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Impediments to Affordability

Part 1
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• Land Cost
• Design Costs
• Costs of Approvals  

• time, 
• legal, 
• subconsultant, 
• etc.
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• Materials Cost
• Labor Cost
• Other soft costs:

• Marketing
• Broker fees
• Etc.

Costs of Development :
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• Materials Cost
• Labor Cost
• Other soft costs:

• Marketing
• Broker fees
• Etc.

Costs of Development :



Land cost as component of DU cost can 
only be lowered by allowing more density

(less land cost per unit).
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Cost of approvals and entitlement as a 
component of DU cost can only be lowered 
by making them more predictable and less 

time consuming.
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Lower land 
cost (density) 
and lower cost 
of approvals 
(predictability) 
are both 
encouraged 
through better 
design.:



Why do 
Municipalities and 
neighbors resist 
“density” (and 
development 
generally)?
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Most recent 
experience 
suggests their life 
will not be better 
with whatever 
development is 
being proposed.

Not a fair trade.
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Costs of 
entitlement 
encourage 
larger projects, 
which then 
inspires greater 
resistance and 
fear in 
community
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Better design 
often can 
overcome 
residents’ fears 
and speed up 
approval.
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The Cottages on Greene,
East Greenwich, RI



Comprehensive 
plan and 
zoning called 
for “high 
density 
housing”. 

15 Units/.9 
acres

The Cottages on Greene,
East Greenwich, RI



15 units is not 
just 15 units
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What they had 
feared:

The Cottages on Greene,
East Greenwich, RI



What they were 
shown:

The Cottages on Greene,
East Greenwich, RI



What they got:

The Cottages on Greene,
East Greenwich, RI
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But “good 
design” is very 
hard to regulate 
or mandate.
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Hammetts Hotel
Newport, RI



Possible Approaches
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Form-Based Codes seem to promise a 
way of getting appropriate design, but 
often too vague – and hard to implement.
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Design 
Guidelines can 
be effective if 
written correctly 

Difficult to 
legally 
implement.

Can be a “soft 
ordinance” 
which enourages
improved design
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Pre-designed, 
pre-approved 
building 
plans.

Helps 
empower 
small 
increment 
development.

More 
developers = 
more housing
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Pre-designed, 
pre-approved 
building 
plans.

Appropriate 
for accessory 
structures and 
single-family 
infill to small 
multi-family.
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Construction 
documents, 
combined with 
pre-approved 
generic site 
placement this 
would 
drastically 
simplify small 
scale new 
construction
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Combine pre-
approval with 
additional 
uses.

Income 
increases 
affordability
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Pre-Approved 
Infill Housing
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“Pre-
development” 
of the 
community’s 
most 
important 
sites.

Cocheco
Waterfront,
Dover, NH
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“Pre-
development” 
of the 
community’s 
most 
important 
sites.
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The City 
intends to 
construct the 
public 
improvements
themselves to 
add value and 
lock in the 
vision.
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Extensive 
public 
process at 
community 
expense. 

Less risk and 
cost to 
developer, 
more 
consensus on 
result.
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Public 
comment and 
review 
happens 
without the 
developer at 
the table. 

More public 
confidence in 
the output.
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Public 
comment and 
review 
happens 
without the 
developer at 
the table. 

More public 
confidence in 
the output.
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Phase 1 & 1A (2) Phase 3 Total
PARK IMPROVEMENTS

ADA ACCESSIBLE PADDLE BOAT DOCK* $0 $0 $150,000
BOAT DOCKS $128,500 $194,800 $323,300
PARK INFRASTRUCTURE $1,909,950 $0 $1,909,950
PARK AMENITIES $0 $335,000 $335,000
PARK BUILDINGS $440,000 $246,400 $686,400
MAGLARAS PARK CONNECTOR $0 $362,000 $362,000
SOUTH PARK ELEMENTS $26,250 $0 $26,250
SUB TOTAL $2,504,700 $1,138,200 $3,792,900
7% DESIGN AND CONSTRUCTION OVERSIGHT $175,329 $79,674 $255,003
15% CONTINGENT $375,705 $170,730 $546,435
12% PHASING PREMIUM (DESIGN AND MOBILIZATION) $0 $113,820 $113,820
TOTAL PARK IMPROVEMENTS $3,055,734 $1,502,424 $4,708,158
less Grant Funding for Paddle Boat Dock $0 $0 -$150,000
TOTAL PARK NET OF GRANT $3,055,734 $1,502,424 $4,558,158

NON-PARK IMPROVEMENTS
NORTH

Streets & Utilities: Riverfront Street $1,585,000 $1,585,000
Streets & Utilities: Washington Street Extension $755,000 $0 $755,000
Streets & Utilities: Hillside Street $701,000 $701,000
Parking Lot $35,000 $258,000 $293,000
Shoreline Improvements $180,000 $60,000 $240,000
Earthwork & Walls $643,000 $258,750 $901,750
North Subtotal $3,198,000 $1,277,750 $4,475,750
Pre-construction Engineering & Soft Costs (10%) $319,800 $127,775 $447,575
Contingency (25%) $799,500 $319,438 $1,118,938
Phasing Premium (12%) $153,330 $153,330
Total with Soft Costs and Contingencies - North $4,318,000 $1,879,000 $6,197,000

SOUTH RIVERFRONT
Streets & Utilities: River Street Rebuild $497,000 $497,000
Shoreline Improvements $70,500 $23,500 $94,000
Earthwork & Walls $862,000 $862,000
South Subtotal Riverfront $1,430,000 $24,000 $1,454,000
Pre-construction Engineering & Soft Costs (10%)** $56,800 $2,400 $59,200
Contingency (25%)* $142,000 $6,000 $148,000
Phasing Premium (12%) $2,880 $2,880
Total with Soft Costs and Contingencies - South Riverfr $1,629,000 $36,000 $1,665,000

TOTAL NON-PARK IMPROVEMENTS $5,947,000 $1,915,000 $7,862,000

DREDGE CELL CLOSURE $400,000 $0 $400,000

TOTAL PUBLIC IMPROVEMENTS $9,402,734 $3,417,424 $12,820,158

Note:  All costs in unescalated 2017 dollars
          Does not include costs of E-W Internal Mid-Block Park, South Bluff-top land improvements,

assumed to be borne by developer(s)
*  Cost of paddle boat dock offset by grant = $150,000
** Pre-construction Engineering & Soft Cost factor not applied to South Riverfront Earthwork & Walls (Bluff Excavation)

PUBLIC IMPROVEMENT COST ESTIMATES - 3/22/17

Phase 1 & 1A (2) Phase 3 Total
PARK IMPROVEMENTS $3,056,000 $1,502,000 $4,558,000

NON-PARK IMPROVEMENTS $5,947,000 $1,915,000 $7,862,000

DREDGE CELL CLOSURE $400,000 $0 $400,000

TOTAL PUBLIC IMPROVEMENTS $9,403,000 $3,417,000 $12,820,000

Note:  All costs in unescalated 2017 dollars
          Does not include costs of E-W Internal Mid-Block Park, South Bluff-top land improvements,

assumed to be borne by developer(s)
*  Cost of paddle boat dock offset by grant = $150,000
** Pre-construction Engineering & Soft Cost factor not applied to South Riverfront Earthwork & Walls (Bluff Excavation)

SUMMARY PUBLIC IMPROVEMENT COST ESTIMATES - 3/22/17

Public Improvements Bond Financing (in inflated future 
year $)
• FY 2018    $1,100,000   Union contract thru FY 2017, 

Addtl Engineering/Soft Costs, Initial South Earthwork
• FY 2019       $700,000   Addtl Engineering/Soft Costs, 

Ongoing South Earthwork

• FY 2020    $8,740,000 Phase 1 & 1A(2) (River St N & S, 
Washington St), S. Earthwork, 2/3 Park Improvements

• FY 2025    $4,330,000 Phase 3 Public Improvements 
– Hillside St, parking lot, 1/3 Park Improvements

• Total       $14,870,000
Private Development delivered FY 2021 thru FY 
2027
TIF Analysis
• Transfers from General Fund FY 2018 thru 2022 

estimated to total $960,000
• Est. TIF revenues FY 2027 thru 2035 yield bond 

coverage ratio of approx. 1.8 – 2.0
• Thereafter, coverage ratio increases by 0.04 - 0.05 per 

year thru FY 2042, then dramatically as bonds retire
• Bluff-top development (not included above) could 

increase coverage by approx. 0.2
• Land sales will provide additional revenues

But: 
Must prove its 
economical 
feasibility 
with realistic 
cost 
assumptions 
and 
development 
proforma
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Thank You
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