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311 Vernon Street
Roseville, California 95678

TWENTIETH AMENDMENT OF DEVELOPMENT AGREEMENT
BY AND BETWEEN THE CITY OF ROSEVILLE AND
- ROSEVILLE PROPERTIES INVESTMENT PARTNERS LTD.
RELATIVE TO THE NORTH CENTRAL ROSEVILLE SPECIFIC PLAN PARCEL 20C
THE VENU AT GALLERIA CONDOMINIUM CONVERSION

This Amendment (“Amendment”) to amend the development agreement entitled
“Development Agreement By and Between the City of Roseville and Roseville Properties
Investment Partners, Ltd. Relative to the Development Known as Regional 65 Centre”, including
all prior amendments thereto (“Development Agreement”) relative to the development known
as The Villas at Galleria Condominium Conversion is entered into on the date set forth below, by
and between the City Of Roseville, a municipal corporation (" City') and Villas at Galleria, L.P.,
a California limited partnership ("'Developer™), pursuant to authority of Sections 65864 through
65869.5 of the Government Code of California.

Recitals

A. On or about September 5, 1990, City and Roseville Properties Investment
Partners, Ltd. (“RPIP”) entered into the Development Agreement, pursuant to which RPIP
agreed to develop certain property more particularly described in the Development Agreement
(“North Central Roseville Specific Plan™), subject to certain conditions and obligations set
forth in the Development Agreement. The Development Agreement was recorded against the
North Central Roseville Specific Plan in the Official Records of Placer County on October 16,
1990, as Instrument Number 90-67309.

B. The subject of this Amendment is the proposed condominium conversion of an
existing 258-unit apartment complex (“Project”). The Project is located on approximately 12.9
acres located in the City of Roseville, County of Placer, as described in Exhibit “A-1” and
shown on Exhibit “A.2” (“Property”), attached hereto and incorporated herein by this
reference. The Property is a portion of the North Central Roseville Specific Plan covered in the
Development Agreement.

C. As current of owner of the Property, Developer is a successor-in-interest to RPIP
with respect to RPIP’s rights and obligations under the Development Agreement. Developer
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represents that all persons holding legal or equitable interests in the Property shall be bound by
the Development Agreement, as amended by this Amendment,

D. Section 1.E. of the Development Agreement provides for the amendment of the
Development Agreement by mutual consent of the City and Developer.

E. This Amendment to the Development Agreement is authorized by Section 65868
of the Government Code of the State of California.

F. To strengthen the public planning process, encourage private participation in
comprehensive planning and reduce the economic risk of development, the Legislature of the
State of California adopted Section 65864, et seq., of the Government Code (the "'Development
Agreement Statute''), which authorizes the City of Roseville and an applicant for a
development project to enter into a development agreement, establishing certain development
rights in the Property which is the subject of the development project application.

Q. On June 2, 2004, the City Council amended Chapter 58 of Title 19 of the
Roseville Municipal Code establishing procedures and requirements for the conversion of
apartments to condominiums and requiring that applicants for a condominium conversion enter
into a development agreement that provides for a public safety services assessment, community
benefit fee payment and tenant relocation assistance plan. (“Condomininum Conversion
Ordinance,” Roseville Municipal Code Section 19.58.030.E.)

H. On __ July 28 , 2005, the City Planning Commission,
designated by Roseville Ordinance No. 1774 as the planning agency for purposes of
development agreement review pursuant to Government Code Section 65867, in a duly noticed
and conducted public hearing, considered this Agreement and recommended that the City
Council approve this Agreement,

L The City has approved the following land use entitlements for the Project
(“Entitlements”), which entitlements are subject of this Agreement:

L. Tentative Condominium Map (Subdivision Map No. ), as approved
on___dJuly 28 2005 (“Tentative Map™).

2. This Agreement, as adopted by Ordlnance No. _A4278 | dated
Septerber 7 2005 (the “Adopting Ordinance”).

L Developer has incurred and will incur substantial costs in order to comply with
Conditions of Approval of the Entitlements and to assure development of the Property in
accordance with the Entitlements and the terms of the Development Agreement, as amended by
this Amendment.

K. Development of the Property will result in a need for municipal services and

facilities, which services and facilities will be provided by City to such development subject to
the performance of Developer's obligations hereunder.
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L. City and Developer have taken all actions mandated by and fulfilled all
requirements set forth in the Development Agreement Ordinance of the City of Roseville, Article
V, Chapter 19.84 of Ordinance No. 3014 of the Roseville Municipal Code.

M. Having duly examined and considered this Amendment and having held properly
noticed public hearings, hereon, the City finds and declares that this Amendment is consistent
with the General Plan of the City of Roseville.

1. AGREEMENT

1. The parties agree to amend the Development Agreement to include the following
additional Section 2.A.3 with respect to the Property. These provisions shall only apply to the
portion of the North Roseville Specific Plan described in Exhibit A-1. The Parties further agree
that all provisions of the Development Agreement shall continue to apply to the Property to the
extent required under the Development Agreement.

“2.A.3. The Villas at Galleria Conversion.

2.A3.a. Community Benefit Fee. As partial consideration for this
Agreement, and to ensure that the Project will benefit current and future residents of Roseville,
Developer shall pay a Community Benefit Fee at the close of escrow for each unit or within
twelve (12) months of the recordation of a final condominium map (“Final Map’’), whichever
occurs sooner. The Community Benefit Fee for each unit shall be $5,000.00. Payment of the
Community Benefit Fee shall satisfy Developer’s entire obligation under Roseville Municipal
Code section 19.58.030.E.3.

2.A3b. Consent. Waiver and Special Benefit. Developer agrees to
either form a Services CFD for the provision of public safety services to the Property or to annex
the Property into an existing Services CFD as a condition precedent to issuance of a final
subdivision map for the Project. Developer consents to and shall cooperate in such formation or
other financing mechanism for services purposes and consents herewith to a levy of such special
taxes as are necessary to fund the provision of police, fire, and other public safety services
deemed necessary by the City. For the purposes of Article 13D of the California Constitution,
Developer acknowledges that the services described herein to be provided by the Services CFD
will provide a “special benefit” to the Property as defined by said Article and that the foregoing
support and consent shall apply as to any claim that any portion of the Services supported by the
special tax does not provide special benefits to the Property. The initial amount of the
assessment shall be $196.00 per dwelling unit. The City agrees that formation of, or annexation
into, a Services CFD as provided in this Agreement and as consistent with Roseville Municipal
Code Section 19.58.030.E.2. shall satisfy of all of Developer’s obligations under Roseville
Municipal Code section 19.58.030.E.2., as adopted June 2, 2004.

2.A3.c. Tenant Relocation Assistance Plan. Developer shall comply
with all provisions of the Tenant Relocation Assistance Plan for the Property, a copy of which is
attached to this Agreement as Exhibit B.

2.A3d Termination of Development Agreement. This Agreement
shall automatically be terminated, without any further action by either party or need to record
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any additional document, with respect to any condominium unit within the Property, upon
completion of conveyance of such unit by Developer to a bona fide good faith purchaser thereof.
Termination of this Agreement for any such condominium unit as provided for in this section
2.A.3.d shall not in any way be construed to terminate or modify any assessment district or
Mello-Roos Community Facilities District lien affecting such lot at the time of termination.

2.A3.e Waiver of Extension. Developer acknowledges that the
Condominivm Conversion Ordinance was enacted by the City Council as an urgency measure,
due to the immediate and ongoing need in the City and the region for affordable purchase
housing. Therefore, Developer hereby knowingly and intentionally waives all rights, under the
California Subdivision Map Act or any other applicable provision of law, to extend the term of
the tentative map approval for conversion of the Property from apartments to condominiums.
Developer expressly acknowledges and agrees that such tentative map approval will expire 24
months from the date of tentative map approval if a final condominium map for the Property has
not been approved and recorded by that time.

2.A3f  Parking Plan. Developer shall prepare a parking plan for the
Property prior to recordation of the Final Map. The parking plan provisions shall include the
following, in addition to other provisions reasonably required by the Planning Department:

(1) Garages are intended and shall be used for resident vehicle
parking. Any general storage or other use of garages shall be ancillary in nature and shall
be minimized in order to assure continuing use of garages for resident vehicle parking.

(i)  Each unit in the Property shall include an exclusive right to use one
or more garage or covered parking space. Each unit containing two or more bedrooms
shall include an exclusive right to use two or more parking spaces, including at least one
garage or covered parking space.

2. All other section of the existing Development Agreement shall remain in full
force and effect.

Approved this /th day of September , 2005 by the City Council of the City of Roseville.

CITY: DEVELOPER:

CITY OF ROSEVILLE, a municipal

cor%{ o N
By /¢ - /
W. CRAI¢r ROBINSON By:
City Manager

, Name: J‘ DQJW
ATTS ; itle: fartnars
%QM&/ e gisos N
/

GALLERIA, L.P.
limited partnership

SONIA OROZCO Date:
City Clerk
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Clty Attorney

APPROVED AS TO SUBSTANCE:

7

PAUL RICHARDSON
Planning Director

Exhibits:

A-1  Legal Description of Property
A-2  Map of Property
B Tenant Relocation Plan

L

State of Arizona

County of Maricopa

On 8-5-05 David Dewar and Kenneth
Losch appeared before me to be the signers
of the above instrument.

%-ﬁPL\Qy\@ Obao. dbuud Meatensesn)

i OFFICIAL SEA
& STEPHANIE LEE STROUD
R 5 NOTARY PUBLIC - State of Arizona
A MARICOPA COUNTY
My Gomm. Expires March 25, 2006
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Signature Addendum

Dated: (Ockober J2™ 2005

Villas at Galleria, L.P., a California limited partnership

By:  Enclave at Roseville Invegtments, Inc.

, An Arizona corporation, (ieneral Partner
By:
Name: \DOUDi d C, ' QD&OCU/
Title: \O(\ whney” d
By: ' \\\W
Name: KUW)C«HW 14 \ | \M\
Tite: Powtnor” \ \\\“\

State of Arizona

County of Maricopa

On O oy O/I 1 o , 2005, David C. Dewar and Kenneth K. Losch, partners of Villas at
Galleria, LP personally appeared before me, whom [ personally know to be the signers of the
above instrument.

\j tohanoe(F &JE( oud Madinsend

Nbtary Signature

My Commission Expires: 325 0L

8\ STEPHANIE LEE
5/ NOTARY PUBLIG - States ofmﬁoﬂglg

Comm. Expires March 25, 2006

OFFICIAL SEAL

MARICOPA COUNTY

10/20/04



STATE OF CALIFORNIA | )

. ss,
COUNTY OF PLACER )

On this 7" day of October in the year of 2005, before me, the undersigned, a Notary
Public in and for said State, personally appeared W. Craig Robinson, personally known
to me to be the person whose name is subscribed to the within instrument and
acknowledged to me that he executed the same in his authorized capacity, and that by
his signature on the instrument the person, or the entity upon behalf of which the
person acted, executed the instrument.

WITNESS my hand and official seal.

I HELEN DREVER E
Wbug}ww SRR Comm H 5441
g > 2838 NOTARY PUBLIC CALIF

Wity e [
Notary Public in and for said State R by Conn. Flpke%:g. 10095

THIS CERTIFICATE MUST BE ATTACHED TO THE DOCUMENT DESCRIBED AS
FOLLOWS:

Title or Type of Document: Twentieth Amendment to Development Agreement — The
Venu at Galletia Condominium Conversion

Date of Document: September 7, 2005

Acknowledgment — All Purpose



‘ EXHIBIT “A-1”
Legal Description of Property

Elagreementdevelopmentwersp\RPIP 20ame-Venu at Galleria.doc




LEGAL DESCRIPTION
Real property in the City of Roseville, County of Placer, State of California, described as follows:

All that certain real property situate in a portion of Lots 54a and 54b and 56, as shown on the
"Plat of Regional 65 Centre”, as filed for record in Book "R" of Maps, at Page 24 of the Offidial
Records of Placer County, and being more particularly described as follows:

Beginning at the most Northerly corner of said Lot 54a; said point being on a curve and on the
Southerly right-of-way of Gibson Drive; thence from said True Point of Beginning along said
curve to the right which tangent bears South 50 degrees 27 minutes 45 seconds East; thence
along said curve to the right having a radius of 973.00 feet through a central angie of 79 degrees
27 minutes 02 seconds with an arc length of 1349.24 feet; subtended by a chord which bears
South 10 degrees 44 minutes 13 seconds East for a distance of 1243,70 feet; thence leaving said
right-of-way North 48 degrees 05 minutes 11 seconds West a distance of 984.43 feet to the
Northwesterly line of said Lot 54a; thence North 41 degrees 35 minutes 27 seconds East along
said Northwesterly line of Lot 54a a distance of 754.53 feet to the point of beginning.

Excepting therefrom all oil, gas, minerals, hydrocarbon and kindred substances lying below a

depth of 500 feet as reserved in that certain Deed recorded May 5, 1982 in Book 2497, Page 696,
and that certain Deed recorded July 24, 1972 in Book 1432, at Page 305, Placer County Records.

APN: 363-010-056-00C and 363-010-060-000
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VENU AT GALLERIA
CONDOMINIUM CONVERSION PROJECT

TENANT RELOCATION ASSISTANCE PLAN

Prepared for:
Avenue Communities, LLC
By:

Overland, Pacific & Cutler, Inc.
8950 Cal Center Drive, Suite 102
Sacramento, California 95826
(800) 385-0244

Final
June 2005
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INTRODUCTION

Avenue Communities, LLC of Phoenix, Arizona is in the process of complying with the various state and
local legal requirements that apply to the proposed condominium conversion of the Venu at Galleria
apariment complex in the city of Roseville (the City). Among the local requirements are those expressed
in Title 19 (Zoning) of the Roseville Municipal Code (the Code) Code section 19.58.050 lays out the
required contents of the Condominium Conversion Application, one of which is a Tenant Relocation
Assistance Plan. Code section 19.58.070 (see Exhibit A) details the specific requirements of the tenant
relocation plan and provides the basis for the following document.

November 5, 2004, Avenue Communities, LLC issued a series of written notifications to the residents of
The Venu at Galleria including, a letter of notification concerning the proposed conversion (see Exhibit
B), a 60 Day Notice of Filing Tentative Map for Conversion (see Exhibit C) and a 180 Day Notice of
Intention to Convert to Condominiums (see Exhibit D). In the course of this communication, tenants
have been informed of their 90-day exclusive right to purchase a unit in the complex. To date, 92
residents have indicated a desire to pursue or consider the purchase option. Some residents, opting to take
advantage of nearby available housing opportunities, have moved, or plan to move on their own volition,
waiving any right to relocation assistance.

Avenue Communities, LLC has made all residents aware that there is no need to vacate presently and that
notices-to-vacate will only be issued in the event the Conversion Application were to be approved.

The objectives of Avenue Communities, LLC are to meet all of its legal responsibilities associated with
the conversion application process and to assure the City and The Venu at Galleria apartinent residents
that the company will extend every effort and courtesy it can to minimize the disruption of the relocation
process. The company realizes it has a special obligation to low income, elderly, families with children in
grades K through 12, and handicapped households and will act, as required, to provide the special
protections called for in the Municipal Code.

This plan was written by Overland, Pacific & Cutler, Inc. (OPC), a professional consulting firm with
offices in Sacramento specializing in public agency acquisition and relocation projects.

Overland, Pacific & Cutler, Inc. Page 3



A. PROJECT LOCATION

The Venu at Galleria Condominium Conversion Project is located in the City of Roseville, within the
south-western part of Placer County. The Venu at Galleria can be reached by traveling east on Highway
80 then exiting north onto Highway 65, then exiting west onto Galleria Blvd, turning right at Roseville
Parkway and finally turning right onto Gibson Drive. (See Figures I and 2)

Figure 1: Regional Project Location

2004,
Figure 2: Project Site Location

Overland, Pacific & Cuiler, Inc. Page 4
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TENANT PROFILE

Efforts were made over a three week period beginning November 6 through December 15, 2004 to
personally survey/interview all residents of the complex. OPC mailed a “Request for Contact” letter to
each occupied unit (see Exhibit E). Households that failed to respond to the first “Request for Contact”
letter were mailed a second request (see Exhibit F). In an effort to assure that all residents bad an
opportunity to participate in the survey/interview, OPC representatives made themselves available to meet
with the residents both in the evening and on weekends. In addition, OPC made at least three door-to
door attempts to reach all remaining non-responsive residents. On June 8, 2005 OPC mailed a “Request
for Contact” to 16 new occupants, these occupants move into the complex before January 14, 2005. The
purpose of the survey/interview was to gather, in the form of a residential questionnaire (see Exhibit G),
the general demographic information necessary to identify households that might qualify for special
assistance under the Munmicipal Code, and to become broadly acquainted with tenants’ rehousing
requirements and preferences.

At the time the survey/interview process, there were 215 households renting units at The Trillium at
Galleria. Of these, 62 households declined to be interviewed. An additional 17 households which might
otherwise have qualified for assistance were in the midst of moving and voluntarily relinquished any
claim to benefits. Of the 16 new occupants 6 occupants were interviewed, 1 declined stating giving
notice, 4 had give notice to vacate and 5 made no contact with OPC. Of the 152 remaining eligible
households, 139 were interviewed on-site and three were interviewed by phone. Demographic details
concerning the 142 surveyed households are presented below followed by a discussion of the “special
assistance” households.

1. Demographic Data
a. Total Occupant Population - 265

b. Adults/Children —218/47

¢. Ethnicity:

d. Income Breakdown: (See Exhibit H - 2004 Income Limits)
The Trillium Residential Profile Sheets were used to determine household income in
cases where the household declined to provide income information.

Overland, Pacific & Cutler, Inc. Page 5



e. Project Rents:

$838-$1145 $890-$1265 $1000-$1500 $1267-3$1770
$943 $1059 $1238 $1463

$1086-31545 $1150-$1800
£1300 31592

2. Special Assistance Households

The Municipal Code requires enhanced assistance to those households with any of the following
five characteristics: a) persons with permanent disabilities (as defined in 42 U.S.C. 423, or
Section 102(7) of the Development Disabilities Assistance Bill of Rights Act [42 U.S.C. 6001},
or 24 C.F.R. 8.3); b) low-income tenants (defined as having incomes equal or below eighty (80)
percent of the Sacramento Primary Metropolitan Statistical Area median income); ¢) permanently
disabled tenants that are sixty (60} years of age or older; d) low-income tenants that are sixty (60)
years of age or older or, ¢) families with children in grades K through 12.

According to the above criteria, the information reported by the residents during the
survey/interview indicate that there are four (4) permanently disabled tenants over the age of sixty
(60), two (2) senior low income households, twenty-nine (29) non senior low-income households,
and 22 households with children in grades K through 12 which potentially qualify for enhanced
assistance.

3. Replacement Housing Needs

The replacement housing needs of Venu at Galleria residents match the current housing mix
according to bedroom size. Eligible households currently occupy 26 studio, 50 one-bedroom, 59
two-bedroom and 17 three-bedroom units. According to the City of Roseville Affordable Rental
Housing Development Agreement with Venu at Galleria Apartments, 26 housing units are to be
held for tenants with below 80% income level, currently 18 of those units are in-use.

Overiand, Pacific & Cutler, Inc. Page 6



C. THE RELOCATION ASSISTANCE PROGRAM

The relocation assistance program for the Project conforms to the requirements of the Municipal Code.
Assistance will be provided as shown in the table below to 6 groups of individuals. To qualify for
assistance all households must be residents of the Venu at Galleria at the time the Conversion Application
is approved and must have been occupants prior to January 14, 2005.

Displaced tenants with incomes that exceed eighty
(80) percent of the Sacramento Primary
Metropolitan Statistical Area median income

iR TR R T prokc R PR R e it

Relocation assistance including, but not limited to, active
assistance in securing replacement housing, not higher in cost than
the unit being converted, and a payment for displacement cost
Such payment shall be equal in amount to two months rent and the
security deposit amount paid by the tenant for the existing
apartment unit. If Avenue Communities, LLC cannot supply the
displaced tenant with an available referral to a comparable
replacement dwelling, not higher in cost than the unit being
converted, a 12 month price differential payment will be paid to
the displaced tenant.

Tenants with permanent disabilities (as defined in
42 US.C. 423, or Section 102(7) of the
Development Disabilities Assistance Bill of
Rights Act [42 U.8.C. 6001], or 24 C.F.R. 8.3)

Leases with terms no less than twelve (12) months, either in the
building being converted, or in alternative housing provided by
Avenue Communities, LLC comparable in location, amenities, and
cost to that being converted. If off-sitc alternative housing is
provided, Avenue Communities, LLC will provide a payment for
displacement cost. Such payment shall be equal in amount to two
months rent and the security deposit amount paid by the tenant for
the existing apartment unit. If Avenue Communities, LLC cannot
supply alternative housing, not higher in cost than the unit being
converted, a 12 month price differential payment will be paid to
the displaced tenant,

Tenants who are low-income (defined as having
incomes equal or below eighty (80) percent of the
Sacramento Primary Metropolitan Statistical Area
median income}

Leases with terms no less than twelve (12) months, either in the
building being converted, or in alternative housing provided by
Avenue Communities, LLC comparable in location, amenities, and
cost to that being converted. If off-site alternative housing is
provided, Avenue Communities, LLC will provide a payment for
displacement cost. Such payment shall be equal in amount to two
months rent and the security deposit amount paid by the tenant for
the existing apartment unit. If Avenue Communities, LLC cannot
supply alternative housing, not higher in cost than the unit being
converted, a 12 month price differential payment will be paid to
the displaced tenant.

Permanently disabled tenants that are sixty (60)
years of age or older

Lifetime lease at the Venn at Galleria starting at current rent and
adjusted according to HUD Section 8 criteria,

Low-income tenants that are sixty (60) years of
age or older

Lifetime lease at the Venu at Galleria starting at current rent and
adjusted according to HUD Section 8 criteria.

Families with children in grades K through 12
Actual moving services provided by Avenue
Communities, L1LC or professional mover and

A displacement payment equal in amount to two months rent plus
the security deposit amount paid by the tenant for the existing
apartment unit, a 12 month rent differential, if’ applicable. In
addition, households that fall into this category will not be
required to vacate during the school year.

Overland, Pacific & Cutler, Inc.
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1. Minimum Relocation Assistance Provisions

The Tenant Relocation Assistance shall be equivalent of two month’s rent and the return of
deposit amount paid by the tenant for their existing apartment unit. This pertains to all eligible
residents who resided at the Venu at Galleria prior to January 14, 2005,

2. Referral Assistance

Prior to, or upon issuance of the 60 Day Notice-to-Vacate, a referral list of available apartment
units will be distributed to each eligible household. The referral list will provide addresses,
contact names, bedroom size, rental amount, lease terms and a description of amenities, if
avajlable. Staff will be available on-site, at the Venu at Galleria complex to assist residents in the
process of locating and securing units.

3. Displacement Payments

Displacement payments will be disbursed in a lump sum upon confirmation that a replacement
unit has been secured.

4. Deposits

The full amount of the security deposit paid by the tenant for the existing apartment unit will be
refunded in full to the tenant upon vacation of the unit.

5. Rent Differential

A household may qualify for a rent differential payment if it is determined that comparably
priced, similar sized housing is unavailable to that household after service of the 60 Day Notice-
to-Vacate and before the household commits to rent a replacement unit. Rent differential
amounts will reflect the lesser difference between the monthly rent for an available referral unit
and the actual new rent of the replacement dwelling. Rent differential payments will be
calculated over a 12 month period and paid in a lump sum following vacation of the Venu at
Galleria unit. Claim for rent differential assistance will have to be made prior to vacation of the
Venu at Galleria unit.

6. Purchasing Incentives

If resident should decide fo purchase a condominium unit at The Venu at Galleria, tenant shall
receive a $5,000 credit to be used either towards escrow, down payment or deduction in the price
of the unit.

Overland, Pacific & Cutler, Inc. Page 8



D. REPLACEMENT HOUSING RESOURCES

Replacement housing resources in the Roseville/Rocklin area were surveyed in mid-November, 2004, As
the data presented in the table below show, there appears to be a more than sufficient number necessary to
meet the re-housing requirements of Venu at Galleria residents. The median prices of found units
compare favorably with current rents at the Venu at Galleria complex (see Exhibit I).

172 (73)

464 (49) 138(15)
$675-$1,300 $805-$1,500 $1,175-51,880

$988 $1,197 $1,525

E. CONCLUSION

Avenue Communities, LLC recognizes its obligations pursuant to Roseville Municipal Code Section
19.058.070 and has fashioned a tenant assistance program which complies with the spirit and intent of the
Code. The residents of the Venu at Galleria complex have been personally surveyed to determine
eligibility for benefits and have been apprised of their rights to pursue a purchase of a converted unit in
the complex. The tenant assistance program provides for coordination and counseling services as well as
potential financial benefits to offset increases in monthly rent. Six households will receive lifetime
assistance because of qualifying conditions. Because of the number of individuals who are opting to
move prior to actual approval of the Conversion Application, it is estimated that it would be necessary,
upon approval, to relocate approximately 142 households from the complex. Replacement housing
resource data obtained as recently as the middle of November, 2004 suggest there will be more than
sufficient units available to meet the needs of Venu at Galleria residents.
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EXHIBIT A
CHAPTER 19.58 — RESIDENTIAL CONDOMINIUM CONVERSION

Section 19.58.010 - Mitigation Measures

The Council finds that the existing stock of rental housing provides the majority of housing opportunities
for lower and middle income households. A shortage of such units exists, and any reduction in the
stock of such units would be incompatible with the goals of the Housing Element of the General Plan.
Conversion of such units info condominiums often results in displacement of lower and middie-income
households. It is the intention of this section to regulate such conversion and to mitigate displacement
where conversion occurs. (Ord. 3014 (part), 1986.)

Section 19.58.020 - Condominjum Conversion Defined

Condominium conversion occurs wheneaver a multiple residential dwelling unit building or a residential
housing project containing three (3} or more dwelling units under the same ownership, or such a project
that has been granted an occupancy permit is subdivided so that individual dwelling units are available
for sale as condominiums within the meaning of Civil Code Section 783. The subdivision shall be
processed in accordance with Roseville Municipal Code Title 18 and the Subdivision Map Act.
(Government Code secfion 66410 et seq.) All nofices to tenants required by Government Code Section

66427.1 shall be given by the developer. (Ord. 3922 § 12, 2003: Ord. 3901 § 1, 2002: Ord. 3014 (part),
1898.)

Section 19.58.030 - Limitations on Conversions

A Where Allowed. A conversion to condominiums shall be pemitted only in the R3, Attached
Housing District, Residential Mixed Use District (RMU) and Planned Development (PD) District.
B. Minimum Community Vacancy Rate. No conversion to condominiums shail be accepted or

approved when the City-wide vacancy rate for mulfiple unit housing, as determined by the
Director, is equal to or less than five (5) percent averaged over the previous four (4) quarters
prior to application submittal. If the averaged vacancy rate exceeds five (5) percent, then an
application for a conversion to condominiums may be accepted by the City. A request for

conversion shall apply to an entire multi-family housing project and partial conversions shall not
be permiited.

C. Determination of Vacancy Rats. The vacancy rate shall be defermined by using information
regarding vacancies within multi-family complexes of fifty (50) or more units. Supplemental
information on rental vacancies in multi-family complexes of between three (3) and fifty (50) units
obtained by City staff, the applicant, or other interested parties may also be utilized if available.

D. Minimum Multi-Family Rental Unit Pool. No conversion fo condominiums shall be accepted or
approved i the current percentage of multi-family rental units (within compiexes of 3 or more
units) is at or below fifteen percent (15%) of the total number of housing units within the city.
Under no circumstance shall a conversion reduce the percentage of muiti-family rental units
below fifteen percent (15%) of the fotal number of housing units within the city,

E. Applicants requesting a Condominium Conversion shall enter into a Development Agreement
which provides for the following:
1. Affordable Housing Requirements. Condominium conversions may be pemitted only
when the foliowing criteria are met:

a. Projects not already subject to recorded affordable rental obligations (“affordable rent
component”} shall subject 10% of the units within the project to affordable purchase
obligations, without City subsidy, as part of the conversion.

b. Parcels that have an existing affordable rent components shall convert the affordable
rental units to affordable purchase units. In addition a condominium conversion shall
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increase the total number of affordable units by a number equal to 5% of the total number
of units within the project. However, the total number of affordable purchase units shaill
not be less than 10% of the total units in a project. The converted and new affordable
units shall be provided with out City subsidy.

c. Projects with an existing affordable rent components shall provide affordable purchase
units in the same ratio of middle, low, and very low-income units as reguired by the
project's existing Affordable Housing Development Agreement. Without City subsidy, the
new or additional affordable units as required by Sections 19.58.030.E.1 and 2, shall be
provided at a ratio reflection the then current City requirement for middle, low, and very-
low income, as determined by the Economic and Community Services Director.

2. Public Safety Services Assessment. All residential units converted to condominiums shall
be included in a new or existing Community Facilities District for Services (CFD-Services)
to provide for costs associated with the provision of public safety services. Low or Medium
Density Residential units shall be assessed two-hundred eighty five dollars pre unit
annually (baseline year 2004). High Density Residential units shall be assessed one-
hundred eight six dollars per unit annually (baseline year 2004). The per-unit assessment
shall be adjusted annually based on any increase in the City's Public Safety budget, not fo
exceed an increase of four percent annually.

3. Community Benefit Fee. All residential units converted o condominiums shall be subject to
payment of a one-time Community Benefit Fee of $5,000 per unit (baseline year 2004).
Said fee shall be paid at the close of escrow for each unit or within 12 months from the
recordation of a Final Condominium Map, whichever is sooner, The Communily Benefit
Fee shall be subject to annual adjustments above the baseline year based on the
Construction Cost Index. At the discretion of the City Manager, the Community Benefit Fee
may be reduced on a case-by-case basis for projects that provide a community benefit that
is above and beyond the requirements of this tile. The Community Benefit Fee shall be
deposited into the General Fund and shall be allocated at the City Council’s discretion.

F. Lease Agresments. Upon the filing of an application for condominium .conversion, existing
tenants living within a project seeking to convert fo condominiums shalf be allowed to ferminate a
preexisting lease without penalty. However, any tenant who terminates a lease prior to receiving
a notice to vacaie from the property owner shall not be entitled to relocation benefits as provided
in Section 19.58.070.

G. Final Map Approval. No Final Condominium Map shall be approved within a period of 90 days
following Tentative Condominium Map approval.

Section 19.58.040 - Processing of Conversion, Notice to Tenants

A condominium conversion shall be filed and processed with a subdivision map in accordance with
Roseville Municipal Code Title 18 and the Subdivision Map Act (Government Code Section 86410 et
seq.). All notices fo tenants required by Government Code Section 66427.1 shall be given by the
developer. (Ord. 3014 {part), 1996.)

Section 19,58.050 - Application Required

The application for a Condominium Conversion to implsment the provisions of the chapter shall be
submitted with the tentative map application. The application shall include the following mfon-natlon, in
addition to the information required by Chapter 18.84:

A. A sitefdevelopment plan;

B. A detailed list of rents for each unit to be converted for the twelve (12) months prior to the
application, a copy of the lease for each unit and the renting history for each unit;
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G.

Economic and demographic information regarding the current tenants as required by the Director:

Evidence that all current tenants have received a Notice of Intention to Convert and Notice of
Purchase Rights as required by the Subdivision Map Act;

A Tenant Relocation Assistance plan as provided in Section 19.58.070, below;

A vacancy rate survey of multi-family rental complexes of at least fifty (50) units or more, located
within the City limits of Roseville and current to within six (6) months of the condominium
conversion application date, if requested by the Director; and

Any additional information as the Director deems necessary.

(Ord. 3014 (part), 1996.)

Section 12.58.060 - Retrofitting of Units Required

All converted units shall be retrofiited fo the standards required of new residential condominiums as
required by the Chief Building Inspector, including energy conservation. (Ord. 3014 (part), 1996.)

Section 19.58.070 - Tenant Relocation Assistance Plan

if any tenants are displaced, the applicant shall, as a condition of approval, be required to implement a
Tenant Relocation Assistance Plan.

Al

Plan Content. The Tenant Relocation Assistance Plan shall be prepared by the applicant and
indicate how the applicant will assist tenants who are displaced or will be displaced in securing
decent, safe, sanitary, and affordable replacement housing, not higher in cost than the rent of the
existing unit being converted. The plan shall, at a minimum, include a specific commitment by the
applicant to provide:

1. Leases with terms no less than twelve (12) months for persons with permanent disabiiities (as
defined in 42 U.S.C. 423, or Section 102(7) of the Development Disabilifies Assistance Bill of
Rights Act [42 U.5.C. 8001], or 24 C.F.R.8.3) or low-income tenants (defined as having
incomes equal or below eighty (80) percent of the County or the Sacramento Primary
Metropofitan Stafistical Area median income), either in the building being converted, or in
alternative housing provided by the subdivider comparable in location, amenities, and cost to
that being converted. Lease extensions may be granted and the length of such extension shal!
be based on individual tenant needs. Such permanently disabled or low-income tenants, .that
are sixty (60) years of age of older, shall receive a lifetime lease in which the annual rent
increase shall coincide with the increases as shown in the Section 8 Housing Assistance
Payments Program published for the West Census Region by the United States Department of
Housing and Urban Development {HUD). In the event HUD terminates the publication, rents
shall be adjusted annually fo coincide with the annual percentage increase for residential rent
as shown in the "Rent, Residential” component of the Housing Component in the Consumer
Ptice Index for all urban consumers in the Sacramento Primary Metropoiitan Statistical Area.

2. Relocation assistance including, but rot limited to, active assistance in securing replacement
housing, not higher in cost than the unit being converted, for tenants who will be displaced,
and a payment as determined by the Council to each household for displacement costs. At a
minimum, stich payment shall be equal in amount to two months rent and the security deposit
amount paid by the tenant for the existing apariment unit.

3. Families with children in grades K through 12 shall not be required to vacate during the schoo!
year.

Ownership Incentives. In order to reduce the number of tenants being displaced, the applicant shall
consider providing incentives that would aid tenants in becoming owner/sharehoiders in the
converted project. Any such incentives, including terms and conditions, shall be documented and
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filed with the application to conwert. Incentives may include, but are not limited fo, low-interest
joans, reduced prices, application of a percentage of rent payment toward a down payment for
purchase of a unit within the project, or other similar items approved by the Commission. At a
minimum, the incentives offered to existing tenants for purchase of a unit within a project shall be
equal or greater in value to the dollar amount of compensation provided to tenants who are
relocated. (Ord. 3014 (pari), 1996.)

Section 19.58.080 - Notice to New Tenants
Following submittal of a condominium conversion application to the City, any prospective tenant shall
be notified in writing of the intent to convert prior to leasing or renting a unit but shall not be eligible for

any relocation benefits or moving expenses as provided by Subsection 19.58.070, above. (Ord. 3014
(part), 1996.)
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EXHIEBIT B
Introduction Letter

October 28, 2004
Dear Trillium Resident,

We would like to take this opportunity to inform you of a unique program coming your way. The
owner’s of Trillium at Galleria are entertaining an opportunity to convert the existing apartment
community to condominiums. This means that individual apartments may be offered for sale as
condominiums in the future. Apartments and Townhomes at Trillium at Galleria were originally
conceived with higher quality finishes, larger floor plans, and enclosed garages in a lower density
community distinguishing them from most rental communities as a premier home, We want to assure you
that your tenancy is both valued and greatly appreciated. For the foreseeable future, we will continue to
manage and operate the buildings as apartments, with the same care and attention you have enjoyed to
date.

Enclosed with this letter is, a notice entitled “180 Day Notice of Intention to Convert to
Condominiums” and a notice entitled “60 Day Notice of Intent to Convert to Condominiums”. We are
required by law to provide you with these notices in order to comply with state regulations. The enclosed
are not notices to vacate or terminations of your lease and do not change the terms of your current rental
agreement. As the notice states, you will have a minimum of 180 days from the date of the “180 Day
Notice of Intention to Convert to Condominiums” before you may be required to move because of the
condominium conversion. Furthermore, if the owners are granted approval and choose to move forward
with the conversion, a 90-day exclusive right to purchase a home within the community will be offered.
This option will be offered to any resident that continues to lawfully occupy their home at the time of the

issuance of a separate notice from us and following issuance of a public report by the Department of Real
Estate, '

An additional requirement by the City of Roseville is to partner with a relocation company.
Therefore, we have employed the services of Overland, Pacific & Cutler, Inc. who will be contacting each
of you in order to assess your housing needs. Our number one priority is the complete satisfaction of all
of our residents, ensuring your ongoing enjoyment of your home whether you consider the opportunity of
purchasing or continue as our valued resident.

Trillium Residential appreciates your residency at Trillium at Galleria and we thank you in
advance for your assistance. We plan to introduce further details to our residents in a series of
informational meetings. Please look for future correspondence from us so we may keep you informed

along the way. If yon have any questions or concerns, please feel free to contact your Community
Manager, Bernie Bray, at 787-9887.

Sincerely,

Matt Perrin
Principal
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EXHIBIT C
60 Day Notice of Filing Tentative Map for Conversion

60 Day Notice of Filing Tentative Map for Conversion
November 5, 2004
To: All Lawful Tenants of the Trillium at Galleria, Unit

The owners of the Trillfum at Galleria located at 301 Gibson Drive plan to file a Tentative Map with the
City of Roseville to convert the building you reside in to a condominium project. You shall be given
notice of each hearing for which notice is required pursuant to Sections 66451.3 and 66452.5 of the
Government Code. You have the right to appear and the right to be heard at any such hearing,

No units may be sold in this building unless the City approves the conversion maps and until after a
public report is issued by the Department of Real Estate. Should the condominium conversion project be
approved, tenants may be required to vacate the premises.

In the event that the owners commence a sales program while you are still lawfully a resident at the
property, you (i) will be given various notices and a right to first refusal to purchase your unit as required

by law; and (ii) may be entitled, pursuant to City of Roseville Municipal Code sections 19.58.070, to
certain relocation benefits.

Thank you for your continuing residency at this project. The tentative map application is just the first

step in a lengthy process. If you have any questions or comments, please do not hesitate to contact your
Community Manager, Bernie Bray, at 787-9889.

Matt Perrin
Trillium Residential -
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EXHIBITD
180 Day Notice of Intention to Convert to Condominiums

November 5, 2004

To: All Lawful Tenants of Trillium at Galleria, Unit

Concurrently with this notice, we notified you that we applied for a tentative map with the City of
Roseville to authorize the conversion of this project to condominiums. We are required by law to provide
you with this notice at this time, and to inform you that if the condominium conversion is approved you
may be required to vacate your Unit. However, you will have 2 minimum of 180 days from the date of
this letter before you will be required to move.

Please note that this is not a notice of termination or cancellation of your lease. No units may be sold in
this building unless the conversion is approved by the City and until afier a public report is issued by the
Department of Real Estate. You may continue to lease and occupy your unit upon the terms set forth in
your lease. Furthermore, during the mapping process, you will be given notice of each hearing for which
a notice is required pursuant to Sections 66451.3 and 66452.5 of the Government Code and Sections

18.06.140 and 19.58.040 of the City of Roseville Municipal Code. You will have the right to appear and
the right to be heard at any such hearing.

Thank you for your continuing residency at this project. If you have any questions or comments, please
do not hesitate to contact your Community Manager, Bernie Bray, at 787-9887.

Matt Perrin
Trillium Residential
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EXHIBIT E
Request for Information

November 8, 2004

Trillium Resident
301 Gibson Drive, Apt #
Roseville, CA 95678

Subject: Trillium at Galleria Condominium Conversion Project
Dear Trillium Resident:

As you may be aware, the owner of Trillium at Galleria is considering a condominium conversion
project that involves the property which you occupy at 301 Gibson Drive, Roseville. In order to comply
with the City of Roseville’s Condominium Conversion Ordinance, it will be necessary to prepare a study
of possible relocation needs of the occupants residing within the Trillium at Galleria community.

The owner has retained our firm Overland, Pacific & Cutler, Inc. (OPC), to prepare a Relocation Plan.
In order to obtain the required information, OPC will conduct personal interviews of all the households
living within the Trillium at Galleria community.

OPC relocation personnel will be conducting the surveys from November 15® through November 30®,
2004, excluding November 25 and 26™ for the Thanksgiving Holiday. It should take no more than 10 or
15 minutes of your time to complete the interview. In order to minimize inconvenience, the personal
interviews will be conducted in your home, or if you prefer, at the Trillium at Galleria Club House,
Please contact OPC at the following local number, (916) 857-1520 to set up the date and time that will be
most convenient for your interview.

Please be advised, OPC staff will be on-site during the time period mentioned above; door-to-door
surveys of all households who do not respond will be attempted.

PLEASE BE ADVISED THAT THIS IS NOT A NOTICE TO VACATE. This survey is just for the
purpose of gathering information regarding your needs for possible future relocation. You should not
move at this time and if you do move, you may lose potential relocation benefits,

Thank you in advance for your cooperation.

Sincerely,

Tammie Bedlington
Senior Project Manager
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