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SUBJECT: Ordinance Amendment Providing a Minimum of 10 percent
- and a Maximum of 50 percent Low and Moderate Units ‘in
Condominium Conversion Projects (M-483).

SUMMARY

The 10 percent--50 percent retentlon program would provide a minimum
of 10 percent of the units within'a converted project to be set aside
fer low or moderate income households for ownership or lease oppor-
tunities. . If a significant number of tenants in a converted project
are low or moderate income the applicant will not be required to make
long term leabe or sales provisions to more than 50 percent of the
total.

This item was presented to the City Council on December 9, 1980C. .
After a brief discussion, the Council referred this. item to the Plan-
ning aad Community Development Committee with instructions that the
Sacramento Housing and Redevelopment Agency was to provide detailed
information on the Agency's costs to participate in this program.

The program delegates Sacramento Housing and Redevelopment Agency the
responsibility cf providing a list of qualified low and mcderate in-
come households to participate in the sales or lease program when
less than 10 percent of the eligible tenants are determined to be
qualified by the City.

Based'on the Agency's estimated 'costs 'and the limited number of units
that would be available for this purpose, it -does not appear that the
proposed plan would be etonomically feasible at this time. Staff
recommends that the City Council not approve the proposed draft ordi-
nance.



City Council —2—: March 23, 1%81 ~

BACKGROUND TNFORMATION

On February 25, 1981, the Planning and Community Development Com-
‘mittee was presented with Sacramento Housing and Redevelopment
Agency's cost analysis on the Agency's responsibility in impli-
menting the 10 percent-50 percent ratio retention plan.. The cost
for the first year was estimated to be $42,294 which will provide
funds for surplus, office space and additional staff. The second
. year estimated costs are $26,307. See Exhibit HA.

The Council has approved four ‘projects since the Condominium Con-
version Ordinance became effective on September 16, 1980. These
projects represent a total of-465,units. Based on the number of
units approved this year, there would be a maximum of 46 units
affected by this .program. Most of the complex's applying for :
conversion ccntain 10 percent low:or moderate income tenants, there-
fore, a minimal number of units would be available for this program.
The following list provides information on the number of units in
each project approved by the City, along with the percentage of low
or moderate income tenants in each of these projects. :

American River Village .#Units:l75 Percent Low/Mod: 90%
South Lake Shores 46 11
Riverside Villa 180 10
Rivergreen Apartment : 64 5

From these figures there would be a total of three units available
to participate in this program.' Given this ratio of cost to benefit,
it would not be advisable to undertake such a program at this time.
The Planning and Community Devélopment Committee also expresses con-
cern over the cost of this program in relationship to the limited
beneflts to be gained under the proposed draft ordinance amendment.

RECOMMENDATION

The staff recommends denial of the Draft Ordinance providing that
a conversion project contain a minimum of 10 percent and a maximum

of 50 percent low and moderate income houSLng.
{

Re'pectfully'submitted,

‘Planning Direftor

RECOMMENDATION APPROVED:

T o § Apn

~Walter J. Slipe, City Manager

MVD:SC:jm . . R April 14, 1981
Attachments ' All Districts
M-483 : : _
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OROINARCE NO.. -~ FOURTH SERTES

- - AN ORDIIANCE AMENDING THE COMPREHENSIVE ZONING
ORDINLﬁCE OF THE CITY OrF SACRANMENTO, ORDINANCE

NO. 25 rouRrTil SERL ns, PRELATING TO TENANT
'PROTEC']. IOK\ PROV,LS ION’ AND CONDOHINIUIY CONVERSION
PROJECTS :

BE IT ENACTED BY THE COUNCIL OF THE CITY OF SACRAMENTO:

SECTION 1.

Seéﬁion.ZZ—A—GO(t) is hereﬁy added to the Comprechensive Zoning
Ordinance of the City of Sacramento, Oxrdinance No. 2550, Fourth
Series, to read as follows:

t. Household. Household shall mean one ox more 1ndlv1duals
living as a. single- housekeeplng unit.

SECTION 2.
Section 28-C-1-(j) of the Comprehensive Zoning‘drdihance of the .
City of Sacramento, Ordinanmce No. 2550, Fourth Series, is hereby

amended to read as follows:

(3). A detailed report describing the methods by which the

-gvpllcdnb shall comply with the provisions of ‘subsection C-5-{a),

Sales and Lease Prougram for Qualified Low and Moderate Income
Tenants and Households. The description shall include, where
applicable, the appraised apartment market value of the project,

and each. unit. -This description shall be supported by an affidavit
or declaration under penalty of perjury as to its truth and accuracy.

'SECTION 3.

oectlon 28-C-5-(a) of the Comprchcnglve Zonlng Ordlnancc of the . C]tj
of Sacramento, Ordinance No. 2550, Fourth Series, is hercby amcénded

to rcad eas follows:

“(a) Sales and Lease Program for Quallfled Low and HModerate
Income Tenants and ”ou30holds.

(i) ‘Purposc-. The primary purpose of the sales "and lcase
program is to mitigate the special impact a conversion project has
on the low and moderatec income tenants living in the project before
conversion. ‘This special impact is the result of the conversion
projcct displacing these tcnants while at the same time reducing |
the number of rental units in .the market. The displaced  low and



moderate income.tenants are more scvercly affected than other - .
tenants and other individuals because of their inability, in

most cases, to purchase the converted unit, theixr resulting -
immediate need to find replacement housing, and their lesser
financial ability to comdete for the remaining available rental
units in the market. The proposed sales and lease program addresses
this problem by providing ownership opportunities for low and
moderate income tenants, thereby taking those tenants out of the
rental market along witn the converted unit, and by providing
‘renewable leases ifcr those tenants who cannot purchase, thercby
retaining those units in the rental market for as long as the
tenants zre in need of them. An alternative program approved by
the City Council under subsection C-5-(a) (vii) must specifically-
address the special lmpactu on uhe tenants in the project identi-
fied in this paragrgnh

A secondary purpose of the sales and lease program is to use -
condominium conversion projects as a source of low and moderate
income housing. Any alternative progranm gpprovcd by the City
Council under subsection C-5-a(vii) shall provide owncrghlp and
lease opportunitics to gualified low and moderate income houscholds
where feasible and consistent with the housing policies of the City
of Sacramento.

(ii) Definitions.

_ a. A qualified low or moderate income tenant shall
be a tenant who.meets all of the following reguirements:

*

- o i. The tenant is an eligible,tenant.

) ii. The tenant has an income of 110% or less of
the median income as established annually by the U.S. Department of
Housing and Urban Development for the Standard Metropolitan Statistical
Area in which the proposed conversion project is located, adjusted for
the nutber of members in the tenant's household. ‘

iii. The tenant does not, at the time notice of
» intent to coavert is given by the applicant and at the lee the offer
is made, own any residential rcal property. )

, ‘iv. The tenant has not prCV1ouqu repelved
assistance under this Jub ection C- 5 (a).
<. .

v. dThe monthly payments af principal, interest,
loan insurance fees, prooerty taxes and assessments, fire and casualty
. insurance, property maintcnance and repairs, utilities (excluding
telephone service), and homeowncr association fces and assessmonts
associated with the unit if it were to pe sold without restrictions
would exceed thirty-five, (35) porcent of the tecnant's monthly ;ACOﬂn;

vi. The tcnant's asscts are not greater than the
total of thco amount'necessary to pay the estimated closing costs dnd
down payment on the unit, the amount necansavy to-pay six months of '
the monthly pavments identificd in v. imwediately precoeding, and 35,000

-2- —f —
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' . vii. The tenant has provided the City with the
information requested under subsection C-5-(a) (1ii)b. within the
specificd time, and has supoorted the information provided with an
affidavit or occlarat‘on underx penDlLy of perjury to its truth and
accuracy.

~_viii.. “A”"etP"'ghall mecan the valuc of thé tenant's
savings and any equity in stocks, bonds, rcal property, or other
forms of capital investment. “Asscts” does not include items

reasonably nccessary for the personal use of the tenant, such as
personal effects, furniture, appliances, and automobiles.

"ix. References to the qualified tenant's assets
and income shall include the assets and income of ‘those persons
elghtecn (18) vears of: age .and older who are llVlng with the tenant
as a single houoe}ceplng unit.

- ‘ b. A quallflcd low or moderate income houschold
shall be a houschold which meets all of the following reguirements:

i. The household has an income of 110% or less,
of the medlan income as established annually by the U. S. Department
of Housing and Urban Developrent for the Standard Mctrop011tan
Statistical Area in which the proposed conversion project is locaLed
adjustea for the numbér of members in the -houscechold.

ii. The householu does not, at the time the'offer
for sale or lease is made by the apwllcant, wn any residential real
property. ' .

iii. The household has not prev1ously recelved
a851stancc under this subsection. C-5-~ (a).

iv. The monthly payments of principal, interest,
loan insurance fees, property taxes and assessments, fire and
casualty insurance, properity maintenance and repairs, utilities
(excluding telephone service), and homeowner association fees. and
assessments associated with the unit 1f 1t were to ke sold without
restrictions would exceed thlrty five (35) percent of the houschold s
monthly income, .

' v. The household's assets are not greater than
the toeal of the amount necessary to pay the estimated clos 1ng costs
and down payment -on the unit, the amount necessary to pay six months
of the monthly payments ldcntlflcd in iv. immediately preceding, and
$5,000. _ . : :

.

-\ N o ~
\-Vl. "Assets" shall mean the value of the houschold's

savings and any cqu1ty in stocks, bonds, rcal propertyv, or other.forms
of capital investment. "Asscts" docs not include items recasonably
necessary for the perscnal use of houschold, such as personal eitcctsg
furniture, appliances, and automobiles. -
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vii. .:References to the qualified houschold's
asscts’ and income shall include the asscts and income of those |
persons clqhtccn (18) ycars of age and older who are living within
the houschold as a single housckeoplng unlt

c. i. A price which is "affordable" to the tenant
or household shall be the maximum price at which the tenant or
household can cualify for financing for the unit for a minimum of
thirty (30) vears and for which the total monthly housing costs
described in subsection C-5-(a) (ii) a. v. and b. iv. would not
exceed 35% of the tenant's or houschold's monthly income; provided,
that in no event shall the applican“'be required to sell the unit
under this sales program at a price below the apartment market value
"0f the unit at the time the application for a special permit under
this Section is filei. .

: ii. "Apartment market value" shall be the value

of the un1* as an apartment and shall be determined by either a single
appraisal or, at the option of the applicant, by averaging the results
cof ‘two independent appraisals. The appraisal(s) shall be made by
appraiser(s) selected rancomly by the Planning Director from a pool

of names of no less than five (5) gualified appraisers. A "qualified
appraiser" shall be an appraiser experienced in appraising multiple
family residential property and.who is an active MAI member in good
standing of the American Institutue of Real Estate Appraisers, an
.active SREA or SRPA member in good standing of the Society of Real

- Estate Appralsers, an active ASA (urban real estate) member in gcod

- standing of the American Society of Appraisers, or a similarly quali-
fied appraiser in good standing in a nationallyrecognized real estate
appraisal institute or society. The names of gualified appraisers

for the pool shall be selected by the City Manager or his/her designece.
‘The valuc determined by the akp*alqal(s) shall be binding on the City
“and the appllcant The applicant shall pay the fee(s) of the appraisex(:

(1ii) Offer of Sale or Lease to Qualified Tcnan;s-
Plgnnlnq Directoxr to Qualify Tecnants.

.. a. Subject to the provisions and limitations

set forth in subsection C-5-(a)(iii)b., the applicant shall offer for
sale to qualified low and moderate income tenants the unit in which each
tenant resides at the time the special permit for the conversion projeat
is approved, or a comparable unit within the project, at a price. Wﬂl(h
is affordable to the tenant. A "comparable unit" shall be a unit with
the sarme floor plan, same amount of floor area (as mecasurcd in square
feet) and the samc amenities as the unit in which the tenant resides

at the time the svecial permit is approvcd The offer shall be made
before or .concurrent with the grant of the exclusive right to contract
"for the purchase of the unit provided for in Scction 66427.1(b) of
the Government Code. The qualified tenant shall have 90 days {gom -.

‘.
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the datc the offer is made to accept the offer of sale under this
subscction C-5-(a). If the tenant does not acceopt the offer within
that timc period or fails to sccure the nccessary financinag vithin
that time period the tcnant.shdll be cntitled to the renewable lease
provisions sect forth in subsection C-5-(d) and to all other protec-
tions provided in this Section. . )

' b. i. To determine which tenants qualify
for assistance under this subsectioa C-5-(a), the Planning Director,
using the names and addresses of all the tenants in the proposed
conversion project provided by the applicant in the completed
application, shall notify the tenants of the prov151ows of this
subsection C-5-(a) by malling a notice to each on a form approved
by the City Council. " The notice shall reguest all information
necessary to determine which tenants qualify for assistance. The
‘notice shall instruct the tenants to return to the City Planning
Department within 15 days the informadtion -reguested, supported by
affidavit or declaration under penalty of perjury as to its truth
and accuracy. Based on the information reccived, the Planning ‘
Director shall determine which tenants are qualified tenants, shall
notify those tenants,.and shall submit their names to the applicant.

: ii. The appllcant shall make an offer

for sale or lease pursuant to this subsection C-5-(a)(iii) to each -
gualified tenant whose name has been suonltpeo to the applicant by”_

the Planning Director; provided, that in no event shall the applicant
be required to sell or lease more than fifty (50) percent cf the units
in the project to qualified tenants. In the event the number of
qualified tenants whose names have been submitted to the applicant
by the Planning Director exceeds fifty (50) percent of the number

of units in the project; the applicant shall make offers for sale

or lease pursuant to this subsection C-5-(a)(iii) in the mannerxr set
‘forth in the subsection immediately following, C-5-{a)(iii)b.iii.

iii. In the event the Plannlng Director
deternlneb that the number of gualified tenants in the project
exceeds £ifty (50) percent’ of the number of units in the project,
he/she shall, at the time of determining which tenants are qualified
tenants, -list at randow the names of -all gqualified tenants, shall. -
notify each gualified tenant of his/her place on the list, and shall -
submit the list to the applicant. The applicant shall make offers
for sale or lease pursuant to this subsection C-5-(a) (iii) to the
qualificd . tenants in the order that they appear on the list so that
offers are made on fifty (50) percent oL the units in.the project.

If a qualificd tenant who receives an offer for sale or lease
pursuant to this subsection C-5-(a) (1ii) does not purchase or lecase
the unit, the applicont shall, immediately after receciving notice ‘
thercof, make an offer for sale or leasc pursuant to this subscction
C-5-(a) (iii) to thc qualificd tenant next on the list; provided,

that in no cvent shall the applicant be: lCQUllCd to hold a unit .

for salc or lcase pursuant to this subccection C-5-{a)(1ii) for

more than twelve (12) monthe after issuance. of LhL Juba1v1glon

public report purs uanL to qcctlon 11018, ? of the Bquncss and
Profussions Code

. ' - 7 - ]




iv. - Notwithstanding the- provisions of
Section 18 of this ordinance, the decision of the Planning
Director as to which tcnants gualify for‘:assistance under this -
subsection C-5-(a) shall be appcalable dircctly to the City
- Council and shall be governed by the provisions of Article XIX of
Chapter 2 of the Sacramento City Co@e.

v. Unless an appeal of the decision of
“the Plannlng Director is filed, and except for name and address,
the ‘information suppllcd by a teénant to the City under this
subsection C-5-(a)(iii) shall be held in confidence and shall not
be disclosed to the pLDllC without the express written consent of
the tenant. In the event an appeal is filed, the information shall
be disclosed to the extent necessary to fully apprise all parties
"to the appeal of the facts supporting the Planning Director's
,deCL51on.

vi. Failure of any temant to. receive the
notice advising of the sales program under this subsecticn snall
not invalidate any proceedings conducted hereunder.

{iv) Offér of Sale or Lease to.Qualified Households

a. In the event less than ten (10) percent of
units within the project are purchased or leased by qualified
tenants under the sales and lease procram set forth in subsection
C-5-(a} (iii), the applicant shall offexr units within the project
to-gqualified low and moderate income households. The offer shall
be for sazle at an affordable prfice cx, if the household does not
- purchase, for lease pursuant to subsecticn C-5-(d). The applicant
shall make offers to enouch qualified household so that at least
ten . (10) percent of the units within the project. are purchased or
leased by quallLled low or moderate income tenants ‘or households;
provided, that in no event shall an applicant be required to hold
a unit for sale or lease under this subsection C-5-(a)(vi) for
more than twelve (12) months after issuance of the subdivision’
public report pursuant to Section 11018.2 of the Business and
PrOfGSSlonS Coce. . :

' b. The Sacramento Houclng and Redevelopmcnt Agency
shall quallfy low and moderate income households for partlclpatlon
in the sales and leasc program under this subsection C-5-(a) (1v)
Within ten (10) days of determining. the applicability of this
subscction C-53-(a) (iv) and the requirement to offer units for sale
or lcase to qualifiecd householéds, the applicant-shall notify the
Sacramento Housing and Redovelopment Agency of -the dvailability of
units for qualificd low and moderate income houscholds and regquest
the names of qualified houscholds. Upcn such notice by the applicant,
"the Agency shall submit to the applicant the names of quallflbd
houscholds. In sclecting qualificd housgeholds to participate in
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in the sales and leasc program in a’ particular ‘projecct, the Agency
shall match the size of thq-available unxL to the size of the
qualificd houschold. .

c. Offcrs for sale or lcasc made pursuant to this -
subsection C-5-(a) (iv) shall be made as soon as is practicable aftcr
issuance of the sukdivision.public report pursuant to Scction
11018.2 of the Busincss and Professions Code, after .compliance with
subscction C-5-(a) (iii) of this Section, if'necessary, and after
compliance with Section 66427.1(b) of the. Government Code. The
offcr for sale shall remain open for 90 days. :

- d. Units offered for sale or lease to quallFled
lhouseholds under this subsection C-5-(a)(iv) shall be varied in
size and geographically dispersed throughout the project.

e. Compliance with the provisions of this sub-
schlon C-5~-(a) (1v) shall be oubordlnate to the reculrencnts of
Sectlon 66427 l(b) of tnc Government Code. : :

(v) Apol‘cht to Pay Dovnoavments, Closing Costs Where
, hﬁccssary '

If at the tlne the offer for sale at an affordable
prlce is’ made under this subsection C-5- (a), the assets of the
quallfled nousehold or ternant, as defined in subsections C-5-(a) (1i)
a.viii and b. vi are not sufficient to cover the down payment and ‘
"closing costs on the unit required by the financing institution to
gualify for financing on the unit, the applicant shall pay all or a
portion oi the down payment and closing costs, as necessary, in -an
amount not to exceed $2,000.. The amount paid by the applicant underx
this subsection shall be added to the amount-secured by .the second
deed of trust on the unit. under subsection C-5-(a) (vi).

(vi) Antispeculation Controi ' , I

Whenever a unit is sold to a QUallflPd tenant or- .. :
household under the provisions of this subsection C-5-(a), the
unit shall be encumbered by a second deed of trust securing an
obligation in an -amount equal to the difference between the sales
price maid by the qualified tenani or houschold and the price -at
“which the unit would have sold without the requircments imposed by
this subsection C-5-(a).. -The beneficiary under the second decd of
trust shall be the applicant. The second deed of trust shall
provide for the following: ' ' ' ‘ S

a. Simple intecrest on thc amount secured shall accrue
at a rate not 0\cccd;ng 5% per annum.

“b.. Nelthcr pIINClpal nor Intcrest shall be payable’
until the obligation sccured by the sacond-deed of trust has matured.
. The obligation shall mature when the unit is conveyed, transfervred,
lva ad, rcnteq or othcrwise alicnated by the tenant; provided, that

"conveyed, transferred, leased, reonted or othevwise alicenated”

_."]._. _C:/\&



‘shall not include changes of ownership described in Sections 62
and 63 of the Revenuc and TaxatiOn Code.

(vii) Alternative Programs; Waivers

a. Upon the request of the applicant, and in licu
of the’ requlro“ﬁnts of this subscction C-5-(a), the City Council

. may approve, or .apprcve with conditions, an alternative progroem for

providing housing opportunities to the low and modcrate income
tenants and houscholds in the proposed conversion project, upon

a finding that the alternative program is the subsiantial eguivalent
of the program orovided by this subsection. Alternative programs
may include, but ne=d not be limited to, use of FiA single family
purchase programs and the Homeownership Assistance Program adminis-
tered by the State Department of Housing and Community Developgment
(25 Cal. Adm. Code Sec. 7900 et seq.).

b. Upon request of the applicant the City Counc1l
nay walve,\or waive with conditions, in whole or in part, the
requirements of this subsection C-53-(a) upon a finding that
"compliance would be inconsistent with or not in furtherance of
the vurposes set forth i1n subsection A and C-5-a(i) of this section
‘or the goals and policies-'of the houolng Element of the City General
Plan.

: c. A request by the applicant pursuan tﬁ paragraph
a. or b. immediately preceding shall be made within fifteen (15)
days after the determination of the Planning Director made pursuant
to subsection C-5-(a) (iii) b. has been forwarded to the applicant.
-.The City shall give notice of the request in the same manner as it
glves notice of the hearing on the special pexmit, and a hearing
shall be conducted on the request concurrently Wlth the hearing on
the special permit. .

d. The applicant shall, within ten (10) days from the
date of submitting the request to City, notify in writing all the
eligible tenants in the project that a request for approval of an
alternative program or a waiver under this subsection C-5-a(vii)
has been mad2 and shall describe in detail the elements of the
alternative program or the reasons for the waiver.

“ . .

SECTION 4. .

Section 28-C-5-(d) of the Comprehensive Zoning‘ord%nancé of -the
City of Sacramento, Otdinancc No. 2550, Fourth Scrics, is hercby
~amended to rcad as follows:

‘ (d) "Leases - -Eligiblc Elderly or Handicappecd Tcnantq, Qualificd
Lo and Moderate Income Tenants AR ‘
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(i) The applicant shall unconditionally offer cach
eligible tenant who 1s eldlrly or handicapped and each gualified
low and moderate income tcnant who does not acccpt an oLiur of
sale on a unit under the sales procram provided in subscction
C-5-(a), a written lease for @ tcecrm of three (3) years on the
unit.in which the tenaont resides a% the time the special permit is
approved or a comparable unit within the project. A "comparable
unit" shall be a unit with the same floox plan, same amount of
floor area .(as measured in square fect)and the same amenities

as the unit in which the tenant resides at the time the special
permit is approved.

: © (ii). The applicant shall unconditionally offer each
qualified low and moderate income household who does not accept '
an offer of sale orn a unit under the sales program provided in-
subsection C-5-(a) a written lease for a term of three (3) years
on the unit -which was the 'subject of the offer of sale.

(iii) Each such lease shall prov1de that the lesseée
shall have four (4) successive options to renew the lease upon
the terms and conditions as the orlglnal lease requlrcd by this
subsectlon.'

, . (iv). In the case of lessees who are qualified tenants,-
the rental of the first year of the criginal lease shall be the
rental paid by thestenant on the date that the notice specified in
. subsection C-2-(a) was given. Thereafter, the rental may be
increesed annually on the anniversary date of the lease, Commenang
with the first anniversary date; provided, that the annual percentage
_increaso in rent shall not excecd seven percent (7%). In the case
of lessees who are gualified households, the rental for the first
year of the original lease shall be the average of rentals paid- fox
the unit and all comzarable units on the date that the notice speci-
fied in subsection C-2-(a) was given. Thereafter,the rental
may be increased annually on the anniversary date of the lease,
commencing with the first anniversary date; provided, that the
ahnual percentage increase in rent shall not .exceced seven percent (7%2).

(v) Each such lease shall further provide that the lessee
shall have no power or right to assign the lease, or to rent or
sublecase the premises or any portion thereof, and that upon the
death of the.lessee the lecase shall terminate. aAny lease provision
‘which violates the DlOVlalOﬁS of this subsection shall be. void, ‘
and the balance of the lease shall be valid and eniorcecable.- To
the extent that such lease shall not expressly contain the provisions
required by this subscction, said provsions shall be decmed to be
incorporated in full thecrein.: Any lessee who has paid rent in excess
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of the maximum rental specified by this subccction shall be
entitled to a refund-in the amount 0f the’'excess paynent.
Such- lessees may clect to dedueckt the awount of the refund
due them from future rent payments, provided notice is given
in advance .as to the intention to do so.

PASSED FOR PUBLICATION:

ENACTED:

EFFECTIVE: o e
MAYOR
ATTEST:
CITY CLERK ~
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EXHIBIT A

SACHAMENTO HOUSING AND REDEVELOPMENT AGENCY
CITY MANAGER'S OFFICE

EGCEIVE

JAN 141981

January 8, 1981

" City Council o ' ' :
City of Sacramento . h

CITY GOVERNING BOARD Sacramento, California

Phitiip L Isanberg, Mayor . . '
teyacennety ~ HoOnorable Members in Session:
Lyan Poble

T£$::£x: SUBSECT: Report on Agency's Participation and Costs

Douglas N. Pope : - Related to Implementation of a Portion of the.
“ﬂﬁfﬂ: Proposed City Ccndominium Conversion Ordlnance
y M~-483) As Amended ‘

Daniel E. Thompson .

::‘JNTY GOVERNING BOARD |
a Collin ;
C. Tobdias (Tcby) Johnson MA_R_Y_
Joseph E. (Ted) Shoody

sandamf.Smoley The draft Convarsion Ordinance referred to this Agency

Fred G. Vade by the City Council in December requires this organiza-
EXECUTIVE DIRECTOR ticn to perform outreach and eligibility determination
Wiliiam G. Seline services for private developers (under certain conditions)
b0, Box 1834 who are contemplating a condominium conversion. The first
Sacramento, CA 95809 vear would require a full-time Tenant Services Clerk and
830 t Streat four temporary Clerk-Typists for six weeks, under super-
s“m“ggszz- vision, to interviéw the expected homeowners, determine

income eligibility and establish a master list. The
total estimated cost for the first year is $42,294 or a
per housing unit cost to a condominium conversion devel-=
oper of $282. (Based on the Planning Department estimate
of 150 units per year) The second y-zar cost estimate is
$26,307 or & per unit cost of $175.

BACKGROUND

The proposed Citv of Sacramento Condominium Conversion
Ordinance requires SHRA to seek out and qualify eligible
low and moderate income families and individuals tc con-
version applicants in the event less than 10% of the _
units are purchased or leased by qUallfled tenants. This-
procedure (outreach and qualifi catlon) is somawhat similar
to the Section 8 program now being administered by the
‘Agency, except for specific program_dlfferences, e.qg..
homsownership vs. rental, income limits, service to pri-
vate developers vs. administration of a Federial subsidy
prégranm. ., '

—/3- : . 1-20-81
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PROPOSED STAFFING AND RESPONSIBILITIES

There are no local models or experience available to analyze the
impact of an outreach program City-wide to qualify potential low and-
moderate income families and individuals for homeownership at an
"affordable price". However, based on the Agency's experience with
Section 8 and the proposed conversion program we would expect a sub-
‘stantial number of respondents to an outreachk program. Based on
2,000 respondents (similar to Section 8) the following staffing is
‘recommended ' - '

l. One lead person (Tenant Services Clerk, full-clme, permanent new
position. Responsible for a portion of workload, ongoing monitor-
ing and maintenance of list and servicing of requests for names.

2. Up to four temporary ClerknTypists (from a temporary service
agency such as Kelley, etc.). * The temporary positions will be
for a total of six weeks to initially process and qualify families
and individuals. '

3. Supervision - Supervision and training will be provided on a part-
: time basis through an existing experienced Superv1sor currently
‘'in charge of the Section 8 program. :

The above staffing is based on the assumption that the public .would
respond as projected, the conversion applicants would prefer to obtain

a listing of gualified families and individuals in a relatively short

- period of time and it would e in the public interest to reduce unneces-
sary anxiety and waiting on behalf of existing tenants as to their future.

ESTIMATED'COSTS FOR FIRST YEAR

1. Direct Costs

"a. One new permanent Tenant Services-clerk I -
$10,388 {(including step increase and 9%

cost-of-living) + 31% fringe benefits = $13,608
b. Four temporary Clerk-Typists - S
$6.25/hour x 6 weeks = ' - o 6,000
c. Part-time Supervisor (2 hours/day including
- 9% cost-of-living - $7,953 + 31% fringe benefits) = 10,418
d. Supplies, reproduction, stamps, etc. 4 700

e. Advertisement'in local newspapers (2 major,
2 minority) : ' 1,000

_ )Y -
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f. Rental of space at Ping Yuen
(1) 600 sg.ft. x $.55/sq. ft for 1.5 months $ 495
(2) 120 sq ft. x $.55/sq. ft for 10. 5 months 693

(Note: Phones and desks and chairs avallable
at no cost)

$32,914
2. Indirect Costs
$32,914 x 28.5%) = " | - ~ 9,380
TOTAL PROGRAM COST - $42,294
" _ESTIMATED COST FOR SECOND YEAR
1., Direct Costs
va. Tenant Services Clerk I
(assumed step increase to C scale and 9%
cost-of~ living = $12,703 + 31% fringe benefit) = $16,641
" b, Part—time Supervisor (1/2 hour per day including ' |
9% cost-of-living = $2,167 ‘and 31% fringe N
beneflt) = 2,839
c..‘Supplies, reproduction, stamps, etc. 200
d. Rental of space ak Ping Yuen _ :
120 sg.ft. @$.55/sq.ft. = : ’ - 792
$20,472°
. ]
2, 1Indirect Costs .
$20,472 x 28.5%) . o 5,835
TOTAL PROGRAM COST $26,307

PROCEDURE .

1. Hire and train staff, establish detailed qualification guidelines
and procedures, ' '

2. Prepare and initial outreach program (advertisement in two major
newspapers and minority newspapers, information sent to various

-15—
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groups such as apartment owners and tenant associations, realtors,
etc.)

3. Intake - Set up interviews and verify lncome, assets, etc. to
" determine eligibility.

4. Establish master eligibility list by family, elderly, individuals
. by bedroom size and date and time of application.

5. In order to remain on the list, eligible persons are to contact
SHRA at least every thirty days.

6. Conversion applicant to contact Agency in writing with request. for
a number of persons by certaln characteristics such as bedroom
size, etc. :

7. SHRA staff to service request and send names, addresses and tele-
phone number to conversion applicant in order of date and time of
- application. :

8. The conversion applicant will let SHRA know if the names submitted

: have been accepted or rejected. If rejected, an explanation will
be requir=d. SHRA to submit additional names by date and time of
application. ' : : '

9.. If problems occur under normal monitoring of this program SHRA
staff will attempt to correct them. If need be, recommendation
for -policy changes will -be requested from City Ccuncil to correct.
problems.

10. A yearly program evaluation report will be prepared for Commission
and City Council review.

FINANCIAL DATA

The, Agency does not have a separate fund to perform the service re-
quested in the draft Conversion Ordinance. The initial cost for each
year should be borne by the City General Fund and then paid back
through user fees to the City from each conversion applicant based on
actual costs. The Agency under contract would perform this service
and bill the City for services rendered. :

The initial start up year is estimated at $42,294 and the second year
is $26,307.° According to the Planning Director's memo of December 2,
1980 to City Council he estimates there may be a maximum of 150 units
needed for non-tenant qualified households to serve the present appli-
cation pool (1,500 units). Assuming 150 units, the ‘cost per unit to
a conversion applicant is estimated to be $282 ($42,294 = 150) in the
first year and $175 ($26,307 ¥ 150) in the second year. Any funding
shortfall would have to be made up the following year by the General

Fund.
— /b
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ALTERNATLIVE

For comparison purposes in Sacramento County model, the developer is
required to "set aside" special lease arrangements for existing

tenants and the Agency then certifies the tenants for $25.00 per unit
fee. If the current tenant does not want the unit, the developer must.
advertise and the Agency again certifies the tenant for a $25.00 fee.

RECOMMENDATIONS

1. Receive and file this report.

2. Upon approval of a Conversion Ordinance which includes the Agency
-performing an outreach and eligibility service as presently out-
lined, a report will be forwarded to City :Council recommending
approval of a staffing and financing plan and procedure.

-

Respectfully submitted,

WILLIAM H. EDGAR
Interim Executive -Director

TRANSMITTAL TO COUNCIL:

AW |
T \ ',:‘-‘-m ﬁ
%M@Q@&S Ql . R
WALTER J. SHIPE 9
City Manage

Contact Person: Leo T. Coto

-/ 7=



EXHIBIT B

'CITY OF SACRAMIENTO

CITY PLANNING DEPARTMENT
725 *J" STREET SACRAMENTO, CALIF. 95814 . MARTY VAN DUYN
TELEPHONE (916) 449-5604 PLANNING DIRECTOR

December -2, 1980

City Council
Sacramento, California

Honorable Members in Session:

SUBJECT: Condominium Conversion Ordinance (M-483) Amendments
Relating to:

A. Required Findings for Approval of a Condominium
Conversion Project .

B. Tenant Protection Provisions and Conddminium
Conversion Projects

SUMMARY

On September 16, 1980, the City Council- adopted amendments to the
Condominium Conversion Ordinance relating to tenant protection
provisions. At that meeting, the Council directed staff to pre-
pare two additional amendments for Planning Commission and City
Council discussion. Attached are draft ordinances relating to

1) findings for denial of conversion permits if a substantial
number of unwarranted vacancies exist in the building prior to
conversion; and 2) an ordinance providing that condominium con-
version projects contain a minimum of 10 percent and a maximum of
50 percent lcw and moderate income heousing. If adopted, these
ordinances will not apply to current appllcatlons filed for con-
version special permits.

The Planning Commission approved staff's recommendation to apDrove
Exhibit A, a draft ordinance relating to amending the findings on
determinations of substantial vacancies, and denial of Exhibit B, -
a draft ordinance providing that a conversion project contain a
minimum of 10 percent and a maximum of 50 percent low and moderate
income housing.

e
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'BACKGROUND INFORMATION

On September 16, 1980, the City Council'adopted revised tenant
protection provisions to the Condominium Conversion Ordinance.
The Council considered several possible amendments to the ordi-
nance and much discussion occurred on the merits of a ratio
retention program for conversion projects. The Council requested
staff to prepare amendments to the ordinance which are discussed
below. '

1. Findings regarding vacancies in a conversion project.

The Council expressed a desire to use excessive or unusual
project vacancies as a determinant in evaluating the approval of
a conversion permit. The attached draft ordinance (Exhibit A)
gives the Council the ability to deny a special permit "if it’
finds that a substantial number of vacancies in the building has
been created by unjust evictions or unreasonable rent 1ncr°ases
in order to qualify a pro;ect for conversion."

Evaludtion: Staff has no problem with such .an amendment. .
These provisions should discourage premature eviction and provide
additional tenant protection. .

2. Ordinance amendment providing that condominium conversion
projects contain a minimum of 10 percent and a maximum of
50 percent low and moderate income housing.

This ordinance (Exhibit B) addresses the Council's interest
in providing a "ratio retention" element in conversion projects.
The 10 percent minimum and 50 percent maximum requirements used
in.this amendment were suggested by the Council.

This amendment would limit the number. of units available for
sale or lease to qualified tenants to no more than 50 percent of
the total units. In the event that the number of tenants in the
project exceeds 50 percent of the number of units in the project,
the Planning Director shall list at random the names.of all quali-
fied tenants and shall submit the list to the applicant (converter).

In addition, this ordinance would provide that in the event
less than 10 percent of the units within the project are purchased
or leased by qualified tenants under the . sales and lease program,
the applicant shall offer units within the project to qualified
low and moderate incomé households. The applicant shall make
offers to enouqh qualified households so that at least 10 percent
of the units within the project are purchased or leased by quali-
fied low and moderate income tenants or households.  The Sacramento
Housing and Redevelopment Agency 1is responsible, under the draft
ordinance, to qualify low and moderate income houscholds for par-
ticipation in this-section of the program

~/C?~v
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Evaluation: S , . .

a. This program returns the "ratio retention" provisions
eliminated in earlier discussions for converted units. In addi-
tion, the Council intends to exempt the current applications from
these requirements (some 1,500+ units). This raises a question
on actual units to be gained from such a proposal.

b. The average project submitted to date contains approxi-
mately ten to fifteen percent special category tenants (includes
handicapped and elderly).

c. Implementation of this program may not produce a substan-.
tial number of units-to justify its administrative costs and time
commitment. :

i. Very few "outside" units will be available considering
the average number of units indicating special category tenants.
Available units for non-tenant low and moderate households are
offered after. existing tenants have beer provided for..

ii. SHRA will have to provide a service which does not
exist. .The Agency does not qualify individuals for ownership
opportunities at the present. They have indicated that they will
charge each applicant for such service and be required to extend
a significant advertisement campaign for ownership interest.

iii. SHRA does not ‘qualify individuals under the same terms
as the ordinance. The limitations provided are generally incon-
sistent with normal subsidy program qualifications. The Agency
deals with low and very low income households only.

- iv. SHRA does not qualify households nor distinguish
between non-children and children unit availability. (Many con-
version projects prohibit families with children.) =

v. SHRA will require "up front" funds sufficient to cover
costs of advertising and staffing such an effort.

-

vi. The number of units provided under tnis program will
vary with applications approved. 1If all present applications
were approved (1,500+ units), the program may yield 150 maximum
units to non-tenant qualified households. It is likely that only
a portion of these units may actually be available. S

vii. Under State law, all tenants must be offered first
rights of refusal to purchase. This requirement may conflict
with ability to meet minimum requirements of the program.

d. The program does not provide any resale controls, therefore
eliminating -the ability to retain long term low-moderate housing
units. . :
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e. Qualifying households through SHRA create a timing and
processing problem. The qualifying function will not be con-
trolled by the processing department.

f. Staff has been advised that some lenders and most FHA
requirements demand a substantial percentage of condominium units
be kept in owner-occupied status. This requirement may be as high
as 70 percent.

g. Interest in conversion units is presently high (1,500+
units). Whether conversion activity will increase in the near
future is unknown. In time, however, such applications will be
few and far between given the commensurate decline in apartment
unit construction.

h. Available units for such a program must also reflect the
total approved projects. Unit yields will depend on successful

.conversion permits, not on applications.

i. Amendments as propoced create additional incentives for
potential applicants to "structure" unit occuoanc1es prior to
conversion in order to avoid potentlal problems.

In summary, it appears to staff that the ordinance amendments are
gOLng to provide additional administration to the condominium con-
version permit review. The units to be gained by the ratio reten-
tion alternates do not appear to be justified compared to the
necessary costs and unknowns associated with the implementation.
The present regulations, which are extensive, have not been tested
and remain for the most part an unproven attempt at addressing

tenant protection only. W¢ have not been able to prove the effec- -

tiveness of the low-moderate sales/lease program for the tenants'
protection, and therefore feel skeptical in expanding the ordinance
to attract non-tenant participants. The value of such an effort
may be warranted, but staff would prefer to defer such a program
until such evaluation of present applications and any approvals
are made. In addition, staff looks forward to the ability of

-addressing current applications in process with the present ordi-

nance and elimination of .any further condominium cowver51on ordi-.
nance amendments. :

VOTE OF COMMISSION

The Planning Commission, on November 6, 1980, voted six ayes, two
absent, one vacancy, to recommend approval of Exhibit A and to
reCOmmcnd denial of Exhibit B. ‘

- 22 /,
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RECOMMENDATION

The staff and Planning Commission recommend that the City Council
approve and adopt Exhibit A, the ordinance relating to amending
the findings on determinations of substantial vacancies. The
staff and Planning Commission recommend denial of Exhibit B, the
ordinance providing that a conversion project contain a minimum
of 10 percent and a maximum of 50 percent low and moderate income
housing. ' :

‘ 'Reépectfully submitted,

Marty Van Ddyn
Planning DArfgctor

FOR CITY COUNCIL INFORMATION
WALTER J. SLIPE
CITY MANAGER

MVD: jm . ’ Decembér'9, 1980
Attachments . ' - All Districts

M-483

-2~




CITY OF SACRAMENTO S/ e

CITY PLANNING DEPARTMENT ,
725 “J" STREET SACRAMENTO, CALIF. 95814 , MARTY VAN DUYN
" TELEPHONE (916) 449-5604 PLANNING DIRECTOR

April 1, 1981

APRRQVED prP

: ) . COUNEIL

City Council ‘ : ¢/ 14 M
Sacramento, California . - . “APR 71981 c,@t
‘Honcrable Members in Session: .. ozﬂsiggére

-. SUBJECT: An Ordinance Amending the Comprehensive Zoning Ordinance
of the City of Sacramento, Ordinance No. 2550, Fourth
Series, Relating to Tenant Protection Provisions and
Condominium Conversion Projects (M-483) '

SUMMARY

This item is presented at this time for approval of publication
of title pursuant to City Charter, Section 38.

BACKGROUND

Prior to publication of an item in a local paper to meet legal
advertising requirements, the City Council must first pass the
item for publication. The City Clerk then transmits the title
of the item to the paper for publlcatlon and for advertising the
meeting date.

RECOMMENDATION

It is recommended that the item be passed for publication of title
and continued to April 14, 1981.

RFspectfully submitted,

Marty Van Duyw
Planning quvltor

FOR.CITY COUNCIJ, INFORMATION
* WALTER J. SLIPE
CITY MANAGER

jm ‘ ’ : April 7, 1981
xttachment Agl Districts
M-483




ORDINANCE NO.. ’ FOURTII SIRIES

)

AN ORDIDANCE AMENDING TIHE COMPREHENSIVE ZO0NING
ORDIN/ZNCE OF THE CITY OUF SACRANENTO, ORDINAUCE
NO. 2550, rOoURTH SERIES, RELA NPING 1O TENANT

" PROTECTION PRO VlSIONo AND CONDOMINIUM CONVERSION
PROJECTS

BE IT ENACTED BY THE COUNCIL OF THE CITY OF SACRAMENTO:

SECTION 1. . o S A

Secﬁion 22-A-60(t) is hereﬁy acdcd.to the Comprchensive Zoning
Ordinance of the City of Sacramento,: Ordinance No. 2550, Fourth
Series, to read as follows.

" t. Household. Household shall mean one ox more 1nd1v1duals
living as a. 51nglc housexeeplng unit.

SECTION 2. . ' . _ : R T "ZA“ - ,7*;'
Section 28-C-1-(j) of the Comprehensive Zoning Ordinance of the .
City of Sacramentc, Ordinance No. 2550, Fourth Series, is hereby
amended to read as follows: :

(3). A detailed revort describing the methods by which the

epplicant shall comply with the provisions of subsection C-5-{a),

Szles and Lease Program for Qualified Low and Moderate Income
Tenants and Households. The description shall include, where
applicable, the appraised apartment market value of the project,

and each unit. This description shall be supported by an affidavit
or declaration undexr penalty of perjury as to its truth and accuracy.

SECTION 3.

.

Sectlon 28-C-5-(a) of the Comprchcnolxe zoning Ordlnunce of the. Clty'
of Sacramento, Ordinance No. 2530, Fourth Series, is hercby amended

to rcad as follows:

: "(a) Sales 2nd Lease Program for Qualified Low and Moderate
Income Tenants and Households.

(1) Purooqe. The primary purpose of the sales and lcas
program is to mitigate the special impact a conversion p*ogcct has
on the low and moderatc income tenants living in the project before
conversion. - ‘'his special impact is the result of the convers 1ion
projeoct displacing these tenants while at the same time reducing
the number of rental units in ‘the market. The displaced low and




moderate income. tenants are more severcly affected than other
]:tendnt and other individuals because of their inability, in
-most cases, to purchase. the converted unit, their resulting

- immediate need to find replacement nou¢1nq, and their lesser

- financial zbility to compete for the remaining available rental
units in the market. The proposed Sales and lease program addrcsses
this problem by providing ownership opportunities for low and
-moderate income‘tenants, thereby taking those tenants out of the
rental market aloqg with the converted unit, and by providing
renewable leases ior those tenants who cannot purchase, thereby
retaining those units in the rental market for as long as the
tenants are in need of them. BAn alternative program approved by
the City Council under subsection C-5- (a)(Vii) must specifically:
address the special impacts cn the teﬂants in the project identi-
fied in this paragrzph.

A secondary purpose of the sales and lease program is to use
condominium conversion projects as a source of low and moderate
income housing. Any alternative program approved by the City
Council under subsection C-5-a(vii) shall provide owncrsblp and
lease opportunitics to gqualified low and moderate income  households
-where feasible and consistent with the. housing pollc1es of the City.
of Sacramento.

(ii) Definitions.

a. A qualified low or moderate income tenant shall
be a tenant who.meets all of the follow;ng requirements:

e _ . - i. The tenant is an ellglble tenant.

ii. The tenant has an income of 110% or less of
the. meolan income as established annually bv the U.S. Depvartment of
HouaJng and Urban Development for the Standara Metropolltan Statistical
Area in which the’ prODObeo conversion project is located, adjusted for
the nutber of members in the tenant's household. .

: iii. The tenant - does not, at the time notice of
intent to convert is given by the applicant and at the time the offer
is made, own any rc31dent1al real property.

: 4iv. The tenant has not prcvmously reuelved
assistance under this uUb ection C- 5 (a). :

<. .
V. ﬂThc monthly payments af principal, intcrest,
loan insurance fees, proverty taxes and assessments, fire and casualty
. insurance, property maintcnance and repairs, utilities (excluding
telephone scrvice), and homecowner association fces and assessmoents
associatced with the unlt if it were to pe sold without restrictions,
‘would exceed thirty-five (35) percent of the tenant's monthly incoma.

: vi. The tcnant‘s‘aqgct arc not greater than th-
total of thc amount neccessary to pay the aestimated closing costs an
down payment on the unit, the amount necessavy to-pay six months of
the monthly pavments identificd in v, immediately preceding, aud $5, 00

- ‘ EN



- . wvii. The tenant has provided the City with the

Cinformation lcqucsted undor subscction C-5-(a) (i1ii)b. within the

specificd time, and has supported the information provided with an

. affidavit or dcclarat*on under pcnalLy of perjury to its truth .and

accuracy
-~ viii.. “A etd shall mecan the value of the tenant's

savings and any equity 1in dtOLLQ, bonds, recal property, or other

forms of capital investment.’ “Asscts" does not include items

reasonably ncccsaarv for the personal use of the tecnant, such as

‘personal effects Aurnlture, appliances, and ‘automobiles.

Tix. Rcfercnces to the qualified tenant's assets
and 1ncome shall include the assets and income of 'those persons

'elghtecn (18) vears of age .and older who are lLVlng with the tenant

as a single houoe}eeplng unit.

b. A quallfled low or moderate income houachold

‘fshall be a houschold which meets all of the following requirements:

‘ property

i. The household has an income of 110% or less
of the medlan income as established annually by the U. S. Department
of Housing and Urban Development for the Standard Metropolitan
Statistical Area in which the proposed conversion project is located,
adjusteo for the number of members in the household.

ii. The household does. not, at the tlme the offer

for sale or lease is made by the appllcant, own any residential real

' iii. The household has not previously received.
ass*stance under thlS subscctlon C~5-~ (a). »

' iv. The monthly payments of prmncmpal interest,
loan insurance fees, property taxes and assessments, fire and
casualty insurance, property maintenance and repairs, utilities
(excluding telephone service), and homeowner asscociation fees-and
assessments associated with the unit if it were to be sold without
restrictions would exceed thlrty~f1ve (35) percent of the household's
monthly income. : .

. v. The household's assets are not grcater than
the total of the amount necessary to pay the estimated closing,costs

-and down payment -on the unit, the amount necessary to pay six months

of the monthly payments identified in iv. immediately preceding, and
$5,000. : ' .- i

™~ . . . ) . : -
~S~.vi. “Assets" shall mean the value of the houschold’
savings and any equity in stocks, bonds, rcal property, or other forms

of capital investment. "Asscts" does not include items reasonably

necgssary for the perscnal usce of houschold, such as personal cffects,’

furmniture, appliances, and automobiles.




vii. .:References to the qualificd houschold's

- wassets and 1ncome‘ahall include the: asscts and income of those

" persons eightecn (18). ycars of ‘age. and older who are living within
~'theé houschold as a-single housckeoplng unit.

c. 1., A price which is "affordable" to the tenant

or household shall be the maximum price at which the tenant or
- household can gualify for financing for the unit for a minimum of
thirty (30) vears and for which the total monthly housing costs
described in subsection C-5-(a) (ii) a. v. and b. iv. would not
exceed 35% of the tenant's or household's rionthly income; provided,
that in no event shall the applicant be reguired to sell the unit
under this sales program at a price below the apartment market value

of ‘the unit at the time the application for a speCLQl permit under
this Section is filedi. -

. ii. ‘“"Apartment market value" shall be the: valuc
. of the unlt as an apartment and shall be determined by either a single
appraisal or, at the option of the applicant, by averaging the results
cof two independent appraisals. The appraisal(s) shall be made by
appraiser(s) selected randomly by the Planning Director £from a pool
of names of no less than five (5) gualified appraisers. A "qualified
" appraisex" shall be an appraiser experienced in appraising multiple
family residential property and who is an active MAI member in good
standing of the American Institutue of Real Estate Appraisers, an
.active SREA or SRPA member in good standing of the Society of Real

"* Estate Appraisers, an active ASA (urban real estate) member in gecod

" standing cf the American Society of Appraisers, or a similarly quali--

. fied appraiser in good standing in a nationallyrecognized real estat.

appraisal institute or society. 'The names of gualified appraisers
for the pool shall be selected by the City Manager or his/her desicnece.
The value determined by the appraisal(s) shall be binding on the Clby
“and the appllcan 'I‘hn appllcant shall pay the fee(s) of the appraiseri:-

(1ii) Offer of Sale or Lease to Oua*mflcd Tonaan,
Planning Dircector tO Qualify Tenants. :

a. Subject to the provisions and limitations

set forth in subsection C-5-(a)(iii)b., the applicant shall offer for
sale to qualified low and moderate lnCOﬂcixmanu; the unit in which each
tenant resides at the time the special permit for the conversion projea:.
is approved, or a comparable unit within the project, at a price which
is affordable to the tenant. A "comparable unit" shall be a unit with
the same floor plan, same amount of floor area (as mecasurcd in squarc
feet) and the samc amenities as the unit in which the tenant resides
at the time the special permit is approved. Thie offer shall be made
before or concurrent with the grant of the exclusive right Lo contract
" for thc purchase of the unit provided for in Section 66427. I(b) of
the Government Codé. The qualified tenant shall have 90 days from

.
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the datc the offer is made to accept the offer of sale under: this

subsecction C-5-(a). If the tenant does not accept the offer within

that time period or fails to sccure the nccessary financing wvithin

. that time period the tenant shall be centitled to the renewable: lease
provisions sct forth in oUboCCLlon C-5-(4d) dnd to all other protec-

tlong _provided in this Section. ’

b. i. To determine Wthh tenants qualify

for asscistance under this subsection C-5-(a), the Planning Director,
using the names and addresses of all thc tenants-in the proposcd
conversion project provided by the applicant in the completed
application, shall notify the tenants of the provisions of this
subsection C-5-(a). by mailing a notice to each on a form approvcd
by the City Counc1l "The notice shall reguest all information
necessary to determine which tenants qualify for assistance. The
‘notice shall instruct the tenants to return to the City Planning
Department within 15 days the information reguested, supported by
affidavit or declaration under penalty of pcrjury as to its truth
and accuracy. Based on the information reccived, the Planning
Director shall determine which tenants are qualified tenants, shall
notlfy thosc tenunts, and shall submit their names to the applicant.

: ii. The appllCant shall make an offer
for sale or leasc pursuant to this subsection C-5-(a)(iii) to each
gualified tenant whose name has been submitted to the applicant by
the Planning Director; provided, that in no event shall the appllcapt
be required to sell or lease more than fifty (50) percent-cf the units
in the project tc qualified tenants. In the event the number of .
qualified tenants whose names have been submitted to the applicant .
by the Plann¢ng Director exceeds fifty (50) percent of the number
of units in the project, the applicant shall make offers for sale
or lease pursuant to this subsection C-5-(a)(iii) in the manner set
forth in the subsection immediately following, C-5-(a) (iii)b.iii.

iii. In the event the Plannlng Director
deternlnes that the number of gualified tcnants in the project = | .
exceeds fifty (50) percent of the number of units in the project,
he/she shall, at the time of determining which tenants are qualified
tenants, list at randow the ‘names of all gualified tenants, shall
notify each qualified tenant of his/her place on the list, and shall
submit the list to the applicant. The applicant shall make offexs
for sale or lease pursuant to this subsection C-5-(a)(iii) to ‘the
gualificd tenants in the order thcat they apvpear on the list so that
offers are made on fifty (50) percent of. the units in the projcct.
If a gualified tenant who receives an ofier for sale or lease
pursuant to. this subsection. C-5-(a) (1ii) does not purchase or lecase
the unit, the applicant shall, immediately after recciving notice
thercof, make an offer for sale or lecasc pursuant to this subscction
C-5~(a) (iii) to thc qualificd tenant next on the list; provided,
that in no cvent shall the applicant be required to hold a unit
for sale cor lcasce pursuant to this subcection C-5-(a)(iii) for
morce than twelve (12) monthe after issuance. of the subdivision
public report pursuant to Section 11018.2 of the Busincss and
Profassions Code. ' ’



iv. - NoLw1LhJ dnﬂldg thc provisions of
Section 18 of this ordinance, the decision of the Planning
. Director as to which tcnants qualify for *assistance under this
"subsection C-5-(a) shall be appecalable direcctly to the City -
Council and shall be governed by the provisions of Article XIX of
Chapter 2 of the Sacramento City Code. '

v. Unless an appeal of the dccmsaon of
the Plannlng Director is filed, and except for name and address,
the information supplied by a tenant to the Citv under this
subsection C-5-(a){iii) shall be held in confidence and shall not
be disclosed to the public without the express written consent of
the tenant. - In the event an appeal is filed, the information shall
be disclosed to the extent necessary to fully apprise all parties
~to the appeal of the facts supporting the Planning Director's
”dec151on.
vi. Failure.of any tenant to.xeceive the
notlce ‘2advising of the sales program under this subsection shall
not lnvalldate any proceedlngf conducted hereunder.

{iv) ~ Offer of Sale or Lease to.Quallfled Households

a. In the event les s than ten (10) percent of
unlts within the project are purchuscd or -leased by gualified
tenants uvnder the sales and lease program set forth in subsection
C-5-(a) (iii), the applicant -shall offer units within the project
t0o qualified low and moderate income households. The offer shall
be for sale at an affordable price cxr, if the household does not
purchase, for lease pursuant to subsecticn C-5-(d). The applicant
shall make offers to enouch qualified household so that at least
ten (10) percent of the units within the project are purchased or
leased by quallLlod low or moderate incocme tenants or households;
provided, that in no event snall an applicant be required to hold
a unit for sale or lease under this subsection C-5-(a)(vi) for
“more than twelve (12) months after issuance of the subdivisicn
public report pursuant to Section 11018.2 of the Business and
rrofessions Code.

y b. The Sacramento Hou51nc and .Redevelopment Agency
shall qualify low and moderate income households for participation’
in the sales and lease proaram undex this subsection C-S5-(a) (iv).
Within ten (10) days of determining. the applicability of this
subsection C-3-(a) (iv) and the requirement to offer units for sale
or lecase to qualificd households, the applicant-shall notify the
Sacramento Housing and Redovelopment .Agency of -the availability of
units for qualificd low and modecrate income houscholds and rejuest
the namos of qualificed houscholds. Upon such notice by the applicant,
" the Agency shall submit to the applicant the names of quallflgd
houscholds. 1In selecting qualified hous cholds to participate in



in the salcs and leasc program in a’ partlcular pro;ch the Agency
shall match the size of thg-available unlL to the size of the
quallflcd houschold.

) ‘ c. Offers for sale or lcasc made pursuant to this
“subsection C-5-(a)(iv) shall be made as soon as is practicable after
issuanceé of the sukdivision public report pursuant to Scction
11018.2 of the Business and Professions Code, after compliance with
_subscction C-5-(a) (1ii) of this Section, if"neccssary, and after
compliance with Section 66427.1(b) of the.Governmcent Code. The
offcr for sale shall remaln open for 90 days. ' o

' : d. Units offered for sale or lease to quallfled
houscholds under this subsection C-5-(a)(iv) shall be varied in
size -and geographically dispersed throughoub the project. )

. e. Compliance with the provisions of this sub-
sectlon C-5-(a) (iv) shall be subordinate to the reou1remonts of
.uectlon 66ﬂ27 1(b) of tne -Government Code. -

(v) Apol*cant to Pay Downoavmeﬂts, Closing Costs Where
: hocessary

If, at the time the offer for sale at an affordable
price is made under this subsection C-5-(a), the assets of the
gualified household or tenant, as defined in subsections C-5-(a) (1i1i)
a.viii and b. vi are not sufficient to cover the 'down payment -and '
‘closing costs on the unit required by the financing institution to
gualify for financing on the unit, the applicant shall pay all or a
portion of the down payment and closing costs, as necessary, in an
amount not to exceed $2,000. The amount paid by the applicaent under
this subsection shall be added to the amount secured by.the second
deed of trust on. the unit vnder subsection. C-5-(a) (vi)-.

(vi) Antispeculation Control

Whenever a unit is sold to a qualified tenant or
household under the provisions of this subsection C-5-(2), the
unit shall be encumbered by a second deed of trust securing an
obllcablon in an -amount equal to the difference between the sales
price vaid by the qualified tenant or houschold and the price at
which the unit would have sold without the requircments imposed by
this subsection C~5-(a).. The beneficiary under the second decd of
trust shall be the applicant. The second dececd of trust shall
provide for the following: _ ' : o

a. Simple intcrest on the amount secured shall accrue
at a rate not cxcccdlng 5% per annum.

- b. Nclthcr prlnczpal nor intcrest shall be payablc
until the obligation sccurcd by the sccond deed of trust has matuved.
The obligation shall maturce when the unit is conveyed, transfevred,
lecased, ronted or otherwisce alicnated by the tenant; provided, that
"conveyed,, transferred, cased, rented or othevwise alicenated"
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-~ ghall not include changes of ownefship‘déscribchin Scctions 62
and 63 of the Revenue and Taxation Code.

‘(vii) = Alternative Programs; Haivers

a. Upon the regquest of the avplicant, and in licu
of the rcqulrements of this subsection C-5-(a), the City Council
.may approve, or apdrcve with conditions, an altcrnative program for
providing houcing opportunities to the low and modecrate inconc
tenants and households in the proposed conversion project, upon
-a finding that the alternative program is the substantial ecguivalent
of the program provicded by this subsection. Alternative programs
‘may include, but nesd not be limited to, use of FHA single family
purchase programs and the HOﬂQOWne*shlo Assistance Proglu“ adminis-
tered by the State Department of Housing.end Conanlty Development
(25 Cal. Adm. Code Sec. 7900 et seg.). )

b. Upon request of the applicant the City Council
mnay walve,.or waive with conditions, in whole or in part, the
requirements of this subsection C-5-(a) uvpon a finding that
compliance would be inconsistent with or not in furtherance of
‘the purposes set forth in subsection A and C-5-a(i) of this section
or the goals and policies-'of the Houalng Element of the City General
Plan.
. - c. A request by the applicant pursuari to paragraph
a.. or b. immediately preceding shall be made within iifteen (15)
days after the determination of the Planning Director made pursuant
to subsection C-5-(a)(iii) b. has been forwarded to the applicant.
. The City shall give notice of the request .in the same nmanner as it
gives notice of the hearing on the special permit, and a hearing
shall be conducted on the regquest concurrently with the hearing on
" the special permit.
. d. The applicant shall, within ten (10) days from the
date of submitting the reguest to City, notify in writing all the
eligible tenants in the project that a request for approval of ‘an
alternative program or a waiver under this subsection C-5-a(vii)
has been mad2 and shall describe in detail the elements of the
alternative program or the reasons for the waiver.
- SECTION -4. .
Section 28-C-5 (d) of the Comorehen51\e Zoning* Ordlnance of -the
City of Sacramento, Ordinancec No. 2550, Fourth Scrics, 1is hcrcby

amended to read as follows:

.« (&) ‘Leases --.Eligible Elderly or Handicapped Tenants, Qualificd
Low and Modcrate Income Tenants. o~



(i) The applicant uhall unconditlonally offer each

eligible tenant who 1is cldir ly. or handicapped -and cach gualified
low and modcrate income tenant who does not accept an offer of
sale on «a unit under the sales program provided in subscction
C-5-(a), .a written lecase for a tecrm 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. A “"comparable
anit" shall be a unit with the same floor plan, same amount of
floor area (as measurced in square fect)and the same amenitics
as the unit in which the tenant resides at the time the special
permit is approved.

(ii) The anvllcant shall unconditionally offer each
gualified low and moderate income household who does not accept’
an offer of sale or a2 unit under the sales program provided in-
subsection C-5~-(a) a written lease for a term of three (3) years
on the unit which was the 'subject of the offer of sale.

(111) Each such lease shgll provide that the lessee
shall have four (4) successive options to renew the lease upon
the terms and conditions as the orlglnal lease rcqulrcd by thlS
subsectlon.' :

{iv) In the case of lessees who are qualified tenants,
the rental of the first year of the original lease shall be the
rental paid by the tenant on the date that the notice specified in
. subsection C-2-(a) was given. Thereafter, the rental may be
increased annually on the anniversary date of the lease, commencing -
with the first anniversary date; prov;d;o, that the annual percentage
increase in rent shall not excecd seven percent (7%). In the case
of lessees who are gualified households, the. rental for the first
year of the original lease shall be the average of rentals paid for
the unit and all comparable units on the date that the notice speci-
fied in subsection C-2-(a) was given. Thereafter,the rental
may be increased annually on the anniversary date of the lease,
commencing with the first anniversary date; provided, that the
annual percentage increase in rent shall not exceed seven percent (7%).

(v) Each such lease shall further provide that the lessece
shall have no power or right to assign the lease, or to rent or
sublease the premises or any portion thereof, and that upon the
death of the lessee the lecase. shall terminate. Anyv lease provision
which violates the provisions of this subsection shall be void,
and the balance of the lease shall be valid and enforccable.- To
the extent that such lecase shall not cxpressly contain the provisions
required by this subscction, said provsions shall be dcemed to be
incorporated in full therein. Any lessee who has paid rent in excess



~of the maximum rental specificd by this subcection shall be
entitled to-a refund:in the amount of the excess paynrent.

- Such:lessees may celect to deduct the-amount of the rcefund

@due them from ‘future.rent payments, provided notice is given
in advance as to the intention to do so.

PASSED FOR PUBLICATION:

ENACTED:

EFFECTIVE: ’ '
MAYOR
ATTEST: k :
CITY CLLRK ]
] .
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CITY PLANNING DEPARTMENT

725 "J" STREET - . SACRAMENTO, CALIF. 95814 : MARTY VAN DUYN
: TELEPHONE (916) 449-5604 N PLANNING DIRECTOR

March 17, 1981
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MEMORANDUM

: auﬂuc/
TO: Lorraine Maga
FROM: Jan Mirrio

Public Hearing ‘j;ﬁze_,a

The follow1ng item was considered and recommended for approval by
the Plannlng Commission on March 12, 1981:

SUBJECT: Request to sé

1. Various requests for property located on one—haif block
"bounded by 35th and 36th Streets and 5th Avenue. (P-9295) (D5)

a. Amend Community Plan from Shopping-Commerciél to
Light Density Multiple Family.

b. Rezone 3+ acres from C-2 to R-2B-R.

Would you also please schedule the follow1ng Ordlnance Amendment
for public hearing. Notification list is attached.

(::> Ordinance Amendment providing a minimum of 10 percent and
a maximum of 50 percent low and moderate units. in condominium

conversion projects. (M-483) (All Districts)

bw.

Attachments



