Release of Draft Relocation Plan for Public Comment

City of San Jose - Implementation of SB 330
Permit Number: H24-010

Bettina Jean, Trustee of the Jean Living Trust (“Owner”) and City Ventures LLC (“Applicant”)
have filed an application with the City of San Jose to construct a new residential housing
development. The project will include residential demolition and removal of the existing
property at 966 Pacific Avenue, 275 Lincoln Avenue, and 1189 W. San Carlos Street.

California law requires the Applicant to prepare and adopt a Relocation Plan which
documents how they plan to assist all persons impacted by the demolition and removal of the
Property. The public and displaced tenant(s) will have an opportunity to submit comments
regarding the Draft Relocation Plan between 12/2/2024 to 1/2/2025. Comments and
responses will be incorporated into a final Relocation Plan that will be submitted to the City
of San Jose as part of the building permit process.

We encourage you to participate in the Draft Relocation Plan review. If you would like to
submit comments, please do so by 1/2/2025. Public comments to the Draft Relocation Plan can
be emailed to: SB330Help@sanjoseca.gov. Questions can be routed to the same email.



mailto:SB330Help@sanjoseca.gov
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INTRODUCTION

Bettina Jean, Trustee of the Jean Living Trust (“Owner”) and City Ventures LLC (“Applicant”) filed
an Application for a Replacement Unit Determination (“RUD”) with the City of San Jose (“City”)
Housing Department on May 7, 2024 for 966 Pacific Avenue, 275 Lincoln Avenue, and 1189 W.
San Carlos Street (APNs 261-41-096, 261-41-081,261-41-005) (“Properties”). As part of the
housing development' and to provide the proposed density consisting of seven three-story
townhomes for a total of 33 units (the “Project”), the three existing residential units will need to be
demolished.

The City RUD response letter dated July 19, 2024 (Attachment 1) determined that in order to
comply with the Housing Crisis Act of 2019 enacted by California Senate Bill 330 (2019) as
codified in Government Code Section 66300, as amended (“SB 330”):

e A total of three (3) residential units to be demolished must be replaced by new housing
units in the proposed Project.

¢ Only two (2) residential units are protected affordable units (“Protected Units”) that must
be replaced by units affordable to very low income households in the proposed Project at
an affordable housing cost or sales price consistent with Health and Safety Code Sections
50052.5 and 50053.

e Occupants of Protected Units are entitled to receive relocation benefits and have the right
to remain in their unit until six months before the start of construction activities. They also
have the right of first refusal for comparable units in the proposed Project at a rent or sales
price affordable to the same or lower income category.

Of the two Protected Units, only the unit located at 966 Pacific Avenue is currently occupied
by a household entitled to relocation benefits (the “Relocation Unit”). The other Protected Unit
has been vacant for three years and does not have a household requiring relocation.

The Applicant retained RSG, Inc. (“RSG”), an experienced relocation consulting firm, to prepare
a Relocation Plan (“Plan”) to relocate the household in the Relocation Unit. The purpose of the
Plan is to:

a) Describe the proposed Project, its schedule, and its financing;

b) Identify the proposed Project impact on the Relocation Unit and evaluate affected
household needs;

' The project is defined as a Housing Development Project under Government Code section 65589.5(h)(2)

V.1 1



c) ldentify available replacement housing resources; and

d) Describe the Owner and Applicant’s Relocation Assistance Program to minimize any
hardship caused by displacement.

The Applicant does not have the power of eminent domain and will not utilize the City’s power of
Eminent Domain to acquire the Property. The project is privately funded. There are no public
funds or public/private partnership agreements anticipated for this project.

The Applicant has funded this Draft Relocation Plan under the direction of the City Housing
Department in order to meet Applicant obligations set forth in SB 330.

The City will cause this Draft Relocation Plan to be circulated for public review and comment for
a 30-day period between 12/2/2024 to 1/2/2025. Any comments received during the comment
period will be captured in a Final Relocation Plan that will be filed with the City Department of
Planning, Building, and Code Enforcement. If the Applicant proceeds with the development of this
project, the Owner will implement a Relocation Assistance Program in compliance with obligations
set forth in SB 330, California Relocation Assistance Law (CRAL), and the direction of the City of
San José Housing Department. The Owner bears all obligations to implement a Relocation
Assistance Program as outlined herein.

This Plan is consistent with SB 330, California Relocation Assistance Law, California Government
Code Section 7260 et seq. (“Relocation Law”), the California Relocation Assistance and Real
Property Acquisition Guidelines, Title 25, California Code of Regulations, Chapter 6, Section 6000
et seq. (“Relocation Guidelines”), and all other applicable regulations and requirements.

Table 1
Project Contact Information

Party Contact

o David Lon% C/O Bettina Jean
wner 408-402-2130, davidjoelong@gmail.com

City Ventures, LLC
Applicant Willie Pyle, Development Manager
562-370-8371, wpyle@cityventures.com

City of San Jose Housing Department
City Elisha St. Laurent, Development Officer
408-535-3860, elisha.stlaurent@sanjoseca.gov

RSG, Inc.
Author Suzy Kim, Director
714-316-2116, skim@rsgsolutions.com
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Table 2
Protected Unit Relocation Obligations Under SB 330

e Provide noticing to tenants

¢ Allow households to remain until six months prior to construction start date

e Contract with Relocation consultant to implement a Relocation Assistance Program

e Provide Relocation Assistance to Households

e Prepare, circulate, and adopt a Relocation Plan in accordance with Relocation Law
and Guidelines

e Provide Moving Payments to Households

¢ Provide Replacement Housing Payments to Households

¢ Replace same number of residential units

¢ Replace same number of Protected Units

¢ Notify tenants of right to return to a housing unit affordable at their same or lower
income category

PROJECT SITE AND OVERVIEW

The proposed Project is located at 966 Pacific Avenue, 275 Lincoln Avenue, and 1189 W. San
Carlos Street (APNs 261-41-096, 261-41-081,261-41-005). The Owner and Applicant plan to
demolish all three residential units and construct seven three-story townhome buildings with 33
units (the “Project”). Only one of the units, located at 966 Pacific Avenue, is an occupied Protected
Unit entitled to relocation benefits (the “Relocation Unit”).

The Relocation Unit is located in the West San Carlos neighborhood in the southwest region of
San Jose. Figures 1-3 provide a photo of the Property and illustrate the Relocation Unit’s location.
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Figure 1: Location Map
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Figure 3: Relocation Unit Photos
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RELOCATION OBLIGATIONS

Relocation Planning
SB 330 requires that relocation benefits be provided to Protected Units that are occupied by lower

income households as prescribed by the Relocation Law and Guidelines. “Protected Units” are
residential dwelling units that are:

e Subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable
to persons and families of lower or very low income in any of the previous five years;

e Subject to any form of local rent or price control in any of the previous five years;
e Occupied by a low or very low income household for any of the previous five years; or

e Removed from the market per the Ellis Act (Government Code Section 7060) or City Ellis
Act Ordinance (San Jose Municipal Code or “SMJC” Chapter 17.23, part 11) within the
past ten years.

As noted in the introduction, the City determined the Project has one Protected Unit occupied by
a lower income household that is eligible for relocation benefits.

Attachment 2 provides a relocation planning checklist of items required to meet the Relocation
Law and Guidelines.

Citizen Participation

This Plan will be circulated to the Relocation Unit's current occupants and made available for
public review and comment upon request for a 30-day review period from 12/2/2024 to 1/2/2025.
The Plan will be available at the City Housing Department's website. Visit
https://www.sanjoseca.gov and search  “Housing Relocation Plans” or Vvisit:
https://www.sanjoseca.gov/your-government/departments-offices/housing/developers/housing-
relocation-plans. Comments can be sent via email to sb330help@sanjoseca.gov

Relocation Advisor Availability

The Applicant has contracted with RSG, a qualified relocation consultant, to provide relocation
assistance. Relocation staff can be contacted at (714) 541-4585 between 8:30 am and 5:00 pm
Monday through Friday or via email at info@rsgsolutions.com. Jenny Benitez will be the relocation
coordinator and the household has the relocation coordinator’s direct email and phone number.
RSG will assist tenants with all relocation needs. Due to the limited number of households
requiring relocation, there is no relocation office for this Project.

Temporary Relocation

No household will be required to temporarily relocate. The eligible households will be offered
permanent relocation assistance and the right to return to a housing unit affordable at their same
or lower income category at the proposed Project as required by SB 330.

SB 330 Replacement Unit Obligations
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Except in limited circumstances, any housing development project that will demolish any
Protected Units or are located on a site where Protected Units were demolished in the previous
five years shall, as a condition of approval, replace those units with:

e The same number of bedrooms; and

¢ At an affordable rent or sales price to households of the same or lower income category
as that of the last household in occupancy.

Such rental units shall remain under the affordability restriction for a period of at least 55 years.

The City has determined that the proposed Project must replace three residential units, of which
two Protected Units must be available to very low income households at an affordable housing
cost.

Displaced Occupants Right to Return

Lower income households residing in a Protected Unit proposed to be demolished shall have the
right of first refusal to a comparable unit in the new housing development. Their rent or sales price
shall be affordable to their household income level (or lower), with at least the same number of
bedrooms.

The Owner shall provide notice to the household in the Relocation Unit informing them that they
have a right to return and a right of first refusal that allows them to return to the Project when
complete. The Owner shall provide notice to tenant at least 120 days prior to making a residential
unit in the new development available on the open market. The tenant shall have 30 days to
respond to the notice to indicate if they will move into the new development. This is consistent
with the right of first refusal policy under the City’s Ellis Act Ordinance. If the tenant declines the
right to return or does not respond after the 30-day period, the right to return will be considered
waived and the unit will be made available for purchase to qualifying households.

PROJECTED DATE OF DISPLACEMENT

The Owner intents to require the household to vacate the property by July 31, 2025 and will issue
a notice to vacate at least six months prior in accordance with SB330 requirements.

RELOCATION NEEDS OF DISPLACED HOUSEHOLD

The Project results in one displaced household requiring relocation from an occupied Protected
Unit. The Protected Unit is a two-bedroom, one-bath single-family residence.

RSG conducted a needs assessment to understand the characteristics and relocation needs of
the affected household. RSG interviewed the household in October 2024 to gather information
regarding household size, special accommodations, and other relevant details. These are
summarized in Figure 3 and detailed further below. This data will be updated as necessary before
initiating relocation.
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Table 3
Overview of Applicant Obligations Under SB 330
Household Characteristics
Number of Households Affected by Project 1
Total Occupants 2
Household Income Level Very Low
Primary Language English
Household Members Age 62+ None
Household Members with Disabilities None
Number of School-Aged Children 0
Note: Adult child living with father is 18 and
in college
Comparable Unit Type 2-Bedroom, 1-Bath Single-Family
Residence in San Jose

Household Occupancy
The household is occupied by two adults, a parent and adult child.

Standard housing density allows two persons per bedroom and one person in a common living
area. Based on occupancy standards, the household will require a minimum one-bedroom unit to
avoid overcrowding. The household is entitled to a two-bedroom unit to be considered a
comparable dwelling unit.

Household Income

According to the income standards set forth by the California Department of Housing and
Community Development (‘HCD”) for Santa Clara County (Attachment 3), the household
qualifies as very low income, meaning the total household income is equal to or less than 50% of
the area median income. No residents currently receive any form of housing assistance.

Language
The household’s primary language is English. The household does not require translation of
relocation assistance or documents.

Senior or Disabled Households
The household does not have any seniors (62 and older) or members with a disability requiring
special accommodations.

Other Needs

The household has one adult child who will be transferring from Foothill College to San Jose City
College in the next year. All household members that are currently employed work in San Jose
and prefer to relocate within the City.
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The household currently has access to public bus service. Every effort will be made to provide
replacement housing that accommodates each household’s need for public transit services, if
applicable.

The replacement accommodations will have access to comparable or more amenities than the

Relocation Unit, which include proximity to employment sources, medical and recreational
facilities, parks, community centers, shopping, and transportation.

REPLACEMENT HOUSING RESOURCES

RSG conducted resource survey in October 2024 to identify comparable decent, safe, and
sanitary replacement dwellings available in close proximity to the Property and the City as a whole
based on the household’s relocation preferences. The survey focused on two-bedroom, one-bath
houses.

RSG will provide relocation assistance to ensure that the affected household relocates into a
comparable decent, safe, and sanitary replacement dwelling with the required minimum number
of bedrooms, an area of adequate size for the household, an area comparable with respect to the
number of rooms and habitable living space, amenities comparable to those at or near the
Property, and take into account proximity to work and school.

Attachment 4 provides a list of comparable replacement dwellings, as defined in section 6008 of
the Guidelines, based on the results of the resource survey.

RELOCATION ASSISTANCE PROGRAM

The Owner’s relocation assistance program will comply with Relocation Law, Relocation
Guidelines, and all other applicable regulations and requirements. The relocation assistance
program establishes a uniform policy for the fair and equitable treatment of persons displaced as
required by SB 330.

Relocation Advisory Assistance
The Applicant has contracted with RSG, a qualified relocation consultant, to provide assistance
with the affected household’s move for the following services:

e Distribution of an informational notice and brochure (Attachment 5) and all other
required notices. Attachment 6 provides sample SB 330 notices utilized by the City.

e Timely referrals to at least three comparable replacement dwellings. Referrals will be
provided on a weekly basis.

e Assistance obtaining and becoming established in a comparable replacement dwelling.
e Assistance filing claims for rental and moving assistance payments and benefits.

e Provide any services required to ensure that the relocation process does not result in
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different or separate treatment on account of race, color, religion, national origin, sex,
gender, marital status, familial status, or any basis protected by State or Federal anti-
discrimination laws, or any other arbitrary circumstances.

e Provide other advisory assistance to eligible persons to minimize their hardship.

The household will be provided with at least 120 day notice prior to the start of construction.

PAYMENTS FOR RESIDENTIAL MOVES AND RELATED EXPENSES

Moving Costs

The affected will be eligible to receive a payment for moving expenses. Payments will be made
based upon either a fixed room count schedule or an invoice for actual reasonable moving
expenses from a licensed professional mover. The method of moving expense payments may be
selected by the household.

Fixed Payment - A fixed payment for moving expenses is based on the number of rooms
containing furniture or other personal property to be moved. The fixed moving payment
will be based upon the most recent Federal Highway Administration schedules maintained
by the California Department of Transportation. (Attachment 7)

-OR -

Actual Reasonable Moving Expense Payments - The displaced household may elect to
have a licensed, professional mover perform the move; if so, the Applicant will pay for the
actual cost of the move up to 50 miles and all reasonable charges for packing, unpacking,
insurance, and utility connection charges. The payment will be made directly to the mover
or as reimbursement to the displaced household.

Storage

An eligible displaced person may be reimbursed for certain costs to store personal property in a
professional storage facility for a period not to exceed 12 months. The need for such storage must
be pre-approved by the Applicant and determined to be reasonable and necessary. Only property
that is currently located at the affected site would be eligible for storage cost reimbursement. This
option is available to persons who do not choose to be reimbursed under the Fixed Moving
Payment.

PAYMENTS FOR RESIDENTIAL REPLACEMENT HOUSING

Pursuant to California Government Code Section 7264(b), displaced households may be entitled
to a Replacement Housing Payment in the form of Rental or Down Payment assistance not-to-
exceed $5,250. If the households are eligible for Last Resort Housing benefits (refer to the Last
Resort Housing Section that follows), they may receive additional payments. A household is
eligible for Rental or Down Payment assistance if the household:
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1. Has lawfully occupied the Property as a permanent or customary and usual place of
residence for the eligible period; and

2. Has rented or purchased, and occupied a decent, safe, and sanitary replacement dwelling
within one year after moving from the Property.

Rental or Down Payment assistance payments amounts are equal to 42 times the difference
between the base monthly rent and the lesser of:

1. The monthly rent and estimated average monthly cost of utilities for a comparable
replacement dwelling; or

2. The monthly rent and estimated average monthly cost of utilities for the replacement
dwelling actually occupied by the displaced household.

The base monthly rental for the displaced households is the lesser of:

1. The average monthly cost for rent and utilities at the Property for the three-month period
prior to initiation of negotiations; or

2. Thirty percent (30%) of the displaced household’s average gross annual household
income. If a household refuses to provide appropriate evidence of income or is a
dependent, the base monthly rental shall be determined by the average monthly cost for
rent and utilities at the Property.

Households eligible to receive a rental assistance payment (including Last Resort Housing
benefits) may choose to utilize the payment for a down payment to purchase a replacement
dwelling. If this option is utilized, the entire eligibility amount must be used towards the down
payment and eligible incidental closing costs. The Applicant will arrange for the deposit of the
total rental assistance eligibility amount in an open escrow account conditioned by contractual
provisions that assure funds will be reimbursed in the event escrow is cancelled or not closed
within a reasonable period.

Last Resort Housing

There is an adequate supply of replacement housing resources in San. Jose. However, Last
Resort Housing Assistance will be considered as a supplementary benefit if a household’s rental
housing assistance eligibility exceeds $5,250. Due to the high cost of living in the San Jose rentall
housing market, Last Resort Housing Assistance may be necessary. Recipients of this type of
assistance who intend to purchase a home may request a lump sum payment for all the benefits
in the form of a down payment.

Right to Return

If the displaced household exercises its right to return to the Property before utilizing 42 months
of rental assistance, the Rental and Last Resort Housing assistance amount will be adjusted for
the applicable time period. If the displaced household applied its replacement housing payment
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as down payment assistance, they will not exercise their right to return to the Property pursuant
to SB 330.

PAYMENT OF BENEFITS

All out of pocket expenses are covered under the Owner’s relocation assistance program are
required by Relocation Law and Relocation Guidelines. Claims and supporting documentation for
relocation benefits must be filed with the Owner within 18 months from the date the claimant
moves back to their permanent space in the Park.

The procedure for preparing and filing claims and processing and delivering payments are as
follows:

1. Claimant will provide all necessary documentation to substantiate eligibility of relocation
assistance to the Owner;

2. Benefit amount will be determined in accordance with the relocation California Relocation
Law and Relocation Guidelines;

3. Claim forms will be prepared by the relocation consultant on behalf of the claimant and
reviewed with the claimant. Claims signed by the claimant and supporting documentation
will be submitted by the relocation consultant to the Owner for review;

4. The Owner will approve or request additional information within 10 days. If claim is
approved by the Owner, the Owner will issue a benefit check;

5. Issued benefit checks will be hand delivered to the claimant by the relocation consultant
or park management; and

6. All correspondence, back-up documentation, claims, receipts of payment and notices will
be maintained in the relocation case file.

RELOCATION COST ESTIMATE

The Owner will pay for relocation costs from its Project budget. The following estimates are for
budgeting purposes only. These figures should not be interpreted as firm, "not to exceed", or
actual entitlement costs. These figures are based on the data obtained through occupant
interviews, current project scope, replacement housing survey, and the judgment and experience
of RSG. They do not include the cost of payments to consultants or to contractors. The budget
estimate is presented in Table 4.
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Table 4
Relocation Cost Estimate (42 Months)

Low High
$85,000 $121,000

The relocation cost estimates are based on a 42-month timeframe. The low estimate assumes
the displaced household has an annual income of $54,000 and comparable replacement dwelling
costs $3,100 per month. The high estimate assumes the displaced household has an annual
income of $44,000 and comparable replacement dwelling costs $3,700 per month. Both estimates
include a fixed moving cost of $1,475 for four rooms (two bedrooms plus living room and kitchen;
excludes bathrooms and hallways) and a utility allowance of $254 for a two-bedroom home based
on the Santa Clara County 2024 Utility Allowance Schedule (all electric). These are approximate
figures and assumptions that are subject to change. The estimated budget does not include the
cost to carry out the Plan.

There are adequate funds to relocate the affected households, and all required financial

assistance will be provided. If circumstances change once the Project is implemented, the
Applicant will appropriate additional funds for relocation.

ASSURANCES

If the Applicant proceeds with the proposed Project, the Owner will cause the relocation consultant
RSG work with the affected occupants to help them understand the relocation assistance
program, relocation assistance payment, and moving payment. RSG will help the occupants file
claims for monetary assistance to aid with the costs related to the relocation.

The Owner assures that:

e Adequate funds are available to relocate the affected households.

e Services will be provided to ensure that displacement does not result in different or
separate treatment of households based on race, nationality, color, religion, national
origin, sex, marital status, familial status, disability or any other basis protected by the
federal Fair Housing Amendments Act, the Americans with Disabilities Act, Title VI of the
Civil Rights Act of 1964, Title VIII of the Civil Rights Act of 1968, the California Fair
Employment & Housing Act, and the Unruh Act, as well as any other arbitrary or unlawful
discrimination.

o No one will be displaced without a 90 day notice and unless “comparable" replacement
housing can be located and is available. “Comparable" housing includes standards such
as: decent, safe, and sanitary (as defined in § 6008(d) of the Guidelines); comparable as
to the number of bedrooms, living space, and type and quality of construction of the
acquired unit but not lesser in rooms or living space than necessary to accommodate the
displaced household; in an area that does not have unreasonable environmental
conditions: not generally less desirable than the acquired unit with respect to location to
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schools, employment, health and medical facilities, and other public and commercial
facilities and services; and within the financial means of the displaced household as
defined in section 6008, subdivision (c)(5) of the Guidelines.

e The relocation program to be implemented by the displacing entity conforms with the
standards and provisions set forth in SB 330, California Relocation Law and Guidelines,
California Health and Safety Code section 33410 et seq., if applicable, and all other
applicable regulations and requirements.

APPEALS AND GRIEVANCE PROCEDURES

The relocation appeals policy will follow the standards described in Article 5, section 6150-6176
et seq. of the Relocation Guidelines. Any residents who are displaced will be notified of the right
to appeal through relocation explanatory material. Briefly stated, the displaced household will
have the right to ask for a review when there is a complaint regarding any of its rights to relocation
and relocation assistance, such as a determination as to eligibility, the amount of payment, or the
failure to provide a comparable replacement housing referral. The request for review must be
made within 18 months from the date the claimant moves from the Property.

Failure to make a timely request for review may result in a request being denied.

Attachments

Attachment 1 — Project RUD Determination Letter

Attachment 2 — Relocation Planning Checklist

Attachment 3 — California Department of Housing and Community Development Income Limits
for Santa Clara

Attachment 4 — Housing Resource Survey

Attachment 5 — Sample General Information Notice

Attachment 6 — Sample City SB 330 Notices

Attachment 7 — Fixed Moving Payment Schedule
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V.1

ATTACHMENT 1 — PROJECT RUD DETERMINATION LETTER

L0, CITY OF SAN JOSE HOUSING
crrvor B ! 200 E. Santa Clara Street, Tower, 12th Floor | San Jose, CA 95113
SAN _]OCSE www.shousing org (408) 535-3500
CAPITAL OF SILICON VALLEY
1972024

Bettina Jean, Trustee of the Jean Living Trust
Attn Willie Pyle, City Ventures LLC

444 Spear St. Suite 200

San Francisco, CA 94105

Re: RUD Application for: (966 Pacific Ave., 275 Lincoln Ave., 1189 W. San Carlas St,)
SH24-010

Willie:

Based on the Application for a Replacement Unit Determination (RUD) submitted by vou
(Applicant) on behalf of Bettina Jean (Owner), an owner for the above referenced properties
located at 966 Pacific Ave., 275 Lincoln Ave., 1189 W. San Carlos St. (261-41-096, 261-41-081,
261-41-005) (Property), the City of San José Housing Department (C5J) — Ordinance & Fees has
determined that the fhree (3) residential units to be demolished must be replaced by the new
housing development project, and fwe (2) units are protected affordable units that must be replaced
by units affordable to very low income households pursuant to the requirements of the Housing
Crisis Act of 2019 (California Senate Bill 330(2019)(“SB3307), Government Code Section 66300,
as amended (“Govt. Code 66300)). The protected units must be available to very low-income
households at affordable housing cost or affordable sales price consistent with Health and Safety
code Section 50052.5. and 50053.

A, 5b 330 Requirements Generallv:

The Housing Crisis Act of 2019, also known as 5B 330 — and codified under Govt. Code 66300,
as amended, prohibits the approval of any proposed housing development project on a site that
will require the demolition of existing residential dwelling units either occupied or vacant that
are “Protected Units,” unless the proposed housing development project replaces those units as
specified below. The replacement requirements below are applicable only to those proposed
housing development projects that submit a complete application pursuant to California
Government Code Section 65943 to the Department of City Planning on or after January 1, 2020.

Replacement of Existing Residential Dwelling Units

The proposed housing development project shall provide at least as many residential dwelling
units as the greatest number of residential dwelling units that existed on the project site within
the past 5 years.

Replacement of Fxisting or Demolished Protected Units
The proposed housing development project must replace all existing or demolished “Protected
Units.” Protected Units are those residential dwelling units that are or were within the 5 years
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AP CITY OF SAN JOSE HOUSING

crrvor 1 200 E. Santa Clara Street, Tower, 12th Floor | San Jose, CA 95113
S _PSN JOS www.sjhousing org (408) 535-3300

CAPTTAL OF SILEOOM VALLEY

prior to the owner’s application for a Replacement Unit Determination: (1) subject to a recorded
covenant, ordinance, or law that restricts rents to levels affordable to persons and families of
lower or very low income, (2) subject to any form of rent or price control through a public
entity’s valid exercise of its police power within the 5 past years, (3) occupied by lower or very
low income households (an affordable Protected Unit), or (4) that were withdrawn from rent or
lease per the Ellis Act, within the past 10 years.

In certain case, whether a unit qualifies as a Protected Unit, is primarily determined by the
income level of the occupants. However, in the absence of sufficient last occupant income
documentation, the affordability of the units will be based on the percentage of extremely low,
very low, and low-income renters in the junisdiction as shown in the latest HUD Comprehensive
Housing Affordability Strategy (CHAS) database. As of September 2023, CHAS provides that
renter households in the City of San Jose have the following household income levels: 42% very
low and 16% low income. The remaining 42% of the existing units are presumed above low-
income. Pursuant to the Housing Crisis Act, all replacement calculations resulting in fractional
units shall be rounded up to the next whole number.

If the units are subject to the Rent Stabilization Ordinance, San José Municipal Code
Chapter 17.23 ("RS07), during the five-year preceding the determination application any above-
low-income units must be replaced in accordance with either: at the City option (a) Part 11 with
the RSO, the City’'s Ellis Act Ordinance, or (b) by units restricted as Low-Income.

Relocation, Right of Return, Right to Remain for Occupants of Protected Units.

SB 330 also provides occupants with the right of first refusal for comparable vnits (i.e. same
number of bedrooms) in the owner s proposed new housing development to occupants of Protected
Units. Therefore, for occupied units, the replacement units must be of the same number of
bedrooms of the units demolished. The comparable replacement units must be provided at a rent
or sales price affordable to the same or lower income category. Occupants of Protected Units also
are entitled to receive relocation benefits under state or local law, whichever provides greater
assistance and the right to remain in their unit until 6 months before the start of construction
activities.

B. Summary of Proposed Housing Developmenit:

Based on the RUD form received by the Housing Department on 5/7/2024, the Owner intends to
demolish all existing buildings on site and construct seven 3-story townhome buildings consisting
of 33 units.

As detailed in the RUD Report the City has determined that the proposed project must replace
three (3) units and have fwe (2) units be available to very low-income households at affordable
housing cost or affordable sales price. No income documents were provided from 2 of the 3
residential units. Therefore, Pursuant to SB 330, where incomes of existing or former tenants are
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CITY OF

SAN JOSE

CAPTTAL OF SILEOCH WVALLEY

unknown, the required percentage of affordability is determined by the percentage of extremely
low, very low, and low-income rents in the jurisdiction as shown in the HUD Comprehensive
Housing Affordability Strategy (CHAS) database. As of September 2023, the income distribution
for renter households for San Jose CA, per the latest CHAS- (CHAS 2016-2020) shows 58% of
renters are lower income renters. Very low-income renters (including extremely low-income
renters) are 42% and 16% are low income. The balance of these unit(s) (i.e. 42%) are presumed
to have been occupied by persons and families above-lower income. As result, the following Units

have been determined as Protected Umnits:

CITY OF SAN JOSE HOUSING
200 E. Santa Clara Street, Tower, 12th Floor | San Jose, CA 95113
www sjhousing org (408) 533-3500

Eeplacement of Existing or Demolished Protected Units

Tenant Information Statements:

Very Low- Low- Above Low- Unknown
Income Income Income Income
Occupied 1 0 0 1 2
Unoccupied 0 0 0 1 1
pta 1 ] 0 2

CHAS Results:
CHAS [Comprehensive Housing Affordability Strategy) for 2 Unknown Income Categories
Very Low-Income 42% 1
Low-Income 16% 0
Above Low-Income A42% 1
pta 100% 2
Final RUD Results:
Very Low-Income | Low-Income | Above Low-Income | Total
Studio 0 0 0 0
1-Badroom 0 0 0 0
2-Badroom 2 0 0 2
3-Bedroom 0 0 1 1
Total 2 0 1 3
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A CITY OF SAN JOSE HOUSING
I 200 E. Santa Clara Street, Tower, 12th Floor | San Jose, CA 95113
S AN JOS www.sjhousing org (408) 535-3500

CAPITAL OF SILECCH VALLEY

Next Steps:

Your conditions of approval will reflect the requirements of SB 330, including the requirement to
record a regulatory agreement against the Project ensuring the affordability of the Protected Units.
We anticipate that if there are tenants in your building, vou will be working with a qualified
relocation consultant to ensure that the tenants are given proper notice, paid proper relocation
benefits and a relocation plan is submutted to the City and approved by the Local Governing Body
at the time of first entitlement. Prior to the issuance of building permit evidence of the required
noticing and the payment of benefits will be required.

If yvou have any questions about this Replacement Unit Determination, please contact Pedro Leal,
City of San José Housing Department, pedro.leal@sanjoseca. gov

cc: Darius Brown, Senior Development Officer, darius brown@sanjoseca gov
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ATTACHMENT 2 — RELOCATION PLANNING CHECKLIST

O A diagrammatic sketch of the project area.

. O Projected dates of displacement.

O A written analysis of the aggregate relocation needs of all persons to be
displaced (as required by section 6048) and a detailed explanation as to how
these needs are to be met.

O A written analysis of relocation housing resources (as required by section
6052).

O A detailed description of the relocation advisory services program, including
specific procedures for locating and referring eligible persons to comparable
replacement housing.

OO0 A description of the relocation payments to be made (pursuant to Article 3)
and a plan for disbursement.

O A cost estimate for carrying out the plan and identification of the source of the
necessary funds.

OO0 A detailed plan by which any last resort housing (as described in section 6054
and Article 4) is to be built and financed.

O A standard information statement to be sent to all renters who will be
permanently displaced (as required by section 6046).

O Temporary relocation plans, if any.
[0 A description of relocation office operation procedures.

O Plans for citizen participation.

.O An enumeration of the coordination activities undertaken (pursuant to section

6052).
O The comments of the relocation committee, if any (pursuant to section 6012).

O A written determination by the public entity that the necessary resources will
be available as required.

O Consistent with local housing element, if prepared by a local public entity.
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ATTACHMENT 3 — HCD 2024 INCOME LIMITS SANTA CLARA COUNTY
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ATTACHMENT 4 — HOUSING RESOURCE SURVEY (UPDATED OCTOBER 2024)
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ATTACHMENT 5 — SAMPLE GENERAL INFORMATION NOTICE

[Date] Via Certified Mail,
Return Receipt Requested

NAME
966 Pacific Avenue
San Jose, CA 95126

GENERAL INFORMATIONAL NOTICE AND NOTICE OF INTENT TO RELOCATE
966 PACIFIC AVENUE, SAN JOSE, CALIFORNIA 95126

Dear Name:

This general notice is to inform you that Bettina Jean, Trustee of the Jean Living Trust
(“Owner”), the owner of your property at 966 Pacific Avenue, San Jose, CA (“Property”)
has filed an application with the City of San Jose (“City”) for construction on your property
that will result in your unit being demolished. The Housing Crisis Act of 2019 (Government
Code Section 66300) requires the Owner to provide certain rights and benefits to lower
income tenants at the Property.

You do not need to move right away. You will be given formal notice at least six months
prior to a move-out date when determined.

Relocation assistance may be offered if you meet the criteria under the California Housing
Crisis Act of 2019 and other applicable laws. If you are eligible for relocation, you will be
given the following:

1. Advisory services, including referrals for replacement housing;

2. At least six-month advance written notice of the date you will be required to move
or relocate; and

3. Payment for moving expenses and possible financial assistance to help you rent
replacement housing.

A Relocation Coordinator from RSG, Inc., the Owner and City’s relocation consultant, will
contact you to complete a Tenant Information Statement and collect other information
required for the relocation process. After your household income and other information is
verified, the Owner will send you a letter detailing your eligibility for relocation benefits
and assistance.

V.1 22



Further information about relocation benefits or requirements for eligible household
members may be found in Attachment 1. If you are planning to move or sign any
agreement to purchase or lease a new unit before receiving formal notice of your eligibility
for relocation assistance, please contact your Relocation Coordinator, Jenny Benitez, as
soon as possible.

Your Relocation Coordinator is available to discuss the relocation process, potential
relocation benefits available to you, and your relocation needs. If you have any questions,

please contact Jenny Benitez at (949) 316-3746 or jbenitez@rsgsolutions.com.

Sincerely,

Bettina Jean, Trustee of the Jean Living Trust
Owner

PLEASE KEEP THIS LETTER AND ATTACHMENT FOR FUTURE REFERENCE
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Attachment 1
INFORMATIONAL NOTICE AND NOTICE OF INTENT TO RELOCATE

Do | Need to Move?

All tenants have a right to stay in your unit until six months prior to construction, with
proper notice. The law requires that you are given at least six months written notice before
you have to move. You will be provided with at least six months written notice to
vacate. To make the most of the support that is offered to you, it is important that you
refrain from moving until you fully understand the necessary steps to qualify for relocation
payments and assistance. By gathering this important information, you can confirm if you
meet all the required criteria and obtain the financial and practical support that may be
accessible to you. You will not receive relocation benefits if you are evicted from the
property for nonpayment of rent, in serious violation of a rental agreement, engaged in
dangerous or illegal acts in the rental unit, or if you refuse to accept reasonable offers to
relocate to a new residence.

Will | Get Help to Move?

The law requires many different types of assistance. Some of the assistance depends
upon when you moved into your residence and includes:

1. Assistance with moving expenses; and

2. Help locating “comparable replacement” housing. Your Relocation Coordinator will
assist you in locating “comparable replacement” housing and be available to
answer any questions. You will be given at least three referrals to other
‘comparable replacement” residences before moving. You can also look for your
own replacement housing. “Comparable replacement” housing means housing
that is:

A. Decent, safe, and sanitary;

B. Not generally less desirable than your current residence in location to your
employment, schools and other services;

C. Has disabled access if you are a disabled person;

D. Does not discriminate against you based on your race, nationality, religion,
sex, age, disability, children, or whether or not you are married;
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E. At least the same number of bedrooms and living area as your current
residence; and

F. Affordable. “Affordable” means that rental costs (including utilities) are not
more than 30% of your average monthly income.

By law, you are not obligated to move until you are provided referrals to and can locate
‘comparable replacement” housing and are offered relocation assistance.

What Will Happen if | Move Now?

If you move before you are required to, you may jeopardize your relocation benefits.
Before making any moves, it is important that you contact the Relocation Coordinator and
find out all the information about your rights to assistance.

What Happens if a Project Does Not Move Forward?

If a tenant is required to leave, but the proposed development project does not move
forward and the old units are rented out again, the tenants who were asked to leave are
required to be offered a chance to return and to be allowed to resume paying rent at their
previous rent level.

Can | Move Back Into the Property When Construction is Complete?

If an existing tenant is low income prior to the City’s approval of the proposed
development project, the developer is required to offer the tenant BOTH relocation
assistance as well as a right of first refusal to move back into a new unit of “equivalent
size”. If a new unit of equivalent size is not constructed at the same property as part of
the proposed development project, it may be provided off-site.

Will Someone Contact Me About My Relocation Assistance?

Yes. The Relocation Coordinator will be contacting you to speak to you about your
eligibility for relocation assistance. The Relocation Coordinator will need some personal
information from you, including your income and household size. This information is to
determine your needs and your eligibility for assistance.

What If | Disagree with The Type Of Assistance Given To Me?

If you disagree with the type of assistance you receive from the Owner, the law gives you
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the right to ask for a review of your claim. This is called a “grievance.” For example, you
may ask for a review of your claim if you disagree with the amount of your relocation
assistance, our failure to provide you with “comparable replacement” housing, or any
other disagreement you may have with the services offered to you. If you want to file a
“grievance,” you must file it within 18 months of the date you move or the date you receive
a final relocation payment, whichever is later. You may file a “grievance” and obtain a
copy of the “Grievance Procedures” by contacting the Relocation Coordinator.

Please contact the Relocation Coordinator below if you have any concerns, problems, or
questions. They are here to assist you with the relocation process.

Jenny Benitez at (949) 316-3746 or jbenitez@rsgsolutions.com
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ATTACHMENT 6 — SAMPLE CITY SB 330 NOTICES

: - A
SAN JOSE

Date
Current Fesident

EE: Request for Information for Replacement Unit Dietermination

YOUE RESPONSE TO THIS LETTER MAY AFFECT YOUR HOUSING EENEFITS THIS
IS NOT AN EVICTION NOTICE OR. TERMINATION OF TENANCY

Dear Current Fesident:

The owner of the property has filed an application with the City of San José to construct a new
rezidential houszing development on the Property. The Housing Crisis Act of 2019, 3B 330
{Government Code §66300) requires the owner to replace any units that are or recently were occupied
by Lower Income tenants with restricted affordable units in their new building. The law also requires
owners to provide certain rights and benefits to existing Lower Income tenants.

must have accurate information about the units and tenant households at the Property. The City 15
asking each of the tenants of the Property to complete and return the attached form.

YOUMAY HAVE A RIGHT TO BENEFITS
Crualified Lower Income tenants currently living in the building may have the following rights:

1. A night of first refusal for a comparable unit (at the same rent and with the same bedroom
type) in the new building once it iz completed.

The right to remain in your unit uatil vp to six (8) months before the start of constroction.

Wi b

Financial assiztance with relocation costs in accordance with state or local law (whichever iz
greater).

YOUR EESPONSE WILL HELP FPRESERVE AFFORDABLE HOUSING
Cooperating with this request iz voluatary, but your participation will assist the Cify in preserving
affordable housing for future generations. Even if you are not eligible for benefits or choose not to
occupy a unit in the new property, the number of units created in the new building with long-term
affordability requirements may depend on your response.

WHAT YOU SHOULD DO
Pleaze complete and return the attached documents, zigned and dated, to the address listed

on the form within two (2) weeks of the date of this letter. If you need azzistance with this form,
pleaze comtact Ordinance and Fees at SB330Help@sanjoseca sov

After the City completes the Beplacement Unit Determination and issues a permit for construction of
the new building, vou will receive notice of the owner/landlord’s intent to demolish vour unit, along
with additional information about yvour rightz and benefits, if applicable.

Sincerely,

Houzing Department

200 East Santa Clara Streat, San Jose, CA 95113 Tel: (408) 535-3B60 www. sthousing orz
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TENANT INFORMATION STATEMENT
Govermment Code §66300(d)
(To Be Completed by Tenant)
Date:

[UNIT INFORMATION:

Property Address:

(Uit Number: INumber of Bedrooms:

MNumber of people in
[Heouzehold:

MName(z) of all person(s)
lon Leaze Agresment:

Pleaze review the followng mcome table, bazed on the pumber of people in vour housshold, ndicate by
checking the appropnate box below whether vou believe yvour household qualifies as low- or very low-

mcome, above low-mcome, or unkmown:

Income Limit

Number of 1 2 3 4 5 6 7 3
Feople in
Houzehold

Santa Clara County (5/9/24)
LowIncome | §102.300 | $116,900 | $131.500 | $146,100 | $157.800 | $169,500 | $181.200 | $192,900
VervLow- | gg4 550 | §73,750 | $82,950 | $92,150 | $99,550 | $106,900 | $114.300 | $121,650

https:iwww hed ca gov/sites/defanlt'files/docs/srants-and-fimding meome-limits- 2024
] My anmual honsehold income 1z at or below the low-income limit m the table ahove. I imderstand

that I will need to provide addifional documentation to access relocation benefits.

[ My annual household income 1= at or below the very low-income limit mn the table above.

[ understand that [ will nesd to provide additional documentation to access relocation benefits.

] My annual household income is above the low-income limit in the table above.
[ understand that [ am not entitled to relocation benefits.

[1 I do not kmow whether my annual household income is low- or very low-income.

Tenant Signature: Date:

Print MName: Telephone #:

Pleaze Fetum thas form to:
Ordinance and Fees
City of San Jozé, Housing Department
200 E. Santa Clara 5t, 3an Joze, CA 05113
SB330Help @ zanjozeca sov

- = B0 e sthosim

200 East Santa Clara Strest, San Jose, CA 95113 Tel: (408) 535-3860

V.1
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ATTACHMENT 7 — FIXED MOVING PAYMENT SCHDULE

Current as of November 1, 2024
Obtained from
https://www.fhwa.dot.gov/real_estate/uniform_act/relocation/moving_cost_schedule.cfm
#:~:text=2021%20Fixed%20Residential%20Moving%20Cost

2021 Fixed Residential Moving Cost Schedule

The Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended, Fixed Residential Moving Cost
Schedule 2021 was published in the Federal Register/Notices on Tuesday, July 27, 2021. The provisions of the notice are effective
August 26, 2021 or on such earlier date as an agency elects to begin operating under this schedule.

The payments listed in the table below apply on a state-by state basis. Two exceptions and limitations apply to all States and Territories.
Payment is limited to $100.00 if either of the following conditions apply:

(a) A person has minimal possessions and occupies a dormitory style room, or
(b) A person's residential move is performed by an agency at no cost to the person.
Effective August 26, 2021

Uniform Relocation Assistance and Real Property Acquisition Policies ActResidential Moving Expense and Dislocation
Allowance 2021 Payment Schedule

State 1 2 3 4 5 6 7 8 addt’'l 1 room/no addt'l room
room | rooms | rooms | rooms | rooms | rooms | rooms | rooms | room furn. no furn.
6. California 780 1000 1250 1475 1790 2065 2380 2690 285 510 100
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