
Measure P: Wildhorse Ranch Affordable Housing Plan

”Developer shall comply with the City’s Affordable Housing requirements as contained in Section 18.05 of the Municipal Code, as conditioned in the project’s Affordable Housing Plan. The project shall meet its requirements through construction of affordable rental housing under a Project Individualized Plan, or land dedication to the City. Requirements in the Affordable Housing Plan will transfer to any property owner in the case ofsale of the project by Parlin.”

Wildhorse Ranch shall provide a total of thirty-eight (38) units of ADA accessible housing to be affordable to very low and low income households on 1.92 acres. The units will include, at a minimum, 15 units provided for very low income households and 23 units provide for low income households, consistent with code requirements. If Parlin does not develop the affordable housing itself, then the alternative option will be utilized to fulfill the Wildhorse Ranch affordable housing requirement through a land dedication to the City. The vision for this Affordable Housing Plan is as follows:

1. Timing: Parlin is committed to construction of the affordable housing units with the first phase of homes within the Wildhorse Ranch community. This will require that Parlin complete the development review process for the affordable site concurrent with the overall Wildhorse Ranch project. Parlin will also pursue financing of the project through state and federal programs for the construction of affordable housing including tax credit financing. The City is looking for some level of certainty that use of the Project Individualized Plan (PIP) option for this project provides community benefit and meets the standards of the ordinance and that the affordable housing will be constructed on a timeline that aims to avoid potential community resistance to the project and provides assurance of when the units will be available for occupancy.

Parlin shall, with the application for the tentative map for the property, concurrently submit the final affordable housing plan for the project that includes description of the Affordable Housing Team (comprised of Parlin and a non-profit affordable housing partner builder) and a development review application for the affordable housing site, consistent with the required submittal for similar projects. Parlin’s application for the tentative map shall include all remaining land use approvals, including the final affordable housing plan and design review, for the affordable housing site and buildings. The Developer shall submit to the City, prior to or concurrently with its application for building permit(s) for the Affordable Housing Units, satisfactory evidence of financing for the construction of the affordable housing units required for the project. At a minimum this evidence shall include proof of an allocation of tax credits from state and or federal programs, and a letter of commitment from a lender providing any funding not otherwise provided through the tax credits. The Developer shall apply for building permits for the 38 affordable units by the tenth (10th) market rate building permit and commence construction by the thirtieth (30th) market rate building permit. In the

event that the Developer does not apply for a building permit by the tenth (1 0th) market rate permit, or start the construction by the thirtieth (30th) market rate building permit, then the City may elect to require the Developer to fulfill the affordable housing requirement through a land dedication to the City. In this case, the Developer shall dedicate the 1.92-acre site to the City and shall also assign to the City or its designee the rights to use the site’s corresponding plans for development of, at minimum, the thirty-eight (38) affordable housing units. In the circumstance that Parlin is unable to finance the project, or commence construction of the affordable housing units, or if final details of the PIP are unacceptable to the City, then Parlin will dedicate the 1.92-acre site and use of the site’s corresponding plans to the City of Davis for development of(at minimum) the thirty-eight (38) affordable housing units. With the dedication, Parlin shall include a payment of $5,000 to the City’s affordable housing program to pay for costs associated with maintenance of the property, including weed abatement. With said land dedication and payment, Parlin’s requirements to provide affordable housing shall be deemed to be satisfied.

Parlin shall cause the affordable housing site to be created as a separate legal parcel with the first final map for the property. Parlin shall also have the necessary contract agreement with its project architect and engineer for the affordable units that permits Parlin to provide the City, or its designee, use of the plans in the circumstance that Parlin does not develop the affordable housing site.

Parlin shall include the frontage improvements, including utility stubs of sufficient size to serve the property, on the first set of improvement plans prepared for the property. In the case that Parlin deeds the property to the City for development; the property shall be ready for construction, frontage roadways complete and utilities stubbed to the property, and free of any existing contracts, except for architectural and engineering contracts assignable to the city, encumbrances or unusual easements, subject to the review and approval of by the City Attorney.

Parlin shall construct the frontage improvements, including utility stubs, adjacent to the affordable housing site with the first phase of infrastructure constructed for the project, and shall complete the improvements concurrently with the other improvements being constructed with the first phase of the project.

Parlin or property owner (if sold) shall create a non-profit entity with a non-profit affordable housing partner builder (the “Partner Builder”, and collectively the “Affordable Housing Team”) with recent experience in the design, construction, financing and management of affordable housing to assist with the processing of the affordable housing site for eligibility for state and federal financing programs. Said agreement shall be entered into within sixty (60) days of the approval of the tentative map, but not until after the Affordable Housing

Team has been reviewed by the City as part of the final affordable housing plan submittal processing, and assuming that the proposed affordable housing plan and Affordable Housing Team is approved by the City. The City shall be provided with a copy of the formation document and operating agreement for the Affordable Housing Team within one week of its execution. Once it is approved by the City, the affordable housing parcel shall be deeded to the partnership or ownership entity in order to facilitate funding applications. If the affordable housing site is deeded to the City for development, the land dedication site and the plans shall then be awarded through the City’s standard Request for Proposals process.

The Affordable Housing Team shall use its best efforts to prepare a submittal for qualification for the next available round of state and/or federal financing following the approval of the tentative map in order to develop the affordable housing site.

Within twenty (20) days of the Affordable Housing Team submitting an application for the current round of state and/or federal funding, it shall provide the City with a proforma for the project that will identify the following; i) the anticipated total cost of the affordable housing project, ii) the sources of financing including state and/or federal funding request(s), iii) the anticipated rental revenue to be generated from the project, iv) estimated monthly expenses for management, utilities, insurance, vacancies, regular maintenance items and reserves for future and extra-ordinary maintenance, repair and replacement, and v) any additional sources or needs for funding to complete the project. The City shall review and comment on the adequacy of the proforma and make recommendations to modify the budget. The Affordable Housing Team, in its sole discretion, may modify the proforma based on the

recommendations from the City. In light of the fact that the affordable housing units are being developed under a Project Individualized Plan and that the City does not provide financial assistance to for-profit developers, the Affordable Housing Team agrees that it will not request any financial assistance from the City in order to complete this project. The Affordable Housing Team shall use its best efforts to qualify for the maximum state and federal funding for the affordable housing project.

2. City Participation/Funding: The City does not have the funding available to provide any subsidy for the construction of affordable housing in the project. Additionally, the City does not provide financial assistance for affordable housing to for-profit developers, which the proposed Affordable Housing Team would include with Parlin’s participation. Lastly, given the Project Individualized Plan (PIP) being processed, the City expects that financial assistance will not be requested as this is part of the criteria for the City’s support of a PIP. Parlin acknowledges the City’s current situation and policies and does not intend to seek funding from the City for the affordable housing project.

3. Long-Term Ownership: The City has an interest in the long-term ownership of the affordable housing site. This interest relates to the management and the financial sustainability of the site to provide long-term maintenance and repairs, as well as local accountability of the owner and a long-term commitment to the provision and maintenance of affordable housing. Parlin’s interest is in being involved during the start up and initial operations of the property to ensure compatibility architecturally and to ensure that the affordable housing is integrated into the community without impact to existing or future residents. Initially Parlin would expect to enter into an agreement with a non-profit builder of affordable housing. The City expects that this be an existing non-profit organization that Parlin will partner with and will not support the creation of a new organization. The objective of the new entity would be for the design, financing, construction and management of the affordable housing site. The entity would pursue traditional sources of funding for affordable housing projects, except for any city funding. The continued involvement of Parlin would provide for efficiencies that would come from its other construction activities on the site that could bring economies of scale thereby reducing some costs associated with the building of the affordable housing site. It is expected that the agreement between Parlin and the non​profit entity would provide for a phase out of Parlin’s involvement and ownership of the site over a period of time, likely related to the buyout timing of the tax credit investor.

4. Adequate Reserves and Maintenance: The city has expressed concerns that the affordable project may not set aside adequate reserves for maintenance or replacement of materials and equipment that have reached their useful life and that often the owners turn to the City as a source of funding to offset the shortfalls in these reserves. As noted above, the proposed language to be in the development agreement includes the provision that the Affordable Housing Team will provide a proforma budget to the City for review and comment. As part of this proforma budget an amount to be allocated to reserves for future repairs, replacement and maintenance will be included. In addition an estimated timeline for maintenance and replacement of significant items (painting, roofing, appliances, etc) will be provided by Parlin for review by city staff.

5. Accessibility in Affordable Housing: All 38 affordable units shall be ADA accessible. Final details will be provided with the submittal of the project’s final affordable housing plan, as part of the tentative map review process. ADA accessibility shall include but not be limited to, entrances, hallways, bedrooms, bathrooms and kitchens. To achieve ADA accessibility for all 38 units, the units may need to be in one building, to allow for elevators, and the design of the parking and view sheds may need to be modified. In addition, the design may require that the two market rate units are not included in the final plan.

Additionally, this Affordable Housing Plan shall comply with the following:

1. REQUIRED UNITS. A minimum of thirty-eight units shall be provided, including a minimum of 15 units affordable to very low income households and 23 units affordable to low income households at an affordable cost, as defined in Chapter 18.05.020 of the City of Davis Municipal Code. These affordable rental units shall either be provided by the developer or shall be provided for with a land dedication to the City of no less than 1.92-acres and provision of the use of any architectural and engineering plans for the parcel for use by the City, as further described in the Development Agreement.

2. AFFORDABILITY REQUIREMENTS. Required affordable units shall remain affordable in perpetuity. This requirement shall be established in a covenant recorded on the property, subject to review and approval by the Community Services Department prior to issuance of certificate of occupancy on the units.

3. AFFORDABLE HOUSING DISCLOSURE. Developer shall provide written notice to all purchasers of lots or homes within the subdivision of the location and zoning for the affordable housing. The disclosure shall explicitly note that the housing will be developed for very-low and low income residents or special needs residents, and that the housing will include two and three-story high buildings. Wording is subject to review and approval by the Community Development Department.

4.TIMING OF CONSTRUCTION. The Developer shall submit to the City, prior to or concurrently with its application for building permit(s) for the Affordable Housing Units, satisfactory evidence of financing for the construction of the affordable housing units required for the project. At a minimum this evidence shall include proof of an allocation of tax credits from state and or federal programs, and a letter of commitment from a lender providing any funding not otherwise provided through the tax credits. The Developer shall apply for building permits for the 38 affordable units by the tenth (1 0th) market rate building permit and commence construction by the thirtieth (30th) market rate building permit. In the event that the Developer does not apply for a building permit by the tenth (1 0th) market rate permit, or start the construction by the thirtieth (30th) market rate building permit, then the City may elect to require the Developer to fulfill the affordable housing requirement through a land dedication to the City. In this case, the Developer shall dedicate the 1.92-acre site to the City and shall also assign to the City or its designee the rights to use the site’s corresponding plans for development of, at minimum, the thirty-eight (38) affordable housing units. The land dedication site and the plans would then be awarded through the City’s standard Request for Proposals process. This land dedication site would be accepted on the basis of 20 dwelling units per acre. This timing can be summarized as follows:

	Action
	Deadline

	File application for building permits on the affordable rental housing units.
	No later than issuance of the tenth (10th) market rate building permit for homes in the Wildhorse Ranch community.

	Obtain building permits and start construction on the affordable rental housing units.
	No later than issuance of the thirtieth (30th) market rate building permit for homes in the Wildhorse Ranch community.

	If the City determines that the affordable housing site will not be developed by the project developer, the affordable housing site shall be deeded to the City of Davis.
	Prior to issuance of the thirty first (31th) market rate building permit for homes in the Wildhorse Ranch community.


The timing of construction, as stated in the table above, may be modified as part of the project individualized affordable program (PIP), or by the Social Services Commission upon submittal of reasonable evidence that support such a modification request.








