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AGENDA

1. Call to Order
a. Pledge of Allegiance
b. Roll Call
c. Acknowledge Certificate of Posting

Public Comment: This is an opportunity for the public to address the commission on items of inferest not

appearing on the agenda or not scheduled for public hearing. No action may be faken unless provided for by GC
56954.2. Each speaker is fimited to five minutes.

3. Discussion-
a. Review of Feasibility Study
i. Review Timeline & Status
ii. Presentation
iii. Discussion of Feasibility Study
b. Review of Accessory Dwelling Changes in Law
i. State Law Adoption
ii. Impact Fees Changes
c. Confirmation of Resale Restrictions Amendments

1. Review and discuss current amendments to ordinance
d. Staff Updates

i. SB2 Award
4. Additions to Future Agendas

5. Schedule of Upcoming Meetings

6. Adjournment

Affordable Housing Ad Hoc Committee
Resource Management Agency
Phone: (831) 636-4170 — Fax: (831) 636-4176
2301 Technology Parkway, Hollister, CA 95023
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COUNTY OF SAN BENITO
AFFORDABLE HOUSING AD HOC COMMITTEE
CERTIFICATE OF POSTING

Pursuant to California Government Code Section 59454.2(a), the meeting agenda for the San
Benito County Affordable Housing Ad Hoc Committee Meeting Thursday, January 23, 2020 was
posted on the 17th day of January, 2020 at the following location freely accessible to the public:

The bulletin board outside the front entrance of the San Benito County Administration
Building, 481 Fourth Street, Hollister, CA.

I, Jamila Saqqa, Housing Programs Coordinator, certify under penalty of perjury, that the
foregoing is true and correct.

JAMILA SAQQA
HOUSING PROGRAMS COORDINATOR
COUNTY OF SAN BENITO, CA
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San Benito County, CA Code of Ordinances
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§ 21.03.001 FINDINGS.

Findings

Purpose

Definitions

Development requiring inclusionary contribution
Inclusionary requirements

On-site units

Off-site units

In-lieu fees

Development project approval

Occupancy and continuing availability of units
Housing Advisory Committee

Collection and use of in- lieu fees

Density bonwus and incentives

Affordable by design

Development standards

Additional standards

Enforcement

Monitoring

(A) San Benito County goals and general plan.

(1) The Board of Supervisors finds that a decent home and suitable living environment for
all is a priority of the highest order; this priority conforms to state and federal policies. A key
goal of the county is to achieve a balanced community with housing available for persons of all
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economic levels, with priority given to those persons currently residing or working within the
county.

(2) The Board of Supervisors finds there is an inadequate supply of housing in San Benito
County that is affordable to very low, low, and moderate-income households. Federal and state
housing finance and subsidy programs are not sufficient in themselves to meet that need.

(3) The Board of Supervisors finds that the cost of housing in new developments has
increased and will continue to perpetuate this housing shortage. Further, land for residential
development in the county is limited, and the amount of land which can be used for development
of housing for very low, low, and moderate-income households is being depleted by
development of high cost housing.

(4) The Board of Supervisors finds that the provision of housing affordable to very low,
low, and moderate-income households is a county-wide responsibility, and the provision of such
housing is a goal of the housing element of the county general plan. A county-wide inclusionary
housing program will assist in alleviating the use of available residential land solely for the
benefit of households that are able to afford market rate housing because such market rate
development will be required to contribute to the provision of affordable housing for the entire
San Benito community.

(B) Provide jor workjforce.

(1) The Board of Supervisors finds that the housing shortage for persons of very low, low,
and moderate-income is detrimental to the public health, safety and welifare, and particularly
finds that provision of very low, low, and moderate-income housing is fundamental to the
maintenance of an adequate, growing workforce and market place for the local economy, as well
as to provide housing for additional employees whose jobs serve the increasing population living
in new market-rate housing.

(2) The Board of Supervisors acknowledges that if very low, low, and moderate income
workers cannot find bousing in the county, then employers will have difficulty in securing a
labor force; and employees will be forced to commute. Employee commutes use limited gasoline
resources and increase air pollution,

(C) Benefit to the county. The Board of Supervisors finds that a county-wide affordable
housing program will benefit the county as a whole. Each property that contributes to
inclusionary housing augments the housing mix, increases the supply of housing for all economic
segments of the community, and thereby provides for a balanced community, which is deemed to
be in the public interest.

(D) Resale restrictions. The Board of Supervisors finds that the effect of an affordable
housing program is severely diminished if it benefits only the first occupants of very low, low,
and moderate-income housing, and affordable units are resold at market prices. Therefore, the
Board of Supervisors recognizes that resale control, to ensure the continuing availability of
affordable units to very low, low, and moderate-income households, is a necessary consideration
in order to prevent undermining of the credibility of the whole program, particularly because of
the loss of the unit itself as an affordable unit.

(E) Public purpose. The Board of Supervisors finds that public housing programs and housing
subsidy programs can meet only a small portion of the need for very low, low, and moderate
income housing. The vast majority of housing units has been and will continue to be produced by
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the private housing industry. This industry has the knowledge and ability to produce housing
affordable to very low, low, and moderate-income households given supportive government
policies, including incentives and public investment as appropriate. Therefore, the Board of
Supervisors finds it is a public purpose of the county to seek assistance and cooperation: from the
private sector and non-profit agencies in making available an adequate supply of housing for
persons of all economic segments of the community.

(F) Benefits of the application of this chapter. Application of this chapter may benefit the
public through increased housing opportunities in all areas of the county, an increased supply of
very low, low, and moderate-income housing, and an increased availability of funds for very
low, low, and moderate-income housing projects.

(G) Collection of fees. To the extent that fees will be imposed at a later date afier a nexus
study is performed, the Board of Supervisors finds that the fees required or permitted by this
chapter will be appropriate and permissible. The fees permitted by this chapter will be fair and
effective because:

(1) The fee amount will be based on the amount necessary to construct or subsidize an
affordable unit or affordable units as called for by this chapter, so that when a developer elects to
pay an in-lieu fee, funds will be available to reach the county's overall affordability target,
without excessive payments and without setting varying fee standards on a case-by-case basis;

(2) The fee amount necessary to construct or subsidize units at the affordability levels
specified by this chapter will be based on land, construction and other costs of units in the
county;

(3) Payment of in-lieu fees will be within a specific period of time, thereby allowing a
predictable and stable flow of in-lieu fees; and

(4) The fees collected will be used in a specific time frame for the provision of very low,
low, and or moderate-income housing,

(H) Other objectives.

(1) The Board of Supervisors finds that an objective of this chapter is to meet the housing
needs of all types of very low, low, and moderate-income groups in a manner that is
economically feasible and consistent with their needs.

{2) The Board of Supervisors further finds that very low, low, and moderate income housing
best achieves the broader community goal of integrating households of all economic fevels into
the community when such housing is provided throughout the community and that a specific
objective of this chapter is to provide housing opportunities throughout the community, in all
planning areas of the county for very low, low, and moderate-income households.

(3) The Board of Supervisors further finds that an objective of this chapter is to provide
housing opportunities for very low, low, and moderate-income housebold members currently
residing or working in San Benito County, on a priority basis.

(Ord. 866, § I(part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.002 PURPOSE.
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The purposes of this chapter are to enhance the public welfare, benefit the property being
developed, assure compatibility between future housing development and the housing units
affordable to persons of very low, low, and moderate-income and ensure that remaining
developable land in the county is utilized in a manner consistent with state and local housing
policies and needs.

(Ord. 866, § 1 (part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.003 DEFINITIONS.

For the purposes of this chapter, the following definitions shall apply:
ADMINISTRATIVE MANUAL. The manual prepared pursuant to § 21.03.010(G).

AFFORDABLE. A cost for housing, whether for an owner-occupied or rental unit, that does
not exceed “affordable housing cost” as set forth in Cal. Health and Safety Code § 50052.5.
Adjustments for household size based on the number of bedrooms in the unit and other monthly
housing cost factors, including assumed mortgage interest rates, loan insurance fees,
maintenance and repair allowances, utility allowances, homeowners insurance, property tax and
assessment costs, and homeowners association dues, shall be as provided by the county in the
administrative manual.

AFFORDABLE HOUSING PLAN, A plan demonstrating how a specific development project
will meet the requirements of this chapter.

AFFORDABLE HOUSING AGREEMENT. An inclusionary housing agreement between the
county and an applicant, governing how the applicant shall comply with this chapter.

APPLICANT. A person or entity that applies for a residential development and, if the
applicant does not own the property on which development is proposed, also means the owner or
owners of the property.

APPROPRIATE AUTHORITY. That person, official, or body designated by county
regulations to hear, grant, deny, modify, condition, revoke or otherwise act on permits required
by the county’s regulations.

APPROVAL. Any approval by the appropriate authority of a discretionary permit for
residential development, including, but not limited to, planned unit development or planned
community development approval, subdivision approval, use permit, building permit or
combined development permit, and if no discretionary approval is required, also means a
building permit for residential development.

APPROVED DOCUMENTS. Affordable housing agreement or development agreement,

BUILDING PERMIT. A permit issued by the San Benito County Department of Planning and
Building authorizing the construction of new dwellings.

DIRECTOR. The Director of the Resource Management Agency (or a county officer with
similar responsibilities designated by the county administrative officer), or his or her designee.

DWELLING or UNIT. Any structure or portion thereof designed or used as the residence.
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FIRST APPROVAL. The first approval, as the term “approval” is defined in this chapter, to
occur with respect to a residential project.

FOR SALE INCLUSIONARY UNIT. An inclusionary unit which is designated in an
inclusionary housing agreement to be sold to a household eligible under this chapter.

HOUSEHOLD. One or more individuals who occupy one dwelling unit as a single
housekeeping unit, whether or not related by blood or marriage,

HUD. The United States Department of Housing and Urban Development.

INCLUSIONARY UNIT. A housing unit, which is required by an approval to meet
affordability and occupancy limits under this chapter.

LOW-INCOME INCLUSIONARY UNIT. An inclusionary unit reserved for occupancy by
low-income households at an affordable rent or sales price.

LOW-INCOME HOUSEHOLD or LOWER-INCOME HOUSEHOLD. A household,
including a very low-income household, with an annual income, which does not exceed State of
California Department of Finance annual determination for low-income households with
incomes of 80% off the median income, adjusted for household size.

MEDIAN INCOME, The median household income as determined by the State of California
Department of Finance and updated on an annual basis.

MODERATE-INCOME HOUSEHOLD. A household, including a low-income household and
a very low-income household, with an annual income which does not exceed 120% of the
median income, adjusted for household size.

MODERATE-INCOME INCLUSIONARY UNIT. An inclusionary unit reserved for
occupancy by moderate-income households at an affordable rent or sales price.

OWNER OCCUPIED DEVELOPMENT. A residential development in which the same
person or persons are sole or majority owner(s) of the property at the time of first approval of the
development and at the time the development receives its building permit, and those persons
make and record a legally binding agreement, acceptable to the director and approved as to form
by County Counsel, to reside in the residential development for not less than one year from the
recordation of the notice of completion, and where the proposed owner-occupant has not
previously been an owner-occupant under this chapter during a period of ten years prior to
application for a first approval.

PENDING DEVELOPMENT. A residential development for which an application has been
approved by the county on or before the effective date of this chapter, so long as the number of
dwellings does not increase after the first approval.

PLANNING AREA. The unincorporated area of the County of San Benito.

RENTAL INCLUSIONARY UNIT. An inclusionary unit which is designated in an
inclusionary housing agreement to be rented to a household eligible under this chapter.

RESIDENTIAL DEVELOPMENT. Any project requiring any approval, for which an
application or applications are submitted fo the county and which would by construction or
alteration of structures create five or more new or additional dwelling units andlor lots.
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SUBDIVISION. A “subdivision” as that term is defined by the California Subdivision Map
Act.

VERY LOW-INCOME HOUSEHOLD. A household with an annual income which does not
exceed the state of California Department of Finance annual determination for very low-income
households earning 50% of median income, adjusted for household size.

VERY LOW-INCOME INCLUSIONARY UNIT. An inclusionary unit designated in an
reserved for occupancy by very low-income households at an affordable rent or housing cost.

(Ord. 866, § 1(part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.004 DEVELOPMENT REQUIRING INCLUSIONARY CONTRIBUTION.

{A) The requirements of this chapter are minimum requirements and shall not preciude a
residential development from providing additional affordable units and/or affordable units with
lower rents or sales prices. Except as expressly provided in divisions (B) and (C) of this sectien,
all residential developments shall contribute to the provision of housing for very low, low, and
moderate-income households in the County of San Beriito as provided in this chapter.

(B) Residential developments which meet one of the following criteria shall not be required to
comply with this chapter:

(1) Residential developments that form part of a larger residential development as to which
the requirements of this chapter have previously been fully satisfied and as to which there is no
default in continuing obligations under this chapter, where the new residential development
results in no increase in the number of previously approved lots or units;

(2) Development as to which the applicant demonstrates that there is no reasonable
relationship between the development and the requirements imposed by this chapter, that the
requirements of this chapter would take property in violation of the United States or California
Constitutions, ot that as a result of unusual or unforeseen circumstances, it would not be
appropriate to apply. or would be appropriate to modify, the requirements of this chapter,
provided that the Board of Supervisors makes the determination to approve or disapprove an
exemption or modification, and makes written findings, based on substantial evidence,
supporting that determination;

(3) Development for farm workers;
(4) Mobile-home park development.

(5) Notwithstanding any other provision of this chapter, an applicant may propose an
alternative means of compliance with this chapter by submitting an affordable housing plan that
achieves the purpose and intent of this chapter. The Board of Supervisors may approve such
alternative method of meeting the county’s inclusionary housing requirement by means of a
development agreement or an affordable housing agreement or other appropriate means if the
Board of Supervisors finds and determine that, based on substantial evidence in the record, the
proposed new residential development is consistent with the general plan, will assist in the
attainment of the county’s identified housing needs and regional fair share responsibilities for
very low, low, and moderate income households, and the number of affordable housing units will
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provide an acceptable level of affordable housing while providing public benefits consistent with
compliance with the express requirements of this chapter.

(a) Developers may reserve or set-aside land to be transferred to an affordable housing
developer to satisfy an affordable housing requirement. Land may be part of the market-rate
development being constructed, or may be provided off-site in a high density residential zone.
Priority will be given to development projects that satisfy affordable requirements through land
set-aside and dedicated to high-density affordable housing.

(C) Pending developments, as that term is defined by this chapter, shall be subject to the
requirements of the inclusionary housing ordinance in effect when the application for the
development is first approved by the appropriate authority, with the exception that vesting
tentative maps shail be subject to the requirements of the inclusionary housing ordinance in
effect when the application for the vesting tentative map was deemed complete.

(Ord. 951, § 1(part), 2016)

§ 21.03.005 INCLUSIONARY REQUIREMENTS.

All residential development consisting of five or more lots, inclusive, in San Benito County
shail provide inclusionary units on-site or off-site, except that a fee may be paid in-lieu of
providing fractional units and in other circumstances specified in § 21.03.008. The size, design,
and location of inclusionary units shall be consistent with a project-specific affordable housing
plan, the county general plan, zoning ordinance, and other county ordinances and building
standards, Compliance may be accomplished by the developer alone or in combination with
others, including a non-profit housing corporation.

(Ord. 951, § 1(part), 2016)

§ 21.03.006 ON-SITE UNITS.

(A) To satisfy its inclusionary requirement on-site, & residential development must construct
inclusionary units in an amount equal to or greater than 15% of the total number of units
approved for the residential development (except to the extent a fraction of a unit would be
required, for which the applicant may elect to substitute & fractional unit fee). Initial and
subsequent affordability levels and eligible occupants of the inclusionary units shall conform to
the requirements of § 21.03.010, as applicable.

(B) On-site affordable units must:

(1) Receive building permits and certificates of occupancy conctirrently with the remainder
of the residential development, as set forth in and except as otherwise provided by the affordable
housing agreement;

(2) Will be compatible in exterior appearance with the other units in the residential
development (though interiors may differ to the extent authorized in the affordable housing
agreement) and be dispersed throughout the residential development to the extent feasible or as
otherwise provided by the inclusionary housing agreement;
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(3) Have a similar number of bedrooms as the market rate homes in which the affordable
units are located;

(4) Have the following minimum square footages:

2 Bedroom 900 sq. ft.
3 Bedroom 1150 sq. R,
4 Bedroom 1360 sq. ft.

(5) A minimum of 50% of the required affordable housing shall be three- bedroom.

(C) The inclusionary housing requirements of this chapter are summarized in the following
table. Should there be any discrepancy between this table and the text of this chapter, the text

shali control.
Size of Inclusionary Very Low
Development Requirement Moderate Income Low Income Income

14 None

5-6 Payment of in-lieu fee

713 Provide 15% | unit + payment of in-lieu fee for
inclusionary units fractional difference

14-19 Provide 15% 1 unit + payment of in-lieu fee for 1 unit
inclusionary units fractional difference
Provide 15% . . :

20 inclusionary units 1 unit I unit 1 unit
Provide 15% 1 unit + payment of in-lieu fee for .

211026 inclusionary units fractional difference I unit L unit
Provide 15% 2 unit + payment of in-lieu fee for . .

21033 inclusionary units fractional difference I unit ! unit
Provide 15% 2 unit + payment of in-lieu fee for . .

3439 inclusionary units fractional difference 2 unit 1 unit
Provide 15% . . .

40 inclusionary units 2 units 2 units 2 units

5% of all 5% of all
o .

41 or more Provide 15% 5% of all units units | units

inclusionary units 2 units minimum 2 units | 2 units
minimum minimum
http://library.amlegal.com/al pscripts/get-content.aspx 2/4/2019
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(Ord. 951, § 1(part), 2016)

§ 21.03.007 OFF-SITE AFFORDABLE UNITS.

(A) Off-site inclusionary units, in place of or combined with on-site units, may be approved
upon a showing by the applicant for the residential development, approved by the appropriate
authority, that off-site units will provide a greater contribution to the county’s affordable housing
needs. If a developer chooses off-site affordable housing, the inclusionary requirement shall be
20%.

(B) Off-site affordable units, to the greatest extent possible, should be located within the same
planning area as the market rate project.

(C) Off-site units may be allowed only if their location is identified and is owned, or site
control is demonstrated by the applicant, at the time of first approval.

(D) Except as otherwise provided in the affordable housing agreement for the residential
development, building permits for corresponding market-rate units will not be issued until
building permits have been issued for off-site units, and final inspections for occupancy will not
occur for corresponding market-rate units until final inspections for occupancy have occurred for
off-site units.

(E) The inclusionary housing requirements of this chapter are summarized in the following
table. Should there be any discrepancy between this table and the text of this chapter, the text
shall control.

Devefopment Inctusionery Very Low
Skze Reguirement Moderate Income Low Income Iincome
14 None
Provide 20% .
5 Inclusionary Units | | UMt
6.9 , | unit + payment of in-lieu fee for
fractional diffetence

0 I unit - 1 unit i
[ - - | unit + payment of in-lieu fee for .
| 11-4 fractional difference I unit
s 1 unit - 1 unit 1 unit
| unit+ payment of in-lieu fee for . .

16-19 fractional difference [ 1 unit I unit
[ I VS | |
| 20 lots or 8% of all units (1 unit minimum} + 6% of all | 6% ofall
| more payment of in-lieu fee for fractional units units
| ﬁ difference . .
I ! {1 unit | (1 unit
' . minimum) | minimom)
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(Ord. 951, § 1(part), 2016)

§ 21.03.008 IN-LIEU FEES.

(A) Fractions of units. Residential developments required to construct fractions of a unit
under this chapter may pay an in-lieu fee in an amount corresponding to the fractional unit,
computed by multiplying the in-lieu fee amount determined under division (C) below by the
fraction.

(B) Qualification for in-lieu fee. The developer of a residential development containing 21 or
more units may elect to pay a fee in-lieu of providing some or all of the required inclusionary
units if the developer demonstrates, based on evidence in the record, in connection with the first
approval for the residential development, that specific characteristics of the development site,
such as lack of access to services, zoning which requires large lot development, or potentially
high site maintenance costs, make the site unsuitable for houscholds at the required income
levels,

(C) Fee amount. Inclusionary fees shall be set forth by resolution of the Board of Supervisors
and shall reflect the findings found in § 21.03.001(G).

(D) Time of payment. Payment of in-lieu fees shall be made in full to the county prior to
issuance of a certificate of occupancy and final inspection, unless an affordable housing
agreement otherwise provides.

(Ord. 951, § 1(part), 2016)

§ 21.03.009 DEVELOPMENT PROJECT APPROVAL,

(A) A residential development application will not be deemed complete until the applicant has
submitted plans and proposals which demonstrate the manner in which the applicant proposes to
meet the requirements of this chapter, including any plans for the construction of on-site units,
commitment of off-site units, and/or intent to pay in-lieu fees.

(B) Conditions to carry out this chapter shall be imposed on the first approval of a residential
development. When granting the first approval, the appropriate authority shall determine and
include as a condition of approval: (1) the method of compliance with this chapter, including
whether the residential development will comply with this chapter through provision of on-site
units or off-site units or payment of an in-lieu fee or combination thereof; (2) if inclusionary
units are to be provided, the number of units required and fractional amount of units for which an
in-lieu fee may be paid; and (3) such other matters as the appropriate authority deems proper.
The condition of approval shall further provide that prior te the recordation of the parce] map or
final map in the case of subdivisions and or prior to the issuance of building permits in the case
of all other land use permits to which this chapter applies, the applicant shall enter into an
affordable housing agreement acceptable to the director that contains specific requirements
implementing the condition of approval including, but not limited o, as applicable, the number
of inclusionary units, the level of affordability, location and type of inclusionary units, timing of
construction of inclusionary units in relation to the construction of the market rate units
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contained in the development, and amount of the in-lieu fee, if any. The affordable housing
agreement may be amended by the parties, provided the amendment is consistent with the
condition of approval imposed as part of the first approval and the existing county approvals. If
the proposed amendment is minor or technical in nature, the Director shall have authority to
approve or disapprove the amendment on behalf of the county. If the proposed amendment
makes a substantive or material change to the affordable housing agreement, the amendment
shall be effective only if, following notice and hearing and such other procedures as may be
required by law, approved by the appropriate authority who gave the first approval on the
project.

(C) Where a residential development receives a subdivision approval, the final subdivision
map or parcel map, which is to be filed and recorded, shall include a notation, in a form
acceptable under the Subdivision Map Act, describing the condition of approval to comply with
this chapter.

(D) Where the party subject to a fully executed affordable housing agreement or other
document regulating or limiting the operation, price or rent of an inclusionary unit, entered into
under this chapter or any previous version of this chapter, believes that the document requires
modification as a result of unusual circumstances which could not have been foreseen at the time
the document was entered into, the affected party may apply to the County Board of Supervisors
for modification of the document. Such modification shall be considered at a public hearing
during a regularly scheduled meeting.

(E) Any determination made by the appropriate authority to implement this chapter in
connection with granting a first approval may be appealed pursuant to the appeal provisions of
San Benito County Code, Title 25, Chapter 47.

(Ord. 866, § 1(part}, 2010; Ord. 951, § 1(part), 2016)

§ 21.03.010 OCCUPANCY AND CONTINUING AVAILABILITY OF UNITS.

The occupancy and continuing availability of inclusionary units shall be provided for in the
following manner:

(a) For-sale inclusionary units.

(1) The number and type of rental inclusionary units and for-sale inclusionary units shall be
determined for each application or approval under the standards of this chapter and set forth in
the affordable housing or development agreement as approved by the Board. On-site and off-site
for-sale inclusionary units shall be sold only to eligible households and only to very low, low, or
moderate income households, as applicable, at prices affordable to such households and pursuant
to further requirements of resale restrictions, a promissory note, second deed of trust naming the
County of San Benita as beneficiary, deed restrictions and/or other documents pursuant to this
chapter. Where the number of required very low-income units is not a whole number, the
fractional units required shall be added to the number of low-income inclusionary units required.
If the resultant number of low-income units is not a whole number, the fractional units required
shall be added to the number of moderate-income inclusionary units required. Where (after any
addition of fractional units under the preceding sentences) the number of moderate income
inclusionary units required is not a whole number, the applicant shall include the next higher
whole number of moderate-income and inclusionary units, or may elect to pay a fractional unit
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in-lieu fee in the amount provided in § 21.03.008. The initial maximum sale price of the
inclusionary unit to the first purchaser shall be determined by the Director, pursuant te a method
set forth in the administrative manual. Similar restrictions shall be required of subsequent owners
at the time they acquire the unit.

(2) The maximum resale price shall be determined under the approved documents,
consistent with the administrative manual and the following:

(a) The maximum permitted resale price of an inclusionary unit shall not be increased
above the purchase price within one year of purchase.

(b) The maximum permitted resale price shall be the initial sale price of the inclusionary
unit, increased at the same rate as the median income has increased, with the following
modifications.

() The otherwise allowable maximum resale price may be increased by a maximum of
10% of the initial sale price of the unit as an allowance for improvements made by the selling
owners during their ownership. This allowance shall not be increased or decreased based on the
value of improvements actually made to a particular home, provided that the allowance shall be
reduced to the extent the unit has been adversely affected in value by owner caused damage or
deficient maintenance. To facilitate a determination by the Director concerning maintenance
prior to sale, the seller shall comply with any applicable requirements in the administrative
manual.

(d) Where an owner has lawfully added a bedroom to a for sale inclusionary unit, the
maximum resale price of the unit shall be calculated based on an assumed household size
corresponding to the total number of bedrooms, including the added bedroom.

{e) The administrative manual and/or approved decumnents may provide for a ceiling
which limits the resale price increases resulting from the modifications in divisions (A)(2)(c)
and (d).

(3) Transfer of a for-sale inclusionary unit to a child or step-child upon the death of one or
more of the prior owners shall be permitted without payment of any amount otherwise due to the
county based on the sales price or appreciation of the unit, and without regard to any otherwise
applicable preferences or waiting list priority for successor owners, if, but only if, the household
of the child or step-child would be eligible to purchase the unit and will occupy the unit. A child
or step-child, whether or not his or her household is income eligible or will occupy the unit and
regardless of any otherwise applicable preferences or waiting list priority, shall be entitled to
own and/or occupy a for-sale inclusionary unit after the death of the prior parent owner, fora
period not to exceed one year, without regard to otherwise applicable resale requirements of this
chapter but subject to any applicable provisions of the administrative manual or county
documents regulating the project. Not later than the expiration of the one-year period, the unit
shall be transferred to the child or step-child (if the household is eligible and wishes to keep the
unit) or shall be offered for sale in conformance with this chapter, with appropriate restrictions
recorded against the unit under this chapter for the county’s benefit.

(4) For sale inclusionary units may be refinanced or used as security for additional
financing, to the extent provided in the administrative manual. Inclusionary homeowners may
only incur debt with respect to the restricted sales price, not the open market price. A separate
notice to of that restriction shall be recorded to prevent lenders from by-passing this requirement.
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(5) Restrictions on resale are required and shall be recorded against title to the affordable
units and shall prohibit or limit leasing of inclusionary units.

{B) Terms of affordability; new and exisiing inclusionary units. For-sale inclusionary units,
affordability and occupancy restrictions shall remain in effect for 30 years and shall apply to any
replacement structure or structures constructed if a structure containing an inclusionary unit or
units is demolished or destroyed. If demolition or destruction of a structure containing
inclusionary units occurs 30 years or more after recording of the restrictions and said demolition
or destruction was unintentional, restrictions on the units in the structure shall terminate on
demolition or destruction. Where a for-sale inclusionary unit is transferred and the new owner is
required to enter into new regulatory documents under this chapter, the new regulatory
documents will provide for an affordability period of 30 years.

(C) Maintenance. Regulatory agreements and recorded restrictions on resale shall include
maintenance and insurance requirements for affordable units.

(D) Approval and recording of documents. The Director, in consultation with County
Counsel, shall establish the form and content of agreements and restrictions authorized under this
chapter. Regulatory agreements and resale restriction documents may provide for specific
affordability and/or occupancy requirements for particular affordable units, consistent with this
chapter and with the terms of the project’s affordable housing agreement. These documents shalt
be executed by the record owners of affected property, approved as to form by County Counsel
and recorded in the official records of the county.

(E) Occupancy. Initial and subsequent occupancy of inclusionary units shall be in accord with
conditions and requirements stated in the administrative manual,

(F) Marketing/selection of participants. The administrative manual shall set forth marketing
and selection policies and/or procedures for inclusionary units and identify county staff
responsible for supervising marketing.. A Housing Advisory Committee may be designated to
review the income qualifications of potential applicants. If the county maintains a list or lists of
eligible households, it may requite that households newly occupying affordable units shall be
selected first from one or more of those lists.

(G) Administrative manua!. The Board of Supervisors shall adopt and may from time to time
amend an administrative manual, approved as to form by County Counsel, to establish guidelines
to interpret and implement this chapter, including without limitation income and maximum asset
guidelines for inclusionary units and units assisted by in-lieu fee proceeds. All mandatory
provisions of the manual, when adopted, shall bind applicants and other private parties subject to
this chapter. Maximum permitted sales prices shall be governed by the administrative manual.
The Board of Supervisors shall conduct a duly noticed public hearing prior to the adoption or any
amendment of the administrative manual.

(Ord. 951, § 1(part), 2016)

§ 21.03.011 HOUSING ADVISORY COMMITTEE.
(A) Creation. The Housing Advisory Committee, comprised of two members of the Board of

Supervisors, two members of the Planning Commission, and two members appointed by the
Chair of the Board fram the affordable housing development community, is created pursuant to
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this chapter for the purpose of advising the Board of Supervisors on matters relating to the
housing element of the general plan and the inclusionary housing ordinance, and such other
matters as the Board of Supervisors or county staff shall direct. The Housing Advisory
Committee shall also evaluate proposals for disbursal of in-lieu fees in accordance with the
procedures set forth in this chapter.

(B) Adoption aof bylaws. The Board of Supervisors shall adopt bylaws containing rules and
procedures for the transaction of business of the Housing Advisory Committee. The Board of
Supervisors may amend the bylaws from time to time,

(Ord. 866, § 1(part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.012 COLLECTION AND USE OF IN-LIEU FEES.

(A) Use of fees. To the maximum extent possible, any monies received by the county pursuant
to this chapter shall be used to increase, improve and preserve the supply of affordable housing
and services to provide very low, low, and/or moderate income housing. Any monies received
pursuant to this chapter may be used for appropriate monitoring, enforcement and administrative
costs. Monies received may also be used to assist the county with all costs associated for
construction, acquisition, unit purchase, development and rehabilitation of property for rental or
home ownership purposes as long as the property is offered for very low, low, and moderate
income housing. Monies received may also be used to provide subsidies for equity participation
loans, low interest loans, rent subsidies, grants or down payment assistance to eligible
participants of very low, low, or moderate income housing. Monies received may also be used
for related activities that promote affordable housing such as homebuyer education, grant writing
workshops, credit management workshops, financial literacy workshops and foreclosure
prevention education. Any monies received by the county pursuant to this chapter shall be used
to provide reasonable reimbursement to approved govemmental agencies or non profit
organizations for related expenses associated with preserving an affordable “at-risk” unit for very
low, low, or moderate income in order to prevent foreclosure. All such monies on deposit with
the county including in-lieu fees, fees, promissory note repayments, shared appreciation
payments, penalties, interest generated or other funds collected shall be separately accounted for
and shall not be used for purposes not authorized by § 21.03.002.

(B) Funding proposals. At least once a year when the county holds unappropriated in lien
fees, the county shall advertise by notice in newspapers of local circulation and other such
written notice as deemed necessary by the Housing Advisory Committee, availability of funds
for the provision of very low, low, and/or moderate-income housing in the county. Included in
the notice shall be an invitation to submit proposals and requests for funds to provide such
housing in the county. Proposals submitted for funding shall be in accordance with the Board of
Supervisors’ housing priorities set for the year. Proposals shall be reviewed by the Housing
Advisory Committee to be submitted with its recommendations to the Board of Supervisors for
final approval. The requests may be for grants, low interest loans and other funding mechanisms
deemed appropriate to secure the purpose of this chapter. The proposals may be for
redevelopment projects and services, projects to promote very low, low, or moderate-income
housing unites), rehabilitation, land acquisition, unit purchase, and development of infrastructure
or other projects deemed appropriate to secure the purpose of this chapter.
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(C) Direcior’s authority. All proposals and requests for funding shall be referred initially to
the Director. The Director shall make recommendations for funding to the Housing Advisory
Committee, who shall make a funding recommendation to the Board of Supervisors in
accordance with the procedures in this section. The Board of Supervisors, at its discretion, may
elect to fund none, any, or all of proposals received and may attach conditions of approval,
performance standards, or mitigation measures to any such approval. For proposals which have
received final approval in accordance with the procedures set forth in this section, the Director
shall have the authority to execute all documents necessary to implement the approval on behalf
of the county.

(D) Grant contract. Upon authorization for funding, the Director on behalf of the county shall
enter into a contract to assure to the greatest extent possible that the approved proposals and
requests are satisfactorily completed. No warrant shall be issued until such contract is completed
and signed by the appropriate parties.

(E) Household eligibility. The Director shall establish standards for eligibility of very low,
low, and/or moderate-income households in units assisted with the proceeds of in-lieu fees,
Priority for occupancy shall be granted to residents of San Benito County and those employed in
San Benito County.

(F) Fee approval. Until a fee for fractional units is approved by the Board of Supervisors, the
requirement for payment of a fractional fee, as stated in §§ 21.03.001 through 21.03.018 is not in
effect, and the inclusionary housing requirement shall be rounded down to the nearest whole
unit.

(G) Impact fees. Developments that provide 100% affordable housing shall have a pro rata
reduction of impact fees as follows:

(1) Moderate income units shall require payment of 50% of the impact fees.
(2) Low income units shall require payment of 25% of the impact fees.
{(3) Very low income units shall be exemnpt from the impact fees.

(Ord. 866, § 1(part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.013 DENSITY BONUS AND INCENTIVES.

(A) The County of San Benito shall provide density bonuses, incentives or concessions for the
production of housing units and/or child care facilities in accordance with Cal. Gov’t Code §§
65915 through 65916, The county may, in its discretion, grant a density bonus greater than
required by Cal, Gov’t Code § 65915 for a development that meets the requirements of Cal.
Gov’t Code § 65915 or grant a proportionately lower density bonus than what is required by Cal,
Gov’t Cade § 65915 for developments that do not meet the requirements of Cal. Gov’t Code §
65915.

(1) Twenty percent of the total units of housing development for lower-income households,
as defined in Cal. Health and Safety Code § 50079.5;

(2) Ten percent of the total units of a housing development for very low-income
households, as defined in Cal. Health and Safety Code § 50105;
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(3) Fifty percent of the total dwelling units of a housing development for qualifying
residents, as defined in Cal. Civil Code § 51.3; or

(4) Twenty percent of the total dwelling units in a condominium project as defined in Cal,
Civil Code § 1351(f), for persons or families of moderate income, as defined in Cal. Health and
Safety Code § 50093.

(B) The county shall grant the additional concession or incentive required by this section
unless the county makes a wriiten finding, based upon substantial evidence, that the additional
concession or incentive is not required in order to provide for affordable housing costs, as
defined in Cal. Health and Safety Code § 50052.5.

(C) The applicant/developer shall agree to, and the county shall ensure, continued
affordability of the moderate-income units that are directly related to the receipt of the density
bonus for ten years if the housing is in a condominium project as defined in Cal. Civil Code §
1351().

(D) An applicant/developer may submit to the county a proposal for the specific incentives or
concessions that the applicant requests pursuant to this section, and may request a meeting with
the county. The county shall grant the concession or incentive requested by the applicant
developer unless the county makes a written finding, based upon substantial evidence, of either
of the following:

(1) The concession or incentive is not required in order to provide for affordable housing
costs, as defined in Cal. Health and Safety Code § 50052.5.

(2) The concession or incentive would have a specific adverse impact, as defined in Cal.
Gov't Code § 65589.5(d)(2), upon public health and safety or the physical environment or on
any real property that is listed in the California Register of Historical Resources and for which
there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without
rendering the development unaffordable to low and modetate-income households.

(E) Nothing in this section shall be interpreted to require the county to grant an incentive or
concession that has a specific, adverse impact, as defined in Cal. Gov't Code § 65589.5(d)(2),
upon health, safety, or the physical environmental, and for which there is no feasible method to
satisfactorily mitigate or avoid the specific adverse impact. Nothing in this section shall be
interpreted to require the county to grant an incentive cr concession that would have an adverse
impact on any real property that is listed in the California Register of Historical Resources,

(F) In no case shall the county apply any development standard that will have the effect of
precluding the construction of a development at the densities or with the concessions or
incentives permitted by this section. An applicant/developer may submit to the county a proposal
for the waiver or reduction of development standards and may request a meeting with the county.

(G) It shall be the responsibility of the applicant/developer to show that the waiver or
modification is necessary to make the housing units economically feasible.

(H) For the purposes of this chapter, except as provided in division (1), DENSITY BONUS
means a density increase of at least 25%, unless a lesser percentage is elected by the
applicant/developer, over the otherwise maximum allowable residential density under the
applicable zoning ordinance and land use element of the general plan as of the date of application
by the applicant/developer to the county. All density calculations resulting in fractional units
shall be rounded up to the next whole number. The granting of a density bonus shall not be
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interpreted, in and of itself, to require a general plan amendment, zone change, or other
discretionary approval. The density bonus shall not be included when determining the number of
housing units which is equal to 10%, 20% or 50% of the total. The density bonus shall apply to
housing developments consisting of five or more dwelling units.

(I) For the purposes of this chapter, if a development does not meet the requirements of
divisions (A)(1), (A)(2) or (A)(3) of this section, but the applicant/developer agrees or proposes
to construct a condominium project as defined in Cal. Civil Code § 1351(f), in which at least
20% of the total dwelling units are reserved for persons and families of moderate income, as
defined in Cal. Health and Safety Code § 50093, a density bonus of at least 10% shall be granted,
unless a lesser percentage is elected by the applicant/developer, over the otherwise maximum
allowable residential density under the applicable zoning ordinance and land use element of the
general plan as of the date of application by the applicant/developer to the county. All density
calculations resulting in fractional units shall be rounded up to the next whole number.

(J) HOUSING DEVELOPMENT, as used in this section, means one or more groups of
projects for residential units constructed in the county. For the purposes of this section,
HOUSING DEVELOPMENT also includes either (1) a project to substantially rehabilitate and
convert an existing non-residential building to residential use, or (2) the substantial rehabilitation
of an existing multi-family dwelling, as defined in Cal. Gov’t Code § 65863.4(d), where the
result of the rehabilitation would be a net increase in available residential units. For the purpose
of calculating a density bonus, the residential units de not have to be based upon individual
subdivision maps or parcels. Density bonus units need not be constructed in the same project
area as affordable units.

(K) For the purposes of this chapter, CONCESSION or INCENTIVE means any of the
following:

(1) A reduction in site development standards or a modification of zoning code
requirements or architectural design requirements that exceed the minimum building standards
approved by the California Building Standards Commission as provided in Cal. Health and
Safety Code part 2.5 (commencing with section 18901) of division 13, including, but not limited
to, a reduction in setback and square footage requirements and in the ratio of parking spaces that
would otherwise be required.

{(2) Approval of mixed use zoning in conjunction with the housing project if commercial,
office, industrial or other land uses will reduce the cost of the housing development and if the
commercial, office, industrial or other land uses are compatible with the housing project and the
existing or planned development in the area where the proposed housing project will be located.

(3) Other regulatory incentives or concessions proposed by the applicant/developer or the
county that result in identifiable and actual cost reductions. This section does not limit or require
the provision of direct financial incentives for the housing development, including the provision
of publicly owned land, by the county, or the waiver of fees or dedication requirements.

(L) Ifan applicant/developer agrees to construct both 20% of the total units for lower income
households and 10% of the total units for very low-income households, the developer is entitled
to only one density bonus and at least one additional concession or incentive identified in Cal.
Gov't Cade § 65913.4, although the county may, at its discretion, grant more than one density
bonus.

(M) For the purposes of this section, the following definitions shall apply:
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DEVELOPMENT STANDARD. Any ordinance, general plan element, specific plan or other
local condition. law, policy, resolution or regulation.

MAXIMUM ALLOWABLE RESIDENTIAL DENSITY. The density allowed under the
Zoning ordinance, excluding bonus units permitted under this section.

(Ord. 866, § 1 (part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.014 AFFORDABLE BY DESIGN.

Reserved.
(Ord. 951, § 1(part), 2016)

§ 21.03.015 DEVELOPMENT STANDARDS.

Reserved.
(Ord. 951, § 1(part), 2016)

§21.03.016 ADDITIONAL STANDARDS.

Reserved.
(Ord. 951, § 1(part), 2016)

§ 21.03.017 ENFORCEMENT.

(A) No permit, license, subdivision approval or map, or other approval or entitlement for a
residential development shall be issued, including without limitation a final inspection for
occupancy or certificate of cccupancy, until all applicable requirements of this chapter have been
satisfied.

(B) In the event of a violation of any provision of this chapter or any requirement imposed
pursuant to this chapter, the county may in its discretion, in addition to all other remedies, take
such enforcement action as is authorized under the San Benito County Code and/or any other
action authorized by law or by any regulatory document, restriction or agreement executed under
this chapter.

(Ord. 866, § 1 (part), 2010; Ord. 951, § 1(part), 2016)

§ 21.03.018 MONITORING.
Owners and occupants of property subject to restrictions pursuant to this chapter shall permit

county employees or others designated by the county to inspect the property in order to ensure
compliance with restrictions on the property upon two business days® advance written notice.
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Owmers of property subject to restrictions pursuant to this chapter shall retain all records related
to compliance with obligations under this chapter for a period not less than five years, and make
such records available to county employees or others designated by the county for inspection and
copying upon five business days’ advance written notice. The county shall be further entitled to
monitor compliance with this chapter as provided in the administrative manual and documents
executed with respect to any residential development and/or inclusionary unit.

(A) Periodic evaluation, Unless funding or staff is not available, the Director shall at five-
year intervals, or more often at the Director’s discretion, at Board request, and any time the
county housing element is updated as required by state law, prepare and submit to the Board of
Supervisors an evaluation of this chapter and its effects,

(Ord. 951, § 1(part), 2016)
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Marian Wolfe, Ph.D.

Vernazza Wolfe Associates

2909 Shasta Road

Berkeley, CA 94708

Tel. (510) 510-548-8229

E-Mail: mwolfe@vernazzawolfe.com

DATE: January 16, 2020
TO: San Benito County Housing Committee
CC: Dulce Alonso and Jamila Saqqa, San Benito County

FROM: Marian Wolfe, Vernazza Wolfe Associates

RE: Project Initiation Memo - In-Lieu Fee Study, San Benito County

The purpose of the project initiation memo for San Benito County is to provide information and
pose questions for staff and the San Benito Housing Committee to consider. More memos will be
prepared as the in-lieu fee research continues, but the intent of this initial memo is to provide some
background information and raise some issues for the Housing Committee to consider.

Specifically:

What is the definition of the housing affordability gap that is used to estimate in-lieu fees?
What residential prototypes should be included in the study?

Who are the best developers for us to contact for cost and revenue information?

How do the County's Affordable Housing Regulations impact the in-lieu fee study?

Sl

Housing Affordability Gap

In any community there are some households that are unable to afford to purchase or rent
housing units at market rate prices. The difference between what households can afford to pay
and the actual cost of market rate housing is referred to as the housing affordability gap. This
affordability gap is used to define the maximum in-lieu fees for a jurisdiction’s inclusionary
housing program.

There are three steps in calculating the housing affordability gap.



¢ Estimate affordable rents and sales prices. This is based on HCD incomes for each of the
three groups covered by San Benito’s Affordable Housing Regulations: Very low-
income (up to 50% AMI), low-income (up to 80% AMI), and moderate-income (up to
120% AMI).

o Estimate development costs of market rate housing based on housing prototypes. The
housing prototypes to be included should be based on recent and proposed developments.
These residential prototypes may cover single family detached, multifamily rental, and a
third housing type to be defined for this study. Assumptions regarding size (square
footage), type of parking, number of bedrooms, and the number of bathrooms will be
based on these prototypes.

¢ Calculate the difference between a supportable mortgage based on affordable rents and
estimated development costs for rental housing and the difference between affordable
sales prices and the cost of developing ownership housing. This difference defines the
housing affordability gap.

The three tables presented in Appendix 1 (from a City of Napa study) show how selected prototypes
are used to estimate housing affordability gap amounts that can then be used in estimating the
maximum in-lieu fee.

Identifving Residential Prototypes

The residential prototypes are based on housing types that are currently planned, permitted or under
construction in the County. In order to assess financial feasibility of potential fee levels, it is
important to model feasibility on current costs and revenues.

Prototypes are used to estimate the following useful information:

o Number of square feet for each unit size (number of bedrooms). !

e Number of bathrooms for each unit size.

e Type of parking.

e Total development cost estimates, including current fees and land costs.
e Revenue estimates (rents/sales prices)

! The only guidance in the County’s regulations regarding unit sizes is in section 21.03.006 which state minimum
square footages for two-, three-, and four-bedroom units. The lack of one-bedroom rental units is an issue to discuss
with the Committee, since rental housing developments often include one-bedroom units as well.
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The following prototypes proposed for this study by staff include:

1. Single family homes
2. Apartments (for-rent)
3. Multifamily (for-sale)

Based on information provided by staff and available on-line, single family homes and rental
apartments are being built or are planned for San Benito County. However, there do not appear to
be current examples of multifamily housing that is sold. These multifamily, for-sale developments
are likely to be condos, but they could also be townhomes. Although condominiums and
townhomes have been built in the past (more than forty years ago) these cannot be used as
prototypes for an in-lieu fee study that is including financial feasibility. While it is possible to select
a condo development as a prototype from another jurisdiction, this is not ideal.

Appendix 2 provides a table of recent developments. Comments have been added to this table that
are a starting point for discussion in determining what projects could provide useful background
information for prototypes to be included in the in-lieu fee study.

Identifying Local Residential Developers

Ideally, the cost data used in this study will be based on real costs for the area. The three
principal cost areas are construction costs, land costs, and the costs of permits and other public
fees.? The local developers are the best individuals who can provide information on
construction costs and other development cost assumptions, such as profit expectations. Some
cost data provided by developers may need to be updated, if these are based on projects
completed in the last few years. Housing economists use a combination of the CPI and the
Construction Cost Index published by the Engineering New Record to update this cost
information, as long as the original cost data is not too dated.

The list of developers active in the City of Hollister and in the unincorporated area of San Benito
County provided by staff is presented below:

Local Developers

1) Nino Development
2) Scott Fuller San Juan Oaks Development

2 Land costs also need to be included, and can be estimated from recent land sales. Information on fees
required by the County and other agencies can be provided by County staff.
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Area Developers

1) Anderson Homes

2) KB Homes

3) K. Hovnanian

4) Century Communities

5) Stone Bridge Homes

6) Denova Homes

7) Meritage Homes- San Juan Bautista

The Housing Committee can assist this study by identifying which of these developers would be the
most helpful in providing information about recent residential developments (planned, under
construction and recently completed) and the name of a staff member within each organization to
contact.

Current Affordable Housing Program Regulations

Section 21.03.006 of the Housing Program Regulations defines the number of on-site units and
affordability levels that are required for new residential developments. Table 1 (presented below) is
a slightly modified copy of the table provided in the Regulations (page 8). When modeling
financial feasibility of in-lieu fees and inclusionary requirements for selected prototypes, these
inclusionary requirements will be used to determine the reduction in revenues to developers, which
is a key aspect of the feasibility assessment.



Table 1: Inclusionary Requirements by Income Level for Developments Consisting of five or

more units
Inclusionary

Development Size | Requirement Moderate Income | Low Income Very Low Income

Four or under None

5toé6 Payment of fee
15% inclusionary 1 plus fractional

7to 13 units fee
15% inclusionary 1 plus fractional

14to0 19 units fee 1
15% inclusionary

20 units 1 1 1
15% inclusionary 1 plus fractional

21 to 26 units fee 1 1
15% inclusionary 2 plus fractional

211to 33 units fee 1 1
15% inclusionary 2 plus fractional

34to0 39 units fee 2 1
15% inclusionary

40 units 2 2 2
15% inclusionary 5% of allunits -2 | 5% of allunits -2 | 5% of all units - 2

41 or more units units minimum units minimum units minimum

Once the maximum in-lieu fee is calculated, the reduction in revenues (due to provision of
affordable units on-site and payment of in-lieu fees) will be considered to assess financial
feasibility. The number of inclusionary units and fractional unit fees will be based on the

requirements specified in this table.’

However, if a developer decides to provide the affordable units at a different location (off-site), then
the percentage of required inclusionary units increases to 20%. This will be included in the analysis.
Another option is that a developer can provide land for an affordable development. The land
provision option will not be included in the financial feasibility analysis that will be conducted as

part of this Study.

* Note: Financial impacts on developers are two-fold. First, there is the reduced revenues from the required on-site
inclusionary units. This is an ongoing impact. Secondly, since fees are required for fractional units, development
costs are increased, and therefore this is a second way that inclusionary requirements impact profits.
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Appendix 1 Tables

This appendix provides examples of how housing prototypes provide the background information
that is needed to calculate the housing affordability gap, the basis for the in-lieu fee calculations.
These tables (copied from another study undertaken by Vernazza Wolfe Associates) provide the
Housing Committee with examples of how information on prototypes is used in an in-lieu fee study.

Note: Assumptions regarding costs and interest rates to be used in the San Benito County
study will not be the same as those used in these appendix tables. The financial and market
information will be updated to reflect current housing market conditions in San Benito
County.

Table A-4 presents development cost information for two prototypes developed for this earlier
study. Development costs for modest ownership housing range from $216,600 to $360,000,
and development costs per unit for rental housing range from $188,300 to $295,900. These costs
were developed for the City of Napa in 2010/2011.

Table A-4: City of Napa Estimated Housing Costs of Housing Prototypes

Rental For-Sale®
1BR/1bath 1BR/1bath
Prototype (700 SF) (900 SF)
Total Cost $188,300 $216,000
2BR/1bath 2BR/2bath
Prototype (900 SF) (1,000 SF)®
Total Cost $242,100 $240,000
3BR/2bath 3BR/3bath
Prototype (1,100 SF) (1,500 SF)
Total Cost $295,900 $360,000
1) Costs are $269/SF.
2) Costs are $240/SF.

3) While the size of the two-bedroom for-sale unit is slightly larger than the two-bedroom rental unit, its estimated
development cost is lower. This is because the development cost per SF is higher for multifamily rental housing (at
$269/SF) than is the estimated development cost per SF for wood frame, townhome developments (estimated at
$240/SF).

Source: Vernazza Wolfe Associates



Table A-5 shows the housing affordability gap calculations for renters, and Table A-6 presents

the gap calculation for buyers.

Table A-5: Housing Affordability Gap Information for Very Low- and Low-Income

Renter Households
Net
Percent Maximum Opera-
of # of Monthly ting Support Afford-
Median Bed- | Area Net Rent Gross Income | able Development | ability
Income rooms | (SF) (1) Income (2) Debt (3) | Costs (4) Gap
50% 1 700 $679 $8,145 | $1,738 | $17413 $188,300 | $170,887
50% 2 900 $762 $9,147 | $2,690 | $26,952 $242,100 | $215,148
50% 3 1,100 $842 $10,098 | $3,593 | $36,005 $295,900 | $259,895
Average
Gap $215,310
80% 1 700 $760 $9,114 | $2,658 | $26,638 $188,300 [ $161,662
80% 2 900 $853 $10,230 | $3,719 | $37,261 $242,100 [ $204,839
80% 3 1,100 $943 $11,310 | $4,745 | $47,542 $295,900 | $248,358
Average
Gap $204,953
Average Affordability Gap
(50% and 80% AMI) $210,132

(1) Household income figures used to calculate rents are based on HCD FY 2010 Income Limits.

(2) Amount available for debt service. Assumes 5% vacancy and collection loss and $6,000 per unit for annual
operating expenses.
(3) Assumes 7.0%, 30 year loan and 1.25 debt coverage ratio.
(4) Based on costs presented in Table A-4.




Table A-6: For-Sale Affordability Gap Figure for Low- and Moderate-Income Households

(70% and 110% AMI)

Affordability
Unit Size Affordable Sales Prices Development Costs (1) Gap (2)

70% AMI
One-Bedroom 900 $121,143 $216,000 $94,857
Two-Bedroom 1,000 $141,334 $240,000 $98,666
Three-Bedroom 1,500 $161,876 $360,000 $198,124
Average Gap $130,549
110% AMI
One-Bedroom 900 $214,898 $216,000 $1,102
Two-Bedroom 1,000 $246,676 $240,000 -$6,676
Three-Bedroom 1,500 $279,508 $360,000 $80,492
Average Gap $24,973
Average Affordability Gap (70% $717,761

and 110% AMI)

(1) Development costs are based on the assumption of $240/SF.
(2) The gap is the difference between housing development costs and affordable sales prices.

To create an overall average gap amount, the gaps for rental ($210,132) and for-sale housing
(877,761) are averaged. This rounded average gap figure is $144,000. The rationale for using
this average gap is that affordable housing to be developed with Inclusionary Housing Impact
Funds could either be rental or for-sale housing. If only the rental housing gap figure is used for
the fee analysis, the result will be higher fees for all housing types, since the rental housing gap
amount is more than double the for-sale gap amount




Appendix 2 Table
Recent Projects (December 16, 2019)

Approved Building Building
Project Sites Pprove Type of Housing | Permits Permits
New Units .
Issued Outstanding
3;' Webb/San Juan Oaks 1,017 Age Restricted 0 1,017
Is there a name for this
development or are these 67 Conventional 0 67
scattered sites?
Brigantino/Sunnyside 200 Single Family 4 196
Santana Ranch 774 Single Family 349 425
Is this also part of Santana 318 Res. Multiple 0 318
Ranch?
Fay/Bennett 84 Single Family 0 84
Bluffs 90 Single Family 0 90
Part of Bluffs? 13 On-Site Seconds 0 13
Fairview Corners 189 Single Family 0 189
Part of Fairview Corners? 20 On-Site Seconds 0 20
Total Units 2,772 2,419

(1) The Del Webb/San Juan Oaks development that has been in the planning stages for several years. Construction
has not yet started. Since this is a large mixed-use development (housing for seniors, market rate housing,
hotel, and a skilled nursing facility), it is not a “typical” residential project. Are multifamily condominiums

included?




