
 

City of Brisbane                      

Memo 
 

 

 

To:   Honorable Mayor and City Council 

 

From:  Ingrid Padilla, City Clerk  

 

Subject: Ordinance No. 630 (Zoning Amendment RZ-4-18), waiving second reading, Zoning Text 

and Map amendments to create a new R-MHP, Residential Mobilehome Park zoning district 

and to rezone the Sierra Point Mobile Home Park, from the current SCRO-1 Southwest 

Bayshore Commercial District designation to the R-MHP designation, implementing 

Housing Element Program H.B.1.i. 

 

Date:  City Council Meeting of  December 6, 2018 

 

 

The Ordinance listed above was introduced at the City Council Meeting of October 18, 2018. No 

changes were made at the time.  

 

It is on this agenda for consideration of adoption.   

 



City of Brisbane 
Agenda Report! 

TO: Honorable Mayor and City Council 

FROM: Community Development Director via City Manager 

SUBJECT: Proposed Ordinance No. 630 (Zoning Amendment RZ-4-18) - Zoning Text and 
Map amendments to create a new R-MHP, Residential Mobile Home Park zoning 
district and to rezone the Sierra Point Mobile Home Park from the current SCRO-
1 District designation to the R-MHP designation, implementing Housing Element 
Program H.B.1.i. 

DATE: October 18, 2018 

City Council Goals: 

To preserve and enhance livability and diversity of neighborhoods. (#14) 

Purpose: 

To implement the adopted Housing Element by creating a zoning district in which mobile home 
parks are the only permitted use and applying it to the City's existing mobile home park to 
promote the retention of long-term affordable housing and allow for park upgrades and 
improvements to enhance livability for residents. 

Recommendation: 

That the City Council introduce Ordinance No. 630. 

Background: 

The 2015-2022 Housing Element adopted by the City Council contains policies and programs to 
encourage the development and preservation of housing affordable to a range of household 
incomes. To aid in the City's preservation efforts, Housing Element Program H.B. I .i requires 
establishment of a new zoning district in which mobile home parks and associated supportive 
uses are the only permitted uses. The program further requires the existing Sierra Point Mobile 
Home Park (3800-3824 Bayshore Boulevard) be rezoned with the new zoning designation to 
promote long-term preservation of the park. 

The mobile home park is currently zoned Southwest Bayshore Commercial (SCRO-1 ), a zoning 
designation that allows only emergency shelters by right but conditionally allows a broad range 
of commercial and residential uses. The mobile home park currently operates under a Use Permit 
last modified in the 1970s. Per the Use Permit, no other uses are authorized on the property. 

Draft Ordinance No. 630 Page 1 of 3 



The proposed Zoning Text and Map Amendments would establish the Residential Mobile Home 
Park (R-MHP) district and apply the designation to the existing mobile home park, consistent 
with the adopted Housing Element. The provisions of the new district reflect the existing 
conditions of the mobile home park to avoid creating any nonconforming conditions at the park. 
Additional amendments to related sections of the zoning ordinance that address mobile home 
park regulations are also proposed to ensure consistency with the new R-MHP zoning 
designation. (See Attachment 1 for redline zoning text amendments and Attachment 2 for the 
draft ordinance.) 

The Planning Commission reviewed the draft zoning text and map amendments on August 9, 
2018 and recommended Council approval of the attached draft ordinance by a vote of 3-1 
(Sayasane voting no). The Planning Commission agenda report and minutes of the August 9, 
2018 Commission meeting are attached for the Council's reference. 

Discussion: 

As previously noted, the proposed Zoning Text and Map Amendments would rezone the 
properties making up the existing Sierra Point Mobile Home Park from SCRO-1, Southwest 
Bayshore Commercial District, to a new R-MHP, Residential Mobile Home Park District. The 
owner of the properties developed with the Sierra Point Mobile Home Park spoke at the August 
9, 2018 Planning Commission meeting in opposition to the proposed zoning amendments. While 
indicating that ownership has no plans to close and redevelop the park in the near future, he was 
concerned that removing the SCRO-I zoning designation would restrict future redevelopment 
opportunities for this property. 

In considering the property owner's objections, staff notes that state law is quite detailed and 
prescriptive in regulating the closure of mobile home parks. The City's procedures for processing 
park closures or conversions, consistent with the requirements of State law, are set forth in BMC 
§ 17.32.110 With the exception of closure due to bankruptcy, the BMC and State law require 
Planning Commission approval of a Use Pennit for park closure. The Use Permit application 
must include a report on the impact of the closure upon residents, the availability of adequate 
replacement housing in mobile home parks and the costs of relocation, and steps to mitigate 
those impacts. The Planning Commission may deny the application, or may grant the permit 
subject to conditions to mitigate the impacts of closure on the residents, including reasonable 
relocation costs. The draft Ordinance retains this existing Use Permit procedure for future park 
closure and does not materially impact the property owner's ability to apply to close the park 
and/or convert it to another use. 

It should further be noted that the proposed zoning amendment will enhance the owner's ability 
to maintain and improve the park. The park is currently governed by a Conditional Use Permit, 
and alterations or improvements to the facility not currently allowed under the Use Permit would 
require additional discretionary review of a revised Conditional Use Permit. Under the new 
zoning regulations the park would be a use permitted by right, and modifications or 
improvements would be allowed as a matter of right as well. 

Lastly, the proposed amendment is required to implement the adopted Housing Element. Under 
the implementation program for the adopted Housing Element the City is committed to adopting 
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this amendment by December 31, 2018. Failure to adopt this amendment would be inconsistent 
with the adopted Housing Element. It would further be reported to the State Department of 
Housing and Community Development (HCD) in the City' s annual Housing Element report. 
Inasmuch as HCD strongly encouraged the City to incorporate this policy into the Housing 
Element to promote the retention of affordable housing, it is unclear how HCD might react if the 
City fails to implement this adopted Housing Element policy. Under recent changes to State law, 
HCD has broad latitude in investigating Housing Element compliance issues and under State law 
can de-certify a previously adopted Housing Element for non-compliance. 

Fiscal Impact: 

None. 

Measure of Success: 

Adoption of Ordinance 630 will implement the adopted Housing Element and promote 
preservation of the City' s mobile home park. 

Attachments: 
1. Draft Ordinance No. 630 redlined text 
2. Draft Ordinance No. 630 
3. Planning Commission Resolution RZ-4-18 (without attachments) ~::::e Co~report and minutes ; o t>: st 9, 2018 meeting 

~Swiecki, Community Development Director 
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ATTACHMENT 1 

Ordinance 630 (RZ-4-18) Proposed Zoning Text Amendments: 
Redline Text 

Black text = Existing Municipal Code text 
Red underline text = Proposed new Municipal Code text 
Red strikeout = Proposed deleted Municipal Code text 

CHAPTER 17.04- ESTABLISHMENT OF ZONING DISTRICTS 

17.04.010 - Establishment of districts. 

The districts into which the city is divided are hereby established and designated as follows: 

A. R-1 Residential district. 

B. R-2 Residential district. 

C. R-3 Residential district. 

D. R-BA: Brisbane acres residential district. 

E. C-1: Commercial mixed use district. 

F. NCRO: Central Brisbane commercial district. 

G. HC: Beatty heavy commercial district. 

H. SCR0-1: Southwest Bayshore commercial district. 

I. SP-CRO: Sierra Point commercial district. 

J.TC-1: Crocker Park trade commercial district. 

K. TC-2: Southeast Bayshore trade commercial district. 

L. TC 3: Northeast Bayshore trade commercial district. 

.l. M-MLB: Marsh Lagoon Bayfront district. 

M. N-:- 0-S: Open space district. 

ri_ Q.,. P-D: Planned development district. 

0 . P.,. PAOZ: Parkside overlay district 

P. R-MHP: Residential mobile home park district 



ATTACHMENT 1 

NOTE: The following is a new chapter in Title 17; shown in black text for readability. 

CHAPTER 17.11 - R-MHP RESIDENTIAL MOBILE HOME PARK DISTRICT 

17 .11.10 Purpose of chapter 

In addition to the objectives set forth in Section 17.01 .030, the R-MHP (Mobile Home Park 
Residential District (hereinafter referred to as the "R-MHP district") is included in the Zoning 
Ordinance to achieve the following purposes: 

A. To provide a district for mobile home parks to facilitate the retention of mobile home 
housing stock. 

B. To ensure that mobile home park development is compatible with surrounding 
residential and non-residential uses. 

C. To ensure adequate light, air, space, fire safety, quiet, and privacy for mobile home 
park residents. 

D. To implement and promote the goals and policies of the Housing Element of the 
General Plan so as to guide and manage mobile home park developments in the city in 
accordance with such plan. 

17.11.020 Permitted uses 

The following permitted uses shall be allowed in the R-MHP district: 

A. Mobile home parks. 

B. Mobile homes. 

C. Accessory structures, including structures used for administration, maintenance or 
other community services. 

D. Small day care homes. 

E. Home occupations, conducted in accordance with the regulations prescribed 
in Chapter 17.44 of this title. 

F. Accessory dwelling units, when authorized by a permit granted pursuant to Chapter 
17.43 of this title. 

17 .11.030 Conditional Uses 

There are no conditional uses in the R-MHP district. 
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ATTACHMENT 1 

17.11.040 Development Regulations 

The following development regulations shall apply to the R-MHP district: 

A. Park Area. There is no minimum area for a mobile home park in the R-MHP District. 

B. Density of Development. The maximum density of a mobile home park shall be one (1) 
mobile home per each one thousand five hundred (1,500) square feet of park area. 

C. Setbacks. Setbacks in the R-MHP District shall be as required by the California Code 
of Regulations, Title 25, as may be amended. 

D. Lot Coverage. Lot coverage maximums in the R-MHP district be as required by the 
California Code of Regulations, Title 25, as may be amended .. 

E. Floor Area Ratio. There is no floor area maximum in the R-MHP district. 

F. Height of Structures. The maximum height of any accessory structure shall be 20 feet. 

G. Fencing and Screening Requirements. 

1. Fencing. All fencing in the R-MHP District shall comply with the regulations set forth 
in Section 17.32.050 of this title. 

2. Screening. A combination of landscaping, fencing, and/or screening consistent with all 
applicable provisions of this Chapter and Title shall buffer mobile home parks from 
adjacent arterial or collector roadways. 

H. Vehicular Access . Vehicular access shall be as required by the California Code of 
Regulations , Title 25, as may be amended. 

I. Landscaping requirements. 

1. Plant materials shall be drought resistant and non-invasive as required by the 
planning director. 

2. Landscaping shall be installed according to detailed plans approved by the planning 
director. The landscape plans shall be consistent with the following objectives: 

a. Use of plants that are not invasive; 

b. Use of water conserving plants; and 

c. Use of plants and other landscape features that are appropriate to the context. 

3. Irrigated Landscapes. New and rehabilitated, irrigated landscapes are subject to the 
provisions of the water conservation in landscaping ordinance (refer to Chapter 
15. 70) or the latest state provisions, whichever is more effective in conserving water. 
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ATTACHMENT 1 

J. Pedestrian access . Pedestrian access to and within a mobile home park shall be 
provided by a connected interior pedestrian pathway network or sidewalks located in 
the rights-of-way of perimeter streets. 

K. Trash Enclosures. All receptacles for collection and recycling shall be completely 
screened from view at street level. 

L. Title 25 Compliance. Mobile home park design, layout, development, maintenance and 
management shall be governed by and subject to the California Code of Regulations 
Title 25, or successor regulations. 

17.11.050 Administrative Design Review 

A. Any request to modify the physical conditions of a mobile home park, including the following, 
are subject to granting of an administrative design permit by the Community Development 
Director in accordance with the provisions of subsection B of this section and any applicable 
design guidelines adopted by the city: 

1. The construction of any permanently constructed accessory structure of two (2) or more 
stories in height; 

2. Revisions to the park's circulation design which impact any public street system or 
reduce the number of existing designated parking spaces. 

B. In order to grant an administrative design permit to modify the physical conditions of a mobile 
home park, the Community Development Director must make the following findings, as 
applicable: 

1. Proposed buildings and structures are designed and located to mitigate potential 
impacts to adjacent land uses. 

2. The site plan minimizes the effects of traffic on abutting streets through careful layout of 
the site with respect to location, dimensions of vehicular and pedestrian entrances and 
exit drives, and through the provision of adequate off-street parking. There is an 
adequate circulation pattern within the boundaries of the development. Parking facilities 
are adequately surfaced, landscaped and lit. 

17 .11.060 Parking. 

All uses in the R-MHP District shall comply with the parking regulations set forth in Chapter 
17 .34 of this title and all applicable provisions of Title 25 of the California Code of Regulations, as 
may be amended. 

17 .11.070 Signs. 

All signs in the R-MHP district shall comply with the sign regulations set forth in Chapter 17.36 of 
this Title. Signage identifying the mobile home park, community buildings, and other necessary 
informational and directional signs are permitted . 
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ATTACHMENT 1 

17 .11.080 Construction & Operation 

All construction, installation, management, and operation procedures within the premises of a 
mobile home park in this district shall be in accordance with the provisions of all applicable State 
and local laws and regulations, including those laws and regulations specified below, and as 
may be amended over time: 

A. California Health and Safety Code Section 18000 et seq., "Manufactured Housing". 

B. California Health and Safety Code, Division 13 (entitled "Housing"), Part 2 (entitled 
"Mobile Homes - Manufactured Housing), Section 18000 et seq. 

C. California Code of Regulations, Title 25, Division 1, Chapter 2, "Mobile home Parks and 
Installations." 

D. California Code of Regulations, Title 25, Division 1, Chapter 3, "Factory-Built 

Housing, Mobile homes, and Manufactured Homes." 

E. California Civil Code Section 798 et seq. 

17.11.090 Mobile Home Park Conversion, Closure, or Cessation. 

The conversion of a mobile home park to another use, the closure of a mobile home park or 
the cessation of use of land as a mobile home park shall be subject to the granting of a use 
permit pursuant to Chapter 17.40 of this title. Closure or cessation of use of a mobile home 
park resulting from an adjudication of bankruptcy shall be exempt from this requirement. 

A. The application for a use permit shall be accompanied by: 

1. Proof of compliance with the notification requirements of California Government 
Code Sections 65863. 7(b) and 65863.8 and California Civil Code Section 
798.56(q)(1 ), as may be amended, via certified mail to the residents of each 
mobile home in the mobile home park. 

2. A report on the impact of the conversion/closure/cessation upon the displaced 
residents of the mobile home park consistent with the requirements of California 
Government Code Section 65863.7, as may be amended, addressing the 
availability of adequate replacement housing in mobile home parks and the 
potential costs of relocation, and proposing steps to mitigate the identified 
impacts. 

B. In addition to the findings for granting a use permit set forth in Chapter 17.40, the 
Planning Commission shall find that the cessation or closure of the park shall be 
subject to the conditions to mitigate its impacts upon the residents of the mobile home 
park, consistent with the requirements of Government Code Section 65863.7, as may 
be amended. 
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ATTACHMENT 1 

Chapter 17.16- SCRO-1 SOUTHWEST BAYSHORE COMMERCIAL DISTRICT 

17 .16.040 - Development regulations. 

Development regulations in the Southwest Bayshore district are as follows: 

A. Lot Area. The minimum area of any lot shall be seven thousand five hundred (7,500) feet. 

B. Density of Development. The minimum lot area for each dwelling unit on a site shall be as 
follows: 

1. Single-family dwellings: Seven thousand five hundred (7,500) square feet; 

2. Duplex dwellings: Three thousand seven hundred fifty (3,750) square feet; 

3. Multiple-family dwellings and dwelling groups: One thousand five hundred (1,500) square 
feet; 

4. Mixed use or live/work development: dwelling unit density shall be determined by the use 
permit. 

C. Lot Dimensions. The minimum dimensions of any lot shall be as follows: 

1. Width: Fifty (50) feet; 

2. Depth: No requirement. 

D. Setbacks. The minimum required setbacks for any lot shall be as follows: 

1. Front setback; 

a. Residential/Mixed Use: Ten (10) feet; 

b. Commercial Uses: Twenty-five (25) feet for commercial uses; 

c. Exception: The setbacks may be reduced to zero (0) where development includes 
dedication to public right-of-way for a frontage access road and sidewalk, to the 
satisfaction of the city engineer and fire department. · 

2. Side setback: 

a. Residential/ Mixed Use: Five (5) feet; 

b. Commercial Uses: Fifteen (15) feet; 

c. Exception: The planning commission may approve exceptions to the side setback 
regulations through the granting of a use permit. 

3. Rear setback: Ten (10) feet. 

6 



ATTACHMENT 1 

E. Lot Coverage. The maximum coverage by all structures on any lot shall be seventy percent 
(70%). 

F. Height of Structures. The maximum height of any structure shall be thirty-five (35) feet. 

G. Landscaping Requirements. 

1. Not less than ten percent (10%) of the lot area shall be improved with landscaping. 

2. Plant materials shall be drought resistant and non-invasive as required by the planning 
director. Where landscaping is located adjacent to unimprm1ed hillside. 

3. Landscaping required under this section, including replacement landscaping, shall be 
installed according to detailed plans approved by the planning director. The landscape plans 
shall be consistent with the following objectives: 

a. Use of plants that are not invasive; 

b. Use of water conserving plants; and 

c. Use of plants and other landscape features that are appropriate to the context. 

4. Irrigated Landscapes. New and rehabilitated, irrigated landscapes are subject to the 
provisions of the water conservation in landscaping ordinance (refer to Chapter 15. 70) or the 
latest state provisions, whichever is more effective in conserving water. 

H. Screening Requirements. 

1. Outside storage of pallets or containers used for transportation and delivery of items 
related to the uses conducted on the site shall not be located in any required setback 
from a street and shall be screened from off-site view to the extent it is reasonable to do 
so. 

2. The off-site visibility of exterior equipment such as heating and ventilation units, above­
ground storage tanks, compactors and compressors, shall be mitigated through such 
measures as may be reasonable under the circumstances, including, but not limited to, 
the installation of screening, fencing, painting, or landscaping, or any combination of the 
foregoing . 

3. The screening requirements set forth in subsections (H)(1) and (H)(2) of this section are 
not intended to be exclusive and the approving authority may require, as a condition of 
the use permit, such other and additional screening measures as it deems necessary or 
appropriate to mitigate any potential adverse visual and audible impacts created by the 
intended use. 

I. Recycling Area Requirements. 

1. Adequate, accessible and convenient areas for depositing, collecting and loading 
recyclable materials in receptacles shall be provided. The area shall be located and fully 
enclosed so as to adequately protect neighboring uses from adverse impacts such as 
noise, odor, vectors, wind-blown litter or glare. The area shall be designed to prevent 
storm water run-on to the area and. runoff from the area, and roofs shall be designed to 
drain away from neighboring properties. A sign clearly identifying all recycling and solid 
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ATTACHMENT 1 

waste collection and loading areas and the materials accepted therein shall be posted 
adjacent to all points of direct access to the area. 

2. This requirement shall apply to all new commercial or institutional buildings, residential 
buildings having five (5) or more living units, and city facilities (including buildings, 
structures, and outdoor recreation areas owned by the city) where solid waste is 
collected and loaded. This requirement shall also apply to any existing development for 
which building permit applications are submitted within a twelve-month period 
collectively adding thirty percent (30%) or more to the existing floor area of the 
development project. For existing developments occupied by multiple tenants, this 
requirement shall apply to building permit applications submitted by any tenant within a 
twelve-month period collectively adding thirty percent (30%) or more to the existing floor 
area of that portion of the development which said tenant leases. Such recycling areas 
shall, at a minimum, be sufficient in capacity, number, and distribution to serve that 
portion of the development project which said tenant leases. 

J. Emergency Shelters. Development standards for emergency shelters shall be the same as for 
residential development in the district, except density of development regulations, and 
emergency shelters that meet the following requirements are exempt from the requirement of a 
design permit and use permit: 

1. No emergency shelter shall be allowed to be located within three hundred (300) feet of 
another emergency shelter. 

2. The required setbacks for new development shall be: 

a. Front setback: Ten (10) feet; except that the front setback may be reduced to zero (0) 
where development includes dedication to public right-of-way for a frontage access 
road and sidewalk, to the satisfaction of the city engineer and fire department. 

b. Side setback: Five (5) feet; except that the planning commission may approve 
exceptions to the side setback regulations through the granting of a use permit. 

c. Rear setback: Ten (10) feet. 

3. A maximum of twelve (12) persons (twelve (12) beds) to be served nightly. 

4. Each resident shall be provided personal living space. 

5. Bathrooms and bathing facilities shall be provided, adequate for the number of residents. 

6. Laundry facilities or services shall be provided on site, adequate for the number of 
residents. 

7. The length of stay for individual clients shall not exceed six months, or as allowed by state 
law. 

8. Staff and services shall be provided to assist residents to obtain permanent shelter and 
income. 

9. For security, the facility shall provide outdoor lighting of common areas, entries, parking 
areas, pathways, in compliance with BMC Section 17.16.050(E). 
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ATTACHMENT 1 

10. For security, the shelter shall be adequately staffed twenty-four (24) hours a day, seven 
(7) days a week. 

11. Parking shall be as specified in BMC Chapter 17.34. 

12. Outdoor activities, such as recreation, eating, and staging for drop-off, intake, and pick­
up, may be conducted at the facility, between the hours of five (5:00) a.m. and ten 
(10:00) p.m. A night operations use permit is required for outdoor activities between the 
hours often (10:00) p.m. and five (5:00) a.m., as provided for in BMC Section 17.16.070. 

13. The facility may provide the following: 

a. Kitchen facilities; 

b. Dining area; 

c. Recreation room; 

d. Training and counseling support services; 

e. Child care facilities; 

f. Other facilities or services that are accessory to an emergency shelter. 

14. Prior to commencing operation, the emergency shelter provider must have a written 
management plan, which shall be provided to the planning director. The management 
plan must include provisions for staff training, resident identification process, 
neighborhood outreach, policies regarding pets, the timing and placement of outdoor 
activities, provisions for residents' meals (including special dietary needs), medical care, 
mental health care, dental care, temporary storage of residents' personal belongings, 
safety and security, provisions in case of area-wide emergencies, screening of residents 
to ensure compatibility with services provided at the facility, plans to help secure other 
provisions for those who may not be part of the shelter's target population, computer 
access for residents, and training, counseling and social service programs for residents, 
as applicable. 

K. Mobile home parks . 

.1. Mobile home parks in the SCRO-1 district shall be subject to the development and 
parking standards established in Chapter 17.11 of this Title. 

2. Conversion, closure, or cessation of a mobile home park in the SCRO-1 district shall be 
subject to the procedures established in Section 17.11 .090 of this Title . 
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ATTACHMENT 1 

Red text = proposed amendment 

Black text= existing 

Chapter 17.32 - GENERAL USE REGULATIONS 

17.32.110 Mobile home parks. 

A. Development Regulations. In addition to the development standards of the zoning district 
•.vithin which the mobile home park is located, excluding those standards that have been 
superseded by state law or regulation , the following standards shall apply to all mobile home 
~ 

1.Passive Open Area. Usable passive open area shall be provided at a ratio of at least sixty 
(60) square feet per unit. Such area may be provided as individual patios or yards, or as 
common patio or garden area , or any combination thereof. 

2. Trash Enclosures. All receptacles for collection and recycling shall be completely 
screened from view at street level. 

3. Fences and Walls . A solid fence or 'Nall six (6) feet in height shall be placed and 
maintained around the perimeter of the mobile home park. 

4. Access. Mobile home parks shall be served by internal roadways \Vithin the mobile home 
park, and there shall be no direct access from a mobile home space to a public street. 

5. Signs. For the purposes of determining the allowed signage, mobile home parks within 
residential districts shall be treated as multifamily residential uses under Table 17.36.020 of 
this title . Signage for mobile home parks within any other district shall be subject to the 
requirements applicable to that district under Table 17.36.020. 

B. Conversion/Closure/Cessation. The conversion of a mobile home park to another use, the 
closure of a mobile home park or the cessation of use of land as a mobile home park shall be 
subject to the granting of a use permit pursuant to Chapter 17.40 of this title . Closure or 
cessation of use of a mobile home park resulting from an adjudication of bankruptcy shall be 
exempt from this requirement. 

1. The application for a use permit shall be accompanied by: 

a. Proof of compliance with the notification requirements of California Government Code 
Sections 65863.7(b) and 65863.8 and California Civil Gode Section 798.56(9)(1 ), via 
certified mail to the residents of each mobile home in the mobile home park. 

b. A report on the impact of the conversion/closure/cessation upon the displaced 
residents of the mobile home park, addressing the availability of adequate replacement 
housing in mobile home parks and the potential costs of relocation , and proposing steps 
to mitigate the identified impacts. 

2. The planning commission shall conduct a public hearing on the application for a use 
permit. The public hearing shall be held no less than thirty (30) days after the application is 
submitted and not until the applicant has fulfilled the application requirements listed above. 
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ATTACHMENT 1 

3. The planning commission may either grant or deny the application for use permit and may 
grant the permit subject to such conditions as the planning commission deems necessary or 
appropriate in order to mitigate the impacts of conversion/closure/cessation upon the 
residents of the mobile home park, not to exceed the reasonable costs of relocation. 

17.32.050 - Fences, hedges and walls. 

B. Exceptions. 

1. The community development director may approve retaining walls located in any required 
setback area having a height (as defined in Section 17.02.400) in excess of six (6) feet and 
falling within any one of the following categories: 

a. The surface of the retaining wall is treated with coloring, texture, architectural features, 
trelliswork, or other means that will visually divide the height of the retaining wall into 
horizontal sections of no more than six (6) feet. 

b. Water-conserving, non-invasive landscaping of sufficient size at maturity will be planted 
and maintained to provide screening so that no more than six (6) feet of the height of the 
retaining wall would remain visible. 

c. The retaining wall is located on a cut slope so that it is not readily visible from off the 
site. 

2. Fence heights may exceed six (6) feet through the addition of up to two (2) feet of wooden 
lattice on top within the required side and rear setbacks in the R-1, R-2, R-3, R-BA and 
NCRO-2 districts, but not within the front setback required per the district's development 
regulations. 

3. Metal rail-and-picket fences and black or dark green vinyl-coated chain-link fences not 
exceeding eight (8) feet in height may be constructed in the C-1, TC-1 and M-1 districts. 

4. Temporary chain-link demolition/construction barricades not exceeding eight (8) feet in 
height are permitted in all districts, subject to removal prior to final inspection. 

5. In the R-MHP district. fence heights may be constructed up to eight (8) feet along the 
mobile home park perimeter, except that fence heights may be constructed up to ten (10) feet 
along the mobile home park perimeter abutting a public right-of-way. 

6. a. All other exceptions to the general regulations set forth in subsection 17.32 .050(A) shall 
require approval by the planning commission. Application for such exception shall be filed 
with the community development director and shall be accompanied by payment of a 
processing fee in such amount as established from time to time by resolution of the city 
council. The planning commission may grant the exception upon making all of the following 
findings: 

a. The exception is necessary by reason of unusual or special circumstances or 
conditions relating to the property in order to gain full use and enjoyment of the property. 

b. The proposed fence, hedge or wall will not create a safety hazard for pedestrians or 
vehicular traffic. 

c. The appearance of the fence, hedge or wall is compatible with the design, appearance 
and scale of the existing buildings and structures in the neighboring area. 
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draft 
ORDINANCE NO. 630 

AN ORDINANCE OF THE CITY OF BRISBANE 

ATTACHMENT 2 

AMENDING TITLE 17, ZONING, OF THE BRISBANE MUNICIPAL CODE AND 
THE ZONING MAP 

TO ESTABLISH A NEW RESIDENTIAL MOBILE HOME PARK ZONING DISTRICT 
AND TO APPLY THE DESIGNATION TO THE SIERRA POINT MOBILE HOME 

PARK 

The City Council of the City of Brisbane hereby ordains as follows: 

SECTION 1: Section 17.04.010 in Chapter 17.04 - Establishment of Zoning Districts of the 
Municipal Code is amended to read as follows: 

17.04.010 - Establishment of districts. 

The districts into which the city is divided are hereby established and designated as follows: 

A. R-1 Residential district. 

B. R-2 Residential district. 

C. R-3 Residential district. 

D. R-BA: Brisbane acres residential district. 

E. C-1: Commercial mixed use district. 

F. NCRO: Central Brisbane commercial district. 

G. HC: Beatty heavy commercial district. 

H. SCRO-I: Southwest Bayshore commercial district. 

I. SP-CRO: Sierra Point commercial district. 

J. TC-1: Crocker Park trade commercial district. 

K. TC-2: Southeast Bayshore trade commercial district. 

L.MLB: Marsh Lagoon Bayfront district. 

M. O-S: Open space district. 

N. P-D: Planned development district. 

P. P AOZ: Parkside overlay district 

P. R-MHP: Residential mobile home park district 
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SECTION 2: A new Chapter 17.11- R-MHP Residential Mobile Horne Park District is added to 
Title 17 of the Municipal Code to read as follows: 

CHAPTER 17.11 - R-MHP RESIDENTIAL MOBILE HOME PARK DISTRICT 

17.11.11 Purpose of chapter 

In addition to the objectives set forth in Section 17.01.030, the R-MHP (Mobile Horne Park 
Residential District (hereinafter referred to as the "R-MHP district") is included in the Zoning 
Ordinance to achieve the following purposes: 

A. To provide a district for mobile home parks to facilitate the retention of mobile home 
housing stock. 

B. To ensure that mobile home park development is compatible with surrounding residential 
and non-residential uses. 

C. To ensure adequate light, air, space, fire safety, quiet, and privacy for mobile home park 
residents. 

D. To implement and promote the goals and policies of the Housing Element of the General 
Plan so as to guide and manage mobile home park developments in the city in accordance 
with such plan. 

17.11.020 Permitted uses 

The following pennitted uses shall be allowed in the R-MHP district: 

A. Mobile home parks. 

B. Mobile homes. 

C. Accessory structures, including structures used for administration, maintenance or other 
community services. 

D. Small day care homes. 

E. Horne occupations, conducted in accordance with the regulations prescribed in Chapter 
1 7.44 of this title. 

F. Accessory dwelling units, when authorized by a permit granted pursuant to Chapter 
17.43 of this title. 

17.11.030 Conditional Uses 

2 



There are no conditional uses in the R-MHP district. 

17.11.040 Development Regulations 

The following development regulations shall apply to the R-MHP district: 

ATTACHMENT 2 

A. Park Area. There is no minimum area for a mobile home park in the R-MHP District. 

B. Density of Development. The maximum density of a mobile home park shall be one ( 1) 
mobile home per each one thousand five hundred (1,500) square feet of park area. 

C. Setbacks. Setbacks in the R-MHP District shall be as required by the California Code of 
Regulations, Title 25, as may be amended. 

D. Lot Coverage. Lot coverage maximums in the R-MHP district be as required by the 
California Code of Regulations, Title 25, as may be amended .. 

E. Floor Area Ratio. There is no floor area maximum in the R-MHP district. 

F. Height of Structures. The maximum height of any accessory structure shall be 20 feet. 

G. Fencing and Screening Requirements. 

1. Fencing. All fencing in the R-MHP District shall comply with the regulations 
set forth in Section 17 .32.050 of this title. 

2. Screening. A combination of landscaping, fencing, and/or screening consistent 
with all applicable provisions of this Chapter and Title shall buffer mobile 
home parks from adjacent arterial or collector roadways. 

H. Vehicular Access. Vehicular access shall be as required by the California Code of 
Regulations, Title 25, as may be amended. 

I. Landscaping requirements. 

1. Plant materials shall be drought resistant and non-invasive as required by the 
planning director. 

2. Landscaping shall be installed according to detailed plans approved by the 
planning director. The landscape plans shall be consistent with the following 
objectives: 

a. Use of plants that are not invasive; 

b. Use of water conserving plants; and 
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c. Use of plants and other landscape features that are appropriate to the context. 

3. Irrigated Landscapes. New and rehabilitated, irrigated landscapes are subject to 

the provisions of the water conservation in landscaping ordinance (refer to 

Chapter 15. 70) or the latest state provisions, whichever is more effective in 

conserving water. 

J. Pedestrian access. Pedestrian access to and within a mobile home park shall be 

provided by a connected interior pedestrian pathway network or sidewalks located in 

the rights-of-way of perimeter streets. 

K. Trash Enclosures. All receptacles for collection and recycling shall be completely 

screened from view at street level. 

L. Title 25 Compliance. Mobile home park design, layout, development, maintenance and 

management shall be governed by and subject to the California Code of Regulations Title 

25, or successor regulations. 

17.11.050 Administrative Design Review 

A. Any request to modify the physical conditions of a mobile home park, including the 

following, are subject to granting of an administrative design permit by the Community 

Development Director in accordance with the provisions of subsection B of this section 

and any applicable design guidelines adopted by the city: 

1. The construction of any permanently constructed accessory structure of two (2) or 
more stories in height; 

2. Revisions to the park's circulation design which impact any public street system or 

reduce the number of existing designated parking spaces. 

B. In order to grant an administrative design permit to modify the physical conditions of a 

mobile home park, the Community Development Director must make the following 

findings, as applicable: 

1. Proposed buildings and structures are designed and located to mitigate potential 

impacts to adjacent land uses. 

2. The site plan minimizes the effects of traffic on abutting streets through careful layout 

of the site with respect to location, dimensions of vehicular and pedestrian entrances 

and exit drives, and through the provision of adequate off-street parking. There is an 

adequate circulation pattern within the boundaries of the development. Parking 

facilities are adequately surfaced, landscaped and lit. 
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17.11.060 Parking. 

All uses in the R-MHP District shall comply with the parking regulations set forth in Chapter 
17.34 of this title and all applicable provisions of Title 25 of the California Code of 
Regulations, as may be amended. 

17.11.070 Signs. 

All signs in the R-MHP district shall comply with the sign regulations set forth in Chapter 
17.36 of this Title. Signage identifying the mobile home park, community buildings, and other 
necessary informational and directional signs are permitted. 

17.11.080 Construction & Operation 

All construction, installation, management, and operation procedures within the premises of a 
mobile home park in this district shall be in accordance with the provisions of all applicable State 
and local laws and regulations, including those laws and regulations specified below, and as may 
be amended over time: 

A. California Health and Safety Code Section 18000 et seq., "Manufactured Housing". 

B. California Health and Safety Code, Division 13 ( entitled "Housing"), Part 2 ( entitled 
"Mobile Homes - Manufactured Housing), Section 18000 et seq. 

C. California Code of Regulations, Title 25, Division 1, Chapter 2, "Mobile home Parks and 
Installations." 

D. California Code of Regulations, Title 25, Division I, Chapter 3, "Factory-Built 

Housing, Mobile homes, and Manufactured Homes." 

E. California Civil Code Section 798 et seq. 

17.11.090 Mobile Home Park Conversion, Closure, or Cessation. 

The conversion of a mobile home park to another use, the closure of a mobile home park or 
the cessation of use of land as a mobile home park shall be subject to the granting of a use 
pern1it pursuant to Chapter 17.40 of this title. Closure or cessation of use of a mobile home 
park resulting from an adjudication of bankruptcy shall be exempt from this requirement. 

A. The application for a use pennit shall be accompanied by: 

1. Proof of compliance with the notification requirements of California Govermnent 

Code Sections 65863 .7(b) and 65863 .8 and California Civil Code Section 
798 .56(g)(I), as may be amended, via certified mail to the residents of each mobile 
home in the mobile home park. 
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2. A report on the impact of the conversion/closure/cessation upon the displaced 

residents of the mobile home park consistent with the requirements of California 
Government Code Section 65863.7, as may be amended, addressing the 
availability of adequate replacement housing in mobile home parks and the 
potential costs of relocation, and proposing steps to mitigate the identified impacts. 

B. In addition to the findings for granting a use pennit set forth in Chapter 17.40, the 
Planning Commission shall find that the cessation or closure of the park shall be 

subject to the conditions to mitigate its impacts upon the residents of the mobile home 
park, consistent with the requirements of Government Code Section 65863.7, as may 
be amended. 

SECTION 3: Section 17.16.040 in Chapter 17.16- SCRO-1 Southwest Bayshore Commercial 
District is amended to read as follows: 

17 .16.040 - Development regulations. 

Development regulations in the Southwest Bayshore district are as follows: 

A. Lot Area. The minimum area of any lot shall be seven thousand five hundred (7,500) feet. 

B. Density of Development. The minimum lot area for each dwelling unit on a site shall be as 
follows: 

1. Single-family dwellings: Seven thousand five hundred (7,500) square feet; 

2. Duplex dwellings: Three thousand seven hundred fifty (3,750) square feet; 

3. Multiple-family dwellings and dwelling groups: One thousand five hundred (1,500) square 
feet; 

4. Mixed use or live/work development: dwelling unit density shall be determined by the use 
permit. 

C. Lot Dimensions. The minimum dimensions of any lot shall be as follows: 

1. Width: Fifty (50) feet; 

2. Depth: No requirement. 

D. Setbacks. The minimum required setbacks for any lot shall be as follows: 

1. Front setback; 

a. Residential/Mixed Use: Ten (10) feet; 

b. Commercial Uses: Twenty-five (25) feet for commercial uses; 
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c. Exception: The setbacks may be reduced to zero (0) where development includes 
dedication to public right-of-way for a frontage access road and sidewalk, to the 
satisfaction of the city engineer and fire department. 

2. Side setback: 

a. Residential/ Mixed Use: Five (5) feet; 

b. Commercial Uses: Fifteen (15) feet; 

c. Exception: The planning commission may approve exceptions to the side setback 
regulations through the granting of a use permit. 

3. Rear setback: Ten (10) feet. 

E. Lot Coverage. The maximum coverage by all structures on any lot shall be seventy percent 
(70%). 

F. Height of Structures. The maximum height of any structure shall be thirty-five (35) feet. 

G. Landscaping Requirements. 

1. Not less than ten percent (10%) of the lot area shall be improved with landscaping. 

2. Plant materials shall be drought resistant and non-invasive as required by the planning 
director. 

3. Landscaping required under this section, including replacement landscaping, shall be 
installed according to detailed plans approved by the planning director. The landscape plans 
shall be consistent with the following objectives: 

a. Use of plants that are not invasive; 

b. Use of water conserving plants; and 

c. Use of plants and other landscape features that are appropriate to the context. 

4. Irrigated Landscapes. New and rehabilitated, irrigated landscapes are subject to the 
provisions of the water conservation in landscaping ordinance (refer to Chapter 15. 70) or the 
latest state provisions, whichever is more effective in conserving water. 

H. Screening Requirements. 

1. Outside storage of pallets or containers used for transportation and delivery of items 
related to the uses conducted on the site shall not be located in any required setback from 
a street and shall be screened from off-site view to the extent it is reasonable to do so. 

2. The off-site visibility of exterior equipment such as heating and ventilation units, above­
ground storage tanks, compactors and compressors, shall be mitigated through such 
measures as may be reasonable under the circumstances, including, but not limited to, the 
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installation of screening, fencing, painting, or landscaping, or any combination of the 
foregoing. 

3. The screening requirements set forth in subsections (H)(l) and (H)(2) of this section are 
not intended to be exclusive and the approving authority may require, as a condition of 
the use permit, such other and additional screening measures as it deems necessary or 
appropriate to mitigate any potential adverse visual and audible impacts created by the 
intended use. 

I. Recycling Area Requirements. 

1. Adequate, accessible and convenient areas for depositing, collecting and loading 
recyclable materials in receptacles shall be provided. The area shall be located and fully 
enclosed so as to adequately protect neighboring uses from adverse impacts such as 
noise, odor, vectors, wind-blown litter or glare. The area shall be designed to prevent 
storm water run-on to the area and runoff from the area, and roofs shall be designed to 
drain away from neighboring properties. A sign clearly identifying all recycling and solid 
waste collection and loading areas and the materials accepted therein shall be posted 
adjacent to all points of direct access to the area. 

2. This requirement shall apply to all new commercial or institutional buildings, residential 
buildings having five (5) or more living units, and city facilities (including buildings, 
structures, and outdoor recreation areas owned by the city) where solid waste is collected 
and loaded. This requirement shall also apply to any existing development for which 
building permit applications are submitted within a twelve-month period collectively 
adding thirty percent (30%) or more to the existing floor area of the development project. 
For existing developments occupied by multiple tenants, this requirement shall apply to 
building permit applications submitted by any tenant within a twelve-month period 
collectively adding thirty percent (30%) or more to the existing floor area of that portion 
of the development which said tenant leases. Such recycling areas shall, at a minimum, 
be sufficient in capacity, number, and distribution to serve that portion of the 
development project which said tenant leases. 

J. Emergency Shelters. Development standards for emergency shelters shall be the same as for 
residential development in the district, except density of development regulations, and 
emergency shelters that meet the following requirements are exempt from the requirement of a 
design permit and use permit: 

1. No emergency shelter shall be allowed to be located within three hundred (300) feet of 
another emergency shelter. 

2. The required setbacks for new development shall be: 

a. Front setback: Ten (10) feet; except that the front setback may be reduced to zero (0) 
where development includes dedication to public right-of-way for a frontage access 
road and sidewalk, to the satisfaction of the city engineer and fire department. 

b. Side setback: Five (5) feet; except that the planning commission may approve 
exceptions to the side setback regulations through the granting of a use permit. 
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c. Rear setback: Ten (10) feet. 

3. A maximum of twelve (12) persons (twelve (12) beds) to be served nightly. 

4. Each resident shall be provided personal living space. 

5. Bathrooms and bathing facilities shall be provided, adequate for the number ofresidents. 

6. Laundry facilities or services shall be provided on site, adequate for the number of 
residents. 

7. The length of stay for individual clients shall not exceed six months, or as allowed by state 
law. 

8. Staff and services shall be provided to assist residents to obtain permanent shelter and 
mcome. 

9. For security, the facility shall provide outdoor lighting of common areas, entries, parking 
areas, pathways, in compliance with BMC Section 17.16.0S0(E). 

10. For security, the shelter shall be adequately staffed twenty-four (24) hours a day, seven 
(7) days a week. 

11. Parking shall be as specified in BMC Chapter 17.34. 

12. Outdoor activities, such as recreation, eating, and staging for drop-off, intake, and pick­
up, may be conducted at the facility, between the hours of five (5:00) a.m. and ten (10:00) 
p.m. A night operations use permit is required for outdoor activities between the hours of 
ten (10:00) p.m. and five (5:00) a.m., as provided for in BMC Section 17.16.070. 

13. The facility may provide the following: 

a. Kitchen facilities; 

b. Dining area; 

--------•C.-Recr.eation-room~· ------------------------------

d. Training and counseling support services; 

e. Child care facilities; 

f. Other facilities or services that are accessory to an emergency shelter. 

14. Prior to commencing operation, the emergency shelter provider must have a written 
management plan, which shall be provided to the planning director. The management 
plan must include provisions for staff training, resident identification process, 
neighborhood outreach, policies regarding pets, the timing and placement of outdoor 
activities, provisions for residents' meals (including special dietary needs), medical care, 
mental health care, dental care, temporary storage of residents' personal belongings, 
safety and security, provisions in case of area-wide emergencies, screening of residents to 
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ensure compatibility with services provided at the facility, plans to help secure other 
provisions for those who may not be part of the shelter's target population, computer 
access for residents, and training, counseling and social service programs for residents, as 
applicable. 

K. Mobile home parks. 

1. Mobile home parks in the SCRO-1 district shall be subject to the development and 

parking standards established in Chapter 17.11 of this Title. 

2. Conversion, closure, or cessation of a mobile home park in the SCRO-1 district shall be 

subject to the procedures established in Section 17.11.090 of this Title. 

SECTION 4: Section 17.32.110 - Mobile home parks in Chapter 17.32 - General Use 
Regulations is deleted. 

SECTION 5: Section 17.32.050- Fences, hedges, and walls in Chapter 17.32- General Use 
Regulations is amended as follows: 

A. General Regulations. Fences, hedges and walls may be erected subject to the following 
conditions: 

1. Unless otherwise provided elsewhere in this title, fences, hedges and walls not 
exceeding six (6) feet in height may be constructed in any district within any required 
setback area, except as follows: 

a. Where the director of public works determines that visibility would be affected, the 
height of fences, hedges and walls shall be reduced to not less than three (3) feet. 

b. Chain-link fences shall not be constructed in or adjoining any R residential district, 
except as provided in subsections (B)( 4) and (B)(5). 

c. Razor wire, barbed wire and similar materials with sharp edges or points shall not 
be used for fencing in any district, except as provided in subsection (B)(5). Other non­
standard fencing materials may be similarly restricted per guidelines approved by the 
planning commission. 

d. As a condition of approval for properties subject to the San Bruno Mountain Area 
Habitat Conservation Plan, the planning commission shall restrict the height, location 
and/or design of fencing to maintain sufficient openness to allow passage of butterflies 
while remaining consistent with building code requirements. 

2. Where a fence is proposed to be constructed, or has been constructed, adjacent to city 
property, a boundary survey or other evidence of the location of the fence shall be 
submitted to the director of public works upon request if the director detennines that a 
question exists as to whether the fence encroaches on public property. 

3. When construction of a fence impairs the visibility of address numbers on a house, such 
numbers shall be relocated with approval of the fire prevention officer. 
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B. Exceptions . 

1. The community development director may approve retaining walls located in any 
required setback area having a height ( as defined in Section 17. 02.400) in excess of six ( 6) 
feet and falling within any one of the following categories: 

a. The surface of the retaining wall is treated with coloring, texture, architectural 
features, trelliswork, or other means that will visually divide the height of the retaining 
wall into horizontal sections of no more than six (6) feet. 

b. Water-conserving, non-invasive landscaping of sufficient size at maturity will be 
planted and maintained to provide screening so that no more than six ( 6) feet of the 
height of the retaining wall would remain visible. 

c. The retaining wall is located on a cut slope so that it is not readily visible from off 
the site. 

2. Fence heights may exceed six (6) feet through the addition of up to two (2) feet of 
wooden lattice on top within the required side and rear setbacks in the R-1 , R-2, R-3, R­
BA and NCRO-2 districts, but not within the front setback required per the district's 
development regulations. 

3. Metal rail-and-picket fences and black or dark green vinyl-coated chain-link fences not 
exceeding eight (8) feet in height may be constructed in the C-1, TC-1 and M-1 districts. 

4. Temporary chain-link demolition/construction barricades not exceeding eight (8) feet in 
height are pe1mitted in all districts, subject to removal prior to final inspection. 

5. In the R-MHP district, fence heights may be constructed up to eight (8) feet along the 
mobile home park perimeter, except that fence heights may be constructed up to ten (10) 
feet along the mobile home park perimeter abutting a public right-of-way. 

6. All other exceptions to the general regulations set forth in subsection 17.32.050(A) 
shall require approval by the planning commission. Application for such exception shall 
be filed with the community development director and shall be accompanied by payment 
of a processing fee in such amount as established from time to time by resolution of the 

------~c"'"""· tY- council. The planning_c..ommis_si ornay_granLthe....exc_e.piion_upon making-""LL..>-L-~~ ------
following findings: 

a. The exception is necessary by reason of unusual or special circumstances or 
conditions relating to the property in order to gain full use and enjoyment of the 
property. 

b. The proposed fence, hedge or wall will not create a safety hazard for pedestrians or 
vehicular traffic. 

c. The appearance of the fence, hedge or wall is compatible with the design, appearance 
and scale of the existing buildings and structures in the neighboring area. 

SECTION 6: The Zoning Map of the City of Brisbane is amended per the attached Exhibit A, as 
follows: 
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The parcels of land within the General Plan's Southwest Bayshore subarea identified as County 
of San Mateo's Assessor Parcel Numbers 134-041-490, 007-350-010, 007-553-010, 007-553-
020, 007-350-030, and 007-350-020 shall be designated on the Zoning Map of the City of 
Brisbane as R-MHP Residential Mobile Home Park District. 

SECTION 7: Where a use permit, design permit or variance approval has been issued through 
final action by the City prior to the effective date of this Ordinance, or where such planning 
permit approval is not required and a complete building permit application has been submitted 
prior to the effective date of this Ordinance, the holder of such use permit, design permit or 
variance approval or complete building permit application may proceed to construct the 
improvements or establish the use authorized by such permit or approval and the same shall be 
exempted from any conflicting regulations that may be contained in this Ordinance. 

SECTION 8: If any section, subsection, sentence, clause or phrase of this Ordinance is for any 
reason held by a court of competent jurisdiction to be invalid or unconstitutional, such decision 
shall not affect the validity of the remaining portions of this Ordinance. The City Council of the 
City of Brisbane hereby declares that it would have passed this Ordinance and each section, 
subsection, sentence, clause and phrase thereof, irrespective of the fact that one or more sections, 
subsections, sentences, clauses or phrases may be held invalid or unconstitutional. 

SECTION 9: This Ordinance shall be in full force and effect thirty days after its passage and 
adoption. 

* * * 

The above and foregoing Ordinance was regularly introduced and after the waiting time 
required by law, was thereafter passed and adopted at a regular meeting of the City Council of 
the City of Brisbane held on the ___ day of ________ , 2018, by the 
following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

Mayor W. Clarke Conway 
ATTEST: 

City Clerk 

APPROVED AS TO FORM: 

City Attorney 
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RESOLUTION NO. RZ-4-18 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BRISBANE 
RECOMMENDING APPROVAL OF ZONING TEXT AND MAP AMENDMENT RZ-4-18 

TO THE CITY COUNCIL 
AMENDING TITLE 17, ZONING, OF THE BRISBANE MUNICIPAL CODE AND 

THE ZONING MAP 
TO ESTABLISH A NEW RESIDENTIAL MOBILE HOME PARK ZONING DISTRICT AND 

TO APPLY THE DESIGNATION TO THE SIERRA POINT MOBILE HOME PARK 

WHEREAS, in April of 2015, the City Council adopted the 2015-2022 Housing Element 
via General Plan Amendment GPA-1-14, and certified a Negative Declaration for the Housing 
Element; and 

WHEREAS, the 2015-2022 Housing Element Programs H.B.1.i directs the City to rezone 
the existing mobile home park located at 3800 Bayshore Boulevard, known as the Sierra Point 
Mobile Home Park, to a Mobile Home Park Residential zoning designation allowing mobile 
home uses only; and 

WHEREAS, the proposed zoning map and text amendments contained in application RZ-
4-18 implementing the Residential Mobile Home Park zoning designation and development 
standards are consistent with the 2015-2022 Housing Element and the Land Use Element of the 
General Plan; and 

WHEREAS, the project is consistent with the adopted Negative Declaration for the 2015-
2022 Housing Element, SCH#2015012053. 

NOW, THEREFORE, based upon the evidence presented, both written and oral, the 
Planning Commission of the City of Brisbane hereby RECOMMENDS that the City Council 
adopt the attached ordinance. 

A YES: Gomez, Mackin, Patel 
-----~ uE : ayasane 

ABSENT: Gooding 

ATTEST: 

(TQ 

~----~­
Coleen Mackin 
Chairperson 

JOHN SWIECKI, Community Development Director 
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ong, applicant, answered the Commission's questions regarding where replacement 
trees coul e planted on the property or potentially within the public right-of-way, subject to 
City Engineer roval. 

Merritt Widen, s Road, shared his concerns with the grading process, soil hauling, 
parking, noise, dust contro , nd length of time of construction. 

Associate Planner Capasso state at Mr. Widen's concerns with truck trips, grading safety, 
equipment staging, dust control, an orker parking would be addressed in a construction 
management plan as part of the grading pe it review by the City Engineer. 

Commissioner Patel moved to close the public aring. Commissioner Gomez seconded the 
motion and it was approved 4-0. 

After deliberation, Commissioner Patel moved to recommen roval of the grading permit to 
the City Engineer by adopting Resolution EX-2-17, modified to re ire two replacement trees to 
be planted on the property, at least one of which shall be a species rea ing high canopy height 
at maturity, and to encourage the applicant to work with the City Enginee o incorporate street 
landscaping, such as trees or shrubs, with required sidewalk or other street imp vements, at the 
discretion of the City Engineer. Commissioner Sayasane seconded the motio nd it was 
approved 4-0. 

Chairperson Mackin read the appeal procedure. 

2. PUBLIC HEARING: Zoning Text and Map Amendment RZ-4-18; 3800 Bayshore 
Boulevard; SCRO-1 Zoning District (existing), R-MHP District (proposed); Zoning 
Text and Map Amendments to adopt a new Residential Mobile Home Park (R-MHP) 
zoning designation and apply the R-MHP district designation to the property located at 
3800 Bayshore Boulevard, known as the Sierra Point Mobile Home Park, and amend to 
Cha ters 17.04 Cha ter 17.16 and Cha ter 17.32 to achieye_ consistenc _between_the_ 
new R-MHP zoning designation and existing zoning regulations; City of Brisbane, 
applicant; Maryann Button, owner. 

Planning Intern Flamenco presented the staff report. Staff answered questions from the 
Commission regarding existing structures on the property and how replacement of those 
structures would be addressed under the proposed regulations. 

Doug Button, representing the property owner, stated he did not support the rezoning as it 
eliminated other conditional uses that the property owner could apply for in the future. He stated 
the property ownership did not plan to close the park. He stated he was not provided with notice 
or other information from the City prior to the public hearing. 

Staff explained the background behind the Housing Element policy adopted in 2015 to rezone 
the mobilehome park and the City's legal obligation to implement the policy. Staff stated that the 
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property owners had been contacted by mail prior to the public hearing explaining the rezoning 
application and inviting discussion with the City. 

Commissioner Sayasane moved to close the public hearing. Commissioner Gomez seconded the 
motion and it was approved 4-0. 

The Commission discussed current park closure procedures, which would not change under the 
draft ordinance, and the City's obligation under State Housing Element law to implement the 
program. The Commission discussed Mr. Button's concerns with future redevelopment potential 
of the park and the process that would be required to rezone the site subsequent to a park closure 
under the State and City regulations. They also discussed whether the proposed zoning district 
could allow 100% affordable housing on the site in addition to mobile home parks. 

After deliberation, Commissioner Patel moved adoption of the Resolution RZ-4-18 
recommending the City Council adopt the draft ordinance to amend the zoning ordinance to 
designate the mobile home park as R-MHP, Residential Mobile Home Park. Commissioner 
Gomez seconded the motion and it was approved 3-1 (Commissioner Sayasane opposed). 

uest to study parking ordinance to define new use categories and parking 
ts and modify structure of existing ordinance. 

the staff memorandum and draft resolution. 

After discussion, Commissioner mez moved adoption of Resolution PC-3-18. The motion was 
seconded by Commissioner Patel and oved 4-0. 

I. ITEMS INITIATED BY THE COMMISSIO 

Commissioner Gomez stated the tree ordinance subcommittee 

J. ADJOURNMENT 

Commissioner Sayasane moved adjournment to the next regular meeting of August 
Commissioner Patel seconded the motion and the meeting adjourned at 9: 15 p.m. 

Attest: 

John A. Swiecki, Community Development Director 
NOTE: A full video record of this meeting can be found on DVD at City Hall and the City's 
website at www .brisbaneca .org. 



City of Brisba11e 
Planning Commission Agenf a Report 

TO: 

FROM: 

Planning Commission i-\ r the Meeting of 8/9/18 

Julia Capasso, Assudalt: Planner, via Jo~ kl1 Community Dt:vdopment 

Director I 
SUBJECT: Zoning Text and Map Amendment RZ-4-18; Ador t a new Residential Mobile 

Home Park (R-MHP) zoning desi1,'llation and ff PPlY the R-MHP district 
designation to the property located at 3800 Bayshof e Boulevard, known as the 
Sierra Point Mobile Home Park, and amend Chaple 17.04. Chapter 17.16. and 
Chapter 17.32 to achieve consistency between the new R-MHP zoning 
desi1,'llation and existing zoning regulations; City of Brisbane, applicant: Maryann 
Button. owner. l 

REQUEST: Zoning text and map amendments to establish a ne} Residential Mobile Home 
Park (R-MHP) zoning designations and development standards to iJllplement Housing Element 
Program H.B. J.i . 

RECOMMENDATION: Adoption of Resolution RZ-4-18, recommending approval of the 
zoning text and map amendments to the City Council. I 
ENVIRONMENTAL DETER.MJNATION: The project is consistent with the General Plan per 
State CE(.JA Guidelines Section 15183(a)--this proposal falls within ta class of projects which arc 
consistent with existing zoning or general plan policies for which a1 EIR was certified and shall 
thcrtforc not require further review. The e.~ception to this scctt0n requiring environmental 
review as might be necessary to examine project specific significant ~fleets does not apply. 

APPLICABLE REGULATIONS: Procedures for zoning amendrj)cnts are provided in BMC 
Chapter 17.50. The City's current zoning regulations regarding moh~'le home parks arc located in 
BMC §17.32.110. State regulations governing mobile home park cvclopmcnt arc located in 
Uivision 13 , Part 2.1 of the California Health and Safety Code, co1111 encing with Section 18200, 
and the California Code of Regulations, Tille 25, Division I, Chapte f commencing with section 
1000. State regulations regarding mobile home park closure arc 11catcd in Government Code 
Sections 65863.7 and 65863 .8. 

BACKGROUND/DISCUSSION: 

The 2015-2022 Housing Element, adopted by U1c City Council in 2015 via Resolution 2015-38, 
contains a variety of policies and pro1,'fams to guide the dcvelopme1lf of new housing in the City 
as well as preserve the existing housing stock. Housing F.lement Virogram H.B.1.i specifically 
calls for the establishment of a new residential zoning district in wlj ich tnobilc home parks and 
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associated supportive uses arc the only permitted use. This district is intended to be applied to 
the existing Sierra Point Mobile Home Park, located at 3800 Bayshore Boulevard, in order to 
preserve the current mobile home park use which provides a valuable source of affordable 
housing for Brisbane residents. Current trends in the Bay Area real estate market and the ongoing 
housing crisis have led to increased concerns that mobile home parks, including the Sierra Point 
Mobile Home Park, may be threatened by market pressures to redevelop or convert from its 
present land use. The mobile home park is currently zoned Southwest Bayshore Commercial 
(SCRO-I), a zoning designation that conditionally allows a broad range of commercial and 
residential uses. 

The proposed Zoning Text and Map Amendments would establish the Residential Mobile Home 
Park (R-MHP) district and apply the designation to the existing mobile home park, consistent 
with the Housing Element's direction. (See Attachment 2 for redline zoning text amendments 
and Attachment 3 for the draft ordinance.) The provisions of the new district reflect the existing 
conditions of the mobile home park, with the overall intent to avoid creating any nonconforming 
conditions at the park. 

The mobile home residential uses and supportive uses permitted in the proposed R-MHP district 
are consistent with the provisions of the Housing Element of the General Plan and the 
Subregional/Commercial/Retail/Office (SCRO) land use designation applicable to the property 
in the Land Use Element of the General Plan. 

Mobile Home Park History 

The Sierra Point Mobile Home Park is located at 3800 Bayshore Boulevard, contains 62 mobile 
home spaces, and occupies 3.5 acres, or approximately 2 I mobile home units per acre. The first 
documented acknowledgment of the park in the City's records date to 1957, though anecdotally 
it is noted that the site developed as a trailer park prior to that year. The City granted a Use 
Permit in 1977 to expand the mobile home park to its current configuration. Currently, the 
mobile home park has 62 permanent spaces, with additional spaces occupied on a temporary 
basis by travel trailers. Based on conversations with the property manager, the park currently has 
a waitlist of at least 25 families . 

Land uses adjacent to the mobile home park include a mixed-use property at 3832 Bayshore 
Boulevard to the south, with three housing units and a commercial warehouse/office zoned 
SCRO-I, a single-family dwelling and vacant lot both zoned Brisbane Acres Residential (R-BA) 
to the west, commercial offices and warehouses at 3475-3775 Bayshore Boulevard to the east, 
and a vacant approximately tluee-acre property to the north approved for 30 condominium units. 
The zoning designations of adjacent properties would not be impacted by the proposed zoning 
amendments. 

Regulatory Context: State and Local Regulations for Mobile Home Park Development 

Mobile home parks are unique housing types due to their size, semi-permanent nature, and the 
fact that the homes and land are in separate ownership. From a zoning and land use perspective, 
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mobile home park development is complicated by the fact that the St~tc of California maintains 
regulatory power over mobile home park construction and developm nt. 

The "Mobilehome Parks Act," housed in Division 13, Part 2.1 of the alifornia Health and 
Safety Code, commencing with Section 18200, establishes requirements for the permits, fees, 
and responsibilities of park operators and enforcement agencies, inclijding the Department of 
Housing and Community Development (HCD), and requires HCD to~develop and enforce both 
the regulations and the laws. Mobile home park development rcgulatmns arc contained in the 
California Code of Regulations, Title 25, Division I, Chapter 2 comJ encing with section I 000. 
The regulations include specific requirements for park constmction, i aintenance, use, 
occupancy, and design. Also included arc requirements for items suet as lot identification, 
lighting, roadway width, plans, permits. mobile home installation, ac~essory structures and 
buildings, earthquake resistant bracing systems, application proceduri s, fees , enforcement, and 
appeal procedures. Mobile home park residency regulations, including procedures for tenant 
eviction and mobile home park closures, are located in State Civil c dl:le Sections 798-799.11 and 
Government Code Section 65863.7. Park closure procedures mandat~d by the State include a 
requirement for discretionary permit approval from the local regulatiAg authority, resident 
notification requirements, study of economic impacts of closurc/conJMbrsion on park residents, 
and payment of reasonable relocation costs to residents should a permit for park closure be 
approved. " 

Due to the extensive nature of the State's mobile home park regulations, local mobile home park 
zoning regulations are typically limited in scope to address broader is1sues of compatibility with 
adjacent uses, site access, and screening. The City's mobile home patk regulations are currently 
located within BMC Chapter 17.32, and establish requirements for si~e access, trash enclosures, 
passive open areas, and fencing. The City's regulations also require ~ Use Permit for any 
proposals to close or convert a mobile home park to another use, consistent with State Civil Code 
requirements. Parking requirements for mobile homes are located in BMC Chapter 17.34. 

The proposed R-MHP zoning district will carry over the existing stl~ards and regulations 
contained in Chapter 17.32 with some modifications, as summarized in the discussion below. 

Proposed R-MHP District Regulations 

TI1e new R-MHP district regulations are outlined in detail in Attachll),ents 2 and 3, and are 
summarized below: 

• Density of mobile home development: There are currently n"o density requirements 
applicable to mobile home parks in the City's mobile home pi rk regulations. The 
proposed zoning text amendments would establish a maximum density of I mobile home 
per each 1,500 square feet of park area, which is the same stal!dard applicable to multi­
family development in the R-3 Residential District and SCRd:-1 District. The current 
park is developed at a lesser density of approximately 1 mobitb home per approximately 
2,300 square feet of park area and is fully built out. I 

• Physical development standards: Many of the typical residential district development 
standards, including lot size and setback minimums and lot ci verage and floor area 
maximums, arc relevant to a mobile home park use or arc supi:rscdcd by regulations in 
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the State Civil Code and Code of Regulations. Such standards arc not currently regulated 
in the City's existing mobile home park regulations and are explicitly not regulated in the 
proposed zoning text amendments, with the exception of a maximum 20 foot height limit 
applicable to permanently constructed accessory structures. 

• Fence regulations: Fence heights in the mobile home park are currently limited to six 
feet. The proposed regulations would permit fence heights up to eight feet along the side 
and rear perimeter of the park, and up to 10 feet along the front perimeter of the park 
where it abuts a public right-of-way. As Bayshore Boulevard is a main arterial and 
constitutes a traffic noise corridor (60-75 dB CNEL), allowing a greater fence/wall height 
would allow fencing to be more effective as both a sound barrier and screen for park 
residents. 

• Parking requirements: The minimum number of parking spaces for mobile homes is 
established in BMC Chapter 17.34; no amendments arc proposed to those regulations at 
this time. 

• Landscaping regulations: The City's current mobile home park regulations do not 
impose minimum landscaping requirements. The proposed zoning text amendments 
would require the perimeter of a mobile home park to be landscaped. This requirement 
would not apply retroactively to the existing park; compliance would be triggered only if 
a future proposal to modify the physical conditions of the park was submitted to the City 
per the Administrative Design Review process outlined below. 

• Administrative Design Review: The proposed zoning amendments would implement an 
administrative design review process whereby modifications to internal and external 
circulation within a mobile home park or construction of a permanent accessory structure 
of two (2) or more stories in height would be subject to Community Development 
Director review and approval. 

• Use Permit for Park Closure or Conversion: The proposed R-MHP district regulations 
retain the existing requirement for Planning Commission approval of a Use Permit prior 
to park closure or conversion to another use. This requirement is consistent with the State 
Government Code requirements. 

ATTACHMENTS: 
I. 
2. 
3. 
4. 
5. 
6. 
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Attachment 4 

Relevant State Regulation Excerpts 

California Health & Safety Code Section 18207 authorizes the California Department of 
Housing and Community Development (HCD) to adopt development requirements for 
mobile development home parks. 

HEAL TH AND SAFETY CODE • HSC 
DIVISION 13. HOUSING (17000 -19997] 

(Division 13 enacted by Stats. 1939, Ch. 60. ) 

PART 2.1. MOBILEHOME PARKS ACT (18200 -18700] 
( Part 2.1 added by Stats. 1967, Ch. 1056. ) 

CHAPTER 1. Definitions (18200 -18218.5] 
(Chapter 1 added by Stats. 1967, Ch. 1056. ) 

18207. 
"Enforcement agency" is the Department of Housing and Community 
Development, or any city, county, or city and county which has assumed 
responsibility for the enforcement of this part pursuant to Section 18300. 

Park development requirements are found in Title 25, Chapter 2, of the Cal ifornia Code 
of Regulations. 

Article 1. Administration and Enforcement 
Article 2. General Park Requirements 
Article 3. Electrical Requirements 
Article 4. Fuel Gas and Oil Requirements 
Article 5. Plumbing Requirements 
Article 6. Fire Protection Standards for Parks 
Article 7. MH-Unit and Commercial Modular Installations and Facilities 
Article 7.5. MH-Unit Earthquake-Resistant Bracing Systems (Erbs) 
Article 8. Permanent Buildings and Commercial Modulars 
Article 9. Accessory Buildings and Structures 
Article 10. Violations, Complaints, and Abatement 
Article 11 . Informal Conferences and Hearing Procedures 
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Vl.1.3 Housing Policies and Programs 

The policies and programs arc tied directly to the City's goals and arc as follows: 

Goal H.A Provide housing opportunities for all persons, regardless of age, sex, race, ethnic 
background, income marital status, disability (including developmental disability), family 
composition, national oril!in, or sexnal orientation. 

Policy H.A. l Promote equal housing opportunities. 

Program H.A. I.a Co11ti11ue to i1ifom1 the public of its fair ho11sin11 ri//hts and 
responsibilities through the City's website and other means. Prol'ide referral sen1ices to 
appropriate agencies. 

Time Frame: Ongoing 
Responsibility: Community Del'elopment Department 
F1111di1111 Source: City f11nds 

Program H.A.l.b Continue to inform Brisbane residents and businesses, del'elopers, non· 
profit housing del'elopmenr organizations and other groups about lwusing policies and 
opportunities in Brisbane. Use local publications such as the Brisbtme Star and the 
Chamber of Commerce newsleuer, b11lk mailing, flyers, the City's webs;re and other 
means of distributing infonnation on City housing policies, the City's inventory of 
potential housing development sites, local achieveme11ts, programs of other agencies, 
h01tsinK i,~formation and counseling proKrams, and State h011sing laws. 

Time Frame: Ongoing 
Responsibility: Community Development Department 
F1111di11g So11rce: City f1111ds 

Goal H.B Maintain a diverse population by responding to the housing needs of all 
individuals and households, especially seniors and those with income constraints or special 
needs. 

Policy H.B.l Require a balance of housing types, sizes (bedrooms), tenure and the inclusion 
of affordable, senior and special needs dwelling units in multi-family developments. 

Program H.B.J.a Complete necessary zonin,r:: amendments In provide adequate sites to 
accommodate tl,e 2007-20/4 Regional Housi11g Needs Allocation sltortfall, as referenced 
i11 Chapter Ill, 110 later than I year from the stat11tory deadline for adoption of the 
Ho11si11g Element {per Government Code Section 65584.09(a)/. 
Also see Pro//ram H.D.l.c. 

Time Frame: Ja1111ary 31, 2016 
Responsibility: Conummity Development Departmem, Planning Commission, 

City Council 
Funding So11rce: City funds 

Program H.B.J.b Maintain existing zoning and complete necessary ::.oning amendments 
to provide adeq11ate sites to accommodate the 2015-2022 Regional Housing Needs 
Allncation. a.r referenced in Chapter Ill, 110 later titan 3 years and 120 days from the 
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Attachment 5 

statutory deadline for adoption of the Housi11g Eleme11t flier Government Code Sectio11 
65583(c)( l)(A)]. 
Also see Progl'am H.D.l.c. 

Time Frame: May 31, 2018 
Responsibility: Community Deve/Qpment Deparfment, Planning Commission, 

City Council 
Fundi11g Source: City.f1111ds 

Program H.B.l.c Rei•ise the General Plan's applicable llnd use dcsig11ations to re.fleet 
the net acre de,rsil)• ( excluding la11d area devoted to publi I rights-of-way for streets 011d 
utililies) to be consistent with all znning districts to he re1 sed per the Housing Element. 
Revise the Land Use Element's policies and programs iso as to be consistent with 
Govemme11t Code Section 65583.2 regardi11g affordable Ir f'Siug. 

Time Frame: As part oft/re General Plan updatej but 110 later titan January 31, 
20/6for Program H.B. l.a and May 3/, 2 /Bfor Program H.B. l.b (also 
see Program H.E.l.c) 

Responsibility: Community Development Depa p1ent, Planning Commission, 
City Council 

Fu11di11g Source: Cit)• funds 

Program H.B.J.d. Monitor market-rate rents.for seco11dja ., dwelling units to detenni11e 
whether they remain affordable; if not, consider what a ions may be legally taken to 
make the primary or secondary u11it affordable for occu 1 11cy by a low- or moderate­
income household. For example, consider reducing or liminating the administrative 
Seco,idary Dwelling Pen11it fee in exchange for rent restric ions. 

Time Frame: 011 a,1 awrual basis I 
Responsibility: Community Development Depamn nt 
Funding Source: City.f1111ds 

Program H.B.l.e To encourage development of secondary ; welling units: 
(a) Reduce tire admi11istrative Secondary Dwelling emrit fees for units created 
within the building envelope of existing si,iglejamily resi ences, reflecting the reduced 
staff ,;me required to prncess pennits for such units; 
(b) Explore the potential to impleme/11 a loan progra •for secondary dwelling writ 
constructi011; 
(c) Provide technical assistance to streamline the eco11da1y dwelling approval 
process for owners and encourage well-designed second 1

ry writs that meet the City's 
standards; I 
( d) Explore tire pote11tial of reducing or eliminati the lot size mi11imum for 
development of secondary dwelling units; 
(e) As these pru,:rams arc implemented, publicize t e clumges tu cm.:uuragc the 
development of applicable secondary dwelling units. Also ~e Program H.1. /.c. 

Time Frame: May 31. 2018 
Respons;bility: Comm1111ity Development Depanmt nt 
Funding Source: City funds 

Program H.B.l.f Amend the definition of "dwelling" (11 Brisbane M1111icipal Code 
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Section 17.02.235 to specifically include employee housi11g for six or fewer persons, 
consistent ll'ith Health and Safety Code Scctio11 17021.5. Co111inue to treat "transitional 
hn11si11g," ".rnpporth•t housing" and "mamifactured housing and mobilehomer" no 
differently from other "dwellings" under tire Zoning Ordinance ptr BMC Section 
17.02.235. 

Time Frame: January 20/6 
Respo11si/Jilit)1: Community De,·elopmtnl Depart111r111, Pla1111i11g Con1111is.tio11, 

Citv Council 
Funding S011rce: Cityfimds 

Program H.8.1.g In aJtliliur, lo tdlmrir,g "suppurlfrt: l1011si11g singlc-nXJm on:uparu:y 
1111its" by deji11itio11 as "multi-family d"·ellings," specijically amend the zoning 
regulations to pemrit them as a co11ditio11al uu in tire SCRO-I District (per AB 2634). 

Time Frame: December 20/8 
Responsibilil)·: Community Deve/opnr,111 Departmcm, Planning Commission, 

CityCmmc:il 
F1111di11g Source: City fwrd,v 

Program H.B./,!, De,,elop an outreac:h program lo encourage pri1•a1e rede1'elopmelll of 
txistins developed :rites in tlu new affortlnble housing m•erlays am/ the SCRO-] District. 

Time Frame: As the new zoning regulatimrs are adopted (Jmruary 3/, 20/6for 
Pro11ram H.8.1.a. May 31, 20/8 for Pro11rmn H.B.I.b, 
December 31. 20}8for Pr1111rtm1 H.8.1.i) 

RelplmJ"ibilily: Cumm1111i1y Dei•eluµmelll Deµur1me111, Plan11i11g Commission, 
City Co1111ci/ 

Funding Source: Cityfimds 

Program H.B. l .i Re~mre the mobi/ehome park in t/r, SCRO-I Di.,trict m the R-MHP 
District In ,lesixnate it fnr mobil, .. hom~ 11s<·s mrlx. 

Time Frame: December 3 /, 20/l/ (a/.,,, s,·c Program., H.B. [.c & H.E. / .c) 
ResponJihility: Commw1it.~1·t'lopmrm D<~f'{1rtmr111. P/a,minJ,:...._Commi.-.sitm. 

·citr Co1111cil 
Fiimling Source: Cityfuntl.\· 

Policy H.B.2 Retain existing alTordable ("'al risk") housing units. 

PrnRram H.B.2.a Presen•t affordable units that are at risk of heinR converted lo market 
rate hy: 

• Establishing an early wami11glmonitori11g .ty.item 
• Aflocatinn of potential fimding sources 
• Prm•idin,~ for tc11a111 educalion and a.ufa1wu:e 

Time Frame: Ongni1111 
Responsibility: Community Dc,•clopmcnt Department 
F1111din~ Source: City funds 

Polley ILB3 Encourage development or alTordable housing specifically designed for seniors 
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