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SUITE 300 TELEPHONE (916) 4495604 ’ BY THE CITY COUNCIL

November 20, 1984
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Honorable Members in Session:

SUBJECT: Conversion of a 7 unit apartment complex into condominiums. (P84-056)

LOCATION: 2710 E Street

SUMMARY

This request involves a Tentative Map and Special Permit which are necessary for
converting apartment units into condominiums. The applicant is alsc requesting a
Variance to waive certain sections of the Condominium Conversion Ordinance. This is
one of 26 condominium conversian'projects being considered under the annual review of
conversion applications for 1884. All 26 projects are located in the Central City
Community Plan area where the vacancy rate was 5.2% at the time of application.

These 26 complexes represent 205 apartment units. The adopted Condominium Conversion
Ordinance stipulates that the City shall not approve a Special Permit for conversion
unless the vacancy rate for the affected area is greater than 5%. Based on the
standards of -Ordinance No. 4329 and concern over negative effects of converting all
of these units on the rental housing stock in the Central City, staff and the
Planning Commission are recommending denial of this request.

BACKGROUND INFORMATION

On’ July 26, 1984, the Planning Commission considered 26 condominium conversion
applications with a total of 205 apartment units. At that time, staff recommended
denial of all 26 projects due to concern over the effect of converting all of these
units on the rental housing stock in the Central City and since the applications were
incomplete in that the required pest control reports and sound studies were not
provided for City review.

The hearing on these projects was continued to August 30, 1984, by the Commission to
allow the applicant time to prepare a program to mitigate concerns expressed in the
staff report. Prior to the August 30th hearing, the applicant submitted a program to
staff which included the phasing of the 26 projects over a three-year period. The
applicant also indicated that efforts were being made to secure replacement housing
through the renovation of a residential hotel in the Central City or the
rehabilitation of uninhabitable apartment units throughout the Central City. The
applicant also requested that the Planning Commission consider allowing credit for
the recently renovated Biltmore Hotel for which the owner of these complexes was
responsible.
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On August 30, 1984, staff recommended the Planning Commission approve in concept the
conversion of 46 units. This recommendation was based on a 32 unit credit staff
al lowed for the renovation of the 32 room Biltmore Hotel and because the vacancy rate
would allow for up to 14 units to be converted before the Central City vacancy rate
dropped below the minimum level allowed of 5+ percent. The applicant was unable to
provide detailed information on any additional replacement housing therefore staff

did not consider this proposal.

Staff further recommended that selection of the 46 units be based upon review of each
project under a set of criteria to determine which of the .26 projects would be most
suitable for conversion. The criteria was designed to ensure that those projects
‘recommended for conversion would contribute to the neighborhood stability, were not
located in an area with traffic and parking problems, possessed amenities and
features condusive to .individual ownership and that the complex would not require
major modifications or repairs that would disrupt the tenants.

In order to conduct a complete evaluation of these projects the applicant was
requested to furnish a pest control report and sound study for the complexes which
received the highest scores under the preliminary evaluation by staff.

On October 11, 1984, the Planning Commission recommended approval of 6 complexes
totalling 46 units. The approval was based upon compliance with the establ ished
criteria. The ‘remaining 20 projects were recommended for denial without prejudice
based upon the attached evaluation. (See Exhibit A) '

PROJECT EVALUATION

Applicant's Program

The applicant has reguested a Variance to waive the special sales and lease
provisions setforth in the Ordinance in .lieu of an alternate program, The
applicant's plan will utilize life time leases with a lease option plan, tenant
discounts on the purchase price and a sales program for qualified tenants where the
tenant can purchase a unit at a price for which the tenant is able to qualify for a
loan. Under the applicant's special sales program the applicant will carry a second
deed of trust for the difference between the sales price of the unit and the market
price with interest and principle not due until the unit is sold or is transferred.
This plan is similar te that required by the Ordinance and may prove more beneficial -
to tenants with lower incomes since the applicant's sales price is based upon the

tenants income level.

Site Characteristics

‘Number of Units: 7

Size of Unit: +two and three bedroom units

Proposed Sales Price: $60,000 to $70,000

Number of gualified low/moderate tenants: 0

Tenant or neighborhood objections: See attached letters (Exhibit C).
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The attached Exhibit A provides further detail on the specific characteristics of
this complex. This exhibit lists the criteria established to determine which of the
26 projects would be most suitable for conversion. In reviewing this complex under
the established criteria, this project was found to be deficient in many of the areas
necessary to ensure owner occupancy of the unit which is a major consideration in
allowing condominium conversion.

RECOMMENDATION

Staff and the Planning Commission recommend the following actions:
A.. Denial of the Tentative Map based on the following Findings of Fact.
B. Denial of the Special Permit based upon the attached Findings of Fact.

C. Denial of the Varjance to waive the special sales and lease provisions, based
upon attached Findings of Fact.

D. Denial of the Variance to waive the required pest control report and sound study,
based upon attached Findings of Fact.

E. Denial of the Variance to waive 2 of 7 required parking spaces, based upon
attached Findings of Fact.

F. Denial of the Variance to reduce required maneuvering space from 26' to 20',
based upon attached Findings of Fact.

Findings of Fact - Tentative Map

The proposed Tentative Map is not consistent with the General Plan Policy to prohibit
the conversion of rental housing into condominiums where the annual multiple family
housing vacancy rate is 5% or less unless mitigation measures have been proposed to
address concerns over the loss of rental housing in the Community Plan area.

Re

arty Van Duyn
Planning Direg¢gtop

pectfully submitted,

FOR CITY COUNCIL INFORMATION
WALTER J. SLIPE
CITY MANAGER

December 3, 1984

SC:1lao
District No. 4

attachments
" P84-056
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City Planning Commission
Sacramento. California

Menbers in Session:
Subject: Decision and Findings of Fact on P84-056
Location: 2710 E Street

Summarv: ©Cn August 30, 1984 the Planning Commission considered a request
to convert 26 apartment complexes into condoeminiums. The hearing was
continued to September 27, 1984 to allow further review of the projects
based upen criteria recommended by staff to determine which complexes were
mest suitable for conversion. The applicant was unable to provide the
necessary information on the pest control reports and sournd study in
adequate time for the September 27th hearing and requested this item be
continued to Gctober 11, 1984.

Background Information: ©On August 30, 1984 the Planning Commission
reviewed requests for coenverting 26 apartment complexes into cendominiums.
All 26 complexes are located in the Central City and have been submitted by

the same applicant and owner.

The staff report recommended conceptual approval of 46 of the 205 units
represented in the 26 conversion applications. The selection of those
complexes to be approved was based upon compliance with a set of criteria
developed by staff to determine which projects would benefit the community
and were most suitable for conversion. Staff's recommendation to approve
only 46 of the 203 units proposed was based upon the vacancy rate threshold
established by the conversion crdinance and concern over the effect of
converting all of these units on the rental housing stock in the Central
City. 1In recommending upproval of the 46 units staff found that. based
upon the-current vacancy rate, it was possible to ajilow 14 units to convert
before the rental vacancy rate dropped beiow the minimum level allowed of
5+%. The remaining 32 units have been recommended for approval since staff
found the appl icant's rehabilitation of the 32 unit Biltmore Hotel tou be a
satisfactory measure in mitigating concern over the loss of réntal housing

in this area.

Based upon the current vacancy rate and the mitigation measures offered by
the applicant, the Planning Commission recommended approval of the staff
report. The Commission directed staff to review the 26 projects based upon
the criteria outlined in the staff report and te¢ return back to the
Commission with the results of this review.

Staff is submitting nine projects totalling 75 units for the Commission's,
"tonsideration. Although the Commission's action was to recommend approval
.on 46 units. the additional units are being submitted in the event that one

of the top ranking projects is eliminated from consideration due to public
testimony or for other reasons, (See attached list of nine projects in

order of preference by score.)

PB4-056 : October 11. 1984 ltem 23
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Those projects not being recommended for approval at this time are to be
denied without prejudice and the one vear restriction on submitting a new

application is to be waived.

Based upon compliance with the review ¢riteria (see attached Exhibit A}

this complex was found deficient of many of the features determined to be
essential for encouraging owner cccupied housing. Staff is, therefore,
recommending denial of this request. '

Recommendation: Staff recommends the following actions:

A,

Denial of the Tentative Map:

Denial of the Spec1al Permit based upon fJndJngq of fact which
follow;

Denial of the Variance to waive the special sales and lease
provisions, based upon findings of fact to follow;

Denial of the Variance to waive the required pest control reporf and
sound study, based upon findings of fact to follow;

Denial of the Variance to waive two of seven required parklng
spaces, based upon findings of fact to follaow;

Denial of the Variance to reduce required maneuvering space from 26'
te 20', based upon findings of fact to follow.

Findings of Fact - Special Permit

1. The proposed conversion application is not consistent with the
Housing Element of the General Plar or the Zoning Ordinance in
that the approval of this project will reduce the vacancy rate
below the minimum allowed for conversion. -

The applicant has not proposed any measures that will
successful ly mitigate the adverse effect on the rental housing
stock and it is expected that tenant displacement and
relocation problems will result with this conversion.

2. Adequate comparable replacement housing will not be avajilable
since this project, along with all the others proposed for
conversion this year, represents a considerable number of the
newer rentals in the Central City with comparable rents and
housing type.

3. The preject does not meet the required development standards

for condominium conversion in that adequate parking is

‘ vnavailable as it relates to the number of spaces provided

and/or maneuvering space and the applicant is proposing this
requirement be waived.’ '

PB4-056 October 11, 1884 Item 25
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This project represents a unique and needed rental housing
resource in the Central City considering the number of similar
rental housing opportunities which have been approved for
conversion or are being proposed this vear. It is, therefore.
expected that tenant displacement problems will result with
this proposed conversion.

Findings of Fact - Variance

1.

As proposed, the variance would be injurious to the public
welfare or other property owners In the area in that adsguate
parking will not be available on-site and this could create
parking and traffic problems for future homeowners and other
residents in the neighborhood since this project is located in
a neighborhood with existing traffic and parking problenms.

As proposed, the variance is contrary to the Zoning Code for
condominium conversions which requires one parking space per
dwelling unit.

The proposed variance to waive the required sound study and
pest control report constitutes a special privilege extended
to one property owner in that other property owners have
complied with this reguirement and there are no special

_tircumstances to warrant approving this request.

Respectfully submitted,

feg

Art Gee,

e

Principal Planner

SC:sg

P84-056

October 11, 1984 ' . item
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2710 E Street Txhibit. A
b34-356
" - 9 Points

7 Units COXDOMINIUY CONVERSION
PROJECT REVIEW CRITERIA - CENTRAL CITY
PHYSICAL FEATURES

(3.3) The conversion will contribute to neighberhood stabililty.

Ownership is consistent with other re

The surreounding area is predofir

conversion is consistent with zpplicable community

@O -

c. The
planp goals;

(3.9) The units contain amenities which encourages ownership:

a. Cseable balcony or patio;

d. Storage space or room;
Znergy consarvation items;
f. Custom architectural design (interior) : _

g Central heat and air:

h. Dishwusher;

{1.8) 3. The preoject site contains cmenities which encourzges ownership:

a. - Rot Jocated on 3 m2jor street; -

P P, -
arking:

L™

b. Coverced or cnclosed g

pece or recreztional facilities:

4]

c. Common uscezble open

e. 1 to 1 parking; '
f. On =treet parking available;

At least 30% of copen common area is landscaped with living vegetaticn:

O
O
O
(® 4. security featurcs:
O
O
®
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X

O

OOOO

k. Actomatic irrigation:
i. Standurd access and maneuvering

j; Private entries;-

| 5
Q
]

k. Custom architectural design {exteri

t in minimal @

The condition of the units and site will resul isturkance to the
tenants during necessary repairs and upgrading and will additionally z2ssist in
vroviding more affecrcdable units:

a. Minimal modificzztions z2re necessary o meet noise ©
b. X0 m2jor pest damaze;

c. No evidence of neglect of :

d. Xo evidence of neglect or routine



Proiects

' P84-040

2617 'D' Street

P84-041
2216 'T' Street

P84-0514
2326 'V' Street

PB4-046
615-23rd Street

PB4-052
2117-22nd Street

P84-063
414-23rd Street

Alternate Projects

P84-050 " -
2116 'D' Street

P84-051
2712 '"E' Street

PB4-047
515-18th Street

Yz ./

111

1.1

I

9.8

0.3

)

.6

2.4

Total Points

17

14.
16.
14,
15.

14.

14,
14.

11,

.7

EXHIBIT B

- .

No. Units

14 units
7 units

7 units-

4 ynits

10 units

4 units

46 units

9 units
16 units

(delete)

- -

- - -

= e Ll
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City Planning Department
City of Sacramento

927 Tenth Street
Sacramento, California

Re: Proposed Project No. P84-056
Property located at 2710 E Street
Date of Hearing: HMay 31, 1984, 5:30 P.I.

Gentlemen:

Regarding the proposal to convert the seven apartments
at the above location intc condominium units I have the
following comments:

We are property owrers residing within the 300 feet limit
of the proposed conversation and are objecting as follows:

As to the variance to waive two of the required parking
spaces, the area on 27th Street between E and F has a
present critical parking problem and receives the overflow
from a density of apartments on E and F. The area on 27th
Street between E and F has 25 apartments and/or single family
dwellings making sireet parking highly inadequate. Usually
the alley behind 2710 E Street has one to six cars parked
there sometime during the day. DMr. Ewing is required to use
a wheel chair at times and if the parking space in front of
our residence is taken, 1t is difficult and sometimes impos-
gible for him 1o use 1it.

As to the other varilances reguested, I am sure these reguire-
ments were made after careful consideration by the city to
protect innocent buyers and I can see no reason why they
should be waived.

As to the actual conversation from apartments, I have no
reason to object if all of the requirements of the city as
presently set forth are met and none of the variances granted.

Very truly yours,

520 27th St
Sacramento, California



May 30, 1984

Planrming Director :
City Planning Department
927 Tenth Street, Suite 300
Saeramento CA 95814

Re: PB4-051 2712 E Street, Sacto, APN: 003-152-23
PB4-056 2710 E Street, Sacte, APN 003-152-05

T Sip:

"o We hereby voice concern re proposed ch&nge cofabove apartmers to condomirdums for o
the following reasons:

1; There never has been sufficient parking for the
above apartments, Alley is an obstacle course for 2 fire truck,

2, Wﬁste disposél situation at 2710 E Street has never
been resolved, Dumpster takes up some of parking area
and causes damage to adjacent buildirg,

3. Cutting parking maneuvering space by 6' will - .- P
create more corgestlion and frayed tempers,

4, Re 2712 E Street, who is to guarantee buyers of said
condominiums will drive compact cars?

What is surprising about all this is that adjacent property owners were not noti-
fied of walvers of needed parking when these units were first built, In fact,
there never was a notification re the building of same, -- .

Yours truly, .
/. / fo
_J "5& ?“/ ‘r’f’fj /M/ s ; :]{/‘2’:;-;{-_\_ .
William H, & Wynne Martin

7315 Ridge Road -
Newcastle, CA 95658 -
- - (Cwners of ‘adjacent Parcel
wm : ’ ' facing 27th Street)
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The City of Sacramento
Utility Services
915 I Street, Room 104
Seeramento, CA -

Re: Damage to building sbuttinz Foxton Apartments
(Parecel 003-152-0500 City of Sacramento)

The Foxton Apartments abut the rear of owrrproperty which runs paralell with
the alley between E and F Streets in Sacramento: said alley connects 27th and
28th Streets, '

Despite mumerous cortacts with your waste disposal department amd a meeting
at the site with your superviser, the dumpster for the Foxton Apartments is
backed up to our building and the 1id has damaged the asphalt shingles, This
is a constant problem and grows worse as time passes, At one point the
dumpster was moved to the other side of the parking arez but was almost im-
mediately moved back against cur buildirg because of insufficient parking.

This ia to advise that because asphalt shingles are impossible to find to
patch onr trilding we will have no alternative but to replace thet entire
side of the building with siding at considerable cost to the Waste Disposal
Department of the City of Sacramento.

We urge irmediate and final resclution to thls problem becarvse the owrers of

Foxton Apartments are seeking to meke these apartments into condominiums: a
cendition which we consider will only compound the problems of*waste dispossl
and *parking,

Yery truly yours,

William B, Martin/Wynne A Martin
7315 Ridge Road
Neweastls, CA 95658

wm
* When these apartments were built apparently there never was sufficient
provision mede for adequate waste disposal and parking.

ee: City Planming Comnissionb///

7



. STAFF REPORT AMENDED 7-10-84
. CITY PLANNING COMMISSION

927 10TH STREET, SUITE 300 - SACRAMENTO, CALIFORNIA 95814

- appLICANT, JTS Engineering, 811 'J' Street, Sacramento, CA 95814
Foxton Auartments, 2050 Pioneer Court, #204, San Mateo, CA 94403

OWNER

| prang BY.-JTS Enc1neer1nq, 811 'J' Street, Sacramento, CA 95814

 FILING DATE__1-31-84 50 DAY CPC ACTION DATE . _REPORT BY:_JP
NEGATIVE DEC_EX- 15301(k) gm_ —_ASSESSOR'S PCL. NO 003-152-08,

APPLICATION: 1. Tentatuve Map to divide a 0. 151 acre s1te developed w1th seven
- ' apartment units, into one common lot for seven airspace condominium
units in the S1ngle Family (R-1B) zone;

2. Special Permit to convert seven apartment units into condominium ;

3. Variance to waive the spec1al sales and lease provisions (Section
28-C-5(a);

4, Variance to waive ‘the. requwred pest control report and 50und study
(Section 28-C-1(c);

5. Variance to waive two of seven required parking spaces
Section 2B-C-3(a);

6. Variance to reduce the required parking maneuvering space from 26°
to 20' (Section 6-C-1(a).

LOCATION:- 2?10 E Street

SUMMARY = The Foxton Apartments consist of a seven unit apartment complex located in the
Central City. . The applicant is proposing to convert these units into individual _
ownership., The vacancy rate in the Central City is presently 5,2 percent, which is above
the required minimum for allowing the conversion of rental housing into condomin{ums,
however, these complexes represent 2,8% of rental housing stock in the Central City and
if all the units were converted the vacancy would be reduced below that allowed.

PROJECT INFORMATION:
1974 General -Plan Designation: Residential
1980 Central City Community

Plan Designation: Low Density Residential
Existing Zoning of Site: ‘R-18
Existing Land Use of Site: Apartment Complex (seven units)

Surrounding Land Use and Zoning:
North: Single & multi-family residentwal R-1B
South: Single & multi-family residential; R-1B
East: Single & multi-family res1dent1a1‘ R-1B
West: Sing]e & multi- famwly residential; R-1B

Parking Required: Seven spaces

Parking Provided: _ Two spaces

Property Dimensions: - 40+' x 160¢'

Property Area: 0.15¢ acres

Density of Development: 47 units per acre

Square Footage of Units: 880+ sq. ft. - 1,100+ sq. ft.
Height of Structure: Two story; 19 ft.

Significant Features of Site: Existing apartment
Topography: , Flat

APPLC. NO.P84-056 . MEETING DATE __May 31, 1984 cpC ITEM No. 20
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Street Improvements/Utilities: Existing
Exterior Building Colors: -~ Dark red and brown
Exterior BuiIding Materials: Brick, stucco, cedar shake, plywood

SUBDIVISION REVIEW COMMITTEE RECOMMENDATION: On April 18, 1984, by a vote of five ayes,
three absent, and one abstention, the Subdivision Review Committee recommended approval
of this map, subject to the conditions attached in Exhibit A,

. APPLICANTS' ALTERNATIVE RELOCATION AND SALES AND LEASE PLAN
RELOCATION PLAN ‘

Required 1. . A public hearihg, as required by City Ordinance, shall be held
Sec.28-2(B} at a convenient location so the owners and tenants may fully
, : discuss all aspects of this project.

Not - 2. Each tenant should be given the opportunity to personally con-
Requi - sult with the owner or their agent as to all aspects of the

' project and how they apply specifically to that particular tenant,
Not 3. Upon approval of the condominium conversion permit and commence-
Required ment of sale of the units, the owners or their representatives

shall be available to the tenants on a continuing basis until all
have been properly relocated, have purchased their units, or
executed long-term leases. The owners shall remain involved
with the project through to its satisfactory conclusion for all

concerned,
Not 4, If the conversion permit i1s approved, the owners agree to report
Required any written grievances they receive from any tenant to the City

Planning Commission during the initial conversion process., The
owners will also report any actions taken regarding these grie-
vances, any necessary action taken to prevent recurrence of
similar problems,

Required 5. Each eligible tenant has the right to receive relocation assis-

Sec.28-C-5{b) tance and relocation allowances from the applicant, Any tenant
that holds a 1ifeterm lease in effect, is justly evicted, or ter-
minates tenancy on his or her own accord is ineligible for all
relocation assistance and allowances.

Relocation assistance and allowances will include the following:

A. Rental housing availabi1ityvreports of comparable units
within the area.

B. Transportation, if necessary, will be provided at the

expense of the owner to any of the comparable units
listed in the report,
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C. A relocation allowance of $600 or the payment of all mov-
ing expenses, unless the tenant moves more than 50 miles
away from the subject property. A move of more than 50
miles makes the tenant 1ne1191b1e for re1ocatlon a1lowances.

The ordinance requires that the app]1cant pay a relocation

fee of $600 or $500 if the unit is furnished, or the actual
moving costs for all eligible tenants who wish to relocate,
The tenants who are moving outside of the SMSA (Sacramento

Metropolitan Statistical Area) are to be provided the relo-
cation fee of $500 or $600 only.

D. Low income, e1der1y, fandicapped and single parents with
a minor child at home will be provided with the following:

I, paymeht of the last month's rent in the new unit;

2. transfer of all deposits, minus damages to the
new unit, at the option of the tenant;

3. payment of ahy.rentai difference of up to $100
per month for a period of one year,

Not " 6. Unless it places an unreasonable economic burden on the owner,

Required they shall make units within the project available and affordable
to eligible Tow and moderate income tenants in the same ratio as
they now exist {as of January 31, 1984) in the complex,

Required 7. No tenant will be unjustly evicted and no tenant's rent will be
Sec.28-C-5(f) increased (1) more frequently than once every six months or {2} in
' an amount greater than the increase in fair market rents as esta- °
blished by HUD for assisted units on an annualized basis. This
does not apply, however, if a tenant's existing lease already
calls for a rent increase or if his or her relocation has not
been completed by January 31, 1986,

Required 8. Leases for special eligible tenants will be unconditionally offered

Sec,28-L-5(d) to each eligible tenant who is elderly, or handicapped, and to each
qualified Tow and moderate income tenant who does not purchase a
unit under the sales program, a written lease for a term of three
(3) years on the unit in which the tenant resides at the time the
special permit is approved or a comparable unit within the project,
Each such lease shall provide that the tenant shall have four (4)
successive options to renew the lease upon the terms and conditions
of each original lease, The rental paid for the first year of the
original lease shall be the rental paid by the tenant on the date
that the notice of intent to convert was filed., Thereafter, the
rental may be increased annually on the anniversary date of the
Tease, commencing with the first anniversary date; provided,
however, that the annua] percentage increase in rent shall not
exceed 7%.
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Not 9, All tenants who are tenants at the time the special permit fis

Required approved are eligible for a lifetime lease. The holder of this
lifetime lease is not entitled to receive any relocation assis-
tance or benefits or execute the three {3) year lease for special
eligible tenants, detailed in #4 above, This lifeterm lease
.1ncludes a 1ease-opt1on p]an and rent control prov1s1ons.

~ The maximum rent outlined in the rental agreement submitted by
the appllcant will be no more frequent than every six months
nor in an amount to exceed the consumer price index for the
same period :

APPLICANTS' PURCHASE INCENTIVES FOR LOW AND MODERATE INCOME TENANTS

[

In addition to a higher level of maintenance and repair, residents of the condominiums
will receive the equity build-up, appreciation, and substantial tax advantage inherent in
home ownership. For many of the tenants in this project, the conversion may be a mean-
ingful opportunity to purchase a home, .

Not 1. All current tenants, at the time the units are offered for sale,

Required will be given special purchase incentives that will help make
the purchase of a home affordable. The following discounts will
be offered to all tenants: :

A. A minimum 4% discount from the initial selling price of
' the unit to the general public;

B. A minimum 7% discount from the initial selling price of
the unit to general public purchasers will be given to
all tenants 62 years of age or older, handicapped or
disabled; - ‘

C. A $1,000 to $1,500 additional discount of f of the pur-
chase price to all buyers who purchase a unit in an “as
is" condition, excluding any City required renovations,

Not 2.' The following lease-option purchase plan will be available to all
Required . tenants who hold a lifetime Jease:

A, The tenant is granted the option of selling back the lifa-
time lease to the owners for 25% of all rent paid from the
date of execution of the lease. The value will not be less
than 25% of ten (10) months rent, or more than 25% of
eighteen (18) months rent, This sum will be credited
exclusively towards the cash downpayment when the tenant
has completed contract to purchase a unit, The owner is
obligated to buy the Tifetime lease at the time the tenant
has completed contract to purchase a unit, The contract
purchase shall be at the market rate minus discounts, If
tenant has not executed a contract to purchase within 30
days from notification of the commencement date of unit
sales, then the owner is no longer obligated to purchase
the 1ifetime lease,

P84-056 May 31, 1984 | Item 20
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3. The owner shall offer for sale to all qualified Tow and moderate

Required income tenants the unit in which they live at the time the special

permit for the conversion project is approved, or a comparable
unit within the project, at terms that are affordable to the
tenant, The applicant will use FHA single family purchase pro-
grams or any other programs available,

The terms shall be at which the tenant can qualify for financing,
through an established financial institution, for the unit for
a minimum of thirty (30) years and for which the total monthly
housing costs would not exceed 35% of the tenant's monthly income,

Whenever a unit is sold to a qualified tenant, the unit shall be
encumbered by a second deed of trust securing an obligation in an
-amount equal to the difference between the amount of the note
secured by the first deed of trust plus the downpayment and the
sale price., The beneficiary under the second deed of trust shall
be the owner. ' ~ ' '

The second deed of trust shall provide for the following:

A. Simple interest on the amount secured shall accrue at a
rate not exceeding 5% per annum;

- B. Neither principal nor interest shall be payable until
the obligation secured by the second deed of trust has
matured. The obligation shall mature when the unit
is conveyed, transferred, leased, rented or otherwise
alienated by the tenant, '

If, at the time the offer for sale at affordable terms {s made
the assets of the qualified tenant are not sufficient to cover
the downpayment and closing costs on the unit required by the
financing on the unit, the owner shall pay all or a portion of
the amount secured by the second deed of trust on the unit,

The qualified tenant shall have 90 days from the date the
~offer is made to accept the offer of sale,

STAFF_EVALUATION: Staff has the following comments regarding this request:

1.

Currently the multiple family rental housing vacancy rate in the Central
City is 5.2%. This vacancy rate was determined from a survey of 7,227
units located in the Central City. This project is one of 26 proposed con-
dominium conversion applications within the Central City this year, These
26 applications represent 205 units or 2.8% of the rental housing stock
within the Central City. If all of these projects were to be approved for
conversion to condominiums, the rental vacancy rate would be reduced to
2.4% which is below the minimum vacancy rate allowed for conversion of ‘
5+% or greater, It is, therefore, only possible to approve, at the very
most, 14 of these units or 0,19% of the housing stock before the vacancy
rate will be reduced below the allowable level for conversion,
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2. In addition to these 26 proposed projects, the City Council approved two
condominium conversion projects within the Central City in 1983, The two
projects approved for conversion in 1983 represented 47 uynits or 0.6% of the
rental housing stock, These units have not yet converted, however, when
they do convert it is expected that the vacancy rate will further dec11ne.

3. The 26 app]ications being considered for conversion this year have been
'~ submitted by the same appliant and group of owners, These same individuals

represented the two projects approved in the Central City last year. Most
of these projects were constructed within the last 10-15 years and provide
similar housing opportunities and rents with very few exceptions. Since
these projects alone consist of 3% of the total rental housing stock in
the CentralsCity and they represent a large portion of the newer rental
housing, it is expected that adequate comparable rental housing will not
be ava11ab1e if all these projects are approved,

4, . In submitting these 26 applications the applicant requested that the City
waive the required pest control reports and sound studies which are used
in evaluating condominium conversion projects. These reports are valuable

. in determining the suitability of a project for conversion purposes by
providing information on the physical condition of the structure and the
measures that will be necessary to meet required code if possible, Due

"to the large number of applications received this year, the information
provided by these studies would have proved valuable in deciding which
project, or projects, should be approved since it is not possible to
approve ali of the requests in light of the concern over the vacancy
rate.

5. The applicant has also requested a variance to waive the special sales and
lease provisions outlined in the ordinance in lieu of an alternative
program, The applicant is, however, proposing to offer the relocation
assistance required by the ordinance. In addition, the applicant is offer-
ing a lifetime lease to all eligible tenants, Staff has reviewed the lease
to be used and has no objections to this proposal especially since the
long term lease outlined in the ordinance is also available at the oaption
of the tenant, The most significant feature of the applicant's alterna~-
tive sales and Tease program is the use of a lease option plan which will
altow a portion of the tenants' monthly rent to be applied to the downpay-
ment on the unit if the tenant elects to purchase, The applicant's special
sales program for qualified low and moderate income tenants is similar to
that required by the ordinance in that the applicant will offer the unit
to the tenant at an affordable price and carry a second deed of trust for
the difference between the sales price and the market price., The main
difference between the applicant’'s plan and the ordinance is that the
applicant will be offering the unit to the qualified tenant at a price
for which the tenant is able to secure a loan instead of the apartment
market price as set forth in the ordinance, This provision will aid in

providing ownership opportunities for tenants with lower incomes since
the purchase price of the unit is determined by the tenants' income and
ability to pay for the unit, Staff, therefore, supports the applicant's
request to use an alternative program for the special sales and lease
provisions, '
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6. In reviewing the rental history of these projects, staff noted concern
over the number and percentage of rent increases in recent months, .
Some units have had rental increases of up to 20% in the last year.

- These excessive rent increases may have forced a number of the tenants
out of the complex prior to app11cat1on and subsequently reduced the
number of eligible tentants who could possibly benefit from the tenant -
provisions offered by the applicant, Of the 205 households residing in
the 26 projects proposed for conversion, only 135 tenants are considered
eligible since the remainder have moved into the complex subsequent to
the applicant's notice of intent to convert, ,

7... At the present time, none of the 26 projects being considered for con-
version to condominium comply with the required development standards,
None of the complexes provide the parking required by the ordinance,

The required two hour fire separation.is not provided and it will be
necessary to construct a two hour fire wall or provide approved fire
sprinkters in the units, Since a sound study was not performed on

these projects, it is impossible to determine what modifications will be
necessary to meet the minimum sound impact and transmission levels required
by the ordinance. In addition to these deficiencies, the City Building
Inspections Division indicated a number of code violations which were pre-
‘sent in these projects. The Building Division found various electrical
and structural building code deficiencies in this complex.

8.  The subject complex consists of one structure containing seven townhouse apartment
units ranging in size from six 880t square foot, two bedroom units to one 1 ,100%
square foot three bedroom unit. Each unit has a fireplace and a private patio.

In addition, the three bedroom unit has. a private balcony,

Common areas include the central mail box unit at the north entrance, the land-
scaped walkway along the western property line and the laundry room located at
the southern end of the structure., Several mature trees line the western waTk-
way, enhancing the appearance of the site. No enclosed trash area is provided
on the site; the trash is collected in a dumpster located in the parking area,

There are five parking spaces located at the rear of the subject site with
access from the alley. Currently, these parking spaces are not striped and
one space is occupied by the trash dumpster, The provided parking does not
~meet the parking requirement of one space per each unit for condominium
conversions,

In addition, the only maneuvering area provided for vehicles using the parking
Spates is the adjacent 20 foot wide alley. -This.alley does not provide the
minimum 26 foot wide maneuvering area required by the Zoning Ordinance,

Regarding the exterior appearance of the complex, Planning and Bu11d1ng Divi-
sion staff have noted that the exterior plywood on the structure is in need of
na1ntenance and repa1r.

In conclusion, this seven unit complex does not meet minimum development standards and

building code requirements relating to condominfum conversion projects. ' In addition,
potential problems would be created for homeowners who would have to compete for avajlable
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on-site parking, This portion of E Street is heavily traveled and a number of multiple
family units are located in the area, making on-street parking severly limited, I[f this
-project was approved along with the other apartment complexes proposed for conversion,
the vacancy rate in the Central City would be reduced to 2.4%, below the minimum 5+%
vacancy rate allowed for conversions, This structure is not sutitable for conversion to’
condominiums; staff, therefore, recommends denial of the project,

ENVIRONMENTAL DETERMINATION: The proposed project is exempt from env1ronmenta1 rev1ew
' pursuant to State CEQA Guidelines (Sec. 15301(k)).

STAFF RECOMMENDATION: STaff recommends the following actions:

1.- Denial of the Tentative Map;.
2. Denial of the Special Permit based upon findings of fact which follow;

3. - Denial of the Variance to waive the special sales and lease provisions
"~ based upon findngs of fact to follow;

4, Denial of the Variance to waive the required pest control report and sound
study, based upon findings of fact to fo]low° .

5. Denial of the Variance to waive two of seven required park1ng spaces
based upon findings of fact to follow;

b Denial of the Variance to waive required maneuvering'Space from 26'
to 20' based upon findings of fact to follow.

Findings of Fact - Special Permit

A. The proposed conversion application is not consistent with the Housing
Element of the General Plan or the Zoning Ordinance in that approval
of this project will reduce the vacancy rate below the minimum allowed

for conversion.

The applicant has not proposed any measures that will successfully
mitigate the adverse effect on the rental housing stock and it is
expected that tenant d1splacement and relocation problems w1ll
result with this conversion,

B. Adequate comparable replacement housing will not be available since
this project, along with all the others proposed for conversion this
year, represent a considerable number of the newer rentals in the
Central City with comparable rents and housing type,

C. The project does not meet the required development standards for .con-
dominium conversion in that adequate parking is unavailable as it
relates to the number of spaces provided and/or maneuvering space
and the applicant is proposing this requirement be waived.
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This project represents a unique and needed rental housing resource
in the Central City considering the number of similar rental housing

opportunities which have been approved for conversion or are being

proposed this year, It is, therefore, expected that tenant dlsplace-

“nent problems will result with this proposed conversion,

Findings of Fact - Variance

A,

P84-056

As proposed, the variance would be injuriocus to the public welfare
r other property owners in the area in that adequate parking will
not be available on-site and this could create parking and traffic
problems for future homeowners and other residents in the
neighborhood.

As proposed, the variance is contrary to the Zoning Code for con-
dominium conversions which requires one parking space per dwelling
unit,

The proposed variance to waive the required sound study and pest
control report constitutes a special privilege extended to one
property owner in that other property owners have complied with
this requ1rement and there are no special c1rcumstances to warrant
approv1ng this request.

May 31, 1984
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EXHIBIT A

TENTATIVE MAP CONDITIONS (P84-056)

The applicant shall satisfy each of the following conditions prior to filing the

~ “final map unless a different time for compliance is established through an approved

subdivision improvement agreement,

l.

If street lights do not Eurrent1y exist then the applicant/owner shall enter into
an agreement with the City to participate in any future assessment district to
provide street lights when they are installed in the neighborhood,

If on-site parking is provided from an unimproved alley then the applicant/owner
shall improve the alley to City standards from the closest public street through
the entire length of the SUbJeCt property to the satisfaction of the Public Works
Department.

Separate water and sewer services are required for each lot. The existing water
and sewer services shall be located and main extensions or reconstruction may be

required to meet City code. This will be provided to the satisfaction of the
Public Works Department prior to final map approval,

Water and sewer service shall comply with Sec. 28-C-3-b (i) & fii) of the Zoning
Ordinance, :

Sound transmission and sound impact levels shall meet the minimum standards set
forth in Sec. 28-L-3 {c} of the Zoning Ordinance. A sound study shall be

submitted to County Health for review and approval prior to filing a final map.

Each unit shall meet the minimum fire safety standards set forth in Sec. 28-C-3
(d) of the Zoning Ordinance, .

All existing assessments shall be paid.

The f0110w1ng safety and crime prevent1on measures shall be provided where
applicabtle:

a. All open parking lots and carports shall be provided with a minimum
maintained one footcandle of light as measured at the parking surface from
one-half hour before sunset until one-half hour after sunrise. All l1ght1ng
devices shall be equipped with weather and vandal resistant covers.

b. Afsles, passageways and recesses related to and withih the complex shall be
illuminated with an intensity of at least twenty-five one-hundredths (.25).
maintained minimum of light as measured at ground level during the hours of
darkness. These ]lghtlng devices shall be protected by weather and vandal
re515tant covers,

€. All building numbers and street addresses shall be clearly visible from all
public or private accesses, The street and building numbers shall be no less
than four inches in height and of a contrasting color to their background.

d. Parking spaces shall be numbered in such a manner that the space numbers do
not correspond to the addresses or unit numbers of residences,

[}
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(P84-056)

e,

AT} single swing entry doors shall be of the solid core type and be equ1pped

- with a single cylinder deadbolt lock meeting the following minimum standards:

1) the bolt shall have a throw of at least one inch and be constructed $0 as
to repel cutt1ng tool attack;

2) the cylinder of the deadbolt shall be equipped w1th a guard designed to
repel attack by prying or wrenching;

3) the deadbolt shall be of the pin tumbler type with-a minimum of five pins,

A1l door hinges shall be secured with a minimum of two (2) number eight
screws which must penetrate at least two {2) inches 1nto solid backing beyond

~ the frame to which the hinge is attached.

The strike plates designed to receive the deadbolt locks shall be constructed

of a minimum 16 U,A. Gauge steel, bronze or brass, and shall be secured to a
wood jam with not less than 2 No. .8 screws which must penetrate at least 2
inches into solid backing beyond the surface to which the strike is attached,
Strike plates attached to metal jambs sha11 be secured with a minimum of 4
number 3 machine SCrews.

11ding door and window assemblies shall be so designed that the door/window
cannot be lifted from the track when the door or window is in the closed
position on the first floor only. :

-

Sliding door assemblies shall have an auxiliary locking device permanently
mounted on the interior and which is not accessible from the exterior, first
floor only.

All primary egress doors shall be so equipped as to provide the occupant with

a clear view of that area immediately outside the door when the door is
closed, This view may be provided by a one-way door viewer designed to
provide at a minimum 1800 yield of view,

The declaration of cond1t10ns ¢onvenant and restrictions shall give the
officers .of the home owners' assoc1at1on strong and specific powars to have
towed away all unauthorized parked vehicles from non-dedicated streets,
alleys and parking lots.

Nothing in the declaration of conditions, covenants and restrictions shall
prohibit a resident from placing Home Alert (Neighborhood Watch) decals,
operation identificatfon decals and intrusion alarm warning decals in the1r
windows in a reasonable manner,




(P84-056)

9."
10,

11,

i2.

13.
14,

15.

16..

“Ground fault circuit-intebrupters shall be provihed in all bafhroom receptacles, -

A1l units-shall comply with Article XXII of Chapter 9 of the C1ty Code for energy
conservation requirements.

Trash enclosures for dumpsters shall not be located nearer than 10 feet to
combustibie material nor beneath a window when adjacent to non-combustible
structures. The trash enclosure or dumpster shall not be located in the requ1red

off—street park1ng spaces.

A1l roof- mounted fuel gas piping, sheet metal ducts and condensate draans shall
be properly supported. '

Each dwellingjunit shall belprovided with an approved smoke detector.

The house paneT in the electric service room shall be prov1ded with an approved
cover,

The exterior p1ywood shall be repaired and refinished.

The app11cant shall prov1de replacement housing options in the form of lease,
ownership, or comparable replacement housing opportunities to existing tenants,
as specified in the special permit conditions for this project. Assurances of
compliance with such conditions or City approved alternatives, meeting the intent
of the City Zoning Ordinance, shall be provided prior to final map approval.



EXHIBIT B

RESIDENT SURVEY

For Resident(s) of 2710 £ Street

_1.
2.

: _Under Hhat cond1t10ns?

How long have you been a resident of this complex?. yeare B modtﬁs

1 - over 1 year; 1 - less than 1 year,

Why did you move into this complex? Check most important reasons(s).

a. _2 close towork b, _1 close to services (shopping, church, etc.)
¢. ___ good management d. _1_ amenities e, __ like rent rates

fo . other

Hoﬁ'long do.you plan on 11v1ng at this comp]ex? 2 unknown .or year(s).

If th1s progect is. offered for sale within the price range est1mated {price

ranges will be disclosed to you by the owner) for the project, are you _

Jinterested in purchas1ng the unit in which you-are now living, or another in
the comp?ex? —_Yes _2 no _ ___undecided

If you are unable to purchase a unit, will you be ab1e to locate a comparab?e
un1t to rent within this v1c1n1ty7 yes no 2 uncertain,

Are you a speq1al_category tenant?: check space if dbb?icable:.

a. 63 years of age or older

b. Hand1capped or disabled ___

C. Low or moderate income as defined by U.S. Department of Housing and
Urban Development: Low Mod, ___ (See attached tab]e to
determine income status.,) _ '

d, Single head of household residing with one or more minor (under age
18) ch1?dren .

Do you approve in pr1nc1p1e of this proposed conversion to condom1n1um
housing? ___ yes no 2 undecided Why or why not?

- response - doesn'f feel that there is adequate rentalrhous1ng-ddwntown

Do you have any comments related to the owner's request?

B response - Front doors shod]d'be brought up to Building Codeistandards.
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SACRAMENTO CiITY PL_ANNING DEPARTMENT
Application Information Appllcuhon taken by/date: 1/31/84

Project Location__2710 'E' Street | P 5’5{*05@

Assessor Parcel No. 003-152-05

Owners - Foxton Apartments , Phone No.
. Address __ 2050 Pioneer Court, #204, San Mateo, CA 94403

Applicant __ JTS Engineering, Inc. ~ » Phone No.

Address__ 822 'J' Street, Sacramento, CA 95814 , T ,
Signature__ __C.P.C. Miqg. Date 10/11/84
REQUESTED ENTITLEMENTS ACTION ON ENTITLEMENTS - Fifing
' . : Commission date Councii date Fees

KX Environ. Determinction  Exempt 15301(k) 10-11-84 B

[J Genera! Plon Amend ~ i . o . . $

7 . . Res. :

3 Community Plan Amend . : : ; o $
R _ 7 : Res._ '

[J Rezone : : . . - . } . $

, _ . . Ord____ :

KX Tentative Map to divide 0.15+ ac. developed with seven . RD - $
apartment units inte one common lot for seven ' L R o
airspace condominium units in R-1R zone . Res .

k% Special Permit "to convert seven antj;mgnt, “n]js RDF R
into _condominiums

kX varionces to waive special sales and lease - ROF 4
qrovisions; Variance to waive required pest - RDE-

1trol and sound study; Variance to waive two of . RDF ,

EXPIe XREMEW seven required parking spaces; Variance - RDF '$

to rediice required parking maneuvering space .
from 26 ft., to 20 ft.

0 puo S . ' : , $
[J Other - . ' . . , . _ $

B . _ - FEE TOTAL $.
Sent %o Applicant: _ ' . ‘ By:._ - ' < ) RECEIPT NO. e
L - ate : o Sec. to Planning Commission i By/date VA 1/8
Key to Entitlement Actions - _ | L VR — =
R - Ratified ' ' D - Denied IAF -~ Intent to Approve based on Findiags of Fact
Cd - Continued -~ . RD - Recommend Denial AFF- Approved based on Findings of Fact-
A ~ Approved ) RA - Recommend Approval . : RPC- Return fo Planning Commission

AC— Approved W/conditions RAC-Recommend Approval W/conditions CSR- Condition Indicoted on ottached Staff Report
AA- Approved W/amended conditions RMC-Recommend Approval W/amended conditions . .

NOTE: There is o thirty (30) consecutive doy appsal period from date of approval.Action cuthorized by this document shall not be
conducted in such @ manner as to consitute o public nuisance.Violation of any of the foregoing conditions will consitute grounds for revocation
of this permit.Building permits are required in the avent any building construction is planned.The County Assessor is notified of actions

token on rezonings,special permits cnd vorionces, P ge{,@'@
Gold-appilcun‘r receipt White-appticent permit  Green- expiration book  Yellow -department file Pink—permit book -
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December 10, 1984

JTS Engineering
811 J Street
Sacramento, CA 95814

Dear Gentliemen:

On December 3, 1984, the City Council adopted Findings of Fact denying
condominium conversion for the following matter:

Request for a Special Permit to convert an apartment to
condominium, Variances to waive provisions of the
Condominium Conversion Ordinance and a Variance to waive
required parking for property located at 2710 E Street.
(P84-056)

Enclosed, for your records, is a certified copy of said Findings of Fact.

Sincerely,

Anne Mason
Assistant City Clerk

LM/dbp/19
Enclosure: Findings of Faet
cc: Planning Department

Foxton Apartments

2050 Pioneer Court, #204
San Mateo, CA 94403

the



Request by JTS Engineering for a Special Permit )

to convert an apartment to condominium, Variances }- NOTICE OF DECISION
to waive provisions of the Condominium Conversion ) AND
Ordinance and a Variance to waive required parking) FINDINGS OF FACT

for property located at 2710 E Street (P84-056) )

At its Special Meeting of December 3, 1984, the City Council heard and
considered evidence in the above entitled matter. Based on oral and documentary
evidence at said hearing, the Council denied the request based on the following

findings:

Findings of Fact -~ Tentative Map

The proposed Tentative Map is not consistent with the General Plan Policy to
prohibit the conversion of rental housing into condominiums where the annual
multiple family housing vacancy rate is 5% or less unless mitigation measures
have been proposed to address concerns over the loss of rental housing in the

Community Plan area.

f Fact - Special Permit

Findings

1. The preposed conversion application is not consistent with the
Housing Element of the General Plan or the Zoning Ordinance in
that the approval of this project will reduce the vacancy rate
below the minimum allowed for conversion. )

i
]

The applicant has not proposead ny mezsures that will
successfully mitigate the adverse effect on the rental housing
stock and it is expected that tenant displacement and
relocution problems will result with this codversion.

u
£
i

2. Adeguate comparable replacement houcing will not be available
since this project., along with all the cthers proposed for
conversion this vear, represents z considerable number of the
newer rentals in the Central Citv with comparaﬁle rents and
housing tyvpe.

(&4

The project does not meet the required development standards
for condominium conversion in that adequate parking is
unavailable as it relates to the numher of spaces provided
and/or maneuvering space and the applicant is proposing this
requirement be wuived.

APPROVED

BY THE CITY COUNGIL.

OZC 3 1084

OFFICE OF
CITY CLERI S

.
T
LCRECN



Assistant

This project represents a unhique and needed rental housing

resource in the Central City considering the number of similar ’

rental housing opportunities which have been approved for
conversion or are being proposed this vear. It is, therefore,
expected that tenant displacement problems will result with

this proposed conversion.

Tindings of Fact - Varidnce

1.

As proposed, the variance would be injurious to the public
welfare or other property owners in the area in that adeguate
parking will not be available on-site and this could create
parking and traffic problems for future homeowners and other
residents in the neighborhood since this project is located in
a neighborhood with existing traffic and parking problems.

As proposed, the variance 1s contrary to the Zoning Code for
condominium .conversions which requires one parking space per

dwelling unit.

The proposed variance to waive the required sound study and
pest control report censtitutes a special privilege extended
to one property owner in that other property owners have
complied with this requirement and there are no special
circumstances to warrant approving this request.

ATTEST:

cC:;ZqszL/ g;l. CT;Z7;7éZgLfOx_. ?

CITY CLERK

P34-056

D T T TP -



