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EXHIBIT D2

EXCERPT OF MODIFIED IMPLEMENTATION GUIDELINES 

ADAPTED FROM 2/01/19  



ATTACHMENT B-1



SCHEDULE D2  



These Guidelines are based on existing City Guidelines as of the Effective Date.  As of the Effective Date, the City is in the process of preparing updated guidelines to accompany the IHO. As such, this Schedule D2 of modified IHO Implementation Guidelines is intended to provide more information on how the Developer will comply with City's administrative procedures of implementation of IHO. Developer and the City, through the Director of Housing, agree to meet and confer promptly following the written request of Developer or the Director of Housing regarding potential future changes to these Guidelines based on future changes to the City-Wide guidelines.  These Guidelines may be amended or modified with the consent of Developer and the Director of Housing at a future date.   Capitalized terms that are used but not defined in these Guidelines have the meanings given such terms in the IHO attached to the Development Agreement at Schedule D5.





INCLUSIONARY HOUSING ORDINANCE (IHO) COMPLIANCE OPTIONS:   
PROCEDURE FOR BUILD ON-SITE OPTION  

(PROVIDING RENTAL INCLUSIONARY UNITS)  

I. 	Introduction  

This attachment to the Guidelines provides more information on how Developers may satisfy  their inclusionary housing obligation by building Rental Inclusionary Units (Inclusionary  
Rentals) on-site dispersed throughout their Residential Development and renting those units to  eligible households. Definitions for capitalized terms may be found in the Guidelines and the  Ordinance.  

II. Build On-Site Obligation (San José Municipal Code - SJMC Sections 5.08.400, 5.08.410)  

Developers who elect to build on-site must build (consistent with the standards as described in  
Part VII) and rent at least fifteen percent (15%) of the units in the Residential Development to  
income qualified renters. The equivalent of at least nine percent (9%) of the units in the  

Residential Development shall be made available for rent at an Affordable Rental Rate to  
households earning no more than 80 percent (80%) of the Area Median Income (AMI) adjusted  for family size, as defined in California Health & Safety Code and as amended from time to  

time. The equivalent of at least six percent (6%) of the units in the Residential Development  

shall be made available for rent at an Affordable Rental Rate to households earning no more than  50 percent (50%) of the Area Median Income (AMI) adjusted for family size, as defined in  
California Health & Safety Code and as amended from time to time. The Income Limit and  
Affordable Housing Cost will be determined by the City for each inclusionary unit as described  

in section VIII below. The City of San José annually publishes AMI levels for the City and posts  these on its website.  

When computing the number of units required to satisfy the 15% on-site obligation, resulting  
fractions of one-half (1/2) or greater shall be rounded up to the next highest whole number, and  fractions of less than one-half (1/2) shall be rounded down to the next lowest whole number.   

III. Build On-Site Incentives (SJMC Section 5.08.450)  

The Developer of a Residential Development providing all required Inclusionary Units upon the  same site as the market rate units pursuant to SJMC Section 5.08.400 may, at the Developer's  

sole option and concurrently with the submittal of the Affordable Housing Compliance Plan, and  the earlier of the zoning or Planning Permit application, submit a written request for a density  
bonus, waivers or incentives pursuant to California Government Code Section 65915 et seq. and  SJMC Chapter 20.190, if the Residential Development includes the provision of Inclusionary  
Units within the Residential Development that meets the minimum thresholds for a density  

bonus pursuant to California Government Code Section 65915 et seq.  
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The Developer of a project providing Inclusionary Units on-site may request a density bonus  
based on those Inclusionary Units, consistent with Chapter 20.190, provided the units meet the  Density Bonus requirements.  

IV. Affordable Housing Compliance Plan Application (SJMC Sections 5.08.120, 5.08.155,  
5.08.320H, 5.08.420, 5.08.610)  

As part of the application for First Approval1 of any Residential Developments, Developers are  
required to submit a signed Affordable Housing Compliance Plan application to the City, and  

pay the application processing fee. If an Affordable Housing Compliance Plan was not submitted  and approved at First Approval, it is due when a Developer applies for any other Planning  

Permit. Additionally, upon the expiration of any Planning Permit, and unless otherwise  

exempted, the Residential Development shall be subject to the requirements of the Ordinance,  

and shall not proceed until an Affordable Housing Compliance Plan application is approved in  
conjunction with any other required Planning Permit or amendment thereto.   

Developers who elect the Build On-Site Compliance Option must provide the following  information when submitting the Affordable Housing Compliance Plan application:  

1) General information about the Developer and the Residential Development;  

2) Whether the Developer intends to seek a parcel, or tentative, and final map for the project;  

3) Affirming that the Developer intends to build Inclusionary Rentals on-site consistent with the  

standards in Part VII;   

4) Detailed information about the unit makeup of the Residential Development:  

i. Total number of units,   

ii. Total number of Inclusionary Rentals by income level of the units,   

iii. Unit type (e.g. townhouse, attached multi-family) and tenure (e.g. For-Sale or  
Rental),   

iv. Number of bedrooms and bathrooms,   

v. Parcel map and/or site plan(s) indicating the proposed location and square footage of  

both the Inclusionary Units and the market rate units,   

vi. Construction and completion schedule of all Inclusionary and market rate units, and  

vii. Phasing of Inclusionary Rentals in relation to market rate rentals consistent with Part  
VI and VII of this chapter.    

5) As part of the Affordable Housing Compliance Plan application process, Developers shall  
provide a marketing plan that includes the following:  

i. Anticipated timeline for the rental of both market rate and Inclusionary Units, and  
ii. The planned approach to offering the Inclusionary Rentals to the public in a non- 

discriminatory and equitable manner.  

6) Any requested build on-site incentives as described in Part III of this chapter,  

7) Whether the Developer or any affiliate owns, has an interest in, or controls any property  
contiguous to the project,  

                                                  

1 SJMC Section 5.08.185 - "First Approval" means the first of the following approvals to occur with respect to a Residential  

Development: development agreement, general plan amendment, specific or area plan adoption or amendment, zoning,  
rezoning, pre-zoning, annexation, planned development permit, tentative map, parcel map, conditional use permit, special use  permit, or building permit.  
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8) A reliable financing mechanism for the ongoing administration and monitoring of the  
Inclusionary Rentals,  

9) A description of the manner by which a capital reserve for repair, replacement and  
maintenance shall be maintained for the term of the affordability restriction, with provision  

for sufficient initial capitalization and periodic contributions to the capital reserve, and  
10) Any other information, including a detailed narrative that facilitates the Housing  

Department’s ability to evaluate the project’s compliance with the Ordinance and Guidelines.  

Interested parties may obtain the Affordable Housing Compliance Plan application from the City  of San José Housing Department website, currently available at: www.sjhousing.org/IHO.org/IHO or by  contacting the Housing Department by sending an email to: IHO@sanjoseca.govgov

V. Inclusionary Housing Agreement (SJMC Sections 5.08.195, 5.08.420, 5.08.460, 5.08.600,  
5.08.610, 5.08.710)  

The Inclusionary Housing Agreement is a covenant by the Developer for the benefit of the City  of San José governing how the project’s inclusionary housing obligation will be satisfied. The  Inclusionary Housing Agreement may be comprised of more than one document. The City may  require that the approved Affordable Housing Compliance Plan application, including all  
components required to satisfy the Developer’s selected compliance option, be attached to the  Inclusionary Housing Agreement.    

Prior to the approval of any final or parcel map, or the issuance of any Building Permit for a  
project subject to the Ordinance, the City and Developer will execute an Inclusionary Housing  Agreement. The Inclusionary Housing Agreement will then be recorded against the entire  
project, any Contiguous Property (as defined below) and any other property used for the  
purposes of memorializing the requirement to meet the obligations of the Ordinance.  

The Inclusionary Housing Agreement shall contain a specific section or exhibit which applies  
only to the Contiguous Property under Common Ownership or Control (“CPCOC Property”).  
This anti-piecemealing section will list the number of residential units in the underlying project,  

and provided in the event that a Planning Permit is filed for residential development on any  
CPCOC Property it will subject to the Ordinance and will not be eligible for an exemption on the  grounds of having less than 20 residential units.  The requirements of the Ordinance imposed on  the underlying project shall not be imposed on the CPCOC Property by the recording of the  
Inclusionary Housing Agreement against those parcels.   

VI. Timing of Construction of Rental Inclusionary Units (SJMC Sections 5.08.460, 5.08.610)  

On-site Inclusionary Rentals must be developed and made available for occupancy either prior to  or concurrently with the market rate units. Construction must also be consistent with the phasing  plan for Inclusionary Rentals in relation to market rate units. The City may not issue Building  

Permits for more than ninety percent (90%) of the market rate units within the Residential  
Development (or construction phase) until it has issued Building Permits or authorized  
occupancy for all the Inclusionary Rentals within that project.    
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If the Rental units are attached units without separate building permits, the foregoing Building  Permit ratio requirement shall be applied consistent with the general intent of the Ordinance.  

A marketing plan for the Inclusionary Rentals is required including a commitment to provide the  Inclusionary Rentals to the public in a nondiscriminatory and equitable manner. Such a plan  
should provide for concurrent marketing and the rental of one (1) inclusionary unit for each six  
(6) market rate units.  

VII. Standards for Rental Inclusionary Units (SJMC Section 5.08.470)  

The Inclusionary Rentals shall have a comparable square footage and the same bedroom count  and bedroom count ratio as the market rate units. Square footage will be considered comparable  if the total average square footage of Inclusionary Rentals is at least 85% of the total average  
square footage of the market rate units for each unit by bedroom type (for example, the average  square footage for 1-bedroom Inclusionary Rentals must be at least 85% of the average square  footage for 1-bedroom market rate units).    

In addition, Inclusionary Rentals must be dispersed throughout the project site with the market  
rate units and not clustered together. When the Residential Development is comprised of  

attached townhouses, row houses or multi-family buildings the Inclusionary Rentals shall be  
located so as not to create a geographic concentration. There is a geographic concentration if the  Inclusionary Rentals are clustered in: (a) one area of the Residential Development away from the  Market Rate Units, (b) in a separate building from the market rate units, and/or (c) all on one  
floor or one side of a building.  

Developers may choose to cluster Inclusionary Units in a wing of a building or separating the  
units in another building (although on the same parcel) due to the type of financing needed to  
support the project, such as tax credits. The Housing Department will work with the Developer  

to acknowledge and understand the requirements of their financing plan and how that will impact  the compliance option they elect. However, if Inclusionary Units are clustered rather than  
integrated with market rate units, the development will be considered an off-site compliance  
option and subject to the provisions outlined in Attachment B-2 – Build Off-Site.  

The quality of exterior design and overall quality of construction of the Inclusionary Rentals  

must be consistent with the exterior design of the market rate units. Inclusionary Rentals may  
have different interior finishes and features than the market rate units in the Residential  
Development, as long as the finishes and features are functionally equivalent to the market rate  
units and are durable and of good quality. Functional equivalency includes the architectural style,  detailing, and, to some extent, the quality of materials and the size of structures.  

 

[Note to City: all Section heading ##s, e.g., VIII, internal x-references, page #s, and formatting to be cleaned up once agreement is reached on the substance of these guidelines.]



VIII. Inclusionary Rentals Household Income Limits (SJMC Sections 5.08.400.B, 5.08.600.A)  

The Developer is responsible for verifying the income eligibility of Rental Inclusionary Unit  tenants, based on the following methodology and definitions.  
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1) Household Composition Definition  

The Household is comprised of all eligible individuals who are currently living together at  

the same address and will continue to be living together in the Inclusionary Rental.  New  
household members cannot be added to the application to income qualify for an Inclusionary  Unit after initial submission of an application.  In addition, the following individuals are not  
 counted as part of the household: foster children, unborn children, children who are subject to  a shared-custody agreement in which the child resides with the household less than 50% of  

the time, children being pursued for legal custody or adoption who are not yet living with the  household at the time of application, and non-related live-in care-takers.    

To be considered an Eligible Household Member, an individual must comply with the above  criteria and meet one of the following criteria:  

i. All household members who are 18 years of age or more (adult household members)  
must be included on the application to rent the inclusionary unit; or  

ii. Any minor individual who is a dependent listed on the most recent year’s tax returns  
of an adult household member. All household members who are under 18 years of  
age must be the legal dependent of an adult household member.    

2) Household Income Limits  

To establish the eligibility of households who intend to occupy the Inclusionary Rental,  
limits are set on the amount of income that households (including all Eligible Household  
Members) can earn. These limits are based on the number of Eligible Household Members;  the family size to be used for determining the Household Income Limit is the number of  
Eligible Household Members.    

The Ordinance requires that on-site(No. 30538) Section 5.08.525 Mixed Compliance with Rental Inclusionary Units be rentedOn-Site includes that five percent (5%) of total Dwelling Units in the Residential Development shall be made available for rent at an Affordable Housing cost to Moderate Income  households and Very Low Income householdsHouseholds o, as defined below:  

i. When Moderate Income Rental Inclusionary Units are provided on-site, Moderate  
Income Households are defined in the ordinance as households earning no more than  

80100% of AMI for the household’s family size.  Please refer to the income limits  
currently published at 25 Cal. Code Reg Section 6932 for the current AMI in Santa  
Clara County by family size, 80% of AMI is prorated from 100% of AMI based on  
family size.  

ii. The Household Income Limits for Very Low Income households are defined pursuant  
to Health & Safety Code Section 50105.  Please refer to the 25 Cal. Code Reg Section  
6932 for the current Very Low Income Household Income Limits in Santa Clara  

County by family size.  



The City of San José annually publishes AMI levels for the City and posts these on its  website.  







5  


IHO Guidelines – Attachment B-1: Rental On-Site Compliance Option  





3) Household Income Definition  

For income eligibility purposes, the gross annual income (income before deductions or  
exemptions) received by all members of the household 18 years of age or older (except for  non-related live-in caretakers paid by an outside source who are not considered household  members) will be considered. The gross annual income is determined by calculating the  
household’s total current monthly income and then multiplying that total by 12.    

In the event that current monthly income deviates by more than 15% from the preceding 12- month average, the gross annual income will be determined by combining the preceding half  year’s gross income with one-half year’s gross income at the current level.    

4) Types of Income  

i. All wages and salaries, overtime pay, commissions, fees, tips, bonuses, and other  
compensation for personal services, before payroll deductions;  

ii. The net income from the operation of a business or profession or from the rental of  
real or personal property (without deducting expenditures for business expansion or  

amortization of capital indebtedness, or any allowance for depreciation of capital  
assets);  

iii. 	Interest and dividends (including income from assets – see Excluded Income section  
below);  

iv. The full amount of periodic payments received from Social Security, annuities,  
insurance policies, retirement funds, pensions, disability or death benefits, and other  

similar types of periodic receipts, including any lump sum payment for the delayed  
start of a periodic payment;  

v. Payments in lieu of earnings, such as unemployment, disability compensation, and  
severance pay;  

vi. The maximum amount of public assistance available to household members, other  
than the amount of assistance specifically designated for shelter and utilities;  

vii. Periodic and determinable allowances, such as alimony and child support payments,  
and regular contributions or gifts received from persons not residing in the home;  

viii. All regular pay, special pay and allowances of a member of the Armed Forces  
(whether or not living in the dwelling) who is the head of household or spouse; and  

ix. Any earned income tax credit to the extent that it exceeds income tax liability.  

5) Excluded Income  

i. Casual, sporadic or irregular gifts;   

ii. Amounts that are specifically for, or in reimbursement of, medical expenses;  

iii. Lump sum additions to household assets (as defined in the Assets section below),  
such as inheritances, insurance payments (including payments under health and  
accident insurance and workmen’s compensation), capital gains, and settlement for  
personal losses;   
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iv. Monies received for educational scholarships paid either directly to students, or to the  
educational institution, as well as amounts paid by the Government to a Veteran of  

the U.S. Armed Forces for use in meeting the costs of tuition, fees, books, and  
equipment. Any money received over and above the associated educational costs  

listed are not exempt and considered income;  

v. Special pay to a person in the U.S. Armed Forces who is head of household who is  
deployed and exposed to hostile fire;  

vi. Foster child care payments;   

vii. The value of benefits received from the Supplemental Nutrition Assistance Program.  

viii. Payments to volunteers under the Domestic Volunteer Service Act of 1973;  

ix. 	Income derived from certain sub-marginal land of the United States that is held in  

trust for certain Indian tribes;  

x. Payments or allowances made under the Department of Health and Human Services’  

Low-Income Home Energy Assistance Program;   

xi. Payments received from the Job Training Partnership Act; and  

xii. 	Income derived from the disposition of funds of the Grand River band of Ottawa  
Indians.  

6) Determination of Income from Assets  

To determine a Household’s income eligibility for occupancy of an Inclusionary Rental, a  
percentage of the Household’s assets (as defined in the Assets section below) shall be added  to the Household income only when the Household’s assets exceed the annual Household  
Income Limit. Please refer to the Housing Department website for current income limits.  

When the total of the Household’s assets exceed the Household Income Limit for the  
Household, then the amount of income attributed to these assets shall be computed as the  higher of:  

i. The actual annual income generated from the assets; or   

ii. 2.5% of all assets in excess of the Household Income Limit.   

7) Assets  

Assets are defined as:  

i. Cash savings, including but not limited to bank accounts, credit union accounts,  
certificates of deposit, and money market funds;  

ii. Marketable securities, stocks, bonds and other forms of capital investment;  
iii. 	Inheritance and lump sum insurance payments, already received;  

iv. Settlements for personal or property damage already received;  

v. Equity in real estate including residential and commercial property and unimproved  
land; and  

vi. Other personal property that is readily convertible into cash.  

The following are not considered assets:  
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i. Ordinary household effects including furniture, fixtures, and personal property;  

ii. Automobiles used for personal use; and   

iii. Cash, securities, stocks, bonds, and other forms of capital held in a tax deferred  

retirement plan recognized by the Federal Internal Revenue Service.    

IX. Affordable Rental Rates for On-Site Rental Inclusionary Units (SJMC Section 5.08.400.A)  

The Affordable Rental Rates for On-Site Rental Inclusionary Unit are as follows:    

1) For Moderate Income Rental Inclusionary Units that are located upon the same site as  
the market rate Residential Development households, the Affordable Rental Rate is  

the product of 30 percent times 80 percent (80%) of the AMI for Santa Clara County  
adjusted for family size appropriate for the unit.  

2) For Very Low Income Rental Inclusionary Units, the Affordable Rental Rate is the  
product of 30 percent (30%) times 50 percent (50%) of the AMI for Santa Clara  
County adjusted for family size appropriate for the unit.   

The City of San José annually publishes AMI levels for the City and posts these on its website.  

As defined in Health and Safety Code Section 50052.5 (h), the family size appropriate for the  
Rental Inclusionary Unit is determined by the number of bedrooms. The “family size” is equal to  one person greater than the number of bedrooms in the unit. For the purpose of determining the  
Affordable Rental Rate, each Rental Inclusionary Unit shall be adjusted for family size appropriate  for the unit based on the number of bedrooms as follows: a studio = one person, one bedroom = two  persons, two bedrooms = three persons, three bedrooms = four persons, and four bedrooms = five  
persons. These apply when there are no other pertinent federal statutes applicable to the Rental  
Inclusionary Units. However if federal statues apply (e.g. Tax Credit Allocation Committee -  
TCAC) the following occupancy guidelines may be used: 1.5 persons per bedroom. Owners may  make an election to use the TCAC occupancy guidelines for an entire property.  

Affordable Rental Rate includes all charges related to occupancy of the unit including utilities,  parking fees, fees for use of common facilities and other fees and charges. If utilities are paid by  tenants of the Rental Inclusionary Units, the rent for the Rental Inclusionary Units must be  
adjusted downward for tenant utility expenses, calculated in accordance with the utility  
allowances published by the Santa Clara Housing Authority annually.  

In situations where there are multiple affordability restrictions/income or rent limits set by  different funding requirements or jurisdictions, the Project must adhere to the strictest  
requirement so it can meet all of the layering restrictions.  

X. Occupancy Conditions  

The approved tenant(s) must occupy the Rental Inclusionary Unit as its principal residence  
during the entire term of the lease. If an additional occupant (roommate, family member, etc.)  moves into the Rental Inclusionary Unit, he/she will be considered part of the existing  
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household. As a condition for lease or occupancy of a Rental Inclusionary Unit, tenant must be  
required to provide notice to the owner/property manager, prior to the move in date of a new  
household member, and the entire household (including the new occupant) will be reevaluated to  determine eligibility, including household income requirements. If the tenant(s) fail to receive  
approval from the owner/property manager for any changes in occupancy or if the tenant(s)  
subleases the property or fails to provide the annual Tenant Income Certification, the tenant shall  be in violation of its lease and will no longer qualify as a Rental Inclusionary Unit tenant.  

If the owner/property manager suspects that there have been any changes to the occupancy of the  Rental Inclusionary Unit, the owner/property manager shall make a reasonable effort to  

determine who is occupying the unit.   

XI. Minimum Household Size  

To be eligible for a Rental Inclusionary Unit, a household must be of a size at least equal to the  
number of bedrooms in the Rental Inclusionary Unit. For example, in order to rent a two- 
bedroom unit, a household must have at least two Eligible Household Members. Minimum  
household sizes for Rental Inclusionary units are as follows: one bedroom unit = one person, two  bedroom unit = two persons, three bedroom unit = three persons, four bedroom unit = four  
persons. A household is comprised of all eligible individuals who are currently living together at  the same address and will continue to be living together in the Rental Inclusionary Unit.  

XII. Annual Rent Adjustments  

The maximum Affordable Rental Rates will be adjusted annually based on the most recently  
published household income limits for Santa Clara County by family size. The City or its agent  will notify the property owner/property manager of the new rental rates. If the owner chooses to  raise rents, the tenant must be given a sixty (60) day notice before any rent increase.   

XIII. Ongoing Compliance with Affordability Restrictions (SJMC Section 5.08.710)  

The developer of each project containing Rental Inclusionary Units is required to submit an  
Annual Compliance Report and pay any City monitoring fees. The Annual Compliance Report  
(ACR) consists of the following three documents which may be obtained from the Department of  Housing’s website at http://www.sjhousing.org/.  

1) Tenant Income Certification (TIC): Completed and signed by residents residing in the  
Inclusionary Rental. It is used to document family size, income and other financial  

information. Residents must be recertified annually to maintain eligibility at the inclusionary  
project.   

2) Certified Rent Rolls: A report listing each affordable unit, the resident's name, rental rate,  
household income, the household size, and any other information regarding property tenancy.  

Rent Rolls should be electronically submitted in an excel spreadsheet provided by the  
Department of Housing. The Rent Roll form can be found here: http://www.sjhousing.org/.  
The City reserves the right to change the Rent Roll form at any time.  
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3) Certificate of Continuing Program Compliance: A signed statement attesting that the project  
is in compliance with the City of San José Inclusionary Housing Agreement. The Annual  

Certificate of Continuing Program Compliance can be found here: http://www.sjhousing.org/  

XIV. Annual Tenant Income Certification (TIC) (SJMC Section 5.08.710)  

Leases for Rental Inclusionary Units shall provide for submittal of signed TIC forms upon  

written request of the owner or property manager and if tenants fail to submit the form within  
thirty (30) days of receipt of a written request, then this is a violation of the lease and the lease  
shall automatically terminate. If the renter fails to comply after notice, the owner or property  
manager will institute eviction proceedings. If a Very Low Income inclusionary tenant's  
household income increases and exceeds the income limit for Very Low Income households but  does not exceed the income limit for a Moderate Income household, then the tenant's rent will be  increased to 30% of their actual certified income, and the tenant may remain in the unit. If a  
tenant's household income increases and exceeds the Moderate Income Limit, the tenant’s rent  
will be increased to 30% of their actual certified income. If a tenant’s household income  

increases and exceeds 140% of the Moderate Income Limit, the tenant will be given three  

months to locate alternate housing and vacate the inclusionary apartment unit. A three-month  
extension may be granted in cases of extreme hardship. The property may also offer the tenant a  market rate unit.  

XV. Terms of Tenancy  

Rental Inclusionary Unit tenants will be subject to the same conditions of tenancy as other  
tenants occupying the same property, except for terms relating to occupancy, income eligibility,  annual recertification, and limits on rents. The initial lease term for the Inclusionary Rental will  be for one year.  

XVI. Availability of New Units for Lease  

A Rental Inclusionary Unit may not be leased until the City has approved the unit for occupancy.   

XVII.  Marketing /Leasing of Units  

The Developer is responsible for marketing the Inclusionary Rentals and identifying qualified  
tenants that meet the income eligibility requirements of the Rental Inclusionary Units. Developer  shall post the available Rental Inclusionary Units on the county-wide listing service site located  

at www.scchousingsearch.org or such other site as may be requested by the City. In reviewing  
each candidate, the owner or property manager may apply the same tenant selection criteria, such  as past performance in meeting financial obligations and credit references, as those applied to  
applicants for non-inclusionary units on the property, except for those standards relating to  
income eligibility.     

The Inclusionary Rentals within a Residential Development will not be operated at less than  
ninety percent (90%) occupancy for more than six consecutive months unless market conditions  otherwise dictate.  Developer shall post each vacant Rental Inclusionary Unit as soon as possible  
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but not later than ten (10) days after notice of an impending vacancy and provide advanced  notice of the opening of any wait list on the county-wide listing service site located at  
www.scchousingsearch.org or such other site as may be requested by the City.   

XVIII. Owner/Manager Certification  

Prior to the rental of the first Rental Inclusionary Unit on a property, the owner/property manager  will sign a certification of receipt of these Guidelines with a statement of intent to manage the  
Rental Inclusionary Units according to these procedures. Developers will also submit to the City  for approval a management plan consistent with the City’s standards for management of  
affordable units. Subsequent property owners/property manager may be asked to sign  
certifications of receipt of these Guidelines.  

XVIX. Terms of Affordability Covenants  

The deed restrictions applicable to Rental Inclusionary Units shall remain in effect for no less  

than the time periods set forth in California Health and Safety Code sections 33413(c)(1) and (2),  which currently sets a minimum period of 55 years from the date of recordation of the  
Inclusionary Housing Agreement. Future owners of the property will abide by all of the  
administrative procedures and by the conditions in the recorded Inclusionary Housing  

Agreement for the entire 55 year period from date of recordation. Note that a longer time period  may be required if the Residential Development receives a subsidy of any type and the subsidy  
program requires a longer term of affordability. Subsidies include, but are not limited to, loans,  
grants, mortgage financing, mortgage insurance, or rental subsidies.   



















ATTACHMENT A-1  

INCLUSIONARY HOUSING ORDINANCE (IHO) COMPLIANCE OPTIONS:   
PROCEDURE FOR BUILD ON-SITE OPTION  

(PROVIDING FOR-SALE INCLUSIONARY UNITS)  

I. 	Introduction  

This attachment to the Guidelines provides more information on how Developers may satisfy  
their inclusionary housing obligation by building For-Sale Inclusionary Units (Inclusionary  
Homes) on-site dispersed throughout their Residential Development and transferring those units  to eligible households. Definitions for capitalized terms may be found in the Guidelines and the  Ordinance.  

II. Build On-Site Obligation (San José Municipal Code - SJMC Sections 5.08.400, 5.08.410)  

Developers who elect to build on-site must build (consistent with the standards as described in  
Part VII) and transfer at least fifteen percent (15%) of the units built within their Residential  
Development to income qualified buyers. These units must be made available for purchase at an  Affordable Housing Cost based on the income limit for households earning no more than 110  
percent (110%) of the Area Median Income (AMI) adjusted for family size, as shown in the table  contained in 25 Cal. Code Reg. 6932, as amended from time to time. The Income Limit and  
Affordable Housing Cost will be determined by the City for each inclusionary home as described  in section VIII below. Such Inclusionary Homes may be sold to households earning no more than  one hundred twenty percent (120%) of the AMI. The City of San José annually publishes AMI  
levels for the City and posts these on its website.  

The San José Housing Department is in the process of creating a calculator to assist Developers  with the Affordable Housing Cost calculations.   

When computing the number of units required to satisfy the 15% on-site obligation, resulting  
fractions of one-half (1/2) or greater shall be rounded up to the next highest whole number, and  fractions of less than one-half (1/2) shall be rounded down to the next lowest whole number.  

III.   Build On-Site Incentives (SJMC Section 5.08.450)  

The Developer of a Residential Development providing all required Inclusionary Units upon the  same site as the market rate units pursuant to SJMC Section 5.08.400 may, at the Developer's  

sole option and concurrently with the submittal of the Affordable Housing Compliance Plan, and  the earlier of the zoning or Planning Permit application, submit a written request for a density  
bonus, waivers or incentives pursuant to California Government Code Section 65915 et seq. and  SJMC Chapter 20.190, if the Residential Development includes the provision of Inclusionary  
Units within the Residential Development that meets the minimum thresholds for a density  

bonus pursuant to California Government Code Section 65915 et seq.   
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The Developer of a project providing Inclusionary Units on-site may request a density bonus  
based on those Inclusionary Units, consistent with Chapter 20.190, provided the units meet the  Density Bonus requirements.  

IV. Affordable Housing Compliance Plan Application (SJMC Sections 5.08.120, 5.08.155,  
5.08.320.H, 5.08.420, 5.08.610)  

As part of the application for First Approval1 of any Residential Developments, Developers are  
required to submit a signed Affordable Housing Compliance Plan application to the City, and  

pay the application processing fee. If an Affordable Housing Compliance Plan was not submitted  and approved at First Approval, it is due when a Developer applies for any other Planning  

Permit. Additionally, upon the expiration of any Planning Permit, and unless otherwise  

exempted, the Residential Development shall be subject to the requirements of the Ordinance,  

and shall not proceed until an Affordable Housing Compliance Plan application is approved in  
conjunction with any other required Planning Permit or amendment thereto.   

Developers who elect the Build On-Site Compliance Option must provide the following  information when submitting the Affordable Housing Compliance Plan application:  

1) General information about the Developer and the Residential Development;  

2) Whether the Developer intends to seek a parcel, or tentative, and final map for the project;  

3) Affirming that the Developer intends to build Inclusionary Homes on-site consistent with the  

standards in Part VII;   

4) Detailed information about the unit makeup of the Residential Development:  

i. Total number of units,  

ii. Total number of Inclusionary Homes by income level of the units,   

iii. Unit type (e.g. townhouse, detached single-family) and tenure (e.g. For-Sale or  
Rental),  

iv. Number of bedrooms and bathrooms,  

v. Parcel map and/or site plan(s) indicating the proposed location and square footage of  

both the Inclusionary Units and the market rate units,  

vi. Construction and completion schedule of all Inclusionary and market rate units, and  

vii. Phasing of Inclusionary Homes in relation to market rate homes consistent with Part  
VI and VII of this chapter.  

5) As part of the Affordable Housing Compliance Plan application process, Developers shall  
provide a sales marketing plan that includes the following:  

i. Anticipated timeline for the sale of both market rate and Inclusionary Homes,  

ii. The planned approach to offering the Inclusionary Homes to the public in a non- 

discriminatory and equitable manner, and  

iii. The use of a California licensed real estate broker, listing homes on the local Multiple  

Listing Service (MLS), and holding a series of “open houses.”  

6) Any requested build on-site incentives as described in Part III of this chapter,   

                                                  

1 SJMC Section 5.08.185 - "First Approval" means the first of the following approvals to occur with respect to a Residential  

Development: development agreement, general plan amendment, specific or area plan adoption or amendment, zoning,  
rezoning, pre-zoning, annexation, planned development permit, tentative map, parcel map, conditional use permit, special use  permit, or building permit.  
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7) Whether the Developer or any affiliate owns, has an interest in, or controls any property  
contiguous to the project, and     

8) Any other information, including a detailed narrative that facilitates the Housing  

Department’s ability to evaluate the project’s compliance with the Ordinance and Guidelines.  

Interested parties may obtain the Affordable Housing Compliance Plan application from the City  of San José Housing Department website, currently available at: www.sjhousing.org/IHO.org/IHO or by  contacting the Housing Department by sending an email to: IHO@sanjoseca.govgov

V. Inclusionary Housing Agreement (SJMC Sections 5.08.195, 5.08.420, 5.08.460, 5.08.600,  
5.08.610, 5.08.710)  

The Inclusionary Housing Agreement is a covenant by the Developer for the benefit of the City  of San José governing how the project’s inclusionary housing obligation will be satisfied. The  Inclusionary Housing Agreement may be comprised of more than one document. The City may  require that the approved Affordable Housing Compliance Plan application, including all  
components required to satisfy the Developer’s selected compliance option, be attached to the  Inclusionary Housing Agreement.    

Prior to the approval of any final or parcel map, or the issuance of any Building Permit for a  
project subject to the Ordinance, the City and Developer will execute an Inclusionary Housing  Agreement. The Inclusionary Housing Agreement will then be recorded against the entire  
project, any Contiguous Property (as defined below) and any other property used for the  
purposes of memorializing the requirement to meet the obligations of the Ordinance.  

The Inclusionary Housing Agreement shall contain a specific section or exhibit which applies  
only to the Contiguous Property under Common Ownership or Control (“CPCOC Property”).  
This anti-piecemealing section will list the number of residential units in the underlying project,  

and provided in the event that a Planning Permit is filed for residential development on any  
CPCOC Property it will subject to the Ordinance and will not be eligible for an exemption on the  grounds of having less than 20 residential units. The requirements of the Ordinance imposed on  the underlying project shall not be imposed on the CPCOC Property by the recording of the  
Inclusionary Housing Agreement against those parcels.   

VI. Timing of Construction and Sale of Inclusionary Homes (SJMC Sections 5.08.460, 5.08.610)  

On-site Inclusionary Homes must be developed and made available for occupancy either prior to  or concurrently with the market rate units. Construction must also be consistent with the phasing  plan for Inclusionary Homes in relation to market rate units. The City may not issue Building  

Permits for more than ninety percent (90%) of the market rate units within the Residential  
Development (or construction phase) until it has issued Building Permits or authorized  
occupancy for all the Inclusionary Homes within the project.   

If the For-Sale units are attached units without separate building permits, the foregoing Building  Permit ratio requirement shall be applied consistent with the general intent of the Ordinance.  
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A marketing plan for the Inclusionary Homes is required including a commitment to provide the  Inclusionary Homes to the public in a nondiscriminatory and equitable manner. Such a plan  
should provide for concurrent marketing and the sale of one (1) Inclusionary Home for each six  (6) market rate units.  

VII. Standards for Inclusionary Housing Units (SJMC Section 5.08.470)  

The Inclusionary Homes shall have a comparable square footage and the same bedroom count  
and bedroom count ratio as the market rate units. Square footage will be considered comparable  if the total average square footage of Inclusionary Homes is at least 85% of the total average  
square footage of the market rate units for each unit by bedroom type (for example, the average  square footage for 3-bedroom Inclusionary Homes must be at least 85% of the average square  
footage for 3-bedroom market rate units).    

In addition, Inclusionary Homes must be dispersed throughout the project site with the market  
rate units and not clustered together. When the Residential Development is comprised of  

attached townhouses, row houses or multi-family buildings the Inclusionary Homes shall be  
located so as not to create a geographic concentration. There is a geographic concentration if the  Inclusionary Homes are clustered in: (a) one area of the Residential Development away from the  market rate units, (b) in a separate building from the market rate units, and/or (c) all on one floor  or one side of a building.   

Developers may choose to cluster Inclusionary Units in a wing of a building or separating the  
units in another building (although on the same parcel) due to the type of financing needed to  
support the project, such as tax credits. The Housing Department will work with the Developer  

to acknowledge and understand the requirements of their financing plan and how that will impact  the compliance option they elect. However, if Inclusionary Homes are clustered rather than  
integrated with market rate units, the development will be considered an off-site compliance  
option and subject to the provisions outlined in Attachment A-2 – Build Off-Site.   

The quality of exterior design and overall quality of construction of the Inclusionary Homes must  be consistent with the exterior design of the market rate units. Inclusionary Homes may have  
different interior finishes and features than the market rate units in the Residential Development,  as long as the finishes and features are functionally equivalent to the market rate units and are  
durable and of good quality. Functional equivalency includes the architectural style, detailing,  
and, to some extent, the quality of materials and the size of structures.    

 

VIII.  Pricing For-Sale Inclusionary Homes (SJMC Sections 5.08.400.B, 5.08.600.A)  

Inclusionary Homes are sold at their Fair Market Value, as defined below but discounted by an  
amount that is equal to the difference between the Fair Market Rate value of the home and the  
Affordable Housing Cost as adjusted to an Affordable Sales Price pursuant to these Guidelines,  
and the buyer of an Inclusionary Home acknowledges the discount provided under the Ordinance  by execution of subordinate shared appreciation loan documents and agrees to the income  
restriction and other conditions. In escrow, the buyer executes a City promissory note and other  





4  


IHO Guidelines – Attachment A-1: For-Sale On-Site Compliance Option  



subordinate shared appreciation loan documents that reflect this cost differential, also referred to  as “Developer Discount.”      

"Fair Market Value" for the purposes of the Ordinance and the Guidelines, means the highest  
price on the date of valuation that would be agreed to by a seller, being willing to sell but under  no particular or urgent necessity for so doing, nor obligated to sell, and a buyer, being ready,  
willing and able to buy but under no particular or urgent necessity for so doing, each dealing  

with the other with full knowledge of all the uses and purposes for which the Inclusionary Home  is reasonably adaptable and available but as though there was no affordability requirement  
imposed on the home. The Fair Market Value shall be verified by a licensed real estate appraiser,  commissioned by the borrower or borrower’s lender, prior to the close of escrow.  

The Developer must provide 90 days’ advance written notice to the City of the initial marketing  

of the Inclusionary Homes. The Housing Department will calculate the Affordable Housing Cost,  as adjusted to an Affordable Sales Price pursuant to these Guidelines which will then be  

identified as the maximum affordable price that may be charged to prospective homebuyers for  
the Inclusionary Homes within a Residential Development.  This calculation of Affordable Sales  Price shall be done within 90 days before the date of the first close of escrow for an Inclusionary  Home in a project and the values (Affordable Sales Price and Fair Market Value) shall be  

updated every 90 days thereafter.      

Method of Calculating the Income Limit for Pricing   

First, using the number of bedrooms in the particular Inclusionary Home, the maximum income  limit of 110% of AMI (as shown in the Santa Clara County table contained in 25 Cal. Code Reg.  Section 6932, or successor regulation, prorated from the 100% of AMI amount if needed) is  
adjusted for family size. In order to adjust for family size as defined in Health and Safety Code  
Section 50052.5 (h) the family size appropriate for the Inclusionary Home is determined by the  number of bedrooms. That “family size” is equal to one person greater than the number of  
bedrooms in the home. Specifically, for the purpose of determining the income limit in order to  calculate the Affordable Housing Cost, each Inclusionary Home shall be adjusted for family size  appropriate for the unit based on the number of bedrooms as follows:  a studio = one person, one  bedroom = two persons, two bedrooms = three persons, three bedrooms = four persons, and four  bedrooms = five persons.  

The income limits in 25 Cal. Code Reg. Section 6932 are updated annually by the California  
Department of Housing and Community Development (HCD) and posted on the City’s website.  

Method of Calculating the Affordable Housing Cost and Affordable Sales Price   

   

Pursuant to Health & Safety Code Section 50052.5, the Affordable Housing Cost for an owner  occupied unit is 35% of the Income Limit. The monthly Affordable Housing Cost is calculated  by dividing the Affordable Housing Cost by 12. This monthly Affordable Housing Cost is  

intended to cover all of the purchaser’s housing costs, so in order to determine the maximum  
affordable sales price (“Affordable Sales Price”) that Affordable Housing Cost amount must be  adjusted as described below.  
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The City uses the procedures adopted by HCD in 25 Cal. Code Reg. Section 6920 as a basis to  establish the Affordable Sales Price based on the Affordable Housing Cost.    

To determine the Affordable Sales Price from the monthly Affordable Housing Cost involves a  three-step process:  

1) Subtract applicable property taxes, homeowners’ association fees, annual maintenance and  
repair allowance, insurance – including hazard insurance, mortgage insurance and other  
applicable insurance – and utilities cost from the monthly Affordable Housing Cost amount.   
The remainder is the amount that would be available to pay the monthly mortgage payment  
(monthly Affordable Mortgage Payment).    

To establish a consistent methodology, the Housing Department has defined the following  criteria for calculating housing related expenses that must be covered by the Affordable  
Housing Cost in addition to the mortgage payment:  

i. Homeowner Association (HOA) Fees – Actual amount approved by the State of  
California Department of Real Estate for the project.   

ii. Property Tax – The Housing Department shall use the standard of 1.25% of the  
Market Price of the unit.  In the event that any special assessments bring the property  

tax rate above 1.25%, the City will utilize the actual property tax rate for the  
Inclusionary Home.  

iii. Utility Costs – See current Utility Allowance schedule provided by the Santa Clara  
County Housing Authority.  The utility allowance must include heating, cooking,  
other electric, water heater, water, and garbage, if not included in HOA fees. The  
utility allowance changes periodically so please check the Santa Clara County  
Housing Authority website to obtain current information www.hacsc.org.    

iv. Hazard Insurance Cost – If not included in HOA fees, the City will estimate the  
monthly cost of hazard insurance at $75. This amount may be adjusted for inflation.   

v. Mortgage Insurance Premium – If the calculated amount of the Developer Discount  
Loan is not greater than 20% of the Fair Market Value of the property, the Housing  
Department will establish a market rate Private Mortgage Insurance (PMI) premium  
corresponding to the rates published by the Federal Housing Administration (FHA).  

vi. Maintenance and Repair Allowance of $25 per bedroom, per month. This amount  
may be adjusted for inflation.      

2) Follow the process below to calculate the amount of the mortgage loan that could be obtained  
(Financed Affordable Loan) based on the amount of monthly Affordable Mortgage  

Payment as determined in Step 1 above.  

i. The mortgage loan interest rate shall be based on a 5% down payment, thirty (30)  
year, fully amortizing fixed rate mortgage based on the Freddie Mac Weekly  

Mortgage Survey at the time of pricing, as determined by the Housing Department.   
This mortgage amount does not include any pre-paid points or loan fees.  
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ii. Using the Monthly Affordable Mortgage Payment, the interest rate calculated above,  
and a fully amortized fixed rate mortgage without points or loan fees to determine the  

maximum Financed Affordable Loan.  

3) Add to the Financed Affordable Loan amount determined in Step 2 an assumed amount of  
borrowers’ own funds of 5% for a down payment to determine the Affordable Sales Price.    

Waiver required under SJMC 5.08.400.B.4  

A Developer may apply for limited term waiver of the terms of the subordinate shared  
appreciation documents required by SJMC Section 5.08.600.A, which shall be granted if the  appraised unrestricted market value of an inclusionary home is less than 5% greater than the  Affordable Sales Price (as determined from the Affordable Housing Cost). The term of the  
waiver shall not exceed 6 months. The waiver shall require that the Inclusionary Home be  
sold at or below the Affordable Sales Price and that the Inclusionary Home shall initially be  owner-occupied. In the event that the waiver is granted, requirements of the subordinate  
shared appreciation documents will be waived and the City will not require income  
verification for the purchaser.   

IX. Homeowner Inclusionary Housing Requirements (SJMC 5.08.600.F)  

1) First Time Home Buyer Requirement  

Purchasers of Inclusionary Homes must be certified by the Housing Department as First  

Time Home Buyers.  In order to be certified as a First Time Homebuyer, the home buyer  

must be the unit’s Principal Occupant, and cannot hold or have held an Ownership Interest,  

in whole or in part, of a residential property during the three-year period immediately prior to  the home buyer(s) certification of eligibility by the Housing Department to purchase an  
Inclusionary Home unless one of the following is true:  

i. 	Is a “displaced homemaker” who within the past two years has not worked on a full- 
time basis in the labor market, experiencing difficulty in obtaining employment, and  
has worked primarily without pay to care for the home and family;    

ii. 	Is a single parent who is unmarried or legally separated from a spouse, is pregnant, or  
has sole or joint custody of at least one minor child, and does not have an Ownership  
Interest in residential property; or  

iii. 	Is a current owner-occupant of a mobile home that does not meet local building  
codes, and the home cannot be brought into compliance for less than the cost of  
constructing a new home.  

2) Household Composition Definition  

The Household is comprised of all eligible individuals who are currently living together at  

the same address and will continue to be living together in the Inclusionary Home. New  
household members cannot be added to the application to income qualify for an Inclusionary  Home after initial submission of an application. In addition, the following individuals are not  
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counted as part of the household: foster children, unborn children, children who are subject to  a shared-custody agreement, in which the child resides with the household less than 50% of  
the time, children being pursued for legal custody or adoption who are not yet living with the  household at the time of application, and non-related live-in care-takers.    

To be considered an Eligible Household Member, an individual must comply with the above  criteria and meet one of the following criteria:  

i. All household members who are 18 years of age or more (adult household members)  
must be included for income qualification purposes documents and must appear on  
the application to purchase the Inclusionary Home; or  

ii. Any minor individual who is a dependent listed on the most recent year’s tax returns  
of an adult household member. All household members who are under 18 years of  
age must be the legal dependent of an adult household member.    

3) Household Income Limits for Buyers  

To establish the eligibility of households who intend to purchase an Inclusionary Home,  limits are set on the amount of income households (including all Eligible Household  
Members) can earn. These limits are based on the AMI and the number of Eligible  
Household Members.   

The Ordinance allows moderate-income households to purchase Inclusionary Homes.   
Moderate-income households are defined as those with gross incomes between 80100% and  120% of AMI.  The City publishes the AMI and the income limits are updated annually.  

4) Household Income Definition  

Households may not have an income in excess of 120% of AMI (Household Income Limit).   The family size to be used for determining the Household Income Limit is the number of  
Eligible Household Members. For income eligibility purposes, the gross annual income  
(income before deductions or exemptions) received by all members of the household 18  

years of age or older (except for non-related live-in caretakers paid by an outside source who  are not considered household members) will be considered. The gross annual income is  
determined by calculating the household’s total current monthly income and then multiplying  that total by 12.    

In the event that current monthly income deviates by more than 15% from the preceding 12- month average, the gross annual income will be determined by combining the preceding half  year’s gross income with one-half year’s gross income at the current level.    

5) Types of Income  

i. All wages and salaries, overtime pay, commissions, fees, tips, bonuses, and other  
compensation for personal services, before payroll deductions;  
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ii. The net income from the operation of a business or profession or from the rental of  
real or personal property (without deducting expenditures for business expansion or  

amortization of capital indebtedness, or any allowance for depreciation of capital  
assets);  

iii. 	Interest and dividends (including income from assets – see Excluded Income section  
below);  

iv. The full amount of periodic payments received from Social Security, annuities,  
insurance policies, retirement funds, pensions, disability or death benefits, and other  

similar types of periodic receipts, including any lump sum payment for the delayed  
start of a periodic payment;  

v. Payments in lieu of earnings, such as unemployment, disability compensation, and  
severance pay;  

vi. The maximum amount of public assistance available to household members, other  
than the amount of assistance specifically designated for shelter and utilities;  

vii. Periodic and determinable allowances, such as alimony and child support payments,  
and regular contributions or gifts received from persons not residing in the home;  

viii. All regular pay, special pay, and allowances of a member of the Armed Forces  
(whether or not living in the dwelling) who is the head of household or spouse; and  

ix. Any earned income tax credit to the extent that it exceeds income tax liability.   

6) Excluded Income  

i. Casual, sporadic or irregular gifts;   

ii. Amounts that are specifically for, or in reimbursement of, medical expenses;  

iii. Lump sum additions to household assets (as defined in the Assets section below),  
such as inheritances, insurance payments (including payments under health and  
accident insurance and workmen’s compensation), capital gains, and settlement for  
personal losses;   

iv. Monies received for educational scholarships paid either directly to students, or to the  
educational institution, as well as amounts paid by the Government to a Veteran of  

the U.S. Armed Forces for use in meeting the costs of tuition, fees, books, and  
equipment. Any money received over and above the associated educational costs  

listed are not exempt and considered income;  

v. Special pay to a person in the U.S. Armed Forces who is head of household who is  
deployed and exposed to hostile fire;  

vi. Foster child care payments;   

vii. The value of benefits received from the Supplemental Nutrition Assistance Program.  

viii. Payments to volunteers under the Domestic Volunteer Service Act of 1973;  

ix. 	Income derived from certain sub-marginal land of the United States that is held in  

trust for certain Indian tribes;  

x. Payments or allowances made under the Department of Health and Human Services’  

Low-Income Home Energy Assistance Program;   

xi. Payments received from the Job Training Partnership Act; and  

xii. 	Income derived from the disposition of funds of the Grand River band of Ottawa  
Indians.  
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7) Determination of Income from Assets  

To determine a Household’s income eligibility for purchase of an Inclusionary Home, a  
percentage of the Household’s assets (as defined in the Assets section below) shall be added  to the Household income only when the Household’s assets exceed the annual Household  
Income Limit.  Please refer to the of Housing Department website for current income limits.   

When the total of the Household’s assets exceeds the Household Income Limit for the  
Household, then the amount of income attributed to these assets shall be computed as the  higher of:  

i. The actual annual income generated from the assets; or   

ii. 2.5% of all assets in excess of the Household Income Limit.   

8) Assets    

Assets are defined as:  

i. Cash savings, including but not limited to bank accounts, credit union accounts,  
certificates of deposit, and money market funds;  

ii. Marketable securities, stocks, bonds, and other forms of capital investment;  
iii. 	Inheritance and lump sum insurance payments, already received;  

iv. Settlements for personal or property damage already received;  

v. Equity in non-residential real estate such as commercial property and unimproved  
land, except as described as “not considered asset” iii below; and  

vi. Other personal property that is readily convertible into cash.   

The following are not considered assets:  

i. Ordinary household effects including furniture, fixtures, and personal property;  ii. Automobiles used for personal use;  

iii. Any deposits on Inclusionary Home (Equity on a parcel or lot on which an  

Inclusionary Home is to be built); and   

iv. Cash, securities, stocks, bonds, and other forms of capital held in a tax deferred  

retirement plan recognized by the Federal Internal Revenue Service.    

9) Execution of Subordinate Shared Appreciation Loan Documents; Restrictions (SJMC Section  
5.08.600)  

Each purchaser will be required to execute a promissory note in favor of the City of San José,  secured by a deed of trust for the amount of the Subordinate Shared Appreciation Loan. The  City will also require a recorded Affordability Restriction as described in Part IX, Section 10  below and may require execution of a loan agreement and other ancillary documents. The  
Subordinate Shared Appreciation Loan amount is Developer Discount, which the difference,  

if any, between the restricted Affordable Sales Price of the Inclusionary Home and its Fair  
Market Value at the time of the initial sale to the purchaser.    
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If the property is subsequently transferred to a non-qualified affordable buyer, the  
Subordinate Shared Appreciation Loan would become due and payable along with a prorated  percentage of any equity received in the sale to a non-qualifying buyer under the Ordinance.   

The Subordinate Shared Appreciation Loan would not become due and payable if the  
property is sold to a qualified buyer under the Ordinance who agrees to assume the loan, in  an arm’s length transaction. If the property is sold to a qualified buyer under the Ordinance  who does not agree to assume the loan, then the Subordinate Shared Appreciation Loan  
would become due and payable along with a prorated percentage of any equity based on the  then Fair Market Value of the unit.   

The Inclusionary Home shall be the purchaser’s primary place of residence. To be considered  as a principal place of residency, the Inclusionary Home must not be rented or leased unless  
the purchaser has a household hardship and has applied for and obtained an emergency  

limited term authorization to rent approved by the Director of Housing. In the event that the  
purchaser fails to comply with this requirement the City may enforce and pursue any and all  remedies in law or equity for such violations, including, but not limited to, declaring the  
Subordinate Shared Appreciation Loan due and payable.  

Upon request of the Housing Department, the purchaser of the Inclusionary Home must  
provide, within 30 days, documents verifying the purchaser’s occupancy of the home as the  purchaser’s primary residence, that the home is not rented or leased, and that there have been  no changes in the title to the home. Such documents may include but are not limited to utility  bills, property tax bills, and mortgage statements reflecting the owners name and address of  the Inclusionary Home. Pursuant to the Subordinate Shared Appreciation Loan documents,  

an annual submittal will be required thereafter, along with a monitoring fee.  

10) Execution of an Affordability Restriction (SJMC Section 5.08.600.A)  

Each purchaser of an Inclusionary Home will be required to execute and consent to recording  of a 45 year Affordability Restriction for their unit at close of escrow. The restriction will be  recorded and “run with the land” such that it is binding on any successor to the purchaser.  

The Affordability Restriction will require that the purchaser occupying the home as a  

principal residence, unless a hardship exception is granted. It will also require that any sale of  the Inclusionary Home be limited to sale to a new qualified affordable purchaser at an  
Affordable Sales Price. And that any request to sell to a non-qualified buyer must be  

approved by the City, and the sale to a non-qualified buyer must be consistent with the terms  of the City’s adopted equity share program and the Ordinance.   
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Affordable Housing Program



I.	Intro/Recitals



[bookmark: _GoBack]The Downtown Mixed-Use Plan ("Project") provides for the development of a substantial amount of residential units to help address the City's housing crises related to both market rate and affordable housing. This Affordable Housing Program, which assumes 4,000 residential units, furthers Developer's and City's shared goal that development within the Diridon Station Area Plan ("DSAP") results in twenty-five percent (25%) of all residential units as affordable housing. Consistent with this goal, in October 2020, the City designated the Diridon Station Area as a prioritized growth area in the City-wide Affordable Housing Investment Plan for the development of affordable housing and use of affordable housing funds to encourage and assist in such development.



This Affordable Housing Program will enable the Project to provide financial and other commitments sufficient to (i) satisfy Developer's obligations under the City's adopted Inclusionary Housing Ordinance ("IHO") as set forth in San José Municipal Code Chapter 5.08 in effect on the Effective Date of the Development Agreement, a copy of which is attached hereto as Exhibit D5; and (ii) substantially further achievement of the twenty-five percent (25%) affordable housing goal within the DSAP. 



This Affordable Housing Program is provided in order to satisfy and exceed the requirements under the IHO.  Pursuant to Sections 5.08.570 and Sub-Section F of Section 5.08.610 of the IHO, the City Manager has determined that this Affordable Housing Program represents an acceptable alternative method of meeting the City’s inclusionary housing requirements because, based on its terms, it will provide as much or more affordable housing at the same or lower income levels, and of the same or superior quality of design and construction, and will otherwise provide greater public benefit, than compliance with the express requirements of the IHO and any existing or future City guidelines for inclusionary housing.  See Schedule D2 for IHO Implementation Guidelines applicable to this Affordable Housing Program for the administrative procedures related to IHO compliance and process for future modifications if needed.



As set forth in this Affordable Housing Program, Developer will fulfill its obligations through land dedication, monetary contributions, and production of on-site moderate income (100% of Area Median Income (as such term is defined below)) affordable residential units, and the City will through Good Faith Efforts direct affordable housing funds generated by the Project to affordable housing projects on the land Developer dedicates to the City pursuant to this Affordable Housing Program for that purpose. 



Terms that are used but not defined in this Affordable Housing Program shall have the meanings given such terms in Section VI below or in the body of the Development Agreement to which this Affordable Housing Program is attached.









II.	Summary of the Affordable Housing Program



This Affordable Housing Program applies to all housing developed pursuant to the Development Agreement (and is based on the assumption that development of 3,400 market rate and 100% AMI units at an average unit size of 637 rentable square feet will occur) and consists of the following elements, which are summarized here and discussed in more detail in Sections III and IV below:



1. Developer's transfer of three parcels of real property, currently identified as Properties H1, H5 and H6, totaling approximately 2.15 acres, to the City (or its Designee) for use in the production of affordable housing. See Exhibit D1 for Site Plan.





2. Developer's production of a minimum of one hundred and seventy (170) inclusionary housing units at 100% of AMI, which units must be provided within the market rate buildings at a rate of 5% of the total number of units, consistent with the IHO Mixed Compliance Option.



3. Developer's production of a minimum of an additional thirty (30) inclusionary housing units at 100% of AMI as a community benefit, which units must be provided within the market rate buildings at a rate of 0.88% for the first 3,400 units (which, when added to the inclusionary units described in paragraph II.2 above, results in 5.88% of the first 3,400 residential units being restricted units at 100% of AMI).  



4. Developer's payment of IHO in-lieu fees (either $18.70 per rentable square foot (“rsf”, as defined in the “Applying the In-lieu Fee on a Square Footage Basis” section of the IHO Supplemental Memo to San Jose City Council, dated February 22, 2021 and attached here as at Schedule D5__________)  if Developer provides 5% of the residential units as inclusionary units or $43.00 per rsf if Developer does not provide 5% of the residential units as inclusionary units)(“IHO Fee”) for all residential developments in the Project area pursuant to the IHO, subject to credits for the value of the H1, H5 and H6 Properties as listed in the table below that are transferred to the City or an affordable housing developer designated by the City (“Designee”) as more specifically set forth below. 	Comment by  : Footnote 1 to be replaced with reference to IHO memo, as discussed on call



5. Developer's payment of fees on the Project's office development pursuant to the City's adopted Commercial Linkage Fee Ordinance set forth in San José Municipal Code Chapter 5.11 et seq.



6. Subject to City Council appropriation of funding, the City's commitment to (i) implement the affordable housing priorities for the DSAP that are set forth in the City's Affordable Housing Investment Plan, which reinforces that the DSAP is a priority area for the City's available affordable housing funds, and (ii) use Good Faith Efforts to direct CLF generated from commercial development within the Project Site to the production of affordable housing on land transferred from Developer to the City for that use, and then to affordable housing production within the DSAP's Boundaries.



7. Developer’s performance of the Early H6 Work and the Early H5 Work earlier than Developer would otherwise be obligated to perform such work.



8. Housing contribution of community benefits to the Community Stabilization and Opportunity Pathways Fund, as further described in Section IV B. below.



III.	Inclusionary Housing Ordinance Compliance



A. Land Dedication; Early H5 and H6 Work; Availability of District Systems.



Developer shall dedicate Properties H1, H5 and H6, consisting of a total of approximately 2.15 acres of real property to the City (or its Designee) pursuant to separate transfer agreements between the Developer and the City, with respect to each of the properties.  If, due solely to Developer’s actions, any Property is reduced in size by (i) five percent (5%) or less from its current size as shown on the attached Site Plan (Exhibit D1), then the credits associated with such site shall be adjusted pro-rata or (ii) more than five percent (5%), then Developer shall have to right to (a) provide a replacement site to the City, which site shall be acceptable to the City’s Director of Housing in his or her sole and absolute discretion or (b) if no such site is available, as reasonably determined by Developer or if the City rejects that site, then Developer shall pay the in-lieu fee of $43.00 per rsf.  The City will use Good Faith Efforts to deliver 600 units in total on the dedicated Properties. The actual number of units to be constructed on the dedicated Properties will be determined through the City's affordable housing development process, including input from potential affordable housing partners. 

  

Concurrently with entering into the Development Agreement, Developer and City shall enter into separate Transfer Agreements for the eventual transfers of the H1, H5 and H6 Properties to City (the "H1 Transfer Agreement", "H5 Transfer Agreement" and "H6 Transfer Agreement", respectively, and collectively, the "Transfer Agreements"). 



H5 & H6 Early Work



In response to the City’s desire to cause the dedication of the H6 and H5 Properties to occur earlier than required, Developer is willing to perform certain work with respect to those properties earlier than necessary subject to the terms herein below. The City and Developer agree that the cost of performing the Early H5 Work and Early H6 Work is $19,300,000 as of the Effective Date of the Development Agreement.  Such costs shall be subject to Annual Increases until the date of transfer of the H6 Property and the H5 Property respectively.  As such, the City agrees that Developer may utilize a portion, in the amount of $19,300,000, of the CLF that would be due with respect to the first and any subsequent office buildings in the Project comprising $10,100,000 to accelerate dedication of the H6 Property (“H6 Early Work CLF Amount”) and $9,200,000 to accelerate dedication of the H5 Property (“H5 Early Work CLF Amount”, and collectively with the H6 Early Work CLF Amount, the “Early Work CLF Amount”). As set forth in more detail below, Developer will repay the Early Work CLF Amount as CLF; provided, however, that if Developer has not repaid all of the Early Work CLF on or before the expiration of the time period in which Developer must satisfy the Ten Year Development Obligation, then Developer shall pay the then-remaining balance of the Early Work CLF prior to the expiration of such time period. 



The demolition and removal of the existing buildings, rough grading of the H6 Property, street and sidewalk improvements, and other work comprising the early H6 work will be  further described in an exhibit to the Transfer Agreement for the H6 Property  (“Early H6 Work”). Developer’s obligation to perform such work will be triggered by approval of the Vertical Improvement superstructure permit associated with the first office building (“Permit”), at which time the H6 Early Work CLF Amount will be credited to Developer against its CLF payment obligation for the first and, if applicable, any subsequent office buildings such that the cash payment of CLF owed at Temporary Certificate of Occupancy of the first and, if applicable, any subsequent office buildings will be reduced by the H6 Early Work CLF Amount. On receipt of the Permit, Developer will begin necessary drawings and permitting work associated with demolition of the buildings included in the Early H6 Work. Developer anticipates that it will take approximately fifteen (15) months (from the date on which Developer’s obligation to perform the Early H6 Work is triggered) to design, permit and complete the Early H6 Work.  Once the Early H6 Work is complete, Developer will transfer the H6 Property per the H6 Transfer Agreement but in no event will the Closing Date for the transfer of the H6 Property be later than the date on which the Temporary Certificate of Occupancy is issued for the first Developer-constructed market rate residential building (subject to City-caused delays or if City has requested to defer the closing as more specifically set forth in the Transfer Agreement for H6).  Upon (i) the closing of the transfer of the H6 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer Agreement, Developer will (a) receive an IHO credit in the same amount as the H6 Early Work CLF Amount, and (b) be obligated to re-pay the H6 Early Work CLF Amount at Temporary Certificate of Occupancy  of the office building that results in delivery of the cumulative amount of 2,500,000 sf of office development completed by Developer. 



The demolition and removal of the existing buildings, rough grading of the H5 Property, street and sidewalk improvements, and other work comprising the early H5 work will be further described in an exhibit to the Transfer Agreement for the H5 Property (“Early H5 Work”).  Developer’s obligation to perform such work will be triggered by the City’s notification to Developer (the “H5 Notice”) of the occurrence of either of the following, whichever is earlier, that (i) the H5 affordable housing developer has been selected and a funding commitment for predevelopment has been made, but no earlier than the Commencement of Construction of the affordable housing development on the H6 Property or (ii) it is the City’s reasonable expectation that the Temporary Certificate of Occupancy for the affordable housing development on the H6 Property will be issued approximately twelve (12) months from the date of such notice. The H5 Early Work CLF Amount will be credited to Developer against its CLF payment obligation for the first and, if applicable, any subsequent office buildings such that the cash payment of CLF owed at Temporary Certificate of Occupancy of the first and, if applicable any subsequent office buildings will be reduced by the H5 Early Work CLF Amount. On receipt of the H5 Notice, Developer will begin necessary drawings and permitting work associated with the Early H5 Work. Developer anticipates that it will take approximately twelve (12) months (from the date on which Developer’s obligation to perform the Early H5 Work is triggered) to design, permit and complete the Early H5 Work.  Once the Early H5 Work is complete, Developer will transfer the H5 Property per the H5 Transfer Agreement, but in no event will the Closing Date for the transfer of the H5 Property be later than the date on which the Temporary Certificate of Occupancy is issued for the fourth Developer-constructed market rate residential building (subject to City-caused delays or if City has requested to defer the closing as more specifically set forth in the Transfer Agreement for H5)  Upon (i) the closing of the transfer of the H5 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer Agreement, Developer will (a) receive an  IHO credit in the same amount as the H5 Early Work CLF Amount, and  (b) be obligated to re-pay the H5 Early Work CLF Amount at Temporary Certificate of Occupancy of the office building that delivers the cumulative amount of 3,500,000 sf completed by Developer. 



District Systems are anticipated to be made available to the H5 and H6 Properties, in which case those Properties would have the right to connect to the District Systems subject to any required regulatory requirements and supply agreements consistent with other residential development being supplied by the District Systems. The timing of delivery and commissioning of the District Systems may not be such that they are available to the H5 and H6 Properties at the time they are being constructed, and Developer makes no representations as to when and if they will be made available in any specific timeframe. In the event they are made available to one or both of the properties, then City may elect to connect at its sole cost and expense. 



B.  On-Site Inclusionary Units.



Developer shall provide on-site inclusionary units as part of the market rate residential development in the Project in compliance with this Section 3 and the IHO's "Mixed Compliance Option" as described herein and in the following applicable provisions of the IHO attached at Exhibit D5: 5.08.525.



1. Inclusionary Units.  In fulfillment of its IHO obligations, Developer shall produce a minimum of 5% on-site inclusionary units at 100% AMI within the market rate buildings, subject to Developer's right to obtain approval for clustering, as set forth in Section III.B.1(d), below. Assuming a total of 3,400 Developer-constructed residential units across the Project, one hundred seventy (170) on-site inclusionary residential units within the Project Site would be provided as deed-restricted units that are limited to occupancy by households with incomes up to  100% of the AMI, as published annually by the City (hereafter "Restricted Units"). 



a.	As a Community Benefit, Developer shall provide, within the first three-thousand four hundred (3,400) Developer-constructed residential units developed, an additional thirty (30) Restricted Units limited to occupancy by households with incomes up to 100% of AMI. The additional 30 units will be provided on a prorata basis with the required 5%, with the result that the market rate buildings are anticipated to contain 5.88% Restricted Units.



b.	Each Restricted Unit shall be deed-restricted consistent with the City's standard affordable housing forms for occupancy by income qualified households for the term provided in the Inclusionary Housing Ordinance as of the Effective Date, as such deed- restrictions are set forth in Schedule D3 attached hereto. 



c.	The Restricted Units shall be integrated into market rate housing, in accordance with the dispersion requirements of Section 5.08.470 of the IHO and this Affordable Housing Program, and shall not be concentrated in a single building, block, or geographic area of the Project. In the case of a project of ten (10) stories or more of mass timber (CLT) or Type 1 (concrete and steel) construction, the Restricted Units, may be dispersed through the lowest 50% of the building as measured by floor (for example: in a 20 story building, the lowest 50% is floors 1-10; for any fraction, the floor count is rounded up, e.g., if the building is 19 stories, then units would be provided in floors 1-10 stories). 



d. 	Notwithstanding the foregoing provisions of this Section III. B.1, the Director of PBCE may approve (i) a market rate building that clusters Restricted Units in a wing of a building or (ii) placing all of the units in another building (on the same parcel or otherwise in the vicinity of the applicable market rate building(s)) if Developer submits a proposal, approved by the City’s Director of Housing, with a satisfactory explanation of clustering benefits through the Conformance Review Process. 



e.	The Restricted Units shall consist of a mix of unit sizes that is substantially the same as the mix of unit sizes in each respective building (i) in which the Restricted Units are integrated or, (ii) in the case of clustering or location of the Restricted Units in a separate building, with respect to which the Restricted Units are built. The Restricted Units shall have a comparable square footage and the same bedroom count and bedroom count ratio as the market rate units. The number of bedrooms in each unit and the average size of the units in each respective building shall be considered in determining whether the mix and size of Restricted Units is substantially the same as the overall mix and size of units in a building.   Square footage will be considered comparable if the total average square footage of the Restricted Units is at least 85% of the total average square footage of the market rate units for each unit by bedroom type (for example, the average square footage for 1-bedroom Restricted Units must be at least 85% of the average square footage for 1-bedroom market rate units). 



f.	The quality of the exterior design of any building consisting entirely of Restricted Units and overall quality of construction of the Restricted Units must be consistent with the exterior design of comparable buildings containing market rate units.  Restricted Units may have different interior finishes and features than the market rate units in the market rate building, as long as the finishes and features are functionally equivalent to the market rate units and are durable and of good quality. Functional equivalency includes the architectural style, detailing, and the quality of materials and the size of structures. 



g.  If Developer pursues and obtains a residential condominium map for any residential building but operates such building’s residential units as rental housing, then the rental housing IHO section applies as described in Section III.B.1. At any such time that all or any portion of the mapped rental units become a for-sale unit, then the Restricted Units shall remain restricted, on a for-sale basis, at the same affordability levels. Existing tenants of the Restricted Units shall have first right of refusal to purchase their units and all subsequent sales of the Restricted Unit shall follow the City’s IHO for-sale procedures. If the existing tenant does not exercise its first right of refusal, then the Developer shall make necessary relocation accommodations under the applicable relocation provisions of Municipal Code Section 20.170-400 thru 20.170-460 as in effect on the Effective Date [, whereupon the unit may be sold to a qualified buyer at the then-applicable sales price for 100% AMI buyers per the City’s IHO for-sale procedures. A Restricted Unit shall remain subject to the applicable regulatory agreement for the full term of the applicable restrictions, and if such form of regulatory agreement changes due to the unit becoming a for-sale unit, then the amount of time as a rental Restricted Unit shall count against the for sale restricted term.   



C.	  IHO Fees



This Affordable Housing Program assumes compliance with the IHO’s “Mixed Compliance Fee” provisions, such that so long as Developer restricts not less than 5.00% of the market rate units of a building as 100% AMI Restricted Units then, unless City has previously approved a lower percentage of 100% AMI units per Section III.B.1.(d) above, Developer shall be obligated to pay an IHO in-lieu fee of $18.70 per rsf of each market rate residential unit and each Restricted Unit.  All fees and credits under this Section II.C are in the amounts in effect in 2021 and shall escalate in lockstep based on the City's methodology for escalating the IHO Fee which is based on the change in the Engineering News Record (ENR) Construction Cost Index for the San Francisco Urban area published by McGraw Hill on January 1 of every year, or its successor publication per the Mixed Compliance Option of the IHO code ("Annual Increases"). Pursuant to Schedule D-4, IHO Fee Credits (as defined in Schedule D-4) are earned at time of Closing or, if the City exercises its option(s) described in Section 6(a) above to extend the Closing Date, then such credits shall be earned on the date on which the Closing would have occurred but for the City’s exercise of its Extension right(s). 



1.	IHO Fee Rate.   The Mixed Compliance Fee provision requires 5% on-site inclusionary units at 100% AMI and payment of the in-lieu fee of $18.70 per rentable square foot for all units.  Therefore, if Developer does not provide such 5% on-site inclusionary units, then the “In-Lieu Fee” option under the IHO applies at the rate of $43.00 per rentable square foot of residential development in the market rate building, unless City has previously agreed to a lower percentage of 100% AMI units pursuant to clustering (described above in Section III.B.1(d)) in which case the $18.70 fee shall apply. See Section B On-site Inclusionary Units for discussion of Community Benefits units at 100% AMI, an additional 0.88% will be provided at that time of the 5% on-site inclusionary (subject to clustering in Section III.B.1(d)).   Should the Developer propose a condominium, for-sale project, then the applicable in-lieu fee rate applies which is $25/rsf, subject to applicable fee increases per IHO Code. 



2. 	Land Dedication (H1 Property) - IHO Fee Credit.  Subject to all conditions herein, Developer shall receive IHO Fee credits for the transfer of the H1 Property to the City (or Designee) against any IHO Fees owed or that may come due, which credit shall accrue to Developer’s benefit at the earlier of (i) the closing of the transfer of the H1 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer Agreement.  As of the Effective Date, the value of the credit for the H1 Property is $22,034,898.  The amount of the credit and the amount of the IHO Fee shall be subject to Annual Increases. [Example: $22,034,898 at $18.70/rsf equals 1,179,337 sf of credit for residential rsf (including market rate and 100% AMI units).]



3.	Land Dedication (H5 Property) - IHO Fee Credit.  Subject to all conditions herein, Developer shall receive IHO Fee credits for the transfer of the H5 Property to the City (or Designee) against any IHO Fees owed or that may come due, which credit shall accrue to Developer’s benefit at the earlier of (i) the closing of the transfer of the H5 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer Agreement.  As of the Effective Date, the value of the credit for the H5 Property is $9,226,561.  The amount of the credit and the amount of the IHO Fee shall be subject to Annual Increases.  [Example: $9,226,561 at $18.70/rsf equals 493,399 sf of credit for residential rentable sf (including market rate and 100% AMI units).]



4.	Land Dedication (H6 Property) - IHO Fee Credit.    Subject to all conditions herein, Developer shall receive IHO Fee credits for the transfer of the H6 Property to the City (or its Designee) against any IHO Fees owed or that may come due, which credit shall accrue to Developer’s benefit at the earlier of (i) the closing of the transfer of the H6 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer Agreement.  As of the Effective Date, the value of the credit for the H6 Property is $10,079,062.  The amount of the credit and the amount of the IHO Fee shall be subject to Annual Increases. [Example: $10,079,062 at $18.70/rsf equals 538,987 sf of credit for residential rentable sf (including market rate and 100% AMI units).]



5. 	Land Dedication - IHO Fee Credit. 



The table below provides an illustrative summary of how the Project proposes to satisfy and exceed the IHO Fee requirements by means of land dedication and payments, as set forth above in this Affordable Housing Program, assuming development of 3,400 residential units.  



		This table is provided for illustrative purposes only and the dollar amounts included in the table are approximate numbers based on the assumptions described in this Section C.5, all of which may change as development proceeds based on the actual development program.



		Affordable Land Dedication

		IHO Credits



		H1

		$22M



		H5

		$9.2M



		H6

		$10.1M



		Total Credits

		$41.3M



		

		











The table above illustrates the IHO Fee Credits (in 2021 dollars) from land dedication of H1, H5 and H6 Parcels. IHO Fee Credits will convert to residential square footage  using the applicable fee. If Developer is developing for-sale units, then the applicable fee is $25/rsf. For any residential units in excess of 3,400, Developer will satisfy its obligations under the IHO through the Mixed Compliance Option, whereby 5% of the units are on-site inclusionary affordable units and in-lieu fee payment of $18.70/rsf is made, including as set forth in Section 6 below.  If Developer does not provide such 5% on-site inclusionary units, then the “In-Lieu Fee” option under the IHO applies at the rate of $43.00 per rentable square foot of residential development in the market rate building, unless City has previously agreed to a lower percentage of 100% AMI units pursuant to clustering (described above in Section III.B.1(d)) in which case the $18.70 rsf fee shall apply.

6.	Unavailability or Insufficient Amount of IHO Fee Credits.  If Developer has (i) not accrued any IHO Fee credits or (ii) exhausted all the credit attributable to the dedication of H1, H5 and H6, then Developer shall pay IHO Fees in the amount of (a) $18.70 per rsf for each residential unit (in addition to providing 5% on-site inclusionary units at 100% AMI) or (b) $43.00 per rsf if Developer does not provide the 5% on-site inclusionary units.

7.	Excess IHO Fee Credits.  If there are excess IHO Fee credits at the end of the Term, then Developer would have the right to monetize the excess IHO Fee credits by selling them to other developers needing credits to satisfy their inclusionary housing obligations provided that Developer’s sale(s) of any such excess IHO Fee credits must close and be utilized as part of an approved Affordable Housing Compliance Plan, so long as the City does not unreasonably withhold approval of the Affordable Housing Compliance Plan, within five (5) years after the expiration or termination of the Term.



D.  Process; Tracking and Reporting of Developer's Compliance



1. Data Chart with Application.  Developer’s obligations in this Affordable Housing Program are subject to Developer proceeding with development, and such obligations shall be satisfied pro-rata on a building-by-building basis, as and when development proceeds, in accordance with this Affordable Housing Program and the other applicable provisions of the Development Agreement. As such, in order to track Developer's compliance with the Affordable Housing Program, Developer shall submit a data chart with each Vertical Conformance Review Application that contains information addressing the following: the total rentable square footage of residential development proposed as part of each Vertical Conformance Review Application, including the number of market rate units and below-market rate units, including applicable AMI percentage; the location of the market rate units and below-market rate units; number of units broken down by unit type (e.g., studio, one bedroom); the leasing and marketing plan for below-market rate units [to be finalized and attached as _______] and a description of the access to amenities and the types of fixtures for the market rate units and the below-market rate units, consistent with the Gguidelines attached hereto at Schedule D2in Sections III.B.1(e) and (f) above.  The Affordable Housing Program information required to be submitted with each Vertical Conformance Review Application is further described in the Downtown West Conformance Review Implementation Guide.



2.  Notices Regarding the H1, H5 and H6 Properties.  Developer will provide City with advance notice of the anticipated closing date for dedication of each of the H1, H5 and H6 Properties per the terms of the respective Transfer Agreement.  Developer will also include in the Conformance Review checklist a requirement that the Planning Department notify the Housing Department of Developer’s application submittal in order to provide the Housing Department’s production division with notice of the initiation of the Early H6 Work and Early H5 Work, as applicable.  Developer will also notify the City after a ground lease with, or transfer to, Lendlease or a Lendlease Affiliate has been executed/has occurred for the first residential building.



3. Affordability Restrictions.  As a condition precedent to the City's issuance of a Building Permit for development of a residential building in which any inclusionary units are to be constructed, Developer shall record the affordability restrictions attached hereto as Schedule C  (the "Affordability Restrictions") against the real property on which any Restricted Unit is to be constructed. The term of the Affordability Restrictions for rental units shall be per the IHO.  The Affordability Restrictions shall provide that, upon Developer's or owner's  written  request  at  any time  following  expiration, the City shall provide a release of the Affordability Restrictions in a form reasonably acceptable to the owner within thirty (30) days after such request.



IV.	Other Fees and Fee Credits.



A.	 Commercial Linkage Fee Provisions.



1.	Payment of CLF. Subject to Section III.A above regarding the Early H5 Work and the Early H6 Work, Developer shall pay the CLF in accordance with the adopted Commercial Linkage Fee Ordinance in effect on the Effective Date of the Development Agreement (a copy of the CLF is attached to the Development Agreement at Exhibit Q, subject to Annual Increases as described in the Commercial Linkage Fee Ordinance.  



2.	Allocation of CLF.  Subject to annual appropriation and compliance with applicable laws, the City shall make Good Faith Efforts to allocate Developer-paid CLF to support the development of affordable housing on land that Developer dedicates for such purpose. Provided, however, if the City demonstrates the commitment of other funding sources for those dedicated parcels, then Developer-paid CLF shall be used to support affordable housing production within the DSAP’s Boundaries.  Good Faith Efforts include (i) the City's Housing Department making recommendations to the Mayor and City Council to provide any necessary annual budgetary approvals or authorizations that would allow such allocation of the Developer-paid CLF Fees, and (ii) an agreement to commence pre-development activity with respect to one or more Developer-dedicated  properties previously transferred to City or for which Developer has satisfied all conditions precedent to City closing, promptly following Developer's submittal of (x) an office building construction permit application that contains information about the total square footage of such building, and (y) information to the City regarding the expected timing of payment of the CLF for such office building (Final Certificate of Occupancy of office building).  Such pre-development activity would include identifying potential qualified, experienced affordable housing developers for the Developer-dedicated affordable housing site or sites and identifying a pre-development loan with anticipation of CLF funding for the additional gap loan required. The City's agreement to allocate CLF generated from development within the Project Site to the Developer-dedicated properties shall not constitute use of City's funds to assist Developer since such funds will be used to accelerate production of affordable housing on the Developer-dedicated properties following their transfer to the City.  Nothing in this program  shall preclude the City from providing financial assistance for additional affordable housing units beyond those required by this Agreement.  If no sites have been provided by Developer, or all the sites provided to date have been developed and/or have begun construction, and/or the City has achieved the 25% affordable housing goal in DSAP, then City shall prioritize the use of any CLF generated from development in the Project Site to affordable projects Citywide.



B.	  Community Stabilization Fund.  Office Development in the Project Site will result in contributions to the Fund that the City can then make available to housing stabilization efforts, all as more specifically described in Exhibit H (Community Stabilization and Opportunity Pathways Fund) to the Development Agreement.



V.	DISC Adjustments



This Affordable Housing Program shall be subject to modification pursuant to the Development Agreement’s provisions regarding acquisition by DISC Agencies or Other Transit Agencies, as applicable. 

 

VI. 	Definitions



1.	"Area Median Income" or "AMI" means the annual median income for Santa Clara County, adjusted for household size, as published periodically in the California Code of Regulations, Title 25, Section 6932, or its successor provision, or as established by the City of San José in the event that such median income figures are no longer published periodically in the California Code of Regulations.



2.	“CLF Resolution” means the City of San José Resolution No. 79705, adopted September 1, 2020, Establishing the Amounts of Commercial Linkage Fee in Accordance with Chapter 5.11 of Title 5 of the San Jose Municipal Code, a copy of which is attached to the Development Agreement at Exhibit Q.



3.	"Commercial Linkage Fee" or "CLF" means the commercial linkage fee adopted by the City Council as set forth in Chapter 5.11 of Title 5 of the San José Municipal Code in effect on the Effective Date of this Development Agreement, and as further set forth in the CLF Resolution.



4.	"Fund" means the Community Stabilization and Opportunity Pathways Fund described in Exhibit H to the Development Agreement.



5.	"H1 Property" means that property as generally shown on Schedule D1 attached to this Affordable Housing Plan.



6.	"H5 Property" means that property as generally shown on Schedule D1 attached to this Affordable Housing Plan.



7. 	"H6 Property" means that property as generally shown on Schedule D1 attached to this Affordable Housing Plan.



8.	"Inclusionary Housing Ordinance" or "IHO" means the City of San José Inclusionary Housing Ordinance as set forth in Chapter 5.08 of Title 5 of the San José Municipal Code, adopted by Ordinance No. 30538, dated March 9 2021, related Resolutions No. ____ and _____,  and Supplemental Memo to San Jose City Council, dated February 22, 2021, copies of which are attached hereto at Schedule D5.


























Schedule D4 to Affordable Housing Program 



Terms for Transfer of Parcels H1, H5 and H6 Pursuant to Transfer Agreements between Developer and City or City's Designated Affordable Housing Developer



Land Dedication – Key Terms of Transfer Agreements for Parcels H1, H5 and H6



A.	Land Dedication.



Developer shall dedicate the H1, H5 and H6 Properties, consisting of a total of approximately 2.15 acres of real property, to the City or the City’s designated affordable housing developer (“Designee”) pursuant to separate Transfer Agreements between Developer and the City.  Below are the key terms to be included in the respective Transfer Agreements.  

   

B.	H1 Property.  



1.	Transfer Agreement: Concurrently with entering into the Development Agreement, Developer and City shall enter into a separate Transfer Agreement for the transfer of the H1 Property to City in accordance with the terms and conditions set forth below and the terms and conditions of Attachment A attached hereto and incorporated herein (the "H1 Transfer Agreement"). The H1 Transfer Agreement will not be attached to the Development Agreement as an Exhibit. Any initially capitalized term used but not defined herein shall have the meaning given it in Attachment A.



2.	Legal Description of H1: The indicative site plan of the property to be transferred shall be set forth in the H1 Transfer Agreement, and legal description to be provided  prior to the Closing Date (as defined below) in accordance with Developer's Final Map or after the Closing Date, if mutually agreed upon with the City.



3.	Leases:  It shall be a condition to the closing under the H1 Transfer Agreement, for City's benefit, that Developer shall transfer the H1 Property unencumbered by and free of any leases, unless City otherwise waives such condition in writing.



a.	Ongoing Property Condition: During the escrow period, Developer may record documents in connection with the Approvals. Following the closing, City or its Designee shall be responsible to keep the H1 Property in good, clean and safe condition.  In connection therewith, City or Designees, as applicable, shall be responsible to maintain attractive fencing, and to provide for adequate lighting and security prior to and during development and construction of the H1 Property.  This requirement shall also be set forth as a restriction in the Grant Deed for the H1 Property, which deed restriction shall run with the land of the H1 Property. 



b.	Construction Right of Entry: Effective as of the closing, City shall grant Developer such construction right of entry as may be reasonably necessary for the construction of Developer's overall project, provided that such rights of entry do not materially interfere with City's development and use of the H1 Property. 



c.	Remediation Easement:  Effective as of the closing, City shall grant Developer such remediation easements, licenses or access agreements as are necessary for Developer to implement any Groundwater Work as provided in Attachment A, subject to the terms and limitations set forth in Attachment A provided the work does not prevent the City from building a building from property line to property line and that the access does not interfere with the VIMS system. 



4.	Closing Date: The closing under the H1 Transfer Agreement shall occur on a date selected by Developer on at least sixty (60) days' prior written notice to City (“Closing Date”).  Subject to satisfaction of the closing conditions, the H1 Closing Date is anticipated to occur after the H5 Property and the H6 Property have been transferred to the City and on or before issuance of a Temporary Certificate of Occupancy for the seventh Developer-constructed market rate residential building (subject to City-caused delays or if City has requested to defer the closing as more specifically set forth in Section B.6.a below)  after all existing IHO Fee Credits have been exhausted.  



5.	Due Diligence: 



	a.	Access: City shall be entitled to the right of access to the H1 Property to conduct its due diligence on the terms and conditions set forth in the H1 Transfer Agreement.  City shall complete its due diligence within ninety (90) days after execution of the Transfer Agreement (“Diligence Period”).   Subject to the terms and conditions of the H1 Transfer Agreement (including but not limited to Developer's approval rights and coordination with Developer's contractors, as set forth therein), such due diligence shall include site inspections only, given Developer’s obligations as set forth in Attachment A. 



	b.	Title: City shall review and approve title to the Property during the Diligence Period.  Developer shall provide City with a then current title report for the H1 Property on or before execution of the Transfer Agreement.



6.	Conditions to Closing:



	a.	City Conditions: In addition to the closing conditions specifically set forth in Sections B.3 above and Attachment A, the following shall be conditions to the closing under the H1 Transfer Agreement, for City's benefit: (i) the title company shall have committed to issue to City a title insurance policy subject only to the permitted exceptions (to be more particularly defined in the H1 Transfer Agreement but which shall include any exceptions recorded in connection with obtaining the Approvals or required in order to satisfy the Approvals, as well as any exceptions recorded in connection with the development pursuant to the Approvals consistent with the Approvals); and (ii) Developer shall not be in default under the H1 Transfer Agreement beyond any applicable notice and cure period.   



		 The City's ability to secure funds or other commitments to enable the construction of affordable housing on the H1 Property shall not be a condition to closing; provided, however, that the City shall have the right to extend (“Extension”) the Closing Date two (2) times for periods of one hundred eighty (180) days each (each, an "Extension Period", the first such extension of the Closing Date being the "Extended Closing Date" and the second such extension of the Closing being the "Outside H1 Closing Date") if the City has not identified the Designee by the scheduled Closing Date or Extended Closing Date, as applicable, by providing Developer with written notice of the exercise of the extension together with a status report of City’s efforts to identify the Designee together with documentation evidencing City's Good Faith Efforts to identify and select the Designee.  If the City has identified the Designee by the Extended Closing Date, or has extended closing a second time, then by the Outside  H1 Closing Date, the Grant Deed shall identify the Designee as the transferee/grantee of the H1 Property.  If City has not identified and selected the Designee by the Extended Closing Date or Outside H1 Closing Date, as applicable, then there will be no further extensions of the closing and City shall take title to the H1 Property in City’s name or be in default of the H1 Transfer Agreement.  In addition, if, as set forth in the H1 Transfer Agreement, City elects to defer the transfer of title of H1 Property to City (or its Designee) to the Extended Closing Period or Outside H1 Closing Date, as applicable, then the City shall reimburse Developer for property taxes payable with respect to such Property during the deferral period and Developer’s costs to light, fence, insure, and maintain the property in a clean and safe manner during the deferral period within thirty (30) days after receipt of Developer’s request. IHO Fee Credits are earned at time of closing, or, if the City exercises its option(s) described in this section to extend the Closing Date, then such credits shall be earned on the date on which the closing would have occurred but for the City exercise of its Extension right(s).  Developer shall provide the City with reasonable documentation of such taxes and costs.

		

	b.	Developer Conditions: In addition to the closing conditions specifically set forth in Attachment A, the following shall be conditions to the closing under the H1 Transfer Agreement, for Developer's benefit:  (i) the City shall not be in default under the H1 Transfer Agreement beyond any applicable notice and cure period, and (ii) Developer is obligated to transfer the H1 Property in order to satisfy its affordable housing requirements equal to the value of the IHO Fee Credit (as defined below) for the H1 Property (i.e., see Section B.8) as a result of the amount of market rate units being developed. 



	c.	Pad-Ready Condition.  Provided that the conditions set forth in Attachment A are satisfied, Developer shall cause the H1 Property to be delivered at closing in rough-graded, pad-ready condition for City's affordable housing development, based on the scope included as an exhibit to the H1 Transfer Agreement.

	

	d.	Assignment: Following the closing, City may assign its rights and obligations under Attachment A that expressly survive the closing to a developer of affordable housing.



8.	IHO Fee Credits:  As of the Effective Date, the amount of the IHO Fee Credit for the H1 Property shall be $22,034,898  (the "H1 Transfer IHO Fee Credits"). $22,034,898 IHO Fee Credit at $18.70/rsf equals 1,178,337 sf of credit for market rate rentable sf (including 100% AMI units). IHO Fee Credits are earned at time of closing or, if the City exercises its option(s) described in Section 6(a) above to extend the Closing Date, then such credits shall be earned on the date on which the closing would have occurred but for the City’s exercise of its Extension right(s). 



9.	No Assignment: Except as set forth in Section B.7(d) above, City may not assign its rights or obligations under the H1 Transfer Agreement.  As more specifically set forth in Section 6(a), above, the City may identify a Designee to take title to the H1 Property at closing and in such event, Developer shall provide for the H1 Property to be deeded to the Designee at closing.



10.	Purchase Price: The purchase price for the H1 Property shall be $1.00. Closing costs shall be split per local custom.  If there are any closing costs charged as a result of the H1 Property being transferred directly to the Designee (e.g., documentary transfer tax or recording fees, where there would otherwise be none if the H1 Property was deeded directly to City), then City or the Designee shall be responsible for such closing costs.  Additionally, in such event, such closing costs shall be determined based on the market rate for the H1 Property (to be mutually agreed upon in the H1 Transfer Agreement), notwithstanding that the purchase price for the H1 Property is $1.00.



11.	AS IS Sale: Except for the environmental obligations as set forth in Attachment A that expressly survive the closing, at the closing, Developer shall transfer the H1 Property to City or Designee, as applicable, in its AS IS, WHERE IS condition and City and Designee shall waive and release all claims against Developer related to the physical and environmental condition of the H1 Property.  City shall bear all construction costs related to the affordable housing project on the H1 Property. 



12.	Default:



	a.	Default by City: If City defaults under the H1 Transfer Agreement and fails to close, Developer shall have the right to terminate the H1 Transfer Agreement, and in such event, City shall continue to recognize the H1 Transfer IHO Fee Credits that Developer would have received if the H1 Agreement not been terminated due to City's default.



	b.	Default by Developer: If Developer defaults under the H1 Transfer Agreement and fails to perform the obligations thereunder, City's sole and exclusive remedy shall be to terminate the H1 Transfer Agreement, and Developer shall reimburse City for City's reasonable out-of-pocket costs and expenses in connection with its due diligence in which case Developer would not receive any H1 Transfer IHO Fee Credits and Developer shall satisfy its IHO obligations by identifying a site or sites in the DSAP which can accommodate at least 300 affordable units as anticipated on the H1 Property, or Developer pays 150% of the IHO Fees due or at mutual agreement of the Developer and City, Developer works with the City to maintain yield by condominium-izing a portion of a high rise residential project for affordable housing.



C.	H5 and H6 Properties. The H5 and H6 Properties will be transferred separately to the City.  Developer anticipates that it will transfer the H6 Property first.   Prior to such transfers, Developer will perform the Early H5 and H6 Work, as more specifically described in Section III.A of Exhibit D to the Development Agreement (the “Early H5 and H6 Work”), in order to help accelerate the development of affordable housing on the H5 and H6 Properties.   Developer will retain ownership of the mid-block crossing between the H5 and H6 Properties and shall provide to City a construction easement over the mid-block crossing for the time period covering construction on the H5 Property, H6 Property, or combination thereof, plus an additional six (6) months after the issuance of the last Temporary Certificate of Occupancy for a building on the H5 and H6 Properties. 



1.	Transfer Agreement: Concurrently with entering into the Development Agreement, Developer and City shall enter into separate Transfer Agreements for the transfer of the H5 Property and the H6 Property, respectively,  to City in accordance with the terms and conditions set forth below and the terms and conditions of the Early H5 and H6 Work (individually the "H5 Transfer Agreement” and the “H6 Transfer Agreement" and sometimes collectively the “H5 and H6 Transfer Agreements”). The H5 Transfer Agreement and the H6 Transfer Agreement will not be attached to the Development Agreement as Exhibit(s).



2.	Legal Description of H5 and H6: An indicative site plan of the H5 Property and the H6 Property (collectively, the “H5 and H6 Properties”) will be attached to the H5 and H6 Transfer Agreements, with legal descriptions to be provided prior to the Closing Date. As set forth in Section C.2.a below, the legal descriptions may be modified prior to the Closing Date for each property in accordance with Developer's Final Map or after the Closing Date, if mutually agreed upon with the City.   



	a.	Parcelization Condition: City acknowledges that the H5 and H6 Properties are not legal parcels as of the Effective Date.  It shall be an unwaivable condition to the closing, for Developer's and City's benefit, that the H5 and H6 Properties shall be legal parcels for conveyance prior to the closing which legal separation shall be accomplished at Developer’s cost.



	b.	Early H5 and H6 Work: Developer shall perform the Early H5 and H6 Work using the Early Work CLF Amount (as such term is defined in Section III.A. of Exhibit D to the Development Agreement) prior to the respective closings of the transfers of the H6 Property and the H5 Property.  The description of the Early H5 and H6 Work, will be included as an exhibit to the H5 and H6 Transfer Agreements, respectively.



	c.	Construction of Private Street.  Developer shall construct a private street serving the H block parcels, including the H5 and H6 Properties as part of the Early H5 Work. The  City shall give notice to the Developer not later than twelve (12) months prior to the City’s anticipated date of receiving a temporary certificate of occupancy (“TCO”) for the H6 Property (the “TCO Notice”).  City or its Designee will coordinate in a timely manner with Developer for noticing, access and other construction coordination necessary for Developer to construct and complete the private road. Details on this work will be included as an exhibit to each of the H5 and H6 Transfer Agreements.



3.	Leases: It shall be a condition to the closing under each of the H5 and H6 Transfer Agreements, for City's benefit, that Developer shall transfer the H5 and H6 Properties unencumbered by and free of any leases, unless City otherwise waives such condition in writing.



4.	Closing Date: The closing under the H6 Transfer Agreement shall occur following Completion of the Early H6 Work, on a date selected by Developer on at least sixty (60) days' prior written notice to City but in no event will the Closing Date for the transfer of the H6 Property be later than the date on which the Temporary Certificate of Occupancy is issued for the first Developer-constructed market rate residential building (subject to City-caused delays or if City has requested to defer the closing as more specifically set forth in Section C.6.a below)(“H6 Closing Date”).  The closing under the H5 Transfer Agreement shall occur following Completion of the Early H5 Work, on a date selected by Developer on at least sixty (60) days' prior written notice to City but in no event will the Closing Date for the transfer of the H5 Property be later than the date on which the Temporary Certificate of Occupancy is issued for the fourth Developer-constructed market rate residential building (subject to City-caused delays or if City has requested to defer the closing as more specifically set forth in Section C.6.a below)  (“H5 Closing Date”).    As used in this Section 4, “Completion” shall mean that the H5 or H6 Early Work, as applicable, has been completed in accordance with the building permit(s) issued with respect to such work and the City Building Division has completed its final inspection of the work.



	a.	Ongoing Property Condition: During the escrow period, Developer may record documents in connection with the Approvals. Following each closing, City or its Designee shall be responsible to keep the H5 and H6 Properties in good, clean and safe condition.  In connection therewith, City or Designee shall be responsible to maintain attractive fencing and to provide for adequate lighting and security prior to and during development and construction of the H5 and H6 Properties.  This requirement shall also be set forth as a restriction in the Grant Deed(s) for the H5 and H6 Properties, which deed restriction shall run with the land of each of the H5 and H6 Properties.



	b.	Construction Right of Entry: Effective as of the closing, City shall grant Developer such construction rights of entry as may be reasonably necessary for the construction of Developer's overall project, provided that such rights of entry do not materially interfere with City's development and use of the H5 and H6 Properties. In addition, the H5 and H6 Transfer Agreements shall contain provisions whereby the City (or its Designee) and the Developer agree to coordinate construction activities and schedules to ensure timely construction of the private road, as more specifically described in Section C.2(c) above required for mutual benefit of the H5 Property, the H6 Property and the other H block market rate residential parcels, and such provisions shall survive the closing or may be in form of an easement or other agreement. 



5.	Due Diligence: 



	a.	Access: City shall be entitled to the right of access to the H5 and H6 Properties to conduct its due diligence on the terms and conditions set forth in the Access Agreements.  City shall complete its due diligence within ninety (90) days after execution of the applicable Transfer Agreement (“Diligence Period”).  Subject to the terms and conditions of the Transfer Agreements (including but not limited to Developer's approval rights and coordination with Developer's contractors, as set forth therein), such due diligence may include site testing, including but not limited to testing related to environmental conditions and mitigation or remediation requirements for use of the property for residential purposes. 



	b.	Title: City shall review and approve title to the Property during the Diligence Period.  Developer shall provide City with a then current title report for the H5 and H6 Properties on or before execution of the Transfer Agreement for each property.  



6.	Conditions to Closing:



	a.	City Conditions: In addition to the closing conditions specifically set forth in Sections C.2(a) and C.3(a) above, the following shall be conditions to the closing under the H5 and H6 Transfer Agreements, for City's benefit:  (i) the title company shall have committed to issue to City a title insurance policy subject only to the permitted exceptions (to be more particularly defined in the H5 and H6 Transfer Agreements but which shall include any exceptions recorded in connection with obtaining the Approvals or required in order to satisfy the Approvals, as well as any exceptions recorded in connection with the development pursuant to the Approvals and consistent with the Approvals); (ii) Developer shall not be in default under the respective H5 and H6 Transfer Agreements beyond any applicable notice and cure period; (iii) there shall have been no material adverse change in the environmental condition of the H5 Property or the H6 Property since the date of the H5 Transfer Agreement and the H6 Transfer Agreement, respectively; and (iv) all historical restrictions related to the existing building(s) located on the larger parcel of which the H5 Property and H6 Property are currently a part shall be terminated with respect to the H5 Property and the H6 Property. 



		City shall have no right to terminate the H5 Transfer Agreement or the H6 Transfer Agreement if City is unable to secure funds or other commitments to enable the construction of affordable housing on either or both of the H5 Property or the H6 Property; provided, however, that City shall have the right to extend (“Extension”) the closing under each of the H5 Transfer Agreement and the H6 Transfer Agreement, respectively, two (2) times for periods of one hundred eighty (180) days each (each, an "Extension Period", the first such extension of the Closing Date being the "Extended Closing Date" and the second such extension of the Closing Date being the "Outside H5/H6 Closing Date") if the City has not identified the City’s Designee by the scheduled Closing Date or Extended Closing Date, as applicable, for that property by providing Developer with written notice of the exercise of the extension with the status of City’s efforts to identify the Designee together with documentation evidencing City's Good Faith Efforts to identify and select the Designee.  If the City has identified the Designee by the Extended Closing Date (or has extended a second time, then by the Outside H5/H6 Closing Date, as applicable) the Grant Deed shall identify the Designee as the transferee/grantee of the H5 Property or H6 Property, as applicable.  If City has not identified and selected the Designee by the Extended Closing Date or Outside H5/H6 Closing Date, as applicable, then there will be no further extensions of the closing and City shall take title the H5 Property or the H6 Property, as applicable, in City’s name or be in default of the H5 Transfer Agreement or the H6 Transfer Agreement, as applicable.  In addition, if, as set forth in the H5 Transfer Agreement or the H6 Transfer Agreement, City elects to defer the transfer of title of the H5 Property or the H6 Property from Developer to City (or its Designee), then the City shall reimburse Developer for property taxes payable with respect to such Property(ies) during the deferral period and Developer’s costs to light, fence, insure, and maintain the subject property in a clean and safe manner during the deferral period within thirty (30) days after receipt of Developer’s request. Developer shall provide the City with reasonable documentation of such taxes and costs.  IHO Fee Credits are earned at time of closing, or, if the City exercises its option(s) in this section to extend the Closing Date, then such credits shall be earned on the date on which the closing would have occurred but for the City exercise of its Extension right(s).







	b.	Developer Conditions: In addition to the closing condition specifically set forth in Section C.2(a) above, the following shall be a condition to the closing under the H5 and H6 Transfer Agreements, for Developer's benefit:  City shall not be in default under the H5 and H6 Transfer Agreements beyond any applicable notice and cure period.  



7.	Environmental: 



	a.	Environmental Indemnity: If the H5 Property and/or the H6 Property is transferred to the City or Designee, as applicable, Developer shall indemnify, defend, and hold harmless City and City Indemnitees against any and all third party actions or claims for death or personal injury to the extent such actions or claims are caused by exposure to environmental contamination existing at the H5 Property under the H5 Transfer Agreement and the H6 Property under the H6 Transfer Agreement which exposure occurred prior to the closing date of that property and such actions or claims first accrued prior to the Closing Date for that property, which indemnity and defense obligation of Developer shall survive the transfer of the H5 Property or H6 Property to City, as applicable.  Notwithstanding the foregoing, in no event shall such indemnity and defense obligation of Developer apply to any actions or claims that arise from the negligence or willful misconduct of City or Designee.   



	b.	Assignment: Following the closing of the H5 Property and/or H6 Property, as applicable, City may assign its rights and obligations under this Section C.7 that expressly survive the closing to a developer of affordable housing.



8.	IHO Fee Credits:  As of the Effective Date, the amount of the IHO Fee credit for the H5 Property shall be  $9,226,561  (the "H5 Transfer IHO Fee Credits"). $9,226,561 IHO Fee Credit at $18.70/rsf equals 493,399 sf of credit for market rate rentable sf (if the required 100% AMI units are constructed).  As of the Effective Date, the amount of the IHO Fee credit for the H6 Property shall be $10,079,062 (the "H6 Transfer IHO Fee Credits"). $10,079,062. IHO Fee Credit at $18.70/rsf equals 538,987 sf of credit for market rate rentable sf (if the required 100% AMI units are constructed). IHO Fee Credits are earned at time of closing, or, if the City exercises its option(s) described in Section C.6.a above to extend the Closing Date, then such credits shall be earned on the date on which the closing would have occurred but for the City exercise of its Extension right(s).



9.	No Assignment: Except as set forth in Section C.7(b) above, City may not assign its rights or obligations under the H5 and H6 Transfer Agreements.  As more specifically set forth in Section C.6(a), above, the City may identify a Designee to take title to the H5 or H6 Property at closing and in such event, Developer shall provide for the H5 Property or H6 Property, as applicable, to be deeded to the Designee at closing.



10.	Purchase Price: The purchase price for the H5 Property and for the H6 Property shall be $1.00 per property.  Closing costs shall be split per local custom.   If there are any closing costs charged as a result of the H5 Property and/or H6 Property being transferred directly to the applicable Designee (e.g., documentary transfer tax or recording fees, where there would otherwise be none if the subject property was deeded directly to City), then City or the applicable Designee shall be responsible for such closing costs.  Additionally, in such event, such closing costs shall be determined based on the market rate for the H5 Property or H6 Property, as applicable (to be mutually agreed upon in the H5 Transfer Agreement or the H6 Transfer Agreement, as applicable), notwithstanding that the purchase price for the H5 Property and H6 Property is $1.00.



11.	AS IS Sale: Except for the Developer's obligations as set forth in Section C.2(b) above and C.7(a) above, at the closing of each of the H5 Property and the H6 Property, Developer shall transfer the H5 Property and the H6 Property to City each in its AS IS WHERE IS condition and City shall waive and release all claims against Developer related to the physical and environmental condition of the property so conveyed.  City shall bear all construction costs related to the affordable housing project on the H5 Property and the H6 Property. 



12.	Default:



	a.	Default by City: If City defaults under either the H5 Transfer Agreement or the H6 Transfer Agreement and fails to close, Developer shall have the right to terminate the H5 Transfer Agreement and/or H6 Transfer Agreement, as applicable, and in such event, City shall continue to recognize the affordable housing credits Developer would have received as a result of the transfer of the H5 Property, the H6 Property or both (as applicable) to City but for the termination of the respective H5 Transfer Agreement, H6 Agreement or both due to City's default.



	b.	Default by Developer: If Developer defaults under either the H5 Transfer Agreement, the H6 Transfer Agreement or both, as applicable and the transfers to the City of such properties fails to close accordingly, City's sole and exclusive remedy shall be to terminate the respective H5 Transfer Agreement and or H6 Transfer Agreement, as applicable, and Developer shall reimburse City for City's reasonable out-of-pocket costs and expenses in connection with its due diligence, in which case Developer would not receive any IHO Fee Credits with respect to the H5 Property or H6 Property, as applicable, and would therefore satisfy  its IHO obligations by identifying a site or sites in the DSAP which can accommodate at least (a) 120 affordable units in the case of H5 Property, and (b) 180 affordable units in the case of the H6 Property, or Developer pays 150% of the IHO Fees due for applicable property, or at mutual agreement of the Developer and City, Developer works with the City to maintain yield by condominium-izing a portion of a high rise residential project for affordable housing.












ATTACHMENT A TO H1 TRANSFER PROVISIONS

The following sets forth the terms regarding the City’s  acceptance of the H-1 Property:

 

1. Developer will retain an outside environmental consultant (“Developer’s Environmental Consultant”) with suitable experience in reviewing and overseeing the remediation work to be undertaken on the H1 Property.  Developer will contract with this consultant and be solely responsible for the work of this consultant.

2. Developer will seek approval of a new Remedial Action Plan (“RAP”) from the Department of Environmental Health or other environmental regulatory agency(ies) with jurisdiction that Developer may be referred to by the Department of Environmental Health (“DEH”) to address the volatile organic compounds (“VOCs”) and any other contaminants of concern to the DEH (“COCs”) currently present in soil, soil vapor and groundwater at the H1 Property (“Environmental Conditions”), including, but not limited to, those which are the subject of open Geotracker case FORMER TRUE DRIVE-IN CLEANERS (T10000011874).  

3. The RAP will be designed to address the Environmental Conditions to allow construction of a concrete foundation structure without an occupiable basement on the entirety of the H1 Property, with a passive vapor intrusion mitigation system integrated into the foundation system which has the capability of being activated, if needed (“VIMS”) (collectively, the “Intended Design”) with the ground floor limited to parking and/or commercial uses and/or resident support/offices/community space only and with residential uses allowed only on the second floor and above (the “Intended Use”).  The H1 Property will be restricted to the Intended Design and Intended Use in the Land Use Covenant and/or Grant Deed to the H1 Property.

4. The RAP will provide that Developer will excavate and dispose of VOCs and COCs impacted soil, to the extent required by DEH for the Intended Design and the Intended Use, at an appropriate disposal facility (“Soil Removal Work”). The RAP will also include remedial actions to be implemented by Developer to address DEH requirements for the groundwater (“Groundwater Work”).  The RAP will be designed to meet all applicable environmental regulatory requirements to allow for the Intended Use in combination with the Intended Design.  Any ongoing work of Developer (after the site is transferred to the City) shall not interfere with the City’s planned building and shall be accessed from outside the property line and not disturb the vapor barrier or the other elements of the VIMS. The RAP will also provide that the City or its Designee that builds the building on the H1 Property will install, maintain and monitor the passive VIMS (with the ability to convert to an active VIMS through the addition of a fan or motor and shall activate it if and when required by DEH)(collectively, “VIMS OMM”).

5. Developer will be responsible for implementing at its cost the Soil Removal Work in a commercially reasonable manner and timeframe, subject to the Catastrophic Cost Increase provisions below.  If the costs of implementing the Soil Removal Work are equal to or greater than Six Million One Hundred Twenty-Nine Thousand Three Hundred Sixty-Three Dollars ($6,130,000) (such amount being a “Catastrophic Cap” and such event being a “Catastrophic Cost Increase”),  then, Developer may decide not to transfer the H1 Property to City.  If a Catastrophic Cost Increase occurs, then Developer shall not be in default and Developer shall satisfy its IHO obligations by identifying a site or sites in the DSAP which can accommodate at least 300 affordable units as anticipated on the H1 Property, or Developer pays 150% of the IHO Fees due or at mutual agreement of the Developer and City, Developer works with the City to maintain yield by condominium-izing a portion of a high rise residential project for affordable housing. Developer shall be solely responsible for completing the Groundwater Work after transfer of the H1 Property to the City, at Developer’s sole cost and expense, and for obtaining a no further action letter (“NFA”) from the DEH, except as to the responsibility of the City or its Designee for the VIMS and the VIMS OMM as set forth herein.

6. As a condition to the City’s acceptance of the H1 Property, Developer’s Environmental Consultant shall have issued a report, which may be relied upon by both Developer and the City, confirming that the Soil Removal Work has been completed as required by the RAP for the Intended Design and Intended Use.

7. Developer shall provide the NFA to the City (or then owner of the building) after receipt, which will occur after the Groundwater Work is complete.

8. The City will pay a maximum of Five Hundred Thousand Dollars ($500,000) for the VIMS and VIMS OMM (“Baseline Costs”).  If the costs of the VIMS and VIMS OMM for the Intended Design and Intended Use, any ongoing monitoring, as well as without limitation, DEH oversight and permitting costs, in the approved final RAP (or associated documents) are in excess of Baseline Costs ("Excess Costs"), as determined immediately prior to the scheduled H1 Property Closing Date by an independent consultant retained by the Developer and acceptable to the City ("RAP Consultant") then the following provisions shall apply.  The RAP Consultant will estimate costs (both operational and installation hard costs) based on unescalated dollars. 

1. If the Excess Costs, plus the costs of  (A) the Soil Removal Work costs and (B) the  other anticipated Developer clean-up costs ((A) and (B) collectively, “Developer Remediation Costs”), are equal to or more than the Catastrophic Cap, then Developer may elect to follow the procedures provided in subsection (e) above for Catastrophic Cost Increases.

2. If the Excess Costs, plus the Developer Remediation Costs, are less than the Catastrophic Cap, Developer shall fund the Excess Costs to City at the H1 Property Closing and the City shall hold and invest the Excess Costs in trust to pay the Excess Costs as they accrue over time.

9. Developer will keep the City informed of the timing and status throughout the RAP approval process, including providing the City with the draft and final RAP.

10. Following the transfer of the H1 Property to City (or its Designee), Developer will respond at its sole cost and expense to any inquiries, orders or actions from any regulatory agency with respect to the Groundwater Work or the Environmental Conditions other than the "Building Conditions". The term "Building Conditions" shall mean the conditions inside of the future building and/or parking area in the building, including, without limitation, indoor air conditions.

11. Developer will pay all agency oversight and permitting costs associated with the RAP and obtaining the NFA.

12. To the fullest extent permitted by law, Developer shall indemnify, defend and hold harmless the City for any and all claims for response costs or response actions or any third party claims associated with the Groundwater Work or the Environmental Conditions but excluding the Building Conditions.  Additionally, if the H1 Property is transferred to the City or Designee, Developer shall indemnify, defend, and hold harmless City and City Indemnitees or Designee against any and all third party actions or claims for death or personal injury to the extent such actions or claims are caused by alleged exposure to environmental contamination existing at the H1 Property which exposure occurred prior to the H1 Property Closing Date and such actions or claims first accrued prior to the H1 Property Closing Date.  The indemnity and defense obligations of Developer shall survive the transfer of the H1 Property to City or Designee.  Notwithstanding the foregoing, in no event shall such indemnity and defense obligation of Developer apply to the extent that any actions or claims arise from the negligence or willful misconduct of City or the Designee.

13. Developer shall have no responsibility or liability for the Building Conditions, VIMS or the VIMS OMM, including, without limitation, its installation, its failure, its maintenance, repair, operation or monitoring and no responsibility for any claims arising out of the Building Conditions, VIMS, the VIMS OMM, soil vapor, indoor air and/or any claims arising from failure of these systems.

14. The City and Developer agree that all cost amounts set forth herein or determined hereafter pursuant to its terms are the cost as of the Effective Date of the Development Agreement and shall be subject to Annual Increases.
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EXHIBIT D2
EXCERPT OF MODIFIED IMPLEMENTATION GUIDELINES
ADAPTED FROM 2/01/19 ATTACHMENT B-1

SCHEDULE D2

These Guidelines are based on existing City Guidelines as of the Effective Date. As of the Effective Date, the City is
in the process of preparing updated guidelines to accompany the IHO. As such, this Schedule D2 of modified IHO
Implementation Guidelines is intended to provide more information on how the Developer will comply with City's
administrative procedures of implementation of IHO. Developer and the City, through the Director of Housing, agree
to meet and confer promptly following the written request of Developer or the Director of Housing regarding potential
future changes to these Guidelines based on future changes to the City-Wide guidelines. These Guidelines may be
amended or modified with the consent of Developer and the Director of Housing at a future date. Capitalized terms
that are used but not defined in these Guidelines have the meanings given such terms in the IHO attached to the
Development Agreement at Schedule DS5.

INCLUSIONARY HOUSING ORDINANCE (IHO) COMPLIANCE OPTIONS:
PROCEDURE FOR BUILD ON-SITE OPTION
(PROVIDING RENTAL INCLUSIONARY UNITS)

[Note to City: all Section heading ##s, e.g., VIII, internal x-references, page #s, and formatting to be cleaned up once
agreement is reached on the substance of these guidelines.|

VIIl.Inclusionary Rentals Household Income Limits (SJMC Sections 5.08.400.B, 5.08.600.A)
The Developer is responsible for verifying the income eligibility of Rental Inclusionary Unit
tenants, based on the following methodology and definitions.
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1) Household Composition Definition

The Household is comprised of all eligible individuals who are currently living together at

the same address and will continue to be living together in the Inclusionary Rental. New

household members cannot be added to the application to income qualify for an Inclusionary

Unit after initial submission of an application. In addition, the following individuals are not

counted as part of the household: foster children, unborn children, children who are subject to

a shared-custody agreement in which the child resides with the household less than 50% of

the time, children being pursued for legal custody or adoption who are not yet living with the

household at the time of application, and non-related live-in care-takers.

To be considered an Eligible Household Member, an individual must comply with the above

criteria and meet one of the following criteria:

i.  All household members who are 18 years of age or more (adult household members)
must be included on the application to rent the inclusionary unit; or
ii.  Any minor individual who is a dependent listed on the most recent year’s tax returns
of an adult household member. All household members who are under 18 years of
age must be the legal dependent of an adult household member.
2) Household Income Limits

To establish the eligibility of households who intend to occupy the Inclusionary Rental,

limits are set on the amount of income that households (including all Eligible Household

Members) can earn. These limits are based on the number of Eligible Household Members;

the family size to be used for determining the Household Income Limit is the number of




Eligible Household Members.

The Ordinance (No. 30538) Section 5.08.525 Mixed Compliance with Rental Inclusionary

Units On-Site includes that five percent (5%) of total Dwelling Units in the Residential

Development shall be made available for rent at an Affordable Housing cost to Moderate

Income Households o, as defined below:

i.  When Moderate Income Rental Inclusionary Units are provided on-site, Moderate

Income Households are defined in the ordinance as households earning no more than
100% of AMI for the household’s family size. Please refer to the income limits
currently published at 25 Cal. Code Reg Section 6932 for the current AMI in Santa
Clara County by family size.

The City of San José annually publishes AMI levels for the City and posts these on its
website.
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3) Household Income Definition
For income eligibility purposes, the gross annual income (income before deductions or
exemptions) received by all members of the household 18 years of age or older (except for
non-related live-in caretakers paid by an outside source who are not considered household
members) will be considered. The gross annual income is determined by calculating the
household’s total current monthly income and then multiplying that total by 12.
In the event that current monthly income deviates by more than 15% from the preceding 12-
month average, the gross annual income will be determined by combining the preceding half
year’s gross income with one-half year’s gross income at the current level.

4) Types of Income

i.  All wages and salaries, overtime pay, commissions, fees, tips, bonuses, and other
compensation for personal services, before payroll deductions;

ii.  The net income from the operation of a business or profession or from the rental of
real or personal property (without deducting expenditures for business expansion or
amortization of capital indebtedness, or any allowance for depreciation of capital
assets);

iii.  Interest and dividends (including income from assets — see Excluded Income section
below);

iv.  The full amount of periodic payments received from Social Security, annuities,
insurance policies, retirement funds, pensions, disability or death benefits, and other
similar types of periodic receipts, including any lump sum payment for the delayed
start of a periodic payment;

v.  Payments in lieu of earnings, such as unemployment, disability compensation, and
severance pay;

vi.  The maximum amount of public assistance available to household members, other
than the amount of assistance specifically designated for shelter and utilities;

vii.  Periodic and determinable allowances, such as alimony and child support payments,
and regular contributions or gifts received from persons not residing in the home;
viii.  All regular pay, special pay and allowances of a member of the Armed Forces
(whether or not living in the dwelling) who is the head of household or spouse; and
ix.  Any earned income tax credit to the extent that it exceeds income tax liability.
5) Excluded Income
1. Casual, sporadic or irregular gifts;

ii.  Amounts that are specifically for, or in reimbursement of, medical expenses;

1ii.  Lump sum additions to household assets (as defined in the Assets section below),
such as inheritances, insurance payments (including payments under health and
accident insurance and workmen’s compensation), capital gains, and settlement for
personal losses;
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6)

7)

iv.  Monies received for educational scholarships paid either directly to students, or to the
educational institution, as well as amounts paid by the Government to a Veteran of
the U.S. Armed Forces for use in meeting the costs of tuition, fees, books, and
equipment. Any money received over and above the associated educational costs
listed are not exempt and considered income;

v.  Special pay to a person in the U.S. Armed Forces who is head of household who is
deployed and exposed to hostile fire;

vi.  Foster child care payments;

vii.  The value of benefits received from the Supplemental Nutrition Assistance Program.
viii.  Payments to volunteers under the Domestic Volunteer Service Act of 1973;

ix.  Income derived from certain sub-marginal land of the United States that is held in

trust for certain Indian tribes;
x.  Payments or allowances made under the Department of Health and Human Services’
Low-Income Home Energy Assistance Program;
xi.  Payments received from the Job Training Partnership Act; and
xil.  Income derived from the disposition of funds of the Grand River band of Ottawa
Indians.
Determination of Income from Assets
To determine a Household’s income eligibility for occupancy of an Inclusionary Rental, a
percentage of the Household’s assets (as defined in the Assets section below) shall be added
to the Household income only when the Household’s assets exceed the annual Household
Income Limit. Please refer to the Housing Department website for current income limits.
When the total of the Household’s assets exceed the Household Income Limit for the
Household, then the amount of income attributed to these assets shall be computed as the
higher of:
i.  The actual annual income generated from the assets; or
il.  2.5% of all assets in excess of the Household Income Limit.
Assets
Assets are defined as:
i.  Cash savings, including but not limited to bank accounts, credit union accounts,
certificates of deposit, and money market funds;

ii.  Marketable securities, stocks, bonds and other forms of capital investment;

ii.  Inheritance and lump sum insurance payments, already received;

iv.  Settlements for personal or property damage already received;

v.  Equity in real estate including residential and commercial property and unimproved
land; and

vi.  Other personal property that is readily convertible into cash.

The following are not considered assets:
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1. Ordinary household effects including furniture, fixtures, and personal property;
il.  Automobiles used for personal use; and
1ii.  Cash, securities, stocks, bonds, and other forms of capital held in a tax deferred
retirement plan recognized by the Federal Internal Revenue Service.

IX. Affordable Rental Rates for On-Site Rental Inclusionary Units (SJMC Section 5.08.400.A)
The City of San José annually publishes AMI levels for the City and posts these on its website.
As defined in Health and Safety Code Section 50052.5 (h), the family size appropriate for the
Rental Inclusionary Unit is determined by the number of bedrooms. The “family size” is equal to
one person greater than the number of bedrooms in the unit. For the purpose of determining the
Affordable Rental Rate, each Rental Inclusionary Unit shall be adjusted for family size appropriate
for the unit based on the number of bedrooms as follows: a studio = one person, one bedroom = two
persons, two bedrooms = three persons, three bedrooms = four persons, and four bedrooms = five
persons. These apply when there are no other pertinent federal statutes applicable to the Rental
Inclusionary Units. However if federal statues apply (e.g. Tax Credit Allocation Committee -
TCAC) the following occupancy guidelines may be used: 1.5 persons per bedroom. Owners may
make an election to use the TCAC occupancy guidelines for an entire property.

Affordable Rental Rate includes all charges related to occupancy of the unit including utilities,
parking fees, fees for use of common facilities and other fees and charges. If utilities are paid by
tenants of the Rental Inclusionary Units, the rent for the Rental Inclusionary Units must be
adjusted downward for tenant utility expenses, calculated in accordance with the utility
allowances published by the Santa Clara Housing Authority annually.

In situations where there are multiple affordability restrictions/income or rent limits set by
different funding requirements or jurisdictions, the Project must adhere to the strictest
requirement so it can meet all of the layering restrictions.

X. Occupancy Conditions
The approved tenant(s) must occupy the Rental Inclusionary Unit as its principal residence
during the entire term of the lease. If an additional occupant (roommate, family member, etc.)
moves into the Rental Inclusionary Unit, he/she will be considered part of the existing

8
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XI.

XII.

household. As a condition for lease or occupancy of a Rental Inclusionary Unit, tenant must be
required to provide notice to the owner/property manager, prior to the move in date of a new
household member, and the entire household (including the new occupant) will be reevaluated to
determine eligibility, including household income requirements. If the tenant(s) fail to receive
approval from the owner/property manager for any changes in occupancy or if the tenant(s)
subleases the property or fails to provide the annual Tenant Income Certification, the tenant shall
be in violation of its lease and will no longer qualify as a Rental Inclusionary Unit tenant.

If the owner/property manager suspects that there have been any changes to the occupancy of the
Rental Inclusionary Unit, the owner/property manager shall make a reasonable effort to
determine who is occupying the unit.

Minimum Household Size

To be eligible for a Rental Inclusionary Unit, a household must be of a size at least equal to the
number of bedrooms in the Rental Inclusionary Unit. For example, in order to rent a two-
bedroom unit, a household must have at least two Eligible Household Members. Minimum
household sizes for Rental Inclusionary units are as follows: one bedroom unit = one person, two
bedroom unit = two persons, three bedroom unit = three persons, four bedroom unit = four
persons. A household is comprised of all eligible individuals who are currently living together at
the same address and will continue to be living together in the Rental Inclusionary Unit.

Annual Rent Adjustments

The maximum Affordable Rental Rates will be adjusted annually based on the most recently
published household income limits for Santa Clara County by family size. The City or its agent
will notify the property owner/property manager of the new rental rates. If the owner chooses to
raise rents, the tenant must be given a sixty (60) day notice before any rent increase.

XIII.Ongoing Compliance with Affordability Restrictions (SJMC Section 5.08.710)

The developer of each project containing Rental Inclusionary Units is required to submit an
Annual Compliance Report and pay any City monitoring fees. The Annual Compliance Report
(ACR) consists of the following three documents which may be obtained from the Department of
Housing’s website at http://www.sjhousing.org/.

1) Tenant Income Certification (TIC): Completed and signed by residents residing in the
Inclusionary Rental. It is used to document family size, income and other financial
information. Residents must be recertified annually to maintain eligibility at the inclusionary
project.

2) Certified Rent Rolls: A report listing each affordable unit, the resident's name, rental rate,
household income, the household size, and any other information regarding property tenancy.
Rent Rolls should be electronically submitted in an excel spreadsheet provided by the
Department of Housing. The Rent Roll form can be found here: http://www.sjhousing.org/.
The City reserves the right to change the Rent Roll form at any time.



http://www.sjhousing.org/
http://www.sjhousing.org/

IHO Guidelines — Attachment B-1: Rental On-Site Compliance Option

3) Certificate of Continuing Program Compliance: A signed statement attesting that the project
is in compliance with the City of San José Inclusionary Housing Agreement. The Annual
Certificate of Continuing Program Compliance can be found here: http://www.sjhousing.org/

XIV. Annual Tenant Income Certification (TIC) (SIMC Section 5.08.710)

Leases for Rental Inclusionary Units shall provide for submittal of signed TIC forms upon

written request of the owner or property manager and if tenants fail to submit the form within

thirty (30) days of receipt of a written request, then this is a violation of the lease and the lease
shall automatically terminate. If the renter fails to comply after notice, the owner or property
manager will institute eviction proceedings. If a tenant’s household income

increases and exceeds 140% of the Moderate Income Limit, the tenant will be given three

months to locate alternate housing and vacate the inclusionary apartment unit. A three-month

extension may be granted in cases of extreme hardship. The property may also offer the tenant a

market rate unit.

XV. Terms of Tenancy
Rental Inclusionary Unit tenants will be subject to the same conditions of tenancy as other
tenants occupying the same property, except for terms relating to occupancy, income eligibility,
annual recertification, and limits on rents. The initial lease term for the Inclusionary Rental will
be for one year.
XVI. Availability of New Units for Lease
A Rental Inclusionary Unit may not be leased until the City has approved the unit for occupancy.
XVII. Marketing /Leasing of Units

The Developer is responsible for marketing the Inclusionary Rentals and identifying qualified

tenants that meet the income eligibility requirements of the Rental Inclusionary Units. Developer

shall post the available Rental Inclusionary Units on the county-wide listing service site located
at www.scchousingsearch.org or such other site as may be requested by the City. In reviewing
each candidate, the owner or property manager may apply the same tenant selection criteria, such
as past performance in meeting financial obligations and credit references, as those applied to
applicants for non-inclusionary units on the property, except for those standards relating to
income eligibility.

The Inclusionary Rentals within a Residential Development will not be operated at less than

ninety percent (90%) occupancy for more than six consecutive months unless market conditions

otherwise dictate. Developer shall post each vacant Rental Inclusionary Unit as soon as possible

10
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XVIII.

VIII.

but not later than ten (10) days after notice of an impending vacancy and provide advanced
notice of the opening of any wait list on the county-wide listing service site located at
www.scchousingsearch.org or such other site as may be requested by the City.

Owner/Manager Certification

Prior to the rental of the first Rental Inclusionary Unit on a property, the owner/property manager
will sign a certification of receipt of these Guidelines with a statement of intent to manage the
Rental Inclusionary Units according to these procedures. Developers will also submit to the City
for approval a management plan consistent with the City’s standards for management of
affordable units. Subsequent property owners/property manager may be asked to sign
certifications of receipt of these Guidelines.

ATTACHMENT A-1
INCLUSIONARY HOUSING ORDINANCE (IHO) COMPLIANCE OPTIONS:
PROCEDURE FOR BUILD ON-SITE OPTION
(PROVIDING FOR-SALE INCLUSIONARY UNITS)

Pricing For-Sale Inclusionary Homes (SJIMC Sections 5.08.400.B, 5.08.600.A)

Inclusionary Homes are sold at their Fair Market Value, as defined below but discounted by an
amount that is equal to the difference between the Fair Market Rate value of the home and the
Affordable Housing Cost as adjusted to an Affordable Sales Price pursuant to these Guidelines,
and the buyer of an Inclusionary Home acknowledges the discount provided under the Ordinance
by execution of subordinate shared appreciation loan documents and agrees to the income
restriction and other conditions. In escrow, the buyer executes a City promissory note and other
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subordinate shared appreciation loan documents that reflect this cost differential, also referred to
as “Developer Discount.”

"Fair Market Value" for the purposes of the Ordinance and the Guidelines, means the highest
price on the date of valuation that would be agreed to by a seller, being willing to sell but under
no particular or urgent necessity for so doing, nor obligated to sell, and a buyer, being ready,
willing and able to buy but under no particular or urgent necessity for so doing, each dealing
with the other with full knowledge of all the uses and purposes for which the Inclusionary Home
is reasonably adaptable and available but as though there was no affordability requirement
imposed on the home. The Fair Market Value shall be verified by a licensed real estate appraiser,
commissioned by the borrower or borrower’s lender, prior to the close of escrow.

The Developer must provide 90 days’ advance written notice to the City of the initial marketing
of the Inclusionary Homes. The Housing Department will calculate the Affordable Housing Cost,
as adjusted to an Affordable Sales Price pursuant to these Guidelines which will then be
identified as the maximum affordable price that may be charged to prospective homebuyers for
the Inclusionary Homes within a Residential Development. This calculation of Affordable Sales
Price shall be done within 90 days before the date of the first close of escrow for an Inclusionary
Home in a project and the values (Affordable Sales Price and Fair Market Value) shall be
updated every 90 days thereafter.

Method of Calculating the Income Limit for Pricing

First, using the number of bedrooms in the particular Inclusionary Home, the maximum income
limit of 110% of AMI (as shown in the Santa Clara County table contained in 25 Cal. Code Reg.
Section 6932, or successor regulation, prorated from the 100% of AMI amount if needed) is
adjusted for family size. In order to adjust for family size as defined in Health and Safety Code
Section 50052.5 (h) the family size appropriate for the Inclusionary Home is determined by the
number of bedrooms. That “family size” is equal to one person greater than the number of
bedrooms in the home. Specifically, for the purpose of determining the income limit in order to
calculate the Affordable Housing Cost, each Inclusionary Home shall be adjusted for family size
appropriate for the unit based on the number of bedrooms as follows: a studio = one person, one
bedroom = two persons, two bedrooms = three persons, three bedrooms = four persons, and four
bedrooms = five persons.

The income limits in 25 Cal. Code Reg. Section 6932 are updated annually by the California
Department of Housing and Community Development (HCD) and posted on the City’s website.
Method of Calculating the Affordable Housing Cost and Affordable Sales Price

Pursuant to Health & Safety Code Section 50052.5, the Affordable Housing Cost for an owner
occupied unit is 35% of the Income Limit. The monthly Affordable Housing Cost is calculated by
dividing the Affordable Housing Cost by 12. This monthly Affordable Housing Cost is

intended to cover all of the purchaser’s housing costs, so in order to determine the maximum
affordable sales price (“Affordable Sales Price”) that Affordable Housing Cost amount must be
adjusted as described below.
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The City uses the procedures adopted by HCD in 25 Cal. Code Reg. Section 6920 as a basis to

establish the Affordable Sales Price based on the Affordable Housing Cost.

To determine the Affordable Sales Price from the monthly Affordable Housing Cost involves a

three-step process:

1) Subtract applicable property taxes, homeowners’ association fees, annual maintenance and
repair allowance, insurance — including hazard insurance, mortgage insurance and other
applicable insurance — and utilities cost from the monthly Affordable Housing Cost amount.
The remainder is the amount that would be available to pay the monthly mortgage payment
(monthly Affordable Mortgage Payment).

To establish a consistent methodology, the Housing Department has defined the following
criteria for calculating housing related expenses that must be covered by the Affordable
Housing Cost in addition to the mortgage payment:
i.  Homeowner Association (HOA) Fees — Actual amount approved by the State of
California Department of Real Estate for the project.

ii.  Property Tax — The Housing Department shall use the standard of 1.25% of the
Market Price of the unit. In the event that any special assessments bring the property
tax rate above 1.25%, the City will utilize the actual property tax rate for the
Inclusionary Home.

1ii.  Utility Costs — See current Utility Allowance schedule provided by the Santa Clara
County Housing Authority. The utility allowance must include heating, cooking,
other electric, water heater, water, and garbage, if not included in HOA fees. The
utility allowance changes periodically so please check the Santa Clara County
Housing Authority website to obtain current information www.hacsc.org.

iv.  Hazard Insurance Cost — If not included in HOA fees, the City will estimate the
monthly cost of hazard insurance at $75. This amount may be adjusted for inflation.

v.  Mortgage Insurance Premium — If the calculated amount of the Developer Discount
Loan is not greater than 20% of the Fair Market Value of the property, the Housing
Department will establish a market rate Private Mortgage Insurance (PMI) premium
corresponding to the rates published by the Federal Housing Administration (FHA).

vi.  Maintenance and Repair Allowance of $25 per bedroom, per month. This amount
may be adjusted for inflation.

2) Follow the process below to calculate the amount of the mortgage loan that could be obtained
(Financed Affordable Loan) based on the amount of monthly Affordable Mortgage
Payment as determined in Step 1 above.

i.  The mortgage loan interest rate shall be based on a 5% down payment, thirty (30)
year, fully amortizing fixed rate mortgage based on the Freddie Mac Weekly
Mortgage Survey at the time of pricing, as determined by the Housing Department.
This mortgage amount does not include any pre-paid points or loan fees.
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ii.  Using the Monthly Affordable Mortgage Payment, the interest rate calculated above,
and a fully amortized fixed rate mortgage without points or loan fees to determine the
maximum Financed Affordable Loan.

3) Add to the Financed Affordable Loan amount determined in Step 2 an assumed amount of

borrowers’ own funds of 5% for a down payment to determine the Affordable Sales Price.
Waiver required under SJMC 5.08.400.B.4

A Developer may apply for limited term waiver of the terms of the subordinate shared
appreciation documents required by SIMC Section 5.08.600.A, which shall be granted if the
appraised unrestricted market value of an inclusionary home is less than 5% greater than the
Affordable Sales Price (as determined from the Affordable Housing Cost). The term of the
waiver shall not exceed 6 months. The waiver shall require that the Inclusionary Home be
sold at or below the Affordable Sales Price and that the Inclusionary Home shall initially be
owner-occupied. In the event that the waiver is granted, requirements of the subordinate
shared appreciation documents will be waived and the City will not require income
verification for the purchaser.

IX. Homeowner Inclusionary Housing Requirements (SJMC 5.08.600.F)

1)

2)

First Time Home Buyer Requirement

Purchasers of Inclusionary Homes must be certified by the Housing Department as First
Time Home Buyers. In order to be certified as a First Time Homebuyer, the home buyer
must be the unit’s Principal Occupant, and cannot hold or have held an Ownership Interest,
in whole or in part, of a residential property during the three-year period immediately prior to
the home buyer(s) certification of eligibility by the Housing Department to purchase an
Inclusionary Home unless one of the following is true:

1. Is a “displaced homemaker”” who within the past two years has not worked on a full-
time basis in the labor market, experiencing difficulty in obtaining employment, and
has worked primarily without pay to care for the home and family;

i1. Is a single parent who is unmarried or legally separated from a spouse, is pregnant, or
has sole or joint custody of at least one minor child, and does not have an Ownership
Interest in residential property; or
iil. Is a current owner-occupant of a mobile home that does not meet local building
codes, and the home cannot be brought into compliance for less than the cost of
constructing a new home.
Household Composition Definition
The Household is comprised of all eligible individuals who are currently living together at
the same address and will continue to be living together in the Inclusionary Home. New
household members cannot be added to the application to income qualify for an Inclusionary
Home after initial submission of an application. In addition, the following individuals are not
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3)

4)

5)

counted as part of the household: foster children, unborn children, children who are subject to
a shared-custody agreement, in which the child resides with the household less than 50% of
the time, children being pursued for legal custody or adoption who are not yet living with the
household at the time of application, and non-related live-in care-takers.

To be considered an Eligible Household Member, an individual must comply with the above
criteria and meet one of the following criteria:

i.  All household members who are 18 years of age or more (adult household members)
must be included for income qualification purposes documents and must appear on
the application to purchase the Inclusionary Home; or

ii.  Any minor individual who is a dependent listed on the most recent year’s tax returns
of an adult household member. All household members who are under 18 years of
age must be the legal dependent of an adult household member.

Household Income Limits for Buyers

To establish the eligibility of households who intend to purchase an Inclusionary Home,
limits are set on the amount of income households (including all Eligible Household
Members) can earn. These limits are based on the AMI and the number of Eligible
Household Members.

The Ordinance allows moderate-income households to purchase Inclusionary Homes.
Moderate-income households are defined as those with gross incomes between 100% and
120% of AMI. The City publishes the AMI and the income limits are updated annually.
Household Income Definition

Households may not have an income in excess of 120% of AMI (Household Income Limit).
The family size to be used for determining the Household Income Limit is the number of
Eligible Household Members. For income eligibility purposes, the gross annual income
(income before deductions or exemptions) received by all members of the household 18
years of age or older (except for non-related live-in caretakers paid by an outside source who
are not considered household members) will be considered. The gross annual income is
determined by calculating the household’s total current monthly income and then multiplying
that total by 12.

In the event that current monthly income deviates by more than 15% from the preceding 12-
month average, the gross annual income will be determined by combining the preceding half
year’s gross income with one-half year’s gross income at the current level.

Types of Income

i.  All wages and salaries, overtime pay, commissions, fees, tips, bonuses, and other
compensation for personal services, before payroll deductions;
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ii.

The net income from the operation of a business or profession or from the rental of
real or personal property (without deducting expenditures for business expansion or
amortization of capital indebtedness, or any allowance for depreciation of capital
assets);

iii. Interest and dividends (including income from assets — see Excluded Income section

1v.

V.

Vi.

vil.

Viii.

1X

below);

The full amount of periodic payments received from Social Security, annuities,
insurance policies, retirement funds, pensions, disability or death benefits, and other
similar types of periodic receipts, including any lump sum payment for the delayed
start of a periodic payment;

Payments in lieu of earnings, such as unemployment, disability compensation, and
severance pay;

The maximum amount of public assistance available to household members, other
than the amount of assistance specifically designated for shelter and utilities;
Periodic and determinable allowances, such as alimony and child support payments,
and regular contributions or gifts received from persons not residing in the home;
All regular pay, special pay, and allowances of a member of the Armed Forces
(whether or not living in the dwelling) who is the head of household or spouse; and
Any earned income tax credit to the extent that it exceeds income tax liability.

ed Income

6) Exclud
i
il.
1.

1v.

Vi.
Vii.
Viii.
ix. Income derived from certain sub-marginal land of the United States that is held in

1X

Xi.

Casual, sporadic or irregular gifts;

Amounts that are specifically for, or in reimbursement of, medical expenses;

Lump sum additions to household assets (as defined in the Assets section below),
such as inheritances, insurance payments (including payments under health and
accident insurance and workmen’s compensation), capital gains, and settlement for
personal losses;

Monies received for educational scholarships paid either directly to students, or to the
educational institution, as well as amounts paid by the Government to a Veteran of
the U.S. Armed Forces for use in meeting the costs of tuition, fees, books, and
equipment. Any money received over and above the associated educational costs
listed are not exempt and considered income;

Special pay to a person in the U.S. Armed Forces who is head of household who is
deployed and exposed to hostile fire;

Foster child care payments;

The value of benefits received from the Supplemental Nutrition Assistance Program.
Payments to volunteers under the Domestic Volunteer Service Act of 1973;

trust for certain Indian tribes;

Payments or allowances made under the Department of Health and Human Services’
Low-Income Home Energy Assistance Program;

Payments received from the Job Training Partnership Act; and

xii. Income derived from the disposition of funds of the Grand River band of Ottawa

Indians.
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7)

8)

9)

Determination of Income from Assets
To determine a Household’s income eligibility for purchase of an Inclusionary Home, a
percentage of the Household’s assets (as defined in the Assets section below) shall be added
to the Household income only when the Household’s assets exceed the annual Household
Income Limit. Please refer to the of Housing Department website for current income limits.
When the total of the Household’s assets exceeds the Household Income Limit for the
Household, then the amount of income attributed to these assets shall be computed as the
higher of:
i.  The actual annual income generated from the assets; or
il.  2.5% of all assets in excess of the Household Income Limit.
Assets
Assets are defined as:
i.  Cash savings, including but not limited to bank accounts, credit union accounts,
certificates of deposit, and money market funds;
ii.  Marketable securities, stocks, bonds, and other forms of capital investment;
1ii. Inheritance and lump sum insurance payments, already received;
iv.  Settlements for personal or property damage already received;
v.  Equity in non-residential real estate such as commercial property and unimproved
land, except as described as “not considered asset™ iii below; and
vi.  Other personal property that is readily convertible into cash.
The following are not considered assets:
i.  Ordinary household effects including furniture, fixtures, and personal property;
il.  Automobiles used for personal use;
1ii.  Any deposits on Inclusionary Home (Equity on a parcel or lot on which an
Inclusionary Home is to be built); and
iv.  Cash, securities, stocks, bonds, and other forms of capital held in a tax deferred
retirement plan recognized by the Federal Internal Revenue Service.
Execution of Subordinate Shared Appreciation Loan Documents; Restrictions (SIMC Section
5.08.600)
Each purchaser will be required to execute a promissory note in favor of the City of San José,
secured by a deed of trust for the amount of the Subordinate Shared Appreciation Loan. The
City will also require a recorded Affordability Restriction as described in Part IX, Section 10
below and may require execution of a loan agreement and other ancillary documents. The
Subordinate Shared Appreciation Loan amount is Developer Discount, which the difference,
if any, between the restricted Affordable Sales Price of the Inclusionary Home and its Fair
Market Value at the time of the initial sale to the purchaser.

10
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If the property is subsequently transferred to a non-qualified affordable buyer, the
Subordinate Shared Appreciation Loan would become due and payable along with a prorated
percentage of any equity received in the sale to a non-qualifying buyer under the Ordinance.
The Subordinate Shared Appreciation Loan would not become due and payable if the
property is sold to a qualified buyer under the Ordinance who agrees to assume the loan, in
an arm’s length transaction. If the property is sold to a qualified buyer under the Ordinance
who does not agree to assume the loan, then the Subordinate Shared Appreciation Loan
would become due and payable along with a prorated percentage of any equity based on the
then Fair Market Value of the unit.
The Inclusionary Home shall be the purchaser’s primary place of residence. To be considered
as a principal place of residency, the Inclusionary Home must not be rented or leased unless
the purchaser has a household hardship and has applied for and obtained an emergency
limited term authorization to rent approved by the Director of Housing. In the event that the
purchaser fails to comply with this requirement the City may enforce and pursue any and all
remedies in law or equity for such violations, including, but not limited to, declaring the
Subordinate Shared Appreciation Loan due and payable.
Upon request of the Housing Department, the purchaser of the Inclusionary Home must
provide, within 30 days, documents verifying the purchaser’s occupancy of the home as the
purchaser’s primary residence, that the home is not rented or leased, and that there have been
no changes in the title to the home. Such documents may include but are not limited to utility
bills, property tax bills, and mortgage statements reflecting the owners name and address of
the Inclusionary Home. Pursuant to the Subordinate Shared Appreciation Loan documents,
an annual submittal will be required thereafter, along with a monitoring fee.

10) Execution of an Affordability Restriction (SIMC Section 5.08.600.A)
The restriction will be recorded and “run with the land” such that it is binding on any
successor to the purchaser.
The Affordability Restriction will require that the purchaser occupying the home as a
principal residence, unless a hardship exception is granted. It will also require that any sale of
the Inclusionary Home be limited to sale to a new qualified affordable purchaser at an
Affordable Sales Price. And that any request to sell to a non-qualified buyer must be
approved by the City, and the sale to a non-qualified buyer must be consistent with the terms
of the City’s adopted equity share program and the Ordinance.

11



CPDB Draft 3-31--21
Subject to Developer review and comment
Negotiation Period Privilege, etc.

Exhibit D
Affordable Housing Program
I. Intro/Recitals

The Downtown Mixed-Use Plan ("Project") provides for the development of a substantial
amount of residential units to help address the City's housing crises related to both market rate and
affordable housing. This Affordable Housing Program, which assumes 4,000 residential units,
furthers Developer's and City's shared goal that development within the Diridon Station Area Plan
("DSAP") results in twenty-five percent (25%) of all residential units as affordable housing.
Consistent with this goal, in October 2020, the City designated the Diridon Station Area as a
prioritized growth area in the City-wide Affordable Housing Investment Plan for the development
of affordable housing and use of affordable housing funds to encourage and assist in such
development.

This Affordable Housing Program will enable the Project to provide financial and other
commitments sufficient to (i) satisfy Developer's obligations under the City's adopted Inclusionary
Housing Ordinance ("IHO") as set forth in San Jos¢ Municipal Code Chapter 5.08 in effect on the
Effective Date of the Development Agreement, a copy of which is attached hereto as Exhibit D5;
and (i1) substantially further achievement of the twenty-five percent (25%) affordable housing goal
within the DSAP.

This Affordable Housing Program is provided in order to satisfy and exceed the
requirements under the IHO. Pursuant to Sections 5.08.570 and Sub-Section F of Section 5.08.610
of the IHO, the City Manager has determined that this Affordable Housing Program represents an
acceptable alternative method of meeting the City’s inclusionary housing requirements because,
based on its terms, it will provide as much or more affordable housing at the same or lower income
levels, and of the same or superior quality of design and construction, and will otherwise provide
greater public benefit, than compliance with the express requirements of the IHO and any existing
or future City guidelines for inclusionary housing. See Schedule D2 for IHO Implementation
Guidelines applicable to this Affordable Housing Program for the administrative procedures
related to IHO compliance and process for future modifications if needed.

As set forth in this Affordable Housing Program, Developer will fulfill its obligations
through land dedication, monetary contributions, and production of on-site moderate income
(100% of Area Median Income (as such term is defined below)) affordable residential units, and
the City will through Good Faith Efforts direct affordable housing funds generated by the Project
to affordable housing projects on the land Developer dedicates to the City pursuant to this
Affordable Housing Program for that purpose.

Terms that are used but not defined in this Affordable Housing Program shall have the

meanings given such terms in Section VI below or in the body of the Development Agreement to
which this Affordable Housing Program is attached.

4813-7231-3571.2 4828-7797-6291.1
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II. Summary of the Affordable Housing Program

This Affordable Housing Program applies to all housing developed pursuant to the
Development Agreement (and is based on the assumption that development of 3,400 market rate
and 100% AMI units at an average unit size of 637 rentable square feet will occur) and consists of
the following elements, which are summarized here and discussed in more detail in Sections III
and IV below:

1. Developer's transfer of three parcels of real property, currently identified as
Properties H1, H5 and H6, totaling approximately 2.15 acres, to the City (or its Designee) for use
in the production of affordable housing. See Exhibit D1 for Site Plan.

2. Developer's production of a minimum of one hundred and seventy (170)
inclusionary housing units at 100% of AMI, which units must be provided within the market rate
buildings at a rate of 5% of the total number of units, consistent with the IHO Mixed Compliance
Option.

3. Developer's production of a minimum of an additional thirty (30) inclusionary
housing units at 100% of AMI as a community benefit, which units must be provided within the
market rate buildings at a rate of 0.88% for the first 3,400 units (which, when added to the
inclusionary units described in paragraph I1.2 above, results in 5.88% of the first 3,400 residential
units being restricted units at 100% of AMI).

4. Developer's payment of IHO in-lieu fees (either $18.70 per rentable square foot
(“rsf”, as defined in the “Applying the In-lieu Fee on a Square Footage Basis” section of the [HO
Supplemental Memo to San Jose City Council, dated February 22, 2021 and attached here at
Schedule D5) if Developer provides 5% of the residential units as inclusionary units or $43.00 per
rsf if Developer does not provide 5% of the residential units as inclusionary units)(“IHO Fee”)
for all residential developments in the Project area pursuant to the IHO, subject to credits for the
value of the H1, H5 and H6 Properties as listed in the table below that are transferred to the City
or an affordable housing developer designated by the City (“Designee’”) as more specifically set
forth below.

5. Developer's payment of fees on the Project's office development pursuant to the
City's adopted Commercial Linkage Fee Ordinance set forth in San José Municipal Code Chapter
5.11 et seq.

6. Subject to City Council appropriation of funding, the City's commitment to (i)
implement the affordable housing priorities for the DSAP that are set forth in the City's Affordable
Housing Investment Plan, which reinforces that the DSAP is a priority area for the City's available
affordable housing funds, and (ii) use Good Faith Efforts to direct CLF generated from commercial
development within the Project Site to the production of affordable housing on land transferred
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from Developer to the City for that use, and then to affordable housing production within the
DSAP's Boundaries.

7. Developer’s performance of the Early H6 Work and the Early H5 Work earlier than
Developer would otherwise be obligated to perform such work.

8. Housing contribution of community benefits to the Community Stabilization and
Opportunity Pathways Fund, as further described in Section IV B. below.

III. Inclusionary Housing Ordinance Compliance

A. Land Dedication: Early H5 and H6 Work: Availability of District Systems.

Developer shall dedicate Properties H1, H5 and H6, consisting of a total of approximately
2.15 acres of real property to the City (or its Designee) pursuant to separate transfer agreements
between the Developer and the City, with respect to each of the properties. If, due solely to
Developer’s actions, any Property is reduced in size by (i) five percent (5%) or less from its current
size as shown on the attached Site Plan (Exhibit D1), then the credits associated with such site
shall be adjusted pro-rata or (ii) more than five percent (5%), then Developer shall have to right to
(a) provide a replacement site to the City, which site shall be acceptable to the City’s Director of
Housing in his or her sole and absolute discretion or (b) if no such site is available, as reasonably
determined by Developer or if the City rejects that site, then Developer shall pay the in-lieu fee of
$43.00 per rsf. The City will use Good Faith Efforts to deliver 600 units in total on the dedicated
Properties. The actual number of units to be constructed on the dedicated Properties will be
determined through the City's affordable housing development process, including input from
potential affordable housing partners.

Concurrently with entering into the Development Agreement, Developer and City shall
enter into separate Transfer Agreements for the eventual transfers of the HI, H5 and H6 Properties
to City (the "H1 Transfer Agreement", "HS Transfer Agreement" and "H6 Transfer
Agreement", respectively, and collectively, the "Transfer Agreements").

HS & H6 Early Work

In response to the City’s desire to cause the dedication of the H6 and H5 Properties to occur
earlier than required, Developer is willing to perform certain work with respect to those properties
earlier than necessary subject to the terms herein below. The City and Developer agree that the
cost of performing the Early H5 Work and Early H6 Work is $19,300,000 as of the Effective Date
of the Development Agreement. Such costs shall be subject to Annual Increases until the date of
transfer of the H6 Property and the HS Property respectively. As such, the City agrees that
Developer may utilize a portion, in the amount of $19,300,000, of the CLF that would be due with
respect to the first and any subsequent office buildings in the Project comprising $10,100,000 to
accelerate dedication of the H6 Property (“H6 Early Work CLF Amount”) and $9,200,000 to
accelerate dedication of the HS Property (“H5 Early Work CLF Amount”, and collectively with
the H6 Early Work CLF Amount, the “Early Work CLF Amount”). As set forth in more detail
below, Developer will repay the Early Work CLF Amount as CLF; provided, however, that if
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Developer has not repaid all of the Early Work CLF on or before the expiration of the time period
in which Developer must satisfy the Ten Year Development Obligation, then Developer shall pay
the then-remaining balance of the Early Work CLF prior to the expiration of such time period.

The demolition and removal of the existing buildings, rough grading of the H6 Property,
street and sidewalk improvements, and other work comprising the early H6 work will be further
described in an exhibit to the Transfer Agreement for the H6 Property (“Early H6 Work™).
Developer’s obligation to perform such work will be triggered by approval of the Vertical
Improvement superstructure permit associated with the first office building (“Permit”), at which
time the H6 Early Work CLF Amount will be credited to Developer against its CLF payment
obligation for the first and, if applicable, any subsequent office buildings such that the cash
payment of CLF owed at Temporary Certificate of Occupancy of the first and, if applicable, any
subsequent office buildings will be reduced by the H6 Early Work CLF Amount. On receipt of the
Permit, Developer will begin necessary drawings and permitting work associated with demolition
of the buildings included in the Early H6 Work. Developer anticipates that it will take
approximately fifteen (15) months (from the date on which Developer’s obligation to perform the
Early H6 Work is triggered) to design, permit and complete the Early H6 Work. Once the Early
H6 Work is complete, Developer will transfer the H6 Property per the H6 Transfer Agreement but
in no event will the Closing Date for the transfer of the H6 Property be later than the date on which
the Temporary Certificate of Occupancy is issued for the first Developer-constructed market rate
residential building (subject to City-caused delays or if City has requested to defer the closing as
more specifically set forth in the Transfer Agreement for H6). Upon (i) the closing of the transfer
of the H6 Property to the City or its Designee pursuant to the Transfer Agreement or (ii) the date
on which such closing would have occurred but for the City’s request to defer the closing as more
specifically set forth in the Transfer Agreement, Developer will (a) receive an IHO credit in the
same amount as the H6 Early Work CLF Amount, and (b) be obligated to re-pay the H6 Early
Work CLF Amount at Temporary Certificate of Occupancy of the office building that results in
delivery of the cumulative amount of 2,500,000 sf of office development completed by Developer.

The demolition and removal of the existing buildings, rough grading of the H5 Property,
street and sidewalk improvements, and other work comprising the early H5 work will be further
described in an exhibit to the Transfer Agreement for the H5 Property (“Early HS Work”).
Developer’s obligation to perform such work will be triggered by the City’s notification to
Developer (the “HS Notice”) of the occurrence of either of the following, whichever is earlier, that
(1) the HS affordable housing developer has been selected and a funding commitment for
predevelopment has been made, but no earlier than the Commencement of Construction of the
affordable housing development on the H6 Property or (ii) it is the City’s reasonable expectation
that the Temporary Certificate of Occupancy for the affordable housing development on the H6
Property will be issued approximately twelve (12) months from the date of such notice. The H5
Early Work CLF Amount will be credited to Developer against its CLF payment obligation for the
first and, if applicable, any subsequent office buildings such that the cash payment of CLF owed
at Temporary Certificate of Occupancy of the first and, if applicable any subsequent office
buildings will be reduced by the H5 Early Work CLF Amount. On receipt of the H5 Notice,
Developer will begin necessary drawings and permitting work associated with the Early H5 Work.
Developer anticipates that it will take approximately twelve (12) months (from the date on which
Developer’s obligation to perform the Early H5 Work is triggered) to design, permit and complete
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the Early H5 Work. Once the Early H5 Work is complete, Developer will transfer the H5 Property
per the HS Transfer Agreement, but in no event will the Closing Date for the transfer of the HS
Property be later than the date on which the Temporary Certificate of Occupancy is issued for the
fourth Developer-constructed market rate residential building (subject to City-caused delays or if
City has requested to defer the closing as more specifically set forth in the Transfer Agreement for
H5) Upon (i) the closing of the transfer of the H5 Property to the City or its Designee pursuant to
the Transfer Agreement or (ii) the date on which such closing would have occurred but for the
City’s request to defer the closing as more specifically set forth in the Transfer Agreement,
Developer will (a) receive an THO credit in the same amount as the H5 Early Work CLF Amount,
and (b) be obligated to re-pay the H5 Early Work CLF Amount at Temporary Certificate of
Occupancy of the office building that delivers the cumulative amount of 3,500,000 sf completed
by Developer.

District Systems are anticipated to be made available to the HS and H6 Properties, in which
case those Properties would have the right to connect to the District Systems subject to any required
regulatory requirements and supply agreements consistent with other residential development
being supplied by the District Systems. The timing of delivery and commissioning of the District
Systems may not be such that they are available to the H5 and H6 Properties at the time they are
being constructed, and Developer makes no representations as to when and if they will be made
available in any specific timeframe. In the event they are made available to one or both of the
properties, then City may elect to connect at its sole cost and expense.

B. On-Site Inclusionary Units.

Developer shall provide on-site inclusionary units as part of the market rate residential
development in the Project in compliance with this Section 3 and the IHO's "Mixed Compliance
Option" as described herein and in the following applicable provisions of the IHO attached at
Exhibit D5: 5.08.525.

1. Inclusionary Units. In fulfillment of its IHO obligations, Developer shall
produce a minimum of 5% on-site inclusionary units at 100% AMI within the market rate
buildings, subject to Developer's right to obtain approval for clustering, as set forth in
Section III.B.1(d), below. Assuming a total of 3,400 Developer-constructed residential
units across the Project, one hundred seventy (170) on-site inclusionary residential units
within the Project Site would be provided as deed-restricted units that are limited to
occupancy by households with incomes up to 100% of the AMI, as published annually by
the City (hereafter "Restricted Units").

a. As a Community Benefit, Developer shall provide, within the first three-
thousand four hundred (3,400) Developer-constructed residential units developed, an additional
thirty (30) Restricted Units limited to occupancy by households with incomes up to 100% of AMI.
The additional 30 units will be provided on a prorata basis with the required 5%, with the result
that the market rate buildings are anticipated to contain 5.88% Restricted Units.

b. Each Restricted Unit shall be deed-restricted consistent with the City's
standard affordable housing forms for occupancy by income qualified households for the term
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provided in the Inclusionary Housing Ordinance as of the Effective Date, as such deed- restrictions
are set forth in Schedule D3 attached hereto.

c. The Restricted Units shall be integrated into market rate housing, in
accordance with the dispersion requirements of Section 5.08.470 of the IHO and this Affordable
Housing Program, and shall not be concentrated in a single building, block, or geographic area of
the Project. In the case of a project of ten (10) stories or more of mass timber (CLT) or Type 1
(concrete and steel) construction, the Restricted Units, may be dispersed through the lowest 50%
of the building as measured by floor (for example: in a 20 story building, the lowest 50% is floors
1-10; for any fraction, the floor count is rounded up, e.g., if the building is 19 stories, then units
would be provided in floors 1-10 stories).

d. Notwithstanding the foregoing provisions of this Section III. B.1, the
Director of PBCE may approve (i) a market rate building that clusters Restricted Units in a wing
of a building or (i1) placing all of the units in another building (on the same parcel or otherwise in
the vicinity of the applicable market rate building(s)) if Developer submits a proposal, approved
by the City’s Director of Housing, with a satisfactory explanation of clustering benefits through
the Conformance Review Process.

€. The Restricted Units shall consist of a mix of unit sizes that is substantially
the same as the mix of unit sizes in each respective building (i) in which the Restricted Units are
integrated or, (ii) in the case of clustering or location of the Restricted Units in a separate building,
with respect to which the Restricted Units are built. The Restricted Units shall have a comparable
square footage and the same bedroom count and bedroom count ratio as the market rate units. The
number of bedrooms in each unit and the average size of the units in each respective building shall
be considered in determining whether the mix and size of Restricted Units is substantially the same
as the overall mix and size of units in a building. Square footage will be considered comparable
if the total average square footage of the Restricted Units is at least 85% of the total average square
footage of the market rate units for each unit by bedroom type (for example, the average square
footage for 1-bedroom Restricted Units must be at least 85% of the average square footage for 1-
bedroom market rate units).

f. The quality of the exterior design of any building consisting entirely of
Restricted Units and overall quality of construction of the Restricted Units must be consistent with
the exterior design of comparable buildings containing market rate units. Restricted Units may
have different interior finishes and features than the market rate units in the market rate building,
as long as the finishes and features are functionally equivalent to the market rate units and are
durable and of good quality. Functional equivalency includes the architectural style, detailing, and
the quality of materials and the size of structures.

g. If Developer pursues and obtains a residential condominium map for any
residential building but operates such building’s residential units as rental housing, then the rental
housing IHO section applies as described in Section II1.B.1. At any such time that all or any portion
of the mapped rental units become a for-sale unit, then the Restricted Units shall remain restricted,
on a for-sale basis, at the same affordability levels. Existing tenants of the Restricted Units shall
have first right of refusal to purchase their units and all subsequent sales of the Restricted Unit
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shall follow the City’s IHO for-sale procedures. If the existing tenant does not exercise its first
right of refusal, then the Developer shall make necessary relocation accommodations under the
applicable relocation provisions of Municipal Code Section 20.170-400 thru 20.170-460 as in
effect on the Effective Date, whereupon the unit may be sold to a qualified buyer at the then-
applicable sales price for 100% AMI buyers per the City’s IHO for-sale procedures. A Restricted
Unit shall remain subject to the applicable regulatory agreement for the full term of the applicable
restrictions, and if such form of regulatory agreement changes due to the unit becoming a for-sale
unit, then the amount of time as a rental Restricted Unit shall count against the for sale restricted
term.

C. IHO Fees

This Affordable Housing Program assumes compliance with the IHO’s “Mixed
Compliance Fee” provisions, such that so long as Developer restricts not less than 5.00% of the
market rate units of a building as 100% AMI Restricted Units then, unless City has previously
approved a lower percentage of 100% AMI units per Section I11.B.1.(d) above, Developer shall be
obligated to pay an IHO in-lieu fee of $18.70 per rsf of each market rate residential unit and each
Restricted Unit. All fees and credits under this Section II.C are in the amounts in effect in 2021
and shall escalate in lockstep based on the City's methodology for escalating the IHO Fee which
is based on the change in the Engineering News Record (ENR) Construction Cost Index for the San
Francisco Urban area published by McGraw Hill on January 1 of every year, or its successor
publication per the Mixed Compliance Option of the IHO code ("Annual Increases"). Pursuant to
Schedule D-4, IHO Fee Credits (as defined in Schedule D-4) are earned at time of Closing or, if
the City exercises its option(s) described in Section 6(a) above to extend the Closing Date, then
such credits shall be earned on the date on which the Closing would have occurred but for the
City’s exercise of its Extension right(s).

1. IHO Fee Rate. @ The Mixed Compliance Fee provision requires 5% on-site
inclusionary units at 100% AMI and payment of the in-lieu fee of $18.70 per rentable square foot
for all units. Therefore, if Developer does not provide such 5% on-site inclusionary units, then the
“In-Lieu Fee” option under the IHO applies at the rate of $43.00 per rentable square foot of
residential development in the market rate building, unless City has previously agreed to a lower
percentage of 100% AMI units pursuant to clustering (described above in Section II1.B.1(d)) in
which case the $18.70 fee shall apply. See Section B On-site Inclusionary Units for discussion of
Community Benefits units at 100% AMI, an additional 0.88% will be provided at that time of the
5% on-site inclusionary (subject to clustering in Section III.B.1(d)). Should the Developer
propose a condominium, for-sale project, then the applicable in-lieu fee rate applies which is
$25/rsf, subject to applicable fee increases per [HO Code.

2. Land Dedication (H1 Property) - IHO Fee Credit. Subject to all conditions herein,
Developer shall receive IHO Fee credits for the transfer of the HI Property to the City (or
Designee) against any IHO Fees owed or that may come due, which credit shall accrue to
Developer’s benefit at the earlier of (i) the closing of the transfer of the H1 Property to the City or
its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have
occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer
Agreement. As of the Effective Date, the value of the credit for the H1 Property is
$22,034,898. The amount of the credit and the amount of the IHO Fee shall be subject to Annual
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Increases. [Example: $22,034,898 at $18.70/rsf equals 1,179,337 sf of credit for residential rsf
(including market rate and 100% AMI units).]

3. Land Dedication (HS Property) - IHO Fee Credit. Subject to all conditions herein,
Developer shall receive IHO Fee credits for the transfer of the H5 Property to the City (or
Designee) against any IHO Fees owed or that may come due, which credit shall accrue to
Developer’s benefit at the earlier of (1) the closing of the transfer of the H5 Property to the City or
its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have
occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer
Agreement. As of the Effective Date, the value of the credit for the H5 Property is $9,226,561.
The amount of the credit and the amount of the IHO Fee shall be subject to Annual Increases.
[Example: $9,226,561 at $18.70/rsf equals 493,399 sf of credit for residential rentable sf (including
market rate and 100% AMI units).]

4. Land Dedication (H6 Property) - IHO Fee Credit. Subject to all conditions herein,
Developer shall receive IHO Fee credits for the transfer of the H6 Property to the City (or its
Designee) against any IHO Fees owed or that may come due, which credit shall accrue to
Developer’s benefit at the earlier of (i) the closing of the transfer of the H6 Property to the City or
its Designee pursuant to the Transfer Agreement or (ii) the date on which such closing would have
occurred but for the City’s request to defer the closing as more specifically set forth in the Transfer
Agreement. As of the Effective Date, the value of the credit for the H6 Property is $10,079,062.
The amount of the credit and the amount of the IHO Fee shall be subject to Annual Increases.
[Example: $10,079,062 at $18.70/rsf equals 538,987 sf of credit for residential rentable sf
(including market rate and 100% AMI units). ]

5. Land Dedication - IHO Fee Credit.

The table below provides an illustrative summary of how the Project proposes to satisfy
and exceed the [HO Fee requirements by means of land dedication and payments, as set forth
above in this Affordable Housing Program, assuming development of 3,400 residential units.

This table is provided for illustrative purposes only and the dollar amounts
included in the table are approximate numbers based on the assumptions
described in this Section C.5, all of which may change as development proceeds
based on the actual development program.

Affordable Land Dedication IHO Credits
H1 $22M
H5 $9.2M
H6 $10.1M
Total Credits $41.3M
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The table above illustrates the IHO Fee Credits (in 2021 dollars) from land dedication of H1, H5
and H6 Parcels. IHO Fee Credits will convert to residential square footage using the applicable
fee. If Developer is developing for-sale units, then the applicable fee is $25/rsf. For any residential
units in excess of 3,400, Developer will satisfy its obligations under the IHO through the Mixed
Compliance Option, whereby 5% of the units are on-site inclusionary affordable units and in-lieu
fee payment of $18.70/rsf is made, including as set forth in Section 6 below. If Developer does
not provide such 5% on-site inclusionary units, then the “In-Lieu Fee” option under the THO
applies at the rate of $43.00 per rentable square foot of residential development in the market rate
building, unless City has previously agreed to a lower percentage of 100% AMI units pursuant to
clustering (described above in Section II1.B.1(d)) in which case the $18.70 rsf fee shall apply.

6. Unavailability or Insufficient Amount of IHO Fee Credits. If Developer has (i) not
accrued any IHO Fee credits or (ii) exhausted all the credit attributable to the dedication of H1, H5
and H6, then Developer shall pay IHO Fees in the amount of (a) $18.70 per rsf for each residential
unit (in addition to providing 5% on-site inclusionary units at 100% AMI) or (b) $43.00 per rsf if
Developer does not provide the 5% on-site inclusionary units.

7. Excess IHO Fee Credits. If there are excess IHO Fee credits at the end of the Term,
then Developer would have the right to monetize the excess IHO Fee credits by selling them to
other developers needing credits to satisfy their inclusionary housing obligations provided that
Developer’s sale(s) of any such excess IHO Fee credits must close and be utilized as part of an
approved Affordable Housing Compliance Plan, so long as the City does not unreasonably
withhold approval of the Affordable Housing Compliance Plan, within five (5) years after the
expiration or termination of the Term.

D. Process:; Tracking and Reporting of Developer's Compliance

1. Data Chart with Application. Developer’s obligations in this Affordable Housing
Program are subject to Developer proceeding with development, and such obligations shall be
satisfied pro-rata on a building-by-building basis, as and when development proceeds, in
accordance with this Affordable Housing Program and the other applicable provisions of the
Development Agreement. As such, in order to track Developer's compliance with the Affordable
Housing Program, Developer shall submit a data chart with each Vertical Conformance Review
Application that contains information addressing the following: the total rentable square footage
of residential development proposed as part of each Vertical Conformance Review Application,
including the number of market rate units and below-market rate units, including applicable AMI
percentage; the location of the market rate units and below-market rate units; number of units
broken down by unit type (e.g., studio, one bedroom); the leasing and marketing plan for below-
market rate units and a description of the access to amenities and the types of fixtures for the
market rate units and the below-market rate units, consistent with the Guidelines attached hereto
at Schedule D2. The Affordable Housing Program information required to be submitted with each
Vertical Conformance Review Application is further described in the Downtown West
Conformance Review Implementation Guide.

2. Notices Regarding the H1, H5 and H6 Properties. Developer will provide City
with advance notice of the anticipated closing date for dedication of each of the H1, H5 and H6
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Properties per the terms of the respective Transfer Agreement. Developer will also include in the
Conformance Review checklist a requirement that the Planning Department notify the Housing
Department of Developer’s application submittal in order to provide the Housing Department’s
production division with notice of the initiation of the Early H6 Work and Early H5 Work, as
applicable. Developer will also notify the City after a ground lease with, or transfer to, Lendlease
or a Lendlease Affiliate has been executed/has occurred for the first residential building.

3. Affordability Restrictions. As a condition precedent to the City's issuance of a
Building Permit for development of a residential building in which any inclusionary units are to
be constructed, Developer shall record the affordability restrictions attached hereto as Schedule
C (the "Affordability Restrictions") against the real property on which any Restricted Unit is to
be constructed. The term of the Affordability Restrictions for rental units shall be per the IHO.
The Affordability Restrictions shall provide that, upon Developer's or owner's written request
at any time following expiration, the City shall provide a release of the Affordability Restrictions
in a form reasonably acceptable to the owner within thirty (30) days after such request.

IVv. Other Fees and Fee Credits.

A. Commercial Linkage Fee Provisions.

1. Payment of CLF. Subject to Section III.A above regarding the Early H5S Work and
the Early H6 Work, Developer shall pay the CLF in accordance with the adopted Commercial
Linkage Fee Ordinance in effect on the Effective Date of the Development Agreement (a copy of
the CLF is attached to the Development Agreement at Exhibit Q, subject to Annual Increases as
described in the Commercial Linkage Fee Ordinance.

2. Allocation of CLF. Subject to annual appropriation and compliance with applicable
laws, the City shall make Good Faith Efforts to allocate Developer-paid CLF to support the
development of affordable housing on land that Developer dedicates for such purpose. Provided,
however, if the City demonstrates the commitment of other funding sources for those dedicated
parcels, then Developer-paid CLF shall be used to support affordable housing production within
the DSAP’s Boundaries. Good Faith Efforts include (i) the City's Housing Department making
recommendations to the Mayor and City Council to provide any necessary annual budgetary
approvals or authorizations that would allow such allocation of the Developer-paid CLF Fees, and
(i1) an agreement to commence pre-development activity with respect to one or more Developer-
dedicated properties previously transferred to City or for which Developer has satisfied all
conditions precedent to City closing, promptly following Developer's submittal of (x) an office
building construction permit application that contains information about the total square footage
of such building, and (y) information to the City regarding the expected timing of payment of the
CLF for such office building (Final Certificate of Occupancy of office building). Such pre-
development activity would include identifying potential qualified, experienced affordable
housing developers for the Developer-dedicated affordable housing site or sites and identifying a
pre-development loan with anticipation of CLF funding for the additional gap loan required. The
City's agreement to allocate CLF generated from development within the Project Site to the
Developer-dedicated properties shall not constitute use of City's funds to assist Developer since
such funds will be used to accelerate production of affordable housing on the Developer-dedicated
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properties following their transfer to the City. Nothing in this program shall preclude the City
from providing financial assistance for additional affordable housing units beyond those required
by this Agreement. If no sites have been provided by Developer, or all the sites provided to date
have been developed and/or have begun construction, and/or the City has achieved the 25%
affordable housing goal in DSAP, then City shall prioritize the use of any CLF generated from
development in the Project Site to affordable projects Citywide.

B. Community Stabilization Fund. Office Development in the Project Site will result in
contributions to the Fund that the City can then make available to housing stabilization efforts, all
as more specifically described in Exhibit H (Community Stabilization and Opportunity Pathways
Fund) to the Development Agreement.

V. DISC Adjustments

This Affordable Housing Program shall be subject to modification pursuant to the
Development Agreement’s provisions regarding acquisition by DISC Agencies or Other Transit
Agencies, as applicable.

VI. Definitions

I. "Area Median Income" or "AMI" means the annual median income for Santa
Clara County, adjusted for household size, as published periodically in the California Code of
Regulations, Title 25, Section 6932, or its successor provision, or as established by the City of San
José in the event that such median income figures are no longer published periodically in the
California Code of Regulations.

2. “CLF Resolution” means the City of San José Resolution No. 79705, adopted
September 1, 2020, Establishing the Amounts of Commercial Linkage Fee in Accordance with
Chapter 5.11 of Title 5 of the San Jose Municipal Code, a copy of which is attached to the
Development Agreement at Exhibit Q.

3. "Commercial Linkage Fee" or "CLF" means the commercial linkage fee adopted
by the City Council as set forth in Chapter 5.11 of Title 5 of the San José Municipal Code in effect
on the Effective Date of this Development Agreement, and as further set forth in the CLF
Resolution.

4. "Fund" means the Community Stabilization and Opportunity Pathways Fund
described in Exhibit H to the Development Agreement.

5. "H1 Property" means that property as generally shown on Schedule D1 attached
to this Affordable Housing Plan.

6. "HS Property" means that property as generally shown on Schedule D1 attached
to this Affordable Housing Plan.
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7. "H6 Property" means that property as generally shown on Schedule D1 attached
to this Affordable Housing Plan.

8. "Inclusionary Housing Ordinance" or "IHO" means the City of San José¢
Inclusionary Housing Ordinance as set forth in Chapter 5.08 of Title 5 of the San José Municipal
Code, adopted by Ordinance No. 30538, dated March 9 2021, related Resolutions No. and

, and Supplemental Memo to San Jose City Council, dated February 22, 2021, copies of
which are attached hereto at Schedule D5.

4813-7231-3571.2 4828-7797-6291.1



CPDB Draft 3-31--21
Subject to Developer review and comment
Negotiation Period Privilege, etc.

Schedule D4 to Affordable Housing Program

Terms for Transfer of Parcels H1, HS and H6 Pursuant to Transfer Agreements
between Developer and City or City's Designated Affordable Housing Developer

Land Dedication — Key Terms of Transfer Agreements for Parcels H1, HS and H6

A. Land Dedication.

Developer shall dedicate the H1, H5 and H6 Properties, consisting of a total of
approximately 2.15 acres of real property, to the City or the City’s designated affordable housing
developer (“Designee”) pursuant to separate Transfer Agreements between Developer and the
City. Below are the key terms to be included in the respective Transfer Agreements.

B. H1 Property.

1. Transfer Agreement: Concurrently with entering into the Development
Agreement, Developer and City shall enter into a separate Transfer Agreement for the transfer of
the H1 Property to City in accordance with the terms and conditions set forth below and the terms
and conditions of Attachment A attached hereto and incorporated herein (the "H1 Transfer
Agreement"). The HI Transfer Agreement will not be attached to the Development Agreement as
an Exhibit. Any initially capitalized term used but not defined herein shall have the meaning given
it in Attachment A.

2. Legal Description of H1: The indicative site plan of the property to be transferred
shall be set forth in the H1 Transfer Agreement, and legal description to be provided prior to the
Closing Date (as defined below) in accordance with Developer's Final Map or after the Closing
Date, if mutually agreed upon with the City.

3. Leases: It shall be a condition to the closing under the H1 Transfer Agreement, for
City's benefit, that Developer shall transfer the H1 Property unencumbered by and free of any
leases, unless City otherwise waives such condition in writing.

a. Ongoing Property Condition: During the escrow period, Developer may record
documents in connection with the Approvals. Following the closing, City or its Designee shall be
responsible to keep the H1 Property in good, clean and safe condition. In connection therewith,
City or Designees, as applicable, shall be responsible to maintain attractive fencing, and to provide
for adequate lighting and security prior to and during development and construction of the H1
Property. This requirement shall also be set forth as a restriction in the Grant Deed for the H1
Property, which deed restriction shall run with the land of the H1 Property.

b. Construction Right of Entry: Effective as of the closing, City shall grant Developer
such construction right of entry as may be reasonably necessary for the construction of Developer's
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overall project, provided that such rights of entry do not materially interfere with City's
development and use of the H1 Property.

c. Remediation Easement: Effective as of the closing, City shall grant Developer such
remediation easements, licenses or access agreements as are necessary for Developer to implement
any Groundwater Work as provided in Attachment A, subject to the terms and limitations set
forth in Attachment A provided the work does not prevent the City from building a building from
property line to property line and that the access does not interfere with the VIMS system.

4. Closing Date: The closing under the H1 Transfer Agreement shall occur on a date
selected by Developer on at least sixty (60) days' prior written notice to City (“Closing Date”).
Subject to satisfaction of the closing conditions, the HI Closing Date is anticipated to occur after
the HS Property and the H6 Property have been transferred to the City and on or before issuance
of a Temporary Certificate of Occupancy for the seventh Developer-constructed market rate
residential building (subject to City-caused delays or if City has requested to defer the closing as
more specifically set forth in Section B.6.a below) after all existing IHO Fee Credits have been
exhausted.

5. Due Diligence:

a. Access: City shall be entitled to the right of access to the H1 Property to
conduct its due diligence on the terms and conditions set forth in the H1 Transfer Agreement. City
shall complete its due diligence within ninety (90) days after execution of the Transfer Agreement
(“Diligence Period”). Subject to the terms and conditions of the H1 Transfer Agreement
(including but not limited to Developer's approval rights and coordination with Developer's
contractors, as set forth therein), such due diligence shall include site inspections only, given
Developer’s obligations as set forth in Attachment A.

b. Title: City shall review and approve title to the Property during the
Diligence Period. Developer shall provide City with a then current title report for the H1 Property

on or before execution of the Transfer Agreement.

6. Conditions to Closing:

a. City Conditions: In addition to the closing conditions specifically set forth
in Sections B.3 above and Attachment A, the following shall be conditions to the closing under
the H1 Transfer Agreement, for City's benefit: (i) the title company shall have committed to issue
to City a title insurance policy subject only to the permitted exceptions (to be more particularly
defined in the H1 Transfer Agreement but which shall include any exceptions recorded in
connection with obtaining the Approvals or required in order to satisfy the Approvals, as well as
any exceptions recorded in connection with the development pursuant to the Approvals consistent
with the Approvals); and (ii) Developer shall not be in default under the H1 Transfer Agreement
beyond any applicable notice and cure period.

The City's ability to secure funds or other commitments to enable the
construction of affordable housing on the H1 Property shall not be a condition to closing; provided,
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however, that the City shall have the right to extend (“Extension”) the Closing Date two (2) times
for periods of one hundred eighty (180) days each (each, an "Extension Period", the first such
extension of the Closing Date being the "Extended Closing Date" and the second such extension
of the Closing being the "Outside H1 Closing Date") if the City has not identified the Designee
by the scheduled Closing Date or Extended Closing Date, as applicable, by providing Developer
with written notice of the exercise of the extension together with a status report of City’s efforts to
identify the Designee together with documentation evidencing City's Good Faith Efforts to identify
and select the Designee. If the City has identified the Designee by the Extended Closing Date, or
has extended closing a second time, then by the Outside H1 Closing Date, the Grant Deed shall
identify the Designee as the transferee/grantee of the H1 Property. If City has not identified and
selected the Designee by the Extended Closing Date or Outside H1 Closing Date, as applicable,
then there will be no further extensions of the closing and City shall take title to the H1 Property
in City’s name or be in default of the H1 Transfer Agreement. In addition, if, as set forth in the
HI1 Transfer Agreement, City elects to defer the transfer of title of H1 Property to City (or its
Designee) to the Extended Closing Period or Outside H1 Closing Date, as applicable, then the City
shall reimburse Developer for property taxes payable with respect to such Property during the
deferral period and Developer’s costs to light, fence, insure, and maintain the property in a clean
and safe manner during the deferral period within thirty (30) days after receipt of Developer’s
request. IHO Fee Credits are earned at time of closing, or, if the City exercises its option(s)
described in this section to extend the Closing Date, then such credits shall be earned on the date
on which the closing would have occurred but for the City exercise of its Extension right(s).
Developer shall provide the City with reasonable documentation of such taxes and costs.

b. Developer Conditions: In addition to the closing conditions specifically set
forth in Attachment A, the following shall be conditions to the closing under the H1 Transfer
Agreement, for Developer's benefit: (i) the City shall not be in default under the H1 Transfer
Agreement beyond any applicable notice and cure period, and (ii) Developer is obligated to
transfer the H1 Property in order to satisfy its affordable housing requirements equal to the value
of the IHO Fee Credit (as defined below) for the H1 Property (i.e., see Section B.8) as a result of
the amount of market rate units being developed.

c. Pad-Ready Condition. Provided that the conditions set forth in Attachment
A are satisfied, Developer shall cause the H1 Property to be delivered at closing in rough-graded,
pad-ready condition for City's affordable housing development, based on the scope included as an
exhibit to the H1 Transfer Agreement.

d. Assignment: Following the closing, City may assign its rights and
obligations under Attachment A that expressly survive the closing to a developer of affordable
housing.

8. IHO Fee Credits: As of the Effective Date, the amount of the IHO Fee Credit for
the H1 Property shall be $22,034,898 (the "H1 Transfer IHO Fee Credits"). $22,034,898 [HO
Fee Credit at $18.70/rsf equals 1,178,337 sf of credit for market rate rentable sf (including 100%
AMI units). IHO Fee Credits are earned at time of closing or, if the City exercises its option(s)
described in Section 6(a) above to extend the Closing Date, then such credits shall be earned on
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the date on which the closing would have occurred but for the City’s exercise of its Extension
right(s).

9. No Assignment: Except as set forth in Section B.7(d) above, City may not assign
its rights or obligations under the H1 Transfer Agreement. As more specifically set forth in Section
6(a), above, the City may identify a Designee to take title to the H1 Property at closing and in such
event, Developer shall provide for the H1 Property to be deeded to the Designee at closing.

10. Purchase Price: The purchase price for the H1 Property shall be $1.00. Closing
costs shall be split per local custom. If there are any closing costs charged as a result of the H1
Property being transferred directly to the Designee (e.g., documentary transfer tax or recording
fees, where there would otherwise be none if the H1 Property was deeded directly to City), then
City or the Designee shall be responsible for such closing costs. Additionally, in such event, such
closing costs shall be determined based on the market rate for the H1 Property (to be mutually
agreed upon in the H1 Transfer Agreement), notwithstanding that the purchase price for the H1
Property is $1.00.

11.  AS IS Sale: Except for the environmental obligations as set forth in Attachment
A that expressly survive the closing, at the closing, Developer shall transfer the H1 Property to
City or Designee, as applicable, in its AS IS, WHERE IS condition and City and Designee shall
waive and release all claims against Developer related to the physical and environmental condition
of the H1 Property. City shall bear all construction costs related to the affordable housing project
on the H1 Property.

12. Default:

a. Default by City: If City defaults under the H1 Transfer Agreement and fails
to close, Developer shall have the right to terminate the H1 Transfer Agreement, and in such event,
City shall continue to recognize the H1 Transfer IHO Fee Credits that Developer would have
received if the HI Agreement not been terminated due to City's default.

b. Default by Developer: If Developer defaults under the H1 Transfer
Agreement and fails to perform the obligations thereunder, City's sole and exclusive remedy shall
be to terminate the H1 Transfer Agreement, and Developer shall reimburse City for City's
reasonable out-of-pocket costs and expenses in connection with its due diligence in which case
Developer would not receive any H1 Transfer [HO Fee Credits and Developer shall satisfy its [HO
obligations by identifying a site or sites in the DSAP which can accommodate at least 300
affordable units as anticipated on the H1 Property, or Developer pays 150% of the IHO Fees due
or at mutual agreement of the Developer and City, Developer works with the City to maintain yield
by condominium-izing a portion of a high rise residential project for affordable housing.

C. HS and H6 Properties. The HS and H6 Properties will be transferred separately to
the City. Developer anticipates that it will transfer the H6 Property first. Prior to such transfers,
Developer will perform the Early HS and H6 Work, as more specifically described in Section I1I.A
of Exhibit D to the Development Agreement (the “Early HS and H6 Work”), in order to help
accelerate the development of affordable housing on the H5 and H6 Properties. Developer will
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retain ownership of the mid-block crossing between the H5 and H6 Properties and shall provide to
City a construction easement over the mid-block crossing for the time period covering construction
on the HS Property, H6 Property, or combination thereof, plus an additional six (6) months after
the issuance of the last Temporary Certificate of Occupancy for a building on the H5 and H6
Properties.

1. Transfer Agreement: Concurrently with entering into the Development Agreement,
Developer and City shall enter into separate Transfer Agreements for the transfer of the HS
Property and the H6 Property, respectively, to City in accordance with the terms and conditions
set forth below and the terms and conditions of the Early H5 and H6 Work (individually the "HS
Transfer Agreement” and the “H6 Transfer Agreement" and sometimes collectively the “HS
and H6 Transfer Agreements”). The H5 Transfer Agreement and the H6 Transfer Agreement
will not be attached to the Development Agreement as Exhibit(s).

2. Legal Description of H5 and H6: An indicative site plan of the H5 Property and the
H6 Property (collectively, the “H5 and H6 Properties”) will be attached to the HS and H6
Transfer Agreements, with legal descriptions to be provided prior to the Closing Date. As set forth
in Section C.2.a below, the legal descriptions may be modified prior to the Closing Date for each
property in accordance with Developer's Final Map or after the Closing Date, if mutually agreed
upon with the City.

a. Parcelization Condition: City acknowledges that the H5 and H6 Properties
are not legal parcels as of the Effective Date. It shall be an unwaivable condition to the closing,
for Developer's and City's benefit, that the H5 and H6 Properties shall be legal parcels for
conveyance prior to the closing which legal separation shall be accomplished at Developer’s cost.

b. Early H5 and H6 Work: Developer shall perform the Early H5 and H6 Work
using the Early Work CLF Amount (as such term is defined in Section III.A. of Exhibit D to the
Development Agreement) prior to the respective closings of the transfers of the H6 Property and
the H5 Property. The description of the Early HS and H6 Work, will be included as an exhibit to
the HS and H6 Transfer Agreements, respectively.

C. Construction of Private Street. Developer shall construct a private street
serving the H block parcels, including the H5 and H6 Properties as part of the Early HS Work. The
City shall give notice to the Developer not later than twelve (12) months prior to the City’s
anticipated date of receiving a temporary certificate of occupancy (“TCQO”) for the H6 Property
(the “TCO Notice). City or its Designee will coordinate in a timely manner with Developer for
noticing, access and other construction coordination necessary for Developer to construct and
complete the private road. Details on this work will be included as an exhibit to each of the H5
and H6 Transfer Agreements.

3. Leases: It shall be a condition to the closing under each of the H5 and H6 Transfer
Agreements, for City's benefit, that Developer shall transfer the H5 and H6 Properties
unencumbered by and free of any leases, unless City otherwise waives such condition in writing.
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4. Closing Date: The closing under the H6 Transfer Agreement shall occur following
Completion of the Early H6 Work, on a date selected by Developer on at least sixty (60) days'
prior written notice to City but in no event will the Closing Date for the transfer of the H6 Property
be later than the date on which the Temporary Certificate of Occupancy is issued for the first
Developer-constructed market rate residential building (subject to City-caused delays or if City
has requested to defer the closing as more specifically set forth in Section C.6.a below)(“H6
Closing Date”). The closing under the H5 Transfer Agreement shall occur following Completion
of the Early HS Work, on a date selected by Developer on at least sixty (60) days' prior written
notice to City but in no event will the Closing Date for the transfer of the HS Property be later than
the date on which the Temporary Certificate of Occupancy is issued for the fourth Developer-
constructed market rate residential building (subject to City-caused delays or if City has requested
to defer the closing as more specifically set forth in Section C.6.a below) (“HS Closing Date”).
As used in this Section 4, “Completion” shall mean that the H5 or H6 Early Work, as applicable,
has been completed in accordance with the building permit(s) issued with respect to such work
and the City Building Division has completed its final inspection of the work.

a. Ongoing Property Condition: During the escrow period, Developer may
record documents in connection with the Approvals. Following each closing, City or its Designee
shall be responsible to keep the H5 and H6 Properties in good, clean and safe condition. In
connection therewith, City or Designee shall be responsible to maintain attractive fencing and to
provide for adequate lighting and security prior to and during development and construction of the
H5 and H6 Properties. This requirement shall also be set forth as a restriction in the Grant Deed(s)
for the H5 and H6 Properties, which deed restriction shall run with the land of each of the H5 and
H6 Properties.

b. Construction Right of Entry: Effective as of the closing, City shall grant
Developer such construction rights of entry as may be reasonably necessary for the construction
of Developer's overall project, provided that such rights of entry do not materially interfere with
City's development and use of the H5 and H6 Properties. In addition, the H5 and H6 Transfer
Agreements shall contain provisions whereby the City (or its Designee) and the Developer agree
to coordinate construction activities and schedules to ensure timely construction of the private
road, as more specifically described in Section C.2(c) above required for mutual benefit of the HS
Property, the H6 Property and the other H block market rate residential parcels, and such
provisions shall survive the closing or may be in form of an easement or other agreement.

5. Due Diligence:

a. Access: City shall be entitled to the right of access to the H5 and H6
Properties to conduct its due diligence on the terms and conditions set forth in the Access
Agreements. City shall complete its due diligence within ninety (90) days after execution of the
applicable Transfer Agreement (“Diligence Period”). Subject to the terms and conditions of the
Transfer Agreements (including but not limited to Developer's approval rights and coordination
with Developer's contractors, as set forth therein), such due diligence may include site testing,
including but not limited to testing related to environmental conditions and mitigation or
remediation requirements for use of the property for residential purposes.
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b. Title: City shall review and approve title to the Property during the
Diligence Period. Developer shall provide City with a then current title report for the H5 and H6
Properties on or before execution of the Transfer Agreement for each property.

6. Conditions to Closing:

a. City Conditions: In addition to the closing conditions specifically set forth
in Sections C.2(a) and C.3(a) above, the following shall be conditions to the closing under the H5
and H6 Transfer Agreements, for City's benefit: (i) the title company shall have committed to
issue to City a title insurance policy subject only to the permitted exceptions (to be more
particularly defined in the H5 and H6 Transfer Agreements but which shall include any exceptions
recorded in connection with obtaining the Approvals or required in order to satisfy the Approvals,
as well as any exceptions recorded in connection with the development pursuant to the Approvals
and consistent with the Approvals); (i1) Developer shall not be in default under the respective H5
and H6 Transfer Agreements beyond any applicable notice and cure period; (iii) there shall have
been no material adverse change in the environmental condition of the H5 Property or the H6
Property since the date of the HS5 Transfer Agreement and the H6 Transfer Agreement,
respectively; and (iv) all historical restrictions related to the existing building(s) located on the
larger parcel of which the H5 Property and H6 Property are currently a part shall be terminated
with respect to the H5 Property and the H6 Property.

City shall have no right to terminate the H5 Transfer Agreement or the H6
Transfer Agreement if City is unable to secure funds or other commitments to enable the
construction of affordable housing on either or both of the H5 Property or the H6 Property;
provided, however, that City shall have the right to extend (“Extension”) the closing under each
of the H5 Transfer Agreement and the H6 Transfer Agreement, respectively, two (2) times for
periods of one hundred eighty (180) days each (each, an "Extension Period", the first such
extension of the Closing Date being the "Extended Closing Date" and the second such extension
of the Closing Date being the "Outside HS/H6 Closing Date") if the City has not identified the
City’s Designee by the scheduled Closing Date or Extended Closing Date, as applicable, for that
property by providing Developer with written notice of the exercise of the extension with the status
of City’s efforts to identify the Designee together with documentation evidencing City's Good
Faith Efforts to identify and select the Designee. If the City has identified the Designee by the
Extended Closing Date (or has extended a second time, then by the Outside H5/H6 Closing Date,
as applicable) the Grant Deed shall identify the Designee as the transferee/grantee of the HS
Property or H6 Property, as applicable. If City has not identified and selected the Designee by the
Extended Closing Date or Outside H5/H6 Closing Date, as applicable, then there will be no further
extensions of the closing and City shall take title the HS Property or the H6 Property, as applicable,
in City’s name or be in default of the H5 Transfer Agreement or the H6 Transfer Agreement, as
applicable. In addition, if, as set forth in the H5 Transfer Agreement or the H6 Transfer
Agreement, City elects to defer the transfer of title of the H5 Property or the H6 Property from
Developer to City (or its Designee), then the City shall reimburse Developer for property taxes
payable with respect to such Property(ies) during the deferral period and Developer’s costs to light,
fence, insure, and maintain the subject property in a clean and safe manner during the deferral
period within thirty (30) days after receipt of Developer’s request. Developer shall provide the
City with reasonable documentation of such taxes and costs. IHO Fee Credits are earned at time
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of closing, or, if the City exercises its option(s) in this section to extend the Closing Date, then
such credits shall be earned on the date on which the closing would have occurred but for the City
exercise of its Extension right(s).

b. Developer Conditions: In addition to the closing condition specifically set
forth in Section C.2(a) above, the following shall be a condition to the closing under the H5 and
H6 Transfer Agreements, for Developer's benefit: City shall not be in default under the H5 and
H6 Transfer Agreements beyond any applicable notice and cure period.

7. Environmental:

a. Environmental Indemnity: If the H5 Property and/or the H6 Property is
transferred to the City or Designee, as applicable, Developer shall indemnify, defend, and hold
harmless City and City Indemnitees against any and all third party actions or claims for death or
personal injury to the extent such actions or claims are caused by exposure to environmental
contamination existing at the H5 Property under the H5 Transfer Agreement and the H6 Property
under the H6 Transfer Agreement which exposure occurred prior to the closing date of that
property and such actions or claims first accrued prior to the Closing Date for that property, which
indemnity and defense obligation of Developer shall survive the transfer of the H5 Property or H6
Property to City, as applicable. Notwithstanding the foregoing, in no event shall such indemnity
and defense obligation of Developer apply to any actions or claims that arise from the negligence
or willful misconduct of City or Designee.

b. Assignment: Following the closing of the HS Property and/or H6 Property,
as applicable, City may assign its rights and obligations under this Section C.7 that expressly
survive the closing to a developer of affordable housing.

8. IHO Fee Credits: As of the Effective Date, the amount of the IHO Fee credit for
the H5 Property shall be $9,226,561 (the "HS Transfer IHO Fee Credits"). $9,226,561 IHO
Fee Credit at $18.70/rsf equals 493,399 sf of credit for market rate rentable sf (if the required 100%
AMI units are constructed). As of the Effective Date, the amount of the IHO Fee credit for the H6
Property shall be $10,079,062 (the "H6 Transfer IHO Fee Credits"). $10,079,062. ITHO Fee
Credit at $18.70/rsf equals 538,987 sf of credit for market rate rentable sf (if the required 100%
AMI units are constructed). IHO Fee Credits are earned at time of closing, or, if the City exercises
its option(s) described in Section C.6.a above to extend the Closing Date, then such credits shall
be earned on the date on which the closing would have occurred but for the City exercise of its
Extension right(s).

0. No Assignment: Except as set forth in Section C.7(b) above, City may not assign
its rights or obligations under the H5 and H6 Transfer Agreements. As more specifically set forth
in Section C.6(a), above, the City may identify a Designee to take title to the HS or H6 Property at
closing and in such event, Developer shall provide for the H5 Property or H6 Property, as
applicable, to be deeded to the Designee at closing.
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10. Purchase Price: The purchase price for the HS Property and for the H6 Property
shall be $1.00 per property. Closing costs shall be split per local custom. If there are any closing
costs charged as a result of the H5 Property and/or H6 Property being transferred directly to the
applicable Designee (e.g., documentary transfer tax or recording fees, where there would otherwise
be none if the subject property was deeded directly to City), then City or the applicable Designee
shall be responsible for such closing costs. Additionally, in such event, such closing costs shall be
determined based on the market rate for the HS Property or H6 Property, as applicable (to be
mutually agreed upon in the H5 Transfer Agreement or the H6 Transfer Agreement, as applicable),
notwithstanding that the purchase price for the H5 Property and H6 Property is $1.00.

11. AS IS Sale: Except for the Developer's obligations as set forth in Section C.2(b)
above and C.7(a) above, at the closing of each of the H5 Property and the H6 Property, Developer
shall transfer the HS Property and the H6 Property to City each in its AS IS WHERE IS condition
and City shall waive and release all claims against Developer related to the physical and
environmental condition of the property so conveyed. City shall bear all construction costs related
to the affordable housing project on the H5 Property and the H6 Property.

12. Default:

a. Default by City: If City defaults under either the H5 Transfer Agreement or
the H6 Transfer Agreement and fails to close, Developer shall have the right to terminate the HS
Transfer Agreement and/or H6 Transfer Agreement, as applicable, and in such event, City shall
continue to recognize the affordable housing credits Developer would have received as a result of
the transfer of the HS Property, the H6 Property or both (as applicable) to City but for the
termination of the respective H5 Transfer Agreement, H6 Agreement or both due to City's default.

b. Default by Developer: If Developer defaults under either the H5 Transfer
Agreement, the H6 Transfer Agreement or both, as applicable and the transfers to the City of such
properties fails to close accordingly, City's sole and exclusive remedy shall be to terminate the
respective H5 Transfer Agreement and or H6 Transfer Agreement, as applicable, and Developer
shall reimburse City for City's reasonable out-of-pocket costs and expenses in connection with its
due diligence, in which case Developer would not receive any IHO Fee Credits with respect to the
HS Property or H6 Property, as applicable, and would therefore satisfy its IHO obligations by
identifying a site or sites in the DSAP which can accommodate at least (a) 120 affordable units in
the case of H5 Property, and (b) 180 affordable units in the case of the H6 Property, or Developer
pays 150% of the IHO Fees due for applicable property, or at mutual agreement of the Developer
and City, Developer works with the City to maintain yield by condominium-izing a portion of a
high rise residential project for affordable housing.
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ATTACHMENT A TO H1 TRANSFER PROVISIONS

The following sets forth the terms regarding the City’s acceptance of the H-1 Property:

1.

Developer will retain an outside environmental consultant (“Developer’s Environmental
Consultant”) with suitable experience in reviewing and overseeing the remediation work
to be undertaken on the H1 Property. Developer will contract with this consultant and be
solely responsible for the work of this consultant.

Developer will seek approval of a new Remedial Action Plan (“RAP”) from the
Department of Environmental Health or other environmental regulatory agency(ies) with
jurisdiction that Developer may be referred to by the Department of Environmental
Health (“DEH”) to address the volatile organic compounds (“VOCs”) and any other
contaminants of concern to the DEH (“COCs”) currently present in soil, soil vapor and
groundwater at the H1 Property (“Environmental Conditions”), including, but not
limited to, those which are the subject of open Geotracker case FORMER TRUE DRIVE-
IN CLEANERS (T10000011874).

The RAP will be designed to address the Environmental Conditions to allow construction
of a concrete foundation structure without an occupiable basement on the entirety of the
H1 Property, with a passive vapor intrusion mitigation system integrated into the
foundation system which has the capability of being activated, if needed (“VIMS”)
(collectively, the “Intended Design’) with the ground floor limited to parking and/or
commercial uses and/or resident support/offices/community space only and with
residential uses allowed only on the second floor and above (the “Intended Use”). The
H1 Property will be restricted to the Intended Design and Intended Use in the Land Use
Covenant and/or Grant Deed to the H1 Property.

The RAP will provide that Developer will excavate and dispose of VOCs and COCs
impacted soil, to the extent required by DEH for the Intended Design and the Intended
Use, at an appropriate disposal facility (“Seil Removal Work”). The RAP will also
include remedial actions to be implemented by Developer to address DEH requirements
for the groundwater (“Groundwater Work™). The RAP will be designed to meet all
applicable environmental regulatory requirements to allow for the Intended Use in
combination with the Intended Design. Any ongoing work of Developer (after the site is
transferred to the City) shall not interfere with the City’s planned building and shall be
accessed from outside the property line and not disturb the vapor barrier or the other
elements of the VIMS. The RAP will also provide that the City or its Designee that builds
the building on the H1 Property will install, maintain and monitor the passive VIMS
(with the ability to convert to an active VIMS through the addition of a fan or motor and
shall activate it if and when required by DEH)(collectively, “VIMS OMM”).
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5. Developer will be responsible for implementing at its cost the Soil Removal Work in a
commercially reasonable manner and timeframe, subject to the Catastrophic Cost
Increase provisions below. If the costs of implementing the Soil Removal Work are
equal to or greater than Six Million One Hundred Twenty-Nine Thousand Three Hundred
Sixty-Three Dollars ($6,130,000) (such amount being a “Catastrophic Cap” and such
event being a “Catastrophic Cost Increase”), then, Developer may decide not to
transfer the H1 Property to City. If a Catastrophic Cost Increase occurs, then Developer
shall not be in default and Developer shall satisfy its IHO obligations by identifying a site
or sites in the DSAP which can accommodate at least 300 affordable units as anticipated
on the H1 Property, or Developer pays 150% of the IHO Fees due or at mutual agreement
of the Developer and City, Developer works with the City to maintain yield by
condominium-izing a portion of a high rise residential project for affordable housing.
Developer shall be solely responsible for completing the Groundwater Work after
transfer of the H1 Property to the City, at Developer’s sole cost and expense, and for
obtaining a no further action letter (“NFA”) from the DEH, except as to the responsibility
of the City or its Designee for the VIMS and the VIMS OMM as set forth herein.

6. As a condition to the City’s acceptance of the H1 Property, Developer’s Environmental
Consultant shall have issued a report, which may be relied upon by both Developer and
the City, confirming that the Soil Removal Work has been completed as required by the
RAP for the Intended Design and Intended Use.

7. Developer shall provide the NFA to the City (or then owner of the building) after receipt,
which will occur after the Groundwater Work is complete.

8. The City will pay a maximum of Five Hundred Thousand Dollars ($500,000) for the
VIMS and VIMS OMM (“Baseline Costs”). If the costs of the VIMS and VIMS OMM
for the Intended Design and Intended Use, any ongoing monitoring, as well as without
limitation, DEH oversight and permitting costs, in the approved final RAP (or associated
documents) are in excess of Baseline Costs ("Excess Costs"), as determined immediately
prior to the scheduled H1 Property Closing Date by an independent consultant retained
by the Developer and acceptable to the City ("RAP Consultant") then the following
provisions shall apply. The RAP Consultant will estimate costs (both operational and
installation hard costs) based on unescalated dollars.

1. Ifthe Excess Costs, plus the costs of (A) the Soil Removal Work costs and (B)
the other anticipated Developer clean-up costs ((A) and (B) collectively,
“Developer Remediation Costs”), are equal to or more than the Catastrophic
Cap, then Developer may elect to follow the procedures provided in subsection
(e) above for Catastrophic Cost Increases.

2. If the Excess Costs, plus the Developer Remediation Costs, are less than the
Catastrophic Cap, Developer shall fund the Excess Costs to City at the H1
Property Closing and the City shall hold and invest the Excess Costs in trust to
pay the Excess Costs as they accrue over time.
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9. Developer will keep the City informed of the timing and status throughout the RAP
approval process, including providing the City with the draft and final RAP.

10. Following the transfer of the H1 Property to City (or its Designee), Developer will
respond at its sole cost and expense to any inquiries, orders or actions from any
regulatory agency with respect to the Groundwater Work or the Environmental
Conditions other than the "Building Conditions". The term "Building Conditions" shall
mean the conditions inside of the future building and/or parking area in the building,
including, without limitation, indoor air conditions.

11. Developer will pay all agency oversight and permitting costs associated with the RAP
and obtaining the NFA.

12. To the fullest extent permitted by law, Developer shall indemnify, defend and hold
harmless the City for any and all claims for response costs or response actions or any
third party claims associated with the Groundwater Work or the Environmental
Conditions but excluding the Building Conditions. Additionally, if the H1 Property is
transferred to the City or Designee, Developer shall indemnify, defend, and hold
harmless City and City Indemnitees or Designee against any and all third party actions or
claims for death or personal injury to the extent such actions or claims are caused by
alleged exposure to environmental contamination existing at the HI Property which
exposure occurred prior to the H1 Property Closing Date and such actions or claims first
accrued prior to the H1 Property Closing Date. The indemnity and defense obligations of
Developer shall survive the transfer of the H1 Property to City or Designee.
Notwithstanding the foregoing, in no event shall such indemnity and defense obligation
of Developer apply to the extent that any actions or claims arise from the negligence or
willful misconduct of City or the Designee.

13. Developer shall have no responsibility or liability for the Building Conditions, VIMS or
the VIMS OMM, including, without limitation, its installation, its failure, its
maintenance, repair, operation or monitoring and no responsibility for any claims arising
out of the Building Conditions, VIMS, the VIMS OMM, soil vapor, indoor air and/or any
claims arising from failure of these systems.

14. The City and Developer agree that all cost amounts set forth herein or determined hereafter
pursuant to its terms are the cost as of the Effective Date of the Development Agreement
and shall be subject to Annual Increases.
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