ATTACHMENT 2

Draft Report

Nexus-Based Affordable Housing
Fee Analysis for
For-Sale Housing

The Evconomivs of Land Use

Prepared for:

City of Pleasanton

Prepared by:

Economi¢ & Planning Systems, Inc.

Economic & Planning Systems, Inc.

One Kalser Plaza, Suite 1410 February 26, 2018
Oakland, CA 94612-3604

510.841.8190 tel

510,.740.2080 fax

Oakland EPS #151111

Sacramento
Denver
Los Angeles

WWww.epgsys.com



Table of Contents

EXECUTIVE SUMMARY v eyuinsenerrsennsrerensaaesnsneneenstosessssessssrssssssssssssanssnrsannsssessnseissensesssiasssans 1
1. AFFORDABILITY GAP ANALY SIS, e tuuererttrersrtrosnnrersssesrssnerssnssssesastesanssoesneeasanresannisnnsossns 7
o T 0 T TS OO UP PP 7
Development Cost ASSUMPLIONS ...cve ittt s srs s s s st s n e e 10
REVENUE ASSUMIPLIONS L.viniiiiii it st st s s aas s a s sa s s st e bssasasnstsrensnnes 10
AFFOrdability Gap ReSUILS . ... s s s ey e 10
2. DEMAND-BASED NEXUS FEE CALCULATION «ottureeerriiianrisseiesssarisserisssstsssssssrrssssnssssansanss 12
Market-Rate Household INCOME LevVelS ...t rs s s s s s e as 12
Household Expenditures and Job Creation by Iincome Level ..., 14
Demand for PUbliC-Sector WOTKEIS . ..cuvviiiiiiiiiiicieaieae i rsrsrer s benbastsrarrararsanssians 16
Combined Demand for Income-Qualified WOIrKErS .....cocivinininiiiiiiiiiiiii e caea e 16
[T = L] - o o T N 17

APPENDIX A: Household Expenditures and Employment Generation

APPENDIX B: Income Levels for Worker Households




List of Figures and Tables

Figure 1
Table 1
Table 2
Table 3
Table 4
Table 5
Table 6
Table 7
Table 8
Table 9
Table 10

Table 11

IHustration of Nexus-Based Housing Fee Methodology...coviveeieeeeenieeeeieeeeirerereseesennees 2
Summary of Housing Impact Fees or Unit Equivalents per Market-Rate Unit ............. 6
Financing Gap Analysis -- FOr-Sale Product TYPE v iuevecieieierieaniieeeerennsrenererssenes 8
Financing Gap Analysis -- Rental Product TYPE...cuceviiiiiieieeeceiierenesansesernneerensenens 9
New Home Prices and Required INComes by Uit Siz€ .....ccooviiiriinieicenrrnveeernrenneenns 13
Alameda County Affordable Housing INCOME LIMILS ...uvvuveereenieiniiisreeesserennrrnnerenees 18
Maximum Impact Fee Calculations -- 1,000 Square FOot Unit ....veveeenveeenreeerneeenrenns 19
Maximum Impact Fee Calculations -- 1,500 Square FOot UNit ........covveeeveeevrnernnennns 20
Maximum Impact Fee Calculations -- 2,000 Square FOot Uit ......coveveeeervenirininnennss 21
Maximum Impact Fee Calculations -- 2,500 Square FOOt Unit ....coveeeeeeeniirecinneeennns 22
Maximum Impact Fee Calculations -- 3,000 Square FOot Unit .....cccveviiiivniiersnennrnnn. 23
Maximum Impact Fee Calculations -- 3,500 Square FOot Unit .....ccvivvviivinieeinnnnennnn 24




EXECUTIVE SUMMARY

Economic & Planning Systems, Inc. (EPS) was retained by the City of Pleasanton (City) to
conduct a nexus study analyzing the impact that development of market-rate housing has on the
demand for below-market-rate housing and, based on the results, to determine the nexus-based
fee that could be charged to market-rate housing development. EPS is also conducting nexus
studies for the impact of development on rental housing, commercial linkage, and public facilities
needs. These reports are provided under a separate cover. The technical analysis presented in
this report was originally completed in 2016 and is largely based on the 2015 numbers.

The technical approach used herein quantifies the impacts that the introduction of market-rate
units have on the local economy and the demand for additional affordable housing. As new
househoids are added to the community, local employment also will grow to provide the goods
and services required by the new households. To the extent that these new jobs do not pay
adequate wages for the employees to afford market-rate housing in the community, the new
households’ spending is creating a need for affordable housing. A nexus-based affordable
housing fee is therefore based on the impact of the new market-rate homes on the demand for
affordable housing. The fee calculated in this study represents the maximum fee that may be
charged to new market-rate housing units to mitigate their impacts on the affordable housing
supply. Such fees then may be used by the City to subsidize the production of new affordable
units for moderate- and lower-income households not accommodated by market-rate projects.

Calculating the impact of market-rate development in the City on affordable housing needs, and
the fees needed to mitigate those impacts, involves three main analytical steps:

» Step #1. Estimate the typical subsidy required to construct units affordable at various
income levels (the “affordability gap”).

+ Step #2. Determine the market-rate households’ demand for goods and services, the jobs
created by that demand, and the affordable housing needs of workers in those jobs.

« Step #3. Combine the affordability gap with the affordable housing demand projections to
compute the maximum supportable nexus-based affordable housing fees per market-rate
unit.

These technical steps are illustrated in Figure 1 and detailed in the body of this Report and the
attached Technical Appendices. The findings regarding each of these steps are presented below.
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1.

Nexus-Based Affordable Housing Fee Analysis for For-5ale Housing
Draft Report 02/26/18

The costs to construct housing units affordable to households exceed those units’
values based on the rents or prices that the households can pay across all
affordability categories. The estimated subsidy required to construct affordable
housing units in Pleasanton ranges from roughly $2,000 for a Moderate Income
household earning up to 120 percent of AMI to $265,400 for a Very Low Income
household earning up to 50 percent of AMI,

An “affordability gap analysis” evaluates whether or not the costs to construct affordable
units exceed the values of units that are affordable to lower- and moderate-income
households. For each affordable housing income level - households with incomes at 50 60,
80, 100, and 120 percent of Area Median Income (AMI) - this analysis estimates the subsidy
required to construct affordable housing units.

The affordability gap analysis assumes that the average affordable unit for all income levels
will be a 2-bedroom unit in a multifamily development with an average density of 30 dwelling
units per acre. The estimated costs to construct the prototypical affordable unit are based on
recent City of Pleasanton development projects and transactions, as well as other
development cost data sources. The costs of land acquisition are included in these
development cost calculations.

A household’s ability to pay is estimated based on standard percentages of income available
for housing costs at each househald income level. Income available for housing costs is then
converted into a monthly affordable rent and a capitalized unit value or an affordable
mortgage payment and supportable home price. This unit value is then compared to the
costs of development to determine the subsidy required to make the unit affordable to each
income level.

The demand for affordable housing generated by the expenditures of new
households in City of Pleasanton increases along with the market-rate home size
and value (and related owner income). For example, a 2,000-square foot unit that
sells for $923,000 is estimated to create demand for 0.223 affordable housing
units, while a 3,500-square foot unit that sells for$1,643,000 creates demand for
0.339 affordable units.

Any justified nexus-based fee is based on the total demand for affordable housing units
generated by construction of market-rate homes, The link (or nexus) between market-rate
housing and increased demand for affordable housing is that residents of market-rate units
demand goods and services that rely on wage earners (for example, retail sales clerks) who
typically cannot afford market-rate housing and thus require affordable housing.

Because more expensive housing units require owners to have higher incomes, and higher
income households create more jobs through their spending, the nexus impacts and thus the
justified fees for units vary in relation to the price of the market-rate units. The price of the
unit is typically a function of its size, and the fees calculated herein can be applied based on
the square footage of the market-rate units.

This analysis evaluates the demand for affordable housing generated by a range of unit sizes,
reflecting different expected sale prices. For each unit size, the demand-based nexus fee
calculation involves the following steps:
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Nexus-Based Affordable Housing Fee Analysis for For-Sale Housing
Draft Report 02/26/18

A. Market-Rate Household Income Levels. The expected price of the unit is based on
market data regarding the actual transaction prices of homes of various sizes. The
required income levels of households occupying new market-rate housing are derived
based on the unit's mortgage, property taxes, insurance, and other fees, assuming
standard housing cost expenses as a proportion of overall household income. For
example, a typical household purchasing a 2,500-square foot market-rate home for $1.24
million would have an income of roughly $191,000, if they spend 30 percent of their
income on housing costs.

B. Household Expenditures. Based on the household income computed in Step A,
Consumer Expenditure Survey data is used to evaluate the typical spending patterns of
the household. This analysis provides an estimate of how much the household spends on
specific categories of expenditures, such as "Food at Home.” As the households’ income
increases with the size and value of the market-rate units, the total spending on goods
and services also increases. The Consumer Expenditure Survey also indicates that these
relationships are not linear {e.g., a household with twice the income does not necessarily
spend twice as much on food).

C. Job Creation and Worker Households. Having estimated the households’ spending on
various items, that spending is then converted into an estimation of jobs created. For
each expenditure category, data regarding average worker wages and the ratio between
gross business receipts and wages are used to translate these household expenditures
into the total number of private-sector workers. For selected public-sector jobs that
typically grow in proportion to the local population size (e.g., teachers), the demand for
new workers is estimated by relating current levels of employment in such categories to
the current population and applying this ratio to future development. Because each new
worker does not represent an independent household (Pleasanton has an average of 1.67
workers per working household), the total number of new households created is
somewhat less than the number of new jobs created. EPS has further adjusted the
household formation rates to reflect the fact that a certain proportion of workers will not
form their own households, particularly those of younger ages.1

D. Worker Households by Income Category. Each worker household generated is
assigned to an income category—represented as a proportion of AMI ranging from 50 to
120 percent—based an its estimated gross wages. This provides the total number of
households generated at each income level by construction of market-rate units at
various sizes and price points. The results indicate that residents of smaller, lower-priced
units generate fewer worker households requiring affordable housing than do residents of
larger, higher-priced units.

1 BLS data indicates that 12.5% of retail/restaurant workers are age 16-19, but an average of only
1.9% of workers overall (this factor is applied to other industries). EPS has assumed that such young
workers do not form their own households.
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Nexus-Based Affordable Housing Fee Analysis for For-5ale Housing
Draft Report 02/26/18

These steps of the nexus-based fee calculation provide the total number of income-qualified
workers required to meet the needs for goods and services generated by market-rate
housing. The number of workers servicing market-rate housing (at each unit size) is then
converted to total income qualified households and each such household is assumed to
require ane housing unit.

This analysis calculates the fees that could be charged to fully mitigate the impact
that new market-rate housing has on Pleasanton’s affordabie housing demand at
various representative price points. These fees could range from about $28,400 for
1,000-square foot units to $75,900 for 3,500-square foot units.

The nexus fee is calculated by applying the number of affordable units needed by income
qualified households to the affordability gap for each housing income category. This
calculation is made for several different home sizes. Table 1 summarizes the maximum
nexus-based fees calculated for representative home sizes. The City may also consider
whether to allow developers to provide affordable units within their projects, rather than
paying the nexus-based fee. Table 1 illustrates the proportions of affordable units that
correspond to the fee calculation and demands created by the market-rate units. For
instance, a project offering 1,500 square foot units would effectively mitigate the demand
being created by the market-rate units if it provided 0.208 affordable units for each market-
rate unit.

Economic & Planning Systems, Inc. 5 P 1b1G00e 18100 o At d st | LLrat0126 Bosie et 3
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1. AFFORDABILITY GAP ANALYSIS

For any nexus-based affordable housing fee calculation, it is necessary to estimate the subsidy
required to construct affordable housing units. Table 2 shows the subsidy needed to produce
multifamily for-sale housing that is affordable to low- through moderate-income households (60
through 120 percent of AMI}, while Table 3 calculates the subsidies for rental housing affordable
to very low- through moderate-income households {50 through 120 percent of AMI).

Product Type

While the nexus fees calculated herein are based on demands created by for-sale housing that
may be single-family or multifamily, the analysis assumes that new lower-income worker
households would actually be housed in multifamily developments in Pleasanton. According to
City staff, at this time in Pleasanton the subsidies available are most efficiently used to develop
muitifamily affordable units. As a result, the subsidy required to construct affordable units of
this multifamily product type is used to determine the fee that applies to all types of
development. EPS has assumed that these projects will have an average density of 30 units per
acre and will adhere to City Code that requires two parking spaces per unit, assumed to be
surface parking.

In order to determine the average household size of future affordable housing units, EPS used
two estimates from the US Census 2014 American Community Survey (ACS). The Census
indicates that the average household size is 2.89 people and the average family size in
Pleasanton is 3.25 people. Each of these figures rounds to an average of three people per unit,
so EPS uses this assumption to determine the applicable income limits for the new units.

California State law (California Health and Safety Code Section 50052.5) assumes that a 2-
bedroom unit is occupied by a 3-person household, and this assumption is used in this analysis.
Typically, a 2-bedroom unit in the Bay Area has a gross size of about 1,100 square feet
{accounting for shared lobbies, hallways, etc.) and a net size of 950 square feet.

This analysis estimates the subsidy that would be required to build for-sale and for-rent housing
for the lower-income worker households. The subsequent impact fee analysis would assume that
the most cost-efficient tenure type would be used; if for-sale units can be built for less subsidy
than units offered for rent, the analysis would assume new affordable units would be for-sale. As
shown on Tables 2 and 3 and discussed below, for-rent units are estimated to require a lower
subsidy under present market conditions. In addition to representing cost savings, and thus a
minimization of the impact fee, the reliance on rental housing may be more easily implemented
and sustained, as many households at lower incomes will not have adequate wealth reserves for
down payments on homeownership units, and may have further difficulty absorbing the ongoing
costs of homeownership (taxes, repairs, etc.) that they can effectively aveoid by renting their
homes rather than buying.
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Table 2

Financing Gap Analysis -- For-Sale Product Type
Pleasanton Housing Impact Fee, EPS #151111

Z-StnryLMulttfamily With Surface Parking
o

Low W Median Moderate
Income Income Income Income

Item (60% AMI) (80% AMI) (100% AMI} (120% AMI)
Development Program Assumptions
Density/Acre 30 30 30 30
Average Gross Unit Size 1,100 1,100 1.100 1.100
Average Net Unit Size 850 950 950 950
Average Number of Bedrooms 2 2 2 2
Average Number of Persons per Household 3 3 3 3
Parking Spaces/Unit [1} 200 200 2.00 200
Cost Assumptions
Land/Acre $2,000.000 $2.000.000 $2,000 000 $2,000,000
Land/Unit 566 667 $66.667 $66 667 $66,667
Direct Construction Costs/Gross SF [2] $225 $225 §225 5225
Direct Construction Costs/Unit $247 500 5247500 $247,500 $247,500
Parking Construction Costs/Space 33,000 $3.000 $3,000 $3,000
Parking Construction Costs/Unit $5.000 $6.000 $6,000 $5,000
Subtotal. Direct Costs/Unit $253 500 $253.500 $253,500 $253,500
Indirect Costs as a % of Direct Costs [3] 3% 3% A% 33%
Indirect CostsfUnit $81.655 $83 655 $83.655 $83,655
Developer Profit Margin (% of all costs) 8% 8% 8% 8%
Devalopar Profit §32,308 $32 306 $32.308 $32,306

Total Cost/Unit (rounded) $436 000 $436 000 $436.000 $436,000
Maximum Supported Home Price
Household Income [4] $49 550 $64 450 $84 150 $101.000
Income Availabte for Housing Costs/Year {5] 14 865 $19.335 $25 245 $30.300
Less Annua! HOA Fees [6) $3.480 $3.480 $3.480 $3.480
Less Properly Taxes (1.15%} 7] 55014 55014 §5.014 $5014
Less Annual Insurance 5215 $215 $215 $215
Income Available for Mortgage $6,156 510626 $16.536 521,50
Mortgage Interest Rate [6] 4 5% 45% 4 5% 4.5%
Mortgage Repayment Penaod [years} 30 30 30 30
Down Payment [90] $5,300 $9.100 $14 200 $18.500

Total Supportable Home Price {(rounded) $106 000 $182,000 $284,000 $370.000
Financing Gap $330,000 $254,000 $152,000 $66,000

[1]) Reflects an average as apantments with up io 2 bedrooms are required to provide a minimum of 2 spaces for the first 4 units and 1.5 spaces for each additional unil. In

addition, visitor parking ratio of 1 space for each 7 units is also required

12} Includes costs for labor and materials

[3] Includes costs for architecture and engineering; enfilement and fees; project management. markeling. commissions, and general administration; financing and charnges,

insurance_ and contingency

[4) Based an HCD 2015 income Emits for Alameda County

5] Assumes housing costs to be 30% of gross househeld income for low-income and moderate-income households
[6) Homeowner associalion fees are from Redfin com based on recent for-sale multifemily units in and around the City of Pleasanton

[7) Exceeds basic 1.00% 1ax rale to include allowance for special assessment districts, Reftective of curment tax rales in City of Pleasanton
[8) Inlerest rates slightly exceed curreni market for 30-year fixed mortgages, bul are weil below historic averages and reflect blend of first- and secand.mortgage rates

[9] Assumes a 5% down payment

Sources: Alameda County housing developers: Depaniment of Housing and Urban Development. Economic & Planning Syslems. Inc

Economic & Pranmng Systems Inc 22872018
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Table 3
Financing Gap Analysis -~ Rental Product Type
Pleasanton Housing Impact Fee, EPS #154111

2-Story Multifamily With Surface Parking

Very Low Low Low Median Modearate
Income Income Income Income Income

Item (50% AMI) {60% AMI) {80% AMI) (100% AMI) (120% AMI)
Development Program Assumptions
Density/Acre 30 30 30 30 30
Average Gross Unit Size 1.100 1,100 1.100 1.100 1.100
Average Net Unil Size 950 450 850 950 950
Average Number of Bedrooms 2 2 2 2 2
Average Number of Persons per Household <] 3 3 3 3
Parking Spacas/Unit [1) 200 200 2.00 2.00 200
Cost Assumptions
Land/Acre §2.000.000 $2,000 000 $2.000,000 $2,000.000 $2.000,000
Land/Unit 366,667 $66,667 $66.667 $66.667 $66.667
Diract Conslruction CostsiGrass 5F [2) s215 5215 5215 3215 5215
Direct Consiruction CostsfiJnil $236,500 $216,500 $216,500 $236,500 $236,500
Parking Construction Cosis/Space $3,000 £3,000 $3.000 53,000 53,000
Parking Construction Costs/Unit $6,000 £8.000 $6,000 56,000 $6,000
Sublotal, Direct Costs/Unit $242,500 $242.500 $242 500 $242, 500 $242,500
Indirect Costs as a % of Direct Costs [J) 35% 5% 35% 35% 3I5%
Indirect Casts/Unit $84,875 §84.875 $04 875 584,875 $84.6875

Total Cost!Unit {rounded) $394 000 $364 000 £354 000 £194,000 $364,000
Maximum Supported Unit Value
Household Income [4] $42.100 $48 550 564 450 $84 150 $101 000
Income Available for Housing CostsiYear [5) 512820 $14 865 $19.335 $25 245 $30.300
Operaling Expenses per Lnit/Year (6] $6.200 $6.200 £6.200 $10.700 $10.700
Net Operating Income 56,430 $8 665 $13.135 $14.545 $19.600
Capitalization Rate 5 0% 50% 5 0% 50% 50%

Total Supportable Unit Value $128,600 $173,300 $262,700 $290 900 §392,000
Financing Gap $265,400 $220,700 $131,300 $103,100 $2,000

[1] Reflects an average as apanments with up 10 2 bedrooms are required to prowide a mimmum of 2 spaces for tha first 4 unis and 1 5 spacas for @ach addilional uret. tn addiion,
wisiter patiung rato of 1 space for each 7 uruts is also required

[2] Drrect constnachicn costs based upen EPS findings in Plaasanton 'ncludes costs for labor and matenals  Assumes Direct Construction Costs for rentals are S1G/SF less than for-
sale developments

|3 Includes costs for architecture and engineennyg. entitiement and feas. project managemenl. markei:ng, commissions and general agmenistration, inancing ang charges insurance
and contingency

[4] Basad on HCD 2015 income lismits for Alameda County

(5} Assumnes housng costs (o be 30% of gross househeld income

[6] Operating expenses based upon previous findings in other Bay Area junsdictions, and include costs of tenants’ utlites  Units for median- and moederale-income housenholds are
assumed to ba built as for-profit projects and thus subject 1o property 1ax

Sources Alameda County housing devalopers: Department of Housing art Urban Development, Economic & Planning Systems, Inc.

Economc & Plaung Sydtems. inc 2202018 9 P 1131000311811 1 (PisasanicnF ea\Modsh 151 11 Impdt_oigaleG 1518 uly



Nexus-Based Affordable Housing Fee Analysis for For-Sale Housing
Draft Report 02/26/18

Development Cost Assumptions

Affordable housing development costs include land costs, direct costs (e.q., labor and materials),
indirect or “soft” costs (e.g., architecture, entitlement, marketing, etc.), and developer profit.
For rental projects, operating costs also must be incorporated into the analysis. Data from
recent East Bay developments and recent Pleasanton land transactions have been combined with
EPS's information from various market-rate and affordable housing developers to estimate
appropriate development cost assumptions for use in Pleasanton. These assumptions are shown
on Tables 2 and 3.

EPS has investigated the listed prices of multifamily residential land in Pleasanton’s boundaries
and urban growth limit, as shown on Appendix Table A-1. EPS has further estimated the costs
of direct and indirect development costs for multifamily housing based on reviews of recent Bay
Area project pro formas, with adjustments for location factors. As shown on Tables 2 and 3,
the total costs for for-sale housing development are slightly higher than for rental apartments
due to higher levels of finish and liability insurance required for condominium development.

Revenue Assumptions

To calculate the values of the affordable units, assumptions must be made regarding the
applicable income level and the percentage of income spent on housing costs. In addition,
translating these assumptions into unit prices and values requires estimates of operating
expenses, capital reserves, and capitalization rates. The following assumptions were used in
these calculations:

* Income Levels— This analysis estimates the subsidy required to produce units for households
earning 50, 60, 80, 100, and 120 percent of Area Median Income for a three-person
household. In 2015, AMI for these households was $84,150, as shown in the California
Department of Housing and Community Development’'s (HCD's) income limits chart.

s Percentage of Gross Household Income Available for Housing Costs—HCD standards on
overpaying for rent indicate that households earning less than 80 percent of AMI should pay
no more than 30 percent of their gross income on housing costs. For this analysis, EPS has
assumed that all households shall spend 30 percent of their gross income on housing costs,
including rent in rental projects or mortgage payments, homeowner association fees,
insurance, and property taxes for for-sale units. A sample of homeowner association fees in
the Pleasanton area is shown on Appendix Table B-1, and the average fee is incorporated
into these calculations.

» Operating Costs for Rental Units—The analysis assumes that apartment operators incur
annual operating costs of $6,200 per unit, which include the cost of utilities, for units
affordable at 80 percent of AMI or below. EPS has assumed the units for median income
households and above would have similar operating costs but would be built and operated by
for-profit entities and thus also subject to property taxes.

Affordability Gap Results

Table 2 shows the estimated subsidies for construction of affordable for-sale units for low and
moderate-income households. As shown, a unit for a household at 60 percent of AMI is expected

Economic & Planning Systems, Inc, 10 P 113100081317 1EPReatand ol e Report Alfidable. iSoarting’ 151 || 11eporiD226 L6hor ke £ix



Nexus-Based Affordable Housing Fee Analysis for For-Sale Housing
Draft Report 02/26/18

to require a subsidy of roughly $254,000, and units for higher-income households require lower
subsidies. Table 3 shows the subsidies for construction of for-rent apartments for households at
various income levels. For any equivalent income level {(e.g., 60 percent of AMI), a comparison
of Tables 2 and 3 indicates the affordability gap for low-income rental units is estimated to be
less than if the same unit were offered for-sale.

These affordability gaps then were used to calculate the justified nexus-based fees by multiplying
this required subsidy by the number of units required to house workers providing goods and
services to new market-rate housing development. This methodology is discussed in more detail
in the following section.

Economic & P!anning Systems, Inc. 11 P (131000N.131 1 1Pinats ond ev Retanl ATToidable, hassvg1) 1L LEIad10016 18k dix )



2. DEMAND-BASED NEXUS FEE CALCULATION

The maximum supportable nexus-based fees are based on both the affordability gap, calculated
in the previous section, and the estimated impact that new market-rate units have on the need
for affordable units, as reflected in the number of income-qualified local workers required to
support the residents of market-rate units and the total subsidy required to construct housing for
those workers. This approach is based on the following logic: (a} residents of market-rate
housing have disposable incomes and require a variety of goods and services (including private
sector goods and services and government services); {b) the provision of those goods and
services will require some workers who make lower incomes and cannot afford market-rate
housing; and (c) fees charged to market-rate projects can mitigate the impact of those projects
on the increased need for affordable housing.

Market-Rate Household Income Levels

Households with larger incomes typically spend more on goods and services, therefore creating
additional lower income jobs, which in turn generate a greater demand for affordable housing.
To assess the impact that market-rate units have on the need for affordable housing, EPS has
estimated the household income required to purchase a home at various sizes, as shown in
Table 4.

The home value estimates on this table reflect specific transaction data from Redfin.com, and
cross-referenced with data from Zillow.com and Trulia, which provided the sale prices and sizes
of units. The data indicated that smaller units typically sell for more per square foot than do
larger units, so the home value-by-size estimates on this table reflect that price curve.

The income required to purchase a particular size unit is based on assumptions of the standard
down payment, financing terms, property taxes, and other costs related to owning & home.?2
These housing costs typically account for 30 percent of a household’s income, and therefore, by
knowing these costs, the required income to purchase each unit can be estimated. As shown,
required household incomes under recent market conditions range from approximately $81,300
for a 1,000-square foot unit to roughly $236,800 for a 3,500-square foot unit.

Please note that changes to housing market conditions can have a significant effect on the
calculations in this study. According to Zillow.com data, the median home value in Pleasanton
was $1,052,500 in 2017, a 13 percent increase from the 2015 value of $932,100 per unit. Had
this study been conducted during that high point in the market cycle, the incomes required to
purchase the same size home would have been significantly higher, and the maximum nexus-
based fee calculations would also have been much higher. For this reason, it will be important to
periadically adjust the fees, to reflect changes—positive or negative—in the competitive housing
market.

2 £PS and City staff have surveyed Homeowners Association (HOA) dues and home insurance costs
from current condominium listings, as shown on Appendix Table B-1.
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Nexus-Based Affordable Housing Fee Analysis for For-Sale Housing
Draft Report 02/26/18

Household Expenditures and Job Creation by Income
Level

Having established the income requirements for purchasing units at various sizes and values, the
fee calculation then requires an analysis of the household spending patterns at those required
income levels. Consistent with nexus fee calculations and impact analysis for schools, parks,
roads, etc., this analysis also assumes that all households purchasing new market-rate units in
Pleasanton are “net new" households to the City. To assume otherwise—for instance, that only
those buyers of new housing units relocating from outside Pleasanton should be counted in the
impact analysis—would require assuming that the homes left by those households relocating
within Pleasanton would be demolished or left vacant in perpetuity. This would only be the case
were the City experiencing a significant loss of population and housing inventory, as has
occurred, for instance, in Detroit. Pleasanton has not experienced such declines.

The Consumer Expenditure Survey from the United States Bureau of Labor Statistics provides
data for households at a variety of income levels, detailing the amounts that typical households
spend on things like "Food at Home,” “"Apparel and Services,” and “Vehicle Maintenance and
Repairs.” Interestingly, household expenditures by category are not uniformly proportional to
household income levels. For example, households earning around $81,300 (adequate

to purchase a 1,000-square foot unit) spend roughly 11 percent of their income on food and
drink (at home and eating out), while households earning $236,800 who can afford to purchase
a 3,500-square foot unit spend only about 7.3 percent of their income on food and drink.
Because of these and other differences in proportionate spending, the expenditure profile varies
at different income levels.

The homebuyer household’s typical expenditures were converted to the number of jobs created
by their spending. The first step in this process is to determine how much of an industry’s gross
receipts are used to pay wages and employee compensation. EPS relied on data from the
Economic Census,? which provides employment, gross sales, and payroll data by industry for the
City of Pleasanton. In certain instances, Pleasanton data was not available for every Economic
Census industry—in those cases, EPS relied on statewide Economic Census data for that
industry.

To link the Economic Census data and the Consumer Expenditure Survey data, EPS made
determinations as to the industries involved with expenditures in various categories. For
example, purchases in the Consumer Expenditure Survey’s "Food at Home" category would likely
involve the Economic Census’s “Food & Beverage Stores” industry, where gross receipts were
more than eight times the employees’ wages. By contrast, purchases in the Consumer
Expenditure Survey’s “Entertainment Fees and Admissions” category were attributed to the
Economic Census’ "Arts, Entertainment, and Recreation” industry, where gross receipts are only

about three times the employees’ wages. Where more than one Economic Census category was

3 Note that the Consumer Expenditure Survey data is based on information current as of 2014, The
latest data available for the Economic Census was published in 2013. Because the data sources were
from different years, EPS converted all numbers to 2015 dollars using the Consumer Price Index (CPI)
for the San Francisco Metropolitan Statistical Area (MSA) from the Bureau of Labor Statistics.
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Nexus-Based Affordable Housing Fee Analysis for For-Sale Housing
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attributable to a Consumer Expenditure Survey category, EPS estimated the proportion of
expenditures associated with each Economic Census category.

After determining the amount of the household’s expenditures that were used for employee
wages, EPS estimated the number of employees those aggregate wages represent. EPS
calculated the number of workers supported by that spending using the average wage per
worker (zlso from the 2013 Economic Census)., These wages ranged from a low of roughly
$11,900 per year for workers in the personal laundry services industry to a high of more than
$134,700 average salary for data processing, hosting, and related services industry.

This methodology recognizes that a range of occupations and incomes exist in a given industry
sector. For instance, the methodology used to generate Tables A-1 to A-6 in Appendix A
distinguishes between the typical incomes of workers in different types of retail stores (e.g.,
“food and beverage stores” versus “general merchandise stores”), rather than assuming all retail
sector workers earn the same income. However, the average wage is used for each sub-
category of industry employment and represents a reasonable proxy for the range of incomes in
that group: while some employees will have higher wages and require lower subsidies, others
will have lower incomes and require higher subsidies. Using the average approximates the total
housing subsidy needed by workers in that industry.

To calculate the number of households supported by the expenditures of market-rate housing
units, EPS estimated the employees’ household formation rates. Importantly, employees
generated from the increase in housing units do not all form households; some employees, in the
retail and food services industries in particular, are young workers and do not form households.
Data from the Bureau of Labor Statistics indicates that 12.5 percent of retail/restaurant workers
are age 16-19, but an average of only 1.9 percent of workers in the workforce overall. EPS
applied these discounts to household formation by type of business to get a more accurate
calculation of households formed by the employees and the average total incomes of those
households.

To get the overall households’ income rather than the individual workers’, the wages of warkers
forming households were multiplied by the average of approximately 1.67 workers per working
household in Pleasanton.4 This assumption implies the workers in a given househoid will have
roughly equivalent pay per hour. While certainly there will often be some variation in wages per
employee within a household, on average this assumption is reasonable because it implies
comparable levels of education and training among all workers in a household. The average
household incomes then are allocated to various income categories to estimate the number of
affordable housing units demanded in each income category (50 through 120 percent of AMI).

A simplified example of these calculations follows:

A. Number of Households (prototype project} 1,000
B Average Household Income (in the project) $125,000
C. Aggregate Household Income (A x B) $125 million
D Average Income Spent on Food Away From Home

4 Workers per working household based on American Community Survey (ACS) Census data.
Although ACS data reported is based on historical figures, these figures can vary somewhat based on
ongoing revisions to the ACS data.
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(Consumer Expenditure Survey) $5,200
E. Aggregate Food Spending (A x D) $5.2 million
F. Food Away From Home Gross Receipts: Payroll Ratio {(Economic Census)  3.59:1
G. Estimated Retail Payroll (E + F) $1.4 million
H. Average Food Service Wage (Economic Census) $16,900
I. Estimated Total Retail Jobs (G + H) 83.5
J. Percent Age 20+ (Bureau of Labor Statistics) 87.5%
K. Total Retail Workers Forming Households 73
J. Average Workers/Household (Census Data) 1.67
K. Estimated Households Created (K = ) 44
L. Average Household Income (H x 1) $28,200
M. Income Category Very Low-Income (up to 50% of AMI)

In this simplified example, 1,000 new market-rate units sold to households earning $125,000 per
year would create demand for 44 housing units for food and eating place workers with household
incomes below 50 percent of AMI. Actual calculations and impact distinctions by type of
household expenditure for various home values are shown in the series of tables presented in
Appendix A.

Demand for Public-Sector Workers

In addition to the jobs created by the spending of the new market-rate households, this analysis
also aims to evaluate the number of public-sector employees generated by the public service
demands of new market-rate households. Rather than a comprehensive computation of public-
sector employment, the analysis aims to be conservative by sampling only certain public-sector
jobs (e.g., teachers and transportation providers) that are expected to grow in proportionate
measure to household growth.

Data from the 2015 Occupational Employment Survey for the Oakland-Fremont-Hayward MSA
was used to determine the number of these public-sector employees needed to serve new
market-rate development. This data was generated by the California Employment Development
Department (EDD) and provides employment and wage information for a variety of occupational
categories. EPS reviewed the data and sampled occupations that were public sector-related, as
shown in Table A-7 in Appendix A.

Based on the ratic of the selected public-sector jobs to the total households in the MSA, EPS
estimates that approximately 57 government jobs or 34 households with a government
employee are required per 1,000 total households. These figures are conservative (i.e., low)
because numerous types of public-sector jobs are not included in this analysis (such as federal
postal workers, County health and human services workers, etc.). Also, please note that EPS
has no basis to distinguish differences in the number of public-sector workers demanded by
households based on different income levels or in different sizes of units, so the same numbers
of public-sector jobs are assumed to be generated by units of all sizes and prices.

Combined Demand for Income-Qualified Workers

The total number of income-qualified households required to support the expenditure and public-
sector service needs of new market-rate units were determined based on the affordable housing
income limits from HCD for a 3-person household. Table 5 summarizes the HCD income limits
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used to compute the total number of income-qualified households generated by construction of
market-rate units. The number of income-qualified households required to provide goods and
services to new housing units is detailed in Appendix B.

The nexus methodology used herein computes the total number of income-qualified households
generated by market-rate units and calculates the impact fee based on the estimated cost to
subsidize the production of units to meet that affordable housing demand. This methodology
does not suggest that all lower income service workers serving City residents will reside in the
City, but it does assume that new development should mitigate for the new affordable housing
demand it creates, even if some of those lower income households reside outside the City.

Fee Calculation

The affordability gap analysis quantifies the subsidy required to construct affordable housing at
various income levels. Analysis of consumer expenditures that rely on lower wage workers
provides an estimate of the total number of income-qualified households generated by new for-
sale units. Then for each category of market-rate units, the nexus-based fee is calculated by
applying the total number of income-qualified households generated to the affordability gap
computed for each affordable household income level. The analysis provides the maximum
supportable nexus-based fees for new housing development in Pleasanton.

Tables 6 through 11 show the impact fee calculation by home size. The total impact fees
required for a representative project of 100 units is calculated by multiplying the number of
affordable units required per income level by the cost of subsidizing such housing. All income-
qualified households are assumed to be housed in multifamily rental units and the subsidies
needed are calculated as the affordability gaps shown in Table 3. The resulting maximum
impact fee for market-rate units ranges from $28,431 for a 1,000-square foot unit to $75,857 for
a 3,500-square foot unit.
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Appendix A: Household Expenditures and
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APPENDIX B:

Income Levels for Worker Households

Table B-1

Table B-2

Table B-3

Table B-4

Table B-S

Table B-6

Income Levels for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 1,000 square foot unit ........c.ooiiiiiiiiiiiiciinininnneens

Income Levels for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 1,500 square foot Uit .....coceeeiieiiiiniiiiiniiirreenene..

Income Levels for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 2,000 square foot unif . ....coviivivinivinviiicninneenen.

Income Leveis for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 2,500 square foot unit ......c.covviiiiiiiieniennnnnne..

Income Levels for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 3,000 square foot Unit ..........coooiviviviivnvninenennn,

Income Levels for Worker Households—Worker Household
Generation per 1,000 Market-Rate Units—

For-Sale 3,500 square foot unit ...



DRAFT

Income Levels for Warker Households
Household Generation per 1,000 Market Rate Units - 1,00¢ Square Fool Uni
Pleasanton Housing Impact Fee, EPS #3181111

Above
u u Madian Maoderate Moderate
Total Total Worker Eu v Households Households  Income Income Income
Industry Workers H holds [1] H | H hold % 0% H holds M hol H hol
Retail
Unspecified Retal 49 24 oo 28 a0 no 00 00 00
Focd & Beverage Stores 04 07 0o 00 L] 07T oo 09 Q0
Food Sernces and Dnnkng Places L1 MY 00 ue apo 1] a0 oo 00
Health and Personal Care Slores 28 14 00 L] 90 o0 14 00 0¢
General Merchandise 48 25 oo L] 25 1] X:} 0o 00
Furnilute and Home Fumishings Siores 37 19 0o oQ 19 00 09 00 o0
Buikhing Matenal ang Garden Equipment and Supplies Dealer 29 15 00 a0 oo 15 0o 0o [1]:]
Electronics and Apphance Stores 2o 42 aa an 42 o0 a0 o ao
Clottung ang Clothnp Accessones Siores 58 3 aa 31 oo a0 o0 00 [+]]
Molor Vehicle and Parts Dealers L] 43 [} ap oo a0 09 43 a0
Gasolina S1alions 12 L] 2] oe oo 3] L] L] 1]
Sporting Goods. Hobby and Musscal instrurient Siores +11] oo aa [:1+] oo ao [1]1] od an
Misceitaneous Siore Retaders 58 3 q0 3 oo a0 oo [1]] )]
Nonstere Relailars o4 o2 3] }+] o0 az [1] [1]] a0
Arts, Entertainmen, & Recrealion L1} 35 [41¢] oo 35 ap a0 agQ ap
MedicaliHaalth
Ambulatory Hoalth Care Seraces 22 L] ao [4]+] (1] oo ao ag 13
General Medical and Surgical Hospials 15 o9 oo oo oo [+ ag ao 09
Nursing and Resdentwl Care Facities 81 318 ao oo oo 36 90 oo oQ
Social Assstance 8 21 1] 21 (1} 1] 00 oo 1]
Services
Personal and Household Goods Repmit and Manlenance 88 08 00 108 @0 og¢ 1] 0o a0
ices i B Gs and D g 141 a4 *J+] oo a4 o0 oo 0o a0
Waste Managemenl and Remediaion Sernces 30 s :X+] oo ao oo [:Xr] oo 18
Real Estale and Rerdal and Leasing g5 03 oo o0 ao 00 oo [th] (1]
Personal Care Sennces an 50 on 50 oo (1} [-1+] o0 (14
Dry Cieaning and Laundry Senaces 28 LI o0 15 oo oo o0 oo ao
Auto Repar and Manienance 87 51 [+]1) co ao 51 oo oo aa
Vetermnary Sanncas 7 i0 oc [1]1] oo ¢o0 10 o¢ (1]
Phoctographic Services 13 04 oo (1] 04 Q0 (1) o0 a0
Educalional Senaces 2090 e on 118 ap [1]1] o0 oo aa
Accounnng ie 1o co co oo ¢o0 (1] 10 oo
Architeciural, Engneenng and Retated o7 -1} oo (1} (1] ¢0 o0 og 04
Specishized Design Senaces 10 08 00 Go oo ao oo o8 ao
Death Core Serices 14 o8 o0 ca ao a0 ca oo ao
Legal Services 07 04 (1] 60 ap a0 o0 [ 1] (‘K]
Govemmen §70 218 20 29 09 ag 20 12 FiF]
Total Workers and Households FL IR 168 L 5] ki8] 3.0 5.7 12 1.0 2.0
Tolal ircome-Qualified HH Gereraled Per 1 000 Market-Rate Umils |2) 1855 co 758 210 %57 a2 ao 320
Tolal Income-Quabfied HH Generaled Per 100 Markel-Raie Unas [2} 188 ao 78 21 29 03 as 32
[1] Assumes t 87 workers per worker household i Pleasanion based on 2010-2014 A = y Survey. ai125% for retad and 1.9% discount for ather indusines to accouni for
workers under age 20
(2] Exc above ncome h thesa i are i0 Bcquire market-rate housing

Sources: Amencan Communty Survey. and Economic & Planning Syslems. inc.
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DRAFT

Intoshe Lavels for Workes Households
Household Generation per 1.000 Market Rate Units = 1,500 Square Fool Unil
Pleasanion Housing Jmpact Fee, EPS #181111

Above
u u Median Moderate Madarste
Total Total Worker ELI vu Households Households  Income Income Income
Indusiry Workers  H holds [1] H: holds  H hold! 0% 0% H helds  H hold: H hald:
Retail
Unspeciied Retml ao it oo LRI o0 ao ao ao 20
Food & Beverage Stores 281 137 oo aq an 127 ao oo 00
Food Services and Dnnking Places (-1 478 ao 474 oo ao (1] (1] 00
Heatth and Persoral Care Stores 34 18 00 a0 oo Q0 t8 oo 00
General Merchandise 71 a7 oo ag a7 aa ao ao 0o
Fumiture ard Home Furnishings Slores 60 3 00 a0 N [131] oo oo oo
Building Malenal and Garden Equipmen! and Supplies Dealer a9 26 0o [134] ag 24 (1] Qo o0
Electronics and Applance Stores 121 a4 0 ao &4 ao ao ao 00
Clothing and Cloitung Accessones Stores 90 47 00 47 ap oo ao oo o0
Molor Vehicle and Parts Daslers 27 a7 o0 ag oo oo ao a7 00
Gasobne Statons 12 o8 oo a8 ao an 0o 00 00
Sponing Goods, Hobby and Musical instrument Sigres oo oo oo ao o0 ao ao ao 0o
Miscetlaneous Store Relailers 1] 4% 1] 45 0o 00 oo o 0o
Nonsiore Retaers (i3} k] 00 a0 ao0 03 [ 1] a0 0o
Ans, Entertatnment, & Recreation 138 T2 0o (135 T2 ago [} ao 00
MedicaliHaalth
Ambulaiory Heafin Care Services 7 22 09 00 a0 00 oo oo 22
General Medical and Surgical Haspitals 25 15 00 [1]4] a0 go o0 00 15
Nursing snd Residental Care Facities !4 109 00 ao oo 108 @0 (0] a0
Social Assislance 194 M4 0o 114 L] 0o a0 00 00
Barvices
Personal and Househcid Goods Repar and Mawiensnce 21 187 0o 1wy []+] (1] (1] (1] 00
Seraces o Buildings and Dwelbngs 200 198 00 a0 112 on 00 [L11] o
Waste Managemenl and Remediabon Sennces a7 21 a0 ad ag ao o0 ¢o 21
Raal Estate and Rental and Lessing [13:] 05 o0 ao o0 Qo oo 05 00
Personsl Care Sennces 125 T4 0o Ta 1] a0 a0 o0 00
Dry Cleaning and LBundry Sennces 43 22 0o 22 []] ao oo a¢o ao
Aulo Repay snd Manienancs 1mao 85 00 [1]1] [1]+] 65 (]} ao 00
Velennary Senices 24 14 ao 00 []+] ao 14 [ 41] Qo
Pholographx Seraces 10 os 00 L4 L] 00 @0 oo 00
Educationsl Services 54 08 00 208 ad ¢o oa (] ao
Accountng 24 14 0o 00 oo (1] o0 14 a0
Architectural, Engineenng, and Related 1t oe oo b1 0 [ 14 1] o0 08
Specisized Design Senvices 15 1] ap o0 0aQ o0 oo 0% ao
Deaih Care Sernces 21 13 ao oo 04Q oo 13 oo Qo
Legal Services 10 1.} a0 0o 00 oo oo oo [ 1]
Governmen 57¢ s 0 00 20 18 20 18 FoF]
Total Workers and Households 4345 414 2.0 121.2 324 388 45 1.3 M3
Total income-Qualified HH Generaled Per 1,000 Markei-Rale Units [2] 2424 ao 1212 kri k%) 4% 13 343
Tolal Income-Cuakbed HH Ganeraled Per 100 Markei-Rale Units [2] 242 ao 221 33 e o4 1 34
1] Assumnes 1 87 workers per worker housebold w Pleasanton based on 2010-2014 Amencan C y Survey 212 5% o for retall Bnd 1.9% dacount for other indusines to acezunt for
woikers under age 20
12] Excl above MCome these are 1o scquire market-igte housing

Sounces. Athencan Commnuniy Survey and Ectnomuc & Plannig Systems. ihe.
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DRAFT

Income Levels for Worker Households
Household Generation per 1,000 Market Rate Units - 2,000 Square Foot Unit
Pleasanton Housing impact Fee, EPS #151111

Above
[} Median Moderaie Moderale
Total Total Worker EL) vy Households Households  Income Income In¢ome
Industry Workers | Ids [} holds  He 1) 80% 0% L] 1 H 1
Rewil
Unspecified Retal 48 25 oo 25 00 00 oo oe oo
Food & Beverage Stores 221 e []+] 0o []1] 1186 ao oe o0
Food Senaces ard Dnnking Praces w050 552 oo 552 o0 [ 0o 1] [}
Heahh and Parsonal Care Slotes 13 17 [-34] oo a0 o0 17 1] oo
General Merchandise 73 3 cc a0 39 ao oo oo (1]
Furniture and Home Fumnishings Slates 56 29 oo (5] 2% ao oo oo ao
Burki:ng Matenal and Garten Equipment and Supphes Dealer 50 28 a0 a0 oo 26 o0 oo o0
Elecironcs snd Apphance Stotes 104 55 00 00 55 -] oo a0 a0
Clotting and Clothing Accessones Stores 20 52 oo §2 og oo 00 ao [}
Maolor Vehicle and Parts Deaters 1" 50 0o 00 og 1) 00 59 oo
Gasohne Stalons 1.2 o8 [} a8 og og 00 0o a0
Sporing Goods, Hobby. and Musical instryment Stores 00 [ 1] 0D 00 o0 oe oo oo 00
Mascellaneous Store Retailers a4 44 oo 44 00 1] 00 00 00
Honsiore Retaers o7 a4 00 a0 oo o4 a0 0o o0
Aris, Erertainment, & Recreation 191 100 a0 ao 160 o0 g oa [+11]
MedicalHealth
y Heanh Care 28 18 o0 oo ao eo aa 0o 18
General Medical and Surpical Hospitats 19 1M 00 oo a0 a0 oo 09 11
Nussing and Reswenttal Care Facildwes 109 84 00 0o a0 aa 1] 1} a0
Socal Assistance 8 5 ad £2.] ao oo [+1+] a0 oo
Services
Fersonat and Household Goods Repas and Mmntenance 33 191 oo 193 00 [:]] 1] [1]4] [+11)
Services 1o Buildings and Dwedlings 269 158 oo co 158 oo oe ao oo
Waste Mansgemen! ang Remeduhon Services iz 19 [<X+] ¢o oo 0o co a0 19
Real €state and Rental and Leasing 09 a5 [(+1+] a0 00 0a a0 0% oo
Personal Care Senaces 138 70 oc 70 a0 [HL] oo oa o0
Dry Ciearing snd Laundry Seraces 47 2% oo 25 a0 [+]] a0 oo o0
Auto Repait and Mpntenance 12t T [ 1] ao o0 T oo oe oo
Velennary Seraces 74 14 oo oo an 00 14 og (-1}
Pholographic Seraces 13 ae [14:] ao as 00 oo oo oo
Educaional Sernces 8723 n7 ae 17 an o 00 oo Qo
Accouning 25 14 oo oo a0 00 00 14 (1]
Archieciural. Engieenng. and Retated 1" o8 ac 00 Q0 a0 oo oo 08
Speculized Dedgn Sennces 15 o9 oo [} oo [13+] 00 (3] a0
Caath Care Sannces 21 13 L] 1] ap ao 13 ¢o oo
Legal Serices 10 o8 ao oo oo ao oo a0 08
Gavernment 0 1l 29 20 g 40 20 18 212
Total Workers and Households 450.4 185.7 0.0 136.2 uny T 4.4 10.5 EER]
Total income-Quakiied HH Generated Per 1,000 Maiket-Rote Unas [2] 2557 00 1382 kY] in7 44 %5 EXR
Total income-Qualfed HH Genetated Per 100 Market-Rate Unas [2) 258 00 138 39 13 04 10 33
1) Assumes 1 67 workers per worker household in Pleasanton based on 2010-2014 A C y Survey Inchudes a 12 5% for refait and 1 9% discount for ather industnes 1o accoun! lor
worlhers snder Bge 20
12]E above these ane pgec 10 a{u=re market-rale housing

Sourtes Amencan Commundy Survey. 8nd Econeesc & Placning Systems. Inc.

Economic & Planning Systems, Inc. 2/26/2018 PUTS106031 151 111 PiaasantonFea\Mode 1511 1 Imod? JorsalaGl1510 wis



DRAFT

fncoma Levels for Worker Households
Houtehold Generation per 1,000 Markel Rale Units - 2,500 Square Foot Unit
Pieasanton Housing impact Fee, EPS #151111

Above
L u Madlan Moderste Moderate
Total Total Worker EL vu Househiolds Households  Income tncome Income
Industry Warkers 1] H halds H hold: 0% 0% H holds  H | id
Antail
Urspecfied Retad 5% 31 00 il an 0o oo 20 (1]
Food & Beverage Stores s 144 o0 a0 oo 144 o0 oa a0
Food Services and Dnnking Places 1307 [.LE:} o0 888 09 (14 L] oq oa
Health and Personal Care Stores 40 21 00 g0 0o 00 21 o0 oo
General Merchandise 91 a8 og 8o 48 00 a0 an (1
Furmilure and Home Furnishings Slores 70 ar a0 an ar oo oo aa oo
Buikding Matenal gnd Garden Equipinent and Suppbes Dealer 62 a3 (1] LR+ 00 3] [<]+] ao 00
Electroncs and Applunce Stores 130 a8 ag 11} 88 []1] oo Q0 (5]
Cizihing and Clolhng Accessones Siores 122 85 ao 85 0o eQ oo 0o ']
Mator Vehicia and Paris Dealers 13¢ T3 [+ oo o0 oo oo 13 a0
Gasobne Siahons 12 06 oo 1] 0o a0 oo oo 04
Sporting Gaods, Hobby, and Mus«al Instrument Stores [ 1] oo o 0a 00 ao oo oo 00
Miscellaneous Slore Retalers 105 3] oo 55 00 oo oo ao 0d
Nonstore Retailers (2.} 04 oo 04 L] o4 o0 Qo oo
Ans, Entertainment, & Recreation 238 125 oo g 125 oo oo oo 0o
MedicalMealth
Ambulatory Health Care S: 35 20 o 00 a0 00 o0 o 20
General Medical and Surgical Hosmtaly 23 14 oo L] L] X'] (1] oo 14
Nursing and Residentisl Care Facidwes 124 an [+ 113 oo an 80 o0 1] (]
Societ Assislance 122 12 o 712 0o oo ao on o0
Services
Persanal ang Household Goods Repar and Mamnienance 418 241 a0 M 0o o0 oo (] [+]:]
Sennces 1o Buildings and Dwelings 1S 197 a0 a0 w7 00 ap oo (1]
Waste Managemen! ang Remediation Sernces 40 23 ao L T] 1] 00 oo (1] 23
Resl Estale and Renisl and Leasing (B or ao oo og oQ 00 [ 3] an
Personsl Care Sennces 47 B7 (5] 87 oo L1]] 0o 00 ao
Diy Cleaning and Laundry Sarvces 5 i oo 3 o0 00 oo ao ap
Aulo Repar snd Mamienance 5g .2} ad oo oo a8 a0 ao [11+]
Velennary Serices 14 17 ao [-]] oo aa 17 00 [<]"]
Pholographc Servwces 17 10 (5] 1] 10 ag 0o (0] o0
Educational Senacas T3 420 0o 420 oo [:34] 00 ao oo
Apcounhing 14 18 oo oo oc (/] oo %] [<]:]
Archileciuia), Engmeenng . and Relaied 13 a8 (] oo oo od oo ao o8
Specalized Design Seraces 19 i1 20 oo 20 1] 0 Tt ap
Death Care Sendces 28 i6 o oo oo 0o 18 g0 oo
Legal Sennces 13 e (3] oo o0 (1] oo 1] o8
Governmen $29 B3 ge 20 25 48 po 13 Az
Total Workers and Households S66.3 309.9 0.0 1604 43.5 9.6 5.4 128 Hus
Total income-Cuaiifed HH Genersied Per 1.000 Markel-Rate Unns [2] 099 (1] 169 4 45 ms 54 128 M5
Total income-Cluakfied HH Genarated Per 100 Markel-Rate Unds [2) Mo 1] 89 48 40 05 13 34

[1) Assumes 1 67 workers per worker household i Pleasanion based on 2010-2014 Amerncan Communay Survey Includes a 12 5% discount for relad and 1 9% discount for other indusines 1a sccount lor
workers undes age 20
[2JE above by iis b Ihese ara q 10 acyuire markel-rate housing

Sources Amencan Communrty Survey and Economic & Planning Systems, Inc

B-4
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Table 8.5
Income Lavels tor Worker Households

Household Generation per 1,000 Market Rate Units - 3,000 Square Foet Unit

Plessanion Housing kitpact Fee, EPS #151111

DRAFT

Above
u Madlan Moderate Modarale
Tata) Tatal Worker ELI v Houscholds Houssholds  Income Income tncome
Industry Woarkets | ids [1] H hol H hold 8% 20% | H hald H hold!
Retail
Unspecified Retail a7 s 0a 35 oo o 00 1] (1]
Food & Beverage Stores g 182 00 o o0 162 00 09 oo
Fooq Serces and Dnnking Places 470 T2 0a T2 o0 ae 00 oag co
Heath and Personal Care Stores 48 24 00 oc og ac 24 oo oo
General Meschandise 101 54 1] oc 54 oc 00 oo co
Furnsture and Home Furmishings Siores. 78 41 04q o 4t oc 00 o0 co
Buikhing Matenal and Gamden Equipmend and Supplies Dealer 70 37 0d oo o0 3?7 oo 00 ag
Elactronics and Apphance Stores 148 77 90 [1]1] 77 +1] ag a0 6o
Clotha aret Clgthing Accessonas Siares 132 73 a0 73 ¢ o oo a0 aa
Motor Vehicla and Parts Dealers 156 32 [:1¢] oo oo oo ag 82 oo
Gasalme Staions 12 [+1:] 1] []:] ao [+113 aQ oo a0
Sporting Goods, Hobby, and Musizal instrurhent Stores oo 1] ao a0 [1]1] oo (1] o0 Qo
Maceitangoys Sioee Retaders ma L¥] 40 82 a0 e [4] a0 (]
Nonslare Relailers [i}:} 05 a0 [ 1] @0 o5 ao 0o o0
Aits, Entertainmem, & Recrealion 07 40 ao (1] 140 oo ao 00 a0
MedicatHeatth
Ambutatory Health Care Serwces 38 23 4] oo a0 oa ag 40 23
Generat Medicsl and Surgeal Hospaly ?8 15 a0 (] ao [+]13 [«1+] a0 15
Nursng and Residential Care Facdies 153 90 [1]+] [1]1] (1] %0 aQ L1]¢] oo
Social Asssance 10 81 []] a1 oo oo a0 an oo
Services
Personal ang Household Goods Repmr and Mainienance 467 2n aa m a0 ¢ oo ao 00
Senaces ia Buidings and Dwelings n? 222 Qo a0 222 co a0 ao 00
Wasie Maragemer! and Remedialon Sernces 45 28 oo ao (] co 1] ae 28
Real Estale and Renlal and Leasing 12 ar oo oo oo ao 0o o7 a0
Personal Care Sennces 166 98 oo o8 00 0o oo oo 00
Dry Cleaning and Laundry Senaces 68 RE3 og 35 oD a0 oo 113 a0
Auto Repar and Manlenance 169 100 oo oo 00 wo oo 213 0o
Velerinary Sernces 33 20 0o 00 oo a0 20 o 00
Photographic Sensces 19 " [+X+) 00 11 ao oo 11} 00
Educabonal Sennces 802 472 oo 472 oo oo oo 1] 0o
Atcouahng a4 20 oo Qo 0o a0 od 20 0o
Archiectural, Engeanng, and Related 15 a9 =11} 00 oo ¢o oo oo oo
Specialized Devgn Services 21 12 oo a0 ao oo uo 12 0o
Death Cara Serices I 18 oo oo oo a0 18 oo oq
Lagail Sennces 15 (-1} oo 00 00 oo oo oo o
Government i0 s o8 9.0 20 EE-} Q0 13 Fil)
Total Workers and Households LA R} 3444 ot 180.5 B4.8 4319 8.1 14.0 5.4
Total Income-Cuakhed HH Genersted Per 1,000 Markel-Rata Unds |2] 344 oc wos 545 439 81 140 354
Total Income-Quakfied HH Gererated Per 100 Markat-Rate Unds [2) M4 oo 190 5% a4 o8 14 s

{1] Assurnes 1 67 workers per worker household in Pleasanion based on 2010-2014 Amencan Communtty Survey . Includes a 12 5% discount for retail and 1 9% discount for oiber indusines 1o account for

workers uader age 20
[2] Exctudes above

thesa

-MICOIMS

Sources: Amencan Commuerdy Survey, and Economic & Planning Systems, Inc.

Economic & Planmng Systems, Inc.  2/26/2018
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DRAFT

Income Levels for Worker Households
Household Generation per 1,000 Market Rale Units - 3.500 Square Foot Unit
Pleasanion Housing impact Fee, EPS M151111

Above
L u Mudian Maderate Moderale
Tatal Total Warker £u vu Households Houssholds  Income Incoma Income
tndusiry Workers  H (U] H 0% 0% Ids M 1!
Retail
Unspeafied Reta T4 39 0o i e 0g 0o o0 0o
Food & Baverage Stores D 17.9 3] o0 oo 19 a0 oo -]
Food Senaces and Dinking Places RLIE ] 850 00 850 oo L] 00 oQ oo
Heafth and Perscnal Care Siores 50 28 00 00 11} ao 28 [ 11} o
General Merthandre 13 59 00 00 59 o oo oo o0
Fumniture and Home Furishings Stores 1] a5 an aQ a5 []+] 00 co oa
Buiding Matenal and Garden Equipment and Supphes Desler 77 40 00 a0 co 40 ot to a0
Elecinonscs and Apphance Stores i1t B4 [11+] [+1+] a4 [+11] oa 00 (-]
Clothng and Clothing Actessones Stores 152 40 L] apn ¢o oo L11] 0o a0
Malor Vehicle ang Paris Daaters 172 #0 ag og 00 oo L] 90 ao
Gasoline Stations 12 Ll ag oe (] oo a0 0o ao
Spotiing Goods. Hobby. and Musscal instrument Stores. a0 (1] aa oo oD o0 ao 00 aQ
Miscetlaneous Siore Retalers 130 -1 ] 1] [-1.] 0o 1] Qo 0o og
Nonsiore Retailers 1o o5 ] oo 00 05 ] 0o ao
Ants, Etertalnment, & Recreation N4 155 [+11] oo 155 (1] oo 00 [+1+]
MedicatHealth
Ambutatory Health Cans Services 43 25 1] oc oo oo [+ ] 00 25
Generat Medical ang Surgical Hospitals 29 17 00 (1] "1} ao oo ag 17
Nursing and Residential Cary Facidies i) e 00 (14 1] 99 oo 0 a0
Social Assislance 152 L34 oo ae 00 090 o0 L] o0
Services
Personal and Household Goocs Repar and Mantenance 514 298 a0 ms L] 00 [ 1] 0o ao
Services 10 Buikhings and Dwellings as 44 [141] oo 24 4 o0 o0 [+]+] a0
Waste Manag and R ] 49 29 [ 1] 0o ao oo co 0o 29
Real Estate and Renial and Leasing 14 1.} 00 0o oo o ao o8 00
Personal Care Services 142 w? A1} o7 oo L] ] oo oo ao
D¢y Cleaning and Laundry Serices 72 38 oo 3z oo (1] oo oo (5]
Aulo Repar and Marienance 18 110 o0 oo 1] 10 ao oo o0
Velennary Sernces a7 22 0o oo [+Xi} 00 22 oo ad
Pholographic Senaces 21 12 00 00 12 L]] ('] oo 00
Educationst Sernces 283 520 0o 529 1] 0o 0o 0o 00
Accounting e 22 0o o oo L1 00 22 0o
Architeciural. Engingenng, and Relsted 18 10 0D 00 [+11} [1]:] 0o oo 10
Specialized Design Sernces 23 14 0o L] oo oo 00 14 a0
Desth Care Sarvices 33 19 00 00 0o g 19 oo 00
Legal Services 18 09 0o (] oo L] 0o oo os
Govemnmen 1y 318 20 a9 20 4% 20 18 FiF)
Total Workers and Households §74.8 INES 0.0 0.6 0.0 47.8 6.7 15.2 36.2
Tolal Income-Qualified HH Generaled Per 1,000 Markel-Rate Units [2] 755 00 W00 L] 418 87 152 382
Total income-Qualflied HH Generated Per 100 Market-Rate Unis [2] ne [} 210 .1} 48 o7 t5 18
1} Assumes 18T workers per worker househoid in Pleasanion based on 2010-2014 Ci y Survey Includes g 12 5% for refad and 1 9% discount dor othes ingusines lo account for
worhars under age 20,
21E ADOVE b thess are 1o acquire marked-rale housing

Sources Amercan Commundy Survey and Economec & Planming Systems. Inc
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