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I. RBCOMMBNDATIOI{

Staff recommends that the Planning Commission recommend that the City Council adopt the City of
carpinteria updated Affordable Housing Policies and Procedures 2010.

II. BACKGROUND

The City of Carpinteria is committed to address the City's affordable housing challenges. The
City's Housing Element, which was cefiif,red by the state in 2004,provides detailed information
about the City's affordable housing inventory and programs to assist a wide range of households
seeking affordable living anangements. In Carpinteria, as in many Califomia communities, the
demand for safe and affordable housing exceeds the City's supply of such units. The City has
adopted policies in its Housing Element to encourage the development of additional affordable
housing units. On June 14,2004 the City Council adopted two ordinances related to the Housing
Element requirements for affordable housing: Density Bonus Ordinance No. 601 and
Inclusionary Housing Requirement Ordinance No. 590. These ordinances outline the process and
procedures for providing affordable housing in residential development projects.

Both ordinances require the City to adopt Affordable Housing Policies and Procedures handbook,
which specifies the manner in which the City will carry out various procedures required in each
ordinance. The City adopted the current handbook in Septemb er 2004 and has used the policies and
procedures in the manual to implement its housing program over the past six years. With the current
update to the Housing Element pending, staff has prepared a corïesponding update to the Policies and
Procedures handbook. The handbook guides the day{o-day implementation of the affordable housing
ordinances. The draft updated Affordable Housing Policies and Procedures 2010 is attached to this
staff report as Exhibit A.
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III. DISCUSSION

The City of Carpinteria Affordable Housing Policies and Procedures handbook provides instructions
on how to implement the City's affordable housing programs. These guidelines assist City staff,
housing developers, potential purchasers and members of the public in general in understanding and
'carrying out the provisions of the Inclusionary Housing and Density Bonus Ordinances. The pãli.i.,
and procedures are implemented by the City's Community Development Department staff with
assistance from the City of Santa Barbara Housing Programs staff through an interagency contract for
services.

The Affordable Housing Policies and Procedures address the following topics:

o Affordable Housing Permit Process
. Target Income and Housing Costs
o Affordable Rental Units
o Affordable Ownership Units
o Resale Price Calculations
o Setting Maximum Sale Prices and Rents
o ContinuingAffordabilityAssurance
o Calculation of In-Lieu Fees
o Affordable Housing Trust Fund

A brief discussion of each of the main components of the handbook is provided below.

Affordable Housing Permit Process - A description of the development review process is included in
the document to provide prospective applicants a guide to how the permit process is managed.
Information is provided about the entire scope of the approval process, from pre-application and
application submittal, to public hearing, permitting, and subdivision map recording procedures, and
finally to occupancy and close of escrow.

Affordable Rental Units - The handbook provides for a specific process when an affordable rental
unit is available for occupancy. The property owner/manager must contact the City prior to initiating
a rental contract with a potential tenant. The City will then calculate the maximum rental rate for the
affordable unit, using the formula established in the handbook. The property owner/manager must
advertise the unit for a minimum of 30 days and must conduct pre-screening for income, household
size and any other standard information required for potential tenants. City staff determines whether
the potential tenant meets the income limits and household size for the rental unit. The property
owner/manger may then rent the unit to a City-approved tenant. Procedures for maintaining
affordability of the units and annual monitoring to demonstrate ongoing compliance are also provided
in the Handbook, as are procedures for addressing property transfers and foreclosure.

Affordable Ownership Units - The Affordable Housing Policies and Procedures provide a specific
process for the initial offering of for-sale units. When affordable ownership units are constructed and
ready to be sold, the developer must provide a 60-day time period for households to apply and be pre-
qualihed to purchase a unit. The developer must advertise this application opportunity and the 60-
day time period in a local newspaper during the application period. All potential purchasers must
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complete a pre-screening application and provide a copy of a pre-qualification letter from a lender to
the City.

During the application process, "preference points" for competing in the lottery are available to
households that meet any of the following criteria:

Currently live in the City of Carpinteria one point
Cunently employed within the City of Carpinteria one point
Critical Work Force Employmentx one point

xAt least one member of the household is employed in the following areas: fire fighting, law
enforcement, public agency/governmental services, public or private school teachei,
nursing/health technician, emergency medical technician.

One prefelence point is given per household for each relevant criterion and the results are used to pre-
rank households prior to the lottery. The lottery establishes the order in which prospective buyers
will be offered a purchase opportunity for the affordable units. There are threeìiers to the lottlry
based on preference points:

2 or more points: Drawn First
1 point: Drawn Second
0 points: Drawn Third

Each household is assigned a number in the order that the household is drawn during the lottery
process. The City will then fully qualif'the household(s) from the ordered list. The developer is
then responsible to close the transaction. If the f,rrst qualified buyer is unable to complete the
purchase transaction, the developer shall offer the unit to the next qualified buyer selècted through the
lottery process. This process shall continue until all units are sold.

Resale of Affordable Ownership Units - A lottery is not required when an affordable inclusionary
unit is available for resale however the owner must contact the City prior to initiating the sale p.á..rr.
The City will calculate the maximum sale price, considering any owner improvements. The Cìty
must approve any potential purchase and the buyer's household income must fall within the specified
income category. The seller is then responsible to close the transaction with the City-app.orr"d buyer.

Continuing Affordabilit)¡ Assurance - The units must remain affordable for at least 30 years from the
date of initial purchase. If units are sold before 30 years have elapsed, a new 3g-year period of price
and occupancy restriction begins, and will continue until an owner retains the home for 30 y.u^ o. u
total of 90 years elapses. Every owner of an inclusionary ownership unit or an affordable density
bonus rental project must file a compliance report with the City each year and upon each changeof
ownership. Language setting forth these requirements is included in the affordability control
covenant recorded against the property.

In-Lieu Fees - Pursuant to Inclusionary Housing Ordinance No. 590, if the City determines that the
production of onsite inclusionary units is infeasible, a fee will be charged for every required
inclusionary unit that is not provided onsite. The amount of the in-lieu fee is set by resolution of the
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City Council pursuant to an adopted methodology. The Council adopted an updated in-lieu fee in
May 2010. The fee is currently $153,300 for a condominium unit and $290,100 for a single family
dwelling.

Affordable Housing Trust Fund - Inclusionary Housing Ordinance No. 590 authorized the City to
establish the Affordable Housing Trust Fund. The in-lieu fees collected under the Inclusionary
Housing Ordinance are deposited into the Affordable Housing Trust Fund. The fund is used for the
provision of affordable housing in the City and for reasonable costs associated with the development,
maintenance and oversight of such housing. The fund also includes revenue generated by payment of
fees pursuant to conditions of approval of certain residential development projects. The fund
currently has a balance of approximately $230,000.

IV. PnoposnD UpDATES

Two lotteries to select purchasers for affordable units have been conducted since the Affordable
Housing Policies and Procedures were adopted in2004. In 2008 a combined lottery for the Lavender
Court and Sparrows Landing projects was conducted; in 200g,the lottery for Mission Terrace Estates
was held. In both cases, unforeseen issues arose that were not clearly articulated in the Policies and
Procedures. Based on those experiences and the lessons learned, the following updates are proposed.

1. Lottery Preference Points

The current Policies and Procedures sets forth a process to award preference points for individuals
who either live or work in Carpinteria, or for individuals who are employed in "critical workforce,,
jobs, which was defined above . However, there is no more detail presented in the handbook and
questions have arisen as to what qualifies an individual as one who lives or works in Carpinteria.

Staff believes that clarification is needed in the issue area of awarding a preference point for
individuals who curently work in the City of Carpinteria. For example, does a person who is
employed part-time in Carpinteria earn a preference point for working here? Does part-time mean
any ftacfion of a full-time equivalent (FTEX Does an indìvidual who works as a gift wrapper at a
local retail store for three weeks during the christmas season qualif,z as being employed in the city of
Carpinteria? Is there a minimum period of time that aperson must have been working in Carpinteria
prior to the lottery application period in order to qualify for a preference point under this category?
These and other questions arose during the process of the two lotteries that were held in."..nì years.
The handbook as currently drafted does not clearly delineate what activities should qualif, for a local
worker preference point.

Resolving these questions, staff believes, requires reference to the City's Housing Element policies
and General Plan goals. Afterall, the preference points program was designed to allow the City to
implement certain goals and objectives of its General Plan and Housing Element. In updating the
handbook, the Commission and Council should consider whether and to what extent the pohõies
behind the preference points are advanced when it decides where to draw the line in awarding
preference points.
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One policy reason for awarding preference points to local workers was to advance the General plan,s
policies that encourage a live/work balance and promote the reduction of vehicle trips. For example,
the Circulation Element includes policies designed to minimize traffic and encourage altemative
transportation in the City. Given the relatively small size, availability of transit service, mild climate
and generally flat tenain of the City, walking, bicycling or using MTD services are legitimate modes
of local transpofiation. Awarding preference points for eligibility to purchase an affoidable housing
unit to individuals who work in Carpinteria allows people the opportunity to live close to where they
work. In this way, the City is providing opportunities that support the use of alternative
transportation and reducing vehicle miles traveled. This, in turn, is consistent with the City,s
sustainability efforts to lower greenhouse gas emissions as required under AB 32 (Global Warming
Solutions Act) and SB 375 (Sustainable Communities Strategies). To advance a live/work balancJ,
promote alternative transportation policy and support sustainability efforts, it is important to ensllre
that the handbook is drafted such that those individuals who are awarded a preference point for
working in Carpinteria meet the City's intent of achieving a reduction in vehicle miles traveled.

To accomplish the goals and objectives of the General Plan and Housing Element, staff suggests that
the Policies and Procedures handbook be amended to explicitly state minimum employmeni
requirements as follows.

' "Employed" shall be defined as any person employed by an employer or engaged as an
independent contractor for a minimum of twenty (20) hours per week and has been so
employed continuously (a) for the past six (6) months or (b) for the duration of the most
recent prior season if seasonally employed.

These minimum thresholds will capture those working individuals who spend half or more of their
working hours in the City and have done so on a continuing basis as those individuals are the most
likely to be able to experience a live/work balance that will lend itself to a reduction in traffic trips.
This defìnition was used in the Mission Tenace Estates affordable housing lottery pursuant to the
Development Agreement approved for that project. They were effective in clearly def,rning which
households would be eligible for preference points and were used in all informational documents
regarding the lottery plocess so that all applicants were aware of the requirements prior to the lottery
occurring.

Similarly, staff believes that clarification is needed in the issue area of awarding a preference point
for individuals who currently live in the City of Carpinteria. For example, does an individual have to
have lived in Carpinteria for a certain minimum period of time before applying for the lottery to be
awarded a point? Does an individual have to spend a certain number of days or nights per week at
that residence to qualifz? How is this verihed? These and other questions arose during the process
of the two lotteries that were held in recent years. The handbook currently provides no direction on
these matters.

One policy reason for awarding preference points to households who already reside within
Carpinteria is that by making a permanent residence in our community those individuals have likely
contributed to our local economy, participated in the local school system, and developed personal ánd
professional relationships with the community. Providing local households with the àpportunity to
continue to affordably reside in the community they have bonded with advances the City,t
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overarching General Plan policy of promoting the City's small beach town character. Households
with such ties to the City are also more iikely to be long term residents, which in turn, reduces the
City's administrative costs of operating the affordable housing program because it is less likely that
the unit will be sold or reoccupied. To advance the small beach town policies, it is important to
ensure that the handbook is drafted such that those individuals who are awarded a preference point for
living in Carpinteria meet the City's intent of advancing the interests of those who have contributed to
and bonded with our community.

To address this criterion, staff proposes that the wording of the preference point be changed to refer to
members of the household who are "domiciled" in Carpinteria and that the term be defined as
follows:

o "Domiciled" refers to a principle place of residence, meaning that place where a person has
his or her true, fixed and permanent home and to which that individual has the intention of
retuming to, whenever absent.

Staff is not recommending that the domicile occur for any parlicular length of time out of respect for
the freedom of travel. Nevertheless, staff believes that by requiring a member of the household to
have made Carpinteria his or her permanent home, this will capture households that have contributed
to and bonded with Carpinteria in other ways that advance the small town charm of the community.

Staff recommends that the definitions above be incorporated into the updated Policies and procedures
2010 and that the following wording is used in describing the criteria for earning preference points.

At least one member is currently domiciled in the City of Carpinteria one point
At least one member is currently employed in the City of Carpinteria one point
At least one member is currently employed in a critical work force job* one point

*Critical work force jobs include fire fighting, law enforcement, public agency/govemmental
services, public or private school teacher, nursing/health technician, emergency medical
technician.

2. Residential Property

The Policies and Procedures indicate that an individual cannot participate in the lottery ptocess if s/he
owns other residential property. The term "residential property" is not defined in the handbook. The
plain meaning definition of residential property is a property interest in land that is zoned,for or
improved with residential development. However, questions about the scope of that term arose
during the processing of the lottery. For example, is ownership of a mobile home considered
residential real property such that an individual who owns a coach and lives in a local mobile home
park ineligible, even though s/he rents the land space upon which the coach is located?

The City of Santa Barbara's affordable housing policies and procedures clearly indicate that a mobile
home is considered residential property and therefore, an individual who owns a mobile home would
not be allowed to participate in an affordable housing lottery, regardless of whether that individual
owns the underlying land. Implementing the affordable housing program in this malìner advances the
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goal of making the opportunities to occupy affordable housing available to those households whose
members do not currently have an ownership interest in a dwelling unit. Staff s recommendation is
that we adopt this same provision into our Policies and Procedures handbook to clarify that mobile
home ownership disqualifies an individual from participation. Doing so could be accomplished by
dehning residential real properly as follows:

o "Ownership of residential property" refers to an ownership interest in land that is zoned for or
improved with residential development and/or an ownership interest in a mobile home,
whether or not such mobile home is permanently aff,rxed to land or such land is owned by the
mobile home owner.

This is consistent with the way the matter was addressed in the past two lotteries and would provide
consistency between the City of Santa Barbara's regulations and the City of Carpinteria's regulations.

3. Minimum Income

In addition to setting a maximum income level to quali$ for affordable housing, our 2004 Policies
and Procedures handbook also sets a minimum income level for applicants. The policy behind setting
a minimum household income is to ensure that the household has sufhcient income to make the
monthly payments associated with the affordable housing. However, a household may have
accumulated enough savings to put toward a down payment in order to make the monthly payment
equal to or less than30%o of their income, even if their current income does not meet the minimum
level. Should that household be able to participate in the lottery? This issue can also arise in the
event that a prospective purchaser receives a gift that is used toward the down payment, resulting in a
lower monthly payment that again does not exceed 30o/o of thathousehold's income, even thougL the
household earnings are less than the minimum set for that particular income range. This issue ãrose
in one ofour recent lotteries, but is not directly addressed by the handbook.

To address this issue, staff recommends that we eliminate the minimum income limit and simply
provide an upper limit on maximum income. This would eliminate the problem that arose in the prior
lotteries as described above. Of course, if the income is so much lower than the target range, the
household will not be able to quali$, as the program rules do not allow more than a 40o/o down
payment and do not allow a household to pay more than 30% of its income toward housing costs.
Keeping these two parameters in place but eliminating the minimum income standard will ensure that
purchasers are able to afford an affordable unit and are appropriately qualif,red financially.

4. Household Size

The current regulations do not require that a certain minimum household size occupy a certain unit
size. For example, the City of Santa Barbara and the County of Santa Barbara regulations both
require that athree-bedroom affordable unit be occupied by a household of a least three people. Our
current regulations allow the Community Development Director to exercise discretion in making a
determination about how many members ought to be in a household depending on the number of
bedrooms. This question affects both instances of too few people in a dwelling and too many people
in a dwelling. That is to say, should a one person household be allowed to purchase a three-bedroòm
unit or should multi-bedroom units be reserved for multi-person households?
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Legally, the City cannot enforce maximum occupancy standards beyond what is set forth in the
Uniform Housing Code: two persons for the f,rrst 75 square feet of living space and one person for
every 50 square feet thereafter. However, the City can set minimum occupancy standards to ensure
that multi-bedroom units are occupied by multi-person households to fufiher the goal of providing the
maximum benefit of affordable housing to the community. To implement this standard, staff
proposes that the Policies and Procedures include a provision that requires that a household of at least
three persons must occupy an affordable unit of three or more bedrooms. The handbook would
clarify that exceptions to this standard can be made by the Community Development Director if a
smaller household can prove the need for a multi-bedroom unit or if there are no three-person or more
households available to purchase a three- or more bedroom unit.

5. Inclusionary Units Development Standards

For all residential subdivisions of five or more units, at least l2%;o of the total units must be
constructed and offered for sale as inclusionary units restricted for owner-occupancy by above-
moderate income households. For rental projects developed pursuant to the State and City
regulations for Bonus Density, a cefiain percentage of the units must be affordable. Prices for the
ownership units at'e required to be affordable to households earning a target income of l21o/o of Area
Median Income (AMD. The rental income rates may be in the very-low, low or moderate income
categories, depending on the density bonus request. However, the City's standards do not currently
address many important physical aspects of the affordable units. Staff recommends the following
standards be adopted into the updated Policies and Procedures 2010 (see page seven of Exhibit A).

o Inclusionary units shall be dispersed evenly throughout the development;

' Inclusionary units shall be comparable to the market rate units in construction quality and
exterior design;

o The average number of bedrooms and bathrooms in the inclusionary units must at least equal
that of the market rate units to normalize the comparative sizes of the market rate and
inclusionary units;

. Two-bedroom affordable units shall have at least one and one-half bathrooms;
o Three- or more bedroom units shall have at least two bathrooms (unless the market rate units

provide fewer than two bathrooms in which case the affordable unit(s) may provide an
equivalent number of bathrooms as the market rate units); and

o All inclusionary units must be constructed, completed and occupied prior to or concurrent
with the market rate units.

These types of development standards will ensure that the affordable units are comparable to the
market rate units and that the units are physically compatible and not necessarily discernable as
affordable.

6. Affordable Housing Trust Fund

The current version of the Affordable Housing Policies and Procedures handbook discusses the
Affordable Housing Trust Fund and indicates that the Fund can be used only for above-moderate
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income housing (in addition to activities that support this intent such as administrative costs) and
only for loans. However, there are many other opportunities where the Fund money could be
used for housing that is affordable to households of other income levels such as very-low, low or
moderate. There also may be instances where the City would prefer to provide a grantof funds
rather than a loan. Staff proposes to remove the limitation on use of the Fund so that money is
available to support affordable housing for all income categories identihed in the Housing
Element and can be given as a grant or a loan at the Council's discretion on a case by case basis.

V. ANALYSIS

Staff has reviewed the project in terms of its compliance with Chapters 14.75,Inclusionary
Housing Requirement and 14.77 , Density Bonus, the development standards of Chapter 14,
Zoning, of the Carpinteria Municipal Code, and with the policies and objectives of the General
PlarVCoastal Land Use Plan.

Zoning Code Requirements

The Inclusionary Housing Requirement chapter of the ZoningCode sets forth standards for
affordable housing units that are required to be constructed along with market rate units for
subdivisions of five or more housing units. The Affordable Housing Policies and procedures
implement these requirements by providing specific guidance on how the inclusionary affordable
housing program is to be managed. The Policies and Procedures provide details on the lottery
process, income amounts, maximum sale prices and many more specifics that relate to the
general program as established in the Zoning Code.

The Density Bonus chapter of the Zoning Code implements state law at the local level. These
provisions provide incentives for the production of certain types of affordable housing and
facilitate development of affordable housing by implementing the goals, objectives and policies
of the City's Housing Element as discussed below. In general, this chapter allows an increased
density beyond the otherwise maximum density allowed under the zoning and land use
designations applied to a specific property when a certain percentage of the units are affordable
to households of very-low, low or moderate income levels. In exchange for providing the
affordable units, a developer may receive concessions and incentives that help to offset the costs
of the development.

The Policies and Procedures do not amend any aspect of these ordinance requirements and are
consistent with the Zoning Code because the policies and procedures allow for the effective
implementation of the inclusionary housing and density bonus ordinances.

General Plan/Coastal Plan

The Affordable Housing Policies and Procedures must be consistent with the General
Plan/Coastal Plan. In particular, the Land Use Element and Housing Element contain applicable
policies that address affordable housing.
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Land Use Element

Objective LU-6: Creale flexible land use and zoning standards for general commercial and
industrial parcels that allow opportunities for residential use to expand, as determined
appropriate by the city, in response to changing needs relative to the jobs/housing balance
locally and in the region, and as incentive toward the development of affordable housing.

The City has previously adopted zoning changes, such as the Residential Overlay District, and
modified zoning regulations, e.g., allowing residential only as a permitted use in commercial and
industrial research park zone districts, in support of the development of residential opportunities
and as incentive to the development of affordable housing. Allowing residential uses throughout
the City provides the opportunity to locate housing close to employment centers and can also lead
to more affordable housing types based on location or amenities. The Policies and Procedures
provide guidelines for the implementation of zoning regulations that allow for devleopment of
affordable housing consistent with this objective of the Land Use Element. For example, for the
reasons stated above, by awarding a preference point to households that have at least one member
who works in Carpinteria those houlseholds have priority in the lottery draw which advances the
objective of this policy to promote jobs/housing balance.

Housìng Element Goals and Policies

1) Attain a housing supply that meets
2) Attain a housing supply that meets

households.
3) Attain a housing supply that meets

a variety of housing needs.
the needs of low and moderate income

the needs of special population groups.

Program Category 2: Assist in the Development of Low- and Moderate-Income Housing
Implement "set-aside" policies for crilicql workforce occupations. New housing developed
through the Inclusionary Housing Ordinance, current andfuture Development Agreements, and
other appropriate Housing Element programs should set-aside a percentage of the units for
households employed in critical workforce occupations. Examples of critical workforce
occupations are police fficers, firefighters, nuyses, teachers and local government.

Program Category 3A: Conserve the Existing Affordable Housing Stock - Long-Term
Housing Affordabilify
Establish resale controls and rent and income restrictions to ensure that affordable housing
provided throughfinancial contributions and incentives and as a condition of development
approval remains affirdable over time to the income groupfor which it is intended.

Implement long-term or in perpetuity agreements and/or deed restrictions with developers to
govern the affirdability of such units. This assurance shall be provided through recorded
agreements and monitoring their continued affordability, or other equally ffictive means.

All of these goals and objectives are carried out in the Affordable Housing Policies and
Procedures. Specifically, the lottery process for the purchase of inclusionary affordable units
includes the opporlunity for households that contain at least one member who is employed in a
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critical workforce occupation to gain a preference point, thereby giving them priority in the
lottery draw. Also, the Policies and Procedures address the requirements for long-term
affordability assurance through the recordation of documents that ensure units will remain
available to low and moderate income households over time. This policy is further supported by
the City's long-term monitoring program which requires that owners and occupants submit
annual repofts to ensure that affordability conditions are being met throughout the whole of the
affordability term. Therefore, it is clear that the Affordable Housing Policies and Proceduïes are
consistent with the General Plan/Coastal Plan and contain guidelines that implement the goals,
objectives and policies of the General Plan as specifically set forth in the Land Use Element and
Housing Element.

VII. ENVIROI{MENT

Adoption of the updatêd Affordable Housing Policies and Procedures is exempt from CEQA pursuant
to State CEQA Guidelines $15061 because this activity is a general administrative lpolicy document
and therefore is not a project as defined by $15378. The adopfion ofthe handbook establishes
administrative procedures for calculating rental and for-sale affordable housing unit prices and
qualiffing households for affordable units. Such requirements were established when Ordinances 590
and 601 were adopted. Updating the handbook does not result in any changes in land use or density
over that which would be allowed under existing zoning and general plan designations. The Notice of
Exemption is attached as Exhibit B.

VIII. ACTION OPTIONS

1. Recommend that the City Council adopt the updated City of Carpinteria Affordable Housing
Policies and Procedures 2010. (staffls recommendation)

2. Direct staff to prepare revisions and present the amended document to the City Council for
adoption.

Direct staff to make revisions and return to the next Commission meeting.

Recommend that the Council not adopt any changes to the Affordable Housing Policies and
Procedures and leave the document as currentlv written.

IX. ATTACHMENTS

J.

4.

Exhibit A Draft Affordable Housing Policies and
Exhibit B CEQA $15061 Notice of Exemption

I
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l. Introduction

This handbook describes the City's procedures in carrying out the provisions of its
Density Bonus and lnclusionary Housing Ordinances. The Affordable Housing Policies
and Procedures were originally adopted by the City Council on September 13, 2004.
This document updates that original document and was adopted on DATE, 2010
pursuant to City Council Resolution No. 5### (attached as Appendix 1).

These policies and procedures are implemented by the City in furtherance of the City's
stated goal of encouraging the development of housing that is affordable to a wide
range of targeted households. This handbook sets forth the formulas for establishing
maximum rents and sale prices, for determining affordability requirements for projects
receiving density bonuses and for qualifying rental or ownership households for
participation in the City's affordable housing program. lnformation is also provided on
the in-lieu housing fee and the City's Affordable Housing Trust Fund,

Detailed information about the City's affordable housing program and an inventory of
affordable housing units is contained in the Housing Element of the General Plan. The
City Council has made a commitment to address the City's affordable housing
challenges by implementing the policies and strategies of the Housing Element to
achieve its goals and objectives.

To carry out two important Housing Element programs, the City Council adopted two
ordinances that became effective in July 2004.

The Density Bonus Ordinance (Ordinance No. 601) establishes provisions for
affordable housing pursuant to State law. The ordinance targets very-low, low and
moderate income as well as senior households. A density increase of up to 25% is
allowed for residential projects of five or more units that provide a percentage of
affordable housing. Developers may request one incentive to assist in maintaining .

affordability for the project.

lnclusionary Housing Requirement Ordinance (Ordinance No. 590) requires all
residential ownership projects of five or more units to provide onsite affordable housing
for above-moderate income households. The inclusionary housing requirementis 12o/o

of the total number of net new market rate units with sale prices set for households
earning 121% of median income. Developers are allowed to request one incentive to
assist in maintaining affordability for the project. The City Council also adopted an in-
lieu housing fee associated with the lnclusionary Housing Requirement Ordinance. This
fee may be paid only when a finding is made that providing onsite inclusionary housing
is infeasible. The methodology for calculating in-lieu fees for single family units and
condominium units was adopted as part of the lnclusionary Housing Ordinance. The
ordinance specifies that the City Council will adopt the amount of the in-lieu fee by
resolution and that the Gouncil may review and adjust the amount of the in-lieu fee
annually.



The policies and procedures set forth in this handbook are consistent with the General
Plan/Coastal Plan and the Zoning Code, including Chapters 14.75 and 14.77
(Ordinances 590 and 601 respectively) of the Carpinteria Municipal Code which
establish regulations relating to lnclusionary Housing and Density Bonus requirements
that implement policies of the City's General Plan/Coastal Plan. Fufther, these policies
and procedures shall not be construed ín any way to modify zoning regulations and the
application of these guidelines on a case-by-case basis is consistent with both zoning
and General Plan/Coastal Plan policies



ll. Affordability Defined

Affordable Housing. The term "affordable housing" has a specific meaning to the City
of Carpinteria. A guiding principle of the City's affordability requirements is that
households should not be required to pay more than 30% of their gross monthly income
on rent and utilities, or 30% on house payments, homeowners' association dues and
insurance, Affordable housing units must remain affordable for the term of the
affordability controls.

lncome Gategories and Area Median lncome. The U. S. Department of Housing and
Urban Development (HUD) determines the Area Median lncome (AMl) annually. The
applicable local area is Santa Barbara County (HUD does not provide a median income
specifically for the City of Carpinteria). When used in this handbook, AMI refers to the
HUD Area Median lncome for Santa Barbara County. The AMI as of \ltay 2010 was
$71,400 per year for a four-person household.

The City uses this figure as a basis for calculating the maximum sale prices and rental
rates under the City's affordable housing program. The City's affordability requirements
refer to the following income categories, which are based on various percentages of the
AMI as shown in Table 1 below.

Table 1

lncome Categories

lncome Category Percentage of
Area Median lncome

Very-Low lncome 50% or lower

Low lncome >50o/o - 80o/o

Moderate lncome >80% - 120%

Above-Moderate lncome >120o/o - 20Qo/o

Adjustment for Household Size. The Area Median lncome corresponds to a four-
person household. As shown in Table 2, the AMI is adjusted to correlate to the actual
number of persons in a household. This formula is based on the rationale that a targer
household requires a higher income to maintain a minimum standard of living. A
multíplier is applied to the Area Median lncome for a household of four to adfust for
different household sizes. For example, the median income for a household of three is
90% of that of a household of four, and the median income for a household of five is
108% of that of a household of four.



Table 2
May 2010 Area Median lncome Adjusted by Household size

Number of Persons 1 2 3 4 5 6
Adiusted Median lncome $49.980 $57,120 $64,260 $71,400 $77,112 $82,824

% of Four-Person
lncome 70% 80% 90% 100% 1080/ 1160/o

These numbers are used establish the financial eligibility of renters and purchasers
under the affordable housing program. The maximum iñcome is calculaied by
multiplying the median income adjusted by household size (Table 2) bV the maximum
percentage of median income corresponding to the income category fabb 1). For
example, the maximum income for a three person household to be ín ìn" low-income
category would be ($6¿,200 x 80%) = $51,408.

Table 3 below shows the maximum income for households of various sizes in each
income category (such as "low income" or "above-moderate income"). The city uses
these income limits to determine the eligibility of renters and purchasers for affordable
housing units. These maximum incomes were calculated using the percentage basis of
Area Median lncome shown in Table 2, togetþer with the uppei end of lhe incãme range
for each income category. For example, the maximum annual incomel for a three-
person household in the low income category would be ($64,260 x g0%) = $s1 ,410
(rounded).

Table 3
Maximum lncome by lncome Gategory
Based on the May 2010 AMI of $71,400

Target lncome and Housing Gosts. The target income is expressed as a percentage
of AMl. This target income percentage will vary according to tñe income category thal
the housing is intended to serve. For example, a housenólO is classified as low iñcome
if the household's income falls between >50% and 80% of AMl, adjusted by household
size. Thus, a four-person household would be a low income houséhold if iis annual
gross income is less than 957,120 as shown in Table 3 above.

1 "lncome" includes not only wages or salaries of all adult household members, but also
earnings on assets such as stocks and bank accounts.

Category Range of %
of AMI

Number of Persons in the Household

1 2 3 4 5 6

Very-Low Up to 50% $24,990 $ 28,560 $ 32,130 $ 35,700 $ 38,556 $ 41,412

Low >50 - 80% $39,984 $ 45,695 $ 51,408 $ 57,120 $ 61,690 $ 66,259

Moderate >80 - 120% $59,975 $ 68,544 $ 77,112 $ 85,680 $ 92,534 $ 99,389
Above-
Moderate

>120 -
20Oo/o $99,960 $114,240 $128,520 $142,900 9154,224 $165,648



The City considers housing cost to be affordable if the household pays no more than
30o/o of its income on housing. Therefore, the City uses a "target income" level to set
the housing cost for an affordable unit. The target income level is set toward the lower
end of the income range for each income category to ensure affordability by making the
housing cost less than or only slightly more than 30% of the household income.

Qualifying for an Affordable Housing Unit. The City has adopted requirements to
qualify households for affordable rental and ownership units. The City requires that a
specified period be set for advertising the availability of affordable rental units and the
initial availability of ownership units. A lottery will be used during the qualifying process
for the initial sale of affordable ownership units. The lottery will establish the order in
which pre-qualified households will be fully qualified and then offered a unit for
purchase. Preference points for the lottery process are given to households that meet
ceftain criteria. There is no lottery for rental units.



ilt. Affordable Housing Permit Process

Density bonus or inclusionary housing projects with affordable dwelling units go through
the same development review process as other residential development applications,
but are subject to additional information submittals. Projects with an affordable housing
component will be prioritized in the permit process. The following outline describes the
review process for rental or sale of affordable units.

1. Pre-Applícation Meetino. During the initial planning stage, the developer may
wish to meet with staff to discuss possible development incentives as well as the
probable affordability requirements. This step is recommended but not required.

2. Application Submittal. The developer files an application for development
providing all standard required application materials. Planning staff will review
the application and an lnclusionary Housing Plan. This plan must be received
before the application can be deemed complete. lf the project must provide
inclusionary housing, then at a minimum, the lnclusionary Housing Plan must
contain:

A site plan depicting the location of proposed inclusionary units;
A floor plan and elevations of the proposed inclusionary units;
ldentification of the targeted income level for the proposed inclusionary units;
Calculation of the proposed number of inclusionary units consistent with
Chapter 14.75 of the Municipal Code;
A written explanation of the method for restricting the units for the required
term at the targeted income level;
lf the developer is proposing to meet the inclusionary housing requirement
through payment of the in-lieu fee, the plan must include a description of why
the developer believes the provision of onsite inclusionary housing is not
feasible pursuant to the findings required in section 14.75.070 of the
Municipal Code;
A description of any incentive requested per section 14.7s.060 of the
Municipal Code and supporting evidence for the request; and
Any other information requested by the City to aid in evaluation of the plan.

lf the project includes density bonus units, a Density Bonus Housing plan is
required before the application can be deemed complete. At a minimum, the
Density Bonus Housing Plan shall contain:

A site plan identifying the bonus density units;
A written description of the targeted income levels that qualify the housing
development for a density bonus;
A written description of the requested incentive;
A written explanation of the method for restricting the units for the required
term at the targeted income level;

a.
b.
c.
d.

e.

a.
b.

c.
d.

g.

h.
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3.

4.

e. Evidence which in the City's discretion demonstrates that the incentive
requested is necessary to make the housing units affordable to the targeted
income level;

f . Method for selecting and qualifying prospective households for income
eligibility; and

g. Any other information requested by the City to aid in evaluation of the plan.

Application Deemed Complete. After a project application has been deemed
complete, staff will conduct environmental review (if necessary) and prepare a
staff report to the Planning Commission. The Planning Commission will review
the environmental document and take an action on the development proposal.

Development Standards. The following development standards address some of
the physical aspects of an affordable housing development and must be
incorporated into each development plan.

. lnclusionary units shall be disbursed evenly throughout the development;

. lnclusionary units shall be comparable to the market rate units in construction
quality and exterior design;

. The average number of bedrooms and bathrooms in the inclusionary units
must at least equal that of the market rate units to normalize the comparative
sizes of the market rate and inclusionary units;

. Two-bedroom affordable units shall have at least one and one-half
bathrooms;

o Three- or more bedroom units shall have at least two bathrooms (unless the
market rate units provide fewer than two bathrooms in which case the
affordable unit(s) may provide an equivalent number of bathrooms as the
market rate units; and

. All inclusionary units must be constructed, completed and cleared for
occupancy prior to or concurrent with construction, completion and occupancy
clearance of the market rate units.

Public Hearing Process. The Planning Commission will conduct at least one
public hearing and make an independent decision on the development
application. The City Council will consider any appeal of a Planning Commission
action and will take final action on projects that require a tentative parcel map or
tentative tract map. Upon approval of any project under the City's affordable
housing program, conditions will be imposed to control the affordability of the
units. One of these conditions will specify which units are subject to the
affordability requirements and for what time period. A standard condition
requires that prior to the issuance of a building permit the developer must record
an affordability control covenant against the property and agree to cooperate in
implementing the affordability controls. This ensures that subsequent tenants or
purchasers are notified of the rental or resale restrictions on the property for as
long as they are in effect.
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Another condition requires that prior to issuance of a Certificate of Occupancy,
the developer shall obtain the City's approval of: a) the resident selection
process, b) the initial rent levels or sale prices, and c) the eligibility of the initial
residents. ln addition, as part of escrow proceedings for affJrdabL ownership
units, the purchasers will be required to record documents agreeing to adhere to
the City's affordability and review requirements.

6' Density Bonus Housinq Aqreement. lf the project includes density bonus units, a
Density Bonus Housing Agreement must be aþproved at the time of project
approval. This agreement shall include:

a. Legal description of the property;
b' Complete project description including the number of density bonus units to

be provided, the target inCome level, identification of the spécific lots and/or
units to be income restricted and whether the units are proposed to be owner-
occupied or rentals;

c. Documents statíng resale restrictions, deeds of trust, rights of first refusal or
rental restrictions; and

d. Provisions for monitoring and enforcing the terms of the agreement.

7. t is required to provide inclusionary
greement must be approved by
map approval. The lnclusionary

approved by the City, and at a minimum
shall include the following:

a. Legal description of the property;
b. Project description including number of inclusionary units to be provided,

method of providing said unit, and identification of ihe specific lóts and/or
units to be restricted at affordable levels;

c. Provisions and/or documents for resale restrictions, deeds of trust (covenant),
and rights of first refusal;

d' Provisiôns for monitoring compliance with the terms of the lnclusionary
Housing Agreement, and the process for qualifying prospective resident
households for income eligibility pursuant to Ciiy poiicies and procedures;

e. Any development standard modifications that the developer is proposing to
incorporate as a part of the proposed project; and'Í' Any other provisions deemed necessary-by the Community Development
Director for compliance with the city's Affordable Housing Þrogr"r.

8' Affordability Control Covenant. ln the case of affordable ownership units, an
Affordability Control Covenant shall be recorded against the ti¡e oi each
affordable unit. This Covenant ensures that potential purchasers are notified of
the affordability restrictions. The developer must obtain written approval of the
resale control structure from all lenders.



lf the final subdivision map has not been recorded for the affordable ownership

units at the time of issuance of a grading permit or building permit, an lnterim

Affordability Control Covenant shall be recorded against the residential
development and shall be replaced by separate recorded affordability control

covenants for each specified unit prior to issuance of a Certificate of Occupancy
for such units.

g. Qualified Residents. The City must approve the eligibility of the initial renters or
purchasers of any affordable unit under the Density Bonus Ordinance or the

lnclusionary Housing Ordinance. The City shall establish the initial rent levels or

sale prices as discussed in Sections lV. and V. of this handbook.

10. Occupancv Clearance. Occupancy clearance for affordable housing units shall

not be approved by the City until all affordability conditions have been met.

Occupancy clearance for all market rate units within a development shall not be

granted until occupancy clearance for all of the affordable units has first been

granted. This requirement shall be specifically addressed in the conditions of

ãpproval for any development permit for inclusionary or density bonus housing.

'll.Aqreement to Comply with Affordable Housinq Proqram Rules. For an affordable

ownership unit, the buyer must execute and record a covenant agreeing to
comply with the requirements of the affordable housing program prior to the close
of escrow for that unit.
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tv. Affordable Rental Units

Rental Units. The City's Density Bonus Ordinance allows developers of five or more
units to request a density bonus of at least 25o/o above the density normally permitted by
the existing zoning and land use designations if the developer proposes to provide one
of the following percentages of affordable units:

1. Ten percent (10%) of the total units of a housing development for very-low
income households, as defined in $50105 of the Health and Safety Code; or

2. Twenty percent (20%) of the total units of a housing development for low income
households, as defined in 950079.5 of the Health and Safety Code; or

3. Fifty percent (50%) of the total units of a housing development for qualifying
residents, as defined in 951.3 of the Civil Code.

Ïhe ordinance also provides developers with at least one other concession or incentive
such as reduction in setbacks or covered parking requirements, approval of mixed use
or other regulatory concessions or incentives that result in cost reductions.

The following are examples of possible development scenarios for rental units under the
City's Density Bonus Ordinance. lt should be noted that the City's díscretionary review
and permit process will establish the appropriate base density under the zone district
where the project is to be located. The base density will affect the number of density
bonus units permitted on the site. The following examples are based on a proposed
rental project on land zoned and designated for a maxímum density of 20 units per acre.
The required density bonus of at least 25o/owould result in a density bonus of five units
for a project total of 25 units.

1. Low lncome Rental Units. The number of affordable units (targeted for rent at
60% of AMI) is equal to at least 20o/o of the number of market rate units.

2. Verv-low lncome Rental Units. The number of affordable units (targeted for rent
at 50% of AMI) is equal to at least 10% of the number of market rate units.

Iable 4
May 2010 Low lncome Household Affordable Monthly Rental Housing Gost

and lncome Range

% of AMI >50% to 80%

Maximum Annual lncome
(four-person household) $57,120

Maximum Monthly lncome $4,760
Maximum Affordable

Rental Rate Housing Cost
(30o/o of income)

$1,428
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For the low income category, the City sets the target income at60% of AMl. The
affordable monthly rent housing cost for a household at this target income percentage is
calculated as:

(Monthly AMI) x 60% x 30%
or (571,400112 = $5,950) x 60% x30% = 91,071

Thus, the affordable rent housing cost for a low income household of four persons
would be $1,071. This monthly rent cost would be affordable to most low income
households, with those households earning between >60% and 80% of AMI paying
slightly less than 30o/o of their income for rent, and those earning between >50% and
60% paying slightly more than 30%.

lncome Gategories and Area Median lncome. As noted previously, Area Median
lncome (AMl) refers to the íncome levelfor Santa Barbara County as established by the
U.S. Housing and Urban Development (HUD) Department. The median income for a
household of four in Santa Barbara County as of May 2010 was $71,400. The City uses
this figure as the basis for calculating maximum affordable rental rates. The City's
affordability requirements for rental units refer to the income categories shown in Table
5, based on various percentages of the AMI

Table 5
Income Categories for Density Bonus Rental Units

lncome Category Percentage of
Area Median lncome

Very-low lncome 5Oo/o or below

Low lncome >50% - 80%

Unit Size Adjustment Factor. A number is inserted into the calculation for maximum
rents, to adjust for the number of bedrooms in a dwelling unit. The adjustment factor for
each unit type is:

single room occupancy
studio unit
one bedroom unit
two-bedroom unít
three-bedroom unit
four- or more bedroom unit

= .45
= .60
= .75
= .90
= 1.05
= 1.20

Calculating Affordable Rents. The City considers rental housing to be affordable if a
household pays no more than 30% of its income for rent. The calculation of the
maximum rent allowed by the City for an affordable rental unit depends on the
maximum income and the unit size adjustment factor. As of May 2010, the affordable
housing cost for a four-person low-income household would range from $80g to $1,294
per month, depending on the actual íncome of the household. As it is impractical to set
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individual maximum rents based on the actualincome of each household, the affordable
rents are set at a fixed amount that depends on two factors:

. maximum income of a household that the unit is meant to serve; and
. unit size (i.e., the number of bedrooms in the unit).

The following example shows how the City would calculate the maximum monthly rent
for a two-bedroom unit that is targeted to be affordable to a household at 60% of AMl.

Current Area Median lncome $71,400
farget income percentage x 600/o

USAF for two-bedroom unit x .90
Percentage of income for rent x 30%

Divided by 12 months I 12
Maximum Monthly Rent = $964

The following table summarizes the May 2010 maximum income percentages and rental
rates for affordable rental units. These numbers are adjusted annually as the AMI
changes each year.

Table 6
May 2010 Target lncomes and Affordable Rents

Target
lncome 7o

Maximum lncome o/o Target lncome
(four persons)

Maximum Rent
(two bedrooms)

4Oo/o
< 50o/o

(very-low) $28,560 $643

600/o
51-80%
(low) 942,840 $964

Utility Adjustments. The City's requirement for calculating maximum rent assumes
that the property owner pays all utilities (except telephone and cable). lf the tenant is
required to pay some or all of the utilities, the maximum rents are reduced in

accordance with a utility schedule as adopted by the City of Santa Barbara Housing
Authority and approved by HUD. The utility schedule varies not only by number of
bedrooms in the unit but also by the various utility combinations (e.9., water, sewer and
trash paid but not electricity).

Affordable Rental Unit Availability. When an affordable rental unit is available for
occupancy, the property owner/manager must contact the City prior to initiating a rental
contract with a potential tenant. The City will then calculate the maximum rental rate for
the affordable unit. The property owner/manager must advertise the unit for a minimum
of 30 days and then must conduct pre-screening for household size and any other
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standard information required for all potential tenants. The property owner/manager
must then provide the City with information on the potential tenant. The City will review
the information provided to determine whether the potential tenant meets the income
limits and household size set for the rental unit. lf the potential tenant meets the City's
criteria, the properly owner/manger may rent the unit to the City-approved potential
tenant.

Affordability Covenant. A condition of approval will require that the propefty owner
sign and record against the property an Affordability Control Covenant. The covenant
shall include an assignment of rents provision wherein the propedy owner assigns to
the City all rents collected in violation of the covenant. The covenant shall also require
the property owner to make annual reports to the City to verify compliance with the
covenant. A sample condition that may be placed on the project requiring the covenant
is as follows:

Prior to the issuance of a building permit, owner shall sign and cause to be
recorded against the property an Affordability Control Covenant, in a form
approved by the City Attorney, which requires compliance with fhese
affordability requirements. The covenant shall include an assignment of
rents wherein owner assþns to the City all rents collected in violation of
the covenant. The covenant shall also require owner to make periodic
reporfs to the City to verify compliance with the covenant.

Annual Monitoring: Every owner of rent-restricted units is required to file annual
reports with the City. These repoÍs shall contain information to ensure compliance with
the affordability conditions. Language setting forth these requirements is included in the
Affordability Control Covenant to be recorded against the real property.
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V. Affordable Ownership Units

Ownership Units. Long-term restricted affordable ownership units may be created
through the City's lnclusionary Housing Requirement Ordinance or through the City's
Density Bonus Ordinance. Pursuant to the lnclusionary Housing Requirement
Ordinance, inclusionary units must have a sale price affordable to households with an
income that is 121o/o of the area median income (AMl). For qualifying purposes, the
City may qualify households with incomes up to 200o/o of the AMl.

The Density Bonus Ordinance allows twenty percent (20o/o) of the total dwelling units in
a condominium project for ownership by households of moderate income, The target
household income is 80% to 120% of AMl. Both types of ownership units are subject to
the policies and procedures outlined in this Section.

A housing developer may wish to construct for-sale units that are targeted for
households with incomes below 121% of the AMl. ln this case, the City would set
income targets and unit sale prices for the selected income group according to the
adopted procedures.

The maximum sale price for affordable ownership units must be such that after a 10o/o

down payment, the total monthly payment for the mortgage loan, insurance and
homeowners' association fees will not exceed 30% of the household's income. The
maximum sale price is calculated so that the total monthly housing-related payments
would be affordable to a specific household size (for a given unit size) with an income of
121o/o of AMl.

Table 7
Maximum Sale Price

Bedrooms Sale Price
0 $167,600
1 $260,300
2 $323,000
3 $385,700

4+ $448,400

Unit Size Adjustment Factor. The maximum sale price is set at a higher level for units
with a greater number of bedrooms. This reflects the fact that larger units will
accommodate larger households, with correspondingly higher maximum allowable
household incomes. Table 8 illustrates the unit size adjustment factors.
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Table 8
Unit Size Adiustment Factors

studio unit = .60
one bedroom unit = .75
two-bedroom unit = .90

three-bedroom unit = 1.05
four- or more bedroom unit = 1.20

It would be impractical to set different maximum sale prices based on the actual number

of persons in a given household. lnstead, the City makes assumptions about the

average numbei of persons that will occupy units of various sizes. For example, the

City aésumes that the average number of persons in a two-bedroom unit will be three

peisons. As noted in the previous section, HUD sets the median income for a
'household 

of three at 90% of the median income of a household of four. Therefore, the

City multiplies the AMI by the target income and a unit size adjustment factor (USAF) of

90% to adjust the target income for a two-bedroom unit as follows:

Area Median lncome
Target lncome Percentage x

USAF for Two-Bedroom Unit x
Target lncome =

$71,400
121%
90%
$77,755

Target lncome $77,755
Percentage of lncome for Payment x 30o/o

Divided by 12 months I 12

Maximum MonthlY PaYment = $1,669

As shown in Table 8, the USAFs have been set at 15% intervals to arrive at reasonable

sale price differentials for various unit sizes. Although these USAFs do not all

"orr"rpond 
to actual household sizes, they reflect the assumption that larger units will

be occupied by larger household sizes.

lnitial Sale Price. The initial maximum sale price for an affordable ownership unit must

be affordable such that after a 10o/o down payment, the total monthly payments for the

loan, insurance and homeowner association fees (if any) will not exceed 30% of a target

purchaser's income. For units developed under the lnclusionary Housing Requirement

brdinance, the initial sale price is calculated so that the total monthly housing related

payments would be affordable to a household (of average size for a given unit size) with

än-income of 121o/o of area median income. A down payment of 10% is assumed for

the calculation.

The maximum initial sale price is calculated by the Community Development Director at

the time the City issues the Building Permit for the affordable unit(s). The procedure for

the initial sale price calculation is outlined below and illustrated in Table 9. These

calculations are intended as examples only; the parameters used in the final calculation

will be determined by the Director on an annual basis.
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Table 9 provides a sample calculation of the maximum sale price for above-moderate
income units targeted to households earning up to 200% of the AMl. This calculation
incorporates a moftgage interest rate of 5.6% and monthly Homeowners'Association
(HOA) fees of $275.00.

Table 9
Maximum Sale Prices

Above-Moderate lncome Unit

Number of Bedrooms
Maximum lncome (% of AMI)

Target lncome (% of AMI)
Target lncome for affordability

Unit Size Adjustment Factor

Housing Cost/lncome Ratio 3Qo/o 31o/o 3Oo/o

Maximum Monthly Payment 91,620 $1,944 92,269

Down Payment ilo/o 10%
Moftgage lnterest Rate 5.60/o 5.60/o

Homeowners'Association Fee $275 $275

200% 200o/o 200%
121% 121% 121%

$64,796 $77,755 $90,714
0.75 0.9 1.05

1Oo/o

5.60/o

$275

Mortgage Payment $1,345 91,669 91,gg3

Loan Amount $234,288 9290,727 $347,165
Plus Down Payment $26,032 $32,303 $38,574

Maximum Sale Price (rounded) $260,300 $323,000 $395,200

Procedure for lnitial sale Price calculatíon for lnclusionary units

1. The maximum monthly payment for housing expenses is determined by dividing
the target income by 12, then multiplying by the appropriate usAF, then
multiplying by the housing expense-to-income ratío of 3Oo/o. The maximum- 
income is 200o/o of AMI for inclusionary units. The sale price is set at the target
income level of 121% of AMl.

A down payment of 10o/o of the sale price is assumed.

The sale price calculation is sensitive to changes in mortgage interest rates. The
higher the interest rate, the lower the mortgage a given monthly loan payment
will support. ln order to account for interest rate fluctuations, the City wiil use the
following procedure for setting the interest rate that is used for the calculation of
the initial sale price of an affordable unit.

Once per year, concurrent with the annual publication of the Area Median lncome

2.

3.
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by HUD, the City will set the interest rate to be used in its sale price calculation

as the higher of the following two rates:

. the average ten-year treasury constant maturity rate over the most

recent 24 months, plus 200 basis points (2'0%); or
. the prevailing rate charged by local institutional lenders on a zero point

3O-year fixed rate conforming mortgage'

Example: The average ten-year treasury yield for January 2008 through

December 2009 calculated from monthly data published on the U.S. Federal

Reserve website was 3.620/o. Adding the 200 basis points results in an interest

rate of 5.60/0 (rounded).

4. The Homeowners'Association (HOA) fee used in the calculation will also be set

by the City once per year, concurrently with the annual publication of the Area

lviedian lncome by HUD, based on survey information provided by the City of

Santa Barbara's Housing Programs staff'

5. The income available for the mortgage payment is determined by subtracting the

monthly HOA fee from the maximum monthly payment for housing expenses.

6. The loan amount is then calculated based on equal payments over 30 years

using the calculated morlgage payment and the mortgage interest rate.

7. The maximum sale price is calculated by dividing the amount of the approved

loan by the loan-to-value ratio of 90%.

Household Eligibility and Qualification Standards. The City may contract with an

outside agency or service to process applications and determine preliminary household

eligibility. Language setting forth eligibility requirements will be included in the

affórOan¡lity controì covenant to be signed by the purchaser and seller and recorded

against thé real property for projects with affordable units. Qualifying households for

inälusionary units shall not earn more than 200% of AMl, adjusted by household size.

As of wlay 20t0, this equals $142,800 for a four-person household. The following

additional factors are established for the purpose of qualifying households for

inclusionary units.

1. Unit Size Adjustment Factor: A number will be inserted into the calculation for

maximum sãle price, to adjust for the size of the dwelling unit. These factors

may differ from the factors applied to rental units. The appropriate number shall

be selected from the following.

studio unit = .60
one bedroom unit = .75
two-bedroom unit = '90
three-bedroom unit= 1.05
four- or more bedroom unit= 1.20
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Housing Expense-to-lncome Ratio is the ratio of housing related payments (i.e.,
monthly mortgage, insurance and HOA fee) to the purchaser's monthly income.

Purchasers of units with three or more bedrooms must be households of at least
three persons unless the Director waives this requirement on the basis that a
smaller household can prove the need for a multi-bedroom unit. Or, in the event
that the developer or owner is unable to find a qualified household of at least
three persons to purchase the unit after a diligent marketing effort of at least 30
days, the Director may allow sale of the unit to a household with fewer than three
persons.

All non-dependent adults in the household must be owners of record.

lf the purchaser has investment assets (stocks, bonds, cash, bank accounts,
certificates of deposit and other investment property, but not including retirement
accounts), income will be assigned from such assets. No income will be
assigned from those assets to be used for the down payment and closing costs
on the affordable unit.

6. The purchasers of the affordable unit may not own other residential property
during their ownership of the unit. "Ownership of residential property" refers to
an ownership interest in land that is zoned for or improved with residential
development and/or an ownership interest in a mobile home, whether or not such
mobile home is permanently affixed to land or such land is owned by the mobile
home owner. The Community Development Director may waive this requirement
when the ownership interest is a small fractional interest or if the property has
minimal value due to location or condition.

7. The purchaser's down payment may not exceed 40% of the sale price. The
purchaser's housing expenses shall not exceed 30% of the household income.

8. Purchasers may receive all or a portion of the down payment as a gift provided the
gift does not exceed 20% of the sale price and the donor provides a gift letter.

9. A household that purchases an affordable unit must occupy that unit as a principal
residence as that term is defined for federal tax purposes by the United States
lnternal Revenue Code. An owner may rent out a room only if the owner occupies
the unit full-time and the City approves in writing both the renter and the rental rate
charged by the owner. The City may allow a short-term rental if the owner
demonstrates need due to illness, temporary employment relocation, sabbatical,
extended leave or other purpose deemed acceptable by the City. Shoft-term rental
rates must conform to the appropriate rate as determined by the City for the
particular unit at issue.

l0.Applicants who wish to be considered for preference points for affordable
ownership units should state on the application if they are currently domiciled in the

2.

3

4

5
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City of Carpinteria or are currently employed within the City2. Applicants should
also indicate if they are employed in critical work force positions. Proof of current
City address or employment will be required. During the application review
process, "preference points" are given to households that meet any of the following
criteria:

At least one member is currently domiciled. in the City of Carpinteria
At least one member is currently employed* in the City of Carpinteria
At least one member is currently employed in a critical work force job*

one point
one point
one point

*Domiciled refers to a principle place of residence, meaning that place where a person

has his or her true, fixed and permanent home and to which that individual has the
intention of returning to, whenever absent.

*Employed shall be defined as any person employed by an employer or engaged as an

independent contractor for a minimum of twenty (20) hours per week and has been so

employed continuously (a) for the past six (6) months or (b) for the duration of the most
recent prior season if seasonally employed.

*Critical work force jobs include fire fighting, law enforcement, public agency/governmental
services, public or private schoolteacher, nursing/health technician, emergency medical
technician.

One preference point is given per household for each relevant criterion and the
results are used to pre-rank households for each tier of the lottery prior to the draw.
The lottery process for ownership units is explained below.

lnitial Affordable Unit Availability and Lottery. When affordable ownership units are
constructed and ready to be sold, the developer will provide a 60-day time period for
prospective households to apply and be pre-qualified for the opportunity to purchase a

unit. The developer must advertise the 60-day time period in a local newspaper prior to
and during the application period. All applicants are encouraged to tour the property
and must submit a complete application to the City including a pre-qualification letter
from a lender. The pre-qualification letter must state that the applicant is pre-qualified to
receive a loan in the amount necessary to purchase a unit. The Director shall then
compile a list to the City of pre-qualified applicants that meet the eligibility standards
described above. ln consideration for being permitted to participate in the lottery
process, the applicant shall agree to waive all claims, indemnify and hold harmless the
City and the developer for any and all liability for any injury or damages arising out of, or
in connection with applicant's participation.

Applicants who wish to be considered for preference points must provide evidence that
they meet the criteria for any preference points they request. The number of points
awarded to each applicant shall be determined by the Director and such decision shall

2 Cily ol Carpinteria means that area within the boundaries of the City of Carpinteria as shown on the

most recent City official map.
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be final. All information entered on the application will be verified prior to completion of
a sale to confirm compliance with the restrictions of the City's affordable housing
program. Verification of employment, income, residency, loan and assets will be
determined through a subsequent formal qualification process including, but not limited
to review of tax returns, bank aocounts, earnings statements, residence and
employment history and title searches. Any discrepancies or misrepresentations will be
cause for rejection of an application and will constitute a default under the City's
affordable housing program, even if discovered after a sale has been completed.

Once the application period closes, the City will conduct a lottery of all pre-qualified
eligible purchasers. The lottery will establish the order in which prospective purchasers'
applications will be reviewed and considered for final qualification to purchase a unit.
There are three tiers to the lottery selection process based on preference points
assigned to each eligible household.

2 or more points Drawn First
1 point Drawn Second
0 points Drawn Third

Each household is assigned a numbered-order based on the results of the lottery. The
City will then fully qualify the household from the ordered list. The developer is then
responsible to complete the transaction. lf the first qualified household is unable to
complete the purchase transaction, the developer shall offer the unit to the next
qualified household on the lottery list. From time to time, the City may establish an
eligible purchasers list of pre-qualified applicants. Placement on the eligible purchasers
list will require the same application materials and process used by housing developers.
The eligible purchasers list will be made available to housing developers during the
advertising period for new ownership units. The City may contract with an outside
agency or service to conduct the initial unit availability process including but not limited
to the following: supervise the developer's pre-qualification process, oversee and
manage the City's eligible purchasers list process, perform the lottery and/or complete
the final qualification process.

Requirement for Approved Financing. Because the unit must remain affordable over
a specified period of time, the terms of the financing for each affordable unit must be
approved by the City. The City shall be provided with complete information about the
terms of the proposed financing. All financing shall be fully amortized over the payment
period, with no balloon or accelerated payment. The City may reject any application
that includes a loan it determines would adversely affect the long term affordability of
the unit. Financing that may result in negative amortization will not be approved. The
City must also approve all refinancing. The City will generally approve refinancing of
the first mortgage loan if no additional cash is taken out other than the loan costs and
the terms of the new loan are more favorable than the former loan. lf the owner wishes
to take out cash, the City will consider the request on its merits. Generally, the debt
payment to income ratio should not be higher than it was at the time of purchase.
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Commission, Escrow or Other Costs. The owner of an affordable unit shall not
require the purchaser to pay any commission, escrow or other costs of sale typically
paid by sellers of residential property in Santa Barbara County. The seller must pay for
the purchaser's title insurance and transfer tax. Escrow fees are to be divided equally
between the seller and purchaser.



vt. Resale Price Calculations

Affordable Unit Resale Availability. When an affordable inclusionary unit that is
subject to an affordability restriction becomes available for resale, i.e., its 3g-year term
has not expired, the owner must contact the City prior to advertising the unit for sale or
entering into an agreement to sell the unit. The City will calculate the maximum sale
price, considering any owner improvements as described below. lf the City has a
current eligible purchasers list, the owner may contact any person on that iist. Once the
seller has identified a potential purchaser, the City will review the potential purchaser's
application and any other information deemed necessary to approve the purchaser.

Transfers and Conveyances. The sales price and credit for improvements made to an
affordable ownership unit will be determined as described below under Resale price
Calculation.

lf an owner wishes to sell to a purchaser who is an owner of another affordable unit
located within the same development, the seller must: 1) Send written notice to all other
owners of affordable units in the same development that the unit is for sale; 2)
Determine whether the purchaser meets the current income and other eligibility
requirements, and determine whether the purchaser has a physical need for the unit
such as to correct an overcrowded condition or provide handióapped accessibility; and
3) Give priority to any purchaser who meets both of the conditions in 2). Should no
prospective purchaser meet both of the conditions in 2), the seller may select a
purchaser who meets either one of those conditions.

lf the owner sells the affordable unit during the term of the initial 3g-year covenant, the
new owner will be required to sign and record a covenant that begins a new 3g-year
period of price and occupancy restrictions. This requirement will ôontinue for each
subsequent owner of the unit. However, as required by state law, in no event shall the
total period of controls on the unit exceed g0 years.

Resale Price Calculation. Upon resale, affordable units must be priced to be
affordable to the appropriate income category based on whether tlre unit is restricted by
the lnclusionary Housing Requirement Ordinance or the Density Bonus Ordinance.
These restrictions are121o/o of area median income for inclusioñary units or up to 120%
of area median income for density bonus units. Affordability is ensured upon the sale of
any affordable unit through the covenant, which sets forlh tñe formula for calculating the
maximum resale price. The maximum resale price ís not a guarantee that the owner will
be able to sell for that price. lf a purchaser negotiates a priõe below the maximum
resale price, the lower purchase price then becomes the basis for the calculation of the
maximum resale price upon the next sale of the unit. City approval is required for any
resale price more than 5% below the maximum allowed resale price.

1- Standard Resale Price Formula. To set the resale price, the City starts with the
price paid by the current owner and increases that price by the percentage
increase in Area Median lncome (AMl) during the period iñ which the current
owner has owned the property.
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2 Mid-Year Adjustment. To allow for some projected increase in sale price between
AMI publication dates, the following increase shall be allowed: one-half of the
average annual percentage increase in the index over the previous two years,
divided by 12 and multiplied by the number of months between the last publication
of the index and the date of sale of the unit. For example, if an affordable unit sold
in November 2009, and the AMI was last published in March 2009, and the AMI
increases for the previous two years were three percent and five percent, the mid-
year adjustment would be calculated as follows:

%x ((3o/o + 5%)12) x 1112x 9 months = 1.5%

lf the seller bought the affordable unit for $200,000, the mid-year adjustment would
amount to an additional $3,000 added to the maximum resale price. Note that this
adjustment allows only one-half of the average increase. This is to prevent the
adjustment from over-estimating the rate of increase in the index.

lf this mid-year adjustment is added to the resale price of a unit, on the next resale
of that unit the price increase will be reduced by the amount of the mid-year
adjustment that had previously been added, so that the price is not increased by
both the real and projected increase during any period.

For example, in the above scenario, a mid-year adjustment of $3,000 was added
to the sale price in November 2009. This reflected an estimate of the increase in
the AMI from March 2009 to November 2009. Assuming that the buyer paid

$220,000 for the unit in November 2009, and then decided to sell in April 2010,
right after a new AMI was published, and the new AMI was 5% higher than the
February 2009 figure, the amount of the mid-year adjustment that was given to the
previous seller must be subtracted before the actual 5% increase is added. This is
so the price is not increased by both the estimated increase in the AMI (the mid-
year adjustment given to the previous seller) and the actualincrease. Thus, the
resale price would be calculated as follows:

($220,000 - $3,000) x 105% = $227,850

Owner's lmprovements. An owner who is planning to make improvements and
hopes to eventually add the value of the improvements to the future resale price is

encouraged to request pre-approval from the City. To ensure continued
affordability to subsequent purchasers, no price increase or other reimbursement
will generally be allowed for property improvements made by the owner. The
owner is free to make improvements for the owner's benefit and enjoyment but will
not be compensated for such improvements upon resale of the property. The
Community Development Director may approve exceptions to the policy against
price increases for property improvements, provided all of the following conditions
are met:

A. The improvements are permanent and substantial.

3.
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The improvements are not of a decorative or maintenance nature, such as
painting, wall coverings, window coverings or replacement of carpeting.
Landscape plantings and hardscape may be eligible for a price increase,
but only to complete a large area (such as a rear yard) that was
unimproved at the time of purchase or in a severe state of disrepair.

The improvements are not of a luxury nature, such as a spa, whirrpool tub
or brick barbeque. A deck or patio may be eligible, but only to the extent
needed to provide a reasonable amount of usable outdoor living space. A
fireplace addition may be eligible.

The allowed price increase for all improvements may not exceed the lower
of:

1) The actual out-of-pocket cost of eligible improvements paid by owner
for design, materials and labor (as shown by receipts);

2) The actual present value of the improvements as determined by the
City. This is the amount that the improvements would add to the
market value of the unit at the time of a future sale (ignoring the
affordability restrictions). lt should be noted that the value added by
home improvements is usually less than the cost of the improvements.
For example, a survey by Remodeling Online showed that the average
homeowner in Los Angeles would recoup only abouT.7\o/o of the cost of
a bathroom remodel upon sale of the house; or

3) Ten percent of the maximum affordable sale price of the unit.

E. The combined actual present value of the eligible improvements as
described above is at least one percent of the affordable sale price of the
unit; and

F. The improvements were done with all required city permits and in
compliance with any requirements imposed by the homeowners'
association and CC&Rs, if applicable.

Other Resale Requirements and Conditions. No percentage increase shall be
allowed during such time that the owner was in violation of the requirements of
the covenant. lf the property is damaged or if there is substantial deferred
maintenance, the City may require the seller to provide funds to complete the
necessary repairs through the distribution of funds through escrow.

B

C.

D.

4
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Vll. Gontinuing Affordability Assurance

The City imposes affordability requirements for the long term, in most cases 30 years or
more. To ensure affordability for the entire term, the City requires that a document be
recorded which restricts the maximum resale or rental price of the controlled unit.
Different documents are used for rental units and ownership units.

Affordability Assurance for Rental Projects. The City requires a covenant to be
recorded on the subject property to ensure continued affordability of income restricted
rental units. Affordability controls and reporting requirements are set forth in a project's
conditions of approval. ln general, the affordability condition will include a time period, a
target income and references to calculations of monthly rental payments. Below is an
example of such a condition.

For a period of 30 years from its initial occupancy, each low-income rental
dwelling unit shall be rented to and occupied by Low-lncome Households,
at a monthly rent, including the utilities of electricity, gas, water, sewer and
refuse disposal, not exceeding one-twelfth of 35% of the Area Median
lncome, multiplied by the appropriate Unit Size Adjustment Factor, and
multiplied by a Target lncome Percentage of 60%.

lf the tenant pays for any utilities, the maximum rent shall be reduced by
the amount of the 'utility allowance" for those utilities as esfab/rshed and
periodically revised by the Housing Authority of the City of Santa Barbara.

To ensure compliance, in the event of any default under the covenant, the City will have
the right to receive all rents due or collected from any units rented in violation of the
terms of the covenant. The City also has the right to enforce the covenant through legal
action. The typical period for affordability is 30 years. However, where state and/or
federal programs used to subsidize rental projects have requirements that dictate a
longer affordability term, affordability shall be maintained for the longest permissible
period of time.

Affordability Assurance for Ownership Projects. The City requires a covenant to be
recorded against each inclusionary or density bonus ownership unit to ensure continued
affordability. The ownership covenant implements the affordability controls and
reporting requirements specified in the Planning Commission or City Council conditions
of project approval. The covenant is to be signed by the affordable unit purchaser and
the City. Under the terms of the covenant, the purchaser grants the City a first option or
right of first refusal to purchase the property at any time the owner wishes to transfer,
sell or convey the property or defaults on any provision of the ownership. Additional
requirements may include but are not limited to those listed below.

1. The purchaser's household income may not exceed the maximum specified for
the income category and the purchaser must occupy the property as his/her
principal residence. Through the covenant, the owner assigns to the City the
right to any rents collected in violation of the covenant.
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2.

3.

4

Any sale or other transfer of any interest in the property must be approved by the
City as being in compliance with the requirements set forth in the covenant,
including the maximum sale price.

The terms of all financing secured by the property must be approved by the City,
whether at the time of sale or at any other time.

The owner shall submit an annual reporl to the City that cefiifies compliance with
the terms of the covenant.

5. The term of the covenant shall be at least 30 years from the date of purchase.

6. The purchasers of the affordable unit may not own other residential property
during their ownership of the unit. "Ownership of residential propefty" referé to
an ownership interest in land that is zoned for or improved with residential
development and/or an ownership interest in a mobile home, whether or not such
mobile home is permanently affixed to land or such land is owned by the mobile
home owner. The Community Development Director may waive this requirement
when the ownership interest is a smalL fractional interest ôr if the property has
minimal value due to location or condition.

Annual Monitoring and Reporting. Every owner of an affordable inclusionary unit is
required to file an annual report with the City to ensure that all occupancy requirements
for the unit are being met on an ongoing basis. A similar report is required upon each
change of ownership. Language setting forth these requirements is included in the
affordability control covenant recorded against the properly.

Transfers and Conveyances. lf the property owner sells the affordability restricted
residential property during the term of the covenant, the subsequent owner will be
required to sign and record a new covenant which will begin a new 3O-year period of
price and occupancy restrictions for the income-restricted unit(s). This requirement will
continue for each subsequent owner. However, as required by State law, in no event
shall the total period of controls exceed 90 years.

Foreclosure. ln the event of default and foreclosure proceedings, the affordability
covenant will not be terminated and will remain in effect for any subsequent purchaser.
The covenant shall not impair the rights of a lender to foreclose or take tifle to the
property or accept a deed instead of foreclosure. The City shall retain the right to
qualify subsequent purchasers for resale as described in this handbook in Section Vl.
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Vlll. ln-Lieu Fee Galculations

ln-lieu Fees. Pursuant to the lnclusionary Housing Requirement Ordinance, if the City
determines that the production of onsite inclusionary units is infeasible, a fee will be
charged for every required inclusionary unit that is not provided onsite.

Fees to be Set. The required in-lieu fee shall be set based on an inclusionary housing
requirement of 12% of the onsite market rate units. lf a proposed residential project
includes both single family detached units and attached condominium units, the in-lieu
fee shall be calculated based on 12o/o of each proposed unit type. The in-lieu fee
amount for a proposed housing development shall be set as of the date of City Council
acceptance of the final subdivision map.

Calculation for Condominium Units. The in-lieu fee for a condominium unit shall be
equivalent to the monetary difference between the median sales price of a market rate
condominium unit in the City and the sale price of a condominium unit affordable to an
above moderate income household earning 121o/o of AMl. The target income for this
calculation is 121% of the AMI and the percentage of total income expended on housing
costs for this calculation is 30%. The median sales price of condominium units in the
City shall be established by the City Council, based on data provided by sources
selected by the City Council, for sales during the calendar year prior to the calculation.
The City Council may annually review the median sale price of condominium units in the
City, and may, based on that review, adjust the in-lieu fee amount. The calculation for
the adopted 2010 condominium in-lieu fee is shown in Table 10.

Table 10
Sample ln-lieu Fee Calculation for a Condominium Unit

Median Sale Price for Condominiums
Sold in Carpinteria in Prior Year $400,000
Minus ( - )
Affordable Sale Price $309,300
Equals ( = )
ln-lieu Fee $90,700

Target lncome for Affordability $77,755"
Housing Cost to lncome Ratio 30%
Maximum Payment for Housing $1,944.00
lnterest Rate 6.0%
HOA Fee $275
Loan Payments $1,669.00
Loan Amount $278,375
Down Payment $30,93'l
Maximum Sale Price $309,300
*121o/o of median income, three-person household

Galculation for Single Family Detached Residential Units. The in-lieu fee for single
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family detached units shall be sufficient to make up the monetary difference between
the following: 1) The median sale price of single family residencês in the City, and 2)
The sale price of a single family residence affordable to an above-moderate income 

.

household earning 121o/o of the area median income calculated according to the
procedures in this handbook. The target income for this calculation is 121% of the area
median income and-the percentage of total income expended on housing costs for this
calculation is 30%. The median sale price of single family residences in-the City shall
be established by the City Council, based on datá providéd by sources selected by the
City Council, for sales during the calendar year prior to the calculation. The City iouncil
may annually revíew the median sale price of single-family residences in the Ciiy, and
may, based on that review, adjust the in-lieu fee amount. A sample calculation for
setting the single family residence in-lieu fee is shown in Table 11.

Table 11
Sample ln-lieu Fee Calculation for a Single Family Residence

Median Sale Price for Single Family Residences
Sold in Carpinteria in Prior Year $600,000
Minus ( - )
Affordable Sale Price
Equals ( = )
ln-lieu Fee

Target lncome for Affordability
Housing Cost to lncome Ratio
Maximum Payment for Housing
lnterest Rate
Loan Payment
Loan Amount
Down Payment
Maximum Sale Price
*121o/o of median income, four-person household

Fee Reduction for Small Units. For residential developments where the interior
dwelling size of at least two-thirds of the market rate units is 1,200 square feet or less,
the in-lieu fee shall be reduced by 2Oo/o.

Timing of Fee Payment. ln-lieu fees shall be paid into the Affordable Housing Trust
Fund prior to issuance of a building permit for the first dwelling within a residential
development. For residential subdivisions that are to be builtln phases, the developer
shall pay the pro rata portion of the fee prior to the issuance of a building permit for the
first dwelling unit within each respective phase of a residential developnìent. ln the
event that the developer intends to pay the in-lieu fee from proceeds ôf a bank
construction loan, and such bank requires the issuance of a building permit prior to
funding the construction loan, the developer may request that the Communiiy
Development Director issue the building permit prior to payment of the fee. The
Community Development Director may approve such request provided the developer
agrees in writing that the fee will be paid within ten days after ihe issuance of the

$357,300

$242,700

$77,755.00*
30%
$1,944.00
6.0%
$1,928.00
$321,574
$35,730
$357,300
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building permit, and further agrees that the building permit will be deemed revoked by
the City and work undertaken pursuant to the building permit stopped if the in-lieu fee is
not paid within such ten-day period.
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lX. Affordable Housing Trust Fund

The City has established an Affordable Housing Trust Fund ("Fund"). The in-lieu fees
collected through the lnclusionary Housing ordJnance are deposited into the Affordable
Housing Trust Fund. The Fund is to be uõed exclusively tor the provision of affordable
housing in the City and for reasonable costs associated with the development,
maintenance and oversight of such housing. The Fund may also include other monies
available to the City for exclusive use for thè provision of afiordable housing (e.g., grant
monies). Within this Fund, monies from different programs or sources are to be held
and accounted for in separate accounts.

The guidelines for the Affordable Housing Trust Fund are set forlh below.

1. The Fund will provide grants or loans for the construction or rehabilitation of
housing that is affordable for a minimum of 30 years.

2' Units assisted by the Fund shall be restricted to rent and sale prices affordable to
households earning less than 2O0Vo of AMl.

3. The City will require an Affordability Covenant to be recorded for units to be
assisted with Fund monies.

4- There are no project expenditure limitations. Each project will be examined with
respect to its financial need and its contribution to the City's affordable housing
goals.

5. The City will evaluate potential recipients using generally accepted underuuriting
criteria based upon the project proposal and tñqhouseholds to be served.

6. Recipients of monies from the Fund may be public, non-profit or for-profit entities.

7. There are no funding match requirements. lt is expected that developers
requesting assistance from the Fund will have a combination of various funding
sources to make the project financially feasible and that Fund monies will provi-ide
"gap" financing to complete project financing.
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APPENDIX 1

Gity Council Resolution No. 5###

(To be added after City Council Action)
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Exhibit B

CEQA $1s061
Notice of Exemption



Bxhibit B

. NOTICE OF EXEMPTION
DATI,2010

fO 

-Ofrtru 

o1fiorring and Research FROM. City oJ'Carpinteria
1400 Tenth Street
Sacramento, CA 95814

577 5 Carpinteria Avenue
Carpinteria, CA 93013

X Clerk of the Board
County of Santa Barbara
105 E Anapamu Street, Rm. 407
Sqnta Barbara, CA 93101

' Project Title: Affordable Housing Policies and Procedures 2010 Update: Adoption of
Resolution No. 5### updating the City of Carpinteria's Affordable Housing Policies and
Prodedùres handbook.

-Project Location: City of Carpinteria

Description of Nature, Purpose and Beneficiaries of Project: This project will benef,rt the City
of Carpinteria by providing clear procedures consistent with Carpinteria Municipal Code Title
14,Zoning, to implement Ordinance No. 590 (Inclusionary Housing Requirement) and
Ordinance No. 601 (Density Bonus).

Name of Agency-Approiing Project; City of Carpinteria

Name of Agency Carrying Out Project: City of Carpinteria

Exemption SÍatus:

:$tatutory [Article I 8]
_Declaíed Emergency [Seêtion ]5269(a)J _

- Etitergency Project [Section 15269 þ) and (c)J
_Categorical lSections I 5 3 00- I 5 3 3 3l
X_General Rule Exemption [Section 1J06lJ

Reasons why project is exempt: The City finds the proposed ordinance to be exempt from
CEQA pursuant to State CEQA Guidelines $15061 (this activity is covered by the general rule
that CEQA applies only to projects which have the potential for causing a significant effect on
the environment). The adoption of poiicies and procedures is not a-''project" as defined in
$15378 which allows for administrative or maintenance activities suòh às general policy and
procedure making.

Jackie C ampbell, Community Development Director
(805) 684-5405 ext.451
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