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EXECUTIVE SUMMARY 
City of Los Angeles voters approved Measure JJJ in November 2016, which added provisions to 
the City’s municipal code to require developers of certain residential projects to either provide 
affordable units or pay an in-lieu fee.  Per the requirements of Measure JJJ, this study identifies 
the affordability gaps for rental and for-sale units. This executive summary provides a brief 
overview of the methodology used for this study (which is described in further detail in the full 
report) and the rental and for-sale affordability gaps. 
 
To determine the in-lieu fee schedule, the City commissioned consultants BAE Urban Economics 
to conduct the initial Affordability Gaps Study in 2017 using the methodology outlined in Measure 
JJJ. Measure JJJ requires the City to update the Affordability Gaps study every two years for the 
purpose of updating the in-lieu fee rates (LAMC Ch 1 Sec. 11.5.11(b)(3)(iii) and Ch 1A Sec. 
13B.1.1.E.3). In February 2025, the City completed this 2025 Affordability Gaps Study based on 
the same methodology utilized in the 2017 BAE Study. Previous versions were released in 2017, 
2019 and 2022. This 2025 update is slightly delayed, due to staffing resources and the ongoing 
Rezoning Program that the Citywide Housing Policy team is conducting. Due to availability of 
data, minor modifications were made to the original methodology, as further detailed in this report.   
 
Overview of Measure JJJ Affordable Housing Requirements 
The affordable housing requirements in Measure JJJ apply to projects that receive a discretionary 
General Plan amendment, zone change, or height district change resulting in either an increase 
in residential density of more than 35 percent or development of a residential use where 
residential uses were not previously allowed. The measure requires that rental projects that 
receive more than a 35 percent increase in density provide at least five percent of the total number 
of units at rents affordable to extremely low-income households, plus either six percent of units to 
very low-income households or 15 percent of units to lower-income households. Rental projects 
receiving discretionary approvals to allow for residential uses where not previously allowed must 
provide at least five percent of units affordable to extremely low-income households, plus either 
11 percent of units affordable to very low-income households or 20 percent of units to lower-
income households. For-sale projects must provide at least 11 percent of units affordable to very 
low-income households, 20 percent affordable to low-income households, or 40 percent 
affordable to moderate-income households, regardless of whether a project triggers the 
requirements due to an increase in density or a zone change to a residential use. 
 
Calculation of In-Lieu Fee  
Measure JJJ allows developers to meet the affordable housing requirements by building units on 
site, building units off-site, acquiring and preserving existing at-risk affordable properties, or 
paying an in-lieu fee. The in-lieu fee amount specified in Measure JJJ is equal to 1.1 times the 
number of affordable units that the developer would otherwise be required to provide, multiplied 
by the applicable “affordability gap”, as defined below. 
 
Measure JJJ requires the City to update the Affordability Gaps study every two years for the 
purpose of updating the in-lieu fee rates. 
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Rental Affordability Gaps Analysis 
Measure JJJ defines the rental affordability gap as the difference between the total development 
cost by unit type (i.e., number of bedrooms) for recently-completed local affordable housing 
projects and the amount of permanent financing by unit type and affordability level that each unit 
can support based on the restricted rent. To calculate the average per-unit development costs, 
this study used data from the Los Angeles Housing Department (LAHD) on 4,685 units in 75 
affordable developments that were completed in Los Angeles between 2020 and 2023 (inclusive). 
The supportable loan amount is a function of the amount of net operating income (rental income 
minus expenses and vacancy allowance) that is available to pay loan debt service and the 
financing terms. 
 
Table ES1 below shows the rental affordability gaps calculated in this study. These figures 
represent the per unit subsidy amounts that would be necessary to support development of 
affordable units, after accounting for the permanent loan that an apartment operator could support 
from rent payments. 
 
Table ES1: Rental Affordability Gaps, City of Los Angeles, 2025 
 

 
 
For-Sale Affordability Gaps Analysis 
For units that would be offered for sale, Measure JJJ defines the affordability gap as the difference 
between the median home sale price by unit type and the restricted affordable sale price. Measure 
JJJ requires separate affordability gap calculations for each of the City’s 36 Community Plan 
Areas (CPAs) to reflect the difference in median sale prices between each CPA.1   
 
This study calculated the median home sale price for single-family homes and condominiums by 
number of bedrooms for each of the 34 CPAs in Los Angeles that include residential units, using 
data from the Los Angeles County Assessor on sales that occurred between January 1st and 
December 31st of 2023.2  
 
Due to the variation in the housing markets across the City, most CPAs had at least one category 
of market-rate for-sale units with zero or very few sale records. This analysis discarded all median 
values based on two sales or fewer, and interpolated the market sale prices for the unit types with 
fewer than three sale records, including those with no sale records. These sale price interpolations 

 
1 In 2024 the Central City and Central City North CPAs were consolidated into one Downtown LA CPA. The study 
previously calculated 37 affordability gaps, but now only calculates 36.  
2 Two CPAs, The Los Angeles World Airport and Port of Los Angeles, have no residential development. 
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were based on the sale prices for similar units in the same CPA and the typical relationships 
between sale prices for various unit types across the City. 
 
This study calculated the restricted sale prices for affordable for-sale units for households of 
various sizes with incomes corresponding to the for-sale affordability requirements in Measure 
JJJ. The affordable sale prices are a function of household income, which determines the amount 
that a household can afford to pay for mortgage payments (principal plus interest), property taxes, 
homeowner’s insurance, and any homeowner association fees. 
 
Per the requirements of Measure JJJ, this study calculates the for-sale affordability gaps by 
subtracting the restricted sale prices at each affordability level by unit size from the median sale 
price by CPA, unit size, and building type. This results in a total of 1,020 for-sale affordability gaps 
(34 CPAs x 5 unit sizes x 2 building types x 3 affordability levels). 
 
Table ES2 shows the range in single-family and condominium affordability gaps for each of the 
CPAs in the City. Table 9 and Table 10 of the full report show all 1,050 for-sale affordability gaps 
by CPA, number of bedrooms, and single-family/condominium building type. The affordability gap 
calculations found that market sale prices for some unit types in some CPAs were lower than the 
restricted sale prices, meaning that market rate sale prices for some unit types are affordable to 
lower- and moderate-income households in some CPAs. In these cases, it is unlikely that market 
rate developers will build new units of that type in those CPAs until market conditions support 
higher market rate sale prices. As the Affordability Gaps Study is updated every two years, the 
market medians for these areas will be revised to reflect any future changes in market rate sales 
prices, and the updated affordability gap calculation could indicate a gap between the market sale 
price and the affordable sale price. However, because Measure JJJ requires that developers pay 
a fee for all applicable projects, the City requires developers to apply the next highest income 
level with a positive affordability gap for the same unit type in any case where an affordability gap 
is negative or zero. 
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Table ES2: Summary of For-Sale Affordability Gaps, City of Los Angeles, 2025 
 

 
 
Implementation 
Per the requirements of Measure JJJ, in-lieu fee payments for projects subject to the Measure 
JJJ affordability requirements would be equal to 1.1 times the number of affordable units that a 
developer would provide to meet the affordability requirements with units on site, multiplied by the 
applicable affordability gap. Measure JJJ requires affordable units to be comparable to market-
rate units in terms of the number of bedrooms and other factors, and therefore this study assumes 
that the unit mix used to calculate in-lieu fee payments would mirror the unit mix in the project. 
 
Measure JJJ provides multiple options for developers to meet affordability requirements by 
providing units on site, but does not specify which of these options would be used as the basis 
for in-lieu fee calculations. This study assumes that developers will select the in-lieu fee 
calculation that leads to the lowest fee rate, unless the City adopts policies to require that fee 
calculations will be based on higher rates. 
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Rental In-Lieu Fee Calculations 
The in-lieu fee payment for rental developments subject to the Measure JJJ affordability 
requirements would be consistent across projects for each unit size. Table ES3 shows the in-lieu 
fee schedule for projects that are subject to the affordability requirements due to discretionary 
approvals for a General Plan amendment, zone change, or height district change resulting in an 
increase in density of more than 35 percent. 
 
Table ES3: Rental In-Lieu Fee Schedule: Projects Resulting in Density 
Increase of >35%, City of Los Angeles, 2025. 
 

 
 
These fee rates represent fees in-lieu of providing five percent of units affordable to extremely 
low-income households and six percent of units affordable to very low-income households. This 
results in a lower fee amount than a fee in-lieu of providing five percent of units affordable to 
extremely low-income households and 15 percent of units affordable to lower-income households. 
 
Table ES4 shows the in-lieu fee schedule for projects that are subject to the affordability 
requirements due to discretionary approvals for a General Plan amendment, zone change, or 
height district change to allow residential uses where not previously allowed. 
 
Table ES4: Rental In-Lieu Fee Schedule: Projects Resulting in Residential 
Use Where Not Previously Allowed, City of Los Angeles, 2025. 
 

 
 
These fee rates represent fees in-lieu of providing five percent of units affordable to extremely 
low-income households and 11 percent of units affordable to very low-income households. This 
results in a lower fee amount than a fee in-lieu of providing five percent of units affordable to 
extremely low-income households and 20 percent of units affordable to lower-income households. 
 
For-Sale In-Lieu Fee Calculations 
The for-sale in-lieu fees vary substantially based on CPA, number of bedrooms, and whether the 
fee rate reflects a fee in lieu of providing 11 percent of units affordable to very low-income 
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households, 20 percent affordable to lower-income households, or 40 percent affordable to 
moderate-income households. Depending on the unit mix in a particular project, the lowest and 
highest for-sale in-lieu fees could be based on any of the three on-site affordability options for for-
sale units. Overall, fee rates could vary from a few thousand dollars per market-rate unit to over 
$400,000 or more per market-rate unit. The Measure JJJ in-lieu fee formula for for-sale units 
requires project-by-project in-lieu fee calculations to determine the appropriate fee amounts. 
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INTRODUCTION 
In November 2016, the City of Los Angeles electorate approved Los Angeles Measure JJJ, which 
adds affordable housing requirements and construction labor standards for new residential 
development projects with ten units or more seeking zoning changes or General Plan 
Amendments, along with other provisions. Measure JJJ provides an in-lieu fee option for 
developers that choose not to provide affordable units directly, and stipulates the basis for 
calculating the in-lieu fee amount. 
 
Study Purpose 
Measure JJJ required that the City produce a study that identified the Affordability Gaps for rental 
and for-sale units, which are the basis for the calculation of in-lieu fees, within 90 days of the 
enactment of the ordinance. In 2017, the City of Los Angeles commissioned consultants BAE 
Urban Economics to conduct the initial Affordability Gaps Study using the methodology outlined 
in Measure JJJ. Measure JJJ requires the City to update the Affordability Gaps study every two 
years for the purpose of updating the in-lieu fee rates (LAMC Ch 1 Sec 11.5.11(b)(3)(iii) and Ch 
1A Sec. 13B.1.1.E.3). This 2025 Affordability Gaps Study is based on the same methodology 
utilized in the 2017 BAE Study. However, due to availability of data, minor modifications were 
made to the original methodology, as further detailed in this report.  
 
This 2025 Affordability Gaps Study and resulting Measure JJJ in-lieu fee schedule supersede 
those that were published in 2022, 2019, and 2017.  
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OVERVIEW OF MEASURE JJJ AFFORDABLE HOUSING 
REQUIREMENTS 
This section provides an overview of the affordable housing requirements in Measure JJJ as they 
relate to the Affordability Gaps study. Measure JJJ includes a number of provisions in addition to 
those described below, including requirements for construction contractors to conform to local 
hire and prevailing wage standards. 
 
Affordable Housing Requirements 
Measure JJJ institutes affordable housing requirements for projects that receive a discretionary 
General Plan amendment, zone change, or height district change resulting in either an increase 
in residential density of more than 35 percent or development of a residential use where 
residential uses were not previously allowed. Projects with increases in residential density of less 
than 35 percent are covered by the California Density Bonus Law, which provides for density 
bonuses up to 35 percent for projects that provide affordable housing. Table 1 summarizes the 
Measure JJJ affordability requirements, which are described in further detail below. Since these 
requirements apply only to those projects seeking these specific discretionary approvals, 
developers essentially “opt-in” to these requirements in exchange for entitlements for additional 
residential density. 
 
Table 1: Measure JJJ Affordable Housing Requirements 
 
 Rental Projects For-Sale Projects 
Increase in Residential 
Density >35% 

5% extremely low income and 
6% very low income  

- or - 

5% extremely low income and 
15% lower income  

11% very low income 

- or - 

20% lower income 

- or - 

40% moderate income 
Residential Use Where 
Not Previously Allowed 

5% extremely low income and 
11% very low income  
- or – 

5% extremely low income and 
20% lower income 

11% very low income 

- or - 

20% lower income 

- or - 

40% moderate income 
 
Rental Affordability Requirements 
Under the provisions of Measure JJJ, rental projects that receive discretionary approvals for 
General Plan amendments, zone changes, or height district changes resulting in an increase in 
density of more than 35 percent must provide at least five percent of the total number of units in 
the project at rents affordable to extremely low-income households, plus either six percent of units 
to very low-income households or 15 percent of units to lower-income households. Projects that 
receive discretionary approvals to allow residential uses in an area where not previously allowed 
must provide at least five percent of units affordable to extremely low-income households, plus 
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either 11 percent of units affordable to very low-income households or 20 percent of units to lower-
income households.3 
 
For-Sale Affordability Requirements 
Measure JJJ requires for-sale projects that receive discretionary approvals for more than 35 
percent added density or for residential uses where not previously permitted to provide at least 
11 percent of units affordable to very low-income households, 20 percent affordable to low-income 
households, or 40 percent affordable to moderate-income households.4 
 
Alternatives to On-Site Affordable Units 
For projects subject to the affordable housing requirements, Measure JJJ provides three 
alternatives to providing affordable units on site. Developers may satisfy the affordability 
requirements off site by either constructing new affordable units or acquiring a property with at-
risk affordable units and transferring ownership of the property to a non-profit entity, Community 
Land Trust, or tenant ownership that will preserve the affordability of the units. Both off-site options 
are subject to specific requirements, including requirements for additional units if the off-site units 
are more than one-half mile from the site of the project that triggers the affordability requirements. 
Alternatively, developers may elect to pay an in-lieu fee that accrues to the City’s Affordable 
Housing Trust Fund. 
 
Calculation of In-Lieu Fee  
Measure JJJ identifies the manner in which the City will calculate the in-lieu fee for projects that 
elect to pay the fee rather than providing units on or off site. For both rental and for-sale projects, 
the in-lieu fee is equal to 1.1 times the number of affordable units that the developer would 
otherwise be required to provide, multiplied by the applicable “affordability gap.” According to 
Measure JJJ, the affordability gap for rental units is the difference between the total affordable 
unit development cost and the amount of permanent financing that the restricted rents would 
support. The affordability gap for for-sale units is equal to the difference between the median 
home sale price and the restricted affordable sale price. The rental and ownership affordability 
gap calculations are described in further detail in the applicable sections below. Measure JJJ 
requires the City to update the Affordability Gaps study and resulting in-lieu fees every two years. 
  

 
3 Extremely low-income units target households earning up to 30 percent of the Area Median Income (AMI), very low-
income units target households earning up to 50 percent of AMI, and lower-income units target households earning 
up to 80 percent of AMI. Per the City’s policy for density bonus units, the rent limit for lower-income units is set at the 
rate affordable to households earning 60 percent of AMI, though households earning up to 80 percent of AMI can 
qualify for lower-income units. 
4 Very low-income units target households earning up to 50 percent of the Area Median Income (AMI), lower-income 
units target households earning up to 80 percent of AMI, and moderate-income units target households earning up to 
120 percent of AMI. 
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RENTAL AFFORDABILITY GAPS ANALYSIS 
The City calculated the affordability gaps for rental units in accordance with the provisions set 
forth in Measure JJJ. As mentioned previously, Measure JJJ defines the rental affordability gap 
as the difference between the total development cost by unit type for recently-completed 
affordable housing projects and the amount of permanent financing by unit type and affordability 
level that each unit can support based on the restricted rent. 
 
Methodology 
Following is a detailed description of the methodology used to calculate the rental housing 
affordability gaps, and the associated in-lieu fees. 
 
Affordable Unit Development Cost 
Measure JJJ stipulates that the rental affordability gaps will be calculated using total development 
costs for recently-completed projects funded by the City’s Affordable Housing Trust Fund (AHTF), 
by unit type (i.e., number of bedrooms) and affordability level.   
 
Projects Analyzed 
As in prior affordability gaps studies, the Department of City Planning again worked with the 
Housing Department (LAHD) to collect data on recently constructed affordable housing 
developments. The projects recently funded by the AHTF do not represent the complete spectrum 
of apartment unit bedroom sizes or affordability levels and therefore generate an insufficient 
sample size to calculate the rental affordability gaps. Consequently, data from these projects do 
not provide information on development costs for projects that include larger units (i.e., units with 
two or more bedrooms) or projects that serve families or seniors. In addition, because costs can 
vary substantially between projects, the development costs among the relatively small sample of 
projects funded by the AHTF may not be representative of typical development costs, even for 
those unit types included in the sample. 
 
Given the limitations of the data regarding projects that were funded through the AHTF, this study 
analyzed a larger sample of affordable housing projects built in Los Angeles in 2020 through 2023 
(inclusive). In addition to the data on projects funded by the AHTF, this study also incorporated 
data on local projects completed with the following other sources of funding: (1) HOME funds, (2) 
Community Development Block Grant funds (CDBG), (3) Low Income Housing Tax Credits, (4) 
Community Redevelopment funds, and (5) Proposition HHH, among others.   
 
Table 2 below provides a summary of the development cost data from the projects analyzed in 
this study. These data represent 75 projects with a total of 4,762 units, including 2,529 studios, 
1,518 one-bedroom units, 421 two-bedroom units, and 217 three-bedroom units. The projects 
included a mix of family, senior, and permanent supportive housing. Across all projects analyzed, 
total development costs averaged $629,926 per unit. 
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Table 2: Summary of Affordable Housing Development Cost Data, City of Los Angeles, 
2020-2023 
 

 
(Continued on the following page) 
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Table 2: Summary of Affordable Housing Development Cost Data, City of Los Angeles, 
2020-2023 (continued) 
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Approach to Estimating Construction Costs for Rental Units by Number of Bedrooms 
The affordable housing development cost data include total development costs for each project 
in its entirety rather than for individual units. Since most of the affordable housing projects 
analyzed in this study, including all projects with units that have two or more bedrooms, include a 
mix of unit sizes, the development cost data do not allow for a direct calculation of the average 
development cost by unit type across projects. Consequently, the City calculated the average 
development cost per unit by number of bedrooms using the following methodology: 
 

1. Calculated the average cost per unit across all properties in which 80 percent of units or 
more are studio units. In total, twenty-two projects with a total of 1,440 units meet this 
threshold. In total, 1.3 percent of units in these twenty-two projects are one-bedroom units, 
and 0.0 percent are two-bedroom units. For the purposes of this study, the average per 
unit development cost among these projects was assumed to represent the average 
development cost for a studio unit. Although these twenty-two projects included a limited 
number of units with one or two bedrooms, inclusion of these units provided a wider data 
set than would be possible using only those projects composed entirely of studios. This 
calculation resulted in an estimated average studio unit development cost of 
approximately $539,410 per unit. 
 

2. Repeated Step 1 for properties in which 80 percent of units or more are one-bedroom 
units. Seven projects with a total of 423 units met this threshold. The projects that met the 
80 percent threshold for one-bedroom units included 3 studio units and 19 two-bedroom 
units. The analysis assumes any cost differentials for studios and two-bedroom units 
relative to one-bedroom units generally balance out across this sample. This calculation 
resulted in an estimated average per unit development cost of approximately $713,414 
per one-bedroom unit. 

 
3. As in prior studies, none of the recently-developed projects are sufficiently weighted 

toward any one of the larger unit types to isolate the costs for an individual unit size with 
two or more bedrooms. Therefore, the study benchmarks the per-unit cost of two-, three- 
and four-bedroom units to the average one-bedroom unit development cost. This 
benchmarking was accomplished by finding the ratio of estimated cost differential of each 
unit type compared to a one-bedroom unit, based on the per-unit development costs that 
were identified in the initial 2017 Study. This resulted in the following price ratios: average 
development cost of a two-bedroom is 12.8% higher than a one-bedroom unit, while three-
bedroom and four-bedroom units are 27% and 33.5% higher, respectively, than a one-
bedroom unit. The cost differential between a one-bedroom unit and a two-bedroom unit 
includes the cost for the addition of the second bedroom and, in some cases, may include 
the addition of a second bathroom. Three-bedroom units are more likely than two-bedroom 
units to include a second bathroom, and may also have a larger kitchen and living area to 
accommodate a larger household. Consequently, this study assumes a smaller cost 
differential between one- and two-bedroom units than between two- and three-bedroom 
units. The estimated cost differential for a four-bedroom unit is smaller than the cost 
differential to increase the unit size to a two- or three-bedroom unit, assuming the addition 
of a fourth bedroom, but no change to the number of bathrooms or other unit features as 
compared to a three-bedroom unit. 
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4. Applied the price ratios found in Step 3 to the average one-bedroom unit development 
cost found in Step 2. The resulting estimated development cost averages approximately 
$804,731 for a two-bedroom unit, $906,036 for a three-bedroom unit, and $952,408 for a 
four-bedroom unit.  

Although Measure JJJ calls for a calculation of development costs by affordability level and 
number of bedrooms, this study does not differentiate development costs based on affordability 
levels. Given the wide variation in development costs across projects, the development cost data 
do not provide sufficient information to cross-tabulate development costs by unit sizes and 
affordability levels. Moreover, while unit size can have a significant impact on development costs, 
affordability levels may have little to no effect on development costs. For example, projects that 
are 100 percent affordable will have the same general development costs for all units of a 
particular number of bedrooms, despite potentially targeting households at various income levels. 
 
Supportable Financing Amount 
The second variable that factors into the Affordability Gaps calculation is the amount of permanent 
financing that the restricted rents for affordable units can support. This represents the amount 
that an affordable housing developer/operator can borrow to finance an affordable development, 
based on the loan payments that the operator can make using rent income. The permanent loan 
amount that an affordable housing operator can qualify for is based on net operating income (NOI) 
– i.e., rental income less operating expenses and vacancy allowance – and the financing terms 
that apply to the loan.   
 
The restricted affordable rents determine the rental income from an affordable unit. This analysis 
calculates rental income based on the restricted rental rate for extremely low-, very low-, and 
lower-income households, corresponding to the income levels for the on-site unit requirements 
stipulated in Measure JJJ, per the LAHD Rent Limits provided in Land Use Schedule VI (effective 
August 1, 2023). The Schedule VI rent limits for lower-income households are set to the rents 
affordable to households earning 60 percent of AMI. 
 
Per the requirements of Measure JJJ, this study uses data from LAHD on recently-completed 
affordable developments in Los Angeles to estimate operating expenses. Measure JJJ specifies 
that the operating cost assumptions should be based on projects funded by the AHTF. However, 
due to the relatively limited sample of recent projects that received funding from the AHTF (see 
discussion above), this analysis uses the larger project sample shown in Table 2 to calculate 
average operating expenses. As shown in Table 3, the data indicate that operating costs for 
affordable units average $11,134 per year. 
 
Measure JJJ calls for the Affordability Gaps study to calculate the average operating cost by unit 
type and affordability level. The City analyzed the operating cost data and found no distinct 
correlation between operating costs and either unit size or affordability level, and therefore used 
the average per unit operating cost across all units for this analysis. 
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Table 3: Affordable Housing Operating Expenses, City of Los Angeles, 2025 
 

 
(Continued on the following page) 
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Table 3: Affordable Housing Operating Expenses, City of Los Angeles, 2025 
(continued) 
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The City used conventional financing assumptions to determine the supportable loan amount by 
unit type and affordability level. As shown in Table 4, the supportable loan amounts range from 
$0 per unit for extremely low-income units (i.e., operating expenses exceed NOI, leaving no NOI 
to support debt payments) to $50,245 per unit for three-bedroom units serving lower-income 
households. 
 
Affordability Gaps Calculations 
Per Measure JJJ, the rental affordability gap is calculated by subtracting the supportable 
permanent loan amount for each unit type from the unit development cost, as shown in Table 4.  
This represents the amount of subsidy funds needed to finance each unit. The supportable loan 
amount is a function of the amount of NOI that is available to pay loan debt service, the debt 
service coverage ratio, and the loan term (number of years) and the loan interest rate. These 
assumptions are shown in the notes at the bottom of Table 4. 
 
To the extent that affordable units generate negative NOI, this study adds an additional amount 
to the affordability gaps to account for this negative value. Since units with negative NOI reduce 
the total NOI at both the unit and project level, these units reduce the loan amount that a project 
can support overall, which increases the public funding sources needed to cover the financing 
gap for the project. For example, Table 4 shows that the operating expenses for a three-bedroom 
unit serving an extremely low-income household exceed rental income by $268 per month, while 
a three-bedroom unit serving a very lower-income household generates $391 per month in NOI 
after accounting for operating expenses. In a project composed of three-bedroom units serving 
extremely low- and lower-income households, each extremely low-income unit would require a 
subsidy equal to $268 dollars per month to cover operating expenses, which would come from 
the $391 in monthly NOI from a lower-income unit. The remaining NOI from each lower-income 
unit providing a cross-subsidy to an extremely low-income unit would therefore be reduced to 
$123 per month ($391 minus $268). This cross-subsidy reduces the loan payment that these 
lower-income units can support by $214.40 per month ($268 NOI/1.25 debt coverage ratio), which 
reduces the loan amount that the lower-income unit can support by $34,520. The affordability gap 
for a three-bedroom unit serving an extremely low-income household is therefore equal to the 
total unit development cost ($906,036), plus the $34,520 in cross-subsidy needed from other units 
in the development. 
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Table 4: Rental Affordability Gaps Calculations, City of Los Angeles, 2025 
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Findings 
Table 5 below shows the rental affordability gaps. These are the per unit subsidy amounts that 
would be necessary to support development of affordable units, after accounting for the amount 
of conventional loan debt service that the apartment operator could support from estimated NOI.  
In the case of extremely low-income studio, one-bedroom, two-bedroom, and three-bedroom 
units, the affordability gaps include the additional subsidy needed to offset the net operating loss, 
due to per unit operating costs which exceed the restricted rent levels. 
 
Table 5: Rental Affordability Gaps, City of Los Angeles, 2025 
 

 

FOR-SALE AFFORDABILITY GAPS ANALYSIS 
As with the rental affordability gaps, the City calculated the affordability gaps for ownership units 
in accordance with the provisions set forth in Measure JJJ. Measure JJJ defines the ownership 
affordability gap as the difference between the median sale price by unit type and Community 
Plan Area (CPA) and the restricted sale price for ownership units by unit type and affordability 
level. 
 
Methodology 
Following are detailed descriptions of the methodological steps, assumptions, and data inputs 
used to determine the affordability gaps for for-sale units. 
 
Median Sale Price 
Measure JJJ stipulates that the Affordability Gaps study shall identify the “market median sales 
prices by unit type in the 37 Community Plan areas”, which factor into the ownership Affordability 
Gaps calculation prescribed in the measure. For the purposes of this study, the City analyzed 
current property records from the County Assessor on single-family home and condominium sales 
between January 1, 2023 and December 31, 2023. Using data on sales over a twelve-month 
period provided a sample sufficiently large to calculate medians for most unit types in each CPA, 
with the exception of unit types that are uncommon in particular CPAs, while ensuring that the 
sale price data represent relatively current home sale prices. 
 
The City used the information provided in the property records to categorize the sale records into 
unit types based on number of bedrooms (studios and one-, two-, three-, and four-bedroom units) 
and either single-family or condominium building type, and determined the CPA for each property 
using GIS software. The City then calculated the median sale price for each of the resulting 360 
categories of market-rate ownership units (36 CPAs x 5 unit sizes by number of bedrooms x 2 
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building types) to the extent that the sale price data included a sufficient number of records to 
represent each unit category. Table 6 and Table 7 below show the resulting median home sale 
values. 
 
Most CPAs lacked sale records for at least one category of market-rate ownership units, and 
therefore had no median sale price for that unit type, and other median sale prices were based 
on only one or two sale records. In general, the unit types that are not represented or represented 
by very few sales in a particular CPA are those that are absent or rare within that market. This 
analysis discarded all medians based on two sales or fewer on the basis that these medians are 
not based on a sufficiently large sample of sales to be representative of the market. This study 
then interpolated the market sale prices for the unit types with fewer than three sale records, 
including those with no sale records.   
 
Unit categories with two or fewer sale records were interpolated using a methodology developed 
by BAE for the 2017 calculation. The interpolated values represent hypothetical values that are 
consistent with the existing residential market in each CPA and citywide trends. This study did 
not include a market analysis to determine market demand for particular unit types in any CPAs 
or an analysis to determine development feasibility based on the interpolated sale prices. Table 
6 and Table 7 below show the interpolated values along with the median sale prices. 
 
Values were interpolated using price differentials. Whenever possible, this study determined the 
price of a condominium unit relative to the price of a single-family unit by unit size. The resulting 
percentages represent the condominium sale price differential by number of bedrooms for each 
CPA. This study used the median of all condominium sale price differentials across CPAs, by unit 
size, to represent the typical condominium price differential within a CPA for each unit size. The 
typical condominium price differentials were then applied to the median single-family home sale 
price, by unit size, to interpolate the condominium sale price by number of bedrooms. For 
example, the median sale price for two-bedroom single-family homes in the Boyle Heights CPA 
was $615,003. Within the study sample, two-bedroom condominiums typically sell for 34.45% 
percent less than two-bedroom single-family homes across all CPAs, resulting in an interpolated 
two-bedroom condominium sale price of $403,150 in the Boyle Heights CPA.  
 
Where it was not possible to interpolate across condominium and single-family home data sets, 
this study calculated the percent sale price discount across unit sizes. For example, the price 
differential was calculated for a one-bedroom single-family unit relative to the sale price of a three-
bedroom single-family unit for all CPAs with both one- and three-bedroom single-family home 
sales. The study used three-bedroom units as the baseline because three-bedroom units are the 
most common single-family unit size in the sale records. Based on the median sale price across 
CPAs, one-bedroom single-family homes typically sell for 25 percent less than three-bedroom 
single-family homes in the same CPA. This price differential is used to find the price of a one-
bedroom single-family home in CPAs where there is not sufficient data. For example, when 
applied to the median sale price for a three-bedroom single-family home in the Northridge CPA 
($935,009), the study finds an interpolated one-bedroom single-family home price of $696,878 in 
the Northridge CPA.  
 
The study also calculated the percent sale price differential for a four-bedroom single-family unit 
relative to a three-bedroom single-family unit, for a studio and one-bedroom condominium unit 
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relative to a two-bedroom condominium unit, and for a four-bedroom condominium unit relative to 
a three-bedroom condominium unit.  
 
Note that sale values of studio condominium units were often higher than the sale values of 1-
bedroom condo units in certain CPAs (e.g., Venice, Hollywood, and Palms-Mar Vista-Del Rey). 
Although the square-footage of the units was not provided nor required for this analysis by the 
original BAE methodology, data checks showed that the size of studio condominium units was 
often larger than the size of one-bedroom condominium units.  
 
Appendix A includes all cost differentials for condominiums. 
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Table 6: Median Single-Family Home Sale Prices by CPA and Number of Bedrooms, City 
of Los Angeles, 2025 
 

 

(Continued on the following page) 
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Table 6: Median Single-Family Home Sale Prices by CPA and Number of Bedrooms, City 
of Los Angeles, 2025 (continued) 
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Table 7: Median Condominium Sale Prices by CPA and Number of Bedrooms, City of Los 
Angeles, 2025 
 

 

(Continued on the following page) 
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Table 7: Median Condominium Sale Prices by CPA and Number of Bedrooms, City of Los 
Angeles, 2025 (continued) 
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Restricted Sale Price 
The restricted sale prices for affordable units were calculated for the Affordability Gaps study 
because LAHD does not calculate and publish standard restricted sale prices that would be 
analogous to the restricted rents in Land Use Schedule VI. Consistent with the income levels that 
would meet the on-site unit requirements stipulated in Measure JJJ, the City calculated the 
affordable sale price for very low-, lower-, and moderate-income households of various sizes. 
Appendix B shows these calculations and the relevant assumptions. Table 8 shows the 
affordable sale prices for single-family homes and condominiums. Condominiums have lower sale 
prices to account for homeowner association fees, which reduce the homeowner income available 
for mortgage payments.  
 
Table 8: Restricted Affordable Sale Prices, City of Los Angeles, 2025 
 

 
 
Affordability Gaps Calculation 
Per the requirements of Measure JJJ, this study calculates the for-sale affordability gaps by 
subtracting the restricted sale prices at each affordability level by unit size from the median sale 
price by CPA, unit size, and building type. This results in a total of 1020 for-sale affordability gaps 
(34 CPAs x 5 unit sizes x 2 building types x 3 affordability levels).5  
 
Findings 
 
The following tables show for-sale affordability gaps. In cases where Table 9 or Table 10 display 
a zero value, this means that the market sale price for the unit type with a zero value is equal to 
or lower than the restricted sale price in that CPA. Generally, this occurs in instances where the 
CPA has market sales prices that are relatively low, and therefore affordable to some lower- and 
moderate-income households. In these cases, it should not necessarily be interpreted that it is 
financially feasible for developers to build affordable units without subsidy. Rather, it likely means 
that it will be uncommon for market rate developers to build new housing in such areas, until such 
time as market conditions would support higher market rate sale prices. In such cases, the two-
year update of the Affordability Gaps Analysis would be revised to reflect the increased market 

 
5 Two of the 36 CPAs (Los Angeles World Airport and Port of Los Angeles) have no residential development and 
therefore no affordability gaps. 
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rate sales prices, and the updated affordability gaps calculation would likely indicate the need for 
subsidy, assuming that household income levels did not keep pace with the sub-market price 
increases. 
 
In implementation, Measure JJJ requires that developers pay a fee for all applicable projects. In 
the event that a developer chooses to pay the in-lieu fee for a development located in a CPA with 
a for-sale affordability gap with a zero value, developers would be required to apply the next 
lowest income level with a positive affordability gap for the same unit type in any case where an 
affordability gap is negative or zero. For example, in the Southeast Los Angeles CPA, the median 
sale price for a one-bedroom condominium is $262,294, yet the restricted affordable sale price 
for a moderate income one-bedroom condominium is $290,248. Because the affordability gap for 
a moderate-income one-bedroom condominium in this CPA is less than zero, the developer would 
pay the affordability gap for a low income one-bedroom condominium in the Southeast Los 
Angeles CPA ($22,458). 
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Table 9: For-Sale Affordability Gaps, Single-Family Homes, City of Los Angeles, 2025  
 

 
(Continued on the following page) 
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Table 9: For-Sale Affordability Gaps, Single-Family Homes, City of Los Angeles, 2025 (continued) 
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Table 10: For-Sale Affordability Gaps, Condominiums, City of Los Angeles, 2025 
 

 
(Continued on the following page) 
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Table 10: For-Sale Affordability Gaps, Condominiums, City of Los Angeles, 2025 (continued) 
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IMPLEMENTATION 
This section provides information on the manner in which the affordability gaps identified in this 
study would apply to the calculation of an in-lieu fee, in accordance with Measure JJJ. For projects 
that meet the Measure JJJ affordable housing requirements through payment of an in-lieu fee, 
Measure JJJ stipulates that the fee amount is equal to 1.1 times the number of affordable units 
that the developer would provide if the project were to provide units on-site, multiplied by the 
applicable affordability gap. This formula requires project-specific in-lieu fee calculations to 
account for the unit mix by number of bedrooms, whether the Measure JJJ affordability 
requirements are due to an increase in density or a zone change to residential use (for rental 
developments), the building type (for for-sale developments), and the CPA (for for-sale 
developments).  
 
Rental In-Lieu Fee Calculations 
Measure JJJ applies lower affordability requirements to projects that receive discretionary 
approvals for a General Plan amendment, zone change, or height district change resulting in an 
increase in density over 35 percent than for discretionary approvals that result in a change to a 
residential use where not previously permitted. This section shows the in-lieu fee calculations for 
sample projects that receive each type of discretionary approval.  
 
Over 35 Percent Added Density 
Table 11 shows the in-lieu fee calculations for a sample rental project that receives discretionary 
approvals for a General Plan amendment, zone change, or height district change resulting in an 
increase in density of more than 35 percent. Per Measure JJJ, in order to meet affordability 
requirements through units on site, projects receiving these types of approvals must provide at 
least five percent of the total number of units in the project at rents affordable to extremely low-
income households, plus either six percent of units to very low-income households or 15 percent 
of units to lower-income households.  
 
For a 100-unit project, these requirements translate to either: five extremely low-income units and 
six very low-income units (option 1 in Table 11), or five extremely low-income units and 15 lower-
income units (option 2 in Table 11). Measure JJJ requires that affordable units are “comparable 
to the market-rate units in the Project… in terms of unit type, number of bedrooms per unit,” and 
other factors. Therefore, the figures in Table 11 apply the affordability requirements to each unit 
type individually to determine the number of units at each affordability level by number of 
bedrooms. Per the requirements of Measure JJJ, the table multiplies the number of units at each 
affordability level and unit size by 1.1, then by the applicable affordability gap based on 
affordability level and number of bedrooms. 
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Table 11: In-Lieu Fee Calculation for Sample 100-Unit Rental Project with Over 35 Percent 
Added Density, City of Los Angeles, 2025 
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For option 1, which represents a fee in-lieu of providing five percent of units affordable to 
extremely low-income households and six percent of units affordable to very low-income 
households, the resulting in-lieu fees per unit are:  

● $69,916 per studio unit 
● $89,572 per one-bedroom unit 
● $99,222 per two-bedroom unit 
● $110,083 per three-bedroom unit 

These fee rates by number of bedrooms would apply to all rental developments that receive 
discretionary approvals for General Plan amendments, zone changes, or height district changes 
resulting in an increase in density of more than 35 percent. The average fee per unit across an 
entire project would vary based on the unit mix by number of bedrooms.  
 
Option 2, which represents a fee in-lieu of providing five percent of units affordable to extremely 
low-income households and 15 percent of units affordable to lower-income households, results in 
a higher in-lieu fee payment. Measure JJJ does not specify which of the two on-site affordability 
options will be used to calculate the in-lieu fees. Consequently, developers that choose to pay the 
in-lieu fee are likely to base the fee calculation on the five percent at extremely low-income/six 
percent at very low-income option, which leads to a lower fee amount, unless the City adopts 
additional policies to require that in-lieu fee calculations will be based on the higher fee rate. 
 
Change to Residential Use 
Table 12 shows the in-lieu fee calculations for a sample rental project that receives discretionary 
approvals to allow residential uses in an area where not previously allowed. Per Measure JJJ, in 
order to meet affordability requirements through units on site, projects receiving these types of 
approvals must provide at least five percent of units affordable to extremely low-income 
households, plus either 11 percent of units affordable to very low-income households or 20 
percent of units affordable to lower-income households.  
 
For a 100-unit project, these requirements translate to either: five extremely low-income units and 
11 very low-income units (option 1 in Table 12), or five extremely low-income units and 20 lower-
income units (option 2 in Table 12). As with the figures in Table 11, the figures in Table 12 apply 
the affordability requirements to each unit type individually to calculate the required number of 
units at each affordability level by number of bedrooms. The figures in Table 12 multiply the 
number of units at each affordability level and unit size by 1.1, then by the applicable affordability 
gap based on affordability level and number of bedrooms. 
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Table 12: In-Lieu Fee Calculation for Sample 100-Unit Rental Project with a Change to 
Residential Use, City of Los Angeles, 2025 
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The on-site requirements for rental projects receiving approvals for a change to a residential use 
are higher than the on-site requirements for projects receiving approvals for an increase in density 
over 35 percent, resulting in higher in-lieu fee amounts. For option 1, which represents a fee in-
lieu of providing five percent of units affordable to extremely low-income households and 11 
percent of units affordable to very low-income households, the resulting per-unit in-lieu fees are:  

● $100,709 per studio unit 
● $129,156 per one-bedroom unit 
● $143,050 per two-bedroom unit 
● $158,710 per three-bedroom unit 

These fee rates by number of bedrooms would apply to all rental developments that receive 
discretionary approvals for General Plan amendments, zone changes, or height district changes 
resulting in residential uses where not previously allowed, while the average fee per unit for an 
entire project would vary based on the unit mix.  
 
Option 2, which represents a fee in-lieu of providing five percent of units affordable to extremely 
low-income households and 20 percent of units affordable to lower-income households, results in 
a higher in-lieu fee payment. As with the in-lieu fee calculations for projects receiving approvals 
for more than 35 percent additional density, Measure JJJ does not specify which of the two on-
site affordability options will be used to calculate the in-lieu fees for projects receiving approvals 
for a change to a residential use. As a result, developers that choose to pay the in-lieu fee are 
likely to base the fee calculation on the five percent at extremely low-income/11 percent at very 
low-income option, unless the City adopts additional policies to require that in-lieu fee calculations 
will be based on the higher rate. 
 
For-Sale In-Lieu Fee Calculations 
For-sale developments that are subject to Measure JJJ affordability requirements have three 
options for meeting the requirements on site; developers can provide 11 percent of units 
affordable to very low-income households, 20 percent affordable to lower-income households, or 
40 percent affordable to moderate-income households. The requirements are the same for 
projects that are subject to the affordability requirements due to an increase in density and for 
projects that are subject to the requirements due to a change to a residential use.  
 
Table 13 and Table 14 below show the in-lieu fee calculations for sample for-sale projects per 
the requirements of Measure JJJ. Table 13 shows the calculations for sample developments in 
the Brentwood - Pacific Palisades CPA, which has some of the highest affordability gaps in the 
City, and Table 14 shows the calculations for sample developments in the Arleta - Pacoima CPA, 
which has some of the lowest affordability gaps in the City. Each table shows the calculations for 
a sample single-family development and a condominium development with the same mix of units 
by number of bedrooms. 
 
For a 100-unit project, the Measure JJJ requirements translate to either 11 very low-income units 
(option 1 in Table 13 and Table 14), 20 lower-income units (option 2 in Table 13 and Table 14), 
or 40 moderate-income units (option 3 in Table 13 and Table 14). Since Measure JJJ requires 
that affordable units are comparable to the market-rate units in a project in terms of unit type, the 
figures in Table 13 and Table 14 apply the affordability requirements to each unit type individually 
to determine the number of units at each affordability level by number of bedrooms. Per the 
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requirements of Measure JJJ, the table multiplies the number of units at each affordability level 
and unit size by 1.1, then by the applicable affordability gap based on affordability level and 
number of bedrooms.  
 
The in-lieu fee for the sample 100-unit projects in the Brentwood - Pacific Palisades CPA (shown 
in Table 13) would range from $36.6 million to $124.9 million for a single-family development, or 
$15.8 million to $49.2 million for a condominium development. The lower end of each range 
represents the fees in-lieu of providing 11 percent of units affordable to very low-income 
households, while the higher end of each range represents the fees in-lieu of providing 40 percent 
of units affordable to moderate-income households. Since Measure JJJ does not specify which 
of the three on-site affordability options will be used to calculate the in-lieu fees, a developer of 
the sample projects in Table 13 would likely calculate the fee based on 11 percent of units 
affordable to very low-income households, unless the City adopts additional policies to require 
that in-lieu fee calculations will be based on one of the higher rates.  
 
The in-lieu fees for for-sale units in the Arleta - Pacoima CPA are substantially lower than the in-
lieu fees for the Brentwood - Pacific Palisades CPA, which corresponds to the lower median sale 
prices and affordability gaps in the Arleta - Pacoima CPA. The in-lieu fee for the sample 100-unit 
projects in the Arleta - Pacoima CPA shown in Table 14 would range from $5.2 million to $10.5 
million for a single-family development and $3.6 million to $4.6 million for a condominium 
development. The lower end of each range represents the fees in-lieu of providing 20 percent of 
units affordable to lower-income households, while the higher end of each range represents the 
fees in-lieu of providing 40 percent of units affordable to moderate-income households. A 
developer of the sample projects in Table 14 would likely calculate the fee based on the lower-
income affordability option.  
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Table 13: In-Lieu Fee Calculation for Sample 100-Unit For-Sale Project in the Brentwood – 
Pacific Palisades CPA, City of Los Angeles, 2025 
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Table 14: In-Lieu Fee Calculation for Sample 100-Unit For-Sale Project in the Arleta – 
Pacoima CPA, City of Los Angeles, 2025 
 

 

 
 



 

City of Los Angeles Measure JJJ 2025 Affordability Gaps Study | February 2025  40 
 

The lowest in-lieu fees for the developments in Table 13 are the fees that represent a fee payment 
in lieu of providing 11 percent of units to very low-income households, whereas the lowest fees 
for the developments in Table 14 are the fees that represent a fee payment in lieu of providing 20 
percent of units to lower-income households. A different unit mix could result in lower fee rates 
based on the in-lieu fees associated with one of the other on-site affordability options in a given 
CPA. For example, in the Arleta – Pacoima CPA, a 100-unit condominium development with ten 
studios, 50 one-bedroom units, and 40 two-bedroom units would have the lowest in-lieu fee if the 
fee calculations are based on a fee in-lieu of providing 40 percent of units affordable to moderate-
income households. Consequently, a developer of a condominium project with this unit mix would 
calculate the fee based on the moderate-income option. This means that the fee rates for each 
unit size could vary between projects in the same CPA, depending on the on-site affordability 
options that the fee calculations represent. As a result, the for-sale in-lieu fees must be calculated 
on a project-by-project basis.  
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APPENDIX A: CONDOMINIUM COST 
DIFFERENTIALS 
Table A.1: Sale Price Differential for a Condominium, as Compared to a Single-Family 
Home, City of Los Angeles, 2025 
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APPENDIX B: AFFORDABLE SALE PRICE 
CALCULATIONS
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Table B.1: Affordable Housing Mortgage Calculator for Single-Family Units, City of Los Angeles, 2025 
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Table B.2: Affordable Housing Mortgage Calculator for Condominiums, City of Los Angeles, 2025  
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