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Chumash Gardens is an innovative residential community
located on a picturesque 10.9-acre parcel in Nipomo, right
off Highway 101. The development will feature 6 affordable
housing buildings, each comprising 14 modern townhomes,
addressing the critical need for quality, accessible housing in
the area.

Complementing the residential community is Nipomo’s first
hotel, ideally situated for visitors eager to explore the area’s
charming surroundings. Together, the hotel and residential
community will share a recreational center, fostering a sense
of community and providing a hub for events and activities.

Chumash Gardens is surrounded by expansive green spaces,
creating a serene and inviting environment for residents and
guests alike. Whether you're settling in as a resident or
visiting to enjoy Nipomo's natural beauty, Chumash Gardens
offers a vibrant and balanced lifestyle.

CHUMASH GARDENS
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Number of 2-bed Units

72
Number of 3-Bed Units

12

Estimated Total Development Cost

$74,354,550.50
Residential Space

79,200 sq. ft.

Club House / Rec. Room

6,000 sq. ft.
Hotel Space

50,000 sq. ft.

Number of Residential Units

84

CHUMASH GARDENS
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KEY DEMOGRAPHICS

Nipomo, California

Health Care, Agriculture, Manufacturing, &
Construction Industries

Median Resident Age:                    37 Years
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Two Neighboring Shopping Centers
Wendy’s, Grocery Outlet, Miner’s Ace Hardware, O’Reillys, Tractor Supply, Vons, UPS store and more.

Nipomo High School (2.2 miles)
A well-regarded educational institution known for its strong academic programs, extracurricular
activities and community involvement. 

Nipomo Elementary School (1.5 miles, 6 min)
A cornerstone of the community, provides a nurturing and inclusive environment for students from
kindergarten through 6th grade.

Dignity Health Hospital, Nipomo (8 miles, 10 min)
Provides comprehensive healthcare services with a reputation for quality care and advanced medical
services.

Nearby Public Transport
Bus Stop: Stop ID: 3703 (11 min walk)
Train: Guadalupe Amtrak Station (15 min)

NEARBY ATTRACTIONS
Nipomo High School

Guadalupe Amtrak Station

Nipomo Elementary School
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ZONING SPECIFICS
 Zoning: 

Currently Zoned as Commercial Retail (CN)
Changing to Residential Multi-Family (R-4)

 Setbacks:
Front set back: 25 ft.
Side Yard: No side yard setback is required
Rear set back: 30 ft.

Maximum Height: 
35 ft.

Lot Coverage: 
48% or 5.24 acres
Maximum floor area per unit = 1,246 sq. ft.

Parking Requirements: 
Parking will be provided behind each of the 6 buildings. This will provide 1
parking spot per unit for residential use. Additionally the hotel requires
55,000 sq. ft. of parking.

Green Space:
There is a 62,832 sq. ft. lawn conveniently located at the center of the
affordable housing units, giving families a place to play outside and enjoy
some sun.

222 N FRONTAGE ROAD, NIPOMO CA 93444
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SITE OVERVIEW
Parcel Size: 10.91 acres
Current Function: Vacant Land

Hotel Development: 
50,000 square foot Wyndham Hotel 

160 rooms
55,000 square foot parking lot
6,000 square foot club house / rec. room

The hotel is not only fulfilling the need for the lack of short-term
housing in Nipomo, but it also acts as a source of revenue to support
Chumash Gardens.

Affordable Housing Development: 
6 buildings with 79,200 square feet in total residential space

72 - 900 square feet 2 bed / 1 bath units
12 - 1,200 square feet 3 bed / 2 bath units

Brand new take on affordable housing, prioritizing open green spaces
for the residents. Also, a percent of the hotel staff will be residents of
Chumash Gardens.

222 N FRONTAGE ROAD, NIPOMO CA 93444
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RESIDENTIAL DESIGN

Chumash Gardens is a residential community

consisting of 84 total units featuring 72 Small Units

with 900 Sq Ft of living space and 12 Large Units

with 1,200 Sq Ft of living space. 

The 84 units are divided between 6 identical

buildings each housing 2 large units (3 bed / 2 bath)

and 12 small units (2 bed / 2 bath). This furthers

efficiency in design and aids in mitigating

construction costs.

RESIDENTIAL HOUSING

G O O G L E  S K E T C H  U P  

222 N FRONTAGE ROAD, NIPOMO CA 93444
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P A R C E L  B O R D E R

G R E E N  L A W N  S P A C E

R O A D W A Y S

P E D E S T R I A N  P A T H S

G O O G L E  S K E T C H  U P  
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P A R C E L  B O R D E R

P A R K  O R  G R E E N
S P A C E

H O T E L  P A R K I N G

C O M M U N I T Y  R E C .
C E N T E R

G O O G L E  S K E T C H  U P  
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 Energy Efficiency
LED Lighting for indoor and outdoor lighting
Energy Star Appliances - energy star rated refrigerators, dishwashers and
HVAC reduce energy consumption
Smart Thermostats optimize energy use.

 Water Conservation
Low-Flow Fixtures like low-flow faucets, showerheads and dual-flush
toilets reduce water usage
Drought-Tolerant landscaping like succulents and desert plants minimize
irrigation needs

Material Choices
Sustainable Building Materials: Using recycled materials for pathways,
fences and exterior fixtures.
Low-VOC Paints: applying low-(volatile organic compounds) paints will
improve indoor air quality

Solar-Ready Infrastructure
Pre-Wiring for Solar Panels, decreases future costs of installation

Green Space Enhancements: 
Planting trees in strategic locations to provide shade and reduce cooling
costs for buildings
Permeable Pavement materials for walkways and parking areas enhance
stormwater management

SUSTAINABILITY FEATURES
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SOURCES AND USES
Construction Financing:

CDBG (Community Development Block Grant):1.
Federal funding for community development, including site preparation, infrastructure, and construction-related costs.

HCD IIG (Infill Infrastructure Grant):2.
State funding for infrastructure improvements needed to support affordable housing, such as roads, utilities, and drainage systems.

SLO County HTF (San Luis Obispo Housing Trust Fund):3.
Flexible local financing that can provide short-term loans for construction or pre-development needs.

CalHFA (California Housing Finance Agency):4.
Offers short-term loans for construction, often paired with permanent financing options.

Permanent Financing:
Senior Debt:1.

Long-term loans secured by the property, typically with fixed rates, to stabilize financing after construction is complete.
LLP Equity Contributions:2.

Equity investments from Limited Liability Partnerships (LLPs), used to meet permanent funding requirements and lower debt obligations.
HCD MHP (Multifamily Housing Program):3.

Deferred-payment loans with long terms (typically 55 years), designed to ensure long-term affordability and stability for affordable
housing projects.

SLO County HTF (San Luis Obispo Housing Trust Fund):4.
Can also provide permanent loans to maintain affordability after construction.

CalHFA (California Housing Finance Agency):5.
Offers permanent loan options to support the ongoing operation and affordability of housing developments.



DPCDRIFTWOOD
PROJECT
CONSULTING

SOURCES AND USES



DPCDRIFTWOOD
PROJECT
CONSULTING

FINANCING FEES
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RESIDENTIAL  ASSUMPTIONS
“It’s Affordable... It’s Supposed to be Expensive”
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RESIDENTIAL  PROFORMA
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HOTEL  ASSUMPTIONS
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HOTEL  PROFORMA
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LIHTC CALCULATIONS
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KEY METRICS
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SENSITIVITY ANALYSIS

Residential vacancy rate has a significant impact on IRR;
affordable housing typically experiences low vacancy rates due to
high demand, and this advantage will be further leveraged by
optimizing leasing strategies, offering competitive pricing, and
implementing tenant retention programs to ensure consistent
occupancy and mitigate financial risks.
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SENSITIVITY ANALYSIS

Hotel vacancy rate has a noticeable impact on IRR; to mitigate this, we will
focus on securing long-term leases with stable tenants, competitive leasing
strategies, and maintaining desirable commercial spaces to ensure high
occupancy.
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SENSITIVITY ANALYSIS

Combined increases in both commercial and residential vacancy rates show a slight
impact on IRR. To mitigate this change, we will prioritize optimizing tenant retention
strategies, ensure competitive lease rates for both segments, and focus on pre-
leasing efforts during the development phase to minimize exposure to vacancy risk.
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SENSITIVITY ANALYSIS

Delaying the reversion of the hotel reduces IRR, as extended holding
periods diminish the time value of money. Since the affordable
residential units are locked in as affordable for 55 years, the reversion
timeline for the hotel must be carefully aligned with market conditions
and project performance to maximize the value at sale while balancing
long-term affordability commitments.
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SENSITIVITY ANALYSIS

Capitalization rates slightly impact IRR, with higher cap rates reducing terminal
value and overall returns. To mitigate risk, we will focus on maintaining strong
property performance, aligning with market trends, and optimizing NOI to ensure
competitive valuations at exit.
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