CITY COUNCIL STAFF REPORT

TO:

Honorable Mayor and City Council

DATE: June 28, 2021

FROM:

Matthew Bronson City Manager

PREPARED BY:

Bruce Buckingham, Community Development Director

SUBJECT:

Development Application 21-20: Pre-Application Development
Review of 53-Unit Affordable Housing Project (Applicant: People’s
Self-Help Housing and Housing Authority of San Luis Obispo
County)

RECOMMENDATION
Provide direction to staff and the applicant on the proposed affordable housing project on Cityowned land at 164 South 13th Street and privately-owned land at 1206 West Grand Avenue.

BACKGROUND
On March 8, 2021, the Council adopted an updated list of Council Goals for FY 2021-23 including
a revised Housing and Homelessness Major City Goal which states:
Housing and Homelessness. Update City codes and standards to encourage housing
construction to meet diverse needs; collaborate with developers and non-profits in efforts
to increase overall housing stock with a priority on affordable housing availability; and
partner with regional agencies and organizations to address homelessness and related
sheltering issues in the city and region.
In support of this and previous related goals, the Council adopted the 2020-28 Housing Element
in November 2020 which was certified by the State Housing and Community Development
Department (HCD) in January 2021 as required by law. The Housing Element adoption also
included rezoning of four properties referred to as “opportunity sites” for the potential development
of affordable housing within the City. These rezones included the City-owned lot located at 164
South 13th Street which was rezoned from Parks and Recreation (PR) to Central Business Open
(CBO) with an overlay that requires an affordable housing project. The property is commonly
referred to as the Cleaver property because the Cleaver family deeded the property to the City in
1990.
The Housing Element contains Council goals, policies and programs that will facilitate housing
production, how the City will comply with State housing laws, and demonstrates how the City will
accommodate its Regional Housing Needs Allocation (RHNA). The RHNA is mandated by State
housing laws and establishes the number of housing units assigned to the City which were
addressed as part of the Housing Element update. The RHNA for the city is 369 units broken
down by income level as follows:
Jurisdiction
Grover Beach

Total
Allocation
369

Very Low
24.60%
91

Low
15.50%
57

Moderate
18.00%
66

Above Moderate
41.90%
155
Agenda Item No. 17
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The State does not require that the 369 units allocated to Grover Beach be constructed over the
next 10 years, but rather that there is land available and necessary zoning for the development
of these units or other methods of providing new housing. The Grover Beach RHNA of 369 units
includes 155 market rate units (42%) and 214 below market rate units (58%) including very-low,
low, and moderate-income units. These rates are based on monthly Affordable Housing
Standards from the County of San Luis Obispo that indicate the maximum household incomes,
home purchase prices, and rents for each income category (reference Attachment 1). In general,
below market rate units are difficult to construct because it requires some type of financial subsidy
to make up the difference between the market rate and the reduced rent.
The City currently has only 15 rental units that are deed restricted as very-low and low-income
which illustrates the difficulty in providing affordable housing in the city. The City’s RHNA requires
that the City plan for 148 very low and low income units from 2019-2028; therefore, the proposed
project of 52 affordable units submitted as a pre-application would satisfy 35% of the total RHNA
low income units.
Request for Qualifications to Select a Developer
On May 4, 2020, the Council discussed the potential use of the City-owned Cleaver property for
the development of an affordable housing project and directed staff to prepare a Request for
Qualifications (RFQ). The purpose of an RFQ is to solicit the qualifications of potential affordable
housing developers so the Council could select a developer that is capable of entitling and
developing a project. The City received two submissions in response to the RFQ and the Council
on July 6, 2020 selected People’s Self-Help Housing (PSHH) and the Housing Authority of San
Luis Obispo (HASLO) working together as one developer available for review at
https://www.grover.org/DocumentCenter/View/10039/Item9_Cleaver-RFQ-Staff-Report-CCDESKTOP-6R2GF0D.
The Council also directed staff to prepare an Exclusive Negotiating Rights Agreement (ENA)
which the Council approved in September 2020. The purpose of the ENA is to provide the
parameters for the developer to move forward with a project design without committing the
Council until such time as a Development and Disposition Agreement (DDA) for the site is
negotiated by the parties and approved by Council. During the RFQ process, PSHH and HASLO
acquired the right to purchase the property adjacent to the Cleaver property located at 1206 West
Grand Avenue which expanded the project site from 0.94 acres to 1.55 acres allowing a significant
increase to the number of affordable units that can be accommodated on the site.
PSHH’s mission is to build affordable housing that offer opportunities to change lives and
strengthen communities and currently owns and manages over 1800 rental units in Ventura,
Santa Barbara and San Luis Obispo Counties. They also manage and maintain all their properties
through their property management department, and provide a full-time manager that resides
onsite. Further, PSHH provides support services to its residents on an ongoing basis and offers
scholarships to its residents. Additional information on PSHH can be found at
https://www.pshhc.org/
HASLO has a similar mission to PSHH and is committed to building and maintaining affordable
housing for the community. HASLO also owns and manages hundreds of affordable housing units
throughout the county. Additional information on HASLO can be found at https://www.haslo.org/.
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Project Description
The proposed 53-unit housing project is located at 1206 West Grand Avenue and 164 South 13th
Street which create an “L” shaped site with vehicle access from both street frontages as shown
below. The project site is partially developed with an existing commercial building and the vacant
Cleaver property. The site is zoned Central Business Open (CBO), with a Planned Development
Overlay (PD-6) over the Cleaver property requiring the development of an affordable housing
project.
Aerial
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Zoning

CBO
CBO

CBO

PD-6
R3

OP

The proposed project consists of two three-story buildings totaling approximately 44,745 square
feet connected by a pedestrian bridge on the second and third floors with a maximum building
height of approximately 33 feet. The project would include the following:
•
•
•
•
•
•
•
•
•

53 units including 52 affordable housing units and one onsite property manager unit
consisting of 24 one-bedroom, 15 two-bedroom, and 14 three-bedroom apartments.
On-site laundry facilities located on the ground floor of Building “B”.
2,650 square foot multipurpose room for residents use, which includes a kitchen and prep
area, bathrooms, and two offices located in Building “A”.
2,300 square feet of outdoor common area space that includes a barbeque area, benches,
picnic tables, and a 750 square foot sports court for use by residents.
330 square foot community garden area for use by residents.
63 parking spaces and bicycle racks.
8,600 square feet of landscaping including the use of trees along property lines.
Trash enclosure with pedestrian access.
Removal of existing commercial building, existing park bench, and oak tree.
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Site Plan

The proposed building architectural style is modern agrarian and includes extensive use of popouts and varying roof lines to reduce the bulk and mass of the three-story structure. The building
is primarily stucco with vertical metal siding accents and angled and straight awnings over
windows. The West Grand Avenue elevation includes a second story open deck with seating that
protrudes from the building to reduce the three-story massing. The buildings also have open metal
staircases and catwalks. While the City does not have a required architectural style or theme, the
proposed modern lines are similar to recent multi-family projects at 12th Street and Ramona
Avenue and 14th Street and Ramona Avenue.
The project buildings are setback approximately 50 feet from the west and south property lines to
provide a buffer from the adjacent mobile home park and mixed-use building. Building A
orientated towards West Grand Avenue is setback five feet from the east property line adjacent
to Chevron with a 10-foot setback along the north property line adjacent to the small mixed-use
building.
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View from West Grand Avenue

View from South 13th Street

The CBO zone allows all residential projects and the West Grand Avenue Master Plan includes
design guidelines for high density residential project as follows:
•
•
•
•
•
•

Doorways should be oriented toward the street.
Conceal parking behind the building and provide alley entrances to parking areas where
possible.
Minimize curb cuts for entrances.
Incorporate ancillary units above garages where appropriate.
Minimize front setbacks to help define the street as an outdoor room.
Where ground floor residential units are located on or near commercial streets, door yards
or a raised ground floor level are recommended to provide a buffer and privacy from
passing pedestrians.
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The proposed project meets the general criteria for a high-density residential project with the
community center entrance facing West Grand Avenue, minimal setbacks along the street
frontages, and the majority of parking away from the street. The design guidelines call for
recessed windows, but the applicant has elected to use window awnings for articulation. Staff is
seeking feedback from the Council on whether the proposed project design and building
elevations are acceptable.
Several years ago, two benches were installed on the Cleaver property along South 13th Street
as a memorial to the Cleaver family. The applicant has offered to recognize both the Cleaver
family and Clifford Clark by naming the proposed development “Cleaver & Clark Commons.” The
benches would be removed as part of the project development though the Council could discuss
an alternative exhibit or memorial to recognize the Cleaver family for bequeathing the property to
the City.
Consistency with the General Plan and Development Code
The proposed project is consistent with several Housing Element policies as shown on
Attachment 2. The project is also consistent with the Council’s Major City Goals of Housing and
Homelessness as the proposed project would provide 52 affordable housing units. The project is
consistent with all Development Code standards as shown below with the exception of private
open space and parking that are discussed in the State Density Bonus section of this report.
The proposed project complies with the development standards for the Central Business Open
Zone as shown and discussed below.
Central Business Open
Development Standard
Table 2.5
Front Setback
(West Grand & South 13th)
Side Setback
Rear Setback
Building Height

Requirement
0 feet

Proposed
6-feet (West Grand Avenue)
6-feet (South 13th)
59.5 feet / 10 feet
46 feet
33 feet

0 feet
0 feet
40 feet

(from average natural grade)

Lot Coverage
Density

FAR (max.)
Minimum Lot Size
Lot Width (min.)
Landscaping
Parking ratio

Multi-Family
Development Standards
(DC 4.10.120)
Front Setback Pavement

Maximum 100%
Maximum 56 units pursuant to
Gov’t Code Section 65915
(80% density bonus)
3.0
5,000 square feet
50 feet
5%
Maximum of 68 spaces
pursuant to Gov’t Code
Section 65915(k)(1)

Requirement
Maximum 50% hardscape in
front yard setback

15%
52+1 manager unit
53 Total
0.79
56,913 square feet
90 feet
15% (8,600 square feet)
63 parking spaces – Applicant is
requesting a concession

Proposed
The majority of the front setbacks
would be landscaped
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Private Open Space

Common Open Space

Not Applicable
100 square feet for ground
floor units; 60 square feet for
1-bedroom units above ground
floor units; and 72 square feet
for 2/3-bedroom units
As determined by the review
authority
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Not Applicable
Applicant is requesting a
concession

Sports court, playground, garden,
seating and barbeque

Development Code Chapter 5 requires site development standards for street improvements, utility
undergrounding, and onsite stormwater detention. Development Code Section 5.20 Street
Improvements requires new multifamily residential projects to construct the street to the centerline
if the pavement condition index (PCI) is less than 60. The current PCI on West Grand Avenue is
approximately 25 and is 90 on South 13th Street. Therefore, the project would be required to
reconstruct the frontage to the street centerline on West Grand Avenue unless the Council waived
the requirement consistent with Development Code Section 5.20.030. The repaving of West
Grand Avenue is included in the FY 2022-26 Capital Improvement Program and the street design
is currently underway. The applicant will replace existing curb, gutter and sidewalk as required to
install new driveway aprons.
Development Code Section 5.40 requires new construction underground all existing overhead
utilities or pay an in-lieu fee adopted by the City Council. However, the Council interim
undergrounding policy adopted in 2007 waives the requirement to underground overhead utilities
for affordable housing projects. Therefore, the project would only be required to underground all
service lines to the building which is acceptable to the applicant. Lastly, Development Code
Section 5.50 requires new construction to retain all drainage on-site. The project proposed would
include an underground retention system under the driveways that will retain all runoff on-site
consistent with City Standards.
Staff is seeking Council direction on whether to require or waive the street reconstruction on West
Grand Avenue.
Tree Removal
The project site has an existing coast live oak that is approximately 100 years old and 35 feet in
height with a 51-inch diameter at breast height centrally located on the site. PSHH had a licensed
arborist prepare a report on the health of the tree as shown in Attachment 4 which concluded the
following:
•
•
•

Tree is in fair health with decay and structural defects in the trunk and large scaffold
branches. If pruned, the tree could pose a hazard for passive recreation under the tree.
Trimming the tree to allow for fire vehicle clearance, building clearance and safety would
require 50% of the canopy to be remove which exceeds the threshold of 25%.
Site grading would encompass the entire critical root zone which exceeds the threshold of
25%. The tree is located at a low point of the site requiring fill dirt to raise the area around
the tree.

PSHH and their architect evaluated the impact to the project if the tree were retained and
concluded that at least 12 affordable units, 12 parking spaces, and the sports court would be
eliminated, and the proposed project would not meet the percentage of 3-bedroom units required,
and a lower unit count will create a higher per unit cost for the applicant. PSHH and HASLO
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concluded that the reduced project by retaining the tree would result in the project being ineligible
for the tax credit program rendering the project financially infeasible. Additionally, the tree, if it
were to remain, may create a safety hazard that reduces its eligibility for tax credit funding.
Therefore, in order for the project to move forward PSHH is requesting to remove the oak tree
and are proposing the following mitigation to offset the loss of the tree:
•
•

Planting of 52 trees on site.
Paying an in-lieu fee of $20,000 to the City for planting street trees on West Grand Avenue.
Based on the City’s recent tree planting costs of approximately $2,000 per tree including
tree grates and irrigation, this would fund the planting of approximately 10 street trees.

Staff is seeking input from the Council on whether the project may proceed with removal of the
tree.
Financing and Level of Affordability
A vital financing component for affordable housing projects comes from the Low-Income Housing
Tax Credit codified in the IRS regulations. The State’s Tax Credit Allocation Committee
administers the tax credit program through a competitive annual application process. In order to
be eligible and competitive, projects must meet specific requirements that are in excess of the
City Code requirements and also include project size, unit mix and unit type (e.g., mobility and
communication units), and parking ratios for disabled persons. As discussed above, PSHH has
indicated the retention of the oak tree would make the project ineligible for tax credits as previously
discussed.
The proposed project would provide 52 affordable units to extremely low (30% of area median
income), very low income (less than 50% of the county median income) and low income (less
than 80% of the county median income) residents although PSHH will not exceed 60% of the
county median income in order to be eligible for the tax credit program. However, the exact mix
of very low and low income units is not typically provided until more is known about project
financing. The units will all have a 55-year deed restriction that requires all units remain available
to the designated income groups as required by the tax credit program.
State Density Bonus
State Government Code Section 65915 commonly known as the State Density Bonus allows an
applicant of a qualifying affordable housing project to be granted a density bonus and
development concessions and/or incentives based upon a ratio of affordable housing to be
provided at a given level of household income (e.g.; low-income).
The project base density is 31 units and the project proposes 53 units for a 71% density bonus
which is slightly less than the 80% density bonus allowed by State law for projects that provide all
affordable units. In addition to the density bonus, the project is eligible for four concessions or
reductions to development standards such as height, setbacks, and open space requirements.
The applicant is requesting two concessions to reduce the amount of required private open space
and parking. In-lieu of the private open space, the applicant is proposing a large common open
space area for use by all residents centrally located on the site. The amenities include a sports
court, playground equipment, community garden, seating and barbeques. In addition, the onsite
community center provides another amenity for all residents.
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Finally, when a developer requests a density bonus, Maximum Required Parking
the State law specifies the maximum parking that
can be required as shown to the right. Based on the
mix of bedrooms, the maximum number of parking
spaces the City could require is 68; however, the
City can further reduce the number of parking
spaces based on a project’s proximity to transit
corridors, or at the applicant’s request.
The applicant is requesting a reduction of five parking spaces for a total of 63 spaces to be eligible
for the tax credit program by providing additional mobility and communication units that are
greater than required by the California Building Code. As a result of increasing the number of
units to accommodate disabilities, the number of accessible parking spaces must be increased,
which because of their size decreases the number of regular parking spaces. PSHH and HASLO
has constructed many similar size projects and have found that the parking ratio of 1.2 spaces
per unit is adequate based on the number of vehicles that their renters own. Further, the project
site is within 150 feet of a transit stop on West Grand Avenue making the site very accessible to
public transit. PSHH and HASLO will address the proposed parking in further detail at the Council
meeting.
Development and Disposition Agreement and Permit Process
Senate Bill 35 allows affordable housing projects by right if certain criteria are met including the
developer owns the land. Consistent with the ENA, the first step is to have Council review the
project to determine if it meets the City’s Development Code requirements and the Council’s
expectation for the development of an affordable housing project on city-owned land. The purpose
of this pre-application review is to allow Council input on the project and determine if the project
is acceptable to the Council. If the project is found acceptable and the Council wants to proceed
with the development by PSHH, a DDA would be prepared for Council review that would provide
the terms for transferring the property to PSHH. The DDA would stipulate the terms of the transfer
including that the project would be constructed in substantial conformance with a performance
schedule for construction and with the plans the Council determined is an acceptable project.
Once the DDA is approved by the Council, the property is transferred to PSHH and once financing
is secured by PSHH, the final step would be staff review of the construction plans and issuance
of the building permit.
CEQA Review
As with all development projects, the project must be evaluated for consistency with the California
Environmental Quality Act (CEQA). If the Council determines the project is acceptable and directs
staff to prepare the DDA, staff will hire a consultant to prepare the appropriate environmental
document.
FISCAL IMPACT
The review of the pre-application has no immediate fiscal impact. Future approval of a
Development and Disposition Agreement to construct an affordable housing project would be
based on contributing the City-owned land to the developer through a sale. The Council could
also elect to apply for Community Development Block Grant (CDBG) or the HOME program which
could provide additional funding opportunities to assist the developer. The City is also participating
in the Permanent Local Housing Allocation (PLHA) Program which provides a permanent funding
of approximately $140,000 annually over the next five years. The Council has elected to place
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these funds with the San Luis Obispo County Housing Trust Fund (SLOCHTF) for use on an
affordable housing project in the city which the developer could apply for after entitling the project.
ALTERNATIVES
The Council has the following alternatives to consider:
1. Provide direction to staff and the applicant that the proposed project is acceptable and
direct staff to prepare a Development and Disposition Agreement for Council
consideration; or
2. Provide direction to staff and the applicant on the proposed development and request the
developer make project modifications and present the revisions at a future Council
meeting; or
3. Provide alternative direction to staff
PUBLIC NOTIFICATION
The agenda was posted in accordance with the Brown Act. A notice about this pre-application
agenda item was sent to property owners and occupants within a 300-foot radius of the project
site.
Attachments
1. Affordable Housing Standards
2. Project Consistency with Adopted Policies
3. Arborist Report
4. Full-Size Project Plans

Atttachment 1

Affordable Housing Standards
SAN LUIS OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
County Government Center San Luis Obispo, California 93408 Telephone (805) 781-5600

This bulletin summarizes the county's affordable housing standards including maximum household incomes, home
purchase prices and rents. It applies to new projects in both the Coastal and Inland portions of the County.

Income limits:
The state defines family income groups as follows: "Extremely Low Income" is defined by Health and
Safety Code Section 50106 as 30% of county median income; "Very Low Income" is defined by Health and
Safety Code Section 50105 as 50% of county median income; "Lower Income" is defined by Health and
Safety Code Section 50079.5 as 80% of county median income; "Moderate Income" is defined by Health
and Safety Code Section 50093 as 120% of county median income; "Workforce" is defined by Title 22 of
the County Code as 160% of county median income. The following income limits are effective as of April 26, 2021.

Persons in
Household

Extremely Low
Income

Very Low
Income

1
2
3
4
5
6
7
8

$20,550
$23,500
$26,450
$29,350
$31,700
$35,580
$40,120
$44,660

$34,250
$39,150
$44,050
$48,900
$52,850
$56,750
$60,650
$64,550

Low Income Median Income
$54,800
$62,600
$70,450
$78,250
$84,550
$90,800
$97,050
$103,300

Moderate
Income

Workforce

$68,450
$78,250
$88,000
$97,800
$105,600
$113,450
$121,250
$129,100

$82,150
$93,900
$105,600
$117,350
$126,750
$136,150
$145,500
$154,900

$109,520
$125,200
$140,800
$156,480
$168,960
$181,520
$194,000
$206,560

Sample maximum sales prices: (see footnotes)
Unit Size
(Bedrooms)

Extremely Low
Income

Very Low
Income

Low Income

Moderate
Income

Workforce

Studio
1
2
3
4

$62,000
$74,000
$86,000
$99,000
$110,000

$120,000
$140,000
$161,000
$182,000
$198,000

$178,000
$207,000
$236,000
$265,000
$288,000

$347,000
$400,000
$453,000
$507,000
$549,000

$482,000
$555,000
$628,000
$700,000
$758,000

Note 1: Homeowner association due (HOA) assumption per month is

150.00

Note 2: Mortgage financing assumed at a fixed rate for 30 years (HSH Associates) is

2.95%

Note 3: Prices shown are preliminary estimates and may be revised. Round to the nearest 1000th.
Note 4: Actual sales price limits will be determined by the County on a case-by-case basis.

Updated: 6/2/2021

Maximum rents: (see footnotes)
Unit Size
(Bedrooms)

Extremely Low
Income

Very Low
Income

Low Income

Moderate
Income

Workforce

Studio
1
2

$513
$587
$660

$856
$978
$1,100

$1,027
$1,174
$1,320

$1,882
$2,152
$2,420

$2,567
$2,934
$3,300

3
4

$734
$792

$1,223
$1,320

$1,467
$1,584

$2,690
$2,904

$3,668
$3,960

Note 1: The maximum rent limits shown above do not include adjustments for utilities. Refer to the utility allowance bulletin
posted on the website of the Housing Authority of the City of San Luis Obispo.
Note 2: Rent limits are updated when the State issues its annual update to median incomes,
generally in April of each year.

Updated: 6/2/2021

Attachment 2

City of Grover Beach Pertinent General Plan Goals & Policies
Development Applications 21-20
The following table includes additional pertinent General Plan goals and polices for the preapplication review requested by People’s Self Help Housing

General Plan Policy / Goal

Consistency
Reason

Land Use Element
Goal LU-2: To designate adequate land in a range of residential densities to address the housing
needs of all income groups expected to reside in Grover Beach.
LU-2.2 Affordable housing. The City shall promote the development of
affordable housing to meet the needs of low- and moderate- income
households, consistent with the policies and programs of the Housing
Element.

LU-2.4 Special needs housing. Housing provided for residents with
special housing needs should be compatible with surrounding
development.

LU-2.6 Location of higher densities. Generally, higher density housing
should be located in areas served by the full range of urban services,
within walking distance of neighborhood shopping areas, schools, parks
and employment.

The proposed project consists of a 52 unit all
affordable housing. The City’s current RHNA
goals include the development of 214
moderate, low, and very low housing units. The
proposed project would contribute
approximately 24% towards meeting these
RHNA goals, which is a significant contribution
of units.
The proposed project is considering an
application to CTCA which will include
provisions to include housing for special needs
residents. The proposed project as designed,
includes elements that is compatible with the
surrounding development.
The proposed project would be located off of
West Grand Avenue, within walking and transit
distance of shopping areas, schools, parks, and
areas of employment.

Goal LU-3: To ensure infill residential development is compatible with surrounding development.

LU-3.1 Compatible infill development. Housing built within an existing
neighborhood should be compatible in scale and in character with that
neighborhood. Where neighborhoods are primarily single story, twostory housing may be permitted but should be designed to respect the
privacy of surrounding residences. All multifamily development and
large group-living facilities should be compatible with nearby, lower
density development.
a. Architectural Character: New buildings should respect existing
buildings where they contribute to neighborhood architectural
character, in terms of size, spacing, and variety.
b. Privacy and Solar Access: New buildings should be designed to
respect the privacy and solar access of neighboring buildings
and outdoor areas, particularly where multistory buildings or
additions may overlook backyards of adjacent dwellings.
c. Compatible Color and Materials: New buildings should employ a
palette of building materials and colors that complements
existing development where they contribute to neighborhood
architectural character.

The proposed project is 3 stories in height,
which is of similar height of the existing offices
directly adjacent to the proposed project. It is of
comparable size and shape to development
along West Grand Avenue.
The proposed project consists of building
materials that compliment existing development
along the corridor.

General Plan Policy / Goal

Consistency
Reason
Goal LU-10: To provide for the day-to-day needs of Grover Beach residents by establishing
neighborhood-serving businesses within walking and biking distance of surrounding neighborhoods.
LU-10.2 Preserve residential development along S. 13th Street.
Existing residences along 13th Street south of Grand Avenue, including
the mobile home park, should be retained and protected from the
impacts of non-residential development. There may be portions of these
developments that front directly onto Grand Avenue that may transition
to commercial mixed-use development in accordance with City
requirements.

The proposed development includes new residences
along the S. 13th frontages. This new residential
development will integrate with existing
neighborhoods. And assist in transitioning to the
commercial corridor along West Grand Avenue.

Housing Element Policies
Policy 1.2. The City shall encourage development of a mix of different
housing types including multi-family and single-family homes, mixeduse developments, accessory dwelling units, caretaker units,
manufactured homes, transitional housing, emergency shelters, and
farmworker and employee housing, in appropriate locations.
Policy 1.3. Multi-family housing developments shall incorporate
interesting architectural and structural design features, including but not
limited to varied roof lines, recessed second and third stories, courtyard
housing, horizontal and vertical wall offsets, and other features to enrich
the livability and attractiveness of these developments based on
objective requirements in the City Development Code or optional design
guidelines.
Policy 6.2 The City shall provide expedited permit processing for
affordable housing developments.

Policy 7.1 All new dwelling units shall be required to meet current state
requirements for energy efficiency. The retrofitting of existing units
during remodeling shall be encouraged.

The proposed project is located along the West
Grand Avenue corridor and will consistent of
multi-family units with affordability at all income
levels.
The proposed project includes architect
elements including pop-outs, off-sets, color
schemes and other architectural and site plan
features that enrich the livability and
attractiveness of the proposed project.

The proposed project is currently at a “preapplication review” in order to provide an
expedited permit process and receive the
necessary
The proposed project will be required to meet
current building code standards at the time of
building permit submittal.

Attachment 3

1343 Bishop Street, San Luis Obispo, CA 93401

March 25, 2021

Tel: 805 234 8760 Email: rodney@heritagetreeconsulting.com

To: Owen “Butch” Wells – Murray Duncan Architects Inc, - 150 Castilian Dr, Goleta, CA 93117
Re: Tree Health Inspection and Tree Protection Report - People’s Self-Help Housing Apartments 1206
West Grand Avenue, Grover Beach, CA
Mr. Wells,
In response to your request for a Tree Health Inspection and Tree Protection Report in regard to
proposed construction of an apartment complex 1206 West Grand Avenue, I have prepared the
following assessment.

Assignment
•

Site visit to collect tree data and determine tree health, stability and protection area for one (1)
coast live oak (Quercus agrifolia) tree

•

Produce written arborist report assessing tree health, stability, potential for retention and
protection.

Introduction
Your project proposes building a 49 unit, affordable housing, apartment complex with associated
recreation areas and social services buildings. The project is planned to accommodate the maximum
number of units and parking per acre per City of Grover Beach zoning.
The parcel has not previously been developed and the terrain is in somewhat of a natural state with low
areas west of the tree and mounding in the center then sloping slightly to the east. The current plan
shows construction encroachments into the dripline of one coast live oak (Quercus agrifolia). I have
assessed the health and stability of the tree, as well as potential construction impacts on roots.
Additionally, I assessed what impacts vertical clearance-pruning will have on the tree.

Trees Data and Impacts
Tree Species

Condition

Coast Live Oak

Fair

Tree Data and Impact Chart
Diameter
Height
51”

35’

Root Impact
35%

Pruning
impact
50%

Tree Health - Stability - Condition
When considering retain a tree within a construction project, it is important to be sure that the tree is
health and structurally stable. I assessed the tree and found the following:
Health- In terms of canopy vigor, I found the leaves to be of average size with good color. Twig
grown and bud formation was also good. I noted some dead wood in the canopy ranging
between 1 and 2 inches in diameter but did not note any overall decline. In the case of an
unmaintained tree. Dead wood in the interior or the canopy is normal.
Structure –
• Roots- The roots were undisturbed and no physical damage or decay was visible.
• Trunk- The southeast side of the trunk had an area of missing bark 8 inches wide
and 3 feet long. The wood was exposed and was showing initial signs of decay but
was solid when probed.
• Scaffold Branches a.k.a. (large branches that provide structure)
The tree had numerous overextended scaffold branches with decay pockets created
from at previous branch failure points . The largest decay pockets was at the base of
the southeast scaffold. It measured 18 inches deep. The branch was approximately
24 inches in diameter.
Condition – I rated the condition or the tree as Fair. Although the leaves and the health of the
canopy were in good condition. The decay and the structural defects in the trunk and large
scaffold branches brought the overall rating down.

Construction and Pruning Impacts –
Your plan proposed multiple encroachments into the dripline of the tree. The dripline is generally used
to define the critical root zone (CRZ) of a tree. In the best case, no disturbances should occur within the
CRZ. Trees can tolerate some encroachment into the CRZ but should not be more than 25% of the total
CRZ. At no time shall structural roots be removed or damaged. See Appendix A- Photo 1 for CRZ
measurement and Appendix B- Site Map for encroachment areas within the CRZ.
Tree roots typically extend beyond the dripline of the tree canopy. The most commonly used calculation
for determining the root zone of a tree is to multiply the trunk diameter by 12 inches to get the radius of
the critical root zone (CRZ) or in simpler terms 1 inch of diameter equals 1 foot of CRZ radius. For this
tree the diameter was 51 inches therefore the CRZ radius was 51 feet.
Because this tree had an asymmetrical canopy, I adjusted the CRZ to be equal distance from the trunk of
the tree in order to give adequate root protection in all directions. In an effort to accommodate the
project and still protect the tree, I adjusted the radius of the CRZ to 35’ measured from the outside of
the trunk. See Appendix A- Photo 1 for CRZ measurement and Appendix B- Site Map for encroachment
areas within the CRZ.
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The following chart shows estimated percentage of encroachment into the adjusted CRZ for each
proposed feature of the project.

buildings
0%

fire
lane
15%

Chart 1- Approximate Encroachment Percentages
car
bike
tot
sports
other
turf
parking
parking
lot
court
hardscape
2%
5%
30%
3%
35%
10%

total encroachments
100%

In the current iteration of your plan, root encroachment into the CRZ is 100%. If turf were removed and
the tot lot relocated outside the dripline the encroachments would still be at approximately 35%.
Outside of the CRZ the land will need to be graded and filled and compacted. Roots beyond the CRZ will
be smothered, damaged or removed, rendering them useless in providing water and nutrients to the
tree.
Pruning follows similar guidelines as root encroachments. No more than 25% of the canopy should be
removed during a single pruning event. In order to allow clearance for emergency services vehicles,
delivery and trash trucks, a minimum of 14 feet clearance is required. The large scaffolds of the tree
have less than 8 feet of clearance from the ground and smaller secondary branches are growing within 2
feet of the ground. I estimated that 5 large, scaffold branches will require pruning or removal to give 14
feet of clearance above the proposed fire lane.
Other pruning will also be necessary to give side clearance from the proposed multi-story apartment
buildings. Approximately 30% of the canopy would be removed for fire lane clearance and
approximately 20% more of the canopy would need to be removed for building clearances and safety
pruning. A total of 50% of the canopy would need to be removed in order to accommodate vehicle and
building and safety clearances. Appendix A- Photos 2 & 3.
Chart 2 - Approximate Clearance Pruning Percentages
fire lane and vehicle
clearances
30%

building clearances

safety pruning

total canopy to be removed

10%

10%

50%

Discussion
The tree in question is approximately 100 years old. It did not appear to have had any regular or
professional maintenance during its lifetime. The southeast side of the trunk had a large exposed wound
area that may have been caused by a co-dominant stem failure many years ago. The wound had decay
forming in it which has penetrated into the structural wood of the tree. See Appendix A- Photos 4 & 5.
The structural integrity of a decaying trunk is not easily determined because there is no exact way to
measure the varying tensile strength of the healthy and compromised wood fibers. What is known, is
that when wood dies and begins to decay it only gets less strong over time. As the decay advances, the
trunk will become unstable and eventually fail.
Numerous branches in the canopy have broken out due to storms or excessive end weight.
Subsequently, the wounds caused by those failures have allowed fungi to enter the tree and have
caused decay. See Appendix A- Photo 7.
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Some of the branches can be reduced to mitigate the likelihood of failure, however some have decay
pockets at the base of the branches and the weight of the branch, even when reduced is substantial
enough to cause a failure. The largest of these branches is the scaffold on the southeast side of the tree.
It has an 18 inch deep cavity between competing branches. See Appendix A- Photos 6. The decay cavity
is located above the large trunk cavity pictured in Appendix A - Photos 4 & 5. The two decay areas are
likely connected internally and add to the instability of the trunk and the scaffold.
Considering there will be children and other people frequenting the space beneath the tree, I have to
consider the risk of failure very closely. Large branches with decay pockets can break out unexpectedly
and often time it happens during very hot spells in the summer because of the increased water weight in
the canopy. While mitigation pruning can reduce the risk of failure of some branches, it will not lower
the risk to an acceptable level where I can be confident that serious damage to people or structures
below would not occur.
Even if pruning could be performed to reduce the risk of failure to and acceptable level, the issue of
encroachment into the CRZ still remains. At present the encroachments add up to 100%. If turf and the
tot-lot were removed from the equation, the encroachments would still equal 35% which is beyond the
25% threshold. Considering that I reduced the CRZ below the industry standard, the true area of root
disturbance is much greater.
Clearance pruning would be necessary to allow large vehicles like fire, delivery and garbage trunks to
pass beneath the tree on the access road. The total estimated canopy being removed for vehicle,
building and safety clearances is 50%. Extreme pruning combined with heavy root encroachments would
cause it to severely decline if not die.

Conclusion
Whether I look at this tree from a structural or an encroachment standpoint, I don’t see if being a good
fit for the project. It is never an easy decision to condemn a tree, but in the built environment, we have
to be aware of the hazards we create by placing buildings and other infrastructure beneath or near
trees. I am not comfortable with the potential of part or all of this tree failing and causing severe
damage to someone or something below.
In consideration of root encroachments and heavy pruning, the combined impact would be too great to
allow this tree to thrive. The tree will likely die and require removal.

Recommendation
Remove entire tree and replant with multiple drought tolerant tree species that will be appropriately
sized for the space when mature.
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Respectfully Submitted,

Rodney Thurman

ISA Board Certified Master Arborist PN-2684BUM

Appendices: photographs, site map
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Appendix A – Photographs

35’ CRZ Radius

Photo 1 - View of tree to the west – 35’ CRZ Delineated
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Vehicle Clearance 14’

Photo 2 - View of tree to the west – Yellow circles indicate pruning required for vehicle, building and
safety clearance.
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Photo 3 - View of tree to the east – Yellow circles indicate pruning required for vehicle, building and
safety clearance.
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3’

2’

1’

8”

Photo 4 - View of trunk decay area southeast side of trunk
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8”

Photo 5 – Close-up view of trunk decay area southeast side of trunk. Decay outlined in yellow.
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Scaffold
decay
pocket

Upper
section of
trunk
decay

Photo 6 – Decay area in large scaffold southeast side of tree. Rebar inserted
18”deep. Decay is above lower trunk decay area on southeast side of trunk shown
in Photos 4&5.
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Photo7 - View of tree to the south – Yellow circles indicate decay cavity pockets at bases of scaffold
branches.
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Appendix B – Site Map with Tree Location

CRZ of Tree- 35’
radius from
outside of trunk

Dripline of Tree

Tree Trunk
Location

Green Delineation = Dripline, Orange Delineation = CRZ
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