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OUR PEOPLE

RESUME

Founded in 2006

Over 112 projects including:

20 housing elements

20 development codes

30 working waterfront projects

17 specific and master plans in California and the U.S.

DEGREES and CERTIFICATES

Masters of City and Regional Planning
Masters of Business Administration
M.S. Accountancy

Juris Doctor

Registered Architect

A.I.C.P. Members

California State Bar Member

B.A. Economics & Marketing

B.A. Environmental Studies

B.A. Political Science

B.A. Geography

LEED Accredited Professional

B.A. Anthropology & Government
B.A. Environmental Planning & Design
B.S. Architecture




OUR CLIENTS

NATIONAL

v City of Austin
o City of Cincinnati

City of Flagstafl

City of Las Vegas

City of Mesa

City of Westerville
CALIFORNIA
City of Arroyo Grande City of Ojai
City of Atascadero City of Pasadena
City of Benicia City of Rancho Cucamonga
City of Burbank City of Richmond
City of Eureka City of San Luis Obispo
City of Fontana City of Soledad
City of Hermosa Beach City of Vallejo
City of Livermore City of Tehachapi
City of Lompoc Alameda County
City of Long Beach Marin County
City of Los Angeles Monterey County
City of Malibu San Luis Obispo County
City of Menlo Park San Mateo County Harbor District
City of Merced Port District of San Diego
City of Monterey Port of Long Beach
City of Morro Bay Port of Los Angeles

Port San Luis Harbor District
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AWARDS
L

Outstanding Planning Award for Best Practices
California American Planning Association, Central Coast Chapter, 2015 | City of Merced Bellevue Community Plan

Project team led by LWC

Charter Award
Honorable Mention, Congress for New Urbanism, 2013 | City of Richmond Livable Corridors Plan
Project team led by Opticos Design, Inc.

Outstanding Planning Award for Best Practices
California American Planning Association, Central Coast Chapter, 2011 | City of Grover Beach West Grand Avenue Master Plan

Project team led by LWC

Best Public Participation/Education Program Award
Arizona American Planning Association, 2011 | City of Flagstafl Zoning Ordinace Update
Project team led by Opticos Design, Inc.

Driehaus Form-Based Codes Award
Form-Based Code Institute, 2008 | City of Benicia Downtown Mixed Use Master Plan and Form-Based Code
Project team led by Opticos Design, Inc.



PLANNING : ECONOMICS

Zoning Ordinances Market Analysis
Development Codes Economic Analysis
Form Based Codes

Development Entitlements

Specific Plans

Housing Elements Financial Feasibility Studies

Affordable Housing Policy Data Collection
Community Outreach

Funding Mechanisms
Working Waterfronts

Merced Bellevue Community Plan | 2071-2014
Monterey Community Sustainability Plan | 2072-201+
San Luis Obispo Economic Development Strategic Plan | 2012
Ashland & Cherryland Business District Specific Plan | 2013-2015
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Historic Perspective




Proposition 13

* |In 1978, Prop 13 reduced and limited
the property tax base and gave the
State control over the allocation of
property taxes

* Property tax receipts fell by more than
60%



Figure 2

Total Revenues by Source
(Excluding the City and County of San Francisco)
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Source: Annual Cities Report 2014, California State Controller



Proportion of Revenues by Type - 2010
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2015 Real Estate Tax Ratings

Wallet Hub



2015 Real Estate Tax Ratings

New Jersey

Rank: 51

Wallet Hub
Low High
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2015 Real Estate Tax Ratings

Kentucky
Ranked: 18

- Texas
' Ranked: 47
51 Wallet Hub




Loss of Redevelopment




Loss of Redevelopment




Loss of Redevelopment

¢ 48 states have
tax increment
financing

Tax-Increment Financing

The Need for Increased Transparency and Accountability
in Local Economic Development Subsidies




Guidebook Overview

New Funding Strategies for Smart-Growth Success



Guidebook Purpose

+ Inform local leaders
_|_

+ Achieve implementation objectives




Guidebook Contents

WHAT'S INSIDE

]\ | | INTRODUCTION
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How the Guidebook Is Organized ................cooooiiiii s 2

TOP TOOLS AND STRATEGIES

1 = Business Improvement DIStrCS ..o 3
2 = Community Development COrporations . .. ............ooeviverinnennnn. 7
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4w Cowdfunding ... 15
5 = Tactical Urbanism ..o 18
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7w TaxCredits oo 2
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10 = New State Funding Sources: Active Transportation Program .................... 37
17 = Community Land TrUSES ... 4
12 = Community Development Financial Institutions .............................. 44
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Methodology

+ Project Scale
+ Resources Rating

PROJECT SCALE
SMALL MEDIUM LARGE
RESOURCES RATING
EASY MODERATE COMPLEX
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Example Strategies
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Community Development Corporations

TOOL 2
Community Development Corporations

Commurety Development Corporation (COC) & a nonprofit,
or y-based that can
perform 2 range of economic dzvelopment functions typically
serving lower-income residents or strugging, underserved
naghborhoods.

The economic development functions that (DCs provie include
creating affordzble housing, real-estate development, commer-
cial revitalization, business loans, technical assistance, b traning
and social serices.

ACDC has a board of directars typically compnisad of local
residents who may be appamted by the Gty Counal. (DCs
can bz fundzd through faderal and state grants, a dity's general
fund,tax credits, revolving loan funds, business improvement
districts {Tool 1), donations and other sources

Theee of the national intermediaries that suppart (OGS are
the Local Inetiatives Suppert Corporation (LISC), Enterpnse
Community Partners, and Nesghbor\Vorks Amenca

FINANCES

Community Development Corporations are flexile in terms of

what they can finance:
3¢ Affordable housing (including new construction,
homebuyer assistance and rehabilitation).

3 Real-estate development {new construction, acquisiton
and rehabilitation, méxed-use).

3 Development of community-serving uses and fadilties.
3 Small-business loans and assistance

3¢ Job-traming programs.

# Educational and counseling programs.

3k Facade improvments.

3 Community branding and marketing events.

NEW FUNDING STRATEGIES FOR SMART-GROWTH SUCCESSES

PROJECT SCALE RESOURCES
SMALL to MODERATE
LARGE
PARTNERS AND STAKEHOLDERS

Local residents, neighborhood groups and busnesses that
want 1o improve their community are key participants in
forming a (DC. Initial (DC funding may be provided by local
qovemmental entities o donations from small businesses
and largz corporatiors.

TOOL 2. COMMUNITY DEVELOPMENT C

STRENGTHS AND LIMITATIONS
STRENGTHS

3¢ CDCs are flzxible in terms of projects and services to fund
3¢ CDCs offer 2 long-term machanism for revitalization.

3 CDCs have the ability to reuse dollars through
revolving loan funds

3 (DCs can support coordinated economic-dzvelopment
activities

¢ Additional funding resources not otherwse avarlable —
donatiors.

LIMITATIONS
3 Engagad local resdents, busnesses and/or stakehoiders
are needzd to infiate and form a (DC

3 Local qovemment may have ke influence over deasions
(dithough this could also b2 considered a positive feature)
¢ Lack of quaiified professionals who may consider
(DC employment opportunities.
3 (DCs may tzke more than 12 months to fom

LEARN MORE

For more steps on how to st up a Community Development
Corporation:

3 Local Initiatves Support Corporation (LISC),lisc.org

3 Enterprise Community Partness, enterprisecommunity.com

* America o

# Community-Wealth.oeg, community-weatth org/
strategies/panccdcs

o

CASE STUDIES
QOakland's Fruitvale Village
and The Unity Council

ruitvale is a neighborhood district located a few miles south

of downtown Oakland. Once a wbrant agricuitural and
cannery centeq Fruitvale became a distressed neighbarhood,
charactesized by high d hegh alamge
percentage of households below the paverty line, and 2 high
cnme rate

NEW FUNDING STRATEGIES F

With construction begun in 1999, Fruitvale Village & now a
257,000 square-foot “transit vilage” connected to downtown
by Intemational Boulevard,a vibrant commercial artery with
awide variety of shops and other businesses.

The project vision was to strengthen existing community
institutions and catalyze neighborhood revitaization —
physically, economically and socially.

To fulfll these gaals, the Unity Counal {unitycounxil.org), a CDC,
and its partners keveraged public and privatz investment to
create a mbed-use development with a mix of moderate- and
high-density housing, along with compiamenting public uses,

OWTH SUCCESSES




CDCC

ase Study: Hacienda CDC

TOOL 2. COMMUMNITY DEVELOPMENT

STRENGTHS AND LIMITATIONS
STRENGTHS

3¢ CDCs are fleible in terms of projects and serwices to fund
3 CDCs offer 2 long-term machanism for revitalization.

3¢ CDCs have the ability to rause dodlars through
revohing loan funds.

3 CDCs can support coordnated economic-development
activies

¢ Additional funding resources not atherwise avalable —
denations.

LIMITATIONS

3 Engaoed local residents, businesses and/or stakehalders
are needzd to inftiate and form a (DC

3 Local qovemment may have lttie influence aver deasions
(dithough this could also bz considered a pasitive feature).

3¢ Lack of qualified professionals wha may consider
{DC empioyment opportunities.

3 CDCs may take more than 12 months to form.

LEARN MORE

For more steps on how to s2t up a Community Development
Corparation.

3¢ Local Initiatives Support Corporation (LISC), liscorg

3 Enterprise Community Partners, enterprisecommnity.com

3 Neig Ameria o

3 Community-Wealth.org, community-weakth org/
strategies/panzl/cdes

0

CASE STUDIES
Oakland's Fruitvale Village
and The Unity Council

mitvale is a neighborhood district locatad a few miles south

of downtown Oakland. Once a wbrant agricuitural and
cannery centet Fruitvale became a distressed neighborhood,
characterized by high density, hegh unemployment,a large
percentage of households below the poverty line,and 2 high
cnme rate

NEW FUNDING ST

With corstruction begun in 1999, Fruitvale Villzge & now a
257,000 square-foot “transit vilage"connected to downtown
by Intemational Boulevard, a vibeant commercial artery with
awide variety of shops and ather businzsses.

The project vision was to strengthan existing community
institutions and catalyze neighborhood reyitaization —
physically, economically and socially.

To fulfill these gaals, the Unity Counal {unitycounxil org), a CDC,
and its partners leveraged public and private investment to
create 3 mbed-use development with a mi of moderate- and
high-dersity housing, along with compiementing public uses,

\TEGIES FOR SMART

ROWTH SUCCE

Jobs, retail and services, along the regional transit system
(the village is adjacent to the BART Frutvale station).

THE DEVELOPMENT'S MAJOR COMPOMENTS

# 47 units of mixed-income housing.

3¢ 114,000 squara feet of communty services
(dlinic, hbrary and senior center) and office space
(inchuding the Unity Counxil’s headquarters)

3 40,000 square feet of nesghborhood retail shops.
and restaurants,

3 150-car parking garage within the buildngs —
plus a large parking garage for BART ridzrs.

The Unity Counal and its partners were able to obtain very sub-
stantial funding for the praject, mitially in the form of planning
qrants, and then later & grants and loans for construction.

Once basic sources of equity and other contributions were com-

mitted, CitiBank sponsored th issuance of tax-exempt bonds for
the bakance.The variety and complexty of thesz funding sources
wias remarkable, with approximately 30 different contributors.

The planning process began in 1992, and aithough plans were
fnalized in 1999, 1t took an additional two years for finzndng
10 b2 secured. Initial project occupancy occurred in 2003

NEW FUND!

TOOL 2. COMMUNITY DEVELOPMENT

Funding Source Amount Funding Source Amount
= EQUITY = DEPT. OF TRANSPORTATION / BART

Fedzral Emergency Management Agency  $1,045,304 k (ommission 7121
Ford Foundation $122,000 FTA Chid Development Center $2,300,000
R&R Goidman Fund $300,000 FIA Pedestrian Paszo $780,000
Levi-Strauss $226,881 FIA CMA Bike Faclity $400,000
E&W Haas Jr.Fund $400,000 FIA Pedestrian Plaza $2,228534
PGEE $50,000 Total-Dept. of Transportation/BART ~ $5,755,655
Neighborhood Reimvestment Corp. $100,000 m INTEREST / MISCELLANEOUS

National Counxilof La Raza (NCLR) $25,000 Interest/Other $643,707
Land Proceeds $517,025 Addional Bond Funds Interest/Misc. $176,651
Total-Equity $2,786,210 Total-Interest / Miscell $820,368
= CITY OF OAKLAND = DEBT

City €D $3,300,000 Unity Counxil FTV/Perm Loan 3885473
Economic Grant  $1,380,000 Unity Counxil Bridge Loan $911,830
Measure K Bonds (prepaid lease) §2,540,000 NCBDC $750,000
City Library ($4.5 million prepaid leasz) $4,900,000 City Saction 108 43,300,000
Community Development Block Grant/Other §77,339 Citbank Subordnate $1,400,000
Environmental Pratection Agency Grant $99,998 City Housing Loan $750,000
City-BTA Bike Station $400,000 501 (C)3 Bonds 19,800,000
TaxIncrement Allocation (B) (LISC) $4,000,000 Total-Debt 427,797,303
Total-City of Oakland $16,697,337 TOTAL 453,856,873

S FOR SMART-GROWTH SUCCESSES

New Funding Strategies for Smart-Growth Success




Social Impact Bonds

TOOL 6
Social Impact Bonds

Soaal Impact Bond — also known as a“Pay for Swceess”
Band ar 3 “Soaal Benefit™Band — is an innovative finanang
model whare private irwestors supply capital for propects or
programs dzsigned to impeove sodal outcomes and reduce
qgovemment spending.
An intermediary manages the project or program, induding
theimplementing senace providers, knowing the government's
1arget results and savings. Targat results must be speafic and
clearly measurble.
¥ the targeted results are achweved, the intermediary provides

reighbartced desgn
= bl srwironment

afinanaal retum to private imvestors, funded by
savings directly reaized from the project or program.

Socialimpact bands can attract new funding sources for
prevention-arientad or intervention-typ2 programs expected
10 deliver measurable social benefits such as improved physical
heaith (reduced hospital costs), more successful education pro-
grams,improved housing conditions and reduced recidivism,
thus sawing taxpayer dollars in the process.

The potential apphcation for health-focused impact bonds,
for example, could be immense. Mora than theee-quarters
of annual U S. healthare costs — and 7 in 10 deaths — result
from chronic diszases that are preventable. (See the Fresno
case study for a discussion of the first health-spedific socal
impactbond inthe US)

o

PROJECT SCALE RESOURCES
LARGE COMPLEX
FINANCES

Wide range of sodial issues, Induding homelessness
and recidivism

PARTNERS AND STAKEHOLDERS

Combination of prwate investors, local govermment
and nonprafits.

STRENGTHS AND LIMITATIONS
STRENGTHS
3 Sodal impact bonds prod fiscal savings
for local gowvernments.
3¢ These bonds leverage govemment funds

3k More funds are available for prevention 2nd
early intervention.

NEW FUNDING STRATEG WTH §

CASE STUDIES

Repairing Intersections in Portland

n Portland an intiative to beautfiy neighborhood intersections
I with murals and street paintings has inspired smdar projcts
across Morth Ameica, according to the Smithsanian
Gty Repaira Portland nonproft, works with residents to convert
street intersections into public squares. Intersacbons remain
apen to cars but are transformed so that drivers move slowly
and expect pedzstrians

Examples of improvements include murals, painted streets,
nstallation of kiasks and community bulktin boards, and
reconstruction of intersactions with speaal paving matenals.
A qgroup of neighbors start the idea, gzt their community
irwolved, create adesign, and install changes.

Gty Repair helps community volunteers at no charge to navi-
qate the process, work with their neighbors, connect with
skilled professionals, and raise funds. Nesghbors cover the cast

STRATEGIE

FOR SMART-GROWTH SUCC

A painted street
in Portiand’s
Belmant
neighborhaod
along with

o metal sidewalk
sclpture that

of project expenses, such s pant and materidls. City Repair
also helps the group meet (ity requrements.
The City of Portland allows for imtersaction-repar paintings by

ardinance and offers tips on painting logistics: atyrepairory/
about/howto/placemaking/intersectionrepair

Random Acts of DIY Results

here is no shortage of success stones to illustrate the potent

connection batween tactical urbanism and the abdity to
attract funding or get 2 good idea implemented permanently
The Smithsonian offers quick snapshots of other projects where
do-it-yourselfers have taken their ideas to the streets, literally.

A graduate student walked around downtown Rakagh one
night hanging homemadz signs on light pasts and telephone

TOOL 5. TACTICAL URBAMISM

poles that had arrows pointing the way to papular downtown
destinatiors, along with average walking times —an acth2
labzled "quemills wayfinding™to promate more walkable places.

A concemned resident painted a crosswalk on a busy streetin
Baktimora when City offidals failed to dosa. To make Toronto
more wheelchair accessibile, a group of volunteers installed
colored ramps at more than 400 stoeefronts.

“PARK(ing} Day”is now held every September in bundreds
of dties on six continents, with artists and citizens uniting to
transform parkng spots into mni-parks.

DAY fixes can lead to long-term, funded solutions.
The querrilla way-finding sigrs eventually encouraged the City

of Raleigh to adopt a nw pedestnian plan, and install more offi-
cial, parmanent signs ke the pap-up pasters.

Battimore officials heard about the pop-up pedestrizn solubon
in their town, and responded by 2dding twa stop signs and
three offical cosswaks in its place.

In Memphis, a temporary baer garden at an abandonad brewery
wias such a hit it attracted private imvestment — a developer is
going to revitakze the historic site into wbrant mixed-use space.

New Funding Strategies for Smart-Growth Success




oclal Impact Bonds Case Study: Richmond

TOOL 6.SOCIAL IMPAC

CASE STUDIES

Richmond Targets “Zombie" Blight
with Social Impact Bonds

In June 2015, the Richmond City Coundl voted to isue up
10 53 million in social impact bonds to purchase, rehabiitate
and sell blighted properties

The effort targets “zombie properties” — those that the private
sactor has walked away from bacause they are so dlapdated
and distressad that it is cost-pronibitive to undertake rehabiita-
tion. There are an estimated 1,000 boarded-up, abandoned
houses in Richmond, and each one costs the City about

7,000 annwally in clean-up and police response to cime —
amounting to about $7 milkon atywide each year

The Richmond Community Foundation i fadlitating the
program from acquisition to sake of the properties. Local
contractoes wil b2 sought 1o parfom the renavation work

“This program will accomplish the important task of acquiring
and rehabilitating distressed homes in order to improve neigh-
borhoods and providz safer and more affordzble housing for

and hire workers through the Gty's D job-
trainng program — helping to keep money and employment
apportunities i the community

Famdies participating in SparkPant Contra (osta, a financiadl
literacy program, will bz given the first opportunity to purchase
the hames theough SparkPont's First Time Home Buyer program,
which helps remave barriers for maddle- and low-income
potential homebuyers through counsfing improved access

10 resources and fnanoal advice:

Gty revenues will not be used, and the bonds are paid solely
fom the revenues generated from the sale of the rehabilitated
houss. The bonds are intended for social-impact investors
less concermed with mawmizing risk-adusted retums than
inusing ther capital for public benefit.

NEW FUNDING

“sad Mayor Tom Butt. “The City will, as
awhole, benzft from the practice of sodal-impact investing
becaus the bonds are paid solefy from the revenuss generated
fFom the sale of the rehabilitated properties.”

The program was arignally propased by John Kno of Orick,
Hemngton & Sutdiffe, LR, who & providing pro bano legal
support for the project. Home Depat has also recently agreed
10 prowide assistance to the program

The Richmond bond is a great exampée of ross-sector collabo-
ration in which private for-profit comparess, govermments and
‘nonprofits jon forces to tackle stubborn social prodlems.

RATEGIES FOR § GROWTH sUC

3 Potential benefts make the bond poiitically attractive.

3 A third-party imvestor bears the risk.

3 Indzpendent evaluation improves transparency
in govemment spending.

3 Imvestors and servicers have an incentive to be as
effective a possible. The bigger impact, the larger
the repayment they will raceive.

3 Ongoing evaluation of program impacts accelerates
the rate of k:aming about effective approaches.

3 These bonds help reposition government spending
toward programs and approaches that wark.

LIMITATIONS

# Sodal impact bonds are an expensive method of
operating socal programs

3 These bonds reduce public responsioility for social services.

3 The community may not want certain investor and
donor influences over local sodal programs.

3¢ Donars will szek to fund programs that can be more
easiy observed and measured. More complex structural
problems — harder to quantify — may be unable to
access these funds. Thus, the terms of these instruments
My be 52t to averpay for more readily achievablz goals.
And long-term problems are not financed.

OTHER METRICS
Fiscal savings that result fom successful and effiaent programs.

LEARN MORE

To learn more about using social impact bands in your city:

3 Center for American Progress, cdn americanprogress.org/
wp-content/uploads/issues/2011/02/pdf/sodial_
impact_bonds pdf

# Sodal Finance, /!
files/small SoaaFinanceWPSingleFINAL paf

Example Impact of
Sacial impact Bond

Socu SR 45 1 Rk a0l g e e Garg Normean, P 915714

Sodial impact bonds can change the equation

$25 million

Seatus Quo with Secial Impact Bead:
Furded Interventon

“Im excited about the

$35 million opportunity to build

public health and

$40 million prevention into an

economic model.”

— U5 6P Adminstratar
Gino McCarthy

NEW FUNDING STRATEGIES

SMART-GROWTH SUCCESSES

TOOL 6. SOCIAL IMPACT BO

New Funding Strategies for Smart-Growth Success




New Directions +

Emerging Strategies




New Directions + Emerging Strategies

« Tax- and Revenue-Sharing
* High Speed Rall
 Feeson Insurance
 Land Value Tax
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