AGENDA BILL
Agenda Item No. 6(A)

Date:

May 1, 2018

To:

El Cerrito City Council

From:

Aissia Ashoori, Affordable Housing Analyst
Margaret Kavanaugh-Lynch, Development Services Manager
Melanie Mintz, Community Development Director

Subject:

Consider creation of Chapter 19.30 of the El Cerrito Municipal Code to
establish Inclusionary Zoning

ACTION REQUESTED
Conduct a public hearing and upon conclusion, introduce by title and waive any further
reading of an Ordinance of the City of El Cerrito adding Chapter 19.30 to the El Cerrito
Municipal Code to require the inclusion of affordable units within new residential
development projects and allow the payment of a fee in lieu of providing units. Exempt
from CEQA. .

BACKGROUND
The Bay Area is experiencing a housing crisis and as a result, the demand for affordable
housing continues to grow both locally and throughout the State. Many households are
spending more than one-third of their income on rent, forcing many to move farther away
from their jobs, compromising their quality of life and a creating a disconnection from their
communities. In order to develop a proactive approach to addressing the need for
affordable housing in El Cerrito, the El Cerrito Affordable Housing Strategy (Strategy) was
adopted by City Council in August 2017. The Strategy evaluated the City’s existing
affordable housing programs and resources and identified programs and policies that
could be advanced in the near-term and medium-term to meet the City’s housing goals
consistent with the City’s 2015 Housing Element and San Pablo Avenue Specific Plan.
One of the affordable housing strategies identified included establishing a new
inclusionary zoning policy to ensure that private market-rate development was making a
reasonable and feasible contribution towards addressing the need for additional
affordable housing. With funding from a MTC Priority Development Area Implementation
Grant, City Council awarded a professional services agreement with Keyser Marston
Associates (KMA) (Resolution 2017-61) to conduct a financial feasibility analysis to
evaluate residential development economics in El Cerrito and test the feasibility of
establishing affordable housing requirements, including on-site requirements and an inlieu option, and to perform an on-site cost equivalency analysis to assist in understanding
the cost associated with complying with on-site requirements at various income levels.
Inclusionary Zoning is just one of the tools that local government can use to create
affordable housing units. It differs from many of the other tools, which require public
subsidy, and as such, the policy must be informed by development economics.
For the first quarter of this year, City staff worked with KMA to identify market rate
residential prototypes that El Cerrito is likely to see built over the next 5 years. KMA used
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market data of rents and sales prices along with land values to then analyze the impact
that affordability requirements would have on development costs. The findings from this
study are included in the attached Inclusionary Policy Analysis (Attachment 2).
Staff would like to highlight that the Strategy identified conducting a Nexus Study as a
means to collect impact fees for rental units, but as a result of the CA Housing Package
(15 bills total) signed by Governor Brown in 2017, this alternative method to collect fees
is now no longer required. The court ruled in 2009, Palmer/Sixth Street Properties L.P. v.
City of Los Angeles, that regulating rents for units built post-1995 violated the Costa
Hawkins Act. The Governor signed AB 1505 “Palmer Fix” in late 2017 which restored
power to local municipalities to exercise inclusionary zoning requirements on rental
projects. This was a milestone for cities and counties across the State as it now allows
local jurisdictions to require on-site inclusionary rental units rather than imposing an
impact fee.
During preparation of the Ordinance, staff held a study session with the Planning
Commission on March 21, 2018 to discuss the draft findings of the Inclusionary Zoning
financial feasibility analysis, policy options and to received direction and input towards
development of the Ordinance before the Council tonight.
The draft Ordinance and final KMA report were presented to the Planning Commission
on April 18, The Planning Commission recommended the City Council move forward with
the draft Ordinance, with some changes descried below and adopted Resolution PC1804.
As a reminder, the Affordable Housing Strategy identified four policy pillars, with
associated strategies, action items and timelines, to achieve the City’s affordable housing
goals. These include:
A. Leverage Private Development to Address Affordable Housing Needs
B. Reduce the Risk of Displacement
C. Encourage Development of “Missing Middle Housing” that Serves Low- and
Moderate-Income Households
D. Increase Local Funding to Continue Supporting Development of Affordable and
Special Needs Housing
The proposed Inclusionary Zoning Ordinance is a strategy identified in Policy Pillar A:
Leverage Private Development to Address Affordable Housing Needs. It also contributes,
through the option of payment of in-lieu fees, to Pillar D. To get the policy in place as soon
as possible, and to capture the next round of development in the Specific Plan Area, the
policy was identified for near-term (e.g. less than 1-year from the August 2017 Affordable
Strategy adoption) action. Staff will return soon to further other action items identified in
Immediate need, including to address demolition of existing housing units (Strategy 4-2)
and explore potential tenant protection policies (Strategy 6-1).
Regional Housing Needs Allocation (RHNA)
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The Regional Housing Needs Allocation is a state-mandated process for identifying the
total number of housing units (by affordability level) that each jurisdiction must
accommodate in its Housing Element. For the 2015-2022 reporting period, El Cerrito is
tasked with creating 398 new housing units, at different affordability levels as shown
below in Table 1. As of March 16, 2018, the City is on pace to meet its 2015-2022
numbers. However, it is worth highlighting that our low and moderate-income categories
will be our largest hurdle, in this cycle. Recently constructed and pipeline projects,
consisting of Eden Housing’s Hana Gardens (under construction), Resource for
Community Development’s Ohlone Gardens (recently constructed) and BRIDGE
Housing/Mayfair (entitled; seeking funding) all have provided, or will provide, very-low and
low-income units. The adoption of this Ordinance will increase the supply of low and
moderate-income units, provide in-lieu funding to leverage additional funding for very-low
and low-income units and facilitate us to achieve housing goals for all income levels.
Table 1: Regional Housing Needs Allocation (RHNA) for 2015-2022, and
Remaining Need (Units), As of: March 16, 2018
Very Low
(0-50%
AMI)
100

Low
(51-80%
AMI)
63

Moderate
(81-120% AMI)

Above Moderate
(over 120% AMI)

Total

2015 – 2022
69
166
398
RHNA
Permitted and/or
62
6
13
131
212
Built Units
Percent of Need
62%
9.5%
19%
79%
53%
Achieved
Current
38
57
56
35
186
Remaining
Need
*Proposed
10
0
0
136
146
*Entitled
37
30
0
156
223
*Projected
-9
27
56
-257
-183
Remaining Need
*Note: RHNA numbers are calculated based upon issuance of building permits. Proposed and
entitled figures are estimates pending the issuance of building permits.

ANALYSIS
Project Description
The Inclusionary Policy Analysis Report (Attachment 2) analyzes various development
economics that impact affordable housing requirements and provides recommendations
for consideration. It is important to understand that inclusionary housing does not receive
public subsidy and, therefore, development of the Ordinance requirements must take into
consideration market economics to be successful. This tool is unlike the options available
to non-profit or for-project affordable housing developers wherein the project requires
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multilayering of financing from many State and Federal funding sources, including grants,
local set-asides and tax credit financing. The analysis is broken down into the following
sections and will be discussed further:
1. Section I, Introduction.
2. Section II, Findings and Recommendations, presents a discussion of KMA’s
findings and recommendations for the City’s inclusionary housing policies.
3. Section III, Residential Market Survey and Prototypes, presents the market survey
results and a discussion of the residential prototypes developed for the financial
feasibility analysis.
4. Section IV, Financial Feasibility Analysis, presents the findings, methodology, and
sources for the financial feasibility analysis.
5. Section V, Affordable Housing Requirements in Other Jurisdictions, presents a
summary of the current requirements in other nearby cities.
Project Summary
Based on the financial feasibility analysis, the findings contained in the Report are as
follows:
•

Rental Projects could support an on-site obligation of up to 5% Low and 5% at
Moderate

•

For-sale Projects could support up to 12% at Moderate on-site obligation

•

Rental Projects could support an in-lieu fee of $17 per square foot, calculated in
the manner stated in the Ordinance

•

For-sale Projects could support an in-lieu fee of $20 per square foot, calculated in
the manner stated in the Ordinance

Planning Commission Recommendations
On April 18, 2018 staff received feedback from the Planning Commission. Overall, the
Planning Commission and public speakers were enthusiastic about the Ordinance and
encouraged moving forward as quickly as possible. Recommendations that were
proposed and considered include:
-

Appeals: An Affordable Housing Plan is required to be submitted for all new
residential development to make a determination as to how each project will satisfy
their affordable housing requirement. It is subject to review and approval by the
Community Development Director. Commissioners proposed the Planning
Commission as the appeal body for such process. However, after consulting with
the City Attorney, it has been determined that the Planning Commission decision
would be appealable to City Council which would result in lengthy appeal
processes and stall the progress of the project. Given this, staff will refer all appeals
directly to City Council.
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-

Monitoring Fees: Commissioners acknowledge that the adoption of such an
Ordinance will require staff time as our housing portfolio grows. To budget for this,
staff will account for administration fees based on the time needed to perform the
duties of managing an inclusionary program. Staff will monitor the hours spent
going forward to determine the reasonable administration costs to be updated on
an annual basis and consider introducing such a fee during next year’s Master Fee
Schedule adoption process.

Other key items of interest to the Commission, that staff is not recommending move
forward at this time are listed below:
Affordability Term: Both staff and the Planning Commission have been interested in
extending the Affordability Terms beyond the proposed 45 or 55-year time limits. Due to
complex issues around financing, consultation with the City’s Successor Agency counsel
and others, it was determined to maintain the 45 and 55-year limit at this time. This will
continue to be studied and may be revised in future updates.
Smaller Projects: The Planning Commission recommended including for-sale projects
with less than 9 units and rental projects of less than 10 units. This was previously looked
at by staff as well, however, consultation with the City Attorney has led staff to recommend
only the number of units for which a whole unit can be provided. In order to apply to a
lower threshold, a Nexus Study would need to be conducted so the fee can be collected
as an Impact Fee, rather than through Inclusionary Zoning. Staff will monitor the number
of projects within this threshold over the next 24-36 months to determine the actual impact
of not having an Impact Fee for these projects. If it is determined that a Nexus Study is
warranted, staff will recommend it for funding in a future budget.
Implementation Considerations
State Density Bonus Program: CA Government Code Section 65915 promotes the
production of affordable housing in exchange for greater density over the local maximum
allowable residential density standards, as well as for waivers or concessions. Per State
Law, any Inclusionary Units provided on-site in compliance with the proposed Inclusionary
Zoning Ordinance may be used to qualify for the State Density Bonus program. As a
result, with implementation of Inclusionary Zoning, the City may receive more project
applications that seek to utilize the State Density Bonus program. This could result in
fewer Tier IV applications under the San Pablo Avenue Specific Plan and more
applications for taller residential projects, or project applications seeking other
concessions both inside and outside the Specific plan area
Monitoring Fee: Upon adoption of this Ordinance, the City’s inclusionary housing stock
will begin to grow and require ongoing program administration as part of our asset
management. In the case of inclusionary rental units, the developer will be required to
recertify households annually and submit a detailed monitoring report to the City for staff
consideration. In the case of inclusionary for-sale units, city staff will be required to
monitor owner-occupancy on an annual basis. At this time, staff does not have an
estimate of hours needed to perform this task. However, the Ordinance does allow City
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Council, by resolution, to establish administration fees. Staff will monitor the issue and
may propose a fee in a future budget.
Draft Ordinance
As Inclusionary Zoning is allowed pursuant to the City’s police power authority to protect
the public health, safety and welfare of the community, the proposed Inclusionary Zoning
Ordinance (Attachment 1) will be integrated into the City’s Zoning Ordinance as a new
chapter Part IV Regulations Applying in Some or All Districts, Chapter 19.30: Inclusionary
Zoning Ordinance. The Ordinance will apply citywide, although the majority of its impact
will be in the San Pablo Avenue Specific Plan area. The provisions of the Ordinance
were developed based upon the Financial Feasibility Analysis, city goals and state law.
The proposed elements of the Ordinance include:
Table 2: Proposed El Cerrito Inclusionary Zoning Ordinance- Summary Table

Applicability

Threshold
Exemptions
Compliance
Options
Set-aside
Affordability
In-lieu Fee
Fractional
Unit
Exempt

Sunset
Provision

For-sale Projects
All residential development applications not
deemed complete by the Ordinance effective
date.
9 units
Accessory Dwelling Unit (ADU)
< 9 units
On-site

Rental Projects
All residential development applications
not deemed complete by the Ordinance
effective date.
10 units
< 10 units
In-lieu fee or on-site

12%
For-sale Projects
Moderate income (80-120%)

10%
Rental Projects
5% low (up to 80% AMI) + 5% moderateincome
$20.00 per square foot (for fractional units)
$17.00 per square foot - optional
> .5, provide unit
> .5, provide unit
< .5, pay fee
< .5, pay fee
A residential development project that is entitled or with an application that has been
deemed complete by the effective date of this Ordinance AND for which a building
permit is issued within 2 years from their entitlement date.
All projects that haven’t been issued a building permit by June 2021.

As previously noted, and noted in Attachment 2, the number of newly built projects in the
City is currently minimal and establishing rent and sale comparables is challenging. Due
to this, staff recommends that the inclusionary requirements set forth in the proposed
Ordinance be revisited and new economic analysis be performed once we have a proven
market and new comparables. The timeline for this ideally will occur 24-36 months after
adoption, and subject to completion of developments currently approved or entitled. The
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adoption of this Ordinance is another step closer in delivering new affordable housing
options that are aligned with our local and regional production goals.
STRATEGIC PLAN CONSIDERATIONS

The proposed development fulfills the City's Strategic Plan Goal C: Deepen a sense of
place and community identity and specifically the strategy to promote strong
neighborhoods and Goal B: Achieve long-term financial sustainability through the
exploration of opportunities for public/private partnerships.',
E NVIRONMENTAL CONSIDERATIONS

This action is exempt from the requirements of the California Environmental Quality Act
pursuant to CEQA Guidelines Section 15061 (b)(3). The activity is covered by the general
rule which exempts activities that can be seen with certainty to have no possibility for
causing a significant effect on the environment. Any project that would implement
inclusionary housing being constructed would be subject to its own review under the
California Environmental Quality Act at the earliest possible time prior to approval.
FINANCIAL CONSIDERATIONS

The proposed Ordinance will set forth requirements for market-rate developers to satisfy
their affordable housing obligations by providing inclusionary units on-site or through
payment of in-lieu fees to the City's Housing Trust Fund. The funds deposited into the
trust fund will be used to address the affordable housing needs identified in the AH
Strategy. Implementation of the Ordinance will incur City time beyond permit fees in the
form of monitoring . City staff will return with next year's Master Fee schedule to establish
a monitoring fee.
LEGAL CONSIDERATIONS

The proposed Ordinance and recommended action has been reviewed by the City
Attorney and all legal considerations have been addressed.
Reviewed by:

Scott Hanin
City Manager

Attachments:
1. Ordinance
2. lnclusionary Policy Analysis Report, Keyser Marston Associates
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Attachment 1

ORDINANCE NO. 2018-XX
AN ORDINANCE OF THE CITY OF EL CERRITO AMENDING TITLE 19 OF THE EL
CERRITO MUNICIPAL CODE CHAPTER TO ADD CHAPTER 19.30, “INCLUSIONARY
ZONING” RELATED TO THE INCLUSION OF AFFORDABLE HOUSING UNITS IN
SOME NEW RESIDENTIAL DEVELOPMENT PROJECTS
WHEREAS, the Community Development Department, with direction from the City
Council, identifies the City’s goals, objectives, policies and action programs that directly
address our housing needs;
WHEREAS, the El Cerrito Affordable Housing Strategy, adopted August 17, 2017,
identifies four policy pillars for implementation over the next five years to produce, protect
and preserve affordable housing for El Cerrito residents;
WHEREAS, “Pillar A. Leveraging private development to address affordable housing
needs,” recommends establishing a new inclusionary zoning ordinance and/or enact new
housing in-lieu fees for affordable housing;
WHEREAS, the Housing Element of the adopted El Cerrito General Plan identifies
Program H2.8, Inclusionary Housing Ordinance, to study the feasibility, terms and
conditions of developing an ordinance that would require affordable housing units and/or
in-lieu fees; and
WHEREAS, the Inclusionary Policy Analysis Report prepared by Keyser Marston
Associates in April 2018 conducted financial feasibility analysis to test on-site affordable
dwelling unit requirements and in-lieu fee options for new residential development and
determined the following:
•
•
•
•

Rental Projects could support an on-site obligation of up to 5% Low and 5% at
Moderate income levels, as defined in State law;
Ownership Projects could support up to 12% at Moderate income on-site
obligation;
Rental Projects could support an in-lieu fee of $17 per square foot. using a
specified formula; and
Ownership Projects could support an in-lieu fee of $20 per square foot, using
a specified formula.

NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF EL CERRITO
DOES HEREBY ORDAIN as follows:
Section 1. Incorporation of Recitals. The City Council finds that the above Recitals are
true and correct and are incorporated herein by reference.
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Section 2. Amendment of Title 19 of the Municipal Code. Title 19, “Zoning”, of the El
Cerrito Municipal Code is hereby is amended to add Chapter 19.30, “Inclusionary Zoning”
to read as follows:
Chapter 19.30 - INCLUSIONARY ZONING
19.30.010 - Findings and Purpose.
A. Findings.
The City Council finds and declares as follows:
1.

Housing affordability continues to be a regional issue, especially for the
residents of El Cerrito.

2.

According to the El Cerrito Affordable Housing Strategy, one-third of El
Cerrito’s households are cost-burdened or spend more than 30 percent of
their household income for housing.

3.

The 2015-2023 Housing Element identifies the need to study an
inclusionary zoning ordinance to address a portion of the City’s affordable
housing needs.

4.

According to the 2015-2022 Regional Housing Needs Allocation (RHNA),
determined by the Association of Bay Area Governments (ABAG), the City
of El Cerrito has a total housing need of 398 units through the year 2022,
out of which nearly sixty percent (60%) is for lower- and moderate-income
households (232 units). Of the affordable units: 50 units (13%) are for
extremely low-income households; 50 units (13%) for very low-income
households; 63 units (16%) for lower income households; and 69 units
(17%) for moderate income households.

5.

The inclusionary ordinance codified in this Chapter will substantially
advance the City's legitimate interest in providing additional housing
affordable to all income levels and dispersed throughout the City because
Inclusionary Units required by the ordinance codified in this Chapter,
including both rental and for-sale units, must be affordable to lower, and
moderate-income households.

6.

The Ordinance codified in this Chapter is being adopted pursuant to the
City's police power authority to protect the public health, safety, and welfare.
Requiring Inclusionary Units within each residential development is
consistent with the community's housing element goals of protecting the
public welfare by fostering an adequate supply of housing for persons at all
economic levels and maintaining both economic diversity and
geographically dispersed affordable housing. Requiring builders of new
market rate housing to provide some housing affordable to lower and
moderate-income households is also reasonably related to the impacts of
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their projects.
B. Purpose.
The purposes of this Chapter are to:
1. Implement the housing goals set forth in the 2015-2023 Housing Element of
the El Cerrito General Plan and the Affordable Housing Strategy of the City of
El Cerrito.
2. Ensure that private market-rate development is making a reasonable and
feasible contribution towards addressing the need for additional affordable
housing.
3. Increase the production of affordable housing units for very low, low and
moderate-income households.
4. Create a balanced community with a wide variety of housing available to
households of all income levels.
5. Support the housing objectives contained in State law.
6. Establish policies and alternative methods of compliance for meeting the City’s
affordable housing needs.
19.30.020 - Definitions.
The definitions set forth in this part shall govern the application and interpretation of
this Chapter. Words and phrases not defined in this Chapter shall be interpreted to
give this Chapter its most reasonable application.
Affordable Housing Cost means the housing cost for Dwelling Units as
defined by California Health and Safety Code Section 50052.5 for owner-occupied
housing and the affordable rent for rental units as defined by California Health and
Safety Code Section 50053, as applicable.
Affordable Housing Strategy means the City’s affordable housing
workplan that identities a range of goals and implementation tools to preserve and
expand housing opportunities for households with very low to moderate incomes
and for persons with special housing needs
Affordable Sales Price means the maximum allowable sales price for an
Inclusionary Unit in effect at the time of initial (first) sale to an Eligible Household.
The Affordable Sales Price is a price that includes a reasonable down payment
and results in projected average monthly housing payments during the first
calendar year of a household’s occupancy, including interest, principal, mortgage
insurance, property taxes, homeowners’ insurance, homeowners’ association
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dues, if any, not exceeding costs equal to thirty five percent of one hundred ten
percent (110%) of Area Median Income for Moderate Income units. The City
Manager may adjust the percentage of Area Median Income to between eighty
percent (80%) and one hundred ten percent (110%) to address major shifts in the
housing market or other related economic conditions affecting the demand for
Inclusionary Units, as needed.
The Affordable Sales Price shall be determined for a household size based on the
number of bedrooms in the Dwelling Unit plus one. The City Manager shall
determine the sales price for Inclusionary Units by any reasonable method, so long
as average monthly housing payments do not exceed those permitted by this
Chapter. Affordable Sales Prices may be adjusted annually by the City Manager
and will be provided to the Developer annually upon such adjustment.
Affordable Rent means the total monthly payments by the Tenant of an
Inclusionary Unit for all of the following: (1) use and occupancy of the Inclusionary
Unit, land and storage lockers, and use of all common areas; (2) any separately
charged fees or service charges assessed by the Developer that are required of
all tenants of Units in the Project, except security deposits; (3) an allowance for
utilities paid by the Tenant as established by the Contra Costa Housing Authority,
including garbage collections, sewer, water, electricity, gas and other heating,
cooking and refrigeration fuel, but not telephone service or cable TV; and (4) any
other interest, taxes, fees or charges for use of the land or associated facilities that
are assessed by a public or private entity other than the Developer and paid by the
Tenant.
The Affordable Rent shall be determined for a household size based on the
number of bedrooms in the Dwelling Unit plus one. The City Manager shall
determine the rent for Inclusionary Units by any reasonable method, so long as
average monthly housing payments do not exceed those permitted by this
Chapter. Affordable Rent may be adjusted annually by the City Manager and shall
be provided to the Developer annually upon such adjustment. For purposes of this
Chapter, Affordable Rent shall not exceed costs equal to thirty percent (30%) of
seventy percent (70%) of Area Median Income for Lower Income units or thirty
percent of one hundred ten percent (110%) of Area Median Income for Moderate
Income units.
Affordable Housing Trust Fund means a fund or account designated by
the City to maintain and account for all monies received pursuant to this Chapter.
Affordable Housing Plan means a plan on a form provided by the City that
shall be submitted by the Applicant or Developer, containing all of the information
specified in and in conformance with Section 19.30.040 of this Chapter specifying
the manner in which Inclusionary Units will be provided in conformance with this
Chapter and any regulations adopted to implement this Chapter, and consistent
with the El Cerrito General Plan.
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Applicant or Developer means a person, persons, or entity that applies for
a Residential Development and includes the owner or owners of the property if the
Applicant does not own the property on which development is proposed.
Area Median Income or "AMI" means the annual median income for
Contra Costa County as published annually by the State of California Department
of Housing and Community Development, adjusted for household size, as
published periodically in the California Code of Regulations, Title 25, Section 6932,
or its successor provision, or as established by the City of El Cerrito in the event
that such median income figures are no longer published periodically in the
California Code of Regulations.
Building Permit includes full structural building permits as well as partial
permits such as foundation-only permits.
City means the City of El Cerrito.
City Manager means the City Manager of the City of El Cerrito or his or her
designee.
Certificate of Occupancy is the permit issued by the El Cerrito building
division authorizing the initial occupancy of a Dwelling Unit, including a temporary
certificate of occupancy.
Common Ownership or Control refers to property owned or controlled by
the same person, persons, or entity, or by separate entities in which any
shareholder, partner, member, or family member of an investor of the entity owns
ten percent (10%) or more of the interest in the property.
Community Development Director means the director of the Community
Development Department or his or her designee.
Construction Phase means:
A. The area included within one city approved tentative subdivision map
for Residential Development where a single final map implements the entire
approved tentative map;
B.
The area included within each separate final map for Residential
Development where multiple final maps implement the entire approved
tentative map; or
C. An area designated as a construction phase in an approved Affordable
Housing Plan. For Residential Development that does not require a
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subdivision map, the Affordable Housing Plan shall identify Construction
Phases.
Contiguous Property means any parcel of land that is:
A.

Touching another parcel at any point;

B. Separated from another parcel at any point only by a public right of
way, private street or way, or public or private utility, service, or access
easement; or
C.
Separated from another parcel only by other real property of the
Applicant which is not subject to the requirements of this Chapter at the time
of the planning permit application by the Applicant.
Determined to be Complete is a term that applies to an application for a
specific land Planning Permits that is requested by the Applicant and in
accordance with Title 19 (Zoning) herein, and means that such application:
A.
Accurately includes all data required on the appropriate planning
permit checklist that is utilized upon the date of receipt of the application;
B.
Is duly executed by the Applicant or the Applicant's authorized
representative;
C.

Includes the full payment of all required fees;

D.
Includes an accurate and complete application for environmental
clearance; and
E.

Includes the Affordable Housing Plan required by Section 19.30.040.

Density Bonus Units means Dwelling Units approved in a Residential
Development pursuant to California Government Code Section 65915 et seq. that
are in excess of the maximum residential density otherwise permitted by the El
Cerrito General Plan, San Pablo Avenue Specific Plan or zoning ordinance.
Dwelling Unit shall have the definition given for dwellings in Title 19
(Zoning) of the El Cerrito Municipal Code.
Effective Date shall have the definition given in Section 19.30.030.
Eligible Household means a household which has been determined to
be eligible to rent or purchase an Inclusionary Unit.
First Approval means the first of the following approvals to occur with
respect to a Residential Development: development agreement, General Plan
amendment, specific or area plan adoption or amendment, zoning, rezoning, pre-
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zoning, annexation, planned development permit, tentative map, parcel map,
conditional use permit, special use permit, or building permit.
For-sale means and refers to any Dwelling Unit, including a condominium,
stock cooperative, community apartment, or attached or detached single family
home, for which a parcel or tentative and final map is required for the lawful
subdivision of the parcel upon which the Dwelling Unit is located or for the creation
of the unit in accordance with the Subdivision Map Act (California Government
Code Section 66410 et seq.), or any Residential Development including such forsale Dwelling Units.
Inclusionary Housing Agreement means an agreement in conformance
with Section 19.30.040 of this Chapter between the City and an Applicant,
governing how the Applicant shall comply with this Chapter.
Inclusionary Unit means a Dwelling Unit imposed on new Residential
Development as required by this Chapter to be affordable to Lower or ModerateIncome Households.
Livable Square Feet means the total square footage of the interior of all
Dwelling Units within a Residential Development.
Lower Income Household means a household with incomes that do not
exceed eighty percent (80%) of Area Median Income as set forth in California
Health and Safety Code Section 50079.5.
Market Rate Unit means a new Dwelling Unit in a Residential Development
that is not an Inclusionary Unit as defined by Section.
Moderate Income Household means a household with income ranging
above eighty percent (80%) to one hundred twenty percent (120%) of Area Median
Income as set forth in California Health and Safety Code Section 50093(b).
Planning Permit means a tentative map, parcel map, conditional use
permit, site development permit, planned development permit, design review,
development agreement, or special use permit, or any discretionary permit
excluding General Plan amendments, zoning and rezoning, annexation, specific
plans, and area development policies.
Rental means and refers to a Dwelling Unit that is not a For-sale Dwelling
Unit, and does not include any Dwelling Unit, whether offered for rental or sale,
that may be sold as a result of the lawful subdivision of the parcel upon which the
Dwelling Unit is located or creation of the unit in accordance with the Subdivision
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Map Act (California Government Code Section 66410 et seq.), or any Residential
Development including such rental Dwelling Units.
Residential Development means any project requiring a planning permit
for which an application has been submitted to the City, and where the Residential
Development:
A.

B.

Would create ten (10) or more new Rental Dwelling Units or nine (9)
or more new For-sale Dwelling Units, additional, or modified Dwelling
Units by:
1.

The construction or alteration of structures, or

2.

The conversion of a use to residential from any other use.

Is contiguous to property under Common Ownership or Control where
the cumulative residential capacity of all of the Applicant's property
pursuant to the General Plan designation or zoning at the time of the
planning permit application for the Residential Development is ten (10)
or more Rental or nine (9) or more For-sale Dwelling Units.

Tenant is a household occupying an Inclusionary Unit pursuant to a valid
lease with the Developer.
Unit Type means any form of dwelling or Dwelling Unit described in Title
19 (Zoning) of the El Cerrito Municipal Code.
Utilities means garbage collection, sewer, water, electricity, gas and other
heating, cooling, cooking and refrigeration fuels.
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19.30.030 - Effective Date and Applicability.
A. Effective Date.
This Chapter shall be effective thirty (30) days from and after the date of its adoption.
B. Applicability.
The provisions of this Chapter shall apply City-wide to:
1. All For-sale Residential Development that consist of nine (9) or more units;
2. All Rental Residential Development that consist of ten (10) or more units; and
3. All Residential Development and Contiguous Property that is under Common
Ownership or Control.
C. Exemptions.
This Chapter shall not apply to any of the following:
1.

Accessory Dwelling Unit(s).

2. Rental Residential Developments with a total of less than ten (10) Dwelling
Units.
3. For-sale Residential Developments with a total of less than nine (9) Dwelling
Units.
4. A Residential Development project the application for which has been
determined to be complete prior to the Effective Date and for which a building
permit has been issued by June 30, 2021.
5. Residential Developments exempted by California Government Code Section
66474.2 or 66498.1, provided that such Residential Developments shall comply
with any predecessor ordinance, resolution, or policy in effect on the date the
application for the development was determined to be complete.
D. Special Circumstances Related to Exemptions.
1. Planning permit expiration. Upon the expiration of any planning permit, and
unless otherwise exempted, a Residential Development shall be subject to the
inclusionary housing requirements of this Chapter and shall not proceed until
such time as an Affordable Housing Plan is approved in conjunction with any
other required planning permit or amendment thereto. This paragraph shall not
apply to any discretionary extension of a planning permit or approval beyond
its initial term.
2. Limited extension of exemption due to delay. The City Manager, may grant a
request for an extension of the timelines in this section exempting Residential
Development from this Chapter where a change in federal, state or local law
would cause the need for a material redesign of the approved Residential
Development that would render any of the approved Planning Permits, if
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implemented as approved, in violation of federal, state, or local law and would
require amendment or revision of the planning permit.

19.30.040 - Inclusionary Housing Requirements.
A. Inclusionary housing requirement.
1. All new Residential Developments and Contiguous Property under Common
Ownership and Control shall include Inclusionary Units. Calculations of the
number of Inclusionary Units required by this section shall be based on the
number of Dwelling Units in the Residential Development, excluding any
Density Bonus Units as defined in this Chapter.
2. On-site inclusionary requirement. Unless otherwise exempted or excepted from
this Chapter, Residential Developments shall include Inclusionary Units upon
the same site as the Residential Development as follows:
a. For-sale Residential Development: For For-Sale Residential Development
projects with nine or more Dwelling Units, twelve percent (12%) of the total
Dwelling Units in the Residential Development shall be built on-site and
made available for purchase at an Affordable Housing Cost to Moderate
Income Households.
b. Rental Residential Development: For Rental Residential Development
projects with 10 or more Dwelling Units that elect to provide units, five (5%)
of the total Dwelling Units in the Residential Development shall be made
available for rent at an Affordable Housing Cost to Moderate Income
Households, and five percent (5%) of the total Dwelling Units in the
Residential Development shall be made available for rent at an Affordable
Housing Cost to Lower Income Households.
3. If a project amendment results in a change in the total number of Dwelling
Units, the number of Inclusionary Units will be recalculated to coincide with
the final approved Residential Development.
B. Calculation of Inclusionary Units
1. To calculate the number of Inclusionary Units required:
a. For For-Sale Residential Development projects, multiply 12% by the total
number of For-Sale Dwelling Units in the project.
b. For Rental Residential Development projects with 10 or more Dwelling
Units, multiply 5% by the total number of Rental Dwelling Units in the project
to determine the number of Dwelling Units that must be made available for
rent at an Affordable Housing Cost to Moderate Income Households, and
5% by the total Dwelling Units in the project to determine the number of
Dwelling Units that shall be made available for rent at an Affordable Housing
Cost to Lower Income Households.
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2. For Rental Residential Development projects, when 5% is multiplied by the total
number of Dwelling Units to determine the number for each respective income
category and the result is less than one unit for each income category, the
number of Inclusionary Units required shall be calculated by multiplying 10%
by the total number of Dwelling Units, and the required Inclusionary Units may
be affordable to Lower or Moderate-Income Households at the discretion of the
City Manager.
C. Fractional units.
1. When the calculation of Inclusionary Units according to this section results in a
number that includes a fractional unit, the fraction shall be rounded to the next
whole number if the fraction is equal to one-half (0.50) or more. In that event
an additional Inclusionary Unit shall be provided, or for Rental Residential
Development projects either an additional Inclusionary Unit shall be provided
or a fee may be paid in lieu of the additional Inclusionary Unit.
2. If the result of the calculation of Inclusionary Units includes a fraction less than
one-half (0.50), the Applicant shall have the option of either rounding up to next
whole number and providing an additional Inclusionary Unit or paying an in-lieu
fee as provided in Chapter 19.30.50 for the fractional unit.
D. State Density Program
Any Inclusionary Units provided on site in compliance with this Chapter may be used
to qualify for a density bonus under California Government Code Section 65915 or any
ordinance implementing Government Code Section 65915. An Applicant seeking a
density bonus under State Law shall provide reasonable documentation to establish
eligibility for a requested density bonus, incentive or concession, and waiver or reduction
of development standards, as provided for under State Law and as consistent with the
process and procedures detailed in a locally adopted ordinance implementing the State
Law. The number of Inclusionary Units shall be based upon the total number of Dwelling
Units in a Residential Development, including any Market Rate Units allowed as a result
of Density Bonus. The Inclusionary Unit requirement for a Residential Development shall
be recalculated after a Density Bonus is provided to determine the total Dwelling Units in
the project. Regardless of State Density Bonus utilization, the Applicant is required to
meet the inclusionary housing requirements defined in this Chapter.
E. Contiguous Property under Common Ownership and Control.
An Applicant for a planning permit shall not avoid the requirements of this Chapter by
submitting piecemeal Planning Permit applications. At the time of the application for first
approval for the Residential Development, the Applicant shall identify all Contiguous
Property under Common Ownership and Control. The Applicant shall not be required to
construct Dwelling Units upon the Contiguous Property at the time of the application for
first approval; however, the Applicant shall be required to include the Contiguous Property
under Common Ownership or Control in its Affordable Housing Plan. The Inclusionary
Housing Agreement shall be recorded against the Residential Development and all
Contiguous Property under Common Ownership or Control and shall require compliance

Agenda Item No. 6(A)
with this Chapter upon development of each Contiguous Property at such time as there
are planning permit applications that would authorize a total of ten (10) or more Rental or
nine (9) or more For-sale Dwelling Units for the Residential Development and the
Contiguous Property under Common Ownership or Control.
F. Residential Development with overlapping inclusionary requirements.
When overlapping inclusionary housing requirements could be applied to a
Residential Development pursuant to this Chapter because the Residential Development
is located upon a parcel or parcels subject to more than one of the requirements in this
section, the entire Residential Development shall be subject to the requirement that
results in the production of the greatest amount and greatest depth of affordability of
Inclusionary Dwelling Units.
G. Residential Development with both For-sale and Rental units.
When a Residential Development includes both For-sale and Rental Dwelling Units,
the provisions of this Chapter that apply to For-sale Residential Development shall apply
to that portion of the development that consists of For-sale Dwelling Units, while the
provisions of this Chapter that apply to Rental Residential Development shall apply to that
portion of the development that consists of Rental Dwelling Units.
H. Timing of construction of Inclusionary Units.
All Inclusionary Units shall be constructed, completed, ready for occupancy, and
marketed concurrently with or prior to the Market Rate Units, unless the City finds that
extenuating circumstances exist. In phased developments, Inclusionary Units may be
constructed and occupied in proportion to the number of units in each phase.
I. Standards for Inclusionary Units.
1. Single-family detached Inclusionary Units shall be dispersed throughout the
Residential Development. Townhouse, row-house, and multifamily Inclusionary
Units shall be located so as not to create a geographic concentration of
Inclusionary Units within the Residential Development.
2. The quality of exterior design and overall quality of construction of the
Inclusionary Units shall be consistent with the exterior design of all Market Rate
Units in the Residential Development and meet all site, design, and
construction standards included in Title 16 (Buildings and Construction), Title
18 (Subdivisions), and Title 19 (Zoning) of this code, including but not limited
to compliance with all design guidelines included in applicable specific plans or
otherwise adopted by the City council, and any regulations adopted to
implement this Chapter shall have functionally equivalent parking when parking
is provided to the Market Rate Units.
3. Inclusionary Units shall have the same interior finishes and features as the
Market Rate Units that are durable and of good quality and comply with any
regulations adopted to implement this Chapter.
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4. The Inclusionary Units shall have the same amenities as the Market Rate Units,
including the same access to and enjoyment of common open space and
facilities in the Residential Development.
5. The Inclusionary Units shall have the same proportion of unit types as the
market rate units in the Residential Development except:
a. Single-family detached residential projects may include single family
attached Inclusionary Units;
b. Single-family detached Inclusionary Units may have smaller lots than
single-family detached Market Rate Units in a manner consistent Title 19
(Zoning); and
6. The Inclusionary Units shall have a comparable square footage and the
same bedroom count and bedroom count ratio as the Market Rate Units.
J. Minimum requirements.
The requirements of this Chapter are minimum requirements and shall not preclude a
Residential Development from providing additional Inclusionary Units or Inclusionary
Units with lower Affordable Rents or Affordable Sales Prices than required by this
Chapter.
K. Affordable Housing Plan and Inclusionary Housing Agreement.
1. An Affordable Housing Plan shall be submitted as part of the application for first
approval of any Residential Development whether paying the in-lieu fee or
providing Inclusionary Units on-site. No application for a first approval for a
Residential Development may be determined to be complete unless an
Affordable Housing Plan is submitted and approved by the City in conformance
with the provisions of this Chapter.
2.

For each construction phase, the Affordable Housing Plan shall specify, at the
same level of detail as the application for the Residential Development, all of
the following applicable information including, but not limited to:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.

Developer’s Compliance option as specified in Section 19.30.050;
The calculations used to determine the number of Inclusionary Units;
A floor plan or site plan depicting the location of the Inclusionary Units;
The tenure and affordability level for each Inclusionary Unit;
The term of affordability;
Other affordability requirements;
A phasing plan for phased developments;
A description and details of any requested incentives, waivers or
exemptions;
The process by which eligibility of qualified households will be reviewed
and selected to purchase or rent Inclusionary Units;
Rental/ownership regulatory provisions;

Agenda Item No. 6(A)
k. An annual reporting schedule and requirements;
l. A statement signed by the Applicant and property owner, if different, that
the Affordable Housing Agreement required by this Chapter shall include a
provision that authorizes the City to recover reasonable attorneys’ fees,
investigation and litigation expenses, and related staff costs associated with
enforcing the Inclusionary Housing Agreement; and
m. Any other information that is reasonably necessary to evaluate the
compliance of the Affordable Housing Plan with the requirements of this
Chapter and any regulations adopted to implement this Chapter.
3. Upon submittal, the Community Development Director shall determine if the
Affordable Housing Plan is complete and conforms to the provisions of this
Chapter and any regulations adopted to implement this Chapter. The
decision of the Community Development Director may be appealed to the
City Council.
4. The decision of the Community Development Director may be appealed to
the City Council by filing a written appeal with the City Clerk. The appeal
shall identify the decision being appealed and shall clearly and concisely
state the reasons for the appeal. The appeal shall be accompanied by the
fee specified in the City's master fee schedule.
5. The City Clerk shall schedule the appeal for consideration by the City
Council within 30 days of the date the appeal was filed. The Community
Development Director shall prepare a staff report that responds to the
issues raised by the appeal and may include a recommendation for action.
6. The Affordable Housing Plan shall be reviewed as part of the first approval
of any Residential Development. The Affordable Housing Plan shall be
approved if it conforms to the provisions of this Chapter and any regulations
adopted to Implement this Chapter. A condition shall be attached to the first
approval of any Residential Development to require recordation of the
Inclusionary Housing Agreement described in this Section prior to the
approval of any final or parcel map or building permit for the Residential
Development.
7. A request for a minor modification of an approved Affordable Housing Plan
may be granted by the Community Development Director if the modification
is substantially in compliance with the original Affordable Housing Plan and
conditions of approval. Other modifications to the Affordable Housing Plan
shall be processed in the same manner as the original plan.
8. Following the first approval of a Residential Development, the City shall
prepare an Inclusionary Housing Agreement providing for implementation
of the Affordable Housing Plan and consistent with any regulations adopted
to implement this Chapter. Prior to the approval of any final or parcel map
or issuance of any building permit for a Residential Development subject to
this Chapter, the Inclusionary Housing Agreement shall be executed by the
City and the Applicant and recorded against the entire Residential
Development property and any other property used for the purposes of
providing inclusionary housing pursuant to this Chapter to ensure that the
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Affordable Housing Agreement will be enforceable upon any successor in
interest. The Inclusionary Housing Agreement shall not be amended without
the prior written consent of the City and shall also not be amended prior to
any necessary amendments to applicable planning permits.
9. The City Council, by resolution, may establish fees for the ongoing
administration and monitoring of the Inclusionary Units, which fees may be
updated periodically, as required.
L. Lottery
At the initial offering of Inclusionary Units in a residential project and any Inclusionary
Unit becomes available for sale or for rent in any Residential Project, the City requires the
use of a lottery approved by the City to select purchasers or renters.
19.30.050 – Developer’s Compliance Options.
A. On-site Provision of Inclusionary Rental Units Instead for Inclusionary For-Sale
Units.
When on-site Inclusionary For-Sale Units are required by this Chapter, a Developer
may instead construct on-site Inclusionary Rental. If a Developer chooses to construct
on-site Inclusionary Rental Units in lieu of on-site Inclusionary For-Sale Units, the
requirements for such on-site Rental Inclusionary Units shall be the same as if the
Residential Development were a Rental Residential Development project.
B. In lieu fee.
1. The inclusionary housing requirement in Section 19.30.040 for For-Sale
Residential Development must be satisfied by the provision of the required
Inclusionary Units, except when the number of required Inclusionary Units
includes a fraction less than one-half (0.5). In that case, an in-lieu fee may be
paid for the fractional unit. The inclusionary housing requirement in Section
19.30.040 for Rental Residential Development may be satisfied by the payment
of a fee to the City in lieu of constructing the Inclusionary Units within the
Residential Development, including fractional units. In either case, any fee that
the Developer chooses to pay must be received by the City upon issuance of
a Building Permit for the Residential Development.
2. In lieu fees shall be as follows:
a.

For-sale Residential Development: An in-lieu fee may be paid only for
fractional units when the number of required Inclusionary Units includes a
fraction less than one-half (0.5). In that case, the in-lieu fee for each Forsale Inclusionary Unit shall be $20.00 per square foot multiplied by the
Livable Square Footage of the entire project and divided by the number of
required For-sale Inclusionary Units, including fractional units. The in-lieu
fee for each fractional For-sale Inclusionary Unit shall be the per-unit in-lieu
fee calculated using the preceding formula multiplied by the applicable
fraction.

b. Rental Residential Development: An in-lieu fee may be paid for all or any
portion of Inclusionary Units required in a Rental Residential Development,
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including fractional units. As noted in Section 19.30.040(C), however, if the
number of required Rental Inclusionary Units is one-half (0.5) or greater, the
fraction shall be rounded to the next whole number, and the Developer may
either provide the Rental Inclusionary Unit or pay a fee in lieu of the Rental
Inclusionary Unit. In the event that the Developer chooses to pay a fee in
lieu of providing Rental Inclusionary Units, the in-lieu fee for each Rental
Inclusionary Unit shall be $17.00 per square foot multiplied by the Livable
Square Footage of the entire project and divided by the number of required
Rental Inclusionary Units, including fractional units. The in-lieu fee for each
fractional Rental Inclusionary Unit shall be the per-unit in-lieu fee calculated
using the preceding formula multiplied by the applicable fraction.
3. The amount of in lieu fees established in this Section shall be included in the
City’s Master Fee Schedule and may be adjusted annually for inflation each
July 1 using an appropriate index, as determined by the City Council.
4. If a project amendment results in a change in the total number of Dwelling
Units, the in-lieu fee will be recalculated to coincide with the final approved
Residential Development.
5. No Building Permit shall be issued by the City for any Market Rate Dwelling
Unit in the Residential Development prior to the payment in full of all in-lieu fees
to the City. The Developer shall provide both notice by recorded document
against the Residential Development and, additionally, for each For-sale
Dwelling Unit therein, the Developer shall provide specific written notice to any
purchaser of any Dwelling Unit prior to the acceptance of any offer to purchase,
and shall obtain executed acknowledgment of the receipt of such notice, that
purchaser shall not have any right to occupy the Dwelling Unit until such time
as all in lieu fees owing for the Residential Development are paid to the City.
6. All in lieu fees collected under this section shall be deposited in the City of El
Cerrito Affordable Housing Trust Fund and utilized for the development of new
Affordable Housing units.
19.30.060 - Continuing Affordability and Occupancy.
A. The duration of affordability and occupancy for units created through the
inclusionary zoning provisions are this Chapter shall be as follows:
1. The Affordable Sales Price for Inclusionary Units shall be restricted for a
period of 45 years pursuant to an Affordable Housing Agreement recorded
against the property and resets upon resale of the unit(s).
2. The monthly Affordable Rent for Inclusionary Units shall be restricted for a
period of 55 years pursuant to an Affordable Housing Agreement recorded
against the property.
3. A longer term of affordability may be required if the Residential Development
receives a subsidy of any type, including but not limited to loan, grant, mortgage
financing, mortgage insurance, or rental subsidy, and the subsidy program
requires a longer term of affordability.
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B. The Developer shall be required to execute standard documents, in a form
approved by the City Attorney, to ensure the continued affordability of the Inclusionary
Units approved for each Residential Development. The documents may include, but are
not limited to, Inclusionary Housing Agreements, regulatory agreements, promissory
notes, deeds of trust, resale restrictions, rights of first refusal, options to purchase, and/or
other documents. The affordability documents shall be recorded against the Residential
Development, all Inclusionary Units, and any site subject to the provisions of this Chapter.
Affordability documents for For-sale owner-occupied Inclusionary Units shall also include
subordinate shared appreciation documents permitting the City to capture at resale the
difference between the market rate value of the Inclusionary Unit and the affordable
housing cost, plus a share of appreciation realized from an unrestricted sale in such
amounts as deemed necessary by the City to replace the Inclusionary Unit.
C.
Unless otherwise required by law, all promissory note repayments, shared
appreciation payments, or other payments collected under this Section shall be deposited
in the City of El Cerrito Affordable Housing Trust Fund established pursuant to Section
19.30.070.
D. Any household that occupies an Inclusionary Unit must occupy that unit as its
principal residence at all times, unless the Community Development Director approves
rental to a third party for a limited period of time due to household hardship.
E. No household may begin occupancy of an Inclusionary Unit until the household
has been determined to be an Eligible Household to occupy that unit. Rental Inclusionary
Units shall continue to be rented to income Eligible Households at an Affordable Rent for
the entire term of the inclusionary housing restriction. The Community Development
Director shall establish standards for determining household income, maximum
occupancy, affordable housing cost, provisions for continued monitoring of tenant
eligibility, and other eligibility criteria.
F. Officials, employees, or consultants of the City, and members of boards and
commissions thereof, shall comply with all applicable laws, regulations, and policies
relating to conflicts of interest as to their eligibility to develop, construct, sell, rent, lease,
occupy, or purchase an Inclusionary Unit. City Council may adopt additional conflict of
interest provisions relating to the administration of this paragraph and the eligibility of
persons to occupy Inclusionary Units pursuant to this Chapter.
19.30.070 - Implementation, Waivers, Enforcement.
A. Affordable Housing Trust Fund.
1. Unless otherwise required by law, all in lieu fees, fees, promissory note
repayments, shared appreciation payments, or other funds collected under this
Chapter shall be deposited into a separate account to be designated as the
City of El Cerrito Affordable Housing Trust Fund.
2. The moneys in the Affordable Housing Trust Fund and all earnings from
investment of the moneys in the Affordable Housing Trust Fund shall be
expended exclusively to provide housing affordable to extremely low income,
very low income, Lower Income, and Moderate-Income Households in the City
of El Cerrito and administration and compliance monitoring of the inclusionary
housing program.
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B. Monitoring of compliance.
Each Inclusionary Housing Agreement shall include provisions for the monitoring by
the City of each Residential Development and each Inclusionary Unit for compliance with
the terms of this Chapter, the applicable Inclusionary Housing Agreement, and as
required by law. Such provisions shall require annual compliance reports to be submitted
to the City by the owner and the City shall conduct periodic on-site audits to insure
compliance with all applicable laws, policies, and agreements. The City Council may
adopt fees for the costs of monitoring and compliance by the City, which shall be
deposited into the Affordable Housing Trust Fund for that purpose.
C. Waiver.
1. Notwithstanding any other provision of this Chapter, the requirements of this
Chapter may be waived, adjusted, or reduced if an Applicant shows, based on
substantial evidence, applying the requirements of this Chapter would take
property in violation of the United States or California Constitutions.
2. Any request for a waiver, adjustment, or reduction under this section shall be
submitted to the City concurrently with the Affordable Housing Plan required by
Section 19.30.040 of this Chapter. The request for a waiver, adjustment, or
reduction shall set forth in detail the factual and legal basis for the claim.
3. The request for a waiver, adjustment, or reduction shall be reviewed and
considered in the same manner and at the same time as the Affordable
Housing Plan and is subject to the appeal process for Affordable Housing Plans
in Section 19.30.040.
4. In making a determination on an application for waiver, adjustment, or
reduction, the Applicant shall bear the burden of presenting substantial
evidence to support the claim. The City may assume each of the following when
applicable:
a. That the Applicant will provide the most economical Inclusionary Units
feasible, meeting the requirements of this Chapter and any regulations
adopted to implement this Chapter.
b. That the Applicant is likely to obtain housing subsidies when such funds are
reasonably available.
5. The waiver, adjustment or reduction may be approved only to the extent
necessary to avoid an unconstitutional result, after adoption of written findings,
based on substantial evidence, supporting the determinations required by this
section.
D. Implementation and enforcement.
1. The Community Development Director may issue regulations or interpretations
to assist in the implementation and administration of all aspects of this Chapter.
2. The City shall evaluate the effectiveness of the ordinance codified in this
Chapter, for review by the City Council, three (3) years or sooner after the
Effective Date of this Chapter.
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3. The City Attorney shall be authorized to enforce the provisions of this Chapter
and all Inclusionary Housing Agreements, regulatory agreements, covenants,
resale restrictions, promissory notes, deed of trust, and other requirements
placed on Inclusionary Units by civil action and any other proceeding or method
permitted by law. The City may, at its discretion, take such enforcement action
as is authorized under this code and/or any other action authorized by law or
by any regulatory document, restriction, or agreement executed under this
Chapter.
4. Failure of any official or agency to fulfill the requirements of this Chapter shall
not excuse any Applicant or owner from the requirements of this Chapter. No
permit, license, map, or other approval or Planning Permit for a Residential
Development shall be issued, including without limitation a final inspection or
Certificate of Occupancy, until all applicable requirements of this Chapter have
been satisfied.
5. The remedies provided for herein shall be cumulative and not exclusive and
shall not preclude the City from any other remedy or relief to which it otherwise
would be entitled under law or equity.
Section 3.
Compliance with the California Environmental Quality Act. Approval
of this ordinance is exempt from environmental review under the general rule in California
Environmental Quality Act (“CEQA”) Guidelines Section 15061(b)(3) that CEQA only
applies to projects that have the potential for causing a significant effect on the
environment. This ordinance creates obligations for the inclusion of affordable housing
units with some residential development projects. Those projects will be the subject of
independent environmental review, if required by CEQA, at the earliest possible time prior
to approval. It can therefore be seen with certainty that there is no possibility that the
adoption of the ordinance itself will have a significant effect on the environment.
Section 4.
Severability. If any section, subsection, sentence, clause or phrase
of this chapter is for any reason held to be invalid or unconstitutional by a decision of any
court of competent jurisdiction, such decision shall not affect the validity of the remaining
portions of this chapter. The city council hereby declares that it would have passed the
ordinance codified in this chapter, and each and every section, subsection, sentence,
clause or phrase not declared invalid or unconstitutional without regard to whether any
portion of this chapter would be subsequently declared invalid or unconstitutional.
Section 5.
Effective Date and Publication. This Ordinance shall take effect and
be enforced thirty days after the date of its adoption. Prior to the expiration of fifteen days
from the passage thereof, the ordinance or a summary thereof shall be posted or
published as may be required by law, and thereafter the same shall be in full force and
effect.
THE FOREGOING ORDINANCE was introduced at a regular meeting of the City
Council on May 1, 2018 and passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Councilmembers
Councilmembers
Councilmembers
Councilmembers
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ADOPTED AND ORDERED published at a regular meeting of the City Council held
on XX, 2018 and passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Councilmembers
Councilmembers
Councilmembers
Councilmembers

APPROVED:

______________________
Gabriel Quinto, Mayor

ATTEST:

_______________________
Cheryl Morse, City Clerk

IN WITNESS of this action, I sign this document and affix the corporate seal of
the City of El Cerrito on May
, 2018.

_______________________
Cheryl Morse, City Clerk

ORDINANCE CERTIFICATION
I, Cheryl Morse, City Clerk of the City of El Cerrito, do hereby certify that this
Ordinance is the true and correct original Ordinance No. 2018-XX of the City of El Cerrito,
that said Ordinance was duly enacted and adopted by the City Council of the City of El
Cerrito at a meeting of the City Council held on the XX day of May 2018; and that said
Ordinance has been published and/or posted in the manner required by law.
WITNESS my hand and the Official Seal of the City of El Cerrito, California, this
XX day of XX, 2018.

______________________
Cheryl Morse, City Clerk
2956329.1

Agenda Item No. 6(A)
Attachment 2

KEYSER MARSTON ASSOCIATES

INCLUSIONARY POLICY ANALYSIS

Prepared for

City of El Cerrito
Prepared by

Keyser Marston Associates, Inc.

April 23, 2018

TABLE OF CONTENTS

I.

INTRODUCTION.................................................................................................................. 1
A. Background and Context ................................................................................................ 1
B. Organization of the Report.............................................................................................. 1

II. FINDINGS AND RECOMMENDATIONS ............................................................................. 2
III. RESIDENTIAL MARKET SURVEY AND PROTOTYPES .................................................... 4
A. Residential Building Activity ............................................................................................ 4
B. Residential Prototypes.................................................................................................... 4
C. Recent Home Prices of Newer Units .............................................................................. 5
D. Ownership Prototype Price Estimates ............................................................................ 5
E. Rental Housing Market ................................................................................................... 6
F. Market Survey Conclusions ............................................................................................ 6
IV. FINANCIAL FEASIBILITY ANALYSIS ................................................................................ 7
A. Context and Application .................................................................................................. 7
B. Methodology ................................................................................................................... 8
C. Financial Feasibility of Inclusionary Housing Requirements...........................................12
V. RESIDENTIAL AFFORDABLE HOUSING REQUIREMENTS IN OTHER
JURISDICTIONS ................................................................................................................14
A. Thresholds for On-Site Affordable Requirement ............................................................14
B. On-Site Requirements ...................................................................................................15
C. Fee Levels .....................................................................................................................15

I.

INTRODUCTION

This report presents a series of financial analyses prepared by Keyser Marston Associates, Inc.
(KMA) to support the City of El Cerrito’s adoption of an inclusionary housing policy. The report
has been prepared by KMA for the City of El Cerrito pursuant to a contract with the City. As part
of this engagement, KMA prepared financial feasibility analyses to evaluate residential
development economics in the City and to test the sustainability of providing on-site affordable
housing as well as paying fees in-lieu of providing on-site units. To provide context for the City’s
consideration, KMA prepared a summary of affordable housing requirements in other nearby
cities. This report also presents KMA’s recommendations for the City, based on the findings of
the study.
A. Background and Context
Historically, affordable housing units were developed in El Cerrito through the requirements of
Redevelopment, funding provided by Redevelopment, and the State density bonus program.
More recently, the San Pablo Avenue Specific Plan and Form Based Code have been useful
tools to promote housing development. With the dissolution of Redevelopment, the City lost its
primary funding source to create new affordable housing. In accordance with the policy
recommendations of the City’s recently adopted Affordable Housing Strategy, the City engaged
in this effort to establish policies that will require market-rate housing developments to provide
affordable housing units as part of the development or to contribute funding for affordable
housing development.
B. Organization of the Report
The report is organized into the following sections:


Section I, Introduction.



Section II, Findings and Recommendations, presents a discussion of KMA’s findings and
recommendations for the City’s inclusionary housing policies.



Section III, Residential Market Survey and Prototypes, presents the market survey
results and a discussion of the residential prototypes developed for the financial
feasibility analysis.



Section IV, Financial Feasibility Analysis, presents the findings, methodology and
sources for the financial feasibility analysis.



Section V, Affordable Housing Requirements in Other Jurisdictions, presents a summary
of the current requirements in other nearby cities.

Keyser Marston Associates, Inc.
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II. FINDINGS AND RECOMMENDATIONS
KMA’s program recommendations are based on the following factors:
1. The findings of the financial feasibility analysis.
2. The City’s policy objectives specified in the Affordable Housing Strategy.
3. The current requirements in neighboring jurisdictions.
4. The balance between setting an inclusionary requirement or fee high enough to support
a meaningful contribution to affordable housing in El Cerrito without discouraging new
residential development.
While there are many residential projects in the development pipeline, very few new projects
have been completed and are operating. As such, the markets for rentals and condominiums
are not yet established in the City. Our recommendations reflect the City’s desire to continue to
encourage new housing development, particularly along the San Pablo Avenue corridor, while
also creating new affordable housing resources in the City.
The findings of the financial feasibility analysis suggest that residential development in El Cerrito
is feasible in today’s market. In addition, the analysis suggests that projects could support a
modest inclusionary requirement, as follows:


Rental Projects could support an onsite obligation of up to 5.0% at Low and 5.0% at
Moderate.



Ownership Projects could support up to a 12% at Moderate onsite obligation.



Rental projects could support an in-lieu fee of $15 to $20 per square foot.



Ownership Projects could support an in-lieu fee of $20 per square foot.

Based on these findings, we recommend that the City of El Cerrito consider the following basic
elements for its inclusionary program:
1. Ownership Residential Projects:
a. For projects with nine (9) or more units, twelve percent (12%) of the total number of
units in the project shall be made available for purchase by Moderate income
households.
b. Maximum prices for Moderate income homes shall reflect annual affordable housing
costs equal to 35% of 110% of the Area Median Income, adjusted for household size.
c. Projects with fewer than nine units shall be exempt from the requirements of this
inclusionary program.
d. When the on-site calculation yields a fraction of a unit of less than .5, then the on-site
obligation shall be rounded down to the nearest whole number and when the fraction
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is equal or more than .5, then the on-site obligation shall be rounded up to the
nearest whole number. When the number of affordable units is rounded down, the
City may charge an in-lieu fee on the fractional unit owed. The fractional fee shall
be calculated as follows: ((total livable square feet of project X $20 per square
foot) / (12% X number of units in project)) X fraction of unit owed.
2. Rental Residential Projects:
a. Rental projects have the right to choose to either provide on-site affordable units or
pay a fee in-lieu of providing on-site affordable units.
b. For projects with ten to nineteen (10 to 19) units that elect to provide affordable onsite units, ten percent (10%) of the total number of units in the project shall be made
available for rent by Moderate income households.
c. For projects with twenty (20) or more units that elect to provide affordable on-site
units, five percent (5%) of the units in the project shall be made available for rent to
Low income households and five percent (5%) of the units in the project shall be
made available for rent to Moderate income households.
d. Rental projects with fewer than ten (10) units shall be exempt from the requirements
of this inclusionary program.
e. Monthly rental rates on Low income units (inclusive of utilities) shall reflect monthly
affordable housing costs equal to 30% of 70% of the Area Median Income, adjusted
for household size.
f.

Monthly rental rates on Moderate income units (inclusive of utilities) shall reflect
monthly affordable housing costs equal to 30% of 110% of Area Median Income,
adjusted for household size.

g. For rental projects that elect to pay a fee in-lieu of providing on-site affordable units,
the fee shall be equal to $17 per square foot of livable area, applied to the livable
square footage of the entire rental project.
3. Annual Escalations
In-lieu fee amounts and fractional fee amounts shall be adjusted annually based on the
annual change in a construction cost index, such as the TBD Bid Index, ENR, or
RSMeans.
4. Review of Program
Given that this will be a newly adopted inclusionary program, we recommend that the
City conduct a review in two (2) years to determine if adjustments would be appropriate
to facilitate the administration of the program, to reflect changes in market conditions, or
to improve the program.
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III. RESIDENTIAL MARKET SURVEY AND PROTOTYPES
One of the underlying components of the financial feasibility analysis is the identification of
residential building prototypes that are expected to be developed in El Cerrito both today and in
the future, and what the market prices and rents for those prototypes will be.
A. Residential Building Activity
The City has seen increased interest from residential developers over the past few years. There
are many residential projects in the development pipeline, although there has been only one
significant project built recently (Metro 510). To develop an understanding of the types of units
being planned for the City, KMA gathered development program information for these projects
under development. The list of projects that we reviewed is shown in the table below.
Current & Recent Development Projects
Project
Unit Type
5828 El Dorado St.
Townhome
1715 Elm St.
Condominiums
Metro 510 / Creekside
Apartments / Condominiums
10192 San Pablo Ave.
Condominiums
10290 San Pablo Ave
Condominiums
10300 San Pablo Ave
Mixed Use / Condominiums
10135 San Pablo Ave
Mixed Use / Apartments
11600/11690 San Pablo Ave
Apartments
10167 San Pablo Ave
Apartments
10919 San Pablo Ave
Mixed Use / Apartments
10963 San Pablo Ave
Mixed Use / Apartments
10810 San Pablo Ave
Apartments
5730 El Dorado St.
Apartments
10534 San Pablo Ave
Apartments
11060 San Pablo Ave
Apartments
921 Kearney St.
Apartments
11965 San Pablo St.
Apartments

B. Residential Prototypes
KMA examined and summarized the residential projects under development in El Cerrito, spoke
with active local developers about their planned projects in El Cerrito, and worked with City staff
to select representative development prototypes of the units anticipated to be developed in El
Cerrito in the future. The prototypes are as follows:
1. Townhome – A three-story townhome with a garage located outside of the San Pablo
Avenue Specific Plan Area.
2. Wood Frame Condominium – A three- to four-story condominium building with a mix of
ground-floor garage parking and surface parking.
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3. Wood Frame Over Podium Apartments – An apartment building with four to five stories
of wood frame over a concrete podium parking garage.
4. Eight Story Apartments – An eight-story apartment building utilizing the state Density
Bonus Law to achieve a height bonus. The building uses steel construction over a
concrete podium parking garage.
The prototypes are presented on Table 1 and summarized below.
Average Unit Size
Ownership Prototypes
1) Townhomes
2) Wood Frame Condominiums
Rental Prototypes
3) Wood Frame Over Podium Apartments
4) Eight Story Apartment Building

1,400 sq. ft.
1,000 sq. ft.
750 sq. ft.
700 sq. ft.

Source: KMA in collaboration with City of El Cerrito. See Table 1 for more information.

C. Recent Home Prices of Newer Units
At the time of the market survey in early 2018, there were no new homes being marketed in El
Cerrito. As a proxy for new homes sales, KMA analyzed recent resale prices of single family
homes built since 2000 and resold since January 2016. For condominiums, KMA included all
units, as there are no recently built condominiums. KMA also looked specifically at resales of
townhomes units in the Wildwood project, which was identified by a local broker as an example.
Table 2 presents a summary of the sales data KMA summarized.
KMA also examined sales prices for new condominiums in Berkeley as a reference point,
although prices in Berkeley are higher than in El Cerrito.
To supplement the market data, KMA interviewed active local developers and real estate
brokers. These knowledgeable local experts shared their opinions on achievable sales prices for
new condominiums and townhomes in El Cerrito.
D. Ownership Prototype Price Estimates
The resale pricing of newer homes, input from local developers and brokers, and KMA’s
experience in other jurisdictions formed the basis for KMA’s prototype price estimates. The
prototype pricing estimates took into consideration that in general, newly built homes sell for a
premium over re-sales, all else being equal.
The table below summarizes KMA’s conclusions regarding current for-sale prototype unit size
and pricing.
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Ownership Prototypes Price Estimates
Unit Size
Townhomes
1,400 sq. ft.
Wood Frame Condominiums
1,000 sq. ft.

Price
$750,000
$625,000

Price PSF
$536
$625

Source: KMA market study.

E. Rental Housing Market
In order to inform achievable market rents for new apartment developments in El Cerrito, KMA
performed a survey of asking apartment rents in select properties in the city. There is one new
apartment project in El Cerrito, Metro 510, which opened in 2017. The one- to three-bedroom
units range from 800 to 1,400 square feet, and asking rents are in the $3.20 to $3.50 per square
foot range. Village at Town Center was built in 2007; the one- and two-bedroom units range
from 600 to 1,150 square feet and asking rents are in the $2.50 to $4.00 per square foot range.
Two older apartment projects, Civic Plaza Apartments and Del Norte Place, have rents in the
$2.50 to $4.00 range, as well. Current asking rents for these projects are presented in Table 3.
To supplement the available market data, KMA also contacted local developers with active
projects in El Cerrito. The developers indicated that they are expecting to achieve rents in the
$3.00 - $4.25 range for their new projects.
Based on the market rent data and information provided by local developers, KMA estimates the
following market rents:
Rental Prototypes Rent Estimates
Wood Frame Over Podium Apartments
Eight-Story Apartments

Unit Size
750 sq. ft.
700 sq. ft.

Price
$2,700
$2,850

Price PSF
$3.60
$4.07

F. Market Survey Conclusions
A full description of the prototypes, including examples of recent developments, average unit
sizes, bedroom mix, and parking ratios are shown in Table 1. The prototypes are the starting
point of the financial feasibility analysis.
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IV. FINANCIAL FEASIBILITY ANALYSIS
In order for an inclusionary housing program to be an effective tool for creating affordable
housing, it must not burden new development to such a degree that it renders new development
financially infeasible. A series of analyses testing the financial feasibility of residential
development under various assumptions regarding affordable housing obligations were
undertaken.
The objective of the financial feasibility analysis is to understand the general development
economics of each prototype and then model the impact that a range of affordable housing
obligations has on the financial feasibility of new development. KMA modeled both onsite
inclusionary obligations (the affordable units are provided within the project) and the payment of
in-lieu fees (the developer pays an in-lieu fee to the City and does not provide affordable units
within the project). The following scenarios were modeled:
1. The “Base Case,” which reflects no inclusionary housing obligation.
2. Onsite inclusionary requirements:
a. Ownership Projects: 10% at Moderate / Rental Projects: 10% at Low
b. Ownership Projects: 10% at Moderate / Rental Projects: 5% at Low and 5% at
Moderate
c. Ownership Projects: 12% at Moderate / Rental Projects: 7.5% at Low and 2.5% at
Moderate
d. Ownership Projects: 15% at Moderate / Rental Projects: 7.5% at Low and 7.5% at
Moderate
e. Ownership Projects: 15% at Moderate / Rental Projects: 15% at Low
3. In-Lieu Fees:
a. An in-lieu fee of $15 per square foot.
b. An in-lieu fee of $20 per square foot.
c. An in-lieu fee of $25 per square foot.
d. An in-lieu fee of $30,000 per unit.
A. Context and Application
Before describing the feasibility analysis, it is useful to put the feasibility analysis into
perspective by summarizing how it can be used and where limitations exist in its ability to inform
a longer-term policy direction:


Prototypical Nature of Analysis – This financial feasibility analysis, by its nature, can only
provide a general assessment of development economics because it is based on
prototypical projects rather than specific projects. Every project has unique
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characteristics that will dictate sales prices and rents supported by the market as well as
development costs and developer return requirements. This feasibility analysis is
intended to reflect prototypical projects in El Cerrito but it is recognized that the
economics of some projects will likely look better and some likely worse than those of
the prototypes analyzed.


Near Term Time Horizon – This feasibility analysis is a snapshot of real estate market
conditions as of early 2018. Real estate development economics are fluid and are
impacted by constantly changing conditions regarding rent potential, construction costs,
land costs, and costs of financing. A year or two from now, conditions will undoubtedly
be different, so these financial feasibility conclusions may not hold over a longer-term
time horizon.



Adjustments to Land Costs over Time – Developers purchase development sites at
values that will allow for financially feasible projects. If an inclusionary housing obligation
is put in place, developers will “price in” the requirement when evaluating a project’s
economics and negotiating the purchase price for development sites. Given that the
requirements would apply to all or most residential projects, it is possible that downward
pressure on land costs could result as developers adjust what they can afford to pay for
land. This downward pressure on land prices can, at least to some degree, bring costs
back into better balance with the overall economics supported by projects. Therefore,
while current projects that have already purchased land may have limitations on the
amount of a fee or inclusionary requirement that can be supported, future projects that
have not purchased land have a better capacity to absorb a new requirement if at least a
portion can be recovered through reduced land prices.



Not a Legal Standard – The financial feasibility analysis provides context as the City
considers adopting an inclusionary housing program; it does not set limits on the amount
of the fee or any other parameters of a fee program.

B. Methodology
The financial feasibility analysis estimates the costs to develop the four prototype projects and
compares it to the sales revenues or the rental income that could be generated by the project
upon completion. If the revenue is sufficient to support the development costs and generate a
sufficient profit margin, the project is considered feasible. This approach to financial feasibility,
known as a pro forma approach, or income approach, is common practice in the real estate
industry and is utilized in one form or another by all developers when analyzing new
construction projects.
The base case analysis organizes the pro forma as a “land residual analysis”, meaning the pro
forma solves for what the project can afford to pay for a development site based on the income
Keyser Marston Associates, Inc.
\\SF-FS2\wp\12\12070\012\001-001.docx

Page 8

projections and the non-land acquisition costs of the project. KMA then compared the residual
land values with land costs in the current market in order to test whether developers can afford
to buy land and develop 100% market rate residential projects. To test the inclusionary
requirements, KMA included current land costs in the development costs and tested the impact
of the requirements on the developer’s return, or profit margin, and compared the calculated
return levels relative to industry standard return levels.
1. Revenue / Supported Unit Value
The revenue for ownership units in the Base Case is simply the market rate sales price less a
4% sales expense. For scenarios that include onsite affordable units, the revenue is a weighted
average between the market sales price and the affordable sales price less the sales expense
equal to 4% of the weighted average sale price. The weighting is based on the percent of units
in the project that are affordable.
Affordable sales prices are estimated based on the bedroom count of the prototype units, and
assume a household size equal to the number of bedrooms plus one. Moderate income units are
priced at 110% of Area Median Income (AMI). The analysis assumes that 35% of income is spent
on housing, which includes HOA dues and insurance, utilities, property taxes, and mortgage
payments. A 30-year fixed mortgage at 4.07% interest and a 5% down payment is assumed for
the affordable units. The affordable sales price calculations are presented in Table 4.
For the rental units, the supported unit value is calculated based on project income, operating
expenses, and developer return. Project income includes the unit’s rent plus a small allowance
for other income. Operating expenses include a 5% vacancy allowance, standard project
operating expenses and an estimate of property taxes that is based on total development costs.
Developer return is estimated at a 6% Return on Costs for market rate units and a supported
investment value is calculated based on the project’s net operating income.
For the scenarios with affordable rental units, including the Base Case for the Eight-Story
Apartment Building, gross rents are calculated based on the number of bedrooms in the unit
and a household size equal to the number of bedrooms plus one. Moderate rents are estimated
at 30% of 110% of AMI and Low Income rents are estimated at 30% of 70% of AMI. A utility
allowance is then netted out. The affordable rent calculations are presented in Table 5.
Developer return is estimated at 7.25% for affordable units due to the slower growth in rents
over time, as rents in the inclusionary units are tied to median income. The ‘blended return’
shown in the Tables represents a weighted average of the 6% Return on Costs for the market
rate units and the 7.25% Return on Costs for the affordable units.
For the Eight-Story Apartment Building, the Base Case assumes that the developer utilizes the
state Density Bonus law to achieve a height bonus. Based on our conversations with
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developers, KMA assumes that the developer sets aside 10% of the base units in the project at
Very Low (50% AMI), which earns the developer a 32.5% density bonus. This translates to 7.5%
of the total units in the project being affordable at Very Low.
2. Development Costs
The estimates of development costs for each of the prototypes are based on a combination of
sources. First, KMA conducted interviews with real estate professionals active in El Cerrito.
Second, KMA is actively in the market working on new residential development projects in cities
throughout the Bay Area and state. Through this experience, we work in conjunction with private
developers, outside construction consultants and cost estimators, general contractors,
architects, engineers, and public agencies.
Construction costs vary from project to project depending upon the quality of finishes and
architecture, the level of amenities provided, and site-specific construction challenges such as
demolition or environmental remediation requirements, unusual site grading or foundation costs,
or tight/irregularly shaped parcels that result in cost inefficiencies. The construction cost
estimates utilized in this study assume quality construction, architecture, and finishes but do not
assume any extraordinary costs that would be atypical for the market.
In addition to hard construction costs, the development cost estimates also include all indirect or
soft costs of development such as architecture and engineering, governmental fees and permits
costs, taxes, insurance, financing, and developer overhead and administration.
Fees and permits costs were based on information provided by the City and include the existing
sewer, water, school district, and other impact fees in addition to City permitting fees. For the
prototypes located in the San Pablo Specific Plan Area, the fees include the Stege Sanitary
District’s San Pablo Avenue fee. The fees and permits estimates also include the proposed City
Transportation Impact Fee. The calculation of the fees and permits estimate is shown on Table
6.
3. Base Case Financial Feasibility Findings
Table 7 presents the Base Case financial feasibility analysis. The financial feasibility analysis is
based on the relationship between the project’s revenue potential, the estimated development
costs, and a reasonable developer profit commensurate with the cost of funds and development
risk. The residual land value approach, described earlier in this section, produces a residual
value that each prototype can afford to pay to acquire a site. If the residual value exceeds the
cost to acquire a site for development, the prototype is generally determined to be feasible. If
the residual value is less than the cost to acquire and prepare the site, the prototype will need to
address economic challenges. As mentioned previously, it would be the case that some projects
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would have economics that are somewhat better as well as some that are somewhat worse than
the “typical” prototype analyzed.
a. Residential Land Values
KMA gathered available data on recent land sales and land currently for sale in El Cerrito. It is
important to recognize that each parcel has distinctive elements that affect the land value.
These land sales, which occurred primarily from 2015 through 2017, and asking prices for land
currently for sale, are shown in Table 8. There was one townhome land sale, for $87 per square
foot of land, or $110,000 per unit. There are two condominium land sales, averaging $143 per
square foot, or $90,000 per unit. There are several apartment land sales, ranging from $9,000
per unit for a high density project site, to $43,000 per unit and from $59 per square foot to $178
per square foot. Excluding the high FAR project site, the average land value for apartment
projects was $29,000 per unit. As is always the case, land values vary depending upon location
and other site-specific factors.
b. Base Case Conclusions
For the for-sale units, the metric utilized to measure developer profit is a Return on Sales of
15%. For the rental development units, the metric utilized is a Return on Total Cost (ROC) of
6.0% for market rate units and 7.25% for affordable units, which is incorporated into the unit
value supported.
The following table summarizes the base case residual land value conclusions for the four
prototypes. The profit levels and cost of sales are incorporated into the development costs per
unit. A more detailed pro forma table can be seen in Table 7.
Base Case
Prototype
Townhome
Wood Frame Condominium
Wood Frame/Podium Apartment
Eight-Story Apartment

Value /
Unit
$750,000
$625,000
$370,200
$363,500

(Less)
Development
Cost / Unit
($606,000)
($512,000)
($327,200)
($352,500)

Residual
Land Value
/ Unit
$144,000
$113,000
$43,000
$11,000

Residual
Land Value /
Land Sq. Ft.
$116
$130
$148
$69

Comparing the residual land values above with the current cost of land in El Cerrito indicates
that the four prototypes are generally feasible in today’s market. In the top half of the table
below, the results of the residual land value analysis are presented. In the lower half of the
table, the average of the actual land sales data for examples of the different prototypes is
presented.
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Townhome
Estimated Supported Land Value
Per Unit
$144,000
Per SF of Land Area
$116

Wood Frame
Condominium

Wood Frame
Over Podium
Apartment

$113,000
$130

Eight Story
Apartment
Building

$43,000
$148

$11,000
$69

$29,000
$131

$9,000
$59

Actual Avg. Land Acquisition Cost for Prototype Example Projects
Per Unit
Per SF of Land Area

$110,000
$87

$90,000
$143

C. Financial Feasibility of Inclusionary Housing Requirements
To test the impact of potential inclusionary housing requirements on the feasibility of residential
projects, KMA included the actual current land acquisition costs in the development costs, and
solved for the developer return. The requirements are considered feasible if the developer
return is adequate.
Based on input from the City and local developers, KMA modeled a range of onsite inclusionary
requirements and in-lieu fee levels. For for-sale units, the onsite requirements ranged from 10%
at Moderate to 15% at Moderate. For rental units, the onsite requirements ranged from 5% Low
and 5% Moderate to 15% Low.
It is important to note that the Eight Story Apartment Building is setting aside 10% of units at
Very Low in the Base Case scenario to earn a density bonus and as such, the project has
already complied with most of the inclusionary requirements that were modeled. This assumes
that the City’s program allows developers to provide units at lower affordability levels than the
program requires, a feature that we recommend the City include in its ordinance. In the scenario
modeling a 15% at Low inclusionary requirement, KMA assumes that the developer sets aside
18% of base units at Low, with rents set at 60% AMI, to earn a 32% density bonus.
The impact of the inclusionary requirements on developer return is shown in the table below.
Detailed calculations for each scenario are presented on Tables 9 through 17.

Threshold Return
FS: 10% Mod / R: 10% Low
FS: 10% Mod / R: 5% Low and 5% Mod
FS: 12% Mod / R: 7.5% Low and 2.5% Mod
FS: 15% Mod / R: 7.5% Low and 7.5% Mod
FS: 15% Mod / R: 15% Low
FS: For Sale / R: Rental
Keyser Marston Associates, Inc.
\\SF-FS2\wp\12\12070\012\001-001.docx

Townhome

Wood Frame
Condominium

Wood Frame
Over Podium
Apartment

Eight Story
Apartment
Building

15% return
on sales

15% return on
sales

6% return on
costs

6.09% return
on costs

16.11%
16.11%
15.35%
14.20%
14.20%

15.80%
15.80%
15.17%
14.22%
14.22%

5.87%
6.00%
5.93%
5.85%
5.65%

6.14%
6.14%
6.14%
6.04%
5.85%
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As shown in the table above, the financial feasibility analysis suggests that ownership projects
can support an inclusionary requirement of 12% of units at Moderate and that rental projects
can support an onsite requirement of 5% Low and 5% Moderate.
KMA also tested a range of in-lieu fee levels, from $15 per square foot to $25 per square foot,
and $30,000 per unit. The Eight Story apartment building, which sets aside 10% of the base
units at Very Low, is assumed to satisfy the inclusionary obligation with the onsite affordable
units and as such, does not pay the in lieu fee in the fee scenarios modeled. The results are
shown in the table below.

Townhome
Threshold Return
In-Lieu Fee of $15 per square foot
In-Lieu Fee of $20 per square foot
In-Lieu Fee of $25 per square foot
In-Lieu Fee at $30,000 per unit

15% return
on sales
16.80%
15.85%
14.89%
15.57%

Wood Frame
Condominium
15% return on
sales
16.29%
15.47%
14.64%
13.82%

Wood Frame
Over Podium
Apartment
6% return on
costs
6.05%
5.97%
5.89%
5.68%

Eight Story
Apartment
Building
6.09% return
on costs
6.14%
6.14%
6.14%
6.14%

The results indicate that ownership projects can support a fee in the $20 per square foot range
and rental projects can support a fee in the $15 to $20 per square foot range.
As stated at the beginning of this section, over time markets are able to adjust, at least to some
degree, to accommodate added costs of development. Since developers purchase land at
values that allow for feasible projects, future adjustments to residential land values will reflect
new economic realities, with a new inclusionary program being one factor that could be
expected to have an influence.
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V. RESIDENTIAL AFFORDABLE HOUSING REQUIREMENTS IN OTHER JURISDICTIONS
A presentation of affordable housing requirements and fee levels in neighboring or other
relevant jurisdictions is typically helpful in the decision making process. An analysis of other
communities' housing programs not only presents what others are adopting, but also illustrates
the range in program design and customized features available to meet local needs.
Based on input from City Staff, KMA summarized the requirements in Albany, Berkeley,
Emeryville, Oakland, and Richmond. Table 18 presents an overview of the cities’ programs.
A. Thresholds for On-Site Affordable Requirement


Whether development projects have the choice by right between paying a fee or doing
on-site units is a critical feature of any program. Albany allows projects with five or six
units to pay an in lieu fee, but projects with seven or more units must provide units
onsite. Berkeley, Oakland and Richmond allow all projects to pay a fee by right instead
of providing units onsite. Emeryville’s program is structured as an impact fee for rental
projects (with onsite units as a choice for the developer), but for sale projects with 10 or
more units must provide units onsite.



Most fee options are less costly to the developer than providing on-site units. High fees
are necessary if the choice between including units onsite and paying fees is to be at all
competitive.



With the loss of redevelopment and tax increment resources dedicated to housing, many
cities have revised their programs to generate more fee revenues. Programs can be
revised so as to alter options or incentives for projects to provide on-site units versus
pay a fee based on the City’s preferences.



The loss of redevelopment has also motivated some cities to lower minimum project
sizes to collect fees on very small projects, even single units. Some cities view charging
very small projects and single units a matter of fairness and equity in an “everybody
contributes” approach to meeting affordable housing challenges.



During the period when the Palmer decision prevented cities from requiring onsite rental
units, impact fees were the only avenue for instituting affordable housing requirements
on rentals. On-site affordable units were sometimes permitted or encouraged as an
alternative to fee payment. Emeryville, for example, adopted an impact fee on rental
units during the time.
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B. On-Site Requirements


The cities surveyed have a broad range of on-site requirements. Albany requires
projects with seven or more units to set aside 15% of units at Low, for both rental and
for-sale projects. Berkeley requires 20% at Low for for-sale projects and 10% Low plus
10% Very Low for rental projects if they provide units onsite, although fee payment is
always an option. Emeryville’s onsite requirement for for-sale projects is 20% at
Moderate, and 8% at Low plus 4% at Very Low for rental projects. Fee payment is
always an option for rental projects in Emeryville. Oakland and Richmond provide
developers with several onsite options at different affordability levels. In Oakland,
options include 5% Very Low, 10% Low, or 10% Moderate. In Richmond, options include
10% Very Low, 15% Low, or 17% Moderate.



The income levels of the affordable units that are required are summarized in terms of
both “eligibility” or “qualifying” levels and the pricing level that is used to establish the
purchase price or rent level of the unit. The pricing level is the critical one insofar as the
developer’s obligation is concerned. The most typical choice for pricing level is to be
consistent with the affordable housing cost definitions in the California Health & Safety
Code 50052.5 and 50053.

C. Fee Levels


Fees are expressed in different ways from one city to the next. Some are a flat fee per
market rate unit (e.g., Oakland, Emeryville), some are a percent of value (e.g.,
Richmond) and some are charged per affordable unit owed (e.g., Albany, Berkeley).
Many cities charge fees on a per square foot basis, although none of the surveyed cities
do. A fee per square foot results in smaller fees for smaller units and larger fees for
larger units, a feature that appeals to many jurisdictions.



Albany and Berkeley’s fee for for-sale units is based on the affordability gap (the
difference between the market sales price and the affordable price). In Albany, the in-lieu
fee is set at 100% of the difference and in Berkeley, at 62.5% of the difference. To
convert per unit owed to per market rate unit, one can multiply the per affordable unit
owed amount by the percentage requirement.



Oakland’s fee program ranges by the location of the project within the City. The program
was recently adopted and the full phase in amount is shown with clarification in the
bottom comment section of the chart. The fully phased in fees range from $8,000 per
unit to $23,000 per unit, for both rental and for-sale units.

Keyser Marston Associates, Inc.
\\SF-FS2\wp\12\12070\012\001-001.docx
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Richmond’s fee is set at 7% of building permit value for both for-sale and rental projects.
The City is considering revising its inclusionary program and may change the fee
structure.



Emeryville and Berkeley charge rental projects a per-market-rate-unit fee equal to
$28,122 and $34,000 per unit, respectively.



Virtually all cities that have on-site requirements for for-sale residential projects without
the choice of fee payment, do allow fee payment with special City Council approval. The
City’s practice in granting such approvals may be more consequential than what may be
written.

For more complete information on the programs, please consult the website and code language
of the individual cities.

Keyser Marston Associates, Inc.
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TABLE 1
MARKET RATE RESIDENTIAL PROTOTYPES
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Example Projects

5828 El Dorado Street

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

10192 San Pablo
10290 San Pablo
10300 San Pablo

Metro 510
Mayfair - mkt rate
10810 San Pablo
10919 San Pablo
10135 San Pablo
10167 San Pablo
10963 San Pablo
11060 San Pablo
921 Kearney

11965 San Pablo

4-5 stories of wood frame over
concrete podium
Podium parking.

Eight stories,
steel over concrete podium.
Underground parking.

2 and 3 BR

1, 2, and 3 BR

Studios, 1 and 2 BR

1,400 sf

1,000 sf

750 sf

700 sf

3.0 BR

2.5 BR

1.4 BR

1.0 BR

2 sp/unit

1.1 sp/unit

0.6 sp/unit

0.5 sp/unit

Building Type

Three stories, wood frame.

3-4 stories wood frame.

Parking Type

Parking in unit.

Mix, surface and garage
parking.

2, 3 and 4 BR

Unit Mix
Average Unit Size
Average No. of Bedrooms
Average Parking Spaces
Sales Price/Rent
per square foot

Notes

$750,000
$536

$625,000
$625

Outside of the Specific Plan Area

Prepared by Keyser Marston Associates, Inc.
Filename: \\SF-FS2\wp\12\12070\012\FinancialFeasibilityAnalysis3.16;4/4/2018;hgr
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$4.07

State Density Bonus

Page 17

TABLE 2
RECENT HOME SALES DATA
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA
Homes Sold Since January 2016
All Condominiums
Address
1708 Lexington Ave 8
1751 Liberty St 304
1740 Liberty St 6
1751 Liberty St 103
1751 Liberty St 105
1751 Liberty St 206
6400 Moeser Ln 5
Average

BRs

Baths

1
2
2
2
2
2
2
1.9

Wildwood Townhomes
Address
44 Wildwood Pl
62 Wildwood Pl
12 Wildwood Pl
17 Wildwood Pl
19 Wildwood Pl
34 Wildwood Pl
33 Wildwood Pl
52 Wildwood Pl

BRs

Unit Size
710
905
974
935
928
928
704
869

Sales Price Price/SF Year Built
$410,000
$577
1991
$475,000
$525
1986
$460,000
$472
1984
$430,500
$460
1986
$423,000
$456
1986
$420,000
$453
1986
$425,000
$604
1962
$434,786
$507
1983

3
3
3
3
3
3
2
3

Unit Size
1379
1472
1349
1472
1448
1472
1439
1472

Sales Price Price/SF Year Built
$608,000
$441
1972
$675,000
$459
1972
$606,000
$449
1972
$635,000
$431
1972
$547,500
$378
1972
$685,000
$465
1972
$695,000
$483
1972
$722,000
$490
1972

1
1
2
3
4
4

Unit Size
847
1,169
1,670
2,368
3,141
3,444

Sales Price Price/SF Year Built
$656,500
$775
1940
$714,268
$611
1946
$868,216
$520
1952
$963,377
$407
1959
$1,099,905
$350
1959
$1,402,500
$407
1968

5
5
3
5
3
7
5
4
3
3
4.3

Unit Size
4,596
4,572
2,572
5,296
1,665
7,216
4,787
2,748
2,760
2,802
3901

Sales Price Price/SF Year Built
$2,218,500
$483
2016
$2,150,000
$470
2016
$1,450,000
$564
2010
$1,800,000
$340
2008
$775,000
$465
2006
$2,000,000
$277
2005
$1,100,000
$230
2005
$975,000
$355
2003
$1,515,000
$549
2003
$1,040,000
$371
2001
$1,502,350
$410
2007.3

1
2
2
2
2
2
1
1.7

Baths
2
2
2
3
2
3
3
3

All Single Family Homes
One Bedrooms
Two Bedrooms
Three Bedrooms
Four Bedrooms
Five Bedrooms
Six Bedrooms

# of Units
9
149
220
65
21
7

Baths

Single Family Homes Built Since 2000
Address
1548 Madera Cir
1552 Madera Cir
852 Galvin Dr
1348 Brewster Dr
1735 Elm St
12 Dylans Way
8 Dylans Way
2056 Harper St
1531 Regency Ct
1591 Regency Ct
Average

BRs

Baths

6
6
4
5
3
5
5
3
3
3
4.3

Source: ListSource, January 2018.

Prepared by Keyser Marston Associates, Inc.
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TABLE 3
MARKET RENTS FOR APARTMENTS IN EL CERRITO
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA
Bedrooms

Baths

Square Feet

Asking Rents
Low
High

Asking Rents / SF
Low
High

Village at Town Center
6410 Schmidt Lane
Built 2007

1
1
1
1
1
1
2
2
2
2
2

1
1
1
1
1
1
2
2
2
2
2

595 sf
607 sf
610 sf
710 sf
737 sf
710 sf
962 sf
1,025 sf
1,075 sf
1,105 sf
1,150 sf

$1,940
$2,435
$2,040
$2,185
$2,745
$2,295
$2,490
$2,585
$2,575
$2,735
$2,960

$3.26
$4.01
$3.34
$3.08
$3.72
$3.23
$2.59
$2.52
$2.40
$2.48
$2.57

Metro 510 (Creekside Walk)
510 El Cerrito Plaza
Built 2017

1
1
2
2
3

1
1
2
2
3

847 sf
800 sf
1,066 sf
1,153 sf
1,412 sf

$2,865
$2,799

$3.38
$3.50

$4,520

$3.20

Civic Plaza Apartments
10944 San Pablo Ave
Built 1988

1
2
2

1
2
2

674 sf
821 sf
841 sf

$1,975
$2,040
$2,365

$2,075
$2,180

$2.93
$2.48
$2.81

$3.08
$2.66

Del Norte Place
11720-11780 San Pablo Ave
Built 1992

1
1
1
2
2
2
2

1
1
1
2
2
2
2

616 sf
600 sf
745 sf
864 sf
910 sf
901 sf
920 sf

$2,030
$2,105
$2,325
$2,237
$2,372
$2,557
$2,612

$2,448
$2,527
$2,781
$2,430
$2,441
$2,649
$2,705

$3.30
$3.51
$3.12
$2.59
$2.61
$2.84
$2.84

$3.97
$4.21
$3.73
$2.81
$2.68
$2.94
$2.94

Sources; Apartment project websites, apartments.com, January 2018.

Prepared by Keyser Marston Associates, Inc.
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TABLE 4
AFFORDABLE SALES PRICES
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Household Size

Notes

100% AMI Contra Costa County (2017)

3 Person
Two Bedroom

4 Person
Three Bedroom

$87,650

$97,400

$96,415

$107,140

I. Moderate Income @ 110% AMI
Household Income @ 110% AMI
Available for Housing Costs @ 35%
(Less) HOA Dues, Insurance & Maintenance
(Less) Utilities1
(Less) Taxes & Assessments
Income Available for Mortgage
Mortgage
Downpayment

35%

1.4%

4.07%
5%

Supported Home Price
Rounded

$33,745
($6,000)
($2,200)
($5,194)
$20,351

$37,499
($6,300)
($2,580)
($5,810)
$22,809

$352,249
$18,550

$394,789
$20,750

$370,799
$371,000

$415,539
$416,000

$61,355

$68,180

$18,407
($6,000)
($2,200)
($2,072)
$8,135

$20,454
($6,300)
($2,580)
($2,352)
$9,222

II. Low Income @ 70% AMI
Household Income @ 70% AMI
Available for Housing Costs @ 30%
(Less) HOA Dues, Insurance & Maintenance
(Less) Utilities (1)
(Less) Taxes & Assessments
Income Available for Mortgage

30%

1.4%

4.07%
5%

Mortgage
Downpayment
Supported Home Price
Rounded

$140,796
$7,400

$159,619
$8,400

$148,196
$148,000

$168,019
$168,000

1. Contra Costa County utility allowances, March 2017, for townhomes units. Unit assumed to have
natural gas heat, cooking and water heating.
_________________________________________________________
Prepared by: Keyser Marston Associates
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TABLE 5
AFFORDABLE RENTS
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

2 Person
One Bedroom
100% AMI Contra Costa County (2017)

I.

$77,900

$87,650

$85,690

$96,415

Moderate Income @ 110%
Household Income @ 110% AMI
Available for Housing Costs @ 30%
(Less) Utilities1
Affordable Monthly Rent

II.

3 Person
Two Bedroom

$2,142
($56)
$2,086

$2,410
($68)
$2,342

Low Income @ 70% AMI
Household Income @ 70% AMI
Available for Housing Costs @ 30%
1
(Less) Utilities
Affordable Rent

$54,530
$1,363
($56)
$1,307

$61,355
$1,534
($68)
$1,466

III. Low Income @ 60% AMI
Household Income @ 60% AMI
Available for Housing Costs @ 30%
(Less) Utilities1
Affordable Monthly Rent

$46,740
$1,169
($56)
$1,113

$52,590
$1,315
($68)
$1,247

1. Contra Costa County utility allowances, March 2017, for multifamily apartment units.
Unit assumed to have natural gas heat, cooking and water heating.

_________________________________________________________
Prepared by: Keyser Marston Associates
Filename: \\SF-FS2\wp\12\12070\012\FinancialFeasibilityAnalysis4.6; Aff Rents;hgr

Page 21

TABLE 6
ESTIMATE OF PERMITTING AND IMPACT FEES FOR PROTOTYPES
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome

Wood Frame Condominium

Three stories w/ attached garage.

3-4 stories wood frame.

I. Analysis Prototypes
Product Description
Average Unit Size
Average Number of Bedrooms
Average Number of Bathrooms

1,400 sf
3 br
2 ba

1,000 sf
2.5 br
2 ba

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

4-5 stories of wood frame over
concrete podium
750 sf
1.4 br
1.4 ba

Eight stories,
steel over concrete.
700 sf
1 br
1 ba

10135 San Pablo Avenue
11600 San Pablo Avenue
10919 San Pablo Avenue
Big 5 Sporting Goods

11965 San Pablo Avenue

II. City Permit Fees
Sample Projects

Average, Estimated City Permitting Fees for
Sample Projects

1715 Elm
5828 El Dorado

10192 San Pablo Avenue
10290 San Pablo Avenue
10300 San Pablo Avenue

$8,907 /unit

$4,466 /unit

$3,734 /unit

$2,803 /unit

$7,028 /unit

$5,020 /unit

$3,765 /unit

$3,514 /unit

$2,159 /unit

$2,159 /unit

$2,159 /unit

$2,159 /unit

Source: City of El Cerrito.
III. West Contra Costa County Unified School District Fees
Current fee: $5.02 per square foot
Source: WCCUSD website.
IV. Stege Sanitary District Fees
Connection Fee (all projects)
Current fee: $2,159 per unit

San Pablo Avenue Sewer Capacity Improvement Impact Fee Program
Estimated number of fixtures*
Current fee: $217.89 per fixture
not in Specific Plan Area
San Pablo Avenue Fee

26
$5,665 /unit

20.6
$4,489 /unit

17
$3,704 /unit

*Assumes each unit contains clothes washer, dishwasher, kitchen sink. Assumes each bathroom contains bath and/or shower, toilet and sink.
Source: Stege Sanitary District website.

Keyser Marston Associates, Inc.
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TABLE 6
ESTIMATE OF PERMITTING AND IMPACT FEES FOR PROTOTYPES
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome

Wood Frame Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

V. East Bay Municipal Utility District Water Connection Fees
Water Service Installation Fee
Average Project Size
Estimated Fee / Unit

$6,193 /unit

$6,193 /unit

System Capacity Charge
$17,530 /unit
Assumes all ownership units are individually metered.
Source: EBMUD website.
VI. Other Fees
S.M.I.P Fee
Subregional Transportation Mitigation
Program (STMP) Fee
California Building Standards Fee
Art in Public Places Fee
Specific Plan Maintenance Fee

$37 /unit
$2,024
$11
$2,650
$238

/unit
/unit
/unit
/unit

$23,892 /project
72 units
$332 /unit

$23,892 /project
146 units
$164 /unit

$17,530 /unit

$10,200 /unit

$10,200 /unit

$42 /unit

$51 /unit

$43 /unit

$1,708
$7
$1,794
$227

/unit
/unit
/unit
/unit

$1,701
$7
$1,601
$262

/unit
/unit
/unit
/unit

$1,648
$6
$1,027
$229

/unit
/unit
/unit
/unit

Average fees for sample projects.
Source: City of El Cerrito.
VII. Proposed City Transportation Impact Fee

$4,989 /unit

$3,492 /unit

$3,492 /unit

$3,492 /unit

$48,303 /unit

$31,793 /unit

$28,989 /unit

Assumes townhomes are considered single family; all other units are multi-family.
Source: City of El Cerrito.

$51,765 /unit

Keyser Marston Associates, Inc.
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TABLE 7
FINANCIAL FEASIBILITY BASE CASE
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Density
Revenue
Market Rate Units

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
35 du/acre

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
50 du/acre

750 sf
1.4 bedrooms
150 du/acre

Per SF
$536

Per Unit
$750,000

Per SF
$625

Per Unit
$625,000

$536
($21)
$514

$750,000
($30,000)
$720,000

$625
($25)
$600

$625,000
($25,000)
$600,000

Development Costs
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Per SF
$237
$37
$47
$10
$331

Per Unit
$331,800
$51,765
$66,360
$13,300
$463,225

Per SF
$275
$48
$55
$15
$393

Per Unit
$275,000
$48,303
$55,000
$15,100
$393,403

Residual Land Value
Net Sales / Supported Investment
<Less> Development Costs
<Less> Profit Margin

$514
($331)

$720,000
($463,225)
($112,500)

$600
($393)

$600,000
($393,403)
($93,750)

Affordable Units @ Very Low1
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Residual Land Value (Per Unit)
Per Acre
Per Square Foot of Land Area
Profit Margin
Profit Margin Basis

Per SF
$3.60

$3.60
Other Income:
Vac/OpExp:
NOI:
Return:
Supported Investment:
Per SF
$330
$42
$50
$15
$437

Per Unit
$32,400

700 sf
1.0 bedroom
275 du/acre
Per SF
$4.07

Per Unit
$34,200

7.5%
$32,400
$3.86
$600
($10,790)
$22,210
6.00% Blended Return:
$370,200

$11,013
$32,461
$600
($10,910)
$22,151
6.09%
$363,500

Per Unit
$247,500
$31,793
$37,125
$11,000
$327,418

Per Unit
$269,500
$28,989
$40,425
$13,600
$352,514

$370,200
($327,418)
included above

Per SF
$385
$41
$58
$19
$504

$363,500
($352,514)
included above

$144,000
$5,040,000
$116

$113,000
$5,650,000
$130

$43,000
$6,450,000
$148

$11,000
$3,025,000
$69

15.0%
return on sales

15.0%
return on sales

6.00%
return on cost

6.09%
blended return on cost

1. Developer sets aside 10% of the base units at Very Low to earn a 32.5% density bonus (all market rate units). This translates to 7.5% of the units in the total project.
________________________________________________________
Prepared by Keyser Marston Associates, Inc.
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TABLE 8
LAND VALUES
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA
Land Sales
Address
5828 El Dorado Avenue
10135 San Pablo Avenue
10163 San Pablo Avenue

APN
510-037-001, -002, 027, and -028
510-034-002
510-034-001

11155 San Pablo Avenue
509-090-025
5808 Carlos
509-090-022
10069 San Pablo Avenue
510-024-003
11965 San Pablo Avenue
513-340-059-7
10963 San Pablo Avenue
509-110-015
10167 San Pablo Avenue
510-034-003-2
921 Kearney St
503-233-007-7, 503-23
10290 San Pablo Avenue
503-394-026-2
10192 San Pablo Avenue
504-012-036
Average, All Projects
Avg. for Apts (including unspec)
Avg. Condos

Date Sold
5/15/2017
10/30/2015
10/30/2015
1/15/2016
1/15/2016
8/25/2016
12/23/2016
1/4/2017
2/8/2017
3/27/2017
5/31/2017
12/19/2016

Sale Price
$3,200,000
$1,580,000
$1,580,000
$3,160,000
$800,000
$800,000
$925,000
$1,300,000
$1,786,000
$1,100,000
$1,465,000
$1,550,000
$1,600,000
$20,846,000
$14,496,000
$3,150,000

Price / SF # of Units

Acres

Square Feet

0.84
0.24
0.17
0.41
0.22
0.07
0.29
0.5
0.35
0.26
0.31
0.23
0.28
4.17
2.82
0.51

36,590 sf
10,250 sf
7,500 sf
17,750 sf
9,502 sf
2,875 sf
12,600 sf
21,911 sf
15,167 sf
11,144 sf
13,364 sf
10,000 sf
12,000 sf
180,653 sf
122,063 sf
22,000 sf

$87
$154
$211
$178
$84
$278
$73
$59
$118
$99
$110
$155
$133
$115
$118.76
$143

79,336 sf
57,425 sf

35

$110,345

THs

73

178

$43,288

Apts.

146
50
62
71
14
21

292
143
238
229
61
75

$8,904
$35,720
$17,742
$20,634
$110,714
$76,190

Apts
Apts
Apts
Apts
Condos
Condos

35

69

$90,000

Condos

$111
$131

402
256

220
192

$21,918
$29,340

Apts.
Apts.

36
238
229

$133,333
$66,129
$54,930

Condos
Apts
Apts

$39,444

Apts

$8,811,000
$7,511,000

Entitled Lots Currently For Sale
1715 Elm
10167 San Pablo Avenue
921 Kearney

$2,000,000
$4,100,000
$3,900,000

0.42
0.26
0.31

18,295 sf
11,112 sf
13,364 sf

$109
$369
$292

15
62
71

$355,000

0.29

12,502 sf

$28

9

510-045-006

9/4/2013

Price/ Unit Planned Use

29

Avg. for Apts with all data available
Avg. Apts, ex.11965 San Pablo

Older Residential Sales
5730 El Dorado Ave

1.83
1.33

Units /
Acre

Sources: City of El Cerrito, CoStar, Redfin.

Prepared by Keyser Marston Associates, Inc.
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TABLE 9
FINANCIAL FEASIBILITY: INCLUSIONARY - 10% AT MODERATE (FOR SALE) and 10% AT LOW (RENTAL)
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms

750 sf
1.4 bedrooms

700 sf
1.0 bedroom

Per SF
$536

Per Unit
$750,000

Per SF
$625

Per Unit
$625,000

Per SF
$3.60

Per Unit
$32,400

Per SF
$4.07

Per Unit
$34,200

Mod
$511.86
($20)
$491

$416,000
$716,600
($28,664)
$687,936

Mod
$602
($24)
$577.78

$393,500
$601,850
($24,074)
$577,776

Low
$3.42
Other Income:
Vac/OpExp:
NOI:

$16,448
$30,805
$600
($10,520)
$20,885

Very Low1

$11,013
$32,461
$600
($10,880)
$22,181

Development Costs
Land
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (incl. land)

Per SF
$79
$237
$37
$47
$9
$409

Per Unit
$110,000
$331,800
$51,765
$66,360
$12,600
$572,525

Per SF
$90
$275
$48
$55
$14
$483

Per Unit
$90,000
$275,000
$48,303
$55,000
$14,400
$482,703

Per SF
$39
$330
$42
$50
$14
$475

Per Unit
$29,000
$247,500
$31,793
$37,125
$10,600
$356,018

Per SF
$13
$385
$41
$58
$19
$516

Developer Return
Net Sales / Net Operating Income
<Less> Development Costs
Developer Profit

$491
($409)
$82

$687,936
($572,525)
$115,411

$578
($483)
$95

$577,776
($482,703)
$95,073

$20,885
$356,018

$22,181
$361,514

15.8%
return on sales

5.87%
return on cost

6.14%
return on cost

Affordable Units @ 10%
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Profit Margin
Profit Margin Basis

16.1%
return on sales

$3.86

Per Unit
$9,000
$269,500
$28,989
$40,425
$13,600
$361,514

1. Developer sets aside 10% of the base units at Very Low to earn a 32.5% density bonus and satisfy inclusionary (bonus units are all market rate units). This translates to
7.5% of the units in the total project.
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TABLE 10
FINANCIAL FEASIBILITY: INCLUSIONARY - 10% AT MODERATE (FOR SALE) and 5% AT LOW plus 5% AT MODERATE (RENTAL)
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units
Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Development Costs
Land Costs
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (excl. land)
Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536
Mod

Per Unit
$750,000
$416,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625
Mod

Per Unit
$625,000
$393,500

$512
($20)
$491

$716,600
($28,664)
$687,936

$602
($24)
$578

$601,850
($24,074)
$577,776

Per SF
$79
$237
$37
$47
$9
$409

Per Unit
$110,000
$331,800
$51,765
$66,360
$12,600
$572,525

Per SF
$90
$275
$48
$55
$14
$483

Per Unit
$90,000
$275,000
$48,303
$55,000
$14,400
$482,703

$491
($409)
$82

$687,936
($572,525)
$115,411

$578
($483)
$95

$577,776
($482,703)
$95,073

16.1%
return on sales

15.8%
return on sales

750 sf
1.4 bedrooms

700 sf
1.0 bedroom

Per SF
$3.60

Per Unit
$32,400

Per SF
$4.07

Mod
Low
$3.48
Other Income:
Vac/OpExp:
NOI:

$26,264
$16,448
$31,296
$600
($10,550)
$21,346

Very Low1
$3.86

$32,461
$600
($10,880)
$22,181

Per SF
$39
$330
$42
$50
$14
$475

Per Unit
$29,000
$247,500
$31,793
$37,125
$10,600
$356,018

Per SF
$13
$385
$41
$58
$19
$516

Per Unit
$9,000
$269,500
$28,989
$40,425
$13,600
$361,514

$21,346
$356,018

6.00%
return on cost

Per Unit
$34,200
$11,013

$22,181
$361,514

6.14%
return on cost

1. Developer sets aside 10% of the base units at Very Low to earn a 32.5% density bonus and satisfy inclusionary (bonus units are all market rate units). This translates to
7.5% of the units in the total project.
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TABLE 11
FINANCIAL FEASIBILITY: INCLUSIONARY - 12% AT MODERATE (FOR SALE) and 7.5% AT LOW plus 2.5% AT MODERATE (RENTAL)
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units
Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Development Costs
Land Costs
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms

750 sf
1.4 bedrooms

700 sf
1.0 bedroom

Per SF
$536
Mod

Per Unit
$750,000
$416,000

Per SF
$625
Mod

Per Unit
$625,000
$393,500

$507
($20)
$487

$709,920
($28,397)
$681,523

$597
($24)
$573

$597,220
($23,889)
$573,331

Per SF
$79
$237
$37
$47
$9
$409

Per Unit
$110,000
$331,800
$51,765
$66,360
$12,600
$572,525

Per SF
$90
$275
$48
$55
$14
$483

Per Unit
$90,000
$275,000
$48,303
$55,000
$14,400
$482,703

$487
($409)
$78

$681,523
($572,525)
$108,998

$573
($483)
$91

$573,331
($482,703)
$90,628

$21,110
$356,018

$22,181
$361,514

15.2%
return on sales

5.93%
return on cost

6.14%
return on cost

15.4%
return on sales

Per SF
$3.60
Mod
Low
$3.45
Other Income:
Vac/OpExp:
NOI:

Per Unit
$32,400
$26,264
$16,448
$31,050
$600
($10,540)
$21,110

Per SF
$4.07
Very Low1

Per Unit
$34,200
$11,013

$3.86

$32,461
$600
($10,880)
$22,181

Per SF
$39
$330
$42
$50
$14
$475

Per Unit
$29,000
$247,500
$31,793
$37,125
$10,600
$356,018

Per SF
$13
$385
$41
$58
$19
$516

Per Unit
$9,000
$269,500
$28,989
$40,425
$13,600
$361,514

1. Developer sets aside 10% of the base units at Very Low to earn a 32.5% density bonus and satisfy inclusionary (bonus units are all market rate units). This translates to
7.5% of the units in the total project.
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TABLE 12
FINANCIAL FEASIBILITY: INCLUSIONARY - 15% AT MODERATE (FOR SALE) and 7.5% AT LOW plus 7.5% AT MODERATE (RENTAL)
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units
Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Development Costs
Land Costs
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536
Mod

Per Unit
$750,000
$416,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625
Mod

Per Unit
$625,000
$393,500

750 sf
1.4 bedrooms

700 sf
1.0 bedroom

Per SF
$3.60

Per Unit
$32,400

Per SF
$4.07

Per Unit
$34,200

Mod
Low
$3.42
Other Income:
Vac/OpExp:
NOI:

$26,264
$16,448
$30,743
$600
($10,520)
$20,823

Mod1
Very Low
$3.82

$25,035
$11,013
$32,113
$600
($10,870)
$21,843

Per SF
$39
$330
$42
$50
$14
$475

Per Unit
$29,000
$247,500
$31,793
$37,125
$10,600
$356,018

Per SF
$13
$385
$41
$58
$19
$516

Per Unit
$9,000
$269,500
$28,989
$40,425
$13,600
$361,514

$500
($20)
$480

$699,900
($27,996)
$671,904

$590
($24)
$567

$590,275
($23,611)
$566,664

Per SF
$79
$237
$37
$47
$9
$409

Per Unit
$110,000
$331,800
$51,765
$66,360
$12,600
$572,525

Per SF
$90
$275
$48
$55
$14
$483

Per Unit
$90,000
$275,000
$48,303
$55,000
$14,400
$482,703

$480
($409)
$71

$671,904
($572,525)
$99,379

$567
($483)
$84

$566,664
($482,703)
$83,961

$20,823
$356,018

$21,843
$361,514

14.2%
return on sales

5.85%
return on cost

6.04%
return on cost

14.2%
return on sales

1. Developer sets aside 10% of the base units at Very Low to earn a 32.5% density bonus, plus 5% Moderate to satisfy inclusionary (bonus units are all market rate units). This
translates to 7.5% VL and 3.8% Moderate for the total units in the total project.
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TABLE 13
FINANCIAL FEASIBILITY: INCLUSIONARY - 15% AT MODERATE (FOR SALE) and 15% AT LOW (RENTAL)
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Number of Bedrooms
Revenue
Market Rate Units
Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Development Costs
Land Costs
Direct Costs
Fees & Permits
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536
Mod

Per Unit
$750,000
$416,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625
Mod

Per Unit
$625,000
$393,500

750 sf
1.4 bedrooms
Per SF
$3.60
Low

Per Unit
$32,400

700 sf
1.0 bedroom
Per SF
$4.07
Low1

$16,448

Per Unit
$34,200
$13,350

$500
($20)
$480

$699,900
($27,996)
$671,904

$590
($24)
$567

$590,275
($23,611)
$566,664

$3.33
Other Income:
Vac/OpExp:
NOI:

$30,007
$600
($10,480)
$20,127

$3.73

$31,364
$600
($10,830)
$21,134

Per SF
$79
$237
$37
$47
$9
$409

Per Unit
$110,000
$331,800
$51,765
$66,360
$12,600
$572,525

Per SF
$90
$275
$48
$55
$14
$483

Per Unit
$90,000
$275,000
$48,303
$55,000
$14,400
$482,703

Per SF
$39
$330
$42
$50
$14
$475

Per Unit
$29,000
$247,500
$31,793
$37,125
$10,600
$356,018

Per SF
$13
$385
$41
$58
$19
$516

Per Unit
$9,000
$269,500
$28,989
$40,425
$13,600
$361,514

$480
($409)
$71

$671,904
($572,525)
$99,379

$567
($483)
$84

$566,664
($482,703)
$83,961

$20,127
$356,018

$21,134
$361,514

14.2%
return on sales

5.65%
return on cost

5.85%
return on cost

14.2%
return on sales

1. Assumes project sets aside 13.6% of units at Low, with rents at 60% AMI, (18% of base units) to earn 32% density bonus and satisfy inclusionary.
________________________________________________________
Prepared by Keyser Marston Associates, Inc.
\\SF-FS2\wp\12\12070\012\FinancialFeasibilityAnalysis4.6; 2contd._FinFeas; 4/6/2018

Page 30

TABLE 14
FINANCIAL FEASIBILITY: INCLUSIONARY HOUSING IN-LIEU FEE OPTION: $15 PER SQUARE FOOT
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536

Per Unit
$750,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625

Per Unit
$625,000

750 sf
1.4 bedrooms
Per SF
$3.60

Per Unit
$32,400

Development Costs
Land Costs
Direct Costs
Fees & Permits
Affordable Housing In-Lieu Fee
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Per SF
$4.07
Very Low1

Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

700 sf
1.0 bedroom

$11,013

$536
($21)
$514

$750,000
($30,000)
$720,000

$625
($25)
$600

$625,000
($25,000)
$600,000

$3.60
Other Income:
Vac/OpExp:
NOI:

$32,400
$600
($10,770)
$22,230

Per SF
$79
$237
$37
$15
$47
$9
$424

Per Unit
$110,000
$331,800
$51,765
$21,000
$66,360
$13,100
$594,025

Per SF
$90
$275
$48
$15
$55
$15
$498

Per Unit
$90,000
$275,000
$48,303
$15,000
$55,000
$14,900
$498,203

Per SF
$39
$330
$42
$15
$50
$15
$490

Per Unit
$29,000
$247,500
$31,793
$11,250
$37,125
$11,000
$367,668

$514
($424)
$90

$720,000
($594,025)
$125,975

$600
($498)
$102

$600,000
($498,203)
$101,797

$22,230
$367,668

$22,181
$361,514

16.3%
return on sales

6.05%
return on cost

6.14%
return on cost

16.8%
return on sales

$3.86

Per Unit
$34,200

Per SF
$13
$385
$41
$15
$58
$19
$516.45

$32,461
$600
($10,880)
$22,181
Per Unit
$9,000
$269,500
$28,989
$0
$40,425
$13,600
$361,514

1. Assumes project sets aside 7.5% of units at Very Low (10% of base units) to earn 32.5% density bonus and satisfy inclusionary obligation.
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TABLE 15
FINANCIAL FEASIBILITY: INCLUSIONARY HOUSING IN-LIEU FEE OPTION: $20 PER SQUARE FOOT
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536

Per Unit
$750,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625

Per Unit
$625,000

750 sf
1.4 bedrooms
Per SF
$3.60

Per Unit
$32,400

Development Costs
Land Costs
Direct Costs
Fees & Permits
Affordable Housing In-Lieu Fee
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Per SF
$4.07
Very Low1

Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

700 sf
1.0 bedroom

$11,013

$536
($21)
$514

$750,000
($30,000)
$720,000

$625
($25)
$600

$625,000
($25,000)
$600,000

$3.60
Other Income:
Vac/OpExp:
NOI:

$32,400
$600
($10,820)
$22,180

Per SF
$79
$237
$37
$20
$47
$9
$429

Per Unit
$110,000
$331,800
$51,765
$28,000
$66,360
$13,200
$601,125

Per SF
$90
$275
$48
$20
$55
$15
$503

Per Unit
$90,000
$275,000
$48,303
$20,000
$55,000
$15,000
$503,303

Per SF
$39
$330
$42
$20
$50
$15
$495

Per Unit
$29,000
$247,500
$31,793
$15,000
$37,125
$11,100
$371,518

$514
($429)
$85

$720,000
($601,125)
$118,875

$600
($503)
$97

$600,000
($503,303)
$96,697

$22,180
$371,518

$22,181
$361,514

15.5%
return on sales

5.97%
return on cost

6.14%
return on cost

15.8%
return on sales

$3.86

Per Unit
$34,200

Per SF
$13
$385
$41
$20
$58
$19
$516.45

$32,461
$600
($10,880)
$22,181
Per Unit
$9,000
$269,500
$28,989
$0
$40,425
$13,600
$361,514

1. Assumes project sets aside 7.5% of units at Very Low (10% of base units) to earn 32.5% density bonus and satisfy inclusionary obligation.
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TABLE 16
FINANCIAL FEASIBILITY: INCLUSIONARY HOUSING IN-LIEU FEE OPTION: $25 PER SQUARE FOOT
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Townhome
Product Description

Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units

Three stories w/ attached
garage.

1,400 sf
3.0 bedrooms
Per SF
$536

Per Unit
$750,000

Wood Frame
Condominium

Wood Frame Over Podium
Apartment

Eight Story Apartment
Building

3-4 stories wood frame.

4-5 stories of wood frame
over concrete podium

Eight stories,
steel over concrete.
Density Bonus.

1,000 sf
2.5 bedrooms
Per SF
$625

Per Unit
$625,000

750 sf
1.4 bedrooms
Per SF
$3.60

Per Unit
$32,400

Development Costs
Land Costs
Direct Costs
Fees & Permits
Affordable Housing In-Lieu Fee
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Per SF
$4.07
Very Low1

Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

700 sf
1.0 bedroom

$11,013

$536
($21)
$514

$750,000
($30,000)
$720,000

$625
($25)
$600

$625,000
($25,000)
$600,000

$3.60
Other Income:
Vac/OpExp:
NOI:

$32,400
$600
($10,880)
$22,120

Per SF
$79
$237
$37
$25
$47
$10
$435

Per Unit
$110,000
$331,800
$51,765
$35,000
$66,360
$13,400
$608,325

Per SF
$90
$275
$48
$25
$55
$15
$509

Per Unit
$90,000
$275,000
$48,303
$25,000
$55,000
$15,200
$508,503

Per SF
$39
$330
$42
$25
$50
$15
$500

Per Unit
$29,000
$247,500
$31,793
$18,750
$37,125
$11,200
$375,368

$514
($435)
$80

$720,000
($608,325)
$111,675

$600
($509)
$91

$600,000
($508,503)
$91,497

$22,120
$375,368

$22,181
$361,514

14.6%
return on sales

5.89%
return on cost

6.14%
return on cost

14.9%
return on sales

$3.86

Per Unit
$34,200

Per SF
$13
$385
$41
$25
$58
$19
$516.45

$32,461
$600
($10,880)
$22,181
Per Unit
$9,000
$269,500
$28,989
$0
$40,425
$13,600
$361,514

1. Assumes project sets aside 7.5% of units at Very Low (10% of base units) to earn 32.5% density bonus and satisfy inclusionary obligation.
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TABLE 17
FINANCIAL FEASIBILITY: INCLUSIONARY HOUSING IN-LIEU FEE OPTION: $30,000 PER UNIT
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Product Description
Average Unit Size
Average Number of Bedrooms
Revenue
Market Rate Units
Affordable Units
Total Gross Sales / Rents
<Less> Sales Expense (4%)
Sales Net of Sales Expenses

Development Costs
Land Costs
Direct Costs
Fees & Permits
Affordable Housing In-Lieu Fee
Other Indirect Costs
Financing
Total Development Costs (excl. land)

Residual Land Value
Net Sales / Net Operating Income
<Less> Development Costs

Profit Margin
Profit Margin Basis

Townhome

Wood Frame

Wood Frame Over Podium

Eight Story Apartment

Three stories w/ attached

3-4 stories wood frame.

4-5 stories of wood frame

Eight stories,

1,400 sf
3.0 bedrooms

1,000 sf
2.5 bedrooms

750 sf
1.4 bedrooms

700 sf
1.0 bedroom

Per SF
$535.71

Per Unit
$750,000

Per SF
$625.00

Per Unit
$625,000

Per SF
$3.60

Per Unit
$32,400

$536
($21)
$514

$750,000
($30,000)
$720,000

$625
($25)
$600

$625,000
($25,000)
$600,000

$3.60
Other Income:
Vac/OpExp:
NOI:

$32,400
$600
($11,040)
$21,960

Per SF
$79
$237
$37
$21
$47
$10
$431

Per Unit
$110,000
$331,800
$51,765
$30,000
$66,360
$13,300
$603,225

Per SF
$90
$275
$48
$30
$55
$15
$514

Per Unit
$90,000
$275,000
$48,303
$30,000
$55,000
$15,300
$513,603

Per SF
$39
$330
$42
$40
$50
$15
$516

Per Unit
$29,000
$247,500
$31,793
$30,000
$37,125
$11,500
$386,918

$514
($431)
$83

$720,000
($603,225)
$116,775

$600
($514)
$86

$600,000
($513,603)
$86,397

$21,960
$386,918

$22,181
$361,514

13.8%
return on sales

5.68%
return on cost

6.14%
return on cost

15.6%
return on sales

Per SF
$4.07
Very Low1
$3.86

Per SF
$13
$385
$41
$0
$58
$19
$516.45

Per Unit
$34,200
$11,013
$32,461
$600
($10,880)
$22,181
Per Unit
$9,000
$269,500
$28,989
$0
$40,425
$13,600
$361,514

1. Assumes project sets aside 7.5% of units at Very Low (10% of base units) to earn 32.5% density bonus and satisfy inclusionary obligation.
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TABLE 18
COMPARISON OF AFFORDABLE HOUSING REQUIREMENTS
INCLUSIONARY HOUSING ANALYSIS
CITY OF EL CERRITO, CA

Year Adopted / Updated
Minimum Project Size
For In-lieu/Impact Fee
For Build Requirement
Impact / In-Lieu Fee

Onsite Requirement/Option
Percent of Total Units

Income Level for Qualification

Income Level for Pricing(% AMI)

Fractional Units

Albany
2005

Berkeley
Est. 1986, rental fee 2011, update
adopted 2017

Emeryville
Est. 1990, updated 2014.

Oakland
2016

Richmond
2001

FS/R: 5 units
FS/R: 7 units
FS/R: (Market Value Affordable Price/Unit Value)
x units owed

FS/R: 5 units
no build req.
FS: 62.5% x (Sale Price - Affordable
Price) x units owed

R: 2 units
FS: 10 units
R: $28,122/du

FS/R: 1 unit
no build req.
FS/R: MF $12,000-$22,000,
SF Attached $8,000-$20,000,
SF Detached $8,000-$23,000

FS/R: 10 units
no build req.
FS/R: 7% of building permit value

FS/R: 15%

FS/R: 20%

FS: 20%
R: 12%

FS/R: Option A 5%
or Option B 10%
or Option C 10%

FS/R: <10 units: Low
10+ units: 50% Low, 50% Very
Low

FS: Low
R: 50% Very Low,
50% Low

FS: Moderate
R: 1/3 of units @ VL, 2/3 of units
@ Low

FS/R: Option A Very Low
Option B Low
Option C Moderate

FS/R: Option A 10%
or Option B 15%
or Option C 17%
or Option D 12.5%
FS/R: Option A Very Low
Option B Low
Option C Moderate
Option D Very Low & Low

Not specified.

FS: Low @ 80%
R: Low at 80%, Very Low at 50%.

FS: Moderate @ 110%
R: Low @ 60%, VL @ 50%

<0.5: pay fee,
>0.5: provide unit

pay fee

<0.5: no req.
>0.5: provide unit

FS: Moderate @ 110%, Low @
70%, Very Low @ 50%
R: Moderate 110%, Low @ 60%,
Very Low @ 50%
pay fee or provide unit

R: $34,000/du or
$37,000/du if paid at C/O

Comments

Abbreviations:

Fees vary by neighborhood. Fees
phased in through 2020. Full fee
levels shown. On-site: May choose
Option A, B, or C.
R = Rental
AMI =Area Median Income

FS = For Sale
DU = dwelling unit

/sf = per square foot

FS: VL @ 50%, L @ 70%, Mod @ 110%
R: VL @ 50%, L @ 60%, Mod @ 110%

<0.5: no req.
>0.5: provide unit
Planning to update program.

MF = Multi-Family
SF = Single Family

Notes: This chart presents an overview, and as a result, terms are simplified. For use other than general comparison, please consult the code and staff of the jurisdiction.
Virtually all cities that do not allow fee payment by right allow developers to seek Council approval of fee payment instead of on-site units, in addition to providing options for offsite construction and land dedication.
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