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Honorable Members. in Session:
SUBJECT:

1. Ratification of the Negative Declaration
2. Rezone 12+ acres from Shopping-Commercial (SC)
to Light Density Multiple Family (R-3) or more
restrictive zoning.
3. Tentative Map to divide one parcel with 175-unit
apartment complex known as Hacienda Northgate into
175 condominium units and one common lot to be known
as American River Village Condominiums.
4. Special Permit to convert 175 apartment units to
175 condominium units (P-8503)

LOCATION:

Northwest corner of Northview Drive and Garden.Highway

SUMMARY
This item comes before the City Council with the approval of the Planning ComMission which on October 9 voted seven to one to approve the
proposed conversion. This. report will describe pertinent facts regarding the physical and social characteristics of this proposed conversion
project. Staff recommends that the Council ap prove the proposed
conversion with conditions. Due to the physical and social characteristics of this project, these conditions are imperative if the findings
are to be made. This decision is based on findings, as required in
.Section 28-C-6(a) of the Comprehensive Zoning Ordinance.
BACKGROUND INFORMATION
This conversion application was first presented to the Planning Commission in 1979. Under the requirements governing conversion projects,
in effect at that time, the Planning Commission recommended approval
of the rezoning and tentative map in August of 1979. This approval was
.
subject to conditions.
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During the time this item was awaiting Council action, a moratorium
was imposed on all condominium conversions in the City. This moratorium was imposed to allow time to modify the existing condominium
conversion requirements. When the conversion ordinance was finally
approved in March of 1980 and the moratorium lifted, the required
Purchase Incentives section of the ordinance was not yet determined,
and staff was instructed to further revise these provisions.
The subject conversion project as originally proposed by the applicant
and reviewed by the Planning Commission contained tenant purchase and
protection measures which relied heavily on federal programs. The
applicant successfully convinced the City Council that time delays
would jeopardize these programs and this project was declared exempt
from the Purchase Incentives Section of the ordinance and was allowed
to move ahead of the normal schedule as approved on April 29, 1980.
On September 11, 1980 this item wasreheard by the Planning Commission.
Due to the. requirements of the condominium conversion ordinance,
which became effective in March of 1980, staff was unable to recommend
approval of this conversion. The Planning Commission could not make
the necessary findings to approve this project. However, they did
feel the project merited consideration for conversion but did not have
sufficient evidence to make a recommendation. The need for clarification by the Planning Commission was brought on when the applicant
submitted a- last minute tenant provision plan which appeared to provide
all tenants purchase incentives or lease provisions. This plan
apparently had tenant support and there was no apparent major opposition
to the conversion. Because the conversion ordinance prohibits approval
of a conversion project located in an area where the
rate is
'thisconversion
five percent or less, it was not possible to approve this
since the vacancy rate in effect at the time of the hearing was 4.6
percent.
After a split vote to either approve or deny the application, the Planning Commission carried a motion to continue this item for one month.
The Commission believed that a continuance would allow staff time to
review the tenant provision plan that the applicant submitted at the
meeting. The vacancy rates were also due to be updated and it was
believed that this information would assist the Planning Commission
in reaching a decision on this item. (Vacancy rates are updated
annually in October.)
The applicant filed an appeal of the Planning Commission's decision
to continue this item until October 9 with the hopes of obtaining a
Council decision at an earlier date. On October 7 the City Council
voted to deny the appeal and sent the project back to the Planning
Commission for a recommendation.
The Planning Commission heard this item on October 9 and voted seven
to one to approve the proposed conversion'. The conditions were amended
at that time to allow flexibility in certain programs and to further
ensure that the tenants' and homeowners''best interests would be protected.
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Although the proposed conversion was approved by a wide margin of
votes, the action was made with major reservations as to whether these
programs will be effective in meeting the, needs of the tenants in this
project.
Physical Characteristics
American River Village Apartments are located in the ' South Natomas
Community Plan area. This complex was built ten years ago; however,
some 'rehabilitation and additions were made in 1976. At that time, a
swimming pool and tennis courts were installed.
There are 30 buildings on this site which contain a total of 175 townhouse dwelling units. At present, the units are in three, four, and
The applicant has stated that when the
five bedroom configurations.
units are renovated, they will be in two and three bedroom configurations with some four bedroom units provided upon request by the tenant.
These units each have a separate fenced patio area.
Each building complex .1s equipped with separate sewer service, and
water piping is also common to the building. Separate shutoff valves
for water are not provided in the individual units. However, the
applicant has agreed to add these valves inside each unit. The hot
water is supplied by common boilers serving 20 units each. Gas and
electric service is individually metered in each unit.
The. present condition of this complex is substandard by codes when
applied to condominium conversions. Inadequate fire protection, sound
transmission levels and minor deficiencies along with general deterioration has contributed to this substandard condition.
The applicant has prepared a prototypical model to demonstrate how
these units will appear after the extensive renovation is accomplished.
This model meets most requirements of the applicable codes, and areas
that are deficient will be corrected. to comply with required codes.
Both the interior and . exterior of the model were a dramatic improvement
over the existing structures. The quality of materials and workmanship
were the most notable feature of these improvements.
This model was equipped with a separate laundryroom. However, if the
laundryroom is to be a standard feature, -then the present electrical
system will not be adequate as determined during an inspection completed
by the Building Division. The applicant has not yet determined whether
it would be economically feasible to include separate laundry facilities
to each unit because of the additional costs for electrical work.
Although some areas of this complex are landscaped with an assortment
of young and mature trees and shrubs, there are large open areas that
• The applicant has stated that part of the
are void of landscaping.
renovation plans will include additional landscaping, but at present
no p lans for landscaping are available.'
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Social Characteristics
The response rate on the tenant survey completed by American River
Village tenants was 63 percent. It is from this response that the
following observations have been made (see Exhibits 1 and 2).
- At least 77 percent of the respondents who .completed the tenant survey
indicated that they were low or moderate income households as determined
by 1979 HUD standards. The 1980 guidelines may increase this percentage
(see Exhibits 3 and 4).
Based on information obtained from a report submitted by the applicant
and statements the applicant has made on rental history, 100 percent of
the tenants in this complex are special category tenants. The rental
history report states that 46 percent of the tenants in this complex
are single head of household; of these 88 percent are female head-of
household. There are from one to five children in each of these households.
Due to the fact that most of these tenants have children and require
housing with at least three bedrooms, there is concern by these tenants
whether comparable replacement housing is available. Only eight percent
of the tenants believed that they could find comparable replacement.
.. housing.
At a price range.of $42,500 to $46,500, as indicated by the applicant,
42 percent of the tenants said they would be interested in purchasing
their unit. Before many of these tenants would consider purchasing a
unit, certain improvements would be necessary. A consensus of all
comments regarding needed improvements resulted , in a need for better
soundproofing, a desire for separate laundry facilities, and general
repairs and renovation.
Since this complexprovides housing for a significant number of large
families with low and moderate incomes, the applicant has proposed the
following plan to help mitigate tenant displacement and provide an
opportunity for these individuals to become homeowners.
1.

The applicant has arranged with the local HUD office to set aside
25 units of FHA 265 funding for this project. Under the 265
program, rates on these low interest loans may be as low as 41/2
percent. According to HUD, there should be no problems implementing this program for these 25 units.

2.

The applicant is negotiating with the Sacramento Housing and
Redevelopment Agency to obtain Section 8 assisted housing to be
used for 20 units of rental housing. This assistance is available under a moderate rehabilitation .program and the units will
be renovated and held for 15 years as low income rental units.
There is currently funding available for 60 units under this
program. The applicant will have to compete with other developers
for these units.

*Italics indicate changes made at the City Planning Commission meeting of

10/9/80.
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For tenants whose income exceeds $9,000 a year, the applicant
will offer an opportunity to purchase a unit. The total monthly
principal and interest on the loan will not exceed 25 percent of
the household's gross income. The tax and association fee is not
included in this amount, so the monthly housing costs will consume
at least 32 percent to 40 percent of the household income (see
Exhibit 5).
The applicant will carry a second deed of trust on the difference
between the price the tenant is able to finance with 25 percent
of their income and the market rate the unit would sell for without
restrictions. The interest rate on the second deed will be 71/2 percent and will be due when the unit is sold or conveyed.
The applicant proposes to recertify each household income every
other year and adjust the monthly payment by 25: percent of the *
increased income.

4.

To assist those tenants who cannot raise a down payment or closing
costs, the applicant proposes to limit these costs to three percent of the first deed of trust.

• 5. All handicapped and elderly, tenants will be offered a lifetime
lease if they do not qualify for Section 8 assistance. There are.
three qualified elderly'households in this complex and one known
handicapped tenant.
6. Those tenants who cannot qualify to purchase under the applicant's
purchase incentive plan will be offered a three-year lease. The
rental units offered by the applicant under the three-year lease
will be rented for $275 to $310 a month depending on the size of
the unit. The rent will not increase more than seven percent a
year. The rental price was determined by using HUD guidelines
plus the cost to renovate the unit. For tenants who cannot pay
the increased rental price, assistance may be gained through
Sacramento Housing and Redevelopment Agency under Section 8 •
assisted housing (see Exhibits 6, 6A and 6B).
Staff Evaluation
The plan offered by the applicant appears to provide ownership or
lease opportunities for all of the existing tenants. It is, however,
imperative that the sales program be effective in providing ownership
. opportunities for these tenants in order to mitigate relocation
problems.
It is difficult to determine tht total extent to Which these tenants
have been covered by this plan. Information on family size compared
to income and a credit history are unavailable at this time.
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The 20 units of Section 8 assisted rental housing proposed by the applicant are not committed for this project. The applicant will be competing
for these units with other developers.
The 25 units that will receive FHA 265 low interest rate loans will
provide an opportunity for the moderate income tenants to become homeowners. Based on a six percent interest rate, the total monthly housing
costs should be around $350 a month. This figure will vary depending on
the interest rate in effect at the time of sale.
The sales program offered by the applicant is unique in that it establishes
the mortgate payment by income level. For individuals with lower incomes,
this may be the only way they will be able to purchase housing. It must
be noted, however, that those tenants whose household income is between
$9,000 and $11,000 will be paying up to 40 percent of their income for
housing. Rental rates for units of this size may very well be greater
(see Exhibit 5).
The applicant will further assist these individuals by limiting the down
payment and closing costs to three percent for tenants who cannot raise
a large amount. There is a question whether any lending institution
would handle a loan where 100 percent financing is available to-the buyer.
Most lenders require a minimum of five percent down payment.
Since it is unlikely that many of the tenants in this complex have purchased a home before and because of these tenants' low income levels, it
will be necessary for these individuals to receive assistance- in obtaining a loan. It has been recommended that these tenants might benefit
from the services of the Sacramento Home Loan Counseling Center. This
nonprofit organization may be able to assist in finding a loan program
that will aid these individuals in obtaining financing.
The present vacancy rate in this community plan area is 25.4 percent
which is well above the required minimum. There was concern over the
vacancy rate factor of this area since the previous rate was 4.6 percent.
One reason for the substantial increase in this rate is due to two significant factors: the applicant has held 30 to 40 units empty and made no
attempt to rent these units; and there is, however, one other large
complex in this community plan area which has a significant number of
vacancies. It was indicated to staff that the large vacancy rate is
attributable to the fact that this area is relatively undeveloped and it
will take time for the market to pick up.
It is imperative that all the programs.offered by the applicant are
available to these tenant. Without these programs there will be a
substantial amount of tenant displacement since these tenants are large
family households with low and moderate incomes. It is unlikely that
comparable replacement housing is available for these individuals. The
applicant has not provided a report on comparable replacement housing and
has indicated that such housing is not available.
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The applicant does not meet the findings necessar y to address adequate
comparable replacement housing for each eligible tenant. The staff
therefore is recommending a condition requiring leases for all eligible
tenants be provided in order to ensure compliance with the mandatory
findings demonstrating adequate comparable replacement housing.
In an effort to ensure that these proposed programs will in fact be provided, the applicant has prepared . a statement making the availability of
these programs a condition of the final map.
A study of the organizational documents was made by the Sacramento Area
Condominium Association and a number of recommendations have been made
which are believed to be in the best interest of the homeowners. A
report detailing the .recothmended changes is attached (see Exhibit 1).
VOTE OF COMMISSION
The Planning Commission recommended approval of the proposed conversion
by a vote of seven ayes, one no, one vacancy, at the October 9, 1980
meeting.
.RECOMMENDATIONS
The staff and Planning Commission recommend:
1.

Ratification of the Negative Declaration on Rezoning and Tentative
Map;

2.

Approve the Rezoning from SC to R-3-R and adopt attached ordinance;

3.

Approve the Tentative Map subject to conditions listed in the
resolution and adopt attached resolution; and

4.

App rove the Special Permit to convert 175 apartment units to 175
condominium units subject to the following conditions and adopt
attached Findings of Fact.
Special Permit Conditions:
a.

Two-hour fire walls and smoke detectors to be provided in each
unit.

b.

Sound transmission levels to be improved to meet required
standards.

c.

Water shutoff valves to be provided at each building and in
each unit.

d.

Water heater flues be corrected to meet required code. They
presently do not terminate a minimum of five feet above the
draft hood as required. Water heaters should also be enclosed
in a shed with a closable door.

e.

Driveway entrances be rebuilt to meet code existing at time of
original construction.
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f. Condensate drains on air conditioners should be separated.
g.

New heat and air conditioning systems should be installed.
The existing system is 10 years old and must be replaced
shortly as determined during an inspection by the Building
Inspection Division and the engineer's report in the property
report.

h. Reroofing of all buildings. The present roofs are in poor
.condition and will need to be redone in the near future as
determined during an inspection by the Building Inspection
Division and the engineer's report that was included in the
property report.
•
Patch and seal coat paved areas. Parking areas and driveways
1.
are deteriorating in places due to oil and gasoline spillage.
. Require installation of outdoor electrical receptacles at rear
yard location of each apartment. Replace worn out electrical
receptacles and switches.
k. The site is presently deficient in landscaping and the applicant shall provide landscape plan for staff's review and
approval prior to recordation of the final map.
Applicant shall .either install all landscaping
per approved plan prior. to final map recordation
or bond for its completion.
1. Twenty-five units of FHA 265 low interest rate guaranteed loans
will be provided as indicated in submission materials provided
by the applicant. 16 FHA 265 6unding iz not avaiZabte at time
o zate theze 25 unitz zhatl then be abzotbed undet a 0.ognam
atteAnate az dezcAibed unde4 condition n.
m.

Twenty units of Section 8, OA itz equivatent, moderate rehabilitated rental units will be provided as indicated in submission
materials provided by the applicant.

n.

All tenants whose income exceeds $9,000 a year will be offered
the applicant's purchase plan where the monthly principal and
interest do not exceed 25 percent of the household income as
indicated in submission materials provided by the applicant.

o.

The applicant shall not charge more than 71/2 percent simple
interest on the second deed of trust as indicated in submission
materials provided by the applicant.
The terms and conditions of the leases offered to tenants who
are elderly, handicapped, or not qualified to purchase or utilize
the 20 units of Section 8 rental units has not been provided
for staff's review. The lease agreement shall be subject to
staff review and approval prior to final map recordation.
i.
ii.

The initial rent range for these units shall be from
$245 to $280 a 'month.
The maximum yearly increase in rent of these units shall
be seven percent.
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iii. These leases shall have the same conditions as those
in Section 28-C-5-(d) of the Zoning Ordinance and shall
provide no less than a three-year lease with four successive options to renew the lease upon the terms and
conditions as each original lease.
•

The appticant shatt pAovide an option to tease undeA the same
conditions az in item "p" above to up to 32 tenants who cannot
on do not wish to puAchase a unit on who aAe not otheAwise
coveted in the appticant's pAoposed tenant pAotection ptogAam.
In the event mane than 32 tenants do not puAchase a unit ot
cute otheAwise not coveted by the appticant's pxognam, those
tenants not o46ened an option to tease puAsuant to this
condition zhatt be netocated by the appticant to companabte
Aeptacement housing as de tiined in Section 28-C-(a) (iii) o6
the CompAehensive Zoning Ondinance.

r. In order to ensure enforcement of these Special Permit conditions, qualified tenants shall be subject to all rights
and remedies provided to all tenants as if this project and
all conditions had been approved under Section 28 of the
Zoning Ordinance including but not limited to Section 28-C-5-(1).
The appticant shatt AehabiZitate the units oi6ened 6on sate
in a manneA consistent with the modet.
t. With the exception oi the pAovision o6 ZaundAy iacitities within
individual units, Aentat units shatt atso be Aehabititated
consistent with the model (with the exception o Section 8
sponsoAed housing). The common taundAy tiacitities shatt be
AehabiLitated.
Re pectfully submitted,
arty Van Duyn
Planning Direc
FOR CITY COUNCIL INFORMATION
WALTER J. SLIPE
CITY MANAGER
MVD:SC:bw
Attachments
P-8503

October 28, 1980
District No. 1

ORDINANCE N0 q4

, FOURTH SERIES

ORDINANCE AMENDING THE DISTRICTS ESTABLISHED BY THE COMPREHENSIVE
ZONING ORDINANCE NO. 2550, FOURTH SERIES, AS AMENDED, BY REMOVING
PROPERTY LOCATED AT the Northwest Corner NOrthview Dr. & Garden HighWay
FROM THE SC Shopping Commercial.
•
. ZONE
AND PLACING SAME IN THE
R - 3 - R Light Density Multiple Family Review
ZONE (FILE P -8503)
(APM: 274-110-32)

BE IT ENACTED BY THE COUNCIL OF THE CITY OF SACRAMENTO:
SECTION 1.
The territory described in the attached exhibit(s) which is in the
SC
Shopping
Commercial
zone(s)
established by Ordinance No. 2550, Fourth Series, as amended, is hereby
removed from said zone and pladed in the
•
R-3-R Light Density Multiple Family Review
zone(s).
This action rezoning the property described in the attached exhibit(s)
is adopted subject to the following conditions and stipulations:
a.
A material consideration in the decision of the Planning Commission
to recommend and the City Council to approve rezoning of the applicant's
• property is the development plans and representations submitted by the
applicant in support of his request. It is believed said p lans and representations are an integral part of such prop osal and should continue
to be the development program for the property.
b. If an application for a building permit or other construction permit
is filed for said p arcel 'which is not in conformity with the proposed
development plans and representations submitted by the a pplicant and as
approved by the Planning Commission
August 9, 1979 , on file
in the office of the Planning De p artment, or any p rovision or modification
thereof as subsequently reviewed and ap p roved by the Planning Commission,
no such p ermit shall be issued, and the Planning Director shall report the
matter to the Planning Commission as provided for in Ordinance No. 3201,
Fourth Series.
SECTION 2.
The City Clerk of the City of Sacramento is hereby directed to amend the
maps which are a part of said Ordinance No. 2550, Fourth Series, to conform to the provisions of this ordinance.
SECTION

3.

Rezoning of the property described in the attached exhibit(s) by the adoption of this ordinance shall be deemed to be in compliance with the procedures for the rezoning of p rop erty p rescribed in Ordinance No. 2550,
Fourth Series, as said procedures have been affected by recent court
decisions.
PASSED FOR PUBLICATION:
PASSED:
EFFECTIVE:
MAYOR
ATTEST:

APPROVED
BYTHECaYCOUNC1L
CITY CLERK
P-8503

OCT 2 "813
OF THE
oFFICECLERK
crry

P-8503

Policy No. 221949

EXHIBIT "B"

• DESCRIPTION .

Page three of Schedule A.

All that portion of Section 30, Township 9 North, Range 5 East, M.D.B.M.
and all of Lots 27, 28, 29 and 30, together with a portion of Northfield
Drive, as said Lots and said Northfield Drive are shown on the "Plat of
Northgate Commercial", recorded on May 13, 1966, in Book 79 of Maps,
Map No. 11, records of said County, described as follows:
BEGINNING at the Northeast corner of said Lot 27; thence from said
point of beginning along the Westerly right of way line of Northview
Drive, a public street, the following two (2) courses and distances:
1) South 00°08'40" West 613.01 feet and (2) curving to the right on an
arc of ' 25.00 feet radius, said arc being subtended by a chord bearing
South 49°00'35" West 37.66 feet to a point located on the Northerly
right of way line of the Garden Highway, a public street; thence along
said Northerly right of way line the following two (2) courses and
73052130"
(2)
North
feet
and
459.27
West
82°07'30"
diStances: (1) North
West 114.31 feet to a point located on the Easterly boundary of the
right of way of the United States of America, as described in the Decree
recorded in the office of the Recorder of Sacramento County. in Book
17O9lof Official Records, Page 334; thence along said Easterly boundary
North 16°35'18" West 839.91 feet; thence Southeasterly curving to the
left on an arc of 45.00 feet radius, said arc being subtended by a chord
bearing South 80°01'24" East 80.50 feet; thence curving to the right on •
an arc of 30.00 feet radius, said arc being subtended by a chord bearing
North 54°58' 36" East 18.97 feet; thence North 73°24'42" East 364.19 feet;
thence •South 16 0 35'18" East 151.25 feet to the most Westerly corner of
Lot 25, as said lot is shown on the official plat of said Northgate
Commercial; thence along therWesterly boundary of said Northgate Commercial,
South 16°35'18" East 226.59 feet to the Southwest corner of Lot 26,
as said lot is shown on the official plat of said Northgate Commercial;
thence along the Southerly boundary of said Lot 26, South 89°51'20"
East 282.78 feet to the point of beginning.

RESOLUTION . 1IC). g
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Adopted by The Sacramento City Council on date of
OCTOBER 28, 1980
ADOPTING FINDINGS OF FACT, APPROVING A REQUEST
FOR TENTATIVE MAP FOR AMERICAN RIVER VILLAGE
CONDOMINIUMS (APN: 274-110-32) (P-8503)

WHEREAS, the Planning Commission has submitted to the City Council its
repert and recommendations concerning the request for a tentative map
for American River Village Condominiums located at the northwest corner-,
of Northview Drive and Garden Highway
DYTHECITYCOUNCR.
(hereinafter referred to as the proposed subdivision).
WHEREAS, the Council of the City of Sacramento, baied on testimonyOCT 2 81980
submitted at a public hearing conducted on October 28, 1980, hereby
OFFICE OF- THE
finds and determines as follows:
QITYQLI

A.

The proposed subdivision, together with the provisions for its
design and improvement; is consistent with the City General Plan
and the South Natomas
Community Plan in that both plans
designated the subject site for residentialuses. Also, any required
improvements are to be designed and construtted within the provisions
of the Subdivision Regulations which, by Section 40.102 of said
regulations, is designated as a Specific Plan of the City of
Sacramento.

B.

The site is physically suitable for the type and proposed density
of develonment in that the subject site is flat with no significant
erosional, soil expansion or other similar problems.

C.

The design of the subdivision or proposed improvements are not
likely to cause substantial environmental damage, and will not
substantially and avoidably injure fish or wildlife or their
habitat. The proposed project has been reviewed and assessed
by the Environmental Coordinator, who has filed a Negative Declaration
with the City Clerk. By virtue of the Negative Declaration, the
proposed project will not cause individual or cumulative adverse
effects on the natural and social-physical environment nor substantially and avoidably injure fish, wildlife or their habitat.

D.

The design of the subdivision or the type of improvements are not
likely to cause serious public health problems in that community
water and sewer systems exist at the site. The site is not within
an established floodplain or over a known seismic fault.

E.

The design-of the subdivision or the type of improvements will not
conflict with easements acquired by the public for access through,
or use of, the property within the proposed subdivision, in that
there are no access easements for use by the public at large on
the subject site.

F.

The discharge of waste from the proposed subdivision into the
community sewer system servicing the proposed subdivision will
not result in or add to a violation of the waste discharge requirements applicable to said sewer system which were prescribed by the
California Regional Water Quality Control Board, Central Valley
Region, in that the existing County of Sacramento treatment plants
have a design capacity for which the discharge from the proposed
project will not create a condition exceeding the design capacity.

-2G.

The design of the proposed subdivision provides, to the extent
feasible, for future passive or natural heating or cooling
opportunities in the proposed subdivision, taking into consideration the local climate, the contour and configuration of the
parcel to be divided, and such other design and improvement
requirements applicable to the proposed subdivision.

H.

The proposed subdivision of exisitng multiple family dwellings
into condominiums in within the South Natomas
community plan area and the average annual vacancy rate for this
area at the time of approval exceeds five percent.

I.

An adequate relocation plan providing for relocation of tenants
in the proposed conversion of this multiple family residential
building(s) into condominiums has been provided in accordance
with the Comprehensive Zoning Ordinance.

J.

The proposed conversion of this multiple family residential
project to condominiums makes available ownership or long term
lease opportunities to qualified and eligible tenants of low and
moderate income.

K.

The proposed conversion of this multiple family residential
project does or will be required by condition to comply with all
applicable development and building standards contained in the
Comprehensive Zoning Ordinance and the City Building Code.

NOW, THEREFORE, BE IT RESOLVED by the Council of the City of Sacramento
as follows:
A.

The Negative Declaration be ratified;

B.

The Tentative Map be approved subject to the following conditions:
1.

The applicant shall dedicate a 45-foot half section for Garden
Highway and dedicate slope easements, subject to the review and
approval of the City Engineer.

2.

Two-hour fire walls and smoke detectors to be provided in each
unit.

3.

Sound transmission levels be improved to meet required Zoning
Ordinance standards.

4.

Water shut-off valves to be provided at each building and in
each unit.

5.

Driveway entrances be rebuilt to meet code existing at time
of original construction.

6.

Water heater flues be corrected to meet required code. They
presently do not terminate a minimum of five feet above the
draft hood as required. Water heaters should also be enclosed
in a shed with a closable door.

7.

Condensate drains on air conditioners should be separated.

8.

New heat and air conditioning systems shall be installed.
The existing system is ten years old and must be replaced
shortly as determined during an inspection by the Building
Inspection Division and the engineer's report in the property
report.

-39.

Reroofing required of all buildings. Present roofs are in
poor condition and need replacement as determined by
inspection of the Building Inspection Division and the
engineer's.report included in property report.

10.

Patch and seal coat paved areas. Parking areas and driveways are deteriorating in places due to oil and gasoline
spillage.

11.

Installation of outdoor electrical receptacles at rear yard
location of each apartment. Replace worn out electrical
receptacles and switches.

12.

The site landscaping is deficient and the applicant shall
provide landscape plan for staff review and approval prior
to recordation of the final map.
Applicant shall either install all landscaping per
approved plan prior to final map recordation or bond
for its completion.

•

13.

The applicant shall provide replacement housing options in the
form of lease, ownership, or comparable replacement housing
opportunities to existing tenants as required in special permit
approved conditions (P-8503). Assurances of compliance with such
conditions or City approved alternates, meeting the intent of
of the City Zoning Ordinance, shall be provided prior to final
map approval.

MAYOR

ATTEST:

CITY CLERK

P-8503

In the matter of the decision of
the City Council on application
P-8503, Special Permit to convert . )
175 apartment units to 175 condo- )
minium units located at the north- )
west corner of Northview Drive and )
Garden Highway

NOTICE OF DECISION
AND
FINDINGS OF FACT

At its regular meeting of October 28, 1980, the City Council heard and
considered evidence in the above entitled matter. Based on oral and
documentary evidence at such hearing, the Council approved the project
based on the following findings:
1. The proposed conversion is consistent with the General Plan and
Housing Element as required by Section 28-C-6-(a)(i) of the
Comprehensive Zoning Ordinance.
a.

The vacancy rate of this community plan area is in excess
of five percent and no significant impact on the housing
stock will occur with this conversion.

b.

There will be no significant tenant displacement due to the
sales and lease provisions the applicant has offered these
tenants as conditioned.

c.

This project will meet the required development standards
contained in the Comprehensive Zoning Ordinance and the
City Building Code as conditioned under the Special Permit.

d.

This project as proposed will provide ownership opportunities
to eligible tenants of low or moderate income.

2. This p roposed conversion project is located in the South Natomas
Community Plan area where the current rental vacancy rate is
healthy. The rate effective October 1, 1980 is 25.4 percent.
There appears to be an adequate supply of rental housing based
on the vacancy rate.
3. The applicant is to provide adequate replacement housing for each
eligible tenant as conditioned.
a.

The applicant will make provisions to accommodate all tenants
in this project.

b.

There are ownership opportunities to acCommodate both low and
moderate income tenants.

C. Lease and/or relocation to comparable housing provisions are

available to all very low and low income tenants through the
conditions of the Special ,Permit.
d. All other tenants will be provided leases and/or relocation
to comparable housing as conditioned under the Special Permit.

-24. The applicant through the conditions of the Special Permit will
comply with all the required sections of the Comprehensive Zoning
Ordinance pertaining to condominium conversions that relate to
the application procedure subsection C-6-(a) (iv).
•
5. The
proposed conversion as conditioned by Special Permit will
comply with all development standards as set forth in Section
28-C-6-(a)(v).
a.

Separate water shutoff valves will be provided.

b.

The sound transmission levels will be improved to meet
the required standards.

c.

Two-hour fire walls will be provided.

d.

The applicant has agreed to meet these conditions and bring
these units up to required standards when the units are
renovated.

6. Although this complex does in staff's mind represent a unique and
needed rental housing resource in the community, it is deemed
suitable for conversion as conditioned which provides means of
alternate ownership or lease opportunities for very low, low, and
moderate income tenants.
a.

The conversion would not disturb the balance of rental-owner .
housing supply because of the high vacancy rate.

b.

Through the Special Permit conditions, comparable housing is
being made available for all tenants in this project.

C. Extraordinary tenant displacement will not occur if this
project were converted provided the alternate housing opportunities are in existence and the project fully complies
with the conditions of Special Permit approval.
d. All tenants, including special category tenants, will be
provided with optional housing opportunities to mitigate
their displacement.
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October 2, 1980

City Council
Sacramento, California
Honorable Members in Session
SUBJECT:

1. Appeal of the City Planning Commission's
continuance on the Special Permit
2.

Ratification of the Negative Declaration

3.

Rezone' 12+ acres from Shopping-Commercial
SC to Light Density Multiple Family R-3
or more restrictive zoning

4.

Tentative Map to divide one parcel with 175unit apartment complex known as Hacienda
Northgate into 175 condominiumunits and one
common lot to be known as American River
Village Condominiums
Special Permit to convert 175 apartment units
to 175 condominium units (P-8503)

5.

LOCATION: Northwest corner of Northview Drive and Garden Highway
SUMMARY
This item comes before the City Council as an appeal of the Planning
Commission's decision to continue the item rather than make a recommendation at the Septerber 11, 1980 meeting. This report will
describe pertinent facts regarding the physical and social characteristics of this proposed conversion project. Staff recommends
that the Council grant the appeal and approve the proposed conversion
with conditions. This decision is based on findings, as required in
Section 28-C-6-(a) of the Comprehensive Zoning Ordinance.
BACKGROUND . INFORMATION
This conversion application was first presented to the, Planning Commission in 1979. Under the requirements governing conversion projects,
in effect at that time, the Planning Commission recommended approval
of the rezoning and tentative map in August of 1979. This approval
was subject to conditions.
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During the time this item was awaiting Council action, a moratorium
was imposed on all condominium conversions in the City. This moratorium was imposed to allow time to modify the existing condomimium
conversion requirements. When the conversion ordinance was finally
approved in March of 1980 and the moratorium lifted, the required
Purchase Incentives section of the ordinance was not yet determined,
and staff was instructed to further revise these provisions.
The subject conversion project as originally proposed by the applicant and reviewed by the Planning Commission contained tenant
purchase and protection measures which relied heavily on federal
programs. The applicant successfully convinced the City Council
that time delays would jeopardize these programs and this project
was declared exempt from the Purchase Incentives Section of the
ordinance and was allowed to move ahead of the normal schedule as
approved on April 29, 1980.
On September 11, 1980 this item was reheard by the Planning Commission. Due to the requirements of the condominium conversion
ordinance, which became effective in March of 1980, staff was unable
to recommend approval of this conversion. •The Planning Commission
could not make the necessary findings to approve this project. However, they did feel the project merited consideration for conversion but did not have sufficient evidence to make a recommendation.
The need for clarification by the Planning Commission was brought
on when the applicant submitted a last minute tenant provision plan
which appeared to provide all tenants purchase incentives or lease
provisions. This plan apparently had tenant support and there was
no major opposition to the conversion. Because the conversion .
ordinance prohibits . approval of a conversion project located in an
area where the vacancy rate is five percent or less, it was not
possible to approve this conversion since the vacancy rate in effect
at the time of the hearing was 4.6.percent.
After a split vote to either approve or deny the application, the
Planning Commission carried a motion to continue this item for one
month. The Commission believed that a continuance would allow staff
time to review the tenant provision plan that the applicant submitted
at the meeting. The vacancy rates were also due to be updated and
it was believed that this information would assist the Planning
Commission in reaching a decision on this item. (Vacancy rates are
updated annually in October.)
The applicant has filed an appeal of the Planning Commission's decision to continue this item until October 9th and has . decided to
proceed to the Council without a recommendation from the Planning
Commission.
Physical Characteristics
American River Village Apartments are located in the South Natomas
Communit y Plan area. This complex was built ten years ago, however,
some rehabilitation and additions were made in 1976. At that time
a swimming pool and tennis courts were installed.
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There are 30 buildings on this site which contain a total of 175,
townhouse dwelling units. At present, the units are in three, four,
and five bedroom configurations. The applicant has stated that
when the units are renovated, they will be in two and three bedroom
configurations with some four bedroom units provided upon request
by the tenant. These units each have a separate fenced patio area.
Each building complex is equipped with separate sewer service, and
water piping is also common to the building. Separate shut-off
valves for water are not provided in the individual units. However,
the applicant has agreed to add these valves inside each unit. The
hot water is supplied by common boilers serving 20 units each. Gas
and electric service is individually metered in each unit.
The present condition of this complex is substandard b y codes when
applied to condominium conversions. Inadequate fire protection,
sound transmission levels and minor deficiencies along with general
deterioration has contributed to this substandard condition. .
The applicant has prepared a prototypical model to demonstrate how
these units will appear after the extensive renovation is accomplished.
This model meets most requirements of the applicable codes and areas
that are deficient will be corrected to comply with required codes.
Both the interior and exterior of the model were a dramatic improvement over the existing structures. The quality of materials and
workmanship were the most notable feature of these improvements.
This model was equipped with a separate laundryroom. However, if
the laundryroom is to be a standard feature, then the present
electrical system will not be adequate as determined during an
inspection completed by the Building Division. The applicant has
not yet determined whether it would be economically feasible to
include separate laundry facilities to each unit because of the
additional costs for electrical work.
Although some areas of this complex are landscaped with an assortment of young and mature trees and shrubs, there are large open
areas that are void of landscaping. The applicant has stated that
part of the renovation plans will include additional landscaping,
but at present no plans for landscaping are available.
Social Characteristics
The response rate on the tenant survey completed by American River
Village tenants was 53 percent. It is from this response that the
following observations have been made (see Exhibits 1 and 2).
At least 77 percent of the respondents who completed the tenant
survey indicated that they were low or moderate income households
as determined by 1979 HUD standards. The 1980 guidelines may
increase this percentage (see-Exhibits 3 and 4)..
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Based on information obtained from a report submitted by the applicant and statements the applicant has made on rental history, 100
percent of the tenants in this complex are special category tenants.
The rental history report states that 46 percent of the tenants in
this complex are single head of household; of these, 88 percent are
female head of household. There are from one to five children in
'each of these households.
Due to the fact that most of these tenants have children and require
housing with at least three bedrooms, there is concern by these
tenants whether comparable replacement housing is available. Only
eight percent of the tenants believed that they could find comparable
replacement housing.
At a price range of $38,000 to $47,000, as indicated by the applicant,
42 percent of the tenants said they would be interested in purchasing
their 'unit. Before many of these tenants would consider purchasing
a unit, certain improvements would be necessary. A consensus of all
comments regarding needed improvements resulted in a need for better
soundproofing, a desire for separate laundry facilities, and general
repairs and renovation.
Since this complex provides housing for a significant number of large
families with low and moderate incomes, the applicant has proposed
the following plan to help mitigate tenant displacement and provide
an opportunity for these individuals to become homeowners.
1.

The applicant has arranged with the local HUD office to set
aside 25 units of FHA 265 funding for.this project. Under the
265 program, rates on these low interest loans may be as low
as 4 15 percent. According to HUD, there should be no problems
implementing this program for these 25 units. This information
was received subsequent to the Planning Commission hearing and
was not available to assist the Commission in a determination.

2.

The applicant is negotiationg with the Sacramento Housing and
Redevelopment Agency to obtain Section 8 assisted housing to be
used for 20 units of rental housing. This assistance is
available under a moderate rehabilitation program and the units
will be renovated and held for 15 years as low income rental
units. There is currently funding available for 60 units under
this program. The a p plicant will have to compete with other
developers for these units.

3.

For tenants whose income exceeds $9,000 a year, the applicant
will offer an opportunity to purchase a unit.. The total monthly
principal and interest on the loan will not exceed 25 percent
of the household's gross income. The tax and association fee
is not included in this amount so the monthly housing costs will
consume at least 32 percent to 40 percent of the household income
(see Fxhibit 5).
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The applicant will carry . a second deed of trust on the difference
between the price the tenant is able. to finance with 25 percent
of their income and the market rate the . unit would sell_for •
without restrictions. The interest rate on the second deed will
be 71/2 percent and will be due when the unit is sold or conveyed.
The applicant proposes to recertify each household income every
other year and adjust the mOnthly . pavment:by 25. p ercent of the
increased income.
4.

To assist those tenants who cannot raise a down payment or closing
costs, the applicant proposes to limit these costs to three percent of the first deed of trust.

5.

All handica pped and elderly tenants will be offered a lifetime
lease if they do not qualify for Section 8 assistance. There
are three qualified elderly households in this complex and one
known handicapped tenant.

6.

Those tenants who cannot qualify to purchase under the applicant's
purchase incentive plan will be offered a three y ear lease. The
rental units offered by the applicant under the three y ear lease
will be rented for $275 to $310 a month depending on the size of
the unit. The rent will not increase more than seven percent a
year. The rental price was determined by using HUD guidelines
plus the cost to renovate the unit. For tenants who cannot pay
the increased rental price, assistance may be gained through
Sacramento Housing and Redevelopment Agenc y under Section 8
assisted housing (see Exhibits 6, 6A, and 63)..

Staff Evaluation
The plan offered by the ap p licant appears to provide ownership or
lease opportunities for all of the existing tenants. It is, however,
imperative that the sales program be effective in providing ownership
opportunities for these tenants in order to mitigate relocation
problems.
It is difficult to determine the total extent to which these tenants
have been covered by this plan. Information on family size compared
to income and a credit history are unavailable at this time.
The 20 units of Section 8 assisted rental housing proposed by the
applicant are not committed for this project. The applicant will
be competing for these units with other developers.
The 25 units that will receive FHA 265 low interest rate loans will
provide an opportunity for the moderate income tenants to become
homeowners. Based on a six percent interest rate, the total monthly
housing costs should be around $350 a month. This figure will vary
depending on the interest rate in'effect at the time of sale.
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The sales program offered by the applicant is unique in that it
establishes the mortgage payment by income level. For individuals
with lower incomes, this may be the only way they will be able to
pui. chase housing. It must be noted, however, that those tenants
whose household income is between $9,000 and $11,000 will be paying
up to 40 percent of their income for housing. Rental rates for
• units of this size may very well be greater (see Exhibit 5).
The applicant will further assist these individuals by limiting the
down payment and closing costs to three percent for tenants who cannot raise a large amount. There is question whether any lending
institution would handle a loan where 100 percent financing is
available to the buyer. Most lenders require a minimum of five percent down payment.
Since it is unlikely that many of the tenants in this complex have
purchased a home before and because of these tenants' low income
levels, it will be necessary for these individuals to receive assistance in obtaining a loan. It has been recommended that these
tenants might benefit from the services of the Sacramento Home Loan
Counseling Center. This nonprofit organization may be able to
assist in finding a loan program that will aid these individuals
in obtaining financing.
The p resent-vacancy rate in this community plan area is 25.4 percent
which is well above the required minimum. There was concern over
the vacancy rate factor of this area since the previous rate was
4.6 percent. One reason for the substantial increase in this rate
is due to two significant factors: the applicant has held 30 to
40 units empty and made no attempt to rent these units; and there
is, however, one other large complex in this community plan area
which has a significant number of vacancies. It was indicated to
staff that the large vacancy rate is attributable to the fact that
this area is relatively undeveloped and it will take time for the
market to pick up.
It is imperative that all the programs offered by the applicant are
available to these tenants. Without these'programs there will be
a substantial amount of tenant displacement since these tenants are
large family households with low and moderate incomes. It is
unlikely that comparable replacement housing is available for these
individuals. The applicant has not provided a report on comparable
replacement housing and has indicated that such housing is not
available.
The applicant does not meet the finding necessary to address adequate
comparable replacement housing for each eligible tenant. The staff
therefore is recommending a condition requiring leases for all
eligible tenants be provided in order to ensure compliance with
the mandatory finding demonstrating adequate comparable replacement
housing.
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In an effort to ensure that-these proposed programs will in fact .
be provided, the applicant has prepared a statement making the
availability of these programs a condition of the final map.
A study of the organizational documents was made by the Sacramento
Area Condominium Association and a.number of recommendations have
been made which are believed to be in the best interest of the
homeowners. A.report detailing the recommended changes is attached
(see Exhibit 1).
RECOMMENDATIONS
The staff recommends:
1.

The granting of the applicant's appeal to hear the subject
Special Permit;

2.

Ratify the Negative Declaration on Rezoning and Tentative Map;

3.

Approve the Rezoning from SC to R-3-R and adopt attached
ordinance;

4.

Approve the Tentative Map subject to conditions listed in the
attached resolution and adopt resolution; and

5.

Approve the Special Permit to convert 175 apartment units to
175 condominium units subject to the following conditions and
based on the findings of fact provided.

*Conditions
The approval of this Special Permit to convert 175 apartment units
to condominiums is subject to the following conditions:
a.

Two-hour fire walls and smoke detectors to be provided in each
unit.

b.

Sound transmission levels be improved to meet required standards.

c.

Water shut-off valves to.be provided at each building and in
each unit.

d.

Driveway entrances be rebuilt to meet code existing at time of
original construction.

e.

Water heater flues be corrected to meet required code. They
presently do not terminate a minimum of five feet above the
draft hood as requrred. Water heaters should also be enclosed
in a shed with a closable door.

f.

Condensate drains on air conditioners should be separated.

*See page 11

City Council

-8-

October 2, 1980

g. New heat and air conditioning systems should be installed.
The existing system is ten years old and must be replaced
shortly as determined during an inspection by the Building
• Inspection Division and the engineer's report in the property
-report.
Reroofing of all buildings. The p resent roofs are in poor
condition and will need to be redone in the near future as
determined during an inspection by the Building Inspection.
Division and the engineer's report that was included in the
property report.
i.

Patch and seal coat paved areas. Parking areas and driveways
are deteriorating in places due to oil and gasoline spillage.
Require installation of outdoor electrical receptacles at
rear yard location of each apartment. Replace worn out
electrical receptacles and switches.
7

k. The . site is presently deficient in landscaping and-the applicant
shall provide landscape plan for staff's review and approval
prior to recordation of the final map.
Applicant shall either install all landscaping per
approved plan prior to final map recordation or
bond for its completion.'
1. Twenty-five units of FHA 265 low interest rate guaranteed loans
will be provided as indicated in submission materials provided
by the app licant.(M: added: If FHA 265 funding is not available at time of
sale these ES uns ts shall then be absorbed under a program alternate as described
under conditson n.)
• m. Twenty units at Section 8 moderate rehabilitated rental units
will be provided as indicated in submission materials provided
by. the applicant. (CPC amended to.,. Twenty units of Section 8, or its
equ i valent, moderate rehabilitated...)
n. All tenants whose income exceeds $9,000 a year will be offered
the .applicant's purchase plan where the monthly principal and
•
interest do not exeed 25 percent of the household income as
-indicated in submission materials provided by' the applicant.
o.

The applicant shall notcharge more than 7½ percent simple
interest on the second deed of. trust as indicated in submission
materials provided by the applicant:

The terms and conditions of the, leases offered to tenants who
are elderly, handicapped, or not qualified to purchase or utilize
the 20 units of Section 8 rental units has not been provided
• for staff's review. The lease agreement shall be subject to
staff review and approval prior to final map recordation.

p.

The initial rent range for these units shall be from
$275 to $310 a month. (CPC amended to.. from $245 to $280 a month.)
ii'. The maximum yearly increase in rent of 'these units shall
be seven percent.
i.-
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These leases shall have the same conditions as those in
Section '28-C 7 5-(cl) of the Zoning Ordinance and shall
provide no less than 'a three-year lease with four succeSsive options to renew the lease upon the terms and
conditions as each original lease
* q. All tenants who cannot or do not wish to purchase and any other
tenants not otherwise covered in the applicant's proposed
tenant provisions shall be offered a lease under the same
conditions as item "p" above.
r. In order to ensure enforcement of these Special Permit conditions,
qualified tenants shall be subject to all rights and remedies
provided to all tenants as if this project and all conditions
had been approved under Section 28 of the Zoning Ordinance
including but not limited to Section 28-C-5-(1).
Findings of Fact
a. The proposed conversion is consistent with the General Plan
and Housing Element as required by Section 28-C-6-(a)(i) of
the Comprehensive Zoning Ordinance.
i.

ii.

The vacancy rate of this community plan area is in
excess of five percent and no significant impact on
the housing stock will occur with this conversion.
There will be no significant tenant displacement due
to the sales and lease provisions the applicant has
offered these tenants as conditioned.

iii.

This project will meet the required development standards contained in the Comprehensive Zoning Ordinance
and the City Building Code as conditioned under the
Special permit.

iv.

This project as proposed will provide ownership opportunities to eligible tenants of low or moderate income:

b. This proposed conversion project is located in the South
Natomas Community Plan area where the current rental vacancy
rate is healthy. The rate effective October 1, 1980 is 25.4
percent.
There appears to be an adequate supply of rental
housing based on the vacancy rate.
•

** c. The applicant is to provide adequate replacement housing for
each eligible tenant as conditioned.
i. The applicant will make provisions to accommodate all
tenants in this project.
*See page 11
**See page 11
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There are ownership opportunities to accommodate both
low and moderate income tenants.

iii.

Lease provisions are available to all very low and low
income tenants through the conditions of the Special
Permit.

iv.

All other tenants will be provided lease provisions as
conditioned under the Special Permit.

d. The applicant through the conditions of the Special Permit will
comply with all the required sections of the Comprehensive
Zoning Ordinance pertaining to condominium conversions that
relate to the application procedure subsction C-6-(a)(iv).
e: The proposed conversion as conditioned by Special Permit will
comply with all development standards as set forth in Section
28-C-6-(a)(v).
i. Separate water shut-off valves will be provided.
• ii. The sound transmission levels will be improved to meet •
the required standards.
iii.
iv.

Two-hour firewalls will be provided.
The applicant has agreed to meet these conditions and
bring these units up to re quired standards when the
units are renovated.

f. Although this complex does in staff's mind represent a unique
and needed rental housing resource in the ,community, it is
deemed suitable for conversion as conditioned which provides
means of alternate ownership or lease opportunities for very
low, low, and moderate income tenants.
i.
ii.

The conversion would not disturb the balance of rentalowner housing supply because of the high vacancy rate.
Through the Special Permit conditions, comparable
housing is being made available for all tenants in
this project.

.iii. Extraordinary tenant displacement will not occur if
. this project were converted provided the alternate
housing opportunities are in existence and the project
fully complies with the conditions . of Special Permit
approval.

City Council

-11-

October 2, 1980

iv. All tenants including special category tenants will be
provided with optional housing opportunities to mitigate
their displacement.
Respectfully submitted,

Marty Van Duyn
Planning Dir
FOR TRANSMITTAL TO CITY COUNCIL:

Walter J. Slipe, City Manager
MVD:SC:jm
Attachments
P-8503

October 7, 1980
District No. 1

*City Planning Commission amended condition q and added conditions s and t:
q The applicant shall provide an option to lease under the same conditions as
in item "p" above to up to 32 tenants who cannot or do not wish to purchse a
unit or who are not otherwise covered in the applicant's proposed tenant
protection program. In the event more than 32 tenants do not purchase a
unit or are otherwise not covered by the applicant's program, those tenants
not offered an option to lease pursuant to this condition shall be relocated
by the applicant to comparable replacement housing as defined in Section
28-C-5-(a)(iii) of the Comprehensive Zoning Ordinance.
s. The applicant shall rehabilitate the units offered for sale in a manner
consistent with the model.
t. With the exception of the provision of laundry facilities within individual
units, rental units shall also be rehabilitated consistent with the model
(with the exception of Section 8 sponsored housing). The common laundry facilities shall be rehabilitated.
**Amended Findings of Fact:

c. The applicant is to provide adequate replacement housing for each eligible
tenant as conditioned.
i.

The applicant will make provisions to accommodate all tenants in
this project.

ii. There are ownership opportunities to accommodate both low and
moderate income tenants.
iii. Lease and/or relocation to comparable housing provisions are available to all very low and low income tenants through the conditions
of the Special Permit. iv.

All other tenants will be provided leases and/or relocation to com-

parable housing as conditioned un the Special Permit.
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EXHIBIT 1

CYL.y Planninz Dci..rtment.
..72S J Street
.
95314
• (i lacrnmenLo, CA
RESIDENT SURVEY

months (average 31/2 vrs.:

years

1.

Bow long have you been a resident?

2.

Why did you move into this complex? Check most important reason(s\.
33 close to work

8 amenities.

13 close to friends

*21close to services
(shopping, phurch, entertainment)

63 like rent rate

20 good management, maintenance .
3.

lo

other

Bow long do you plan on living at this complex?
37 urAnown

1 year

......Lless.than

33 to 5 years

R 1 to 3 years

24 more than 5 years

Under what conditions?
• .40 If it i s offered for sale within the price range estimated for thc

project, are you Interested In purchasl.ng . the'unit - in which you are
Dow living, or another in this complex?

32

..11P°

yes •

5. If you are unable to purchase a unit, will you be able to locate

a comparable unit to rent within this vicinity?
•
32d0 not know
33 no
'yes
6
•
64 - What improvements, if any, to your unit and/or the complex would
be necessary before you would be interested. in buying?
Sound nro

t

repair work

7 yes

7. Are you retired?

67. no

.

'If retired, ore otherc . in your household-current)y v-ege earners?
-.- .

..
.

•

yea

•
..
Do you approve in priincIple of
•
Winium houninG?
10 yen

•

.-----

.

thiz

7 no •
•
:-.Toned conversion-to condopr
..

lg 110

9. Do youand your family qualify as a low or moderate income household as defined by the U.S. Department of Housing and Urban
Development? -Please use the attached table to determine your
income status.
59 yes

4 • no

14 uncertain

.10. Would you be interested in attending a resident meeting to
discuss conversion .plans?
46 yes

18 no

11. Do you have any comments related to the owner's request?
. No comparable replacement housing at p rice owner's right;
man" respondants were worried or freightened about wherethey 'would
. %be-forced to live.
The completed questionnaire will be used by the Planning De p artment in
writing its report to the Planning Commission and City Coun'Cii on the
)roposed conversion. Your name, apartment number, et cetera't(till be
used only to verify the number of returns, and the City will make every
effort to preserve the confidentiality of the tenant. Only a summary
of all tenant answers will be disclosed. Thank you for your cooperation.

APT.
TEL. #

ADDRESS

•

Further information on condominium conversions can be obtained by
calling:
California Department of Real Estate: 322-2505
440-7732
County Consumer Protection Bureau:
449-5604
City Planning Department:

separate survey was comoJeted on this question and the response rate was
oniv 19% on this ouestion.
•
•
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*A separate survey was completed on this question and the response
rate was onl y 19% on this question.

EXHIBIT 3

(D-5)

HUD ESTABLISHED INCOMES MP SACPAMENTO BOUSEMLM
QUALIFYING BY DEFINITION AS MDDaATE OR LOW INCOME
December

Number in.
Household

4979

Low Income
(0-80% of Median)

Moderate Incom,..:.
(81-120(r. of Median)

9,900

:$ 9,901 - 11,

1

$.0 -

2

$0

11,350

$11,351

17,0(::

3

$0 - 12,750

$12,751

19,I5

14

$0

$114,161 -

5

$0 - 15,050

6

$0

7

$0 - 16,80C

8

$0 - 17,700

114,160

$15,051 - 22,600
$15,951 - .23,9CC

15,95 0

•

$16,801

25,25C

$17,701 -

26,550

EXHIBIT 4

OD ESTABLISHED INCOMES FOR SACRAMENTO
HOUSEHOLDS QUALIFYING BYDEFINITION AS LOW OR MODERATE INCOME
- (SACRAMENTO METROPOLITAN STATISTICAL AREA
INCOME LEVEL AS DETERMINED BY A MEDIAN INCOME
OF $19,600 FOR FAMILY OF-14)
-

No. In
Household

Median
(100%)

$0 - 11,000

$13,700

' $11,001 - 15,070

$0 -12 , 550 S15,700

$12,551 - 17,270

$0 ,- 14450

$17,650

$14,151 - 19,415

4

$O - 15,700

$19,600

$15,701 - 21,560

5

$0 - 16,700

$20,850

$16,701 - 22,935'

6

$0 - 17,650

.$22,-050:

1

•

Moderate
(81%-110%)

Low
(0-80%)

8

JULY 1980

P-8503

-

- $17:,-651

-24;255

$0-- 18,-650

' $23,300

$18,651 . - 25,630

$0 - 19,600

$24,500

$19,601 - 26,950

EXAMPLES OF HOUSEHOLD. INCOMES
TERM 30 YEARS - INTEREST RATE li%

YEARLY 'INCOME:

$ 9,000.00

MONTHLY PAYMENT:

$

DEBT SERVICE:

$19,500.00

ASSOCIATION DUES: $
INSURANCE:

TAXES:
TOTAL MO. PAYMENT:$

. 187.50

$10,000.00

$

208.25

$21,500.00

$11,000.00
•

$

230.00

$24,200.00

$12,000.00
'250:00

$

$14,000.00
.$.

292.50

•

$16,000.00
$

332.50

$18,000.00

$20,000.00

$

$

375.00

$26,200.00

$30,500.00
$

60.00

60.00

5.00 . $

5.00

5.00

5.00
46.00

60.00

60.00

$

60.00

$

5.00

5.00

$

.5.00

$

.

60.00

46.00

$

46.00

$

46.00

$

. 46.00

298.50

$

319.25

$

341.00

$

361.00
3(020

$

$34,500.00

46.00

S.

46.00

403.50

$

443.50

$39,200.00
$

$

60.00

486.00

416.75

$43,500.00
$

60.00
5.00

$

46.00
527.75

'EXHIBIT 6
TENANT ASSISTANCE PROGRAM

Assuming that we are. able to convert American River Village to
condominiums, it is our intent to avoid displacement of existing
tenants. We intend to accomplish this in the following manner:
1.

25 units of 265 funding has been set aside by FHA for
existing tenants. Interest rates on those units will be
as low as 411%.

2.

We are negotiating with the Redevelopment Agency for 20
units of Section 8 assisted housed, whereby the tenant
will only pay 25% of their income for rent.

3.

Tenants with incomes over $9,000.00 will be offered an
opportunity to purchase their units under the following
formulas:
25% of the household gross income will be used to
service the debt on their unit, based on a 30-year
term. It will be the responsibility of the Buyer
to acquire 'their own financing.
The remaining monies necessary to close will be
advanced by the Seller at an interest rate of 711%.
The interest will.be cumulative with both interest
and principal due on sale of said unit, or in the
event the unit is rented.
Income will be recertified every two years. In the
event the tenant's income is increased, 25% of the
increase will be used for payments on the Second Deed
of Trust.
Any tenant falsifying income reports will not be entitled to purchase a unit, and any subsequent false
report that is forthcoming will cause the acceleration of the Second Deed of Trust, making it immediately
due and payable.

4 Down payment and closing costs will not exceed 3% of the
First Deed of Trust where a tenant cannot raise a larger
, down payment.
5. All handicapped and elderly.will be given lifetime leases
if they do not qualify for the Section 8 assistance.
6

In the event there are excess tenants between those who
qualify to purchase ($9,000.00) and lower income tenants,
those tenants will not be required to vacate for a
minimum of three years.

EXHIBIT 6A

REYNEN & BARDIS
8925 FOLSOm BLVD.. SUITE.N
• n
SACRAMENTO. CALIFORNIA 95826
JOHN D. RETNEN
CHRI5TO D. SARDIS -

SePtemb4 181 1980

366,3665
AREA CODE 916

Sharon Caudle
City Planning Commission
725 '3' Street
Sacramento, CA. 95814..
Dear Sharon:
T am enclosing for your review letters recently
written to Michael Hulick,. Supervisor of the Department of Housing and Urban Development, as well as the
Redevelopment Agency in the hope that comments would
be 'forthcoming or Items
and 2 of our Tenants Assistance Program. I am also enclosing a chart showing an
estimate of monthly payments as it relateS to debt
service and the applicant's tOtal monthly payment.•
To compute the second deed of trust that we will
be carrying at a rate of 71/2%, one would simply subtract the acquisition price from the debt service:
less any downpayment received from the applicant, plus
any closing costs advanced by the developer.
In regard to our second deed of trust and the
interest rate, It willbe computed on a simple interest
formula. Your request for information on recertification of tenants, although, T have not perfected a program yet. It would appear that on every other January
1st we would look at the household's income and request
W-2 forms from all members of the household, and then .
certify their income(s) with their employers).
In the event that a homeowner's income has increased,
commencing on April lst., additional payments will be required. It is important that we understand that we are
dealing with household incomes and that in the event
there are additional members of that household living
in that unit that their income will be computed in
determining payments of the first and second deed of trusts-

Sharon Caudle

- 2 -

September 18, 1980

Regarding downpayment and closing costs, we have indicated that where a tenant cannot raise a large payment, the
downpayment will not exceed 3%. To compute the amount of
downpayment, one need only look at the amount of the first
deed of trust and multiply that by 3%. Example: a person.
earning $9,000 would have a service debt of $19,500, which
would require a downpayment of $585.00.
Regarding handicapped and elderly people, we will be
submitting to you under separate cover a lifetime lease for
your review.
Item 46 of our Tenants Assistance'Program relates to
people with incomes of less than $9,000. Those people will
be assisted by Section 8 housing to the extent previously
discussed. Those who are unable to qualify will not be
required to vacate for a minimum of 3 years. The monthly
rental charge on those occupants will be computed based upon
the present FHA Schedule of Rents plus an adjustment.for the
cost of rehabilitating that unit, based upon servicing-a
debt with an interest rate of 71/2% plus an annual increase
not to exceed 7% per year.
For purposes of clarity, cost of that unit will include
1/175t1-is of the cost of common area rehabilitation.
I would hope that this might enable you to commence
work on your staff report.
Very truly yours,

Christo D. Bardis

, .

REYNEN & BARDIS

EXHIBIT 6B

CiTt

DINO. SUITE N
0925
SACRAMENTO. CALWORNIA 05026
JO1:4 D. F.:F.:Yr4F.J4
CHIIISTO 0. F2ARI)IS

September 26, 1980

R

366.3665
iA.F.tEA CODE 916

Sharon Caudle
City-Planning Commission
725 J Street
Sacramento, CA. 95814
Dear Sharon:
Enclosed is a: letter from FHA regarding reservation
of 265 funding for your files. I have not yet received
a package from the Redevelopment Agency regarding Section
8 funding, however, I am virtually certain that it is
available.
If the City feels that this project is meritorious,
I am sure that they can arrange to see that 20 units of
Section 8 assistance is assigned to this conversion.
I am prepared td sign any and all documents that will
assure the City that I am acting in good faith and will,
in fact, proceed on this condominium conversion in the
manner in which I have suggested. Those documents would
include CC&R's, if necessary, or notations on the final
map, or anything in the Department of Real Estate's public
report which the City might require.
I assure you that I have no intent of proceeding other
than on the basis I have represented to the Planning Commission. Your further assurance of the above could well be
evidenced at the time of filing of the final map for conversion. If anything stronger is necessary, please notify .
me.
Very trul yours,

hristo D. Bardis

EXHIBIT 7

ALIFORNIA
DOMINIUM

lf/

\AN

COUNCIL

21 Aug 80
160206
' SACRAMENTO CA 95816
P.O: Box

City Planning Department.
725 J St
Sacramento, Ca 95814
ATTN: Sharon Caudle
Re: Condomi n i urn Conversion "Special Permit"
Northfield & Northview Dr (American River Village)
Dear Sharon:
I have reviewed the conversion documents and had Bill Crawford carefully study the budget after walking the condominium. We
then reviewed each other' s work.

I have been the President of one condominium and the Treasurer of two. I am Director for Homeowner Assistance for the Sacramento
Area Condominium Assn ( I ' m the one they call for problems) and am
Executive Director of the California Condominium Council, a statewide
We
organization of the leaders of 5 regional condominium associations.
represent condominium homeowners.
Management
Bill Crawford is President of the Creative
Corporation.
His • organ ization manages seven condominium associations
in Sacramento, and has had extensive experience in making and living
Bill manages both high and low income condominiums.
with budgets.
Our purpose is constructive -- to make the condominiums
Both the documents and the budget must be
formed work successfully.
sound.
The following •are our recommendations:
CC&Rs American River Village
Page 5

8 C (Add)
Owner shall be responsible for repair, replacement and cleaning of the windows and glass of his unit, both exterior and
interior. Each owner shall also maintain and repair al I
air conditioners, heaters, electric appliances, plumbing outlets and toilets, sinks, showers and tubs, keeping the same
in good condition.
Page 10 (Add 21)
The Board of Directors shall not raise the annual assessment
more than twenty percent (20%) above the prior years regular
assessment wi thoui the approval of fifty one percent (51%)
of the homeowners.

Page 10 (Add 22)
The Board of Directors shall estab I ish an Architectural
Review Committee and an Appeals Committee. ( The form and
procedure of the Appeals Committee should be left up to the
Board .
Examples from two Sacramento Condominiums are
attached to the end of the report).
Page 10 (Add 23)
Special Assessments
and Special Assessments for Capital
Improvements in excess of $2,000 shal l require approval by
vote or written: consent of fifty one percent (51%) of the members of the Association other than the Declarant... The
percentage of the first budget that equals $2,000, may be
used
in future years as a method of indexing the $2,000
for inflation.
That percentage of the gross annual budget will
wi I I be the maximum Special Assessment available
without
approval of fifty one percent (51%) of the homeowners.
Page 10
(Add 24)
The Board of Directors shall have the right to tow away
vehicles parked in violation of rule's or vehicles that obstruct
any, part of the Common Area.
Page 10
(Add 25)
Any monetary penalty for violation of rules shall not exceed
seventy five dollars ($75) for any single violation.
Page 10
(Add 26)
An annual independent audit of the books shall be made.
Page 10
(Add 27)
Fractional voting is not permitted.
If co-owners of a unit
cannot agree on a vote, their vote shall be null and void.
Page 10 (Add 28)
Each assessment or instal lment, together with any late
charge, interest, collection costs and reasonable attorney's
fees, shall be the personal obligation of the Owner at the
time such assessment or installment became due . and payable.
No owner of a condominium may exempt himself from payment
of assessments, or instal lments, by waiver of the use of or
enjoyment of al l or any portion of the Common Area or by
abandonment of his condominium.
There shaH accrue • with each del inquent instal lment,
interest at the rate of ten percent (10%) per annum calculated from the due date to and including the date full payment
is received by the Association. In addition, the Board,
in its discretion may . adopt rules imposing such additional
late payment charges as permitted by law.

Page 10 (Add 29)
Future Maintenance Reserve Funds shall not be used for
Future maintenance reserves and operatoperating expenses.
ing funds shall be kept in separate accounts. . Financial
reports to homeowners shall itemize separately Future Maintenance and Operating funds.
BY-LAWS
Page 6

American, River Village
(Add)
Section 3, A, 1
The Association shall have the right to terminate the contract
with the Manager at any time, without cause with sixty (60)
day written notice.

• Page 6

Page 7

Page 9

Page 10

Page 13

Page 17

Page 18

(Delete)
Section 3,B
See page 2 of this
This is covered by #23 of the CC&Rs .
5% of the gross of the budget they project would
report.
This seems excessive.
be $4,765 for Capital Improvements.
It should require a vote of the homeowners.
Section 5
Financial books are usually at the Management Company:!s
off ice which is usually away from the condominium site.
This should be added as a place to inspect records.
(Add)
Section 9, A.
Any Director missing three consecutive meetings of the Board
may be removed from off ice at the discretion of the Board.
A Director elected to off ice solely by votes of members of
the Association other than the Declarant must be replaced
by membership vote other than the Declarant. After the
Declarant is no longer a Board Member, the Director shall
The replacement shall
be replaced by a vote of the Board.
complete the term of the Director he replaces.
Section 11.
but at least two (2) such meetings shall be held
Delete,
during each fiscal year.
Replace with --, but meetings shall be held not less than
practice, you have to meet
every two (2) months. (In
at least monthly) .
Section 1 A •
Delete Earthquake. (Should not be compulsary )
Add -- The Association shall obtain and maintain in force
comprehensive public liability insurance. The limits shal I
be no less than $1,000,000 covering al I claims for death,
personal injury, and property damage arising out of a single
occurence.
The Association shall obtain and maintain in force
a master or blanket policy for f ire insurance for the full
insurable value of al I of the improvements within the development. Such policy and any endorsements theron shall be
in the form and content, for such term and in such company
as may be satisfactory to a majority of the different Mortgagees who hold mortgages on condominiums in the development.
The Board may also obtain Errors and Omissions Insurance.
Section 5 C
(delete sentence begining Dogs, cats, or other household 'pets)
Add -- Domestic dogs which do not exceed twenty-five (25)
pounds in wrs. ght , cats, fish and birds inside bird cages,
may be kept as household pets within any unit, limited to
Pets must be maintained on a
two (2) per condominium.
leash while in the Common Areas.
No pets may be kept that are an annoyance or obnoxious to Owners. No dogs whose barking disturbs other owners
shall be permitted to remain in the project.
Amendment to Plan of Condominium Ownership -- very, confusing
The • CC&Rs may be amended
by
Change to the following:
(75%) or greater of al I homea vote of seventy five percent
The By-Laws may be amended by the vote of fifty
owners.
one percent (51%) or greater of a quorum of homeowners.

4
Onsite Physical Inspection (Exterior only) & Budget Review

1. Onsite inspection of the Common Areas consisted of extensive amounts
This will increase the associations cost of mainten• of lawn area.
ance of the Common Grounds.
A.

Provision should be made for solenoid sprinkler replacement,
plant replacement, drainage problems.

B.

The developer has al located in their proposed budget $8,125.00
a month for Gardening, and there is no other. I ine item su ch
as sprinkler repair & replacement or plant replacement. This
only al lows $677 a month ($3.71 per unit) for the total Grounds.
We recommend that line item needs be increased to $12 to $15
per unit.

2. Asphalting
The asphalt is startThe drives are in need of minor overlays.
All asphalt repairs and sealing to unravel in various areas.
ing need to be done.
Swimming Pool
There are no provisions made for the maintenance of the swimming
pool or club house.
4. There seems to be a problem in the way they compute• the budget,
or al I information is not available.
Yet they base the
They show the total annual budget at $95,291.
budget on $60 . per month per unit. The CC&Rs state there are 175
units which should be $126,000 annual budget, which is more in line
with what it. should be.
Reserves are based on approximately $9.00 a month per unit, which
We estimate approximately $12 to $14 per unit.
seems a little low.
5. The Association could file a Blanket Lien on al I lot owners to protect
In the event the owner needs clearing
the Association 's interests.
of title, the Association would provide a status letter of the owners
standing in reference to Assessments and . Special Assessments.

•
•

(Due to the restricted time to prepare this report, the inside of the
complex was not inspected and a more comprehensive report given).
Should be remedied beBugman Pest Control Report (Second Page 9C)
My wife is a real estate agent for Jones & Brand & Hul I in
sale.
She said this was not
She sees Pest Control reports frequently.
, included because the inspector didn't understand the differences between a conversion and the sale of an ordinary house. Lots of probRP
lems with marl i te.

xy.............. fore
/

-

Property Report
1.

Roofs.

built 1969.

Paul. Stamas recomends replacement in his report.

Most condominiums are painted every five years.
Exterior Paint.
It's been four years since it was painted.
Paul Stamas says the
whole project will need painting within two years.
2.

7. Note Paul Stamas's comments on the plumbing system.
11.

Central Heating and Airconditioning System. Stamas says it will
shortly need replacing.

12.

There is no fire alarm. nor automatic sprinkler system.

When the above are not done or money not appropriated by the Declarant to cover his fair share of costs, lawsuits come. There are seven
suits in the Con tra Costa area on conversions.
Very truly yours,

zb (AA-. 0.
Raymond E. Porter, M.D.
Executive Director
California Condominium Council
Director for Homeowner Assistance
Sacramento Area Condominium Assn

ALIFORNIA
NDOMINIU.IM

0)#

ii0/AV

COUNC IL

P.O. BOX 160246
SACRAMENTO CA 95816

27 Aug 80

City. Planning Department
725 J St
Sacramento
Ca 95814
ATTN: Sharon Caudle
Re: ADDENDUM

AMERICAN RIVER VILLAGE
Condominium Conversion "Special Permit"

Dear Sharon:
The fol lowina are additions that should be made to the C.C&Rs
As I no longer have a copy of the CC&Rs,
of American R iv er V i I la g e.
I can' t give you the Article and Section where they belong.

No di lapidated vehicles or equipment of any
1. Unauthorized vehicles.
There
kind shall be parked or left on any part of the properties.
shall be no repair or reconstruction of automobiles within the properThe Associa'tion may remove any
ties, except emergency repairs.
unauthorized vehicle at the expense of the owner thereof.
2.

Architectural changes not compleled within sixty (60) days after
approval must be resubmitted. The Board may grant an extension.

3. Window Covering. Notwithstanding anything to the contrary contained
herein, al I drapes, blinds, shades, shutters or other window coverings visible from the exterior of the Unit shall be subject to the
approval of the board. (This is to control things like silver foil
in the windows) .

It is imperative that if the roofs are not re p laced, the bui Idinns
painted and the roads fixed
that declarant leave money for h is fa ir share of the cost of these items.
Very truly yours,

t
Raymond E. Porter, M.D.
Executive Director
California _Condominium Council

APPEALS COMMITTEE PROCEDURE
Bluff City Condominium
Committee.
The Committee consists of five homeowners. The full Board of Directors
shall, collectively, annually appoint homeowner to be members of the
Appeals Committee. In addition, • an alternate member to serve in the
absence of an Appeals Committee member, Will be appointed annually by
the full Board of Directors. The Committee members shall elect a
chairman, vice chairman and secretary.
'•Purpose
To hear appeals from fines and sanctions imposed by the Board of
Directors on a homeowner (s) of the Association.
Decisions
The decision of the Committee, if unanimous by all five voting members,
must. be adopted by the Board of Directors as the final decision of the
Association. A divided decision of the Committee refers the matter on
appeal, back to the Board of Directors for reconsideration. The Board
of Director& decision on the matter becomes final.
Appeals Procedure
1. To appeal a decision of the Board of Directors, the appeal must be
in writing; one copy sent to the President of the Board of Directors;
one copy to the Chairman of the Appeals Committee, or in his/her absence,
to any member of the Committee.
2. Time to file appeal is limited. The written appeal must be mailed
within ten (10) days following the decision of the Board of Directors.
The time for mailing an appeal may be extended for good cause by a
majority vote of the members of the Appeals Committee, provided however,
that the extension may NOT exceed ten (10) additional days.
3. Time of hearing and decision is limited.
The appeal hearing must
be held within twenty (20) days after receipt of the request for appeal
or appeal extension. Written decision by the Appeals Committee must be
rendered within ten (10) days after the appeals hearing. These times
may be extended, however, for good cause if the appellant is in agreement
and provided The extension does NCT exceed twenty (20) additional days.
One copy of the Appeals Committee decision will be sent to the
President of the Board of Directors, or in his/her• absence, to any
member of the Board of Directors; one copy to the appellant.

j-i ear i ng

A. The Appeals Committee chairman shall preside over the hearing.
B . Five members of the Committee shall hear the appeal.
C. The decision on appeal shall be by majority vote of those members
present and voting. Only Committee members present throughout the
hearing may vote.
D. No member may participate in the hearing or vote if beneficially
interested, directly or indirectly, in the decision other than generally
as a member of the Association.
•
E . The appellant may be represented by legal councel or any
representative appointed by him/her if the Committee is notified at least
ten (10) days prior to hearing.
F. A member of the Board of Directors representing the majority view
of the Board of Directors shall be the party to present the case of the
Board.
G . The hearing may be phonographically or stenographically reported
at the sole expense of the party requesting same.
H . The hearing will be open to any homeowner unless requested in
writing to be closed by the appellant at least ten (10) days prior to
hearing.
I. The parties shall have a right to- present and examine witnesses, to
introduce exhibits and to cross examine witnesses.
J. The hearing need not be conducted according to technical rules
relating to evidence and witnesses. Any relevant evidence shall be
admitted if it is the sort of evidence on which responsible persons are
accustomed to rely on in the conduct of serious affairs.
Factors to be considered in the decision,

In arriving

its decision, the Appeals Committee shall be concerned whether the decision under appeal :- 1. Is consistent with the Articles
of Incorporation; Covenants, Conditions & Restrictions; Bylaws; Rules
and Resolutions of the Association'. 2. Is in the best interest of the
Association.and legally sound. 3. In the light of evidence presented, is
a reasonable restriction upon the rights of the appellant.
at

Adopted 13 Feb 79

The three members of the Committee were chosen at the Annual Homeowners
meeting. Members of the Board of Directors were not permitted to nominate. The idea was that homeowners would feel the committee was completely impartial.
The first year, three attorneys were elected.

BRIARWOOD GREENHAVEN
APPEAL COMMITTEE PROCEDURE

I. TIME FOR APPEAL
A.

B.

An appeal shall be filed with the Chairman of the
Appeals Committee, or in his absence with any member
of the Committee, no later than the 10th day following
receipt by the appellant of the written decision of
the Architectural Control Committee or, in the case
of an appeal from the action of the Board of Directors,
no later than the 10th day following the taking of
such action.
The time for filing of an appeal may be extended for
• good .cause by majority vote of the Committee, provided however, that no extension may exceed 30 days
from receipt of the decision or the taking of the action appealed from.

II. FORM OF APPEAL
Each appeal shall be in writing and signed by the appellant and
shall contain the following:
A.

An attached copy of the decision appealed from or a
description of the action appealed from, including the
dates thereof.

B.

A clear and concise description of the relief sought.

C.

A clear and concise statement of the grounds for the
appeal.

D.

A clear and concise statement of all pertinent facts
upon which the appellant believes he is entitled to
the relief sought.

Law Offices of ROBERT H. HORN
4433 Florin Road, Suite 870 / Sacramento, CA 95823 / Phone: (916) 421-0560

INFORMAL
•
•

•

INVESTIGATION AND CONCILLIATION

A. Upon receipt of an appeal, the Chairman shall
forthwith refer it to a committee member for review and investigation.
B. The assigned member shall confer with the appellant
and attempt to find a basis for the recondilliation
of conflicting viewpoints. If successful, such member shall request that the Architectural Control
Committee or the Board agree to accept a voluntary
remand for the purpose of considering the proposed
compromise. The member's written findings and re
commendations shall be transmitted to the body accepting the remand.
C.

If the voluntary remand is accepted no further proceedings shall be had by the Committee until the decision on remand has been rendered or action on remand
is taken.

D.

If the decision or action or remand is acceptable
to the appellant the appeal shall be terminated.

E.

If the decision or action on remand is not acceptable
to the appellant, the appellant, not later than the
10th day following receipt of the written decision or
the taking of action, may request a formal hearing
before the Appeals Committee. This time may-not be
•
extended.

•
•

The assigned member shall make his written findings_
and recommendations within 20 days of receipt by the
Committee of the appeal unless such time period is
waived in writing by the appellant.

IV. FORMAL APPEAL PROCEDURE

•

A.

If the assigned member is unable to recommend a
basis for reconcilliation or a voluntary remand is not
accepted or the decision or action on remand is not
acceptable to the appellant and timely request is made
therefor, a hearing shall be held by the Committee.

B.

The hearing shall be held and a written decision rendered by the Committee within 30 days of receipt of
such request, unless such time is waived in writing
by the appellant.

C. The Committee Chairman shalt preside over the hearing.
-2-

D.

A majority of the Committee shall constitute
quorum.

E.

The decision on appeal shall be by majority vote of
those members present and voting. Only committee members present throughout the hearing may vote.

F.

No member may participate in the hearing or vote if
beneficially interested, directly or indirectly, in
the decision other than generally as a member of the
association.

G.

The appellant may be represented by legal counsel or
any representative appointed by , him in writing.

H.

The hearing may be phonographically or stenographically reported at the sole expense of the party
requesting the same.

I.

The hearing will not be open to anyone other than
the appellant and his witnesses unless authorized to
be open by the appellant in writing.

J.

Each party shall have the right to call and examine
witnesses, to introduce exhibits and to cross-examine
opposing witnesses.

K.

The hearing need not be conducted according to technical rules relating to evidence and witnesses. Any
relevant evidence shall be admitted if it is the sort
of evidence on which responsible persons are accustomed to rely in the conduct of serious affairs.

L.

In arriving at its decision the Committee shall determine whether the decision or action appealed from:
1. Is consistent with the Articles of Incorporation;
covenants, conditions and restrictions, by-laws
and resolutions of the Association.
• 2. In the light of the evidence presented is a
reasonable restriction upon the rights of the
•
appellant.
3. Is in the best interest of the Association.

M.

The decision of the Appeals Committee shall be binding
upon the Association.
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1. Environmental- Determination.(exempt)
2. Special Permit to convert 175 apartment units to
175 Condominium units

LOCATION:

Northwest corner Northview Drive and Garden Highway

PROJECT INFORMATION:
General Plan Designation:
1973 South Natomas Community
Plan Designation:
Vacancy Rate:
Existing Zoning of Site:
Existing Land Use of Site:

Shopping Center
Residential; 22-29 units/acre
4.6%
SC
175 apartments

Surrounding Land Use and Zoning:
Vacant and park site; SC
North:
Vacant; C-2(PC) and ARP-F
South:
Vacant; Office; SC
East:
Vacant and residential; R-3
West:
Parking Required: 175
•
Ratio Required: 1:1
Property Dimensions:
Density of Development:
Square Footage of Buildings:
Street Improvements:
School District:

Parking Provided: 264
Ratio Provided: .11/2:1
Irregular
Area: 12:3+ acres
14.2 units/acre
228,569 square feet
Existing
North Sacramento Unified

BACKGROUND INFORMATION: This project was first presented to the Planning
Commission in 1979. The Planning Commission, under requirements of the
original ordinance, recommended approval of the rezoning and tentative map
on this project subject to conditions in August of 1979.
-During the time this item was awaiting Council action, a moratorium was
imposed on all condominium conversions in the City. This moratorium was
imposed to allow time to modify requirements in the existin g Condominium
conversion ordinance; however, : the required Purchase Incentives Section of
this ordinance was not determined when the ordinance was approved.
The proposed tenant provisions Offered by the applicant, as originally
reviewed by the City Planning Commission in 1979,
relied heavily on Federal
programs. The applicant successfully, convinced the Council that time.
delays would jeopardize these programs, and this project was declared
exempt from thc Purchase Incentives Section of the ordinance and was
allowed to move ahead of the normal schedule -as approved on April 29, 1980.
AMC. NO. _ID— LID 3

• M1ETINC

DATE ficateilth2 r 11, 198_0

clic ITEM

NO.

18

-2-Physical Charaeteristics
American River Village Apartments are located in the South Natomas
Community Plan area. There are 30 buildings on this site which
contain a total of 175 townhouse dwelling units. The units are in
4 and 5 bedroom configurations. Each building complex is equipped
with separate sewer service And gas and electric service is
individually metered in each unit. The water piping is common to the
building; however, separate shut-off valves are not provided. Hot'
water is provided by a common boiler serving 20 units each.
The present condition of this complex is substandard by codes when •
applied to condominium conversions. Inadequate fire protection,
sound transmission levels and numerous minor deficiencies along with
general deterioration has contributed to this substandard condition.
The applicant has, however, prepared a prototypical model to demonstrate how these units will be converted after extensive renovation
is accomplished. This model meets most requirements of the building
codes and those that are not met will be corrected to comply with the
building code. Both the interior and exterior of this model were
a dramatic improvement over the existing structure. This .model was
equipped with a laundry room, but if the .laundry room is to be a
standard feature then the present electrical system will not be
adequate as determined during an inspection completed by the Building
Department. The applicant has not yet determined whether it would
be economically feasible to include separate laundry facilities to
each unit.
Social Characteristics
At least 75 percent of the respondants who completed the tenant .
survey indicated that they were low or moderate income households
as determined by 1979 HUD standards; , however,-1980 guidelines may
increase this percentage (see Appendix 1 and 2). Based on information obtained from a report submitted by the applicant, and statements
the applicant has made•on rental history, 100 percent of the tenants
are special category tenants. The report states that 46 percent of
the tenants in this complex are single head of household; of these
88 percent are female head of household. There are from one to five
children in each of these households.
The response rate on the tenant survey completed by American River
Village tenants was 53 percent. It is from this response that the
following observations have been made. Over 50 percent of the tenants.
have lived in this complex three or more years, but many were uncertain
as to how long they would be able to remain due to the proposed
conversion plans. Only eight percent of tenants believed that they
could find comparable replacement housing in the area. At a price
range of $38,000 to $47,000' as indicated by the applicants, 42 percent
of the tenants said they would be interested in purchasing their
unit . (see Appendix 3 & 4).
P-8503 •
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-3The.survey also provided information regarding necessary improvements that would have to be made before these tenants would
consider purchasing a unit. These improvements ran g ed from the
need for general repairs to better sound proofing, and a desire
for separate laundry facilities in each unit. This information was
based on a consensus of all comments regarding needed improvements.
Due to the significant number of low and moderate income households
and the inability of the applicant to locate comparable replace- .
ment housing, coupled with a low vacancy rate of 4.6 percent in the
community plan area, the applicant has proposed the following
program in an effort to mitigate these concerns:
1. According to the applicant, FHA has set aside 25 units of
' 265 funding which is a federally insured low interest loan .
program. The interest rates on these loans may be as low as
41/2 percent.
2.

The applicant has proposed using Section 8 money that is
currently available through the Sacramento Housing and Redevelopment Agency undet a moderate rehabilitation program. This
program will assist the applicant in recovering renovation
costs of the units proposed for the program, while at the same
time make these units available to low income households at
reduced rates. The applicant proposes to offer 20 units under
this program and once these units are enrolled under this
program, they must remain as low income rental housing for 15
years. As indicated by the applicant, these units will be
offered to existing tenants.

3.

The applicant has also indicated that he will sell up to 30
units to 'qualified low and moderate income tenants at market
value, but will carry a second deed of trust for the'difference
between'apartment value and market value at an interest rata
no greater than 5 percent, which will be due in full at time
of sale. The applicant plans to recertify income on a yearly
basis to determine if payment should be increased where income
of the tenant has increased over the amount at time of purchase,

4.

All elderly and handicapped tenants will be given lifetime
leases. (Note: there are three qualified elderly households in
this complex and one knownhandicapped tenant.) .(See attached
Appendix- #5.)

EVALUATION
The applicants' proposed' tenant protection provisions
rely on Federal assistance and these programs are not guaranteed. The
precarious nature of.this plan regarding Federal action should be evaluated
as it relates to the potential social impact on this project. If these
programs are not approved, the applicant will not be able to offer the
federally insured low interest loans. The Section 8 lease plan may also
be lost..
STAFF
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-4This represents a . 57 percent reduction of units offered -under the applicants'
program to mitigate relocation concerns. The applicant also stated that
under the reduced cost sales program, the purchaser would be recertified
yearly to establish whether increases in monthly payments are warrented.
The applicant does not state whether increases in income would be compared
against the cost of living increase or in the case of decreased income if
the payment would be adjusted accordingly.
The lifetime leases offered to the elderly and handicapped do not state the
conditions of the lease such as, at what rate will this lease be offered,
and what provisions for increases will be used. The applicant has by choice
allowed 30 units to become vacant and has made no attempt to rent these
units. There are currently 145 occupied units and six units are occupied
by tenants who rented after the, notice to convert was completed. This
139 qualified households that are eligible for relocation assistance
and may be eligible for the. reduced costsales program(s).
If the applicants' proposed Tenant provision was offered to these tenants,
60 households would still not be covered except for the relocation assistance
required by the ordinance. . Because the applicant has not been able to
find comparable replacement housing, these 60 households would be left
without adequate housing.
Based on a 1979 vacancy study, the SoUth Natomas Community Plan area shows
a vacancy rate for multi-family units of 4.6 percent. This vacancy rate
is less than the required minimum of 5 percent. Section 28 C-6-(a)(ii) of the
Condo Conversion Ordinance states "that the avuLage
ntat vacancy /Late in
the a6ected community ptan akea4 dukinq the 12 montU pneceding the date the
City-deteamined Aentat vacancy kate6 aiLe i6.sued putisuant to isubzection 6-4
o thi 's Sectioyl
gkeateA than 5 ,6; . p/Lovided, that a ,speciaZ pe&mit may be
appAoved whene the zaid vacancy /Late iz equat to oit te66 than 5% i4 the apgicant ha 's pnopozed mea4ufLe4 which the Councit
nd4 woutd e66ectiveey mitigate
the di4ptacement o tenant and any advuue eectz upon. the nentat. houzing
. tock in the a6 liected community ptan coceas which wouZd be cau4ed by the pitopozed conveA4ion."
--------- -------The applicants' tenant provisions do not successfully mitigate the adverse
effect .on the housing stock in this area since 60 households will be left
with no com p arable replacement housing. Comparable replacement housing
is as. follows: Section C-6-a (iii):
(iii) That there exists adequate comparable replacement housing
for each eligible tenant in the building proposed fo.r conversion. In
determining whether the housing to which the .applicant proposed for relocation is "comparable" the Council must find that the housing is decent, safe,
and sanitary, and in compliance with all local and state housing codes;
and, that the housing is open to all persons regardless of race, creed,
national origin, ancestry, religion,- marital status, or gender. In. addition,
the Planning Commission and. Council shall consider the following factors in
determining whether the relocation housing-is comparable:
P-8503
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(a) Whether the housing is provided with facilities equivalent
to that provided by the landlord in the dwelling unit in which the tenant
then . resides in regard to each of the following: 1) apartment size,
including number of rooms; 2) rent range; 3) major kitchen and bathroom
facilities; . 4) special facilities for the handicapped, infirmed or senior
citizens; 5) willingness to accept families with children;
..(b) Whether the housing is located in an area not less. desirable
than the area in which the tenant then resides in regard to 1) accessibility
to the tenants' place of employment; 2) accessibility to community and
commercial facilities; 3) accessibility to schools; and 4) accessibility
to transportation.
A unit is not comparable if it is located in a building for which a notice
of intent to convert has been given, pursuant to subsection C-2-a of this
section, except .where the rental units of the building will not be offered
for sale as condominium units within two years.
This complex "represents a unique and needed rental housing resource in
the community plan area" since no comparable complex with four and five
bedroom units with rent ranges of from $106 to $223 is presently available.
This has also caused a large percentage of low and moderate income tenants
to locate in this complex which has created a situation that makes this a
valuable rental resource in the community. "The Council shall not approve
a special permit.oursuant to this section where it finds the apartment
buildin g or residential complex proposed for conversion represents a unique
rental housing resource in the City or in the neighborhood.
and
Takimq : 1-ta consideration such factors as the need for a balanced rentalsupPly, current rental rates, the unavailability of comparable
owner ,
housin . .nd extraordinary tenant displacement problems which would result
from c:-..-:ersion, in spite of the relocation assistance and mitigation
measurc-s offered by the applicant." Section 28 C-76•(b).
Although the applicant has offered plans for low and moderate income tenants
to enter the housing market and the renovation plan will enhance the livin g .
environment of the complex, this should not be a major consideration in
determining whether this complex should be converted to condominiums. The
primary consideration should be to evaluate whether the applicant can
successfully mitigate the concerns over relocation problems and whether the
plan can successfully provide affordable home-ownership opportunities to
these tenants.
If the Commission does, however, decide to approve the conversion of this
project, it would be advisable to .allow staff time to prepare a list of
conditions that would be necessary in an effort*to address the mitigating
concerns as much as possible.

P-8503
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-6Comments and conditions from other departments;
• Fire Department
1.
2.

Requires two-hour:fircwalls to comply with .code.
Requires installation of smoke detectors.

Water and Sewer Division
Requires separate shutoff valves for water lines at each building
and inside each unit.

Traffic Engineering
Requires driveways to be reconstructed to comply with code
existing at time of original construction.
Building Inspection
1.
2.
3.
4.

5.
6.
7,

Roofs should be replaced in near future.
Heating and air conditioning units should be replaced in near
future.
All condensate drains are currently combined into a Single piping
system on each building. These drains should be separated and
provided with individual termination points.
The water heater flues on the common boilers do not 'terminate a
minimum of five feet above the draft hood as required by code.
It is also recommended that these units be housed in a shed with
closeable doors. They are currently exposed to the elements.
There are no ground fault protected receptacles within the complex
except in prototypical model and at the swimming pool.
There are no outdoor electrical receptacles at the rear yard location
of each apartment as required by Code.
All electrical receptacles and switches that are worn out should be
replaced.
Each unit is served with a 70'ampere service which would be inadequate
if clothes dryers or heat pumps were installed.

P- 8503
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-7STAFF RECOMMENDATION

Sta64 accommends deniat o4 spetiat pcamit to co.nveat 775 apaatmcnt units
to 175 condominium units based on thc liottowing tiindings.

Findings

o6

Fact

1. The paoposed conveAsipn is not consistent with the Geneaat Han and
Housing Etement as A.equiaed by Section 28 - C - 6 - a: (i)-o6.the Compaehensive

Zoning Oadinance.
a.

This conveasion woutd woasen the existing unbaZance a4 acntat. and
owneaship housing in this community as shown by the LOW vacancy
'Late c)4 4.6.

b.

Tenant disZocation woutd OCCUA and insu66icient mitigating measuaes
have been ptovided by the appticant.
and building
standaads contained in the - Compaehensive Zoning Oadinance and the
City Suitcling Code.

C. This paoject does not me'et the appZicabte devetopment

2. The vacancy /Late o4 the South Natoma4 Community Ptan atea i4 4.6%
which is tess than the Aequiaed minimum ci4 5%, Section 28-C-6-a
a.

The/Le LA cualLentty an unheatthy vacancy Aate in this community
and this conveasion wite. okay exaceabate this situation.

b.

The conveasion wLLL cteate an advease impact on the total. avaiZabte
1Lentat stotk.
(i) a vacancy nate o6 4.6% . indicates that the suppty 64 aentat.
hou4in9 is not adequate to meet the demand 4o4 this type ()4 hou4in2.

c.

The appticant 11.a6 pitopo4ed no mgating measuaes to addaess the
impact that this paoject would have on the housing stock in the aaea.

3. CompatabZe aept.acement housing i6 not avaitabte.
a.. The appticant has not success6utty paoposed measuaes which wowed
(Section 28-C-6-a (iii).
mitigate tenant disptacement.
(L) it has been deteamined that uncle& the appticant's p.ean at
Least 60 househoZds wout.d not be coveted.
1Y. Most o4 these tenants aae taage •6amities with tow oft modeaate
incomes, as deteamined . by HD. These (toa.oeiioLd w.41U ae.quiae
aep.eacement units with thaee on mme. bedkoom6 at a paice which
i6 aatioadabZe.
4. The appticant has not comptied with atZ the sections o4 the Compaehensive Zoning Oadinance peataining to condominium conveasions, that
netate to the appZicaction Paoceduae. Subsection C-6-a. (iv).
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ow

The appticant has hot pxovided each quati6ied tenant with a kepokt
on the avaitabitity.o6 keptacement housing as kequiked by
Subsection C - 1 - (i).
5

This pkoposed conveksion does not compty with att devetopment standakds
as set 6okth in Section. 28-C-3 06 the Zoning Okdinance. Section 28-C6-a . (v).
a.

Sepakate watek shuto64 vatves axe not

paovided.

b. - The sound tkansmission tevets do not meet the tequited minimum a4
pkesctibed in the Uni6oam J3uitding Code.
c.

d.

Two houk iiikewatts ake not paovided as xequiked and theke ake no
each unit.
*smoke detectok4

The appticant has made no indication'in the apptication that these
kequikement4 witt . be met.

6. Since this comptex "kepkesenth a unique and needed tentat housing
kesoukce in the community" it L. not 4-uitabte 60E. conveksion.
(Section 28-C-6-(b).)
a.

This conveksion would distukb the batance
4uppty because 06 the Low vacancy kate.

b.

COmpaxabte housing is not avaitabte 6on the tenants in this ptoject.

06

nentat-ownek housing

c. .Extxaokdinaky tenant disptacement would occua L6 this pkoject
wene convekted becau4e at Zeast 60 hou,sehoLd4 ake not pkovided
undek the appticant's pLan.
d-

P-8053

The majokity o6 these tenants axe speciat categoky tenants and
need this kentat housing kesoukce.
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•City Council
Sacf,amento, California
Honorable Members in Session:
SUBJECT:

1. Rezoning from SC to R-3-R
2. Tentative Map (P-8503)

LOCATION: Northwest corner of Northview Drive and Garden Highway
SUMMARY
This is a request for entitlements necessary to convert an existing
175 unit apartment complex into 175 condominium units. The Planning
staff and Planning Commission recommended approval of the project
subject to conditions.
BACKGROUND
This project was first presented to the Planning Commission in March,
1979. There were concerns expressed by staff and the Commission regarding the social Problems that this project and any other future condominium conversions would have on tenants and other people who cannot
afford to purchase residential units. The concerns were primarily with
the affordability of a condominium unit versus a rental, cost of relocation of tenants, and the depletion of rental . units. In view of these
concerns, the project was continued and the Planning Commission directed
staff to transmit a request to the City Council to consider a moritorium
on condominium conversions.
Subsequent to the continuance, the applicant prepared a proposal which
addresses some of the social concerns that were discussed. Generally,
the proposal offers the sale of forty percent of the units at a lower
interest rate. The applicant indicated that they would carry their own
financing and it could be as low as four percent. This will depend on

City Council
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the income of each . 410meowner; :The balance of the units would be sold
under financing ficiw .avdiiable in the market including the FHA 245 program (Graduated.PaYment Mortgage). The proposal essentially gives the
existing tenants an opportunity to purchase a unit at ,a cost that would
be lower than other condominiums or ownership properties.
The proposal also included C.C.. g R.'s (Covenants, Conditions, and Restrictions) which set forth the homeowners agreements, maintenance agreements,
architectural controls, and owner obligations. These regulations are
designed to assure maintenance of the complex.
The proposal satisfied the Commission with regard to this proposal,
however, they still expressed concerns for other future conversion projects that will have the same social effects. The Commission recommended
that the applicant's financing proposal and C.C.&R.'s be incorporated
as part of the project.
VOTE OF COMMISSION
On August 9, 1979, the Commission, by a vote of nine ayes, recommended
approval of the project. subject to conditions.
RECOMMENDATION .
The staff and Planning Commission recommend approval of the requests
subject to conditions listed in the tentative map resolution. This can
be accomplished by adopting the attached rezoning ordinance and tentative map resolution.
.
tfully'submitted,
1 ,

Ethan Browning, Jr.
Plannlpg Director
FOR TRANSMITTAL TO COUNCIL:

Lc) .9..14.4.. g . 5

a/Walter

J. Slipe, City Manager

EBj:HY:jm
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September 11, 1979
District No. 1

STAFF REPORT AMENDED 8-9-79

.

CITY PLANNING COMMISSION
915 "I" STREET - SACRAMENTO, CALIFORNIA 95814
F StLeet„._.5acramcnto, CA
.Auerican River Investor -*ZOO Bi_shola_5t—,..5te.8083han_o1ulu, HI
OWNER
.
PLANS BY. Saink_Umilota_t_i_om - 720 F Street, Sacramento, CA
FILING DATE

Exempt
APPLICATION:

50 DAY CPC ACTION DATE

15101(k) EIR

Assssotz's PCL. NO.

REPORT BY R fl:s g

274-110-32

1.

Environmental Determination

2.

Rezone from SC Shopping Center to R-3 Multiple Family
zone

3.

Tentative Map

LOCATION: Northwest corner of Northview Drive and Garden Highway
The applicant is requesting the necessary entitlements in order
PROPOSAL:
to convert 175 existing apartments on 12 acres into 175 condominiums.
PROJECT INFORMATION:
1974 General Plan Designation:
Residential
1978 South Natomas Community
Residential; 22 . 29 Units/Ac.
Plan Designation:
175 Apartments'
Existing Land Use of Site:
Existing Zoning of Site:
SC
Surrounding Land Use and Zoning:
North:
Commercial; SC
South:
Vacant; C-2
East:
Apartment; SC
Vacant and Residential; .R-3
West:
12.3+ Ac.
Area:
Irregular in Shape
Property Dimensions:
14.2 Units/Acre
Density of Development:
Flat
Topography:
Existing
Street Improvements:
Existing
Existing Utilities:
North Sacramento School District
School District:.
On February 7, 1979 the ComSUBDIVISION REVIEW COMMITTEE RECOMMENDATION:
mittee recommended approval of the tentative map by a vote'of seven ayes,
one abstension and one absent, subject to the following conditions:
a.

Applicant shall dedicate a 45 foot half section for Garden Highway
and dedicate slope _easements, subject to the review and approval
of the City Engineer:

b.

Applicant shall provide for each unit separate service facilities
for water, gas, electricity and sewage disposal prior to the recordation of the final map (as per Section 2-H-11 of the City of
Sacramento Zoning Ordinance),

•
c.

Applicant shall construct all units to meet the current requirements
of the Sacramento City Code, and any state law, applicable to such
units, prior to the recordation of the final map(as per Section
2-H-11 of the City of Sacramento Zoning Ordinance).
(over)
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d.

Applicant shall provide an ownership organization, responsible for
the.care and maintenance of the project, prior to the recordation
of the final map . (as per Section 2-H-11 of the City of Sacramento
Zoning Ordinance).

STAFF EVALUATION:

Staff has the following comments regarding the proposal:

1.

The site is completely developed and surrounding property is relatively undeveloped, with the exception of the City park north of
The site fronts on three streets and is restricted to
the site.
the east by a 200 foot transmission right-of-way. The complex
has a recreation room, swimming pool and two tennis courts.

2.

Staff has the following comments in regard to the existing development:
a.

The site is sparsely :landscaped with trees, low shrubs and
The landscaping on the site should be increased with
lawn.
more trees, shrubs and undulating berms; this will help
buffer the existing units from the street. Staff suggests
that a detailed landscape plan be provided and new trees•
and shrubs be planted, prior to recordation of the final
ma p.

b.

The complex does not have any specific area or enclosures
Presently the trash dispensers
. for the trash, dispensers.
Staff suggests .. .
' are located throughout the parking lots.
that the applicant construct enclosures for these containers.
The design of these enclosures should be subject to the
review and approval of the Planning Director.
•

3. According to the City of Sacramento Zoning Ordinance Section 2-H-11
in regard to condominium conversions a condominium permit shall
be issued by the City Planning Director when it appears to his.
satisfaction that the applicant has met the following requirements:
a.

Number of Units - At least four individual dwelling units
must be included within the proposed sale'.

b.

Parking - Notwithstanding the provisions of Section 6-A-1 of
this Ordinance, off-street parking shall be provided at a
ratio of not less than one parking space per dwelling unit.
The dimensions, location and use of such parking shall be
subject to provisions of Section 6 of this Ordinance.

c.

Utilities - Each unit shall have separate service facilities
The
for water, gas, 'electricity and sewage disposal.
Director of the Division of Building Inspections shall certify
that such individual utility service facilities exist and •
meet all the requirements of the Sacramento City Code or
any applicable state law.

d.

Building Inspection - All units shall be inspected by the
Division of Building Inspections, and the Director of the
Division shall certify that each unit meets all current
requirements of the Sacramento City Code and any state law
applicable to such units. .

P-8503
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e.

Ownership Organization Documentary evidence indicating
that an organization responsible for the care and maintenance
of any commol area or structure in the project has been
duly organized and is currently existing, and is bound by
law to properly maintain such common areas and structures
shall be submitted.

Staff believes that the condominium ordinance provides for the physical
needs and requirements of a condominium project, but staff has concern
that the social problems of a condominium conversion project need to be
The
reviewed and discussed with this and every conversion project.
following are concerns that staff has in regard to this conversion:
1.

The knowledge of the current tenants in re g ard to the apartment
conversion being proposed by the owners. The applicant has indicated that the tenants have not been informed of this proposal.

2.

Relocation of the 175 families into other housing units while the
existing apartments are being brought up to the standard of condominiums as required by the Zoning Ordinance.

3.

The burden and expense of moving tenants % to replacement housing.

4.

The applicant has indicated that the price of the proposed units
Staff has concern if this
will be between $35,000 to $50,000.
price range is within the buying range of low and middle income
families.

5.

The need to convert these units to condominums; there are proposals
Staff's concern
for condominiums throughout the Natomas area.
is in regard to removing 175 existing apartments from the
rental market. The Sacramento Housing and Redevelopment Agency
has indicated that the vacancy rate for . the Sacramento area is
between 5 to 6 percent, which is considered a healthy vacancy
No specific vacancy rates are available for this area,
rate.
therefore the City-wide rate may not be indicative of this area.
Recognizing the rental market available, it appears this area
does not have a substantial amount of available apartments.

6.

The State Map Act requires that the owners notify the tenants of
the proposed condominium project and that the tenants be given a
120 day written notice of intention of the owners to convert.
This shall take place prior to termination of tenancy due to the
The State Map Act also requires
conversion or proposed conversion.
the owner to give the tenants 60 days from the date of issuance
of the subdivision public report the exclusive right to contract
for the purchase of their respective units. The staff would
suggest that, prior to this project being heard by the City
Council, the applicant shall notify each tenant of the apartment
complex by individual mail what this project entails and that it
The
will be reviewed in public hearing by the City Council.
notice shall indicate the rezoning and explanation of the condoThe tenants should be encouraged to
minium conversion proposal.
This notice shall be delivered
attend the City Council meeting.
at least five days prior , to the Council _hearing.
Item .eF
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The applicant is requesting a rezoning from Sc to R-3.
Under the
Zoning Ordinance, condominiums are not allowed in the SC zone.
The applicant's rezoning request is consistent with the General
Plan and South Natomas Community Plan.
The site is developed
with only 14.2 units/acre and the community plan designates the
site for 22 to 29 d.u./acre.
Staff has concern in rezoning the
site to R-3 because this could allow the applicant to increase
his density to 29 units per acre.
Staff would recommend that the
site be rezoned to R-2B-R, which would allow up to 21.78 d.u./acre,
but this zoning would not be consistent with the adopted community plan. Staff, therefore, recommends that the site be zoned
R-3-R, which will be consistent with the plan and the "R" will
allow the Planning Commission review of any proposed expansions.

STAFF RECOMMENDATION:
1.

The Environmental Determination be ratifed.

2.

The Rezoning be approved to R-3-R, subject to the following
suggested condition:

•

Applicant shall verify to the City Planning Director
that all tenants in the apartment have received notice
five days prior to the City Council meeting per staff's
suggestion.
*3•

The Tentative Map be approved, subject to the following conditions:
a. Applicant shall dedicate a 45 foot half section for Garden
Highway and dedicate slope easements, subject to the
review and approval of the City Engineer.
b.. Applicant shall provide for •each unit separate service facilities for water, gas, electricity and sewage disposal prior
to the recordation of the final map (as per Section 2-11-11
of the City of Sacramento Zoning Ordinance).
c. Applicant shall construct all units to meet the current
requirements of the Sacramento. City Code and any state
law applicable to such units prior to the recordation of
the final map (as per Section 2-H-11 of the City of Sacramento Zoning Ordinance).
d

Applicant shall provide an ownership organization, responsible for the care and maintenance of the project, prior to
the recordation of the final map (as per Section 2-H-11 of
the City of Sacramento Zoning Ordinance).CPC.added....and CC .& R's.
The applicant shall plant a variety of trees (5 gal., 10 gal.,
and 15 gal. size), shrubs and provide undulating berms along
the three streets.
The landscaping shall be increased by
a minimum of 50%. The revised landscape plan is subject to
the review and approval of the City Planning Director prior
to approving the final map.

f The applicant shall provide trash enclosures for each trash
container, the design and location is subject to the review
and approval of the Planning Director.
*See page 5
Item 6-P-350-3
May 24-7-1111—
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*The Planning Commission added:
g.

Planning Commission approval based.on applicant's submitted financing
D.
information and CC & R's per attached exhibit A, B, C

h.

Planning Commission amended page 3 of exhibit D, Article III, Paragraph 1
to read 40% in lieu of "(one-half)".
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SACRAMENTO CITY COUNCIL
PUBLIC NOTICE
Notice is hereby given that the Sacramento City Council has continued
the following project from October 21, 1980 to October 28, 1980,
because several members of the Council will not be present on the 21st
meeting date. The meeting will now be held on October 28, 1980 at
7:30 p.m. in the Council Chamber of City Hall, second floor, 915 I
Street, Sacramento, California. If you have any questions regarding
this item, please contact Sharon Caudle at the City Planning Department,
725 J Street, Sacramento, or phone 449-5381. The project scheduled is:
P-8503 Rezone 12+ acres from Shopping-Commercial SC to Light Density
Multiple Family R-3 or more restrictive zoning.
Tentative Map to divide one parcel with 175-unit apartment
complex, known as Hacienda Northgate, into 175 condominium
lots and one common lot, to be known as American River Village
Condominiums.
Special Permit to convert 175 apartment units to 175 condominium units.
Loca on. Northwest corner of Northview Drive and Garden
Highway. APN: 274-110-32

SACRAMENTO CITY COUNCIL

By: Lorraine Magana
City Clerk

FEA0
By the City Council
Office of the City Cleft
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REYNEN & BARDIS
8925 FOLSOM BLVD.. SUITE N
SACRAMENTO. CALIFORNIA 95826
JOHN D. REYNEN
CHR1STO D. BARD'S

"-r-^

1.1'cu .

• R i C E

'3

1,-.77
366-3665
AREA CODE 916

October 23, 1980

Marty Van Duyn
City Planning Dept.
725 "J" Street
Sacramento, CA. 95814
Dear Mr. Van Duyn:
On Thursday, October 9th, I appeared before the Planning
Commission regarding the scondominium conversion of American
River Village. At that time, various accusations were made
regarding rental increases and evictions. I agreed to report
my findings to the Planning Department prior to the City
Council meeting on October 28, 1980.
From the preliminary investigation I have learned the following: The last rental increase was on November 1, 1979. At
that time rents were increased on the 3-bedroom units from $175
to $188.50; the 4-bedroom units were increased from $195.00
to $208.50; and the 5-bedroom units were increased from $210
to $223.50. Since that time there has been no rental increases
on existing tenants. We have re-rented units as of April 30,
1980, for $50.00 more per month than the above rents. Again,
to the best of our knowledge, there has been no rental increases
on any existina tenants since November 1, 1979.
Regarding allegations of evictions, there has been 4 tenants
evicted for nuisance since March 1979. All other notices and
evictions were for non-payment of rent. There has only been 4
unlawful detainers for non-payment of rent since January 1, 1980.
Two of those unlawful detainers were filed June 9, 1980 and two
on August 12, 1980. There has been no evictions since August.
Again, I wish to reiterate that all evictions are minimal as they
seem to have been for nuisance and.non-payment of rent. The
vacancies that have occurred are a result of the normal migration of tenants to other'units, as well as buying homes.
I am enclosing for your review a letter written on April 30,
1980, regarding rental increases as they relate to re-rents only,
as well as a letter addressed to Councilman Roberts regardin g an
eviction, and also a letter from the Federal Housing Administration authotizing our increase in rents as of November 1, 1979.
I hope that this information will put your mind at ease
regarding any improper acts that alledgely had taken place. Unfortunately, at all hearings, unfounded and improper allegations
are put forth. I would anticipate s that this too would take place
on October 28th at the City Council hearing.
Very truly yours,

Christ() D. Bardis

laRT SAC%E1,79

co

ROPERTY MANAGEMENT
REAL ESTATE INVESTMENTS

April 30, 1980

Ms. Lillianne Ludden, Manager
American River Village
2231 Northview Drive
Sacramento, California 95833
RE: Rent Increase

Dear Lillianne:
Effective today, April 30, 1980, we would like to
increase the rents on each type of apartment in the amount
of $50.00. This increase is for'rerent only.
As in the past, tenant ci-iteria is the same, (31A
times the monthly income and no more than two children). .
If you have any questions, please let me know.
Thank you.
Regards,

LLF/cam

• _r-RTY MANAGEMENT
,L ESTATE INVESTMENTS

November'', 1979

Mr. John Roberts
Councilman, District 1
915 I Street
Sacramento, CA 95814
RE: Mr. and Mrs. El Sineitti
. Dear Mr. Roberts:
Per your request to Mr. Bardis regarding the eviction of
the above tenants at American River Village, I am pleased to
provide you with the background information.
The basic problem has been their teenage son and his car.
Prior to issuing a written 30-day notice to the El Sineitti's,
the resident managers had talked with the son and mother on
numerous occasions. Each conversation was met with resistence
b y the son. The mother seemed to understand, but could not
impress upon her son the problem he was creating.
The offense has been the parking of his car in no parking
areas which are clearly designated by signs. All of the no
parking areas are "fire zone" areas which the Fire Department
has desi g nated. The car was also parked on the grass which
created a gardening problem. The son has been quoted as saying
"I'll get yours" and "I'll have somebody get you" when the
security guard and resident manager have talked with him. On
July 17, 1979, 9:30 P.M., he further threatened the security guard
that "he was going to put his lights out". His car was in the
process of being torn down and was blocking the drive.
On August 7, 1979, the property manager, Linda Flood, met
with Mrs. El Siheitti regarding the fact she was not controlling
her son's behaviour.. Mrs. El Sineitti felt it was the fault of
our American school system that her, son was belligerent. Mrs.
Flood explained that with 175 apartments, rules would have to
be followed and if she couldn't control her son, she would be
asked to move or find another residence for her son. The problem
continued and a 30-day notice was issued Se p tember 1, 1979.
As recently as October 19, 1979, the son was seen working on
a silver car in the driveway. Nothing was said at this time as
they will be leaving soon.

7700 Colle g e Town Dr.. Suite 215 • Sacramento. California 95826 • (916) 381-5065

Councilman John Roberts,
November 1, 1979

am entiosing a copy of the house rules-that each tenant
has received. You will note that items 3 and 16 clearly cover
this issue of parking_ I- am sure youcan understand our desire
to keep an orderly com p lex, and the necessity for such rules and
regulations. We, in turn, have theres ponsibility to protect
the tenants. The Fire DeuartMent also plays a key role in
determining some of oilir strictness - regarding parking in the
dangers involved with noncompliance.
driveways and
If I:can be of further assistance,;please- let me know.
Sincerely.,

Gary W. Sackett
GS: if.
Enclosures
CC: M. Christo Bardis
Resident Manager
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IN REPLY REFER TO:

9.8FTML
Hirsch/440-2251

Gary Sackett, Inc.
7700 College Town Dr., Suite 215
Sacramento, CA 95826
Gentlemen:
Subject: American River Village
Project No. 136-35)124
Reference is made to your application dated September 20, 1979,
for an increase in maximum permissible rents for the subject project.
We have reviewed this matter and based upon demonstrated increases
in operating expenses, are able to approve your request to Change
the gross potential annual rental income to $433,650 effective
November 1, 1979. This date will allow you sufficient time to
give each tenant the required 30-day notice of the new effective
rental rates in accordance with state laws and the terms of the
rental agreement.
We have also reviewed the HUD Form 92458, Rental Schedule and Information on Rental Projects and have found it to be satisfactory.
Attached is a copy for your records.
Please be advised that all other previously approved rental schedules
are rescinded.
Sincerely,
\).,

///

if
-

Mlchael P.Alulicklleputy Supervisor
Housing Management
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October 28, 1980
Honorable Philip Eisenberg
Mayor, City of Sacramento
At the request of the City Planning Department Dr. Raymond Porter, Executive
Director of the California Condominium Council reviewed the documents of the
proposed Americna River Village Condomiums. In addition, Mr. William Crawford,
owner of a local condominium management firm (Creative Management), reviewed the
budget proposed for the association. Dr. Porter and Mr. Crawford made an on-site
inspection of the premises. Their comments and recommendations were provided to
Ms. Sharon Caudle of the Planning Department in two letters totalling 6 pages.
The highlights of their findings and my own additional comments follow:
Articles of Incorporation
I. In the event of dissolution, the assets would be distributed to a charitable type of institution. Instead, they should be distributed to the
homeowners.
Declaration of Restrictions (CC&Rs)
1. A provision is needed permitting the Board of Directors to increase the
assessment up to 20% each year without approval of the homeowners.
2. Authority is needed to control parking, vehicles and animals.
3. Architectural Review and Appeal committees should be provided.
4. The Board should be able to levy fines of up to &75 with the owners having
the right to appeal.
5. An independent audit of the financial records should be required annually.
6. Provision is needed for the assessment of a late charge, interest and
collection costs including reasonable attorney's fees for delinquent dues.
7. Special individual assessments should be provided to recover fines and
special costs allocable to the individual unit owner.
8. Reserves for future maintenance should not be used for current operating
expenses.
9. Proceeds from blanket insurance should be paid to the Association to
ensure that rebuilding of damaged units occurs.
By-Laws
1. The by-laws should be an aide to ensure that the association operates
in conformity with the law. Many provisions of the recently enacted
Mutual Benefit Corporation Law should be incorporated into these by-laws.
For example: A special meeting of the membership may be called by 5% of
the members; annual reports are required to be given and/or made available
to the homeowners; specific things must be included in meeting notices
and proxies to ensure their validity.
2. The Board should have the right to cancel a management contract without
cause with 60 days notice.
3. Any Director missing 3 consecutive meetings without cause may be removed.

Honorable Philip Eisenberg
October 28, 1980
Page 2

4. The requirement for changing the by-laws should be reduced to 51%
or more of a quorum.
Budget:
1.

2.
3.

4.

The reserve requirements should be fully computed based on estimated life
and a reasonable projection of replacement costs. The $9 per unit per month
is inadequate to meet the needs of a replacement schedule based upon the
Property Report.
Gardening is budgeted at $5.08 per unit per month but so much green area
will require $12 to $14 per unit.
The Engineer's report that the complex needs re-roofing and painting and
the paved areas need re-paving indicates a grossly inaccurate reserve commitment.
Provision should be made for the $200 Franchise Tax.

The CC&Rs provide for 175 units; each owing 1/175th of the complex. The budget
provides for a three stage development or conversion, apparently with the developer
retaining control of 42 rental units. No clear provision is made for the developer/
landlord to pay its share of the common area costs associated with its 42-units.
Furthermore, provision should also be made which requires that the developer pay
the assessments on all unsold units.
The lack of adequate reserves is the greatest single concern because the new
association will be starting in a very deep hole. The amount necessary to make
needed repairs and replacements should be placed in the reserve account by the
developer; the amount should be budgeted; or, the amount which will be needed as
special assessments be quoted to prospective buyers.
Respectfully,

0/

eill3d1;7.
aricki
re

R. D. Peters,
President, SACA

CITY OF SACRAMENTO

OFFICE OF THE CITY CLERK
915 I STREET
CM' HALL ROOM 308

LORRAINE MAGANA
Cirt CLERK

SACRAMENTO, CALIFORNIA 95814
TELEPHONE (916) 449-5425

November 6, 1980
Christo Bardis
American River Village
2001 "H" Street
Sacramento, CA 95814
Dear Mr. Bardis:
On October 28, 1980, the City Council approved the following for
property located at the northwest corner of Northvies Drive and
Garden Highway (P-8503):
A. Adopted Ordinance NO. 4436 rezoning from SC to R-3-R
B. Adopted Resolution 80716 adopting Findings of Fact as amended
approving a Tentative Map to divide 175 apartments into 175
condominiums.
C. Adopted Findings .of Fact as amended approving a Special
- Permit to convert 175-apartment unit complex known as
Hacienda Northgate into 175 condominium lots and one
common lot, to be known as American River Village
Condominiums.
For your records, we are encloSing a certified copy of the above
referenced Ordinance and Resolution.
Sincerely,

LM/mm/43
Encl.
cc: Planning. Department
City Attorney
City Engineer
P-8503 Mailing List (30)
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LORRAINE MAGANA
CITY CLERK

SACRAMENTO, CALIFORNIA 95814
TELEPHONE (918) 449-5428

November 6, 1980

Christo Bardis American River Village
2001 'H". Street
Sacramento, CA 95814
Dear Mr. Bardis:
On October 28, 1980, the City Council approved the following for
property located at the northwest corner of Northvies Drive and
Garden Highway (P-8503):
A.

Adopted Ordinance No. 4436 rezoning from.SC to.R-3-R Zone;

B.

Adopted Resolution 80-716 adopting Findings of Fact as amended
approving a Tentative Map to divide 175 apartments into 175
condominiums.

C.

Adopted Findings of Fact as amended approving a Special
Permit to convert 175-apartment unit complex known as
Hacienda Northgate into 175 condominium .lots and one
common lot, to be known as American River Village
Condominiums.

For your records, we are enclosing a certified copy of the above
referenced Ordinance and Resolution.
Sincerely,
C.

raine gana
ty Clerk

LM/mm/43
End.
cc: Planning Department
City. Attorney
City Engineer
P-8503 Mailing List (30)

RESOLUTION NC).

80-716

Adopted by The Sacramento City Council on date of
OCTOBER 28, 1980

ADOPTING FINDINGS OF FACT,- APPROVING A REQUEST
FOR-TENTATIVE MAP FOR-AMERICAN RIVER VILLAGE
CONDOMINIUMS (APN: 274-110-32) (P-8503)

WHEREAS, the Planning Commission has submitted to the City Council its
report and recommendations concerning the request for a tentative map
for American River Village Condominiums located at-the northwest corner
of Northview Drive and Garden Highway
(hereinafter referred to as the proposed subdivision).
WHEREAS, the Council of the City of Sacramento, based on testimony
submitted at a public hearing conducted on October 28, 1980, hereby
finds and determines as follows:
A.

The proposed subdivision, together with the provisions for its
design and improvement, is consistent with the City General Plan
and the South Natomas •
Community Plan in that both plans
designated the subject site for residentialuses. Also, any required
improvements are to be designed and constructed within the provisions
of the Subdivision Regulations which, by Section '40.102 of said
regulations, is designated as a Specific Plan of the City of
Sacramento.

B.

The site is physically suitable for the type and proposed density
of development in that the subject site is flat with no significant
erosional, soil expansion or other similar problems.

C.

The design of the subdivision or proposed improvements are not
likely to cause substantial environmental damage, and will not
substantially and avoidably injure fish or wildlife or their
habitat. The proposed project has been reviewed and assessed
by the Environmental Coordinator, who has filed a Negative Declaration
with the City Clerk. By virtue of the Negative Declaration, the
proposed project will not cause individual or cumulative adverse
effects on the natural and social-physical environment nor substantially and avoidably injure fish, wildlife or their habitat.

D.

The design of the subdivision or the type of improvements are not
likely to cause serious public health proble: q s in that community
water and sewer systems exist at the site. The site is not within
an established floodplain or over a known seismic fault.

E.

The design of the subdivision or the type of improvements will not
conflict with easements acquired by the public for access through,
or use of, the property within the proposed subdivision, in that
there are no access easements for use by the public at large on
the subject site.

F.

The discharge of waste from the proposed subdivision into the
community sewer System servicing the proposed subdivision will
not result in oradd to a violation-of the T•/,=. ste discharge re q uirements applicable to said sewer system which were prescribed by the
California Regional Water Quality Control Board, Central Valley
Region, in that the existing County of Sacramento treatment plants
have a design capacity for which the discharge from the proposed
project will not create a condition exceeding the design capacity.
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G.

The design of the proposed subdivision provides, to the extent
feasible, for future passive or natural heating or cooling
opportunities in the proposed subdivision, taking into consideration the local climate, the contour and configuration of the
parcel to be divided, and such other design and improvement
requirements applicable to the proposed subdivision.

H.

The proposed subdivision of exisitng multiple family dwellings
into condominiums in within the South Natomas
community plan area and the average annual vacancy rate for this
area at the time of approval exceeds five percent.

I. An adequate relocation plan providing for relocation of tenants
in the proposed conversion of this multiple family residential
building(s) into condominiums has been provided in accordance
with the Comprehensive Zoning Ordinance.
J.

The proposed conv . .!rsion-of this multiple family residential
project to condominiums makes available ownership or long term
lease opportunities to qualified and eligible tenants of low and
moderate income.

K.

The proposed conversion of this multiple family residential
project does or will be required by condition to comply with all
applicable development and building standards contained in the
Comprehensive Zoning Ordinance and the City Building Code.

NOW, THEREFORE, BE IT RESOLVED by the Council of the City of Sacramento
as follows:
A.

The Negative Declaration be ratified;

B.

The Tentative Map be approved subject to the following conditions:
1.

The applicant shall dedicate a 45-foot half section for Garden
Highway and dedicate slope easements, subject to the review and
approval of the City Engineer.

2.

Two-hour fire walls and smoke detectors to be provided in each
unit.

3.

Sound transmission levels be improved to meet required Zoning
Ordinance standards.

4.

Water shut-off valves to be provided at each building and in
each unit.

5.

Driveway entrances be rebuilt to meet code existing at time
•
of original construction.

6.

Water heater flues be corrected to meet required code. They
presently do not terminate a minimum of five feet above the
draft hood as required. Water heaters should also be enclosed
in a shed with a closable door. •

7.

Condensate drains on air conditioners should be separated.

8.

New heat and air conditioning systems shall be installed.
The existing system is ten years old and must be replaced •
shortly as determined during an inspection by the Building
Inspection Division and the engineer's repOrt in the property.
report.
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Reroofing required of all buildings. Present roofs are in
poor condition and need replacement as determined by
inspection of the Building Inspection Division and the
engineer's report included in property report.

10.

Patch and seal coat paved areas. Parking areas and driveways are deteriorating in places due to oil and gasoline
spillage.

11.

Installation of outdoor electrical receptacles at rear yard
location of each apartment. Replace worn out electrical
receptacles and switches.

12.

The site landscaping is deficient and the applicant shall
provide landscape plan for staff review and approval prior
to recordation of the final map.
Applicant shall either install all landscaping per
approved plan prior to final map recordation or bond
for its completion.

13.

The aPplicant,shall provide replacement housing options in the
form of lease, ownership, or comparable replacement housing
opportunities to existing tenants as required in special permit
approved conditions (P-8503). Assurances of compliance with such
conditions or City approved alternates, meeting the intent of
of the City Zoning Ordinance, shall be provided prior to final
map approval.

PHILLIP L. ISENBERG

MAYOR

ATTEST:

APPROVED
MY THE CIT .?' COUNCIL
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