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This memo sets forth the 2010 income limits and affordable housing costs and rents for
affordable housing projects in Orange County which are assisted by redevelopment agencies.'
These are the standards that are required when redevelopment agencies provide assistance
from their Low and Moderate Income Housing Fund.> The same standards apply for
affordable housing projects to qualify as replacement housing or inclusionary housing under

the redevelopment law.’

Determining compliance with affordable housing requirements under the redevelopment law
is a two-step process. The first step is to determine whether the proposed tenant or buyer
meets the income standards for the housing unit. If the tenant or buyer meets the income
standards, the second step is to determine if the monthly housing costs for the housing unit

are equal to or less than the maximum levels which apply to the unit.

Part 1 of this memo lays out the maximum incomes for the different income levels: Extremely

Low, Very Low, Lower, Median and Moderate Income.*

" These numbers apply to projects which receive redevelopment assistance after January 1, 1991

* Health and Safety Code Section 33334.2(a) provides that “Not less than 20 percent of all taxes that are allocated to the agency pursuant
to Section 33670 shall be used by the agency for the purposes of increasing, improving and preserving the community’s supply of low- and
moderate income housing available at affordable housing cost, as defined by Section 50052.5, to persons and families of low or moderate
income, as defined in Section 50093, lower income households, as defined by Section 50079.5, very low income households, as defined in
Section 50105, and extremely low income households, as defined in Section 50106..."

? Health and Safety Code Section 33413.

* The Lower Income category is often referred to as 80 percent of area median income, and the Very Low Income category is often
referred to as 50 percent of area median income. Note that Lower Income is sometimes established at levels substantially above or below
80 percent of area median income, and Very Low Income is sometimes established at levels substantially above or below 50 percent of
area median income.
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Part 2 of this memo sets forth the maximum monthly housing costs for purchasers of
affordable homes at the Extremely Low, Very Low, Lower, and Moderate Income levels.
Note that the numbers are expressed as monthly housing costs rather than as maximum
purchase prices. To determine the maximum purchase price for an affordable home it is
necessary to examine all of the housing-related costs payable by the buyer, including mortgage
payments, taxes, insurance, maintenance, utilities and certain other costs. The maximum
purchase price is particularly sensitive to changes in mortgage interest rates. When interest
rates go up, the loan amount that a purchaser can afford will go down, driving down the
affordable purchase price of the home. Conversely, when interest rates go down, the loan
amount that a purchaser can afford will go up, increasing the affordable purchase price of the

home.

Part 3 of this memo sets forth the maximum monthly rents for tenants of affordable homes at
the Extremely Low, Very Low, Lower, and Moderate Income levels. Note that the numbers
listed are for the total monthly costs charged to tenants for housing, and must include a
reasonable allowance for utilities and certain other costs. These rents are often substantially
different from maximum rents allowed under other affordable housing programs, such as the

Federal Low Income Housing Tax Credit program and HOME program.
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Income Eligibility’

The first step in determining eligibility for an affordable housing program is determining
whether the household which will be purchasing or renting the housing unit meets the
following income standards applicable to Orange County, based upon the size of the
household:

1 person 2 person 3 person 4 person 5 person 6 person 7 person 8 person
Income Level ‘household ‘household ‘household ‘household ‘household ‘household ‘household ‘household
Broremely |$19,500 | $22,300 | $25100 | $27,850 | $30,100 | $32,350 | $34,550 | $36,800
Very Low $32,550 $37,200 $41,850 $46,450 $50,200 $53,900 $57,600 $61,350
Lower $52,050 $59,450 $66,900 $74,300 $80,250 $86,200 $92,150 $98,100
Median $61,050 $69,750 $78,500 $87,200 $94,200 | $101,150 | $108,150 | $115,100
Moderae | $73,250 | $83,700 | $94,200 | $104,650 | $113,000 | $121,400 | $129,750 | $138,150

5 Based on currently cffective median income of Orange County, as published by regulation of the California Department of Housing and Community and Development operative as of June 17, 2010. These

median income numbers are revised annually.
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2. Determining Affordable Housing Cost for Ownership Housing

For ownership housing, the second step in determining compliance with affordable
housing requirements is ensuring that the total housing costs payable by the buyer are
within allowable amounts.

For Extremely Low Income Buyers:’

* purchasing a 0 bedroom home, monthly payments may not exceed $457.88
* purchasing a 1 bedroom home, monthly payments may not exceed $523.13
* purchasing a 2 bedroom home, monthly payments may not exceed $588.75
* purchasing a 3 bedroom home, monthly payments may not exceed $654.00

* purchasing a 4 bedroom home, monthly payments may not exceed $706.50

For Very Low Income Buyers:’

* purchasing a 0 bedroom home, monthly payments may not exceed $763.13
* purchasing a 1 bedroom home, monthly payments may not exceed $871.88
* purchasing a 2 bedroom home, monthly payments may not exceed $981.25
* purchasing a 3 bedroom home, monthly payments may not exceed $1,090.00

* purchasing a 4 bedroom home, monthly payments may not exceed $1,177.50

% Affordable Housing Cost for Extremely Low Income Households is the product of 30 percent times 30

petcent of the area median income adjusted for family size appropriate to the unit. Health and Safety Code
Section 50052.5(b)(1).

7 Affordable Housing Cost for Very Low Income Households is the product of 30 percent times 50 percent

of the area median income adjusted for family size appropriate to the unit. Health and Safety Code Section
50052.5(b)(2).
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8
For Lower Income Buyers:

purchasing a 0 bedroom home, monthly payments may not exceed $1,068.38
purchasing a 1 bedroom home, monthly payments may not exceed $1,220.63
purchasing a 2 bedroom home, monthly payments may not exceed $1,373.75
purchasing a 3 bedroom home, monthly payments may not exceed $1,526.00

purchasing a 4 bedroom home, monthly payments may not exceed $1,648.50

In addition, for any Lower Income Housechold whose income falls within the
following guidelines, it is optional for the Agency to require that affordable

. . 9
housing cost not exceed 30 percent of the gross income of the household:

* 1 person household whose income is between $42,735 and $52,050
* 2 person household whose income is between $48,825 and $59,450
* 3 person household whose income is between $54,950 and $66,900
* 4 person household whose income is between $61,040 and $74,300
* 5 person household whose income is between $65,940 and $80,250
* 6 person household whose income is between $70,805 and $86,200
* 7 person household whose income is between $75,705 and $92,150
* 8 person household whose income is between $80,570 and $98,100

® Affordable Housing Cost for Lower Income Households is the product of 30 percent times 70 percent of the area
median income adjusted for family size appropriate to the unit. Health and Safety Code Section 50052.5(b)(3).

9 . . .
"[Flor any low income houschold that has a gross income that equals or exceeds 70 percent of the area median

income adjusted for family size, it shall be optional for any state or local funding agency to require that affordable
housing cost not exceed 30 percent of the gross income of the household." Health and Safety Code Section
50052.5(b)(3).
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For Moderate Income Buyers:"

* purchasing a 0 bedroom home, monthly payments may not exceed $1,958.69

purchasing a 1 bedroom home, monthly payments may not exceed $2,237.81
* purchasing a 2 bedroom home, monthly payments may not exceed $2,518.54
* purchasing a 3 bedroom home, monthly payments may not exceed $2,797.67

* purchasing a 4 bedroom home, monthly payments may not exceed $3,022.25

In addition, for any Moderate Income Household whose income falls within the
following guidelines, it is optional for the agency to require that affordable housing cost

not exceed 35 percent of the gross income of the houschold:"!

* 1 person household whose income is between $67,155 and $73,250
* 2 person household whose income is between  $76,725 and $83,700
* 3 person household whose income is between $86,350 and $94,200
* 4 person household whose income is between $95,920 and $104,650
* 5 person household whose income is between $103,620 and $113,000
* 6 person household whose income is between $111,265 and $121,400
* 7 person household whose income is between $118,965 and $129,750
* 8 person household whose income is between $126,610 and $138,150

""" Affordable Housing Cost for Moderate Income Households is not less than 28 percent of the gross income

of the household, and not more than the product of 35 petrcent times 110 percent of the area median income
adjusted for family size appropriate to the unit. Health and Safety Code Section 50052.5(b)(4).

11 . . .
"[Flor any moderate-income household that has a gross income that exceeds 110 percent of the area median

income adjusted for family size, it shall be optional for any state or local funding agency to require that
affordable housing cost not exceed 35 percent of the gross income of the household." Health and Safety Code
Section 50052.5(b)(4).
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For purposes of determining Affordable Housing Cost for ownership housing, ""Monthly
Housing Payments" include an estimate of the following costs for the upcoming twelve

12
months:

principal and interest payments on the mortgage loan, including rehabilitation loans
* mortgage loan insurance fees

* property taxes and assessments

* fire and casualty insurance

* property maintenance and repairs

a reasonable allowance for utilities (including garbage collection, sewer, water, electricity, gas
and other fuels, but not telephone service), taking into consideration the cost of an adequate
level of service

* homeowner association fees

* space rent, if the housing unit is on rented land

1295 California Code of Regulations Section 6920.
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Determining Affordable Rent for Rental Housing"

For rental housing, the second step in determining compliance with affordable
housing requirements is ensuring that the total rent costs payable by the tenant are
within the allowable amounts.

For Extremely Low Income Houscholds: '

* renting a 0 bedroom home, monthly payments may not exceed $457.88
* renting a 1 bedroom home, monthly payments may not exceed $523.13
* renting a 2 bedroom home, monthly payments may not exceed $588.75
* renting a 3 bedroom home, monthly payments may not exceed $654.00

* renting a 4 bedroom home, monthly payments may not exceed $706.50

For Very Low Income Households:"

* renting a 0 bedroom home, monthly payments may not exceed $763.13
* renting a 1 bedroom home, monthly payments may not exceed $871.88
* renting a 2 bedroom home, monthly payments may not exceed $981.25
* renting a 3 bedroom home, monthly payments may not exceed $1,090.00

* renting a 4 bedroom home, monthly payments may not exceed $1,177.50

" The following maximum rents are calculated based on household sizes "adjusted for family size appropriate
to the unit" of one person for a studio unit, two persons for a one-bedroom unit, three persons for a two-
bedroom unit, four persons for a three-bedroom unit, and five persons for a four-bedroom unit. These
assumed household sizes ate specified in Health and Safety Code Sections 50052.5(h) and 50053, "provided
there are no pertinent federal statutes applicable to a project or program..." Some agencies will apply the
assumed household size used in the Federal Low Income Housing Tax Credit rules instead of the preceding
household sizes, when the project has been allocated tax credits.

' Affordable Rent for Extremely Low Income Households is the product of 30 percent times 30 percent of
the area median income adjusted for family size appropriate to the unit. Health and Safety Code Section
50053(b)(1).

"> Affordable Rent for Very Low Income Households is the product of 30 percent times 50 percent of the
area median income adjusted for a family size appropriate to the unit. Health and Safety Code Section
50053 (b)(2).
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For Lower Income Households: '

* renting a 0 bedroom home, monthly payments may not exceed $915.75

* renting a 1 bedroom home, monthly payments may not exceed $1,046.25
* renting a 2 bedroom home, monthly payments may not exceed $1,177.50
* renting a 3 bedroom home, monthly payments may not exceed $1,308.00

* renting a 4 bedroom home, monthly payments may not exceed $1,413.00

In addition, for any Lower Income Household whose income falls within the following
guidelines, it is optional for the Agency to require that affordable rent not exceed 30

percent of the gross income of the household:'’

* 1 person household whose income is between $36,630 and $52,050
* 2 person household whose income is between $41,850 and $59,450
* 3 person household whose income is between $47,100 and $66,900
* 4 person household whose income is between $52,320 and $74,300
* 5 person household whose income is between $56,520 and $80,250
* 6 person household whose income is between $60,690 and $86,200
* 7 person household whose income is between $64,890 and $92,150
* 8 person household whose income is between  $69,060 and $98,100

'® Affordable Rent for Lower Income Houscholds is the product of 30 percent times 60 percent of the
area median income adjusted for family size appropriate to the unit. Health and Safety Code Section
50053 (b)(3).

17 . . . .
"[Flor those lower income households with gross incomes that exceed 60 percent of the atea median

income adjusted for family size, it shall be optional for any state or local funding agency to require that
affordable rent be established at a level not to exceed 30 percent of gross income of the household.”
Health and Safety Code Section 50053(b)(3).
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For Moderate Income Households:"®

* renting a 0 bedroom home, monthly payments may not exceed $1,678.88
* renting a 1 bedroom home, monthly payments may not exceed $1,918.13
* renting a 2 bedroom home, monthly payments may not exceed $2,158.75
* renting a 3 bedroom home, monthly payments may not exceed $2,398.00

* renting a 4 bedroom home, monthly payments may not exceed $2,590.50

In addition, for any Moderate Income Household whose income falls within the following
guidelines, it is optional for the Agency to require that affordable rent not exceed 30

percent of the gross income of the household:"

* 1person household whose income is between ~ $67,155 and  $73,250
* 2 person household whose income is between ~ $76,725 and $83,700
* 3 person household whose income is between  $86,350 and $94,200
* 4 person household whose income is between  $95,920 and $104,650
* 5 person household whose income is between $103,620 and $113,000
* 6 person household whose income is between $111,265 and $121,400
* 7 person household whose income is between  $118,965 and $129,750
* 8 person household whose income is between $126,610 and $138,150

'® Affordable Rent for Moderate Income Houscholds is the product of 30 percent times 110 percent of
area median income adjusted for family size appropriate to the unit. Health and Safety Code Section
50053 (b)(4).

19 . . ,
"[Flor those moderate income households whose gross incomes exceed 110 petrcent of the area median

income adjusted for family size, it shall be optional for any state or local funding agency to require that
affordable rent be established at a level not to exceed 30 percent of gross income of the household."
Health and Safety Code Section 50053(b)(4).
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For purposes of determining Affordable Rent, "Rent" is an average of
estimated housing costs for the next twelve months. "Rent" includes the total
of monthly payments for all of the following:”

e Use and occupancy of a housing unit and land and facilities associated
therewith.

e Any separately charged fees or service charges assessed by the lessor,
which are required of all tenants, other than security deposits.

e A reasonable allowance for utilities not included in the above costs,
including garbage collection, sewer, water, electricity, gas, and other
heating, cooking, and refrigeration fuels. Ultilities does not include
telephone service. Such an allowance shall take into consideration the
cost of an adequate level of service.!

e DPossessory interest taxes or other fees or charges assessed for the use of
land and facilities associated therewith by a public or private entity other
than the lessor.

*" 25 California Code of Regulations Section 6918

21 . -1 . . . .
Many agencies adopt the utility allowance established by their county housing authority for
this purpose.
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