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HOLLAND RESIDENTIAL S

Vision
Create maximum social benefit by
leveraging private investment to
facilitate high-density, mixed-use
housing in transit locations.

Planning
Adopt a planning envelope that
promotes maximum utilization of
each transit location.

Code
Utilize proven alternatives and
Incentives that enhance product,
enable density, and increase
affordability.
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“La Salle”
» Beaverton, Oregon e Retail: 6,500 SF

» 818 Residential Units including walk-
up flats, townhomes, and mid-rise.

» Located on MAX Light Rail
Line. Ride to City Center of
e Average Unit Size: 1,070 SF Portland less than 20 minutes.

Light Rail
Station
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PLANNING ENHANCEMENTS

« Zoning allowed Holland to achieve:
*50 units/acre within 1/8 mile
*30 units/acre within 1/4 mile
25 units/acre overall

» Variety of product types and affordability
levels in a suburban environment.

OPPORTUNITIES

« If the City had been willing to forego property
taxes for 10 years, La Salle could have achievec

been a 140% increase in density. N — Greshim
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“M- STREET”
Seattle, Washington - First Hill
220 Residential Units
Medical Office: 39,000 SF
Ground Level Grocery: 12,000 SF
Neighborhood Retail: 2,200 SF
Adjacent to four different Bus Routes
Less than %2 mile to proposed Light Rail

Completed in Summer 2007




PLANNING ENHANCEMENTS

Shared Parking: Residential, Grocery, MOB. Benefits from Planning

Residential FAR eliminated to encourage Enhancements Allowed:

residential development. 1. Increased density by 43% by adding
additional unitswvith no additional

Parking requirement decreased to 0.5 stalls parking requirements.

per unit

_ _ _ _ 2. Medical office instead of conventiona
Winner“2007 Urban High-rise” Washington office space.

State NAIOP

S _ _ 3. Neighborhood retail, including
“Highrise Project of the Year — Merit” 2007 restaurant and grocer.

Multi-family Executive Magazine




‘DEXTER”

» Seattle, Washington in South
Lake Union

» 201 Residential Units

 Retail: 3,000 SF

(Starbucks & Taco del Mar)

e Office: 2,800 SF

» Adjacent to 4 Bus Lines &
Designated “Bike Route”

« Awarded 2004 “Market Rate
Project of the Year” by
Multifamily Executive Magazine




PLANNING ENHANCEMENTS
» 5 stories of Type V wood construction PLUS
additional residential occupied floor under Type
concrete lid resulted in an additional 15,000 SF
residential occupancy.

OPPORTUNITIES
« Parking Requirement: 1.4 stalls per unit
regardless of unit size for a total of 284 stalls.

 Demand: .85 stalls per unit, or 175 stalls.
Dexter currently has 110 VACANT stalls, an
unnecessary burden to residential development

* In order to lessen the burden of the excessive
parking requirement, the unit-count was reduce(
to 201, resulting in fewer larger units.
Occupied Floor Under Development could have had 30% more units af
Type | Concrete Lid price points over $200/unit/month lower on
average.




“WILSHIRE COURT” - Phase I: GLO

* Located in Central City West in
Downtown Los Angeles

e 201 Residential Units

e Retail: 9,000 Square Feet Phase II:

(Starbucks & Tony Maroni's Pizza) 1111 Wilshire

» 20% Affordable at 50% of Median Income
flnanced with:
 Low-Floater Bonds
4% Tax Credits
 Tax Abatement on Affordable units

 Completed in Fall 2007.




PLANNING ENHANCEMENTS
 “Unified Development” allowed averaging of FAR,
parking & density between 2 parcels separated by a
public street.

OPPORTUNITIES
Phase |
» 15% Affordable Requirement has created financing
difficulties.

» Unnecessary street dedication created huge losses i
square footage and a less pedestrian friendly
environment.

» Subject to high parking requirement.

Phase |l

» Boutique Hotel as mixed-use element of project to
activate Central City West and meet demand from
Good Samaritan Hospital.

Phase |

Phase ||
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o & Bixel 6 & Bixel

 Most recent of 3 Holland communities in
Central City West in Downtown LA

Approximately 650 Residential Units

15%+ Affordable

Retail: 40,000 Square Feet

Construction to begin in late 2009.




PLANNING ENHANCEMENTS
Reduced parking ratios for affordable units: et pnit
based on LA Municipal Code if located within 1,500
feet of a mass transit station or major bus rq(ige.
Wilshire Blvd)

Potential Benefit from Senate Bill 1818:
1. 35% Density Bonus
2. 20% reduced setbacks
3. Reduced open space requirements

OPPORTUNITIES
15% Affordable requirement for Low Income (60% of
median) creates a significant burden on both thgept
and the market. In LA, bond financing requires
Prevailing Wages, which nullify any benefit.

6!" Story of residential occupancy in Type V
construction under the Type | lid would allow usatid
130 units and actually use the density bonus.



Closing Thoughts

Effective change requires leadership
to unify its vision, planning
requirements, and building codes.

Collaboration and a healthy exchange
of ideas is critical.

Affordability is a supply driven issue.
By decreasing inhibiting factors for
development, supply will increase

and market forces will improve
affordability.




BE WILLING TO GIVE AWAY WHAT YOU DO NOT HAVE
FOR WHAT YOU REALLY WANT.

Incentives Toolkit to Make Housing Near Transit léffordable

* Create an “approved entitlement envelope” that Coordinate Planning and Building Codes
enables the product you desire.
Allow additional residential occupancy levels inpgy
Reduce Required Parking Ratios - Let market forces | below Type Ill/Type V Construction
determine need
Accommodate FAR/Density Transfers within phased
Allow shared parking between uses developments & across Rights of Way

Eliminate Residential FAR in targeted areas Allow transfers of density between ownerships
Adjust fees to encourage smaller units Encourage mix of uses
Remove density limitations on transit lines — builgli Minimize setback requirements near transit
code and economic factors govern
Match inclusionary zoning with incentives — supply-

Avoid un-necessary ROW dedications - narrow side affordability
streets encourage pedestrians

Contact Information: Clyde@hollandpartners.net Appendix







COST OF THE NEXT AVAILABLE UNIT
Case Study:®& Bixel

« 6 and Bixel is required to build
15% affordable housing as part of
Specific Plan.

* A similar Inclusionary Housing
Policy is currently being
considered by the City of LA.

* In order to maintain a return that
justifies development by the
private sector, the market rents
must increase by 10% to cover the
reduced revenue from the
affordable units.




COST OF THE NEXT AVAILABLE UNIT
Case Study:®& Bixel

» The housing stock in Downtown LA will
need to increase by 119,262 units to reac
the 3.18 average jobs-to-housing ratio of
major West Coast cities.

 In order for the private sector to finance
this growth, these 101,373 households wil
experience an additional 10% monthly
burden.

* An inclusionary housing requirement is
not the long term solution for affordability.

» The solution is to facilitate housing
construction by decreasing the cost to
deliver each unit, therefore increasing
supply and affordability.

15% Inclusionary Housing Requirement representeféactive economic
Impact tax of $293,205 per anticipated affordalhé.u




