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OUR COUNTY’S " NEXT 100,000

A THREE-DAY SERIES EXAMINING GROWTH AND CHANGE

IN SAN LUIS OBISPO COUNTY |

DAY ONE

LIKEIT OR NOT,
HERE THEY COME

WHO WILL WE BE IN 15 YEARS? A TRIBUNE-COMMISSIONED STUDY SHOWS DRAMATIC DIFFERENCES BY AGE

COLLEGE AGE

UP
11%

(PLUS 4,000)

College
students will
be a steady -
and slightly
growing — part of
the county in years
to come. And for
those not attending
college, entry-level
service jobs should
be plentiful.

Closer look: Most of
the growth comes in
the early 20s — only
100 of the new resi-
dents are between
18 and 20.

Income glance:
Households headed
by people under 25
had a median income
of $16,535 in 1999,
61 percent below the
county median.

TRIBUNE PHOTOS BY DAVID
MIDDLECAMP; THANKS TO

AND SARAH KRAMER, BRUCE
NENADAL AND MARGE CREPPS

YOUNG FAMILIES

DOWN
1%

(MINUS 1,000)

With home prices
rising and job
prospects falling,
the county is

losing its appeal for
many people starting out
their lives, families and
careers. These upwardly
mobile and home-hungry
folks are the only
segment of the local
population expected to
shrink by 2015.

Closer look: The
deepest losses are in the
30-34 age group (down
12 percent).

Income glance:
Households headed by
people aged 25 to 34 had
a median income of
$37,000 in 1999, 13 percent
below the county median.

NOTE: UNDER-18 POPULATION NOT
INCLUDED HERE, BUT PROJECTED
TO GROW SUBSTANTIALLY. FOR A
A FULL EXPLANATION, SEE THE
METHODOLOGY STORY ON PAGE Al4.

OLDER PROFESSIONALS -... & -’«‘

UP
68%

(PLUS 35,000)-
Seasoned

workers, many \ f’

of them with high a

earning potential s

and a home to sell
somewhere else, are
projected to have

the strongest
increases.

] S

Closer look: The
greatest percentage
growth is in the 50s.
The 50-54 category
increases 90 percent,
the most of any adult
age group.

Income glance:
Households headed
by people aged 45 to
54 had a median
income of
$59,500
in 1999,
40 per-
cent
above the
county
median.

RETIREES
(60-PLUS)

UP
49%

(PLUS 23,500)

Experts say the
county'’s beauty
and climate will
keep it popular
with retirees.
They will be
drawn largely from
within California.

Closer look:
Growth is strong-
est among the
young retirees.
The 60-64
group rises

85 percent,
and 65-69 rises
64 percent.

Income glance:
Households
headed by
people aged
65-74 had a
median income of
$38,600 in 1999,
9 percent below
the county
median.

A projected flood of new residents would need 50,000 additional homes
and increasingly carve growth into SLLO County’s rural and open areas

>> MORE INSIDE TODAY

All-powerful housing prices: A single force could
decide who lives here ... and who doesn't A14

Who they are: New wave of residents will be the
oldest, wealthiest the county’'s ever seen. A14

>> COMING TOMORROW

Where will they live? Confronting an era of
sprawl, congestion and very large houses.

>»> COMING TUESDAY

An expert opinion: Why we're unlike the rest
of California, and why that means more growth.

By SiLas Lyons
THE TRIBUNE

San Luis Obispo County will gain 100,000
residents within about 15 years, bring-
ing wealth, sprawl and congestion.

Those conclusions are the highlights of a
study commissioned by The Tribune and con-
ducted by Solimar Research Group of Ventura.

The research, conducted by a top demog-
rapher and a nationally recognized planning
expert, shows how forces both within and
outside the county will cause some of the
greatest changes in its history. Among them:

¢ Californians will continue to stream to-
ward the coast, accounting for most of the
100,000 new residents who will arrive in
less than two decades and require more
than 50,000 new homes;

E;R(::Bl_%glleE e Driven both by de-
REPORT mand and local policies, the

new growth will pour into

the rural parts of the county and onto open
land at the edges of existing communities;

¢ The typical new arrival will be an ac-

tive retired couple from the Bay Area, Cen-

tral Valley or a wealthy enclave of Southern

California;

¢ Demand for individual homes will be
far greater than for condominiums and
apartments, as older buyers with equity
choose comfort over frugality.

Starting today, The Tribune will present
the conclusions of the research and explore
the meaning of growth and change.

The timing couldn’t be more critical: The
county and six out of seven cities are ask-
ing residents this year to help rewrite hous-
ing plans. Knowing what the future might
hold will help to decide wisely.

Iraqgi scientific adviser gives up; forces reach Tikrit

sible breakthrough in the hunt
for hidden chemical and biolog-

By Tom LLASSETER,
PETER SMOLOWITZ

military’s 55 most-wanted
Iraqis, turned himself over to

“He is a big fish,” a Marine in-
telligence officer said of the 64-

last major city left to fall. Earlier,
a U.S. Special Forces unit drove

WORLD AND LOCAL
COVERAGE INSIDE

For breaking coverage of the war
with Irag, visit our Web site at
www.SanLuisObispo.com
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doned military outposts and gov-
ernment buildings that had been
looted.

The larger Marine force was
believed headed to the airport
south of Tikrit, which sits about

THE TRIBUNE SANLUISORISPO.COM

WAR WITH IRAQ

OPERATION IRAQI FREEDOM: DAY 25

police agreed to joint patrols to restore order.

*

Science adviser surrenders, forces unite

The first of the 55 most wanted Iragi figures went into coalition
custody Saturday, as Lt. Gen. Amer al-Saadi surrendered to an
American warrant officer. In Baghdad, the U.S. military and the Iragi

U.S-led forces
expanded their control
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KEY DEVELOPMENTS FROM SATURDAY

MILITARY UPDATE

Ground troops conducted “ongoing
operations” to seize Saddam’'s hometown of
Tikrit, the last of Irag’s major cities to be
defended. Coalition commanders didn't expect
a large battle, because the regime’'s backbone

killed in the defense of Baghdad.
IN WASHINGTON

Former POW Pfc. Jessica Lynch returned to
the United States on Saturday, along with
about four dozen other injured soldiers. Lynch
was bound for Walter Reed Army Medical

. The focus turned to Mosul already has fled, but they said the war . .
Solﬁgleisé?osr;?u(;fdlisg}fﬁg%ghts Saddam Hussein's *) () 410l overllrggggztrﬂ%;uilﬁ %Rg wouldn't end even after a successful invasion. Center in Washington.
erupted between Marines and ltlighmtgtrgv;rr]eotf)(;rlliggé \{\glg(ree north, fell with little “If Tikrit falls . . . that's just one more city,” U.S. ELSEWHERE
Iraqi fighters in central Baghdad ) Kirkuk resistance. Brig. Gen. Vincent Brooks said at coalition The war brought out protesters and supporters

and outlying neighborhoods of
the turbulent capital. One Ma-
rine died, raising the U.S. mili-
tary toll to 114 dead, with many

regrouping for a last stand. ———
. Tikrit%

o aim 1 Khanegin
U.S. troops seized control

Rasheed

In Kirkuk, Special

Ope

rations forces
and the 173rd

headquarters in Qatar. “There would still be
work to be done beyond that. We still have a
tremendous amount of work to be done in the
weapons of mass destruction program.”

Saturday. In Washington, a few thousand
gathered in separate demonstrations.
Supporters in the “Rally for our troops, rally
for America" gathering outnumbered war

more wounded. of crossings on two Airport Airborne secured : : opponents about 2 to 1. Outside the United
Looters again plundered the highways leading into Syria Ramadi (military) the city and its In the western town O.f Qaim, 15 Iragi planes States, protests were bigger and decidedly
capital of 5 million people. In an | @nd faced tough resistance  gagndad RN S Baghdad airfield. were destroyed. Special forces also raided against the war. About 20,000 jammed city
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ominous turn of events, Marines head t t fact d streets in a rally for peace in London. Tens of
id they found dozens of explo- —JORDAN 'R A QX+ T *) Kut cacqguarters, a cerment tactory and a thousands demonstrated in Rome, Paris and
sal B Karbala phosphate plant, where two suspicious '
sive-stuffed vests in a Baghdad N ) Amarah chemical drums were found. The drums are Bangladesh.
-SChOOl and empty hangers —ev- 9630,000 and a letter Najaf Diwaniyah being investigated, Brooks s.aid.
1d§:n§e that some vests were offering rewards for killing m~ offeh ' . WEATHER 1N BAGHDAD
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“The war begins now, the war
with ourselves,” a man named
Ala’a said as he watched crowds
gleefully loot a bank in south-
west Baghdad.

On a happier note, U.S. and
British military officials signaled
that combat was diminishing:
They said two of the three U.S.
aircraft battle groups in the Per-
sian Gulf could be sent home
within days and 2,000 British
troops were returning to Eng-
land.

Also Saturday, rescued pris-
oner of war Jessica Lynch re-
turned to the United States
aboard a military transport
plane that carried 50 other in-
jured soldiers. Accompanied by
relatives, the 19-year-old soldier
was taken to Walter Reed Army
Medical Center in Washington,
D.C.

Marine officers said al Saadi
surrendered at the Palestine Ho-
tel in central Baghdad during a
meeting of Marine officers and
American civilian reconstruc-
tion specialists. He told journal-
ists staying at the hotel that Iraq
had no weapons of mass de-
I'struction.

Marine troops took him away
to a counter-intelligence interro-
gation center.

U.S. intelligence officials said
al Saadi was in charge of Sad-
dam’s secret programs for de-
veloping, testing and producing
banned nuclear, chemical and
biological weapons. They said

they believed he could pinpoint rock by rock, stone by stone,” ARROVD G RAKDE KTISC ADERD
hidden production facilities, but Brooks said. —
not the locations of chemical In northern Iragq, travelers ;
and biological warheads. coming from Tikrit said Iraqi TN
Meanwhile at the Kirkuk Mil- army and Baath Party leaders H EVE yo u = =
itary Airport, U.S. soldiers said had ﬂed, but large numbers of ey |
they found a warhead ringed by hf;ilftf;lg armed pro-gad%ﬁm pg’ra- 7
a green band recognized by in- Muliaries remamed in the City. d !
; Y y “It is too dangerous in “1 a e }'Dlj r i

ternational experts as a symbol

of chemical agents. Tikrit,” Mohammad Jassem B pugan tecek
Initial tests by a hand-held va- Hassan, an Arab driver, said ] | 1|_|ﬁrﬂr zh ;ﬁm AE ?m rT.L % i

por monitor found trace about 25 miles northeast of the

amounts of an unspecified nerve ~ City. “There are large numbers n

agent, according to Lt. Rafael ~of gunmen there and they have ATAS CACEFOD

Camporese, a chemical weapons
officer for the Army’s 173rd Air-
borne Brigade, whose soldiers
found the warhead during a rou-
tine patrol.

Later, a U.S. officer said the
warhead appeared to contain
conventional explosives. More

sophisticated tests were ) iy Lrminnd g il im
planned. troops also continued to target RITIC e i e 1 Camirw Beal
The airbase’s former Iraqi SPecial security organizations, Vou can’t afford to wrait! At A

commander told U.S. officers intelligence services, paramili- '
that members of Saddam’s tary forces and other agencies . .
regime recently brought chemi. that strengthened Saddam’s grip Call or stop by to make your contribution today! CarG o
cal weapons there and ordered O POWer. ) e
their use on nearby Kurdish  “Any place we find t}’}ere IS ev-
idence of the regime,” he said, ol |
.
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SOURCES: CIA; United Nations; Associated Press

cities.

Instead, the weapons were
hidden, the former Iraqi colonel
told American officials, accord-
ing to Capt. John Guerrero, a
U.S. intelligence officer. He said
the Iraqi’s story has not been
verified.

“He told us that the chemical
attack on Halabja originated
from this installation,” Guerrero
said, referring to Saddam’s use
of poison gas on the Kurdish city
of Halabja in 1988. Five thou-
sand men, women and children
died in that attack.

Previous reports of suspect-
ed chemical or biological
weapons in Iraq have proven er-
roneous or have not yet been
confirmed. The discovery and
confiscation of such weapons is
a key objective of President
Bush and his military comman-
ders, who argued that a main
reason for the war was disarm-
ing Iraq of weapons of mass de-
struction.

The fate of Saddam remained
unknown and U.S. military offi-
cials said they would offer boun-
ties for the capture of Iraq’s for-
mer strongman and his top
aides. “The price tags vary,” said
Brig. Gen. Vincent Brooks.

He said American troops in
Baghdad had reached the rub-
ble created Monday by an air
strike that targeted Saddam and

it ”

“we must go and put an end to
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U.S. military: At least 114 dead.
British military: 31 dead.
Iragi forces: Coalition officials estimate 2,300
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— Hazeem Hashan, a 38-year-old Baghdad
resident who said he was protecting his home
with a gun.
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his sons. “We have not searched

different kinds of weapons.
They want to fight.”

Nevertheless, U.S. comman-
ders did not expect a major bat-
tle in Tikrit. They said many
Iraqi soldiers already have fled
or have been killed by air
strikes.

Brooks said U.S. and British
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Home prices forcing change

OVERVIEW

This impetus, more than any other, could determine who Wlll live here .. and who won't

By SiLas Lyons
THE TRIBUNE

Home prices may be the sin-
gle most powerful force shaping
the future of San Luis Obispo
County.

Moving in lock step with the
statewide demand for the
county’s quality of life, these
prices will determine who
moves in, who stays and who
moves out.

The price to buy into the
coastal dream stood at a me-
dian level of $362,000 in Feb-
ruary. The median is the
point where half of all homes
sold for more and half sold
for less. That median price
could jump to more than
$500,000 in less than five
years, the UCSB Economic
Forecast projects.

With job growth weak and
prices continuing to rise, the
county is already the fourth
least-affordable home-buying
market in America, according to
the National Association of
Home Builders.

The changes bode well for
many home owners.

Phyllis Porter, a retired high
school teacher who bought in
Pismo Beach six years ago, has

seen her investment more than
double.

The escalation of Porter’s
modest ocean-view home to a
value of about $330,000 from
$148,000 has changed her
lifestyle. She applied for a re-
verse mortgage, a loan secured
by her house that shouldn’t

‘We didn't make enough
money between the two
of us to barely make
ends meet.

Former Arroyo Grande resident
Elizabeth Rittenhouse, on the
county’s high cost of housing

come due for as long as she lives
and doesn’t sell.

That additional $814 to her
fixed monthly income helped fi-
nance a trip she always dreamed
of to New Zealand.

“I get what I get because the
house is valued over $300,000
and it’s paid for,” Porter said.

Demographers say Porter will
be followed by a parade of re-

tirees who want to do what she
did: Get out of the city (South
Pasadena, in her case) and move
to the coast.

But for all the people who dis-
cover the comfort and beauty of
coastal living, there will be sto-
ries like that of Elizabeth Rit-
tenhouse, who now lives in Tuc-
son, Ariz.

She and her husband recent-
ly left Arroyo Grande, where
they paid $800 monthly rent on
an apartment in “not one of the
nicest complexes.”

“We didn’t make enough mon-
ey between the two of us to bare-
ly make ends meet,” Ritten-
house said. “It was either pay the
rent and buy groceries or pay
the rent and bills and survive on
what we had. Even coupon clip-
ping didn’t help much.”

Hoping to keep families
here, local officials have taken
steps to introduce lower-cost
housing and change planning
rules to encourage developers
to build smaller homes and
apartments.

In one such effort, the cities
of San Luis Obispo and Pismo
Beach require that a percent-
age of every new residential de-
velopment meet affordability

standards or that the builder
pay into a fund for subsidized
housing.

Paso Robles recently changed
its rules to allow commercial
and industrial developments to
include worker housing.

Other communities have al-
ready begun to try various
strategies. And this year, the
cities and county are updating
their housing plans through a
series of workshops that will en-

gage citizens in tough conversa-
tions about the future.

But big-picture trends may
prove difficult to stop. With
America’s largest generation
nearing retirement age, the call
of coastal living is growing
louder.

Back at Phyllis Porter’s
house, evidence of that appeal is
abundant. Standing on her back
deck and looking across the
rooflines below, the ocean

Retired
teacher
Phyllis Porter
has seen her
home in Pismo
Beach
appreciate so
much that she
was able to
acquire a
reverse
mortgage and
boost her
monthly
income by
more than
$800.

TRIBUNE PHOTO BY
DAIVD MIDDLECAMP

stretches out in a panorama that
starts at Point Sal in the south
and sweeps up past the Pismo
pier.

She remembers a line Tom
Selleck always used on “Mag-
num, PI.,” the 1980s TV show
that was set in Hawaii, and
quotes it frequently to herself.

“Another morning in par-
adise,” she said. “That’s what I
say when I go out on the deck in
the morning.”

METHODOLOGY

How we
reached
these
findings

By SiLas Lyons
THE TRIBUNE

The rough sketch of our coun-
ty’s future that appears on these
pages today through Tuesday is
based on several population pro-
jections and shaped by educated
assumptions about the people
who will move here.

Of course, there’s no guaran-
tee the future won’t be some-
thing radically different. But dur-
ing months of research and in-
terviews, consistent themes
emerged. These themes are sup-

ported by
The two events already
researchers under  way,

such as the
trend toward
an older popu-
lation.

The study of
San Luis Obis-
po County’s fu-
ture was com-
missioned by
The Tribune
and conducted
by Solimar Re-
search Group
late last year.
That Ventura-
based organiza-
tion is a nation-
al leader in

William Fulton
is the president
of Solimar
Research Group

Christopher planning re-

Williamson is search and

research vice analysis. ,

president for The report’s

Solimar authors are

Research Group recognized ex-
perts.

William Fulton, Solimar’s
president, wrote the most wide-
ly used college text on California
planning (along with several oth-
er influential books) and pub-
lishes the California Planning
and Development Report.

Christopher Williamson, Soli-
mar’s vice president for re-
search, holds a doctorate in plan-
ning and policy analysis and is a
former special assistant to the di-
rector of the U.S. Census Bu-
reau.

Using Solimar’s data, The Tri-
bune conducted interviews and
scoured additional data sources
to complete the picture.

Here’s a closer look at where
we got the information on which
we based our series.

Growing population

The projection of 100,000 new
residents is based on several
sources.

The state’s Department of Fi-
nance predicts that the county
will reach a population of
350,000 by 2015, a 100,000-head

Please see METHOD. Next Pace

OUR NEXT 100,000: WHO THEY ARE

Here's where they come from:

Top 10 county destinations for
relocators (Jan. 2001 to Jan. 2003)

City How many came
1. San Luis Obispo 210

5. Paso Robles 8

6. Arroyo Grande 74

Where relocators

came from

(Jan. 2001 to Jan. 2003)

Who's moving to San Luis Obispo County?

Californians are drawn to San Luis Obispo County property for its coastal serenity and central location.

KEY TO MAP NUMBERS: @ Number of homebuyers who moved to SLO County, Jan. 2001 to Jan. 2003 9 Rank among cities of origin

Top 10 cities of origin
for relocators
See map for locations

2. Cambria 172 T.Pismo Beach 73
3. Morro Bay 97 8. Nacimiento Lake 69
4. Los 0sos 83 9. Cayucos

SACRAMENTO AND City How many came
\ NORTHERN CALIFORNIA LA, Riverside, 1. San Jose 48
gan Bernardltno Santa Barbara, 2. Fresno 4
34 range counties Ventura counties 3. Bakersfield 19
Monterey County 4. Santa Barbara 33
cvea"||t£$' ﬁﬁBeDr'.E?" 5. Visalia 30
6. Salinas 18
Elgcrcaarlr:feor}tr?lé 7. Los Angeles 15
T Out of state 8. Los Gatos 12
Out of country 9. Thousand Oaks 12
10. Clovis 1
CENTRAL
VALLEY
215 Suburban draw
nas Clovis In this region, more people came from
M&')“Jﬁ%Y Fresno suburbs and beach cities around Los
Angeles than from the city itself.
\ Vlsalla
S@ygyés °
Bakersfield
O S ossn
0 it § b
SANTA BARBARA AND VENTURA\ :
nta © Thousand 202 d s ,.Long SBeach N
Oaks @ =1person Huntlngton Beacrh'
SEE DETAIL MAP
Los Angeles
Where relocators moved LOS ANGELES, RIVERSIDE,

SAN BERNARDINO, ORANGE COUNTIES

Q 34 SAN DIEGO AND IMPERIAL COUNTIES

. Nacimi \ ‘
X 40
10. Grover Beach 33

SOURCE: SLOCO DATA, TRIBUNE RESEARCH

Abe Viero, 65,
sold his alarm
business and
moved from
the San
Bernardino
Mountains to
Nipomo,
where his new
bride, Syril,
had purchased
a home in
Blacklake
Village.

TRIBUNE PHOTO BY
JAYSON MELLOM

TRIBUNE GRAPHIC BY ANDREW CASTAGNOLA

By SiLas Lyons
THE TRIBUNE

Meet Abe Viero, a typical citi-
zen of the county’s future: Viero,
65, works at a second career,
lives on a golf course and volun-
teers compulsively.

Viero sold a private alarm
business to move from the San
Bernardino Mountains to Nipo-
mo, where his new bride had
purchased a home in BlackLake
Village. When he isn’t selling re-
al estate, he flies his own heli-
copter on search-and-rescue
missions for the Sheriff’s De-
partment or volunteers at the
golf course.

Within the next 15 to 20 years,
there will be a lot more people
here like Viero.

The next 100,000 residents
will be the oldest and wealthiest
influx the county has ever seen.
If current trends continue, they
will flock here primarily from
the Bay Area, Central Valley
and affluent enclaves encir-
cling Los Angeles.

This picture emerges from
an analysis conducted by Soli-
mar Research Group, a nation-
ally known planning research
firm. State population and em-
ployment projections, along
with a careful look at who has
been moving here in recent
years, help complete the pic-
ture.

About 250,000 people lived
in the county in 2000.

Between 2000 and 2015, Soli-
mar projects the population be-
tween age 40 and 59 could
grow 68 percent, and those 60
and over could swell by 49 per-
cent. Some of this is due to the
aging of the baby boomer gen-
eration, but incoming seniors
will push the numbers even
higher.

Unlike in most of California,
Hispanics are not projected to
form the underpinning of popu-
lation growth here.

In fact, state demographers
say that while Hispanics may ac-
count for 64 percent of the
state’s new residents by 2015,
they represent just 23 percent of
the expected growth in San Luis
Obispo County.

Like those before them, afflu-
ent newcomers will be drawn by
coastal beauty, tranquility and
fresh air. For many, home prices
will not be a barrier.

Still, their arrival will come at
a cost. State demographers and
local experts expect rising home
prices to block out many of the
middle-class families who have
traditionally given the county its
boots-and-blue-jeans character.

The 25 to 39 group, starting
out their lives and careers, are

WITH THE SILVER
COMES THE GOLD

Influx of new residents will be the oldest and wealthiest in county history

expected to diminish by about 1
percent from their current total
while the overall population
swells by 100,000 people.

“We know that these are peo-
ple that want to buy a home,”
said Bill Watkins, head econo-
mist with the UCSB Economic
Forecast. “That drive is an Amer-
ican dream, to own a home, and
so they will go other places to do
it.”

High-paying jobs seem unlikely
to present an answer. Job growth
will lag behind population growth,
state projections indicate.

In a projection through 2006,
the state Employment Develop-
ment Department calls for the
majorlty of new jobs to be in low-
paying service positions like re-
tail sales, clerks, groundskeep-
ers and maids.

But there’s an alternate theo-
ry floated by economic develop-
ers. In it, the wave of smart, rest-

‘You want to be an
attractive area to
people with wealth.
You can always tax
wealth; you can't tax
poor people. You can't
tax people with
affordable homes.
Good things are going
to happen.

Paso Robles Realtor Pete Dakin,
on why rising home prices are
not a bad thing

less professionals who come
here at the end of their careers
use their money and know-how
to launch new ventures and sup-
port entrepreneurs.

“I would find out who those
people are, and I would be look-
ing at them as angel investors,”
said Wayne Schell, chief execu-
tive of the nonprofit California
Association for Local Economic
Development in Sacramento.

“Angels” help launch compa-
nies that could eventually offer
jobs to younger workers.

Powerful demand

San Luis Obispo’s changing
population will be governed
largely by influences beyond the
county’s borders. Experts say
much of the demand that keeps

Please see WHO. Next Page
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LOCAL VOICES: HOW DO YOU THINK THE COUNTY WILL CHANGE IN THE NEXT 15 YEARS?

‘There will be more
traffic on the freeway.
| could see it really
getting populated.

The oceans might be
affected by offshore oil
drilling. The wildlife
could be damaged.

Name: Brian Service
Community: Arroyo Grande
Lived here: 9 years

‘| think it's going to be a
very high suburban
population but with a lot
of big businesses coming
in and taking over the
scene. I'd love to see
everything just stay nice
and clean.

Name: Jeremy Heller

Community: Paso Robles
Lived here: 4 years

‘New homes will fill in
the hillsides, and there
will be a few more big
box stores. Overall, |
think San Luis Obispo is
going to maintain its
charm and its small-
town feel!

Name: Michelle Jones
Community: San Luis Obispo
Lived here: 14 years

‘| think we need better
transportation all over
the county.

Name: Sheila Hunter
Community: Morro Bay
Lived here: 33 years

‘A guy’s coming in, and he says, “OK, how much is this house?”
You say, “$600,000." He says, “OK," and writes a check for $600,000.

Morro Bay developer Fred Niknamfard, on the behavior of recent buyers
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Morro Bay developer Fred Niknamfard, standing by one of his ocean-view properties, sees a lot of
buyers in their early 60s who want large homes and extra rooms for the grandchildren.

Who

From Previous Page

home prices rising comes from
elsewhere in California and the
nation.

By 2006, the first of the mas-
sive baby boom generation will
turn 60.

“They’re due to inherit a small
fortune, and retiring on the
coast of California is one option,”
said Watkins, the UCSB econo-
mist. The impact of the baby
boomers will be felt dispropor-
tionally in coastal California, he
added.

“Truly, the Central Coast is
going to be one of the active
adult capitals in the western
United States,” says John Scardi-
no, developer of the giant Wood-
lands neighborhood in Nipomo.

The effect on San Luis Obispo
County could be even more dra-
matic than on some coastal
neighbors.

Unlike Ventura and Santa Bar-
bara counties to the south and
Monterey County to the north,
San Luis Obispo County can't at-
tribute much of its population
growth to babies being born.

The increase is caused almost
entirely by new residents mov-
ing in from elsewhere.

That trend means more hous-
es. Babies live with their par-
ents, but people relocating need
a place of their own.

Favored destination

A Tribune analysis of real es-
tate transactions over the past
two years confirms that home-
buyers from outside the county
come largely from high-dollar lo-
cales in the Bay Area and South-
ern California.

In addition, many come from
the Central Valley towns of Fres-
no, Visalia and Bakersfield. All
told, 990 out-of-county buyers
spent more than $390 million on
homes here over the two years
ending January 2003.

They paid an average of 18
percent more for homes than
did in-county buyers.

“My money’s coming from
Los Angeles, San Francisco,”
says Fred Niknamfard, a Morro
Bay developer.

Standing on a street high
above the town, Niknamfard
gestures around him. A Fresno
insurance company employee
until five years ago, Niknamfard
is wearing jeans and faded G.H.
Bass cap. He looks like a guy on
a fishing trip.

He has, indeed, caught some
whoppers. Niknamfard bought
two of the lots on Juniper Avenue
in 1998, paying less than $70,000
for each parcel of prime dirt.

Today, bold stucco homes
packed with amenities rise from
those lots. One house just went
back on the market for $699,000
— eight months after Niknam-
fard sold it for $585,000.

The buyers he sees are most-
ly in their early 60s, he said.
They want extra rooms for the
grandchildren to visit.

Transactions are fast.

“A guy’s coming in, and he
says ‘OK, how much is this
house?” Niknamfard says. “You
say ‘$600,000.” He says ‘OK,’ and
writes a check for $600,000.”

Faced with such overwhelm-
ing demand, it’s time to stop the
hand-wringing about “affordable
housing,” says Pete Dakin, a Pa-
so Robles Realtor.

“The natural order of things is
happening,” Dakin says. “No-
body’s guaranteed the right to
buy a home in San Luis Obispo
because they were born here.”

The people who will move to
the county will make it a better
place, Dakin says.

“You want to be an attractive
area to people with wealth. You
can always tax wealth; you can’t
tax poor people. You can’t tax
people with affordable homes.

“Good things,” he says, “are
going to happen.”

Twice the frustration

There’s rising frustration,
however, from younger people
in the county who are struggling
to build their fortunes.

They face the double chal-
lenge of rapidly escalating home
prices and a shortage of good-
paying jobs.

Engineer Mark LaFaille, 35,
job-hunted for four months after
being laid off when technology
firm Newport Corp. closed last
year. In March, he finally ac-
cepted a position in Goleta.

For their generation, the
LaFailles could be considered
fortunate since they own their
San Luis Obispo home. But they
need his income to make ends
meet.

“We've even looked at an op-
tion of my wife going back to
teaching and me staying home,”
said LaFaille, who has two
young children. “But even on a
teacher’s salary, you're not go-
ing to pay the bills and stay in
this area.”

Although LaFaille plans to

keep his house and commute,
he said many of his former New-
port colleagues have already left
the county.

“I know a lot of great engi-
neers that I worked with that
just left, and went somewhere
else to get a job,” LaFaille said.

In many expensive communi-
ties, high-paying jobs keep the
working-age population from
leaving in search of cheaper
homes. But San Luis Obispo
County can’t count on a similar
economic solution, experts say.

In the state’s employment
forecast through 2006, only one
new job is expected to be creat-
ed for every three new residents
moving here.

Employers who do have open-
ings will continue to struggle to
fill them because of the housing
market, Watkins said.

High home costs are “either
forcing (workers) out, or they
won’t come at all,” he says. “They
may work there, but they’ll live
in Santa Maria instead.”

Those forces may keep out a
generation of upwardly mobile
Latinos that will fill many of Cal-
ifornia’s jobs, said David Hayes-
Bautista, director of the Center
for the Study of Latino Health
and Culture at UCLA.

“As the baby boomers retire
and move out of the workforce,
where is that middle level of the
income going to come from?”
Hayes-Bautista asked.

Meanwhile, people familiar
with the projections of a wealthy,
graying population point out that
job growth may occur in the ser-
vice sector, offering support to
the retirees. Tourism is also ex-
pected to remain strong, creat-
ing low-end jobs.

Fees for routine services will
rise steeply, predicts Dave
Garth, chief executive officer of
the San Luis Obispo Chamber of
Commerce.

“It gets harder and harder to
find people,” he says. “That
plumber has got to make a lot of
money to live there. So your cost
of living goes up tremendously, if
you'’re a retired person and you
have to hire this out and that out.”

For many, that price may be
worth paying.

Viero, the semi-retired Black-
lake resident, used to frequent
San Luis Obispo County as a
coastal getaway.

He’s sure a lot of other people
want to live in their vacation
haven. And for “a lot of people
with a lot of money,” he said, “it’s
still a bargain.”

Method
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increase over the count taken by
the 2000 Census.

Those projections are contro-
versial among both demogra-
phers and policy-makers, and
are slated for revision this year.
To date, however, they are the
most widely accepted barometer
of growth available.

In addition, Solimar re-
searchers used detailed projec-
tions that they had developed for
a statewide Caltrans study.
Those analyzed the potential
population growth of specific
communities, and offered in-
sights into the age and race of
the newcomers.

Solimar projected a home be-
ing needed for every two people
of the 100,000. That amounts to
50,000 homes.

Historically, household sizes
have averaged closer to 2.5 peo-
ple. But a projected increase in
vacation homes and older resi-
dents is expected to drive down
that figure.

The growth projected by Soli-
mar would be fast, but not un-

250,000
246,681
200000} SLO COUNTY POPULATION, 1850-2000
A quarter million ...
150,000 + H
and counting
The county didn't fill out its first 100,000
100,000 |- residents until the late 1960s. Then, the
second 100,000 took less than two
decades, a pace it looks like we're on
50,000 track to continue.
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precedented. Between 1980 and
2000, the county added about
100,000 residents — despite
slow growth through an eco-
nomic slump in the 1990s.

To cross-check the figures,
Solimar compared them to hous-
ing projections from the UCSB
Economic Forecast Project.
UCSB’s calculations are tied to
job growth, and show an in-
crease of only about 27,000
homes. That’s just over half the
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growth Solimar projected.
However, the UCSB figures
assume a rising number of jobs
per household. Looking at the
aging population, Solimar ques-
tioned that assumption. If re-
tirees are the greatest compo-
nent of growth, researchers
asked, why would there be more
jobs per household in the future?
When the ratio of jobs to hous-
es is held the same, the UCSB
forecast rises to an increase of

40,000 homes.

That’s in the ballpark, re-
searchers concluded. They note
that the growth figures are best
applied by speaking of what the
population might be at an ap-
proximate future date, rather
than a specific one.

Under the UCSB scenario,
100,000 more people might not
arrive by 2015. But they might
well be here by 2020.

Big houses

To determine the types of
homes that the future population
will demand, Solimar started by
examining where people lived in
2000.

The population was divided in-
to “young” (under 35), “middle”
(35 to 54) and “mature” (55 and
older). Census data showed how
many of each group rented and
owned, and how many lived in
single family homes (typical
free-standing houses) and how
many lived in multifamily struc-
tures (such as apartment build-
ings).

Using the projections of
growth for each age group, and
assuming that people of similar
age in 2015 would prefer similar

living situations, Solimar arrived
at demand for specific types of
homes.

The age projections also al-
lowed for analysis of who will be
living here in the next 15 to 20
years, based on a combination of
data from state demographers
and a private research firm, Ap-
plied Geographical Systems.

In this series of stories, the
projections for adult populations
are probably more reliable than
those for children under 18,
Williamson said.

The Solimar analysis shows
67 percent growth in the under-
18 population through 2015.
That’s too high, but is likely
skewed by a statewide over-esti-
mation of the young Hispanic
population, Williamson said.

However, he said not all the
growth in the school-age set is a
mirage. These will be the chil-
dren of people in their 40s and
50s — a category that is project-
ed to expand dramatically.

Sprawl

After projecting population
and types of homes, Solimar de-
veloped some likely patterns of
growth throughout the county.

Six scenarios were presented,
all of them assuming that
100,000 new people will arrive
and placing them to various de-
grees in towns, near towns or in
the country.

Three of the scenarios placed
the growth in urban and rural
categories, showing the results
of staying on the present course,
stopping sprawl altogether, or al-
lowing it at the fringe of com-
munities.

In these three, the primary
variables were acreage and den-
sity. The fewer acres that were
covered by new construction,
the higher the density rose with-
in communities.

Three other scenarios were
tied to the general plans of cities
and the county. These plans are
master blueprints for growth.

Under these scenarios, the
amount of growth allowed in
specific areas by plans was the
primary variable. But any de-
mand that was left over was as-
sumed to spread out into the
rural county, where developers
of the past created scores of
subdivisions that can be devel-
oped with or without public
support.



