CITY OF SACRAMENTO

CITY PLANNING DEPARTMENT ' MARTY VAN DUYN
927 TEMTH STREET SACRAMENTO, CA Q5814 ) ) PLANNING DIRECTOR
SUITE 300 TELEPHONE (916) 449-5604 PROVED
S NG
November 20, 1984 Aéy-mgcﬁ*‘"‘“"“
City Council : : ' . ' BEG 3 1984
Sacramento, California - E
3 o OFTH . .

Honorable Members in Session:
. SUBJECT: Conversion of a 18 unit apartment complex into condominiums (P84-039)

LOCATION: 2208 V Street

converting apartment units into condominiums. The applicant is also requesting a
Variance to waive certain sections of the Condominium Conversion Ordinance. This is
one of 26 condominium conversion projects being considered under the annual review of
conversion applications for 1984. 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

a5 unless the vacancy rate for the affected area is greater than 5%. Based on the

-standards of Ordinance No. 4328 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 reguired pest control reports and sound studies were not
provided for City review.

|
SUMMARY
This request involves a Tentative Map and Special Permit which are necessary for

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 Plannlng Comm1331on approve in Concept the"
conversion of 46 units. This recommendation was based on a 32 unit credit staff’
allowed 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 raté
dropped below the mindimum, level allowed of 5+ percent. The applicant was unable to
provide detailed 1nformation on any add1t1onal replacement housing therefore staff
did not con31der thls proposal

'Staff further recommended that sélection 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 projectsi
reconmended 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 requlre
maJor modlflcations or repa1rs that would dlsrupt the tenants. . Vo ,wa RS
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' 7rIn order to conduct a complete evaluation of these projects the appllcant was‘f"
P requested to furnish a pest control report and sound study for the complexes whlch.:
'_received the hlghest scores under the prellmlnary evaluatlon by staff R g
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'f_Dn October 11, 1984 the Plannlng Comm1381on recommended approval of 6 complexesw
© totalling 46 units, The approval was based upon compliance w1th the established

criteria.- The remalnlng 20 projects were recommended for denial w1thout prejudice'
based upon the attached eva]uation (See Exhiblt A) ‘ O C .
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i PRDJECT EVALUATIDN ~L

’ _leicant s Program . . L St o _ P
e , ; - v - . R ) -
The app11cant has requested a Var1ance 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 gualified 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 to that required by the Ordinance and may prove more beneficial
. to tenants with lower incomes 51nce the applicant s sales price is based upon the
' tenants income level ST e e E T U T - ;

. . . . ) .
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',Slte Characteristics R .;,a

'
i -

1 'Number of Unitsy e

.., 27 8ize of Unit:” one. and two bedrooms_szs‘ R T
3.” Proposed Saies Price $45,000 to $60,000 *‘11-;’.'v“ 'c‘=“
4. e e
S

Number of qualified low/moderate tenants: . 2 L ; -
See attached letter (Exhibit

f_ Tenant or neighborhood objectlons
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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.

RECOMMENDAT ION

‘staff and the Planning Commission recommend the following actionS'

A. Denial of the Tentatlve Map based on the f0110w1ng Flnd1ngs of Fact
B. Denial -of the Special Permlt based upon the attached Flndings of Fact.

C. Denial of the variance to waive the Spe01al sales and lease prov151ons based
' upon attached Flndlngs of Fact. :

D. Denial of the Variance to waive the requ1red pest control repcrt and sound study,

based upon attached Findlngs of Fact.

E. Den1al of the Variance to waive 6 of 18 requ1red parking spaces based upon
attached Flndlngs of Fact. :

Findings of Fact - Tentative Map

The proposed Tentative Map is not consistent with the General Plan Policy to prohibit
the copnversion 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.

R pectfuily,submitted;‘

,FOR CITY COUNCIL INFORMATION

WALTER J. SLIPE
_ CITY MANAGER =

":SC lao o . o - _; ' B -+~ " December 3, 1984

-attachments T . S District No. 4
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':fLoqaiionE' 2“06 V'Street ST R R
'Zggmmarvi On August 30 1984?thé;?lanniﬁg:Cbmmjssicn consﬁdérédﬁa feﬁuésf*
. to convert 26 apartment complexes into condominiums. The hearing was-~_
.continued to September 27, 1984 to allow further review of the prDJects RN
based upon criteria recommended by staff to determzne hhlch comp]exes were . “j;"f

 most suntable for conver51on The aopllcant was unable to pr0V1de the

; - N . the‘conver31on ord;nance and concern over the effect of
Lo ",convertlng all of theése units™ on the rental: h0u51ng stock:in ‘the. . Central
"IC1ty In rccammendlng approval of the 16 unlts stdff ound that, based
. upon the currhng vacancy rate’ “it was p0851b1e to allow 14 UﬂltS to convert..
"before the rental wacancy rate: dropped.below‘the m:nnmum level alloued of




Those projects not being'reCOmmended for approval at this time are to be
-denied without prejudice and the one year restriction on submlttlng a new

-2 -

application 1s tu be waived.

Based upon Compliance with the review criteria {see attached Exhibit A)
this complex was found deficient of many of the features determined to be
essential for encouraging owner occupied housing. Staff is, therefore,

recommending denial of this request.

Recommendatjon: Staff recommends the following.actionsf

A. Denial of the Tentative Map;

B. Denial of the Special Permit based upon flndlngs of fact which

follow;

C. Denial of the Variance to waive the. special

~ provisions, based upon findings of fact to follow;

"‘;;“D; Denial of the Variance to waive the required pest control repoft and

f_sound study, based upon findings of fact to follow;

E. Denial of the Variance to waive six of 18 required parking spaces,

based upon findings of fact to follow;

Findings of Fact - Special Permit

1.

unavailable as it relates to the number of spaces provided .
and/or maneuvering space and the appllcant is prop091ng this

P84-039

The proposed 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. r
. | .
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 displacement and
relocation problems will result with this conversion.

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

"The pro;ect does not meet the required development standards

for condominium conversion in that adequate parking.is

requ:rement be waived.

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

sales and lease.

October 11; 1984 :‘f“” Item 8

]

-
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conversion or are being preposed this vear. It is. therefore
expected that tenant displacement problems ulli result klth
this propoaed 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 thdat 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 since this project is located in
a neighborhood with existing traffic and parking problems:

2. As proposed' the'variance is contrary to the Zoning Code for .
condominium conversions uhlch requ:res one palk1ng space per’
dwelling unit. -

3. 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 -
, campl:ed with this requirement and there are no special
- 01rcumbtances to warrant approvlng this request '

Respectfulls submlttedb
g érbL,
Art Gee, .

Principal Plunner

SC:sg

P84-039 - . B ~ October 11. 1884 T Item

.
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§§2§0§95F'ee‘ e o - Ixhibit A
18 Units " L T - 8.8 Poigts
S . CONDOMINIUY CONVERSION
' " PROJECT REVIEW CRITERIA - CENTRAL CITY
PKYSICAL FEATURES

{Total of 20 points possible.’S points maximum for each category)

The conversion will contribute to neighberhood stabiliity.

—

a.

b. The surrounding area is predominantly residential;

c. The conversion is consistent with zpplicable community

OO O

plan goals;

AN

|
.

The units contain amenities which encourages ownership:

a. Useable balcony or patio;

"

d. Stcrage space or room;

e. tnergy conservation items;

f. Custom architectural design (interior) : i
g. Central heat and air;

*he complex rontein units with 63C wqg.ft. of living

The preject site centins cmenities which enccureges ownership:

a. Yot Jocated on a major street;

b." Covered or caclosed parking;

3

C. Comrmon useable open space or recreational facilities;

d. Security featurces;

f. On ctreet parking available;

g. At leuast 30% of open commOn area is_landscabed with living vecetation:

e. - 1 to I parking; - o i o A L

Ownership is consistent with other residential uses in the neighborhood;

area
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h. Autoratice irrication:
i. Standurd access and maneuvering space for parking;
J- Private eatries;

k. Custom architectural design (exterior):

The condition of the units and site will result inm minimal disturbance to ©
tenanis during necessary repairs and vpgrading z2nd will additionally =2ssist

A balacs

provicding meore afferdable units:

a. Yinimal modificatvions are necessary 1o mest nolse itrarsmission stzngerds:
b. No mejor pest darage;

c. Yo evidence of neglect of routine maintenznce on the preject exterior;

e

unhits;

@
o
fu
o
0
"
[
)
ot
=
o

d. No evidence of neglect or routine mzinte



Projects

. P84-040
2617 'D' Street

P84-041
2216 - 'T' Street

P84-054
2326 'V'}Street

PBA4-046
615-23rd Street

P84-052

" 2117-22nd Street .

PB4-063
414-23rd Street

Alternate Projects

PE4-050 .
2116 'D' Street

P84-051
2712 'E' Street

P84-047 .
515-18th Street

12.
1.

11.

11

" 10.8

10.

EXHIBIT.B -

No.'Units

14 units

7 units

.7 units

4 units
10 units
4 units
46 units
9 units

16 units

{delete)
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City PLANN#NG DEPARTMENT

ALIG 29 1984
RECEIVLD

2206 V Street, No. 3
Sacramento, CA 95818
28 August 1984

Plahning Department
City of Sacramento
Room 300

927 -10th Street
Sacramento, CA 95814

Subject: Proposed Condominium Conversion of Apartments at
‘ 2206 V Street, Sacramento, CA 95818

Sirs:

"It is my understanding the Planning Commission will hear the above

cited proposal on Thursday, August 30th. Since | am a new tenant

and accepted the apartment with the knowledge of the proposal, 1 .feel
} cannot .object to BMA's planned conversion. HNevertheless, | wish to
take this opportunity to make comments concerning conversions.

1. After looking two months for an apartment, it appeared to me very
- difficult finding a complex in a nice neighborhood such as V Street
with a city/county library nearby. | have just moved from another
area near 10th and W Streets, which was noise, dirty, and rather
dangerous with crime and accidents occurring.

2. It concerns me that as conversions take place, there will

appear ''pockets' of segregated neighborhoods housing the
elderly, minorities, etc. because apartments will become meore
and more limited as a matter of choice and income.

3. The original tenants may wish to purchase their units if given
the option because no previous tenants have used the units, the
appliances, and so forth. In my particular situation, | would
not purchase (as is) if given the option because repair work
needs to be done. | was not the original tepant and have noticed
the appliances such as the stove appear-a bit worn, also the
cabinets are narrow and have worn edges.” | have also noticed
other small details such as lopsided clothes closet, no baseboards”
along the walls and some damage though not serious (e.g. cracked
door near the bolt lock).

FEd-¢



My main concerns rest with No. 1 and 2. As more and more conversions take
place, the number of apartments will become more and more Iumlted, as well
as our choice of where we wish to live. With the limited supply of apart-
ments also, will undoubtedly come the high rents which will make it even
more difficult to flnd suitable housing.

Thank you for letting me voice my concerns.

Sincerely,

it Joblow

FLORINNE T. TAKEHARA



_ CITY PLA_N NING COMMISSION
' 71 927 10TH STREET, SUITE 300 - SACRAMENTO CALIFORNIA 95814,

| appLIcANT_JTS Engineering, 811 'J' Street Sacramento CA 95814

O“HqERJW1rabe11a Apartments, 2050 Pioneer Court #204 San Mateo, CA 94403, San Mateo CA
‘PLANS‘BY JTS Engineering, 811 'J' Street, Sacramento, CA 95814 I —
FILING pATE_ 1/ 31/74° 50 DAY CPC ACTION paTE 5/31/847 " _REPORT BY:SC " |7

| NEGATIVE DEC_EX- 15301(J IR~ ASSESSOR'S PCL No_010-163-25.

AP?LICATIDN:] le: Tentat1ve Map to dlvide a 0.3t acre s1te, developed with 18 apartment
- units, into one common lot for 18 airspace condom1n1um units in the
S1ngle Family (R 18} zone; - " -

. 2. Spec1al Permit to convert 18 apartment units into condominiums;

3. Var1ance to waive the special sales and lease provis1ons(5ec 28-C-5{a);
s, Var1ance to waive the requ1red pest control report and sound study (Sec.28-
- sﬂ'5.'aVar1ance to.wajve six of 18 parging spaces (Sec. 28-C-3(a).. I

LUCATIGN 2206 V Street

SUMMARY ¢ - The Mirbe]la Apartments cons1st of an 18 un1t apartment comp]ex located in the
Central City: The app11cant 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 minimim for allowing the conversion of rental housing into condominiums., .

. however, these complexes represent 2,8% of rental housing stock in the Central C1ty and- .
Cif all the units were converted the. vacancy wOuld be reduced below that allowed, :

PROJECT INFORMATION: S
1974 General Pian Designation: Residential:

. 1980 Central City Community -

Plan Designation: - . Low Density Residential

Existing Zoning of Site: - R-1B
Existing Land Use of Site: . Apartment COmpiex g

Surrounding Land Use and Zoning:
North:- Single & multi-family; R- 18
South: Single & multi- fami]y, R-18
East:y ' Two family; R-1B.
Hesty: Singie & mult1 fami]y, R 18

Parking Required . ';- . 18 spaces o . o -
Parking Provided:. ..o 12 spaces’ . L S S
Property Dimensions- ' ©80' x 160°
Property Area:. . . "i*;'~ 0.29 acres.
Density of. Development e 62 units per acre: N
Square Footage of Units: . .-.- 495 sq, ft, - 935 sq._ft.
Height of Structure: - : Two story; 20 ft.. '
- Significant Features of Site: Existing apartment
Topography: » Filat .
Street improvements/Ut1]1t1es: Existing N
Exterior Building Colors: = =~ Beige & brown trim

Exterior Building Matertals: -~ Stucco -

APPLC.NO. P84-039 . - MEETING DATE _May 31, 1984 — CPC ITEM NO.
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SUBDIVISION REVIEH'COHHITTEE'RECOHMENDATIOH On April 18, 1984, by a vote of five ayes,
~ three absent, and one abstention, the Subdivision Review Comm1ttee recommended approval
. of this map, subJect to the cond1t10ns attached in Exhiblt A

'”ﬁb?i’ié’iﬂ%_s"" '}?\L‘féhmtfﬁ"nc'ioc ATioh m"“é‘ng‘s AND_LEASE PLAN

RELOCATION PLAN

Req uired ‘1. A public hearing, as required by City Ordinance,. shall be held:
Sec 28- 2(B) at a convenient location so the owners and tenants may fully
: d1scuss all aspects of this progect.

Mot . 2. Each tenant should be g1ven the opportunTty to personaiTy con-
Required sult with the owner or their agent as to all aspects of the
S pcojedt'and how they apply specifically to that particular tenant,
~ Not. . .3, Upon approval of the condom1n1umlcon§ersionvpermit and commence- -
Required - ment of sale of the units, the owners or their representatives

. shall be available to the terants 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.f - 4:' lf the convers1on permit is 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
s1mi1ar problems, - ,

Required 5, Each e11gib1e tenant has the right to recefve relocation assis-
Sec.28-C-5(b) tance and relocation allowances from the applicant. Any tenant
' that holds a lifeterm 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 a11owances will include the following

.A:.c'Rental housing ava11ab111ty reports of comparab1e units
- within the area.- : .. o ,

B{f Transportation, if necessary, wil1 be provided at the
- expense of the owner to any of the comparable units’
listed in the report.

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 ineligible for relocation allowances..

Cop8a-039° - - . May 31, 1988 o Ltem3
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~ The ordinance requires that the applicant pay a reiocation
" ‘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
e~ - Metropolitan Statistical .Area) are to be. provided the relo-..
' _ cation fee of 3500 or $600 only,

'D;, Low income, elderiy, handicapped and single parents with
~ a minor Chl]d at home will ‘be provided with the following

'I}Zf payment of the last month S rent in the new unit;

2, transfer of 311»#89051t55 minus damages to the
' new»unit .at‘the option of the tenant; -

3;3” payment of any rental difference of up to $100
o per month for a period of one year. ‘

7 Not, - 6. Uniess 1t places an unreasonabie economic burden on the owner,

fff: Required . ° they shall make units within the project available and affordabiei;‘
Rl 0T 7 to aVigible low and moderate fncome tenants in the same ratio as

'-’i they nou ex1st (as of January 31 1984) in the. complex. ..

- Required 7o, No tenant wiii be unjustly evicted and no tenant s rent will be-
e Sec.ZB-C 5(f);l 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, 1f a tenant's existing lease aTready
. calls for a rent increase or if his or her re]ocation has not.
‘ _been comp]eted by January 31 1986 ' i
_ equired 8.: Leases for specia] eligib?e tenants will be unconditionaily of fered
Sec.ZS-C 5(d)' to each eligible tenant who is. eilderly, or handicapped, and to each
qualified low and moderate income tenant who does not purchase a
‘unit under the sales program, & 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,
fEach such lease shall provide that the tenant shall: have four (4)
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 .
origtnal lease shall be the rental paid by the temant 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
lease, commencing with the first anniversary date; provided,
however, that the annual percentage increase in rent shal! not:

exceed 7%. o
”.ﬁfvﬂot % All tenants who are tenants at the time the Special permit is.
T 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 {n #4 above. This lifeterm lease -
1nc1udes a lease-option plan and rent control provisions. B
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The maximum rent outlined in the rental agreeuent submitted by
the applicant 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 add1t1on to a higher level of ma1ntenance 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-
1ngful opportun1ty 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‘foI1ow1ng discounts will

be of fered to all tenants'*' ’ ‘ o ‘ :

A, A minlmum 4% discount from the 1n1t1a1 selling price of .
the. unlt to the general public; - .

B. . A minimum ?% discount from the initial seiling price of.
“ the unit to general public purchasers will be given to
~al) tenants 62 years of age or older, handicapped Or‘
d1sabled . '

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

Not 2, The foTlow1ng lease cption purchase plan will be aval1ab1e to all
Required tenants who hold a lifetime lease:

A. The tenant 15 granted the option of selling back the life-
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 purfchase a unft.- The owner is
obligated to buy the lifetime 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 not1fication of the commencement date of unit
sales, then the owner fs no Tonger ob]igated to purchase:
the 11fet1me lease...:

. Kot .. 3. The owner shall offer for sa1e to all qual1f1ed Tow and moderate -
- Required income tenants the unit in which they live at the time the special
- o permit for the conversion project is approved, or a comparable: .-

U peaw039 - o My T qtem 3



SO :
.~ unit within the project, at terms that are affordable to the- :
.. tenant, The applicant will use FHA single fami]y purchase pros -
*‘ai‘grams or any other programs ava11able. S

© . The tenns shall be at which the tenant can qualify for financing,
" through an established financial institution, for the unit for

o housing costs would not exceed 35% of the tenant's monthly 1ncome.

: Hhenever a unit is sold to a qua11f1ed tenant, the unit shall be.
encumbered by a second deed of trust securing an obligation in an

. amount equal to the di fference 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 sha]l provide for the following

v;;"A;Eg S1mple 1nterest on the amount secured shall accrue at .a -
T f;.rate not exceed1ng 5% per annum, k ‘ ._%
T B Neither prfncipa? nor interest shall be payabTe yntil
© . the -obligation secured by the second deed of trust has
matured, The_obligation shall mature when the unit
1s conveyed, transferred, 1eased,‘rented or otherwise,f-‘
a]ienated by the tenant. . - T ' '

e If at the time. the offer for sale at affordable terms is 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 qual1f1ed tenant shail have 90 days from the date the
offer {s made to accept the offer of sale,

STAFF'EVALUATION* Staff has the fol]owing comments regarding th1s request:

1. Currently the muitiple fam1}y rental housing vacancy rate in the Central
' - City is 5.2%. . This vacancy rate was determined-from a survey of 7,227
units Tocated 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 thé rental housing stock .
.77 .. within the Central City. If all of these projects were to be approved for
« < 5o conversion to condominiums, the rental vacancy rate would be reduced to-
o 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 ut]l be reduced be]ow the a!iowable Tevei for convers1on.

o 2eyn In addit1on to these 26 proposed prOJects, the City Counci? approved two

;. ...27.. condominium conversion projects within the Central City in 1983, The two o
J w04 projects approved. for conversion in 1983 represented 47 units or 0.6% of the ~
-+ rental fousing stock.s These units have not yet converted, however, when’

?.nthey do convert it is expected that the vacancy rate will further decline._‘:f

a minimum of thirty (30) years and for which the total monthly. . RN

*May 31?. 1934“2.:_; e T it
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The 26 applications 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 Central City and they represent a large portion of the newer rental

" housing, it is expected that adequate comparable rental housing will not-
. be available if all these projects are approved. .

In-submittihg_theSe,ZB 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

.,tf approve all of . the requests in l1ght of. the concern over the vacancy
L rate.:- ' C : : : .

The applicant has also requested a variance to waive the spec1a1 sa?es and

lease provisions outlined in the ordinance in lieu of an alternative

program, The applicant is, however, proposing to offer the relocation

'-.ass1stance 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 .
Tong term. lease outlined in the ordinance .is also available at the option-
of the tenant.. The most significant feature of the applicant's alterna-
tive sales and lease program is the use of a lease option plan which will
allow 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 qualiffed 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 aerdinance, This provision will aid 1n
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 alternat1ve program for the special sales and 1ease

'_provisions._;

In rev1ew1ng the rental h15tory of these DPOJECtS, 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 application and subsequently reduced the
number of e11g1b]e tentants who couid possibly benefit from the tenant

L e e e e S ABL e b e b e e  wetmel A b rdemcan o & sew  a
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ioa.pr0v1sions offered.py thé applicant. 0f the 205 households residing in: '

A"“the 26 projects proposed for conversion, only 135 tenants are considered -

eligible since the remainder have moved into the complex subsequent to
the app]icant s notice of intent to convert,

AT et em e e

'At the present t1me, none "of the 26 prOJects be1ng 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

sprinkiers in the units. “Since a sound study was not performed on:

'f‘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 v1olations which were pre-
sent in these projects.. The Building Division found the following code

'"c;_def1c1enc1es in this complex Lo

8

. 'a;f: Misswng or broken t‘les were found in the tub and shower enclo-

sures and the walls in the shower need to be resealed,

,,l'bfi Adequate clearance 1s not prov1ded for the electrical panel 1n

= the laundry room.-;,~ »1_ kD e _ h_ S

The. subJect s1te cons1sts of two separate two story structures wh1ch conta1n
one, two and three bedroom units. - The complex is Tocated around a center
courtyard which is sparcely landscaped, Parking is provided it the rear of

the site and is deficient of the requirement by six spaces. The one bedroom A'
units are also very small at 495 square feet and staff is concerned that -

these units will not be suitable for conversion to condominiums, . In addition,.
staff is concerned that the vacancy rate will be reduced below the minimum

" allowed for conversion if this project is approved, The low vacancy rate :
Iindwcates that tenant displacement and relocation problems will result during

conversion since the rental housing stock will not be adequate to provide
housing for existing tenants and those moving into the area. In light of
all these concerns, staff 15 recommend1ng denial of this request convers1on :
application, : _

"ENVIRONMENTAL'DETERHINATION The proposed progect is exempt from environmenta] review,

pursuant to State CEUA Gu1del1nes (Sec. 15301(k))

STRFF RECOMMENDATION

4 A 1 .‘ .A'; 4

S g

Den1a1 of the Tentative Map, :

;Den1a1 of the Specia] Permit based upon findings of fact wh1ch fo]low,

f'Den1a1 of the Variance to waive the Specfa1 sales and lease provisions
-__based upon f1ndngs of fact to follow'~ :

_'Den1a1 of the Var1ance to waive the requ1red pest control report and sound
' study. based upon f1nd1ngs of fact to follow, B T

’.;,,_ . L S LTI e L R
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S:ff‘ Denial of the Variance to waive six of 18 required parking spaces
- based upon findings of fact to foiiow

Findings of Fact - Speciai Permit

....A?.‘_.._

‘Element of the General Plan or the Zoning Ordinance in that approval

_The proposed conversion application is not consistent with the. Housing .

of this project will reduce the vacancy rate below the minimum allowed.

for conversion,-

" The appiicant has not proposed an} measures that will successfuiijs

mitigate the adverse effect on the rental housing stock and it is-
expected that tenant displacement and relocation probiems will’
result with this converSion.

Adequate comparable replacement hou51ng 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

- "Centrai City with comparabie rents and housing type. -

relates to the number of spaces provided and/or maneuvering space.

- and the applicant is prop051ng this requ1rement be" waived,

This project represents a unique and needed rental housing resource .

d,'in the Central City considering the number of similar rental housing -

opportunities which have been approved for conversion or are being

.. The prOJect does not meet the requ1red deve]opment standards for con=.
_dominium conversion in that adequate parking is unavailable as it

proposed this year, [t is therefore, expected that tenant displace- ,

ment probiems will resuit with this proposed converSion. ,

Findings of Fact - variance

A

As proposed, the variance would be 1n3urious to the pubiic welfare
or 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 dweiling
unit, : : .

'The prooosed 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 -
i.. this requirement and there are no special circumstances to warrant

7 P84-039:7,--

approv1ng this request._

- May 31, 1984 °
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© EXHIBIT A7

TENTATIVE MAP conoxrrons (Pa4ed391 '

The applicant sha]] satisfy each of the following conditions prior to filing the -
...final map- uwless a-different time for compliance is established through an approved

1.

3.
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 Horks Department prior to final map approva]

'subdiv1sion 1mprovement agreement.; . _ S

If street iights do not currently 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 insta]led in the neighborhoed

If on-site parking is prov1ded from an unimproved ailey then the applicant/owner

" shall improve the alley to City standards from the closest public street through”

the entire 1ength of the subJect property to the satisfaction of the Public Works
Department. : , , : 4

Separate witer and sewer services are required for each lot. The existing water

Nater and seuer service shall comply with Sec. 28-C 3 b (1) & (ii) ‘of the Zoning
Ordinance."

_ Sound transm1551on and sound impact ]evels shail meet the minimum standards set
forth- in Sec¢. 28-C-3 {c)-of the Zoning Ordinance, - A sound study shall be

submitted to County Health for rev1ew and approva] prior te filing a final map.-

i Each unit shali meet the: minimum fire safety standards set forth 1n Sec. ZB—C 3%

(d) of the Zening Ordinance.‘ea

. Ali existing assessments shali be paid.

The following safety and crime prevention meaSures shall be prdvided where

applicable : “

ae Al open parking Iots 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 i1ghting‘_-

devices shaii be equipped with weather and yandal resistant covers, -

be Aisies, passageways and recesses related to and within the complex shall be'.
illuminated with an intensity of at least twenty-five one-hundreths (.25) -
maintained iinimum of light as measured at ground level during the hours of:-
darkness, These lighting devices shali be protected by weather and vandal
resistant covers. : ) :

;'c. Ali buiiding numbers and street addresses shali be cieariy v1sible from aii

public or private accesses. The street and building numbers shall be no less
than four inches in height and of a contrasting coior to their background.\

'dg Nhere muitip]e dwei!ings are. accessibie by private streets driveways, '

alleyways, parking Tots or courtyards, the addresses and buildang numbers

shall be posted in such a manner as to be visible from those access pointsgﬂﬁfi?"f



L taa;oas)"x

Park1ng Spaces sha]l be numberedhxn;such a manner that the space numbers do o
not correspond to the addresses or unTt numbers of res1dences.

Al] sungle swing entry doors sha!l be of the solid core type and be equwpped

with a single cylinder deadbolt Tock meeting the folIowlng minimum standards

1) the bolt shall have a throw of at least one inch and be constructed SO as
to repel cutt1ng tool attack ' . .

42) the cy]inder of the deadbo]t shal] be equipped w1th a guard des1gned to .

repe] attack by prying or wrenching,,'-

"h 3) the deadbolt shall be of the pin tumbler type wwth a minimum of five p1ns.,

| ?-,A11 door h1nges shalT be secured with a m1n1mum of two (2) number ewght

~screws: which must penetrate at least two (2) 1nches into solid backlng beyond§¢ o
_the frame to whfch the h1nge is attached

The str1ke plates desugned to rece1ve the deadbolt Tocks 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 4 Ho. 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 sha]l be secured w1th a m1n1mum of 4
-: number 8 nach1ne SCrews, . S : e ey

="Sl1ding door and window assemb]ies shall be so des:gned that the door/w1ndow

cannot be lifted from the track when the door or window is 1n the closed
pos1t1on on the f1rst floor on!y. R S

| Si1d1ng door assemblies shall have an auxiliary locking device permanently

mounted on the interior and wh1ch is not access1b1e from the exterior, first

floor on1y.

All pr1mary egress doors shall be 50 equipped as to provide the occupant w1th
a clear view of that area xmmediately outside the door when the door is
closed.. This view may be provided by a one-way door viewer designed to -

i"f_{ prov1de at a m1n1mum 1800 yield of view.;_'

" The deciaration of conditions, convenant and restr1ct1ons shall give the

of ficers of the home owners' association strong and specific powers to have
towed away all unauthorized parked vehlcles from non ded1cated streets,

1i a]leys and parking lots.

Noth1ng 1n the declaratlon of cond1ttons, covenants and restrict1ons shall

prohibit a resident from placing Home Alert (Neighborhood Watch) decals,

operation identification decals ‘and 1ntrusfon alarm warning decals in the1r

' *ﬁi wtndows 1n a reasonabie manners:
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» ;; ; :'compl1ance with such conditions or City approved alternatives, meeting the 1ntent{ o
o of the City Zoning 0rd1nance, shall be prov1ded to f1na1 ﬂap approval o :

3- -

AI] tub” and shower wall penetrations shall be sealed
A!t ‘broken t1le5 on tub and shower wal]s sha]l be repTaced Ty
Each un1t shall be provided wdth an. approved smoke detector.

The front of the electrfcai house panei Iocated in the laundry room shal! be
prov1ded with a 30“ X 36“ working clearance, . . 4

The appl1cant shall provade rep}acement housing Options in the form of lease, _
ownership, or. comparable replacement housing opportunities to ex1st1ng tenants,
as specified in the specfal permit conditions of this project, * Assurances of

' 7VGround fault c1rcu1t interrupters shall be prov1ded in all bathroom receptacles. ,

:‘T,All units sha]] comply with Artic]e XXII of Chapter 9 of the C1ty Code for energy’“‘

j’conservat1on requirements.

Trash enclosures for dumpsters shall not be located nearer than 10 feet to.

. combustible material nor beneath a window when adjacent to non-combustible=
. structures.. The trash enclosure’ or: dumpster sha]l not be located ln the requ1redf s
: off—street parking spaces.lﬁl;-_, S L . : : . .
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R U  EXHIBIT B

R .. RESIDENT- SURVEY
© For Resident(s) of 2206V Street .

o 1. . How 1ong have you been .a resident of this complex? years - months
' 6 - less than one year, 5 - 1-4 years ' '

2. ,_th did you move. into this complex? - Check most important reasons(s).
- TR close to work  b.. 2. close to services (shopping, church, etc.)
. good management d. _1° amenities e,  _5 like rent rates
- fo -6 6 other S

L

3 ow ]Ong do you pTan on ]’V’"g at t"fs complex? _8 unknown or 1.&2 year(s).
. v-MUnder Hhat cond1taons? . - ‘ | —

A T If thls progect is offered for sale withwn the pr1ce ra;ge est?mated (price S

“..t 0 ranges will be disclosed to you by the owner) for the project, are you - _
... interested in purchasing the unit in which you are now l1v1ng, or anothef in
- the cumplex? R yes 8 no. 3 undecfded o ' L

Sif;ffif you are unable to purchase a un1t w!lT you be ab1e to locate a comparabTe
"'~r_--un1t to rent w1th1n thrs v1c1n1ty? 1 yes _1_ no 2 uncertain,
- 'S.ff; Are you a special category tenant?" check space if app11cable
S0 sage 63 years of age or older e T '
~b." " Handicapped or disabled 1

¢.  Low or moderate 1ncome as defined by U S. Department of Hous1ng and
© *. Urban Development: Low 5 - Mod. 1  (See attached table to

determ1ne income status. Y .
d. Sing]e head of household resid1ng with one or more minor (under age -
18) children __ .. - : . _ .
7. Do you approve in’principIe'of'this'bropOSed"conversion to condominium. -
: housing?' 1 yes . 3 no 5 undecided" Why or why not? .
Would reduce needed rental hous1ng stock complex needs a great deal .’

of 1mpr0vements and repa1r T

3xf; Do you have any:commente related .to the ownenfs_request?
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SACRAMENTO CITY PLANNING DEPARTMENT

4 Apphcahon Inforrndflon 3 - | - _ Appllcahon taken by/daio 1/31/84
Pro;eci Locuﬁon 2206 'V"Streét B ' o p<3L/,(937
.- Assessor Porcel No. 010-163-25 L L S
- Owners__ Mirabella Apartments - : a ' » " Phone No.
" Address _ 2050 Pioneer Court, #204, San Mateo CA 94403 o
Applicant __ JTS_Engineering : Phone No._
Address___ 811 'J Str‘eet Sacramento CA 95814 - ’ .
Signature____ - ' C.P.C. Mtg. Date 10/11/84
'_REQUESTED ENTITLEMENTS X 7~ ACTION ON ENTITLEMENTS Filing
R Commission date Council date Fees
KX Environ, Deferminction Exempt 15301( k) | 10-11-84 : % ‘
O Generai Plon Amend _ e | - LT ¢
. . _ . Res. 7 .
O Community Plan Amend -~ - SRS L $
o _ : o - Res. - :
- [ Rezone ' i s i o ey R T
- - . C R » . . -._ . . . s . Ofd; _ :
. KX Tentative Map_to divide 0.3+ ac. developed with 18 RD - - %
- apartment units into one common lot for 18 airspace - e oo
condominium units in R-1B zone ' - L Iie; )
kX Special Permit to_convert 18 apartment units into 5 $
condominiums - : ~ L based on Foff_ - o :
Q;Vunances to waive specja] sa]es and ]ease RD - ‘ - 3
provisions based on FofF S
. Variance to waive required pest control and - RD. . L :
EXMENENEY sound study - __ hased onFoff - $
OPUD_- . - B . R
'-,-DOthar: : ' o - : - L $
L 'Sem to Apphcan’r SR — R - By:_ — PI‘ o - S RECEIPT NO.__20
ate . o oo . ec. to Plenning Commussion = . .- SC ‘ i
‘ Key to Entitlement Acﬂons ' - A A By/date_CZ_/l/f}ﬁ
. R - Ratified . D - Denied S ; : IAF —intent to Approve bosed on Findings of Fact .
€d. - Continued -7. o ' RO ~ Recommend Denial - o AFF- Approved based on Findings of Fact .
A - Approved Lo ~ RA ~Recommend Approval RPC- Return to Plonning Commission ..
- AC— Approved W/condmcns o RAC-Recommend Approvat W/conditions’ ’ CSH Condition Indlca‘ted on ufmched Staft Reporf

AA~ Approved W/urnended conditions RMC Recommend Approval W/umanded condmons )

NOTE: There isg 1h|rtv {30] consecuhve day appeal penod from dcne of approvuiAcnon uuthonzed by this documen! shall not be -
conducted in such a manner as to consitute a public nuisance Viotation of any of the furego!nq conditions will consitute grounds for ravacation
: of this permit.Building permits are required in the event any building construction is plunned The County Assessor is nofified of actions

" token on re.zonmgs special permits and varionces.: -, . _— . . P ? 0
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December 10, 1984

JTS Engineering ]
811 J Street =
Sacramento, CA 95814

Dear Gentlemen:
On December 3, 1984, the City Council adopted Findings of Fact denying

condominium conversion for the following matter:

Request for Special Permit to convert an apartment to
condominium, Variances to waive prosiions of the Condominium
Conversion Ordinance and a Variance to waive required
parking for property located at 2206 V Street. (P84-039)

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

Sincerely,

Anne Mason
Assistant City Clerk

LM/dbp/2
Enclosure: Findings of Fact
cc: Planning Department

Mirabella Apartments

2050 Pioneer Court, #204
San Mateo, CA 94403

the



- Community Plan area.

Request by JTS Engineering for a Special Pernmit )

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 2206 V Street (P84-039) )

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 reguest 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

Findings of Fact - Special Permit

1. The proposed conversion application is not concistent with the
Housing Element of the General Plan or the Zonins Ordinance in
that the approval of this preoject will reduce the vacancy rate
below the minimum allowed for convérsion.

The applicant has not proposed cny meesures 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 cofiversion. -

2. Adequate comparable replacement housing will not be available
since this project, along with all the cthers proposed for
conversion this year, represents 2 considerable number of the
newer rentals in Lhe Central City with fonpqxaﬁle rents and
housing tvpe.

W

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

Y. DEC 31984

N OFFICE OF THE
CITY CLERK



This project represents a unique and neecded 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,

o

As proposed, the variance wourld 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 neichborhood with existing traffic and parking problems.

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 socund studyv and
pest control report constitufes 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:

G- Pl | ¢

Hssistagg CITY CLERK®

P34-039



