
C I T Y O F
J

HAYWRRD
HEART O F THE B A Y

DATE February 17 2009

TO Mayor and City Council

Redevelopment Agency Board Members

FROM Redevelopment Director

SUBJECT Strategies to Address Foreclosures New FirstTimeHomebuyer Down Payment
Assistance Program Guidelines and Proposed Affordable Housing
Developments

RECOMMENDATION
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SUMMARY

The purpose ofthis report is to seek input regarding a set ofproposed activities to respond to the
local home foreclosure crisis and downturn in the forsale housing market Staff also seeks input
regarding the City Councilspriorities for assisting several proposed new or rehabilitated affordable

housing developments State and federal funding maybe available for some ofthese activities such
as Proposition I C funds for the proposed South Hayward BART development and Neighborhood
Stabilization Program NSP funds for acquiring foreclosed properties therefore it is timely to

consider the proposed activities in the context ofother possible uses ofthe Citysaffordable housing
resources In developing the following list ofactivities and projects staff considered the following
1 housing goals outlined in the Citys existing Housing Element as well as the Housing Element

Update currently underway 2 other City policies plans and priorities such as the City Councils

budget priorities planning goals for transitoriented development at the South Hayward BART

Station and the resolution ofRoute 238 replacement housing issues and 3 the requirements and

limitations imposed on the use of affordable housing funds including State and federal grant funds

BACKGROUND

Most jurisdictions in California including Hayward have been affected by the housing and

mortgage crisis During the beginning of the housing slow down when the main source of

foreclosures was the large pool of outstanding subprime mortgages foreclosures in Hayward were

relatively slow In recent months the housing slump has affected several other areas ofthe

economy and foreclosures are now ascribed to declining home values continued job losses



problems in the financial markets and fiscal problems at the local State and national levels All of

these factors have had anegative impact on Haywardshousing market and the increase in the

number offoreclosed vacant properties has become evident in some areas ofthe City Per

DataQuick Information Systems data published in a San Francisco Chronicle news article on July
23 2008 zip code 94544 in Hayward was number ten 10 in the list of the Bay Area zip codes with

the highest incidence of foreclosures No Hayward zip code made it in asimilar list a year before

A research study released at the end ofAugust 2008 by the Low Initiatives Support Corporation
LISC estimated that there were almost 1400 foreclosed homes in Hayward including over 500
Real Estate Owned Properties REOs and 870 foreclosures According to LISCs study Hayward
was one ofthe Alameda County jurisdictions with the largest number of foreclosures subprime
loans and delinquencies behind Oakland and Unincorporated Alameda County and among all

the jurisdictions in Alameda County Hayward had the highest ratio ofthe above three indicators to

the total number of outstanding mortgage loans More recent foreclosure data indicate that this

trend has continued The increase in unemployment due to the downturn ofthe economy might
lead to additional foreclosures and aprolonged deterioration ofthe housing market at the local

levels For this reason staff has evaluated the strategies and financing available to prevent and

address the local effects offoreclosures

One ofthe effects of the downturn in the housing market has been the relative availability of

underutilized or vacant sites zoned for housing Staff has seen an increase in inquiries from

affordable housing developers who usually find it hard to compete with marketrate developers for

available land about the Cityssupport ofhousing development proposals A description of some

proposals put forth by developers is provided later on in this report

DISCUSSION

I Foreclosures

A multistrategy approach is needed to deal effectively with the foreclosure crisis As a result
staff is proposing to strengthen programs and activities in the areas of foreclosureprevention
counseling firsttime homebuyer assistance and acquisition and rehabilitation of foreclosed

vacant properties

A Foreclosure Prevention and Counseling

Direct intervention at the earlier stages of the foreclosure process ie through a refinance or

loan restructuring program is costly The implementation of programs ofthis nature is also

limited by the income eligibility restrictions imposed by the funding source In other words
households benefitting from a program using affordable housing moneys must be income

qualified low ormoderateincome

According to industry experts the sooner homeowners contact their lenders when they begin to

experience delinquency issues the more options will be open to them short of losing their

home In line with this finding jurisdictions have implemented several foreclosure prevention
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activities The following are the activities Hayward staff may implement in the short term with
available staff and funding

1 Use ofCitysWebsite

Staff has posted information about foreclosure prevention resources in the housing programs
section ofthe Cityswebsite with a link on the homepage This section ofthe website

includes information about the programs available for refinancingatrisk loans and the

contact information of legal services agencies and the federal Department ofHousing and
Urban DevelopmentHUDapproved counseling organizations in the area

2 Increase funding to ECHO Housing through the Citys CDBG Program to increase

foreclosure prevention services to the existing services it provides to Hayward residents

Eden Council for Hope and Opportunity ECHO is currently the onlyHUDapproved
housing counseling organization in the area with limited services provided by a single
counselor based in Livermore ECHO currently receives Community Development Block

Grant CDBG funds to conduct a rental assistance program and fair housing activities in

Hayward Staff is proposing to increase funding to ECHO from 66500 in the current year
to approximately 100000 for aoneyear period program beginning July 1 2009 ECHO
will not only provide counseling to distressed homeowners but will also help them contact

their lenders to find an alternative to foreclosure

Counseling is an eligible activity under CDBG program regulations Unfortunately unless

current regulations are changed by the State andor federal governments HOME Investment

Partnerships HOME and Neighborhood Stabilization Program NSPCDBG funds from

the 2008 Housing and Economic Recovery Act HER Act may not be used for foreclosure

prevention

3 Assistance to Residents receiving adefault notice

In order to assist Hayward atrisk homeowners staff will work with a title company to

obtain lists ofresidential properties that have recorded Notices ofDefault NODS Then

staff would mail to those properties relevant information about resources available for

homeowners facing the loss of their home Also included in the letters mailed to residents
would be the contact information ofthe largest mortgage lenders and the HUDapproved
counseling organizations in the area such as ECHO and Operation HOPE HOPE
Information on NODs recorded against residential properties are public record

Therefore staff can getuptodate information and conduct the mailings on a monthly
basis

HOPE acommunitybasednonprofit area organization that provides a full array of

services to lowincome communities has offered to support staff with the efforts to inform

atrisk ocal residents about the availability of local Foreclosure prevention resources

Therefore the availability of foreclosure prevention workshops amortgage crisis hotline
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and other homeownership bilingual EnglishSpanish services offered by HOPE will be
included in the letters mailed to Hayward residents

B Restructuring the First Time Homebuyer Downayment Assistance Program

On July 29 2008 the Agency Board authorized the Executive Director to enter into a contract

with the Bay Area Homebuyer Agency BAHBA to provide homebuyer services on behalfof

the City Taking into account the Hayward housing market data including data on home sales

during a 12month period and the housing inventory for sale on September 15 2008 staff and
BAHBA analyzed different funding scenarios to improve the Citys First Time Homebuyer
Downpayment Assistance FTHB Program given current market conditions The analysis
looked at various household sizes and levels of income as well as a range ofpossible subsidy
amounts and other features Due to the increased level of foreclosures and the softening of

housing prices it became evident that there is currently aunique opportunity probably of
limited duration to assist creditworthy households at lower incomes to become homeowners

As aresult of the analysis the major changes proposed are

1 Setting a fixed35interest rate Currently the rate which is tied to the 11District
Cost ofFunds Index COFI is2757 The COFI rate which varies constantly may
be close or much lower than market interest rates and staff needs to update it on weekly
basis Therefore staff recommends setting the interest rate to35which is15to

2 lower than current mortgage rates

2 An increase in the loan amount

3 A5year loanpayment deferral period

Attachment II has a briefsummary ofthe recommended changes to the FTHB Other program
guidelines might be revised As done previously the changes will be made in view ofthe laws

regulating the use of lowmod funds and the underwriting guidelines of major mortgage
companies for public lenders

The recommended structure will yield the following benefits

Increase the protection of the Agencys investment in loans provided to both moderate

and lowerincomefamilies by requiring the FTHB loan to be layered with financing
available to BAHBA such as Workforce Initiative Subsidy for Homeownership
WISH funds from the Federal Home Loan Bank of San Francisco which maybe
subordinate to the City loan

Increase equitybuildup for borrowers due to aproposed layered funding and the5year
loandeferral period which eliminates the need ofmortgage insurance Private Mortgage
Insurance PMI is required when the homebuyers down payment is less than 20 of

the home purchase price This requirement is waived if borrowers obtain deferred

30 to35is also a typical interest rate charged on loans provided by public lenders using
affordable housing moneys
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subordinate financing freeing up more ofthe homeowners income which may then be

spent on the first mortgage loan therefore allowing them to accme equity on the home

faster

Expand affordability and purchase options for households of all income levels due to the

increase in the loan amounts the deferral period and forgiveness ofmortgage insurance

See paragraph below

Decrease probability of default for the borrower On December 6 the City reinitiated

the firsttime homebuyer seminars for area residents and workers with the assistance of

BAHBA who also partners with nonprofit organizations to provide credit and

budgeting counseling to prospective Hayward buyers These services along with the

easing ofthe repayment terms will enhance the affordability ofthe homes and further

decrease the programs rate ofdefault which is currently close to 0 zero percent

Another expected benefit ofthe proposed changes will be an increase in sales ofhomes

available in Hayward including foreclosed and bankowned properties due to the expanded
purchase options for lowincome households those earning 80of Area Median Income

AMI or less2 It is estimated that with the improved program lowincome households could

afford homes selling for up to 315000 as opposed to 285000 under the current program

According to the market inventory analysis as of September 15 there were232 threebedroom

homes priced at 315000 or less

Ifthe City Council wishes to extend the FTHB program to lowerincomehouseholds at this

time then an increase in the loan amount and approving a loan payment deferral would be

appropriate points 2 and 3 above Particularly afiveyear deferral on repayment is a feature

meant to benefit buyers at all income levels and is recommended in any case Ifapproved by
the City CouncilAgencyBoard staff and BAHBA will incorporate the new FTHB program
guidelines in a Program Policies and Procedures Manual

C Purchase Rehabilitation and Sale ofForeclosed Properties

Based on staff analysis of the current housing market the housing need in Hayward and the
future ofhousing financing staff is making the following recommendations

To implement aprogram to acquire and rehabilitate foreclosed homes utilizing
approximately 15 million ofLowMod funds and to target the program to moderate

z The upper annual income limit in Alameda County for athreeperson lowincome household

is62000 Based on May 2007 Bureau ofLabor Statistics wage data most occupational
groups in this area include jobs that pay wages under 62000 annually In fact all occupations
in the community and social services office and administrative support healthcare support
occupational groups pay annual wages under 62000 Attachment III is a list of all occupations
in the area paying wages between 38750 and 62000 the 20081ower and upper income
limits fora3person household in Alameda County to be considered lowincome
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income households This program may include ashoreappreciation formulaupon resale of

the homes assisted with LowModfunds

To utilize approximately 15 million in NSP funds for an acquisition and rehabilitation

program and to target very low and lowincome households NSP funds will trigger resale

restrictions on the assisted homes

Increase staff capacity through direct hiring contractors andor consultants to perform the

rehabilitation and if necessary the marketing and sale ofthe homes

Target foreclosed vacant homes that represent a community preservation challenge in areas

of greatest need those neighborhoods with ahigh incidence of abandoned forecosed

homes

To sell the rehabbed homes to incomeeligible households at an affordable price or the

actual cost to acquire and rehabilitate the homes whichever is lower FTHB education
Program funds and other available financing for low and moderateincomehouseholds will

be offered to qualified buyers

Funding There are two primary sources offunding available to acquire and renovate foreclosed

properties NSP Funds from the 2008NSPHERAct and Redevelopment Agency Low and

Moderate Income Housing LowMod funds In the original September 26 2008 fundingnews
release from HUD only twojurisdictions in Alameda County received an allocation of NSP

funds On November 14 The State Department ofHousing and Community Development
HCD published an amendment to its CDBG Action Plan and Hayward was among the

jurisdictions that received an initial direct allocation from the State of1082318

Per HUDsrequest the State recently revised its first submittal ofthe Amended Action Plan

On Monday February 2 the State announced changes to its initial allocation methodology As

a result Hayward received approximately 5million more for a total of1 554489 It is

estimated that the State will release aNotice of Funding Availability NOFA so jurisdictions
may apply for the funds they wereallocated There will be a tight deadline six weeks

maximum to submit this application Therefore based on this timeline the NSP application
will likely be due before the end ofMarch The funds will have to be encumbered within 18

months

IfNSP funds were used the City would have to record affordability restrictions on the

properties to ensure that the homes remain affordable for the longest feasible time or a

minimum of 15 years to households at 120 of AMI or below Another HUDNSP regulation
requires that at least twenty five 25 ofthe NSP funds must benefit very lowincome
households those earning 50 ofAMI or less 1fthe City receives an allocation ofNSP funds
it is recommended that NSP funds be targeted to low and very lowincome buyers in order to

ensure that HUDNSP requirements are met

The other primary source offunds available for an acquisition and rehabilitation of foreclosed

homes program would be Redevelopment Agency Low and ModerateIncome Housing Low
Mod funds Currently there is abalance of approximately984 million ofthese funds

However it is important to note that LowModfunds are the main source of funding for

affordable housing in Hayward and as discussed below there are several potential affordable
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housing developments that would advance the Citys goals along other fronts As a result staff
recommends a limited commitment of15 million in LowModfunds towards an acquisition
and rehabilitation of foreclosed homes

IfLowModfunds are used the Agency must sell the assisted units to households that meet the

State low to moderateincomeguidelines In that event the Agencys LowModfunds could be

used to serve moderate income buyers anywhere in the City where foreclosed homes are

impacting neighborhoods If ashared appreciation formula is applied to the resaleof such

homes then the Agency will comply with the funding requirement to impose longterm resale

restrictions on these homes

While other Agency funds 80 funds could be used for an acquisitionrehab program those
funds are needed for ongoing and proposed redevelopment activities as outlined earlier this year
in the Midterm Review ofthe AgencysFiveYear Implementation Plan CDBG and HOME

funds could also be used for this purpose however these funds are limited and similarly
committed to other programs

Program Components and Considerations Programs to acquire and rehabilitate foreclosed
homes have not been widely implemented perhaps due in part to the relatively large amount of

funding necessary to create an effective program The program requires funds to purchase the
homes and additional moneys to rehabilitate them3 In order to target at least3of the 870

foreclosed homes Hayward it is estimated that the CityAgency would need to spend
approximately65 million for acquisition only This assumes 26 homes acquired at 250000
each This purchase price is based on a ten percent 10 discount for homes at the lower end
of the price range ofmost ofthe homes being sold in Hayward at end ofAugust 2008 The

City ofLancaster has spent an average of60000 in rehabilitation costs per each assisted home

If the City spent 60000 to rehabilitate each ofthe 26 homes the total program cost could total

over 8 million Ifthe City were to undertake a reduced number ofacquisitions say 8 to 10

units at a time then as those units sold funding could be returned to the program to undertake
an additional round ofacquisition rehabilitation and resale

One ofthe policy goals ofthe State in sponsoring the NSP program is to target resources to

neighborhoods that are destabilized or considered atrisk due to foreclosed abandoned

properties Therefore in order to qualify for NSP funding the City would need to target its

neighborhoods of greatest need Currently foreclosure information is provided based on census

tracts and zip codes As mentioned previously zip code 94544 is an area with a high number of
foreclosed homes A large percentage of those homes are in the HarderTennyson
neighborhood the area bounded by Harder Rd to the north Tennyson Rd to the south
Huntwood Avenue to the east and Highway 880 to the west LowModfunds can be used

The City ofLancaster for example has spent over63 million of lowmod funds to acquire and

rehabilitate about 71 units which represents approximately354of the over2000 foreclosed
homes in Lancaster as of August 2008 The city acquired the homes at an average of90000 per

home and spent approximately 60000 in additional rehabilitation costs
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anywhere in the City for such apurpose as long as the benefitted buyers meet the definition of

LowtoModerateIncome

Current capacity ofstaff to plan implement and manage additional housing components as

described herein will have to be increased either through expanding housing staff or by hiring
contractors or consultants Another possibility is to partner with Eden Housing Inc Eden
Habitat for Humanity East Bay Habitat BAHBA andorother organizations to effectively
manage the acquisition rehabilitation marketing sales and if necessary the monitoring ofthe

homes

In addition to being a developer Habitat has financing available for lowincome homebuyers
and has amarketing and real estate arm Habitat has also asweatequity and apostpurchase
counseling and supportive services program which help reduce the likelihood offoreclosure

from buyers In working with other jurisdictions to implement an acquisitionrehab program
Habitat is considering negotiating the purchase ofhomes in bulk from amortgage ender Ifan

organization such as Eden were hired the City would need to amend the contract with BAHBA

to allow for additional marketing and real estate services required for the program Habitat
BAHBA and Eden have expressed an interest in partnering with the City to implement an

acquisitionrehab of foreclosed homes program

II Affordable Housing Proposals

Affordability is at the center ofhousing crisis Many ofthe foreclosed properties including
singlefamilyhomes and multifamily buildings were occupied by renters These families who

have now been evicted along with those who have lost their homes are looking for aplace to

live As a result there has been a sharp increase in rents in the area while vacancy rates have

remained stable and very low Compared to ayear ago average second quarter rents in

Alameda County were 54higher The current overall vacancy rate in Eden affordable

apartment complexes is only 13

Staffhas seen an increase in inquiries from affordable housing developers regarding the Citys
support of housing development proposals Staff sees this as an opportunity to spend available

moneys on the creation ofaffordable housing units that best further the CitysHousing Element

and Redevelopment Implementation Plan goals as well as to assist in revitalizing Hayward
neighborhoods while helping mitigate the affordability crisis in the area The following are the

specific affordable housing proposals staff would like Council to consider

TransitOriented Affordable Rental Apartments Adjacent to the South of Hayward BART

Station Wittek Development LLC and Montana Properties Inc ajoint venture

partnership proposes to redevelop the South Hayward BART parking areas with amixed

use retail condominium and aparhnent development encompassing approximately64700
square feet of retail and approximately 770 marketratehousing units In order to comply
with the Citys Inclusionary Housing Ordinance and Agencys overall affordable housing
production requirement Wittek and Montana have proposed to partner with Eden to develop
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125 rental apartments affordable to lowincome families and 81 affordable housing units for

seniors

Preliminary design plans for the affordable housing component of the development show the

affordable apartments in a mixedused building located at the northeast corner ofthe main
BART parking lot at the intersection ofTennyson and Dixon The plans also show the

housing on three to four floors atop aproposed Safeway store and two levels of parking for

Safeway shoppers It is envisioned that the open space for the lowincome families will be

provided in a podium level courtyard in the mixedusedbuilding Parking for residents will

be provided in a separate parking strncture

Wittek and Montana propose to buildthe mixedused building and the affordable housing
first in order to position the entire development to compete for approximately 47 million

in Proposition 1C Prop 1C funds targeted to transitorientedand infill housing
developments Prop 1 C funding would pay for a replacement BART parking structure an

improved AC Transit bus docking facility and other infrastructure improvements needed for

the entire development including a transit hub and pedestrianfriendly paths between transit

and the residential and retail structures

To ensure competitiveness ofthe proposal for funding from State programs approximately
30ofthe affordable units are proposed to be 3 bedrooms The precise unit mix and

affordability levels will be determined based on market and financial feasibility studies and

on what is needed to make the development competitive for financing However Eden

anticipates that rents will range between 30and 60ofAMI and estimates that it will

require at least 5 million in LowMod funds to cover the local gap financing and match the

primary source of financing which has not been determined yet In addition the developers
will be requesting a commitment ofapproximately 10 million in Agency bond funding to

assist with the constrnction of aBART replacement parking structure and other onsite

infrastructure

Acquisition and Rehabilitation of Tennyson Gardens Apartments by Eden Tennyson
Gardens is a 96unitaffordable rental complex located at 981 W Tennyson Road at Tyrrell
and Creek that was acquired in 2001 by Preservation Partners utilizing tax credits bonds

and other financing including aHOME loan from the City Due to present and anticipated
costs overruns Preservation Partners is now selling its interest in the property

Eden Housing has expressed an interest in buying Tennyson Gardens and has conducted an

inspection ofthe property which indicates that the property has immediate rehabilitation

needs including dry rot repairs security upgrades and repairs to walkways carports and

elevators According to its financial projections Eden estimates that the annual per unit

funding to cover turnover costs of28800 currently is inadequate and that the asking
price for the property is not supported by its financial proformas

Eden considers that assistance from the City to acquire and upgrade the property is

necessary to ensure the propertys longterm affordability and viability With the proposed
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exterior and security upgrades and enhanced management practices Eden believes it could

improve the propertysoperating performance Eden estimates the total City funding
required for this proposal at25 million 750000 in immediate rehabilitation costs and

175 million to pay for operating reserves and unit improvements for the first five years of

operations

Senior HousinDgevelopment Proposed by Satellite Housing Satellite is currently under a

purchase contract to acquire a currently vacant 17 acre infill flat site located at 25906

Lading Road in the HarderTennyson Neighborhood to build 3438affordable rental

apartments for seniors

Satellite proposes to develop the site with funding from the HUD Section 202 program tax

exempt bond financing bonds State of California lowincome housing tax credit equity
tax credits Affordable Housing Program AHP funding from the Federal Home Loan

Bank of San Francisco and leverage funding from the City of Hayward estimated at 2 to

3 million HUD Section 202 provides an operating subsidy for the development so the

rents are only 30of the senior residents income Due to this the project could serve

extremely lowincome seniors those earning 30 ofArea Median Income or less

Satellite is anonprofit affordable housing developer who has its own property management
affiliate and places heavy emphasis on supportive services for seniors particularly ESL and

transportation van services Satellite administers the paratransit system for the City of

Newark Satellite also partners with Van Meter Williams Pollack an architectural firm that

specializes in green building so the proposal will be aserviceenrichedcommunity and will

include numerous sustainablegreen building features Satellite plans to partner with the

Afghan Elderly Association to develop a community with the special design
accommodations and services that Satellite provides at all of its senior properties
Culturallyspecific services to benefit Afghan elders will be part of the proposal as well

Satellite may also consider developing affordable housing for people with physical
disabilities on this site instead However the developer estimates that this would increase

the local gap contribution to close to 4 million due to the unavailability offederal funds for

adevelopment for people with disabilities with over 15 units

Affordable Homes Proposed by Habitat for Humanity East Bay Habitat Habitat is

considering acquiring asite located on Olympic Avenue near Industrial Parkway
Southwest to develop duetstyle homes affordable to lowincome families Habitat

estimates being able to build2528homes on the221 acres site Alternatively the Agency
Board will soon be scheduled to consider the purchase of a73acre Cityowned surplus
property located at A and Walnut Streets The proposed purchase price is620000 and

would be paid for by LowModfunds This site could hold approximately 8 housing units
and may also be suitable for Habitatsneeds

As mentioned earlier in this report Habitat has asweatequityprogram and considers

homeowners partners in the building process As such buyers must contribute 500 hours of
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sweat equity by either working at the construction sites attending workshops or

volunteering in the community Also as afaithbased organization Habitat makes sure to

build homes in areas where there is a community or faithbasedorganization so families

may have access to asupport network In addition Habitat provides primary financing to

families which furthers the affordability ofthe homes This along with the sweatequity
and postpurchase counseling programs reduces the likelihood of foreclosure from

homebuyers

Habitat may partner with Salazar Architects Studio an acclaimed architectural firm that

specializes in community design and affordable housing to buildtwo and threebedroom

homes ranging from 900 to1200 square feet Habitat would build three accessible and

adaptable homes including one home for avisuallyimpaired household or individual
Universal design features would be incorporated in the rest ofthe homes to give buyers the

opportunity to age in place To further enhance affordability for buyers Habitat proposes to

build a green development that includes photovoltaic cells in order to meet the standards of

a Silver LEED designation

To finance construction ofthe homes and the buyers primary mortgages Habitat proposes
to fmance the development with fundraised moneys a conventional predevelopment loan
and State AHP Ca1HOIvIE BEGIN and CHSHTAA program funds Habitat will also

require a local contribution to pay for the value ofthe land Habitat does not anticipate
additional local gap contribution

B Grand Hayward Senior Housing Phase II Citation Homes Citation has proposed to

comply with its IHO requirement to set aside 9of the Cannery Place development units

for moderateincomehouseholds by facilitating the construction ofoffsite affordable units

To that end Citation proposed to reproduce the model used for Hayward Senior Housing
Phase Iand dedicate aparcel of land located at the corner of B Grand and provide a cash

subsidy in the amount of1017600 to facilitate the construction of 25 units of housing
affordable to very lowincome seniors Citations proposal was described in a report to

Council on September 23 2008

Eden anticipates financing the new25unitsenior housing with lowincomehousing tax

credits the major source of financing used for Phase I Eden might also apply for AHP

funding and does not anticipate any City or Agency gap financing in addition to the cash

subsidy from Citation Pursuant to the Citation proposal if the amount oflocal gap

financing needed for the new senior housing is lower than the1017600subsidy provided
by Citation the City will retain the difference deposit such funds in an Affordable Housing
Trust Fund and use them to develop affordable housing units

Eden is the largest affordable housing developer in Hayward Eden has its own property
management affiliate and makes every effort to provide supportive services for the residents

of its communities Eden plans to assemble an outstanding development team to builda

welldesigned sustainable senior development This could include the architect and

contractor hired for Sara Conner Court an awardwinning green affordable development
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Summary of Proposed Programs and Affordable Housing Proposals Priorities

The housing programs and affordable housing development proposals discussed in this report
are presented in Table A in suggested priority groups and ordered by staff based on the ability
to

a Further City Council priorities or other planning and neighborhood revitalization goals
including transitorienteddevelopment at South Hayward BART Station Senior

Housing developments and blight elimination through the use ofRDA funds

acquisition ofabandonedforeclosedhnmes
b Further the Housing Element and Redevelopment hnplementation Plan policies and

goals
c Leverage other federal or State funding that would enhance the projects feasibility
d Increasethe housing options for persons with special needs like seniors large families

or people with disabilities

e Spread affordable developments throughout the different neighborhoods with an

emphasis on locations accessible to transit see Attachment IV

TableIPossible Affordable Housing Programs and Development Proposals

Priority Program or Proposal Goals

Acquisition Rehabilitation and Addresses issues associated with foreclosed abandoned
Resale ofForeclosed Homes homes and prevents neighborhood destabilization

Fund a foreclosure counselor to
prevents foreclosures by providing counseling to distressed

serve at risk Hayward homeowners
homeowners

Redesign the FirstTime Supports an increase in the sales ofhomes available in

Homebuyer Downpayment Hayward due to the expanded homeownership options for

Assistance Program and Increase households ofall income levels a Housing Element
the loan amount policy

Primary TransitOriented Affordable
This affordable development is essential to render the

Rental Apartments Adjacent to
entire compete for up to 30 million ofState Prop 1C funds

the South ofHayward BART
and furthers a b c and d goals above

Station

Will complement the adjacent senior housing complex and

promote transit oriented development Citation Homes will

B Grand Hayward Senior provide cash and donate the land for the project No

Housing Phase II
additional local gap financing is anticipated however

Eden will require City staff assistance in securing
additional State andorfederal This proposal furthers goals

ac and d

Promotes the Housing Element policy goal to encourage

Secondary Affordable Homes Habitat the development ofownership housing and assist tenants to

become homeowners It furthers goals a and d
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Priority Program or Proposal Goals

Will provide rental housing opportunities to seniors and

Senior Housing Development will develop a currently vacant infill site in need of

Satellite Housing redevelopment yet close to adequate amenities for seniors

This ro osal furthers oals a c and d above
Secondary

Acquisition and Rehab of
Preserves an existing affordable development by funding

Tennyson Gardens Apartments
the upgrade ofthe property to ensure the property s long

Eden
term affordability and viability furthering goals a and c

above

FISCAL IMPACT

As noted previously the current LowMod funds balance is approximately984 million Itis

projected that at the end ofFY 09 the funds will increase by approximately 2 million Based on

the available funds staff recommends to support and fund the projects in the primary priority group
with currently available funds and to issue an RFP for those in the secondary groups to compete for

remaining or fixture LowModor other funds for affordable housing Table II summarizes and totals

the estimated costs ofthe programs and projects described in this report according to the above

priorities Estimates are currently in order ofmagnitude local funding needs

Table II EstimatedLowMod Funding Allocations listed in priority order

Priority Program or Proposal
Estimated Funding

Re uired in millions

Acquisition Rehabilitation and Resale ofForeclosed Homes 15

Fund a foreclosure counselor to serve atriskHayward Up to005homeowners

Primary Redesign the FirstTimeHomebuyer Downpayment Assistance
Up to05

Program and increase the loan amount

TransitOriented Affordable Rental Apartments Adjacent to the
5

South ofHayward BART Station

B Grand Hayward Senior Housing Phase II

Subtotal Uo to 70

Affordable Homes Habitat 06 25

Secondary Senior Housing Development SatelliteHousing 30

AcquisitionRehab ofTennyson Gardens Apartments Eden 25

Total 131 to 150million

Not to be funded with LowModfunds Proposed funding source is CDBG funds

To increase the current funding allocation of500000 to allow for purchase of foreclosed homes and

REOs as needed
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PUBLIC CONTACT

Any Agency Board Council Planning Commission and other approvals of programs and

affordable housing development proposals described in this report would require public notice

The appropriate public contact procedures will be followed when those approvals are requested

NEXT STEPS

Depending on City CounciAgency Board interest and priorities staff will

On January 9 2009 ECHO submitted a CDBG funding application to provide foreclosure

counseling services beginning July 1 2009 Neighborhood and Services Deparhnent staff

distributed the application to members of the Citizens Advisory Commission CAC
CACsCDBG funding recommendations for FY0910will be finalized on March 18 2009

Mail information toatrisk Hayward residents those who have received NODS about

foreclosure prevention resources available in the area

Implement the proposed changes to the FTHB program and as necessary return to Council

to request additional funding appropriation for the program

Submit an application for the approximately 1 million ofNSP funds for an acquisition and

rehabilitation of foreclosed homes program that would benefit low and very lowincome

households

Return with an appropriation request of15 million in LowMod funds for an acquisition
and rehabilitation offoreclosed homes program that would target moderateincome

households

As necessary return with appropriation requests from currently available LowModand

other affordable housing funds to fund the programs and development proposals in the

primaryriority group of Table I

Issue an RFP for the development proposals in the secondary group of Table I to compete
for remaining or future LowModfunds

Prepared by

l V I 31 Ywuej
Maretartlett Redevelopment Director
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ATTACHMENTI

ACRONYMS USED IN THIS REPORT

Agency Hayward Redevelopment Agency
AHP Affordable Housing Program
AMI Area Median Income

BAHBA Bay Area Homebuyer Agency
BEGIN program Building Equity and Growth in Neighborhoods program

CAC Citizens Advisory Committee

CDBG program Community Development Block Grant program

CHC Citizens Housing Corporation
CHSHTAA program CaIHOME SelfHelp Housing Technical Assistance Allocation program

Citation Citation Homes Central

City City ofHayward
COFI Federal Home Loan BankofSan Francisco 11th District Cost of Funds Index

ECHO Eden Council for Hope and Opportunity
Eden Eden Housing Inc

FTHB program First Time Homebuyer Down Payment Assistance program
HABITAT Habitat for Humanity Easy Bay
HCD State Department ofHousing and Community Development
HER Act Housing and Economic Recovery Act of2008

HOME program Home Investment Partnerships Program
HOPE Operation HOPE anonprofit organization
HUD USDepartment ofHousing and Urban Development
IHO Inclusionary Housing Ordinance

LISC Local Initiatives Support Corporation
LowModFunds Agency Low and Moderate Income Housing Funds

MHP State Multifamily Housing Program
NOD Notice ofDefault

NOFA Notice ofFunding Availability
NSP Neighborhood Stabilization Program a part ofthe 2008 HERAct

PMI Private Mortgage Insurance

Prop IC Proposition 1 C State of California Housing and Emergency Shelter Trust Fund

Act of2006

REO Real Estate Bank Owned Property
RFP Request for Proposals
RHNA Regional Housing Needs Allocation

Tax Credits StateLowIncomeHousing Tax Credits
WISH Funds Workforce Initiative Subsidy for Homeownership funds from the Federal Home

Loan Bank ofSan Francisco



ATTACHMENT II

SUMMARY OF RECOMMENDED CHANGES TO FIRST TIME HOMEBUYER PROGRAM

Parameter Current Proposed

Loan Amount 20000
40000 for Lowincome households HH 30000

for Moderateincome HH

Interest Rate Type Fixed Fixed

Interest Rate
Based on Federal Home Loan Bank 11th

District Cost of Funds Index
36

Term in years 30 30

Amortization schedule in years 30 25

Loan Deferment in years 0 5

Amortization begin immediately in year 6

Maximum Purchase Price 400000
Set by buyerspurchase capacity affordability and

underwriting guidelines

Floor Housing Ratio 28 28

Maximum DebttoIncome Ratio 45 45

Down Payment required 1to3 1to 3

Minimum Cash Reserves 2 months 2 months

Homebuyer Education Required Yes
Yes Includes City of Hayward Sponsored Seminar

Minimum FICO Score 620 620



ATTACHMENTIII

OCCUPATIONS IN THE OAKLANDFREMONTHAYWARDMETROPOLITAN AREA PAYING WAGES BETWEEN 38750 AND62000

Occupation No ofEmplo ees Hourl Mean Annual Mean

Insurance underwriters 640 30 61690

Vocational education teachers seconda school 260 61600

Com Hance officers exce t a riculure construction health and safety and trans oration 1620 2939 61140

Industrial machine mechanics 1700 2938 61120

Healthcare ractiioners and technical workers all other 780 2936 61060

S ecial education teachers secondar school 580 60570

Gaming su ervisors 60 2894 60200

Purchasing a ents and bu ers farm roducts 60 2891 60130

Boilermakers 2888 60060

Librarians 770 2887 60050

Chemical plant and system o erators 290 2880 59900

Plumbers pi efitters andseamfitters 3450 2871 59710

Broadcast news anal sts 30 2857 59420

Medical and ublic health social workers 1550 2856 59400

Interior designers 160 2855 59380

Firstline su ervisorsmana ers of roducion and o eratin workers 3860 2855 59370

Educational vocational and school counselors 1570 2844 59160

Set and exhibit desi Hers 2839 59060

Choreographers 2821 58670

Physical them ist assistants 300 2809 58430

Architectural and civil drafters 1460 2798 58200

Firstline su ervisorsmana ers rotective service workers all other 380 2797 58180

Adult literac remedial education and GED teachers and inshvetors 390 2790 58030

Carlo ra hers and hotogrammetrists 60 2788 57990

Tool and die makers 390 2772 57660

Sheet metal workers 850 2772 57650

Brickmasons and blockmasons 200 2771 57630

Car enters 11140 2761 57430

Pum operators exce twellhead um ers 2759 57390

Instructions coordinators 1330 2757 57340

Police fire and ambulance dispatchers 580 2756 57320

Electrical and electronics drafters 280 2755 57300

Crane and tower operators 220 2749 57170

Paralegals and legal assistants 1410 2735 56890

Paving surfacin and tam in a uipment operators 380 2735 56880

Electrical and electronic engineering technicians 1490 2726 56710

Health educators 910 2725 56680

Broadcast technicians 80 2725 56680

Advertising sales a ents 780 2723 56630

Environmental science and rotection technicians including health 370 2719 56560

S ecial education teachers middle school 300 56400

Meeting and convention planners 210 2702 56210

Environmental engineerin technicians 140 2701 56180

Employment recruitment and placements ecialists 1220 2693 56020

Glaziers 290 2689 55930

Electromechanical technicians 90 2688 55920

Mechanical drafters 490 2685 55850

Heatin air conditioning and refrigeration mechanics and installers 1200 2683 55800

S ecial education teachers reschool kinder amen and elements school 1280 55570

Wholesale and retail bu ersexce t farm products 1580 2670 55550

Firstline su ervisorsmanagers of office and administrative su port workers 12420 2670 55530

Firstline supervisorsmanagers of landsca in lawn service and groundskee in workers 770 2669 55520

Licensed practical and licensed vocational nurses 3470 2661 55350

Law clerks 2654 55210

Telecommunications a uipment installers and repairers except line installers 4410 2641 54940

Surveying and mappin technicians 380 2641 54930

Meter readers utilities 230 2641 54930

Arts design entertainment s ors and media occupations 14170 2633 54760



Occu anon No of Em to ees Hourl Mean Annual Mean

Property real estate and communit association managers 2480 2631 54720

Hydrolo fists 2627 54650

Construction and extraction occupations 62950 2620 54500

Curators 50 2613 54350

Bus and truck mechanics and diesel en fine s ecialists 900 2609 54270

Computer su or s ecialists 4530 2609 54260

Education trainin and Libra occupations 69040 2605 54180

Gra hic desi ners 1970 2561 53280

Child famil and school social workers 1180 2551 53050

Surgical technologists SSO 2539 52810

Cardiovasculartechnolo fists and technicians 280 2525 52530

Pesticide handlers s ra ersand a Iicators vegetation 2517 52360

Cler 320 2510 52220

Protective service occupations 19700 2506 52130

Social workers all other 550 2502 52040

D wall and ceilin file installers 2460 2502 52040

Automotive body and related re airers 980 2486 51710

Marriage and famil thera fists 430 2485 S 1700

Education administrators reschool and child care center ro ram 960 2478 S 1 SSO

Firstline su ervisorsmanagers of farmin fishin and fores workers 40 2475 51490

Patternmakers metal and lastic 2475 51480

Real estate sales a ents 820 2466 S 1290

All Occu ations 1028750 2462 51220

Eli ibility interviewers government ro rams 1410 2461 S 1200

Separating filterin clan in reci hating and still machine setters operators and tenders 390 2452 S 1000

communit and social services occu ations 13530 2450 50960

Cement masons and concrete finishers 2100 2450 50960

Kindergarten teachers exce t s ecial education 1090 50880

Installation maintenance and re air occupations 37480 2444 50830

Motorboat mechanics 2439 50740

Painters trans ortation a ui ment 620 2438 50710

Recreational therapists 140 2433 50610

Loan counselors 180 2429 50520

Legal su ort workers all other 2419 50310

Directors reli ious activities and education 180 2418 50290
Thera fists all other 60 2412 50170

Pi elayers 230 2402 49950

Legal secretaries 1790 2398 49880

Atmos heric and s ace scientists 2393 49770

Life h sical and social science technicians all other 270 2387 49660

Installation maintenance and re air workers all other 1390 2387 49640

Museum technicians and conservators 2385 49610

Material movin workers all other 2384 49580

Health technologists and technicians all other 480 2373 49350

Court municipal and license clerks 380 2365 49180

Locksmiths and safe re airers SO 2364 49160

Chemical a ui men o erators and tenders 2364 49160

Editors 860 2352 48910

Electric motor power tool and related re airers 30 2351 48910

Sales and related workers all other 1360 2339 48650

Tile and marble setters 900 2333 48530

Job rioters 360 2327 48390

Opticiansdispensin S10 2325 48350

Audiovisual collections specialists 40 2321 48270

Biolo icaltechnicians 710 2320 48260

Interpreters and translators 250 2320 48260

Survey researchers 2318 48210

Securit and fire alarm systems installers 690 2312 48080

Legislators 200 48070

Telecommunications line installers and repairers 1340 2310 48050

Deskto publishers 120 2305 47950
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Occu anon No of Employees Hourl Mean Annual Mean

Statistical assistants 80 2305 47950

Automotive service technicians and mechanics 4760 2286 47540

Hi hwa maintenance workers 450 2283 47480

Lodging managers 220 2282 47470

Vocational education teachers middle school 47440

Carpet installers 920 2276 47330

Food service managers 2210 2274 47310

Executive secretaries and administrative assistants 16520 2272 47260

Tax reparers 2270 47220

Maintenance workers machine 340 2265 47110

Medical a Hance technicians 2258 46960

Firslinesupervisorsmanagers of hel ers laborers and material movers hand 1620 2256 46930

Occupational therapist assistants 110 2254 46870

Orthotists and rosthetists 2244 46670

Trans ortation workers al other 730 2244 46670

Media and communication workers all other 180 2237 46530

Animal control workers 400 2235 46480

Psychiatricechnicians 280 2233 46440

Com uter o erators 2232 46420

Brokerage clerks 180 2223 46230

Insulation workers floor ceiling and wall 250 2212 46020

Rehabilitation counselors 420 2212 46010

Floor layers exce t car et wood and hard tiles 240 221I 45980

Music directors and com osers 120 2201 45790

Chefs and head cooks 740 2200 45760

Medical a uipment re airers 360 2200 45760

Plasterers and stucco masons 2199 45740

Pre resstechnicians and workers 420 2192 45580

Mental health counselors 800 2189 45530

Machinists 2160 2186 45480

Occupational health and safe technicians 70 2172 45180

Procurement clerks 390 2165 45040

Parkin enforcement workers 100 2162 44970

Production planning and expediting clerks 3020 2161 44950

Cargo and freight agents 930 2151 44730

Roofers 1860 2145 44610

Teachers and instructors all other 5360 44540

Multi le machine tool setters operators and tenders metal and lastic 150 2136 44430

Community and social service specialists all other 590 2127 44240

Postal service clerks 590 2127 44240

Agricultural and food science technicians 2124 44180

Painters construction and maintenance 3360 2123 44170

Human resources assistants except payroll and timekee in 1100 2121 44130

Postal service mail carriers 3280 2118 44060

Engine and other machine assemblers 90 2 L09 43860

Selfenrichment education teachers 1570 2104 43760

Mental health and substance abuse social workers 530 2098 43630

Pa roll and timekeeping clerks 1570 2097 43620

Sound en ineerin technicians 60 2095 43590

Dis atchers exce olice fire and ambulance 1650 2093 43530

Stonemasons 2089 43450

Maintenance and re airworkers eneral 7920 2086 43390

Athletic trainers 60 43280

Medical transcriptionists 250 2076 43180

Milling and laning machine setters o erators and tenders metal and plastic 180 2076 43170

Chemical technicians 820 2067 42990

Se tic tank servicers and sewer pipe cleaners 170 2060 42850

Counselors all other 240 2056 42770

Reporters and corres ondents 570 2050 42640

Welders cutters solderers and brazers 1960 2049 42620

Crushin rindin and olishin machine setters operators and tenders 120 2042 42460
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Occu anon No of Em loyees Hourl Mean Annual Mean

Truck drivers heav and tractortrailer 9980 2041 42460

Firstline su ervisorsmanagers of housekee in and anitorial workers 1030 2041 42440

Construction and related workers all other 510 2040 42420

Social and human service assistants 2920 2034 42310

Firstlinesu ervisorsmana ers of retail sales workers 8280 2033 42290

Construction laborers 11430 2028 42180

Postal service mail sorters processors and rocessin machine operators 2610 2024 42110

Motorc cle mechanics 30 2024 42100

Insurance claims and olic rocessin clerks 2010 2014 41880

Parts salespersons 1260 2012 41860

Sales and related occu ations 108120 2009 41790

Medical and clinical laboratory technicians 640 1993 41460

Refuse and recyclable material collectors 1180 1968 40940

Fine artists includin ainters sculptors and illustrators 1963 40840

Firstline su ervisorsmanagers of ersonal service workers 1270 1962 40810

Protective service workers all other 1100 1955 40670

Cabinetmakers and bench ca enters 830 1955 40650

Loan interviewers and clerks 2500 1950 40560

Structural metal fabricators and fitters 480 1948 40530

Massa a therapists 130 1947 40490

Credit authorizers checkers and clerks 420 1947 40490

Tank car truck and shi loaders 350 1925 40050

Education raining and library workers all other 160 1924 40010

Bookkeeping accountin and audiin clerks 14030 1919 39910

Industrial truck and tractor o erators 4940 1918 39890

Medical records and health information technicians 880 1910 39740

Correspondence clerks 40 1910 39720

Sailors and marine oilers 130 1909 39700

Veterina technolo fists and technicians 720 1908 39690

All other information and record clerks 1640 1907 39670

Interviewers except eli ibili and loan 710 1906 39650

Bill and account collectors 2830 1905 39620

Libra technicians 800 1893 39380

Audio and video a uipmenttechnicians 180 1889 39290

Secretaries except le al medical and executive 6620 1887 39250

Customer service re resentaives 14570 1877 39040

Recreational vehicle service technicians 1877 39040

Pharmac technicians 1580 1870 38890
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Due to the color of Attachment IV, 

 it has been attached as a separate link 


