
Residential Cost Estimate 
 
Today, approximately 20 percent of homes in Half Moon Bay are fully electric.  Thus, 
electrification is primarily applicable to the remaining 80 percent of homes in the City.  
Electrifying those existing residences will result in incremental costs by building owners over 
and above repair/replacement of gas appliances.  While the cost will vary widely depending on 
each individual situation and specific needs, staff has worked internally and with some coast 
side contractors to create an estimate of retrofit costs for individual appliances in residential 
buildings (Table 1). The cost of retrofitting to all-electric homes is expected to decrease over 
time as:  1) technology improves; 2) the market reacts to new demand for electric technology; 
and 3) contractors become more familiar with new heat pump technology and building 
electrification practices. 
 
Table 1 – Residential Electrification Retrofit Cost Estimate 

Item 
Replace Gas 
for Gas Low 

Replace Gas 
for Gas High 

Full Cost Electric 
Retrofit Low  

Full Cost Electric 
Retrofit High 

Incremental 
Low 

Incremental 
High 

Electric Panel Upgrade 
(if necessary) 

N/A N/A 
$4000.00 $6000.00 $4000.00 $6000.00 

Range $1000.00 $4000.00 $2000.00 $7500.00 $1000.00 $5500.00 

Stovetop  $1000.00 $2000.00 
$1500.00 $4000.00 

 
$500.00 $2000.00 

Oven  $1000.00 $2000.00 $1500.00 $4000.00 $500.00 $2000.00 

Clothes Dryer $800.00 $1500.00 $1000.00 $4000.00 $200.00 $2500.00 

Combination 
Washer/Dryer 

$1500.00 $2500.00 
$2500.00 $5000.00 $1000.00 $2500.00 

Space Heating 
(central) 

$4000.00 $8000.00 
$8000.00 $18000.00 $4000.00 $10000.00 

Space Heating (wall-
unit, per unit) 

$500.00 $1000.00 
$1500.00 $3000.00 $1000.00 $2000.00 

Water heater (electric 
heat pump) 

$1000.00 $1800.00 
$3000.00 $5000.00 $2000.00 $3200.00 

Water heater (electric 
tankless, per unit) 

$1000.00 $1800.00 
$3000.00 $5000.00 $2000.00 $3200.00 

Indoor Fireplace $1500.00 $3000.00 
$1500.00 $3000.00 $0.00 $0.00 

 
Many individuals indicated concerns that upgrading to electric appliances may require upgrades 
to their electrical panel, which can cost an additional $4,000-$6,000.  In some instances, this 
may be a valid concern.  It is expected that any building with knob and tube wiring or an 
electrical panel under 100 amps will need to upgrade their electrical panel to accommodate 
electrification of their appliances and accommodate EV charging.  This may be the case for 
homes built before 1960 (about 12% of the housing stock in Half Moon Bay) where those 
buildings have not been upgraded or renovated to meet newer electrical code requirements. 
Most homes built between 1960 and 1985 are expected to have an electric panel of at least 100 
amps. While this sized electric panel may pose some challenges to achieving full building 
electrification and sufficient EV charging capabilities, these challenges typically can be 
overcome while avoiding the added expense of upgrading their panel. Making these changes on 



a 100-amp panel may require a “watt diet1,” some extra planning, and/or a contractor familiar 
with electrification retrofits. Most homes built after 1985 are likely to have a 200-amp panel, 
which should have sufficient space for full electrification and EV charging. 
 
Incentive/Financing Programs 
 
There are currently some programs available to help building owners afford and plan for 
building electrification measures and panel upgrades in existing buildings. Financial incentives, 
rebates, and tax credits are available through: 
 

• BayREN: https://bayrenresidential.org/electric  

• PCE: https://www.peninsulacleanenergy.com/all-electric-homes/  

• PG&E: https://www.pge.com/pge_global/common/pdfs/save-energy-money/savings-
solutions-and-rebates/rebates-by-product/ee_residential_rebate_catalog.pdf  

• Federal Government: 
https://www.energystar.gov/about/federal_tax_credits/non_business_energy_property
_tax_credits  

 
 Currently, there are also some low or no-cost financing opportunities: 

• PG&E’s Energy Efficiency Financing (Commercial Only): 
https://www.pge.com/en_US/small-medium-business/save-energy-and-money/energy-
efficiency-financing.page?  

• California Hub for Energy Efficiency Financing (CHEEF)’s GoGreen Financing: 
https://gogreenfinancing.com/  

 
Most recently, the PCE Board approved the development of a new on-bill financing program 
that would provide loans up to $10,000 for 10 years at 0% interest and very little underwriting 
to their customers. The program is expected to launch in January 2022 and would help many 
homeowners make these upgrades. 
 
It is expected that more incentives and programs will become available as the State and other 
local jurisdictions adopt policies and outline plans for electrification of existing buildings. Staff 
will continue to advocate for and track incentive programs available to Half Moon Bay residents 
and keep a list on the City’s website. 
 
Affordable Housing Fund  
 
The Affordable Housing Fund is a relatively flexible funding source that might be available to support 
some electrification upgrades. Eligible uses of the Affordable Housing Fund include maintaining and 
upgrading affordable housing units. Thus, this fund could potentially be tapped to help retrofit some of 
the City’s deed restricted affordable units from time to time. The fund cannot be broadly used to 
support retrofits that do not involve deed restricted affordable units.  Staff offers this example of one 

 
1 https://redwoodenergy.net/watt-diet-calculator/  
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possibility for using Affordable Housing Funds:  To incentivize electrification and housing affordability, 
affordable housing funds could be offered to property owners of duplexes or triplexes, the funds would 
pay for electrification upgrades, and in exchange, units would be offered to lower income households 
through an affordable housing agreement with the City.  That said, staff expects the interest level to be 
limited by private property owners given the estimated value of actual electrification work.   

 


