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GOVERNMENT CODE SECTION 84308 APPLIES: No  
 
TITLE:  Amendment to Monrovia Municipal Code Title 17 (Zoning), Amending Chapter 17.42 ("Affordable 
Housing Requirements") and Section 17.38.090 (“Density Bonus”) to Apply Inclusionary Housing 
Requirements Citywide; Introduction and First Reading of Ordinance No. 2026-03 
 
OBJECTIVE:  To expand the City’s Inclusionary Housing requirements Citywide and make related 
conforming amendments to the Density Bonus regulations 
 
BACKGROUND:  Housing development has been a statewide priority in California for over 50 years. 
This priority stems from the passage of the State’s Housing Element Law in 1969, which requires all cities 
and counties to plan for housing needs as part of their General Plans. The Housing Element is a critical 
component of the General Plan because it establishes policies and programs aimed at reducing 
regulatory barriers, increasing housing opportunities, and supporting a more sustainable and equitable 
housing market.  
 
Monrovia’s current Sixth Cycle 2021-2029 Housing Element was certified as being in substantial 
compliance with State law by the California Department of Housing and Community Development (HCD) 
on December 29, 2022. The Housing Element includes a Housing Plan that guides housing decisions 
throughout the 2021-2029 planning period. It also contains programs intended to expand housing 
opportunities at all income levels, including Program 1.7’s evaluation of inclusionary housing 
requirements on market rate residential projects as a way to increase affordable housing. 
 
As reflected in the City's 2025 Annual Report on the Status of the General Plan, which was presented to 
the City Council on March 17, 2026, and to the Planning Commission on April 15, 2026, Monrovia remains 
a desirable location for housing development. However, as shown in Table 1 and consistent with 
Statewide trends, housing production has been higher in the above-moderate income category than in 
the moderate, low, and very-low income categories. 
 
Table 1 - Regional Housing Need Assessment (RHNA) Progress Report 

Income Level 
RHNA by 
Income 
Level 

Projection 
Period 

(6/30/2021-
10/14/2021) 

2021 2022 2023 2024 2025 
Total Units 

to Date  
(all years) 

Very Low 519 - - 13 - 10 13 36 
Low 262 - - - - 6 3 9 
Moderate 254 - - 12 - 5 5 22 
Above Moderate 635 17 16 710 332 47 39 1,161 
Totals 1,670 17 16 735 332 68 60 1,228 

Note: Totals are based on Building Permit Issuance. 
Note: Units serving extremely low-income households are included in the very low-income permitted totals. 

https://www.monroviaca.gov/your-government/community-development/planning/general-plan/housing-element


 
Since certification of the Housing Element, the City has continued to implement priority housing programs 
Citywide. In just the last four years, the City has amended its Municipal Code to facilitate by-right 
multifamily housing allowances, establish objective design standards for multifamily development, update 
the City’s Accessory Dwelling Unit (ADU) regulations, and adopt a Density Bonus Ordinance.   
 
Following review and recommendation by the Planning Commission, the City Council adopted the City’s 
first Inclusionary Housing Ordinance (Ordinance No. 2025-03) on June 17, 2025. The ordinance generally 
requires certain residential developments containing five (5) or more units to provide affordable housing 
or satisfy the requirement through an authorized alternative means of compliance. 
 
The current Inclusionary Housing Ordinance does not apply Citywide. It was initially designed to target 
specific areas and project types where the General Plan anticipated higher-density residential 
development and future housing growth, such as the Station Square Transit Village Area, the West 
Huntington Drive Corridor, the South Myrtle Avenue Corridor District Overlay, Housing Opportunity Sites, 
and project sites subject to certain legislative land-use amendments. Adoption of the Ordinance was 
envisioned as an initial step toward producing additional affordable housing in Monrovia. Upon its 
approval, the City Council directed staff to monitor its initial implementation and return with an amendment 
to the Inclusionary Housing Ordinance to expand the requirements Citywide.  
 
For reference, the June 2025 City Council staff report for Ordinance No. 2025-03 is available on the City’s 
website. The report provides the complete background and policy analysis supporting adoption of the 
original ordinance, including the Housing Element basis, community and developer input, financial 
feasibility analysis, applicability options, affordability requirements, alternative compliance options, and 
an in-lieu fee structure.  
 
Proposed Ordinance No. 2026-03 (Attachment “A”) would expand the existing inclusionary housing 
requirements Citywide. It would also make limited amendments to the City’s recently adopted Density 
Bonus regulations to maintain internal consistency between the two housing ordinances. These proposed 
changes are discussed below. 
 
ANALYSIS:  Since adoption of the Inclusionary Housing Ordinance, staff has continued to discuss its 
requirements with applicants and property owners during project inquiries and conceptual reviews. These 
discussions have involved potential residential developments both within and outside the areas currently 
covered by the ordinance, including projects that may seek incentives, concessions, waivers, or 
increased density under State Density Bonus Law. This activity indicates that interest in higher-density 
residential development is not limited to the areas initially targeted by the ordinance. 
 
To date, however, no qualifying residential development has reached the stage at which the provision of 
affordable units or payment of an in-lieu fee has been required. Accordingly, there is not yet sufficient 
implementation experience to evaluate the ordinance’s effect on project feasibility or housing production. 
During preliminary discussions, staff has not observed applicants discontinuing their consideration of a 
project after being advised of the inclusionary housing requirements. Applicants have generally continued 
to evaluate their projects, including the available compliance options and potential benefits under State 
Density Bonus Law. 
 
The existing ordinance includes several provisions intended to provide flexibility and address differing 
project circumstances. These include alternative means of compliance, eligibility for payment of an in-
lieu fee for certain projects, exemptions for specified development types, and access to State Density 
Bonus Law benefits when affordable units are incorporated into a qualifying project. Ordinance No. 
202603 would retain these existing affordability requirements, exemptions, fee provisions, and 
compliance options. 
 
The primary policy rationale for Citywide applicability is consistency and equity. Under the existing 
ordinance, two otherwise comparable residential developments may be subject to different affordable 
housing obligations based solely on their location. A Citywide approach would apply the requirements 
uniformly to qualifying residential developments, avoid concentrating affordable housing obligations 
within selected neighborhoods, and create opportunities for affordable units to be provided more broadly 

https://www.monroviaca.gov/home/showdocument?id=37474&t=638841357015756440
https://www.monroviaca.gov/home/showdocument?id=37474&t=638841357015756440


throughout Monrovia. Ordinance No. 2026-03 also implements the City Council’s direction to return with 
an amendment that expands the inclusionary housing requirements Citywide. 
  
Proposed Ordinance 
Ordinance No. 2026-03 (“proposed amendment”) would expand the existing inclusionary housing 
requirements Citywide to all new residential developments containing five (5) or more units, unless 
exempt under Monrovia Municipal Code (MMC) Section 17.42.060. It would also make limited conforming 
amendments to maintain consistency between the City’s Inclusionary Housing and Density Bonus 
ordinances. 
 
The proposed amendment is focused on applicability and consistency. It expands where the Inclusionary 
Housing Ordinance applies, but it does not change provisions related to the other core policy decisions 
adopted through Ordinance No. 2025-03.  
 
Table 2 - Proposed Changes in the Ordinance 

What Changes What Does Not Change 

MMC Chapter 17.42 would apply Citywide to all 
new residential developments with five (5) or 
more units, unless exempt. 

The existing affordability percentages remain the 
same. 

The targeted planning areas, associated maps, 
and project-specific applicability triggers would 
be removed. 

The adopted in-lieu fee amounts and eligibility 
requirements would remain unchanged. 

The definition of “Housing Element Opportunity 
Area” would be removed because it is no longer 
needed to determine applicability. 

The existing exemptions, alternative compliance 
options, affordability periods, and monitoring 
requirements remain unchanged. 

MMC Sections 17.38.090 (Density Bonus) and 
17.42.090 (Affordable Housing Requirements) 
would be updated to use consistent language and 
cross-references. 

The amendment does not approve any project, 
change zoning or General Plan designations, or 
increase allowable density. 

 
Citywide Applicability 
The proposed amendment would revise MMC Section 17.42.040 by removing the targeted-area and 
project-specific applicability triggers. As amended, Chapter 17.42 would apply Citywide to all new 
residential developments with five (5) or more units, except where exemptions apply under MMC Section 
17.42.060. 
 
Since MMC Chapter 17.42 applies broadly across the city, the proposed amendment eliminates outdated 
provisions that no longer serve a purpose, such as targeted planning areas and maps. It also removes 
the definition of “Housing Element Opportunity Area” from MMC Section 17.42.030, which was linked to 
the original targeted-area framework. 
 
Expanding the Inclusionary Housing Ordinance Citywide would allow qualifying residential development 
throughout Monrovia to contribute to the production of affordable housing. This is especially important 
because the City continues to have a significant remaining RHNA obligation in the very low-, low-, and 
moderate-income categories. 
 
In-Lieu Fee 
The proposed amendment does not change the City’s established in-lieu fee amounts or fee eligibility 
requirements. The ordinance would continue to authorize in-lieu fees only as outlined in MMC Section 
17.42.070 and the independently adopted fee resolution, Resolution No. 2025-34. Eligible for-sale 
projects may comply through payment of the in-lieu fee, and rental projects with twenty (20) or fewer units 
may comply through payment of the in-lieu fee. Larger rental projects remain subject to the on-site 



affordable unit requirement unless an alternative means of compliance is approved pursuant to MMC 
Section 17.42.080. 
 
Conforming Amendments Related to Density Bonus 
The proposed amendment would make limited conforming changes to MMC Section 17.38.090 (Density 
Bonus) and Section 17.42.090 to ensure the two sections use consistent language. These amendments 
clarify the relationship between inclusionary housing and density bonus and specify that affordable units 
physically constructed on-site as part of a housing development may be used to satisfy both the City’s 
inclusionary housing requirements and the requirements for benefits under State Density Bonus Law, 
provided the units meet the standards of both programs. 
 
The proposed amendment also would add consistent cross-reference language requiring projects subject 
to MMC Chapter 17.38 and/or Chapter 17.42 to execute an Affordable Housing Agreement pursuant to 
MMC Section 17.52.380. This does not create a new requirement for an agreement; it would ensure 
consistency among the City’s Density Bonus, Inclusionary Housing, and Affordability provisions.   
 
Planning Commission Public Hearing – August 12, 2026 
On August 12, 2026, the Planning Commission held a noticed public hearing to review the proposed 
Ordinance and to receive and consider public testimony.  City staff presented the proposed Ordinance 
and responded to questions raised by the Planning Commission. The Commission’s questions and 
discussion focused primarily on the following topics: 
 
• Potential avoidance of the five-unit threshold. Commissioners asked whether recently permitted 

projects containing two to four units may have been designed below the five-unit threshold to avoid 
the Inclusionary Housing Ordinance. Staff explained that these projects were generally located on 
smaller properties that were unlikely to accommodate five or more units, and most were proposed 
before the Ordinance became effective. Based on the available information, staff had not identified 
evidence that projects were reduced in size to avoid the requirements. 
 

• Results of the existing Ordinance. Commissioners asked whether any qualifying developments 
had been approved since the Ordinance became effective. Staff explained that no qualifying projects 
had been approved yet, although residential projects remain in the development pipeline. Because 
the Ordinance has been in effect for only about a year, there is not yet enough experience to evaluate 
the number of affordable units or in-lieu fees it will generate. 

 
• Required affordability percentages. The Commission discussed whether the City could require a 

higher percentage of affordable units, particularly in larger developments. Staff explained that the 
existing requirements were supported by a financial feasibility analysis that considered the City’s 
affordable housing needs, local market conditions, and the potential effects on housing production. 
The adopted percentages were intended to generate affordable housing without making residential 
development financially infeasible. The City Council may revisit these requirements in the future as 
the City gains additional implementation experience. 

 
• Comparison with other jurisdictions. Commissioners asked how Monrovia’s program compares 

with inclusionary housing programs in neighboring cities and whether those programs generally apply 
Citywide. Staff explained that cities in the San Gabriel Valley use both Citywide and geographically 
targeted programs. Although direct comparisons are difficult because each program reflects different 
market conditions, thresholds, project sizes, and affordability requirements, Monrovia’s requirements 
are generally consistent with the other programs reviewed during development of the Ordinance. 

 
• Senate Bill 9 projects. Commissioners asked whether residential development authorized under 

Senate Bill 9 would be subject to the Ordinance. Staff explained that SB 9 projects would remain 
exempt and, in any event, may contain no more than four units, which is below the Ordinance’s five-
unit applicability threshold. 

 
No members of the public spoke during the public testimony portion of the hearing. 
 



At the close of the public hearing, the Commission unanimously adopted Planning Commission 
Resolution No. 2026-0001 by a 6-0 vote, recommending that the City Council adopt Ordinance No. 2026-
03.  
 
Ordinance No. 2026-03 would continue the implementation of Program 1.7 of the City’s 6th Cycle Housing 
Element and fulfill the City Council’s direction to expand the Inclusionary Housing Ordinance following 
the initial implementation period.  
 
The proposed amendment would also retain the ordinance’s existing affordability requirements, 
exemptions, fees, and compliance options while making limited conforming amendments to maintain 
consistency with the City’s Density Bonus regulations. 
 
ENVIRONMENTAL IMPACT:  The proposed ordinance implements Program 1.7 of the 6th Cycle 
Housing Element and amends an existing inclusionary housing requirement to apply Citywide. The 
ordinance does not approve any specific development project, authorize construction, increase allowable 
residential density, or otherwise result in a direct or reasonably foreseeable indirect physical change in 
the environment. 
 
The ordinance is exempt from further environmental review pursuant to CEQA Guidelines Sections 
15183(a), 15162(a), 15061(b)(3), and 15378(b)(4). The City previously certified an Environmental Impact 
Report for the General Plan Land Use and Circulation Elements, which established the City’s land use 
designations, residential densities, and buildout assumptions. The City also adopted an Initial 
Study/Mitigated Negative Declaration for the 6th Cycle Housing Element, which analyzed implementation 
of the Housing Element programs. The proposed amendment is consistent with those prior environmental 
documents and would not result in substantial changes, changed circumstances, or new information 
requiring additional environmental review. Therefore, no further action is required under CEQA. 
 
FISCAL IMPACT:  There is no direct fiscal impact associated with the proposed amendment.   
 
OPTIONS:  The following options are presented for consideration: 
 

1. Following the public hearing, introduce Ordinance No. 2026-03, amending Title 17 (Zoning Code) 
of the Monrovia Municipal Code by amending Chapter 17.42 (“Affordable Housing Requirements”) 
and Section 17.38.090 (“Density Bonus”), and find that the adoption of the Ordinance is exempt 
from review under the California Environmental Quality Act; or 
 

2. Continue the Public Hearing and request more information from staff before taking action.  

 
RECOMMENDATION:  Staff recommends Option 1. 
 
COUNCIL ACTION REQUIRED:  If the City Council concurs, following the public hearing, the appropriate 
action would be a motion to introduce, read by title only, and waive further reading of Ordinance 
No. 2026-03. 



 
 

ATTACHMENT “A” 
 

Ordinance No. 2026-03 



ORDINANCE NO. 2026-03 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
MONROVIA, CALIFORNIA, AMENDING SECTION 17.38.090 
AND CHAPTER 17.42 OF TITLE 17 OF THE MONROVIA 
MUNICIPAL CODE TO APPLY INCLUSIONARY HOUSING 
REQUIREMENTS CITYWIDE AND FINDING THE ADOPTION 
OF THE ORDINANCE TO BE CATEGORICALLY EXEMPT 
FROM REVIEW UNDER THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT 

 
THE CITY COUNCIL OF THE CITY OF MONROVIA, CALIFORNIA does ordain 

as follows: 
 

SECTION 1. On November 1, 2022, the City Council of the City of Monrovia 
adopted Resolution 2022-51, thereby adopting the 6th Cycle Housing Element for the 
2021-2029 planning period. 

 
SECTION 2. On December 29, 2022, the California Department of Housing and 

Community Development (HCD) certified the adopted Housing Element was in full 
compliance with State Housing Element Law (Article 10.6 of the Government Code). 

 
SECTION 3. Program 1.7 of the 6th Cycle Housing Element states that “[a]s part of 

the Planning HOMe program, explore adopting an inclusionary housing ordinance to 
increase the supply of affordable housing throughout Monrovia.” 

 
SECTION 4. On June 17, 2025, the City Council of the City of Monrovia adopted 

Ordinance No. 2025-03, adding Chapter 17.42 (Inclusionary Housing) to the Monrovia 
Municipal Code. Ordinance No. 2025-03 established inclusionary housing requirements 
for certain residential developments in targeted areas of the City, thereby implementing 
Program 1.7 of the 6th Cycle Housing Element. 

 
SECTION 5. On October 7, 2025, the City Council of the City of Monrovia adopted 

Ordinance No. 2025-09, adding Chapter 17.38 (Density Bonus) to the Monrovia Municipal 
Code and amending, among other provisions, Sections 17.42.030 and 17.42.120 of 
Chapter 17.42, thereby implementing Program 1.3 of the 6th Cycle Housing Element. 

 
SECTION 6. This Ordinance amends Chapter 17.42 to expand the applicability of 

the City's inclusionary housing requirements citywide, to conform Chapter 17.42 to the 
amendments made by the City’s Density Bonus Ordinance (Ordinance No. 2025-09), and 
to make a related conforming amendment to Section 17.38.090, as further described 
herein. 
 

SECTION 7. On August 12, 2026, the Planning Commission of the City of Monrovia 
conducted a duly noticed public hearing on this Ordinance. At the hearing, all interested 
persons were given the opportunity to be heard. The Planning Commission received and 
considered the staff report and all the information, evidence and testimony presented in 



connection with this Ordinance. Following the close of the public hearing, the Planning 
Commission adopted Resolution No. 2026-0001 recommending approval of this 
Ordinance to the City Council. 

 
SECTION 8. On September 1, 2026, the City Council of the City of Monrovia 

conducted a duly noticed public hearing on this Ordinance. At the hearing, all interested 
persons were given the opportunity to be heard. The City Council received and considered 
the staff report, the Planning Commission's recommendation, and all the information, 
evidence, and testimony presented in connection with this Ordinance. 

 
SECTION 9. Pursuant to the California Environmental Quality Act (“CEQA”) and the 

State CEQA Guidelines, the City Council in their own independent judgment has reviewed 
the whole record and has determined that Ordinance No. 2026-03 is exempt from further 
environmental analysis pursuant to the following sections of the CEQA Guidelines:  

 
15183(a): CEQA mandates that projects which are consistent with the development 
density established by existing zoning, community plan, or general plan policies for which 
an EIR was certified shall not require additional environmental review, except as might be 
necessary to examine whether there are project-specific significant effects which are 
peculiar to the project or its site. On January 15, 2008, the City of Monrovia adopted an 
Environmental Impact Report (SCH#2007021135) for an update to the City’s General Plan 
Land Use and Circulation elements. The Land Use element establishes maximum 
densities and buildout potential for the City. The proposed ordinance would require a 
percentage of the units reserved for affordable households, but it does not increase the 
density or number of units allowed in the City. Accordingly, the inclusionary housing 
requirement is consistent with the density established by the general plan.  
 
15162(a): When a Negative Declaration has been previously adopted, no subsequent EIR 
or Negative Declaration shall be required unless new significant effects will result from the 
project or there is new information of substantial importance that was not previously 
analyzed. The proposed code amendment will implement Program 1.7, in part, of the 6th 
Cycle Housing Element. An Initial Study/Mitigated Negative Declaration (IS/MND) (SCH: 
2022080729) was adopted for, and analyzed the impacts of, the Housing Element. 
Implementing the inclusionary housing ordinance is within the scope of the IS/MND and 
would not result in a new substantial change or introduce new information of substantial 
importance that was not previously considered in the IS/MND.  
 
15061(b)(3): A project is exempt from CEQA if the activity is covered by the common sense 
exemption, which states that “CEQA only applies to projects which have the potential for 
causing a significant effect on the environment. Where it can be seen with certainty that 
there is no possibility that the activity in question may have a significant effect on the 
environment, the activity is not subject to CEQA.” This ordinance amends an existing 
inclusionary housing requirement to apply citywide, and makes related conforming 
amendments, but does not involve consideration of a specific project that would result in 
a physical change to the environment.  
 
15378(b)(4):The definition of a project under CEQA does not include the creation of 



government funding mechanisms which do not involve any commitment to any specific 
project which may result in a potentially significant physical impact on the environment. 
This amendment does not create or modify the City's existing affordable housing in-lieu 
fee mechanism, which was established by Ordinance No. 2025-03 and Resolution No. 
2025-34 and remains unchanged. To the extent this amendment implicates that fee 
mechanism at all, its creation did not involve commitment to any specific project, and the 
expenditure of any fees collected would remain speculative, and projects constructed with 
the revenue from such fees (if any) would be subject to CEQA review on a case-by-case 
basis prior to issuance of any approvals with funds generated by the in-lieu fee.  
 

SECTION 10. The custodian of records for all materials that constitute the record 
of the proceedings upon which this decision is based is the City Clerk. Those documents 
are available for public review in the Office of the City Clerk located at 415 South Ivy 
Avenue, Monrovia, California 91016. 
 

SECTION 11. Chapter 17.42 of Title 17 (Zoning) of the Monrovia Municipal Code 
is hereby amended to read as follows (text to be deleted is shown in strikethrough and text 
to be added is shown in bold and underline): 

 
“Chapter 17.42 - Affordable Housing Requirements 

 
Sections: 
 

17.42.010 Purpose 
17.42.020 Findings 
17.42.030 Definitions 
17.42.040 Applicability 
17.42.050 Affordable Housing Requirements 
17.42.060 Exemptions 
17.42.070 Establishment and Use of Affordable Housing In-Lieu Fee 
17.42.080 Alternative Means of Compliance 
17.42.090 Relationship to Density Bonus 
17.42.100 Affordable Housing Development Standards 
17.42.110 Approval Process 
17.42.120 Affordable Housing Plan and Agreement 
17.42.130 Enforcement  
 

§ 17.42.010 PURPOSE 
The purpose of this chapter is to establish citywide standards and procedures that require 
the development of affordable housing, to ensure the addition of affordable housing units 
is in proportion with the overall increase in new housing units, and to provide standards 
and procedures for the administration of the City's inclusionary housing program. 
 

§ 17.42.020 FINDINGS 
In implementing this chapter, the City Council of the City of Monrovia finds:  
 

(A) For the 6th Cycle Regional Housing Needs Assessment (2021-2029) the City of 



Monrovia was allocated 1,670 dwelling units, which includes 519 dwelling units for 
very-low-income households, 262 dwelling units for low-income households, 254 
dwelling units for moderate income households, and 635 dwelling units for above-
moderate income households. 
 

(B) The City’s adopted Housing Element for the 6th Cycle includes Program 1.7, which 
states that the City will explore adopting an Inclusionary Housing program. This 
chapter fulfills and implements this requirement. 
 

(C) It is the City Council’s intent to increase the availability of housing for residents of 
the City of Monrovia across all income levels throughout the City. This 
inclusionary housing ordinance is a necessary tool to meet this goal.  

 
(D) Without reasonable inclusionary housing requirements, new residential projects 

traditionally do not contribute new affordable units to the housing stock of a 
community. 
 

(E) This ordinance is reasonably related to the general welfare purpose of ensuring that 
the City’s goal of making available more economically diverse housing available 
throughout across the City can be attained.   

 
§ 17.42.030 DEFINITIONS 
As used in this chapter, the following terms shall have the following meanings: 
 
AFFORDABLE HOUSING IN-LIEU FEE. A fee paid by an applicant as an alternative to 
providing an affordable unit or a fraction of an affordable unit. 
 
AFFORDABLE OR INCLUSIONARY HOUSING UNIT. A newly constructed "for-rent" or 
"for-sale" dwelling unit which is: (1) provided (or caused to be provided) by an applicant 
under the provisions of this chapter; (2) to be made available and occupied by a very low-, 
low- or moderate-income household, as required under the provisions of this chapter; (3) 
subject to occupancy and affordable housing cost or sales price controls for a period of 
not less than 55 years for "for-rent" units and forty-five (45) years for "for-sale" units; (4) 
compatible with the design of other units in the residential housing development of which 
it is part in terms of exterior appearance, materials and quality finish; and (5) a similar unit 
type and bedroom mix to the overall residential development. 
 
HOUSING ELEMENT OPPORTUNITY AREA. Any property located in, listed by, or 
identified by the Housing Element of the General Plan for the current planning cycle to 
accommodate the City of Monrovia’s share of the Regional Housing Needs Assessment 
(RHNA). Housing Element Opportunity Areas may also be called Housing Element Sites 
Inventory or other name as identified by the Housing Element.  
  
MARKET RATE OR MARKET RATE RENT. A general term, as defined in California 
Health and Safety Code Section 50081, that is the monthly rent established by the 
California Housing Finance Agency as competitive according to its own regulations, except 
where federal regulations provide a required method of determining market rent. 



Determination of market rent may be reviewed annually upon application by the mortgagor, 
subject to applicable federal regulations, if any. 
 
MIXED INCOME MULTI-UNIT STRUCTURE. A building within, or contains, a residential 
development that includes a combination of affordable and market rate housing units. 
 
QUALIFIED NONPROFIT HOUSING CORPORATION. As defined in Government Code 
Section 65915(c)(2)(B), a nonprofit housing corporation organized pursuant to Section 
501(c)(3) of the Internal Revenue Code that has received a welfare exemption under 
Section 214.15 of the Revenue and Taxation Code for properties intended to be sold to 
low-income families who participate in a special no-interest loan program and meets all of 
the following requirements pursuant to a recorded contract that satisfies all of the 
requirements specified in paragraph (10) of subdivision (a) of Section 402.1 of the 
Revenue and Taxation Code: 
 

(A) The nonprofit corporation has a determination letter from the Internal Revenue 
Service affirming its tax-exempt status pursuant to Section 501(c)(3) of the Internal 
Revenue Code and is not a private foundation as that term is defined in Section 
509 of the Internal Revenue Code. 
 

(B) The nonprofit corporation is based in California. 
 

(C) All of the board members of the nonprofit corporation have their primary residence 
in California. 

 
(D) The primary activity of the nonprofit corporation is the development and 

preservation of affordable home ownership housing in California that incorporates 
within their contracts for initial purchase a repurchase option that requires a 
subsequent purchaser of the property that desires to resell or convey the property 
to offer the qualified nonprofit corporation the right to repurchase the property prior 
to selling or conveying that property to any other purchaser pursuant to an equity 
sharing agreement or affordability restrictions on the sale and conveyance of the 
property that ensure that the property will be preserved for lower income housing 
for at least 45 years for owner-occupied housing units and will be sold or resold 
only to persons or families of very low, low, or moderate income, as defined in 
Section 50052.5 of the Health and Safety Code. 

 
RESIDENTIAL DEVELOPMENT. A project containing at least one (1) residential unit, 
including mixed-use developments. For the purposes of this chapter, "residential 
development" also includes housing development projects defined in California 
Government Code Section 65915(i), including a subdivision or common interest 
development, as defined in California Civil Code Section 4100, approved by the city and 
consists of residential units or unimproved residential lots and either a project to 
substantially rehabilitate and convert an existing commercial building to residential use or 
the substantial rehabilitation of an existing multifamily dwelling, as defined California 
Government Code Section 65863.4(d), where the result of the rehabilitation would be a 
net increase in available residential units. 



 
SENIOR CITIZEN HOUSING DEVELOPMENT. A residential development developed, 
substantially rehabilitated, or substantially renovated for, senior citizens that has at least 
35 dwelling units and are deed restricted to require at least one resident be 55 years old 
or older.  
 

§ 17.42.040 APPLICABILITY 
Except as provided in Section 17.42.060 (Exemptions), this chapter shall apply only to all 
new residential developments with five (5) or more units, as defined herein, whether the 
lots or units will be offered for sale, for rent, or any combination thereof. and which meet 
any one of the following: 
 

(A) The project site, or any portion thereof, is a Housing Element Opportunity Area. 
 

(B) The project is being requested pursuant to California Government Code Section 
65852.24(b). 
 

(C) The project includes a request to amend the General Plan and/or Zoning 
designation of the project site, or portion thereof.  

 
(D) The project site is located in any of the following areas, as defined below and shown 

in the diagram:  
 

(1) Station Square Transit Village Planning Area: All of the properties bounded 
by South Mayflower Avenue to the west, East and West Duarte Road to the 
south, South Shamrock Avenue to the east, and East and West Evergreen 
Avenue to the north.  
 

(2) West Huntington Drive Corridor Planning Area (Retail Corridor Mixed Use 
Zone): All of the properties that are within the Retail Corridor Mixed (RCM), 
which is generally enclosed by South 5th Avenue to the west, Encino Avenue 
to the east, and West Huntington Drive to the north.  
 

(3) South Myrtle Avenue Corridor Planning Area (Old Town Extension District 
Overlay): All of the properties bounded by South Primrose Avenue to the 
west, East and West Maple Avenue to the south, South Ivy Avenue to the 
east, and East and West Olive Avenue to the north. 
 



 
  



  



 
 



 
 
 



 
 

§ 17.42.050 AFFORDABLE HOUSING REQUIREMENTS 
The following affordable housing requirements shall apply to any residential development 
subject to this chapter pursuant to Section 17.42.040.  
 

(A) Dwelling Units for Rent:  
 

(1) For residential developments with 20 units or fewer, 6% of the units shall be 
reserved for low-income households.  
 

(2) For residential developments with 21 units to 50 units, 10% of the units shall be 
reserved for low-income households. 

 
(3) For residential developments with 51 units or more, 15% of the units shall be 

reserved for low-income households.  
 

(4) Fractional Unit. Any fractional unit resulting from the calculation of the affordable 
housing requirement shall be rounded up to the next whole number. 
 

(B) Dwelling Units for Sale: 
 

(1) 10% of the units shall be reserved for moderate-income or lower-income 
households. 

 
(2) Fractional Unit. Any fractional unit resulting from the calculation of the affordable 

housing requirement shall be rounded up to the next whole number. 
 

§ 17.42.060 EXEMPTIONS 
Notwithstanding Section 17.42.040, the following types of residential units shall not be 
counted as units for the purpose of allocating the affordable housing requirements of this 
chapter:  
 

(A) Accessory Dwelling Units and Junior Accessory Dwelling Units. 
 

(B) Units provided pursuant to Government Code § 65852.21 or Government Code § 
66411.7, also referred to as SB 9 (Chapter 162, Statutes of 2021), including any 
successor statute. 
 

(C) Residential units developments that replace existing dwelling units with the same 
number of dwelling units that legally existed on the property as of [the effective 
date of this insert ordinance adoption date].  
 

(D) Emergency shelters, single room occupancy, transitional and supportive housing 
units, assisted living facilities, and residential care facilities. 

 



§ 17.42.070 ESTABLISHMENT AND USE OF AFFORDABLE HOUSING IN-LIEU FEE 
Developers of a residential development that is subject to the provisions of this chapter, 
may choose to comply with the requirements of this chapter by either: 1) paying an 
affordable housing in-lieu fee established by resolution of the City Council; or, 2) through 
a combination of paying such a fee and the providing of affordable units as required herein, 
instead of providing all required affordable units on-site. 
 

(A) Eligibility. The following residential development projects shall be eligible to pay the 
affordable housing in-lieu fee:  

 
(1) Residential development projects in which all the units are provided for sale.  
 
(2) Residential development projects with 20 or fewer units that are provided for 

rent. 
 

(B) Timing of payment. The fee required by this section shall be paid prior to the 
issuance of building permits for the residential development project.  

 
(C) Basis for fee computation. Fees paid to fulfill the requirements of this section shall 

be computed based on the total size of all the new units to be constructed times the 
per square foot in-lieu fee, as required by the fee resolution adopted by the City 
Council. Total size shall be calculated based on gross dwelling unit floor area of all 
dwelling units, excluding private balconies, decks and patios. 

 
(D) Affordable housing trust fund. Fees paid to fulfill the requirements of this chapter 

shall be placed in the City’s Affordable Housing Trust Fund. The funds shall be used 
exclusively for residential development projects which target acutely low, extremely 
low, very low-, low-, and moderate-income households. 

 
§ 17.42.080 ALTERNATIVE MEANS OF COMPLIANCE 
One of the following means of compliance may be proposed by the applicant as an 
alternative to providing on-site affordable units or payment of the housing in-lieu fee, 
subject to review and approval by the City decision authority in the City decision authority’s 
sole discretion. Such review and approval may include such conditions as the decision 
authority deems necessary to ensure that the alternative means of compliance will achieve 
the goals of this chapter. 
 

(A) Affordable units provided off-site. An applicant may provide (or may cause a 
third party to provide) affordable units off-site ("off-site units"). 
 

(1) Affordable units provided off-site must be located in the same general area of 
the city as the market rate units of the development as determined by the 
Director of Community Development. 

 
(2) As part of the application submittal materials, if the applicant itself will provide 

the affordable units off-site, the applicant shall submit evidence that the 
applicant owns, leases (pursuant to an executed ground lease of at least fifty-



five (55) years from the date offsite units would be produced), or has an 
irrevocable option to purchase, the site where the off-site affordable units are 
proposed to be located; alternatively, if applicant enters into an agreement with 
a third party to provide the affordable units off-site, then the applicant shall cause 
such third party to submit evidence that the third party owns, or has an 
irrevocable option to purchase, the site where the off-site affordable units are 
proposed to be located. 

 
(3) The city shall not issue a building permit for the residential development project 

until the affordable units off-site, whether they are to be constructed by the 
applicant or third party, are under construction. Any agreement entered into by 
the applicant and a third party to construct affordable units off-site is subject to 
review and approval by the city and must contain a clause that allows the city to 
enforce the rights in the agreement. 

 
(B) Conversion of market rate units to affordable. An applicant may propose to 

convert existing market rate units within the city to affordable units in an amount 
equal to or greater than the required on-site inclusionary housing requirement, 
including any needed rehabilitation to ensure compliance with building, health and 
safety standards. Market rate units that are converted must meet the location and 
other specifications of this chapter and shall be deed restricted as affordable for the 
periods specified in this section. Converted units must be completed and deed 
restrictions acceptable to the City Attorney must be recorded prior to the city’s 
issuance of a certificate of occupancy for the residential development. 

 
§ 17.42.090 RELATIONSHIP TO DENSITY BONUS 
An applicant required to provide affordable units consistent with this Chapter, which also 
applies for a density bonus under state law pursuant to Government Code Section 65915, 
may count affordable units toward both requirements  

(A) An applicant required to provide affordable units pursuant to this Chapter 
that also requests a density bonus or other benefit pursuant to Government 
Code Section 65915 and Chapter 17.38 may use affordable units physically 
constructed on-site as part of the residential development to both satisfy the 
affordable housing requirements of this Chapter and to qualify the project for 
benefits under Government Code Section 65915 and Chapter 17.38. Units 
must meet the standards of both programs. 
 

(B) For projects subject to either Chapter 17.42 or Chapter 17.38, the applicant 
shall execute an Affordable Housing Agreement pursuant to MMC Section 
17.52.380. 

 
§ 17.42.100 AFFORDABLE HOUSING DEVELOPMENT STANDARDS 
Affordable units shall be designed and distributed within the residential development as 
follows: 
 

(A) Number of Bedrooms. Affordable units shall reflect the range of numbers of 
bedrooms provided in the residential development project as a whole. For purposes 



of this section, the range of number of bedrooms shall mean the percentage of units 
that contain a set number of bedrooms (e.g., if 20% of the total units in a project are 
two bedrooms, then 20% of the affordable units shall be two bedrooms). The 
Director shall have the authority to determine a project’s compliance with this 
section; 

 
(B) Comparable Quality and Facilities. Affordable units shall be constructed to the same 

quality and exterior design as the market-rate housing units. Additionally, the 
affordable units shall include the same laundry, recreation, and other facilities that 
are made available to the market-rate housing units; 

 
(C) Access. In mixed-income multi-unit structures, the occupants of the affordable units 

shall have the same access to common entrances and any common areas including 
parking areas in that development as the occupants of the market-rate housing 
units; 

 
(D) Size and finish. Subject to the requirements of this section and the Municipal Code, 

affordable units may be smaller and have different interior finishes, appliances, and 
features than the market-rate units; and 

 
(E) Location. Affordable units shall be distributed throughout the residential 

development.  
 
(F) Affordability Period. Unless a different affordability period is specified by State or 

Federal law, all affordable rental units shall be deed restricted to maintain their 
specified affordability for a minimum term of fifty-five (55) years, and all affordable 
ownership units shall be deed restricted to maintain their specified affordability for 
a minimum term of forty-five (45) years. 

 
(G) Ownership Unit Occupancy. Ownership units shall only be sold to and occupied by 

a household that meets the specified income requirements for each unit. 
Notwithstanding the foregoing, an ownership unit may be sold to a qualified 
nonprofit housing corporation and is intended to be sold to low-income households 
who participate in a special no-interest loan program. 

 
(H) Rental Unit Occupancy. Rental units shall only be rented to and occupied by a 

household that meets the specified income requirement in this Chapter or other 
applicable law. Rental periods shall not be less than 31 days.  

 
§ 17.42.110 APPROVAL PROCESS 
Residential development projects that include an affordable housing requirement shall be 
reviewed by the review authority, as outlined in this code, designated to review the project.  
 

§ 17.42.120 AFFORDABLE HOUSING AGREEMENT 
The applicant of a residential development project approved pursuant to this Chapter shall 
enter into a binding Affordable Housing Agreement with the City or the City’s designee as 
specified in Section 17.52.380. 



 
§ 17.42.130 ENFORCEMENT  
No person shall change, develop, construct, enlarge, erect, locate, maintain, reconstruct, 
or use any land or structure in violation of this chapter or fail to comply with this chapter 
as required. Any structure altered, constructed, converted, enlarged, erected, maintained, 
moved, or set up contrary to the provisions of this chapter, or, any use of any land, 
structure, or premises conducted, established, maintained, or operated contrary to, or 
without complying with, the applicable provisions of this chapter, shall be unlawful, and are 
also deemed to be a public nuisance. Any violation of, or failure to comply with, any 
applicable agreement required by this chapter shall be deemed to be a violation of this 
chapter and enforceable as provided in this section, at the discretion of the City Attorney, 
in addition to any remedy provided in the agreement. Enforcement of this chapter shall be 
pursuant to Sections 17.52.340 and 17.52.350, or any other applicable provision of this 
Code or State or federal law.” 
 

SECTION 12. Section 17.38.090 of Chapter 17.38 of Title 17 (Zoning) of the 
Monrovia Municipal Code is hereby amended to read as follows(text to be deleted is shown 
in strikethrough and text to be added is shown in bold and underline):  

 
“§ 17.38.090 RELATION TO INCLUSIONARY HOUSING (CHAPTER 17.42) 

 
(A) Residential development is also subject to the Inclusionary Housing Ordinance, as 

codified in Monrovia Municipal Code Chapter 17.42 (Affordable Housing 
Requirements). Newly-constructed affordable units that are physically constructed 
on-site as part of a Housing Development and reserved for Very Low-, Low-, or 
Moderate-Income Households may be uscounted to satisfy both the affordable 
housing requirements of Chapter 17.42 the Inclusionary Housing Ordinance, and to 
qualify the project for benefits under State Density Bonus Law and this Chapter, 
provided the units meet the standards of both programs. 
 

(B) For projects subject to either Chapter 17.42 or this Chapter 17.38, or to both 
Chapters, the applicant shall execute an Affordable Housing Agreement pursuant to 
MMC Section 17.52.380.” 

 
SECTION 13. Severability. If any section, subsection, subdivision, sentence, 

clause, phrase, or portion of this Ordinance or the application thereof to any person or 
place, is for any reason held to be invalid or unconstitutional by the decision of any court 
of competent jurisdiction, such decision shall not affect the validity of the remainder of this 
Ordinance. The City Council hereby declares that it would have adopted this Ordinance, 
and each and every section, subsection, subdivision, sentence, clause, phrase, or portion 
thereof, irrespective of the fact that any one or more sections, subsections, subdivisions, 
sentences, clauses, phrases, or portions thereof be declared invalid or unconstitutional. 
 

SECTION 14. Applicability. This Ordinance shall apply to any residential 
development or entitlement application that is deemed complete on or after  the effective 
date of this Ordinance. For properties and project types that were subject to Chapter 17.42 
before the effective date of this Ordinance, Chapter 17.42 shall remain applicable as 



provided by Ordinance No. 2025-03.    
 

SECTION 15. The City Clerk shall certify to the passage of this Ordinance and shall 
cause same to be published pursuant to state law within fifteen (15) days after its passage, 
and this Ordinance shall become effective thirty (30) days after its passage. 
 

INTRODUCED this 1st day of September, 2026 
 
 PASSED, APPROVED, AND ADOPTED this 15th day of September, 2026. 

 
 
 
  Becky A. Shevlin, Mayor 

City of Monrovia 

 
ATTEST: 

  
APPROVED AS TO FORM: 

Alice D. Atkins, MMC, City Clerk 
City of Monrovia 

 Craig A. Steele, City Attorney 
City of Monrovia 

 



 
 

ATTACHMENT “B” 
 

June 3, 2025 – City Council Staff Report related to the  
Adoption of Ordinance No. 2025-03 



Report Prepared by: 
Sheri Bermejo, Director 

PH-1 

CITY COUNCIL AGENDA REPORT

DEPARTMENT:  Community Development  MEETING DATE:  June 3, 2025 

STAFF REFERENCE:  Sheri Bermejo, Director AGENDA LOCATION:  PH-1 

GOVERNMENT CODE SECTION 84308 APPLIES: No 

TITLE:  Amendment to Title 17 (Zoning) of the Monrovia Municipal Code, Adding Inclusionary Housing 

Requirements as Chapter 17.42 “Affordable Housing Requirements”; Introduction and First Reading of 
Ordinance No. 2025-03 

OBJECTIVE:  To establish standards and procedures that require the development of affordable housing 
in relation to the overall increase in new housing units 

BACKGROUND: As the City Council is aware, housing development has been a statewide priority in 
California for over 50 years. This priority stems from the passage of the State's Housing Element Law in 
1969, which requires all cities and counties to engage in comprehensive planning to identify and address 
their housing needs as part of their General Plans. The Housing Element is a critical component of the 
General Plan because it establishes policies aimed at reducing regulatory barriers and lowering the cost 
of housing production, thereby promoting a more sustainable and equitable housing market. 

Monrovia’s Housing Element Commitment 
Monrovia’s current 6th Cycle Housing Element "2021-2029" was carefully reviewed by the Planning 
Commission on October 12, 2022, adopted by the City Council on November 1, 2022, and certified by 
the California Department of Housing and Community Development (HCD) on December 29, 2022. 
Central to the Housing Element is the "Housing Plan," which integrates Monrovia's long-term housing 
objectives with actionable short-term policies and programs that guide housing-related decisions 
throughout the 2021-2029 Housing Element planning period.  Objectives contained in the Housing Plan 
include: diversifying housing types to meet a variety of needs, increasing affordable housing opportunities 
for Monrovia’s residents, reducing governmental constraints on housing development, preserving 
housing and neighborhood assets while promoting environmental sustainability, and affirmatively 
furthering fair housing to ensure equitable opportunities for all.  

One of the primary purposes of a Housing Element is for a city or county to demonstrate that it has a plan 
to meet its existing and projected housing needs for all economic segments of the community, including 
affordable housing. HCD determines the amount of housing that is needed on a regional basis to support 
population growth every eight years. HCD then assigns the total regional housing need to each of the 
regional associations of local governments in the State. These associations of local governments then 
further allocate a fair share of the housing need to each of its member cities and counties. 

The City of Monrovia belongs to the Southern California Association of Governments (SCAG) region, 
which encompasses six counties and 191 cities.  The following Table 1 outlines Monrovia’s RHNA 
allocation of 1,670 units for the 2021-2029 planning period, as well as the City’s progress in satisfying 
the accommodation goal through the 2024 calendar year.  

Attachment B

https://www.monroviaca.gov/your-government/community-development/planning/general-plan/housing-element


 
TABLE 1 - Regional Housing Need Assessment Progress Report 

 
Income Level 

 
RHNA  by 
Income 
Level 

 
Units 

Approved/Entitled 
2021-2024 

(actual) 

 
Units with 

Permits Issued 
2021-2024 

(actual) 

 
Units 

Constructed 
2021-2024 

(actual) 

Very Low 
519 11 23 20 

Low 
262 6 6 5 

Moderate 
254 5 17 4 

Above 
Moderate 635 573 1,168 760 

Totals 
1,670 601 1,214 789 

Note:  Reported information is from the City’s 2025 Annual Report of the General Plan, 
which tracks housing projects in the three phases of development: entitled, permitted, 
and constructed. 

 
The progress report indicates that Monrovia remains a desirable location for developers to construct 
housing.  However, it also shows that the majority of the units produced have not been within the 
affordable income levels. Monrovia has exceeded its RHNA target for the above-moderate income 
category but is behind in achieving its RHNA goal in the moderate, low, and very-low income categories.   
 
Given this shortfall, Monrovia’s Housing Plan identified Program 1.7 to explore the adoption of an 
Inclusionary Housing Ordinance, aiming to increase the supply of affordable housing in Monrovia.  
 
Inclusionary housing is a policy that requires market-rate residential developments to include affordable 
housing. While adopting such an ordinance is not required by federal or State law, it is an effective land 
use tool to address a shortage of affordable housing in a community. Preparing such an ordinance 
requires significant technical analysis, including an economic evaluation of housing trends, the cost to 
produce affordable housing vs. market rate housing, the existing demand for affordable and market rate 
housing, and the current housing options available.  
 
Development of Monrovia’s Inclusionary Housing Ordinance 
To facilitate the development of a successful Inclusionary Housing Ordinance, the City of Monrovia 
retained Sagecrest Planning and Environmental, a planning consulting firm with extensive experience in 
housing policy, zoning, and land use regulations. Their scope included preparing both the Inclusionary 
Housing Ordinance and community outreach. Recognizing the importance of grounding the Ordinance 
in real-world economic conditions, Sagecrest partnered with Keyser Marston Associates (KMA), a well-
regarded economic consulting firm specializing in affordable housing feasibility. KMA’s role was to 
analyze local market conditions and assess the financial feasibility of various affordability requirements. 
Their findings provided the technical foundation for determining supportable affordability set-aside levels 
and in-lieu fee options.  
 
KMA Inclusionary Financial Evaluation (June 2023) 
Each city has unique economic, demographic, and housing market conditions. The real estate market, 
construction costs, and land values vary between cities. Income levels, population growth, and the 
demand for affordable housing vary between cities.  It is also important to note that developers face 
different financial constraints and incentives in every city.   Lastly, Monrovia, like many cities throughout 
California, faces a significant affordability gap. An affordability gap is the difference between the cost of 
market-rate housing and what residents can afford based on their incomes.   



 
 
 

KMA conducted a fiscal analysis (KMA Inclusionary Financial Evaluation June 11, 2023) to quantify the 
affordability gap associated with the imposition of an inclusionary housing ordinance in Monrovia. This 
fiscal analysis was prepared to determine:  

 Affordability gaps associated with different residential types, 

 Project size to trigger inclusionary requirements, 

 Income and affordability standards that can be supported, and 

 The in-lieu fee that corresponds to the income and affordability standards. 

Survey Findings (Community Input, Developer Feedback, and San Gabriel Valley Best Practices) 
Several surveys were requested by staff and the City Council to understand community input, best 
practices, potential pitfalls, and real-world impacts experienced in other San Gabriel Valley (SGV) cities, 
and to gauge developers’ perspectives on inclusionary requirements.  
 
The Inclusionary Housing Community Input Survey indicated that a majority of respondents (73%) are in 
favor of the City adopting an Inclusionary Housing Ordinance. In addition to the online community survey, 
a handwritten petition with 123 signatures and two emails were submitted in support of an Inclusionary 
Housing Ordinance. 
 
Surveys focused on researching best inclusionary housing practices within the SGV region, as well as 
developer feedback, indicated the following: 

 Cities with successful inclusionary housing programs generally offer flexible compliance options 
and meaningful development incentives. 

 Local developers strongly favored flexible compliance measures (particularly in-lieu fees) and 
emphasized the importance of incentives such as density bonuses and expedited permitting to 
maintain the financial feasibility of their projects. 

 
The full results of this survey may be found here: Summary Memo IHO Research (San Gabriel Valley 
Cities and Developer Feedback) 
 
City Council Study Sessions 
Over the last eight months, the City Council conducted several study sessions to review the Sagecrest-
KMA key policy findings, recommendations, and the results of several staff-directed surveys focused on 
community input, developer feedback, and inclusionary housing best practices in the San Gabriel Valley.  
Three separate City Council Study Sessions were conducted to guide the development of a Monrovia-
centric inclusionary housing policy - proposed Ordinance No. 2025-03 (Attachment “A”).  
 
The following are links to each of the Study Session meeting recordings and presentation slides for 
reference. 
 

September 3, 2024 – Monrovia City Council Study Session   
 PowerPoint Slides: 09-03-2024 Study Session Inclusionary Housing Presentation 

 

December 17, 2024 – Monrovia City Council Study Session 
 PowerPoint Slides: 12-17-2024 Study Session Presentation 

 
March 4, 2025 – Monrovia City Council Study Session 
 PowerPoint Slides: 03-04-2025 Study Session Presentation 

 
Summary of Proposed Ordinance No. 2025-03 
Ordinance No. 2025-03 has been developed based on the KMA financial analysis. The Ordinance was 
also guided by the survey findings and extensive discussion with the City Council regarding community 
priorities, including the proposed application of the Ordinance to certain parts of the City. 
 

(Market Rate Housing Value) – (Affordable Housing Cost) = Affordability Gap 

https://www.monroviaca.gov/home/showpublisheddocument/35324/638609745918330000
https://www.monroviaca.gov/home/showpublisheddocument/37019
https://www.monroviaca.gov/home/showpublisheddocument/37021
https://www.monroviaca.gov/home/showpublisheddocument/37021
https://www.monroviaca.gov/Home/Components/Calendar/Event/8914/119?toggle=allpast&npage=2
https://www.monroviaca.gov/home/showpublisheddocument/35326/638609759419300000
https://www.monroviaca.gov/Home/Components/Calendar/Event/9212/119?toggle=allpast
https://www.monroviaca.gov/home/showpublisheddocument/36053/638700473493770000
https://www.monroviaca.gov/Home/Components/Calendar/Event/9473/119?toggle=allpast
https://www.monroviaca.gov/home/showpublisheddocument/36629/638767051043770000


In summary, based on the information specified above and the City Council’s direction, the Ordinance 
would apply to new residential development with five (5) or more units in the following areas of the City, 
as shown on the map below: 

 Station Square Transit Village Area: Properties bordered by South Mayflower Avenue to the west, 
East and West Duarte Road to the south, Shamrock Avenue to the east, and East and West 
Evergreen Avenue to the north. 
 

 West Huntington Drive Corridor (Retail 
Corridor Mixed Use): Properties with the 
zoning designation of Retail Corridor 
Mixed (RCM). Generally enclosed by 
South 5th Avenue to the west, Encino 
Avenue to the east, and West Huntington 
Drive to the north. 
 

 South Myrtle Avenue Corridor District 
Overlay (Old Town Extension District): 
Properties bounded by South Primrose 
Avenue to the west, East and West Maple 
Avenue to the south, South Ivy Avenue to 
the east, and East and West Olive Avenue 
to the north. 

In addition to these targeted areas, the Ordinance would also apply to new residential housing 
developments with five (5) or more units anywhere in the City that are: 

 Located within Housing Element Opportunity Area / Sites Inventory,  
 

 Requesting a General Plan and/or Zoning designation amendment(s) to facilitate housing and/or 
increased density at the project site, or  
 

 Being requested pursuant to California Government Code Section 65852.24(b). (Any by-right 
housing project in an existing non-residential zone.)  

 
During the final study session on March 4, 2025, two Councilmembers and some public input favored 
citywide applicability rather than the targeted approach, citing broader affordability goals. The remaining 
Councilmembers supported the targeted approach aligned with the General Plan’s designated high-
density planning areas, as presented by staff.  At the close of the meeting, the City Council ultimately 
expressed its support for advancing the current version of Ordinance No. 2025-03 through the public 
hearing process. 

 
Based on the City Council’s feedback, staff has included additional analysis regarding benefits and 
challenges associated with both the citywide and targeted applications of affordable housing 
requirements in this report for the Planning Commission’s consideration.  
  
On April 9, 2025, the City of Monrovia Planning Commission conducted a duly noticed public hearing on 
Ordinance No. 2025-03 (Attachment “A”). At the conclusion of the hearing, the Commission unanimously 
recommended that the City Council adopt Ordinance No. 2025-03. Additional information regarding the 
Planning Commission public hearing may be found on page 9 of this report. 
 
ANALYSIS:  Inclusionary housing ordinances require new housing developments to reserve a 
percentage of their units for affordable households. Such ordinances can apply to rental and/or ownership 
housing projects. While adopting such an ordinance is not required by federal or State law, it is an 
effective land use tool to address a shortage of affordable housing in a community.  
 



Affordable housing is defined as a home that costs no more than 30% of a household’s gross monthly 
income, including rent or mortgage payments and utilities. Affordability is determined based on a 
household’s income level, measured against the Area Median Income (AMI) for Los Angeles County.  
 
For 2025, the AMI is approximately $106,600 for a family of four. The income limits are used to determine 
eligibility for affordable housing. The maximum monthly rent for Los Angeles County is determined using 
the Area Median Income, adjusted for household size and income level. The rent is determined at 30% 
of the adjusted income level.  
 
Monrovia’s Proposed Inclusionary Housing Ordinance (Ordinance No. 2025-03) 
Ordinance No. 2025-03 aims to encourage the production of affordable housing units in Monrovia in a 
balanced manner, with minimal impact on housing production and prices. The ordinance has been 
structured to include flexibility and development incentives to help create this balanced approach. The 
key provisions of the Ordinance No. 2025-03 are outlined as follows: 
 
Applicability  
Based on KMA’s recommendation, the proposed Ordinance establishes a threshold project size of five 
or more units. This represents the threshold project size that is applied to the California Density Bonus 
Law (Gov. Code Section 65915).  Aligning the threshold with the State Density Bonus Law serves as an 
incentive to developers for the following reasons: 

 It allows developers to receive incentives, such as increased density, reduced parking 

requirements, and relaxed zoning standards, in exchange for incorporating affordable housing 

into their projects.  

 Aligning the minimum unit threshold with the State Density Bonus Law also ensures that the 

Inclusionary Housing Ordinance does not unintentionally discourage housing production. 

 It also encourages consistent and predictable development standards for developers. By aligning 

the threshold with the State Density Bonus Law, the proposed inclusionary housing requirement 

works in tandem with state incentives. 

Lastly, it is also important to note that this five-unit threshold aligns with standard practices found in other 
San Gabriel Valley cities studied by Sagecrest Planning. Developer feedback emphasized that smaller 
projects (fewer than 20 units) are more sensitive to affordability mandates. Thus, the five-unit threshold 
provides a balanced approach, advancing Monrovia’s affordable housing objectives without placing 
undue burdens on smaller developers. 
 
Affordable Housing Requirement  
The proposed affordability requirements—moderate-income or lower-income units for ownership projects 
and low-income units for rental projects—were informed by a financial feasibility study conducted by 
KMA. The study confirms that requiring 10% to 15% of new units to be affordable is financially realistic 
and would not discourage housing development in Monrovia’s current market conditions.  
 
The affordability housing requirements proposed in Ordinance No. 2025-03 are summarized in the 
following table: 

Table 2. Project Thresholds and Affordability Levels 

Project Type Project Size Required Affordable Units 

Ownership (For-Sale) 5 units or more 
10% Moderate-Income or Lower 

Income Units 

Rental Projects 

5–20 units 6% Low-Income Units 

21–50 units 10% Low-Income Units 

51 or more units 15% Low-Income Units 

 
Alternative Means of Compliance 
Ordinance No. 2025-03 provides several alternative compliance options to assist developers in meeting 
affordability requirements. Alternative options include, but are not limited to, allowing affordable units to 

https://www.monroviaca.gov/home/showdocument?id=37414&t=638839390733314547


be provided off-site, converting market-rate units to affordable units, and allowing certain types of projects 
to pay an in-lieu fee instead of providing the units on-site. The proposed alternative means of compliance 
are favorable to developers because they provide flexibility, reduce project costs, and improve project 
feasibility depending on market conditions. 
 
The eligibility requirements and standards for using the in-lieu fee program as an alternative means of 
compliance are outlined in Section 17.42.070 of Ordinance No. 2025-03. The fee amounts are outlined 
in Table 3 below.  The recommended in-lieu fee program is based on KMA's financial methodology and 
designed to be both manageable from an administrative perspective and scalable in terms of project size.   
 
Ownership housing development projects of any size are allowed by-right to pay the in-lieu fee instead 
of producing the affordable units. Recognizing that small scale projects are disproportionately burdened 
by inclusionary housing requirements, the Ordinance also provides that rental development projects with 
20 or fewer units be allowed by right to pay an in-lieu fee.  
 

Table 3 – Supportable In-Lieu Fee Alternative 

 
Ownership 
 Housing 

Rental 
 Development 

In-Lieu Fee Amounts 
Per Square Foot of Saleable / 
Leasable Area 

$29.40 $24.50 

 
The Ordinance utilizes a “per-square-foot in-lieu fee” rather than a flat “per-unit fee.” The “per-square-
foot in-lieu fee” is intended to reduce the financial burden on smaller developments, which have fewer 
units over which to distribute this cost. By scaling the fee to the size of the units, the Ordinance creates 
a more proportional and predictable path to compliance.    
 
Exemptions 
Based on common practice in inclusionary housing policy, Ordinance No. 2025-03 proposes to exempt 
the following projects from the affordable housing requirement: 

 

 Accessory Dwelling Units (ADUs): ADUs are small, secondary housing units on the same lot as 

a primary residence. State law prohibits any deed restriction on ADUs, and it is the policy of the 

City to encourage the development of ADUs. 

 

 Senate Bill (SB 9) Units: The law was designed to increase housing supply within single family 

zones by allowing homeowners to split their lots and build up to four units without going through 

complex rezoning processes. Ordinance 2025-03 has been designed to apply only to multifamily 

developments so as to not discourage the production of SB 9 units.  

 

 Emergency Shelters: Emergency shelters are generally exempt from inclusionary housing 

requirements in California because they are not permanent housing. They are already publically 

funded and serve extremely low-income and vulnerable populations.  

 

 Assisted Living Facilities: Assisted living is considered a type of residential care facility rather than 

traditional rental housing. These facilities provide medical and personal care services, which 

means they operate differently from standard housing developments. 

 

 Transitional / Supportive Housing: Supportive housing is specifically designed for people 

experiencing homelessness or those with disabilities, often funded through public subsidies and 

operated by nonprofits. These projects already have affordability requirements.  

Ordinance Applicability:  Citywide vs. Targeted Area Approach 
A balanced inclusionary housing policy should be shaped not only by economic, demographic, and 
housing market conditions but also by local land use policies and community priorities. As a result, over 
the last several months, staff has carefully weighed the potential impacts and unintended consequences 



of a citywide ordinance versus a targeted area approach.  It is fair to say that there are pros and cons to 
both options.  
 
Although staff understands the policy arguments that 
are associated with proposals to apply the ordinance 
citywide, housing policy is a balancing process. 
Ordinance 2025-03 continues to propose a targeted 
area approach rather than a complete citywide 
application, as shown in Figure 1, primarily for alignment 
with the Monrovia General Plan's land use vision of 
increasing housing supply through land use planning.  
 
For the past 30 years, Monrovia has adhered to its land 
use vision outlined in the City’s General Plan, which 
aims to achieve a balanced mix of land uses. This 
approach provides residents with convenient access to 
housing, employment, and commercial services near 
public transit. This long-term vision has struck a balance between growth and preservation by allowing 
growth in targeted areas while preserving the parts of Monrovia that define its character, namely its 
neighborhoods.  
 
Since 2008, Monrovia’s land use policies have focused 
on housing density not only at Station Square Transit Village but also on the edges surrounding Old Town 
and on the west end of Huntington Drive. These areas were also strategically identified for their existing 
infrastructure capacity, proximity to employment and transit, and alignment with Monrovia’s growth 
objectives.  
 
The targeted area approach directly implements several fundamental General Plan Land Use Element 
policies guiding residential growth and infrastructure utilization in the City: 

 Policy 1.11: Develop residential areas with densities and housing types related to existing and 
proposed public facilities and services. 

 Policy 1.8: Develop higher-density residential areas in close proximity to employment centers. 

 Policy 1.4: Encourage the location of new high-density residential development in close proximity 
(within walking distance) of downtown, major retail, commercial areas, and transit facilities. 

 Policy 2.1: Ensure that land use intensities are consistent with the capacities of existing and 
planned infrastructure and public services. 

 
A citywide application would broadly distribute affordable housing requirements throughout Monrovia. 
However, applying the Ordinance citywide may unintentionally encourage increased densities in 
neighborhoods that were not originally planned or zoned for higher-density growth.  
 
As mentioned earlier in this report, any project required to include affordable units under the Inclusionary 
Housing Ordinance would also become eligible for density incentives provided by California’s  Density 
Bonus Law, which allows developers to receive incentives, such as increased density, reduced parking 
requirements, and relaxed zoning standards, in exchange for incorporating affordable housing into their 
projects. Consequently, developers might find it cost-effective and financially beneficial to redevelop 
lower-density properties into substantially denser multi-unit buildings, potentially altering the existing 
character of Monrovia’s established neighborhoods, and exceeding densities envisioned in Monrovia’s 
General Plan. This could result in projects that negatively impact neighborhood compatibility or that result 
in the destruction or alteration of historic resources. 
 
The following Table 4 summarizes the benefits and challenges of each approach. 
  

Figure 1 - Target Area Application 



 
Table 4. Summary of Citywide vs. Targeted Area Application 

Considerations 
Citywide  

Application 
Targeted Area Application 

(Recommended) 

Alignment with General Plan 
Vision 

Less directly aligned with the 
City’s established growth vision 

Closely aligned with the General 
Plan’s identified growth corridors 

Neighborhood Compatibility 

Could introduce higher densities 
into neighborhoods that were 
not planned for increased 
development 

Protects existing lower density 
residential neighborhoods from 
unintended impacts resulting 
from increases in density 

Infrastructure Utilization 
May require infrastructure 
upgrades across wider areas of 
the City 

Leverages existing infrastructure 
investments and proximity to 
transit and services 

Equitable Distribution 
Affordable housing is broadly 
distributed, potentially benefiting 
all neighborhoods 

 
Allows concentration of 
affordable housing in places 
already planned for higher-
density development, supporting 
equitable access to transit, 
services, and amenities without 
disrupting lower-density 
neighborhoods 
 

 
Given the potential for unintended consequences resulting from a citywide approach, staff recommends 
implementing a targeted area approach first. This would allow the City to evaluate the initial impacts of 
the Ordinance and update it in the future.  
 
It is also important to note that even with this proposed targeted approach, the City should expect to gain 
affordable housing units in other areas of the City. In addition to these targeted areas, Ordinance 2025-
03 would also apply to new residential housing developments with five (5) or more units anywhere in the 
City that are: 
 

 Located within Housing Element Opportunity Area / Sites Inventory (this includes existing and 
future Housing Element Opportunity Areas / Sites Inventories),  
 

 Requesting a General Plan and/or Zoning designation amendment(s) to facilitate housing and/or 
increased density at the project site, or  
 

 Being requested pursuant to California Government Code Section 65852.24(b). (Any by-right 
housing project in an existing non-residential zone.) 

 
Implementation, Monitoring, and Enforcement 
The City of Monrovia’s draft Inclusionary Housing Ordinance includes several provisions that aim to 
promote administrative clarity and ensure long-term compliance. 
 
Affordability Terms and Deed Restrictions 
The Ordinance requires long-term deed restrictions to be recorded for each affordable unit, a minimum 
of 55 years for rental units and 45 years for ownership units. These restrictions will be enforced as part 
of the City’s Municipal Code and will be verified at time of occupancy and resale (in the case of for-sale 
units). For ownership units, resale transactions will include income verification and potential profit-sharing 
requirements, further necessitating administrative review. 
 
 
 



Monitoring Requirements and Annual Reporting  
The Ordinance includes a monitoring program requiring property owners to submit annual reports to the 
City verifying that the affordability requirements are being met. These reports must include information 
such as tenant incomes and rent levels for affordable units. This ensures that affordable units remain 
occupied by qualified households and that rents or sales prices stay within affordable limits. 
 
Third-Party Administration Support  
Given the long-term nature of affordability covenants, 55 years for rental units and 45 years for ownership 
units, the City acknowledged the administrative burden that monitoring poses. During study sessions, 
City staff and consultants noted that while the City currently handles monitoring internally (as with Avalon 
Monrovia), the growing inventory of affordable units may require hiring a third-party compliance 
consultant or eventually adding dedicated City staff for enforcement and program administration. 
 
Administrative Simplicity 
To improve clarity and efficiency: 

 The Ordinance provides clear thresholds and compliance options tailored to project size. 

 Ministerial review is offered to projects that comply with all inclusionary requirements, which 
simplifies the entitlement process and reduces the administrative burden on both the City and 
applicants. 

 Staff acknowledged the importance of streamlined internal procedures and highlighted the need 
to build a system over time that is scalable and staff-manageable. 

 
Planning Commission Public Hearing – April 9, 2025 
On April 9, 2025, the Planning Commission held a noticed public hearing to review the proposed 
Ordinance and to receive and consider public testimony. City Consultants David Blumenthal, AICP 
(Sagecrest Planning + Environmental) and Kathe Head (Keyser Marston Associates) were available for 
questions.  
 
The following answers were provided to the Planning Commission’s questions regarding affordable 
housing requirements, project in-lieu fees, the fiscal analysis conducted by Keyser Marston and 
Associates, impacts to developers, and ordinance applicability: 
 
Affordability Housing Requirements 

 Deed restrictions are required for affordable units: 55 years for rental, 45 years for ownership; 

 Renters whose income increases beyond eligibility must either pay market rent or vacate the unit;  

 The exterior of the affordable units will be indistinguishable from market-rate units and they will 

have access to the same shared project amenities. 

In-Lieu Fees 

 Projects with 20 or fewer units may opt to pay in-lieu fees instead of constructing affordable units; 

 Collected fees will be deposited into a housing trust fund and used for programs such as first-time 

homebuyer assistance, housing rehabilitation, and/or the conversion of existing units to affordable 

housing; 

 The in-lieu fee must be used within five years, or the City must plan for the use of the funding; 

and 

 The fee will be reviewed and updated annually. 

Fiscal Analysis and Developer Impacts 

 The Ordinance takes a conservative approach to ensure the inclusionary requirement is not 

confiscatory and protects fair developer returns; 

 The Ordinance applies to areas already zoned for higher-density housing to minimize 

neighborhood compatibility concerns; 

 Ongoing dialogue with developers will help monitor the Ordinance’s real-world impacts; and 

 Affordability rates will be adjusted annually in accordance with the Los Angeles County 

Affordability Index. 



Applicability and Implementation 

 The Ordinance applies to new development only; previously submitted housing development 

applications will not be subject to the new requirements; 

 It does not rezone any properties; 

 Assisted living and rehabilitation facilities are not subject to the Ordinance; 

 The City will need to develop an implementation policy for managing in-lieu fees; and 

 A Density Bonus Ordinance is currently being prepared. The State Density Bonus law applies in 

the absence of a City ordinance. 

During the public testimony portion of the hearing, the following individuals spoke: 
 

1. Dr. Alber Karamanoukian, Monrovia property owner, questioned how the Ordinance would affect 
the development potential of his property and his ability to acquire additional property in the area.  
 

2. Tom Skahill,Monrovia property owner, spoke in favor and asked if the Ordinance would prohibit 
Infrastructure and Revitalization Financing District (IRFD) development. 
 

3. Janel Douglass, Monrovia resident, spoke in opposition to the Ordinance. She stated that she has 
concerns about future development surrounding her condominium and the types of people who 
would be attracted to the area, specifically those who are currently unhoused. 

 
4. Paul Graubard, Monrovia property owner, stated concerns regarding how additional housing in 

the area would affect the operations of his tenant’s auto business. He had concerns regarding the 
potential for a developer to attempt to buy him out of his property. 
 

5. Diane Rios, Monrovia property owner, expressed concerns about potential impacts on traffic and 
safety if more people lived in the area. She also expressed concerns regarding possible effects 
on the area's infrastructure, such as schools, parking, and emergency access. 

 
6. Kevin Lee, Monrovia property owner, asked questions regarding in-lieu eligibility and whether they 

would have the option to take advantage of in-lieu fees and a density bonus concurrently. 
 
The Planning Commission discussed various aspects of the proposed Ordinance, and staff provided the 
following answers to the Commissioner’s questions: 

 

 The Ordinance would be used as a tool to grow the City’s affordable housing and affordability 
stock;  

 Affordable housing qualifications are based on Los Angeles County’s Area Median Income (AMI);  

 Every city and county in the state of California is required to have a Housing Element that ensures 
that they are meeting target requirements for housing affordability; 

 Affordability thresholds are based on the Regional Housing Needs Assessment (RHNA) as 
provided by the Southern California Association of Governments (SCAG);  

 The Inclusionary Housing Ordinance would not rezone properties;  

 Staff is recommending the applicability of Inclusionary Housing in the areas where higher 
densities were planned around 30 years ago to support high-density development with minimal 
impact to neighborhood compatibility and historic resources;  

 Infrastructure and Revitalization Financing District (IRFD) development is not addressed in the 
Ordinance. 

 Only development applications that completed the submission process before the adoption of the 
Ordinance would not be subject to the Ordinance; 

 The Ordinance should not result in higher housing prices and rental rates, as there is no 
discernible pattern between supply and demand, and the introduction of Inclusionary Housing 
requirements; 

 Alternatives to an Inclusionary Housing Ordinance that have already been implemented include 
the reduction of the required minimum size of a dwelling unit, the introduction of objective design 
standards, and the Accessory Dwelling Unit (ADU) Ordinance amendment, which allows for a 
more streamlined review and approval process; and 



 The expected administrative burden to the City of the Ordinance is under evaluation.  
 
At the close of the public hearing, the Commission unanimously adopted Planning Commission 
Resolution No. 2025-0001 by a 6-0 vote, recommending approval of Ordinance No. 2025-03 to the City 
Council. Commissioner Michael Vachani was excused.  
 
Additional Public Input  
Following the Planning Commission meeting on April 9, 2025, staff received written public input from Ms. 
Fontaine Casimir Spencer, a resident on East Maple Avenue, expressing concerns about traffic safety 
and increased traffic volume in the South Myrtle Avenue Corridor District Overlay. The comment 
highlights past incidents and advocates for traffic calming measures. The resident is concerned that new 
development may exacerbate these issues. Ms. Spencer’s correspondence has been included as 
Attachment “B.”  
 
Staff acknowledges the concerns raised regarding traffic safety on East Maple Avenue and is in the 
process of connecting Ms. Spencer with the City’s Public Works Department to address her concerns. 
However, it is important to clarify that the proposed Inclusionary Housing Ordinance does not authorize 
new development or rezone any properties. The Ordinance applies only to future residential project 
proposals that are already allowed under the City’s existing land use regulations, and is intended to 
ensure that they include a percentage of affordable housing. 
 
CONCLUSION:  
Ordinance No. 2025-03 fulfills Program 1.7 of Monrovia’s adopted 6th Cycle Housing Element and 
provides a means to increase the supply of affordable housing throughout Monrovia. It has also been 
developed based on the KMA financial analysis to ensure its success in achieving the goal of producing 
affordable units with minimal impact on housing production and prices. The Ordinance was also guided 
by community and developer input, a San Gabriel Valley survey of inclusionary policy best practices, and 
extensive discussion with the City Council. While the Ordinance focuses on the inclusionary housing 
requirement within the City’s planned high-density corridors, it could always be amended to include other 
areas of the City in the future.  
 

ENVIRONMENTAL IMPACT: This Ordinance implements Program 1.7 of the 6th Cycle Housing 

Element and is exempt from further environmental analysis pursuant to California Code of Regulations 
(CCR) Sections 15183(a), 15162(a), 15061(b)(3) and 15378(b)(4); therefore no further action is required 
under CEQA. 
 
FISCAL IMPACT: There is no direct fiscal impact associated with the adoption of this Ordinance. The 
adoption of Ordinance 2025-03 will require the establishment of an affordable housing in-lieu fee program 
for eligible projects. If Ordinance 2025-03 is adopted by the City Council, the proposed in-lieu fee amounts 
highlighted in this report will be brought back to the City Council for consideration under a separate fee 
resolution. 
 
OPTIONS:  The following options are presented for consideration: 
 

1. Adopt Ordinance No. 2025-03, adding Chapter 17.42 (Inclusionary Housing) to the Monrovia 

Municipal Code and finding the adoption of the Ordinance to be categorically exempt from review 

under the California Environmental Quality Act, following the public hearing; or 

 

2. Continue the Public Hearing and request more information from staff before taking action.  

RECOMMENDATION:  Staff recommends Option 1 to establish standards and procedures that require 
the development of affordable housing in relation to the overall increase in new housing units. 
 
COUNCIL ACTION REQUIRED:  If the City Council concurs, following the public hearing, the appropriate 
action would be a motion to introduce, read by title only, and waive further reading of Ordinance 
No. 2025-03.  
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