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Honorable Members in Session:
SUBJECT: RESIDENTIAL HOTEL POLICY
LOCATION AND COUNCIL DISTRICT:

All

RECOMMENDATION:
This report recommends that the City Council adopt the attached resolution which authorizes the
staff to prepare and present to the City Council proposed amendments to the City's building and
zoning code relating to residential hotels, and to adopt the Residential Hotel Alternative Housing
Program guidelines. This report also recommends adoption of the attached resolution
authorizing the Acting Executive Director of the Redevelopment Agency to:
•

amend the following documents as they relate to residential hotels:
Implementation Strategy for the Merged Downtown Redevelopment Area,
Rules Governing Participation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project Area, and
Procedures for Preparation and Processing of Environmental Documents; and

•

adopt the Residential Hotel Alternative Housing Program Guidelines and identify MeigOti
Downtown Sacramento Redevelopment Area Tax Increment funds, Low/Moderate
Income Setaside Account, as a funding source for the alternative housing program.
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SUMMARY
This report recommends adoption of new policies concerning residential hotels, the
establishment and funding of an alternative housing program, and modifications to various
documents affecting the Merged Downtown Sacramento Redevelopment Project Area. It also
recommends that the City prepare amendments to its building and zoning codes to incorporate
new development standards and locational, management, and other requirements concerning
residential hotels.
CONTACT PERSONS:

FOR COUNCIL '

Anne M. Moore, Acting Executive Director, 440-1333
Beverly Fretz-Brown, Director, Housing Development, 440-1357

MEgTfNG":' _, MARCH 3, .1998

COMMISSION ACTION
At its meeting of January 28, 1998, the Sacramento Housing and Redevelopment Commission
adopted a motion recommending approval of the attached resolutions. The votes were as
follows:
AYES:
NOES:
ABSENT:
BACKGROUND:
In the 1980s, a number of older apartments and residential hotels in the Central Business District
were demolished to make way for a variety of public and private commercial developments. At
the same time homelessness was increasing significantly in the Central City. This combination
led the City Council, acting in that capacity and as the Redevelopment Agency, to propose
ordinances and amendments to redevelopment implementation plans to preserve residential
hotels and encourage their rehabilitation. As the Redevelopment Agency, the Council
established a Residential Hotel Construction and Rehabilitation Loan,Program funded with
Merged Downtown Sacramento tax increment revenues, which helped finance the rehabilitation
of six downtown residential hotels totaling 382 units (the YWCA, Midtown, Sequoia, Berry,
Shasta, and Ridgeway hotels), and provided gap financing for two new residential hotels totaling
630 1 Street, Sacramento, California 95814
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185 units (The Terraces and Pensione K). All of the fifteen existing residential hotels in the
central business district are privately owned (Attachment V).
The tenants living in the downtown residential hotels, also known as single room occupancy or
SRO hotels, are a greatly diverse group. They include elderly persons who have lived in the
hotels for many years and transient younger people, mostly men, many of whom have been
homeless. The direct experience of the Agency, the County Department of Human Assistance,
and social service providers shows that many tenants have mental health, drug and/or alcohol
problems that require the kind of attention not normally provided in downtown residential hotels.
Many of the hotels which have not been rehabilitated are deteriorating, some to the point where
rehabilitation may not be financially feasible. Their owners have been affected by cuts in general
assistance and other public support programs which have been the major source of income for
SRO residents; these changes in income, in turn, have led to more hotel vacancies and irregular
tenancies, although there are a few exceptions to these conditions.
As a result of all these changes, Redevelopment Agency staff recommends replacing its highly
regulatory policies and ordinances aimed at preserving downtown residential hotels with an
alternative housing program focused on providing more suitable housing elsewhere. The new
policies recognize the continuing need for permanent housing for single persons who have very
low incomes. However, these changes in policy will benefit neither Downtown nor residential
hotel tenants without local funds committed to the alternative housing program.
The policy changes recommended are based on the following assumptions:
1.

The typical tenant in a residential hotel is better served in a smaller residential setting
with access to support services. Therefore, any replacement housing designed for the
same population should be built in a smaller facility with common space, siting, and
management requirements.

2.

New residential hotels should be built to Uniform Building Code (UBC) standards for
efficiency apartments. This will necessitate a change in the definition of residential
hotels previously adopted in City ordinances and Redevelopment Agency documents
(Attachment II). The rehabilitation of existing hotels is not affected by the new
construction/UBC standard.

3.

New residential hotels should not be built within the central city.
630 I Street, Sacramento, California 95814
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4.

The Agency will establish a Residential Hotel Alternative Housing Program funded from
Merged Downtown Sacramento tax increment housing set aside funds generated from
Downtown tax allocation bond proceeds and from new Downtown projects (Attachment

5.

The Agency will rescind its requirement that owners of residential hotels applying for a
change in use must enter into an Owner Participation Agreement (OPA) with the Agency.
However, owners who remove residential hotel units from the low/moderate income
housing market as part of a redevelopment project that is subject to a written agreement
with the Agency or where financial assistance has been provided must follow state law
provisions for replacement housing. (Health and Safety Code Section 33411.3)

FINANCIAL CONSIDERATIONS
This report recommends the establishment of a Residential Hotel Alternative Housing Program
funded with Merged Downtown Sacramento Redevelopment Project Area Low/Moderate Income
Housing Setaside Funds which are generated by Downtown Redevelopment Project Area tax
allocation bonds and new development in this redevelopment area. The alternative housing
program should be funded at $6 million.
POLICY CONSIDERATIONS
Alternative Housing Program Requirements. This report recommends rescinding the Residential
Hotel Construction and Rehabilitation Program, adopted in 1993, and replacing it with a
Residential Hotel Alternative Housing Program based on the elements listed below., The
recommended program is found in Attachment IV.
•

Rents to be affordable to individuals with incomes of not more than 40 percent of
the area median (approximately $300 for an efficiency apartment)

•

Early review, management, and common space requirements to be consistent with
any approved Good Neighbor Policies
New construction to be built to UBC standards; new Construction to be located
outside the Central City

630 1 Street, Sacramento, California 95814
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•

Priority in funding to developments outside the Central City, whether
acquisition/rehabilitation or new construction (the latter including commercial
conversions)

•

Basic supportive services appropriate to the needs of tenants to be available
through on-site management and/or social services staff

•

Location of housing to be near services typically used by tenants or easily
accessible to them by public transportation. (The decentralization of social
services must be recognized as an accessibility concern.)

The Agency's existing Rental Housing Loan Program Guidelines, including applicant eligibility
and underwriting standards, will be used to evaluate applications for residential hotel
replacement housing. The Agency recognizes that multiple funding sources will be needed to
create affordability under the Alternative Housing Program. Costs can be reduced by acquiring
and rehabilitating properties, and affordability can be enhanced by working closely with the
County Department of Human Assistance for funding under its continuum of care programs.
Amendments to Merged Downtown Redevelopment Area Documents. The proposed residential
hotel policies require amendment of three Redevelopment Agency documents to change the
definition of residential hotels and eliminate the requirement that an owner enter into an OPA
With the Agency and obtain its Certificate of Compliance prior to obtaining from the City a
demolition or building permit leading to a change of use of a residential hotel. When the
Redevelopment Agency documents were adopted in 1992, the City Council also directed its
planning staff to amend appropriate ordinances to condition the issuance of a building or
demolition permit for an SRO on the applicant's receipt of the Agency's Certificate of
Compliance. These ordinances were never developed, leaving the Agency's SRO policies
incomplete and unenforceable. The specific documents to be amended are:
•

Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project
Area •

•

Rules Governing Participation and Preferences by Property Owners and Business
Occupantsin the Merged Downtown Redevelopment Project

6301 Street, Sacramento, California 95814
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•

Procedures for Preparation and Processing of Environmental Documents

Redlined copies of these changes are found in Attachments I, II, and DI
Zoning and Building Ordinance Changes. This report recommends that the City Council direct
the staff of the City Department of Neighborhoods, Planning, and Development Services and the
Agency to prepare and present to City Council on or before July 1, 1998, amendments to the City
of Sacramento's Zoning Ordinanee with regard to development standards and locational
requirements for residential hotels, such as:
•
•
•
•
•
•

permitted zones
density and spacing
site standards
facility size and common areas
parking
management and security standards

Staff also recommends that the City's building code ordinances be amended to specify that
residential hotel new construction, including conversion from commercial to residential uses,
require efficiency units developed in accordance with UBC standards and interior common space
requirements. The amended definition of residential hotels also includes efficiency units.
(Existing residential hotels requesting permits for rehabilitation would not be affected by these
changes.) Staff will involve interested community organizations in the development of the new
standards.
Relocation. Nothing in this report or its recommendations alters the provisions of the City of
Sacramento Code Chapter 73, regulating the provision of relocation assistance to tenants in
residential hotels in the event of the withdrawal, conversion, or demolition of those structures.
Discussions on the proposals described above have been held with the Sacramento Housing
•Alliance, the Neighborhood- Association Advisory Group (NAAG), Legal Services of Northern
California, the Homeless Task Force and the Downtown Partnership. While many improvements
to the proposed policy, resulted from these discussions, the most extensive of which involved the
Housing Alliance, the Agency continues to differ with the following concerns of the Alliance:
630 I Street, Sacramento,-California 95814
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•

The City should require replacement of every SRO unit lost.

•

The proposed new construction standards (efficiency units) should be reduced; creating
housing under these policies will be too expensive for the typical SRO tenant.

•

Many SRO residents have lived downtown for a long time; services are accessible. New
construction of SROs should be allowed in the Central City, but may be prohibited in the
Central Business District.

•

Tenant admission policies in Agency-funded housing are too strict for some potential
residents; some do not want or need social services. SROs have provided housing for
these residents.

•

Not enough information is available on SRO residents to support the Agency's
Alternative Housing Policy.

With regard to other housing policy issues, the Agency has supported increased residential life
downtown by financing successful home ownership developments, residential mixed-use
complexes, market rate and affordable housing. Well managed and maintained residential hotels
have been and can continue to be a vital part of this housing mix downtown and throughout the
region.
ENVIRONMENTAL REVIEW
The proposed action does not constitute a project under CEQA per Guidelines, Section
15378(b)(3), nor a federal undertaking under NEPA.

630 1 Street, Sacramento, California 95814
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MAYBE CONSIDERATIONS
The items discussed in this report have no M/WBE impact; therefore M/WBE considerations do
not apply.

Respectfully submitted by,

a(62/471
JACK CRIST
Deputy City Manager
City of Sacramento

-L„

ANNE M. MOORE
Acting Executive Director
Sacramento Housing and
'Redevelopment Agency

Transmittal approved by:

n

JAM H. EDGAR
.
City Manager
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RESOLUTION NO.
ADOPTED BY THE SACRAMENTO CITY COUNCIL

ON DATE OF

RESIDENTIAL HOTELS: DIRECTION TO CITY STAFF
TO MODIFY THE BUILDING CODE AND ZONING ORDINANCE
IN REGARD TO RESIDENTIAL HOTEL ISSUES
- -

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
SACRAMENTO:
Section 1.
Staff of the City Department of Neighborhoods, Planning, and
Development Services is directed to prepare and present to the City Council on or before July 1,
1998 proposed amendments to the building and zoning codes for residential hotel purposes.
Modifications shall be in substantial compliance with the new definition of residential hotels set
forth in the Redevelopment Agency of the City of Sacramento's Implementation Strategy for the
Merged Downtown Sacramento Redevelopment Project Area, and shall include but not be limited
to the review of development and locational standards.

MAYOR
ATTEST:

CITY CLERK
Elkj\staffresTholly\replace.sro

FOR CITY CLERK USE ONLY
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RESOLUTION NO.:
DATE ADOPTED:

RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
ON DATE OF

RESIDENTIAL HOTEL POLICIES:
AMENDMENTS TO MERGED DOWNTOWN REDEVELOPMENT
AREA IMPLEMENTATION STRATEGY, OWNER PARTICIPATION
RULES, AGENCY ENVIRONMENTAL PROCEDURES AND ADOPTION
OF A RESIDENTIAL HOTEL ALTERNATIVE HOUSING PROGRAM

BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY
OF SACRAMENTO:
The Residential Hotel Construction and Rehabilitation Program,
Section L
adopted by the Redevelopment Agency of the City of Sacramento on May 22, 1990 by Resolution
No. 90-042, is hereby rescinded.
The Redevelopment Agency of the City of Sacramento (Agency)
SectiOn 2.
hereby amends the Implementation Strategy for the Merged Downtown Sacramento
Redevelopment Project Area by deleting Section IV paragraph D, Residential Hotel
Preservation and Replacement".
The Agency hereby amends the Rules Governing Participation and
Section 3:
Preferences by Property Owners and Business Occupants in the Merged Downtown
Redevelopment Project Area by replacing the definition of residential hbtels in Section 2.9 with
the following and by deleting in their entirety Sections 2.10 and 6.3
"2.9 Residential Hotel: Any building containing six or more guestrooms or
efficiency units intended or designed to be used, or which are used or rented or
occupied for sleeping or living purposes by guests, which is also the primary

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:
(10)

residence of those guests. Residential hotels are not buildings containing six or
more .guestrooms or efficiency units whiCh are primarily used by transient guests
who do not occupy the building as their primary residence. (Adapted from the
California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:
(1)
The unit shall have a living room of not less than 220 square feet of
superficial floor area. An additional 100 square feet of superficial floor area shall
be provided fOr each occupant of such unit in excess of two.
(2)

The unit shall be provided with a separate closet.

(3)
The unit shall be provided with a kitchen sink, cooking appliance and
refrigeration facilities, each having a clear work area of not less than 30 inches in
front. Light and ventilation conforming to this code shall be provided.
the unit shall be provided with a separate bathroom containing a water
(4)
.closet, lavatory, and bathtub or shovver."
Section 4.
The Agency hereby amends the Procedures for Preparation and
Processing of Environmental Documents by rescinding the provisions concerning the issuance of
Certificates of Compliance for the Demolition or Conversion of Residential Hotels as set forth in
Attachment III to the staff report.
Section 5.
The Residential Hotel Alternative Housing Program (Program) is
hereby adopted and the Guidelines as set forth in Attachment IV to the staff report are approved.
Section. 6.
The Executive Director is authorized and directed to finance the
Program with available funds, including but not limited to, Merged Downtown Sacramento
Redevelopment Project Area Tax Increment Funds.

CHAIR
ATTEST:.

SECRETARY
f:\kj \staffres\holly\replace.sro

FOR CITY CLERK USE ONLY
RESOLUTION NO
DATE ADOPTED:

SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT I

AMENDMENT OF IMPLEMENTATION STRATEGY FOR THE MERGED
DOWNTOWN SACRAMENTO REDEVELOPMENT PROJECT AREA

The Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project
Area is amended by rescinding Section IV, paragraph D, "Residential Hotel Preservation and
Replacement" in its entirety:
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ATTACHMENT 11
AMENDMENT TO THE RULES GOVERNING PARTICIPATION AND
PREFERENCES BY PROPERTY OWNERS AND BUSINESS OCCUPANTS IN THE
MERGED DOWNTOWN REDEVELOPMENT PROJECT AREA

1.

The Rules Governing Participation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project Area is amended by:

1.
Replacing the definition of Residential Hotels in Section 2.9 with the definition following
the original:
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Residential Hotel:
Any building containing six or more guestrooms or efficiency units
intended or designed to be used. or which are used or rented or occupied for sleeping or
living purposes by guests. which is also the primary residence of those guests.
Residential hotels are not buildings containing six or more guestroorns or efficiency units
ythicjigujimardly used by transient guess who do not occupy the building as their
primary residence. (Adapted from the California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:

al

The unit shall have a living room of not less than 220 square feet of
superficial floor area. An additional 100 square feet of superficial floor area shalt
be provided for each occupant of such unit in excess of two.
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The unit shall be provided with a separate closet.

The unit shall be provided with a kitchen sink, cooking appliance and
l
Q.
refrigeration facilities, each having a clear work area of not less than 30 inches in
front. Light and ventilation conforming to this code hall be provided.
(4).
the unit shall be provided with a separate bathroom containing a water
closet. lavatory. and bathtub or shower.
2.

Deleting the definition of Residential Hotel Unit in Section 2.10:
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3.

Deleting Section 6.3 in its entirety:
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ATTACHMENT DI

AMENDMENT TO PROCEDURES FOR PREPARATION AND PROCESSING OF
ENVIRONMENTAL DOCUMENTS

The Redevelopment Agency's Procedures for Preparation and Processing of Environmental
Documents is amended as follows:
a.

Delete from the list of items under "Agency Projects, Environmental Documentation
Reports-by Activity," the following item seven:

b.

Delete from the definition of "Ministerial Projects" the following sentence:

c.

Delete the sentence at the end of the definition of "Project" as follows:
IP

POO

•

P •

•

-u

•

#

II

I O

VII

O •

•

(15)

ATTACHMENT IV

Fact Sheet
SACRAMENTO
HOUSING 6.
REDEVELOPMENT
AGENCY

RESIDENTIAL HOTEL ALTERNATIVE HOUSING PROGRAM
Guidelines
City of Sacramento

Program Description: The Residential Hotel Alternative Housing Program provides funds for the
construction, rehabilitation, and acquisition/rehabilitation of rental property for very low-income
persons.
Program Goals:

The goals of the Residential Hotel Replacement Housing Program
are to increase the supply of affordable housing for very low
income persons and provide better living environments through
improved property management and support services.

Forms of Assistance:

Construction, bridge, and permanent loans evidenced by a
Promissory Note; conditional grants with Regulatory Agreement

Calculation of Assistance:

Agency assistance will consist of providing financing necessary to
fill the gap between development costs and the maximum amount
of private debt and equity invested in the project.

Interest Rate:

Below market rate, based upon project requirements.

Term:

Will vary from 15 to 30 years; longer terms considered, depending
on project and financing source requirements.

Amortization:

Will vary based upon project requirements; deferral of payments
may be considered depending on the project's financial structure.

Use of Funds:

Funds may be used for new construction, rehabilitation, and
acquisition/rehabilitation costs.

Developer Contribution:

Developer must provide a minimum equity contribution equal to
10 percent of the project value.

Rent Restrictions:

Units qualifying for program financing must restrict rents to an
amount affordable to households earning no more than 40 percent
of median income. Not all units are required to be rent-restricted.

Other Terms:

• Loans will be secured by a deed of trust on the property.
• Agency will subordinate its financing to the lien of the
private construction or permanent lender.
(16)

•

Loans will be governed by Loan and Regulatory Agreements.
Developer must maximize the use of funds provided by the
private construction and permanent lenders.

•

Funding of Agency financing is contingent upon project
receiving enforceable commitments from other lenders and
equity sources.

•

Loan to value ratio should not exceed 90% of the restricted
basis. If grant, assistance plus loans should not exceed 90%.

•

A current appraisal by the construction lender will be
accepted and required prior to Agency loan closing.

ELIGIBILITY
Developer/Applicant:

For profit and non-profit developers meeting Agency underwriting
criteria are eligible. Nonprofit developers must be engaged in the dayto-day management of the development, be independent of the forprofit developer, and demonstrate that the benefits of any tax reduction
pass through to tenants.

Property Location:

All new construction must be located outside of the Central City
(bounded on the north and west by the American and Sacramento
Rivers, respectively, Highway 50 on the south, and Capital City
Freeway on the east). New construction projects must also be located
in census tracts where household incomes exceed 80 percent of area
median, and homeownership rates exceed 55 percent (see attached
Eligible Census Tracts for city and county). These requirements do not
affect rehabilitation projects.

Land Use Entitlements:

The following city planning approvals, if required, must be in place
prior to the submission of an application for funding from any of the
Agency's funding sources:
General Plan Amendment (Rezone)
Community Plan Amendment
Community Plan Amendment and Rezone
Variance
Development Plan Review (Project)
Use Permit
Conditional Use Permit
Special Development Permit (including Planned
Unit development and density bonus)
Environmental Review (CEQA, NEPA)
Parcel Map
17)

Land Use Entitlements, continued
Subdivision Tentative Map (also applies to
townhouses and condominiums)
Boundary Line Adjustment
Special Review of Parking/Easements

UNDERWRITING GUIDELINES
The Agency will apply standard underwriting criteria in order to ensure
that all projects receive due and equal consideration and that Agency
resources are used as efficiently as possible.
Such analysis shall include:
review of comparable property values;
comparison to and application of financing terms and equity payins available in the market;
comparison of projected costs with historical cost data for
comparable projects and cost estimates submitted with other
comparable proposals;
application of industry standard allowances for developer
overhead, contractor overhead, general requirements, and
developer fee. Such allowances are subject to change based on
market conditions;
application of an industry-standard allowance for the amount to
be provided as a developer fee note (tax credit applications).
Developer fee notes shall bear interest at a maximum of 3% or
AFR if required, shall be subordinate to Agency financing, and
may be paid prior to Agency financing.
separation of the costs of providing social services from housing
costs; and
comparison and application of operating expense data from
comparable projects for purposes of determining cash flow.
• All applications for funding shall be subject to the approval of
the Agency Loan Committee and the City Council or Board of
Supervisors as appropriate.

(18)

SPECIAL CONDITIONS:

Support services for the residents must be incorporated in the proposed
housing.
Management plan must meet Agency standards, including specific
tenant selection procedures and integration of support services.
Project must be consistent with the City of Sacramento's Zoning
Ordinance with regard to the development standards and locational
requirements for residential hotels. These shall include permitted uses,
density and spacing, site standards, facility size and common areas,
parking, and security. These requiremenis are expected to be adopted
by August 1998.
New construction projects will be built to efficiency unit standards of
the Uniform Building Code. To the extent possible, rehabilitation
projects will incorporate units with private bathrooms. Acquisition of
commercial property for conversion to residential use will be subject to
new construction standards.

DEFINITION

The definition of "residential hotel" adopted by the City of Sacramento and Redevelopment
Agency of the City of Sacramento is as follows:
"Any building containing six or more guestrooms or efficiency units intended or designed
to be used, or which are used or rented or occupied for sleeping or living purposes by
guests, which is also the primary residence of those guests. Residential hotels are not
buildings containing six or more guestrooms or efficiency units which are primarily used
by transient guests who do not occupy the building as their primary residence."

F: BFB \SROTACFSHT.WPD
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ATTACHMENT V

EXISTING RESIDENTIAL HOTELS IN THE
MERGED DOWNTOWN REDEVLEOPMENT AREA

Hotel

Rooms

Address

Berry
Biltmore
Capitol Park
Clinton
Congress
Flagstone
Golden
Marshall
Pensione K
Ridgeway
Royal
Sequoia
Shasta
Wendell
YWCA

102
38
180
15
30
42
27
95
125
55
80
88
78
18
32

729 L Street
1009 J Street
1125- 9th Street
1624 J Street
906 - 12th Street
1111 - 7th Street
1010 - 10th Street
1122 - 7th Street
1100- 17th Street
914- 12th Street
11 121 - 7th Street
911 K Street
1021 - 10th Street
1208 J Street
1122- 17th Street

1005
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Novembe 19, 1997

City Council and
Redevelopment Agency of the
City of Sacramento
Sacramento, CA
Honorable Members in Session:

SUBJECT: RESIDENTIAL HOTEL POLICY
LOCATION AND COUNCIL DISTRICT: City
RECOMMENDATION
This report recommends that the City Council adopt the ttached resolution which authorizes the
staff to prepare and present to the City Council proposed- endments to the City's building and
zoning code relating to residential hotels, and to adopt the esidential Hotel Replacement
Housing Program guidelines. This report also recommend adoption of the attached resolution
authorizing the Acting Executive Director of the Redevelop ent Agency to:
•

amend the following documents as they relate to resi ntial hotels:
•

implementation Strategy for the Merged Down wn Redevelopment Area.

•

Rules Governing Participation and Preferences
Property Owners and Business
Occupants in the Merged Downtown Redevelop ent Project Area. and

•

nme
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•

adopt the Residential Hotel Replacement Housing Program Guidelines and identify
Merged Downtown Sacramento Redevelopment Area Tax Increment funds,
Low/Moderate Income Setaside Account, as a funding source for a replacement housing
program.

SUMMARY
This report recommends adoption of new policies concerning residential hotels, the
establishment and funding of a replacement housing program, and modifications to various
—documents affecting the Merged Downtown Sacramento Redevelopment Project Area. It also
recommends that the City prepare amendments to its building and zoning codes to incorporate
new development standards and locational, management, and other requirements concerning
residential hotels.
CONTACT PERSONS:

Anne M. Moore, Acting Executive Director, 440-1333
Beverly Fretz-Brown, Acting Director, Housing Development,
440-1357

FOR COUNCIL MEETING:

November 25, 1997

COMMISSION ACTION
At its meeting of November 19, 1997, it is anticipated that the Sacramento Housing and
Redevelopment Commission will recommend approval of the attached resolutions. In the event
they fail to do so, you will be advised prior to your November 25, 1997, meeting.
I3ACKGROUND:
In the 1980s, a number of older apartments and residential hotels in the Central Business District
were demolished to make way for a variety of public and private commercial developments. At
the same time homelessness was increasing significantly in the Central City. This combination
led the City Council, acting in that capacity and as the Redevelopment Agency, to propose
ordinances and amendments to redevelopment implementation plans which had been crafted to
preserve residential hotels and encourage their rehabilitation. As the Redevelopment Agency,
the Council established a Residential Hotel Construction and Rehabilitation Loan Program
funded with Merged Downtown Sacramento tax increment revenues, which helped finance the
rehabilitation of six downtown residential hotels totaling 382 units (the YWCA, Midtown,
630 I Street, Sacramento, California 95814
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Sequoia, Berry, Shasta, and Ridgeway hotels), and provided gap financing for two new
residential hotels totaling 185 units (The Terraces and Pensione K). All of the fifteen existing
residential hotels in the central business district are privately owned (Attachment V).
At the present time, many of the residential hotels which have not been rehabilitated are
deteriorating. More tenants have drug, alcohol, and/or mental health problems that require the
kind of attention not normally provided in downtown residential hotels. General assistance and
other public support programs have been severely cut, leading to more hotel vacancies and
irregular tenancies (there are a few exceptions to this generalization).
As a result of these changes, Redevelopment Agency staff recommends replacing highly
regulatory policies and ordinances aimed at preserving downtown residential hotels with a
housing replacement program focused on providing more suitable housing elsewhere. The new
policies recognize the continuing need for permanent housing for single persons who have very
low incomes. This change in policy will not benefit Downtown or residential hotel tenants,
however, without designating a local funding source committed to the replacement housing
program.
These changes in policy are based on the following assumptions:
1.
The typical tenant in a residential hotel is better served in a smaller residential setting
with access to support services. Therefore, any replacement housing designed for the same
population should be built in a smaller facility with common space siting, and management
requirements.
2.
New residential hotels should be built to Uniform Building Code standards for efficiency
apartments. This will necessitate a change in the definition of residential hotels previously
adopted in City ordinances and Redevelopment Agency documents. (Attachment II)
3.

New residential hotels should not be built within the central city.

4.
The Agency will establish a Residential Hotel Replacement Program funded from
• Merged Downtown Sacramento tax increment housing set aside funds generated from new
Downtown projects and/or future Downtown tax allocation bond proceeds (Attachment IV).

630 I Street, Sacramento, California 95814
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The Agency will rescind its requirement that owners of residential hotels applying for a
5.
change in use must enter into an Owner Participation Agreement (OPA) with the Agency.
However, owners who remove residentiallotel units from the low/moderate income housing
market as part of a redevelopment project that is subject to a written agreement with the Agency
or where financial assistance has been provided must follow state law provisions for replacement
housing. (Health and Safety Code Section 33411.3)
FINANCIAL CONSIDERATIONS

-

This report recommends the establishment of a residential hotel replacement housing program
funded with Merged Downtown Sacramento Redevelopment ProjectArea Low/Moderate Income Housing Setaside Funds which are generated by new development in this redevelopment area,
including any new projects replacing residential hotels, and/or future downtown Redevelopment
Project area tax allocation bonds. The replacement housing fund would be capped at $6 million,
after which time the housing setaside funds could be allocated to other uses.
POLICY CONSIDERATIONS
Replacement Housing Program Requirements. This report recommends rescinding the
Residential Hotel New Construction Program, adopted in 1993, and replacing it with a residential
hotel replacement housing program based on the elements listed below. The recommended
program is found in Attachment IV.
•

rents must be affordable to individuals with incomes of not more than 40 percent
of the area median (approximately $300-for an efficiency apartment)

•

early review, management, and common space requirements to be consistent with
any approved Good Neighbor Policies

•

new construction to be built to UBC standards

•

only new construction built outside of the Central City will be eligible for
financing under the program.

•

basic supportive services must be provided on-site and/or provided under contract.

6301 Street, Sacramento, California 95814
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The Agency's existing Rental Housing Loan Program Guidelines, including applicant eligibility
and underwriting standards, will be used to evaluate applications for residential hotel
replacement housing. Loans from available funds will be made to fill the gap between
development costs and the maximum amount of private debt and equity invested in the project.

Amendments to Merged Downtown Redevelopment Area Documents. The proposed residential
hotel policies require amendment of three Redevelopment Agency documents to change the
definition of residential hotels and eliminate the requirement that the Agency approve any
demolition or building permit leading to a change of use of a residential hotel. Proposed changes
will also remove the requirement that an owner enter into an OPA with the Agency and obtain a
Certificate of Compliance. The specific documents to be amended are:
▪

Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project

•

Rules Governing Participation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project

•

Procedures for Preparation and Processing of Environmental Documents

Redlined copies of these changes are found in Attachments I, 11, and

Zoning and Building Ordinance Changes. This report recommends that the City Council direct
the staff of the City Department of Neighborhoods, Planning, and Development Services and the
Agency to prepare and present to City Council on or before April 1, 1998, amendments to the
City of Sacramento's Zoning Ordinance with regard to development standards and locational
requirements for residential hotels, such as:
•
•
•
•
•
•

permitted zones
density and spacing
site standards
facility size and common areas
parking
management and security standards

630 I Street, Sacramento, California 9581
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Staff also recommends that the City's building code ordinances be amended to specify that
residential hotel new construction, including conversion from commercial to residential uses,
require efficiency units developed in accordance with UBC standards and interior common space
requirements. The amended definition of residential hotels also includes efficiency units. Staff
will involve interested community organizations in the development of these standards.

JRelocation. Nothing in this report or its recommendations alters the provisions of the City of
Sacramento Code Chapter 73, regulating the provision of relocation assistance to tenants in
residential hotels in the event of the withdrawal, conversion, or demolition of those structures.
Discussions on the proposals described above have been held with the Sacramento Housing
Alliance, the Neighborhood Association Advisory Group (NAAG), Legal Services of Northern
California, the Homeless Task Force and the Downtown Partnership Board. Concerns raised by
the Housing Alliance and Legal Services included the difficulty of financing the replacement of
residential hotel units with apartments that are affordable to very low-income individuals and the
availability of supportive services for replacement housing outside of the Central City. These are
significant problems that will require the dedication of both private and public funds. Further
discussions will be held with these organizations as the proposed amendments to City ordinances
progress.

ENVIRONMENTAL REVIEW
The proposed action does not constitute a project under CEQA per Guidelines, Section
15378(b)(3), nor a federal undertaking under NEPA.

630 I Street, Sacramento, California 95814
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M/WBE CONSIDERATIONS
The items discussed in this report have no M/WBE impact, therefore M/WBE considerations do
not apply.
Respectfully submitted by,

JACK CRIST
Deputy City Manager
City of Sacramento

kANNE M. MOORE
i Acting Executive Director
Sacramento Housing and
Redevelopment Agency

Transmittal approved by:

:EDGAR
ager
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RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
ON DATE OF

RESIDENTIAL HOTEL POLICIES:
AMENDMENTS TO MERGED DOWNTOWN REDEVELOPMENT
AREA IMPLEMENTATION STRATEGY, OWNER PARTICIPATION
RULES, AGENCY ENVIRONMENTAL PROCEDURES AND ADOPTION
OF A RESIDENTIAL HOTEL REPLACEMENT HOUSING PROGRAM

BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY
OF SACRAMENTO:
The Residential Hotel Construction and Rehabilitation Program,
Section 1.
adopted by the Redevelopment Agency of the City of Sacramento on May 22, 1990 by Resolution
No. 90-042, is hereby rescinded.
The Redevelopment Agency of the City of Sacramento (Agency)
Section 2.
hereby amends the Implementation Strategy for the Merged Downtown Sacramento
Redevelopment Project Area by deleting Section IV, paragraph D, "Residential Hotel
Preservation and Replacement".
The Agency hereby amends the Rules Governing Participation and
Section 3.
Preferences by Property Owners and Business Occupants in the Merged Downtown
Redevelopment Project Area by replacing the definition of residential hotels in Section 2.9 with
the following and by deleting in their entirety Sections 2.10 and 6.3.
"2.9 Residential Hotel: Any building containing six or more guestrooms or
efficiency units intended or designed to be used, or which are used or rented or
occupied for sleeping or living purposes by guests, which is also the primary

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:
(8)

residence of those guests. Residential hotels are not buildings containing six or
more guestrooms or efficiency units which are primarily used by transient guess
who do not occupy the building as their primary residence. (Adapted from the
California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:
The unit shall have a living room of not less than 220 square feet of
superficial floor area. An additional 100 square feet of superficial floor area shall
be provided for each occupant of such unit in excess of two.
(1)

(2)

The unit shall be provided with a separate closet/.

The unit shall be provided with a kitchen sink, clooking appliance and
(3)
refrigeration facilities, each having a clear work area ofi not less than 30 inches in
front. Light and ventilation conforming to this code shall be provided.
the unit shall be provided with a separate bathroom containing a water
(4)
closet, lavatory, and bathtub or shower."
The Agency hereby amends the Procedures for Preparation and
Section 4.
Processing of Environmental Documents by rescinding the provisions concerning the issuance of
Certificates of Compliance for the Demolition or Conversion of Residential Hotels as set forth in
Attachment III to the staff report.
The Residential Hotel Replacement Housing Program (Program) is
Section 5.
hereby adopted and the Guidelines as set forth in Attachment IV to the staff report are approved.
The Executive Director is authorized and directed to finance the
Section 6.
-Program with-Merged Downtown Sacramento Redevelopment Project Area Tax Increment
Funds allocated to the Low/Moderate Income Housing Setaside Fund from amounts generated
from new downtown projects approved by the City Council and/or the Agency after the date of
this resolution until a $6 million level has been obtained.
CHAIR

ATTEST:

SECRETARY
f:\kjlstaffres\holly\replace.sro
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RESOLUTION NO.:
DATE ADOPTED:
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RESOLUTION NO.
ADOPTED BY THE SACRAMENTO CITY COUNCIL

ON DATE OF

RESIDENTIAL HOTELS: DIRECTION TO CITY STAFF
TO MODIFY THE BUILDING CODE AND ZONING ORDINANCE
IN REGARD TO RESIDENTIAL HOTEL ISSUES

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
SACRAMENTO:
Staff of the City Department of Neighborhoods, Planning, and
Section 1.
Development Services is directed to prepare and present to the City Council on or before April 1,
1998 proposed amendments to the building and zoning codes for residential hotel purposes.
Modifications shall be in substantial compliance with the new definition of residential hotels set
forth in the Redevelopment Agency of the City of Sacramento's Implementation Strategy for the
Merged Downtown Sacramento Redevelopment Project Area, and shall include but not be limited
to the review of development and locational standards.

MAYOR

ATTEST:

CITY CLERK
ElkjNstaffres\holly\replace.sro

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT I

AMENDMENT OF IMPLEMENTATION STRATEGY FOR THE MERGED
DOWNTOWN SACRAMENTO REDEVELOPMENT PROJECT AREA

The Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project
Area is amended by rescinding Section IV, paragraph D, "Residential Hotel Preservation and
Replacement" in its entirety:
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT II

GOVERNING PARTICIPATION
AMENDMENT TO
PREFERENCES BY PROPERTY OWNERS AND BUSINESS OCCUPANTS IN THE
MERGED DOWNTOWN REDEVELOPMENT PROTECT AREA

1.

The Rules Governing Participation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project Area is amended by:

Replacing the definition of Residential Hotels in Section 2.9 with the definition following
1.
the original:
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kitchen facilities.

Residential Hotel:
Au building containing six-or more guestrooms or efficiency units
intended or designed to be used. or which are used or rented or occupied for sleeping or
liying_Rpipmg&hy_guests. which is also the primary residence of those guests.
Residential hotels are not buildings containing six or more guestrooms or efficiency units
which are primarily used by transient guess who do not occupy the building as their
primary residence. (Adapted from the California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:
al -The unit'shall have-a living room of not-less-than 220 square feet of
superficial floor area. An additional 100 square feet of superficial floor area shall
be provided for each occupant of such unit in excess of two.

ai

The unit shall be provided with a separate closet.
630 I Street, Sacramento, California 95814
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The unit shall be provided with a kitchen sink, cooking appliance and
refrigeration facilities, each having a clear work area of ot less than 30 inches in
front. Light and ventilation conforming to this code shall be provided.
131

the unit shall be provided with a separate bathroom containing a water
closet. lavatory, and bathtub or shower.

l
L4.

2.

Deleting the definition of Residential Hotel Unit in Section 2.10:
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Deleting Section 6.3 in its entirety:
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
AMENDMENT TO PROCEDURES FOR PREPARATION AND PROCESSING OF
ENVIRONMENTAL DOCUMENTS!

The Redevelopment Agency's Procedures for Preparation and Processing of Environmental
Documents is amended as follows:
a.

Delete from the list of items under "Agency Projects, Environmental Documentation
Reports by Activity," the following item seven:

b.

Delete from the definition of "Ministerial Projects" the following sentence:
iSUaii uf a Citifkati..vf Cuiip1iaiiv1 a
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Delete the sentence at the end of the definition of "Project" as follows:
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ATTACHMENT IV

Fact Sheet
SACRAMENTO
HOUSING
REDEVELOPMENT
AGENCY

RESIDENTIAL HOTEL REPLACEMENT HOUSING PROGRAM
Guidelines
City of Sacramento

Program Description: The Residential Hotel Replacement Housing Program provides loan funds
for construction, rehabilitation, and acquisition/rehabilitation of rental property for very lowincome single person households.
Program Goals:

The goals of the Residential Hotel Replacement Housing Program
are to increase the supply of affordable housing for very low
income single persons and provide better living environments
through improved property management and support services.

Form of Assistance:

Construction, bridge, and permanent loans evidenced by a
Promissory Note in favor of the Agency.

Calculation of Assistance: Agency assistance will consist of proviiding financing necessary to
fill the gap between development costs and the maximum amount
of private debt and equity invested in the project.
Interest Rate:

Below market rate, based upon project requirements.

Term:

Will vary from 15 to 30 years; longer terms considered, depending
on project and financing source requirements.

Amortization:

Will vary based upon project requirements; deferral of payments
may be considered depending on the-projeces fmancial structure.

Use of Funds:

Funds may be used for new construction, rehabilitation, and
acquisition/rehabilitation costs.

Developer Contribution:

Developer must provide a minimum equity contribution equal to
10 percent of the project value.

Rent Restrictions:

Units qualifying for program financing must restrict rents to no
more than-$.300 per month. -Not all units in the project are required
to be rent-restricted.

Other Terms:

Loans will be secured by a deed of trust on the property.
Agency will subordinate its financing to the lien of the
private construction or permanent lender.

(15)

Loans will be governed by Loan and Regulatory Agreements.
Developer must maximize the use of funds provided by the
private construction and permanent lenders.
•

Funding of Agency financing is contingent upon project
receiving enforceable commitments from other lenders and
equity sources.
Loan to value ratio should not exceed 90% of the restricted
basis.

•

A current appraisal by the construction lender will be
accepted and required prior to Agency loan closing.

ELIGIBILITY
Developer/Applicant:

For profit and non-profit developers meeting Agency underwriting
criteria are eligible. Nonprofit developers must be engaged in the dayto-day management of the development, be independent of the forprofit developer, and demonstrate that the benefits of any tax reduction
pass through to tenants.

Property Location:

All developments must be located outside of the Central City (bounded
on the north and west by the American and Sacramento Rivers,
Highway 50 on the south, and Capital City Freeway on the east). New
construction projects elsewhere must be located in census tracts where
household incomes exceed 80 percent of area median, and
homeownership rates exceed 55 percent (see attached Eligible Census
Tracts for city and county). This latter requirement does not affect
rehabilitation projects.

Land Use Entitlements:

The following city planning approvals, if required, must be in place
prior to the submission of an application for funding from any of the
Agency's funding sources:
General Plan Amendment (Rezone)
Community Plan Amendment
Community Plan Amendment and Rezone
Variance
Development Plan Review (Project)
Use Permit
Conditional Use Permit
Special Development Permit (including Planned
Unit development and density bonus)
Environmental Review (CEQA, NEPA)
Parcel Map
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Land Use Entitlements, continued
Subdivision Tentative Map (also applies to
townhouses and condominiums)
Boundary Line Adjustment
Special Review of Parking/Easements

UNDERWRITING GUIDELINES
The Agency will apply standard underwriting criteria in order to ensure
that all projects receive due and equal consideration and that Agency
resources are used as efficiently as possible.
Such analysis shall include:
review of comparable property values;
comparison to and application of financing terms and equity payins available in the market;
comparison of projected costs with historical cost data for
comparable projects and cost estimates submitted with other
comparable proposals;
application of industry standard allowances for developer
overhead, contractor overhead, general requirements, and
developer fee. Such allowances are subject to change based on
market conditions;
application of an industry-standard allowance for the amount to
be provided as a developer fee note tax credit applications).
Developer fee notes shall bear interest at a maximum of 3% or
AFR if required, shall be subordinate to Agency financing, and
may be paid prior to Agency financing.
separation of the costs of providing social services from housing
costs; and
comparison and application of operating expense data from
comparable projects for purposes of determining cash flow.
• All applications for funding shall be subject to the approval of
the Agency Loan Committee and the City Council or Board of
Supervisors as appropriate.
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SPECIAL CONDITIONS:

Support services for the residents must be incorporated in the proposed
housing.
Management plan must meet Agency standards, including specific
tenant selection procedures and integration of support services.
Project must be consistent with the City of Sacramento's Zoning
Ordinance with regard to the development standards and locational
requirements for residential hotels. These, shall include permitted uses,
density and spacing, site standards, facility size and common areas,
parking, and security. These requirement Is are expected to be adopted
by May 1998.
New construction projects will be built to efficiency unit standards of
the Uniform Building Code. To the extent possible, rehabilitation
projects will incorporate units with private bathrooms. Acquisition of
commercial property for conversion to residential use will be subject to
new construction standards.

DEFINITION

The definition of "residential hotel" adopted by the City of Sacramento and Redevelopment
Agency of the City of Sacramento is as follows:
"Any building containing six or more guestrooms or efficiency units intended or designed
to be used, or which are used or rented or occupied for sleeping or living purposes by
-guests, whichis also the_primary residence of those guests. Residential hotels are not
buildings containing six or more guestrooms or efficiency units which are primarily used
by transient guests who do not occupy the building as their primary residence."

MFACTSI1T.WPD
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ATTACHMENT V

EXISTING RESIDENTIAL HOTELS IN THE
MERGED DOWNTOWN REDEVLEOPMENT AREA

Hotel

Rooms

Address

Berry
Biltmore
Capitol Park
Clinton
Congress
Flagstone
Golden
Marshall
Pensione K
Ridgeway
Royal
Sequoia
Shasta
Wendell
YWCA

114
30
180
15
30
42
27
95
125
55
80
88
78
18
32

729 L Street
1009 J Street
1125 - 9th Street
1624 J Street
906 - 12th Street
1111 - 7th Street
1010- 10th Street
1122 - 7th Street
1100- 17th Street
914 - 12th Street
1121 - 7th Street
911 K Street
1021 - 10th Street
1208 J Street
1122- 17th Street

1009
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY

TO:

Members of the City Council

FROM:

Anne M. Moore, Acting Executive Director

SUBJECT:

Report Back on Residential Hotel Recommendations

DATE:

February 27, 1998

Following is a summary of the issues raised during the February 24 Council work/study session
concerning the Agency's proposed changes in Sacramento's residential hotel policy. The City
Department of Neighborhoods, Planning, and Development Services is providing a companion
report on an emergency ordinance requiring a special permit for residential hotels in certain
commercial zones.
Briefly summarized, the Agency presented the following recommendations to change residential
hotel policy:
1.

Regulation: Certain redevelopment regulations should be rescinded that require owners
to enter into an Agency agreement in order to get a compliance certificate prior to
obtaining a permit from the City Building Department for the demolition or conversion of
an SRO. As pointed out in our staff report, the regulation is not enforceable because
implementing City ordinances were not passed by City Council; therefore, the regulations
should be dropped.

2.

New construction to replace the anticipated of loss of
New building standards:
residential hotel units should be built to Uniform Building Code (UBC) efficiency
apartment standards that require a minimum 220-square foot room, enclosed bathroom,
and kitchen. Efficiencies allow two-person occupancy. (This provision would require a
change in the definition of SROs contained in City ordinances, which have a minimum
100-square foot living space, do not permit a complete kitchen, and require common
bathrooms if private baths are not provided.)

3.

No new SRO construction in the Central City: The recommendation is based on the
high concentration of SROs in Downtown and an increasing concentration of boarding
houses and residential care facilities immediately adjacent to the Downtown business
district. This provision requires an amendment to the City's Zoning Ordinance.

4.

Alternative housing program:
Tenants in SROs would be better served in smaller
apartment settings with appropriate support staff, located near public transportation for
access to services. The rents would be affordable to very low-income persons; priority
would be given to acquisition/rehabilitation; and new construction would conform to Fair
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Share census tracts. (Please see below and attachments.) The program would be carried
out in conformity with any City-adopted Good Neighbor Policies.
5.

City staff, working
New development standards in zoning and building codes.
with SHRA, should prepare modifications to development standards and locational
requirements for residential hotels, including permitted zones, density and spacing, site
standards, facility size, common areas, parking, management and security. Their
recommendations should reported to City Council by July 1, 1998.

These recommendations do not alter any City relocation policies or the Agency's obligation for
relocation and replacement housing under California Redevelopment law for projects subject to
its development or financial agreements.
City Council Requests for Clarification and Information
I.

Central City Boundaries (for purposes of excluding new residential hotel construction)
The boundaries used in the staff report are the American River on the north, Capital City
Freeway on the east, Highway 50 on the south, and the Sacramento River on the west.
Questions were raised whether the exclusion of SRO new construction from the
SP/Railyards area should be maintained since it had its own development and zoning
standards. Initial discussions with the Capitol Station District, Inc., indicate support for
that position. Staff will also discuss the SRO policy recommendations with the Advisory
Committee to the Consolidated Social Service Campus and report back to the Council
separately on that matter.

2.

Characteristics of the Downtown SRO Population and Persons on the K Street Mall
Attachment I is a copy of the "Downtown Survey Snapshot" conducted by the County
Department of Human Assistance. The survey was based on direct interviews with
persons on the K Street Mall in 1997. Findings from the interviews showed that
consistently 16 percent of the respondents lived in SROs during the last six months, were
in SROs the previous night, or would stay in SROs that night. Most persons congregating
on the Mall live in the Downtown area.
Staff was asked to find data on the number of mentally ill persons living in Downtown
SROs. Contacts have been made with the County Department of Human Assistance
(DHA), the Mental Health Division, and mental health service providers. There is not an
operational case management system tracking individuals with mental health problems,
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City of Sacramento
Page 3
although both DHA and the City/County Homeless Task Force are working to establish
an integrated case management system. We will report back to you at the Council's
March 2 meeting with as much information and estimates that we can gather.
Data from the County's Shelter Plus Care Program, which provides housing assistance
and supportive services to 1,065 formerly homeless individuals, show that 40 percent
have mental health problems. This percentage may be indicative of the incidence of
mental illness among the homeless population; however, most Shelter Plus Care
recipients do not live in Downtown SROs.
Data from the Agency's loan monitoring reports in 1998 provide the following
demographic information on tenants in four residential hotels:

Residential
Hotel

Rooms

Vacant

Male

Female

Elderly
(over 60)

Empl.

GA

SSI/
SSA

Other

Berry*

93

2

80

11

15

7

2

80

2

Ridgeway

55

4

49

2

4

9

22

19

1

Sequoia

87

4

74

9

17

14

29

33

7

Shasta

79

1

59

19

2

16

14

42

6

_

*Total Rooms - 102; 93 are rent-restricted.
3.

Need for Housing for Very Low-Income Persons and Those with Drug/Alcohol
Problems and Mental Illness; Homelessness as a Regional Problem
Attached please find sections from the 1998 Consolidated Plan on housing needs by
income level, and the types of housing needed by homeless and non-homeless persons.
The charts also contain information on the incidence of drug/alcohol abuse and mental
illness (Attachment II).
If not already made available to the Council, staff will provide copies of a January 20,
1998 report by the County Department of Human Assistance on the use of shelters and
transitional housing which describes housing needs and the County's response. As this
report shows, both City and County understand the problem of homelessness as a regional
issue; the Agency will follow up with Valley Vision participants to schedule a discussion.
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4.

Alternative Housing Program (Proposed)
Fair Share. Members of Council requested information on the Fair Share census tracts
where the new construction of residential hotels (efficiency apartments under the
Agency's proposal) could take place. A map and listing of these tracts is found in
Attachment DI. The Agency is scheduled to bring the Fair Share Plan back to the Council
in April incorporating the North Natomas Community Plan area and updating its vacant
land inventory. The definition of a "Fair Share" area is one where household income
exceeds 80 percent of median and where home ownership rates exceed 55 percent. Under
the Fair Share Plan, the Agency agreed to lend on multifamily new construction
(excluding senior citizen developments) only in Fair Share census tracts.
Staff recommends that its proposed Alternative Housing Program focus on the acquisition
and rehabilitation of existing properties. We will bring those projects forward on a caseby-case basis for Council approval. (Currently, acquisition/rehabilitation projects, if they
conform to an adopted housing loan program, may be approved at the Loan Committee
level.)
Affordable Rents. Council members also asked for clarification on the reasonableness
of maximum rent requirements (set at 40 percent of median income, which is
approximately $300 per month). Persons on General Assistance, who receive
approximately $200 in cash per month, could access the alternative housing through
payee contracts between the owner and the Department of Human Assistance or through
participation in the Shelter Plus Care Program, which pays rental assistance. However,
the larger problem for General Assistance recipients is that it lasts for only a few months,
a condition reflected in the higher vacancy rates and turnover of Downtown hotels.
Support services.
Council members suggested that some alternative housing should
be built close to organizations that provide support: e.g, Vet house, Stanford Settlement,
churches, etc. Staff will contact these and other social service organizations so that
possible sites may be listed in the Request for Proposals.
Staff was also asked how mental health services can be provided at alternative housing
sites. Those services can be obtained in at least two ways: through referral of tenants by
mental health organizations, in which case the organization continues to provide case
management services in cooperation with the housing's management or support staff; and
through group meeting and counseling sessions on-site provided by mental health
services. What is essential are the coordinating and follow-up functions provided by the
on-site management and/or support staff.
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If Council members desire, staff will arrange a visit to the Quinn Cottages to discuss the
type of community-building activities provided on-site and the linkages to off-site social
services.
Good Neighbor Policies as "Mitigation." Poorly managed properties create trouble for
the surrounding neighborhood. A significant effort to help prevent such occurences has
become known as the City-proposed Good Neighbor Policies, which provide a system of
early review, common space and siting requirements, management standards and
compliance review, and spacing. Coupled with a set of development standards and time
limits for review, these policies may offer a way to develop housing throughout the City.
Projects financed under the Alternative Housing Program will be subject to them.
5.

Focus on Existing Downtown Hotels
Code Enforcement. Council members expressed concern that code enforcement was
not being carried out vigorously to prevent further deterioration of the Downtown SROs.
City staff will report back on maintaining enforcement schedules in repair orders and
ensuring that a combined team of building and fire department officials carry out
inspections.
Alcohol-free Environment. The Agency's General Counsel will investigate the ability
of SHRA to require alcohol-free environments in the housing that it finances, and the City
Attorney will investigate whether such tenant admission standards can be applied to
privately run SROs which do not have any public financing. Both attorneys will report
back to Council within thirty days.

Attachment I:
Attachment
Attachment

"Downtown Survey Snapshot"
1998 Consolidated Plan Excerpts
Fair Share Map and Census Track List

COUNTY DEPARTMENT OF HUMAN ASSISTANCE
REPORT TO CITY?COUNTY HOMELESS FORUM

gl/achrned:

DOWNTOWN SURVEY
SNAPSHOT

•

Downtown K Street Mall between 7th and 12th Streets and Plaza Park

•

February 26 and March 5, 1997 9:30 - 11:30 a.m. and 1;30 - 3:30 p.m.

•

Those approached
•

individuals who appeared to be spending time on the mall

•

looked unkempt

•

dressed inappropriately

Conclusions
•

Most people spending their time on the K St Mall have been in Sacramento a
number of years:
60% 5+ years
80% 1+ years

•

Most are white males 30 years and older.

•

Most people spending their time on the Mall on these two days live in the
downtown area:
•
•
•

the Mall is their neighborhood
their front yard
a place to visit with their friends and neighbors

•

More people were on the Mall the second day because the Camellia Center was
closed

•

People want a place to gather to interact with each other

•

Veterans represented 30 % of the group surveyed
(6)

1)

ETHNICITY
324 Respondents

Other (15.74%)
Hispanic (10.19%)

Caucasian (49.38%)

African American (24.69%)

2)

(7)

3)

AGE
263 Respondents

60+ (18.25%)

Teen (3.42%)
201-30 (11.03%)

50-60 (15.59%)
30-50 (51.71%)

4)

• HOW LONG IN SACTO
232

5+ yr (60.78%

Respondents

GEOGRAPHIC AREA LAST 6 MONTHS

202 Respondents

Jail (4)
Out of county (25
W. Sac (9)
Downtown (93)
N. Sac (27)
S. Sac (19
E. Sac (8)
Midtown (17)

LIVING SITUATION
Housed/homeless - 191 Respondents

Housed

LIVING SITUATION LAST 6 MONTHS
191 Respondents

Motel (3)
Board & Care (4
Homeless 67)
Apt/home (86)

SRO (31)

HOMELESS
Of 67 Respondents

Not in Shelter (28)
In Shelter (39)

GEOGRAPHIC AREA LAST NIGHT
157 - Respondents
Out of county
W. Sac
N. Sac
S. Sac
Downtown
E. Sac
Midtown

LIVING SITUATION LAST NIGHT
153 Respondents

Motel (4)
Board & Care (3
Homeless (48)

Apt/home (73
SRO (25)

PLACE TO STAY TONIGHT
171 Respondents

Doesn't know (1.75%
No (21.05%)-

Yes (77.19%)

GEOGRAPHIC AREA TONIGHT
140 Respondents

S. Sac (13)E. Sac (8) -Midtown (14

Downtown (79)

12)

LIVING SITUATION TONIGHT
147 Respondents

13)

WHAT BRINGS YOU HERE TODAY
182 Respondents
Panhandling
Work (16)
Coffee/lunch (15)

Shopping (18)
Personal business (25)

Transportation (13)
Social/relaxation (84)

14)

HOW OFTEN?
217 Respondents

Daily
More than weekly

LIVING SITUATION
SRO- 191 Respondents

SRO (16.23%)

Other (83.77%)

15)

TYPE OF ASSISTANCE?
206 Respondents

16)

HOW DO YOU PAY FOR FOOD?
t

176 Respondents

SERVICES USED
(7

Medical
Recovery
Mental Health
Feeding

Housing

WERE SERVICES HELPFUL?
124 Respondents

So/So (12.10%
NO (12.10%)

Yes (75.81%)

NEEDED SERVICES
Other (11)
Education (5)
Legal (20)
Mental Health (21)
Recovery (14)

20)

OBSERVATIONS OF THE UNAPPROACHABLE

95 individuals
90
75
60
45
30
15
0
Appears homeless
Intoxicated
Refused
Panhandling
Incoherent*
Dirty & unkempt
* Includes mentally disabled
NOTE: Individuals were unapproachable or refused to answer questions

1998 City/County Consolidated Plan
TABLE 2.6
PROJECTED HOUSEHOLDS BY INCOME TYPE FOR THE YEAR 2005

City of Sacramento
HOUSEHOLD
INCOME

Number

Percent

of Households

of Total

City of Folsom
Number
of House-

Percent
of Total

holds

City of Galt

City of Isleton
Number
of House-

Percent

Number

of Total

of Households

holds

Unincorporated Area

Percent of
Total

Number

of

Percent
of Total

Households

-

Very Low

47,085

25.5%

5,694

25.1%

111

25.1%

2,095

25.5%

72,517

24%

Low Income

31,435

17.2%

3,794

16.7%

74

16.7%

1,399

17.1%

51,167

16.9%

Moderate

37,498

20.3%

4,677

20.6%

91

20.6%

1,668

20.3%

64,109

21.2%

Above Mod.

68,275

37.0%

8,540

37.6%

167

37.6%

3,039

37.0%

114,724

37.9%

184,293

100.00%

22,705

100.00%

443

100.00%

8,200

100.00%

302,517

100.00%

TOTAL

TABLE 2.7
PROJECTED YEAR 2000 "BASIC CONSTRUCTION NEED" TO MEET HOUSING DEMAND BY HOUSEHOLD INCOME
-

City of Sacramento
HOUSEHOLD
INCOME

City of Folsom

Number
of Units

Percent
. of Total

Number
of Units

Percent
of Total

Very Low

2,163

12.9%

1,905

25.2%

Low Income

2,501

14.9%

1,257-16-.6%-

Moderate

4,664

27.8%

1,544

Above Mod.

7,423

44.3%

2,621

City of isleton
Number
of Units

Percent
of Total

Unincorporated Area

City of Galt
Number
of Units

of Units

Percent
of Total

12,928

30.0%

Number

Percent
of Total

9

18.8%

772

26%

9

188%

509

17.2%

7,230

16.8%

20.4%

14

28.1%

591

19.9%

8,324

19.3%

37.7%

18

34.4%

1,096

36.9%

14,593

33.9%

50

100.00%

2,968

100.00%

43,705

100.00%
100.00% _
16,751
6,944
_
TOTAL
Source: SACOG Regional Housing Needs Plan for the SACOG Region adopted 1990.

-

100.00% ,

NEEDS OF HOMELESS PEOPLE
Over the past 20 years, dramatic increases and demographic changes have occurred in the
homeless population. Today's homeless include families with children, emplo yable individuals
who are unemployed, the mentally ill, the elderly, the disabled, and substance abusers. As
Sacramento's homeless become more heterogeneous, their needs become more complex and the
City's responsibility to address these growing needs becomes critical.
Since the 1980s, the local Homeless Program (sponsored by the County Department of Human
Assistance and SHRA) has expanded from a one-person office with / a $250,000 budget in 1984
to a staff of seven with a $43 million budget in 1990. The local approach involves multiple
partnerships with other public service providers and the non-profit cOmmunity to provide a full
spectrum of homeless services. A variety of supportive services are offered through the local
shelter network including feeding, GA application assistance, the SHRA sponsored Just One
Break (JOB) homeless employment outreach program, and counseling. Transitional housing
programs such is the Shelter Plus Care program have also been established. The SHRA was
also successful in receiving a $25 million grant to use facilities at Mather AFB for transitional
living programs with supportive services.
The Agency estimates that on any given night approximately 5,121 individuals in families are
homeless in Sacramento. Table 2.19 illustrates the breakdown of (individual family members
and their special needs. In addition Table 2.19 indicates that 4713% of the individuals have
special needs and only 1,169 individual family members or 22.8% are being provided with
shelter.
According to the Agency, the average age of single men using Sacramento's homeless shelters
has decreased from 46 to 33 years old over the past five years. I The average age of women
accessing the shelters is 36 years. Additionally, thirty-five % of Sacramento's homeless men are
. are Vietnam veterans.
veterans representing all recent wars since the Korean War; the mj
aonty
Approximately 3% of the total homeless population is comprised of seniors, 62 years and older.
The Agency reports that approximately one-third of the homeless population has a diagnosed
mental illness and appears to be unreachable through the community mental health services.
Furthermore, homeless women appear to have a higher incidence of mental heath issues than
homeless men.
A total of 47% of shelter residents served in 1991 were white (European-American), 42% African
American, 10% Latino, 1% Asian-Pacific Islander, and .1 % American Indian. In comparison
with the 1990 Census count of 14.8% African Americans among the total population, African
Americans, primarily young males, are significantly over-represented in Sacramento's homeless
population.
Substance abuse continues to be a contributing factor to homelessness. According to the
Consolidated Plan, approximately 21% of the homeless population is involved in drug or alcohol
abuse. Without intervention, substance abuse continues to be a contributing factor
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to homelessness. Together, they often lead to more chronic problem!s for the individual and
families.
Homei rss Needs Assessment The highest priority needs for the homeless population according
to the County Department of Human Assistance and local housing-for-the-homeless providers

are transitional and permanent housing with supportive services /for subgroups among the
homeless population. For homeless individuals, this includes transitional and permanent
housing with supportive services for chronic substance abusers, persons with serious mental
health problems, dually-diagnosed persons, victims of domestic violence, those suffering from
•HIV/AIDS and persons with physical disabilities. For homeless families, resources need to focus
on those people with serious mental health problems, those suffering from HIV/AIDS and
persons with physical disabilities.
The 1994 the Sacramento County Continuum of Care report includes an analysis of homeless
persons in the County and their needs. Indeed the homeless population is a highly mobile
population, so the portrait represents a snap shot in time.
TABLE 2.19
NEEDS OF HOMELESS INDIVIDUALS

Housing Type

. Homeless
Population

Estimated
Need

Current 1
Inventory

Unmet
Need/Gap

Relative
Priority

Emergency Shelter General Population

1,200

850

350

m

Transitional
Housing

Chronic Substance
Abusers

1,602

68

1,534

H

'Seriously Mentally

779

48

731

H

Dually-Diagnosed

545

12

533

H

Persons with
HIV/ AIDS

127

17

110

m

Victims of Domestic
Violence

422

15

407

1-1

General Population*

2,288

184 (

2,104

H

1

775

H

1

III

•

Permanent
Housing

i

Chronic Substance
Abusers

862

87

Seriously Mentally
ill

1,162

160 1

1,002

m

Dually-Diagnosed

813

67 1

746

H
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Housed But
Threatened By -

1 Unmet
Need/Gap

Relative
Priority

75

221

M

352

6

346

H

General
Population*

1,232

395

837

L

Total

11,680

1,984

9,696

Individuals**

6,500

Estimated
Need

Current
Inventory

Persons with
HIV/AlDs

296

Persons with
other disabilities

Homeless
Population

Housing Type

_ Homelessness

* Note that families are not eligible for the Section 8 SRO program and persons without disabilities are not
eligible for permanent housing under S+C or SHP.
"" The Sacramento County Department of Human Assistance estimates that 6,500 individuals are threatened
by homelessness annually. Additionally, it estimates that as many as 4,000 individuals may be forced into
homelessness by welfare reform.
SOURCE: Continuum of Care and 1994 Consolidated Plan

TABLE 2.20
NEEDS OF HOMELESS FAMILIES
Housing Type

Estimated
'Need

Homeless Population

Emergency
Shelter

871

General Population

Current
Unmet
Inventory , Need/Gap

137

,

Transitional
Housing

Chronic Substance
Abusers .
Seriously Mentally 111

• Dually-Diagnosed
Persons with
HIV/AIDS

•

1

734

Relative
Priority
DA

i

300

172

128

126

1
I
12

114

H

87

12

75

tvi

158/44
(fam) -

114
I
1
62

144

H

438

M

1,034

m

Victims of Domestic
Violence

500

General Population

1,260

I
I

2,26

(3 2)
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Estimated
Need

Current
Inventory

Unmet
Need/Gap

Relative

Chronic Substance
Abusers

396

72

324

m

Seriously Mentally Ill

186

99 I

87

L

Dually-Diagnosed

129

39 I

90

L

371/103
(fam)

54

317

Is.4

170

3

167

ii

567

2671
1
1,169

300

L

Homeless Population

Housing Type

•
Permanent
Housing

•

Persons with
HIV/AIDs

• Persons with other
disabilities .
General Population
Total
Housed But
Threatened By

5,121

Priority

3,952

Families**
.

Homelessness
* Note that families are not eligible for the Section 8 SRO program and persons without disabilities are not
eligible for permanent housing under S+C or SHP.
**Information not available
SOURCE: Continuum of Care

Sacramento's emergency shelters, outlined in Table 220, serve the homeless from the City and
unincorporated portions of the County. Most of the emergency shelters are located within the
city limits. Transitional and permanent housing programs for the homeless are shown in Tables
221 and 2.22.
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SPECIAL NEEDS POPULATIONS

Special housing need groups are those individuals or households who share a common type of
need due to age, disability, income, or other mutual circumstance. Among special populations
are persons with disabilities, the mentally ill, persons with HIV //AIDS or related diseases,
persons with substance abuse problems. The City and County 'CHAS, based on information
developed from the Census and caseload statistics, estimated the housing needs for major
categories of special populations. This information is summarized/ in Table 224.
TABLE 2.24
NON-HOMELESS SPECIAL HOUSING NEEDS
Total

. City of
Sacramento

County of
Sacramento

Elderly

4,291

3,269

I

7,560

Frail and Elderly

2,661

2,754

I

5,415

Severe Mental

4,296

7,965

12,261

Developmentally
Disabled

1,379

2,556

3,935

Physically
Disabled

10,106

18,738

28,844

Persons with
Substance Abuse

134

248

382

Persons with
HIV/AIDs and
related diseases

344

638

982

23,211

36,168

Special Need
.

,

illness

TOTAL

I

59,379

Seniors
The 1980 Census counted 9.8% (61,700 persons) of the unincorporated population and 13.6%
(37,484 persons) of the City of Sacramento population as seniors aged 65 or over. This is an
increase over 1980 when the elderly population was 7.0% in the unincorporated county and 11%
in the City of Sacramento.'
The 1988 City /County Housing Task Force report estimated that 20-40% of the elderly
population were "frail". Frail is defined here as needing at least some assistance to maintain an
independent lifestyle.
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414.61c,/, yn 1144

SACRAMENTO CITY
FAIR SHARE LAN
Eligible Tracts Both Criteria

Source: Sacramento Housing & Redevelopment Agency

City Boundary
Fairshare Eligible Tracts
Communities
( 35 )

Sacramento Housing & Redevelopment Agency
FAIR SHARE ELIGIBLE CENSUS TRACTS
FOR NEW CONSTRUCTION RENTAL HOUSING IN THE
CITY OF SACRAMENTO*

1

31.02

48.01

2

33.00

52.02

3

34.00

52.03

9

35.02

54.03

16

38.00

67.01

23

39.00

70.07

24

40.01

72.04

25

40.04

96.01

29

40.08

96.03

30

42.01

31.01

43.00

Not applicable to senior housing (rental) developments
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February 24, 1998

City Council and
Redevelopment Agency of the
City of Sacramento
Sacramento, CA
Honorable Members in Session:

SUBJECT: RESIDENTIAL HOTEL POLICY

LOCATION AND COUNCIL DISTRICT:

All

RECOMMENDATION:
This report is submitted for your information and review during the February 24th City Council
workstudy session. The report will be resubmitted for approval at a regularly scheduled meeting
in March, 1998.

630 1 Street, Sacramento, California 95814
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SUMMARY
This report recommends adoption of new policies concerning residential hotels, the
establishment and funding of an alternative housing program, and modifications to various
documents affecting the Merged Downtown Sacramento Redevelopment Project Area. It also •
recommends that the City prepare amendments to its building and zoning codes to incorporate
new development standards and locational, management, and other requirements concerning
residential hotels.
CONTACT PERSONS: Anne M. Moore, Acting Executive Director, 440-1333
Beverly Fretz-Brown, Director, Housing Development, 440-1357
FOR COUNCIL WORK/STUDY MEETING: February 24, 1998
COMMISSION ACTION
At its meeting of January 28, 1998, the Sacramento Housing and Redevelopment Commission
adopted a motion recommending approval of the attached resolutions. The votes were as
follows:
AYES:
NOES:
ABSENT:
BACKGROUND:
In the 1980s, a number of older apartments and residential hotels in the Central Business District
were demolished to make way for a variety of public and private commercial developments. At
the same time homelessness was increasing significantly in the Central City. This combination
led the City Council, acting in that capacity and as the Redevelopment Agency, to propose
ordinances and amendments to redevelopment implementation plans to preserve residential
hotels and encourage their rehabilitation. As the Redevelopment Agency, the Council
established a Residential Hotel Construction and Rehabilitation Loan Program funded with
Merged Downtown Sacramento tax increment revenues, which helped finance the rehabilitation
of six downtown residential hotels totaling 382 units (the YWCA, Midtown, Sequoia, Berry,
Shasta, and Ridgeway hotels), and provided gap financing for two new residential hotels totaling
630 1 Street, Sacramento, California 95814
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185 units (The Terraces and Pensione K). All of the fifteen existing residential hotels in the
central business district are privately owned (Attachment V).
The tenants living in the downtown residential hotels, also known as single room occupancy or
SRO hotels, are a greatly diverse group. They include elderly persons who have lived in the
hotels for many years and transient younger people, mostly men, many of whom have been
homeless. The direct experience of the Agency, the County Department of Human Assistance,
and social service providers shows that many tenants have mental health, drug and/or alcohol
problems that require the kind of attention not normally provided in downtown residential hotels.
Many of the hotels which have not been rehabilitated are deteriorating, some to the point where
rehabilitation may not be financially feasible. Their owners have been affected by cuts in general
assistance and other public support programs which have been the major source of income for
SRO residents; these changes in income, in turn, have led to more hotel vacancies and irregular
tenancies, although there are a few exceptions to these conditions.
As a result of all these changes, Redevelopment Agency staff recommends replacing its highly
regulatory policies and ordinances aimed at preserving downtown residential hotels with an
alternative housing program focused on providing more suitable housing elsewhere. The new
policies recognize the continuing need for permanent housing for single persons who have very
low incomes. However, these changes in policy will benefit neither Downtown nor residential
hotel tenants without local funds committed to the alternative housing program.
The policy changes recommended are based on the following assumptions:
1.

The typical tenant in a residential hotel is better served in a smaller residential setting
with access to support services. Therefore, any replacement housing designed for the
same population should be built in a smaller facility with common space, siting, and
management requirements.

2.

New residential hotels should be built to Uniform Building Code (UBC) standards for
efficiency apartments. This will necessitate a change in the definition of residential
hotels previously adopted in City ordinances and Redevelopment Agency documents
(Attachment 11). The rehabilitation of existing hotels is not affected by the new
construction/UBC standard.

3.

New residential hotels should not be built within the central city.
630 1 Street, Sacramento, California 95814
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4.

The Agency will establish a Residential Hotel Alternative Housing Program funded from
Merged Downtown Sacramento tax increment housing set aside funds generated from
Downtown tax allocation bond proceeds and from new Downtown projects (Attachment
IV).

5.

The Agency will rescind its requirement that owners of residential hotels applying for a
change in use must enter into an Owner Participation Agreement (OPA) with the Agency.
However, owners who remove residential hotel units from the low/moderate income
housing market as part of a redevelopment project that is subject to a written agreement
with the Agency or where financial assistance has been provided must follow state law
provisions for replacement housing. (Health and Safety Code Section 33411.3)

FINANCIAL CONSIDERATIONS
This report recommends the establishment of a Residential Hotel Alternative Housing Program
funded with Merged Downtown Sacramento Redevelopment Project Area Low/Moderate Income
Housing Setaside Funds which are generated by Downtown Redevelopment Project Area tax
allocation bonds and new development in this redevelopment area. The alternative housing
program should be funded at $6 million.
POLICY CONSIDERATIONS
Alternative Housing Program Requirements. This report recommends rescinding the Residential
Hotel Construction and Rehabilitation Program, adopted in 1993, and replacing it with a
Residential Hotel Alternative Housing Program based on the elements listed below. The
recommended program is found in Attachment IV...
•

Rents to be affordable to individuals with incomes of not more than 40 percent of
the area median (approximately $300 for an efficiency apartment)

•

Early review, management, and common space requirements to be consistent with
any approved Good Neighbor Policies

•

New construction to be built to UBC standards; new construction to be located
outside the Central City

630 1 Street, Sacramento, California 95814
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•

Priority in funding to developments outside the Central City, whether
acquisition/rehabilitation or new construction (the latter including commercial
conversions)

•

Basic supportive services appropriate to the needs of tenants to be available
through on-site management and/or social services staff

•

Location of housing to be near services typically used by tenants or easily
accessible to them by public transportation. (The decentralization of social
services must be recognized as an accessibility concern.)

The Agency's existing Rental Housing Loan Program Guidelines including applicant eligibility
and underwriting standards, will be used to evaluate applications for residential hotel
replacement housing. The Agency recognizes that multiple funding sources will be needed to
create affordability under the Alternative Housing Program. Costs can be reduced by acquiring
and rehabilitating properties, and affordability can be enhanced by working closely with the
County Department of Human Assistance for funding under its cOntinuum of care programs.
Amendments to Merged Downtown Redevelo_pment Area Documents. The proposed residential
hotel policies require amendment of three Redevelopment Agency documents to change the
definition of residential hotels and eliminate the requirement that an owner enter into an OPA
with the Agency and obtain its Certificate of Compliance prior to obtaining from the City a
demolition or building permit leading to a change of use of a residential hotel. When the
Redevelopment Agency documents were adopted in 1992, the City Council also directed its
planning staff to amend appropriate ordinances to condition the issuance of a building or
demolition permit for an SRO on the applicant's receipt of the Agency's Certificate of
Compliance. These ordinances were never developed, leaving the Agency's SRO policies
incomplete and unenforceable. The specific documents to be amended are:
•

Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project
Area

•

Rules Governing Partic_ipation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project

630! Street, Sacramento, California 95814
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•

Procedures for Preparation and Processing of Environmental Documents

Redlined copies of these changes are found in Attachments I, II, and III.
Zoning and Building Ordinance Changes. This report recommends that the City Council direct
the staff of the City Department of Neighborhoods, Planning, and Development Services and the
Agency to prepare and present to City Council on or before July 1, 1998, amendments to the City
of Sacramento's Zoning Ordinance with regard to development standards and locational
requirements for residential hotels, such as:
•
•
•
•
•
•

permitted zones
density and spacing site standards
facility size and common areas
parking
management and security standards

Staff also recommends that the City's building code ordinances be amended to specify that
residential hotel new construction, including conversion from commercial to residential uses,
require efficiency units developed in accordance with UBC standards and interior common space
requirements. The amended definition of residential hotels also includes efficiency units.
(Existing residential hotels requesting permits for rehabilitation would not be affected by these
changes.) Staff will involve interested community organizations in the development of the new
standards.
Relocation. Nothing in this report or its recommendations alters the provisions of the City of
Sacramento Code Chapter 73, regulating the provision of relocation assistance to tenants in
residential hotels in the event of the withdrawal, conversion, or demolition of those structures.
Discussions on the proposals described above have been held with the Sacramento Housing
Alliance, the Neighborhood Association Advisory Group (NAAG), Legal Services of Northern
California, the Homeless Task Force and the Downtown Partnership. While many improvements
to the proposed policy resulted from these discussions, the most extensive of which involved the
Housing Alliance, the Agency continues to differ with the following concerns of the Alliance:
630 I Street, Sacramento, California 95814
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•

The City should require replacement of every SRO unit lost.

•

The proposed new construction standards (efficiency units) should be reduced; creating
housing under these policies will be too expensive for the typical SRO tenant.

• Many SRO residents have lived downtown for a long time services are accessible. New
construction of SROs should be allowed in the Central City, but may be prohibited in the
Central Business District.
• Tenant admission policies in Agency-funded housing are too strict for some potential
residents; some do not want or need social services. SROs have provided housing for
these residents.
•

Not enough information is available on SRO residents to support the Agency's
Alternative Housing Policy.

With regard to other housing policy issues, the Agency has supported increased residential life
downtown by financing successful home ownership developments, residential mixed-use
complexes, market rate and affordable housing. Well managed and maintained residential hotels
have been and can continue to be a vital part of this housing mix downtown and throughout the
•
region.
ENVIRONMENTAL REVIEW
The proposed action does not constitute a project under CEQA per Guidelines, Section
15378(b)(3), nor a federal undertaking under NEPA.

6301 Street, Sacramento, California 95814
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M/WBE CONSIDERATIONS
The items discussed in this report have no M/WBE impact; therefore M/WBE considerations do
not apply.

Respectfully submitted by,

JACK CRIST
Deputy City Manager
City of Sacramento

ANNE M. MOORE
Acting Executive Director
Sacramento Housing and
Redevelopment Agency

Transmittal approved by:

WILLIAM H. EDGAR
City Manager

630 1 Street, Sacramento, California 95814

(8)

RESOLUTION NO.
ADOPTED BY THE SACRAMENTO CITY COUNCIL
ON DATE OF

RESIDENTIAL HOTELS: DIRECTION TO CITY STAFF
TO MODIFY THE BUILDING CODE AND ZONING ORDINANCE
IN REGARD TO RESIDENTIAL HOTEL ISSUES

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
SACRAMENTO:
Section 1.
Staff of the City Department of Neighborhoods, Planning, and
• Development Services is directed to prepare and present to the City Council on or before July 1,
1998 proposed amendments to the building and zoning codes for residential hotel purposes.
Modifications shall be in substantial compliance with the new definition of residential hotels set
forth in the Redevelopment Agency of the City of Sacramento's Implementation Strategy for the
Merged Downtown Sacramento Redevelopment Pr eject Area, and shall include but not be limited
to the review of development and locational standards.

MAYOR
ATTEST:

CITY CLERK
f:ikjIstaffres\hollykreplace.sro

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:
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RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
ON DATE OF

RESIDENTIAL HOTEL POLICIES:
AMENDMENTS TO MERGED DOWNTOWN REDEVELOPMENT
AREA IMPLEMENTATION STRATEGY, OWNER PARTICIPATION
RULES, AGENCY ENVIRONMENTAL PROCEDURES AND ADOPTION
OF A RESIDENTIAL HOTEL ALTERNATIVE HOUSING PROGRAM

BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY
OF SACRAMENTO:
Section 1. The Residential Hotel Construction and Rehabilitation Program,
adopted by the Redevelopment Agency of the City of Sacramento on May 22, 1990 by Resolution
No. 90-042, is hereby rescinded.
Section 2.
The Redevelopment Agency of the City of Sacramento (Agency)
hereby amends the Implementation Strategy for the Merged Downtown Sacramento
Redevelopment Project Area by deleting Section IV, paragraph D "Residential Hotel
Preservation and Replacement".
Section 3.

The Agency hereby amends the Rules Governing Participation and

Preferences by Property Owners and Business Occupants in the Merged Downtown

Redevelopment Project Area by replacing the definition of residential hotels in Section 2.9 with
the following and by deleting in their entirety Sections 2.10 and 6.3.
"2.9 Residential Hotel: Any building containing six or more guestrooms or
efficiency units intended or designed to be used, or which are used or rented or
occupied for sleeping or living purposes by guests, which is also the primary

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
( 10 )

residence of those guests. Residential hotels are not buildings containing six or
more guestrooms or efficiency units which are primarily used by transient guests
who do not occupy the building as their primary residence. (Adapted from the
California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:
The unit shall have a living room of not less than 220 square feet of
(1)
superficial floor area. An additional 100 square feet of superficial floor area shall
be provided for each occupant of such unit in excess of two.
(2)

The unit shall be provided with a separate closet.

The unit shall be provided with a kitchen sink, cooking appliance and
(3)
refrigeration facilities, each having a clear work area of not less than 30 inches in
front. Light and ventilation conforming to this code shall be provided.
the unit shall be provided with a separate bathroom containing a water
(4)
closet, lavatory, and bathtub or shower."
The Agency hereby amends the Procedures for Preparation and
Processing of Environmental Documents by rescinding the provisions concerning the issuance of
Certificates of Compliance for the Demolition or Conversion of Residential Hotels as set forth in
Attachment III to the staff report.
Section 4.

The Residential Hotel Alternative Housing Program (Program) is
hereby adopted and the Guidelines as set forth in Attachment IV to the staff report are approved.
Section 5.

The Executive Director is authorized and directed to finance the
Program with available funds, including but not limited to, Merged Downtown Sacramento
Redevelopment Project Area Tax Increment Funds.
Section 6.

CHAIR

ATTEST:

SECRETARY
flj1staffres\holly\replace.sro

FOR CITY CLERK USE ONLY

RESOLUTION NO.:
DATE ADOPTED:

SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT I

AMENDMENT OF IMPLEMENTATION STRATEGY FOR THE MERGED
DOWNTOWN SACRAMENTO REDEVELOPMENT PROJECT AREA

The Implementation Strategy for the Merged Downtown Sacramento Redevelopment Project
Area is amended by rescinding Section IV, paragraph D, "Residential Hotel Preservation and
Replacement" in its entirety:
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT 11
AMENDMENT TO THE RULES GOVERNING PARTICIPATION AND
PREFERENCES BY PROPERTY OWNERS AND BUSINESS OCCUPANTS IN THE
MERGED DOWNTOWN REDEVELOPMENT PROJECT AREA

1.

The Rules Governing Participation and Preferences by Property Owners and Business
Occupants in the Merged Downtown Redevelopment Project Area is amended by:

Replacing the definition of Residential Hotels in Section 2.9 with the definition following
1.
the original:
Residential hotel:
"
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Any building containing six or more guestrooms or efficiency units
Residential Hotel:
intended or designed to be used. or which are used or rented or occupied for sleeping or
living purposes by guests. which is also the primly residence of those guests.
Residential hotels are not buildings cont.'ning six or more guestrooms or efficiency units
which are primarily used by transient guess who do not ocCupy the building as their
primau residence. (Adapted from the California Health aid Safety Code Section 50519)
An

"efficiency unit" is defined in Section 310.7 of the 1994 Uniform Building Code as:
The unit shall have a living room of not less than 220 square feet of
superficial floor area. An additional 100 square feet of superficial floor area shall
be provided for each occupant of such unit in excess of two.

L1.1
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ai

The unit shall be provided with a separate closet:

The unit shall be provided witka kitchen sink, cooking appliance and
.(.31
refrigeration facilities, each having a clear work area of not less than 30 inches in
front. Light and ventilation conforming to this code shall be provided.
the unit shall be provided with a separate bathroom containing a water
closet. lavatov, and bathtub or shower.
1.4.1

2.

Deleting the defmition of Residential Hotel Unit in Section 2.10:
11
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Deleting Section 6.3 in its entirety:
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SACRAMENTO HOUSING & REDEVELOPMENT AGENCY
ATTACHMENT DI

AMENDMENT TO PROCEDURES FOR PREPARATION AND PROCESSING OF •
ENVIRONMENTAL DOCUMENTS

The Redevelopment Agency's Procedures for Preparation and Processing of Environmental.
Documents is amended as follows:
a.

Delete fiorn the list of items under "Agency Projects, Environmental Documentation
Reports by Activity," the following item seven:

iiitia1
d.

kJ
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•

Delete from the definition of "Ministerial Projects" the following sentence:
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Delete the sentence at the end of the definition of "Project" as follows:
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ATTACHMENT IV

Fact Sheet
SACRAMENTO
HOUSING
RE OF VF LOPmENT
AGENCY

RESIDENTIAL HOTEL ALTERNATIVE HOUSING PROGRAM
Guidelines
City of Sacramento

Program Description: The Residential Hotel Alternative Housing program provides funds for the
construction, rehabilitation, and acquisition/rehabilitation of rental property for very low-income
persons.
Program Goals:

The goals of the Residential Hotel Replacement Housing Program
are to increase the supply of affordable housing for very low
income persons and provide better living environments through
improved property management and support services.

Forms of Assistance:

Construction, bridge, and permanen loans evidenced by a
Promissory Note; conditional grants with Regulatory Agreement

Calculation of Assistance:

Agency assistance will consist of providing financing necessary to
fill the gap between development costs and the maximum amount
of private debt and equity invested in the project.

Interest Rate:

Below market rate, based upon project requirements.

Term:

Will vary from 15 to 30 years; longer terms considered, depending
on project and financing source requirements.

Amortization:

Will vary based upon project requirements; deferral of payments
may be considered depending on the project's financial structure.

Use of Funds:

Funds may be used for new construction, rehabilitation, and
acquisition/rehabilitation costs.

Developer Contribution:

Developer must provide a minimum equity contribution equal to
10 percent of the project value.

Rent Restrictions:

Units qualifying for program financing must restrict rents to an
amount affordable to households earning no more than 40 percent
of median income. Not all units are required to be rent-restricted.

Other Terms:

Loans will be secured by a deed of trust on the property.
Agency will subordinate its financing to the lien of the
private construction or permanent lender.
CIO

• Loans will be governed by Loan and Regulatory Agreements.
Developer must maximize the use of funds provided by the
private construction and permanent lenders.
Funding of Agency financing is contingent upon project
receiving enforceable commitments from other lenders and
equity sources.
Loan to value ratio should not exceed 90% of the restricted
basis. If grant, assistance plus loans should not exceed 90%.
A current appraisal by the construction lender will be
accepted and required prior to Agency loan closing.
ELIGIBILITY
Developer/Applicant:

For profit and non-profit developers meeting Agency underwriting
criteria are eligible. Nonprofit developers must be engaged in the dayto-day management of the development, be independent of the forprofit developer, and demonstrate that the benefits of any tax reduction
pass through to tenants.

Property Location:

All new construction must be located outside of the Central City
(bounded on the north and west by the American and Sacramento
Rivers, respectively, Highway 50 on the south, and Capital City
Freeway on the east). New construction projects must also be located
in census tracts where household incomes exceed 80 percent of area
median, and homeownership rates exceed 55 percent (see attached
Eligible Census Tracts for city and county). These requirements do not
affect rehabilitation projects.

Land Use Entitlements: The following city planning approvals, if required, must be in place
prior to the submission of an application for funding from any of the
Agency's funding sources:
General Plan Amendment (Rezone)
Community Plan Amendment
Community Plan Amendment and Rezone
Variance
Development Plan Review (Project)
Use Permit
Conditional Use Permit
Special Development Permit (including Planned
Unit development and density bonus)
Environmental Review (CEQA, NEPA)
Parcel Map
i7)

Land Use Entitlements, continued
Subdivision Tentative Map (also applies to
townhouses and condominiums)
Boundary Line Adjustment
Special Review of Parking/Easements

UNDERWRITING GUIDELINES
The Agency will apply standard underwriting criteria in order to ensure
that all projects receive due and equal consideration and that Agency
resources are used as efficiently as possible.
Such analysis shall include:
review of comparable property values;
comparison to and application of financing terms and equity payins available in the market;
comparison of projected costs with historical cost data for
comparable projects and cost estimates submitted with other
comparable proposals;
application of industry standard allowances for developer
overhead, contractor overhead, general requirements, and
developer fee. Such allowances are subject to change based on
market conditions;
application of an industry-standard allowance for the amount to
be provided as a developer fee note (tax credit applications).
Developer fee notes shall bear interest at a maximum of 3% or
AFR if required, shall be subordinate to Agency financing, and
may be paid prior to Agency financing.
separation of the costs of providing social services from housing
costs; and
comparison and application of operating expense data from
comparable projects for purposes of determining cash flow.
All applications for funding shall be subject to the approval of
the Agency Loan Committee and the City Council or Board of
Supervisors as appropriate.

(18)

„

SPECIAL CONDITIONS:
Support services for the residents must be incorporated in the proposed
housing.
Management plan must meet Agency standards, including specific
tenant selection procedures and integration of support services.
Project must be consistent with the City of Sacramento's Zoning
Ordinance with regard to the development standards and locational
requirements for residential hotels. These shall include permitted uses,
density and spacing, site standards, facility size and common areas,
parking, and security. These requirements are expected to be adopted
by August 1998.
New construction projects will be built to efficiency unit standards of
the Uniform Building Code. To the extent possible, rehabilitation
projects will incorporate units with private bathrooms. Acquisition of
commercial property for conversion to residential use will be subject to
new construction standards.

DEFINITION
The definition of "residential hotel" adopted by the City of Sacramento and Redevelopment
Agency of the City of Sacramento is as follows:
"Any building containing six or more guestrooms or efficiency units intended or designed
to be used, or which are used or rented or occupied for sleeping or living purposes by
guests, which is also the primary residence of those guests. Residential hotels are not
buildings containing six or more guestrootns or efficiency units which are primarily used
by transient guests who do not occupy the building as their primary residence."

F:NBF1ASROTACTSHT.WPD
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ATTACHMENT V

EXISTING RESIDENTIAL HOTELS IN THE
MERGED DOWNTOWN REDEVLEOPMENT AREA

Hotel

Rooms

Address

Berry
Biltmore
Capitol Park
Clinton
Congress
Flagstone
Golden
Marshall
Pensione K
Ridgeway
Royal
Sequoia
Shasta
Wendell
YWCA

102
38
180
15
30
42
27
95
125
55
80
88
78
18
32

729 L Street
1009 J Street
1125 - 9th Street
1624 J Street
906 - 12th Street
1111 - 7th Street
1010- 10th Street
1122 - 7th Street
1100- 17th Street
914- 12th Street
1121 - 7th Street
911 K Street
1021 - 10th Street
1208 J Street
1122- 17th Street

1005
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RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAM
ON DATE OF

RESIDENTIAL HOTEL POLIC S:
AMENDMENTS TO MERGED DOWNTOWN DEVELOPMENT
AREA IMPLEMENTATION STRATEGY, OW ER PARTICIPATION
RULES, AGENCY ENVIRONMENTAL PROC I URES AND ADOPTION
OF A RESIDENTIAL HOTEL ALTERNAT E HOUSING PROGRAM

BE IT RESOLVED BY THE REDE LOPMENT AGENCY OF THE CITY
OF SACRAMENTO:
Section 1.
The Residential H tel Construction and Rehabilitation Program,
adopted by the Redevelopment Agency of the ity of Sacramento on May 22, 1990 by Resolution
No. 90-042, is hereby rescinded.
Section 2. The Redeye pment Agency of the City of Sacramento (Agency)
hereby amends the Implementation Strat
for the Merged Downtown Sacramento
Redevelopment Project Area by deletin Section IV, paragraph D, "Residential Hotel
Preservation and Replacement".
Section 3.
The • ency hereby amends the Rules Governing Participation and
Preferences by Property Owners a td Business Occupants in the Merged Downtown
Redevelopment Project Area by r placing the definition of residential hotels in Section 2.9 with
the following and by deleting i their entirety Sections 2.10 and 6.3.
"2.9 Residential Hot; Any building containing six or more guestrooms or
'efficiency units inte ed or designed to be used, or which are used or rented or
occupied for sleep g or living purposes by guests, which is also the primary

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:

( 10 )

residence of those guests. Residential hotels are not buildings containing six or
more guestrooms or efficiency units which are primarily used by transient guests
who do not occupy the building as their primary residence. (Adapted fro the
California Health and Safety Code Section 50519)
An "efficiency unit" is defined in Section 310.7 of the 1994 Uniform uilding Code as:
(1)
The unit shall have a living room of not less than 0 square feet of
superficial floor area. An additional 100 square feet of perficial floor area shall
be provided for each occupant of such unit in excess e two.
(2)

The unit shall be provided with a separate

oset..

The unit shall be provided with a kitche sink, cooking appliance and
(3)
refrigeration facilities, each having a clear wor area of not less than 30 inches in
front. Light and ventilation conforming to t s code shall be provided.
(4)
the unit shall be provided with a s parate bathroom containing a water
closet, lavatory, and bathtub or shower.
Section 4.
The Agency hereby
ends the Procedures for Preparation and
Processing of Environmental Documents by rescin ng the provisions concerning the issuance of
Certificates of Compliance for the Demolition or onversion of Residential Hotels as set forth in
Attachment III to the staff report.
Section 5.
The Residential otel Alternative Housing Program (Program) is
hereby adopted and the Guidelines as set fort in Attachment IV to the staff report are approved.
Section 6.
The Executiv Director is authorized and directed to finance the
Program with Merged Downtown Sacrame to Redevelopment Project Area Tax Increment
Funds allocated to the Low/Moderate Inc. e Housing Setaside Fund from amounts generated
from new downtown projects approved b the City Council and/or the Agency after the date of
this resolution until a $6 million level ha •een obtained.

CHAIR
ATTEST:

SECRETARY
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