
























































Sub-Region/Method of Meeting the RHNA Units by Income Level

North County Lower Moderate Above Moderate

RHNA 807 229 486

RHNA + 15% Buffer 928 263 486
Current Capacity (Vacant Sites, ADUs, and 

Pending Projects) 441 520 1,730

Surplus (+)/Shortfall (-)1 -487 +257 +1,244



Sub-Region/Method of Meeting the RHNA Units by Income Level
North County Lower Moderate Above Moderate

RHNA 807 229 486
RHNA + 15% Buffer 928 263 486

Current Capacity (Vacant Sites, ADUs, and Pending 
Projects) and Recommended Rezone Sites 1,203 679 1,392 

Surplus (+)1 +275 +416 +906





CITY OF SANTA MARIA

Housing Summit 

April 18, 2024



Housing Needs 
and Progress 

City of Santa Maria 



SBCAG RHNA 6th Cycle Allocation 

For the 6th Cycle planning period, Santa Maria’s RHNA target is 5,418 units.



Site Inventory

The RHNA represents the anticipated demand for additional housing units 
for all income levels

The Site Inventory documents the residential development opportunities 
within the City to accommodate RHNA - Housing Development Capacity

The Inventory may include 
• Vacant sites under existing zoning
• Pending projects
• Projected Accessory Dwelling Units (ADUs)



Available Sites 



2023 Residential Building Permit Activity

Issued Residential Permits
Building permits issued for 454 new residential units: 
• 3 mobile homes
• 28 single-family
• 415 accessory dwelling units, and 
• 8 multi-family units. 

Completed Residential Units 
Certificates of occupancy issued for 308 completed units:
• 4 single-family
• 301 accessory dwelling units, and 
• 3 multi-family units



Residential Projects
Under Construction

City of Santa Maria 



Gateway Mixed Use



Centennial Square Apartments



Centennial Gardens Apartments



Santa Maria Studios



Northman Subdivision (Skyview Estates)



Lakeview Mixed Use / Elements Apartments



Pending Residential Projects
PROJECT UNITS LOCATION
309 Mill Apartments 23 units 309 E Mill St
200 Mill Apartments 20 units 200 W Mill Street
Vino Bella Apartments 32 units 120 W Chapel St
Bellecrest Residences 142 senior units 1571 E Main Street
Alvin Newton Apartments 82 units and 5,760 sq. ft. retail SWC Main St. and Broadway
Heritage Walk Lofts 102 units 201 Town Center West
Cook Street Apartments 114 units N of Cook St and E of McClelland St
Heritage View 119 affordable units 124 S College Dr
Oakley Court Apartments 30 units 600 S Oakley Ct
Blosser Ranch 338 single-family, 329 ADUs 

832 apartment units
NE/c of S Blosser Rd and W Battles 
Rd

Barcellus Senior Apartments 80 senior units 502 E. Barcellus Ave
Westgate Village 126 units and 16,000 sq. ft. retail NWC S. Blosser Rd and W Battles Rd
Avante Apartments 86 units SWC Carmen Lane and S Blosser Rd 
Park Edge Apartments 140 units and 5,435 sq. ft. retail 2770 Santa Maria Way
Skylight Homes 49 single family units 3170 Santa Maria Way



Thank You

City of Santa Maria 





California Housing
Market Update



The “5% right around the corner” forecasts are wrong

SERIES: Fed Funds Rate, Fed’s Dot Plot
SOURCE: Federal Reserve, the Wall Street Journal
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Evidence of the brother-in-law effect
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Sales are starting to bounce back already in 2024
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California, February 2024 Sales: 290,020 Units, +1.3% YTY, +12.8% MTM 



All of California starting off on a positive note
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Top end rebounding more quickly again
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Lock-in effect on current owners from interest rates
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California Mortgages by Current Interest Rate, 2023Q4
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California price increases for 8th month in a row
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California, February 2024: $806,490, +2.2% MTM, +9.7% YTY



The Forecast for 2024



U.S. economic outlook
2016 2017 2018 2019 2020 2021 2022 2023 2024f

US GDP 1.8% 2.5% 3.0% 2.5% -2.2% 5.8% 1.9% 2.5% 0.7%

Nonfarm Job Growth 1.8% 1.6% 1.6% 1.3% -5.8% 2.9% 4.3% 2.3% 0.2%

Unemployment 4.9% 4.4% 3.9% 3.7% 8.1% 5.4% 3.6% 3.6% 4.4%

CPI 1.3% 2.1% 2.4% 1.8% 1.2% 4.7% 8.0% 4.1% 2.6%

Real Disposable Income, % 
Change 1.9% 3.1% 3.6% 3.1% 6.4% 3.1% -5.9% 4.2% 2.1%



California housing market outlook
2016 2017 2018 2019 2020 2021 2022 2023 2024p

SFH Resales (000s) 417.7 424.9 402.6 398.0 411.9 444.5 342.5 257.6 327.1

% Change 2.0% 1.7% -5.2% -1.2% 3.5% 7.9% -22.9% -24.8% 27.0%

Median Price ($000s) $502.3 $537.9 $569.5 $592.4 $659.4 $784.3 $818.9 $814.0 $860.3

% Change 5.4% 7.1% 5.9% 4.0% 11.3% 18.9% 4.4% -0.6% 5.7%

Housing Affordability Index 31% 29% 28% 31% 32% 26% 19% 17% 17%

30-Yr FRM 3.6% 4.0% 4.5% 3.9% 3.1% 3.0% 5.3% 6.8% 6.3%



Thank you!!





Santa Maria Valley Housing Summit
April 18, 2024

How Sharp Is Your Pencil?
The True Cost of Real Estate Development

Craig Minus Wes McRae

Presented by:



Purpose

● Demystify the complexities of a real estate development pro-forma, 
addressing the challenges faced when building much-needed housing 
throughout California.

● Provide clarity on the critical questions surrounding housing development in 
the current economic environment.

● Highlight the challenges faced by every developer throughout the 
development process, including tough decisions to be made to balance the 
risk with the potential return.

● Discuss the economics of real estate development to help shed light on the 
challenges and concerns we face as a community.
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Proforma – 20 UNITS (100% Market Rate)

72

Per Unit
A # of Units 20                 A Land 1,000,000$ 
B SF of Unit 1,000            B Design Consultants
C Total Square Footage 20,000          Entitlement 70,000$      

Construction Drawings 110,000$    
D Cost per Square Foot 370$             TTL Design 180,000$    9,000$     

C Permits and Fees
Staff Processing 25,000$      
Impact Fee Permit 200,000$    
Building Permit Fee 80,000$      
Inclusionary Housing

TTL Permits & Fees 305,000$    15,250$   
D Construction Costs

Site Work/Utilities 250,000$    
Slab Up 7,000,000$ 
Landscape 150,000$    

TTL Construction Costs 7,400,000$ 370,000$ 
8,885,000$ 444,250$ 

A Cost to Build 8,885,000$ 
B Market Financing

Leverage 65%
Amount Financed 5,775,250$ 
Interest Rate 6.50%

C Monthly Payment (31,283)$     
D Equity Requirement 3,109,750$ 

Market Rent
E Market Rent/Month 3,500$          70,000$      
F Operating Expenses 35% (24,500)$     

G Net Income 45,500$      

H Less Debt Service (31,283)$     

I Cash Flow after Debt Service 14,217$      

J Return on Equity Invested 5.49%

UNITS COSTS

TTL COSTS
PROFORMA



Proforma – 40 UNITS (100% Market Rate)

73

Per Unit
A # of Units 40                 A Land 1,000,000$    
B SF of Unit 1,000            B Design Consultants
C Total Square Footage 40,000          Entitlement 120,000$       

Construction Drawings 200,000$       
D Cost per Square Foot 313$             TTL Design 320,000$       8,000$     

C Permits and Fees
Staff Processing 30,000$          
Impact Fee Permit 300,000$       
Building Permit Fee 120,000$       
Inclusionary Housing

TTL Permits & Fees 450,000$       11,250$   
D Construction Costs

Site Work/Utilities 350,000$       
Slab Up 12,000,000$  
Landscape 150,000$       

TTL Construction Costs 12,500,000$  312,500$ 
14,270,000$  356,750$ 

A Cost to Build 14,270,000$  
B Market Financing

Leverage 65%
Amount Financed 9,275,500$    
Interest Rate 6.50%

C Monthly Payment (50,242)$        
D Equity Requirement 4,994,500$    

Market Rent
E Market Rent/Month 3,500$          140,000$       
F Operating Expenses 35% (49,000)$        

G Net Income 91,000$          

H Less Debt Service (50,242)$        

I Cash Flow after Debt Service 40,758$          

J Return on Equity Invested 9.79%

UNITS COSTS

TTL COSTS
PROFORMA



Proforma – 40 UNITS (20% Affordable)

74

Per Unit
A # of Units 40                 A Land 1,000,000$   
B SF of Unit 1,000            B Design Consultants
C Total Square Footage 40,000          Entitlement 120,000$       

Construction Drawings 200,000$       
D Cost per Square Foot 313$             TTL Design 320,000$       8,000$     

C Permits and Fees
Staff Processing 30,000$         
Impact Fee Permit 300,000$       
Building Permit Fee 120,000$       
Inclusionary Housing See Below

TTL Permits & Fees 450,000$       11,250$   
D Construction Costs

Site Work/Utilities 350,000$       
Slab Up 12,000,000$ 
Landscape 150,000$       

TTL Construction Costs 12,500,000$ 312,500$ 
14,270,000$ 356,750$ 

A Cost to Build 14,270,000$ 
B Market Financing

Leverage 65%
Amount Financed 9,275,500$   
Interest Rate 6.50%

C Monthly Payment (50,242)$       
D Equity Requirement 4,994,500$   

Market Rent Affordable Rent
E Market Rent/Month 3,500            2,500                                  132,000$       
F Operating Expenses (49,000)$       

G Net Income 83,000$         

H Less Debt Service (50,242)$       

I Cash Flow after Debt Service 32,758$         

J Return on Equity Invested 7.87%

UNITS COSTS

TTL COSTS
PROFORMA

37%



Proforma – 40 UNITS (Market & 20% Affordable)
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Per Unit
A # of Units 40                 A Land 1,000,000$   
B SF of Unit 1,000            B Design Consultants
C Total Square Footage 40,000          Entitlement 120,000$       

Construction Drawings 200,000$       
D Cost per Square Foot 313$             TTL Design 320,000$       8,000$     

C Permits and Fees
Staff Processing 30,000$         
Impact Fee Permit 300,000$       
Building Permit Fee 120,000$       
Inclusionary Housing See Below

TTL Permits & Fees 450,000$       11,250$   
D Construction Costs

Site Work/Utilities 350,000$       
Slab Up 12,000,000$ 
Landscape 150,000$       

TTL Construction Costs 12,500,000$ 312,500$ 
14,270,000$ 356,750$ 

A Cost to Build 14,270,000$ 
B Market Financing

Leverage 65%
Amount Financed 9,275,500$   
Interest Rate 6.50%

C Monthly Payment (50,242)$       
D Equity Requirement 4,994,500$   

Market Rent Affordable Rent
E Market Rent/Month 3,500            2,500                                  132,000$       
F Operating Expenses (49,000)$       

G Net Income 83,000$         

H Less Debt Service (50,242)$       

I Cash Flow after Debt Service 32,758$         

J Return on Equity Invested 7.87%

UNITS COSTS

TTL COSTS
PROFORMA

37%

Per Unit
A # of Units 40                 A Land 1,000,000$    
B SF of Unit 1,000            B Design Consultants
C Total Square Footage 40,000          Entitlement 120,000$       

Construction Drawings 200,000$       
D Cost per Square Foot 313$             TTL Design 320,000$       8,000$     

C Permits and Fees
Staff Processing 30,000$          
Impact Fee Permit 300,000$       
Building Permit Fee 120,000$       
Inclusionary Housing

TTL Permits & Fees 450,000$       11,250$   
D Construction Costs

Site Work/Utilities 350,000$       
Slab Up 12,000,000$  
Landscape 150,000$       

TTL Construction Costs 12,500,000$  312,500$ 
14,270,000$  356,750$ 

A Cost to Build 14,270,000$  
B Market Financing

Leverage 65%
Amount Financed 9,275,500$    
Interest Rate 6.50%

C Monthly Payment (50,242)$        
D Equity Requirement 4,994,500$    

Market Rent
E Market Rent/Month 3,500$          140,000$       
F Operating Expenses 35% (49,000)$        

G Net Income 91,000$          

H Less Debt Service (50,242)$        

I Cash Flow after Debt Service 40,758$          

J Return on Equity Invested 9.79%

UNITS COSTS

TTL COSTS
PROFORMA



Key Takeaways

1. Cost and Timeline Changes = major impact to development project feasibility

2. Legislation Impacts: May drive up consultant costs and construction cost

3. Project Feasibility is sensitive to capital availability and financing 
environment

4. RE project Return on Equity - must be attractive to take on level of risk

5. Project feasibility must understand financial impact of inclusionary/Affordable 
Housing requirements
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2024 CEQA & Housing 
Update

Speakers
Chris Guillen, Shareholder, Brownstein Hyatt Farber Schreck
Mack Carlson, Associate, Brownstein Hyatt Farber Schreck



Where Are We & Where Are 
We Headed
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The Current Conundrum

•Broadly recognized that there is a housing shortage 
in California and on the Central Coast

—City of Santa Maria – 5,418 new units
—County of Santa Barbara – 5,664 units (1,522 in North 

County)

•BUT, controversy about how we solve shortage

•Continued conflict between: State’s environmental 
laws (CEQA, the Coastal Act) and stated housing 
goals
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The Current Conundrum
“[W]e independently find a sufficient factual and policy basis for our 
Legislature’s repeated findings . . . that the issue of assuring an 
adequate supply of affordable housing is one of statewide or 
regional concern . . . Thus, the rise in housing prices at every 
income level in California is logically linked to the insufficient 
supply of housing at all of those income levels.” 

“. . . the increase in housing prices at all levels reasonably supports the 
Legislature’s finding that there is a shortage of housing at all of those 
levels.”

AIDS Health Care Foundation v. Rob Bonta (3/28/2024)
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The Current Conundrum
“Affordable” Housing

# of 
Person 1 2 3 4
Acutely 

Low $11,250.00 $12,900.00 $14,500.00 $16,100.00
Extremely 

Low $31,050.00 $35,500.00 $39,950.00 $44,350.00
Very Low 
Income $51,800.00 $59,200.00 $66,600.00 $73,950.00

Low 
Income $82,950.00 $94,800.00 $106,650.00 $118,500.00
Median 
Income $75,100.00 $85,850.00 $96,550.00 $107,300.00

Moderate 
Income $90,150.00 $103,000.00 $115,900.00 $128,750.00

Who Qualifies?
- Teachers

- Government Employees
- Nurses

- Essential Workers
- WNBA Players
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The Current Conundrum
•Mixed bag in SB County area– several have compliant housing elements for 
the 2023-2031 cycle, others do not 

•Challenges are the same however – need to permit housing at rates never 
seen before 



2024 Housing Hot Topics
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Housing Element Compliance/Builder’s 
Remedy Developments

•Martinez v. City of Clovis – Court overturned HCD 
certification of housing element for failure to rezone

•HCD continuing authority over implementation of 
housing element (Gov. Code, § 65585(i))

•Several Trial Court Builder’s Remedy Cases
—600 Foothill Owner LP v. City of La Canada Flintridge
—Californians for Homeownership v. City of Beverly 

Hills
—Janet Jha v. City of Los Angeles

•Settlements . . . 

•AB 1893 (Wicks) . . .
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Housing & the Coastal 
Act

• SB 423 
—Extends SB 35 into portions of the coastal 

zone in 2025
— Softens labor standards, especially for 

smaller projects

• Housing Accountability Act/Builder’s Remedy
—Dornin vs. City of Laguna Beach
—New Commune DTLA LLC v. City of Redondo 

Beach

• Trend toward removing Coastal Act as a 
barrier to housing? 



© 2023 Brownstein Hyatt Farber Schreck, LLP www.bhfs.com |

Housing & 
CEQA

• AB 1633 – incentivizing expedited 
environmental review for certain 
housing projects; disincentivizes 
NIMBY lawsuits

• AB 1307 – Legislature declared 
that noise from residential project 
occupants is not an environmental 
impact 

• Hilltop Group v. County of San 
Diego – overturning County denial 
of CEQA exemption for project 
consistent with general plan
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Other New Bills
•Changes to Density Bonus Law

—Stackable Density Bonus for projects that provide more 
very-low (up to 10%) and/or moderate income (up to 15%) 
above current maximums

—Potential for 138.75% density bonus (50% plus 38.75% 
plus 50%)

•Replacement Housing (AB 1218)

•Streamlining Approvals and Incentivizing Higher 
Density Development 

—AB 1490 (Adaptive Reuse); SB 4 (YIGBY); 
AB 894 (Shared Parking Agreements) 

•Accessory Dwelling Units 
—AB 976, AB 1033, AB 1332

•State Housing Laws: Inspections 
(AB 548)



Looking Forward – What to 
watch?
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2024 
Legislation

2024 California Housing 
Legislation Highlights Bill 
Tracker | by Alfred Twu | 
Apr, 2024 | Medium

https://alfredtwu.medium.com/2024-california-housing-legislation-highlights-bill-tracker-10dfbb23a188
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Early Days, But We Expect Another 
Full Slate of Housing Bills in 2024

•AB 2560 (Alvarez) – Density Bonus in the 
Coastal Zone

•SB 1470 (Glazer) – Construction Defect 
Reform

•SB 1212 (Skinner) / AB 1333 (Ward) / AB 
2584 (Lee) – Limits on Institutional Investors 

•AB 2934 (Ward) – Cost Reductions for New 
Residential Development

•AB 1893 (Skinner) – Builder’s Remedy 
Reform



Questions

Chris Guillen, cguillen@bhfs.com
Mack Carlson, mcarlson@bhfs.com

mailto:cguillen@bhfs.com
mailto:mcarlson@bhfs.com
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