EXHIBIT F
Citizens for a Caring Community
P.O. Box 1781, Pleasanton CA 94566

June 18, 2014

Pleasanton Housing Commission

City of Pleasanton

Pleasanton CA 95466

Re: Update Regarding Status of the 2015-23 Housing Element {Agenda item 8)

Dear Chairwoman Welch and Housing Commissioners,

Citizens for a Caring Community (CCC) have been pleased to participate in the many meetings leading up to your
Commission's review of this Housing Element draft update, and deeply appreciate the opportunity to provide input.
Attached please find our comments which focus on 4 areas of concern.

1. The Housing Element (HE) contains internal conflicts between the Goal of meeting regional housing needs
obligations (RHNA), the Goal of approving HDR developments in accordance with Pleasanton's 120, and staff's
assertion that the City has surplus affordable housing capacity for purposes of RHNA. The structure of the iZO (now
reduced by the courts to a voluntary guideline) effectively limits affordable units per development to 15%, and
excludes affordable units for households earning between 51 and 79% AMI and below 49% AMI.

2. We strongly disagree with staff findings that the City's legally unenforceable {ZO does not constrain
fulfiliment of Pleasanton's regional housing obligations. Staff has based their conclusions on outdated
information that fails to provide useful data on the relative effectiveness of 1ZO's generally compared to
other regulatory tools used by cities and counties to achieve regional housing goals.

3. Staff failed to follow up on direction from the Housing Commission's April 2013 stakeholder workshop to
develop 1ZO alternatives for inclusion in this Housing Element update. CCC would like to express our dismay
with the staff proposal reflected in the HE update that Pleasanton enter the next planning period with an
illegal 1IZO (essentially no ordinance) while continuing discussions of alternatives, apparently until 2023.

4. The Draft HE contains no new policies or programs that would induce landowners to collaborate with
nonprofit developers as a condition of seeking City approval for significant up-zoning of their property. With a
majority of Pleasanton's workforce earning at the Very Low and Low Income levels, nonprofit participation in
the development of HDR sites designated to provide affordable housing is the only way the Pleasanton can
address its current workforce housing needs which are, essentially, its regional housing obligations.

Our more detailed comments appear in Attachment 1 as notes within the Staff Report, the Housing Element Draft Goals,
Policies, and Programs. Hopefully you will find this format easier to follow. However, | have also included an index of
comments (Attachment 2) with page numbers for the Commission's convenience.

CCC applauds the Commission's past expressions of concern regarding the declining effectiveness of the 1ZO. In reviewing
the HE draft, you may feel, as we do, that your priority concerns and requests have fallen on deaf ears. Notwithstanding
this discouraging lack of response, we sincerely hope you will continue to recommend needed changes to the Housing
Element for 2015-2023 to ensure the City has appropriate tools to address our community's most pressing housing needs.
Policies and programs that deliver housing affordable to a majority of Pleasanton's workforce is key to the Pleasanton’s
long term sustainable economic growth, environmental quality, and quality of life.

On behalf of Citizens for a Caring Community, thank you for your consideration.

Very sincerely, .
?ﬁelcc{gf Lo o
ecky Den

Citizens for a Caring Community

925-426-1525

Attachments: 2

CC: Scott Erickson, Janice Stern, Steve Bocian, Planning Commission, City Council, Paul McDougall
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Draft Appendix A (Review and Assessment of 2007 Housing Element):

State law requires the Housing Element include a comprehensive Review and Assessment of
the 2007-2014 Housing Element. Section 65400 of the California Government Code requires
the City to file an annual report addressing the status of the Housing Element and progress
made toward implementing its goals and policies. Appendix A's comprehensive assessment
incorporates all yearly reports that have been made since the Housing Element original
adoption.

Staff is seeking the Housing Commission’s input regarding other refinements or clarification to
the Review and Assessment of the 2007-2014 Housing Element.

Draft Appendix B (Housing Sites inventory):

As part of the required update, HCD requires each City to demonstrate capacity to meet their
assigned affordable housing obligation, known as the “Regional Housing Needs Allocation”
(RHNA). Based on State law, our Housing Element update is required to designate specific
locations to accommodate our assigned housing obligation for the review period. In order to
address this requirement, the updated Housing Element includes an updated site inventory list
of parcels within the City that demonstrates the City's capacity to develop sufficient housing to
meet our assigned RHNA goals for 2015 -2023.

The preparation of an inventory of land suitably zoned to meet the City's housing need, and
the rezoning that had to be undertaken by the City to meet our previous housing need was a
large part of the effort for the last Housing Element update. All of the multifamily sites
previously rezoned continue to remain available and can be included in the City's current
inventory as either Vacant/Underutilized Residential Sites or Housing Sites with Planning
Approval. Due to the existing residential site inventory within these two categories, the City
does not anticipate having to rezone any properties to meet the City’'s housing needs during
the current Housing Element Update.

Estimated Current Capacity Table

Very Above
Low | Moderate
Income Levels Low el minee e Moderate Total
Income Income
2014-2022 RHNA 716 391 407 553 2,067
Estimated Capacity 1,482 1,515 362 3,359
RHNA surplus/shortfall +375 +1,108 -191 +1,292
1. As mentioned in previous CCC's
previous communications to the Commission,
the surplus shown in this table is illusory
because it counts potential units on 2. This surplus in Moderate Income units
unentitled HDR sites as 100% affordable. resulted when HDR projects received
Development applications that comply entitlements, consistent with the IZ20,
with the Pleasanton's I1Z0 automatically and units previously counted as
convert at least 85% of those units counted Iﬁlge -5- affordable then converted to market rate
as “affordable” to market rate. Because (counted as Moderate).

compliance with the IZO is now voluntary,
developers have negotiated their obligation
to provide VLI and LI units down to less
than 10%&.
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RESOLUTION NO. 10-380

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF PLEASANTON,
APPROVING ENHANCEMENTS TO EXISTING NON-DISCRIMINATION
HOUSING POLICIES

WHEREAS, in 2003, the Pleasanton City Council adopted a Housing Element; and

WHEREAS, the City's Housing Element includes goals and programs that prohibits
discrimination to housing opportunities in Pleasanton, including the goal of identifying and
making special provisions for the community’s special needs housing; and

WHEREAS, the City is about to embark on an update to the existing Housing Element,;
and

WHEREAS, through adoption of this resolution, the City Council reaffirms its position on
housing non-discrimination, and

WHEREAS, it is the intent of the City Council to update its Housing Element goals and
programs through study and consideration of adoption of additional goals and programs related
to eliminating discrimination in the areas of affordable housing for families with children and
senior citizens as part of its Housing Element update process.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF PLEASANTON
CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE AND ORDER AS FOLLOWS:

SECTION 1. That the Council does hereby adopt the following Non-Discrimination
Policy:

In recognition of State and Federal laws which prohibit municipalities from discriminating against
developers of affordable housing, including non-profit developers of affordable housing, and
from discriminating against families with children in need of affordable housing, it is the official
policy of the City of Pleasanton, that the City staff and the City Council will act affirmatively to
promote the development of well-designed affordable housing for families with children in

-Pleasanton. The City-Manager will report- regularly- to the City-Council on-the City's efforts {to
fulfill this policy, the success of those efforis, and plans and proposals to attract well-designed
affordable housing for families with children in the future.

SECTION 2. As part of its Housing Element update process the City will study and
consider adoption of goals and programs promoting affordable non-profit housing development
for families, as well as for other special needs households, including strengthening existing
programs to promote construction of affordable three bedroom units for large famities and
including the goal of building affordable family units and affordable senior units in proportion to
the need for each.

SECTION 3. As part of the Housing Element Update process, the City staff will conduct
analysis and prepare information for review by the public and consideration of adoption by the
City Council, related to Sections 1 and 2 above. This analysis will include identifying sites that
may be most competitive for Low income Housing Tax Credits based on the "site amenities”
point criteria included as part of the California Tax Credit Allocation Committee Application.




Resolution No. 10-390
Page 2 of 2

Following the public review process for the Housing Element, which will include discussion with
non-profit affordable housing developers, and identification of the most competitive sites for
Lower Income Housing Tax Credits, the City Council will adopt and implement one or more
programs to attract non-profit affordable housing development for families for the identified sites.
Such program(s) shall not preclude non profit housing developments on sites other than the
identified sites. The City will also study its existing Lower Income Housing Fee and Inclusionary
Housing Ordinance to determine if it is appropriate to increase the amount of the fee or
percentage of affordability to support affordable housing development.

PASSED, APPROVED, AND ADOPTED by the City Council of the City of Pleasanton at
a regular meeting heid on July 20, 2010.

I, Karen Diaz, City Clerk of the City of Pleasanton, Califomia, cerlify that the foregoing
Resolution was adopted by the City Council at a regular meeting held on the 20th day of July,
2010, by the following vote:

Ayes: Councilmembers Cook-Kallio, McGovem, Thome, Mayor Hosterman
Noes: None
Absent: Counciimember Sullivan
) ! ) .
(L ew Prg

Karen Diaz, City Clerk 3

APPROVED AS TO FORM:

(T S

Jofathan P. Lowell, City Attorney



2 slepdn £202—5|0Z—juswalg Buisnoy uojuesesid jo A0

‘s8uip[ing Isn-paxiuws 7

UI [BIDIIWILIOD I2A0 [ERUSPIST JO SILIOIS OM] JO SUO YA ‘Ug|] gadg umoumo(] oy o3 Juensimd eare unoumo(g _
3y} Ur UORIMIISUOD As03s-221 Suminurad £q edre umolUMOT 31 Jo uonsod [EIFWWOd Y3 Ut Sulsnoy ISEIDU]  16¢ Bmoml__

|

128png uorstarq Suisnog| :a0anog Jurpuny

siun (61 :3ap23iqQO paguuend

{(famqepreay’ pue] uo paseq “a11) aeudosddy sy ;poudg awiy,

pouno?) AN ‘vorsstuwo?) duisnol ‘voistar(] Sutsnop :£ouady sqqisuodsay

"SP[OYasNOY JWI0IUI-MO] O} SUN 3Y) JO 1uad3ad (g7 puE spjoyasnoy

JWOdUI-MO A324 01 S)Ium 3Yi Jo Juad1ad (Z Ise3] 1e Sumpracid juawdopaap 305 sdrysawmred 1yoid-05 30 1yord-uou
yinn dryszouaed ur 30 uonaunfuod ur g.JY Uk ansst Lew £11D) Y GUIWUOIAUD JWOIUL-PIXW & pue Suisnoy J[qepiojje
30 uoisiaoad 3y NeIEy 03 32pI0 Ut “auts Suisnoy [enusjod e Jo jonuod surelqo 3o saxmboe L17) 3y J1 ¢ g wesdorg

spuog dwaxg-xe] :33mmog Supun,
‘sanrunizoddo pue sresodoad ogioads uo juapuadaep Butodu(y :powag suny,
poumo)) A1) :fous8y aqisuodsay

‘sayex afedows

20nP33 0} PUE ‘3sn € yans Joj pu| Iseyaind 0] ‘spjoyasnoy awoduwr-mo] {334 PUE -Mmo[ ‘-mo[ A[3UIIIIX3 0} I[qEPIOIjE
saun SuIsnoy Jo BORIMISUOD 3yl IdUEUY 0] ‘swsiueydIW Jupueuy Jaylo pue ‘spuoq Jdwoxo-xel a4n) g'gg weadoid

SqE[rEAY

31 ‘pueT pauno-£1) Jo as) ‘swerdos] Suisnol] Ajelg pue [BIapa, ‘puny SWISNO AwodU-33m07] :a2an0g Jurpunyg
‘sanrumaoddo pue spesodoid agwads

uo 1uapuadap dutoduo pue saniunisoddo erusiod ssnosip o1 Afenuue Sunaaw J3Els 10 AUAUOT) POLIIJ FUA]
pPuno’) 417 ‘uorsialy Susnol :£ousdy aqqusuodsay

"SP[OY3sNOY IWOdUI-MO]
4334 pue -0} 01 3]qepIojje Jursnoy 103 SIS 3I0W IO 3U0 Jo Juawdo[Pasp 3y ut Isisse 30 /pue aamboy :1'g¢ weidoig

‘wezboid © j0U ST UOTSSNOSTP puUR MITA3Y

.—.Zmzm—;—u UZ_WDOI o..—u *pPTTeA ©q 031 I9pio ut saatTioalqo ystidwoooe

03] SUTT SWTI3 ® Spaadu [-gf weIboid STYL °LT




BACKGROUND

Working with For-Profit and Nonprofit Housing Developers

The key to the success of nonprofit developers lies in three areas: (1) their ability to draw upon a diversity
of funding sources and mechanisms to make their developments work financially; (2) their commitment to
working cooperatively and constructively with the local community; and, (3) their long-term commitment to
ensuring excellence in design, construction and management of their developments, creating assets that
are valued by the people who live in the developments as well as their neighbors and others. The City
can work with nonprofit developers where there are opportunities.

There are a wide variety of resources provided through federal, state and local programs to support
affordable housing development and related programs and services. Specific programs and sources of
funding are summarized earlier in the Housing Element. Local government resources, which have
historically played a less important role in supporting housing development, now play a fairly significant
role by making local developments more competitive for federal and state financing. There is
considerable competition for the program funds that are available, and any one development will need to
draw upon multiple resources to be financially feasible. When developments are able to demonstrate a
financial commitment and contribution from local sources — especially if coupled with regulatory support
through policies such as fast-track processing, fee waivers, and/or density bonuses — they are better
able to leverage funding from other ‘outside’ sources.

The City of Pleasanton already has a tradition of working with nonprofit developers on several successful
affordable housing projects. Past projects involving nonprofit partnerships include The Parkview (BRIDGE
Housing Corporation), The Promenade (Citizens Housing Corporation), and Ridge View Commons (Eden
Housing). The City was working closely with Christian Church Homes on a concept to redevelop Kottinger
Place and Pleasanton Gardens, two older complexes for very low income senior citizens.

18. Should also mention Mid-Pen

Housing. I

E POTENTIAL GOVERNMENTAL CONSTRAINTS TO HOUSING

As with other cities, Pleasanton’s development standards and requirements are intended to protect the
long-term health, safety, and welfare of the community. The City of Pleasanton charges fees and has a
number of procedures and regulations it requires any developer to follow. There are many locally
imposed fand use and building requirements that can affect the type, appearance, and cost of housing
built in Pleasanton. These local requirements include zoning standards, development fees, parking
requirements, subdivision design standards, and design review. Other building and design requirements
imposed by Pleasanton follow state laws, the California Building Code, Subdivision Map Act, energy
conservation requirements, etc.

The City's development standards are necessary to ensure the protection and preservation of the existing
housing stock. By Bay Area standards, they are not unduly restrictive and, in general, Pleasanton’s
development standards and requirements are comparable to many other communities in the Bay Area.

Land Use Controls

The City exercises land use controls over residential development through its General Plan, Zoning
Ordinance, building review and permit procedures, and Growth Management Program (GMP). The
General Plan, primarily through the General Plan Land Use Map, regulates the general use and density of
future developments in Pleasanton. The Zoning Ordinance regulates specific site requirements such as
building height, setbacks, etc. Pleasanton makes extensive use of Planned Unit Development (PUD)
zoning to provide residential builders with substantial flexibility in planning their projects. The City's
Building and Safety Division reviews all buildings for conformance with the California Building Code and
other codes to ensure the health and safety of its residents. Finally, the City allocates a range of housing
units to be built per year through the GMP based on housing need and the City's ability to provide
infrastructure and City services, as called for in General Plan policies.

City of Pleasanton Housing Element BACKGROUND —2015-2023 Update 76
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BACKGROUND

at housing produced through inclusionary programs from January 1999 through June 2006 and found
that:

(1) Nearly one-third of California jurisdictions now have Inclusionary Programs.
@) More than 80,000 Californians have housing through Inclusionary Programs.
(3) Most Inclusionary housing is integrated within market-rate developments.

4) Inclusionary housing provides shelter for those most in need — nearly three-quarters of the
housing produced through inclusionary Programs is affordable to people with some of the lowest
incomes. These findings shed new light on the popular perception that inclusionary policies
create ownership units mostly for moderate-income families.

(5) Lower-income households are best served through partnerships — When market-rate developers
work with affordable housing developers to meet their inclusionary requirement, the units are
more likely to serve lower-income households. Joint ventures play a particularly important role in
developing units for households most in need. One-third of all the housing built through
Inclusionary Programs resuited from such partnerships.

19. Staff's evaluation relies upon outdated information no longer relevant to the
Commission's request.

The surveys of IZ0 performance cited by staff were conducted before California
courts held that inclusionary requirements were illegal and, therefore,
unenforceable.

Even prior to the previous planning period, Pleasanton's IZO failed to produce
enough affordable units to meet RHNA obligations, although it did produce a much
higher percentage of affordable units than it does as today's "voluntary guideline”.

According to the metric of Pleasanton's recent Nexus Study, all the HDR
developments approved during the 2007-2017 planning period will generate a need for
affordable workforce housing in excess of what they supply through voluntary
compliance with the City's IZO.

Comparisons with I20s of other communities is irrelevant to the question of how
Pleasanton's 120 constrains development of affordable housing within the City.
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BACKGROUND

21. The highlighted sentences conflict with each other, since Pleasanton has
a policy of meeting RENA obligations, but cannot do 8o on land specified in
Pleasanton lndusionary Requ'remenm the Bousing El if develop 8 adhere to the IEO and provide oaly

15-20% affordable units.

Pleasanton’s inclusionary requirements help to achieve the City's affordable housing goals by increasing
the production of residential units affordable to households of very low, low, and moderate income either
through construction of units or by providing funds for affordable housing. Another purpose of the
requirement is to ensure that the remaining developable land in Pleasanton is utilized in a manner
consistent with the city's housing policies and needs. The City requires that 15 percent of the total
number of units of all new multiple-family residential projects containing 15 or more units be affordable to
very low- and low-income households. For all new single-family residential projects of 15 units or more, at
least 20 percent of the project's dwelling units must be affordable to very low, low, and/or moderate
income households. Commercial, office, and industrial development are also required either to construct
units or pay an in-lieu fee.

Inclusionary units must: (1) be dispersed throughout the project unless otherwise approved by the City,
and, (2) be constructed with identical exterior matenals and an exterior architectural design that is
consistent with the market rate units in the project. However, inclusionary units can be of smaller size
than the market units in the project and they may have fewer interior amenities than the market rate units
in the project. Other requirements are that the inclusionary units remain affordable in perpetuity through
recordation of an affordable housing agreement, and that the inclusionary units in a project be
constructed concurrently within or prior to the construction of the project’s market rate units.

Although the City’s ordinance requires rental development to provide affordable units, a recent court case
does not permit this unless the developer agrees and receives either financial assistance or a regulatory
incentive. The City is currently exploring alternatives regarding rental housing projects.

22. The City has had ample time to develop an IZO
Pleasanton Inclusionary Flexibility and Incentives|.1ternative. A new ordinance should be part of

this HE update.

The primary emphasis of the inclusionary zoning ordin
housing units to be constructed in conjunction with market rate units within the same project in all new
residential projects. However, since this may not always be practical, the City allows altemnative ways for
a development to meet its inclusionary requirement. At the discretion of the City, altematives include:
construction of units off-site at a location within the city other than the project site; land dedication; credit
transfers if a project exceeds the total number of inclusionary units required; alternate methods of
compliance as approved by the City Council, and payment of a lower income housing fee.

The following incentives may be approved for applicants who construct inclusionary units on-site: (1) fee
waiver or deferral; (2) design modifications (educed setbacks; reduction in infrastructure requirements;
reduced open space requirements; reduced landscaping requirements; reduced interior or exterior
amenities, reduction in parking requirements; and height restriction waivers); (3) use of available lower
income housing funds for the purpose of providing second mortgages to prospective unit owners or to
subsidize the cost of a unit to establish an affordable rent or an affordable sales price; and (4) priority
processing of building and engineering approvals.
23. All 1z0s have proved a constraint to achieving RHNA goals. This is why the Governor
Evaluation [vetoed legislation to legalize IZOs. Only cities with policies that favor nonprofit
houSLng on approprlately zoned 51tes can meet RHNA oblxgatlons
The City of P B STa F

County and S|mllar size commumties in the Bay Area and are not a constraint to the productlon of
housing. In general, inclusionary requirements in the Bay Area range from 10 percent up to 25 percent,
with the majority of jurisdictions requiring 15-20 percent of the units in projects to be affordable to very
low-, low-, and moderate-income households. Projects have been submitted recently that provide further
evidence of the feasibility of developing units under the City’s inclusionary requirements. Many
communities offer a variety of concessions or incentives for construction of affordable units, including but
not limited to, density bonuses or incentives of equal financial value, waiver or modification of
development standards, provision of direct financial assistance, and deferral or reduction of payment of
fees,
24. All Pleasanton's recently approved 30 unit/acre developments have failed to meet the City's 120
requirements for affordable units. In addition, analysis using the metrics of Pleasanton's recent Nexus
study show that these new "luxury apartment complexes” will generate increased demand for affordable
housing well in excess of the very few units they provide.




ATTACHMENT 2

Index of Notes

SR page 5

1

As mentioned in previous CCC's previous communications to the Commission, the surplus shown in this table is
illusory because it counts potential units on unentitled HDR sites as 100% affordable.

Development applications that comply with the Pleasanton's IZO automatically convert at least 85% of those units
counted as "affordable” to market rate. Because compliance with the 1ZO is now voluntary, developers have
negotiated their obligation to provide VLI and LI units down to less than 10%.

This surplus in Moderate Income units resulted when HDR projects received entitlements, consistent with the 1ZO,
and units previously counted as affordable then converted to market rate (counted as Moderate).

HE page 7

3.
4.

It looks like Policies 7 and 8 belong to Goal 3, and Goal 4 belongs elsewhere.
Goal 4 re:home ownership is inconsistent with Policies 7 and 8 that support the accessibility of rental housing.

HE page 8

5.

No Policies or Programs address Goal 5. How will the City accomplish Goal 57

HE page 10

6.

Projects come forward one at a time, therefore the Council and Commissions can never compare affordability levels
between proposals for a particular site.

Suggestion:

Modify the 1ZO and adopt a program of soliciting nonprofit proposals for HDR-zoned land to compare with market
rate proposals. In addition to providing a basis of comparison by setting a baseline maximum, this might be a way to
foster nonprofit/for profit partnerships and proposals.

Assuming compliance with City 1ZO at the time of development, as set out elsewhere in the HE, Pleasanton
currently has inadequate sites for purposes of RHNA. Therefore, Program 11.1 is inconsistent with Policy 11, and
numerous other HE Policies calling for development in compliance with the 1ZO.

HE page 12

Policy 12 needs an implementing Program. See comments on Program 9.4 and Policy 10

HE page 14

"Housing developments affordable to extremely low, very low, and low income households" are fundamentally
different than "projects containing units for lower income households."

Fee waivers and expedited processing should apply only to nonprofit development or non-profit/for profit
development partnerships. Market rate projects cannot supply enough units to warrant this assistance.

Suggestion:
Define "affordable development” as projects with 50% of the units affordable to households with incomes <80%
AMI.

HE page 15
10. The Housing Commission already has recognized the 120's inadequacy. In April 2013 the Commission convened

stakeholders to discuss alternatives for a new ordinance. The Commission ultimately decided to allow staff to
negotiate with developers for "the most affordability they could get" until a more effective ordinance could be
developed and adopted as part of this Housing Element Update.




Page 2 - Index of Notes

HE page 17
11. Policy 16 conflicts, and is inconsistent with Program 1.1, Goal 5, and Policy 11 which call for meeting RHNA
obligations.

12. Program 16.1 and 16.2 - Evidence of the IZO's inadequacy has been accumulating since the time of the Housing

Commission's first request for an alternative ordinance in 2013. A replacement ordinance was supposed to be part
of this HE update.

HE page 20

13. Need a program requirement for solicitation of nonprofit proposals for appropriately zoned land in order to
prioritize other proposals.
See comment 6 on page 10.

HE page 21

14. Change "actively assist" to "require".
Requiring landowners to solicit nonprofit proposals for affordable HDR development as part of their application for a
significant property upzoning is reasonable, and does not require a100% nonprofit development. However, it would
allow the City to better evaluate its options, as well as fostering nonprofit market rate project partnerships.

HE page 25

15. Add at least 1 Policy such as "Regulary assess the demand for affordable workforce housing generated by
commercial and residential growth in Pleasanton using a variety of tools such as confidential employer surveys,
Bureau of Labor Statistics and U.S Census data.”

Add at least 1 Program to implement the Policy.

HE page 26

16. Resolution 10-390 deals with measures to end housing discrimination against lower income families in Pleasanton. It
does not mention housing dispersion or unit construction timing. See attached Resolution 10-390.

HE page 27

17. This Program 38.1 needs a time line to accomplish objectives in order to be valid. Review and discussion is not a
program.

HEB page 76
18. Should also mention Mid-Pen Housing.

HEB page 93
19. Staff's evaluation relies upon outdated information no longer relevant to the Commission's request.

The surveys of 1Z0 performance cited by staff were conducted before California courts held that inclusionary
requirements were illegal and, therefore, unenforceable. Even prior to the previous planning period, Pleasanton's
IZO failed to produce enough affordable units to meet RHNA obligations, although it did produce a much higher
percentage of affordable units than it does as today's "voluntary guideline".

According to the metric of Pleasanton's recent Nexus Study, all the HDR developments approved during the 2007-
2017 planning period will generate a need for affordable workforce housing in excess of what they supply through
voluntary compliance with the City's 1ZO.

Comparisons with 1ZOs of other communities is irrelevant to the question of how Pleasanton's IZO constrains
development of affordable housing within the City.
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HEB page 94

20. Comparisons with other cities should also include information on what levels of affordability are required, the
amounts of lower income housing fees, and in lieu fees.

Many of the cities listed have supported more non-profit developments of affordable workforce housing than
Pleasanton. Some have also facilitated market rate/nonprofit workforce housing developments which include a
much higher percentage than 15% of units affordable to families earning less than 80% AM|.

How did they do it? Request staff to review the ordinances and fee structures of cities that have come closer to
building their RHNA obligations.

HEB page 95

21. The highlighted sentences conflict with each other, since Pleasanton has a policy of meeting RHNA obligations, but
cannot do so on land specified in the Housing Element if developments adhere to the {ZO and provide only 15-20%
affordable units.

22. The City has had ample time to develop an 1ZO alternative. A new ordinance should be part of this HE update.

23. Al 1ZOs have proved a constraint to achieving RHNA goals. This is why the Governor vetoed legislation to legalize
1ZOs. Only cities with policies that favor nonprofit housing on appropriately zoned sites can meet RHNA obligations.

24. All Pleasanton's recently approved 30 unit/acre developments have failed to meet the City's 120 requirements for
affordable units. In addition, analysis using the metrics of Pleasanton's recent Nexus Study show that these new
"luxury apartment complexes" will generate increased demand for affordable housing well in excess of the very few
units they provide.




