our children and grandchildren.



Welcome Home Strategy – June 2021

https://cms9files.revize.com/pacificgrove/Document_Center/Departments/Community%20Development/Housing/Housing%20Initiative/PG%20Strategy%20FINAL%20-%20June%202021.pdf


Near-Term Actions
2a. Adopt Affordable Housing Density Bonus 

+ Changes to Parking Standards
● Currently adopted by reference
● Will help clarify application by zone district

2b. Adopt Objective Development Standards 
+ Streamlined Review Procedures
● Initial evaluation and memo with recommendations
● Will factor in SB9 considerations



Density Bonus Ordinance
➔ Support and incentivize affordable housing, implement state law 

and provide clarity for everyone involved
➔ Locally implement state law re: density bonus (currently adopted 

by reference in Chapter 23.79 of city code)
➔ Clarify how bonuses for affordable housing apply in relation to 

land use designation and zoning as well as levels of affordability by 
housing type (it can get confusing)

➔ Provide guidance to staff, decision makers and developers 
regarding application of bonus and granting of incentives and 
concessions (including potential changes to parking standards)



Streamlined Review
➔ Senate Bill 35 established “streamlined review” requirements for 

qualifying housing developments in jurisdictions that have not met 
their RHNA targets

➔ Applies to PG for lower income housing 
➔ Requires “ministerial” (non-discretionary) review

◆ 60-day deadline for finding of consistency
◆ 90-day deadline for design review

➔ Council, Planning Commission or Architectural Review Board can 
be involved and public can give input, but approval or denial must 
be based on objective standards in place at time of application



Objective Standards
➔ Senate Bill 35 and Housing Accountability Act require use of 

“objective standards”
◆ “involve no personal or subjective judgement by a public official 

and are uniformly verifiable by reference to an external and 
uniform benchmark or criterion available and knowable by both 
the development applicant and public official prior to submittal.”

➔ Pacific Grove’s code currently includes many highly subjective 
standards…

➔ Analyzing current language and developing recommendations for 
standards as well as options for streamlined review process



Opportunity Sites
➔ Key opportunity to create long-term affordability under nonprofit 

ownership and management
➔ Puts city and partners in the driver’s seat—decide on population to 

be served, number and mix of units, integration with other 
community-serving amenities

➔ Held panel on October 18th (video on project home page)
➔ Next steps:

➔ Identify and analyze highest priority sites
➔ Develop action plan for priority sites (potential ballot item in Nov 2022?)
➔ Implement rezoning with Housing Element update, as needed
➔ Continue conversation with partners



Quick Thoughts on Inclusionary Housing



Housing Element 101



What is a Housing Element?
● Part of the city’s General Plan 
● Required by state law
● Housing plan for coming eight years
● Analysis of housing accomplishments, needs, constraints, 

etc.
● Housing sites inventory
● Goals, policies, programs and objectives
● Affirmatively Furthering Fair Housing



How does it relate to our Action Plan?
● Strongly related (but different) 
● Necessary to meet state law requirements, but 

action plan is broader and with longer view
(and it’s focused on action)

● Housing element will be key opportunity to look at sites
● We have a great head start!



What is RHNA?
● Regional Housing Needs Allocation 
● One part of the housing element process (but gets a lot of 

attention)
● Sets housing capacity that we need to plan for, by income 

category
● State does projection for region; AMBAG distributes to each 

jurisdiction
● Due to changes in projection methodology, numbers from 

state have been higher this round than other rounds



What is Pacific Grove’s RHNA?
● Don’t know yet -- draft numbers expected January 2022 
● Last planning period (2014 - 2023): 10,430 units to region; 

115 units to Pacific Grove
● This planning period (2023 - 2031): 33,274 units to region 
● AMBAG determines methodology for distribution
● Draft numbers will be released followed by review/appeals 

period and then final RHNA
● Housing elements must be updated by December 2023



What happens next?
● Continue our focus on near-term actions (will help with the 

housing element)
● Engage with AMBAG process
● Continue to look at key opportunity sites
● Continue to work on ADUs (they help us meet our RHNA) 

and other housing efforts
● Incorporate recent state law changes (including SB9) in our 

analysis and planning


