STAFF REPORT

TO: Planning Commission
FROM: @g&tﬁrt Lopez, Deputy Community Development Director
DATE: January 22, 2008

SUBJECT: Study session on Affordable Housing programs — Inclusicnary
Housing and Density Bonus

RECOMMENDATION:
Informaticnal repert only
ENVIRONMENTAL REVIEW:

A Negative Declaration will be prepared for this project, subject to future review
and approval by the Planning Commission and City Council.

BACKGROUND

In late 2006 the Mayor of Martinez, Rob Schroder reconvened the Housing Task
Force with the express duty to discuss affordable housing policy, and draft an
inclusionary housing ordinance that would assist the City in meeting its affordable
housing obligations as set forth in our adopted Housing Element. The Task
Force consisted of members of the Planning Commission, the Design Review
Committee and various other interested community members with a desire to see
the City become one of many Contra Costa cities to begin implementing an
affordable housing program. To date, Martinez has not had an affordable
housing pregram.

The Housing Task Force (HTF} met over a one year span and with the
assistance of planning staff, the City Attorney and special invited speakers, put
forth the policies that are now presented in this draft ordinance.

The draft ordinance (that will be discussed in detail at the public hearing) is
composed of two pieces; first is the inclusionary housing portion, Section 22.60.

It will be & new section of the zoning code that lays out the requirements that new
housing developments (both rentals and ownership housing) must make at least
15% of the total units constructed available to iow-income households (also
known as Below Market Rate units, or BMR units), Rental projects are treated a
bit differently in that they must provide 15% of their units to very low and low
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income households. The ownership projects must provide the 15% of their units
to low and moderate income households. The HTF discussed the different
incomes levels at length, and made the decision that very-low income
households could best be served by the rental market. The definitions of these
household incomes are as follows:

Very Low 50 percent of median income
Low 51 to 80 percent of median income
Moderate 81 to 120 percent of median income

Currently, as reported in our adopted Housing Element, the median income for a
family of four in Martinez is $63,375 (2000).

The second piece of the code is the Density Bonus, Section 22.62. This is also a
hew section of the zoning code that essentially implements existing State law
granting density bonuses to housing developments that voluntarily provide BMR
units. In the new proposed Martinez Code, providing BMR units as part of a
density bonus program is in addition to BMR units required under the
inclusionary program. Although density bonuses have been allowed under State
law for severa! years, Martinez has not had such a request in as many years.

CODE SPECIFICS — SECTION 22.60 INCLUSIONARY HOUSING

As mentioned above, the base requirement for inclusionary units is 15% of the
total number of units. Other highlights of the proposed new code are explained
below:

» 4 units and greater - The inclusionary ordinance applies to development
projects of 4 units or greater.

+ In-ieu fee is for projects of less than 20 units — The Housing Task
Force believed smaller projects should be able to pay an in-lieu fee and
buy-out of the requirement rather than to construct the actual units. For
projects 21 units and greater, this in-lieu fee option is not available, and
actual units must be provided.

« In-Heu fee calculation — The City Attorney provided a formula used
successfully in other cities whereby the in-lieu fee increases as the
housing cost increases. A simple explanation is provided here:

Homa Salas Price InLisu Fee
300,000 6,600
400,000 13,600
o000, 00 17,600
600,000 21,800
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The formula works by increasing the in-lieu fee by $200 for each additional
$5,000 in home value, so that more affordable starter homes pay a lower
fee than higher priced luxury homes. In this example, a ten unit market
rate townhome project selling units at $500,000 could buy-out of the
program by providing $176,000 in in-lieu fees. Exhibit B shows the
various in-lieu fee calculations for projects of various sizes, assuming a
fixed sales price of $500,000.

+ Exemptions by City Council — The HTF discussed at length the recent
adoption of the Downtown Specific Plan and how this program could
discourage small infill projects with tight profit margins. As such, a
solution is proposed in the ordinance that allows the City Council fo issug
exemptions from time to time by resolution. As an example, the City
Council could issue an exemption for projects under 10 units in the
Downtown Area for a period of five years, to spur development over a
given time in a given geographic area.

+ Location and design of unlts — The location of BMR units must be
dispersed throughout a residential development, and the design shall be
comparable to market rate units, except the interior finishes can be
different, so long as they are durable. The number of bedrooms shall also
be similar.

« Duration of affordability — The units shall be affordable for 45 years.

COMPLIANCE PROCEDURES

The program is administered through an Affordable Housing Plan and Agreemaent
that shail be submitted by each project applicant and approved by the City. The
Affordable Housing Agreement is a separate docurnent on a form provided by the
City. This is essentially an agreement between the developer and the City to
provide BMR units as required pursuant to the ordinance. Such agreament will
be recorded against the development of which the units are a part.

For ownership housing, one of the key provisions of such an agreement is re-
sale provisions that describe the procedure for reselling BMR units should the
owner decide to sell. Although a draft of the agreement is not yet written, a
common approach to resale is to give the City the right of first refusal, such that if
the City wants to purchase the unit {and sell to another eligible househcld), it
can. Otherwise, ihe affordable housing agreement will specify that the BMR unit
can only be sold to another income-eligible household (approved by City), or if
sold to a non-eligible household, the City realizes the equity increase by
capturing it at time of sale.
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For rental housing, the affordable housing agreement will specify eligible
households, the process of filling vacancies for BMR units, and the process to
follow in cases where a tenant's income may increase beyond the income limits.

AFFORDABLE HOUSING TRUST FUND

Ancther significant provision in the draft code is the creation of the Affordable
Housing Trust Fund {the “Fund™. The Fund already exists pursuant to an earlier
City Council action, yet the ordinance specifies the use of funds deposited into
the Fund. The Fund should be used to increase the procuction of affordable
housing through downpayment assistance, loans or grants to non-profit
developers, or other public-private partnerships. The Fund shall be administered
by the City Manager or their designee with the approval of the City Council.

The Fund can serve as an economic engine to grow monies to a significant
amount and be utilized as described above. To date, no funds have been
deposited into the Fund, although there are approved housing developments that
have as conditions of approval the requirement to deposit funds prior to
centificates of occupancy and filing of final maps.

CODE SPECIFICS — SECTION 22.62 DENSITY BONUSES

The Density Bonus provision is similar to the Inclusionary Housing program as
the program results in BMR units, but in the case of a Density Bonus, a
developer can seek an increase in total units if they provide BMR units on a
voluntary basis. In order to make the additional units possible, cities are required
to offer various incentives or concessions such as reduced development
standards (parking, setbacks etc.) or by allowing mixed use development where
otherwise not allowed. The higher the number of BMR units provided and the
higher the affardability level, the higher the increase in density is allowed.
Generally the bonus starts at 20% and usually doesn’t go beyond 35%. These
increases will likely result in projects having higher densities than those allowed
pursuant to a zoning or general plan designation.

Other Highlights:

» To qualify - Projects must meet the following critena:

1. Atleast 10% of units BMR tc low income households (80% of AMI)

2. Atleast 5% of units BMR to very-low income households (50% AMI)

3. Atleast 10% units in conde project to moderate income households
(120% AMI)

4, Be a senior project
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« Density Bonus for land donation — A developer can also receive a
density bonus for donating land, as long as the donation happens prior to
final map, or the City can elect the land be donated to a housing developer
(ostensibly a non-profit)

+ Incentives or concessions - The ability to get incentives or concessions
is not automatic if they would result in adverse impacts, or if they are not
needed to make the units affordable. Similar to the actual density bonus,
the higher the number of units and the affordability levels, the number of
concessions and incentives can increase, up to a maximum of three
concessions.

« Parking — The reduction in the total number of spaces, and the provision
of uncovered parking could be a concession or incentive.

+ Additional density bonus for childcare facilities — A density bonus
equal to the floor area used by such a childcare facility is also available.

« Continued affordability - The density bonus requires those units to be
BMR for 30 years (as opposed to 45 years for inclusionary units)

« Density Bonus Agreement — Similar to the inclusionary program, a
project seeking a density bonus must enter into an agreement with the
City to protect and regulate the manner in which the units are constructed,
resale restrictions, rental affordability levels, and tenant qualifications.

in conclusion, the two programs are paired together to impiement policies of the
City's recently approved Housing Element and as required by State law for the
provision of density bonuses for projects meeting eligible criteria.

The Housing Task Force discussed many of the provisions of the proposed new
gode in detail and with the assistance of staff and affordable housing experts,
devised a draft that is appropriate for Martinez and is reasonable given the
development opportunities that currently exist, or may exist in the future.

The Planning Commission is now being asked to review the code in all its
breadth, and to further refine portions of the code that will improve its efficacy.
Once the Commission arrives at a completed draft, staff will prepare the
necessary environmental documents and the enacting ordinance for final review
and approval. At that point the Commission can make a recommendation o the
City Council for adoption.

Attachments:

Exhiblt A - Draft code, section 22.60 and 22.62 (22 pages)
Exhibit B — In-lieu fee calculations
Exhibit C — Housing Task Force mailing list

FACommunily Devalepmentidll ProjecisiMunicipal Code Changes\ NMCLUS IOMARY HOUSINGYUNe Housing PG Study
Seaslon Report 01-22-08.doc
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EXHIBIT A

CHAPTER 22.60 — INCLUSIONARY HOUSING

2260810 - Purpose

The purpose of this Chapter is to:

A,

C.

Encourage the development and availability of housing affordable to a broad range of
househelds with varying income levels within City as mandated by Government Code
Sections 65580 et seq.;

Offset the demand on housing and available land created by new development, and
mitigate environmental and other impacts that accompany new development by
protecting the economic diversity of the City's housing stock, reducing traffic, transit and
related air quality impacts, promoting jobsfheusing balance and reducing the demands
placed on transportaticn infrastructure in the region;

Implement the policies of the Housing Element of the General Plan.

22.60.020 - Applicability

A.

In¢lusionary requirement. Each residential development of 4 or greater units shall be
designed and constructed to provide at least fifteen percent {15%) of the fotal units as
inclusionary units restricted for occupancy by moderate, low or very low income
households. The number of inclusionary units required for a particular project will be
determined only once, at the tme of Tentative or Parcel Map approval, or, for
developments not processing a map, prior to issuarice of a Building Permit, If & change
in the subdivision design changes the total number of units, the number of inclusionary
units required will be recalculated to coincide with the final approved project.

1. Caloulation. For purposes of cafculating the number of affordable units required
by this Section, any additional units authorized as a density bonus in compliance
with Chapler 22,62 {Density Bonuses) will not be counted in determining the
required number of inclusionary units. However, if an applicant seeks to construct
affordable housing to qualify for a density bonus in accordance with the provisions
of Chapler 2262, those affordable dwelling units that qualify a residential
development for a density bonus are in addition to, and do not count toward
salisfying the inclusionary housing requirements of this Chapter. In determining
the number of whole inciusionary units required, any decimal fraction fess than 0.5
shall be rounded down to the nearest whole number, and any decimal fraction of
(.5 or more shalt be rounded up fo the nearest whole number.
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2, Affordablility Level Requirements. The affordability level requirements shall be as
follows:

a.

b.

Rental Projects: A rental project shall include fifty percent {(50%) of the
required number of inclusionary units for rent to households of Very Low
Income: and at monthly rents not to exceed one twelfth (1/12) of thirty {30)
percent of the maximum annual income for Very Low Income households and
fifty percent {(50%) of the required number of inclusionary units for rent to
househalds of Low Income at monthly rents not to exceed one twelfth {1/12)
of 30% of the maximum annua! income for Low Income households.

Ownership Projects: An ownership project shall include fifty percent {50%) of
the required number of inclusionary units for sale at a price afferdable to
Modarate Income households and fifty percent {50%) of the required number
of affordable units for sale at a price affordable to Low Income Households. In
order to qualify as an inclusionary unit, the average monthly housing payments
after factoring in a maximum ten percent down payments, including, interest,
principal, mortgage insurance, property taxes, homeowners insurance,
zssessments and homeowner association dues, if any, shall not exceed one
twelfth (1/12) of thirty five (35) percent of the maximum annual household
income for a Moderate Income household ar one twelfth (1712 of thirty percent
of the maximum annual household income for a Low Income Household,
adjusted for household size.

Land Subdivisions; Residential lots created from a subdivision map shall,
through conditions of approval, incorporate the requirements of this division.

B. Minimum requirements. The requirements of this Chapter are minimum and maximum
requirements, although nothing in this Chapter limits the ability of a person to waive their
rights or voluntarily undertake greater obligations than those imposed by this Chapter.

22.60.030 - Exemptions

The requirements of this Chapter do not apply to:

A

The reconstruction of a structure that has been destroyed by fire, flood, earthquake or
other act of nature, provided that reconstruction does not increase the number of
residential units; or

Housing canstructed by other governmental agencies;

A second unit:

Any project or area as exempted by the City Council from fime to time by resolution.




22,60,040 - Standards for Inclusionary Units

Each inclusionary unit built in compliance with this Chapter shall comply with the following
standards.

A, Location of inclusionary units. Except as otherwise provided in this Chapter,
inclusienary units shall be dispersed throughout a residential development.

B  Design. Inclusionary units shall be comparable in infrastructure (including sewer, water
and other utilities), construction guality and exterior design to the market-rate units.
Inclusionary units may be smaller in aggregate size and have different interior finishes
and features than market-rate units so long as the interior features are durable, of good
quality and consistent with contemporary standards for new housing. The number of
bedrooms shall be the same and in the same proportion as those in the market-raie
units, except that if the market-rate units provide more than four bedrooms, the
inclusianary units nead net provide more than four bedrooms.

C. Timing of construction. All inclusionary units shall be constructed and ocoupied
concurrently with or prior fo the construction and occupancy of marketrate units or
development. In phased developments, inclusionary units may be construsied and
occupied in proportion 1o the number of units in each phase of the residential
development, provided that the last inclusionary unit in the project shall be constructed
befare the last market rate unit.

D. Duration of affordability requirement, Inclusionary units produced in compliance with
this Chaptter shall be legally restricted to occupancy by households of the income levels
far which the units were designated, for the maximum time permitted by law or 45 years,
whichever is grealer, from the date of first occupancy for rental units, and for a minimum
of 45 years from the date of each sale of any affordable unit for owner occupied units.
(Additional affordability requirements may apply in compliance with State
Redevelopment Law (Health and Safety Code Section 33413(c) ).

22.60.050 - In-Lieu Fees

A residential development of twenty or fewer units may comply with the requirements of this
Chapter by paying an in-lieu fee as established by Council resolution, as it may be amended
fram time to time. The Council may annually review the fee and may, based on the review,
adjust the fee.

22.60.060 - Alternatives

A.  Developer proposal. A developer may propese an allemative means of compliance in
the Inclusionary Housing Plan as provided in Section 22.60.070.B as follows.

1,  Off-site construction. Units may be constructed off-site if the inclusionary units
will be located in an area where, based on the availability of affordable housing,
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the Council finds that the need for such units is greater than the need in the area
of the proposed development.

2. Land dedication. In lieu of building inclusionary units, & developer may choose to
dedicate land to the City suitable for the construction of inclusionary units that the
Council reasonably determines to be of equivalent or greater value than the land
and net construction costs which would be required by applying the inclusianary
abligation.

3. Combination. The Council may accept any combination of on-site construgction,
off-site construction, in-lieu fees and land dedication that at least equal the cost to
the developer of providing inclusionary units on-site {land and construction costs)
as would otherwise be required by this Chapter, The value of a proposed land
dedication shall be determined by an appraiser appointed by the City.

Discration. The Council may approve, conditionally approve, or reject any altermnative
praposed by a developer as part of an Affordable Housing Plan.  Any approval or
conditional approval shall be based a finding that the purposes of this Chapter would be
better served by implementation of the proposed altematives. In determining whether
the purposes of this Chapter would be better served under the proposed altemative, the
Council should consider:

1. Whether implementation of an altemative would overly concentrate inclusionary units
within any specific area and, if o, must reject the alternative unless the undesirable
concentration of inclusionary units is offset by other identified benefits that flow from
implementation of the alternative proposed, and

2. The extent to which other factors affect the feasihility of prompt construction of the
inclusionary units on the property, such as costs and delays, the need for an
appraisal, site design, zoning, infrastructure, clear title, grading and envircnmenta
reView.

22.60.070 - Compliance Proceduras

A

General. Approval of an inclusionary housing plan and implementation of a City
approved inclusionary housing agreement is a condition of any Tentative Map, Parcel
Map or Building Permit for any development for which this Chapter applies. This Section
does not apply to an exempt project, or to a project where the requirements of the
Chapter are satisfied by payment of a fee in compliance with Section 22.60.050 {In-Lieu
Fees).

Incluslonary Housing Plan. Mo application for a Tentative Map, Parcel Map, or
Building Permit to which this Chapter applies shall be deemed complete until an
Inclusionary Housing Plan is submitted with the application. At any time during the
review process, the City may require from the developer additional information
reasonably necessary to clarify and supplement the application or determine ihe




consistency of the proposed Inclusionary Housing Plan with the requirements of this
Chapter. The Inclusionary Housing Plan must include:

1

The location, structure (attached, semi-attached, or detached), whether for-sale or
rental, size of the proposed market-rate and inclusionary units, and the basis for
calculating the number of inclusionary units;

A floor or site plan showing the location of the inclusionary units;

The income levels to which each inclusionary unit will be made affordable in
compliance with this Chapter,

For phased development, a phasing plan that provides for the timely development
of the number of inclusionary units proportionate to each proposed phase of
development as required by Section 22.60.040.C (Standards for Inclusionary Units
- Timing of construction).

Any altemative means designated in Section 22.60.060.A {(Altematives -
Developer proposal) proposed for the development along with information
necessary to support the findings required by 22.60.060.B (Altematives -
Discretion) for approval of the altematives; and

Any other information reasonably requested by the City to assist with evaluation of
the plan in compliance with the standards of this Chapter,

Inclusionary Housing Agreement. The Inclusionary Housing Agreement shall use the
form provided by the City. The contents of the agreement may vary depending on the
manner in which the provisions of this Chapter are satisfied for a particular development.
Each Inclusionary Housing Agreement shall include, at minimum, the following:

1

Description of the development, including whether the inclusionary units will be
rented or owngr-ooclpied;

A restriction on the rental of "for sale" units;
The number, size and location of very low-, low- or moderate-income units,

Provisions and documents for resale restrictions, deeds of trust, and rights of first
refusal or rental restrictions;

Provisions for monitoring the ongoing affordability of the units, and the process for
qualifying prospective resident Households for income efigibility; and

Any additional obligations relevant o the compliance with this Chapter.




A,

A

Recording of agreement. Each Inclusionary Housing Agreement shall be recorded
against the development of which the units are a part, the owner-occupied inclusionary
units and residential projects containing rental inclusicnary units, as applicable.
Additional rental or resale restrictions, deeds of trust, rights of first refusal and/or other
documents acceptable to the City shall also be recorded against owner-occupied
inclusionary units. In cases where the requirements of this Chapter are satisfied through
the development of off-site units, the Inclusionary Housing Agreement shall
simultaneously be recorded against the property where the off-site units are to be
developer.

22.60.080 - Eligibility for Occupying Inclusionary Units

General eligibility. No household may ocoupy an inclusionary unit unless the City or its
desighee has approved the household's eligibility, or has failed to make a determination
of eligibility within the time or other limits provided by an Inclusionary Housing
Agresment or resale restiction. If the City or its designee maintains a list or identifies
eligible househalds, initial and subsequent cccupants will be selected first from the list of
identified households, to the maximum extent possible, in compliance with any rules
approved by the City.

Occupancy. A houschold who occupies a rental inclusionary unit or purchases an
inclusionary unit shall cecupy the unit as a principal residence.

22.60.090 - Owner-Occupied Units

Initial sales price. The initial sales price of the inclusionary unit must be set so that the
eligible housenhold will pay an affordable ownership cost.

Transfer. Renewed restrictions will be entered into on each change of ownership, with a
renewal term equal to the original term or 45 years, whichever is greater, upen transfer
of an owner-occupied inclusionary unit prior to the expiration of the initial affordability
period.

Resale. The maximum sales price permitted on resale of an inclusionary unit
designated for owner-occupancy shall be the lower of:

1.  Fair market value; or

2. The seller's lawful purchase price, increased by the rate of increase of area
median income during the seller's ownership.

To the extent authorized in any resale restrictions or operative Inclusionary Housing
Agreement, sellers may recover at time of sale the depreciated value of capital
improvements made by the seller and the seller's necessary and usual cosis of sale, and
may authorize an increase in the maximum allowable sales price to achieve such
recovery.
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Change in title. The following requirements apply in the event of a change in
gircumstance, including death, marriage, and divorce, that may occur prior to the
expiration of the required affordability peried.

1. Upon the death of one of the owners, title in the property may transfer to the
surviving joint tenant, tenant in common, of community property holder, without
respect to the income-eligibility of the household.

2. Upon the deaih of a sole owner or all owners, and inheritance of the inclusionary unit
by a non-income-eligible inheritee, there will be a one year compassion period
between the time when the estate is settied and the time when the property must be
soid to an income-efigible household. A non-eligible inheritee may request and the
Council may waive this requirement on the basis of hardships specified by the
Council. Alternatively, the Council may authorize their continued ownership with the
unit rented at an affordable rate to an eligible household.

22.60.100 - Rental Units

A.

Eligibility of tenants. The owner of rental inclusionary units shalt be responsible for
certifying the income of the tenant to the Director at the time of initial rental, and annually
thereafter. This shall be completed by viewing acceptable documentation, including
income tax statements or a W-2 for the previous calendar year, and submitting, on a
form approved by the City, a cerification that the tenant qualifies as an income eligible
household.

Selection of tenants. The owner of rental inclusionary units shall fill vacant units by
gither:

1. Selecting income-gligible households themselves as long as the owner complies
with the publication requirements in Subsection C.

2. Selecting income-gligible households from the City's eligible waiting list, if any.

Publication of Availability of Units. \Whenever an Inclusionary Unit becomes
available, the Owner shall publish notices of the availability of Inclusionary Units in
newspapers circulated widely in the city, including newspapers that reach minority
communities. The notice should briefly explain what inclusionary housing is, state the
applicable income requirements, indicate where applications are available, state when
the application period opens and closes, and provide a telephone number for guestions.
Applications may require the name, address, and telephone number of the applicant; the
number of persons to occupy the household; and any other information relevant to
determine whether the applicant is eligible to occupy an inclusionary unit. The owner
shall submit proof of publication to the Director.

Notification to City, Whenever an inclusionary unit becomes available, the owner shall
immediately notify the Director in writing,
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E. Subsequent rental to income-eligible tenant. The owner of rental inclusionary units
shall apply the same rental terms and conditions to tenants of inclusionary units as are
applied to ali other tenants, except as otherwise required to comply with this Chapter
{.e., rent levels, ccoupancy restrictions and income requirements) andfor govemment
subsidy programs. Discrimination based on subsidies received by the prospestive
tenant is prohibited.

F. Changes in tenant income. If after moving into an inclusionary unit the tenant's income
eventually exceeds the income limit for that unit, the tenant may remain in the unit (the
"original unit™) as long as hisfher income does not exceed 140 percent of the income limit
for the original unit. Once the tenant's income exceeds 140 percent of the income limit
fior the original unit, the following shall apply:

1. If the tenant's income does not exceed the income limits of other inclusionary
units in the residential development, the owner may, at the owner's option,
allow the tenant to remain in the original unit at the tenant's new applicable
affordable housing cost, as long as the next vacant unit is re-designated for
the same lower income category applicable to the ariginal unit. [f the owner
does not want to re-designate the next vacant unit, the tenant shall be given
one year's notice to vacate the unit. If during the year, an inclusionary unit
becomes available and the tenant meets the income eligibility for that unit, the
owner shall provide the tenant with the opportunity to submit an application for
that unit.

2. if there are no units designated for a higher income category within the
residential development that may be substituted for the original untt, the fenant
shall be given one year's notice to vacate the unit. If within that year, another
unit in the residential development is vacated, the owner may, at the owner's
option, allow the tenant ta remain in the original unit and raise the tenant's rent
to market rate and designate the newly vacated unit for the orginal unit at the
applicable affordable housing cost. The newly vacaled unit must be
comparable in size {i.e. number of bedrooms, bathrooms, square footage,
etc.) and location {i.e. same floor, same view, efc.) as the original unit.

22.60.110 - Adjustments, Waivers

The requirements of this Chapter may be adjusted or waived in extreme cases if the developer
demonstrates to the Council by the presentation of substantial evidence that applying the
requirements of this Chapter would take property in violafion of the U.S. or California
Constitutions.

A, Timing. To receive an adjustment or waiver, the developer must make a showing when
applying for a first approval for the residential development, andfor as part of any appeal
that the City provides as part of the process for the first approval.




Gonsiderations. In making a determination on an application to adjust or waive the
requirements of this Chapler, the Council may assume each of the following when
applicable:

1. That the developer is subject to the inclusionary housing requirement or in-lieu
fee,

2. The extent to which the developer will benefit from incentives;

3. That the developer will be obligated to provide the most economical
inclusionary units feasible in terms of construction, design, location and
tenure; and

4. That the developer is likely to obtain other housing subsidies where such
funds are reasonably available.

Decision and further appeal. The Council, upon legal advice provided by or at the
behest of the City Attorney, will determine whether to grant the request and issue a
written decision.

Modification of plan. If the Coungil, upon legal advice provided by or at the behest of
the City Atiorney, determines that the application of the provisions of this Chapier would
take property in viclation of the U.S. or Califomia Constitutions, the Inclusionary Housing
Plan shall be medified, adjusted or waived to reduce the obligations under this Chapler
fo the extent hecessary to avoid an unconstitutional result. If the Council determines no
violation of the U.S. or California Constituiions would occur through application of this
Chapter, the requirements of this Chapler remain applicable.

22.60.120 - Affordable Housing Trust Fund

A

Fund established. There is hereby estabiished a separate Affordable Housing Trust
Fund {"Fund"). This Fund shall receive all fees contributed under Sections 22.60.050
(In-Lieu Fees) and 22.60.060 {Alternatives), and may also receive monies from ather
SOUMCEs.

Purpose and limitatlons. Monies deposited in the Fund must be used to increase and
improve the supply of housing affordable to moderate-, low-, and very low-income
househalds in the City. Monies may also be used to cover reasonable administrative or
related expenses associated with the administration of this Section.

Administration. The fund shall be administered by the City Manager with the approval
of the Council. The City Manager may develop procedures to implement the purposes of
the Fund consistent with the reguirements of this Chapter and any adopted budget of the

City.

Expenditures. Fund monies shall be used in compliance with the Housing Element,
Redavelopment Plan, if any, or subsequent plan adopted by the Council to construct,




rehabilitate or subsidize affordable housing or assist other govemmental entities, private
organizations ¢ individuals fo do so. Permissible uses may include assistance fo
housing development comorations, equity participation loans, grants, down payment
assistance, pre-develapment loan funds, parficipation leases or other public-private
partnership arrangements. The Fund may be used for the benefit of both rental and
owner-accupied housing.

City Manager's annual report. The City Manager shall report to the Council and
Commission on the status of activities undertaken with the Fund. The report shall
include a statement of income, expenses, dishursements and other uses of the Fund.
The report should also state the number and type of inclusicnary units constructed or
assisted dunng that year and the amount of assistance. The report will evaluate the
efficiency of this Chapter in mitigating the City's shortage of affordable housing and
recommend any changes to this Chapter necessary to carry out its purposes, including
any adjustments to the number of units to be required.

22.60.130 - Enforcement

A,

Penalty for violation. |t shall be a misdemeanor to violate any provision of this Chapter.
Without limiting the generality of the foregeing, it shall also be a misdemeanor for any
person to sell or rent o another person an affordable unit under this Chapter at a price or
rent exceeding the maximum allowed under this Chapter or to sell or rent an affordable
unit to a household not qualified under this Chapter. It shall further be a misdemeancr
for any person to provide false or materfally incomplete information to the City or to a
seller or lessor of an inclusionary unit to obtain occupancy of housing for which he or she
fs not eligible,

Legal action. The City may institute any appropriate legal actions or procesdings
necessary to ensure compiiance with this Chapter, including:

1. Actions to revoke, deny or suspend any pemnit, including a Building Permit,
Certificate of Qceupancy, or discretionary approval;

2. Actions to recover from any violator of this Chapter civil fines, restitution to prevent
unjust enrichment from a viclation of this Chapter, andfer enforcement costs,
including atiormeys fees;

3. Eviction or foreclosure; and

4. Any other appropriate action for injunctive relief or damages. Failure of any official

or agency to fulfill the requirements of this Chapter shall not excuse any person,
owner, household ar other party from the requirements of this Chapter.
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CHAPTER 22.62 - DENSITY BONUSES
22.62.010 - Purpose

As required by Govemment Code Section 65915, this Chapter offers density benuses, and
incentives or concessions for the development of housing that is affordable to the types of
households and gualifying residents identified in Section 22.62.020. This Chapter is intended
to implement the regquirements of Government Code Section 65815, et seq., and the Housing
Element of the General Plan.

22.62.020 - Eligibility for Bonus, Incentives or Concessions

In order to be eligible for a density bonus and other incentives or concessions as provided by
this Chapter, a proposed housing development shall comply with the following requirements,
and salisfy all other applicable provisions of this Title, including, but not limited to the
provisions of Chapter 22 60, except as pravided by Section 22.62.030 (Types of Bonuses and
Other Incentives or Concessions Allowed).

A.  Resident requirements. The housing development shall be designed and constructed
0 that.

1. At least 10 percent of the total number of proposed units are for lower income
households, as defined in Health and Safety Code Section 50079.5; or

2. Atleast five percent of the total number of proposed units are for very low income
households, as defined in Health and Safety Code Section 50105; or

3. Atleast 10 percent of the fotal dwelfing units in a condominium project as defined
in Civil Code Section 1351{f}, orin a planned development as defined in Civil Code
Section 1351{k), for persons and families of moderate income, as defined in Health
and Safety Code Section 0093, or

4. The project is a senior citizen housing development as defined by Civil Code
Sections 51.3 and 51.12.

A density bonus granted in compliance with Section 22.62.030 shall not be included
when determining the number of housing units that is equal to the percentages required
above,

B. Minimum project size to qualify for density bonus. The density bonus provided by

this Chapter shali be available only to a housing development of five or mare dwelling
units.
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C.  Condominium conversion projects. A condominium conversion project for which a
density benus is requestad shall comply with the eligibility and other requirements in
Government Code Section 65815.5.

22.62.030 - Allowed Density Bonuses

The amount of a density bonus allowed in a housing development shall be determined by the
Council in compliance with this Section.

A.  Density bonus. A housing project that complies with the eligibility requirements in
Sections 22.62.020.A.1, A2 A3, or A4 shall be entitled to density bonuses as follows,
unless a lesser percentage is elected by the applicant.

1. General density bonus. The City shall grant at least a 20 percent increase in the
number of dwelling units nomally allowed by the applicable General Plan
designation and zoning, except that,

a. For each cne percent increase above 10 percent in the percentage of units
affordable to lower income households, the density bonus shall be increased
by 1.5 percent up to & maximum of 35 percent; and

b. For each cne percent increase above five percent in the percentage of units
affordable to very fow income househelds, the density benus shall be
increased by 2.5 percent, up to a maximum of 35 percent,

2. Bonus for condominium or planned development project. A density bonus for a
condominium project that complies with the eligibility requirements in Section
22.62.020.A.3 shall consist of at least & five percent increase in the number of
dwelling units normally allowed by the applicable General Plan designation and
zoning district, except that for each one percent increase above 10 percent of the
percentage of units affordable to moderate-income households, the density bonus
shall be increased by one percent up to a maximum of 35 percent.

3. Density bonus for land donatlon. When an applicant for a tentative map, parcel
map, or other residential development approval donates land to the City in
compliance with this Subsection, the applicant shall be entitied to a density bonus for
the entire development, as follows; provided that nothing in this Subsection shall be
construed to affect the authority of the City to require a developer to donate land as
a condition of develcpment.

a. Basic bonus. The applicant shall be entitled to a 15 percent increase above
the otherwise maximum allowable residential density under the applicable
Genera| Pian designation and zoning.

b. Additional bonus. For each one percent increase above the minimum 10

percent land donation described in Subsection A.3.c. (2}, the density bonus
shall be increased by one percent, up o @ maximum of 35 percent. This
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increase shall be in addition to any increase in density required by
Subsections A1 and A2, up to a maximum combined mandated density
increase of 35 percent if an applicant seeks both the increase required in
compliance with this Subsection A.3, and Subsections A.1, andfor A.2.

c. Eligibility for bonus. An applicant shall be eligible for the increased density
bonus provided by this Subsection if all of the following conditions are met.

(1) The applicant donates and transfers the land no later than the date of
approval of the final subdivision map, parcel map, or residential
development application.

{7} The developable acreage amd zoning classification of the land being
transfermed are sufficient to permit construction of units affordable to very
low income households in an amount not less than 10 percent of the
number of residential units of the proposed development.

(3) The transferred land is at least one acre, or of sufficient size to permit
development of at least 40 units, has the appropriate General Plan
designation, is appropriately zoned for developmen as affordable housing,
and is or will be served by adequate public facilities and infrastructure. The
land shall have appropriate zoning and development standards to make the
development of the affordable units feasible. No later than the date of
approval of the final subdivision map, parcel map, or of the residential
development, the transferred land shall have all of the permits and
approvals, other than building permits, necessary for the development of
the very low income housing units on the transferred land, except that the
proposed development shall be subject to subsequent design review fo the
extent authorized by Government Code Section 85583.2(1) if the design is
not reviewed by the City prior to the time of transfer.

(4) The transferred |and and the affordable units shall be subject to a deed
restriction ensuring continued affordability of the units consistent with
Section 22.62.060 {Continued Affordability), which shall be recorded on the
property at the time of dedication.

(5) The land is transferred to the City or to a housing developer approved by
the City. The City may require the applicant to identify and transfer the land
to the developer.

(6) The transferred land shall be within the boundary of the proposed
development or, if the City agrees, within one-quarter mile of the boundary
of the proposed development.

B.  Greater or lesser bonuses. The City may choose to grant a density bonus greater
than provided by this Section for a development that meets the requirements of this
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Section, of grant a praporticnately lower density bonus than required by this Section for
a development that does not comply with the requirements of this Section.

€. Density bonus calculations. The calculation of a density bonus in compliance with
this Subsection that results in fractional units shall be rounded up to the next whole
number, as required by State law. For the purpose of calculating a density bonus, the
residential units do not have to be based upen individual subdivision maps or parcels,

D.  Requirements for amendments or discretionary approval. The granting of a density
bonus shall not be interpreted, in and of itself, to require a General Plan amendment,
zoning change, or other discretionary approval.

22.62.040 - Allowed Incentives or Concessions

A.  Applicant request and City approval. An applicant may submit to the City a proposal
far the specific incentives or concessions listed in Subsection C. that the applicant
requests in compliance with this Section, and may request a meeting with the Director.
The Council shall grant an incentive or concession request that complies with this
Section unless the Council makes either of the following findings in writing, based upon
substantial evidence:

1. The incentive or concession is not required to provide for affordable housing costs,
as defined in Health and Safety Code Section 50052.5, or for rents for the targeted
units to be set as specified in Section 22.62.040 B {Rent cost requirements); or

2. The incentive or concession would have a specific adverse impact, as defined in
Govemment Code Section 65589.5(d)(2), upon public health and safety or the
physical environment, or on any real property listed in the California Register of
Historical Resources and for which there is no feasible method to satisfactorily
mitigate or avaid the specific adverse impact without rendering the development
unaffordable to low- and moderate-income households.

B.  Number of incentives. The applicant shall receive the following number of incentives
or CONCEssions.

1. One incentive or concession for a project that includes at least 10 percent of the
total units for lower income houssholds, at least five percent for very low income
househelds, or at least 10 percent for persons and families of moderate income in
a common interest development.

2. Two incentives or concessions for a project that includes at least 20 percent of the
total units for lower income households, at least 10 percent for very iow income
households, or at least 20 percent for persons and families of moderate income in
a common interest development.
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3. Three incentives or concessions for a project thal includes at least 30 percent of
the total units for lawer income households, at least 15 percent for very low income
households, or at least 30 percent for persons and families of moderate income in
a commaon interest development.

Type of incentives. For the purposes of this Chapter, concesstan or incentive means
any of the following:

1. A reduction in the site development standards of the City's zoning ordinance {e.g.,
site coverage limitations, setbacks, reduced parcel sizes, andfor parking
requirements (see also Section 22.62.050 (Parking Requirements in Density Bonus
Projects), or architectural design requirements that exceed the minimum building
standards approved by the California Building Standards Commission in compliance
with Health and Safety Code Section 18901 et seq,, that would otherwise be
required, that results in identifiable, financially sufficient, and actual cost reductions;

2. Approval of mixed-use zoning not otherwise allowed by this Title in conjunction with
the housing development, if non-residential land uses will reduce the cost of the
housing development, and the non-residential land uses are compatible with the
housing project and the existing or planned development in the area where the
project will be located;

3. Other regulatory incentives proposed by the developer or the City that will result in
identifighle, financially sufficient, and actual cost reductions.

Effect of incentive or concession. The granting of a concession or incentive shall not
he interpreted, in and of itself, to require a General Plan amendment, zening change, or
pther discretionary approval.

22 62.050 - Parking Requirements in Density Bonus Projects

A,

Applicability.  This Section applies to a development that meets the requirements of
Section 22.62.030 {Allowed Density Bonuses), but only at the request of the applicant.
An applicant may request additional parking incentives or concessions beyond those
pravided in this Section in compliance with Section 22.62.040 (Allowed Concessions
and Incentives),

Number of parking spaces required. At the request of the developer, the City will
require the following vehicular parking ratios for a project that complies with the
requirements of Section 22.62.030 {Allowed Density Bonuses), inclusive of handicapped
and guest parking.

1. Zero to one bedrooms: One onsite parking space.

2. Two to threg bedrooms: Two onsite parking spaces.
3. Fourand more bedrooms: Two and ane-half parking spaces.
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If the total number of parking spaces required for a development is other than a whale
number, the number shali be rounded up to the next whole number.

C. Location of parking. For purpeses of this Section, a development may provide on-site
parking through tandem parking or uncovered parking, but not through on-street parking.

22,62.060 - Bonus and Incentives for Housing with Child Care Facilities

A housing development that compiies with the resident and project size requirements of
Section 22.62.020.A., and B., and also includes as part of that development a child care
facility other than a large or small family day care home, that will be located on the site of,
as part of, or adjacent to the development, shall be subject to the following additional
bonus, ingentives, and requirements.

A, Additional bonus and incentives. The City shall grant a housing development that
includes a child care facility in compliance with this Section either of the following:

1

An additional density bonus that is an amount of floor area in square feet of
residential space that is equal to or greater than the floor area of the child care
facility; or

An additional incentive that contributes significantly to the economic feasibility of
the construction of the child care facility.

B. Requirements to qualify for additional bonus and incentives. The City shall require,
as a condition of approving the housing development, that:

1.

The child care facility shall remain in operation for a peried of time that is as long
as or longer than the period of time during which the density bonus units are
required to remain affordable in compliance with Section 22.62.040 {Continued
Availability of Affordable Units}; and

Of the children who attend the child care facility, the children of very low income
households, lower income households, or families of moderate income shall equal
a percentage that is equal to or greater than the percentage of dwelling units that
are required for very fow income households, lower income households, or families
of moderate income in compliance with Section 22.62.020.A.

The City shall not be required to provide a density bonus for a child care facility in compliance
with this Section if it finds, based upon substantial evidence, that the community has adequate
child care facilities.
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A.

22.62.070 - Continued Availability

Duration of affordability. The applicant shall agree to, and the City shall ensure the
continued availability of the units that qualified the housing development far & density
bonus and other incentives and concessions, as follows.

1. Lower, low, and moderate income units. The continued availability of lower, low,
and moderate income gualifying units shall be maintained for 30 years, or a longer
time if required by the construction or mortgage financing assistance program,
mortgage insurance program, of rental subsidy program.

Rent cost requirements. The rents charged for the housing units in the development
that qualify the project for a density bonus and other incentives and concessions, shall
net exceed the following amounts during the period of sontinued availability required by
this Sectian;

1. Lower income units. 30 percent of 60 percent of the area median income, for
units targeted for lower income households as defined in Health and Safety Code
Section 50079.5; and

2. Very low income units. 30 percent of 50 percent of the area median income, for
units targeted for very low income households, as defined in Heaith and Safety
Code Section 50105.

Occupancy and resale of moderate income condominium or PD units.  An
applicant shall agree to, and the City shall ensure that the initial cccupant of moderate-
income units that are directly related to the receipt of the density bonus in a common
interest development, are persons and families of moderate income, as defined in
Health and Safety Code Section 50093.

1. Upon resale, the seller of the unit shall retain the value of any improvements, the
down payment, and the seller's proportionate share of appreciation.

2. The City shall recapture its proportionate share of appreciation, which shall then be
used within three years for any of the purposes described in Health and Safety
Code Section 33334.2(e) that promote home ownership. For purposes of this
Section, the City's proportionate share of appreciation shall be equal to the
percentage by which the initial sale price to the moderate-income househcld was
less than the fair market valug of the home at the time of initial sale.

22.62.080 - Location and Type of Desighated Units

Location/dispersal of units. As reguired by the Council in compliance with Section
22.62.000 (Processing of Bonus Requests), units designated as affordable {designated
units) shall be reasonably dispersed throughout the project where feasible, shall contain
on average the same number of bedrooms as the non-designated units in the project,
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and shall be compatible with the design or use of remaining units in terms of
appearance, materials, and finished quality.

B. Phasing. If 2 project is to be phased, the density bonus units shall be phased in
the same proportion as the non-density bonus units, or phased in another sequence
acceptable to the City.

22.62.090 - Pracessing of Bonus Requests

A, Findings for approval. The approval of a density bonus shall require that the review
authority first make al of the following findings:

1. The residential development will be consistent with the General Plan, except as
provided by this Chapter for density bonuses, and other incentives and
CONCESSIONS,

2. The approved number of dwellings can be accommodated by existing and planned
infrastructure capacities;

3. Adequate evidence exists to indicate that the project will provide affordable
heusing in a manner consistent with the purpose and intent of this Chapter; and

3. There are sufficient provisions to guarantee that the units will remain affordable for
the required time period.

22.62,100 - Density Bonus Agreement

A.  Agreement required. An applicant requesting a density bonus shall agree ta enter into
a density bonus agreement (“agreement") with the City in the City's standard form of
agreement.

B. Agreement provisions.

1. Project information. The density bonus agreement shall include at least the
following information about the project:

a. The total number of units approved for the housing developmant, including the
number of designated dwelling units;

b. A description of the household income group fo be accommodated by the
housing develapment, and the standards and methodology for determining the
cormesponding affordable rent or affordable sales price and housing cost
consistent with HUD Guidelines;
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¢. The marketing plan for the affordable units;

d. The Ibcation, unit sizes (square feel) and number of bedrooms of the
designated dwelling units;

e. Tenure of the use restrictions for designated dweliing units of the time periods
required by Section 22.62.040 {Continued Availability);

f. A schedule for completion and occupancy of the designated dwelling units;
g. A description of the additional incentives being provided by the City,

h. A description of the remedies for breach of the density bonus agreement by the
owners, developers, andfor successors-in-interest of the project; and

i.  Other provisions o ensure successful implementation and compliance with this
Chapter.

2,  Minimum requirements. The density bonus agreement shall provide, at
minimum, that:

a. The developer shall give the City the continuing right-of-first-refusal to lease or
purchase any or all of fhe designated dwelling units at the designated
affordable price;

b. The deeds to the designated dwelling units shall contain a covenant stating
that the developer or successors-in-interest shall not assign, lease, rent, sell,
sublet, or otherwise transfer any interests for designated units without the
written approval of the City;

¢.  When providing the written approval, the City shall confirm that the price (rent
or sale) of the designated dwelling unit is consistent with the limits established
for moderate, low- and very low-income households, as applicable, as
published by HUD;

d. The City shall have the authorty to enter into other agreements with the
developer, or purchasers of the designated dwelling units, to ensure that the
required dwelling units are continucusly occupied by eligible households;

a. Applicable deed restrictions, in & form satisfactary to the City Attorney, shall
contain provisions for the enforcement of owner or developer compliance.
Any default or failure to comply may result in foreclosure, specific
performance, or withdrawal of the Certificate of Ccoupancy,

f. In any action taken to enforce compliance with deed restrictions, the City
Attomey shall, if compliance is ordered by a court of competent jurisdiction,
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g.

take all action that may be allowed by law to recover all of the City's costs of
action including legal services; and

Compliance with the agreement will be monitored and enforced according to
measures included in the agreement.

For-sale housing conditions. In the case of for-sale housing developments, the
density bonus agreement shall provide for the following conditions goveming the
initial sale and use of designated dwelling units during the applicable restriction
period:

d.

Designated dwelling units shall be owner-occupied by eligible househalds, or
by qualified residents in the ¢ase of senior housing; and

The initial purchaser of each designated dwelling unit shall execute an
instrument or agreemant appraved by the City which:

(1) Restricts the sale of the unit in compliance with this Chapter during the
applicable use restriction pericd;

()  Contains provisions as the City may require o ensure continued
compliance with this Chapter and State law; and

{3}  Shall be recorded against the parcel containing the designated
dwelling unit.

Rental housing conditions. In the case of a rental housing development, the
density bonus agreement shall provide for the following conditions governing the
use of designated dwelling units during the use restriction period;

&,

The rules and procedures for qualifying tenants, establishing affordable rent,
filing vacancies, and maintaining the designated dwelling units for qualified
tenants;

Provisians requiring owners to annually verify tenant incomes and maintain
books and records to demonstrate compliance with this Chapter;

Provisions requiting owners to submit an annual report to the City, which
includes the name, address, and income of each person occupying the
designated dwelling units, and which identifies the bedroom size and monthly
rent or cost of each unit; and

The applicable use restriction period shall comply with the time fmits for
cantinued availability in Section 22.62.040 (Continued Availability).

C.  Execution of agreement.
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1. Follwwing Council approval of the density bonus agreement, and execution of the
agreement by all parties, the City shall record the completed agreement on the
parcels designated for the construction of designated dwelfing units, at the County
Recorder's Office,

2. The approval and recordation shall take place at the same time as the final map or,
where a map is not being processed, before issuance of Building Permits for the
units.

3. The agreement shail be binding to all future owners, developers, andfor successors-
in-interest,

22.62.110 - Control of Resale

In order to maintain the availability of for-sale affordable housing units constructed in
compliance with this Chapter, the following resale conditions shall apply.

A

The price received by the seller of an affordable unit shall be limited to the purchase
price plus an increase hased on the increase in the median income since the date of
purchase, or the fair market value, whichever is less. Prior to offenng an affordable
housing unit for sale, the seller shall provide written nofice to the City of their intent to
sell. The notice shalt be provided by certified mail to the Director.

Home ownership affordable units constructed, offered for sale, or sold under the
requirements of this Section shall be offered to the City or its assignee for a period of at
least 90 days from the date of the notice of intent to sell is delivered to the City by the
first purchaser or subsequent purchasers, Home ownership affordable units shall be
sold and resold from the date of the original sale only to households as determined to be
eligible for affordable units by the City according to the requirements of this Section.
The seller shall not levy or charge any additional fees nor shall any "finders fee” or other
monetary consideration be allowed other than customary real estate commissions and
closing costs.

The owners of any affordable unit shall attach and iegally reference in the grant deed
conveying title of the affordable ownership unit a declaration of restrictions provided by
the City, stating the restrictions imposed in compliance with this Section. The grant
deed shall afford the grantor and the City the right to enforce the declaration of
restrictions.  The declaration of restrictions shall include all applicable resale controls,
occupancy restrictions, and prohibitions required by this Section.

The City shall monitor the resale of cwnership affordable units. The City or its designee
shall have a 90-day option o commence purchase of ownership affordable units after
the owner gives nofification of intent to sell. Any abuse in the resale provisions shali be
referred to the City for appropriate action.

22,62 120 - Judicial Relief, Waiver of Standards
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A, Judicial relief. The applicant may initiate judicial proceedings if the City refuses to
grant a requested density bonus, incentive, or concession.

B.  Waiver of standards preventing the use of bonuses, incentives, or concessions.

1. As required by Government Code Section 65915{e}, the City will not apply a
development standard that will have the effect of preciuding the construction of a
development meeting the criteria of Section 22.62.020 A at the densities or with the
concessions of incentives permitted by this Chapter.

2. An applicant may submit to the City a proposal for the waiver or reduction of
development and zening standards that would otherwise inhibit the utilization of a
density bonus on a specific site, including minimum lot size, side yard setbacks, and
placement of public works improvements.

3. The applicant shall show that the waiver or modification is necessary to make the
housing units economically feasible.

C.  City exemption. Notwithstanding the provisions of Subsecions A. and B., nothing in
this Section shall be interpreted to require the City o

1. Grant a density bonus, incentive, or concession, or waive or reduce development
standards, if the bonus, incentive, concession, waiver, or reduction, would have a
specific, adverse impact, as defined in Government Code Section 85589.5(d){2},
upon health, safety, or the physical envircnment, and for which there is no feasible
method to satisfactorily mitigate or avoid the specific adverse impact; or

2. Grant a density banus, incentive or concession, or waive of reduce development

standards, that would have an adverse impact on any real property that is listed in
the California Register of Historical Resources
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Project size table - showing how projects of different sizes would be impagted by proposed ordinance
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Housing Task Force Mailing List

FAPLANNHousing Eletnent:Housing Task
Force'Housing Task Force Mailing List. doc

Bill Wainwright
City Council {former)

Isidro Farias
Design Review Committee

Bielle Moore
Contra Costa Assoc. Realtors

Robert Glover
Planming Commission {former)

Janet Kennedy
City Council

AnaMarne Avila Farias
Planning Commission

(iail Rodens
Leagne of Woman Voters

Charlotte Bernard
Adwvigory Council on Aging

Michael Menesini
City Council

Frank Kluber
Planning Commission

Alison Lynch
Village Oaks HOA

Evelyn Stover
Non-Profit Housing Association

EXHIBIT C — List of HTF
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