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“Which would you rather be if you had the choice--divinely beautiful or dazzlingly 
clever or angelically good?” ― L.M. Montgomery, Anne of Green Gables

ASPIRATIONS AND LEVERAGE

Value for whom? 
Captured for what?
Defined by who? 



 Is housing affordability a big 
public concern in your 
region?

 Is your region in the process 
of expanding transit? 

IF YOU REALLY WANT TO DO SOMETHING, YOU’LL 
FIND A WAY. IF YOU DON’T, YOU’LL FIND AN EXCUSE.

Are you from a region where 
most of your transit was 
built before 1990? 

Are you actively working 
NOW on prioritizing public 
lands for public benefit? 



 Public land is any site that is owned 
by a governmental or government-
chartered entity. 

 Publicly -owned parcels, often referred 
to as ‘public sites,’ ‘public land’ and 
‘surplus land’ 
 vacant or underutilized parcels, 
 parcels with existing 

community/public facilities with 
redevelopment potential, 
 land being purchased by a public 

agency for the development of 
community/public facilities including 
roads and transit corridors.

 Inventory: To understand the scale of the 
opportunity,  create an inventory of the 
sites available. 

 Analyze: Not al l  available sites are 
suitable for development. Analyzing sites 
and categorizing them based upon factors 
that influence their development 
potential,  including scale, existing use, 
surrounding uses and neighborhood form 
and infrastructure needs, among other 
factors, is important. 

 Position for success: Refine agency 
processes and procedures. Ensure 
appropriate staff capacity.  Build into 
Requests for Proposals and other kinds of 
solicitations.

PUBLIC LANDS FOR PUBLIC BENEFIT



Brooke Belman– Sound Transit (WA)

Lucy Galbraith– Metro Transit (MN)

Pedro Galvao – Non-Profit Housing of Northern CA

Heather Hood - Enterprise Community Partners (CA)

Mariia Zimmerman, MZ Strategies, LLC (Moderator)

THINKERS AND DOERS





Statutory & 
Programmatic 
ETOD Direction





Do you have a sense of scale in your region 
about the opportunity? 
 i.e. lots of developable land near transit or only a little 

IF YOU LOOK AT WHAT YOU DON'T HAVE IN LIFE, 
YOU'LL NEVER HAVE ENOUGH.



High Frequency Transit Map 2019
• ½ mile radius for transitway station areas

• ¼ mile buffer for high frequency local bus



27,950 MULTIFAMILY UNITS PERMITTED 2009-2018
• 40% of multifamily units in the 
region
• 17,868 units in LRT station 
areas*

• 4,891 units in BRT station 
areas*

• 8,663 units along high 
frequency local bus routes

+ 29,000 add’l
PLANNED multi-
family units!!

* Permits are counted for both LRT and BRT when station areas overlap



DOWNTOWN MINNEAPOLIS



Public Property  Online Database:  Twin Cities Region Public Properties 

Downtown 
Minneapolis & UMN

Metro Transit Public Property Database

https://metrocouncil.maps.arcgis.com/home/webmap/viewer.html?webmap=923f81cb9e5d4dd5ba3ad2742f4dceb4
https://metrocouncil.maps.arcgis.com/home/webmap/viewer.html?webmap=923f81cb9e5d4dd5ba3ad2742f4dceb4


Public Property  Online Database:  Twin Cities Region Public Properties 

Downtown Saint Paul

Public Property Database example

https://metrocouncil.maps.arcgis.com/home/webmap/viewer.html?webmap=923f81cb9e5d4dd5ba3ad2742f4dceb4
https://metrocouncil.maps.arcgis.com/home/webmap/viewer.html?webmap=923f81cb9e5d4dd5ba3ad2742f4dceb4


Does your transit agency or 
city prioritize or create 
incentives specifically for 
affordable housing or other 
community-serving uses on 
its surplus public land?
Reduced land costs
Priority points in RFP
Tax abatements

NOT EVERYTHING THAT IS FACED CAN BE CHANGED, 
BUT NOTHING CAN BE CHANGED IF NOT FACED.



BRINGING OAKLAND HOME

Creating a Public Land Policy To House Oaklanders



DEMOGRAPHIC CONTEXT: AFRICAN AMERICANS                
M O RE INFO  H T T P : / / WWW. A NT IEV IC T IO NM A P P INGP RO JEC T. NET / B LAC K . H T M L



4760 needed
- 751 produced
- 1730   in pipeline (inc density bonus units)
_______
=  2279 + homes needed to meet goal
- xxxx + acq/rehab units
- xxxx on City’s public land
- xxxx in future BART developments
- xxxx from opportunity zones
- xxx  + pipelines
_______
=        0 additional homes needed to meet goal

28% AH of 17,000 TOTAL = 
4760 affordable homes

How Does Public Land Help Meet Oakland’s Housing Goals?



City of Oakland Public Land –as of 2017



MOVING TOWARDS AGREEMENT


Comparison



				100 Unit Building																																																																250 Unit Building



										Cash Sale										Onsite Units																Subdivided Site														Tax Credit 80/20										Tax Credit 100%												Cash Sale										Onsite Units										Tax Credit 100%

								Affordable		0%										15%		Affordable														0%		Affordable												20%		Affordable								100%		Affordable								Affordable		0%										15%		Affordable								100%		Affordable



								Average Rent		$   2,698										$   2,455		Average Rent														$   2,698		Average Rent												$   2,374		Average Rent								$   1,076		Average Rent								Average Rent		$   3,102										$   2,798		Average Rent								$   1,076		Average Rent

								Building Value		$   42,088,800										$   38,292,150		Building Value														$   27,357,720		Building Value												$   38,608,933		Building Value								$   130,000		Building Value								Building Value		$   120,978,000										$   87,298,380		Building Value								$   75,000		Building Value

								Building Cost		$   38,819,443										$   36,124,228		Building Cost														$   23,802,638		Building Cost												$   38,347,562		Building Cost								$   44,409,362		Building Cost								Building Cost		$   115,484,427										$   86,750,495		Building Cost								$   105,418,544		Building Cost

								Land Value		$3,269,357										$2,167,922		Land Value														- 0		Land Value												$2,938,804		Land Value								$0		Land Value								Land Value		$5,493,573										$547,885		Land Value								$0		Land Value



								Housing Impact Fee		$   2,200,000										$   - 0		Housing Impact Fee														$   - 0		Housing Impact Fee												$   - 0		Housing Impact Fee								$   - 0		Housing Impact Fee								Housing Impact Fee		$   5,500,000										$   - 0		Housing Impact Fee								$   - 0		Housing Impact Fee

								30% of land price		$   980,807										$   650,377		30% of land price														$   - 0		30% of land price												$   881,641		30% of land price								$   - 0		30% of land price								30% of land price		$   1,648,072										$   164,365		30% of land price								$   - 0		30% of land price

								Cash for Housing Trust Fund		$3,180,807										$650,377		Cash for Housing Trust Fund														-$510,592		Cash for Housing Trust Fund												$881,641		Cash for Housing Trust Fund								-$8,616,211		Cash for Housing Trust Fund								Cash for Housing Trust Fund		$7,148,072										$164,365		Cash for Housing Trust Fund								-$33,833,802		Cash for Housing Trust Fund



								Onsite Units		0										15		Onsite Units														35		Onsite Units												20		Onsite Units								100		Onsite Units								Onsite Units		0										30		Onsite Units								200		Onsite Units

								Trust Fund $ Units		18										4		Trust Fund $ Units														0		Trust Fund $ Units												5		Trust Fund $ Units								0		Trust Fund $ Units								Trust Fund $ Units		41										1		Trust Fund $ Units								0		Trust Fund $ Units

								Total BMR Units		18										19		Total BMR Units														35		Total BMR Units												25		Total BMR Units								100		Total BMR Units								Total BMR Units		41										31		Total BMR Units								200		Total BMR Units

										               Plus $2.3 million for other city services										               Plus $1.5 million for other city services																														               Plus $2.1 million for other city services																						               Plus $3.8 million for other city services										               Plus $0.4 million for other city services										























				Onsite %		15%												LIHTC Local $/Unit		$175,000																												City Program Premium		35%

				Income Level		50%		of AMI										Share of Land $ for Housing		30%







																				FALSE		Charge Impact Fee on Market units 														35%		Split between affordable and Market Rate Sites

																								Even with onsite affordable Units												35		Minimum LIHTC Size























								Low Rise Market										Low Rise - Onsite																Market Portion - Low Rise - Onsite 														Low Rise - LIHTC 80/20										Low Rise - LIHTC												Mid Rise Market										Mid Rise - Onsite										Mid Rise - LIHTC

		Project

				Site Area (Acres)						1										1																1														1										1												1										1										1

				Units						100										100																65														100										100												250										200										200

				Stories						4										4																4														4										4												6										6										4

				Parking Spaces		1.0				100						1				100												1				65										1				100						1				100								1				250						1				200						1				200

				Average Unit Size						760										760																760														760										760												825										825										825

				Market Rent Per Foot						3.55										3.55																3.55														3.55										3.55												3.76										3.76										3.76

				Net Leasable Square Feet						76,000.00										76,000.00																49,400.00														76,000.00										76,000.00												206,250.00										165,000.00										165,000.00



		Cost

				City Program Premium						FALSE										FALSE																FALSE														FALSE										TRUE												FALSE										FALSE										TRUE

				Construction Cost (per NET foot - including parking)						320.00										320.00																320.00														320.00										432.00												350.00										350.00										472.50

				Parking Cost (Per Space)						- 0										- 0																- 0														- 0										- 0												- 0										- 0										- 0

				Total Hard Cost						24,320,000.00										24,320,000.00																15,808,000.00														24,320,000.00										32,832,000.00												72,187,500.00										57,750,000.00										77,962,500.00

				Affordable Housing Impact Fee				$   22,000		2,200,000.00										- 0																																																		$   22,000		5,500,000.00

				Soft Costs		28%				6,809,600.00						28%				6,809,600.00												28%				4,426,240.00										35%				8,512,000.00						35%				11,491,200.00								31%				22,017,187.50						31%				17,613,750.00						35%				27,286,875.00

				Total Development Cost (Excluding Land)						33,329,600.00										31,129,600.00																20,234,240.00														32,832,000.00										44,323,200.00												99,704,687.50										75,363,750.00										105,249,375.00



		Revenue				%		# Units		Rent						%		# Units		Rent												%		# Units		Rent										%		# Units		Rent						%		# Units		Rent								%		# Units		Rent						%		# Units		Rent						%		# Units		Rent

				Market		100%		100		2,698						85%		85		2,698												100%		65		2,698										80%		80		2,698						0%		0		2,698								100%		250		3,102						85%		170		3,102						0%		0		3,102

				Affordable (@50% of AMI)		0%		0		1,076						15%		15		1,076												0%		0		1,076										0%		0		1,076						0%		0		1,076								0%		0		1,076						15%		30		1,076						0%		0		1,076

				LIHTC  (50% of AMI)		0%		0		1,076						0%		0		1,076												0%		0		1,076										20%		20		1,076						100%		100		1,076								0%		0		1,076						0%		0		1,076						100%		200		1,076

				Total Rental Revenue		100%		100		3,237,600.00						100%		100		2,945,550.00												100%		65		2,104,440.00										100%		100		2,848,200.00						100%		100		1,290,600.00								100%		250		9,306,000.00						100%		200		6,715,260.00						100%		200		2,581,200.00



				Vacancy and Operating Expenses		35%				1,133,160.00						35%				1,030,942.50												35%				736,554.00										39%				1,110,798.00						70%				903,420.00								35%				3,257,100.00						35%				2,350,341.00						60%				1,548,720.00



				Net Operating Income						2,104,440.00										1,914,607.50																1,367,886.00														1,737,402.00										387,180.00												6,048,900.00										4,364,919.00										1,032,480.00



		Land Value

				Yield on Cost Target						5.75%										5.75%																5.75%														5.25%																						5.75%										5.75%

				Maximum Supportable TDC						36,598,956.52										33,297,521.74																23,789,321.74														33,093,371.43										44,323,200.00												105,198,260.87										75,911,634.78										105,249,375.00

				Residual Land Value						3,269,356.52										2,167,921.74																3,555,081.74														2,938,804.00										0												5,493,573.37										547,884.78										0

				  Per Unit						32,693.57										21,679.22																54,693.57														29,388.04										0												21,974.29										2,739.42										0



		Sources

				Debt		70%				25,619,269.57						70%				23,308,265.22												70%				16,652,525.22										92%				30,415,938.85						10%				$   4,634,319								70%				73,638,782.61						70%				53,138,144.35						12%				$   12,358,185

				LIHTC Equity																																										8%				2,677,432.58						41%				$   18,072,670																												42%				$   44,057,388

				Investor Equity		30%				10,979,686.96						30%				9,989,256.52												30%				7,136,796.52										0%				- 0																		30%				31,559,478.26						30%				22,773,490.43

				Total Sources						36,598,956.52										33,297,521.74																23,789,321.74														33,093,371.43										22,706,989.3												105,198,260.87										75,911,634.78										56,415,573.5



		Return																																																						Total Funding Gap				21,616,210.7																												Total Funding Gap				48,833,801.5

				Cap Rate						5.00%										5.00%																5.00%														4.50%						Other Housing Subsidy (non city)				13,000,000												5.00%										5.00%						Other Housing Subsidy (non city)				15,000,000

				Project Value						42,088,800.00										38,292,150.00																27,357,720.00														38,608,933.33								Per Unit		130,000												120,978,000.00										87,298,380.00								Per Unit		75,000

				Sales Cost		5%				2,104,440.00						5%				1,914,607.50												5%				1,367,886.00										5%				1,930,446.67																		5%				6,048,900.00						5%				4,364,919.00

				Net Value						39,984,360.00										36,377,542.50																25,989,834.00														36,678,486.67						City Cash Subsidy Needed				8,616,211												114,929,100.00										82,933,461.00						City Cash Subsidy Needed				33,833,802

				Gain						3,385,403.48										3,080,020.76																2,200,512.26														3,585,115.24								Per Unit		86,162												9,730,839.13										7,021,826.22								Per Unit		169,169

				Profit % of Cost						9.25%										9.25%																9.25%														10.83%																						9.25%										9.25%

				Yield on Cost						5.75%										5.75%																5.75%														5.25%																						5.75%										5.75%





																																Combined Site

		Affordability - Onsite

				Number of affordable units																15																35														20										100																						30										200

				Effective Subsidy																1,101,434.78																-   3,555,081.74														330,552.52										11,885,567.22																						4,945,688.59										39,327,374.89

				Subsidy per unit																73,428.99																-   101,573.76														16,527.63										118,855.67																						164,856.29										196,636.87





		Affordability - Offsite

				Anticipated Local  Match Per LIHTC Unit						$175,000										$   175,000.00																$   175,000.00														$   175,000.00																						$   175,000.00										$   175,000.00



				Affordable Housing Impact Fee						$   2,200,000.00										$   - 0																$   - 0														$   - 0																						$   5,500,000.00										$   - 0

				Share of Land Sales Price				30%		$   980,806.96								30%		$   650,376.52														30%		$   - 0												30%		$   881,641.20																				30%		$   1,648,072.01								30%		$   164,365.43

				Total $ for Affordable Housing						$   3,180,806.96										$   650,376.52																$   - 0														$   881,641.20																						$   7,148,072.01										$   164,365.43



				Units at 40-60% of AMI that could be funded from sale of land						18										4																0														5																						41										1



				Total Affordable Units						18										19																35														25										100												41										31										200





















		Low rise Construction Cost				320

		Mid Rise Construction Cost				350																																								Tax Credit Calculation										Tax Credit Calculation																																Tax Credit Calculation

																																														Project Cost (excluding Land)				32,832,000						Eligible Basis (Hard + Soft Cost)				44,323,200																												Eligible Basis (Hard + Soft Cost)				105,249,375

		Affordable Rent														Opportunity Cost of Onsite Units																Opportunity Cost of Onsite Units														Ineligible Soft Costs		10%		851,200						Ineligible Soft Costs		10%		1,149,120

				1BR @ 50% of AMI		978										Annual reduction in NOI				189,833												Annual reduction in NOI				-   1,367,886										Eligible Basis				31,980,800						Eligible Basis				43,174,080

				2BR @ 50% of AMI		1173										Yield on Cost Target				5.75%												Yield on Cost Target				5.75%										High Cost Area Adj				1.30						High Cost Area Adj				1.30																												High Cost Area Adj				1.30

				Average		1075.5										value' of reduction				3,301,434.78												value' of reduction				-   23,789,321.74										Total Adjusted Basis				41,575,040						Total Adjusted Basis				56,126,304																												Total Adjusted Basis				136,824,188

				Imputed 100%		2151										Difference from Fee				-   1,101,434.78												Difference from Fee				23,789,321.74										LIHTC Eligible Units (<60% AMI)				20						LIHTC Eligible Units (<60% AMI)				100																												LIHTC Eligible Units (<60% AMI)				200

																																														Applicable Fraction				20%						Applicable Fraction				100%																												Applicable Fraction				100%

		Rent Limits from City Website																																												Qualified Basis				8,315,008						Qualified Basis				56,126,304																												Qualified Basis				136,824,188

		http://www2.oaklandnet.com/oakca1/groups/ceda/documents/report/oak065449.pdf																																												Applicable Federal Rate (AFR)				3.22%						Applicable Federal Rate (AFR)				3.22%																												Applicable Federal Rate (AFR)				3.22%

																																														Annual Credit				267,743						Annual Credit				1,807,267																												Annual Credit				4,405,739

																																														Syndication Rate				100%						Syndication Rate				100%																												Syndication Rate				100%

																																														Net Annual Credit				267,743						Net Annual Credit				1,807,267																												Net Annual Credit				4,405,739

																																		LIHTC Portion												Ten Yr Credit Amt				2,677,433						Ten Yr Credit Amt				18,072,670																												Ten Yr Credit Amt				44,057,388

																												Project

																														Site Area (Acres)						1

																														Units						35										Syndication and Bond Costs

																														Stories						4														- 0

																														Parking Spaces		1				35

																														Average Unit Size						760										Net				2,677,432.58

																														Market Rent Per Foot						3.55

																														Net Leasable Square Feet						26,600.00



																												Cost

																														City Program Premium						TRUE																				Supportable Debt				$4,634,319.41																												Supportable Debt				$12,358,185.10

																														Construction Cost (per NET foot - including parking)						432.00																						Rate		6%																														Rate		6%

																														Parking Cost (Per Space)						- 0																						DCR		1.15																														DCR		1.15

																														Total Hard Cost						11,491,200.00																						Term		30										7.5																				Term		30

																														Affordable Housing Impact Fee																												Payment		336,678.26																														Payment		897,808.70

																														Soft Costs		35%				4,021,920.00

																														Total Development Cost (Excluding Land)						15,513,120.00



																												Revenue				%		# Units		Rent

																														Market		0%		0		2,698

																Monthly Rent				245,462.50										Affordable (@50% of AMI)		0%		0		1,076																				Monthly Rent				107,550.00								Monthly Rent				775,500.00

																Building Value				36,377,542.50										LIHTC  (50% of AMI)		100%		35		1,076																				Building Value				8,616,210.70								Building Value				114,929,100.00

																Cost to build (exc land, inc profit)				34,209,620.76										Total Rental Revenue		100%		35		451,710.00																				Cost to build (exc land, inc profit)				44,409,362.11								Cost to build (exc land, inc profit)				109,435,526.63

																		Difference		2,167,921.74																																						Difference		-   35,793,151.41										Difference		5,493,573.37

																		Land Value		2,167,921.74										Vacancy and Operating Expenses		70%				316,197.00																						Land Value		- 0										Land Value		5,493,573.37



																														Net Operating Income						135,513.00



																												Land Value

																														Yield on Cost Target

																														Maximum Supportable TDC						15,513,120.00

																														Residual Land Value						0

																														  Per Unit						0



																												Sources

																														Debt		10%				$   1,622,012

																														LIHTC Equity		41%				$   6,325,434

																														Investor Equity

																														Total Sources						7,947,446.3



																																Total Funding Gap				7,565,673.7

																																Other Housing Subsidy (non city)				3,500,000

																																		Per Unit		100,000



																																City Cash Subsidy Needed				4,065,674

																																		Per Unit		116,162



																																Land Value from Market Parcel				3,555,082

																																Additional Subsidy Needed				510,592

																																Remaining Land Value				-   510,592

																																Housing Trust Fund Share of Excess				- 0

















































																																Tax Credit Calculation

																																Eligible Basis (Hard + Soft Cost)				15,513,120

																																Ineligible Soft Costs		10%		402,192

																																Eligible Basis				15,110,928

																																High Cost Area Adj				1.30

																																Total Adjusted Basis				19,644,206

																																LIHTC Eligible Units (<60% AMI)				35

																																Applicable Fraction				100%

																																Qualified Basis				19,644,206

																																Applicable Federal Rate (AFR)				3.22%

																																Annual Credit				632,543

																																Syndication Rate				100%

																																Net Annual Credit				632,543

																																Ten Yr Credit Amt				6,325,434

																																Supportable Debt				$1,622,011.79

																																		Rate		6%

																																		DCR		1.15

																																		Term		30

																																		Payment		117,837.39
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 California Surplus Land Act (1968): 
Requires public agencies when selling or 
leasing surplus land to give first priority to 
affordable housing developers who will 
build the greatest number of af fordable 
units at the deepest level of af fordability

 Update to the California Surplus Land Act 
(AB 1486): Creates oversight and 
enforceability for the law addressing basic 
issues around what to declare “surplus,” 
how, and enforceability around the law.

CALIFORNIA’S APPROACH



 Governor’s Executive Order on Surplus Land: 
Requires state agencies to identify surplus 
land that they own that could be used for 
affordable housing and to issue RFP for those 
parcels (100+ identified so far)

 AB 1486 implementation*: Online notices at 
the state level for all available Surplus Land 
from local agencies statewide

CALIFORNIA’S APPROACH

https://cadgs.maps.arcgis.com/apps/webappviewer/index.html?id=392e5e687e9041bb8f20e3acc5b211c7


FOR MORE INFORMATION

 Public Benefit from Publicly Owned Parcels: Ef fective Practices in Af fordable Housing 

Development (Enterprise 2017)

https://www.enterprisecommunity.org/resources/public-benefit-publicly -owned-

parcels-19782

 Prioritizing Public Lands for Affordable Housing and other Public Benefits Model 

Ordinances & Best Practices (MN Family Housing Fund and MZ Strategies 2018) 

https://www.fhfund.org/wp-

content/uploads/2018/09/FHF_PublicLands_ModelPolicies.pdf

https://www.enterprisecommunity.org/resources/public-benefit-publicly-owned-parcels-19782
https://www.fhfund.org/wp-content/uploads/2018/09/FHF_PublicLands_ModelPolicies.pdf
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