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Bay Area Economics is currently working on the in-lieu fee calculations, but unfortunately this
work will not be available at the May 15™ meeting. However, there are a number of topics that
the Working Group can begin discussing if time permits.

Attachments:

1. Inclusionary Housing and Workforce Housing Requirements

2. BAE Work Task on In-Lieu Fee Calculations

3. In-Lieu Fee Program Draft Outline as reviewed by AHWG on September 6, 2007
4, AHWG Minutes of September 6, 2007 Meeting

10183 Truckee Airport Road, Truckee, CA 96161-3306
www.townoftruckee.com
Administration: 530-582-7700 / Fax: 530-582-7710 / e-mail: truckee @townoftruckee.com
Community Development: 530-582-7820 / Fax: 530-582-7889 / e-mail: cdd@townoftruckee.com
Animal Services/Vehicle Abatement: 530-582-7830 / Fax: 530-582-7889 / e-mail: animalservices@townoftruckee.com
Police Department: 530-550-2328 / Fax: 530-550-2326 / e-mail: policedepartment@townoftruckee.com
Printed on recycled paper.



2025 General Plan

Affordable Housing
In-Lieu Fee Program

Inclusionary Housing and Workforce Housing
Requirements as they Relate to In-Lieu Fees

May 15, 2008

1. In-Lieu Fee Program

The Town Council shall by resolution adopt an in-lieu affordable housing fee for the
purposes of Chapters 18.214 and Chapter 18.216 (of the Development Code). The
resolution shall set forth the methodology and criteria for determining the fee and shall
establish a procedure for the annual review and update of the fee.

The amounts, calculation, and timing of payment of the affordable housing in-lieu fee
shall be established by resolution of the Town Council.

2. Inclusionary Housing Requirements
Project Size In-Lieu Fee Applicability
1 -2 units Exempt from all requirements.
3 — 6 units In-lieu fee may be paid in-lieu of constructing affordable housing

at the discretion of the developer.

7 or more units In-lieu fee may be paid in lieu of constructing affordable housing
only at the discretion of the review authority and making a finding
that “payment of the in-lieu fee will further affordable housing
opportunities in the Truckee region to an equal or greater extent
than compliance with the express requirements.”

3. Workforce Housing (as recommended by Working Group)
Project Size In-Lieu Fee Applicability
<7FTEE Exempt from all requirements.
7to <14 FTEE In-lieu fee may be paid in-lieu of constructing affordable housing

at the discretion of the developer.

14 or more FTEE In-lieu fee may be paid in lieu of constructing affordable housing
only at the discretion of the review authority and making a finding
that “payment of the in-lieu fee will further affordable housing
opportunities in the Truckee region to an equal or greater extent
than compliance with the express requirements.”




2025 General Plan

Affordable Housing
In-Lieu Fee Program

Bay Area Economics Work Task on In-Lieu Fee Calculations

May 15, 2008

4. Prepare In-Lieu Fee calculations

After updating the financial feasibility models, BAE will utilize information collected for
the analysis of projects that are 100 percent market rate and projects that incorporate
the inclusionary units to determine the “cost gaps” for the affordable housing units. The
objective of the exercise is to estimate the amount of funding that is necessary to
subsidize the required affordable housing units. To facilitate implementation, BAE will
estimate the funding gap by type of unit, size, and income level (e.g., three-bedroom for-
sale affordable to moderate-income, etc.). BAE will calculate the amount of funding that
is necessary to cover the gap between the cost to develop the units and the “values” that
are supported by the restricted sales prices or rents. BAE will prepare an Administrative
Draft memo documenting the analysis for review and comment by Town staff.



2025 General Plan

Affordable Housing
In-Lieu Fee Program

Draft Outline

As Reviewed by Affordable Housing Work Group
September 6, 2007

Part 1 — Policy Approach

Fee Methodology

Should the in-lieu fee be the difference between the costs of developing an affordable
housing unit and the affordable rent or sales price that can be received from the affordable
unit?

In a simple approach, should the in-lieu fee be the difference between the median home
price in Truckee and the affordable sales price of an affordable unit? The difference
between the market-rate price of the affordable unit and the affordable sales price?

Should there be separate in-lieu fees for inclusionary housing projects, including separate
fees for rentals and for-purchase projects, and workforce housing projects or should there
be one “blended rate” fee?

Amount of Fee

Should the in-lieu fee cover the full gap between a market-rate unit and an affordable unit?

Should the in-lieu fee take into consideration the ability of affordable housing developers to
leverage other funds?

Should the in-lieu fee be an incentive, disincentive, or neutral for developers to construct
affordable housing?

Should the in-lieu fee take into consideration the time-lapse between payment of the fee and
the construction of affordable housing funded by the fee?

Should the in-lieu fee include an administration fee?

Part 2 — Amount of Fee

Inclusionary Housing Projects
¢ Rental Units
¢ Homeowner Units
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Workforce Housing Projects
Fractional Fees

Reduced Fees for Small Projects
¢ Inclusionary Housing Projects
o Workforce Housing Projects

Council Comment: For a residential development project allowed to pay an in-lieu fee,
consider a sliding fee scale and/or fee exemption for the first two units to achieve
equivalency of incentives across all sizes of projects.

Council Comment: Consider the fiscal impacts of affordable housing requirements and in-
lieu fees on small projects and on owner-builder projects.

Part 3 — Guidelines and Procedures

Procedure for annual review and update of the fee

o Inflationary Adjustments including methodology / measure for determining adjustment
e Comprehensive Updates

How to Calculate Fee

Annual Report

Appeals

Part 4 — Affordable Housing Fund

Administrative agency
Purchase of Affordable Housing Credits
Use of fees outside the Town

Working Group Comment: The Town Attorney should provide information on the legality of
using Town in-lieu fees and affordable housing funds outside the Town of Truckee.

Affordable housing programs and projects that may be funded by the fee

Working Group Comment: Town staff should provide information on how Town funds are
invested and the type and amount of return that may be anticipated.

Work Group Comment: The policies of other agencies in the Truckee region on the use of in-
lieu fees and affordable housing funds outside the agency’s geographic jurisdiction should be
reviewed and evaluated when determining Town policies and procedures on the use of
affordable housing funds outside the Town.
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TOWN OF TRUCKEE
AFFORDABLE HOUSING GROUP
REGULAR MEETING MINUTES
Thursday September 6, 2007, 3:00 P.M.

1. CALL TO ORDER. The meeting was called to order at 3:12pm by Vice Chair Pat Davison.

Members Present: Duane Hall (Town Planner), John Falk (TSBOR), Pat Davison (CATT),
Mike Isle (Developer), John Eaton (M.A.P.F.), David Griffith (Redevelopment and
Housing Coordinator), Kappy Mann (Chambers), Rachelle Pellissier (WHATT).

Members Absent: John McLaughlin, (Community Development Director); Bob Johnston
(Planning Commission), Kurt Reinkens (Planning Commission), Josh Susman
(Council), Dr. Mark Brown (Council), VACANT (Latino Rep), Joe Guzman (CABPRO
Alternate), and VACANT (CABPRO Primary), Shelly Wright (Chambers alternate).

2. APPROVAL OF MINUTES. None.
3. PUBLIC COMMENT.
4. STAFF REPORTS.

Affordable Housing In-Lieu Fee Program.
Hall provided an overview of the following discussion points and asked the group to note any
additional topics or questions to be discussed on subsequent Working Group meeting agendas.

Methodology:
Davison stated that she would like to have a chart which shows what the affordable limit

numbers are and asked if the Working Group should look at what neighboring jurisdictions have

done.

o Pellissier stated that WHATT found it useful to study other communities’ policies when
making policy decisions.

Eaton noted the need to keep our general principles and priorities in mind.

o Hall stated that the highest priority is the employee housing ordinance (the in-lieu fee
program is the second highest priority) and that the timeline for getting all three programs to
the Town Council for implementation is about 6-8 months.

Isle asked if there is there a way to consider applying in-lieu fee dollars toward the rehabilitation

of existing units; instead of building a new unit, rehabilitation might be advantageous to the

Town.

« Hall noted that the use of in-lieu fees for rehabilitation would probably come out of the
affordable housing fund.

Amount of Fee:

Falk noted that the fee should be neutral and not encourage or discourage the building of units.
Hall stated that the fees discussion will include figuring out what the fees should be and
providing guidelines on when in-lieu fees should be allowed, especially when the decision is at
the discretion of the review authority.

Davison requested a clarification of the Council comment regarding consideration of a sliding
scale fee for the first two units and an inventory (if possible) of parcels that would be affected by
an in-lieu fee.
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Hall stated that such an inventory could not be completed in a reasonable timeframe by Town
staff and that the first two units could be exempt and then in-lieu fees would be due on the third
through sixth units.

Guidelines and Procedures:

Falk asked if it would be feasible to have the annual report include more expansive descriptors
such as the total number of units constructed, total number of affordable units constructed, etc.
for a broader picture.

« Hall stated that is already addressed in the Town Annual Housing Report.

Affordable Housing Fund:

Isle asked who administers the funds, how they are invested and about the possibility of

mitigation credits monitoring.

« Hall noted that those topics would be included in the affordable housing credits discussion.

Eaton inquired about constructing affordable housing in the Truckee Region.

o Falk suggested checking with Dennis Crabb regarding the legality of any proposed Truckee
Region building options.

« Davison suggested checking with the other jurisdictions regarding their policies.

Affordable Housing Administrative Guidelines and Procedures

Part 1:
o Purpose and Intent
Hall stated that initially, the Town will be administering the Administrative Guidelines and
Procedures (AGAP), but they might contract with someone else, such as the Workforce Housing
Association of Truckee Tahoe (WHATT), to take on that task.
. Two of the goals of having the AGAP are to ensure consistent staff guidance to the public,
and provide more simply stated, user-friendly guidelines for the public.
0 The AGAP will also be easier (than an ordinance) to amend.
« Nikki Riley suggested including a worksheet in the AGAP to help developers and staff
determine ballpark figures.

o Administrative Fees

« Definitions — Council Comments
o Working Group Topic: If the above moderate income ought to be at 180% of the area
median income or whether it should be higher (because of possible alternative
equivalent action — a developer could propose above moderate income units).
e Program Monitoring and Annual Review/Report
o These items (including utility allowances and income limits) could be very easy to
amend.
The Working Group did not have any additional comments regarding Part 1.

Part 2:
e Inclusionary Housing Plan and Workforce Housing Plan
o Determine the process for making changes after Planning Commission approval
o Determine what changes can be made at the staff level
o Determine what is a major change and what is a minor change
« Alternative Equivalent Proposal
o Determine a baseline
o Findings need to be approved by the review authority
« Alternative Timing Plan

Page 2 of 6
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o Regarding when affordable units need to be completed
o The Town attorney will be consulted for adjustments and waivers
o Appeals
o Most appeals will be handled through the Development Code.
o Falk suggested looking at using an Appeals Hearing Officer (similar to what the Tahoe
Regional Planning Agency uses).

Part 3: Applicability and Exemptions
e Inclusionary Housing
o Exemptions
« Workforce Housing
o Exemptions
o Conversion of Floor Space - what if the use generates more employees?
o Relocation of Existing Business
e Options to Comply
o On and Off-Site Construction
o Land Dedications
o Affordable Housing Credits
o Affordable Housing Restrictions on Existing Market-Rate Units
o In-Lieu Fees
o Determining the number of Affordable Units
o Inclusionary Housing
o Workforce Housing
= Employee generation rates including special uses and independent calculations
= Employees per unit
o Income level restrictions: low and moderate income units?
o Price Restrictions
o Affordable Rent
o Initial Affordable Sales Price

Falk suggested listing secondary units and the type of employee as topics.

Davison noted that Lot Sale Subdivisions also needs to be an included topic.

Hall stated that we can include employee type, percentage of income and discussion of full time
versus seasonal employees.

Part 4: On and Off-Site Construction
« Location and Distribution of Affordable Housing: Dispersed or clustered in one area?
0 Inclusionary Housing
0 Workforce Housing
« Building Types, Exteriors, Interiors, and access to Common Amenities
« Timing and phasing
0 Land Use Approval
0 Building Permits
o Construction
The Working Group did not have any comments regarding Part 4.

Part 5: Off-Site Construction Outside Town

« Truckee Region: Define and consider whether to include the North Lake Tahoe area in the
Truckee region.

« Ratio of Required Affordable Units to Off-Site Affordable Units
o Determine if a higher number of units should be built if they are outside of Truckee.

Riley suggested adding a discussion regarding regional transportation (transit access).

Davison stated that we need to consider creating agreements with neighboring jurisdictions.
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Falk noted that off-site rental management would need to be consistent with Town management
standards.

Part 6: Land Dedications

« Ratio of Required Affordable Units to Land Dedication
0 We need to provide enough land to meet the number of units that are required.

« Land Use Approval

0 Some jurisdictions require land dedication prior to building and some will wait until after
building a project.

Land Use Dedication Outside Town

Infrastructure and Utilities

Development Fees

« Timing and Phasing

Falk stated that the bottom line is appraised value of the land — and that developers need to

know what the gap is between what they have to do and what they have not done.

Hall noted that on-site valuation is generally lower than off-site valuation and that we need to

figure out criteria for land use characteristics (for building affordable housing).

Part 7. Affordable Housing Credits
« Ratio of Required Affordable Units to Affordable Housing Credits
« Sending Site
o0 Coordinate with In-Lieu Fee Program
o Eligible Sites
« Receiving Site
0 Which projects are eligible to use affordable housing credits versus actually constructing
the housing on site? A good example of this would be a commercial project in Tahoe
Donner.
o0 Transfer of Credits to and from Non-Profit Organization
The Working Group did not have any comments regarding Part 7.

Part 8: Restricted Market-Rate Units

Ratio of Required Affordable Housing Units to Restricted Market-Rate Units

Restricted Market-Rate Units outside the Town

Characteristics and Conditions of Market-Rate Units

Required Restrictions: Perpetuity, 30 Year, type of income restrictions, etc.

Timing and Phasing

Restricted market-rate units are those which have become affordable units.

o Affordable housing units will generally be new units (a new project) in which the units
may already be restricted.

Falk stated that this is a good section to determine some methodology to insure the utility of the

restriction.

Part 9: In-Lieu Fees

When they should be allowed
Amount of Fee

Calculation of Fee

Timing of Payment

Fractional Obligations
Eligibility to Pay Fee

The Working Group added a section to the In-Lieu Fees in regards to when they should be
allowed.
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Part 10: Bonuses, Incentives, and Concessions
« Density Bonuses for Inclusionary Housing: how to calculate them
« FAR Increase for Workforce Housing
e Priority Processing
« Regulatory Concessions

0 Procedure and Approval

o Examples of Concessions

= Deferral of Town impact fees is an automatic concession; waiver or reduction is
not an automatic regulatory concession

The Working Group did not have any comments regarding Part 10.

Part 11: Affordable Housing Agreement

Hall stated that this would be the actual agreement that is recorded by the developer when the
affordable units are completed.

« Contents

o Deed Restrictions

« Amendments

« Modifying Affordability Period

Falk stated that in regards to off-site units, their agreements need to be consistent with the
Town’s and the other jurisdiction’s requirements.

« Hall noted that we have Code Compliance authority within, but not outside of the Town.

Part 12: Marketing and Selection Procedures
« Marketing responsibilities
o Town of Truckee Property Owner / Developer
e Locals preference
e Marketing Period
« Initial marketing and selection
« Ongoing marketing and selection
« Sales to Non-Qualifying Households
0 Reasonable period of time
0 Selection of Occupants
o Eligibility List
0 Renter and Homeowner Agreements and Deed Restrictions
The Working Group did not have any comments regarding Part 12.

Part 13: Homeowner Affordable Housing Requirements
« Eligibility Criteria
0 Income
0 Assets
0 Local Preference
« Initial Affordable Sales Price (Refer to Part 3)
« Resale affordable sales price
« Occupancy Requirements
Rentals
Affordability Periods
Maintenance and Insurance
Refinancing
Title Changes and Property Inheritance
Default and Foreclosure
Monitoring and Reporting of Compliance
The Working Group did not have any comments regarding Part 13.
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Part 14: Rental Affordable Housing Requirements

o Eligibility Criteria

o0 Income

0 Assets

0 Local Preference

Initial Affordable Sales Price (Refer to Part 3)

Annual Rent Changes

Household Size and Occupancy

Lease Requirements

Changes in Household Size or Income During Tenancy
Monitoring and Reporting of Compliance

Conversion of Rental to For-Purchase Unit

The Working Group did not have any comments regarding Part 14.

Part 15: Enforcement and Penalties
To be discussed at a later date.

Appendices to include:
o Worksheets for calculating inclusionary housing and workforce housing requirements
« Sample Developer Deed Restriction
« Homeowner and Developer Fact Sheets (including Steps in the Development and Review
Process)
« Income Limits (updated annually)
« Initial Affordable Rents and Sales Price (updated annually)
0 Rental Units
o For Purchase Units
« Utility Allowance Tables
« Sample Affordable Housing Agreement
The Working Group did not have any comments regarding the appendices.

5. INFORMATION.

5.1 BAE Agreement for Professional Services for Economic Analyses of Affordable
Housing Programs.

Hall stated that Bay Area Economics (BAE) will be working with staff to provide the key

updated economic inputs and assumptions which will be used in the analysis for

review and comment by the Working Group at a future meeting.

6. ITEMS FROM THE CHAIR. None.
7. WRAP-UP. Set agenda for next meeting.
8. ADJOURNMENT. At 5:15pm to the next scheduled meeting on Thursday, September 20,
2007 at 3:00 p.m. in Town Council Chambers.
Respectfully Submitted,

Duane Hall
Town Planner

By: ;%ffy/zw ;/é////

Donna Healy, Administrative Secretary
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