RESOLUTION NO. 83-06rj-'r'
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
ON DATE OF

January 18, 1983
RESIDENTIAL-OFFICE STUDY AND
IMPLEMENTATION STRATEGY
ALKALI FLAT

BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE
CITY OF SACRAMENTO:
SECTION 1.
The Alkali Flat Residential-Office (R-O)
study attached hereto as Exhibit II is hereby approved;,

SECTION 2.
The zoning categories as shown on Exhibit
I attached hereto are approved in concept pending adoption
of the Alkali Flat Redevelopment Plan and Central City Community Plan after the required public hearing process;
SECTION 3. Staff is hereby directed to analyze and
report back on the impact of non-residential parking lots
in the Medium Density Residential zone;
SECTION 4.
Staff is hereby directed to prepare appropriate Redevelopment Plan and Community Plan amendments to
implement the subject study and Commission and Agency recommendations;
SECTION 5.
The Alkali Flat Implementation Study is
hereby conceptually approved subject to review in the context
of Section 4 above.

ATTEST:
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INTRODUCTION

Any approach to undertaking a review of the R-0 zoned and land use designated areas within the Alkali Flat Redevelopment Area requires a thorough understanding of the area, the market and other forces operating within it, as well
as of the external forces upon the area from the surroundings, particularly the
downtown central business district.
An initial step, a detailed land use study, was undertaken, which was
supplemented by notations of significant (1) private actions, e.g., new construction, rehabiliation; (2) public actions, e.g., special permit and rezoning
decisions, public works projects, public housing and land acquisitions; (3) architectural and historic status; and (4) incidents of suspected arson fires. In
addition, a Project Overview was prepared which is included as the first section
of this report.
Against this background, three working papers were prepared:

1.

The Impact of R-0 Designation on Residential Units for Low and Moderate
Income Families
This identified several factors causing the impact on low and
moderate income residential units:

- Area directly contiguous to the downtown area
- Energy crisis and escape from commuting

- Fashionable appeal to owning a"Victorian"
- Age and condition of structures and costs of rehabilitation
- Proximity to courthouse for lawyers
The impact of these factors was to make office use more attractive
than residential use for the existing residential structures.* This was
accelerated by the investment tax credit for certified historic structures
with the result that an estimated 72 units are, or may be, lost as
housing for low or moderate income families.
* The City Planning Department states that the main reason for recommending the R-0
designation as part of the 1980 plan was to use it in "finge" areas as a buffer or
transition between residential areas and non-residential uses or incompatible environmental factors, i.e., areas impacted by noise or traffic. A second consideration for use of the R-0 designation was that the R-0 implementing zone would
permit residential use without discretionary actions and would subject office
uses to special permit review.
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2.

T_he Impact of Architectural and Historical Designation of Structures on
the Conversion Process
The Preservation Board has designated 45 residential structures (26% of
the total in the Project Area, of which 14 are in the R-0 area (39% of the
residential structures in this area). This certification has fostered the return of the relatively affluent. Architectural and historical designation,
when coupled with substantial tax benefits, has had a significant effect on
the conversion process from residential to office; a trend which is expected
to increase when interest rates decline and financing becomes more available.
The preservation of architectural and historical structures should be integrated into an overall conservation plan to offset its present often counterproductive impact on low and moderate income families.

3.

Actual Office Demand and Availability
The review of office space demand (see Working Paper No.3, Appendix C)
revealed that the Sacramento office market is seriously overbuilt, arid
the downtown vacancy rate is estimated to be at least the reported figure
of 8.3%.

There is not an overwhelming demand for office space in the

downtown area.

This is especially true in the smaller and older office

structures that cannot accommodate major tenants.

The pressure on

Alkali Flat reflects convenience for a small proportion of lawyers,
coupled with the profit motive and an effort to avoid high rents; as
well as an opportunity to obtain a fashionable historic rehabilitated
structure with the attendant tax write-off.
The work undertaken revealed that the public and private activities
since the 1980 plan amendment have seriously compromised the goals of
the redevelopment project as originally defined. For example,

- Goal "0", maximization of private participation and investment.
Through the creation of an R-0 land use designation and zone in the
area, this has worked against
- Goal "C", to provide .

. emphasis on low and moderate income family

and elderly housing; also
ii
"
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- Goal "K", encourage development of office uses in close proximity to
governmental complexes.

By permitting such uses without anything

approaching adequate provisions for off-street parking, this has
developed conditions in direct conflict with
- Goal "N", minimize impact of non-resident use of on-street parking
facilities.

Based upon the research and analysis discussed above, a set of three alternatives were prepared.

These were discussed with the staffs of the Sacramento

Housing and Redevelopment Agency and City Planning Department, and with the Alkali Flat Project Area Committee. The latter entity approved the preferred
Alternative III presented in Section II of this report.
The following recommendations are design to be consistent with and reinforce the project goals by setting forth desireable zoning changes, standards,
and criteria which will foster orderly change in the Project Area. A framework
is provided for a rational transition to office and mixed uses in appropriate
areas, while protecting the integrity of core residential areas.

iii
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SECTION I
PROJECT OVERVIEW
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SECTION I
PROJECT OVERVIEW
The end product of this assignment is to recommend amendments to the Alkali
Flat Redevelopment Plan, rather than the submittal of a final report summarizing
study results.

These recommendations will include:

1.

Whether to amend the Plan, and if so, how; including specific language;
and

2.

Development of criteria for use in decision-making regarding conversion
of residential structures to office use and related land use decisions.

These products must be concise and precise, suitable for inclusion in a
legislative document. This is a forma-t unsuited to a complete exposition of the
issues involved, and the research and analysis underlying the recommendations.
Purpose
The basic purpose of this assignment was to review and recommend amendments
to the Alkali Flat Redevelopment Plan with particular reference to the areas
designated and zoned R-0 (Residential/Office) in order to:
a.

Review the R-0 designation and make recommendations, if deemed necessary,
to implement the goals and policies of the Redevelopment Plan. Such
recommendations shall include, but not be limited to:
(1)

The impact on residential units for low and moderate income
residents of the Project Area;

(2)

The impact of architectural and historical designations of
structures on the conversion process; and

(3)

Actual office demand and availability.

b.

Based on (1), (2), and (3) above, evaluate the R-0 designation as to
appropriate zoning designation (whether the area(s) should remain R-0
or changed to OB, R4-A, or some other category).

c.

Based on the recommendations from (a) above, develop a set of recommended
criteria for use in considering requests for approval of special permits
for the conversion of residential structures to office use, and related
land use decisions. Development of the criteria shall include consideration of the following:
(1)

Standards for parking requirements for residential, office and
mixed use;

(2)

Density standards for residential, office, and mixed use;

-1-
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Minimum lot size requirements for conversion to office;

(4)

Replacement housing and relocation requirements; and

(5)

Other related requirements.

Background
The Alkali Flat Redevelopment Plan, Redevelopment Project No. 6, was
originally adopted by City Ordinance on February 10, 1972, and amended on
August 12, 1980. This update, which culminated a two-year effort concurrent
with the update of the Central City Plan, added a land use designation, R-0
(Residential/Office) in specified areas of the Alkali Flat area. This designation
which exists in the existing zoning ordinances, was applied over areas actually
zoned R4-A (Residential, High Density, Maximum 58 dwelling units per acre).
(See Map 1).
The R-0 zone is a medium density multiple family zone which permits development of office buildings subject to the granting of a special permit by the
Planning Commission and City Council.

The Alkali Flat Redevelopment Plan, in

Sections B-2-b and B-2-c permits rezoning and the modification of development
standards through variance, special permit, and planned unit development
procedures.
In order to understand the genesis of the problem, a brief review of the
R-0 zone is in order. The zone was originally created in the Sacramento zoning
ordinance to provide an alternative economic return to owners to save historic
structures from demolition. It was applied in the Downtown Area extensively, but
was essentially amended out of the 1980 Central City Plan; however, the classification was retained, and there are still some spot R-0 zones in the Downtown Area.
The search for a mechanism to preserve the structures considered as historic
caused this concept to be incorporated into the Alkali Flat Plan update; but
experience with this approach has been to generate numerous requests for special
permits and rezonings to convert residential structures to office use.
These activities led to a Staff Report which was considered at a joint
meeting of the City Planning Commission and Redevelopment Agency on March 18,
1982. This Report presented an overview of what had been occuring in Alkali
Flat following the approval of the Redevelopment Plan in 1980, identified the
major problems associated with the R-0 land use designation and indicated some

of the significant reasons for the conversion pressure and proposed several
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The joint meeting identified two major problems created by the R-0 designation.

First, there was the issue of a lack of criteria in the Redevelopment

Plan specifying conditions or circumstances when it is appropriate to approve
an office project and the number or percent of offices which may be allowed.
Second, the designation has led the private sector to speculate in the Project
Area, assuming the ready availability of rezoning or special permits for office
use.

This, in turn, caused the eviction of mainly low income tenants, and the

boarding up of structures pending attempts to rezone the property for office use.
On the basis of the above, the two Commissions requested a six-month
moratorium on special permits to establish office use in the R-0 areas, during
which period a study would be undertaken to determine specific areas for residential uses and where office uses would be allowed; this was to be followed
by an amendment to the Redevelopment Plan and appropriate zoning. The request
was rejected by the City Council; however, the Redevelopment Agency, with the
concurrence of the Planning Commission, contracted-for this study, directed
towards the purpose and objectives outlined in the beginning of this section.

Methodology
.This review of the R-0 land use designation has been carefully structured
to facilitate decision-making regarding future action to resolve the issues which
have emerged.

This involves (1) identifying impacts and factors operating in

the Project Area; (2) evaluating these impacts and factors as to their effectiveness in achieving the objectives of the Redevelopment Plan; and (3) the
formulation of recommendations and related criteria for future land use decisions.
The investigations and analyses undertaken in this study have involved
many work activities, generally pursued in the sequence outlined below, with
several activities continuing or reiterated:
- Consultation with the staffs of the Redevelopment Agency, the City
Planning Department, and the Project Area Committee, as well as with
the Committee proper plus interviews with selected owners and residents.

- Field trips throughout the Project Area and the surrounding properties.
- Review of all applicable plans, ordinances, reports, memoranda, and other
materials.
- Collection of basic data regarding activities in the Project Area.

-4-
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- Research regarding residential and office markets and market factors,
characteristics of the Area, historic designations and status of specific
buildings.
- Development of evaluation measures designed to reflect the degree to
which the identified impacts achieve the specific project objectives.
- Formulation of recommendations and related criteria for future land use
decisions and proposed amendments to the Redevelopment Plan.
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SECTION II
RECOMMENDATIONS

A.

ALTERNATIVES
1.

Alternative III (Preferred) ( Revised*)
This alternative is designed to maximize the preservation of existing
housing, while allowing the consolidation of areas committed to office or
mixed use (reference Figure 1). (See also Existing Land Use and Zoning
Map 1 in Section I.)

a.

Area 1-- Between D and F Streets, 7th Street to back of lot frontage
along 8th Street
This area is recommended to be rezoned for office use.
The new construction and rehabilitation evident along E Street
west of the frontage along 8th Street in the existing R-0 zones
and designated area has established the character of this section.
In addition, the frontage along 7th Street which faces the railroad
is decidedly incompatible with residential use. This incompatibility
will be intensified by two pending developments: 1) the connector
street between D Street and 7th Street, which will make this a needed
through route and allow redirection of general traffic as well as the
trucks of Crystal Dairy from the residential core; and 2) the proposed
transit and commercial development of the railroad property immediately west of 7th Street and the tracks.
The properties west of the 8th Street frontage between F Street
and the alley immediately north are predominantly residential with
a large number of multi-family (including single person) units, plus
several smaill one- to three-unit structures. This little enclave is
subject to the same influences from 7th Street and the railroad, plus
being directly across from non-residential office and parking uses
which make it also incompatible with residential use. The proximity
of this area to the downtown in general, and the courthouse in
particular, plus being located directly across from the possible

*
This preferred alternative has been revised to reflect City Council policy, especially the rezonings granted on the west side of 8th Street between E and F Streets,
and on F Street between 7th and 8th Streets.

-6-
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Southern Pacific transportation center development makes this a
prime site for inevitable change to office use.

b.

Area 2 -- The west side of the 8th Street frontage between D and
F Streets
This area is recommended to be rezoned for mixed residentialoffice use (R-0).
The new housing construction on the east side of 8th Street
between D and E Streets, the presence of seven architectural or
historic structures along 8th Street, have established the basic
residential character of the entire street. However, the condition
of the existing structures is such that rehabilitation for pure
residential use is generally not cost effective. In addition, the
City Council has indicated that residences close to railroad
tracks is undesireable.

The zoning of this area for mixed resi-

dential-office use would encourage the private rehabilitation of
the structures, while preserving a highly-desireable streetscape.
The vacant properties provide an excellent opportunity for
infill.

It is strongly recommended that the six vacant lots between

D and E Streets be acquired by the Agency for use as sites for public
or private relocation of existing structures displaced from elsewhere in the Project Area as a result of conformance to recommended parking or other standards, or for new construction.

c.

Area 3 -- The F Street frontage between 8th and 9th Streets,
including the east side of 8th Street from F Street north to the
al ey

This block is recommended to be zoned R-O:
There are two substantial multi-family structures-immediately
east of 8th Street; and rehabilitation of the surrounding residential structures will contribute to their retention. In addition,
there is an essential historic structure on 8th which is being rehabilitated; and mixed use should facilitate its completion.

-8-
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The eastern 240 feet along F Strez. contains seven structures
which have been the focus of requests f:,r special permits for office
use under the R-0 designation, three of which have been approved, and
a fourth denied. In view of the unique circumstances in this portion
of the block, particularly its general unsuitability for residential
use (small lots, incompatible uses), and the previous decisions of
the City Council, the R-0 zoning would clarify the status of this
area.
R-0 zoning is recommended for the City-owned former Salvation
Army warehouse, to permit option for this property; future conversion
to office and multi-family housing units; or possible future demolition and construction of new units.
d.

Area 4 -- The south side of F Street between 10th and 11th Streets
These properties, and one additional lot on 10th Street south
of F Street should be changed from R-0 zone to R4-A zone. The two
special permits which have been approved should be considered nonconforming uses in a clearly-defined residential area.
This block is directly opposite one of the most economically
viable sections of the Project Area, containing a concentration of
attractively rehabilitated residential structures; many conventionally
financed.

This fulfills one of the primary goals of the Project. An

increase in office use in this area with attendant aesthetic and
parking problems, will seriously impair the economic and liveability
values which have been created.

e.

Area 5 -- The east side of 10th Street from two lots south of F
Street south to project boundary, including the south side of G
Street to 11th Street
This area should be changed from R-0 zone and R-0 designation to
0-B zone.
The change recommended is to rationalize the new office and
parking facility construction which has already occured in the R-0
zoned area.

The balance of the block on G Street is already in

transition, with most of the area in parking use.

-9-
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f.

Area 6 -- The south side of G Street, between 11th and 12th Streets,
excluding the 12th Street frontage
The R-0 designation should be removed from this area, and the
zoning remain R4-A.
This block is entirely residential except for the frontage
on 12th Street which should remain commercial.

Three of the eight

structures have either been, or are in the process of being, rehabilitated, and this effort should be reinforced.
The north side of G Street across from this block is Cityowned, with the lot on the corner of 11th and G zoned residential.
The rest of the block is occupied by uses which will eventually
be removed, permitting the expansion of residential uses or the
construction of compatible community shopping or other facilities.
Diagonally across from this block on 11th and G is a site which
has been approved for a new condominium development. The economic
and psychic investment in housing on this block requires the reinforcement or removal of the possibility of incompatible change.

2.

Alternative I
This alternative is designed to permit the continuation of
residential office conversions, while retaining review and control
of proposals.

a.

( Reference Figure 2.)

Area 1-- Between D and F Streets, 7th Street to back of frontage along
8th Street with the exception of the 8th Street frontage from the
alley north of F Street to F Street
This area, which is already partially zoned and partially
designated R-0, is recommended to be rezoned R-0.
The existing new construction and rehabilitation which is taking
place would be permitted to continue with the emphasis on the rehabilitation and conversion of residential structures in the area. In view
of the standards recommended, it will probably be necessary to relocate

_10-
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certain structures to other sites as indicated below. The reasons
for the recommendation for conversion are similar to those indicated
for the Preferred Alternative.

b.

Area 2 -- 8th Street frontage between D and alley north of F Street
This area is recommended to be rezoned and redesignated for
residential use - R4-A.
The rational related to the new housing construction on the
east side of 8th Street between D and E Streets pertains here also,
as well as the recommendation for the acquisition of the vacant
property by the Agency for residential infill.
The frontage along the east side of 9th Street from E Street
south to the alley, which contains three houses and a vacant lot,
is recommended for continuation in residential use. As these
structures face obvious residential uses, and would continue the
streetscape and maintain the residential character of the area,
they should be consistent with the block along 8th Street which,
to date, has been maintained in residential use.

c.

Area 3 -- F Street frontage between 8th and 9th Streets back to the
alley (entire 1/2 block
This block is recommended to be rezoned R-0.
This alternative recognizes and expands upon the residential/
office policy decisions made by the City Council and commits this
entire area for the expansion of mixed residential/office use. The
major difference involves the inclusion of the Salvation Army warehouse in the R-0 zone which would permit the option of converting
this structure to R-0 use or its demolition and the construction of
R-0 or office type uses.

d.

Area 4 -- South side of F Street between 10th and 11th up to and
including 1024 F Street, inc uding the east side of 10th Street
south to the Project boundary, and including the south side of'
G Street to 11th Street
This area is to be retained in the R-0 zone.
The parking and other requirements recommended in this report
should inhibit any further conversion to office use along„F Str,ee.t.
-12-
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e.

Area 5-- South side of G Street between 11th and 12th Streets
This area should be rezoned to R-0.
This block is entirely residential, except for the frontage on
12th Street which should remain commercial. The proximity to 12th
Street and the commercial area to the south, will permit this area
to serve as a transition zone and allow for a limited amount of
expansion of office use. Any R-0 conversions would probably require
demolition of some residential units in the rear of primary structures.

3.

Alternative II
This alternative requires the minimum action by the Agency and
permits the continuation and expansion of residential/office conversions
subject to the criteria recommended. It simply recommends the retention
of the existing R-0 zones and the conversion of the R-0 designated
areas to R-0 zoned areas. No special provisions are made for the acquisition of land to assist the private sector in the relocation_of residential units or the acquisition or rehabilitation of units by the
Agency (reference Figure 3).

-13-
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DENSITY STANDARDS
An essential factor in the evaluation of land use proposals regarding
the R-0 and 0-B zones recommended in this report is a determination of
appropriate densities for the various uses under consideration--residential,
mixed, and office use.
Density, as a measure of the intensity of the use of land, is recognized
as being an imprecise measure of residential amenity at any but the extreme
low range.

However, it does provide a rough indicator for comparative

purposes.

1.

Residential Density-R-0 Zone
A thorough study of the existing density of each of the residential
properties was not feasible, nor it is considered necessary. A sampling
of four selected one and two family residential parcels with different
lot and structure sizes within the R-0 areas was analyzed to determine
existing densities in the area (see the following table). The densities
ranged from 18 units/net acre (12 units/gross acre*) for a structure
being renovated for single family use, to 48 units/net acre (27 units/
gross acre) for an as yet unrehabilitated 2 family structure adjacent to
structures approved for office use. The average density of the typical
residential structure in the area is estimated to be 30 units per net
acre, or 22 units per gross acre. This is comparable to the new housing
which has been constructed in the area which is from 21.3 to 34.5 units
per net acre and 14.8 to 29.7 units per gross acre -- the higher figures
are from low-income housing.
The high net densities in predominantly two story structures within
the existing housing in the Alkali Flat area were achieved during a period
when recreation space and other amenities were not highly-valued, and no
provision was made for vehicle parking.
These densities, which are at the upper end of what has been
considered as the medium range, are not conducive to the creation of a
desireable residential environment by current standards, as there is
an absence of provisions for parking, recreation space, and other
amenities.

*

Gross acre equals allocated portion (generally 1/2) of streets and alleys.
-15-
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SAMPLE DENSITIES -- ALKALI FLAT

1.

521 - 7th Street
Lot:

2,480 square feet (.0569 acres)

80' X 31'

Structure:

19' X 40' (2.stories,

1,520 square feet (26,706 sq.ft/ac)

2 families) 760' X 2
35 units/net acre
Approximate density:
Street: 36,10 - 23 units/gross acre

2.

821 - F Street
Lot:

1,800 square feet (. 0413 acres)

45' X 40'

Structure:

25' X 28' ( 2 stories,
2 families) 700' X 2

Approximate density:

1,400 square feet ( 33,898 sq.ft/ac)

48 units/net acre

Street: 44a - 27 units/gross acre

3.

517 - 8th Street
Lot:

2,480 square feet (. 0569 acres)

80' X 31'

Structure:

40' X 20' ( 4 stories,
800' X 4
1 family)

3,200 square feet ( 56,239 sq.ft/ac)

Approximate density: 18 units/net acre
Street: 33°0' - 12 units gross acre

4.

1116-1118
Lot:

G Street
6,400 square feet (.1469 acres)

40' X 160'

Structure:

50' X 22' (2 stories,
2 families) 1100' X 2=2200
20' X 22' (2 stories,
3,080 square feet (20,967 sq.ft/ac)
2 families) 440' X 2=880
(Average unit size: 770 sq.ft

27 units/net acre
Approximate density:
Street: 2000' - 22 units gross acre

-16-
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Based on this, and in view of the existing densities in the area,
it is recommended that the maximum density not exceed 30 dwelling units
per net acre. This should apply to market rate housing, or serve as
a standard for use in evaluating mixed residential/office use proposals.
Of equal, or possibly greater, importance than density with regards
to the rehabilitation of older structures and the creation of mixed
residential/office use, is the avoidance of creating new, inadequate,
and substandard living facilities.

The following are minimum room

sizes.
MINIMUM ROOM SIZES - Minimum lot area ( zoning ordinance) 6,400 square
feet.

MINIMUM ROOM AND UNIT SIZES
(Square Feet)

0-Bedrooms

SPACE

1-Bedroom

2-Bedrooms

3-Bedrooms

Living Room

160

160

160

170

Dining Room

N/A

100

100

110

Kitchen

N/A

60

60

70

30

N/A

N/A

N/A

Bedroom (primary)

N/A

120

120

120

Bedroom (secondary)

N/A

N/A

80

80

Bathroom

42

42

48

48

Closet
(3X5/Bedroom)

15

15

30

45

Sub-Total

247

497

598

723

(Circulation 30%)

74

149

179

217

321

646

777

940

Kitchenette

TOTALS:
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1.

/s
2.

Office Density
a. R-0 Zone
In view of the transitional character of the area under consideration, the standards for office construction in the R-0 zone are
designed to encourage mixed use. They are intended to be applicable in the Project Area in addition to existing city zoning requirements.
The concept of density is inappropriate to non-residential uses
in general, and to office buildings in particular. The method of
construction today (relocatable walls) and the widespread use of the
open office concept with moveable partitions has created conditions of
flexibility in space design and allocation. Although there are rough
standards regarding space allocation per employee which vary with position and responsibilities, these are relatively meaningless for general
application.

In addition, changes of occupancy or tenancy may alter

space allocations significantly; particularly with widespread use of
data processing equipment.
Accordingly, it is recommended that control of office use in the
R-0 zone be limited to a specification regarding the percent of office
use to be permitted in instances of conversion from residential to
mixed use.

To provide a degree of flexibility for any proposed de-

veloper, the standard should be imposed on a per parcel rather than
on a per structure basis. This limitation is recommemded to be that
no more than 50% of the square footage of building area on any parcel
may be devoted to office use.
b. 0-B Zone
It was originally contemplated to include a set of recommendations
designed to encourage mixed Residential/Office use in new structures in
a possible new 0-B zone, to be accompanied by various incentives. Some
of these included the removal of parking requirements for office buildings containing upper-story residential units; bonuses for increased
landscaping and for the construction of internal pedestrian arcades
with retail shopping facilities provided for the convenience of the
residential and commercial tenants of the office building.

- 18-
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At the time these provisions were developed, the possibility
existed for the private development of an entire half block within the
Project Area.

In the interim, however, circumstances prevented this

opportunity from being realized.

As there are no other sites within the

area under consideration for which such a proposal would be appropriate,
the proposed standards originally developed have been eliminated, obviating the necessity for a recommendation for a new zone. However, it is
recommended that the City Planning Commission undertake studies throughout the central city area to investigate the viability of this concept as
there is a need to eliminate the present criticism of downtown areas that
they are devoid of activities in the evening. This problem could have been
significantly reduced through encouragement of residential occupancy
in office buildings under appropriate circumstances and in appropriate
areas.

=19-
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C.

CRITERIA FOR R-0 AREAS - PARKING
1.

Residential
a.

Priority for curb parking is reserved for residential units. Fulfillment of the following parking requirements may be met in whole
or in part for rehabilitated units by counting one space for each
2,0 feet of frontage of the parcel. For new units, the provisions
of the city ordinances will apply.
NUMBER OF PARKING
SPACES REQUIRED

USE

Single and two-family dwellings

2 spaces per dwelling unit

Multiple family dwelling

(a) 1.5 spaces for each
unit containing two
bedrooms or less
(b) 2 spaces for each
unit of more than
two bedrooms

b.

All off-street parking must be provided on the lot, or on a parcel
within 300 feet of the applicant parcel. In the latter case, the
parking parcel shall be placed under a deed restriction dedicated
to, and to run concurrent with, the principal use.

2.

Office

a.

All parking for office use in R-0 zones shall be off-street, and the
following standards apply. In structures designated for mixed
residential/office use, the parking requirements are additional for
each use.
NUMBER OF PARKING
SPACES REQUIRED

USE
Professional, including legal, medical
or dental offices or clinics

1 space for each 400 square
feet of gross floor area.

RESOLUTION No.-,-.
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b.

All parking required for professional offices may be located on the
same lot as the use(s) they serve or on an areas within 300 feet of
the uses served.
If the parking area is not contiguous to the use served, the parking
parcel shall be placed under a deed restriction dedicated to, and
to run concurrent with, the served use(s).

3.

General
a.

Performance Standards
Except for the above, the criteria and standards in existing
City codes and ordinances controlling design of, and access to,
parking areas, shall apply.

No."
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D.

RELOCATION REQUIREMENTS

Both state and federal urban redevelopment laws and regulations require
the preparation of a relocation plan for the suitable relocation of families
or persons displaced by public action from their homes in a project area,
including the provision of suitable relocation housing. In addition,
federal regulations and state law require the making of relocation payments
to families, business concerns, and others displaced by a direct redevelopment
action.
The Sacramento Housing and Redevelopment Agency has fulfilled these
requirements in undertaking its direct public project activities. However,
in instances where public action was not programmed, but where private
action was encouraged to achieve redevelopment goals and objectives, the
record is not as clear.
The amendment to the Alkali Flat Redevelopment Plan in 1980, created
the R-0 designation to encourage the private rehabilitation and conversion
of residential structures to upgraded residential, office or mixed use.
This process, being dependent on private initiate and market forces, is
unpredictable and outside of 3ny organized privately-financed relocation
program enforced by the Agency.
It would be reasonable to declare as a matter of public policy,
that within a redevelopment area no private party may displace a tenant without some form of relocation assistance or compensation. This
is often covered more or less with owner-occupants or long-term lessees
through negotiation or lease buy-out; but no such protection exists for
the month-to-month tenancy which prevails in areas such as Alkali Flat.
The costs of moving expenses and a reasonable displacement allowance
should easily be borne by any private developer. For example, the total

RESOLUTION Noe^
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costs of acquiring and rehabilitating asimple one or two family structure
should amount to at least $150,000 in the current market. Assume the maximum
of two families to be relocated at a minimum direct cash cost of $2,000
per family; then the total $4,000 costs would only amount to less than 2.7%
of the cost. A recent example of this can be found in the successful
private relocation program carried out in the development of 7th and E Streets
(see Note to File attached).
The City Council has recently approved a one-year pilot program to provide
relocation benefits to low income tenants displaced by private development in
urban renewal areas, beginning in Alkali Flat. The Sacramento Housing and
Redevelopment Agency would pay up to $300 for moving expenses, a $200
displacement allowance, and up to $1,000 over a year in rental offset payments.
A review of the background of Agency Resolution 82-045 reveals that the
issue of private responsibility for relocation benefits has been raised by
the staff and ruled as possibly unconstitutional by the Agency legal counsel
on grounds of possible impairment of the contract relationship between landlord and tenant; and also that such action would constitute a degree of
regulation which could be adjudged as taking of property rights.
There is a national concern over the equity issue in this area as a result
of many instances of public policy creating favorable market climates for
private investment and consequent displacement of low and moderate income
tenants in the absence of an organized relocation program. Despite this,
subsequent investigations reveal that there appears to be little case law
or any clear statements of policy in this area which would refute or support
the legal opinion of the Agency Counsel.
There have been, however, ordinances regarding condominium conversions
which have required voluntary agreements with owners similiar to those
proposed by the staff. It is therefore recommended that during the year of
the pilot program, continued research be undertaken into possible private relocation responsibility as a supplement or alternative to full public
responsibility.
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NOTE TO FILE
Alkali Flat Relocation
August 17, 1982
Telephone conversation with Mr. Dick Crow, Sr.
and Mr. James Houten
(441-2980)
Relocation:

7th and E Streets

Mr. Jim Houten, a partner of Mr. Crow's experienced in zoning, handled the
relocation.

He has sat on the Davis Planning Commission and is now on the

Davis City Council.
The property consisted of two, large, old boarding houses (apartments) with 10
apartments; two in front and eight in back. The tenants were offered $200 to
$300 to move; Mr. Crow even lined up a local moving company and paid the
expenses.

In addition, Mr. Crow paid so much a day for every day prior to

target date that the tenants vacated. Bonuses in advance of April 10th
deadline of $3 and $5 were paid; however, most tenants hung on until the tail end.
Notices to vacate did not do much good; although rents ceased to be collected.
There was no trouble in finding places for tenants; in fact, much superior
housing was found.

Mr. Houten talked to each tenant, ascertained their needs,

and located housing for them. Some of the tenants qualified for new housing
developments; lots of them were on subsidized rents. A veternarian student
Davis was renting there for cheap rent; he moved to Davis and received $300.
A couple with a little baby wanted to return to Texas because he was out of a
job and living on welfare. The company fixed his car and gave him funds to go
back; they were the last ones to leave. One tenant went to 10th and E Streets
(Alkali Flat sponsored housing); and a couple, who they lost track of, found
their own housing.
Of the ten units, 9 relocated with confirmed relocation payments. There were
different circumstances for each -- transients can move in with other people
while there are those on welfare who have difficulty in finding anything comparable
for that kind of money ( $120.00/month or so).
Overall, the costs were minor in terms of the project; just required a little
planning and work.

Good will was important; there were no protests or vandalism

and no trouble since completion of the project. The burglar alarm has gone off,
but this has been proven to be due to train vibrations - 6 Amtrack trains go by
each day (3 in and 3 out).
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E.

REPLACEMENT HOUSING REQUIREMENTS
Any attempt to mitigate the impact of the loss of residential units
from the conversion of low and moderate rent residential units to nonresidential office or other uses must include the provision of alterantive
affordable accommodations in addition to relocation benefits.
The pressures for conversion will continue to exist in the 0-B and
R-0 zoned areas as well as proposals to demolish or relocate residential
structures for new construction.

In either case, a policy and program to

provide replacement housing is required. In addition, the parking requirements recommended will require the moving or demolition of units in certain
cases.
As a matter of public policy, it should be established that the
developer share in the provision of replacement housing on an equitable
basis with the Agency. Two options are therefore recommended:
1.

Moving, rehabilitating, and renting the structure on an alternate
lot in the project area which is either privately-acquired, or
purchased from the Agency at cost.

2.

Payment of housing replacement fee or exactation to the Agency which
will be placed in a'special fund to assist in the provision of
replacement housing.

A description of the estimated costs of each follows.
1.

Moving, Rehabilitating and Renting
It is assumed for the purpose of this analysis that the developer
has need of the land for a new replacement structure or for parking;
and the existing residential structure is a write-off. Also, it is
assumed that the structure will be moved to another site within the
project area.
Example:

Typical 2 dwelling unit structure with two two-bedroom
units

-25-
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Estimate of Movinq Costs
Move to new site and install on foundation
(cost of foundation included)

$

6,500 to $ 8,000

Relocate electrical, telephone or other
wires in transit

600
$

Possible tree trimming in transit

$

Total:

300

500

$

7,400 to $ 9,100

Say $9,000

Purchase of Lot
$25,600

Assume purchase of 40X80 lot @ $8.00/sq.ft.
Total costs prior to rehabilitation

$34,600

Assume an additional $15,000 per unit rehabilitation
costs plus $1,200 architect fees, and $1,000 bond and
permits

$32,200
$66,800

TOTAL:

2.

Housing Replacement Fee
Under this option, the developer does not wish to or cannot move
and rehabilitate the structure, but only wants it removed from the
In such cases, the developer should sell the structure to

site.

the Agency for $1.00 subject to the Agency removing the structure
within a specified time limit.
In addition, the developer shall pay a housing replacement
fee in the amount of $4,000 per bedroom displaced. This fee
should be paid to the Agency for deposit in a special fund to
paritally-offset rehousing or relocation costs within the Project
Area.
The basis for the fee is as follows. An initial concept
involved basing the fee on all or a portion of the unit replacement
costs; but this was considered unreasonable and possibly confiscatory.

Instead, it is recommended that the fee have a realistic
-26-
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relationship to the existing value of the structure.
The approach adopted therefore, was to capitalize unit
values based on average current rent in the area.

This was then

related to the number of bedrooms displaced rather than units

in view of the presence of a number of rooming units within the
area.
Calculations
Assume typical unrehabilitated 2 dwelling unit structure with
two two-bedroom units renting at $200/month/unit; interest
rate = 15% =
$32,000 maximum capital value or $16,000/unit - $4,000/bedroom
4 bedrooms
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APPENDIX A

REVIEW OF R-0 DESIGNATION

ALKALI FLAT REDEVELOPMENT PLAN

WORKING PAPER No. I

THE IMPACT OF R-0 DESIGNATION ON
RESIDENTIAL UNITS FOR LOW AND MODERATE

INCOME RESIDENTS

Samuel J. Cullers & Associates
1900 Point West Way, Suite 171
95815
Sacramento, California

July 10, 1982
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The IniNact of R-0 Designation on Residential
Units for Low and Moderate Income Residents

This analysis of the impact of the R-0 designation on residential units for
low and moderate income residents must be undertaken with an area-wide perspective.

First, Alkali Flat, in the ftntral City, is contiguous to the central

business district and many governmental activities.

This causes it to be subject

to the market forces generated by the emerging attractiveness of such areas for
central city living to certain segments of the population, particularly a portion
of the younger, professional, high-income group. This is compounded by the "energy
crisis" and the fashionable appeal of owning, rehabilitating, and/or occupying a
"Victorian" structure; all combining to generally increase property values and
diminish the supply of low and moderate rent housing in the area.
In addition, the age and condition of most of the structures within the
Project Area requires that extensive rehabilitation would be needed to bring
many of them up to code and create modernized units.
plus the current high costs of financing,

The inflated land costs,

means that these structures, if and

when they are rehabilitated, necessitate higher market values and rents,-and
diminish the supply of housing for low and moderate income residents.
The pressure from the proximity to the central business district along the
southern border of the Project Area has been intensified with the creation of
what is essentially a criminal justice and administrative center adjoining the
southwestern corner which features the new County Court Building immediately
adjacent to the Area. Law offices are attendant satellites to courthouses,
preferably within walking distance; and when the new Court Building was moved
immediately adjacent to the Project Area, the attraction spilled over into the
Area.

(Reference Map 2 - presentation not included)
This process precipitated the R-0 designation in the 1980 Redevelopment Plan

amendment; and was accelerated by the investment tax credit for qualified rehabilitation projects with maximum credit (2500) for "certified" historic structures.
Accordingly, although the processes described above have seriously reduced
the number of residential units for low and moderate income residents, not all
of this can be attributed to the impact of the R-0 designation within the limited
area upon which it was imposed. An evaluation of this impact must be related to
public and private actions and expressed desires which have indicated a movement
towards office, or mixed office/residential uses since its imposition. These_h_gve
been identified as:
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1.

Applications for rezonings and special permits
These apply whether they have been approved or denied. If the
latter, in many instances units are withheld from the rental market
in anticipation of more favorable circumstances.

2.

Illegal conversions to office use
Such conversions, whether.occupied or unoccupied, are no longer
available for low and moderate income residents.

3.

Anticipated changes to office use reflecting policy as expressed by
previous approvals
The granting of special permits in the area effectively removes
contiguous and similar properties from the low and moderate income
worker by informing owners that additional approvals are probably
possible.
This discourages rental or rehabilitation of units for
residential use.

4.

Expressed desires by owners to change to office use
Certain owners have not taken any official action, but have clearly
expressed a desire to convert their structures to office; primarily
based upon economic arguments.
Even if occupied, such units will be
withdrawn from the law and moderate income market at the earliest
opportunity.

Based on the above, the following summary of actions and desires has been
compiled, along with the number of units affected within the R-0 designated area:

TABLE 1
Low and Moderate Income Units
Impacted by R-0 Designation
ADDRESS
(Historic Designation)

UNITS3

STATUS2

728 E Street
(P)

Rezoning request for office withdrawn;
staff recommended denial

12

705 F Street

For sale; owner wishes to have rezoned
for office use.

4

Rezoning and special permit.
Application submitted for mixed units ( 2 residences downstairs, office upstairs.
Pending

9

721 F Street

:,.
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ADDRESS
(Historic Designation)

UNITS

STATUS

Rezoning and special permit request
approved contingent upon relocation
plan for resident

813 F Street

3

819 F Street

Illegal office use established;
application now in.

821 F Street

Structure vacant and deteriorating.
Will probably go office in view of
adjacent approvals.

2

Structure occupied, but will probably
go office in view of adjacent approvals.

2

Rezoning and special permit approved
for office use.

2

Rezoning and special permit approved for
office use.

2

827 F Street

829 F Street

831 F Street
*
1010 F Street
(NR)

Special permit approved for office use.

1024 F Street
(E)

Special permit requested for office use.
Denied

1

1022 G Street

Owner considering conversion to office
due to surroundings; would require
relocation of residents.

5

11 (est.)

1106 G Street
(P)

Owner obtained low irrterest loan --;or rosi:,lential use ; originally wanted rezone to
commercial for restaurant.
2

1108 G Street

Structure being rehabilitated.for resi-dential; since fire damanged back stairwell
it is not occupied yet.

1

Request to rezone and remove 2 structures
construct new office building withdrawn;
staff recommended denial.

5

Being rehabilitated, but owner interested
in possibly requesting office use if
possible.

2

Property being considered for office use.

2

1120 G Street

521 - 7th Street

510 - 8th Street
(P)

*This structure is in the R-0 zoned area.
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ADDRESS
(Historic Designation)

STATUS

517 - 8th Street
(E)

^s

UNITS

Presently occupied. No problems.
Acquired by City and sold to owner for
residential use.

6

TOTAL:

72

1Designations by the Design Review and Preservation Board: NR-National Register;
E-Essential; and P-Priority.
2 Based upon SHRA data, supplemented by interviews and field survey.
3Number of units from SHRA data

Prior to undertaking the evaluation of the above impacts, the following
presents a summary of the status of residential structures and units within the
Project Area and the R-0 Areas.

TABLE 2
NUMBER OF RESIDENTIAL1 STRUCTURES AND UNITS
BY TYPE AND STATUS IN THE PROJECT AREA
AND IN THE R-0 AREA
R-0 AREA

TYPE/STATUS
TOTAL
Rehabilitated
Non-Rehabilitated

PROJECT AREA

R-0 DESIGNATED

Bldgs.

Units

Bldgs.

Units

Bldgs.

Units

202

801

27

113

8

22

39

95

3

6

0

0

115

367

23

103

8

22

1

4

0

0

0

0

0

0

Mixed Use

132

New Construction

35

783
261

R-0 ZONED

1Includes multi-family and single family dwelling units but excludes motels
and dormitory facilities such as the Salvation Army Building.
2

One (1) rehabilitated building

3Three (3) units rehabilitated
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Against this background, the 72 units identified in Table 1 as directly
reflecting the impact of the R-0 designation may be assessed. These units
represent 990' of the units within the Project Area, and 53°0' of the units in the
R-0 designated areas, as of the date (July, 1982) when this information was
compiled.
In addition to these, an owner has informed us that all of the owners in
the block between 10th and 11th (both sides), F and G Streets, which contains
approximately 51 units wish to convert to office use, although no applications
have been submitted.

If these are added to the totals above, the percentages

change to 15% of the total units within the Project Area, and 9110' of the units
in the R-0 designated area. The figures may be considered as directly reflecting
the impact of the R-0 designation on residential units for low and moderate
income residents as these units are, or probably soon will be, effectively
removed as housing for this segment of the Alkali Flat population.

Possible Related Impact of Fires
Several residential.and commercial fires have occured in the Alkali Flat
area over the last five years (see Table 3). According to the City of Sacramento
Fire Department, 13 of the 77 residential fires have been caused by arson and
8 of the 27 commercial fires have been similarly caused (see Table 4 for location
of fires).

In these fires 3 people have died and 2 have been seriously injured.

Hap 3 plots these fires and their relationship to the R-0 zoning. It should
be noted that these arson caused fires did not begin occuring until the year 1980
when the R-0 zoning went into effect in the Alkali Flat area. While only 4 of
the arson fires have actually occured in the R-0 areas, 4 have occured within one
block adjacent to the R-0 areas. Seven of the 21 fires have occured in the Commercial Zone (two of these were residences) along 12th Street; one (1) fire occured
in the industrial zone at 12th and C Streets; and the remaining five occured in the
Residential (R-4A) zone east of 12th Street.
At least eight (8) of the twenty structures identified as arson caused fires,
have been totally vacated due to the extent of the damages; two of these eight
structures were commercial buildings.

The buildings at 800 E Street and 711-11th

Street have been, or are being, destroyed and removed leaving these properties
vacant within the R-0 overlay zones.; however, it cannot be conclusively shown
that these fires are in direct relationship to the R-0 issue.
,r " :y
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TABLE 3

FIRES IN ALKALI FLAT1

ARSON

STRUCTURAL
TOTAL2

YEAR

COMMERCIAL3 RESIDENTIAL4 COMMERCIAL RESIDENTIAL

1978

86

3

28

-

-

1979

41

9

14

-

-

1980

46

8

11

25

36

1981

45

5

18

2

8

1982
(thru 5/82)

TOTAL

4

229

27

79

5

15

As per computer printout July, 1982. City of Sacramento Fire Department,
Explanations by Chief Bob Roark.
2Includes outdoor (grass) fires, vehicle fires, commercial structures & residential.
3Eating/Drinking places, offices, manufacturing, retail, hotels & motels.
4Dwellings/1-2 family, apartments/tenements/flats, and boarding houses.
5

First fire occured in April, 1980
6First fire occured in May, 1980
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TABLE 4
LOCATION AND EXTENT OF FINANCIAL LOSS DUE
TO ARSON CAUSED FIRES IN
THE PROJECT AREA

STRUCTURE

FINANCIAL LOSS

ADDRESS

DATE

415 - 12th Street

4/80

1220 E Street

5/80

Residential

2,000

803 E Street

9/80

Residential

1,400

Eating/Drinking

500

$

Eating/Drinking

15,000

300 - 12th Street

12/80

515 - 9th Street

12/80

Residential

50,000

1224 D Street

1/81

Residential

10,000

1218 D Street

1/81

Residential

1,000

1224 D Street

1/81

Residential

30,000

1117 F Street

2/81

1218 D Street

6/81

Residential

30

711 - 11th Street

9/81

Residential

55,000

331 - 12th Street

9/81

Hotel

612 - 12th Street

10/81

Residential

612 - 12th Street

11/81

Residential

300

612 - 12th Street

11/81

Residential

400

800 E Street

2/32

600 - 11th Street

5/82

Residential

8,000

730 E Street

5/82

Residential

300

616 - 11 Street

6/82

Residential

25,000

1126 F Street

7/82

Residential

40,000

^

^
Construct. Prop.

25,000
^
75

Food & Beverage

None

80,000

*
^

Structures vacated due to fire
^While this property is residential, it is in the commercial zone and is
being rehabilitated for office.
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APPENDIX B

REVIEW OF R-0 DESIGNATION

ALKALI FLAT REDEVELOPMENT PLAN
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THE IMPACT OF ARCHITECTURAL AND
HISTORICAL DESIGNATION OF STRUCTURES ON THE
CONVERSION PROCESS

Samuel J. Cullers & Associates
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July 20, 1982
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BACKGROUND

The historic preservation movement has been in progress for more than a
century; first to defend history and architecture against developers, using
initially their own funds to save a few outstanding buildings. In the 1960's the
interest in urban culture and disenchantment with urban renewal, new technology,
and modern architecture, gave the movement added impetus.
In 1976, the Tax Reform Act provided for the first time tax incentives for
rehabilitation; subsequent amendments have expanded these write-off provisions,
providing an economic incentive to preservation activities.

These and other

provisions have been expanded under the National Historic Preservation Act
Amendments of 1980 (Attachment 1), and the Economic Recovery Tax Act of 1981
(see below).
At the federal level, responsibility for preservation activities is
concentrated in the National Trust for Historic Preservation, a private, nonprofit organization chartered by Congress in 1949. It encourages the preservation
of sites, buildings, and objects significant in American history and culture.
Under the provisions of the National Historic Preservation Act of 1966, the Trust
assumed the responsibility,among other activities, of maintaining a national
register of such places and objects.

The Economic Recovery Tax Act is a key component of the commercial
revitalization of historic properties, as it provides additional
benefits as well as some revisions to the Tax Reform Act of 1976,
amended in 1978. These financial inducements are one of the principal
forces behind present and anticipated pressures for change in the
entire Alkali Flat Area, and particularly in the R-0 designated
Significant changes from the Tax Reform Act include:
areas.
- Repeal of the five year amortization and accelerated depreciation
provisions and the 1010' investment credit scale including a 2516) tax
credit, with 15-year depreciation of 100°0' of the costs, for the
substantial rehabilitation of a certified historic structure, and
a 20% tax credit, with depreciation of 80°0' of the costs, for noncertified buildings over 40 years old. The new act also removes
one of the two disincentives for demolishing a structure listed on
Accelerated depreciation
the National Register of Historic Places.
is now allowed on the new building on the site, but demolition costs
are still not allowable as a tax write-off.
- A possible 19-2110' return on investment has been projected according
to these provisions, which have been extended to include buildings
leased to non-profit or government agencies and some owner-occupied
The required lease term has been reduced to 15 years.
properties.
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Under this same Act, each State has Astablished State Historic Preservation
Offices and designated State Historic Preservation Officers. In California, this
function is located in the Department of Parks and Recreation.
Until recently,

the National Register was confined to a small group of

historic sites and eighteenth century houses. But now, the Register is rapidly
expanding.

From a National Landmarks List of 1,500 entries in 1959, the National

Register now contains an estimated 26,000 entries since its creation in 1966.
The criteria for inclusion are becoming much less stringent, and it now contains
buildings of state and local, as well as of national significance; historic
districts with hundreds of unexceptional structures; and even buildings of quite
recent vintage.
Sacramento, like many other cities, has, by ordinance, created a Preservation
Board, undertaken building surveys, and established lists designating varying
degrees of architectural and historical significance. It does not, however,
have a comprehensive preservation plan which fits such activities clearly within
a community development or neighborhood conservation strategy in areas such as
Alkali Flat.
Historic and neighborhood conservation are closely related; and despite the
greater cultural attention to historic structures and areas, people still live
in them and the movements have supported each other. Since the activisim of
the 60's and 70's, and a renewed interest in the central city spurred by high
energy costs, changes in life-style, and other factors by a predominantly
younger, more affluent middle-class, it has become apparent that physical
conservation provides no assurance of social conservation and the maintenance of
the existing population.

The problem of displacement of low and moderate income

residents of such areas has generated national attention.

The aim of local designation is to protect buildings whose continued
existence is considered beneficial to the public. However, Sacramento cannot
afford to buy even a fraction of its listed endangered buildings; so in an effort
to produce limited results, it has imposed procedures which limit the rights of
private owners in varying degrees to remodel or demolish their strucutres. Owners
are forced to pay for perhaps more than minimum required maintenance, or to bear
severe economic burdens in some cases so that the rest of the population can enjoy
this cultural benefit.

As a result, the City created the R-0 zone to provide

an alternative economic return to save historic structures from demolition.

Many

of these zones were eliminated in the 19B0 amendment to the Central City Plan,
but the zoning classification still exists and their remain spot_R70 ones^
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throughout downtown.
The Preservation Bdard has listed 45 residential structures (26°0' of the total)
in the Alkali Flat Project Area and 14, or 39°b of the total residential structures
in the R-0 designated area (see Table 2, Working Paper No. 2). Of these, three
have been privately rehabilitated.

In addition, there are 3 former residential

structures in the R-0 designated area which have been converted, or approved for
conversion to office use which are not included in the above totals.
Also, practically all of the Alkali Flat Area is included in two proposed
Local Preservation Districts, with one section, the frontage between 8th and
9th Streets on the north side of F Street, regarded as a potential district
eligible for National Registry Certification ( see Map No. 4).

Historic districting

has served to act like zoning; it binds all property owners by the same rules
and gives everyone the same benefits.

This fosters the return of the relatively

affluent to rejuvenate deteriorated neighborhoods, save buildings, and enhance
the tax base.
Unfortunately, this reduces -the existing and potential housing available
The financial interest of the newcomers

for low and moderate income residents.

is tied to the continual upgrading of the area.

This means housing values, taxes

and rents which are out of the reach of the low and moderate income residents.
A recent development designated to offset objections of the Planning Commission and the community to special permits for office use in the R-0 designated
area has involved a proposal for mixed use -- combining office and residential
in the same structure. This particular structure is not designated, but is within
the Local Preservation District and potentially would benefit from the tax incentives
for rehabilitation and preservation.

Although some housing would remain under such

conversions, economics would dictate that the resultant units would also be
beyond the rent-paying capacity of existing residents.
The above indicates that architectural and historical designation, coupled
as it is with substantial tax benefits, has had a significant impact on the
conversion process to date.

When, as is anticipated, financing becomes more

readily available and interest rates decline, it can be expected that these
conversion requests will rapidly increase.
In addition to providing a clear set of standards and criteria for evaluating
such conversion requests which will be discussed in a subsequent Working Paper,
it is necessary to consider mitigating the impacts of the architectural and
historical designation process.

B-3

As noted earlier, Sarramento does not have a comprehensive conservation plan
which coordinates architectural and historical preservation with a community
development or neighborhood strategy.

The present reliance on administrative

controls and private market initiatives, while achieving the limited objective
of preserving a fraction of the listed structures, will not fulfill community
development objectives and maximize potential inherent in a broad-based approach
to neighborhood conservation and improvements.

In fact, as has been the case

in Alkali Flat, the system as it is is often counter-productive by eliminating
needed housing and creating less than satisfactory office uses which are in
conflict with residential uses in the vicinity.
The development of such a plan should be a high priority. It should provide
for a clear overall strategy to create and actively preserve historic areas as
living parts of neighborhoods using public and private funds and other resources,
and set forth a framework to guide the actions of the private sector.

One of

the main objectives would be to develop mechanisms to avoid complete uprooting
of low and moderate income residents from a continually dwindling supply of
available housing.

N o .:.:"

B-4
JAN 1 0) 1:'^}.^i

(58)

.

ATTACHMENT 1

NATIONAL HISTORIC PRESERVATION ACT AMENDMENTS OF 1980

- 50/50 match requirement switched from applying to individual local projects to
each State's overall annual program. (As of October, 1981, no federal funds
available.)
- Survey and inventory projects - community wide projects - can now be funded on
a 70/30 basis.
NOTE:

The following provisions are not effective as yet, awaiting federal
procedures.

- Local governments can be certified to participate in the National Register and
Certified governments (County and municipal) must show:
funding programs.
1.

That they enforce State and local preservation legislation;

2.

have set up a qualified preservation review commission;

3.

maintain a survey system; and

4.

provide for public participation.
The State Historic Preservation Officer (SHPO) will recertify each
program annually, and it will be confirmed tri-annually by the
Secretary of the Interior.

-

- Certified governments will be eligible to share in 10°0' of the State's yearly
Federal allocation, for use in operations, programs, and projects; the State may
grant additional funds in excess of this set-aside.
- The Register nomination process has also been changed through the addition of
Privately-owned properties will not be listed
an owner objection provision.
if the owner objects in writing. In the case of an historic district, the
majority of private owners must object to prevent listing.
Advantages of Register Listing:
- Protection from harm by federally-funded projects
- Tax advantages for preservation and disincentives to demolishing.
A new program of federally-insured market rate loans for preservation of
National Register properties.
Authorization to the Secretary of the Interior to "set-aside" up to 1010' of the
annual appropriation for special competitive grants for threatened National
Historic Landmarks (a "higher" category of the Register), demonstration projects,
and training program.
Clear establishment of the policy that historic preservation is a responsibility
of all Federal agencies, and that preservation activity costs are eligible project
costs in all Federal undertakings.
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APPENDIX C

REVIEW OF R-0 DESIGNATION
ALKALI.FLAT REDEVELOPMENT PLAN

WORKING PAPER No. 3

ACTUAL OFFICE DEMAND AND AVAILABILITY

Samuel J. Cullers & Associates.
1900 Point West Way,, Suite 171
95815
Sacramento, California

July 28, 1982

RESOLUTION No.-5"-'r-"L'-'
JAN I

_160)

/S
WORKING PAPER No. 3
Actual Office Demand and Availability

During the past few years, Sacramento has experi2nced a boom in office
building construction, concentrated primarily in the downtown area,1 and in
the northeast area -- the Point West, Howe and Ethan Way, Campus Commons,
American River Drive, Highway 50 Corridor, and Country Club Plaza areas.
In 1979, there was a strong demand for office space, as there was no place
in town where a large (10,000 square feet or more) user could obtain immediate
During this period (beginning of 1979) there was approximately

accommodations.

1,879,000 square feet of private office space in Downtown Sacramento, with a
vacancy rate of 0.9 percent.
This demand precipitated a sharp increase in downtown office construction
to the point where, in January, 1982, there was over 2.7 million square feet
of private office space. In addition, there are 359,000 square feet of new
private office space expected to be completed this year; and 523,000 square feet
of office building rehabilitationsin progress; bringing the total expected
by the end of 1982 to approximately 5,070,000 square'feet of private rental
space.

Rents in these new buildings range from $1.65 to $2.00 per square'foot;

however, much lower monthly rentals may be obtained in the older and less prestigeous buildings.
Any analysis of the implications of this cannot be made without recognizing
the role of the State.

In addition to 3.5 millia+i square feet of state-owned

office buildings downtown2, the State leases 1,331,978 scuare feet of private
space.

Although the bulk of this leased space in the Downtown Area is south of

I Street, this large demand by the State for new and rehabilitated office space
serves to decrease the supply for private i:idivirluals and artificially maintains
rental levels.

This co,itributes to the pressure for private orfice space in the

rest of the Downtown Area, some of wnich is having an impact on the northern
boundary of Alkali Flat, up to G Street,accounting for the new construction
occuring in this area, and spilling over into the Project Area

Broadway and 16th Street.

1Defined as the area bounded by G Street, 34d Street,

2 In addition, the State, bewLeen now (July, 1982) and January, 1983, expects to
occupy 432,8C0 square feet of new space on three (3) sites in the Downtown Area.
This is expected to have minimal impact on the Downtown Area as the departments
occupying these buildings will co:ne from other State buildi.igs and from private
leased space outside of Downtown.
'r- d"
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As a result of this construction, the Sacramento office market is considered
seriously overbuilt, at least temporarily.

This overbuilding, which has been

estimated to approach 2 to 4z times the 1977-1981 city-wide average annual
absorption rate of 650,000 square feet, reflects the overall downturn in the
economy and current decreased demand for office spaee. According to the latest
data compiled by Coldwell Banker, the Downtown Area has had a significant
increase in office vacancies. In March, 1981, the office vacancy rate was
1.29%; this rose to 9.1 and 8.3°b in December, 1981 and March, 1982 respectively.
There are several factors which indicate that these vacancy-rates may be
underestimated.

Some of these include:

- An increasing ability of prospective tenants to negotiate rates,
particularly for larger spaces.
- The availability of space for sub-lease in excess leased space, made
available through staff reductions, etc.

- Increasing availability of "serviced" suites, and their vacancies.

In view of this, it is conservatively estimated, based on numerous
observations, that the vacancy rate may be double the reported figure.
Within this context, we can look at the particular issue of law office
construction and rehabilitation in the Project Area.
As detailed in Working Paper No.2, there are 18 structures containing
61 units which have been identified as reflecting the impact of the R-0 designation
through approved or requested change to office use.
Although it is not possible to make an actual forecast of this future demand,
an identification can be made of the forces tending to continue the pressures for
converting residential structures to office.
It is estimated that roughly 25% (est. 825) of the total 3,335 active
attorneys in the Count-y are in the Downtown Area. There is a percentage of
this group -- those with active trial practice (criminal, volume insurance and
personal injury, etc.) -- who desire extremely close proximity to the Courthouse
(estimated maximum desireable walking distance two blocks). This factor, when
combined with the investment tax credits for qualified rehabilitation of business
structures accounts to a large degree for the increased interest in the R-0
designated and zoned areas in Alkali Flat.
^. , r.
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On the basis of this summary analysis, it is concluded that there is not
an overwhelming demand for office space in the Downtown Area-overall which would
necessarily require the rezoning of land deemed potentially desireable for
residential use.

The present pressure on Alkali Flat does reflect a convenience

attraction to a certain percentage of downtown law offices. Couple this with
an attempt to avoid the higher rents in the new office b.iildings plus the status
conferred by occupying a rehabilitated "Victorian", and the present activity-is
understandable.
without

However, it is doubtful that this demand would be as active

the tax incentives, particularly on City designated hiotoric structures.

This benefit has additional impetus if these incentives permit the write-off
of a portion of the cost of a living unit also.
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