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DATE: June 29, 2010 
 
TO: Mayor and City Council  
 
FROM: Redevelopment Director 
 
SUBJECT: Review of Hayward Inclusionary Housing Ordinance and In-Lieu Fee 
 
 
RECOMMENDATION 
 
That the City Council reviews and comments on this report. 
 
SUMMARY 
 
At the City Council’s direction, staff initiated a process to review the City’s Inclusionary Housing 
Ordinance and in-lieu fee, and to consider potential developer relief measures.  As part of the 
review, Keyser Marston Associates prepared a Residential Nexus Analysis and reviewed the current 
financial feasibility of various housing development types.  The Nexus Analysis showed that 
Hayward’s existing 15% affordable housing requirement can be justified for single-family 
developments, but that a lower affordable housing requirement is warranted for other residential 
products due to the current economic climate.  Also, the Nexus Analysis generally supports 
inclusionary in-lieu fees that are higher than Hayward’s existing in-lieu fee amount.  However, due 
to the current housing market, in-lieu fee amounts at existing or higher levels are not currently 
financially feasible for most residential development types.   
 
It is proposed that the City Council consider adopting an Inclusionary Housing Relief Ordinance.  
Proposed measures include the following: 1) downward adjustment of the inclusionary housing 
percentages required for some residential development types; 2) reduction of the inclusionary 
housing in-lieu fees for all housing types, and a change in how the fee is calculated to a “fee per 
square foot” basis; 3) allow an inclusionary fee “by right” with respect to for-sale housing 
development; 4) adopt an inclusionary housing impact fee for market-rate rental housing 
development; and 5) allow in-lieu fee payments to be deferred in a manner consistent with other 
deferred fees that the Council recently adopted.  It is proposed that the inclusionary “fee by right” be 
allowed for rental housing developments as a permanent modification of the Ordinance, but that all 
other measures be approved until December 31, 2012, at which time Council could reconsider the 
fee levels and relief measures.    
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BACKGROUND 
 
The City of Hayward adopted an Inclusionary Housing Ordinance, and an inclusionary housing in-
lieu fee by separate resolution, in June 2003.  In general, the Ordinance requires that new “for-sale” 
residential developments of twenty or more units must set aside 15% of the total number of units for 
purchase by households of moderate-income (incomes up to 120% of area median income).  New 
rental developments of twenty units or more also have a 15% set aside requirement, which is to be 
split 50/50 between very-low and low-income households at 50% to 80% of area median income.  
The Ordinance requires forty-five years of re-sale controls on for-sale units, and fifty-five years of 
rent restrictions on rental units, in order to obtain needed credits for the production of affordable 
housing units pursuant to State redevelopment law.  
 
To date, the City has entered into four Inclusionary Housing Agreements.  Two of these agreements, 
associated with The Crossings development at Eden Shores, and the Garden Walk development in 
the Harder-Tennyson neighborhood, involved the designation of on-site units for sale to moderate-
income households.  The other two agreements, including one for the Cannery Place development 
and another with the DeSilva Group and KB Homes, encompassing the La Vista, Garin Vista, and 
Eden Point developments, follow the “development incentives and alternatives” sections of the 
Ordinance, which allows for the provision of off-site affordable units.  To date, the City has not 
collected any inclusionary housing in-lieu fees, although the City Council did approve amendments 
to the Cannery Place Inclusionary Housing Agreement with Citation Homes Central and Integral 
Communities in December 2009, which allow for a combination of on-site affordable units, land 
dedication for future affordable housing development, and fee payments in-lieu of providing seven 
affordable housing units on the site.   
 
Due to the downturn in the new housing construction market, the City Council held a work session 
on June 23, 2009 to discuss a number of temporary economic stimulus measures, including the 
potential timing and/or amount of payment of developer fees.  At that time, Council requested staff  
to return with specific relief measures regarding the Inclusionary Housing Ordinance.   
 
Recent Court Cases:   
Over the past year, certain court decisions regarding inclusionary housing in-lieu fees and rent-
restricted affordable housing units (the “Patterson” and “Palmer” cases), make it prudent to consider 
other changes to the Inclusionary Housing Ordinance and to conduct a nexus study analyzing the 
City’s fees and policies in the context of its Inclusionary Housing Ordinance.   
 
In Building Industry Ass’n v. City of Patterson 1 the City of Patterson entered into a development 
agreement with Morrison Homes, which agreed to either build affordable housing or pay an in-lieu 
fee. While the fee was only $734/unit at the time the development agreement was approved, 
Morrison Homes agreed to pay any “reasonably justified” increases in the fee. The City increased 
the fee to over $20,000/unit using a very unusual methodology. The Court of Appeals found that, 
for the fee to be “reasonably justified,” it would need to be reasonably related to the “deleterious 
public impact of the development.” While many cities believe that Patterson doesn’t apply to  
 
     
1 Building Industry Ass’n v. City of Patterson http://www.hayward‐ca.gov/news/pdf/2010/BIA v. City of Patterson.pdf 
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typical inclusionary in-lieu fees, a number have determined that it is prudent to undertake a nexus 
study in order to show how market-rate projects create a need for affordable housing.  Such studies 
can provide an “upper range” to the inclusionary housing in-lieu fees that may be charged.   
 
In the more recent case of Palmer v. City of Los Angeles 2, the Court of Appeals determined that 
requiring market-rate rental housing developers, who did not receive any City assistance, to restrict 
rent levels in order to provide affordable housing units is a violation of the rent-control provisions, 
included in the Costa-Hawkins Act. The Costa Hawkins Act allows developers of rental housing to 
set the initial rent for their apartments and to set the rent when the unit is vacated (so-called 
“vacancy decontrol”). As a result, cities cannot impose affordable housing requirements within 
market-rate rental developments that do not receive City assistance.  Hayward’s Inclusionary 
Housing Ordinance currently has such requirements. Cities may require affordable rentals if projects 
receive either city or redevelopment agency financial assistance or regulatory incentives (such as 
density bonuses).  Cities may also charge rentals an impact fee based on a nexus study.  
 
With the Council’s direction, as well as the recent court cases in mind, staff issued a request for 
consultant proposals (RFP), and on November 17, 2009 obtained City Council/Agency Board 
authorization to enter into a contract with Keyser Marston Associates (KMA) to review Hayward’s 
Inclusionary Housing Ordinance, and to prepare a nexus study and other analyses to determine an 
inclusionary housing in –lieu fee amount that is appropriate and sustainable in Hayward’s current 
housing market.   
 
DISCUSSION 
 
Inclusionary Housing Nexus Analysis:  Keyser Marston was asked to undertake two different 
analyses to assist in determining appropriate affordable housing requirements and in-lieu fees.  The 
first analysis was a “Residential Nexus Analysis”, to determine the impact that market rate housing 
development has on the demand for affordable housing.  Nexus studies can be undertaken for a 
variety of development impact fees, and are based on the legal premise that there should be a 
“nexus” or reasonable relationship between the fee that is charged and the economic impact that is 
created by the proposed development.  In this case, the Nexus Analysis is based on the concept that 
the development of new market-rate housing units brings new households into the community, and 
that the new households consumer goods and services; and that the consumption of these goods and 
services result in new jobs.  To the extent that the jobs associated with the consumption of goods 
and services are held by persons with low to moderate incomes, those job-holders create a demand 
for affordable housing.   
 
The Nexus Analysis is attached to this report as Attachment I .  The Analysis looked at five housing 
prototypes typically developed in Hayward, including the pricing of the prototypes and the expected 
income levels of their occupants.  The five types of housing units analyzed were: 1) larger single-
family developments, such as Stonebrae; 2) small-lot single-family developments such as 
Bridgeport at Eden Shores; 3) townhome developments, such as City Walk; 4) condominium 
developments such as the proposed development at C and Main Street or South Hayward BART;  
 
     
2 Palmer v. City of Los Angeles http://www.courtinfo.ca.gov/opinions/archive/B206102.PDF 
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and 5) higher density apartment development, again similar to that proposed at South Hayward 
BART.   
 
Using a model called IMPLAN (which is short for impact planning) plus a Keyser Marston jobs-
housing model, the analysis determined the demand for affordable housing units associated with the 
different market rate housing types.  The demand for affordable housing units is expressed as a 
percentage of each market-rate unit, and can be compared with Hayward’s Inclusionary Housing 
Ordinance requirement that 15% of the total number of housing units in a new development be 
priced at low to moderate-income affordable levels.  The Nexus Analysis shows that the 15% 
requirement can be justified for both large and small-lot single-family developments.  However, the 
price structure of townhome and condominium developments in Hayward at this time support a 
lower inclusionary requirement in the range of 13% to 14%.  For market-rate rental housing 
development, the Nexus Analysis supports a 12% to 13% requirement for very-low and low-income 
affordable units.  The reason for the difference is because the larger, higher-priced single family 
units cost more than the smaller townhomes and condominiums, and higher-income households 
generally live in the larger units.  Higher-income households are considered to have higher 
disposable incomes and generate greater demand for goods and services, thereby creating a higher 
demand for affordable housing.     
 
For the Nexus Analysis, the consultants also surveyed development costs of affordable housing 
development, and the price or rent levels that households ranging from very-low to moderate 
incomes can afford to pay, and assigned a value to the difference, or “affordability gap”.  An 
important policy assumption of the Analysis was that low-income households would live in rental 
units, and moderate-income households would live in for-sale townhomes.  The “affordability gap” 
was then applied to the units generated by the Nexus Analysis to determine a mitigation cost 
associated with the demand for affordable housing units created by the production of market units.  
The results suggest that supportable inclusionary housing in-lieu fees per market rate unit would 
range from $28,000 for condominium units to a high of $52,000 for large-lot single family homes.  
In contrast, Hayward’s current in-lieu fee amount (which is currently set at $80,000 per affordable 
unit required), is equivalent to $12,000 per market rate unit.1   
 
The percentages and the range of fee amounts supported by the Nexus Analysis correlate to the 
difference in size and in pricing of the different housing prototypes analyzed.  For example, 
condominium units were estimated to be sold at a price of $340,000 to households with an annual 
income of $72,000, whereas, larger lot single family units were estimated to be sold at a price of 
$650,000 to households with annual incomes of $134,000.  The higher-income households 
corresponding to the larger units are assumed to have a larger disposable income, and therefore 
generate a higher number of lower-wage jobs, which generate the demand for affordable housing.   
                                                 
1 The conversion of an inclusionary fee assessed per required affordable unit to one that is based on the 
number of market-rate units in a development is included in Attachment III, and can be done using a 
hypothetical one hundred-unit residential development.  For example, under Hayward’s current Ordinance, 
for a one hundred-unit development, the inclusionary housing requirement would be for 15%, or fifteen, of 
the units to be affordable.  An in-lieu fee applied to the fifteen units would yield (15 X $80,000/affordable unit 
=) $1,200,000 in total fees.  This amount can be converted to a fee per market-rate unit of ($1,200,000/100 
total units =) $12,000 per market-rate unit.    
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Because of this correlation between the size/price of a market-rate housing unit and its impact, a 
logical way to calculate an affordable housing fee would be based on the size, or square footage, of 
the market-rate housing unit.  Fremont has recently adopted modifications to its inclusionary 
housing ordinance and has opted to base its fees on square footage; staff and consultants believe this 
approach would also work for Hayward.  As illustrated in Attachment III, by expressing the 
inclusionary housing fee on a per square foot basis (for example, $4.00 per square foot of market-
rate housing unit), the City would be able to adopt one fee for most, if not all, residential 
development types, and would capture much of the nexus, or impact, between the size of different 
residential units and the demand that they create for affordable housing.    
 
Financial Feasibility Analysis:  In addition to providing a sound legal basis for establishing 
affordable housing inclusionary requirements, the Nexus Analysis is also an effective tool for 
setting the upper end of a proposed affordable housing requirement or fee.  However, given the 
current market conditions, and Council’s desire to provide some relief to developers, the consultants 
also conducted a “Financial Feasibility” analysis. The purpose of this analysis is  to provide  an 
assessment of the fee amount that developers currently can generally afford to pay toward 
affordable housing given current home prices and development costs and standard return on 
investment requirements.  The consultants again analyzed the five housing prototypes referred to 
above, researched area land costs, construction costs, and rental and sales pricing.    The results of 
this analysis are summarized in Attachment II, Tables 1 and 2.   
 
The Financial Feasibility analysis indicates that currently, almost all of the housing prototypes are 
generally only very marginally economically feasible, and at least two of them – rental apartments 
and higher density condominiums – were generally not feasible as of the data collection time, which 
was at the beginning of 2010.  The most economically viable new housing product currently selling 
in Hayward at this time is estimated to be the small-lot, single-family (or duet-type) unit, which 
appears to have a reasonable return rate (profit margin) equivalent to 8% of the price of the home.  
Townhomes and larger-lot home developments are estimated by the consultants to essentially be 
“breaking even”, with little profit.  It should be noted that the economic factors facing each 
developer vary from project to project.  And, despite the sharp decline in prices, some projects have 
moved forward, often on very thin or non-existent profit margins, in an effort by developers to 
remain in business and cover operating costs. 
 
It cannot be over-emphasized that the housing market is a dynamic one.  Even now, a few months 
since the consultant’s research was generated, the housing market is beginning to show signs of 
recovery.  In addition, the analysis could never capture all the variables that of each housing 
development situation.  Nevertheless, the financial feasibility analysis indicates that, overall, 
financial relief is warranted for most of the product types for a period of time.  Staff proposes that 
inclusionary housing requirements, including fees and percentages, be adjusted for a period of two 
and one-half years, which corresponds to other recently-adopted fee relief measures.  At the end of 
that time, the City Council could consider re-adjustments to the fees and Ordinance, as warranted. . 
 
Developer Roundtable Review:  In order to solicit comments from active Hayward developers on 
the Inclusionary Housing Ordinance and the draft analyses discussed above, staff organized a 
“developer roundtable” meeting on April 1, 2010, and invited representatives of five development 
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firms: Citation Homes, Matteson Realty, Braddock & Logan, KB Homes and Standard Pacific 
Homes.  In addition, Mr. Paul Campos, from the Home Builders Association of Northern California, 
Mr. David Stark of the East Bay Association of Realtors, and representatives from Eden Housing 
and Habitat for Humanity were also invited to participate.   
 
The developers had a number of comments as to the methodology and assumptions that went into 
the Nexus Analysis.  Most, if not all, of these comments are addressed by the consultant in a section 
starting on page forty-nine of the report, entitled “Notes on Specific Assumptions & Issues Raised 
by Developers”.  Regarding the Financial Feasibility Analysis, and the housing prototypes studied, 
there were minor suggestions to adjust size of units, and some suggestions regarding housing costs; 
and the consultants made several adjustments to the prototypes to reflect these comments. 
  
Developers have made a number of suggestions for relief under the Inclusionary Housing 
Ordinance, including: provision of an in lieu fee “by right”, reduction of the fee amount, and 
deferral of the fee until the market-rate units sell.  Mr. Campos previously sent information to the 
City Council regarding the benefits of in-lieu fees as a way for cities to better guide and choose the 
type of affordable housing that is produced.  During the developer roundtable meeting, additional 
suggestions were made including providing a discount on the fee amount if payment were made at 
the time developers pull their building permits, and provision of additional density bonuses for 
affordable housing.  Finally, it was suggested that the City should consider expanding its 
inclusionary housing fee to new commercial development. 
    
Proposed Relief Measures:  In an effort to provide relief to developers during the current economic 
recession, and in an effort to address the recent court cases pertaining to inclusionary housing, staff 
is proposing that the City Council consider a two and one-half year Inclusionary Housing Relief 
Ordinance, that would be effective until December 31, 2012, and could contain some or all of the 
following components: 
 

  Adjust Inclusionary Percentages:  The Nexus Analysis suggests that Hayward’s 
Inclusionary Housing Ordinance should be modified as to the percentage of affordable units 
required for certain residential development types.  Specifically, while the 15% requirement 
is more than justified for single-family development types – including hybrid types such as 
zero-lot and duets – the percentages should be adjusted for all other types.  Staff proposes 
that townhomes and condominium developments should have an affordable housing 
percentage of 13%.  If the Council wishes to take a more conservative approach, the Nexus 
Study would support an affordable housing percentage of 14% for townhomes and 
condominium developments.  

 
 Modify and Reduce In-Lieu Fees:  As previously suggested, staff recommends that the 

inclusionary housing in-lieu fee be modified such that it becomes expressed as a fee per 
market rate unit, and based on the square footage of the market-rate unit.    Attachment III to 
this report provides three alternative fee levels that the City Council may wish to consider, 
in light of the analyses that have been conducted.  Staff recommends the mid-point, Option 
Two, which imposes a fee of $4.00 per square foot for all for-sale products.  As a point of 
reference, Hayward’s current fee of $80,000 per affordable unit required translates into a fee 
of approximately $6.49 per square foot of new market rate construction assuming a 1,850 
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square foot home.  It should be noted that the three optional fee levels suggested in 
Attachment III are all well under the amounts that could be justified under the Nexus 
Analysis.  Again, this is due to the current economic climate, as confirmed by the Financial 
Feasibility analysis.   Nevertheless, the selection of fee level is to some degree approximate, 
and a matter of choice as to how much relief the Council wishes to consider. 
 

  Allow In Lieu Fee By Right:  Developers have previously noted that in the current 
economy, it is difficult to market and sell below-market-rate (BMR) homes as called for in 
the existing Inclusionary Housing Ordinance, because BMR units carry re-sale price 
restrictions in order to preserve their affordability, and because in the current market, the 
pricing of restricted BMR units is not much lower than the price of market-rate units.  Also, 
as previously noted, by collecting fees, the City can establish an affordable housing “trust 
fund”, which will enable the City to subsidize affordable housing developments that it 
wants, and to better guide the provision of needed affordable housing.  One disadvantage of 
allowing a fee “by right” is that it restricts the City’s ability to promote the dispersal of 
affordable for-sale housing throughout the City.   
 
As a relief measure, the City Council could allow for-sale housing developers to pay the in-
lieu fee-by-right for the two-and-one-half year period.  At the end of that period, the City 
Council may wish to consider limiting the “fee-by-right” policy to certain product types, 
such as large-lot, single-family homes, which are generally more expensive and less 
efficient to produce than affordable housing.  Alternatively, the City may wish to continue 
relying on the existing “development incentives and alternatives” provisions in the 
Ordinance, which have proven to be quite effective thus far (see the “Background” section 
of this report).  The Council could also consider extending the Inclusionary Housing 
Ordinance requirements to housing developments under twenty units, and allow a “fee-by-
right” for the smaller-sized developments. 
 

 Adopt an impact fee for Market-Rate Rental Housing:  Under the Palmer decision, the 
City cannot require that affordable rental units be provided (unless units receive city or 
redevelopment agency assistance), nor can it require an in-lieu fee in place of those units; 
the Court of Appeal found that an in-lieu fee was “inextricably intertwined” with the 
impermissible inclusionary requirement and so was also not permitted. Consequently, the 
staff is recommending that the Council adopt an impact fee for market-rate, rental housing 
to mitigate the effect of this housing on the need for affordable housing in the City.  While 
the Nexus Analysis would justify a fee as high as $13.33/sq. ft., staff is  recommending an 
impact fee of $3.50/sq. ft. - versus the $4.00/sq. ft. recommended for the ownership housing 
in-lieu fee -  because market-rate apartments have been  the least feasible of all the 
residential development types for the past decade.  In addition, apartments are generally 
considered to be a more affordable housing product by nature than ownership housing.  
Apart from this reasoning, and apart from the ceiling fee level supported by the Nexus 
Analysis, the choice of an impact fee level is a matter of policy.   
 

 Allow In-Lieu Fee and Impact Fee Payment Deferral:  The Council recently adopted an 
ordinance to allow through the end of calendar year 2012 and for projects that are built 
“green” that are not required to be so, the deferral of park dedication in-lieu fees and 
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supplemental building construction improvement taxes on residential developments until 
close of escrow, or a within one-year from the issuance of a certificate of occupancy, 
whichever occurs sooner.  The Council also adopted a $500 processing fee for such deferral 
requests to cover staff time associated with processing such requests.  The mechanism for 
ensuring the payment of fees upon sale is the recordation of a trust deed against the property, 
which is released as the fees are paid.  This process can be somewhat time consuming.  The 
cities of Mountain View and Sunnyvale currently allow the deferral of their inclusionary 
housing in-lieu fees, and staff contacts in these cities have expressed a reasonable level of 
satisfaction with the process, while noting that it does create additional work.  Staff would 
support deferral of the inclusionary housing in-lieu fee and rental impact fee  for the 
proposed two-and-one-half year period, with  the suggestion that the process for securing 
payment via trust deed and collecting the inclusionary fees at close of escrow be coordinated 
with the payment of deferred  park dedication fees and supplemental building improvement 
taxes whenever possible.     

 
FISCAL AND ECONOMIC IMPACT  
 
The Inclusionary Housing Ordinance relief measures discussed in this report are designed to 
mitigate the effects of a recessionary housing market and stimulate new residential construction and 
new jobs.  By adopting some or all of the relief measures discussed above, developers of marginally 
feasible residential products will gain additional confidence to move ahead.  It is expected that the 
most immediate beneficial effects will be to projects that are approved and ready to break ground, 
such as development at Cannery Place, which would benefit from consideration of reduced fees, and 
for other small-lot single family and town home developments.  Large-lot housing development in 
the Hayward hills and shoreline area may also be beneficially impacted.  Condominium and 
apartment developments are not likely to be rendered immediately feasible as a result of these or 
other City relief measures, but may assist in stimulating such development within the two-year 
period, as the economy continues to improve.   
 
Fiscal impacts to the City of Hayward would be moderately positive, depending in part on which 
measures are adopted.  Allowing fees “by right” will likely help create additional sources of funding 
for affordable housing.  Reducing the fee levels could in theory reduce revenues to the City, 
although the City has not heretofore actually collected Inclusionary Housing fees.  To the extent that 
residential developments are encouraged to proceed, the City would gain additional fee revenue, 
transfer taxes, and property taxes from the new development. 
 
PUBLIC CONTACT 
 
As discussed above, changes to the City’s Inclusionary Housing Ordinance were generally 
discussed at a City Council work session held on June 23, 2009, and at a “roundtable” discussion 
with residential developers on April 1, 2010. 
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NEXT STEPS 
 
With the Council’s feedback regarding the proposed Inclusionary Housing Ordinance changes and 
relief measures, staff will return on July 20, 2010 to recommend introduction of an Inclusionary 
Housing Relief Ordinance to address the recommended changes. 
 
 
Prepared by: Maret Bartlett, Redevelopment Director 
 
Approved by: 
 

 
 
 
Fran David, City Manager 
 
Attachments: 

Attachment I -- Residential Nexus Analysis 
  Attachment II -- Financial Feasibility Analysis – Tables One and Two 
  Attachment III -- Inclusionary Housing In-Lieu Fee Options 
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SUMMARYANDRECOMMENDATIONS



INTRODUCTION

Thisdocumentisanoverviewoftheanalysisandasummaryofthefindingsand
recommendationsofaresidentialnexusanalysisconductedtosupportrevisionstothe
InclusionaryHousingOrdinanceoftheCityofHaywardThematerialshavebeenpreparedby
KeyserMarstonAssociatesfortheCitypursuanttoacontractualagreementTheresidential
nexusanalysisaddressesmarketrateresidentialprojectsinHaywardandthevarioustypesof
unitsthataresubjecttotheCitysInclusionaryHousingOrdinancetheanalysisquantifiesthe
linkagesbetweennewmarketrateunitsandthedemandforaffordablehousinginHayward

TheCityofHaywardsexistingInclusionaryHousingOrdinancerequiresallprojectsoftwentyor
moreunitstoprovide15oftheunitsataffordablepricesorrentlevelsTheprogramallowsfor
paymentofaninlieufeeinsinglefamilyattachedanddetachedprojectsonlywithCouncil
approvalThecurrentinlieufeeis80000peraffordableunitowedThisanalysiswill
demonstratethepercentageofaffordableunitssupportedandwillalsoquantifyimpactfee
levelssupportedfromanexusperspectiveInresponsetoarecentCaliforniaCourtofAppeals
decisionthisanalysiswillenabletheCitytorestructuretheprogramasitappliestorental
projectssothatrentalprojectsarechargedanimpactfee

TheCityofHaywardsprogramwasadoptedin2005andanumberofprojectshavebeenbuilt
incompliancewiththeprogramwithsomeprovidingalternativecomplianceintheformofland
offsiteunitsorinlieufeesAlsotherehavebeennorentalprojectsaswithmostoftheBay
Areaduetofinancialfeasibilitylimitationsofrentalprojectsingeneral

TheNexusConcept

Atitsmostsimplifiedleveltheunderlyingnexusconceptisthatthenewlyconstructedunits
representnewhouseholdsintheHaywardThesehouseholdsrepresentnewincomein
Haywardthatwillconsumegoodsandserviceseitherthroughpurchasesofgoodsandservices
orbyconsuminggovernmentalservicesNewconsumptiontranslatestonewjobsaportionof
thejobsareatlowercompensationlevelslowcompensationjobstranslatetolowerincome
householdsthatcannotaffordmarketrateunitsinHaywardandthereforeneedaffordable
housing

ImpactMethodologyandModelsUsed

TheanalysisisperformedusingtwomodelsTheIMPLANmodelisacommerciallyavailable
modeldevelopedover30yearsagotoquantifyemploymentimpactsfrompersonalincome
addedtoanareaasaresultofaprojectTheIMPLANisinputtedwithnetnewpersonal
incomeinHaywardandmovesthroughaseriesofadjustmentstodisposableincomea
distributionofexpendituresandultimatelyproducesaquantificationofjobsgeneratedby
industryTheKMAjobshousingnexusmodelwhichwasdevelopednearly20yearsagoto

KeyserMarstonAssociatesInc April2010
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analyzetheincomestructureofjobgrowthisusedtodeterminethehouseholdincomeofnew
employeehouseholdsidentifyinghowmanyareatlowerincomeandhousingaffordability
levels

OrganizationofthisDocument

FollowingthisSummaryandRecommendationsReportisthetechnicalnexusanalysisreport
AppendixITheSummaryandRecommendationsReportisnotintendedasastandalone
documentandshouldnotbeprintedordistributedwithouttheappendixexplainingallofthe
analysisandunderlyingassumptionsAseparatecompaniondocumentprovidesmarket
surveysandamoredetaileddiscussionofmarketrateandaffordableresidentialvalues

ThisreporthasbeenpreparedusingthebestandmostrecentdataavailableLocaldataand
sourceswereusedwhereverpossibleSeeAppendixIformoreinformation

AnalysisSummary

ResidentialPrototypeProjects

SixresidentialprototypeswereidentifiedforHaywardbasedonmarketsurveysand
consultationwithCitystaffOfthesixfivewereselectedforanalysisasfollows

Singlefamilydetachedunitatanaverageof6unitstotheacrefourbedrooms2700
squarefeetsellingfor650000or241persquarefootonaverage

Smalllotorzerolotlinetoduethybridsatanaverageof12unitstotheacrethree
bedrooms1850squarefeetsellingfor500000or270persquarefootonaverage

Townhomeunitorotherhigherdensityattachedproductatanaverageof18unitstothe
acrethreebedrooms1400squarefeetsellingfor385000oratanaverageof275
persquarefoot

Condominiumunitbuiltatanaverageof45unitsperacretwobedrooms1200square
feetsellingforapproximately340000orat283persquarefoot

Rentalapartmentunitinatwostorywalkupatanaverageof25unitsperacreUnitsize
is1000squarefeettwobedroomsrentingforabout2330permonthItisnotedthat
rentalapartmentsarenotfeasibleatthistimesincetherentrequiredissubstantially
higherthancurrentrentlevelsinHaywardInouropinionrentswillhavetoapproximate
thelevelusedinthisanalysisfornewconstructionwithoutgovernmentassistanceto
befeasible

KeyserMarstonAssociatesInc April2010
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Theprototypethatisnotanalyzedinthenexusisarentalprojectbuiltatahigherdensitythat
requiresarentlevelevenhigherthantheprototypedescribedaboveTheinclusionary
percentagesandtotalimpactfeesupportedwouldbehigherforthemoreexpensiveunitsInour
judgmenttheprogramshouldbedesignedaroundthelessexpensiveunitsTheanalysis
findingsdemonstratethepatternthathigherfeelevelsaresupportableformoreexpensiveunits

HouseholdIncome

Fromthesalespriceorrentlevelofthefiveprototypesthehouseholdincomeofthepurchaser
orrenterisreadilyestimatedusingstandardhousingpolicyandlendingstandardsHome
purchasersareassumedtospend35oftheirhouseholdincomeontotalhousingexpenses
andrenters30 Usingsomewhatconservativelendingtermshouseholdincomeforeach

prototypeunitisestimatedasfollows

HouseholdIncome

SFD SmallLotSFD Townhome Condominium Rental

GrossHousehold

Income 134000 103000 80000 72000 93000

AswouldbeexpectedthehigherpricedunitstranslatetohigherhouseholdincomeRental

unitsaretypicallyaffordabletohouseholdsatlowerincomelevelthanownershipunits
howeverforthepurposesoftheanalysistherentlevelsareadjustedtoabovethecurrentrental
ratestoreflectfeasibledevelopmenteconomicsTheincomeoftherenterhouseholdisshown
tobehigherthanthecondominiumandtownhomepurchaserintheprototypesusedfora
combinationofreasonsthedepressedpricesofcondominiumsandtownhomesandthe
willingnessofhomebuyerstopayalargerpercentageoftheirincomeforhousingthanrenters

JobsGenerated

ThenextstepsinthenexusanalysisareconductedwithintheIMPLANmodelGrosshousehold
incomeisadjustedtodisposableincomeorincomeafterstateandfederaltaxesSocial
SecurityandMedicaredeductionsandpersonalsavings

Tosimplifythepresentationofresultstheanalysisisrunforbuildingmodulesof100housing
unitsThisavoidsawkwardfractionsespeciallyatthedetailedlevelofjobsbyindustryThe
IMPLANmodeloutputprovidesjobsbyindustrythetotalnumbersofjobsgeneratedareshown
inthetablebelow

JobsGeneratedper100Units

SFD SmallLotSFDTownhomeCondominium Rental

GrossHouseholdIncome 134000 103000 80000 72000 93000
TotalJobsGenerated100units 554 426 333 300 387
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TheIMPLANmodelquantifiesjobsgeneratedatestablishmentsthatservenewresidents
directlyiesupermarketsbanksorschoolsjobsgeneratedbyincreaseddemandatfirms
whichserviceorsupplytheseestablishmentswholesalersjanitorialcontractorsaccounting
firmsoranyjobsdowntheservicesupplychainfromdirectjobsandjobsgeneratedwhenthe
newemployeesspendtheirwagesinthelocaleconomyandgenerateadditionaljobs

Inthefullnexusreportjobsgeneratedbythelargerindustrycategoriesareindicatedinthe

tablesJobsinEatingandDrinkingestablishmentsrepresentthesinglegreatestconcentration
Howeverifallretailcategorieswereaggregatedevenwithouttheeatinganddrinkingthey
wouldbethesinglelargestgroupofjobsMedicalrelatedservicesrepresentanothermajorjob
category

ThejobsproducedintheIMPLANmodelarealljobswithinAlamedaCounty

CompensationLevelsofJobsandHouseholdIncome

TheoutputoftheIMPLANmodelthenumbersofjobsbyindustryaretheninputintothe
KeyserMarstonAssociatesKMAjobshousingnexusanalysismodeltoquantifythe
compensationlevelofnewjobsandtheincomeoftheworkerhouseholdsTheKMAmodel
sortsthejobsbyindustryintojobsbyoccupationbasedonnationaldataandthenlinkswage
distributiondatatotheoccupationsusingrecentAlamedaCountydatafromtheCalifornia
EmploymentDevelopmentDepartmentEDDTheKMAmodelalsoconvertsthenumberof
employeestothenumberofemployeehouseholdsrecognizingthatthereisonaveragemore
thanoneworkerperhouseholdandthusthenumberofhousingunitsindemandfornew
workersisreduced

Theoutputofthemodelisthenumberofnewworkerhouseholdsbyincomelevelexpressedin
relationtotheAreaMedianIncomeorAMIattributabletothenewresidentialunitsandnew
householdsinHayward

NewWorkerHouseholdsbyIncomeLevelper100MarketRateUnits

Under50AMI

50to80AMI

80to120AMI

TotalLessthan120AMI
Greaterthan120AMI

TotalNewHouseholds

SFD SmallLotSFD Townhome Condominium Rental

130 100 78 70 90

83 64 50 45 58

75 57 45 40 52

268 221 172 165 200
64 49 40 36 46

352 271 212 190 246
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ComparisonofAnalysisResultstoInclusionaryPercentages

Theanalysisfindingsidentifyhowmanyverylowlowandmoderateincomehouseholdsare
generatedforevery100marketrateunitsThesefindingsareadjustedtopercentagesfor
purposesofcomparisontocurrentonsiteinclusionaryrequirementsThepercentagesare
calculatedincludingbothmarketrateandaffordableunitsforexample25affordableunitsper
100marketrateunitstranslatesto125units25affordableunitsoutof125unitsequals20

TheinsettablebelowpresentsthenexusanalysisresultsEachtieriscumulativeorinclusiveof
thetiersaboveit

CumulativeInclusionaryPercentageSupportedbyNexusAnalysis
SFD SmallLotSFD TownhomeCondominium Rental

VeryLowIncome
LowIncome

Moderate

115

176

223

72

113

147

65

103

134

83

129

nia

Theconclusionoftheanalysisisthatthemarketrateforsaleorownershipunitsanalyzed
supportpercentagesupthroughModerateIncome120AMIintherangeof13to22 The

Cityscurrentinclusionaryprogramrequires15ofunitsbesetasideforhouseholdearningup
throughModerateIncomeThenexusanalysisdoesnotsupportthis15requirementforthe
lowerpricestownhomeandcondominiumunitsThehigherpricedunitsincludingthesmalllot
singlefamilyandthesinglefamilydetachedproducenexusresultsthatdosupportthecurrent
program

TheresultsfortherentalunitsdonothoweversupportthecurrentprogramTheCitysrental
programrequires15ofunitsbesetasideasaffordableunitswithhalfaffordableto
householdsatverylowandhalfaffordabletolowThenexusanalysishoweversupportsatotal
of129ofunitssetasideforverylowandlowItisrecalledthattheanalysisforrentalunits
wasconductedusingarentlevelthatisabovecurrentrentsinHaywardbutatalevelestimated
tobenecessaryfornewdevelopmentprojectstoproceedWeretheanalysisrunonprevailing
rentlevelsinHaywardatthistimepercentageresultswouldbeloweryet

ItisalsorecalledthattherecentCourtdecisionprecludesjurisdictionsfromrequiringaffordable
onsiteunitsthatlimitinitialrentsandongoingrentlevelsInsteadanimpactfeemaybe
required

ImpactFeeLevelsSupportedbytheNexusAnalysis

Thelaststepintheanalysisputsadollaramountonthecostofmitigatingtheaffordable
housingimpactsTheconclusionsofthenexusanalysisexpressedasthenumberofworker
householdsbyincomeaffordabilitycategoryarelinkedtothecostofdeliveringhousingtothe
householdsinneed
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NexusPerMarketRateUnit

Affordability SmallLot

IncomeCategory Gap SFD SFD TownhomeCondominium Rental

VeryLowIncome 232500 30000 23000 18000 16000 21000
LowIncome 198100 17000 13000 10000 9000 11000
Moderate 71000 5000 4000 3000 3000 na

TotalNexusCosts 52000 40000 31000 28000 32000

Eachincomeoraffordabilitytierisassociatedwithasubsidyneededtoproduceanddelivera
unitatthespecifiedaffordabilitylevelThesesubsidiesareequaltoaffordabilitygapsorthe
differencebetweenthecostofdevelopmentandthesalespriceorunitvaluesupportedbythe
rentthatcanbepaidbyahouseholdatthespecifiedincomelevelIntheCitysInclusionary
HousingOrdinancetheseaffordablesalespricesandrentsarecalculatedusingthemethods
utilizedforStateandlocalhousingprograms

Developmentcostsandmarketvaluesarebasedonsurveysofrecentlybuiltresidentialunits
andprojectsinHaywardSeeseparatereportTheaffordabilitygapsusedintheanalysis
incorporateapolicytomatchhouseholdsatvariousincomelevelswithtypesofresidentialunits
Specificallyitisassumedthathouseholdsunder50AreaMedianIncomeAMIandInthe
50to80AMIrangewillbehousedinrentalapartmentsThemoderateincomehouseholds
orthoseinthe80to120tierareassumedtobehousedintownhomeunitsBasedonthe

averagehouseholdsizeofworkerhouseholdsinAlamedaCountyandthetypicalhousingtype
assistedbytheCityKMAselectedtwobedroomtownhomeandrentalunitsForthepurposeof
establishingtheaffordabilitygapshouseholdsizeisassumedtoequalthenumberofbedrooms
plusoneorathreepersonhousehold

Whentheaffordabilitygapconclusionsforeachincometierarelinkedtothenumberof
affordableunitsrequiredasaresultofmarketratedevelopmentasindicatedintheinsettable
onpage4anddividedby100unitstheresultisaTotalNexusCostpernewmarketrate
residentialunitTheresultsperunitare

ForownershiporforsaleunitstheResidentialNexusAnalysissupportsmaximumfeelevelsof
atleast28000permarketrateunitTheperunitcostsindicatedinthefirsttableaboveresult
inapredictablehighercostperunitassociatedwiththebiggerormoreexpensivehousingunit
andthehigherincomeandexpendituresofthemoreaffluenthouseholdsForcomparisonthe
existingfeeof80000peraffordableunitowedandthe15inclusionaryrequirementtranslate
to12000permarketrateunitThenexusfeesforallforsaleunitsarethereforehigherthan
theexistinginlieufee

Forrentalunitsthesupportednexusfeelevelis32000permarketrateunitPaymentofin
lieufeesforrentalunitsisnotpermittedintheexistingprogram
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TotalNexusCostPerSqFt

IncomeCategory Affordability SFD SmallLotSFDTownhomeCondominium Rental

PrototypeSizeSF Gap 2700SF 1850SF 1400SF 1200SF 1000SF
VeryLowIncome 232600 1118 1254 1290 1355 2100
LowIncome 198100 612 687 704 739 1145
Moderate 71000 196 220 227 238 na

TotalNexusCosts 1926 2161 2220 2332 3245

TheTotalNexusCostsorMitigationCostsindicatedabovemayalsobeexpressedonaper
squarefootlevelThesquarefootareasoftheprototypeunitsusedthroughouttheanalysis
becomethebasisforthecalculationTheresultspersquarefootareasfollows

Thepersquarefootresultsproducearelativelyconsistentpatternpersquarefootexceptfor
rentalswhereahigherfeecouldbesupportedanddemonstratetheadvantagesofaper
squarefootapproachtoafeestructure

Thecalculatedfeelevelsindicatedaboveperunitorpersquarefootaremaximumfees
supportedbythenexusanalysisTheyarenotrecommendedfeelevelsTheanalysishasbeen
preparedsolelytodemonstratethelevelofsupportforinclusionarymeasuresandimpactfees
fromthenexusperspective

ConsiderationsInSelectingFeeLevels

Thereareseveraleconomicorrealestateconsiderationsthatmaybetakenintoaccountin
recommendingandenactingaffordablehousingrequirementsThefirstconcernisthatfee
levelsoronsiterequirementsnotbesoonerousthattheyconstrainthedevelopmentofnew
units

TheHaywardinclusionaryprogramwasadoptedin2003andduringtheperiodthatfollowedthe
cityexperiencedarobustlevelofconstructionactivitydemonstratingthattheinclusionary
programdidnotsubstantiallyconstrainnewdevelopmentinahealthymarketandeconomic
cycleInthecurrentrecessionhoweveralldevelopmentisconstrainedandtheCitymaywish
toconsidermodifiedrequirementsduringtherecoveryperiodWiththeexistingprogramin
placeforanumberofyearsnowmarketadjustmentsinlandvaluesrequiredbytheprogram
havelongbeenabsorbedanddeveloperswhoassemblesitesknowthattheinclusionary
requirementsmustbetakenintoaccountintheirprojecteconomicsThefinancialfeasibilityof
theCitysinclusionaryprogramisdiscussedfurtherinaseparatedocumentOtherissuesraised
atpublicmeetingsarediscussedattheendofthisreport
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APPENDIXIRESIDENTIALNEXUSANALYSIS



INTRODUCTIONANDOVERVIEW

KeyserMarstonAssociatesKMAhaspreparedthisresidentialnexusanalysisforCityof
HaywardperacontractualagreementThisreporthasbeenpreparedtoassessthelevelof
supportfortheCitysexistingInclusionaryHousingOrdinanceasappliedtoforsaleresidential
developmentprojectsandtoquantifyimpactfeessupportedwhichmaybeusedasabase
requirementforrentalprojectsThisresidentialnexusanalysisaddressesmarketrateresidential
projectsandthevarioustypesofunitsthataresubjecttotheInclusionaryHousingOrdinance
andquantifiesthelinkagesbetweennewmarketrateunitsandthedemandforaffordable
housinggeneratedbytheresidentsofnewunits

TheHaywardContextandPurposeofReport

TheCityofHaywardsexistingInclusionaryHousingOrdinancerequiresallprojectsoftwentyor
moreunitstoprovide15oftheunitsataffordablepricesorrentlevelsInforsaleprojectsthe
programallowsforpaymentofaninlieufeeasanalternativetotheonsiterequirementonly
withCouncilapprovalTodateallprojectshavecompliedwiththerequirementeitherthrough
onsiteoroffsiteunitsorlandandsomehaveagreedtopayafeeThecurrentinlieufeeis
80000peraffordableunitowed

Thisanalysiswilldemonstratethepercentageofaffordableunitssupportedandwillalso
quantifyimpactfeelevelssupportedfromanexusperspectiveInresponsetoarecent
CaliforniaCourtofAppealsdecisionthisanalysiswillenabletheCitytorestructuretheprogram
asitappliestorentalprojectssothatrentalprojectsarechargedanimpactfee

ThisworkprogramhasbeenundertakenbytheCityofHaywardwiththeassistanceofKMAin
aperiodofsevereeconomicrecessionACitygoalfortheworkprogramistoexplore
modificationstothecurrentprogramtomakeitmoreflexibleandtoenableresidential

developmentinHaywardtocommenceearlierintherecoveryperiodthanwouldlikelybethe
casewithoutmodificationsAnothergoaloftheworkprogramistorevisetheaffordablehousing
requirementswithrespecttorentalprojectstobringtheCityintocompliancewiththerecent
CaliforniaCourtofAppealsdecision

TheNexusConcept

Atitsmostsimplifiedleveltheunderlyingnexusconceptisthatthenewlyconstructedunits
representnewhouseholdsinthecityofHaywardThesehouseholdsrepresentnewincomein
Haywardthatwillconsumegoodsandserviceseitherthroughpurchasesofgoodsandservices
orconsumptionofgovernmentalservicesNewconsumptiontranslatestojobsaportionofthe
jobsareatlowercompensationlevelslowcompensationjobsrelatetolowerincome
householdsthatcannotaffordmarketrateunitsinHaywardandthereforeneedaffordable
housing
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UseofThisStudy

Animpactanalysisofthisnaturehasbeenpreparedforthelimitedpurposeofdemonstrating
nexussupporttotheCityofHaywardsInclusionaryHousingOrdinanceaffectingnew
residentialconstructionIthasnotbeenpreparedasadocumenttoguidepolicydesigninthe
broadercontextWecautionagainsttheuseofthisstudyoranyimpactstudyforthatmatter
forpurposesbeyondtheintendeduseAllimpactstudiesarelimitedandimperfectbutcanbe
helpfulforunderstandingtheexternalitiescreatedbynewdevelopment

ImpactMethodologyandModelsUsed

Themethodologyoranalysisprocedureforthisnexusanalysisstartswiththesalespriceor
rentalrateofanewmarketrateresidentialunitandmovesthroughaseriesoflinkagestothe
grossincomeofthehouseholdthatpurchasedorrentedtheunitthedisposableincomeofthe
newhouseholdtheannualexpendituresongoodsandservicesthejobsassociatedwiththe
purchasesanddeliveryofservicestheincomeoftheworkersdoingsthosejobsthehousehold
incomeoftheworkersandultimatelytheaffordabilitylevelofthehousingneededbythe
workerhouseholdsThestepsoftheanalysisfromhouseholdincometojobsgeneratedwere
performedusingtheIMPLANmodelamodelwidelyusedforthepast35yearstoquantify
employmentimpactsfrompersonalincomeFromjobgenerationbyindustryKMAuseditsown
nexusjobshousingmodeltoquantifytheincomeofworkerhouseholdsbyaffordabilitylevel

Toillustratethelinkagesbylookingatasimplifiedexamplewecantakeanaveragehousehold
thatbuysahouseatacertainpriceFromthatpricewecandeterminethegrossIncomeofthe
householdfrommortgageratesandlendingpracticesandthedisposableincomeofthe
householdThedisposableincomeonaveragewillbeusedtopurchaseorconsumearange
ofgoodsandservicessuchaspurchasesatthesupermarketorservicesatthebank
PurchasesinthelocaleconomyinturngenerateemploymentThejobsgeneratedareat
differentcompensationlevelsSomeofthejobsarelowpayingandasaresultevenwhenthere
IsmorethanoneworkerinthehouseholdtherearesomelowerandmiddleIncomehouseholds

whocannotaffordmarketratehousinginHayward

TheIMPLANmodelquantifiesjobsgeneratedatestablishmentsthatservenewresidents
directlyegsupermarketsbanksorschoolsjobsgeneratedbyincreaseddemandatfirms
whichserviceorsupplytheseestablishmentsandjobsgeneratedwhenthenewemployees
spendtheirwagesinthelocaleconomyandgenerateadditionaljobsTheIMPLANmodel
estimatesthetotalimpactcombined

NetNewUnderlyingAssumption

Anunderlyingassumptionoftheanalysisisthathouseholdsthatpurchaseorrentnewunits
representnetnewhouseholdsinHaywardIfpurchasersorrentershaverelocatedfrom
elsewherevacancieshavebeencreatedthatwillbefilledAnadjustmenttonewconstructionof
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unitswouldbewarrantedifHaywardwereexperiencingdemolitionsorlossofexistinghousing
inventoryHowevertherateofhousingunitremovalissolowastonotwarrantanadjustment
oroffset

Onanindividualprojectbasisifexistingunitsareremovedtoredevelopasitetohigherdensity
thentherecouldbeaneedforrecognitionoftheexistinghouseholdsinthatallnewunitsmight
notrepresentnetnewhouseholdsdependingontheprogramdesignandnumberofunits
removedrelativetonewunits

SincetheanalysisaddressesnetnewhouseholdsinHaywardandtheimpactsgeneratedby
theirconsumptionexpendituresitquantifiesnetnewdemandsforaffordableunitsto
accommodatenewworkerhouseholdsAssuchtheimpactresultsdonotaddressnorinany
wayincludeexistingdeficienciesinthesupplyofaffordablehousing

GeographicAreaofImpact

TheanalysisquantifiesimpactsoccurringwithinAlamedaCountyWhilethemajorityofimpacts
willoccurwithintheCityofHaywardsinceHaywardisalargecitywithabroadrangeofretail
andserviceoutletshospitalsandotherinstitutionssomeimpactswillbeexperienced
elsewhereinAlamedaCountyandbeyondTheIMPLANmodelcomputesthejobsgenerated
withintheCountyandsortsoutthosethatoccurbeyondthecountyboundariesTheKMAJobs
HousingNexusModelanalyzestheincomestructureofjobsandtheirworkerhouseholds
withoutassumptionsastowheretheworkerhouseholdslive

InsummarytheKMAnexusanalysisquantifiesallthejobsimpactsoccurringwithinAlameda
CountyandrelatedworkershouseholdsJobimpactslikemosttypesofimpactsoccur
irrespectiveofpoliticalboundariesAndlikeothertypesofimpactanalysessuchastraffic
impactsbeyondcityboundariesareexperiencedarerelevantandareimportantSee
Addendumforfurtherdiscussion

Disclaimers

Thisreporthasbeenpreparedusingthebestandmostrecentdataavailableatthetimeofthe
analysisLocaldataandsourceswereusedwhereverpossibleMajorsourcesincludetheUS
CensusBureau20062008AmericanCommunitySurveyCaliforniaEmploymentDevelopment
DepartmentandtheIMPLANmodelWhilewebelieveallsourcesutilizedaresufficientlysound
andaccurateforthepurposesofthisanalysiswecannotguaranteetheiraccuracyKeyser
MarstonAssociatesIncassumesnoliabilityforinformationfromtheseandothersources
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AMARKETRATEUNITSANDGROSSHOUSEHOLDINCOME

AmajorbodyofworkintheoverallworkprogramfortheCityofHaywardentailedidentifying
residentialprojectprototypeunitsandanalyzingtheirfinancialfeasibilityThismaterialis
summarizedingreaterdetailinaseparatedocumentTheprototypeunitsandtheirsales
pricesrentlevelsprovidethestartingpointoftheResidentialNexusAnalysisHousingpricesor
rentlevelsaretranslatedtothehouseholdincomeofthepurchaserorrenterhousehold
HouseholdincomeistheinputtotheIMPLANmodelandthestartingpointinthechainof
linkagesthatconnectsanewmarketrateunittoincrementaldemandforaffordableresidential
units

RecentHousingMarketActivityandPrototypicalUnits

FourforsaleprototypesandtworentalprototypeswereidentifiedTheseprototypesrepresent
bothprojectscurrentlybeingproposedanddevelopedandprojectsthathavepotentialfor
developmentintheforeseeablefuture

ForSaleProjectPrototypes

Theforsaleprototypesareasfollows

Asinglefamilydetachedhomeatanaverageof6unitsperacreTheseunitsmay
averagefourbedroomsinsizewithasquarefootareaofatleast2700squarefeet
Salespriceintodaysmarketforaproductlikethisisestimatedat650000

Asinglefamilydetachedunitthatisatanaveragedensityofabout12unitstotheacre
whichmeanszerolotlineorsmalllotconfigurationTheaveragesizeofthisprototypeis
about1850squarefeetandthreebedroomsSalespricesareestimatedat500000or
270persquarefoot

Atownhomeorotherformofattachedunitatanaveragedensityofapproximately18
unitsperacreTheseunitsarebuiltwoodframewithtwotothreestoriesandan
attachedgarageItisassumedthatthisprototypeaveragesthreebedroomsand1400
squarefeetMarketvaluesfortheseunitsareestimatedatabout385000accordingto
thesurveyorabout275persquarefoot

Acondominiumorstackedflatsconfigurationdevelopedat45unitstotheacreon
averagewithwoodframeconstructionbuiltoverastructuredparkinggarageThis
representsthehighestdensityprototypewhichgenerallyhasthelowestpricedunitsdue
totheirsmallersizeAverageunitsizeistwobedroomsand1200squarefeeton
averageTheestimatedunitvalueis340000orapproximately283persquarefoot
Whilelandpricesandconstructioncostshavedeclinedduetotherecessionthis
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prototypeisstillverydifficulttomakefeasibleatcurrentsalespricesWitharecoveryin
thehousingmarketweexpectthatpriceswillstrengthentothepointthatprojectsofthis
prototypewillagainbecomefeasiblealthoughthetimingisuncertain

Thenexusanalysisfortheforsaleprototypeswillillustratehowtheanalysisresultsareaffected
asthepriceoftheunitincreases

RentalProjectPrototypes

KMAwiththeassistanceofcitystaffidentifiedtwodifferentrentalapartmentprojectprototypes
forthepurposesofidentifyingarangeofapartmentdensitiesThetworentalprojectsdiffer

mainlyinthedensityandparkingsolutionandasaresultthedevelopmentcostandrentlevel
requiredforfeasibilitydifferbetweenthetwo

HaywardlikemuchoftheBayAreahasexperiencedlittledevelopmentofrentalapartmentsin
recentyearsWiththerapidescalationinvaluesforalltypesofownershipunitsfromtheearly
partofthedecadeuntil2007landpricesescalatedaswellApartmentrentsontheotherhand
declinedsignificantlybetween2000andabout2004andwhilerentshaverecoveredsincetheir
2004lowstheyareagainbeingimpactedbythecurrentrecessionAsaresultrentalprojects
havebeenunabletoworkfinanciallyRentlevelswillnotlikelyrisesignificantlyuntilthe
economicrecoveryismoreadvancedanduntiltheregionexperiencesrealjobgrowth

SincetherevisionstotheHaywardInclusionaryHousingOrdinanceareexpectedtobe
applicableforanumberofyearsduringwhichrentalsmaybecomefeasibleagaintheanalysis
isconductedtoanalyzeapossibleimpact

Thetwoprototypesthathavebeenidentifiedareasfollows

Anapartmentbuildinginatwostorywalkupconfigurationbuiltatanaverageof25
unitstotheacreOnaverageunitsaretwobedroomsand1000squarefeetinsizeIn
orderforthisprojecttobefeasiblewehaveestimatedarentlevelof2330permonth
or233persquarefootpermonthalevelthatissubstantiallyhigherthancurrent
marketrentsNonethelessthisrentlevelapproximateswhatisnecessaryforprojectsto
becomefeasiblewithcurrentdevelopmentcosts

Anapartmentbuildingat65unitsperacreinafourstoryoverstructuredparkinggarage
configurationThisprototypeassumesanaverageofoneandahalfbedroomsand900
squarefeetAprojectofthisconfigurationwouldrequireahigherrentlevelyetprobably
inexcessof2520permonthor280persquarefoot

Thehigherpricedrentalisnotanalyzedinthenexusanalysissincethelowerrentprototype
representsthemorelikelyneartermpossibilityandinouropinionthecitysinclusionary

housingrequirementshouldbedesignedaroundthelowerrentunittobeconservative
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Summary

Insummarytheprototypestestedinthenexusanalysisareasfollows

SummaryofPrototypes

AvgUnitSize
AvgNoofBedrooms
AvgRentSalesPrice
AvgRentSalesPricepersf

SFD

2700SF
4BRs

650000
241

SmallLotSFD

1850SF
3BRs

500000
270

Townhome

1400SF
3BRs

385000
275

Condominium

1200SF
2BRs

340000
283

Rental

1000SF
2BRs

2328
233

IncomeofHousingUnitPurchasersorRenter

Thenextstepintheanalysisistodeterminetheincomeofthepurchasingorrentinghouseholds
intheprototypicalunitsThegrosshouseholdincomeofthepurchasersorrentersistheinputto
theIMPLANmodel

ForSaleUnits

Tomakethedeterminationforownershipunitstermsforthepurchaseofresidentialunitsused
intheanalysisareslightlylessfavorablethanwhatcanbeachievedatthecurrenttimesince
currenttermsarenotlikelytoendureTheselectedtermsfortheanalysisare20down
payment30yearfixedratemortgage55interestrateThetablesattheendofthissection
providethedetails

Thesinglefamilydetachedunitsincludeasanexpenseanallowanceformaintenanceand
insuranceTheattachedunitprototypesortownhomesandcondominiumsincludeas
expensesmonthlyhomeownersassociationHOAduesperindustrypracticeaswellas
propertytaxesAkeyassumptionisthathousingcostsrunonaverageatabout35ofgross
incomeInrecentyearslendinginstitutionshavebeenmorewillingtoaccepthigherthan35
foralldebtasashareofincomebutmosthouseholdshaveotherformsofdebtsuchasauto

loansstudentloansandcreditcarddebtLookingaheadmostanalystsseeareturntomore
conservativelendingpracticesthanthoseofthelastfewyears

ApartmentUnits

Thestandardforrelatingannualrenttohouseholdincomeis30 excludingutilitiesWhile
leasingagentsandlandlordsmaypermitrentalpaymentstorepresentaslightlyhighershareof
totalincome30representsanaverageThisisbasedonthatfactthatrentersarealsolikely
tohaveotherdebtandthatmanydonotchoosetospendmorethan30oftheirincomeon
rentsinceunlikeanownershipsituationtheunitisnotviewedasaninvestmentwithvalue
enhancementpotentialTheresultingrelationshipisthatannualhouseholdincomeis33times
annualrent
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Theestimatedgrosshouseholdincomesofthepurchasersorrentersoftheprototypeunitsare
calculatedintablesA1throughA5andsummarizedbelow

HouseholdIncome

SFD SmallLotSFDTownhomeCondominium Rental

GrossHouseholdIncome 134000 103000 80000 72000 93000

Rentalunitsaretypicallyaffordabletohouseholdsatlowerincomelevelthanownershipunits
howeverforthepurposesoftheanalysistherentlevelsareadjustedtoabovethecurrentrental
ratestoreflectfeasibledevelopmenteconomicsTheincomeoftherenterhouseholdishigher
thanthecondominiumandtownhomepurchaserintheprototypesusedforacombinationof
reasonsthedepressedpriceofcondominiumsandtownhomesandthedifferingshareof
incomeforhousingusedforthetwotypesoftenureAscanbeseeninthesupportingtables
purchaserscanaffordaunitcostingmorethan45timestheirannualincomewhilerenters
spendonlyathirdoftheirannualincomeonrent

Thenexusanalysisisconductedon100unitbuildingmodulesforeaseofpresentationandto
avoidawkwardfractionsTablesA6andA7summarizetheconclusionsofthissectionand

calculatethetotalgrosshouseholdincomeforthe100unitbuildingmodulesThisistheinput
intotheIMPLANmodel
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TABLEA1

SINGLEFAMILYDETACHED
SALESPRICETOINCOMERATIO
RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARD

SalesPrice

MortgagePayment
Downpayment20 20 130000
LoanAmount 520000
InterestRate 550

TermofMortgage 30years
AnnualMortgagePayment 35430

OtherCosts

MaintenanceInsurance

PropertyTaxes

TotalAnnualHousingCost

ofIncomeSpentonHsg
AnnualIncomeRequired

SalesPricetoIncomeRatio

241SF2700SF 650000

350permonth
111ofsalesprice

SingleFamilyDetached

4200
7200

46930

35

134000

49

KeyserMarstonAssociatesInc
Sffslwp1414006003Nexusmodel041510xlsA1LargeSFDpricetoincome6172010hgr



TABLEA2

SMALLLOTZEROLOTLINETODUETHYBRIDS

SALESPRICETOINCOMERATIO
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

SalesPrice

OtherCosts
MaintenanceInsurance

PropertyTaxes

SmallSingleFamily

270SF1850SF 500000

MortgagePayment
Downpaymentap20 20 100000
LoanAmourit 400000
InterestRate 550

TermofMortgage 30years

AnnualMortgagePayment 27254

275permonth
111ofsalesprice

3300
5600

TotalAnnualHousingCost 36154

ofIncomeSpentonHsg 35

AnnualIncomeRequired 103000

SalesPricetoIncomeRatio 49
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TABLEA3
TOWNHOME

SALESPRICETOINCOMERATIO
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

SalesPrice

Townhome

275SF1400SF 385000

MortgagePayment
Downpayment20 20 77000
LoanAmount 308000
InterestRate 550

TermofMortgage 30years
AnnualMortgagePayment 20985

OtherCosts
HOADuesMaintenance 225permonth 2700
PropertyTaxes 111ofsalesprice 4300

TotalAnnualHousingCost 27985

ofIncomeSpentonHsg 35

AnnualIncomeRequired 80000

SalesPricetoIncomeRatio 48

KeyserMarstonAssociatesInc
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TABLEA4
CONDOMINIUM
SALESPRICETOINCOMERATIO

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARD

SalesPrice

MortgagePayment
DownpaymentG020
LoanAmount

InterestRate

TermofMortgage
AnnualMortgagePayment

OtherCosts

HOADuesMaintenance

PropertyTaxes

TotalAnnualHousingCost

ofIncomeSpentonHsg
AnnualIncomeRequired

SalesPricetoIncomeRatio

283SF1200SF

250permonth
911ofsalesprice

Condominium

340000

20 68000
272000
550

30years
18533

KeyserMarstonAssociatesInc
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3000
3800

25333

35

72000

47



TABLEA5

RENTALUNIT

ANNUALRENTTOINCOMERATIO

RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

RentalUnit

MarketRent

Monthly 233SF 1000SF 2328
Annual 27936

ofIncomeSpentonRent 30

excludesutilities

AnnualHouseholdIncomeRequired 93000

AnnualRenttoIncomeRatio 33

KeyserMarstonAssociatesInc
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TABLEA6

FORSALEPROTOTYPESSUMMARY

SALESPRICETOINCOMERATIO
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

SingleFamilyDetached

Units 100Units

BuildingSqFtnetsalablearea 2700 1 270000

SalesPrice 650000 241 65000000

SalesPricetoIncomeRatio1 49 49

GrossHouseholdIncome 134001 7243 13400000

SmallLotZeroLotLinetoDuetHybrids

Units 100Units

BuildingSqFtnetsalablearea 1850 1 185000

SalesPrice 600000 270 50000000

SalesPricetoIncomeRatio1 49 49

GrossHouseholdIncome 102999 5568 10300000

Townhome

Units 100Units

BuildingSqFtnetsalablearea 1400 1 140000

SalesPrice 385000 275 38500000
SalesPricetoIncomeRatio1 48 48

GrossHouseholdIncome 80000 4324 8000000

Condominium

Units 100Units

BuildingSqFtnetsalablearea 1200 1 120000

SalesPrice 340000 283 34000000

SalesPricetoIncomeRatio1 47 47

GrossHouseholdIncome 72000 3892 7200000

Notes

SeeTable11

KeyserMarstonAssociatesInc
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TABLEA7
RESIDENTIALHOUSEHOLDSUMMARYRENTAL
RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARD

MarketApartmentPrototype

Units

BuildingSqFtnetrentablearea

Rent

Monthly 2328 233SF 232800
Anhual 27936 2794SF 2793600

RenttoIncomeRatio1 33 33

GrossHouseholdIncome

100Unit

PerUnit PerSqFt BuildingModule

100Units

1000 1 100000

93000 9300000

KeyserMarstonAssociatesInc
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BTHEIMPLANMODEL

Consumerspendingbyresidentsofnewhousingunitswillcreatejobsparticularlyinsectors
suchasrestaurantshealthcareandretailwhicharecloselyconnectedtotheexpendituresof
residentsThewidelyusedeconomicanalysistoolIMPLANIMpactAnalysisforPLANning
wasusedtoquantifythesenewjobsbyindustrysector

IMPLANModelDescription

TheIMPLANmodelisaneconomicanalysissoftwarepackagecommerciallyavailablethrough
theMinnesotaIMPLANGroupIMPLANwasoriginallydevelopedbytheUSForestService
theFederalEmergencyManagementAgencyandtheUSDepartmentoftheInteriorBureauof
LandManagementandhasbeeninusesince1979andrefinedovertimeIthasbecomea
widelyusedtoolforanalyzingeconomicimpactsfromabroadrangeofapplicationsfrommajor
constructionprojectstonaturalresourceprograms

IMPLANisbasedonaninputoutputaccountingofcommodityflowswithinaneconomyfrom
producerstointermediateandfinalconsumersThemodelestablishesamatrixofsupplychain
relationshipsbetweenindustriesandalsobetweenhouseholdsandtheproducersofhousehold
goodsandservicesAssumptionsabouttheportionofinputsorsuppliesforagivenindustry
likelytobemetbylocalsuppliersandtheportionsuppliedfromoutsidetheregionorstudyarea
arederivedinternallywithinthemodelusingdataontheindustrialstructureoftheregion

Theoutputorresultofthemodelisgeneratedbytrackingpurchasesforfinalusefinaldemand
astheyfilterthroughthesupplychainIndustriesthatproducegoodsandservicesforfinal
demandorconsumptionmustpurchaseinputsfromotherproducerswhichinturnpurchase
goodsandservicesThemodeltrackstheserelationshipsthroughtheeconomytothepoint
whereleakagesfromtheregionstopthecycleThisallowstheusertoidentifyhowachangein
demandforoneindustrywillaffectalistofover400otherindustrysectorsTheprojected
responseofaneconomytoachangeinfinaldemandcanbeviewedintermsofeconomic
outputemploymentorincome

Datasetsareavailableforeachcountyandstatesothemodelcanbetailoredtothespecific
economicconditionsoftheregionbeinganalyzedThisanalysisutilizesthedatasetfor
AlamedaCountyAswillbediscussedmuchoftheemploymentimpactisinlocalserving
sectorssuchasretaileatinganddrinkingestablishmentsandmedicalservicesAsignificant
portionofthesejobswillbelocatedinHaywardornearbyInadditiontheemploymentimpacts
willextendthroughouttheCountyandbeyondbasedonwherejobsarelocatedthatserve
HaywardresidentseitherdirectlyindirectlyorinaninducedmannerInfacttheCityof
Haywardispartofthelargerregionaleconomyandimpactswilllikewiseextendthroughoutthe
regionparticularlyintoSantaClaraandSanMateoCountiesHoweverconsistentwiththe
conservativeapproachtakeninquantifyingthenexusonlyemploymentimpactsoccurring

KeyserMarstonAssociatesInc April2010
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withinAlamedaCountyhavebeenincludedForfurtherdiscussionseetheAddendumatthe

endofAppendixIt

ApplicationoftheIMPLANModeltoEstimateJobGrowth

TheIMPLANmodelwasappliedtolinkgrosshouseholdincometohouseholdexpendituresto

jobgrowthoccurringinAlamedaCountyEmploymentgeneratedbythehouseholdincomeof
residentsKMAdesignstheanalysistoexaminemodulesof100residentialunitstofacilitate
communicationoftheresultsandavoidawkwardfractionsTheIMPLANmodelfirstconverts

householdincometodisposableincomebyaccountingforStateandFederalincometaxes
SocialSecurityandMedicareFICAtaxesandpersonalsavingsThemodelthendistributes
spendingamongvarioustypesofgoodsandservicesindustrysectorsbasedondatafromthe
ConsumerExpenditureSurveyandtheBureauofEconomicAnalysisBenchmarkinputoutput
studytoestimateemploymentgenerated

Jobcreationdrivenbyincreaseddemandforproductsandserviceswasprojectedforeachof
theindustriesthatwillservethenewhouseholdsTheemploymentgeneratedbythisnew
householdspendingissummarizedbelow

JobsGeneratedper100Units

GrossHouseholdIncome

TotalJobsGenerated100units

SFD SmallLotSFPTownhomeCondominium Rental

134000 103000 80000 72000 93000
554 426 333 300 387

TableB1providesadetailedsummaryofemploymentgeneratedbyindustryThetableshows
industriessortedbyprojectedemploymentEstimatedemploymentisshownforeachIMPLAN
industrysectorrepresenting1ormoreoftotalemploymentforeithertheownershiporthe
rentalunitsThejobsthataregeneratedwithintheCountyareheavilyretailjobsjobsin
restaurantsandothereatingestablishmentsandinservicesthatareprovidedlocallysuchas
healthcareandrealestate

KeyserMarstonAssociatesInc April2010
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CTHEKMAJOBSHOUSINGNEXUSMODEL

Thissectionpresentsasummaryoftheanalysislinkingtheemploymentgrowthassociatedwith
residentialdevelopmentortheoutputoftheIMPLANmodelseeSectionBtotheestimated
numberoflowerincomehousingunitsrequiredineachofthreeincomecategoriesforeachof
thefiveresidentialprototypeunits

AnalysisApproachandFramework

Theanalysisapproachistoexaminetheemploymentgrowthforindustriesrelatedtoconsumer
spendingbyresidentsinthe100unitmodulesThenthroughaseriesoflinkagestepsthe
numberofemployeesisconvertedtohouseholdsandhousingunitsbyaffordabilitylevelThe
findingsareexpressedintermsofnumbersofaffordablehouseholdsper100marketrateunits

Theanalysisaddressestheaffordableunitdemandassociatedwithrentalcondominium
townhomeandsmallsinglefamilydetachedunitsinAlamedaCountyThetablebelowshows
theAlamedaCountyAreaMedianIncomeAMIaswellastheincomelimitsforthethree
categoriesthatwereevaluated50 80and120ofAMITheincomecategoriesare
consistentwiththoseincludedintheCitysInclusionaryHousingOrdinance

2009IncomeLimits

HouseholdSizePersons
1 2 3 4 5 6

50ofAMI 31250 35700 40200 44650 48200 51800

80ofAMI 46350 53000 59600 66250 71550 76850
AreaMedianIncome 62500 71450 80350 89300 96450103600

120ofAMI 75000 85700 96450107150115700124300

TheanalysisisconductedusingamodelthatKMAdevelopedandhasappliedtosimilar
evaluationsinmanyotherjurisdictionsThemodelinputsarealllocaldatatotheextent
possibleandarefullydocumentedinthefollowingdescription

AnalysisSteps

TablesC1andC2attheendofthissectionpresentasummaryofthenexusanalysisstepsfor
theprototypeunitsFollowingisadescriptionofeachstepoftheanalysis

Step1EstimateofTotalNewEmployees

TableC1commenceswiththetotalnumberofemployeesassociatedwiththenewmarketrate
unitsTheemployeeswereestimatedbasedonhouseholdexpendituresofnewresidentsusing
theIMPLANmodelseeSectionBOnehundredmarketrateunitsareassociatedwith387

KeyserMarstonAssociatesInc AprIl2010
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newjobsinthecaseofapartments300jobsforcondominiums333jobsfortownhomes426
forsmallsinglefamilyand554jobsforthesinglefamilyprototype

Step2AdjustmentfromEmployeestoEmployeeHouseholds

ThisstepTableC1convertsthenumberofemployeestothenumberofemployee
householdsrecognizingthatthereisonaveragemorethanoneworkerperhouseholdand
thusthenumberofhousingunitsindemandfornewworkersisreducedTheworkersper
workerhouseholdratioeliminatesfromtheequationallnonworkinghouseholdssuchadretired
personsstudentsandthoseonpublicassistanceTheCountyaverageof157workersper
workerhouseholdfromtheUSCensusBureau20062008AmericanCommunitySurveyis
usedforthisstepintheanalysisThenumberofjobsisdividedby157todeterminethe
numberofworkerhouseholdsAverageworkersrelatedtoallhouseholdsisalowerratio
becauseallhouseholdsarecountedinthedenominatornotjustworkerhouseholdsusing
averageworkerspertotalhouseholdsproducesgreaterdemandforhousingunitsThe157
ratiocoversallworkersfullandparttime

Step3OccupationalDistributionofEmployees

TheoccupationalbreakdownofemployeesisthefirststeptoarriveatincomelevelTheoutput
fromtheIMPLANmodelprovidesthenumberofemployeesbyindustrysectorTheIMPLAN
outputispairedwithdatafromtheDepartmentofLaborBureauofLaborStatisticsMay2008
OccupationalEmploymentSurveyOEStoestimatetheoccupationalcompositionof
employeesforeachindustrysector

PairingofOESandIMPLANdatawasaccomplishedbymatchingIMPLANindustrysector
codeswiththefourdigitNorthAmericanIndustryClassificationSystemCodeNAILSusedin
theOESEachIMPLANindustrysectorisassociatedwithoneormoreNAICScodeswith
matchingNAICScodesrangingfromtwotofivedigitsEmploymentforIMPLANsectorswith
multiplematchingNAICScodeswasdistributedamongthematchingcodesbasedonthe
distributionofemploymentamongthoseindustriesatthenationallevelEmploymentfor
IMPLANsectorswherematchingNAICScodeswereonlyatthetwoorthreedigitlevelofdetail
wasdistributedusingasimilarapproachamongallofthecorrespondingfourdigitNAICScodes
fallingunderthebroadertwoorthreedigitcategories

NationallevelemploymenttotalsforeachindustrywithintheOESwereproratedtomatchthe
employmentdistributionprojectedusingtheIMPLANmodelOccupationalcompositionwithin
eachindustrywasheldconstantTheresultistheestimatedoccupationalmixofemployees
TablesC3andC4presentasummaryoftheresultsforsinglefamilyhouseholdsandattached
ownershiporrenterhouseholdsrespectively

KeyserMarstonAssociatesInc April2010
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AsshownonTableC1newjobswillbedistributedacrossavarietyofoccupationalcategories
Thethreelargestoccupationalcategoriesareofficeandadministrativesupport18 sales

17 andfoodpreparationandserving11 Step3ofTableC1indicatesboththe

percentageoftotalemployeehouseholdsandthenumberofemployeehouseholdsby
occupationassociatedwith100unitmarketrateunits

Step4EstimatesofEmployeeHouseholdsMeetingtheLowerIncomeDefinitions

InthisstepoccupationistranslatedtoincomebasedonrecentAlamedaCountywageand
salaryinformationfromtheCaliforniaEmploymentDevelopmentDepartmentThewageand
salaryinformationsummarizedinTablesC5singlefamilyhouseholdsandC6attached
ownershipandrenterhouseholdsprovidedtheincomeinputstothemodelThisstepinthe
analysiscalculatesthenumberofemployeehouseholdsthatfallintoeachincomecategoryfor
eachhouseholdsize

Individualemployeeincomedatawasusedtocalculatethenumberofhouseholdsthatfallinto
theincomecategoriesbyassumingthatmultipleearnerhouseholdsareonaverageformedof
individualswithsimilarincomesEmployeehouseholdsnotfallingintooneofthemajor
occupationcategoriesperTablesC3andC4areassumedtohavethesameincome
distributionasthemajoroccupationcategories

Step5EstimateofHouseholdSizeDistribution

Inthisstephouseholdsizedistributionwasinputintothemodelinordertoestimatetheincome
andhouseholdsizecombinationsthatmeettheincomedefinitionsforAlamedaCountyThe

householdsizedistributionutilizedintheanalysisisthatofworkerhouseholdsinAlameda
CountyderivedusingAmericanCommunitySurveyACSdataThemodelemploysa
distributionofthenumberofworkersperhouseholdbyhouseholdsizeForexamplefour
personworkerhouseholdscanhaveonetwothreeorfourworkersinthehouseholdThe
modelusesACSdatatodevelopadistributionofthenumberoftheworkersperworker

householdbyhouseholdsize

Step6EstimateofHouseholdsthatMeetSizeandIncomeCriteria

ForthisstepKMAbuiltacrossmatrixofhouseholdsizeandincometoestablishprobability
factorsforthetwocriteriaincombinationForeachoccupationalgroupaprobabilityfactorwas
calculatedforeachincomelevelandhouseholdsizenumberofworkerscombinationand

multipliedbythenumberofhouseholdsTableC2showstheresultaftercompletingSteps45
and6Thecalculatednumberofhouseholdsthatmeetsizeandincomecriteriashownarefor

theunder50ofAMIcategorygeneratedby100marketrateprototypeunitsThemethodology
wasrepeatedforeachincometierresultinginatotalcountofworkerhouseholdsper100units

KeyserMarstonAssociatesInc
Srfs1wp1414008003001002doc

April2010
Page28



SummaryFindings

TableC7indicatestheresultsoftheanalysisfortheresidentialprototypeunitsinthethree
lowerincomecategoriesThetablepresentsthenumberofhouseholdsgeneratedineach
affordabilitycategoryandthetotalnumberover120ofAreaMedianIncome

AccordingtoTableC7approximately80ofnewworkerhouseholdsgeneratedbythe
expendituresofnewresidentshaveincomesbelow120ofAMIwithmostofthese
householdsearninglessthan80ofAMIThefindingthatthejobsassociatedwithconsumer
spendingtendtobelowpayingjobswheretheworkerswillrequirehousingaffordableatthe
lowerincomelevelsisnotsurprisingAsnotedabovedirectconsumerspendingresultsin

employmentthatisconcentratedinlowerpaidoccupationsincludingfoodpreparation
administrativeandretailsales

ThefindingsinTableC7arepresentedbelowThetableshowsthetotaldemandforaffordable
housingunitsassociatedwith100marketrateunits

NewWorkerHouseholdsbyIncomeLevelper100MarketRateUnits

Under50AMI

50to80AMI

80to120AMI

TotalLessthan120AMI
Greaterthan120AMI

TotalNewHouseholds

KeyserMarstonAssociatesInc
Sffs1wp14140061003001002doc

SFD SmallLotSFD Townhome Condominium Rental

130 100 78 70 90

83 64 50 45 58

75 57 45 40 52

288 221 172 155 200

64 49 40 36 46

352 271 212 190 246

ComparisonofAnalysisResultstoInclusionaryProgram

Theanalysisfindingsidentifyhowmanylowerincomehouseholdsaregeneratedforevery100
marketrateunitsThesefindingsareadjustedtopercentagesforpurposesofcomparisonto
inclusionaryrequirementsThepercentagesarecalculatedincludingbothmarketrateand
affordableunitsforexample25affordableunitsper100marketrateunitstranslatestoa
projectof125units25affordableunitsoutof125unitsequals20

TheinsettablebelowpresentstheresultsoftheanalysisdrawnfromTableC8Eachtieris
cumulativeinclusiveofthetiersaboveit

CumulativeInclusionaryPercentageSupportedbyNexusAnalysis
SFD SmallLotSFD Townhome Condominium Rental

VeryLowIncome
LowIncome

Moderate

115

176

223

72

113

147

65

103

134

83

129

na
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Thefindingsoftheanalysiswithrespecttoforsaleunitsarepresentedforthefourprototypes
ThesinglefamilydetachedunitresultsinTotalImpactsof223upthroughModerateIncome
120AMIThesmallsinglefamilyresultsinTotalImpactsof181upthroughModerate
IncomeThenexusanalysissupportsanInclusionaryProgramfortownhorrteunitsofupto
147 andforcondominiumunitsupto134Theconclusionisthereforethatthecurrent
InclusionaryHousingOrdinanceat15upthroughModerateIncomeissupportedforthesingle
familyunitsbutnotfortheattachedownershipprototypes

Theconclusionfortherentalprototypehastotalimpactsgeneratedbynewresidentsthatare
cumulatively129upthoughLowIncome80AMIThecurrentinclusionaryprogramfor
rentalsrequiresthatmarketrateprojectssetaside15oftheunitsforverylowincomeandlow
incomehouseholdswith75verylowand75lowThenexusanalysissupportsatotalof
129ofunitssetasideforverylowandlowTheconclusionsthereforedonotsupportthe
Cityscurrenthousinginclusionaryprogramforrentalprojects

Conclusion

Forownershipunitstheanalysishasdemonstratedthatthepercentagerequirementsembodied
inthecurrentCityofHaywardInclusionaryHousingOrdinancearenotsupportedforallofthe
ownershipprototypesThepercentagerequirementsaresupportedforthesinglefamily
detachedprototypesbutnotfortheattachedunitsForrentalunitstheCityscurrentprogram
shouldberevisedtoreflecttheconclusionsofthenexusanalysisandforconsistencywiththe

PalmerrulingregardingonsiterentalunitsMorediscussionoftheseconclusionscanbefound
intheSummaryandRecommendationsreport
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TABLEC1
NETNEWHOUSEHOLDSANDOCCUPATIONDISTRIBUTION

EMPLOYEEHOUSEHOLDSGENERATED

RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

Step1EmployeesI 55

Step2AdjustmentforNumberofHouseholds157 352

Step3OccupationDistribution2

KeyserMarstonAssociatesInc
hSffs11wp1141140061003Wexusmode1041510xlsC1HHOcupations811712010hgr

SingleFamilyDetached SmallLotSingle
FamilyDetached TownhomeCondominium Rentals

43

271

33

212

30

190

39

248

ManagementOccupations 41 41 42 42 42

BusinessandFinancialOperations 35 35 36 36 36

ComputerandMathematical 13 13 13 13 13

ArchitectureandEngineering 04 04 04 04 04

LifePhysicalandSocialScience 04 04 04 04 04

CommunityandSocialServices 17 17h 16 16 18

Legal 06 06 06 06 06

EducationTrainingandLibrary 35 36 29 29 29

ArtsDesignEntertainmentSportsandMedia 15 15 14 14 14

HealthcarePractitionersandTechnical 68 68 71 71 71

HealthcareSupport 38 38 37 37 37

ProtectiveService 11 11 11 11 11

FoodPreparationandServingRelated 111 111 115 116 115

BuildingandGroundsCleaningandMaint 82 62 52 62 62

PersonalCareandService 39 39 37 37 37

SalesandRelated 166 166 168 165 166

OfficeandAdministrativeSupport 175 176 181 181 181

FarmingFishingandForestry 01 01 01 01 01

ConstructionandExtraction 10 10 10 10 10

InstallationMaintenanceandRepair 43 43 45 46 4594

Production 21 21 21 21 21

TransportationandMaterialMoving 58 58 59 59 59

OtherNotIdentified L7 MI L7R 27 214
Totals 100 100 100 100 10094

ManagementOccupations 14 11 09 08 10

BusinessandFinancialOperations 12 10 08 07 09

ComputerandMathematical 05 03 03 03 0
ArchitectureandEngineering 01 01 01 01 01

LifePhysicalandSocialScience 02 01 01 01 01

CommunityendSocialServices 06 04 03 03 04

Legal 02 02 01 01 01

EducationTrainingandLibrary 12 09 06 06 07

ArtsDesignEntertainmentSportsandMedia 06 04 03 03 04

HealthcarePractitionersandTechnical 24 19 15 14 18

HealthcareSupport 13 10 08 07 09

ProtectiveService 04 03 02 02 03

FoodPreparationandServingRelated 39 30 24 22 28

BuildingandGroundsCleaningandMaint 22 17 11 10 13
PersonalCareandService 14 10 08 07 09

SalesandRelated 59 46 36 32 41

OfficeandAdministrativeSupport 62 47 38 36 46

FarmingFishingandForestry 00 00 00 00 00

ConstructionandExtraction 04 03 02 02 03

InstallationMaintenanceandRepair 15 12 10 09 11

Production 07 06 04 04 06

TransportationandMaterialMoving 20 16 12 11 14

OtherNotIdentified 09 02 98 10 9
Totals 362 271 212 180 246

Notes
Estimatedemploymentgeneratedbyhouseholdexpenditureswithin100prototypicalmarketrateuniteEmploymentestimatesarebasedontheIMPLANGroupseconomicmodel
IMPLANforAlamedaCountyEstimatesvarybyhouseholdincomelevelForthisanalysisthesinglefunnyunitsareintheIMPLANIncomecategory100000to160000whilethe
restoftheprototypesareInthe76000100000categoryExpenditurespatternsandthemforeoccupationdistributionvariesbyincomecategory

SeeTableC3andC4foradditionalinformationfromwhichMapercentagedistributionsweredelved



Single SmallLot

Family SingleFamily
Detached Detached TownhomeCondominium Rentals

TABLEC2

VERYLOWINCOMEEMPLOYEEHOUSEHOLDSGENERATED
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

Management
BusinessandFinancialOperations
ComputerandMathematical
ArchitectureandEngineering

Per100MarketRateRentalUnits

Step456VeryLowIncomeHouseholdsunder60AMIwithinMajorOccupyIonCategories

004
001

003 003

001

003 004

001 001 001

LifePhysicalandSocialScience
CommunityandSocialServices
Legal
EducationTrainingandLibrary 029 023 019 017 022

ArtsDesignEntertainmentSportsMedia
HealthcarePractitionersandTechnical 000 000 000 000 000

HealthcareSupport 055 042 032 029 037

ProtectiveService

FoodPreparationandServingRelated 277 213 172 155 200

BuildingGroundsandMaintenance 100 077 060 045 058

PersonalCareandService 076 069 044 040 052
SalesandRelated 326 250 194 175 226

OfficeandAdmin 157 121 097 087 112

FarmFishingandForestry
ConstructionandExtraction
InstallationMaintenanceandRepair 016 012 010 009 012

Production

TransportatlonandMaterialMoving 090 069 055 049 064

TotalVeryLowIncomeHouseholdsMajorOccupations 1132 870 677 609 787

VeryLowIncomeHouseholdsallotheroccupations 167

TotalVeryLowIncomeHouseholds 1298 998 777 699 903

1Includeshouseholdsearningfromzerothrough50ofAlamedaCountyAreaMedianIncome

2SeeAppendixTablesC3andC4foradditionalInformationonMajorOccupationCategorles
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TABLEC3

2008NATIONALHOUSEHOLDSEARNING100150000RESIDENTSERVICESWORKER
DISTRIBUTIONBYOCCUPATION

EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

MajorOccupations25ormore

Managementoccupations

Businessandfinancialoperationsoccupations

Educationtrainingandlibraryoccupations

Healthcarepractitionersandtechnicaloccupations

Healthcaresupportoccupations

Foodpreparationandservingrelatedoccupations

Buildingandgroundscleaningandmaintenanceoccupations

Personalcareandserviceoccupations

Salesandrelatedoccupations

Officeandadministrativesupportoccupations

Installationmaintenanceandrepairoccupations

Transportationandmaterialmovingoccupations

AllOtherHouseholdsEarning100150000ResidentServicesF

INDUSTRYTOTAL

1DistributionofemploymentbyindustryispertheIMPLANmodelandthedistributionofoccupationalemploymentwithinthoseindustries
IsbasedontheBureauofLaborStatisticsOccupationalEmploymentSurvey

SourceBureauofLaborStatisticsMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
FilenameSffs1wp74114000003100150KxisC3MajorOccupationsMatrix412312010dd

2008National

HouseholdeEarning100
150000Resident

Services

OccupationDistribution1

41

35

35

68

38

111

62

a9

166

175

43

58

128

1000



TABLECwt

2008NATIONALHOUSEHOLDSEARNING76100000RESIDENTSERVICESWORKER
DISTRIBUTIONBYOCCUPATION

EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY
RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

MajorOccupations25ormore

Managementoccupations

Businessandfinancialoperationsoccupations

Educationtrainingandlibraryoccupations

Healthcarepractitionersandtechnicaloccupations

Healthcaresupportoccupations

Foodpreparationandservingrelatedoccupations

Buildingandgroundscleaningandmaintenanceoccupations

Personalcareandserviceoccupations

Salesandrelatedoccupations

Officeandadministrativesupportoccupations

Installationmaintenanceandrepairoccupations

Transportationandmaterialmovingoccupations

AllOtherHouseholdsEarning75100000ResidentServicesRI

INDUSTRYTOTAL

IDistributionofemploymentbyIndustryIspertheIMPLANmodelandthedistributionofoccupationalemploymentwithinthoseIndustries
isbasedontheBureauofLaborStatisticsOccupationalEmploymentSurvey

SourceBureauofLaborStatisticsMinnesotaIMPLANGroup

PreparedbyKeyserMarstonAssociatesInc
FilenameSffs1wp1414000100375100KxlsC4MajorOccupationsMatrix42312010dd

2008National

HouseholdsEarning75
100000Resident

Services

OccupationDistribution1

42

36

Z9

71

37

115

52

37

166

181

45

59

129

1000



TABLEC6

AVERAGEANNUALCOMPENSATION2009
HOUSEHOLDSEARNING100160000RESIDENTSERVICESWORKEROCCUPATIONS

EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupations

ofTotalofTotal

2009Avg Occupation Workers

Compensation1 Group2

Pagelof3
Managementoccupations

Chiefexeoutivea 194200 43 02

Generalandoperationsmanagers 3127600 308 13

Salesmanagers 3122700 58 02

Financialmanagers 130100 79 03

Foodservicemanagers 51700 45 02

Medicalandhealthservicesmanagers 108000 67 02

Propertyrealestateandcommunityassociationmanagers 58100 107 04

AllotherManagementOccupationsAvgAllCategories 3118000 4 1212

WeightedMeanAnnualWage 31166 9000 41

Businessandfinancialoperationsoccupations

Claimsadjustersexaminersandinvestigators 67400 75 03

Traininganddevelopmentspecialists 70400 41 01

Humanresourcestrainingandlaborrelationsspecialistsallother 375900 43 02

Managementanalysts 389700 60 02

Businessoperationsspecialistsallother 78600 160 06

Accountantsandauditors 75700 180 06

Financialanalysts 104300 51 02

Personalfinancialadvisors 375400 44 02

Loanofficers 72300 65 02

AllOtherBusinessandfinancialoperationsoccupationsAvgAllCategories 78100 281 10

WeightedMeanAnnualWage 378100 1000 36

Educationtrainingandlibraryoccupations

Vocationaleducationteacherspostsecondary 65400 46 02

Preschoolteachersexceptspecialeducation 33500 149 05

Elementaryschoolteachersexceptspecialeducation 363000 99 03

Middleschoolteachersexceptspecialandvocationaleducation 369900 41 01

Secondaryschoolteachersexceptspecialandvocationaleducation 63900 69 02

Selfenrichmenteducationleachers 343600 89 03

Teachersandinstructorsallother 49100 90 03

Teacherassistants 331300 159 06

AllOtherEducationtrainingandlibraryoccupationsAvgAllCategories 46300 257 09

WeightedMeanAnnualWage 46300 1000 36

Healthcarepractitionersandtechnicaloccupations

Physiciansandsurgeonsallother 180400 41 03

Registerednurses 98000 319 22

Licensedpracticalandlicensedvocationalnurses 58100 96 08

AllOtherHealthcarepractitionersandtechnicaloccupationsAvgAllCategories 397100 5464 37

WeightedMeanAnnualWage 07100 1000 68

SourcesUSBureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepartmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
FilenameSffs1wp114140060031100150KxisC5Compensation4232010dd



TABLEC5

AVERAGEANNUALCOMPENSATION2009
HOUSEHOLDSEARNING100160000RESIDENTSERVICESWORKEROCCUPATIONS
EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupation

Page2of3

Healthcaresupportoccupations

ofTotalofTotal

2009Avg Occupation Workers

Compensation Group

Homehealthaides 23700 220 08

Nursingaidesorderliesandattendants 31300 330 12

Dentalassistants 541100 106 04

Medicalassistants 535800 160 06

Healthcaresupportworkersallother 38900 47 02

AllOtherHealthcaresupportoccupationsAvgAllCategories 31800 138 05

WeightedMeanAnnualWage 31800 1000 38

Foodpreparationandservingrelatedoccupations
Firstlinesupervisorsmanagersoffoodpreparationandservingworkers 30600 69 08

Cooksfastfood 19600 52 06

Cooksrestaurant 25900 79 09

Foodpreparationworkers 522600 77 09

Bartenders 521400 47 05

CombinedfoodpreparationandservingworkersIncludingfastfood 520600 242 27

Counterattendantscafeteriafoodconcessionandcoffeeshop 20400 46 05

Waltersandwaitresses 520700 209 23

Dishwashers 19800 45 05

AllOtherFoodpreparationandservingrelatedoccupationsAvgAllCategories 22000 j34y 16

WeightedMeanAnnualWage 22000 1000 111

Buildingandgroundscleaningandmaintenanceoccupations
Janitorsandcleanersexceptmaidsandhousekeepingcleaners 529400 496 31

Maidsandhousekeepingcleaners 25900 108 07

Landscapingandgroundskeepingworkers 532300 271 17

AllOtherBuildingandgroundscleaningandmaintenanceoccupationsAvgAllCah 529900 124 M

WeightedMeanAnnualWage 29900 1000 62

Personalcareandserviceoccupations
Nonfarmanimalcaretakers 26000 48 02

Usherslobbyattendantsandtickettakers 522500 61 02

Amusementandrecreationattendants 20900 59 02

Hairdressershairstylistsandcosmetologists 527900 170 07

Childcareworkers 24600 163 06

Personalandhomecareaides 25000 178 07

Fitnesstrainersandaerobicsinstructors 541800 62 02

Recreationworkers 27800 68 02

AllOtherPersonalrareandserviceoccupationsAvgAllCategories 526700 211 08

WeightedMeanAnnualWage 526700 1000 39

SourcesUSaureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepartmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
FilenameSffsitwp1414005003100150KxlsC5Compensation4232010dd



TABLEC6

AVERAGEANNUALCOMPENSATION2009

HOUSEHOLDSEARNING100160000RESIDENTSERVICESWORKEROCCUPATIONS

EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY
RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupation

Page3of3

Salesandrelatedoccupations

ofTotal ofTotal

2008Avg Occupation Workers

Compensation Group

FirstIlnesupervisorsmanagersofretailsalesworkers 341300 88 15

Cashiers 24500 259 43

Retailsalespersons 27100 378 63

Salesrepresentativeswholesaleandmanufacturingexcepttechnicalandscientific 88700 68 10

AllOtherSalesandrelatedoccupationsAvgAllCategories 27000 217 36

WeightedMeanAnnualWage 30100 1000 166

Officeandadministrativesupportoccupations

Firstlinesupervisorsmanagersofofficeandadministrativesupportworkers 358800 58 10

Bookkeepingaccountingandauditingclerks 42300 80 14

Customerservicerepresentatives 40000 98 17

Receptionistsandinformationclerks 32600 87 12

Stockclerksandorderfillers 328000 111 20

Executivesecretariesandadministrativeassistants 349900 80 11

Secretariesexceptlegalmedicalandexecutive 41200 81 14

Officeclerksgeneral 36100 126 22

AllOtherOfficeandadministrativesupportoccupationsAvgAllCategories 339500 992

WeightedMeanAnnualWage 39500 1000 176

Installationmaintenanceandrepairoccupations
FirstlinesupervisorsmanagersofmechanicsInstallersandrepairers 74800 76 03

Automotivebodyandrelatedrepairers 352400 63 02

Automotiveservicetechniciansandmechanics 51400 194 08

Maintenanceandrepairworkersgeneral 45800 302 13

AllOtherInstallationmaintenanceandrepairoccupationsAvgAllCategories 61600 376 104

WeightedMeanAnnualWage 51600 1000 43

Transportationandmaterialmovingoccupations
Driversalesworkers 26700 74 04

Truckdriversheavyandtractortrailer 43000 136 08

Truckdriverslightordeliveryservices 33600 131 08

Industrialtruckandtractoroperators 39300 46 03

Cleanersofvehiclesandequipment 323100 88 04

Laborersandfreightstockandmaterialmovershand 28700 234 14

Packersandpackagershand 21600 84 06

AllOtherTransportationandmaterialmovingoccupationsAvgAllCategories 31200 2284 13

WeightedMeanAnnualWage 31200 1000 66

872

1ThemethodologyutilizedbytheCaliforniaEmploymentDevelopmentDepartmentEDDassumesthathourlypaidemployeesareemployedfulllimeAnnual
compensationIscalculatedbyEDDbymultiplyinghourlywagesby40hoursperworkweekby52weeks

2Occupationpercentagesarebasedonthe2008NationalIndustrySpecificOccupationalEmploymentsurveycompiledbytheBureauofLaborStatistics
Wagesarebasedonthe2008OccupationalEmploymentSurveydataforOaklandFremontHaywardCalifornlaupdatedbytheCaliforniaEmployment
DevelopmentDepartmentto2009wagelevels

JIncludingoccupationsrepresenting4ormoreofthemajoroccupationgroup

SourcesUSBureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepartmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
FilenameSff511wp141140081003100160KrevxlsC5Compensation4232010dd



TABLE04

AVERAGEANNUALCOMPENSATION2009
HOUSEHOLDSEARNING76100000RESIDENTSERVICESWORKEROCCUPATIONS
EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupation3

2009Avg

Compensation
ofTotal ofTotal

Occupation Workers

Group2

Page1of3

Managementoccupations
Chiefexecutives 194200 42 02

Generalandoperationsmanagers 127600 300 13

Salesmanagers 122700 67 02

Financialmanagers 130100 81 03

Foodservicemanagers 51700 46 02

Medicalandhealthservicesmanagers 108900 66 02

Properlyrealestateandcommunityassociationmanagers 58100 129 05

AllotherManagementOccupationsAvgAllCategories 118000 213Q 72

WeightedMeanAnnualWage 114100 1000 42

Businessandfinancialoperationsoccupations

Claimsadjustersexaminersandinvestigators 67400 70 03

Humanresourcestrainingandlaborrelationsspecialistsallother 76900 42 02

Managementanalysts 89700 59 02

Businessoperationsspecialistsallother 78600 158 06

Accountantsandauditors 75700 184 07

Financialanalysts 104300 54 02

Personalfinancialadvisors 75400 48 02

Loanofficers 72300 66 02

AllOtherBusinessandfinancialoperationsoccupationsAvgAllCategories 78700 318 12

WeightedMeanAnnualWage 78700 1000 38

Educationtrainingandlibraryoccupations
Vocationaleducationteacherspostsecondary 65400 47 01

Preschoolteachersexceptspecialeducation 33600 168 05

Elementaryschoolteachersexceptspecialeducation 83000 87 03

Secondaryschoolteachersexceptspecialandvocationaleducation 863900 60 02

Selfenrichmenteducationteachers 43600 96 03

Teachersandinstructorsallother 49100 91 03

Teacherassistants 31300 161 06

AllOtherEducationtrainingandlibraryoccupationsAvgAllCategories 844700 2929108

WeightedMeanAnnualWage 44700 1000 22

Healthcarepractitionersandtechnicaloccupations

Physiciansandsurgeonsallother 180400 43 03

Registerednurses 98000 314 22

Licensedpracticalandlicensedvocationalnurses 58100 87 06

AllOtherHealthcarepractitionersandtechnicaloccupationsAvgAllCategories 91200 555 44

WeightedMeanAnnualWage 08200 1000 71

SourcesUSBureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepartmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
FilenameSldsiwp141400600376100Kxis06Compensation4232010hr



TABLEC6
AVERAGEANNUALCOMPENSATION2009

HOUSEHOLDSEARNING76100000RESIDENTSERVICESWORKEROCCUPATIONS
EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupation3

2009Avg ofTotal ofTotal

Compensation Occupation Workers

Group

Page2of3
Healthcaresupportoccupations

Homehealthaides 23700 206 08

Nursingaidesorderliesandattendants 31300 293 11

Dentalassistants 41100 123 05

Medicalassistants 35800 183 07

Healthcaresupportworkersallother 38900 50 02

AllOtherHealthcaresupportoccupationsAvgAllCategories 3220Q 145 05

WeightedMeanAnnualWage 32200 1000 37

Foodpreparationandservingrelatedoccupations
Firstlinesupervisorsmanagersoffoodpreparationandservingworkers 30600 89 08

Cooksfastfood 19600 53 06

Cooksrestaurant 125900 80 09

Foodpreparationworkers 22600 74 09

Bartenders 21400 47 06

Combinedfoodpreparationandservingworkersincludingfastfood 20800 243 28

Counterattendantscafeteriafoodconcessionandcoffeeshop 20400 46 05

Waltersandwaitresses 20700 212 24

Dishwashers 19800 46 05

AllOtherFoodpreparationandservingrelatedoccupationsAvgAllCategories 22000 131y 15

WeightedMeanAnnualWage 22000 1000 116

Buildingandgroundscleaningandmaintenanceoccupations

Janitorsandcleanersexceptmaidsandhousekeepingcleaners 29400 498 26

Maidsandhousekeepingcleaners 26900 119 08

Landscapingandgroundskeepingworkers 32300 265 14

AllOtherBuildingandgroundscleaningandmaintenanceoccupationsAvgAllCa 29800 118 12

WeightedMeanAnnualWage 29800 1000 62

Personalcareandserviceoccupations

Nonfarmanimalcaretakers 28000 48 02

Usherslobbyattendantsandtickettakers 22500 53 02

Amusementandrecreationattendants 20900 60 02

Hairdressershairstylistsandcosnietcloglsts 27900 171 06

Childcareworkers 24800 154 06

Personalandhomecareaides 25000 184 07

FitnesstrainersandaerobicsInstructors 41800 60 02

Recreationworkers 27800 56 02

AllOtherPersonalcareandserviceoccupationsAvgAllCategories 28600 214

WeightedMeanAnnualWage 28600 1000 37

SourcesUSBureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepanmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
Filename3ffs1wp1414006100376100KxlsC6Compensation4232010hr



TABLEC6

AVERAGEANNUALCOMPENSATION2009

HOUSEHOLDSEARNING76100000RESIDENTSERVICESWORKEROCCUPATIONS

EMPLOYMENTIMPACTSWITHINALAMEDACOUNTY
RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARDCA

Occupationa

2009Avg

Compensation1
ofTotal ofTotal

Occupation Workers

Group2

Page3of3
Salesandrelatedoccupations

Firstlinesupervisorsmanagersofretailsalesworkers 541300 85 14

Cashiers 24500 253 42

Retailsalespersons 27100 367 61

Salesrepresentativeswholesaleandmanufacturingexcepttechnicalandscientific 566700 62 10

AllOtherSalesandrelatedoccupationsAvgAllCategories 527900 233 39

WeightedMeanAnnualWage 30300 1000 166

Officeandadministrativesupportoccupations

Firstlinesupervisorsmanagersofofficeandadministrativesupportworkers 68800 57 10

Bookkeepingaccountingandauditingclerks 542300 80 14

Customerservicerepresentatives 40600 96 17

Receptionistsandinformationclerks 32600 69 13

Stockclerksandorderfillers 28000 105 19

Executivesecretariesandadministrativeassistants 49900 61 11

Secretariesexceptlegalmedicalandexecutive 41200 80 16

Officeclerksgeneral 36100 126 23

AllOtherOfficeandadministrativesupportoccupationsAvgAllCategories 39600 325 59

WeightedMeanAnnualWage 39600 1000 181

Installationmaintenanceandrepairoccupations
FirstIlnesupervisorsmanagersofmechanicsInstallersandrepairers 74800 76 03

Automotivebodyandrelatedrepairers 52400 5155 02

Automotiveservicetechniciansandmechanics 61400 183 08

Maintenanceandrepairworkersgeneral 46800 326 15

AllOtherInstallationmaintenanceandrepairoccupationsAvgAllCategories 51400 366 172A

WeightedMeanAnnualWage 61400 1000 46

Transportationandmaterialmovingoccupations
Driversalesworkers 26700 74 04

Truckdriversheavyandtractortrailer 543000 140 08

Truckdriverslightordeliveryservices 33800 130 08

Industrialtruckandtractoroperators 539300 46 03

Cleanersofvehiclesandequipment 23100 67 04

Laborersandfreightstockandmaterialmovershand 526700 236 14

Packersandpackagershand 521600 82 06

AllOtherTransportationandmaterialmovingoccupationsAvgAllCategories 531300 225 13

WeightedMeanAnnualWage 31300 1000 69

871

1ThemethodologyutilizedbytheCaliforniaEmploymentDevelopmentDepadmentEDDassumesthathourlypaidemployeesareemployedfulllImeAnnual
compensationIscalculatedbyEDDbymultiplyinghourlywagesby40hoursperworkweekby62weeks

2Occupationpercentagesarebasedonthe2008NationalIndustrySpecificOccupationalEmploymentsurveycompliedbytheBureauofLaborStatistics
WagesarebasedonIle2008OccupationalEmploymentSurveydataforOaklandFremontHaywardCaliforniaupdatedbytheCaliforniaEmployment
DevelopmentDepartmentto2009wagelevels

3Includingoccupationsrepresenting4ormoreofthemajoroccupationgroup

SourcesUSBureauofLaborStatisticsCaliforniaEmploymentDevelopmentDepartmentMinnesotaIMPLANGroup
PreparedbyKeyserMarstonAssociatesInc
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Single SmallLot

Family SingleFamily
Detached Detached TownhomeCondominium Rentals

TABLEC7

IMPACTANALYSISSUMMARY
EMPLOYEEHOUSEHOLDSGENERATED

RESIDENTIALNEXUSANALYSIS

CITYOFHAYWARD

RESIDENTIALUNITDEMANDIMPACTS
PER100MARKETRATEUNITS

KeyserMarstonAssociatesInc
Sffs1wp14140001003Nexusmodel041510x1sC7Households8172010hgr

NumberofNewHouseholds

Under50AreaMedianIncome 130

50to80AreaMedianIncome 83 64

807to120AreaMedianIncome 75 57 45 40 52

Subtotalthrough120ofSFMedian 288 221 172 155 200

Over120ofAreaMedianIncome 64 49 40 36 46

TotalEmployeeHouseholds 352 271 212 190 246

100 78

60

70

46

90

58
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DMITIGATIONCOSTS

Thissectiontakestheconclusionsoftheprevioussectiononthenumberofhouseholdsinthe
lowerIncomecategoriesassociatedwiththemarketrateunitsandidentifiesthetotalcostof
assistancerequiredtomakehousingaffordableThissectionputsacostontheunitsforeach
incomeleveltoproducethetotalnexuscostThisisdoneforeachofthefiveprototypeunits

Akeycomponentoftheanalysisisthesizeofthegapbetweenwhathouseholdscanaffordand
thecostofproducingnewhousinginHaywardknownastheaffordabilitygapAffordability
gapsarecalculatedforeachofthethreecategoriesofareamedianincomeunder50 50to

80and80to120Adetaileddescriptionofcalculationofaffordabilitygapsiscontainedin

aseparatecompaniondocumentpreparedbyKMAAbriefsummaryisincludedbelow

CityAssistedPrototypes

Forestimatingtheaffordabilitygapthereisaneedtomatchahouseholdofeachincomelevel
withaunittypeandsizeaccordingtogovernmentalregulationsandtheCityspracticesand
policies

TheanalysisassumesthattheCitywillprovidemoderateincomehouseholdsearningbetween
80and120ofAreaMedianIncomewithownershipunitsTheprototypeaffordableunit
shouldreflectamodestunitappropriateforhousingtheaverageworkerhouseholdwhichinthe
caseofHaywardisatwobedroomtownhomeunitThisisamodificationofthethreebedroom
townhomeprototypeunitThemarketratesalespriceforatwobedroomtownhomeunitis
estimatedat360000

Theanalysisassumesthathouseholdsearninglessthan80ofAreaMedianIncomewillbe
assistedinrentalunitsForrentalunitsatwobedroom900squarefootapartmentunitis

assumedthisisamodificationofthelowerdensityrentalprototypewhichwas1000square
feetDevelopmentcostsfortheaffordableunitareestimatedat287000perunit

DevelopmentCosts

Forthepurposesoftheaffordabilitygaptotaldevelopmentcostsareallinclusiveland
constructionfeesfinancingindirectcostsandmodestindustryprofitTotaldevelopmentcosts
includingprofitarethereforeequaltothemarketratesalespriceforownershipunitsandthe
unitvalueforrentalunitsDevelopmentcostsassumedforthepurposesoftheaffordabilitygap
areshownbelowSeeAddendumformorediscussionandtheseparateKMAreportformore
analysisofcosts

KeyserMarstonAssociatesInc April2010
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DevelopmentCosts

IncomeGroup UnitTenureType TotalDevelopmentCosts
Under50AMI

50to80AMI

80to120AMI

Rental

Rental

Ownership

287000

287000
360000

AffordabilityGap

Theaffordabilitygapisthedifferencebetweenthecostofdevelopingaresidentialunitandthe
amountahouseholdcanaffordtopayfortheunitMaximumhousingcostswereestimatedby
KMAbasedontheCityscurrentmethodology

Athreepersonhouseholdisassumedtobeaccommodatedinatwobedroomunitperlocal
policyMaximumsalespricesarecalculatedbasedon110ofAlamedaCountyareamedian
incomeRentsaresettobeaffordableat50ofmedianincomeandat60ofmedianincome

Maximumsalespricesandrentlevelsareshownbelow

MaximumSalesPricesandRentLevels

IncomeGroup UnitTenure HouseholdSize MaximumHousingCosts
Under50AMI

50toB0AMI

80to120AMI

Rental

Rental

Ownership

3persons

3persons
3persons

901month

1102month

289000

ForrentalunitstwoadditionalassumptionsarenecessarytocalculateunitvalueApartment

buildingshaveoperatingcoststocovermanagementpropertytaxesandcertainother
expensesAnadditionalallowanceforvacancyduringturnoverisalsoinorderBasedonKMAs
experiencereviewingoperatingbudgetsforapartmentprojectstheoperatingexpenseand
vacancyallowanceisestimatedat7000perunitperyearFinallytheannualnetoperating
incomeafteroperatingexpensesfromanapartmentunitisanannualfigurewhichmustbe
convertedtoaonetimecapitalcostTomaketheconversiona70capitalizationrateisused

Forownershipunitstheaffordabilitygapisthedifferencebetweenthetotaldevelopmentcost
andtheaffordablepurchasepriceForrentalunitstheaffordabilitygapisthedifference
betweentotaldevelopmentcostsandtheunitvaluesupportedbytherestrictedrentlevels

Theaffordabilitygapconclusionsusedintheanalysisare

232500forhouseholdsintheunder50ofmedianincomecategory

198100forhouseholdsinthe50to80ofmedianincomecategory

71000forhouseholdsinthe80to120ofmedianincomecategory

Theaffordabilitygapsusedintheanalysisarethedifferencebetweentotaldevelopmentcost
andaffordablepriceorunitvalueNoothersourcesoffundingandfinancingareassumedtobe

KeyserMarstonAssociatesInc April2010
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NexusCostPerMarketRateUnit

Affordability SmallLot

IncomeCategory Gap SFD SFD TownhomeCondominium Rental

VeryLowIncome 232500 30000 23000 18000 16000 21000
LowIncome 198100 17000 13000 10000 9000 11000
Moderate 71000 5000 4000 3000 3000 na

TotalNexusCosts 52000 40000 31000 28000 32000

availabletocoveraportionofthetotalassistanceneededThereareotherformsofassistance
usedbycitiesbutnoneareassuredtobeavailableThefederaltaxcreditprogramcoupledwith
lowinterestfinancingfromtheStateofCaliforniaisbyfarthemosteffectiveandwidelyused
meansoffundingandfinancingaffordableunitsBoththetaxcreditsandthelowerinterest
loanswhichrelyonbondissuanceatthestatelevelarecompetitivelyallocatedandnotatall
guaranteedSomecitieshaveredevelopmentfundsthatarespentonaffordablehousing
outsidetheprojectareasbutmanycitieshavenoextrafundsavailableforbeyondtheproject
areaInHaywardexcessfundsarenotavailableonanongoingbasis

FollowingthenextsectionKMAcalculatestotallinkagecostsassumingtaxcreditfinancingis
availabletoprovideapointofcomparison

TotalLinkageCosts

Thelaststepinthelinkagefeeanalysismarriesthefindingsonthenumbersofhouseholdsat
eachofthelowerincomerangesassociatedwiththefiveprototypestotheaffordabilitygapsor
thecostsofdeliveringhousingtotheminHayward

TableD1summarizestheanalysisTheAffordabilityGapsaredrawnfromthepriordiscussion
TheNexusCostperMarketRateUnitshowstheresultsofthefollowingcalculationthe
affordabilitygaptimesthenumberofaffordableunitsdemandedpermarketrateunitDemand
foraffordableunitsforeachoftheincomerangesisdrawnfromTableC3intheprevious

sectionandisadjustedtoaperunitbasisfromthe100unitbuildingmodule

Thetotalnexuscostsforthefiveprototypesareasfollows

TheTotalNexusCostsorMitigationCostsindicatedabovemayalsobeexpressedonaper
squarefootlevelThesquarefooareaoftheprototypeunitusedthroughouttheanalysis
becomesthebasisforthecalculationTheresultspersquarefootareasfollows

KeyserMarstonAssociatesInc
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NexusPerMarketRateUnitAssumingTaxCreditFinancingforVeryLowandLowIncomeUnits

Affordability
IncomeCategory Gap SFD SmallLotSFD Townhome Condominium Rental

VeryLowIncome 96000 12000 10000 7000 7000 9000

LowIncome 96000 8000 6000 5000 4000 6000
Moderate 71000 5000 4000 3000 3000 na

TotalNexus

687

26000 20000 16000 14000 14000
Costs

220 227 238 na

TotalNexusCosts

TotalNexusCostPerSqFt
IncomeCategory Affordability SFD SmallLotSFDTownhomeCondominium Rental

PrototypeSizeSqFt Gap 2700SF 1850SF 1400SF 1200SF 1000SF

VeryLowIncome 232500 1118 1254 1290 1355 2100

LowIncome 198100 5612 687 704 739 1145

Moderate 71000 196 220 227 238 na

TotalNexusCosts 1926 2161 2220 2332 3245

Thesecostsexpressthetotallinkageornexuscostsforthefiveprototypedevelopmentsinthe
CityofHaywardThesetotalnexuscostsrepresenttheceilingforanyrequirementplacedon
marketratedevelopment

THECALCULATEDFEELEVELSINDICATEDABOVEPERUNITORPERSQUAREFOOT
AREMAXIMUMFEESSUPPORTEDBYTHENEXUSANALYSISTHEYARENOT
RECOMMENDEDFEELEVELS

TotalLinkageCostsAssumingTaxCreditFinancingforAffordableRentalUnits

Asdiscussedabovenoadditionalsourcesoffundingandfinancingareassumedtobe
availabletocoveraportionofthetotaldevelopmentcostassistanceneededForpurposesof
comparisonKMApreparedaffordabilitygapsandtotallinkagecostsassumingaffordablerental
projectsreceive9taxcreditfinancing

Assumingthesameaverageunitsizeandnumberofbedroomsastheaffordablerentalunit
describedabove900squarefeetandtwobedroomsKMAestimatedtheremainingfinancing
gapafterreceiptoftaxcreditproceedsandapermanentloansupportablebytheincomeofthe
projectTheprojectassumesamixofverylowandlowunitsinaratiodesignedtobe
competitivefortaxcreditfinancingKMAestimatesthattheremainingaffordabilitygapforvery
lowandlowincomeunitsis96000perunitInthetablebelowtotalnexuscostsarecalculated
assumingthisaffordabilitygap

AssumingtheavailabilityoftaxcreditfinancingfortheaffordablerentalunitslowerstheCitys
contributionbymorethanhalffortheverylowandlowincomeunitsHoweverthereisa
difficultyinassumingthatallprojectsforthelowerincomehouseholdswillbedevelopedusing

KeyserMarstonAssociatesInc
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theseoutsidesourcesbecausethesesourcesarenotreliablyavailableAccessingthese
sourcesisalsohighlycompetitiveduetothelimitedsupplyFinallythevalueoftaxcreditsto
theprojectcanfluctuatewidelyOverallthetotalsourceofotherfundsavailablefromfederal
stateandlocalsourcesarefarlessthanneededtoprovideaffordablehousingmeetingthe

Citysneedsshownasover1800moderatelowandverylowincomeunitsbyABAGHence
anyunitsprovidedthroughtheinclusionaryprogramwillnotduplicateunitsthatcouldbe
obtainedusingotherfundingsourcesTheaffordabilitygapwithoutassumingoutsidesourcesis
asoundandlegitimateapproachSeeAddendumformorediscussion

KeyserMarstonAssociatesInc April2010
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Single SmallLot

SmallLot

Family SingleFamily

Family SingleFamily

Detached Detached TownhomeCondominiumRentals

TABLED1

SUPPORTEDFEENEXUSSUMMARYPERUNIT
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

TOTALNEXUSCOSTPERMARKETRATEUNIT

HouseholdIncomeLevel

Under50AreaMedianIncome

60to80AreaMedianIncome

80to120AreaMedianIncome

TotalSupportedFeeNexus

TOTALNEXUSCOSTPERSQUAREFOOT

HouseholdIncomeLevel

Under50AreaMedianIncome

50to80AreaMedianIncome

80to120AreaMedianIncome

TotalSupportedFeeNexus

NexusCostPerMarketRateUnit

232500

198100

71000

Affordability
Gap

30188 23204 18063 16257 20999

10530 12706 9852 B867 11453

5291 4067 3171 2854 na

52009 39977 31087 27978 32452

NexusCostPerSquareFoot

UnitSizeSF 2700SF 1850SF 1400SF 1200SF 1000SF

232500

198100

71000

1118 1254 1290 1355 2100

612 887 704 739 1145

198 220 227 238 na

1928 2161 2220 2332 3245

1Householdearninglessthan60ofAreaMedianIncomearepresumedtoreceiveassistanceforrentalhousing

2Householdearningbetween80and120ofAreaMedianIncomearepresumedtoreceiveassistanceforownershiphousing

PreparedbyKeyserMarstonAssociatesInc
FilenameSffs1wp14140061003Nexusmodel041510xlsD1nexuscoatperUnit6172010hgr

Single SmallLot
Affordability Family SingleFamily

Gap Detached Detached TownhomeCondominiumRentals

TABLED1

SUPPORTEDFEENEXUSSUMMARYPERUNIT
RESIDENTIALNEXUSANALYSIS
CITYOFHAYWARD

TOTALNEXUSCOSTPERMARKETRATEUNIT

HouseholdIncomeLevel

Under50AreaMedianIncome

60to80AreaMedianIncome

80to120AreaMedianIncome

TotalSupportedFeeNexus

TOTALNEXUSCOSTPERSQUAREFOOT

HouseholdIncomeLevel

Under50AreaMedianIncome

50to80AreaMedianIncome

80to120AreaMedianIncome

TotalSupportedFeeNexus

NexusCostPerMarketRateUnit

232500

198100

71000

Affordability
Gap

30188 23204 18063 16257 20999

10530 12706 9852 B867 11453

5291 4067 3171 2854 na

52009 39977 31087 27978 32452

NexusCostPerSquareFoot

UnitSizeSF 2700SF 1850SF 1400SF 1200SF 1000SF

232500

198100

71000

1118 1254 1290 1355 2100

612 887 704 739 1145

198 220 227 238 na

1928 2161 2220 2332 3245

1Householdearninglessthan60ofAreaMedianIncomearepresumedtoreceiveassistanceforrentalhousing

2Householdearningbetween80and120ofAreaMedianIncomearepresumedtoreceiveassistanceforownershiphousing

PreparedbyKeyserMarstonAssociatesInc
FilenameSffs1wp14140061003Nexusmodel041510xlsD1nexuscoatperUnit6172010hgr



NOTESONSPECIFICASSUMPTIONS

GeographicAreaofImpact

TheanalysisquantifiesimpactsoccurringwithinAlamedaCountyWhilethemajorityofimpacts
willoccurwithintheCityofHaywardsinceHaywardisacitywithabroadrangeofretailand
serviceoutletshospitalsandotherinstitutionssomeimpactswillbeexperiencedelsewherein
AlamedaCountyandbeyondTheIMPLANmodelcomputesthejobsgeneratedwithinthe
CountyandsortsoutthosethatoccurbeyondthecountyboundariesTheKMAJobsHousing
NexusModelanalyzestheincomestructureofjobsandtheirworkerhouseholdswithout
assumptionsastowheretheworkerhouseholdslive

InsummarythenexusanalysisquantifiesallthejobsimpactsoccurringwithinAlamedaCounty
andrelatedworkershouseholdsJobimpactslikemosttypesofimpactsoccurirrespectiveof
politicalboundariesAndlikeothertypesofimpactanalysessuchastrafficimpactsbeyondcity
boundariesareexperiencedarerelevantandareimportant

Forclarificationcountingallimpactsassociatedwithnewhousingunitsdoesnotresultin
doublecountingevenifalljurisdictionsweretoadoptsimilarprogramsTheimpactofanew
housingunitisonlycountedonceinthejurisdictioninwhichitoccursObviouslywithina
metropolitanlegionthereismuchcommutingamongjurisdictionsandcitieshouseeach
othersworkersinaverycomplexwebofrelationshipsTheimportantpointisthatimpactsof
residentialdevelopmentareonlycountedonceForjurisdictionsthathavehousingimpact
programsonbothresidentialandnonresidentialdevelopmentKMAdoesprovideananalysisto
demonstratethatdoublecountinghasnotoccurredHoweverHaywarddoesnotchargea
commerciallinkagefeetononresidentialdevelopment

AffordabilityGaps

Theuseoftheaffordabilitygapforestablishingamaximumfeesupportedfromthenexus
analysisisgroundedintheconceptthatajurisdictionwillberesponsiblefordelivering
affordableunitstomitigateimpactsThenexusanalysishasestablishedthatunitswillbe
neededatoneormoredifferentaffordabilitylevelsandperlocalpolicythetypeofunittobe
delivereddependsontheincomeaffordabilitylevelMostcommonlyverylowandlowincome
householdsareassumedaccommodatedinrentalunitsandmoderateincomehouseholdsina

multifamilyforsaleunit

Theunitsassistedbythepublicsectorforaffordablehouseholdsareusuallysmallinsquare
footareaforatwobedroomunitsandmodestinfinishesandamenitiesAsaresultinsome
communitiestheseunitsaresimilarinphysicalconfigurationtowhatthemarketisdeliveringat
marketrateinothercommunitiesparticularlyveryhighincomecommunitiestheymaybe
smallerandmoremodestthanwhatthemarketisdeliveringParkingforexampleisusuallythe
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minimumpermittedbythecodeInsomecommunitieswherethereisawiderangeinlandcost
peracreorperunititmaybeassumedthataffordableunitsarebuiltonlandparcelsinthe
lowerportionofthecostrangeKMAtriestodevelopatotaldevelopmentcostsummarythat
representsthelowerhalfoftheaveragerangebutnotsolowastobeunrealistic

Iftheaffordabilitygapisthedifferencebetweentotaldevelopmentcostandtheaffordablesales
pricethequestionsometimesarisesastohowtotaldevelopmentcostisdefinedKMAdefines
totaldevelopmentcostsasincludinglandcostsconstructioncostssiteimprovements
architecturalandengineeringfinancingandallotherindirectcostsandanallowancefor
industryprofitnonprofitdevelopersreceiveafeeinstead

Inahealthyandstableeconomywhenprojectsarefeasiblethesalespriceisthereforethe
sameasthetotaldevelopmentcostinclusiveofprofitInsomeeconomiccyclessalesprices
mightenablelargerthanstandardprofitsaswasthecaseinthe2002to2004periodfor
examplewhensalespricesescalatedaheadofconstructionandlandcostsandsalesprices
wereachievedthatenabledhigherthanstandardprofitmarginsInothermarketcyclessuchas
atthetimeofthiswritingsalespricesaresodepressedparticularlyforattachedunitssales
pricesarenothighenoughtocovertotaldevelopmentcostsandthereisnoprofitProjectsare
notfeasibleInmostcommunitiescondominiumprojectsarenotfeasibleatthistimesousing

thecurrentsalespricesofcondominiumdoesnotreflectthetotalcostthatwouldberequiredto
developacondominiumunit

Nonprofitdevelopersusuallyexperiencethesamelandandconstructioncostsbutdohave
differencesintheirfinancingcostsotherindirectexpensesandfeestructuresTheendresult
onaverageisatotalcostthatiscomparabletothatexperiencedbyforprofitdevelopersNo
prevailingwagerequirementisassumedforeithercaseItissometimesthoughtthatthecost
structurefornonprofitsishigherthanforforprofitdevelopersforpurposesofanaffordability
gapaveragewetakethepositionthatcostsareessentiallythesame

Developmentofmarketraterentalunitshasnotbeenfinanciallyfeasibilityforanumberofyears
nowinmanyCaliforniacitiesMarketrentlevelsarenotstrongenoughtocoverthecostsofnew
developmentandasaresultmostmultifamilylandhasbeendevelopedintocondominiums
whereprofitshavebeenpossibleAsaresulttotaldevelopmentcostsummariesforrentalunits
aredrawnfromcurrentconstructioncostsandthefullcomplementofindirectcoststhatwould
benecessarytobuildanapartmentstructureAffordabilitygapsarethedifferencebetweenthe
valueoftheunitatrestrictedoraffordablerentlevelsandthedevelopmentcosts

Withrentalprojectsthereisanadditionalissueofwhetheradditionalsourcesofassistance
shouldbeassumedintheanalysisMostrentalprojectsbuiltforlowerincomehouseholdshave
inrecentyearsbeendevelopedusingfederaltaxcreditsstatelowinterestfinancingfrombond
fundsandotherresourcesThereisadifficultyinassumingthatallprojectsforthelower
incomehouseholdswillbedevelopedusingtheseoutsidesourcesbecausethesesourcesare
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notreliablyavailableAccessingthesesourcesisalsohighlycompetitiveduetothelimited
supplyFinallythevalueoftaxcreditstotheprojectcanfluctuatewidelyToaddressthis
situationdeterminingtheaffordabilitygapwhileassumingnooutsidesourcesisasoundand
legitimateapproach

ExcessCapacityofLaborForce

Atthetimethisanalysishasbeenconductedthenationregionalandlocaleconomyareall
experiencingasevererecessionUnemploymentinCaliforniaaveragesover10 Inthis

contextthequestionhasbeenraisedastowhetherthereisexcesscapacityinthelaborforce
totheextentthatconsumptionimpactsgeneratedbynewhouseholdswillbeinpartabsorbed
byexistingjobsandworkersthusresultinginfewernetnewjobs

Inresponseanimpactanalysisofthisnatureisaonetimeimpactrequirementtoaddress
impactsgeneratedoverthelifeoftheprojectThecurrentrecessionisatemporaryconditiona
healthyeconomywillreturnandtheimpactswillbeexperiencedatsomepointInaddition
becausethenexusanalysisisbasedonreducedhousingpricestheimpactsanalyzedareless
thanwouldhavebeenshownhadtheanalysisbeenpreparedwhenhousingpriceswereattheir
peakandtheeconomywashealthier

FinallytheeconomiccycleselfadjustsDevelopmentofnewresidentialunitsisnotlikelyto
occuruntilconditionsimproveorthereisconfidencethatimprovedconditionsareimminent
Whenthisoccurstheimprovedeconomicconditionofthehouseholdsinthelocalareawill
absorbthecurrentunderutilizedcapacityofexistingworkersemployedandunemployedBythe
timenewunitsbecomeoccupiedcurrentconditionswillhavelikelyimproved

TheBurdenofPayingforAffordableHousing

Haywardsinclusionaryprogramdoesnotplaceallburdensforthecreationofaffordable
housingonthedevelopmentcommunityTheburdenofaffordablehousingisbornebymany
sectorsoftheeconomyandsocietyAmostimportantsourceinrecentyearsoffundingfor
affordablehousingdevelopmentcomesfromthefederalgovernmentintheformoftaxcredits
whichresultinreducedincometaxpaymentbytaxcreditinvestorsinexchangeforequity
fundingAdditionallythereareotherfederalgrantandloanprogramsadministeredbythe
DepartmentofHousingandUrbanDevelopmentandotherfederalagenciesTheStateof
Californiaalsoplaysamajorrolewithanumberofspecialfinancingandfundingprograms
Muchofthestatemoneyisfundedbyvoterapprovedbondmeasurespaidforbyall
Californians

LocalgovernmentshaveincreasinglyplayedagreaterroleinaffordablehousingLocal
redevelopmentagenciesinparticularprovidethesinglelargestsourceinallofCalifornia
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Finallyprivatesectorlendersplayanimportantrolesomevoluntarilyandotherslesssowith
therequirementsoftheCommunityReinvestmentActThenthereisthenonprofitsectorboth
sponsorsanddevelopersthatbuildmuchoftheaffordablehousing

Insummaryalllevelsofgovernmentandmanyprivatepartiesforprofitandnonprofit
contributetosupplyingaffordablehousingResidentialdevelopersarenotbeingaskedtobear
theburdenaloneanymorethantheyareassumedtobetheonlysourceofdemandorcausefor
needingaffordablehousinginourcommunitiesBasedonpastexperiencetheinclusionary
programinHaywardwillprovideonlyasmallpercentageoftheaffordablehousingneededin
thecity

ExistingRelationshipsofNumberofJobsvHousingUnits

Thequestionhasbeenraisedabouttheexistingnumberofresidencesinthecountyrelativeto
thenumberofjobsThenexusstudyassumed157workersperworkerhouseholdworker
householdsareasubsetofallhouseholdsandexcludestudentsretiredpersonsandothernon
workinghouseholdsInAlamedaCountyinyear2000whichwasapeakeconomyforjobsthe
relationshipwas143jobsperhouseholdallhouseholdsForyear2010ABAGprojectedin
2009thattherecessionaryconditionswouldresultin128jobsperhouseholdHadtheselower
figuresbeenusedthenexusstudywouldhavefoundagreaterneedforaffordablehousing

InthecitiesinAlamedaCountystudiedinrecentKMAnexusanalysestheresultingimpacts
rangefrom03to06jobsperhouseholddependingontheincomeofthehouseholdTheseare
localpopulationservingjobsthatareclearlyonlyashareofalljobsintheCounty

NexusFindingsandRHNA

Thenexusfindingsonjobsrelativetonumberofhouseholdsandtheaffordabilityneedsofnew
workerhouseholdsarealsoconsistentwiththeABAGsRegionalHousingNeedsAllocation
RHNAassignmentsInfactthenexusfindingsforaffordablehousingimpactsrelativetonew
marketrateunitsareconsiderablylowerthantheRHNArelationships

InHaywardthenexusanalysissuggestedthat13to22ofallnewhousingshouldbe
affordableTheRHNAassignmentforHaywardoverallisthatover50ofallunitsconstructed
shouldbeaffordabletomoderateincomeorbelowThisrelationshipimpliesafarhighershare
ofaffordableunitsthanthatimpliedbythenexusfindings

ThereasonsthattheRHNAaffordablehousingrequirementsarehigheraremanyandwillnot
beenumeratedhereOnemajorreasonisthatABAGseconometricmodelstakeintoaccount

alljobsnotjusttheportionthatserveslocalpopulationwhichisthevastmajorityoftheimpacts
computedintheIMPLANmodelItshouldalsobenotedthatlocalpopulationjobsare
disproportionatelylowercompensationjobsvisavistheeconomyasawholebecausetheyare
heavilyretailandservicejobsinwhichlowerpayingoccupationspredominateABAGs
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econometricmodelsalsotakeintoaccountdemographicchangesandothersourcesofdemand
foraffordablehousing

Insummaryanyimplicationthatajurisdictionwithanexusbasedinclusionaryrequirement
createsamoreburdensomeaffordablehousingobligationthanwouldotherwisebethecaseis
notsupportableTheRHNAassignmentscreateafargreateraffordablehousingresponsibility
forjurisdictionsthananynexusimpactfindingsforvirtuallyalljurisdictionsintheBayArea
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InLieuFeeOptions

ExistingOrdinance

feesqfoot
feemarketrateunit

feeaffordableunit
totalfee100units

NexusAnalysisSupported

feesqfoot
feemarketrateunit

feeaffordableunit
totalfee100units

OptionOneLow

feesqfoot

feemarketrateunit

feeaffordableunit
totalfee100units

OptionTwoMidRecommended

feesqfoot
feemarketrateunit

feeaffordableunit

totalfee100units

OptionThreeHigh

feesqfoot
feemarketrateunit

feeaffordableunit
totalfee100units

Attachment111

HaywardInclusionaryHousingOrdinance

InLieuFeeOptions

ResidentialPrototypes100unitdevelopments

SFDlargelot SFDsmalllot Townhome Condominiums Rental

2700sqft 1850sqft 1400sqft 1200sqft 900sqft

15 15 15 15 15

444 649 857 1000 1333

12000 12000 12000 12000 12000

80000 80000 80000 80000 80000

1200000 1200000 1200000 1200000 1200000

223 181 147 134 129

1926 2162 2214 2333 3556

52000 40000 31000 28000 32000

236364 222222 206667 215385 246154

5200000 4000000 3100000 2800000 3200000

150 150 130 130 120

350 350 350 350 350

9450 6475 4900 4200 3150

63000 43167 37692 32308 26250

945000 647500 490000 420000 315000

150 150 140 140 120

400 400 400 400 350

10800 7400 5600 4800 3150

72000 49333 43077 36923 26250

1080000 740000 560000 480000 315000

150 150 140 140 120

500 500 450 450 400

13500 9250 6300 5400 3600

90000 61667 48462 41538 30000

1350000 925000 630000 540000 360000

SmallLotSFDincludeshybridtypessuchaszerolotlineunitsandduets

ExistingOrdinancerequiresrentaldevelopmentstopricetheiraffordableinclusionaryunitsatlevelsverylow
affordabletoandlowincomehouseholds

Feesperaffordableunitarecalculatedtothenearestwholeunitnumber


