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“Develop a comprehensive Housing Master 
Plan to identify and address the City’s 
affordable housing needs.” 

2014--2015 City Council Goal 

Why Are We Here? 
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Four key community documents have identified the need and 
challenge of housing in Healdsburg 

Why Are We Here? 

Pathway to Sustainability City 
of Healdsburg 2014-2019 
(Strategic Plan, 2014) 

GOAL 1.3 Develop and implement a 
strategy to increase availability of 
housing choices 

Healdsburg Housing Element 
2015-2023 
(Housing Element, 2014) 

Consider further amendments… to 
facilitate the producSon of 
mulSfami ly  and/or live work units. 

Central Healdsburg Area Plan 
(CHAP, 2012) 

Healdsburg’s (policies)… limit the types 
of housing that would cater to the wide 
variety of households 

Healdsburg 2030 Plan 
(General Plan) 

MinimizaSon of  governmental 
constraints on housing development 



Three part series building on 2014 efforts 
 
 
 

1. Create baseline understanding : 
City Council and community (Jan 26th) 

 

 
 
 

2. Industry panel to discuss options and best 
practices (Feb 23rd) 

 
 
 

3. Facilitated community Workshop to outline 
and prioritize potential solutions (Mar 26th) 
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What Are We Doing? 



Part 1: Framing the Issue 
• Housing 101 
• The State of Housing in Healdsburg 
• Questions 
 
 
 

Part II: Trends and Potential Solutions 
• Macro Trends Shaping Housing 
• Building a  Portfolio of Solutions 
• The ‘Missing Middle’ 
• Density, Amenity and Diversity 
• Discussion 
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Tonight’s Agenda 



• Its about more than just affordable housing 
 
 

• Challenge is both financial and regulatory 
 
 

• The future is not your parent’s house 
 
 

• There is no silver bullet 
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Key Takeaways 



• Its about more than just affordable housing 
 
 

• Challenge is both financial and regulatory 
 
 

• The future is not your parent’s house 
 
 

• There is no silver bullet 
 
 

• And….everything is intertwingled 
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Key Takeaways 



• People (residents, visitors, employers) are seeking 
quality-of-life 

 
 

• Quality-of-life is shaped by place 
 

• Place results from choices in housing, recreation, 
employment, parking, transportation and food 

 

• Diverse housing choices are essential to authentic 
communities that are livable and have a  high 
quality-of-life 
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Everything is Intertwingled 



Part 1: 
HEALDSBURG HOUSING 101 
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The Cost of Doing Nothing 

“It is far more cost 
effective to plan for 
the inevitable by  
creating a strategic 
approach…than to 
wait until it reaches 
crisis proportions…” 
A STRATEGIC APPROACH TO AFFORDABLE HOUSING 
IN RESORT COMMUNITIES 
Urban Land Magazine August 1995 



Housing Our Community 
Percentage of Community Providers Living in Healdsburg 

Source :  City of Healdsburg, Healdsburg Unified School District, Healdsburg Hospital  2015 

Healdsburg 
Hospital 

20% 

City of 
Healdsburg 

Staff 

46% 42% 

Healdsburg 
Unified School 

District 





The Language of Affordable Housing 

t 
p 
m e x E 

 
MO 
G 

 

 
 
 
 
 
 
 
 
 
 

s e i l p 
p A 

 
M
O G 

General Industry 2 Person 4 Person HH Max Max Monthly 
Descriptors HH Purchase Rental 

Price 
 

Subsidized $19,850 $24,800 $93,105 $576 

Affordable $33,050 $41,300 $158,000  $961 

Affordable $52,000 $65,000 $250,000 $1,154 
 
 

Workforce, 
Entry, Starter $79,300 $99,100 $350,000 $2,692 

 
 
 
 

Workforce, 
Move-up $92,540 $115,640 $575,000 

 
 
 

Move-up, 
Family, luxury N/A N/A N/A N/A 
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State and City 
Classification 

Income Limits 
(% of AMI) 

Extremely Low 
Income 

0-30% 

Very Low Income 31-50% 

Low Income 51-80% 

Moderate 
Income 

80-120% 

Above Moderate 
Income 

121%+ 



The Language of Affordable Housing 

t 
p 
m e x E 

 
MO 
G 

 

 
 
 
 
 
 
 
 
 
 

s e i l p 
p A 

 
M
O G 

2 Person 4 Person HH  Max Max Monthly 
HH  Purchase  Rental 

Price 
 
$19,850 $24,800 $93,105 $576 

 
 

$33,050 $41,300 $158,000 $961 
 
 

$52,000 $65,000 $250,000 $1,154 
 
 
 
 

$79,300 $99,100 $350,000 $2,692 
 
 
 
 
 

$92,540 $115,640 $575,000 
 
 
 
 

N/A N/A N/A N/A 
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State and City 
Classification 

Income Limits 
(% of AMI) 

General Industry 
Descriptors 

Extremely Low 
Income 

0-30% Subsidized 

Very Low Income 31-50% Affordable 

Low Income 51-80% Affordable 

Moderate 
Income 

80-120% Workforce, 
Entry, Starter 

Above Moderate 121-140% Workforce, 
Move-up 

Income 141%+ Move-up, 
Family, luxury 



The Language of Affordable Housing 
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t 
p 
m e x E 

 
MO 
G 

 

 
 
 
 
 
 
 
 
 
 

s e i l p 
p A 

 
M
O G 

State and City 
Classification 

Income Limits 
(% of AMI) 

2 
Perso
n HH 

4 Person HH Who is this? 

Extremely Low 
Income 

0-30% $19,850 $24,800 Childcare Workers, Home Health 
Aids, Cashiers, Waitstaff 

Very Low Income 31-50% $33,050 $41,300 

Preschool Teachers, Accounting 
Low Income 51-80% $52,000 $65,000 Clerks, Truck Drivers, Office Support, 

Medical Assistants 
Moderate 

Income 
80-120% $79,300 $99,100 Kindergarten Teachers, Paralegals/ 

Legal Assistants, Social Workers, 
Carpenters 

Above Moderate 121-140% $92,540 $115,640 

Income 
141%+ N/A N/A 



The Language of Affordable Housing 

t 
p 
m e x E 

 
MO 
G 

 

 
 
 
 
 
 
 
 
 
 

s e i l p 
p A 

 
M
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State and City 
Classification 

Income Limits 
(% of AMI) 

General Industry 
Descriptors 

2 Person 
HH 

4 Person HH Max 
Purchase 

Price 

Max 
Monthly 
Rental 

Extremely Low 
Income 

 

Very Low Income 

0-30% Subsidized $19,850 $24,800 $93,105 $576 

31-50% Affordable $33,050 $41,300 $158,000 $961 

Low Income 51-80% Affordable $52,000 $65,000 $250,000 $1,154 

Moderate 
Income 80-120% Workforce, 

Entry, Starter $79,300 $99,100 $350,000 $2,692 

Above Moderate 
Income 

121-140% Workforce, 
Move-up $92,540 $115,640 $575,000 

141%+ Move-up, 
Family, luxury N/A N/A N/A N/A 
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Healdsburg, Housing and the 
Growth Management Ordinance (GMO) 

“The provisions of these policies and 
procedures shall apply to residential 
development for which a building permit 
is to be issued on or after January 1, 2001, 
excluding affordable housing units, 
second dwell ing units ……” 

POLICIES AND PROCEDURES FOR THE HEALDSBURG RESIDENTIAL GROWTH MANAGEMENT 
PROGRAM  Adopted by Healdsburg City Council on February 19, 2008 



The Language of Affordable Housing 
GM

O
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m
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State and City 
Classification 

Income Limits 
(% of AMI) 

General Industry 
Descriptors 

2 Person 
HH 

4 Person HH Max 
Purchase 

Price 

Max Monthly 
Rental 

Extremely Low 
Income 

 

Very Low Income 

0-30% Subsidized $19,850 $24,800 $93,105 $576 

31-50% Affordable $33,050 $41,300 $158,000 $961 

Low Income 51-80% Affordable $52,000 $65,000 $250,000 $1,154 

Moderate 
Income 80-120% Workforce, 

Entry, Starter $79,300 $99,100 $350,000 $2,692 

GM
O

 A
pp

lie
s 

Above Moderate 
Income 

121-140% Workforce, 
Move-up $92,540 $115,640 $575,000 

141%+ Move-up, 
Family, luxury N/A N/A N/A N/A 



Cost of Capital 
Entitlement Risk, Construction 
Risk, Market Risk 
 

Labor 
Supply and availability of trades 
 
 
 

Materials 
 
 
 
 

Lot|Infrastructure 
On and off site 
 

Entitlement Process 
Low barrier or high barrier 
market? 
 
 

Land 
Supply and demand, potential 
density 

The Basics: What Drives Housing Costs 
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Cost of Capital 
Entitlement Risk, Construction 
Risk, Market Risk 
 

Labor 
Supply and availability of trades 
 
 
 

Materials 
 
 
 
 

Lot|Infrastructure 
On and off site 
 

Entitlement Process 
Low barrier or high barrier 
market? 
 
 

Land 
Supply and demand, potential 
density 

The Basics: What Drives Housing Costs 
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The Basics: Healdsburg Housing Stock 
Total Residential Units in Healdsburg 

4,904 
UNITS 

= 100 Units 

Source :  State Department of Finance, Table E--5 as presented in Healdsburg Housing Element p.22 



Total Residential Units in Healdsburg = 4,904 Units 

3,653 SFD 
205 SFA 
490 MF (2-4) 
486 MF (5+) 

70 Mobile 

The Basics: Healdsburg Housing Stock 
Residential Unit Mix, 2014 

Source :  State Department of Finance, Table E--5 as presented in Healdsburg Housing Element p.22 



The Basics: Non-Primary Home 
Seasonal, Recreational or Occasional Use 

Total Residential Units in Healdsburg = 4,904 Units 

190 Units 

Source :  Healdsburg Housing Element, Table 14 p24, distribuTon by type aprroximated by UrbanGreen® 



The Basics: Affordable Housing Stock? 

Total Residential Units in Healdsburg = 4,904 

4 SFD 
66 SFA 
330 MF 

Source : EsTmated from Healdsburg Housing Element  Table 29,  p.53--54.  UrbanGreen 2015 



= 50 People 

Housing Our Community 
Who Faces the Affordability Challenge?  2000 
 
City of  Healdsburg Household Income Levels 

816 
Households 

 

591 
372 

Households 

2,225 
Households 

Households 

Extremely 
Low 

Income 

Very Low 
Income 

Low Income Moderate 
Income 

Above 
Moderate 
Income 

Source : Healdsburg Housing Element Table 9, p 19 



= 50 People 

Housing Our Community 
 

Who Faces the Affordability Challenge? 2010 

2,445 
Households 

615 
Households 

685 
Households 

610 
Households 

Extremely 
Low 

Income 

Very Low 
Income 

Low Income Moderate 
Income 

Above 
Moderate 
Income 

Source : Healdsburg Housing Element Table 9, p 19 



= 50 People 

Housing Our Community 
 

Who Faces the Affordability Challenge? 2010 
+220 

Households 
(+10%) 

-201 
Households 

(-25%) 

+94 
Households 

(+16%) 

+238 
Households 

(64%) 

Extremely 
Low 

Income 

Very Low 
Income 

Low Income Moderate 
Income 

Above 
Moderate 
Income 

Source : Healdsburg Housing Element Table 9, p 19 
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What’s Available? 
 

All ResidenTal Unit Sales in Healdsburg 2013 and 2014 by sale price 

Source :  MLS Sales Data provided by Sotheby’s.  Data interpretaTon by UrbanGreen ® 2015 

Single Family 
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What’s Available…and for Whom? 
 

All ResidenTal Unit Sales in Healdsburg -- 2013 and 2014 by sale price 

35 

40 

45 

50 

Single Family 
Attached |  Multi 
Family 

30-120% 120-141% 

71 231 

141+% 

42 

Source :  MLS Sales Data provided by Sotheby’s.  Data interpretaTon by UrbanGreen, 2015 
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What Are We Building? 
 

Combined Total: ‘Finaled’ ResidenTal Units 2012 --2014 
14 

0 
Granny and SDU   Replacement Units Conversions Affordable Market Rate 
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What Are We Building? 
 

Combined Total: ‘Finaled’ ResidenTal Units 2012 --2014 
44 

Sonata 

0 
Granny and SDU   Replacement Units Conversions Affordable Market Rate 



Summary 
 

1 Healdsburg’s housing challenge is not 
unique to lifestyle oriented communities 

Housing Our Community  | A Healdsburg City Council Work Session January 26, 2015 

2While affordable housing is always a 
challenge, Workforce Housing is as critical 
 
 3A lack of housing production, coupled with 
high outside demand makes mid-priced 
housing difficult to find 
 
 4A multi-pronged approach – that covers 
affordable and workforce - is key for any 
future strategy 



Part 1: 

Questions? 



Part 2: 

TRENDS and POTENTIAL 
SOLUTIONS 
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Planning in an Era of Disruption 



The Inflection Point of a Generation 

Greatest 
Generation 

10% 

Boomers 
24% 

Gen 
X 
20% 

Millennials 
27% 

Gen 
Z 
19% 

NaMon Healdsburg 

Source : U.S Census; h`p://facbinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF 

Greatest 
Generation 

11% 

Boomers 
30% 

Gen 
x 
19% 

Millennials 
24% 

Gen 
Z 
16% 



Gen Y – Mixed Use, Urban, Apartment, Transit 
 
 
 

Gen X – Homeowners, Single Family, Cars 
 
 
 

Boomer - Smaller Homes, Shorter Commutes 
 
 
 

Silent |  War Babies - Stay, Walk, Health Services 

Adapted by  UrbanGreen from America in 2013 , Urban Land Institute 

Different Cohorts, Different Desires 



Where do we want to live? 

Source and Image Credit:  Americans’ Views on their CommuniTes, Housing, and TransportaTon 
Analysis of a naTonal survey of 1,202 adults for the Urban Land InsTtute, March 2013 



Different Attitudes Toward Development 

Source : America in 2013 , Urban Land Institute 



1 - •  

Grocery Store Close By Grocery Store Close By Grocery Store Close By 

Restaraunts Close By Restaraunts Close By Restaraunts Close By 

Walking Trails Walking Trails Fitness Center  

Fitness Center Fitness Center 

5 e e 0  
Recreational Center  Children's Park 

2 G G G 
3 

 

 
 

4 
& 
0 

& 
0 

0 
 
 
 
 
 

Walking Trails 



“A record 57 million 
Americans, or 18.1% of 
the population of the 
United State lived in 
multi-generational family 
households in 2012, 
double the number who 
lived in such households 
in 1980” 

Different Household Compositions 

Source : Young Adults Drive Continuing Rise in Multi-Generational Living , Pew Center for Research July 2014 



Different Housing Desires 

Source : The New California Dream;  Arthur Nelson | ULI  2011 



“Single-family homes 
now comprise 35% of 
all rentals and 11% 
of all households” 

Different Motivations 

Source: John Burns Real Estate ConsulTng 



“Millennials spend 20% 
more on food and 
beverage than any 
generation before them”. 

Sharing More, and Spending a Lot 

Source : Tom Moriarty, Principal Retail Development Strategies 



Role of Alternative Transportation 
“Millennials are opting for 
…anything else that 
doesn’t involve driving a  
car. And the lack of those 
options is driving 
educated young people to 
look (elsewhere) and 
knowledge-based 
businesses to follow them.” 

Source : Driving Wisconsin’s Brain Drain;  WISPIRG Foundation May 2014 



Building a Portfolio of Solutions 
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• Inclusionary Zoning 

• Sales Tax, GO Bonds, Special Assessments 
 
 

• Fee waivers and regulatory relief 
 
 

• Secondary/ Accessory/ Caretaker Units 
 
 

• Housing Land Trusts 
 
 

• Sub-Market Controls 
 
 
• Soft Seconds and Downpayment Assistance 

• Employment vs. Income Based Requirements 

Tools and Techniques 
More 

Public 

More 
Private • Creative Density 



Bend, OR – Affordable Housing Fee, expedited review and 
permitting, property tax exemption. Has created 371 units in 
eight years for <80%. Fees extended in 2014 through 2019. 
 
 
 

‘during the downturn, investments from the 
affordable housing fee program created 

hundreds of family wage jobs..’ 
Central Oregon Builders Association 
 
 
 

Santa Fe, NM – 15% inclusionary affordable housing 
requirement, across four tranches. Can be offset by cash 
contribution or land elsewhere. Density bonus for larger unit 
delivery; fee waivers, reduced lot size, county contribution of 
land or infrastructure. 

Case Studies 



Carmel-by-the-Sea, CA – 15% FAR bonus for mixed 
use. Require all second floor to be residential. Conditional 
use permit for MF exceeding 22 UPA. Fee waivers, reduced 
parking requirements and density bonus. Conversion of 
motel units with transfer of unit to commercial district. 
 
 
 
 

Breckenridge, CO - Affordable Housing Sales Tax and 
impact fee – generates $600k per year. Aggressive strategy to 
acquire free market units for workforce 
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Case Studies 



Aspen, CO – 1% real estate transfer tax (generates $6m 
per year), sales tax allocation ($1m), 2,800 units (ownership 
and rental) in system, guidelines reviewed annually, lottery for 
sale of affordable housing units. Multiple options for 
developers to meet objectives – detached accessory units, 
accessory dwelling units, build onsite affordable unit, pay fee. 
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Case Studies 



Density with Amenity 





The Missing Middle 

Diagram of Housing Types and Densities Illustrating the 
‘Missing Middle’ 

 
 
 
 
Credit:  OpTcos Design, Berkeley CA.  All Rights Reserved 



The Middle: Part of Healdsburg’s DNA 

Courtyard 
Duplex 

Secondary 
Dwelling Unit 

Duplex 
 
 
 

Triplex 

Triplex 
Bed and 

Breakfast 
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Sonata, 
Infill Lots 

The 
Grove 

Effectively Precluded 
by Growth 

Management 

The Middle (and End) - Now 
Challenging Given 
Codes and Public 

Perception 

Image Credit:  Base Image OpTcos Design, Berkeley CA.  All Rights Reserved 
Healdsburg InterpretaTon UrbanGreen® 



Cottage Courts 

Image Credit The Cottage Company 



Cottage Courts 

Image Credit Inside Bainbridget 



Green Courts 

Image Credit: UrbanGreen® 



Image Credit The Cottage Company 

Co-Housing 

Image Credit: UrbanGreen® 



Single Family Attached 

Image Credit: UrbanGreen® 



Small Lot 

Image Credit: 

Image Credit: UrbanGreen® 



Small Lot 

Image Credit: UrbanGreen® 



Paired Homes 

Image Credit: 

Image Credit: UrbanGreen® 



Image Credit: 

Townhomes 

Image Credit: UrbanGreen® 



Image Credit: 

Stacked Flats w/ Retail 

Image Credit: UrbanGreen® 



Urban Development Institute |  Alberta Canada 29 May 2013 

Paired 
Homes 

Townhomes 

Co` age 
Court 

Small Lot 
Single 
Family 

Large Lot 
Single 
Family 



Urban Development Institute |  Alberta Canada 29 May 2013 

8.9 ACRES 

18 TOWNHOMES 
20 COTTAGE COURTS 

16 PAIRED HOMES 
6 LARGE LOT SFD 
13 SMALL LOT SFT 

73 UNITS 
8.2 UNITS PER ACRE 



What’s It All Mean? 
G
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Healdsburg Income General Most Common Healdsburg Examples  Delivery
 Tools Classification  Limits  Industry  
Product Types  Vehicles 

Descriptors 
Extremely Low 

Income 
 

 
Very Low 
Income 

 

Low Income 
 

 
Moderate 
Income 

0-30% 
 
 

31-50% 
 

 
51-80% 

 
 

80-120% 

Subsidized 

Affordable 

Affordable 

Workforce, 
Entry, Starter 

Multi-family, SRO 

Multi-family 
 

Multi-family, single 
family attached 
Townhomes, 

courtyard homes, 
paired homes, live 
work, accessory 

units, single family 
units, condos 

 

 
Townhomes, 

cottage courts, 
single family 

homes, paired 
homes, luxury 

condos 

None 
 

 
Foss Creek Court 

Apartments 
Grove Lofts (2 Units), 

Sonata (6 Units) 
 

Palomino Court 
 
 

Sonata, The Grove, 
Healdsburg Commons 

(Market units) 
 
 
 
 

Midtowne, Saggio Hills 

Non-profits 
and housing 
agencies, for 

fee 
developers 

 
 
 
Public/ private 
partnerships, 
private sector 

 
 
 

Private 
developers 
and home 
builders 

LIHTC, Land 
Trusts, 

Housing in Lieu 
Fees 

 
 

Land Trusts, 
Housing in Lieu 

 
 
 

Inclusionary 
Units, Private 

Capital 
 

 
 
 
 
 
 

Private Capital 

Above 
Moderate 
Income 

121-140% 
 
 
 
 
 
 

141%+ 

Move-up 
 
 
 
 
 

Move-up, 
Family, luxury 



1How pro-active can/should we be in shaping a 
strategy of housing diversity and accessibility in 
Healdsburg? 
 
 2What products would we like to see built in our 
town, and what is impeding their realization? 
 
 
 
 
 3What can we learn from other communities that 
face similar issues? 

Discussion 
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