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INTRODUCTION
In recent years, localities throughout the state have resorted to so-called "ballot box planning" to
resolve controversies surrounding growth and development in the community. This is a
phenomenon that usually occurs cyclically, in sync with the up and down cycles of the economy.
In other words, when the economy is active, and growth and development are strong, residents'
anxieties about growth and congestion become strong, and these types of local ordinances
become popular.

Because these types of controversies will always be a permanent part of the local political
landscape, C.A.R.'s Local Governmental Relationship has decided to compile a handbook to
give REALTORS® at the local level the resources and information they need to address the
issues should it confront them in their community.

The handbook will be updated periodically by C.A.R. staff as new information becomes
available. If you have information that you would like to see included in the handbook, please
make it available to staff by sending an e-mail to the LGR Committee Coordinator, Rick
Laezman, at richard_laezman@car.org .

Special thanks goes to the special working group appointed by the Committee, which focused
on this issue throughout the year and led the effort to make this resource available to all
REALTORS® in California. The working group was led by Marian Norris, LGR Committee Vice
Chair North, 2000. Joining her on the group were Tammy Dee Warner, Marilyn Barilotti and
Ginny Cullen. They were also assisted by staff coordinator Rick Laezman.

Matt Giacolone
LGR Committee Chair, 2000
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IDENTIFY YOUR OBJECTIVES
Growth controversies manifest themselves in many forms—ballot measures, zoning ordinances,
project approvals, or general plan updates, to name a few. Regardless of the type of situation
you are facing, it is important for you to identify your objectives first, before you develop a
strategy:

Achieve consensus at the Local Association level:

•  It is important for your Association to determine its position first on the issue, before it can
proceed as a group.

•  If your Association cannot achieve a consensus, then let members act individually according
to their own positions.

Determine your goals: What do you hope to accomplish in relation to this controversy?
Anticipate different level scenarios:

•  worst case
•  best case
•  a couple in between.

Be prepared to compromise and to accept something less than your ideal outcome.

Evaluate your Resources: What resources do you have at your disposal to achieve your
goals?

•  Are volunteers organized and ready to mobilize?
•  How much money does your Association have and is willing to spend?
•  What mediums of communication can you use?
•  Do you need, and can you afford, to hire a professional consultant?
•  What relationships do your members have with local officials?

Map out the political dynamics:

•  Know what the political feasibility is of achieving your goals.
•  Do you have the votes and what will it take to get them?

Identify Targets: Who you are targeting will help you determine what approach to take. Who
are you attempting to influence:

•  legislators
•  local government staff
•  planning commissioners
•  homeowners
•  voters
•  all residents
•  potential contributors
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Develop a message: This is the most important part of the process!!! Follow these simple
steps to make sure you get your message across in a way that benefits your ultimate
objective:

•  Determine how you want to convey your position to the electorate.
•  Keep your message succinct, simple and easy to understand.
•  You message should convey the positive points of your position.
•  Stick with your message throughout the campaign.

Tactics: How will you convey your message? Consider these scenarios:

•  If you need to lobby city council on an ordinance proposal, you will need to attend city
council hearings.

•  If you are trying to counter momentum in support of a possible ballot measure, you may
want to conduct a public education campaign, including letters to the editor of the local
newspaper or maybe a town hall forum with elected leaders.

•  Your tactics will depend primarily on what your target audience is and what it is that you are
trying to communicate.

Build Coalitions: Allied industry groups can help you communicate your message with added
resources.

•  Homeowners
•  Voters
•  Builders
•  Local businesses
•  Chamber of Commerce

Any or all of the above may share the same position as REALTORS® on property-related
issues. They can be enlisted in a variety of ways for a common purpose.

Adopt a strategy for achieving your goals: Here are some of your choices, depending on
your goals and how you have evaluated all of the other issues mentioned above.

•  Grassroots campaign, mobilizing REALTORS®, property owners and others
•  Public education campaign.  This might include target mailings, earned or paid media. (See

below.)
•  Coalition building
•  Lobbying city council or staff
•  Ballot measure campaign
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Your ultimate strategy will depend on your goals, your target audience and how you intend to
reach it. For example:

•  If there is talk that petitions for a ballot measure may be circulated, your best strategy may
be to lead a public education campaign to counter momentum before the measure qualifies
for the ballot.

•  If the city council is considering a slow-ordinance, they you will want to lobby the council.
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STRATEGIES FOR KEEPING GROWTH MEASURES OFF THE BALLOT

If you can prevent an issue from reaching the ballot, your chances of success are much greater,
and your costs will be much lower. Fortunately, there are a number of steps you can take to try
to keep a controversy from reaching the local ballot:

Attend local hearings: It is imperative for REALTORS® to attend local hearings when
important issues are discussed. Remember this:

•  A poorly planned attendance could result in a missed opportunity.
•  A well-orchestrated attendance by REALTORS® and homeowners in large numbers can

make a strong impression on local officials, sometimes to the point that the proposal will be
dropped.

Follow these steps to make the most of your attendance:

•  Have REALTORS® meet before hand to agree on a strategy and message.
•  Designate a spokesperson(s) to communicate the REALTOR® position.
•  Develop talking points.
•  Anticipate the attendance of local media and incorporate this into your strategy. It could

mean valuable "earned media time" for your message.

Stay Informed: REALTORS® absolutely must stay informed about local issues. There are a
number of steps you can take to stay on top of things:

•  Read local newspapers
•  Subscribe to and monitor local agendas and minutes. Some of this can be accessed over

the internet.
•  Subscribe to C.A.R.'s local government monitoring service.
•  Attend local council and planning commission hearings
•  Develop strong relationships with local government officials and staff
•  Attend local civic events hosted by allied industry groups such as the Chamber of

Commerce and Building Industry Association.
•  Invite local officials to speak to your Association on specific issues.

Get involved early: If you wait until the last minute to speak up on an issue, it will be too
late! Here's what to do:

•  Stay informed
•  Attend meetings
•  Communicate regularly with local officials
•  Participate on local commissions and task forces

All of the above will allow you to influence the kinds of proposals that are considered, and may
help detour an issue before it gets to the ballot.
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Participate in local commissions and task forces:   

•  You can influence the debate about local issues by having REALTORS® sit on local
commissions and task forces.

•  If your city government has not created such a commission or task force, take the initiative
and suggest that one be formed.

•  Participation in these forums is the best way for REALTORS® to get involved in the dialogue
early and counter the influence that local government staff and opposition forces may have
over elected officials.

Build Coalitions: Allied industry groups can help you communicate your message with added
resources. Any or all of the following may share the same position as REALTORS® on property-
related issues. They can be enlisted in a variety of ways for a common purpose:

•  Homeowners
•  voters
•  Builders
•  Local businesses
•  Chamber of Commerce
•  Farmers

Get REALTORS® elected and appointed to local office: Having REALTORS® appointed to
planning commissions or elected to city council provides the best assurance that your
voice will be heard on important issues.

Develop Relationships with local officials: It is important to develop historic relationships with
local officials before controversies reach their high point to ensure that you will have an open
ear. Ways to develop productive legislative relationships are:

•  Hosting a "meet and greet" reception for local officials at your Association headquarters.
•  Host fundraisers for candidates and elected officials
•  Invite government officials to speak to your membership on particular issues
•  Have a regular presence at local government meetings
•  Place your Association on local elected officials’ mailing lists.
•  Allows follow through with officials after a decision has been made, especially if the decision

was favorable.

Don't forget about staff: Government staff influences elected officials as much, if not
more, than anyone else.

•  Staff prepares reports, studies and analysis of important issues.
•  Elected officials often educate themselves by reviewing the information they receive from

staff.
•  REALTORS® must maintain open lines of communication with staff to ensure that it

provides objective information to elected officials.
•  Similarly, it is important to have open lines of communication with elected officials, in the

event that staff does not share the REALTOR® point of view.
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Develop a message: This is the most important part of the process!! Follow these simple
steps to make sure you get your message across in a way that benefits your ultimate
objective:

•  Determine how you want to convey your position to the electorate.
•  Keep your message succinct, simple and easy to understand.
•  Your message should convey the positive points of your position.
•  Stick with your message throughout the campaign.

Communicate your message: How you communicate your message will depend on what your
target audience is and what it is that you are trying to communicate.

•  If you need to lobby city council on an ordinance proposal, you will need to attend city
council hearings.

•  If you are trying to counter momentum in support of a possible ballot measure, you may
want to conduct a public education campaign, including letters to the editor of the local
newspaper or maybe a town hall forum with elected leaders.

Your tactics will depend primarily on what your target audience is and what it is that you are
trying to communicate.

Use Earned Media: If an issue has not reached the local ballot, you may be better off
conducting a public education campaign to counter any public support that is developing. The
best way to do this without spending valuable resources is by using earned media:

•  Editorial boards
•  Letters-to-the-editor
•  Opinion editorials
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STRATEGIES FOR DEFEATING GROWTH MEASURES ON THE BALLOT
Unfortunately, in spite of your best efforts, you may be unable to keep a slow-growth initiative
from reaching the local ballot. The good news is that the battle is not over. Many initiatives have
been defeated, but not without lots of hard work and expense.

Determine the REALTOR® role:

•  The nature of the campaign, the level of commitment of your Association’s members,
available resources, and numerous other factors will determine the role REALTORS® will
want to play.

•  REALTORS® have played a very low-profile role, although still instrumental behind the
scenes, in order to avoid the perception that a campaign was REALTOR®/developer-driven.

•  The role you play will determine the other strategic steps you take, and as such, should be
the first decision you make.

Hire a consultant:

•  Ballot measure campaigns are tricky business, and one usually best left to professionals.
•  Hiring a consultant to help conduct a campaign will place the important decisions in the

hands of someone with experience and take the pressure off of volunteers.
•  Volunteers (e.g., REALTORS®) can contribute in many other valuable ways.
•  There are many consultants who specialize in local ballot measure campaigns, in general,

and growth control measures, specifically.
•  Make sure you retain a consultant who has a successful track record, experience with the

kind of campaign you are engaged in, and is familiar with your local issues.

Polling:

•  Conducting polls to determine the electorate’s attitude about the issue will help you craft a
message and a strategy for communicating it.

•  Professional consultants will know how to conduct a poll, or may refer the task to a polling
specialist.

•  Your input in the development of the questions will be invaluable.

Develop a message: This is the most important part of the process!! Follow these simple
steps to make sure you get your message across in a way that benefits your ultimate
objective:

•  Determine how you want to convey your position to the electorate.
•  Keep your message succinct, simple and easy to understand.
•  Your message should convey the positive points of your position.
•  Stick with your message throughout the campaign.
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Communicate your message: There are number of venues for you to communicate your
message. So-called "earned media" (free) includes:

•  Editorial boards
•  Letters-to-the-editor
•  Opinion editorials

You may also want, or have, to incorporate paid media in your campaign:

•  Direct mail brochures
•  Paid advertisements in print media
•  Paid advertisements on radio

Use IMPAC: To help defray your costs, you should use your local IMPAC funds and consider
applying to the State IMPAC Trustees for funding, also. Please see the political affairs home
page to find out more about State and Local IMPAC.

NAR’s Land-Use Initiative:
•  NAR has expanded its program to evaluate land use legislation to include state and local

measures that are circulating but have not yet been introduced as legislation.
•  NAR provides associations with expert legal analysis of land use proposals including their

impact on property rights and values, affordable housing, and community quality.
•  Associations may also submit reports of state or local study commissions on growth that

may give clues to future proposals.
•  The Land Use Initiative online database holds nearly 100 analyzed land use proposals,

including state planning and growth management legislation, local comprehensive plans,
zoning and subdivision ordinances, and environmental regulations:
http://www.onerealtorplace.com/stlegiss.nsf/LandUse.

Build Coalitions: Allied industry groups can help you communicate your message with added
resources. It is imperative to enlist their support and participation in the campaign to lessen the
burden on REALTORS® and to convey to the electorate that the campaign has broad support.

•  Homeowners
•  voters
•  Builders
•  Local businesses
•  Chamber of Commerce
•  farmers
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TIPS FOR HIRING PROFESSIONAL CONSULTANTS

If you are faced with an impending ballot measure campaign and your Association plans to take
an active role in this campaign, you may want to hire a professional consultant to organize and
lead the campaign effort. Hiring the right professional requires careful consideration. Please
follow these steps:

Take multiple bids:  Take bids from several consultants to give yourself more choices.

Interview all candidates:

•  Set up a review process
•  Appoint a committee of people from your Association or the campaign
•  Carefully consider each candidate.

Ask consultants about their track record:  When you are evaluating consultants ask them
about:

•  their past experience on similar campaigns
•  their success ratio on similar campaigns

Never hire a consultant with a losing record.

Ask consultants about their knowledge of the community: A qualified consultant will be
knowledgeable about:

•  local issues
•  local politics
•  influential people in the community

Ask consultants about strategy:

Does the consultant intend to use earned media?

•  Editorial boards
•  Letters-to-the-editor
•  Opinion editorials

Paid media?

•  Direct mail brochures
•  Paid advertisements in print media
•  Paid advertisements on radio
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In terms of strategy, also consider whether the consultant:

•  has access to accomplished pollsters
•  has access to affordable printing houses, in the event of a direct mail campaign
•  intends to use grassroots techniques, such as phone banking and get-out-the-vote (g-o-t-v).

A good consultant will have thought about all of the above and have some very concrete
ideas about which methods to use.
Compare Rates: Ask consultants:

•  How they structure their rate
•  If there are additional charges if the campaign is successful.
•  If services, such as polling and printing, are included.

Once you get a full explanation of how each consultant calculates their charges, you can make
a comparison of how much each will cost you and evaluate them based on your campaign
budget.

Consult with other clients:

•  Ask the consultant for a list of other clients
•  Contact the clients to get their feedback.
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SUCCESS STORIES

SONOMA COUNTY RURAL HERITAGE INITIATIVE – MEASURE I
November 2000

What is the Rural Heritage Initiative: An initiative placed on the ballot by collecting signatures
that would have frozen 4 County Zoning Designations for 20 years.   Changes to the Zoning
Designations would require a countywide vote (or could be changed in very limited
circumstances by the B of Sups.)

Role of the North Bay Association of REALTORS®  (NorBAR): A NorBAR representative
served on the No on Measure I Steering Committee.   Individual NorBAR members were trained
to be speakers in their respective areas.   Also, NorBAR was asked to help raise money.

No on Measure I Campaign: The agricultural community with the Sonoma County Farm
Bureau taking the lead ran the campaign.  Sixteen major agricultural organizations opposed
Measure I.  Many business organizations also opposed Measure I; however, their opposition
endorsement was rarely used.  Business organizations were asked to communicate with their
individual memberships and to help meet fundraising goals.  All campaign spokespersons were
either from the agricultural or environmental communities.

Campaign Message: to communicate to voters that Measure I will hurt farming and the
development of parks in Sonoma County.   The measure has numerous unintended
consequences.  Measure I will actually contribute to sprawl (due to the exclusion of the RR
zoning designation).

Communication Mediums: Mail, TV and Radio.   Both mail and TV were cut back during the
campaign due to lack of financial resources.   This was the first time that television was used for
an initiative campaign in Sonoma County.

Campaign Cost: Approximately $560,000

What was the Final Vote Tally:  Yes – 78,590 (42.6%)   No – 105,923  (57.4%)

Lessons Learned:

� Poll, Poll, Poll – Don’t think you know what will work with most likely voters – find out.

� Spend the money to hire the best consultant possible.

� Take advantage of mistakes made by your opponents.

� Business Community, including REALTORS® should not be visible in the campaign.

� Make strategic decisions regarding when business contributions will be accepted.

� In a countywide initiative campaign, signs can help build public awareness.
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� Create grassroots opportunities for volunteers.

� Create coalitions.

SAN LUIS OBISPO REALTORS® HELP DEFEAT SOAR INITIATIVE

January, 2001

This past fall, the voters of San Luis Obispo County were faced with a serious challenge to
private property rights via the SOAR initiative. The SOAR proposal would freeze the counties
General Plan for 30 years and require the rezone of certain land to be put to the vote of the
people. The initiative was originally proposed for all the unincorporated areas in the county.
Originally, each city in the county had it's own "SOAR", but due to technical language flaws, all
but one of the city Soar initiatives were not allowed on the ballot.

This proposal was "imported" into SLO County by advocates of this type of growth control from
Ventura County, where a similar initiative was passed by a vote of the people. With the
economy strong in SLO county, the proponents of the initiative used that as a catalyst, to paint a
picture of unbridled, rampant and out of control "sprawl" growth, which would obliterate the
entire landscape and quality of life.

REALTORS® in SLO County, headed by the Pismo Coast Association, made a request to
IMPAC for funds to fight the initiative.  The request was granted, and the REALTORS®, along
with the local Building Industry Association and the agricultural interests, formed a coalition to
oppose the initiative.

The opposition to the initiative was faced with a difficult task: How to effectively counter a
campaign that has such a positive name and connotation.  Who in their right mind would
OPPOSE, saving agricultural resources or open space? Similar to Smart Growth, who wants
Dumb Growth.

Early on, the campaign focused on the facts. Defining the effects of freezing a General Plan for
30 years. Outlining the difficulty any landowner would face if they chose to rezone their property,
even if it would benefit the community. Demonstrating how someone living in a community 50
miles away would vote on a land use change in a town that they know nothing about! Promoting
the concept of local control for local issues. Making the public aware of the tremendous costs
associated with mounting a county wide campaign.
The coalition mounted "letters to the editor" campaigns. Sign locations were sought out.
Information was distributed at every opportunity, from Farmers Markets to MILS meetings to
Rotary Club, etc. The TRUTH is hard to refute and the more information made available to the
voters, the better our chances became.

The opposition chose to focus on emotion. The coalition was vilified as everything from evil
developers to farmers out of touch with reality. This approach was the fatal flaw for the SOAR
proponents. The real estate community was unfairly painted as representing "outside"
development interests. Television ads depicting CAR and the local REALTORS® as pawns of
big business and unsympathetic to their local communities ran nonstop.
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The voters, when faced with the facts and allowed to question the effects of the proposed law,
soundly defeated the initiative, 59% TO %41.

While it was the most expensive political campaign in SLO County history, the victory
demonstrated how well our association can work and how local associations can come together
for a common cause. It was a tribute to "grass roots" organizing, which is a hallmark of our State
and Local associations.

REALTORS® IN STANISLAUS COUNTY HELP KEEP GROWTH CONTROL OFF THE
BALLOT
February, 2000

A Stanislaus County Organization of unknown strength and backing, calling themselves Future
Options on Development (FOOD), filed a Notice of Intention and began to circulate an initiative
in February of 2000.  The initiative in essence sought to freeze urban development general plan
boundaries for Stanislaus County and its nine incorporated cities.  The initiative sought to
require a majority vote of the electorate to amend any one of the general plans.  FOOD was
unsuccessful in having the Board of Supervisors place the initiative on the ballot and failed to
collect the necessary signatures to qualify the initiative.

The Central Valley Association of REALTORS® and the Building Industry of Central California
began mapping strategy to defeat the initiative if it were successfully qualified and commenced
lobbying of elected officials.  The Stanislaus County Farm Bureau announced opposition to the
initiative.  There have been no recent reports of activity and FOOD seemingly is now benign.

For more information, please contact the Government Affairs Director for the Central Valley
AOR, Marian Norris, at marian@mariannorris.com .

SAN DIEGO REALTORS® DEFEAT PROP B
November, 1998

In November 1998, San Diego REALTOR® participated in a coalition that defeated the so-called
Rural Heritage and Watershed Initiative, otherwise known as Proposition B. Here is a re-cap:

The No on B Campaign: A strong coalition consisting of local San Diego Association’s of
REALTORS ®, the Farm Bureau, Building Industry Association, Private Property Rights League
and individual farmers and land owners.

Our Strategy: Poll the voters to determine what message would be strongest. The message –
it’s not fair to tax people who cannot use their land also the measure will hurt farmers.

Media Blitz: TV and radio commercials and mailers focused on potential impacts on the family
farmer. We didn’t waiver from this message.

mailto:marian@mariannorris.com
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Finances: We raised over $560,000. Near the end, we began make plans to trim back our
mailing and radio budget to dedicate our remaining funds into TV ads. Last minute private
donors paid for our brochure mailing postage and our radio ads through election day.

Build a Strong Coalition: Although some felt they could go it alone (including the Farm
Bureau) our consultants kept us glued together to win the election 60%-no to 40%-yes.

Get a Connected Consultant: Our consultant ran over 8 campaigns but had a dedicated staff
person who worked with us and one other race. He was able to secure TV and radio at a
discount (since other bigger clients were buying time) and was able to secure every slate mailer
(over 20 mailers) at a discount.

Draft a Targeted Fundraising Contract: Only pay the fundraiser for funds they actually raise
and not for PAC funds Associations bring in.
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OTHER RESOURCES

State-by-State Smart Growth Newsletter Online
12/14/00

NAR has developed a new, quarterly online publication on growth management activities at the
state and local levels. The publication includes analyses of selected legislative and regulatory
initiatives, and identifies public and private groups that are shaping the debate over smart
growth. Get updates on growth-related legislative and regulatory initiatives for every state in the
Smart Growth e-News . 202/383-1268, cwindle@realtors.org.

New Book Attacks Smart Growth
12/1/00

The Thoreau Institute is pleased to announce the imminent publication of a new book on cities
and smart growth: THE VANISHING AUTOMOBILE AND OTHER URBAN MYTHS: HOW
SMART GROWTH WILL HARM AMERICAN CITIES, by Randal O'Toole.

This book will help REALTORS® understand and respond to so-called smart-growth plans that
threaten to increase housing prices, property taxes, and urban congestion while reducing urban
open space. The 545-page book:

Proves that smart growth makes housing unaffordable; Shows how smart growth changed
Portland, Oregon, from one of the nation's most affordable housing markets to one of the ten
least affordable; Demonstrates that smart growth leads to higher property taxes and other taxes;
Documents that smart growth increases traffic congestion and air pollution; Shows how smart
growth destroys urban open spaces; Presents the facts behind more than 70 smart-growth
myths; Includes case studies of Portland and other cities that have tried smart growth; and
Describes an alternative to smart growth that focuses on freedom of choice in housing, not
heavy-handed government regulation.

THE VANISHING AUTOMOBILE will ship in mid December and will sell for $14.95 plus $3
shipping for mail order.

Randal O'Toole is the Merrill Visiting Professor of Political Science at Utah State University.
While doing research for this book, he taught at Yale University in 1998 and the University of
California at Berkeley in 1999.

If your REALTOR® association would be interested in a solid presentation tailored to your state
or region on the costs of smart growth, the Portland smart-growth plan, and/or problems with
housing affordability, contact Professor O'Toole at rot@ti.org.

To order the book, make checks payable to the Thoreau Institute and send them to:

Thoreau Institute
P. O. Box 1590
Bandon, Oregon 97411

http://www.rc.com/eNews/eNewsIssue.cfm?txtIssueID=40
http://www.rc.com/eNews/eNewsIssue.cfm?txtIssueID=40
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NAR Expands Program to Evaluate State and Local Land Use Proposals
7/11/00

Last month, NAR expanded its program to evaluate land use legislation to include state and
local measures that are circulating but have not yet been introduced as legislation. NAR
provides associations with expert legal analysis of land use proposals including their impact on
property rights and values, affordable housing, and community quality. Expanding the scope of
the program provides more assistance to state and local associations facing smart growth and
land use challenges. Associations may also submit reports of state or local study commissions
on growth that may give clues to future proposals. The Land Use Initiative online database
holds nearly 100 analyzed land use proposals, including state planning and growth
management legislation, local comprehensive plans, zoning and subdivision ordinances, and
environmental regulations: http://www.onerealtorplace.com/stlegiss.nsf/LandUse.

NAR Smart Growth Initiative Goes Public

3/21/00

NAR President Dennis Cronk and Ron Myles, Chairman of the Presidential Advisory Group on
Smart Growth, unveiled NAR’s new initiative on growth management at a national news
conference last week. A new booklet, “Meeting the Challenge of Change: A Blueprint for
REALTOR Action,” news release, Frequently Asked Questions, and results from a public
opinion survey on growth issues conducted last month were released. To watch a streaming
video of the news conference, obtain the news conference materials, or participate in a
discussion group to get your questions answered on-line, go to One REALTOR® Place .

Infrastructure Report: "Smart Investments"

7/15/99

California State Treasurer Philip Angelides recently presented a report to Governor Davis and
the California Legislature entitled "Smart Investments: A Special Update of California's Debt
Affordability Report" and subsequently held a series of meetings throughout the state with
various elected officials and business and civic leaders to discuss its recommendations. In the
report, he calls for re-investment in declining communities, and infrastructure investment that
supports livable communities, sustainable development, and sound environmental practices. A
major aspect of his recommendations is a focus on regional planning to meet the State's
investment plan. One of the report's recommendations is that communities should have the
ability to make capital investments in schools, parks and other community improvements by a
majority vote, instead of the two-thirds currently required. The California Business Roundtable
recently estimated that the state needs between $80 billion and $100 billion in infrastructure
repairs and projects over the next decade. The Treasurer's "Smart Investments" report is
available at http://www.treasurer.ca.gov/stodar.htm . Alternatively, the Treasurer's Office phone
number is (916) 653-2995.

http://onerealtorplace.com/RPACWbPg.nsf/pages/smartgrowth
http://www.treasurer.ca.gov/stodar.htm
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GAO Report Finds Little Connection Between Federal Home Ownership Programs and
Sprawl

5/27/99

Environmental and no-growth advocates who believe that federal policies encourage suburban
sprawl, were disappointed in a long-awaited General Accounting Office (GAO) report which
found little proof that they do. The 11-month study of existing research conducted by GAO, the
investigative arm of Congress, could not find a consensus among researchers that the
mortgage interest deduction, housing policies, transportation spending on new highways and
environmental regulations cause sprawl. The report even cites some positive aspects of sprawl,
such as increased homeownership and cheaper sites for businesses. Until the release of the
report, environmental activists were hopeful that the research would lead to legislative proposals
to restructure some of these federal programs. However, the findings are not expected to
dampen congressional interest in controlling sprawl, one of the most popular political agendas
this year. Sens. Jim Jeffords, R-Vt., and Carl Levin, D-Mich., who originally requested the GAO
report, are expected to call for new research on how the federal government influences growth
and development in specific small and medium-sized communities. To access the complete
report, visit the GAO website .

NCPA Study Refutes Claim That Suburban Growth Causes Farmland Loss
3/25/99

DALLAS, March 25 /PRNewswire/ -- Criticism that suburban development is taking valuable
farmland out of productivity is a myth, according to a report by the National Center for Policy
Analysis.
Despite widely cited reports calling for curtailment of suburban growth, urban land remains a
very small part of overall land use. According to the report:

•  Only about one-quarter of farmland loss since 1945 is attributable to urbanization.
•  More than three-quarters of the states have more than 90 percent of their land in rural

uses, including farming, forests and wildlife reserves.
•  Acreage protected in rural parks and wildlife areas exceeds urbanized areas by 50

percent.
•  Less than 5 percent of the nation's land is developed.
•  Three-quarters of the country's population live on only 3.5 percent of the land.

"Predictions of future farmland loss based on past trends is misleading because farmland loss
has moderated since the 1960s," said author Samuel Staley. "Farmland loss has declined from
6.2 percent per decade in the 1960s to 2.7 percent in the 1990s. With dramatic increases in
agricultural output, American farmers are producing almost 50 percent more food than in 1970
using less land." The NCPA report is based on a lengthy analysis of land use published earlier
this year by the Reason Public Policy Institute.

Urbanization also has been blamed for the decline of big cities. But according to the report,
many cities have contributed to urban flight. People have fled because of bad public schools,
high taxes, crime and old housing.

http://www.gao.gov/new.items/rc99087.pdf
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"The experience of Los Angeles during the last 40 years shows there is little evidence that local
and state government is better suited than real estate markets and private conservation efforts
to provide the kinds of homes and communities people want," Staley said. "Many planners even
acknowledge that large-lot zoning was a significant contributor to the urban sprawl they now
want to eliminate."

For a copy of the report, visit the National Center for Policy Analysis website at www.ncpa.org.
SOURCE National Center For Policy Analysis.
© PR Newswire. All rights reserved.
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NEWS AND UPDATES

Voters Send Mixed Signals on Growth
11/9/00

Growth control measures appeared on the ballot throughout the state on Tuesday.
REALTORS® were actively involved in the campaigns against many of these measures. The
results were mixed, with REALTORS® and their allies winning impressive victories in many
communities. For example, voters turned down urban growth boundaries, SOAR initiatives,
hillside protection initiatives, building moratoriums and other growth restricting measures in San
Luis Obispo and Sonoma Counties and in the cities of Paso Robles, Fillmore, Brea, Clayton,
Danville and San Juan Capistrano.

On the other hand, voters approved new restrictions in Alameda County and in the cities of
Dublin, Newport Beach, San Jose, Sonoma, Santa Paula, Solana, Tracy, Healdsburg, Rhonert
Park and Marina. Voters in localities throughout the state, also rejected several measures that
would have authorized specific development projects or pro-growth amendments.

For an overview of the growth control debate as it played out in localities throughout California
during the November, 2000 elections, please see the California Planning & Development Report
website at http://www.cp-dr.com/html/main_frames.asp?type=home .

Sacramento County Adopts Farmland Mitigation Plan

8/8/00

The Sacramento County Board of Supervisors has adopted a specific plan for the East Franklin
area, which imposes developer fees of $950 per acre to raise funds for the purchase of prime
farmland. The fee program is designed to protect about 26,000 acres of farmland in the
southeastern portion of the county. The land that falls under the mitigation fee requirement
consists of about 2,500 acres immediately adjacent to the much larger, farmland area.
Questions remain about the potential effectiveness of the program. For example, it is not known
if farmers in the affected area will actually be willing to sell their property for mitigation or if the
$950 per acre fees will raise enough money to purchase the land in question.

Slow Growth Comes to Antioch

8/4/00

The Antioch City Council passed an ordinance this week that limits residential building and
requires homebuilders to create high-paying jobs as a condition for receiving a residential
building permit. The new ordinance limits residential construction to 500 units per year and
requires two new jobs created for every one home. Jobs must be full-time with a salary of at
least $12 per hour and medical benefits. Retail jobs do not qualify. The ordinance does not
specify how builders are to create the jobs.

http://www.cp-dr.com/html/main_frames.asp?type=home
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Escondido Faces Fallout From Growth Management Ordinance

7/11/00

Eleven local projects will be on the local ballot in November in Escondido. In 1998, voters
approved Proposition S, which requires a citywide vote for any development project that
increases residential density or changes zoning designations. As a result of this measure,
several groups have formed in opposition to particular development projects. In addition to the
general plan changes, which will appear on the ballot in November, public hearings will begin
next week on the environmental studies of eight projects. Furthermore, developers and the city
report in the past seven months they have prepared 2,000 pages of environmental review and
responses to public comments and spent about $265,000 completing these documents.

For more info on program requirements, contact: Joe Molinaro, 202/383-1175,
jmolinaro@realtors.org.

A Plan to Solve Growth Battles: El Dorado OK's Advisory Panel

5/28/00

According to the Sacramento Bee, the El Dorado County Board of Supervisors last week
endorsed a plan to recruit representatives for an 8- to 12-member board which could build
consensus on divisive issues through the aid of an independent mediator. Supervisor David
Solaro noted the success of Sacramento's Water Forum in bringing together environmental,
business, farm and neighborhood groups to resolve water and land use issues on the lower
American River. The Board of Supervisors would retain decision-making authority over any
outcome of the process. The plan, though at a very early stage, has received support from
developers and others.

Mixed Results on Bay Area Growth Control
11/3/99

Voters in the San Francisco Bay Area sent mixed signals on local growth control initiatives in
Tuesday's elections. In the East Bay, thanks in large part to the efforts of an opposition
coalition, which included local REALTORS®, voters defeated three measures that would have
imposed some of the strictest land use requirements in the country. On the other hand, voters
approved strict growth limitations in the San Mateo County city of Half Moon Bay. Please read
these online newspaper reports for more info:

•  CAPP Initiative: Voters Take Long Look At Sprawl (SF Chronicle)
Half Moon Bay

•  Half Moon Bay voters limit growth (San Francisco Chronicle)

http://www.sfgate.com/cgi-bin/article.cgi?file=/chronicle/archive/1999/11/04/MN25859.DTL
http://www.sfchronicle.com/cgi-bin/article.cgi?file=/chronicle/archive/1999/11/03/MN60869.DTL&type=election
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Placer County Undertakes Habitat Conservation Plan
2/99

Members of Placer County's planning staff are working with the Sierra Business Council (SBC)
to design a countywide conservation program. The "Placer Legacy" seeks to set up a Natural
Communities Conservation Plan (NCCP) before the county is forced to do so by a legal
challenge or a government agency. In addition to providing habitat protection and corridors for
wildlife migration, the reserves will also provide open space areas, and it will streamline the
permit process. Placer County's population grew from 118,400 in 1980 to 206,000 in 1996. The
population is expected to grow to 358,500 by the year 2020.
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URBAN GROWTH BOUNDARIES
Issues Briefing Paper

I. Introduction

In November 1996, voters in five San Francisco Bay Area communities approved ballot
initiatives that lock in growth boundaries for as long as 20 years. The concept of urban growth
boundaries (UGB’s), or urban limit lines, is not new, but the passage of these five ballot
measures is significant because it marks the beginning of an effort by the Greenbelt Alliance, a
Bay Area conservation organization, to promote UGB’s throughout the state.

C.A.R. opposes urban growth boundaries and recognizes the necessity of REALTORS® to be
informed about this campaign. As the state’s economy picks up steam, and growth starts to look
more like it did before the downturn, growth control debates will re-ignite in local communities.
This, in turn, will make UGB’s very attractive to growth control activists. Many will place UGB
initiatives on local ballots. To counter the influence of the Greenbelt Alliance, REALTORS®
must be informed about this issue and prepared to respond. This paper is intended to offer the
background necessary to do so.

II. C.A.R.’s Position

C.A.R. opposes UGB’s because they:

a. allow no flexibility to accommodate population growth and changing economic and social
conditions in a community.

b. contribute to higher housing costs by limiting construction of the housing supply to inside
the boundary.

c. devalue property outside the boundary, without providing just compensation for a
governmental taking.

C.A.R.’s Growth Management Task Force outlined these reasons for opposing UGB’s in its
report, A Perspective on Growth Management in California: Policy Recommendations for
Growth Management Issues. The report provided the framework for the guiding principles on
growth management which C.A.R.’s Board of Directors adopted in January 1992.

III. The Greenbelt Alliance

The Greenbelt Alliance is a conservation organization headquartered in San Francisco. It’s
mission is to protect open space in the San Francisco Bay Area. Recently, it has promoted local
UGB initiatives as the solution to preventing urban sprawl.

In the November 1996 elections, voters in five San Francisco Bay Area communities approved
UGB initiatives promoted by the Greenbelt Alliance. Voters approved of UGB’s in the Sonoma
County cities of Santa Rosa, Healdsburg, Rohnert Park and Sebastopol, and in the Alameda
County city of Pleasanton. All but the Rohnert Park measure passed easily. The Greenbelt
Alliance reports activists throughout California--from Chico, Arcata, Petaluma, Windsor, Cotati
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and Ventura County--have called its office since the election to learn how they can pass similar
initiatives in their communities.

IV. What's Attractive About Urban Growth Boundaries?

Everyone likes open space. The Greenbelt Alliance brochure features eye-pleasing pictures of
rolling hills, flowers and people lazing in tall grass. These are juxtaposed with pictures of
monotonous looking, suburban sprawl and aerial photographs depicting the loss of open space
to development in the Bay Area over the last 40 years.

UGB’s are attractive also because of their simplicity. What could be a simpler solution to the
problems and controversies associated with growth than drawing a line around a city with
growth on one side and open space on the other?

The most famous UGB’s are in London, England and Portland, Oregon. The British Green Belt
plan calls for the preservation of large areas of open space and agricultural land surrounding
urban areas with the intent to prevent urban sprawl and support infill. Since the enactment of the
plan, substantial funds have been spent in compensation for property around London which
otherwise would likely have been developed. Portland’s UGB divides the city’s land into three
development categories: developed areas, to-be-developed areas, and long term development
or "no development allowed" areas. With the assistance of state mandates and a strong
regional service district, Portland created a comprehensive UGB system that is largely
supported in the area.

The Governor’s Office of Planning and Research, in its 1994 Book of Lists, lists 61 cities and 20
counties that have enacted, either by initiative or ordinance, a greenbelt ordinance, urban limit
line or urban growth boundary in California.

V. What’s Wrong With Urban Growth Boundaries?

C.A.R. cites several flaws with UGB’s in its opposition to them.

A. Inflexibility

Typically, UGB’s are imposed for periods of up to twenty years. Furthermore, the lines cannot
be redrawn nor can major exceptions be made--both of which might be necessary to
accommodate unexpected growth--without voter approval.

B. Overcrowding and Housing Affordability

C.A.R. supports infill development and higher density to accommodate affordable housing;
however, the higher density that inevitably occurs when UGB’s are imposed, combined with the
latter’s inflexibility, leaves local elected officials defenseless against problems of overcrowding.
Conversely, UGB’s do not provide local officials with the resources they need to address the
factors in a community that typically work against higher density development (i.e., NIMBYism).
Furthermore, the lack of choices in land development created by UGB’s puts pressure on
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housing prices, but local officials are left without the creativity they need to provide for affordable
housing, which makes it more difficult for localities to meet their regional fair share housing
allocations.

C. Leapfrogging and Hobby Farms

Often, UGB’s can backfire. The lack of a safety valve to accommodate rapid growth, cheap land
in outlying areas, market preferences for single-family homes, and the mobility afforded by the
automobile can cause leapfrogging and hobby farms. Leapfrogging occurs when development
jumps to outlying jurisdictions. The recent passage of UGB’s in Sonoma County came in
response to rapid growth which itself occurred due to similar policies passed in Marin County.
Hobby farms, otherwise known as ranchettes, spring up within areas set aside for agricultural or
rural designation. This occurs when wealthy homebuyers purchase the minimum amount of
acreage needed to meet the land’s rural zoning. These "farms" contradict the purpose of UGB’s
by creating a pattern of rural residential development well in advance of the availability of
services.

D. Takings

Restrictions on the development of land outside a fixed UGB may leave a city open to claims by
private landowners that the city is committing a taking without just compensation for the
economic use of their land. However, jurisdictions typically avoid this by ensuring that the
restricted land retains some economic use, such as agriculture.

VI. Alternatives to Urban Growth Boundaries

C.A.R. supports many of the goals that the supporters of UGB’s purport to promote: infill
development, mixed use, higher density housing near transit corridors, conservation of
significant natural resources and revitalizing inner cities. However, in light of the drawbacks of
UGB’s, C.A.R. encourages REALTORS® to emphasize any one or more of the many land use
planning tools already available to local officials as alternatives to UGB’s:

A. General Plan
B. Zoning Ordinances
C. Congestion Management Plans
D. Natural Community Conservation Plans
E. Agricultural and Open Space Preservation Programs
F. Transfer of Development Rights
G. Conservation Easements
H. Mitigation Banking
I. Williamson Act Tax Preferences for Agriculture
J. Local and Regional Parks

VII. What Can REALTORS® Do?
As the economy and development pick up speed, the popularity of UGB’s is certain to tap into
peoples’ penchant for open space and growth control. The Greenbelt Alliance’s effort to



Slow Growth Handbook
____________________________________________________________________________________

27

promote UGB’s is likely to catch on in many communities. This does not mean that
REALTORS® are helpless to prevent this. There are many things that you can do to ensure that
your local officials adopt sound policies that accommodate growth along with the need for open
space. Here are some suggestions:

A. Stay Informed--There is no substitute for being knowledgeable about politics in your
community. This is the only way to know in advance if a UGB is being considered in your
community.

B. Be Proactive--The alternatives to UGB’s take more time and consideration than UGB’s.
(Remember, simplicity is one of the most attractive things about UGB’s.) If activists begin to
circulate petitions for a UGB in your community, you may have already lost the battle.

C. Stay Involved--This is the best way to be proactive. REALTORS® who sit on planning
commissions, city councils or other bodies, or who just have a visible presence in the halls of
their local government, are much more effective in conveying the concerns of the REALTOR®
community than those who show up at the eleventh hour.

But what do I do if an urban growth boundary proposal catches on in my community?

The response to a UGB is very much the same as to any other issue that REALTORS® oppose
but which becomes popular locally. The first thing to do is organize the local REALTOR®
community and reach out to other constituent groups to form a coalition. For example, local
building industry associations, labor organizations, chambers of commerce and property owner
groups should be approached. You will also want to communicate your position to the elected
officials and the voters in your community. Finally, your response will depend on the
circumstances in your community that allowed the UGB to become popular. For example, if
traffic congestion is the problem, REALTORS® may argue that leapfrogging to other
communities will further exacerbate the situation. REALTORS® will want to respond directly to
those issues in any of the published informational materials they distribute in response to the
proposal.
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SMART GROWTH AND C.A.R. POLICY
December 17, 1999
Land Use and Environmental Committee
Local Governmental Relations Committee
Legislative Committee

The following is for study only and has NOT been approved by the Land Use and
Environmental, Local Governmental Relations, Legislative or Executive Committees, or the
Board of Directors.

Issue:
What is "Smart Growth," does C.A.R. have a position on it, and, if so, what is it?

Action:
Not necessary. Paper is for information only.

Options:
Not applicable.

Status/Summary:
The latest slogan in the growth debate is "Smart Growth." Politicians at all levels of government
are using the slogan, the media has picked it up as a hot topic, and interest groups throughout
the nation are discussing it. Ironically, the slogan does not appear to have a formal definition. In
fact, the definition is in the eye of the beholder. When asked if C.A.R. has a position on "Smart
Growth," the answer is "Yes." The REALTOR® position is based on long-standing existing
policy on growth issues in general. However, one must be careful in what context the term is
being used and by whom. To some, "Smart Growth" is equivalent to "No Growth." To others, it
means providing more affordable housing and a better quality of life in a community. What
follows is a review of C.A.R.'s policy on growth issues, which may assist REALTORS® in
answering future questions about "Smart Growth" and what it means to C.A.R.

Discussion

Many credit Vice President Al Gore with coining the term "Smart Growth." It has been around for
a couple of years, and has emerged as a key catch phrase with politicians, the media and
interest groups. Although it does not appear to have a formal definition, it is nothing new. Since
the late 1980s, it has been called by many different names—"growth management,"
"sustainable communities," "livable communities," and probably many more. The simplicity of
the latest slogan, "Smart Growth," coupled with its emergence as a national issue for the first
time, has made it a top-burner topic in many venues. Afterall, who in their right mind would be
for "Dumb Growth?"

During 1999, C.A.R. opposed three bills that attempted to place the slogan "Smart Growth" in
California law. They were SB 826 (Sher) on air quality, AB 1650 (Torlakson) on transportation
and AB 601 (Cedillo) on housing. C.A.R. explained to each author that "Smart Growth" was
simply a slogan without a definition, so it made no sense to add the term to the law. Each author
agreed, and the term was deleted from each bill to gain C.A.R.'s neutrality. In effect, this
position did not mean that C.A.R. is automatically opposed to the policies that might fit under the



Slow Growth Handbook
____________________________________________________________________________________

29

slogan "Smart Growth," but the Association is opposed to using the term as a catch phrase in
state law without any known definition.

Prior to its 1999 activity, C.A.R. has had a long history of being active in growth issues in the
State Legislature. REALTORS® and their local Associations have also been extremely active in
local-level growth debates. The issues are cyclical, in that they arise when the economy is
booming and housing starts are up. The last growth debate cycle occurred in the late-1980s and
continued until about 1992 when the state plunged into economic recession. At that time, it was
called "growth management," and a C.A.R Growth Management Task Force was created to
refine C.A.R.'s policy on the topic. A document entitled, "A Perspective on Growth Management
in California—Policy Recommendations for Growth Management Issues" was approved in July
1992. At that time, C.A.R. knew the declining economy was shifting focus away from growth
issues, but acknowledged that the document would provide future guidance to C.A.R.'s staff and
policy committees on the growth management issue. Interestingly, the policies espoused in that
document may be applied to "Smart Growth" the way they were applied to "growth
management."

What follows is a brief synopsis of C.A.R.'s policies on "growth management," which are
essentially interchangeable with discussions about "Smart Growth." It is important to remember
that, because "Smart Growth" is not formally defined, it means different things to different
people. On the one hand, radical environmentalists may use the slogan to push a no-growth
agenda of ballot box planning and urban growth boundaries. On the other hand, builders may
use it to pursue a pro-housing, pro-development agenda.

REALTORS® oppose growth control. Any growth management/ "Smart Growth" program
should provide comprehensive improvements to the quality of life, and must also
recognize the need to accommodate and plan for growth in the most efficient manner
possible.

REALTORS® support local control over land use. If the state is to play a role, it should be
in the form of goals and policies providing guidance on issues that transcend traditional
municipal boundaries. These include air quality, water quality and supply, transportation,
housing, employment, economic development and conservation of significant natural
resources. Land use permitting should remain local, and the local general plan should
continue to serve as the guiding document for a community.

REALTORS® oppose creation of a new layer of government bureaucracy to deal with
growth issues. Local governments should be encouraged to coordinate their efforts on a
subregional or regional basis with incentives.

REALTORS® support streamlining and creating cost efficiencies in the planning and
permitting processes.

REALTORS® support the continued allocation of housing needs throughout a region,
and incentives and/or sanctions should be used by the state to encourage communities
to do their fair share to meet the regional housing need. Housing availability and
affordability must be central to all REALTOR® efforts on growth management/"Smart
Growth."
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REALTORS® support a free-market approach to housing development and oppose
inclusionary zoning.

REALTORS® support the protection of private property rights in conjunction with any
growth management/"Smart Growth" program. Government efforts should continue to
protect the environment and conserve significant natural resources, but just
compensation should be awarded to property owners when growth management policies
result in a taking.

REALTORS® oppose the creation of strict urban growth boundaries or urban limit lines.
They allow no flexibility to accommodate population growth, contribute to higher
housing costs by restricting supplies inside the line, and result in a loss of property
values and rights outside the line.

REALTORS® support the protection of open space when it is purchased at fair market
value from willing sellers.

REALTORS® support more efficient land use patterns. These include encouraging infill
of undeveloped urban and suburban parcels, higher density developments near public
transit corridors, and significant natural resource protection, without drawing arbitrary
lines that distort housing markets and discriminate between property owners.

REALTORS® support a strong public commitment to capital investment in infrastructure.
Any revenue-generating system created to help pay for the cost of growth
management/"Smart Growth" must be based on fairness and equity, and all who benefit
should pay.

REALTORS® support greater efficiencies in the way all levels of government spend
revenues.

C.A.R. is not the only REALTOR® organization with policies on growth management/"Smart
Growth." The National Association of REALTORS® adopted the "Report of the Presidential
Advisory Group on Smart Growth," dated December 1999, which espouses REALTOR®
policies on the topic. These include housing opportunity and choice, building better
communities, protecting the environment AND private property rights, and implementing fair and
reasonable public sector fiscal measures. The report is available on N.A.R.'s web site at One
REALTOR® Place.
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RELATED LINKS
California Planning and Develoment Report--a periodical on planning and development issues:
http://www.cp-dr.com/
Rural Heritage Initiative: http://www.ruralheritage.net
Greenbelt Alliance: http://www.greenbelt.org
Sonoma County Conservation Action: http://www.conservationaction.org
Sonoma County Environmental Center: http://www.envirocentersoco.org
Sierra Club of Sonoma County: http://www.monitor.net/redwood/sonoma
Sierra Club of Napa County: http://www.napanet.net/organizations/sierraclub
Town Hall Coalition http://www.townhallcoalition.org

http://www.cp-dr.com/
http://www.ruralheritage.net/
http://www.greenbelt.org/
http://www.conservationaction.org/
http://www.envirocentersoco.org/
http://www.monitor.net/redwood/sonoma
http://www.napanet.net/organizations/sierraclub
http://www.townhallcoalition.org/
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