City of Brisbane

Subcommittee Report

TO: City Councilmembers Conway and O’Connell
FROM: Community Development Director and Special Assistant

SUBJECT:  Ordinance No. 566 (Zoning Text Amendment RZ-6-11) to Amend
Brisbane Municipal Code Titles 16 and 17 Regarding Condominiums

DATE: For February 6, 2013 Planning Issues Subcommittee Meeting

Purpose:

To update the Subdivision Ordinance so as to be consistent with current State law in
regards to condominiums, dedication of land for park and recreation purposes, and
passive or natural heating/cooling opportunities in subdivision design; and to amend the
Zoning Ordinance to clarify condominium approval procedures and to revise the
condominium development standards.

Background:

2007-2014 Housing Element Policy H.B.4 directs the City to “discourage the conversion
of existing apartment buildings to condominiums or cooperatives unless it is
demonstrated that such conversion would not adversely affect the rental market or that the
conversion would provide unique housing opportunities for very-low-, low- and/or
moderate-income households.” This policy would be implemented through the changes
recommended by the Planning Commission in Sections 16.16.220.A, 17.30.010 &
17.30.060. Also see Section 16.24.060.D

Housing Element Program H.B.4.a calls for refining the Zoning Ordinance standards for
condominium conversions to reflect this City policy and current State law. To
accomplish this, Sections 17.02.150 & 17.30.010-080 were recommended to be revised.

In addition, the Subdivision Ordinance is recommended to be updated to be consistent
with the State Subdivision Map Act. These changes were contained in Sections
16.12.010-030, 16.16.190.D, 16.20.270.E & 16.24.010-060 of the recommended
ordinance. For purposes of clarity, Section 16.24.090 of the current ordinance was
recommended to be relocated as Sections 16.16.220.G & 16.16.230.H.
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Follow-Up:

At the City Council meeting of November 26, 2012, a subcommittee was established to
conduct a detailed review of draft planning ordinances in advance of public hearings.

At the October 15" public hearing on the draft condominium ordinance, the City Council
requested additional information. Staff’s responses are attached, along with information
provided in response to the comments submitted by Dana Dillworth at that meeting.

In response to comments regarding exemptions to the requirement for park and
recreational land dedication (Section 16.24.060), carbon monoxide alarms and toxic mold
(Section 17.30.040.C), revisions to the recommended draft ordinance should be
considered by the City Council. Many of the questions raised can be answered without
having to revise the draft ordinance. Most of the remaining comments deal with the
requirements of State law, are already addressed elsewhere in the Brisbane Municipal
Code, or concern existing language in the Municipal Code that is not proposed to be
changed.

Attachments:

Staff’s Responses to Comments at 10/15/12 Meeting

List Submitted by Dana Dillworth at 10/15/12 Council Meeting

Draft Revised Redline Version of Condominium Ordinance Amendments
10/15/12 Agenda Report with Attachments

Government Code Section 66477 (Quimby Act)

John Swiecki, Community Development Director
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STAFF’S RESPONSES TO COMMENTS AT 10/15/12 MEETING

At the October 15™ meeting, the City Council requested additional information regarding
the following items:

Section 16.24.010—The question was asked whether the City can require fees to cover
park operating costs. The fees collected under the Quimby Act (attached at the end of
this report) per Government Code Section 66477(a)(3) are only intended to be in lieu of
the dedication of land for parks and recreational purposes and can only be used for the
purpose of developing new or rehabilitating existing facilities. Recouping the costs of
on-going maintenance of parks, including those dedicated under the Quimby Act, would
require adoption of a separate park impact fee.

Section 16.24.040—The City is required to give credit for park and recreational
improvements provided by the subdivider per State law. The language is subsection A is
taken directly from Government Code Section 66477(a)(9). Subsection B is a rewording
of Government Code Section 66477(e): “Common interest developments, as defined in
Section 1351 of the Civil Code, shall be eligible to receive a credit, as determined by the
legislative body, against the amount of land required to be dedicated, or the amount of fee
imposed, pursuant to this section, for the value of private open space within the
development which is usable for active recreational uses.” Given this language, such
“private open space” may not be required to made available to all members of the public.

Note that Civil Code Section 1351(c) defines a “common interest development™ as “a
community apartment project...a condominium project...a planned development...[or] a
stock cooperative.” Because “planned development™ as defined in the Civil Code (a
project having a common area typically owned and enforced by an association of owners)
differs from how it is used in Brisbane’s Zoning Ordinance, staff recommends that draft
Section 16.24.040.B be reworded to replace the reference to community apartment
project, stock cooperative or planned development with a reference to Civil Code Section
1351(c). This revision is indicated in h/ue in the attached redline version of the draft
ordinance.

Section 16.24.040.B—The question was asked whether private parks would be recognized
in meeting the requirement for the dedication of land for parking or recreational purposes
provided per Government Code Section 66477(a). Per Government Code Section
66477(e), condominium projects that provide “private open space within the development
which is usable for active recreational use” shall receive credit against the amount of land
to be dedicated or in-lieu fee to be paid. In all other cases, any land shall be conveyed to
the local public agency which provides park and recreational services, per Government
Code Section 66477(b). As can be seen in the attached redline version of the draft
ordinance, Section 16.24.010 includes the original 1982 City ordinance’s provision for
exceptions approved by the City Council through a development agreement.
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Section 16.24.060.C—Commercial and industrial subdivisions are specifically exempt
from the requirement to dedicate land and/or pay in-lieu fees for park or recreational
purposes per Government Code Section 66477(d). See below.

Section 16.24.060.D—The draft ordinance would exempt moderate income condominium
projects from having to dedicate public park land or pay in-lieu fees, if the amount of
private outdoor area for active/passive recreational use is provided per draft Section
17.30.030.B.4. A moderate income household has 81 to 120% of the median income for
the County. The 2012 San Mateo County moderate income limits for a family of 4 are
from $88,801 to $123,600. Government Code Section 66477 and Housing Element
Program H.H.1.a do not specifically require that moderate income condominium projects
be exempt, so the City Council could revise the recommended ordinance to limit the
exemption to very-low and low income condominium projects per Housing Element
Programs H.B.9.k & H.H.l.a. Note that the exemption for condominium projects for
seniors in Section 16.24.060.E is consistent with Housing Element Policy H.B.3.

Section 17.30.030.B.2—This recommended standard would allow two approaches to
providing laundry facilities in condominium projects: either each unit has a washer and
drier (as would typically be the case for townhouses) or at least 1 washer/drier for each 5
units is provided in a shared laundry room, which is the standard adopted by the Cities of
Burlingame, Pacifica and San Mateo.

Section 17.30.030.B.4—This recommended standard would require that condominium
projects provide active and passive outdoor areas amounting to 400 sq. ft. per unit, that
may be either for use in common (such as a turf play area) or for private use (such as a
deck). The standard was derived from the average outdoor area provided per unit for all
of the residential condominium projects approved to date in Brisbane. This consistent
standard would replace a more complicated approach that differentiated between
“horizontal” and “vertical” condominiums, depending upon the number of stories, and
that only recognized outdoor common areas, without crediting private outdoor areas.

Section 17.30.030--During the Planning Commission's hearings, it was stated that the
condominiums at Altamar at the Ridge were charged more than other residences for
garbage pickup. In addition to a $22.58 difference in the monthly rate charged the
homeowners association as a commercial use (applicable to all multi-family residential
developments of 4 or more units) compared to single-family residences for the same 96-
gallon/1/2-yard container, there were complicating issues regarding garbage truck access
to the enclosures for receptacles for recyclables and solid waste. Those issues have since
been resolved between the homeowners association andthe scavenger
company. The zoning district development standards were amended in 2011 to address
trash enclosure design (see, for example, BMC Section 17.28.090.J). The current
franchise agreement with South San Francisco Scavenger Company expires February 28,
2014, but the option for a 10-year extension would have to be exercised by the City
Council in writing by July 31, 2013.

Section 17.30.060.4.1—The draft ordinance would set a rental vacancy rate of 5.0% as
the threshold below which condominium conversions would not be permitted, except
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where unique affordable housing opportunities would be provided. According to the U.S.
Census Bureau, the rental vacancy rate in Brisbane was 5.5% in 2010, compared to 4.1%
in 2000. Earlier census counts did not differentiate rental from owner-occupied housing
in calculating the vacancy rate.

Section 17.30.070.B—This recommended section would require that for conversions of
apartment buildings to condominiums, any hazardous and unsafe conditions identified
through the inspection required per Section 17.30.060 would have to be corrected prior to
the first sale of any of the units. A Certificate of Occupancy would not be required,
because the building was already approved for residential occupancy when it was
originally built as apartments. The City does not require any inspections upon resale of
any residential units.

Section 17.30.070—The question was raised as to how the ordinance could address
construction defect issues. Civil Code Section 896 already lists detailed standards
regarding deficiencies in residential construction for which buyers can seek recovery for
damages. Note that these differ from the health and safety standards enforced by the
City’s building inspectors under the California Building Code.

In addition to the above, the following information is provided in response to the attached
comments submitted by Dana Dillworth at the October 15" meeting:

Environmental Assessment--The Planning Commission found that the recommended
changes pursuant to Housing Element Policy H.B.4 and Program H.B.4.a were covered
under the Negative Declaration adopted by the City Council January 18, 2011, for the
2007-2014 Housing Element. For additional minor zoning amendments where it can be
seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment, the activity is not subject to the California
Environmental Quality Act (CEQA) per the general rule contained in State CEQA
Guidelines Section 15061(b)(3). No changes to any current open space zoning or
environmental safety regulations are recommended.  Regarding recreation, the
recommended changes to BMC Sections 16.24.010-070 concerning dedication of land for
park and recreational purposes are required per Government Code Section 66477 (the
Quimby Act), and the replacement of the current requirement for 300 to 750 sq. ft. of
common area (BMC Section 17.30.030.C) with a standard 400 sq. ft. per residential
condominium unit (Section 17.30.030.B.4) would not result in a significant
environmental impact [see State CEQA Guidelines Section 15061(b)(3)].

Sections 16.16.190.B & C--As can be seen in the attached redline version of the draft
ordinance, no changes are proposed to the Municipal Code’s current language regarding
public notice, which are in compliance with Government Code Sections 65090, 65091 &
66451.3. Any persons or organizations may request to be placed on the agenda
distribution email lists maintained by the City.

Sections 16.16.220-230—The findings for approval and disapproval of tentative maps are

in compliance with Government Code Sections 66427.2, 66473.1, 66473.5 & 66474.
Specifically, the phrase “substantial environmental damage or substantially and avoidably
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injure fish or wildlife or their habitat™ in Section 16.16.220.E is taken directly from
Government Code Section 66474(e). Similarly, the phrase “that alternate easements for
access or for use will be provided, and that these will be substantially equivalent to ones
previously acquired by the public” in Section 16.16.220.F is taken directly from
Government Code Section 66474(g). Referral to applicable public agencies is already
addressed in BMC Section 16.16.130. The language in Sections 16.16.230.D &
16.16.230.F is taken verbatim from Government Code Sections 66474(d) & 66474(%);
transportation, parking and hazardous exposure impacts of a proposed subdivision would
be addressed under the California Environmental Quality Act, not the State Subdivision
Map Act.

Section 16.20.270.B--As can be seen in the attached redline version of the draft
ordinance, no changes are proposed to the Municipal Code’s current language regarding
final map approval, which is in compliance with Government Code Section 66474.1,
which requires that a final or parcel map must be approved if it is in substantial
compliance with the approved tentative map.

Section 16.20.270.E.2—The State Subdivision Map Act contains extensive notification
requirements applicable to condominium conversions before and after approval
(Government Code Sections 66427.1, 66452.3, 66452.8, 66452.17, .18, .19 & .20, and
66459). There is no administrative appeal after the City Council has approved a final
map (Government Code Section 66452.5).

Section 16.24.010--Government Code Section 66477 provides that cities may adopt
ordinances requiring the dedication of land, or the payment of fees in lieu of dedication of
land, or a combination of both, for park or recreational purposes as a condition of
approval of a tentative subdivision or parcel map. Government Code Section 66477(a)(6)
states that if any in-lieu fees are not committed to develop park or recreational facilities
within 5 years, “they, without any deductions, shall be distributed and paid to the then
record owners of the subdivision in the same proportion that the size of their lot bears to
the total area of all lots within the subdivision.” In Brisbane, the Finance Department
tracks the commitment of parks and recreational facilities in-lieu fees.

Section 16.24.020—The formula for calculating the amount of land a residential
subdivision of over 50 lots must dedicate for recreational facilities is established in
Government Code Section 66477(a)(2). One of the components in the formula is the
number of units, which would cover the possibility of multiple units on one lot. Note that
commercial or industrial subdivisions are specifically exempt from the requirement per
Government Code Section 66477(d), as reflected in Section 16.24.060.C of the draft
ordinance. For more details, please refer to pages 11 & 12 of the 11/10/11 agenda report
to the Planning Commission.

Section 16.24.030—Government Code Section 66477(a)(7) specifies those instances in
which only fees may be required in lieu of dedication of land. These are either
subdivisions of no more than 50 lots or condominium projects of no more than 50 units.
To be consistent, Section 16.24.020 should include condominium projects of 50 or more
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units, regardless of the number of lots, as being required to dedicate land. This revision is
indicated in A/ue in the attached redline version of the draft ordinance.

As can be seen in the attached redline version of the draft ordinance, no changes are
proposed to the Municipal Code’s current provisions that assign the responsibility for
determining the fair market value of land used in the calculating the in-lieu fee to the
Planning Director. Because such fees are imposed as a condition of approval of the
tentative map, it is the Planning Commission that has the actual authority over the
calculation of the fee per Section 16.24.050.A.

Section 16.24.040—Government Code Section 66477(e) specifically gives credit for
“private open space within the [condominium, community apartment, stock cooperative
or planned development] development which is usable for active recreational use™ in
calculating the amount of land to be dedicated or the in-lieu fee to be paid. It would be
presumed that “usable for active recreation use” means available for the use by all
owners. Also see above.

Section 16.24.050—Although the amount of any required in-lieu fee must be determined
when the tentative map is approved, the fee is not required to be paid until the final map
is filed or waived. The City would then have 5 years to commit the fee to developing
new or rehabilitating existing neighborhood or community park or recreational facilities
to serve the subdivision per Government Code Sections 66477(a)(3) & (6).

Section 16.24.060.C—As noted above, Government Code Section 66477(d) specifically
exempts commercial or industrial subdivisions from the requirement to dedicate land
and/or pay in-lieu fees for park or recreational purposes. There are other means available
under General Plan Policies 81, 91 & 93 and Programs 88c, 89a & 91b to require
dedications/fees for open space in approving commercial/industrial development.

Sections 16.24.060.D & E—General Plan Programs 88c & 91b call for requiring that new
development and redevelopment projects dedicate land or pay in-lieu fees for open space
and pay impact fees for park and recreation facilities, where appropriate. Housing
Element Policies H.B.1, H.B.3, H.B.6 & H.L.1 and Programs H.B.9.k & H.H.l.a to
encourage development of affordable housing and senior housing by reducing
construction costs and subsidizing fees. Given these different objectives, the Planning
Commission recommended that condominium projects dedicated to be affordable to very-
low-, low- or moderate-income households or designed and dedicated for seniors be
exempt from the requirement to dedicate land [which would only apply to projects with
50 or more units per Government Code Section 66477(a)(7)] or pay in-lieu fees. To
avoid confusion, staff suggests that “restricted” be used instead of “dedicated™ in these
sections, as indicated in h/ue in the attached redline version of the draft ordinance.

Section 16.24.070--As can be seen in the attached redline version of the draft ordinance,
no changes are proposed to the Municipal Code’s current provisions regarding bay access,
other than the renumbering of the section. This section is outside the focus of the draft
ordinance regarding condominiums. i
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Section 17.30.030—The condominium development standards address the potential noise
impacts of air conditioning systems in Section 17.30.030.B.1. Section 17.30.030.B.2
provides two approaches: either each unit has a washer and drier (as would typically be
the case for townhouses) or at least 1 washer/drier is provided for each 5 units, which is
the standard adopted by the Cities of Burlingame, Pacifica and San Mateo. The
requirement for 125 cubic feet of enclosed storage (for example, 3 ft. by 6 ft. by 7 ft.) in
Section 17.30.030.B.3 would be the minimum requirement per BMC Section 17.01.070
and would apply only to residential units. The exception to the standard for outdoor areas
for active/passive recreational use assumes that in order to be considered “adequate.” any
alternatives proposed on site or in the vicinity would have be available for use in

perpetuity.

Section 17.30.040.A.6.C—The Use Permit application submittal requirements include a
draft copy of the condominium CC&Rs which should include the items listed in this
section. Other items, including those addressing various project-specific environmental
considerations, may be provided by the applicant or required by the Planning
Commission via the conditions of approval.

Section 17.30.040.B--Per BMC Section 17.01.105, concurrent processing of multiple
applications is required for projects subject to approval of more than one planning permit,
unless otherwise determined by the Planning Director. The Use Permit application
submittal requirements for condominium development projects present one of those
situations in which it would be critical to review the Design Permit application knowing
that the project is intended as a condominium development, while at the same time the
applicant may face unnecessary expenses in preparing and revising engineered
condominium plans and accompanying legal documents for a project that may change
substantially through the design review process. The recommended approach is to
require concurrent initial submittal of the Design Permit and Use Permit applications but
to allow staggered processing to resolve the design issues before following up with the
condominium details. Design Permits are valid for two years with extensions possible for
up to a total of 3 years per BMC Section 17.42.060.

Section 17.30.040.C—Carbon monoxide alarms, when required by California Building
Code Section 420.4 for “a building containing a fuel-burning appliance or a building that
has an attached garage,” should be included with smoke detectors in the property
inspection report required for condominium conversion applications. This revision is
indicated in A/ue in the attached redline version of the draft ordinance. The property
inspection report is required to be prepared by a licensed professional, and any hazardous
and unsafe conditions identified are required to be corrected per Section 17.30.070.B.
The misnumbering in this section has been corrected. Regarding toxic mold, the existing
list of property components to be inspected did not include interior walls, ceilings or
floors. If the City Council so desires, the list of structural elements to be inspected could
be amended to include “interior walls, ceilings and floors (inspected for termite, dry rot or
water damage, including toxic mold).”
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Zoning Text Amendment RZ-6-11 Municipal Codes Regarding Condominiums

I have somé concerns about the proposed language changes that make me wonder if the
commissions and committees whose purposes are to provide advice on zoning changes
for open space for habitat, for environmental safety conditions, and for recreation have
been asked to review this sweeping change. As written, these changes will have social
and environmental impacts, yet there is no environmental assessment provided.

16.16.190 B Notice limited to three signboards in the city, should be broader, to the
public at large, such as housing coalitions and other communities and organizations of
interest.

16.16.190 C Is limited to owners of record only in 300 feet of the proposed subdivision.
This is not adequate for other persons, organizations and communities of interest whose
mission is to protect open space, low-income housing stock, public trust, public access
issues and other services to the community.

16.16.220 Actions do not give the planning commission the right to deny tentative maps.

16.16.220 A- The General Plan is the guiding document. The Specific Plan must be in
. comphliance with the General Plan.

16.16.220 E should also include language to comply with Migratory Bird Act, Rare and
Endangered Species Act, State Global Warming provisions etc. Habitat is too broad of a
term.

16.16.220 F fails to recognize that public access and easements have been created in the
public trust. There are provisions which restrict alterations to those decisions and there
are no measurements offered to define “substantially equivalent.” There are specific state
agencies that need notification of these potential changes, which are not considered in
your limited notice practices of 16.16.190

16.16.230 D. should include language about transportation and parking facilities that
won’t sustain the proposed density, more so than the individual site.

16.16.230 F should also recognize that adjacent uses might cause serious public health
problems, not just the proposed site. Exposure to toxic, unsafe conditions should be an
appropriate reason to deny a tentative map.

16.20.270B Final map extensions should have limits. Since new laws are regularly
enacted to provide greater protections for health and safety, an old final map should be
reviewed for compliance with current laws. It shouldn’t be extended by mutual consent
of two individuals to infinity, especially without recognition of new environmental
impacts from other sources.
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Page 10

16.20.270.E.2 should mention the period for written notices are within 10 days of the
appeal period after approval of the final map.

Dedication of land for parks and recreational purposes was calculated in our General Plan
with a National, very generous standard. [t was one whose purpose was to maintain open
space for relaxation and promote healthy environments, not make a minimum standard.
In-lieu fees are a problem. because they don’t guarantee a proportional set-aside for
future recreation or densities in the same way dedication of land would.

In 16.24.010 you don’t mention what happens if the commitment doesn’t happen in five
vears. You also don’t mention that it should be placed in a trust whose accumulated
interest serves the trust of open space and recreation.

16.24.020 does not provide for muliiple units on one lot. It doesn’t mention whether it
includes parks for commercial employers, it seems 1o refer to residential units only with
the assumption of 2.35 persons per unit. Open Space and recreation should be clearly
required of business and include the number of employees vs. people per units.

16.24.030 now includes the language of lots or units, which were not part of 16.24.020.
This language should be consistent. In lieu fees should not be allowed for the reasons
stated at the beginning of this page. The in-lieu fees should not be up to the Planning
Director’s discretion.

16.24.040 The discussion of private open space is of concern, because there is no
requirement that the business or residents have access to the private open space. It could
become a “club” or an éxclusive “membership-only™ establishment excluding the
proposed low-income community you might use to get exactions, but then deny access
later. This would inflate the value, that the developer would use for park and recreational
improvement credits, yet not provide the recreation facilities to the community it
surrounds.

16.24.050 is not consistent with the {ive-year requirement previously stated.

16.24.060 C Exemptions should not be allowed for commercial and industrial
subdivisions, Employees need recreation. That was well documented in the creation of
Sierra Point and in areas near Cosco in South San Francisco. the natural paths are a
godsend to the cement environment of big box retail.

16.24.060 D - Low income condominiums should have appropriate access to the Bay and
not be allowed to avoid open space and recreation obligations. Older residents need
additional support and seating for their pleasure, different recreational opportunities.

16.24.070 A fails to recognize that BCDC has jurisdiction to the shoreline. “Fee or
casement” should also include legal road access, not just highway.
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16.24.070 C Again. public access is not determined by the planning commission, but a
higher. state mandate. Public parking is also part of this provision. but not indicated here.
And again, this is a reason to require greater circulation of parcel and subdivision maps.

17.30.030 B.1 fails to mention air quality standards and the impacts of air conditioning
systems.

17.30.030 B.2 requiring washer/dryers foe each unit fails to recognize the carbon
footprint of each replicated device. The environmental impact of thousands of appliances
for thousands of units shouid be reviewed.

17.30.030 B.3. should state that it is a minimum and related it 10 the square footage and
purpose of the unit. 125 cubic feet (not square?) is a very small area. A business that has
to store chemicals. refrigerate goods, stock materials or other purposes would not find
this adequate. There could be a provision for collective storage too. In some scheols,
classrooms have adjoining storage or prep areas.

17/30.030 B.4. doesn’t make the certain the “adequate alternatives™ that “available in the
vicinity” are under control of the project developer. You can’t guarantee the other
outdoor areas will be available in the future, this provision shouldn’t be allowed.

17.30.040 6.c. should include rainwater retention, native plant use, conservation measures
regarding waste, energy use or other important environmental considerations. Covenants
regarding sea-level rise.

17.30.040 B. It makes no sense to work on the design permit separately from all the other
development requirements. There is also no indication of how long a design permit is
retained, as separate from parcel or subdivision maps.

17.30.040 C.2. doesn’t include carbon monoxide detectors or a confirmation of
information by the city inspector.

17.30.040 2- should be #3 and also include a requirement (o review for toxic moids.
Particularly because two buildings on the Baylands have had that problem and are
presently unusable. This is the utmost important requirement for human health and
safety.

Thanks for the opportunity to review this document.
Sincerely,
Dana Dillworth
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4149
Joy Avenue

737

CONDOMINIUM APPROVAL PROCESS UNDER STATE SUBDIVISION MAP ACT

Tentative Parce] Map
[optional by local ordinance

per Govt Code Sect 66428(a))]

Tentative Subdivision Map
[per Govt Code Sect 66426])

--0r=-

Tentative Parcel Map if

--then--

--then--

(a) Site < 5 acres, each parcel abuts
public street, and no dedications or

improvements required;

(b) Each parcel > 20 acres and has

access to public street,

(c) Land has access to public street
and zoned commercial or industrial;

(d) Each parcel > 40 acres; or

(e) Land is an “environmental

subdivision”

[per Govt Code Sect 66426(f)]

San Bruno Ave.

Altamar
at the Ridge

Viewpoint
at the Ridge

237-239
Tulare St.

20-38
Plumas St.

1 San Bruno
Ave.

AVERAGE

Site Area Number

(Sa. Ft) of Units

39,640+/- 20

13,678 8

618,552 214

643,000+/- 160

5,280+/- 2

10,000 5

14,986+/- 15
residential

--then--

Final Parcel Map

[per Govt Code Sect 66428(a)]

--0r--

Final Parcel Map Waiver

if proposed parcels comply with adopted requirements regarding
area, improvement, design, drainage, street improvements, sewers,
water supply, environmental protection, etc.

[per Govt Code Sect 66428(b)]

Final Subdivision Map
[per Govt Code Sect 66426]

--0r--

Final Subdivision Map Waiver

Only for condo construction on a single parcel, if parcel complies
with adopted requirements regarding area, improvement, design,
drainage, street improvements, sewers, water supply,

environmental protection, etc.
[optional by local ordinance per Govt Code Sect 66428(b)]

Final Parcel Map Waiver (see above)

APPROVED OUTDOOR COMMON . A

Average Total Outdoor Common Outdoor Common Area
Unit Area Area with </=10% Slope Percentage Average Sq. Ft. per
(Sa. Ft.) (Sq. Ft. ) of Site Area Sa. Ft. per Unit Unit Sq. Ft.
843 840* 2% (64%") 42(1277")  0.05(1.51
(20 decks, 42 sq. ft. each)
902 922 7% (28%>) 115 (475%) 0.13 (0.53%)
(4 patios, 153-180 sq. ft.
each, plus 4 decks, 64 sq. ft.
each)
1,363 73,960 12% 346 0.25
(decks, patios, exit balconies,
outdoor spa area, 2 tot lots)
1,855 122,245 19% 764 0.41
; (entries, decks, tot lot, spa)
1,891 850+/- 16% 425 0.22
(terraced rear yards)
955 3,375 34% 675 0.71
995+/- 7,360 49% 491 0.49
(roof decks and balconies)
20% (32%°) 408 (636°) 0.32 (0.59%)

* The Joy Condominiums development was granted a Variance to the per-unit requirement of 500 sq. ft. of outdoor common area’with a
slope of not more than 10%, since in addition to 1,864 square feet of flower beds, approximately 24,700 sq. ft. of landscaped open area
(picnic table, bench, children's play structure) with a slope greater than 10% was provided.
““The Brisbane Terrace development was granted a Variance to the 400 sq. ft. of common area
landscaping and 3,732 sq. ft. of “other open area” were provided on this steep site.

***This Habitat for Humanity project was granted a Variance to the 750 sq. ft. of common area per unit requirement as part of the
incentives and concessions granted to this affordable housing project in lieu of a density bonus.
‘including 24,700 sq. ft. of landscaped open area with slope greater than 10%

%ncluding 2,880 sq. ft. of landscaping
%including ' and 2 above

per unit requirement since 2,880 sq. ft. of
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