
Housing and Human Services 

Commission

City of Sunnyvale

Notice and Agenda

Council Chambers, City Hall, 456 W. Olive 

Ave., Sunnyvale, CA 94086

7:00 PMWednesday, November 1, 2017

Special Meeting

CALL TO ORDER

SALUTE TO THE FLAG

ROLL CALL

ORAL COMMUNICATIONS

This category provides an opportunity for members of the public to address the 

commission on items not listed on the agenda and is limited to 15 minutes (may 

be extended or continued after the public hearings/general business section of the 

agenda at the discretion of the Chair) with a maximum of up to three minutes per 

speaker. Please note the Brown Act (Open Meeting Law) does not allow 

commissioners to take action on an item not listed on the agenda. If you wish to 

address the commission, please complete a speaker card and give it to the 

Recording Secretary. Individuals are limited to one appearance during this 

section.

CONSENT CALENDAR

Approve the Housing and Human Services Commission 

Special Meeting Minutes of September 20, 2017

17-09701.A

Recommendation: Approve the Housing and Human Services Commission 

Minutes of September 20, 2017 as submitted.

PUBLIC HEARINGS/GENERAL BUSINESS
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November 1, 2017Housing and Human Services 

Commission

Notice and Agenda

Consider New First Mortgage Refinance Loan of $3.3 Million 

in Housing Funds to MidPen Housing Corp. and Modification 

of Outstanding Loans to Finance Phase Two of Eight Trees 

Apartments Rehabilitation at 183 Acalanes Drive, Sunnyvale

17-08062

Recommendation: Recommend to Council Alternative 1: Approve a new first 

mortgage refinance loan of $3.3 million in Housing Mitigation 

Funds for the Eight Trees Phase Two Project and authorize 

the City Manager to execute the new first mortgage refinance 

loan and amendments to the existing City loans to forgive 

accrued interest and adjust interest rates to 0%, as further 

described in Attachments 2 and 5 of the report.

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

NON-AGENDA ITEMS & COMMENTS

-Commissioner Comments

-Staff Comments

INFORMATION ONLY REPORTS/ITEMS

Multi-family Residential Transportation Demand Management 

Program

17-09863
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November 1, 2017Housing and Human Services 

Commission

Notice and Agenda

ADJOURNMENT

Notice to the Public:

Any agenda related writings or documents distributed to members of this meeting 

body regarding any item on this agenda will be made available for public 

inspection in the originating department or can be accessed through the Office of 

the City Clerk located at 603 All America Way, Sunnyvale, CA. during normal 

business hours and at the meeting location on the evening of the board or 

commission meeting, pursuant to Government Code §54957.5.

Agenda information is available by contacting Edith Alanis at (408) 730-7254. 

Agendas and associated reports are also available on the City’s website at 

sunnyvale.ca.gov or at the Sunnyvale Public Library, 665 W. Olive Ave., 

Sunnyvale, 72 hours before the meeting. 

Pursuant to the Americans with Disabilities Act, if you need special assistance in 

this meeting, please contact Edith Alanis at (408) 730-7254. Notification of 48 

hours prior to the meeting will enable the City to make reasonable arrangements 

to ensure accessibility to this meeting. (28 CFR 35.160 (b) (1))
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City of Sunnyvale

Agenda Item

17-0970 Agenda Date: 11/1/2017

SUBJECT
Approve the Housing and Human Services Commission Special Meeting Minutes of September 20,
2017

RECOMMENDATION
Approve the Housing and Human Services Commission Minutes of September 20, 2017 as
submitted.
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City of Sunnyvale

Meeting Minutes - Draft

Housing and Human Services 

Commission

7:00 PM West Conference Room, City Hall, 456 W. 

Olive Ave., Sunnyvale, CA 94086

Wednesday, September 20, 2017

CALL TO ORDER

Chair Grossman called the meeting to order at 7 p.m.

SALUTE TO THE FLAG

Chair Grossman led the salute to the flag.

ROLL CALL

Commissioner Patti Evans

Commissioner Minjung Kwok

Commissioner Diana Gilbert

Chair Joshua Grossman

Commissioner Ken Hiremath

Vice Chair Avaninder Singh

Present: 6 - 

Commissioner Elinor StetsonAbsent: 1 - 

                        Commissioner Elinor Stetson (excused)

                        Council Liaison Gustav Larsson (absent)

ORAL COMMUNICATIONS

None.

CONSENT CALENDAR

1.A 17-0636 Approve the Housing and Human Services Commission 

Meeting Minutes of July 26, 2017

Chair Grossman asked for a motion on the consent calendar if there were no 

questions or comments.

MOTION: Commissioner Evans moved and Commissioner Kwok seconded the 

motion to Approve the Housing and Human Services Commission Minutes of July 

26, 2017 as submitted. 
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September 20, 2017Housing and Human Services 

Commission

Meeting Minutes - Draft

The motion carried by the following vote:

Yes: Commissioner Evans

Commissioner Kwok

Chair Grossman

Vice Chair Singh

4 - 

No: 0   

Absent: Commissioner Stetson1 - 

Abstain: Commissioner Gilbert

Commissioner Hiremath

2 - 

Commissioners Gilbert and Hiremath abstained because they were not present at the 

July 26, 2017 meeting.

PUBLIC HEARINGS/GENERAL BUSINESS

2 17-0888 Study of Accessory Dwelling Unit Development Standards: 

Forward a Recommendation to the City Council to Adopt an 

Ordinance Amending Sunnyvale Municipal Code Section 

19.68.040 (Accessory Dwelling Units), Adopt a Resolution 

Amending the Master Fee Schedule to Impose Transportation 

Impact Fees for Accessory Dwelling Units, and Find that these 

Actions are Exempt from CEQA. 

Project Planner: Shila Behzadiaria, (408) 730-7456, 

sbehzadiaria@sunnyvale.ca.gov

Assistant Planner Shila Behzadiaria presented this item and answered 

comissioner's questions.

Chair Grossman opened the public hearing at 8:07 p.m.

Greg Popovich, owner of Goldbar Builders, located in Sonora, spoke in favor of 

providing opportunities that will encourage home owners to build ADUs which can 

provide additional income for owners, and affordable housing for local workers. He 

feels that Sunnyvale’s ADU Development standards are confusing and too 

complicated. He noted that Cupertino and Milpitas use simpler formulas to regulate 

the size of ADUs, such as 10% of lot area. He also estimated that only around 10% 

of property owners who could potentially build an ADU will consider building one. 
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September 20, 2017Housing and Human Services 

Commission

Meeting Minutes - Draft

Serge L. Rudaz, Sunnyvale resident, stated that as the main goal of ADUs is to 

provide affordable housing, he is in favor of making the deed restriction permanent, 

to prevent aggressive speculation investment companies in single-family properties 

with ADUs.

Chair Grossman closed the public hearing at 8:15 p.m.

After some discussion by the commissioners, Chair Grossman asked for a motion.

MOTION: Commissioner Hiremath moved and Commissioner Evans seconded the 

motion to recommend to Council Alternatives 3, 6, 8, 11, 13 and 14 as follows: 3. 

Introduce an ordinance to reduce the minimum lot size for ADUs to 8,000 square 

feet in the R-1 zone and to 6,500 square feet in the R-0 zone; 6:  Make the 

owner-occupancy requirement and deed restriction permanent; 8.  Adopt a 

Resolution amending the Master Fee Schedule to establish the TIF fee for ADUs at 

the same rate as the multi-family rate (Attachment 7 to this report); 11. Modify the 

requirement that the entry door of ADU not face the public street (included in 

proposed ordinance, Attachment 7 of this report); 13. Find that the amendments to 

Sunnyvale Municipal Code Section 19.68.040 are exempt from the California 

Environmental Quality Act (CEQA) pursuant to Public Resources Code Section 

21080.17 and CEQA Guidelines Section 15378(b)(4); and 14. Find that the 

amendments to the Master Fee Schedule are exempt from CEQA. 

The motion carried by the following vote:

Yes: Commissioner Evans

Commissioner Kwok

Commissioner Gilbert

Chair Grossman

Commissioner Hiremath

Vice Chair Singh

6 - 

No: 0   

Absent: Commissioner Stetson1 - 

3 17-0799 Review of 2016-17 Consolidated Annual Performance 

Evaluation Report (CAPER)

Housing Officer Suzanne Isé gave a short overview of the CAPER and answered 

questions.
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September 20, 2017Housing and Human Services 

Commission

Meeting Minutes - Draft

After some brief discussion and noting that there were no members of the public 

present, Chair Grossman asked for a motion.

MOTION: Commissioner Gilbert moved and Commissioner Hiremath seconded the 

motion to Approve the draft CAPER as presented in Attachment 1 of the staff report. 

The motion carried by the following vote:

Yes: Commissioner Kwok

Commissioner Gilbert

Chair Grossman

Commissioner Hiremath

Vice Chair Singh

5 - 

No: 0   

Absent: Commissioner Evans

Commissioner Stetson

2 - 

Commissioner Evans left the meeting at 8:45 p.m.

4 17-0898 Annual Review of the City Code of Ethics and Conduct

Chair Grossman mentioned that having just attended his Chair orientation he had a 

much better understanding of the importance of following the guidelines in the Code 

of Ethics and Conduct and encouraged everyone to review it thoroughly.

No action was taken, or required, on this item.

STANDING ITEM: CONSIDERATION OF POTENTIAL STUDY ISSUES

17-0899 Propose and/or review new Study Issues and Budget Issues

Chair Grossman asked if anyone had any study issues to propose. 

After a short brainstorming session, Commissioners inquired about a possible study 

issue on Transportation Demand Management programs for multi-family 

developments.

Staff noted that a study issue on this topic had been established several years ago 

(CDD-15-02C), and agreed to provide information about it in the next meeting 

packet. 
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September 20, 2017Housing and Human Services 

Commission

Meeting Minutes - Draft

Commissioners then proposed a study issue related to the new legislation on 

housing about to be approved by the Governor. 

MOTION: Vice Chair Singh moved and Commissioner Gilbert seconded the motion 

to propose a new study issue to determine what the City could do to optimize 

housing opportunities in Sunnyvale given new State legislation and funding 

measures enacted in 2017.

Yes: Commissioner Kwok

Commissioner Gilbert

Chair Grossman

Commissioner Hiremath

Vice Chair Singh

5 - 

No: 0   

Absent: Commissioner Evans

Commissioner Stetson

2 - 

NON-AGENDA ITEMS & COMMENTS

-Commissioner Comments

None.

-Staff Comments

Staff reminded the commissioners of the upcoming special meeting on October 18, 

2017.

Staff announced that the waitlist list for Aster Park Apartments, an affordable rental 

property, would be open from September 18 through September 29, and aked the 

commissioners to please pass this information along to anyone they know who is 

looking for affordable housing.

ADJOURNMENT

Chair Grossman adjourned the meeting at 9:27 p.m.
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City of Sunnyvale

Agenda Item

17-0806 Agenda Date: 11/1/2017

REPORT TO HOUSING AND HUMAN SERVICES COMMISSION

SUBJECT
Consider New First Mortgage Refinance Loan of $3.3 Million in Housing Funds to MidPen Housing
Corp. and Modification of Outstanding Loans to Finance Phase Two of Eight Trees Apartments
Rehabilitation at 183 Acalanes Drive, Sunnyvale

BACKGROUND
Eight Trees Apartments (Eight Trees) was acquired in 2002 by a non-profit homeless shelter operator
now known as HomeFirst SCC (HomeFirst) with City assistance in the form of several Housing loans
and a private first mortgage (the “Combs loan”). The outstanding loan amounts and related details
are provided in Attachment 5. Eight Trees was built in the early 1960’s as a two-story market-rate
apartment building with 24 modest units, surface and carport parking, limited perimeter landscaping
and a small pool in a central courtyard.

HomeFirst was not able to obtain the project-based vouchers it had hoped to obtain to support its
vision for the property to provide affordable housing to: clients transitioning out of homelessness, and
other very low income households. After struggling to maintain and manage the property and make
the required loan payments for the first 10-12 years, HomeFirst staff approached City of Sunnyvale
Housing staff to discuss options for stabilizing Eight Trees. Ultimately, following some executive staff
turnover at HomeFirst, by 2016 HomeFirst had decided that it wanted to exit the business of rental
housing management and focus on its core mission of operating homeless shelters and providing
services to homeless clients. HomeFirst notified staff that it was seeking a non-profit rental housing
provider to take over the property and the existing debt. Around that time, MidPen Housing Corp.
(MidPen) was looking for sites in Sunnyvale for a new affordable housing project, including possible
acquisition and rehabilitation of existing housing. The high price of market-rate properties of any kind
was making that process very difficult.

Given the circumstances, staff cross-referred these agencies and suggested they consider options
for Eight Trees, although staff also provided HomeFirst with the names of other local housing
providers, to provide a range of options. Eventually both non-profits (MidPen and HomeFirst) reached
agreement on initial terms for the transfer. The two agencies approached staff at the City, County,
and Housing Authority to discuss options for stabilizing this at-risk property. MidPen applied for
project-based vouchers from the Housing Authority, but was denied because the Housing Authority
was only accepting proposals for newly built projects at that time. The County was only interested in
providing funding to convert the property into permanent supportive housing for County clients. That
would have displaced most of the families currently renting there, so that was not considered feasible
or desirable. With no viable funding sources from the County or Housing Authority, the parties
focused on structuring a proposal for City approval, which was required for the transfer due to terms
in the City loan documents. MidPen also began analyzing the potential for an application for tax
credits to refinance the existing debt. The existing debt was at much higher interest rates than are
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17-0806 Agenda Date: 11/1/2017

currently available, and was creating an unsustainable debt burden for the property.

In June 2016 (RTC No. 16-0442), City Council approved the property transfer, and assignment and
assumption of the outstanding City debt, from HomeFirst to MidPen. That report also included a two-
phased plan and term sheet proposed to stabilize the property financially and generate funds for a
substantial rehabilitation project. Phase One consisted of MidPen’s assumption of the property and
its existing debt, and a new City loan of $600,000 to MidPen for urgent repairs and related costs to
stabilize the property for the short term. Phase Two as proposed then (and currently pending)
consisted of refinancing and rehabilitating the property to make it sustainable for the long-term,
including a tax credit syndication. This report provides an update on the progress made to date in
implementing Phase One, and an overview of the updated funding proposal for Phase Two.

In August 2016, the property title transferred from HomeFirst to MidPen, and escrow closed on the
new City loan to MidPen for urgent repairs. The loan funds were made available, on a reimbursement
basis, for urgent repairs, an interim operating reserve, preliminary design work for the Phase Two
rehabilitation, and to pay off the outstanding balance (approximately $100,000) on one of the original
City loans that was due in June 2016. Most of the urgent repairs were completed by the end of 2016,
with a few minor repairs completed more recently. The 2016 assignment and assumption agreement
also included an agreement by the City, as lender, to suspend certain loan payments that were
otherwise due semi-annually under one of the older City loans, until all of the outstanding debt could
be restructured during Phase Two, pending City Council approval of the funding proposal described
below. In June 2016 it was noted in the Report to Council that Phase Two funding was conceptual
and subject to change based on the availability of various funding sources.

The City Council is scheduled to consider this item on November 28, 2017.

EXISTING POLICY
General Plan, Housing Element
Goal A:  Assist in the provision of adequate housing to meet the diverse needs of Sunnyvale’s
households of all income levels.

Goal B:  Maintain and enhance the condition and affordability of existing housing in Sunnyvale.

ENVIRONMENTAL REVIEW
This project is exempt from the requirements of the California Environmental Quality Act (CEQA) as
a Class 1 project involving only rehabilitation of existing structures involving negligible or no
expansion of use beyond that presently existing. (CEQA Guidelines section 15301(d).) No federal
funds will be used for this project, therefore federal environmental review under the National
Environmental Policy Act (NEPA) is not required.

DISCUSSION
MidPen has worked with staff to further refine the scope and design for the substantial rehabilitation
work and the financial restructuring plan, including the federal low-income housing tax credits
(LIHTC) application that, if successful, would generate an estimated private equity investment of
approximately $9.44 million for the project. MidPen has submitted a planning application for the
proposed rehabilitation, and the project will be scheduled for a Zoning Administrator public hearing
for a decision on proposed modifications to the site. In exchange for the proposed new loan and

Page 2 of 6



17-0806 Agenda Date: 11/1/2017

restructure of the outstanding loans, the required term of affordability would be extended for 55 years
from the date of recordation of the new regulatory agreement. The affordability restrictions currently
in effect will expire in 2023 (HOME) and 2046 (CDBG).

Consistent with the two-phased plan attached to the 2016 RTC, MidPen has applied for a new loan
for Phase Two through an open Request for Proposals (RFP) issued by the Housing Division. Since
that time, MidPen has refined the rehabilitation scope of work to meet current Building, Fire, and
Planning requirements as well as address functional needs for the project. Those refinements, as
well as general escalations in construction costs, resulted in slightly higher project cost estimates,
which then impacted the project’s refinancing plan. After analyzing various options for funding Phase
Two, staff and MidPen have concluded that a City loan of approximately $3.3 million, plus an
application for an allocation of LIHTC, is the most feasible option, for the reasons explained below.
The proposal also requests the modification of four outstanding City loans on the property to forgive a
combined total of approximately $670,000 in interest accrued to date, extend the maturity dates to
coincide with that of the new loan, adjust the interest rates to zero, and add residual receipts
payment requirements to all of them, as explained below. A vicinity map of the project site is provided
in Attachment 1. An updated plan and term sheet is provided in Attachment 2. The funding application
is provided in Attachment 3. The rehabilitation scope of work and budget is provided in Attachment 4.
The Proposed Debt Restructure is provided in Attachment 5.

Rehabilitation Scope of Work
The Eight Trees property is dated, as it has not been significantly renovated since it was built more
than fifty years ago. Renovation is needed to extend the useful life of the buildings, improve energy-
and water-efficiency, add common areas for resident services and property management, and
improve safety and comfort within the units and throughout the property. A fire sprinkler system will
be added as well. The proposed renovations will also improve the property’s appearance from the
public street and within the property. To qualify for tax credits, several units need to be reconfigured:
eight 2-bedroom units will be converted into four 1-bedroom units and four 3-bedroom units.
Currently the property includes mostly 2-bedroom units, but more 3-bedroom units are required to
qualify for the tax credits, to accommodate larger households. A small community building will be
added in the courtyard between the two apartment structures, replacing the existing swimming pool
with a community room and leasing office. The new community building will provide space for
resident meetings and services and a property management office. Please see Attachment 4 for the
detailed scope of work and project budget. The applicant has structured the physical rehabilitation
scope, financing plan, and other aspects of the proposed project strategically to maximize the
likelihood of obtaining an LIHTC award during the next application period, and estimates that the
project has a strong chance of success. If the project does not receive the LIHTC allocation during
the first round, the applicant will reapply in the following application period in June 2018.

Refinancing Proposal
There are four outstanding City loans on the property with a combined outstanding principal balance
of $1.75 million, and approximately $670,000 in accrued interest (see Attachment 5 for details). In
addition, the private first mortgage loan has a projected pay-off amount of about $2.35 million by
January 2018. The interest rate on the senior loan will increase to 9% in February based on the
current loan terms. At that point the first mortgage payment would exceed the existing rental income
generated by the property, posing a risk of default on that loan if the proposed refinance does not
occur.
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The refinancing proposal consists of the following requested City assistance:
· New City HMF loan of $3.3 million, with 55-year loan term, at 0% interest, with annual residual

receipts (RR) payments;
· Forgive all interest accrued to date on outstanding City loans (approximately $670,000) and

adjust interest rates on all loans to 0% for balance of terms;
· Extend maturity dates of existing loans to 55 years, with an end date consistent with that of

new HMF loan;
· New affordability restrictions will be placed on the property by the City ensuring its affordability

to lower-income households for another 55 years.

While the above loan terms differ slightly from the City’s typical preferred Housing loan terms (i.e.,
3% interest), this approach will help the project earn a more competitive score on its LIHTC
application. If it does not score high enough, it will most likely not win an LIHTC allocation, which
appears to be the most feasible way to stabilize this property in which the City has already invested
significant housing funds. Staff encouraged MidPen to seek other possible sources of matching
funds, in addition to the tax credits, such as the Silicon Valley Housing Trust, State funding, Measure
A, and/or Housing Authority vouchers. MidPen researched all these possibilities and contacted all
these agencies, and none of them have any available funding programs that would work for this
project, for various reasons: project type is ineligible, no funding available, loan or program not
compatible with project, etc.

MidPen had initially submitted a proposal requesting a new City loan of $2.7 million (Alternative 2),
with a refinancing plan that would have included obtaining a private first mortgage of approximately
$670,000 to complete the necessary permanent financing. However, MidPen and City staff thought
that, given the City’s substantial existing investment in this property, and potential new funding, it
would not be ideal for the City to remain in second lien position to a senior lender with such a small
loan amount. In addition, increasing the amount of the City loan to eliminate the need for a private
first mortgage will also significantly increase the project’s score when applying for tax credits.
Nonetheless, staff has included this option as Alternative 2 for City Council’s consideration.

Aside from the above alternatives, the only other alternative to preserve the City’s existing investment
and avoid default would be to sell the property at market value by releasing the current affordability
restrictions, which would most likely displace the current tenants, and might create compliance issues
and/or logistical difficulties for the City related to the initial use of federal funds (CDBG and HOME)
for this project.

Available City Funds
Staff issued a Request for Proposals (RFP) in early 2015, making available $10 million in Housing
funds for new affordable housing capital projects. Since then, the City has awarded funding to two
proposals through that RFP: one to First Community Housing, which is still a conditional award
pending satisfaction of certain funding conditions (RTC No. 16-0302), and another to Charities
Housing (RTC No. 16-0785), which has been funded and the rehabilitation work is in progress. Those
two funding commitments equaled nearly $6.5 million in total, leaving $3.5 million still available
through this RFP. The Eight Trees application is the only application staff has received since the last
two commitments were made, although several inquiries have been received. Additional funding
remains available in several Housing funds beyond the amount made available through this RFP, and
additional Housing revenues are projected based on approved projects in the development pipeline.
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Proposal Evaluation
Housing staff evaluated the proposal based on the qualifications of the proposer, the need for the
proposed project, and other criteria set forth in the RFP. MidPen Housing is one of the largest
developers and owners of high-quality affordable rental housing in Northern California. MidPen
Housing has collaborated with the City of Sunnyvale on many projects including Homestead Park,
Aster Park, Garland Plaza, Fair Oaks Plaza, Morse Court, and Onizuka Crossing, among others. The
proposal is largely consistent with the plan for Eight Trees presented to Council in 2016. Phase two is
urgently needed to prevent a default under the existing senior loan, which poses risks for the
property’s long-term affordability and stability, as well as to address the needs for physical
improvements.

MidPen has prepared a community outreach plan to engage residents in the proposed renovation
plan. Before beginning the rehabilitation work, MidPen will hold outreach meetings with the tenants to
discuss the work and address any questions or concerns. Service providers will assist tenants with
temporary relocation, to the extent necessary, and any support tenants might need during the
construction period. Funding for tenant assistance and temporary relocation is included in the budget.

The proposed project aligns with the goals and objectives of the RFP and City policy. The
rehabilitation work will create a safer and better living environment for residents, preserve Eight Trees
as an affordable housing resource, and extend the term of affordability for another 55 years.

FISCAL IMPACT
The recommended action will not impact the General Fund, but it would create a new expenditure of
$3.3 million in Housing Mitigation Fees (HMF) in the form of a 55-year residual receipts loan to be
secured by the property. The recommended debt restructuring would result in forgone interest
payments of approximately $670,000 accrued to date on the acquisition loans, as shown in
Attachment 5. However, based on the financial projections for the property following project
completion, the new loan could generate more in residual receipts payments for the City over the
long-term than the forgiven interest amount, particularly if the rental income stream remains
consistent.

The HMF and other Housing funds exist to finance affordable housing projects, and the
recommended action is consistent with that purpose and various City policies regarding affordable
housing. Funding for the recommended new loan is available in the HMF. If recommended for
approval by the Commission, staff will include a budget modification with the Council report to
allocate $3.3 million in HMF to this project.

PUBLIC CONTACT
Public contact was made through posting of the Housing and Human Services Commission agenda
on the City’s official-notice bulletin board, on the City’s website, and the availability of the agenda and
report in the Office of the City Clerk.

ALTERNATIVES
1. Approve a new first mortgage refinance loan of $3.3 million in Housing Mitigation Funds for the

Eight Trees Phase Two Project and authorize the City Manager to execute a new first
mortgage refinance loan and amendments to the existing City loans to forgive accrued interest
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and adjust interest rates to 0%, as further described in Attachments 2 and 5 of the report.
2. Approve a new junior loan of $2.7 million in Housing Mitigation Funds for the Eight Trees

Phase Two Project, and authorize the applicant to obtain a new senior loan of approximately
$670,000 from a private lender as part of the tax credit syndication process, and authorize the
City Manager to execute a new junior loan and amendments to the existing City loans to
forgive accrued interest and adjust interest rates to 0%, as further described in Attachments 2
and 5.

3. Other alternative as recommended by the Commission.

RECOMMENDATION
Recommend to Council Alternative 1: Approve a new first mortgage refinance loan of $3.3 million in
Housing Mitigation Funds for the Eight Trees Phase Two Project and authorize the City Manager to
execute the new first mortgage refinance loan and amendments to the existing City loans to forgive
accrued interest and adjust interest rates to 0%, as further described in Attachments 2 and 5 of the
report.

Staff recommends Alternative 1, which would give the City more leverage over the property as the
senior lender. Given the relatively small difference in loan amount required, staff recommends this
extra investment to position the City as senior lienholder. The new loan will enable MidPen to
complete Phase Two of this acquisition/rehabilitation project, improve resident services, establish
long-term reserves for maintenance and contingencies, and add much more functional common
areas and amenities for the residents. The project is consistent with the City’s Housing Element
goals to maintain the quality of the City’s existing affordable rental housing stock and preserve at-risk
affordable properties. As noted above, Alternative 2 is also a possibility, however staff does not
recommend it due to the less favorable lien position for the City, and because it would make it less
likely that the project would be successful in obtaining an allocation of tax credits.

Prepared by: Katrina L. Ardina, Housing Programs Analyst
Reviewed by: Suzanne Isé, Housing Officer
Reviewed by: Trudi Ryan, Director, Community Development
Reviewed by: Teri Silva, Interim Assistant City Manager
Approved by: Kent Steffens, Interim City Manager

ATTACHMENTS
1. Vicinity Map
2. Updated Plan and Term Sheet
3. Funding Application
4. Scope of Work and Budget
5. Proposed Debt Restructure
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Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P Corp., NRCAN,
Esri Japan, METI, Esri China (Hong Kong), Esri (Thailand), MapmyIndia, ©
OpenStreetMap contributors, and the GIS User Community
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Acquisition/Rehabilitation/Preservation Project ATTACHMENT 2 

UPDATED TERM SHEET 
Eight Trees Apartments 

183 Acalanes Dr., Sunnyvale, CA 94086 
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Existing Conditions 
in June 2016 

Proposed Terms (as 
of June 2016) 

Updated Proposal 
Sept. 2017 

Units 24 Units: 
1-bedroom:  Four Units
2-bedroom:  Eighteen
Units
3-bedroom:  Two Units

No Change Reconfigure several units 
to result in: 
1-bedrooms:  Eight
2-bedrooms:  Ten
3-bedrooms:  Six;
24 Units total

Owner / 
Borrower 

HomeFirst SCC (HF) MidPen Housing Corp. 
Affiliate (MP) 

MP Eight Trees LLC 
(MidPen Affiliate) 

Loans • First Mortgage of
~$2.1M held by
private tax-exempt
bond holder

• 4 City Loans with
total outstanding
balance of slightly
over $1.8 million
(see Attach. 2 for
details)

• City loan funding
sources:  CDBG,
HOME, Housing
Mitigation

Phase 1:  
• MP to assume all

existing debt;
• Add new $600K

City loan for
immediate repair
needs and other
immediate needs
(subject to
approval of CDD
Director)

Phase 2 
(refinancing): 
• Pay off 1st

mortgage with new
tax credit equity;

• Consolidate and
restructure existing
City debt;

• Seek additional
City/other
financing for
substantial
rehabilitation
project

Phase 1: completed; 

Phase 2: 
• Pay off 1st mortgage

in January with new
City Loan of $3.3
million;

• Restructure existing
City debt;

• Apply for 9% tax
credits in March
2018

• Apply for County
funds and/or project-
based vouchers
(PBVs)

• Complete property
rehabilitation
following TCAC
award (if successful)

City Loan 
Terms 

Mix of amortizing and 
fully deferred loans; 
most with interest rates 
at 5% simple 

Phase 1, post-
closing: 
• Convert all to 3%

simple deferred,
residual receipts,
55-years;

Phase 1, post-closing: 
• Restructure deferred

to Phase 2;
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Existing Conditions 
in June 2016 

Proposed Terms (as 
of June 2016) 

Updated Proposal 
Sept. 2017 

• Combine loans of
same funding
source into single
loan

Phase 2:  
• Consider MP

additional funding
request of up to
$2.4M for
substantial rehab
project;

• Coordinate with MP
to facilitate tax
credit application
and identify other
potential soft
lenders

Phase 2:  
• New City loan of

$3.3M at 0%, residual
receipts;

• Restructure existing
debt:
o Reduce interest

rate to 0%, add
residual receipts;

o Forgive accrued
interest;

o Combine loans of
same funding
source into single
loan (see
Attachment 5)

• Coordinate with MP
to facilitate 9% tax
credit application in
March and identify
other potential soft
lenders and/or apply
for PBVs

Loans 
Maturity 
Date 

Ranges from 
6/30/2016 to 2033 

55 years 55 years from new loan 
closing 
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Existing Conditions 
in June 2016 

Proposed Terms (as 
of June 2016) 

Updated Proposal 
Sept. 2017 

Afford-
ability 
Restrict-
ions 

Mix of Extremely Low, 
& Very Low (ELI & VLI) 

Phase 1:   
Adjust to Low for 
Restructuring Period 
(tenant rents will not be 
changed): necessary to 
support additional 
financing for 
rehabilitation project 

Phase 2:  
• New tax credit

financing will
include mix of ELI,
VLI, and Low;

• Seek award of
project-based
vouchers to provide
deeper affordability
and improve cash
flow

Phase 1:   
Adjusted all units except 
1 HOME unit to Low (50-
80% AMI) for 
restructuring period 
(tenant rents will not be 
changed); 1 HOME unit 
at VLI 50% AMI.  

Phase 2:  
• New tax credit

financing will include
mix of ELI, VLI, and
Low;

• Applied for project-
based vouchers to
provide deeper
affordability and
improve cash flow

• Current ELI/VLI
tenants remain
onsite.
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TIMELINE 

Milestone  
Responsible Party: MidPen Target Date Status 

Property Acquisition July 2016 Completed 
Perform immediate repairs with Critical Repairs 
Loan from City 

September 2016- 
November 2016 

Completed 

Apply for City Housing Mitigation Funds (HMF) October 2016 Completed 
Submit Planning Application to City for 
Renovations July 2016 

Completed 

Zoning Administrator Hearing on Proposed 
Renovations October 2017 

Pending 

Housing and Human Services Commission 
Hearing on new HMF Loan Proposal October 18, 2017 

Pending 

City Council Hearing on HMF Proposal November 7, 2017 Pending 
Close new HMF Loan with City December 2017 Pending 
Pay off First Mortgage with new City HMF Loan February 2018 Pending 
Apply for 9% Tax Credits March 2018 Pending 
TCAC Awards Announced June 2018* Pending 
Close Construction Loan/Start Renovation Work December 2018 Pending 
Finish Renovation Work December 2019 Pending 
Certificate of Occupancy January 2020 Pending 
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 Scope of Work and Budget 

1 
 

 
SCOPE OF WORK 
 
1. Existing Building Exteriors: 

a. Replace siding, stucco, and trim; paint; 
b. Replace windows, doors 
c. Replace balconies; 
d. Dry rot repairs; 
e. Add insulation to walls and attics; 
f. Seismic upgrades 
g. Roof renovation 
h. Repair and replace damaged handrails on stairs 
i. Replace elastometric coating on stairs. 
j. Remove garage doors from tuck under garage parking spaces 

 
2. Unit Reconfiguration: 

a. Convert eight 2-bedrooms into four 1-bedroom units and four 3-bedroom units. 
b. Convert existing office back to a 3-bedroom unit. 
c. Convert 10% of units to accessible units. 

 
3. Existing Building Interiors as specified in Owner’s replacement chart: 

a. Replace flooring; 
b. Replace cabinets and countertops; 
c. Replace sinks and toilets; 
d. Replace appliances; 
e. Replace doors and door hardware; 
f. Repaint walls, ceilings and interior trim. 

 
4. Mechanical, Electrical, and Plumbing System Upgrades: 

a. Replace heaters in specified units; 
d. Describe sewer repairs if necessary after review of sewer lateral videos; 
e. Upgrade site lighting and wiring; 
f. Coordinate security system additions (fobs and security cameras) 
g. Energy Code compliance. 
h. Design and provide functional master satellite and cable television distribution system. 
i. Add fire sprinkler system 

 
5. Site Work: 

a. Replace landscaping and planters; 
b. Add community garden; 
c. Replace signage and mailboxes; 
d. Add bike parking; 
e. Parking lot repairs (cracking and damage on concrete-paved driveway); restriping 
f. Carports: replace roof; 
g. Add property gates with door king system. 
h. Build Trash Enclosure 
g. Upgrade accessible path features as needed to existing buildings and new addition. 

 
6. Potential Energy Upgrades 
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 Scope of Work and Budget 
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7. New Community Building/Office spaces over Existing Pool Area  
A 1,385-square foot, one-story addition will be added to building #2 to provide a multi-purpose 
room, offices, computer room, kitchen, laundry room, and restroom. 
 
 
PROJECT BUDGET 

 



Proposed Debt Restructure ATTACHMENT  5

Outstanding City Loans as of September 20, 2017

Loan Date Funding Source Principal
Accrued 
Interest Total Balance

Maturity 
Date

Interest 
Rate

12/20/2002 HMF 565,000$            417,016$     982,016$           1/1/2033 5%
12/20/2002 HOME 185,000$            136,545$     321,545$           1/1/2033 5%

6/1/2006 CDBG 400,000$            116,733$     516,733$           6/30/2026 5%
8/30/2016 HMF 600,000$            * 600,000$           12/31/2071 3%

Total, Original City Loans 1,150,000$        670,294$    1,820,294$       

1,750,000$         670,294$    2,420,294$        
* Loan has not yet been fully disbursed. Interest does not accrue for first three years. 

Senior Loan (Combs) 

Loan Date Funding Source Original Principal
Accrued 
Interest

 Pay-off Amount, 
Jan 2018 

Maturity 
Date

Interest 
Rate

12/20/2002 Seller Carry-Back 2,600,000$           (amortizing) 2,347,092$           2033 7.5% - 9%

Proposed Debt Restructure

Loan Date* Funding Source Principal
Accrued 
Interest Total Balance

Maturity 
Date

Interest 
Rate

8/30/2016 HMF 1,165,000$         Forgiven 1,165,000$        2073 0%
12/20/2002 HOME 185,000$            Forgiven 185,000$           2073 0%
12/20/2002 CDBG 400,000$            Forgiven 400,000$           2073 0%
1/15/2018 HMF** 3,300,000$         n/a 3,300,000$        2073 0%

Total 5,050,000$         -$            5,050,000$        

** Combs loan will be paid off through new City HMF loan. 
Total forgiven interest = $670,300 accrued to date; plus additional potential accrual through original maturity dates. 

Total, All Outstanding City loans

* HOME & CDBG loan terms may be adjusted by loan amendment; 2002 & 2016 HMF loans may be combined.



City of Sunnyvale

Agenda Item

17-0986 Agenda Date: 11/1/2017

INFORMATION ONLY MEMORANDUM TO HOUSING AND HUMAN SERVICES COMMISSION

SUBJECT
Multi-family Residential Transportation Demand Management Program

Staff has provided this information in response to the commission’s request for information during its
last meeting (September 20, 2017), on a prior study issue related to multi-family transportation
demand management (TDM) programs.

In August 2014, the Planning Commission proposed study issue CDD 15-02: Consider Multi-Family
Residential Transportation Demand Management Programs. That study was completed and
presented to Council on September 13, 2016 (RTC 16-0849). At that hearing, Council approved the
recommendation to amend the zoning code (Title 19) to require TDM programs in new multi-family
developments of ten or more units, and took several related actions.

The complete staff report (RTC 16-0849) and its attachments are available online at:
<https://sunnyvaleca.legistar.com/LegislationDetail.aspx?ID=2829040&GUID=B70791D3-8987-4BBE
-93D0-043CE77CC8E7&FullText=1>.

The second reading of the ordinance was held and the zoning code amendments were adopted on
September 20, 2016 (RTC 16-0915).
<https://sunnyvaleca.legistar.com/LegislationDetail.aspx?ID=2837916&GUID=0F43E181-1A78-4E18-
AFE4-D6A52F7B0CE6&Options=&Search>=

Page 1 of 1


	0000_Agenda
	0001_0_Agenda Item
	0001_1_Housing and Human Services Commission Draft Minutes of September 20, 2017
	0002_0_Agenda Item
	0002_1_Vicinity Map
	0002_2_Updated Plan and Term Sheet
	0002_3_Funding Application
	0002_4_Scope of Work and Budget
	0002_5_Proposed Debt Restructure
	Sheet1

	0003_0_Agenda Item



