~ . ~
Cl. ¥ PLANNING COMMISS.ON

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

APPLICANT_JIS Engineering, 811 J Sireet, Sacramento, Ca. 95814
OWNER Park Apartments, 2050 Pioneer Court, San Mateg, Ca. 94403

PLANS RY App1 icant
FILING DATE/31/84 50 DAY CPC ACTION DATE REPORT BY:_SC:sg
NEGATIVE DEC._EX.15301(k} &R ASSEGSOR'S PCL. NO___ 006-293-10

APPLICATION: 1. Tentative Map to divide a 0.07i| acre site, developed with four
apartment units, into one common lot for airspace condominium units
in the Light Density Multi-Family (R-3A) zone;

2. Special Permit to convert four gpartment units into condominiums:

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

4. Variance to waive the required pest control report and sound study
(Section 28-C~1(c);

5. Variance to waive four of four required parking spaces
(Section 28-C-3{a);

LOCATION: 1630 P Street

SUMMARY: The Muir Apartments consist of a four unit apartment complex located in the

~Tentral City, The applicant is proposing to convert these units into individua?
ownership, The vacancy rate in the Central City is presently 5.2 percent, which is above
the required minimum for allowing the conversion of rental housing into condominiums,
however, these complexes represent 2,8% of rental |housing stock in the Central City and
if all the units were converted the vacancy would|be reduced below that allowed.

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

Pian Designation: Multi-Family Residential
Existing Zoning of Site: R-5
Existing Land Use of Site: Apartment Complex |(four units)

Surrounding Land Use and Zoning:
North: Apartments; R-5
South: Apartments; R-5
East: Apartments; R-5
West:  Apartments; R-5

Parking Required: Four spaces
Parking Provided: 0 spaces

Property Dimensions: 40' x 80'

Property Area: 0,074 acres
Density of Development: 54 units per acre
Square Footage of Units: 845 sq. ft.

Height of Structure: Two story; 19 ft.
Significant Features of Site: Existing apartment
Topography: Flat

Street Improvements/Utilities: Existing

Exterior Building Colors: Beige and brown
Exterior Building Materials: Stucco and wood
APpPLC. No.P84-043 MEETING DATE _May |31, 1984 CPCITEMNO._ .
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SUBDIVISION REVIEW COMMITTEE RECOMMENDATION: On |April 18, 1984, by a vote of five ayes,

three absent, and one abstention, the Subdivisior Review Committee recommended approval
of this map, subject to the conditions attached in Exhibit A,

APPLICANTS' ALTERNATIVE RELOCATION AND SALES AND LEASE PLAN

RELOCATION PLAN

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

Not 2.  Each tenant should be given the o portunity to personally con-
Required sult with the owner or their agent as to all aspects of the
project and how they apply speciflically to that particular tenant.
Not 3. Upon approval of the condominium conversion permit and commence-
Required ment of sale of the units, the owners or their representatives

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

concerned.
~ Not 4, If the conversion permit is approyed, the owners agree to report
Required any written grievances they receive from any tenant to the City

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

similar problems,

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

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

Relocation assistance and allowantes will include the following:

A. Rental housing availability neports of comparable units
within the area.

B. Transportation, if necessary, will be provided at the
expense of the owner to any gf the comparable units
Tisted in the report,

C. A relocation allowance of $6Q0 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.

P84-043 May 31, 1984 Item 7
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The ordinance requires that the applicant pay a relocation
fee of $600 or $500 if the unit is furnished, or the actual
moving costs for all eligible tenants who wish to relocate.
The tenants who are moving outside of the SMSA (Sacramento

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

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

1. payment of the last month's rent in the new unit;

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

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

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

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

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

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

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

exceed 7%.
Not 9. All tenants who are tenants at the time the special permit is
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 Tease for special
eligible tenants, detailed in #4 above. This lifeterm lease
includes a lease-option plan, and rent control provisions.

P84-043 May 31, 1984 Item 7
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The maximum rent outlined in the rental agreement 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 addition to a higher level of maintenance and repair, residents of the condominiums
will receive the equity build-up, appreciation, and substantial tax advantage inherent in
home ownership. For many of the temants in this project, the conversion may be a mean-

ingful opportunity to purchase a home,

Not 1.
Required

Not 2.
Required

Not 3.
Reguired

P84-043

All current tenants, at the time the units are offered for sale,
will be given special purchase incgntives that will help make

the purchase of a home affordable,
be offered to all tenants:

A,
the unit to the general publi

L 3

B.

The following discounts will

A minimum 4% discount from the initial selling price of

A minimum 7% discount from the initial selling price of

the unit to general public purchasers will be given to
all tenants 62 years of age or older, handicapped or

disabled;

A $1,000 to $1,500 additional

chase price to all buyers who
is" condition, excluding any

discount off of the pur-
purchase a unit in an "as
ity required renovations.

The following Tease-option purchase plan will be available to all

tenants who hold a lifetime lease:
A, The tenant is granted the opti
time lease to the owners for 2
date of execution of the leassd
than 25% of ten (10) months re
eighteen (18) months rent, Th
exclusively towards the cash d
has completed contract to purg
obligated to buy the lifetime
has completed contract to purc
purchase shall be at the marke|
tenant has not executed a cont
days from notification of the
sales, then the owner is no lo
the lifetime lease.

The owner shall offer for sale tg a

income tenants the unit in which th
permit for the conversion project i

May 31, 1984

on of selling back the life-
5% of all rent paid from the
» The value will not be less
nt, or more than 25% of

is sum will be credited
ownpayment when the tenant
hase a unit., The owner is
Tease at the time the tenant
hase a unit., The contract

t rate minus discounts., If
ract to purchase within 30
commencement date of unit
nger obligated to purchase

1 qualified low and moderate
ey live at the time the special
5 approved, or a comparable

Item 7




L .6 - -

unit within the project, at terms that are affordable to the
tenant, The applicant will use FHA single family purchase pro-
grams or any other programs available.

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

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

The second deed of trust shall provide for the following:

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

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

1f, 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 qualified tenant shall have 90 days from the date the
offer is made to accept the offer of sale.

STAFF EVALUATION: Staff has the following comments regarding this request:

1-
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Currently the multiple family rental housing vacancy rate in the Central
City is 5.2%. This vacancy rate was determined from a survey of 7,227
units located in the Central City. This project is one of 26 proposed con-
dominium conversion applications within the Central City this year, These
26 applications represent 205 units or 2.8% of the rental housing stock
within the Central City., If all of these projects were to be approved for
conversion to condominiums, the rental vacancy rate would be reduced to
2.4% which is below the minimum vacancy rate allowed for conversion of

5+% or greater, It is, therefore, only possible to approve, at the very
most, 14 of these units or 0,19% of the housing stock before the vacancy
rate will be reduced below the allowable level for conversion,

In addition to these 26 proposed projects, the City Council approved two
condominium conversion projects within the Central City in 1983, The two
projects approved for conversion in 1983 represented 47 units or 0,6% of the
rental housing stock., These units have not yetl converted, however, when
they do convert it is expected that the vacancy rate will further decline,
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The 26 appiications being considered for conversion this year have been
submitted by the same appliant and group of| owners., These same individual

represented the two projects approved in the

Central City last year. Most

S

of these projects were constructed within the last 10-15 years and provide

similar housing opportunities and rents with
these projects alone consist of 3% of the tot
the Central City and they represent a large p
housing, it is expected that adequate compara
be available if all these projects are approv

In submitting these 26 applications the appli
waive the required pest control reports and|s
in evaluating condominium conversion projects
in determining the suitability of a project |f
providing information on the physical conditi
measures that will be necessary to meet requyi
to the large number of applications received
provided by these studies would have proved |v
project, or projects, should be approved sinc
approve all of the requests in light of the |c
rate,

very few exceptions, Since
al rental! housing stock in

ortion of the newer rental

ble rental housing will not
ed,

cant requested that the City
ound studies which are used

. These reports are valuable

or conversion purposes by
on of the structure and the
red code if possible, Due
this year, the information
aluable in deciding which

e it is not possible to
oncern over the vacancy

The applicant *has also requested a variance [to waive the special sales and —

lease provisions outlined in the ordinance ip
program, The applicant is, however, proposin

Tieu of an alternative
g to offer the relocation

assistance required by the ordinance., In addition, the applicant is offer-

ing a lifetime Tease to all eligible tenants|,
to be used and has no objections to this prop
long term lease outlined in the ordinance is
of the temant, The most significant feature
tive sales and lease program is the use of a

Staff has reviewed the leas
0sal especially since the
also available at the option
of the applicant's alterna-
Tease 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 purg
sales program for qualified low and moderate
that required by the ordinance in that the ap

hase. The applicant's specia
income tenants is similar to
plicant 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 th

e market price, The main

difference between the applicant's plan and the ardinance is that the
applicant will be offering the unit to the qualified tenant at a price

for which the tenant is able to secure a loan

instead of the apartment

market price as set forth in the ordinance. |This provision will aid in

providing ownership opportunities for tenants
the purchase price of the unit is determined

with lower incomes since
by the tenants' income and

ability to pay for the unit, Staff, therefore, supports the applicant's

request to use an alternative program for the
provisions,

special sates and lease

In reviewing the rental history of these projects, staff noted concern
over the number and percentage of rent incredses 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 ¢

ubsequently reduced the

number of eligible tentants who could possibly benefit from the tenant

e‘

i
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provisions offered by the applicant, Of the 205 households residing in
the 26 projects proposed for conversion, only 135 tenants are considerad
eligible since the remainder have moved into the complex subsequent to
the applicant's notice of intent to convert,

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

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

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

a. A number of electrical code violations were found in this structure;

b. Minor code violations were noted on the mechanical equipment; and

L 3

c. The roof access ladder is not properly secured,

This request involves a two story apartment building devéloped with four
two-bedroom units, FEach unit is provided with a fireplace and a patio for
the ground floor units with balconies on the second floor dwellirngs,
Laundry facilities are provided in a closet outside the front entry porch.
This closet contains a stackable apartment size washer and dryer to serve
all four units. No on-site parking is provided for this complex and staff
has concern that parking problems will result for future homeowners if the
project is approved for conversion. There are a number of multiple family
structures in this neighborhood and it is also expected that neighboring
residents will experience parking problems,

In addition, staff is also concerned over the effect of this conversion

on the rental housing vacancy rate, especially when considering the

number of units proposed for conversion this year. When the rental housing
vacancy rate is reduced to 5% or less, tenant relocation and dislocation
problems occur since adequate rental housing is not available, Staff is,
therefore, recommending denial of this request,

ENVIRONMENTAL DETERMINATION: The proposed project is exempt from environmental review,

pursuant to state CEOA Guidelines (Sec. 15301(k)).

STAFF RECOMMENDATION:

1.

Denial of the Tentative Map;
Denial of the Special Permit based upon findings of fact which follow;

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

P84-043 May 31, 1984 Item 7
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4, Denial of the Variance to waive the required pest control report and sound

study, based upon findings of fact to follow;

5. Denial of the Variance to waive four of four required parking spaces
based upon findings of fact to follow;

Findings of Fact - Special Permit

A, The proposed conversion application is| not consistent with the Housing

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

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

for conversion,

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

this project, along with all the other proposed for conversion this
year, represent a considerable number of the newer rentals in the
Central Gity with comparable rents and housing type,

B.  Adequate comparablie replacement housini will not be available since

C. The project does not meet the required development standards for con-

dominium conversion in that adequate parking is unavailable as it
relates to the number of spaces provided and/or maneuvering space
and the applicant is proposing this requirement be waived, :

b0. This project represents a unique and negeded rental housing resource
in the Central City considering the number of similar rental housing
opportunities which have been approved for conversion or are being

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

ment problems will result with this prdposed conversion,

Findings of Fact - Variance

A.  As proposed, the variance would be injurious to the public 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.

B. As proposed, the variance is contrary tp the Zoning Code for cone

dominium conversions which requires one parking space per dwelling
unit,

C. The proposed variance to waive the requfred sound study and pest
control report constitutes 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,

P84-043 May 31, 1984
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EXHIBIT A
TENTATIVE MAP CONDITIONS (P84-043)

The applicant shall satisfy each of the following conditions prior to filing the
final map unless a different time for compliance is established through an approved
subdivision improvement agreement.,

1. If street lights 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 instalied in the neighborhood,

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

3. Separate water and sewer services are required for each lot. The existing water
and sewer services shall be located and main extensions or reconstruction may be
required to meet City code. This will be provided to the satisfaction of the
Public Works Department prior to final map approval,

4. Water and sewer *service shall comply with Sec. 28-C-3-b (i) & (ii) of the Zoning
Ordinance, _

5. Sound transmission and sound impact levels shall 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 review and approval prior to filing a final map.

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

7. All existing assessments shail be paid.

8. The following safety and crime prevention measures shall be provided where
applicable:

a. All building numbers and street addresses shall be clearly visible from all
public or private accesses. The street and building numbers shall be no less

than four inches in height and of a contrasting color to their background.

b, All single swing entry doors shall be of the solid core type and be equipped
with a single cylinder deadbolt lock meeting the following minimum standards:

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

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

3} the deadbolt shall be of the pin tumbler type with a minimum of five pins.
c. A1l door hinges shall be secured with a minimum of two (2) number eight

screws which must penetrate at least two (2) inches into solid hacking beyond
the frame to which the hinge is attached.
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10,

11,

12.

13.
14,

15.

d. The strike plates designed to receive the deadbolt locks shall be constructed
of a minimum 16 U,A. Gauge steel, bronze or brass, and shall be secured to a
wood jam with not less than 2 No. 8 screws which must penetrate at least 2
inches into solid backing beyond the surface to which the strike is attached,
Strike plates attached to metal Jambs shalll be secured with a minimum of 4
number 8 machine screws,

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

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

9. All primary egress doors shall be so equipped as to provide the occupant with
a clear viey of that area immediately out$ide the door when the door is
closed. This view may be provided by a ohe-way door viewer designed to
provide at a minimum 1800 yield of view,

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

Ground fault circuit interrupters shall be provided in all bathroom receptacles.

All units shall comply with Article XXII of Chapter 9 of the City Code for energy
conservation requirements,

Trash enclosures for dumpsters shall not be igcated nearer than 10 feet to
combustible material nor beneath a window when adjacent to non-combustible
structures. The trash enclosure or dumpster shall not be located in the required
of f-street parking spaces.

The portions of the Jower dwelling unit water heater flue which extends through
the upper dwelling unit water heater compartment shall be enclosed to avoid

personal contact with or damage to the flue.
A1l roof mounted fuel gas piping shall be properly supported.

511 roof mounted condensate piping shall be repaired, connected and supported
1n an approved manner.

Each dwelling unit shall be provided with an approved smoke detector.
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16. The Taundry room shall be rewired to City Code to correct existing vieolations.
17. The missing time clock cover shall be replaced.
18. The roof access ladder to the building shall be properly secured.
19. The applicant shall provide replacement housing options in the form of lease,

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



For Resident(s) of

1,

2.

3.

RESIDENT SU

How long have {ou been a resident of this
2 - less than 1 year. :

Why did you move into this complex? Ched

a, 1 close t

1 ameni

close to work b,
€. ____ good management d.
f. other

How long do you plan on living at this complex? 2

Under What conditions?

EXHIBIT B

RVEY

compl ex? years months

k most important reasons(s),

o services (shopping, church, etc,)

ties e, ] like rent rates

unknown or year(s).

If this project is offered for sale within
ranges will be disclosed to you by the own
interested in purchasing the unit in which
the complex? ___yes ] no ] undec

>
If you are unable to purchase a unit, will
unit to rent within this vicinity? Y

Are you a special category tenant?: chec

a. 63 years of age or older __

b. Handicapped or disabled

c.
Urban Development: Low _1_
determine income status.)

Single head of household residing wit
18) children 1 .,

d,

the price range estimated (price
er} for the project, are you

you are now living, or another in
ided

you.be able to locate a comparable
es no 2 uncertain,

k space if applicable

Low or moderate income as defined by U.S. Department of Housing and
Mod.

(See attached table to

i one or more minor (under age

Do you approve in principle of this proposed conversion to condominium

housing? _» yes no undecided

No comments

Why or why not?

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

——— i —
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o TENTATIVE MAP_
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